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Introduction

The purpose of this paper is to:

(@)

(b)

report on the results of the consultation with the Islands District Council (ISDC)
and the Lamma Island (South) Rural Committee (RC), and public views
received on the draft Po Toi Islands Outline Zoning Plan (OZP) No. S/I-PTI/C;
and

seek Members’ agreement that the draft Po Toi Islands OZP No. S/I-PTI/D, its
Notes and Explanatory Statement (ES) (Attachments I to I11) are suitable for
exhibition for public inspection under section 5 of the Town Planning
Ordinance (the Ordinance).

Background

2.1

2.2

On 5.12.2014, the Town Planning Board (the Board) gave preliminary
consideration to the draft Po Toi Islands OZP No. S/I-PTI/C (TPB Paper No.
9800) and agreed that the draft OZP was suitable for consultation with IsDC and
RC. An extract of the minutes of the Board’s meeting held on 5.12.2014 and the
TPB Paper No. 9800 are at Attachments IV and V respectively for Members’
reference.

For Members’ ease of reference, major land use proposals of the draft OZP have
been highlighted in the TPB Paper No. 9800 (Attachment V) and are
recapitulated below (Plan 1):

“Residential (Group D)” (“R(D)”) Total Area: 0.48ha

(@ This zone mainly covers the area to the southwest of Po Toi Village
outside its ‘Village Environ’ (‘VE’). This area is mainly occupied by one
to two-storey temporary structures. Most of the structures are occupied
while some are ruins.

“Village Type Development” (V) Total Area: 0.71ha

(b) There is only one recognised village on the Po Toi Islands (the Area),
namely Po Toi Village on Po Toi. Currently, there is a restaurant within
the “V” zone. There are neither approved nor outstanding Small House



applications within its “VE’ and the village is occupied by 2-storey village
houses and temporary domestic structures.

(¢) The boundary of the “V” zone is drawn up around existing clusters having
regard to ‘“VE’, the local topography, the existing settlement pattern, site
characteristics as well as the estimated Small House (SH) demand. Areas
of difficult terrain, dense vegetation, burial grounds, ecologically
sensitive areas and streamcourses have been avoided where possible.

“Government, Institution or Community” (“G/IC”) Total Area: 0.24 ha

(d) This zone covers the Tin Hau Temple and the vacant village school, i.e. Po
Toi School at Po Toi, as well as the lighthouse and the automatic weather
and other government uses/facilities on southern Waglan Island.

“Open Space” (“0O”) Total Area: 0.10ha

(e) This zone covers areas in front of Tin Hau Temple and at the eastern fringe
of Po Toi Village, which will be used as stages for the Chinese operas
performance during festive celebration. The piece of flatland at the
eastern fringe of Po Toi Village will serve as an emergency landing pad for
helicopters.

“Other Specified Uses” (“OU”) Total Area: 0.07ha

(f)  There is only one “OU” zone on the Plan, which is annotated ‘Pier’ and
covers two sites currently used as piers located at Tai Wan, Po Toi and
Waglan Island.

“Green Belt” (“GB”) Total Area: 150.35ha

(g) This zone mainly covers the vegetated hill slopes at Tai Wan and Wan Tsali,
Po Toi; as well as those at Mat Chau, Beaufort Island and Sung Kong.
There are two traditional burial grounds in the southern part of Po Toi
within this zone. As they have been in existence before the first
publication of DPA Plan, they are considered as an existing use intended
for the burial of deceased indigenous villagers in the Area. To respect the
local ritual and tradition, burial activities within this zone are generally
tolerated.

“Coastal Protection Area” (“CPA”) Total Area: 30.43ha

(h)  This zone generally covers the coastal areas along the islands, which
primarily consist of coastal vegetation, rocky and boulder coasts in the
Area.

“Conservation Area” (“CA”) Total Area: 367.29ha

(i)  This zone covers most part of Po Toi which has scientific significance and
high conservation value. Migratory Birds, Romer’s Tree Frog and



butterflies are of scientific interests which contribute to the ecological and
conservation importance of Po Toi. The “CA” zone also covers the
vegetated hill slopes and the rocky areas on Waglan Island, which has a
natural character and is known to be a breeding site for terns.

3 Consultation on the draft OZP

IsDC, RC and local Residents

3.1

IsDC and RC were consulted on the draft OZP at their meetings on 15.12.2014
and 12.12.2014 respectively. As suggested by Ms. YUE Lai-fun, Member of
IsDC, another meeting with RC was held on 23.1.2015. In response to the local
residents’ request, a meeting with the local residents of Po Toi was also held on
30.1.2015 to listen to their concerns on the draft OZP, and their views are
summarised in Attachment XI. Whilst IsSDC and RC opposed the “V” zone,
local residents were concerned about their rights to redevelop existing
houses/domestic structures. Local residents also opposed the suspected
columbarium/memorial garden development at Wan Tsai, Po Toi. All of them
expressed concerns on imposing planning control on private land, and requested
to improve the infrastructure and community facilities in the Area to improve
the living environment of Po Toi. Major points of the concerns of ISDC, RC and
local residents on land use planning on the draft OZP are highlighted below:

Expansion of the “V” zone

(@ RC considered that the “V” zone at Po Toi should also take into account
the Small House (SH) development demand in southern Lamma Island as
the indigenous inhabitants of southern Lamma Island and Po Toi are under
the same “Heung”. Subject to indigenous inhabitants representative
(TIR)’s consent, SH development for indigenous inhabitants in south
Lamma can be built at Po Toi and vice versa. The current “V” zone
boundary, which only reflects the existing village cluster, has not
incorporated such demand. The local residents had no adverse comment
on the expansion of “V” zone as long as it would not affect the existing
domestic structures. All of them opined that the increase in population
would enhance vibrancy and local economy of Po Toi;

(b) some IsDC and RC Members were concerned about the northward
expansion of the “V” zone. The steep terrain and presence of mature trees
in this area make it difficult for SH development (Plans 2 and 3).
Substantial site formation works may be required for SH development in
this area. They suggested to extend the “V” zone to the relatively flat area
in the southeast of Tai Wan, Po Toi (Plan 4);

Planning control on private land and existing houses

(c) some IsDC and RC Members considered that private land should not be
subject to planning control. In particular, they considered that private land
should not be included in conservation zones such as “GB” and “CA”



(d)

(Plan 2) with more stringent planning control. Some proposed that
compensation/resumption of private land affected should be
provided/carried out by the Government if those land are zoned for
conservation purpose;

the local residents were concerned that the redevelopment of existing
houses/domestic structures held under Government Land Licence or
squatters would be affected by the draft OZP, in particular for those not
falling within the “V” zone. They were also concerned that the
designation of “R(D)” zoning would facilitate speculation by private
sector to purchase the land for new residential development.

Enforcement of the proposed “CPA” zone

(€)

RC and local residents were concerned that the areas zoned “CPA” (Plan
1) would be subject to enforcement of the Marine Park and Marine
Reserves Regulation (Cap. 476A), in which activities related to the
livelihood of the fishermen/villagers at Po Toi, e.g. fishing or laver
harvesting within or around the “CPA” zones, and/or passing through the
“CPA” zones, etc., would be prohibited. The designation of “CPA” zoning
would give way to the designation of Marine Reserves under Cap. 476A
prohibiting all activities that the villagers/fishermen are currently doing
for their livelihood,;

Objection to columbarium/memorial garden development in Po Toi

(f)

in end 2011/early 2012, laying of concrete slabs were found at Wan Tsali,
Po Toi (Plan 1). The local residents were concerned that such activities
would give way to columbarium/memorial garden development at Po Toi.
They stated clear objection to any columbarium/memorial garden
development at Po Toi and supported to zone the concerned areas as “CA”
to conserve the natural and rural environment of Po Toi;

Locations of burial grounds

(9)

on the other hand, the local residents considered that one of the permitted
burial grounds at Ngong Chong, Po Toi (Plan 1) is not suitable for
provision of graves. They requested to enlarge the other permitted burial
ground at Tai Wan, which is close to saturation, instead of zoning the site
at Nam Kok Tsui as “GB” to facilitate burial grounds use;

Provision of infrastructure and community facilities

(h)

Members of IsDC considered that the population on Po Toi is low with
little or no infrastructure on water supply, electricity, drainage and
sewerage. The Area also lacks community facilities. They suggested that
planning for provision of such infrastructure/facilities should be provided
in the draft OZP to support SH development, improvement/upgrading of
domestic structures and tourism development on Po Toi.



Green/Concern Groups

3.2

Separately, some green/concern groups, namely the Hong Kong Bird Watching
Society, Designing Hong Kong, Green Power, World Wide Fund for Nature
Hong Kong, Kadoorie Farm and Botanic Garden Corporation, Association for
Geoconservation Hong Kong and Columbarium Concern Group, made a
submission in the form of joint letter on 19.12.2014 (Attachment VII)
expressing their concerns on the draft OZP. As per their request, a meeting with
the green/concern groups was held on 5.1.2015. Subsequently, several green
groups made submissions (Attachments V111 to X) providing further views on
the draft Po Toi Islands OZP No. S/I-PTI/C. Their concerns are highlighted
below:

Impact on the “V” zone expansion

(@) there were concerns about the northward expansion of the “V” zone
boundaries (Plans 2 and 3) that SH development in that area may involve
extensive tree felling which would impose adverse ecological impact on
the surroundings as this area is known to be an important breeding site for
migratory birds;

Ecological and conservation values of the “R(D)” zone

(b) the green/concern groups had grave concerns on the proposed “R(D)”
zone where mature trees are found and is an important habitat for
migratory birds. Any new residential development/redevelopment within
this zone might impose adverse ecological impact. Given a large portion
of the area in the proposed “R(D)” zone is Government land and the area
is mainly occupied by ruins with few building lots (Plans 2 and 3), they
considered that the development pressure for this area is low. They
suggested to rezone these areas to “CA” (Plan 4);

(c) the green/concern groups also had doubts on the need for house
development/redevelopment within the proposed “R(D)” zone as it is
outside the ‘VE’ (Plan 2) in that SH development applications cannot be
granted under the prevailing SH policy;

Measures for preservation of trees in “V”’ and “R(D)” zones

(d) the green/concern groups suggested in the joint letter on 19.12.2014
(Attachment V1) that possible measures on tree preservation should be
explored for incorporation into the areas within or around the proposed “V”
and “R(D)” zones on the draft OZP as they are important habitats for
migratory birds and butterflies;

Fung Shui, geological and cultural heritage values of the Area (Attachment

vip

(e) there are studies/surveys revealed that the biodiversity (in terms of
number of birds species) at woodlands around the Po Toi Village and Tai



(f)

Wan Pier of Po Toi comprising fung shui tree, woodland scurb habitats is
double to what was recorded at the bush scrub and grassland habitat in the
rest of Po Toi. Based on the above, the fung shui woodlands should be
designated with a “Site of Special Scientific Interest” zoning;

the green/concern groups also considered that the Area has high
geological value with large assembly of granitic landforms. Po Toi also
possesses attractive cultural heritage including the Rock Craving which is
a declared monuments.

Proposed designation of Site of Special Scientific Interest / Country Park

9)

In view of the unique and invaluable geological, landscape, ecological and
cultural significance of the Area, especially in Po Toi, the green/concern
groups considered that the Area is eligible to be designated as Site of
Special Scientific Interest (SSSI) and ultimately as Country Park (CP).

Planning Department’s Responses

4.1

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

Expansion of the “V” zone and impact on the “V” zone expansion

(a)

(b)

The boundary of the “V” zone has been drawn up taking account of site
conditions of the area within ‘VE’, existing village clusters, local
topography and site characteristics and concerned departmental advice
(such as the Agriculture, Fisheries and Conservation Department
(AFCD)). It should also be noted that SH demand is only one of the
various factors being considered in drawing up the “V” zone boundary.
Relevant government departments have been consulted on the zoning
boundaries and no adverse comment on the “V” zone boundary has been
received.

Nevertheless, taking into account the concerns raised by both the locals
and the green groups that SH development in the proposed northward
expansion of the “V”’ zone might involve substantial site formation works
and tree felling, it is proposed to rationalise the boundary of the “V” zone
by slightly moving southward to exclude the slopes and mature trees
(about 0.12ha). To maintain the land originally reserved for SH
development, it is proposed to expand the boundary of the “V” zone
eastward to the vacant land along the stream originally proposed to be
zoned as “GB” (about 0.15ha) on the draft OZP. The “O” zone (0.04ha)
being used by the local villagers as a stage for Chinese opera
performances during festive celebration and an emergency helicopter
landing pad adjacent to the “V”” zone would also incorporated into the “V”
zone to properly reflect the existing use of this area (Plan 5). Such area
would not be used for SH development.



(©)

(d)

Although the additional “V” zone area is close to the stream, any septic
tank and soakaway system needs to comply with relevant standards and
requirements, such as EPD’s Practice Note for Professional Person
(ProPECC) PN 5/93. Relevant government departments including AFCD
and the Environmental Protection Department (EPD) have no adverse
comments on the revised “V” zone boundary.

The area of the proposed “V” zone would be increased to 0.74ha but the
rationalisation would increase the total developable land reserved for SH
developments from 0.23ha to 0.25ha, equivalent to an increase from
about 9 to 10 SH sites (Table 1). This can satisfy about 50% of the total
10-year forecast of SH demand in the Area (i.e. 10 out of 20).

Table 1 — Table showing the developable land of “V” zone at Po Toi Village

Draft Demand figures ‘VE’ “V” zone | Required | Available | Percentage
OZP No. in 2014 Approx. | area (ha) land to land to of the new
Outstandi 10 Area meet new | meetnew | demand
Au sl_an t_lng ; -yeat[ (ha) demand | demand met by
pplication | torecas (ha) (ha) available
land (%)
S/I-PTI/IC 0 20 397 0.71 05 0.23 46%
S/I-PTI/D ' 0.74 ' 0.25 50%
Changes 0 0 0 +0.03 0 0.02 +4%
Note:
* Includes land area currently occupied by temporary domestic structures/squatters which

can be developed into Small Houses upon redevelopment.

(€)

(f)

As to the RC’s suggestion to expand the “V” zone to the southeast of Tai
Wan, Po Toi, it should be noted that the area is completely outside the
‘VE’. As advised by the District Lands Officer/Islands, Lands Department
(DLO/Is, LandsD), in general, land for building SH is confined to areas
within ‘VE’. Besides, the area suggested by RC is not suitable for SH
development as it has a difficult terrain or is separated by the river stream.

As to the RC’s request that the SH demand at southern Lamma Island
should be taken into account in delineating the “V” zone boundary at Po
Toi, it should be noted that sufficient land has been reserved for SH
development in southern Lamma Island. Besides, under the prevailing
land policy, the indigenous inhabitants’ representative in southern Lamma
Island can apply and build SH at Po Toi only if they have obtained suitable
private land and the proposed SH must be built within the lot boundaries
of the lot under application. Such application should be handled by
LandsD under the SH policy.

Planning control on private land and existing houses

(9)

It is the Government policy to put areas not covered by statutory plans
under statutory planning control. The Area is covered by a DPA Plan




(h)

which was gazetted on 2.3.2012 and was approved by the Chief Executive
in Council on 12.3.2013. Pursuant to section 20(5) of the Ordinance, Po
Toi Islands DPA Plan is effective only for a period of three years until
2.3.2015. As such, an OZP has to be prepared to replace the DPA Plan in
order to maintain statutory planning control over the Area upon expiry of
the DPA Plan. 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 the Area.

As to the concerns about the impact of the draft OZP on redevelopment of
existing houses, it should be noted that all uses/building that exist before
the publication of the draft Po Toi Islands DPA Plan No. DPA/I-PTI/1, as
well as the minor additions, alterations and/or modification to the existing
uses or buildings, are always permitted under the covering Notes of the
OZP unless there is a material change to the existing uses/buildings.
Besides, provisions have been made in the draft OZP for redevelopment
of existing domestic structures as an always permitted use in the “R(D)”
zone or as a use that requires planning application to the Board in the
“GB”, “CA” and “CPA” zones. The Board would consider the merits of
individual cases when considering applications for redevelopment of
existing houses.

Ecological and conservation values of the “R(D)” zone

(i)

1)

The planning intention of this zone is primarily for improvement and
upgrading of existing temporary structures within the rural areas through
redevelopment of existing temporary structures into permanent buildings.
It is also intended for low-rise, low-density residential developments
subject to planning permission from the Board, in which the Board would
consider various factors including the ecological implications of the
application when deciding whether to grant permission for an application.

Considerations for various factors including the land status, conservation
of the ecological value in the Area and the locations of existing domestic
structures/squatters have been considered in the delineation of the “R(D)”
zone (Plan 2). Noting the green/concern groups’ concerns, relevant
government departments including AFCD and EPD have been further
consulted and they have no objection to the proposed boundary of the
“R(D)” zone.

Measures for preservation of trees in “V”’ and “R(D)” zones

(k)

It should be noted that there are existing mechanisms to control felling of
trees on government land (e.g. Development Bureau Technical Circular
(Works) No. 10/2013) and private land (e.g. via land lease conditions), as
appropriate. Relevant government departments including AFCD and
CTP/UD&L, PlanD have been further consulted on this aspect and they
have no adverse comments on the zonings.



Fung Shui, geological and cultural heritage values of the Area

0]

The Government is not in a position to comment on the Fung Shui value
of an Area. The geological and cultural heritage values of the Area have
been duly reflected in the ES (Attachment I11) of the draft OZP.

Proposed designation of Site of Special Scientific Interest / Country Park

(m) Whilst the majority of Po Toi has been designated as “CA” to duly reflect

its planning intention for conservation of rural and natural landscape,
designation of most of the Po Toi as SSSI is subject to detailed study on its
boundaries. The designation of Country Park (CP)/Marine Park is under
jurisdiction of the Country and Marine Parks Authority (CMPA) governed
by the Country Parks Ordinance (Cap. 208) and Marine Parks Ordinance
(Cap. 476) which are outside the purview of the Board. Whether the Area
is suitable for incorporation into a CP should be assessed against the
established principles and criteria, which include conservation value,
landscape and aesthetic value, recreation potential, size, proximity to
existing CP, land status and land use compatibility, as well as other
relevant considerations.

Enforcement of the proposed “CPA” zone

(n)

The designation of “CPA” zoning has no implication on the enforcement
under the Marine Park and Marine Reserves Regulation (Cap. 476A)
which is the jurisdiction of AFCD. The draft OZP only regulates the land
uses of the Area and any persons conducting activities like fishing and
laver harvesting should comply with other government laws and
regulations.

Obijection to columbarium/memorial garden development in Po Toi

(0)

As to the concerns that the laying of concrete slabs would give way to
columbarium or memorial garden development in the Area, it should be
noted that the concerned areas are proposed to be zoned as “CA” in order
to protect the valuable natural resources in these areas. ‘Columbarium’ use
IS neither a column 1 nor column 2 use in this zone. Any development in
the concerned areas may involve large scale vegetation clearance and
construction activities that will affect the natural environment, rural
character and the unique ecological and landscape resources of the Area
and should be avoided.

Locations of burial grounds

()

The designation of “GB” zoning on the draft OZP are mainly to recognise
the permitted burial grounds at Po Toi so that provision of graves by
eligible persons within the permitted burial grounds would be undisturbed
and tolerated. The management of burial grounds are under the purview of
the Islands District Office, Home Affairs Department, which has no
objection to the proposed “GB” zoning for the burial grounds.
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Provision of Infrastructure and Community Facilities

(@) While provision of infrastructure and facilities are generally regarded as
works coordinated or implemented by the Government which are always
permitted on the draft OZP, the appropriateness to provide such facilities
in the Area requires detailed consideration and assessments on, inter alia,
population, provision standards and resources availability in consultation
with relevant government departments. The current provision of
infrastructure and community facilities in the Area has taken into account
the relevant provision standards and requirements including the Hong
Kong Planning Standards and Guidelines.

Other Zoning Amendments/Issues

4.2 Under the draft OZP, there are some private lots with building entitlements
being zoned as “CA” (Plan 6). Whilst redevelopment of existing house is a use
that may be permitted on application to the Board in the “CA” zone, new house
developments are not permitted. In this connection, it should be noted that the
concerned land is held under new grant lease and is vacant land with no building
erected therein. Nevertheless, the draft OZP has been formulated based on a
detailed planning report and consultation with relevant government bureaux and
departments. As advised by AFCD, areas to be zoned as “CA” are of high
ecological value and should be preserved in a holistic manner. A table
comparing the land use budget of the Area covered by the draft Po Toi Islands
OZP No. S/I-PTI/D and the previous draft Po Toi Islands OZP No. S/I-PTI/C is
shown below:

Draft Po Toi Islands Draft Po Toi Islands Difference
. OZP No. S/I-PTI/C (a) | OZP No. S/I-PTI/D (b) (b) - (a)
Zoning
Hectare %o# Hectare %o# Hectare %o#
R(D) 0.48 0.09 0.48 0.09 No change | No change
V 0.71 0.13 0.74 0.13 +0.03 No change
G/IC 0.24 0.04 0.24 0.04 No change | No change
O 0.10 0.02 0.06 0.01 -0.04 -0.01
ou 0.07 0.01 0.07 0.01 No change | No change
GB 150.47 27.37 150.2 27.33 -0.27 -0.04
CPA 30.43 5.54 30.43 5.54 No change | No change
CA 367.17 66.80 367.45 66.85 +0.28 +0.05
Total
Planning | 549.67 100.00 549.67 100.00 | No change | No change
Area
Note:
# Percentages are rounded up to the nearest 2 decimal places. Some minor numerical

differences are hence would not be shown.

4.3

The proposed amendments have been incorporated into the draft Po Toi Islands
OZP No. S/I-PTI/D (Attachment I). Opportunities are also taken to revise the
Notes and ES of the draft OZP to reflect the latest planning situation of the Area
and rectify the typographical errors. The corresponding amendments to the



4.4
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Notes and ES are also highlighted (bold and italics for addition and deubled
eross-eut for deletion)l at Attachments Il and Il for Members’ ease of
reference.

The draft Notes are formulated on the basis of the latest Master Schedule of
Notes (MSN) endorsed by the Board. Deviations from MSN are summarised at
Attachment XII.

Consultation

The IsDC and RC will be consulted, after the Board’s agreement to the publication of
the draft Po Toi Islands OZP No. S/I-PTI/D 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 IsDC, RC and others on the draft Po
Toi Islands Outline Zoning Plan (OZP) No. S/I-PTI/C;

(b)  agree that the draft Po Toi Islands OZP No. S/I-PTI/D (to be renumbered as
S/I-PTI/1 upon gazetting) and its Notes (Attachment I and I1) are suitable for
exhibition for public inspection under section 5 of the Ordinance;

(©) adopt the ES (Attachment 111) as an expression of the planning intention and
objectives of the Board for various land use zonings of the draft Po Toi Islands
OZP No. S/I-PTI/D; and

(d) agree that the ES (Attachment Ill) 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 of Po Toi Islands Outline Zoning Plan

(OZP) No. S/I-PTI/C

Plan 2 Location Plan of areas of concerns

Plan 3 Aerial Photo of areas of concerns

Plan 4 Land Use proposals received from the local consultation

Plan 5 Proposed revision to the “Village Type Development” zone

Plan 6 Land Ownership Pattern in the “CA” zone at Po Toi

Attachment I Draft Po Toi Islands OZP No. S/I-PTI/D

Attachment 11 Notes of the Draft Po Toi Islands OZP No. S/I-PTI/D

Attachment 111 Explanatory Statement of the Draft Po Toi Islands OZP

No. S/I-PTI/D

Attachment IV Extract of Minutes of the Town Planning Board Meeting held

on 5.12.2014



Attachment V
Attachment VI

Attachment VII
Attachment VIII

Attachment IX
Attachment X
Attachment XI
Attachment XII
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TPB Paper No. 9800

Letter dated 19.3.2012 from the Lamma Island (South) Rural
Committee

Joint letter dated 19.12.2014 from green/concern groups
Email dated 19.1.2015 from Kadoorie Farm and Botanic
Garden Corporation

Letter dated 20.1.2015 from Designing Hong Kong

Letter dated 21.1.2015 from Conservancy Association

Letter dated 2.2.2015 from local residents

Summary of Deviations from the Master Schedule of Notes

PLANNING DEPARTMENT

FEBUARY 2015
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Attachment 11

DRAFT PO TOI ISLANDS OUTLINE ZONING PLAN NO. S/I-PTI/ED

(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
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.

(7) Boundaries of the Plan and boundaries between zones may be subject to minor
adjustments as detailed planning proceeds.
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S/I-PTI/ED

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

(a)
(b)

(©)
(d)

)
(f)

@)

maintenance, repair or demolition of a building;

provision, maintenance or repair of plant nursery, amenity planting, open space,
rain shelter, refreshment kiosk, footpath, cycle track, public utility pipeline,
electricity mast, lamp pole, telephone booth, telecommunications radio base
station, automatic teller machine and shrine;

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

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

rebuilding of New Territories Exempted House;

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

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

In areas zoned “Conservation Area” or “Coastal Protection Area”,

@)

the following uses or developments are always permitted:

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

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

(iif) provision of amenity planting by Government; and

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

Board:

provision of plant nursery, amenity planting (other than by Government), sitting
out area, rain shelter, refreshment kiosk, footpath, public utility pipeline, electricity
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(11)

(12)
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mast, lamp pole, telephone booth and shrine.

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

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

(b) Except as otherwise provided in paragraph (10)(a), and subject to temporary
uses for open storage and port back-up purposes which are prohibited in areas
zoned “Conservation Area” or “Coastal Protection Area”, 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 Ill of the Buildings Ordinance (Application to the New
Territories) Ordinance (Cap. 121).
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Schedules of Uses

RESIDENTIAL (GROUP D)

VILLAGE TYPE DEVELOPMENT
GOVERNMENT, INSTITUTION OR COMMUNITY
OPEN SPACE

OTHER SPECIFIED USES

GREEN BELT

COASTAL PROTECTION AREA

CONSERVATION AREA

11

12
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RESIDENTIAL (GROUP D)

Column 1
Uses always permitted

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

Agricultural Use

Government Use (Police Reporting Centre,
Post Office only)

House (Redevelopment; Addition,
Alteration and/or Modification
to existing house only)

On-Farm Domestic Structure

Rural Committee/Village Office

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

Eating Place

Flat

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

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

Market

Place of Recreation, Sports or Culture
Public Clinic

Public Convenience

Public Utility Installation #

Recyclable Collection Centre

Religious Institution #

Residential Institution #

School #

Shop and Services

Social Welfare Facility #

Utility Installation for Private Project

Planning Intention

This zone is intended primarily for improvement and upgrading of existing temporary
structures within the rural areas through redevelopment of existing temporary structures into
permanent buildings. It is also intended for low-rise, low-density residential developments
subject to planning permission from the Town Planning Board.
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RESIDENTIAL (GROUP D) (cont’d)

Remarks

No addition, alteration and/or modification to or in-situ redevelopment of an existing
temporary structure or an existing building (except to ‘New Territories Exempted House’
or to those annotated with #) shall result in a total development and/or redevelopment in
excess of a maximum building area of 37.2m? and a maximum building height of 2
storeys (6m), or the building area and height of the 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.

No development including redevelopment for ‘Flat’ and ‘House’ uses, other than those to
which paragraph (a) above shall apply, shall result in a development and/or redevelopment
in excess of a maximum plot ratio of 0.4 and a maximum building height of 3 storeys
(9m).

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

Any diversion of streams or filling of pond, including that to effect 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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VILLAGE TYPE DEVELOPMENT
Column 1 Column 2
Uses always permitted Uses that may be permitted with or

without conditions on application
to the Town Planning Board

Agricultural Use Eating Place
Government Use (Police Reporting Centre, Government Refuse Collection Point
Post Office only) Government Use (not elsewhere specified)#
House (New Territories Exempted Hotel (Holiday House only)
House only) House (not elsewhere specified)
On-Farm Domestic Structure Institutional Use (not elsewhere specified)#
Religious Institution Place of Recreation, Sports or Culture
(Ancestral Hall only) Public Clinic
Rural Committee/Village Office Public Convenience

Public Utility Installation #

Religious Institution (not elsewhere specified)#
Residential Institution #

School #

Shop and Services

Social Welfare Facility #

Utility Installation for Private Project

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

Eating Place
Library

School

Shop and Services

Planning Intention

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

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 Utility Installation

Recyclable Collection Centre

Religious Institution

Rural Committee/Village Office

School

Social Welfare Facility

Animal Boarding Establishment

Animal Quarantine Centre

Columbarium

Crematorium

Eating Place (not elsewhere specified)

Funeral Facility

Helicopter Landing Pad

Holiday Camp

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

Place of Entertainment

Private Club

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

Residential Institution

Sewage Treatment/Screening Plant

Shop and Services

Utility Installation for Private Project

Planning Intention

This zone is intended primarily for the provision of Government, institution or community
facilities serving the needs of the local residents and/or a wider district, region or the territory.
It is also intended to provide land for uses directly related to or in support of the work of the
Government, organizations providing social services to meet community needs, and other
institutional establishments.
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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
a maximum building height in terms of number of storeys as stipulated on the Plan, or the
height of the building which was in existence on the date of the first publication in the
Gazette of the notice of the draft development permission area plan, whichever is the
greater.

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

Any diversion of streams or filling of pond, including that to effect 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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OPEN SPACE
Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Aviary Eating Place
Field Study/Education/Visitor Centre Government Refuse Collection Point
Park and Garden Government Use (not elsewhere specified)
Pavilion Holiday Camp
Pedestrian Area Place of Entertainment
Picnic Area Place of Recreation, Sports or Culture
Playground/Playing Field Private Club
Public Convenience Public Utility Installation
Sitting Out Area Religious Institution

Shop and Services
Tent Camping Ground
Utility Installation for Private Project

Planning Intention

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

Remarks

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

Column1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

For “Pier” Only

Pier Government Use (not elsewhere specified)
Public Convenience Marine Fuelling Station
Public Vehicle Park (for cycles only) Public Utility Installation

Planning Intention

This zone is intended to designate land for piers to facilitate marine access to Po Toi Islands.

Remarks

Kiosks not greater than 10m? each in area and not more than 10 in number for uses as ‘Shop and
Services’ are considered as ancillary to “Pier” use.
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GREEN BELT

Column 1
Uses always permitted

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

Agricultural Use

Barbecue Spot

Government Use (Police Reporting
Centre only)

Nature Reserve

Nature Trail

On-Farm Domestic Structure

Picnic Area

Public Convenience

Tent Camping Ground

Wild Animals Protection Area

Animal Boarding Establishment

Broadcasting, Television and/or Film Studio

Burial Ground

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

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

Field Study/Education/Visitor Centre

Government Refuse Collection Point

Government Use (not elsewhere specified)

Helicopter Landing Pad

Holiday Camp

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

Place of Recreation, Sports or Culture

Public Utility Installation

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

Religious Institution

Residential Institution

Rural Committee/Village Office

School

Service Reservoir

Social Welfare Facility

Utility Installation for Private Project

Planning Intention

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

Remarks

Any diversion of streams, filling of land/pond or excavation of land, including that to effect a
change of use to any of those specified in Columns 1 and 2 above or the uses or 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.



11
S/I-PTI/ED

COASTAL PROTECTION AREA

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

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

Nature Reserve Government Use

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

Wild Animals Protection Area Public Convenience

Public Utility Installation

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

Tent Camping Ground

Utility Installation for Private Project

Planning Intention

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

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

Remarks

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

(b) Any diversion of streams, filling of land/pond or excavation of land, including that to
effect a change of use to any of those specified in Columns 1 and 2 above or the uses or
developments always permitted under the covering Notes, shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the
draft development permission area plan without the permission from the Town Planning
Board under section 16 of the Town Planning Ordinance.



12
S/I-PTI/ED

CONSERVATION AREA

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

Agricultural Use (other than Plant Nursery) Barbecue Spot

Nature Reserve Field Study /Education/Visitor Centre
Nature Trail Government Refuse Collection Point
On-Farm Domestic Structure Government Use (not elsewhere specified)
Picnic Area Holiday Camp

Wild Animals Protection Area House (Redevelopment only)

Public Convenience

Public Utility Installation

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

Tent Camping Ground

Utility Installation for Private Project

Planning Intention

This zoning is intended to protect and retain the existing natural landscape, ecological or
topographical features of the area for conservation, educational and research purposes and to
separate sensitive natural environment from the adverse effects of development.

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

Remarks

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

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

(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 Po Toi
Islands Outline Zoning Plan No. S/I-PTI/SD. It reflects the planning intention and
objectives of the Town Planning Board (the Board) for the Plan.

AUTHORITY FOR THE PLAN AND PROCEDURE

2
2.1
2.2
2.3
2.4
2.5
3

On 20 February 2012, 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 Po Toi Islands (the Area) as a development permission area (DPA).

On 2 March 2012, the draft Po Toi Islands DPA Plan No. DPA/I-PTI/1 was
exhibited for public inspection under section 5 of the Ordinance. During the
exhibition period, a total of 173 valid representations were received. During the
first three weeks of the publication period, 725 comments were received. After
giving consideration to the representations and comments on 28 September 2012,
the Board noted the supportive views of the representations and decided not to
uphold the adverse representations.

On 12 March 2013, the Chief Executive in Council (CE in C), under section
9(1)(a) of the Ordinance, approved the draft Po Toi Islands DPA Plan, which
was subsequently renumbered as DPA/I-PTI/2. On 22 March 2013, the approved
Po Toi Islands DPA Plan No. DPA/I-PTI/2 was exhibited for public inspection
under section 9(5) of the Ordinance.

On 22 November 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 Po Toi Islands area.

On xx Xxxxxxxx 2015, the draft Po Toi Islands OZP No. S/I-PTI/1 (the Plan)
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 so
that the development and redevelopment within the Area can be put under
statutory planning control. It also provides the planning framework for preparing
some detailed non-statutory plans which form the basis for public works
planning and site reservation for various uses.
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The Plan is to illustrate the broad principles of development and to provide
guidance for more detailed planning. It is a small-scale plan and the boundaries
between the land use zones may be subject to minor adjustments as detailed
planning and development proceed.

NOTES OF THE 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 Area 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

5.3

5.4

The Area covers a total area of about 550ha. It comprises a group of islands
located at the southern-most of Hong Kong, which include mainly Po Toi (about
369ha), Mat Chau (about 3ha), Beaufort Island (about 120ha), Sung Kong
(about 48ha) and Waglan Island (about 10ha). The boundary of the Area is
shown by a heavy broken line on the Plan.

Po Toi is the southern-most island in Hong Kong and is the largest among the
five islands. It has a hilly terrain and is covered by rocky outcrops and
vegetations including mangroves, woodland vegetation including large mature
trees and shrubland with tree clumps. It is largely natural in character with
scattered rural settlements at Tai Wan and Wan Tsai. According to the 2011
Census, the existing population at Po Toi is about 50. In 2011/2012, activities
involving vegetation clearance and laying of concrete slabs were found in the
southwest Po Toi.

Waglan Island is the eastern-most outlying island in the Area. The southern part
of the island is covered by rocky outcrops with limited vegetated areas of shrubs
and grasses whilst the northern part of the island has a rocky surface. Mat Chau,
Beaufort Island and Sung Kong are isolated islands within the Area. They have a
hilly terrain and are covered by rocky outcrops and scattered vegetated areas of
shrubs and grasses.

The Area has a rural and natural setting with scientific importance and
conservation value which are unique in Hong Kong. Owing to its geographical
position, Po Toi is considered as a crucial re-fuelling stop for migratory birds.
More than 300 bird species, such as Hodgson's Redstart (Phoenicurus hodgsoni,
4T ), Dark-throated Thrush (Turdus ruficollis, 7<%%E), Brown Hawk
Owl (Ninox scutulata, f&%5£), Blue-winged Pitta (Pitta moluccensis, B2/
#6) and Oriental Honey Buzzard (Pernis ptilorhyncus, JE\BE#%/&) have been
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recorded. Po Toi is also one of the only four sites in Hong Kong with natural
populations of Romer’s Tree Frog (Liuixalus romeri, & X /NEffE), an
“Endangered” species under the International Union for Conservation of Nature
(TUCN) Red List of Threatened Species, and has a diverse assemblage of over
60 species of butterflies. Besides, Waglan Island is known to be a breeding site
for terns. Some plant species of conservation interest are recorded in Beaufort
Island and Po Toi such as Eulophia flava (& {35 7tf B ), Podocarpus
macrophyllus (Z&;%#), Polygala polifolia (/[Nf£#7:E) and Rungia chinensis
(FEZHE).

55  According to the “Landscape Value Mapping of Hong Kong” prepared by the
Planning Department (PlanD) in 2005, the overall landscape value of the Area is
high. The overall landscape character of these islands is remote, rugged and
visually dramatic. Especially on Po Toi, there are some well-known geological
formations of particular historic and cultural significance. Generally, the
character of the landscape is open, coherent, tranquil, remote and reasonably
varied.

POPULATION

Within the Area, only Po Toi is inhabited. According to the 2011 Census, the population
in the Area is about 50. It is expected that the planned population of the Area would be
about 100.

OPPORTUNITIES AND CONSTRAINTS

7.1

Opportunities

7.1.1 Conservation of Natural Landscape

The Area has a rural and natural setting with scientific importance and
conservation value which is unique in Hong Kong. In particular, the
natural habitat of Po Toi has high ecological and scientific values worthy
of conservation. Any development within the Area should not affect the
special ecological, landscape, geological and cultural heritage resources
in the Area. Developments compatible with the natural and rural settings
in areas around the existing village settlements at Po Toi could be
considered.

7.1.2 Education and Recreation Potentials

The Area has unique ecological, landscape, geological and cultural
heritage resources with high scientific and archaeological values. These
resources, most of which are concentrated in Po Toi, should be preserved.
The places of scientific and archaeological interests are connected by a
footpath network originating from the public pier in Tai Wan.
Nevertheless, the limited frequency of the existing kaito service has
limited the public access to these places. Provision of appropriate
education facilities with overnight accommodation, e.g. holiday camp/
tenting site, on Po Toi can facilitate public understanding of the Area’s
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unique environment while at the same time unleash the recreation
potential of the Area. The area near Tai Wan Public Pier, which is more
accessible and consists of private lots with building entitlements, may be
a suitable location for such development. In view of the unique natural
and rural environment of the Area with special scientific importance and
high conservation value, the scale and character of such development
should be compatible with the natural and rural characters of the Area.
Owing to the limited transport facilities, utilities and infrastructure, as
well as the need to conserve the Area’s rural and natural setting with high
conservation value, large-scale recreation and/or tourism development in
the Area should be avoided.

7.2 Constraints

721

7.2.2

Nature Conservation

Po Toi is an important re-fuelling stop for migratory birds in view of its
unique geographical position and suitable habitats. Over 300 bird species
(60% of native avifauna) have been recorded at Po Toi. Because Po Toi
is the first arrival point in Hong Kong for many migratory birds, it is the
premier location for scientific research on the migration of birds. Most of
the migratory birds recorded on Po Toi were found around the Wan Tsai
and Tai Wan areas. These areas provide important foraging and resting
grounds for migratory land birds. Besides, Po Toi is one of the only four
sites in Hong Kong with natural populations of Romer’s Tree Frog. Wan
Tsal, in particular, is an important breeding site for the species on Po Toi.
Po Toi also has a diverse assemblage of over 60 species of butterflies
(26% of native butterfly fauna). Due consideration should be given to its
conservation when development in or near this area is proposed.
Developments in the Area involving site formation and vegetation and
rock clearances may impose adverse and irreversible impacts on the
existing ecological resources.

Landscape Character

(@) Except the village settlements at Po Toi, other islands are
undeveloped. The coastal areas of Tai Wan and Wan Tsai are
covered with coastal woodland vegetation including large native
mature trees within Po Toi Village, mangroves and shrubland with
tree clumps, which serves as a significant ecological resource to
sustain the migratory birds. The large native mature trees also serve
as a village and cultural landscape feature of high landscape coastal
amenity. The dense woodland vegetation at the back of Po Toi
Village is also a significant landscape feature. The coastal water of
Po Toi Islands also has high landscape value. Generally, the
character of the coastal landscape is open, coherent, tranquil,
remote and reasonably varied due to the visual complexity of the
island group.

(b) The Area also features steep rocky coast and low cliffs from
100mPD to 270mPD with geological formations of high landscape
value. Especially on Po Toi, there are some well-known geological
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formations in granite rock along the coastline, e.g. Buddha’s Palm
CIiff, Tortoise Rock and Coffin Rock. Rock Carvings on Po Toi are
Declared Monuments of particular historic and cultural
significance. The southern coast of Po Toi also has high landscape
scenic and cultural significance. In view of the above, the unique
landscape resources and the character of the Area should be
preserved. Any large scale development with extensive site
formation and vegetation clearance should be avoided as it would
cause irreversible adverse landscape and ecological impacts. Small
scale development with conservation purposes that is compatible
with the existing landscape context is recommended for Po Toi.

Cultural Heritage

The Area has two declared monuments and a site of archaeological
interest which are worthy of preservation. Rock Carvings on Po Toi and
the Lighthouse at Waglan Island are Declared Monuments of particular
historic and cultural significance. Prior consultation with the Antiquities
and Monuments Office (AMO) of the Leisure and Cultural Services
Department (LCSD) should be made if any works, developments,
redevelopment or rezoning proposals may affect the declared monuments,
site of archaeological interest and their immediate environs. In
accordance with section 6 of the Antiquities and Monuments Ordinance
(Cap. 53), a permit issued by the Antiquities Authority, i.e. the Secretary
for Development is required for any works to be carried out within the
monument boundary of a declared monument. If disturbance to the site
of archaeological interest is unavoidable, a detailed archaeological
impact assessment (AlA) shall be conducted to evaluate the
archaeological impact imposed by the proposed works if there is any
development within the site of archaeological interest. If necessary, a
qualified archaeologist shall apply for a licence under the Antiquities and
Monuments Ordinance (Cap. 53) for an archaeological investigation. A
proposal of the AlA shall be submitted to the AMO for agreement prior
to applying for the licence. Subject to the findings of the AlIA,
appropriate mitigation measures shall be fully implemented by the
project proponent in consultation with the AMO of LCSD.

Accessibility

One of the development constraints in the Area is the limited frequency
and capacity of the kaito ferry services. Only one kaito ferry service
between Po Toi and Aberdeen is operated on Tuesdays and Thursdays,
with additional services from Stanley to Po Toi on Saturdays, Sundays
and Public Holidays. Among the four islands within the Area, Po Toi
and Waglan Islands have a network of footpaths and hiking trails
connecting piers/jetties to village (Po Toi only), mountain uplands as
well as other places of interests. These footpaths/hiking trails shall
always be maintained for free public access.
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7.2.5 Infrastructure and Utility Services

The electricity and water supply facilities in the Area are limited. There
are also no drainage and sewerage systems in the Area. Any development
that will lead to increases in population or number of visitors to the Area
would require additional facilities. For any development or
redevelopment, the project proponent should address how sewage and/or
other wastewater, if any, produced could be collected, treated and
discharged. Should septic tank and soakaway system be proposed, it shall
meet the requirements of the Environmental Protection Department
(EPD)’s Practice Note for Professional Persons (ProPECC) PN 5/93
“Drainage Plans subject to comment by EPD”.

7.2.6 Geotechnical Safety

The Area comprises hillsides with history of instability, and is subject to
potential landslide hazards. For any future development in the Area
including the “V” zone, natural terrain hazard study may be required to
assess the potential hazards and constraints arising from natural terrain,
and to provide suitable hazard mitigation measures, if found necessary,
as part of the development.

7.2.7 Burial Grounds

~theWithin the Area, there are two permitted burial
grounds Iocated in Wan Tsai and Ngong Chong of; Po Toi—are—ret

GENERAL PLANNING INTENTION

The general planning intention for the Area is to conserve the areas of high ecological
significance, and to protect the unique landscape, rural and natural characters of the
Area. Due consideration to the conservation of the ecologically and environmentally
sensitive areas, such as Po Toi, when development in or near the Area is proposed. It is
also intended to provide appropriate planning control for, inter alia, development of
education and recreational facilities with overnight accommodation, low-rise, low
density residential development, as well as improvement and upgrading of existing
temporary structures through redevelopment of existing temporary structures into
permanent buildings.

LAND USE ZONINGS

9.1 “Residential (Group D)” (“R(D)”): Total Area 0.48ha

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



9.2

9.12

9.13

9.14

9.15

-7- S/-PTI/ED

This zone mainly covers the areas to the southwest of Po Toi Village
outside its ‘Village Environs’ (‘VE’). This area is mainly occupied by
one- to two-storey temporary structures built years ago. Most of the
structures are occupied while some are ruins.

To allow for upgrading and improvement, redevelopment of existing
temporary structures or existing building shall not result in a total
development and/or redevelopment in excess of a maximum building
area of 37.2m? and a maximum building height of 2 storeys (6m), or the
building area and height of the existing building, whichever is the greater.
Rebuilding of New Territories Exempted House (NTEH) and
replacement of an existing domestic building which was in existence on
the date of the first publication in the Gazette of the notice of the draft
DPA Plan by a NTEH are always permitted in this zone. Apart from
allowing residential upgrading, low-rise and low-density residential
developments may be permitted on application to the Board. To be in
line with the general development intensity of the surrounding areas,
residential development including redevelopment for ‘Flat’ and ‘House’
fexceept=NIEHS-shall not result in a total development in excess of a
maximum plot ratio of 0.4 and a maximum building height of 3 storeys
(9m).

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

As diversion of streams or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natural
environment, permission from the Board is required for such activities.

“Village Type Development” (“V”): Total Area 0.74+ha

9.21

9.2.2

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 a NTEH. Other
commercial and community uses may be permitted on application to the
Board.

The boundary of the “V” zone is drawn up around existing clusters
having regard to ‘VE’, the local topography, the existing settlement
pattern, site characteristics 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.
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9.2.3 There is only one recognised village in the Area, namely Po Toi Village
on Po Toi. Currently, there is a restaurant within the “V” zone. There
are neither approved nor outstanding Small House applications within its
‘VE’ and the village is occupied by one- to two-storey tenement houses.
This zone also covers an area at the eastern fringe of Po Toi Village,
which is used by the villagers as a stage for the Chinese opera
performances during festive celebration and an emergency landing pad
for helicopters.

9.2.4 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 development and/or
redevelopment in excess of a maximum building height of 3 storeys
(8.23m) or the height of the existing 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.

9.2.5 As diversion of streams or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natural
environment, permission from the Board is required for such activities.

9.2.6 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 tanks and
soakaway (STS) system. In accordance with the Environmental,
Transport and Works Bureau’s Technical Circular (Works) No. 5/2005,
under the current administrative practice, for development
proposals/submissions that may affect natural streams/rivers, the
approving/processing authorities at various stages of the development
should consult and collate comments from Director of Agriculture,
Fisheries and Conservation and relevant authorities and incorporate
relevant comments/advice as conditions of approval wherever possible.
For the protection of the water quality of the streams and sea, the design
and construction of on-site STS system for any development
proposals/submissions also need to comply with relevant standards and
regulations, such as EPD’s ProPECC Practice Note PN 5/93. Accordingly,
the Lands Department when processing Small House grant and
applications in close proximity to existing stream courses should consult
concerned departments including EPD, the Agriculture, Fisheries and
Conservation Department £A=EB3-and PlanD to ensure that all relevant
departments would have adequate opportunity to review and comment on
the applications.

9.3 “Government, Institution or Community” (“G/IC”): Total Area 0.24ha

9.3.1 The planning intention of this zone is primarily for the provision of GIC
facilities serving the needs of the local residents and/or a wider district,
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.
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The “G/IC” zone covers the Tin Hau Temple and the abandoned village
school, i.e. Po Toi School at Po Toi, as well as the lighthouse and other
government uses/facilities at southern Waglan Island. The abandoned
village school site is zoned “G/IC” to reserve for further use by the
Government. Flexibility is also provided in the “G/IC” zone for adaptive
reuse of the abandoned village school site to compatible Government,
institution or community uses.

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

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

As diversion of streams or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natural
environment, permission from the Board is required for such activities.

“Open Space” (“O™): Total Area 0.0638ha

941

9.4.2

9.4.3

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

This zone covers an areas in front of Tin Hau Temple and-at-the-eastern

fringe—of-Pe—ToiMilage—which is are—being—=used as a stage for the
Chlnese opera performances durlng festlve celebratlon %p%%e#

As diversion of streams or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natural
environment, permission from the Board is required for such activities.

“Other Specified Uses” (“‘OU™): Total Area 0.07ha

951

The planning intention of this zone is for specified development(s)
and/or uses, which is/are specified in the annotation of the zone. There is
only one “OU” zone on the Plan, which is annotated ‘Pier’ and covers
A : astwo existing piers ‘esated-at, Tai Wan of =Po
T0| Vlllage and an eX|st|ng pier at Waglan Island.

“Green Belt” (“GB”): Total Area 458-4%k2150.2ha

9.6.1

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

Areas with natural vegetation, woodland, hilly terrain, hillside shrubland
and grassland have been designated as “GB” to protect existing green
areas and preserve the hilly terrain in the Area.

The “GB” zone mainly covers the vegetated hill slopes at Tai Wan and
Wan Tsai of; Po Toi; as well as those at Mat Chau, Beaufort Island and
Sung Kong. There are two traditional burial grounds in the southern part
of Po Toi within this zone. As they have been in existence before the first
publication of DPA Plan, they are considered as an existing use intended
for the burial of deceased indigenous villagers in the Area. To respect the
local ritual and tradition, burial activities within this zone are generally
tolerated.

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/pond or excavation of land may
cause adverse drainage impacts on the adjacent areas and adverse
impacts on the natural environment, permission from the Board is
required for such activities except public works coordinated or
implemented by Government, and maintenance, repair or rebuilding
works.

“Coastal Protection Area” (“CPA”): Total Area 30.43ha

9.7.1

9.7.2

9.7.3

The planning intention of this zone to conserve, protect and retain the
natural coastlines and the sensitive coastal natural environment,
including attractive geological features, physical landform and area of
high landscape, scenic or ecological value, with a minimum of built
development. It may also cover areas which serve as natural protection
areas sheltering nearby developments against the effects of coastal
erosion. There is a general presumption against development in this zone.
In general, only developments that are needed to support the
conservation of the existing natural landscape or scenic quality of the
area or are essential infrastructure projects with overriding public interest
may be permitted.

This zone covers the coastal areas along the islands, which primarily
consist of coastal vegetation, rocky and boulder coasts.

New residential development is not permitted under this zone.
Redevelopment of existing houses may be permitted on application to
the Board. The redevelopment of an existing house shall not result in a
total redevelopment in excess of the plot ratio, site coverage and height
of the house which was in existence on the date of the first publication of
the DPA Plan.
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In view of the conservation value of the area within this zone, permission
from the Board is required for diversion of streams, filling of land/pond
or excavation of land that may cause adverse drainage impacts on the
adjacent areas and adverse impacts on the natural environment.

“Conservation Area” (“CA”): Total Area 367.454%ha

9.8.1

9.8.2

9.8.3

9.8.4

This zone is intended to protect and retain the existing natural landscape,
ecological and topographical features of the area for conservation,
educational and research purposes and to separate sensitive natural
environment from the adverse effects of development. There is a general
presumption against development in this zone. In general, only
developments that are needed to support the conservation of the existing
natural landscape or scenic quality of the area or are essential
infrastructure projects with overriding public interest may be permitted.

This zone covers most part of Po Toi which has scientific significance
and high conservation value. Owing to its geographical position, Po Toi
is considered as a crucial re-fuelling stop for migratory birds. More than
300 bird species, such as Hodgson's Redstart (Phoenicurus hodgsoni,
4T FE4E), Dark-throated Thrush (Turdus ruficollis, 77%E#E), Brown
Hawk Owl (Ninox scutulata, [& 5§ ), Blue-winged Pitta (Pitta
moluccensis, k5 7k /\ 2 #2) and Oriental Honey Buzzard (Pernis
ptilorhyncus, [E\FET%/E) have been recorded. Po Toi is also one of the
only four sites in Hong Kong with natural populations of Romer’s Tree
Frog (Liuixalus romeri, &[5 /MgfiF), an “Endangered” species under
the IUCN Red List of Threatened Species, which could be found in the
streams on Po Toi. The island also has a diverse assemblage of over 60
species of butterflies. The “CA” zone also covers the vegetated hill
slopes and the rocky areas at Waglan Island, which has a natural
character and is known to be a breeding site for terns.

It is intended that with stringent planning control imposed under this
zoning, the rich ecological and biological features in the areas can be
protected and preserved. New residential development is not permitted
under this zone. Redevelopment of existing guarters=houses may be
permitted on application to the Board. The redevelopment of existing
geartershouses shall not result in a total redevelopment in excess of the
plot ratio, site coverage and height of the house which was in existence
on the date of the first publication of the DPA Plan.

Within this zone, the area near Tai Wan Public Pier, which is more
accessible and consist of private lots with building entitlements, may
have potential for development of education and recreational facilities
with overnight accommodation to allow visitors staying in the Area for a
longer period of time for education/recreation activities. This can unleash
the education and recreational potentials in the Area. Yet the feasibility of
such development is subject to further assessments on environmental,
ecological, traffic, infrastructure, sewerage, drainage, visual and
landscape aspects, etc. Any development should not affect the unique
natural environment within this zone.
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9.8.5 Diversion of streams, filling of land/pond or excavation of land may
cause adverse drainage impacts on adjacent areas and adverse impacts on
the natural environment. In view of the conservation value of the area
within this zone, permission from the Board is required for such
activities.

COMMUNICATIONS

10.1

10.2

Waterborne Transport

There is no public transport service in the Area except the licensed kaito ferry
services from Aberdeen/Stanley to Po Toi.

Road Network and Footpath

There is no road network in the Area but footpath systems on Po Toi and Waglan
islands which provide access from piers/jetties to tae=4Hages-mountain uplands
as well as other places of interest. Improvement works to the footpaths in the
Avrea are carried out under the Rural Public Works Programme.

UTILITY SERVICES

There are no sewerage, drainage and water supply systems in the Area. Electricity and
potable water are provided to the local residents at Tai Wan Village on Po Toi via
portable electricity generators and water tanks, dam and water pipe provided and
maintained by the Islands District Office (IsDO).

CULTURAL HERITAGE

121

12.2

12.3

There are two Declared Monuments in the Area. One is the Waglan Lighthouse,
Waglan Island, which is one of the five surviving pre-war navigation lighthouses
in Hong Kong, and was declared a monument on 29.12.2000. The other one is
the Rock Carvings on Po Toi, which have resemblance to the patterns of pottery
and bronze vessels in the Bronze Age about 3,000 years ago. The Carvings were
declared a monument on 27.4.1979. Every effort should be made to preserve
the Declared Monuments.

A site of archaeological interest, known as Tai Wan Site of Archaeological
Interest, is also found in Tai Wan at the southwestern Po Toi. Artefacts of both
prehistoric and historic periods have been discovered in Tai Wan Site of
Archaeological Interest.

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.
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Prior consultation with AMO of LCSD should be made if any works,
developments, redevelopment or rezoning proposals may affect the declared
monuments, site of archaeological interest and their immediate environs. In
accordance with section 6 of the Antiquities and Monuments Ordinance (Cap.
53), a permit issued by the Antiquities Authority, i.e. the Secretary for
Development is required for any works to be carried out within the monument
boundary of a declared monument. If disturbance to the site of archaeological
interest is unavoidable, a detailed archaeological impact assessment (AlA) shall
be conducted to evaluate the archaeological impact imposed by the proposed
works if there is any development within the site of archaeological interest. If
necessary, a qualified archaeologist shall apply for a licence under the
Antiquities and Monuments Ordinance (Cap. 53) for an archaeological
investigation. A proposal of the AlIA shall be submitted to AMO for agreement
prior to applying for the licence. Subject to the findings of the AIA, appropriate
mitigation measures shall be fully implemented by the project proponent in
consultation with AMO of LCSD.

IMPLEMENTATION

131

13.2

13.3

13.4

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 improvement or 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.
However, project works for maintenance and repair of existing utilities would be
carried out within the Area by the IsDO.

Any increase in population, number of visitors to the Area or further
recreational/residential developments would require additional facilities. In
particular, the design and construction of the on-site STS 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.

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
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.

PLANNING CONTROL

141

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.
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14.2  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 impact 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.

14.3  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 which may include the
departmental outline development plans/layout plans, and the guidelines
published by the Board. The outline development plans/layout plans are
available for public inspection at the Planning Department. Guidelines published
by the Board are available from the Board’s website, the Secretariat of the
Board and the Technical Services Division of the Planning Department.
Application forms and Guidance Notes for planning applications can be
downloaded from the Board’s website and are available from the Secretariat of
the Board, the Technical Services Division and 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.

14.4  Any development, other than those referred to in paragraph 14.1 above or in
conformity with this Plan or with the permission of the Board, undertaken or
continued on or after 2 March 2012 included in a Plan of the Po Toi Islands
DPA may be subject to enforcement proceedings under the Ordinance. Any
diversion of streams, filling of land/pond or excavation of land in relevant zones
on or after the exhibition of the specific plan referred to in the Notes of the
relevant zones without permission from the Board may also be subject to
enforcement proceedings.

TOWN PLANNING BOARD
BECEMBERFEBRUARY 20154
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caused by such illegal parking.
108. After deliberation, the Board decided to reject the applicatigh on review

based on the following reasons:

“(a) the proposed columbarium is located in/4n “Undetermined” zone
which is being comprehensively réviewed. Approval of the
columbarium would unduly congtfain optimisation of the future land

use in the area;

(b) the implementability’of the proposed traffic management measures is
doubtful. The Applicant fails to demonstrate that the development
will not capse adverse traffic impact to the area, in particular, that the

emergpficy services of Pok Oi Hospital would not be affected; and

(© the approval of the proposed development would set an undesirable

precedent for similar applications.”

[Mr Stanley Y.F. Wong, Mr Roger K.H. Luk and Ms Christian M. Lee left the meeting

£ this noint 1
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109, Mr Ivan MK. Chung, District Planning Officer/Sai Kung & Islands
(DPO/SKs), PlanD was invited to the meeting at this point.

110. The Chairman extended a welcome and invited DPO/SKIs to brief Members
on the background of the Paper. 7

111. With the aid of a Powerpoint presentation, Mr Ivan M.K. Chung, DPO/SKIs,

made the following main points as detailed in the Paper:

Background

(a) on 2.3.2012, the draft Po Toi Islands Development Permission Area
(DPA) Plan No. DPA/I-PTI/1 was exhibited for public inspection under

‘section 5 of the Town Planning Ordinance (the Ordinance);

(b) pursuant to section 20(5) of the Ordinance, the Po Toi Islands DPA
Plan was effective for a period of three years until 2.3.2015.  As such,
an Outline Zoning Plan (OZP) had to be prepared to replace the DPA
Plan in order to maintain statutory planning control over the area upon
expiry of the DPA Plan;

(c) on 21.11.2014, under the power delegated by Chief Executive, the
Secretary for Development directed the Town Planning Board (the
Board), under section 3(1)(a) of the Ordinance, to prepare an OZP to

cover the Area;

The Planning Scheme Area (the Area)

(d) the Area (about 550ha) comprised a group of islands located at the
southern-most of Hong Kong, which included mainly Po Toi (about
369ha), Mat Chau (about 3ha), Beaufort Island (about 120ha), Sung
Kong (about 48ha) and Waglan Island (about 10ha). The Area

generally had a hilly terrain and was covered by rocky outcrops and
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vegetations including mangroves, woodland vegetation including large

mature trees and shrubland with tree clumps;

a recognized village and some developments/structures were found at
Po Toi and Waglan Island. Mat Chau, Beaufort Island and Sung
Kong were virtually uninhabited; '

the Area had a rural and natural setting with scientific importance and
conservation value which were unique in Hong Kong. Within the
Area, the Director of Agriculture, Fisheries and Conservation (DAFC)
considered that a major part of Po Toi had high ecological value worthy
of conservation. Po Toi was an important re-fuelling stop for
migratory birds, and hosted one of the few natural population of

Romer’s Tree Frog (Liuixalus romeri) in Hong Kong;

when the DPA Plan was prepared for the Area, there were tree felling
and paving activities on the southwestern part of Po Toi near Wan Tsai.
It was noted that the unauthorized development had stopped and the

area had already been covered by vegetation and grass after that;

Village ‘Environs’ and Land Ownership

LY

(i)

the only recognised village in the Area was Po Toi Village and its
‘village environ’ (‘VE’) covered an area of about 3.27ha. The
domestic structures within the village were predominantly one- to

two-storey tenement houses held on a short term tenancy basis;

most land in the Area (about 99.4%) was government land and the\
remaining 0.6% (about 3.3 ha) was private land, all of which was
Ic;cated in Po Toi, concentrated at Po Toi Village and at the
southwestern part of Po Toi, comprising mainly fallow agricultural land

including some lots with building entitlement;
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Development Constraints

)

(k)

)

one of the development constraints in the Area was the limited
frequency and capacity of the ferry services. Only one kaito ferry
service between Po Toi and Aberdeen was operated on Tuesdays and
Thursdays, with additional services from Stanley to Po Toi on
Saturdays, Sundays and Public Holidays. Within the Area, only Po Toi
was accessible by footpaths and hiking trails;

the Area also featured steep rocky coast and low cliffs from 100mPD to
270mPD with geological formations of high landscape value.
Espécially on Po Toi, there were some well-known geological
formations in granite rock along the coastline, e.g. Buddha’s Palm CIiff,
Tortoise Rock and Coffin Rock. Rock Carvings on Po Toi were
Declared Monuments of particular historic and cultural significance.
The southern coast of Po Toi also had high landscape scenic and

cultural significance;

the Lighthouse on Waglan Island was also a Declared Monument of

particular historic and cultural significance. Prior consultation with-

the Antiquities and Monuments Office should be made if any works,
developments, redevelopment or rezoning proposals might affect the

declared monument;

Issues Arising from Consideration of the DPA Plan

(m) during the consideration of the representations to the draft DPA Plan,

the Lamma Island (South) Rural Committee (RC) and villagers
suggested that the “Village Type Development” (“V”) zone should be

enlarged to the southwest of the existing village clusters at Tai Wan to

‘accommodate the Small House demand of villagers in Po Toi and

South Lamma Island whilst the green/concern groups and some

individuals suggested designating conservation zonings on Po Toi, and
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ultimately designating Po Toi as Country Park (CP) to reflect its

scientific, ecological and recreational values;

Land Use Proposals Received in the Course of Preparation of the OZP

()

(0)

®)

in the course of preparing the OZP, the RC proposed extension of the

“V” zone to areas at southwest Po Toi and provision for holiday house

.development within the private lots at Po Toi upon application to the

Board;

the Chinese YMCA of Hong Kong proposed a campsite development

on Po Toi Island;

the green/concern groups proposed designation of areas at southeast Po
Toi and near Tai Tam Wan (Lau Shui Hang) as “Site of Special
Scientific Interest” (“SSSI”) and ultimately as CP/Marine Park to
presefve its unique natural habitat with high ecological and scientific

values;

Land Use Planning Consideration

(q)

in preparing the OZP, land for village development, conservation of
natural landscape, accessibility and infrastructural constraints, need for
upgrading/improvements of domestic structures and education and

recreation potentials of the Area had been taken into account;

Land Use Proposals

(1)

the general planning intentibn for the Area was to conserve the areas of
high ecological significance with scientific value, to protect the unique

landscape, rural and natural characters and to make provision for future

. Small House development for the indigenous villagers of the Area;
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most land in the Area was designated conservation zonings, including
“Conservation Area” (“CA”), “Green Belt” (“GB”) and “Coastal
Protection Area” (“CPA”). Land was also zoned “V” for Small

House development and “Residential (Group D)” (“R(D)”) to provide

opportunity for improvement and upgrading of existing temporary

structures within the rural areas;

- Land Use Zonings

“Village Type Development’’: Total Area 0.71ha

(t)

(w)

V)

the “V” zone fell entirely within the “VE’. The boundafy of the “V”
zone was drawn up around existing clusters having regard to “VE’, the
local topography, the existing settlement pattern, site characteristics as
well as the estimated Small House demand. Areas of difficult terrain,

dense vegetation, burial grounds, ecologically sensitive areas and

, streamcourses had been avoided where possible;

there was only one recognised village in the Area, namely Po Toi
Village, on Po Toi and the village was occupied by 2-storey village

houses and temporary domestic structures;

the total developable land reserved for Small House developments

- amounted to about 0.23ha, equivalent to about 9 Small House sites.

That could satisfy about 46% of the total 10-year forecast of Small
House demand in the Area (i.e. 9 out of 20). Under the provision of

~ the OZP, the villagers could still apply for Small- House

development/redevelopment of Small House to the Board under the
planning permission system within areas zoned “R(D)”, “Government,

Institution or Community” (“G/IC”), “GB” and “CA” as appropriate;

“Residential (Group D)”: Total Area 0.48ha
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(w) the “R(D)” zone covered mainly the areas to the southeast of Po Toi

(x)

Village. This area was mainly occupied by one- to two-storey
temporary structures built years ago. Most of the structures were

occupied while some were ruins;

the zone allowed residential upgrading, low-rise and low-density
residential developments subject to planning permission from the

Board;

“Government, Institution or Community”’: Total Area 0.24 ha

)

the “G/IC” zone covered the Tin Hau Temple and the abandoned
village school, i.e. Po Toi School at Po Toi, as well as the lighthouse
and other government uses/facilities at southern Waglan Island. The
abandoned village school site was zoned “G/IC” to reserve for further

use by the Government;

“Open Space” (“O”).: Total Area 0.10ha

@)

the “O” Zone covered areas in front of Tin Hau Temple and at the
eastern fringe of Po Toi Village, which were being used as a stage
for the Chinese operas performance during festive celebration. The
piece of flat land at the eastern fringe of Po Toi Village would also be

used as an emergency landing pad for helicopters;

“Other Specified Uses” (“OU”): Total Area 0.07ha

(aa) there was only one “OU” zone on the Plan, which was annotated ‘Pier’

and covered two sites currently used as piers located at Tai Wan, Po

Toi and Waglan Island;

“Green Belt”: Total Area 150.47ha
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(bb) the “GB” zone mainly covered the vegetated hill slopes at Tai Wan and

Wan Tsai, Po Toi; as well as those at Mat Chau, Beaufort Island and
Sung Kong. There were two traditional burial grounds in the southern

part of Po Toi within this zone;

“Coastal Protection Area”: Total Area 30.43ha

(cc)

the “CPA” zone generally covered the coastal areas along the islands,
which primarily consisted of coastal vegetation, rocky and boulder

coasts;

“Conservation Area’’: Total Area 367.17ha

(dd) the “CA” zone covered most parts of Po Toi which had scientific

(ee)

significance and high conservation value. Migratory Birds, Romer’s
Tree Frog and butterflies were the three scientific interests contributing
to the ecological and conservation importance of Po Toi. The “CA”
zone also covered the vegetated hill slopes and the rocky areas on
Waglan Island, which had a natural character and was known to be a

breeding site for terns;

within the zone, the area near Tai Wan Public Pier might have potential
for development of education and recreational facilities with overnight
accommodatibn to allow visitors staying in the Area for a longer period
of time for education/recreation activities. This could unleash the
education and recreational poentials in the Area. Yet the feasibility of
such development was subject to further assessments.  Any
development should not affect the unique natural environment within

the zone;

¢

Consultation

()

the draft OZP together with its Notes and Explanatory Statement (ES)
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as well as the Planning Report had been circulated to relevant
government bureaux and departments for comments. Comments
received had been incorporated into the draft OZP, its Notes and ES
and the Planning Report as appropriate. No adverse comment on or

objection to the land use proposals was received; and

(gg) subject to the agreement of the Board, the draft OZP No. S/I-PTV/C
would be submitted to the Islands District Council (IsDC) and RC for
consultation. Comments from IsDC and RC would be submitted to the
Board for consideration prior to the publication of the draft OZP under

section 5 of the Ordinance.

112. Members had no questions or comments on the draft OZP.
113, After deliberation, the Board agreed that the draft Po Toi Islands OZP No.

S/I-PTV/C, together with its Notes and ES, was suitable for consultation with IsDC and
RC. After consultation, comments from IsDC and RC would be submitted to the Board
for consideration prior to the publication of the draft OZP under section 5 of the

Ordinance.
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DRAFT PO TOI ISLANDS OUTLINE ZONING PLAN NO. S/I-PTI/C

PRELIMINARY CONSIDERATION OF A NEW PLAN

Introduction

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

(a).

(b)

the draft Po Toi Islands Outline Zoning Plan (OZP) No. S/I-PTI/C
(Appendix I) and its Notes (Appendix II) are suitable for consultation with
the Islands District Council (IsDC) and Lamma Island (South) Rural
Committee (RC); and

the Explanatory Statement (ES) (Appendix III) is an expression of the
planning intention and objectives of the Town Planning Board (the Board)
for the various land use zonings of the draft OZP and is suitable for
consultation with IsDC and RC together with the draft OZP.

Background

2.1

2.2

23

24

On 20 February 2012, under the power delegated by the Chief Executive
(CE), the Secretary for Development (SDEV) directed the Board, under
section 3(1)(b) of the Ordinance, to prepare a Development Permission Area
(DPA) Plan for Po Toi Islands (the Area).

On 2 March 2012, the draft Po Toi Islands DPA Plan No. DPA/I-PTI/1 was
exhibited for public inspection under section 5 of the Town Planning
Ordinance (the Ordinance). During the plan exhibition period, a total of 173
valid representations were received. When the representations were
published, 725 comments were received. After giving consideration to the
representations and comments on 28 September 2012, the Board noted the
supportive views of the representations and decided not to amend the draft -
DPA Plan to meet the representations.

On 12 March 2013, the CE in Council (CE in C) approved the draft Po Toi
Islands DPA Plan, which was subsequently renumbered as DPA/I-PTI/2. On
22 March 2013, the approved Po Toi Islands DPA Plan No. DPA/I-PTI/2
was exhibited for public inspection under section 9(5) of the Ordinance.

Pursuant to section 20(5) of the Ordinance, the Po Toi Islands DPA Plan is
effective for a period of three years until 2 March 2015. As such, an OZP has
to be prepared to replace the DPA Plan in order to maintain statutory
planning control over the Area upon expiry of the DPA Plan.
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On 21 November 2014, under the power delegated by CE, SDEV directed
the Board, under section 3(1)(a) of the Ordinance, to prepare an OZP to
cover the Area.

3 Strategic Planning Context

3.1

32

3.3

34

The Area (about 550ha) comprises a group of islands located at the
southern-most of Hong Kong, which include mainly Po Toi (about 36%ha),
Mat Chau (about 3ha), Beaufort Island (about 120ha), Sung Kong (about
48ha) and Waglan Island (about 10ha). The Area generally has a hilly terrain
and is covered by rocky outcrops and vegetations including mangroves,
woodland vegetation including large mature trees and shrubland with tree
clumps (Plan 1). Some developments/structures are found at Po Toi and
Waglan Island. Mat Chau, Beaufort Island and Sung Kong are virtually
uninhabited.

The Area has a rural and natural setting with scientific importance and
conservation value which are unique in Hong Kong. Within the Area, the
Director of Agriculture, Fisheries and Conservation (DAFC) considers that a
major part of Po Toi has high ecological value worthy of conservation. Po
Toi is an important re-fuelling stop for migratory birds, and hosts one of the
few natural population of Romer’s Tree Frog (Liuixalus romeri, [EES/)Ngf
#£) in Hong Kong. In addition, most of the streams on Po Toi are largely
natural and unpolluted. They should be preserved from the nature
conservation point of view.

In view of the natural attributes, ecological diversity and landscape qualities,
the Area was highlighted as Significant Land Conservation Areas and
recommended for conservation in Territorial Development Strategy Review
(TDSR) (1998) (Plan 4). The surrounding water bodies were also recognised
as Significant Marine Conservation Areas in TDSR. Such strategy was
reaffirmed in the South West New Territories Development Strategy Review
(2001). Due consideration should be given to its conservation value when
development at or near this area is proposed.

The planning framework for the Area is to protect the natural scenic
character of the Area from the uncontrolled developments and avoid
disturbances to areas with high ecological, landscape and geological values.
Details of the land use considerations are contained in the Planning Report
on Po Toi Islands at Appendix IV. Some major issues in relation to the
proposed zonings are stated in the following paragraphs.

| 4 Issues Arising from Consideration of the DPA Plan

4.1

During the consideration of the representations to the draft DPA Plan on 28
September 2012, the following proposals from major groups were put
forward for the Board’s consideration (Plan 5):

(2) the Lamma Island (South) Rural Committee (RC) and villagers
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suggested that the “Village Type Development” (“V”) zone should be
enlarged to the southwest of the existing village clusters at Tai Wan to
accommodate the Small House demand of villagers in Po Toi and south
Lamma Island;

(b) the private lot owners near Kwan Kee Store at southwest Po Toi and
some individuals suggested to rezone the land to “Government,
Institution or Community” (“G/IC”) use to permit memorial garden
and/or columbarium developments; and

(c) the green/concern groups and some individuals suggested to designate
conservation zonings on Po Toi, e.g. “Conservation Area” (“CA”™),
“Coastal Protection Area” (“CPA”) and “Site of Special Scientific
Interest” (“SSSI”) and ultimately designate Po Toi as Country Park
(CP) to reflect its scientific, ecological and recreational values.

On 28 September 2012, the Board decided not to uphold the representations
nor propose amendment to the DPA Plan. The Board also noted the
suggestions of green/concern groups on conservation zonings. It was agreed
that detailed studies and analysis would be conducted to determine the
appropriate land use zonings of the concerned area in the preparation of the
OZP stage.

Object of the Plan

5.1

5.2

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

The draft OZP is to illustrate the broad principles of development and to

provide guidance for more detailed planning. It is a small-scale plan and the

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

The Planning Scheme Area (Plans 1 to 3)

6.1

6.2

The Area covers a total area of about 550ha. It comprises a group of islands
located at the southern-most of Hong Kong, which include mainly Po Toi
(about 36%ha), Mat Chau (about 3ha), Beaufort Island (about 120ha), Sung
Kong (about 48ha) and Waglan Island (aboutl10 ha). The boundary of the
Area is shown by a heavy broken line on the Plan (Appendix I).

Po Toi is the southern-most island in Hong Kong and is the largest among the
five islands. It has a hilly terrain and is covered by rocky outcrops and
vegetations including mangroves, woodland vegetation including large
mature trees and shrubland with tree clumps. It is largely natural in character
with scattered rural settlements at Tai Wan and Wan Tsai (Figure 4b in
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Appendix IV). According to the 2011 Census, the existing population at Po
Toi is about 50. In 2011/2012, activities involving vegetation clearance and
laying of concrete slabs were found in the southwest Po Toi (Figure 5g in
Appendix IV).

6.3  Waglan Island is the eastern-most outlying island in the Area. The southern
part of the island is covered by rocky outcrops with limited vegetated areas
of shrubs and grasses whilst the northern part of the island has a rocky
surface (Figure 5i in Appendix IV). Mat Chau, Beaufort Island and Sung
Kong are isolated islands within the Area. They have a hilly terrain and are
covered by rocky outcrops and woodland vegetation including mature trees
and shrubland with tree clumps (Figure 4b in Appendix IV).

7 Development Proposals Received in the Course of Preparation of the Plan

7.1 Since the gazettal of the draft DPA Plan on 2 March 2012, there has been no
planning application received in the Area. In the course of preparing the
OZP, the following proposals/views have been received (Plan 6):

(a) proposed campsite development on Po Toi Island submitted by
Chinese YMCA of Hong Kong;

(b) proposals of local residents for provision of more GIC facilities and
infrastructure in Po Toi including, inter alia, public toilet, emergency
rescue services (in particular the provision of helicopter landing pad
for emergency use), electricity/water supplies and public transport
provision;

(c) proposed designation of areas at southeast Po Toi and near Tai Tam
Wan (Lau Shui Hang) (Plan 7) as SSSI and ultimately as Country
Park/Marine Park to preserve its unique natural habitat with high
ecological and scientific values submitted by green/concern groups;
and

(d) proposed extension of the “V” zone to areas at southwest Po Toi and
provisions for holiday house development within the private lots at Po
Toi upon application to the Board submitted by RC.

7.2 Planning Assessments on the above proposals/views are provided in
paragraphs 3.5.2 to 3.5.12 in Appendix IV.

8 Land Use Planning Considerations (Plan 7)

Conservation of Natural Landscape

8.1

The Area has a rural and natural setting with scientific importance and
conservation value which are unique in Hong Kong, particularly at Po Toi.
Owing to its geographical position, Po Toi is considered as a crucial
re-fuelling stop for migratory birds. More than 300 bird species, such as
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Hodgson's Redstart (Phoenicurus hodgsoni, SEUE4] EE9E), Dark-throated
Thrush (Turdus ruficollis, 7R5E%%), Brown Hawk Owl (Ninox scutulata, &
58), Blue-winged Pitta (Pitta moluccensis, B % /\ £2#8) and Oriental Honey
Buzzard (Pernis ptilorhyncus, BRI ) have been recorded. Po Toi is also
one of the only four sites in Hong Kong with natural populations of Romer's

. Tree Frog (Liuixalus romeri, [E [ /MatE), an “Endangered” species under

the International Union for Conservation of Nature (IUCN) Red List of
Threatened Species and has a diverse assemblage of over 60 species of
butterflies. Besides, Waglan Island is known to be a breeding site for terns.
Some plant species of conservation interest are recorded in Beaufort Island

e e

and Po Toi such as Eulophia flava (213555 #), Podocarpus macrophyllus
(ZEEM), Polygala polifolia (/IN{E3E7E) and Rungia chinensis (FPEEFZ 5],
).

According to the “Landscape Value Mapping of Hong Kong” (2005)
prepared by the Planning Department (PlanD), the overall landscape
character of these islands is remote, rugged and visually dramatic. Except the
village settlements on Po Toi, other islands are undeveloped. The coastal
areas of Tai Wan and Wan Tsai are covered with coastal woodland
vegetation including large native mature trees within Po Toi Village,
mangroves and shrubland with tree clumps, which serves as a significant
ecological resource to sustain the migratory birds. The large native mature
trees also serve as a village and cultural landscape feature of high landscape
coastal amenity. The dense woodland vegetation at the back of Po Toi
Village is also a significant landscape feature. The coastal area of Po Toi
Islands also has high landscape value. Generally, the character of the coastal
landscape is open, coherent, tranquil, remote and reasonably varied due to
the visual complexity of the island group.

The Area also features steep rocky coast and low cliffs from 100mPD to
270mPD with geological formations of high landscape value. Especially on
Po Toi, there are some well-known geological formations in granite rock
along the coastline e.g. Buddha’s Palm Cliff, Tortoise Rock and Coffin
Rock. Rock Carvings on Po Toi are Declared Monuments of particular
historic and cultural significance. The southern coast of Po Toi also has high
landscape scenic and cultural significance. Generally, the character of the
landscape is open, coherent, tranquil, remote and reasonably varied (due to
the visual complexity of the islands). The unique landscape resources and the
character of the Area should be preserved. Any large scale development with
extensive site formation and vegetation clearance should be avoided as it
would cause irreversible adverse landscape and ecological impacts. Small
scale development with conservation purposes that is compatible with the
existing landscape context is recommended for Po Toi.

Accessibility and Infrastructural Constraints

8.4

One of the development constraints in the Area is the limited frequency and
capacity of the ferry services. Only one kaito ferry service between Po Toi
and Aberdeen is operated on Tuesdays and Thursdays, with additional
services from Stanley to Po Toi on Saturdays, Sundays and Public Holidays.
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Wlthln the Area, only Po Toi is accessible by footpaths and hiking trails.

The electricity and water supply facilities in the Area are limited. There are
also no drainage and sewerage systems in the Area. Any development that
will lead to increases in population or number of visitors to the Area would
require additional facilities. For any development or redevelopment, the
project proponent should address how sewage and/or other wastewater, if
any, produced could be collected, treated and discharged.

Need for upgrading/improvements of domestic structures

8.6

The domestic structures on Po Toi are mainly one- to two-storey tenement
houses built using temporary materials, which may require improvement or
redevelopment. There may be potential for the landowners/occupants of the
existing structures on Po Toi to pool their land holding for low-rise
low-density residential development to optimise the use of land and to
achieve a more orderly layout. The residential development should blend in
with the rural character, and avoid overloading the limited infrastructure of
the Area and causing adverse environmental impact.

Education and Recreation Potentials

8.7

The Area has unique ecological, landscape, geological and cultural heritage
resources with high scientific and archaeological values. These resources,
most of which are concentrated on Po Toi, should be preserved. The places
of scientific and archaeological interests are connected by a footpath network

- originating from the public pier in Tai Wan. Nevertheless, the frequency of

the existing kaito service has limited the public access to these places.
Provision of appropriate education facilities with overnight accommodation,
e.g. holiday camp/tenting site, in Po Toi can facilitate public understanding
of the Area’s unique environment while at the same time unleash the
recreation potential of the Area without resulting in adverse environmental
and ecological impacts. The area near Tai Wan Public Pier, which is more
accessible and consists of private lots with building entitlements, may be a
suitable location for such development. In view of the unique natural and
rural environment of the Area with high conservation value, the scale and
character of such development should be compatible with the natural and
rural characters of the Area. Owing to the limited transport facilities, utilities
and infrastructure, as well as the need to conserve the Area’s rural and
natural setting with high conservation value, large-scale recreation and/or
tourism development in the Area should be avoided.

Land for Village Development

8.8

In general, the OZP will reflect, amongst others, the existing recognised
villages and designate areas considered suitable for provision of village
expansion. For the subject OZP, the only recognised village in the Area is Po
Toi Village and its ‘Village Environ® (‘VE’) covers an area of about 3.27ha
(Plan 8a). The domestic structures within the village are predominantly one-
to two-storey tenement houses held on a short term tenancy basis.
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8.9  Since the publication of the DPA Plan, as stated in paragraphs 4.1(a) and

7.1(d) above, the RC has been asking for reservation of sufficient land in the

Area for Small House development to cope with the Small House demand in

the Area as well as in southern Lamma Island. Specifically, RC requested to

designate the areas at southwest Po Toi near Tai Wan Public Pier as “V” zone

(Plans 6 and 7). On the contrary, the green/concern groups considered that
the “V” zone boundary should be confined to the existing village clusters and

exclude ecologically sensitive areas and natural habitats.

8.10 Noting the concerns of RC/local residents and the green/concern groups, the
Small House demand of Po Toi Village has been assessed by obtaining the
latest information on the 10-year forecast of Small House demand from the
District Lands Officer/Islands, Lands Department (DLO/Is, LandsD) in
2014. As advised by DLO/Is, LandsD, the 10-year Small House demand
forecast for Po Toi Village is 20. The figure remains unchanged when the
DPA Plan was prepared in 2012. There are also no approved or outstanding
Small House applications in the village. As the Indigenous Inhabitant
Representative (IIR) of Po Toi Village is currently vacant, the indigenous
villager’s status of applicants for Small House development cannot be
certified. Nevertheless, Small House development at suitable areas within
the “VE’ by designating “V” zone should be provided to cater for the future
demand. :

8.11 Based on PlanD’s preliminary estimate, the total land area required for
meeting the total Small House demand of 20 houses is about 0.5 ha. With
reference to the Small House demand and “VE’ for the recognised village as
enumerated above, PlanD has analysed the site conditions of the area within
‘VE’ taking into account of the existing village settlement, approved and
outstanding Small House applications ! , infrastructural constraints,
environmental conditions and natural terrain of the Area. Consideration has
also been given to the consolidation of Small House development at suitable
locations in order to avoid undesirable disturbances to the natural
environment and overtaxing the limited infrastructure in the Area. Based on
an incremental approach, it is considered that the future demand for Small
House development could be met by redeveloping the temporary domestic
structures erected on Government land and by expanding the “Village Type
Development” (“V”) zone to the relatively flat area to the north of the
existing “V” zone. Such approach could achieve a more orderly development
pattern, efficient use of land as well as provision of infrastructures and
services in areas around the existing village settlements (Table 1 and Plan
10).

8.12 The currently proposed “V” zone covers a total area of 0.71ha. It falls
entirely within the “VE’. The area reserved for Small House development
comprises mainly vacant land with some areas occupied by temporary
structures. The total developable land reserved for Small House
developments amounts to about 0.23ha, equivalent to about 9 Small House
sites (Table 1). This can satisfy about 46% of the total 10-year forecast of
Small House demand in the Area (i.e. 9 out of 20). Although the area of the

! There are no outstanding/approved Small House applications being processed/approved by DLO/Is, LandsD
or the Board since the first gazettal of the draft Po Toi Islands DPA Plan in 2012.
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proposed “V”-could not meet all the current forecast of Small House
demand, it should be noted that the Small House demand forecast is only one
of the many factors in considering the “V* zone. The forecast is provided by
the Rural Committee to LandsD and could be subject to changes over time
for reasons like demographic changes (birth/death) as well as aspiration of
indigenous villagers currently living outside the village, local and overseas,
to move back to Po Toi in future. Though there is no mechanism in the
planning stage to verify the authenticity of the figures, the respective DLO
would verify the status of the Small House applicant at the stage of Small
House grant application. Under the provision of the OZP, the villagers could
still apply for Small House development/redevelopment of Small House to
the Board under the planning permission system within the areas zoned
“Residential (Group D)” (“R(D)”), “Government, Institution or Community”
(“G/IC”), “Green Belt” (“GB”) and “Conservation Area” (“CA”) as
appropriate.

Table 1 — Table showing the Small House Demand for Po Toi Village

Demand figures Demand figures ‘VE’ “V” “v” Required | Available | Percentage
in 2012 in 2014 Approx. | zone | zoneon | landto | landto | ofthenew
Outstanding 10-year | Outstanding 10-year Area | areaon draft meet meet new | demand
Application forecast Application forecast (ha) DPA | OZP(ha) new demand met by
Plan demand (ha) available
(ha) (ha) land (%)
0 20 0 20 3.27 0.56 | 0.71 0.5 0.23 46%
Note:
* Includes land area currently occupied by temporary domestic structures/squatters which can be redeveloped into
Small Houses. '
9 Plapning Intention

The general planning intention for the Area is to conserve the areas of high
ecological significance with scientific value, to protect the unique landscape, rural
and natural characters and to make provision for future Small House development
for the indigenous villagers of the Area. It is also intended to provide planning
guidance and control improvement and upgrading of existing temporary structures
through redevelopment of existing temporary structures into permanent buildings.

10 Land Use Zonings (Plan 9)

10.1  In the preparation 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 and local
development opportunities. The Following land uses are proposed to be
designated on the Plan.
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10.2  Residential (Group D)” (“R(D)”) Total Area: 0.48ha

10.3

(a)

(b)

(c)

(d)

(e)

(a)

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

This zone mainly covers the areas to the southwest of Po Toi Village
outside its “VE’. This area is mainly occupied by one- to two-storey
temporary structures built years ago. Most of the structures are
occupied while some are ruins.

To allow for upgrading and improvement, redevelopment of existing
temporary structures or existing building shall not result in a total
development and/or redevelopment in excess of a maximum building
area of 37.2m? and a maximum building height of 2 storeys (6m), or
the building area and height of the existing building, whichever is the

- greater. Rebuilding of New Territories Exempted House (NTEH) and

replacement of an existing domestic building which was in existence
on the date of the first publication in the Gazette of the notice of the
draft DPA Plan by a NTEH are always permitted in this zone. Apart
from allowing residential upgrading, low-rise and low-density
residential developments may be permitted on application to the Board.
To be in line with the general development intensity of the surrounding
areas, residential development including redevelopment for ‘Flat’ and
‘House’ (except ‘NTEH”) shall not result in a total development in
excess of a maximum plot ratio of 0.4 and a maximum building height
of 3 storeys (9m).

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

As diversion of streams or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natural
environment, permission from the Board is required for such activities.

“Village Type Development” (V") Total Area: 0.71ha (Plan 10)

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



(b)

(©)

(d)

(e)

®
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development are always permitted on the ground floor of a NTEH.
Other commercial and community uses may be permitted on
application to the Board.

The boundary of the “V” zone is drawn up around existing clusters
having regard to ‘VE’, the local topography, the existing settlement
pattern, site characteristics 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.

There is only one recognised village in the Area, namely Po Toi Village

~on Po Toi. Currently, there is a restaurant within the “V” zone. There

are neither approved nor outstanding Small House applications within
its “VE’ and the village is occupied by 2-storey village houses and
temporary domestic structures.

In order to ensure that any future development or redevelopment
within the village would retain the village character, 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 existing 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 or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natural
environment, permission from the Board is required for such activities.

“There is no existing sewer or planned public sewer for the Area, and at

present, each house is typically served by its own on-site septic tanks
and soakaway (STS) system. In accordance with the Environmental,
Transport and Works Bureau’s Technical Circular (Works) No. 5/2005,
under the current administrative practice, for development
proposals/submissions that may affect natural streams/rivers, the
approving/processing authorities at various stages of the development
should consult and collate comments from DAFC and relevant
authorities and incorporate relevant comments/advice as conditions of
approval wherever possible. For the protection of the water quality of
the streams and sea, the design and construction of on-site STS system
for any development proposals/submissions also need to comply with
relevant standards and regulations, such- as the Environmental
Protection. Department (EPD)’s ProPECC 5/93. Accordingly, the
LandsD when processing Small House grant and applications in close
proximity to existing stream courses should consult concerned

" departments including EPD, AFCD and PlanD to ensure that all

relevant departments would have adequate opportunity to review and
comment on the applications.
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“Government, Institution or Community” (“G/IC”) Total Area: 0.24 ha

(a)

(b)

(©)

(d)

(e)

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

The “G/IC” zone covers the Tin Hau Temple and the abandoned village
school, 1.e. Po Toi School at Po Toi, as well as the lighthouse and other
government uses/facilities at southern Waglan Island. The abandoned
village school site is zoned “G/IC” to reserve for further use by the
Government. Flexibility is also provided in the “G/IC” zone for
adaptive reuse of the vacant village school site to compatible
Government, institution or community uses.

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

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

As diversion of streams or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natural
environment, permission from the Board is required for such activities.

Open Space (*O”) Total Area: 0.10ha

(a)

(b)

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

This zone covers areas in front of Tin Hau Temple and at the eastern
fringe of Po Toi Village, which are being used as a stage for the
Chinese operas performance during festive celebration. The piece of
flatland at the eastern fringe of Po Toi Village will also be used as an
emergency landing pad for helicopters.

“Other Specified Uses” (“OU”) Total Area: 0.07ha

(a)

The planning intention of this zone is for specified development(s)
and/or uses, which is/are specified in the annotation of the zone. There
is only one “OU” zone on the Plan, which is annotated ‘Pier’ and

- covers two sites currently used as piers located at Tai Wan, Po Toi and



10.7

10.8

-12-

Waglan Island.

“Green Belt” (“GB”) Total Area: 150.47ha

(a)

(b)

(©)

(d

(e)

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

Areas with natural vegetation, woodland, hilly terrain, hillside
shrubland and grassland have been designated as “GB” to protect
existing green areas and preserve the hilly terrain in the Area.

The “GB” zone mainly covers the vegetated hill slopes at Tai Wan and
Wan Tsai, Po Toi; as well as those at Mat Chau, Beaufort Island and
Sung Kong. There are two traditional burial grounds in the southern
part of Po Toi within this zone. As they have been in existence before
the first publication of DPA Plan, they are considered as an existing use
intended for the burial of deceased indigenous villagers in the Area. To
respect the local ritual and tradition, burial activities within this zone
are generally tolerated.

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/pond or excavation of land may
cause adverse drainage impacts on the adjacent areas and adverse
impacts on the natural environment, permission from the Board is
required for such activities except public works coordinated or
implemented by Government, and maintenance, repair or rebuilding
works.

“Coastal Protection Area” (*CPA”) Total Area: 30.43ha

(2)

The planning intention of this zone to conserve, protect and retain the
natural coastlines and the sensitive coastal natural environment,
including attractive geological features, physical landform or area of
high landscape, scenic or ecological value, with a minimum of built
development. It may also cover areas which serve as natural protection
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(b)

(©)

(d)
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areas sheltering nearby developments against the effects of coastal
erosion. There is a general presumption against development in this
zone. In general, only developments that are needed to support the
conservation of the existing natura] landscape or scenic quality of the
area or are essential infrastructure projects with overriding public
interest may be permitted.

This zone generally covers the coastal areas along the islands, which
primarily consist of coastal vegetation, rocky and boulder coasts.

New residential development is not permitted under this zone.
Redevelopment of existing houses may be permitted on application to
the Board. The redevelopment of an existing house shall not result in a
total redevelopment in excess of the plot ratio, site coverage and height
of the house which was in existence on the date of the first publication
of the DPA Plan.

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

“Conservation Area” (“"CA”) Total Area: 367.17ha

(2)

(b)

This zone is intended to protect and retain the existing natural
landscape, ecological and topographical features of the area for
conservation, educational and research purposes and to separate
sensitive natural environment from the adverse effects of development.
There is a general presumption against development in this zone. In
general, only developments that are needed to support the conservation
of the existing natural landscape or scenic quality of the area or are

‘essential infrastructure projects with overriding public interest may be

permitted.

This zone covers most part of Po Toi which has scientific significance
and high conservation value. Migratory Birds, Romer’s Tree Frog and
butterflies are the three scientific interests contributed to the ecological
and conservation importance of Po Toi. Owing to its geographical
position, Po Toi is considered as a crucial re-fuelling stop for migratory
birds. More than 300 bird species, such as Hodgson's Redstart
(Phoenicurus hodgsoni, BYE4T EE98), Dark-throated Thrush (Turdus
ruficollis, 7R S %%), Brown Hawk Owl (Ninox scutulata, F&SE),
Blue-winged Pitta (Pitta moluccensis, &2 J\ 2 #8) and Oriental
Honey Buzzard (Pernis ptilorhyncus, E\FE1£[E) have been recorded.
Po Toi is also one of the only four sites in Hong Kong with natural
populations of Romer’s Tree Frog (Liuixalus romeri, B K /MatE), an
“Endangered” species under the ITUCN Red List of Threatened Species,
which could be found in the streams on Po Toi. The island also has a
diverse assemblage of over 60 species of butterflies. The “CA” zone
also covers the vegetated hill slopes and the rocky areas on Waglan
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Island, which has a natural character and is known to be a breeding site
for terns.

(¢) It is intended that with stringent planning control imposed under this
zoning, the rich ecological and biological features in the areas can be
protected and preserved. New residential development is not permitted
under this zone. Redevelopment of existing houses may be permitted
on application to the Board. The redevelopment of existing houses
shall not result in a total redevelopment in excess of the plot ratio, site
coverage and height of the house which was in existence on the date of
the first publication of the DPA Plan.

(d) Within this zone, the area near Tai Wan Public Pier, which is more
accessible and consist of private lots with building entitlements, may
have potential for development of education and recreational facilities
with overnight accommodation to allow visitors staying in the Area for
a longer period of time for education/recreation activities. This can
unleash the education and recreational poentials in the Area. Yet the
feasibility of such development is subject to further assessments on
environmental, ecological, traffic, infrastructure, sewerage, drainage,
visual and landscape aspects, etc. Any development should not affect
the unique natural environment within this zone.

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

10.10 A comparison of land use zonings on the approved Po Toi Islands DPA Plan
No. DPA/I-PTI/2 and the draft OZP No. S/I-PTV/C is shown in the table

below:

Land Use Area on Approved Areaon - Difference
Zoning DPA Plan (ha) (a) Draft OZP (ha) (b) (b) — (a)
“R(D)” 0 0.48 +0.48ha

“V” 0.56 0.71 +0.15ha
“G/IC”- 0. ' 0.24 +0.24ha
“0” 0 0.10 +0.10ha
“OU(Pier)” 0 0.07 +0.07ha
“GB” 0 150.47 +150.47ha
“CPA” 0 30.43 +30.43ha
“CA” 0 367.17 +367.17ha
Unspecified 549.11 0 -549.11ha
Use ‘
Total Area 549.67 549.67 0
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Notes of the Plan

11.1

11.2

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

The draft Notes are formulated on the basis of the latest set of Master
Schedule of Notes to Statutory Plans endorsed by the Board whﬂst having
regard to the particular characteristics of the Area.

Consultation

12.1

12.2

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

Subject to the agreement of the Board, the draft OZP No. S/I-PTI/C will be
submitted to IsDC and RC for consultation. Comments from IsDC and RC
will be submitted to the Board for consideration prior to the pubhcatlon of
the draft OZP under sectlon 5 of the Ordinance.

Decision Sought

Members are invited to:

(@)

(b)

(©)

agree that the draft Po Toi Islands Outline Zoning Plan (OZP) No. S/I-PTUC
(Appendix I) together with its Notes (Appendix II) is suitable for
consultation with IsDC and RC;

agree that the ES (Appendix III) is suitable to serve as an expression of the
planning intention and objectives of the Board for the various land use
zonings of the draft OZP and the ES should be issued under the name of the
Board; and

agree that the ES (Appendix III) is suitable for consultation with IsDC and
RC together with the draft OZP.
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Plan 1 Location Plan-of the Planning Scheme Area

Plan 2 Aerial Photo

Plan 3 Existing Physical Features

Plan 4 Territorial Development Strategy Review —
Broad Conservation Strategy

Plan 5 Representers’ Proposed Amendments/Proposals

Plan 6 Land Use Proposals received since the gazettal of the draft
DPA Plan

Plan 7 Development Constraints

Plan 8a to 8b Land Ownership and “Village Environs’ Boundary

Plan 9 Proposed Land Use Pattern '

Plan 10 Proposed “Village Type Development” zone

Appendix I Draft Po Toi Islands Outline Zoning Plan (OZP) No. S/I-PTI/C

Appendix II Notes of the Draft Po Toi Islands OZP No. S/I-PTI/C

Appendix III Explanatory Statement of the Draft Po Toi Islands OZP
No. S/I-PTI/C

Appendix IV Planning Report on Po Toi Islands

PLANNING DEPARTMENT

DECEMBER 2014



A

X YK o \
RGeS
2~ \@;‘;%%Jﬁ(g;\
(BRI D
?g ‘l\r MZ

A

S /) BH
T AN A STEEP |
ISK E;a% 1
— X x} /@ rd
2J0SS HOUSE BAY\Y ’{\\w)
Sp g

T

1

]
SUNG_KONG

£ ) AR
A WAGLAN
3 ISLAND,

: +—+ + + + + + \& T e i +—

?g’é’:}ffé?:gg;ﬁ?ﬁ‘iﬁ?ﬁ? BB LOCATION PLAN HEl = =

oumgg ZONING PLAN Tﬁ?f—j‘ﬁ % Bléﬁ\jﬁﬁl_{_\]ﬁ'z NT d

PO TOI ISLANDS
BEE
; REFERENCE No. PLAN

AREEN2014% 108 28 B L3 SCALE 1:85000 HHIR 5
EXTRACT PLAN PREPARED ON 26.10.2014 | METRES T S R wetres | MI/LI/14/147 1




e
i

f ek

ATty
Al
vt

Sa

* h@
rwmwda

et

2!

K
s

w\

%

£

|

PLANNING DEPARTMENT

HE

PLAN

(]

REFERENCE No
M/LI/14/147

PHEN

F_AREIAL PHOTO

ik

PROPOSED PLANNING SCHEME BOUNDARIES OF

KRR A RROARUERE
OUTLINE ZONING PLAN

1

FHERK0UE 1A 19654

HEHE
PO TOI ISLANDS

11,2014

11.
CW104587

1820132118298

SIRRIRIR S ERCN 104597
2013 BY LANDS DEPARTMENT

EXTRACT PLAN PREPARED ON 18,
BASED ON AERIAL PHOTO No.
11

FRGEIH B IUER
TAKEN ON 28,

pisti]




A
BEAUFORT ISLAND
(LO CHAU)

Q e

LO CHAU PAK PAJ

HERE
PO TO! ISLANDS

.
T,

A/ CHONG
o raf

= !
iy

GEL e
NAM KOK TSUI

B & LEGEND

RUSEHHARRGOANMBERR
D PROPOSED PLANNING SCHEME BOUNDARIES
OF OUTLINE ZONING PLAN

BERE
VILLAGE CLUSTER

214
ROCKY AREA

HEE
VEGETATED AREA

METRRLRES
AREAS WITH LAYING OF CONCRETE SLABS

AR
STREAM

%,
e

FHERROUENANERN

BBIRN
% SCALE 1:20000 HHR % REFERENCE No.
200 ] 200 400 ;] 8OO 1000 1200 1400 1600 1800 2000 -
EXTRAGT PLAN PREPARED ON 21.11.2014 MeTRes ©° \ : ; i | ; M . 1 | METRES M/LI/147/147

Bisitiise EXISTING PHYSICAL FEATURES

SHERE PO TO!ISLANDS

EE= »
PLANNING DEPARTMENT C




]3]
YANTIAN-
ST

. EINEAER ey
SHENZHEN SPECIAL ECONOMIC ZONE ‘

S
~..HUANGGANG

= g
_TSUEN WAN .

I T
S50 TSING Wi

n

“HONG KONG .

INTERNATIONAL .
: ORT -l

LANTAU ISLAND

L
L HEM
HE|I LING CHAU

- .
G WY 8%
U RW LAMMAISLAN
CHEUNG CHAU

. g/

63 WEED
{ ‘PO TOI ISLANDS

W WEN D
. ?oxo ISLANDS

l\m
“km ?

HER SCALE .
10 15 20k
1. 3

! 1 i 1 3 i

i B .
LEGEND ;

[t
Land Conservation

Rifie|

Unique Area

Significant Area

mERHE

Marine Conservation
RELE
Unique Area
g 3l

Significant Area

EEEERERB B
TERRITORIAL DEVELOPMENT STRATEGY REVIEW
RN LR
BROAD CONSERVATION STRATEGY

- U ‘
PLANNING DEPARTMENT I

2 RE MILI41147

PLAN REF No

mEEn
FILE REF_No.

8

DATE

28.10.2014

PLAN
4




- At

WELES
PO TOI ISLANDS

B & LEGEND

RRTFHLHE TR
DEVELOPMENT PERMISSION AREA BOUNDARY

A TIHARE ) 6%
wi EXISTING "VILLAGE TYPE DEVELOPMENT" ZONE

HUAIRIER B 4 A05218
PROPOSAL OF REPRESENTATION No. 84

RAMKIARE 5E8 7 Ak
PROPOSAL OF REPRESENTATIONS No. 85 to 87

=

r”:"i MRS 0709 1 Mk

H i PROPOSAL OF REPRESENTATIONS No. 80 & 81
SSSY| | murmmmsiEIRs
PROPOSAL OF REPRESENTATIONS No. 110 3
ce

> AEREES 5, 86, 88E93, 1228129,
1318133801 36215 BomE
PROPOSAL OF REPRESENTATIONS No.
85, 86, 88 t0 93, 12210 129,13110 133 & 136 to 158
A TS AR IR
ZONING BOUNDARIES PROPOSED BY THE REPRESENTERS
ARE FOR IDENTIFICATION PURPOSE ONLY

TAl WAN

RIEEH =

11n Hau temple

MAT CHAU PAI

g &

SSSI/CP

HEE
NAM TAM WAN

INSET

AMERRAE A4 BRI
FURORRAR013%38 128

BRI RB AL ERIEAOPA/ 1 -PT1/2

EXTRACT PLAN PREPARED ON 24.11.2014
BASED ON DEVELOPMENT PERMISSION AREA
PLAN No. DPAI-PTIZ APPROVED ON 12.3.2013

Rk AN B EEIIhEE ARS8
REPRESENTERS' PROPOSED AMENDMENTS/ PROPOSALS
TO DEVELOPMENT PERMISSION AREA PLAN

SCALE 1:20000 HHR

#* *
METRES 1‘!“’ ‘l’ 2‘]’0 4?D ctlw u;m u:no u;oo 14|oo 15]00 u'uu z&;uo METRES
i b

HEE P
PLANNING DEPARTMENT .

gggéRaENCE No. B PLAN
M/LI/14/147 5




TAI PAl WAN

PSR

IR W S

ER

TAI KOK TAU

St

~t

1 S

NN

/
o

%4
NAM TAM WAN

MAT CHAU PAI

z
mpmu_ <
m.._ ©
. L
p=4
i
=
T
2 4
<C
o.
w
Q ~
2| £<
Wz | 53
WE =S
Ewwm Wi =
R O | ae 2
-
H
P b 8 —
P 14
wES
ﬁmP
MK A .
EME g
‘GR
e
Brzl o o
208 o
HEB| 2
25 5
o @ %
#wo - =
?EP O A
B> F g,
MWL O 5A7
Eg= 0y
<
£a0( @ Fo
T RE
BAH> Kt
ROW
=m0 E 8.
%OW =
o
"o o
@%E 7
[ ]
oF ]
EANHF g
30 T
#&
5
=

& % LEGEND

o

Erp—
i i
| |

FREDIHAMERGR

B
o p
X
hi¥e]
7 x
=
<
4
a
g5E 40
Repz -5
B oSaZ BB
& wwl 08
Y mz° @es
L ®NE BEX
o M .MG
S EEE =9
v RaT Ee0 4
8 82F TEuw v 8 o
w BO2 HEL HEEE
= WEl wms B ooz
o 52 gBEr o e g2
& gUo O opm Z s R BET
= oz 285 O 3 Ohnw
Aﬁ.EM g SWO 14 T o
MO wip 2068 S Bws O3
wa %WM MWWG G L STH
28 B8 B55E gy sET ol
RS 633 Buwb B2 Bhe By
“m gy %mwm £z - —n._a._NDVn:u
Ro #7m WMPNS 85 Skd 322
ey L 2
B5. 58,
By 0 m
BED £0O0
RES §F2




HEHE
PO TOI ISLANDS

Eig e ]
PAK LAU KOK

LT L
WAGLAN LIGHTHOUSE
ON WAGLAN ISLAND

Q wian

LO CHAU PAK PAl

@ INSET

T
e |
L SRAN LY

FEER
TIN HAU TEMPLE.

E % LEGEND

SRR AR AN FR AR 4
PROPOSED PLANNING SCHEME B
BOUNDARIES OF QUTLINE ZONING PLAN  MAT CHAU PAl
AL .

PRIVATE LAND a5y
BERTREMLE BUDDHA'S PALM CLIFF
AREA WITH CONSERVATION VALUE
BESHMN TR

PERMITTED BURIAL GROUND L
FOR RECOGNISED VILLAGE NAM KOK TSUI
RAAERENE

SITE OF ARCHAEOLOGICAL INTEREST

BEHM

DECLARED MONUMENT

NEBR(AN)
= PO TOI SCHOOL
s ' (ABANDONED)

18 5%
LIGHTHOUSE

wZiiin

RRMRE DEVELOPMENT CONSTRAINTS HEE
PLANNING DEPARTMENT ]
FE#B PO TOI ISLANDS

SCALE 1:20000 HMR
FIEE2014Z 1282854

: REFERENCE No. PLAN
EXTRACT PLAN PREPARED ON 2.12.2014 ME#‘ES 200 0 200 400 600 200 1000 1200 1 480 16800 1 800 2000

Lol i i 1 I i | 1 ! 1 ] wetes M/LI/14/147 7




AN
(B
,/u,ﬂ///
)
({

!
)

%&.A
3

=

M
TN
il
{

5l LEGEND

ErRpIREERe

5
[
o
Z
z
(o}
N
u
z
jar
T
=)
(o]
.
s}
Vl
[
<
P
z
=]
[o]
o

E
g
2
tI
<
W

w
=
i
I
5]
D
(Y]
=
Z
g
T
o
1
7]
O
a.
o
x
o

BRAEREAR

[ ]

=)
=z
3
:
=2
5
5
Q
&
@
<
a
=
3
[
s
&
a.

=
=
&
H
<
W

PRIVATE LAND (BUILDING LAND)

| #EER
L e — | VILLAGE ENVIRONS

o
l

=
S o
n o
]
T
G
GM aﬂ
=E| 0T
EENR o <
*_E_MP ﬁmu
m Al | My S
HR OO | e =
0.
= 8
1% =
= ml
g
L o
= | ¥
= Z % a-
Ho %L g
2| we ) @
R o=
) e O g
MWWN N = T o
o o 2877
e o i
>
%N ]
E -
wl 3 ~
O] 2
S
|I.._ =
>
«t
]
& S
iy z 2
O opP
~% P
M, <T
—HR h?
mo g0
—fL ZE0
Sz Sza
M= &2
@EEC 565
0 s
My Edu
HED XLw




s .

SR N —

N _U\/w///f&%qﬁ
lf‘ J |‘Lf/\q. —
NE

N

N

e

e,

“

Eard - R -
S TR T,

S L e N

FLA L (B

PRIVATE LAND (AGRICULTURAL LAND)

- FLAR (i)

ll y "A’l
/Sy gy

=
<
oy -1 Q
2 o o©
o ]
fas]
o Os s
3 ZE| 2%
e |MZx | 3
L | =Z< | B85
PlESE 5
[*
BoLO | wi=
o
N
A K=
N W =
N w g
NE
wxxANn () ¥
B3 Z f2-
Hao %L g
..UMN me D -
< = =
Bl O |
MﬁwN :/T Nhnvl
..UFJ.O ®) &
w5 ° -
y N -
L ..
w g -
o 8
5 *E
= 2
=

EREER0UFNRNBER
FAREOBHANEBES

15-8E~15B « D ~ 16-S¥-11A%IC

EXTRACT PLAN PREPARED ON 21.11.2014

BASED ON SURVEY SHEETS No.
15-8E-158B, D, 16-SW-11A & C




faen
LO CHAU PAK PAI

R INSET 1 T

M
NAM KOK TSUl

WEHE
PO TOI ISLANDS

HKikm
PAX LAU KOK

B
WAGLAN ISLAN

I

[ % LEGEND
E’ b Pagt e i igp s iEaliiEis Y

*

PROPOSED PLANNING SCHEME BOUNDARIES OF OUTLINE ZONING PLAN

¥l | #AL i
AREFEER
CONSERVATION AREA

BERER

FE (TH)
RESIDENTIAL (GROUP D)
BHARR E
VILLAGE TYPE DEVELOPMENT

B iEtdE

S/C | GOVERNMENT, INSTITUTION COASTAL PROTECTION AREA
OR COMMUNITY
HitEERZ R0 A it
OPEN SPACE

OTHER SPECIFIED USES

AMEE R 20144811 B 25 B 8R0S
EXTRACT PLAN PREPARED ON 25.11.2014

s 3 AR R
PROPOSED LAND USE PATTERN

tEFIR 120 000 SCALE

2 Metres S(I)O ? 5?0 10!00 1500
Lot 1 I

RBIE P

PLANNING DEPARTMENT  |j{C]

RELERENGE No. B PLAN
2000 Melres M/LI/14/147 8




5] LEGEND

SERESERHECCRE ARG E
PROPOSED PLANNING SCHEME
BOUNDARIES OF OUTLINE ZONING PLAN

BE THNIRER B
EXISTING "VILLAGE TYPE DEVELOPMENT" ZONE

1 KR THINRRE A
i PROPOSED "VILLAGE TYPE DEVELOPMENT" ZONE

PROPOSED _,
"V'ZONE

B T HCEEE L 1% PROPOSED "VILLAGE TYPE DEVELOPMENT" ZONE

FEEER204F1AZIBIEMR
EXTRACT PLAN PREPARED ON 21.11.2014

EB#E PO TOIISLANDS

SCALE 1:2000 R
a 40

#
METRES 40
L L . | |

#
BIO METRES

PLANNING
DEPARTMENT

?EfEffE%ECE No. PLAN
M/LI/14/147 10




Appendix [ of TPB paper No. 9800

320908

déditvn

Fooszrel »

féggl‘ﬁ Wt

. e
N e
¢V
oHt

BEAUFORT ISLAND .-
© O (LO CHAW) -

LLd
AT CHAY PAL

RiAg
HAN KOK T5UI

H

i
1
i
i
i
i
i
H
{
i
H
i

i
i
H
i

300000

. - - - S S POV . . D et e - - O SO N, [OPE I
i i
i
HERE
PO TO! ISLANDS
. RiRE
WAGLAN {SLAND
-
R
‘\/ &
Genheane
: 1
22 (
PAX LAY WAN ¢ ;
i
; |
H
: H
{ i
: : ;
{ i H
| | | |
£l i !
Twn
: THAEREH KR
NOTATION SCHEDULE OF USES AND AREAS
§ Xﬂﬂﬁhﬁﬁi*
AN : i APPROXIMATE AREA e
AT PAL AN~ e . — . D USES 280 1. mas Lk
. ZONES 1 HECTARES
: RESIDENTIAL (GROUP D) 042 00w €T (TH)
RESIDENTUAL (GROUP D} EE(TH)
: VLLAGE TYPE DEVELOPMENT ort 033 BHITAK
VALLAGE TYPE DEVELOPMENT BHRRE | govermment. mstrurionor comsmmy | 026 0ot LERE T
’ GOVERNMENT, INSTITUTION OR COMMURITY E WA BRGRE GPEN SPACE (311 R E3-1 R
i OPEN SPACE [::EJ waHme OTHER SPEGIIED USES ooy 0ot NERTAR
i GREEN BELT 15047 v BlgR
OTHER SPECKIED USES RERERE CONSERVATION ARLEA w747 6680 [:3:3:3:4"1
i ; GREEN BELT E:E] nfnw COASTAL PROTECTION AREA 3043 554 WERRE
o ‘é._. T T T conservatonanea ARERE
| TOTAL PLARNING SCHEME AREA 549.87 100.00 HuBREEn
1 COASTAL PROTECTION AREA CcPA WEREE
i
i f
' | MISCELLANEOUS Bt
MR 2
AL 80K TAU ; BOUNDARY OF PLANNNG SCHEME —t —— ANBBDRR
BAXUAUM BULDING HEIGHT n| BEREUSR
i {IN NUMBER OF STOREYS) (samg)
i
, : f
: i i HHE) () MEGBRMN -85S
: THE ATTACHED NOTES ALSO FORM PART OF THIS PLAN
U N ssteeay]

é%ﬁﬁﬁﬂi%@ﬁ%ﬁﬁﬁﬂﬁ%ﬁﬁm%éﬁ%ﬁ@ﬁ%k%ﬁ

'TOWN PLANNING ORDINANCE, HONG KONG TOWN PLANNING BOARD

PO TOI ISLANDS - OUTLINE ZONING PLAN .

SCALE 1:7500 bk 1 R

¢ AETRES 20 ° 0 3 00 [

1600 RVRES o
P T e S )

unzma'&man&awfeﬁaanp
PREPARED BY THE PLANNING DEPARTMENT UNDER d
THE DIRECTION OF THE TOWH PLANNING BOARD

Al 48 &%
PLAN No.

SH-PTIC




@

@

(3)

“)

®)

©)

(7)

Appendix II

DRAFT PO TOI ISLANDS OUTLINE ZONING PLAN NO. S/I-PTI/C

(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 Plannmg Board from whom the prescribed .

apphcation form may be obtained.

Any use or development which is always permitted or Iiiay be perniltted 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 apphcable :

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

’ Apemutted in terms of the Plan or in accordance with a permission granted by the-
~ Town Planmng 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 perimission area plan without

" permission from the Town Planning Board

Except as otherwise speciﬁed by the Town Planning Board, when a use or maferial .
change of use is effected or a development or redevelopment is undertaken, as always .

permitted in terms of the Plan or in accordance with a permission granted by the Town
Planning Board, all permissions granted by the Town Planning Board in respect of the

- site of the use or material change of use or development or redevelopment shall lapse.

Boundaries of the Plan and boundaries between zones may be subject .to minor
adjustments as detailed planning proceeds.

E
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SA-PTI/C

The following uses or developments are always permitted on land falling within the
boundaries of the Plan except (a) where the uses or developments are specified in
Column 2 of the Notes of individual zones or (b) as provided in paragraph (10) in
relation to areas zoned “Conservatmn Area” or “Coastal Protection Area”:

@

maintenance, repair or demolition of a building;

(b) provision, maintenance or repair of plant nursery, amenity planting, open space,

(c)
(d)

rain shelter, refreshment kiosk, footpath, cycle track, public utility pipeline,
electricity mast, lamp pole, telephone booth, telecommunications radio base

‘station, automatic teller machine and shrine;

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

geotechnical works, local public works, road works, sewerage works, drainage
works, environmental " improvement works, marine related facilities and

» 'waterworks (excluding works on service reservoir)’ and such other public works

©

®

(&

co-ordinated or implemented by Government;
rebuilding of New Territories Exempted House;

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 pérmission area plan, by a New Terntones Exempted House;
and

¥

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

In areas zoned “Conservation Area” or “Coastal Protection Area”,

(a)

the following uses or developments are always permitted:

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

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

(111) provision of amenity planting by Government; and

(b) the following uses or developments reqmre permission frorn the Town Planning

Board

provision of plant nursery, amenity planting (other than by Government), sitting

out area, rain shelter, refreshment kiosk, footpath, public utility pipeline, electricity

\\,J



(10)

(11)

(12)

SA-PTVC

mast, lamp pole, telephone booth and shrine.

(a) Except in areas zoned “Coastal Protection Area” or “Conservation Area”,
temporary use or development of any 1and or building not exceeding a period of
two months is always permitted provided that no site formation (filling or
excavation) is carried out and that the use or development is a use or
development specified below: :

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

(b) Except as otherwise provided in paragraph (10)(a), and subject to ternporary
uses for open storage and port back-up purposes which are prohibited in areas
zoned “Conservation Area” or “Coastal Protection Area”, 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 yeéars
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 asmgned under section 1A
of the Town Planning Ordinance.

“Existing building” means a bullding, 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 Ordlnanee (Apphcaﬁon to the New

Territories) Ordinance (Cap. 121)
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SA-PTI/C

"RESIDENTIAL (GROUP D)

N Column 1
Uses always permitted

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

Agncultural Use

Government Use (Police Reporting Centre
Post Office only)

House (Redevelopment; Addition,
Alteration and/or Modification
to existing house only)

On-Farm Domestic Structure

Rural Committee/Village Office

In addition, . the fbllowiﬁg uses are always
permitted on the ground floor of a New

Territories Exempted House

Eating Place
Library

- School

Shop and Services

Eating Place
Flat' o A
Government Refuse Collection Point
Government Use (not elsewhere specified)#
Hotel (Holiday House only)#
House (not elsewhere specified)
Institutional Use (not elsewhere spemﬁed)#
lerary
Market 3
Place of Recreation, Sports or Culture
PublicClinic
Public Convenience ‘
Public Transport Terminus or Station
Public Utility Installation #
Public Vehicle Park

(excluding container vehlcle)
RccyclableCollectlon Centre
Religious Institution #.
Residential Instltunon #
School #
Shop and Services
Social Welfare Facility #

Utility Installation for Private Project

Planning Intention

This zone is intended primarily for improvement and upgrading of existing temporary
structures within the rural areas through redevelopment of existing temporary structures into
permanent buildings. It is also intended for low-rise, low-density residential developments

subject to planning permission from the Town Planning Board.
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RESIDENTIAL (GROUP D) (cont’d)

Remarks

No addition, alteration and/or modification to or in-situ redevelopment of an existing
temporary ‘structure or an existing building (except to ‘New Territories Exempted House®
or to those annotated with #) shall result in a total development and/or redevelopment in
excess of a maximum building area of 37.2m” and a maximum building height of 2
storeys (6m), or the building area and height of the building which was in existence on the
date of the first publication in the Gazeétte of the notice of the draft development
permission area plan, whichever is the greater. :

No development inclﬁding iedeVelopment for ‘Flat’ and ‘House’ uses, other than those to
which paragraph (a) above shall apply, shall result in a development and/or redevelopment

in excess of a maximum plot ratio of 0.4 and a maxirnum_ building height of 3 storeys
(9m). ' : '

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

Any diversion of streams or filling of pond, including that to effect 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.



SA-PTIC
, VILLAGE TYPE DEVELOPMENT
Column 1 . Column 2
Uses always permitted Uses that may be permitted with or

without conditions on application
to the Town Planning Board _

Agricaltural Use =~~~ Eating Place
Government Use (Police Reporting Centre, ~ Flat '
Post Office only) =~ ‘ Government Refuse Collection Point
House (New Territories Exempted Government Use (not elsewhere specified)#
House only) " Hotel (Holiday House only)
On-Farm Domestic Structure House (not elsewhere specified)
Religious Institution - Institutional Use (not elsewhere specified)#
: (Ancestral Hall only) Place of Recreation, Sports or Culture
Rural Committee/Village Office Public Clinic = - ' ‘

Public Convenience

Public Transport Terminus or Station

Public Utility Installation #

Religious Institution (not elsewhere specified)#
Residential Institution #

School # N

Shop and -Sefvices. .

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 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 a New Territories Exempted House. Other commercial,
community and recreational uses may be permitted on application to the Town Planning Board.
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VILLAGE TYPE DEVELOPMENT (cont’d)

. Remarks

‘No new development, or addition, alteration and/or modification to or redevelopment of

an existing building (except development or redevelopment to those annotated with #)
shall result in a total development and/or redevelopment in excess of a maximum building
height of 3 storeys (8.23m) or the height of the existing building/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 or filling of pond, including that to effect a change of use to any
of those specified in Columns 1 and 2 above or the uses or developments always
permitted under the covering Notes (except public works co-ordinated or implemented by
Government, and maintenance, repair or rebuilding works), shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the

draft development permission area plan without the permission from the Town Planning

Board under section 16 of the Town Planning Ordinance.

~
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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

Eating Place (Canteen,

Cooked Food Centre only)
Educational Institution ,
Exhibition or Convention Hall
Field Study/Education/Visitor Centre
Govemment Refuse Collection Point
Government Use (not elsewhere spec1ﬁed)
Hospital .

Institutional Use (not elséwhere spemﬁed)
Library ~
Market
Pier
Place of Recreatlon Sports or Culture
Pubhc Clinic .
Public Convemence
Public Utility Installation }
Reeyclable Collection Centre
Religious Institution
Rural Committee/Village Office
School
" Social Welfare Facility

- Animal Boarding Establishment

Animal Quarantine Centre

Columbarium

Correctional Institution

Crematorium.

Eating Place (not elsewhere spec1ﬁed)

Flat . 4

Funeral Facﬂlty

Helicopter Landing Pad

Holiday Camp

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

Office

Place of Enteﬁamment

Private Club

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

Refuse Disposal Installation (Refuse Transfer
‘Station only)

Residential Institution .

Sewage Treatment/Screening Plant

Shop and Services

Utility Installation for Private Project

Planning Intention

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

institutional estabhshments
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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
a maximum building height in terms of number of storeys as stipulated on the Plan, or the
height of the building which was in existence on the date of the first publication in the
Gazette of the notice of the draft development permission area plan, whichever is the
greater. ' '

Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restriction stated in paragraph (a) above may be

-considered by the Town Planning Board on application under section 16 of the Town

Planning Ordinance.

Any diversion of streams or filling of pond, including that to effect 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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OPEN SPACE

Column 1
Uses always permitted

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

Aviary . x
Field Study/Education/Visitor Centre
Park and Garden

Eating Place '
Government Refuse Collection Point
Government Use (not elsewhere specified)

Pavilion Holiday Camp

Pedestrian Area Place of Entertainment .
Picnic Area - Place of Recreation, Sports or Culture
Playground/Playing Field Private Club -

Public Convenience Public Utility Installation

Sitting Out Area Religious Institution

Service Reservoir

Shop and Services

Tent Camping Ground

Utility Installation for Private Project

Planning Intention

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

public.

Rémarks

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

Planning Ordinance.
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OTHER SPECIFIED USES

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

For “Pier” Only

Pier . : : Government Use (not elsewhere specified)
Public Convenience . Marine Fuelling Station
- Public Vehicle Park (for cycles only) Public Utility Installation

Planning Intention

"This zone is intended to designate land for piers to facilitate marine access to Po Toi Islands.

Remarks
Kiosks not greater than 10m” each in area and not more than 10 in number for uses as ‘Shop and
Services’ are considered as ancillary to “Pier” use. -
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GREEN BELT

Column 1
Uses always permitted

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

Agn'culturai Use
Barbecue Spot -

Government Use (Peliee Reporting

"~ Centre only)
Nature Reserve
Nature Trail -
On-Farm Domestic Structure
Picnic Area
Public Convenience
Tent Camping Ground
Wild Animals Protection Area

Ammal Boarding Establishment

Broadcasting, Television and/or Film Studio

Burial Ground

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

~ Crematorium (within a Religious Institution or

extension of existing Crematorium only)

Field Study/Education/Visitor.Centre

Government Refuse Collection Point

Government Use (not elsewhere specified)

Helicopter Landing Pad

Holiday Camp

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

Place of Recreation, Sports or Culture

Public Utility Installation -

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

Religious Institution

Residential Institution

Rural Committee/Village Office

School

‘Service Reservoir

Social Welfare Facility
Utility Installation for Private Project

Planning Intention

The plannlng intention of this zone is primarily for defining the limits of urban and sub-urban
development areas by natural features and to contain urban sprawl as well as to provide passive
recreational outlets. There is a general presumption against development within this zone.
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GREEN BELT (Cont’d)

Remarks

- Any diversion of streams, filling of land/pond or excavation of land, including that to effect a
change of use to any of those specified in Columns 1 and 2 above or the uses or 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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COASTAL PROTECTION AREA

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

Agricultural Use (other than Plant Nurséry) Field Study/Educatidn/Viéitor Centre

Nature Réserve Government Use
Nature Trail - House (Redevelopment only)
On-Farm Domestic Structure Pier '

Wild Animals Protection Area -Public Convenience -
: : : ~ Public Utility Installation
" Radar, Telecommunications Electronic
‘Microwave Repeater, Television
and/or Radio Transmitter Installation
Tent Camping Ground
Utility Installation for Private Project

Planning Intention

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

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

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

may be permitted.

Remarks

(a) No redevelopment, including alteration and/or modification, of an existing house shall
result in a total redevelopment in excess of the plot ratio, site coverage and height of the
house which was in existence on the date of the first publication in the Gazette of the

. notice of the draft development permission area plan. ' .

(b) Any diversion of streams, filling of land/pond or excavation of land, including that to
effect a change of use to any of those specified in Columns 1 and 2 above or the uses or
developments always permitted under the covering Notes, shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the
draft development permission area plan without the permission from the Town Planning
Board under section 16 of the Town Planning Ordinance.
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CONSERVATION AREA

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

Agricultural Use (other than Plant Nursery) Barbecue Spot

Nature Reserve 4 Field Study /Education/Visitor Centre
Nature Trail : Government Refuse Collection Point
On-Farm Domestic Structure . Government Use (not elsewhere specified)
Picnic Area S Holiday Camp "

Wild Animals Protection Area House (Redevelopment only).

Public Convenience

Public Utility Installation

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

“Tent Camping Ground

Utility Installation for Private Project

Planning Intention

This zoning is intended to protect and retain the existing namral.landscape, ecological or
topographical features of the area for conservation, educational and research purposes and to
separate sensitive natural environment from the adverse effects of development.

There is a general presumption against development in this zonme. In general, only
developments that are needed to support the conservation of the existing natural landscape or

scenic quality of thie area or are essential infrastructure projects with overriding public interest
may be permitted.

Remarks

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

(b) Any diversion of streams, filling of land/pond or excavation of land, including that to
effect a change of use to any of those specified in Columns 1 and 2 above or the uses or
developments always permitted under the covering Notes, shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the
draft development permission area plan without the permission from the Town Planning
Board under section 16 of the Town Planning Ordinance. :



Appendix ITI

DRAFT PO TOI ISLANDS OUTLINE ZONING PLAN NO. S/I-PTI/C

EXPLANATORY STATEMENT



10
11
12
13

14

DRAFT PO TOI ISLANDS OUTLINE ZONING PLAN NO. S/I-PTI/C

EXPLANATORY STATEMENT
CONTENTS

INTRODUCTION

AUTHORITY FOR THE PLAN AND PROCEDURE

OBJECT OF THE PLAN

NOTES OF THE PLAN

THE PLANNING SCHEME AREA
POPULATION

OPPORTUNITIES AND CONSTRAINTS
GENERAL PLANNING INTENTION
LAND USE ZONINGS

9.1 “Residential (Group D)”

9.2 “Village Type Development”

9.3 “Government, Institution or Community”
9.4  “Open Space”

9.5  “Other Specified Uses”

9.6 “Green Belt”

9.7 “Coastal Protection Area”

9.8 " “Conservation Area”
COMMUNICATIONS

UTILITY SERVICES

CULTURAL HERITAGE
IMPLEMENTATION

PLANNING CONTROL

ok Ptk
_ SO WO OO

[eu—y
o)

12

13

13

et



DRAFT PO TOI ISLANDS QUTLINE ZONING PLAN NO. S/I-PTI/C

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

EXPLANATORY STATEMENT

Note : For the purposes of the Town Plénning 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 Po Toi
Islands Outline Zoning Plan No. S/I-PTI/C. It reflects the planning intention and
objectives of the Town Planning Board (the Board) for the Plan.

2.1

2.2

2.3

2.4

2.5

AUTHORITY FOR THE PLAN AND PROCEDURE

On 20 February 2012, 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 Po Toi Islands (the Area) as a development permission area (DPA).

" On 2 March 2012, the draft Po Toi Islands DPA. Plan No. DPA/I-PTII was

exhibited for public inspection under section 5 of the. Ordinance. During the
exhibition period, a total of 173 valid representations were received. During the
first three weeks of the publication period, 725 comments were received. After
giving consideration to the representations and comments on 28 September 2012,
the Board noted the supportive views of the representations and decided not to

uphold the adverse representations.

. On 12 M'aréh 2013, the Chief Executive in Council (CE in C), under section

9(1)(a) of the Ordinance, approved the draft Po Toi Islands DPA Plan, which
was subsequently renumbered as DPA/I-PTI/2. On 22 March 2013, the approved
Po Toi Islands DPA Plan No. DPA/I-PTI/2 was exhibited for public inspection
under section 9(5) of the Ordinance.

On 22 November 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 Po Toi Islands area.

On xx Xxxxxxxx 20xx, the draft P.o Toi Islands. OZP No. S/I-PTI/1 (the Plan)
was exhibited for public inspection under section 5 of the Ordinance.

3.1

OBJECT OF THE PLAN

The object of the Plan is to indicate the broad land-use zonings for the Area so
that the development and redevelopment within the Area can be put under
statutory planning control. It also provides the planning framework for preparing
some detailed non-statutory plans which form the basis for public works

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

NOTES OF THE 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 Area 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

53

54

The Area covers a total area of about 550ha. It comprises a group of islands
located at the southern-most of Hong Kong, which include mainly Po Toi (about
369ha), Mat Chau (about3ha), Beaufort Island (about 120ha), Sung Kong (about
48ha) and Waglan Island (about 10ha). The boundary of the Area is shown by a
heavy broken line on the Plan.

Po Toi is the southern-most island in Hong Kong and is the largest among the
five islands. It has a hilly terrain and is covered by rocky outcrops and
vegetations including mangroves, woodland vegetation including large mature
trees and shrubland with tree clumps. It is largely natural in character with
scattered rural settlements at Tai Wan and Wan Tsai. According to the 2011
Census, the existing population at Po Toi is about 50. In 2011/2012, activities
involving vegetation clearance and laying of concrete slabs were found in the
southwest Po Toi. :

Waglan Island is the eastern-most outlying island in the Area. The southern part
of the island is covered by rocky outcrops with limited vegetated areas of shrubs
and grasses whilst the northern part of the island has a rocky surface. Mat Chau,
Beaufort Island and Sung Kong are isolated islands within the Area. They have a
hilly terrain and are covered by rocky outcrops and scattered vegetated areas of
shrubs and grasses."

The Area has a rural and natural setting with scientific importance and
conservation value which are unique in Hong Kong, particularly on Po Toi.
Owing to its geographical position, Po Toi is considered as a crucial re-fuelling
stop for migratory birds. More than 300 bird species, such as Hodgson's Redstart
(Phoenicurus hodgsoni, BAWE4T FEHE), Dark-throated Thrush (Turdus ruficollis,
7R5#E), Brown Hawk Owl (Ninox scutulata, [E%2), Blue-winged Pitta (Pitta

moluccensis, 2K /\24#8) and Oriental Honey Buzzard (Pernis ptilorhyncus,
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JELFEI£ %) have been recorded. Po Toi is also one of the only four sites in Hong
Kong with natural populations of Romer’s Tree Frog (Liuixalus romeri, [ /[N
1), an “Endangered” species under the International Union for Conservation

of Nature (IUCN) Red List of Threatened Species, and has a diverse assemblage
of over 60 species of butterflies. Besides, Waglan Island is known to be a
breeding site for terns. Some plant species of conservation interest are recorded
in Beaufort Island and Po Toi such as Eulophia flava (B {63551, Podocarpus

macrophyllus (5872)), Polygala polifolia (/NE#EE) and Rungia chinensis
(FEEZHE)

According ‘to the “Landscape Value Mapping of Hong Kong” prepared by the
Planning Department (PlanD) in 2005, the overall landscape value of the Area is

high. The overall landscape character of these islands is remote, rugged and
visually dramatic. Especially on Po Toi, there are some well-known geological

formations of particular historic and cultural significance. Generally, the

character of the landscape is open, coherent, tranquﬂ remote and reasonably
varied.

POPULATION

Within the Area, only Po Toi is inhabited. Accordmg to the 2011 Census, the population
in the Area is about 50. It is expected that the planned population of the Area would be

about 100.

OPPORTUNITIES AND CONSTRAINTS

7.1

Opportunities

7.1.1 Conservation of Natural Landscape

The Area has a rural and natural setting with scientific importance and
conservation value which is unique in Hong Kong. In particular, the
natural habitat of Po Toi has high ecological and scientific values worthy

of conservation. Any development within the Area should not affect the

special ecological, landscape, geological and cultural heritage resources
in the Area. Developments compatible with the natural and rural settings
in areas around the existing village settlements at Po Toi could be

considered.

7.1.2 Education and Recreationv Potentials

The Area has unique ecological, landscape, geological and cultural
heritage resources with high scientific and archaeological values. These

resources, most of which are concentrated in Po Toi, should be preserved.

The places of scientific and archaeological interests are connected by a
footpath network originating from the public pier in Tai Wan.
Nevertheless, the limited frequency of the existing kaito service has
limited the public access to these places. Provision of appropriate
education facilities with overnight accommodation, e.g. holiday camp/

o
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tenting site, on Po Toi can facilitate public understandmg of the Area’s
unique environment while at the same time unleash the recreation
potential of the Area. The area near Tai Wan Public Pier, which is more
accessible and consists of private lots with bu11d1ng entitlements, may be
a suitable location for such development. In view of the unique natural
and rural environment of the Area with special scientific importance and
high conservation value, the scale and character of such development
should be compatible with the natural and rural characters of the Area.
Owing to the limited transport facilities, utilities and infrastructure, as
well as the need to conserve the Area’s rural and natural setting with high

conservation value, large-scale recreation and/or tourism development in
the Area should be avoided. :

7.2 Constraints

721

7.2.2

Nature Conservation

Po Toi is an important re-fuelling stop for migratory birds in view of its
unique geographical position and suitable habitats. Over 300 bird species
(60% of native avifauna) have been recorded at Po Toi. Because Po Toi
is the first arrival point in Hong Kong for many migratory birds, it is the
premier location for scientific research on the migration of birds. Most of
the migratory birds recorded on Po Toi were found around the Wan Tsai
and Tai Wan areas. These areas provide important foraging and resting
grounds for migratory land birds. Besides, Po Toi is one of the only four
sites in Hong Kong with natural populations of Romer’s Tree Frog. Wan
Tsai, in particular, is an important breeding site for the species on Po Toi.
Po Toi also has a diverse assemblage of over 60 species of butterflies
(26% of native butterfly fauna). Due consideration should be given to its
conservation when development in or near this area is proposed.
Developments in the Area involving site formation and vegetation and
rock clearances may impose adverse and irreversible impacts on the
existing ecological resources.

Landscape Character

(@) Except the village settlements at Po Toi, other islands are
undeveloped. The coastal areas of Tai Wan and Wan Tsai are
covered with coastal woodland vegetation including large native
mature trees within Po Toi Village, mangroves and shrubland with
tree clumps, which serves as a significant ecological resource to
sustain the migratory birds. The large native mature trees also serve:
as a village and cultural landscape feature of high landscape coastal
amenity. The dense woodland vegetation at the back of Po Toi
Village is also a significant landscape feature. The coastal water of
Po Toi Islands also has high’ landscape value. Generally, the
character of the coastal landscape is open, coherent, tranquil,
remote and reasonably varied due to the visual complexity of the
island group.

(b) The Area also features steep rocky coast and low cliffs from
100mPD to 270mPD with geological formations of high landscape
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value. Especially on Po Toi, there are some well-known geological

formations in granite rock along the coastline, e.g. Buddha’s Palm
Cliff, Tortoise Rock and Coffin Rock. Rock Carvings on Po Toi are
Declared Monuments of particular historic and cultural
significance. The southern coast of Po Toi also has high landscape
scenic and cultural significance. In view of the above, the unique
landscape résources and the character of the Area should be
preserved. Any large scale development with extensive site
formation and vegetation clearance should be avoided as it would
cause irreversible adverse landscape and ecological impacts. Small
scale development with conservation purposes that is compatible
. with the existing landscape context is recommended for Po Toi.

Cultural Heritage

The Area has two declared monuments and a site of archaeological
interest which are worthy of preservation. Rock Carvings on Po Toi and
the Lighthouse at Waglan Island are Declared Monuments of particular
historic and cultural significance. Prior consultation with the Antiquities
and Monuments Office (AMO) of the Leisure and Cultural Services
Department (LCSD) should be made if any works, developments,
redevelopment or rezoning proposals may affect the declared monuments,
site of archaeological interest and their immediate environs. In
accordance with section 6 of the Antiquities and Monuments Ordinance
(Cap. 53), a permit issued by the Antiquities Authority, i.e. the Secretary
for Development is required for any works to be carried out within the
monument boundary of a declared monument. If disturbance to the site
of archaeological interest is unavoidable, a detailed - archaeological
impact assessment (AIA) shall be conducted to evaluate the
archaeological impact imposed by the proposed works if there is any
development within the site of archaeological interest. If necessary, a
qualified archaeologist shall apply for a liceiice under the Antiquities and
Monuments Ordinance (Cap. 53) for an archaeological investigation. A
proposal of the AJA shall be submitted to the AMO for agreement prior
to applying for the licence. Subject to the findings of the AIA,
appropriate mitigation measures shall be fully implemented by the
project proponent in consultation with the AMO of LCSD.

Accessibility

One of the development constraints in the Area is the limited frequency
and capacity of the kaito ferry services. Only one kaito ferry service
between Po Toi and Aberdeen is operated on Tuesdays and Thursdays,
with additional services from Stanley to Po Toi on Saturdays, Sundays
and Public Holidays. Within the Area, only Po Toi is accessible by
footpaths and hiking trails, which shall always be maintained for free

public access.

Infrastructure and Utility Services -

The electricity and water supply facilities in the Area are limited. There

are also no drainage and sewerage systems in the Area. Any development

"
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that will lead to increases in population or number of visitors to the Area
would require additional facilities. For any development or
‘redevelopment, the project proponent should address how sewage and/or
other wastewater, if any, produced could be collected, treated and
discharged. Should septic tank and soakaway system be proposed, it shall
meet the requirements of the Environmental Protection Department
(EPD)’s Practice Note for Professional Persons (ProPECC) PN 5/93
“Drainage Plans subject to comment by EPD”.

7.2.6 Geotechnical Safety

The Area comprises hillsides with history of instability, and is subject to
potential landslide hazards. For any future development in the Area
including the “V” zone, natural terrain hazard study may be required to
assess the potential hazards and constraints arising from natural terrain,
and to provide suitable hazard mitigation measures, if found necessary,
as part of the development.

7.2.7 Burial Grounds

.The areas covered by the two permitted burial grounds located in Wan
Tsai and Ngong Chong, Po Toi are not suitable for any development.

GENERAL PLANNING INTENTION

The general planning intention for the Area is to conserve the areas of high ecological
significance, and to protect the unique landscape, rural and natural characters of the
Area. Due consideration to the conservation of the ecologically and environmentally
- sensitive areas, such as Po Toi, when development.in or near the Area is proposed. It is
also intended to provide appropriate planning control for, inter alia, development of
education and recreational facilities with overnight accommodation, low-rise, low
density residential development, as well as improvement and upgrading of existing
temporary structures through redevelopment of existing temporary” structures into
permanent buildings.

LAND USE ZONINGS

9.1 “Residential (Group D)” (“R(D)”): Total Area 0.48ha

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

9.1.2 This zone mainly covers the areas to the southwest of Po Toi Village
outside its “VE’. This area is mainly occupied by one- to two-storey
temporary structures built years ago. Most of the structures are occupied
while some are ruins. '



7. S/-PTI/C

9.1.3 To allow. for upgrading and improvement, redevelopment of existing

temporary structures or existing building shall not result in a total
development and/or redévelopment in excess of a maximum building
area of 37.2m” and a maximum building height of 2 storeys (6m), or the
building area and height of the existing building, whichever is the greater.
Rebuilding of New Territories Exempted House (NTEH) and
replacement of an existing domestic building which was in existence on
‘'the date of the first publication in the Gazette of the notice of the draft
DPA Plan by a NTEH are always permitted in this zone. Apart from
allowing residential upgrading, low-rise and low-density residential
developments may be permitted on application to the Board. To be in
line with the general development intensity of the surrounding areas,
residential development including redevelopment for ‘Flat’ and ‘House’
(except ‘NTEH’) shall not result in a total development in excess of a
maximum plot ratio of 0.4 and a maximum building height of 3 storeys

(9m).

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

planning merits.

’ v . . . I
As diversion of streams or filling of pond may cause adverse drainage

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

9.2 “Village Type Development” (“V”): Total Area 0.71ha

9.2.1

9.2.2

9.23

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
inffastructures 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 NTEH. Other
commercial and community uses may be permitted on application to the

Board.

The boundary of the “V” zone is drawn up around existing clusters

having regard to ‘VE’, the local topography, the existing settlement
pattern, site characteristics 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.

There is only one recognised village in the Area, namely Po Toi Village
on Po Toi. Currently, there is a restaurant within the “V” zone. There
are neither approved nor outstanding Small House applications within its
“VE’ and the village is occupied by one- to two-storey tenement houses.
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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 development and/or
redevelopment in excess of a maximum building height of 3 storeys
(8.23m) or the height of the existing 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 or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natural
environment, permission from the Board is required for such activities.

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

9.3 “Government, Institution or Community” (“G/IC”): Total Area 0.24ha

9.3.1

932

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

The “G/IC” zone covers the Tin Hau Temple and the abandoned village
school, i.e. Po Toi School at Po Toi, as well as the lighthouse and other
government uses/facilities at southern Waglan Island. The abandoned
village school site is zoned “G/IC” to reserve for further use by the
Government. Flexibility is also provided in the “G/IC” zone for adaptive
reuse of the vacant village school site to compatible Government,
institution or community uses.

i
RS
Foo
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9.5
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9.3.4

9.3.5
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To preserve the rural and low-rise character of the Area, development/
redevelopment within this zone should be restricted to the maximum
building height as stipulated on the Plan or the height of building which
was in existence on the date of first publication in the Gazette of the
notice of the DPA Plan, whichever is greater. ‘

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

As diversion of streams or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natural

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

“Open Space” (“O™): Total Area 0.10ha

9.4.1

9.4.2

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

This zone covers areas in front of Tin Hau Temple and at the eastern
fringe of Po Toi Village, which are being used as a stage for the Chinese
operas performance during festive celebration. The piece of flatland at
the eastern fringe of Po Toi Village is also being used as an emergency
landing pad for helicopters. :

“Other Speciﬁed .Uses” (“OU™): Total Area 0.07ha

9.5.1

The planning intention of this zone is for specified development(s)
and/or uses, which is/are specified in the annotation of the zone. There is
only one “OU” zone on the Plan, which is annotated ‘Pier’ and covers
two sites currently used as piers located at Tai Wan, Po Toi and Waglan

Island.

“Green Belt” (“GB”): Total Area 150.47ha

9.6.1

9.6.2

9.6.3

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

Areas with natural vegetation, woodland, hilly terrain, hillside shrubland
and grassland have been designated as “GB” to protect existing green
areas and preserve the hilly terrain in the Area.

The “GB” zone mainly covers the vegetated hill slopes at Tai Wan and
Wan Tsai, Po Toi; as well as those at Mat Chau, Beaufort Island and
Sung Kong. There are two traditional burial grounds in the southern part
of Po Toi within this zone. As they have been in existence before the first
publication of DPA Plan, they are considered as an existing use intended
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for the burial of deceased indigenous villagers in the Area. To respect the
local ritual and tradition, burial activities within this zone are generally
tolerated. .

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/pond or excavation of land may
cause adverse drainage impacts on the adjacent areas and adverse
impacts on the natural environment, permission from the Board is
required for such activities except public works coordinated or
implemented by Government, and maintenance, repair or rebuilding
works.

“Coastal Protection Area” (“CPA>): Total Area 30.43ha

9.7.1

9.7.2

9.7.3

9.74

The planning intention of this zone to conserve, protect and retain the
natural coastlines and the sensitive coastal natural environment,
including attractive geological features, physical landform and area of
high landscape, scenic or ecological value, with a minimum of built
development. It may also cover areas which serve as natural protection
areas sheltering nearby developments against the effects of coastal
erosion. There is a general presumption against development in this zone.
In general, only developments that are needed to support the
conservation of the existing natural landscape or scenic quality of the
area or are essential infrastructure projects with overriding public interest
may be permitted.

This zone covers the coastal areas along the islands, which primarily
consist of coastal vegetation, rocky and boulder coasts.

New residential development is. not permitted under this zone.
Redevelopment of existing houses may be permitted on application to
the Board. The redevelopment of an existing house shall not result in a
total redevelopment in excess of the plot ratio, site coverage and height
of the house which was in existence on the date of the first publication of
the DPA Plan.

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

9.8.1

' “Conservation Aréa’f (“CA™): Total Area 367.17ha

This zone is intended to protect and retain the existing natural landscape,
ecological .and topographical features of the area for conservation,
educational and research purposes and to separate sensitive natural
environment from the adverse effects of development. There is a general
presumption against development in this zone. In general, only

- /:;
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‘developments that are needed to 'support the conservation of the existing

" patural landscape or scenic quality of the area or are essential

infrastructure projects with overriding public interest may be permitted.

This zone covers most part of Po Toi which has scientific significance
and high conservation value. Owing to’its geographical position, Po Toi
is considered as a crucial re-fuelling stop for migratory birds. More than
300 bird species, such as Hodgson's Redstart (Phoenicurus hodgsoni, 5
W4T FE4E), Dark-throated Thrush (Turdus ruficollis, 7RSH4E), Brown
Hawk Owl (Ninox scutulata, [& 58 ), Blue-winged Pitta (Pitta
moluccenszs, B B HE) and Oriental - Honey Buzzard (Pernis
ptilorhyncus, JEFEIERE) have been recorded. Po Toi is also one of the
only four sites in Hong Kong. with natural populatlons of Romer’s Tree
Frog (Liuixalus romeri, [EEK/MafiE), an “Endangered” species under
the JUCN Red List of Threatened Species, which could be found in the
streams on Po Toi. The island also has a diverse assemblage of over 60
species of butterflies. The “CA” zone also covers the vegetated hill
slopes and the rocky areas at Waglan Island, which has a natural
character and is known to be a breeding site for terns.

It is intended that with stringent planning control imposed under this
zoning, the rich ecological and biological features in the areas can be
protected and preserved. New residential development is not permitted
under this zone.. Redevelopment of existing quarters may be permitted
on application to the Board. The redevelopment of existing houses shall
not result in a total redevelopment in excess of the plot ratio, site
coverage and he1ght of the house which was in ex1stence on the date of
the first publication of the DPA Plan.

Within this zone, the area near Tai Wan Public Pier, which is more
accessible and consist of private lots with building entitlements, may
have potential for development of education and recreational facilities
with overnight accommodation to allow visitors staying in the Area for a
longer period of time for education/recreation activities. This can unleash
the education and recreational potentials in the Area. Yet the feasxblhty of
such development is subject to further assessments on environmental,
ecological, traffic, infrastructure, sewerage, drainage, visual and
landscape aspects, etc. Any development should not affect the unique

natural environment within this zone.

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

activities.
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COMMUNICATIONS

10.1

10.2

Waterborne Transport

There is no public transport service in.the Area except the licensed kaito ferry
services from Aberdeen/Stanley to Po Toi.

Road Network and Footpath

There is no road network in the Area but footpath systems on Po Toi and Waglan
islands which provide access from piers/jetties to the villages, mountain uplands
as well as other places of interest. Improvement works to the footpaths in the
Area are carried out under the Rural Public Works Programme.

UTILITY SERVICES

There are no sewerage, drainage and water supply systems in the Area Electricity and
potable water are provided to the local residents at Tai Wan V1llage on Po Toi via
portable electricity generators and water tanks, dam and water pipe provided and
maintained by the Islands District Office (IsDO).

CULTURAL HERITAGE

12.1

©12.2

12.3

12.4

Theére are two Declared Monuments in the Area. One i is the Waglan Lighthouse,
Waglan Island, which is one of the five surviving pre-war navigation lighthouses
in Hong Kong, and was declared a monument on 29.12.2000. The other one is
the Rock Carvings on Po Toi, which have resemblance to the patterns of pottery
and bronze vessels in the Bronze Age about 3,000 years ago. The Carvings were
declared a monument on 27.4.1979. Every effort should be made to preserve
the Declared Monuments. ~

A site of archaéological interest, known as Tai Wan Site of Archaeological
Interest, is also found in Tai Wan at the southwestern Po Toi. Artefacts of both
prehistoric and historic periods have been dlscovered in Ta1 Wan Site of
Archaeological Interest.

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 works,
developments, redevelopment or rezoning proposals may affect the declared
monuments, site of archaeological interest and their immediate environs. In
accordance with section 6 of the Antiquities and Monuments Ordinance (Cap.
53), a permit issued by the Antiquities Authority, i.e. the Secretary for
Development is required for any works to be carried out within the monument
boundary of a declared monument. If disturbance to the site of archaeological
interest is unavoidable, a detailed archaeological impact assessment (AIA) shall
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be conducted to evaluate the archaeological impact imposed by the proposed
works if there is any development within the site of archaeological interest. If
necessary, a qualified archaeologist shall apply for a licence under the
Antiquities and Monuments Ordinance (Cap. 53) for an archaeological
investigation. A proposal of the AIA shall be submitted to AMO for agreement
prior to applying for the licence. Subject to the findings of the AIA, appropriate
mitigation measures shall be fully implemented by the prOJect proponent in

~ consultation with AMO of LCSD.

IMPLEMENTATION

13.1

13.2

13.3

134

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 improvement or 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.
However, project works for maintenance and repair of existing utlhtles would be

carried out within the Area by the IsDO.

Any increase in populatlo'n, number of visitors to the Area or further
recreational/residential developments would require additional facilities. In
particular, the design and construction of the on-site STS need to comply with
relevant standards and regulations, such as EPD’s ProPECC PN 5/93, for the
protection of the water quahty and the natural streams flowing through the Area.

Notw1thstand1ng 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
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.

PLANNING CONTROL

14.1

14.2

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 impact 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
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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.

14.3  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 which may include the
departmental outline development plans/layout plans, and the guidelines
published by the Board. The outline development plans/layout plans are
available for public inspection at the Planning Department. Guidelines published
by the Board are available from the Board’s website, the Secretariat of the
Board and the Technical Services Division of the Planning Department.
Application forms and Guidance Notes for planning applications can be
downloaded from the Board’s website and are available from the Secretariat of
the Board, the Technical Services Division and 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.

144 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 March 2012 included in a Plan of the Po Toi Islands
DPA may be subject to enforcement proceedings under the Ordinance. Any
diversion of streams, filling of land/pond or excavation of land in relevant zones
on or after the exhibition of the specific plan referred to in the Notes of the
relevant zones without permission from the Board may also be subject to
enforcement proceedings.

TOWN PLANNING BOARD
DECEMBER 2014
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1

INTRODUCTION

1.1 Purpose of the Planning Réport

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 Po Toi Islands (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 (about 550ha) comprises a group of
islands located at the southern-most of Hong

Kong, which include mainly Po Toi (about 369ha),

Mat Chau (about 3ha), Beaufort Island (about
120ha), Sung Kong (about 48ha) and Waglan
Island (about 10ha). The Area generally has a
hHAiy terrain and is covered by rocky outcrops and

vegetations including mangroves, woodland .

vegetation including large mature trees and
shrubland with tree clumps (Figure 1). Some
developments/structures are found at Po Toi and
Waglan Island. Mat Chau, Beaufort Island and
Sung Kong are virtually uninhabited.

1.2.2

1.2.3

The Area has a rural and natural setting with
scientific importance and conservation value
which are unique in Hong Kong. In recent years,
activities involving vegetation clearance and
laying of concrete slabs have been detected in
the southwestern part of Po Toi (i.e. near Wan
Tsai), causing an adverse impact on the natural
environment. To prevent any haphazard and
uncontrolled development that may adversely
affect the rural and natural character of the Area,
a Development Permission Area (DPA) Plan has
been prepared to provide interim planning
guidance control for future development
pending preparation of an OZP and to enable
enforcement actions to be taken against any
unauthorized developments and undesirable
change of use. -

The draft Po Toi Islands DPA Plan No. DPA/I-PTI/1
was exhibited for public inspection on 2.3.2012.
During the plan exhibition period, a total of 173
valid representations were received. When the
representations were published, 725 comments
were received. After giving consideration to the
representations and comments on 28.9.2012,
the Town Planning Board (the Board) noted the

supportive views of the representations and
decided not to amend the draft DPA Plan to
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1.2.4

1.25

meet the representations.

On 12.3.2013, the Chief Executive in Council (CE
in C) approved the draft Po Toi Islands DPA Plan,
which was subsequently renumbered as
DPA/I-PTI/2. On 22.3.2013, the approved Po Toi
Islands DPA Plan No. DPA/I-PTI/2 was exhibited
for public inspection under section 9(5) of the
Town Planning Ordinance (the Ordinance)
(Figure 2).

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

DPA Plan is effective for three vyears until
2.3.2015. On 22.11.2014, under the power
delegated by the Chief Executive (CE), the
Secretary for 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 a total land area of about 550ha
located at the southern-most of Hong Kong to
the southeast of Hong Kong Island. The location
of the Area is shown in Figure 1.

© 2.2 Natural Features

Physical Setting and Topography (Figure 4a)

2.2.1

2.2.2

2.2.3

2.2.4

An overview of the Area is shown in Figure 3.
The Area is generally.of hilly terrain and is
covered by rocky outcrops and vegetations
including mangroves, woodland vegetation
including large mature trees and shrubland with
tree clumps. :

Po Toi is the southern-most island in Hong Kong
and is the largest among the five islands. It is
largely natural in character with scattered rural
settlements at Tai Wan and Wan Tsai (Photos 1
to 3 at Figure 4b). In recent years, activities
involving vegetation clearance and laying of
concrete slabs are found in the southwest Po Toi
(Figure 5g).

Waglan Island is the eastern-most outlying island
in the Area. The southern part of the island is
covered by rocky outcrops with limited
vegetated areas of shrubs and grasses whilst the
northern part of the island has a rocky surface
(Photo 6 at Figure 4b).

Mat Chau, Beaufort Island and Sung Kong are -
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isolated islands within the Area. They have a hii!y
terrain and are covered by rocky outcrops,

woodland vegetation including mature trees and

shrubland with tree clumps (Photos 3 tob5 at
Figure 4b).

Natural Habitats

2.2.5

Owing to-its geographical position, Po Toi is
considered as a crucial re-fuelling stop for
migratory birds. More than 300 bird species,
such as Hodgson's Redstart (Phoenicurus

hodgsoni, Y4 EE9E), Dark-throated Thrush

(Turdus ruficollis, 7R¥E%E), Brown Hawk Owl
(Ninox scutulata, E%E), Blue-winged Pitta (Pitta
moluccensis, Bk /\%E) and Oriental Honey
Buzzard (Pernis ptilorhyncus, E\FEIERE) have
been recorded. Po Toi is also one of the'only four
sites in Hong Kong with natural populations of
Romer's Tree Frog (Liuixalus romeri, B /Nt
£ ), an “Endangered” species under ‘the
International Union for Conservation of Nature
(IUCN) Red List of Threatened Species. and has a
diverse assemblage of over 60 species of
butterflies. Besides, Waglan Island is known to

be a breeding site for terns. Some plant species

of conservation interest are recorded in Beaufort

2.2.6

“natural

Island and Po Toi such as Eulophia flava (B1E3E

TE ), Podocarpus macrophyllus | (ZBEM),
Polygala polifolia (/NfEBE) and Rungia
chinensis (thEEF% 53 E) '

‘Existing coastal woodland vegetation including

large native mature trees near village clusters,
mangroves and. shrubland with tree clumps.
They cover the coastal area of Tai Wan and Wan
Tsai and serve as a significant ecological resource
to sustain the migratory birds. The large native
mature trees serve as a feature with high
landscape coastal amenity. The dense woodland
vegetation at the lower coastal area at the back
of the village clusters also serves as a green
buffer between village development and the
environment of Po Toi which is
significant. :

2.3 Historical Development

2.3.1

Within the Area, Po Toi is the only known island
which is habituated with a small population in
the old days. Most of the villagers carried the
surnames of Yu (%), Ho ({T]), Wan (&), Pang (&)
and Chan (&) who subsisted on farming, fishing
and the harvesting of sea-weed. One recognised
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2.4

2.5

~ village, namely Tai Wan Vaillge, is situated in the

Area. Artefacts of both prehistoric and historic
periods have been discovered in Tai Wan, Po. Toi.
It is recorded as a site of archaeological interest,

namely Tai Wan Site of Archaeological Interest, -

Po Toi (SAl), by the Antiquities and Monuments
Office (AMO) of the Leisure and Cultural Services
Department (LCSD).

Besides, there are two Declared Monuments in

2.3.2
the Area. One is the Rock Carvings on Po Toi
. declared on 27.4.1979 (Photo 6 at Figure 5e)
and the other one is Waglan Lighthouse on
Waglan Island declared on 29.12.2000 (Photo 1
at Figure 5i).
Population
2.4.1  According to the 2011 census, the total

population of the Area is about 50 persons.

Existing Land Uses (Figure 5a)

2.5.1

The Area has a natural and rural character
comprising mainly shrubsland, grassland with
high landscape value geological formations such
as steeply rocky coast and low cliffs. Village

settlemeénts and a concrete trail for use by local

villagers and holiday visitors are found at Po Toi.
There are also several streams running down
hillsides onto the sea. The major existing land
uses include the following: -

Village Type Development

2.5.2

- There is only one recognised village in the Area,

namely Po Toi Village at Po Toi (lts ‘Village
Environs’ (‘VE’) is shown in Figure 5a). The
village consists of about 20 building units, most
of them are one- to two-storey tenement houses:
Local shops can be found on the ground floor of
some of the houses. A seafood restaurant, i.e.
Ming Kee Seafood Restaurant, is also found on
the eastern fringe of the village (Figure 5b).

Residential Development

2.5.3

There are several temporary one- to two-storey
domestic structures situated to the east and
west of Po Toi Village outside the ‘VE. These
domestic structures are mainly covered by
Government Land Licences and squatters. Some
building units with local shops are also scattered
along the trail in Po Toi (Figures 5c and 5d).
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Government Institution or Commun/ty (GIC) Facilities and
Open Space

2.5.4

Major GIC facilities in the Area include Tin Hau
Temple at the western end of Tai Wan (Photo 1
at Figure 5e), a village office GEE/AFR) at Po
Toi Village and a sitting out area adjacent to the
village office’ (Photo 4 at Figure 5b). An aqua
privy is also situated at Po Toi Village (Photo 8'at
Figure 5b). The rocky crops area outside Tin Hau

Temple with concrete and staircases built and

the flatland area near the aqua privy (Photo 3 at

Figure 5e) have been used as a stage forthe
Chinese opera -performance during festive
celebration, ile. the Da Jiu (FTEE) Festival, every
three years (similar to the Bun Festival (KEFE
BE) in Cheung Chau).

Agricultural Land

" 2.55

There is about 2.4ha of agricultural land in the -

Area. All of them is located at Po Toi and' has
been abandoned for decades. In recent years,
activities involving laying of concrete slabs were
found the agricultural land at Wan Tsai to the
southwest of Po Toi (Figures 5g .and 5h).

Irrigation may also be a problem in dry season. .

In spite of the above, the land might still be used

for agricultural activities such as green house or
plant nursery other than open field cultivation.

Burial Grounds

256

Others

2.5.7

2.5.8

There are two permitted burial grounds
including on slopes in Wan Tsai and Ngong
Chong, Po Toi. Besides, some existing graves are
scattered over Po Toi.

Two buildings are found
accommodate the

in Po Toi to
electricity  generators

-providing electricity to the residents and the

restaurant. They are located to the north of the
sitting out area at Tai Wan and near-the aqua
privy respectively. Potable water tanks can also
be found in the middle of Po Toi Village,
providing water supply to the-locals (Figure 5b).

The buildings/structures

found along the

- footpath at Po Toi and Waglan Island include,
inter alia, the Declared Monuments, geological

features, Mo’s Old House, ex-Po Toi School and a
Pavilion at Po Toi (Figures 5e and 5f). In addition,
the Hong Kong Observatory has set up automatic
weather and meteorological monitoring stations
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2.6

in the island. Some ruined building structures
are also found in the southern part of Waglan
Island. (Figure 5i).

Land Ownership

2.6.1

Most of the land in the Area (about 99.4%) is
Government land, and the remaining 0.6%
(about 3.3ha) is private land, all of which is
located in Po Toi, concentrated at Po Toi Village
and at the southwesten part of Po Toj,
comprising mainly fallow agricultural land
including 40 private lots with building
entitlement (Figures 6a and 6b).

2.7 Transportation and Access

2.7.1

272

There is no vehicular access to the Area. Marine
access to Po Toi and Waglan Island are available
via the piers on the islands. There is a footpath
network at Po Toi connecting the public pier in
Tai Wan and other places of interest on the
island. -

There is no public transport service in the Area
except the licensed kaito services from
Aberdeen/Stanley to Po Toi. To the west and
south of the Area are natural deep water

3 .

channels, which are major fairways for incoming
and outgoing ocean-going vessels. Several
marine facilities are found on the islands,
including one lighthouse at Nam Kok Tsui of Po
Toi and one lighthouse at the northwestern
shore of Beaufort Island, and a lighthouse and a
radar station on the hilltop of Waglan Island.

2.8 lnfrastructuré and Utility Services

2.8.1

There are no sewerage, drainage and water
supply systems in the Area. Electricity generators
maintained by the Electrical and Mechanical

Services Department (EMSD) are installed at Po

Toi Village, providing electricity to the local
residents. Potable water is provided to the locals
via water tanks, dam and water pipe maintained
by the Islands District Office (IsDO).

PLANNING ANALYSIS

‘3.1 Planning Context

Ecological and Conservation values

3.1.1

The ecological and conservation values of the
natural landscape in the Area ‘are well
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3.1.2

recognised. In view of the natural attributes,
ecological diversity and landscape qualities, the
Area was.
Conservation Areas and was recommended for
conservation in Territorial Development Strategy
Review (TDSR) (1998) (Figure 7). -The
surrounding ‘water bodies were also recognised

as Significant Marine Conservation Areas in TDSR.

Such strategy was reaffirmed in-the South West
New Territories Development Strategy Revxew
(2001).

Within the Area, DAFC considers that Po Toi has
high ecological value worthy of conservation.
Migratory Birds, Romer’s . Tree, Frog and
butterflies are the three scientific interests
contributed to the ecological and conservation
importance of Po Toi (paragraph 2.2.5 -above
refers). In addition, most of the streams on Po

Toi are largely natural and unpolluted. They

should be preserved from the
conservation point of view.

,nature

Geological features

3.1.3

The Area has a hilly terrain covered by rocky
outcrops and vegetated areas of shrubs and
grasses (Figure 3). Especially on Po Toi, there are

highlighted as Significant -Land

some well known geological formation in granite
rock along the coastline e.g. Buddha’s Palm CIiff,

“Tortoise Rock and-Coffin Rock (Figure:5f).

Land for-Village Development

3.1.4

3.1,5

There is only one recognised village in the Area,
namely Po Toi Village on Po Toi (Figure 5b) and
its "Village Environ’ ("VE’) covers an area of about
3.27ha (Figure 6a). The domestic structures _
within the village are predommantly one- to
two-storey tenement houses held on a short
term tenancy basis,

The District Lands Officer/Islands, Lands
Department (DLO/Is, LandsD) advises that the
10-year Small House demand forecast for Po Toi
Village is 20. the 10-year Small House demand
forecast for Po Toi Village is 20. The figure
remains - unchanged when the DPA Plan was

prepared in 2012. There are also no-approved or

outstanding Small House applications in the
village. As the Indigenous Inhabitant
Representative (IIR) of Po Toi Village is currently
vacant, the indigenous villager’s status of
applicants for Small House development cannot
be .certified. Nevertheless, Small House
development at suitable areas within the ‘VE’ by
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designating “Village Type Development” (“V”)

zone should be provided to cater for the future

demand.

3.2 Development Constraints (Figure 8)

Nature Conservation

3.2.1

Po Toi is an important re-fuelling stop for

migratory birds in view of its unique
geographical position and suitable habitats. Over
300 bird species (60% of native avifauna) have
been recorded at Po Toi. Because Po Toi is the
first arrival point in Hong Kong for many
migratory birds, it is the- premier location for
scientific research on the migration of birds.
Most of the migratory birds recorded on Po Toi
were found around the Wan Tsai and Tai Wan
areas. These areas provide important foraging
and resting grounds for migratory terrestrial
birds and shorebirds. Besides, Po Toi is one of
the only four sites in Hong Kong with natural
populations of Romer’s Treé Frog. It also has a
diverse assemblage of over 60 species of
butterflies (26% of native butterfly fauna). Due
consideration would be given to its conservation

when development at or near this area is

proposed. Developments on these islands

3.2.2

3.2.3

involving site formation and vegetation and rock
clearances that may impose adverse and
irreversible impacts on the existing ecological
resources.

Landscape Character

Except the village settlements on Po Toi, other
islands are undeveloped. The coastal areas of Tai
Wan and Wan Tsai are covered with coastal
woodland vegetation including " large native
mature trees within Po Toi Village, mangroves
and shrubland with tree clumps, which serves as
a significant ecological resource to sustain the
migratory birds. The large native mature trees
also serve as a village and cultural landscape
feature of high landscape coastal amenity. The
dense woodland vegetation at the back of Po Toi
Village is also a significant landscape feature. The
coastal water of Po Toi Islands also has high
landscape value.

The Area also features steep rocky coast and low

cliffs from 100mPD to 270mPD wijth geological

formations of high landscape value. Especially on
Po Toi, there are some well-known geological
formations in granite rock along the coastline e.g. -
Buddha’s Palm CIliff, Tortoise Rock and Coffin
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"Rock. Rock Carvings on Po ‘Toi are Declared

Monuments of particular historic and cultural
significance. The coastal water of Po Toi Islands
also has high landscape value. Generally, the

character of the coastal - landscape is open,
coherent, tranquil, remote and reasonably’

varied due to the visual complexity of the island
group. The overall landscape character of the
islands is remote, rugged and visually dramatic.
In view of the above, the unique landscape
resources and the character of the Area should
be preserved. Any large scale development with
extensive site formation and vegetation
clearance should be avoided as it would cause
irreversible adverse landscape and ecological
impacts. © Small scale development with

conservation purposes that is compatible with]

the existing landscape context is recommended
for Po Toi. :

Cultural Heritage

3.2.4

The Area has two declared monuments and a/

site of archaeological interest which are worthy
of preservation. Rock Carvings on Po Toi and the

Lighthouse on Waglan "Island are Declared|

Monuments of particular historic and cultural
significance. Prior consultation with the

Antiquities and Monuments Office (AMO) of the
Leisure and Cultural Services Department (LCSD)
should be made if any works, developments,
redevelopment or rezoning proposals may affect
the declared monuments, site of archaeological
interest and their immediate environs. In
accordance with section 6 of the Antiquities and
Monuments Ordinance (Cap. 53), a permit
issued by the Antiquities. Authority, i.e. the
Secretary for Deve!opment is required for any
works to be carried out within the monument
boundary of a declared monument. If
disturbance to the site of archaeological interest
is unavoidable, a detailed archaeological impact
assessment (AIA) shall be conducted to evaluate
the archaeological impact imposed by the
proposed works if there is any development
within the site of archaeological interest, If
necessary, a qualified archaeologist shall apply
for a licence under the Antiquities and
Monuments Ordinance (Cap. 53) for an
archéeological investigation. A ‘proposal of the
AlA shall be submitted to the AMO for"
agreement prior to applying for the licence.
Subject to the findings of the AIA, appropriate
mitigation measures shall be fully implemented

by the project proponent in consultation with
the AMO of LCSD. ’
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Accessibility

3.2.5

One of the development constraints in the Area
is the limited frequency and capacity of the ferry
services. Only one kaito ferry service between Po
Toi and Aberdeen is operated on Tuesdays and
Thursdays, with additional services from Stanley
to Po Toi on Saturdays, Sundays and. Public

Holidays. Within the Area, only Po Toi is

accessible by footpaths and hiking trails at the
southern coast of Po Toi, linking up the existing
village clusters, the unigue rock features,
historical rock carving with high landscape value
and cultural significance as well as village houses
scattered at different parts of Po Toi (Figure 5a).

- Infrastructure and Utility Services

3.2.6°

The electricity and water supply facilities in the
Area are limited. There are also no drainage and
sewerage systems in the Area. Any development
that will lead to increases in population or
number of visitors to the Area would require

- additional facilities. For any development or

redevelopment, the project proponent should

address how sewage and/or other wastewater, if

any, produced could be collected, treated and

discharged. Should septic tank and soakaway
system be proposed, it shall meet the
requirements of the Environmental Protection
Department (EPD)’s Practice Note for
Professional Persons (ProPECC) PN 5/93
“Drainage Plans subject to comment by EPD”,

Geotechnical Safety

. 3.2.7

The Area comprises hillsides with history of
instability, and is subject to potential landslide
hazards. For any future development in the Area
including the “V” zone, natural terrain. hazard
study may be required to assess the potential
hazards and constraints arising from natural
terrain, and to provide suitable hazard mitigation
measures, if found necessary, as part- of the .
development. o

Burial Grounds

3.2.8

The areas covered by the two permitted burial
grounds located in Wan Tsai and Ngong Chong,
Po Toi are not suitable for any development.

-10 -
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3.3 Development Opportunities.

Conservation of Natural Landscape

3.3.1 .

The Area has a rural and natural setting with

scientific importance and conservation value
which is unique in Hong Kong. In particular, the
natural habitat of Po Toi has high ecological and
scientific values worthy of conservation. The
Area also possesses numerous interesting
geological features and cultural heritdge which
should be preserved. Any development within
the Area should not affect the special ecological,
landscape, geological and cultural heritage
resources in the Area. Developments compatible

with the natural and rural settings in areas
around the existing village setﬂements on Po Toi
could be conSIdered

Education and Recreation Potentials

332

The Area has unique ecological, landscape,
geological and cultural heritage resources with
high scientific and archaeological values. These
resources, most of which are concentrated on Po
Toi, should be preserved. The places of scientific
and archaeological interests are connected by a
footpath network originating from the public

pier in Tai Wan. Nevertheless, the frequency of
the existing kaito service has limited the public
access to these places. Provision of appropriate .
education  facilities with overnight
accommodation, e.g. holiday. camp/tenting site,
on Po Toi can facilitate public understanding of
the Area’s unique environment while at the

same time unleash the recreation potential of

the Area without resulting in adverse
environmental and ecological impacts. The areas
near Tai Wan Public Pier, which is more
accessible and consists of private lots with
buxldmg entitlements, may be a suitable location
for such development. In view. of the unique
natural and rural environment of the Area with
special  scientific importance and  high
consérvation value, the scale and character of
such -development should be compatible with
the natural and rural characters of the Area.
OWing to the limited transport facilities, utilities
and infrastructure, as well as the need to
conserve the Area’s rural and natural setting
with  high conservation -value, large-scale
recreation and/or tourism development in the -
Area should be avoided.

-11-
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3.4 Development Pressure

3.4.1

3.4.2

-Since 2012, there has been vegetation clearance

and laying of concrete slabs at the southwestern
part of Po Toi (near Wan Tsai) (Figures 5g and
5h). There are concerns that such activities are
to facilitate columbarium or memorial garden
development in the Area. While lease
enforcement - actions against the laying of
concrete slab has been undertaken by LandsD,
there are severe concerns on the alleged
columbarium/memorial garden development in
the Area because such development usually
involves large scale vegetation clearance and
construction activities that will affect the natural
environment, rural character and the unique
ecological and landscape resources of the Area.

It may also overtax the infrastructure in the Area.

Columbarium/memorial garden development
which is not compatible with the natural and
rural settings of the Area should be avoided.

The domestic structures on Po Toi are mainly
one- to two-storey tenément houses built using
temporary materials, which may require
improvement or redevelopment. There may be
potential for the landowners/occupants of the
existing structures on Po Toi to pool their land

3.4.3

3.4.4

holding for low-rise low-density residential
development to optimise the use of land and to
achieve a more orderly layout. The residential
development should blend in with the rural
character, and avoid overloading the limited
infrastructure of the Area and causing adverse
environmental impact.

Abandoned agricultural land mainly locates near
the public pier and in the southwestern part of
Po Toi (near Wan Tsai). Most of which are private
land. The Lamma Island (South) Rural Committee
(RC) and the local residents have raised concerns
about the development right of these private
lots. In particular, noting that south Lamma

Island and Po Toi are within the same ‘Heung’,

RC proposed that the “V” zone at Po Toi should
also accommodate the Small House demand of
indigenous villagers in both Po Toi and south
Lamma Island.

Noting the concerns of RC/local residents and
the green/concern groups, the Planning
Department (PlanD) has analysed the site
conditions of the area within ‘VE' taking into
account of the existing village settlement, the
infrastructural constraints, environmental and
topographical conditions of the Area.

-12-



Planning Report on Po Toi Islands

Consideration has also been given to the
consolidation of Small House development at
suitable locations in order to avoid undesirable
disturbances to the natural environment and
overtaxing the limited infrastructure in the Area.

-Based on an incremental approach, it is

considered that the 10-year demand for Small
House development of 20 could be met by
redeveloping the temporary domestic structures
erected on Government land and by expanding
the “Village Type Development” (“V”) zone to
the relatively flat area to the north of the
existing “V” zone. Such approach could achieve a
more orderly development pattern, efficient use
of land as well as provision of infrastructures and
services in areas around the existing village
settlements. '

3.5 Development Proposals/Views received since the

Gazettal of the DPA Plan

3.5.1

Since the gazettal of the draft DPA Plan on
2.3.2012, and in the course of préparing the OZP,
the following proposals/views have been
received:

(@) proposed campsite evelopment at Po Toi
Island submitted by Chinese YMCA of Hong

Kong;

In response to their request, a meeting
with the local residents of Po Toi was held

" on 22.8.2014 to express their views on the
- infrastructure ~ provision and  future

development of the Area. On 28.8.2014,.
the local residents of Po Toi lodged a
complaint to the Public Complaints Office
of the Legislative Council (LegCo)
Secretariat and a site visit/case meeting
with LegCo Members, the Islands District

Office (DO/Is) and concerned Government

bureaux/departments was held on
23.9.2014 to consider their concerns;

PlanD held a meeting with green/concern
groups including representatives from
Hong Kong Bird Watching Society (HKBWS),
World Wide Fund Hong Kong for Nature
(WWF), Green Power, Conservancy
Association, Kadoorie Farm and Botanic
Garden, Alliance for the Concern over
Columbarium  Policy, Association  for
Geoconservation, Hong - Kong  and
Designing Hong Kong on 3.11.2014 to
express their views on the conservation
and land uses of the Area; and

-13 -
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3.5.2

(d) ameeting with Lamma Island (South) Rural
Committee: (RC) to solicit' their views on
the preparation of the draft OZP was held
on 29.10.2014 to expresstheir concerns on

the land uses and development potential

of the Area.

Locations of the land use proposals are shown in
Figure 9. The planning assessments of the
proposals are provided in the following
paragraphs.

Proposed Campsite Development at Po Toi Island
submitted by Chinese YMCA of Hong Kong (YMCA)

3.5.3

YMCA submitted a proposal to develop a
campsite at the land near the public pier at Po
Toi, with an area of about 2,180m?% The subject
site comprises private lots which are donated
from existing owners to YMCA for operation of
social services. YMCA intends to establish a
campsite with capacity of 40 places on the site
including accommodation, common room,
activity areas, and logistic support facilities, etc.
(Figures 10a and 10b). Subject to Government’s
approval of land grant, the proposed campsite
can-be further expanded eastwards to provide
additional 28 places (Figure 10c).

3.5.4

The details of the preliminary development
proposal are shown in Annex I. Considering the
special and unique characters of Po Toi, the
proposed campsite would have a natural and
tranquil atmosphere that is commensurate with
the surroundings. The proposed camp activities
would be stressed on outdoor basis, e.g. bird
watching (especially the migratory birds) and
hiking in exploring the geological and/or
ecological resources of the island, etc. Structured
programme/activities would be organised in the
proposed campsite to educate the participants
the unique environment as well as the scientific
and archaeological values of the Area. A special
operation mode would be adopted on the site.
Bare ‘minimum resources supporting the
organised/structured programmes/activities
would be consumed in order to avoid adverse
impact on the environment. Participants are
required to bring away what they brought onto
the site and not to bring away what they did not
bring with so as to preserve the environment. No
mass function would be arranged. The broad
development parameters of the proposed
campsite  development (Phase 1) are
summarised in the following table:

-14 -
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3.55 .

Site Area About 2,180m?
Plot Ratio : 0.4
Total GFA About 854m?
Domestic GFA About 289m?

'| Non-domestic GFA About 565m?
Total No. of units. 10
4-person unit 7
2-eprson unit 3

It is considered that the proposed campsite with -

organised activities/programme can facilitate the
public understanding of the unique natural
resources in the Area. The provision of
accommodation facilities can also unleash the
Area’s  recreation. potential. The public
experience at Po Toi can be enhanced.
Nevertheless, the Area has limited infrastructure

- capacity on traffic, water supply, electricity,

drainage and sewerage aspects to support the
proposed campsite development. The impacts of
the construction and operation of the proposed
campsite development on the landscape and
ecological resources in Po Toi are yet to be
ascertained. There is also insufficient

. information on the design and layout of the

proposed camp in the submission. In particular,
DAFC s concerned about the potential ecological
impact that may arise from the proposal,

3.5.6

especially during the construction stage and the
associated slope stabilisation works. The Chief
Town Planner/Urban Design and Landscape is
also concerned about the visual bulk and the
feasibility of the special operation mode of the
proposed development. Furthermore, the
Director of Environmental Protection advises
that'if “Conservation Area” zone is designated on

“the site, the proposed’ campsite development

may become a designated project  under the
Environmental Impact Assessment Ordinance
(EIAO) that requires statutory EIA.

Without detailed design/layout of the proposed
campsite development and supporting technical
assessments, it is considered premature to
designate a zoning on the OzP permitting the
proposed campsite development on the site.
However, provision for = ‘Holiday Camp’
development upon application to the Board

could be considered on the OZP to ensure

proper control on its scale, layout and design
with  submission of supporting  technical
assessments so that the proposed development
would not have substantial adverse impacts.

-15-
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Views/Concerns of local residents

3.5.7

3.5.8

The local residents are concerned about the lack
of GIC facilities and infrastructure on Po Toi
including, inter alia, public toilet, emergency
rescue services (in particular the provision of
helicopter landing pad for emergency use),
electricity/water supplies and public transport

‘provision. In thé site visit/case meeting with

LegCo Members on 23.9.2014 (Minutes of the
meeting are enclosed in Annex i), it was agreed
that DO/Is would undertake to improve the
existing piece of flatland near Tai Wan so that it
could serve as an emergency helicopter landing
pad, a place for Chinese Opera performance
during festive celebration and a public space.
Other requests on, inter alia, provision of
additional public toilet near Tai Wan public pier,
improvements on electricity and water supplies
at Po Toi Village and rescheduling of kaito
services between Aberdeen and Po Toi had been
conveyed to concerned Government
departments for consideration.

The local residents were also concerned about

the adverse impacts of the laying.of concrete

slab and the possible columbarium/memorial -

~ garden development at southwest Po Toi (near

Wan Tsai). While currently there is no evidence
that columbarium/memorial garden has ever
existed in the Area, the Planning Authority
would continue to monitor the case and take
necessary enforcement actions should
unauthorised development be identified. Also,
any development within the concerned area
requires planning permission from the Board in
accordance with the prevailing DPA Plan and no
application has been received so far.

Views/Concerns of green/concern groups

3.5.9

Majority ~of the: green/concern groups
considered that the Area, especially Po Toi, has a
high scientific value worthy of conservation.

_According to-their initial surveys, migratory birds

are found in areas at southwest Po Toi close to
Tai Wan Ferry Pier. Besides, Romer’s Tree Frog is
also found along some natural streams at Po Toi.
HKBWS and the Conservancy Association have
submitted proposals to designate areas at
southeast Po Toi and near Tai Tam Wan (Lau Shui
Hang) as Site of Special Scientific Interest (SSSI)
to preserve its unique natural habitat with high
ecological and scientific values (Annex 111). These .
proposals are also supported by some
green/concern groups such as Designing Hong

-16-
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Kong and WWF. They also propose to designate
the Area as .Country Park (CP) and its
surrounding waters as Marine Park (MP). While
. conservation zonings are designated to conserve
the high ecological value of the Area, the
designation of CP/MP are under jurisdiction of
the Country and Marine Parks Authority (CMPA)
governed by the Country Parks Ordinance (Cap.
208) and Marine Parks Ordinance (Cap. 476)
which are outside the purwew of the Board.

Views/Concerns "of the Lamma Island (South) Rural
Committee : :

3.5.10 The RC acknowledged the need\ to undertake

statutory planning control in the Area to prevent
haphazard development and enforcement
actions against unauthorised development can
be taken, the RC urged the Government not t6
exploit the development rights of the private
landowners in  the Area by . designating
conservation zonings on private lots. In particular,
they opined that the current “V” zone on the
DPA Plan, which reflects the existing village
clusters only and exclude other private lots on Po
Toi, is insufficient to meet the future demand for
Small House development in the Area. While
there are no approved/outstanding Small House

3.5.11

' applications in the Area, RC considered that

flexibility should be provided for ‘Small House
development in the Area in future and suggested
the “V” zone to areas at southwest Po Toi as
proposed in the consideration of representatrons

made on the draft DPA Plan (Annex IV). RC also

considers that provisions for holiday house
development should be provided within the

‘private lots on Po Toi to allow recreation
- development in the Area -and improve local

economy without compromising the natural
habitats in the Area.

RC considered that designating conservation
zonings on the private land would maintain the
status quo with low population and limited GIC
facilities/infrastructure that could not help to

improve the livelihood of the local residents.

Noting the unique natural and rural setting of
the Area, RC suggested that a mechanism for
consideration of development proposals by the
Board through planning application system
should be provided so as to ensure any’
development proposals would not- impose
adverse impacts on the surroundings and to

. achieve a balance between conservation and
development. On this aspect, RC considered that

some low-rise holiday house developments with
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3.5.12

its size comparable with the New Territories
Exempted House (NTEH) is an example of
development that may be compatible with the

" natural and rural settings of the Area.

The boundary of “V” zone has been reviewed
and areas within ‘VE’ that are suitable for village
expansion are proposed to be zoned as “V” on
the draft OZP. The area suggested by RC .are
neither within nor adjacent to the ‘VE’ which
Small House development is not permitted as
advised by DLO/Is, LandsD. Nevertheless, such
area is mainly covered by squatters, temporary
domestic structures and ruins. To provide
flexibility for upgrading of existing domestic
structures and for NTEH/residential/holiday
house developments, it is proposed to zone this
area as “Residential (Group D)” (“R{D)") in which
NTEH/residential/holiday house developments
may be permitted on application to the Board. .

4 PLANNING PROPOSALS

4.1 The Qutline Zoning Plan

4.1.1

The draft Po Toi Islands OZP (the Plan) prepared
under section 3(1)(a) of the Ordinance is to

. provide a statutory basis for planning control

over the Area. It will supersede the approved Po
Toi Islands DPA Plan No. DPA/I-PTI/2, which was
exhibited for public inspection under section 9(5).
of the Ordinance on 22.3.2013. 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 Obiectives

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

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

(b) - to conserve unique natural landscape,
ecological value and scientific interest in

safeguarding the natural habitat of the
wider ares;
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(c)  to preserve the natural and rural character
of the Area; and

(d) to allow upgradmg and improvements of
the village houses thhm the Area.

4.3 Planning Principles

4.3.1  The main planning principles below are adopted
for preparation of the planning and development
proposals of the Area:

(a) the Area has a rural and natural setting
with scientific importance and .
conservation value which are unique in.
Hong Kong. In particular, Po Toi has a high
ecological value worthy of conservation.
The Area also possesses various geological
features. The ecological, geological and
landscape values of the Area are required
to be protected and conserved;

" (b) the Area has two declared monuments and
site of archaeological interest which should
be preserved. Development that has
adverse impact to the declared
monuments and SAl should be avoided:;

(c) future development and redevelopment
within the Area should demonstrate 3
low-rise characteristic and not to overtax
the limited infrastructure in the Area; and

(d) Small House developments will be
concentrated in existing village clusters by
redeveloping the . existing temporary
domestic structures to avoid overtax the
limited infrastructure or generate adverse

impact on the natural environment of the
Area.

4.4 Lénd Uses Proposals (Figure 11)

4.4.1

4.4.2

In the preparation of various land use zones in

the Ares, consideration has been given to the

natural environment, physical landform, existing

land use pattern, demand for Small Houses and -
availability of infrastructure and local -
development opportunities. The Following land.
uses are proposed to be designated onthe Plan

“Residential (Group D)” (“R( D)")
(0.48ha or 0.09%)

(a) The planning intention of this zone is
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primarily for improvement and upgrading ‘

of existing temporary structures within the
rural areas through redevelopment of
existing  temporary  structures into
permanent buildings. It is also intended for
low-rise, low-density residential
developments  subject to
permission from the Board.

This zone mainly covers the areas to the
southwest of Po Toi Village outside its ‘VE'.
This area is mainly occupied by one- to
two-storey temporary structures built
years ago. Most of the structures are
occupied while some are ruins.

To allow for upgrading and improvement,
redevelopment of existing one- to
two-storey tenement houses or existing
building shall not result in a total
development and/or redevelopment in
excess of a maximum building area of
37.2m? and a maximum building height of
2 storeys (6m), or the building area and
height of the existing building, whichever is
the greater. Rebuilding of NTEH and

replacement of an existing domestic
building which was in existence on the

planning -

date of the first publication in the Gazette
of the notice of draft DPA Plan by a NTEH
are always permitted in this zone. Apart

- from  allowing residential upgrading,

low-rise and low-density residential
developments may be permitted on
application to the Board. To be in line with
the general development intensity of the
surrounding areas, residential
development including redevelopment for
‘Flat” and ‘House’ (except ‘NTEH’) shall not
result in a total development in excess of a
maximum plot ratio of 0.4 and a maximum
building height of 3 storeys (9m).

To provide flexibility for innovative design

_adapted to the characteristics of particular

sites, minor relaxation of the plot ratio and -
building height restrictions may be
considered by the Board through the -
planning permission system. Each -
proposal will be considered on its
individual planning merits. - '

As diversion of streams or filling of pond
may cause adverse drainage impacts on
the adjacent areas and adverse impacts on

the natural environment, permission from
the Board is required for such activities.
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4.4.3

“Village Type.Development” (“v”)
(0.71ha or 0.13%) (Figure 12)

- (a)

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 a NTEH. Other commercial
and community uses may be permitted on
application to the Board.

The boundary of the “V” zone is drawn up
around existing clusters having regard to
‘VE, the local topography, the existing
settlement pattern, site characteristics as

well as the estimated Small House demand.

Areas of difficult terrain, dense vegetation,
burial grounds, ecologically sensitive areas

(e)

and streamcourses have been avoided
where possible.

There is only one recognised village in the
Area, namely Po Toi Village on Po Toi.
Currently, there is a restaurant within the
“V” zone. There are neither approved nor
outstanding Small House applications

© within its ‘VE’ and the village is occupied

by one- to two-storey tenement houses.

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 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 or filling of pond
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-system. In

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 tanks and soakaway (STS)
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 Director of
Agriculture, Fisheries and Conservation
and relevant authorities and incorporate
relevant comments/advice as conditions of
approval wherever possible. For the
protection of the water quality of the
streams and sea, “the design and
construction of on-site STS system for any

" development proposals/submissions also

need to comply with relevant standards

and regulations, such as EPD’s ProPECC
5/93. Accordingly, the Lands Department
when ‘processing Small House grant and
applications in close proximity to. existing
stream courses should consult .concerned
departments including EPD, AFCD and
PlanD to "ensure that all relevant
departments would have adequate
opportunity to review and comment on
the applications.

4.4.4  “Government, Institution or Community” (“G/IC”)
(0.24ha or 0.04%) '

(a)

The planning intention of this zone'is
primarily for the provision of GIC facilities .
serving the needs of the local residents
and/or a wider district, region orithe
territory. It is also intended to provide land
for uses directly related to or in support of
the work of the Government, organisations

. providing social services to meet

community needs, and other institutional
establishments,

The “G/IC” zone covers the Tin Hau Temple

and the abandoned village school, i.e. Po
Toi School at Po Toi, as well as the
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lighthouse  and  other  government
uses/facilities at southern Waglan Island.
The abandoned village school site is zoned
“G/IC” to reserve for further use by the
Government. Flexibility is also provided in
the “G/IC” zone for adaptive reuse of the
abandoned village school site to

compatible Government, institution or -

community uses.

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

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

As diversion of streams or filling of pond

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

4.4.5  Open Space (“0”) (0.1ha or 0.02%)

(a)

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

This zone covers areas in front of Tin Hau
Temple and at the eastern fringe of Po Toi

-Village, which are being used as a stage

for the Chinese operas performance during
festive celebration. The piece of flatland at
the eastern fringe of Po Toi Village is also
being used as an emergency landing pad
for helicopters. :

4.4.6  “Other Specified Uses” (“OU”) (0.07ha or 0.01%)

(a)

The planning intention of this zone is for
specified development(s) and/or uses;
which is/are specified in the annotation of

-23-



Planning Report on Po Toi Islands

4.4.7

the zone. There is only one “OU” zone on
the Plan, which is annotated ‘Pier’ and
covers two sites currently used as piers
located at Tai Wan, Po Toi and Waglan
Island.

“Green Belt” (“GB”) (150.47ha or 27.37%)

(a)

The planning intention of this zone is

primarily for defining the limits of urban -

and sub-urban development areas . by
natural features and to contain urban
sprawl as well as to provide passive
recreational outlets. There is a general
presumption against development within
this zone.

Areas with natural vegetation, woodland,
hilly terrain, hillside shrubland and
grassland have been designated as “GB” to
protect existing green areas and préserve
the hilly terrain in the Area.

The “GB” zone mainly covers the vegetated
hill slopes at Tai Wan and Wan Tsai, Po Toi;

as well as those at Mat Chau, Beaufort -

Island and Sung Kong. There are two
traditional burial grounds in the southern

part of Po Toi within this zone. As they
have been in existence before the first
publication of DPA Plan, they are
considered as an existing use intended for
the burial of deceased indigenous villagers
in the Area. To respect the local ritual and
tradition, burial activities within this zone
are generally tolerated. '

There is a general presumption against
development within this zone.
Development in this zone will be strictly
controlled. Development proposals will be
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considered by the Board on individual
merits taking into account the relevant
Town Planning Board Gu;dehnes

As diversion of streams, filling of
land/pond or excavation of land may cause
adverse drainage impacts on'the adjacent

areas and adverse impacts on the natural
environment, permission from the Board:is .

required for such activities except public
works coordinated or implemented by
Government, and maintenance, reparr or
rebux!dmg ‘works.

4.4.8  “Coastal Protection Area” (“CPA”) -
(30.43ha or 5.54%)

(a)

The planning intention of this zone to
conserve, protect and retain the natural
coastlines and the sensitive coastal natural
environment, including attractive
geological features, physical landform’ or
area of high landscape, scenic or ecological
value, with- a minimum of built
development. It may also cover ateas
which serve as-natural protection areas
shéltering nearby developments against

‘the effects of coastal erosion. There is a

general presumption against development
in this zone. In general, only developments
that are needed to support the
conservation of the ‘existing natural
!andscape or scenic quality of the area or

* are essential infrastructure projects with

overriding public interest may be
permitted.

This zone covers the coastal areas along
the islands, which .primarily consist of
coastal vegetation, rocky and boulder
coasts,

New residential development is not
permitted under  this zone.
Redevelopment of existing houses may be
permitted on application to the Board.
The redevelopment of an existing house
shall not result in a total redevelopment in
excess of the plot ratio, site coverage and
height of the house which was in existence
on the date of the f“rs’c pubhcatlon of the
DPA Plan.

In view of the conservation value of the

area within this zone, permission from the

Board is required for diversion of streams,
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filling of land/pond or excavation of land
that may cause adverse drainage impacts
on the adjacent areas and adverse impacts
on the natural environment.

4.4.9  “Conservation Area” (“CA”) (367.17ha or 66.8%)

(a)

This zone is intended to protect and retain
the existing natural landscape, ecological
and topographical features of the area for
conservation, educational and research
purposes. There'is a general presumption
against development in this zone. In
general, only developments that are
needed to support the conservation of the
existing natural landscape or scenic quality
of the area or are essential infrastructure
projects with overriding public interest
may be permitted.

This zone covers most part of Po Toi which
has scientific significance and high
conservation value. Migratory Birds,
Romer’s Tree Frog and butterflies are the
three scientific interests contributed to the
ecological and conservation importance of
Po Toi. Owing to its geographical position,
Po Toi is considered as a crucial re-fuelling

stop for migratory birds. More' than 300
bird species, such as Hodgson's Redstart
(Phoenicurus hodgsoni, B W& 4T B 48 ),
Dark-throated Thrush (Turdus ruficollis, 5%
ZE#E), Brown Hawk Owl (Ninox scutulata,
[&38), Blue-winged Pitta (Pitta moluccensis,
E 2k /\ %) and Oriental Honey Buzzard
(Pernis ptilorhyncus, [E\FEEERE) have been
recorded. Po Toi is also one of the only four
sites in Hong Kong with natural
populations of Romer's Tree Frog (Liuixalus
romeri, EE/NEEE), an “Endangered”
species under the [UCN Red List of
Threatened Species, which could be found
in the streams on Po Toi. The island also

"has a diverse assemblage of over 60

species of butterflies. The “CA” zone also
covers .the vegetated hill slopes and’ the
rocky areas on Waglan Island, which has a
natural character and is known to be a
breeding site for terns.

It is intended that with stringent planning
control imposed under this zoning, the rich
ecological and biological features in the
areas can be protected and preserved.
New residential ‘development is not
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- entitlements,

permitted under this zone.
Redevelopment of existing houses may be

- permitted on application to the Board. The

redevelopment of existing houses shall not

-result in a total redevelopment in excess of

the plot ratio, site coverage and height of
the house which was in existence on the
date of the first publication of the DPA
Plan.

Within this zone, the areas near Tai Wan
Public Pier, which is more accessible and
consist of private lots with building
may have potential for
development of education and
recreational facilities  with overnight
accommodation to allow visitors staying in

5

the Area for a longer period of time for.

education/recreation activities. This can
unleash the education and recreational
potentials in the Area. Yet the feasibility of
such development is subject to further
assessments on environmental, ecological,
traffic, infrastructure, sewerage, drainage,
visual and landscape aspects, etc. Any
development should not affect the unique
natural environment within this zone.

(e) Diversion of streams, filling of land/pond
- or excavation of land may cause adverse
drainage impacts on adjacent areas and
adverse  impacts on the natural
environment. In view of the conservation
value of the area within this zone,
permission from the Board is required for

such activities.

IMPLEMENTATION

5.1 Infrastructure Provision

5.1.1

5.1.2

Currently, there are no sewerage, drainage and
water supply systems in the Area. Electricity
generators maintained by EMSD are.installed at
Po Toi Village, providing electricity to the local
residents. Potable water is provided to-the locals
via water tanks, dam and water pipe provided
and maintained by IsDO. There are neither
committed nor planned water supplies,
electricity, sewerage and drainage systems or gas
supply projects for the Area.

Any increase in population, number of visitors to
the Area or further recreational/residential
developments would require additional facilities.
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- In particular, the-design and construction of the

on-site STS 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.

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
uses directly related and ancillary to the
permitted developments and uses are also
permitted.

5. 2 1 - At present, there is no overall programme for ’che

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 partrupatlon of both public and
private sectors.

5.2.2

5.2.3

Improvement/repair works of public facilities,
including the footpaths, electricity generators,
water tanks, dam and water pipe will be carried
out by IsDO through the Rural Public Works and
Local Public Works Programme. 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
or continued on or after 2.3.2012 on land
included in a plan of the Po Toi Islands DPA, may
be subject to enforcement proceedings under the
Ordinance.

PLANNING DEPARTMENT

DECEMBER 2014
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Proposal of Campsite Development at Po Tai Island

Chinese YMCA. of Hong Kong

1.0

2.0

2.1

Subject Site- . . L
" The Subject Site includes the following lots in Po Toi Island

Introduction

Chinese YMCA of Hong Kong (YMCA) would receive the subject site
located at Po Toi Island, with an area of about 2,180m” under donation from

existing owner for operation of social services.

YMCA intended to establish a campsite with capacity of 40 places (in the first
phase) including accommodation, common room, activity areas, and logistic
suppoft facilities, etc. Second phase of adding 28 places would be subject to
government’s approval on granting more parcels of land in adjoining areas.

All facilities would be developed for serving the whole community, espepially

the youths & youngcrs:

Subject Site Information

Lot Nos. 88, 90, 91, 93, 95, 1140, 1146, 1147, 1151, 1152, 1154, 1155 and
1156 : »

Lot Nos. ) Area (sq m; ‘approx.)‘
88 : 65
90 120.8
|91 80,9
93 : 1214
95 242.8
1140 - 1617
1146 ]399
1147 1091.1 )
1151 ' 74.3
1152 B 92.9
1154 ' 24.2
1155 . 56.5
1156 _ 9.7
Total Area | 2,181.2
say | 2,180 sq meters
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2.2

2.3

2.4

2.5

3.0

'Locaﬁon and Area

The Subject Site is-located at the western part of Po Toi Island. Please refer
to the Lot Index Plan at Appendix 1.

The total area of the Subject Site is 2,180m>.

Environment

Po Toi Island is rural in nature and developments there are mainly village type
houses and some temporary structures.

Accessibility and Transport Facilities

_There are ferries serving between Aberdeen/ Stanley and Po Toi Island.

Basically there are one to two trips on weekdays and one to four trips during
Sundays and Holidays. Po Toi Island Ferry Pier i is within few minutes’
walking distance from the Subject Site.

Existing Site Conditions

-As shown by some photos in Appendix 2, majority parts of the Subject Site

are overgrown with shrubs and trees.
Land Matter

YMCA would receive the subject site under donation from existing owner for
operation of social services.

There are two phases in our proposal. In Phase 1 development, YMCA:
intends to establish a campsite with capacity of 40 places including
accommodation, common room, activity areas, canteen and logistic support
facilities, etc. In this phase, as some parcels of land are beyond the coral line
and some are along the footpath to the public pier, surrender and re- grant "of
land may be involved (please refer to Appendix 3 for detalls)

- In Phase 2, YMCA would like to extend our services by adding 28 places at

adjoining govemment land. This part-would also be subject to government’s -
approval. Please refer to Appendix 4 and Section 4 below shows details of .
our proposed phrasal arrangement.
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..Chinese YMCA of Hong Kong

- 4.0

4.1

4.2

Preliminary Development Proposal

Axchitectural Proposal _ , ’
YMCA engaged an architectural consultant, M/s Architecture Design and

Research Group Ltd. (AD+RG), to carry out a preliminary. proposal on the

. said development of campsite. Please refer to Appendix 5 for the details of

proposal.

Our proposed phasing arrangement is outlined below: -

Land involved | Remarks

Phase 1A Subject Site Appendix 6 (site survey plan with surrender/
re—érant/purchased area) and Appendix 3 refer

Phase 1B _ Surrendcr of Appendix 6 and Appendix 3 refer.
Site A (part of | Surrender Site A and re-grant Sit B & C may be

Lot 1147) and requifcd.

purchase Site

B&C
(gévemment
land)

Sub:total area | 2,180 m® Total capacity: 40 places

of Phase 1

Phase 2 Adjoining Seek for government’s approval on granting 1,400m’
government of adjoining government land in future; for future
land (1,400m™ | expansion purpose of adding 28 places; Yellow arca

highlighted in Appendix 4 refers. »
Total area. 3,580 m’ Total Capacity: 68 places

Operation Concept and justification.

In consideration of the special and unique characters of Po Toi Island, the
camp activities will be stressed on outdoor basis, e.g. birds watching (esp. the
migratory birds), hiking in exploring the geological and /or ecological nature
of the island. Structured program / activity will be organized in this
proposed campsite, Meditation retreat for churches would be arranged.
Hence, the carﬁpsite is expected having a natural and tranquil atmosphere
matching with the surrounding. The campers' could explore the natural
beauty of Hong Kong and enjoy a short break away from the blooming city.



Proposal of Campsite Development at Po Tai Island Chinese YMCA of Hong Kong

5.0

5.1

Some courses may be designed for teenagers to mcrease confidence and
independence in participants while they experience time away from home,

.offenng opportunities for them to take responsibility for themselves. A

caring, friendly, and experienced instructor will guide and superv1se
participanits in small groups.

- Participants will engage in activities which develop self-confidence,

independence, responsibility for themselves, as well as an appreciation of the

-needs of others and the world around them. *On returning home, they will

feel proud of their achievements and the new skills they have learned.

There is also a Specxal Operatlon Mode — Simple Life Option. In this mode, ‘

~ bare minimum resources would be consumed in order fo support organized. /
' structured programs / activities without adverse impact on the environment.

In addition, concept of “bring away what you brought onto the island; do not
bring away .what you didn’t bring with” would be introduced to the
participants so as to preserved thie environment as far as possible. No mass
function would be arranged

Preliminary lmpact Assessment

The Environment .

It is understood the. landscape value of Po Toi Island is high. Any
developments may bring along adverse impact to existing landscape
resources. As conservative concern to the rural and natural character of the
site, the proposed campsite is only up to a capacity of 40 places in the first
instant of development. Works would further be divided into two

sub-phases, namely phase 1A-and 1B, hoping to alleviate sudden impact
induced on the envxronment

In AD+RG’s proposal (Appendix 3) special consideration had been made to
ensure proper tree protection / preservation (e.g. avoid to design new structure
ata locatlon where clashes with trunk of trees).

Besides, it was proposed that more off site, pre-fabricated structure should be
employed so as to minimize site activities. Environmental friendly facilities
should also be applied as far as possible
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Chinese YMCA of Hong Kong

. 5.2

5.3

6.0

Please be assured that all proposed development should be away from the
coral line.  We would also prepate to take sufficient measures to alleviate

adverse impact on the environment during the development.

Infrastructure and Utilities

There are no water and electricity supply as well as no provision for drainage
discharge. YMCA was aware of the special situation on Po Toi Island and
would like to work with the nelghbors / v111agers on the island in tackling
these limitations. The implementation of the project should ‘enhance the
quality of life of the villagers rather than fighting for scarce resources on the

island.

YMCA. planned to install photovoltaic panel system, solar LED lighting and

rain water collection system etc. in order to solve utilities problems.

Traffic
There will be minor impact to existing traffic, since a capacity of 40 places is

only around one-forth or one-fifth of the capacity of a ferry running between

- Po Toi Island and HK Island. In addition, YMCA may arrange charter boat

from Aberdeen or Stanley Bay for the participants when in need.

. Sumamary and Conclusion

In summary, the proposed application for planning permission may only

induce minor impact on environmental and traffic aspects. The campsite

facilities will definitely promote the local économy of Po Toi Island. The

proposed development will bring social benefit of serving the whole

community, especially the youths & youngers. The youngers will have a

chance in exploring the natural beauty of Hong Kong and hvmg far away

from the modernized city so as to enrich their horizon.
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A | . SCATTERED FORM ARRANGEMENT
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Site Area

2180 m?

Plot Ratio

04

GFA

872 m?

t

Room

Arga/m?

Living Unit (4 pecple per unit,
with Living Room) x7

25%7 =175

"|Living Unit (2 people per unit,

with Living Room)x3

38x3=114

Storage

60

Canteen

150

Food Preparation Area

60

Caretaker L

15

Entrance/Public Space

80

BOH/Circulation

200

Total

854

' _ . Scale 1:300 @ A3
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Living Unit

: e

T £ AL

e (ESnOTeEa ol

S el ‘
e SR S s W < .
N et

e

‘n’&’*’"‘

i
2

M
N
;5.,": ¥

A

e
Wit M
S o A 2 N T
i : 5

Sai st e e e
STt R A e ! ! .
& -

el
FRERE
&

o

Tk
N
N
S
i

e
v N
. 2 s
3 1
; £ Xyt {
N . TR '“»‘:’":;'—34; ’j S .
: . / . 7 -—-’-\-rwf_;"-‘\_f'& el '
’ 7 e . .

. ‘ \_”_’," \/' .--..‘_“, . - . e . . .
. , Outdoor Gathering Space | Building Disposition ,

:

g w2

e

2ty
=
BH

Barrier Free Access of Living ‘Avoid Clash with Trunk of Trees | ‘
: Unit & Public Facility , :

AD-+RG  PROPOSED CAMPSITE DEVELOPMENT AT PO TO! ISLAND 4 T ' k ' '

N



3
SO s
’\,;mi Y e‘i?)a 3l

s
o -«.—",:’357‘7‘9':‘??:’
Tt s T
m. ﬂ'&*v »b s e
;.- ." %f . : -wL mm.». u}‘ 2.;_
J:&&.‘,J .‘*,, o

mw:.’: S -.r

ERAb

,.w..

.m e
72

A3 ~‘f
,...n'.!«s
e
3 S ey
h 1F m
...; e ! il
R ok
'«3: SRR ‘_y‘,‘n‘,:.
:.-\v“.‘ %,:'av;t. ‘,." Y :.'.:.., 0
A l{ FLTAT x -
S
5 ‘]g;;f&}?:;s ¥ GE
3 SR 20 AN
ey ‘?’ “F*"*»‘" m»:z&»
: ’ G

B
i
5

e

o

(BRI
?.»,.;‘r.»sn:m% 5
A

{:s.m» : r",: .
ECRTTD
AT
mggg

b
A%

Ramp Provided For
Balcony And Barrier Free:Access
Elevated Units For - , -
. Seaview )

g P T pepreir s
G R %'*”* Hey
o4 ,.,;L;.;. i “.j: ot ,:;q&( kS

«;-.«:‘:u:x;%a GeB R Rl FR "“r}“"“"”\'

e S 1":"33-“:"‘“ et

“.‘,{&5{«&- SRR 'r'".)

o ‘rx‘m’&i«. TSR e

%ff'

G
it
it
i
RS

-.rwe
Sl
;‘5‘%::
(oA
)
5
o
3

e
‘fzt;
NI
T
e

e SR
IR ‘,.:
SR

o
e
S
102
L

o
s
??-'ii

12
3

ST

S

v
£§S¢
i

-.‘€

7

5,

=
SRt
3-‘5»} “:;i.‘.
-;;:‘

i
-Az i
,?5.
it

b4 /
: . S "":'l“*w
! e : e ﬂ?’”f}".'.‘}*“:‘fi«;ifﬁx o
= i S el DR
i l%% S S
b4 . . R “@_ “‘ 3 s
l Elevated Units For ECYC]Ed : :
X

'-.{"‘]
: Plastic
Seaview
Wood

\ Scale 1:300 @ A3
Section BB’ : :

B
. 012 5 10m
( AD+RG PROPOSED CAMPSITE DEVELOPMENT AT PO TO! ISLAND
i




ENVIRONMENTAL FRIENDLY SYSTEMS

2>

T

g,
®
)
O
%

Xmen
A
o Bﬂli.l'w.gl

24

Z e e e e )
o %"fr'::, AR IR
B e e e §
R e e e e R el (v
e e e )
i e e e L S ) e ey T et ;.
e s ey P e e e ;
oy A A - e
S e A2 :

= T gl
Mhmv’;«:ﬂ:&gw!‘?f;ﬁ?‘”fﬁﬁru i
o ety e

e

et
;'"“

e e e e e T
R A e S S R R s
T e
R e D éﬁ{g,;p
e & DA I
I R e
e R R e
R S R R
Fehiscaaati b SHE e e T 2
R TR A 24 i £? 4
SNSRI S 7 Sl
e P i 4 4 L v T A TN 3 farr 2 i i n i iy
EiEmem e e e N RS v IR
Uit e T e e e e SRS 2
e e S e D S B e D 37
S S U
e e
R g
3 B o
R

RS
B

R
A
(R

e
LEsis
Gt
TR )

SRty

NS Pt
Nl
A Y
P ENT s S e
Wi Vi
s e
Sl i

] [
WSSz crdnnd

2
i
2

AN
OSSO}
SRRy
e
A

175
et
Lis }vp;'t{g‘a B

D55
Ty
£t £

|
L :
> ARy

AT

AD+RG PROPOSED CAMPSITE DEVELOPMENT AT PO TO! ISLAND



AD+RG

e 25
I S L rrs
e Uy
= Wﬁx—-f:::&
I P e
¥ = e e e AN
e e s e
e i U e
L e e
)

S R e
et R
e N e e s
e

iy '.' 2

*‘-‘2.%..;@‘,—-{ o
e e
R e e T

N R e T
e

R
P e
S

%'}5 it

A : :
; 't

S
S
it
ey
lee
Tk
23

e
SR

PROPOSED CAMPSITE DEVELOPMENT AT PO TO!ISLAND

P iﬁg‘;{;’é« e

;
<2
R BT St
R R
B
AN
IR

LR
R ety

S
SN

Appendix-5 . SEAVIEW FOR INDIVIDUAL UNIT

e
2 ,:?5“ NSy
‘i’f':e SR

e
R i
SR o e A e S K,
e RO DL

= =
CaTT
M‘R’ﬁa’-’rﬁ———'sz e
S e A
St

T
fETREEs
e
e /e
o
AL
pesiinl,
BT
i
LR
i

s i
St

S
EEL

sl bl

T T

iR R
o,

Brasaiisn

i
PR
@ e T £
N

el oo
HR) P

ATV
A
R
S @" .
Sty
~4§‘v§-‘:~'x§~;
SN ?r%\L
o i,

'\ D
e

o
5

B
st

B

i
Eritoeres e
i
‘».}:*':«‘g" SRl DR
LSS
\eii
S

SEEACY

5
43»;,{

=

i
Sl

1S

S

e

b
5

A



Appendix 5 DRAFT SCHEDULE OF AREA

!

Site Area | 2180 m?
Plot Ratio 4 | ' 04

GFA _ ' 872 m?
Room Area/m?
Living Unit (4 people per unit, with Living Room) X7 |25x7 = 175
Living Unit( 2 people per unit, with Living Room)x 3 |38x3=114
Storage : 60
Canteen ; . . 150

Food Preparation Area - : 60
Caretaker ' 15
Entrance/Public Space ‘ 5 . 180
BOH/Circulation - 200

Total o 854
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Mr. Gary Lui
Town Planner/lslands 6 -
Email: gtslui@pland.gov.hk

Mr. Ivan Chung . :
Dlstnct Planning Officer — Sai Kung & Islands.
Email: imkchung@pland.gov.hk '

Secretary, Town Planning Board
15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong

WATCHING
SOCIETY
Since 1957 KE3i-

Incorporated with

- limited liability

(E-mail: tpbpd@pland.gov.hk)

. 14 Nov 2014
Dear Sir/Madam,

Drafting of the Po Toi Outline Zoﬁing Plan

Following the meeting held on 3 November, 2014 with Planning Dep_értmént (PlanD),
Agriculture, Fish.e'ries and Conservation Department and various Green Groups, the
Hong Kong Bird Watching Society (HKBWS) would like to reiterate the key points and

key concerns discussed durihg the meeting.

1. Importance of the Proposed Site of Special Scientific Interest ‘
 Since the Devélopment Permission Area (DPA) was introduced and the
submission of the “Proposal for a Site of Special Scientific Interest and Support
of Country Park Designation on Po Toi Island” (the SSSI Proposal) to the Town
Planning Board (TPB) and AFCD by HKBWS in 2011, Po Toi Island contmuesto
prove itself as ecologically important to migratory birds. Elghtee )
birds have been added to the Po Toi bird list since 2011.  Six of"‘gg g
as

are Hong Kong first records, this proves the uniqueness of Po o1 as ay nlﬁcan%
o%/”blrds As ofb

and important stop for migratory birds and for studying mlv
October 2014, the Po Toi-bird list stands at 326 species, ,ﬁ‘
total number of bird spemes recorded in Hong Kong

foragmg opportunities for migratory land birds. Theab!tats thh;é:g%g&_ﬁ

1 The HKBWS IISt of bird recorded in Po To;

bt : ﬁ%mm%ﬁmmmammcg 555 Tel.No.: 2377 4387

'dress: 7C, V Ga Building, 532 Castle Peak Road, 83 Fax.No.:2314 3687
Lai Chi Kok, Kowloon, Hong Kong - B E-mail.: hkbws@hkbws.org.hk

-
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proposed SSSI boundary (Figure 4) continue to support a h|gh dwersnty of
- migratory land birds.

_ Streams located on Po Toi Isl;'_and are known breeding sites for the endemic
Romer’s Tree Frog (Liuixalus romeri). 'The IUCN Vulnerable Burmese Python
(Python bivittatus) has also been recorded at Tai Wan. These species were
recorded near Tai‘. Wan, within the boundafy of the proposed SSSI.

2. Other |mDortant Habltats of Po Toi Islands

Waglan Island has been known to be a breeding snte for terns since 20033, The
on-going breeding tern surveys commissioned by AFCD is conducted by HKBWS
each y;ear. Survey in 2014 recorded the presence of all thiee breeding tern
species, Roseate Terns (Sterna dougallii) Bridled Terns (Sterna sumatrana) and
Black-naped Terns {Onychoprion anaethetus) at Waglan Island.

Since the publication of the SSSI Proposal, thelimportance of Lau Shiu Hang
Stream (Figure 4) has been noted. This stream ‘supports a population of
Romer’s Tree Frog and is also a roosting location for bird species of conservation
importance, Eégle Owl (Bubo bubo)®. For the upcoming Outline Zoning Plan

(OZP), the HKBWS proposes to zone Waglan Island and Lau Shiu Hang Stream as
SSSI.

3. Potential ecological value of P6 Toi

The existing ecological information available of Po Toi Island, especially for -
non-bird fauna groups are very limited. Based on the existing information that
is available, the 'HKBWS compiled a preliminary list of recorded species
(Attachment 1). The butterfly list was compiled from only six days of surveys,
five of which were incidental findings® and a one-off survey taigeting butterflies
onlyS.  Whilst the herpetofauna and mammal species are incidental records
throughout the last five years. Although only a few official ecological surveys
have been conducted but these preliminary results already demonstrate a
diverse population of butterflies and presence of species of conservation
importance in various fauna groups. These are evidences that Po Toi Island has

* Pilot Project to Increase Awareness of the Ecological importance of the Breeding Colonies of Terns
inHeng Kong.  Completed by HKBWS in 2003.

% Pers comm with Dr. Michael Lau— WWF. Romer’s Tree Frog has been recorded-at Lau Shiu Hang
stream.

5 Butterfly list provided by the Hong Kong Lepldoptensts' Society between 2012 to 2014.
. Butterfly list provided by Green Power from a one- off survey conducted in 2014,
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high ecological potential which is still unstudied.

4. Conservative approach with determining land use for Po Toi
The PlanD should take a conservative approach towards nature conservation
when determining the land. use of Po Toi. The remoteness and difficulty of
"access to these islands (especially Beaufort Island, Sung Kong'and Wag!an.lsiand)
has left them.unstudied and undisturbed. Whilst Po Toi Island i's‘relatively
easier to access due to the availability of public ferry services, the discovery of
Po Toi’s ecological resources has only began in the last 15 years. The majority
of Po Toi Island is not easily accessible due to the lack of footpath, which has left
the remote parts of the island undiscovered and in its most natural state.
Based on the existing ecological information, a hypothesis can be made about
the ecological value of the under-studied parts of the islands are of similar value

based on their naturalness and undisturbed characteristic.

‘5. Findings from previous studies that support Po Toi Country Park are still valid .
“Two studies have been conducted on the suitability of Po Toi as a Country Park.
In 1999, the AFCD carried out a study named, “Service on Providing Information’
on the Suitability of South Lamma, Tung Lung Chau and Po Toi Islands to be
Established as Country Parks”, this was followed by a study by PlanD, ”South
West New Territories - Development Stategy Review” (SWNT DSR) in 2001
Findings from_ the SWNT DSR recommended the desxgnatlon of Po Toi.as a

-Country Park.

In the .upcoming draft OZP when determining the future land use of Po Toi,
recommendations made by the PlanD with advice from AFCD, should be
consistent with the findings fiom these two studies on the basis that not only
are the findings are still valid, but additional ecological data is now available to
support Po Toi Island’s importance.  For example, in the study commissioned by
AFCD in 1999, seven bird species were recorded at the time’, 15 years later, we
now know that 326 species of birds have been recorded at Po Toi. This is a
significant increase of recorded bird species as a result of increased survey effort.

6. Town Planniné.Boa rd’s duty to discourage “destroy first, develop later”
- The Board should continue its efforts to deter, “destroy first, develop later” as
stated in a press release in 2011, “the Board is determined to conserve the rural

7 Table 5.5 Bird species recorded in Po Toi — Chapter 5 Po Toi Island.  Service on Providing
Information on the Suitability of South Lamma, Tung Lung Chau and Po Toi Islands to be Established

as Country Parks — Final Report 1999.



' and natural environment and will not tolerate any deliberate action to destroy
the rural and natural environment in the hope that the Board would give
sympathetic consideration to subsequent development on the site concerned”s.
The Po Toi DPA was enacted in 2011 to, “prevent any haphazard and
uncontrolled development that may adversely ‘affect the rural and natural -
character of the Area [...] The Area has a natural and rural setting with scientific
importance and conservation value which are unique in Hong Kong. Recently,
activities involving vegetation clearance and laying of concrete slabs have been
detected in the southwestern part of Po Toi, causing an adverse impact on the
natural environment”® The HKBWS is aware that the illegal vegetation
tlearance activities took place on privately owned land and based on the
discussion from the meeting, we are gravely concerned that PlanD’s
consideration of development rights would result in the provision of a zoning
that would allow for development The HKBWS takes the oppoi‘tunity to
respectfully remind the Board to apply its promise to duscourage “destroy first,
develop later” by prowdmg conservation zoning at this site.

We also reiterate the ecological importance of this site as it is made up of
serubland habitat that is located at the southwestern pért of Po Toi near Wan
Tsai, between the landing area at Ngong Chong and the mature woodland trees
near Tai Wan. After landing at Ngong Chong, birds travel through this
scrubland to reach Tai Wan, this site forms part of the ecological corridor for

migratory birds from the landing area to their feeding and roosting locations at
Wai Tsai,

The HKBWS respectfully requests the Town Planning Board to continue providing -
adequate land use _protection to Po Toi lsland and. to follow up with actions
proposed by green groups. Thank you for your kind attention and consideration.

Yours faithfully,

® Press Release — Town Planning Board adopts approaches to deter, “destroy first, build later”
activities. 4 July 2011. Available at:

http://www.info.gov.hk/gia/general20110704/P201107040255 . htm

® Sections 2.6 and 2.7 of the Town Planning Board Paper No. 8042 — Consideration of the draft Po
Toi Islands development permission area plan No. DPA/I/PTI/B.




Jocelyn Ho
‘Senior Conservation Officer
Hong Kong Bird Watching Society

cc: . :
AFCD Mr Wllham Chow Nature Conservation Officer (HK) '
AFCD — Mr. Edward Yuen, Conservatlon Ofﬁcer (Sc:entlﬂc mterest)
Assocua’aon of Geoconservatlon Hong Kong B
Columbarium Concern Group .~ -~ " . o
Conservancy Assoc:atton . -

Desrgmng Hong Kong
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Figure 4 — Proposed SSSI by HKBWS in 2012
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Bird Species Recorded at Po Toi Island

1{dupanese Quall

Colunix eponka Scarce w 1c - Neor Threalenzd
2 an |Anss q ik Co MW - - -
3{Eurastan Teat™ Anas crecca Common w RC - -
4|Red-brapstad Morgenser™ Mergus&erram' Scarcn w Lc - -
5{Streaked Shesrwated® |Cak Occasknal - - - -
6|Short-talied Shearwater '!_’ufﬂnus tenuirostis Occaslonal - - - -
7jLitls Graba®™ nificolis Commion P LC - -
8iGrazt Craxtsd Greba'™ Podbeps cristatus Comumon w RC - -
8Black Storkd™™ Ciconla nlgre Rare w RC End d -
10]Yelow Biitarn®™ Exobrychus shensl! U M.Sy (LC) - b
11]Von Sehrenck’s Blttem™ Ixobeychus euchyth Scarce M RC - -
12|Cinnamon Bittern® | ixobrychus clanpmomeus Scarce M LC - -
13/Biack Blitom™ Dupator flavicol: Scarce M LC - -
14 Might Haron Gorsachius s Vegrant - - Endangered -
151Black-crowned Night Herol™ |8 yclk Common P {LC) - -
Uncommonin
Stated Heron™ Butoddes stiatus summer, Scarce In Su (Lc) - -
16 winter
17[Chinase Pond Haron®™ Common P PRC (RC) - -
Common P {LC) - -
Common w PRC - -
Uncommon RC - -
Common 'PRC(RC) - -
Common RC - -
e e = mee formes COTION e - b~ PRG(RC)~ - —
Unzommon {LC) Rare -
Scarce GC Endangered Vulnerabl
Scarce - - -
Occosianat - e - -
Occaslonal - - Vulnerable -
Common w PRC : - -
Phelacrocorax caplialus Occashonal - - Rare -
Common w RC Rare - -
Uncommon M.Su - - hd
Scorca AM Lc Vulseroble -
Occaslonal [¢] . Vulnemble -
" Common W.R (RC) - -
Uncommon R (RC}) . - -
37{Crostod Sompent Englat ___{Splomlschiogla Uncommon RM (5] [& Vulnarobi -
38|Eastem Barsh Honder™  |Cicus C w ic Ci - -
39]Crasted Goshawk™ Accipl Uncommon R - C Rare -
40[Chinazs S) il Acclplte? soloens?: U SpM - Cl co- -
41} Japanaze Spanovdnwk® gulads Uncommon M - [+ - -
42|Bascal Accipller vigalus Scarco R - i - -
43|Euraylan Sparroviheekt Acchplter nlsus Scarce w - Class - -
44lc Bugeard™ Butastur ndicus ._Uncommon SpM § - Closs Rare -
45/Eastam Buozard™* Bufeo Japonious Comiiion w - Class - -
45|Grentor Spottad Eagla™ __ Chngs clonga Scarco w GC Class Rore Visnorabls |
47|Bonalirs Eapla®* Aquito foscl Scarce R (RC) Class Rere -
48Common Kestret® Falco ti h Co AMW - Class - -
AgiEuresian Falco subbut Unco WMSu {LC) Class - -
50|Pereqring Falcon®™ Foloo perepr Scarce RW (LC) Cl Rare -
51 -brensted Ral™ |Gotiollus sidatus Scarce R RC - Rare -
52iBrovn Crake  Amauromils kool Scarce [¢] LC - -
53|Whlte-brossted Waterhan™ _ }A Is ph ‘Co R - - -
54iBallon's Crake™ Porzana pusiiia Searce R - - -
55 petad Crake Porzana fusca -_Scarcn MW LCc - -
56|watarcockt |Gafkrox cineren Scarce M RC : -
57]Common Moothan®™ Galisula chiorop C: R - - -
58{Yi ed B il | Tumix tonkd Scarce M - - -
59Bamred all Tumlx susciislor Searce M - Indetenninate -
60|Black-wingsd St fmanlopus b P .Common w RC - -
61|Grey-hieaded e Vanollus clnereus Scarce w LC - -
62{Pactiic Goldan.Plover™ Piuvialis fubva C MW Lc - -
63|Gray Plover™ Pluvialis squatorol; Abundant w RC - -
64|Littin Ploved™ Cheradilus dublus C WR (Lc) - -
65{Kentish Plovar™ Charadkius elexandr Abundant w RC - -
66|Lessor Sand Plover™ Charadr; 4 Passsge migrant 1] Lc - -
67|Granter Sand Plover™ Charadiius loschenauti Passage mkyrant M RC - -
colGreater Paintad-snlpa®™  |Rostratula bonghatensis Possoge Mo MR 1c - -
69{Phensant-tallad Jacana™ __ |Hydmophask t Scarce M Lc - -
Scolopax rusticola Scarce w - - -
g0 slenwa Common M - - -
Galinago galinago Comman W - - -
Limosa lapponk C L) Ltc - -
Nt lus phaeoy Common M Lc - -
Ni lus erguata Abund! WM RC - Near Threalned
Ni Ji 1oy lensis Scarce M LC - Vulnersble
Tringa lofanus Comman w RC - -
Tringa stognolifs Common MW RC - -
Tringa nebulark Abundant MW . RC - -
Tringa ochropus Uncommon w - - -
Tringa glareola Common MW Lc - b
nga brevi Comnon M Lc - -
Common M RC - -
Awds hypoleucos Common MW - - -
ia Inll Common Lc - -
Cakdils lcnuirosb’ls Common Lc - Vulnerabis
87|Red Knot™ Cakidrds canudus Common LC - -




88]Sandariing™ [ Uncommo! LC . -

89[Red-hacked Stint™ Calidrls ruficol Abindant Lc -

£0iSharp-taliad Sandplpar™ Cafidds ¥ Common Lc -

91|Curaw Snndplpar™ Cekidids ferrugh Common RC -

92|Red-nscked Phalarope™ Phaleropys lobalus Comman - . -

93]0rantal Pratincota™ Gloreola makdh Passage migrant 1c -

94[Black-laaned Kitthvake Rissa tridpclyla Rare - -

95[BIack-handed Gulf™ Chrolcocaphelus rdbundus Common . PRC -

85|Blacktaliad Guli™ Lerus crasstrostr] Uncomman Lc -

§7{Veqa Gui®™! Lerus vegos Occasional - -

98|Sla Gul® Lews schistisagus Scarco - ot

99/Hauplin's Gui™ Lerus fuscus Commoi 1C -
100|Gult-biied Tem®™ lochelidon nliolica Comm - -
101 an Tem®™ Hydroprogne caspla Passope migrant RC -
102]Greatsr Crested Tem®™ That: il Scarce - - -
103]Little Yera™ Slemulp plblirons Uncommon Lc - -
104]Alautlan Tem dlsutlcus Uncommon - hd -
105{Bridlad Tem On i enaethelus Uncoramon - hd o
106]Sooty Tem On; fuscalus Octasional {LC) hd h
107{Rosants Tom™ Stemna dougoki Uncommon {Lc) - -

- 108]Black Tem™ Stemp sumatrenn Common (LC) - -
103|Comman Tem®™ Stema hiundo Common - - -
110]Whiskered Tem™ Chiid, hybiida Uncommon - - :
111{White-wingad Yem®™ Chlidonlas keveoplerus Uncommon - - -
112{Pomarins Skua Stercorardus pomasinus Occashonal - - -
113|Parastic Jaeger Stercorerus foys. Vegrant - - hd
114]Lo Jasger Stercorerus Hus Scarce - - hd
115]Anclent Muryelsat S) Us antiquus Scarce - - hd
116{Domastic Pigson Columba bvia Common - - -
117|Osdental Yurtls Dove Steplopelia orlantafls Common d hd -
118]Red Turlls Dove Streplopaka tranguobprica Uncommon - . =
119{Spotied Dovs a chinensis Abuadant - . -
120{Comton Emarald Dove Chalcophaps jadica_. . Scarce - - -
sotlonge-bressiod Greeh | yreron ticictus Vegrant - Class I -
122|Greatar Coucal Cenlrops einensis Common - Closs 1l ~
123]Lessar Coucal Centropus bengalensis Common - Class -
124jChes ed Cuckoo Clamator cocompndus Uncommon - e hd -
125/Aslan Koal Eud] nacea Common o b hd e
126{Plaintive Cuckoo Cacomantls mendinus Uncommon - -~ - hd
127|Fosk-taliad 0 Cuckoo Svmlculus logubils Scarce - o - -
128 6 Hawk Cuckoo riokles Common - - b -
120{Northem Hawk Cuckoo Higrococoyx hyperythrus - - - - -
130]Hodgson’s Havk Cuckoo Hisrococcy nisicolor Scarce - - - -
131)Lesser Cuckoo - Cucutlus pofocephinlus. Vegrant - o - =
132|indian Cuckoo Cuculus microplerus Uacommon - > - -
133]/0dental Cuckoo Cuculus oplalus Scarce - - = -
134]Commpn Cuckoo - Cusulus canotus Occaslbonal - - b -
135[Collarad & owt® Olus bllla Common - Class - -
136]0rental z Owit™ Ofus sunla Scarce . - Closs - -
137{Euresian O™ Bubo bubo Scarce RC Class Rere -
138]Northam Boobook®™ Ninox ks Scarce - Class Il - -
139]Groy Nightiar i Cepdmulqus foloks Scarce LC - - -
140}Savanna Is Caprimulaus afiinls Uncommon - - - 4
141}Himal Sudiisl Aerodramus brevirostis Scarce - - kd .-
1421Whiia-tivonied Nesdistall Hiundapus candacutus Uncommon - - - x
143}Siiver-backad Neadiatall Heundepus cochinchinensls . _Uncommon - Class it - -
144]Brown-backed Needietall Herundspus glganteus - - - - -
145{Padiiic Sviit us poclficus Common {LC) - - -
146]Housa Swilt Apus nipalensis Common - el - -
147{Oriental Dofarbind Eurystomus oienlalls Uncommon - - - -
148]Rui ficher Hakcyon coromanda Vagrant - - - -
149]white-thronted Kingfisher™ __|Hakeyon smy £ Common {LC) - - -
150]Black fisher™ Halkyon pllasta Common {LC) - - -
151|Common Kingfishar™ Alcetlo atthis Common - - - -
152{Bine-lalled Bas-enter Merops, o Scarce - - - -
153/Blue-tuoaled Bee-wate Merops virdis Scarce - - - -
154]Eurasian Hoo : Upupa epops Occasional - b L g
155/Eumaslan Wi Jynx tocguitia Uncommon - - -
156|Falry Pitta®™ . Pitta nympha Scarce S Class Il Rare
157 |Blue-winged Pita Pita moluccensis Vagran! - Class 1l - -
158]Black ed Cuckoo-shike | Coracina melaschistos Scarcs - - - -
159{Swinhoe’s Minlvat Pericrocolus cantonensls Occasbnal LC - - -
160jAshy Minivet Pericrocolus divaricalus Uncommon - - - -
161|Gre anad Minlvat Pericrocolus solads Common LC - - -
162|Scarat Minlvat . Pericrocolus speciosus Common - - - -
163|Tigar Shiike Lanilus Badnus Rore - - - -
164]Buli-headad Shrike Lanlus bucephalus Rare - - . _Ramo -
165]Brown Shilka Lanlys cdstatus Common_* - - - -
166]Lol sd Shifke Lenkts schach Common - - - -
167}Blacie-naped Oriok Orolus chihensls Scarce LC - - -
168]Black 0 Dicriyuis matrocercus Common - - - -
169}Ashy Drongio Dicrucus kevcophagus Scarce w LC - - -
170]Halr-crested 0 Dicrurus hofienfotius Common MSuw - - - -
171]Black-naped Monarch Is pzres Uncommon W.M - - - -
172]Asizn Parad] celcher | Terpsiphona poradisl Scarce M LC - - -
173 ;";‘:ﬁf aradise- Terpsiphone atrocaudata Scarce M Lc - -
174]Red-biled Blue Magple Urocissa erythrochyncha Common R - - -
175|Grey Tree] Dendcociita formosae Scarce MW LC - -
176]Eumslan ie Pica plca Common R - - .
177{Coliared Crow Corvus lorgualus Uncommon R LC - -
178{Large-billed Crow Corvus macrochynchos Cormmon R - - - -
179]Grey-headed Cansry-fiycalcher | Culicicapa coylonensis Uncommon - - - - -
180]Varied Tit Poecile vackis Po Tol, Yuen Long - - - - -
181|Cinereous Th Parus claereus Common R - - - -
182{Euraslan Sk Alauda ervensis Rare w? - - - -
183]Oriental Skylark Alauda quiqula Scarce wpe Lc - - -
184]Red-whiskered Bulbul Pycnonolus jocosus Abundant R - - - -
185]Chinese Bulbul Pycnonolus. sinonsls Abundant R - - - -
186]Sooly-headed Butbul Pyenonolus awdgaster Uncommon R - - - -
187{Chestnut Bulbul Hemixos castanonolus Common /W - - - -




188]Black Bulbul Hypsipeles loucocaphalus Uncommon W - - - o
189|Pala Martin Ripeda diluta Uncommon SpM - s = o
-180{Bam Swaliow - \Hrundo rustica Abundan! SpMSu - - - =
19tAsian House Mariin Dekchoa dasypus Uncommon M - - hd hd
182|Red-rumpod Swallow ecropls dabrica Uncommen M - - - =
193{Pyyimy Wren-babbler  {Prospyga pustia ) Ram - - z - -
194 Phyllerpales cucuflatus Uncommon b > - - =
195 Hocomls borepds Common N - - - hd
196/Brovn-flanked Bush Warbr _|Horomls forlioas Uncofnmon N . - - =
197|AslenShiblal _—  Urosphiena squomekoeps Common N - - - -
158iBlackfivonted T Aco¥halos concnus - = - - - =
199/ Dusky Wasblor_————{Biyfoscopus firscolts Common W - - - -
200{Radde’s Wetbler [ Phyfosconurs soinwaral Scarce AW - = = =
201{Palas’s Leaf Warbler Phyfoscops prorenuius _ Common w - - - =
202 oscopus lnomatus Common W - - - o
203{Hume's Leal Warbler PhyZoscopus humel Rars - - - hd e
204fAclicWarbler _— |Phylnsconns boresks Common AM - - - -
05{Peictogaed Leat Warbler —— |Phyfoscopys fensipss Uncommen yx] : - - -
205 Ezstom Crowned Warbler_|Phyforcopirs coroantus Uncommon AM - - = =
207{Goodson's Laat Warkisr Phyfoscopis noodso . Uncommon w Lc - - s
208 Phyoscopirs rickati] Occasional - . hd = -
209iWhita-speciecled Warbler —{Salcercus affinls Vegrant - - - - -
210 Selcercus valentinl Rem 7 - N N ~
211 Alstrom's Watbler Sakcercus soror - - - - - hd
212/Chesintt-crovmed Warbler |Sekercus cadlonioep Ram - - - - =
213|Orlental Resd Warblor Acrocephalus odentalls Common M - - e hal
214[Black-browed Roed Warbl |Acrocaphiolus blsirigloops Common M - - - -
215[Thick-bilad Warblar Iduna sndon Scarce AM tc - - hd
216{Russel Bush Wasblar Locustella mondeli Ram W - - - ks
217{Lenceolated Warblor Locustella lanceolala Scance AM - s hid hd
218 Pallns's Grasshopper Weshiar]L % hiol; Common AM Le - - -
219) Cisticola Clsticola kmeldis Common N ic - ks ot
220]Golden-hardad Cleticola Clsticoln exiis : Scarca ol 1C - - -
221|Yelov-beliod Pinla Prina flaviventrs Common R - - - bul
222iPlald Piinia Printa lnomats Common R - - - -
223|Common Telocbind Ortholomus siocius Common R - - - -
224|Masked thash Garulax o Abundant R - hd hd h
225|Chestnul-flanked Whil Zost, fevnus - Scarcn Hw - - b =
2268, Whi Zos Abundant RW - - - -
227 Crested cdotheres cristotelus Common R - . - - -
2281Common trsils Uncommon R - - - -
229{Rad-bitlad Startinn™ |Spodiopsar ssriceus Common w RC - - e
230jWilte-cheeked Starlin S sar clneraceus Common w PRC - - hd
231{Blatk-coliated Common R - - - b
232{Chestnut-chanked Starfi A 2nsls < _Scarce [ - - hd hd
233Whits-shotsddated Sta Stumin sinansis Common MW Su {LC) hd = ot
234 Pasior roseus Rare - p N N .
235iCommon Sta : Stumits Scarce w ic - - s
2361Blua Whisting Tharsh us carruleus Common R - - b o
23710ran adad Thrush Geokichla citrlaa Scarce w 1C - - bod
238G Thrush Turdus hodulorum Cormmon w - - - -
2a303n Thrush Turdus eordis Uncommon MW - - A o
240{Common Blackblrd furdus merula Common wM - - hd o
241 Thiush [urdus obscurus Scarco M - - - hd
2421Pals Theush Turdils us Uncommon MW - hd o =
243|Brovm-haadad Thrush [urdus Rars wM Lc - - =
244{Red-Hwonted Theush fordirs ndicolis Vegmnt - N - o -
2451D1 Yhiuch . [urdus etnomys Rare w LC - - bl
245|Chioess Thiush furdus Vegrenl - - - - -
247|Lassar Shortwin| Brach bei Uncommon t- Lc - = =
248zpaness Robln Erltiiscus akohigs Scarce w - - hd s
249|Bluathroat Luscinla svecka Common w LC - - o
2501Siberian roat Luscink Common w - - b -
2511Stbarian Blus Robln Luscink Scarce’ AH 1C - . - b
252)Rufous-tnfed Robln Luscinla sibllans Uncommon W,5pM - - ol =
253[Red-flenked Blustall | Tarsiger cyenurus Common w - - hd bd
25410nental Robln | Copsychus aulads - Abundant R - s - b
2551Black Redstad Phioenicurys ochruros Vagrant - - - - -
256 's Redstart Phosnicurus hodgsont Occaslonal - - - - ot
257|Daurinn Redstad : Phoanicurus suroreus Common w - tn - hd
258[Plumbsous Watar Rodetug | Riyacomis fufghoss Scarca W 1C - - bt
25915 e’s Stanschat Saxicola slefneger] Common WM . - - = -
260]Gray Bush Chat Sexicola ferreus Scarce AMW e - - h
261)Blus Rock Thiush Monlicola soltarius Uncommon Wit - - ol b
262White-throsled Rock Thiush | Monflcola gulars Scarce - - - - -
263 Bmwncf;:xtxd Jungle Rithomylas b olus Vogrant . - . . Vulnerabls
264|Grey-stenked tcher [ 2 icla Uncommon M - - - hd
265|Dar-sided icher M a sikdca Uncommon AW - - hd =
266]Astan Brown tehar M a batostris ~ Conunon MW - - hd hd
267 |Brown-breasted tcher M a mutiul Vegrant - - - hd b
2681Farmuf F ar Mi faga Scerca SpM PRC - - hd
2631Y: e Ficedula xan Uncommon AM - - bd hd
270|Nercissus Fiyeatcher Ficedula nprolssing Scarca - SpM__ - - = -
271|Green-backed icher Ficaduia elisas Ram - - d hd =
2712 ekl tcher Ficedula mugimakd Uncommon MW - e = =
273|Rufo oted tcher  TFRicedula strophlata Rarg - - - hd hd
274[Red-breasted i1 Ficetlula parva Vagrant - - hd bl et
275]Red-thiontad tcher Ficeduda albicilta Uncommon AMW - - - b
2761Blue-and-white tcher . Cyanoptia eyanomelana Uncommon SpM - - o =
277 Verditar tcher El tholassinus Scarce w - - - hd
2781Halnan Blue tcher s halneaus Uncommon Su - - - hd
278{Smalt Nitava |Niltava macgrigorian Vagrent - e - b -
280 Fie-breasted cker _|Dicapum knpectus ._Scarca R - - - -
281{Scardol-backed Dicapum crueniatum Common R - - - s
282{Fork-1alled Sunbld Aethopyga christinas Common R - - b b
283|Eucasian Tree S Passer monlenys Abundant R - hd = bl
284|White-rumped Munla - Loachura striala Lommon R - - hd s
285]Seal ted Munla Lonchura punciuiala : Common R - - hd hald
2865|Forest Weqglal Dondronanthus indicus Scare M - - b b
287|Enstern Yelow Waglall Motacila Ischuischensls Common MW - - - ks
288|Grey Waqlall Motaclla cinsrea Common w - - o e
289 1Whits Weqtall Motaclla alba : Conimon WR - - - b
280]Richerd’s Ploit thus richardl Common WR - - - -




291]|0ve-backed Pij Anthus hodgson! Common w - - b :
282{Pachors Piplt Anthus qustavi Scarce M Lc - hd -
293Red-throzted Piplt - JAnthus cervinus Common Mnw Lc - hd -
294 Pipit Anthus rosenlus Vagran| - : - - .
285|Buff-balilad Pipt Anthus rubsscens Rara w Lc - - -
205]Brambli Fringiia montliingtle Scarce M .- - hd hd
257|Common Rosafinch acus 6 s Rira w LC - - -
29BIChlncse Groshaak Ed a migratoda . Uncommon M LC ° - - -
299|Gra d Greanfinch Cardualis inlca Raire RM_ LC - 3 -
300]Eurasian Siskin. Cardusbs gplnus Scarca w -~ ~ hd : -
301 Trstram's Bun Emberiza tristram] Uncommon w - - : -
302|Chestnutl-aered Bunt) Emberiza fucala Scarce © M Lc - - -
303]LHia Buy .- . Emberiza puslifa Common W - - - -
304)Yelow-browed Buntl iEmbertza chrysophrys Scarce M - - hd -
305]Rustic Bun Emberiza rustica Rere - - - d -
305]Yetow-froated Bun! Embertza elefans Rere - - - - -
307[Yellowbreestsd Buntin Emberiza pureola Common M RC - - Vulnerabla
308iChastnut Bun . Emberira rullla Common M - - ot -
305]Black-headed Bunti Emberlra melanocephals Rare - - - - s
310}.1a) z2 Yellow Bu Emberizs sulohurslo- Scarce “SpM GC - R Vulnersabla
311{Blackfaced Bun Emberiea ocaphala Common MW - - - -
312{Hii Blua teher s banyumas - - - - - -
313{Hawfinch Coccothrausles coccollrausles - - - - - -
314|Red-throated Loon Gavia sleliala 4 - - - - b -
315{Bulwer’s Petrel Bulweria butwer - - b - - Tt
316/Svdnhive’s Si trel Oceanodroma monochls - - - - - Nesr Threstened
317|Amur Falcon Falco emurensis - - - - - -
318}Y ed Gull Lerus michahiellls - - - - ot -
318Brown Nod : Anous slokdus - - - - - d
320{Whistling Grean Plgson Treron formosas C. - - - - Near Threatsnsd
321 HMinlvat Pericrocotus roseus - - - - - .
322]Scaly Thrush Zoothera davma’ . - - - - hd -
323]Greenish Warblar Phylioscopus trochlioldes - - - - - -
324 [Merens's Warbler Sekercus omelensls - - - - bl ol
325|Puple-backed S| Sturnus stumbnis . - - - - - -
326{Crow-tilled Drongo |Dicrirus anneclans - - - - - -

Noter | .

(1) All wild birds are Protected under Wiki Animal Prolection Ordinance (Cap. i70) - *

(2) AFCD (2014). Hong Kong Blodiversity Dalabase

(3) Cerey el al (2001). R=resldent; Wewdnter vislior; St=summer vistior; M=m'l3mm; Sp=sping;
(4) Fellowes et al. (2002} GC=Global Concem; LG=Lotal Concem,

Leltors In tf

(5) List of Wild Anlmals Under Stale Protection (promul
(6) Zheng, G. M. and Weng, Q. S, (1858),

igated by Stale Forestry Admialstratio

(T)IUCN (2014). JWCN Red List of Ttireslenad Species. Version 2014.2

{8) Protected under

(9) Welland-dependent spedies (Incdluding land
.Sped.cs of conservallon interest ks In bold type face °

of End. d Species of Anlmels and Planls Ordinance (Cop. 586)
-dependent species and walerblrds)

P=present alf year, exacl compdsiton unknown .
; RC=Reglonal Concem; PRC=Polentlal Reglona! Concem; PGC: Polential Giobal Concem.

thal the Is on the bosis of resticlednéss in nesting and/or oosting sltes rather than In general occumrence, .
n and Minlstry of Agriculture on 14 January, 1969). [ﬁ&ﬁ}&%lﬁﬁ&!ﬁ%%ﬂ(ﬂmg&1ﬁﬁ 84



1|Common Awl

Butterﬂie recordedt Po Ti'

T St s et v o e ey e

Hasora badra badra -

Very rare LC
2{Brown Awl - Badamla exclamationls Very rare Lc
3|Chestnut Angle Odontopfilum angulatum angulatum Common -
4|Chestnul Bob lembrix salsala salsala Uncommon -
5{Restricted Demon Notocrypla curvifascla curvifascia Uncommon -
6}indian Palm Bob Suastus gremius gremius Uncommon -
7} Tree Flitter Hyarotis adrastus praba Uncommon -
8}Banana Skipper Erionola torus Uncommon -
9]Common Dart Potfanthus pseudomaesa clio Rare c

10{Yellow Band Dart Potanthus pava pava ) Very rare -
11jChinese Dar Potanthus confius confius Uncommon -
12}Pale Palin Dart Telicota colon stinga Rare. LC
13]|Greenish Palm Dart Telicota ancllla horisa Uncommon -
14]Common Stralght Swiit Pamara quilata Common -
15]Rare Swiit . Pamara ganga Uncommon -

~16jFommosan Swift Borbo clnnara Common -
17]Litle Branded Swift Pelopidas agna agna Uncommon -
18]Small Branded Swift Pelopidas mathias oberthueri Uncommon -
19]Common Bluebotlle Graphium sarpedon sarpedon Very common -
20|Commin Jay Graphium doson axlon Common -
21|Talled Jay Graphlum agamsmnon agamsmnon Comman -
22|Five-bar Swordtail Pathysa anfiphates antiphates Common -
23[Tawny Mime Chllasa egestor restricta Very rare -
241Common Mime Chilasa clylla clytia Common -
25|Lime Bulterfly Papllio demolgus demolgus Common -
26]Red Helen Papllio helenus halenus Very common -
27{Common Mormon Papllio polytes polyles Very common -
28|Great Mormon Papllio mermnon agenor Very common -
201Spangle Papllio protenor profenor Very common -
30]Chinese Peacock Papllio blanor bianor Common -
31|Paris Peacock Papilio paris paris Very common -
32|Red-base Jezebel Delias pasithoe pasithoe Very common -
33lIndlan Cabbage White Pieris canldia canidia Very common -
34|Common Gull Cepora nerissa nerissa Common -
35| Yellow Orange Tip Ixlas pyrene pyrens Uncommon -
36|Great Orange Tip Hebomola glalppe glalppe Common -
37}Mottled Emligrant Catopsliia pyranthe pyranthe Very common -
38}iLemon Emigrant Catopsilia pomona pomona Common -
3910range Emligrant Calopsiliia scylla ) Rare . -
40|Common Grass Yellow Eurema hecabe hecabe Very common -
41| Three-spot Grass Yellow Eurema blanda hylama Common -
42{Powdered Oak Blue Arhopala bazalus turbata Rare -
43|Burmese Bush Blue Arhopala birmana birmana Very rare LC
441Siiver Streak Blue Ireota timoleon timofecon Uncommon -
45|Green Flash Artipe eryx eryx Uncommon -
46]Slate Flash Rapala manea schistacea Common -
A7 Transparent 6-line Blue Nacaduba kurava euplea Common -
48]Ddrk Cerulean . Jamides bochus bochus Common -
48{Common Cerulean Jamldes celeno caleno Rare -
50{Forget-me-not Catochrysops strabo strabo Very rare -
51jLong-talied Blue Lampldes bosticus Cormmon -
52|Oriental Striped Blue Leplotes plinius Very rare LC
53|Pale Grass Blue Pseudozizeeria maha . Very common -
54]Dark Grass Blue Zizeerla karsandra karsandra Uncommon -
55{Lesser Grass Blue Zizina ofls ofls Common -
56| Talled Cupld Everes lactumus viley! Common -
571Plaln Hedge Blue Celastrina lavendularis limbata Very rare LC
58|Gram Blue Ehrysops cnejus cnelus Uncommon -
59|Lime Blue Chllades lajus leofasciatus Common -
60]Plains Cupld Chilades pandava pandava Uncommon -
611Pium Jud Ablsard echerlus echerius Very common -
62|Common Evening Brown Melanllis leda leda Common -
63|Common Palmfly Elymnlas hypenmnestra halnana Common -
64{Dark Brand Bush Brown Mycalasls mineus.mineus Very common -
65{South China Bush Brown Mycalesls zonata Common -
66}Common Five-ing Ypthima baldus baldus Vely common -
671Straight Five-ring Ypthima lisandra lisandra Common -

. 68JLarge Faun Faunls sumeus eumsus Common -
69]Common Nawab Polyura athamas athamas Uncommon -
70}Rustic Cupha erymanthls erymanthis Very common -
71}Common Leopard

Phalanta phalantha phalantha

Very rare




72}Indlan Fritillary Argyreus hyperbius hypsrbius Common
73|Red Lacewlng Cothosia biblis phanarola Uncommon
74}Indian Red Admiral Vanessa Indlca Indica Uncommon
75|Blue Admiral Kanlska canace canace Common
76{Lemon Pansy Junonla lemionfas lemonias Common- "~ -u. -
77|Chocolate Pansy Junonia iphlta Iphita Common
78{Yellow Pansy Junonla hlerta hlerta - =~ Rare
79{Blue Pansy Junonla orithya orlthya Uncommon
80]Great Egg-fly Hypolimnas bollna kezla Common
81]Common Saller Neptis hylas hylas . Very common
82|Short-banded Saller Phaedyma columslla columella Common
83|Common Mapwing Cyreslis thyodamas chiriensls Common
84|Glassy Tiger - Parantica aglea melanoides Common
85]Ceylon Blue Glassy Tiger Ideopsis simllis simllis Very common
86|Blue Tiger [ Tirumala limnlace limniace Common
871Common Tiger Danaus genutia genutia Common
88]Blue-spotied Crow . Euplosa midamus midamus Very common
89]Striped Blue Crow Euploga mulciber mulclber Uncommon
90|Common Indian Crow Euploea core amymone Common
91 Polanthus sp. -

92 Telicofa sp. -

Noftes:

(1) AFCD (2014) Hong Kong Biodiversity Database

(2) Fellowes et al. (2002): LC=Local Concem; RC=Regional Concer;

. Species of conservation interest is In bdld type face




Distributed In woodlands on Lantau

istand, Po Tol Islardd, Lamma

{1} 3 N

Romaer's Tree Frog Islari, Hong Kong Istand and New Endangered
: Temitories

Noles:

{1) Protected under Wild Animal Protection Ordinance (Cap. 170)

(2) AFCD (2013) Hong Kong Biodiversity Database

(3) Feflowes of al. (2002): LC=Local Concern; PRC=Potential Reglonal Concern; PGC: Potential Global Concem.
(4) IUCN (2013). IUCN Red List of Threatened Specles. Version 2013.1 '

Specles of conservation interest is in bold type face




Reptiles recorded at Po Tol

Gecko Gadto ctinasls ey whidy . . . -
Tond PG Tel,
[Tres Gecka icaplBadactybas s, V‘Y""-wxw‘::w Re . R .
[Bocmese Pythoo ™ Inytion mokeus bivbtetis Wilsly iaoatad PRC st EW'!! Vikibooble .
[Cormenon Rat Soake™ o Widely dirtibouted PRC - 1 Exdanpuced -
Hotes:
l)ﬁwmmmhmu&m(w 170)
wmu&wwc{mmmm(@p gen),
(3 AFCD (201 Hoog Ko Biafarsy, Datsbans
4) Faltiowsz of 8L {2002} mmmmwmu
5) Lt of Wi o wswmmmmmwdwmm 14 Jacwsacy, 1089),
a9, G. M. sed Wag, Q. 5. {1603).
nwmmwmmawmwv«mmn
. Epacias of conserwdion

Wolacest s b bold typs face



Mammals recorded at Po Toi -

Musk Shrew Suncus murinus

Common
Japanese Pipistreliet” Pipistrellus abramus Abundant
Eurasian Wild Pig Sus scrofa Common
Notes:

(1) Protected under Wild Animal Protection Ordinance (Cap. 170)

(2) AFCD (2014) Hong Kong Biodiversity Database .

s
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The Conservancy Association

ik BENFEFUE 476 HEEAE 18 1025
Add.: Umt 102 1/F, Park Building, 476 Castle Peak Road, Kowloon Hong

EEE Tl (852)2728 6781  {HEL Fax.: (852) 2728 5538
18™ November 2014
Planning D(;partment
- District Planning Brach

New Territories District Planning Division
Sai Kung & Islands District Planning Office
(E-mail: imkchung@pland.gov.hk, gtslui@pland.gov.hk)

Dear Mr Chung and Mr Lui,.

Comments on Draft Po Toi Islands Outline Zoning Plan

Following the meeting on 3™ November 2014, The Conservancy Association (CA) is writing

to highlight various concerns on the captioned.

" CA stance on Po Toi remains unchanged with reference to our previous letter dated 2™ May
2012. Po Toi Island has long been recognized as an important site for migratory land birds and
seabirds' with a total of 311 bird species recorded from the island at the end of 15 October
20128, .Apart from birds, this ecological treasure trove also contains more. The endemic
Romer’s Tree Frog (Liuixalus romeri), despite its narrow distribution, could also be spotted in
various locations such as Lau Shui Hang in Po Toi . Some rare floral species including
Ceratopteris thalictroides’, listed as Wild plant under State protection (Catcgbry 1), and some
rare Hong Kong Cyperaceae’ have once been discovered. Marine water between Po Toi and
Beaufort Island contains various types of soft corals, gorgonians and black corals °. Based on

! Anon (2007). Preliminary Study on Bird Migration on Po Toi Island (2007). Hong Kong Bird Watching Society

to the Agriculture, Fisheries and Conservation Department.
2 AFCD (2005). S.K.F. Chan, K.S. Cheung, C Y. Ho, EN. Lam & W S. Tang (2005). Endemic Species Highlights

- Romer’s Tree Frog. Hong Kong Biodiversity.
3 CLP Power Hong Kong Limited (2001) Ecological Impact Assessment. ELA Report on 132 KV Supply ercult

from Pui O via Chi Ma Wan Peninsula via Sea Crossing towards Cheung Chau,
4 Shaw J (1999). The conservation status of Cyperaceae in Hong Kong,. Porcupine! 20.
5 WWF (2012). WWF’s Response to 25 Possible Reclamation Sites — Posing Threats to Important species Such

. as Finless Porpoise and Romer’s Tree Frog.
¢ The Bird Watching Society(2012), Proposal for a Site of Specific Scientific Interest and Support for Country

Park Designation on Po Toi Island



both mloéical and scientific value of Po Toi, CA would recommend to designate Po Toi as
SSSI. According to South West New Territories Development Strategy Review in 2001, Po
Toi Islands had been initially confirmed the potential to be designated as Country Park. To

better conserve the ecological integrity and landscape character, we opine that this suggestion
should be considered in deep.

CA is particularly Eoncerncd about the mature woodland, with large trees such as Ficus
microcarpa, in few houses near the pier (Figure 1 and 2) and in the proposed V zone (Tai Wan
Village) (Figure 3 and 4) in Po Toi Island Development Permission Areas Plan (DPA). These
large trees would serve as an important foraging site for land bird migrants’. These areas

should not be zoned to allow development, particularly small house development, and should
. be protected by SSSI.

The suspected illegal development of columbarium in 2012 has resulted in massive areas pf
vegetation clearance in south-west of Po Toi. CA would highlight that any attempts of

“destroy first, build later” should not be tolerated as it would set an undesirable precedent in
future.

Yours faithfully,

=

Ng Hei Man
Assistant Campaign Manager

Cc

Agriculture, Fisheries and Conservation Department
Association for Geoconservation, Hong Kong
Columbarium Concern Group

Designing Hong Kong

Green Power

Hong Kong Bird Watching Society

Kadoorie Farm and Botanic Garden Corporation
WWF — Hong Kong



Figure 1

Figure2 A mafuré Ficus
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Attachment VII

'AGHH
ERRRBEORAMS
Association for Geoconservation, Hong Kong

Columbarium
Concern
Group
Mr. K.K. Ling
Director of Planning
Email: kkling@pland.gov.hk
Mr. Alan Wong
Director of Agriculture, Fisheries and Conservation
Email: dafoffice@afcd.gov.hk
19 Dec 2014

Dear Sirs,

Preliminary Draft of the Po Toi Outline Zoning Plan

In 2012, during the designation of the Po Toi Development Permission Area (DPA)
plan, the Hong Kong Bird Watching Society (HKBWS) submitted a formal request to
Planning Department (PlanD) and the Agriculture, Fisheries and Conservation
Department (AFCD) to designate Po Toi Island as a Site of Special Scientific Interest
(SSSI) and ultimately designate it as Country Park (CP) for comprehensive
management and protection for its rich biodiversity and geological attributes. This

month, the preliminary draft Outline Zoning Plan' (OZP) has been released and the

1 TPB Paper No. 9800 for consideration by the Town Planning Board on 5.12.2014



SSSI/CP proposal has not been reflected in the current draft. The HKBWS, along with
the six undersigned groups are concerned about the lack of adequate biodiversity

and geological protection reflected in the current proposed plan.

1. Tree protection measures to mature woodland trees

The location of Po Toi, being on the coast, at the far south-east of Hong Kong,
makes it a migration hot-spot. In spring, birds are migrating around the coast and
across the South China Sea. In autumn, they are migrating around the coast. In
both cases Po Toi is in a location where they will concentrate. With the presence
of the fung shui woodland, which provide foraging and roosting opportunities for

migratory birds, Po Toi makes a migration hot-spot.

The small area of mature trees provide migratory birds with foraging and roosting
opportunities. Based on their importance, special land use requirements should
be implemented at areas with mature trees, where tree felling or tree crown
alteration is prohibited. A detailed tree survey should be conducted to identify
the specific location of all fung shui trees on Po Toi Island, this information
should be used to determine the boundary of the conservation zonings,
inclusive to these fung shui trees.

2. Fung shui woodland around the pier and Tai Wan village are significantly more

ecologically important compared to scrublands of the island

We appreciate the provision of CA to the majority of the island to protect the
nature scrublands of Po Toi. Although this zoning is appropriate to the
undisturbed scrubland habitats of the island, it undermines the importance of the

mature fung shui woodlands near the village and the pier.

In a study conducted by HKBWS commissioned by the AFCD back in 2007,
“Preliminary Study on Bird Migration on Po Toi Island”, the two habitat types
were surveyed (fung shui tree, woodland scrub versus bush scrub and grassland).
Survey results revealed the diversity (number of bird species) at the fung shui
tree, woodland scrub habitats is double compared to what was recorded at the

bush scrub and grassland habitat (119 species compared to 55 species).

Starting from 2007 to 2013, HKBWS's survey efforts have continued to cover both
areas. Each year, it has been confirmed that the findings from the 2007 study

2 Table 1: Overall Breakdown of Species Seen. Preliminary Study on Bird Migration on Po Toi Island
(Spring 2007) Final Report, submitted by the HKBWS to AFCD



still remains valid. The scientific results prove the bird usage at woodland is much
higher than the scrubland. The fung shui woodland habitat provides a much
preferred foraging and roosting habitat to migratory birds than scrubland. Based
on these results, the Planning Department should provide SSSI zoning to all area

of fung shui woodland

3. Residential (Group D) should not be located at an ecologically important area

We reiterate the significance of the mature woodland next to the pier as an
important foraging and roosting location for migratory birds which was discussed
during the meeting back in November 2014 involving green groups, PlanD and
AFCD. Fung shui woodland habitat only forms a small portion, 0.42% of the Po Toi
Islands® (Figure 1), and the limited area of remaining fung shui woodland must
be adequately protected. Specific to that location, the HKBWS has recorded 181
species of birds (out of the 326 bird species recorded on the entire island, you
can find half of these species just on the R(D) zone), including 12 first records for
Hong Kong, this also includes the only two first records in 2014 so far, Rosy

Minivet (Pericrocotus roseus) and Crow-billed Drongo (Dicrurus annectans).

A land swap of government land that is ecologically less sensitive (i.e. scrubland
habitats away from natural streams) should be thoroughly investigated. In fact,
99.4% of the island is comprised of government-owned land* (Figure 2), the
feasibility of development should be investigated and consulted with green
groups so that ecologically sensitive areas are avoided. The Planning Department
should not allow development zoning in known areas of high ecological value,
especially without thoroughly investigating all other possible solutions to balance
both nature conservation and development needs. We object to the provision of

R(D) zone at this ecologically sensitive and important area.

4. Underlying issues of the Residential (Group D) zone

The existing situation of the inhabitants of the R(D) zone is well-known by the
HKBWS given our interest of the birds there and the amount of time we have
spent in this area. There are four groups of people that live in this area and their
specific location which they live at are marked in Figure 3. Aside from these four

locations, all other buildings which make up the majority of the R(D) zone are

3 Table 5.1 Land coverage of terrestrial habitats in Po Toi Islands. Service on Providing Information on
the Suitability of South Lamma, Tung Lung Chau and Po Toi Islands to be Established as Country Parks.
Submitted to AFCD by CUHK. November 1999.

4 Section 4.11 Land Ownership. TPB Paper No. 9042. Consideration of the Draft Po Toi Islands
Development Permission Area Plan No. DPA/I-PTI/B.



derelict and not lived in. There is no need for development zoning for non-used
squatter, and the existing conditions support that the R(D) zone of the
preliminary draft OZP is unnecessarily large. 1t is the duty of the Planning
Department to thoroughly investigate the existing situation of the R(D) zone so
that no unnecessary development zoning is provided in an ecologically important

area.

Furthermore, under the current scheme, no ecological impact assessment would
be required for redevelopment and new development within the R(D) zone.
Although it is noted that any new development would require the permission
from the Town Planning Board (TPB), the underlying issue that tree felling is likely
to be required as part of the redevelopment/new development still remains. The
current framework does not protect trees within private lots from felling. Should
development be prohibited altogether, the risk for tree felling would be

significantly reduced.

Extension of Village Type Development zone

Similar to the concern raised in the previously, the extension of V zone to the
north of the existing V zone will impact the existing fung shui woodland, which
are also important to migratory birds. The development of Small Houses will
result in the permanent loss of these mature trees without the need for approval
from the Town Planning Board. Areas for potential future Small House
development should avoid areas of mature trees and each application should
only be considered by the Town Planning Board on a case-by-case basis.

Geological and geographical value

Po Toi is an excellent outdoor classroom for studying granitic landforms. The Po
Toi Granite forming nearly all of Beaufort Island, Po Toi and Sung Kong are the
last large magma intrusion in Hong Kong dated back to 140 million years ago.
Megacrysts, pegmatitic veins, intrusions of fine grained granite into medium
grained granite which intrudes into coarse grained granite are commonly found.
Most spectacular are the unique outcrops shaped by various weathering
processes including block disintegration and sheet weathering. As a result, Po Toi
is renowned for the Buddha’s Palm Cliff, Tortoise Rock, Tortoise Egg, Monk Rock,
Coffin Rock, BB rock etc. while the resemblance of Waglan as a key are of very

high aesthetic and educational value.



In addition, it also offers spectacular panoramic landscape view. From the 188
meters highest accessible peak, Ma On Shan and Pat Sing Leng in the north, the
Lantau Island peaks in the west, the islands of Wanshan Qundao to the south and

the South China Sea to the east can be seen on a clear day.

7. Cultural Heritage of Po Toi Island

Po Toi also possesses attractive cultural heritage including the over 3000 years’
old rock carving which has been declared as monuments; the annual Da Jiu

(Spring Festival) and the traditional coastal collection of sea weeds.

8. Criteria for Site of special scientific interest

It is unclear what the Planning Department’s specific requirements are that
define a site’s eligibility to be zoned as a SSSI. We understand the Planning
Department seeks advice from the AFCD regarding the ecological conditions of
the site, however there is a lack of transparency in the type of information,
survey efforts and assessments that were conducted and used towards the
decision-making process with determining the appropriate zoning. Based on the
HKBWS'’s on-going bird survey records since 2007, Po Toi Island, especially the
area around Tai Wan Village and the pier has consistently demonstrated high
diversity of species, presence of rare birds (rarity), uniqueness and high
ecological value (this information was made available to PlanD and AFCD in the
“Proposal for a Site of Special Scientific Interest and Support for Country Park
Designation on Po Toi Island” submitted by HKBWS in 2012). We urge the
Planning Department and AFCD to provide the information used in the
assessments to determine the land use zonings in the preliminary draft OZP.

Due to the unique and invaluable geological, landscape, ecological and cultural
significance, any haphazard developments on these islands may cause adverse and
irreparable impact. We therefore strongly support Po Toi Islands to be zoned as Site
of Special Scientific Interest (SSSI) and ultimately designated as Country Park for

comprehensive management and protection under the Country Park Ordinance.

Thank you for your kind attention and we look forward to meeting with your
departments in the upcoming weeks, before the gazette of the draft OZP under the
Town Planning Ordinance. It is important our comments regarding the preliminary
draft OZP is incorporated into the draft OZP.



Yours faithfully,

Jocelyn Ho
Senior Conservation Officer
Hong Kong Bird Watching Society

On behalf of:

Association for Geoconservation, Hong Kong
Columbarium Concern Group

Conservancy Association

Designing Hong Kong

Green Power

WWF — Hong Kong

cc:

AFCD — Mr. William Chow, Nature Conservation Officer (HK)

AFCD — Mr. Edward Yuen, Conservation Officer (Scientific interest)
PlanD — Mr. lvan Chung, District Planning Officer — Sai Kung & Islands
PlanD — Mr. Gary Lui, Town Planner/Islands 6



Figure 1 — Habitat map of Po Toi showing the small area of woodland present

Fig 5.1 Habitat Regionalization of Po Toi Islands
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Figure 2 — Area of privately owned and government land at Po Toi Island
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Figure 3 — Area with existing inhabitants within the R(D) zone
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Attachment VIII

O Urgent [ |Returnreceipt [ 1Sign [ Encrypt [| Mark Subject Restricted [ ] Expand groups

/.: N .
£ ‘ \ RE: Po Toi Island - No-go areas
X j 19/01/2015 13:04

Sttt
“Tony Nip* I
"ivan chung pland™ <imkchung@pland.gov.hk>, <gtslui@pland.gov.hk=>,
<rylsiu@pland.gov.hk>,
Dear All,

The map showing the No-go areas of Po Toi Island is attached.

Please note that the areas are drawn based on information from the Hong Kong
Bird Watching Society, Green Power, aerial photos and the habitat map shown
in an AFCD report (produced by the CUHK and submitted to the AFCD)
entitled “Service on Providing Information on the Suitability of South Lamma,
Tung Lung Chau and Po Toi Islands to be Established as Country Parks ™.

The red area is important to birds as it contains many mature trees. The blue
area is important to butterflies. For your information, Po Toi Island is also an
area important to butterflies based on the information from Green Power. The
Yellow area contains young woodlands which are ecologically connected with
the red area; based on the settings observed in situ and also aerial photos, we
consider that this area is also potentially important to birds.

We consider that these areas must not be encroached by development,
especially the red and the blue areas.

Best Regards,

Tony Nip

Senior Ecologist

Ecological Advisory Programme

Kadoorie Farm and Botanic Garden Corporation



Lam Kam Rd., Tai Po, N.T., Hong Kong.
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Approximate locations of Birds & Butterflies No-go areas.jpg
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Attachment IX

Hong Kong, 20 January 2015

Chairman and Members

Town Planning Board

15/F, North Point Government Offices

333 Java Road, North Point, Hong Kong.

Fax: 2877 0245; Email: tpbpd@pland.gov.hk

CC

Mr. Ivan Chung Man Kit

District Planning Officer, Sai Kung & Islands
Planning Department

Email: imkchung@pland.gov.hk

Dear Sirs,
Re: The Draft Po Toi Islands Outline Zoning Plan
No. S/I-PTI/C - Preliminary Consideration of a New Plan

Designing Hong Kong Limited is concerned over the captioned plan for the following reasons:
e We urge for a strict protective OZP aimed at conserving the biodiversity and natural landscape of Po Toi.

e Po Toi is the southern-most island of Hong Kong. It is recognized as an important stop for migratory birds
and a site with a natural population of Romer’s Tree Frogs. In 1993, the Planning Department's Territorial
Development Strategy Review (TDSR) listed the island as a potential country park.

e  We object to the broad-brush zoning of ‘R(D)’. There is no justification for the covering a large area of
undeveloped land. ‘R(D)’ zoning should be limited to existing structures for the intended purpose of this
zoning which is to allow primarily the improvement and upgrading of existing temporary structures within
the rural area through redevelopment of existing temporary structures into permanent building .

e DMoreover, there is no public sewer or public sewage treatment. Nor is there electricity or other supporting
infrastructure. There is no indication that any such facilities will be implemented, and no land has been
reserved for such facilities. Allowing development, including building small houses or columbaria under
these conditions will dramatically impact the terrestrial and marine environment recognized in the
‘Territorial Development Strategy Review’.

e The proposed ‘R(D)’ and VTD zones encroach crucial mature woodland on the island. Paragraph 8.2.
explains that ‘The coastal areas of Tai Wan and Wan Tsai are covered with coastal woodland vegetation
including large native mature trees within Po Toi Village, mangroves and shrub-land with tree clumps,
which serves as a significant ecological resource to sustain the migratory birds.” The boundary of the R(D)
and VTD zones should be amended to carefully exclude the mature woodland and important ecological
habitat so as to protect these from development. Any development in this small ecosystem is irreversible
and should be reconsidered and rejected.

e Tai Wan village is recognized as a Site of Archaeological Interest by the Antiquities and Monuments Office.
Any development here should be subject approvals by the responsible department.

Here we submit our concerns for your consideration.
Designing Hong Kong Limited, January 2015

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 2765 Fax:+852 2187 2305



il "SRR, 4% PROPOSED "VILLAGE TYPE DEVELOPMENT" ZONE PLANNING
DEPARTMENT

HM&HB PO TOI ISLANDS
(We object to the expansion of the VTD zone as highligthed in light green)

(The existing dense aure woodland should be conserved and protected from development.)

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 2765 Fax:+852 2187 2305
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Sammale E&it since 1068
hy —.-' ‘3_; The Conservancy Association
: B ik o ERIURALIE 476 SETHEATE 1 1102 5
s o Add.: Unit 102, 1/F, Park Building, 476 Castle Peak Road, Kowloon, Hong
B t ¥ Kong
e TEEE Tel.: (852)2728 6781  {#I Fax.: (852) 2728 5538
21* January 2015

Planning Department

District Planning Branch

New Territories District Planning Division

Sai Kung & Islands District Planning Office

(E-mail: imkchung@pland.gov.hk, gtslui@pland.gov.hk)

Dear Mr Chung and Mr Lui,

Comments on Draft Po Toi Islands Outline Zoning Plan (No. S/I-PTI/C)

Following the meeting on 5" January 2015, The Conservancy Association (CA) is writing to
highlight various concerns on the captioned.

CA would like to reiterate that Po Toi Island is unique for its location in HK and provides a
resting and foraging habitat for migratory birds of East Asia-Australian Flyway. According to
Mr. Geoff Welch presentation in the last meeting, there are 326 bird species with 11 species on
the IUCN red list. It requires more efforts on planning control similar to other bird hotspots such
as Mai Po (380 bird species, 36 on IUCN Red List) and Long Valley (300 bird species, 12 on
IUCN Red List).

Referring to the same presentation, 182 bird species with 5 on IUCN Red List are discovered in
V-zone and R(D) zone of the draft OZP. These areas consist of mature woodland (Figure 1) with
large trees such as Ficus microcarpa (Figure 2), which are exclusive for providing food to insect
and fruit-eating birds. However, comparing to the DPA of Po Toi, the V-zone of the draft OZP has
enlarged from 0.56 ha to 0.71 ha and covers more large trees at the back of village houses.

In addition, there is only a small area of building lots and small number of inhabitants in the
R(D) zone but the R(D) zone covering 0.48 ha is unreasonably large with no justifications
(Figure 3). This would produce a false hope to people who support development. CA would like
to highlight that any loss of the existing mature woodland and large trees would result in a
disaster on ecosystem in Po Toi, and they should be designated with conservation zoning and



further extension of V-zone and R(D) should be prohibited.
Yours faithfully,

5
R (2wl

Leung Tak Ming
Campaign Officer



Figure 1 Mature woodland in V-zone of draft OZP

Figure 2 A mature Ficus microcarpa can be spotted in an abandoned house near the
pier in R(D) zone . Some more large trees indeed scatter in a few abandoned houses in
adjacent




Figure 3 Red line is the boundary of R(D) zone of draft OZP and areas marked with 1,
2, 3 & 4 are places of existing inhabitants
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Summary of Deviations from the Master Schedule of Notes

Deviations from the standard Rural Covering Notes:

Paragraph (8)

- changed to paragraph (7);

- added “boundaries of the Plan” before “and boundaries between zones”; and
Paragraph (11)

- removed entire paragraph

Deviation from the standard Schedule of Uses

Zonings Deviations from the Master Schedule of Notes
Column 1 Uses Column 2 Uses Planning Intention Remarks

Residential Nil Removed:- Nil Added:-
(Group D) - Public Transport - (d) Any diversion of
Terminus or Station streams or filling of
- Public  Vehicle Park pond, including that to
(excluding container effect a change of use to
vehicle) 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

XlI-1
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Zonings

Deviations from the Master Schedule of Notes

Column 1 Uses

Column 2 Uses

Planning Intention

Remarks

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.

Village Type
Development

Nil

Removed:

- Public Transport
Terminus or Station

- Public Vehicle Park
(excluding container
vehicle)

Nil

Added:

(c) Any diversion of
streams or filling of
pond, including that to
effect a change of use to
any of those specified in
Columns 1 and 2 above
or the uses or
developments always
permitted  under  the
covering Notes (except

public works
co-ordinated or
implemented by
Government, and
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Zonings

Deviations from the Master Schedule of Notes

Column 1 Uses

Column 2 Uses

Planning Intention

Remarks

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.

Government,
Institution
Community

or

Removed:

- Ambulance Depot

- Animal Quarantine
Centre
(in Government building
only)

- Broadcasting, Television
and/or Film Studio

Amended:

- from ‘Animal Quarantine
Centre (not elsewhere
specified)” to ‘Animal
Quarantine Centre’

Removed:
- Correctional Institution

Nil

A new section with the
following clauses are added:-
- (a No new
development, or
addition, alteration
and/or modification to
or redevelopment of an
existing building shall

- Eating Place (Canteen, |-  Driving School result in a total
Cooked Food Centre |-  Off-course Betting development and/or
only) Centre redevelopment in excess

- Exhibition or Convention | -  Office of a maximum building
Hall - Petrol Filling Station height in terms of

- Hospital - Refuse Disposal number of storeys as

- Public Transport Installation (Refuse stipulated on the Plan,
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Zonings

Deviations from the Master Schedule of Notes

Column 1 Uses

Column 2 Uses

Planning Intention

Remarks

Terminus or Station
Public  Vehicle
(excluding
vehicle)
Research, Design
Development Centre
Service Reservoir
Training Centre
Wholesale Trade

Park

container

and

Transfer Station only)
Z00

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.

(¢) Any diversion of
streams or filling of
pond, including that to
effect a change of use to
any of those specified in
Columns 1 and 2 above
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Zonings

Deviations from the Master Schedule of Notes

Column 1 Uses

Column 2 Uses

Planning Intention

Remarks

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.

Open Space

Nil

Removed:

- Public Transport
Terminus or Station

- Public Vehicle Park
(excluding container
vehicle)

- Service Reservoir

Nil

Added:-

Any  diversion of
streams or filling of
pond, including that to
effect a change of use to
any of those specified in
Columns 1 and 2 above
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Zonings

Deviations from the Master Schedule of Notes

Column 1 Uses

Column 2 Uses

Planning Intention

Remarks

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.

Other Specified
Uses

A new Schedule of Use specifying the ‘Pier’ use exist in Area is added

Added:

- Pier

- Public Convenience

- Public Vehicle Park (for
cycles only)

Added:

- Government Use

- Marine Fuelling Station

- Public Utility
Installation

Added:

This zone is intended to
designate land for piers
to facilitate  marine
access to Po Toi Islands.

Added:

- Kiosks not greater than
10m? each in area and
not more than 10 in
number for uses as
‘Shop and Services’ are
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Zonings

Deviations from the Master Schedule of Notes

Column 1 Uses Column 2 Uses Planning Intention Remarks
considered as ancillary
to “Pier” use.

Green Belt Nil Removed: Nil Added:

- Petrol Filling Station - “diversion of streams,”
- Public Transport after “Any” and in front
Terminus or Station of “filling of land/pond
- Public \ehicle Park or excavation of land”
(excluding container
vehicle)

Coastal Nil Nil Nil Added:-

Protection Area - “diversion of streams,”
after “Any” and in front
of “filling of land/pond
or excavation of land”

Conservation Nil Nil Nil Nil

Area
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