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1. Introduction

The purpose of this paper is to:

(a)

(b)

report on the results of the consultation with the Islands District Council (IsDC)
and the Tai O Rural Committee (TORC), and other public views on the draft
Luk Wu and Keung Shan Outline Zoning Plan (OZP) No. S/I-LWKS/B; and

seek Members agreement that the draft Luk Wu and Keung Shan OZP No.
S/I-LWKS/C, its Notes and Explanatory Statement (ES) (Annexes I to I11) are
suitable for exhibition for public inspection under section 5 of the Town
Planning Ordinance (the Ordinance).

2. Background

2.1

2.2

On 16.5.2014, the Town Planning Board (the Board) gave preliminary
consideration to the draft Luk Wu and Keung Shan OZP No. S/I-LWKS/B (TPB
Paper No. 9593) and agreed that the draft OZP was suitable for submission to
IsDC and TORC for consultation. An extract of the minutes of the Board’s
meeting held on 16.5.2014 and the TPB Paper No. 9593 are at Annexes 1V and
V for Members’ reference.

For Members’ easy reference, major land use proposals of the draft OZP have
been highlighted in the TPB Paper No. 9593 and recapitulated below (Plans 1
and 2):

“Residential (Group C)” (““R(C)”) Zone (0.10 ha and 0.06%)

(@ The “R(C)” zone is primarily intended for low-rise, low-density
residential development. An existing villa development, namely ‘Glen
Eagle’ under building lot for non-industrial use and a residential
development under building lot for private residential use to the
southwest of Luk Wu area and two residential developments to the north
of Ngau Kwo Tin at the southwestern part of the Luk Wu and Keung
Shna area (the Area) under building lots for non-industrial uses are under
this zoning. These existing residential developments are accessible by
road or/and footpath.  This zoning is to reflect the permitted
development under leases and the existing situation;



“Village Type Development” (““V’*) Zone (0.85 ha and 0.51%)

(b)

(©)

(d)

(€)

The planning intention of the “V” zone is to designate both existing
recognized villages and areas of land considered suitable for village
expansion. Luk Wu, Upper Keung Shan and Lower Keung Shan are the
recognized villages in the Area. District Lands Officer/Islands, Lands
Department (DLO/Is, LandsD) has advised that according to the
Indigenous Inhabitant Representatives (IIRs) of Luk Wu village, Upper
Keung Shan village and Lower Keung Shan village, the 10-year forecast
for Small House demand for these three villages are 0, 5 and 17
respectively. There is no outstanding Small House application being
processed by DLO/Is, LandsD. Based on Planning Department
(PlanD)’s preliminary estimate, the total land area required for meeting
the total Small House demand of 22 houses of the three villages (the
outstanding and the 10-year forecast for Small House demand for the
recognized villages are 0 and 22) equates to about 0.55 ha. The
boundaries of the “V” zones are drawn up around existing village clusters
having regard to ‘village environs’ (*VE’), local topography, Water
Gathering Grounds (WGGs) (Plan 3), existing settlement pattern, site
characteristics, approved applications for Small House development,
outstanding Small House application, as well as the estimated Small
House demand. Areas of difficult terrain, dense vegetation, burial
grounds, ecologically sensitive areas and streamcourses have been
avoided where possible.

Since Luk Wu village is now occupied by temples, monasteries,
nunneries and accommodations for the monks, nuns and their followers
which have formed a religious cluster and there is no existing village
cluster in the area, no “V”’ zone is designated for the village.

As Upper Keung Shan village falls within WGG, the “V” zone for this
village will cover only the existing village cluster. The Small House
demand of this village (5 houses) will be catered for in the “V” zone for
Lower Keung Shan village which covers the existing village
developments as well as an expansion area which would be able to
accommodate a total of 22 houses (i.e. 5 houses for the Upper Keung
Shan village and 17 houses for the Lower Keung Shan village).

An area located outside ‘VE’ of Lower Keung Shan village at Hang Pui
for Small House development was approved by DLO/Is, LandsD in 1981.
This area is included in this zone to reflect the committed/existing
developments.

“Government, Institution or Community” (“G/IC’") Zone (2.19 ha and 1.31%)

(f)

Except the area designated as “G/IC(1)”, the “G/IC” zone is intended
primarily for the provision of Government, institution or community
(GIC) facilities serving the needs of the local residents and/or a wider



(9)

district, region or the territory.

This zone covers GIC facilities and public utilities, like electricity
substation, water pump house, fresh water tank, fresh / raw water break
pressure tanks, refuse collection point and public toilets, serving mainly
the community in the Area. The Agriculture, Fisheries and
Conservation Department (AFCD)’s Keung Shan Country Park
Management Centre is also under the “G/IC” zone.

“Government, Institution or Community (1) (“G/1C(1)”) Zone (5.19 ha and

3.11%)

(h)

(i)

The planning intention of the “G/IC(1)” sub-zone is primarily for
designating the existing religious uses. Only selected GIC facilities are
permitted in this sub-zone. There are a number of monasteries/temples
and religious uses scattering at the north of Luk Wu, southwest of Lower
Keung Shan and south and east of Upper Keung Shan area. Most of
these religious uses have been established in the area for decades. They
have also formed religious clusters and communities in the Area. To
better reflect their existing uses, these sites are designated as a “G/IC(1)”
sub-zone with only limited permitted uses.

As advised by the Director of Environmental Protection (DEP), the areas
around Luk Wu and Upper Keung Shan are located within WGGs, any
use or development within WGGs should take into consideration of the
protection of water quality. The Director of Water Supplies (DWS)
advises that for resource water protection points of view, new
development within WGGs is not acceptable as it would increase the risk
of pollution to WGGs. In this connection, strict control on any new
development has been imposed in this zone to protect the water quality of
the area.  Since the existing religious buildings have been existing in the
area for a long time, they would be reflected/tolerated under the
“G/IC(1)” sub-zone and minor alteration or redevelopment of the
religious building by a building with the same building bulk and for the
same use as the existing building is always permitted. However, any
new development for ‘Religious Institution’ use shall be subject to
planning permission by the Board under section 16 of the Ordinance to
minimize the potential water quality impact on the streams and the water
catchment.

“Agriculture” (“AGR’) Zone (12.72 ha and 7.62%)

@)

The planning intention of the “AGR” zone is primarily to retain and
safeguard good quality agricultural land/farm for agricultural purposes.
It is also intended to retain fallow arable land with good potential for
rehabilitation for cultivation and other agricultural purposes. Fallow
arable land with good potential for rehabilitation for cultivation and
agricultural land with active/occasional cultivations are mainly found in
area near the religious clusters and village developments within and in
the vicinity of the *VE’. They are worthy of preservation from
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agricultural point of view and are designated as “AGR”.

“Green Belt” (“GB”™) Zone (143.01 ha and 85.67%)

(k) The “GB” zone is primarily intended for defining the limits of
development areas by natural features and to preserve the existing natural
landscape as well as to provide passive recreational outlets. There is a
general presumption against development within this zone. The “GB”
zone covers the natural vegetated areas which consist of streamcourse,
dense woodlands on some knolls in Keung Shan and relatively disturbed
young woodlands that have developed from abandoned agricultural land.
Most of the woodland, natural streams and areas adjoining the Lantau
North and Lantau South Country Parks are within this zone.

“Country Park” (“CP’") Zone (0.38 ha and 0.23%)

() This zone is to reflect the Country Park. This zone comprises part of
Keung Shan Catchwater and its service road to the north of Ngau Kwo
Tin area and connected with the Lantau South Country Park, which was
designated on 20.4.1978 under the Country Parks Ordinance (Cap. 208).

3. Local Consultation

IsDC and TORC

3.1 IsSDC and TORC were consulted on the draft OZP at their meetings on 23.6.2014
and 25.6.2014 respectively and both requested to revise the “V” zone to meet
the updated 10-year forecast for Small House demand and expressed objection
to the imposition of planning control on private land. Major points of IsSDC
and TORC'’s concerns on land use planning on the draft OZP are highlighted
below:

Request for the revision of the “V’” Zone

(@  The village representatives indicate that the 10-year forecast for Small
House demand for the recognized villages in the Area are being updated
and the “V”” zone should be revised to cater for the updated Small House
demand”.

(b) TORC considers that the “V” zone should be extended to tally with the
‘VE’ (Plan 3) and requests that the “V” zone should cover both
government land and private land such that villagers who are not land
owner could also apply for Small House.

! At the time of the preparation of the draft OZP No. S/I-LWKS/B, the total 10-year forecast for Small House
demand for Upper Keung Shan and Lower Keung Shan was 22. An area of 0.55 ha has therefore been
designated to cater for the development of 22 Small Houses for the two villages. As advised by TORC and
DLO/Is, LandsD after the preliminary consideration for the draft OZP by the Board on 16.5.2014, the updated
10-year forecast of Small House demand in Upper Keung Shan and Lower Keung Shan villages is 31.



Objection to the imposition of planning control on private land

(¢)  Some IsDC and TORC members consider that private land should not be
subject to planning control.

Request for zoning all the private agricultural land to “AGR”’ zone

(d) Some TORC members indicate that the agriculture land in Lower Keung
Shan is abandoned because water source has been terminated for the
construction of reservoir and other infrastructure. The Government
should provide water supply for farmers for rehabilitation of agriculture
land.  Agricultural land under private ownership should be zoned
“AGR” instead of “GB” to respect land owner’s entitlement under lease
and to allow rehabilitation of agricultural use without the need to obtain
planning permission including planning permission for excavation of
land.

Request for provision of Infrastructure

()  Some TORC members are of the view that the lack of sewerage treatment
and water supply facilities in the Area has restricted private land owners
from developing their land in accordance with their land right. In
particular, developments within WGGs (Plan 3) are strictly restricted.
They request the Government to provide proper sewerage treatment and
water supply facilities for the Area.

Local Religious Community

3.2

Upon request of a local religious community, namely Luk Wu Dharma
Management Culture Foundation Ltd (LWDMCFL), a site visit to Luk Wu area
with the representatives of the local religious community including some
environmental specialists was held on 29.5.2014 to listen to their views on the
land use proposals of the Area. The LWDMCFL has submitted a proposal on
the land use zonings on the draft OZP (Annex VI). Their comments and
proposals are summarized as follows:

Request for stricter control to protect the natural and tranquil environment in
Luk Wu

(f)  They support the planning intention to protect the natural landscape and
special religious and tranquil character which complements the overall
naturalness and the landscape beauty of the surrounding Lantau South
and Lantau North Country Parks and the exclusion of ‘Columbarium’ use
in the Notes of both “GB” and “G/IC(1)” zones.

(g) However, they request for a stricter control on land uses around the

religious buildings in Luk Wu and Upper Keung Shan area. They have
the following proposals:

(i) the area around Luk Wu and Upper Keung Shan (Figure 2 of
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Annex VI) should be rezoned from “GB” to “GB(1)” with
restrictive uses to be permissible subject to the planning
permission by the Board® (Table 2 on page 10 of Annex VI).
Uses which would potentially attract more members of the public
to engage in activities that would create noise, air and visual
impact to the Luk Wu residents and the tranquil religious
environment should not be allowed,

(i) all area zoned “GB” should be rezoned “Conservation Area”
(“CA’) as species of conservation concern are recorded in adjacent
areas of Luk Wu and Keung Shan and most likely, these species
also use Luk Wu and Keung Shan as their habitats. It is
necessary to designate Luk Wu and Keung Shan area as a
conservation area in advance as further biodiversity survey in the
area has yet to be conducted; and

(iii) to delete ‘Columbarium’, ‘Crematorium’ and ‘Funeral Facility’
uses in Column 2 of the Notes of the “G/IC” zone (Table 2 on
page 12 of Annex V1) as Luk Wu residents are strongly against
any columbarium development in the area.

Request for more flexibility for the provision of ancillary facilities to the existing
religious uses

(n)  The LWDMCEFL proposes to revise the boundaries of the “G/IC(1)” zone
to (Figure 1 and Table 1 of Annex VI):

(i) reflect the building footprints and the flat concrete surfaces that
form foundations of the religious building lots;

(ii) reflect land that have been part of the management and
custodianship of the religious institution concerned since its
establishment; and

(ili)  encompass the land that has been used for large-scale, outdoor
mediation practices during festival for year.

(i)  They propose to revise the Notes of the “G/IC(1)” zone® (Table 3 of
Annex VI) to allow cultivation by Luk Wu residents and provision of

% To delete ‘Barbecue Spot’, ‘Burial Ground’, ‘Holiday Camp’, ‘Picnic Area’, ‘Place of Recreation, Sports or
Culture’, “‘Residential Institution’, ‘School’ and “Tent Camping Ground’ uses from Column 2 of the Notes of
the “GB” zone for the “GB(1)” zone.

® To add “‘Agricultural Use” in Column 1, to delete ‘Eating Place’, ‘House (New Territories Exempted House
only, other than rebuilding of New Territories Exempted House or replacement of existing domestic building
by New Territories Exempted House, or minor alteration or replacement of an existing building by a building
with the same building bulk and for the same use as the existing building permitted under the covering Notes)’
and ‘Shop and Services (retail shop only)’ uses from Column 2, to add ‘Educational Institution’, ‘Institutional
Use (not elsewhere specified)” and ‘Government Use (not elsewhere specified)’ and ‘Field Study/Education
Centre’ in Column 2, and to add “(only as supporting facility of religious institution)’ to ‘Religious Institution’
use in Column 2 of the Notes of the “G/IC(1)” zone.
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supporting facilities of the religious institution. Luk Wu should remain
a religious area and any change of existing use should not be allowed
unless it is for the benefit of the Hong Kong community as a whole (such
as education).

They also propose to extend the “G/IC” zone at Keung Shan Road to
ensure that public facilities, such as ‘Public Convenience’ and “Visitor
Centre’, would be permitted to serve the Luk Wu community in the future
(Figure 1 and Item J in Table 1 of Annex VI).

Request to rezone two sites to reflect their existing religious uses

(k)

The LWDMCFL indicates that the properties at Lots No. 377, 388 and
393 in D.D. 310 have been managed, maintained and occupied by Mo
Leung Kwong (4 &) for many years (Item | in Table 1 of Annex VI).
The properties have been for Buddhism religious practices and as
hermitages all along. These sites should all fall within the “G/IC(1)”
zone. They request to rezone all these lots from “GB” and “R(C)” to
“G/1C(1)” to reflect their existing religious uses.

Green Groups

3.2

Green Groups, namely the Conservancy Association, Kadoorie Farm and
Botanic Garden Corporation and World Wide Fund for Nature Hong Kong, have
submitted comments and proposals (Annexes VII to 1X) on the draft OZP.
They are summarized as follows:

Suggest rezoning site of high ecological and landscape importance as “CA” or

“GB” zone

(@)

(b)

Luk Wu and Keung Shan area including the woodland near villages has
high ecological and landscape importance and should be protected by
conservation zonings.

Streams within or adjacent to “V”, “R(C)” and “AGR” zone should be
zoned as “CA” or “GB” to better protect them and their riparian zone
from development, especially village encroachment.  While these
zonings would also facilitate agriculture use, it would also highlight the
importance to uphold the presumption against development within these
areas.

Suggest imposing planning control on the demolition of or alteration on historic

buildings in Luk Wu and Keung Shan area

(©)

The zoning should facilitate in-situ preservation of various historical
religious buildings, particularly currently graded historic buildings.
Planning permission from the Board should be obtained for any
demolition of or alteration works on these buildings.



4. Planning Department’s Responses

4.1 In consultation with departments concerned, PlanD’s responses to the above
comments/proposals are as follows:

Request for the revision of the “V’” Zone

(@  The boundary of the “V” zone for Lower Keung Shan has been drawn up
taking account of site conditions of the area within “VE’, existing village
clusters, local topography, WGGs (Plan 3) and site 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” zone whilst areas with dense
vegetation, difficult terrain and near the natural stream courses reserved
for buffer area as required by the Environmental Protection Department
(EPD) have been excluded. The boundary of the “V” zone at Lower
Keung Shan has been further refined taking into account the geographical
features (Plans 4 and 8a). The proposed “V” zone with an area of
about 0.92 ha could provide about 30 new Small House sites which is
more or less sufficient in meeting the 10-year forecast of Small House
demand in Upper Keung Shan and Lower Keung Shan villages* (Table
1).

Table 1: Updated Small House Demand for the Recognized Villages within Luk Wu and Keung Shan OZP

Demand figures for TPB | New demand figures ‘VE’ “V” | Required | Available | Percentage
hearing in 2011 in 2014 Approx. | zone land to Landto | ofthe new
Recognized Area on | meet new | meet new | demand met
Villages Outstanding | 10-year | Outstanding | 10-year (ha) draft | demand | demand | by available
Demand forecast Demand | forecast ozp (ha) (ha) land
(ha) (%)
Luk Wu 0 0 0 0 341 0 0 0 -
Upper Keung 0 2 0 4 3.17 0.08" 0.10 0
Shan g7+
Lower Keung 0 18 0 27 4.32 0.92* 0.68 0.75*
Shan

As advised by DSW, only existing developments should be tolerated/reflected within WGGs in the Area. The “V” zone for
Upper Keung Shan village will cover only the existing village cluster. The Small House demand will be addressed in the
proposed “V” zone for Lower Keung Shan.

The proposed “V” zone for Lower Keung Shan village provides 30 new sites for both Upper and Lower Keung Shan villages.

(b)  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. An incremental approach is adopted in

* As advised by DLO/Is, LandsD after the preliminary consideration for the draft OZP by the Board on
16.5.2014, the updated 10-year forecast of Small House demand in Upper Keung Shan and Lower Keung
Shan villages is 31.
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designating the “V” zone. Should there be a genuine need to cater for
more Small House developments, flexibility has been provided under the
planning application system that planning application for Small House
development within the “AGR” 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 confine human disturbance to the areas
around the existing settlements, thus minimizing unnecessary adverse
impacts on the natural environment outside the villages.

Regarding the request of some TORC members that the “V”” zone should
cover both government and private land, it is noted that the government
land within *VE’ of Lower Keung Shan is mostly sloping ground which is
not suitable for development (Plan 5). The government land has
therefore not been included within the “V” zone. For Upper Keung
Shan, it falls within WGGs. Only the existing village clusters are zoned
“V” in order to protect the water quality in WGGs.

Obijection to the imposition of planning control on private land

(d)

€)

It is the government policy to put those areas not covered by statutory
plans under statutory planning control in the long term. Luk Wu and
Keung Shan area is covered by a Development Permission Area (DPA)
Plan which was approved on 5.6.2012. Pursuant to section 20(5) of the
Ordinance, the Luk Wu and Keung Shan DPA Plan is effective only for a
period of three years until 2.9.2014. As such, an OZP has to be
prepared to replace the DPA Plan in order to maintain statutory planning
control over the Luk Wu and Keung Shan area upon expiry of the DPA
Plan. Under the directive of the Secretary for Development, the Board
prepares the draft OZP for providing a statutory planning framework to
guide the long-term development of Luk Wu and Keung Shan area. The
general planning intention is to protect the natural landscape and the
special religious and tranquil character which complements the overall
naturalness and the landscape beauty of the surrounding Lantau South
and Lantau North Country Parks and to make provision for future Small
House development for the indigenous villagers of the Area.
Developments which would cause adverse impacts on the water quality
and water resources of WGGs are not encouraged.

The draft OZP has been formulated based on a detailed planning report
and consultation with relevant government bureaux and departments.
The preparation of the draft OZP is in accordance with the provisions of
the Ordinance. IsDC and TORC have been duly consulted on the draft
OZP. Meetings with green groups and local religious community have
also been held in the course of preparation of the OZP. All the
comments received are submitted to the Board for consideration prior to
the gazettal of the draft OZP. During the exhibition period of the draft
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OZP, any person can make representation to the Board under section 6 of
the Ordinance. Representations together with comments on the
representations received will be heard by the Board. The
representations and comments together with the draft OZP will be
submitted to the Chief Executive in Council for a decision.

Request for zoning all the private agricultural land to “AGR”’ zone

(f)

The “AGR” zone is intended primarily to retain and safeguard good
quality agricultural land/farm for agricultural purposes. It is also
intended to retain fallow arable land with good potential for rehabilitation
for cultivation and other agricultural purposes. Fallow arable land with
good potential for rehabilitation for cultivation and agricultural land with
active/occasional cultivations are mainly found in area near the religious
clusters and villages. They are worthy of preservation from agricultural
point of view and are zoned “AGR” on the draft OZP (Plan 6). For
other agricultural land, it has been abandoned for a long time and is now
covered by natural vegetation. These areas are therefore zoned “GB”
(Annex | and Plans 3 and 7) to reflect the existing natural state of the
area. Notwithstanding, agricultural use is always permitted in “GB”
zone, agricultural activities could still be carried out in this zone (Annex
I1). AFCD has no objection to the “AGR” and “GB” zones on the draft
OZP.

Request for provision of Infrastructure

@)

Relevant works departments would keep in view the need for
infrastructure in future subject to resources availability. Flexibility has
been provided in the Notes of the draft OZP for geotechnical works, local
public works and environmental improvement works co-ordinated or
implemented by the Government, which are generally necessary for
provision, maintenance, daily operations and emergency repairs of local
facilities for the benefits of the public and/or environmental improvement
(Annex I1).

Request for stricter control to protect the natural and tranquil environment in

Luk Wu

(h)

On the proposal to rezone area from “GB” to “GB(1)” in Luk Wu area,
the Notes of the “GB” zone follow largely the Master Schedule of Notes
to Statutory Plans (MSN) which include uses which may be considered
by the Board under the planning application system to allow flexibility
for the provision of different facilities that may be compatible with the
surrounding area for public use or/and enjoyment. Each application
would be considered by the Board based on its individual merits taking
account of the prevailing planning circumstances. The potential adverse
impacts on the surrounding area could be assessed through the planning
application system. Significant environmental impacts would therefore
not be expected to generate from the “GB” zone on the surrounding area.
Relevant departments including AFCD have no objection to the “GB”
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zoning on the draft OZP.

On the proposal to rezone area from “GB” to “CA”, according to the
Director of Agriculture, Fisheries and Conservation (DAFC), the Area
mainly consists of woodland (Plan 3), shrubland and grassland of mostly
native species and plantations. The flora and fauna species of
conservation interest that have been recorded are generally associated
with woodland habitat and individuals could be present in different parts
of the planning area. As such, it would be appropriate to place the
vegetated areas under the same type of zoning (e.g. “GB”) since their
habitat qualities are similar in nature. Most of the woodland, natural
streams and areas adjoining the Lantau North and Lantau South Country
Parks are zoned “GB” (Plans 3 and 7) to protect and preserve the natural
environment and habitats. There is a general presumption against
development within the “GB” zone. Any Small House development
shall require planning permission from the Board, and each case shall be
considered on its individual merits, taking into account views of various
departments. Other than minor alteration or replacement of an existing
religious building by a building with the same building bulk and for the
religious use as the existing religious building, all religious uses are
subject to planning permission to make sure that the potential water
quality impact on the streams and the water catchment could be
minimized.

For the request to delete ‘Columbarium’, ‘Crematorium’ and ‘Funeral
Facility’ uses from Column 2 of the Notes of the “G/IC” zone, the
planning intention of the “G/IC” zone is to provide GIC facilities serving
the needs of the local residents and/or a wider district, region or the
territory. The Notes of the “G/IC” zone follows largely the MSN and
the inclusion of the uses is to provide flexibility for the provision of GIC
facilities through the planning application system.

Request for more flexibility for the provision of ancillary facilities for the

existing religious uses

(k)

0]

As the area around Luk Wu and Upper Keung Shan are located within
WGGs (Plan 3), strict control on any new development is required to
protect the water quality of the area as advised by DEP and DWS. Both
do not support new development within WGGs. DWS advises that for
resource water protection points of view, new development for any use
including village, religious, GIC and residential uses is not acceptable as
it would increase the risk of pollution to WGGs. New development
within WGGs in the Area should therefore be strictly controlled in order
to avoid any possible water pollution so as to safeguard the quality of the
water sources.

To conserve the special religious character and the natural landscape of
the Area as well as to minimize the potential water quality impact on the
streams and the water catchment, the existing religious buildings would
be reflected/tolerated under the “G/IC(1)” subzone within which minor



(m)

(n)

(0)

-12 -

alteration or redevelopment of the religious building by a building with
the same building bulk and for the same use as the existing building
would be permitted (Annex I1).  Unless otherwise specified, all building,
engineering and other operations incidental to and all uses directly related
and ancillary to the permitted uses and developments within the same
zone are always permitted and no separate permission is required.
However, any new development for ‘Religious Institution” use shall be
subject to planning permission by the Board under section 16 of the
Ordinance (Annex I1) to minimize potential water quality impact on the
streams and the water catchment.

The boundaries of the “G/IC(1)” zones in the Area would only reflect the
major existing religious buildings and the existing clusters. The garden
and park areas of these religious buildings which are mostly government
land have been excluded as far as possible to ensure that the potential
water quality impact on the streams and the water catchment could be
minimized. The proposed extension of the “G/IC(1)” zones to cover the
garden and park areas could lead to applications for new religious
institution which might also result in clearance of existing vegetation.
There might be undesirable cumulative visual impact and the present
character of the Luk Wu area would be altered. As existing religious
uses before gazettal of the draft DPA are permitted under the covering
Notes and minor alteration of existing buildings are allowed under
Column 1 of “G/IC(1)” zone, there is no strong justification for the
proposed extension of the “G/IC(1)’ zone.

For outdoor meditation practices which are short-term uses, according to
the covering Notes of the draft OZP, temporary use or development of
any land or building not exceeding a period of two months is always
permitted in the Area provided that no site formation (filling or
excavation) is carried out (Annex I1).

Regarding the proposed amendments to the Notes of the “G/IC(1)” zone,
the planning intention of the “G/IC(1)” zone is primarily for designating
the existing religious uses and only selected GIC facilities are permitted
with or without planning permission from the Board. The “G/IC(1)”
zone covers the existing religious buildings and clusters in the Area.
However, as some of the existing religious buildings/clusters fall within
“VE” of Luk Wu which is a recognized village, “‘House (New Territories
Exempted House only, other than rebuilding of New Territories
Exempted House or replacement of existing domestic building by New
Territories Exempted House, or minor alteration or replacement of an
existing building by a building with the same building bulk and for the
same use as the existing building permitted under the covering Notes)’ is
listed under Column 2 of the Notes of the zone to allow flexibility for
application for Small House development to be considered on individual
merits. Some limited small-scale commercial uses including ‘Eating
Place’ and *Shop and Services (Retail Shop only)’ which may not be
incompatible with the environment and character of the surrounding area
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may be considered through the planning application system to support the
religious activities in the area. Nevertheless, the “G/IC(1)” zone mainly
reflects the existing religious buildings/clusters. Area adjacent to the
“G/IC(1)” zones is mainly zoned “GB” where ‘Agricultural Use’ is
always permitted.

For the suggestion to extend the “G/IC” zone at Keung Shan Road to
allow provision of public facilities, to minimize the possible impacts on
the water quality in the water catchment in the area, the “G/IC” zone
covers the existing GIC facilities serving the Area. A few public
facilities including ‘public convenience’ and ‘visitor centre’ are permitted
or may be permitted with planning permission within the “GB” zone to
allow flexibility for the provision of such facilities.

Request for rezoning two sites to reflect their existing religious uses

(@)

As the concerned sites at Lots No. 377 and 393 are currently used for
religious purpose, it is agreed that the sites should be rezoned from “GB”
and “R(C)” to “G/IC(1)” respectively to reflect the existing religious uses
(Plan 8b).

Suggest to rezone area of high ecological and landscape importance as “CA”

or “GB” zone

()

(s)

As mentioned in paragraph 4.1(i) above, the flora and fauna species of
conservation interest that have been recorded are generally associated
with woodland habitat and individuals could be present in different parts
of the planning area. As such, it would be appropriate to place the
vegetated areas under the same type of zoning (e.g. “GB”) since their
habitat qualities are similar in nature. Most of the woodland, natural
streams and areas adjoining the Lantau North and Lantau South Country
Parks are zoned “GB” (Plans 3 and 6) to protect and preserve the natural
environment and habitats. There is a general presumption against
development within the “GB” zone. DAFC also advises that the major
streams within the Area have already placed under “GB” zoning in the
draft OZP. Any diversion of stream that may have adverse impact on
the natural environment will require planning permission from the Board.

As stated paragraphs 9.2.8 and 9.2.9 of the ES of the draft OZP (Annex
I11), 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 should
consult and collate comments from DAFC and relevant authorities and
incorporate relevant comments/advice as conditions of approval wherever
possible. For New Territories Exempted House/Small House
redevelopment, the design and construction of sewerage proposal
facilities need to comply with relevant standards and regulations, such as
EPD’s Guidelines (i.e. Practice Notes for the Professional Person)
ProPECC No. 5/93.
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Suggest to impose planning control on the demolition of or alteration on historic
buildings in Luk Wu and Keung Shan area

(t) The 11 graded historic buildings in the Area are neither declared
monument nor covered by any proposed or intended preservation
proposal. The Antiquities and Monument Office (AMO) of the Leisure
and Cultural Services Department (LCSD) has no objection to the current
“G/IC(1)” zoning of these buildings on the draft OZP.

(u) Paragraph 12.3 of the ES of the draft OZP (Annex I11) requires that prior
consultation with AMO of LCSD should be made if any development,
redevelopment or rezoning proposals might affect the graded historic
buildings/structures, new items pending grading assessment and their
immediate environs.

4.2 In summary, except about 0.20 ha of land to be rezoned from “AGR” and “GB”

to “V” at Lower Keung Shan and about 0.09 ha of land to be rezoned from

“GB” and “R(C)” to “G/IC(1)” zone respectively at Luk Wu, no zoning

amendments have been provided and the land use zonings on the draft OZP (No.

S/I-LWKS/C) are considered appropriate.

4.3  Atable comparing the land use budget of the Area covered by the draft Luk Wu
and Keung Shan OZP No. S/I-LWKS/C and the previously draft Luk Wu and
Keung Shan OZP No. S/ I-LWKS/B is shown below:
Draft Luk Wu and Keung Draft Luk Wu and Keung
Zoning Shan OzP Shan Increase / Decrease
No. S/I-LWKS/B OZP No. S/I-LWK S/C (ha/ %)
(ha/ %) (ha/ %)
R(C) 0.10 0.06% 0.02 0.01% -0.08 -80%
V 0.85 0.51% 1.05" 0.63% +0.2 +23.53%
G/IC 2.19 1.31% 2.19 1.31% | Nochange | No change
G/1C(1) 5.19 3.11% 5.28 3.16% +0.09 +1.73%
AGR 12.72 7.62% 12.56 7.52% -0.16 -1.26%
GB 143.01 85.67% 142.97 85.65% -0.04 -0.03%
CP 0.38 0.23% 0.38 0.23% | Nochange | No change
Total Planning | 166.93 (including | 100.00 166.93 (including 100.00 | Nochange | No change
Area 2.49 ha of major 2.48 ha of major (-0.01 ha) (- 0.01%)
road etc.) road etc.”)

* About 0.2 ha of land to be rezoned from “GB” and “AGR” to “V” to further refine the boundary of the “VV”” zone at
Lower Keung Shan taking into account the geographical features and the 10-year forecast of Small House demand
advised by DLO/Is, LandsD.

+Minor boundaries adjustment

4.4

The proposed amendments have been incorporated into the draft Luk Wu and
Keung Shan OZP No. S/I-LWKS/C (Annex 1).  The corresponding
amendments to the Notes and ES are also highlighted (bold and italics for
addition and eress—out for deletion) at Annexes Il and 111 for Members’ easy
recognition.
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Consultation

The IsDC and TORC will be consulted after the Board’s agreement to the publication of
the draft Luk Wu and Keung Shan OZP under section 5 of the Ordinance during the
exhibition period of the OZP.

Decision Sought

Members are invited to:

@ note the comments from and responses to IsSDC, TORC and others on the draft
Luk Wu and Keung Shan OZP No. S/I-LWKS/B,;
(b) agree that the draft Luk Wu and Keung Shan OZP No. S/I-LWKS/C (to be
renumbered as S/I-LWKS/1 upon gazetting) and its Notes (Annexes | and I1)
are suitable for exhibition for public inspection under section 5 of the
Ordinance;
(©) adopt the Explanatory Statement (Annex I11) as an expression of the planning
intention and objectives of the Board for various land use zonings of the draft
Luk Wu and Keung Shan OZP No. S/LWKS/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 Proposed land uses- Luk Wu and Keung Shan
Plan 2 Aerial photo — Luk Wu and Keung Shan
Plan 3 Village Environs and Existing Physical Features of Luk Wu and
Keung Shan

Plan 4 Revised “Village Type Development” Zone

Plan 5 Land Ownership within Village Environs and “Village Type
Development” Zone

Plan 6 Location of “Agriculture” Zones

Plan 7 Site Photos of “Green Belt” Zones

Plans 8a and 8b Proposed Amendments to the Draft Luk Wu and Keung Shan

Outline Zoning Plan No. S/I-LWKS/B

Annex | Draft Luk Wu and Keung Shan Outline Zoning Plan No.
S/I-LWKS/C

Annex 11 Notes of the Draft Luk Wu and Keung Shan Outline Zoning Plan No.
S/I-LWKS/C

Annex 111 Explanatory Statement of the Draft Luk Wu and Keung Shan
Outline Zoning Plan No. S/I-LWKS/C

Annex IV Extract of Minutes of the Town Planning Board Meeting held on
16.5.2014

Annex V TPB Paper No. 9593
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Annex VI Land Use Proposal by Luk Wu Dharma Management Culture
Foundation Ltd.

Annex VII Letter from the Conservancy Association

Annex VIII Email from Kadoorie Farm and Botanic Garden Corporation

Annex IX Letter from World Wide Fund for Nature Hong Kong

PLANNING DEPARTMENT
AUGUST 2014
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Annex |1

DRAFT LUK WU AND KEUNG SHAN
OUTLINE ZONING PLAN NO. S/I-LWKS/BC

(Being a Draft Plan for the Purposes of the Town Planning Ordinance)
NOTES
(N.B. These form part of the Plan)

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

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

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

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

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

Except as otherwise specified by the Town Planning Board, when a use or material
change of use is effected or a development or redevelopment is undertaken, as always
permitted in terms of the Plan or in accordance with a permission granted by the Town
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Planning Board, all permissions granted by the Town Planning Board in respect of the
site of the use or material change of use or development or redevelopment shall lapse.

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

The following uses or developments are always permitted on land falling within the
boundaries of the Plan except where the uses or developments are specified in Column
2 of the Notes of individual zones:

(a) maintenance, repair or demolition of a building;

(b) minor alteration or replacement of an existing building i.e. a 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 building with the same building
bulk and for the same use as the existing building;

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

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

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

(F) rebuilding of New Territories Exempted House;

(9) 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

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

road and on-street vehicle park.

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

(b) Except as otherwise provided in paragraph (10)(a), temporary use or
development of any land or building not exceeding a period of three years
requires permission from the Town Planning Board. Notwithstanding that the use
or development is not provided for in terms of the Plan, the Town Planning Board
may grant permission, with or without conditions, for a maximum period of three
years, or refuse to grant permission.

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

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

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

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

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

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

to the Town Planning Board

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

Religious Institution
Residential Institution

Planning Intention

This zone is intended primarily for low-rise, low-density residential developments.

Remarks

@ No new development, or addition, alteration and/or modification to or redevelopment of an
existing building shall result in a total development and/or redevelopment in excess of a
maximum plot ratio of 0.4, a maximum site coverage of 25%, and a maximum building height
of 2 storeys (7.62m), or the plot ratio, site coverage and height of the building which was in
existence on the date of the first publication in the Gazette of the notice of the draft
development permission area plan, whichever is the greater.

(b) In determining the maximum plot ratio and 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 the use and benefit of all the owners or occupiers of the domestic building or
domestic part of the building, provided that 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 2
Column 1 Uses that may be permitted with or
Uses always permitted without conditions on application

to the Town Planning Board

Agricultural Use Eating Place
Government Use (Police Reporting Centre, Post  Government Refuse Collection Point
Office only) Government Use (not elsewhere specified) #
House (New Territories Exempted House only)  House (not elsewhere specified)
On-Farm Domestic Structure Public Convenience
Religious Institution (Ancestral Public Utility Installation #
Hall only) Religious Institution (not elsewhere
Rural Committee/Village Office specified) #

Residential Institution #

Shop and Services

Social Welfare Facility #

Utility Installation for Private Project

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

Eating Place
Library

School

Shop and Services

Planning Intention

The planning intention of this zone is to designate both existing recognised villages and areas of land
considered suitable for village expansion. 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 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 and community uses may be permitted on
application to the Town Planning Board.

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

Remarks

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

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

Column 1
Uses always permitted

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

Animal Quarantine Centre

(in Government building only)
Broadcasting, Television and/or Film Studio
Eating Place (Canteen,

Cooked Food Centre only)

Educational Institution
Field Study/Education/Visitor Centre
Government Refuse Collection Point
Government Use (not elsewhere specified)
Institutional Use (not elsewhere specified)
Library
Market
Place of Recreation, Sports or Culture
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park

(excluding container vehicle)
Religious Institution
Research, Design and Development Centre
Rural Committee/Village Office
School
Service Reservoir
Social Welfare Facility
Training Centre

Animal Boarding Establishment

Animal Quarantine Centre
(not elsewhere specified)

Columbarium

Crematorium

Eating Place (not elsewhere specified)

Funeral Facility

Holiday Camp

Office

Petrol Filling Station

Place of Entertainment

Private Club

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

Residential Institution

Recyclable Collection Centre

Sewage Treatment/Screening Plant

Shop and Services

Utility Installation for Private Project

Zoo

Planning Intention

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

establishments.

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

Remarks

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 the
maximum building heights, in terms of number of storey(s), 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.

Based on the individual merits of a development or redevelopment proposal, minor relaxation
of the building height restriction stated in paragraph (a) above may be considered by the Town
Planning Board on application under section 16 of the Town Planning Ordinance.
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GOVERNMENT, INSTITUTION OR COMMUNITY (1)

Column 1
Uses always permitted

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

Government Refuse Collection Point
Government Use (not elsewhere specified)
Public Convenience

Religious

Institution (minor alteration or
replacement of an existing religious
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 building with the same building bulk
and for the religious use as the
existing religious building)

Eating Place
House (New Territories Exempted House only,

other than rebuilding of New
Territories Exempted House or
replacement of

existing domestic building by New
Territories Exempted House, or minor
alteration or replacement of an existing
building by a building with the same
building bulk and for the same use as
the existing building permitted under
the covering Notes)

Public Utility Installation

Religious Institution (not elsewhere specified)
Residential Institution

Shop and Services (Retail Shop only)

Social Welfare Facility

Utility Installation for Private Project

Planning Intention

This sub-zone is intended primarily for designating the existing religious uses.
Government, institution or community facilities are permitted in this sub-zone.

Only selected

Remarks

@ No new development, or addition, alteration and/or modification to or redevelopment of an
existing building shall result in a total development and/or redevelopment in excess of the
maximum building heights, in terms of number of storey(s), 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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AGRICULTURE

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 only)
On-Farm Domestic Structure

Public Convenience

Religious Institution (Ancestral Hall only)

Rural Committee/Village Office

Animal Boarding Establishment

Barbecue Spot

Burial Ground

Field Study/Education/Visitor Centre

Government Refuse Collection Point

Government Use (not elsewhere specified)

House (New Territories Exempted House only,
other than rebuilding of New Territories
Exempted House or replacement of
existing domestic building by New
Territories Exempted House, or minor
alteration or replacement of an existing
building by a building with the same
building bulk and for the same use as the
existing building permitted under the
covering Notes)

Picnic Area

Place of Recreation, Sports or Culture
(Horse Riding School, Hobby Farm,
Fishing Ground only)

Public Utility Installation

Religious Institution (other than minor alteration
or replacement of an existing building by
a building with the same building bulk and
for the same use as the existing building
permitted under the covering Notes)

School

Utility Installation for Private Project

Planning Intention

This zone is intended primarily to retain and safeguard good quality agricultural land/farm for

agricultural purposes.

It is also intended to retain fallow arable land with good potential for

rehabilitation for cultivation and other agricultural purposes.

(Please see next page)
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AGRICULTURE (Cont’d)

Remarks

Any diversion of streams or filling of land, including that to effect a change of use to any of those
specified in Columns 1 and 2 above or the uses or developments always permitted under the covering
Notes (except public works co-ordinated or implemented by Government, and maintenance, repair or
rebuilding works), shall not be undertaken or continued on or after the date of the first publication in
the Gazette of the notice of the draft development permission area plan without the permission from
the Town Planning Board under section 16 of the Town Planning Ordinance. This restriction does not
apply to filling of land specifically required under prior written instructions of Government
department(s) or for the purposes specified below:

(i) laying of soil not exceeding 1.2m in thickness for cultivation; or

(i)  construction of any agricultural structure with prior written approval issued by the Lands
Department.
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GREEN BELT
Column 2
Column 1 Uses that may be permitted with or
Uses always permitted without conditions on application
to the Town Planning Board
Agricultural Use Barbecue Spot
Government Use (Police Reporting Burial Ground
Centre only) Field Study/Education/Visitor Centre
Nature Reserve Government Refuse Collection Point
Nature Trail Government Use (not elsewhere specified)
On-Farm Domestic Structure Holiday Camp
Public Convenience House (New Territories Exempted House only,
Wild Animals Protection Area other than rebuilding of New Territories

Exempted House or replacement of
existing domestic building by New
Territories Exempted House, or minor
alteration or replacement of an existing
building by a building with the same
building bulk and for the same use as the
existing building permitted under the
covering Notes)
Picnic Area
Place of Recreation, Sports or Culture
Public Utility Installation
Radar, Telecommunications Electronic
Microwave Repeater, Television
and/or Radio Transmitter Installation
Religious Institution (other than minor alteration
or replacement of an existing building
by a building with the same building
bulk and for the same use as the
existing building permitted under the
covering Notes)
Residential Institution
Rural Committee/Village Office
School
Service Reservoir
Social Welfare Facility
Tent Camping Ground
Utility Installation for Private Project

(Please see next page)
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GREEN BELT (Cont’d)

Planning Intention

This zone is primarily intended for defining the limits of development areas by natural features and to
preserve the existing natural landscape as well as to provide passive recreational outlets. There is a
general presumption against development within this zone.

Remarks

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

Country Park means a country park or special area as designated under the Country Parks Ordinance
(Cap. 208). All uses and developments require consent from the Country and Marine Parks Authority
and approval from the Town Planning Board is not required.
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DRAFT LUK WU AND KEUNG SHAN
OUTLINE ZONING PLAN NO. SI-LWKSBC

(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 Luk Wu
and Keung Shan Outline Zoning Plan (OZP) No. S/I-LWKS/BC. It reflects the
planning intention and objectives of the Town Planning Board (the Board) for various
land-use zonings of the plan.

2. AUTHORITY FORTHE PLAN AND PROCEDURE

2.1  On 8 August 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 a draft plan designating
the Luk Wu and Keung Shan area as a development permission area (DPA).

2.2  On 2 September 2011, the draft Luk Wu and Keung Shan DPA Plan No.
DPA/I-LWKS/1 was exhibited for public inspection under section 5 of the
Ordinance. During the plan exhibition period, 451 representations were
received. When the representations were published, 3 comments were received.
After giving consideration to the representations and comments on 9 March
2012, the Board decided not to uphold the representations and not to propose
any amendment to the draft DPA Plan.

2.3  On 5 June 2012, the Chief Executive in Council (CE in C), under section 9(1)(a)
of the Ordinance, approved the draft Luk Wu and Keung Shan DPA Plan, which
was subsequently renumbered as DPA/I-LWKS/2. On 15 June 2012, the
approved Luk Wu and Keung Shan DPA Plan No. DPA/I-LWKS/2 was exhibited
for public inspection under section 9(5) of the Ordinance.

2.4 On 14 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 Luk Wu and Keung Shan area.

2.5  On XX August 2014, the draft Luk Wu and Keung Shan OZP No. XXXXX was
exhibited for public inspection under section 5 of the Ordinance.

3. OBJECT OFTHE PLAN

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

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

NOTESOFTHE PLAN

4.1

4.2

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

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

THE PLANNING SCHEME AREA

5.1

5.2

The Area, covering a total area of about 167 ha, is located on Lantau Island to
the east of Tai O and to the southwest of Ngong Ping, and accessible by vehicles
via Sham Wat Road, Tai O Road and Keung Shan Road. It is completely
encircled by the Lantau North Country Park in the north and west and Lantau
South Country Park in the south and east.

The Area mainly consists of woodland, shrubland and grassland of mostly
native species and plantations. Denser vegetation can be found in the valleys
and south-facing slopes. A number of natural streams and water bodies,
including Keung Shan Catchwater, can be found in the Area. According to the
Director of Agriculture, Fisheries and Conservation (DAFC), floral species in
the Area are mostly common and widespread with scattered protected species
(e.g. Aquilaria sinensis (/,//Z) and Pavetta hongkongensis (Z &A1),
and uncommon species that are characteristic of the Lantau flora (e.g. Gmelina
chinensis (Z /7% and Fraxinus griffithii (5Z4&/#)). The aquatic habitats in
the Area support a high diversity of amphibian species, including the Romer’s
Tree Frog (EX/MefiF). Bats recorded in the water tunnels in the vicinity
also utilize the woodland, grassland and water bodies associated with the tunnel
openings as foraging grounds. Though the flora in the Area are mostly
common and widespread species, the wooded areas form continuous stretches of
well-established vegetation with those located at the adjacent Lantau North and
Lautau South County Parks and are ecologically-linked to the natural habitats
therein. The Area has a high landscape value which complements the overall
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natural setting and the landscape beauty of the surrounding Lantau North and
Lantau South Country Parks.

5.3  The Area is characterised by a rural, religious and tranquil ambience. There
are some platforms in the Area where agricultural activities once flourished.
Except occasional/active cultivation, most of the farmland is now abandoned.
There are three recognized villages in the Area, namely Luk Wu, Upper Keung
Shan and Lower Keung Shan. Village houses of mainly one to two storeys are
scattered over the Area. In the Upper and Lower Keung Shan, there are several
village houses. Only a few of them are occupied while some are ruined and
dilapidated.

54  The religious communities practising Buddhism give the Area a special
religious character. The numerous temples/monasteries/nunneries fill up the
Area with a spiritual and tranquil atmosphere. There are two main religious
clusters in the areas of Luk Wu (near Yin Hing Monastery) and Lower Keung
Shan (near Ling Yan Monastery) respectively. The relatively larger and
well-known temples are Ling Yan Monastery, Yin Hing Monastery and Kwun
Yam Temple. The Area is an important and holy place for monks, nuns and their
followers for worshipping, retreating, practising and accommodations of the
religious communities. Most of the religious buildings were built in the early
half of the last century. Eleven of them are graded historic buildings which are
worthy of preservation.

5,5  Sham Wat Road, Tai O Road and Keung Shan Road connecting to South Lantau
Road and Tung Chung Road are the main accesses to the Area. These roads
are subject to the Closed Road Permit system and only franchised bus services,
Lantau taxis and vehicles with permit can have access to the Area.

5.6 A catchwater (Keung Shan Catchwater) is located between Upper Keung Shan
and Lower Keung Shan. Generally, the area to the east of this catchwater falls
within the water gathering grounds (WGGs). Any development within WGGs
would have to be subject to careful control to avoid pollution or erosion of
WGGs. A part of Keung Shan Catchwater and its service road to the north of
Ngau Kwo Tin fall within Lantau South Country Park. Part of the Lantau Forest
Track (Keung Shan Section) overlaps with the service road. Keung Shan
Catchwater and its service road are also part of the Keung Shan Country Trail
which is a popular hiking trail for public enjoyment.

6. POPULATION

According to the 2011 Census, the total population of the Area is 100 persons. It is
expected that the planned population of the Area would be about 256310.
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7. OPPORTUNITIESAND CONSTRAINTS

7.1 Opportunities

7.1.1 Conservation Potential

7.1.2

Luk Wu and Keung Shan area has high scenic, landscape and ecological
value which complements the natural landscape and ecologically links
up with the natural habitats of the surrounding Lantau North and Lantau
South Country Parks. Based on the habitat map, the vegetated areas
within the planning area are mainly woodlands, and natural streams are
present. The natural landscape, continuous stretch of well-established
vegetation and the aquatic habitats which support some fauna and flora
species of conservation importance are worthy of protection, and the
scale of development in the Area should be compatible with the natural
environment and rural setting.

The religious culture has been developed in the Area for a long time.
Monks, nuns and their followers have been inhabiting in the Area for
different religious purposes. The historic buildings, eleven of which
are graded, highlight the history of the local religious culture. Though
the religious communities are scattered in the Area, the general historical
culture, especially the Buddhist character, is worth protecting. If any
proposed development will expand to the heavily wooded area
connected to Country Parks and immediate environs of graded historic
buildings and religious clusters, prior consultation with relevant
government departments should be undertaken in order to protect the
natural environment of the Area and the tranquil ambience and character
of the local culture.

Potential for a Religious Node

The Area, with its scenic natural environment, is famous to hikers,
visitors as well as religious communities participating in religious
activities. Several hiking trails connecting different spots on Lantau
Island including Tai O and Ngong Ping are popular for public enjoyment.
Fhe—three—larger-scale—monasteries—and—templesThere are three
monasteries and temples that are relatively larger in scale, namely
Ling Yan Monastery, Yin Hing Monastery and Kwun Yam Temple.
Several historic buildings are scattered in the Area. With the natural
and tranquil environment, the Area may have potential for worshipping,
retreating, meditation and accommodations of the religious communities.
Ancillary accommodations for retreating purpose are organized by some
operators of the temples. The existing rural setting, unique religious
clusters and tranquil atmosphere provide opportunity to develop the
Area as a religious spot mainly for meditation and practicing to promote
the religious character and culture. However, large-scale religious
development is not compatible with the existing landscape character
and the provision of utilities and infrastructure is insufficient for any
large-scale religious development.
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7.2 Constraints

7.2.1

7.2.2

7.2.3

Ecological Significance

The Area is well vegetated and ecologically-linked with the adjacent
Lantau North and Lantau South Country Parks. There are records of
fauna and flora species of conservation importance as described in
paragraph 5.2 above. According to DAFC, the fauna and flora species of
conservation interest that have been recorded are generally associated
with woodland habitat and individuals could be present in different parts
of the planning area. Any proposed developments that may have adverse
impact on the important species and habitats should be carefully
considered.

Landscape Character

The Area is identified as Landscape Protection Area under the Revised
Concept Plan for Lantau promulgated in 2007. It comprises the
naturalness and landscape beauty of the surrounding Lantau North and
Lantau South Country Parks. According to the “Landscape Value
Mapping of Hong Kong” promulgated in 2005, the natural setting of a
densely vegetated valley surrounded by mountain ranges with some
religious development clusters on slopes in Luk Wu and Keung Shan
area creates a tranquil landscape character and high landscape value to
the Area. Developments in the Area may create impacts on the existing
landscape character. In order to ensure minimal deterioration of the
present high natural, religious and scenic landscape value, new
developments should take into account the natural landscape and rural
setting and tranquil character of the Area. Moreover, large-scale
development and/or development with bulky structures should be
avoided.

Cultural Heritage

The Area has been inhabited by the religious communities for a long
period and Buddhists believe the Area is suitable for worshipping,
retreating, meditation and accommodations. Many temples, monasteries
and nunneries have been established in the Area since the early half of
the last century. Large-scale development should be avoided in order to
protect the rural setting and tranquil atmosphere of the Area and preserve
the local character of the religious communities.

The Area contains eleven graded historic buildings which are worthy of
preservation. The Antiquities and Monuments Office (AMO) of the
Leisure and Cultural Services Department (LCSD) and Commissioner
for Heritage’s Office of the Development Bureau should be consulted on
any development or redevelopment proposals which might affect the
historic buildings or structures and their immediate environs.
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7.2.4 Water Gathering Grounds and Streamcourses

7.2.5

A substantial part of the Area covering mainly the area to the east of
Keung Shan Catchwater falls within the Upper Direct, Upper Indirect,
Lower Direct and Lower Indirect WGGs. There is no existing or
planned public sewer available in the Area. New development within
the Area should be strictly controlled in order to avoid any possible
water pollution so as to safeguard the quality of the water sources of the
Area. The Director of Water Supplies (DWS) advises that for resource
water protection points of view, new development is not acceptable as it
would increase the risk of pollution to WGGs. According to the
Director of Environmental Protection (DEP), for any village type
development within the “Village Type Development” (*V”) zone, it
should be demonstrated that the water quality within WGGs will not be
affected by the proposals. In general, the use of septic tank and
soakaway system for sewage treatment and disposal is not acceptable for
new developments located within WGGs. There should be
demonstrably effective means (such as proper sewage treatment plant) to
ensure that the effluent water quality is acceptable to concerned
government departments such as Environmental Protection Department
(EPD) and Water Supplies Department (WSD). For New Territories
Exempted House/ Small House redevelopment, the design and
construction of sewage proposal facilities need to comply with relevant
standards and regulations, such as the EPD’s Practice Note for
Professional Persons (ProPECC PN) 5/93, for protection of the water
quality of the Area. There are also two 120m wide no blasting limit for
WSD’s tunnel traversing the eastern and southeastern edge of the Area.
In general, no excavation, drilling or filling shall be carried out within 60
metres on plan from the centre line of any waterworks tunnel unless the
proposed works will not adversely affect the integrity of the tunnel.

Some natural streams run through the Area. The main stream with rocky
stream bed in the Area connects the water catchment area of Lantau
North and Lantau South Country Parks to Tai O. The natural streams
and their tributaries within the Area, particularly those connected to
Keung Shan Catchwater and the main stream, should be protected.
Developments and any activities near Keung Shan Catchwater and
streams would have to be subject to careful control to avoid pollution of
Keung Shan Catchwater and natural streams. According to DEP, to
ensure that the construction of the septic tank and soakaway systems for
the village houses complies with the requirement in ProPECC PN 5/93,
the boundaries of the “V” zones should be at least 15m away from the
existing watercourses outside WGGs (or 30m away from the existing
watercourses within WGGs for those existing developments).

Burial Grounds

The three permitted burial grounds located in Lower Keung Shan and
Luk Wu are proposed to be retained and should be protected from
development.
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7.2.6 Water Supply

Fresh water supply is available to the three recognized villages and the
religious clusters. The existing fresh water supply system is a village
supply system with limited capacity. For provision of water supply to
relatively high level or remote sites within the Area, new sump and
pump systems are needed. Currently there is no plan to expand the
water supply network within the Area. The limited capacity of the
water supply infrastructure may pose a constraint to further increase in
population or development in the Area.

7.2.7 Sewerage

7.2.8

7.2.9

There is no existing or planned drainage or sewerage provision within
the Area. Any increase in population, number of visitors to the Area or
further developments would require additional facilities. For any
development or redevelopment, the design and construction of the
on-site septic tank/soakaway pit systems need to comply with relevant
standards and regulations, such as EPD’s ProPECC 5/93, for the
protection of the water quality and the natural streams flowing through
the Area.

Geotechnical Constraint

The Area comprises natural hillsides with history of instability, and is
subject to potential landslide hazards. For any future developments in
the Area including the designated village zones, natural terrain hazard
study would be required to assess the potential hazards and constraints
arising from natural terrain and man-made features, and suitable
upgrading works and mitigation measures should be provided if found
necessary.

Accessibility

Development of South Lantau, including the Area, is severely
constrained by the limited capacity of the road network, and the Closed
Road Permit System which restricts the numbers of vehicles entering the
Area. Public transport including franchised buses, Lautau taxis and
vehicles with Closed Road Permit is the major option for most visitors to
access the Area. Some parts of the Area are only accessible by
footpaths and walking trails including Lantau Trail in the east of the Area
near Sham Wat Road and Keung Shan Country Trail and Lantau Forest
Trail in the southwest of the Area near Ngau Kwo Tin.  All trails within
the Area shall always be maintained free to public access, and shall be
protected from development in the future.
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GENERAL PLANNING INTENTION

8.1

8.2

The general planning intention for the Area is to protect the natural landscape
and the special religious and tranquil character which complements the overall
naturalness and the landscape beauty of the surrounding Lantau South and
Lantau North Country Parks and to make provision for future Small House
development for the indigenous villagers of the Area. Developments which
would cause adverse impacts on the water quality and water resources of the
water gathering ground are not encouraged.

In the designation of various zones in the Area, consideration has been given to
protect the natural habitats in the Area such as the wooded areas which form a
continuous stretch of well-established vegetation with those located in the
adjoining Lantau North and Lantau South Country Parks and some natural
streams connecting with Lantau North and Lantau South Country Parks and Tai
O. Fallow and occasional/active agricultural land is retained in view of the
good potential for agricultural use.

LAND-USE ZONINGS

9.1

9.2

“Residential (Group C)” (“R(C)™): Total Area 0.0240 ha

9.1.1 This zone is intended primarily for low-rise, low-density residential
developments. To conserve the existing character and intensity of the
residential development so as to blend in well with the surrounding
natural environment and not to adversely affect the limited infrastructure
in the Area, development in this zone is subject to a maximum plot ratio
of 0.4, site coverage of 25% and building height not exceeding 2 storeys
(7.62m), or the plot ratio, site coverage and height of the building which
was in existence on the date of the first publication of the DPA Plan,
whichever is the greater.

9.1.2 An existing villa development, namely ‘Glen Eagle’ and—a—residential
development to the south of Luk Wu area and two residential
developments to the north of Ngau Kwo Tin area at the southwestern part
of the Area are under this zoning.

9.1.3 Minor relaxation of plot ratio, site coverage and building height
restrictions may be considered by the Board through the planning
permission system. Each proposal will be considered on its individual
planning merits.

“Village Type Development” (“\VV”): Total Area 1.050-85 ha

9.2.1 The planning intention of this zone is to designate both existing
recognized villages and areas of land considered suitable for village
expansion. 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
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9.23

9.24

9.25

9.2.6

9.2.7
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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 and community uses
may be permitted on application to the Board.

Luk Wu, Upper Keung Shan and Lower Keung Shan are the recognized
villages in the Area. The boundaries of the “V” zones are drawn up
around existing clusters having regard to the “village environs’ (*VE’),
the local topography, WGGs, the existing settlement pattern, site
characteristics, 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, burial
grounds and streamcourses have been avoided where possible.
However, since Luk Wu is now occupied by temples, monasteries,
nunneries and accommodations for the monks, nuns and their followers
which form a religious cluster. There is no existing village cluster in the
area. No “V” zone is designated for the area.

Upper Keung Shan and Lower Keung Shan are the two recognized
villages in the Area with Small House demand. Nevertheless, Upper
Keung Shan falls within WGGs with strict control on development. DEP
and DWS do not support new village type development in this area. In
this connection, the “V” zone boundary of Upper Keung Shan covers
only the existing village houses. The Small House demand of the
Upper Keung Shan will be catered for in the *“V”” zone for Lower Keung
Shan.

Besides, an area located outside ‘VE’ of Lower Keung Shan around
Hang Pui for Small House development has been approved by the
District Lands Officer/Islands, Lands Department (DLO/Is, LandsD).
This area is included in this zone to reflect the committed/existing
developments.

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
storeys (8.23m) 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 DPA
plan, whichever is the greater.

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

As diversion of streams may cause adverse drainage impacts on the
adjacent areas and adverse impacts on the WGGs and the natural
environment, permission from the Board is required for such activities.
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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. Accordingly, LandsD, 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 (AFCD)
and the Planning Department to ensure that all relevant departments
would have adequate opportunity to review and comment on the
applications.

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 septic
tank/soakaway pit system. For New Territories Exempted House/ Small
House redevelopment, the design and construction of sewage proposal
facilities need to comply with relevant standards and regulations, such as
the EPD’s ProPECC PN 5/93, for protection of the water quality of the
Area.

9.3 “Government, Institution or Community (“G/IC”)”: Total Area 7.4738 ha

93.1

9.3.2

9.3.3

Except the area designated as “G/IC(1)”, the “G/IC” zone is intended
primarily for the provision of Government, institution or community
(GIC) 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. Development within this zone should
be compatible in scale and form with the surrounding natural and rural
environment. To preserve the existing amenity and character, on land
under this zoning, no development or redevelopment should exceed the
building height restrictions 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 DPA Plan, whichever is the greater.
The design of the proposed development within the “ G/IC” zone should
be compatible with the surrounding landscape context.

This zone covers the GIC facilities and public utility, like electricity
substation, water pump house, fresh water tank, fresh / raw water break
pressure tanks, refuse collection point and public toilets, serving mainly
the community in Luk Wu and Keung Shan. The AFCD’s Keung Shan
Country Park Management Centre is also under the “G/IC” zone.

Minor relaxation of building height restriction may be considered by the
Board through the planning permission system. Each proposal will be
considered on its individual planning merits.
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“Government, Institution or Community (1)” (“G/IC(1)”):
Total Area 5.2819 ha

The planning intention of the “G/IC(1)” sub-zone is primarily for
designating the existing religious uses. Only selected GIC facilities are
permitted in this sub-zone. There are a number of monasteries/temples
and religious uses scattering at the north of Luk Wu, southwest of Lower
Keung Shan and south and east of Upper Keung Shan area. Most of
these religious institutions have been established in the area for decades.
They have also formed religious clusters in the Area. To better reflect
their existing uses, these sites are designated as a “G/IC(1)” sub-zone
with only limited permitted uses. Developments within this sub-zone
are subject to building height restrictions 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 DPA Plan, whichever
is the greater.

The sites of existing religious developments in the Area fall within this
zoning. The religious uses were established in the early half of the last
century and have formed religious communities and clusters in the Area.
The “G/IC(1)” zoning is to reflect the existing religious uses of these
clusters. As advised by DEP, the area around Luk Wu and Upper
Keung Shan are located within WGGs, any use or development within
the WGGs should take into consideration of the protection of water
quality. DWS advises that for resource water protection points of view,
new development is not acceptable as it would increase the risk of
pollution to WGGs. In this connection, strict control on any new
development has been imposed in this sub-zone to protect the water
quality of the area. The existing religious buildings which have been
existing in the area for a long time would be reflected/tolerated under
this sub-zone and minor alteration or redevelopment of the religious
building by a building with the same building bulk and for the same use
as the existing building is always permitted. However, any new
development for ‘Religious Institution’ use shall be considered by the
Board on application under section 16 of the Ordinance to minimize the
potential water quality impact on the streams and the water catchment.

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

“Agriculture” (“AGR”) : Total Area 12.5672ha

94.1

9.4.2

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

Fallow arable land with good potential for rehabilitation for cultivation
and agricultural land with occasional/active cultivation are mainly found
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in area near the religious uses and village houses within and in the
vicinity of the “VE’. They are worthy of preservation from agricultural
point of view.

9.4.3 As diversion of streams or filling of land may cause adverse drainage
and environmental impacts on the adjacent areas, permission from the
Board is required for such activities. However, filling of land
specifically required under prior written instructions of government
department(s), or for the purposes of genuine agricultural practice
including laying of soil not exceeding 1.2m in thickness for cultivation,
and construction of agricultural structure with prior written approval
from LandsD is exempted from the control.

95 “Green Belt” (“GB”) : Total Area 142.97443.01 ha

9.5.1 The planning intention of this zone is primarily for defining the limits of
development areas by natural features and to preserve the existing
natural landscape as well as to provide passive recreational outlets.
There is a general presumption against development within this zone.

9.5.2 The “GB” zone covers the natural vegetated areas which consist of
streamcourse, dense woodlands on some knolls in Keung Shan and
relatively disturbed young woodlands that have developed from
abandoned agricultural land. Most of the woodland and areas adjoining
the Lantau North and Lantau South Country Parks are within this zone.

9.5.3 There is a general presumption against development within this zone.
Development in this zone will be strictly controlled. Development
proposals will be considered by the Board on individual merits taking
into account the relevant Town Planning Board Guidelines. As
diversion of streams, filling of land or excavation of land may cause
adverse environmental and drainage impacts on the adjacent-areas-and

adverse-impaets-en-the natural environment and the existing fauna and
flora habitats, permission from the Board is required for such activities.

9.6 “Country Park” (“CP™) : Total Area 0.38 ha

This zone is to reflect the extent of the country parks which are designated for
the purposes of nature conservation, countryside recreation and nature education.
The zone covers part of the Lantau South Country Park which was designated
on 20 April 1978, namely a section of the southern portion of the Keung Shan
Catchwater and its service road to the north of Ngau Kwo Tin. All uses and
development require consent from the Country and Marine Parks Authority
while approval from the Board is not required.

10. COMMUNICATIONS

The Area is accessible by vehicles via Tai O Road, Keung Shan Road and Sham Wat
Road.
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UTILITY SERVICES

111

11.2

The Area is supplied with potable water, electricity and telephone services.
There are neither committed/planned sewerage and drainage systems nor gas
supply projects for the Area.

The Area falls within WGGs and there are also two 120m wide no blasting limit
for WSD tunnel traversing the eastern and southeastern edge of the Area. In
general, no excavation, drilling or filling shall be carried out within 60 metres on
plan from the centre line of any waterworks tunnel unless the proposed works
will not adversely affect the integrity of the tunnel.

CULTURAL HERITAGE

121

12.2

12.3

Within the boundary of the Plan, there are eleven historic buildings i.e. (1) Luk
Wu Ching Ser, Main Building (Grade 2), (2) Luk Wu Ching Ser, Shun Yeung
Sin Yuen (Grade 2), (3) Fat Chuen Tsz (Grade 3), (4) Chuk Yuen Ching Ser
(Grade 3), (5) Ng Chit (Grade 3), (6) Chi Chuk Lam, Main Building (Grade 3),
(7) Chi Chuk Lam, Pavilion (Grade 3), (8) Ng Chun (Grade 3), (9) Po Lin Shut,
Main Building (Grade 3) and (10) & (11) Two Annex Blocks of Po Lin Shut
(Grade 3 respectively). All the above graded historic buildings/structures are
worthy of preservation.

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

Prior consultation with AMO of LCSD should be made if any development,
redevelopment or rezoning proposals might affect the above graded historic
buildings/structures, new items pending grading assessment and their
immediate environs.

IMPLEMENTATION

131

13.2

13.3

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

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

Notwithstanding the above, minor improvement works, e.g. access
improvements, utility services installation and public works projects will be
implemented through the Public Works Programme and the Rural Public Works
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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 requirements.

14. PLANNING CONTROL

141

14.2

14.3

14.4

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

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 always
permitted) must be always permitted in terms of the Plan or, if permission is
required, in accordance with a permission granted by the Board. The Board
will consider these applications on their individual merits. Those alteration
and/or modification works which may lead to an environmental improvement or
upgrading to the Area may be considered favourably by the Board.

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

Any development, other than those referred to in paragraph 14.1 above or in
conformity with this Plan or with the permission of the Board, undertaken or
continued on or after 2 September 2011 on land included in a plan of the Luk
Wu and Keung Shan DPA may be subject to enforcement proceedings under the
Ordinance. Any diversion of streams, filling of land 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 also be
subject to enforcement proceedings.

TOWN PLANNING BOARD

XXX 2014
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Sai Kung and Islands District

Agenda Item 20

[Open Meeting]

Préliminary Consideration of the Draft Luk Wu and Keung Shan Outline Zoning Plan
No. S/I'LWKS/B
(TPB Paper No. 9593)

[The meeting was conducted in Cantonese.]

187. - Mr Ivan Mv.K. Chung, District Planning Officer/Sai Kung and Islands,
Planning Department (DPO/SKIs, PlanD), was invited to the meeting at this point.
The Chairman extended a welcome and invited Mr Ivan M.K. Chung to present the
Paper. Members noted the replacement page for the Paper being tabled at the

meeting,

188. . With the aid of a powerpoint presentation, I.it Chung made a presentation

covering the following main points as detailed in the Paper:

Purpose

(a) to seek Members’ agreement to the draft Luk Wu and Keung Shan
Outline Zoning Plan (OZP) No. S/I-LWKS/B that it was suitable for
submission to the Islands District Council (IsDC) and the Tai O

Rural Committee (TORC) for consideration;

Background ,

(b) on 2.9.2011, the draft Luk Wu and Keung Shan Development
Permission Area (DPA) Plan No. DPA/I-LWKS/1 was exhibited for
public inspection under section 5 of the Town Planning Ordinance

(the Ordinance). During the exhibition periods of the DPA Plan

Annex IV
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(d)

(e)
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and the representations, 451 representations and 3 comments on the
representations were received. On 93.2012, after giving
consideration to the representations, the Town Planning Board (the

Board) decided not to uphold them;

on 5.6.2012, the Chief Executive in Council approved the draft Luk

Wu and Keung Shan DPA Plan which was subsequently renumbered
as DPA/I-LWKS/2;

the Luk Wu and Keung Shan DPA Plan was efféctive only for a
period of three years until 2.9.2014. An OZP had to be prepared to
replace the DPA Plan in order to maintain statutory planning control
over the Luk Wu and Keung Shan area (the Area) upon expiry of the
DPA Plan;

on 14.3.2014, under the power delegated by the Chief Executive, the
Secretary for Development directed the Board, under section 3(1)(a)

of the Ordinance, to p;éi)are an OZP to cover the Area;

Strategic Planning Context

()

()

the Area was on Lantau Island to the east of Tai O and to the

southwest of Ngong Ping, and accessible by vehicles via Sham Wat
Road, Tai O Road and Keung Shan Road. The Lantau North and
Lantau South Country Parks embraced the Area;

with reference to the Revised Concept Plan for Lantau promulgated
in 2007, thé Luk Wu and-: Keung Shan area was identified as
Landscape Protection Area and was a valley with dense vegetation
surrounded by high landscape valued hillsides in Lantau North and
Lantau South Coﬁntry Parks. The Area was also recognized as a

religious node in the northwest upland of Lantau Island,;
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given the natural environment with high landscape value and that
most of the area was inaccessible due to the lack of vehicular access,
the planning framework fdr the Area should fundamentally be for
preservation of the natural environment and rural landscapé. No
large-scale development should be introduced in order to minimize
encroachment onto the natural environment. Suitable land would

be reserved for the need for Small House development;

Issues Arising from Consideration of the DPA Plan

(1)

@

€9)

since the gazettal of the draft DPA Plan on 2.9.2011, there had been
no planning application for Small House/New Territories Exempted
House (NTEH) development in the three recognized villages, Luk
Wu, Upper and Lower Keung Shan. There was no outstanding
Small House application and no Small House granted in the last 10

years in the three villages;

as advised by the District Lands Officer/Islands, Lands Department
(DLO/Is, LandsD), Small House demand in the next 10 years was 0,
5 and 17 in Luk Wu Village, Upper Keung Shan Village and Lower
Keung Shan Village respectively;

during the exhibition period of the gazettal of the draft DPA Plan, a
total of 451 representations were received. The major land use

comments raised by the representers were recapitulated below:

(i) there were concerns on commercial columbarium development
or abuse of “Religious Institution” use as commercial
" columbarium in the Area would affect the natural environment

and the tranquil and religious character of the Area;

(ii) the representers objected to giving ‘Existing Use' (‘EU’) status
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to the columbarium use in Yin Hing Monastery and suggested
confining the coverage of ‘EU" for Yin Hing Monastery as
temple, not a temple cum columbarium, and prohibiting
commercial columbarium activities to comply with the general

planning intention for the Area;

(iii) future development should be compatible with the special

(iv)

V)

(vi)

religious and spiritual character of the Area;

‘Religious Institution” use should be removed from *“Village
Type Development™ (*V™) zone to avoid the conversion of

religious institution to columbarium development;

the Area should be zoned “Conservation Area™ (“CA™). The
conservation zonings should adopt an area-based approach and
not just focus on individual buildings but on the use of the area.
‘Reiigious Institution” use should not be included in "CA™

zone;

to conserve the natural environment including the natural
stream courses, the cultural heritage and unique religious
character in Luk Wu and Keung Shan. A 20m to 30m buffer
area from natural streams should be provided to protect the

streams and their natural habitat;

(vii)there were many incompatible uses under “Government,

Institution or Community™ (“G/IC™), “Open Space™ (“O™) and

“Green Belt” (“GB™) zones. Ecologically sensitive area

~ should be incorporated into country parks;

(viii) the Area should be zoned as “Religious Meditation and

Practice Use™ to maintain its long tradition of spiritual

practice; and
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(ix) TORC requested that sufficient land be reserved for Small

House dev'elopment. However, other representers opined that
the “V” zones of 0.41 ha should not be further enlarged.
Some even suggested rezoning the land from “V* to “CA” in
view of the natural environment, special religious character and

tranquil ambience of the Area;

) on 9.3.2012, while the Board decided not to propose any amendment

to the draft DPA Plan to meet the representations, it was agreed that

land use zonings would be worked out during the OZP stage taking

account of the representers” proposals;

The Planning Scheme Area of the draft OZP

(m)  the character and land uses in the Area were highlighted in section 7

of the Paper and summarised below:

(i)

(ii)

(ii{)

the.hx&rea, about 167 ha, was a valley surrounded by mountain
ranges with Sze Shan in the north, Kwun Yam Shan in the
southeast and the upland of Keung Shan in the south, and was
completely encircled by Lantau North Country Park in the
north and west and Lantau South Country Park in the south

and east;

according to the 2011 Census, the total population of the Area
was 100 persons. It was expected that the planned population

of the Area would be about 250;

the Area had a rural and natural setting with religious and
tranquil character which was unique in Hong Kong. The Area
had a high landscape value which complemented the overall
natural setting and the landscape beauty of the surrounding

Lantau North and Lantau South Country Parks;
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three recognized villages, namely, Luk Wu, Upper Keung

Shan and Lower Keung Shan were located in the Area;

major groups of development including temples/monasteries/
nunneries and village houses were located around Luk Wu
and Upper Keung Shan, northwest of Lower Keung Shan, and
near Cheung Ting and Hang Pui;

the Area had been inhabited by the religious communities for
a long period. Many temples, monasteries and nunneries had
been established in the Area since the early half of the last
century, filling up the Area with a spiritual and tranquil

atmosphere; and

(vii) there were some columbaria in the Area, namely Yin Hing

Monastery, Ling Yan Monastery, Lok Sang Lin She and Wai

Shau Yuen;

Land Use Considerations and the Draft OZP

()

based on the land use planning considerations in paragraph 9 of the

Paper, the following land use zonings were proposed on the draft

OZP as highlighted in paragraph 11 of the Paper and summarised

below:

“Residential (Group C)"(*“R(C)") (0.10 ha)

(1)

an existing villa development, namely ‘Glen Eagle’ under
building lot for non-industrial use, a residential development
to the southwest of Luk Wu area under building lot for private
residential use and two residential developments to the north

of Ngau Kwo Tin at the southwestern part of the Area under
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building lots for non-industrial uses were under this zoning;

to conserve the existing character and intensity of the
residential development so as to blend in well with the
surrounding natural environment and not to adversely affect
the limited infrastructure in the Area, development in this
zone was subject to a maximum plot ratio of 0.4, site coverage
of 25% and building height not exceeding 2 storeys (7.62m),
or the plot ratio, site coverage and height of the building
which was in existence on the date of the first publication of

the DPA Plan, whichever was the greater;

“V"(0.85 ha)

(iii)

(iv)

v)

Luk Wu, Upper Keung Shan and Lower Keung Shan were the
recognized villages in the Area. The boundaries of the “V™
zones were drawn up around existing villag_g_clusters having
regard to the village ‘Environs” (‘VE"). the local topography.
water gathering grounds (WGGs), the existing settlement
pattern, site characteristics, the approved applications for
Small House development, the outstanding Small House
applications, as well as the estimated Small Housé demand.
Areas of difficult terrain, dense vegetation, burial grounds,
ecologically sensitive areas and stream courses had been

avoided where possible;

since Luk Wu was now occupied by temples, monasteries,
nunneries and accommodations for the monks, nuns and their
followers which had formed a religious cluster and there was
no existing village cluster in the area, no “V” zone was

designated for the village;

as Upper Keung Shan fell within a WGG, the “V™ zone for
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this village would cover only the existing village cluster.
The Small House demand of this village (5 houses) would be
catered for in the “V” zone for Lower Keung Shan Village
which covered the existing village developments as well as an
expansion area which would be able to accommodate a total
of 22 houses (i.e. 5 houses for the Upper Keung Shan Village
and 17 houses for the Lower Keung Shan Village);

an area located outside ‘VE’ of Lower Keung Shan around
Hang Pui for Small House developments was approved by
DLO/Is, LandsD in 1981. This area was included under the

*“V™ zone to reflect the committed/existing de\'élopments;

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 was the greater, was

imp<sed under this zoning;

“G/AC"  (7.38 ha)

(viii) the “G/IC” zone covered Government, institution or

community (GIC) facilities and public utility, like electricity
substation, water pump house, fresh water tank, fresh/raw
water break pressure tanks, refuse collection point and public
toilets, serving mainly the community in Luk Wu and Keung
Shan. AFCD’s Keung Shan Country Park- Management

Centre was also under the “G/IC™ zone;

“G/IC(1)" (5.19 ha)

(ix)

the planning intention of the “G/IC(1)” sub-zone mainly

covered the existing religious uses and only selected GIC
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facilities were permitted in this sub-zone. A number of
monasteries/temples and religious uses scattered to the north
of Luk Wu, southwest of Lower Keung Shan, and south and
east of Upper Keung Shan area were under this zoning to

better reflect their existing uses;

the religious uses had been established in the early half of the
last century and formed religious communities and clusters in
the Area. The areas around Luk Wu and Upper Keung Shan
were located within WGGs, and there would be strict control
on any new development in this zone to protect the water

quality of the area;

since the existing religious buildings had been existing in the
Area for a long time, they would be reflected/tolerated under
the “G/IC(1)" sub-zone and minor alteration or redevelopment

of the religious building by a building with the same building

bulk and for the same use as the existing building was always * -

permitted. However, any new development for ‘Religious

Institution™ use should be subject to planning permission by

“the Board under section 16 of the Ordinance to minimize the

potential water quality impact on the streams and the water

catchment;

“Agriculture” ("AGR”') (12.72ha)

(xii) fallow arable land with good potential for rehabilitation for

cultivation and agricultural land with active/occasional
cultivations were under this zoning, and they were mainly
found in areas near the religious clusters and village
developments within and in the vicinity of the ‘VE'. They
were zoned “AGR”™ for preservation from agricultural point of

view;
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“Green Belt” (43.01 fia)

(xiii) the “GB™ zone covered the natural vegetated areas which

consisted of streamcourse, dense woodlands on some knolls in
Keung Shan and relatively disturbed young woodlands that
had developed from abandoned agricultural land. Most of the
woodland, natural streams and areas adjoining the Lantau

North and Lantau South Country Parks were within this zone;

(xiv) there was a general presumption against development within

this zone. Development in this zone would be strictly
controlled. Development proposals would be .considered by
the Board on individual merits taking into account the relevant

Town Planning Board Guidelines;

“Country Park” (“CP") ( 0.38 ha)

(xv)

this zone comprised part of Keung Shan Catchwater and its
service road to the north of Ngau Kwo Tin area and
connected with the Lantau South Country Park, which was
designated on 20.4.1978 under the Country Parks Ordinance
(Cap. 208). All uses and developments within the “CP”
required consultation/consent from the Country and Marine
Parks Authority.  Approval from the Board was not

required; and

Public Consultation

(0)

the draft OZP together with its Notes and Explanatory Statement (ES)

and the Planning Report had been circulated to the relevant

Government bureaux and departments for comments. Comments

received had been incorporated into the draft OZP, its Notes and ES
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and Planning Report as appropriate.

189. As the presentation was completed, the Chairman invited questions from

Members. Members had no question to raise.

190. After deliberation, Members agreed that the draft OZP No. S/I-LWKS/B
was suitable for consultation with the IsDC and the TORC. After the consultation,

comments from the IsDC and the TORC would be submitted to the Board for further

consideration in due course.

191. The Chairman thanked Mr Chung for the presentation and he left the

meeting temporarily at his point.
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DRAFT LUK WU AND KEUNG SHAN OUTLINE ZONING PLAN NO. S/I-LWKS/B
PRELIMINARY CONSIDERATION OF A NEW PLAN

Purpose

The purpose of this paper is to present to Members the draft Luk Wu and Keung Shan
Outline Zoning Plan (OZP) No. S/I-LWKS/B and to seek Members® agreement that it is
suitable for submission to the Islands District Council (IsDC) and the Tai O Rural
Committee (TORC) for consideration. '

2. Background

2.1 On 2.9.2011, the draft Luk Wu and Keung Shan Development Permission Area
(DPA) Plan No. DPA/I-LWKS/1 was exhibited for public inspection under
section 5 of the Town Planning Ordinance (the Ordinance). During the
exhibition period, 451 representations were received. On 25.11.2011, the
representations were published for three weeks for public comments. 3
comments on the representations were received. After giving consideration to
the representations on 9.3.2012, the Town Planning Board (the Board) decided
not to uphold the representations.

2.2 On 5.6.2012, the Chief Executive in Council (CE in C), under section 9(1)(a) of
the Ordinance, approved the draft Luk Wu and Keung Shan DPA Plan, which
was 'subsequently renumbered as DPA/I-LWKS/2.  On 15.6.2012, the approved

- Luk Wu and Keung Shan DPA Plan No. DPA/I-LWKS/2 (Plan 2) was exhibited
for public inspection under section 9(5) of the Ordinance. :

2.3 Pursuant to section 20(5) of the Ordinance, the Luk Wu and Keung Shan DPA
‘Plan is effective only for a period of three years until 2.9.2014. As such, an
OZP has to be prepared to replace the DPA Plan in order to maintain statutory
planning control over the Luk Wu and Keung Shan area upon expiry of the DPA
Plan.

2.4  On 14.3.2014, 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 Luk Wu and Keung Shan area.

3. Strategic Planning Context

3.1 The Planning Scheme Area of Luk Wu and Keung Shan (the Area) covers a total
of about 167 hectares. The Area is on Lantau Island to the east of Tai O and to
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the southwest of Ngong Ping, and accessible by vehicles via Sham Wat Road,
Tai O Road and Keung Shan Road. The Lantau North and Lantau South
Country Parks embrace the whole Area (Plans 1 and 3).

With reference to the Revised Concept Plan for Lantau (Plan 4) promulgated in
2007, the Luk Wu and Keung Shan area is identified as Landscape Protection
Area and is a valley with dense vegetation surrounded by high landscape valued
hillsides in Lantau North and Lantau South Country Parks. The Area is also
recognized as a religious node in the northwest upland of Lantau Island.

Given the natural environment with high landscape value coupled with its
inaccessibility of most of the area due to the lack of vehicular access, the
planning framework for the Area should fundamentally be the preservation of
the natural environment and rural landscape. 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 Luk Wu and Keung Shan at Appendix IV. Some major
issues in relation to the proposed zonings are stated below.

4. Issues Arising from Consideration of the DPA Plan

4.1

4.2

Since the gazettal of the draft DPA Plan on 2.9.2011, there has been no planning
application for Small House/New Territories Exempted House (NTEH)
development in Luk Wu, Upper and Lower Keung Shan which are the.three
recognized villages in the Area. There is no outstanding Small House
application and Small House granted in the last 10 years in the three villages.
As advised by the District Lands Officer/Islands, Lands Department (DLO/Is,
LandsD), Small-House demand in the next 10 years is 0, 5 and 17 in Luk Wu
Village, Upper Keung Shan Village and Lower Keung Shan Village respectively.

During the exhibition period of the gazettal of the draft DPA Plan, a total of 451
representations were received. The major land use comments raised by the
representers are recapitulated below:

(a) there were concerns on commercial columbarium development or abuse
of “Religious Institution™ use as commercial columbarium in the Area
which would affect the natural environment and the tranquil and
religious character of the Area. The representers objected to giving
“Existing Use” (“EU™) status to the columbarium use in Yin Hing
Monastery and suggested to confine the coverage of “EU™ for Yin Hing
Monastery as temple, not a temple cum columbarium, and to prohibit
commercial columbarium activities to comply with the general planning
intention for the Area. Future development should be compatible with
the special religious and spiritual character of the Area. “Religious
Institution” use should be removed from “Village Type Development”
(“V”) zone to avoid the conversion of religious institution to
columbarium development;
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(b)” the Area should be zoned “Conservation Area” (“CA”). The
conservation zonings should adopt an area-based approach and not just
focus on individual buildings so that the use of the area instead of.
individual buildings could be put under control. “Religious Institution”
use should not be included in “CA” zone. There were many
incompatible uses under “Government, Institution or Community”
(“G/IC™), “Open Space” (“O”) and “Green Belt” (“GB™) zones.
Ecologically sensitive area should be incorporated into country parks -
and the Area should be zoned as “Religious Meditation and Practice
Use” to maintain its long tradition of spiritual practice; and

| (c) TORC requested to reserve sufficient land for Small House development.

However, other representers opined that the “V” zones of 0.41 ha should
not be further enlarged. Some even suggested to rezone the land from
“V” to “CA” in view of the natural environment, special religious
character and tranquil ambience of the Area.

Town Planning Board’s Decisions and Instructions

On 9.3.2012, while the Board decided not to meet the representations and not to
propose any amendment to the draft DPA Plan, it was agreed that land use zonings
~would be worked out during the OZP stage taking account of the representers’
proposals.

Object of the Plan

6.1

6.2

The object of the Plan is to indicate the broad land use zonings for the Luk Wu
and Keung Shan area so that development and redevelopment within the Luk
Wu and Keung Shan 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 Plan is to illustrate the broad principles of development and planning
control only. It is a small-scale plan, the road alignments and boundaries
between the land-use zones may be subject to minor alterations as detailed
planning and development proceed.

The Planning Scheme Area

7.1

The Area covers a total of about 167 hectares. The Area is located at the
south-western part of Lantau Island with Tai O to the further northwest and
Ngong Ping to the northeast. It is a valley surrounded by mountain ranges with
Sze Shan in the north, Kwun Yam Shan in the southeast and the upland of
Keung Shan in the south and is completely encircled by Lantau North Country
Park in the north and west and Lantau South Country Park in the south and east.
The boundary of the Area is shown by a heavy broken line on the Plan
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(Appendix I). According to the 2011 Census, the total population of the Area
is 100 persons. It is expected that the planned population of the Area would be
about 250.

The Area has a rural and natural setting with religious and tranquil character
which is unique in Hong Kong. It mainly consists of woodland, shrubland,
grassland, occasional/fallow agricultural land, village houses, a few low-rise
residential developments and religious building clusters (Figure 6a of
Appendix IV and Plan 5). A number of natural streams run through the Area
including a main stream with rocky stream bed connecting the water catchment
area of the Lantau North and Lantau South Country Parks to Tai O. The Keung
Shan Catchwater runs in a north-south axle bisecting Lower Keung Shan and
Upper Keung Shan and extending to the west at Ngau Kwo Tin. A part of the
Keung Shan Catchwater with its service road to the north of Ngau Kwo Tin falls
within the Lantau South Country Park. Generally, the area to the east of Keung
Shan Catchwater and Ngau Kwo Tin falls within the Upper Direct, Upper
Indirect, Lower Direct and Lower Indirect water gathering grounds (WGGs)
(Plan 5). Any development within WGGs would have to be subject to careful
control to avoid pollution or erosion of WGGs.

According to the Director of Agriculture, Fisheries and Conservation (DAFC),
the Area mainly consists of woodland (Figure 5b of Appendix IV and Plan 5),
shrubland and grassland of mostly native species and plantations. Denser
vegetation can be found in the valleys and south-facing slopes. A number of
natural streams (Figure 5b of Appendix IV and Plan 5) and water bodies
inchiding Keung Shan Catchwater (Figure 6e of Appendix IV and Plan 5) can
be found in the Area. Floral species in the Area are mostly common and
widespread with scattered protected species (e.g. Aquilaria sinensis (1) %)
and Pavetta hongkongensis (Z &A1), and uncommon species that are
characteristic of the Lantau flora (e.g. Gmelina chinensis (Z4 7% and Fraxinus

griffithii (GE4E#)). The aquatic habitats in the Area support a high diversity of

~amphibian species, including the Romer’s Tree Frog (I [, /]M&E) (Figure 9 of

Appendix IV and Plan 5). Bats recorded in the water tunnels in the vicinity
also utilize the woodland, grassland and water bodies associated with the tunnel
openings as foraging grounds. Though the flora in the Area are mostly
common and widespread species, the wooded areas form continuous stretches of
well-established vegetation with those located at the adjacent Lantau North and
Lantau South County Parks and are ecologically-linked to the natural habitats
therein. The Area has a high landscape value which complements the overall
natural setting and the landscape beauty of the surrounding Lantau North and
Lantau South Country Parks. : :

Three recognized villages, namely, Luk Wu Village, Upper Keung Shan Village
and Lower Keung Shan Village (Plan 5) are located in the Area. Major groups
of development including temples/monasteries/nunneries and village houses are
located around Luk Wu and Upper Keung Shan, northwest of Lower Keung
Shan, and near Cheung Ting and Hang Pui (Plan 5). Village houses are mainly
one to two storeys in height. Other than the village houses within the ‘village
environs’ (‘VE’) of the villages, village houses located in the vicinity of the
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temples/monasteries/nunneries in the religious clusters are wused as
accommodations for the religious communities, being resided by monks, nuns
and their followers. There are also some residential buildings scattering in the
Area. Most of the agricultural land is abandoned and covered by vegetation.
However, there are some occasional/active agricultural activities ancillary to
religious uses and village developments within and in the vicinity of ‘VE’.

The Area has been inhabited by the religious communities for a long period.
Buddhists believe the Area is suitable for worshipping, retreating, meditation
and accommodation. Many temples, monasteries and nunneries have been
established in the Area since the early half of the last century, filling up the Area
with a spiritual and tranquil atmosphere.

There are some columbaria in the Area (Figures 6a and 6d of Appendix IV).
Yin Hing Monastery and Ling Yan Monastery are listed in Part B of the
“Information on Private columbarium™ issued by the Development Bureau.
Yin Hing Monastery has been partly converted into columbarium use for
commercial purpose.  The columbaria operated by different religious
institutions including Ling Yan Monastery and Lok Sang Lin She (%£4:3E11)
are mainly for the monks, nuns and followers of the subject religious institutions.
The columbarium operated by Ling Yan Monastery is located on the adjoining

government land. The columbarium operated by Lok Sang Lin She (£%4:3&11)

is located at a site with a Government Land Licence for the purpose of Buddhish
tower in Luk Wu to the northeast of the Area. The other columbarium is
located near Wai Shau Yuen (Z1{£[5%) in Luk Wu.

According to the Revised Concept Plan for Lantau promulgated in 2007, the
Luk Wu and Keung Shan area is identified as Landscape Protection Area (Plan
4). The Area is also recognized as the religious node in the northwest upland
of Lantau Island. Extensive and large-scale development is not recommended
in order to minimize disturbance to the existing natural and rural landscape.
Luk Wu and Keung Shan area, with its scenic natural environment, is famous to
hikers, visitors and followers participating in religious activities. Several
hiking trails connecting different tourist spots on Lantau Island including Tai O
and Ngong Ping are popular for public enjoyment. Existing physical features
within the Area are shown on Plan S.

Sham Wat Road, Tai O Road and Keung Shan Road connecting to South Lantau
Road and Tung Chung Road are the main accesses to the Area. These roads
are subject to the Closed Road Permit system and only franchised bus services,
Lantau taxis and vehicles with permit can have access to the Area.

Development Proposals/Views Received in the Course of Preparation of the Plan

8.1

In the course of preparation of the Plan, the following proposals/views have
been received: '

(a) the Luk Wu Dharma Management Culture Foundation (LWDMCF)
submitted a land use proposal (Plan 6) in December 2013 proposing that
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the “Unspecified Use™ (“U”) area in the current DPA Plan should be
rezoned to “Other Specified Uses” annotated “Religious Meditation and
Nature Conservation Area” (“OU(RMNCA)”) and “CA™ to protect and
retain the existing rural character, religious and tranquil ambience, natural
landscape and ecologically significant features of the Luk Wu area, as well
as to separate sensitive natural environment and cultural heritage artifacts
from the adverse effects of development. Besides, LWDMCF proposed
that any “commercial columbarium operations” or expansion of the
commercial columbarium should be strictly prohibited; '

representatives from the Kadoorie Farm and Botanic Garden Corporation
(KFBQG), religious communities in Luk Wu area and the Association for
Tai O Environment and Development held a meeting with Planning
Department (PlanD) on 25.2.2014 to express their views on the
conservation of environment including the natural stream course and the
cultural heritage and unique religious character in Luk Wu and Keung
Shan area. KFBG suggested that a 20m to 30m buffer area from natural
streams should be provided to protect the streams and their natural
habitats. The representative from the religious communities suggested
that any columbarium uses and large-scale development should be
prohibited, while allowance should be made in the draft OZP for the
development of ancillary facilities for the existing religious uses. The
Association for Tai O Environment and Development requested for better
conservation of the natural environment and the cultural heritage
including a historical stone path in the Area; and

a meeting between TORC and PlanD was held on 10.4.2014 to solicit the
former’s views on the preparation of the draft OZP. TORC expressed

~ their concerns on private development right and right for rehabilitation of

abandoned agricultural land into agricultural use. They suggested that no
development control should be imposed on private land within the Area.
They also objected to designation of any private land as “Country Park”
(6‘CP9?).

8.2  Planning assessments on the above proposals/views are provided in paragraphs
3.6.2 t0 3.6.5 of Appendix IV. ‘

Land Use Planning Considerations

Enmvironmental Conservation

9.1

The Area is encircled by Lantau North and Lantau South Country Parks. With
the scenic setting, the Area is rural in character mainly consisting of woodland,
shrubland, grassland, active/occasional/fallow agricultural land, village houses,
low-rise residential developments and religious building clusters (Figure 6a of
Appendix IV). A number of natural streams run through the Area and Keung
Shan Catchwater runs in a north-south axle bisecting Lower Keung Shan and

Upper Keung Shan. Protected and notable plant and animal species have been
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Concerns on the conservation of environment and ecological value of the Area
have been raised by environmental concern groups and religious communities
since the preparation of the DPA Plan and during the preparation of the draft
OZP as mentioned in paragraphs 4.2 (b) and 8.1 (a) and (b) above. Based on the
habitat map, the vegetated areas within the planning area are mainly woodlands,
and natural streams are present. According to DAFC, the flora and fauna
species of conservation interest that have been recorded are generally associated
with woodland habitat and individuals could be present in different parts of the
planning area. As such, it would be appropriate to place the vegetated areas
under the same type of zoning (e.g. GB) since their habitat qualities are similar
in nature.

Water Gathering Ground (WGG)

9.3

A substantial part of the Area covering mainly the area to the east of Keung
Shan Catchwater including Luk Wu and Upper Keung Shan falls within WGGs
(Plan 5). Luk Wu area falls within Direct WGG and Upper Keung Shan area
falls partly within Direct WGG and partly within Indirect WGG.
Developments inside WGGs should be subject to careful control to avoid
pollution or erosion of the WGGs. As advised by the Director of
Environmental Protection (DEP), any use or development within WGGs should
take into consideration the protection of water quality. The Director of Water
Supplies (DWS) advises that for resource water protection points of view, new
development for any use including village, religious, GIC and residential uses is
not acceptable as it would increase the risk of pollution to WGGs. New
development within WGGs in the Area should be strictly controlled in order to
avoid any possible water pollution so as to safeguard the quality of the water
sources.

Religious Uses and Cultural Conservation

94

Religious-related buildings, structures and clusters have been established in the
Area since 1800s and have formed religious communities and clusters in the
Area. More than 40 religious buildings including temples/monasteries/
nunneries (Figures 6a and 6b of Appendix 1V) are scattered in the Area and
eleven of which are graded. 35 of these religious developments (Figure 8a
and Annex 1 of Appendix IV) have been registered with the Chinese Temples
Committee (A BiFZ E€) which is established under section 7 of the
Chinese Temple Ordinance (Cap. 7). Most of the religious buildings are being
used by monks, nuns and their followers for worshipping, retreating, practicing,
mediation and accommodations of the religious communities. The graded
historic buildings include the Main Building of Luk Wu Ching Ser (BE##5 3K
E%) (Grade 2) and Shun Yeung Sin Yuen of Luk Wu Ching Ser (BE#t5< 4[5
{lif5e) (Grade 2), Fat Chuen Tsz ({#Z£ 5F) (Grade 3), Chuk Yuen Ching Ser (7
Bf5%) (Grade 3), Ng Chit ({0 (Grade 3), Main Building of Chi Chuk Lam
(BT E#8E) (Grade 3) and Pavilion of Chi Chuk Lam (E71#KHES) (Grade
3), Ng Chun (fEE) (Grade 3), Main Building of Po Lin Shut (ZTFiEZE F 1)
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(Grade 3) and two Annex Blocks of Po Lin Shut (g*ﬁiﬁﬂégﬂﬁ) (Grade 3)
(Figures 8a to 8c of Appendix IV).

The natural environment and topography together with the religious
developments create a special religious character with spiritual and tranquil
atmosphere in the Area which are worthy of preservation. As stated in
paragraph 8.1 (a) above, the religious groups have proposed that the Luk Wu
area should be zoned for religious meditation and nature conservation to protect
and retain the existing rural character, religious and tranquil ambience, natural

‘landscape and ecologically significant features, while allowing the development

of ancillary facilities for the existing religious uses.

However, as explained in paragraph 9.3 above, the area around Luk Wu and
Upper Keung Shan are located within the WGGs and strict control on any new
development is required to protect the water quality of the area as advised by
DEP and DWS. DEP and DWS do not support new development within
WGGs.  To conserve the special religious character and the natural landscape
of the Area as well as to minimize the potential water quality impact on the
streams and the water catchment, the existing religious buildings would be
reflected/tolerated under the “Government, Institution or Community (1)
(“G/IC(1)”) subzone within which minor alteration or redevelopment of the
religious building by a building with the same building bulk and.for the same
use as the existing building would be permitted. However, any new
development for- ‘Religious Institution’ use shall be subject to planning
permission by the Board under section 16 of the Ordinance to minimize
potential water quality impact on the streams and the water catchunent.

One of the religious developments, namely Yin Hing Monastery, has been partly
converted to columbarium use (Figure 6d of Appendix IV). As mentioned in
paragraphs 4.2(a) and 8.1(a) and (b), the religious communities in the Area have
expressed concerns that the commercial columbarium and large-scale
development would generate adverse impacts on the tranquil environment and

- natural landscape of the Area. They suggested that commercial columbarium

and large-scale development in the Area should be strictly prohibited.
Considering that the Area is subject to limited capacity of the road network,
sewerage and water supplies, that a religious character for meditation and retreat
has been established and large part of the Area is located within WGGs subject
to strict control on development and use, columbarium use is not permitted

“under the “G/IC(1)” subzone covering the existing religious buildings to prevent

creating adverse impacts on the special religious character, tranquil environment,

‘natural landscape and infrastructure provision of the Area.

Village Development

9.8

In general, the OZP will reflect, amongst others, the existing recognized villages
and designate areas considered suitable for the provision of village expansion.
For the subject OZP, the recognized villages in the Area including Luk Wu
Village, Lower Keung Shan Village and Upper Keung Shan Village and their
‘VE’ cover areas of about 3.41 ha, 3.17 ha and 4.32 ha respectively (Plan 5).
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Since the publication of the DPA Plan, as stated in paragraphs 4.2(c) and 8.1(c)
above, the TORC has been asking for reservation of sufficient land in the Area
to cope with the Small House demand. Environmental concern groups, on the
other hand, suggest that the proposed “V” zones to be designated on the OZP
should be confined to the existing buildings and no expansion area for “V”
zones should be provided.

Noting the requests and concerns of both the locals and environmental concern
groups as mentioned above, PlanD has assessed the Small House demand of
Luk Wu Village, Upper Keung Shan Village and Lower Keung Shan Village by
obtaining the latest information on the 10-year forecast and outstanding Small
House demand from DLO/Is, LandsD. DLO/Is, LandsD has advised that-
according to the Indigenous Inhabitant Representatives (IIRs) of Luk Wu
Village, Upper Keung Shan Village and Lower Keung Shan Village, the 10-year
forecast for Small House demand for these three villages are 0, 5 and 17
respectively. There is no outstanding Small House application being processed
by DLO/Is, LandsD. Based on PlanD’s preliminary estimate, the total land
area required for meeting the total Small House demand of 22 houses of the
three villages (the outstanding and the 10-year forecast for Small House demand
for the recognized villages are 0 and 22) equates to about 0.55 ha.

As stated in paragraph 9.3 above, the area around Luk Wu and Upper Keung
Shan is located within the WGGs and strict control on any new development is
required to protect the water quality of the area. DEP and DWS do not support
new village type development within WGGs. With reference to the Small
House demand and ‘“ME® for the recognized villages as enumerated above,
PlanD has analyzed the site conditions of the area within ‘VE’ taking account of
the existing village clusters, the local topography, WGGs, the existing
settlement pattern, site characteristics, the approved applications for Small
House development as well as the outstanding Small House applications. Areas
of difficult terrain, dense vegetation, burial grounds and streamcourses have
been avoided as far as possible. Consolidation of Small House development at
suitable locations could avoid undesirable disturbances to the natural

- environment and overtaxing the limited infrastructure in the Area.

Luk Wu Village

Luk Wu Village is one of the three recognized villages in the Area. However,
there are no Small House development and Small House demand within this
village, and the village is at present occupied by temples, monasteries, nunneries
and accommodations for the monks, nuns and their followers which have
formed a religious cluster since the early last century. No “V” zone is

-designated for this village.

Upper Keung Shan Village and Lower Keung Shan Village

Upper Keung Shan Village and Lower Keung Shan Village are the two
recognized villages in the Area with Small House demand. Nevertheless,
Upper Keung Shan Village falls within WGGs, and DEP and DWS do not

.support any new village type development within WGGs. In this connection,

the “V” zone for the Upper Keung Shan Village (about 0.08 ha) will only reflect
the existing village cluster. The Small House demand of the Upper Keung
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Shan Village (5 houses) will be catered for in the proposed “V™ zone for the
Lower Keung Shan Village. The “V™ zone for Lower Keung Shan Village
covers the existing village cluster (about 0.22 ha) as well as an expansion area
(about 0.55 ha) which would be able to accommodate a total of 22 houses (i.e. 5
houses for the Upper Keung Shan Village and 17 houses for the Lower Keung
Shan Village) (Table 1 and Plan 8). Besides, an area (0.05 ha) of land located
outside ‘VE’ of Lower Keung Shan Village around Hang Pui, covering one
existing village house and four Small House developments approved by DLO/Is,
LandsD in 1981, is also zoned as “V” to reflect the existing/committed
developments.

9.14  The currently proposed “V” zones cover a total 0.85 ha, mainly comprising the

‘ existing village settlements, the area approved for Small House/NTEH
developments and the land suitable for new Small House development.
Planning application provides another measure for the villagers to apply for
Small House development outside “V* zone subject to the Board’s approval.

Table 1: Small Houée Demand for the Recognized Villages within Luk Wu and Keung Shan OZP

Demand figures for TPB
hearing in 2011 New demand figures ‘VE’ “V" 1 Required | Available | Percentage
in 2013 Approx. | zone | landto Landto | ofthe new
Recognized . Area on | meetnew | meetnew | demand met
Villages (ha) daft | demand | demand | by.available
Outstanding 10-year | Outstanding | 10-year ozp (ha) (ha) lind
Nemand forecast Demand forecast (ha) (%)
Luk Wu 0 0 0 0 341 0 0 0 -
Upper Keung 0 2 0 5 3.17 0.08" 0.12 0
Shan 100*
Lower Keung 0 18 0- 17 432 | 0.72% 0.43 0.55*
Shan

As advised by DWS, only existing developments should be tolerated/reflected within WGGs in the Area. In this connection,
area of the “V” zone for Upper Keung Shan Village has been reduced to exclude the vacant land. The Small House demand
will be addressed in the proposed *“V™ zone for the Lower Keung Shan Village.

The proposed “V” zone for Lower Keung Shan Village provides 22 new sites for both Upper and Lower Keung Shan Villages.

Land for Agriculture

9.15 Fallow arable land with good potential for rehabilitation for cultivation and
agricultural land with occasional/active cultivation are mainly found in area near
the religious clusters and village houses within and in the vicinity of the ‘VE’.
The fallow arable land is considered having good potential for rehabilitation into
agricultural use (Plan 5). The land should be retained for agricultural use and
is recommended to be designated as “Agriculture” (“AGR”) (Plan 9 and
Appendix I). '
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Planning Intention

10.1

10.2

The general planning intention for the Area is to protect the natural landscape
and the special religious and tranquil character which.complements the overall
naturalness and the landscape beauty of the surrounding Lantau South and
Lantau North Country Parks and to make provision for future Small House
development for the indigenous villagers of the Area. Developments which
would cause adverse impacts on the water quality and water resources of the
water gathering ground are not encouraged.

In the designation of various zones in the Area, consideration has been given to
protect the natural habitats in the Area such as the wooded areas which form a
continuous stretch of well-established vegetation with those located in the
adjoining Lantau North and Lantau South Country Parks and some natural
streams connecting with Lantau North and Lantau South Country Parks and Tai
O. Fallow and occasional/active agricultural land is retained in view of the
good potential for agricultural use. ‘

11. Land Use Zonings

11.1

“Residential (Group C)” (“R(C)): Total Area 0.10 ha

11.1.1 This zone is intended primarily for low-rise, low-density residential
developments. To conserve the existing character and intensity of the
residential development so as to blend in well with the surrounding
natural environment and not to adversely affect the limited
infrastructure in the Area, development in this zone is subject to a
maximum plot ratio of 0.4, site coverage of 25% and building height
not exceeding 2 storeys (7.62m), or the plot ratio, site coverage and
height of the building which was in existence on the date of the first
publication of the DPA Plan, whichever is the greater.

11.1.2 An existing villa development, namely ‘Glen Eagle’ under building lot
for non-industrial use, a residential development to the southwest of
Luk Wu area under building lot for private residential use and two
residential developments to the north of Ngau Kwo Tin at the
southwestern part of the Area under building lots for non-industrial
uses are under this zoning. These existing residential developments
are accessible by road or/and footpath. This zoning is to reflect the
permitted development under leases and the existing situation (Plan 9
and Photos 16 and 17 of Figure 6¢ of Appendix IV).

11.1.3 Minor relaxation of plot ratio, site coverage and building height
restrictions may be considered by the Board through the planning
permission system. Each proposal will be considered on its individual
planning merits.
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11.2  “Village Type Development” (“V*) : Total Area 0.85 ha

11.2.1

11.2.2

The planning intention of this zone is to designate both existing
recognized villages and areas of land considered suitable for village
expansion. 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 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 New
Territories Exempted House. Other commercial and community uses
may be permitted on application to the Board.

Luk Wu, Upper Keung Shan and Lower Keung Shan are the
recognized villages in the Area. The boundaries of the “V” zones are
drawn up around existing village clusters having regard to ‘VE’, the
local topography, WGGs (Plan 5), the existing settlement pattern, site
characteristics, the approved applications for Small House
development, the outstanding Small House application, as well as the
estimated Small House demand. Areas of difficult terrain, dense
vegetation, burial grounds, ecologically sensitive areas and
streamcourses have been avoided where possible. However, since
Luk Wu Village is now occupied by temples, monasteries, nunneries
and accommodations for the monks, nuns and their followers which
have formed a relig:ous cluster and there is no existing village cluster
in the area, no “V” zone is designated for the village.

11.2.3 As explained in paragraph 9.13 above, as Upper Keung Shan Village

falls within WGG, the “V™ zone for this village will cover only the
existing village cluster. The Small House demand of this village (5
houses) will be catered for in the “V™ zone for Lower Keung Shan

~ Village (Plans 8 and 9) which covers the existing village

11.2.4

developments as well as an expansion area which would be able to
accommodate a total of 22 houses (i.e. 5 houses for the Upper Keung
Shan Village and 17 houses for the Lower Keung Shan Village).

An area located outside ‘VE’ of Lower Keung Shan Village around
Hang Pui for Small House development was approved by DLO/Is,
LandsD in 1981. This area is included in this zone to reflect the

. committed/existing developments (Plans 8 and 9).

11.2.5

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 proposal will be considered on its
individual planning merits.
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11.2.6 As diversion of streams 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 septic tank/soakaway
pit 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.
Accordingly, the LandsD, when processing Small House grant and
applications in close proximity to existing stream courses, should
consult concerned departments including Environmental Protection
Department (EPD), Agriculture, Fisheries and Conservation
Department (AFCD) and PlanD to ensure that all relevant departments
would have adequate opportunity to review and comment on the
applications.

11.2.7 As advised by DEP, for development outside WGGs, septic tank and
soakaway systems may be considered for small rural populations
resided in locations suitable for operation of the system. For any
village type development within the “V” zone within WGGs, it should
be demonstrated that the water quality within WGGs will not be

affected by the proposals. In general, the use of septic tank and .. -

soakaway systems for sewage treatment and disposal is considered as

an unacceptable means for new village developments located in WGGs.
There should be demonstrably effective means (such as proper sewage

treatment plant) to ensure that the effluent water quality is acceptable

to concerned government departments such as EPD and Water Supplies

Department (WSD). For NTEH/Small House redevelopment, the

design and construction of sewage proposal facilities need to comply -
with relevant standards and regulations, such as the EPD’s ProPECC

PN 5/93, for protection of the water quality of the Area.

11.3  “Government, Institution or Community” (“G/IC™): Total Area 7.38 ha

11.3.1 Except the area designated as “G/IC(1)”, the “G/IC” zone is intended
primarily for the provision of Government, institution or community

. (GIC) 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. Development within this zone
should be compatible in scale and form with the surrounding natural
and rural environment. To preserve the existing amenity and
character, on land under this zoning, no development or redevelopment
should exceed the building height restrictions set out in the Notes of
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the Plan.

This zone covers GIC facilities and public utility, like electricity
substation, water pump house, fresh water tank, fresh / raw water break
pressure tanks, refuse collection point and public toilets, serving
mainly the community in Luk Wu and Keung Shan. The AFCD’s
Keung Shan Country Park Management Centre is also under the
“G/IC” zone (Plan 9).

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

“Government. Institution or Community (1) (“G/IC(1)”): Total Area 5.19 ha

11.3.4

11.3.5

11.3.6

The planning intention of the “G/IC(1)” sub-zone is primarily for
designating the existing religious uses. Only selected GIC facilities
are permitted in this sub-zone. There are 'a number of
monasteries/temples and religious uses scattering at the north of Luk
Wu, southwest of Lower Keung Shan and south and east of Upper
Keung Shan area. Most of these religious uses have been established
in the area for decades. They have also formed religious clusters and
communities in the Area. To better reflect their existing uses, these
sites are designated as a “G/IC(1)” sub-zone with only limited
permitted uses.

The religious uses have been established in the early half of the last
century and formed religious communities and clusters in the Area.
As advised by DEP, the areas around Luk Wu and Upper Keung Shan
are located within WGGs (Plan 5), any use or development within
WGGs should take into consideration of the protection of water quality.
DWS advises that for resource water protection points of view, new
development within WGGs is not acceptable as it would increase the
risk of pollution to WGGs. In this connection, strict control on any
new development has been imposed in this zone to protect the water
quality of the area. Since the existing religious buildings have been
existing in the area for a long time, they would be reflected/tolerated
under the “G/IC(1)” sub-zone (Plans 7 and 9) and minor alteration or
redevelopment of the religious building by a building with the same
building bulk and for the same use as the existing building is always
permitted. However, any new development for ‘Religious Institution’
use shall be subject to planning permission by the Board under section
16 of the Ordinance to minimize the potential water quality impact on
the streams and the water catchment.

Developments within this sub-zone are subject to building height
restrictions 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 DPA Plan, whichever is the greater. Minor
relaxation -of building height restriction may be considered by the
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Board through the planning permission system. Each proposal will be
considered on its individual planning merits.

11.4 “Agriculture” (“AGR™) : Total Area 12.72ha

11.4.1

11.4.2

11.4.3

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

Fallow arable land with good potential for rehabilitation for cultivation
and agricultural land with active/occasional cultivations are mainly
found in area near the religious clusters and village developments
within and in the vicinity of the ‘VE’ (Plan 5). They are worthy of
preservation from agricultural point of view.

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

11.5 “Green Belt” (“6G3™) : Total Area 143.01 ha

11.5.1

11.5.2.

11.5.3

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

The “GB” zone covers the natural vegetated areas which consist of
streamcourse, dense woodlands on some knolls in Keung Shan and
relatively disturbed young woodlands that have developed from
abandoned agricultural land. Most of the woodland, natural streams
and areas adjoining the Lantau North and Lantau South Country Parks
are within this zone (Plans 5 and 9).

There is a general presumption against development within this zone.
Development in this zone will be strictly controlled. Development
proposals will be considered by the Board on individual merits taking
into account the relevant Town Planning Board Guidelines. As
diversion of streams, filling of land or excavation of land may.cause
adverse drainage impacts on the adjacent areas and adverse impacts on
the natural environment, permission from the Board is required for
such activities.
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“Country Park™ (“CP™): Total Area 0.38 ha

11.6.1 This zone is to reflect the Country Park which is to protect the natural
features and to provide outlets for outdoor recreation for public
‘enjoyment of the countryside. This zone comprises part of Keung
Shan Catchwater and its service road to the north of Ngau Kwo Tin
area and connected with the Lantau South Country Park (Plan 9),
which was designated on 20.4.1978 under the Country Parks Ordinance
(Cap. 208). All uses and developments within the “CP” zone shall
consult and may require consent from the Country and Marine Parks
Authority and approval from the Board is not required. '

Detailed land use zoning proposals are described in Section 9 of the Explanatory
Statement (ES) (Appendix III) and Section 4.4 of the Planning Report
(Appendix IV). ’

A comparison of land use zonings reserved in the approved Luk Wu and Keung
Shan DPA Plan No. DPA/I-LWKS/2 and the draft OZP No. S/I-LWKS/B is .
shown in the table below: '

Land Use Zoning | Area on approved DPA Area on draft OZP
Plan
“V” 0.41 ha (0.25%) 0.85 ha (0.51%)
“Unspecified Use” 164.04 ha (98.27%) -
“R(C)” - 0.10 ha (0.06%)
“G/1C” - *7.38 ha (4.42%)
- “@/Ice - 2.19 ha (1.31%)
“G/IC(1)"” - 5.19 ha (3.11%)
“AGR” - 12.72 ha (7.62%)
“GB” - 143.01 ha (85.67%)
[P - 0.38 ha (0.23%)
Total area 166.93 (including 2.48 ha 166.93 (including 2.49 ha
of major road etc.) '

12. Notes of the Plan

12.1

12.2

of major road etc.)

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 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.

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.
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Consultation

13.1

13.2

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

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

Subject to the agreement of the Board, the draft OZP No. S/I-LWKS/B will be
submitted to the IsDC and the TORC for consultation. Comments from the
IsDC and the TORC will be submitted to the Board for further consideration in
due course.

Decisibn Sought

Members are invited to:

(a) consider the draft Luk Wu and Keung Shan OZP No. S/I-.LWKS/B together with
its Notes and ES and the Planning Report (Appendices I to IV);

(b) adopt the ES as an expression of the planning intention and objectives of the
Board for various land use zonings of the draft Luk Wu and Keung Shan OZP
No. S/I-LWKS/B; and

(©) agree that draft Luk Wu and Keung Shan OZP No. S/I-LWKS/B together with
its Notes and ES (Appendices I to III) are syitable for submission to the IsDC
and the TORC for consultation.

Attachments

Plan 1 Location Plan

Plan 2 Luk Wu and Keung Shan Development Permission Area Plan

Plan 3 Aerial Photo

Plan 4 “Revised Concept Plan for Lantau — Landscape Conservation™

Plan 5 Village Environs and Existing Physical Features of Luk Wu and Keung

Shan
Plan 6 Land Use Proposal by Luk Wu Dharma Management Culture
Foundation '

Plan 7 Existing Religious Buildings

Plan 8 Proposed “Village Type Development™ Zone

Plan 9 Proposed Land Use Pattern-

Appendix I Draft Luk Wu and Keung Shan Outline Zoning Plan No. S/I-LWKS/B
Appendix II  Notes of the Draft Luk Wu and Keung Shan Outline Zoning Plan No.

S/I-LWKS/B

Appendix III Explanatory Statement of the Draft Luk Wu and Keung Shan Outline

Zoning Plan No. S/I-LWKS/B

Appendix IV  Planning Report on Luk Wu and Keung Shan
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Appendix V  Summary of Deviations from the Master Schedule of Notes

PLANNING DEPARTMENT
MAY 2014
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Appendix 11

DRAFT LUK WU AND KEUNG SHAN
OUTLINE ZONING PLAN NO. S/I-LWKS/B

(Being a Draft Plan for the Purposes of the Town Planning Ordinance)
NOTES
(N.B. These form part of the Plan)

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

may be obtained.

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

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

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 a permission granted by the Town Planning Board.

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

(6) °  Except as otherwise specified by the Town Planning Board, when a use or material
change of use is effected or a development or redevelopment is undertaken, as always
permitted in terms of the Plan or in accordance with a permission granted by the Town
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(8)
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(10)

-2 - , S/A-LWKS/B

Planning Board, all permissions granted by the Town Planning Board in respect of the
site of the use or material change of use or development or redevelopment shall lapse.

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

The following uses or developments are always permitted on land falling within the
boundaries of the Plan except where the uses or developments are specified in Column
2 of the Notes of individual zones:

(a) maintenance, repair or demolition of a building;

(b) minor alteration or replacement of an existing building i.e. a 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 building with the same building
bulk and for the same use as the existing building;

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

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

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

() rebuilding of New Territories Exempted House;

(g) 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

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

road and on-street vehicle park.

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

(b) Except as otherwise provided in paragraph (10)(a), 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 uses directly related and ancillary to the permitted uses and developments
within the same zone are always permitted and no separate permission is required.

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

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

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

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

to the Town Planning Board

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

Religious Institution

Residential Institution

Planning Intention

This zone is intended primarily for low-rise, low-density residential developments.

Remarks

(a) No new development, or addition, alteration and/or modification to or redevelopment of an
existing building shall result in a total development and/or redevelopment in excess of a
maximum plot ratio of 0.4, a maximum site coverage of 25%, and a maximum building height
of 2 storeys (7.62m), or the plot ratio, site coverage and height of the building which was in
existence on the date of the first publication in the Gazette of the notice of the draft
development permission area plan, whichever is the greater.

(b) In determining the maximum plot ratio and 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 the use and benefit of all the owners or occupiers of the domestic building or
domestic part of the building, provided that such uses and facilities are ancillary and dlrectly
related to the development or redevelopment, may be disregarded.

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

to the Town Planning Board

Agricultural Use Eating Place
Government Use (Police Reporting Centre, Post Government Refuse Collection Point
Office only) Government Use (not elsewhere specified) #
House (New Territories Exempted House only)  House (not elsewhere specified)
On-Farm Domestic Structure Public Convenience
Religious Institution (Ancestral Public Utility Installation #
Hall only) ' Religious Institution (not elsewhere
Rural Committee/Village Office ~ specified) #

Residential Institution #

Shop and Services

Social Welfare Facility #

Utility Installation for Private Project

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

Eating Place
Library

School

Shop and Services

Planning Intention

The planning intention of this zone is to designate both existing recognised villages and areas of land
considered suitable for village expansion. Land within this zone is 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 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 and community uses may be permitted on
application to the Town Planning Board.

(Please see next page)
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(b)
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VILLAGE TYPE DEVELOPMENT (Cont’d)

Remarks

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

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

Column 1
Uses always permitted

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

Animal Quarantine Centre

(in Government building only)
Broadcasting, Television and/or Film Studio
Eating Place (Canteen,

Cooked Food Centre only)

Educational Institution
Field Study/Education/Visitor Centre
Government Refuse Collection Point
Government Use (not elsewhere specified)
Institutional Use (not elsewhere specified)
Library
Market .
Place of Recreation, Sports or Culture
Public Clinic '
Public Convenience
Public Transport Terminus or Station
Public Utility Installation
~ Public Vehicle Park

(excluding container vehicle)
Religious Institution
Research, Design and Development Centre
Rural Committee/Village Office
School '
Service Reservoir
Social Welfare Facility -
Training Centre

Animal Boarding Establishment
Animal Quarantine Centre

(not elsewhere specified)
Columbarium
Crematorium

. Eating Place (not elsewhere specified)

Funeral Facility

Holiday Camp

Office

Petrol Filling Station

Place of Entertainment

Private Club

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

Residential Institution _

Recyclable Collection Centre

Sewage Treatment/Screening Plant

Shop and Services

Utility Installation for Private Project

Zoo

Planning Intention

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

establishments.

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

Remarks

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 the
maximum building heights, in terms of number of storey(s), 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 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.



-6 -

S/I-LWKS/B

GOVERNMENT, INSTITUTION OR COMMUNITY (1)

Column 1
Uses always permitted

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

Government Refuse Collection Point
Government Use (not elsewhere specified)
Public Convenience

Religious Institution (minor alteration or

replacement of an existing religious
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 building with the same building bulk
and for the religious use as the
existing religious building)

Eating Place
House (New Territories Exempted House only,

other than rebuilding of New
Territories Exempted House or
replacement of

existing domestic building by New
Territories Exempted House, or minor
alteration or replacement of an existing
building by a building with the same
building bulk and for the same use as

- the existing building permitted under

the covering Notes)

Public Utility Installation

Religious Institution (not elsewhere specified)
Residential Institution

Shop and Services (Retail Shop only)

Social Welfare Facility

Utility Installation for Private Project

Planning Intention

This sub-zone is intended primarily for designating the existing religious uses.
Government, institution or community facilities are permitted in this sub-zone.

Only selected

Remarks

(a) 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 the
maximum building heights, in terms of number of storey(s), 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 notice of the draft development permission area plan, whichever is the greater.

(b)  Based on the individual merits of a development or redeveIopment 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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AGRICULTURE

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 only)
On-Farm Domestic Structure

Public Convenience

Religious Institution (Ancestral Hall only)
Rural Committee/Village Office

Animal Boarding Establishment

Barbecue Spot

Burial Ground

Field Study/Education/Visitor Centre

Government Refuse Collection Point

Government Use (not elsewhere specified)

House (New Territories Exempted House only,
other than rebuilding of New Territories
Exempted House or replacement of
existing domestic building by New
Territories Exempted House, or minor
alteration or replacement of an existing
building by a building with the same
building bulk and for the same use as the
existing building permitted under the
covering Notes)

Picnic Area

Place of Recreation, Sports or Culture

(Horse Riding School, Hobby Farm,
Fishing Ground only)

Public Utility Installation

Religious Institution (other than minor alteration
or replacement of an existing building by
a building with the same building bulk and
for the same use as the existing building
permitted under the covering Notes)

~ School

Utility Installation for Private Project

Planning Intention

This zone is intended primarily to retain and safeguard good quality agricultural land/farm for

agricultural purposes.

It is also intended to retain fallow arable land with good potential for

rehabilitation for cultivation and other agricultural purposes.

(Please see next page)



S/A-LWKS/B-

AGRICULTURE (Cont’d)

Remarks

Any diversion of streams or filling of land, including that to effect a change of use to any of those
specified in Columns 1 and 2 above or the uses or developments always permitted under the covering
Notes (except public works co-ordinated or implemented by Government, and maintenance, repair or
rebuilding works), shall not be undertaken or continued on or after the date of the first publication in
the Gazette of the notice of the draft development permission area plan without the permission from
the Town Planning Board under section 16 of the Town Planning Ordinance. This restriction does not
apply to filling of land specifically required under prior written instructions of Government
department(s) or for the purposes specified below:

(1) layingof soil not exceeding 1.2m in thickness for éultivation; or

(if) construction of any agricultural structure with prior written approval issued by the Lands
Department.
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GREEN BELT

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

Agricultural Use Barbecue Spot
Government Use (Police Reporting Burial Ground
Centre only) Field Study/Education/Visitor Centre
Nature Reserve Government Refuse Collection Point
Nature Trail Government Use (not elsewhere specified)
On-Farm Domestic Structure Holiday Camp
Public Convenience House (New Territories Exempted House only,
Wild Animals Protection Area other than rebuilding of New Territories
Exempted House or replacement of
existing domestic building by New
Territories Exempted House, or minor
alteration or replacement of an existing
building by a building with the same
building bulk and for the same use as the
existing building permitted under the
covering Notes)
Picnic Area
Place of Recreation, Sports or Culture
Public Utility Installation
Radar, Telecommunications Electronic
Microwave Repeater, Television
and/or Radio Transmitter Installation
" Religious Institution (other than minor alteration
or replacement of an existing building
by a building with the same building
bulk and for the same use as the
existing building permitted under the
covering Notes)
Residential Institution
Rural Committee/Village Office
School
Service Reservoir
Social Welfare Facility
Tent Camping Ground
Utility Installation for Private Project

(Please see next page)
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GREEN BELT (Cont’d)

Planning Intention

This zone is primarily intended for defining the limits of development areas by natural features and to
preserve the existing natural landscape as well as to provide passive recreational outlets. There is a
general presumption against development within this zone.

Remarks

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

Country Park means a country park or special area as designated under the Country Parks Ordinance
(Cap. 208). All uses and developments require consent from the Country and Marine Parks Authority
and approval from the Town Planning Board is not required.
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DRAFT LUK WU AND KEUNG SHAN
OUTLINE ZONING PLAN NO. S/I-LWKS/B

(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

1.

constitute a part of the Plan.

INTRODUCTION

This Explanatory Statement is intended to assist an understanding of the draft Luk Wu
and Keung Shan Outline Zoning Plan (OZP) No. S/I-LWKS/B. It reflects the
planning intention and objectives of the Town Planning Board (the Board) for various
land-use zonings of the plan.

AUTHORITY FOR THE PLAN AND PROCEDURE

2.1 On 8 August 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 a draft plan designating -
the Luk Wu and Keung Shan area as a development permission area (DPA).

2.2  On 2 September 2011, the draft Luk Wu and Keung Shan DPA Plan No.
DPA/I-LWKS/1 was exhibited for public inspection under section 5 of the
Ordinance. During the plan exhibition period, 451 representations were
received. When the representations were published, 3 comments were received.
After giving consideration to the representations and comments on 9 March
2012, the Board decided not to uphold the representations and not to propose
any amendment to the draft DPA Plan.

23 On 5 June 2012, the Chief Executive in Council (CE in C), under section 9(1)(a)
of the Ordinance, approved the draft Luk Wu and Keung Shan DPA Plan, which
was subsequently renumbered as DPA/I-LWKS/2. On 15 June 2012, the
approved Luk Wu and Keung Shan DPA Plan No. DPA/I-LWKS/2 was exhibited
for public inspection under section 9(5) of the Ordinance. '

2.4  On 14 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 Luk Wu and Keung Shan area.

2.5  On XX August 2014, the draft Luk Wu and Keung Shan OZP No. XXXXX was
exhibited for public inspection under section 5 of the Ordinance.

OBJECT OF THE PLAN

3.1  The object of the Plan is to indicate the broad land-use zonings for the area of
Luk Wu and Keung Shan so that development and redevelopment within the
-area of Luk Wu and Keung Shan can be put under statutory planning control.



3.2

S/A-LWKS/B

It also provides the planning framework for preparing more detailed
non-statutory plans which form the ba51s for public works planning and site
reservation for various uses.

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

NOTES OF THE PLAN

4.1

42

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

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

THE PLANNING SCHEME AREA

5.1

5.2

The Area, covering a total area of about 167 ha, is located on Lantau Island to
the east of Tai O and to the southwest of Ngong Ping, and accessible by vehicles
via Sham Wat Road, Tai O Road and Keung Shan Road. It is completely
encircled by the Lantau North Country Park in the north and west and Lantau
South Country Park in the south and east.

The Area mainly consists of woodland, shrubland and- grassland of mostly
native species and plantations. Denser vegetation can be found in the valleys
and south-facing slopes. A number of natural streams and water bodies,
including Keung Shan Catchwater, can be found in the Area. According to the
Director of Agriculture, Fisheries and Conservation (DAFC), floral species in
the Area are mostly common and widespread with scattered protected species
(e.g. Aquilaria sinensis (£ J[Z) and Pavetta hongkongensis (Z&EA1E)),
and uncommon species that are characteristic of the Lantau flora (e.g. Gmelina
chinensis (1% and Fraxinus griffithii (F8#). The aquatic habitats in
the Area support a high diversity of amphibian species, including the Romer’s
Tree Frog (BEEK/MEHE). Bats recorded in the water tunnels in the vicinity
also utilize the woodland, grassland and water bodies associated with the tunnel
openings as foraging grounds. Though the flora in the Area are mostly
common and widespread species, the wooded areas form continuous stretches of
well-established vegetation with those located at the adjacent Lantau North and
Lautau South County Parks and are ecologically-linked to the natural habitats
therein. The Area has a high landscape value which complements the overall
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natural setting and the landscape beauty of the surrounding Lantau North and
Lantau South Country Parks.

5.3  The Area is characterised by a rural, religious and tranquil ambience. There
are some platforms in the Area where agricultural activities once flourished.
Except occasional/active cultivation, most of the farmland is now abandoned.
There are three recognized villages in the Area, namely Luk Wu Village, Upper
Keung Shan Village and Lower Keung Shan Village. Village houses of mainly
one to two storeys are scattered over the Area. In the Upper and Lower Keung

~ Shan Villages, there are several village houses. Only a few of them are occupied
while some are ruined and dilapidated.

54  The religious communities practising Buddhism give the Area a special
religious character. The numerous temples/monasteries/nunneries fill up the
Area with a spiritual and tranquil atmosphere. There are two main religious
clusters in the areas of Luk Wu (near Yin Hing Monastery) and Lower Keung
Shan (near Ling Yan Monastery) respectively. The relatively larger and
well-known temples are Ling Yan Monastery, Yin Hing Monastery and Kwun
Yam Temple. The Area is an important and holy place for monks, nuns and their
followers for worshipping, retreating, practising and accommodations of the
religious communities. Most of the religious buildings were built in the early
half of the last century. Eleven of them are graded historic buildings which are
worthy of preservation.

5.5 Sham Wat Road, Tai O Road and Keung Shan Road connecting to South Lantau
Road and Tung Chung Road are the main accesses to the Area. These roads
are subject to the Closed Road Permit system and only franchised bus services,
Lantau taxis and vehicles with permit can have access to the Area.

5.6 A catchwater (Keung Shan Catchwater) is located between Upper Keung Shan
and Lower Keung Shan. Generally, the area to the east of this catchwater falls
within the water gathering grounds (WGGs). Any development within WGGs
would have to be subject to careful control to avoid pollution or erosion of
WGGs. A part of Keung Shan Catchwater and its service road to the north of
Ngau Kwo Tin fall within Lantau South Country Park. Part of the Lantau Forest
Track (Keung Shan Section) overlaps with the service road. Keung Shan
Catchwater and its service road are also part of the Keung Shan Country Trail
which is a popular hiking trail for public enjoyment.

6. POPULATION

According to the 2011 Census, the total population of the Area is 100 persons. It is
expected that the planned population of the Area would be about 250.
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7. OPPORTUNITIES AND CONSTRAINTS

7.1 Opportunities

7.1.1

7.1.2

Conservation Potential

Luk Wu and Keung Shan area has high scenic, landscape and ecological
value which complements the natural landscape and ecologically links
up with the natural habitats of the surrounding Lantau North and Lantau
South Country Parks. Based on the habitat map, the vegetated areas
within the planning area are mainly woodlands, and natural streams are
present. The natural landscape, continuous stretch of well-established
vegetation and the aquatic habitats which support some fauna and flora
species of conservation importance are worthy of protection, and the
scale of development in the Area should be compatible with the natural
environment and rural setting.

The religious culture has been developed in the Area for a long time.
Monks, nuns and their followers have been inhabiting in the Area for
different religious purposes. The historic buildings, eleven of which
are graded, highlight the history of the local religious culture. Though
the religious communities are scattered in the Area, the general historical
culture, especially the Buddhist character, is worth protecting. If any
proposed development will expand to the heavily wooded area
connected to Country Parks and immediate environs of graded historic
buildings and religious clusters, prior consultation with relevant
government departments should be undertaken in order to protect the
natural environment of the Area and the tranquil ambience and character
of the local culture.

Potential for a Religious Node

The Area, with its scenic natural environment, is famous to hikers,
visitors as well as religious communities participating in religious
activities. Several hiking trails connecting different spots on Lantau
Island including Tai O and Ngong Ping are popular for public enjoyment.
The three larger-scale monasteries and temples, namely Ling Yan
Monastery, Yin Hing Monastery and Kwun Yam Temple, as well as
several historic buildings are scattered in the Area. With the natural
and tranquil environment, the Area may have potential for worshipping,
retreating, meditation and accommodations of the religious communities.
Ancillary accommodations for retreating purpose are organized by some
operators of the temples. The existing rural setting, unique religious
clusters and tranquil atmosphere provide opportunity to develop the
Area as a religious spot mainly for meditation and practicing to promote
the religious character and culture. However, the provision of utilities
and infrastructure is insufficient for any large-scale religious
development.
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7.2 Constraints

7.2.1

7.2.2

723

724

Ecological Significance

The Area is well vegetated and ecologically-linked with the adjacent
Lantau North and Lantau South Country Parks. There are records of
fauna and flora species of conservation importance as described in
paragraph 5.2 above. According to DAFC, the fauna and flora species of
conservation interest that have been recorded are generally associated
with woodland habitat and individuals could be present in different parts
of the planning area. Any proposed developments that may have adverse
impact on the important species and habitats should be carefully
considered.

Landscape Character

The Area is identified as Landscape Protection Area under the Revised
Concept Plan for Lantau promulgated in 2007. It comprises the
naturalness and landscape beauty of the surrounding Lantau North and
Lantau South Country Parks. According to the “Landscape Value
Mapping of Hong Kong” promulgated in 2005, the natural setting of a
densely .vegetated valley surrounded by mountain ranges with some
religious development clusters on slopes in Luk Wu and Keung Shan
area creates a tranquil landscape character and high landscape value to
the Area. Developments in the Area may create impacts to the existing
landscape character. In order to ensure minimal deterioration of the
present high landscape value, new developments should take into
account the natural landscape and rural setting and tranquil character of
the Area.

Cultural Heritage

The Area has been inhabited by the religious communities for a long
period and Buddhists believe the Area is suitable for worshipping,
retreating, meditation and accommodations. Many temples, monasteries
and nunneries have been established in the Area since the early half of
the last century. Large-scale development should be avoided in order to
protect the rural setting and tranquil atmosphere of the Area and preserve
the local character of the religious communities.

The Area contains eleven graded historic buildings which are worthy of
preservation. The Antiquities and Monuments Office (AMO) of the
Leisure and Cultural Services Department (LCSD) and Commissioner
for Heritage’s Office of the Development Bureau should be consulted on
any development or redevelopment proposals which might -affect the
historic buildings or structures and their immediate environs.

Water Gathering Grounds and Streamcourses

A substantial part of the Area covering mainly the area to the east of
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Keung Shan Catchwater falls within the Upper Direct, Upper Indirect,
Lower Direct and Lower Indirect WGGs. There is no existing or
planned public sewer available for the Area. New development within
the Area should be strictly controlled in order to avoid any possible
water pollution so as to safeguard the quality of the water sources of the
Area. The Director of Water Supplies (DWS) advises that for resource
water protection points of view, new development is not acceptable as it
would increase the risk of pollution to WGGs. According to the
Director of Environmental Protection (DEP), for any village type
development within the “Village Type Development” (“V”) zone, it
should be demonstrated that the water quality within WGGs will not be
affected by the proposals. In general, the use of septic tank and
soakaway system for sewage treatment and disposal is not acceptable for
new developments located within WGGs. There should be
demonstrably effective means (such as proper sewage treatment plant) to
ensure that the effluent water quality is acceptable to concerned
government departments such as Environmental Protection Department
(EPD) and Water Supplies Department (WSD). For New Tetritories
Exempted House/ Small House redevelopment, the design and
construction of sewage proposal facilities need to comply with relevant
standards and regulations, such as the EPD’s Practice Note for
Professional Persons (ProPECC PN) 5/93, for protection of the water
quality of the Area. There are also two 120m wide no blasting limit for
WSD’s tunnel traversing the eastern and southeastern edge of the Area.
In general, no excavation, drilling or filling shall be carried out within 60
metres on plan from the centre line of any waterworks tunnel unless the
proposed works will not adversely affect the integrity of the tunnel.

Some natural streams run through the Area. The main stream with rocky
stream bed in the Area connects the water catchment area of Lantau
North and Lantau South Country Parks to Tai O. The natural streams
and their tributaries within the Area, particularly those connected to
Keung Shan Catchwater and the main stream, should be protected.
Developments and any activities near Keung Shan Catchwater and
streams would have to be subject to careful control to avoid pollution of
Keung Shan Catchwater and natural streams. According to DEP, to.
ensure that the construction of the septic tank and soakaway systems for
the village houses complies with the requirement in ProPECC PN 5/93,
~ the boundaries of the “V” zones should be at least 15m away from the
existing watercourses outside WGGs (or 30m away from the existing
watercourses within WGGs for those existing developments).

7.2.5 Burial Grounds

The three permitted burial grounds located in Lower Keung Shan and
Luk Wu are proposed to be retained and should be protected from
development.
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Water Supply

Fresh water supply is available to the three recognized villages and the
religious clusters. The existing fresh water supply system is a village
supply system with limited capacity. For provision of water supply to
relatively high level or remote sites within the Area, new sump and
pump systems are needed. Currently there is no plan to expand the
water supply network within the Area. The limited capacity of the
water supply infrastructure may pose a constraint to further increase in
population or development in the Area.

Sewerage

There is no existing or planned drainage or sewerage provision within
the Area. Any increase in population, number of visitors to the Area or
further developments would require additional facilities. For any
development or redevelopment, the design and construction of the
on-site septic tank/soakaway pit systems need to comply with relevant
standards and regulations, such as EPD’s ProPECC 5/93, for the
protection of the water quality and the natural streams flowing through
the Area.

Geotechnical Constraint

The Area comprises natural hillsides with history of instability, and is
subject to potential landslide hazards. For any future developments in
the Area including the delineated village zones, natural terrain hazard
study would be required to assess the potential hazards and constraints
arising from natural terrain and man-made features, and suitable
upgrading works and mitigation-measures should be provided if found
necessary.

Accessibility

Development of South Lantau, including the Area, is severely
constrained by the limited capacity of the road network, and the Closed
Road Permit System which restricts the numbers of vehicles entering the
Area. Public transport including franchised buses, Lautau taxis and
vehicles with Closed Road Permit is the major option for most visitors to
access the Area. Some parts of the Area are only accessible by
footpaths and walking trails including Lantau Trail in the east of the Area
near Sham Wat Road and Keung Shan Country Trail and Lantau Forest
Trail in the southwest of the Area near Ngau Kwo Tin.  All trails within
the Area shall always be maintained free to public access, and shall be
protected from development in the future. '
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GENERAL PLANNING INTENTION

8.1

8.2

The general planning intention for the Area is to protect the natural landscape
and the special religious and tranquil character which complements the overall
naturalness and the landscape beauty of the surrounding Lantau South and
Lantau North Country Parks and to make provision for future Small House
development for the indigenous villagers of the Area. Developments which
would cause adverse impacts on the water quality and water resources of the
water gathering ground are not encouraged.

In the designation of various zones in the Area, consideration has been given to
protect the natural habitats in the Area such as the wooded areas which form a
continuous stretch of well-established vegetation with those located in the
adjoining Lantau North and Lantau South Country Parks and some natural
streams connecting with Lantau North and Lantau South Country Parks and Tai
O. Fallow and occasional/active agricultural land is retained in view of the
good potential for agricultural use.

LAND-USE ZONINGS

9.1

9.2

“Residential (Group C)” (“R( C)_”): Total Area 0.10 ha

9.1.1 This zone is intended primarily for low-rise, low-density residential
developments. To conserve the existing character and intensity of the
residential development so as to blend in well with the surrounding
natural environment and not to adversely affect the limited infrastructure
in the Area, development in this zone is subject to a maximum plot ratio
of 0.4, site coverage of 25% and building height not exceeding 2 storeys
(7.62m), or the plot ratio, site coverage and height of the building which
was in existence on the date of the first publication of the DPA Plan,
whichever is the greater.

9.1.2 An existing villa development, namely ‘Glen Eagle’ and a residential
development to the south of Luk Wu area and two residential
developments to the north of Ngau Kwo Tin area at the southwestern part
of the Area are under this zoning.

9.1.3 Minor relaxatlon of plot ratio, site coverage and building height :
restrictions may be considered by the Board through the planning
permission system. Each proposal will be considered on its individual
planning merits.

“Village Type Development” (“V*"): Total Area 0.85 ha

9.2.1 The planning intention of this zone is to designate both existing
recognized villages and areas of land considered suitable for village
expansion. 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
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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 and community uses
may be permitted on application to the Board.

Luk Wu, Upper Keung Shan and Lower Keung Shan are the recognized
villages in the Area. The boundaries of the “V” zones are drawn up
around existing clusters having regard to the ‘village environs’ (‘VE’),
the local topography, WGGs, the existing settlement pattern, site
characteristics, 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, burial
grounds and streamcourses have been avoided where possible.
However, since Luk Wu Village is now occupied by temples,
monasteries, nunneries and accommodations for the monks, nuns and
their followers which form a religious cluster. There is no existing
village cluster in the area. No “V” zone is designated for the area.

Upper Keung Shan Village and Lower Keung Shan Village are the two
recognized villages in the Area with Small House demand.
Nevertheless, Upper Keung Shan Village falls within WGGs with strict
control on development. DEP and DWS do not support new village type
development in this area. In this connection, the “V” zone boundary of
Upper Keung Shan Village covers only the existing village houses. The
Small House demand of the Upper Keung Shan Village will be catered
for in the “V” zone for Lower Keung Shan Village.

Besides, an area located outside ‘VE’ of Lower Keung Shan Village
around Hang Pui for Small House development has been approved by the
District Lands Officer/Islands, Lands Department (DLO/Is, LandsD).
This area is included in this zone to reflect the committed/existing
developments.

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
storeys (8.23m) 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 DPA -
plan, whichever is the greater.

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.

As diversion of streams may cause adverse drainage impacts on the’
adjacent areas and adverse impacts on the WGGs and the natural
environment, permission from the Board is required for such activities.
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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. Accordingly, LandsD, 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 (AFCD)
and the Planning Department to ensure that all relevant departments
would have adequate opportunity to review and comment on the
applications.

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 septic
tank/soakaway pit system. For New Territories Exempted House/ Small
House redevelopment, the design and construction of sewage proposal
facilities need to comply with relevant standards and regulations, such as
the EPD’s ProPECC PN 5/93, for protection of the water quality of the
Area.

9.3 “Government, Institution or Community (“G/IC”)”: Total Area 7.38 ha

9.3.1

9.3.2

933

Except the area designated as “G/IC(1)”, the “G/IC” zone is intended
primarily for the provision of Government, institution or community
(GIC) 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. Development within this zone should
be compatible in scale and form with the surrounding natural and rural
environment. To preserve the existing amenity and character, on land
under this zoning, no development or redevelopment should exceed the
building height restrictions 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 DPA Plan, whichever is the greater.

This zone covers the GIC facilities and public utility, like electricity
substation, water pump house, fresh water tank, fresh / raw water break
pressure tanks, refuse collection point and public toilets, serving mainly
the community in Luk Wu and Keung Shan. The AFCD’s Keung Shan
Country Park Management Centre is also under the “G/IC” zone.

Minor relaxation of building height restriction may be considered by the
Board through the planning permission system. Each proposal will be
considered on its individual planning merits.
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“Government, Institution or Community (1)” (“G/IC(1)™):
Total Area 5.19 ha

The planning intention of the “G/IC(1)” sub-zone is primarily for
designating the existing religious uses. Only selected GIC facilities are
permitted in this sub-zone. There are a number of monasteries/temples
and religious uses scattering at the north of Luk Wu, southwest of Lower
Keung Shan and south and east of Upper Keung Shan area. Most of
these religious institutions have been established in the area for decades.
They have also formed religious clusters in the Area. To better reflect
their existing uses, these sites are designated as a “G/IC(1)” sub-zone
with only limited permitted uses. Developments within this sub-zone
are subject to building height restrictions 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 DPA Plan, whichever
is the greater.

The sites of existing religious developments in the Area fall within this
zoning. The religious uses were established in the early half of the last
century and have formed religious communities and clusters in the Area.
The “G/IC(1)” zoning is to reflect the existing religious uses of these
clusters. As advised by DEP, the area around Luk Wu and Upper
Keung Shan are located within WGGs, any use or development within
the WGGs should take into consideration of the protection of water
quality. DWS advises that for resource water protection points of view,
new development is not acceptable as it would increase the risk of
pollution to WGGs. In this connection, strict control on any new
development has been imposed in this sub-zone to protect the water
quality of the area. The existing religious buildings which have been
existing in the area for a long time would be reflected/tolerated under
this sub-zone and minor alteration or redevelopment of the religious
building by a building with the same building bulk and for the same use
as the existing building is always permitted. However, any new
development for ‘Religious Institution’ use shall be considered by the
Board on application under section 16 of the Ordinance to minimize the
potential water quality impact on the streams and the water catchment.

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

“Agriculture” (“AGR”) : Total Area 12.72ha

9.4.1

94.2

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

Fallow arable land with good potential for rehabilitation for cultivation
and agricultural land with occasional/active cultivation are mainly found
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in area near the religious uses and village houses within and in the
vicinity of the “VE’. They are worthy of preservation from agricultural
point of view. ‘

9.4.3 As diversion of streams or filling of land may cause adverse drainage
and environmental impacts on the adjacent areas, permission from the
Board is required for such activities. However, filling of land
specifically required under prior written instructions of government
department(s), or for the purposes of genuine agricultural practice
including laying of soil not exceeding 1.2m in thickness for cultivation,
and construction of agricultural structure with prior written approval
from LandsD is exempted from the control.

9.5  “Green Belt” (“GB”) : Total Area 143.01 ha

9.5.1 The planning intention of this zone is primarily for defining the limits of
development areas by natural features and to preserve the existing
natural landscape as well as to provide passive recreational outlets.
There is a general presumption against development within this zone.

9.5.2 - The “GB” zone covers the natural vegetated areas which consist of
streamcourse, dense woodlands on some knolls in Keung Shan and
relatively disturbed young woodlands that have developed from
abandoned agricultural land. Most of the woodland and areas adjoining
the Lantau North and Lantau South Country Parks are within this zone.

9.5.3 There is a general presumption against development within this zone.

Development in this zone will be strictly controlled. Development

~ proposals will be considered by the Board on individual merits taking

into account the relevant Town Planning Board Guidelines. As

diversion of streams, filling of land or excavation of land may cause

adverse drainage impacts on the adjacent areas and adverse impacts on

the natural environment, permission from the Board is required for such
activities.

9.6 “Country Park” (“CP”) : Total Area 0.38 ha

This zone is to reflect the extent of the country parks which are designated for
the purposes of nature conservation, countryside recreation and nature education.
The zone covers part of the Lantau South Country Park which was designated
on 20 April 1978, namely a section of the southern portion of the Keung Shan
Catchwater and its service road to the north of Ngau Kwo Tin. All uses and
development require consent from the Country and Marine Parks Authority
while approval from the Board is not required.

10. COMMUNICATIONS

The Area is accessible by vehicles via Tai O Road, Keung Shan Road and Sham Wat
Road.
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UTILITY SERVICES

11.1

11.2

The Area is supplied with potable water, electricity and telephone services.
There are neither committed/planned sewerage and-drainage systems nor gas
supply projects for the Area.

The Area falls within WGGs and there are also two 120m wide no blasting limit
for WSD tunnel traversing the eastern and southeastern edge of the Area. In
general, no excavation, drilling or filling shall be carried out within 60 metres on
plan from the centre line of any waterworks tunnel unless the proposed works
will not adversely affect the integrity of the tunnel.

CULTURAL HERITAGE

12.1

12.2

12.3

Within the boundary of the Plan, there are eleven historic buildings i.e. (1) Luk
Wu Ching Ser, Main Building (Grade 2), (2) Luk Wu Ching Ser, Shun Yeung
Sin Yuen (Grade 2), (3) Fat Chuen Tsz (Grade 3), (4) Chuk Yuen Ching Ser
(Grade 3), (5) Ng Chit (Grade 3), (6) Chi Chuk Lam, Main Building (Grade 3),
(7) Chi Chuk Lam, Pavilion (Grade 3), (8) Ng Chun (Grade 3), (9) Po Lin Shut,
Main Building (Grade 3) and (10) & (11) Two Annex Blocks of Po Lin Shut
(Grade 3 respectively). All the above graded historic buildings/structures are

- worthy of preservation.

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

Prior consultation with AMO of LCSD should be made if any development,
redevelopment or rezoning proposals might affect the above graded historic
buildings/structures, new items pending grading assessment and their

~ immediate environs.

IMPLEMENTATION

13.1

13.2

13.3

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

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

Notwithstanding the above, minor improvement works, e.g. access
improvements, utility services installation and public works projects will be
implemented through the Public Works Programme and the Rural Public Works
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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 requirements.

14. PLANNING CONTROL

14.1

14.2 -

14.3

14.4

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

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 always
permitted) must be always permitted in terms of the Plan or, if permission is
required, in accordance with a permission granted by the Board. The Board
will consider these applications on their individual merits. Those alteration
and/or modification works which may lead to an environmental improvement or
upgrading to the Area may be considered favourably by the Board.

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

| Any development, other than those referred to in paragraph 14.1 above or in

conformity with this Plan or with the permission of the Board, undertaken or
continued on or after 2 September 2011 on land included in a plan of the Luk
Wu and Keung Shan DPA may be subject to enforcement proceedings under the
Ordinance. Any diversion of streams, filling of land 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 also be
subject to enforcement proceedings.

TOWN PLANNING BOARD

XXX 2014
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1.

INTRODUCTION

1.1 Purpose of the Planning Report

1.1.1

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 Luk Wu and Keung
Shan (the Area). It also aims at providing a basis
for the preparation of an Outline Zoning Plan
(OZP) and the formulation of a planning
framework for the future development of the

Area.

1.2 Background

1.2.1

The Area is located at the south-western part of
Lantau Island with Tai O to the further northwest
and Ngong Ping to the northeast (Figure 1). Itis

a valley surrounded by mountain ranges with Sze -

Shan in the north, Kwun Yam Shan in the
southeast and the upland of Keung Shan in the

" south.. The Lantau North and Lantau South

Country Parks embrace the whole Area. The

1.2.2

1.2.3

Area mainly consists of woodlands, shrubland and
grassland of mostly native species and plantations.
A number of natural streams and water bodies,
including Keung Shan Catchwater (Figure 5a),
are found in the Area.

There are some platforms in the Area where
agricultural activities once flourished. Except
occasional cultivation, most of the farmland is
now abandoned. There are three recognized
villages, namely, Luk Wu Village, Upper Keung
Shan Village and Lower Keung Shan Village and
a number of temples/monasteries/nunneries in the

Area.

The Area has a rural and natural setting with
religious and tranquil character which is unique in
Hong Kong. To prevent haphazard
developments and conserve the natural and
religious character of the Area, a Development
Permission Area (DPA) Plan to cover the Area has
been prepared to provide planning guidance and
development control pending preparation of an

OZP and to enable enforcement actions to be
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1.2.4

1.2.5

taken against any unauthorized development and

undesirable change of use.

The draft Luk Wu and Keung Shan DPA Plan No.
DPA/I-LWKC/1 exhibited for
inspection on 2.9.2011.  During the plan

was public

exhibition period, 451 representations were
When the

published, 3 comments were received.

were
After
giving consideration to the representations and

received. representations

comments on 9.3.2012, the Board decided not to
propose any amendment to the draft DPA plan to

meet the representations.

On 5.6.2012, the Chief Executive in Council (CE
in C) approved the draft Luk Wu and Keung Shan
DPA Plan, which was subsequently renumbered
as DPA/I-LWKS/2 (Figure 2). On 15.6.2012,
the approved Luk Wu and Keung Shan DPA Plan
No. DPA/I-LWKS/2 was exhibited for public
inspection under section 9(5) of the Town

Planning Ordinance (the Ordinance).

1.2.6 Pursuant to section 20(5) of the Ordinance, the

DPA Plan is effective for three years until
2.9.2014. On 14.3.2014, under the power
delegated by the Chief Executive (CE), the
Secretary of Development pursuant to section
3(1)(a) of the Ordinance, directed the Board to
prepare an OZP for the Area.

2. THE STUDY AREA

2.1 Location

2.1.1

The Area covers an area of about 167 ha of land.
It is encircled by Lantau North Country Park in
the north and west and Lantau South Country
Park in the south and east. It is a country park
enclave. The location of the Area is shown in

Figure 1.
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2.2 Natural Features

Physical Setting and Topography

2.2.1

222

An overview of the Area is shown in Figure 3.
The Area is a valley mainly consisting of
woodlands, shrubland and grassland (Figure 5a).
Denser vegetation can be found in the valleys and
on the south-facing slopes. Dense woodland
vegetation is mainly found along two sides of
streams running from the upper hill to the valley
basin and some knolls in Keung Shan. A number
of natural streams and water bodies, including
Keung Shan Catchwater, are found in the Area.

Major groups of development including
temples/monasteries/nunneries and village houses
are located around Luk Wu and Upper Keung
Shan, northwest of Lower Keung Shan, and near
Cheung Ting and Hang Pui. Two main religious
clusters can be found in Luk Wu (near Yin Hing
Monastery) and Lower Keung Shan (near Ling
Yan Monastery) respectively (Figure 6a). Some
religious related developments, village houses and

223

low-rise residential developments are scattered
over the Area.

Natural Habi’;ats

According to the Director of Agriculture,
Fisheries and Conservation (DAFC), floral
species in the Area are mostly common and
widespread with scattered protected species (e.g.
Aquilaria sinensis ( £+ Jf &) and Pavetta
hongkongensis (& A 0E)), and uncommon
species that are characteristic of the Lantau flora
(e.g. Gmelina chinensis (Z47# and Fraxinus
griffithii (5£fE#)). The aquatic habitats in the
Area support a high diversity of amphibian
species, including the Romer’s Tree Frog (B /]
féhtE). Bats recorded in the water tunnels in the
vicinity also utilize the woodland, grassland and
water bodies associated with the tunnel openings
as foraging grounds. Though the flora in the Area
are mostly common and widespread species, the
wooded areas form continuous stretches of
well-established vegetation with those located at
the adjacent Lantau North and Lantau South
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County Parks and are ecologically-linked to the
natural habitats therein. The Area has a high
landscape value which complements the overall
natural setting and the landscape beauty of the
surrounding Lantau North and Lantau South
Country Parks.

2.3 Historical Development

2.3.1

232

Three recognized villages, namely, Luk Wu
Village, Upper Keung Shan Village and Lower
Keung Shan Village are situated in the Area.

Besides, there are numerous
temples/monasteries/nunneries which create a
spirituél and tranquil atmosphere. Most of the
religious buildings were built in the early half of
the last century. Some were established in late
1800s and redeveloped in early last century. For
example, Chi Chuk Lam (Z/7#K) (built in the
Guangxu (Jt4%) reign) was redeveloped in 1918
and Luk Wu Ching Ser (FE:5H#54) (built in 1883)
was redeveloped in 1955. There are eleven
graded historic buildings (Figures 8a to 8c) with

233

grading endorsed by the Antiquities Advisory
Board (AAB). They include the Main Building of
Luk Wu Ching Ser (EES{EEAKEY) (Grade 2)
and Shun Yeung Sin Yuen of Luk Wu Ching Ser
(REIHFE S5 (LBTE) (Grade 2), Fat Chuen Tsz
(88 223F) (Grade 3), Chuk Yuen Ching Ser (7TE
15%) (Grade 3), Ng Chit (fEf80) (Grade 3), Main
Building of Chi Chuk Lam (&% X&) (Grade
3) and Pavilion of Chi Chuk Lam (‘ZR/MES)
(Grade 3), Ng Chun (fEE) (Grade 3), Main
Building of Po Lin Shut (&&= T#8) (Grade 3)
and two Annex Blocks of Po Lin Shut (&&=

iEEI4E) (Grade 3).

Other than the graded historic buildings, there are

‘other elements with historical value. Besides,

there is an abandoned incinerator which was used
for ‘private crematorium’ for the monks and nuns
in the Area (Photo 29 in Figure 6e).

2.4 Population and Employment

24.1 According to the 2011 Census, the total

population of the Area is 100 persons. It is
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24.2

expected that the planned population of the Area
would be about 250. The major population in the
Area consists of monks, nuns and their followers
living in the religious related buildings and some

village houses.

As the Area is mainly occupied by religious
instituﬁons, the major activities are religious
related. Other economic activities are minimal.
Besides,- the  Agriculture,
Conservation Department’s (AFCD) Keung Shan
Country Park Management Centre (Figure 6a

Fisl_leries and

and Photo 26 in Figure 6e) is located in the Area,
where staff is deployed for the day-to-day
management of Country Parks on Lantau Island,
including management and maintenance of the
Country Park facilities, hiking trails and
recreational sites, cleansing and vegetation
maintenance as well as serving as a station for fire
crews performing stand-by duty during fire
season to detect and ﬁght hill fire within Country

Parks.

2.5 Existing Land Uses

2.5.1

252

The major existing land uses shown in Figure 6a
include the following:

Religious Institution

More than 40 religious buildings including
temples/monasteries/nunneries (Figures 6a and
35 of these
religious developments (Figure 8a and Annex 1)

6b) are scattered in the Area.

have been registered with the Chinese Temples
Committee (% A & ¥ & & € ) which is
established under section 7 of the Chinese Temple
Ordinance (Cap. 7). The religious buildings form
two main religious clusters, one in the
northeastern part of Luk Wu (near Yin Hing
Monastery (ZEBE 3F)) and the other in the
southwestern part of Lower Keung Shan (near
Ling Yan Monastery (EEf&3F)). The relatively
larger and well-known temples are Ling Yan
Monastery, Kwun Yam Temple (8 =F) and Yin
Hing Monastery. Most of these religious

developments are for monks, nuns and their
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followers for worshipping, retreating, practicing,
mediation and accommodations of the religious
communities. Yin Hing Monastery has been partly

converted to columbarium use (Figure 6d).
Village Type Development

There are three recognized villages, namely, Luk
Wu Village, Upper Keung Shan Village and

~ Lower Keung Shan Village. The ‘village

environs’ (‘VE’) of the three villages are shown
on Figure 6a. Luk Wu Village to the immediate
south of Yin Hing Monastery at the northeast part
of the Area is occupied by religious uses (Figure
6b). A number of temples/monastery/nunneries,
religious related buildings and very few village
houses are found in this village. Upper and
Lower Keung Shan Villages (Figure 6¢) which
are separated by Keung Shan Catchwater are
small villages located at the central part of the
Area. Only a few village houses are found
occupied while the others are ruins and
dilapidated. According to the information

provided by the District Lands Officer/Islands,
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2.5.5

Lands Department (DLO/Is, LandsD), there are
no outstanding Small House applications and
Small House granted in the last 10 years in the
three villages. According to the information
providéd by the Inhabitant
Representatives (IIRs) as at 1.1.2013, Small
House demands in the next 10 years are 0, 5 and
17 (as at 1.1.2013) in Luk Wu Village, Upper
Keung Shan Village and Lower Keung Shan

Indigenous

Village respectively.

Some areas at Hang Pui outside ‘VE’ of Lower
Keung Shan Village were approved by DLO/Is,
LandsD for Small House developments in 1981
(Figures 6¢ and 7).

Residential development

There are also village houses of one to two
storeys located in the vicinity of the
temples/monasteries/nunneries in the religious
clusters mostly used as accommodations for the
religious communities, residing by monks, nuns

and followers (Figures 6a to 6¢).
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2.5.6

2.5.7

There -are also some domestic buildings (Figures
6a and 6c¢) scattered in the Area. Many of these
residential developments are only accessible by
footpaths and a few of them are accessible by
roads. These residential developments are on
building lots for different uses including private

residential and non-industrial uses under leases.

Government, Institution or Community (GIC)
Facilities

Major GIC facilities in the Area (Figure 6a) to
meet the community needs include public toilets,
electricity substation, refuse collection point,
water tunnels, fresh water pump house, fresh
water tank, fresh / raw water break pressure tanks
and catchwater tunnel in-between Upper and
Lower Keung Shan (Keung Shan Catchwater) and

AFCD’s Keung Shan Country Park Management
~ Centre (Figure 6e) near Ngau Kwo Tin at the

southwestern part of the Area. There are also two
temporary GIC uses (Figure 6a) including a
maintenance depot of the Highways Department
to the north of Tai O Road and to the south of the

2.5.8

2.5.9

Keung Shan raw water break pressure tank and a
site at the southwestern corner of the Area.

Agricultural Land

There are about 20.88 ha agricultural land in the
Area (Figure 5a). A large amount of the
agricultural land (about 18.23 ha) is abandoned
and covered by vegetation. However, there are
some occasional/active agricultural activities
(about 2.65 ha) ancillary to the temples/nunneries
and villages within and in the vicinity of the ‘VE’

and some religious uses.
Burial Grounds/Columbarium/Crematorium

There are three permitted burial grounds
including Lower Keung Shan Burial Ground
(No.7) next to Tai O Road, Luk Wu Burial
Grounds (No.8) and (No.9) on slope in Luk Wu
(Figure 6a). Besides, some existing graves are
scattered over the area.

2.5.10 There are some columbaria in the Area (Figures
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2.5.11

6a and 6d). Yin Hing Monastery and Ling Yan
Monastery are listed in Part B of the “Information
on Private columbarium”™ issued by the

Development Bureau. Yin Hing Monastery has

been partly converted into columbarium use for

commercial purpose. The columbaria operated by
different religious institutions including Ling Yan
Monastery and Lok Sang Lin She (%44 3+1) are
mainly for the monks, nuns and followers of the
subject religious institutions. The columbarium
operated by Ling Yan Monastery is located on the
adjoining government land. The columbarium
operated by Lok Sang Lin She (Z4:=3%t) is
located at a site with a Government Land Licence
for the purpose of Buddhish tower in Luk Wu to
the northeast of the Area. The other columbarium
is located near Wai Shau Yuen (E{Z[5%) in Luk
Wu.

Others
An abandoned incinerator (Figures 6a and 6e)

which is covered by dense woodland vegetation is
located at the northeast part of the Area across

2.5.12

2.5.13

Sham Wat Road. It was under short term
tenancy issued in 1990 and held by Tai O Rural
Committee (RC) for a non-profit making

crematorium.
Water Gathering Ground (WGG) and Catchwater

Keung Shan Catchwater runs in north-south
direction bisecting Lower Keung Shan and Upper -
Keung Shan (Figures 6a and 6e) and extending
to the west at Ngau Kwo Tin. A part of Keung
Shan Catchwater with its service road falls within
the Country Park.

A substantial part of the Area falls within the
WGG (Figure 9). Parts of the Lower Keung
Shan area and the Upper Keung Shan area fall
within the Lower Indirect, Lower Direct and
Upper Direct WGGs respectively. Part of the Luk
Wu area falls within Lower Direct and Upper '
Direct WGGs. There are also two 120m wide no
blasting limit for WSD’s tunnel traversing the
eastern and southeastern edge of the Area (Figure
9).
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2.6 Land Ownership

2.6.1 Majority of land in the Area (about 82%) is

government land. The remaining 18% is private
land comprising mainly agricultural lots and some
buildings lots and including New Territories
Exempted Houses (NTEHs) (Figure 7) in the
north-eastern and north-western parts of the Area.
There are some lots with licenses issued by
LandsD_ for different uses including Buddhist
tower and private crematorium.

2.7 Transportation and Access

2.7.1 The major roads in the Area including Sham Wat

Road, Tai O Road and Keung Shan Road
connecting to South Lantau Road, Tung Chung
Road and Ngong Ping Road, are subject to Closed
Road Permit system due to government
restrictions on the number of vehicles accessing
South Lantau. Only franchised bus services,
Lantau taxis and vehicles with permit can access
these roads. Regular bus services to and from Tai
O, Tung Chung, Ngong Ping and Mui Wo are
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provided along Tai O Road and Keung Shan
Road.

Many field tracks branching off the roads serve
individual temples and village houses while some
parts of the Area can only be accessed by
footpaths. Hiking trails (Figure 8a) in the Area
connect to different parts of Lantau Island. They
are Lantau Trail in the east of the Area near Sham
Wat Road, Keung Shan Country Trail and Lantau
Forest Trail in the southwest of the Area near
Ngau Kwo Tin.

2.8 Infrastructure and Utility Services

2.8.1

There are no sewerage and drainage systems in
the Area. Fresh water supply is available to some
parts of the Area including the existing village
clusters of Luk Wu, Upper Keung Shan and
Lower Keung Shan. The existing fresh water
system is a village supply system with limited
capacity.
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3. PLANNING ANALYSIS

3.1 Planning Contexts

3.1.1

3.12

The Area, located at the northwest of the Lantau
Island, is a country park enclave and is part of the
wider natural system of the Lantau countryside.
Religious buildings and structures for the
purposes of worshipping, retreating, meditation
and  accommodations of the religious
communities are found in the Area. Most of these
religious buildings were built in the early half of
the last century. Due to the high ecological,
landscape and cultural value of the Area, the
planning framework for the Area should
fundamentally be the preservation of the natural
environment, rural setting and tranquil and

religious ambience.

According to the Revised Concept Plan for
Lantau promulgated in 2007 (Figure 4), the Luk
Wu and Keung Shan area is identified as
Landscape Protection Area. The Area is also
recognized as the religious node in the northwest

10

upland of Lantau Island. Extensive and
large-scale development is not recommended in
order to minimize disturbance to the existing
natural and rural landscape.

3.2 Environment and Cultural Conservation

3.2.1 The Area is encircled by Lantau North and Lantau

South Country Parks. With the scenic setting, the
Area is rural in character mainly consisting of
shrubland,

occasional/fallow agricultural land, village houses,

woodland, grassland,
low-rise residential developments and religious
building clusters. A number of natural streams run
through the Area and Keung Shan Catchwater

" runs in a north-south axle bisecting Lower Keung
.Shan and Upper Keung Shan. Protected and

notable plant and animal species have been

recorded in the Area and its vicinity.

3.2.2 According to AFCD, most of the wooded areas

within the Area are young woodland and
plantations. Although some flora - of

conservation interest have been recorded in these
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areas, their distribution are scattered in nature.

There are two tree speciés recorded in the Area
which are uncommon in Hong Kong as their
distribution are limited to Lantau Island. These
flora species are generally associated with
woodland type of habitats. The wooded areas

should be preserved.

The natural streams and their tributaries within
the Area particularly those connected to the
Keung Shan Catchwater, should also be protected
as they provide important habitats for fauna
species of conservation importance such as
Romer’s Tree Frogs which have been recorded in
the Area.

The religious-related buildings, structures and
clusters have been established up in the Area
since 1800s.
historic buildings (Figures 8a to 8c). The natural

They include eleven graded

environment and topography together with the
religious developments create a special religious
character with spiritual and tranquil atmosphere
to the Area which are worthy of preservation.

11

3.2.5 Upper Keung Shan Village and Lower Keung

Shan Village are the two recognized villages in
the Area with Small House demand. Nevertheless,
Upper Keung Shan Village falls within WGGs,
strict control on the development in WGGs
should - be imposed to minimize the potential

water Director of

quality 1impact. The
Environmental Protection (DEP) does not support
new village type development in this area and the
Director of Water Supplies (DWS) advises that
for resource water protection points of view, new
development is not acceptable as it would

increase the risk of pollution to WGGs.

3.3 Development Constraints (Figure 9)

3.3.1

Ecological Significance

The  Area is well
ecologically-linked with the adjacent Lantau
North and Lantau South Country Parks. There are

records of fauna and flora species of conservation

vegetated  and

importance as described in paragraph 2.2.3 above.
According to DAFC, these species are generally



Planning Report on Luk Wu and Keung Shan

3.3.2

associated with woodland habitat and individuals
could be present in different pafts of the planning
area. Any proposed developments that may have
adverse impact on the important species and
habitats should be carefully considered.

Landscape Character

The Area is identified as Landscape Protection
Area under the Revised Concept Plan for Lantau

promulgated in 2007 (Figure 4). It comprises the

naturalness and landscape beauty of the
surrounding Lantau North and Lantau South
Country Parks. According to the “Landscape
Value Mapping of Hong Kong” promulgated in
2005, the natural setting of a densely vegetated
valley surrounded by mountain ranges with some
religious development clusters on slopes in Luk
Wu and Keung Shan area creates a tranquil
landscape character and high landscape value to
the Area.

impacts to the existing landscape character. In

Developments in the Area may create

order to ensure minimal deterioration of the

present high landscape value, new developments

12
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should take into account the natural landscape and

rural setting and tranquil character of the Area.
Cultural Heritage

The Area has been inhabited by the religious
communities for a long peﬁod and Buddhists
believe the Area is suitable for worshipping,
retreating, meditation and accommodation. Many
temples, monasteries and nunneries have been
established in the Area since the early half of the
last century. Large-scale development should be
avoided in order to protect the rural setting and
tranquil atmosphere of the Area and preserve the
local character of the religious communities.

The Area contains eleven graded historic
buildings, as described in paragraph 2.3.2, which

are worthy of preservation. AMO of LCSD and |
Commissioner for Heritage’s Office of the
Development Bureau should be consulted on any
development or redevelopment proposals which
might affect the historic buildings or structures
and their immediate environs.
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33.6

Some locals regard Kwun Yam Temple and the
Area that the temple is facing as an area of Fung
Shui importance/value (Figure 9). Developments
within the area should be well located and
designed to meet the aspiration of locals.

WGGs and Streamcourses

A substantial part of the Area covering mainly the
area to the east of Keung Shan Catchwater falls
within the Upper Direct, Upper Indirect, Lower
Direct and Lower Indirect WGGs (Figure 9).
There is no existing or planned public sewer
available for the Area. Luk Wu, Upper Keung

Shan and Ngau Kwo Tin fall entirely within .

WGGs. The existing village type development
and religious buildings which have been existing
in the area for a long time would be
reflected/tolerated. New development within the
Area should be strictly controlled in order to
avoid any possible water pollution so as to
safeguard the quality of the water sources of the
Area. DWS advises that for resource water
protection points of view, new development is not

13

acceptable as it would increase the risk of
pollution to WGGs. According to the DEP, for
any village type development within the “Village
Type Development” (*“V”) zone, it should
demonstrate that the water quality within WGGs
will not be affected by the proposals. In general,
the use of septic tank and soakaway system for
sewage treatment and disposal is not acceptable
for new developments located within WGGs.
There should be demonstrably effective means
(such as proper sewage treatment plant) to ensure
that the effluent water quality is acceptable to
concerned government departments such as
Environmental Protection Department (EPD) and
Water Supplies Department (WSD). For New
Territories Exempted House/ Small House
redevelopment, the design and construction of
sewage proposal facilities need to comply with
relevant standards and regulations, such as the
EPD’s Practice Note for Professional Persons
(ProPECC PN) 5/93, for protection of the water
quality of the Area. There are also two 120m wide
no blasting limit for WSD’s tunnel traversing the
eastern and southeastern edge of the Area. In
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3.3.7

general, no excavation, drilling or filling shall be

carried out within 60 metres on plan from the.

centre line of any waterworks tunnel unless the
proposed works will not adversely affect the
integrity of the tunnel.

Some natural streams run through the Area. The
natural streams and their tributaries within the
Area, particularly those connected to Keung Shan
Catchwater, as mentioned in paragraphs 2.2.3 and
3.3.2 above, should be protected. Developments
and any activities near Keung Shan Catchwater
and streams would have to be subject to careful
control to avoid pollution of Keung Shan
Catchwater and natural streams. According to
EPD, to ensure that the construction of the septic
tank and soakaway systems for the village houses
complies with the requirement in ProPECC PN
5/93, the boundaries of the “V” zones should be at
least 15m away from the existing watercourses
outside WGGs (or 30m away from the existing
watercourses within WGGs for those existing

developments).

14

3.3.8
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Burial Grounds

The three permitted burial grdunds located in
Lower Keung Shan and Luk Wu are proposed to
be should be protected from-development.

Water Supply -

Fresh water supply is available to the three
recognized villages and the religious clusters. The
existing fresh water supply system is a village
supply
provision of water supply to relatively high level

system with limited capacity. For
or remote sites within the Area, new sump and
pump system are needed. Currently there is no
plan to expand the water supply network within
the Area.
supply infrastructure may pose a constraint to

The limited capacity of the water

further increase in population or development in
the Area.

Sewerage

3.3.10 There is no existing or planned drainage or
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3.3.11 -

sewerage provision within the Area. Any increase
in population, number of visitors to the Area or
further developments would require additional
facilities. For any development or redevelopment,
the design and construction of the on-site septic
tank/soakaway pit systems need to comply with
relevant standards and regulations, such as EPD’s
ProPECC 5/93, for the protection of the water
quality and the natural streams flowing through
the Area.

Geotechnical

The Area comprises natural hillsides with history
of instability, and is subject to potential landslide
hazards. For any future developments in the
Area ‘including the delineated village zones,
natural terrain hazard study would be required to
assess the potential hazards and constraints
arising from natural terrain and man-made
features, and suitable upgrading works and
mitigation measures should be provided if found

necessary.
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33.12

Accessibility

Development of South Lantau, including the Area,
1s severely constrained by the limited capacity of
the road network, and Closed Road Permit
System which restricts the numbers of vehicles
entering the Area. Public transport including
franchised buses, Lautau taxis and vehicles with
the Closed Road Permit are the major options for
most visitors to access the Area. Some parts of
the Area are only accessible by footpaths and
walking trails including Lantau Trail near Sham
Wat Road and Keung Shan Country Trail and
All trails
within the Area shall always be maintained for

Lantau Forest Trail in Ngau Kwo Tin.

free public access, and shall be protected from
development in the future.

3.4 Development Opportunities

34.1

Conservation Potential

Luk Wu and Keung Shan area has high scenic,

landscape and  ecological value  which
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3.4.2

complements the natural landscape and
ecologically links up with the natural habitats of
the surrounding Lantau North and Lantau South
Country Parks. Based on the habitat rhap, the

vegetated areas within the planning area are

mainly woodlands, and natural streams are

present. The natural landscape, continuous stretch
of well-established Vegetation and the aquatic
habitats which support some fauna and flora
species of conservation importance are worthy of
protection, and the scale of development in the
Area should be compatible with the natural

environment and rural setting.

The religious culture has been developed in the
Area for a long time. Monks, nuns and their
followers have been inhabiting in the Area for
different religious purposes. The
buildings, eleven of which are'graded, highlight
the history of the local religious culture. Though

historic

the religious communities are scattered in the
Area, -the historical culture, especially the
Buddhist character, is worth protecting.

16
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Potential for a Religious Node (Figure 8a)

The Area, with its scenic natural environment, is
famous to hikers, visitors as well as their
followers participating in religious activities.
Several hiking trails connecting different spots on
Lantau Island including Tai O and Ngong Ping are
The three

larger-scale monasteries and temples, namely .

popular for public enjoyment.

Ling Yan Monastery, Yin Hing Monastery and
Kwun Yam Temple, as well as several historic -
buildings are scattered in the Area. With the
natural and tranquil environment, the Area may
have potential for worshipping, retreating,
meditation and accommodations of the religious
communities.  Ancillary accommodations for
retreating purpose are organized by some
operators of the temples. The existing rural setting,
unique religious clusters and tranquil atmosphere
provide opportunity to develop the Area as a
religious spot mainly for meditation and
practicing to promote the religious character and
culture. However, the provision of utilities and

infrastructure is insufficient for any large-scale
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religious development.

3.5 Development Pressure

3.5.1

3.5.2

The replacement OZP will reflect, amongst others,
the existing recognized villages and areas
considered suitable for village expansion. The Tai
O RC has been asking for reservation of sufficient
land in the Area to meet the Small House demand.
Three applications for Small House development
received in 1998 at Lower Keung Shan Village
were all rejected as the sites fall outside the ‘“VE’.
Besides, the RC has raised concern about the
develdpment right of the private land especially
area under building lots and the possibility on
rehabilitation for cultivation and other agricultural

purposes in the Area.

Environmental concern groups and the religious

associations have raised concerns that
developments in the Area would degrade the
natural and cultural environment and ecological
values of the Area. They consider that the

environment of the Area should be protected from
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3.53

any change and suggest to maintain the existing
landscape and religious character, especially for
visitors and religious practitioners as it is famous
internationally with its religious value. However,
they also worry that developing the area as a
tourism spot would destroy the ambience and
tranquil environment of the Area.

Noting the requests and concerns of the Tai O RC,
environmental concern groups and the religious
associations as mentioned above, the Small House
demands of the three recognised villages have
been further assessed. As advised by DLO/Is,
LandsD, according to the IIRs of Luk Wu Village,
Upper Keung Shan Village and Lower Keung
Shan Village, the 10-year forecast of Small House
demand for Luk Wu Village, Upper Keung Shan
Village and Lower Keung Shan Village are 0, 5
and 17 respectively. As the Upper Keung Shan
Village falls within WGG, it is considered that
consolidation of Small House developments at
suitable locations could avoid undesirable
disturbances to the natural environment affecting
limited

water quality .and overtaxing the
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3.5.5

3.5.6

infrastructure in the Area.

As Luk Wu and Upper Keung Shan and Ngau
Kwo Tin fall within WGGs, strict control on
development would be imposed to protect water
quality and to avoid pollution or erosion of the
WGGé; However, the existing residential
development under building lots for private
residential or non-industrial uses, village type
development and religious buildings which have
been existing in the area for a long time would be

reflected/tolerated.

Fallow arable land mainly locates in and adjacent
to the ‘“VE’ of Upper Keung Shan Village and
Lower Keung Shan Village and agricultural land
with occasional/active cultivations mainly locates
near the religious uses and village houses within
and in the vicinity of the ‘VE’. The land is of
good potential for rehabilitation for cultivation
and other agricultural purposes. They are

worthy of preservation for agricultural uses.

Some of the existing religious buildings have
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been converted to columbarium use, in which the
columbarium in Yin Hing Monastery is for

commercial purpose. There are also concerns on

commercial columbarium development in the

Area which would affect the natural environment,
tranquil and religious character and overtax
supporting infrastructure. In this connection,
further conversion of existing religious
institutions to columbarium use should be

avoided.

3.6 Development Proposals/Views Received in the Course
of Preparation of the Plan

In the course of preparation of the Plan, the

following proposals/views have been received:

(a) the Luk Wu Dharma Management Culture
Foundation (LWDMCF) submitted a land use
proposal in December 2013 proposing that
the “Unspecified Use” (“U”) area in the
current DPA Plan should be rezoned to
“Other Specified Uses” annotated “Religious
Meditation and Nature Conservation Area”
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(“OU(RMNCA)”) and “Conservation Area”
(“CA”) to protect and retain the existing rural
character, religious and tranquil ambience,
natural landscape and ecologically significant
features of the Luk Wu area, as well as to
separate sensitive natural environment and
cultural heritage artifacts from the adverse
effects of development (Figure 10). Besides,
LWDMCF proposes that any “commercial
columbarium operations” or expansion of the
commercial columbarium should be strictly
prohibited. According to LWDMCF’s
submission, the proposed “OU(RMNCA)”
zone is to protect and retain the existing rural,
religious, and tranquil ambience; the natural
landscape; and ecologically significant
features of the Luk Wu environment. The
zone is for the purpose of heritage and nature
conservation, public education and research,
as well as to separate sensitive natural
environment and cultural heritage artifacts
from the adverse effects of development.
There is strong presumption against any
development in this zone. In general, only
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(b)

developments that are needed to support the
conservation of the existing natural landscape,
scenic landscape quality of the area, or for
the religious meditative and educational
functions and use, may be considered.
Commercial columbarium development is

not permitted under any circumstances;

representatives from the Kadoorie Farm and
Botanic Garden Corporation (KFBG),
religious communities in Luk Wu area and
the Association for Tai O Environment and
Development held a meeting with Planning
Department (PlanD) on 25.2.2014 to express
their views on the conservation of
environment including the natural stream
course and the cultural heritage and unique
religious character in Luk Wu and Keung
Shan area. KFBG suggests that a 20m to
30m buffer area from natural streams should
be provided to protect the streams and their
natural habitats. The representative from the
religious communities suggests that any

columbarium  uses and large-scale
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development should be prohibited, while
allowance should be made in the draft OZP
for the development of ancillary facilities for
the existing religious uses. The Association
for Tai O Environment and Development
requests for better conservation of the natural
environment and the cultural heritage
including a historical stone path in the Area;

and

(c) a meeting between Tai O RC and PlanD was
held on 10.4.2014 to solicit the former’s
views on the preparation of the draft OZP. Tai
O RC expressed their concerns on private
development right and right for rehabilitation
of abandoned agricultural land into
agricultural use. They suggested that no
development control should be imposed on
private land within the Area. They also
objected to designation of any private land as
“Country Park” (“CP”).

3.6.2 The proposed “OU(RMNCA)” zone suggested by

LWDMCEF is considered too conceptual without
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supporting assessment. The planning intention of
“OURMNCA)” to facilitate the application for
institutional developments that are needed for
religious meditation and educational uses with
ancillary facilities including living
accommodations may encourage undesirable
change of use in undeveloped area. In addition,
the proposed zone covers an extensive area
including existing natural landscape surrounding
the religious clusters. It contradicts with the
general planning intention to protect the natural
landscape, special religious and tranquil landscape
character in the Area. As Luk Wu and Upper

- Keung Shan area falling within WGGs is subject

to strict control on any new development to
protect the water quality in the Area. A more
stringent and specific zoning and planning
intention for the zone covering the religious
clusters only would be more appropriate. An
extensive “OU(RMNCA)” zone covering the
whole general area may induce a large number of
planning applications for religious uses and
generate cumulative impacts on transport,
environment and landscape of the Area.
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3.6.3

3.6.4

For the proposed “CA” zone suggested by
LWDMCEF, DAFC considers that there is no basis
to justify the proposed “CA” zone since “GB”
zoning will also serve the purpose. As regards the
suggestion of buffer area from natural streams by
KFBG, since most of the areas within the
boundary of the OZP are proposed to be zoned
“GB” to conserve the natural landscape including
the natural streams and their adjoining habitats,
the provision of additional buffer areas to protect
the streams would not be necessary.

For the conservation of cultural heritage including
a historical stone path in the Area suggested by
the Association for Tai O Environment and
Development, as most of the existing religious
buildings are zoned “Government, Institution or
Community (1) (“G/IC(1)”) to reflect the
existing religious clusters and other areas are
mainly zoned “GB”, which is intended to preserve
the existing natural landscape as well as to
provide passive recreational outlets and is
generally presumed to be against development
within this zone, the existing religious character
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3.6.5

and natural landscape in the Area would be
preserved.

The Area has a rural and natural setting with
religious and tranquil character and high natural
landscape value, any development should be
compatible with this character and setting to

prevent degrading of the natural landscape and the

religious character in the Area. Most of the
agricultural land which is in good potential for
rehabilitation for agricultural uses would be
reflected as appropriate. As mentioned in
paragraph 3.3.7 above, a large portion of the Area
falls within WGGs, strict control on any.new
development is imposed to avoid any possible
water pollution so as to safeguard the quality of
the water sources of the Area. While existing
village development and religious buildings
would be reflected/tolerated, new development

should be strictly controlled.
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4. PLANNING PROPOSALS

4.1 The Outline Zoning Plan

4.1.1

The draft Luk Wu and Keung Shan OZP prepared
under section 3(1) of the Ordinance is to provide
a stafutory basis for planning control over the
Area. It will supersede the approved Luk Wu
and Keung Shan DPA Plan No. D/I-LWKS/2,
which was exhibited for public inspection under
section 9(5) of the Ordinance on 15.6.2012.
Uses and developments 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.

4.2 Planning Objectives

4.2.1

The development of the Area should gear towards
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the following objectives:

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

(b) to conserve high natural landscape and
ecological value in safeguarding the natural
habitats and natural system of the wider area;

(c) to preserve the natural and rural character
and the cultural environment including
historic buildings and religious

characteristics of the Area; and

(d) to meet the Small House demand of the
recognized villages within the Area.

4.3 Planning Principles

The main planning principles below are adopted
for preparation of the planning and development
proposals of the Area:
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(a) the Area is part of the wider natural system
with continuous stretches of woodland and
aquatic habitats of the Lantau countryside.
Areas to the east of Keung Shan Catchwater
and in Ngau Kwo Tin are WGGs. Due to its
high sensitivity and surrounding Country
Parks, the rural setting, natural landscape
and environment and water quality of the
Area should be preserved and protected;

(b) the Area contains a long history of religious
development with some graded historic
buildings. . The cultural value of these
religious clusters and historic buildings
should be preserved. Developments that
have adverse impact to the existing religious
character, community and historic buildings
should be avoided; and

(c) Small
concentrated at suitable locations in order to

House developments will be
preserve the rural character of the Area. A
few low-rise residential developments will
also be allowed to reflect the existing
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Future

redevelopment should demonstrate such a

situation. development  and
low-rise characteristic and not to overtax the
limited infrastructure or generate adverse

impact to the natural environment.

4.4 Land Use Proposals

4.4.1

442

In 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 infrastructure. It also takes into account the
comments from relevant departments and the
in the Area. The
following land use zones are proposed to be
designated on the OZP (Figure 12).

infrastructure provisions

“Residential (Group C)” (“R(C)”) (0.10 ha or 0.06
%)

(a) The planning intention of this zone is

primarily for low-rise and low-density

residential developments to conserve the
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(b)

(©)

existing character and intensity of the
residential development. Development within
this zone is subject to a maximum plot ratio
of 0.4, site coverage of 25% and building
height not exceeding 2 storeys (7.62m), or
the plot ratio, site coverage and height of the
building which was in existence on the date
of the first publication of the DPA Plan,
whichever is the greater, to ensure that the
development is compatible with the
surrounding natural environment and not to
adversely affect the limited infrastructure in
the Area.

The area within this zone is mainly under
building lots for private residential use or/and
for non-industrial use with existing
residential developments accessible by road
and/or footpath. The “R(C)” zoning is to
reflect the existing entitlement under leases

and/or the existing situation.

An existing villa development, namely ‘Glen
Eagle’ and a residential development to the
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(d)

south of Luk Wu area and two residential
developments to the north of Ngau Kwo Tin
area at the southwestern part of the Area are

under this zoning.

Minor relaxation of plot ratio, site coverage
and building height restrictions may be
considered by the Board through the
planning permission system. Each proposal
will be considered on its individual planning

merits.

. 443 “Villag'e Type Development” (0.85 ha or 0.51 %)

(Figures 11 and 12)

(2)

The planning intention of this zone is to
designate both existing recognized villages
and areas of land considered suitable for
village expansion. Land within this zone is
primarily intended for developmeht 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



Planning Report on Luk Wu and Keung Shan

(b)

(©)

land and provision of infrastructures and
Selected

community uses  serving the needs of the

services. commercial  and
villagers and in support of the village
development are always permitted on the
ground floor of a New Territories Exempted
House. Other commercial and community
uses may be permitted on application to the
Board.

The boundaries of the “V” zones are drawn
up around existing clusters having regard to
‘VE’, the local topography, the WGGs, the
existing settlement pattern, site
characteristics, 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, burial
grounds, ecologically sensitive areas and
streamcourses have been avoided where

possible.

Luk Wu Village is one of the three
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(d)

recognized villages in the Area. However,
since there is no Small House development
and Small House demand within its ‘“VE’ and
the area is occupied by temples, monasteries,
nunneries and accommodations for the
monks, nuns and their followers which have
formed a religious cluster since early last
century and there is no existing village
cluster in the area, no “V” zone is designated
for the area.

Upper Keung Shan Village and Lower Keung
Shan Village are the two recognized villages
in the Area with Small House demand.
Nevertheless, Upper Keung Shan Village
falls within the WGGs, strict control on
development in WGGs should be imposed to
minimize the potential water quality impact.
DEP and DWS do not support new village
type development in this atea. In
consideration of the site constraint of Upper
Keung Shan Village and to satisfy the Small
House demand of Upper Keung Shan Village,
the proposed “V” zone at Upper Keung Shan
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(e)

®

Village (Figure 11) will only reflect the
existing village houses and the Small House
demand of the Upper Keung Shan Village (5

houses) will be catered for in the proposed

“V” zone for Lower Keung Shan Village.
The “V” zone for Lower Keung Shan Village
would be able to accommodate a total of 22
houses (5 houses for Lower Keung Shan
Village and 17 houses for Upper Keung Shan
Village) (Figure 11).

Besides, an area located outside ‘VE’ of
Lower Keung Shan Village around Hang Pui
was approved by DLO/Is, LandsD for Small
House development. This area is included in
this zone to reflect the committed

developments/existing situation.

In order to ensure that any future
development or redevelopment within the
village would retain the village character, no
new development, or additional alteration
and/or modification to or redevelopment of
an existing building shall result in a total
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(9

()

development and/or redevelopment in excess
of a maximum building height of 3 storeys
(8.23m) or the height of the building(s),
whichever is greater. Minor relaxation of the
building height restriction may be considered
by the Board through the planning
permission system. Each proposal will be
considered on its individual planning merits.

As diversion of streams may cause adverse
drainage impacts on the adjacent areas and
adverse impacts on the WGG and the natural
environment, permission from the Board is

required for such activities.

As advised by DEP, any village type
development within the “V” zone within
WGG, should demonstrate that the water
quality within WGG will not be affected by
the proposals. In general, the use of septic

- tank and soakaway systems for sewage

treatment and disposal is considered as an
unacceptable means for new village
developments located in WGG. There should
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be demonstrably effective means (such as
proper sewage treatment plant) to ensure that
the effluent water quality is acceptable to
concerned government departments such as
EPD and WSD. For development outside
WGG, septic tank and soakaway systems
may be considered in location suitable to
- cater for small rural population for operation
of the system.

“Government, Institution ~and Community”
(“G/IC”) (7.38 ha or 4.42 %)

(a) Except the area designated as “G/IC(1)”, this

zone is intended primarily for the provision
of GIC facilities serving the needs of local
residents and/or the wider district, region or
the territory. Development within this zone
should be compatible in scale and form with
the surrounding natural and rural
environment. To preserve the existing
amenity and character, development in this
zone is subject to a maximum building height,
_ in terms of number of storey(s), as stipulated

27

(b)

(©)

(d)

on the OZP (Figure 12), or the height of the
building which was in existence on the date
of the first publication in the Gazette of the
notice of the draft DPA Plan, whichever is
the greater.

Except the area designated as “G/IC(1)”, the
“G/IC” zone covers the major GIC facilities
and public utility, including the AFCD’s
Keung Shan Country Park Management
Centre, electricity substation, water pump
house, fresh water tank, fresh / raw water
break pressure tanks, refuse collection point,
public’  toilets. = However, temporary
government uses have not been included in

this zone due to its temporary nature.

Minor relaxation of building height
restriction may be considered by the Board

. through the planning permission system.

Each proposal will be considered on its
individual planning merits.

This zone also covers areas occupied by
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existing religious uses and its ancillary uses.
These areas are designated as the “G/IC(1)”

sub-zone:

(i) “Government, Institution and
Community (1)” (“G/IC(1)”) (5.19 ha
or 3.11%) — this sub-zone covers

(ii)

existing religious uses. The planning
intention of this sub-zone is primarily
for designating the existing religious
uses. This sub-zone is to preserve the
religious characteristic of the Area and
as such only limited uses are permitted.
Developments within this sub-zone are
subject to building height restrictions as
stipulated on the OZP or the height of
the building which was in existence on
the date of the first publication in the
Gazette of the notice of the draft DPA
Plan, whichever is the greater.

The sites of existing religious
developments in the Area fall within

this zoning. These religious uses are
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established in the early half of the last
century and have formed religious
communities and clusters in the Area.
The “G/IC(1)” zoning is to reflect the
existing religious uses of these clusters.
As advised by DEP, the area around
Luk Wu and Upper Keung Shan are
located within WGGs, any use or.
development within the WGGs should
take into consideration of the protection
of water quality. In this connection,
strict control on any new development
has been imposed in this sub-zone to
protect the water quality of the area.
The existing religious buildings would
be reflected/tolerated under this zone
and minor alteration or redevelopment
of the religious building by a building
with the same building bulk and for the
same use as the existing building would
be permitted. However, any new
development for ‘Religious Institution’
use shall be subject to planning

permission by the Board under section
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16 of the Ordinance to minimize the
potential water quality impact on the

streams and the water catchment.

(iii) The existing religious uses include
temples and monasteries of different
scale. Some of these have been
converted to columbarium uses. There
are three well-known temples in the
Area, namely, Yin Hing Monastry (GE
BE3F), Ling Yan Monastery (EEfE3F)
and Kwun Yam Temple (&£ 3F). Other
temples and religious uses include Luk
Wu Ching Ser (BEH¥5<), Fat Chuen
Tsz (82 5F), Lok Sang Lin She (4%
##+1), Chuk Yuen Ching Ser (7B
<), Ng Chit (fEf), Chi Chuk Lam (&
1#K), Ng Chun (fEE.) and Sai Loi Yee
Yuen (F52CE %) (Figure 8a).

into account

character, natural
infrastructure provision of the Area,

columbarium use would be avoided in

these sub-areas.

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

445 “Agriculture” (“AGR”) (12.72 ha or 7.62 %)

(a)

(b)

This zone is intended primarily to retain and
safeguard good quality agricultural land/farm
for agricultural purposes. It is also intended
to retain fallow and occasional/active arable
land with good potential for rehabilitation for
cultivation and other agricultural purposes.

Fallow arable land mainly locates in and
adjacent to the ‘VE’ of Upper Keung Shan
Village and Lower Keung Shan Village and
agricultural land with occasional/active
cultivations mainly locates near the religious
uses and village houses within and in the
vicinity of the ‘VE’. The land has good
potential for rehabilitation for cultivation and
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(©

other agricultural purposes. They are

worthy of preservation.

As diversion of streams or filling of land may
cause adverse drainage and environmental
impacts on the adjacent areas, permission
from the Board is required for such activities.
However, filling of land specifically required
instructions  of

under prior  written

Government department(s), or for the

purposes of genuine agricultural practice
including laying of soil not exceeding 1.2m
in.thickness for cultivation, and construction
of agricultural structure with prior written
approval from the LandsD is exempted from

the control.

4.4.6 “Green Belt” (“GB”) (143.01 ha or 85.67 %)

(@) The planning intention of this zone is

primarily for defining the limits of
development areas by natural features and to
preserve the existing natural landscape as
well as to provide passive recreational
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(b)

(©)

outlets. There is a general presumption

against development within this zone.

The “GB” zone covers the natural vegetated
areas which consist of streamcourse, dense
woodlands on some knolls in Keung Shan
and relatively disturbed young woodlands
that have developed from abandoned
agricultural land. Most of the woodland and
areas adjoining the Lantau North and Lantau
South Country Parks are within this zone.

There is a general presumption against
development within this zone. Development
in this zone will be strictly controlled.
Development proposals will be considered
by the Board on individual merits taking into
account the relevant Town Planning Board
Guidelines. As diversion of streams, filling
of land or excavation of land may cause
adverse drainage impacts on the adjacent
areas and adverse impacts on the natural
environment, permission from the Board is
required for such activities.
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4.4.7

“Country Park” (“CP”) (Figure 9) (0.38 ha or
0.23 %)

(a) This zone is to reflect the extent of the
country parks which are designated for the
purposes of nature conservation, couhtryside
recreation and nature education. The zone
covers part of the Lantau South Country Park
which was designdted on 20.4.1978, namely
a section of the southern portion of the
Keung Shan Catchwater and its service road
to the north of Ngau Kwo Tin. All uses and
development require consent from the
Couhtry and Marine Parks Authority while
approval from the Board is not required.

5. IMPLEMENTATION

5.1 _ Utilities Services

5.1.1

The Area is supplied with electricity and
telephone services. In respect of other utility
services, potable water supply to . existing
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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.

replacement and rehabilitation of 'existing water

‘However, project works for

main, and project works for “Improvement of
water supply for Tai O facelift” would be carried
out within the Area.

5.1.2 Any increase in population, number of visitors to

the Area or further recreational/residential
developments would require additional facilities.
The design and construction of the on-site septic
tank/soakaway pit systems need to comply with
relevant standards and regulations, such as EPD’s
ProPECC PN 5/93, for the protection of the water
quality and the natural streams flowing through
the Area. In addition, Luk Wu and Upper Keung
Shan areas also fall entirely within WGG. For any
village type development within the “V” zone, it
should be demonstrated that the water quality
within WGG will not be affected by the proposals.
In general, the use of septic tank and soakaway
systems for sewage treatment and disposal is
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considered as an unacceptable means for new
village developments located in WGG. There
should be demonstrably effective means (such as
proper sewage treatment plant) to ensure that the
effluent water quality is acceptable to concerned
government departments such as EPD and WSD.
There are also two 120m wide no blasting limit
for WSD’s tunnel traversing the eastern and
southeastern edge of the Area. In general, no
excavation, drilling or filling shall be carried out
within 60 metres on plan from the centre line of
any waterworks tunnel unless the proposed works
will not adversely affect the integrity of the

tunnel.

5.2 Statutory Development Control

5.2.1

The OZP provides a broad land-use framework
for deVelopment control and implementation of
planning proposals for the Area. More detailed
plans will be prepared as a basis for public works
planning and private developments. The type of
permitted developments and uses on land within

the Area are listed in the Notes of the Plan. All
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522

523

524

- uses directly related and ancillary to the permitted

developments and uses are also permitted.

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

private sectors.

Footpaths, utility services installation and public
works projects will be implemented through the
Public Works Programme, the Rural Public Works
Public = Works

Improvement Programme subject to priority and

Programme, and Local
resource availability. Private developments will
be effected principally through private sector
initiatives in accordance with the zoned uses
indicated on the OZP, provided that their
proposals meet Government requirements.

Any development, or in conformity with this Plan
or with the permission of the Board, undertaken
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or continued on or after 2.9.2011 on land included
in a plan of the Draft Luk Wu and Keung Shan
- Area DPA, may be subject to enforcement

proceedings under the Ordinance.

PLANNING DEPARTMENT
MAY 2014
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Appendix V

Summary of Deviations from the Master Schedule of Notes

Zonings

Column 1 Uses

Column 2 Uses

Residential
(Group C)

Remove:-

- Government Use (Police
Reporting Centre, Post
Office only)

Remove:-
- Eating Place

- Educational Institution

- Government Refuse
Collection Point

- Institutional Use (not
elsewhere specified)

- Library

- Place of Recreation, Sports or
Culture

- Private Club

- Public Clinic

- Public Transport Terminus or
Station

- Recyclable Collection Centre

- School

- Shop and Services

- Social Welfare Facility

- Training Centre

Village Type
Development

Remove:-
- Institutional Use (not

elsewhere specified)#

- Place of Recreation, Sports or
Culture

- Public Clinic

- Public Transport Terminus or
Station

- Public Vehicle Park
(excluding container vehicle)

- School #

Government,
Institution or
Community

Remove:-
- Ambulance Depot

- Exhibition or Convention
Hall

- Hospital

- Recyclable Collection Centre

Remove:-
- Correctional Institution

- Driving School
- Off-course Betting Centre

Added:-
- Recyclable Collection Centre
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Zonings Column 1 Uses Column 2 Uses
- Wholesale Trade

Government, Remove:- Remove:-

Institution or - Ambulance Depot - Animal Boarding

Community (1)

Animal Quarantine Centre
(in Government building
only)

Broadcasting, Television
and/or Film Studio

Eating Place (Canteen,
Cooked Food Centre only)
Educational Institution
Exhibition or Convention
Hall

Field
Study/Education/Visitor
Centre

Hospital

Institutional Use (not
elsewhere specified)
Library

Market

Place of Recreation, Sports
or Culture

Public Clinic

Public Transport Terminus
or Station

Public Utility Installation
Public Vehicle Park
(excluding container vehicle)
Recyclable Collection Centre
Research, Design and
Development Centre
School

Service Reservoir

Social Welfare Facility
Training Centre
Wholesale Trade

Establishment

Animal Quarantine Centre
(not elsewhere specified)
Columbarium

Correctional Institution
Crematorium

Driving School

Funeral Facility

Holiday Camp

Off-course Betting Centre
Office

Petrol Filling Station

Place of Entertainment
Private Club

Radar, Telecommunications
Electronic Microwave
Repeater, Television and/or
Radio Transmitter Installation
Sewage Treatment/Screening
Plant

700

Added: -

Public Utility Installation
Religious Institution (not
elsewhere specified)

Social Welfare Facility

Amended: -

Eating Place

House (New Territories
Exempted House only, other
than rebuilding of New
Territories Exempted House or

replacement of existing
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Zonings Column 1 Uses Column 2 Uses
Amended: - domestic building by New
- Religious Institution (minor Territories Exempted House,
alteration or replacement of or minor alteration or
an existing religious building replacement of an existing
which was in existence on building by a building with the
the date of the first same building bulk and for the
publication in the Gazette of same use as the existing
the notice of the draft building permitted under the
development permission area covering Notes)
plan by a building with the - Shop and Services (Retail
same building bulk and for Shop only)
the religious use as the
existing religious building)
Agriculture - Amended: -

House (New Territories
Exempted House only,

other than rebuilding of New
Territories Exempted House or |
replacement of existing
domestic building by New
Territories Exempted House,
or minor alteration or
replacement of an existing
building by a building with the
same building bulk and for the
same use as the existing
building permitted under the
covering Notes)
Religious Institution (other
than minor alteration or
replacement of an existing
building by a building with the
same building bulk and for the
same use as the existing
building permitted under the

covering Notes)
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Zonings Column 1 Uses Column 2 Uses
Green Belt Remove:- Remove:-

- Picnic Area - Animal Boarding

- Tent Camping Ground Establishment

- Broadcasting, Television
and/or Film Studio

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

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

- Petrol Filling Station

- Public Transport Terminus or
Station

- Public Vehicle Park

(excluding container vehicle)

Added: -
- Barbecue Spot
- Picnic Area

- Tent Camping Ground

Amended: -

- House (New Territories
Exempted House only,

other than rebuilding of New

Territories Exempted House or
replacement of existing
domestic building by New
Territories Exempted House,
or minor alteration or
replacement of an existing
building by a building with the
same building bulk and for the
same use as the existing

building permitted under the
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Zonings

Column 1 Uses

Colu_mn 2 Uses

covering Notes)

Religious Institution (other
than minor alteration or
replacement of an existing
building by a building with the
same building bulk and for the
same use as the existing
building permitted under the

covering Notes)
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Luk Wu Dharma Management Culture Foundation Litd.

Your Ref.: S/I-LWKS/B

Planning Department : Date: 14 July, 2014

District Planning Branch
New Territories District Planning Division By Email & Hand

Sai Kung & Islands District Planning Office
15/F,Sha Tin Government Offices,
No. 1 Sheung Wo Che Road, Sha Tin, N.T.

Dear Sir or Madam,

Re: Supplementary Information'in resgbnse to the
Préliminarv Draft Luk Wu and Keung Shan OZP No. S/I-LWKS/B

1. Background

5 We, the Luk Wu Dharma Management Culture Foundation Ltd., would like:to submit
supplementary information to the Planning Department in response to the Preliminary.
Draft Luk Wu and Keung Shan OZP No. S/I-LWKS/B' (the “Prelim OZP”) that was
published and presented to the Town Planning Board on 16 May, 2014. :

1.2 .In general, we support the Prelim OZP intention to “protect the natural.landscape and
special religious and tranquil character which complements the overall: naturalness
and the landscape beauty of the surrounding Lantau South and Lantau ‘North

_Country Parks”, and we appreciate the effort that PlanD has made to address most of
our concerns in our proposal (dated 3 December, 2013). In particular, we
acknowledge that development is strictly controlled in Luk Wu to protect the religious,
tranquil ‘and natural environment; columbarium development is not permitted é;t the
religious cluster of buildings in Luk Wu; while flexibility would be permitted for minor
alteration of the existing religious buildings to accommodate ancillary facilities.

1.3 However, we have reservation on the accuracy and effectiveness of some aspects of
the Prelim OZP. This includes the inappropriate zoning boundaries of the GIC(1)
zones, which we have discovered when we overlaid the lot plan boundaries with the
Prelim OZP; incompatible land use listed in the schedule of Green Belt (‘GB?) zone;
and incompatible land use listed in the schedule of GIC(1) zone. These aspects are
discussed further below.
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2.3

hE R AL A TR

Luk Wu Dharma Management Culture Foundation Litd.

Proposed Amendments to the Prelim OZP

In' view of the above, we propose to extend the ‘boundaries of some of the GIC(1),
based on the following rationale (Figure 1 and Table 1):

(i) To accurately reflect the building footprints and the flat concrete surfaces that
form foundations of the religious building lots;

(ii) To reflect land areas that have been part of the management:and
custodianship of the religious institution concerned since itsiestablishment,
especially adjacent garden and park areas that are outside of the building lots;

(iit) - To encompass the land area that has already been used for large-scale (50-
100 people), outdoor meditation practices during festival for years:

We also propose a new “Green Belt (1)" (“GB(1)”) zone, which is a modification of the
GB zone, with more strict control to protect the natural and tranquil environment in
Luk Wu. (Figure 2) The proposed changes to the list of Column 1 and 2 uses in the
schedules of GB (to reflect'the proposed GB(1) zone), GIC and GIC(1) are presented
below. (Table 2, 3 and 4) :

We wish to provide a preliminary research document to propose that the GB zones in
the Prelim OZP would be upgraded to Conservation Area (CA) zone. Enclosed,
Annex 1 contains information for the consideration of relevant government
departments. Furthermore, our research team: plans to conduct site surveys of the
ecological and biodiversity in the Luk Wu area and make our submission in due
course.
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- Luk Wu Dhauna Management Cultlue Foundatlon Ltd.

Table 1 Explanatlons for the proposed amendments to the GIC( 1) and-.
: ‘GlC zones |n the Prellm OZP '

(A) Lok Sang Lin Ser (LSLS) S E A Justifi catlons

Portion- (i) proposed to extend the GlC(1) to
accurately encompass LSLS building
- EXTENSIONOF GICI) ZONE - | footprint, and to include a property that has a
S R, S garden and statues that are malntamed and

PROPOSED AMENDMENTS

. ,Justlfcatlons R

! _Proposed to extend ‘t 'ekGIC(1) to ‘
e A‘encompass the nort st com
] footpnnt of MTJY

| Justifications:

Fut Tor Yuen
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Luk Wu Dharma Management Culture Foundation Litd.

: Justifications:

(D) Gak'Su (GS) B

PROPOSED AMENDMENTS

- EXTENSION OF GIC(1) ZONE

Portion (i) contains a small forest on the roai:'l‘ :
side, which has been taken care- of by GS
and used as a medltatlon area.

Portion (||) contams a small garden -and
shack, and pots with water full of lily pads
and plants, that are managed and malntalned,
by GS. The GIC(1) in: portron (i) is also\

the exrstrng north—west bmldlng foofpnnt of s

+|.GS:

(E) Lrn Fa Fung (Lotus Shelter) ﬁ?ﬁé &

: Justifications:

| SimPakLam (SPL) &4k

Lin Fa Fung (Lotus Shelter)

Existing
| Buildings of

: : Portlon (r) is the ﬂat concrete surface areav-‘

proposed to extend to accurately encompass |

PageSof1z
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Euk-Wu Dhiarina Mmlagement Culture Foundation Ltd.

._(F)'fv’_\{ai_sau Yien (WSY) Bk

JuSﬁf catiorié

PROPOSED AMENDMENTS

- EXTENSION OF GIC(1) ZONE

Portnon (|) is_land held by WSY under
Ilcense whlch is now well taken care of

Portlon (ii) though no land tltle but has
’been occupied and taken care of by WSY
with landscaplng features connected to:
porhon(l) ARG s L T N
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- Luk VV u Dheuma Management Culture Foundation Litd.

(H) Cheung Kwong Yuen #t506

Justiﬂcations: :

PROPOSED AMENDMENTS

- EXTENSION OF GIC(1) ZONE

| Portion- (i) has existing- small agricUItural ’

plots close to the footpath for cultivation of
vegetables and is taken care of by- CKY
There are: plans to extend the plots' to- the
land on parts o_f the gentle slope to the wes_t

The soil there is in ‘good condition for-

agricultural cultivation of plants frurts and

Cheung Kwong Yuen vegetables fOl' CKY >
Building Footprint ; : o
g Kwong (MLK) (Lots no. 377, “Jgisj,t’ifﬁ':cat_ionx;s_;‘_ , :

MLK Lot 388

; vGIC(1) and not by GB, to reﬂect_th
v_use there ; ;

Lot 393
-because the property is: pnmanly us
»-MLK to support the Buddhrst relrg us,_

: quarters for these pract|t|oners

| The properties at lots 377, 388 and 393 have.. g
been managed marntalned and occupred by< s

MLK: for many years. The propertles have | Py

| been for. Buddhism religious practlces and as |
| hermitages. - all along They should aII fall,'v-‘..,

wrthln the GIC(1)

| The building footpnnt ‘and surroundlng ﬂatf
concrete surface ats Lot 388 is. accurately’,

covered m GIC(1)

However, Lot 377 should be cov
is incorrectly ioned ¥a

practrces rn the area and as ‘used as .Ilvmg
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Luk Wu Dharma Management Culture Foundation Ltd
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Luk Wu Dharma Management Culture Foundation Ltd.

rTable 2: Proposed New Special Zoning modified from the GB zone

GREEN BELT (1)

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
only)

Nature Reserve

Nature Trail

On-Farm Domestic Structure

Public Convenience

Wild Animals Protection Area

BarbeeueSpet

Burial-Ground

Field Study/Education/Visitor Centre

Government Refuse Collection Point

Government Use'(not elsewhere specified)
Heliday-Camp

House (New Territories Exempted House only,other
than rebuilding:of New: Territories Exempted House:or
replacement of‘existing domestic building by New
Territories Exempted House, or minor alteration or
replacement of an existing building by a building with
the same building bulk and for.the same use as the.
existing building permitted under the covering Notes)

&)
Public Utility Installation
Radar, Telecommunications Electronic Microwave
Repeater, Television and/or Radio Transmitter
Installation
Religious Institution (other than minor alteration
or replacement of an‘existing building by a building
with the same building bulk and for. the same use as the
existing building permitted under the covering Notes)

Rural Committee/Village Office
Secheol

Service Reservoir
Social Welfare Facility

Utility Installation for Private Project

EXPLANATIONS

The above uses are proposed to be removed from the
GB so to reflect a more stringent control of land uses‘in
a special GB(1) that surrounds the sensitive religious
buildings GIC(1) area. They are incompatible with the
intention of keeping the environment noise-free and
with minimal impact to the existing natural area. These
uses would potentially attract more members of the
public to engage in activities that would create noise,
air, visual impact to the Luk Wu residents and tranquil,
religious environment.
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Luk Wu Dharma Management Culture Foundation Litd.

Table 3: Proposed changes to the GIC(1) zone

GOVERNMENT, INSTITUTION OR COMMUNITY (1)

Column-1
Uses always permitted

Column 2

Uses that may be'permitted with or without
conditions on application to the Town Planmng
Board

Government Refuse Collection Point
Government Use (not elsewhere specified)
Public Convenience

Religious Institution (minor alteration or
replacement of an existing religious 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
building with the same building bulk and for the
religious use asithe existing religious building)

Suggest to add:
- Agricultural Use

Public Utility Installation

Religious Institution (not elsewhere spec1ﬁed)

Residential Institution (only as supportmg facility
of religious znstzfutzon)

Social Welfare Facility
Utility Installation for. Private Project

Suggest to add:

Field Study/Education/ Centre
Government Use (not elsewhere specified)
Institutional Use (not elsewhere specified
Educational Institution

EXPLANATIONS

The above use is proposed to be added to reflect:
the existing character of the land around the
religious buildings. The soil in the area is suitable
and good potential for agricultural use. Some Luk
Wau residents carry out cultivation of fruit trees
and vegetables in the vicinity of their buildings.
Such use should be permitted, provided that the
land is clear of valuable trees.

The above uses are proposed to be removed from
the GIC(1). The Luk Wu residents would not
require the commercial uses such'as “eating
place” or “shop and services (retail shop only)”,
as there is no need for these uses and no intention
to provide these in their properties in the future.
Conversion to private houses is not appropriate
and should not be entertained. Applications for
“Residential Institution” should be considered
only as supporting facility of religious institution.
Eurther, it is our conviction that Luk Wu should
remain a religious place. Assuch, any change of
existing use should not be allowed unlessit'is for
the benefit of the Hong Kong community as'a
whole (such as education).

Page 11 of 13
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Luk Wu Dharma Management Culture Foundation Lid.

Table 2: Proposed changes to the GIC zone

GOVERNMENT, INSTITUTION OR COMMUNITY

Column.1
Uses always permitted

Column 2

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

Animal Quarantine Centre

(in Government building only)
Broadcasting, Television and/or Film
Eating Place (Canteen, Cooked Food: Centre only)
Educational Institution
Field Study/Education/Visitor Centre
Government Refuse Collection Point
Government Use (not elsewhere specified)
Institutional Use (not elsewhere specified)
Library
Market
Place of Recreation, Sports or Culture

| Public Clinic

Public Convenience

Public Transport Terminus or Station
Public Utility Installation

Public Vehicle Park

(excluding container vehicle)
Religious Institution

Research, Design and Development Centre
Rural Committee/Village Office
School ;
Service Reservoir

Social Welfare Facility

Training Centre

‘| Animal Boarding Establishment

Animal Quarantine Centre (not elsewhere
specified) ;

Columbernms

Crematoriun

Eating Place (not elsewhere specified)

Holiday Camp

Office

Petrol Filling Station

Place of Entertainment

Private Club

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

Residential Institution

Sewage Treatment/Screening Plant

Shoprand Services

Utility Installation for Private Project

Z0o

EXPLANATIONS

CEN13

The above “columbarium” “crematorium? and
“funeral facility” uses are proposed to be
removed. The Luk Wu residents are strongly
against any columbarium development in the
area:
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Biodiversity in Luk Wu and Keung Shan Area
Dr. Teresa C. H. Tao and Dr. Shuwen Liu

Department of Geography, University of Hong Kong

Summary

In order to prove the ecological significance of Luk Wu and Keung Shan area, first-hand
information from experts in related fields, such as ecology, biodiversity, zoology,
physical geography, and human geography and secondary data from various sources,
including official reports (e.g. Environmental Impact Assessment reports from 1998 to
2013), Agriculture, Fisheries and Conservation Department(AFCD)’s publications and-
biodiversity database, academic papers, books and pamphlets of Lantau, have been
collected and complied to generate this report.

Since the 1990s, many biodiversity surveys have been carried out in Lantau Island by
AFCD and scholars, but most of the survey sites were located in country park areas. In
some surveys, Keung Shan was selected as one of the survey sites. However, because
Keung Shan covers a large area, including Upper Keung Shan, Lower Keung Shan and
catchwater area, it is difficult to tell whether the survey site cover the enclave area (i.e.
Luk Wu and Keung Shan Area). Except for the Draft Luk Wu and Keung Shan
Development Permission Area Plan (DPA) provided by the Town Planning Board (2011),
which is specifically written for the area, currently there is no other reference providing
biodiversity information of Luk Wu and Keung Shan.

Experts in related fields were consulted in order to obtain biodiversity information of Luk
Wu and Keung Shan area. From April 22, 2014 to May 28, 2014, inquiries were sent out
to Professor David Dudgeon (Chair Professor of Ecology and Biodiversity, School of
Biological Science, HKU), Dr. Billy Hau (Honorary Assistant Professor, The Kadoorie
Institute, HKU), Mr. Vor Yiu (Chairman of Hong Kong Entomological Society), Mr.
James Young (Chairman of Hong Kong Lepidopterists' Society), Dr. Michael Lau
(Senior Head of Local Biodiversity and Regional Wetlands Programme, WWF) and Mr.
Fabian Pedrazzini (spokesman of Green Lantau Association). However, the above experts
all indicated that they and their associations had not undertaken any systematic survey in
Luk Wu and Keung Shan area. Consultations with Dr. Gary Ades (Department Head of
Fauna Conservation Department, Kadoorie Farm & Botanic Garden) and Mr. Tony Nip
(Senior Ecologist, Ecological Advisory Programme, Kadoorie Farm and Botanic Garden)
revealed that experts in Kadoorie Farm and Botanic Garden did not have any specific
data regarding wild mammals on Lantau except for bats. However, several experts have
emphasized the ecological importance of Luk Wu and Keung Shan area. Dr. Cho Nam
Ng (Associate Professor, Department of Geography, HKU), Mr. Tony Nip and Mr. Dee



Hwa Chong (President of Ichthyological Society of Hong Kong) have highlighted that
Luk Wu and Keung Shan area contains a complex stream network that should not receive
pollutants as it drains into the Conservation Area downstream in Tai O. Dr. Cho Nam Ng
has also emphasized the landscape ecological value of Luk Wu. He pointed out that the
valley of Luk Wu is part of the ecosystem because rivers there flow into Tai O. While the
ecological significance of the downstream area (i.e. Tai O) has been well recognized, Luk
Wau as the upstream area, its ecological significance shall not be neglected.

Due to a lack of data, this report not only incorporates the biodiversity information of
Keung Shan, but also the information in adjacent areas of Luk Wu and Keung Shan. The
adjacent areas include Ngong Ping, Shek Pik Reservoir and its catchments, and Man
Cheung Po in the South Lantau Country Park. The reason for covering the adjacent areas
is because for some species, such as avifauna and mammals, their habitats are larger than
the areas of survey site. For example, some of the bat species are “aerial feeding bats
which basically means they can fly distances of several kilometers during the evening
when they forage high in the sky for insects” (Ades, 2014). Because the species of
conservation concern are recorded in adjacent areas of Luk Wu and Keung Shan, most
likely these species also use Luk Wu and Keung Shan as their habitats. Therefore, it is
necessary to designate Luk Wu and Keung Shan area as a conservation area in advance as
further biodiversity survey in the area has yet to be conducted.

Table 1 provides a summary of species of conservation concern in Luk Wu, Keung Shan
and adjacent areas.



Table1 Species of Conservation Concern in Luk Wu, Keung Shan and Adjacent Areas

Type Name of Species Conservation Status Location Source
TUCN Red List Status: Vulnerable
Incense Tree China Red Data Book Status: Vulnerable
Aquilaria sinensis (Lour.) Scheduled under Cap. 586 Protection of
Spreng. (LYTF) Endangered Species of Animals and
Plants Ordinance
Hong Kong Pavette Listed under Cap. 96 Forests and Luk Wu and Keung Town Planning
Pavetta hongkongensis . 4 Shan Board (2011)
. Fs b IE) Countryside Ordinance
Vegetation ( _ = o
(See Little-leaved Rourea AFCD Assessment: Uncommon
Appendix 1) | Gmelina chinensis (ERF) Status in China: Vulnerable
Formosan Ash
Fraxinus griffithii L) AFCD Assessment: Uncommon
Nibgy\_ledla singapureana Vulnerable in China and Endangered in Keung Shan forests
=) Hong Kong )
: Noftke & Yip
Common Swamp Pitcher-Plant R d protected lant . K Sh dland (2014)
Nepenthes mirabilis (FESEEL) are anc protected plant species ar:ng an woodlan
Camellia euryoides (F5EEZY) Rare and protected plant species
Crested Goshawk : .
Accipiter trivirgatus (JBIERE) China Red Data Book Status: Rare
Lesser Coucl . i China Red Data Book Status: Vulnerable
Centropus bengalensis (/NF&HR)
Avif: Greater Coucal Man Cheung Po (#3C
vifauna . .
N . : Vul
(see Centropus sinensis (Y538 15ER) Ghins Red Daa Book Sutis: Vultierable ?E))u;nt So}t)I;l:kL(zgteau AFCD (2012a)
Appendix 2) | Rufous-capped Babbler !

Stachyridopsis ruficeps
(ALERTHES)

Fellowes et al. (2002): Local Concern

Peregrine Falcon
Falco peregrines (JHEEE)

Fellowes et al. (2002): Local Concern

Appendix 1)




Table1 Species of Conservation Concern in Luk Wu, Keung Shan and Adjacent Areas (continued)

Type Name of Species Conservation Status Location Source
Man Cheung Po (& X
gZ:Zi;i;?i:;if&gﬂ L) China Red Data Book Status: Vulnerable Zj?u;nt;o;;?kizzt:u AFCD (2012a)
Appendix 1)
Man Cheung Po (&
: : #7) in South Lantau
f};ﬁiﬁzmns (2 Fellowes et al. (2002): Regional Concern Co)untry. Park (see AFCD (20122)
Appendix 1)
Ngong Ping EPD (2012)
Korilating Bonelli's Eagle China Red Data Book Status: Rare
(see Aquila fasciata (A EEERR) Fellowes et al. (2002): Regional Concern
FpPREE 2| Ezztzf;:ufi:ieoii‘:'us (R Fellowes et al. (2002): Local Concern
White-bellied Sea Eagle Ngong Ping EPD (2012)
Haliaeetus leucogaster Fellowes et al. (2002): Regional Concern
(B JEHEES)
Eurasian Eagle Owl China Red Data Book Status: Rare
‘Bubo bubo (I555) Fellowes et al. (2002): Regional Concern
grfi:lsted.Sexl;pexllt E;fé; China Red Data Book. Status: Vulnerable g;zrg?il:ﬁi:;l;::ng EPD (2002)
pilornis cheela (%l =) Fellowes et al. (2002): Local Concermn territories
Comusn. o) AFCD Assessment: Very Rare Noffke & Yip
Butterflies Hasarg bara {)f dra Fellowes et al. (2002): Local Concern Fieuing Sham stroam g (2014)
(see (ZBEREFFIE, T '
Appendix 3 | Common Birdwing AFCD Assessment: Uncornmon; Species . AFCD (2013)
Troides helena spilotia (% JB\i%) | of Conservation Concern. Ngong Ping Young (1998)




Table 1 Species of Conservation Concern in Luk Wu, Keung Shan and Adjacent Areas (continued)

Type Name of Species Conservation Status Location Source
Golden Birdwing AFCD Assessment: Rare; Species of AFCD (2013)
Troides aeacus aeacus Conservation Concern. Ngong Ping
(ZZE B Fellowes et al. (2002): Local Concern Wong (1999, 2000)
Common Rose AFCD (2013)
Butterflies Pachliopta aristolochiae AFCD Assessment: Rare Ngong Ping
(see (ALZRBLIL) Young (1998)
Appendix 3 | White Dragontail AFCD Assessment: Rare .
Lamproptegra curius (FERIE) Fellowes et al. (2002): Local Concern Hgeng tng MTRC (2003)
Red Lacewing
Cethosia biblis phanaroia AFCD Assessment: Uncommon Ngong Ping MTRC (2003)
(KLHEIE) '
Keung Shan (forested Wilson (1997)
mountain streams)
Sinosticta ogatai (4677 % Jmi#) | Fellowes et al. (2002): Global Concern (1998)
Ngong Ping MTRC (2003)
Keung Shan stream area | Tam et al. (2011)
Short-winged Shadowdamsel Keung Shan (forested .
Dragonflies Protostictc% beaumonti .Fellowes et al. (2002): Global Concern moun%ain Strfgams) Wilson (1997)
(RHHRE FiE) Keung Shan AFCD (2014)
Blue-spotted Dusk-hawker
Gynacantha japonica Fellowes et al. (2002): Local Concern Ngong Ping MTRC (2003)
(AAERR)
Guangdong Hooktail
Melligomphus guangdongensis | Fellowes et al. (2002): Global Concern Keung Shan (streams) Wilson (1997)
(8 R R E)




Table 1 Species of Conservation Concern in Luk Wu, Keung Shan and Adjacent Areas (continued)

Type Name of Species Conservation Status Location Source
Small Clubtail . K Shan (f d
Stylogomphus chunliuae Fellowes et al. (2002): Local Concern teung an oreste Wilson (1997)
(MR ) Shreains)
Tiger Hawker ) K Shan (f d
Polycanthagyna erythromelas Fellowes et al. (2002): Local Concern cung shan ifafesta Wilson (1997)
Ck RO i) mountain streams)
Dragonflies Chi Yellowf = Shan (& 1
inese Yellowface eung Shan (foreste .
Fel .2 :
Agriomorpha fusca (1 EEHE) ellowes et al. (2002): Local Concern streams) Wilson (1997)
ang Kong Clubtail AFCD Assessment: Endemic to Hong
Leptogomphus elegans, a Kon Keung Shan (stream Wil 1997)
subspecies of Leptogomphus F llogwes et al. (2002): Local Con ponds) tlson (
hongkongensis (4575 1E) ¢ i - wocal Loncern
. . AFCD Assessment: Species of
Acrossocheilus beijiangensis .
JRIT SRR ) Conservation Concern
F_reshwater ( = Fellowes et al. (2002): Global Concern Shile Pik Reservoirand
Fish Predaceous Chub IUCN Red List Status: Data Deficient its catchments (see AFCD (2012b)
A(xs;;en dix 4) Parazacco spilurus (Ff) China Red Data Book Status: Vulnerable | Appendix 3)
Wild Carp
CD A :
Hemiculter leucisculus (¥57]) i Ssegpmeni; Uncamunntt
Romer's Tree Frog TUCN Red List Status: Endangered tic habitats in Luk | T Planni
Liuixalus romeri , Philautus Fellowes et al. (2002): Potential Global ;(}Eaa;cd Izellnil SSnIlmnu B(());rcll (;ginll)n g
Herpetofauna | romeri (& /M) Concern g
(see Short-legged Toad AFCD: Species of Conservation Concern | Keung Shan Catchwater | Lau & Dudgeon
Appendix 5) IUCN Red List Status: Endangered area (see Appendix 4) (1999)
Megophrys brachykolos Fellowes et al. (2002): Potential Global
LI f ) ellowes.tal. { i Barential Globa Stream near Keung Shan | EPD (2002)

Concern




Table 1 Species of Conservation Concern in Luk Wu, Keung Shan and Adjacent Areas (continued)

Type Name of Species Conservation Status Location Source
Keung Shan Catchwater | Lau & Dudgeon
TUCN Red List Status: Vulnerabl area (see Appendix 4) (1999)
Lesser Spiny Frog Fell © . lls 20%28_' 'Plin?al él bal Catchment of Shek Pik
Rana exilispinosa (/INiilE) ellowes et.l. (2002): Potential Glaba Reservoir and streams Jiang & Xie (2003)
Concern ;
near the reservoir :
Stream near Ngong Ping | EPD (2012)
: China Red Data Book Status: Vulnerable
h
ISl Fellowes et al. (2002): Potential Regional | Ngong Ping DSD (2002)
Naja atra (ARE1E) Basiser
Herpetof:
(Szzpe orauna Copperhead Racer China Red Data Book Status: Endangered
Appendix 5) | Elaphe radiata (=% 8%) gellowes et al. (2002): Potential Regional | Ngong Ping DSD (2002)
oncern
. China Red Data Book Status: Endangered
Indo-Ch Rat Snak .
e A i rnd Fellowes et al. (2002): Potential Global | Ngong Ping DSD (2002)
Ptyas korros (7K FRME) C
oncern
TUCN Red List Status: Vulnerable
King Cobra China Red Data Book Status: Critically Grassland areas near Nei
Ophiophagus Hannah Endangered Lak Shan. Neone Pin MTRC (2003)
(AR 8% 1 ) Fellowes et al. (2002): Potential Global » NEOUE T1ng
Concern
Keung Shan Chen & Lin (2003)
Ngong Ping EPD (2012)
Mammals .
-nosed Bat
(see Hl.mala?/an . rosed Ba _. | Fellowes et al. (2002): Local Concern forested and wetland
—— Hipposideros armiger (K EFIR) areas adjacent to the Ades (2014)
2 Shek Pik Reservoir,
include Keung Shan




Table 1 Species of Conservation Concern in Luk Wu, Keung Shan and Adjacent Areas (continued)

Type Name of Species Conservation Status Location Source
Keung Shan Chen & Lin (2003)
forested and wetland

If;cl).m(;ne?dLeaf-nosed Bézt/J\ S54E) Fellowes et al. (2002): Local Concern areas adjacent to the Ades (2014
PPOSTIRTOS pomana Shek Pik Reservoir, e )
include Keung Shan
Keung Shan Chen & Lin (2003)
Intermediate Horseshoe Bat AFCD Assessment: Uncommon forested‘and wetland
Rhinolophus affinus (% 581E) | Fellowes et al. (2002): Local Concern ESlr}‘::li ;?ialg::::;;? Ades (2014)
include Keung Shan
Mammals Keung Shan Chen & Lin (2003)
(see Least Horseshoe Bat AFCD Assessment: Uncommon forested and wetland
Appendix 6) | Rhinolophus pusillus Fellowes et al. (2002): Potential Regional | aréas adjacent to the Shek (2006)
(/NFGFENR) Concern Shek Pik Reservoir, Ades (2014)
include Keung Shan
Greater Bent-winged Bat . .
Miniopterus magnater gilrll?:ris ¥ al. (2002)z Potertinl Kegipual Keung Shan Chen & Lin (2003)
(RREIR)
Lesser Bent-winged Bat AFCD Assessment: Uncommon Keung Shan Chen & Lin (2003)
Miniopterus pusillus (P8 31g) | Fellowes et al. (2002): Local Concern forested and wetland Shek (2006)
areas adjacent to the Ades (2014)

Shek Pik Reservoir,
include Keung Shan




Table 1 Species of Conservation Concern in Luk Wu, Keung Shan and Adjacent Areas (continued)

Type Name of Species Conservation Status Location Source
Keung Shan _ Chen & Lin (2003)
Rickett's Big-footed Bat TUCN Red List Status: Near Threatened | T este(cii.and vtvftlillfxld
o . s e . areas adjacent to the
Mpyotis ricketti (K2 FREHE) Fellowes et al. (2002): Local Concern Shek Pik Reservoir, Ades (2014)
include Keung Shan
. forested and wetland
Chinese Myotis AFC D Assessment: Uncommon areas adjacent to the Shek (2006)
Mammals i ) i - China Red Data Book Status: Vulnerable ; ;
(ee Mpyotis chinensis (W #E i E-1g) Fellowes et al. (2002): Local Concern Shek Pik Reservoir, Ades (2014)
Appendix 6) S ) : include Keung Shan
Least Pipistrelle .
. : 2
Pipistrellus tenuis (/MR ) AFCD Assessment Uncommon Shek Pik Shek (2006)
Grey Shrew ] Keung Shan in South
Crocidura attenuata (7K B&) FHED Sxitesinets Unsamen Lantau Country Park Shek (2006)
Greater Bandicoot Rat AFCD Assessment: Rare Keung Shan in South Shek (2006)

Bandicota indica (¥ 5 i)

Fellowes et al. (2002): Local Concern

Lantau Country Park




Appendix 1 Vegetation in Keung Shan

Noftke & Yip (2014, p.37) indicated that several protected plant species have been
recorded in Keung Shan:

“The mature secondary forests of Keung Shan are an important habitat for the
unusual, primitive orchid Neuwiedia singapureana (S. Gale, pers. comm.). It
is considered Vulnerable in China and Endangered in Hong Kong (Barretto et
al. 2011; S. Gale, pers. comm.). Rare and protected plant species such
Nepenthes mirabilis and Camellia euryoides have also been recorded within
Keung Shan woodland area (S. Gale and F.W. Xing, pers. comm.).”

10



Appendix 2 Birds in Man Cheung Po, Lantau
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Figure 1 Survey Route at Man Cheung Po
Source: AFCD (2012a)

Table 2 Deséription and Protection Status of the Survey Site (i.e. Man Cheung Po)

Site The site is located at southwest Lantau Island and falls within the
Description Lautau South Country Park. The survey route starts from Keung Shan
Catchwater and passes through Lung Tsai Ng Yuen, before finishing
at Man Cheung Po. The dominant habitat for the survey route is
hillside shrub, with the exception of Lung Tsai Ng Yuen where a
small abandoned pool provides an artificial wetland and garden.

Site Protection | The site is within Lantau South Country Park.

Source: AFCD (2012a)
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Dicaeum cruentatum

Table 3 Species Recorded in the Survey Site (i.e. Man Cheung Po)

)

2003
Dicrurus hottentottus :
g # 2003
P @
Emberiza pusilla
s a
fjlé%%c%occyx sparverioides @ 2003
Accipiter trivirgatus @ China Red Data Book Status: 2004
IR Rare
Acridotheres cristatellus
2004
8
Aethopyga christinae
7 2004
A &
Apus nipalensis
s & 004
N & :
Buteo japonicus
5 4
rch ) 200
Centrn opus bengalensis @ China Red Data Book Status: 2004
PG Vulnerable
‘Cen.tr opus sinensis 23 China Red Data Book Status: 2004
1B TR Vulnerable
Corvus macrorhynchos .
& 2004
NSk Q ‘
Cyornis hainanus
X & A 2004
MErIEALES Q
gcgégnamys scolopaceus @ 2004
E;tgsét;mus orientalis @ 2004
Francolinus pintadeanus ;
# 2004
HEESE g
gf;urulax canorus @ 2004
%i;gﬁndo rustica @ 2004
Horornis borealis
3 3 7 2004
A @
Lanius cristatus
} 7 2004
AT 155 @
Lanius schach @ 2004
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FRE{HS

Lonchura striata

it @ 2004
;fsuéi:%%éalliope ) 2004
Milyus migrans gFellowes et al. (2002): 2004
BE _Regional Concern

Jj\‘lﬁfgggélla cinerea @ 2004
gf.éz;zcégpa latirostris @ 2004
Aé_};gﬁ%onus caeruleus @ 2004
g%(%g%u% sutorius @ 2004
Ig%u.a_lc%ereus @ 2004
g’ng}r%%zérus auroreus @ 2004
gzjlll:lg;%pus borealis @ 2004
%%élgécopus fuscatus @ 2004
Ig%lgﬁgépus inornatus @ 2004
I%zgél;;;cﬁ%pus proregulus C{J 2004
;}g% ﬂéviventris @ 2004
;’izg;gotus jocosus @ 2004
}é}g;ﬁgotus sinensis @ 2004
e @
%}zi)zgl:é)g;;g chinensis a 2004
;qu(ggg% erythroryncha - @ 2004
R & -
g;gus hodgsoni @ 2005
gégéychus saularis @ 2005
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Ficedula albicilla

5 7 2005
LIRS &
Ficedula zanthopygia f)
% / 2005
HIE s Q
Glaucidium cuculoides
# 2005
o @
Lonchura punctulata
& 2005
A @
%(%tg%ola solitarius @ 2005
\Motacilla alba
3 7 2005
HEs% Q
\Muscicapa sibirica ;
£ 2005
Phylloscopus tenellipes
¢ s & 2005
W& Q
Zoothera sibirica
& 2005
SPEEE ] g
Emberiza spodocephala Q
V 2006
KEEH
Garrulax pectoralis
2 2 2006
e @
Hemixos castanonotus =
% & 2006
RH RS Q
Stachyridopsis ruficeps @ Fellowes et al. (2002): Local 2006
ALTHAHES Concern
Streptopelia orientalis g
& 2006
LI B AR
Ié{g{ﬁ% cardis @ 2008
;}:%Z% hortulorum @ 2008
gig peregrinus @ Fellowes et al. (2002): Local 2009
Concern
.[Z;%;ﬁrg% aurea @ 2011
E
g’gcéﬁgaps indica @ China Red Data Book Status: 2012
Vulnerable
g%yégs thalassinus _ @ 2012
HA B -
Dicaeumcruentatum
o 7 2003
Dicrurushottentottus
SN v 2003
BHE Q

14




Emberizapusilla

Regional Concern

s @ 2003
fj[(i%oﬁ'c%occyxsparverioides 2003
%fggger trivirgatus gChina Red Data Book Status: 2004
)= 5] Rare
/jf_rg_z;cdotherescristatellus @ 2004
g}r%oj‘zéyéagiristinae @ 2004
Apus nipalensis
i Q e
Buteojaponicus
: & 2004
Hink a
Centropusbengalensis @China Red Data Book Status: 2004
NEES Vulnerable
Centr OILuSSi”e”S"S gChina Red Data Book Status: 2004
1 BIRES Vulnerable
Corvusmacrorhynchos
g & 2004
o Q
Cyornishainanus
: s I 2004
s a
FEudynamysscolopaceus Q
& 2004
RS :
Iztgsé;)musorientalis @ 2004
Francolinuspintadeanus
7 2004
SIS Q
Garrulaxcanorus
& 2004
s &
I%i:‘élgndorustica @ 2004
Horornis borealis
: ' & 2004
e &
Laniuscristatus ;
‘ 2 2004
L% &
Laniusschach
‘ 2 2004
eSS Q
Lonchurastriata
& 2004
HEXS Q
é,f;g%zé %calliope @ 2004
Jéi%usmigmns C’J Fellowes et al. (2002): 2004
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\Motacillacinerea

g @ 2004
_i\éuys{cééapalatirostris @ 2004
%{\y%pﬁiéonuscaeruleus @ 2004
g)t%%ogz%sumrius @ 2004
Ig%ﬁcjigreus @ 2004
gézgf)n%i‘%u%rusaumreus m 2004
I;zfzg;lljl;;%pus borealis @ 2004
I;Eh%; l %‘copusfuscatus @ 2004
I;z%l%;%pusinomatus @ 2004
g%l;;%puspmregulus @ 2004
ggrggggiventris @ 2004
gfg;gotusjocosus @ 2004
I';y;_izggotussinensis @ 2004
S @
.%;lﬁog;%zchmenszs @ 2004
;‘J};ggg%erythrowncha @ 2004
%zgéushodgsoni @ 2005
ig‘%oégychu.s*saularis @ 2005
giéc;zggglbicilla E,] 2005
g(;é%%anthopygia' @ 2005
g}g;%tfc{%dégmcuculoides @ 2005
é{;;ztcgrapunctulata @ 2005
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\Monticolasolitarius

g Q) 2005
\Motacilla alba
& 2005
HE5% Q
\Muscicapasibirica
7 2005
Phylloscopustenellipes
; & 2005
KR @
Zootherasibirica
& 2005
H e s Q
Emberizaspodocephala
& 2006
KEE Q)
Garrulaxpectoralis =
5 7 2006
FRCHRES Q
Hemixoscastanonotus
2 7 2006
SR S Q
Stachyridopsisruficeps @ Fellowes et al. (2002): Local 2006
ALEFLES Concern
f{lr%iitépeliaorientalis @ 2006
Iét;c;%cardis @ 2008
%%iz%hortulorum @ 2008
géﬁco peregrinus Ej Fellowes et al. (2002): Local 2009
Concern
}i)%l;;rﬁa%aurea @ 2011
JU
Chalcophapsindica @ China Red Data Book Status: 2012
e S Vulnerable
FEumyiasthalassinus
o . 2012
it @

Source: AFCD (2012a)

Note. Items with yellow highlight mean with local concern or vulnerable.
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Appendix 3 Butterflies in Ngong Ping and Its Adjacent Areas

According to Yip’s analysis (2002) and the information provided by Hong Kong
Lepidopterists’ Society (2014), Ngong Ping is a hotspot of butterflies (see Figure 2, the
red circle indicates the location of Luk Wu and Keung Shan Area). Academic reports
(Young 1998; Wong 1999; Wong 2000) and EIA reports (DSD 2002; MTRC 2003; EPD
2012) indicate that several uncommon butterfly species were recorded in Ngong Ping and
its adjacent areas.

Figure 2 Hotspots of Butterflies in Hong Kong
Source: Hong Kong Lepidopterists’ Society (2014)

According to AFCD (2013), uncommon species Common Birdwing (Troideshelena) and
rare species Golden Birdwing (7. aeacus) are the largest butterflies in Hong Kong. Both
species are listed as butterflies of local conservation concern by Fellowes ef al. (2002).
They share similar habits and occur in areas where India Birthwort (4ristolochiatagala)
grows. Adults often sip nectar from the flowers, and males display significant territorial
behavior (AFCD, 2013). The Indian Birthwort is a climbing vine found in shrublands. It
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is the food plant of Birdwing larvae (AFCD, 2013). Attracted by its special scent, female
Birdwings lay eggs on its stems and leaves. When hatched, the caterpillars feed on new
shoots, buds and leaves (AFCD, 2013). After maturing, caterpillars usually pupate and
hang their chrysalises on the stem of Indian Birthwort. In fact, Birdwings spend a good
part of their life on Indian Birthwort (AFCD, 2013). Both of the species have been
recorded in Ngong Ping.

Aristolochiatagala (India Birthwort E[J & & $1$%).

Comments from Dr. Lewis Cheung:

Because birdwings (both Common Birdwing and Golden Birdwing) spend a good part of
their life on Indian Birthwort (AFCD, 2013), if the vegetation of Indian Birthwort could
be found in Luk Wu and Keung Shan, it will be a strong proof that the area provides a
habitat for the two endangered butterfly species (i.e. Troides species).
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Appendix 4 Freshwater Fish in Shek Pik Reservoir and its catchments

Shek Pik 78

Figure 3 ShekPik Reservoir and its catchments
Source: AFCD (2012b)

Table 4 Description and Protection Status of the Survey Site (i.e. Shek Pik
Reservoir and its catchments)

Site Shek Pik is located in a drainage basin southwest of Lantau Peak.
Description The water sources of the reservoir come from pristine streams on
Lantau Peak, Keung Shan, Kau Nga Ling and Kwun Yam Shan, as
well as from numerous streams of the South Lantau area via the
catchwater. The area uphill of the reservoir is mostly mature
plantation woodland, established for decades. The water quality of
the reservoir is very good and water depth varies across the reservoir.
This environmental setting provides ideal conditions for different fish
species.

Site Protection | The site is within Lantau South Country Park.

Source: AFCD (2012b)
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Table 5 Species Recorded in the Survey Site (i.e. Shek Pik Reservoir and its
catchments) ' e

Acrossocheilus beijiangensis LY AFCD Assessment: Species of
LI EA Conservation Concern 2004
: Fellowes et al. (2002): Global Concern
Oreonectes platycephalus ,
4
PR @ i
; @ TUCN Red List Status: Data
Parazacco spilurus Deficient: 2004
FH  China Red Data Book Status:
Vulnerable
Pseudogastromyzon myersi
&
55 00 B @ e
Pterocryptis anomala
it Q) 2004
Rhinogobius duospilus
Ui @ o
Schistura fasciolata
o 7
s & o
Cirrhinus molitorella
P A 2006
Ctenopharygodon idellus
5 A 2006
Hemichromis stellifer
2
BB A & 2
Hemiculter leucisculus N ito - 2006
BET] ssessment: Uncommon
Liniparhomaloptera disparis
A
b Q) 2006
\Monopterus albus
Wk @ 2006
Oreochromis niloticus
e 1§34 @ ik

Source: AFCD (2012b)

Note. Items with yellow highlight mean with local concern or vulnerable.
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Appendix 5 Amphibians in Keung Shan and Adjacent Areas

From November 1991 to December 1996, an amphibian survey was carried out covering
all terrestrial and aquatic habitats throughout Hong Kong (Lau & Dudgeon, 1998, p.3).
Figure 4 shows the survey sites of the study.
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Figure 4 The Survey Sites for Amphibians in Ho;lg Kong
Source: Lau & Dudgeon (1999)
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Among 165 survey sites, one of the sites was located at Keung Shan (Site No.106, which
is highlighted in Figure 4). Table 6 shows the information of this site, and Table 7 lists
the amphibian species found at the site.

Table 6 Information of the Survey Site at Keung Shan in Lau & Dudgeon’s Study

(1999)
Locality Code Grid Habitats Altitude Survey Date
Reference
Keung Shan | 106 49QGQ9562,. | Forest, 100-120m 4/9/92,
Catchwater 49QGQ9662 | Shrubland, 4/6/94
area Cathwater,
Stream

Source: Lau & Dudgeon (1999)

Table 7 The Species of Amphibian Identified at Keung Shan

Species

Conservation Status

Megophrys brachykolos (2
)

AFCD Assessment: Species of Conservation Concern
TUCN Red List Status: Endangered
Fellowes et al. (2002): Potential Global Concern

Rana exilispinosa (/NiREE)

TUCN Red List Status: Vulnerable
Fellowes et al. (2002): Potential Global Concern

Bufo melanostictus (FEIRIE)
Rana guentheri (8 7K4E)

Rana limnocharis (F )

Rana livida (K&5R14E)

Rana macrodactyla (£ HE3E)
Polypedatesmegacephalus (FE&
Z 1)
Kaloulapulchrapulchra (&4 10
53]

Microhylaornata (7N ¥E)
Microhylapulchra (£ {E¥E)

Common

Source: Lau & Dudgeon (1999)

Yip (2002) conducted a spatial analysis of the terrestrial biodiversity of Hong Kong. In

Yip’s study (2002), 43 core sampli

ng sites were selected and Keung Shan was one of

them (Site No.38 highlighted in Figure 5).
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Figure 5 Locations of the 43 Core Sampling Sites
Source: Yip (2002)

Figure 5 indicates that Site No.38 located at the boundary of the Lantau South Country
Park, which is right next to the country park enclave (i.e. Luk Wu and Keung Shan Area).
The information of the survey site is provided in Table 8.

Table 8 Information of the Survey Site at Keung Shan in Yip’s Sﬁldy (2002)

Site Starting Site Name Plot Habitat UtTm Traps
Code Date Code (WGS84 Datum)
38 2Sep 1997 KeungShan KS1 shrubland '49QGE 958 622 MTs,YPs

: ’ KS2  bamboo/forest 49QGE 960 618 MTs,YPs,IT

KS3 boggy forest 49QGE 970 623 MTs,YPs,LT
Source: Yip (2002) '

According to Yip (2002), Site No.38 was not only a hotspot for all amphibian species, but
also a hotspot for retile species with conservation concern (see Figure 6, the red circle
indicates the location of Luk Wu and Keung Shan Area, whereas Site No.38 locates at the
boundary of the Lantau South Country Park).
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&%, All species
| Protected areas

Figure 6 Hotspots of Reptiles Identified Using Low-resolution Data (1km)
Source: Yip (2002)
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Appendix 6 Mammals in Keung Shan and Adjacent Areas

Chen and Lin (2003) conducted a bat survey in 2003 in Lantau Island and identified 9
species at Keung Shan (see Figure 7 and Table 9).

Figure 7 The Distribution of Bats in Lantau Island
Source: Chen & Lin (2003)

Table 9 The Bat Species Recorded in Keung Shan

Species Status
Hipposideros armiger (K I&) Fellowes et al. (2002): local concern
Hipposideros Pomona (/N IE) Fellowes et al. (2002): local concern
Rhinolophusaffinus (4 %5 SE1F) AFCD Assessment: uncommon

Fellowes et al. (2002): local concern

Rhinolophusrouxi (‘& (K% BAIE)

Rhinolophuspusillus (/]N38 ZE1E) AFCD Assessment: uncommon
Fellowes et al. (2002): potential regional
concern

Miniopterusmagnater (KR 2 1g) Fellowes et al. (2002): potential regional
concern

Miniopteruspusillus (78 &= 2 1g) AFCD Assessment: uncommon

Fellowes et al. (2002): local concern
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Myotismyotis (K iR Eg)
Mpyotisricketti (KX /2 B E18) JUCN Red List Status: near threatened
Fellowes et al. (2002): local concern

Source: Chen & Lin (2003)

Shek (2006) provided a field guide to the Terrestrial Mammals of Hong Kong based on
AFCD’s survey from 2002 to 2005. In AFCD’s survey, the distribution of each species is
presented in a 1km? grid system (see Figure 8), “in which all records of the species found
within the same grid are indicated as ‘present’ by different colours of the grids which
indicate records by different survey methods” (Shek, 2006, p.93). “The girds display the
colour of more accurate method, if more than one survey methods with records within the
same grid” (Shek, 2006, p.93). The red circle in Figure 8 indicates the location of Luk
Wu and Keung Shan Area.

5o P S O S AT

44N S Country Park
[0 457UIEE Special Area
B 4 Restricted Area

Figure 8 Map of Hong Kong in 1km’ Grid System
Source: Shek (2006) '

According to Shek’ study (2006), several uncommon mammal species, including Grey
Shrew Crocidura attenuata (Figure 9), Least Horseshoe Bat Rhinolophus pusillus (Figure
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10), Chinese Myotis Myotis chinensis (Figure 11), Lesser Bent-winged Bat Miniopterus
pusillus (Figure 12) and Greater Bandicoot Rat Bandicota indica (Figure 13), have been
found in the adjacent areas of Luk Wu and Keung Shan. The distribution of these species
and their conservation status are listed below. The red circle in Figure 9 - 13 indicates the
location of Luk Wu and Keung Shan Area.

1. Grey Shrew Crocidura attenuata (7K EF81)

AFCD Assessment: Uncommon

Figure 9 Distribution Record of the Grey Shrew in Hong Kong
Source: Shek (2006)
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2. Least Horseshoe Bat Rhinolophus pusillus (/N3 5818)
AFCD Assessment: Uncommon

Fellowes et al. (2002): Potential Regional Concern

3 G <

Source: Shek (2006)
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3. Chinese Myotis Myotis chinensis (% iR B-i§)
AFCD Assessment: Uncommon
China Red Data Book Status: Vulnerable

. SRR }-‘“- B Tl R A EEOR IS b =2
Figure 11 Distribution Record of the Chinese Myotis in Hong Kong
Source: Shek (2006)
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4. Lesser Bent-winged Bat Miniopterus pusillus (78 += 2 1g)
AFCD Assessment: Uncommon
Fellowes et al. (2002): Local Concern

= = RO » J Lo = L 2% G

Distribution Record of the Lesser Bent-winged Bat in Hong Kong

Figure 12
Source: Shek (2006)
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5. Greater Bandicoot Rat Bandicota indica ($ &5 &)
AFCD Assessment: Rare
Fellowes et al. (2002): Local Concern

LY L =

Figure 13 Distribution Record of the Greater Bandicoot Rat in Hong Kong
Source: Shek (2006)

Through email communication on May 7, 2014, Dr. Gary Ades, who is an expert in bats,
indicated that “some bat species are likely to forage around forested and wetland areas
adjacent to the Shek Pik Reservoir, this would include Keung Shan”. Dr. Ades provided a

list of 10 bats in the area, and indicated the rarest species below are species No.2 and
No.10:

Chinese Horseshoe bat (Rhinolophus sinicus)
Least Horseshoe bat (Rhinolophus pusillus) -
Intermediate Horseshoe bat (Rhinolophus affinis)

1
2
3
4. Pomona Roundleaf bat (Hipposideros pomona)
5 Greater Roundleaf bat (Hipposideros armiger)
6

Chinese Myotis‘(Myotis chinensis)

32



7. Rickett’s Big-footed bat (Myotis ricketti)

8. Greater Bent-winged bat (Minipterus magnater)
9. Small Bent-winged bat (Miniopterus pusillus)
10.  Least Pipistrelle (Pipistrellus tenius)

According to Ades (2014):

“6,7,8, and 9 are aerial feeding bats which basically means they can fly distances of
several kilometres during the evening when they forage high in the sky for insects
(they occupy the night time niche of birds like swallows and swifts).

1 to 5 are species that generally forage close to woodland or open wetland areas,
they tend to remain closer to the daytime roost but can make long journeys if they
need to. The Great roundleaf bat is large (10cm body length) and is a strong flyer, it
will forage over abandoned agriculture areas and on woodland edge sometimes
several kms from the roost site.

The Least Pipistrelle was discovered by CT Shek in 2005 and is present in Shek Pik.

Rickett’s big-footed bat is generally found close to water as it feeds on small fish as
well as insects.

Although these bat species are not endangered they are sensitive to land use
changes which might affect their foraging areas and also to disturbance to their
daytime roosts. Because of their vulnerability all bats are protected under the Wild
Animal Protection Ordinance (Cap 170) in Hong Kong.”
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2 —.'- °g The Conservancy Association
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‘“.;.\/ ‘\o\ Add.: Unit 102, 1/F, Park Building, 476 Castle Peak Road, Kowloon, Hong

TEEE Tel.: (852)2728 6781  {HE Fax.: (852) 2728 5538

]

11" July 2014

Planning Department

District Planning Branch

New Territories District Planning Division
Sai Kung & Islands District Planning Office
(email: dyptam@pland.gov.hk)

Dear Ms Tam,

Comments on Draft Luk Wu and Keung Shan Outline Zoning Plan (OZP) (No:
S/I-LWKS/B)

Referring to the Town Planning Board (TPB) Paper No.9593, The Conservancy

Association (CA) would like to express our initial comment on the captioned.

Luk Wu and Keung Shan, encircled by Lantau North and Lantau South Country Park, is
such a site of high ecological and landscape importance that require careful planning. CA
would support that the area should be protected by conservation zonings, including

woodland area near the village.

We note from the TPB paper that some streams can be identified within or adjacent to
AGR zone (see figure). To better protect these streams and their riparian zone from
development, especially village encroachment, we suggest that they should be zoned as
Conservation Area (“CA”) or Green Belt (GB). While these zonings would also facilitate
proposed use such as agriculture, it would also highlight the importance to uphold the

presumption against development within these areas.

For various religious buildings within the subject area, we hope to reiterate that the
proposed zoning should also facilitate in-situ preservation of various historical religious
buildings, particularly current graded historic building. Any demolitions of, or alteration
works on these building should obtain planning permission from Town Planning Board.

We agree that columbarium use should not be permitted under G/IC(1) subzone to prevent



further adverse environmental impacts on the tranquil environment in Luk Wu and Keung
Shan.

Yours faithfully,

Ng Hei Man

Assistant Campaign Manager

Cc

Association for Tai O Environment and Development
Designing Hong Kong

Kadoorie Farm and Botanic Garden

WWF — Hong Kong

Figure Streams (marked in blue) adjacent to AGR zones (marked in green)
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Annex VIII

From: © "Tony Nip" < >

To: < >,

Ce: "'Chiu Sein Tuck™ < >, ""Ming Chuan Woo" < >
. Date: 15/07/2014 15:07

Subjecet: A RE: Town Planning Board paper on Luk Wu and Keung Shan OZP
Dear Donna,

At this moment we have no specific comments on the draft plan, given that most of
the V, R(c) and G/IC are mostly existing structures. However, we would like to see
the GB to be turned into GB(1). Only the V zone at Cheung Ting is close to the
stream and this seems to be a problem. But I guess there is already an existing

structure, is that correct?
‘ Any enquires please feel free to discuss.
Best Regards,

Tony



From: "Tony Nip" < >

To: < >

Ce: < >, "Debby Chan" < > "'Andrew Chan" <
"Roy Ng" < >, ""Ming Chuan Woo" < >, "'Chiu Sein Tuck™ <
>

Date: 15/07/2014 15:10

Subject: RE: Comment on Luk Wu and Keung Shan Outline Zoning Plan (No.S/I-LWKS/B)

Dear Donna,
Re. my another email sent to you just few minutes ago.

I would also like to point out that we in general support the points made

by Conservancy Association in their letter of concem.
Best Regards,

Tony



Annex I'X

HtRERESS WWF-Hong Kong
ERSR

BRMTERESK R EWEE Tel: +852 2526 1011
BEZEL 151 {93 Fax:+852 2845 2764
15/F, Manhattan Centre, wwi@wwi.org.hk

8 Kwai Cheong Road, ' wwh.org.hk

Kwai Chung, N.T., Hong Kong

Our Ref.: SHK /LDD 10/14
29 July 2014

Chairman and members

Town Planning Board

15/F North Point Government Offices,
333 Java Road, North Point, Hong Kong

(E-mail: tpbpd@pland.gov.hk)

Dear Sir/Madam,

By E-mail ONLY

Re: Preliminary consideration on Draft Luk Wu and Keung Shan Outline Zoning Plan
No. S/I-LWKS/B

With reference to Section 3.2.3 of the Draft Plan, stream courses within the study area (the Area)
are suggested to be protected as “they provide important habitats for fauna species of conservation

. importance such as Romer's Tree Frogs which have been recorded in the Area.” However, it is
noted that some streams, particularly in and around the Cheung Ting and Luk Wu area, are running
through along or in the vicinity of the proposed Village Environs and Residential (Group C) zonings
of the new plan. In the view of having proper protection to the streams, we consider that riparian
zone of the streams in the areas should be zoned as conservation zonings such as “Green Belt” so
as to safeguard the water quality and ecology of the streams which is in line with the planning
intention of the Development Permission Area Plan and facilitates the restriction and regulation of
incompatible developments on the ecologically sensitive areas.

We would be grateful if our views can be considered by the Board.

Yours faithfully,

Tobi Lau (Mr.)
Conservation Officer, Local Biodiversity

RUWA:  EEHETERE PR ¢ TR RO SRS ARAT Patron: The Honourable CY Leung, GBM,GBS, JP Honorary Auditors: BDO Limited
FHR3LSeE, GBMGBS, JP BHATIENE | BSHSREARAT Chief Executive of the HKSAR Honorary Company Secretary:
E M BTt FETHRET * T TRERT Chaiman:  Mr Trevor Yang McCabe Secretarial Services Limited
medsm : WEHE FEM  EHAT CEO: Mr Adam Koo Honorary Solicitors: Mayer Brown JSM
fediiipeganiich ] Honorary Treasurer: HSBC
- Registered Charty
(incorporated With Limited Liabity)

Registered Name: .57 5 #3( #7) 25: & Word Wide Fund For Nature Hong Kong



Fig 1 Stream courses associated with Village Environs and Residential (C) within the
Planning area
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Fig 2 A natural stream in the vicinity of Cheung Ting (Photo taken on 24 Jan 2014 )
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