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on 16.5.2014  

 
PROPOSED AMENDMENTS TO THE 

DRAFT TA KWU LING NORTH OUTLINE ZONING PLAN NO. S/NE-TKLN/1 
ARISING FROM THE CONSIDERATION OF REPRESENTATIONS AND COMMENT 

 
ON OUTLINE ZONING PLAN NO. S/NE-TKLN/1 

 
1. 
 

Introduction 

This paper is to seek Members’ agreement that: 
 
(a) the proposed amendments to the draft Ta Kwu Ling North (TKLN) Outline 

Zoning Plan (OZP) No. S/NE-TKLN/1 and its Notes set out at Annexes I and II 
are suitable for publication for public inspection under section 6C(2) of the Town 
Planning Ordinance (the Ordinance); and 

(b) the revised Explanatory Statement (ES) of the OZP (Annex III) is suitable for 
publication together with the Plan. 

 
 
2. 
 

Background 

2.1 On 19.7.2013, the draft TKLN OZP No. S/NE-TKLN/1 was exhibited for public 
inspection under section 5 of the Ordinance.  During the two-month exhibition 
period, a total of four valid representations were received.  On 11.10.2013, the 
representations were exhibited for public comment.  Upon the expiry of the 
publication period on 1.11.2013, one comment was received.   

 
2.2 On 28.2.2014, upon hearing of the representations and comment on the OZP 

(TPB Paper No. 9523), the Town Planning Board (the Board) decided to uphold 
two representations submitted by the World Wide Fund for Nature Hong Kong 
(WWF Hong Kong) and the Kadoorie Farm and Botanic Garden Corporation 
(KFBGC).  Members generally considered that sufficient protection should be 
given to the Heung Yuen Wai (HYW) Stream and its riparian area which have 
been assessed to have high ecological value under the FCA Study completed in 
2010.  In particular, it was concerned that some of the site formation works 
incidental to the recreational developments along the Stream might have adverse 
ecological impact on the stream.  The zoning of the HYW Stream and its 20m 
riparian area should be amended and the Notes for the “Recreation” (“REC”) 
zone of the OZP should clearly reflect the planning intention for low-density 
recreational developments.  The Planning Department (PlanD) was requested to 
work out the appropriate zoning for the HYW Stream and its 20m riparian area in 
consultation with the Agriculture, Fisheries and Conservation Department 
(AFCD) and submit the proposed amendments to the draft TKLN OZP No. 
S/NE-TKLN/1 to the Board for agreement prior to the gazetting of the proposed 
amendments under section 6C(2) of the Ordinance. 
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2.3  Extract of the minutes of the Board’s meeting on 28.2.2014 are at Appendix for 

Members’ reference. 
 
 

3. 
 
Appropriate Zoning for the HYW Stream and its 20m Riparian Area 

Ecological/Habitat Conditions of the HYW Stream

 

 (Plans Ha-1 to Ha-3a and 3b and 
Ha-4a to 4e) 

3.1 The HYW Stream runs through the planning scheme area of the TKLN area from 
the east to the west and connects with the Sham Chun River (深圳河) in the west.  
Its tributaries are widely spreading at the upper sections in the east and the 
southeast (Plans Ha-1 and 2) of the planning scheme area of the OZP.  In general, 
the HYW Stream can be broadly divided into five sections (Plans Ha-3a and 
3b): 

 
(a) the stream section connecting the NENT Landfill site and the Sham Chun 

River, which is often known as the Kong Yiu Stream (缸窰河), has been 
channelized with the maintenance track of the Drainage Services 
Department at one side (Plans Ha-4a and 4b).  The water quality is not 
good and limited use of the stream by wildlife is observed.  The ecological 
value of this stream section is limited; 

(b) the lower section between HYW ‘fung-shui’ woodland and Kong Yiu 
Stream has good riparian zone and most of them are lined with mature trees 
(Plan Ha-4c).  Both the water quality and stream habitat conditions are 
good.  Native fish and other aquatic organisms have been observed.  From 
the ecological perspective, this section is the best part of the Stream; 

(c) the tributary of the HYW Stream south of Ha Heung Yuen (HHY) has good 
water quality (Plan Ha-4d).  The lower section within the “Village Type 
Development” (“V”) zone is rather narrow and mainly bordered by 
abandoned agricultural land overgrown by grass.  On the other hand, some 
parts of the middle section of this tributary are lined with trees; 

(d) the tributary east of HYW is a small stream with good water quality.  The 
lower part adjacent to the ‘fung-shui’ woodland is lined with trees.  The 
upper stream section of this tributary could not be easily accessed as the 
area is heavily overgrown (Plans Ha-3a and Ha-4c); and 

(e) the middle and upstream sections of the HYW Stream in the east are rather 
narrow and meander through mainly abandoned agricultural land (Plan 
Ha-4e).  The stream should have been modified by farming activities in the 
past and its riparian zones are mainly earth banks overgrown by grass, with 
some isolated trees. 

 

 

Recommendations on the Appropriate Zonings for the HYW Stream and Rezoning 
Proposals 

3.2 Taking into account the ecological/habitat conditions of the HYW Stream, the 
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following amendments to the zoning for the HYW Stream and its riparian area 
(Plan Ha-5) are proposed: 

 
(a) for the lower stream sections which have been channelized, no amendment 

to the land use zoning is necessary as the area concerned is considered of 
low ecological/intrinsic value.  The current zoning of “REC”, “Agriculture” 
(“AGR”) and “V” on the OZP are suggested to be retained; 

(b) for stream section running through the “V” zones of HYW, HHY and 
Tsung Yuen Ha Villages, no amendment to the land use zoning of the 
stream and its riparian area is proposed as according to the Notes for the 
“V” zone, any diversion of streams shall not be undertaken without the 
planning permission from the Board, and there are existing administrative 
mechanisms to ensure that any potential adverse impacts on the natural 
streams would be properly addressed; 

(c) for stream section and its riparian area falling within the conservation 
zoning already, say “Conservation Area” or “Green Belt” (“GB”), no 
amendment to their land use zonings are suggested as sufficient protection 
is already in place under the Notes of the OZP, and any site formation 
related activities such as filling of land/pond or excavation of land require 
planning permission from the Board.  This includes the upper sections of 
the HYW Stream in the hilly area of Wong Mau Hang Shan (黃茅坑山) in 
the east and southeast of the planning scheme area.  The “GB” zoning on 
the OZP will be retained; 

(d) for the HYW Stream section in the south of the “V” zone of HYW and 
HHY Villages which are currently zoned “AGR” on the OZP, no 
amendment is proposed as “AGR” is a non-development zone and it is 
considered that sufficient protection to the Stream is already in place; 

(e) for stream section which is natural and with little human disturbance, the 
stream and its 20m riparian zone are proposed to be rezoned to “GB” so as 
to provide the required protection.  This includes the middle and upper 
sections of the HYW Stream in the east and southeast which are currently 
zoned “REC” on the OZP, and the lower section of the HYW Stream 
between the HYW ‘fung-shui’ woodland and Kong Yiu Stream which is the 
section with the highest ecological value as per the advice of DAFC as 
detailed in paragraph 3.1(b).  The stream itself and its 20m riparian area are 
proposed to be rezoned from “REC”, “AGR” and “V” to “GB” (up to the 
area already zoned “GB” on the OZP); and 

(f) as a result of (e) above, isolated land pockets/strips of land along the stream 
section created due to the proposed zoning amendments to the HYW 
Stream and its riparian area are also proposed to be rezoned to “GB” having 
regard that such residual land area may have limited potential for 
recreational development. 

 
 

4. 

 

“V” zone affected by the Proposed Amendments to the HYW Stream and its 
Riparian Area 
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As a result of the above, some 0.32 ha of land along the northern boundary of the “V” 
zone of HYW and HHY Villages is proposed to be rezoned from “V” to “GB” so as to 
provide sufficient protection to the HYW Stream.  To compensate the loss of “V” zone, it 
is proposed to rezone the same area of land in the west of this “V” zone, i.e. an area 
between Kong Yiu Stream and the western boundary of the “V” zone of HHY Village, 
which is currently fallow agricultural land, from “AGR” to “V”.  The resultant “V” zone 
will be bounded by the HYW Stream to its north, an area zoned “GB” to the east, the 
250m Landfill Gas Consultation Zone of the NENT Landfill to the south, and the Kong 
Yiu Stream to the west. 
 
 

5. 
 
Proposed Amendments to the Draft Ta Kwu Ling North OZP 

5.1 Proposed Amendments to Matters shown on the OZP
 

 (Annex I) 

(a) Amendment Item A
Rezoning the section of the HYW Stream and its northern riparian area 
between the northern boundary of the HYW ‘fung-shui’ woodland and the 
HYW and HHY Villages from “REC” to “GB”, and the eastern and 
southeastern sections of the HYW Stream and its riparian area, together 
with the pockets of land/strips of land between the “REC” and “GB” 
zones along the stream riparian area from “REC” to “GB”. 

 (about 12.03 ha) 

  
(b) Amendment Item B

Rezoning the southern riparian area of the section of the HYW Stream 
between the northern boundary of HYW ‘fung-shui’ woodland and the 
HYW and HHY Villages from “AGR” to “GB”. 

 (about 0.98 ha) 

 
(c) Amendment Item C

Rezoning the northern portion of the “V” zone of the HYW and HHY 
Villages falling within the 20m riparian area of HYW Stream from “V” to 
“GB”. 

 (about 0.32 ha) 

 
(d) Amendment Item D

Rezoning an area between the channelized section of HYW Stream, i.e. 
Kong Yiu Stream, and the western boundary of the “V” zone of HYW and 
HHY Villages from “AGR” to “V”. 

 (about 0.32 ha) 

 
5.2 Proposed Amendment to the Notes of the OZP

 
 (Annex II) 

Revision to the planning intention of the Notes for the “REC” zone to indicate 
that its planning intention is for low-density recreational developments. 
 

5.3 The Notes and ES for the “REC” zone, and ES for the “GB” zone of the current 
draft TKLN OZP No. S/NE-TKLN/1 have been revised to incorporate the 
proposed amendments as mentioned in paragraphs 5.1 and 5.2 above.  Relevant 
extracts of the revised Notes and ES (with proposed additions highlighted in bold 
and italics and deletion crossed-out

 

) are at Annexes II and III respectively for 
Members’ consideration. 
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6. 
 

Consultation 

Relevant government bureaux/departments have been consulted on the proposed 
amendments to the draft TKLN OZP No. S/NE-TKLN/1 (Annex I), its Notes and ES 
(Annexes II and III) and their comments have been incorporated where appropriate. 

 
 
7. 
 

Decision Sought 

Members are invited to agree

 

 that the proposed amendments to the draft TKLN OZP No. 
S/NE-TKLN/1 as shown at Annexes I and II are suitable for publication for public 
inspection in accordance with section 6C(2) of the Ordinance; and the revised ES at 
Annex III is suitable for publication together with the Plan. 

 

 
Attachments 

Annex I Proposed Amendments to the draft Ta Kwu Ling North Outline Zoning 
Plan No. S/NE-TKLN/1 

  
Annex II Proposed Amendment to the Notes of the draft Ta Kwu Ling North 

Outline Zoning Plan No. S/NE-TKLN/1 in relation to Amendment 
Plan No. R/S/NE-TKLN/1-A1 (Notes for the “REC” zone)  

  
Annex III Proposed Revision to the Explanatory Statement of the draft Ta Kwu 

Ling North Outline Zoning Plan No. S/NE-TKLN/1 in relation to 
Amendment Plan No. R/S/NE-TKLN/1-A1 (paragraphs 9.3 and 9.6) 

  
Plan Ha-1 Location of the Heung Yuen Wai Stream 
  
Plan Ha-2 Aerial Photo 
  
Plans Ha-3a and 3b Index of Sections of Heung Yuen Wai Stream 
  
Plans Ha-4a to 4e Ecological/Habitat Conditions of Different Sections of the Heung 

Yuen Wai Stream 
  
Plan Ha-5 Rezoning Proposals for Heung Yuen Wai Stream and its Riparian Area 
  
Appendix Extract of the Minutes of the TPB Meeting held on 28.2.2014 
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Proposed Amendments to the Notes 
of the draft Ta Kwu Ling North Outline Zoning Plan (OZP) No. S/NE-TKLN/1 

 
in relation to Amendment Plan No. R/S/NE-TKLN/1-A1 

 

(with proposed additions highlighted in bold and italics and deletion 
The Remarks of the Notes for the “Recreation” zone are proposed to be amended to read: 

crossed out
 

) 
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RECREATION 

Column 1 
Uses always permitted 

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

to the Town Planning Board 

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

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

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

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

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

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

(Please see next page) 
 

Annex II 
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RECREATION

 
 (cont’d) 

Planning Intention 
 

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

 
 

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

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

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

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

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

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

 
 

 



 
 

Proposed Amendments to the Explanatory Statement 
of the draft Ta Kwu Ling North Outline Zoning Plan (OZP) No. S/NE-TKLN/1 

 
in relation to Amendment Plan No. S/NE-TKLN/1 

(This does not form part of the proposed amendments to  
the draft Ta Kwu Ling North Outline Zoning Plan No. S/NE-TKLN/1) 

 
 
Paragraphs 9.3, 9.5 and 9.6 of the Explanatory Statement of the current draft Ta Kwu Ling North 
OZP No. S/NE-TKLN/1 are extracted below.  Paragraphs 9.3.1 and 9.6.4 are proposed to be 
amended and paragraph 9.6.5 is proposed to be added as follows (with proposed additions 
highlight in bold and italics and deletion crossed out
 

): 

 
9. 
 

LAND USE ZONINGS 

9.3 “Recreation” (“REC”) : Total Area 111.83
 

 99.80 ha  

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

 
9.3.2 There are abandoned agricultural land around Pak Fu Shan, north of the 

Tsung Yuen Ha, Ha Heung Yuen and Heung Yuen Wai.  It is occupied by a 
number of temporary structures that are used for domestic and non-domestic 
purposes as well as some limited open storage uses.  This area is designated 
for recreational purposes as it has low environmental value, low scenic value 
with a mixture of temporary structures.  A large area east of Kan Tau Wai at 
the southwestern part of the Area is designated as “REC” zone on the Plan.  
It is intended to provide indirect economic benefits to the nearby villages and 
the area is adjacent to potential recreational facilities such as hiking/heritage 
trails and bicycle tracks as well as the potential Robin’s Nest Country Park 
so that the future facilities of this area can complement any proposed 
recreational uses in the “REC” zone. 

 
9.3.3 Kaw Liu Village which contains mainly village settlements without 

recognized village status is included in this zoning.  The house structures 
built in this area are mainly domestic houses.  Although expansion of this 
rural settlement is not encouraged, redevelopment of existing NTEHs and 
domestic houses have been allowed for in this zoning. 

 
9.3.4 Recreational uses such as horse riding schools, visitor centres, local 

historical museums, adventure parks, organic farms, hobby-farms, camping 
grounds, BBQ areas and other uses that are primarily outdoor nature-based 
activities are permitted within this zone. These facilities should work in 
parallel with the promotion of Heung Yuen Wai and other villages which are 
connected by the proposed heritage and hiking trails.  However, the 
recreational development in this Area should be restricted to low-intensity 
development so as not to overload the infrastructure of the Area and create 
nuisance to the villagers. 

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

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

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

impacts on the adjacent areas and adverse impacts on the natural 
environment, permission from the Board is required for such activities. 

 
9.5 “Agriculture” (“AGR”) : Total Area 55.92

 
 54.62 ha 

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

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

the northern and eastern parts of the Area.  With basic agricultural 
infrastructure, including irrigation facilities, fallow arable land can be easily 
rehabilitated for agricultural purpose. 

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

and environmental impacts on the adjacent areas, permission from the Board 
is required for such activities.  However, filling of land specifically required 
under prior written instructions of Government department(s), or for the 
purposes of genuine agricultural practice including laying of soil not 
exceeding 1.2m in thickness for cultivation, or construction of agricultural 
structure with prior written approval from the Lands Department is exempted 
from the control. 

 
9.6 “Green Belt”(“GB”) : Total Area 208.13

 
 221.46 ha 

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

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

strong planning grounds.  Developments requiring planning permission from 
the Board will be assessed on their individual merits taking into account the 
relevant Town Planning Board Guidelines. 

 
9.6.3 The “GB” zone mainly covers the prominent hilly areas of the densely 

vegetated Wong Mau Hang Shan, Pak Fu Shan and Tung Lo Hang.  Green 
buffer areas also include permitted burial grounds within the Planning Area 
and the ‘fung-shui’ woodland adjoining the villages of Tsung Yuen Ha, Kan 
Tau Wai, Ha Heung Yuen and Tong Fong.  For the area located to the north 
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of Pak Fu Shan which is predominantly covered with trees and shrubs with 
no direct road access, it is retained as a “GB” to preserve its natural state. 

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

adverse drainage impacts on the adjacent areas and adverse impacts on the 
natural environment, permission from the Board is required for such 
activities.

 

  The “GB” zone also covers the unchannelised section of Heung 
Yuen Wai Stream at the downstream area and the two land corridors 
adjoining the Heung Yuen Wai Stream at the downstream area to serve as 
a vegetated buffer from the river as well as to provide flexibility to the 
Board to scrutinize developments under the planning permission system. 

9.6.5 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. 












































































