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The purpose of this paper is to:

@ report on the results of the consultation with the Islands District Council
(1sDC) and the Tai O Rural Committee (TORC), and other public views on
the draft Tai O Town Centre Outline Zoning Plan (OZP) No. S/I-TOTC/E;
and

(b) seek Members’ agreement that the draft Tai O Town Centre OZP No.
S/I-TOTC/F, its Notes and Explanatory Statement (Annexes | to I11) are
suitable for exhibition for public inspection under section 5 of the Town
Planning Ordinance (the Ordinance).

Background

On 24.1.2014, the Town Planning Board (the Board) gave preliminary consideration
to the draft Tai O Town Centre OZP No. S/I-TOTC/E (TPB Paper No. 9552) and
agreed that the draft OZP was suitable for submission to IsDC and TORC for
consultation. An extract of the minutes of the Board’s meeting held on 24.1.2014
and TPB Paper No. 9552 are at Annexes |V and V for Members’ reference.

L ocal Consultation

3.1 TORC and IsDC were consulted on the draft OZP at their meetings on
20.2.2014 and 24.2.2014 respectively. Extracts of the minutes of I1sDC
meeting and TORC meeting are at Annexes VI and VII for Members’
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reference. Separately, an 1ISDC member and TORC further submitted their
views on the draft OZP to the Planning Department (PlanD) on 25.3.2014 and
10.4.2014 (see Annexes VIII and 1X). Upon request of TORC and the Tai O
Community Work Office of Hong Kong Young Women’s Christian
Association, a meeting with Tai O residents was held on 27.5.2014 to listen to
their opinions.

Comments from a concern group (Association for Tai O Environment and
Development), local residents and public individuals have also been received.
Meetings with the concern group and some Tai O residents were held on
25.2.2014 and 3.3.2014 respectively to gather their views on the draft OZP.
The comments received are at Annexes Xato Xg for Members’ reference.

The major comments of ISDC and TORC members and those raised by local
residents, the concern group and public individuals on the draft OZP are
summarized below:

Objection to the “ Village Type Development” (“ V") Zone

(@ some IsDC and TORC members indicate that private land covered by the
“V” zone is governed by unrestricted lease without any height
restrictions. The landowners are entitled to build houses of six or more
storeys which are permissible under the lease. As there is no
compensation mechanism under the Ordinance, the private land should
not be zoned “V” with a height restriction of three storeys. While most
areas within the existing village area are not accessible by road or
abutting road of 4.5m wide, some lots at the end of Tai O Wing On
Street and Tai O Tai Ping Street may be amalgamated to form a larger
site for redevelopment to be considered under the Buildings Ordinance.
The height restriction under the “V”” zone should be reviewed so as not
to deprive the private property rights;

(b) at present, the upper floors as well as the ground floor of many village
houses are being used for commercial or community purposes.
Designating the area under the “V” zone would restrict commercial uses
on the upper floors of the village houses as commercial uses such as
eating place are always permitted only on the ground floor of a New
Territories Exempted House (NTEH) within the “V” zone. The areas at
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Tai O Wing On Street, Tai O Tai Ping Street, Tai O Market Street, Kat
Hing Street and Kat Hing Back Street which are zoned “V” should be
developed as a commercial district instead;

the restrictions under the “V” zone deprive the landowners’ rights and
contravene Articles 5, 6 and 105 of the Basic Law;

General Support / Objection to the “ Residential (Group D)” (* R(D)” ) Zone

(d)

(€)

()

(9)

(h)

the planning intention to preserve the character of the domestic
structures on stilts, in particular, allowing the upgrading of temporary
structures to permanent buildings within the “R(D)” zone is well
received by IsDC and TORC. As the domestic structures on stilts are
on government land and held under Government Land Licences (GLLS),
some IsDC and TORC members further request that redevelopment of
these temporary structures to permanent buildings through paying of
premium should be allowed;

the height of the domestic structures on stilts (excluding stilts) should be
relaxed from 15ft (4.6m) to 19ft (5.8m);

to uphold the planning intention for preservation of the domestic
structures on stilts, the Government should help to resolve the problems
of sewage treatment, fire safety and garbage removal so as to improve
the environment of Tai O Creek. It should also help to repair and
protect the dilapidated structures from deterioration in the long term;

TORC points out that a small area at Tai O Wing On Street which is at
present covered by existing domestic structures on stilts (Plan 1) should
be covered under the “R(D)” zone instead of “V” zone;

while supporting the planning intention of the “R(D)” zone to preserve
the character of the domestic structures on stilts, the concern group and
public individuals, however, object to the “R(D)” zone in allowing
redevelopment of existing temporary structures into permanent buildings
and low-rise and low-density residential development on the following
accounts:
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(i) the domestic structures on stilts are located on government land
and governed by GLLs. Allowing upgrading or redevelopment to
permanent buildings or low-density residential development would
encourage demolition of the domestic structures on stilts, which is
contrary to the squatter policy and the planning intention of
preserving them as a unique culture in Tai O. Redevelopment of
the domestic structures on stilts to permanent buildings would also
generate adverse impact on the river flow and the ecology of the
wetland in the area;

(i) after the fire at Kat Hing Street in May 2013, sewerage
improvement would be provided for the redeveloped domestic
structures on stilts by allowing connection to public sewer in the
vicinity. The living environment of the domestic structures on
stilts would be improved and there is no need for upgrading of the
temporary structures to permanent buildings under the “R(D)”
Zone;

(iii) Lands Department (LandsD) has adopted an effective procedure in
handling redevelopment of domestic structures on stilts since the
fire in 2000. There is no need to incorporate the areas covered by
the temporary structures on stilts under OZP zoning; and

(iv) some public individuals consider that the domestic structures on
stilts are unique and should be put under a “Preservation/Protected
Zone” or “Living Heritage Area”. They request the Government
to provide funding for the protection of the domestic structures on
stilts;

Objection to the “ Conservation Area” (“ CA”) Zone of the Pond at Tai O Road
(Plan 2)

(i)

some IsDC and TORC members request that part of the existing pond
along Tai O Road under the “CA” zoning should be filled to resolve the
hygiene problem caused by dead fish, particularly during summer
months, and to provide land for car park or recreational facilities. A
joint site visit with relevant government departments should be
conducted to examine the dead fish issue and the possible filling of the



pond for other uses;

Inappropriate “ Commercial” (* C”) Zone (Plan 3)

()

(k)

(1

it is inappropriate to designate the site with an unfinished structure at
Shek Tsai Po as “C” zone;

the site zoned “C” has been deserted for years and it is better to be zoned
for both commercial and residential uses. The three-storey height
restriction should also be relaxed. The site could be utilized by the Tai
O Heritage Hotel,

redevelopment of the “C” site at Shek Tsai Po Street would involve
substantial slope maintenance cost. The Government should resume
the site and be responsible for the slope maintenance. The site could be
developed for recreational use to be managed by non-governmental
organizations for enjoyment by local residents;

Against the Gazettal of the Draft OZP

(m) the IsDC member of the Lantau constituency is against the gazettal of

the draft OZP which imposes constraints on development of Tai O. He
is dissatisfied with the preparation of the draft OZP under the influence
of the environmental groups and without consulting him;

Proposed Relaxation of Building Height for the TORC Historic and Cultural
Showroom (Plan 4)

(n)

funding is being sought from the Jockey Club to redevelop the TORC
Historic and Cultural Showroom at Tai O Wing On Street. The height
restriction of the “Government, Institution or Community” (“G/IC”)
zone covering the site should be relaxed to three storeys to allow the
proposed redevelopment. A preliminary proposal of the redevelopment
submitted by the TORC is at Annex XI for Members’ reference;
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Inappropriate “ Green Belt” (* GB”) Zone at Fu Shan (Plan 5)

()

the foothill of Fu Shan should be used for building houses and farming,
and should not be zoned “GB”;

Urge for Traffic and Environmental Improvement

(p)

(@)

with increasing number of tourists, measures should be adopted to
improve the traffic in Tai O. Existing roads are not sufficient to cope
with the traffic flow causing serious congestion. The existing bus
terminus can no longer accommodate the increasing number of
passengers. Additional queuing space and car parking spaces should be
provided,;

the mangrove area is piled with rubbish and mosquitoes. The
Government should take action to restrict the growth of the mangrove
and remove the rubbish;

Request for Emergency Vehicular Access

()

a 4.5m-wide emergency vehicular access between the row of village
houses along Tai O Wing On Street and the drainage channel next to
Lung Hin Court (Plan 6) should be reserved for building construction
and firefighting;

Use of Yim Tin Pok Temporary Playground and the Adjacent Government Land
(Plan 2)

(s)

the concern group and some public individuals indicate that as Yim Tin
Pok Temporary Playground zoned “Open Space” (*“O”) and the adjacent
government land zoned “Recreation” (“REC”) are located close to
residential area and conservation area, the sites are not suitable for
holiday camp uses because of potential glare impact. They should be
zoned “GB”. Some local residents consider that the “REC” site should
be used to provide community facilities for Tai O residents as well as the
general public, but not only for a particular organization or group;
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Undesirable Wall Effect of Redevelopment of Lung Tin Estate (Plan 7)

(t)

local residents express concerns about the possible redevelopment of
Lung Tin Estate. If Lung Tin Estate Phase | is redeveloped to the
height of Lung Hin Court (six storeys), it will cause undesirable wall
effect and block the view and ventilation of the village houses along Tai
O Wing On Street and Tai O Tai Ping Street;

Demand for Recreational, Community and Tourist Facilities

(u)

(v)

(w)

some local residents complain that there is a lack of indoor recreational
facilities e.g. sports centre, badminton court and swimming pool, etc.
While additional tourist facilities such as coach park are provided,
provision should be made for more community facilities serving the
local residents. The disused water works sites next to Tin Lee House
may be used for providing relevant recreational facilities. A site should
be reserved for Chinese opera to promote the culture of Tai O;

some local residents reckon that the Government should provide a place
for the tourists to stop over upon arrival e.g. discovery centre, exhibition
centre. More public toilets are required to serve the visitors to Tai O;
and

a public individual considers that the event space for community and
cultural events and the car park proposed in the “Improvement Works for
Tai O Facelift — Feasibility Study” would spoil the character of Tai O.

4. Planning Department’s Responses

4.1

The above comments made by the IsDC, TORC, concern group, local
residents and other public individuals in paragraph 3.3 have been circulated
for departmental comments. In consultation with departments concerned,
PlanD’s responses to the points raised are as follows:



Objection to the“ Vv’ Zone

(@)

(b)

(©)

(d)

Tai O Wing On Street, Tai O Tai Ping Street, Tai O Market Street, Kat
Hing Street, Kat Hing Back Street and Shek Tsai Po Street are mainly
occupied by existing village houses (Plan 8). These traditional village
houses are mostly two to three storeys in height. These areas are zoned
“V” to reflect the existing village developments. To avoid undesirable
disturbance to the rural village character, new development or
redevelopment of village houses within the “V”” zone should not exceed
the general building height of three storeys. Minor relaxation of the
building height restriction may be permitted by the Board through
planning application to provide design flexibility for particular
development.

The proposal for redevelopment of existing village houses up to six
storeys or above is considered not compatible with the existing village
character. However, any new development (other than NTEH) may be
submitted to the Board for consideration through the planning
application mechanism. Relevant planning considerations including
land use compatibility, access arrangement, infrastructure capacity and
visual impact, etc. will be taken into account when assessing such
proposal. Each case would be considered on its individual merits.

Eating places at present operating on upper floors of the existing village
houses would not be affected by the draft OZP. Within “V” zone,
selected commercial and community uses including eating place, library,
school, shop and services are always permitted on the ground floor of a
NTEH to serve local needs. Application for other commercial,
community and recreational uses may be submitted to the Board for
consideration through the planning application system.

Regarding the request to develop Tai O Wing On Street, Tai O Tai Ping
Street, Tai O Market Street, Kat Hing Street and Kat Hing Back Street
currently zoned “V” as a commercial district, the areas are now
frequented by visitors. There are some eating places, shops and
services provided within existing village houses in the areas serving the
neighbourhood and visitors. The “V” zone is considered appropriate to
reflect the existing village environment.



(€)

The “V” zone which is intended for the provision of land for the
retention and expansion of the existing village does not contravene
Articles 5, 6 and 105 of the Basic Law (BL5, 6 & 105):

(i)

(i)

(iii)

BLS5 states the general principle of “one country, two systems” and
enshrines the theme of “continuity”. The Ordinance was enacted
before the handover and the current town planning system was part
of the capitalist system in Hong Kong before the handover. The
draft OZP made pursuant to the present town planning system is
consistent with BLS5.

For BL6 & 105, the right to use land is inherently subject to
planning restrictions that may be lawfully exercised. The
affected landowners in the area cannot reasonably expect that the
use permitted by the lease will forever match the use permitted by
town planning regulation adopted in accordance with law. Town
planning restrictions lawfully imposed cannot be regarded as
infringements of property rights protected by BL6 & 105 because
the right to use land is qualified by and subject to possible
planning restrictions at the first place. BL6 & 105, when read
together with BL7 (which provides that the HKSAR Government
shall be responsible for the management, use and development of
land), would not be engaged in the present case.

Further, BL105 protects the right to compensation for lawful
“deprivation” of property. The planning restriction in the present
case does not constitute “deprivation” for the purpose of BL105.
The mere fact that zoning restrictions imposed in the public
interest will lead to a diminution of property values will not,
without more, amount to an unlawful deprivation of property
contrary to BL105.

General Support / Objection to the“ R(D)” Zone

(f)  The unique built form of the domestic structure on stilts along Tai O
Creek together with waterway features embodies the identity of Tai O as
a fishing village. Therefore, the planning intention of the “R(D)” zone
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on the draft OZP is primarily for preservation of the general character of
the domestic structures on stilts. Redevelopment of an existing
domestic structure on stilts is always permitted. The redeveloped
domestic structure on stilts is restricted to a maximum building height of
4.6m (excluding stilts) or the height of the existing building, whichever
is the greater. This is in line with the general building height and
character of the existing domestic structures on stilts in the area. Minor
relaxation of building height restriction may be considered by the Board
through planning application.

In addition to the domestic structures on stilts, there are other temporary
structures and village houses scattered within the “R(D)” zone (Plan 9).
Some private lots within the “R(D) zone are Old Scheduled House Lots
(Plan 10). Therefore, the planning intention of the “R(D)” zone also
allows upgrading and improvement of existing temporary structures
through redevelopment into permanent buildings, and low-rise and
low-density residential development, subject to planning permission
from the Board, to ensure that the redevelopment proposal would not
affect the character of the domestic structures on stilts. Each case
would be considered on its individual merits.

In response to the comments of TORC (paragraph 3.3(g) above), the
small area occupied by domestic structures on stilts at the western end of
Tai O Wing On Street is proposed to be zoned “R(D)” instead of “V”
(Plan 1). The proposed amendment will be incorporated into the draft
OZP (paragraph 5.1(a) below).

As to the request for improvement of sewage treatment of the existing
domestic structures on stilts, it should be noted that the Drainage
Services Department is planning to provide and extend the land-based
public sewer system as far as practicable for possible connection to the
domestic structures on stilts, including tapping sewers, up to the
shoreline under the project “Upgrading of Cheung Chau and Tai O
Sewage Collection, Treatment and Disposal Facilities”. The works,
once completed, will allow residents of the domestic structures on stilts
to make their own private sewer connection over-water with the
land-based public sewer system.
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() As to the proposal to put the domestic structures on stilts under a
preservation/protected zone, the Antiquities and Monuments Office
(AMO) has been consulted. While recognizing the value of the
domestic structures on stilts, which have been included as a new item
pending grading assessment, AMO has no objection to the “R(D)” zone.

Objection to the “ CA” Zone of the Pond at Tai O Road

(k) A joint site visit with TORC and relevant government departments was
conducted on 27.5.2014. According to the Director of Agriculture,
Fisheries and Conservation (DAFC), there were no abnormalities
observed in the pond concerned (Plan 2). It would be difficult to
speculate the causes of fish death without details provided on the site
conditions at the time of the incident occurred. In view of the
hydrological linkage between the pond and other wetland habitats and
wildlife use of the area, filling the pond would be undesirable. Any
filling of the pond would change the aquatic habitat to a terrestrial
habitat, resulting in adverse ecological impacts by reducing foraging
ground for the wetland-dependent species. DAFC considers
appropriate to keep the “CA” zoning for the pond.

() Regarding the request for provision of car park or recreational facilities
on the pond area proposed to be filled, a site at the end of Tai O Road
has already been reserved for a car park under the Improvement Works
for Tai O Facelift undertaken by the Civil Engineering and Development
Department (CEDD) (Plan 11). Another site to the east of Yim Tin Pok
Temporary Playground is zoned “REC” where recreational uses are
always permitted.

Inappropriate“ C” Zone

(m) The site zoned “C” at Shek Tsai Po is occupied by an unfinished
structure (Plan 3). The “C” zone reflects the permitted use under
lease’.  With the increasing number of visitors to Tai O, the site has the
potential to be developed for commercial uses such as shop and services,
eating place and place of entertainment to serve the neighbourhood and

! The permitted use under lease is for cinema and/or commercial purposes. The building/structure
shall not exceed a height of 50ft above mean formation level of the land.



(n)

-12-

cater for visitors’ need. Hotel use is also permitted under the “C” zone.
Under the “C” zone, residential development may be permitted upon
application to the Board. However, land resumption of the site for
long-term management and maintenance by the Government or other
non-governmental organizations as suggested by the public comments
falls outside the purview of the Board.

Regarding the local residents’ concern about the safety of the slope
behind the “C” site, it should be noted that the concerned slope is a
registered slope maintained by the lot owner. In 2005, Dangerous
Hillside Order was issued to the lot owner to investigate and carry out
remedial works. The investigation has been carried out as required and
the design of remedial works is anticipated to be submitted by the lot
owner to the Building Authority by mid 2014. The natural terrain
overlooking the site is being studied by the Geotechnical Engineering
Office, CEDD and mitigation works will be implemented accordingly.

Against the Gazettal of the Draft OZP

(0)

(p)

It is the government policy to put those areas not covered by statutory
plans under statutory planning control in the long term. Under the
directive of the Secretary for Development, the Board prepares the draft
OZP for providing a statutory planning framework to guide the long
term development of Tai O Town Centre. The general planning
intention is to preserve the rural character and fishing village of Tai O
and to enhance its appeal as a main tourist destination in the territory.

The draft OZP was formulated based on the previous planning studies
including the Study on Revitalization of Tai O, the Revised Concept Plan
for Lantau and the Improvement Works for Tai O Facelift, for which
public consultations had been conducted. The preparation of the draft
OZP is in accordance with the provisions of the Ordinance. IsDC and
TORC have been duly consulted on the draft OZP. Meetings with Tai
O residents and local concern group have also been held. All the
comments received are submitted to the Board for consideration prior to
the gazettal of the draft OZP. During the exhibition period of the draft
OZP, any person can make representation to the Board under section 6 of
the Ordinance.  Representations together with comments on the
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representations received will be heard by the Board. The
representations and comments together with the draft OZP will be
submitted to Chief Executive in Council for a decision.

Proposed Relaxation of Building Height for the TORC Historic and Cultural
Showroom

(@)

In response to TORC’s proposal to redevelop the TORC Historic and
Cultural Showroom (Plan 4), it is proposed to relax the height restriction
of the subject “G/IC” zone to three storeys to facilitate the
implementation of the proposal. The proposed three-storey restriction
is considered in line with the general building height in the vicinity
which is dominated by two to three storeys village houses. The
Commissioner for Tourism welcomes the idea of allowing greater
flexibility for the proposal so that the redeveloped showroom could have
more space to exhibit contents about the heritage and culture of Tai O to
enrich the visitors’ experience. Other relevant departments have no
adverse comment on the proposal. The proposed relaxation of building
height restriction will be incorporated into the draft OZP (paragraph
5.1(a) below).

Inappropriate “ GB” Zone at Fu Shan

()

The foothill of Fu Shan is a sloping ground generally covered with
natural vegetation (Plan 5). Agricultural use is always permitted
within the “GB” zone. Application for house development within the
“GB” zone may be made to the Board under section 16 of the Ordinance
and each case would be considered on its individual merits.

Urge for Traffic and Environmental I mprovement

(s)

The reprovisioning of a public transport terminus has been proposed at
the end of Tai O Road under the Improvement Works for Tai O Facelift.
Adjoining the public transport terminus is a proposed car park (Plan 11).
Upon completion of these improvement works, more queuing space and
car parking spaces could be provided.
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(t) The concerns on piling of rubbish in the mangrove area will be relayed
to relevant departments for follow-up action.

Request for Emergency Vehicular Access

(u) The proposed 4.5m-wide emergency vehicular access falls mainly on
government land and within the “V” zone on the draft OZP. The
provision of emergency vehicular access is always permitted within the
“V” zone. Its need and feasibility would be subject to further study by
relevant government departments as appropriate.

Use of Yim Tin Pok Temporary Playground and the Adjacent Government
Land

(v) Yim Tin Pok Temporary Playground (Plan 2) was developed in 1994
under temporary land allocation to the Leisure and Cultural Services
Department. It is considered appropriate to zone the site as “O” to
reflect the current use.

(w) The site to the east of Yim Tin Pok Temporary Playground zoned “REC”
is reserved for a possible campsite/holiday accommodation to promote
Tai O as a tourism node®. Development within the “REC” zone is
restricted to a maximum plot ratio of 0.2 and a maximum building height
of 2 storeys so as to retain the local rural character of the area.
Moreover, the “REC” zone is intended for recreational development for
the use of the general public. It does not preclude the type of users or
the mode of management for the future facilities. As the site has been
filled and is partly covered by grass with no particular landscape or
ecological value (Plan 2), it is considered not justified to zone it as
“GB”. However, the area surrounding the “REC” site being covered by
natural vegetation is zoned “GB” on the draft OZP. This “GB” strip
would also serve as a buffer between the development on the “REC” site
and the pond which is zoned “CA”.

% The site was proposed for recreational use as holiday accommodation on the Recommended Outline
Development Plan under the Study of Revitalization of Tai O.
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Undesirable Wall Effect of Redevelopment of Lung Tin Estate (Plan 7)

(x)

According to Housing Department (HD), the proposed building height
restriction for the “Residential (Group A)1” (“R(A)1”) zone is to allow
flexibility on design and comprehensive planning of Lung Tin Estate
when it is required to be redeveloped. Appropriate mitigation measures
would be adopted to minimize any adverse impact on the surroundings
upon redevelopment.

Demand for Recreational, Community and Tourist Facilities

)

@)

The provision of recreational and community facilities in Tai O Town
Centre area is in accordance with the Hong Kong Planning Standards
and Guidelines. Existing outdoor recreational facilities in the area
include football pitches, basketball courts, roller skating rink and
children playgrounds.  There are also community facilities like
community hall, library, children and youth centre and hostel for the
elderly, as well as elderly and community support services provided by
non-governmental organizations. The disused water works site next to
Tin Lee Court is zoned “G/IC”. Excluding a depot and a refuse
collection point, the “G/IC” site has an area of about 1,500m? available
for other uses including place of recreation, sports or culture.

Based on the previous planning studies, the “Improvement Works for Tai
O Facelift — Feasibility Study” has been conducted to assess the
feasibility and implementation requirements of the works items proposed.
The study has collected community views through public engagement
including the “Design Competition for the Revitalization of Tai O,
among which, there have been strong requests for early implementation
of the improvement works from the locals. The Improvement Works
for Tai O Facelift is now being carried out by CEDD in phases to
enhance visitors’ experience and promote Tai O as a popular tourism
node. These improvement works include the construction or
improvement of entrance plaza, public transport terminus, car park, an
event space for community and cultural events, coach parking area and
improvement to existing jetties (Plan 11). According to the Food and
Environmental Hygiene Department, there are five public toilets in Tai O
Town Centre and the provision of public toilets is considered sufficient.
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5. Revision to the Draft OZP

5.1  Taking into account the public comments received and the latest conditions of
the area, the following amendments to the draft OZP are proposed:

(a)

(b)

(©)

(d)

In response to the requests by TORC (paragraphs 4.1(h) and (q) above),
an area occupied by domestic structures on stilts at the western end of
Tai O Wing On Street is proposed to be zoned “R(D)” (Plan 1) and the
height restriction of the “G/IC” zone for the TORC Historic and Cultural
Showroom is relaxed from one to three storeys (Plan 4).

Tin Lee House of Lung Tin Estate has been converted for sale as Tin Lee
Court under the Home Ownership Scheme (Plan 7). As proposed by
HD, Tin Lee Court is carved out of Lung Tin Estate and zoned
“Residential (Group A)3” (“R(A)3”) on the draft OZP. A domestic
gross floor area (GFA) restriction of 5,300m? a non-domestic GFA
restriction of 95m? and a height restriction of 12 storeys are imposed
under the “R(A)3” zone in accordance with the executed lease.

With the exclusion of Tin Lee Court, the boundary of the “R(A)1” zone
covering Lung Tin Estate needs to be adjusted accordingly. To allow
flexibility upon redevelopment in future, the “R(A)1 zone is subject to a
maximum plot ratio of 1 and maximum building heights of 1°, 6 and 12
storeys (Plan 7).

CEDD has been carrying out Improvement Works for Tai O Facelift in
phases. In preparing the detailed design of the proposed car park at the
end of Tai O Road, CEDD has proposed to revise the layout to avoid
affecting the existing trees/mangroves alongside the pond (Plan 12).
Hence, an area covered with vegetation adjacent to the pond, which will
not be used for the proposed car park, is rezoned from “G/IC” to “GB”
to reflect its existing condition. To make up for the demand for parking
space, the “G/IC” zone for the proposed car park is extended southwards
to cover a vacant area partly covered by vegetation and originally shown
as ‘Road’ adjoining the Yim Tin Pok Temporary Playground.

® The height restriction of one storey within the “R(A)1” zone reflects the existing building height of a
LPG Store serving Lung Tin Estate (Plan 7).
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The proposed amendments have been incorporated into the draft Tai O Town
Centre OZP No. S/I-TOTC/F (Plan 13). The corresponding amendments to
the Notes and Explanatory Statement are also highlighted (bold and italics for
addition and eress—eut for deletion) at Annexes |1 and |11 for Members’ easy
recognition.

Decision Sought

Members are invited to:

@ note the comments from and responses to the IsDC, the TORC and others on
the draft Tai O Town Centre OZP No. S/I-TOTC/E;

(b) agree that the draft Tai O Town Centre OZP No. S/I-TOTC/F (to be
renumbered as S/I-TOTC/1 upon gazetting) and its Notes (Annexes | and 11)
are suitable for exhibition for public inspection under section 5 of the
Ordinance;

(©) adopt the Explanatory Statement (Annex I11) as an expression of the planning
intention and objectives of the Board for various land use zonings of the draft
Tai O Town Centre OZP No. S/I-TOTC/F; and

(d) agree that the Explanatory Statement is suitable for exhibition for public
inspection together with the draft OZP and issued under the name of the
Board.

Attachments

Plan 1 Domestic Structures on Stilts at Tai O Wing On Street

Plan 2 Sites zoned “O”, “REC”, “GB” and “CA”

Plan 3 Site Zoned “C” at Shek Tsai Po

Plan 4 Tai O Rural Committee Historic and Cultural Showroom

Plan 5 Aerial Photo of Foothill of Fu Shan zoned “GB”

Plan 6 Emergency Vehicular Access Proposed by the Tai O Rural

Committee
Plan 7 Lung Tin Estate and Tin Lee Court
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Annex XI

-18-

Existing Village Houses within “V” Zone

Temporary Structures and Village Houses within “R(D) Zone
Land Ownership within “R(D)” Zone

Improvement Works for Tai O Facelift

Site of the Proposed Car Park

Proposed Amendments to the Draft Tai O Town Centre Outline
Zoning Plan No. S/I-TOTC/E

Draft Tai O Town Centre Outline Zoning Plan No. S/I-TOTC/F
Notes of the Draft Tai O Town Centre Outline Zoning Plan No.
S/I-TOTC/F

Explanatory Statement of the Draft Tai O Town Centre Outline
Zoning Plan No. S/I-TOTC/F

Extract of Minutes of the Town Planning Board Meeting held on
24.1.2014

TPB Paper No. 9552 (covering paper only)

Extract of Minutes of the Islands District Council Meeting held
on 24.2.2014

Extract of Minutes of the Tai O Rural Committee Meeting held
on 20.2.2014

Letter from Mr. YU Hon Kwan, an Islands District Council
Member, dated 25.3.2014

Letter from the Tai O Rural Committee dated 10.4.2014

Email from Chairperson of Association for Tai O Environment
and Development dated 8.4.2014

Letter from Award-winning Team of Design Competition for
the Revitalization of Tai O dated 8.4.2014

Letter from Gary YEUNG dated 10.4.2014

Email from Raven MA dated 10.4.2014

Email from KONG Yuk Ha dated 10.4.2014

Letter from TSE Sai Kit dated 17.4.2014

Email from Vinco MUNG dated 23.4.2014

Preliminary Redevelopment Proposal of Tai O Rural Committee
Historic and Cultural Showroom
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Annex 11

DRAFT TAI O TOWN CENTRE OUTLINE ZONING PLAN No. S/I-TOTC/E

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

NOTES

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

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

(2) Any use or development which is always permitted or may be permitted in accordance
with these Notes must also conform to any other relevant legislation, the conditions of the
Government lease concerned, and any other Government requirements, as may be
applicable.

(3) (@) No action is required to make the existing use of any land or building conform to this
Plan until there is a material change of use or the building is redeveloped.

(b) Any material change of use or any other development (except minor alteration
and/or modification to the development of the land or building in respect of the
existing use which is always permitted) or redevelopment must be always permitted
in terms of the Plan or, if permission is required, in accordance with the permission
granted by the Town Planning Board.

(c) For the purposes of subparagraph (a) above, “existing use of any land or building”
means —

(i) before the publication in the Gazette of the notice of the first statutory plan
covering the land or building (hereafter referred as “the first plan’),

* a use in existence before the publication of the first plan which has
continued since it came into existence; or

* ause or a change of use approved under the Buildings Ordinance which
relates to an existing building; and

(it) after the publication of the first plan,

* a use permitted under a plan which was effected during the effective
period of that plan and has continued since it was effected; or

* ause or a change of use approved under the Buildings Ordinance which
relates to an existing building and permitted under a plan prevailing at the
time when the use or change of use was approved.



(4)

()

(6)

(7)

(8)

-2 -

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.

Road junctions, alignments of roads, and boundaries between zones may be subject to
minor adjustments as detailed planning proceeds.

Temporary uses (expected to be 5 years or less) of any land or building are always
permitted as long as they comply with any other relevant legislation, the conditions of the
Government lease concerned, and any other Government requirements, and there is no
need for these to conform to the zoned use or these Notes. For temporary uses expected
to be over 5 years, the uses must conform to the zoned use or these Notes.

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 (8) in relation to areas
zoned “Conservation Area”:

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

(b) 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

(c) maintenance or repair of watercourse and grave.
In areas zoned “Conservation Area”,
(@) the following uses or developments are always permitted:

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

(if) 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

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

provision of plant nursery, amenity planting, sitting out area, rain shelter,
refreshment kiosk, footpath, public utility pipeline, electricity mast, lamp pole,
telephone booth and shrine.



©)

(10)

(11)

3 -

In any area shown as ‘Road’, all uses or developments except on-street vehicle park and
those specified in paragraph (7) above require permission from the Town Planning Board.

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,

“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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COMMERCIAL

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

Commercial Bathhouse/ Broadcasting, Television and/or Film Studio
Massage Establishment Flat

Eating Place Government Refuse Collection Point

Educational Institution House

Exhibition or Convention Hall Residential Institution

Government Use (not elsewhere specified)

Hotel

Institutional Use (not elsewhere specified)

Library

Office

Place of Entertainment

Place of Recreation, Sports or Culture
Private Club

Public Clinic

Public Convenience

Public Utility Installation

Recyclable Collection Centre
Religious Institution

School

Shop and Services

Social Welfare Facility

Training Centre

Utility Installation for Private Project

Planning Intention

This zone is intended primarily for commercial developments, which may include shop, services,
place of entertainment and eating place, serving the neighbourhood and the visitors.

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 existing building, 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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RESIDENTIAL (GROUP A)

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 (not elsewhere specified)
House

Library

Market

Place of Recreation, Sports or Culture
Public Clinic

Public Vehicle Park (for cycles only)
Residential Institution

Social Welfare Facility

Utility Installation for Private Project

Eating Place

Educational Institution

Exhibition or Convention Hall
Government Refuse Collection Point
Hotel

Institutional Use (not elsewhere specified)
Office

Place of Entertainment

Private Club

Public Convenience

Public Utility Installation

Religious Institution

School

Shop and Services

Training Centre

In addition, the following uses are always
permitted (a) on the ground floor of a
building; or (b) in the purpose-designed non-
residential portion of an existing building:

Eating Place

Educational Institution
Institutional Use (not elsewhere specified)
Office

Place of Entertainment
Private Club

Public Convenience
Recyclable Collection Centre
School

Shop and Services

Training Centre

Planning Intention

This zone is intended primarily for medium-density residential developments. Commercial uses
serving the residential neighbourhood are always permitted on the ground floor of a building or in
the purpose-designed non-residential portion of an existing building.

(please see next page)
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RESIDENTIAL (GROUP A) (Cont’d)

Remarks

On land designated “Residential (Group A)1”, 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 plot ratio of 13-+ and maximum
building heights in terms of number of storeys as stipulated on the Plan, or the plot ratio and
height of the existing building, whichever is the greater.

On land designated “Residential (Group A)2”, 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 domestic gross floor area (GFA)
of 11,100m?, a maximum non-domestic GFA of 120m? and a maximum building height in
terms of number of storeys as stipulated on the Plan, or the GFA and height of the existing
building, whichever is the greater.

On land designated “Residential (Group A)3", no new development, or addition,
alteration and/or modification to or redevelopment of an existing building shall result in a
total development and/or redevelopment in excess of a maximum domestic GFA of
5,300m?, a maximum non-domestic GFA of 95m® and a maximum building height in
terms of number of storeys as stipulated on the Plan, or the GFA and height of the
existing building, whichever isthe greater.

In determining the relevant maximum plot ratio/GFA for the purposes of paragraphs (a)
toand (cb) above, any floor space that is constructed or intended for use solely as plant room
and 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 plot ratio/GFA/building height restrictions stated in paragraphs (a) toand
(cb) 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 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

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

Public Utility Installation #
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

*excluding Domestic Structure on Stilts

Planning Intention

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

(please see next page)
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RESIDENTIAL (GROUP D) (cont’d)

Remarks (cont’d)

No redevelopment of an existing domestic structure on stilts shall result in a total
redevelopment in excess of a maximum building height of 4.6m (excluding stilts) or the
height of the existing building, whichever is the greater.

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 #), other than those to which paragraph (a) above shall apply, 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 existing building, whichever is the greater.

No development including redevelopment for ‘Flat’ and ‘House’ (except ‘New Territories
Exempted House’) uses, other than those to which paragraphs (a) and (b) 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 2 storeys (6m), or the plot ratio and height of the existing
building, whichever is the greater.

Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the plot ratio/building height restrictions stated in paragraphs (a) and (c) above
may be considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.
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VILLAGE TYPE

DEVELOPMENT

Column 1
Uses always permitted

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

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

Eating Place

Flat

Government Refuse Collection Point
Government Use (not elsewhere specified)#
Hotel (Holiday House only)

House (not elsewhere specified)
Institutional Use (not elsewhere specified)#
Market

Place of Recreation, Sports or Culture
Private Club

Public Clinic

Public Convenience

Public Utility Installation #

Religious Institution (not elsewhere specified)#
Residential Institution #

School #

Shop and Services

Social Welfare Facility #

Utility Installation for Private Project

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

Eating Place
Library

School

Shop and Services

Planning Intention

This zone is intended primarily for the provision of land for the retention and expansion of
existing villages as well as reservation of land for the reprovisioning of village houses affected by

Government projects.
villagers and in support of the village developm

Selected commercial and community uses serving the needs of the

ent are always permitted on the ground floor of a

New Territories Exempted House. Other commercial, community and recreational uses may be
permitted on application to the Town Planning Board.

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

Remarks

No new development, or addition, alteration and/or modification to or redevelopment of an
existing building (except development or redevelopment to those annotated with #) shall
result in a total development and/or redevelopment in excess of a maximum building height
of 3 storeys (8.23m), or the height of the existing building, whichever is the greater.

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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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
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
Social Welfare Facility
Training Centre
Wholesale Trade

Eating Place (not elsewhere specified)

Funeral Facility

Helicopter Landing Pad

Helicopter Fuelling Station

Holiday Camp

Hotel

House

Marine Fuelling Station

Office

Petrol Filling Station

Place of Entertainment

Private Club

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

Refuse Disposal Installation (Refuse Transfer
Station only)

Residential Institution

Sewage Treatment/Screening Plant

Shop and Services

Utility Installation for Private Project

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.

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

Remarks

Except as otherwise provided in paragraphs (b) and (c) below, 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 maximum building heights
in terms of number of storeys as stipulated on the Plan, or the height of the existing building,
whichever is the greater.

On land designated “Government, Institution or Community (1)”, no new development, or
addition, alteration and/or modification to or redevelopment of an existing building, except a
fire services rescue training tower of a height of not exceeding 33m, 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 existing building, whichever
is the greater.

On land designated “Government, Institution or Community (2)”, no new development, or
addition, alteration and/or modification to or redevelopment of an existing building, except a
fire services rescue training tower of a height of not exceeding 16m, 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 existing building, whichever
is the greater.

Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restriction stated in paragraphs (a) to (c) 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

Public Vehicle Park (for cycles only)
Sitting Out Area

Eating Place
Government Refuse Collection Point
Government Use (not elsewhere specified)
Holiday Camp
Pier
Place of Entertainment
Place of Recreation, Sports or Culture
Private Club
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park

(not elsewhere specified and

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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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
Public Vehicle Park (for cycles only)
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
Place of Entertainment
Private Club
Public Utility Installation
Public Vehicle Park
(not elsewhere specified and
excluding container vehicle)
Religious Institution
Residential Institution
Shop and Services
Theme Park
Utility Installation for Private Project
Z00

Planning Intention

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

(please see next page)
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RECREATION (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 plot ratio of 0.2 and a maximum building height in terms of number of storeys as
stipulated on the Plan, or the plot ratio and height of the existing building, whichever is the
greater.

In determining the maximum plot ratio 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 and caretaker’s quarters, 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 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.



- 13 -
OTHER SPECIFIED USES

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

For “Historic Building Preserved for Cultural, Recreational and Commercial Uses” Only

Eating Place Educational Institution
Education Centre/Visitor Centre Government Use (not elsewhere specified)
Exhibition or Convention Hall Office
Government Use (Police Reporting Centre, Private Club
Post Office only) Public Utility Installation
Hotel Religious Institution
Library School
Place of Entertainment Social Welfare Facility
Place of Recreation, Sports or Culture Utility Installation for Private Project

Public Convenience
Shop and Services (excluding Motor-vehicle

Showroom)

Planning Intention

This zone is intended to preserve, restore and adaptive re-use the historic Old Tai O Police
Station into a heritage tourism attraction that would provide cultural, recreational and
commercial facilities for the enjoyment of local residents and tourists.

(a)

(b)

(©)

Remarks

Any new development, or major addition, alteration and/or modification to, or any
demolition of the facades and special architectural features of the existing building requires
permission from the Town Planning Board under section 16 of the Town Planning
Ordinance.

No new development, or addition, alteration and/or modification to the existing building
shall result in a total development in excess of the maximum building heights of 2 storeys
and 29.5m above Principal Datum, or the height of the existing building, whichever is the
greater.

Based on the individual merits of a development proposal, minor relaxation of the building

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

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

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

For “Amenity Area” Only

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

Amenity Area

Planning Intention

This zone is intended primarily for the provision of amenity and landscaping.

For “Promenade with Pier Landing Area” Only

Promenade Government Use (not elsewhere specified)
Pier Public Utility Installation
Utility Installation for Private Project

Planning Intention

This zone is intended to designate land for a promenade with pier.
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GREEN BELT

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 Animal Boarding Establishment
Barbecue Spot Broadcasting, Television and/or Film Studio
Government Use (Police Reporting Columbarium (within a Religious Institution or

Centre only) extension of existing Columbarium only)
Nature Reserve Crematorium (within a Religious Institution or
Nature Trail extension of existing Crematorium only)
On-Farm Domestic Structure Field Study/Education/Visitor Centre
Picnic Area Flat
Public Convenience Government Refuse Collection Point
Tent Camping Ground Government Use (not elsewhere specified)
Wild Animals Protection Area Holiday Camp

House

Place of Recreation, Sports or Culture

Public Utility Installation

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

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 filling or excavation of land or diversion of stream, 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 or repair 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 Tai O Town Centre Outline Zoning Plan
without the permission from the Town Planning Board under section 16 of the Town Planning
Ordinance.
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CONSERVATION AREA

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

Agricultural Use (Fish Pond Culture only) Field Study /Education/Visitor Centre
Nature Reserve Government Refuse Collection Point
On-Farm Domestic Structure Government Use (not elsewhere specified)
Wetland Habitat House (Redevelopment only)

Wild Animals Protection Area Nature Trail

Public Convenience
Public Utility Installation

Planning Intention

This zone is intended to conserve the ecological value of wetland and ponds which form an
integral part of the wetland ecosystem. New development is discouraged unless it is required to
support the conservation of the ecological integrity of the wetland ecosystem or the development
IS an essential infrastructure project with overriding public interest.

Remarks

(@ 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 Tai O Town Centre Outline Zoning Plan.

(b) Any filling of land/pond, excavation of land or diversion of stream, 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 maintenance or repair
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 Tai O Town Centre Outline Zoning Plan without the
permission from the Town Planning Board under section 16 of the Town Planning
Ordinance.
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DRAFT TAI O TOWN CENTRE OUTLINE ZONING PLAN

NO. S/I-TOTC/F

(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 Tai O
Town Centre Outline Zoning Plan (OZP) No. S/I-TOTC/F. It reflects the planning
intention and objectives of the Town Planning Board (the Board) for various land-use
zonings of the Plan.

AUTHORITY FOR THE PLAN AND PROCEDURE

On 1 December 2009, under the power delegated by the Chief Executive, the
Secretary for Development directed the Board, under section 3(1)(a) of the
Town Planning Ordinance (the Ordinance), to prepare a statutory plan for the
Tai O Town Centre area.

On X XX 2014, the draft Tai O Town Centre OZP No. S/I-TOTC/1 (the Plan)
was exhibited for public inspection under section 5 of the Ordinance.

OBJECT OFTHE PLAN

2.
2.1
2.2
3.
3.1
3.2
3.3

The object of the Plan is to indicate the broad land use zonings and major road
network so that development and redevelopment within the Planning Scheme
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 allocation of sites for various uses.

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

Since the Plan is to show broad land use zonings, there would be situations in
which small strips of land not intended for building development purposes and
carry no development right under the lease, such as the areas restricted as
non-building area or for garden, slope maintenance and access road purposes,
are included in the residential zones. The general principle is that such areas
should not be taken into account in plot ratio and site coverage calculations.
Development within residential 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 infrastructural provision in this area.
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4. NOTESOFTHE PLAN

4.1

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. 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.

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

5. THE PLANNINGSCHEME AREA

5.1

5.2

5.3

5.4

The Planning Scheme Area (the Area) covers a total area of about 46.14 ha in
the north-western corner of Lantau Island. The Area is located about 9 km to the
southwest of Tung Chung and about 14 km west of Mui Wo. It lies on a
low-lying alluvial plain bounded by Fu Shan in the northwest, mangrove stands
in the northeast and Tai O reedbed in the south. The boundary of the Area is
shown by a heavy broken line on the Plan.

The Area is rural in character and separated into two major parts by Tai O
Creek. It covers Tai O village proper, Shek Tsai Po and Yim Tin residential
area. The main traditional village settlements are located along the banks of
Tai O Creek and characterized with traditional village houses and domestic
structures on stilts. Village houses are mostly 3 storeys in height. Modern
residential housings are located along the northern side of Tai O Road. To the
south of Tai O Road is a scenic pond which connects to the nearby natural
stream and forms an important integral part of the ecological system in the Area.

Tai O has a strong religious tradition and there are temples and buildings with
architectural merits scattered within the Area. There is a need to conserve the
historic village settlements, domestic structures on stilts and historic buildings
so as to avoid undesirable disturbance to the rural character.

The Area was once a vibrant fishing village and an important salt production
base. Subsequent to the decline of the traditional industries and migration of
the villagers, economy in the Area is mainly dependent on small-scale fishing
and commercial activities for visitors.
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POPULATION

According to the 2011 Census, the Area has a total population of about 2,000 persons.
The total planned population of the Area would be about 2,300 persons.

GENERAL PLANNING INTENTION

7.1

7.2

7.3

The general planning intention of the Area is to preserve the rural character and
the fishing village of Tai O and to enhance its appeal as a main tourist
destination in the territory. The existing low-rise low-density character of the
village together with domestic structures on stilts should be retained to maintain
the rural setting of Tai O and to avoid overtaxing the limited access and
infrastructure provision.  Future growth, primarily in the form of infill
developments/redevelopments, is mainly confined to the existing village proper
and other residential clusters where supporting community facilities and
infrastructure are provided. Other than the existing recreational facilities,
opportunities for integrating existing and potential recreational facilities with
visitor attractions to form a tourism node have also been provided.

The general urban design concept is to maintain the unique fishing village
character of Tai O and to enhance its visual quality and visitor experience.
Except for major Government, institution or community (GIC) facilities and
medium-density public housing, new developments should blend in well with
the existing buildings and concentrate in Tai O village proper, and should not
exceed the general building height of 3 storeys. To preserve and enhance the
existing rural village character of Tai O, no development or redevelopment
should exceed the building height restrictions stipulated on the Plan or set out in
the Notes of the Plan. Domestic structures on stilts along the banks of Tai O
Creek are to be conserved. To achieve this end, the domestic structure on stilts
should be kept to its original form. In recognition of the role of Tai O as one
of the key tourist attractions in the territory, it is also intended to provide for
complementary tourist attractions and improve the supporting facilities to
enhance the Area’s appeal to both local and international visitors. An entrance
plaza and a cultural event space together with other new transport facilities
including a public transport terminus cum car parks and a coach parking area
will be provided in the Area. Vehicular access to Tai O proper terminates at
the entrance plaza and pedestrian movements in the Area would be improved by
connecting key tourist attraction nodes by nature trails and footbridges. To
enhance pedestrian safety and create a comfort environment for pedestrian,
streets (except Tai O Road and its connecting roads) within Tai O proper are
restricted to village vehicle access only.

In the designation of various zones in the Area, consideration has been given to
the existing settlement, physical landform, topography, natural environment,
land status, availability of infrastructure and local development requirements.
The strategic planning context, sub-regional planning strategies and other
relevant studies have been taken into consideration.
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8. LAND USE ZONINGS

8.1 Commercial (“C”) : Total Area 0.18 ha

8.1.1

8.1.2

The planning intention of this zone is primarily for commercial
developments, which may include shop, services, place of
entertainment and eating place, serving the neighbourhood and the
visitors.

Taking account of the permitted use under the lease, a site to the east of
Tai O Jockey Club Clinic at Shek Tsai Po is under this zone.
Development/redevelopment at this site should be restricted to a
maximum building height in terms of number of storeys as stipulated on
the Plan or the height of the existing building, whichever is the greater.
The building height restriction is to ensure that new development is
compatible with the local village character and the general building
height of the Area. To provide design flexibility for particular
development, minor relaxation of the building height restriction may be
considered by the Board through the planning permission system. Each
application will be considered on its individual planning merits.

8.2 Residential (Group A) (“R(A)”) : Total Area 3.98 ha

8.2.1

The planning intention of this zone is primarily for medium-density
residential developments. Commercial uses serving the residential
neighbourhood are always permitted on the ground floor of a building
or in the purpose-designed non-residential portion of an existing
building. This zone is divided into the following 32 sub-areas:

(@ “Residential (Group A)1” (“R(A)1”) — this sub-area includes Lung
Tin Estate, which is an existing rural public housing estate with
associated open space, public library, kindergarten, food stalls, an
elderly home and other social welfare facilities.
Development/redevelopment at this site is restricted to a maximum
plot ratio of 13% and maximum building heights in terms of
number of storeys as stipulated on the Plan, or the plot ratio and
height of the existing building, whichever is the greater. The
building height restriction is to ensure that new development is
compatible with the local village character and the general building
height of the Area.

(b) “Residential (Group A)2” (“R(A)2”) — this sub-area covers the
existing Home Ownership Scheme development, Lung Hin Court.
Development/redevelopment at this site is restricted to a maximum
domestic gross floor area of 11,100m? a maximum non-domestic
gross floor area of 120m? and a maximum building height in terms
of number of storeys as stipulated on the Plan.

() *“Residential (Group A)3” (“R(A)3”) — this sub-area covers the
Home Ownership Scheme, Tin Lee Court.  Development/
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redevelopment at this site is restricted to a maximum domestic
gross floor area of 5,300m? a maximum non-domestic gross
floor area of 95m? and a maximum building height in terms of
number of storeys as stipulated on the Plan.

To provide design flexibility for particular development, minor
relaxation of the plot ratio, gross floor area and building height
restrictions may be considered by the Board through the planning
permission system.  Each application will be considered on its
individual planning merits.

Residential (Group D) (“R(D)”) : Total Area 6.025-98 ha

8.3.1

8.3.2

8.3.3

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

The unique built form of the domestic structure on stilts along Tai O
Creek together with waterway features embodies the identity of Tai O as
a fishing village. About 500 temporary domestic structures built on
stilts under Government Land Licences (GLL) are administered by the
Lands Department and/or the uses have been recorded by the Squatter
Control Survey. The dimensions and height of these domestic
structures on stilts vary and are specified on respective GLL. To
preserve the old traditional village character and to blend in with the
adjoining buildings in the Area, domestic structures on stilts upon
redevelopment should be maintained to their original form.
Redevelopment of an existing domestic structure on stilts is always
permitted. The redeveloped domestic structures on stilts is restricted to
a maximum building height of 4.6m (excluding stilts) or the height of the
existing building, whichever is the greater. The building height
restriction is to ensure that the redevelopment is in line with the general
building height of the existing domestic structures on stilts in the Area.
Any redevelopment of domestic structure on stilts should have the
consent of the Lands Department. Redevelopment of the existing
domestic structures on stilts to other uses will be subject to planning
permission. No new domestic structure on stilts is permitted under this
zone.

To allow for improvement and upgrading, redevelopment of existing
temporary structures including domestic structures on stilts into
permanent buildings (other than domestic structures on stilts) may be
permitted on application to the Board. Replacement housing for
temporary structures shall not result in a total redevelopment in excess
of a maximum building area of 37.2m? and a maximum building height
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of 2 storeys (6m), or the building area and height of the existing
building, whichever is the greater.

Apart from the intention of residential upgrading, low-rise and
low-density residential development may be permitted on application to
the Board. Residential development other than New Territories
Exempted House shall not result in a total development in excess of a
maximum plot ratio of 0.4 and a maximum building height of 2 storeys
(6m), or the plot ratio and height of the existing building, whichever is
the greater. Generally, the applicant has to demonstrate to the Board,
amongst others, that the proposed development would have no or
minimal adverse effects on the environment.

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

Land zoned for such uses are mainly occupied by temporary structures
clustered along the banks of Tai O Creek and located along Shek Tsai Po
Street.

Village Type Development (“V”) : Total Area 8.779 ha

8.4.1

8.4.2

8.4.3

The planning intention of this zone is primarily for the provision of land
for the retention and expansion of existing villages as well as reservation
of land for the reprovisioning of village houses affected by Government
projects. Selected commercial and community uses serving the needs
of the villagers and in support of the village development are always
permitted on the ground floor of a New Territories Exempted House.
Other commercial, community and recreational uses may be permitted
on application to the Board.

There is no recognized village in the Area. The existing village
developments clustered along Tai O Wing On Street, Tai O Tai Ping
Street, Tai O Market Street, Kat Hing Street and Kat Hing Back Street
are under this zone. Other areas zoned “V” include sites along Shek
Tsai Po Street.

In order to retain the local village character, development/redevelopment
within this zone is restricted to a maximum building height of 3 storeys
(8.23m) or the height of the existing building, whichever is the greater.
To provide design flexibility for particular development, minor
relaxation of the building height restriction may be considered by the
Board through the planning permission system. Each application will
be considered on its individual planning merits.

Government, Institution or Community (“G/IC”) : Total Area 5.351 ha

8.5.1

The planning intention of this zone is primarily for the provision of GIC
facilities serving the needs of the local residents and/or a wider district,
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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 major existing GIC facilities under this zone include Tai O Jockey
Club Clinic, Tai O Community Hall, an existing market, a telephone
exchange and two toilets at Shek Tsai Po.

There are three schools within this zone. They are The Church of
Christ in China Tai O School at Tai O Market Street; Buddhist Fat Ho
Memorial College at Tai O Road and Tai O Wing Chor School at Wing
On Street.  Other sites within this zone include six pumping stations;
three temples, namely Kwan Tai Temple and Tin Hau Temple at Tai O
Market Street and Hung Shing Temple at Shek Tsai Po; a nunnery at
Shek Tsai Po; and two disused water works sites, one at Shek Tsai Po
whilst the other at Lung Tin Estate.

The “G/IC” site to the north of Lung Tin Estate at Yim Tin is reserved
for the development of an event space for community and cultural
events, a coach park and a fire boat house. A refuse collection point is
proposed to the south of the proposed coach park. The “G/IC” site at
the end of Tai O Road is reserved for the development of an entrance
plaza and a public transport terminus cum car park.

To preserve the rural and low-rise character of the Area as well as
provide spatial and visual relief, development/redevelopment within this
zone is restricted to maximum building heights in terms of number of
storeys as stipulated on the Plan or the height of the existing building,
whichever is the greater.

There are two sub-areas covering the fire stations with fire services
rescue training tower, which are subject to the following development
restrictions:

(@) “Government, Institution or Community (1)” (“G/IC(1)”) : Total
Area 0.21 ha

Except a fire services rescue training tower of a height of not
exceeding 33m, development within this sub-area is restricted to a
maximum building height in terms of number of storeys as stipulated
on the Plan, or the height of the existing building, whichever is the
greater. This zone is to reflect the existing Tai O Fire Station at Tai
O Road.

(b) “Government, Institution or Community (2)” (“G/IC(2)”) : Total
Area 0.08 ha

Except a fire services rescue training tower of a height of not
exceeding 16m, development within this sub-area is restricted to a
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maximum building height in terms of number of storeys as stipulated
on the Plan, or the height of the existing building, whichever is the
greater. This zone is to reflect the existing government complex
comprising a post office, Food and Environmental Hygiene
Department office and fire sub-station at Shek Tsai Po.

To provide design flexibility for particular development, minor
relaxation of the building height restriction may be considered by the
Board through the planning permission system. Each application will
be considered on its individual planning merits.

Open Space (“O™) : Total Area 2.76 ha

8.6.1

8.6.2

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.

Existing sites within this zone include a roller-skating rink adjoining
Tai O Fire Station, Yim Tin Pok Temporary Playground to the south of
Tai O Road, and three sitting-out areas located to the northeast of Tai O
Fire Station, in front of Kwan Tai Temple and to the west of Lung Hin
Court respectively. There are a football pitch, a children playground
and an open grassland at Shek Tsai Po. Adjoining these existing
facilities at Shek Tsai Po are a proposed garden and promenade also
zoned “O”.

Recreation (“REC”) : Total Area 1.37 ha

8.7.1

8.7.2

8.7.3

The planning intention of this zone is primarily for recreational
developments for the use of the general public. It encourages the
development  of active and/or  passive  recreation  and
tourism/eco-tourism.  Uses in support of the recreational developments
may be permitted subject to planning permission. In order to retain the
local village character, development/redevelopment is restricted to a
maximum plot ratio of 0.2 and a maximum building height in terms of
number of storeys as stipulated on the Plan, or the plot ratio and height
of the existing building, whichever is the greater.

The former Tai O Public School and the former District Office Staff
Quarters at Shek Tsai Po, being used as Shaolin Wushu Culture Centre
for recreational activities and holiday camp, are under this zone. To
promote the Area as a tourism node, a site to the east of Yim Tin Pok
Temporary Playground is also reserved as a possible campsite / holiday
accommodation under this zone.

To provide design flexibility for particular development, minor
relaxation of the plot ratio and building height restrictions may be
considered by the Board through the planning permission system.
Each application will be considered on its individual planning merits.
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8.8 Other Specified Uses (“OU™) : Total Area 1.11 ha

This zone covers land annotated for the following specific uses:

8.8.1  “Historic Building Preserved for Cultural, Recreational and Commercial

Uses”

(@)

(b)

(©)

(d)

The planning intention of this zone is to preserve, restore and
adaptively re-use the historic Old Tai O Police Station into a
heritage tourism attraction that would provide cultural, recreational
and commercial facilities for the enjoyment of local residents and
tourists.

The Old Tai O Police Station at the western end of Shek Tsai Po
Street, a Grade 2 historic building, has been converted into a
heritage hotel under the Development Bureau’s “Revitalising
Historic Buildings Through Partnership Scheme”. It is a fine
exemplar of colonial-style building of the period representing
typical colonial barrack architecture with a distinctive facade
characterized by its arched verandahs, traditional timber pitched
roof and Chinese roof tiles. The special architectural features of
the building such as round watchtowers, chimney stacks, original
fireplaces, covered walkway, French windows and jalousies have
been identified under the Heritage Impact Assessment and
conserved through the revitalization scheme. The hotel has been
in operation since March 2012.

The following planning controls are applicable to this zone:

e any new development, or major addition, alteration and/or
modification to, or any demolition of the facades and
special architectural features of the existing building
requires planning permission from the Board;

° no new development, or addition, alteration and/or
modification to the existing building shall result in a total
development in excess of the maximum building heights of
2 storeys and 29.5m above Principal Datum, or the height
of the existing building, whichever is the greater; and

° minor relaxation of the building height restriction may be
considered by the Board through the planning permission
system and each case will be considered on its individual
merits.

In submitting a planning application to the Board, the applicant
should make reference to the conservation principles as stated in
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the Conservation Guidelines drawn up by the Antiquities and
Monuments Office (AMO).

A site fronting Tai O Yat Chung is zoned “OU” annotated “Amenity
Area” for the provision of amenity and landscaping upon the completion
of a riverwall and associated drainage and sewerage improvement works
at the site.

A section of Shek Tsai Po Street along the waterfront leading to the
pier at the western end of the Plan is zoned “OU” annotated
“Promenade with Pier Landing Area”. It is mainly for leisure walking
and serves as an easy access to the Area by water.

Green Belt (“GB™) : Total Area 5.6049 ha

8.9.1

8.9.2

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.
The northern fringe of the Area covering the foothill of Fu Shan and a
strip of land adjacent to the pond to the south of Tai O Road are zoned
for this purpose.

As filling or excavation of land or diversion of stream may cause
adverse drainage impacts on the adjoining 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.

Conservation Area (“CA”) : Total Area 4.00 ha

8.10.1

8.10.2

8.10.3

The planning intention of this zone is to conserve the ecological value
of wetland and ponds which form an integral part of the wetland
ecosystem. New development is discouraged unless it is required to
support the conservation of the ecological integrity of the wetland
ecosystem or the development is an essential infrastructure project with
overriding public interest.

A sizable pond between Tai O Road and Tai O reedbed in the south is
under this zone. It has high scenic and ecological value. It is
hydrologically linked to the nearby stream and wetlands, and forms an
integral part of the ecological system of the Area. Mature mangrove
and mangrove associated species can be found along the border of this
pond, which also provide an important resting and feeding ground for
birds, particularly the wetland dependent species (e.g. ardeids, waders
and kingfishers).

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 houses shall not result in a
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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 OZP.

8.10.4 Filling of land/pond, excavation of land or diversion of stream may
cause adverse drainage impacts on adjacent areas and adverse impacts
on the natural environment. In view of the conservation value of the
area within this zone, permission from the Board is required for such
works and related activities except maintenance and repair works.

COMMUNICATIONS

Road Network

9.1

The Area is accessible from Tai O Road, which is a standard single two-lane
rural road, leading from Keung Shan Road, South Lantau Road and Tung Chung
Road. At present, the roads mentioned above are subject to the Closed Road
Permit system due to government restrictions on the numbers of vehicles in
south Lantau. There is no plan to further extend the existing road network in
the Area.

Public Transport/Transport Provision

9.2

The Area is accessible by franchised buses, Lantau taxis and a ferry service.
There are three day time bus routes from Tai O to Ngong Ping, Tung Chung and
Mui Wo respectively; and one over-night bus route from Mui Wo to Tai O.
There is also ferry service plying between Tuen Mun and Tai O via Tung Chung
and Sha Lo Wan. A public transport terminal cum car park at Tai O Road and
a coach park to the north of Lung Tin Estate have been planned and would be
implemented with the support of the Civil Engineering and Development
Department (CEDD).

Footpath and Footbridge

9.3

To conserve the traditional fishing village character of Tai O, vehicle-free
environment is retained in village core area. To enhance pedestrian safety and
create a comfort environment for pedestrian, streets (except Tai O Road and its
connected roads) within Tai O proper are restricted to village vehicle access
only. To improve the local connectivity, new nature trails and footbridges
crossing Tai O Creek have been planned.

UTILITY SERVICES

Sewerage and Drainage Systems

10.1

Under the existing sewerage and drainage systems, there are six pumping
stations serving the Area. However, there is no public sewerage for the area
now occupied by the domestic structures on stilts. New development should
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demonstrate that the proposal would not cause adverse drainage impact on the
Area as well as include proper on-site sewage treatment facilities if required.
Expansion, improvement and upgrading of the existing sewerage networks and
provision of new sewerage network for Tai O are being examined in detail
under the “Upgrading of Cheung Chau and Tai O Sewage Collection, Treatment
and Disposal Facilities — Design and Construction” Study undertaken by the
Drainage Services Department. With the coordination of the CEDD, a new
riverwall at Tai O Yat Chung has been constructed to prevent tidal flooding.

Water Supplies

10.2

Others

10.3

Potable water supply is generally available in the Area and is provided by the
Tai O Fresh Water Service Reservoir. To cater for the need of the Area,
expansion of Tai O Fresh Water Service Reservoir and additional facilities for
transferring fresh water to Tai O will be required.

Electricity supply and telephone networks are available in the Area. There is
no piped gas system in the Area.

CULTURAL HERITAGE

111

11.2

11.3

A site of archaeological interest, namely Tai O Site of Archaeological Interest
and a number of graded/proposed graded historic buildings/structures are
located within the Area. On 19 March 2009, the Antiquities and Advisory
Board (AAB) released the list of 1,444 historic buildings in which some
buildings/structures in the Area have been given proposed gradings. All the
above site of archaeological interest and graded/proposed graded historic
buildings/structures within the Area are worthy of preservation.

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

Prior consultation with the AMO of Leisure and Cultural Services Department
should be made if any development, redevelopment or rezoning proposals might
affect the above site of archaeological interest, graded/proposed graded historic
buildings/structures, new items pending grading assessment and their immediate
environs. Upon redevelopment, the character-defining elements of the historic
buildings should be salvaged and reinstated as far as practicable. If
disturbance of the above site of archaeological interest and site(s) of
archaeological potential is unavoidable, a detailed Archaeological Impact
Assessment (AIA) conducted by a qualified archaeologist is required for
development works within the sites. The archaeologist shall apply for a
licence to conduct AIA under the Antiquities and Monuments Ordinance (Cap.
53). A proposal of AIA shall be submitted to AMO for agreement prior to
applying for a licence.
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12. IMPLEMENTATION

12.1

12.2

12.3

Although existing uses non-conforming to the statutory zonings are tolerated,
any material change of use and any other development/redevelopment must be
always permitted in terms of the Plan or, if permission is required, in
accordance with the permission granted by the Board. The Board has
published a set of guidelines for the interpretation of existing use in the urban
and new town areas. Any person who intends to claim an *“existing use right”
should refer to the guidelines and will need to provide sufficient evidence to
support his claim. The enforcement of the zonings mainly rests with the
Buildings Department, the Lands Department and various licensing authorities.

The Plan provides a broad land use framework within which detailed plans for
the Area will be prepared. These detailed plans are used as the basis for public
works planning and site reservation within the government departments.
Disposal of sites is undertaken by the Lands Department. Public works
projects are co-ordinated by the CEDD in conjunction with the client
departments and the works departments, such as the Highways Department and
the Architectural Services Department. In the course of implementation of the
Plan, the Islands District Council would also be consulted as appropriate.

Planning applications to the Board will be assessed on individual merits. In
general, the Board’s consideration of the planning applications will take into
account all relevant planning considerations which may include the 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, 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.

TOWN PLANNING BOARD

JUNE 2014
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Extract of the TPB meeting minutes on 24.1.2014

Sai Kung and Islands District

Agenda Item 9

[Open Meeting (Presentation and Question Session only)]

Preliminary Consideration of the Draft Tai O Town Centre Outline Zoning Plan No.
S/-TOTC/E ’
(TPB Paper No. 9552)

[The hearing was conducted in Cantonese.]

Presentation and Question Session

159. The following representative of Planning Department (PlanD) was invited to the
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meeting at this point.

Mr Ivan Chung - District Planning Officer/Sai Kung and Islands

(DPO/SKIs), PlanD

160. The Chairman extended a welcome and invited DPO/SKIs to brief Members on

the backgrouﬁd of the Paper.

161. With the aid of a-Powerpoint presentation, Mr Ivan Chung made the following

main points as detailed in the Paper:

Background.

(a)

(b)

(c)

in 2002, the “Study on Revitalization of Tai O” concluded a recommended
revitalisation strategy together with a recommended outline development

plan. The strategy sought to rejuvenate the fishing village of Tai O with its

_ unique heritage and character and the overall plahning concept was to

balance nature and heritage conservation with appropriate new development,

building upon Tai O’s traditional visitor attraction;

“in May 2007, the Lantau Development Task Force published the Revised

Concept Plan for Lantau. The overall planning vision of the Revised
Concept Plan was to promote sustainable development by balancing
development and conservation needs. Tai O had been iﬂentiﬁed as one of
the locations reqtiin'né special attention. The Revised Concept Plan
recorﬁmended that there was a need for early implementation of the
improvement projects and to prepare/review town plans with due regard to
the protecﬁon-of area of high conservation value and preservation of its

fishing village character;

based on the recommendations of the “Study on Revitalization of Tai O,
Civil Engineering and Development Department (CEDD) commenced the
“Improvement Works for Tai O Facelift - Feasibility Study” in June 2007.

A number of improvement works had been recommended and implemented



(d)
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within Tai O to benefit both the visitors and local community;

given that most of the Tai O Town Centre area had been developed and the
remaining developable land was almost entirely under government
ownership, the prepafation of Development Permission Area (DPA) plan to
enable statutory planning enforcemént control on the Town Centre area was
considered not necessary. Instead, a draft Outline Zoning Plan (OZP) was
prepared for providing a statutory planning framework to guide the long
term development of the Town Centre area and preserve the rural character

and the fishing village of Tai O,

Existing Land Uses in the Planning Area

(e)

(H)

(2

Tai O Town Centre (the Area) covered a total of about 46.14 ha of land in
the north-western corner of Lantau. The Area lay on a low-lying alluvial
plain bounded by Fu Shan in the northwest, mangrove stood in the northeast

and Tai O reedbed in the south;

the Area was rural in character and separated into two major parts by Tai O
Creek. It covered the Tai O village proper, Shek Tsai Po and ‘Yim Tin
residential area. According to the 2011 Census, the population of the Area
was about 2,000. There were no indigenous villages in the Area but the
main traditional village settlements charactérised with traditional village
houses and domestic structures on stilts were located along the banks of Tai
O Creek. Village houses were mostly 3 storeys in height while most of the
domestic structures on stilts were 1 to 2 storeys (less than 4.6m) in height.
Modern residential housings were located at the northern side of Tai O Road.
To the south of Tai O Road was a scenic pond which connected to thé
nearby natural stream and formed an important integral part of the

ecological system in the Area;

Tai O had a strong religious tradition and there were temples and buildings

- with architectural merits scattered within the Area. The Area was once a

vibrant fishing village and an important salt production base. Salt
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production in Tai O was one of the earliest industrial activities recorded in
Hong Kong. There was a need to conserve the historic fishing village,
domestic structures on stilts and historic buildings so as to avoid
undesirable disturbance to the existing townscape and maintain the fishing
village character and enhance the appeal of Tai O as a main tourist

destination in the territory;

Major Planning Considerations

Infrastructure Improvement for Tourism

()

CEDD had been carrying out improvement works in Tai O in accordance
with the recommendations of the “Improvement Works for Tai O Facelift -
Feasibility Study”, including the construction or improvement of éntrance
plaza and public ﬁanspoﬂ terminus at the end of Tai O Road, coach parking
area and event space for community and cultural events to the north of Lung
Tin Estate, and a garden and promenade at Shek Tsai Po. These
improvement works aimed to enhance visitors’ experience to the Area and

promote Tai O as a popular tourism node;

Domestic Structure on Stilts

@

the unique built form of the domesﬁc structure on stilts along Tai O Creek
together with waterway features embodied the identity of Tai O as a fishing }
village. The domestic structures on stilts comprised mainly one to two
storey ﬂat—topf)ed structures erected above the sea level aﬁd supported by
stone, wooden or concrete pillars. There were over 400 temporary domestic
structures built on stilts under Government Land Licences (GLL). To
preserve the history and character of the fishing village in Tai O, the “Eastern
Venice”, the overall setting and their environs of the traditional' domestic

structure on stilts played an important role;

Historic Buildings ' -

Q)

graded buildings/structures included Old Tai O Police Station at Shek Tsai
Po, several shophouses along Tai O Market Street and Kat Hing Street and
some temples. Proposed graded building included 2 and 4 Tai O Market
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Street. New item pending grading assessment included the domestic
structure on stilts in Tai O. If there were any development or
redevclopment proposals that might affect the above historic
buildings/structufes, it was important to have prior consultation with the
Antiquities and Monuments Office (AMO). Besides, should the historic
buildings be redeveloped, the character-deﬁningl elements of buildings
should be salvaged and reinstated as far as practicable in liaison with the

AMO;

Nature Conservation

(k)  between Tai O Road and Tai O Reedbed was a sizable pond comprising

government land only with high scenic and ecological value as mangroves
and mangrove-associated species could be found along its borders. It
linked hydrologically to the nearby streams and wetlands such as Tai O
Reedbed and Tai O Mangrove Replanting Area and formed an integral part
of the ecological system of the Area. The Agriculture, Fisheries and

Conservation Department supported the conservation of the area;

Commercial Site at Shek Tsai Po Street

)

there was an unfinished structure at a site to the east of Tai O Jockey Club
Clinic at Shek Tsai Po. The lease condition of the site was for cinema
and/or commercial purposes. The site was at a prime location with high
pedestrian flow aﬁd had the potential to be developed for commercial uses
such as shop and services, eating place and place of entertainment to serve

the immediate neighbourhood and cater to the visitors’ need,

Public Housing Estate

(m) Lung Tin Estate was an existing rural public housing estate of 3 and 12

storeys high in Tai O. Housing Department (HD) considered that
ﬂexibility was required for future replanning and redevelopment of Lung
Tin Estate so as to cater for the éhanging requirements of the commercial,
social welfare aﬁd/or community facilities serving the local residents and
wider Tai O community and é 10% allowance on top of the existing plot

ratio needed to be taken into account for the proposed residential zoning for
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objection to HD’s proposal,

Planning Intention

()

the general planning intention of the Area was to preserve the rural character
and the fishing village of Tai O and to enhance its appeal as a main tourist
destination in the territory. The existing low-rise léw-densityv character of
the village together with domestic structures oh ’stilts should be retained to
maintain the rural setting of Tai O and to avoid overtaxing the limited
access and infrastructure provision. Opportunities for integrating existing
and potential recreational facilities with visitor attractions to form a tourism

node had also been provided,

Land Use Proposals

(0)

land use zones designated within the Area were mainly based on the
“Recommended Outline Development Plan” prepared under the “Study on
Revitalization of Tai O”, the latest findings and recommendations of the
CEDD’s “Improvement Works for Tai O Facelift - Feasibility Study” énd

the current physical characteristics of the Area;

“Commercial” (“C”) - 0.18 ha (0.39%)

(p)

this zone (covering a site at Shek Tsai Po) was primarily for commercial
developments, which might include shop, servicés, place of entertainment
and eating place. Development/redevelopment at this site should be
restricted to a maximum building height of 3 storeys as stipulated on the Plan

or the height of the existing building, whichever is the greater;

“Residential (Group A)” (“R(A)”) - 3.98 ha (8.63%)

@

this zone was primarily intended for medium-density residential
developments and to reflect the existing public housing and Home
Ownership Scheme. The “R(A)1” zone (covering Lung Tin Estate) was

subject to a maximum plot ratio of 1.1 and maximum building heights of 6
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and 12 storeys whereas the-“R(A)2” zone (covering Lung Hin Court) was
restricted to a maximum domestic gross floor area of 11,100 m?, a maximum
non-domestic gross floor area of 120 m* and a maximum building height of 6

storeys,

“Residential (Group D)” (“R(D)”) - 5.98 ha (12.96%)

)

(s)

this zone was primarily intended for preservation of the general character of
the domestic structures on stilts. It was also intended for improvement and
upgrading of existing temporary structures within the rural areas through
redevelopment of these structures into permanent buildings, and low-rise
and low-density residential developménté might be permitted on application

to the Board;

the redeveloped domestic structures on stilts should be restricted to a
maximum building height of 4.6m (excluding stiits) or the height of the
existing building, whichéver was the gréater. Replacement housing for
temporary structures should not result in a total redevelopment of a
maximum building area of 37.2m’? and a maximum building height of 2
storeys (6m), or building area and height of the existing building, whichever
was the greater. Residential development other than New Tem'toﬁes
Exempted House was restricted to a maximum plot ratio of 0.4 and a
maximum building height of 2 storeys (6m), or the plot ratio and height of the

existing building, whichever was the greater;

“Village Type Development” (“V”) - 8.79 ha (19.05%)

(t)

this zone was primarily intended for the provision of land for the retention
and expansion of existing villages as well as reservation of land for the
reprovisioning of village houses affected by Government projects.
Development/redevelopment within this zone should be restricted to a
maximum building height of 3 storeys (8.23m) or the height of the existing

building, whichever was the greater;

“Government, Institution or Community” (“G/IC”) - 5.31 ha (11.51%)

(u) this zone was primarily intended for the provision of GIC facilities serving
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the needs of the local residents and/or a wider district, region or the territory.
Development/redevelopment within this zone should be restricted to
maximum building heights ranging from 1 to 5 storeys or the height of the

existing building, whichever was the greater;

“Open Space” (“0”) - 2.76 ha (5.98%)
(v) this zone was 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;

“Recreation” (“REC”) - 1.37 ha (2.97%)

(w) this zone was primarily intended for recreational developments for the use
of the general public so as to encourage the development of active and/or
passive  recreation and tourisr;l/eco-tourism. Development or
redevelopment within this zone should be restricted to a maximum plot ratio
of 0.2 and a maximum building height of 2 storeys, or the plot ratio and

height of the existing building, whichever was the greater;

;‘Other Specified Uses” (“OU”) - 1.11 ha (2.41%)
(x) this zone covered the following uses:

- ®® “Histoﬁc Building Preserved for Cultural, Recreational and
Commercial Uses” which was intended to preserve, restore and
adapti\"ely re-use the historic Old Tai O Police Station at Shek Tsai Po
Street into a heritage tourism attraction that would pfovide cultural,
recreational and commercial facilities for the enjoyment of local
residents and tourists. No new development, or addition, alteration
and/or modification to the existing building should result in a total
development in excess of the maximum building heights of 2 storeys
and/or 29.5m above Principal Datum, or the height of the existing
building, whichever was the greater;

(i) “Amenity Area” which covered a site fronting Tai O Yat Chung for
the provision of amenity and landscaping upon the completion of a
riverwall and associated drainage and sewerage improvement works at

the site; and



- 109 -

(iti)  “Promenade with Pier Landing Area” which covered a section of
Shek Tsai Po Street along the waterfront leading to the pier and was-
mainly for leisure walking and served as an easy access to the Area by

water;

“Green Belt” (“GB”) - 5.49 ha (11.90%) _

(y) this zone was 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. It covered the foothill of Fu Shan

and a strip of land adjacent to the pond to the south of Tai O Road;

“Conservation Area” (“CA”) - 4.02 ha (8.71%)
(z) this zone was to conserve the ecological value of wetland and ponds which
formed an integral part of the wetland ecosystem. It covered a sizable

pond located between Tai O Road and Tai O Reedbed;
Consultation

(aa) government departments consulted had no adverse comments on the draft
plan, its Notes, Explanatory Statement (ES) and the Planning Report.
Subject' to the Board’s agreement, the Islands District Council and Tai O
Rural Committee would be consulted and their comments, if any, would be
submitted to the Board prior to the publication of the draft OZP under

section 5 of the Town Planning Ordinance.
[Ms Julia M.K. Lau left the meeting at this point.]

162. As the presentation from the representative of PlanD had been completed, the

Chairman invited questions and comments from Members.

163. The Vice-chairman asked whether the proposed “R(D)” zoning was appropriate
for preservation of the existing character of the domestic structures on stilts and also for the

improvement and upgrading of these structures. Mr Ivan Chung, DPO/SKISs, said that there
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were currently over 400 temporary domestic structures built on stilts under GLL administered
by the Lands Department. Due to a géneral concern on structural stability of these
temporary structures, upgrading works (e.g. drainage system) had to be further examined and
studied by relevant government departments such as Drainage Services Department and
Environmental Protection Department. He said that to preserve the existing character of the
ddmestic stilts, redevelopment of an existing domestic structure on stilts was always
permitted under the proposed “R(D)” zoning while redevelopment to other uses would be
subject to planning permission. For example, planning permission would not be required for

the redevelopment of those ten domestic structures on stilts destroyed by fire last year.

164. " In view of Vice-Chairman’s comment, Mr K.K. Ling, Director of Planning, asked
whether a specified zoning (i.e. under “Other Specified Use™) could be considered to better
reflect the planning intention for preservation of the character of the domestic structures on. |
stilts. The Secretary said that it had been clearly stated in the Notes and ES of the OZP that
the planning intention of the “R(D)” zone was prirharily for preservation of the character of
- the domestic structures on stilts and also for the improvement and upgrading of existing
temporary structures through redevelopment of existing temporary structures into permanent

buildings.

165. A Member asked whether the built form of a stilt structure would be subject to
planning permission of the Board. Mr Ivan Chung reiterated that under the proposed “R(D)”
zone, redevelopment of domestic structures on stilts was always permitted and no planning

permission would be required for the stilt structure. However, if the existing temporary |
domestic structures on stilts were to be rédeveloped into permanent buildings, planning

permission would be required.
166. After deliberation, Members agreed that:
(a) the draft Tai O Town Centre Outline OZP No. S/I-TOTC/E together with its
Notes (Appendices I and II of the Paper) was suitable for consultation with

the Islands District Council and Tai O Rural Committee;

(b)  the ES (Appendix II of the Paper) was suitable to serve as an expression of

the planning intentions and objectives of the Board for various land use
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zonings of the draft Tai O Town Centre OZP No. S/I-TOTC/E and that the
ES should be issued under the name of the Board; and

the ES (Appendix IIT of the Paper) was suitable for consultation with the
Islands District Council and Tai O Rural Committee together with the draft
OZP.
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TPB Paper No. 9552

for Consideration by

the Town Planning Board
- on24.1.2014

PRELIMINARY CONSIDERATION OF THE
DRAFT TAI O TOWN CENTRE OUTLINE ZONING PLAN
NO. SI-TOTC/E

Introduction
1.1 The purpose of this paper is to seek Members’ agréement :

(a) that the draft Tai O Town Centre Outline Zoning Plan- (OZP) No.
S/I-TOTC/E (Appendix I) together with its Notes (Appendix II) are
suitable for consultation with the Islands District Council and Tai O

Rural Committee;

(b) that the Explanatory Statement (ES) (Appendix III) is suitable to serve
as an expression of the planning intentions and objectives of the Town
Planning Board (the Board) for various land use zonings of the draft Tai
O Town Centre OZP and that the ES should be issued under the name of
the Boérd; and

(c) that the ES (Appendix III) is suitable for consultation with the Islands
District Council and Tai O Rural Committee together with the draft OZP.

1.2 A Planning Report is attached at Appendix IV to provide Members the
background information on the Tai O Town Centre (the Area) and the rationale
for the land use zonings on the draft OZP.

Background

2.1 In 2002, the “Study on Revitalization of Tai O” concluded a recommended
revitalization strategy together with a recommended outline development plan
(Appendix V). The strategy seeks to rejuvenate the fishing village of Tai O
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with its unique heritage and character and the overall planning concept is to
balance nature and heritage conservation with appropriate new development,

building upon Tai O’s traditional visitor attraction.

In May 2007, the Lantau Development Task Force published the Revised
Concept Plan for Lantau. The overall planning vision of the Revised
Concept Plan is to promote sustainable development by balancing
development and conservation needs. Amongst other recommendations, Tai
O has been identified as one of the locations requiring special attention. The
Revised Concept Plan recommends that there is a need for early
implementation of the improvement projects and to prepare/review town plans
with due regard to the protection of area of high conservation value and

preservation of its fishing village character.

Based on the recommendations of the “Study on Revitalization of Tai O”,.
Civil Engineering and Development Department (CEDD) commenced the
“Improvement Works for Tai O Facelift - Feasibility Study” in June 2007. A
number of improvement works' have been recommended and implemented

within Tai O to benefit both the visitors and local community.

Majority of the land in Tai O Town Centre is government land occupied by
temporary domestic structures on stilts, public rental housing estate,
government, institution or community (GIC) facilities and wetland feature at
Wang Tong (area to the south of Tai O Road). Given that most of the Town
Centre area has been developed and the remaining developable land is almost
entirely under goverhment ownership, preparation of Development Permission
Area (DPA) plan to enable statutory planning enforcement control on the
Town Centre area is considered not necessary. Instead, a draft OZP is
prepared for providing a statutory planning framework to guide the long term
development of the Town Centre area and preserve the rural character and the
fishing village of Tai O. Enforcement control is exercised through lease

conditions, Buildings Ordinance and various licensing authorities.

On 1 December 2009, under the power delegated by the Chief Executive, the
Secretary for Development directed the Board, under section 3(1)(a) of the
Town Planning Ordinance (the Ordinance), to prepare a statutory plan for the

! (a) construction of a riverwall at Yat Chung and the associated drainage and sewerage improvement
works; (b) upgrading of the temple garden in front of Kwan Tai Temple; and (c) improvement to the
signage within the inner-core area of Tai O.
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Tai O area. The draft Tai O Fringe OZP No. S/I-TOF/1 was gazetted on 24
May 2013 under section 5 of the Ordinance. On 15 November 2013, after
considering the representations and comments, the Board decided not to
uphold the representations and the draft Tai O Fringe OZP is ready for
submission to the Chief Executive in Council for approval. The OZP for Tai
O Town Centre is now prepared with a view to gazetting under section 5 of the

Ordinance.

Obiject of the Plan

3.1

3.2

The object of the draft OZP is to indicate the broad land use zonings and major

road network so that development and redevelopment of land within the

- Planning Scheme 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 allocation of sites

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, the
road alignments and boundaries between the land use zones may be subject to
minor adjustments as detailed planning and development proceed.

-The Plan Area (Appendix I)

4.1

4.2

Tai O Town Centre (the Area) covers a total of about 46.14 ha of land in the
north-western corner of Lantau. It is located about 9 km to the southwest of
Tung Chung and about 14 km west of Mui Wo. The Area lies on a low-lying
alluvial plain bounded by Fu Shan in the northwest, mangrove stands in the
northeast and Tai O reedbed in the south. A location plan for the Area is

‘shown in Plan 1.

The Area is rural in character and separated into two major parts by Tai O
Creek. 1t covers the Tai O village proper, Shek Tsai Po and Yim Tin
residential area. According to the 2011 Census, the populatibn of the Area is
about 2,000. There are no indigenous villages in the Area but the main

traditional village settlements characterized with traditional village houses and
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domestic structures on stilts are located valong the banks of Tai O Creek.
Village houses are mostly 3 storeys in height while most of the domestic
structures on stilts are 1 to 2 storeys (less than 4.6m)” in height. Modern
residential housings are located at the northern side of Tai O Road. To the
south of Tai O Road is a scenic pond which connects to the nearby natural
stream and forms an importaﬁt integral part of the ecological system in the
Area.

Tai O has a strong religious tradition and there are temples and buildings with
architectural merits scattered within the Area. The Area was once a vibrant

fishing village and an important salt production base. Salt production in Tai

- O was one of the earliest industrial activities recorded in Hong Kong. The

salt pans in Tai O have significant value to the study of Hong Kong’s early
industry. Subsequent to the decline of the traditional industries and migration
of the villagers, economy in the Area is mainly dependent on small-scale
fishing and commercial activities for tourists. There is a need to conserve the
historic fishing village, domestic structures on stilts and historic buildings so
as to avoid undesirable disturbance to the existing townscape and maintain the
fishing village character and enhance the appeal of Tai O as a main tourist

destination in the territory.

Development Constraints and Opportunities of the Area

The major development constraints and opportunities of the Area are

5.1
summarized in the following paragraphs.
Cultural Heritage v
5.2 There are a number of graded/proposed graded historic buildings/structures

and new items pending grading assessment within the Area (Plan 2), including
the Old Tai O Police Station (Grade 2 historic building) which has been
converted into -a heritage hotel in 2012 under the “Revitalizing Historic
Buildings Through Partnership Scheme” coordinated by the Development
Bureau. Other graded historic buildings include Kwan Tai Temple and Tin
Hau Temple. A site of archaeological interest, namely Tai O Site of
Archaeological Interest, is located within the Area.

2 After the fire in July 2000, concessions have been granted by the then Secretary for Housing,
Planning and Lands to allow holders of valid Government Land Licences to rebuild the domestic
structure on stilts in situ and relax the height of structure to 15ft (about 4.6m).
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The existing clusters of temporary domestic structures along the banks of Tai
O Creek are the relic of the diminishing fishing village. The temporary
domestic structures on stilts reflect the early form of settlement of fisherman
in Tai O.

Tourism and Recreation Potential

5.4

5.5

The Area is also commonly known as “Eastern Venice” characterized with its '

waterway and temporary domestic structures on stilts along the Tai O Creek.
It is a popular tourist spot of Hong Kong for local and foreign visitors. The
unique traditional domestic structures on stilts together with the natural
landscape and ecological areas in the vicinity provide a good opportunity to
repackage the Area as an attractive and unique visitor destination based on the

themes of an historic fishing village and eco-education.

The offshore waters of Tai O are home to a considerable number of Chinese
White Dolphin, which is the mascot of the Hong Kong Special Administrative
Regioh. Chinese White Dolphins are commonly sighted in waters to the
north of Fu Shan. Dolphin watching tours are organized as the sea off Tai O
is one of the popular places for viewing the Chinese White Dolphin from both
land and boat.  Together with the Lantau North Country Park in the vicinity,
the Area has high potential to develop its eco-tourism.

Transport/Accessibility

5.6

The Area is accessible from Tai O Road, which is a standard single two-lane
rural road, from Keung Shan Road, South Lantau Road and Tung Chung Road.
At present, these roads are subject to the Closed Road Permit system to restrict
the numbers of vehicles in South Lantau. There is no plan to further extend

the existing road network in the Area.

Sewerage and Water Supply

5.7 .

Under the existing sewerage and drainage systems, there are six pumping
stations serving the Area. However, there is no public sewerage for the area
now occupied by the domestic structures on stilts. New development should
demonstrate that the proposal would not cause adverse drainage impact on the
Area as well as include proper on-site sewage treatment facilities if required.
Upgrading of the existing sewerage networks and provision of new sewerage
network in the Area will be further examined by the Drainage Services
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Department. As for water supply, to cater for the need of the Area, the Water .
Supplies Department has planned to expand the existing Tai O Fresh Water
Service Reservoir and provide additional facilities to meet the local need.

Major Planning Considerations

Infrastructure Improvement for Tourism

6.1

As mentioned in paragraphs 2.2 and 2.3 above, CEDD has been carrying out
improvement works in Tai O in accordance with the recommendations of the
“Improvement Works for Tai O Facelift - Feasibility Study”. Improvement
works proposed within the Area include the construction or improvement of
entrance4plaza3 and public transport terminus at the end of Tai O Road, coach
parking area and event space for community and cultural events to the north of
Lung Tin Estate, and a garden and promenade at Shek Tsai Po (Attachments
IV and V of Appendix IV). These improvement works aim to enhance
visitors’ experience to the Area and promote Tai O as a popular tourism node.
To take forward these proposals, CEDD is undertaking another consultancy
study on the design and construction of the recommended improvement works
at Tai O. Appropriate zonings have been recommended to facilitate the
implementétion of these proposals as explained in paragraph 8 below.

Domestic Structure on Stilts

6.2

The unique built form of the domestic structure on stilts along Tai O Creek
together with waterway features embodies the identity of Tai O as a fishing
village. Its formation in clusters at Tai Chung, Yat Chung, Yee Chung, Sam
Chung, San Sha, Sha Chai Min and Sun Ki creates a scenic landscape that
attracts many visitors to Tai O (Figures 3a and 3d of Appendix IV). In
response to the tidal flat environment, the domestic structures on stilts comprise
mainly one to two storey flat-topped structures erected above the sea level and
supported by stone, wooden or concrete pillars. There is no standard size for
the domestic structure on stilts. The dimensions and height of these domestic
structures on stilts vary and are specified on respective Government Land

‘Licences (GLL). Over 400 temporary domestic structures built on stilts under

GLL are administered by the Lands Department and/or the uses have been

3 The entrance plaza will comprise hard paved footpath, hard and soft landscape works and sitting-out
areas to serve mainly as a pedestrian link for the public accessing the inner core area of Tai O.
Gateway or sculptural feature is proposed to provide a central focal point for both residents and

visitors.
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recorded by the Squatter Control Survey. Domestic structures on stilts can
formerly be found in Mui Wo, Shau Kei Wan and Aberdeen but they have since
been demolished as a result of urban development. To preserve the history and
character of the fishing village in Tai O, the “Eastern Venice”, the overall setting
and their environs of the traditional domestic structure on stilts play an
important role. The Antiquities and Monuments Office (AMO) also

recognizes the value of the domestic structures on stilts, which have been

included as a new item pending grading assessment.

Historic Buildings

6.3

A number of graded/proposed graded historic buildings/structures and new items

- pending grading assessment within the Area contribute to the cultural heritage

value of Tai O (Plan 2). Graded buildingé/structures include Old Tai O Police
Station at Shek Tsai Po, several shophouses along Tai O Market Street and Kat
Hing Street, Kwan Tai Temple, Tin Hau Temple, Shek Lun Kok, Wing Hing
Petrol Station and Shrine with Stone Dog at Kat Hing Back Street. Proposed
graded building includes 2 and 4 Tai O Market Street. New item pending
grading assessment includes the domestic structure on stilts in Tai O. If any
development or redevelopment proposals may affect the above historic
buildings/structures, it is important to have prior consultation with the AMO.
Besides, should the historic buildings be redeveloped, the character-defining
elements of buildings should be salvaged and reinstated as far as practicable in
liaison with the AMO.

Nature Conservation

6.4

Between Tai O Road and Tai O Reedbed is a sizable pond comprising
government land only with high scenic and ecological value as mangroves and
mangrove-associated species can be found along its borders (Figures 3a and
3i of Appendix IV). Linked hydrologically to the nearby streams and
wetlands such as Tai O Reedbed and Tai O Mangrove Replanting Area which
are outside the Area, it forms an integral part of the ecolbgical system of the
Area and attracts ardeids, waders and kingfishers, etc. It is important to protect
this area of ecological and scenic importance from the adverse effects of
development. The Agriculture, Fisheries and Conservation Department

- supports the conservation of the area.



Commercial Site at Shek Tsai Po Street

6.5

_There is an unfinished structure at a site to the east of Tai O Jockey Club Clinic

at Shek Tsai Po. The lease condition of the site is for cinema and/or
commercial purposes (Plan 3). Though the site is away from the town centre, it
is located at Shek Tsai Po Street which is the orﬂy pedestrian link between the
town center and Tai O Heritage Hotel. The latter has become an important
tourist attraction since its opening in 2012. The site is also close to the Tai O
Community Hall and the Tai O Recreation Ground which are popular places of
visit by the locals. It is therefore at a prime location with high pedestrian flow.
With the increasing number of visitors to Tai O, it has the potential to be
developed for commercial uses such as shop and services, eating place and place
of entertainment to serve the immediate neighbourhood and cater to the Visitors’

need.

Public Housing Estate

6.6

Lung Tin Estate is an existing rural public housing estate of 3 and 12 storeys
high in Tai O (Plan 3). It provides about 500 flats and its year of first
population intake was 1980*. Housing Department (HD) considers that
flexibility is required for future replanning and redevelopment of Lung Tin
Estate so as to cater for the changing requirements of the commercial, social
welfare and/or community facilities serving the local residents and wider Tai O
community and to comply with the Sustainable Building Design Guidelines
promulgated by the Buildings Department in January 2011 including building
separation, building setback, site coverage of greenery, gross floor area
concessions and energy efficiency of buildings. As recommended by HD, a
10% allowance on top of the existing plot ratio needs to be taken into account
for the proposed residential zoning for Lung Tin Estate. = Concerned
departments have been consulted and raised no objection to HD’s proposal.

The OZP (Appendix I)

7.

Planning Intention

7.1

The genefal planning intention of the Area is to preserve the rural character

and the fishing village of Tai O and to enhance its appeal as a main tourist

* Seven are three-storey rural type blocks built in 1980 and the other two are 12-storey high blocks
built in 1995. '
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destination in the territory. The planning intention is in line with the
planning concept of the “Study on Revitalization of Tai O” and the planning
vision of the “Revised Concept Plan for Lantau” as well as the planning
themes of local connectivity, heritage/culture and nature set out in the
“Improvement Works for Tai O Facelift - Feasibility Study”.

The existing low-rise low-'density character of the village together with
domestic structures on stilts should be retained to maintain the rural setting of
Tai O and to avoid overtaxing the limited access and infrastructure provision.
Future growth, primarily in the form of infill developments/redevelopments, is
mainly confined to the existing village proper and other residential clusters
where supporting community facilities and infrastructure are provided. Other
than the existing recreational facilities, opportunities for integrating existing
and potential recreational facilities with visitor attractions to form a tourism

node have also been provided.

Urban Design

7.3

7.4

The general urban design concept is to’ maintain the unique fishing village
character of Tai O and to enhance its visual quality and visitor experience.
Except for major GIC facilities and medium-density public housing, new
developments_ should blend in well with the existing buildings and concentrate
in Tai O village proper, and should not exceed the general building height of 3
storeys. To preserve and enhance the existing rural village character of Tai 0,
domestic structures on stilts along the banks of Tai O Creek are to be
preserved. To achieve this end, the domestic structure on stilts should be

kept to its original form.

In recognition of the role of Tai O as one of the key tourist attractions in the
territory, an entrance plaza and a cultural event space together with other new
transport facilities including a public transport terminus cum car parks and a
coach parking area will be provided in the Area. Vehicular access to Tai O
proper will terminate at the proposed entrance plaza and pedestrian
movements in the Area would be improved by connecting key tourist
attraction nodes by nature trails and footbridges. To enhance pedestrian
safety and create a comfort environment for pedestrian, streets (except Tai O
Road and its connecting roads) within Tai O proper are restricted to village

vehicle access only.
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Land Use Proposals

8.1

8.2

Various land use zones are designated within the Area, which are mainly based
on the “Recommended Qutline Development Plan” prepared under the “Study
on Revitalization of Tai O”, the latest findings and recommendations of the
CEDD’s “Improvement Works for Tai O Facelift - Feasibility Study” and the
current physical characteristics of the Area. Development zonings are mainly

to reflect the corresponding existing uses of the Area.

Detailed land-use proposals for the Area are set out in paragraph 4.3 of the
Planning Report (Appendix IV) and paragraph 8 of the ES (Appendix III)
respectively. Some site photos are shown in Plan 3.

“Commercial” (“C™)

83

About 0.18 ha (0.39%) of land is zoned “C”. The planning intention of this
zone is primarily for commercial developments, which may include shop,
services, place of entertainment and eating place, serving the immediate
neighbourhood. A site to the east of Tai O Jockey Club Clinic at Shek Tsai
Po is under this zone to reflect the permitted use under lease. An unfinished
structure has been standing on the site for years. Taking account of the lease
conditions®, developmeht/redevelopment at this site should be restricted to a
maximum building height of 3 storeys as stipulatedr on the Plan or the height of
the existing building, whichever is the greater. The building height restriction
is to ensure that new development is compatible with the local village
character and the general building hei ght of the Area.

“Residential (Group A)” (“R(A)”)

8.4

About 3.98 ha (8.63%) of land covering Lung Tin Estate and Lung Hin Court
is zoned “Residential (Group A)” (“R(A)”) to reflect the existing public

- housing and Home Ownership Scheme. This zone is primarily intended for

medium-density residential developments where commercial uses serving the
residential neighbourhood are always permitted on the ground floor of a

building or in the purpose-designed non-residential portion of the existing "
building. This zone is divided into 2 sub-areas, “R(A)1” and “R(A)2".

5 The permitted use under lease is for cinema and/or commercial purposes. The building/structure
shall not exceed a height of 50ft above mean formation level of the land. :
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The “R(A)1” site comprises an existing rural public housing estate, the Lung
Tin Estate. To allow ﬂexibility upon redevelopment in future as requested by
HD, the “R(A)1” zone is subject to a maximum plot ratio of 1.1 and maximum
4building heights of 6 and 12 storeys as stipulated on the Plan, or the plot ratio
and height of the existing building, whichever is the greater.

‘The “R(A)2” site comprises a residential development under Home Ownership

Scheme known as Lung Hin Court. To reflect the existing development and
the development parameters permitted under lease, the “R(A)2” zone is
restricted to a maximum domestic gross floor area of 11,100 m?, a maximum

2(6)

non-domestic gross floor area of 120 m”™*’ and a maximum building height of 6

storeys.

“Residential (Group D)” (“R(D)”)

8.7

8.8

About 5.98 ha (12.96%) of land in the Area is zoned “R(D)” which is
primarily intended for preservation of the general character of the domestic
structures on stilts. It is also intended for improvement and upgrading of
existing temporary structures within the rural areas through redevelopment of

these structures into permanent buildings, and low-rise and low-density

residential developments may be permitted on application to the Board. Land
zoned “R(D)” are mainly occupied by temporary structures clustered along the

banks of Tai O Creek and located along Shek Tsai Po Street.

The unique built form of the domestic structure on stilts along Tai O Creek
together with waterway features embodies the identity of Tai O as a fishing
village. To preserve the old traditional village character and to blend in with
the adjoining buildings in the Area, redevelopment of an existing domestic
structure on stilts is always permitted. The redeveloped domestic structures on
stilts should be restricted to a maximum building height of 4.6m (excluding
stilts) or the height of the existing building, whichever is the greater. The
building height restriction is to ensure that the redevelopment is in line with the
general building height of the existing domestic structure on stilts in the Area.
While redevelopment of domestic structure on stilts is always permitted,
redevelopment to other uses will be subject to planning permission. No new
domestic structure on stilts is permitted under this zone.

S It is equivalent to a total plot ratio of 1.25.
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To allow for upgrading and improvement, redevelopment of existing temporary
structures including domestic structures on stilts into permanent buildings may
be permitted on application to the Board. Replacement housing for
temporary structures shall not result in a total redevelopment of a maximum
building area of 37.2m” and a maximum building height of 2 storeys (6m), or
building area and height of the existing building, whichever is the greater.
Residential development other than New Territories Exempted House is
restricted to a maximum plot ratio of 0.4 and a maximum building height of 2
storeys (6m)®, or the plot ratio and height of the existing building, whichever is
the greater. |

“Village Type Development” (V™) : .

8.10

About 8.79 ha (19.05%) of the land is zoned “V” which is primarily intended
for the provision of land for the retention and expansiori of existing villages as
well as reservation of land for the reprovisioning of village houses affected by
Government projects. Selected commercial and community uses serving the
needs of the villagers and in support of the village development are always
permitted on the ground floor of a New Territories Exempted House.
According to the Lands Department, there is no recognized village in the Area.
Existing village developments are clustered along Tai O Wing On Street, Tai O
Tai Ping Street, Tai O Market Street, Kat Hing Street and Kat Hing Back Street
and areas along Shek Tsai Po Street. Development/redevelopment within this
zone should be restricted to a maximum building height of 3 storeys (8.23m) or
the height of the existing buildihg, whichever is the greater.

“Government, Instituﬁon or Community” (“G/IC™)

8.11

- About 5.31 ha (11.51%) of land is zoned “G/IC”. The planning intention of

this zone is primérily for the provision of GIC facilities serving the needs of
the local residents and/or a wider district, region or the territéry. 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 tieeds, and other institutional establishments. - The major existing:
GIC facilities under this zone include Tai O Jockey Club Clinic, Tai O
community hall, an existing market, a telephone exchange, two toilets at Shek
Tsai Po and three schools located at Tai O Market Street, Tai O Road and Wing
On Street. The “G/IC” site to the north of Lung Tin Estate at Yim Tin is

8 To be in line with the existing domestic accommodation of 1 to 2 storeys in height within the zone,
the building height restriction is proposed to be 2 storeys (6m),.instead of following the restriction of 3
storeys (9m) as specified in the MSN,



8.12

-13 -

reserved for the development of an event space for community and cultural
events, a coach park and a fire boat house. A refuse collection point is
proposed to the south of the proposed coach park. The “G/IC” site at the end
of Tai O Road is reserved for the development of an entrance plaza and a public
transport terminus cum car park. Development/redevelopment within this
zone should be restricted to maximum building heights ranging from 1 to 5
storeys as stipulated on the Plan or the height of the existing building,
whichever is the greater.

There are two sub-areas covering the fire stations with fire services rescue

training tower, which are subject to the following development restrictions:

(1) The “G/IC(1)” site at Tai O Road compﬁses the existing Tai O Fire
Station. Except a fire services rescue training tower of a height of not
exceeding 33m, development within this sub-area is restricted to a
maximum building height in terms of number of storeys as stipulated on

- the Plan, or the height of the existing building, whichever is the greater.

(i) The “G/IC(2)” site at Shek Tsai Po Street comprises the existing
government complex including a post office, Food and Environmental
Hygiene Department office and fire sub-station. Except a fire services
rescue training tower of a height of not exceeding 16m, development
within this sub-area is restricted to a maximum building height in terms
of number of storeys as stipulated on the Plan, or the height of the
existing building, whichever is the greater.

“Open Space” (“O™)

8.13

About 2.76 ha (5.98%) of land is zoned “O”. 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. Existing sites within this zone include a roller-skating rink adjoining
Tai O Fire Station, the Yim Tin Pok Temporary Playground to the south of Tai
O Road, and three sitting-out areas located at areas to the northeast of Tai O
Fire Station, in front of Kwan Tai Temple and to the west of Lung Hin Court
respectively. There are a football pitch, a children playground and an open -
grassland at Shek Tsai Po. Adjoining these existing facilities at Shek Tsai Po

are a proposed garden and promenade also zoned “O”.
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“Recreation” (“REC™) ’
8.14 About 1.37 ha (2.97%) of land is zoned “REC”. This zone is primarily
intended for recreational developments for the use of the general public so as

to encourage the development of active and/or passive recreation and
tourism/eco-tourism. It includes the sites of the former Tai O Public School
and the former District Office Staff Quarters at Shek Tsai Po, which are being
used as Shaolin Wushu Culture Centre for recreational activities and holiday
camp. A site to the east of Yim Tin Pok Temporary Playground is also
reserved as a possible campsite / holiday accommodation under this zone to
promote the Area as a tourism node. In order to retain the local village
character, development or redevelopment within this zone should be restricted
to a maximum plot ratio of 0.2 and a maximum building height of 2 storeys as
stipulated on the Plan, or the plot ratio and height of the existing building,

whichever is the greater.

“Other Specified Uses” (“OU”) :
8.15 About 1.11 ha (2.41%) of land is zoned “Other Specified Uses” (“OU™).
This zone covers land annotated for the following uses:

@) “Historic Building Preserved for Cultural, Recreational and Commercial

Uses”

This zone is intend to preserve, restore and adaptively re-use the historic
Old Tai O Police Station at Shek Tsai Po Street into a heritage tourism
attraction that would provide cultural, recreational and commercial
facilities for the enjoyment of local residents and tourists. The Old Tai O
Police Station (a Grade 2 historic building) has been converted into a
heritage hotel under the Development Bureau’s “Revitalising Historic
Buildings' Through Partnership Scheme”. The special architectural

features have been identified under the Heritage Impact Assessment and
conserved through the revitalization scheme. The hotel has been in

~ 6peration since March 2012. Any new development, or major addition,
alteration and/or modification to, or any demolition of the facades and
special architectural features of the existing building requires planning
permission from the Board. No new development, or addition,
alteration and/or modification to the existing building shall result in a
total develdpment in excess of the maximum building heights of 2 °
storeys and/or 29.5m above Principal Datum, or the height of the
existing building, whichever is the greater.
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(i) A site fronting Tai O Yat Chung is zoned “OU” annotated “Amenity
Area” for the provisioh of amenity and landscaping upon the completion
of a riverwall and associated drainage and sewerage improvement works
at the site. | '

(ili) A section of Shek Tsai Po Street along the waterfront leading to the pier
at the western end of the Plan is zoned “OU” annotated “Promenade
with Pier Landing Area”. It is mainly for leisure walking and serves as

an easy access to the Area by water.

“Green Belt” (“GB™)

8.16

About 5.49 ha (11.90%) of land is zoned “GB”. 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. The northern fringe of the Area
covering the foothill of Fu Shan and a strip of land adjacent to the pond to the
south of Tai O Road are under this zone.

“Conservation Area” (“CA”)

8.17

8.18

About 4.02 ha (8.71%) of land is zoned “CA”. The planning intention of this
zone is to conserve the ecological value of wetland and ponds which form an
integral part of the wetland ecosystem. A sizable pond located between Tai
O Road and Tai O Reedbed is under this zone. It has high scenic and
ecological value. It is hydrologically linked to the nearby stream and
wetlands, and forms an integral part of the ecological system of the Area.
Mature mangrove and mangrove associated species can be found along the
border of this pond, which provide an important resting and feeding ground
for birds, particularly the wetland dependent species (e.g. ardeids, waders and

kingfishers).

‘Detailed land-use proposals for the Area are set out in paragraph 8 of the ES

(Appendix ).
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Notes of the Plan (Appendix IT)

9.1

9.2

10.1

10.2

10.3

10.4

Attached to the draft OZP is a set of Notes that 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 Mastér'
Schedule of Notes (MSN) endorsed by the Board. Deviations from MSN are

summarized at Appendix VI.

Consultation

The draft OZP together with the Notes, the ES and the Planning Report have

been circulated to the relevant’ Government bureaux and departments for

comments.

Comments received have been incorporated into the draft OZP, its Notes or ES
as appropriate. On 22.1.2014, the draft OZP was also considered and
endorsed by New Territories District Planning Conference (NTDipCon) for
submission to the Board.

Government departments consulted have no adverse comments on the draft
plan, its Notes, ES and the Planning Report. The proposed “CA” zone is
supported by the Director of Agriculture, Fisheries and Conservation.

Subject to the Board’s agreement, Islands District Council and Tai O Rural
Committee will be consulted and their comments, if any, will be submitted to
the Board prior to the publication of the draft OZP under section 5 of the
Ordinance. ' )
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Decision Sought

Members are invited to:

(a) agree the draft Tai O Town Centre Outline OZP No. S/I-TOTC/E (Appendix I)
together with its Notes (Appendix II) is suitable for consultation with the
Islands District Council and Tai O Rural Committee;

(b) agree that the ES (Appendix III) is suitable to serve as an expression of the

| planning intentions and objectives of the Board for various land use zonings of
the draft Tai O Town Centre OZP No. S/I-TOTC/E and that the ES should be
issued under the name of the Board; and

(c) agree that the ES (Appendix III) is suitable for consultation with the Islands
District Council and Tai O Rural Committee together with the draft OZP.

Attachments

Appendix I Draft Tai O Town Centre Outline Zoning Plan No. S/I-TOTC/E

Appendix II Notes of the Draft Tai O Town Centre Outline Zoning Plan No.
S/I-TOTC/E -

Appendix III Explanatory Statement of the Draft Tai O Town Centre Outline
Zoning Plan No. S/I-TOTC/E

Appendix IV Planning Report on Tai O Town Centre

Appendix V Recommended Outline Development Plan prepared under “Study

’ ‘ on Revitalization of Tai O” ,

Appendix VI ' Summary of Deviations from Master Schedule of Notes

Plan 1 Location Plan of Tai O Town Centre .

Plan2 = Historic Buildings within Tai O Town Centre

Plan 3 . Site Photos |

Pianning Department
January 2014



Annex VI

H 8 2014£I52 H 24 El(éfagq_‘)

BFfE: T 2BEE ‘

HoEh:  EETIR—BEEDE 38 SHEEEUT A 14 7
HEERGERE

L
- BEEA, BBS

Bl
[Bi#%E 4+ BBS, JP

%E

ZEES A, BBS
PiGHI LA, BBS
BREE A

kR OESE
Tt
RIS
SEPSE
RES L
FHEEE L
BAdEZ L
HEREE) L
e F e
ARt
ZRRTLSA
HERE
REEHSeAE, TP
R TSI
SR SeE

FERRH RS

EEFESLE,GBSIP BERE . ‘ B e NS R
FSE oy n - BOEEE o ' B e Pt S
gL, IP Bk AREE
MEEAE R BIRT SRR K] . A
BERFRE IR R EERR) AL

ELE i e AR A R RS 2 - HEE
BIPReRIeE Sk AR BT S, 3 AEE
fiimBELt BHERBETTAR BT FREE R ©) AL

Confirmed DC Minutes Item 11.doc



EEREES LA, TP
FREEIE
BRI
ZRBeA
FEERRE
BRAR L
BR2CH 2t
(FiL e
Einfdrest
I utpined
FRIGEE
R4

pllliE
FIRERSAE, TP
Y/
EHREEZ A
M ELL
BREERf 2t
BRIt
PEBOLE
RERE L
AR
bE i winad
- MLt
SRR
RS L
FETRE
EHREuE
R
W22
EZE 45
B )i o

&
B/ LVt

BhEERRE

il e
BRfR 2t
RRfriET o
Mz et

Conﬁnned DC Minutes Item 11.doc

Bk

TR/ B S

M AR A/ TR R
TARTIERRRBE (e ke )
AT AEAT/ e TR

AR LARAT/EE 4

B MR R R
TTIEAGEEREI 1)
A TAZAT 8RR FIREL 1
B SR e

b TR SR A TN

e CAZRT/ S

LTRSS 1

FEARIER LB BRI T BB

R R Y A

BB REBCEHEE SR ()
B REF S AQ)
RIS E (D)

R EAEQ)

T AT
e L
T )

PHE R R
HSERE TR
B W
S (T )
I O A
K SR

K LR
KPS E S ERIREE
RIS | ERRR A
S R
EREEF (R - SRR

BRI TBEE(EEE)

— AT EE(EHE)

- THEE(EREE)]
L ITBEEEEE)2

TTEEhE (&)

RGE

REGE

RIE
TARTRERRE
TARTIEHEE
TARTEREE
TARTHHRE
TARTIERE
TARTIREREE
B
EEE

el e

EnE
BhEHR

e RBETR
MR REET R
AR KRB
AR REER R
HEE RSB R
TARTIRREE
B B HIBUR

e

s
S
BYEEEE
BT L TR
B TSR
EW ST
EWETE
F BT
EUETTE
iEERE
EEZ

e REEER

AR KRB R

- BB REERRE

S KRB R
HeS REEH R

A~y




XI.

X X X X X

AR OB R ERSE SI-TOTC/E

(3L IDC 7/2014 &%)

123, EREERIHEREA A A R T BT
FHTE L BT B B B E:

124, EVGUCEBNHFNER - 85 0 ERELF HEME
EEONEEIAS - -

125.  ZHEREFoN - B (RBEMH Lo BEEIRHER) AU
S FER AR > TERFARIRRE - & G REEERAE]
[EfREE - WRAFTERFFSIEERRHFEMAR—F -t
A EREIR B E R HBRRER LR © I - IR RBUK 2
AP - HHENSEA A EERINVETEEEOEEL - BN
“ALR” > BEFHREEEANZRS - BRRRESKE L HEER
“IRALHI R B ARREE” - A R R T D - fIRRRM
HIFE A IER Lol BB R SR B R s (V) R PR 28T

- BE - BERSFEANHHRE kEEIRE - AR ERMER RS g R

F o HRNEREERZ (BEWER)) RE » FibIERE VETH
L - EREEEFENATELRTZEE - (HEEEMMEK - &
Y BOKERRF > IKEEEAYES - (BAEAGRRES - WilE R eV fiE R E
EARSCEMENLRIER - ZH0 > RBHELZaGAEREE
R EBUTFANR A EW - RS EIBETEL AR  PIIEHE
5 DERRBGHEA A RHE - ERRAMTE - fRRR - #a
FRA — ARV MBI E R MY » W8 > BRKE
# -~ XP -~ ISR SRR RRERRER

126, RESHABDBAETHOES - RBMEERE > £
TABEERNIGE - A ZREIBE RN ER B G RR TR
HUTER, - IR E R A ARSI - LA ARIE)
FEENRBRINET VT —E TR A B - 5
WS BT 2 = B P (IS R R (BUATE) - (BT 8
- A ESAEIAIRA  LU HE — FFRESRE FR  T
BNV EEIRG] - 5.2 - RGOS L HORER -
BHHEAEE RSNV MR ST - 1SS
AR 6 F 12 BEIONT - HERE 27 K% > RS ERAREE
FES A LSRR T 307 » B4 > MBHAUEOSBIRRE - fuR
T AR EAEEE(REEWHEE R T2 TR SEAS
ATBE MBI USRS MO T HTE R RLELK - fi3(R

Confirmed DC Minutes Item [1.doc




SRER RS RIS - IRATSBE - A IREEEA
B REEE A - B SE R o

127.  EEIRHERKEGEETIE - th3r  RFRERLERER
% T B R A E R EE” > Al SRR TR D - fil
PR EERE 7 AR O&ER HH AR - RERE - SR
RUAERE - HABAgHFER AR  HEEREEE -
LG MUHFFAREIE KR e e AR E] - P T ORI L ERAY SR ZER] -

128.  ENEERERR  RIBEF LRS- BIFHNREBRERRE
EE BRI (B A EEAHTHRIETEIR - DUERE - R e %%
BRFERAETR - BT OEEEEE A o ERETEIRIR - #68
ERAERRNRE CHIUE T - KEMEERHRE IR > 7R
EERAREEME - ARSCERRITR - BAREIGEERRNERE
W S - MR B E R EE P - i ghE
o o MRS A FHHMEREIRET(T ) o LLHFrISiE]
Bl > FTERREEMIN DHERZEEYNRERSE - ERERE
ZEZEE - R TERBNRREEY) - RBUF D HBIRIARE - Wk
BUF + HBCRAIBT - MBI & EANBRALM (RS BUR R R
72 o AR B R HAERIARIR - RE R G pEE R EORR
J& R —BHeEMHIET - AR EEAR B iR g 2 E A
RIR/EBHEHR RS - ERERTSE > I EKERZENER
ERTETRGETME - BEMUK - BEEMEMEESE | - HERER
ALV H EBR - BREBETFES - ZEBRFEEEME > 75
AW TR RS - ARG EEAARE » EER KR
AEYEK - INEEHI AT AR E RS EEERE - ERHEAR
AE - R ETHSE SRR R  FEEEAAMERERITE RS -
MEEARRREEENAMBREM - £ 7 e A LrEREE
HEIFIEESRERNERR - SEIEgEER G e - £8E

BR®&  FEErSEER - e TS ITE - ,

129.  REME SR - MO RRKEERETATIRMEEL R
RNET - (HEEMAERNRE - e e —SHBGIUIKLZHERT
) > EERREAE - ERSERZRER V #” AlEREREAE
# (BTRENEET) 5 16 GRETIHNER » MR ERE ARG - W
EITHRRER - HEREFEER » MHAFEEILIAES - R
R HIARBIR DO AR A RS - ROREE N BT BURER
HE R ABCEEEREABE - 52 - KEEREERRE
IR ANEERM S MEMALEE - EEETHEBMAE - WL &
IHERSERET - R ERREE RG] SR AR > R
HERV RS -

Confirmed DC Minutes Item 11.doc



130. HEEIREESEFENAEIEECERRERIZENRMIELAE -
SRR EIE R R ~ & SRR ME— T | =AY 1 i
TE“Refestrs” - WESERL B G S HMEAE Sk (e B | BHYHES
HERAVERE] - tEERRLEREFFATERIRR - &% - MH#tEr
- HEERAMETAREFZAEREES(AN) -

131, @SR A RN B R AN E R TR RE - AHE]
FAFRIERE > RTEMER > SR ERHETIRE—E

SIS EEHE HERTRIR R - BRAREINSREREHR - (a5 EA
HE = RIEEERS - KR KGEKGEEEME - FTLUARER
G HEE - MR HE EREENIRE A TRIETK - (EERERFI L
- RFIRAAFGE - R IRER BREIRVET - WIEE T B EEE A -

ARG R EWTES | ALUEEAE i B T BV  MEE
INE B HLHERY(E ZE - REIZI 8 —E A RN RORRIE - el
B - MEH - BRARDNERNRE B —E9 RS gE

% BRE N —PWIIE - |

132 EMEREERT . MM R M SR E
BAE - WA AR R E R -

133. EW\RBEFR  KBEAHEZMEREE"  EFRIREH
P BRI ER e TR G - IR EME R
HE MR AR RSO R EIRYRSREE > B AR G B
“BRACHIR R B AR E R - RIS A R T - |

134 RESEEEE - BT RTREIEE) ARSI
> REERE SR A ROMEL - ) © BAVERIIORIE] - (A
SIF R E RS R R B RIARNER - (FHER0E
7T | . | |

135. IREZEHES > AWMEIESBYHATEERFKAJRE
IR - B - -

136, FHEFHARIBA RIS A KT RAEEIH -

(IR A 7E R TR S T 5 )
(ZERHE  RRERE  DEESE BT REERAE
CRERET R R RMEES ) -

X X X X - X

Confirmed DC Minutes Item 1].doc



K&”géﬁé%%~§5 R &3

B 0—wHE_A-+B(EHw) ‘

B EFR=+ 4 Annex VIL

WEE D ReEHE . |

CER R EE |

BEREE BIER ﬁﬁ% TR TRKA - BAKL - BEMH
%88 ~ Roger Sidney Thursby ~ &~ RS e E
TER - REW -

FRCOBEE B8 FTABR - BRFPE %%l‘iﬁ% REH % -
CBEM - RPA RER - RITHEE - %% **%

Bags ~ B3l o
ﬂﬁiﬁ%%—ﬁi%~ﬁﬁﬁ BIR3
& B it %k

— ) KR+ 38 | |

—X B ERMFTR O OBRWEM &wé%a%ﬁ%ﬂ?&ﬁk@ﬁ?

SHREIGHRME RABEEEMBLEN
— X SHEREMEER  RBRTREGES > BRASBEHT
| T REZ B (U THMARR G AKRT FoBBEREK
FE o BACTESE | ARETHEANTE > RIKBREE
FEABEEREPAAMEFLZECRITEN  AARSEL
AREGEMEENBEBARAR > TEH—RMATEEE
BENGB  AREBERZBERBAG  RASBET—F
Yy TAE fﬁ&:%-:%»bﬁﬂﬁtﬁ}ém/\éﬂ » B AT B RART
I - |
O —EBER D SHEM a%é&tﬁﬁ%x@$¢m &3t RAE N
HRAREwME S - KM RLEIK ﬁm&ﬁ%ﬁ%@ﬁ%ﬁ
B MARMOABEOHRRERFELEE  TEARR
FREBERI RATA LT AR R -E 3 ik 2 F @ ey k3|
MARGREFECRME > EREEGWMERAFTREREE
e TeRZBARNMMELREIIHTRERGMRE -
 BRAEHFEAFARLZSE TZANREFAET  w ' &
BRABRAE  F THEXRBRIE—TITHAR &

% NEERFXRERAGENRAERT -

AEAB LEBSE LA RBERRA I BAAET PO
—ERBEEN(REETRIA) > RPIEBRGAR LT
mﬁ’ﬂ%%%¥%¥’m&TMKﬁ$&ﬁﬁﬁ¥ B H#
%— &



WMEHREERRBREE R2EIRB AMUAEEXRER >
FRBATUERAREEYIREEY -

T2 (FH4) B ANEARFTERENETER
BEEYOE— R 0 RAAEEME R IEE LI
A BBAEEE-—FRIHBEEARBLT ESTAR I
W s s THEE(FHE), R TAE(FH)2, BLXE - T4
E(FH)] B OERANEN AL ERER  FEE
BHRARREEZEH TBM > HALMBYRSHEALER
HLIE RHEEMBERRACRIZE - EE(FHI2,
TOHRANEAAR LI RETERABRTL - £iL
R AEREEGEHRRS 11,100 Tk AT &
BEBERS 120 F 7k nKHZEEMSERRAEE B0
URBRIR A B R LB 4 P R H B R '

"EE(TH) , T REES  EZRFFENR LY
EREEm LRSS - R LT B TR EHiB
 RA BB ENEREARAERY AR EHRHERE
MBS AY 0 URFIRE - REEMETER  BEHF
BB EIHT o |

R ﬁﬁﬁ%%mwiﬁﬁmﬁﬁ%%ﬁﬁﬁﬁﬁ
o BAARBHAKE > MBRKANHEANEAR EXZRAE
A LR RN R RS VRFRE NS
S A RS B dmtE ey EE WA o BAENWRY ey
AMEmbEdsg ROWEENSERFRLEBL6KCR
) AR BREZENNBE > ETUHKBBRRE A
B mBEMSERY > REAFREZBAEAUERAE
WA L RS — RS ELAERS 0 EEENWR
T EREEMRE T AN REZFHLEARAARS
.iﬁkﬂ@éﬁ%ﬁfd#’f ¢biﬂw~$ B WA L a4 A AR
B o

TAK WY QIER B R R IR TR
BORARE P BRAEKKERY AR E o BRA
Ha B M 00 B F R 43 ﬂﬁ§@§%+ﬂ%ﬁxﬁﬁ@%

BBI2TFKARSEEANBERBBG R KB

=R



REZEYHZELOHRAGE  EPUHBBAZAHE -
ﬁ%%@&%ﬁ AR EFEFHRINDFFINREBERITE Y
HHAEL R AR 0. 442 RRABRSEAYZERIGFARS 2
}@'(6 kK)o &*&s&%%%ﬁ%%ﬂz%tb%/&mﬁ > HE P AR
E?x)i%‘%-ﬁ ’

A RBER ) BRI EAZEME LM R GRA K
HEFELER  THEYGLHANEESHEATEZENH
B A RBLEFHEFTHHEG R ALERAGHERER
T B RN ENMBERARIABTAFVRAR - BA

PRATE P A RIBRAKEHE ~ RKIBKRF4 - KBRS T48 - T84
BREBBE  URBAFHHTLSBRG A b o £ 3b3b B ag 28 B/
FHEE  ROBRE WS EFREFRG I R(B.23 %) XA8:H

BAEZEMOEE  AEPUHBBRAELHE

b &3 %%&&EJ%w%ﬁﬂ 4 i%m&#ﬁﬁ
BEREERE  UEASTHERR/RZHE Bk UE
5%%m%%&ﬁ@i%ﬁﬂﬁ*ﬁ#ﬁ@%%ﬁ@w%%
MRS AERREE TR AR A MR EREESH
Fig - b N RANEEIT - BB IAEE R I LT
BHRKARERLHM - KARE T - —ERAHT - —@
TEBEFRBERAT 0 LR KRB TE - RREBR AR
%%iﬁ%ﬁ°&§mm%%a%m%%ﬂﬁ‘%%ﬁﬁ@

WA CHEYBERFHEULESG A RECLHES

%%ﬁ%%ﬁ&ﬁ o AR E4F EIGHd BER X — B
BB EYE o £ RIRE KT ~ BB RAE R M
THGEREANTESG - AL B2 835 o &L
N ER/EREE  ZRRENBERFRBER I TAY

1 25 B8R4 -

TR BB B RRA P SN L ERE LS
R/ RPBPRERELAR  UBRASEHERNEMBTRENEER -
SLb R P 64 B LB BF L35 KGR 5 B 3 0 B 8K - K
R @B w B REY > A BARERE > DAEX
BEHERLE  MFERATSREMNELEE -  £L1THA
RHG ~ LEBLG W E RN o PR EF —E#3E
LR REF KB i BT R A YR A b o
| %=R



r%%J%w%ﬁﬂiﬁmﬁﬁ&T%& 27 R 3%
¥ 4&%4&:&@1a&&ﬁ«%fi&%ﬁﬁaﬁﬁ:&/iﬁéﬁﬁﬁéﬁ%‘ ‘
o BINLHBHOAEALGITFHHRREAALZREARREF
Bk BLEAER  HRAAMED R Foey B4R b
BREBE -/ ABOBBEGHAGR B —BAMELEIA
LI TUFA G S/ EBRAERRE  WEEZERAK
BRI o BRI EIM K RS R E NGB R/ ERE
SRR E 0.2 REZEWSERSE2E » &
REZEMAIHELERGE > E FTURAEBBRAREAE -

ARXiBEEE A " Hids e A xR TR i%ﬂ@%ﬁﬁ#ﬁ
XAt~ BERFERR - kBRI &0 ARG EE M
REFSHLELBEEHWERREE B2 fHTILBE
BB Xk s > ARSI BER ERE  HE
NERFEZEER - RAXWBECA-—E——F=AKRA -
P ERE  REAFEEMIBEESE L E F i
BB R/ R R 0 LIRS BR GO RBET - A TH
BRE &&ﬁﬁ%i%%mﬁ~&%ﬁ/%ﬁ& RiF3
185 R 3Tl ag & ﬁ%mﬁﬁﬁZ@&/&i*%ﬁﬁi

29.5 3k o

Fih—tema RA—FBe LB s THbE AR AT A
4wummm’u&ﬁ?%m%nk%&&EQMﬁ*%ﬁﬁ
BB ELETRE RS EEAILEREIRE

RAEEFREEE R LG T EE e — BB HE S
AR RR ) R S REMRABR e HRER
WABRFZH » REEEIERBAESEHELFE -

RBTEIRSERRGT R ERRT G ALy 7T LA
SEABEEMBEIRROBIRTIN T HRMERDL 49

R 0 RIME R BIL G LMk > BN R — B e B b
Fo REFEERSL "4 > AEFRA THREZILER

RBIE R TAIE -

B— A EBEE B s AR ARRTE
ABTHRIFARGE R~ & TUAR
| %W A



— B

— Akt

REBAFTBHET T oy » WRRA A AR > &L
XA LA MR BRBRAEE FTHRETERE LR E L
SRR S ABERAR Y > RIBHT AEIHM
TEHR-BATERACRET - EMSBERNER > KIFK
féﬁ%%%éxﬂ%%ﬁ%ﬁ—Eﬂizmﬁ%ﬁéﬁii
KT BE 0 RAED B -

REB LB T RKAT PR BHEAXAEE > RIAEFH
— REIRT AGBRAERE] » HRIRBRT Fosbdy g
R XBERERE > RAEGKTH - KBS TEEPE
A — Ry 0 ERARHXBREANRA MY
iRk s RBB100 FELe > RENER  RESAE
BE s ZEXLABFERBRMHFTHHENLT » RTAY F
HREORREZWEE > e HEFBEGELT » K345
ACEAFREAEZT IR B L2OTRGEEFRE  REALARE
SFRET > EERIRENXRREEL > REATUEZ 3
Ry et 0 B R BT AT HEAXD T~ BB FR
AT CHEE - FRMIANE R TR LL R ho - M
BB AR RALEZHME > 2RI A BUFFRILESR
ﬁ%ﬁ%’RWESE%ﬁﬁ’Kﬁ@X%@%&ﬁéﬁu
BEFHA T RA PR - BUREERBIETRC B &K

12 B » KRR RATAIRBI R TR 3 & > e AR T A G HAH
7

A —HRAEMRBLEHEFHROAZT B 15— B AT 2L
HEEREERR > ERFRERS A S RHFARE

REBRAARTRERTEERH B ROEHNF—RBAE

T °

ERAEMEBEE(TH)EFE - B FRAMEF
HAMEREHEE  RNEH T ERERLKAMEE » &
B3R —ARIRE T R 0 T RG KRG 2B R
W R B AL E R T RA B R RERRABIIG

&R
G

HAE T L H 3 é%&w%n%mkﬁﬁ% #A4 L BB
TRRIEM T R ALK BALEERBRAGCE Y > BFFHEAR
R AIEFERARR BFBTEE RGBT E HE?
FUMBERAMERAESENTERAMAARET  TEKE
¥AA



KRS WMEEREHARE AAWMBHBARGELIRE

—fTB A

— Bk R

BWy > REERTALMEME AT o :
AP ERGRAM RELREL > THELEYG
TReY > BRMBEREESREZIZH IR > EIRR AN » H
AR ERFIEAGRF |

KBS A HRRIZGER » AATH S EA BRAE=H
O RAVMRERRRBRERREGEARLZCEBRH A Y
T A e b ) K 8 | |

ErBEAREEARZRERRTF > REHRAAFE -
EERTRFCHIBF BRI GHEFERARETFE
FEREFENEQERIBR  BRERTE > BRAERE
FEEREAAF L ERBNRESRE > RSAXRE R E
AREE R ERE MR RIBREBEENEN
Flie > BREKEREMEE  EHLXRRABOEE KA
BB —ik 0 FTUALE B BRI RS R REA -

PR AEFESKREMBRME oA ER? Wl TRAFME

WTHEREITRR? SRR EMA  EARBREBAR
MEEFE s AABRGT SRS BESRMEZESE
BEREHARIKXANRABRRENE  REVIT AR OE
HFa FTHAECHAEDIN EHFATACEERZT » 21
ARBEHA LT > ko RERE T AR BE - KRR
% BT AR S EY o BB BRAGEE > AR

CBRIZESVERETU - T EAEAR REZBRGGEAZTHT

R BARDTHERORE  RAF—BEFFSHTER
B BOREAREEFE BARBRMANGIRE AL
BREETF RETURARERR  EHAAHERARLS

CREATERR  RBIREZEHAHT -

BB R ERIREME - MERIKE T - B fTHE
PIEMBEAXLARGETRAFZ AR RSB LRARSE K
BEME EEAMSIHEEATELE  BAAEE 2
WERFXERBIT BAKRE B EH - FRLERERR
AN RAFTE R SO RIA A A8 B R
T 1E 2] 7] A AR ZAARFF T RE?

KRG RS - P B W RSB 4 F e
- XA



—RER

BEK BREBIETCETF AERARREF % AXRA
B BHMEL T AL E > B Bk o KA B IR B Aok
WREBRAETORG » B0 KRE I B L BT
B PREBBELSCEBFEE - |
LB RTERALE AKX -FEEAKE > E— I
FEFORE  RAEFFREY  EBaBGFAIELR
XERBRFRRAKRE BREER—A4E > REHL
BORTR22ME BAI T AR AT b o B R B3Rk -
BARABRNFTRBEE > ERRASH > HARKFHR

ABRSERFEERE A —ESREE > BUTE EE

REEE > RIFFRIFE RO ER  ZREREY
BEER  ERERABNEFBAEMFNE -

ARBRBRBRER » MEREEARES &> 2TEEF
FRSHIR > LERREFEMRERR > BITRL

 REMAMERL BERBEHL  BRXRBREFARBARR

REEFAAR? YRRBEAETAKRYE 23 RARALE
HE o ,
RAEBZINERETRELE L > BhEB AR Ltk
EEEERUEAKZIEOZRERT HE » 283 Eu
W HABRE? REALLAER TSR 6\ REHE
REBRF  BRERE  HSEE BmLYeRIwBEs
BT E ETHIRLERECMB BREMBTRAREER -
AHARRER > HIAHARBEHERZBRIS  BRARE
TR FTEHRERA P WIE LR BURH LA B AW
TATROGER? AREE  HAEAET O 23

BB Rk R ke R R

—REE

WEBEKXROKRBEEMBERRER  ETHRAXBERST
F 422000 FeHE TRESHE > 2013 £ XIE TG BRA
BB EEME R T R BT EEARE?

LRSS IHEERERSEIRATRE? MEEXETH
RIAR? WA EGARI LTEBKEL? Bl 0B 5K
FEERS 25 M X REEmE > bl H EisEF 7T
LB ELEIRJER?

2. RFE L BERHRS  FAETAYFTIBEC L R?

SHABAMRRSHEL AL DAL » BEEF R DEBHE

| %tA



TR ﬁ%%%Tuni @ﬁk&i RERBERER
EERE ARE? .

A KRB EBEBYIICH B ZAADE R ETURRAGHITH
AR Bl AL E S RAT O BRI LT L -

—ﬁﬁﬁ?Ek%%*%%%é?Wk@ﬁﬁﬁﬁﬁﬁf%%ﬁmé%’

BEARERARLRD)  BPEE(THIR? REARAEHFZERD)

e, ?

RIS RE R —t8tm R > RAERZE  BRTAZH &

REERE RAAAREORWELLE RERLE -

EEBRFAAREERNGET B THE RMARELARRE
EWFERiE T EE R L o ﬁk%%T AR P
FERIRGC/ICEEME A IR FR €T mzhR?

P REEBRSERAR  ABAZHET BAKARE > mE

&5%5%ﬁ’%ﬁ%%%ﬁkﬁﬁﬁii%%ﬂ%ﬁﬁ
AIRBEME > KRN RBRAEFERE  §RREC LR E
%Mﬁ’ﬁ%%kﬁéé i 3 ﬁ%%%ﬁﬁﬁgfwk,

f%m%’ﬁ%%iﬁw%w%%ﬁﬁﬁﬁz$#o

PEMBETRE RTALRAL > AT SREL—ERE - R

RBER > BAKBmE—BFRG > BBy A — 5] 8
i UERAERT 4% - RKIBSEHHEREARZLRTHS
BT E e > R 1898 AT LB F B4 BUBAMEME
BT ARSIRBMBEIED £ 68 » 24 KR T 88
BB BMBZBMARTAT » SHRKBRER AT > mER
BFALE BN RE BRHGRTUL LM 223
MOLBRAAET  BAGRPZHRMTRRBERYGZH A%
&E#&Kﬁ%ﬂ@%*ﬁ BAH YL - BRIV AH KA
WHEARAE > BERXGRGELE > RIELS hofkd] -
ERAE @Rﬁ*é%*% RBAHRREHRE b kﬁu
AR E B 0 BARAEN  HIGRT ARTHR RS 0 &
FEEEEIREH THARGEET KIS Rtz BELE%
w’%uénﬁ%%&ﬁm%%ﬁ% FRAGERE RS A B
RIEFH ?%%EW%E W AR RN EGEE o 4
&&ﬁ&mﬁg AERE > AL OELBERER -
- N



—4E U

B 4 TR 3 &%EX MEFHBALAZE FIREL
RERGERAOGHECHRI BT EENLH BB
W EEARAAERE - AREZRBLRE > R&4
FERIRGEE > B4 KRR S o TR EIL R 2% 0
TR EMMRMY > EREBMTTURRERR -
ERBARMGRE > RKIBHOATKRE o> R @R
RMABERBERMAE  REEZRISEAEBRE? &
ERRERMEERERE  RANEEZARLE > BERFAR
FEE > BARABRAERHEIE ¢ o
HEEARBL EbbF o Sl o785 Lidagsbh R ERE
RAREMEGILE  BREH/ERABRTHIIE  TUREZMESL -
MEE N RMEFRE é’JE#‘é’HBﬂF BEEAEMSEAEA
FoERBX LEEBEKE £ 2000 £ K EET 90 £0
2m3$X%T+§@’ﬁKM%x%%ﬁkT {8 BRI G
TR FBREY , EE BT AAREEMSE > BA

HMERIDRE  BREEAKEEZ IR BRLENHE

RE-—HRNIR > RRMARRE  HETAEEHRR -

FHEMARBER  BFETUAEAS B REM > £ FR
SERTBAEE REDXEEA MO E AR AMIT
RILEABREER > mE—EAFERMLCDE - 54 %
KRR BHRFIE SN > [2EEHREF B B2 KM CRER
AEHPIE FEAHE BREMELENER  flBERE
EWTARTREUAIZNREBRACE  RATERE

 RBHBEEHWMENERFAMOBR R FH A ARRE

B RBEYIRE -
A A 58 3| B3 # 044 X 2R s 4 5 Bl iﬁﬁﬁ’iﬁ% 3
B FREMRS > HEMANBE - LFTHNBEHKX
iﬂz’ﬂ?éﬁ%Jk KRR —B ML BERAHER
FHEBERGAR  PARANARRMN—ZC€EE > 4B
BhRE  REBRAXABAETFRELHE .
AIRMALFZERIIESRHN LTI ERE  AAMY
RBETHEFHRETFT wRFFELO6RESE  FER
BREMIECIRAEARFEFH > MEBEFROEBMAHERLL
o RAERE —RER AL REMNRE ABETEF B
Z AR 04 0 EBI N IR I BRAFIRFE R - HF RIS
| %A



HEFRSHAA 4.5 kehiBE > ZREMAE WA HE
RABHBRET > RENTEZN I BHBREMR? RIFEH -
PIe 488 > R AH 4.0 kBB BFE - FUEFFR T
MEDN ] e E > A—H3RANMRBLERET
WML R KA S 0 3 BRON | s R A48 ERK o
ERRFIMAREFA LT OMERBEHRELIEZOR £
BRI NGB RENRT AR FHESERE  BAREeREME
BIEARERE  ERNEMAHEETUARHN X ERTRNA %
BOBERER  flofiT—RMAENMRE  REEEH
WREE T FRRTUAFEY - |
F-HMRAME  RTAE QA ETHMENT Z > WMAEARE
MBI B ORE  BNAB0EENSE
BEMER > wEMBEARGHGE MASHETTIRARE
oA EAREE xR ARD)  BEBAYE > 244 Y
NEELEMAENRE FUFELA IS RAZERSE >
FRSENRYIERL - CREXNELERE LS AT @
BN AEBRERZENBREND  RIMOBEEFREREAKR
RBITHNFRGAE  FIRABMAERABNE 24 €
MEBHMN ST KO ERRLBRENERE  HFEMMALB
BT AR R IE o |
BEHS —HBEARANMA ERFETUREEZNBNR
REREEHBRAERE > BMAREHEIHBHINAR
FoEE M BH o 2 MRIERAE GO RERE 0 RAM
BHIART UL - ERMATBREIRTIREEREZARE > £
R C LI | g A Mey s BB E TR PR
e A L BEZ% A G/ICHRR FEARMITTHIESE
T oriARIRIERETUAKRE - EARIIKRBFELLER
MEHKE  ARAETHAEIBTANE  EXBEME
o R ERECHEYGE A B ws —RBEER
BHHE  RITURAERARES T TAREBMZEENTS
ZR-AEFTHRMRE N HE — R ERFLEIRRAIMR/K
Bl BB T HELET » TUAFELBEHPIAENEET > &
HEEIAABMBR EEFSF AT ERFRARY L
W A—MAZRARE > EERKRMACERBHBE > i
MERHE® TUEZBRRZBNAR  AAAEFEHE
HARESZRANERM ) ZENTATUREBLER? LFIB
ERBAERE—MANETRE v EIHFTAAELTH
= %18



e

BoNRTURBHEEL OB A TP H £ IBSE
RARY  BENPATAEBREF %ﬁﬁiﬁ SN
BN BHBEETIRES HERERGCASENETFT  RF
YHAERREAEREY - FUABEFTEIHF RABRER
1 EENG/ICAM  EE—BREEMELEE » W1 X455
A B R IFEE  REBELRE RERARIAAM
B Xf R RPeERENEE -

BRI BARFEEERS L& %%%ﬁ%

BN ARG EZ N HE RAEBT LT ﬁvéé%%‘
BBEEAL BB RS THERS  EREL—EE KIE
FHip c ENAELLZNFE  TRHEARAL —ELE KR
78 > MR BRI e AT R R RE ﬁﬁ‘iéﬁﬁa?ﬁféﬁé’a“‘FF‘W’r
FFo R I o

A — AR E B HEMTE ﬁ%"ﬁi‘a TRAHE &
AT BIAVFAEAZTETR  EREHKEARELE BT
Hok  BEREZEIAIRIGRZNNRER SHARTR
H 1 — R B BB KRAR P o B
B by AR > RAERE RFRE; @E’aé’aﬁéﬂ;‘%%’a%%ﬁd
B AFI—ROARFABRHEBETHREL -

AN BAVRRE L ds B K A lﬁa::;%ﬁl%“!‘?'iéﬁﬁi%
FAE > RAREARELMAEE > ZAMMEE > BAZHRR
RBERR ASERERLES  MUAR—ZERIEME
BR - LERBEMANTE |
RARLBERIARABRD L —RBREVOHME  LER
ﬁ;%ﬁﬁ%é k@&&@%ééé

P RFIRAERE REHT U R&EHT - B F%'TL/L'F;”?Q’J'BL

BERRED -

L AR ”%’i*%—?'lﬁk CAseT » RACHINRZEEY R

AR MR R RS ERBBFEEH  ERLRE HRE
BRI TR T AR BURA R A KL R R
BB PRARBURE BN

AR W REARFEMCEEREA VA A 4.5 £ ek KifiE

B AATRSHFAEEINEL > MAELRACEYEE
B BB RS —ER? i KA R ER G
£+—8



G/ICHT » FRAWBTADE  wRELBELSE—AT
EEHOARRBIRHWER > Xl KRE @5
F—EVk o mA A  BASREBY  WwERANA
BT REFRAIFAFCAH —BERPAR > REF
ARG RME AR ARG VLD FELLER
ARATRTUNEEZEIRBUALOEE  RERAZLBMRAH -
 E R B G EARMEAFREZRRE RANYAE » o
RiBE > AERGEBALVITA TESFEL - wBER
MERBRAFKRANE  REEEFARERAREIA M
o BARELRABNEF TRETHEIBRULYAER
RO RAEIRE o (2R 5 B B REREIRW 0 m—EH
BB ARG LI E > BTN REREE > FEHFROGBR T
R o

BAERRLE L 1 BEHYG/ICH TR AhRLE
ey BRAEE S REATEABRRTRIA/MY
B EA BHMEERRYHEE

—% B RO EERNEE > MEEL A B AERIINMNE
R>BRARCHEHAAIN » FAEEHEINIw—BERIRE?

— D KRR EAOTHEBN AL FAERER BB AR 5
FRZEXANEREZLE  ALEHBAHMRERAE R HEE -
REFIAEGAELE  MBEFATER — S NETULERRN
ERG o BB EE WS —ERFIE?

—HRA KRB R S AE RPN BEGLHHER K BHRAR
2| B o f Py i@ o

e A+t EZsE

Wtk B X %

e ey



Annex VIII

’493‘ s TEARKMEFENITRE
- Hong Kong Special Administrative Region of the People's Republic of China .

&
O 402

¥ HEEAERESREERE 4

(B35 © 2158 6051/ E @ 2367 2976/4t © FriiPH EREM 1 SEOHBREE 1548)
H : SR EREREM '

(BEE : 93897647/{HEL 28156263/ MMl © FEBAFIHT 23-29 SE(B FIRgE (s 12A)
HH#A : 25/3/2014 :

HIRLE ¢

A (A LR EE S1-TOTC/E) IR R,

1 CRRATH LS B BIAEE S/1-TOTC/E) XfEd » HBIER L MERBIREE(TE » BREKA
BY) > EEEREREEST > RE R - B HEEBREER - T FEEATERIN AR
BEVBEHC. ERRITANES , (WERBRFEH 2 & 3) - A - TERAREEARERK L
AE A E R T R GRS, ¢ EEREEMN T EE R TR CRANER ? AHERREIE
BReRHAR - AR5 [ RE#R ? |

HIh » B BB YSREIEE — R AR RE ML ARIRE] - BREREHE - k% - SBHG
P —HEI s - MBI "TNSR ) BAREN - RAIENE > ARSCEBEEERSE B
REE - IRES HEERTAG] > DIBE S R AR oI ER T - B UREEE 6 B5F
EWIET - BER L FNEBEFTHRAGNT - RSO GRFIRE  DEERAEIE - 5 27 RIS
FBERE > RHER - HERRSUIE AN R4S e A AIETRe T B8y - HAREERET > hTHE
E{Iﬁﬁ_k EXREERITERTSE -

AR it — BB T AR B R AEIRE R 3 SNV BRI H AT TR IERI T

WRHEREZRT DNEE - TFERT (EAE) REFRFERZRIEL AV ERIRES - Bk (&
A% EAKFRY T EBNATREFEITH G TRMENERE - R EANEA T EHEAEE R

AHERE AR T BEEITHERERENEMER  MES—TEAMKSE T 58T
B RERAARLE A EERIES ~ 5/« REBERGRIGER » DR ACEBAR AR R B A
ENFAASEIWHENER - BAMENHEEEENZMEEROERERE  TEHRER  FEEEE
S -

B I B2 Islands District Council Member Yu Hon Kwan's Ward Office
R Tel: 9389 5771 ML Fax: 2187 3536 WFEH Email ideyhk @vahoo.com.hk



'% ) A RS TR E

2:51&‘5”} Hong Kong Special Admxmstrauve Region of the People's Repubhc of Chma

TA@ A= +Eﬁ@%$§ﬁﬁmér%%ﬁ%t thEHEeERBTHERAEENER  fIAVEE
}%ﬂﬂizqida KEE - EEENGFSE—F - HBK "TNSR REELNEEZE  TFEEER
TEREAERBAARENRIN  HMEHLNESENTSHERRSLES  FREGEHETHNYE

B > FOREEE LS SEAR RN LIRS - A A RRERER SRR - AAREREE—5

VG E AR - '

B RBETERES RS RS

d)

HEEER C RIBEIE

“E-NmE=H=+HH

HEEZETRFEMFEBHEIE  [slands District Council Member Yu Hon Kwan's Ward Office
BEE Tel: 93895771 M E Fax: 2187 3536 & FH4F Email: idevhk@vyahoo.com.hk



(Translation)
Letterhead: Islands District Council Member Yu Hon Kwan’s Ward Office

By fax and mail

To: Mr. CHUNG Man-kit,

District Planning Officer / Sai Kung & Islands,

Planning Department

(Tel.: 2158 6051 / Fax: 2367 2976 / Add.: 15/F Sha Tin Government Offices, No. 1, Sheung Wo
Che Road, Sha Tin, N.T.)

From: Yu Hon-kwan, Islands District Council Member
(Tel.: 9389 7647 / Fax: 2815 6263 / Correspondence add.: 12A, Chun Wo Commercial Centre,
No. 23- 29 Wing Wo Street, Sheung Wan)

To: Mr. CHUNG Man-kit, .
District Planning Officer / Sai Kung & Islands,
Planning Department

Dear Sir,

Re: Comments on the Draft Tai O Town Centre Outline Zoning Plan S/I-TOTC/E

In the paper on the Draft Tai O Town Centre OZP (S/I-TOTC/E), the Planning Department has
proposed to classify domestic structures on stilts as Residential (Group D) for redevelopment
into “permanent buildings”. This proposal is praiseworthy and the approach is desirable.
According to the paper, the planning intention of this zone is “primarily for preservation of the
general character of the domestic structures on stilts .... embodies the identity of Tai O as a
fishing village” (P.2 and P.3 of the Explanatory Statement). Nonetheless, from the architectural
form and style of the existing stilt structures, how can we achieve “redevelopment of these
structures into permanent buildings”? What materials can we use to preserve the general
character of such structures and embody the identity of a fishing village? To this end, isn’t that
the authority should propose concrete guidelines and recommendations that are both workable
and useful? '

Moreover, this Draft OZP has also reflected once again how the Planning Department has
positioned planning in Tai O from the viewpoint of an urbanite. It is not right to designate the
land along Tai Ping Street, Wing On Street, Kat Hing Street and Shek Tsai Po Street as Village-
type development zone. It is because many land leases there have a history of several hundred



years. They belong to the old scheduled building lot. According to the Law of Hong Kong, as far
as I understand, if the land title owner is financially and technically viable, he can apply for
construction of structure that is 6-storey or more high. Yet in reality, many title owners would just
opt for building a 27’ 3-storey high New Territories Exempted Houses under the Buildings
Ordinance for convenience sake. The reason behind is that: many title owners actually lack the
financial means to engage an architect to design a layout plan. With limited resources, they just go
for the cheaper and easier way to meet their housmg need.

Nonetheless, once the land is deSIgnated as “V” zone and the structures are limited to 3-storey high,
it means the scope of right that can be exercised by the land title owners is narrowed. In other
words, the land value is reduced. This is contrary to the spirits of keeping the previous system
unchanged and protecting the right of private ownership of property as written in the Basic Law.
Because it is pointed out in Article 5 of the Basic Law, “The socialist system and policies shall not
be practised in the Hong Kong Special Administrative Region, and the previous capitalist system
and way of life shall remain unchanged for 50 years”. Article 6 also says, “The Hong Kong
Special Administrative Region shall protect the right of private ownership of property in
accordance with law”. Article 105 also states, “The Hong Kong Special Administrative Region
shall, in accordance with law, protect the right of individuals and legal persons to the
- acquisition, use, disposal and inheritance of property and their right to compensation for lawful
deprivation of their property. Such compensation shall correspond to the real value of the
property concerned at the time and shall be freely convertible and paid without undue delay”.

During the Special General Meeting of the Tai O Rural Committee held on 20" February, some
members have reflected views similar to mine. For example, quite a number of members
consider that the designation of the land along Tai Ping Street, Wing On Street, Kat Hing Street
~ and Shek Tsai Po Street as “V” zone is an act of deprivation of private ownership of property.
Some members have also expressed that the Government should have plans to assist in permanent
preservation of stilt structures as well as improvement of their sanitation (including tackling the
pollution problem of the river channels). Last but not least, members have explicitly pointed out
that they expect the OZP to bring about a balanced development, not restrictions, in Tai O. I urge
the Planning Department to pay heed to the views of the stakeholders and prepare an appropriate -
OZP for the residents of Tai O.

Yu Hon-kwan (Stamp affixed)
Islands District Council Member

25" March 2014
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(Translation)

Letterhead: Tai O Rural Committee

File no.: 003/04/2014

Mr. CHUNG Man-kit,
District Planning Officer / Sai Kung & Islands,
Planning Department

Dear Sir,

~ On 20.2.2014, your Department has come to our Committee to brief us on the Draft Tai O Town
Centre Outline Zoning Plan (S/I-TOTC/E). At the meeting, we have given our comments on the
Village-type development zone.

We are writing to reiterate that we object to the designation of the land along Tai O Wing On
Street, Tai Ping Street, Market Street, Kat Hing Street, Kat Hing Back Street and Shek Tsai Po
Street as “V” zone. Land use for these areas must be amended on the Draft OZP. At the same
time, we request to reserve a 4.5m wide Emergency Vehicular Access between the rear part of
Wing On Street / Tai Ping Street and the drainage channel beside Lung Hin Court to cater for the
buildings at the nearby streets and for fire-fighting purpose. Enclosed is a plan for your reference.
Thank you for your attention.

2

LEE Chi-fung (signed)
Chairman, Tai O Rural Committee
Chop of Tai O Rural Committee affixed

10™ April 2014

(Plan enclosed)
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(Translation)

From: Pui Han HO

To: dyptam@pland.gov.hk
Cc: NipTony, debby, Eddie, ho joyce hkbws
Date: 08/04/2014 00:26

Subject:  Planning of Tai O Town Centre OZP (S/I-TOTC/E),

Ms. TAM Yin-ping
Senior Town Planner / Islands 2,

Dear Madam,

Comments on the Planning of Tai O qun Centre OZP (S/I-TOTC/E)

Our Association has the following comments on the captioned OZP.

We do not agree that the Town Planning Board should allow domestic structures on stilts be
redeveloped into permanent buildings, into low-rise and low-density residential development.
Using concrete on such structures would narrow the drain-off points of the-stilts beneath the
construction frame, hence the flow rate of water under the stilt houses would further reduce during
high tide and low tide. This creates inestimable impact to the ecology of the wetlands in the
vicinity. The materials used by stilt houses and their original architectural design conform to the
ecological environment that Tai O is aligned with the horizon and located at an inter-tidal area.
Therefore, this policy change has not taken into account the impact on the ecological environment

and would bring about catastrophic ecological consequences to the wetland Conservation Area in
Tai O. ' '

Secondly, we would propose to designate the temporary playground at Yim Tin Pok and the
nearby site as Green Area to avoid other organizations to apply for development thereon. It is
‘because the area in question is an important wetland and avian habitat. The proposal in the OZP
would work against the original intent of conserving the ecology of the reed bed wetland in Leung
Uk. Therefore, we suggest designating the temporary playground and its nearby Government land
as Conservation Area or Green Area. '

We also propose to rezone the private land off the Town Hall for‘recreatidnal use, especially
recreational facilities to be used by the local residents.

We hope you would accept our proposals stated above!



Enclosures:

1. The architectural design of stilt houses is geared to the tidal flow. Switching to concrete or
" changing the building materials would lead to a change in the ecological environment.

2. The temporary playground and its nearby Government land are located beside the reed bed
wetland in Leung Uk. There are many species of birds and dragonflies of ecological
importance. It is undesirable to develop the area into recreational and community facilities

- where light pollution is obvious. The site should be zoned as Green Area.

HO Pui-han
. Chairman, Association for Tai O Environment and Development
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(Translation)

Ms. TAM Yin-ping

Senior Town Planner / Islands 2,

Sai Kung & Islands District Planning Office,
. 15/F, Sha Tin Government Offices,

No. 1, Sheung Wo Che Road, Sha Tm,

N.T.

Dear Madam,

Regarding the Outline Zoning Plan (OZP) for Tai O Town Centre (S/I-TOTC/E), we have the
following opinions:

The designation of domestic structures on stilts as Residential (Group D) where application for
reconstruction using permanent materials is allowed will not help to conserve them_. Such
planning would only make the domestic structures on stilts in Tai O disappear forever!

Under the General Planning Intention, 7.1 ... domestic structures onm stilts should be
retained. ...7.2 ... Domestic structures on stilts along the banks of Tai O Creek are to be
conserved. To achieve this end, the domestic structure on stilts should be kept to its original form.
(We think this planning intention is good.)

However, it is pointed out that: 8.3.1 The planning intention of this zone is primarily for
preservation of the general character of the domestic structures on stilts. It is also intended for
improvement and upgrading of existing temporary structures within the rural areas through
redevelopment of these structures into permanent buildings, and for low-rise, low-density
residential developments subject to planning permission from the Board,

8.3.3, ... To allow for improvement and upgrading, redevelopment of existing temporary
structures including domestic structures on stilts into permanent buildings may be permitted on
application to the Board,

8.3.4 ... Apart from the intention of residential upgrading, low-rise and low-denszty residential
development may be permitted on application to the Board.

We believe that in allowing redevelopment of these structures using permanent building
materials and for low-rise, low-density residential developments, the Town Planning Board is
inducing such residents to switch to permanent building materials for housing redevelopment. In
the end, this would only ruin the unique feature of those structures, which is against the original
planning intention. Moreover, the policy to permit licence houses using permanent materials for
redevelopment is contrary to the Policy on Squatter Huts. The definition of temporary structure
is set under the Government’s Policy on Squatter Huts rather than relying on the material used.



The formation of stilt houses is not of temporary nature. Domestic structures on stilts are just
residential houses permitted to be built on Government land.

If the public and the Government affirm the value and importance of the domestic strictures on
stilts, these structures are neither squatters nor residential area by ordinary planning definition.
They are a type of unique structures, not belonging to any category of Residential (Group
A/B/C/D) or others. For planning purpose,.those structures need a brand new definition. For
example, Preservation/Protected zone (P)? Heritage Area (H)? The domestic structures on stilts
in Tai O are the only living fossils in Hong Kong. The Government is obliged to render
assistance in protecting them by means of funding and statutory control. We do not trust that
- environmental improvement can be achieved through haphazard development by individuals.

Signed ‘
Cheung Hoi-wood/YEUNG Wai-keung/YIM Wai-ying
Award-winning Team, Design Competition for the Revitalization of Tai.O

8™ April 2014
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(Translation)

Ms. TAM Yin-ping - 10" April 2014
Senior Town Planner / Islands 2,

Sai Kung & Islands District Planning Office,

15/F, Sha Tin Government Offices,

No. 1, Sheung Wo Che Road, Sha Tin,

N.T.

Dear Madam,

Regarding the Outline Zoning Plan (OZP) for Tai O Town Centre (S/I-TOTC/E), we are very
disturbed about the detail and arrangement of the stilt house area being incorporated into the Plan.
We worry that the unique domestic structures on stilts in Tai O will disappear forever. (Please
refer to the Notes of the attached OZP).

The designation of domestic structures on stilts as Residential (Group D) where application for

reconstruction using concrete is allowed will not help to conserve them. Such planning would
only make the domestic structures on stilts in Tai O (a touristic attraction) disappear forever!

Under the General Planning Intention (s€e annex), 7.1 ... is to preserve the rural character and
the fishing village of Tai O and to enhance its appeal as a main tourist destination in the
territory ... domestic structures on stilts should be retained. ...7.2 ... Domestic structures on
stilts along the banks of Tai O Creek are to be conserved. To achieve this end, the domestic
structure on stilts should be kept to its original form. '

(We agree with this planning intention.)

However, it is pointed out that: 8.3.1 ... The planning intention of this zone is also intended for
improvement and upgrading of existing “temporary structures” within the rural areas through
redevelopment of these structures into ‘“permanent buildings”, and for low-rise, low-density
residential developments subject to planning permission from the Board; 8.3.3, ... To allow for
improvement and upgrading, redevelopment of existing temporary structures including domestic
structures on stilts into permanent buildings may be permitted on application to the Board,
8.3.4 ... Apart from the intention of residential upgrading, low-rise and low-density residential
development may be permitted on application. to the Board..

The planning intention stated in 7.1 is for the preservation of domestic structures on stilts, yet at
paragraphs 8.3.1 — 8.3.4, the Town Plahning Board is ready to grant permission to
redevelopment of these structures using permanent building materials and for low-rise, low-
density residential developments. The planning intention and the actual implementation are self-



contradictory. Some residents of the domestic structures on stilts believe that this would induce
- such residents to switch to permanent building materials for housing redevelopment. In’the end,
this would only ruin the unique feature of those structures, which is against the original planning
intention. If domestic structures on stilts are gone forever, the consequence would be more
catastrophic than the devastating fire before!

According to the description of the Explanatory Statement,

domestic structures =  domestic structures on stilts
temporary structures wooden structures
permanent buildings =  concrete structures

fl

Such definition of domestic structures on stilts is hard to comprehend. We have to acknowledge
that most domestic structures on stilts built with hop-hombean ironwood havé a history of 60 to
70 years. Some earlier ones with arch crown have even survived over a century, their durability
is much better than concrete structures. Besides, the domestic structures on stilts at Kat Hing
Street destroyed by the fire on 2.5.2013 would be redeveloped. The sewage pipes of this batch
of redeveloped ironwood structures would be connected directly to the catch pit to improve
environmental condition. Therefore, improvement / upgrading of the structures or the
environment by redeveloping “domestic structures on stilts” into “concrete structures™ as stated
in 8.3.1 — 8.3.4 is really unwarranted. . V

We object fo the published planning proposals and have come up with the following suggestions.

(1) Refine the planning objective for domestic structures on stilts

One cannot apply the ordinary definition of “residential use” to domestic structures on stilts.
They are a type of unique structures, not belonging to any category of Residential (Group
A/B/C/D) or others. For planning purpose, those structures need a brand new definition to
protect their architectural form. For example, Preservation / Protected Area (PA) ... Living
Heritage Area (LHA), etc. The domestic structures on stilts in Tai O are the only living
fossils in Hong Kong. The Government is obliged to render assistance in protecting them by
means of funding and statutory control. We do not trust that environmental improvement can
be achieved through haphazard development by individuals.

0

(2) Drop _the proposal under Residential (Group D) that “domestic structures on stilts may
redevelop into cancretes houses™ subject to planning permission '

The planning intention has clearly stated that domestic structures on stilts are to be preserved.
So this must be valid for domestic structures on stilts under Residential (Group D). For long, -
there is nothing but domestic structures on stilts in the relevant area. Therefore, ‘only
domestic structures on stilts should be allowed in case of redevelopment or reconstruction.



There is no ground to provide “flexibility” in the present planning. Besides, those structures
built with ironwood are even more durable than concrete houses. Therefore, there is no
casual relationship between “concrete house redevelopment” and “residential improvement”.

(3) Stick to the status quo. No planning on domestic structures on stilts is required

Since day one, the domestic structures on stilts in Tai O are not covered under an OZP. Yet
since the fire in 2001 till now (including the fire incident at the structures at Kat Hing Street
last year), the Lands Department has set up an effective system for redevelopment of
domestic struc_:tlires on stilts. This proves that the unique architectural form of stilt structures

" can be retained even in the absence of any planning. The introduction of planning at this
stage may bring about uncertainty or negative consequences. So maintaining the status quo
is also a viable choice.

On top of this, other proposed land uses in the OZP are also worth deliberation:

1. Commercial: Though the land in question is private land, there is a dangerous slope
behind the structures. Maintenance works for this dangerous slope is very costly, so the
area is deserted for a long time. Even a developer is willing to finance the maintenance
works in order to use the land for commercial purpose, the best value for money cannot
be achieved. We propose the Government to resume the land for leisure ground
development, providing - indoor ‘amenities or recreational facilities for Tai O. The
Government can maintain the slope by themselves and the indoor amenities for the local
community can be managed by an NGO. A

2. Designating the site beside the Yim Tin Pok Temporary Playground for recreational use

If the site is designated for recreational use, people can still apply to develop a campsite on
it. The site is too close to the residential structures and its surrounding land is Conservation
Area. It is really bad if a camp site (holiday accommodation / camping) is permitted on
that recreational land. We suggest designating the area as Green Area.

Signed ’ :

Gary YEUNG i -
Adjunct Assistant Professor, '

School of Architecture, ,

The Chinese University of Hong Kong
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From: - Raven MA
To: "dyptam@pland.gov.hk" -
Date: 10/04/2014 09:43

Subject: Draft OZP (S/I - TOTC/E): Save our Living Heritage in Tai 0! SRERE KBRS |

Dear Ms. Tam Yin-Ping Donna,

WE have to express our concerns on the recent Draft OZP of Tai O Town Centre (S/I -
TOTC/E) (Please see the attachment).

In Appendix III Explanatory Statement, I would like to draw your attention to that Tai O Pang
Uk (Stilt structure) is being brought into the OZP and is proposed to zone as Residential
(Group D). In para.7.1, the planning intention is to enhance the overall Tai O environment as
tourist spot and to preserve the Stilt structure in the fishing village. Tai O Pang Uk is our I|V|ng
heritage and an official recognition to its value is generally welcome.

However, to our surprise, para.8.3 states that those stilt structures may be allowed to
convert into concrete (permanent buildings) upon $16 application. The officer explained that
the conversion of stilts into concrete houses is to allow upgrading the living condition.

Firstly, Pang Uk built in special 'Kwan Din' wood can stand for more than 50 years and it
should . never be considered as 'temporary structure'! Secondly, Pang Uk area is unique
settlement in Hong Kong. We can never simply classify them into R(A,B,C, nor D). A new
definition should be served, such as Preservation/Protected Area(PA), Living Heritage
Area(LHA), etc. in order to secure this building typology.

In my opinion, this situation will only encourage the conversion of Pang Uk into concrete
village house. This would be a dlsaster and definitely destroy the picturesque scenery in Tai
O!

Please spread the message to those who concern the planning. Please write letter / Or copy
this'email and send to the correspondence (below) INDIVIDUALLY before 12 April 2014 to
express your view, because the number of responses does matter!

* * * * * * * * * * * * * * * * * * * *

Ms. Tam Yin-Ping Donna

Senior Town Planner (Islands 2) Planning Department
AR Lt

HEIE SRS (BEE2)

2158 6158 v

dyptam@pland.gov.hk

* * * * * * * * * * * * * *. * * * * *

Thank you for your attention.

Gary
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“Designer ' s
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Annex X'e

From: Thyne Kong
To : dyptam@pland.gov.hk
- Date: 10/04/2014 20:31

Subject: ° Fwd: Draft OZP (S/I - TOTC/E): Save our Living Heritage in Tai 0! PEFREKEMERSME !

Attn: Ms. Tam Yin-Ping Donna
Senior Town Planner (Islands 2) Planning Department

Dear Ms. Tam,

WE have to express our concemns on the recent Draft OZP of Tai O Town Centre (S/l -
TOTC/E) (Please see the attachment). :

In Appendix Il Explanatory Statement, | would like to draw your attention to that Tai O Pang
Uk (Stilt structure) is being brought into the OZP and is proposed to zone as Residential
(Group D). In para.7.1, the planning intention is to enhance the overall Tai O environment as
tourist spot and to preserve the Stilt structure in the fishing village. Tai O Pang Uk is our
living heritage and an official recognition to its value is generally welcome.

-However, to our surprise, para.8.3 states that those stilt structures may be allowed to
convert into concrete (permanent buildings) upon S16 application. The officer explained that
the conversion of stilts into concrete houses is to allow upgrading the living condition.

Firstly, Pang Uk built in special 'Kwan Din' wood can stand for more than 50 years and it
should never be considered as 'temporary structure'! Secondly, Pang Uk area is unique
settlement in Hong Kong. We can never simply classify them into R(A,B,C, nor D). A new
definition should be served, such as Preservation/Protected Area(PA), Living Heritage
Area(LHA), etc. in order to secure this building typology.

In my opinion, this situation will ohly encourage the conversion of Pang Uk into concrete
village house. This would be a disaster and definitely destroy the picturesque scenery in Tai
Ol 4

We requested your review of the above and work for an appropriate proposal for the benefit
of the living environment and at the same time conserve the local heritage of Tai Ho. We
have been losing too much the local heritage in the urban development process. Should you
consider a co-existence between the re-development and the conservation. We belleved it
will definitely benefit to our future humanity and sense of locality.

Best regards,
Kong Yuk Ha
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(Translation)

To: Ms. TAM Yin-ping \

Sem'or Town Planner / Islands 2,
dyptam@pland.gov.hk

Regarding the planning of the Tai O Town Centre OZP (S/I-TOTC/E), we have the following

three comments:

¢

1. Commercial use: Though the land in question is private land, there is a dangerous slope
" behind the structures. Maintenance works for this dangerous slope is very costly, so the area
is deserted for a long time. Even a developer is willing to finance the maintenance works in
order to use the land for commercial purpose, the best value for money cannot be achieved.

We propose the Government to resume the land for leisure ground, providing indoor
amenities or recreational facilities for Tai O. The Government can maintain the slope by
themselves and the indoor amenities for the local community can be managed by an NGO. '

Designating the site beside the Yim Tin Pok Temporary Playground for recreational use: If the

“site is designated for recreational use, people can still apply to develop a campsite on it. The
site is too close to the residential structures and its surrounding land is Conservation Area. Itis
really bad if a camp site (holiday accommodation / camping) is permitted on that recreational
land. '

We suggest designating the area as Green Area.

Domestic structure on stilts are classified as Residential (Group D) where application for
redevelopment into permanent buildings ‘and for low-rise, low-density residential
developments may be permitted. This is contrary to the planning intention and the policy on
squatter hut.

Under the General Planning Intention, 7.1 ... domestic structures on stilts should be
retained. ...7.2 ... Domestic structures on stilts along the banks of Tai O Creek are to be
conserved. To achieve this end, the domestic structure on stilts should be kept to its original
form. (We agree with this planning intention.)

However, 8.3.1 pointed out that: The planning intention of this zome is primarily for
preservation of the general character of the domestic structures on stilts. It is also intended
for improvement and upgrading of existing temporary structures within the rural areas
through redevelopment of these structures into permanent buildings, and for low-rise, low-
density residential developments subject to planning permission from the Board.



8.3.3 To allow for improvement and upgrading, redevelopment of existing temporary
structures including domestic structures on stilts into permanent buildings may be permitted
on application to the Board.

'8.3.4 Apart from the intention of residential upgrading, low-rise and low—denszly residential
development may be permztted on application to the Board.

We believe that in allowing redevelopment of these structures using permanent building
materials and for low-rise, low-density residential developments, the Town Planning Board is
inducing such residents to switch to permanent building materials for housing
redevelopment. In the end, this would only ruin the unique feature of those structures, which
1s against the original planning intention. Moreover, the policy to permit licence houses
using permanent materials for redevelopment is contrary to the Policy on Squatter Huts. The
definition of temporary structure is set under the Government’s Policy on Squatter Huts
rather than relying on the material used. The formation of stilt houses is not of temporary
nature. Domestic structures on stilts are just residential houses permitted to be built on
Government land.

Some residents of stilt houses believe that once implemented, this policy would encourage
certain financially viable residents to redevelop their structures into permanent buildings,
creating a wall effect and posing a negative impact to the living condition of those less well-
off residents.

Moreover, this would bring about an incentive for the residential developers. On the one
hand, they would ask for improvement of road facilities. On the other hand, they would use
every possible excuse to redevelop such structures into low-rise and low-density res1dent1a1
development In the end, residents of stilt structures would lose their homes.

TSE Sai-kit -

17" April, 2014
Tel: ’
Email: ,
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(Translation)

From: . Vinco Mung

To:

dyptam@pland.gov.hk

Date: 23/04/2014 13:30 _
~ Subject:  Planning of Tai O Town Centre OZP (S/I-TOTC/E)

Ms. TAM Yin-ping

Dear Madam,

Regarding the planning of Tai O Town Centre OZP (S/I-TOTC/E), I have the following
comments:

1.

To form Tai O as a tourism node as mentioned in 7.1 is far from correct as Tai O is
already a well-known tourist attraction. During Sundays and holidays, the place is
packed with visitors. The waiting time to take public transport to go to or leave Tai O is
1.5 hrs or more. The Tai O residents are already seriously affected. 4 culture plaza and
parking area would not only tarnish the special character of Tai O, they cannot do much
to relieve the traffic problem in Tai O and the surrounding area.

The unique character of Tai O is its basic mode of living — the structures are small and
simple, not tall, not big; the building materials used are plain without exaggerating items.
A large-scale plaza and parking area would definitely blemish the original character.

I object to the redevelopment of these structures into permanent buildings (see 8.3.1). If
permanent building materials are used to construct domestic structures on stilts, the
appearance of the W_hole cluster would be distorted. Besides, this is also contrary to
the General Planning Intention that the domestic structure on stilts should be kept to its

“original form as stated in 7.2.

I object that application to redevelop these structures into permanent buildings is allowed
subject to planning permission by the Town Planning Board. Domestic structures on
stilts reflect the living culture of fishermen in early times. They are of heritage
importance. The Board is not an appropriate body to screen the applications. If any
green light is given, it would set a precedent to ruin the valuable architectural form of stilt
structures. '

Considerations on the existing settlement, physical landform, topography, natural
environment and land status as mentioned in 7.3 are not supported by any justifications
or explanations ' :

Regards,
Vinco
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Hong Kong Jockey Club Tai O Heritage Centre TR A FORE i P

Goals and Objectives

¢ Preserve/ Present Tai O’s indigenous
cultures and heritage (C&H)

+»» Develop the next generation Tai O
cultures

Mobilize the social capital,

‘ofessional expertise and
7@ nteering support in developing
‘and activities that

Hong Kong Jockey Club Tai O Heritage Centre TR R R S o

L. |

Project Components

1. Tai O Heritage Centre Management
Advisory Committee

2. Tai O Heritage Conservation Foundation

ORISR )

“Keep Tradotional Tai O” Action

SR TE




Hong Kong Jockey Club Tai O Heritage Centre G HERG fr O & S

Organizing & Steering Committee

Mr. Randy YU, JP =& 54, JP

Mr. Niki Kwok
Assistant District Officer (Islands)

Mr. Mason Hung ,
General Manager , Event and Product Development Hong i

Kong Tourism Board o e
Prof Bernard Lin. JP PR A
£l
President, Hong Kong Institute of Urban Design gEKﬁ 5’,‘:@5
Mr. Bernard Chan, GBS, JP. SR SO AT SR T3
Chairman, Advisory Committee on Revitalisation of
Historic Buildings

Mr. Andrew Lam, JP
Chairman, Antiquities Advisory Board
Mr. Eric CM Lee
LCM & Associates Ltd.

Mr. Ken Wong

Director, LandNovate Affiliates Company Limited

Mr. Danny Ng
Director, 4N Limited (4N Architects)

Hong Kong Jockey Club Tai O Heritage Centre TR OB Al

Project Rationales

e Play a Part in protecting and sustaining
Tai O’s indigenous cultures and heritage
for enjoyment and study of the
generations to come

e Provide another Platform for
government officials, community
leaders, volunteers, artists and scholars

~ to understand and consolidate social
~ capital for Tai O

e Add Value to the development of Tai O
and Lantau tourism as well as
contribute to further local employment
and business opportunities

Fie Stab[i_z'ethve‘population decline

&




Hong Kong Jockey Club Tai O Heritage Centre, TR & RBUE £ A0

Current Statistics
* In 2012, New Lantau Bus Company is bringing to Tai O approx. 1.5 million passenger
rounds per year and on average around 7,000 passenger rounds per weekend day
* In 2011, a total of approx. 1.5 million guests visited NP360 and 500,000 of them
moved on to visit Tai O .
* Tai O currently receives around 15,000 visitors per weekend
012, the current Tai O Heritage Studio (the site of which is being proposed to be

ped into the Heritage Centre) receives 240,000 visitors a year with an
of 2 000 V|S|tors per weekday and around 6,000 — 7,000 visitors per weekend

e 2 e e

‘.I‘\ —w ~ .__!/ '

Hong Kong Jockey Club Tai O Heritage Centre TR i U L
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lllustration by Hong Kong artist Ingrid Cheng




Hong Kong Jockey Club Tai O Heritage Centre TR & O i

Target Beneficiaries

* |ndigenous community of Tai O

* New “immigrants” to Tai O exploring, developing and sustaining the
new generation Tai O arts and cultures

e Existing and future NGOs and volunteering partners in Tai O
“* Existing and future SME business community of Tai O
e Local, Mainland and international visitors to Tai O

i

e

Hong Kong Jockey Club Tai O Heritage Centre RS L AP L

Target Collaborators

 Islands District Council

* Islands Women'’s Federation

« YWCA

* Tourism Commission/ Hong Kong Tourism Board
9  Leisure and Cultural Services Department

» HKUST South China Research Centre

| EERMMGRETTGE
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TEMPLE GARDEN UPGRADE

h e - YEUNG HAU TEMPLE
Proposed o '/
Devel NEY// MPROVED 3 -
evelopments TREKKING ROUTE 7o
inTai O

. e
(details TBC)

v AEWFT MW
- TEMPLE GARDEN UPGRADE
- KWAN TAI TEMPLE

HEETHAE
OACH PARKING AREA
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IMPROVEMENT TO HELIPAD !

ARER #3234 CAR PARK
PUBLIC TRANSPORT TERMINUS
ADRENRTE
ADVANCE WORKS FOR .
ENTRANCE PLAZA SANTSUEN
EREEAXAAE
EVENT SPACE FOR COMMUNITY
AND CULTURAL EVENTS
A
NAM CHUNG TSUEN
Hong Kong Jockey Club Tai O Heritage Centre T OB AL
N 5 i ;‘ . . !
Site plan 2B\ )l
(not to scale) - S5 AN A ‘1 S e '




Hong Kong Jockey Club Tai O Heritage Centre TR A OB A oL

Potential for enhancement of entry of Heritage centre,
market and surrounding fabrics

Hong Kong Jockey Club Tai O Heritage Centre T R L s AL

Master Layout Plan

NEW NODES

A, RECONFGED BUILDING
B. TIMBER DECK WHARF

SURROQUNDING IMPROVEMENTS

GREEN BELT ELEMENT

NEW CIVIC SUQARE AREA
REDUCED BUS TERMINUS AREA FOR
PEDESTRIAN ACCESS

4. EXTENDED GREEN BELT TOWARDS
WATERFRONT

1

-
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Hong Kong Jockey Club Tai O Heritage Centre

Proposed Development

RS o AU S SR

Hong Kong Jockey Club Tai O Heritage Centre
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Hong Kong Jockey Club Tai O Heritage Centre EERRB AR &k

Proposed Rreliminary Design

Hong Kong Jockey Club Tai O Heritage Centre TR RBUEE RSk ot

Prropqsed Preliminary Design




Hong Kong Jockey Club Tai O Heritage Centre TR A O B i ol

Proppsed PreI‘iminar_y Design

Hong Kong Jockey Club Tai O Heritage Centre T HE I RS A OB i Pt

Key Milestones

Dec. 2014 Soft-opening

Nov 2013 — Dec. 2014

Construction

- June to October 2013 Application to Govt .Depts,

Tendering and Appointments =

Funding Application to HKJC
Charities Trust




Hong Kong Jockey Club Tai O Heritage Centre PR & G B oo

Sustainability Plan

Financial Sustainability

Voluntary Entrance Fee Donation (510 per entry by Octopus — modeled
after Ocean Park’s Marine Conservation Fund

Advertisement income from LED display board

Recurrent income from souvenir and F&B proceeds as well as content
advisory to major tourism players incl. airlines

Fund-raising: naming rights and other types of donation e.g. CLP
donation for electricity expense

e

Thank you for ybur generoué suppon‘ !

ji{ﬁﬂﬂg%% @ . The Hong Kong Jockey Club Chanl’ktjes Trust




