


 
TPB Paper No. 9374 
for Consideration by 
the Town Planning Board 
on 28.6.2013            
 

DRAFT MAN KAM TO OUTLINE ZONING PLAN NO. S/NE-MKT/C 
FURTHER CONSIDERATION OF A NEW PLAN 

 
1. Introduction 
 

The purposes of this paper are to: 
 
(a) report on the results of the consultation with the North District Council (NDC) 

and the Ta Kwu Ling District Rural Committee (TKLDRC), and other public 
views on the draft Man Kam To Outline Zoning Plan (OZP) No. 
S/NE-MKT/B; and 
 

(b) seek Members’ agreement that the draft Man Kam To Outline Zoning Plan 
(OZP) No. S/NE-MKT/C, its Notes and Explanatory Statement 
(Attachments I to III) are suitable for exhibition under section 5 of the 
Town Planning Ordinance (the Ordinance) for public inspection. 

 
 

2. Background 
 
2.1 On 30.7.2010, the draft Man Kam To Development Permission Area (DPA) 

Plan No. DPA/NE-MKT/1 was exhibited for public inspection under section 5 
of the Ordinance.  In accordance with section 20(5) of the Ordinance, the 
DPA Plan is effective for three years until 30.7.2013 unless an extension is 
obtained from the CE in C.  Opportunities were taken to review the land use 
zonings in Man Kam To area and the findings of the reviews were presented to 
the Town Planning Board (the Board) on 26.4.2013.  On 26.4.2013, the 
Board gave preliminary consideration to the draft Man Kam To Outline 
Zoning Plan (OZP) No. S/NE- MKT/B (TPB Paper No. 9329) and agreed that 
the draft OZP was suitable for submission to the NDC and the TKLDRC for 
consultation.  An extract of the minutes of the Board’s meeting held on 
26.4.2013 and TPB Paper No. 9329 are at Attachments IV and V for 
Members’ reference.   
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2.3 For Members’ easy reference, major land use proposals of the draft OZP as 
compared to the existing DPA Plan have been highlighted in the TPB Paper No. 
9329 and recapitulated below: 

  
“Village Type Development” (“V”) Zone (Plan 1) 
 
(a) in response to the request of the indigenous villagers of Chow Tin Tsuen 

for expansion of its “V” zone, the “V” zone boundary of Chow Tin 
Tsuen had been reviewed, together with the other three recognized 
villages of Muk Wu, Muk Wu Nga Yiu, and Fung Wong Wu.  No 
change was proposed for the “V” zones of all four villages as the size of 
the existing “V” zones of these villages were already equivalent to that 
of their ‘Village Environs’ (‘VE’) and the boundaries of the “V” zones of 
Muk Wu and Muk Wu Nga Yiu had already been fully deliberated during 
the hearing in 2011.  There had been no significant changes in planning 
circumstances; 
 

(b) in response to the Green Groups’ proposal to rezone the wet agricultural 
land at the north-western part of Chow Tin Tsuen from “V” to “CA” or 
“GB” (Plan 2), no change was proposed as the issue had been fully 
deliberated during the hearing in 2011 and there had been no change in 
planning circumstance nor new evidence to justify the rezoning; 

 
(c) to address the Green Groups’ concerns on potential impacts of 

developments, in particular, Small Houses within “V” zone, on existing 
stream courses in the Area, the current administrative practice to consult 
concerned departments including AFCD and Planning Department 
(PlanD) on Small House applications in close proximity to existing 
stream course will be clearly stipulated in the Explanatory Statement of 
the draft OZP.  Besides, any diversion of streams or filling of ponds to 
effect any permitted uses would also require permission from the Board 
in accordance with the Notes of the “V” zone; 

 
Proposed Columbarium, Crematorium and Funeral Related Uses at Existing 
Sandy Ridge Cemetery 
 
(d)   upon completion of the feasibility study undertaken by CEDD, it is 

recommended that an all-inclusive funeral venue and services, including 
crematorium, funeral parlours, visitor service centre, ancillary restaurant 
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and convenience store, with provision of at least 200,000 niches would 
be developed in the existing Sandy Ridge Cemetery.  The concerned 
area will be zoned “OU(Cemetery, Crematorium and Funeral Related 
Uses)” on the draft OZP to better reflect the planned uses; and 

 
Development at Kong Nga Po Ex-borrow Area 
 
(e) an engineering study had been commissioned by the Civil Engineering 

and Development Department (CEDD) to examine the development 
feasibility of the Kong Nga Po site for residential use and is scheduled 
for completion in April 2014.  It was proposed to zone the concerned 
site as “Undetermined” on the draft OZP pending completion of the 
study and amalgamation of the whole site on one statutory plan when 
opportunity arises. 

 
 

3. Pubic Consultation 
 

3.1 The NDC and TKLDRC were consulted on the draft OZP on 20.5.2013 and 
24.5.2013 respectively.  Both NDC and TKLDRC expressed no objection and 
generally agreed to the land use proposals of the draft OZP.  Major points of 
their concerns on land use planning and specific proposals from NDC and 
TKLDRC on the draft OZP are highlighted below: 

 
General Comments 
 
Existing Agricultural Policy 
 
(a) TKLDRC raised concern on the existing Government policy on 

agriculture and queried how the Government would assist the villagers in 
agricultural rehabilitation in view that there are land zoned “AGR” in Man 
Kam To but relevant measures are insufficient and guidance are unclear; 

 
Development within “Recreation” Zone 

    
(b) TKLDRC queried the suitable mode of development of “REC” zone in the 

area and the prospect of its implementation; 
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 Specific Proposals 
 

Further Expansion of “V” Zone for Muk Wu (Plan 3) 
 

(c) TKLDRC proposed that the existing “V” zone for Muk Wu should be 
expanded in view of the anticipated increase in Small House demand 
upon opening up of the Closed Area; and 

 
Provision of Access Roads, Footpaths and Cycle Tracks 

 
(d) TKLDRC expressed concerns on insufficient provision of access roads, 

footpaths and cycle tracks in Man Kam To area.  They considered that 
the existing road capacity was insufficient to accommodate larger 
vehicles and suggested that Lin Ma Hang Road should be widened in 
order to cope with the anticipated increase of visitors, upon opening up 
of the Closed Area.  It was also suggested that more footpaths and 
cycle tracks should be provided for the safety and enjoyment of the local 
residents and visitors. 

 
3.2 A meeting between PlanD and the Green Groups (including World Wide Fund 

for Nature Hong Kong (WWF), Kadoorie Farm and Botanic Garden (KFBG), 
the Conservancy Association (CA), Green Power (GP) and Designing Hong 
Kong (DHK)) was held on 2.5.2013 to seek their views on the land use 
proposals of the draft Man Kam To OZP.  Comments and specific land use 
proposals submitted by the Green Groups are at Attachments VIa to VIe for 
Members’ reference. The Green Groups’ comments and major proposals in 
respect of the draft OZP are summarized below:     

 
General Comments 

 
(a) KFBG suggested to observe and take into consideration the Convention 

on Biological Diversity that has been extended to Hong Kong in the 
preparation of the draft OZP;  
 

Specific Proposals 
 
Rezone the Fung Shui Woodlands in Muk Wu from “GB” to “CA” (Plan 4) 
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(b) in view of its local biodiversity and the vast size (about 2.5 ha), WWF 
recommended to rezone the fung shui woodlands in Muk Wu from “Green 
Belt” (“GB”) to “Conservation Area” (“CA”) in order to further conserve 
its ecological value and protect it from encroachment of any future 
development;  

 
Rezone the Wet Agricultural Land from “V” to “GB” or “Agriculture” 
(“AGR”) (Plan 2) 
 
(c) WWF proposed that the active wet agricultural land which is currently 

zoned “V” to the northwest of Chow Tin Tsuen should be rezoned to “GB” 
or “AGR”, considering that the land is still active in farming activities.  
Thus, it is important to maintain its ecological function and to keep it 
intact from human disturbance since wet agricultural land have been 
declining in Hong Kong due to urbanization; and 

 
Restrictions on Land Filling/Excavation in “REC” Zone 
 
(d) WWF suggested that there should be more stringent restrictions on land 

filling and excavation activities on land covered by the “Recreation” 
(“REC”) zone at Ta Kwu Ling Village and to the east of Fung Wong Wu 
village.  WWF was concerned about the fly-tipping problem that might 
be caused by unrestricted land fillings for recreational activities which 
would lead to adverse impacts on the existing drainage, ecology and 
landscape of the area. 

 
 

4. Planning Department’s Responses 
 
The above comments made by the NDC and the TKLDRC, and proposals submitted 
by the Green Groups as illustrated in paragraph 3 have been circulated to concerned 
departments for comments.  In consultation with the departments concerned, PlanD’s 
responses on the points raised by the NDC, the TKLDRC and the Green Groups are as 
follows: 
 
4.1   General Issues 

 
Convention on Biological Diversity 
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(a) The Convention on Biological Diversity was formally extended to Hong 
Kong in 2011.  It is an international treaty which emphasizes the 
importance of biological diversity to human well-being.  During the 
preparation of the draft OZP, due consideration has been given to the 
importance of the rich variety of flora and fauna within the planning area 
based on AFCD’s advice with a view to striking a proper balance between 
nature conservation and development; 

 
Existing Agricultural Policy 
 
(b) according to the AFCD, the existing agricultural policy aims to facilitate 

development in agricultural industry, improve the productivity, develop 
modernization in the industry, promote environmental-friendly 
agricultural technology, and produce high quality agricultural products 
that are safe and of high-value, by providing suitable infrastructure, 
technical support and low-interest loans.  Farmers could approach AFCD 
for assistance; 

 
Development within “REC” Zone 

  
 (c)  according to the FCA Study, the flat land and abandoned agricultural land 

in the Closed Area were considered suitable for recreational uses in view 
of their relatively low ecological and landscape values.  In Man Kam To 
area, an area to the north of Ping Yuen River around Ta Kwu Ling Village 
and a small area to the east of Fung Wong Wu are designated as “REC” 
zone in view of the existing extensive abandoned agricultural land 
adjoining traditional villages that may have tourism opportunities.  The 
“REC” zones are currently accessible via Ping Che Road to the east and 
Lin Ma Hang Road to the north, and will be served by the new roads 
connecting to the Liantang/Heung Yuen Wai Boundary Control Point in 
the future.  It is intended to provide for recreational uses such as holiday 
camp.  There is also good potential for development of cultural heritage 
tourism with linkage to the traditional villages and historical sites in Man 
Kam To; 

 
4.2 Specific Issues 
 
  Further Expansion of the “V” Zone of Muk Wu (Plan 3) 
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(a)  the “V” zone boundary of Muk Wu had been reviewed and given 
preliminary consideration by the Board on 26.4.2013.  It was agreed that 
no change was to be proposed to the existing “V” zone boundary as its 
size was already equivalent to the size of ‘VE’ (i.e. 4.88 ha).  Based on 
the established criteria that were agreed by the Board on 8.9.2011 in 
reviewing the “V” zones, the “V” zones would be adjusted to meet the 
increased demand figure but only up to the limit equivalent to the area 
bounded by the ‘VE’.  Nevertheless, in the event that the designated “V” 
zone (albeit size already adjusted to match the size of ‘VE’) is not 
adequate to meet the future demand, there is provision under the Notes of 
the draft OZP for submitting planning applications for Small House 
developments to the Board;  

 
Provision of Access Roads, Footpaths and Cycle Tracks 
 
(b) according to the covering Notes of the draft OZP, the provision and 

maintenance or repair of footpath, cycle track and road works 
co-ordinated or implemented by Government is always permitted on 
land falling within the boundaries of the OZP.  As advised by the 
Highways Department (HyD), the project of“Widening of two Sections 
of Lin Ma Hang Road (Sections between Ping Yuen River and Ping Che 
Road and between Tsung Yuen Ha and Lin Ma Hang)”was currently at 
the stage of investigation.  The investigation consultancy study 
commenced in August 2012 and was scheduled for completion in 
August 2013.  It is anticipated that the road widening project would be 
able to improve the road conditions to cater for the traffic flow increases 
upon reduction of the Closed Area.  According to the proposed road 
widening scheme which may be subject to revision, footpaths will be 
provided along the widening sections of the road. HyD indicates that the 
local villagers will be consulted upon completion of the investigation 
consultancy study; 

 
Rezoning the Fung Shui Woodlands in Muk Wu from “GB” to “CA” (Plan 4) 
 
(c)  the current “GB” zoning was designated according to the FCA Study 

which had evaluated the woodlands as of low to moderate ecological 
value, mainly due to its low abundance and richness of wildlife, 
moderate size (in Hong Kong) and low flora and fauna diversity.  Such 
findings were also agreed by the AFCD.  As such, the current “GB” 
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zone for the fung shui woodlands in Muk Wu is considered appropriate;  
 
Rezoning of Wet Agricultural land from “V” to “GB” or “AGR” (Plan 2) 
 
(d) the “V” zone boundary for Chow Tin Tsuen had already been fully 

deliberated during the hearing of representations and comment on 
9.8.2011.  Given that there is no change in planning circumstances, the 
Board agreed on 26.4.2013 to maintain the same “V” zone.  Moreover,  
according to the recommendation of the FCA Study, the concerned area 
was of moderate ecological value, and the “V” zone boundary of Chow 
Tin Tsuen was agreed by the AFCD, after taking into account various 
factors such as the existing ‘VE’, local topography, settlement patterns, 
ecologically important areas and other site specific characteristics 
including vegetations, burial grounds and stream courses etc; and 

 
Restrictions on Land Filling/Excavation in “REC” Zone 
 
(e)   According to the FCA Study and confirmed by the AFCD, the area 

designated as “REC” zone is generally dominated by grassland and 
shrubland and is of relatively low ecological and landscape value.  It is 
considered not necessary to impose control on land filling/excavation in 
development zones.  However, diversion of streams or filling of pond 
may cause adverse drainage impacts on the adjacent areas and adverse 
impacts on the natural environment, permission from the Board is 
required for such activity. 

 
 

5. Land Use Zonings (Attachment I) 
 
 Having regard to the above, the proposed land use zonings of the draft Man Kam To 

OZP No. S/NE-MKT/C are as follows: 
 

5.1 “Village Type Development” Zone 
 

About 27.62 ha of land are zoned “V” to cover the four recognized villages 
within the Area, i.e. Muk Wu, Muk Wu Nga Yiu, Chow Tin Tsuen and Fung 
Wong Wu and areas of land suitable for village expansion.  The boundary of 
“V” zone is drawn up having regard to the existing village ‘environs’, 
outstanding Small House applications, Small House demand forecast, local 
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topography, existing settlement pattern, ecologically important areas and other 
site specific characteristics.  Areas of difficult terrain, dense vegetation, 
burial grounds and streamcourses have been avoided where possible.  In 
order to provide opportunities for short-term accommodation in existing 
NTEH, “Hotel (Holiday House only)” may also be permitted on application to 
the Board. 
 

5.2 “Government, Institution or Community” Zone 
 

About 11.28 ha of land are zoned “Government, Institution or Community” 
(“G/IC”) to provide land for uses directly to or in support of the work of the 
Government, organizations providing social services to meet community needs, 
and other institutional establishments.  Major existing facilities under this 
zoning include Ling Ying Public School, three pumping stations and staff 
quarter, Hong Kong Police Force Man Kam To Operation Base, MacIntosh 
Forts at Nam Hang and Nga Yiu, a livestock monitoring station, an animal 
inspection station and food inspection facilities at Man Kam To Boundary 
Control Point.  Two disused schools (ex-Sam Wo Public School) at Lin Ma 
Hang Road near Muk Wu and ex-Lo Wu Public School also fall within this 
zone.  According to the FCA Study, existing disused school buildings can be 
refurbished as a focal point for a possible farmland rehabilitation and organic 
farm centre to promote eco-tourism within the Area.  The “G/IC” zoning of 
the school is proposed to be retained. 
 

5.3 “Recreation” Zone 
 

About 16.68 ha of land are zoned “Recreation” (“REC”) for recreational 
developments such as horse riding school, visitor centre, local historical 
museum, camping ground, recreational facilities or adventure part for the use 
of general public.  It encourages the development of active and/or passive 
recreation and tourism/eco-tourism.  The “REC” zone covers an area to the 
north of Ping Yuen River around Ta Kwu Ling Village and a small area to the 
east of Fung Wong Wu.  The recreational development in this area should be 
restricted to low-intensity development so as not to overload the infrastructure 
of the area.  No residential development (except NTEH) shall result in a total 
development in excess of a maximum plot ratio of 0.2 and a maximum 
building height of 2 storeys. 

 
5.4 “Other Specified Uses” Zone 
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A total of 108.96 ha of land are zoned “Other Specified Uses” (“OU”) to 
provide land of specific uses in the Area.  These uses include “OU(Boundary 
Crossing Facilities)” (10.15 ha) that covers the existing Lo Wu and Man Kam 
To BCPs and“OU (Railway)” (6.73 ha) that covers a strip of land to the east 
of Ng Tung River primarily for the railway track of the Mass Transit Railway 
(East Rail Line).  The“OU (Cemetery, Columbarium, Crematorium and 
Funeral Related Uses)” (92.08 ha) covers the existing Sandy Ridge Cemetery 
and land proposed for columbarium, crematorium, funeral parlours and other 
funeral related uses, and a visitor service center, ancillary restaurant and 
convenience store serve the needs of the general public.  A detailed design 
including detailed visual, environmental and traffic impact assessments on the 
site formation and associated infrastructural works would commence in July 
2013.  The site formation works is recommended to be implemented in two 
phases for completion in January 2022 for Phase 1 and September 2026 for 
Phase 2. 

 
5.5 “Agriculture” Zone 
 

About 59.73 ha of land are zoned “Agriculture” (“AGR”) to retain and 
safeguard good quality agricultural land, farm and fish ponds for agricultural 
purposes as well as to retain fallow arable land with good potential for 
rehabilitation for cultivation and other agricultural purposes.  The “AGR” 
zone in this Area covers parcels of land near Muk Wu (along Lin Ma Hang 
Road) and near Lo Shue Ling (southwest of Chow Tin Tsuen) and also the 
agricultural land of good quality in lowland areas in the west and central parts 
of the Area. 

 
5.6 “Green Belt” Zone 
 

To define 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, about 114.22 ha of land are zoned “GB”.  This zone mainly covers 
the mountainous areas west of the boundary crossing at Man Kam To and in 
Lo Shue Ling in the east, the densely vegetated areas which include fung-shui 
woodlands which are mainly scattered around the village settlements including 
Chow Tin Tsuen and Muk Wu and the permitted burial grounds for indigenous 
villagers.  There is a general presumption against development within the 
“GB” zone. 
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5.7 “Conservation Area” Zone 
 

A total of about 4.24 ha of “CA” zone covers a small patch of land at Yuen 
Leng Chai near the foothill of Sandy Ridge and existing fish ponds/wetlands 
which were created as an ecological mitigation area associated with the 
previous Sham Chun River regulation works located to the west of McIntosh 
Fort at Nam Hang.  The planning intention is to discourage new development 
unless it is required to support the conservation of the ecological integrity of 
the wetland ecosystem or the development is an essential infrastructure project 
with overriding public interest.   

 
5.8 “Undetermined” Zone 
 

The northern portion of an ex-borrow area at Kong Nga Po, located on formed 
(from previous use as a soil borrow site) Government land of about 3.23 ha is 
zoned “Undetermined”.  Under the FCA Study, the ex-borrow area was 
recommended for comprehensive development for residential use with the 
provision of open space and other supporting facilities.  As the Kong Nga Po 
area currently straddles over the draft Man Kam To, the Fu Tei Au & Sha Ling 
and Hung Lung Hang OZPs, it is desirable to designate the whole site under 
one zoning on one statutory plan to achieve the planning intention for 
comprehensive development.  The site is subject to an engineering feasibility 
study currently undertaken by the CEDD.  An appropriate zoning will be 
designated upon completion of the study. 

 
5.9 A table comparing the land use budget of Man Kam To area covered by the 

approved Man Kam To DPA Plan No. DPA/NE-MKT/3 and the draft Man 
Kam To OZP No. S/NE-MKT/C is shown below: 

 
Table 1: Land Use Budget of Man Kam To Area covered by the approved Man 
Kam To DPA Plan No. DPA/NE-MKT/3 and the draft Man Kam To OZP No. 
S/NE-MKT/C 

 
Zoning 

Approved Man Kam To 
DPA Plan No. 

DPA/NE-MKT/3 
(ha / %) 

Draft Man Kam To OZP 
Plan No. S/NE-MKT/C  

(ha / %) 

Increase / Decrease 
 

(ha / %) 

Village Type 
Development 

27.62 7.81 27.62 7.81 No 
change 

No 
change 

Government, 
Institution or 

11.28 3.19 11.28 3.19 No 
change 

No 
change 
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6. Consultation 
 

The NDC and the TKLDRC will be consulted after the Board’s agreement to the 
publication of the draft Lin Ma Hang OZP under section 5 of the Town Planning 
Ordinance either before the gazetting or during the exhibition period of the OZP 
depending on the meeting schedules of NDC and TKLDRC. 
 
 

7. Decision Sought 
 
Members are invited to: 

 
(a) note the comments from and responses to the NDC, the TKLDRC and the 

Green Groups on the draft Man Kam To OZP No. S/NE-MKT/B; 
 
(b) agree that the draft Man Kam To OZP No. S/NE-MKT/C (to be renumbered as 

S/NE-MKT/1 upon gazetting) and its Notes (Attachments I and II) are 
suitable for exhibition for public inspection under section 5 of the Ordinance; 
 

(c) adopt the Explanatory Statement (Attachment III) as an expression of the 
planning intentions and objectives of the Board for various land use zonings of 
the draft Man Kam To OZP No. S/NE-MKT/C; and 

 
(d) agree that the Explanatory Statement is suitable for exhibition for public 

Community 

Recreation 16.68 4.72 16.68 4.72 No 
change 

No 
change 

Other Specified 
Uses 

108.96 30.80 108.96 30.80 No 
change 

No 
change 

Agriculture 59.76 16.89 59.73 16.89 - 0.05 Minimal 

Green Belt 114.19 32.28 114.22 32.28 + 0.05 Minimal 

Conservation Area 4.24 1.20 4.24 1.20 No 
change 

No 
change 

River Channel 7.77 2.20 7.77 2.20 No 
change 

No 
change 

Unspecified Use 3.23 0.91 -- -- -- -- 

Undetermined -- -- 3.23 0.91 -- -- 

Total Planning Area 353.73 100.00 353.73 100.00 No 
change 

No 
change 
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inspection together with the draft OZP and issued under the name of the 
Board. 

 
 

8. Attachments 
  

Plan 1 “V” Zones and ‘VE’ Boundaries of Chow Tin Tsuen, Fung Wong 
Wu, Muk Wu and Muk Wu Nga Yiu 

Plan 2 Review of “V” Zone Boundary of Chow Tin Tsuen in Relation to 
the Wet Agricultural Land 

Plan 3 Review of “V” Zone Boundary of Muk Wu 
Plan 4 Review of Zoning of the Fung-shui Woodlands in Muk Wu 
Attachment I Draft Man Kam To OZP No. S/NE-MKT/C 
Attachment II Notes of the Draft Man Kam To OZP No. S/NE-MKT/C  
Attachment III Explanatory Statement of the Draft Man Kam To OZP No. 

S/NE-MKT/C  
Attachment IV Extract of Minutes of the Town Planning Board Meeting held on 

26.4.2013 
Attachment V TPB Paper No. 9329  
Attachment VIa E-mail from Kadoorie Farm and Botanic Garden Corporation 

dated 13.5.2013 
Attachment VIb E-mail from World Wide Fund for Nature Hong Kong dated 

16.5.2013  
Attachment VIc E-mail from the Conservancy Association dated 23.5.2013  
Attachment VId E-mail from the Green Power dated 23.5.2013 
Attachment VIe E-mail from the Designing Hong Kong dated 4.6.2013  
 
 
 
PLANNING DEPARTMENT 
JUNE 2013  
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Muk Wu Nga Yiu

Service Reservoir
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 DRAFT MAN KAM TO OUTLINE ZONING PLAN 
NO. S/NE-MKT/C 

 
(Being a Draft Plan for the Purposes of the Town Planning Ordinance) 

 
NOTES 

 
(N.B. These form part of the Plan) 

 
 
(1) These Notes show the uses or developments on land falling within the boundaries of the 

Plan which are always permitted and which may be permitted by the Town Planning 
Board, with or without conditions, on application.  Where permission from the Town 
Planning Board for a use or development is required, the application for such 
permission should be made in a prescribed form.  The application shall be addressed to 
the Secretary of the Town Planning Board, from whom the prescribed application form 
may be obtained. 

 
(2) Any use or development which is always permitted or may be permitted in accordance 

with these Notes must also conform to any other relevant legislation, the conditions of 
the Government lease concerned, and any other Government requirements, as may be 
applicable. 

 
(3) No action is required to make the use of any land or building which was in existence 

immediately before the first publication in the Gazette of the notice of the draft 
development permission area plan conform to this Plan, provided such use has 
continued since it came into existence. Any material change of such use or any other 
development (except minor alteration and/or modification to the development of the 
land or building in respect of such use which is always permitted) must be always 
permitted in terms of the Plan or in accordance with a permission granted by the Town 
Planning Board.  

 
(4) A use or development of any land or building permitted under an earlier draft or 

approved plan including development permission area plan for the area and effected or 
undertaken during the effective period of that plan is always permitted under this Plan.  
Any material change of such use or any other development (except minor alteration 
and/or modification to the completed development of the land or building which is 
always permitted) must be always permitted in terms of the Plan or in accordance with 
a permission granted by the Town Planning Board. 

 
(5) Except to the extent that paragraph (3) or (4) applies, any use or development falling 

within the boundaries of the Plan and also within the boundaries of the draft 
development permission area plan, unless always permitted in terms of the Plan, shall 
not be undertaken or continued on or after the date of the first publication in the Gazette 
of the notice of the draft development permission area plan without permission from the 
Town Planning Board. 

 
(6) Except as otherwise specified by the Town Planning Board, when a use or material change 

of use is effected or a development or redevelopment is undertaken, as always permitted 
in terms of the Plan or in accordance with a permission granted by the Town Planning 
Board, all permissions granted by the Town Planning Board in respect of the site of the 
use or material change of use or development or redevelopment shall lapse.   

Appendix II 
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(7) Road junctions, alignment of roads and railway tracks, and boundaries between zones 

may be subject to minor adjustments as detailed planning proceeds. 
 
(8) The following uses or developments are always permitted on land falling within the 

boundaries of the Plan except (a) where the uses or developments are specified in 
Column 2 of the Notes of individual zones or (b) as provided in paragraph (9) in 
relation to areas zoned “Conservation Area” : 

 
 (a) maintenance, repair or demolition of a building; 
 
 (b) provision, maintenance or repair of plant nursery, amenity planting, open space, 

rain shelter, refreshment kiosk, footpath, bus/public light bus stop or lay-by, cycle 
track, taxi rank, public utility pipeline, electricity mast, lamp pole, telephone 
booth, telecommunications radio base station, automatic teller machine and shrine;  

 
 (c) maintenance or repair of road, railway track, watercourse, nullah, sewer and drain; 
 
 (d) geotechnical works, local public works, road works, sewerage works, drainage 

works, environmental improvement works, marine related facilities and waterworks 
(excluding works on service reservoir) and such other public works co-ordinated or 
implemented by Government;   

 
 (e) rebuilding of New Territories Exempted House; 
 
 (f) replacement of an existing domestic building i.e. a domestic building which was 

in existence on the date of the first publication in the Gazette of the notice of the 
draft  development permission area plan, by a New Territories Exempted House; 
and 

 
 (g) provision, maintenance or repair of a grave of an indigenous New Territories 

villager or a locally based fisherman and his family members for which 
permission has been obtained from Government; 

 
(9) In areas zoned “Conservation Area”,    
 
 (a) the following uses or developments are always permitted: 
 

(i) maintenance or repair of plant nursery, amenity planting, sitting out area, rain 
shelter, refreshment kiosk, road, watercourse, nullah, public utility pipeline, 
electricity mast, lamp pole, telephone booth, shrine and grave; 

 
(ii) geotechnical works, local public works, road works, sewerage works, 

drainage works, environmental improvement works, marine related facilities, 
waterworks (excluding works on service reservoir) and such other public 
works co-ordinated or implemented by Government; and 

 
(iii) provision of amenity planting by Government; and 

 
 (b) the following uses or developments require permission from the Town Planning 

Board: 
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 provision of plant nursery, amenity planting (other than by Government), sitting out 
area, rain shelter, refreshment kiosk, footpath, public utility pipeline, electricity 
mast, lamp pole, telephone booth and shrine. 

 
(10) In any area shown as ‘Road’, all uses or developments except those specified in 

paragraphs (8)(a) to (8)(d) and (8)(g) above and those specified below require permission 
from the Town Planning Board: 

 
 road, on-street vehicle park and railway track. 
 
 (11) (a) Except in areas zoned “Conservation Area” , temporary use or development of 

any land or building not exceeding a period of two months is always permitted 
provided that no site formation (excavation or land/pond filling) is carried out 
and that the use or development is a use or development specified below: 

 
 structures for carnivals, fairs, film shooting on locations, festival celebrations, 

religious functions or sports events. 
 

(b) Except as otherwise provided in paragraph (11)(a), and subject to temporary uses 
for open storage and port back-up purposes which are prohibited in areas zoned 
“Conservation Area”, temporary use or development of any land or building not 
exceeding a period of three years requires permission from the Town Planning 
Board.  Notwithstanding that the use or development is not provided for in terms 
of the Plan, the Town Planning Board may grant permission, with or without 
conditions, for a maximum period of three years, or refuse to grant permission. 

 
 (c) Temporary use or development of land or building exceeding three years requires 

permission from the Town Planning Board in accordance with the terms of the 
Plan. 

 
(12) Unless otherwise specified, all building, engineering and other operations incidental to 

and all uses directly related and ancillary to the permitted uses and developments within 
the same zone are always permitted and no separate permission is required. 

 
(13) In the “Undetermined” zone, all uses or developments except those specified in 

paragraphs (8) and (11)(a) above require permission from the Town Planning Board. 
 
(14) In these Notes, unless the context otherwise requires or unless as expressly provided 

below, terms used in the Notes shall have the meanings as assigned under section 1A of 
the Town Planning Ordinance. 

 
“Existing building” means a building, including a structure, which is physically 
existing and is in compliance with any relevant legislation and the conditions of the 
Government lease concerned. 

 
 “New Territories Exempted House” means a domestic building other than a guesthouse 

or a hotel; or a building primarily used for habitation, other than a guesthouse or a hotel, 
the ground floor of which may be used as ‘Shop and Services’ or ‘Eating Place’, the 
building works in respect of which are exempted by a certificate of exemption under Part 
III of the Buildings Ordinance (Application to the New Territories) Ordinance (Cap. 121). 
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Schedule of Uses 

 
 
  Page 

 
  VILLAGE TYPE DEVELOPMENT 

 
1 

  GOVERNMENT, INSTITUTION OR COMMUNITY 
 

3 

  RECREATION 
 

4 

  OTHER SPECIFIED USES  
 

6 

  AGRICULTURE 8 
 

  GREEN BELT 
 

9 

  CONSERVATION AREA 
 

11 



 

 
VILLAGE TYPE DEVELOPMENT 

 
 

Column 1 
Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

Agricultural Use 
Government Use (Police Reporting Centre, 
 Post Office only) 
House (New Territories Exempted  
 House only) 
On-Farm Domestic Structure 
Religious Institution 
 (Ancestral Hall only) 
Rural Committee/Village Office 
 

Burial Ground 
Eating Place 
Flat 
Government Refuse Collection Point 
Government Use (not elsewhere specified) # 
Hotel (Holiday House only) 
House (not elsewhere specified) 
Institutional Use (not elsewhere specified) # 
Market 
Place of Recreation, Sports or Culture 
Private Club 
Public Clinic 
Public Convenience 
Public Transport Terminus or Station 
Public Utility Installation # 
Public Vehicle Park 
 (excluding container vehicle) 
Religious Institution (not elsewhere specified) # 
Residential Institution # 
School # 
Shop and Services 
Social Welfare Facility # 
Utility Installation for Private Project 
 

In addition, the following uses are always 
permitted on the ground floor of a New 
Territories Exempted House: 

 

 
Eating Place 
Library  
School 
Shop and Services 
 

 

 
 
 
 

 
(please see next page) 
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VILLAGE TYPE DEVELOPMENT (cont’d) 
 

Planning Intention 
 

The planning intention of this zone is to designate both existing recognized villages 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 serving 
the needs of the villagers and in support of the village development are always permitted on the 
ground floor of a New Territories Exempted House.  Other commercial, community and 
recreational uses may be permitted on application to the Town Planning Board. 
 

 
Remarks 

 
(a) No new development, or addition, alteration and/or modification to or redevelopment of an 

existing building (except development or redevelopment to those annotated with #) shall 
result in a total development and/or redevelopment in excess of a maximum building height 
of 3 storeys (8.23m) or the height of the building which was in existence on the date of the 
first publication in the Gazette of the notice of the draft development permission area plan, 
whichever is the greater. 

 
(b) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the building height restriction stated in paragraph (a) above may be considered 
by the Town Planning Board on application under section 16 of the Town Planning 
Ordinance. 

 
(c) Any diversion of streams or filling of pond, including that to effect a change of use to any of 

those specified in Columns 1 and 2 above or the uses or developments always permitted 
under the covering Notes (except public works co-ordinated or implemented by Government, 
and maintenance, repair or rebuilding works), shall not be undertaken or continued on or 
after the date of the first publication in the Gazette of the notice of the draft development 
permission area plan without the permission from the Town Planning Board under section 
16 of the Town Planning Ordinance. 

 
 

 
 

 



-  3  - 
DPA/NE-MKT/3 

 
 

GOVERNMENT, INSTITUTION OR COMMUNITY 
 

 
Column 1 

Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

Ambulance Depot 
Animal Quarantine Centre 
 (in Government building only) 
Broadcasting, Television and/or Film Studio 
Eating Place (Canteen, 
 Cooked Food Centre only) 
Educational Institution 
Exhibition or Convention Hall 
Field Study/Education/Visitor Centre 
Government Refuse Collection Point 
Government Use (not elsewhere specified) 
Hospital 
Institutional Use (not elsewhere specified) 
Library 
Market 
Place of Recreation, Sports or Culture 
Public Clinic 
Public Convenience 
Public Transport Terminus or Station 
Public Utility Installation 
Public Vehicle Park 
 (excluding container vehicle) 
Recyclable Collection Centre 
Religious Institution 
Research, Design and Development Centre 
Rural Committee/Village Office 
School  
Service Reservoir 
Social Welfare Facility  
Training Centre 
Wholesale Trade 
 

Animal Boarding Establishment 
Animal Quarantine Centre 
 (not elsewhere specified) 
Columbarium 
Correctional Institution 
Crematorium 
Driving School 
Eating Place (not elsewhere specified) 
Funeral Facility 
Holiday Camp 
Hotel 
House (other than rebuilding of New  
 Territories Exempted House or  
 replacement of existing domestic 
 building by New Territories 
 Exempted House permitted under 
 the covering Notes) 
Off-course Betting Centre 
Office 
Petrol Filling Station 
Place of Entertainment 
Private Club 
Radar, Telecommunications Electronic  
 Microwave Repeater, Television 
 and/or Radio Transmitter Installation 
Residential Institution 
Sewage Treatment/Screening Plant 
Shop and Services 
Utility Installation for Private Project 
Zoo 

 
Planning Intention 

 
This zone is intended primarily for the provision of Government, institution or community 
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. 
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RECREATION 
 

Column 1 
Uses always permitted 

Column 2 
Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 

 
Agricultural Use 
Barbecue Spot 
Field Study/Education/Visitor Centre 
Government Use (Police Reporting Centre 

only) 
Holiday Camp 
On-Farm Domestic Structure 
Picnic Area 
Place of Recreation, Sports or Culture 
Public Convenience 
Rural Committee/Village Office  
Tent Camping Ground 

 
Animal Boarding Establishment 
Broadcasting, Television and/or Film Studio 
Eating Place 
Flat 
Golf Course 
Government Refuse Collection Point 
Government Use (not elsewhere specified) 
Helicopter Landing Pad 
Hotel 
House (other than rebuilding of New 

Territories Exempted House or 
replacement of existing domestic building 
by New Territories Exempted House 
permitted under the covering Notes) 

Place of Entertainment 
Private Club 
Public Utility Installation 
Public Vehicle Park (excluding container 

vehicle) 
Religious Institution 
Residential Institution 
Shop and Services 
Theme Park 
Utility Installation for Private Project 
Zoo 

 
 
 
 
 
 
 
 
 
 
 
 

(Please see next page) 
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RECREATION (cont’d) 
 

Planning Intention 
 

This zone is intended 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. 

 
 

Remarks 
 
(a) No residential development (except ‘New Territories Exempted House’) shall result in a 

total development in excess of a maximum plot ratio of 0.2 and a maximum building height 
of 2 storeys. 

 
(b) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the plot ratio/building height restrictions stated in paragraph (a) above may be 
considered by the Town Planning Board on application under section 16 of the Town 
Planning Ordinance. 

 
(c) Any diversion of streams or filling of pond, including that to effect a change of use to any of 

those specified in Columns 1 and 2 above or the uses or developments always permitted 
under the covering Notes (except public works co-ordinated or implemented by Government, 
and maintenance, repair or rebuilding works), shall not be undertaken or continued on or 
after the date of the first publication in the Gazette of the notice of the draft development 
permission area plan without the permission from the Town Planning Board under section 
16 of the Town Planning Ordinance. 
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OTHER SPECIFIED USES 
 

 
Column 1 

Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

 
For “Boundary Crossing Facilities” only 

Ambulance Depot 
Boundary Crossing Facilities 
Eating Place 
Fire Station 
Government Refuse Collection Point 
Petrol Filling Station 
Police Station 
Public Convenience 
Public Transport Terminus or Station 
Public Utility Installation 
Radar, Navigational Aid, and Communication 

Devices 
Radar, Telecommunications Electronic 

Microware Repeater, Television and/or 
Radio Transmitter Installation 

Sewage Treatment/Screening Plant 
Shop and Services 
Utility Installation for Private Project 
 

Government Use (not elsewhere specified) 
 
 

 
Planning Intention 

 
This zone is intended primarily for the development of the boundary crossing facilities. 
 
 
 
 
 
 
 
 

(please see next page) 
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OTHER SPECIFIED USES (cont’d) 
 

 
Column 1 

Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

 
For “(Cemetery, Columbarium, Crematorium and Funeral Related Uses)” only 

Columbarium 
Crematorium 
Funeral Facility 
Government Use 
Grave 
Public Convenience 
Public Transport Terminus or Station 
Public Utility Installation 
 
 

Eating Place 
Place of Recreation, Sports or Culture 
Religious Institution 
Shop and Services  
Utility Installation for Private Project 
 
 

 
Planning Intention 

 
This zone is intended primarily for the provision of land for cemetery, columbarium, crematorium 
and funeral related facilities serving the needs of the general public. 

 
 

   
 

For “Railway” only 

Railway Track 
 

Government Refuse Collection Point 
Government Use (not elsewhere specified) 
Public Utility Installation 
Utility Installation for Private Project 
 

Planning Intention 
 
This zone is intended primarily to provide land for the railway track of the Mass Transit Railway 
(East Rail Line). 
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AGRICULTURE 
 

 
Column 1 

Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

Agricultural Use 
Government Use (Police Reporting Centre 

only) 
On-Farm Domestic Structure 
Public Convenience 
Religious Institution (Ancestral Hall only) 
Rural Committee/Village Office 
 
 

Animal Boarding Establishment 
Barbecue Spot 
Burial Ground 
Field Study/Education/Visitor Centre 
Government Refuse Collection Point 
Government Use (not elsewhere specified) 
House (New Territories Exempted House only, 
 other than rebuilding of New Territories  
 Exempted House or replacement of  
 existing domestic building by New  
 Territories Exempted House 
 permitted under the covering Notes) 
Picnic Area 
Place of Recreation, Sports or Culture 
 (Horse Riding School, Hobby Farm,  
 Fishing Ground only) 
Public Utility Installation 
Religious Institution (not elsewhere specified) 
School 
Utility Installation for Private Project 

 
 

Planning Intention 
 

This zone is intended primarily to retain and safeguard good quality agricultural land/farm/fish 
ponds for agricultural purposes.  It is also intended to retain fallow arable land with good 
potential for rehabilitation for cultivation and other agricultural purposes. 
 

Remarks 
 

Any diversion of streams or filling of land/pond, including that to effect a change of use to any of 
those specified in Columns 1 and 2 above or the uses or developments always permitted under the 
covering Notes (except public works co-ordinated or implemented by Government, and 
maintenance, repair or rebuilding works), shall not be undertaken or continued on or after the 
date of the first publication in the Gazette of the notice of the draft development permission area 
plan without the permission from the Town Planning Board under section 16 of the Town 
Planning Ordinance.  This restriction does not apply to filling of land specifically required under 
prior written instructions of Government department(s) or for the purposes specified below: 
 
(i) laying of soil not exceeding 1.2m in thickness for cultivation; or 
 
(ii) construction of any agricultural structure with prior written approval issued by the Lands 

Department. 
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GREEN BELT 
 

 
Column 1 

Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

Agricultural Use 
Barbecue Spot 
Government Use (Police Reporting 
 Centre only) 
Nature Reserve 
Nature Trail 
On-Farm Domestic Structure 
Picnic Area  
Public Convenience 
Tent Camping Ground 
Wild Animals Protection Area 
 

Animal Boarding Establishment 
Broadcasting, Television and/or Film Studio 
Burial Ground 
Columbarium (within a Religious Institution or 
 extension of existing Columbarium only) 
Crematorium (within a Religious Institution or 
 extension of existing Crematorium only) 
Field Study/Education/Visitor Centre 
Firing Range 
Flat 
Golf Course 
Government Refuse Collection Point 
Government Use (not elsewhere specified) 
Helicopter Landing Pad 
Holiday Camp 
House (other than rebuilding of New Territories  
 Exempted House or replacement of existing  
 domestic building by New Territories  
 Exempted House permitted under the  
 covering Notes) 
Petrol Filling Station 
Place of Recreation, Sports or Culture 
Public Transport Terminus or Station 
Public Utility Installation 
Public Vehicle Park 
 (excluding container vehicle) 
Radar, Telecommunications Electronic 
 Microwave Repeater, Television 
 and/or Radio Transmitter Installation 
Religious Institution  
Residential Institution 
Rural Committee/Village Office 
School 
Service Reservoir 
Social Welfare Facility 
Utility Installation for Private Project 
Zoo 
 
 
 

(please see next page) 
 



-  10  - 
DPA/NE-MKT/3 

 
 

GREEN BELT (cont’d) 
 

Planning Intention 
 
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.  

 
 

Remarks 
 

Any diversion of streams, filling of land/pond or excavation of land, including that to effect a 
change of use to any of those specified in Columns 1 and 2 above or the uses or developments 
always permitted under the covering Notes (except public works co-ordinated or implemented by 
Government, and maintenance, repair or rebuilding works), shall not be undertaken or continued 
on or after the date of the first publication in the Gazette of the notice of the draft development 
permission area plan without the permission from the Town Planning Board under section 16 of 
the Town Planning Ordinance. 
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CONSERVATION AREA 
 

 
Column 1 

Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

Agricultural Use (Fish Pond Culture Only) 
Nature Reserve  
On-Farm Domestic Structure 
Wetland Habitat 
Wild Animals Protection Area 
 

Field Study/Education/Visitor Centre 
Government Refuse Collection Point 
Government Use (not elsewhere specified) 
House (Redevelopment only) 
Nature Trail 
Public Convenience 
Public Utility Installation 
Utility Installation for Private Project 
 

 
Planning Intention 

 
The planning intention of this zone is to conserve the ecological value of wetland and fish ponds 
which form an integral part of the wetland ecosystem.  The “no-net-loss in wetland” principle is 
adopted for any change in use within this zone.  The primary intention is to discourage new 
development unless it is required to support the conservation of the ecological integrity of the 
wetland ecosystem or the development is an essential infrastructure project with overriding public 
interest. 

 
 

Remarks 
 
(a) No redevelopment, including alteration and/or modification, of an existing house shall 

result in a total redevelopment in excess of the plot ratio, site coverage and height of the 
house which was in existence on the date of the first publication in the Gazette of the notice 
of the draft development permission area plan.   

 
(b) Any diversion of streams, filling of land/pond or excavation of land, including that to effect 

a change of use to any of those specified in Columns 1 and 2 above or the uses or 
developments always permitted under the covering Notes, shall not be undertaken or 
continued on or after the date of the first publication in the Gazette of the notice of the draft 
development permission area plan without the permission from the Town Planning Board 
under section 16 of the Town Planning Ordinance. 
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DRAFT MAN KAM TO OUTLINE ZONING PLAN 
NO. S/NE-MKT/C 

 
(Being a Draft Plan for the Purposes of the Town Planning Ordinance) 

 
EXPLANATORY STATEMENT 

 
Note: For the purposes of the Town Planning Ordinance, this statement shall not be deemed to 

constitute a part of the Plan. 
 
 
1. INTRODUCTION 
 
 This Explanatory Statement is intended to assist an understanding of the draft Man Kam To 

Outline Zoning Plan (OZP) No. S/NE-MKT/B.  It reflects the planning intention and 
objectives of the Town Planning Board (the Board) for various land use zonings of the 
Plan. 

 
 
2. AUTHORITY FOR THE PLAN AND PROCEDURE 
 
 2.1 On 10 September 2004, under the power delegated by the Chief Executive (CE), the 

then Secretary for Housing, Planning and Lands directed the Board, under section 
3(1)(b) of the Town Planning Ordinance (the Ordinance), to prepare a draft plan 
designating the Man Kam To area as a development permission area (DPA).  
Subsequently on 17 June 2010, the Secretary for Development directed the Board to 
extend the coverage of the draft DPA plan. 

 
 2.2 On 30 July 2010, the draft Man Kam To DPA Plan No. DPA/NE-MKT/1 was 

exhibited for public inspection under section 5 of the Ordinance. During the 
two-month exhibition period, a total of 6 valid representations were received. On 8 
October 2010, the representations were published for three weeks for public 
comments and 1 valid comment was received. 

 
2.3 On 25 February 2011, the Board considered the representations and comments and 

decided to defer the consideration of the representations and comments pending 
further review by the Planning Department on the land use proposals, in particular on 
the “Village Type Development” (“V”) zones, taking into account the views of the 
representers and commenters and any other relevant planning considerations. 

 
2.4 On 16 June 2011, the CE, under section 8(2) of the Ordinance, agreed to extend the 

statutory time limit for the Board to submit the draft DPA Plan to the Chief 
Executive in Council (CE in C) for approval for a period of six months from 30 June 
2011 to 30 December 2011. 

 
2.5 On 8 September 2011, upon further consideration of the representations to the draft 

Plan, the Board decided to propose amendment to partially meet a representation by 
rezoning an area to the northwest of Chow Tin Tsuen from “Agriculture” (“AGR”) 
to “V”.  On 16 September 2011, the proposed amendment was published for public 
inspection under section 6C(2) of the Ordinance.  Upon expiry of the three-week 
public inspection period, 1 further representation was received. On 11 November 
2011, the Board considered the further representation and decided not to uphold the 
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further representation. The Board decided that the proposed amendment to the DPA 
Plan would form part of the DPA Plan under section 6F(8) of the Ordinance. 

 
2.6 On 28 October 2011, the draft Man Kam To DPA Plan No. DPA/NE-MKT/2, 

incorporating amendments to rezone an area to the north and a strip of land to the 
east of Muk Wu from “AGR” to “V”, was exhibited for public inspection under 
section 7 of the Ordinance. Upon expiry of the two-month public inspection period, 
no representation was received. 

 
2.7 On 8 May 2012, the CE in C, under section 9(1)(a) of the Ordinance, approved the 

draft Man Kam To DPA Plan, which was subsequently re-numbered as 
DPA/NE-MKT/3.  On 18 May 2012, the approved Man Kam To DPA Plan No. 
DPA/NE-MKT/3 was exhibited for public inspection under section 9(5) of the 
Ordinance.   

 
2.8 On 8 February 2013, 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 Man Kam To area. 

 
2.9 On ___ 2013, the draft Man Kam To OZP No. S/NE-MKT/B (the Plan) was 

exhibited for public inspection under section 5 of the Ordinance. 
 
 
3. OBJECT OF THE PLAN 
 

3.1 The object of the Plan is to indicate the broad land use zonings for the Man Kam To 
area (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.  
 

3.2 The Plan 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.  

 
 
4. NOTES OF THE PLAN 
 

4.1 Attached to the Plan is a set of Notes which shows the types of uses or developments 
which are always permitted within the Planning Scheme Area and in particular zones 
and which may be permitted by the Board, with or without conditions, on application.  
The provision for application for planning permission under section 16 of the 
Ordinance allows greater flexibility in land use planning and control of development 
to meet changing needs.  

 
4.2 For the guidance of the general public, a set of definitions that explains some of the 

terms used in the Notes may be obtained from the Technical Services Division of the 
Planning Department and can be downloaded from the Board’s website at 
http://www.info.gov.hk/tpb. 

 
 
5. THE PLANNING SCHEME AREA 
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5.1 The Planning Scheme Area covers a total area of about 354 hectares.  It is located 
approximately 3.5 km to the north of Fanling/Sheung Shui.  It is bounded by the 
southern bank of Sham Chun River in the north, Ping Che Road in the east, Hung 
Lung Hang in the southeast, Sha Ling Road in the southwest and Ng Tung River in 
the west.  The boundary of the Area is shown by a heavy broken line on the Plan. 

 
5.2 The Area commands the cross boundary location in the northernmost rural area of 

the North District.  Except Shenzhen City (Shenzhen Shi) which lies immediately 
outside the Hong Kong Special Administrative Region (HKSAR) in the north, the 
surroundings are predominantly agricultural land spotted with rural settlements.  
The elongated Sandy Ridge with an elevation up to about 130 mPD in the west is the 
prominent mountain ridge in the Area.  Other major hilly ridges include Lo Shue 
Ling in the east which rises to about 85 mPD lying in a north-south direction and the 
hillslopes near San Uk Ling of about 86 mPD in the south.  The extensive lowlands 
mainly comprise arable land intermixed with clusters of village settlements, 
undisturbed woodland, vegetated habitats and natural watercourses. 

 
5.3 The landscape features of the Area are woodlands, vegetated uplands, knolls and 

foothills.  It covers a spectrum of natural habitats including large tracts of mature 
woodland, ‘fung-shui’ wood, freshwater/brackish wetland, lowland forest, mixed 
shrubland and natural watercourse.  

  
5.4 Economic activities are limited in the Area due to its rugged relief and limited 

accessibility of the Area.  People therein are mainly engaged in horticultural and 
agricultural activities including growing of vegetables, flowers and fruits.  The 
farming activities are of small-scale and most farmers are self-employed. 

 
5.5 Graded historic buildings within the Area include MacIntosh Forts at Nam Hang and 

Nga Yiu (both Grade 2), Tin Hau Temple in Muk Wu Tsuen (Grade 3), Entrance 
Gate of Muk Wu Wai (Grade 3), Ng Ancestral Hall and Yeung Ancestral Hall in 
Fung Wong Wu (both Grade 3).  The Muk Wu Nga Yiu Kilns (site of 
archaeological interest) also fall within the Area. Muk Wu and Fung Wong Wu 
villages contain some new items in addition to the list of 1,444 historic buildings (i.e., 
No. 19 Village House in Muk Wu and Nos. 24-27, 35-37 Village Houses in Fung 
Wong Wu).  These items are subject to the grading assessment by the Antiquities 
Advisory Board (AAB). 

 
 
6.   POPULATION 
 

6.1  According to the 2011 Population Census, the total population within the Area was 
600 persons.  It is expected that the total planned population of the Area would be 
about 6,660 persons. 

 
 
7. OPPORTUNITIES AND CONSTRAINTS 
 
 7.1 Opportunities 
 
  7.1.1 Accessibility 
 

   Access through the central and eastern portions of the Area is reasonably 
good along Man Kam To Road and Ping Che Road.  Lin Ma Hang Road 
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also provides convenient access to the northeastern portions of the Areas to 
the villages of Muk Wu and Muk Wu Nga Yiu and links with Ping Che Road.  
In addition, the Area is easily accessible from Fanling/Sheung Shui via Man 
Kam To Road, and from the proposed Fanling North Development Area 
(NDA) and the proposed Ping Che/Ta Kwu Ling NDA via Man Kam To 
Road and Ping Che Road respectively.  Good accessibility could provide 
opportunities for enhanced development in the Area. 

 
  7.1.2 Tourism 
 
   The Area is scenically attractive with green environment. The villages are 

relatively unspoiled and retain much of their traditional character.  Such 
setting provides a wide array of unique and attractive tourism opportunities. 
The strategic roles of the Area for countryside conservation and agricultural 
priority are recognized whereas recreational development could be allowed 
without compromising the conservation resources.  There is also good 
recreational for cultural heritage and eco-tourism. Provision of tourism and 
recreational related developments such as well connected hiking trails, cycle 
tracks, dining and overnight accommodation facilities would be required so as 
to realize this tourism potential. 

 
  7.1.3 Agricultural 
 
   The relatively flat land in the eastern portion of the Area has been identified 

as good agricultural land which provides an opportunity for sustainable 
agriculture and to accommodate the growing demand for organic and 
healthier food options.  On the other hand, with basic agricultural 
infrastructure, including irrigation facilities, the other fallow arable land can 
be easily rehabilitated for agricultural purpose.  The traditional agricultural 
land uses can be enhanced with the diversification of permitted uses, 
including extension to agri-tourism and other leisure or recreational uses 
associated with the agricultural sector. 

 
  7.1.4 Nature Conservation 
 
   The Area comprises large tracts of dense and undisturbed woodlands around 

the hilly slopes of Sandy Ridge and Lo Shue Ling, freshwater/brackish 
wetland around some of the watercourses in the Area and ‘fung-shui’ 
woodland of high scenic value.  The natural vegetation together with the 
rugged topographic backdrop provides a picturesque landscape forming an 
integral part of the natural environment that should be conserved.  Future 
development of the Area needs to take into account the above areas and other 
ecological resources including a small patch of land at Yuen Leng Chai near 
the foothill of Sandy Ridge and west of McIntosh Fort at Nam Hang where 
existing mitigation habitats and wetlands are found.  Prior consultation with 
relevant Government departments should be sought if development proposal 
would affect these sites. 

 
  7.1.5 Residential Development 
 
   The ex-borrow area in Kong Nga Po provides an area of low environmental 

value.  The previous uses have created a series of platforms that could be 
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developed for residential use to provide a sustainable living environment.  
The site is accessible from Kong Nga Po Road and services can be extended 
to the site.  An engineering study has been commissioned by the Civil 
Engineering and Development Department (CEDD) to examine the 
development feasibility of the Kong Nga Po site for residential use.  The 
Study commenced in October 2012 and is scheduled for completion in April 
2014. 

 
 7.2 Constraints 
 
  7.2.1 Natural Terrain Landslide Hazards 
 

   A majority of the Area, especially the western part, is characterized by 
relatively steep mountains and natural hilly terrain.  There is a history of 
landslides on the natural slopes in the areas near Sandy Ridge and Lo Shue 
Ling.  Such topographic relief imposes geological constraints on 
development. Due consideration and geotechnical assessment study would be 
required for any proposed developments involving site formation and slope 
stabilization works. 

 
  7.2.2 Limited Transport Infrastructure 
 
   All vehicular accesses are of a limited capacity and not intended for heavy 

traffic.  Due to the limited transport infrastructure in the Area, 
unco-ordinated development would create problems and hazards to both 
pedestrian and vehicular traffic.  Improvements to transport facilities are 
required when the Area is released from the Frontier Closed Area (FCA) in 
future. 

 
  7.2.3  Land Ownership 
 
   About 22% of land in the Area are private land.  A majority of these private 

land are concentrated in the lowland in the eastern portion of the Area which 
are mainly active/fallow agricultural land and village settlements. 

 
  7.2.4 Cemetery and Burial Grounds 
 
   Sandy Ridge Cemetery, with an area of about 92 ha, and planned for 

development into an all-inclusive funeral venue with services, including 
columbarium, crematorium, funeral parlours, visitor service center and 
ancillary restaurant and convenience store, may pose constraints on 
development in the surrounding area. Besides, the permitted burial grounds 
for indigenous villagers located in existing hilly areas have to be retained. 
Any development that will adversely affect those permitted burial grounds 
should be avoided. 

 
  7.2.5 Environmental, Sewerage and Drainage Constraints 
 
   There are a number of potential noise and air pollution sources within the 

Area including San Uk Ling Firing Range, Lo Wu Rail Station, the two 
helipads, Muk Wu Nga Yiu cement plant, Man Kam To Boundary Control 
Point, vehicle holding area and Man Kam To Road, Lin Ma Hang Road and 
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Ping Che Road; as well as a number of potential odorous sources which 
would affect the future developments in the Area, i.e. Sham Chun River, the 
planned Organic Waste Treatment Facilities Phase II, Sheung Shui Water 
Treatment Works, Shek Wu Hui Sewerage Treatment Works, Sheung Shui 
Slaughter House and existing livestock farms.  The Area falls within the 
Deep Bay catchment, therefore, any new developments in the Area should 
include proper on-site sewerage treatment facilities to ensure no net increase 
of pollution load will be discharged to the sensitive Deep Bay.  The lowland 
areas near Sham Chun River in the north and the floodplains of Ping Yuen 
River in the east are prone to flooding and underlain by alluvial and colluvial 
soils and pond deposits.  Such deposits are typically saturated and require 
soil treatments and earth filling for any development to take place. 

 
 7.2.6  Overhead Transmission Lines 
 

There are two 400 kV overhead lines (including Tai Po – Daya Bay overhead 
line circuit) extending over Lo Shue Ling running north-south across the 
eastern portion of the Area.  Also, there are 132 kV overhead lines passing 
through in a north-south direction.  Chapter 7 of the Hong Kong Planning 
Standards and Guidelines should be observed when formulating development 
proposals. 

 
 7.2.7 Heritage and Cultural Features  
 

The two Grade 2 historic buildings, i.e. MacIntosh Forts at Nam Hang and 
Nga Yiu, are located on the hilltops at the western and middle portions of the 
Area overlooking the border area.  The forts were two of the chain of police 
observation posts built during the period 1946 to 1953.  They remain as a 
reminder of the development of Hong Kong’s military defence.  Given the 
historical interest, they are worthy of preservation and major developments in 
the vicinity should be avoided as far as possible.  In addition, the Muk Wu 
Nga Yiu Kilns (site of archeological interest), Tin Hau Temple in Muk Wu 
Tsuen and Entrance Gate of Muk Wu Wai and the ancestral halls at Fung 
Wong Wu are built heritages in the Area. 

 
 

8.   GENERAL PLANNING INTENTION 
 

The general planning intention of the Area is to promote cultural conservation, recreation 
tourism, sustainable residential development and provide suitable facilities to meet the 
territorial need and cross-boundary infrastructure.  It is also the planning intention to 
retain good quality agricultural land for agricultural purposes or leisure farming and to 
preserve the existing heritage features and historic buildings. 

 
 
9    LAND USE ZONINGS AND INTENDED USES WITHIN “UNSPECIFIED USE” AREA 
 
 9.1  “Village Type Development”(“V”) : Total Area 27.62 ha  
 

9.1.1 The planning intention of this zone is to designate both existing recognized 
villages and areas of land considered suitable for village expansion.  Land 
within this zone is primarily intended for development of Small Houses by 
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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 infrastructure and services.  Selected 
commercial and community uses serving the needs of the villagers and in 
support of the village development are always permitted on the ground floor 
of a New Territories Exempted House (NTEH).  Other commercial, 
community and recreational uses may be permitted on application to the 
Board.  In order to provide opportunities for short-term accommodation in 
existing NTEH, “Hotel (Holiday House only)” may also be permitted on 
application to the Board.  The accommodation can complement any proposed 
agricultural and recreational uses to promote village life experience, leisure 
farming and agri-tourism. 

 
9.1.2 There are four recognized villages within the Area, namely Muk Wu, Muk Wu 

Nga Yiu, Chow Tin Tsuen and Fung Wong Wu.  The boundaries of “V” 
zones are drawn up having regard to the existing village ‘environs’, 
outstanding Small House applications, Small House demand forecast, local 
topography, existing settlement pattern, ecologically important areas and other 
site specific characteristics.  Areas of difficult terrain, dense vegetation, 
burial grounds and stream courses have been avoided where possible.  As 
parts of the villages may be subject to traffic noise impact from Lin Ma Hang 
Road and Ping Che Road, sufficient setback should be allowed where 
possible. 

 
9.1.3 Except for those specified, 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 of 
3 storeys (8.23 m) or the height of the building 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.  
 

9.1.4 In order to address the potential impacts from developments on existing 
stream courses in general, concerned departments including Agriculture, 
Fisheries and Conservation Department and Planning Department should be 
consulted when processing Small House grant and applications in close 
proximity to existing stream courses, to ensure that all relevant departments 
would have adequate opportunity to review and comment on the applications. 

 
9.1.5  To provide flexibility for innovative design adapted to the characteristics of 

particular sites, minor relaxation of the building height restriction may be 
considered by the Board through the planning permission system.  Each 
proposal will be considered on its individual planning merits. 

 
9.1.6 As diversion of streams or filling of pond 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. 

 
 9.2  “Government, Institution or Community” (“G/IC”) : Total Area 11.28 ha  
  

9.2.1 This zone is intended primarily for the provision of Government, institution or 
community 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 
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directly related to or in support of the work of the Government, organizations 
providing social services to meet community needs, and other institutional 
establishments. 

  
9.2.2 Major existing facilities under this zoning include Ling Ying Public School, 

three pumping stations and staff quarter, Hong Kong Police Force (HKPF) 
Man Kam To Operation Base, MacIntosh Forts at Nam Hang and Nga Yiu, a 
livestock monitoring station, an animal inspection station and food inspection 
facilities at Man Kam To Boundary Control Point (BCP).  Two disused 
schools (ex-Sam Wo Public School) at Lin Ma Hang Road near Muk Wu and 
ex-Lo Wu Public School are also zoned “G/IC”.  Existing school buildings 
can be put to adaptive re-use for other G/IC uses, including farmland 
rehabilitation and organic farm centre to promote eco-tourism.  As detailed 
planning proceeds, land may be designated from other uses to this zoning to 
meet the envisaged demands of the growing population in the Area. 

 
9.2.3 The MacIntosh Forts are located within Government land and currently 

occupied by radio and communication equipments for the use of HKPF.  The 
“G/IC” zone is to reflect their current use.  Given their historic building 
status, they are worthy of preservation and major developments in the vicinity 
should be avoided as far as possible.  Relevant Government departments 
would be consulted on any adaptive reuse proposal of the MacIntosh Forts. 

 
  9.3   “Recreation” (“REC”) : Total Area 16.68 ha  
 

9.3.1 This zone is intended 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. 

 
9.3.2 An area to the north of Ping Yuen River around Ta Kwu Ling Village and a 

small area to the east of Fung Wong Wu are designated as “REC” zone in 
view of the existing extensive abandoned agricultural land adjoining 
traditional villages that may have opportunities to create visitor destinations 
that celebrate the heritage, village-life, agricultural and recreational assets of 
the area.  Any potential adverse impacts on drainage, landscape and ecology 
that might be caused by new developments, of which planning permission is 
required from the Board, should be addressed by the applicant and examined 
by concerned Government departments during planning application stage. 

 
9.3.3 As the area around Ta Kwu Ling Village may be subject to traffic noise 

impact from Lin Ma Hang Road and Ping Che Road, sufficient setback should 
be allowed for any planned sensitive uses from these potential polluting 
sources.  Suitable noise mitigation measures such as self-protective building 
design, noise barriers, etc. would be required. 

 
9.3.4 Recreational uses like holiday camp with sporting facilities are always 

permitted within this zone.  It is intended to provide low-density recreational 
uses such as horse riding school, visitor centre, local historical museum, 
camping ground, recreational facilities or adventure park that are primarily 
outdoor nature-based activities.  The recreational areas are intended to 
integrate with other recreational facilities such as the hiking/heritage/bicycle 
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trails promoting low-intensity tourism while preserving natural and rural 
character.  However, the recreational development in this area should be 
restricted to low-intensity development so as not to overload the infrastructure 
of the area. 

 
9.3.5 No residential development (except NTEH) shall result in a total development 

in excess of a maximum plot ratio of 0.2 and a maximum building height of 2 
storeys.  To provide flexibility for innovative design adapted to the 
characteristics of particular sites, minor relaxation of the plot ratio and 
building height restrictions may be considered by the Board through the 
planning permission system.  Each proposal will be considered on its 
individual planning merits. 

 
9.3.6 As diversion of streams or filling of land/pond 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. 

 
9.4 “Other Specified Uses” (“OU”) : Total Area 108.96 ha 

 
The planning intention of this zone is to provide land for specific uses in the Area.  
This zone covers land annotated for the following specific uses: 

 
“OU (Boundary Crossing Facilities)” (“OU (BCF)”) : Total Area : 10.15 ha 

 
9.4.1 This zone is intended primarily for the development of boundary crossing 

facilities.  The existing Lo Wu and Man Kam To BCPs are designated under 
this zone.  Uses that are related to boundary crossing facilities are permitted 
under this zone. 

 
“OU (Cemetery, Columbarium, Crematorium and Funeral Related Uses)” : Total 

Area 92.08 ha 
 
9.4.2 This zone is intended primarily for the provision of land for cemetery and 

related facilities including columbarium, crematorium and funeral parlours 
and other related uses, and a visitor center, ancillary restaurant and 
convenience store serving the needs of the general public.  The existing 
Sandy Ridge Cemetery is included under this zone and is reserved for 
cemetery and related uses. 

 
9.4.3 An engineering feasibility study on the site formation and associated 

infrastructural works for development of columbarium, crematorium and 
related facilities was completed.  Detailed design including detailed visual, 
environmental and traffic impact assessments on the site formation and 
associated infrastructural works would commence in July 2013.  Moreover, 
crematorium is a designated project under the Environmental Impact 
Assessment Ordinance (EIAO) such that the buffer distance and appropriate 
mitigation measures would be required, subject to confirmation by an EIA 
study under EIAO.  To mitigate concern on visual impact, the number of 
building blocks should be minimized to allow integrated landscaping and 
reduced massing of buildings across the site.  In this regard, a detailed 
landscape plan is required to address the impact of the development on the 
surrounding environment. 
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“OU (Railway)” : Total Area 6.73ha 
 

9.4.4 A strip of land to the east of Ng Tung River is zoned “OU (Railway)” 
primarily for the railway track of the Mass Transit Railway (East Rail Line).  
The remaining railway alignment within the other zone is either elevated or at 
grade. 

 
9.5  “Agriculture” (“AGR”) : Total Area 59.73 ha 

 
9.5.1 This zone is intended primarily to retain and safeguard good quality 

agricultural land, farm and fish ponds for agricultural purposes.  It is also 
intended to retain fallow arable land with good potential for rehabilitation for 
cultivation and other agricultural purposes.   

 
9.5.2 Majority of the agricultural land of good quality are found in lowland areas in 

the west and central parts of the Area.  Also, parcels of agriculture land along 
Lin Ma Hang Road have been converted to aquarium business.  With basic 
agricultural infrastructure, including irrigation facilities, fallow arable land can 
be easily rehabilitated for agricultural purpose.  On the other hand, the 
agricultural land around villages has the potential to provide low-intensity 
leisure farming or organic farming to promote village life experience. 

 
9.5.3  The “AGR” zones near Muk Wu (along Lin Ma Hang Road) and near Lo Shue 

Ling (southwest of Chow Tin Tsuen) are surrounded by active and fallow 
agricultural land and are located in a rural setting, despite sporadic sites along 
Lin Ma Hang Road near San Uk Ling which are currently used for open 
storage.  It is considered that these areas are not suitable for uses that would 
cause adverse environmental and traffic impacts such as warehouse or port 
back-up uses. 

 
9.5.4 As diversion of streams or filling of land/pond may cause adverse drainage 

and environmental impacts on the adjacent areas, permission from the Board 
is required for such activities.  However, filling of land for 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 Lands Department is exempted from the control. 

       
 9.6  “Green Belt”(“GB”) : Total Area 114.22ha 

 
9.6.1 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.  

 
9.6.2 However, limited developments may be permitted if they are justified on 

strong planning grounds.  Developments requiring planning permission from 
the Board will be assessed on their individual merits taking into account the 
relevant Town Planning Board Guidelines. 
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9.6.3 The “GB” zone mainly covers the mountainous areas west of the boundary 
crossing at Man Kam To and in Lo Shue Ling in the east, the densely 
vegetated areas which include fung-shui woodlands that are mainly scattered 
around the village settlements including Chow Tin Tsuen and Muk Wu and 
the permitted burial grounds for indigenous villagers.  The fung-shui 
woodlands near Chow Tin Tsuen and Muk Wu are zoned “GB” due to their 
low to moderate ecological value, with low plant diversity and high 
susceptibility to human disturbance. 

 
9.6.4 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. 

 
9.7  “Conservation Area”(“CA”) : Total Area 4.24 ha 

 
9.7.1 The planning intention of this zone is to conserve the ecological value of 

wetland and fish ponds which form an integral part of the wetland ecosystem.  
The “no-net-loss in wetland” principle is adopted for any change in use within 
this zone.  The primary intention is to discourage new development unless it 
is required to support the conservation of the ecological integrity of the 
wetland ecosystem or the development is an essential infrastructure project 
with overriding public interest. 

 
9.7.2 A small patch of land at Yuen Leng Chai near the foothill of Sandy Ridge and 

west of McIntosh Fort at Nam Hang is occupied by existing mitigation 
habitats and wetlands and is zoned “CA”.  The fish ponds were created as an 
ecological mitigation area associated with the previous Sham Chun River 
regulation works.  The “CA” zone will provide appropriate protection to the 
fishpond/wetland habitat at the site.  

 
9.7.3 New residential development is not permitted under this zone.  The 

redevelopment of an existing house shall not result in a total redevelopment in 
excess of the plot ratio, site coverage and height of the house which was in 
existence on the date of the first publication of the draft DPA plan. 

 
9.7.4 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.  In view of the conservation value of the area within 
this zone, permission from the Board is required for such activities. 

 
9.8  “Undetermined” (“U”) : Total Area 3.23ha  

 
9.8.1 The ex-borrow area at Kong Nga Po, which straddles over this OZP and the 

Fu Tei Au & Sha Ling and Hung Lung Hang OZPs to the south, is located on 
formed (from previous use as a soil borrow site) Government land of about 6.8 
ha and is currently vacant.  Under the “Land Use Planning for the Closed 
Area – Feasibility Study”, the ex-borrow area was recommended for 
comprehensive development for residential use with the provision of open 
space and other supporting facilities. 

 
9.8.2 The site is however subject to a number of development constraints which will 

need to be considered in formulating a development scheme for the site.  
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They include two high voltage cables to the east of the area, the San Uk Ling 
firing range and the planned Organic Waste Treatment Facilities Phase II in 
the vicinity.  The final design should adopt measures to mitigate the potential 
impacts and appropriate assessments should be undertaken for the likely 
environmental (noise and odour), traffic, infrastructure and visual impacts. 

 
9.8.3 With appropriate planning control over the development mix, scale, design 

and layout of the future comprehensive development under future zoning, 
taking into account of various environmental, traffic and infrastructure 
constraints, there is an opportunity to provide a showcase for sustainable 
living and residential development.  An engineering feasibility study has 
been commissioned by the Civil Engineering and Development Department 
(CEDD) to examine the development feasibility of the Kong Nga Po site for 
residential use.  The Study commenced in October 2012 and is scheduled for 
completion in April 2014. 

 
9.8.4 The northern portion of this ex-borrow area which falls within this OZP is 

zoned as “Undetermined”.  As the Kong Nga Po area currently straddles over 
the draft Man Kam To, the Fu Tei Au & Sha Ling and Hung Lung Hang OZPs, 
it is desirable to designate the whole site under one zoning on one statutory 
plan to achieve the planning intention for comprehensive development.  The 
site is subject to an engineering feasibility study currently undertaken by the 
CEDD.  An appropriate zoning will be designated upon completion of the 
study.  

 
 

10  COMMUNICATIONS 
 

10.1   Road Network 
 

Man Kam To Road and Lin Ma Hang Road are the major distributors in the Area.  
Currently, the capacity of these vehicular accesses is considered adequate to serve 
the Area.  The Area is also served by Ping Che Road and Lo Wu Station Road 
leading from the southern area.  There are also narrow local van tracks traversing 
the Area to serve the residents, especially the clustered population at Muk Wu, 
Chow Tin Tsuen and Fung Wong Wu. 

 
10.2   Mass Transit Railway 
 

Lo Wu, situated at the western part of the Area, is served by the Mass Transit 
Railway (East Rail Line) which provides an important transport link to Kowloon as 
well as between the HKSAR and the Mainland. 

 
10.3   Public Transport 
 

The Area is not well served by public transport facilities due to its access restriction, 
remoteness and sparse population.  There are public franchised bus (No. 73K) and 
green minibus (No. 59K) plying between the Area and Sheung Shui Station. 

 
 
11  UTILITY SERVICES 
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 11.1   Sewerage and Drainage System 
 
 11.1.1 The drainage system of the Area comprises mainly natural channels.  The 

runoff from developments can be conveyed to Sham Chun River through 
west tributary of Ping Yuen River.  Drainage system of the Area was 
improved by the river training works at Ping Yuen River which were 
completed in 2006.  Drainage improvement works at Sandy Ridge under 
‘Drainage Improvement in Northern New Territories - Package B’ are 
scheduled for implementation in 2011.  Notwithstanding, major 
developments should be subject to Drainage Impact Assessment to address 
the local drainage impacts on areas in the vicinity, as well as the provision of 
proper drainage facilities for development such as detention tanks. 

 
11.1.2 The Area falls within the Deep Bay catchment and therefore no additional 

pollution loading should be discharged into the Deep Bay as a result of any 
new and proposed developments.  The Government has at present no 
programme to further extend the public sewer to the Area.  Depending on 
the availability of public sewer in the future, the lack of sewerage 
infrastructure may form a constraint to new development in the area. 

           
11.2 Water Supply 

 
11.2.1 Potable water supply is generally available in the Area.  The Area is served 

by Ping Che and Table Hill Fresh Water Service Reservoirs which are 
outside the Area. Currently, temporary mains fresh water is use for flushing 
as supply of seawater for flushing is not available. Upgrading of existing 
water supply system will be required for new developments.  On the other 
hand, part of the Area falls within the consultation zone of Sheung Shui 
Water Treatment Works and this will form a constraint to new developments 
in the southern part of the Area. 

 
11.2.2 Donjiang water transfer facilities including Muk Wu raw water pumping 

stations and various sizes of Donjiang water mains are located within the 
Area.  In addition, River Ganges and River Indus Lowland raw water 
pumping stations and associated raw water mains are within the Area.  
Advice from the Water Supplies Department should be sought in protecting 
these waterworks facilities. 

 
11.3  Other Public Utility Services 
 
 11.3.1 Solid waste disposal relies on small refuse collection points scattered 

throughout the Area. Collected wastes are transported to the North East New 
Territories Landfill for disposal. 

 
 11.3.2 Electricity supply and telephone networks are available in the Area. There are 

existing 400kV overhead lines passing through Lo Shue Ling at the eastern 
part of the Area.  There is however no existing piped gas system in the 
Area. 

 
 
12 CULTURAL HERITAGE 
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12.1  Graded historic buildings within the Area include two Grade 2 historic buildings, 
i.e. MacIntosh Forts at Nam Hang and Nga Yiu; and four Grade 3 historic 
buildings, i.e. Tin Hau Temple in Muk Wu Tsuen, Entrance Gate of Muk Wu Wai, 
Ng Ancestral Hall and Yeung Ancestral Hall in Fung Wong Wu.  Also, the Muk 
Wu Nga Yiu Kilns (site of archaeological interest) fall within the Area.  All the 
above site of archeological interest and graded historic buildings/structures are 
worthy of preservation. 

 
12.2 The AAB also released a number of new items in addition to the list of 1,444 

historic buildings (i.e., No. 19 Village House in Muk Wu and Nos. 24-27, 35-37 
Village Houses in Fung Wong Wu).  These items are subject to the grading 
assessment by the AAB.  Details of the list of 1,444 historic buildings and its new 
items have been uploaded onto the official website of the AAB 
at http://www.aab.gov.hk. 

 
12.3 Prior consultation with the Antiquities and Monuments Office (AMO) of the 

Leisure and Cultural Services Department should be made if any development, 
redevelopment or rezoning proposals might affect the above graded historic 
buildings/structures, new items pending grading assessment or site of 
archaeological interest and their/its immediate environs. 

 
 
13.  IMPLEMENTATION 
 
 13.1 The Plan provides a broad land use framework for development control and 

implementation of planning proposals for the Area.  More detailed plans will be 
prepared as a basis for public works planning and private developments. 

 
 13.2 At present, there is no definite programme for the provision of comprehensive 

infrastructure within the Area.  The implementation process will be gradual and 
may stretch over a long period of time depending on the availability of resources.  
It will be undertaken through the participation of both the public and private sectors. 

 
 13.3 Notwithstanding the above, minor improvement works e.g. widening of access road 

and laying of utility services will be implemented through the Public Works 
Programme and the Rural Public Works as and when resources are available.  
Private developments will be effected principally through private sector initiatives 
to develop or redevelop their properties in accordance with the zoned uses indicated 
on the Plan, provided that their proposals meet Government requirements. 

 
 

14. PLANNING CONTROL 
 

14.1  The types of permitted developments and uses on land within the Area are listed in 
the Notes to the Plan.  Unless otherwise specified, all building, engineering and 
other operations incidental to and all uses directly related and ancillary to the 
permitted developments and uses within the same zone are always permitted and no 
separate permission is required.  

 
14.2 Uses of land or building which were in existence immediately before the first 

publication in the Gazette of the notice of the draft DPA plan and which are not in 
compliance with the terms of the Plan may have adverse impact on the environment, 

http://www.aab.gov.hk/
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drainage and traffic of the area.  Although no action is required to make such use 
conform to the Plan, any material change of such use or any other development 
(except minor alteration and/or modification to the development of the land or 
building in respect of such use which is always permitted) must be always permitted 
in terms of the Plan or, if permission is required, in accordance with a permission 
granted by the Board.  The Board will consider these applications on their 
individual merits.  Those alteration and/or modification works which may lead to an 
environmental improvement or upgrading to the Area may be considered favourably 
by the Board. 

 
14.3 Planning applications to the Board will be assessed on individual merits.  In general, 

the Board, in considering planning applications, will take into account all relevant 
planning considerations including guidelines published by the Board.  Guidelines 
published by the Board are available from the Board’s website, the Secretariat of the 
Board and the Technical Services Division of the Planning Department.  
Application forms and Guidance Notes for planning application can be downloaded 
from the Board’s website and are available from the Secretariat of the Board, the 
Technical Services Division and the relevant District Planning Office of the Planning 
Department.  Applications should be supported by such materials as the Board 
thinks appropriate to enable it to consider the applications. 

 
14.4 Any development, other than those referred to in paragraph 14.1 above or in 

conformity with this Plan or with the permission of the Board, undertaken or 
continued on land included in this Plan on or after the date of the first publication in 
the Gazette of the notice of the draft DPA plan may be subject to enforcement 
proceedings under the Ordinance.  Any filling of land/pond, excavation of land or 
diversion of streams in the relevant zones on or after the date of the first publication 
in the Gazette of the notice of the draft DPA plan without permission from the Board 
may also be subject to enforcement proceedings.  Moreover, there is a presumption 
against filling of ponds for temporary land uses/developments in conservation related 
zonings, such as “CA”. 

 
 
 
TOWN PLANNING BOARD 
___ 2013 
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