








































































































































































































































































































































































































Annex III-1 

of TPB Paper No. 9645 

 

 

Summary of Representations in Group 1 and PlanD’s Responses 

 

The representations (R1 to R 798 and R 10736 to R10817) in Group 1 are mainly submitted 

by villagers and related organizations.  Their grounds of representations and proposals as 

well as the PlanD‟s responses are summarized below: 

 

Representation Points PlanD's Responses 

Grounds of Representations  
A. Inadequate land within "V" zone  
The proposed “V” zone could not satisfy the future 

demand for Small House development. Due to 

topographical constraints, inadequate land is available for 

Small House development. 

  

See TPB Paper paras 5.12 (a) 

to (e). 

Proposals  

(Drawing H-1 and Plan H-1a) 
 

P1. Expanding the “V” zone  

The “V” zone should be expanded to the adjoining areas in 

the middle and upper sections of the river valley zoned 

“CA” and “GB”, with an area not less than 7.15 ha and 

should not cover any steep slope, stream and burial 

ground. 

 

Ditto. 

P2. Comprehensive proposal to facilitate eco-tourism  

To facilitate eco-tourism, the following rezoning proposals 

for the “CA” zone and part of the “GB” zone as well as the 

road designation are proposed: 

See TPB Paper paras 5.14 (a) 

to (f). 

  

(i) The wetland including the part of the EIS adjacent to 

the breakwater should be rezoned from “CA” to 

“GB”. 

 

(ii) The wetland and the adjoining areas should be 

rezoned from “CA” and “GB” to “REC” to facilitate 

development of low-density recreational uses 

including field study/ education/ visitor centre with a 

view to promote ecological tourism.   

 

(iii) The ex-school site and the adjoining areas should be 

rezoned from “CA” and “GB” to “G/IC” to facilitate 

development of village committee office and tourist 

centre. 
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Representation Points PlanD's Responses 

(iv) The pond and various areas adjacent to proposed “V” 

zone including the terraced agricultural land should 

be rezoned from “CA” and “GB” to “AGR” to 

facilitate agricultural uses such as hobby farming. 

 

(v) In relation to the rezoning proposals above, a set of 

new Notes for the “V”, “GB”, “REC”, “G/IC” and 

“AGR” zones has been proposed (Annex VI). 

 

(vi) The existing footpath and the adjoining areas with a 

minimum width of 2.5 m leading from the breakwater 

to proposed “V” zone should be shown as „Road‟ on 

the OZP. 

 

 

 



Annex III-2 

of TPB Paper No. 9645 

 

 

Summary of Representations in Group 2 and PlanD’s Responses 

 

The representations (R799 to R10735 and R10818 to R10858) in Group 2 are mainly 

submitted by Legislative Councillors and green/ concern groups.  Their grounds of 

representations and proposals as well as the PlanD‟s responses are summarized below: 

 

Representation Points PlanD’s Response 

Grounds of Representations  

B.  Designation of “V” zone  

B1.  Small House Demand 

 

The proposed “V” zone with an area of about 4.12ha and it is 

considered excessive. There will be 134 houses in the proposed “V” 

zone with a planned population of 1,000. According to the 2011 

Census, the population at So Lo Pun was zero and there is no 

outstanding small house application. The government should 

provide justification for the designation of such a large “V” zone. 

 

The demand for Small House is infinite and has been determined 

without any justifications and verification. The prevailing Small 

House Policy is unsustainable and majority of applications are 

abusing the Policy.  Designation of “V” zones should be based on 

a more realistic estimation of the need for Small Houses. 

 

Certificate of proof of need and residence should be required in 

each Small House application. Restraints on alienation of ancestral 

or inherited village land should be enforced so that Small Houses 

remain within the ownership of the indigenous villagers as far as 

possible. 

 

See TPB Paper para 5.12 (e). 

B2. Environmental impact on the local habitats and the 

surrounding areas 

 

Development in the area will have adverse impact to the habitat of 

Crab-eating mongoose (食蟹獴), Prionailurus bengalensis (豹

貓)in So Lo Pun. The Greater Bamboo Bat Tyloncycteries 

robustuala (褐扁顱蝠), a rare local species, would be affected due 

to the high light intensity generating from the small house 

development in the excessive “V” zone. 

 

So Lo Pun is not provided with public sewage system. The sewage 

from small houses could only be treated by on-site septic tanks and 

soakaway (STS) systems. Also, there is no road access to the area 

and proper maintenance of the STS is in doubt. Pollutants will 

eventually discharge into water bodies nearby and pollute the 

environment. 

 

 

 

See TPB Paper paras 5.12 (f) 

to (j). 
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Representation Points PlanD’s Response 

The underlying surface sediment in So Lo Pun comprises porous 

and highly permeable deposits, which allows for rapid drainage. As 

such, adequate purification cannot be achieved by STS system 

before the wastewater reaches the sea. There is no geology 

assessment on the cumulative sewage percolation to the 

surrounding areas. 

 

The STS can only provide a minimum level of sewage treatment.  

The effluent from a septic tank still carries a very high nutrient, 

organic and microbiological loads which can only be effectively 

attenuated in circumstances where the ground conditions are 

suitable and development density is low. STS system is often not 

effective in removing pollutants in the long run because of 

inadequate maintenance and with the increase in number of septic 

tanks. 

 

As the Crooked Harbour outside So Lo Pun is within the Mirs Bay 

Water Control Zone (WCZ) and it is located in close proximity to 

Yan Chau Tong Marine Park (about 1km) and the Ap Chau Fish 

Culture Zone (about 1.5km), the cumulative impacts to water 

quality from the STS systems in the proposed “V” zone of So Lo 

Pun will pollute the ecologically sensitive habitats at So Lo Pun and 

the surrounding sensitive area, including Yan Chau Tong Marine 

Park. 

 

B3.  Notes of “V” zone 

 

Stricter planning control should be imposed requiring planning 

permission for „NTEH‟, „Eating Place‟ and „Shop and Services‟ 

uses and any demolition, addition, alteration and/or modification to 

an existing building in “V” zone. 

 

See TPB Paper para 5.12 (k). 

B4.  Cumulative impact assessment 

 

There is a lack of relevant surveys/assessments, including 

environmental, drainage, landscape, and traffic on the potential 

cumulative impact of the additional Small Houses on the area. The 

carrying capacity for individual enclave sites and the overall 

capacity of all Country Park enclaves must be carefully studied 

before an informed and responsible decision on land use and small 

house numbers can be made. 

 

There is also no plan to improve the infrastructure (e.g. sewage, 

road access, car parking and public transport) to support new 

developments at So Lo Pun and visitors to the Area. Village layout 

plan and public works programme should be drawn up to improve 

the infrastructure and facilities of So Lo Pun and to prevent the 

existing village from polluting the area. 

 

 

 

See TPB Paper paras 5.12 (l) 

and (m). 
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Representation Points PlanD’s Response 

C. Adequacy of “GB” zone  

The lower section of So Lo Pun Stream is a designated Ecologically 

Important Stream (EIS).  The "GB" zone adjoining the upper 

section of the stream should be zoned to “CA” as it is ecologically 

significant. The real planning intention of “GB” zone may not be 

conservation-led as planning permission is often given to Small 

House development in “GB”, which may induce irreversible 

impacts on the wetland and the riparian zone in future. 

 

Notes of “GB” and “CA” Zones 

To prevent environmentally sensitive land be destroyed in 

ecological terms (e.g. bogus agricultural activities) prior to applying 

for a change of land use, „Agricultural Use‟, „On-Farm Domestic 

Structure‟, „Barbecue Spot‟, „Picnic Area‟, „Public Convenience‟ 

and „Tent Camping Ground‟ in “CA” and “GB” zones should not be 

allowed or should be Column 2 uses requiring planning permission 

of the Board. 

 

See TPB Paper paras 5.13 (a) 

to (c). 

 

 

 

 

 

 

 

See TPB Paper para 5.12(k). 

D.  Ecological information  

The representations made by the green/ concern groups contain 

ecological information to justify the conservation value of the area, 

which are mainly summarized below: 

 

(i) A study from Kadoories Farm & Botanic Garden (KFBG) has 

recorded a total of 244 vascular plan species including 7 

species of conservation concern, one dragonfly species with 

conservation concern, 11 native fish species including 3 species 

of conservation concern, 2 Amphibian species and 3 Mammal 

with conservation concern in So Lo Pun. 

 

(ii) Hong Kong Bird Watching Society and others have recorded 

38 species of birds in and around So Lo Pun. In particular, 10 

species of birds are of conservation interest including Common 

Emerald Dove (綠翅金鳩), Grey Treeple (灰樹鵲)and Crested 

Kingfisher (冠魚狗). The water fern, a protected plant in 

China under State Protection (Category II), can be found in the 

freshwater marshes located in close proximity to the proposed 

“V” zone, where the rice fish, species of conservation 

concerns, is recorded too. 

 

(iii) The seahorse Hippocampus kuda, the species listed as 

Vulnerable under the IUCN, could be found at Kat O Hoi, 

which is under threat by water pollution from the village 

houses. 

 

 

 

 

 

 

Noted and see TPB Paper 

paras 5.13(a). 
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Representation Points PlanD’s Response 

E.  Designation of Country Park Enclave as Country Park  

The objective of country park enclave (CPE) policy is to protect the 

enclaves against “immediate development threats” from 

“incompatible developments” such as extensive new Small Houses 

built on agricultural land and near forests and streams. However, 

most of the OZPs prepared for the enclaves have included expanded 

“V” zone that will cause “immediate development threats” on a 

larger scale. This contradicts the stated CPE policy and fails to 

comply with the International Convention on Biological Diversity. 

 

The CPEs are well connected with the adjoining Country Parks 

from ecological, landscape and recreational point of view.  They 

should be incorporated in Country Parks so that developments 

would be subject to scrutiny by the Country and Marine Parks 

Board and AFCD, and put under active management including 

habitat and amenity improvements, regular patrols and surveillance, 

and enforcement actions against irregularities. 

 

See TPB Paper paragraphs 

5.13 (d) and (e). 

Proposals (Drawing H-2 and Plan H-1a)  

P3.  Confining the “V” zone  

The “V” zone should be confined to the existing village structures/ 

building lots (within 20m around the existing ruined houses) and 

approved small house sites. 

 

See TPB Paper paras 5.12 (a) 

to (e). 

P4. Designating the upper section of So Lo Pun Stream and its 

tributaries, the riparian zones and the adjoining secondary 

woodland as “CA” zone 

 

In order to strengthen the protection of the lower section of So Lo 

Pun Stream designated as EIS, the upper section of the stream and 

its tributaries together with the riparian zone with a minimum buffer 

of 30 m on both sides of the streams as well as the adjoining 

woodland should be rezoned from “V” and “GB” to “CA”. 

 

See TPB Paper paras 5.14 (g) 

to (i). 

P5. Rezoning the seagrass bed and the adjoining mangrove 

from “CA” to “SSSI”  

 

To rezone seagrass bed together with the adjacent mangrove 

community as SSSI from “CA” to “SSSI”. 

 

See TPB Paper para 5.14 (j). 

P6. Designation of Country Park Enclaves as Country Parks  

So Lo Pun should be designated as country park to protect its 

ecologically sensitive areas and the DPA plan should be extend for 

at least one year to allow for the required process. In the interim, 

the “V”, “GB” and non-conservation zonings could be rezoned to 

“Undetermined” to protect the natural environment. 

 

See TPB Paper para 5.14 (k). 

 



Annex III-3 

of TPB Paper No. 9645 

  

MAJOR POINTS OF REPRESENTATIONS 

IN RESPECT OF DRAFT SO LO PUN 

OUTLINE ZONING PLAN NO. S/NE-SLP/1 

 

 

Representation No. 

(TPB/R/S/NE-SLP/1) 

Representation Points 

[Representation Proposals] 

and Responses  

(Refer to Annexes III-1 and III-2) 

GROUP 1 

R1 to R798, R10736, R10739, R10740, R10741 and 

R10748 to 10817 

A [P1, P2]  

R10737, R10738 and R10742 to 10747 A [P2] 

GROUP 2 

R799 to R3655, R10824, R10833, R10835 and R10836 B, C, E [P3, P4, P6] 

R3656 to R10542 and R10847 B, E [P3, P6] 

R10543 and R10819  B, D [P3, P6] 

R10544 and R10545 B, D, E [P3, P6] 

R10546, R10845 B, E 

R10547 and R10732 E [P3] 

R10548, R10569, R10825, R10853 and R10854 B [P3, P6] 

R10549, R10553 to R10555, R10558 to R10568, R10572 

to R10576, R10580, R10581, R10728, R10729, R10735, 

R10851, R10855 and R10856 

B 

R10550, R10578 and R10579 B, C, E [P3, P6] 

R10551, R10552, R10556, R10557, R10588 to R10727, 

R10730, R10731, R10826, R10828 to R10832, R10846, 

R10849, R10850 and R10858 

B [P3] 

R10570 [P6] 

R10571, R10577, R10733, R10734, R10842 to R10844, 

R10852, R10853 and R10857 

B [P6] 

R10582, R10583 to R10585 and R10837 to R10839 B, C [P3, P4, P6] 

R10587 B, D, E [P3, P4, P6] 

R10818 B, D [P3] 

R10820 and R10821 B, D [P3, P4, P6] 

R10822 and R10856 B [P3, P5] 



Representation No. 

(TPB/R/S/NE-SLP/1) 

Representation Points 

[Representation Proposals] 

and Responses  

(Refer to Annexes III-1 and III-2) 

R10823 and R10827 B, D 

R10834 B, C, D, E [P3, P4, P6] 

R10840 and R10841 B, D [P6] 

R10848 B, E [P3] 
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Summary of Comments on Representations and PlanD’s Response 

 

Comment No. Reasons PlanD’s Response 

Group 1 

C3669 to C3676 

 

 

(Total 8 

comments) 

 

 

 

The comments are submitted by indigenous villagers and 

individuals supporting R1 to R798 and R10736 to 

R10817 as their representations respect villagers as well 

as their private properties, which is essential to the 

preservations of this historic village.  They also object to 

R799 to R10735 and R10818 to R10858 as their 

representations do not respect private property rights of 

the villagers. Since there are sufficient regulations to 

monitor the village development, it is not necessary to 

impose additional regulations as proposed by the 

environmentalists. 

See TPB Paper paras 5.12 

(a) to (e). 

 

 

 

 

 

 

Group 2 

C1 to C3655, 

C3661 and C3677 

  

 

(Total 3,669 

comments) 

 

 

 

A. The comments are mainly submitted by 

green/concern groups, including, Friends of Sai Kung 

(C3640), Designing Hong Kong (C3641) and 

individuals supporting the objections and proposals 

set out in representations numbered R799 to R10735 

and R10818 to R10858.  

 

B. Their major comments and proposals to the draft So 

Lo Pun Outline Zoning Plan (the Plan) are as 

follows: 

 

Designation of “Village Type Development” (“V”) 

zone 

The excessive “V” zone is no proof of need, as the 

Small House demand provided by Village 

Representative (VR) has not been verified and there 

is no existing population. There is no buffer area 

between the key wetland and the expanded “V” zone. 

The excessive “V” zone is not feasible as it will 

create significant sewage problem by the septic tank 

and soakaway (STS) Systems of village houses. It 

increases the threats to the ecology, landscape and 

recreation values of Country Park. Above all, the 

Small House Policy should be reviewed.   

 

 

 

 

 

 

 

 

 

 

 

See TPB Paper paras 5.12 

(a) to (j). 
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Comment No. Reasons PlanD’s Response 

 Adequacy of “Green Belt” (“GB”) zone 

Upper section of So Lo Pun Steam and the forest are 

only covered by “GB” zone, where the development 

in this zone is often permitted by Town Planning 

Board (the Board).  The cumulative pollution from 

the approved development will eventually damage 

whole stream as well as the wetland with high 

diversity of habitats. 

 

Designation of Country Park Enclaves as Country 

Parks 

Incorporate enclaves into their surrounding Country 

Parks.  Hence, the DPA plans should be extended 

for at least one additional year to allow the process of 

incorporation of enclaves into country parks to be 

completed. 

 

See TPB Paper paras 5.13 

(a) to (c). 

 

 

 

 

 

 

 

See TPB Paper paras 5.13 

(d) and (e). 

 

C3656 to C3660, 

C3662 to C3668 

 

 

The comments are submitted by a green/concern group 

(i.e. Hong Kong Countryside Foundation (C3657)) and 

individuals. They do not indicate which representations 

the comments are related to but has general objection to 

the Plan from the similar grounds stated above. 

 

Ditto. 
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