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Annex II

Summary of Representations
in respect of the Draft Cheung Sheung Outline Zoning Plan No. S/NE-CS/1

and Planning Department’s Responses

Representation No.
(TPB/R/S/NE-CS/1)

Grounds of Representations
[Proposals of Representations]

(See Notes Below)

PlanD's Responses
(TPB Paper Paragraph No.)

R1 A1
B1, B2, B4, B5, B6, B7
C
D1, D2
[P1a]
[P2]
[P3]

4.11
4.12
4.14
4.17 to 4.23
4.13
4.17 to 4.23
4.26

R2 A1
B2, B7
D2, D3
[P1a]
[P2]

4.11
4.12
4.20 to 4.23
4.13
4.17 to 4.23

R3 A1
B1, B2, B3, B5, B7
D1, D2, D3
[P1a], [P1b], [P1c]
[P3]

4.11
4.12
4.17 to 4.23
4.13, 4.15 and 4.16
4.26

R4 B1, B2, B7
D1
[P1a]
[P3]

4.12
4.17 to 4.23
4.13
4.26

R5 B2, B5, B7
A2
[P3]

4.12
4.11
4.26

R6 E
F
[P4]

4.17 to 4.19, 4.24 and 4.25
4.27
4.17 to 4.19, 4.24 and 4.25

Notes: For details of the major grounds and proposals of the representations, please refer to the
corresponding paragraphs of the TPB Paper listed below.
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Summary of Major Grounds and Proposals of Representations R1 to R5
Major Grounds and Proposals TPB Paper

Paragraph No.
Major Grounds
A General Planning Intention and “Conservation Area” (“CA”) zone of the Draft Outline

Zoning Plan (OZP) (R1 to R3 and R5)
A1 R1 to R3 support the general planning intention of the draft OZP. 2.2(a)
A2 R5 supports the designation of “CA” zone on the draft OZP. 2.2(a) and (d)
B Ecological Importance of the Area (R1 to R5)
B1 Cheung Sheung is a Priority Site for Enhanced Conservation under the

New Nature Conservation Policy (R1, R3 and R4).
2.2(b)

B2 Completely encircled by the Sai Kung West Country Park (SKWCP), the
Area is of high ecological importance (R1 to R5).

2.2(b)

B3 The freshwater habitat in the Area supports a diversity of flora and fauna
species (R3).

2.2(c)

B4 The Ecologically Important Stream (EIS) and its associated
streams/wetland support a population of Hong Kong Paradise Fish
(Macropodus hongkongensis (香港鬥魚)), which is of global concern
(R1).

2.2(c)

B5 The woodland habitats in the Area supporting a number of wildlife
species are similar and ecologically linked to those in the surrounding
SKWCP (R1, R3 and R5).

2.2(c)

B6 A rich diversity of typical woodland bird species including those of
conservation concern such as Ashy Drongo (Dicrurus leucophaeus (灰卷
尾)), Common Emerald Dove (Chalcophaps indica (綠翅金鳩)) and
Crested Serpent Eagle (Spilornis cheela (蛇鵰 )), etc, a wetland
dependent bird species of regional concern and the globally critically
endangered Chinese Pangolin (Manis pentadactyla (穿山甲)) were found
in Cheung Sheung (R1).

2.2(c)

B7 The natural streams (including the EIS) and their riparian zones, the
woodland and wetland habitats should be adequately protected (R1 to
R5).

2.2(c)

C Designation of “Green Belt” (“GB”) Zone (R1 and R5)
R1 opines that the “GB” zone is vulnerable to the impacts from
permissible Small House development.

2.2(e)

D Designation of “Village Type Development” (“V”) Zone (R1 to R4)
D1 There is no justification for designating “V” zone because of the no

outstanding Small House demand/low Small House demand, low
accessibility, limited supporting services and infrastructure provisions in
the Area. The Area is also located within the upper indirect water
gathering ground (WGG) and infrastructural improvements would be
subject to constraints, causing devastating impacts on the surrounding
Country Park and/or conflict with the nature and landscape conservation
objectives (R1, R3 and R4).

2.2(f)

D2 Since there are no sewerage and drainage systems in the Area and
desludging trucks cannot access the Area, the sewage discharge from the
septic tank and soakaway (STS) system of the village development would
become a source of pollution, which would adversely affect the natural
stream in a distance of about 20m to 30m away from the “V” zone as well
as the EIS (R1 to R3).

2.2(g)
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Major Grounds and Proposals TPB Paper
Paragraph No.

D3 In fact, the use of STS system for sewage treatment and disposal is
considered an unacceptable means for new village development in
Cheung Sheung as it falls within the upper indirect WGG (R2 and R3).

2.2(g)

Major Proposals (Plan H-2)
P1 Designation of “GB” Zone (R1 to R4)
P1a In order to reflect the general planning intention of the draft OZP for

protecting the high conservation value of the Area and ensure adequate
protection of the natural habitats in particular the integrity of stream
ecosystem, R1 to R4 propose to extend the “CA” zone to cover the whole
Area including the streams and their riparian areas (i.e. to rezone “GB”
and “V” to “CA”).

2.2(d)

P1b R3 considers that as the Area lacks patrols, management and maintenance
under the Country Parks Ordinance, the always permitted uses therein
should hence be strictly limited to nature conservation.

2.2(e)

P1c It is also difficult to access the Area for maintenance, cleaning and
emergency, and recreational activities (such as barbecue and picnic)
would create waste, effluent or fire danger and hence impacts on the
surrounding Country Park (R3). Therefore, recreational activities should
not be allowed unless the Country and Marine Parks Authority takes up
the management responsibility of the Area (R3).

2.2(e)

P2 Designation of “V” Zone (R1 and R2)
P2 The “V” zone should be deleted (R1 and R2). 2.2(g)

P3 Incorporation of the Area into Country Park (R1, R3 to R5)
P3 R1, R3 and R4 propose to incorporate the Area into the SKWCP while

R5 proposes to incorporate the Area into the Tai Po Kau Nature Reserve
so as to fully protect the ecological and landscape values of the enclave as
well as the surrounding Country Park and ensure proper maintenance by
Agriculture, Fisheries and Conservation Department.

2.2(h)

Summary of Major Grounds and Proposals of Representation R6
Major Grounds and Proposals TPB Paper

Paragraph No.
Major Grounds
E Designation of “V” Zone

R6 objects to the draft OZP mainly on the grounds that the “V” zone,
with an area of only 0.03 ha, is insufficient to meet the demand of the
indigenous villagers for Small House developments in future. His
previous proposal to expand the “V” zone or designate the building lots
as “V” zones are not incorporated into the draft OZP, thereby the
rights/interests of indigenous villagers for village development have been
disregarded.

2.3(a)

F Provision of Infrastructural Facilities
There is a lack of infrastructure provision for the Cheung Sheung Village
by the Government. The facilities in the village are dilapidated and there
is no assurance on living conditions. This will destroy the village and its
traditional culture.

2.3(b)
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Major Grounds and Proposals TPB Paper
Paragraph No.

Major Proposal (Plan H-2)
P4 Designation of “V” Zone (R6)
P4 A balance should be struck between nature conservation and the

rights/interests of indigenous villagers.
2.3(a)









Extract of the Notes of “V”, “GB” and “CA” Zones of the
Draft Cheung Sheung Outline Zoning Plan No. S/NE-CS/1

Annex IV

VILLAGE TYPE DEVELOPMENT

Column 1
Uses always permitted

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

to the Town Planning Board

Agricultural Use
Government Use (Police Reporting Centre,

Post Office only)
House (New Territories Exempted House

only)
On-Farm Domestic Structure
Religious Institution (Ancestral Hall only)
Rural Committee/Village Office

Burial Ground
Eating Place
Flat
Government Refuse Collection Point
Government Use (not elsewhere specified) #
Hotel (Holiday House only)
House (not elsewhere specified)
Institutional Use (not elsewhere specified) #
Market
Place of Recreation, Sports or Culture
Private Club
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation #
Public Vehicle Park

(excluding container vehicle)
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

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

Planning Intention

The planning intention of this zone is to designate both the 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.

Remarks

(a) 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.

(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.

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

Petrol Filling Station
Place of Recreation, Sports or Culture
Public Transport Terminus or Station
Public Utility Installation
Public Vehicle Park

(excluding container vehicle)
Radar, Telecommunications Electronic

Microwave Repeater, Television
and/or Radio Transmitter Installation

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

Column 1
Uses always permitted

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

to the Town Planning Board

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.

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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CONSERVATION AREA

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 (other than Plant Nursery)
Nature Reserve
Nature Trail
On-Farm Domestic Structure
Wild Animals Protection Area

Field Study/Education/Visitor Centre
Government Refuse Collection Point
Government Use (not elsewhere specified)
House (Redevelopment only)
Public Convenience
Public Utility Installation
Radar, Telecommunications Electronic

Microwave Repeater, Television
and/or Radio Transmitter Installation

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 such as Country Park 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

(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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