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1. Purpose 
 
The purpose of this paper is to seek Members’ agreement: 
 
(a) that the draft Lai Chi Wo, Siu Tan and Sam A Tsuen Outline Zoning Plan (OZP) 

No. S/NE-LCW/C (the Plan) (Appendix I) together with its Notes (Appendix 
II) are suitable for consultation with the North District Council (NDC) and Sha 
Tau K ok Rural Committee (STKRC); and 
 

(b) that the  E xplanatory S tatement ( ES) (Appendix III) i s an e xpression o f t he 
planning intentions and objectives of the Town Planning Board (the Board) for 
the various l and us e z onings of  t he dr aft O ZP a nd i s s uitable for c onsultation 
with the NDC and STKRC together with the draft OZP. 

 
 

2. Background 
 
2.1 On 26.8.2011, t he dr aft Lai C hi Wo, S iu Tan a nd S am A Tsuen Development 

Permission Area ( DPA) P lan No. DPA/NE-LCW/1 w as e xhibited f or public 
inspection unde r s ection 5 of  t he Town P lanning O rdinance (the O rdinance).  
During t he e xhibition pe riod, six representations w ere r eceived. After g iving 
consideration t o t he r epresentations on 9.3.20 12, t he Board de cided not t o 
propose any amendment to the draft DPA plan to meet the representations. 

 
2.2 On 26.6.2012, t he Chief Executive in Council (CE in C), under section 9(1)(a) 

of the Ordinance, approved the draft Lai Chi Wo, Siu Tan and Sam A Tsuen DPA 
plan, which was subsequently renumbered as DPA/ NE-LCW/2.  O n 13.7.2012, 
the a pproved Lai C hi W o, S iu T an a nd S am A  T suen DPA P lan No. 
DPA/NE-LCW/2 was exhibited for publ ic inspection under section 9 (5) of the 
Ordinance. 

 
2.3 Pursuant to section 20(5) of the Ordinance, the Lai Chi Wo, Siu Tan and Sam A 

Tsuen DPA P lan i s ef fective onl y for a period of  three years unt il 26.8.2014.  
An O ZP h as t o be  pr epared t o r eplace t he D PA P lan i n or der t o m aintain 
statutory planning control over the Area upon expiry of the DPA Plan. 

 
2.4 On 12.3.2014, 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 Lai Chi Wo, Siu Tan and Sam A Tsuen area. 
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3. Strategic Planning Context 

 
3.1 The area covers a total area of about 131 ha with 90 ha in the Lai Chi Wo area, 

20 ha in the Siu Tan area, and 21 ha in the Sam A Tsuen area (the Area).  The  
Area is surrounded by the Plover Cove Country Park except where it adjoins the 
Lai Chi Wo Special Area near the Lai Chi Wo and fronts on the scenic Yan Chau 
Tong Marine Park (Plans 1 to 3). 

 
3.2 The A rea f alls w ithin part of  the  Linkage A rea o f the  “Study on t he 

Enhancement o f t he S ha Tau K ok R ural Township a nd S urrounding A reas – 
Feasibility Study” (the STK Study) commenced in 2009 and completed in early 
2013.  The S TK Study recommends a n i ntegrated a rea i mprovement pl an f or 
Sha Tau Kok Area and its surrounding areas. One of the major objectives of the 
Study i s t o ke ep t he na tural l andscape i ntact a nd unt ouched a nd pr eserve t he 
sensitive natural environment as much as possible in most of the Linkage Area.  
With the a im of  minimizing external i ntervention, m ost s ub-areas will be  
provided w ith ba sic t ourism s upporting f acilities. T he S TK S tudy considered 
that the Lai Chi Wo area has great potential of tourism development due to the 
ecological and cultural/historic va lue.  T herefore, a  ne w E co-Cultural 
Destination, Lai Chi Wo Ecological Centre at the vacant village school, ex-Siu 
Ying School, has been proposed to promote eco-tourism in the area.  Besides, 
improvement works in the area also include addition of toilets near the pier and 
information boards. 

 
3.3 With reference to the Landscape Value Mapping of Hong Kong (2005), the Area 

is situated i n a  r emote, t ranquil, ha rmonious a nd pl easant r ural l andscape 
character area of rich landscape resources, i.e. shrub and woodland, wide stream, 
pond, de lta, w etland, c oastal f eatures, abandoned f ield a nd vi llages e tc.  The 
overall landscape value is high.   

 
3.4 The Area comprises a variety of habitats, including undisturbed terrestrial, hilly 

habitats, fung shui woodland, lowland secondary forest, shrubland, ecologically 
important stream and other stream course, coastal mangrove, freshwater marsh, 
abandoned ponds  a nd s eagrass b ed.  These h abitats not  onl y s upport a l arge 
number of flora and fauna in the Area, but also are ecologically-linked with the 
wide stretch of vegetation in the surrounding Plover Cove Country Park. Village 
settlements ma inly c oncentrate in  Lai C hi W o with s ome uni nhabited hous e 
clusters in Kop Tong and Mui Tsz Lam and a few of the village houses in Sam A. 
Given the n atural environment with high ecological value c oupled w ith i ts 
inaccessibility due to lack of vehicular access, the planning framework for the 
Area should f undamentally be t he pr eservation of t he e cological e nvironment 
and its natural resources.  No large-scale development should be introduced in 
order to minimize encroachment onto the sensitive environment and to protect 
and enhance ecological conservation. Details of the land use considerations are 
contained in the Planning Report on Lai Chi Wo, Siu Tan and Sam A Tsuen at 
Appendix IV. Some major issues in relation to the proposed zonings are stated 
below. 
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4. Issues Arising from Consideration of the DPA Plan 

 
4.1 Since the gazettal of the draft DPA P lan on 26.8.2011, no planning proposal or 

application has been received by the Board. During the exhibition period of the 
draft DPA Plan, a total of six representations were received. The major land use 
proposals raised by the representers are recapitulated below: 

 
(a)  Green groups 1

 

 suggested t hat conservation z onings s uch a s 
“Conservation Area” (“CA”) should be  d esignated t o reflect th e 
ecological va lue and protect t he E cologically Important S tream ( EIS) 
inside t he A rea a s w ell as  t he coa stal ha bitats and t o de signate i t a s 
country park to better conserve the integrity of the natural settings of the 
Area; and 

(b)  the Village Representatives (VRs)2

 

 proposed to expand the Village Type 
Development” (“V”) zones to meet their future Small House demand. 

 
5. Town Planning Board’s Decisions and Instructions 

 
On 9.3.2012, while the Board decided not to propose any amendment to the draft DPA 
Plan to meet the representations. It was agreed that detailed studies and analysis would 
be conducted to de termine the appropriate z onings for areas of  high e cological va lue 
and the boundary of the “V” zones. 
 
 

6. Object of the Plan 
 
6.1  The object of the Plan is to indicate the broad land-use zonings for the Area so 

that development and redevelopment within the Area can be put under statutory 
planning control.  It also provides the planning framework for preparing more 
detailed non-statutory plans which form the basis for public works planning and 
site reservation for various uses.. 

 
6.2  The Plan is to illustrate the br oad p rinciples of  de velopment a nd t o pr ovide 

guidance f or m ore de tailed pl anning. It i s a  s mall-scale pl an, and boundaries 
between the  la nd us e z ones ma y b e s ubject to minor a djustments a s d etailed 
planning and development proceed. 

                                                 
1  Green groups i nclude Designing H ong K ong L imited, H ong K ong B ird Watching S ociety, 

WWF Hong Kong, and Kadoorie Farm & Botanic Garden Corporation (KFBG). 
 

2  VRs of Lai Chi Wo, Kop Tong, Mui Tsz Lam and Sam A. 
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7. The Planning Scheme Area (Plans 1 to 3) 

 
7.1 The Area, which comprises three sub-areas, namely the Lai Chi Wo area (about 

90 ha), t he S iu T an a rea ( about 20  ha) and t he Sam A  T suen area ( about 21 
hectares), covers a t otal area o f about  131 ha. The A rea i s s urrounded by t he 
Plover C ove C ountry P ark and the Lai C hi W o Special A rea at  Lai C hi W o 
except where it fronts on the Yan Chau Tong Marine Park. At present, the Area 
is accessible by boat via small piers at Lai Chi Wo and Sam A, and by walking 
trails leading from Wu Kau Tang and Bride’s Pool (Figure 8 of the Planning 
Report at Appendix IV).   

 
Lai Chi Wo (Plan 1, Figures 5a to 5h & 6a to 6f of the Planning Report at 
Appendix IV) 

 
7.2 The ar ea m ainly com prises mangrove, w oodland, s hrubland, w atercourse a nd 

fallow agricultural land.  Recognised villages in the area include Lai Chi Wo, 
Kop Tong and Mui Tsz Lam3

 

 (Figures 5b and 5c of the Planning Report at 
Appendix IV).  

7.3 Lai Chi Wo faces the scenic Yan Chau Tong Marine Park and the Lai Chi Wo 
Beach Site of  S pecial S cientific Interest ( SSSI)4

 

 (Figure 5h of the Planning 
Report at Appendix IV).  Behind t he Lai C hi Wo is a  fung s hui w oodland, 
about 1 ha of which was designated as a “Special Area” under the Country Parks 
Ordinance in 2005, for i ts high flora diversity and the presence of  uncommon 
tree species as well as old and valuable trees.  There is a natural stream flowing 
across the Lai Chi Wo, about 500m of which is recognized as an Ecologically 
Important S tream (EIS) (Figures 5f and 5g of the Planning Report at 
Appendix IV).  

7.4 The area includes a Geo-heritage Centre displaying the geological resources and 
illustrations of old Hakka village in Hong Kong. A Nature Trail links up the Lai 
Chi Wo and the coastal area. A graded historic building in the area is the Hip Tin 
Temple and Hok Shan Monastery” (Grade 3 historic buildings).  The area is a 
popular de stination f or t ourists a nd hi kers. The Lai C hi W o S ite of  
Archaeological Interest is l argely l ocated in it (Figures 6b and 6h of the 
Planning Report at Appendix IV). 

 
                                                 

3  Lai Chi Wo village is a typical Hakka village, with about 210 houses. After the war, many 
villagers left Lai Chi Wo for the city or went abroad. Local population fell sharply after the 
1960's and 1970's. Kop Tong and Mui Tsz Lam have been deserted. 

 
4  The Yan C hau Tong M arine P ark, de signated in 19 96, i s w ell-known f or i ts r ich fishery 

resources as it i s a nu rsery ground for larvae an d juvenile o f f ishes and many di fferent 
marine lives.  The Lai Chi Wo Beach SSSI, designated in 1979, is to protect a mangrove 
stand and a seagrass bed (Halophila ovalis (喜鹽草) and Zostera japonica (矮大葉藻)) in 
recognition of their ecological importance.  Mangroves grows near the coast of the Lai Chi 
Wo SSSI which is regarded as one of the most important stands in Hong Kong due to the 
presence and abundance of some mangrove species. Both the Yan Chau Tong Marine Park 
and the Lai Chi Wo Beach SSSI are outside the Area.  On the other hand, there are records 
of seagrasses in the abandoned ponds in Siu Tan. 
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7.5 Mui Tsz Lam and Kop Tong are two indigenous villages, about 1km southwest 
of Lai Chi Wo. Kop Tong and Mui Tsz Lam have been deserted and most of the 
village hous es ha ve become r uins. Fung shui w oodlands, which are 
comparatively remote and intact, are found behind the Kop Tong and Mui Tsz 
Lam area. The fung shui woodland at Mui Tsz Lam has higher species diversity 
than that of Kop Tong (Figure 5g of the Planning Report at Appendix IV).  

 
Siu Tan (Figures 5a and 5d of the Planning Report at Appendix IV) 
 
7.6 The ar ea mainly comprises flat a nd low -lying a bandoned a gricultural l and, 

which has be en turned i nto intertidal water ponds  a nd f reshwater m arshes 
surrounded by shrubs and woodland. It is also adjacent to the Yan Chau Tong 
Marine Park and the Lai Chi Wo Beach SSSI where there are mangrove and 
seagrass habitats. 

 
7.7 There is a natural stream near the western boundary of the site flowing from 

south t o nor th t owards t he M arine P ark. Habitats i n S iu Tan s upport a  high 
diversity o f w ildlife a nd flora s pecies worthy of pr otection, and it is  also 
identified a s a  hot spot f or but terflies. Mangrove s tands a re f ound a long t he 
watercourse and at i ntertidal w ater ponds  ne ar t he coastal a rea, w here 
uncommon species of seagrass have been found. Surrounding the wetlands on 
the east, south and west are continuous woodlands forming the foothill of the 
Plover Cove Country Park.  

 
Sam A Tsuen (Figures 5a and 5e of the Planning Report at Appendix IV)  
 
7.8 The area mainly comprises woodland, s hrubland, active and abandoned 

agricultural land, freshwater m arsh, stream, estuarine m angrove and mudflat 
habitats. The w oodlands i n t he pe ripheral hi ll-slopes a nd a  fung s hui wood 
behind t he vi llage form a  c ontinuum of  w oodland ha bitat t ogether w ith t he 
adjoining Plover Cove Country Park. The habitats support a high diversity of 
wildlife and plant species worthy of  protection and are identified as hotspots 
for butterflies and freshwater fishes.  

 
7.9 The r econgised village i n the ar ea i s Sam A which faces southwest, di rectly 

overlooking the scenic shore f lat land and is surrounded b y wooded hi lls on 
three sides i n t he nor th, w est a nd s outh with some a ctive f armland in the 
south-eastern part of  the  vi llage. A f ew of  t he v illage hous es h ave recently 
been refurbished and are being used for serving visitors. Some beekeeping has 
been operated at Sam A.  
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8. Development Proposals Received in the Course of Preparation of the Plan 
 

8.1 The North District Council has proposed to convert the vacant premises of the 
former S iu Y ung S chool a t Lai C hi W o (Photo 34 at Figure 6h of the 
Planning Report at Appendix IV) into a  geoheritage-cum-ecological 
education centre5

 

 as part of a project under the Signature Project Scheme,. The 
proposed c entre i s i ntended t o pr ovide vi sitors with i nformation on bot h t he 
ecological features of the surrounding areas and the geological features of the 
adjacent Geo-Area of  the Hong Kong Global Geopark of  China.  Under the 
project, a dditional i nformation boa rds a nd e ducation pa nels w ill a lso be  
installed in the Lai Chi Wo area and the board walk around the Derris vines 
will also be reconstructed.  

8.2 In the course of preparation of the Plan, some views/proposals were received 
from green groups and individuals.  T hey are of the view that the future land 
use pr oposals should focus on c onservation and the B oard should be ve ry 
cautious regarding massive increase in Small House demand. KFGB submitted 
information on s ome e cological f eatures i n t he A rea a nd t heir m ajor poi nts 
(KFGB’s proposals at Appendix V) are as follows: 

 
Lai Chi Wo 
(a) the coastal and the backshore areas adjoining the mangrove should be zoned 

"CA" or Coastal Protection Area ("CPA") so as to provide a buffer zone to 
protect these habitats.  "CA" zone should be provided for the streams and 
their riparian zones and the woodlands including both secondary woodland 
and fung shui woodland in view of the densely vegetated condition and i ts 
connectivity with the surrounding country park. 

 
Siu Tan  
(b) Since no ‘Village Environ’ ('VE') is present at the area, the entire area should 

be zoned "CA" in o rder to protect the s eagrass, the stream, the marsh, the 
woodland a nd t he i ntegrity of  t he s urrounding M arine P ark a nd C ountry 
Park. 
 

Sam A Tsuen 
(c) The l owland area i s covered with marsh, and at l east t wo species of  

conservation concern can be found – Rice Fish Oryzias curvinotus (弓背青

鱂) and Four-spot Midget Mortonagrion hirosei (四斑細蟌). In view of the 
presence of  t he abov e s pecies and associated habitats, except t he exi sting 
village clusters, other areas within this area should be covered with “CA” 
zone. 

 
8.3 Planning assessment of the proposal is in Appendix VI. The views conveyed in 

this proposal have been taken into account in the preparation of the Plan. Details 
are in paragraph 9 below. 

 
 

                                                 
5  The project is currently under the stage of investigation and design.. 
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9. Land Use Planning Considerations 
 

Natural Environment (Figures 5a to 5 j of Planning Report at Appendix V) 
 

9.1 The north of the existing Lai Chi Wo is a relatively undisturbed native woodland 
with mature t rees and is ecol ogically l inked with the w ide s tretch of n atural 
vegetation i n t he P lover C ove C ountry P ark a nd the Lai C hi Wo F ung S hui 
Woodland.  T he fung shui woodlands at Mui Tsz Lam and Kop Tong support a 
diversity o f pl ants, including Pavetta hongkongensis (香港大沙葉 ) and 
Aquilaria sinensis (土沉香) of conservation significance.   
 

9.2  The coa stal ar ea al ong the eas tern boundary of  the Lai Chi W o consists of  
mangroves, m angrove-associated pl ants a nd ba ckshore ve getation i ncluding a  
large popul ation of  m ature Heritiera littoralis (銀葉樹) and  Derris alborubra 
(白花魚藤) with a high ecological value. It is  located immediately adjacent to 
the ecol ogically sensitive Y an C hau T ong M arine P ark and t he Lai C hi W o 
Beach SSSI.   The w etland system in Siu T an comprising na tural s tream, 
intertidal ponds and marshes is of ecological importance. Uncommon species of 
seagrass can be f ound in the ar ea and the r are pl ant species Ceratopteris 
thalictroides (水蕨) which is a protected plant in China has been recorded at the 
marsh. Fauna of conservation concern including Orthetrum poecilops poecilops 
(斑灰蜻) has also been recorded in the area. The coastal area in Sam A Tsuen 
consists of  c oastal w oodland a nd w etland system c omprising m angrove s tand 
and lowlying marshes. Such area has been identified as ecologically important. 
Plants species with conservation interest including Ligustrum punctifolium (斑
葉女貞), Myoporum bontioides (苦檻藍) and Scaevola hainanensis (海南草海

桐) have be en recorded i n the i ntertidal z one of t he co astal ar ea and at t he 
headland at Ngor Tau Tsui. In addition, the fish species of conservation concern 
Oryzias curvinotus (弓背青鱂) is al so recorded in a w atercourse i n the ar ea. 
According to AFCD, these ecologically sensitive areas should be designated as 
"CA" s o as t o reflect t he hi gh ecological va lue of t he Area and to protect the 
coastal area along the adjacent Yan Chau Tong Marine Park.  
 

9.3 Areas w ith natural ve getation, w oodland, hi lly terrain, hi llside s hrubland, 
grassland and streamcourses including the EIS and i ts riparian zone have been 
designated as "GB" so as to protect existing green areas and preserve the hilly 
terrain in the Area. These areas are areas of high landscape, scenic or ecological 
value.  All t hese na tural f eatures s hould be  pr otected a s f ar as pos sible w ith 
minimum development and AFCD cons iders t hat de signating t hese a reas as  
"GB" is appropriate. 
 

9.4 From l andscape va lue point of  vi ew, t he areas a re s ituated i n an enclosed, 
remote, tranquil, harmonious and pleasant rural landscape character area of rich 
landscape resources, i ncluding s hrub a nd w oodland, s tream c ourse, ponds , 
coastal features.  T he CTP/UD&L, PlanD advises that the landscape value of  
the Area high and should be protected. 
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9.5 Some a ctive a gricultural la nd intermixed with abandoned f armland/grassland 
could be found at the southern part o f the vi llages at Lai Chi Wo and Sam A. 
Besides, the land to the north of  the EIS at Lai Chi Wo comprises largely wet 
abandoned agricultural land. The areas are proposed to be designated as “AGR” 
not onl y to retain active and fallow ar able l and for agricultural pu rpose, 
including l eisure f arming or  or ganic f arming, b ut a lso to preserve t he rural 
setting as well as the natural environment in the Area.  

 
Land for Village Development 
 
9.6  Since the publication of the DPA Plan, the STKRC and the VRs are of the view 

that the Government should respect their entitled rights and more land should be 
designated for Small House development.  Green groups consider that the Area 
comprises areas of conservation importance and conservation zonings should be 
designated to facilitate the  restriction and r egulation of inc ompatible 
developments such as Small House development on those ecologically sensitive 
areas.   

 
9.7  According to the District Lands Officer/North (DLO/N), there is no outstanding 

Small H ouse a pplication f or t hese vi llages.  The 10 -year f orecast of  de mand 
for Small House at  Lai C hi W o, M ui T sz L am, K op T ong and S am A , as 
provided b y t he concerned VRs, are 2,800, 13 2, 135 a nd 300 r espectively6.  
According to the established practice of the Board, if there is a substantial and 
unjustified increase in the upda ted 10 -year d emand forecast f igure when 
compared with the previous corresponding figure when preparing the DPA Plan7

 

, 
the l atter w ould be  a dopted i n t he pr eparation of  t he O ZP unl ess s trong 
justifications are received by the respective VR. However, in the case of Lai Chi 
Wo, t he de mand f orecast figure (i.e. 1,098) is w ithout substantiation.  It is  
therefore proposed that an incremental approach be  adopted for designation of 
“V” z one f or S mall H ouse de velopment with an aim to consolidating Small 
House development at suitable locations so as to avoid undesirable disturbances 
to the natural environment.   

9.8   With reference to the Small House demand and ‘VE’ for the recognized villages 
as enumerated above, PlanD has analyzed the site conditions of the area within 
‘VE’ ta king a ccount of  the  e xisting vi llage settlement, pr eviously approved 
Small H ouse a pplication8

                                                 
6  Based on D LO/N’s previous information (2010), the 10-year forecast of demand for Small 

House at Lai Chi Wo, Mui Tsz Lam, Kop Tong and Sam A are 1,098, 149, 130 and 1,200 
respectively.   

, environmental c onditions a nd na tural t errain of  t he 
area.  Special attention has been given to protect the ecological and landscape 
significance of the Area having regard to the wider natural system of the Plover 
Cove Country Park and the Yan Chau Tong Marine Park.  

 
7  The 10-year Small House demand forecast for Lai Chi Wo Village has been increased from 1,098 (as 

at 2010) to 2,800 (as at 2014). DLO/N advises that the latest figure of 2,800 Small House demand for 
Lai C hi Wo Village i s b ased o n V R’s la test i nformation p rovided b y th e v illagers b ut th ere is  n o 
verification by DLO/N. 

 
8  No Small House application has been granted/approved by LandsD/PlanD for the villages 

since the first gazettal of the Lai Chi Wo, Siu Tan and Sam A Tsuen DPA Plan in 2011. 
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9.9  The village at Lai Chi Wo is mainly concentrated on the lower hillslope in the 

north-east. According to AFCD, the north of the existing village at Lai Chi Wo 
is a relatively undisturbed native woodland with mature trees and is ecologically 
linked with t he wide s tretch of  na tural ve getation in t he P lover Cove Country 
Park and Lai Chi Wo Fung Shui Woodland. The coastal area along the eastern 
boundary of the Lai Chi Wo consists of mangroves, mangrove-associated plants 
and ba ckshore v egetation with a high e cological va lue. These e cologically 
sensitive areas together with the streamcourses including the EIS and its riparian 
zone should be protected. Besides, the land to the north of the EIS at Lai Chi Wo 
comprises largely wet abandoned agricultural land which should be preserved as 
it is adjacent to the EIS. CTP/UD&L of PlanD also points out that Lai Chi Wo 
has valuable and natural landscape resources including very old and large trees 
of unusual form in fung shui woodland, wetland, streams, mangroves, woodland, 
and cultural landscape features which should be protected. 
 

9.10 According t o AFCD and CTP/UD&L, t he s urrounding de nse w ooded areas 
including the f ung s hui woods behind t he Kop Tong and M ui Tsz Lam a reas 
should be  pr otected so as t o avoid t hese resources with hi gh e cological a nd 
landscape value being damaged by the proposed small house. 
 

9.11 AFCD also advises that the coastal area to the east of Sam A consists of coastal 
woodland a nd w etland s ystem c omprising m angrove s tand a nd l owlying 
marshes which has b een i dentified a s e cologically i mportant. In a ddition, t he 
fish species of conservation concern is also recorded in a watercourse in the area. 
CTP/UD&L considers that t he de nse ve getation a nd t rees s urrounding t he 
village at Sam A have high landscape value and should be protected.  
 

9.12 Given the natural environment with conservation and landscape value, suitable 
land w ithin t he A rea available f or vi llage de velopment to meet the  f uture 
demand is very limited. Discounting the surrounding environmentally sensitive 
areas, including woodland, coastal areas, natural stream, EIS, its riparian areas, 
estuarine mangrove, wet agricultural land and as-built GIC developments which 
are mainly zoned “CA” “GB”, "AGR" and “G/IC”, the residual area for “V” is 
about 6.04 ha (Table 1). 
 

9.13 The ar eas reserved f or Small H ouse de velopments m ainly cover the e xisting 
fallow a gricultural l and currently covered with s ome shrubs and v egetation in 
the vicinity of the existing village clusters. The proposed “V” zones on the Plan, 
covering a total area of about 6.04 ha including about 2.71 ha of land at Lai Chi 
Wo, about 1.09 ha at Mui Tsz Lam, about 0.59 ha at Kop Tong, and about 1.65 
ha at  S am A .  The t otal de velopable l and reserved f or ne w S mall H ouse 
developments amounts to about 3.33 ha, equivalent to about 133 Small House 
sites. T his c an s atisfy about 8% of  t he t otal 10 -year f orecast of  S mall House 
demand in the Area (i.e. 133 out of 1,665) (Table 1). 
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Table 1: Small House Demand for Lai Chi Wo, Mui Ts Lam, Kop Tong and Sam A 
Tsuen Villages 

 
 
 

Small House 
Demand Figure in 
2010 

Small House 
Demand Figure in 2013 ‘VE’ Area 

(ha) 
(‘VE’ Area in 
OZP)  

“V” zone on 
draft OZP 
(ha) 

Required 
land to 
meet new 
demand 
(ha) 

Available  
Land  
to meet 
new 
demand 
(ha) 

 
Percentage of 
the new 
demand met by 
available land Village 

Outstanding 
Demand 

10-year 
forecast 
(2010 – 
2019) 

Outstanding 
Demand 

10-year 
forecast 
(2013 – 
2022) 

Lai 
Chi 
Wo  

Nil 1,098* Nil 2,800* 9.51 
(9.12) 2.71 27.45 1.02 3.72% 

Mui 
Tsz 
Lam 

Nil 149 Nil 132 7.13 
(7.13) 1.09 3.30 0.67 20.30% 

Kop 
Tong Nil 120 Nil 135 7.27 

(6.85) 0.59 3.38 0.43 12.72% 

Sam A 
Tsuen Nil 1,200 Nil 300 8.35 

(7.43) 1.65 7.50 1.21 16.13% 

Total 
Nil 2,567 Nil 3.367 32.26 

(30.53) 6.04 41.63 3.33 8.00% 

* When considering the land use zoning for the “V” zone, it is noted that no justification has been provided by the VRs 
of Lai C hi Wo v illage for t he s ubstantial i ncrease i n t he l atest 1 0-year f orecast ( from 1,098 t o 2,800).  In s uch 
circumstances, while t he u pdated S mall H ouse d emand for M ui Tsz L am, K op Tong an d S am A Tsuen will b e 
adopted, the previous figures for Lai Chi Wo Village (i.e. 1,098 figures rather than 2,800) have been adopted. 

 
9.14 It should be noted that the land reserved for “V” zones in the Area are intended 

for S mall H ouse de velopments b y t he vi llagers. A lthough t he area of t he 
proposed “V” zone c ould not  m eet a ll t he c urrent f orecast of  S mall H ouse 
demand, planning application can be made in the “AGR” zones to the south the 
existing vi llage clusters which provides a nother m easure f or t he vi llagers t o 
apply for S mall H ouse development out side “V” zone s ubject t o t he Board’s 
approval.   
 

9.15 As there is no e xisting sewer or pl anned public sewer for the Area, Small House 
development w ithin “ V” z one w ould ha ve t o re ly on on -site septic t ank and 
soakaway system (STS). For protection of the water quality of the area, the design 
and construction of on-site STS for any development proposals/submissions need to 
comply w ith re levant s tandards a nd re gulations, s uch a s E nvironment P rotection 
Department ( EPD)'s P ractice N ote for P rofessional P erson (P roPECC P N) 5/ 93 
“Drainage Plans subject to Comment by the Environmental Protection 
Department”. Operation and maintenance practices for septic tank (e.g. desludging 
practices) ar e also given in EPD’s “ Guidance N otes on Discharges from Village 
Houses”. 
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Cultural Heritage 
 
9.16 The Hip Tin Temple and H ok S han M onastery in Lai C hi Wo i s a  G rade 3 

historic bui lding w ithin the  A rea. The Lai C hi W o Site of  A rchaeological 
Interest also largely falls within the Area. Prehistoric pottery shreds and ceramic 
shreds of  S ong, M ing a nd Q ing pe riods w ere r ecorded i n 2000. The a bove 
graded historic building/structure and site of archaeological interest are worthy 
of preservation. 

 
9.17 Prior c onsultation w ith the Antiquities M onument O ffice of t he Leisure a nd 

Cultural S ervices D epartment should be  m ade i f a ny d evelopment, 
redevelopment or  rezoning p roposals m ight a ffect t he above graded hi storic 
building/structure, new items pending grading assessment, site of archaeological 
interest and their/its immediate environs. 

 
Transportation 
 
9.18 At present, no vehicular access is available except the footpaths and hiking trails 

leading from Wu Kau Tang and Bride’s Pool. The Area i s accessible by boats 
via small piers at Lai Chi Wo and Sam A. 
 

 
10. Planning Intention  

 
10.1 The Area forms an integral part of the natural system of the natural woodlands 

in t he a djoining P lover C ove C ountry P ark w ith a  w ide s pectrum of  na tural 
habitats i ncluding, inter alia, coastal ma ngrove a nd mudflat, intertidal water 
ponds, EIS and freshwater streams, undisturbed terrestrial and hilly forests and 
woodlands, fung shui woodlands, shrubland, active and fallow agricultural land 
etc., which support some rare/uncommon flora and fauna of the Area and should 
be preserved and p rotected.  The general pl anning intention of  t he Area i s t o 
protect its hi gh conservation a nd l andscape v alue w hich complements t he 
overall na turalness and the l andscape b eauty o f t he s urrounding Plover C ove 
Country Parks. 

 
10.2 Apart from the environmental and ecological considerations, development in the 

Area i s c onstrained b y limited t ransport a nd i nfrastructural pr ovisions.  It i s 
also i ntended t o c onsolidate vi llage de velopment s o a s t o a void unde sirable 
disturbances to the natural environment and overtaxing the limited infrastructure 
in the Area. 
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 11. Land Use Zonings 

 
11.1 “Village Type Development” (“V”): Total Area 6.04 ha 

 
11.1.1  The pl anning i ntention of t his z one i s t o r eflect e xisting r ecognized 

villages a nd the  f ishermen settlement.  Land w ithin this z one is  
primarily i ntended for development of  S mall H ouses b y i ndigenous 
villagers.  It is also intended to concentrate village type development 
within this zone for a  more orderly development pattern, efficient use 
of l and a nd pr ovision of  i nfrastructure a nd s ervices.  S elected 
commercial and community uses serving the needs of the villagers and 
in s upport of  t he vi llage de velopment a re a lways pe rmitted on t he 
ground f loor of  a  N ew T erritories E xempted H ouse.  O ther 
commercial, community a nd recreational us es ma y b e permitted on 
application to the Board.  

 
11.1.2 The recognized villages within the Area are Lai Chi Wo, Mui Tsz Lam, 

Kop Tong and Sam A. The boundaries of  the “V” zone are drawn up  
having r egard t o t he village ‘ environs’, t he l ocal t opography, t he 
existing s ettlement pa ttern, s ite c onstraints, t he approved a pplications 
for S mall H ouse de velopment, t he out standing S mall H ouse 
applications, as well as the estimated Small House demand.  Areas of 
difficult t errain, d ense ve getation a nd s tream courses ha ve b een 
avoided as far as possible.  

 
11.1.3 Except for those specified, no new development, or addition, alteration 

and/or modification to o r r edevelopment o f an e xisting bui lding shall 
result i n a t otal de velopment and/ or r edevelopment i n excess of  a 
maximum bu ilding he ight of  3 -storey ( 8.23 m ) or  t he he ight of  t he 
building w hich w as i n e xistence on t he da te of  publ ication i n t he 
Gazette of the notice of the draft DPA plan, whichever is the greater. 

 
11.1.4 To pr ovide f lexibility f or i nnovative de sign a dapted t o the 

characteristics of  p articular s ites, minor r elaxation of the  bui lding 
height restriction may be considered by the Board through the planning 
permission application system.  Each proposal will be  considered on  
its individual planning merits. 
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11.1.5 As diversion of streams or filling of pond m ay cause adverse drainage 
impacts on the adj acent ar eas and adverse i mpacts on the n atural 
environment, permission from the Board is required for such activities.  
There is no existing sewer or planned public sewer for the Area, and at 
present, each house is typically served by its own on-site STS system. 
In accordance with the Environmental, Transport and Works Bureau’s 
Technical C ircular ( Works) N o. 5/ 2005, unde r t he c urrent 
administrative pr actice, f or de velopment proposals/submissions t hat 
may affect natural s treams/rivers, the approving/processing authorities 
at va rious s tages of  t he de velopment s hould c onsult a nd c ollate 
comments f rom AFCD and relevant a uthorities a nd i ncorporate 
relevant comments/advice as conditions of approval wherever possible.  
Also, for the protection of the water quality of the streams and Rocky 
Harbour, the de sign a nd c onstruction of  on -site STS s ystem f or any 
development pr oposals/submissions ne ed t o c omply w ith r elevant 
standards a nd regulations, such as Environment P rotection D epartment 
(EPD)'s P ractice N ote f or P rofessional P erson (P roPECC P N) 5/ 93 
“Drainage Plans subject to Comment by the Environmental Protection 
Department”.  Accordingly, t he Lands D epartment w hen pr ocessing 
Small H ouse grant a nd a pplications i n close proximity t o e xisting 
stream courses should consult concerned departments i ncluding EPD, 
the AFCD and the PlanD to ensure that all relevant departments would 
have adequate opportunity to review and comment on the applications. 

 
11.2  “Government, Institution or Community” (“G/IC”): Total Area 0.11 ha 

 
11.2.1 This z one i s i ntended primarily f or t he pr ovision of  G overnment, 

institution or c ommunity facilities s erving th e ne eds of  the  loc al 
residents a nd/or a  w ider di strict, region or the  te rritory. It is  a lso 
intended to provide land for uses directly related to or in support of the 
work of  t he Government, or ganizations pr oviding s ocial s ervices t o 
meet community needs, and other institutional establishments. 

 
11.2.2 The m ajor e xisting G IC f acilities unde r thi s zone include a s ingle 

storey permanent flushing toilet and a single storey telephone exchange 
operated b y the Hong K ong Telephone Company Ltd. at Lai Chi Wo 
Besides, i t a lso i ncludes t he c urrent us e of  a s ingle s torey religious 
institutions of  t he Hip Tin Temple and Hok Shan Monastery near t he 
entrance of the Lai Chi Wo. 

 
11.2.3 Besides, the North District Council has agreed that as part of one of its 

projects under the Signature Project Scheme, the vacant premises of the 
former S iu Y ing S chool a t Lai C hi W o would be c onverted i nto a  
geoheritage-cum-ecological edu cation centre.  It i s p roposed t o 
designate the site as “G/IC” zone so as t o accommodate i ts proposed 
use, as ‘Field Study/Education/Visitor C entre’ is a lways p ermitted 
within this zone

 
.  
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11.2.4 To preserve the rural and low-rise cha racter of  t he Area as  well as  to 
provide s patial a nd vi sual r elief, d evelopment/redevelopment within 
this z one s hould be  r estricted t o a  m aximum bui lding h eight a s 
stipulated on t he Plan or  t he he ight of  t he bu ilding w hich w as i n 
existence on the date of first publication in the Gazette of the notice of 
the draft DPA plan, whichever is greater. 

 
11.2.5 To pr ovide de sign f lexibility f or pa rticular development, m inor 

relaxation of the building height restriction may be considered b y the 
Board t hrough t he pl anning pe rmission s ystem. Each a pplication w ill 
be considered on its individual planning merits. 

 
11.3  "Agriculture" (“AGR”) : Total Area 6.28 ha 

 
11.3.1  The planning intention of this zone is primarily to retain and safeguard 

good qu ality agricultural l and for agricultural pur poses. It i s a lso 
intended t o r etain f allow a rable l and w ith g ood pot ential f or 
rehabilitation for cultivation and other agricultural purposes. 

  
11.3.2  Some a ctive a gricultural la nd intermixed with abandoned 

farmland/grassland could be found at the southern part of the villages at 
Lai Chi Wo and Sam A. Besides, the land area to the north of the EIS 
comprises l argely w et abandoned a gricultural land. The ar eas a re 
designated as “AGR” not only to retain active and fallow a rable l and 
for agricultural purpose, including leisure farming or organic farming, 
but also to preserve the rural setting as well as the natural environment 
in the Area. 

 
11.3.3 As diversion of  s treams or f illing of  l and/pond o r excavation of  l and 

may cause a dverse i mpacts on t he n atural environment a nd t he 
ecological value of the adjacent area,, planning approval is required for 
such a ctivities.  However, f illing of  l and s pecifically required unde r 
prior w ritten i nstructions of  G overnment de partment(s), or  f or t he 
purpose of  ge nuine a gricultural pr actice i ncluding l aying of  s oil not  
exceeding 1.2m  i n t hickness f or c ultivation , a nd c onstruction of  
agricultural s tructure w ith prior w ritten a pproval from t he Lands 
Department is exempted from the control. 

 
11.4  “Green Belt” (“GB”): Total Area 95.19 ha 

 
11.4.1  The planning intention of this zone is primarily for defining the limits 

of ur ban and s ub-urban development ar eas b y n atural f eatures and to 
contain urban sprawl as well as to provide passive recreational outlets. 
There is a general presumption against development within this zone.    

 
11.4.2 Areas w ith natural v egetation, w oodland, h illy t errain, hi llside 

shrubland, grassland and streamcourses i ncluding t he E IS a nd i ts 
riparian z one have be en de signated as "GB" so as to protect existing 
green areas and preserve the hilly terrain in the Area.  
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11.4.3 The "GB" z one a lso c omprises pe rmitted bur ial g round a t t he c entral 
part of Lai Chi Wo, and the fringes of the planning scheme boundaries 
near Kop Tong.  They have been in existence for many years, which 
are c onsidered a s e xisting us es a nd i ntended f or bur ial pl aces of  
deceased indigenous villagers in the Area.  To respect the local ritual 
and t radition, bur ial a ctivities w ithin these z ones a re ge nerally 
tolerated.   

 
11.4.4  Diversion of  s treams, f illing of  l and/pond o r e xcavation of  l and m ay 

cause adverse drainage impacts on adjacent areas and adverse impacts 
on the natural environment.  In view of the conservation value of the 
area within this zone, permission f rom the Board i s required for such 
activities. 

 
11.5  “Conservation Area” (“CA”) : Total Area 23.42 ha 

 
11.5. 1 This z oning i s i ntended t o pr otect a nd r etain t he e xisting na tural 

landscape, ecological or t opographical f eatures of  t he a rea f or 
conservation, e ducational a nd r esearch pur poses a nd t o s eparate 
sensitive na tural e nvironment s uch a s C ountry P ark f rom t he adverse 
effects of  de velopment. There is a g eneral pr esumption against 
development i n t his z one.  In general, onl y developments t hat are 
needed to support the conservation of the existing natural landscape or 
scenic qu ality of  t he a rea or  are es sential i nfrastructure p rojects w ith 
overriding public interest may be permitted.   

 
11.5.2 The “CA” zone covers the wooded area to the north of the existing Lai 

Chi Wo as i t i s a  r elatively undisturbed native woodland with mature 
trees and is ecologically linked w ith the w ide s tretch of  na tural 
vegetation in the Plover Cove Country Park and the Lai Chi Wo Fung 
Shui Woodland.  T he fung shui woodlands at Mui Tsz Lam and Kop 
Tong falls w ithin this zone as t hese f ung s hui w oodlands s upport a  
diversity of plants, including Pavetta hongkongensis (香港大沙葉) and 
Aquilaria sinensis (土沉香) of conservation significance.    

 
11.5.3 The co astal ar ea al ong t he eas tern boundary o f the Lai C hi Wo area 

consists of  m angroves, m angrove-associated p lants a nd ba ckshore 
vegetation i ncluding a  l arge popul ation of  m ature Heritiera littoralis 
(銀葉樹) and Derris alborubra (白花魚藤) with a high ecological and 
landscape value. It is located immediately adjacent to the ecologically 
sensitive Yan Chau Tong Marine Park and the Lai Chi Wo Beach SSSI 
and are hence proposed to be protected under "CA".   

 



-   - 16 

11.5.4 The w etland system in Siu Tan comprising na tural s tream, intertidal 
ponds and marshes is of ecological importance. Uncommon species of 
seagrass c an be f ound in the ar ea and the r are pl ant s pecies 
Ceratopteris thalictroides (水蕨) which i s a  pr otected pl ant i n C hina 
has been recorded at the marsh. Fauna species of conservation concern 
including Orthetrum poecilops poecilops (斑灰蜻 ) ha s al so been 
recorded in the ar ea. The coa stal ar ea i n Sam A  T suen consists of  
coastal woodland and wetland system comprising mangrove stand and 
lowlying m arshes. Such area h as be en identified as ecologically 
important. Plants s pecies w ith conservation interest inc luding 
Ligustrum punctifolium (斑葉女貞), Myoporum bontioides (苦檻藍) 
and Scaevola hainanensis (海南草海桐) have b een r ecorded i n t he 
intertidal zone of the coastal area and at the headland at Ngor Tau Tsui. 
In addition, the fish species of conservation concern Oryzias curvinotus 
(弓背青鱂) is also recorded in a watercourse in the area. As such, the 
wetland areas in Siu Tan and Sam A Tsuen are proposed for “CA” to 
reflect the high ecological value of the areas and to protect the coastal 
area along the adjacent Yan Chau Tong Marine Park. 

 
11.5.5 There i s a  ge neral pr esumption a gainst de velopment i n t his z one. I n 

general, only developments that are needed to support the conservation 
of t he e xisting na tural l andscape or  s cenic qua lity of  t he area or  are 
essential infrastructure projects with overriding public interest may be 
permitted.  

 
11.5.6 Diversion of  s treams, f illing of  l and/pond o r e xcavation of  l and m ay 

cause adverse drainage impacts on adjacent areas and adverse impacts 
on the natural environment.  In view of the conservation value of the 
area within this zone, permission f rom the Board i s required for such 
activities.   

 
11.6 The proposed land use pattern of the Area is shown in Figure 8 of  the Planning 

Report at Appendix IV.  Detailed land-use proposals of the Area are set out in 
paragraph 9 of the ES (Appendix III).  

 
11.7 A c omparison of  l and u se z onings on the app roved Lai C hi Wo, S iu Tan a nd 

Sam A  Tsuen DPA P lan No. DPA/NE-LCW/2 a nd t he dr aft O ZP N o. 
S/NE-LCW/C is shown in the table below: 

 
Land use 

zoning 
Area on approved DPA Plan  

 
Area on the Plan 

 
“V” 4.91 ha (3.75%) 

 
6.04 ha (4.61%) 

“Unspecified” 126.14 ha (96.25%) 
 

 
- 

 
“G/IC” - 0.11 ha (0.08%) 

 
“AGR” - 6.28 ha (4.79%) 
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Land use 
zoning 

Area on approved DPA Plan  
 

Area on the Plan 
 

“GB” - 95.19 ha (72.65%) 
 

“CA” - 23.42 ha (17.87%) 
 

Total 131.05 ha* 131.04 ha* 

* The difference i n the t otal ar ea be tween t he pr eviously approv ed DPA pl an and t he 
current draft OZP is attributable to rounding of figures. 

 
 

12. Notes of the Plan 
 
12.1 Attached t o t he P lan i s a  s et of  Notes w hich s hows t he t ypes of  us es or  

developments w hich a re a lways pe rmitted w ithin t he A rea a nd other us es f or 
which planning permission from the Board should be sought. The provision for 
application f or pl anning pe rmission unde r s ection 16 of  t he O rdinance a llows 
flexibility in land-use planning and control of development to meet the changing 
needs.  To pr ovide f lexibility f or de velopment w ith de sign a dapted t o t he 
characteristics of  particular s ites, minor relaxation of the specific development 
restriction(s) stated in the Notes for particular zones may be considered by the 
Board t hrough t he pl anning pe rmission s ystem. Each pr oposal will be  
considered on its individual planning merits.  

 
12.2 The draft Notes are formulated on the basis of the latest set of Master Schedule 

of Notes (MSN) endorsed by the Board.  
 
 

13. Consultation 
 
13.1 The dr aft O ZP to gether w ith its N otes a nd E xplanatory S tatement and the 

Planning R eport ha ve b een c irculated t o t he r elevant G overnment bur eau a nd 
departments f or c omments.  Comments r eceived ha ve be en i ncorporated i nto 
the draft OZP, its Notes and ES and Planning Report as appropriate.  

 
13.2 Subject to the agreement of the Board, the draft OZP No. S/NE-LCW/C will be 

submitted to the NDC and the STKRC for consultation.  Comments f rom the 
NDC and the STKRC will be submitted to the Board for consideration prior to 
the publication of the draft OZP under section 5 of the Ordinance. 

 
 

14. Decision Sought 
 
Members are invited to: 
 
(a) agree t hat the dr aft Lai C hi W o, S iu T an a nd S am A  T suen OZP No. 

S/NE-LCW/C (Appendix I) together with its N otes (Appendix II) is  suitable 
for consultation with the NDC and STKRC; 
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(b) agree that the ES (Appendix III) i s s uitable t o serve as  an  expression of  t he 
planning intentions and objectives of the Board for various land use zonings of 
the draft Lai Chi Wo, Siu Tan and Sam A Tsuen OZP No. S/NE-LCW/C and the 
ES should be issued under the name of the Board; and 

 
(c) agree that the ES (Appendix III) is suitable for consultation with the NDC and 

the STKKRC together with the draft OZP. 
 
 

15. Attachments 
 
Plan 1 Planning Scheme Area of Lai Chi Wo, Siu Tan and Sam A Tsuen OZP 
Plan 2 Aerial Photo of Lai Chi Wo, Siu Tan and Sam A Tsuen 
Plan 3 Village Environs and Existing Physical Features of Lai Chi Wo, Siu 

Tan and Sam A Tsuen 
  
Appendix I Draft Lai Chi Wo, Siu Tan and Sam A Tsuen Outline Zoning Plan No. 

S/NE-LCW/C 
Appendix II Notes of  the Draft Lai Chi Wo, S iu Tan and Sam A Tsuen OZP No. 

S/NE-LCW/C 
Appendix III Explanatory Statement of  the Draft Lai Chi Wo, Siu Tan and Sam A 

Tsuen OZP No. S/NE-LCW/C 
Appendix IV  Planning Report on Lai Chi Wo, Siu Tan and Sam A Tsuen 
Appendix V Proposal b y t he Kadoorie F arm & B otanic G arden Corporation 

(KFBG) 
Appendix VI Planning Assessment on the KFBG’s Proposal 
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DRAFT LAI CHI WO, SIU TAN AND SAM A TSUEN 

 
OUTLINE ZONING PLAN NO. S/NE-LCW/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 f or a  use or  d evelopment i s r equired, t he a pplication f or s uch 
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 be fore th e first publ ication in the G azette of  the  not ice o f the  dr aft 
development pe rmission a rea pl an c onform t o t his P lan, provided s uch us e ha s 
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  bui lding i n r espect of  s uch us e w hich i s a lways pe rmitted) m ust be  a lways 
permitted in terms of the Plan or in accordance with a permission granted by the Town 
Planning Board.  

 
(4) A us e o r de velopment of a ny l and or  bui lding pe rmitted unde r an e arlier dr aft 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 m odification t o t he c ompleted d evelopment of  t he l and o r bui lding 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 t he bounda ries of t he P lan and also within t he bounda ries of t he d raft 
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  o therwise s pecified by  t he T own P lanning B oard, w hen a u se o r m aterial 

change of use is effected or a d evelopment 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.   
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(7) Alignment of roads 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  t he Plan except (a) w here t he us es or  de velopments a re s pecified i n 
Column 2  of  t he N otes of i ndividual z ones or  ( b) a s pr ovided i n pa ragraph ( 9) i n 
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 ki osk, f ootpath, bus /public l ight bus  stop or  l ay-by, 
cycle tr ack, taxi r ank, public ut ility pi peline, electricity ma st, lamp pole, 
telephone booth, telecommunications radio base station, automatic teller machine 
and shrine;  

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

works, e nvironmental improvement w orks, m arine r elated f acilities a nd 
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  ex isting domestic building, i .e. a  domestic bui lding 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  loc ally b ased f isherman a nd hi s f amily m embers f or w hich 
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 s helter, r efreshment kiosk, r oad, watercourse, nul lah, public ut ility 
pipeline, electricity mast, lamp pole, telephone booth, shrine and grave; 

 
(ii) geotechnical works, local publ ic works, road works, sewerage works, 

drainage works, e nvironmental impr ovement works, marine related 
facilities, waterworks (excluding works on s ervice reservoir) and such 
other public works co-ordinated or implemented by Government; and 

 
(iii) provision of amenity planting by Government; and 
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(b) the following uses or developments require permission from the Town Planning 
Board: 

 
provision of plant nursery, amenity planting (other than by Government), sitting 
out a rea, r ain shelter, refreshment k iosk, f ootpath, p ublic ut ility pi peline, 
electricity mast, lamp pole, telephone booth and shrine. 

 
(10) In a ny a rea s hown a s ‘ Road’, a ll u ses or de velopments e xcept t hose s pecified in 

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

 
 road and on-street vehicle park. 
 
(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 (filling or excavation) 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 t emporary 

uses for open storage and port back-up purposes which are prohibited in areas 
zoned “ Conservation Area”, t emporary us e or  d evelopment of  a ny land or  
building not  e xceeding a pe riod of  t hree years r equires pe rmission from the 
Town P lanning B oard.  No twithstanding t hat t he us e or  de velopment i s not  
provided f or i n t erms of t he P lan, t he Town P lanning B oard m ay grant 
permission, with or without conditions, for a maximum period of three years, or 
refuse to grant permission. 

 
(c) Temporary us e or  de velopment of  l and or  bui lding e xceeding t hree years 

requires p ermission f rom t he T own P lanning Board i n a ccordance w ith t he 
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 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 bui lding” m eans a  bui lding, i ncluding a  s tructure, w hich i s ph ysically 

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 f loor of  which may b e 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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CONSERVATION AREA  8 

   

 
 
 
 



 

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 a ddition, t he following us es a re always 
permitted on t he ground f loor 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.  S elected commercial and community 
uses serving the needs of the villagers and in support of the village development are always 
permitted on t he g round f loor of  a  N ew T erritories E xempted House.  Other com mercial, 
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 a n e xisting bui lding (except de velopment or  r edevelopment t o t hose a nnotated 
with #) s hall r esult i n a t otal de velopment a nd/or r edevelopment i n e xcess 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 t he i ndividual merits of  a  d evelopment or  r edevelopment p roposal, m inor 

relaxation of the  bui lding he ight r estriction stated i n pa ragraph ( a) a bove m ay 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 dr aft de velopment p ermission a rea plan w ithout t he pe rmission f rom t he T own 
Planning Board under section 16 of the Town Planning Ordinance. 
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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 
Pier 
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) 
Flat 
Funeral Facility 
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) 
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 

 
 

(Please see next page) 
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GOVERNMENT, INSTITUTION OR COMMUNITY (Cont’d)  
  

 
 

Planning Intention 
 
This z one i s i ntended pr imarily for t he provision of  Government, i nstitution 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 pr oviding s ocial s ervices t o m eet c ommunity ne eds, and ot her 
institutional establishments. 
 
 

Remarks 
 
 

(a) No new development, or addition, alteration and/or modification to or redevelopment 
of a n existing bui lding shall r esult in a total development and/or r edevelopment i n 
excess of a maximum building height in terms of number of storeys as stipulated on the 
Plan, or  t he he ight o f t he bui lding which w as i n e xistence on t he d ate of t he f irst 
publication in the Gazette of the notice of the draft development permission area plan, 
whichever is the greater. 

 
(b) Based on t he i ndividual merits of  a  d evelopment or  r edevelopment p roposal, m inor 

relaxation of  t he bui lding he ight r estriction s tated i n pa ragraph ( a) a bove m ay be 
considered by the Town Planning Board on application under section 16 of the Town 
Planning Ordinance. 
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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 
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 f or agricultural p urposes.  It i s a lso i ntended t o r etain fallow arable l and 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 
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 
Pier 
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 
 

(Please see next page) 
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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 G overnment, and m aintenance, repair or  r ebuilding w orks), s hall not  be  unde rtaken or  
continued on or  after the date of the first publication in the Gazette of the notice of the draft 
development pe rmission a rea pl an w ithout t he p ermission f rom t he T own P lanning B oard 
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 (other than Plant Nursery) 
Nature Reserve 
Nature Trail 
On-Farm Domestic Structure  
Picnic Area 
Wild Animals Protection Area 
 

 

Barbecue Spot 
Field Study /Education/Visitor Centre 
Government Refuse Collection Point 
Government Use (not elsewhere specified) 
House  (Redevelopment only) 
Public Convenience 
Public Utility Installation 
Radar, Telecommunications Electronic 
 Microwave Repeater, Television 
 and/or Radio Transmitter Installation 
 

 
Planning Intention 

This z oning i s i ntended t o pr otect a nd r etain t he e xisting na tural l andscape, ecological or  
topographical features of the area for conservation, educational and research purposes and to 
separate s ensitive na tural e nvironment s uch a s Country P ark f rom t he adverse effects of  
development. 
 
There i s a general pr esumption a gainst de velopment i n t his z one.  In general, onl y 
developments that are needed to support the conservation of the existing natural landscape or 
scenic quality of the area or are essential infrastructure projects with overriding public interest 
may be permitted. 

 
(Please see next page) 
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CONSERVATION AREA (Cont’d) 
 

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 de velopment pe rmission a rea pl an w ithout t he pe rmission f rom the T own 
Planning Board under section 16 of the Town Planning Ordinance. 
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(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 Lai Chi 

Wo, S iu T an a nd S am A T seun Outline Z oning P lan ( OZP) N o. S /NE-LCW/C.  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 14.7.2011, under the power delegated by the Chief Executive, the Secretary 
for D evelopment di rected t he B oard, unde r s ection 3( 1)(b) o f t he T own 
Planning O rdinance ( the O rdinance), t o pr epare a  Development Permission 
Area (DPA) Plan for the Lai Chi Wo, Siu Tan and Sam A Tseun area.   

 
 2.2 On 26.8.2011, the draft Lai Chi Wo, Siu Tan and Sam A Tsuen DPA Plan No. 

DPA/NE-LCW/1 w as e xhibited f or publ ic i nspection under s ection 5 of  t he 
Ordinance.  During the plan exhibition period, 6 representations were received. 
After giving c onsideration t o t he r epresentations on 9.3.2012, t he B oard 
decided not  t o p ropose any amendment t o t he draft D PA pl an t o m eet t he 
representations. 

 
2.3 On 26.6.2012, the Chief Executive in Council (CE in C) approved the draft Lai 

Chi W o, S iu T an a nd S am A  T suen DPA pl an, w hich w as s ubsequently 
renumbered as DPA/ NE-LCW/2.  On 13.7.2012, the approved Lai Chi Wo, Siu 
Tan and Sam A Tsuen DPA Plan No. DPA/NE-LCW/2 was exhibited for public 
inspection under section 9(5) of the Ordinance. 

 
2.4 On 12.3.2014, 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 Lai Chi Wo, Siu Tan and Sam A Tseun area. 

 
2.5 On XXXX, t he dr aft Lai C hi W o, S iu T an a nd S am A  T seun OZP N o. 

S/NE-LCW/1 (the Plan) was exhibited for public inspection under section 5 of 
the Ordinance. 
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3. OBJECT OF THE PLAN 
 

3.1 The object of the Plan is to indicate the broad land-use zonings for the area of 
Lai Chi Wo, Siu Tan and Sam A Tsuen so that development and redevelopment 
within the area of  Lai Chi Wo, Siu Tan and Sam A Tseun can be  put  under 
statutory pl anning c ontrol.  It a lso pr ovides t he pl anning framework f or 
preparing m ore de tailed non-statutory pl ans w hich form the ba sis f or pu blic 
works planning and site reservation for various uses. 

 
3.2 The P lan i s t o i llustrate t he br oad pr inciples of  de velopment a nd pl anning 

control only.  It is a small-scale plan 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 t o t he P lan i s a  s et of  N otes w hich shows t he t ypes of  us es or  

developments which are a lways p ermitted within the P lanning Scheme Area 
and i n pa rticular z ones and w hich m ay b e pe rmitted b y t he Board, w ith or  
without conditions, on application.  The provision for application for planning 
permission unde r s ection 16 of  t he O rdinance allows g reater f lexibility in 
land-use planning and control of development to meet the changing needs. 

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

the t erms us ed i n t he Notes m ay be  obt ained f rom t he T echnical S ervices 
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 
 

5.1 The P lanning S cheme Area ( the Area), which c omprises three sub-areas, 
namely the Lai Chi Wo area (about 90 ha), the Siu Tan area (about 20 ha) and 
the Sam A Tsuen area (about 21 hectares), covers a total area of about 131 ha. 
The A rea i s s urrounded by t he Plover C ove C ountry P ark e xcept w here i t 
adjoins the Lai Chi Wo Special Area near the Lai Chi Wo and fronts on the Yan 
Chau Tong Marine Park. At present, the Area is accessible by boats via small 
piers at Lai Chi Wo and Sam A, and by walking trails leading from Wu Kau 
Tang and Bride’s Pool. The boundary of the Area is shown by a heavy broken 
line on the Plan. 

 
5.2 Lai Chi Wo 
 
 5.2.1 The ar ea m ainly comprises mangrove, w oodland, s hrubland, 

watercourse and fallow agr icultural l and.  Recognised villages in the 
area include Lai Chi Wo, Kop Tong and Mui Tsz Lam.   
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 5.2.2 Lai Chi Wo faces the scenic Yan Chau Tong Marine Park and the Lai 

Chi Wo Beach Site of Special Scientific Interest (SSSI). The Yan Chau 
Tong Marine Park, designated in 1996, is well-known for its rich fishery 
resources as it is a nursery ground for larvae and juvenile of fishes and 
many different marine l ives.  Lai Chi Wo Beach SSSI, designated in 
1979, i s t o pr otect a m angrove s tand and a s eagrass be d ( Halophila 
ovalis (喜鹽草) a nd Zostera japonica (矮大葉藻)) in r ecognition of  
their ecological importance.  Mangroves grows near the coast of the Lai 
Chi Wo SSSI which is regarded as one of the most important stands in 
Hong K ong due  t o t he pr esence a nd a bundance of  s ome m angrove 
species. Both t he Y an C hau T ong M arine P ark and t he Lai C hi W o 
Beach SSSI are outside the Area.  On the other hand, there are records of 
seagrasses in the abandoned ponds in Siu Tan. 

 
 5.2.3 Behind Lai Chi Wo is a fung shui woodland, about 1 ha of which was 

designated as a “S pecial Area” under the Country Parks Ordinance in 
2005, for i ts hi gh f lora diversity and the p resence of  uncommon t ree 
species as well as old valuable trees.  There is a natural stream flowing 
across the Lai Chi Wo area, about 500m of which is recognized as an 
Ecologically Important Stream (EIS). 

 
 5.2.4 The area i ncludes a Geo-heritage C entre displaying the g eological 

resources and illustrations of old Hakka village in Hong Kong. A Nature 
Trail link s up Lai C hi W o and the coa stal ar ea. A graded historic 
building in the a rea is  the  H ip Tin Temple nd Hok S han M onastery 
(Grade 3 historic buildings).  The area i s a  po pular de stination f or 
tourists and hikers. The Lai Chi Wo Site of Archaeological Interest is 
largely located in it. 

 
 5.2.5 Mui Tsz Lam and Kop Tong a re two indigenous villages, about 1km 

southwest of  Lai C hi W o. K op T ong a nd M ui T sz Lam ha ve be en 
deserted and most of the village houses have become ruins. Fung shui 
woodlands, which are comparatively remote a nd intact, are f ound 
behind Kop Tong and Mui Tsz Lam. The fung shui woodland at Mui 
Tsz Lam has higher species diversity than that of Kop Tong. 

 
5.3 Siu Tan 
 
 5.3.1 The ar ea mainly comprises flat and low-lying a bandoned a gricultural 

land, which has been turned into intertidal water ponds and freshwater 
marshes surrounded by shrubs and woodland. It is also adjacent to the 
Yan Chau Tong Marine Park and the Lai Chi Wo Beach SSSI where 
there are mangrove and seagrass habitats. 
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 5.3.2 There is a natural stream near the western boundary of the site flowing 
from s outh t o nor th t owards t he M arine P ark. Habitats in Siu Tan 
support a high diversity of wildlife and flora worthy of protection, and it 
is also identified as a hotspot for butterflies. Mangrove stands are found 
along the watercourse and at intertidal water ponds near the coastal area, 
where uncommon species of seagrass have been found. Surrounding the 
wetlands on the east, south and west are continuous woodlands forming 
the foothill of the Plover Cove Country Park. 

 
5.4 Sam A Tsuen 
 
 5.4.1 The area mainly comprises woodland, shrubland, active and abandoned 

agricultural la nd, freshwater m arsh, stream, estuarine m angrove and  
mudflat habitats. The woodlands in the peripheral hill-slopes and a fung 
shui wood be hind t he vi llage form a  continuum of  w oodland ha bitat 
together w ith t he a djoining P lover C ove C ountry Park. The ha bitats 
support a  hi gh di versity of w ildlife a nd plant species w orthy of  
protection and are identified as hotspots for butterflies and freshwater 
fishes.  

 
 5.4.2 The recongised village i n the a rea i s Sam A  which faces s outhwest, 

directly ov erlooking t he s cenic s hore f lat land and is surrounded b y 
wooded hills on three sides in the north, west and south with some active 
farmland in the south-eastern part of the village. A few of the village 
houses have recently been refurbished and are being used for serving 
visitors. Some beekeeping has been operated at Sam A. 

 
  

6. POPULATION 
 
 According to the 2011 Census, the total population of the Area was about 100 persons.  

It is expected that the total planned population of the Area would be 830 persons mainly 
attributed to the village expansion. 
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7. OPPORTUNITIES AND CONSTRAINTS 
 

7.1 Opportunities 
 

7.1.1 Conservation and Natural Landscape 
 
 The Area is surrounded by the Plover Cove Country Park and Lai Chi 

Wo Special Area and f ronts onto Yan Chau Tong Marine Park.  T he 
Area i s r ural i n character and comprises a reas of  cons ervation 
importance w ith a mix ture of  na tural ha bitats, including c oastal 
mangrove, mudflat, intertidal w ater ponds , E IS, freshwater s treams, 
undisturbed t errestrial and hi lly forests, woodlands, f ung s hui 
woodlands, s hrubland, and active and fallow a gricultural land. These 
habitats support different flora and fauna in the Area, including some 
rare a nd un common species, and the na tural and l andscape setting is 
both serene and quiet.  The undisturbed woodlands are quite natural in 
character and are ecologically-linked with the wide stretch of vegetation 
in t he surrounding P lover C ove C ountry P ark. With its h igh quality 
landscape and great variety o f na tural habitats, the Area i s worthy of  
conservation. 

    
7.1.2 Tourism Potential 

 
7.1.2.1 The Area falls within part of  the Linkage Area o f the “Study on t he 

Enhancement of  the Sha Tau Kok Rural Township and Surrounding 
Areas – Feasibility Study” (the STK Study) completed in early 2013. 
Because of the richness in culture and heritage resources, Lai Chi Wo 
has great potential of tourism development due to the ecological and 
cultural/historic value. However, with the aim of minimizing external 
intervention, ba sic t ourism s upporting f acilities would be  pr ovided. 
The ecology of the area supports a wide diversity of species, including 
several s pecies of  c onservation i mportance. There ar e t wo temples, 
namely Hip Tin Temple and Hok Shan Monastery, which are graded 3 
historical bui ldings. Other supporting facilities inc lude signage, 
refreshment ki osk, i nformation pl ates a nd publ ic t oilet currently 
provided for visitors. It also includes a Geoheritage Centre introducing 
the geological resources and old Hakka village in Hong Kong and a Lai 
Chi W o Nature T rail, where s ome of  i ts sections ha ve boa rdwalks 
assists visitors to explore the mangroves, linking up Lai Chi Wo and 
the c oastal a rea, t he H akka V illages, t he F ung Shui Woods a nd a 
ancient bed of  Coastal Heritiera littoralis (銀葉樹) and giant Derris 
alborubra (白花魚藤).  Currently, Lai C hi W o is f eatured i n m any 
one-day tours offered by local tour operators.  

 
7.1.2.2 Sam A is linked to Wu Kau Tang and other ‘Shap Yeuk’ villages by a 

network of mountain trails.  The oldest trail is believed to be the one 
between Sam A and Wu Kau Tang (known as Sung Yuan historic trail), 
which could date back almost 1,000 years to Sung and Yuan Dynasties.  
This trail still exists today, and is being used frequently by hikers in this 
area.  . 
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7.2 Constraints 

 
7.2.1 Transportation 
 

   At pr esent, no vehicular acces s i s ava ilable ex cept t he f ootpaths and 
hiking trails leading from Wu Kau Tang and Bride’s Pool. The Area is 
accessible by boats via small piers at Lai Chi Wo and Sam A.   

 
7.2.2 Geotechnical 
 

The Area is located below steep natural hillside and may be affected by 
potential na tural t errain hazard.  For new development in these areas, 
natural terrain hazard study would be required and suitable mitigation 
measures s hould be  provided, i f ne cessary, f or a ny proposed 
development in the Area. 

 
7.2.3 Ecological Significance 
 
 7.2.3.1  The Area, surrounded by the Plover Cove Country Park and 

the Lai Chi Wo Special Area, faces the scenic Yan Chau Tong 
Marine Park, pa rt of  w hich a t Lai C hi W o B each was al so 
designated as SSSI due to the presence of  a mangrove stand 
and a s eagrass be d (Halophila ovalis (喜鹽草) a nd Zostera 
japonica (矮大葉藻)). The Area contains a mixture of habitats 
and na tural resources worthy for p reservation, i ncluding t he 
coastal mangrove and mudflat in which the Derris alborubra 
and Heritiera mangrove are located.   

 
 7.2.3.2  The natural stream flowing across the Lai Chi Wo area, about 

500 m of which is designated as an EIS. The coastal habitat is 
identified as an ecologically important w etland supporting a  
high diversity of wild life species of conservation value. Over 
30 dragonfly species including Orthetrum poecilops poecilops 
(斑灰蜻 ) a nd Herpestes urva (食蟹獴 ) a nd Prionailurus 
bengalensis (豹貓) of conservation interest are recorded in the 
area.  The intertidal water ponds  and freshwater marshes are 
located a t t he nor thern part of  Siu Tan where u ncommon 
species of seagrass have been found.  The mangroves stands in 
the coa stal ar ea, the f lat and low-lying m arshes and a 
watercourse i n the m iddle pa rt of  t he Sam A  recorded a 
number of freshwater fishes and invertebrates of conservation 
interest, i ncluding unc ommon f reshwater f ish, R ice Fish 
Oryzias curvinotus ( 弓 背 青鱂 ).  Butterfly species o f 
conservation c oncern a nd uncommon odonates ( dragonflies 
and damselflies) were recorded at the area. 
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 7.2.3.3  The undisturbed terrestrial habitats, including the forests and 
woodlands, not  onl y connect t o t he s urrounding m ature 
woodland of the Plover Cove Country Park, but also support a 
very rich species diversity and composition.  The presence of a 
few very old and large trees with unusual forms also increases 
the c onservation va lue of  t his w oodland a rea, including 
Macaranga sampsonii (鼎湖血桐), Ficus langkokensis (青藤

公 ), Chrysophyllum lanceolatum (金葉樹 ) an d Aquilaria 
sinensis (土沉香) of  con servation significance and three old 
and valuable trees in the fung shui woodlands in Lai Chi Wo. 
The f ung s hui w oodland a nd t he de nse ve getation i n t he 
coastal ar ea in Lai C hi W o provide a  good ha bitat f or 
butterflies, including the  r are Isoteinon lamprospilus (旖弄

蝶 ). Besides, un common odona tes ( dragonflies a nd 
damselflies), he rpetofauna, and amphibian s pecies of  
conservation concern, including frogs, are also recorded at the 
Lai Chi Wo area.  Fung shui woodlands at Kop Tong and Mui 
Tsz Lam also support a diversity of plants, including Pavetta 
hongkongensis (香港大沙葉) and Aquilaria sinensis (土沉香) 
of c onservation s ignificance.  In vi ew of  the a bove, 
development that may adversely affect the rural character and 
the ecologically sensitive areas will not be recommended. 

 
7.2.4 Landscape Character 
 
 With reference to the Landscape Value Mapping of Hong Kong (2005), 

the ove rall l andscape va lue of  t he A rea i s hi gh.  D ue t o t he uni que 
landscape resources an d the cha racter of  t he A rea, no large-scale 
development should be introduced in order to minimize encroachment 
onto t he sensitive environment and to protect and enhance ecological 
conservation. 
 

7.2.5 Burial Grounds 
 
 Several pieces of burial grounds are located in the Area, in particular in 

the cent ral pa rt of  t he L ai C hi W o hilly a reas and adjacent t o the 
woodlands of  M ui T sz Lam and K op T ong are not  s uitable f or a ny 
development. 
 

7.2.6 Sewerage 
 
 There is no existing public sewer nor any committed/ planned sewerage 

project planned for the Area.  At present, on-site discharge system such 
as s eptic t anks and soakaway pits ar e generally used in t raditional 
villages.  T hey would only satisfy the requirements of individual lots.  
Any increase in population or number of visitors to the Area or further 
recreation/ residential developments will require additional facilities, in 
particular sewerage disposal facilities. 
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7.2.7 Infrastructure and Utility Services 
 
 The Area is provided with electricity and telephone services.  Potable 

water supply has been provided to the existing facilities and villagers in 
Lai Chi Wo and Sam A. For other remote areas such as Mui Tsz Lam 
and Kop Tong, there is no potable water supply.  However, there are no 
existing nor committed/planned sewerage and drainage systems for the 
Area. 

 
  7.2.8 Cultural Heritage 
 

 7.2.8.1  The Antiquities and Monuments Office (AMO) of the Leisure 
and Cultural Services Department (LCSD) advises that the Hip 
Tin Temple and Hok Shan Monastery in Lai Chi Wo is a Grade 
3 historic building within the Area. The temple was erected for 
the worship of Kwan Tai (關帝) who is also called Hip Tin Tai 
Tai (協天大帝, Emperor Assisting the Heaven) and so is the 
temple named Hip Tin Temple. The temple was probably built 
in 1900 as its wall paintings indicated.  Also, the Lai Chi Wo 
Site of Archaeological Interest lies to the south of Lai Chi Wo.  
Prehistoric pottery shreds and ceramic shreds of Song, Ming 
and Qing periods were recorded in 2000. 

 
 7.2.8.2   There are two cannons to the east of the Temple. Da Chius (打

醮) ha ve b een held every t en years i n front o f t he T emple 
starting f rom a n e pidemic a mongst t he H ing C hun Y euk 
villages. 

 
 
8. GENERAL PLANNING INTENTION 

 
8.1 The Area forms an integral part of the natural system of the natural woodlands 

in t he a djoining Plover C ove Country P ark with a  w ide s pectrum of  n atural 
habitats including, inter alia, coastal mangrove, mudflat, intertidal water ponds, 
EIS, freshwater s treams, undi sturbed terrestrial a nd hilly f orests, woodlands, 
fung s hui w oodlands, s hrubland, and active and fallow a gricultural la nd etc., 
which support some rare/uncommon flora and fauna of the Area and should be 
preserved a nd pr otected.  The g eneral pl anning i ntention in the A rea i s t o 
protect its hi gh conservation a nd landscape va lue w hich c omplements t he 
overall naturalness and the landscape beauty of  the surrounding Plover Cove  
Country Parks. 

 
8.2 Apart f rom the environmental and ecological considerations, development in 

the Area is constrained by limited transport and infrastructural provisions.  It is 
also i ntended t o c onsolidate vi llage development so a s t o avoid unde sirable 
disturbances t o t he na tural e nvironment a nd ove rtaxing t he l imited 
infrastructure in the Area. 

 
 



 -   9   - S/NE-LCW/C 
 
 

 

9. LAND-USE ZONINGS 
 

9.1 “Village Type Development” (“V”) : Total Area 6.04 ha 
 

9.1.1 The pl anning i ntention of  t his z one i s t o de signate bot h existing 
recognized villages and areas of  l and considered s uitable f or vi llage 
expansion.  Land within this zone is primarily intended for development 
of S mall H ouses b y indigenous vi llagers.  It is a lso i ntended t o 
concentrate vi llage t ype de velopment w ithin t his z one f or a  m ore 
orderly d evelopment p attern, e fficient us e o f l and a nd p rovision of  
infrastructures and services.  Selected commercial and community uses 
serving t he ne eds of  t he vi llagers a nd i n s upport of  t he vi llage 
development ar e al ways pe rmitted on t he g round f loor of  a  N ew 
Territories Exempted H ouse.  O ther c ommercial, c ommunity and 
recreational uses may be permitted on application to the Town Planning 
Board. 

 
9.1.2 The recognized villages within the Area are Lai Chi Wo, Mui Tsz Lam, 

Kop Tong and Sam A. The boundaries of the “V” zone are drawn up 
having r egard t o t he v illage ‘ environs’, t he l ocal t opography, t he 
existing settlement pa ttern, site constraints, the approved applications 
for S mall H ouse de velopment, t he out standing S mall H ouse 
applications, as well as the estimated Small House demand.  Areas of  
difficult terrain, dense vegetation and stream courses have been avoided 
as far as possible. 

 
9.1.3 No new development, or addition, alteration and/or modification to or 

redevelopment of an existing building shall result in a total development 
and/or r edevelopment i n e xcess of  a m aximum bui lding he ight 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.  Application for minor relaxation of these 
restrictions w ould be  c onsidered b y t he B oard ba sed on i ndividual 
merits, taking int o account s ite c onstraints, innovative architectural 
design a nd pl anning m erits t hat w ould e nhance t he a menity of  t he 
locality. 

 
9.1.4 Some areas zoned “V” are overlooked by steep natural hillsides and may 

be af fected by pot ential na tural t errain landslide ha zards. For f uture 
development in these areas, the developer(s) may be required to carry 
out natural terrain hazard study and provide suitable hazard mitigation 
measures, if found necessary, as part of the development. 

 



 -   10   - S/NE-LCW/C 
 
 

 

9.1.5 In accordance with the Environmental, Transport and Works Bureau’s 
Technical C ircular ( Works) N o. 5/ 2005, unde r t he current 
administrative pr actice, development pr oposals/submissions t hat m ay 
affect natural streams / rivers, the approving / processing authorities at 
various stages of the development should consult and collate comments 
from t he A griculture, Fisheries and Conservation Department and 
relevant aut horities an d incorporate r elevant com ments/advice as  
conditions of  a pproval w herever pos sible.  A ccordingly, L ands 
Department when p rocessing S mall H ouse grant a nd a pplications i n 
close pr oximity to existing s tream c ourses, s hould c onsult c oncerned 
departments i ncluding the A griculture, Fisheries a nd Conservation 
Department and the Planning Department to ensure t hat al l r elevant 
departments would have adequate opportunity to review and comment 
on the applications. 

 
9.1.6 There i s ne ither existing nor  proposed publ ic sewer in the Area.  F or 

Small H ouse de velopment, t he de sign a nd construction of  the s eptic 
tank and soakaway systems need to comply with relevant standards and 
regulations, s uch a s Environment P rotection Department ( EPD)'s 
Practice Note for Professional Person (ProPECC PN) 5/93 “Drainage 
Plans subject to Comment by the Environmental Protection 
Department”, for the protection of the water quality of the Area. 

 
9.1.7 As diversion of streams or filling of pond may cause adverse drainage 

impacts on the adj acent ar eas and adverse i mpacts on the na tural 
environment, permission from the Board is required for such activities. 

 
9.2 “Government, Institute or Community” (“G/IC”)  : Total Area 0.11 ha 

 
9.2.1 The planning intention of this zone is primarily for the provision of GIC 

facilities serving the needs of  the  local r esidents and a wider district, 
region or  t he t erritory.  It i s a lso i ntended t o provide l and f or us es 
directly related t o or  i n s upport of  t he w ork of  t he G overnment, 
organizations providing social services to meet community needs, and 
other institutional establishments. 

 
9.2.2 The major existing GIC facilities under this zone include a single storey 

permanent f lushing t oilet a nd a  s ingle s torey telephone exchange 
operated by the Hong Kong Telephone Company Ltd. at Lai Chi Wo 
Besides, i t also i ncludes t he c urrent us e of  a  s ingle s torey religious 
institutions of the Hip Tin Temple and Hok Shan Monastery near the 
entrance of the Lai Chi Wo. 

 
9.2.3 Besides, the North District Council has agreed that as part of one of its 

projects under the Signature Project Scheme, the vacant premises of the 
former S iu Y ing S chool a t Lai C hi W o b e c onverted i nto a 
geoheritage-cum-ecological education centre.  At the time this Plan is 
being prepared, the project is under the stage of investigation and design.  
It is proposed to designate the site as “G/IC” zone so as to accommodate 
its pr oposed us e, as ‘Field Study/Education/Visitor C entre’ is a lways 
permitted within this zone.   
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9.2.4 To pr eserve t he r ural a nd l ow-rise cha racter of  t he A rea as  w ell as  

provide s patial a nd vi sual r elief, d evelopment/redevelopment w ithin 
this z one s hould be  r estricted t o a  m aximum bui lding he ight a s 
stipulated on t he P lan (i.e., one  s torey) or t he he ight of  t he bui lding 
which was in existence on the date of first publication in the Gazette of 
the notice of the draft DPA plan, whichever is greater. 

 
9.3 "Agriculture" (“AGR”) : Total Area 6.28 ha 

 
9.3.1 The planning intention of this zone is primarily to retain and safeguard 

good qua lity a gricultural l and f or a gricultural purposes. It i s a lso 
intended to retain fallow a rable la nd w ith g ood pot ential f or 
rehabilitation for cultivation and other agricultural purposes. 

 
9.3.2 Some a ctive agr icultural la nd intermixed w ith abandoned 

farmland/grassland could be found at the southern part of the villages at 
Lai Chi Wo and Sam A. Besides, the land area to the north of the EIS 
comprises l argely w et a bandoned a gricultural l and. The ar eas are 
designated as “AGR” not only to retain active and fallow arable land for 
agricultural purpose, including leisure farming or organic farming, but 
also to preserve the rural setting as well as the natural environment in the 
Area. 

 
9.3.3 As diversion of s treams or f illing of  l and/pond o r excavation of  l and 

may cause a dverse i mpacts on t he na tural e nvironment and t he 
ecological value of the adjacent area,, planning approval is required for 
such a ctivities.  H owever, f illing of  l and s pecifically required unde r 
prior w ritten instructions of  G overnment d epartment(s), or  f or t he 
purpose of  ge nuine a gricultural pr actice i ncluding l aying of  s oil not  
exceeding 1.2m  i n t hickness f or c ultivation , a nd c onstruction of  
agricultural s tructure w ith pr ior w ritten a pproval f rom t he Lands 
Department is exempted from the control. 

 
9.4 “Green Belt” (“GB”) : Total Area 95.19 ha 

 
9.4.1 The planning intention of this zone is primarily for defining the limits of 

urban a nd s ub-urban de velopment ar eas b y n atural f eatures and to 
contain urban sprawl as well as to provide passive recreational outlets.  
There is a general presumption against development within this zone. 

 
9.4.2 Areas w ith natural ve getation, w oodland, hi lly t errain, hi llside 

shrubland, grassland and s treamcourses i ncluding t he E IS a nd its 
riparian z one have b een de signated as " GB" so as to protect existing 
green areas and preserve the hilly terrain in the Area.   
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9.4.3 The "GB" zone also comprises permitted burial ground at the central 
part of Lai Chi Wo, and the fringes of the planning scheme boundaries 
near Kop Tong.  They have been in existence for many years, which are 
considered as existing uses and intended for burial places of deceased 
indigenous villagers in the Area.  To respect the local ritual and tradition, 
burial activities within these zones are generally tolerated 

 
9.4.4 There is a  general presumption against development within this zone.  

Development i n t his z one w ill be  s trictly c ontrolled.  D evelopment 
proposals will be considered by the Board on i ndividual merits taking 
into account the relevant Town Planning Board Guidelines. 

 
9.4.5 As diversion of streams, filling of land/pond or excavation of land may 

cause adverse dr ainage i mpacts on the adj acent ar eas and adverse 
impacts on t he na tural environment, pe rmission f rom the Board i s 
required for such activities.  

 
9.5 “Conservation Area” (“CA”) : Total Area 23.42 ha 
 

9.5.1 This z oning i s i ntended t o pr otect a nd r etain t he e xisting na tural 
landscape, ecol ogical or t opographical f eatures of  t he area f or 
conservation, e ducational and research purposes and to separate 
sensitive na tural environment such as Country Park f rom the adverse 
effects of  de velopment. There i s a g eneral presumption against 
development i n t his z one.  In general, onl y developments t hat a re 
needed to support the conservation of the existing natural landscape or 
scenic qua lity of  t he a rea or  ar e es sential i nfrastructure pr ojects w ith 
overriding public interest may be permitted.   

 
9.5.2 The “CA” zone covers the wooded area to the north of the existing Lai 

Chi Wo as i t is a  relatively undisturbed native woodland with mature 
trees a nd is  e cologically linked with the w ide s tretch of na tural 
vegetation in the Plover Cove Country Park and the Lai Chi Wo Fung 
Shui Woodland.  T he fung shui woodlands at Mui Tsz Lam and Kop 
Tong falls w ithin this z one as t hese fung s hui w oodlands s upport a  
diversity of plants, including Pavetta hongkongensis (香港大沙葉) and 
Aquilaria sinensis (土沉香) of conservation significance.   

 
9.5.3 The coastal area along the eastern boundary of the Lai Chi Wo consists 

of m angroves, m angrove-associated pl ants and backshore ve getation 
including a large population of mature Heritiera littoralis (銀葉樹) and 
Derris alborubra (白花魚藤) w ith a  hi gh e cological and l andscape 
value. It i s l ocated immediately adj acent to the ecologically sensitive 
Yan Chau Tong Marine Park and the Lai Chi Wo Beach SSSI and are 
hence proposed to be protected under "CA". 



 -   13   - S/NE-LCW/C 
 
 

 

9.5.4 The w etland system in Siu Tan comprising na tural s tream, intertidal 
ponds and marshes is of ecological importance. Uncommon species of 
seagrass can be found in the area and the rare plant species Ceratopteris 
thalictroides (水蕨) w hich is a pr otected plant i n China ha s be en 
recorded at the marsh. Fauna species of conservation concern including 
Orthetrum poecilops poecilops (斑灰蜻) has also been recorded in the 
area. The coastal area in Sam A Tsuen consists of coastal woodland and 
wetland s ystem c omprising m angrove s tand a nd l owlying m arshes. 
Such area has been identified as ecologically important. Plants species 
with conservation interest including Ligustrum punctifolium (斑葉女貞), 
Myoporum bontioides (苦檻藍) and Scaevola hainanensis (海南草海桐) 
have been recorded in the intertidal zone of the coastal area and at the 
headland at Ngor Tau Tsui. In addition, the fish species of conservation 
concern Oryzias curvinotus ( 弓背青鱂 ) is also r ecorded i n a  
watercourse in the area. As such, the wetland areas in Siu Tan and Sam 
A Tsuen are proposed for “CA” to reflect the high ecological value of 
the areas and to protect the coastal area along the adjacent Yan Chau 
Tong Marine Park. 

 
9.5.3 New r esidential de velopment i s not  pe rmitted unde r t his z one.  

Redevelopment of existing houses may be permitted on application to 
the Board.  The redevelopment of existing houses 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 DPA Plan. 

 
9.5.4 Diversion of  s treams, f illing of  l and/pond or  e xcavation of  l and m ay 

cause adverse drainage impacts on 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. 

 
10. COMMUNICATIONS 

 
10.1 Transport Network 

 
At present, the Area is inaccessible by vehicular traffic. The nearest roads to the 
Area are from Luk Keng Road and Bride’s Pool Road. The Area is accessible by 
boat via small piers at Lai Chi Wo and Sam A, and by hiking and country trails 
leading f rom Wu K au T ang a nd Luk K eng. Various on -demand ferry and  
‘kaito’ ferry services are available for private tour groups.  M a Liu Shui and 
Wong Shek Piers are two popular boarding points with destination of the Area 
and its surrounding areas and islands, including Kat O and Ap Chau. 
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11. CULTURAL HERITAGE 
 
11.1 The Hip T in T emple a nd H ok S han M onastery in Lai C hi W o i s a G rade 3 

historic building w ithin t he A rea. The Lai C hi W o Site of  A rchaeological 
Interest also largely falls within the Area. Prehistoric pottery shreds and ceramic 
shreds of  S ong, M ing a nd Q ing pe riods were r ecorded i n 2000. The a bove 
graded historic building/structure and site of archaeological interest are worthy 
of preservation. 

 
11.2 The Antiquities Advisory B oard ( AAB) a lso released a l ist of  ne w i tems i n 

addition to the list of 1,444 historic buildings. These items are subject to grading 
assessment by the AAB. Details of the list of 1,444 hi storic buildings and the 
new i tems ha ve be en upl oaded ont o t he w ebsite of  t he A AB 
at http://www.aab.gov.hk. 

 
11.3 Prior c onsultation w ith t he AMO of t he LCSD should be  m ade i f a ny 

development, redevelopment or  rezoning pr oposals m ight affect t he above 
graded historic building/structure, new items pending grading assessment, site 
of archaeological interest and their/its immediate environs. 
 
 

12. UTILITY SERVICES 
 

12.1 The A rea i s s upplied with electricity and telephone s ervices. In respect w ith 
other utility services, potable water supply to existing facilities and villagers in 
Lai Chi Wo and Sam A is provided. For other remote areas such as Mui Tsz 
Lam and K op T ong, there i s no pot able water s upply. There are no 
committed/planned sewerage and drainage systems for the Area. 

 
 

13. IMPLEMENTATION 
 

13.1 The P lan provides a  broad l and-use f ramework f or 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 pr esent t here i s no o verall pr ogramme f or t he pr ovision of  i nfrastructure 

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 t he above, m inor i mprovement w orks, e .g. access 

improvement will be implemented through the Public Works Programme as and 
when resources are available.  Private developments will be effected principally 
through pr ivate s ector i nitiatives t o de velop or  redevelop t heir pr operties i n 
accordance w ith t he z oned us es i ndicated on  the P lan, pr ovided t hat t heir 
proposals meet Government requirements. 
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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 c ompliance w ith t he t erms of  t he P lan m ay have a dverse i mpacts o n t he 
environment, drainage and traffic of the Area.  Although no action is required to 
make such use conform to this Plan, any material change of  such use or  any 
other de velopment ( except m inor alteration and/or m odification t o t he 
development of  t he l and or  bui lding i n r espect of  s uch us e w hich i s a lways 
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 w orks w hich m ay l ead t o a n e nvironmental i mprovement or  
upgrading to the Area may be considered favourably by the Board. 

 
14.3 Planning applications to the Board will be  assessed on i ndividual merits.  In 

general, t he B oard, i n c onsidering t he pl anning a pplications, w ill t ake i nto 
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 D epartment.  Application f orms a nd G uidance N otes f or pl anning 
applications can be  downloaded f rom the Board’s website, and a re available 
from the Secretariat of the Board, and the Technical Services Division and the 
relevant D istrict P lanning O ffice o f the  P lanning D epartment.  A pplications 
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 13.1 a bove or in 

conformity with this Plan or with the permission of the Board, undertaken or 
continued on l and i ncluded i n t his P lan on or  a fter t he da te o f t he f irst 
publication in the Gazette of the Notice of the draft DPA Plan may be subject to 
enforcement pr oceedings unde r t he O rdinance.  A ny di version of s treams, 
filling of land/pond and excavation of land 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 pe rmission f rom t he B oard m ay a lso be  s ubject t o e nforcement 
proceedings.  Moreover, t here i s a  pr esumption against f illing of  ponds  for 
temporary l and us es/developments i n c onservation-related z onings, s uch a s 
“CA”. 
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1. 
 
INTRODUCTION 

 
1.1 Purpose of the Planning Report 

 
The purpose of this Planning Report is to give an account of 
the background and an appraisal of the existing conditions, 
characteristics and development requirements of the Lai Chi 
Wo, Siu Tan and Sam A Tsuen (the Area).  It also aims at  
providing a basis for the preparation of an Outline Zoning 
Plan (OZP) for the Area and the formulation of a planning 
framework to guide future development. 
 

1.2 Background 
 
1.2.1 The Area, comprising mainly the three sub-areas of  

Lai Chi Wo, Siu Tan, and Sam A Tsuen, is rural in 
character and l ocated i n a djacent va lleys on t he 
northeastern coast of the Plover Cove Country Park. 
It fronts onto the Yan Chau Tong Marine Park, and 
has been a  famous tourist attraction for many years 
(Figure 1). P opular hi king t rails a re l ocated i n t he 
Area i ncluding t he “Lai C hi W o Nature T rail”, 
where s ome of  i ts s ections ha ve boa rdwalks a nd 
supporting facilities f or vi sitors to explore the 
mangrove along the coast, and a number of footpaths 
linking Lai Chi W o, S iu Tan and Sam A f rom Wu 
Kau Tang and Bride’s Pool.  
 

1.2.2 The A rea i s r ural and natural i n character with a 
scenic s etting. A ny unc ontrolled de velopment m ay 
affect the hi gh landscape value and t hreaten the 
marine ecology and mudflat habitats along the coast 

of the Area.  Suspected excavation and unauthorized 
tree f elling and vegetation clearance were found i n 
the A rea.  T here was therefore an ur gent need t o 
better protect the natural scenic character and avoid 
disturbance of  t he e cological i nterest of  t he A rea.  
On 14.7.2011, und er t he pow er d elegated b y t he 
Chief E xecutive (CE), the S ecretary for 
Development directed the Town Planning Board (the 
Board) to pr epare a  dr aft pl an de signating t he Lai 
Chi W o, S iu T an a nd S am A  T suen area as a 
development permission area (DPA). 

 
1.2.3 On 26.8.2011, t he dr aft Lai C hi W o, S iu T an a nd 

Sam A Tsuen DPA P lan No. DPA/NE-LCW/1 was 
exhibited f or publ ic i nspection. During t he plan 
exhibition pe riod, 6 r epresentations1

 

 were r eceived. 
After giving consideration to the representations on 
9.3.2012, t he B oard d ecided not  t o pr opose any 
amendment to the dr aft D PA pl an to meet the  
representations. 

1.2.4 On 26.6.2012, the Chief Executive in Council (CE in 
C) approved the draft Lai Chi Wo, Siu Tan and Sam 
A T suen DPA pl an, w hich w as s ubsequently 
renumbered as DPA/ N E-LCW/2 (Figure 2).  O n 
13.7.2012, t he a pproved Lai C hi W o, S iu T an and 
Sam A Tsuen DPA P lan No. DPA/NE-LCW/2 was 
exhibited for public inspection under section 9(5) of 

                                                      
1  Including Designing H ong K ong Limited, H ong K ong B ird Watching 

Society, W WF H ong K ong, a nd Kadoorie F arm & B otanic G arden 
Corporation (KFBG), Village Representatives (VRs) of the villages of 
Lai Chi Wo, Kop Tong, Mui Tsz Lam and Sam A. 
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the Town Planning Ordinance (the Ordinance). 
 

1.2.5 Pursuant to section 20(5) of the Ordinance, the DPA 
Plan is effective for three years until 26.8.2014.  On 
12.3.2014, the CE, pursuant to section 3(1)(a) of the 
Ordinance, directed the Board to prepare an OZP for 
the Area.  
 
 

2. 
 
THE STUDY AREA 

2.1. Location  
 
The Area covers a total area of about 131 ha with 90 ha  in 
the Lai Chi Wo area, 20 ha in the Siu Tan area, and 21 ha in 
the Sam A  T suen area.  T he A rea i s s urrounded by t he 
Plover Cove Country Park except where i t adjoins t he Lai 
Chi Wo Special Area near the Lai Chi Wo and fronts on the 
Yan C hau T ong M arine P ark. The l ocation of  t he A rea i s 
shown in Figure 3 and an overview of the Area is shown in 
Figure 4.   

 
2.2. Natural Features 

 
Physical Setting and Topography (Figures 4 and 5a – 5j) 
 
2.2.1. The Lai C hi W o area m ainly comprises m angrove, 

woodland, s hrubland, w atercourse and f allow 
agricultural l and. Recognised vi llages i n t he area 
include Lai Chi Wo, Kop Tong and Mui Tsz Lam.  
 

2.2.2. It faces the scenic Yan Chau Tong Marine Park and 
the Lai C hi W o Beach S ite of  S pecial S cientific 

Interest (SSSI) 2

  
.  

2.2.3. Behind Lai Chi Wo is a fung shui woodland, about 1 
ha of  w hich w as designated as a “Special A rea” 
under t he Country Parks Ordinance in 2005 , for its 
high f lora diversity and the pr esence o f unc ommon 
tree species as well as old and valuable trees.  There 
is a  na tural s tream f lowing a cross the  Lai C hi W o 
area, a bout 500m  o f which i s r ecognized as an 
Ecologically Important S tream (EIS). F ung shui 
woodlands, which are com paratively r emote a nd 
intact, are also found behind the Kop Tong and Mui 
Tsz Lam area. The fung shui woodland a t Mui Tsz 
Lam ha s hi gher s pecies diversity than t hat of  Kop 
Tong  (Figures 5b and 5c). 
 

2.2.4. The Siu Tan ar ea m ainly comprises f lat and  l ow-
lying a bandoned a gricultural l and, w hich ha s b een 
turned i nto i ntertidal w ater ponds  a nd f reshwater 

                                                      
2  The Yan C hau Tong M arine P ark, de signated in 19 96, i s w ell-

known for its rich fishery resources as it is a nursery ground for 
larvae and juvenile of fishes and many different marine lives.  Lai 
Chi Wo Beach SSSI, designated in 1979, is to protect a mangrove 
stand and a seagrass bed (Halophila ovalis (喜鹽草) and Zostera 
japonica ( 矮 大 葉 藻 )) in recognition of their ecological 
importance.  Mangroves grows near the coast of the Lai Chi Wo 
SSSI which i s r egarded a s one  of  t he most i mportant s tands i n 
Hong K ong due  to the presence and a bundance of s ome 
mangrove species.  Both the Yan Chau Tong Marine Park and the 
Lai Chi Wo Beach SSSI are outside the Area.  On the other hand, 
there ar e records of seag rasses i n the abandoned ponds i n Siu 
Tan.. 
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marshes s urrounded b y shrubs a nd w oodland 
(Figure 5d). 

 
2.2.5. The Sam A Tsuen area encompasses the flat area on 

shore on t he west side of the scenic Yan Chau Tong 
Marine P ark.  It ope ns t o Sam A  B ay, a well 
protected inlet, which in turn opens onto Yan Chau 
Tong.  T he f lat a rea o n s hore i s s urrounded by 
wooded hills on all sides.  The remaining shore flat 
land still remains as coastal wetland, with patches of 
mangrove growth.  W etland wildlife is  a ctive a nd 
abundant. The area m ainly c omprises w oodland, 
shrubland, active and abandoned a gricultural l and, 
freshwater m arsh, stream, estuarine mangrove and 
mudflat ha bitats. T he ha bitats s upport a  high 
diversity of  w ildlife a nd plant species w orthy of  
protection a nd a re i dentified a s hot spots for 
butterflies and freshwater fishes (Figure 5e).  Sam A 
is t he onl y r ecognized village i n the ar ea. While 
some active f armland i s l ocated t o t he s outh of  the 
village, a large part of  this area in the north around 
the v illage ha d be en c onverted t o f armland m any 
years ago, but is now abandoned.   
 

Natural Habitats (Figures 4, 5b – 5i)  
 

2.2.6. The natural habitats in the Area include undisturbed 
terrestrial, hi lly h abitats, f ung s hui w oodland, 
lowland secondary forest, shrubland, stream, coastal 
mangrove, f reshwater m arsh, a bandoned ponds  a nd 
seagrass bed.  These habitats support a large number 
of f lora a nd f auna in t he A rea which are 
ecologically-linked w ith t he w ide s tretch of  

vegetation i n t he surrounding P lover C ove C ountry 
Park.  Plant s pecies of  conservation concern have 
been r ecorded i n t hese habitats, a nd a  number of  
animal s pecies of  c onservation c oncern have al so 
been recorded in the Area or in its vicinity. Details 
of the natural habitats are listed below: 

 

 

Woodland/shrubland (Figure 4 and Figures 5b - 5e 
and 5g) 

(a) In 2005, t he majority of  Lai Chi Wo Fung Shui 
woodland was designated as Lai Chi Wo Special 
Area s o as to protect t he m ature and complete 
woodland habitat supporting a very rich species 
diversity and c omposition.  The pr esence of  a  
few very old and large trees with unusual forms 
also i ncreases t he c onservation va lue of  t his 
woodland area. Over 100 flora species including 
Macaranga sampsonii ( 鼎 湖 血 桐 ), Ficus 
langkokensis ( 青 藤 公 ), Chrysophyllum 
lanceolatum (金葉樹 ) a nd Aquilaria sinensis 
(土沉香) of conservation significance and three 
old a nd valuable trees could be  f ound i n t he 
woodland, i ncluding t he f ive fingers camphor 
tree and “ Hollow T ree”. A s t he fung s hui 
woodland a nd t he de nse ve getation i n t he 
coastal ar ea p rovided a good habitat f or 
butterflies, the s ite is  ide ntified as a  but terfly 
hotspot w ith r ecords o f 89 but terfly s pecies 
including the rare Isoteinon lamprospilus (旖弄

蝶). Besides, un common o donates ( dragonflies 
and damselflies), herpetofauna and amphibian 
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species of conservation concern, including frogs, 
are also recorded at the Lai Chi Wo area3

 

.  Fung 
shui woodlands at Kop Tong and Mui Tsz Lam 
also s upport a  di versity of pl ants, i ncluding 
including Pavetta hongkongensis (香港大沙

葉 ) and Aquilaria sinensis ( 土 沉 香 ) o f 
conservation significance (Figure 5g).  

(b) Woodland a nd s hrubland m ainly l ocate a t t he 
southern part of  S iu T an w hile w oodlands i n 
Sam A ar e l ocated in the peripheral hi ll-slopes 
with a  f ung s hui w ood behind the village. T he 
woodland t ogether w ith t he adjoining P lover 
Cove C ountry P ark f orm a  c ontinuum of  
woodland habitat which complement the overall 
naturalness and landscape beauty of the country 
park.  The fung shui wood at Sam A comprises a 
high di versity o f pl ant s pecies inc luding the  
protected species Aquilaria sinensis (土沉香) 

and Pavetta hongkongensis (香港大沙葉) and  
provides a good breeding habitat for butterflies. 
 

 
Mangrove/Marsh (Figure 4 and Figures 5h and 5i) 

(c) Coastal ha bitat of  high ecological a nd 
conservation value a re represented by t he Lai 

                                                      
3  According t o S tudy o n t he Enhancement o f t he S ha T au K ok R ural 

Township a nd S urrounding Areas, a mphibian s pecies o f co nservation 
concern at Lai Chi Wo include C hinese B ullfrog Hoplobatrachus 
chinensis, B ig-headed F rog Limnonectes fujianensis and Lesser S piny 
Frog Paa exilispinosa.. 
 

Chi Wo Beach SSSI designated in 1979 f or the 
intertidal m udflat a nd s eagrass be d of  hi gh 
ecological value (e.g (Halophila ovalis (喜鹽草) 
and Zostera japonica ( 矮大葉藻 )) 4

Coastal 
Heritiera ( Heritiera littoralis)

. The 
mangroves stand along the coast of Lai Chi Wo 
is r egarded as one  of  t he three extremely 
important mangroves w orthy of  c onservation. 
Indeed, all Hong Kong's eight species are found 
in the ar ea, namely, Leather Fern (Acrostichum 
aureum) (鹵蕨), Aegiceras corniculatum (蠟燭

果), Black Mangrove (Avicennia marina) (海欖

雌 ), Many-petaled Mangrove ( Bruguiera 
gymnorhiza) ( 木 欖 ), Milky Mangrove 
(Excoecaria agallocha) ( 海 漆 ), 

 ( 銀 葉 樹 ), 
Kandelia obovata (秋茄樹) and Lumnitzera 
racemosa (欖李). Huge specimens of  a  woody 
climber Derris alborubra (白花魚藤) can also 
be f ound i n t he a rea t hat be comes unus ual i n 
comparison with other coastal mangrove stands. 
The mangroves in Lai Chi Wo comprises a r ich 
ecological r esource an d is a g ood nursery 
ground for many marine organisms. 
 

(d) The i ntertidal w ater ponds a nd f reshwater 
marshes a re l ocated at t he nor thern pa rt o f Siu 
Tan where uncommon species o f seagrass have 
been f ound and the r are pl ant s pecies 
Ceratopteris thalictroides (水蕨 ) w hich is a 
                                                      

4  The SSSI covers the sand flat just outside the Area. 
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protected pl ant i n C hina ha s been recorded at 
the m arsh. F auna of  c onservation c oncern 
including Orthetrum poecilops poecilops (斑灰

蜻) has also been recorded in the area.   
 

(e) The coa stal ar ea i n Sam A  T suen consists of  
coastal w oodland a nd w etland s ystem 
comprising m angrove s tand a nd l owlying 
marshes. Such area h as be en identified as 
ecologically impor tant. Plants s pecies w ith 
conservation i nterest i ncluding Ligustrum 
punctifolium (斑葉女貞), Myoporum bontioides 
(苦檻藍) and Scaevola hainanensis (海南草海

桐) have been recorded in the intertidal zone of 
the coastal area and at the headland at Ngor Tau 
Tsui. In addition, t he f ish s pecies o f 
conservation c oncern Oryzias curvinotus (弓背

青鱂) is al so recorded in a w atercourse i n the 
area. Butterfly s pecies o f c onservation concern 
and unc ommon odona tes ( dragonflies and  
damselflies) were recorded at the area.  

. 

 
Stream courses (Figure 5f) 

(f) There is a natural stream flowing across the Lai 
Chi W o area from w est t o e ast dow n t o Y an 
Chau Tong M arine Park, about 500m of  which 
is recognized as an  EIS.  The coastal habitat is  
identified as an ecologically important wetland.  
Over 30 dragonfly species including Orthetrum 
poecilops poecilops (斑灰蜻) and a wide variety 
of f auna, Herpestes urva ( 食 蟹獴 ) a nd 

Prionailurus bengalensis (豹貓) of conservation 
interest are recorded in the area. 
 

 
Agricultural land (Figure 5j) 

(g) While fallow a gricultural la nd mainly s preads 
around t he vi llage clusters, s ome active 
agricultural land could be found to the south of 
the existing villages at Lai Chi Wo and Sam A.  
 

2.3 Historical Development  
 

2.3.1 The A rea l ies on the northeast coa st o f t he N ew 
Territories, and comprises recognized villages of Lai 
Chi Wo, Kop Tong, Mui Tsz Lam and Sam A. Lai 
Chi W o is  a  typical H akka vi llage, with about 210 
houses, mostly of blue br ick a nd m ud b rick 
constructions. After the war, many villagers left Lai 
Chi W o f or t he c ity or  w ent a broad. Local 
population f ell s harply after t he 1960 's a nd 197 0's.  
Kop Tong and Mui Tsz Lam have been deserted and 
most of the village houses have become ruins. 
 

2.3.2 The historic Sam A was inhabited by a Tsang Clan.  
It i s be lieved to be  about 300 years old.  W ith less 
than 10 vi llage hous es a nd a n a ncestor ha ll a ll 
arranged i n a  row, t he vi llage f aces s outhwest, 
directly ov erlooking t he s cenic s hore f lat land and 
surrounded b y wooded hills on three sides i n t he 
north, west and south.  A few of the vi llage houses 
have recently b een refurbished and are be ing used 
for serving visitors.   
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2.3.3 There ar e hi storical and  ar chaeological i nterests i n 
the A rea, i ncluding the H ip T in T emple and Hok 
Shan Monastery within the Lai Chi Wo area (Figure 
6b) and t he L ai Chi W o Site of  A rchaeological 
Interest.  
 

2.3.4 Hip Tin Temple and Hok Shan Monastery, which lie 
outside and to the east of the wall of the Lai Chi Wo 
is a Grade 3 historic building.  The Lai Chi Wo Site 
of A rchaeological Interest la rgely falls w ithin the 
Area, m ainly l ying t o t he s outh of  Lai C hi W o.  
Prehistoric pot tery shreds and ceramic shreds of 
Song, Ming and Qing periods were recorded in 2000.  
 

2.4 Population and Employment 
 
In 2011 Census, the total population in the Area was about 
100 persons.  Since the Lai Chi Wo area has been a famous 
attraction because it c ontains bot h na tural a nd c ultural 
heritage, it becomes a  p opular destination for a  number of  
green tour ism a ttractions. T here a re a num ber of ex isting 
restaurants/provision s hops of fering s nacks and c hicken 
congee t o hi kers and t ourists dur ing w eekends and publ ic 
holidays in Lai Chi Wo and Sam A (Figure 6f).  

 
2.5 Existing Land Uses (Figures 6c – 6h) 

 
2.5.1 The major existing land uses include the following: 
 
Village Type Development (Figures 6c – 6f) 
 
2.5.2 The recognized villages within the Area are Lai Chi 

Wo, Mui T sz Lam, K op T ong a nd S am A . Village 

settlements, now  l argely abandoned, a re m ainly 
concentrated in Lai C hi W o (Figures 6c and 6d), 
with some uninhabited house c lusters i n K op Tong 
and Mui Tsz Lam (Figure 6e). A few of the village 
houses in Sam A are being used as a r estaurant for 
visitors.  Some beekeeping has been operated at Sam 
A (Figure 6f).  
 

2.5.3 According to the District Lands Office/North of the 
Lands Department (DLO/N), there is no outstanding 
Small H ouse a pplication f or these vi llages.  
However, the 10-year forecast of  demand for Small 
House at Lai Chi Wo, Mui Tsz Lam, Kop Tong and 
Sam A , as p rovided by t he concerned Village 
Representatives (VRs), are 2,800, 132, 135 and 300 
respectively. 
 

Government, Institution or Community (GIC) Facilities 
(Figure 6g – 6i) 

 
2.5.4 Major G IC f acilities in t he Area t o meet the 

community n eeds i nclude a  permanent flushing 
toilet and a telephone exchange ope rated by t he 
Hong K ong T elephone C ompany Ltd. near t he 
entrance of Lai Chi Wo (Figure 6g).   
 

2.5.5 A Geo-heritage C entre displaying the g eological 
resources a nd illustrations of  old H akka vi llage is 
located in Lai Chi Wo. The Centre is established by 
voluntary group, local villagers and the government. 
The e xhibits a nd r ock s pecimens not  only pr ovide 
information on geology, but  also i llustrate the 
culture, hi story and e cology of  t he a rea. It aims t o 
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raise t he publ ic a wareness of  geoconservation. The 
currently disused S iu Ying S chool i s also located 
next t o t he T emple a nd M onastery at Lai C hi W o 
(Figure 6h). 

 
Cultural Heritage Resources (Figure 6b) 
 
2.5.6 The A ntiquities a nd M onuments O ffice ( AMO) of  

the Leisure a nd C ultural S ervices D epartment 
(LCSD) a dvises that the H ip T in T emple and Hok 
Shan Monastery in Lai Chi Wo is a Grade 3 historic 
building within the Area. The temple was erected for 
the worship of  Kwan Tai (關帝) who is al so called 
Hip Tin Tai Ta i (協天大帝, Emperor A ssisting the  
Heaven) and so is the temple named Hip Tin Temple. 
The t emple w as p robably built i n 1900  as its  w all 
paintings indicated.  Also, the Lai C hi W o Site of  
Archaeological Interest lie s to the s outh of  Lai C hi 
Wo.  Prehistoric pot tery shreds and ceramic shreds 
of S ong, M ing a nd Q ing p eriods w ere r ecorded i n 
2000.   
 

2.5.7 There are two cannons to the east of the Temple. Da 
Chius (打醮) have been held every ten years in front 
of t he Temple s tarting from a n epidemic amongst 
the Hing Chun Yeuk villages.  

 
Burial Grounds 

 
2.5.6 Several pieces of bur ial g rounds are l ocated in the 

Area, in particular in the central part of the Lai Chi 
Wo hilly areas and adjacent to the Mui Tsz Lam and 
Kop Tong (Figure 7). 

 
2.6 Land Ownership 

 
Slightly ov er h alf of  l and i n t he Area ( about 56%) is 
Government l and w hile t he r emaining ( about 44%) a re 
private l and comprising mainly agricultural land and some 
building lots (Figure 7).  

 
2.7 Transportation and Access (Figure 8) 

 
At present, the Area is inaccessible by vehicular traffic. The 
nearest r oads t o the A rea ar e f rom Luk Keng Road and 
Bride’s P ool R oad. The A rea i s accessible b y boats via 
small piers at Lai C hi W o a nd S am A , a nd b y hiking a nd 
country trails l eading f rom Wu Kau Tang and  Luk K eng. 
Various on -demand ferry an d ‘kaito’ ferry s ervices ar e 
available for p rivate tour groups.  Ma Liu Shui and Wong 
Shek Piers are two popular boarding points with destination 
of the Area and its surrounding areas and islands, including 
Kat O and Ap Chau.   

 
2.8 Infrastructure and Utility Services 

 
The Area is provided with electricity and telephone services.  
Potable w ater s upply has been pr ovided t o t he e xisting 
facilities and villagers in Lai Chi Wo and Sam A. For other 
remote areas such as Mui Tsz Lam and Kop Tong, there is 
no potable water supply.  However, there are no existing nor 
committed/planned sewerage and drainage s ystems for t he 
Area.   
 

3. 
 
PLANNING ANALYSIS 
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3.1 Planning Contexts 
 
3.1.1 The Area comprises a variety of habitats, including 

undisturbed t errestrial, hi lly ha bitats, fung shui 
woodland, l owland s econdary f orest, s hrubland, 
ecologically impor tant stream and other s tream 
course, coastal m angrove, f reshwater m arsh, 
abandoned ponds  and seagrass bed.  T hese h abitats 
not only support a large number of flora and fauna in 
the A rea, but  a lso are ecologically-linked with the 
wide stretch of vegetation in the surrounding Plover 
Cove C ountry P ark. Village s ettlements ma inly 
concentrate i n Lai Chi W o with s ome uninhabited 
house clusters in Kop Tong and Mui Tsz Lam and a 
few o f t he vi llage hou ses i n S am A . G iven t he 
natural environment with hi gh landscape and 
ecological value coupled with its inaccessibility due 
to lack of vehicular access, the planning framework 
for t he A rea should f undamentally be t he 
preservation of  t he ecological environment and i ts 
natural r esources.  N o l arge-scale development 
should be  i ntroduced i n or der t o m inimize 
encroachment onto the sensitive environment and to 
protect and  enh ance landscape a nd ecological 
conservation. 
 

3.1.2 The Area falls within part of the Linkage Area of the 
“Study on t he E nhancement of  t he S ha T au Kok 
Rural Township and Surrounding Areas – Feasibility 
Study” (the S TK S tudy) c ommenced i n 2009 and 
completed i n e arly 2 013.  T he S TK S tudy  
recommends an integrated area i mprovement pl an 
for S ha Tau Kok A rea a nd i ts s urrounding a reas. 

One of  the major objectives of  the Study is to keep 
the na tural l andscape intact a nd unt ouched and 
preserve t he s ensitive na tural e nvironment a s m uch 
as possible i n most of  t he Linkage A rea.  With t he 
aim of  minimizing external i ntervention, m ost s ub-
areas will be provided with basic tourism supporting 
facilities.   The STK Study considered that the Lai 
Chi W o area has g reat pot ential of  tour ism 
development due  t o t he e cological and 
cultural/historic va lue.  T herefore, a  new E co-
Cultural Destination, Lai Chi Wo Ecological Centre 
at the vacant village school, ex-Siu Ying School, has 
been pr oposed t o pr omote e co-tourism in the ar ea.  
Besides, improvement w orks in Lai Chi W o a lso 
include addition of  t oilets near t he pi er and 
information boards.  
 

3.1.3 With reference to the Landscape Value Mapping of 
Hong Kong (2005), the Area is situated in a remote, 
tranquil, ha rmonious and pleasant r ural landscape 
character area of rich landscape resources, i.e. shrub 
and woodland, wide s tream, pond, d elta, w etland, 
coastal f eatures, abandoned field and villages e tc.  
The ove rall l andscape va lue i s hi gh.  Due t o t he 
unique landscape resources and the character of  the 
Area, the planning intention should aim at protecting 
and preserving the ex isting l andscape character and 
resources.  

    
3.2 Environment and Conservation (Figure 9) 

 
The A rea i s surrounded by the Plover C ove C ountry P ark 
and Lai C hi W o Special A rea and f ronts ont o Yan C hau 
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Tong M arine P ark.  The A rea i s r ural i n character and 
comprises areas of conservation importance with a mixture 
of na tural ha bitats, i ncluding coastal mangrove, mudflat, 
intertidal water ponds, EIS, freshwater streams, undisturbed 
terrestrial and hilly forests, woodlands, fung shui woodlands, 
shrubland, and active and fallow a gricultural l and. These 
habitats s upport di fferent s pecies of  f lora a nd f auna i n t he 
Area, including some rare and uncommon species, and the 
natural setting is  both s erene a nd qui et.  The undisturbed 
woodlands are qui te na tural i n character and are 
ecologically-linked w ith t he w ide s tretch of  ve getation i n 
the surrounding Plover Cove Country Park.   

 
3.3 Development Constraints (Figure 10) 

 
Transportation (Road Access)  

 
3.3.1 At pr esent, no vehicular acces s i s ava ilable ex cept 

the footpaths and hiking trails leading from Wu Kau 
Tang a nd Bride’s P ool. The A rea i s accessible b y 
boats via small piers at Lai Chi Wo and Sam A. 
 

Geotechnical 
 

3.3.2 The Area is located below steep natural hillside and 
may b e af fected by pot ential na tural t errain hazard.  
For new development in these a reas, natural t errain 
hazard s tudy would be r equired a nd s uitable 
mitigation measures should be provided, if necessary, 
for any proposed development in the Area.  
 

Ecological Significance 
 

3.3.3 The A rea, surrounded b y the P lover C ove C ountry 
Park and the Lai C hi W o Special A rea, faces t he 
scenic Yan Chau Tong Marine Park, part of which at 
Lai Chi Wo Beach was also designated as SSSI due 
to the presence of  a mangrove s tand and a seagrass 
bed ( Halophila ovalis ( 喜 鹽 草 ) a nd Zostera 
japonica (矮大葉藻). The Area cont ains a m ixture 
of ha bitats a nd na tural resources worthy for  
preservation, i ncluding the c oastal m angrove a nd 
mudflat in which the Derris alborubra and Heritiera 
mangrove a re l ocated.  The na tural s tream f lowing 
across the Lai Chi Wo area, about 500 m of which is 
designated as an EIS. The coa stal h abitat i s 
identified as a n e cologically important w etland 
supporting a  hi gh di versity o f w ild l ife s pecies of  
conservation v alue. O ver 30 d ragonfly s pecies 
including Orthetrum poecilops poecilops (斑灰蜻) 
and Herpestes urva ( 食蟹獴 ) a nd Prionailurus 
bengalensis ( 豹貓 ) of c onservation i nterest a re 
recorded in the area.  The intertidal water ponds and 
freshwater m arshes a re l ocated at t he nor thern part 
of Siu Tan where u ncommon species of  s eagrass 
have be en found.  The m angroves s tands in t he 
coastal ar ea, the flat an d low-lying m arshes an d a 
watercourse i n t he m iddle pa rt o f t he Sam A  
recorded a num ber o f f reshwater f ishes a nd 
invertebrates of  c onservation i nterest, i ncluding 
uncommon f reshwater f ish, R ice Fish Oryzias 
curvinotus ( 弓 背 青鱂 ).  Butterfly s pecies of  
conservation concern and unc ommon odona tes 
(dragonflies and damselflies) were r ecorded at the 
area. 
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3.3.4 The undi sturbed terrestrial habitats, i ncluding t he 

forests a nd woodlands, not onl y c onnect t o t he 
surrounding m ature w oodland of  t he P lover C ove 
Country P ark, but  a lso support a  ve ry r ich s pecies 
diversity and c omposition.  The p resence o f a  f ew 
very ol d a nd l arge t rees w ith unusual f orms a lso 
increases t he c onservation va lue of  t his w oodland 
area, including Macaranga sampsonii (鼎湖血桐), 
Ficus langkokensis ( 青 藤 公 ), Chrysophyllum 
lanceolatum (金葉樹) a nd Aquilaria sinensis (土沉

香) of  c onservation s ignificance a nd three old a nd 
valuable trees in the fung shui woodlands in Lai Chi 
Wo. T he f ung s hui woodland a nd t he d ense 
vegetation in the coastal area in Lai Chi Wo provide 
a good ha bitat for but terflies, i ncluding t he r are 
Isoteinon lamprospilus ( 旖 弄 蝶 ). Besides, 
uncommon odona tes ( dragonflies a nd da mselflies), 
herpetofauna and amphibian species of conservation 
concern, including frogs, are also recorded at the Lai 
Chi W o a rea.  F ung s hui w oodlands a t K op T ong 
and Mui Tsz Lam also support a diversity of plants, 
including including Pavetta hongkongensis (香港大

沙 葉 ) and Aquilaria sinensis ( 土 沉 香 ) of  
conservation s ignificance.  In vi ew of  t he a bove, 
development that may adversely affect t he r ural 
character and the e cologically s ensitive areas will 
not be recommended. 
 

Landscape Significance 
 

3.3.5 With reference to the Landscape Value Mapping of 

Hong K ong ( 2005), t he ove rall l andscape va lue of  
the A rea i s hi gh.  D ue t o t he uni que l andscape 
resources and the cha racter of  t he A rea, including 
the fung shui woods, old and valuable trees, wetland, 
streams, m angroves, w oodland, cultural landscape 
such as old vi llage, temple, wall et c, no large-scale 
development should be  i ntroduced i n or der t o 
minimize e ncroachment ont o the s ensitive 
environment a nd t o pr otect a nd e nhance landscape 
conservation.  
 

Sewerage and Utility Services 
 
3.3.6 There i s no e xisting sewer or  pl anned publ ic s ewer 

for the Area.  Any increase in population, number of 
visitors t o t he A rea or  further re creation/residential 
developments w ould require additional facilities, i n 
particular sewerage disposal facilities. 

 
3.3.7 The Area i s provided with electricity and telephone 

services.  Potable water supply has been provided to 
the e xisting f acilities a nd villagers in L ai Chi W o 
and Sam A. For other remote areas such as Mui Tsz 
Lam and Kop Tong, there is no potable water supply.  
However, t here a re no e xisting nor  
committed/planned sewerage and drainage s ystems 
for the Area. 
 

Cultural Heritage 
 

3.3.8 The Hip T in T emple a nd H ok S han M onastery in 
Lai Chi Wo is a Grade 3 historic building within the 
Area. The Lai C hi Wo Site of  A rchaeological 
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Interest also largely falls within the Area. Prehistoric 
pottery shreds and ceramic shreds of Song, Ming 
and Qing periods were recorded in 2000. The above 
graded historic building/structure and site of 
archaeological interest are worthy of preservation. 
 

3.3.9 The Antiquities Advisory Board (AAB) also 
released a list of new items in addition to the list of 
1,444 historic buildings. These items are subject to 
grading assessment by the AAB. Details of the list of 
1,444 historic buildings and the new items have been 
uploaded onto the website of the AAB 
at http://www.aab.gov.hk. 

 
3.3.10 Prior consultation with the AMO should be made if 

any development, redevelopment or rezoning 
proposals might affect the above graded historic 
building/structure, new items pending grading 
assessment, site of archaeological interest and 
their/its immediate environs.  
 

Burial Grounds 
 

3.3.11 Several pieces of burial grounds are located in the 
Area, in particular in the central part of the Lai Chi 
Wo hilly areas and adjacent to the woodlands of Mui 
Tsz Lam and Kop Tong.  These areas are not 
suitable for any development.  

 
3.4 Development Opportunities 

 
Conservation Potential 
 

3.4.1 There are various areas which warrant protection by 
conservation-related zoning including the Lai Chi 
Wo EIS, the coastal areas in which the Derris 
alborubra and Heritiera mangrove are located, other 
mangrove, mudflat, intertidal ponds, and fung shui 
woodland.  With its high quality landscape and great 
variety of natural habitats, the Area is worthy of 
conservation.  

 
Tourism Potential (Figure 8) 
 
3.4.2 Because of the richness in culture and heritage 

resources, Lai Chi Wo has great potential of tourism 
development due to the ecological and 
cultural/historic value.  The ecology of the area 
supports a wide diversity of species, including 
several species of conservation importance.  Some of 
the trees in the fung shui woodland and the large 
Derris alborubra associated with the mangroves are 
of high aesthetic value.  In terms of cultural heritage, 
there are two temples, namely Hip Tin Temple and 
Hok Shan Monastery, which are graded three 
historical buildings. Besides, Lai Chi Wo has very 
good supporting facilities, including signage, 
refreshment kiosk, information plates and public 
toilet currently provided for visitors. It also includes 
a Geoheritage Centre introducing the geological 
resources and old Hakka village in Hong Kong and a 
Lai Chi Wo Nature Trail, where some of its sections 
have boardwalks assists visitors to explore the 
mangroves, linking up Lai Chi Wo and the coastal 
area, the Hakka village, the fung shui Woods and 
ancient bed of Coastal Heritiera and giant Derris 

http://www.aab.gov.hk/�
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alborubra.  T hey are p opular s pots f or hi kers and 
tourists.  Currently, Lai Chi Wo is featured in many 
one-day tours offered by local tour operators.  
 

3.4.3 With t he aim of  minimizing external i ntervention, 
most sub-areas will b e p rovided with basic tour ism 
supporting f acilities.   The STK St udy considered 
that Lai C hi W o has great pot ential of  tour ism 
development due  t o t he e cological and 
cultural/historic va lue.  T herefore, a ne w E co-
Cultural Destination, Lai Chi Wo Ecological Centre 
at the vacant village school, ex-Siu Ying School, has 
been pr oposed t o pr ovide vi sitors w ith i nformation 
on bot h t he e cological f eatures of  t he s urrounding 
areas and the coastal, cultural and built heritage in a 
nice a nd t ranquil environment w hich w ould 
complement the  existing Geoheritage C entre in Lai 
Chi Wo to promote eco-tourism in the area.  Besides, 
improvement works in the area also include addition 
of toilets near the pier and information boards.  

 
3.4.4 Sam A i s l inked t o Wu Kau Tang a nd ot her ‘ Shap 

Yeuk’ villages by a network of mountain trails.  The 
oldest trail is believed to be the one between Sam A 
and W u K au T ang (known a s S ung Yuan hi storic 
trail), which could date back almost 1,000 years t o 
Sung a nd Y uan D ynasties.  T his tr ail s till e xists 
today, and is being used frequently by hikers in this 
area.  A few of the village houses have recently been 
refurbished and are b eing us ed as  a restaurant f or 
visitors. 

 
3.5 Development Pressure 

 
3.5.1 From 2008 t o 2010, s uspected unauthorized tree 

felling, ve getation clearance and excavation were 
found ne ar Lai C hi W o pi er, at M ui Tsz L am, Siu 
Tan a nd S am A . No further report w as r eceived 
within the past few years. 
 

3.5.2 Village s ettlements ar e mainly con centrated in the 
recognized villages of Lai Chi Wo, Kop Tong, Mui 
Tsz Lam 5

 

 and Sam A. At pr esent, there a re no 
records of  S mall H ouse de velopment i n t he Area 
including applications to the Board under section 16 
of the Ordinance or LandsD.  However, the 10-year 
forecast of demand for Small House at Lai Chi Wo, 
Mui Tsz Lam, Kop Tong and Sam A, as provided by 
the concerned Village Representatives (VRs), are 
2,800, 132, 135 and 300 respectively. Suitable land 
should be  r eserved t o meet t he f uture de mand of  
village house developments.  

3.6 Development Proposals Received in the Course of 
Preparation of the Plan  

 
3.6.1 Since t he ga zettal of  t he dr aft D PA P lan on 

26.8.2011, no pl anning a pplication ha s been 
received.   
 

3.6.2 The North District Council has proposed that as part 
                                                      

5  Lai Chi Wo is a typical Hakka village, with about 210 houses. After 
the war, many villagers left Lai Chi Wo for the city or went abroad. 
Local population fell sharply after the 1960's and 1970's. Kop Tong 
and Mui Tsz Lam have been deserted. 
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of one  of  i ts p rojects u nder t he Signature Project 
Scheme, the vacant premises of the former Siu Yung 
School a t Lai C hi Wo be  c onverted i nto a  
geoheritage-cum-ecological educ ation centre. T he 
proposed centre i s intended to provide visitors with 
information on bot h t he e cological f eatures of  t he 
surrounding areas and the geological features of  the 
adjacent G eo-Area o f t he H ong K ong G lobal 
Geopark of  C hina.  Under t he pr oject, a dditional 
information boards and education panels will also be 
installed in the Lai Chi Wo area and the board walk 
around t he D erris vi nes w ill a lso be  r econstructed.  
The pr oject i s currently under t he s tage of  
investigation and design.  

 
3.6.3 In t he course o f pr eparing the P lan, information on 

some ecol ogical f eatures i n the A rea ha s be en 
submitted by Kadoorie F arm and Botanic Garden 
and their major points are as follows:   
 

(a) The c oastal and t he ba ckshore a reas a djoining 
the mangrove should be  z oned C onservation 
Area ("CA") or Coastal Protection Area ("CPA") 
so a s t o pr ovide a  bu ffer z one t o p rotect t hese 
habitats.  "CA" zone should be provided for the 
streams and their r iparian zones and t he 
woodlands including bo th s econdary w oodland 
and f ung s hui w oodland in vi ew of  t he de nsely 
vegetated condition and its connectivity with the 
surrounding country park. 

Lai Chi Wo 

 

(b) Since no “ Village E nviron” ('VE') is pr esent at  
the area, the entire area should be zoned "CA" in 
order t o p rotect t he s eagrass, t he stream, the 
marsh, t he w oodland a nd t he i ntegrity of t he 
surrounding Marine Park and Country Park. 

Siu Tan  

 

(c) The lowland area i s covered with marsh, and a t 
least two species of conservation concern can be 
found – Rice Fish Oryzias curvinotus (弓背青鱂) 
and Four-spot Midget Mortonagrion hirosei (四
斑細蟌). In vi ew o f t he pr esence of  t he abov e 
species and associated ha bitats, except t he 
existing vi llage c lusters, ot her a reas w ithin this 
area should be covered with “CA” zone. 

Sam A Tsuen 

 
4 
 

PLANNING PROPOSALS 

4.1 The Outline Zoning Plan 
 
The draft Lai Chi Wo, Siu Tan and Sam A Tsuen OZP (the 
Plan) pr epared unde r s ection 3( 1) o f t he Ordinance i s t o 
provide a statutory basis for planning control over the Area.  
It w ill s upersede t he a pproved Lai C hi W o, S iu T an a nd 
Sam A Tsuen DPA Plan No.  DPA/NE-LCW/2, which was 
exhibited f or public inspection under s ection 9( 5) of  t he 
Ordinance on 26.6.2012.  U ses a nd development that ar e 
always pe rmitted a nd t hose f or which the B oard’s 
permission must be sought in various zones are set out in a 
schedule of Notes attached to the Plan. Also accompanying 
the P lan is a n E xplanatory S tatement to assist a n 
understanding of  t he Plan a nd t o r eflect t he pl anning 
intentions and objectives of  the Board for various land-use 
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zonings.  
 

4.2 Planning Objectives 
 
The development of  t he A rea s hould gear t owards t he 
following objectives: 

 
(a) to pr ovide a c omprehensive pl anning f ramework t o 

guide t he d evelopment on a n i ntegrated a nd c o-
ordinated basis; 

 
(b) to c onserve high natural l andscape and ecological 

significance of t he A rea in safeguarding the  n atural 
habitat and natural system of the wider area; and 

 
(c) to preserve the natural and rural character of the Area. 

 
4.3 Planning Principles 

 
The m ain pl anning pr inciples below are ad opted for 
preparation of  t he pl anning and d evelopment p roposals of  
the Area: 

 
(a) The Area, surrounded by the Plover Cove Country Park 

and the Lai C hi W o Special A rea and f acing the Yan 
Chau Tong Marine Park, comprises a variety of habitats, 
including undi sturbed t errestrial, hi lly h abitats, f ung 
shui w oodland, l owland s econdary f orest, s hrubland, 
ecologically important stream and other stream course, 
coastal mangrove, f reshwater marsh, abandoned ponds 
and s eagrass be d.  T hese ha bitats not  onl y s upport a  
large num ber of  flora and f auna i n t he A rea, b ut a lso 
are ecologically-linked w ith the w ide s tretch of  

vegetation i n t he surrounding P lover C ove C ountry 
Park. The r ural s etting and the na tural l andscape and  
environment of  t he A rea should be pr eserved a nd 
protected.  

 
(b) Small H ouse de velopment in recognized villages w ill 

be concentrated at s uitable locations so as to pr eserve 
the rural character of the Area. Future development and 
redevelopment should also demonstrate such a low-rise 
characteristic and not to overtax the  li mited 
infrastructure. 

 
4.4 Land Use Proposals (Figure 11) 

 
4.4.1 In t he d esignation of va rious l and us e z ones i n t he 

Area, c onsideration ha s be en g iven t o t he na tural 
environment, ph ysical l andform, e xisting l and use 
pattern, demand for Small Houses and availability of 
infrastructure.  T he following l and us e z ones a re 
proposed to be designated on the Plan. 

 
4.4.2 Village Type Development (6.04 ha or 4.61%) 

 
(a) The pl anning i ntention of  t his z one i s t o 

designate bot h existing r ecognized villages and  
areas of  l and c onsidered s uitable f or vi llage 
expansion.  L and w ithin t his zone i s pr imarily 
intended f or de velopment of  S mall H ouses b y 
indigenous vi llagers.  It i s a lso i ntended t o 
concentrate village type development within this 
zone f or a  m ore or derly development pa ttern, 
efficient us e of  l and a nd pr ovision of  
infrastructures and  services.  S elected 
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commercial and community us es s erving t he 
needs of  t he vi llagers and i n s upport of  the 
village development are always permitted on the 
ground f loor of  a  N ew T erritories E xempted 
House.  O ther commercial, community and 
recreational uses may be pe rmitted on  
application to the Board. 
 

(b) The recognized villages within the Area are Lai 
Chi Wo, Mui Tsz Lam, Kop Tong and Sam A. 
The bounda ries o f t he “ V” z one a re d rawn up  
having regard t o t he village ‘environs’, t he 
number of  out standing S mall H ouse 
applications, S mall H ouse de mand f orecast, 
local topography and site constraints.  A reas of  
difficult t errain, de nse ve getation, s tream 
courses a nd bur ial gr ounds ha ve be en a voided 
as far as possible. 

 
(c) According t o t he District Lands Officer/North 

(DLO/N), t here i s no  outstanding S mall H ouse 
application f or t hese v illages.  The 10 -year 
forecast of  demand for Small House at  Lai Chi 
Wo, M ui T sz L am, K op T ong a nd S am A , as 
provided by the concerned VRs, are 2,800, 132, 
135 a nd 300  r espectively 6

                                                      
6  Based on D LO/N’s previous i nformation ( 2010), t he 10 -year 

forecast of  demand for Small House at Lai Chi Wo, Mui Tsz 
Lam, K op T ong a nd S am A  are 1,098, 149, 130 a nd 1,200  
respectively.   

.  According t o t he 
established practice o f t he B oard, if t here i s a 
substantial a nd unj ustified i ncrease in the 

 

updated 10 -year de mand forecast f igure when 
compared with the previous c orresponding 
figure when preparing the DPA Plan7

 

, the latter 
would be adopted in the preparation of the OZP 
unless s trong j ustifications a re r eceived b y t he 
respective VR.  However, in the case of Lai Chi 
Wo, t he de mand f orecast f igure ( i.e. 1,098)  i s 
without substantiation.  I t is  therefore proposed 
that an incremental ap proach be  adopted for 
designation of  “V” z one f or S mall H ouse 
development with an aim to consolidating Small 
House development at suitable locations so as to 
avoid unde sirable di sturbances t o t he na tural 
environment. 

(d) With reference to the Small House demand and 
‘VE’ for the recognized villages as enumerated 
above, PlanD has analyzed the site conditions of 
the a rea w ithin ‘ VE’ t aking a ccount of  t he 
existing village settlement, previously approved 
Small H ouse a pplication 8

                                                      
7  The 10 -year Small House demand forecast for Lai C hi Wo 

Village has been increased from 1,098 (as at 2010) to 2,800 (as 
at 2014). DLO/N advises that the latest figure of 2,800 Small 
House demand for Lai Chi Wo Village is based on VR’s latest 
information p rovided by  t he v illagers b ut there i s no  
verification by DLO/N. 

, e nvironmental 
conditions a nd na tural t errain o f t he area.  In 

 
8  No S mall H ouse a pplication ha s b een g ranted/approved by 

LandsD/PlanD f or the villages s ince th e f irst g azettal of  the 
Lai Chi Wo, Siu Tan and Sam A Tsuen DPA Plan in 2011. 
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drawing up t he Plan and i ts land use proposals, 
special a ttention ha s be en g iven t o pr otect t he 
ecological and landscape s ignificance of  t he 
Area having regard to the wider natural system 
of t he Plover C ove Country P ark and t he Yan 
Chau Tong Marine Park.  

 
(e) The village a t Lai C hi Wo is ma inly 

concentrated on the lower hillslope in the north-
east. According t o A FCD, t he nor th of  t he 
existing vi llage at Lai Chi W o is a  r elatively 
undisturbed na tive w oodland w ith m ature t rees 
and is ecologically linked with the wide stretch 
of na tural ve getation i n t he P lover C ove 
Country P ark a nd Lai C hi W o F ung S hui 
Woodland. The coa stal ar ea along t he eastern 
boundary o f the Lai Chi W o consists of  
mangroves, m angrove-associated plants and  
backshore ve getation with a hi gh e cological 
value. These e cologically s ensitive ar eas 
together w ith the s treamcourses inc luding the  
EIS and i ts r iparian z one s hould be  pr otected. 
Besides, the land to the north of  the EIS at Lai 
Chi W o c omprises l argely wet a bandoned 
agricultural land which as per AFCD should be 
retained for agricultural purpose.  A ccording to 
CTP/UD&L o f P lanD, Lai C hi W o has a  
valuable and natural l andscape r esources 
including very ol d and large t rees o f unus ual 
form i n F ung S hui W ood, wetland, streams, 
mangroves, woodland, cultural landscape which 
should be protected.  

 

(f) According t o AF CD and CTP/UD&L, t he 
surrounding de nse w ooded a reas i ncluding t he 
fung shui woods behind the Kop Tong and Mui 
Tsz Lam area should be protected so as to avoid 
these resources with hi gh e cological a nd 
landscape value being damaged by the proposed 
small house. 
 

(g) According to AFCD, the coastal area to the east 
of S am A  consists of  coastal w oodland and 
wetland system comprising mangrove stand and 
lowlying ma rshes which has be en identified as 
ecologically i mportant. In a ddition, t he f ish 
species of conservation concern is also recorded 
in a w atercourse i n the ar ea. CTP/UD&L 
advises t hat t he de nse ve getation and trees 
surrounding t he vi llage a t S am A  ha ve hi gh 
landscape value and should be protected.  
 

(h) Given the n atural e nvironment with 
conservation and landscape value, suitable l and 
within the A rea ava ilable f or vi llage 
development to meet the future demand is very 
limited.  Discounting t he s urrounding 
environmentally sensitive a reas, i ncluding 
woodland, coastal areas, natural stream, EIS, its 
riparian areas, estuarine m angrove, w et 
agricultural land and as-built GIC developments 
which are mainly zoned “CA” “GB”, "AGR" 
and “G/IC”, the r esidual ar ea for “V” is a bout 
6.04 ha (Table 1).  

 
(i) The ar eas reserved for  S mall H ouse 
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developments m ainly cover the e xisting f allow 
agricultural l and currently covered w ith s ome 
shrubs a nd v egetation in t he vi cinity of t he 
existing vi llage c lusters. The pr oposed “V” 
zones on the Plan, covering a total area of about 
6.04 ha including about 2.71 ha of  l and at Lai 
Chi W o, about 1.09 ha at Mui Tsz Lam, about 
0.59 ha at Kop Tong, and about 1.65 ha at Sam 
A.  The total developable land reserved for new 
Small H ouse de velopments a mounts t o a bout 
3.33 ha, equivalent t o a bout 133 Small H ouse 
sites. This can satisfy about 8% of the total 10-
year forecast of  S mall House de mand i n t he 
Area (i.e. 133 out of 1,665) (Table 1). 

 
(j)  It s hould be  not ed t hat t he l and r eserved f or 

“V” zones i n the A rea are i ntended for S mall 
House developments by the villagers. Although 
the a rea of  t he pr oposed “V” zone c ould not  
meet al l t he cur rent f orecast of  S mall H ouse 
demand, planning application can be m ade i n 
the “AGR” zones t o t he s outh t he e xisting 
village clusters which provides another measure 
for t he vi llagers t o a pply f or S mall H ouse 
development out side “V” zone s ubject t o t he 
Board’s approval. 
 

(k) As there is no e xisting sewer or planned public 
sewer for t he Area, S mall H ouse de velopment 
within “V” z one would have to rely on  on -site 
septic t ank and soakaway system (STS). F or 
protection of  t he w ater quality of  t he a rea, t he 
design and construction of on -site STS for a ny 

development pr oposals/submissions ne ed t o 
comply with relevant standards and regulations, 
such a s E nvironment Protection D epartment 
(EPD)'s P ractice Note for P rofessional P erson 
(ProPECC PN) 5/93 “Drainage Plans subject to 
Comment by the Environmental Protection 
Department”. O peration a nd m aintenance 
practices for s eptic t ank ( e.g. d esludging 
practices) a re also given in EPD‟s “Guidance 
Notes on Discharges from Village Houses”.  

 
(l) No ne w de velopment, or  a ddition a lteration 

and/or m odification t o o r r edevelopment of  a n 
existing bui lding s hall r esult in a tot al 
development and/or redevelopment in excess of 
a maximum building height of 3 storeys (8.23 m) 
or t he he ight of  t he bui lding w hich w as i n 
existence on the da te of  f irst publication in t he 
Gazette of  t he not ice o f t he dr aft D PA pl an, 
whichever is the greater. 
 

(m) As diversion of  s treams or  f illing of  pond m ay 
cause adverse drainage impacts on the adjacent 
areas and adverse i mpacts on the na tural 
environment, pe rmission f rom t he Board i s 
required for such activities. 

 
4.4.3 Government, Institute or Community (“G/IC”) (0.11 

ha or 0.08%) 
 
(a) The planning intention of this zone is primarily 

for t he pr ovision of  G IC f acilities s erving t he 
needs of the local residents and a wider district, 
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region or  t he t erritory.  It i s also i ntended t o 
provide l and f or us es d irectly related t o or  i n 
support of  t he w ork of  t he G overnment, 
organizations pr oviding s ocial s ervices t o m eet 
community ne eds, a nd ot her i nstitutional 
establishments. 
 

(b) The ma jor existing G IC f acilities unde r thi s 
zone include a single storey permanent flushing 
toilet a nd a s ingle s torey telephone exchange 
operated b y t he H ong K ong T elephone 
Company L td. at Lai C hi W o Besides, it a lso 
includes the current u se of  a s ingle s torey 
religious institutions of the Hip Tin Temple and 
Hok S han M onastery near t he ent rance of  t he 
Lai Chi Wo.   

 
(c) Besides, the N orth District C ouncil ha s a greed 

that a s pa rt of  on e of  i ts pr ojects unde r t he 
Signature P roject S cheme, the va cant pr emises 
of the former Siu Ying School at Lai Chi Wo be 
converted i nto a  geoheritage-cum-ecological 
education centre.  At the time this Plan is being 
prepared, t he pr oject i s unde r t he s tage o f 
investigation a nd de sign.  It i s p roposed t o 
designate the site as “G/IC” zone s o as t o 
accommodate i ts pr oposed us e, as ‘Field 
Study/Education/Visitor C entre’ is a lways 
permitted within this zone
 

.   

(d) To pr eserve t he rural and l ow-rise ch aracter o f 
the A rea as  w ell as  p rovide s patial and visual 
relief, development/redevelopment w ithin this 

zone s hould be  r estricted t o a  m aximum 
building he ight a s s tipulated on t he P lan (i.e., 
one s torey) or the height of  the bui lding which 
was in existence on t he date of first publication 
in the G azette of  t he n otice of  t he dr aft D PA 
plan, whichever is greater. 

 
4.4.4 Agriculture (“AGR”) (6.28 ha or 4.79%) 

 
(a) The planning intention of this zone is primarily 

to retain and safeguard good quality agricultural 
land for agricultural purposes. It is also intended 
to retain fallow arable land with good potential 
for r ehabilitation f or cultivation a nd ot her 
agricultural purposes. 

 
(b) Some a ctive a gricultural la nd intermixed with 

abandoned farmland/grassland could be found at 
the southern part of  the vi llages a t Lai Chi Wo 
and Sam A. Besides, the land area to the nor th 
of the EIS at Lai Chi Wo comprises largely wet 
abandoned agricultural l and. The a reas a re 
designated for “AGR” not only to retain active 
and fallow arable l and for agricultural purpose, 
including l eisure f arming or  or ganic f arming, 
but a lso to preserve the rural setting as well as  
the natural environment in the Area.  

 
(c) As di version of s treams or  f illing of  l and/pond 

or ex cavation of l and may cause adve rse 
impacts on t he na tural e nvironment and t he 
ecological v alue of  t he adjacent area, planning 
approval i s r equired f or s uch a ctivities.  
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However, f illing of  l and s pecifically required 
under pr ior w ritten i nstructions of  G overnment 
department(s), o r f or t he pur pose of  genuine 
agricultural practice including laying of soil not 
exceeding 1.2m in thickness for cultivation , and 
construction of  a gricultural s tructure w ith pr ior 
written approval from the Lands Department i s 
exempted from the control. 
 

4.4.5 Green Belt (“GB”) (95.19 ha or 72.65%) 
 

(a) The planning intention of this zone is primarily 
for de fining t he l imits of  ur ban a nd s ub-urban 
development ar eas b y natural f eatures and to 
contain urban s prawl a s w ell a s t o pr ovide 
passive recreational out lets.  There i s a general 
presumption a gainst de velopment w ithin t his 
zone.  

 
(b) Areas w ith natural v egetation, w oodland, hi lly 

terrain, hi llside s hrubland, grassland and 
streamcourses including the EIS and its riparian 
zone have be en de signated a s "GB" so as to 
protect ex isting g reen areas and preserve t he 
hilly terrain in the Area.   

 
(c) The "GB" zone also comprises permitted burial 

ground at t he central pa rt of  Lai C hi W o, and 
the f ringes of  t he pl anning s cheme bounda ries 
near K op T ong.  They ha ve been in existence 
for m any years, w hich are considered a s 
existing us es and i ntended f or bu rial pl aces of  
deceased i ndigenous vi llagers i n t he A rea.  T o 

respect th e loc al ritual a nd tradition, burial 
activities w ithin these zones are g enerally 
tolerated.   

 
(d) As di version of  s treams, f illing of  l and or  

excavation of l and may cause adverse drainage 
impacts on the adjacent ar eas and adverse 
impacts on t he natural environment, permission 
from the Board is required for such activities.  
 

4.4.6 Conservation Area (“CA”) (23.42 ha or 17.87%) 
 
(a) This z one i s i ntended t o pr otect and r etain t he 

existing na tural l andscape, ecological or  
topographical f eatures of  t he ar ea f or 
conservation, educational and research purposes 
and to s eparate s ensitive na tural e nvironment 
such as Country P ark f rom t he adv erse ef fects 
of development.  There is a general presumption 
against development in t his zone.  I n ge neral, 
only de velopments t hat a re n eeded t o s upport 
the c onservation of  t he existing natural 
landscape or  s cenic qua lity o f t he ar ea or  a re 
essential inf rastructure p rojects w ith overriding 
public interest may be permitted. 
 

(b) The “CA” z one covers t he wooded a rea t o t he 
north of the  e xisting Lai C hi W o as it is  a  
relatively undi sturbed native w oodland w ith 
mature trees and is ecologically linked with the 
wide s tretch of  na tural vegetation in the P lover 
Cove C ountry P ark a nd the Lai C hi W o F ung 
Shui W oodland.  T he fung s hui w oodlands a t 
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Mui T sz Lam and K op T ong falls w ithin this 
zone as these f ung s hui w oodlands s upport a  
diversity o f pl ants, i ncluding Pavetta 
hongkongensis (香港大沙葉 ) and Aquilaria 
sinensis (土沉香) of conservation significance.    
 

(c) The co astal ar ea al ong t he eas tern boundary o f 
the Lai C hi W o area consists of m angroves, 
mangrove-associated p lants and backshore 
vegetation i ncluding a l arge popul ation of  
mature Heritiera littoralis (銀葉樹) and Derris 
alborubra (白花魚藤) with a hi gh ecological 
and landscape value. It is loc ated immediately 
adjacent to the ecologically sensitive Yan Chau 
Tong M arine P ark a nd t he Lai C hi W o B each 
SSSI a nd are he nce p roposed t o be  pr otected 
under "CA".   
 

(d) The w etland s ystem i n S iu T an c omprising 
natural s tream, i ntertidal ponds  a nd m arshes i s 
of ecological importance. Uncommon species of 
seagrass can be f ound in the ar ea and  t he r are 
plant s pecies Ceratopteris thalictroides (水蕨) 
which i s a  pr otected pl ant i n C hina ha s be en 
recorded at t he m arsh. Fauna s pecies of  
conservation concern i ncluding Orthetrum 
poecilops poecilops (斑灰蜻 ) ha s al so been 
recorded in the area. The coastal area in Sam A 
Tsuen consists of coastal woodland and wetland 
system co mprising mangrove s tand a nd 
lowlying marshes. Such area has been identified 
as e cologically important. Plants s pecies w ith 

conservation i nterest i ncluding Ligustrum 
punctifolium (斑葉女貞), Myoporum bontioides 
(苦檻藍) and Scaevola hainanensis (海南草海

桐) have been recorded in the intertidal zone of 
the coastal area and at the headland at Ngor Tau 
Tsui. In addition, t he f ish s pecies o f 
conservation c oncern Oryzias curvinotus (弓背

青鱂) is al so recorded in a w atercourse i n the 
area. As such, the wetland areas in Siu Tan and 
Sam A Tsuen are proposed for “CA” to reflect 
the hi gh ecological va lue of  t he ar eas a nd t o 
protect the coa stal area along the adj acent Yan 
Chau Tong Marine Park.   
 

(e) New r esidential de velopment is  not  pe rmitted 
under t his z one.  R edevelopment of  e xisting 
houses m ay b e pe rmitted on application to t he 
Board.  Diversion of s treams, filling of  
land/pond or  e xcavation of  l and m ay c ause 
adverse drainage impacts on adjacent areas and 
adverse impacts on the natural environment.  In 
view of  t he c onservation va lue o f t he area 
within t his z one, pe rmission f rom t he Board i s 
required for such activities. 

 
5 

 
IMPLEMENTATION 

Infrastructural Provisions 
 

5.1 The Area is supplied with electricity and telephone services. 
In respect with other utility services, potable water supply to 
existing facilities and villagers in Lai Chi Wo and Sam A is 
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provided. For other remote areas such as Mui Tsz Lam and 
Kop T ong, t here i s no  p otable w ater s upply. There are no  
committed/planned sewerage and drainage s ystems for the 
Area.   

 
Statutory Development Control 
 

5.2 The P lan pr ovides a  br oad l and-use fra mework for 
development c ontrol a nd i mplementation of  planning 
proposals f or t he A rea.  M ore d etailed pl ans w ill be  
prepared a s a ba sis for public w orks pl anning a nd pr ivate 
developments. 
 

5.3 At present, there is no overall Programme for the provision 
of inf rastructure w ithin the  A rea. The impl ementation 
process will be gradual and may stretch over a long period 
of time depending on the availability of resources.  It will be 
undertaken t hrough t he pa rticipation of  bot h public and 
private sectors. 

 
5.4 Notwithstanding the above, minor improvement works, e.g., 

access impr ovements a nd laying of  r oads, utility services 
installation and public works projects will be  implemented 
through the Public Works Programme and the Rural Public 
Works Programme subject t o pr iority a nd r esource 
availability.  P rivate de velopments will be  e ffected 
principally through private s ector ini tiatives in accordance 
with the zoned us es i ndicated on the Plan, pr ovided t hat 
their proposals meet Government requirements.  

 
5.5 Any development, other than those referred to in paragraph 

5.1 above or  i n c onformity w ith t his P lan or  w ith t he 
permission of  t he Board, unde rtaken or  continued on l and 

included i n t his P lan on or  a fter the da te of  t he f irst 
publication in the G azette of  the  N otice of  th e draft D PA 
Plan may be subject to enforcement proceedings under the 
Ordinance.  A ny diversion of  s treams, f illing of  l and/pond 
and excavation of land 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 s ubject t o enforcement pr oceedings.  Moreover, 
there is a presumption against filling of ponds for temporary 
land us es/developments i n c onservation-related z onings, 
such as “CA”. 
 
PLANNING DPEARTMENT 
MAY 2014 
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Table 1: Small House Demand in the Area 

 Small House 
Demand Figure in 2010 

Small House 
Demand Figure in 2013 ‘VE’ Area 

(ha) 
(‘VE’ Area in 

OZP)  

“V” zone on 
draft OZP (ha) 

Required land 
to meet new 
demand (ha) 

Available  
Land  to meet 
new demand 

(ha) 

 
 

Percentage of 
the new demand 
met by available 

land 
Village 

Outstanding 
Demand 

10-year forecast 
(2010 – 2019) 

Outstanding 
Demand 

10-year forecast 
(2013 – 2022) 

Lai Chi 
Wo  Nil 1,098* Nil 2,800* 9.51 

(9.12) 2.71 27.45 1.02 3.72% 

Mui Tsz 
Lam Nil 149 Nil 132 7.13 

(7.13) 1.09 3.30 0.67 20.30% 

Kop Tong 
Nil 120 Nil 135 7.27 

(6.85) 0.59 3.38 0.43 12.72% 

Sam A 
Tsuen Nil 1,200 Nil 300 8.35 

(7.43) 1.65 7.50 1.21 16.13% 

Total 
Nil 2,567 Nil 3.367 32.26 

(30.53) 6.04 41.63 3.33 8.00% 

* When considering the land use zoning for the “V” zone, it is noted that no justification has been provided by the VRs of Lai Chi Wo village for the substantial increase in the 
latest 10-year forecast (from 1,098 to 2,800).  In such circumstances, while the updated Small House demand for Mui Tsz Lam, Kop Tong and Sam A Tsuen will be adopted, the 
previous figures for Lai Chi Wo Village (i.e. 1,098 figures rather than 2,800) have been adopted. 

 

























































Ecological Importance of Lai Chi Wo, Mui Tsz Lam, Kop Tong, Siu Tan,

Sam A Tsuen and Mau Ping

Lai Chi Wo, Mui Tsz Lam and Kop Tong (Plover Cove Country Park Enclave)

The TPB Paper No. 8885 already documents some ecologically important features of this Enclave and its
surrounding areas. For instance, the site is mainly covered with secondary woodland and contains marshes
and natural streams. The coastal fringe of Lai Chi Wo contains mangrove and one of the largest seagrass
beds in Hong Kong, which are also within the Yan Chau Tong Marine Park.

Woodland
The Aerial Photo shown in Plan 3 of the aforementioned TPB Paper should have shown that the Enclave is
mainly covered with dense woodland, and the village clusters at Mui Tsz Lam and Kop Tong are also
surrounded by dense woodland. The habitat map of these places shown in a Planning Department’s Report:
“Study on the Enhancement of the Sha Tau Kok Rural Township and Surrounding Areas – Feasibility Study”
should have indicated the approximate extent of the secondary woodland (extracted and shown in Figure 1).
Plan 2b of the TPB Paper also shows the extent of the three Fung Shui Woodlands behind Lai Chi Wo
Village, Mui Tsz Lam Village and Kop Tong Village. As these woodlands are ecologically linked with the
surrounding Plover Cove Country Park, they should be preserved. These woodlands, especially the
riparian ones, provide habitats for many species of conservation importance (see below).

Stream
Fish

Chan (2001) has found two fish species of conservation concern in the streams at Lai Chi Wo, namely
Anguilla japonica and Pseudogobiopsis sp. The former is a catadromous species and needs to migrate
between the sea and the stream, but can also inhabit brackish waters. It can inhabit the natural lower section
of the Lai Chi Wo Stream and its estuary. Lee et al. (2004) considered that it is uncommon and appears in
low abundance in Hong Kong. In fact, this species is suffering from overfishing globally (although nearly all
Japanese Eel individuals appearing in the market are from fish farms, fry of this species are still heavily
harvested from the wild to support the culture business), and the Japan government has recently listed it as
an endangered species (http://www.env.go.jp/press/press.php?serial=16264). The other species was
suspected to be new to Hong Kong by Chan (2001) and was only found in Lai Chi Wo. Orange Peacock
Puffer Takifugu ocellatus was also found in this stream according to the aforementioned planning study
(Planning Department 2013); this species is considered to be of Local Conservation Concern by Fellowes et

al. (2002).

Amphibian

Besides the fishes mentioned above, the stream system at Lai Chi Wo, Mui Tsz Lam and Kop Tong would
also provide habitats for three amphibian species of conservation concern – Chinese Bullfrog
Hoplobatrachus chinensis, Big-headed Frog Limnonectus fujianensis and Lesser Spiny Frog Paa
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exilispinosa, according to the record of the AFCD (Chan et al. 2005); the first one would be found in the
lowland area of the Enclave (e.g., the marsh and the lowland streamcourses) and the other two species would
be recorded in the upper sections of the stream system (e.g., in the Chu Mun Tin, Mui Tsz Lam and Kop
Tong areas), based on the figures shown in Chan et al. (2005). The conservation status of these species is
listed below:

Name AFCD rating Other conservation status

Big-headed Frog Potential Concern - Locally restricted to central and northeastern New Territories

Chinese Bullfrog Potential Concern - List of State Key Protected Wildlife in China: Class II Protected Animal

Lesser Spiny Frog Potential Concern - IUCN Red List: Globally Vulnerable

Source: The Proposed Action Plan for the Conservation of Amphibians in Hong Kong (prepared by AFCD)

(http://www.epd.gov.hk/epd/english/boards/advisory_council/files/ncsc_paper04_2009.pdf)

Dragonfly

Mangrove Skimmer Orthetrum poecilops has been recorded in Lai Chi Wo by the AFCD (Tam et al. 2011).
This species is considered to be Globally Vulnerable by the IUCN (2013). It occurs “where small streams

cascade into tidal mangroves” (Tam et al. 2011).

Riparian Zone

The aforementioned amphibians of course utilise the riparian zones. The dragonfly would also be flying in
this zone for foraging. This zone is also very important in protecting the integrity of the stream system (i.e.,
physically and biochemically trapping pollutants, influencing micro-climate, providing food sources for
aquatic fauna, etc). The extensive stream system of this Enclave is shown in Figure 2.

Conclusion
From the above, we recommend that:
- The mangrove, the seagrass bed and the Yan Chau Tong Marine Park outside should be protected by a

buffer zone not allowing any development; thus the coastal and the backshore areas adjoining the
mangrove should be zoned Conservation Area (CA) or Coastal Protection Area (CPA).

- In view of the densely vegetated condition and its connectivity with the surrounding Country Park areas,
the woodlands (both secondary and Fung Shui) should be zoned CA; the extent of the woodlands is
shown in Figure 1.

- One section of the stream system has already been designated as an Ecologically Important Stream by
the AFCD; these streams also drain into the coastal area which contains the mangrove and the seagrass
bed as well as the Yan Chau Tong Marine Park. If these streams receive pollutants (e.g., potential
pollutants from the construction and operation of Small Houses), not only the streams but the Marine
Park will also be affected. Therefore, to protect the coast, the Marine Park and the important species
aforementioned, the streams and their riparian zones should be zoned CA.

- The footpath passing through this Enclave, which completely merges with the natural landscape, is a
popular hiking trail (Figure 3). In order to protect the right of the public to enjoy the natural beauty of
and the important habitats within and surrounding this area, we do not consider that it is appropriate to
provide big Village Type Development zones (V zones) under the Outline Zoning Plan of this Enclave.



Siu Tan (Plover Cove Country Park Enclave)

The ecological importance of seagrass has been well recognised by the AFCD (Kwok et al. 2005); according
to the AFCD, three seagrass species, Halophila minor, H. ovalis and Zostera japonica, appear at Siu Tan,
and this is the only site in Hong Kong containing three seagrass species (see Figure 4). During a recent
site visit, we also observed one seagrass species, Halophila sp., within the tidal ponds of this Enclave
(Figure 5).

The tidal ponds at this site are likely to be connected with each other and are in close proximity to the Yau
Chau Tong Marine Park (e.g., the Lai Chi Wo area); in view of the calm condition of these ponds and their
potential ecological linkage with the seagrass bed in Lai Chi Wo, we consider that these tidal ponds could
provide important seagrass habitats.

Habitat map of this site is shown in Figure 1, although this map does not show the seagrass habitat.
According to this map, the southern part of this site contains marsh (Figure 6) and secondary woodland;
both can be considered to be of certain ecological value. There is also a stream on the western side of the
Enclave (Figure 7). This stream connects with the marsh, the ponds and also the Marine Park outside;
pollutants entering this stream would affect all these habitats.

In view of the above and the fact that no “Village Environ” is present at this site (based on the TPB Paper
No. 8885), we consider that the entire Enclave should be zoned CA in order to protect the seagrass, the
stream, the marsh, the woodland and the integrity of the surrounding Marine Park and Country Park.
Allowing more Small Houses to be built at this site would just add more burden to the natural environment
in this highly undisturbed area.



Sam A Tsuen (Plover Cove Country Park Enclave)

Habitat map of this site is shown in Figure 8. According to this map, the lowland area of this Enclave is
covered with marsh, and the village clusters are surrounded by this marsh and secondary woodland; during
our recent site visit, we recorded freshwater marsh, brackish marsh and mangrove in this area (Figure 9); a
watercourse also drains into this wetland mosaic (Figure 10; please also see Figure 11). The condition of
this wetland mosaic is similar to the one at So Lo Pun, which has now been proposed to be covered with a
CA zone.

In this wetland, at least two species of conservation concern can be found – Rice Fish Oryzias curvinotus

(Lee et al. 2004) and Four-spot Midget Mortonagrion hirosei (Stanton and Allcock 2011). These two
species were also recorded by a KFBG staff at Sam A Tsuen; they can inhabit the watercourse, the
freshwater marsh, the brackish marsh and also the mangrove area. The conservation status of these two
species is listed below:

Name Conservation status

Rice Fish Freshwater fish of conservation concern1

Four-spot Midget Globally Near Threatened2

1. The Proposed Action Plan for the Conservation of Freshwater Fish in Hong Kong (prepared by AFCD)

(http://www.epd.gov.hk/epd/english/boards/advisory_council/files/ncsc_paper01_2011.pdf)

2. IUCN (2013)

In view of the presence of the above species and associated habitats, the connectivity of the woodland with
the surrounding Country Park and the connectivity of the wetland mosaic with the Yan Chau Tong Marine
Park, we consider that, except the existing village clusters, other areas within this Enclave should be covered
with CA zone.



Figure 1. Habitat map of Lai Chi Wo and Siu Tan

Figure 2. Stream system at Lai Chi Wo, Mui Tsz Lam and Kop Tong



Figure 3. Hiking trail within the Lai Chi Wo Enclave

Figure 4. Seagrass distribution in Hong Kong (figure prepared by AFCD;
http://www.afcd.gov.hk/tc_chi/conservation/con_wet/con_wet_sea/con_wet_sea_dis/con_wet_sea_dis.html)



Figure 5. Halophila sp. observed in the tidal pond at Siu Tan

Figure 6. Marsh at Siu Tan



Figure 7. Stream system at Siu Tan

Figure 8. Habitat map of Sam A Tsuen



Figure 9. Wetland mosaic at Sam A Tsuen



Figure 10. Watercourse which drains into the Sam A Tsuen wetland mosaic

Figure 11. Stream system at Sam A Tsuen



 
Appendix VI 

 
Planning Assessments on the Development Proposals  

 
Received in the Course of Preparation of the Plan 

 
Introduction 

1. On 21.2.2014, The Kadoorie Farm & Botanic Garden Corporation (KFBG)  
submitted a proposal titled “Ecological Importance of Lai Chi Wo, Mui Tsz Lam, 
Kop Tong, Siu Tan and Sam A Tsuen” to the Planning Department (PlanD). 
 

 
KFBG’s Proposals 

2. The area is mainly covered with dense woodland, and the village clusters at Mui 
Tsz Lam and Kop Tong are also surrounded by dense woodland. The habitat map 
of these places As these woodlands are ecologically linked with the surrounding 
Plover Cove Country Park, they should be preserved. These woodlands, especially 
the riparian ones, provide habitats for many species of conservation importance

Lai Chi Wo, Mui Tsz Lam and Kop Tong 

1

 

.  
The stream system at Lai Chi Wo, Mui Tsz Lam and Kop Tong would also provide 
habitats for three amphibian species of conservation concern – Chinese Bullfrog 
Hoplobatrachus chinensis, Big-headed Frog Limnonectus fujianensis and Lesser 
Spiny Frog Paa exilispinosa. Mangrove Skimmer Orthetrum poecilops has been 
recorded in Lai Chi Wo. The aforementioned amphibians of course utilise the 
riparian zones. The dragonfly would also be flying in this zone for foraging. This 
zone is also very important in protecting the integrity of the stream system.  

3. KFBG recommends that: 
-  The mangrove, the seagrass bed and the Yan Chau Tong Marine Park outside 

should be protected by a buffer zone not allowing any development; thus the 
coastal and the backshore areas adjoining the mangrove should be zoned 
“Conservation Area” (“CA”) or “Coastal Protection Area” (“CPA”).  The 
woodlands (both secondary and Fung Shui) should be zoned CA. To protect 
the coast, the Marine Park and the important species aforementioned, the 
streams and their riparian zones should be zoned “CA”. 

 
-  The footpath passing through this Enclave, which completely merges with the 

natural landscape, is a popular hiking trail. In order to protect the right of the 
public to enjoy the natural beauty of and the important habitats within and 
surrounding this area, it is not appropriate to provide large “Village Type 
Development” zone (“V”). 

 
 
                                                 

1  Two fish species of conservation concern in the streams at Lai Chi Wo, namely Anguilla 
japonica and Pseudogobiopsis sp. The former is a catadromous species and needs to migrate 
between the sea and the stream, but can also inhabit brackish waters. It can inhabit the 
natural lower section of the Lai Chi Wo Stream and its estuary. Orange Peacock Puffer 
Takifugu ocellatus was also found in this stream. This species is considered to be of Local 
Conservation Concern. 
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Siu Tan
4. According to the AFCD, three seagrass species, Halophila minor, H. ovalis and 

Zostera japonica, appear at Siu Tan, and this is the only site in Hong Kong 
containing three seagrass species. The southern part of this site contains marsh and 
secondary woodland; both can be considered to be of certain ecological value. 
There is also a stream on the western side of the area. This stream connects with the 
marsh, the ponds and also the Marine Park outside; pollutants entering this stream 
would affect all these habitats.  In view of the above and the fact that no “Village 
Environ” is present at this site, they consider that the entire area should be zoned 
“CA” in order to protect the seagrass, the stream, the marsh, the woodland and the 
integrity of the surrounding Marine Park and Country Park. 

  

 

5. The lowland area of the area is covered with marsh, and the village clusters are 
surrounded by this marsh and secondary woodland.  In this wetland, at least two 
species of conservation concern can be found – Rice Fish Oryzias curvinotus and 
Four-spot Midget Mortonagrion hirosei. They can inhabit the watercourse, the 
freshwater marsh, the brackish marsh and also the mangrove area. In view of the 
presence of the above species and associated habitats, the connectivity of the 
woodland with the surrounding Country Park and the connectivity of the wetland 
mosaic with the Yan Chau Tong Marine Park, it is considered that, except the 
existing village clusters, other areas within the area should be covered with “CA” 
zone. 

Sam A Tsuen 

 

 
Planning Assessment 

6. AFCD is of the view that most of the ecological information/findings from the 
submission of KFGB are extracted from existing literature, publications from 
his department, relevant planning study and TPB paper. The information 
provided in the submission is largely valid. As such, he has no specific 
comment on the submission.   
 

7. According to AFCD, the north of the existing Lai Chi Wo Village is a relatively 
undisturbed native woodland with mature trees and is ecologically linked with 
the wide stretch of natural vegetation in the Plover Cove Country Park and Lai 
Chi Wo Fung Shui Woodland.  The fung shui woodlands at Mui Tsz Lam and 
Kop Tong support a diversity of plans, including Aquilaria sinensis (土沉香) of 
conservation significance, and a rare woody climber.  

Environmental and Conservation Considerations 

 
8. The coastal area along the eastern boundary of the Lai Chi Wo consists of 

mangroves, mangrove-associated plants and backshore vegetation including a 
large population of mature Heritiera littoralis (銀葉樹) and Derris alborubra 
(白花魚藤) with a high ecological value. It is located immediately adjacent to 
the ecologically sensitive Yan Chau Tong Marine Park and the Lai Chi Wo 
Beach SSSI.    

 
9. The wetland system in Siu Tan comprising natural stream, intertidal ponds and 

marshes is of ecological importance. Uncommon species of seagrass can be 
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found in the area and the rare plant species Ceratopteris thalictroides (水蕨) 
which is a protected plant in China has been recorded at the marsh. Fauna 
species of conservation concern including Orthetrum poecilops poecilops (斑灰

蜻) has also been recorded in the area.  
 

10. The coastal area in Sam A Tsuen consists of coastal woodland and wetland 
system comprising mangrove stand and lowlying marshes. Such area has been 
identified as ecologically important. Plants species with conservation interest 
including Ligustrum punctifolium (斑葉女貞), Myoporum bontioides (苦檻藍) 
and Scaevola hainanensis (海南草海桐) have been recorded in the intertidal 
zone of the coastal area and at the headland at Ngor Tau Tsui. In addition, the 
fish species of conservation concern Oryzias curvinotus (弓背青鱂) is also 
recorded in a watercourse in the area.  

 
11. According to AFCD, these ecologically sensitive areas should be designated as 

"CA" so as to reflect the high ecological value of the areas and to protect the 
coastal area along the adjacent Yan Chau Tong Marine Park.  

 
12. Areas with natural vegetation, woodland, hilly terrain, hillside shrubland and 

grassland and streamcourses, including the EIS and its riparian areas, have been 
designated as "GB" so as to protect existing green areas and preserve the hilly 
terrain in the Area. These areas are areas of high landscape, scenic or ecological 
value.  All these natural features should be protected as far as possible with 
minimum development and AFCD considers that designating these areas as 
"GB" is appropriate. 

 

13. Since Lai Chi Wo, Mui Tsz Lam, Kop Tong and Sam A are the recognized 
villages in the Area, there is a need to reflect the existing villages. Given the 
natural environment with conservation and landscape value coupled with its 
inaccessibility due to lack of vehicular access, an incremental approach for 
designation of “V” zone for Small House development has been adopted with 
an aim to consolidating Small House development at suitable locations so as to 
avoid undesirable disturbances to the natural environment and overtaxing the 
limited infrastructure in the Area. Discounting the surrounding environmentally 
sensitive areas, including the coastal areas, Fung Shui Wood, secondary 
woodland, the natural stream which are zoned “CA” and “GB”, the residual area 
would be the areas occupied mainly by fallow agricultural land in the vicinity of 
the village clusters for village type development.   

Village Type Development 
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