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Purpose

The purpose of this paper is to seek Member’s agreement that:

@ the draft Chuen Lung and Ha Fa Shan Outline Zoning Plan (OZP) No.
S/ITW-CLHFS/B (Appendix 1) together with its Notes (Appendix 11) are
suitable for consultation with the Tsuen Wan District Council (TWDC) and the

Tsuen Wan Rural Committee (TWRC); and

(b) the Explanatory Statement (ES) (Appendix I11) is an expression of the planning
intentions and objectives of the Town Planning Board (the Board) for various
land use zonings of the draft OZP and is suitable for consultation with the

TWDC and the TWRC together with the draft OZP.

Background

2.1  On 20.12.2013, the draft Chuen Lung and Ha Fa Shan Development Permission
Area (DPA) Plan No. DPA/TW-CLHFS/1 was exhibited for public inspection
under section 5 of the Town Planning Ordinance (the Ordinance). During the
two-month exhibition period, 19 representations were received. On 28.2.2014,
the representations were published for three weeks for public comment and one
comment was received. After giving consideration to the representations and
comment on 6.6.2014, the Board decided not to propose any amendment to the

draft DPA Plan to meet the representations.

2.2  0n 23.9.2014, the Chief Executive in Council (CE in C), under section 9(1)(a) of
the Ordinance, approved the draft Chuen Lung and Ha Fa Shan DPA Plan, which
was subsequently renumbered as DPA/TW-CLHFS/2 (Plan 2). On 3.10.2014,
the approved Chuen Lung and Ha Fa Shan DPA Plan No. DPA/TW-CLHFS/2

was exhibited for public inspection under section 9(5) of the Ordinance.

2.3  Pursuant to section 20(5) of the Ordinance, the Chuen Lung and Ha Fa Shan
DPA Plan is effective for a period of three years until 20.12.2016. As such, an
OZP has to be prepared to replace the DPA Plan in order to maintain statutory
planning control over the Chuen Lung and Ha Fa Shan area upon expiry of the

DPA Plan.
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On 12.1.2016, under the power delegated by the Chief Executive, the Secretary
for Development directed the Board, under section 3(1)(a) of the Ordinance, to
prepare an OZP to cover the Chuen Lung and Ha Fa Shan area.

3. Planning Context

3.1

3.2

3.3

The Planning Scheme Area (the Area), covering an area of about 209.95 ha, is
located at the northwestern fringe of the Tsuen Wan New Town (Plans 1 and 3).
Bounded by Tai Mo Shan Country Park and Tai Lam Country Park, the Area is
mainly of rural and natural characters comprising woodland, shrubland, natural
stream and active farmland (Plan 4).

According to the Landscape Value Mapping of Hong Kong, the northern part of
the Area is of a settled valley landscape characterised by enclosing hillsides with
villages, agricultural land and tree groups on the valley floor; whereas the
southern part is of upland and hillside landscape which is mostly undeveloped
covered with woodland and scrubland. Major vegetation in the Area is
composed of scrubland, dense woodland and fruit trees, encompassing the
active/fallow agricultural land and villages. The major part of the Area is still
untouched with presence of mature woodland and the landscape character of the
Area is tranquil, coherent and of high landscape value.

Given its rural and natural characters, the planning intention for the Area is
mainly to protect the natural environment and the rural landscape, with a view to
complementing the natural environment and landscape value of the adjacent
country parks. Details of the land use considerations are contained in the
Planning Report at Appendix IV. Some major issues in relation to the
proposed zonings are stated in the following paragraphs.

4, Issues Arising from Consideration of the DPA Plan

4.1

During the exhibition period of the draft DPA Plan, a total of 19 representations
and one comment were received. The major land use proposals raised by the
representers and commenter are recapitulated below:

@ The green groups® and some individuals who are generally in support of
the draft DPA Plan proposed that the Area should be incorporated into
the Country Park; conservation zonings such as “Conservation Area” or
“Site of Special Scientific Interest” zones should be designated for
natural streams and the riparian areas, secondary woodlands/forests,
shrubland, fung shui woodlands, agricultural land and two specified
areas in Chuen Lung; “Green Belt” (“GB”) zone should be designated
for the non-indigenous village areas and all active agricultural land; and
heritage zoning should be designated for the Tsang’s Ancestral Hall in
Chuen Lung. For the “Village Type Development” (“V’’) zone, some

1

The green groups includes Designing Hong Kong Limited, The Hong Kong Bird Watching Society, World

Wide Fund For Nature Hong Kong, The Conservancy Association, Kadoorie Farm & Botanic Garden and
Ho Koon Nature Education cum Astronomical Centre.
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representers proposed that the extent of the “V” zone should be limited,;
the Chuen Lung Village Expansion Area (VEA) should not be zoned
“V”; and “‘House (New Territories Exempted House (NTEH) only)’ and
‘House’ should move from Column 1 to Column 2 in the Schedule of
Uses of the “V” zone. A representer also raised concern on the
existence of the Hong Kong Gun Club within the Area.

(b) The private lot owners proposed to designate their lots, including Tsuen
Wan Town Lot (TWTL) 389 in Ma Tong as “Residential (Group C)”.
The village representatives of Ha Fa Shan raised concerns on the
designation of their village as “Unspecified Use” (“*UNSP”) and
requested to strike a balance between environmental protection and
traditional rights and interest of indigenous inhabitants during the OZP
preparation.

On 6.6.2014, after giving consideration to the representations and comments, the
Board decided not to propose any amendment to the draft DPA Plan to meet the
representations. It was agreed that the land use zonings for the Area would be
comprehensively reviewed during the preparation of the OZP, with a more
detailed analysis on the land use patterns, infrastructural provisions, ecological
value, protection of water gathering grounds (WGGS), local needs, etc., in
consultation with relevant stakeholders including green groups, the concerned
Government departments, the TWDC and the TWRC.

Obiject of the Plan

5.1

5.2

The object of the Plan is to indicate the broad land-use zonings for the Area so
that development and redevelopment within the Area can be put under statutory
planning control. It also provides the planning framework for preparing more
detailed non-statutory plans which form the basis for public works planning and
site reservation for various uses.

The OZP is to illustrate the broad principles of development and planning
control only. It is a small-scale plan and the road alignments and boundaries
between the land-use zones may be subject to minor alterations as detailed
planning proceeds.

The Planning Scheme Area

6.1

6.2

The Area, located at the northwestern fringe of the Tsuen Wan New Town,
mainly comprises the stream valleys surrounding Chuen Lung and the upper
foothills around Ha Fa Shan to the south of the Tai Lam Country Park.
Traversed by Route Twisk, the area is bounded to the east by the Tai Mo Shan
Country Park, and to the west by the Tai Lam Country Park (Plans 1 and 3).
The boundary of the Area is shown by a heavy broken line on the Plan of the
OZP (Appendix I).

Mainly consisted of vegetated slopes and stream valleys, the Area has a rural and
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scenic setting. With a varied topography, the Area has a large diversity in
landscape and elevations. While the hills and slopes around Ha Fa Shan are
widely covered with woodland and shrubland, active agricultural activities could
be found around Chuen Lung (Plan 4).

6.3  According to the 2011 Population Census, the total population in the Area was
about 1,340 persons. The residential settlements are developed primarily in the
form of village-type housing or temporary domestic structures situated in the
relatively gentle land or river valleys. Due to the topography and available
vehicular access, residential settlements mainly concentrate in Chuen Lung
particularly along Route Twisk. Chuen Lung is the only recognized village in
the Area. Scattered temporary domestic structures are also found in Wang
Lung, Ma Tong and Kiu Tau along Route Twisk as well as Ha Fa Shan along
Yuen Tsuen Ancient Trail and the catchwaters (Plan 5).

6.4  Agricultural activities are widely undertaken in the valley area within the Area.
Chuen Lung is famous of the planting of watercress. However, some
abandoned agricultural land along Route Twisk has been developed to rural
industrial workshop, open storage and vehicle park (Plan 5).

6.5  The Area is accessible by vehicles via Route Twisk. Chuen Lung is located at
the halfway point when snaking up from Tsuen Wan on Route Twisk. Ha Fa
Shan has no direct vehicular access and is only accessible on foot via Water
Supplies Department (WSD)’s restricted maintenance access, footpath from Chai
Wan Kok and Yuen Tsuen Ancient Trail.

6.6  The Area falls entirely within lower and upper indirect WGGs®.  Sections of Tai
Lam Chung Catchwater and Shing Mun Catchwater within the Area intercept the
surface water in the WGGs and carry to Tai Lam Chung Reservoir and Shing
Mun Reservoir for storage for the purpose of water supply (Plan 7).

Development Proposals Received in the Course of Preparation of the OZP

7.1  Since the gazettal of the draft DPA Plan on 20.12.2013, three planning
applications for proposed residential development, excavation and/or land filling
within the “UNSP” area (Figure 11 of Appendix 1V), including two applications
at TWTL 389 and adjoining Government land in Ma Tong were received by the
Board.

7.2 The first two applications (Nos. A/DPA/TW-CLHFS/1 and A/DPA/TW-CLHFS/
2) were subsequently withdrawn by the applicant. For the latest Application
No. A/DPA/TW-CLHFS/3, upon the request of the applicant, the Metro Planning
Committee of the Board agreed on 24.6.2016 to defer making a decision on the
application.

According to the Waterworks Ordinance (Cap. 102), WGG means any surface of land in or by which rain or
other water is collected and drawn for the purpose of water supply. The boundary between an upper direct
WGG and a lower direct WGGs lies 500m from the reservoir top water level while the boundary between
an upper indirect WGG and a lower indirect WGG lies 250m from a catchwater or an intake.



Land Use Planning Considerations

Environmental Conservation

8.1

8.2

8.3

8.4

The Area is closely linked with the wider natural environment of the Tai Mo
Shan Country Park and Tai Lam Country Park. In general, the Area is natural
and rural in character with ecological, landscape and scenic value. It consists
of a variety of habitats including streams, marsh, woodlands, shrublands and
agricultural land. The rural character is worthy of preservation, whilst the
natural backdrop should be protected and there is a presumption against
development in the natural area.

Three main natural streams flow from the uphill area within Tai Mo Shan
Country Park and run across the Area before converging and entering the river
valley in Tso Kung Tam (Plan 4). Whilst these streams are not identified as
Ecologically Important Stream by the Agriculture, Fisheries and Conservation
Department (AFCD), they are relatively natural and undisturbed with rocky
outcrops, except a channelized section under Route Twisk. Two upper stream
sections at the northern tip and the western part of the Area are relatively
undisturbed and of good condition.

The Area comprises some regenerated woodland from previous agricultural use
and hillside woodland (Figure 5D in Appendix V). The wooded areas at
Chuen Lung Cha Tau Wo, north of Kiu Tau, and all those near Chuen Lung
Village are mainly secondary woodland; and that spanning Chuen Lung Tit Lo
Shing and Wang Lung at the east of the area is mainly covered with bamboos
and some native trees of common species. Whilst the secondary woodlands are
largely dominated with semi-mature and mature native trees of common species,
the remaining wooded areas are generally comprised of plantations and orchards.
Though some of the wooded areas are rather small and patchy, many of them are
inter-connected with the woodland in the country parks.  Species of
conservation interest recorded in the Area including Yellow Coster (Acraea
issoria), Big-headed Turtle (Platysternon megacephalum), Hong Kong Newt
(Paramesotriton hongkongensis), Hong Kong Cascade Frog (Amolops
hongkongensis), Predaceous Chub (Parazacco spilurus) and Red Muntjac
(Muntiacus muntijak) (Figure 8 in Appendix IV).

Conservation zoning is proposed in consultation with AFCD for the woodlands,
natural vegetated areas as well as streams and their riparian areas within the Area
(Plan 8). Considering that the secondary woodlands are largely dominated
with trees of common species, and the natural streams are relatively natural and
undisturbed, it is considered more appropriate to zone them “GB” to protect their
natural characteristics. According to the Hong Kong Planning Standards and
Guidelines (HKPSG), “GB” is a conservation zoning intended to primarily
conserve the existing natural environment amid the built-up areas/at the urban
fringe, to safeguard it from encroachment by urban type development, to define
the limits of urban and sub-urban development areas by natural features, to
contain urban sprawl as well as to provide passive recreational outlets. There is
a general presumption against development. In the “GB” zone, any diversion
of stream, filling of land/pond or excavation of land should not be undertaken
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without the permission from the Board and unauthorized development is subject
to enforcement action under the Ordinance. Moreover, natural streams are
subject to the control by other relevant ordinances®.

WGGs and Catchwater

8.5  The Area is within WGGs and sections of catchwater are running in Ha Fa Shan
(Plan 7). To prevent contamination of waters which are designated for
abstraction for potable water supply, any proposed development that may result
in any material increase in pollution will not be acceptable. Besides, the use of
pesticide is not allowed. As for the use of other chemicals including fertilizers,
prior approval must be sought from WSD.

8.6  As advised by the Director of Environmental Protection (DEP), notwithstanding
that there is an existing trunk sewer along the Route Twisk, the majority part of
the Area is still not served by existing public sewerage system. Provision of
village sewerage is under planning. New developments will be required to be
connected to public sewer when available. In general, the use of septic tank
and soakaway system is considered as an unacceptable mean for new village
developments located in WGGs. There should be demonstrably effective
means to ensure the effluent water quality is acceptable to Government
departments. The Chief Engineer/Construction, WSD also advises that new
agricultural use on Government land and new residential development within
lower indirect WGG are not acceptable as they would increase the risk of
pollution to WGG. For the new development in upper indirect WGG, it should
be connected with the existing/planned public sewerage system and adequate
protective measures shall be taken to ensure that no pollution or siltation occurs
to the WGGs. Taking into account the above comments, appropriate zonings
with suitable permitted uses have been designated in the upper and lower
indirect WGGs within the Area to prevent contamination of waters. Further,
suitable paragraphs are incorporated in the ES to remind the developer on the
above requirements.

Geotechnical Issue

8.7 The Head of Geotechnical Engineering Office, Civil Engineering and
Development Department advised that some areas within the Area are
overlooked by steep and sizeable natural hillsides and intersected by or adjacent
to a natural drainage course. They could be affected by potential geotechnical
hazards in the form of landslide including boulder falls. For any new
development, natural terrain hazard studies may be required to ascertain the
scale of the hazard and provide suitable hazard mitigation measures, if found
necessary, as part of the development. To this end, appropriate zonings have
been designated in the areas overlooked by steep and sizeable natural hillsides.
Suitable paragraphs are also incorporated in the ES to remind the developer on
the natural terrain hazard studies requirement.

®  These may include Land (Miscellaneous Provisions) Ordinance (Cap. 28), Waterworks Ordinance (Cap.

102), Public Cleansing and Prevention of Nuisances Regulation (Cap. 132), Waste Disposal Ordinance
(Cap. 354) and Water Pollution Control Ordinance (Cap. 358).



Land for Village Development

8.8 In general, the OZP will reflect, amongst others, the existing recognized village
and designate areas considered suitable for the provision of village expansion.
For the subject OZP, the only recognized village in the Area is Chuen Lung with
village ‘environs’ (*VE’) covering a total area of about 4.95 ha (Plan 6). The
existing village cluster is situated at the northern part of the “VE’ whereas the
southern part of the “VE’ is mainly of active farmland and a vegetated knoll.

8.9  According to the District Lands Officer/Tsuen Wan and Kwai Tsing, Lands
Department (DLO/TW&KT, LandsD), there was no approved Small House
application in the past 5 years, and no outstanding Small House application.
According to the Indigenous Inhabitant Representative (IIR), the 10-year (from
2015 to 2025) Small House demand forecast is 169 (Table 1). It is estimated
that land required for meeting the demand is about 4.23 ha.

8.10 With an area of about 1.56 ha, the proposed Chuen Lung VEA is located to the
southeast of the “VE’. According to the Chuen Lung VEA - Layout Plan (LP)
No. L/TW-CL/1 (Figure 11 in Appendix 1V) adopted in 1994, there are 50
proposed Small House sites within the VEA. However, the implementation of
the VEA is subject to the Government’s review on the Small House Policy.

8.11 Given the natural environment, the conservation and landscape value,
infrastructure and site constraints as well as the potential natural terrain landslide
hazard and need to protection of WGG, an incremental, practical and balanced
approach for designation of “V” zone for Small House development has been
adopted, with an aim to confining Small House development at suitable location
to avoid undesirable disturbances to the natural environment. Taking into
account the Small House demand forecast, the site conditions of the land within
‘VE’ and the proposed VEA, the local topography, the existing settlement pattern,
site characteristics and constraints and the proposal of the VEA as shown on the
adopted LP, a total area of 3.13 ha is proposed to be zoned “V” (Plan 8). This
mainly comprises the existing village clusters and land suitable for new Small
House development within the ‘VE”, as well as the proposed Chuen Lung VEA
(excluding public road) delineated by the adopted LP. The area of difficult
terrain, environmentally sensitive areas, nature streams and the active
agricultural land proposed to be protected and retained has been excluded.

8.12 It is estimated that about 0.57 ha of land within the “V” zone in the existing
village area would be available for development, which is equivalent to about 23
Small Houses sites. Together with the 50 Small Houses planned in the VEA,
the proposed “V’ zone will have a total of 73 Small Houses sites (Table 1),
which can satisfy about 43% of the forecast Small House demand. Although
the current proposed “V” zone could not fully meet the 10-year Small House
demand forecast, as there is no outstanding Small House application at this
juncture, it could help to relieve the long term requirement of the villagers.

* The figure of 10-year Small House demand is estimated and provided by the IIR of Chuen Lung and the

information obtained is not verified in any way by DLO/TW&KT, LandsD
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Table 1: Small House Demand for Chuen Lung in 2013 and 2016

Small House Demand|Small House Demand| ‘VE’ Area| “V” Zone | Required | Available | Percent-
Figure in 2013 Figure in 2016 (ha) on Draft | Landto | Land to |age of the
OZP (ha) [Meet New |Meet New| New
Outstand-| 10-year |Outstand-| 10-year Demand | Demand | Demand
ing forecast ing forecast (ha) (ha) Met by
Demand | (2013 - | Demand | (2016 - Available
2023) 2026) Land (%)
0 171 0 169 4.95 3.13! 4.23 1.91° | 45.2%°
Notes

1 Including 1.46 ha within the Chuen Lung VEA outside ‘VE’.
2 Including 0.57 ha within the “V” zone within “VE” and 1.34 ha within the Chuen Lung VEA. This
is equivalent to about 73 Small House sites

3

While the percentage in terms of land is 45.2%, the percentage in terms of Small House site is about

43% as mentioned in paragraph 8.12 above.

Land for Agriculture

8.13

Plots of active farmland and abandoned agricultural land are found in Chuen
Lung, Chuen Lung Chun Ha, Wang Lung, Ngon Tong, Ma Tong and Kiu Tau
(Plan 4). Major clusters of active agricultural land and adjoining fallow
agricultural land with good potential for rehabilitation are recommended to zone
“Agriculture” (“AGR”). The Director of Agriculture, Fisheries and
Conservation has no comment on the proposed “AGR” zone. Since some
active and abandoned farmland not zoned “AGR” has been largely zoned “GB”,
while remaining are zoned “V”, “Recreation” (“REC”) and “Other Specified
Uses” (“OU”) annotated “Rural Use” (“OU(RU)”), where ‘Agriculture use’ is
always permitted in all these zones, there should be no major hindrance to the
existing farming activities in the agricultural land.

Government, Institution or Community (G/IC) Facilities and Open Space

8.14

8.15

8.16

Major existing G/IC facilities in the Area include the ex-Koon Man School,
Tsang Ancestral Hall (Grade 3 historic building), AFCD’s Tai Mo Shan Country
Park Chuen Lung Management Centre (the part outside country park) and Chuen
Lung West Pigging Station in Chuen Lung, and Ha Fa Shan Residents’ Welfare
Association and Lit Nui Kung, and Hong Kong Air Cadet Corps Ha Fa Shan
Camp in Ha Fa Shan (Plan 5). They are proposed to be zoned “G/IC” (Plan 8)
to reflect their existing uses.

The Sai Chuk Lam Temple is an existing religious institution in Ha Fa Shan.
Taking into account its natural surroundings and remote location without
vehicular access, it is proposed to zone it “G/IC(1)” (Plan 8). Under this
sub-zone, only selected G/IC uses related to the existing religious institution are
always permitted to ensure its compatibility with the natural surroundings.

The existing Ha Fa Shan Children’s Playground in Ha Fa Shan and Tsuen Wan
Chuen Lung Rest Garden in Chuen Lung (Plan 5) are proposed to zone “Open
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Space” (“O”) (Plan 8) to reflect their existing uses. Besides, there is a
proposed local open space within the proposed Chuen Lung VEA.

The planned population of the Area is 1,980 persons. According to HKPSG,
there is a shortfall of about 0.03 ha in open space. Given the small population,
the rural and relatively remote location and site constraints, it would not be
efficient and effective to provide additional open space and G/IC facilities within
the Area. The shortfalls could be addressed by the existing/planned open space
and G/IC facilities in the Tsuen Wan New Town.

Facilities for Recreation

8.18

8.19

TWTL 389 off Route Twisk in Ma Tong (Plan 5) has a 3-storey building for a
recreational club and golf driving range development. The site is now being
fenced off and the building is left vacant. Building plans for the golf club
building were approved by the Building Authority before the gazettal of the DPA
Plan, with occupation permit issued in 2009. According to the lease, the lot is
permitted for a recreational club building and a golf driving range, and ancillary
club facilities. To reflect the permitted uses and development parameters under
lease, it is proposed to zone the site “REC” (Plan 8), subject to a maximum plot
ratio (PR), site coverage (SC) and BH restrictions of 0.4, 20% and 3 storeys
(excluding one basement floor).

The Hong Kong Gun Club at Route Twisk, which is under Private Recreational
Lease, has a rifle, handgun and clay target shooting range with a 2-storey
clubhouse building built in 1973 (Plan 5). While the western part of the Club
falls within the Tai Lam Country Park, only its eastern part falls within the
boundary of the Area. It is proposed to zone the eastern part of the Club “OU”
annotated “Sports and Recreation Club” (Plan 8) to reflect the as-built condition,
subject to a maximum gross floor area (GFA) of 340m? and a maximum BH of 2
storeys. The maximum GFA is mainly to reflect the GFA shown on the
approved building plans in order to provide suitable control over the building
bulk in view of its large site area, location adjacent to the Tai Lam Country Park
and infrastructural constraints. To provide flexibility for possible expansion or
redevelopment, relaxation of the GFA restriction may be considered by the
Board through the planning application.

Existing Residential Settlements outside the Village Area

8.20

Houses ranging between 1 to 2 storeys high, squatters and temporary domestic
structures are found scattered amongst the rural area of Chuen Lung, Wang Lung,
Chuen Lung Chun Ha, San Hoi Tin, Chuen Lung Tit Lo Shing, Ma Tong, Kiu
Tau, Ngor Tei and Ha Fa Shan (Plan 5). A number of them are on either
Government land under license or private land including building/house lots.
Many of them are intermixed with the active or abandoned farmland and rural
industrial uses. To adopt the broad land use zoning approach, those domestic
structures located amongst active agricultural land are proposed to be
incorporated into the “AGR” zone taking into account various planning
considerations including potential natural terrain landslide hazard, protection of
WGG, surrounding natural environment and lack of vehicular access. The rest
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are proposed to be mainly zoned “GB” (Plan 8). Notwithstanding, residential
uses in existence immediately before the date of first publication in the Gazette
of the notice of the draft DPA Plan would be tolerated under the OZP.

Rural Industrial Uses

8.21

8.22

Some vacant land or abandoned farmlands in Chuen Lung, Wang Lung and sites
along Route Twisk have been developed for rural industrial uses (Plan 5).
Amongst them, there are a wine factory and a stone-cutting workshop in Wang
Lung partly covered by valid short-term waivers or short-term tenancies
granted/executed before the date of first publication in the Gazette of the notice
of the draft DPA Plan. The wine factory has obtained a valid discharge licence
under the Water Pollution Control Ordinance for discharging the effluent arising
from washing process into the communal foul sewerage system. Other existing
rural industrial uses operating under temporary structures or on open ground are
either on Government land or private agricultural lots under Block Government
Lease. While the uses in existence immediately before the date of first
publication in the Gazette of the notice of the draft DPA Plan would be tolerated
under the OZP, these incompatible industrial uses will create industrial/
residential interface issue within the village area, which should be phased out in
the long term.

It is proposed to zone the wine factory and the stone-cutting workshop to
“OU(RU)” (Plan 8). Under this zoning, any material change to the existing
industrial uses would require planning permission from the Board, which would
need to demonstrate that such change is environmentally acceptable, with
possible water pollution and industrial/residential interface problems duly
addressed. For other existing rural industrial uses scattering around the Area,
taking into account various planning considerations including protection of
WGG and possible environment nuisance from the operation, they are proposed
to be zoned “GB” (Plan 8).

0. Planning Intention

9.1

9.2

The general planning intention for the Area is to protect the natural environment
and the rural landscape, with a view to complement the overall natural
environment and the landscape characters of the surrounding Tai Lam Country
Park and Tai Mo Shan Country Park. It is also the intention to make provision
for future Small House development for the indigenous villagers of Chuen Lung
and provide appropriate planning control over recreation and religious institution
development within the Area.

In the designation of various zones for the Area, considerations have been given
to the protection of natural environment including the natural habitats, wooded
areas and streams, physical landform, existing land use pattern, demand for
Small Houses, availability of infrastructure and local development need.
Active farmland is retained in view of their good potential for agricultural use.
Development which would cause adverse impacts on the water quality and water
resources of the WGG is not encouraged.
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Land Use Zonings

10.1

“Village Type Development” (“V”): Total Area 3.13 ha

10.11

10.1.2

10.1.3

10.1.4

10.1.5

10.1.6

The planning intention of this zone is to designate both existing
recognized village and areas of land considered suitable for village
expansion. Land within this zone is primarily intended for
development of Small Houses by indigenous villagers. It is also
intended to concentrate village type development within this zone for a
more orderly development pattern, efficient use of land and provision of
infrastructures and services. Selected commercial and community
uses servicing the needs of the villagers and in support of the village
development are always permitted on the ground floor of a NTEH.
Other commercial, community and recreational uses in the zone may be
permitted on application to the Board.

Chuen Lung is the only recognized village in the Area. The
boundaries of the “V”” zones are drawn up around existing clusters and
the proposed Chuen Lung VEA having regard to the VE’, the local
topography, the existing settlement pattern, site characteristics and
constraints, the estimated Small House demand and the boundary of the
proposed VEA as shown on the adopted Chuen Lung VEA — LP No.
L/TW-CL/1. Areas of difficult terrain, dense vegetation, active
agricultural land and stream courses have been avoided where
appropriate.

The existing village area of Chuen Lung at Route Twisk falls within this
zone. Besides, the proposed Chuen Lung VEA in Wang Lung outside
‘VE’ of Chuen Lung is also within this zone. The implementation of
the VEA is subject to the Government’s review on the Small House
Policy.

No new development, or addition, alteration and/or modification to or
redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum building
height (BH) of 3 storeys (8.23m) or BH which was in existence on the
date of first publication in the Gazette of the notice of the draft DPA
Plan, whichever is the greater.

To provide flexibility for innovative design adapted to the
characteristics of particular sites, minor relaxation of the BH restriction
(BHR) may be considered by the Board through the planning
permission system. Each proposal will be considered on its individual
planning merits.

Some areas are overlooked by steep natural hillsides and may be
affected by potential natural terrain landslide hazards. For future
development in these areas, the developer(s) may be required to carry
out natural terrain hazard study to assess the scale of hazards and
provide suitable hazard mitigation measures, if found necessary, as part
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of the development.

In accordance with the Environmental, Transport and Works Bureau’s
Technical Circular (Works) No. 5/2005, under the current
administrative practice, for development proposals/submissions that
may affect natural streams/rivers, the approving/processing authorities
at various stages of the development should consult and collate
comments from AFCD and relevant authorities and incorporate relevant
comments/advice as conditions of approval wherever possible.
Accordingly, the Lands Department (LandsD), when processing Small
House grant applications in close proximity to existing stream courses,
should consult concerned departments including AFCD and PlanD to
ensure that all relevant departments would have adequate opportunity to
review and comment on the applications.

Any diversion of streams may cause adverse drainage impacts on the
adjacent areas and adverse impacts on the natural environment,
permission from the Board is required for such activities except public
works co-ordinated or implemented by Government, and maintenance,
repair or rebuilding works.

The “V” zones fall entirely within the upper indirect WGG. For any
village type development, it should be demonstrated that the sewerage
and water quality within WGG will not be affected by the proposals.
In general, the use of septic tank and soakaway systems for sewage
treatment and disposal is considered as an unacceptable means for new
village developments located in WGGs. There should be
demonstrably effective means (such as connecting the foul water
drainage system of the development to the existing/planned public
sewerage system or a proper waste water treatment plant) to ensure that
the effluent water quality is acceptable to concerned Government
departments.

10.2 “Government, Institution or Community” (“G/IC”): Total Area1.21 ha

10.2.1

10.2.2

The planning intention of this zone is primarily for the provision of GIC
facilities serving the needs of the local residents and/or a wider district,
region or the territory. It is also intended to provide land for uses
directly related to or in support of the work of the Government,
organizations providing social services to meet community needs, and
other institutional establishments.

This zone covers the ex-Koon Man School and Tsang Ancestral Hall
within the village area of Chuen Lung, AFCD’s Tai Mo Shan Country
Park Chuen Lung Management Centre (the part outside country park) in
Wang Lung, Chuen Lung West Pigging Station at Route Twist, Ha Fa
Shan Residents” Welfare Association and Lit Nui Kung in Ha Fa Shan
and Hong Kong Air Cadet Corps Ha Fa Shan Camp to the north of Ha
Fa Shan.
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Development within this zone should be compatible in scale and form
with the surrounding natural and rural environment. To preserve the
existing amenity and character, on land under this zoning, no
development or redevelopment shall exceed the maximum BH as
stipulated on the Plan ranging from 1 to 3 storeys, or BH which was in
existence on the date of first publication in the Gazette of the notice of
the draft DPA Plan, whichever is the greater. The design of the
proposed development within this zone should be compatible with the
surrounding landscape context.

To provide flexibility for innovative design adapted to the
characteristics of particular sites, minor relaxation of the BHR may be
considered by the Board through the planning permission system.
Each application will be considered on its individual planning merits.

“Government Institution or Community (1)” (“G/IC(1)”): Total Area 0.48 ha

10.2.5

10.2.6

10.2.7

The planning intention of the “G/IC(1)” sub-zone is intended primarily
for the provision of religious institutional uses.

The Sai Chuk Lam Temple in Ha Fa Shan is within this sub-zone.
Given its natural surroundings and remote location without vehicular
access, only selected GIC uses are permitted under this sub-zone to
reflect the existing religious institution use and ensure that the
development should be compatible with the natural surroundings..

No development or redevelopment shall exceed a maximum BH of 2
storeys or BH which was in existence on the date of first publication in
the Gazette of the notice of the draft DPA Plan, whichever is the greater.

“Open Space” (“O™): Total Area 0.06 ha

10.3.1

10.3.2

The planning intention of this zone is primarily for the provision of
outdoor open-air public space for active and/or passive recreational uses
serving the needs of local residents as well as the general public.

This zone covers Ha Fa Shan Children’s Playground at Ha Fa Shan and
Tsuen Wan Chuen Lung Rest Garden at the village entrance of Chuen
Lung.

“Recreation” (“REC”): Total Area 1.89 ha

10.4.1

10.4.2

The planning intention of this zone is primarily for recreational
developments for the use of the general public. It encourages the
development of active and/or passive recreation and
tourism/eco-tourism.  Uses in support of the recreational developments
may be permitted subject to planning permission.

This zone covers TWTL 389. It mainly reflects an approved
recreational club and golf driving range development with a 3-storey
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golf club building.

No new development, or addition, alteration and/or modification to or
redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum PR of 0.4,
a maximum SC of 20% and a maximum BH of 3 storeys (excluding one
basement floor), or the PR, SC and BH, which was in existence on the
date of first publication in the Gazette of the notice of the draft DPA
Plan, whichever is the greater. For the permitted one basement floor, it
should be predominately used for the purposes of installation of sewage
treatment facilities and water storage tanks.

To provide flexibility for innovative design adapted to the
characteristics of particular sites, minor relaxation of the above
restrictions may be considered by the Board through the planning
permission system. Each application will be considered on its
individual planning merits.

Any diversion of streams may cause adverse drainage impacts on the
adjacent areas and adverse impacts on the natural environment,
permission from the Board is required for such activities except public
works co-ordinated or implemented by Government, and maintenance,
repair or rebuilding works.

“Other Specified Uses” (“OU”): Total Area 4.26 ha

10.5.1

This zone is intended for specified development(s) and/or uses, which
is/are specified in the annotation of the zone.

“OU” annotated “Rural Use”: Total Area 0.79 ha

10.5.2

10.5.3

The planning intention of this zone is primarily for the preservation of
the character of the rural area. Uses or developments compatible with
the rural landscape, such as passive recreation uses and a selected range
of rural uses, may be allowed on application to the Board, with a view
to upgrading or improving the area or providing support to the local
communities. This zoning could help phase out these non-conforming
uses not compatible with the rural and natural setting of the Area in
long term.

This zone covers two sites in Wang Lung, which are occupied by a wine
factory and a stone-cutting workshop. The wine factory is subject to
discharge licence control by the Environmental Protection Department.
The rural industrial uses in existence immediately before the date of
first publication in the Gazette of the notice of the draft DPA Plan are
tolerated. However, any material change of such uses requires
planning permission from the Board supported by relevant technical
documents including environmental impact assessment and any other
relevant information. In particular, it should be demonstrated that
such change is environmentally acceptable, with possible air, noise and
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water pollution and industrial/residential interface problems duly
addressed.

Low-rise recreational and residential development compatible with the
rural landscape may be permitted on application to the Board subject to
the demonstration of sustainability in ecological, environmental, traffic
and infrastructural terms. Development should not exceed a
maximum PR of 0.4 and a maximum BH of 3 storeys (9m).

To provide flexibility for innovative design adapted to the
characteristics of particular sites, minor relaxation of the above
restrictions may be considered by the Board through the planning
permission system. Each application will be considered on its
individual planning merits.

“OU” annotated “Sports and Recreation Club”: Total Area 3.47 ha

10.5.6

10.5.7

10.5.8

10.5.9

10.5.10

The planning intention of this zone is primarily for the provision of land
for the development of sports and recreation club.

This zone covers the Hong Kong Gun Club, which has a rifle, handgun
and clay target shooting range with a 2-storey clubhouse building.
While the eastern part of the club falls within this zone, the western part
of the club (about 3.03 ha) falls within the Tai Lam Country Park,
which is outside the boundary of the Area.

No new development, or addition, alteration and/or modification to or
redevelopment of an existing building shall result in a total
development and/or redevelopment in excess of a maximum gross floor
area (GFA) of 340m? and a maximum BH of 2 storeys as stipulated on
the Plan, or the GFA and BH, which was in existence on the date of first
publication in the Gazette of the notice of the draft DPA Plan,
whichever is the greater.

To provide flexibility for innovative design adapted to the
characteristics of the site, minor relaxation of the BHR may be
considered by the Board through the planning permission system.
Each application will be considered on its individual planning merits.

The maximum GFA of 340m? is stipulated to reflect the GFA of the
existing clubhouse building built in 1973 so as to provide a suitable
control over the building bulk in view of its large site area, location
within the immediate proximity of the Tai Lam Country Park and
infrastructural constraints. To provide flexibility for possible
expansion or redevelopment and innovative design adapted to the
characteristics of the site, relaxation of the GFA restriction may be
considered by the Board through the planning permission system. The
application may need to be supported by relevant technical assessments
including traffic impact assessment, visual impact assessment,
environmental assessment, ecological impact assessment, etc. and any
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other information as may be required by the Board. Each application
will be considered on its individual planning merits.

“Agriculture” (“AGR™): Total Area 8.69 ha

10.6.1

10.6.2

10.6.3

10.6.4

The planning intention of this zone is primarily to retain and safeguard
good quality agricultural land/farm for agricultural purposes. It is also
intended to retain fallow arable land with good potential for
rehabilitation for cultivation and other agricultural purposes.

Plots of active farmland in Chuen Lung, Chuen Lung Chun Ha, Wang
Lung, Ngon Tong, Ma Tong and Kiu Tau fall within this zone to reflect
the active agricultural use on site. In addition, fallow agricultural land
adjoining the active farmland with good potential for rehabilitation for
cultivation and other agricultural purpose is also included in this zone.

The active farmland in Kiu Tau falls within the lower indirect WGG
while other pieces of land within this zone are in the upper indirect
WGG. The use of pesticide within the WGG is not allowed. As for
the use of other chemicals including fertilizers, prior approval must be
sought from WSD.

As filling of land/pond or diversion of streams may cause adverse
drainage and environmental impacts on the adjacent areas, permission
from the Board is required for such activities, except for those specified.
However, filling of land specifically required under prior written
instructions of Government department(s), or for the purposes of
genuine agricultural practice including laying of soil not exceeding
1.2m in thickness for cultivation, and construction of agricultural
structure with prior written approval from the LandsD is exempted from
the control.

“Green Belt” (“GB”): Total Area 187.5 ha

10.7.1

10.7.2

10.7.3

The planning intention of this zone is primarily for defining the limits
of urban and sub-urban development areas by natural features and to
contain urban sprawl as well as to provide passive recreational outlets.
There is a general presumption against development within this zone.
Designation of the “GB” zones would protect the natural vegetated
areas, streams and woodland, and conserve the natural and rural
character of the Area.

This zone covers the natural vegetated areas which comprise mainly
woodland, shrubland, knolls and streams. Most of the woodland and
areas adjoining the Tai Mo Shan Country Park and Tai Lam Country
Park are within this zone.

The wooded areas at Chuen Lung Cha Tau Wo, north of Kiu Tau, and
all those near Chuen Lung are mainly secondary woodland largely
dominated with semi-mature and mature trees of common species; and
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that spanning Chuen Lung Tit Lo Shing and Wang Lung at the east of
the area is mainly covered with bamboos and some native trees. The
remaining wooded areas are generally composed of plantations and
orchards.

10.7.4 The three main natural streams flowing from the uphill area within Tai
Mo Shan Country Park and Tai Lam Country Park and running across
the Area also fall within this zone. These sections of streams are
relatively natural and undisturbed with rocky outcrops, except a
channelized section under Route Twisk. Some species of amphibian
and reptile with conservation interest had been recorded therein.
Except the active farmland which is zoned “AGR” to reflect the
existing agricultural use on site, most of the riparian areas along the
streams are within this zone to avoid encroachment and adverse impact
on the streams. Some remote agricultural land mainly for orchard is
also zoned “GB”, but this will not affect their main agricultural use.

10.7.5 There is a general presumption against development within this zone.
Development in this zone will be strictly controlled. Development
proposals will be considered by the Board on individual merits taking
into account the relevant Town Planning Board Guidelines. As
diversion of streams, filling of land/pond or excavation of land may
cause adverse drainage impacts on the adjacent areas and adverse
impacts on the natural environment, permission from the Board is
required for such activities, except for those specified.

10.7.6 Ha Fa Shan Burial Ground and part of Yau Kom Tau Burial Ground in
Ha Fa Shan are within this zone (Plan 6). It has been in existence for
many years, and is considered as an existing use intended for the burial
of deceased indigenous villagers in the Area. Burial activities within
this zone are generally tolerated.

10.7.7  Any filling of land/pond, excavation of land or diversion of streams
may cause adverse drainage impacts on the adjacent areas and adverse
impacts on the natural environment, permission from the Board is
required for such activities except public works co-ordinated or
implemented by Government, and maintenance, repair or rebuilding
works.

11. Notes of the OZP

111

Attached to the Plan is a set of Notes which shows the types of uses or
developments which are always permitted within the Area and other uses for
which planning permission from the Board should be sought. The provision for
application for planning permission under section 16 of the Ordinance allows
flexibility in land-use planning and control of development to meet the changing
needs. To provide flexibility for development with design adapted to the
characteristics of particular sites, minor relaxation of the specific development
restriction(s) stated in the Notes for particular zones may be considered by the
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Board through the planning permission system. Each proposal will be
considered on its individual planning merits.

The draft Notes are formulated on the basis of the latest set of Master Schedule
of Notes to Statutory Plans (MSN) endorsed by the Board. Items of deviation
from MSN are summarised at Appendix V.

Consultation

The draft OZP, together with its Notes and ES and the Planning Report, have
been circulated to th