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Introduction

The purposes of this paper are to:

(@)

(b)

report on the results of the consultation with the Sai Kung District Council (SKDC)
and the Sai Kung Rural Committee (SKRC), and other public views on the draft
Tung A and Pak A Outline Zoning Plan (OZP) No. S/SK-TA/C; and

seek Members’ agreement that the draft Tung A and Pak A OZP No. S/SK-TA/C,
its Notes and Explanatory Statement (ES) (Annexes | to Ill) are suitable for
public inspection under section 5 of the Town Planning Ordinance (the
Ordinance).

Background

On 28.3.2014, the Town Planning Board (the Board) gave preliminary consideration to
the draft Tung A and Pak A OZP No. S/SK-TA/C (TPB Paper No. 9583) and agreed that
the draft OZP was suitable for submission to the SKDC and the SKRC for consultation.
An extract of the TPB Paper No. 9583 and the minutes of the Board’s meeting held on
28.3.2014 are at Annexes I1VVa and IVb respectively for Members’ reference.

Local Consultation

3.1 The SKRC and SKDC were consulted on the draft OZP on 16.4.2014 and

13.5.2014 respectively. The minutes of the SKDC meeting are at Annex V.
Separately, the Village Representative (VR) of Pak A Village submitted two letters
dated 28.4.2014 (Annex Vla) and 21.5.2014 (Annex VIb) to the Planning
Department (PlanD) proposing to increase the size of the “Village Type
Development” (“V”) zone on the draft OZP for Small House developments. The
SKRC also submitted a letter dated 26.5.2014 (Annex VII) to PlanD requesting
some of the agricultural land be rezoned for Small House developments. The
comments and proposals of the SKRC, SKDC and VR of Pak A Village are
summarized below:

Insufficient “V” Zone

(@) the proposed “V” zone of 3.45ha on the draft OZP is insufficient to meet the
Small House demand of Tung A and Pak A Villages. The land reserved for
“V” zones on the draft OZP should be enlarged to include as much
Government land as possible in order to meet the Small House demand;

(b) the VR of Pak A Village considers that the 47 Small House sites reserved for
Small House development within the “V” zone are far below the 148 sites
according to his request;
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Designation of Private Land as “GB” Zone

(©)

the designation of private land as “GB” zone is unfair, resulting in
deprivation of private property right. The private agricultural land is
overgrown with vegetation because the villagers have no longer carried out
agricultural activity on the agricultural land for decades. The Government
should avoid zoning private land as “GB” because this would deprive the
villagers of the right to apply for Small House development on their own lot.
The VR of Pak A Village puts forward the following rezoning proposals:

(i) to rezone two areas in the northern part of Pak A from “GB” to “V”
(Plans 2 and 3);

(ii) to rezone some private lots in Chau Tsai (Plans 2 and 3) and in the
southern part of Pak A (Plans 4 and 5) from “GB” to “V”; and

Designation of Part of Country Park as “V” Zone

(d)

the VR of Pak A Village suggests to zone a piece of land (Plans 2 and 3),
which is currently part of the Sai Kung East Country Park (SKECP), as “V”
for Small House development.

4. Planning Department’s Responses

4.1 In consultation with Government departments concerned, the Planning
Department (PlanD)’s responses to the comments and proposals are as follows:

Insufficient “V” Zone

(@) the boundaries of the “V” zones has been drawn up having regard to the

(b)

‘Village Environ’ (‘VE’) (Plan 1), local topography, settlement pattern,
Small House demand forecast, areas of ecological importance as well as
other site specific characteristics. The Small House demand forecast is only
one of the various factors in drawing up the “V”’ zones. Only land suitable
for Small House development has been included in the “V” zones whilst
areas with dense vegetation, difficult terrain and near the natural stream
courses have been excluded. It should be noted that most of the flat land in
Tung A and Pak A have already been occupied by village houses and other
supporting facilities, and as such suitable land available for Small House
developments is very limited. The proposed “V” zones with an area of about
3.45ha could provide about 79 new Small House sites to meet the
outstanding and 10-year forecast of Small House demand in Tung A and Pak
A Villages;

the planning intention of the “V” zone is to designate both existing
recognized villages and areas of land considered suitable for village
expansion, irrespective of whether it is private or Government land. It is
also intended to concentrate village type development within this zone for a
more orderly development pattern, efficient use of land and provision of
infrastructures and services. Considering that there is a lack of infrastructural
facilities, based on an incremental approach, the “V”’ zones are confined to
the existing village settlements and on relatively flat areas. Should there be a
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genuine need to cater for more Small House developments, flexibility has
been provided under the planning application system that planning
application for “VV’ zone expansion or for Small House development within
“GB” zone could be submitted to the Board for consideration. Each
application would be considered by the Board based on its individual merits
taking account of the prevailing planning circumstances. The incremental
approach could guide village expansion around the existing village
settlements to achieve a more orderly development pattern, efficient use of
land and provision of infrastructures and services. It would also help
confining human disturbance to the areas around the existing settlements,
thus minimizing unnecessary adverse impacts on the natural environment
outside the villages.

Designation of Private Land as “GB” Zone

(©)

(d)

(€)

the “GB” zoning mainly covers the wooded slopes at the periphery of Tung
A and Pak A which is contiguous with the expanse of vegetation in the
adjoining SKECP and form part of the wider ecosystem therein (Figures 8a
and 8b in Appendix IV of Annex IVa). Although most of the flora and
fauna species recorded in the Area are common and widespread in Hong
Kong, protected species such as Aquilaria sinensis (1 7j(%), Pavetta
hongkongensis (7 A /D), and Rhodoleia championii (417 1r), as well
as species of conservation interest including Artocarpus hypargyreus (%
7K) and Celtis biondii (:5%+}) have been recorded. Some grassland has
regenerated on the abandoned agricultural land near the stream and estuaries
at Pak A. Wetland plants, such as Kandelia obovata (7KZx{¥), Bruguiera
gymnorhiza (/Kf&), Lumnitzera racemosa (f&=), are found in the estuaries
and delta connecting Pak A and Chau Tsai. The Director of Agriculture,
Fisheries and Conservation (DAFC) and Chief Town Planner/Urban Design
& Landscape of Planning Department (CTP/UD&L, PlanD) consider that the
proposed “GB” zoning appropriate;

the two areas in the northern part of Pak A, the various private lots in the
southern part of Pak A and Chau Tsai proposed for rezoning to “V” by the
VR of Pak A Village are mostly old schedule agricultural lots (Plans 2 to 5).
They are currently covered by natural vegetation forming an integral part of
the proposed “GB” zones. Both DAFC and CTP/UD&L, PlanD do not
support the rezoning proposals. To rezone these areas to “V” would
jeopardize the comprehensiveness and integrity of the “GB” zones;

the Head (Geotechnical Engineering Office), Civil Engineering and
Development Department (H(GEO), CEDD) raises objection to rezone the
two areas in the northern part of Pak A to “V” because they are close to
natural hillslope and meet the Alert Criteria requiring Natural Terrain Hazard
Study (NTHS). To carry out development in these areas, NTHS would be
required. DAFC also advises that since these two areas are in close
proximity to the SKECP, to avoid extensive and active human disturbance to
the country park, a buffer between “V” zone and the country park should be
retained. CTP/UD&L, PlanD does not support the proposal from landscape
planning perspective because the two areas are adjacent to the SKECP which
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is a significant landscape with high landscape and conservation value. The
two areas are abandoned agricultural land which has regenerated as hillside
woodland, and form an integral part of the green backdrop of surrounding
hillside landscape with high amenity value. Should the two areas be
rezoned to “V”, there would be insufficient green buffer between the country
park and the village developments. This would also create piecemeal “GB”
zone and haphazard village developments, not being in line with the
planning intention of “GB” zone (i.e. primarily for defining the limits of
urban and sub-urban development areas by natural features and to contain
urban sprawl);

CTP/UD&L, PlanD also does not support the rezoning of the various private
lots in Chau Tsai from “GB” to “V” (Annex Vla) because Chau Tsai is a
small island, which has attractive geological features and is of high
landscape and scenic value. The proposed “V” zones would form isolated
patches on the island and would thus create piecemeal development and
cause general degradation to the island landscape. DAFC opines that the
rezoning must be fully justified. No sufficient justification has been provided
to substantiate the proposal to rezone the relevant lots in Chau Tsai to “V”
zone; and

Designation of Part of Country Park as “V” Zone

(g) as to the suggestion of the VR of Pak A Village to zone a piece of land

(Plans 2 and 3) within SKECP as “V”, it should be noted that the area is
outside the planning scheme area of the approved DPA Plan and the draft
OZP. As the area forms an integral part of the SKECP, excising the area
from the country park and zoning it as “V” would jeopardize the integrity of
SKECP and adversely affect the natural features of SKECP. DAFC does
not support the proposal since the natural setting of the SKECP is not
suitable for Small House developments. The area is outside the “VE” of
Pak A and located on a vegetated slope comprising entirely Government land.
CTP/UD&L, PlanD does not support the proposal from landscape planning
perspective because the future site formation and construction works
associated with Small House development would create adverse impact on
the existing coastal wooded slope, and degrade the continuous coastal
landscape amenity. H(GEO), CEDD raises objection to the proposed “V”
zone because it is close to steep natural hillside and the meet the Alert
Criteria requiring NTHS.

Taking account of the comments/proposals in paragraph 3 above and PlanD’s
responses in paragraph 4.1 above, it is considered appropriate to maintain the
proposed land use zonings as shown on the draft OZP. There are no new
planning circumstances to warrant zoning amendments to the draft OZP. The
land use proposals of the draft OZP are shown in Annex | and detailed in
paragraph 9 of Annex Il1.

Decision Sought

Members are invited to:

(@)

note the comments from and responses to the SKRC, SKDC and the VR of Pak A
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Village on the draft Tung A and Pak A OZP No. S/SK-TA/C;

(b) agree that the draft Tung A and Pak A OZP No. S/SK-TA/C (to be renumbered as
S/SK-TA/1 upon gazetting) and its Notes (Annexes | and Il) are suitable for
exhibition for public inspection under section 5 of the Ordinance;

(© adopt the Explanatory Statement (Annex Il1) as an expression of the planning
intentions and objectives of the Board for various land use zonings of the draft
Tung A and Pak A OZP No. S/SK-TA/C; 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 Location Plan: Tung A and Pak A with Village Environs

Plan 2 Location Plan: Areas Proposed by the Village Representative of Pak A
Village to be Rezoned to “V”

Plan 3 Aerial Photo: Areas Proposed by the Village Representative of Pak A
Village to be Rezoned to “V”

Plan 4 Location Plan: Private Lots in Pak A Proposed by the Village
Representative of Pak A Village to be Rezoned to “V”

Plan 5 Aerial Photo: Private Lots Proposed by the Village Representative of
Pak A Village to be Rezoned to “V”

Annex | Draft Tung A and Pak A OZP No. S/SK-TA/C

Annex Il Notes of the Draft Tung A and Pak A OZP No. S/SK-TA/C

Annex |11 Explanatory Statement of the Draft Tung A and Pak A OZP No.
SISK-TA/C

Annex IVa Town Planning Board Paper No. 9583
Annex Vb Extract of Minutes of Town Planning Board Meeting held on

28.3.2014

Annex V Extract minutes of Sai Kung District Council Meeting held on
13.5.2014

Annex Vla Letter dated 28.4.2014 from the Village Representative of Pak A
Village

Annex VIb Letter dated 21.5.2014 from the Village Representative of Pak A
Village

Annex VI Comments dated 26.5.2014 from the Sai Kung Rural Committee
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Annex I

DRAFT TUNG A AND PAK A OUTLINE ZONING PLAN NO. S/ISK-TA/C

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

NOTES

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

Q) 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.

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

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

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

(6) Except as otherwise specified by the Town Planning Board, when a use or materia
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 materia change of use or devel opment or redevel opment shall lapse.



(7)

(8)

©)

-2- S/ISK-TA/C

Boundaries between zones may be subject to minor adjustments as detailed planning
proceeds.

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

@
(b)

(©
(d)

(€
(f)

(9)

maintenance, repair or demolition of a building;

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

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

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

rebuilding of New Territories Exempted Housg;

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

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

In areas zoned “ Coasta Protection Area’,

@

the following uses or devel opments are always permitted:

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

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

(i)  provision of amenity planting by Government; and



(10)
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(b thefollowing uses or devel opments require permission from the Town Planning
Board:

provision of plant nursery, amenity planting (other than by Government), sitting
out area, rain sheter, refreshment kiosk, footpath, public utility pipeline,
electricity mast, lamp pole, telephone booth and shrine.

@ Except in areas zoned “Coastal Protection Area’, temporary use or
development of any land or building not exceeding a period of two months is
always permitted provided that no site formation (filling or excavation) is
carried out and that the use or development is a use or development specified
below:

structures for carnivals, fairs, film shooting on locations, festival celebrations,
religious functions or sports events.

(b Except as otherwise provided in paragraph (10)(a), and subject to temporary
uses for open storage and port back-up purposes which are prohibited in areas
zoned “ Coastal Protection Ared’, temporary use or development of any land or
building not exceeding a period of three years requires permission from the Town
Planning Board. Notwithstanding that the use or development is not provided
for in terms of the Plan, the Town Planning Board may grant permission, with or
without conditions, for a maximum period of three years, or refuse to grant
permission.

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

Unless otherwise specified, all building, engineering and other operations incidental to
and all usesdirectly related and ancillary to the permitted uses and devel opments within
the same zone are always permitted and no separate permission is required.

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

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

“New Territories Exempted House” means a domestic building other than a guesthouse
or ahotel; or abuilding primarily used for habitation, other than a guesthouse or ahotel,
the ground floor of which may be used as *Shop and Services or ‘Eating Place, the
building worksin respect of which are exempted by a certificate of exemption under Part
[11 of the Buildings Ordinance (Application to the New Territories) Ordinance (Cap. 121).
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RESIDENTIAL (GROUP C)

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

Flat :
Government Qse (Police Reporting Centre, Egﬂgagtizlr?glel natitution
Post Office only) Government Refuse Collection Point
quse . . : Government Use (not el sewhere specified)
Utility Installation for Private Project Institutional Use (not elsewhere specified)
Library
Place of Recreation, Sports or Culture
Private Club
Public Clinic
Public Convenience
Public Utility Installation
Recyclable Collection Centre
Religious Institution
Residential Institution
Rural Committee/Village Office
School
Shop and Services
Socia Welfare Facility
Training Centre

Planning Intention

This zone is intended primarily for low-rise, low-density residential developments where
commercial uses serving the residential neighbourhood may be permitted on application to the
Town Planning Board.
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RESIDENTIAL (GROUP C) (cont’d)

Remarks

No new development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in atotal development and/or redevelopment in excess of
a maximum plot ratio of 1.31, a maximum site coverage of 65.55%, and a maximum
building height of 13.12 in terms of metres above Principal Datum and 2 storeys, or the
plot ratio, site coverage and height of the building which was in existence on the date of
thefirst publication in the Gazette of the notice of the draft devel opment permission area
plan, whichever is the greater.

In determining the relevant maximum plot ratio/site coverage 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, or
recreational facilities for use and benefit of all the owners and 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/site coverage/building height restrictions stated in paragraph
(a) above may be considered by the Town Planning Board on application under section
16 of the Town Planning Ordinance.
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VILLAGE TYPE DEVELOPMENT

Column 1
Uses always permitted

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

Agricultural Use

Government Use (Police Reporting Centre,
Post Office only)

House (New Territories Exempted House
only)

On-Farm Domestic Structure

Religious Institution (Ancestral Hall only)

Rural Committee/Village Office

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

Eating Place
Library

School

Shop and Services

Buria Ground

Eating Place

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

House (not el sewhere specified)

Institutional Use (not el sewhere specified) #
Place of Recreation, Sports or Culture
Public Convenience

Public Utility Installation #

Religious Institution (not elsewhere specified) #
Residential Institution #

School #
Shop and Services

Social Welfare Facility #
Utility Installation for Private Project

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

Planning Intention

The planning intention of thiszone isto designate both existing recognized villages and areas of
land considered suitable for provision of village expansion. Land within this zone is primarily
intended for development of Small Houses by indigenous villagers. It is aso intended to
concentrate village type development within this zone for a more orderly development pattern,
efficient use of land and provision of infrastructures and services. 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 Town Planning Board.

@

(b)

(©

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 building which wasin existence
on the date of the first publication in the Gazette of the notice of the draft development
permission area plan, whichever is the greater.

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.

Any diversion of streams or filling of pond, including that to effect achange of useto any
of those specified in Columns 1 and 2 above or the uses or developments always
permitted under the covering Notes (except public works co-ordinated or implemented
by Government, and maintenance, repair or rebuilding works), shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the
draft devel opment permission area plan without the permission from the Town Planning
Board under section 16 of the Town Planning Ordinance.
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GOVERNMENT, INSTITUTION OR COMMUNITY

Column 1
Uses aways permitted

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

Eating Place (Canteen,

Cooked Food Centre only)
Educationa Institution
Exhibition or Convention Hall
Field Study/Education/Visitor Centre
Government Refuse Collection Point
Government Use (not elsewhere specified)
Institutional Use (not el sewhere specified)
Library
Market
Place of Recreation, Sports or Culture
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation
Recyclable Collection Centre
Religious Institution

Research, Design and Development Centre

Rural Committee/Village Office
School

Socia Welfare Facility
Training Centre

Columbarium

Crematorium

Eating Place (not el sewhere specified)

Funeral Facility

Holiday Camp

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

Office

Place of Entertainment

Private Club

Residential Institution

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 awider 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 socia services to meet community, and other institutional
establishments.

Remarks

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

(b) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restriction stated in paragraph (a) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.
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OPEN SPACE
Column 1 Column 2
Uses aways permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board
Aviary Eatin
g Place

Barb_ecue Spot Government Refuse Collection Point
Bathing Beach

Field Study/Education/Visitor Centre
Park and Garden

Pavilion

Pedestrian Area

Picnic Area

Playground/Playing Field

Promenade

Public Convenience

Sitting Out Area

Government Use (not el sewhere specified)
Holiday Camp

Pier

Place of Entertainment

Place of Recreation, Sports or Culture
Private Club

Public Transport Terminus or Station
Public Utility Installation

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 aswell asthe general public.



-7~ S/ISK-TA/C

OTHER SPECIFIED USES

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

For “Pier” Only
Pier Government Use
Public Convenience Marine Fuelling Station
Public Utility Installation
Shop and Services

Planning Intention

This zone is intended primarily for the provision of land for pier use serving the needs of the
community.
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GREEN BELT

Column 1
Uses aways permitted

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

Agricultural Use

Barbecue Spot

Government Use (Police Reporting
Centre only)

Nature Reserve

Nature Trail

On-Farm Domestic Structure

Picnic Area

Public Convenience

Tent Camping Ground

Wild Animals Protection Area

Animal Boarding Establishment

Broadcasting, Television and/or Film Studio

Burial Ground

Columbarium (within a Religious Institution or
extension of existing Columbarium only)

Crematorium (within a Religious Institution or
extension of existing Crematorium only)

Field Study/Education/Visitor Centre

Government Refuse Collection Point

Government Use (not elsewhere specified)

Helicopter Landing Pad

Holiday Camp

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

Place of Recreation, Sports or Culture

Public Transport Terminus or Station

Public Utility Installation

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

Religious Institution

Residential Institution

Rural Committee/Village Office

School

Service Reservoir

Socia Welfare Facility

Utility Installation for Private Project

Planning Intention

The planning intention of this zone is primarily for defining the limits of urban and sub-urban
devel opment areas by natural features and to contain urban sprawl as well as to provide passive
recreational outlets. Thereis ageneral presumption against development within this zone
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GREEN BELT (cont’d)

Remarks

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

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

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

Nature Reserve Government Use

Nature Trail House (Redevel opment only)
On-Farm Domestic Structure Pier

Wild Animals Protection Area Public Convenience

Public Utility Installation

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

Planning Intention

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

Thereisageneral presumption against development in this zone. In general, only developments
that are needed to support the conservation of the existing natural landscape or scenic quality of
the area or are essential infrastructure projects with overriding public interest may be permitted.

Remarks

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

(b) Any diversion of streams, filling of land/pond or excavation of land, including that to effect
a change of use to any of those specified in Columns 1 and 2 above or the uses or
developments always permitted under the covering Notes, shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the draft
development permission area plan without the permission from the Town Planning Board
under section 16 of the Town Planning Ordinance.
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DRAFT TUNG A AND PAK A OUTLINE ZONING PLAN
NO. SISK-TA/C

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

EXPLANATORY STATEMENT

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

1 INTRODUCTION

This Explanatory Statement is intended to assist an understanding of the draft Tung A
and Pak A Outline Zoning Plan (OZP) No. S/SK-TA/C. It reflectsthe 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

21

2.2

2.3

24

25

On 14 July 2011, under the power delegated by the Chief Executive, the Secretary
for Development directed the Board, under section 3(1)(b) of the Town Planning
Ordinance (the Ordinance), to prepare adraft plan designating Tung A, Pak A and
Chau Tsal as a development permission area (DPA).

On 19 August 2011, the draft Tung A and Pak A DPA Plan No. DPA/SK-TA/1
was exhibited for public inspection under section 5 of the Ordinance. During the
exhibition period, four representations were received. On 28 October 2011, the
representations were published for comments. During thefirst three weeks of the
publication period, no public comment was received. After giving consideration
to the representations on 17 February 2012, the Board noted the supportive view
of representations and decided not to uphold the adverse representations.

On 3 July 2012, the Chief Executive in Council (CE in C), under section 9(1)(a)
of the Ordinance, approved the draft Tung A and Pak A DPA Plan, which was
subsequently renumbered as DPA/SK-TA/2. On 13 July 2012, the approved
Tung A and Pak A DPA Plan No. DPA/SK-TA/2 (the Plan) was exhibited for
public inspection under section 9(5) of the Ordinance.

On 15 March 2014, under the power delegated by the Chief Executive. The
Secretary for Development directed the Board, under section 3(1)(a) of the
Ordinance, to prepare an OZP to cover the Tung A, Pak A and Chau Tsai areas.

On 2014, thedraft Tung A and Pak A OZP No. S/SK-TA/1 (the Plan) was
exhibited for public inspection under section 5 of the Ordinance.
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OBJECT OF THE PLAN

31

3.2

The object of the Plan is to indicate the broad land-use zonings for the area of
Tung A, Pak A and Chau Tsai so that devel opment and redevel opment within the
areaof Tung A, Pak A and Chau Tsai can be put under statutory planning control.
It also provides the planning framework for preparing more detailed
non-statutory plans which form the basis for public works planning and site
reservation for various uses.

The Planisto illustrate the broad principles of development and planning control
only. It isasmall-scale plan and the boundaries between the land-use zones may
be subject to minor alterations as detailed planning proceeds.

NOTES OF THE PLAN

4.1

4.2

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

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

THE PLANNING SCHEME AREA

5.1

5.2

5.3

5.4

The Planning Scheme Area (the Ared) covers a total area of about 20.41 ha. It
comprisesthree areas, namely, Tung A (about 9.47 ha), Pak A (about 10.1 ha) and
Chau Tsai (about 0.84 ha).

The Area falls within a greater area named High Island (also known as Leung
Shuen Wan). Tung A and Pak A are completely encircled by the Sai Kung East
Country Park (SKECP), whilst Chau Tsai is a small island which links up with
Pak A by a sand bar during low tide. Fish rafts and sea urchin cultivation are
found in the cove of the Rocky Harbour (also known as Leung Shuen Wan Hoi)
between Tung A and Pak A. The Area is located at the southern coast of Sai
Kung peninsula, about 9 km to the south-east of Sai Kung Town. The Rocky
Harbour is located to its south.

Tung A Village and Pak A Village are the only two indigenous villages in the
Area. Both of them are Hakka Villages. In the past, the villagers depended
mainly on farming. Since the early 1980s, most villagers have moved out and
farming activity has ceased.

Most of the flora and fauna in the Area are common and widespread in Hong
Kong. Though the Areais not exceptional in terms of biodiversity or ecological
importance, the wooded areas at the periphery of the Areaare contiguous with the
expanse of vegetation in the adjacent SKECP. The SKECP encircling the Areais
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a famous scenic spot and also a popular tourist and hiking attraction in the
territory. To thefurther north of the Areaisthe High Island Reservoir. The Area
has a high landscape value which complements the overall naturalness and the
landscape beauty of the surrounding SKECP.

Tung A

55.1 Tung A resembles an inverted L-shape located at the eastern part of the
Area. There are mountain ranges to the north, east and south of Tung A.
The south-western part of Tung A is a piece of coastal low-lying area
with asmall knoll at itsfringe (i.e. ShaKiu Tau). Tung A mostly remains
of natural, rural, countryside with tranquil and visual coherence, except
for some rura village houses and a vacant school with playground.
Village houses are clustered aong the lower coastal area while
shrubland, woodland and stream courses are embracing the village
houses to the north, east and south of the Area

55.2 Village houses are one to two-storey in height. Apart from Tung A
Village which is an indigenous village, there is a cluster of fisherman
settlements at ShaKiu Tau in the south-western part of Tung A. Some of
the existing houses in Tung A are still being used for habitation while
some others are in dilapidated conditions or left vacant. Restaurants can
be found on the ground floors of the village houses. ThereisaTin Hau
Temple at themiddle part of Tung A. An abandoned salt pan isfound on
aknoll of the south-western part of Tung A.

5.6.1 Pak A islocated at the opposite side of Tung A across the cove of the
Rocky Harbour. Mountain ranges of Tai She Wan arelocated toitsnorth
and west. The eastern and southern part of Pak A is a piece of coastal
low-lying area. Pak A is characterised by a rural and countryside
ambience, comprising mainly village houses, shrubland, woodland
developed from fallow agricultural land, woodland and stream courses.

5.6.2 Village houses are one to two-storey in height and clustered in the
middle part aong the coastal area. Some of the housesin Pak A are still
being used for habitation while some others are in dilapidated conditions
or left vacant. The ground floor of avillage house is used as arestaurant.
Two large pieces of fallow agricultural land are located in the northeast
and southwest of Pak A and are overgrown with dense vegetation.

Chau Tsai

Chau Tsai isasmall island located to the east of Pak A and is visually exposed to
the surrounding coastal landscape. It is accessible to Pak A through a sand bar
which emerges during low tide. Fallow agricultura land is found in the middle
and northern parts of the island which is overgrown with grass, shrubs and trees.
Theisland is encircled by rocky coasts. No human settlements or activities are
currently found on the island.
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According to the 2011 Census, the population in Tung A and Pak A waslessthan 50. Itis
expected that the total planned population of the Areawould be about 255 persons.

OPPORTUNITIES AND CONSTRAINTS

7.1 Opportunities

711

712

7111

Conservation

Amid the SKECP, the Areahas high scenic and landscape value
which complements the natura landscape of the surrounding
country park. The natura landscape and the coastal
environment of the Area are worthy of conservation while the
scale of the village devel opment should be compatible with the
rural setting and surrounding landscape. The shrubland and
woodland at the periphery of the Area are contiguous with the
expanse of vegetation in the adjoining SKECP and form part of
the wider ecosystem therein. Some of these shrubland and
woodland of largely native species have developed from
abandoned agricultural land. Although most of the flora and
fauna species recorded in the Area are common and widespread
in Hong Kong, protected species such as Aquilaria sinensis (+
JLE), Pavetta hongkongensis (7 K /0b3E), and Rhodoleia
championii (41.{5fa7), aswell as species of conservation interest
including Artocarpus hypargyreus ([ f£K) and Celtis biondii

2558 K[ have been recorded.

7.1.1.2 Some grassland has regenerated on the abandoned agricultural

7.1.1.3

land near the stream and estuary at Pak A. Wetland plants, such
as Kandelia obovata (7K&x{F), Bruguiera gymnorhiza (/R
f&), Lumnitzera racemosa (f&=%), are found in the estuaries
and delta connecting Pak A and Chau Tsai.

Along the coast of Tung A, Pak A and Chau Tsal are mainly
undisturbed natural rocky shores and sandy beaches. These
areas are attractive physical landforms and areas of high
landscape, scenic or ecological value. All these natural features
should be protected as far as possible with minimum
devel opment.

Agriculture

The fallow agricultura land in the Area has become shrubland and
young woodland over the years. These wooded areas, with limited
opportunity of rehabilitation for agricultura use, are worthy of
protection from nature conservation perspective.
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7.2.2

7.2.3
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Tourism Potentia

The meandering coastline, spectacular sea view, the seafood restaurants
(selling seafood and sea urchin in particular) as well as the unique small
island of Chau Tsai attract many hikers.

Constraints

Transportation

At present, the Areais only accessible viaafootpath leading to Sai Kung
Man Y ee Road or aternatively by boat. Thereis no vehicular access or
ferry service provided to the Area despite the presence of piers. Thereis
also neither planned infrastructure under the purview of Transport
Department nor any improvement plan for the existing footpath and/or
ferry service.

Geotechnical

The solid geology of Tung A and Pak A is composed mainly of rhyolitic
fine ash vitric tuff of High Island Formation. The valley between Pak A
Teng and Ping Pa is mainly covered with debris flow deposits and
alluvium. Thevalley at Tung A ispartly covered by debrisflow deposits.
The areabetween Tung A and ShaKiu Tau is covered by beach deposits.
A northeast-trending fault is likely present below the hillside of Pak A.
Some areasin Pak A are close to natural hillside and may be affected by
potential natural terrain landslide hazards. However, as advised by the
Head of Geotechnical Engineering Office of Civil Engineering and
Development Department, the natural terrain hazard studies and
mitigation would be dealt with under the Landslip Prevention and
Mitigation Programme to be carried out by CEDD.

Sewerage

There are neither existing sewers nor stormwater drains being
maintained by the Drainage Services Department within the Area. At
present, on-site sewage treatment systems such as septic tanks and
soakaway (STS) system are generally used in traditiona villages. They
would only satisfy the requirements of individual lots. Any increase in
population or number of visitors to the Area or further
recreational/residential developments will require additional facilities.
The design and construction of the STS systems need to comply with
relevant standards and regulations, such as the Environmental Protection
Department (EPD)’ s Practice Note for Professional Persons (ProPECC)
5/93, for the protection of the water quality and the stream flowing
through the Area.

Infrastructure and Utility Services

The Areais supplied with electricity and telephone services. In respect
of other utility services, potable water supply to existing facilities and
villagers of the Area is provided, but there are neither
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committed/planned sewerage and drainage systems nor gas supply
projects for the Area.

GENERAL PLANNING INTENTION

Amid the SKECP, the Area is part of the wider natural system of the Sai Kung
countryside. The general planning intention of the Areais to protect its high landscape
value which complements the overall naturalness and the landscape beauty of the
surrounding Sai Kung East Country Park. The planning intention is also to reflect
existing recognized villages and the fishermen settlement as well asto protect the natural
habitats from conservation perspective.

LAND-USE ZONINGS

9.1 Residential (Group C) (“R(C)"): Total Area0.01 ha

911

912

912

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

Thiszoneisto cover abuilding lot at Chau Tsai which isthe subject of a
planning application (No. A/DPA/SK-TA/1) for the redevelopment of
ruined houses to a 2-storey house with a maximum plot ratio, site
coverage and building height of 1.31, 65.55%, 2 storeys and 13.12mPD
respectively, which was approved by the Board under section 16 of the
Town Planning Ordinance. The “R(C)” zone of the site is to reflect the
development scheme approved by the Board. The Notes of the “R(C)”
zone have also stipulated the development parameters as approved by
the Board.

To provideflexibility for innovative design adapted to the characteristics
of the site, minor relaxation of plot ratio, site coverage and building
height restrictions may be considered by the Board through planning
permission application system. Each proposal will be considered on its
individua merits.

9.2 “Village Type Development” (“V"): Total Area3.45 ha

921

922

The planning intention of this zone is to reflect existing recognized
villages and the fishermen settlement. Land within thiszoneis primarily
intended for development of Small Houses by indigenous villagers. Itis
also intended to concentrate village type development within this zone
for a more orderly development pattern, efficient use of land and
provision of infrastructure and services. 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 commercia, community and
recreational uses may be permitted on application to the Board.

The recognized villages within the Area are Tung A and Pak A. The
boundaries of the “V” zone are drawn up having regard to the village
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‘environs’, the local topography, the existing settlement pattern, site
constraints, the approved applications for Small House development, the
outstanding Small House applications, as well as the estimated Small
House demand. Areas of difficult terrain, dense vegetation and areas
near the stream courses have been avoided as far as possible.

Except for those specified, 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 of 3-storey (8.23 m) or the height of the
building which was in existence on the date of publication in the Gazette
of the notice of the draft DPA plan, whichever is the greater.

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

As diversion of streams or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natura
environment, permission from the Board is required for such activities.
There is no existing sewer or planned public sewer for the Area, and at
present, each house istypically served by its own on-site STS system. In
accordance with the Environmental, Transport and Works Bureau's
Technical Circular (Works) No. 5/2005, under the current administrative
practice, for development proposal s/submissions that may affect natural
streamg/rivers, the approving/processing authorities at various stages of
the development should consult and collate comments from Director of
Agriculture, Fisheries and Conservation and relevant authorities and
incorporate relevant comments/advice as conditions of approva
wherever possible. Also, for the protection of the water quality of the
streams and Rocky Harbour, the design and construction of on-site STS
system for any devel opment proposal §/submissions need to comply with
relevant standards and regulations, such as EPD’s ProPECC 5/93.
Accordingly, the Lands Department when processing Small House grant
and applications in close proximity to existing stream courses should
consult concerned departments including EPD, the Agriculture,
Fisheries and Conservation Department and the Planning Department to
ensure that al relevant departments would have adequate opportunity to
review and comment on the applications.

9.3 “Government, Institution or Community” (“G/IC"): Total Area0.27 ha

931

9.3.2

This zone is intended primarily for the provision of Government,
institution or community facilities serving the needs of the local residents
and/or awider district, region or theterritory. It isalso 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.

There are four areas zoned “G/IC” on the draft OZP and all of which fall
within Tung A. The vacant primary school site with playground, located
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in the northern part of Tung A, is reserved for future use by the
Government and/or social welfare organization.

9.3.3 Other G/IC sitesinclude the Leung Shuen Wan Tin Hau Temple (a Grade
3 historic building) and the village office; both of them are facing the
Rocky Harbour. A Government refuse collection point (RCP), located to
the north-western of thetemple, is providing serviceto thevillagers. The
vacant primary school, temple, village office and the RCP are all zoned
“G/IC” on the Plan.

9.34 Topreservetherura and low-rise character of the Areaaswell as provide
gpatial and visua relief, development/redevelopment within this zone
should be restricted to a maximum building height as stipulated on the
Plan or the height of the building which was in existence on the date of
first publication in the Gazette of the notice of the draft DPA plan,
whichever is greater.

9.35 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
itsindividual planning merits.

“Open Space” (“O"): Total Area0.51 ha

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

9.4.2 There are two small sandy beaches, both of which are located in the
western part of Tung A, provide an outdoor space for recreational
activities, such as swimming. To reflect the existing use, the pavilion, the
two sandy beaches as well as the sitting-out-area and public toilet
adjoining the beach (i.e. the beach located to the south) are zoned “O” on
the Plan.

9.4.3 A large part of open area directly abutting the Tin Hau Temple is
currently used by the villagers for drying catches from the sea. However,
during festival days, the open area is used for celebration and provide a
place for gathering of the locals and visitors. Thisopen areaiszoned “O”
on the Plan.

“Other Specified Uses” (“OU”): Total Area0.11 ha

9.5.1 This zone is intended primarily for the provision of land for pier use
serving the needs of the community.

9.5.2 Sincethe Areaisnot directly accessible by vehicles, visiting the Area by
boat is an dternative. Currently, there are seven piers, including two
floating jetties, in Tung A while there aretwo piersin Pak A. These nine
piers are zoned “OU(Pier)” on the Plan to reflect their existing use.
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“Green Bdt” (“GB”): Total Area13.46 ha

9.6.1

9.6.2

9.6.3

9.6.4

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

The “GB” zoning mainly covers the wooded slopes at the periphery of
Tung A and Pak A which are contiguous with the expanse of vegetationin
the adjoining SKECP and form part of the wider ecosystem therein.
Although most of the flora and fauna species recorded in the Area are
common and widespread in Hong Kong, protected species such as
Aquilaria sinensis (1:}7{ %), Pavetta hongkongensis (& & A /D), and
Rhodoleia championii (4 {£fa7), as well as species of conservation
interest including Artocarpus hypargyreus (Hf£K) and Celtis biondii
208 AN have been recorded. Some grassland has regenerated on the
abandoned agricultural land near the streams and estuaries at Pak A.
Wetland plants, such as Kandelia obovata (7K £ {¥), Bruguiera

gymnorhiza (Kf&), Lumnitzera racemosa (f& 2), are found in the

estuaries and delta connecting Pak A and Chau Tsai. These areas are also
within the “GB” zone.

While *Agricultural Use', ‘Nature Trail’ and ‘Public Convenience' are
Column 1 uses within “GB” zone, rebuilding of New Territories
Exempted House (NTEH), replacement of an existing domestic building,
i.e. a domestic building which was in existence on the date of the first
publication in the Gazette of the notice of the draft development
permission area plan (DPA Plan No. DPA/SK-TA/1 exhibited on
19.8.2011), by aNTEH as well as provision, maintenance or repair of a
grave of an indigenous New Territories villager or a localy based
fisherman and his family members for which permission has been
obtained from Government are always permitted. Other uses, such as
burial ground, school and social welfare facility may be permitted upon
obtaining planning permission from the Board.

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

“Coastal Protection Area” (“CPA™): Total Area2.60 ha

9.7.1 This zoning is intended to conserve, protect and retain the natural

9.7.2

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

There is a genera presumption against development in this zone. In
general, only devel opments that are needed to support the conservation of
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the existing natural landscape or scenic quality of the areaor are essential
infrastructure projects with overriding public interest may be permitted.

9.7.3 Thecoastal areas are mainly occupied by the natural rocky shorewhich are
mostly inaccessible and facing the Rocky Harbour. The areas zoned
“CPA” include the entire coastal fringe of Chau Tsai, the rocky/sandy
shore of Tung A and Pak A.

9.7.4 Any diversion of streams, filling of land/pond or excavation of land may
cause adverse drainage impacts on adjacent areas and adverse impacts on
the natura environment. In view of the conservation value of the area
within this zone, permission from the Board isrequired for such activities.

COMMUNICATIONS

The Areaisaccessible by afootpath leading from Sai Kung Man Yee Road. Chau Tsai is
linked up with and accessible from Pak A via a sand bar in between. The sand bar is
completely submerged during high tide. While there is no direct vehicular accessto the
Area, marine access is available since severa pierdjetties are found along the coast of
Tung A and Pak A.

UTILITIES SERVICES

11.1 The Areais supplied with eectricity and telephone services. In respect of other
utility services, potable water supply to existing facilities and villagers of the
Areais provided, but there are neither committed/planned sewerage and drainage
systems nor gas supply projects for the Area.

11.2 Any increase in population, number of visitors to the Area or further
recreational/residential developments would require additiona facilities. The
design and construction of the septic tank and soakaway pit system need to
comply with relevant standards and regulations, such as Environmental
Protection Department (EPD)’s Practice Note for the Professional Person
(ProPECC) 5/93, for the protection of the water quality and the natural streams
flowing through the Area.

CULTURAL HERITAGE

The Tin Hau Temple at Leung Shuen Wan, a Grade 3 historic building, islocated within
the Area. The Antiquities and Monuments Office of Leisure and Cultural Services
Department should be consulted in advance of any development, redevelopment or
rezoning proposals that might affect the graded historic building and its immediate
environs, including the temple’ s direct visual access to the sea.

IMPLEMENTATION

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



14.

13.2

133

-11- SISK-TA/C

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

Notwithstanding the above, minor improvement works, eg. access
improvements, utility services installation and public works projects will be
implemented through the Public Works Programme and the Rural Public Works
Programme subject to priority and resource availability. Private developments
will be effected principally through private sector initiatives in accordance with
the zoned uses indicated on the Plan, provided that their proposals meet
Government reguirements.

PLANNING CONTROL

141

14.2

14.3

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

Uses of land or building which were in existence immediately before the first
publication in the Gazette of the notice of the DPA Plan and which are not in
compliance with the terms of the Plan may have adverse impacts on the
environment, drainage and traffic of the Area. Although no action is required to
make such use conform to this Plan, any material change of such use or any other
development (except minor alteration and/or modification to the development of
the land or building in respect of such use which is aways permitted) must be
always permitted in terms of the Plan or, if permission is required, in accordance
with a permission granted by the Board. The Board will consider these
applications on their individual merits. Those alteration and/or modification
works which may lead to an environmental improvement or upgrading to the
Areamay be considered favourably by the Board.

Planning applications to the Board will be assessed on individual merits. In
general, the Board, in considering the planning applications, will take into
account al relevant planning considerations including guidelines published by
the Board. Guidelines published by the Board are available from the Board's
website, the Secretariat of the Board and the Technical Services Division of the
Planning Department. Application forms and Guidance Notes for planning
applications can be downloaded from the Board’ s website, and are available from
the Secretariat of the Board, and the Technical Services Division and the relevant
District Planning Office of the Planning Department. Applications should be
supported by such materials as the Board thinks appropriate to enable it to
consider the applications.
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14.4 Any development, other than those referred to in paragraph 14.1 above or in
conformity with this Plan or with the permission of the Board, undertaken or
continued on or after 19 August 2011 on land included in a plan of the Tung A
and Pak A DPA may be subject to enforcement proceedings under the Ordinance.
Any diversion of streams, filling of land/pond and/or excavation of land in the
relevant zones on or after the exhibition of the specific plan referred to in the
Notes of the relevant zones without the permission from the Board may aso be
subject to enforcement proceedings.

TOWN PLANNING BOARD
2014
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DRAFT TUNG A AND PAK A OUTLINE ZONING PLAN NO. S/SK-TA/C

PRELIMINARY CONSIDERATION OF A NEW PLAN

Purpose

1.1

1.2

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

(@ that the draft Tung A and Pak A Outline Zoning Plan (OZP) No.
SISK-TA/C (Appendix I) together with its Notes (Appendix Il) are
suitable for consultation with the Sai Kung District Council (SKDC) and
Sai Kung Rural Committee (SKRC);

(b) that the Explanatory Statement (ES) (Appendix I11) 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 Tung
A and Pak A OZP and that the ES should be issued under the name of the
Board; and

(c) thatthe ES (Appendix I11) is suitable for consultation with the SKDC and
SKRC together with the draft OZP.

A Planning Report is attached at Appendix IV to provide Members the
background information on Tung A and Pak A (the Area) and the rationale for
the land use zonings on the draft OZP.

Background

2.1

2.2

2.3

On 19.8.2011, the draft Tung A and Pak A Development Permission Area (DPA)
Plan No. DPA/SK-TA/1 was exhibited for public inspection under section 5 of
the Town Planning Ordinance (the Ordinance). During the exhibition period, 4
representations were received. On 28.10.2011, the representations were
published for three weeks until 18.11.2011 for public comments and no
comment was received. After giving consideration to the representations on
17.2.2012, the Board noted the supportive view of the representations and
decided not to uphold the adverse representations.

On 26.6.2012, the Chief Executive in Council (CE in C), under section 9(1)(a)
of the Ordinance, approved the draft Tung A and Pak A DPA Plan, which was
subsequently renumbered as DPA/SK-TA/2. On 13.7.2012, the approved Tung
A and Pak A DPA Plan No. DPA/SK-TA/2 was exhibited for public inspection
under section 9(5) of the Ordinance.

Pursuant to section 20(5) of the Ordinance, the Tung A and Pak A DPA Plan is
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effective only for a period of 3 years until 19.8.2014. As such, an OZP has to
be prepared to replace the DPA Plan in order to maintain statutory planning
control over the Area upon expiry of the DPA Plan.

2.4 On 15.3.2014, under the power delegated by the Chief Executive, the Secretary

for Development directed the Board, under section 3(1)(a) of the Ordinance, to
prepare an OZP to cover the Area.

3. Strategic Planning Context

3.1  The Area covers three areas, namely, Tung A, Pak A and Chau Tsai. Tung A and
Pak A are completely encircled by the Sai Kung East Country Park (SKECP),
whilst Chau Tsai is a small island which links up with Pak A by a sand bar
during low tide. The Rocky Harbour is located to its south (Plans 1 to 3)

3.2 The Area falls within the “Study on South East New Territories Development
Strategy Review” (2000) which proposes to enhance the Sub-region of South
East New Territories (SENT) as a “Leisure Garden of Hong Kong”. It has
recommended that the strategic growth of the Sub-region should be confined to
Tseung Kwan O New Town and the rest of the Sub-region should be retained for
conservation and recreation purposes with low-density residential development
only at suitable locations (Plan 4).

3.3 With reference to the Landscape Value Mapping of Hong Kong (2005), the Area
covers two types of Landscape Character Areas (LCASs), ‘Leung Shuen Wan
Chau Coastal Hillside’ and ‘Rocky Harbour Inshore Water’ landscape, which
forms part of the coastal and hillsides landscape on the southern peninsula of
SKECP and is categorized as of high landscape and scenic value which
complements the overall naturalness and the landscape beauty of the
surrounding country park (Plan 5).

3.4  Given the natural environment with high landscape value coupled with its
inaccessibility due to lack of vehicular access, the planning framework for the
Area should be to preserve the natural environment and its natural resources.
While no large-scale development should be introduced in order to minimize
encroachment onto the natural environment, suitable land will be reserved for
the need for Small House development. Details of the land use considerations
are contained in the Planning Report on Tung A and Pak A at Appendix IV.
Some major issues in relation to the proposed zonings are stated below.

4. IssuesArising from Consideration of the DPA Plan

4.1  During the 2 months’ plan exhibition period of the draft DPA Plan from
19.8.2011 to 19.10.2011, a total of 4 representations were received. The major
land use proposals raised by the representers are recapitulated below:

@) conservation zonings such as “Conservation Area” (“CA”) should be
designated to facilitate the restriction and regulation of incompatible

1 The SENT covers Tseung Kwan O New Town, Sai Kung Town and rural SENT.
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developments on those ecologically sensitive areas (e.g. dense
woodland). In addition, since the Area is in lack of drainage and
sewerage systems, conservation zonings are needed for the areas
adjacent to the stream courses and coastal areas in order to prevent any
potential developments from affecting the natural streams and marine
ecology; and

(b) “Village Type Development” (“VV’") zone, covering both Tung A Village
and Pak A Village, be expanded to accommodate the future demand for
Small House development from villagers in Hong Kong and abroad.

Besides, since the gazettal of the draft DPA Plan on 19.8.2011, there is one
planning application (No. A/DPA/SK-TA/1) for house redevelopment in Chau
Tsai, which was approved with conditions by the Rural and New Town Planning
Committee (RNTPC) of the Board on 11.1.2013.

Town Planning Board’s Decisions and | nstructions

On 17.2.2012, while the Board decided not to meet the representations and not to
propose any amendment to the draft DPA Plan, it was agreed that detailed land use
zonings would be worked out during the OZP preparation stage taking account of the
results of relevant assessments on various aspects including development need,
conservation value, the environment, infrastructure, landscape character, etc. in
consultation with relevant stakeholders.

Object of the Plan

6.1

6.2

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

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

The Planning Scheme Area

7.1

The Area covers a total area of about 20.41 ha. The Area falls within a greater
area named High Island (also known as Leung Shuen Wan). It comprises three
areas, namely, Tung A (about 9.47 ha), Pak A (about 10.1 ha) and Chau Tsai
(about 0.84 ha). Tung A and Pak A are completely encircled by the SKECP
whilst Chau Tsai is a small island which links up with Pak A by a sand bar
during low tide (Plan 3). Fish rafts and sea urchin cultivation are found in the
cove of the Rocky Harbour (also known as Leung Shuen Wan Hoi) between
Tung A and Pak A. The Area is located at the southern coast of Sai Kung
peninsula, about 9 km to the south-east of Sai Kung Town.
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Tung A Village and Pak A Village are the only two indigenous villages in the
Area (Plan 6). Both of them are Hakka Villages. In the past, the villagers
depended mainly on farming. Since the early 1980s, most villagers have
moved out and farming activity has ceased.

Most of the flora and fauna in the Area are largely common native species.
Though the Area is not exceptional in terms of biodiversity or ecological
importance, the wooded areas at the periphery of the Area are contiguous with
the expanse of vegetation in the adjacent SKECP. The SKECP encircling the
Area is a famous scenic spot and also a popular tourist and hiking attraction in
the territory. To the further north of the Area is the High Island Reservoir.
The Area has a high landscape value which complements the overall naturalness
and the landscape beauty of the surrounding SKECP.

Tung A (Figures 5a & 6a to 6f of the Planning Report at Appendix V)

7.4.1  Tung A resembles an inverted L-shape located at the eastern part of the
Area. There are mountain ranges to the north, east and south of Tung
A. The south-western part of Tung A is a piece of coastal low-lying
area with a small knoll at its fringe (i.e. Sha Kiu Tau). An abandoned
salt pan is found on the knoll. Tung A mostly remains of natural, rural,
countryside with tranquil and visual coherence, except for some rural
village houses and a vacant school (i.e. Leung Shuen Wan School f&

filb 8\ 7 E24%) with playground.

7.4.2  Village houses of one to two-storey in height are clustered along the
lower coastal area while shrubland, woodland and stream courses are
embracing the village houses to the north, east and south of the Area.
Apart from Tung A Village which is an indigenous village, there is a
cluster of fisherman settlements at Sha Kiu Tau in the south-western
part of Tung A. Some of the existing houses in Tung A are still being
used for habitation while some others are in dilapidated conditions or
left vacant. Restaurants can be found on the ground floors of the
village houses. There is a Tin Hau Temple at the middle part of Tung
A

Pak A (Figures 5b & 69 to 6j of the Planning Report at Appendix V)

7.5.1 Pak A is located at the opposite side of Tung A across the cove of the
Rocky Harbour. Mountain ranges of Tai She Wan are located to its
north and west. The eastern and southern parts of Pak A are coastal
low-lying areas. Pak A is characterised by a rural and countryside
ambience, comprising mainly village houses, shrubland, young
woodland developed from fallow agricultural land, woodland and
stream courses.

7.5.2  Village houses are one to two-storey in height and clustered in the
middle part along the coastal area. Some of the houses in Pak A are still
being used for habitation while some other houses are in dilapidated
conditions or left vacant. The ground floor of a village house is being
used as a restaurant. Two large pieces of fallow agricultural land are
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located in the northeast and south-western of Pak A and are overgrown
with dense vegetation.

Chau Tsai

Chau Tsai is a small island located to the east of Pak A and is visually exposed
to the surrounding coastal landscape. It is accessible to Pak A through a sand
bar which emerges during low tide. Fallow agricultural land is found in the
northern and middle part of the island which is overgrown with grass, shrubs
and trees. The island is encircled by rocky coasts. No human settlements or
activities are currently found on the island.

L and Use Planning Consider ations

Natural Environment

8.1

8.2

8.3

Amid the SKECP, the Area has high scenic and landscape value which
complements the natural landscape of the surrounding country park. The
natural landscape and the coastal environment of the Area are worthy of
protection while the scale of the village development should be compatible with
the rural setting and surrounding landscape.

Most of the agricultural activities in Tung A and Pak A have ceased for decades
and the fallow agricultural land has become shrubland and young woodland
over the years (Figures 5a, 5b and photos No. 28 & 29 in Figure 6h at Appendix
V). These wooded areas, with limited opportunity of rehabilitation for
agricultural use, are worthy of protection from nature conservation perspective.
The shrubland and wooded areas at the periphery of the Area have the potential
to serve as buffer area between village development and the country park. These
wooded areas consist largely of native species including a few protected species
such as Aquilaria sinensis (7 7), Pavetta hongkongensis (& # A /b E), and

e —eds

Rhodoleia championii (21{{faf), as well as species of conservation interest
including Artocarpus hypargyreus (5 £K) and Celtis biondii (255 4}). Some
grassland has regenerated on the abandoned agricultural land near the streams
and estuaries at Pak A (photos No. 32 to 34 in Figure 6] at Appendix V).
Wetland plants, such as Kandelia obovata (7KZ2{F), Bruguiera gymnorhiza (/K
f&), Lumnitzera racemosa (& %), are found in the estuaries and delta
connecting Pak A and Chau Tsai.

Along the coast of Tung A, Pak A and Chau Tsai (Plans 2 and 3) are mainly
undisturbed natural rocky shores and sandy beaches (photos no. 28 and 29 in
Figure 6h at Appendix IV). These areas are attractive physical landforms and
areas of high landscape, scenic or ecological value. All these natural features
should be protected as far as possible with minimum development.

Land for Village Devel opment

8.4

Since the publication of the DPA Plan, the local villagers have been asking for
reservation of sufficient land in the Area to cope with the Small House demand.
The Rural Committee (RC) and the Indigenous Inhabitant Representatives of
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Tung A and Pak A Villages (VRs) have also maintained that the indigenous
villagers should be allowed to build Small House within “Village Environs’
(“VE’). They request that the fallow agricultural land should be reserved for
Small House development to meet the 10-year Small House forecast demand
since rehabilitation of agriculture is highly unlikely.

Subsequent to the exhibition of the draft Tung A and Pak A DPA Plan on
19.8.2011, two representations submitted by the environmental concern groups
were received. They expressed that conservation zonings such as “CA” should
be designated to facilitate the restriction and regulation of incompatible
developments on those ecologically sensitive areas (e.g. dense woodland). In
addition, since the Area is in lack of drainage and sewerage systems,
conservation zonings are needed for the areas adjacent to the stream courses and
coastal areas in order to prevent any potential developments from affecting the
natural streams and marine ecology.  The authority should consider
incorporating sensitive area into SKECP to better conserve the integrity of the
Area and processing of Small House grant should be suspended to avoid adding
more development pressure and increasing demand for compensation.

Noting the requests and concerns of both the locals and environmental concern
groups as mentioned above, Planning Department (PlanD) has assessed the
Small House demand of Tung A and Pak A Villages by obtaining the latest
information on the 10-year forecast of Small House demand from the District
Lands Officer/Sai Kung (DLO/SK) in December 2013. As advised by DLO/SK,
the VRs of Tung A Village and Pak A Village have indicated that the 10-year
forecast of Small House demand for Tung A Village and Pak A Village are 80
and 148 (about 35/36 males living in Hong Kong and 45/112 residing overseas
who plan to construct Small Houses in Tung A Village/Pak A Village)
respectively (as compared with the previous figures of 8 in Tung A and 140 in
Pak A for the period of 2011 to 2020 when DPA Plan was prepared in 2011)% As
explained by the two VRs, the updated 10-year forecasts are obtained by
communicating with the villagers and the estimated forecasts should be more
accurate. According to DLO/SK, while no outstanding Small House application
has been recorded in Tung A Village, there is one outstanding Small House
application in Pak A Village. Based on PlanD’s preliminary estimate, the total
land area required for meeting the total Small House demand of 229 (the
outstanding and the 10-year forecast for Small House demand are 1 and 228
respectively) equates to about 5.7 ha (i.e. about 2 ha in Tung A and 3.7 ha in Pak
A or equivalent to about 80 and 149 Small House sites respectively).

With reference to the Small House demand and “VE’ for the recognized villages
as enumerated above, PlanD has analyzed the site conditions of the area within
‘VE’ taking account of the existing village settlement, previously approved
Small House application®, environmental conditions and natural terrain of the
area. Consideration has also been given to the consolidation of Small House
development at suitable locations in order to avoid undesirable disturbances to
the natural environment and overtaxing the limited infrastructure in the Area.

2 No further explanation for the increase of 10-year Small House forecast from 8 to 80 is given by the Tung A VR.

® No Small House application has been granted/approved by LandsD/the Board for both villages since the first
gazettal of the draft Tung A and Pak A DPA Plan in 2011.
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Throughout the plan-making process, concerned departments and the RC
Chairman and VRs have been closely liaised to ensure their views and
comments be duly taken into account in the delineation of the “V”” zone for the
existing village cluster and potential areas for village expansion.”

There are streams (Figure 6j at Appendix 1V) in the Area and mountain ranges
to its east, north and west which form an integrated part of the country park.
To the south of the Area is the scenic Rocky Harbour. Fallow agricultural land
(Figures 5a & 5b at Appendix V) is found mainly in the north-eastern and
south-western parts of Pak A and northern and middle parts of Chau Tsali.
Since agricultural activities have stopped for decades, the fallow agricultural
land is now overgrown with dense vegetation. Flat land in the Area is very
limited mainly lying along the coastal area while most of the upper areas are
hilly terrain. Most of the flat land is already occupied by village settlements,
vacant school, fallow agricultural land, temple, village office, Government
refuse collection point, public toilet, pavilions and sandy beach/rocky shore.
Some areas in Pak A are close to natural hillside and may be affected by
potential natural terrain landslide hazards. As advised by the Head of
Geotechnical Engineering Office of Civil Engineering and Development
Department (H(GEO), CEDD), the natural terrain hazard studies and mitigation
would be dealt with under the Landslip Prevention and Mitigation Programme
to be carried out by CEDD. As advised by the DAFC, sufficient buffer area
between the village development and the country park should also be
maintained in order to avoid adverse impacts on the country park due to village
development. As such, suitable land within the Area available for village
development is very limited.

As to the Small House demand forecast for Tung A and Pak A in paragraph 8.6
above, it is noted that the latest figure for Pak A (i.e. 148) is generally in line
with the previous figure at DPA plan stage (i.e. 140). As regards the forecast for
Tung A, PlanD has further liaised with DLO/SK as to the increase of Small
House demand from 8 to 80. As explained in paragraph 8.6 above, the latest
figure of 80 Small House demand in Tung A is based on VR’s latest
communication with the villagers but there is no verification by DLO/SK. In the
absence of verification for the 10-year forecast demand and noting that there is
only one outstanding application for Pak A Village, PlanD has adopted a prudent
approach to include only suitable areas into the “V” zone. Such other
considerations as the “VE’, the local topography, the existing settlement pattern,
site constraints, etc. have been taken into account in drawing up the “V” zones
within the Area. Areas with dense vegetation, characterized by difficult terrain
and areas near the stream courses have been avoided as far as possible.

The currently proposed “V” zones on the draft OZP, covering a total area of
about 3.45 ha, fall entirely within the “VE’. The area reserved for Small House
developments comprises mainly the existing fallow agricultural land in northern
Pak A and the abandoned salt pan in western Tung A. The total developable land
reserved for new Small House developments amounts to about 1.98 ha,
equivalent to about 79 Small House sites (Table 1). This can satisfy about 35%
of the total 10-year forecast of Small House demand in the Area (i.e. 79 out of

4 Meeting with the Sai Kung RC was held on 2.12.2013 and joint site visit with the RC Chairman and the VRs was
conducted on 23.12.2013.
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229). It should be noted that the land reserved for “V” zones in the Area are
intended for Small House developments for both Tung A and Pak A. Although
the area of the proposed “V” zone could not meet all the current forecast of
Small House demand, planning application provides another measure for the
villagers to apply for Small House development outside “V” zone subject to the
Board’s approval.

Small House Demand Required ‘VE' Area “V" Zoneon Draft
(estimatein 2013) Land to (ha) OZP (ha)
meet New
Outstanding 10-Year Forecast | Demand
Application (2013 —2023) (ha)
TungA: 0 80 2.0 8.31 1.63 (0.80ha

developable land
providing 32 new sites)

Pak A:1 148 3.7 8.19 (incl. 1.82 (1.18 ha
228 0.84 hain developable land
plus 1 outstanding | Total: 5.7 | ChauTsai) | providing 47 new sites)
application in Total: 3.45 ha (1.98 ha
Pak A Total: 16.5 developable land

providing 79 new sites)

Total : 229

Tablel: Small House Demand for Tung A and Pak A Villages

Transportation

8.11 At present, the Area is only accessible via a footpath leading to Sai Kung Man
Yee Road or alternatively by boat. There is no direct vehicular access or ferry
service provided to the Area despite the presence of piers. Currently, there is
neither planned infrastructure under the purview of Transport Department nor
any improvement plan for the existing footpath and/or ferry service.

0. Planning | ntention

Amid the SKECP, the Area is part of the wider natural system of the Sai Kung
countryside. The general planning intention of the Area is to protect its high landscape
value which complements the overall naturalness and the landscape beauty of the
surrounding SKECP. The planning intention is also to reflect existing recognized
villages and the fishermen settlement as well as to protect the natural habitats from
conservation perspective.

10. Land Use Zonings

10.1 Residential (Group C) (“R(C)”): Total Area 0.01 ha

10.1.1 This zone is intended primarily for low-rise, low-density residential
developments where commercial uses serving the residential
neighbourhood may be permitted on application to the Board.
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This zone is to cover a building lot at Chau Tsai which is the subject of
a planning application (No. A/DPA/SK-TA/1) for the redevelopment of
ruined houses to a 2-storey house with a maximum plot ratio, site
coverage and building height of 1.31, 65.55%, 2 storeys and 13.12mPD
respectively, which was approved on 11.1.2013 by the RNTPC of the
Board under section 16 of the Town Planning Ordinance. The “R(C)”
zone of the site is to reflect the development scheme approved by the
Board. The Notes of the “R(C)” zone have also stipulated the
development parameters as approved by the Board.

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

10.2  “Village Type Development” (“V™): Total Area 3.45 ha

10.2.1

10.2.2

10.2.3

10.2.4

The planning intention of this zone is to reflect existing recognized
villages and the fishermen settlement. Land within this zone is
primarily intended for development of Small Houses by indigenous
villagers. It is also intended to concentrate village type development
within this zone for a more orderly development pattern, efficient use
of land and provision of infrastructure and services. 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.

The recognized villages within the Area are Tung A and Pak A. The
boundaries of the “V” zone are drawn up having regard to the village
‘environs’, the local topography, the existing settlement pattern, site
constraints, the approved applications for Small House development,
the outstanding Small House applications, as well as the estimated
Small House demand. Areas of difficult terrain, dense vegetation and
stream courses have been avoided as far as possible.

Except for those specified, 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 of 3-storey (8.23 m) or the height of the
building which was in existence on the date of publication in the
Gazette of the notice of the draft DPA plan, whichever is the greater.

To provide flexibility for innovative design adapted to the
characteristics of particular sites, minor relaxation of the building
height restriction may be considered by the Board through the planning
permission application system. Each proposal will be considered on
its individual planning merits.
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As diversion of streams or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natural
environment, permission from the Board is required for such activities.
There is no existing sewer or planned public sewer for the Area, and at
present, each house is typically served by its own on-site STS system.
In accordance with the Environmental, Transport and Works Bureau’s
Technical Circular (Works) No. 5/2005, under the current
administrative practice, for development proposals/submissions that
may affect natural streams/rivers, the approving/processing authorities
at various stages of the development should consult and collate
comments from DAFC and relevant authorities and incorporate
relevant comments/advice as conditions of approval wherever possible.
Also, for the protection of the water quality of the streams and Rocky
Harbour, the design and construction of on-site STS system for any
development proposals/submissions need to comply with relevant
standards and regulations, such as EPD’s ProPECC 5/93.  Accordingly,
the Lands Department when processing Small House grant and
applications in close proximity to existing stream courses should
consult concerned departments including EPD, the Agriculture,
Fisheries and Conservation Department and the Planning Department
to ensure that all relevant departments would have adequate
opportunity to review and comment on the applications.

“Government, Institution or Community” (“G/IC”): Total Area 0.27 ha

10.3.1

10.3.2

10.3.3

10.3.4

10.3.5

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.

There are four areas zoned “G/IC” on the draft OZP and all of which
fall within Tung A. The vacant primary school site with playground,
located in the northern part of Tung A, is reserved for future use by the
Government and/or social welfare organization.

Other G/IC sites include the Leung Shuen Wan Tin Hau Temple (a
Grade 3 historic building) and the village office; both of them are
facing the Rocky Harbour. A Government refuse collection point
(RCP), located to the northwestern of the temple, is providing service
to the villagers. The vacant primary school, temple, village office and
the RCP are all zoned “G/IC” on the draft OZP.

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

To provide design flexibility for particular development, minor
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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 0.51 ha

104.1

10.4.2

10.4.3

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

There are two small sandy beaches, both of which are located in the
western part of Tung A, provide an outdoor space for recreational
activities, such as swimming. To reflect the existing use, the pavilion,
the two sandy beaches as well as the sitting-out-area and public toilet
immediately adjoining the beach (i.e. the beach located to the south)
are zoned “O” on the draft OZP.

A large part of open area directly abutting the Tin Hau Temple is
currently used by the villagers for drying catches from the sea.
However, during festival days, the open area is used for celebration and
provides a place for gathering of the locals and visitors. This open area
is zoned “O” on the draft OZP.

“Other Specified Uses” (“OU”): Total Area 0.11 ha

10.5.1

10.5.2

This zone is intended primarily for the provision of land for pier use
serving the needs of the community.

Since the Area is not directly accessible by vehicles, visiting the Area
by boat is an alternative. Currently, there are seven piers, including
two floating jetties, in Tung A while there are two piers in Pak A.
These nine piers are zoned “OU(Pier)” on the draft OZP to reflect their
existing use.

“Green Belt” (“GB™): Total Area 13.46 ha

10.6.1

10.6.2

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 “GB” zoning mainly covers the wooded slopes at the periphery of
Tung A and Pak A which are contiguous with the expanse of vegetation
in the adjoining SKECP and form part of the wider ecosystem therein.
Although most of the flora and fauna species recorded in the Area are
common and widespread in Hong Kong, protected species such as
Aquilaria sinensis (-I})(7%), Pavetta hongkongensis (& k)b EE),

e

and Rhodoleia championii (4 {{:1ar), as well as species of conservation
interest including Artocarpus hypargyreus (H#£7K) and Celtis biondii
258 K[ have been recorded. Some grassland has regenerated on the
abandoned agricultural land near the stream and estuaries at Pak A.
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Wetland plants, such as Kandelia obovata (7K4%{¥), Bruguiera
gymnorhiza (/Rf&), Lumnitzera racemosa (f&=%), are found in the
estuaries and delta connecting Pak A and Chau Tsai.

While ‘Agricultural Use’, ‘Nature Trail’ and ‘Public Convenience’ are
Column 1 uses within “GB” zone, rebuilding of New Territories
Exempted House (NTEH), replacement of an existing domestic
building, i.e. a domestic building which was in existence on the date of
the first publication in the Gazette of the notice of the draft
development permission area plan (DPA Plan No. DPA/SK-TA/1
exhibited on 19.8.2011), by a NTEH as well as provision, maintenance
or repair of a grave of an indigenous New Territories villager or a
locally based fisherman and his family members for which permission
has been obtained from Government are always permitted. Other uses,
such as burial ground, school and social welfare facility may be
permitted upon obtaining planning permission from the Board

Diversion of streams, filling of land/pond or excavation of land 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
activities.

“Coastal Protection Area” (“CPA™): Total Area 2.60 ha

10.7.1 This zoning is intended to conserve, protect and retain the natural

10.7.2

10.7.3

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

There is a general presumption against development in this zone. In
general, only developments that are needed to support the conservation
of the existing natural landscape or scenic quality of the area or are
essential infrastructure projects with overriding public interest may be
permitted.

The coastal areas are mainly occupied by the natural rocky shore which
are mostly inaccessible and facing the Rocky Harbour. The areas zoned
“CPA” include the entire coastal fringe of Chau Tsai, the rocky/sandy
shore of Tung A and Pak A.

The proposed land use pattern of the Area is shown in Figures 8a and 8b of the
Planning Report at Appendix V. Detailed land use proposals of the Area are
set out in paragraph 9 of the ES (Appendix I11).
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10.9 A comparison of land use zonings reserved in the approved Tung A and Pak A
DPA Plan No. DPA/SK-TA/2 and the draft OZP No. S/SK-TA/C is shown in the

table below:
Lanq use Area on approved DPA Plan Areaon draft OZP
zoning
“\VT 2.12 ha (10.39%) 3.45 ha (16.9%)
“Unspecified” 18.29 ha (89.61%)
“R(C)” - 0.01 ha (0.05%)
“G/IC” - 0.27 ha (1.32%)
“0” - 0.51 ha (2.5%)
“OU(Pier)” - 0.11 ha (0.54%)
“GB” - 13.46 ha (65.95%)
“CPA” - 2.6 ha (12.74%)
Total 20.41 ha 20.41 ha

11. Notesof the Plan

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

11.2  The draft Notes are formulated on the basis of the latest set of Master Schedule
of Notes (MSN) endorsed by the Board. Deviations from MSN are summarized
at Appendix V.

12. Consultation

12.1  Prior to the preparation of the draft OZP, the SKRC and the VRs have been
consulted and joint visit with them were conducted. Subsequently, the draft OZP
together with its Notes and Explanatory Statement and the Planning Report have
been circulated to the relevant Government bureau and departments for
comments. Comments received have been incorporated into the draft OZP, its
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Notes and ES and Planning Report as appropriate. The draft Tung Aand Pak A
OZP No. S/SK-TA/C has been endorsed by circulation by the New Territories
District Planning Conference (NT DipCon) for submission to the Board.

Subject to the agreement of the Board, the draft OZP No. S/SK-TA/C will be
submitted to the SKDC and the SKRC for consultation. Comments from the
SKDC and the SKRC will be submitted to the Board for consideration prior to
the publication of the draft OZP under section 5 of the Ordinance.

Decision Sought

Members are invited to:

(a)

(b)

(©)

agree that the draft Tung A and Pak A OZP No. S/SK-TA/C (Appendix I)
together with its Notes (Appendix II) is suitable for consultation with the
SKDC and SKRC;

agree that the ES (Appendix I11) is suitable to serve as an expression of the
planning intentions and objectives of the Board for various land use zonings of
the draft Tung A and Pak A OZP No. S/SK-TA/C and the ES should be issued
under the name of the Board; and

agree that the ES (Appendix I11) is suitable for consultation with the SKDC and
the SKRC together with the draft OZP.

Attachments

Plan 1
Plan 2
Plan 3
Plan 4
Plan 5
Plan 6

Planning Scheme Area of Tung A and Pak A OZP

Aerial Photo of Tung A

Aerial Photo of Pak A and Chau Tsai

Land Use Framework of SENT Development Strategy Review
Landscape Value Mapping of Hong Kong

Village Environs Boundary of Tung A and Pak A

Appendix | Draft Tung Aand Pak A Outline Zoning Plan No. S/SK-TA/C
Appendix Il Notes of the Draft Tung A and Pak A OZP No. S/SK-TA/C
Appendix 1 Explanatory Statement of the Draft Tung A and Pak A OZP No.

S/ISK-TA/C

Appendix IV Planning Report on Tung A and Pak A
Appendix V Summary of Deviations from the Master Schedule of Notes

PLANNING DEPARTMENT
MARCH 2014
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Appendix |1

DRAFT TUNG A AND PAK A OUTLINE ZONING PLAN NO. S/ISK-TA/C

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

NOTES

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

Q) 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.

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

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

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

(6) Except as otherwise specified by the Town Planning Board, when a use or materia
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 materia change of use or devel opment or redevel opment shall lapse.
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Boundaries between zones may be subject to minor adjustments as detailed planning
proceeds.

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

@
(b)

(©
(d)

(€
(f)

(9)

maintenance, repair or demolition of a building;

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

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

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

rebuilding of New Territories Exempted Housg;

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

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

In areas zoned “ Coasta Protection Area’,

@

the following uses or devel opments are always permitted:

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

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

(i)  provision of amenity planting by Government; and



(10)

(11)

(12)
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(b thefollowing uses or devel opments require permission from the Town Planning
Board:

provision of plant nursery, amenity planting (other than by Government), sitting
out area, rain sheter, refreshment kiosk, footpath, public utility pipeline,
electricity mast, lamp pole, telephone booth and shrine.

@ Except in areas zoned “Coastal Protection Area’, temporary use or
development of any land or building not exceeding a period of two months is
always permitted provided that no site formation (filling or excavation) is
carried out and that the use or development is a use or development specified
below:

structures for carnivals, fairs, film shooting on locations, festival celebrations,
religious functions or sports events.

(b Except as otherwise provided in paragraph (10)(a), and subject to temporary
uses for open storage and port back-up purposes which are prohibited in areas
zoned “ Coastal Protection Ared’, temporary use or development of any land or
building not exceeding a period of three years requires permission from the Town
Planning Board. Notwithstanding that the use or development is not provided
for in terms of the Plan, the Town Planning Board may grant permission, with or
without conditions, for a maximum period of three years, or refuse to grant
permission.

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

Unless otherwise specified, all building, engineering and other operations incidental to
and all usesdirectly related and ancillary to the permitted uses and devel opments within
the same zone are always permitted and no separate permission is required.

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

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

“New Territories Exempted House” means a domestic building other than a guesthouse
or ahotel; or abuilding primarily used for habitation, other than a guesthouse or ahotel,
the ground floor of which may be used as *Shop and Services or ‘Eating Place, the
building worksin respect of which are exempted by a certificate of exemption under Part
[11 of the Buildings Ordinance (Application to the New Territories) Ordinance (Cap. 121).
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DRAFT TUNG A AND PAK A
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RESIDENTIAL (GROUP C)

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

Flat :
Government Qse (Police Reporting Centre, Egﬂgagtizlr?glel natitution
Post Office only) Government Refuse Collection Point
quse . . : Government Use (not el sewhere specified)
Utility Installation for Private Project Institutional Use (not elsewhere specified)
Library
Place of Recreation, Sports or Culture
Private Club
Public Clinic
Public Convenience
Public Utility Installation
Recyclable Collection Centre
Religious Institution
Residential Institution
Rural Committee/Village Office
School
Shop and Services
Socia Welfare Facility
Training Centre

Planning Intention

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



@

(d)
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RESIDENTIAL (GROUP C) (cont’d)

Remarks

No new development, or addition, alteration and/or modification to or redevelopment of
an existing building shall result in atotal development and/or redevelopment in excess of
a maximum plot ratio of 1.31, a maximum site coverage of 65.55%, and a maximum
building height of 13.12 in terms of metres above Principal Datum and 2 storeys, or the
plot ratio, site coverage and height of the building which was in existence on the date of
thefirst publication in the Gazette of the notice of the draft devel opment permission area
plan, whichever is the greater.

In determining the relevant maximum plot ratio/site coverage 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, or
recreational facilities for use and benefit of all the owners and 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/site coverage/building height restrictions stated in paragraph
(a) above may be considered by the Town Planning Board on application under section
16 of the Town Planning Ordinance.
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VILLAGE TYPE DEVELOPMENT

Column 1
Uses always permitted

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

Agricultural Use

Government Use (Police Reporting Centre,
Post Office only)

House (New Territories Exempted House
only)

On-Farm Domestic Structure

Religious Institution (Ancestral Hall only)

Rural Committee/Village Office

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

Eating Place
Library

School

Shop and Services

Buria Ground

Eating Place

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

House (not el sewhere specified)

Institutional Use (not el sewhere specified) #
Place of Recreation, Sports or Culture
Public Convenience

Public Utility Installation #

Religious Institution (not elsewhere specified) #
Residential Institution #

School #
Shop and Services

Social Welfare Facility #
Utility Installation for Private Project

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

Planning Intention

The planning intention of thiszone isto designate both existing recognized villages and areas of
land considered suitable for provision of village expansion. Land within this zone is primarily
intended for development of Small Houses by indigenous villagers. It is aso intended to
concentrate village type development within this zone for a more orderly development pattern,
efficient use of land and provision of infrastructures and services. 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 Town Planning Board.

@

(b)

(©

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 building which wasin existence
on the date of the first publication in the Gazette of the notice of the draft development
permission area plan, whichever is the greater.

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.

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



-5- S/ISK-TA/C

GOVERNMENT, INSTITUTION OR COMMUNITY

Column 1
Uses aways permitted

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

Eating Place (Canteen,

Cooked Food Centre only)
Educationa Institution
Exhibition or Convention Hall
Field Study/Education/Visitor Centre
Government Refuse Collection Point
Government Use (not elsewhere specified)
Institutional Use (not el sewhere specified)
Library
Market
Place of Recreation, Sports or Culture
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation
Recyclable Collection Centre
Religious Institution

Research, Design and Development Centre

Rural Committee/Village Office
School

Socia Welfare Facility
Training Centre

Columbarium

Crematorium

Eating Place (not el sewhere specified)

Funeral Facility

Holiday Camp

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

Office

Place of Entertainment

Private Club

Residential Institution

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 awider 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 socia services to meet community, and other institutional
establishments.

Remarks

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

(b) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restriction stated in paragraph (a) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.
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OPEN SPACE
Column 1 Column 2
Uses aways permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board
Aviary Eatin
g Place

Barb_ecue Spot Government Refuse Collection Point
Bathing Beach

Field Study/Education/Visitor Centre
Park and Garden

Pavilion

Pedestrian Area

Picnic Area

Playground/Playing Field

Promenade

Public Convenience

Sitting Out Area

Government Use (not el sewhere specified)
Holiday Camp

Pier

Place of Entertainment

Place of Recreation, Sports or Culture
Private Club

Public Transport Terminus or Station
Public Utility Installation

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 aswell asthe general public.
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OTHER SPECIFIED USES

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

For “Pier” Only
Pier Government Use
Public Convenience Marine Fuelling Station
Public Utility Installation
Shop and Services

Planning Intention

This zone is intended primarily for the provision of land for pier use serving the needs of the
community.
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GREEN BELT

Column 1
Uses aways permitted

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

Agricultural Use

Barbecue Spot

Government Use (Police Reporting
Centre only)

Nature Reserve

Nature Trail

On-Farm Domestic Structure

Picnic Area

Public Convenience

Tent Camping Ground

Wild Animals Protection Area

Animal Boarding Establishment

Broadcasting, Television and/or Film Studio

Burial Ground

Columbarium (within a Religious Institution or
extension of existing Columbarium only)

Crematorium (within a Religious Institution or
extension of existing Crematorium only)

Field Study/Education/Visitor Centre

Government Refuse Collection Point

Government Use (not elsewhere specified)

Helicopter Landing Pad

Holiday Camp

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

Place of Recreation, Sports or Culture

Public Transport Terminus or Station

Public Utility Installation

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

Religious Institution

Residential Institution

Rural Committee/Village Office

School

Service Reservoir

Socia Welfare Facility

Utility Installation for Private Project

Planning Intention

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



-9- S/ISK-TA/C

GREEN BELT (cont’d)

Remarks

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

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

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

Nature Reserve Government Use

Nature Trail House (Redevel opment only)
On-Farm Domestic Structure Pier

Wild Animals Protection Area Public Convenience

Public Utility Installation

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

Planning Intention

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

Thereisageneral presumption against development in this zone. In general, only developments
that are needed to support the conservation of the existing natural landscape or scenic quality of
the area or are essential infrastructure projects with overriding public interest may be permitted.

Remarks

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

(b) Any diversion of streams, filling of land/pond or excavation of land, including that to effect
a change of use to any of those specified in Columns 1 and 2 above or the uses or
developments always permitted under the covering Notes, shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the draft
development permission area plan without the permission from the Town Planning Board
under section 16 of the Town Planning Ordinance.
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DRAFT TUNG A AND PAK A OUTLINE ZONING PLAN
NO. SISK-TA/C

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

EXPLANATORY STATEMENT

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

1 INTRODUCTION

This Explanatory Statement is intended to assist an understanding of the draft Tung A
and Pak A Outline Zoning Plan (OZP) No. S/SK-TA/C. It reflectsthe 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

21

2.2

2.3

24

25

On 14 July 2011, under the power delegated by the Chief Executive, the Secretary
for Development directed the Board, under section 3(1)(b) of the Town Planning
Ordinance (the Ordinance), to prepare adraft plan designating Tung A, Pak A and
Chau Tsal as a development permission area (DPA).

On 19 August 2011, the draft Tung A and Pak A DPA Plan No. DPA/SK-TA/1
was exhibited for public inspection under section 5 of the Ordinance. During the
exhibition period, four representations were received. On 28 October 2011, the
representations were published for comments. During thefirst three weeks of the
publication period, no public comment was received. After giving consideration
to the representations on 17 February 2012, the Board noted the supportive view
of representations and decided not to uphold the adverse representations.

On 3 July 2012, the Chief Executive in Council (CE in C), under section 9(1)(a)
of the Ordinance, approved the draft Tung A and Pak A DPA Plan, which was
subsequently renumbered as DPA/SK-TA/2. On 13 July 2012, the approved
Tung A and Pak A DPA Plan No. DPA/SK-TA/2 (the Plan) was exhibited for
public inspection under section 9(5) of the Ordinance.

On 15 March 2014, under the power delegated by the Chief Executive. The
Secretary for Development directed the Board, under section 3(1)(a) of the
Ordinance, to prepare an OZP to cover the Tung A, Pak A and Chau Tsai areas.

On 2014, thedraft Tung A and Pak A OZP No. S/SK-TA/1 (the Plan) was
exhibited for public inspection under section 5 of the Ordinance.
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OBJECT OF THE PLAN

31

3.2

The object of the Plan is to indicate the broad land-use zonings for the area of
Tung A, Pak A and Chau Tsai so that devel opment and redevel opment within the
areaof Tung A, Pak A and Chau Tsai can be put under statutory planning control.
It also provides the planning framework for preparing more detailed
non-statutory plans which form the basis for public works planning and site
reservation for various uses.

The Planisto illustrate the broad principles of development and planning control
only. It isasmall-scale plan and the boundaries between the land-use zones may
be subject to minor alterations as detailed planning proceeds.

NOTES OF THE PLAN

4.1

4.2

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

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

THE PLANNING SCHEME AREA

5.1

5.2

5.3

5.4

The Planning Scheme Area (the Ared) covers a total area of about 20.41 ha. It
comprisesthree areas, namely, Tung A (about 9.47 ha), Pak A (about 10.1 ha) and
Chau Tsai (about 0.84 ha).

The Area falls within a greater area named High Island (also known as Leung
Shuen Wan). Tung A and Pak A are completely encircled by the Sai Kung East
Country Park (SKECP), whilst Chau Tsai is a small island which links up with
Pak A by a sand bar during low tide. Fish rafts and sea urchin cultivation are
found in the cove of the Rocky Harbour (also known as Leung Shuen Wan Hoi)
between Tung A and Pak A. The Area is located at the southern coast of Sai
Kung peninsula, about 9 km to the south-east of Sai Kung Town. The Rocky
Harbour is located to its south.

Tung A Village and Pak A Village are the only two indigenous villages in the
Area. Both of them are Hakka Villages. In the past, the villagers depended
mainly on farming. Since the early 1980s, most villagers have moved out and
farming activity has ceased.

Most of the flora and fauna in the Area are common and widespread in Hong
Kong. Though the Areais not exceptional in terms of biodiversity or ecological
importance, the wooded areas at the periphery of the Areaare contiguous with the
expanse of vegetation in the adjacent SKECP. The SKECP encircling the Areais
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a famous scenic spot and also a popular tourist and hiking attraction in the
territory. To thefurther north of the Areaisthe High Island Reservoir. The Area
has a high landscape value which complements the overall naturalness and the
landscape beauty of the surrounding SKECP.

Tung A

55.1 Tung A resembles an inverted L-shape located at the eastern part of the
Area. There are mountain ranges to the north, east and south of Tung A.
The south-western part of Tung A is a piece of coastal low-lying area
with asmall knoll at itsfringe (i.e. ShaKiu Tau). Tung A mostly remains
of natural, rural, countryside with tranquil and visual coherence, except
for some rura village houses and a vacant school with playground.
Village houses are clustered aong the lower coastal area while
shrubland, woodland and stream courses are embracing the village
houses to the north, east and south of the Area

55.2 Village houses are one to two-storey in height. Apart from Tung A
Village which is an indigenous village, there is a cluster of fisherman
settlements at ShaKiu Tau in the south-western part of Tung A. Some of
the existing houses in Tung A are still being used for habitation while
some others are in dilapidated conditions or left vacant. Restaurants can
be found on the ground floors of the village houses. ThereisaTin Hau
Temple at themiddle part of Tung A. An abandoned salt pan isfound on
aknoll of the south-western part of Tung A.

5.6.1 Pak A islocated at the opposite side of Tung A across the cove of the
Rocky Harbour. Mountain ranges of Tai She Wan arelocated toitsnorth
and west. The eastern and southern part of Pak A is a piece of coastal
low-lying area. Pak A is characterised by a rural and countryside
ambience, comprising mainly village houses, shrubland, woodland
developed from fallow agricultural land, woodland and stream courses.

5.6.2 Village houses are one to two-storey in height and clustered in the
middle part aong the coastal area. Some of the housesin Pak A are still
being used for habitation while some others are in dilapidated conditions
or left vacant. The ground floor of avillage house is used as arestaurant.
Two large pieces of fallow agricultural land are located in the northeast
and southwest of Pak A and are overgrown with dense vegetation.

Chau Tsai

Chau Tsai isasmall island located to the east of Pak A and is visually exposed to
the surrounding coastal landscape. It is accessible to Pak A through a sand bar
which emerges during low tide. Fallow agricultura land is found in the middle
and northern parts of the island which is overgrown with grass, shrubs and trees.
Theisland is encircled by rocky coasts. No human settlements or activities are
currently found on the island.
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According to the 2011 Census, the population in Tung A and Pak A waslessthan 50. Itis
expected that the total planned population of the Areawould be about 255 persons.

OPPORTUNITIES AND CONSTRAINTS

7.1 Opportunities

711

712

7111

Conservation

Amid the SKECP, the Areahas high scenic and landscape value
which complements the natura landscape of the surrounding
country park. The natura landscape and the coastal
environment of the Area are worthy of conservation while the
scale of the village devel opment should be compatible with the
rural setting and surrounding landscape. The shrubland and
woodland at the periphery of the Area are contiguous with the
expanse of vegetation in the adjoining SKECP and form part of
the wider ecosystem therein. Some of these shrubland and
woodland of largely native species have developed from
abandoned agricultural land. Although most of the flora and
fauna species recorded in the Area are common and widespread
in Hong Kong, protected species such as Aquilaria sinensis (+
JLE), Pavetta hongkongensis (7 K /0b3E), and Rhodoleia
championii (41.{5fa7), aswell as species of conservation interest
including Artocarpus hypargyreus ([ f£K) and Celtis biondii

2558 K[ have been recorded.

7.1.1.2 Some grassland has regenerated on the abandoned agricultural

7.1.1.3

land near the stream and estuary at Pak A. Wetland plants, such
as Kandelia obovata (7K&x{F), Bruguiera gymnorhiza (/R
f&), Lumnitzera racemosa (f&=%), are found in the estuaries
and delta connecting Pak A and Chau Tsai.

Along the coast of Tung A, Pak A and Chau Tsal are mainly
undisturbed natural rocky shores and sandy beaches. These
areas are attractive physical landforms and areas of high
landscape, scenic or ecological value. All these natural features
should be protected as far as possible with minimum
devel opment.

Agriculture

The fallow agricultura land in the Area has become shrubland and
young woodland over the years. These wooded areas, with limited
opportunity of rehabilitation for agricultura use, are worthy of
protection from nature conservation perspective.
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Tourism Potentia

The meandering coastline, spectacular sea view, the seafood restaurants
(selling seafood and sea urchin in particular) as well as the unique small
island of Chau Tsai attract many hikers.

Constraints

Transportation

At present, the Areais only accessible viaafootpath leading to Sai Kung
Man Y ee Road or aternatively by boat. Thereis no vehicular access or
ferry service provided to the Area despite the presence of piers. Thereis
also neither planned infrastructure under the purview of Transport
Department nor any improvement plan for the existing footpath and/or
ferry service.

Geotechnical

The solid geology of Tung A and Pak A is composed mainly of rhyolitic
fine ash vitric tuff of High Island Formation. The valley between Pak A
Teng and Ping Pa is mainly covered with debris flow deposits and
alluvium. Thevalley at Tung A ispartly covered by debrisflow deposits.
The areabetween Tung A and ShaKiu Tau is covered by beach deposits.
A northeast-trending fault is likely present below the hillside of Pak A.
Some areasin Pak A are close to natural hillside and may be affected by
potential natural terrain landslide hazards. However, as advised by the
Head of Geotechnical Engineering Office of Civil Engineering and
Development Department, the natural terrain hazard studies and
mitigation would be dealt with under the Landslip Prevention and
Mitigation Programme to be carried out by CEDD.

Sewerage

There are neither existing sewers nor stormwater drains being
maintained by the Drainage Services Department within the Area. At
present, on-site sewage treatment systems such as septic tanks and
soakaway (STS) system are generally used in traditiona villages. They
would only satisfy the requirements of individual lots. Any increase in
population or number of visitors to the Area or further
recreational/residential developments will require additional facilities.
The design and construction of the STS systems need to comply with
relevant standards and regulations, such as the Environmental Protection
Department (EPD)’ s Practice Note for Professional Persons (ProPECC)
5/93, for the protection of the water quality and the stream flowing
through the Area.

Infrastructure and Utility Services

The Areais supplied with electricity and telephone services. In respect
of other utility services, potable water supply to existing facilities and
villagers of the Area is provided, but there are neither
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committed/planned sewerage and drainage systems nor gas supply
projects for the Area.

GENERAL PLANNING INTENTION

Amid the SKECP, the Area is part of the wider natural system of the Sai Kung
countryside. The general planning intention of the Areais to protect its high landscape
value which complements the overall naturalness and the landscape beauty of the
surrounding Sai Kung East Country Park. The planning intention is also to reflect
existing recognized villages and the fishermen settlement as well asto protect the natural
habitats from conservation perspective.

LAND-USE ZONINGS

9.1 Residential (Group C) (“R(C)"): Total Area0.01 ha

911

912

912

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

Thiszoneisto cover abuilding lot at Chau Tsai which isthe subject of a
planning application (No. A/DPA/SK-TA/1) for the redevelopment of
ruined houses to a 2-storey house with a maximum plot ratio, site
coverage and building height of 1.31, 65.55%, 2 storeys and 13.12mPD
respectively, which was approved by the Board under section 16 of the
Town Planning Ordinance. The “R(C)” zone of the site is to reflect the
development scheme approved by the Board. The Notes of the “R(C)”
zone have also stipulated the development parameters as approved by
the Board.

To provideflexibility for innovative design adapted to the characteristics
of the site, minor relaxation of plot ratio, site coverage and building
height restrictions may be considered by the Board through planning
permission application system. Each proposal will be considered on its
individua merits.

9.2 “Village Type Development” (“V"): Total Area3.45 ha

921

922

The planning intention of this zone is to reflect existing recognized
villages and the fishermen settlement. Land within thiszoneis primarily
intended for development of Small Houses by indigenous villagers. Itis
also intended to concentrate village type development within this zone
for a more orderly development pattern, efficient use of land and
provision of infrastructure and services. 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 commercia, community and
recreational uses may be permitted on application to the Board.

The recognized villages within the Area are Tung A and Pak A. The
boundaries of the “V” zone are drawn up having regard to the village
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‘environs’, the local topography, the existing settlement pattern, site
constraints, the approved applications for Small House development, the
outstanding Small House applications, as well as the estimated Small
House demand. Areas of difficult terrain, dense vegetation and areas
near the stream courses have been avoided as far as possible.

Except for those specified, 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 of 3-storey (8.23 m) or the height of the
building which was in existence on the date of publication in the Gazette
of the notice of the draft DPA plan, whichever is the greater.

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

As diversion of streams or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natura
environment, permission from the Board is required for such activities.
There is no existing sewer or planned public sewer for the Area, and at
present, each house istypically served by its own on-site STS system. In
accordance with the Environmental, Transport and Works Bureau's
Technical Circular (Works) No. 5/2005, under the current administrative
practice, for development proposal s/submissions that may affect natural
streamg/rivers, the approving/processing authorities at various stages of
the development should consult and collate comments from Director of
Agriculture, Fisheries and Conservation and relevant authorities and
incorporate relevant comments/advice as conditions of approva
wherever possible. Also, for the protection of the water quality of the
streams and Rocky Harbour, the design and construction of on-site STS
system for any devel opment proposal §/submissions need to comply with
relevant standards and regulations, such as EPD’s ProPECC 5/93.
Accordingly, the Lands Department when processing Small House grant
and applications in close proximity to existing stream courses should
consult concerned departments including EPD, the Agriculture,
Fisheries and Conservation Department and the Planning Department to
ensure that al relevant departments would have adequate opportunity to
review and comment on the applications.

9.3 “Government, Institution or Community” (“G/IC"): Total Area0.27 ha

931

9.3.2

This zone is intended primarily for the provision of Government,
institution or community facilities serving the needs of the local residents
and/or awider district, region or theterritory. It isalso 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.

There are four areas zoned “G/IC” on the draft OZP and all of which fall
within Tung A. The vacant primary school site with playground, located
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in the northern part of Tung A, is reserved for future use by the
Government and/or social welfare organization.

9.3.3 Other G/IC sitesinclude the Leung Shuen Wan Tin Hau Temple (a Grade
3 historic building) and the village office; both of them are facing the
Rocky Harbour. A Government refuse collection point (RCP), located to
the north-western of thetemple, is providing serviceto thevillagers. The
vacant primary school, temple, village office and the RCP are all zoned
“G/IC” on the Plan.

9.34 Topreservetherura and low-rise character of the Areaaswell as provide
gpatial and visua relief, development/redevelopment within this zone
should be restricted to a maximum building height as stipulated on the
Plan or the height of the building which was in existence on the date of
first publication in the Gazette of the notice of the draft DPA plan,
whichever is greater.

9.35 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
itsindividual planning merits.

“Open Space” (“O"): Total Area0.51 ha

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

9.4.2 There are two small sandy beaches, both of which are located in the
western part of Tung A, provide an outdoor space for recreational
activities, such as swimming. To reflect the existing use, the pavilion, the
two sandy beaches as well as the sitting-out-area and public toilet
adjoining the beach (i.e. the beach located to the south) are zoned “O” on
the Plan.

9.4.3 A large part of open area directly abutting the Tin Hau Temple is
currently used by the villagers for drying catches from the sea. However,
during festival days, the open area is used for celebration and provide a
place for gathering of the locals and visitors. Thisopen areaiszoned “O”
on the Plan.

“Other Specified Uses” (“OU”): Total Area0.11 ha

9.5.1 This zone is intended primarily for the provision of land for pier use
serving the needs of the community.

9.5.2 Sincethe Areaisnot directly accessible by vehicles, visiting the Area by
boat is an dternative. Currently, there are seven piers, including two
floating jetties, in Tung A while there aretwo piersin Pak A. These nine
piers are zoned “OU(Pier)” on the Plan to reflect their existing use.
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“Green Bdt” (“GB”): Total Area13.46 ha

9.6.1

9.6.2

9.6.3

9.6.4

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

The “GB” zoning mainly covers the wooded slopes at the periphery of
Tung A and Pak A which are contiguous with the expanse of vegetationin
the adjoining SKECP and form part of the wider ecosystem therein.
Although most of the flora and fauna species recorded in the Area are
common and widespread in Hong Kong, protected species such as
Aquilaria sinensis (1:}7{ %), Pavetta hongkongensis (& & A /D), and
Rhodoleia championii (4 {£fa7), as well as species of conservation
interest including Artocarpus hypargyreus (Hf£K) and Celtis biondii
208 AN have been recorded. Some grassland has regenerated on the
abandoned agricultural land near the streams and estuaries at Pak A.
Wetland plants, such as Kandelia obovata (7K £ {¥), Bruguiera

gymnorhiza (Kf&), Lumnitzera racemosa (f& 2), are found in the

estuaries and delta connecting Pak A and Chau Tsai. These areas are also
within the “GB” zone.

While *Agricultural Use', ‘Nature Trail’ and ‘Public Convenience' are
Column 1 uses within “GB” zone, rebuilding of New Territories
Exempted House (NTEH), replacement of an existing domestic building,
i.e. a domestic building which was in existence on the date of the first
publication in the Gazette of the notice of the draft development
permission area plan (DPA Plan No. DPA/SK-TA/1 exhibited on
19.8.2011), by aNTEH as well as provision, maintenance or repair of a
grave of an indigenous New Territories villager or a localy based
fisherman and his family members for which permission has been
obtained from Government are always permitted. Other uses, such as
burial ground, school and social welfare facility may be permitted upon
obtaining planning permission from the Board.

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

“Coastal Protection Area” (“CPA™): Total Area2.60 ha

9.7.1 This zoning is intended to conserve, protect and retain the natural

9.7.2

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

There is a genera presumption against development in this zone. In
general, only devel opments that are needed to support the conservation of
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the existing natural landscape or scenic quality of the areaor are essential
infrastructure projects with overriding public interest may be permitted.

9.7.3 Thecoastal areas are mainly occupied by the natural rocky shorewhich are
mostly inaccessible and facing the Rocky Harbour. The areas zoned
“CPA” include the entire coastal fringe of Chau Tsai, the rocky/sandy
shore of Tung A and Pak A.

9.7.4 Any diversion of streams, filling of land/pond or excavation of land may
cause adverse drainage impacts on adjacent areas and adverse impacts on
the natura environment. In view of the conservation value of the area
within this zone, permission from the Board isrequired for such activities.

COMMUNICATIONS

The Areaisaccessible by afootpath leading from Sai Kung Man Yee Road. Chau Tsai is
linked up with and accessible from Pak A via a sand bar in between. The sand bar is
completely submerged during high tide. While there is no direct vehicular accessto the
Area, marine access is available since severa pierdjetties are found along the coast of
Tung A and Pak A.

UTILITIES SERVICES

11.1 The Areais supplied with eectricity and telephone services. In respect of other
utility services, potable water supply to existing facilities and villagers of the
Areais provided, but there are neither committed/planned sewerage and drainage
systems nor gas supply projects for the Area.

11.2 Any increase in population, number of visitors to the Area or further
recreational/residential developments would require additiona facilities. The
design and construction of the septic tank and soakaway pit system need to
comply with relevant standards and regulations, such as Environmental
Protection Department (EPD)’s Practice Note for the Professional Person
(ProPECC) 5/93, for the protection of the water quality and the natural streams
flowing through the Area.

CULTURAL HERITAGE

The Tin Hau Temple at Leung Shuen Wan, a Grade 3 historic building, islocated within
the Area. The Antiquities and Monuments Office of Leisure and Cultural Services
Department should be consulted in advance of any development, redevelopment or
rezoning proposals that might affect the graded historic building and its immediate
environs, including the temple’ s direct visual access to the sea.

IMPLEMENTATION

13.1 The Plan provides a broad land-use framework for development control and
implementation of planning proposals for the Area. More detailed plans will be
prepared as a basis for public works planning and private devel opments.
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At present, there is no overall programme for the provision of infrastructure
within the Area. The implementation process will be gradua and may stretch
over along period of time depending on the availability of resources. It will be
undertaken through the participation of both public and private sectors.

Notwithstanding the above, minor improvement works, eg. access
improvements, utility services installation and public works projects will be
implemented through the Public Works Programme and the Rural Public Works
Programme subject to priority and resource availability. Private developments
will be effected principally through private sector initiatives in accordance with
the zoned uses indicated on the Plan, provided that their proposals meet
Government reguirements.

PLANNING CONTROL

141

14.2

14.3

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

Uses of land or building which were in existence immediately before the first
publication in the Gazette of the notice of the DPA Plan and which are not in
compliance with the terms of the Plan may have adverse impacts on the
environment, drainage and traffic of the Area. Although no action is required to
make such use conform to this Plan, any material change of such use or any other
development (except minor alteration and/or modification to the development of
the land or building in respect of such use which is aways permitted) must be
always permitted in terms of the Plan or, if permission is required, in accordance
with a permission granted by the Board. The Board will consider these
applications on their individual merits. Those alteration and/or modification
works which may lead to an environmental improvement or upgrading to the
Areamay be considered favourably by the Board.

Planning applications to the Board will be assessed on individual merits. In
general, the Board, in considering the planning applications, will take into
account al relevant planning considerations including guidelines published by
the Board. Guidelines published by the Board are available from the Board's
website, the Secretariat of the Board and the Technical Services Division of the
Planning Department. Application forms and Guidance Notes for planning
applications can be downloaded from the Board’ s website, and are available from
the Secretariat of the Board, and the Technical Services Division and the relevant
District Planning Office of the Planning Department. Applications should be
supported by such materials as the Board thinks appropriate to enable it to
consider the applications.
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14.4 Any development, other than those referred to in paragraph 14.1 above or in
conformity with this Plan or with the permission of the Board, undertaken or
continued on or after 19 August 2011 on land included in a plan of the Tung A
and Pak A DPA may be subject to enforcement proceedings under the Ordinance.
Any diversion of streams, filling of land/pond and/or excavation of land in the
relevant zones on or after the exhibition of the specific plan referred to in the
Notes of the relevant zones without the permission from the Board may aso be
subject to enforcement proceedings.

TOWN PLANNING BOARD
2014
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1.1.

1.2

INTRODUCTION
Purpose of the Planning Report

The purpose of this Planning Report is to give an account
of the background and an appraisal of the existing
conditions, characteristics and development requirements
of Tung A, Pak A and Chau Tsai (the Area). It also aims
at providing a basis for the preparation of an Outline
Zoning Plan (OZP) for the Area and the formulation of a
planning framework to guide future devel opment.

Background

1.2.1. The Area covers atotal area of about 20.41 ha. It

comprises three sub-areas, namely, Tung A (about
9.47 ha), Pak A (about 10.1 ha) and Chau Tsal
(about 0.84 ha). Tung A and Pak A are completely
enclosed by the Sai Kung East Country Park
(SKECP) whilst Chau Tsai isasmall island located
to the east of Pak A. Chau Tsai is linked up with
Pak A by a sand bar during low tide. The Areais
rural in character comprising mainly village houses,
grassland, shrubland, woodland, fallow agricultural
land and stream courses. Tung A Village and Pak
A Village are the two recognized villages falling
within the Area. Mariculture rafts and sea urchin
cultivation are found at the cove of the Rocky
Harbour (also known as Leung Shuen Wan Hoi)
between Tung A and Pak A (Figure 1).

122

1.2.3.

1.2.4.

1.25.

Tung A resembles an inverted L-shape located at
the eastern part of the Area. There are mountain
ranges to the north, east and south of Tung A.
Coastal areas are in the western part. Tung A
Village is a recognized village and village houses
are concentrated in the coastal area. The whole
‘Village Environs' (‘VE’) of Tung A Village falls
within the Area (Figure 7). Tung A is
characterised by arural and countryside ambience.

Pak A is located at the opposite side of Tung A
across the cove of the Rocky Harbour. Mountain
ranges of Tai She Wan are located to its north and
west. Pak A is enclosed by the Rocky Harbour to
its east and south. It is characterised by arural and
countryside ambience. Village houses at Pak A
Village, which is a recognized village, are mainly
clustered in the middle part along the coastal area.
The whole of ‘“VE' of Pak A Village falls within
the Area.

Chau Tsai is a small island located to the east of
Pak A and is visuadly exposed to the surrounding
coastal landscape. It fallswithinthe‘VE' of Pak A
Village. It is accessible to Pak A through a sand
bar in between during low tide or by boat.

The Chief Executive in the 2010-2011 Policy
Address has acknowledged the need to regulate
land use of the Country Park enclaves to forestall
human damage. The Area is one of the Country
Park enclaves that needs to be covered by statutory
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1.2.6.

1.2.7.

1.2.8.

plan. To prevent haphazard developments and
conserve the rural and natural character of the Area,
it is necessary to prepare a statutory town plan to
cover the Area to provide planning guidance and
development control and to enable enforcement
actions to be taken against any unauthorized
development to safeguard the Ared’s natural and
landscape character.

On 14.7.2011, under the power delegated by the
Chief Executive, the Secretary for Development
directed the Town Planning Board (the Board),
under section 3(1)(b) of the Town Planning
Ordinance (the Ordinance), to prepare a draft plan
designating Tung A and Pak A as DPA.

The draft Tung A and Pak A DPA Plan No.
DPA/SK-TA/1 was exhibited for public inspection
on 19.8.2011. During the exhibition period, 4
representations were received. When the
representations were published, no comment was
received.  After giving consideration to the
representations on 17.2.2012, the Board noted the
supportive view of representations and decided not
to uphold the adverse representations.

On 26.6.2012, the Chief Executive in Council (CE
in C) approved the draft Tung A and Pak A DPA
Plan, which was subsequently renumbered as
DPA/SK-TA/2 (Figure 2). On 13.7.2012, the
approved Tung A and Pak A DPA Plan No.
DPA/SK-TA/2 was exhibited for public inspection
under section 9(5) of the Ordinance.

2.1.

2.2.

1.2.9. Pursuant to section 20(5) of the Ordinance, the
DPA Plan is effective for three years until
19.8.2014. On 15.3.2014, under the delegated
authority by the Chief Executive, the Secretary for
Development pursuant to section 3(1)(a) of the
Ordinance, directed the Board to prepare an OZP
for the Area.

THE STUDY AREA
L ocation

2.1.1. The Area covers an area of about 20.41 ha. Tung
A and Pak A are completely encircled by the
SKECP, whilst Chau Tsai is a small island which
links up with Pak A by a sand bar during low tide.
The Rocky Harbour is located to its south.  The
boundary of the Area is shown on the Plan. The
location of the Areais shown in Figure 3.

Natural Features
Physical Setting and Topography (Figures 4a to 5b)

2.2.1. In Tung A, there are mountain ranges to the north,
east and south of Tung A. Coastal areas are in the
western part. The south-western part of Tung A is
apiece of coasta low-lying area with a small knoll
a its fringe (i.e. Sha Kiu Tau). Tung A mostly
remains of natural, rural, countryside with tranquil
and visual coherence. Village houses are clustered
aong the lower coastal area while shrubland,
woodland and stream courses are embracing the
village houses to the north, east and south of the
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222.

2.2.3.

Area. Thereisacluster of fisherman settlement at
Sha Kiu Tau in the south-western part of Tung A.
The Leung Shuen Wan Tin Hau Temple and a
village office are in the middle part of Tung A.

Pak A is located at the opposite side of Tung A
across the cove of the Rocky Harbour. Mountain
ranges of Ta She Wan are located to its north and
west. Pak A is enclosed by the Rocky Harbour to
its east and south. It is characterised by arural and
countryside ambience, comprising mainly village
houses, shrubland, woodland developed from
fallow agricultural land, woodland and stream
courses. Village houses at Pak A Village are
mainly clustered in the middle part aong the
coastal area. Two large pieces of falow
agricultural land are located in the northeast and
southwest of Pak A and are overgrown with dense
vegetation.

Chau Tsai is a small island located to the east of
Pak A and is visualy exposed to the surrounding
coastal landscape. It fallswithinthe‘VE’' of Pak A
Village. It is accessible to Pak A by walking
across a sand bar in between during low tide or by
boat. Falow agricultural land is found in the
middle and northern parts of the isdand which is
overgrown with dense vegetation. No human
settlement is currently found on the island.

Natural Habitats

224.

Natural habitats including woodland, shrubland,
stream courses, sandy shores and rocky coasts can

be found in the Area. Some of these shrubland and
woodland of largely native species has developed
from abandoned agricultural land. In particular,
the wooded areas at the periphery of Tung A and
Pak A are contiguous with the expanse of
vegetation in the adjoining SKECP and form part
of the wider ecosystem therein. Although most of
the flora and fauna species recorded in the Area are
common and widespread in Hong Kong, protected
species such as Aquilaria sinensis (£ )0 &),
Pavetta hongkongensis ( & # A /b # ), and
Rhodoleia championii (41{{fqr), as well as species
of conservation interest including Artocarpus
hypargyreus (FH#E7K) and Cdltis biondii (255 4H)
have been recorded.

2.3. Historical Development

2.4.

2.3.1.

2.3.2.

Tung A Village and Pak A Village are the only two
recognized villages in the Area. Both of them are
Hakka Villages. In the past, the villagers depended
mainly on farming. Since the early 1980s, most
villagers have moved out and farming activity has
ceased.

Within Tung A, the Tin Hau Temple, a Grade 3
historic building, is found overlooking the Rocky
Harbour. No other historical or archaeological sites
are recorded within the Area

Population and Employment

24.1.

According to the 2011 Census, the population in
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Tung A and Pak A was less than 50.

2.5. Existing Land Uses (Figures 6a to 6j)

@

2.5.1.

2.5.2.

2.5.3.

Recognized Village

Tung A Village and Pak A Village are the two
recognized villages falling within the Area
Village houses are mainly one to two storeys in
height; the condition of some village houses is
dilapidated and unoccupied. Restaurants, mainly
opened on holidays/weekends, are found on the
ground floors of some village houses. The village
houses in both Tung A and Pak A are found
clustered along the paved footpath and the
alignment of which generaly follows the coast, i.e.
village houses are concentrated at the foothills
overlooking the Rocky Harbour.

District Lands Officer/Sai  Kung, Lands
Department (DLO/SK, LandsD) advises on
20.12.2013 that the Indigenous Inhabitant

Representatives of Tung A Village and Pak A
Village have indicated that the forecast 10-year
Small House demand for Tung A Village and Pak
A Village are 80 and 148 respectively. According
to DLO/SK, no outstanding Small House
application has been recorded inin Tung A Village
while one outstanding Small House application in
Pak A Village.

Additional land area of about 2 hain Tung A and
3.7 hain Pak A (or equivalent to about 80 and 149
Small House sites respectively) will be required to

(b)

254.

255.

(©
25.6.

(d)

25.7.

(®
25.8.

meet the future 10-year forecast demand of village
house devel opments.

Agricultura land

Fallow agricultural land is mainly found in the
central part of Tung A, north-eastern and south-
western part of Pak A. Since agricultural activities
have stopped for many years, the falow
agricultural land is now overgrown with dense
vegetation.

Fallow agricultural land is aso found on the
northern and middle parts of the Chau Tsal which
is overgrown with dense vegetation. No human
settlement is currently found on the island.

Farm Fishing and Sea Urchin Cultivation
Mariculture rafts and sea urchin cultivation are
found at the cove of the Rocky Harbour between
Tung A and Pak A.

Abandoned Salt Pan

An abandoned salt pan is found on a knoll at the
south-western part of Tung A, i.e. Sha Kiu tau.
Currently, thisareaisflat and paved.

Vacant School

The ex-Leung Shuen Wan School, a disused

primary school with playground, is found at the
northern part of Tung A.
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()] Woodland/shrubland/grassiand

2.5.9. The shrubland and woodland at the periphery of
the Area are contiguous with the expanse of
vegetation in the adjoining SKECP and form part
of the wider ecosystem therein. Although most of
the flora and fauna species recorded in the Area are
common and widespread in Hong Kong, the
wooded areas consist largely of native plant
species including afew protected species.

(9 Stream courses

2.5.10 Two streams are found near the eastern part of Pak
A, running in a north-south direction, and another
stream, running in an east-west direction, is found
in the middle of Tung A and al streams flow
towards Rocky Harbour. The stream on the eastern
fringe of Pak A has a number of weirs in the
upstream section. Part of this stream bank near the
estuary is modified but the stream bed remains
largely natural. The stream to the north of Chau
Tsai appears to be largely natural. Some grassland
has regenerated on the abandoned agricultural land
near the stream and estuary at Pak A. Wetland
plants, such as Kandelia obovata (7KZ1¥), Bruguiera
gymnorhiza (Rf&), Lumnitzera racemosa (f&%%), are
found in the estuaries and delta connecting Pak A
and Chau Tsal.

2.5.11 The downstream section of the stream near the Tin
Hau Temple in Tung A has been modified to form
water tanks. No aguatic species of conservation

2.6.

2.7.

2.8.

interest is found in any of the three streams.
Land Ownership

The magjority of land in the Area (about 75%) is
Government land, and the remaining 25% are private land
comprising mainly the agricultural land and building lots
in the middle part of the Area (Figure 7).

Transportation

2.7.1. At present, the Area is accessible via a footpath
leading from Sai Kung Man Yee Road which is a
service road being maintained by Water Supplies
Department (WSD). There is no direct vehicular
access to the Area

2.7.2. There are altogether 7 and 2 pierdfloating jettiesin
Tung A and Pak A respectively. Despite the
availability of piers, the Area is not serviced by
public ferry.

Other Infrastructure and Utility services

The Area is supplied with electricity (except Chau Tsai)
and telephone services. In respect of other utility services,
potable water supply to existing facilities and villagers of
the Area is provided, but there are neither
committed/planned sewerage and drainage systems nor
gas supply projects for the Area.
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3.

PLANNING ANALYSIS

3.1. Strategic and Planning Contexts

3.1.1. The Areafalswithin a*“Study on South East New
Territories Development Strategy Review” (2000)
which emphasis to enhance the Sub-Region of
South East New Territories (SENT) as a “Leisure
Garden of Hong Kong”. The SENT covers Tseung
Kwan O New Town, Sa Kung Town and rural
SENT. It hasindicated that the strategic growth of
the Sub-region should be confined to Tseung Kwan
O New Town and the rest of the Sub-region should
be retained for conservation and recreation
purposes with low-density residential devel opment
only at suitable locations.

3.1.2. With reference to the Landscape Value Mapping of
Hong Kong (2005), the Area covers two types of
Landscape Character Areas (LCAS), ‘Leung Shuen
Wan Chau Coastal Hillside' and ‘Rocky Harbour
Inshore Water’ landscape, which forms part of the
coastal and hillsides landscape on the southern
peninsula of SKECP and is categorized as of high
landscape and scenic value which complements the
overall naturalness and the landscape beauty of the
surrounding country park.

3.2. Environmental and Conservation Considerations

The Areaislargely natural in character with its vegetation
being part of the wider ecosystem of SKECP. The
shrubland and woodland therein consist largely of native
species including a few protected species. The Area is

3.3.

worthy of protection from nature conservation point of
view.

Development Constraints
Transportation

3.3.1. At present, the Area is only accessible via a
footpath leading to Sa Kung Man Yee Road or
alternatively by boat. There is no direct vehicular
access or ferry service provided to the Area despite
the presence of piers. Currently, there is neither
planned infrastructure under the purview of
Transport Department nor any improvement plan
for the existing footpath and/or ferry service.

Geotechnical

3.3.2. The solid geology of Tung A and Pak A is
composed mainly of rhyoalitic fine ash vitric tuff of
High Island Formation. The valley between Pak A
Teng and Ping Pai is mainly covered with debris
flow deposits and alluvium. Thevalley at Tung A
Is partly covered by debris flow deposits. The area
between Tung A and Sha Kiu Tau is covered by
beach deposits. A northeast-trending fault is likely
present below the hillside of Pak A.
3.3.3. Some areas in Pak A are close to natura hillside
and may be affected by potential natura terrain
landslide hazards. However, as advised by the
Head of Geotechnical Engineering Office of Civil
Engineering and Development Department
(H(GEO), CEDD), the natura terrain hazard
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3.4.

studies and mitigation would be dealt with under
the Landdlip Prevention and Mitigation Programme
to be carried out by CEDD.

Sewerage/ Stor mwater

3.3.4. There are neither existing sewers nor stormwater
drains being maintained by the Drainage Services
Department within the Area. There are also neither
planned sewerage nor drainage systems for the
Area. At present, on-site sewage treatment systems
such as septic tank and soakaway pits are generally
used in traditiona villages. They would only
satisfy the requirements of individual lots. Any
increase in population or number of visitors to the
Area or further recreation/residential developments
will require additional facilities in accordance with
the laws and regulations.

Infrastructure and Utility Services

3.3.5. The Areais supplied with electricity and telephone
services. In respect of other utility services,
potable water supply to existing facilities and
villagers of the Area is provided, but there are
neither committed/planned sewerage and drainage
systems nor gas supply projects for the Area.

Development Opportunities
Conservation Potential

3.4.1. Amid the SKECP, the Area has high scenic and
landscape value which complements the natural

3.5.

landscape of the surrounding country park. The
natural landscape and the coastal environment of
the Area are worthy of conservation while the scale
of the village development should be compatible
with the rural setting and surrounding landscape.

3.4.2. The shrubland and woodland at the periphery of
the Area are contiguous with the expanse of
vegetation in the adjoining SKECP and form part
of the wider ecosystem therein. These wooded
areas consist largely of native species including a
few protected species.

Agriculture Potential

3.4.3. The falow agricultural land in the Area has
become shrubland and young woodland over the
years. Director of Agriculture, Fisheries and
Conservation (DAFC) has no comment on the
agriculture potential, and advised that wooded
areas are worthy of protection from nature
conservation perspectives.

3.4.4. The meandering coastline, spectacular sea view,
the seafood restaurants (selling seafood and sea
urchin in particular) as well as the unique small
island of Chau Tsai attract many hikers.

Development Pressure

3.5.1. The replacement OZP will reflect, amongst others,
the existing recognized village and designate areas
considered suitable for the provision of village
expansion. However, land reservation on the OZP
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35.2.

3.5.3.

should strike a balance between Small House
development and conservation of the natural
landscape and coastal environment.

Since the publication of the DPA Plan, the loca
villagers have been asking for reservation of
sufficient land in the Area to cope with the Small
House demand development. The Rural Committee
(RC) and the Indigenous Inhabitant
Representatives of Tung A and Pak A Villages
(VRs) have also maintained that the indigenous
villagers should be allowed to build Small House
within ‘VE'. They request that the falow
agricultural land should be reserved for Small
House development to meet their 10-year Small
House demand since rehabilitation of agriculture is
highly unlikely.

Subsequent to the exhibition of the draft Tung A
and Pak A DPA Plan on 19.8.2011, two
representations submitted by the environmental
concern groups were received. They expressed
that conservation zonings such as “Conservation
Area’ should be designated to facilitate the
restricion and regulation of incompatible
developments on those ecologically sensitive areas
(e.g. dense woodland). In addition, since the Area
is in lack of drainage and sewerage systems,
conservation zonings are needed for the areas
adjacent to the stream courses and coastal areas in
order to prevent any potential developments from
affecting the natural streams and marine ecology.
The authority should consider incorporating
sensitive area into SKECP to better conserve the

3.54.

integrity of the Area and processing of Small
House grant should be suspended to avoid adding
more devel opment pressure and increasing demand
for compensation.

Noting the requests and concerns of both the locals
and environmental concern groups as mentioned
above, Planning Department (PlanD) has assessed
the Small House demand of Tung A and Pak A
Villages by obtaining the latest information on the
10-year forecast for Small House demand from the
DLO/SK in December 2013. As advised by
DLO/SK, the VRs of Tung A Village and Pak A
Village have indicated that the forecast 10-year
Small House demand for Tung A Village and Pak
A Village are 80 and 148 (about 35/36 males living
in Hong Kong and 45/112 residing overseas who
plan to construct Small Houses in Tung A
Village/Pak A Village) respectively (as compared
with the previous figure of 8 in Tung A and 140 in
Pak A for the period of 2011 to 2020 when DPA
plan was prepared in 2011). As explained by the
two VRs, the updated 10-year forecasts are
obtained by communicating with the villagers and
the estimated forecasts should be more accurate.
According to DLO/SK, while no outstanding Small
House application has been recorded in Tung A
Village, there is one outstanding Small House
application in Pak A Village. Based on PlanD’s
preliminary estimate, the total land required area
for meeting the total Small House demand of 229
(the outstanding and the 10-year forecast for Small
House demand are respectively 1 and 228) equates
to about 5.7 ha.
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3.5.5.

3.5.6.

3.5.7.

With reference to the Small House demand and
‘VE' for the recognized villages as enumerated
above, PlanD has analyzed the site conditions of
the area within *VE’ taking account of the existing
village cluster, previously approved Small House
application’, environmental conditions and natural
terrain of the area.

Throughout the plan-making process, concerned
departments and the RC Chairman and VRs have
been closely liaised to ensure their views and
comments be duly taken into account in the
delineation of the “V” zone for the existing village
cluster and potential areas for village expansion.?

It should be noted that the Area is completely
encircled by the SKECP. There are streams in the
Area and mountain ranges to its east, north and
west which form an integrated part of the country
park. To the south of the Areais the scenic Rocky
Harbour. Fallow agricultural land is found mainly
in the north-eastern and south-western parts of Pak
A and northern and middle parts of Chau Tsai.
Since agricultural activities have stopped for
decades, the fallow agricultura land is now
overgrown with dense vegetation. Flat land in the
Area is already occupied by village settlements,
fallow agricultural land, vacant school, temple,

 No Small House application has been granted/approved by LandsD/the Board for both
villages since the first gazettal of the Tung A and Pak A DPA Plan in 2011

2 Meeting with the Sai Kung RC was held on 2.12.2013 and joint site visit
with RC Chairman and the VRs was conducted on 23.12.2013.

3.5.8.

359

village office, Government refuse collection point,
public toilet, pavilions and sandy beach/rocky
shore. Some areas in Pak A are close to natura
hillside and may be affected by potential natural
terrain landslide hazards. However, as advised by
the H(GEO), CEDD, the natura terrain hazard
studies and mitigation would be dealt with under
the Landslip Prevention and Mitigation Programme
to be carried out by CEDD.

To meet the total outstanding and 10-year forecast
of 229, effort has been made to examine suitable
land for Small House developments. The
boundaries of the “V” zone are generally drawn up
having regard to the ‘VE', the local topography,
the existing settlement pattern, site constraints, the
outstanding Small House application, as well as the
estimated Small House demand. Areas with dense
vegetation, characterized by difficult terrain and
located near the stream courses have been avoided
asfar as possible.

The currently proposed “V” zones on the draft
OZP, covering a total area of about 3.45 ha, fal
entirely within ‘“VE' comprises mainly the existing
fallow agricultural land in northern Pak A and the
abandoned salt pan in western Tung A. The tota
developable land reserved for new Small House
devel opments amounts to about 1.98 ha, equivalent
to about 79 Small House sites (Table 1). This can
satisfy about 35% of the total 10-year forecast of
Small House demand in the Area (i.e. 79 out of
229). However, in the planning process,
consideration should be given to the consolidation




Planning Report on Tung A & Pak A

of Small House development at suitable locations
in order to avoid undesirable disturbances to the
natural environment and overtaxing the limited
infrastructure in the Area.

Small House Required
Demand (estimate land to
availablein 2013) mgretﬁgl?N W “\” 70ne on
10-year House Area draft OZP
; (ha) (ha)
Outstanding | forecast Demand
Application (2013 - (ha)
2023)
TungA:0 |80 2.0 8.31 1.63 (0.80ha
developable
land providing
32 new sites)
Pak A: 1 148 3.7 8.19 1.82(1.18 ha
(incl. developable
0.84 ha land
in providing 47
228 Total: 5.7 | Chau Ts| new sites)
(plus. 1 a) . Total: 3.45ha
outstandi ng Total: (198 ha of
app| icati on) 16.5 devel opabl e
land providing
Total: 229 79 new sites)
Table 1: Small House Demand for Tung A and Pak A

Villages

3.6.

4.1.

Development Proposal Received in the Course of
Preparation of the Plan

In the course of Plan preparation, a planning application
(No. A/DPA/SK-TA/1) under section 16 of the Town
Planning Ordinance was approved with conditions by the
Rural and New Territories Planning Committee (RNTPC)
on 11.1.2013. The application site is zoned “Unspecified
Use” on the approved DPA Plan and falls within the island
of Chau Tsa. The approved application is for the
redevel opment of ruined houses to a 2-storey house with a
maximum plot ratio, site coverage and building height of
1.31, 65.55%, and 2 storeys (13.12mPD) respectively.

PLANNING PROPOSALS
The Outline Zoning Plan

The draft Tung A and Pak A OZP prepared under section
3(1) of the Ordinance is to provide a statutory basis for
planning control over the Area. It will supersede the
approved Tung A and Pak A DPA Plan No. DPA/SK-
TA/2, which was exhibited for public inspection under
section 9(5) of the Ordinance on 13.7.2012. Uses and
development that are always permitted and those for
which the Board's permission must be sought in various
zones are set out in a schedule of Notes attached to the
Plan. Also accompanying the Plan is an Explanatory
Statement to assist an understanding of the Plan and to
reflect the planning intentions and objectives of the Board
for various land-use zonings.

10
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4.2. Planning Objectives

4.2.1. Given the natural environment with high landscape

value coupled with its inaccessibility due to lack of
vehicular access, the planning framework for the
Area should be to preserve the natural environment
and its natural resources. While no large-scale
development should be introduced in order to
minimize encroachment onto the natura
environment, suitable land will be reserved for the
need for Small House development. The planning
objectives of the OZP are as follows:

(8 to provide a comprehensive planning
framework to guide the development on an
integrated and co-ordinated basis,

(b) to provide land for the development of Small

Houses meeting the demand arising from the

indigenous villagers,

to conserve the Areas outstanding natural
landscape and ecological value in safeguarding
the natural habitat and natural system of the
wider area; and

(©

(d)

to preserve the natural and rura character of
the Area.

4.3. Planning Principles

4.3.1. The main planning principles below are adopted

for preparation of the planning and development
proposals of the Area:

(a) the Area forms an integral part of the natural
system of the natural woodlands in the
adjoining SKECP with a wide spectrum of
natural habitats including, inter alia, woodland
and hillside shrubland;

Smal House development in recognized
villages will be consolidated at suitable
locations so as to preserve the rural character
of the Area Future development and
redevelopment should also demonstrate such a
low-rise characteristic and would not overtax
the constrained infrastructure; and

(b)

the needs of the loca community are
addressed as appropriate.

(©

4.4. Land Use Proposals (Figures 8a and 8b)

4.4.1.

4.4.2.

In the designation of various land use zones in the
Area, consideration has been given to the natural
environment, physical landform, existing land use
pattern, demand for Small Houses and availability
of existing and planned infrastructure. It has also
taken into account the comments and views from
various Government departments, including DAFC,
DEP, CEDD and HAD etc. Thefollowing land use
zones are proposed to be designated on the Plan.

Village Type Development (“V”)

(@ The planning intention of this zone is to
designate both existing recognized villages

11
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(b)

and areas of land considered suitable for
provision of village expansion. Land within
this zone is primarily intended for
development of Small Houses by indigenous
villagers. It is aso intended to concentrate
village type development within this zone for a
more orderly development pattern, efficient
use of land and provision of infrastructures
and services.  Selected commercia and
community uses serving the needs of the
villagers and in support of the village
development are aways permitted on the
ground floor of a New Territories Exempted
House. Other recreational, commercia and
community uses may be permitted on
application to the Board.

As to the Small House demand forecast for
Tung A and Pak A, it is noted that the latest
figure for Pak A is generaly in line with the
previous figure at DPA plan stage (i.e. 140).
As regards Tung A, PlanD has further liaised
with DLO/SK as to the increase of Small
House demand from 8 to 80. The latest figure
of 80 Small House demand in Tung A is based
on VR's latest communication with the
villagers but there is no verification by
DLO/SK. In the absence of verification for the
10-year forecast demand and noting that there
is only one outstanding application for Pak A
Village, PlanD has adopted a prudent approach
to include only suitable areas into the “V”
zone without simply following the Small
House demand forecast. Such other

(©

(d)

(€

considerations as the ‘VE', the loca
topography, the existing settlement pattern,
site constraints, etc. have been taken into
account in drawing up the “V” zones. Areas
with dense vegetation, characterized by
difficult terrain and areas near the stream
courses have been avoided as far as possible.

Some areas zoned “V” on the draft OZP are
close to the SKECP.  Should any works
encroach onto the country park, prior written
consent from the Country and Marine Parks
Authority must be obtaned before
commencement of the works inside the
country park.

In order to ensure that any future development
or redevelopment within the village would
retain the village character, a maximum
building height of 3 storeys (8.23 m) or the
height of the building(s), whichever is the
greater, is imposed under this zoning. To
provide flexibility for characteristics of
particular sites, minor relaxation of the
building height restriction may be considered
by the Board through the planning permission
system. Each proposa will be considered on
itsindividual planning merits.

Asdiversion of streams, or filling of pond may
cause adverse drainage impacts on the adjacent
areas and adverse impacts on the natural
environment, permission from the Board is
required for such activities. There is no

12
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existing sewer or planned public sewer for the
Area, and at present, each house is typicaly
served by its own on-site STS system. In
accordance with the Environmental, Transport
and Works Bureau's Technica Circular
(Works) No. 5/2005, under the current
administrative practice, for development
proposals/submissions that may affect natural
streamg/rivers,  the  approving/processing
authorities a various stages of the
development should consult and collate
comments from DAFC and relevant authorities
and incorporate relevant comments/advice as
conditions of approva wherever possible.
Also, for the protection of the water quality of
streams and Rocky Harbour, the design and
construction of on-site STS system for any
development proposals/submissions need to
comply with relevant standards and
regulations, such as EPD’s ProPECC 5/93.
Accordingly, the Lands Department when
processing Small House grant and applications
in close proximity to existing stream courses
should consult concerned  departments
including EPD, AFCD and PlanD to ensure
that al relevant departments would have
adequate opportunity to review and comment
on the applications.

4.4.3. Government, Institution or Community (“G/I1C”)

@

(b)

(©

(d)

This zone is intended primarily for the
provison 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 socia services to meet community
needs, and other institutional establishments.

There are four areas zoned “G/IC” on the draft
OZP and all of which fal within Tung A. The
vacant primary school site with playground,
located in the northern part of Tung A, is
reserved for future use by the Government
and/or socia welfare organization.

Other G/IC sites include the Leung Shuen
Wan Tin Hau Temple (a Grade 3 historic
building) and the village office; both of them
are facing the Rocky Harbour. A Government
refuse collection point (RCP), located to the
northwestern of the temple, is providing
service to the villagers. The vacant primary
school, temple, village office and the RCP are
al zoned “G/IC” on the draft OZP.

The maximum building height for each “G/IC”
site is stipulated on the Plan. To alow design
flexibility, minor relaxation of the building
height restriction may be considered by the

13
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Board on application under s16 of the
Ordinance. Each proposa will be considered
on itsindividual merits.

4.4.4. Green Belt (“GB")

(@ The planning intention of this zone is

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

(b) The “GB” zoning mainly covers the wooded

slopes at the periphery of Tung A and Pak A
which are contiguous with the expanse of
vegetation in the adjoining SKECP and form
part of the wider ecosystem therein. These
shrubland and woodland consist largely of
native species. Although most of the flora and
fauna species recorded in the Area are
common and widespread in Hong Kong,
protected species such as Aquilaria
sinensis (1-}J( %), Pavetta hongkongensis (7 i
A 7bEE), and Rhodoleia championii (417£7), as
well as species of conservation interest including
Artocarpus hypargyreus ( H £ /K ) and Celtis
biondii (‘£ 5% }) have been recorded. @ Some
grasdand has regenerated on the abandoned
agricultural land near the streams and estuaries
a Pak A. Wetland plants, such as Kandelia
obovata (7KZ£{¥), Bruguiera gymnorhiza (/K

&), Lumnitzera racemosa (f&2%), are found in
the estuaries and delta connecting Pak A and
Chau Tsai. These areas are also within the
“GB” zone.

(c) While ‘Agricultural Use', ‘Nature Trall’ and

(d)

‘Public Convenience’ are Column 1 uses
within “GB” zone, rebuilding of New
Territories Exempted House (NTEH),
replacement of an existing domestic building,
i.e. adomestic building which was in existence
on the date of the first publication in the
Gazette of the notice of the draft development
permission area plan (DPA Plan No. DPA/SK-
TA/1 exhibited on 19.8.2011), by a NTEH as
well as provision, maintenance or repair of a
grave of an indigenous New Territories
villager or a locally based fisherman and his
family members for which permission has
been obtained from Government are aways
permitted. Other uses, such as buria ground,
school and socia welfare facility may be
permitted upon obtaining planning permission
from the Board.

Diversion of streams, filling of land/pond or
excavation of land 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
activities.
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445 Coastal Protection Area (“CPA”)

@

(b)

(©

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

There is a general presumption against
development in this zone. In genera, only
developments that are needed to support the
conservation of the existing natural landscape
or scenic quality of the area or are essential
infrastructure projects with overriding public
interest may be permitted.

The coasta areas are mainly occupied by the
natural rocky shore which are mostly
inaccessible and facing the Rocky Harbour.
The areas zoned “CPA” include the entire
coastal fringe of Chau Tsai, and the rocky
coast/sandy shore of Tung A and Pak A.

4.4.6 Open Space (“O")

4.4.7

@

(b)

(©

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

There are two small sandy beaches, both of
which are located in the western part of Tung
A, provide an outdoor space for recreationa
activities, such as swimming. To reflect the
existing use, the pavilion, the two sandy
beaches and the sitting-out-area immediately
adjoining the beach to the south are zoned “ O”
on the draft OZP.

A large part of open area directly abutting the
Tin Hau Temple is currently used by the
villagers for drying catches from the sea
During festival days, the open area is used for
celebration and provides a place for gathering
of the locals and visitors. This open area is
zoned “O” on the draft OZP.

Residential (Group C) (“R(C)")

@

(b)

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

A planning application (No. A/DPA/SK-TA/L)
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under section 16 of the Town Planning
Ordinance was approved on 11.1.2013 with
conditions by the RNTPC. The application
site was zoned “Unspecified Use” on the
approved DPA Plan and falls within the isand
of Chau Tsal. The approved application is for
the redevelopment of ruined houses to a 2-
storey house with a maximum plot ratio, site
coverage and building height of 1.31, 65.55%,
2 storeys and 13.12mPD respectively. The
application site is zoned “R(C)” on the draft
OZP. The Notes of the “R(C)” zone have aso
stipulated the development parameters as
approved by the RNTPC.
(c) To provide flexibility for innovative design
adapted to the characteristics of the site, minor
relaxation of plot ratio, site coverage and
building height restrictions may be considered
by the Board through planning permission
application system. Each proposa will be
considered on itsindividual merits.

4.4.8 Other Specified Uses (Pier) (“OU(Pier)”)

(& This zone is intended primarily for the
provision of land for pier use serving the needs
of the community.

(b) Since the Area is not directly accessible by

vehicles, visiting the Area by boat is an

aternative. Currently, there are seven piers,
including two floating jetties, in Tung A while
there are two piers in Pak A. These nine

5.1.

5.2.

5.3.

pierdjetties are zoned “OU(Pier)” on the draft
OZP to reflect their existing use.

IMPLEMENTATION
Utilities Services

The Area is supplied with electricity and telephone
services. In respect of other utility services, potable water
supply to existing facilities and villagers of the Area is
provided, but there are neither committed/planned
sewerage and drainage systems nor gas supply projects for
the Area.

Any increase in population, number of visitors to the Area
or further recreationa/residential developments would
require additional facilities. The design and construction
of the septic tank and soakaway pit system need to comply
with relevant s<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>