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2.

PRELIMINARY CONSIDERATION OF A NEW PLAN

Purpose

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

(@)

(b)

the draft Yim Tin Tsai and Ma Shi Chau Outline Zoning Plan (OZP) No. S/INE-YTT/C
(the Plan) (Appendix I) and its Notes (Appendix I1) are suitable for consultation with
the Tai Po District Council (TPDC) and Tai Po Rural Committee (TPRC); and

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

Backaround

2.1

2.2

2.3

2.4

On 12.3.2010 and 23.8.2011, under the power delegated by the Chief Executive (CE),
the Secretary for Development (SDEV) directed the Board, under section 3(1)(b) of the
Town Planning Ordinance (the Ordinance), to prepare a Development Permission Area
(DPA) Plan for the Yim Tin Tsai and Ma Shi Chau area (the Area).

On 2.9.2011, the draft Yim Tin Tsai and Ma Shi Chau DPA Plan No. DPA/NE-YTT/1
was exhibited for public inspection under section 5 of the Ordinance. During the plan
exhibition period, a total of 67 representations and 32 comments were received. After
giving consideration to the representations and comments on 13.4.2012, the Board
decided to partially uphold some representations by rezoning the land designated under
“Residential (Group D)” (“R(D)”) zone to “Unspecified Use” area and delete the Notes
for the “R(D)” zone.

The proposed amendments to partially uphold the representations were exhibited for
public inspection under section 6C(2) of the Ordinance on 27.4.2012. Upon expiry of
the three-week exhibition period, a total of 150 further representations were received.
Upon consideration of the 109 valid further representations on 13.7.2012, the Board
decided not to uphold the further representations and to amend the draft DPA Plan by
the proposed amendments.

On 4.9.2012, the Chief Executive in Council (CE in C), under section 9(1)(a) of the
Ordinance, approved the draft Yim Tin Tsai and Ma Shi Chau DPA Plan, which was
subsequently renumbered as DPA/NE-YTT/2. On 14.9.2012, the approved Yim Tin Tsali
and Ma Shi Chau DPA Plan No. DPA/NE-YTT/2 was exhibited for public inspection
under section 9(5) of the Ordinance.



2.5

2.6

Pursuant to section 20(5) of the Ordinance, the Yim Tin Tsai and Ma Shi Chau DPA
Plan is effective for a period of three years until 2.9.2014. As such, an OZP has to be
prepared to replace the DPA Plan in order to maintain statutory planning control over the
Area upon expiry of the DPA Plan.

On 17.2.2014, under the power delegated by the CE, the SDEV directed the Board,
under section 3(1)(a) of the Ordinance, to prepare an OZP to cover the Area.

Strategic Planning Context

3.1

3.2

3.3

3.4

Yim Tin Tsai and Ma Shi Chau area is located in Tolo Harbour and forms part of the
southern edge of Plover Cove (Plans 1 to 3). It comprises four islands, namely Yim
Tin Tsai, Ma Shi Chau and Yeung Chau and a small island to the northeast of Yim Tin
Tsai, and covers a total area of about 107.95 ha. Yim Tin Tsai is accessible via Ting
Kok Road off Sam Mun Tsai Road through the Sha Lan peninsula. Ma Shi Chau is
connected to Yim Tin Tsai by a tombolo that is only accessible when the tide is low.
Yeung Chau and the small island to the northeast of Yim Tin Tsai can only be reached
by boat.

The small island to the northeast of Yim Tin Tsai (except three pockets of mainly private
land), Ma Shi Chau (except the parcel of land at Shui Mong Tin and a small circular area
to the northeast of Shui Mong Tin) and Yeung Chau fall within the Ma Shi Chau Special
Area with a diverse set of geological features. Ma Shi Chau and the eastern tip of Yim
Tin Tsai are also within the Yim Tin Tsai and Ma Shi Chau Site of Special Scientific
Interest (SSSI) as both areas contain various rare geological features (Figure 9 in
Appendix V).

With reference to the Landscape Value Mapping of Hong Kong (2005), the overall
landscape value of the Area is high. In the northern Yim Tin Tsai with the village
cluster of Sam Mun Tsai San Tsuen and Luen Yick Fishermen Village is rated as
‘Moderate’ landscape value with rural fringe landscape character. The central and
southern part of Yim Tin Tsai is mainly covered by woodland and shrub and rated as
‘High’ landscape value with coastal upland and hillside landscape character. Ma Shi
Chau is also rated with “‘High’ landscape value with island landscape character. Most
of the island is undisturbed.

The planning framework for the Area is to protect the natural scenic character of the
Area from the uncontrolled developments and avoid disturbances to areas with high
landscape and geological value. Details of the land use considerations are contained in
the Planning Report on Yim Tin Tsai and Ma Shi Chau at Appendix V.

Issues Arising from Consider ation of the DPA Plan

During the consideration of the representations to the draft DPA Plan on 13.4.2012, the
following proposals from major groups were put forwarded for the Board’s consideration:

(@)

the TPRC and the villagers suggested to rezone the Sam Mun Tsai San Tsuen and Luen
Yick Fishermen Village from “Residential (Group D)” (“R(D)”) to “Village Type
Development” (“\VV’) zone; and
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(b)

the green/concern groups and individuals suggested to protect the SSSI and the Ma Shi
Chau Special Area by conservation zones.

Town Planning Board’s Decisions and | nstr uctions

On 13.4.2012, the Board decided to partially uphold some representations by rezoning the land
designated under “R(D)” zone to “Unspecified Use” area and deleting the Notes for the “R(D)”
zone and noted the suggestion of green/concern groups on conservation zonings. It was agreed
that detailed studies and analysis would be conducted to determine the appropriate land use
zonings of the concerned area in the preparation of the OZP stage.

Object of the Plan

6.1

6.2

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

The draft OZP is to illustrate the broad principles of development and to provide
guidance for more detailed planning. It is a small-scale plan and the road alignments
and boundaries between the land use zones may be subject to minor adjustments as
detailed planning and development proceed.

The Planning Scheme Area (Plans 1 to 3)

7.1

7.2

7.3

The Area covers a total area of about 107.95 ha. It comprises four islands, namely Yim
Tin Tsai (about 47.4 ha), Ma Shi Chau (about 51.1ha), Yeung Chau (about 5.9 ha) and a
small island to northeast of Yim Tin Tsai (about 3.5ha). The boundary of the Area is
shown by a heavy broken line on the Plan (Appendix I).

Yim Tin Tsai is rural in character comprising mainly village houses and natural hillsides
covered with woodlands, and there are two permitted burial grounds (Plan 3) for
indigenous villagers and fishermen. The Sam Mun Tsai San Tsuen and Luen Yick
Fishermen Village located at the north of the Yim Tin Tsai facing the Shuen Wan
Typhoon Shelter are mainly 2-storey tenement houses (Figure 6b in Appendix 1V).
There is a small-scale boat repairing workshop in temporary structures along the
southern edge of the typhoon shelter. A low density private residential development
and a church can be found at the northern tip of Yim Tin Tsai (Figure 6ain Appendix
V).

The small island to the northeast of Yim Tin Tsai (except three pockets of mainly private
land), Ma Shi Chau (except two pockets of land with private lots at Shui Mong Tin and a
small circular area to the northeast of Shui Mong Tin) and Yeung Chau fall within the
Ma Shi Chau Special Area where various geological and landscape features are found.
The whole island of Ma Shi Chau together with the eastern tip of Yim Tin Tsai are also
within the Yim Tin Tsai and Ma Shi Chau SSSI (Figure 9in Appendix V).



8. Development Proposals Received in the Cour se of Prepar ation of the Plan

8.1

8.2

Since the gazettal of the draft DPA Plan on 2.9.2011, and in the course of preparing the
Plan, three planning applications have been received. These applications are mainly
related to development of village office.

Planning application No. A/DPA/NE-YTT/1 for a proposed village office at Luen Ylck
Fishermen Village, Yim Tin Tsai was approved with conditions by the Rural and New
Town Planning Committee (RNTPC) of the Board on 25.1.2013 mainly on consideration
of its small scale development, not incompatible with the rural surrounding area and
unlikely causing adverse impacts on the surrounding areas. ~ Planning Application No.
A/DPA/NE-YTT/2 for proposed village office cum community service centre at former
Fish Marketing Organization Sam Mun Tsai San Tsuen Primary School was approved
with conditions on 1.3.2013 mainly on similar grounds as application No.
A/DPA/NE-YTT/1. Another planning application No. A/DPA/NE-YTT/3 for a
proposed village office covering a similar site with a slightly larger area under
Application No. A/DPA/NE-YTT/1 was also approved with by the RNTPC on
13.6.2014. Details of the applications are summarized at Annex | of Appendix IV.

9. Land Use Planning Consider ation

Conservation and Geological features

9.1

9.2

The Area is rural and natural in character with high geological value and landscape
quality. The Yim Tin Tsai and Ma Shi Chau SSSI covers the eastern tip of Yim Tin
Tsai and the whole island of Ma Shi Chau as well as the tombolo connecting them.
Yim Tin Tsai and its surrounding area contain the best exposed, densest swarm of dykes
which varies from 3 to 20m wide in particular along the eastern coast of Yim Tin Tsai.
Yim Tin Tsai also contains unconformable contact of Tolo Harbour Formation with
volcanic tuff of the Yim Tin Tsai Formation. Ma Shi Chau consists of the outcrop of
Permian sedimentary rocks which is uncommon in Hong Kong. The southern and
eastern portion of Ma Shi Chau has yielded a varied Permian fossil assemblage,
including marine fauna and several plant fragments. The coastal area of Ma Shi Chau
contains a variety of representative geological and landscape features such as folds,
faults, tombolo, unconformities and wave-cut platforms (Figure 5b in Appendix V).
It is an area of geological interest in the study of stratigraphy, palaeontology and
geomorphology.

Ma Shi Chau, Yeung Chau and a small island to the northeast of Yim Tin Tsai were
designated as part of the Ma Shi Chau Special Area on 9.4.1999 due to the diversity of
geological features in the Area. Pockets of land involving private ownership are
excluded from the Special Area. Yeung Chau is an island made up of igneous rocks of
granodiorite and is totally unspoiled. Ma Shi Chau nature trail is located along the
southeastern shore of Ma Shi Chau which presents the Area’s geological and landscape
diversity to the visitors. Ma Shi Chau and Yeung Chau are included in Tolo Channel
Geo-Area of the Hong Kong Global Geopark of China in 2011. Besides, the whole area
of Ma Shi Chau and the eastern tip of Yim Tin Tsai including the tombolo are
designated as “Site of Special Scientific Interest”. The land parcel at Shui Mong Tin
was previously involved in a suspected unauthorized development for columbarium
which was not permitted under the lease. Lease enforcement action had been taken by
the lands authority and the site had been reverted to the Government in 2012.



9.3

Yim Tin Tsai Site of Archaeological Interest is located within the Area in the southern
part of Yim Tin Tsai (Figure 9 in Appendix V). Prehistoric artefacts were found in the
site of archaeological interest.

Land for Village Devel opment

9.4

9.5

9.6

9.7

There are two villages in the Area, namely Sam Mun Tsai San Tsuen and Luen Yick
Fishermen Village. They are mainly 2-storey tenement houses. The Luen Yick
Fishermen Village (107 building units) was constructed in 1975 and are covered by a
Government Land Licence. Sam Mun Tsai San Tsuen (163 building units) was
constructed in 1965 for re-housing of villagers affected by the construction project of
Plover Cove Reservoir. Sam Mun Tsai San Tsuen is the only recognized village within
the Area.

The area covering Sam Mun Tsai San Tsuen and Luen Yick Fishermen Village was
proposed to be zoned as “R(D)” subject to a maximum plot ratio of 0.4 and a maximum
building height of 2 storeys upon the first publication of DPA Plan on 2.9.2011.
However, TPRC opposed to the designation of “R(D)” for Sam Mun Tsai San Tsuen and
Luen Yick Fishermen Village mainly on grounds that they considered the residents as
indigenous villagers and would not be able to redevelop their houses under the
restrictions stipulated under the “R(D)” zone. In this connection, TPRC proposed to
rezone the area to “V”. The Board decided on 13.4.2012 to partially uphold some
representations by rezoning the land designated under “R(D)” zone to “Unspecified
Use” area and deleting the Notes for the “R(D)” zone so that appropriate land use
zonings could be worked out in the preparation of the OZP stage.

District Lands Officer/Tai Po, Lands Department (DLO/TP, LandsD) has been consulted
and advises that there is no Indigenous Inhabitant Representative (1IR) for the concerned
village and no future 10-years Small House demand forecast for Sam Mun Tsai San
Tsuen. There have been seven Small House applications within the Area but all were
rejected in 1990s as the applicants were not indigenous villagers. Majority of the 163
building units within Sam Mun Tsai are covered by Government Land Licences and
Short Term Tenancies. Some are covered by private treaty grants. Due to the works
projects of two aqua privies and Tolo Harbour Sewerage Works, the Government Land
Licences covering 36 building units in Sam Mun Tsai San Tsuen and 107 building units
in Luen Yick Fishermen Village have been cancelled respectively and pending re-issue.
In general, houses under Government Land Licences or Short Term Tenancies are
regarded temporary in nature and the licensee or tenant has no proprietary right to
redevelop the house (Plan 4b).

Luen Yick Fishermen Village is not a recognized village and although Sam Mun Tsai
San Tsuen is a recognized village with village ‘environs’ (‘VE’), there is no IIR and
indigenous villagers of Sam Mun Tsai San Tsuen. There is also no Small House
demand nor outstanding Small House application as well as no information to ascertain
that the existing residents are indigenous villagers of Sam Mun Tsai San Tsuen eligible
for Small House grant under the current Small House policy. With reference to the
circumstances of the two villages, the site conditions of the area taking account of the
existing village settlement, environmental conditions and natural terrain of the area,
PlanD considers “R(D)” zoning more appropriate for the area covering both Luen Yick
Fishermen Village and Sam Mun Tsai San Tsuen and the surrounding area which are
mainly domestic and temporary structures. “R(D)” zoning is intended primarily for
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improvement and upgrading of existing temporary structures within the rural areas
through redevelopment of existing temporary structures into permanent buildings. It is
also intended for low-rise, low-density residential developments subject to planning
permission from the Board. In the event that there is Small House application from
indigenous villagers from other villages in Tai Po Heung, there is provision under the
Notes of the OZP for planning application of House (including NTEH/Small House)
development within the “R(D)” zone which can duly address the concerns of the Tai Po
Rural Committee mentioned in para. 9.5 above. Each application will be considered on
its individual planning merits by the Board.

10. Planning I ntention

11.

The general planning intention of the Area is to conserve the areas of high landscape and
geological significance, to protect the unique landscape character and to maintain the rural and
natural character of the Area. It is also intended to provide appropriate planning control for
low-rise, low density residential developments as well as improvement and upgrading of
existing temporary structures through redevelopment of existing temporary structures into
permanent buildings.

L and Use Zonings

111

11.2

“Residential (Group C)” (“R(C)”) : Total Area 0.29 ha

11.1.1  The planning intention of this zone is primarily for low-rise, low-density
residential developments where commercial uses serving the residential
neighbourhood may be permitted on application to the Board.

11.1.2  The only development within this zone is Springdale Garden (Figure 6¢-1 of
Appendix 1V) located at the northern tip of Yim Tin Tsai, which is a low-rise,
low-density residential development. The development is restricted to a
maximum gross floor area of 2,325m? and a maximum building height of 3
storeys, or the gross floor area and height of the existing building, whichever
Is the greater, so that the existing development intensity, which blends in well
with the surroundings, can be maintained.

11.1.3  To provide flexibility for innovative design adapted to the characteristics of
this particular site, minor relaxation of the gross floor area/building height
restrictions may be considered by the Board through the planning permission
system. Each poposal will be considered on its individual planning merits.

“Residential (Group D)” : Total Area 3.73 ha

11.21  The planning intention of this zone is primarily for improvement and
upgrading of existing temporary structures within the rural areas through
redevelopment of existing temporary structures into permanent buildings. It
is also intended for low-rise, low-density residential developments subject to
planning permission from the Board.



11.3

11.2.2

11.2.3

11.2.4

This zone mainly covers Sam Mun Tsai San Tsuen, Luen Yick Fishermen
Village and the surrounding area occupied by some village houses and
temporary domestic structures (Figures 6¢-6 to 6¢-9 in Appendix V). The
two villages were built in the 1960s and 1970s by the government and charity
groups for the re-settlement of villagers and fishermen affected by
Government projects at that time.

To allow for upgrading and improvement, redevelopment of existing
temporary structure or existing building shall not result in a total development
and/or redevelopment in excess of a maximum building area of 37.2m? and a
maximum building height of 2 storeys (6m), or the building area and height of
the existing building, whichever is the greater. Rebuilding of New Territories
Exempted Houses (NTEH) and replacement of an existing domestic building
which was in existence on the date of the first publication in the Gazette of the
notice of draft DPA Plan by a NTEH are always permitted in this zone. Apart
from the intention of residential upgrading, low-rise and low-density
residential developments may be permitted on application to the Board. To be
in line with the general development intensity of the surrounding areas,
residential development including redevelopment for ‘Flat” and ‘House’
(except ‘New Territories Exempted House’) uses shall not result in a total
development in excess of a maximum plot ratio of 0.4 and a maximum
building height of 3 storeys (9m).

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

“Government, Institution or Community” (“G/IC)”) : Total Area 0.72 ha

1131

11.3.2

11.3.3

11.3.4

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

The “G/IC” zone covers the areas currently used as a church, a vacant village
school in Yim Tin Tsai and the site proposed for village office at Luen Yick
Fishermen Village. An area at the northern tip of Yim Tin Tsai is reserved
for government, institution or community purpose.

To preserve the rural and low-rise character of the Area as well as provide
spatial and visual relief, development/redevelopment within this zone should
be restricted to a maximum building height as stipulated on the Plan or the
height of building which was in existence on the date of first publication in the
Gazette of the notice of the DPA plan, whichever is greater.

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



11.4

115

11.6

“Open Space” (“0)”) : Total Area 0.42 ha

114.1

11.4.2

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

The “O” zone covers the Sam Mun Tsai Children’s Playground and an open
area with a rain shelter at Luen Yick Fishermen Village.

“Other Specified Uses” (“OU”) : Total Area 0.03 ha

1151

11.5.2

11.5.3

The planning intention of this zone is for specified development(s) and/or uses,
which is/are specified in the annotation of the zone. There is only one “OU”
zone on the Plan, which is annotated “Pier’ and covers two sites presently used
as piers located at north and south of Yim Tim Tsai respectively.

Development within this zone should be restricted to a maximum building
height stipulated on the Plan 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 DPA Plan, whichever is the greater.

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

“Green Belt” (“GB”) : Total Area 28.67 ha

1161

11.6.2

11.6.3

11.6.4

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.

Areas with natural vegetation, woodland, hilly terrain, hillside shrubland and
grassland have been designated as “GB” to protect existing green areas and
preserve the hilly terrain in the Area.

The “GB” zone mainly covers the vegetated hill slopes of the central and
southern part of Yim Tin Tsai and the coastal area of the north-eastern part of
Yim Tin Tsai as well as the three pockets of land on the small island northeast
of Yim Tin Tsai. There are two traditional burial grounds at the southern
part of the Yim Tin Tsai which are within this zone. They have been in
existence for many years, which are considered as existing use and intended
for burial places of deceased indigenous villagers in the Area. To respect the
local ritual and tradition, burial activities within this zone are generally
tolerated.

There is a general presumption against development within this zone.
Development in this zone will be strictly controlled. Development proposals
will be considered by the Board on individual merits taking into account the
relevant Town Planning Board Guidelines.



11.7

11.8

11.6.5

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

“Coastal Protection Area” (“CPA)”) : Total Area 9.01 ha

11.7.1

11.7.2

11.7.3

11.7.4

The planning intention of this zone is to conserve, protect and retain the
natural coastlines and the sensitive coastal natural environment, including
attractive geological features, physical landform or area of high landscape,
scenic or ecological value, with a minimum of built development. It may
also cover areas which serve as natural protection areas sheltering nearby
developments against the effects of coastal erosion. There is a general
presumption against development in this zone. In general, only
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.

This zone covers the coastal areas along southern, western and north-eastern
parts of Yim Tin Tsai which primarily consist of coastal vegetation, rocky and
boulder coasts fringing Yim Tin Tsai. This zone also covers Yim Tin Tsai
Site of Archaeological Interest.

New residential development is not permitted wunder this zone.
Redevelopment of existing houses may be permitted on application to the
Board. The redevelopment of existing house shall not result in a total
redevelopment in excess of the plot ratio, site coverage and height of the
house which was in existence on the date of the first publication of the DPA
Plan.

As diversion of streams, filling of land/pond or excavation of land may cause
adverse drainage impacts on the adjacent areas and adverse impacts on the
natural environment, permission from the Board is required for such activities.

“Site of Special Scientific Interest” (“SSSI”) : Total Area 7.24 ha

1181

11.8.2

The planning intention of this zone is to conserve and protect the features of
special scientific interest such as rare or particular species of fauna and flora
and their habitats, corals, woodlands, marshes or areas of geological,
ecological or botanical/biological interest which are designated as SSSI. It
intends to deter human activities or developments within the SSSI.  There is
a general presumption against development in this zone. No developments
are permitted unless they are needed to support the conservation of the
features of special scientific interest in the SSSI, to maintain and protect the
existing character of the SSSI, or for educational and research purposes.

This zone mainly covers the eastern tip of Yim Tin Tsai, Shui Mong Tin of
Ma Shi Chau, the tombolo connecting them and a small circular area to the
northeast of Shui Mong Tin, forming part of the Yim Tin Tsai and Ma Shi
Chau SSSI but not covered by the Ma Shi Chau Special Area. The SSSI was
designated since 24.9.1982. Yim Tin Tsai and its surrounding area contain
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the best exposed, densest swarm of dyke varied from 3 to 20m wide. Yim Tin
Tsai also contains unconformable contact of Tolo Harbour Formation with
volcanic tuff of the Yim Tin Tsai Formation.

11.8.3  As development may affect the rocky outcrops and geological features of the
site, relevant departments including the Planning Department and the
Agriculture, Fisheries and Conservation Department should be consulted on
any development proposals.

11.8.4  In view of the conservation value of the area within this zone, permission
from the Board is required for diversion of streams, filling and excavation of
land that may cause adverse drainage impacts on the adjacent areas and
adverse impacts on the natural environment. Grave is not permitted within
this zone.

11.8.5  Notwithstanding, the “SSSI(1)” zone, located on the eastern part of Yim Tin
Tsai, forms part of a designated ‘burial ground’* for indigenous villagers and
local fishermen. During the preparation of the DPA Plan, the District
Officer/Tai Po (DO/TP) pointed out that the burial grounds were designated
by the government and existed for many years, and there would be expectation
that areas within the burial ground would continue to be reserved for burying
of the eligible deceased indigenous villagers and locally based fishermen upon
publication of the DPA Plan. In view of the DO/TP’s comments, the
Director of Agriculture, Fisheries and Conservation has no objection to put
“grave (within burial ground only)” under Column 1 of the “SSSI” sub-zone
given that the burial grounds were existing use and the major geological
features within the SSSI were found in the coastal areas which fell outside the
burial ground boundary. In this regard, grave within the designated burial
ground in this sub-zone is always permitted given that the burial ground is an
existing use.

11.9 “Country Park” (“CP)”) : Total Area 57.84 ha

Country Park means a country park or special area as designated under the Country
Parks Ordinance (Cap. 208). This zone covers the whole island of Yeung Chau, small
island to the northeast of Yim Tin Tsai (except three pockets of “GB” zones) and the
whole island of Ma Shi Chau (except parcel of land at Shui Mong Tin and a circular area
zoned as “SSSI” on the northeast of Shui Mong Tin). These areas were designated as
Ma Shi Chau Special Area on 9 April 1999. All uses and developments within Ma Shi
Chau Special Area require consent from the Country and Marine Parks Authority and
approval from the Board is not required.

11.10 The proposed land use pattern of the Area is shown on Figure 11 of Appendix IV.
Detailed proposed land-use zonings of the Area are set out in paragraph 9 of the ES
(Appendix I11).

! Burial ground means an area outside the gazetted cemeteries in the New Territories designated by the Director of
Lands in consultation with the Director of Home Affairs reserved for burying of the indigenous villagers and locally
based fishermen.



-11-

11.11 A comparison of land use zonings on the approved Yim Tim Tsai and Ma Shi Chau

DPA Plan No. DPA/NE-YTT/2 and the draft OZP No. S/INE-YTT/C is shown in the
table below:

Land Use Zoning Areaon Areaon
Approved DPA Plan draft OZP
“R(C)” 0.29 ha (0.27%) 0.29 ha (0.27%)
“R(D)” - 3.73 ha (3.46%)
“G/IC” - 0.72 ha (0.67%)
“Q” - 0.42 ha (0.39%)
“OU(Pier)” - 0.03 ha (0.03%)
“GB” - 28.67 ha (26.56%)
“CPA” - 9.01 ha (8.35%)
“SSSI” 7.24 ha (6.71%) 7.24 ha (6.69%)
“CP” - 57.84 ha (53.58%)
“Unspecified” 100.42 ha (93.02%) -
Total 107.95 ha 107.95 ha

12. Notes of the Plan

12.1

12.2

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

The draft Notes are formulated on the basis of the latest set of Master Schedule of Notes
to Statutory Plans endorsed by the Board whilst having regard to the particular
characteristics of the Area.

13. Consultation

131

13.2

The draft OZP together with its Notes and ES as well as the Planning Report has been
circulated to relevant Government bureaux and departments for comments. Comments
received have been incorporated into the draft OZP, its Notes and ES and the Planning
Report as appropriate.

Subject to the agreement of the Board, the draft OZP No. S/NE-YTT/C will be
submitted to the TPDC and TPRC for consultation. Comments from the TPDC and
TPRC will be submitted to the Board for consideration prior to the publication of the
draft OZP under section 5 of the Ordinance.
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Decision Sought

Members are invited to:

@) agree that the draft Yim Tin Tsai and Ma Shi Chau OZP No. S/INE-YTT/C (Appendix I)
together with its Notes (Appendix I1) is suitable for consultation with the TPDC and
TPRC,;

(b)  agree that the ES (Appendix I11) is suitable to serve as an expression of the planning
intention and objectives of the Board for various land use zonings of the draft Yim Tin
Tsai and Ma Shi Chau OZP No. S/INE-YTT/C and the ES should be issued under the
name of the Board; and

(©) agree that the ES (Appendix I11) is suitable for consultation with the TPDC and TPRC
together with the draft OZP.

Attachments

Plan 1 Planning Scheme Area

Plan 2 Aerial Photo

Plan 3 Village ‘Environs’ Boundary and Existing Physical Features

Plan 4a Land Ownership and Village ‘Environs’ Boundary

Plan 4b Village ‘Environs’ Boundary and Land Status Plan of North Portion of Yim
Tin Tsai

Appendix | Draft Yim Tin Tsai and Ma Shi Chau OZP No. S/INE-YTT/C

Appendix 11 Notes of the Draft Yim Tin Tsai and Ma Shi Chau OZP No. S/NE- YTT/C

Appendix |11 Explanatory Statement of the Draft Yim Tin Tsai and Ma Shi Chau OZP No.
SINE- YTT/C

Appendix IV Planning Report on Yim Tin Tsai and Ma Shi Chau Area

PLANNING DEPARTMENT
JUNE 2014
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Appendix |1

DRAFT YIM TIN TSAI AND MA SHI CHAU
OUTLINE ZONING PLAN NO. SINE-YTT/C

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

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

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

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.

No action is required to make the use of any land or building which was in existence
immediately before the first publication in the Gazette of the notice of the draft
development permission area plan conform to this Plan, provided such use has
continued since it came into existence. Any material change of such use or any other
development (except minor alteration and/or modification to the development of the
land or building in respect of such use which is always permitted) must be always
permitted in terms of the Plan or in accordance with a permission granted by the Town
Planning Board.

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

Except to the extent that paragraph (3) or (4) applies, any use or development falling
within the boundaries of the Plan and also within the boundaries of the draft
development permission area plan, unless always permitted in terms of the Plan, shall
not be undertaken or continued on or after the date of the first publication in the Gazette
of the notice of the draft development permission area plan without permission from the
Town Planning Board.

Except as otherwise specified by the Town Planning Board, when a use or material
change of use is effected or a development or redevelopment is undertaken, as always
permitted in terms of the Plan or in accordance with a permission granted by the Town
Planning Board, all permissions granted by the Town Planning Board in respect of the site
of the use or material change of use or development or redevelopment shall lapse.
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Alignment of roads and boundaries between zones may be subject to minor adjustments
as detailed planning proceeds.

The following uses or developments are always permitted on land falling within the
boundaries of the Plan except (a) where the uses or developments are specified in
Column 2 of the Notes of individual zones or (b) as provided in paragraph (9) in
relation to areas zoned “Site of Special Scientific Interest” or “Coastal Protection
Area”:

@ maintenance, repair or demolition of a building;

(b) provision, maintenance or repair of plant nursery, amenity planting, open space,
rain shelter, refreshment kiosk, footpath, bus/public light bus stop or lay-by,
cycle track, taxi rank, public utility pipeline, electricity mast, lamp pole,
telephone booth, telecommunications radio base station, automatic teller machine
and shrine;

(© maintenance or repair of road, watercourse, nullah, sewer and drain;

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

@) rebuilding of New Territories Exempted House;

()] replacement of an existing domestic building, i.e. a domestic building which
was in existence on the date of the first publication in the Gazette of the notice
of the draft development permission area plan, by a New Territories Exempted
House; and

(9) provision, maintenance or repair of a grave of an indigenous New Territories
villager or a locally based fisherman and his family members for which
permission has been obtained from Government.

In areas zoned “Site of Special Scientific Interest” or “Coastal Protection Area”,
@ the following uses or developments are always permitted:

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

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

(iii)  provision of amenity planting by Government; and
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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 area, rain shelter, refreshment kiosk, footpath, public utility pipeline,
electricity mast, lamp pole, telephone booth and shrine.

In any area shown as ‘Road’, all uses or developments except those specified in
paragraphs (8)(a) to (8)(d) and (8)(g) above and those specified below require permission
from the Town Planning Board:

road and on-street vehicle park.

@ Except in areas zoned “Site of Special Scientific Interest” or “Coastal
Protection 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 temporary
uses for open storage and port back-up purposes which are prohibited in areas
zoned “Site of Special Scientific Interest” or “Coastal Protection Area”,
temporary use or development of any land or building not exceeding a period of
three years requires permission from the Town Planning Board.
Notwithstanding that the use or development is not provided for in terms of the
Plan, the Town Planning Board may grant permission, with or without conditions,
for a maximum period of three years, or refuse to grant permission.

(c) Temporary use or development of land or building exceeding three years
requires permission from the Town Planning Board in accordance with the
terms of the Plan.

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.

In these Notes, unless the context otherwise requires or unless as expressly provided
below, terms used in the Notes shall have the meanings as assigned under section 1A of
the Town Planning Ordinance.

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

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

RESIDENTIAL (GROUP C)

RESIDENTIAL (GROUP D)

GOVERNMENT, INSTITUTION OR COMMUNITY
OPEN SPACE

OTHER SPECIFIED USES

GREEN BELT

COASTAL PROTECTION AREA

SITE OF SPECIAL SCIENTIFIC INTEREST

COUNTRY PARK

11

12

13
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RESIDENTIAL (GROUP C)

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Flat

Government Use (Police Reporting
Centre, Post Office only)

House

Utility Installation for Private Project

Eating Place
Educational Institution
Government Refuse Collection Point
Government Use (not elsewhere specified)
Institutional Use (not elsewhere specified)
Library
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)
Recyclable Collection Centre
Religious Institution
Residential Institution
Rural Committee/Village Office
School
Shop and Services
Social Welfare Facility
Training Centre

Planning Intention

This zone is intended primarily for low-rise, low-density residential developments where
commercial uses serving the residential neighbourhood may be permitted on application to the

Town Planning Board.

(Please see next page)
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RESIDENTIAL (GROUP C) (Cont’d)

Remarks

No new development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in a total development and/or redevelopment in excess of
a maximum gross floor area of 2,325m? and a maximum building height of 3 storeys, or
the gross floor area and height of the existing building, whichever is the greater.

In determining the maximum gross floor area for the purposes of paragraph (a) above,
any floor space that is constructed or intended for use solely as car park, loading/
unloading bay, plant room, caretaker’s office, or caretaker’s quarters and recreational
facilities for the use and benefit of all the owners or occupiers of the domestic building or
domestic part of the building, provided such uses and facilities are ancillary and directly
related to the development or redevelopment, may be disregarded.

Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the gross floor area/building height restrictions stated in paragraph (a)
above may be considered by the Town Planning Board on application under section 16 of
the Town Planning Ordinance.
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RESIDENTIAL (GROUP D)

Column 2
Column 1 Uses that may be permitted with or
Uses always permitted without conditions on application

to the Town Planning Board

Agricultural Use Eating Place
Government Use (Police Reporting Flat
Centre, Post Office only) Government Refuse Collection Point
House (Redevelopment; Addition, Government Use (not elsewhere specified)#
Alteration and/or Modification House (not elsewhere specified)
to existing house only) Institutional Use (not elsewhere specified)#
On-Farm Domestic Structure Library
Rural Committee/Village Office Market
Place of Recreation, Sports or Culture
Public Clinic

Public Convenience
Public Transport Terminus or Station
Public Utility Installation #
Public Vehicle Park
(excluding container vehicle)
Recyclable Collection Centre
Religious Institution #
Residential Institution #
School #
Shop and Services
Social Welfare Facility #
Utility Installation for Private Project

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

Eating Place
Library

School

Shop and Services

(Please see next page)
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RESIDENTIAL (GROUP D) (Cont’d)

Planning Intention

This zone is intended primarily for improvement and upgrading of existing temporary
structures within the rural areas through redevelopment of existing temporary structures into
permanent buildings. It is also intended for low-rise, low-density residential developments
subject to planning permission from the Town Planning Board.

(@)

(b)

(©)

Remarks

No addition, alteration and/or modification to or in-situ redevelopment of an existing
temporary structure or an existing building (except to ‘New Territories Exempted House’
or to those annotated with #) shall result in a total development and/or redevelopment in
excess of a maximum building area of 37.2m? and a maximum building height of 2
storeys (6m), or the building area and 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.

No development including redevelopment for ‘Flat’ and ‘House’ (except ‘New
Territories Exempted House’) uses, other than those to which paragraph (a) above shall
apply, shall result in a development and/or redevelopment in excess of a maximum plot
ratio of 0.4 and a maximum building height of 3 storeys (9m).

Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the plot ratio and building height restrictions stated in paragraph (b) above
may be considered by the Town Planning Board on application 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)

Funeral Facility

Holiday Camp

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

Z00

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

Planning Intention

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

Remarks

@ No new development, or addition, alteration and/or modification to or redevelopment
of an existing building shall result in a total development and/or redevelopment in
excess of a maximum building height in terms of number of storeys as stipulated on the
Plan, or the height of the building which was in existence on the date of the first
publication in the Gazette of the notice of the draft development permission area plan,
whichever is the greater.

(b) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restriction stated in paragraph (a) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.
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OPEN SPACE

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Aviary

Barbecue Spot

Field Study/Education/Visitor Centre
Park and Garden

Pavilion

Pedestrian Area

Picnic Area
Playground/Playing Field
Promenade

Public Convenience
Sitting Out Area

Eating Place

Government Refuse Collection Point

Government Use (not elsewhere specified)

Holiday Camp

Place of Entertainment

Place of Recreation, Sports or Culture

Private Club

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

Religious Institution

Shop and Services

Tent Camping Ground

Utility Installation for Private Project

Planning Intention

This zone is intended primarily for the provision of outdoor open-air public space for active
and/or passive recreational uses serving the needs of local residents as well as the general

public.
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OTHER SPECIFIED USES

Column 2
Column 1 Uses that may be permitted with or
Uses always permitted without conditions on application

to the Town Planning Board

For “Pier” Only
Pier ' _ Government Use (not elsewhere specified)
Public Convenience Marine Fuelling Station

Public Utility Installation

Planning I ntention

This zone is intended primarily to provide land for pier use.

Remarks

@ No new development, or addition, alteration and/or modification to or redevelopment
of an existing building shall result in a total development and/or redevelopment in
excess of a maximum building height in terms of number of storeys as stipulated on the
Plan, or the height of the building which was in existence on the date of the first
publication in the Gazette of the notice of the draft development permission area plan,
whichever is the greater.

(b) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restriction stated in paragraph (a) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.
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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

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

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

This zone is intended primarily for defining the limits of urban and sub-urban development
areas by natural features and to contain urban sprawl as well as to provide passive recreational
outlets. There is a general presumption against development within this zone.

Remarks

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

Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Agricultural Use (other than Plant Nursery)  Field Study/Education/Visitor Centre

Barbecue Spot Government Use

Nature Reserve House (Redevelopment only)
Nature Trail Pier

On-Farm Domestic Structure Public Convenience

Wild Animals Protection Area Public Utility Installation

Radar, Telecommunications Electronic
Microwave Repeater, Television and/or
Radio Transmitter Installation

Tent Camping Ground

Utility Installation for Private Project

Planning Intention

This zone is intended to conserve, protect and retain the natural coastlines and the sensitive
coastal natural environment, including attractive geological features, physical landform or area
of high landscape, scenic or ecological value, with a minimum of built development. It may
also cover areas which serve as natural protection areas sheltering nearby developments against
the effects of coastal erosion.

There is a general presumption against development in this zone. In general, only
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.

Remarks

(@ No redevelopment, including alteration and/or modification, of an existing house shall
result in a total redevelopment in excess of the plot ratio, site coverage and height of the
house which was in existence on the date of the first publication in the Gazette of the
notice of the draft development permission area plan.

(b) Any diversion of streams, filling of land/pond or excavation of land, including that to
effect a change of use to any of those specified in Columns 1 and 2 above or the uses or
developments always permitted under the covering Notes, shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the
draft development permission area plan without the permission from the Town Planning
Board under section 16 of the Town Planning Ordinance.
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SITE OF SPECIAL SCIENTIFIC INTEREST

Column 2
Column 1 Uses that may be permitted with or
Uses always permitted without conditions on application

to the Town Planning Board

Grave (within designated burial ground in Agricultural Use
“SSSI(1)” only) Field Study/Education/Visitor Centre
Wild Animals Protection Area Government Use
Nature Reserve
Nature Trail
On-Farm Domestic Structure
Picnic Area
Public Convenience
Public Utility Installation
Tent Camping Ground
Utility Installation for Private Project

Planning Intention

This zone is intended to conserve and protect the features of special scientific interest such as
rare or particular species of fauna and flora and their habitats, corals, woodlands, marshes or
areas of geological, ecological or botanical/biological interest which are designated as Site of
Special Scientific Interest (SSSI). It intends to deter human activities or developments within
the SSSI.

There is a general presumption against development in this zone. No developments are
permitted unless they are needed to support the conservation of the features of special scientific
interest in the SSSI, to maintain and protect the existing character of the SSSI, or for
educational and research purposes.

Remarks

Any diversion of streams, filling of land or excavation of land, including that to effect a change
of use to any of those specified in Columns 1 and 2 above or the uses or developments always
permitted under the covering Notes, shall not be undertaken or continued on or after the date of
the first publication in the Gazette of the notice of the draft development permission area plan
without the permission from the Town Planning Board under section 16 of the Town Planning
Ordinance.
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COUNTRY PARK

Country Park means a country park or special area as designated under the Country Parks
Ordinance (Cap. 208). All uses and developments require consent from the Country and
Marine Parks Authority and approval from the Town Planning Board is not required.



Appendix I11

DRAFT YIM TIN TSAI AND MA SHI CHAU
OUTLINE ZONING PLAN NO.SNE-YTT/C

EXPLANATORY STATEMENT




DRAFT YIM TIN TSAI AND MA SHI CHAU
OUTLINE ZONING PLAN NO. DPA/NE-YTT/C

EXPLANATORY STATEMENT

CONTENTS
1. INTRODUCTION

2. AUTHORITY FOR THE PLAN AND PROCEDURE

3. OBJECT OF THE PLAN
4. NOTES OF THE PLAN
5. THE PLANNING SCHEME AREA
6. POPULATION
7. OPPORTUNITIES AND CONSTRAINTS
8. GENERAL PLANNING INTENTION
9. LAND-USE ZONINGS
9.1 Residential (Group C)
9.2 Residential (Group D)
9.3 Government, Institution or Community
94 Open Space
9.5 Other Specified Uses
9.6 Green Belt
9.7 Coastal Protection Area
9.8 Site of Special Scientific Interest
9.9 Country Park
10. COMMUNICATIONS
11. UTILITIES SERVICES
12. CULTURAL HERITAGE
13. IMPLEMENTATION
14. PLANNING CONTROL

(o3}

O© 0000 NN ~NO O

=
o

=
o

10

11

11

11



DRAFT YIM TIN TSAI AND MA SHI CHAU
OUTLINE ZONING PLAN NO. SINE-YTT/C

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

EXPLANATORY STATEMENT

Note : For the purposes of the Town Planning Ordinance, this statement shall not be deemed to
constitute a part of the Plan.

1 INTRODUCTION

This Explanatory Statement is intended to assist an understanding of the draft Yim Tin
Tsai and Ma Shi Chau Outline Zoning Plan (OZP) No. S/INE-YTT/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

2.2

2.3

2.4

On 12 March 2010 and 23 August 2011, under the power delegated by the Chief
Executive, the Secretary for Development (SDEV) directed the Board, under
section 3(1)(b) of the Town Planning Ordinance (the Ordinance), to prepare a
draft plan designating the Yim Tin Tsai and Ma Shi Chau area as a development
permission area.

On 2 September 2011, the draft Yim Tin Tsai and Ma Shi Chau DPA Plan No.
DPA/NE-YTT/1 was exhibited for public inspection under section 5 of the
Ordinance. Upon expiry of the two-month exhibition period, a total of 67
representations were received. Upon publication of the representations for
public comments, 32 comments on representations were received. Upon
consideration of the representations and comments on 13 April 2012, the Board
decided to partially uphold some representations by rezoning the land
designated under “Residential (Group D)” (“R(D)”) zone to “Unspecified Use”
area and deleting the Notes for the “R(D)” zone.

The proposed amendments to partially uphold some representations were
exhibited for public inspection under section 6C(2) of the Ordinance on 27
April 2012. Upon expiry of the three-week exhibition period, a total of 150
further representations were received. Upon consideration of the 109 valid
further representations on 13 July 2012, the Board decided not to uphold the
further representations and to amend the draft DPA Plan by the proposed
amendments.

On 4 September 2012, the Chief Executive in Council, under section 9(1)(a) of
the Ordinance, approved the draft Yim Tin Tsai and Ma Shi Chau DPA Plan,
which was subsequently renumbered as DPA/NE-YTT/2. The approved Yim
Tin Tsai and Ma Shi Chau DPA Plan No. DPA/NE-YTT/2 was exhibited for
public inspection on 14 September 2012 under section 9(5) of the Ordinance.
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On 17 February 2014, under the power delegated by the Chief Executive, the
SDEV directed the Board under section 3(1)(a) of the Ordinance, to prepare an
OZP to cover the Yim Tin Tsai and Ma Shi Chau area.

On XXXX, the draft Yim Tin Tsai and Ma Shi Chau OZP No. S/INE-YTT/1 (the
Plan) was exhibited for public inspection under section 5 of the Ordinance.

OBJECT OF THE PLAN

3.1

3.2

3.3

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

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

Since the plan is to show broad land use zonings, there would be cases that
small strips of land not intended for building development purposes and carry
no development right under the lease, such as the areas restricted for garden,
slope maintenance and access road purposes, are included in the zones. The
general principle is that such areas should not be taken into account in plot ratio
and site coverage calculations. Development within zones should be restricted
to building lots carrying development right in order to maintain the character
and amenity of the area and not to overload the road network in this area.

NOTESOF THE PLAN

41

4.2

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

For the guidance of the general public, a set of definitions that explains some of
the terms used in the Notes may be obtained from the Technical Services
Division of the Planning Department and can be downloaded from the Board’s
website at http://www.info.gov.hk/tpb/.

THE PLANNING SCHEME AREA

5.1

The Planning Scheme Area (the Area), which comprises four islands, namely
Yim Tin Tsai (about 47.4ha), Ma Shi Chau (about 51.1ha), Yeung Chau (about
5.9ha) and a small island to northeast of Yim Tin Tsai (about 3.5ha), covers a
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total area of about 107.95 ha. The Area is located in Tolo Harbour and forms
part of the southern edge of Plover Cove. Yim Tin Tsai is accessible via Ting
Kok Road off Sam Mun Tsai Road through the Sha Lan peninsula. Ma Shi
Chau is connected to Yim Tin Tsai by a tombolo that is only accessible when
the tide is low. The small island to the northeast of Yim Tin Tsai and Yeung
Chau can only be reached by boat.

Yim Tin Tsai predominantly is rural in character comprising mainly village
houses, natural hillsides covered with woodlands and two permitted burial
grounds for indigenous villagers and fishermen. The Sam Mun Tsai San Tsuen
and Luen Yick Fishermen Village located at the north of the Yim Tin Tsai
facing the Shuen Wan Typhoon Shelter are mainly 2-storey tenement houses.
There is a small-scale boat repairing workshop in temporary structures along
the southern edge of the typhoon shelter. A low density private residential
development and a church can be found at the northern tip of Yim Tin Tsai.

The small island to the northeast of Yim Tin Tsai (except three pockets of
mainly private land), Ma Shi Chau (except parcel of land at Shui Mong Tin and
a small circular area to the northeast of Shui Mong Tin) and Yeung Chau fall
within the Ma Shi Chau Special Area. The whole island of Ma Shi Chau and the
eastern tip of Yim Tin Tsai together with the tombolo connecting them are also
within the Yim Tin Tsai and Ma Shi Chau Site of Special Scientific Interest
(SSSI).

POPULATION

According to the 2011 Population Census, the total population of the Area was about
1,200 persons. It is expected that the total planned population of the Area would be
about 1,450.

OPPORTUNITIESAND CONSTRAINTS

7.1

Opportunities

7.1.1 Conservation and Natural Landscape

The Area is rural and natural in character with high geological value and
landscape quality. The Yim Tin Tsai and Ma Shi Chau SSSI covers the
eastern tip of Yim Tin Tsai and the whole island of Ma Shi Chau and the
tombolo connecting them. Yim Tin Tsai and its surrounding area
contain the best exposed, densest swarm of dykes varies from 3 to 20m
wide. Yim Tin Tsai also contains unconformable contact of Tolo
Harbour Formation with volcanic tuff of the Yim Tin Tsai Formation.
Ma Shi Chau consists of the outcrop of Permian sedimentary rocks
which is uncommon in Hong Kong. The southern and eastern portions
of Ma Shi Chau have yielded a varied Permian fossil assemblage,
including marine fauna and several plant fragments. The coastal area of
Ma Shi Chau contains a variety of representative geological and
landscape features such as folds, faults, tombolo, unconformities and
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wave-cut platforms. It is an area of geological interest in the study of
stratigraphy, palaeontology and geomorphology.

Tourism Potential

Ma Shi Chau, Yeung Chau and a small island to the northeast of Yim
Tin Tsai were designated as Ma Shi Chau Special Area on 9 April 1999
due to the diversity of geological features in the Area. Yeung Chau is an
island made up of igneous rocks of granodiorite and is totally unspoiled.
Ma Shi Chau nature trail is located along the southeastern shore of Ma
Shi Chau which presents the Area’s geological and landscape diversity
to the visitors. Ma Shi Chau and Yeung Chau are included in Tolo
Channel Geo-Area of the Hong Kong Global Geopark of China in 2011,
The Tai Po Geoheritage Centre located in Sam Mun Tsai San Tsuen of
Yim Tin Tsai introduces the natural environment, geological features,
cultural and historical characteristic of the Area.

7.2 Constraints

7.2.1

7.2.2

7.2.3

Nature Conservation

Yim Tin Tsai and Ma Shi Chau SSSI covers the eastern tip of Yim Tin
Tsai, the whole island of Ma Shi Chau and the tombolo connecting them.
Yim Tin Tsai contains the best exposed, densest swarm of dykes varies
from 3m to 20m wide. Yim Tin Tsai also contains unconformable
contact of Tolo Harbour Formation with volcanic tuff of the Yim Tin
Tsai Formation. Ma Shi Chau together with Yeung Chau and the small
island to the northeast of Yim Tin Tsai was designated as Ma Shi Chau
Special Area on 9 April 1999 due to a variety of geological features.
These areas with high geological value should be protected and
preserved for the existing landscape character and resources. They are
not suitable for any development.

Transportation

Yim Tin Tsai is accessible via Ting Kok Road off Sam Mun Tsai Road
through the Sha Lan Peninsula. Ma Shi Chau is connected to Yim Tin
Tsai by a tombolo that is only accessible when the tide is low. For the
small island to the northeast of Yim Tin Tsai, it is not accessible by road
or footpath. For Yeung Chau, it can only be reached by boat.

Geotechnical Safety

The Area comprises natural terrain with a long history of instability and
is subject to potential landslide hazards. For the future development in
the Area, the project proponent may require to carry out a natural terrain
hazard study and provide suitable hazard mitigation measures, if found
necessary, as part of the development.
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7.2.4 Landscape Character

7.25

7.2.6

7.2.7

With reference to the Landscape Value Mapping of Hong Kong (2005),
the overall landscape value of the Area is high. The northern part of Yim
Tin Tsali, with the village cluster of Sam Mun Tsai San Tsuen and Luen
Yick Fishermen Village, is rated as ‘Moderate’ landscape value with
rural fringe landscape character. The central and southern part of Yim
Tin Tsai is mainly covered by woodland and shrub and rated as ‘High’
landscape value with coastal upland and hillside landscape character.
However, there are two permitted burial grounds in the southern part of
Yim Tin Tsai. Ma Shi Chau is also rated with ‘High’ landscape value
with an island landscape of the coastal water landscape. The area is part
of the Ma Shi Chau Special Area with a diverse set of geological
features. Most of the island is undisturbed.

Burial Grounds

There are two permitted burial grounds which cover most of the southern
part of Yim Tin Tsai and are not suitable for any development.

Sewerage

There are public sewers at the northern part of Yim Tin Tsai and three
sewerage pumping stations in the Area to serve the need of the
population. There is no committed/planned sewerage project for the
Area. Any increase in population or number of visitors to the Area or
further recreation/residential developments will require additional
facilities.

Infrastructure and Utility Services

The Yim Tin Tsai and Ma Shi Chau area are provided with electricity,
telephone services and water supply. There are no committed/planned
sewerage and drainage projects planned for the Area.

8. GENERAL PLANNING INTENTION

8.1

The general planning intention of the Area is to conserve the areas of high

landscape and geological significance, to protect the unique landscape character
and to maintain the rural and natural character of the Area. It is also intended to
provide appropriate planning control for low-rise, low density residential
developments as well as improvement and upgrading of existing temporary

structures through redevelopment of existing temporary structures into

permanent buildings.
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9. LAND-USE ZONINGS

9.1

9.2

“Residential (Group C)” (“R(C)™) : Total Area 0.29 ha

9.11

9.1.2

9.13

The planning intention of this zone is primarily for low-rise, low-density
residential developments where commercial uses serving the residential
neighbourhood may be permitted on application to the Board.

The only development within this zone is Springdale Garden located at
the northern tip of Yim Tin Tsai, which is a low-rise, low-density
residential development. The development is restricted to a maximum
gross floor area of 2,325m? and a maximum building height of 3 storeys,
or the gross floor area and height of the existing building, whichever is
the greater, so that the existing development intensity, which blends in
well with the surroundings, can be maintained.

To provide flexibility for innovative design adapted to the characteristics
of this particular site, minor relaxation of the gross floor area/building
height restrictions may be considered by the Board through the planning
permission system. Each proposal will be considered on its individual
planning merits.

“Residential (Group D)” (“R(D)”) : Total Area 3.73 ha

9.21

9.2.2

9.23

The planning intention of this zone is primarily for improvement and
upgrading of existing temporary structures within the rural areas
through redevelopment of existing temporary structures into permanent
buildings. It is also intended for low-rise, low-density residential
developments subject to planning permission from the Board.

This zone mainly covers Sam Mun Tsai San Tsuen, Luen Yick
Fishermen Village and the surrounding area occupied by some village
houses and temporary domestic structures. The two villages were built
in the 1960s and 1970s by the government and charity groups for the
re-settlement of villagers and fishermen affected by Government project
at that time.

To allow for upgrading and improvement, redevelopment of existing
temporary structure or existing building shall not result in a total
development and/or redevelopment in excess of a maximum building
area of 37.2m2 and a maximum building height of 2 storeys (6m), or the
building area and height of the existing building, whichever is the
greater. Rebuilding of New Territories Exempted Houses (NTEH) and
replacement of an existing domestic building which was in existence on
the date of the first publication in the Gazette of the notice of draft DPA
Plan by a NTEH are always permitted in this zone. Apart from the
intention of residential upgrading, low-rise and low-density residential
developments may be permitted on application to the Board. To be in
line with the general development intensity of the surrounding areas,
residential development including redevelopment for ‘Flat” and ‘House’
(except ‘New Territories Exempted House’) uses shall not result in a
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total development in excess of a maximum plot ratio of 0.4 and a
maximum building height of 3 storeys (9m).

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

“Government, Institution or Community” (“G/IC)”) : Total Area 0.72 ha

93.1

9.3.2

9.3.3

9.34

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

The “G/IC” zone covers the area currently used as a church, a vacant
village school in Yim Tin Tsai and a proposed village office site at Luen
Yick Fishermen Village. An area at the northern tip of Yim Tin Tsai is
reserved for government, institution or community purpose.

To preserve the rural and low-rise character of the Area as well as
provide spatial and visual relief, development/redevelopment within
this zone should be restricted to a maximum building height as
stipulated on the Plan or the height of building which was in existence
on the date of first publication in the Gazette of the notice of the DPA
plan, whichever is greater.

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

“Open Space” (“0)™) : Total Area 0.42 ha

94.1

9.4.2

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

The “O” zone covers the Sam Mun Tsai Children’s Playground and an
open area with a rain shelter at Luen Yick Fishermen Village.

“Other Specified Uses” (“OU”) : Total Area 0.03 ha

951

This zone is intended for specified development(s) and/or uses, which
is/are specified in the annotation of the zone. There is only one “OU”
zone on the Plan, which is annotated ‘Pier’ and covers two sites
presently used as piers located at north and south of Yim Tim Tsai
respectively.
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Development within this zone should be restricted to a maximum
building height stipulated on the Plan 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 DPA Plan, whichever is the greater.

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

“Green Belt” (“GB)”) : Total Area 28.67 ha

9.6.1

9.6.2

9.6.3

9.6.4

9.6.5

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.

Areas with natural vegetation, woodland, hilly terrain, hillside
shrubland and grassland have been designated as “GB” to protect
existing green areas and preserve the hilly terrain in the Area.

The “GB” zone mainly covers the vegetated hill slopes of the central and
southern part of Yim Tin Tsai and the coastal area of the north-eastern
part of Yim Tin Tsai as well as the three pockets of land on the small
island northeast of Yim Tin Tsai. There are two traditional burial
grounds at the southern part of the Yim Tin Tsai which are within this
zone. They have been in existence for many years, which is considered
as an existing use and intended for burial places of deceased indigenous
villagers in the Area. To respect the local ritual and tradition, burial
activities within this zone are generally tolerated.

There is a general presumption against development within this zone.
Development in this zone will be strictly controlled. Development
proposals will be considered by the Board on individual merits taking
into account the relevant Town Planning Board Guidelines.

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

“Coastal Protection Area” (“CPA)”) : Total Area 9.01 ha

9.71

The planning intention of this zone to conserve, protect and retain the
natural coastlines and the sensitive coastal natural environment,
including attractive geological features, physical landform or area of
high landscape, scenic or ecological value, with a minimum of built
development. It may also cover areas which serve as natural protection
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areas sheltering nearby developments against the effects of coastal
erosion. There is a general presumption against development in this
zone. In general, only 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.

This zone covers the coastal areas along southern, western and north-
eastern parts of Yim Tin Tsai which primarily consist of coastal
vegetation, rocky and boulder coasts fringing Yim Tin Tsai. This zone
also covers Yim Tin Tsai Site of Archaeological Interest.

New residential development is not permitted under this zone.
Redevelopment of existing houses may be permitted on application to
the Board. The redevelopment of existing house shall not result in a
total redevelopment in excess of the plot ratio, site coverage and height
of the house which was in existence on the date of the first publication
of the DPA Plan.

In view of the conservation value of the area within this zone,
permission from the Board is required for diversion of streams, filling
of land/pond or excavation of land that may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natural
environment.

“Site of Special Scientific Interest” (“SSSI”) : Total Area 7.24 ha

9.8.1

9.8.2

9.8.3

The planning intention of this zone is to conserve and protect the
features of special scientific interest such as rare or particular species
of fauna and flora and their habitats, corals, woodlands, marshes or
areas of geological, ecological or botanical/biological interest which
are designated as SSSI. It intends to deter human activities or
developments within the SSSI. There is a general presumption against
development in this zone. No developments are permitted unless they
are needed to support the conservation of the features of special
scientific interest in the SSSI, to maintain and protect the existing
character of the SSSI, or for educational and research purposes.

This zone mainly covers the eastern tip of Yim Tin Tsai, Shui Mong
Tin of Ma Shi Chau, the tombolo connecting them and a small circular
area to the northeast of Shui Mong Tin, forming part of the Yim Tin
Tsai and Ma Shi Chau SSSI but not covered by the Ma Shi Chau
Special Area. The SSSI was designated since 24 September 1982.
Yim Tin Tsai and its surrounding area contain the best exposed,
densest swarm of dyke varied from 3 to 20m wide. Yim Tin Tsai also
contains unconformable contact of Tolo Harbour Formation with
volcanic tuff of the Yim Tin Tsai Formation.

As development may affect the rocky outcrops and geological features
of the site, relevant departments including the Planning Department
and the Agriculture, Fisheries and Conservation Department should be
consulted on any development proposals.
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9.84 In view of the conservation value of the area within this zone,
permission from the Board is required for diversion of streams, filling
and excavation of land that may cause adverse drainage impacts on the
adjacent areas and adverse impacts on the natural environment. Grave
is not permitted within this zone.

9.8.,5 Notwithstanding, the “SSSI(1)” zone, located on the eastern part of
Yim Tin Tsai, forms part of the designated burial grounds for
indigenous villagers and local fishermen. Grave within the designated
burial ground in this sub-zone is always permitted.

“Country Park” (“CP)™) : Total Area 57.84 ha

Country Park means a country park or special area as designated under the
Country Parks Ordinance (Cap. 208). This zone covers the whole island of
Yeung Chau, small island to the northeast of Yim Tin Tsai (except three pockets
of “GB” zones) and the whole island of Ma Shi Chau (except parcel of land at
Shui Mong Tin and a circular area zoned as “SSSI” on the northeast of Shui
Mong Tin). These areas were designated as Ma Shi Chau Special Area on 9
April 1999. All uses and developments within Ma Shi Chau Special Area
require consent from the Country and Marine Parks Authority and approval
from the Board is not required.

COMMUNICATIONS

10.1

10.2

Road Network

While the northern tip of Yim Tin Tsai is accessible from Sam Mun Tsai Road
connecting to Ting Kok Road, the remainder of the Area is overgrown with
vegetation and inaccessible by vehicle. There are a few informal off-street
parking spaces within the Area. Most of the village houses and the burial ground
are inaccessible by vehicular access. There is no plan to further extend the
existing road network in the Area.

Public Transport

The northern part of Yim Tin Tsai could be accessible by mini-bus and taxis.

UTILITIESSERVICES

There is no existing public drain in the Area. There are existing sewerage facilities,
water supply, electricity and telephone services for the northern part of Yim Tin Tsai
island. While there are no planned drainage or sewerage works in the Area, all
development proposals are required to demonstrate that no adverse drainage and
sewerage impacts would be caused to the Area.
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CULTURAL HERTIAGE

A site of archaeological interest is located within the southern part of the Area, namely
Yim Tin Tsai Site of Archaeological Interest, which is worthy of preservation. Any
development or redevelopment on it should be avoided as far as possible. Prior
consultation with the Antiquities and Monuments Office (AMO) of the Leisure and
Cultural Services Department and the Commissioner for Heritage’s Office of the
Development Bureau should be made, if any development, redevelopment or rezoning
proposal might affect the above site and its immediate environs. An assessment shall be
conducted to evaluate the archaeological impact imposed by the proposed works if
there is any development within the site of archaeological interest. If necessary, a
professional archaeologist shall be engaged to apply for a licence from the Antiquities
Authority under the Antiquities and Monuments Ordinance (Cap.53) for an
archaeological field investigation to evaluate whether the proposed works is acceptable
from an archaeological preservation point of view and propose appropriate mitigation
measures.

IMPLEMENTATION

13.1 The Plan provides a broad land-use framework for development control and
implementation of planning proposals for the Area. More detailed plans will be
prepared as a basis for public works planning and private developments.

13.2 At present there is no overall programme for the provision of infrastructure
within the Area. The implementation process will be gradual and may stretch
over a long period of time depending on the availability of resources. It will be
undertaken through the participation of both the public and private sectors.

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

PLANNING CONTROL

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

14.2  Uses of land or building which were in existence immediately before the first
publication in the Gazette of the notice of the draft DPA Plan and which are not
in compliance with the terms of the Plan may have adverse impacts on the
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
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other development (except minor alteration and/or modification to the
development of the land or building in respect of such use which is always
permitted) must be always permitted in terms of the Plan or, if permission is
required, in accordance with a permission granted by the Board. The Board will
consider these applications on their individual merits. Those alteration and/or
modification works which may lead to an environmental improvement or
upgrading to the Area may be considered favourably by the Board.

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

Any development, other than those referred to in paragraph 14.1 above or in
conformity with this Plan or with the permission of the Board, undertaken or
continued on land included in this Plan on or after the date of the first
publication in the Gazette of the Notice of the draft DPA Plan may be subject to
enforcement proceedings under the Ordinance. Any diversion of stream, 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
permission from the Board may also be subject to enforcement proceedings.

TOWN PLANNING BOARD

XXXX 2014



Sha Tin, Tai Po & North
District Planning Office
Planning Department
June 2014

Al xtpuaddy




1.

3.

CONTENT PAGE

INTRODUCTION ..o
1.1.  Purpose of the Planning Report..........ccccceoeiiniiininiiieens
1.2, BaCKground .........ccoeiieiiiiiiiniesisieseeee e

The STUAY AFEa.....cccveivieiiee e
2.1, LOCALION ...ttt e
2.2, Natural FEature ...
2.3. Historical Development............cccooeiieiiiic i
2.4, POPUIALION. .......oiiiiiiiieieee s
2.5, EXiStiNg Land USES.......cccoiiiiririiniiniesieeie s
2.6.  Land OWNEISNIP ....ccvviiiiiiieieresse s
2.7.  Building Helght ..o
2.8. Infrastructure and Utility SErvices ...........cccocevvveveieesncnenne.

Planning ANalYSIS .......coveiiiiieie e
3.1, Planning ConteXt.......cccoiiieiieiiieiie e
3.2.  Development CONSLraINtS ........cccevveiireiie e
3.3.  Development Opportunities .........ccccvvereeiiieeiiesie e
3.4, Development PreSSUrE........ccciiiiiirieieiene s
3.5.  Development Proposals Received Since the Gazettal of the
DPA PIAN.....ooiiiiece e

4. PLANNING PROPOSALS. ...t 10
4.1. The Outline Zoning Plan ..o 10
4.2.  Planning OBJECIVES........c.coiiiiiiiiiiiiieeee e 10
4.3.  Planning PrinCIPIes.........cccooeiiiiiiiiiiiiieeeeee e 10
4.4. Land Use ProposalsS.........cccccveveiieiieieiiie e 10

5. IMPLEMENTATION ...t 15



List of Figures

Figure 1 Location Plan

Figure 2 Yim Tin Tsai and Ma Shi Chau Development
Permission Area Plan

Figure 3 Study Area

Figure 4 Aerial Photo

Figure 5a Existing Physical Features

Figure 5b Geological Features

Figure 5¢ Photos of Existing Physical and Geological Features

Figure 6a Existing Land Uses

Figure 6b Building Height Profile

Figure 6¢ Photos of Existing Land Uses

Figure 7a Land Ownership and Village ‘Environs’

Figure 7b Village ‘Environs’ and Land Status of Northern Portion
of Yim Tin Tsai

Figure 8 Existing GIC, Infrastructural and Tourism-related
Facilities

Figure 9 Ecological and Cultural Heritage Resources

Figure 10 Development Constraints

Figure 11

Land Use Proposal

Attachments

Summary of the planning applications in the

Area

ii



Planning Report on Yim Tin Tsai and Ma Shi Chau

1
11.

1.2
1.2.1.

1.2.2.

1.2.3.

INTRODUCTION
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 Yim Tin Tsai and Ma Shi Chau area
(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.

Background

The Area (107.95ha) comprises of four islands including Yim
Tin Tsai (47.4ha), Ma Shi Chau (51.1ha), Yeung Chau (5.9ha)

and a small island (3.5ha) to the northeast of Yim Tin Tsai.
The area is located in Tolo Harbour and forms part of the
southern edge of Plover Cove (Figure1).

The northern tip of Yim Tin Tsai is connected to the mainland

in the west by Sam Mun Tsai Road leading to Ting Kok
Road. The remainder of the Area is overgrown with
vegetation and inaccessible by vehicles. The Area is rural and
natural in character with high geological value and landscape
quality.

In recent years, there have been public concerns about
suspected unauthorized site formation works and private
columbarium use at Shui Mong Tin in Ma Shi Chau causing
adverse impacts on the natural vegetation and landscape of
the Area. There is a need to better protect the natural scenic
character and geological value of the Area from uncontrolled
development through development control. There is an
urgent need to prepare a Development Permission Area
(DPA) Plan for the Area to facilitate proper planning control
and enforcement. Under the power delegated by the Chief

Executive in Council (CE in C), on 12.3.2010 and 23.8.2011,
the Secretary for Development directed the Town Planning
Board (the Board) to prepare a draft plan designating the
Area as a DPA plan.

1.2.4. The draft Yim Tin Tsai and Ma Shi Chau DPA Plan No.

DPA/NE-YTT/1 was exhibited for public inspection on
2.9.2011. During the plan exhibition period, a total of 67
representations and 32 comments were received. After giving
consideration to the representations and comments on
13.4.2012, the Board decided to partially uphold the
representations by rezoning the land designated under
“Residential (Group D)” (“R(D)”) zone to “Unspecific Use”
area and deleting the Notes for the “R(D)” zone. The
proposed amendments to partially uphold the representations
were exhibited for public inspection under section 6C(2) of
the Town Planning Ordinance (the Ordinance) on 27.4.2012.
During the exhibition, a total of 109 wvalid further
representations were received and the Board decided not to
amend the draft DPA Plan by the proposed amendments on
13.7.2013.

1.2.5. On 4.9.2012, the CE in C approved the draft Yim Tin Tsai and

Ma Shi Chau DPA Plan, which was subsequently
renumbered as DPA/NE-YTT/2 (Figure 2). On 14.9.2012,
the approved Yim Tin Tsai and Ma Shi Chau DPA Plan. No.
DPA/NE-YTT/2 was exhibited for public inspection under
section 9(5) of the Ordinance.

1.2.6. Pursuant to section 20(5) of the Ordinance, the DPA Plan is

effective for three years until 2.9.2014. On 17.2.2014, 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 Yim Tin Tsai and
Ma Shi Chau area.
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2.
2.1
2.1.1.

2.2.

2.2.1.

2.2.2.

The Study Area
L ocation
The Area covers a total area of about 107.95 ha, comprising

four islands, Yim Tin Tsai, Ma Shi Chau, Yeung Chau and a
small island to the northeast of Yim Tin Tsai. There is one
recognized village in the area, namely, Sam Mun Tsai San
Tsuen. The location of the Area is shown in Figures 3 and 4.

Natural Feature

Physical Setting and Topography

Yim Tin Tsai is accessible via Ting Kok Road off Sam Mun

Tsai Road through the Sha Lan peninsula. Ma Shi Chau is
connected to Yim Tin Tsai by a tombolo that is only
accessible when the tide is low. For Yeung Chau and the
small island to the northeast of Yim Tin Tsai, they can only
be reached by boat.

Yim Tin Tsai is rural in character comprising mainly village

houses and natural hillsides covered with woodlands, and
there are two permitted burial grounds for indigenous
villagers and fishermen (Figure 5a). Sam Mun Tsai San
Tsuen and Luen Yick Fishermen Village located at the
northern part of the Yim Tin Tsai facing the Shuen Wan
Typhoon Shelter are mainly 2-storey tenement houses
(Figure 6b). There is a small-scale boat repairing workshop
in temporary structures at the southern edge of the typhoon
shelter. A low density private residential development and a
church can be found at the northern tip of Yim Tin Tsali
(Figure 6a).

2.2.3. The small island to the northeast of Yim Tin Tsai (except three

pockets of mainly private land), Ma Shi Chau (except two
pockets of land with private lots at Shui Mong Tin and a

small circular area to the northeast of Shui Mong Tin) and
Yeung Chau fall within the Ma Shi Chau Special Area where
various geological and landscape features are found. The
whole island of Ma Shi Chau together with the eastern tip of
Yim Tin Tsai are also within the Yim Tin Tsai and Ma Shi
Chau SSSI (Figure 9)

Natural Habitats

2.2.4. Details of the natural habitats are listed below:

Fallow agricultural land

(@) In Yim Tin Tsai, the fallow agricultural land is
located mainly to the southeast of the tenement
houses in the northern part of the island. With the
decline of agricultural activities, agricultural land
has been left fallow overgrown with grasses and
shrubs, forming a young but disturbed woodland.

(b) On the small island to the northeast of Yim Tin Tsai,
there are three pockets of agricultural land. The
agricultural land is overgrown with grasses, shrubs
and young trees.

(c) In Ma Shi Chau, there are two agricultural lands in
Shui Mong Tin, the south-western part of the island.

Historical Development

2.3.1. While Sam Mun Tsai San Tsuen is a recognised village, Luen

Yick Fishermen Village is not. Sam Mun Tsai San Tsuen is
for the re-housing of villagers affected by the construction of
Plover Cove Reservoir in 1965. Luen Yick Fishermen
Village was completed in 1975.
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2.3.2. Prehistoric artefacts were discovered in the southern part of

Yim Tin Tsai. The archaeological potential area namely Yim
Tin Tsai Site of Archaeological Interest (Figure 9), is
recorded as a site of archaeological interest of Antiquities and
Monuments Office (AMO) of the Leisure and Cultural
Services Department (LCSD).

2.5.2. Luen Yick Fishermen Village is located in the northeast

portion of Yim Tin Tsai which is not a recognized village.
There are totally 107 building units which are mainly two-
storeys tenement houses. Most of the tenement houses were
completed in 1975 and mostly occupied.

2.5.3. While majority of the building units in Sam Mun Tsai San
Tsuen and Luen Yick Fishermen Village are covered by
Government Land Licences and Short Term Tenancies, some

24. Population
2.4.1. According to 2011 Population Census, the population of the

Area was about 1,200 persons.

Existing Land Uses (Figures 6a and 6b)

The Area is rural and natural in character comprising
mainly fallow agricultural land, shurbland and woodland
located to the south of the villages. Sam Mun Tsai San
Tsuen with 2-storey tenement houses is located at the
northern portion of the Yim Tin Tsai. Undisturbed
geological features are found in Ma Shi Chau, Yeung Chau
and the small island to the northeast of Yim Tin Tsai. The
major existing land uses include the following:

Village Settlement

2.5.1. Sam Mun Tsai San Tsuen, located in the northern part of Yim

Tin Tsal, is a recognized village and the only recognized
village in the Area, consisting of about 163 building units
and its village ‘environs’ (*VE’) is shown on Figure 6a. The
houses were completed in 1965 which are mostly two-storeys
and occupied. Local shops can be found on the ground floor
of some of the houses. There is a local track connecting these
houses with Sam Mun Tsai Road. According to District
Lands Officer/Tai Po, Lands Department (DLO/TP, LandsD),
the Sam Mun Tsai San Tsuen does not have any Indigenous
Inhabitant Representatives.

are covered by private treaty grants. Due to works projects of
aqua privies and the Tolo Harbour Sewerage Project,
Government Land Licences for Luen Yick Fishermen Village
and a licence covering 36 building units in Sam Mun Tsai
San Tsuen have been cancelled and pending re-issue. (Figure
7b)

Burial Ground

2.5.4. There are two permitted burial grounds located in the southern

part of Yim Tin Tsai (TP/E7 and TP/E13). There are also
clusters of graves in the central and south-eastern part of Yim
Tin Tsai (Figure 7a).

Government, Institution or Community (GIC) Facilities

2.5.5. Major GIC facilities in the Area to meet the community needs

include three sewerage pumping stations located at the
western part of the Yim Tin Tsai. A church is located in the
northern tip of Yim Tin Tsai. A vacant school is at the central
part of Yim Tin Tsai (Figure 8).

Ste of Archaeological Interest

2.5.6. AMO advises that the Yim Tin Tsai Site of Archaeological

Interest is located within the Area (Figure 9). Prehistoric
artefacts were found in the site of archaeological interest.
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Ste of Special Sientific Interest (SS9)

2.5.7. Yim Tin Tsai and Ma Shi Chau SSSI covers the eastern tip of
Yim Tin Tsai, the whole island of Ma Shi Chau and the
tombolo connecting them. The SSSI was designated on
24.9.1982. Yim Tin Tsai and its surrounding area contain the
best exposed, densest swarm of dykes which varies from 3 to
20m wide in particular along the eastern coast of Yim Tin
Tsai. Yim Tin Tsai also contains unconformable contact of
Tolo Harbour Formation with volcanic tuff of the Yim Tin
Tsai Formation. Designated burial grounds for indigenous
villagers and local fishermen are located in the western part
of the SSSI. (Figure 9)

Ma Shi Chau Special Area

2.5.8. Ma Shi Chau, Yeung Chau and a small island to the northeast
of Yim Tin Tsai Island formed part of the Ma Shi Chau
Special Area' on 9.4.1999 due to a variety of geological
features such as folds, faults and unconformities in the Area.
Fossils are found in Ma Shi Chau. Yeung Chau is an island
made up of igneous rocks of granodiorite and is totally
unspoiled.

Open Sace

2.5.9. The Sam Mun Tsai Children's Playground is located in the
central part of Yim Tin Tsai and the rain shelter cum the
open area of the Luen Yick Fishermen village is located to
north of the Playground. (Figure 8).

Others

! Ma Shi Chau Special Area comprises of four areas including Ma Shi Chau, Yeung
Chau, a small island to the northeast of Yim Tin Tsai and Centre Island which is not
within the planning scheme area.

2.5.10. A boatyard and engineering workshop is located at the western

2.6.
2.6.1.

2.7.
2.7.1.

coast of Yim Tin Tsai to the east to lighthouse.

Land Ownership (Figure 7a)

The majority of land in the Area (about 97.2%) is government

land. The remaining 2.8% are private land comprising mainly
fallow agricultural land and some building lots in the
northern part of Yim Tin Tsai and along the shore at the
southern entrance of the Shuen Wan Typhoon Shelter.

Building Height (Figure 6b)

The build up area of the Area is confined in the northern

portion of Yim Tin Tsai. Buildings are ranging from 1 to 4
storeys in height In the northern portion of Yim Tin Tsali,
most domestic structures are two storeys in height except a
few of them are one storey. However, House No. 80 to east
of Yim Tin Tsai Children Playground is four storeys high.
The low density residential development in the northern tip
of the Yim Tin Tsai is of 3 storeys high. Generally, the
buildings in the Area are low-rise development.

Transportation

2.7.2. Road Network and Footpath

While the northern tip of Yim Tin Tsai is accessible from
Sam Mun Tsai Road connecting to Ting Kok Road, the
remainder of the Area is overgrown with vegetation and
inaccessible by vehicle. There are few informal off-street
parking spaces within the Area. Most of the village houses
and the burial ground are inaccessible by vehicular access.
There is no plan to further extend the existing road
network in the Area.
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2.7.3. Public Transport

2.7.4.

2.8.
2.8.1.

3.1
3.1.1.

The northern part of the Area could be accessible by mini-
bus and taxis.

Others

There are two piers on Yim Tin Tsai, one located to the
west of Sam Mun Tsai Sewerage Pumping Station No.1
and the other located to the east of Springdale Garden.
Several jetties are located along the north-western
coastline of Yim Tin Tsai.

Infrastructure and Utility Services
There are existing sewerage facilities, water supply, electricity

which is supplying from a substation at Yim Tin Tsai and
telephone services for the northern tip of Yim Tin Tsali.

Planning Analysis
Planning Context
The Yim Tin Tsai and Ma Shi Chau area is located in the Tolo

Harbour and forms part of the southern edge of Plover Cove.
Yim Tin Tsai consists of village settlement in the northern
part of the island and a large piece of burial ground located in
the southern portion of the island. Ma Shi Chau, Yeung Chau
and the small island to the northeast of Yim Tin Tsai form
most part of the Ma Shi Chau Special Area except a few
pockets of private lots. Due to the high sensitivity and high
geological value of the Special Area, the planning framework
for the area should fundamentally be for the preservation of
the natural environment. Any large scale development is not
recommended.

3.1.2. With reference to the Landscape Value Mapping of Hong

Kong (2005), the Yim Tin Tsai has a rural landscape

character which comprises mainly fallow agricultural land
and surrounded by shrubs. Sam Mun Tsai San Tsuen with
few village houses is located in the northern portion of Yim
Tin Tsai island connected with Sam Mun Tsai Road. The
northern part of Yim Tin Tsai, with the village cluster of Sam
Mun Tsai San Tsuen and Luen Yick Fishermen Village, is
rated as ‘Moderate’ landscape value with rural fringe
landscape character. The central and southern part of Yim
Tin Tsai is mainly covered by woodland and shrub and rated
as ‘High’ landscape value with coastal upland and hillside
landscape character. However, there is a burial ground in the
southern part of the Yim Tin Tsai. The Ma Shi Chau is also
rated with “High” landscape value with an island landscape
of the coastal water landscape. Ma Shi Chau is connected to
Yim Tin Tsai with a tombolo when the tide is low. The area
is part of the Ma Shi Chau Special Area with a diverse set of
geological features. Most of the island is undistributed.

Conservation and Geological features (Figure 5b and 9)

3.1.3. The Area is rural and natural in character with high geological

value and landscape quality. The Yim Tin Tsai and Ma Shi
Chau SSSI covers the eastern tip of Yim Tin Tsai and the
whole island of Ma Shi Chau as well as the tombolo
connecting them. Yim Tin Tsai and its surrounding area
contain the best exposed, densest swarm of dykes which
varies from 3 to 20m wide in particular along the eastern
coast of Yim Tin Tsai. Yim Tin Tsai also contains
unconformable contact of Tolo Harbour Formation with
volcanic tuff of the Yim Tin Tsai Formation. Ma Shi Chau
consists of the outcrop of Permian sedimentary rocks which
is uncommon in Hong Kong. The southern and eastern
portion of Ma Shi Chau has yielded a varied Permian fossil
assemblage, including marine fauna and several plant
fragments. The coastal area of Ma Shi Chau contains a
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variety of representative geological and landscape features
such as folds, faults, tombolo, unconformities and wave-cut
platforms (Figure 5b). It is an area of geological interest in
the study of stratigraphy, palaeontology and geomorphology.

3.1.4. Ma Shi Chau, Yeung Chau and a small island to the northeast

of Yim Tin Tsai were designated as part of the Ma Shi Chau
Special Area on 9.4.1999 due to the diversity of geological
features in the Area. Pockets of land involving private
ownership are excluded from the Special Area. Yeung Chau
is an island made up of igneous rocks of granodiorite and is
totally unspoiled. Ma Shi Chau nature trail is located along
the southeastern shore of Ma Shi Chau which presents the
Area’s geological and landscape diversity to the visitors. Ma
Shi Chau and Yeung Chau are included in Tolo Channel
Geo-Area of the Hong Kong Global Geopark of China in
2011. Besides, the whole area of Ma Shi Chau and the
eastern tip of Yim Tin Tsai including the tombolo are
designated as “Site of Special Scientific Interest”. The land
parcel at Shui Mong Tin was previously involved in a
suspected unauthorized development for columbarium which
was not permitted under the lease. Lease enforcement action
had been taken by the lands authority and the site had been
reverted to the Government in 2012,

3.1.5. Yim Tin Tsai Site of Archaeological Interest is located within

the Area in the southern part of Yim Tin Tsai (Figure 9).
Prehistoric artefacts were found in the site of archaeological
interest.

Land for Village Devel opment

3.1.6. There are two villages in the Area, namely Sam Mun Tsai San

Tsuen and Luen Yick Fishermen Village. They are mainly 2-
storey tenement houses. The Luen Yick Fishermen Village
(107 building units) was constructed in 1975 and are covered
by a Government Land Licence. Sam Mun Tsai San Tsuen
(163 building units) was constructed in 1965 for re-housing
of villagers affected by the construction project of Plover
Cove Reservoir. Sam Mun Tsai San Tsuen is the only
recognized village within the Area.

3.1.7. The area covering Sam Mun Tsai San Tsuen and Luen Yick

Fishermen Village was proposed to be zoned as “R(D)”
subject to a maximum plot ratio of 0.4 and a maximum
building height of 2 storeys upon the first publication of DPA
Plan on 2.9.2011. However, Tai Po Rural Committee
opposed to the designation of “R(D)” for Sam Mun Tsai San
Tsuen and Luen Yick Fishermen Village mainly on grounds
that they considered the residents as indigenous villagers and
would not be able to redevelop their houses under the
restrictions stipulated under the “R(D)” zone. In this
connection, Tai Po Rural Committee proposed to rezone the
area to “V”. The Board decided on 13.4.2012 to partially
uphold some representations by rezoning the land designated
under “R(D)” zone to “Unspecified Use” area and deleting
the Notes for the “R(D)” zone so that appropriate land use
zonings could be worked out in the preparation of the OZP
stage.

3.1.8. District Lands Officer/Tai Po, Lands Department (DLO/TP,

LandsD) has been consulted and advises that there is no
Indigenous Inhabitant Representative (1IR) for the concerned
village and no future 10-years Small House demand forecast
for Sam Mun Tsai San Tsuen. There have been seven Small
House applications within the Area but all were rejected in
1990s as the applicants were not indigenous villagers.
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Majority of the 163 building units within Sam Mun Tsai are
covered by Government Land Licences and Short Term
Tenancies. Some are covered by private treaty grants. Due to
the works projects of two aqua privies and Tolo Harbour
Sewerage Works, the Government Land Licences covering
36 building units in Sam Mun Tsai San Tsuen and 107
building units in Luen Yick Fishermen Village have been
cancelled respectively and pending re-issue. (Figure 7b) In
general, houses under Government Land Licences or Short
Term Tenancies are regarded temporary in nature and the
licensee or tenant has no proprietary right to redevelop the
house.

3.1.9. Luen Yick Fishermen Village is not a recognized village and

although Sam Mun Tsai San Tsuen is a recognized village
with village ‘environs’ (*VE’), there is no IIR and indigenous
villagers of Sam Mun Tsai San Tsuen. There is also no
Small House demand nor outstanding Small House
application as well as no information to ascertain that the
existing residents are indigenous villagers of Sam Mun Tsai
San Tsuen eligible for Small House grant under the current
Small House policy. With reference to the circumstances of
the two villages, the site conditions of the area taking account
of the existing village settlement, environmental conditions
and natural terrain of the area, PlanD considers “R(D)”
zoning more appropriate for the area covering both Luen
Yick Fishermen Village and Sam Mun Tsai San Tsuen and
the surrounding area which are mainly domestic and
temporary structures. “R(D)” zoning is intended primarily
for improvement and upgrading of existing temporary
structures within the rural areas through redevelopment of
existing temporary structures into permanent buildings. It is
also intended for low-rise, low-density residential
developments subject to planning permission from the Board.
In the event that there is Small House application from
indigenous villagers from other villages in Tai Po Heung,

there is provision under the Notes of the OZP for planning
application of House (including NTEH/Small House)
development within the “R(D)” zone which can duly address
the concerns of the Tai Po Rural Committee. Each
application will be considered on its individual planning
merits by the Board.

Development Constraints (Figure 10)

Nature Conservation

3.2.1. Yim Tin Tsai and Ma Shi Chau SSSI covers the eastern tip of

Yim Tin Tsai, the whole island of Ma Shi Chau and the
tombolo connecting them (Figure 9). Yim Tin Tsai and its
surrounding area contain the best exposed, densest swarm of
dykes which varies from 3 to 20m wide in particular along
the eastern coast of Yim Tin Tsai. Yim Tin Tsai also contains
unconformable contact of Tolo Harbour Formation with
volcanic tuff of the Yim Tin Tsai Formation. A designated
burial ground for indigenous villagers and local fishermen is
located in the north-western part of the SSSI. Ma Shi Chau
Special Area was designated as Ma Shi Chau Special Area on
9.4.1999 due to a variety of geological features. These areas
with high geological value should be protected and preserved
for the existing landscape character and resources. They are
not suitable for any development.

Transportation

3.2.2. Yim Tin Tsai is accessible via Ting Kok Road off Sam Mun

Tsai Road through the Sha Lan Peninsula. The Ma Shi Chau
is connected to Yim Tin Tsai by a tombolo that is only
accessible when the tide is low. For the small island to the
northeast of Yim Tin Tsali, it is not accessible by road or
footpath. For Yeung Chau, it can only be reached by boat.
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Geotechnical Safety

3.2.3. The Area comprises natural terrain with a long history of

instability and is subject to potential landslide hazards. For
the future development in the Area, the project proponent
may require to carry out a natural terrain hazard study and
provide suitable hazard mitigation measures, if found
necessary, as part of the development.

Landscape Character

With reference to the Landscape Value Mapping of Hong
Kong (2005), the overall landscape value of the Area is high.
In the northern part of Yim Tin Tsai with the village cluster
of Sam Mun Tsai San Tsuen and Luen Yick Fishermen
Village is rated as ‘Moderate’ landscape value with rural
fringe landscape character. The central and southern part of
Yim Tin Tsai is mainly covered by woodland and shrub and
rated as ‘High’ landscape value with coastal upland and
hillside landscape character. However, there are two

permitted burial grounds in the southern part of Yim Tin Tsali.

Ma Shi Chau is also rated with ‘High’ landscape value with
island landscape character. Ma Shi Chau is connected to
Yim Tin Tsai with a tombolo when the tide is low. The area
is part of the Ma Shi Chau Special Area with a diverse set of
geological features. Most of the island is undisturbed. Thus,
due to the unique landscape resources and the character of
the Area, the planning intention is to protect and preserve the
existing landscape character and resources.

Burial Grounds

3.2.4. There are two permitted burial grounds which cover most of

3.2.6.

3.3.

3.3.1.

the southern part of Yim Tin Tsai and are not suitable for any
development.

Sewerage Facilities

There are public sewers at the northern part of Yim Tin Tsali
and three sewerage pumping stations in the Area to serve the
need of the population. There is no committed/planned
sewerage project for the Area. Any increase in population or
number of visitors to the Area or further
recreation/residential developments will require additional
facilities.

Infrastructure and Utility Services

The Yim Tin Tsai and Ma Shi Chau area are provided with
electricity, telephone services and water supply. There are
no committed/planned sewerage and drainage projects
planned for the Area.

Development Opportunities

Conservation and Natural Landscape

The Area is rural and natural in character with high
geological value and landscape quality. The Yim Tin Tsai
and Ma Shi Chau SSSI covers the eastern tip of Yim Tin Tsali
and the whole island of Ma Shi Chau and the tombolo
connecting them. Yim Tin Tsai and its surrounding area
contain the best exposed, densest swarm of dykes varies from
3 to 20m wide. Yim Tin Tsai also contains unconformable
contact of Tolo Harbour Formation with volcanic tuff of the
Yim Tin Tsai Formation. Ma Shi Chau consists of the
outcrop of Permian sedimentary rocks which is uncommon in
Hong Kong. The southern and eastern portion of Ma Shi
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Chau has vyielded a varied Permian fossil assemblage, 3.5. Development Proposals Recelved Since the Gazettal of
including marine fauna and several plant fragments. The the DPA Plan

coastal area of Ma Shi Chau contains a variety of
representative geological and landscape features such as folds, 3.5.1. Since the gazettal of the draft DPA Plan on 2.9.2011, and in

faults, tombolo, unconformities and wave-cut platforms. It is
an area of geological interest in the study of stratigraphy,
palaeontology and geomorphology.

Tourism Potential (Figure 8)

Ma Shi Chau, Yeung Chau and a small island to the northeast
of Yim Tin Tsai were designated as Ma Shi Chau Special
Area on 9.4.1999 due to the diversity of geological features
in the Area. Yeung Chau is an island made up of igneous
rocks of granodiorite and is totally unspoiled. Ma Shi Chau
nature trail is located along the southeastern shore of Ma Shi
Chau which presents the Area’s geological and landscape
diversity to the visitors. Ma Shi Chau and Yeung Chau are
included in Tolo Channel Geo-Area of the Hong Kong
Global Geopark of China in 2011. The Tai Po Geoheritage
Centre located in Sam Mun Tsai San Tsuen of Yim Tin Tsali
introduces the natural environment, geological features,
cultural and historical characteristic of the Area.

Development Pressure

3.4.1. There has been suspected unauthorized site formation works

and private columbarium use at Shui Mong Tin in Ma Shi
Chai from 2008 to 2011. Lease enforcement action had been
taken by Lands Department.

3.4.2. The northern part of Yim Tin Tsai is mainly occupied by 2-

storey tenement houses, domestic and temporary structures of
Sam Mun Tsai and Luen Yick Fishermen Village. Most of
these structures have been built over 50 years which may
require improvement or redevelopment.

the course of preparing the Plan, three planning applications
have been received. These applications are mainly related to
development of village office.

(@) Tai Po Rural Committee and villagers suggested to
rezone the Sam Mun Tsai San Tsuen and Luen Yick
Fishermen Village from “Residential (Group D)”
(“R(D)”) to “Village Type Development” (“V”) zone.

(b) Green/concern groups and individuals suggested to
protect the SSSI and the Ma Shi Chau Special Area by
conservation zones.

3.5.2. Since the gazettal of the draft DPA Plan on 2.9.2011, and in

the course of preparing the Plan, three planning applications
have been received. Planning application No. A/DPA/NE-
YTT/1 for a proposed village office at Luen Ylck Fishermen
Village, Yim Tin Tsai was approved with conditions by the
Rural and New Town Planning Committee (RNTPC) of the
Board on 25.1.2013 mainly on consideration of its small
scale development, not incompatible with the rural
surrounding area and unlikely causing adverse impacts on the
surrounding areas.  Planning Application No. A/DPA/NE-
YTT/2 for proposed village office cum community service
centre at former Fish Marketing Organization Sam Mun Tsai
San Tsuen Primary School was approved with conditions on
1.3.2013 mainly on similar grounds as application No.
A/DPA/NE-YTT/1. Another planning application No.
A/DPA/NE-YTT/3 for a proposed village office covering a
similar site with a slightly larger area under Application No.
A/DPA/NE-YTT/1 was also approved with by the RNTPC
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on 13.6.2014. Details of the applications are summarized at
Annex |.

PLANNING PROPOSALS
The Outline Zoning Plan

The draft Yim Tin Tsai and Ma Shi Chau OZP (the Plan)
prepared under section 3(1)(a) of the Ordinance is to
provide a statutory basis for planning control over the
Area. It will supersede the approved Yim Tin Tsai and Ma
Shi Chau DPA Plan No. DPA/NE-YTT/2, which was
exhibited for public inspection under section 9(5) of the
Ordinance on 14.9.2012. Uses and development that are

4.3.1. The main planning principles below are adopted for

preparation of the planning and development proposals of the
Area:

(a) The Area is located in Tolo Harbour and form parts
of the southern edge of Plover Cove which includes
the Ma Shi Chau Special Area. The coastal area of Ma
Shi Chau contains representative geological features
such as folds, faults, unconformities. Fossils are also
found in Ma Shi Chau. Yeung Chau is an island made
up of igneous rocks of granodiorite and is totally
unspoiled. The geological and landscape value of the
Area is required to be protected and conserved.

always permitted and those for which the Board’s

permission must be sought in various zones are set out in (b) Future development and redevelopment should also
a schedule of Notes attached to the Plan. Also demonstrate such a low-rise characteristic and not
accompanying the Plan is an Explanatory Statement to to overtax the limited infrastructure.

assist an understanding of the Plan and to reflect the )

planning intentions and objectives of the Board for 4.4.  Land UseProposals (Figure 11)

various land-use zonings. 4.4.1. In the designation of various land use zones in the Area,
4.2.  Planning Objectives consideration has been given to the natural environment,
physical landform, existing land use pattern, demand for

4.2.1. The development of the Area should gear towards the Small Houses and availability of infrastructure. The
following objectives: following land use zones are proposed to be designated on
the Plan.
(a) to provide a comprehensive planning framework to
guide the development on an integrated and co-ordinate 4.4.2. Residential (Group C)” (“R(C)”) (0.29 ha or 0.27%)

basis;
(a) The planning intention of this zone is primarily for low-
(b) to conserve the Area’s outstanding natural landscape rise, low-density residential developments where
and geological value in safeguarding the natural habitat commercial uses serving the residential neighbourhood
and natural system of the wider area; and may be permitted on application to the Board.

(c) to preserve the natural and rural character of the Area. (b) The only development within this zone is Springdale

: - Garden located at the northern tip of Yim Tin Tsai,
4.3. Planning Principles

10
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(©)

which is a low-rise, low-density residential development.

The development is restricted to a maximum gross floor
area of 2,325m? and a maximum building height of 3
storeys, or the gross floor area and height of the existing
building, whichever is the greater, so that the existing
development intensity, which blends in well with the
surroundings, can be maintained.

To provide flexibility for innovative design adapted to the
characteristics of this particular site, minor relaxation of the
gross floor area/building height restrictions may be
considered by the Board through the planning permission
system. Each proposal will be considered on its individual
planning merits.

4.4.3. Residential Development (“R(D)”) (3.73 ha or 3.46%)

(a)

(b)

(c)

The planning intention of this zone is primarily for
improvement and upgrading of existing temporary
structures within the rural areas through
redevelopment of existing temporary structures into
permanent buildings. It is also intended for low-rise,
low-density residential developments subject to
planning permission from the Board.

This zone mainly covers Sam Mun Tsai San Tsuen,
Luen Yick Fishermen Village and the surrounding area
occupied by some village houses and temporary
domestic structures. The two villages were built in the
1960s and 1970s by the government and charity
groups for the re-settlement of villagers and fishermen
affected by Government project at that time.

To allow for wupgrading and improvement,
redevelopment of existing temporary structure or

11

(d)

existing building shall not result in a total development
and/or redevelopment in excess of a maximum
building area of 37.2m2 and a maximum building
height of 2 storeys (6m), or the building area and
height of the existing building, whichever is the greater.
Rebuilding of New Territories Exempted Houses
(NTEH) and replacement of an existing domestic
building which was in existence on the date of the first
publication in the Gazette of the notice of draft DPA
Plan by a NTEH are always permitted in this zone.
Apart from the intention of residential upgrading, low-
rise and low-density residential developments may be
permitted on application to the Board. To be in line
with the general development intensity of the
surrounding areas, residential development including
redevelopment for ‘Flat’ and ‘House’ (except ‘New
Territories Exempted House’) uses shall not result in a
total development in excess of a maximum plot ratio of
0.4 and a maximum building height of 3 storeys (9m).

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

4.4.4. Government, Institution or Community (“G/IC”) (0.72 ha or

0.67%)

(a) The planning intention of this zone is primarily for the

provision of Government, institution or community
facilities serving the needs of the local residents
and/or a wider district, region or the territory. It is
also intended to provide land for uses directly related
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4.4.5.

(b)

(d)

to or in support of the work of the Government,

organizations providing social services to meet
community needs, and other institutional
establishments.

The “G/IC” zone covers the areas currently used as a
church, a vacant village school in Yim Tin Tsai and the
site proposed for village office at Luen Yick Fishermen
Village. An area at the northern tip of Yim Tin Tsai is
reserved for government, institution or community
purpose.

To preserve the rural and low-rise character of the
Area as well as provide spatial and visual relief,
development/redevelopment within this zone should
be restricted to a maximum building height as
stipulated on the Plan or the height of building which
was in existence on the date of first publication in the
Gazette of the notice of the DPA plan, whichever is
greater.

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

Open Space (“O”) (0.42 ha or 0.39%)

(a) The planning intention of this zone is primarily for the

(b)

provision of outdoor open-air public space for active
and/or passive recreational uses serving the needs of
local residents as well as the general public.

The “O” zone covers the Sam Mun Tsai Children’s
Playground and an open area with a rain shelter at
Luen Yick Fishermen Village.

12

4.4.6. Other Specify Use (“OU”) (0.03 ha or 0.03%)

4.4.7.

(a)

(b)

(c)

The planning intention of this zone is intended for
specified development(s) and/or uses, which is/are
specified in the annotation of the zone. There is only
one “OU” zone on the Plan, which is annotated ‘Pier’
and covers two sites presently used as piers located
at north and south of Yim Tim Tsai respectively.

Development within this zone should be restricted to
a maximum building height stipulated on the Plan 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 DPA Plan, whichever is the greater.

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

Green Belt (“GB”) (28.67 ha or 26.56%)

(a)

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.

(b) Areas with natural vegetation, woodland, hilly terrain,

(c)

hillside shrubland and grassland have been
designated as “GB” to protect existing green areas and
preserve the hilly terrain in the Area.

The “GB” zone mainly covers the vegetated hill slopes
of the central and southern part of Yim Tin Tsai and



Planning Report on Yim Tin Tsai and Ma Shi Chau

the coastal area of the north-eastern part of Yim Tin
Tsai as well as the three pockets of land on the small
island northeast of Yim Tin Tsai. There are two
traditional burial grounds at the southern part of the
Yim Tin Tsai which are within this zone. They have
been in existence for many years, which are
considered as existing use and intended for burial
places of deceased indigenous villagers in the Area.
To respect the local ritual and tradition, burial
activities within this zone are generally tolerated.

(d) There is a general presumption against development

()

within this zone. Development in this zone will be
strictly controlled. Development proposals will be
considered by the Board on individual merits taking
into account the relevant Town Planning Board
Guidelines.

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

4.4.8. Coastal Protection Area (“CPA”) (9.01 ha or 8.35%)

(a) The planning intention of this zone is intended to

conserve, protect and retain the natural coastlines and
the sensitive coastal natural environment, including
attractive geological features, physical landform or area
of high landscape, scenic or ecological value, with a
minimum of built development. It may also cover areas
which serve as natural protection areas sheltering

(b)

(c)

(d)

nearby developments against the effects of coastal
erosion. There is a general presumption against
development in this zone. In general, only
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.

This zone covers the coastal areas along southern,
western and north-eastern parts of Yim Tin Tsai which
primarily consist of coastal vegetation, rocky and
boulder coasts fringing Yim Tin Tsai. This zone also
covers Yim Tin Tsai Site of Archaeological Interest.

New residential development is not permitted under
this zone. Redevelopment of existing houses may be
permitted on application to the Board. The
redevelopment of existing house shall not result in a
total redevelopment in excess of the plot ratio, site
coverage and height of the house which was in
existence on the date of the first publication of the DPA
Plan.

As diversion of streams, filling of land/pond or
excavation of land may cause adverse drainage impacts
on the adjacent areas and adverse impacts on the
natural environment, permission from the Board is
required for such activities.

4.4.9. Site of Special Scientific Interest (“SSSI”) (7.24 ha or 6.69%)

(a) The planning intention of this zone is to conserve and

protect the features of special scientific interest such as
rare or particular species of fauna and flora and their
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(b)

(c)

(d)

habitats, corals, woodlands, marshes or areas of
geological, ecological or botanical/biological interest
which are designated as SSSI. It intends to deter human
activities or developments within the SSSI. There is a
general presumption against development in this zone.
No developments are permitted unless they are needed
to support the conservation of the features of special
scientific interest in the SSSI, to maintain and protect
the existing character of the SSSI, or for educational and
research purposes.

This zoning mainly covers the eastern tip of Yim Tin
Tsai, Shui Mong Tin of Ma Shi Chau, the tombolo
connecting them and a small circular area to the
northeast of Shui Mong Tin, forming part of the Yim Tin
Tsai and Ma Shi Chau SSSI but not covered by the Ma
Shi Chau Special Area. The SSSI was designated since
24.9.1982. Yim Tin Tsai contains the best exposed,
densest swarm of dyke varied from 3 to 20m wide. Yim
Tin Tsai also contains unconformable contact of Tolo
Harbour Formation with volcanic tuff of the Yim Tin
Tsai Formation.

As development may affect the rocky outcrops and
geological features of the site, relevant departments
including the Planning Department and the Agriculture,
Fisheries and Conservation Department should be
consulted on any development proposals.

In view of the conservation value of the area within this
zone, permission from the Board is required for
diversion of streams, filling and excavation of land that
may cause adverse drainage impacts on the adjacent
areas and adverse impacts on the natural environment.
Grave is not permitted within this zone.

(e) Notwithstanding, the “SSSI(1)” zone, located on the
eastern part of Yim Tin Tsai, forms part of a designated
‘burial ground’? for indigenous villagers and local
fishermen. During the preparation of the DPA Plan, the
District Officer/Tai Po (DO/TP) pointed out that the
burial grounds were designated by the government
and existed for many years, and there would be
expectation that areas within the burial ground would
continue to be reserved for burying of the eligible
deceased indigenous villagers and locally based
fishermen upon publication of the DPA Plan. In view of
the DO/TP’s comments, the Director of Agriculture,
Fisheries and Conservation has no objection to put
“grave (within burial ground only)” under Column 1 of
the proposed “SSSI” zone given that the burial grounds
were existing use and the major geological features
within the SSSI were found in the coastal areas which
fell outside the burial ground boundary. In this regard,
grave within the designated burial ground in this sub-
zone is always permitted given that the burial ground
is an existing use.

4.4.10. Country Park “(CP)” (57.84 ha or 53.58%)

Country Park means a country park or special area as
designated under the Country Parks Ordinance (Cap. 208).
This zone covers the whole island of Yeung Chau, small
island to the northeast of Yim Tin Tsai (except three pockets

2 Burial ground means an area outside the gazetted cemeteries in the New Territories
designated by the Director of Lands in consultation with the Director of Home
Affairs reserved for burying of the indigenous villagers and locally based
fishermen.

14
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5.1.

5.2.

5.3.

of “GB” zones) and the whole island of Ma Shi Chau (except
parcel of land at Shui Mong Tin and a circular area zoned as
“SSSI” on the northeast of Shui Mong Tin). These areas
were designated Ma Shi Chau Special Area on 9.4.1999. All
uses and developments within Ma Shi Chau Special Area
require consent from the Country and Marine Parks
Authority and approval from the Board is not required.

IMPLEMENTATION
Infrastructural Provisions

The Yim Tin Tsai and Ma Shi Chau area are provided with
electricity, telephone services and water supply. There are no
committed/proposed sewerage and drainage projects planned
for the Area.

Satutory Development Control

The OZP provides a broad land-use framework for
development control and implementation of planning
proposals for the Area. More detailed plans will be prepared
as a basis for public works planning and private
developments. The type of permitted developments and uses
on land within the Area are listed in the Notes of the Plan.
All uses directly related and ancillary to the permitted
developments and uses are also permitted.

At present, there is no overall programme for the provision of
infrastructure within the Area. The implementation process
will be gradual and may stretch over a long period of time
depending on the availability of resources. It will be
undertaken through the participation of both public and
private sectors.

15

5.4. Roads, utility services installation and public works projects
will be implemented through the Public Works Programme,
the Rural Public Works Programme, and Local Public Works
Improvement Programme subject to priority and resource
availability. Private developments will be effected principally
through private sector initiatives in accordance with the
zoned uses indicated on the OZP, provided that their
proposals meet Government requirements.

5.5.  Any development, other than those referred to in paragraph 5.2
above or in conformity with this Plan or with the permission
of the Board, undertaken or continued on or after 2.9.2011 on
land included in a plan of the Yim Tin Tsai and Ma Shi Chau
DPA, may be subject to enforcement proceedings under the
Ordinance.

PLANNING DEPARTMENT
JUNE 2014
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Annex |
Summary of the planning applicationsin thein
Yim Tin Tsai and Ma Shi Chau
Yim Tin Tsai and Ma Shi Chau (Approved Yim Tin Tsai and Ma Shi Chau Development Permission Area No. DPA/NE-YTT/2)

Application No. Proposed Development Date of Consideration Approval Conditions
A/DPA/NE-YTT/1 Proposed Village Office 25.1.2013 Al
A/DPA/NE-YTT/2 Proposed Village Office cum Community Service Centre 1.3.2013 Al, A2
A/DPA/NE-YTT/3 Proposed Village Office 13.6.2014 Al

Approval Conditions

A1l. the submission and implementation of drainage proposal to the satisfaction of the Director of Drainage Services or of the TPB

A2. the submission and implementation of tree preservation proposal to the satisfaction of the Director of Planning or of the TPB
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