












































 

BY FAX AND E-MAIL 

The Secretary, 

Town Planning Board, 

15th Floor, North Point Government Offices, 

333 Java Road, 

North Point, Hong Kong 

(Fax: 2877 0245 or 2522 8426, E-mail: tpbpd@pland.gov.hk) 

3 February, 2016 

 

Dear Sir/ Madam, 

TOWN PLANNING ORDINANCE (Chapter 131) 

DRAFT PAK SHA O OUTLINE ZONING PLAN NO. S/NE-PSO/1 

 

1. Green Power is a local charitable green group with river and butterfly conservation being our 

focused issues. Regarding the above-captioned draft plan (hereafter PSO OZP), we would like to 

draw your attention to our recommendations and comments on land use planning of river basin of 

Hoi Ha Ecologically Important Stream (EIS) and protection of natural assets with butterfly as 

target taxa group in particular. 

 

2. Green Power supports that the “general planning intention of the Area (the Planning Scheme 

Area of draft PSO OZP) is to conserve the high natural landscape and ecological significance of 

the Area in safeguarding the natural habitat and natural system of the wider area.”(Sec 8.1, 

Explanatory Statement) 

 

3. We also agree to the planning intention “to consolidate village development so as to avoid 

undesirable disturbances to the natural environment and overtaxing the limited infrastructure in 

the Area” (Sec 8.1, Explanatory Statement) 

 

Land Use Planning of River Basin 

4. Undoubtedly, the pristine Hoi Ha EIS forms an integral and dominant part of the Area in the 

aspects of hydrology, water quality, ecology and landscape. Thus, the land use of river basin of 

Hoi Ha EIS in Pak Sha O requires special planning considerations to address the unique 

functions and characteristics of a river/stream and its ecological connection to Hoi Ha Wan 

Marine Park (MP). 

 

5. In view of ecological function of Hoi Ha EIS, the EIS section should not be considered as an 

independent habitat. Instead, the whole river system including upper, middle and lower courses 

of the mainstream and tributaries, and the Hoi Ha Wan MP should be considered as one whole 



ecological system where any change in Hoi Ha EIS must definitely impact Hoi Ha Wan MP. 

 

6. As highlighted in Sec 7.1.1 of the Explanatory Notes, “Many stream tributaries flow through the 

Area, including a section identified as the Hoi Ha EIS, which is valued for its good water quality 

and presence of the rare Three-lines Bafrid Fish Pseudobagrus trilineatus.” And in Sec 7.2.2.1, 

“with reference to the ‘Landscape Value Mapping of Hong Kong (2005), the Area is classified as 

of high quality landscape value of an enclosed, tranquil and coherent landscape character.” 

Regrettably, the unique land use characteristics of EIS and the high-valued landscape are 

threatened by the incompatible zoning of “V”. 

 

Conservation through Protection of Butterfly Habitat 

7. Pak Sha O is well known for its butterfly diversity. Since 2013, Pak Sha O has been included in 

our Butterfly Surveyor Programme. Every year, around 20 butterfly surveyors conduct butterfly 

ecological surveys along a designated route from Pak Sha O until December 2015, 115 butterfly 

species were recorded which account for 45% of total number of species recorded in Hong Kong. 

13 “Rare” species and 8 “Very Rare” species are included. With these high number of species 

recorded and high proportion of “Rare” and “Very Rare” species, Pak Sha O is undoubtedly a 

butterfly hotspot. A list of butterfly species aforementioned is enclosed in the Annex. 

 

8. According to the draft PSO OZP, massive areas including the stream banks will be zoned as 

“GB”. These open areas are important habitats for “Rare” and “Very Rare” butterflies. They 

nurture countless food plants for many adult butterflies and their caterpillars. Therefore, they are 

important feeding and breeding habitats of diverse butterfly species. 

 

9. In our opinion, “GB” zone may not reflect the ecological values of these areas, and hence protect 

the area against incompatible development and vandalized actions. We appeal the Town Planning 

Board to further consider the status of butterfly ecology of Pak Sha O, and re-zone the “GB” to 

“CA”. 

 

 

 

“Rare” Constable Dichorragia nesimachus電蛺蝶 

 

 

“Rare” Indian Awl King Choaspes benjaminii綠弄蝶 



 

Particular Comments on the draft PSO OZP 

10. In point 8(d) under Notes, public works implemented or coordinated by the Government are 

always permitted on land falling within the boundaries of the PSO OZP. We are gravely 

concerned that these works will impose serious impacts during construction or operational phases 

through diversion/ disturbance of streams, pollution of stream water, clearance of vegetation, 

waste dumping, etc. These works should be strictly controlled in river channels, river banks and 

lands with dense vegetation or woodlands. 

 

11. Regarding point 8(c) of Notes, we are concerned that if “maintenance or repair 

of ……,watercourse, nullah, sewer and drain” are always permitted on land falling within the 

boundaries of the PSO OZP, the water quality of Hoi Ha EIS will be adversely affected as such 

activities will generate pollutants such as suspended solids, sewage or even chemicals. Water 

pollution will seriously impact the ecology of Hoi Ha EIS and Hoi Ha Wan MP. Such activities 

should be strictly controlled in EIS and at upstream of Marine Park. Same concerns are also 

applied to point 9(a)(i) and (ii) of Notes that “maintenance ……of watercourse…..” and 

“…..sewage works, drainage works….” are always permitted in “CA” zone. 

 

12. We agree to Remarks to Village Type Development(“V”) (point (d)), Agriculture(“AGR”),  

Green Belt(“GB”) and Conservation Area(“CA”) zones to strictly control “any diversion of 

streams, filling of land/pond or excavation of land” in order to protect the Hoi Ha EIS. However, 

certain sections of the tributaries of Hoi Ha EIS may have been diverged and/or modified as 

irrigation ditches or converted to wet agricultural farmlands. In such cases, the Remarks in this 

regard should also be applied to these irrigation ditches and wet agricultural farmlands in order to 

maintain the drainage capacity, connectivity and hydrology of the EIS to avoid flood, 

fragmentation of stream ecosystem and alternation of hydrology. 

 

13. In order to avoid pollution to the EIS and MP from village houses sewage, “V” should not be 

zoned in vicinity to the existing stream courses. We opine that the “V” zone to the north of the 

existing Pak Sha O village is too extensive and too close to the stream course of EIS which may 

generate polluted surface runoff from houses, settlements and construction/demolition activities 

though the boundary of “V” zone is approximately 20m away from the EIS courses. 

 

14. We also urge that no sewage and stormwater outfalls should be drained into any streams at Pak 

Sha O. The construction on the river banks should be prohibited so as to avoid water pollution to 

the streams. Also, the use of chemical fertilizers and pesticides should be strictly controlled. 

 

15. The courses and all the banks of natural streams in the Area are zoned as “GB” that may be 

vulnerable to disturbance and/or destruction by future works and developments. Therefore, we 

advise to zone all the stream courses and 30 metres of both sides of river banks of all the streams 



and tributaries in the Area as “CA”. 

 

16. Maintaining sufficient vegetation cover and permeability is crucial to the hydrology and water 

quality of Hoi Ha EIS and its ecology because permeable (not concrete-paved) and vegetated 

land can moderate the flow volume and purify the surface runoff. Therefore, significant portion 

of the land use in the stream basin of Hoi Ha EIS should be non-polluting and unpaved to prevent 

pollution to the stream and maintain natural hydrology. However, the “V” zone to the north of the 

existing Pak Sha O village will extensively reduce vegetation cover and permeability of the river 

basin. 

 

17. Hoi Ha Wan MP received all the stormwater from the Area through Hoi Ha EIS. However, Hoi 

Ha Wan is a sheltered bay with limited turnover rate of seawater. Therefore, the carrying capacity 

of the sheltered Hoi Ha Wan to degrade pollutants collected from the Hoi Ha EIS stream basin, 

i.e. the Area, should be cautiously considered. And land use of the Area should not generate extra 

pollution that overload the self-purification capacity of Hoi Ha Wan. 

 

Suspected Fake Exemption House Applications 

18. According to the outstanding small house application cases provided by Planning Department, 

Green Power discovered that the land ownership of the Lot 995, 996, 999RP, 1018RP, 1020 and 

1080 was Xinhua Bookstore Xiang Liang Group Limited in 2012. To our understanding, a 

company is not entitled to apply for New Territories Exemption House. 

 

19. If the ownership of these plots is changed to any valid applicants, we highly suspected that these 

outstanding small house applications are to mask further developments rather than to fulfill the 

housing demand of indigenous villagers. 

 

20. We are gravely concerned that such suspected further developments are incompatible to the 

planning intention of the Area, and the high ecological and landscape value of Pak Sha O. Even 

worse, such developments are usually difficult to monitor and control in town planning context 

according to the experiences in other enclaves in the New Territories, such as Pak Lap, Tai Long 

Wan, Tung Chung West. 

 

21. These developments may also require provision or upgrading of utilities that the related works 

and operation may cause damage and disturbance to the environment and ecology, especially the 

Hoi Ha EIS and Hoi Ha Wan MP through habitat loss, water pollution, soil pollution, tree felling, 

hill fires and flytipping of soil debris and construction and demolish wastes. 

 

22. Pak Sha O has been a shining example of how biodiversity, culture and humanity co-exist and 

remain in harmony in Hong Kong. More stringent land use regulation and monitoring will be 

needed for effective and long term protection of the area's natural environment. We urge the 



government to include the Pak Sha O enclave in the country park area or even designate the area 

as a Site of Special Scientific Interest, to prevent further damage. 

 

Should you have any inquiries or need further information, please contact the undersigned at Green 

Power (T: 3961 0200; Fax:2314 2661, Email: lkcheng@greenpower.org.hk). 

 

Thank you for your kind attention. 

 

 

 

Yours faithfully, 

 

 

CHENG Luk-ki 

Division Head, Scientific Research and Conservation 

GREEN POWER 

 

 

 

 

Encl. 

Annex.  List of butterfly species recorded in Pak Sha O by Green Power’s butterfly surveyors 

 

 



Annex: Species List of Butterfly Survey in Pak Sha O (2013-15) by Green Power 

Scientific Name English name Chinese name AFCD Status 

Elymnias hypermnestra Common Palmfly 翠袖鋸眼蝶 C 

Lethe confusa Banded Tree Brown 白帶黛眼蝶 C 

Lethe europa Bamboo Tree Brown 長紋黛眼蝶 UC 

Melanitis phedima Dark Evening Brown 睇暮眼蝶 UC 

Mycalesis mineus Dark-brand Bush Brown 小眉眼蝶 VC 

Mycalesis zonata South China Bush Brown 平頂眉眼蝶 C 

Neope muirheadii Muirhead's Labyrinth  蒙鏈蔭眼蝶 UC 

Ypthima baldus Common Five-ring 矍眼蝶 VC 

Ypthima lisandra Straight Five-ring 黎桑矍眼蝶 C 

Discophora sondaica Common Duffer 鳳眼方環蝶 UC 

Faunis eumeus Large Faun 串珠環蝶 C 

Ariadne ariadne Angled Castor 波蛺蝶 C 

Athyma nefte Colour Sergeant 相思帶蛺蝶 C 

Athyma selenophora Staff Sergeant 新月帶蛺蝶 C 

Charaxes bernardus Tawny Rajah 白帶螯蛺蝶 C 

Charaxes marmax Yellow Rajah 螯蛺蝶 UC 

Cupha erymanthis Rustic 黃襟蛺蝶 VC 

Cyrestis thyodamas Common Mapwing 網絲蛺蝶 C 

Dichorragia nesimachus Constable 電蛺蝶 R 

Euripus nyctelius  Courtesan 芒蛺蝶 VR 

Euthalia lubentina Gaudy Baron 紅斑翠蛺蝶 UC 

Euthalia phemius White-edged Blue Baron 尖翅翠蛺蝶 C 

Hypolimnas bolina Great Egg-fly 幻紫斑蛺蝶 C 

Hypolimnas misppus Danaid Egg-fly 金斑蛺蝶 UC 

Junonia almana Peacock Pansy 美眼蛺蝶 C 

Junonia atlites Grey Pansy 波紋眼蛺蝶 C 

Junonia iphita Chocolate Pansy 鉤翅眼蛺蝶 C 

Junonia lemonias Lemon Pansy 蛇眼蛺蝶 C 

Kaniska canace Blue Admiral 琉璃蛺蝶 C 

Neptis clinia Southern Sullied Sailer 珂環蛺蝶 C 

Neptis hylas Common Sailer 中環蛺蝶 VC 

Neptis soma Sullied Sailer 娑環蛺蝶 VR 

Pantoporia hordonia Common Lascar 金蟠蛺蝶 UC 

Parasarpa dudu White Commodore 丫紋俳蛺蝶 C 

Parathyma sulpitia  Five-dot Sergeant 殘鍔線蛺蝶 C 

Phaedyma columella Short-banded Sailer 柱菲蛺蝶 C 

Polyura nepenthes Shan Nawab 忘憂尾蛺蝶 UC 

Rohana parisatis Black Prince 羅蛺蝶 C 

Symbrenthia lilaea Common Jester 散紋盛蛺蝶 C 



Vanessa indica Indian Red Admiral 大紅蛺蝶 UC 

Danaus chrysippus Plain Tiger  金斑蝶 UC 

Danaus genuita Common Tiger  虎斑蝶 C 

Euploea core Common Indian Crow 幻紫斑蝶 C 

Euploea midamus Blue-spotted Crow  藍點紫斑蝶 VC 

Euploea mulciber Striped Blue Crow 異型紫斑蝶 UC 

Ideopsis similis Ceylon Blue Glassy Tiger 擬旖斑蝶 VC 

Parantica aglea Glassy Tiger 絹斑蝶 C 

Tirumala limniace Blue Tiger 青斑蝶 C 

Tirumala septentrionis Dark Blue Tiger 嗇青斑蝶 VR 

Abisara echerius Plum Judy 蛇目褐蜆蝶 VC 

Zemeros flegyas Punchinello 波蜆蝶 C 

Acytolepis puspa Common Hedge Blue 鈕灰蝶 C 

Catochrysops strabo Forget-me-not 咖灰蝶 VR 

Celastrina lavendularis Plain Hedge Blue 薰衣琉璃灰蝶 VR 

Chilades lajus Lime Blue  紫灰蝶 C 

Chilades pandava Plains Cupid 曲紋紫灰蝶 UC 

Curetis dentata Toothed Sunbeam 尖翅銀灰蝶 UC 

Deudorix epijarbas Cornelian 玳灰蝶 R 

Heliophorus epicles Purple Sapphire 斜斑彩灰蝶 C 

Horaga onyx Common Onyx  斑灰蝶 R 

Iraota timoleon Silver Streak Blue 鐵木萊異灰蝶 UC 

Jamides alecto Metallic Cerulean 素雅灰蝶 VR 

Lampides boeticus Long-tailed Blue, Pea Blue  亮灰蝶 C 

Nacaduba kurava Transparent 6-line Blue 古樓娜灰蝶 C 

Rapala manea  Slate Flash 燕灰蝶 C 

Spindasis lohita Long-banded Silverline 銀線灰蝶 C 

Spindasis syama Club Silverline 豆粒銀線灰蝶 UC 

Zizeeria karsandra Dark Grass Blue  吉灰蝶 UC 

Zizeeria maha Pale Grass Blue  酢醬灰蝶 VC 

Zizina otis Lesser Grass Blue  毛眼灰蝶 C 

Catopsilia pomona Lemon Emigrant 遷粉蝶 C 

Catopsilia pyranthe Mottled Emigrant 梨花遷粉蝶 VC 

Cepora nerissa Common Gull 黑脈園粉蝶 C 

Delias hyparete Painted Jezebel 優越斑粉蝶 UC 

Delias pasithoe Red-base Jezebel  報喜斑粉蝶 VC 

Dercas verhuelli Tailed Sulphur 檀方粉蝶 R 

Eurema blanda Three-spot Grass Yellow 檗黃粉蝶 C 

Eurema brigitta Small Grass Yellow 無標黃粉蝶 R 

Eurema hecabe Common Grass Yellow 寬邊黃粉蝶 VC 

Hebomoia glaucippe Great Orange Tip  鶴頂粉蝶 C 

Peris rapae Small Cabbage White 菜粉蝶 R 



Pieris canidia Indian Cabbage White 東方菜粉蝶 VC 

Chilasa clytia Common Mine 斑鳳蝶 C 

Graphium agamemnon Tailed Jay 統帥青鳳蝶 C 

Graphium doson Common Jay 木蘭青鳳蝶 C 

Graphium sarpedon Common Bluebottle 青鳳蝶 VC 

Papilio bianor Chinese Peacock 碧鳳蝶 C 

Papilio helenus Red Helen  玉斑鳳蝶 VC 

Papilio memnon Great Mormon 美鳳蝶 VC 

Papilio paris Paris Peacock 巴黎翠鳳蝶 VC 

Papilio polytes Common Mormon 玉帶鳳蝶 VC 

Papilio protenor Spangle 藍鳳蝶 VC 

Aeromachus jhora Jhora Scrub Hopper 寬鍔弄蝶 R 

Aeromachus pygmaeus Pigmy Scrub Hopper 侏儒鍔弄蝶 VR 

Ampittia dioscorides Bush Hopper 黃斑弄蝶 UC 

Astictopterus jama Forest Hopper 腌翅弄蝶 C 

Bibasis gomata Pale Awlet 白傘弄蝶 UC 

Borbo cinnara Formosan Swift  秈弄蝶 C 

Caltoris cahira Dark Swift 放踵珂弄蝶 R 

Choaspes benjaminii Indian Awl King  綠弄蝶 VR 

Hyarotis adrastus Tree Flitter 希弄蝶 UC 

Iambrix salsala Chestnut Bob  雅弄蝶 UC 

Notocrypta curvifascia Restricted Demon 曲紋袖弄蝶 UC 

Parnara bada Oriental Straight Swift 么紋稻弄蝶 R 

Parnara ganga Rare Swift 曲紋稻弄蝶 UC 

Parnara guttata Common Straight Swift  直紋稻弄蝶 C 

Pelopidas agna Little Branded Swift  南亞穀弄蝶 UC 

Pelopidas assamensis Great Swift  印度穀弄蝶 R 

Pelopidas conjunctus Conjoined Swift  古銅穀弄蝶 R 

Polytremis lubricans Contiguous Swift  黃紋孔弄蝶 C 

Potanthus trachala Lesser Band Dart  斷紋黃室弄蝶 R 

Suastus gremius Indian Palm Bob 素弄蝶 UC 

Tagiades litigiosus Water Snow Flat 沾邊裙弄蝶 C 

Tagiades menaka Dark Edged Snow Flat 黑邊裙弄蝶 UC 

Zographetus satwa Purple and Gold Flitter 黃裳腫脈弄蝶 R 

 

AFCD Status No of species 

VC 18 

C 49 

UC 27 

R 13 

VR 8 

Total 115  
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04 Feburary 2016 

Chairman and members 
Town Planning Board 
15/F North Point Government Offices, 
333 Java Road, North Point, Hong Kong 
(E-mail: tpbpd@pland.gov.hk) 

By E-mail ONLY 

Dear Sir/Madam, 

 

Re: Draft Pak Sha O Outline Zoning Plan No. S/NE- PSO/1  
(Comments on S/NE-PSO/C for further consideration)  

 

We would like to lodge objection to the newly proposed “Village Type Development” 

Zone located to the north of Pak Sha O Village and have serious concerns on another 

proposed zoning from the draft S/NE-PSO/C. 

 

1. Specific Comments on the proposed “Village Type Development” Zone  

We view that the newly proposed “Village Type Development” (the new “V”) is 

inappropriate and should be deleted. Our concerns and specific comments are as 

follows:  

 

1.1  Biological hotspot with Conservation importance 

It is evident that Pak Sha O (PSO) is of nature conservation importance. Local green 

groups including Kadoorie Farm & Botanical Gardens, Green Power, the Hong Kong 

Bird Watching Society and some PSO inhabitants have been conducting ecological 

surveys in the area since the 2000s. Mr. Christophe Barthelemy had complied the data 

from the green groups, experts and the AFCD into a list which shows that over 1,000 

flora and fauna species has been recorded in the PSO valley (please refer to Mr Chris 

Barthelemy’s submission dated on 31 Jan 2016). Conservation species which new to 

Hong Kong, to science, of locally, regionally and globally concern are recorded. For 

example, PSO Valley comprises 72 species of local concerns including 17 mammals, 

35 birds, 7 reptiles and amphibians and 13 dragonflies and butterflies. Green Power 

also recorded 13 “Rare” species and 8 “Very Rare” butterfly species in the area (please 



refer to Dr Cheng Luk Ki’s submission points 7 and 8 dated on 3 Feb 2016). Since 

Small House in the new “V” will be exempted from planning application to the Town 

Planning Board nor ecological assessment will be necessary, we view such amendment 

to the new “V”, which is a biological hotspot, will potentially damage the sensitive 

habitats that the wildlife depend on. Since the species of conservation importance and 

their associated habitats will be damaged, lost or adversely impacted by the new “V”, 

we urge the Town Planning Board to reject the proposed new “V” zone.  

 

1.2  The typology of the SHs is non-compatible with the existing vernacular 
Hakka village setting and the  ambience of the area 
 
PSO has a visual integrity that is supported by the existing vernacular Hakka village 

and a rural landscape encompasses with natural habitats including natural stream, 

Fung Shui woodland, mixed woodland on valley side slopes and etc. Though the Hakka 

village and its individual houses are managed to protect under the proposed “V(1)” 

zoning with more stringent planning control (please see Annex II of the draft S/NE-

PSO/C), the visual harmony of the PSO Valley will be destroyed by the existence of 

Small Houses if the new “V” were adopted. We view that Small House’s monotonous 

characteristics of similar in appearance, boxy in form, and mostly 3-storey 1  is 

contradicted to the existing vernacular Hakka village setting (please see Fig 1 and 2) 

and misfit with the visual and landscape attributes of the valley that embedded with the 

natural beauty, green space for the wildlife and people and coexistence of people and 

nature in the area. If the new “V” were adopted, the ambience of the existing Hakka 

village setting, the high-valued landscape, the tradition, the harmony would fade away 

or even loss irreversibly. We consider that the unique historical, cultural heritage, and 

rural landscape value should be conserved in a holistic manner by means of deletion of 

the new “V” zone.  

 

1.3  Environmental impacts to the existing Hakka village stetting and ecology 

Since the new “V” lies on a low-lying flood plain which is vulnerable to flooding while 

drainage system that can support larger residential development is non-existent in the 

area, residential development will require land filling and paving to elevate the ground 

base or massive drainage to avoid having flood so as to protect the inhabitants and 

                                                 
1 Ivan Ip, 2010. The Village House Typology in Hong Kong. The Hong Kong Institute of 
Architects. HKIA Journal Issue 57 Part 4. 



their properties. This essential physical change of the land base is likely to lead 

extensive flooding in the area that may affect the inhabitants’ safety and the ecology of 

the area, particularly the ecologically important stream to the north of the subject site.  

 

1.4  There is no land available for the indigenous villagers to use but there is land 
available from developer for us 
 
While the indigenous villagers complained ‘there is no land available for their use” 

(please refer to Town Planning Board Paper No.10019 Annex VI-2), and subsequently 

the Planning Department proposed the new “V” as a response to the indigenous 

villagers’ request. Indeed, it is evident that the new “V” had been sold to private 

developers. The land was used to be agricultural land till the 1960s when it was 

abandoned and then recently rehabilitated for agricultural purpose again. Thereby, the 

area was proposed by the Planning Department as an “Agriculture” zone (“AGR”) to 

reflect the conditions and characteristics of the site at the time when the Development 

Permission Area plan being gazette and this proposal had been upheld till the draft Pak 

Sha O OZP No. S/NE-PSO/B listed. However, the untold truth is the rehabilitated 

agricultural land or larger part of the new “V” was bought by private developer(s) well 

before S/NE-PSO/B (please refer to Mr Chris Barthelemy’s submission point 1-a dated 

on 31 Jan 2016). According to the.China Daily Hong Kong2, it was reported in detail that 

a private developer now owns nearly half of the land in the new “V” zone. The 

developer had divided up some of the bigger lots into smaller sections and some were 

resold back to the indigenous villagers, with small house applications underway. It is 

suspected that transactions had been arranged between the two parties in which the 

indigenous villagers would have transferred their rights to develop small houses or their 

eligibilities to apply for a small house grant to the developer. The new “V”, if approved, 

will be giving a green-light to private property development in this ecologically sensitive 

enclave and more worse is to legitimate the underlie purchasing and selling the Small 

Houses’ building rights. The Town Planning Board must avoid this to happen. This will 

also set a bad precedent for other Outline Zoning Plans of similar nature to follow with. 

 

1.5 Whom will be the vested interest party? 

The new V was proposed as “AGR” from the Development Permission Area plan and 

                                                                                                                                                

 



previous draft OZP plans. According to Planning Department, it was amended in a “V” 

zone for the sake of meeting the pending and future demand of the Small Houses. By 

comparing the S/NE-PSO/B and S/NE-PSO/C, it is nevertheless found that the land 

area supplied for Small House was increased in S/NE-PSO/C while the Small House 

demand in both draft plans has no numerical difference (please see Fig 3). We 

consider such departure to the new “V” is not justified. The amendment, if adopted, will 

only lead to a guess on whom would be the vested interest party in the new “V”. The 

Town Planning Board has its responsibility to justify if the new “V” is to satisfy the real 

needs of the indigenous villagers and their future generations to continue live in PSO 

or to cater the developer’s right to build luxury villas for the rich.  

 

1.6  Inevitable Water Quality Impact to the Ecologically Important Stream and Hoi 
Ha Wan Marine Park 
 

There is an ecologically important stream (EIS) to immediate north of the new “V”. 

Since the new “V” lies on a low-lying flood plain which is vulnerable to flooding as 

aforementioned, land formation such as rising the land platform level will be inevitable. 

However, site runoff from the anticipated site excavation and formation during the 

construction phase especially after periods of heavy rains will enter into the EIS and 

that will be ecologically harmful to the animals and plants inside or dependent on the 

stream.  

 

Besides, it is important to note that PSO is ecologically linked with Ho Ha Wan within 

the same catchment. Hence, all the watershed rivers and stream, including the EIS, 

feed directly into the Hoi Ha Wan Marine Park. Since streams drain into Hoi Ha Wan, 

construction run-off from building houses will lead to increased water pollution over the 

area including the Marine Park. It is worthy to note that the Marine Park has an 

exceptionally rich diversity of coral species with 64 out of 84 stony coral species 

recorded in Hong Hong 3  The corals species are very sensitive to changes in 

environmental conditions (e.g. salinity, temperature, sediment loads and pollutants in 

the water). As such, the new “V” may pose environmental disturbance to the Marine 

                                                                                                                                                
2 Peter Liang. Government needs to clarify policy over heritage site. China Daily Hong 
Kong. Reported on 21 Jan 2016 
3
 

http://www.afcd.gov.hk/english/country/cou_vis/cou_vis_mar/cou_vis_mar_mon/cou_vis
_mar_mon_eco_hhw.html Accessed on 25 March 2011. 



Park, particularly the coral communities. Therefore, WWF considers that the new “V” is 

likely to cause significant additional water quality impacts to the adjacent HHW Marine 

Park and the coral community therein if the new “V” will be adopted in the OZP.  

 

In order to avoid the deterioration of the “high” landscape value and outstanding 

historical/cultural quality of the village, adverse impacts to the environment such as the 

EIS to the north of existing Hakka village, ecological disturbance to the wildlife in and 

around the subject site, the myth of “Whose land” in associated with a suspected 

conspiracy to fraud, we therefore urge the Town Planning Board to reject the proposed 

new “V”. In terms of meeting the pending and future Small House demand, we viewed 

that the loophole can be closed by means of cross-village application to Pak Tam Au. 

This “Flying of Building Small House Right “approach has been recognized in the S/NE-

PSO/C. 

 

2. Specific comments on “Green Belt” zoning along the EIS:  

It is noted that the river bank of the EIS had been proposed as “Green Belt” (“GB”) in 

the latest draft OZP plan. We are still concerned that “GB” is inadequate to protect the 

stream’s ecology. According to the Kadoorie Farm & Botanical Gardens4, the stream 

ecology and its habitat support a large population of Three Lines Bagrid Fish 

(Pseudobagrus trilineatus) which is a species of Global Concern5 and Vulnerable in 

China6 and the stream is considered to be the only stronghold of the species in the 

territory. WWF opines that a “Conservation Area” zoning with 30m width buffer on each 

side of the river bank should introduce so as to protect the stream habitat and the water 

quality from incompatible developments and ecological disturbance in the future.  

 

We would be grateful if our comments can be considered by the Board.  

 

Yours faithfully, 

                                                 
4 Please refer to the Farm’s submission on Draft Pak Sha O Development Permission 
Area Plan No. DPA/NE-PSO/1 dated on 7 February 2013 
5 Fellow, J. R. et al. (2002). Wild animals to watch: terrestrial and freshwater fauna of 
conservation concern in Hong Kong. In Hodgkiss, I.J. (ed.). Memoirs of the Hong Kong 
Natural History Society, No. 19, Hong Kong. pp.123-159 
6 the China Red Data Book 



 

Tobi Lau (Mr.) 

Conservation Officer, Local Biodiversity  

 

Fig 1  Typical setting of Small Houses in Hong Kong 

 
Image source: Ivan Ip, 2010. The Village House Typology in Hong Kong. The Hong 
Kong Institute of Architects. HKIA Journal Issue 57 Part 4 

 
Fig 2  Typical plan of a Hakka house Pak Sha O 

 
Image source: Presentation material Fig 27 prepared by Mr Ruy Barretto S C, and Tim 
Collard regarding the Draft DPA/NE-PSO/1 dated on Feb 2013 



 
Fig 3  A comparison of the S/NE-PSO/B and S/NE-PSO/C showing the demand 
and supply of the Small Houses in Pak Sha O 
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The Secretary,  

Town Planning Board, 

15/F, North Point Government Offices,  

333, Java Road, North Point,  

Hong Kong. 

 

(Email: tpbpd@pland.gov.hk) 

 

 
3rd February, 2016.                                     By email only  

 

 

Dear Sir/ Madam, 

 

 

Draft Pak Sha O OZP No. S/NE-PSO/1 

 

 

1. We refer to the captioned. 

 

2. We are highly disappointed with the layout and proposed zonings in the draft OZP. 

We strongly object to the inclusion of the V and AGR zones that is now being proposed 

by the Planning Department. 

 

Conservation importance significantly underestimated 

3. The Kadoorie Farm and Botanic Garden (KFBG) published a Technical Report 

elaborating upon the conservation importance of six Sai Kung Country Park (CP) Enclaves in 

2013
1
.  In the Report, we have already stated that the woodlands, the streams and the riparian 

zones in the Pak Sha O and Pak Sha O Ha Yeung area are of very high conservation importance. 

The area contains habitats for many species of very high conservation interest including some 

Globally Critically Endangered species. Throughout the whole of mainland China, these 

species can only be found in Hong Kong and are considered to exist in this locality.  We are 

disappointed to learn that most of the pristine natural habitats within this Enclave are only 

covered with a GB status instead of CA.  In view of the variety of the habitat types, ecotones, 

and, the endangered species found within this area, Pak Sha O is, simply speaking, of higher 

                                                 
1
http://www.kfbg.org/upload/Documents/Free-Resources-Download/Report-and-Document/2013-KFBG-Sai-Ku

ng-CP-enclaves-report-%28pdf%29.pdf  



 

 

香 港 新 界 大 埔 林 錦 公 路香 港 新 界 大 埔 林 錦 公 路香 港 新 界 大 埔 林 錦 公 路香 港 新 界 大 埔 林 錦 公 路  
Lam Kam Road, Tai Po, New Territories, Hong Kong 

Email: eap@kfbg.org 
2 

ecological importance than most of the other Country Park Enclaves that we have studied and 

discussed in recent years.  A GB status cannot truly reflect the integrity of the pristine habitats 

and the immense value of the rich biodiversity within the site.   

 

Lack of rationale to designate the V and AGR zones 

4. During a TPB meeting held on 24th July, 2015
2
, the draft Pak Sha O OZP No. 

S/NE-PSO/B was discussed, and, the Planning Department made the following statements: 

 

- recently, plots of abandoned agricultural land adjoining the EIS to the north of the village 

cluster of Pak Sha O across the woodland had been rehabilitated for agricultural purpose. 

To reflect the active agricultural use on site, it was proposed that the area should be 

designated as “AGR” zone. 

 

- the intention (of AGR zone) was to confine agricultural practice in the “AGR’ zone, 

genuine agricultural use was always permitted in the “GB” and “CA” zones.  

 

5. Based on the above statements, we cannot understand the logic for the subsequent change 

in the designation of the current V zone and AGR zone at S/NE-PSO/1 (or S/NE-PSO/C).  The 

proposed V zone covers a piece of actively farmed agricultural land (Figure 1).  The 

proposed AGR zone has been cleared of natural vegetation but without visible sign of 

cultivation of farm produce, as observed during our several site visits (Figure 2).  Why 

suddenly designate a V zone on current actively cultivated land, and then, designate an 

AGR zone on another adjacent piece of land that was until recent times covered with 

natural (recolonised) vegetation? This is quite inexplicable.  

 

6. The Schedule of Uses of the current draft OZP states that land within the new V zone is 

primarily intended for development of Small Houses by “indigenous villagers”.  Recently, 

there is an article which elaborates upon the land ownership issues at Pak Sha O
3
.  According to 

this media report, many of the land lots now within and covered by the newly proposed V zone 

were actually owned by a company, several years ago. Since then, some land lots have been 

sub-divided into much smaller plots and the land ownership of some of these lots have, again, 

changed hands (Figure 3).  Notwithstanding these transfers of land ownership, many of the lots 

of land now encompassed within this new V zone still belong, partially or entirely, to one 

                                                 
2
 http://www.info.gov.hk/tpb/en/meetings/TPB/Minutes/m1090tpb_e.pdf  

3
 http://www.inmediahk.net/node/1040249  
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company (Figure 3).   

 

7. During the TPB meeting for further consideration of the draft Pak Sha O OZP 

(S/NE-PSO/C) held on 13th November, 2015, at least two Members raised queries and 

expressed concerns that the designation of the new V zone (i.e., to the north of the existing 

village cluster in which many lots of land are owned by one company and not by indigenous 

villagers) would deviate from the incremental approach (i.e., to satisfy the demand for Small 

Houses) promulgated for the making of OZPs for Country Park Enclaves. 

 

8. In addition, it was also mentioned in the TPB Paper No. 10019 that the V zone recently 

designated at Pak Tam Au is larger than the requirements for Small House demand and the 

larger than required capacity could be used as a decanting area to receive and accommodate the 

Small House demand arising from other Enclaves like Pak Sha O. However, the Director of 

Planning emphasised that, as there are already some Small House applications (on file with the 

Lands Department) at Pak Sha O (i.e., within the AGR zone at S/NE-PSO/B), hence, his 

opinion was that a pragmatic approach should be followed in the making of the plan.  We find 

the insistence by the authorities to unequivocally facilitate additional Small House 

development in an ecologically sensitive area (i.e., Pak Sha O) highly mystifying. 

 

9. Firstly, as queried by some Members, the approach now adopted for the current plan is 

obviously not an incremental approach.  As mentioned by a Member, even within the originally 

proposed AGR zone at S/NE-PSO/B, the proponent would still need to apply for planning 

permission BUT now, any new houses to be built in the new V zone does not need any planning 

permission. Instead, it is now “a pragmatic approach” which almost seems to be a “hands-off 

approach”. Basically, oversight would no longer be possible by the TPB. We consider this 

complete lack of planning control for the proposed V zone to be entirely wrong, in reality, in 

spirit and intention.  

 

10.  Secondly, as mentioned in numerous TPB documents (i.e., the minutes of the meeting for 

the Pak Tam Au Enclave, the TPB Paper aforementioned), the surplus capacity of land for 

Small House development within the V zone of Pak Tam Au could help to meet the Small 

House demand of other villages located within the Water Gathering Grounds of Sai Kung 

North including Pak Sha O and Pak Sha O Ha Yeung. Therefore, unless the V zone in Pak Tam 

Au is proven to be fully utilised or saturated, we cannot see how or why suddenly designating a 

new V zone in Pak Sha O is by any means considered to be any kind of incremental approach.   
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11. Thirdly, as mentioned in paragraph 6 of this letter and shown in Figure 3, many land lots 

within the new V zone were/ are owned by one company.  How is it that land with lots under the 

ownership of a company could be considered to be suitable for building of Small Houses which 

are solely intended to be built by genuine ‘Indigenous Villagers’ with ‘Ding’ rights only?  Does 

this company hold many ‘Ding’ rights, and, is this a legal arrangement?  We would like to bring 

to the attention of the Board and the Planning Authority, a recent court case related to the illegal 

trading of ‘Ding’ rights
4
.  The Secretary for Development, Mr. Paul M.-p. CHAN, has recently 

said ‘using inappropriate methods to trade off rights before the houses are built, including 

making false statements, amount to conspiracy, which will not be tolerated.’
5
 

 

A Disaster in-the-making – visual and landscape impacts ignored 

12. During the meeting on 13th November, 2015, the Planning Department repeatedly 

mentioned that the proposed V zone is now smaller than that originally proposed during the 

DPA stage.  But this is somewhat like comparing “apples with oranges”. What the Authority 

has failed to emphasise is: the V zone originally proposed in the DPA plan was a “special 

V-zone” – any new Small House and any demolition of or any addition, alteration and/ or 

modification to or redevelopment of an existing building within the V zone would require 

planning permission.  But now, the proposed V zone (i.e., not the V(1) zone) to the north of 

the existing village cluster of Pak Sha O under the draft OZP would not be subject to any of 

these restrictions.   

 

13. During the same meeting, many Members expressed their concerns about the landscape 

impact that would potentially be caused by the new V zone.  The Planning Department replied 

that they could liaise with the relevant persons/ proponents as to whether vegetation could be 

planted to reduce the potential landscape impacts.  The Planning Department also claimed that 

‘modern’ village houses would be ‘low-profile’ and may not create significant visual impacts.  

 

14. We find the above statements misleading if not confounding.  We would like to ask the 

Board and the Planning Department whether liaison and ‘friendly verbal reminders’ could 

become and is the same as statutory requirements?  Can liaison and ‘friendly verbal reminders’ 

control any form of land use if these are not statutory requirements?  How is it that a statutory 

body (i.e., the TPB) operates and a Government Department now undertakes to rely on liaison 

and ‘friendly verbal reminders’, and, ‘possible expectation’, to implement and execute their 

                                                 
4
 http://legalref.judiciary.gov.hk/lrs/common/ju/ju_frame.jsp?DIS=101583&currpage=T  

5
 http://www.thestandard.com.hk/section-news.php?id=165597  
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areas of responsibility and public work duties?  Indeed, the Chairman of the Board, during the 

meeting, has already concluded that asking the relevant persons/ proponents to plant vegetation 

through liaison does not carry any kind of obligation. 

 

15. Seeing is believing.  We would like to request the Board to look at a newly constructed 

complex of houses at Tai Tan (Figure 4), and, compare the scene with the recent past and 

present outlook of the proposed V zone at Pak Sha O (Figure 5). We urge the Board to judge 

whether or not the new V zone at Pak Sha O would create permanent, irreversible and 

significant visual and landscape impacts on this unique village area, not just in Hong Kong but 

also in the entire South China region.  The current OZP, if approved, will simply kill off the 

unique landscape and village heritage settings of Pak Sha O. 

 

Concluding Remarks 

16. There is excess capacity in the V zone at Pak Tam Au that can be used for receiving and 

accommodating new Small House demands from other Enclaves in Sai Kung like Pak Sha O.  

The sudden designation of a new V zone (and without any form of planning controls) in Pak 

Sha O is not following the incremental approach which has been adopted by the Board and is 

the prevailing practice for the drawing up of proposed V zones in the Country Park Enclaves. 

 

17. The proposed V zone (not V(1) zone) and AGR zone do NOT reflect the actual land uses 

currently on-site. 

 

18.  The potential visual and landscape impacts caused by the new V zone are highly 

significant, and, there are no guaranteed measures of any kind to mitigate the impacts. 

 

19. From a planning perspective, carte blanche is now being absolutely given to Small House 

development in the proposed V zone to the north of the existing village cluster of Pak Sha O.  

All future Small House applications in the new V zone in this Country Park Enclave with a 

highly scenic landscape, ecologically sensitive habitats and a rich biodiversity of wildlife will 

not require any form of planning permission. It would be impossible for the Board to ensure 

due process or to monitor any Small House development proposals to ensure compatibility nor 

protect and preserve the unique character, rural heritage and wilderness settings of Pak Sha O. 

 

20. We strongly urge that the V zone and the AGR zone be DELETED, and, the GB zone 

should be upgraded to a CA zone. 
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21. Thank you for your attention. 

 

 

Ecological Advisory Programme 

Kadoorie Farm and Botanic Garden 

 

 

cc. Conservancy Association 

Designing Hong Kong 

Hong Kong Bird Watching Society 

WWF – Hong Kong 



 

 

香 港 新 界 大 埔 林 錦 公 路香 港 新 界 大 埔 林 錦 公 路香 港 新 界 大 埔 林 錦 公 路香 港 新 界 大 埔 林 錦 公 路  
Lam Kam Road, Tai Po, New Territories, Hong Kong 

Email: eap@kfbg.org 
7 

Figure 1. The proposed V zone in Pak Sha O is being approximately located in the area of 

farmland now under very active cultivation. 
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Figure 2. Photographs taken in recent years showing the changes to the landscape in the 

locality where the proposed AGR zone is being approximately located. 

 

December 2012 
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Figure 2. Con’t. 

 

 

January 2014 

December 2014 
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Figure 2. Con’t. 

 

 

 

April 2015 

February 2016 
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Figure 3. Land lot boundaries and changes in land ownership in the proposed V zone at Pak 

Sha O (extracted from www.inmediahk.net) 
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Figure 3. Con’t. 
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Figure 4. Newly-constructed complex of houses at Tai Tan Figure 5. The recent past and present outlook of the locality where the 

proposed V zone is being located at Pak Sha O 

 

 

 

 

2015 – Agricultural Land 

2012 - Wetland 





 

 

4
th
 February 2016 

 

Chairman and Members 

Town Planning Board 

 

E-mail: tpbpd@pland.gov.hk 

 

Dear Sir/Madam 

 

Comments on Pak Sha O Draft Outline Zoning Plan (OZP) (No: S/NE-PSO/1) 

 

The Conservancy Association (CA) would object to Pak Sha O Draft Outline Zoning Plan 

(OZP) (No: S/NE-PSO/1). 

 

1. Genuine need of small house 

CA strongly suspects that the small house demand presented by Village Representative (VR) 

is NOT genuine. Within the proposed V zone, at least 50% of land lots have been been sold to 

the developer named Xinhua Bookstore Xiang Jiang Group Limited (Figure 1). It is hard to 

say that many villagers will really be back and resettle in Pak Sha O. 

 

In mid-2012, the developer acquired nearly 60% of land within the proposed V zone. Records 

from The Land Registry show that the developer divided a significant portion of the land in 

the proposed V zone into separate lots in mid-2012 (Figure 3). These were transferred to 

various individuals surnamed Ho, Yip, Wong (Figure 4), and so on. Coincidentally, 14 small 

house applications involve these land lots (Figure 5). The above is similar to the common 

practice of transferring the beneficial rights to the “dings” to a developer who constructs small 

houses for profit-making purposes rather than for the use by the indigenous villagers (the 

applicants). 

 

We do not agree that the proposed V zone is designated to satisfy genuine need. It therefore 

should be deleted from the OZP. 

 

 

長春社 since 1968          

The Conservancy Association 
會址 : 香港九龍青山道 476 號 1 樓 102 室 

Add.: Unit 102, 1/F, 476 Castle Peak Road, Kowloon, Hong Kong 

電話 Tel.: (852) 2728 6781   傳真 Fax.: (852) 2728 5538 

mailto:tpbpd@pland.gov.hk


2. Alternative to secure small house demand 

According to TPB paper No. 10019, additional land has already secured in Pak Tam Au, Sai 

Kung, to cater small house demand of villages within water gathering ground, including Pak 

Sha O
1
. During the discussion of To Kwa Peng/Pak Tam Au OZP dated 14

th
 April 2015, the 

VR stated that “he had accepted cross-village SH applications from the ex-VR and the current 

VR of Pak Sha O Village”
2
. 

 

One of the commenters also mentioned the following points: 

 

“Pak Tam Au Village would accept cross-village SH applications, and the village had so 

far accepted at least 5 cross-village SH applications from Pak Sha O Village”
3
. 

 

“Villagers from villages within WGG, particularly Pak Sha O and Pak Sha O Ha Yeung, 

would welcome the surplus “V” zone in Pak Tam Au under the OZP to accommodate 

cross-village SH applications…”
4
 

 

While we understand that the indigenous villagers might raise objection if they did not 

support cross-village application in their own village, the above prove that this concern has 

been solved and make cross-village application feasible. 

 

At that time, TPB has decided to keep the size of V zone in Pak Tam Au unchanged. Within 

this V zone, 46 houses can be built, and even calculating the new demand (i.e. 25 according to 

10-year forecast) in Pak Tam Au, there is still surplus space for cross-village application from 

Pak Sha O. Any justified small house demand in Pak Sha O should therefore be transferred to 

the V zone in Pak Tam Au. 

 

3. Potential impacts triggered by village expansion 

Expansion of V zone in Pak Sha O would lead to potential environmental impacts in adjacent 

Pak Sha O environment which is Sai Kung West Country Park with ecological and aesthetic 

importance.  

 

3.1 Environmental damage by additional transport supporting facilities 

One of the concerns is the increasing demand of spaces for parking cars. Even the government 

might not necessarily provide adequate parking spaces, many rural villages would simply 

trash the site by removing vegetation cover and fill the site with concrete to create “private” 

                                                
1 Section 4.1(g), TPB Paper No. 10019 
2 Section 11(a), Minutes of the 1083rd Meeting of the Town Planning Board held on 14.4.2015 
3 Section 12(a), Minutes of the 1083rd Meeting of the Town Planning Board held on 14.4.2015 
4
 Section 34, Minutes of the 1083rd Meeting of the Town Planning Board held on 14.4.2015 



car parking space. What we can also envisage is that, since there is currently no vehicular 

access to Pak Sha O, cars might illegally park in Hoi Ha Road.  

 

Another concern is that there is no proper access arrangement to Pak Sha O. In view of this, 

CA wishes to refer to the example of a Section 16 application in To Kwa Peng 

A/DPA/NE-TKP/4. While Planning Department had no objections to this planning application, 

several members have once expressed the following concerns in the TPB meeting: 

 

“a member opined that the sites were not suitable for Small House developments in 

view of their remoteness and the lack of infrastructure provision, in particular 

vehicular access, which would render if difficult to meet the daily and emergency 

needs of the future residents”
5
 

 

“A Member considered that the application should not be supported as the sites were 

not suitable for Small House developments given their remoteness and the lack of a 

proper access. It took at least 30 minutes to walk from the application site to reach 

Pak Tam Road. Upgrading the access would affect the Sai Kung East Country 

Park…This Member said that the relevant Government departments should have 

considered the access and environmental problems in approving the applications for 

the 16 Small Houses in the District Lands Office Conference”
6
 

 

This planning application was finally rejected by TPB on 22
nd

 July 2011. One of the reasons 

was that “the sites were remote. The applicant failed to demonstrate that proper access 

arrangement could be provided for the proposed Small Houses”.  

 

The situation of Pak Sha O is somehow similar to To Kwa Peng. Both villages can be 

accessible by merely a narrow footpath with no proper vehicular access. Any upgrade or 

widening work of the existing footpath would unavoidably pose adverse ecological and 

landscape impact on Country Park.  

 

3.2 Sewerage 

In response to the potential sewerage impact caused by increasing small houses in Pak Sha O, 

it is stated that “there should be demonstrably effective means (such as proper waste water 

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

government departments”
7
. Septic tank and soakaway systems for sewage treatment and 

disposal would not be considered. However, the risk of water pollution arise from non-point 

                                                
5 Section 84, Minutes of 445th Meeting of the Rural and New Town Planning Committee held on 22.7.2011 
6 Section 86, Minutes of 445th Meeting of the Rural and New Town Planning Committee held on 22.7.2011 
7
 Section 4.1(h), TPB Paper No. 10019 



source (increase in human activities within the new village area) has still not been tackled in 

full. This should not been under-estimated as the Hoi Ha EIS lies close to the proposed V 

zone. As any potential adverse impacts from non-point source cannot be assessed again 

through planning application system, finally the EIS would be prone to water pollution.  

 

Hoi Ha Wan Marine Park at the estuary should be another potential sensitive receiver left 

without assessment in this OZP. The recent decline in corals in Hoi Ha Wan acts as an alert 

that more massive village expansion in this catchment would cause additional pressure on the 

already stressed marine ecology of Hoi Ha Wan Marine Park.  

 

To be in line with the planning intention of Pak Sha O OZP (i.e. to conserve the high natural 

landscape and ecological significance of the Area in safeguarding the natural habitat and 

natural system of the wider area), CA opines that both Planning Department and TPB could 

act as a gatekeeper in earlier planning stage by preventing large-scale village expansion in 

ecologically-sensitive areas like Pak Sha O. 

 

4. Implication on village expansion in AGR zone 

Regarding the proposed AGR zone, we are in grave concern that it would only result in 

promoting small house application rather than genuine, sustainable farming practice. Indeed, 

most of the AGR zone is in Village Environ (Figure 6). Given the approval rate of over 60%
8
 

for houses in AGR zone, it appears as if another land reserve for small house. This AGR zone 

should be deleted to kill the false hope of the developers and villagers. 

 

5. Visual impact 

We do not agree with the preliminary discussion in TPB meeting dated 13
th
 November 2015 

that the proposed V zone has considered potential visual impacts posed on the historic Pak 

Sha O village. The so-called “a dense woodland” that can act as a buffer between the existing 

village and the proposed V zone
9
 simply neglects other visually sensitive receivers. When we 

view the proposed V zone from the walking trail leading to the village (Figure 7) and the 

hiking trail linking Lo Fu Kei Shek and Shek Uk Shan (Figure 8), we think that the small 

house development is HIGHLY INCOMPATIBLE with the Country Park and pose significant 

visual impact on the area. To protect the village setting, TPB should not confine to the 

discussion to how wide the setback of the proposed V zone from the village cluster but 

consider the rural character and tranquil environment of Pak Sha O as a whole.  

 

Referring to the case of Tai Long Wan OZP, there is precedent case for Planning Department 

                                                
8 LCQ17: Land reserved for building New Territories small houses (6 Feb 2013) 

http://gia.info.gov.hk/general/201302/06/P201302060426_0426_106939.pdf  
9
 Section 3.3, TPB Paper No. 10019 



and TPB to adopt a conservation approach in planning Country Park enclave in view of the 

natural setting. The planning intention would be “to preserve the natural environment, 

unspoiled landscape, historic buildings and the archaeological site with a view to 

strengthening the protection of the Area from encroachment by developments”. While more 

restrictive clauses had been included in the V zone, the size of V zone had been substantially 

reduced to include existing structure. There is also implication that any new small house 

demands have to be met in Sai Kung “Heung” outside Tai Long Wan by cross-village 

applications. The above arrangement would help “minimize the potential threats to the 

existing landscape quality and heritage value of the Area” (TPB Paper No.5929). 

 

The Planning Report of Pak Sha O has already outlined the landscape character of Pak Sha O. 

Pak Sha O is an outstanding, well-preserved vernacular Hakka village with graded historic 

buildings, such as Ho Residence, Ho Ancestral Hall (both in Grade 1), Immaculate Heart of 

Mary Chapel (Grade 3). It is also classified as of high quality landscape value of an enclosed, 

tranquil and coherent landscape character, according to the “Landscape Value Mapping of 

Hong Kong (2005)”
10

. Other important landscape resources include the woodlands, Hoi Ha 

EIS and its tributaries, low-lying freshwater marshes, and so on. The conservation approach 

adopted in Tai Long Wan, therefore, is applicable in Pak Sha O. We understand that currently 

the proposed V(1) zone aims at preserving the existing village setting, so what more effort 

needed now is to cut the V zone to avoid unnecessary development expectation in the area.  

 

6. Flood risk 

From the OZP, the proposed V zone is mostly encircled by the EIS. The proposed plan has not 

taken into consideration the threat of flooding for future residents during rainstorms. 

 

 

 

Yours faithfully 

 

Ng Hei Man 

Assistant Campaign Manager 

                                                
10

 Section 3.3.4, Planning Report of Pak Sha O 



Figure 1  The latest land ownership in the proposed V zone (checked in December 

2015) 

 

 

Figure 2  Land ownership in the proposed V zone in mid-2012 

 



Figure 3  The Deed Poll by the developer dated 23
rd

 May 2012. 11 (marked in red) 

out of 18 lots applied were within the proposed V zone 

 



Figure 3  (Con’t) 

 



Figure 4  Brief records of Land Registry on the 10 land lots with outstanding small house 

demand 

DD290 業主姓名 Name of Owner 
文書日期 DATE OF 

INSTRUMENT 

註冊日期 DATE OF 

REGISTRATION 

995 
   

RP Developer 

21/07/2008 

04/11/2009 

17/05/2012 

17/05/2012 

14/8/2008 

02/12/2009 

24/05/2012 

24/05/2012 

SA YIP  23/5/2012 1/6/2012 

SB HO  23/5/2012 1/6/2012 

SC Developer 

21/07/2008 

04/11/2009 

17/05/2012 

17/05/2012 

14/8/2008 

02/12/2009 

24/05/2012 

24/05/2012 

SD IP  23/5/2012 1/6/2012 

999 
   

RP Developer 16/2/2012 29/2/2012 

SA LAM  23/5/2012 1/6/2012 

SB WONG  23/5/2012 1/6/2012 

SC YIP  23/5/2012 1/6/2012 

SD YIP  23/5/2012 1/6/2012 

SE WONG  23/5/2012 1/6/2012 

SF HO  23/5/2012 1/6/2012 

SG Developer 16/2/2012 29/2/2012 

SH HO  23/5/2012 1/6/2012 

1000 
   

RP WONG  23/5/2012 1/6/2012 

SA YIP  23/5/2012 1/6/2012 

SB HO  23/5/2012 1/6/2012 

1001 
   

RP Developer 16/12/2009 15/1/2010 

SA Developer 16/12/2009 15/1/2010 

SB HO  23/5/2012 1/6/2012 

SC HO  23/5/2012 1/6/2012 

1003 
   



RP HO  23/5/2012 1/6/2012 

SA HO  23/5/2012 1/6/2012 

SB IP  23/5/2012 1/6/2012 

SC Developer 

21/07/2008 

04/11/2009 

17/05/2012 

17/05/2012 

14/8/2008 

02/12/2009 

24/05/2012 

24/05/2012 

1004 
   

RP HO  23/5/2012 1/6/2012 

SA Developer 

21/07/2008 

04/11/2009 

17/05/2012 

17/05/2012 

14/8/2008 

02/12/2009 

24/05/2012 

24/05/2012 

SB HO  23/5/2012 1/6/2012 

SC HO  23/5/2012 1/6/2012 

SD IP 23/5/2012 1/6/2012 

SE IP  23/5/2012 1/6/2012 

SF HO  23/5/2012 1/6/2012 

SG Developer 

21/07/2008 

04/11/2009 

17/05/2012 

17/05/2012 

14/8/2008 

02/12/2009 

24/05/2012 

24/05/2012 

1018 
   

RP LAM 23/5/2012 1/6/2012 

SA HO  23/5/2012 1/6/2012 

SB IP  23/5/2012 1/6/2012 

SC YIP  23/5/2012 1/6/2012 

SD WONG  23/5/2012 1/6/2012 

1020 
   

RP HO  23/5/2012 1/6/2012 

SA Developer 

21/07/2008 

04/11/2009 

17/05/2012 

17/05/2012 

14/8/2008 

02/12/2009 

24/05/2012 

24/05/2012 

SB Developer 

21/07/2008 

04/11/2009 

17/05/2012 

17/05/2012 

14/8/2008 

02/12/2009 

24/05/2012 

24/05/2012 

1080 
   

RP IP 23/5/2012 1/6/2012 

SA HO  23/5/2012 1/6/2012 



1093 
   

RP HO  23/5/2012 1/6/2012 

SA IP  23/5/2012 1/6/2012 

 



Figure 5  Comparison between the past and updated Lot Index Plan. 10 land lots 

(marked in purple) in the proposed V zone have been divided into smaller lots (47 in 

total). Coincidentally, 14 small house applications were involved in these land lots. 

 



Figure 6  Most of the area zoned AGR (shaded in green) are within Village Environ 

 

 

Figure 7  Viewing the proposed V zone (circled in red) at the walking trail leading 

to Pak Sha O village 



Figure 8  Photomontage: Viewing the proposed V zone at the hiking trail linking Lo 

Fu Kei Shek and Shek Uk Shan 

 

 





 

Secretary, Town Planning Board 

15/F, North Point Government Offices 

333 Java Road, North Point, Hong Kong 

(E-mail: tpbpd@pland.gov.hk) 

By email only 

 

4 February 2016 

Dear Sir/Madam, 

 

Comments on the draft Pak Sha O Outline Zoning Plan (S/NE-PSO/1) 

 

Pak Sha O is a place of high ecological and cultural value.  Many fauna and flora species 

of conservation concern are recorded in the area.  An Ecologically Important Stream (EIS) 

is also identified and recognized by the Agriculture, Fisheries and Conservation 

Department (AFCD) in Pak Sha O.  However, in the draft Pak Sha O Outline Zoning Plan 

(OZP) No. S/NE-PSO/1, a new “Village Type Development” (V) zone was proposed to the 

north of the existing village, which was said to satisfy the current small house demand.  

We have reservations in the justification of the new V zone and consider that the new V 

zone should be entirely removed.  Our detailed comments and reasons for the objection 

to the draft OZP are as below:  

 

1. Ecological importance of Pak Sha O 

From 1999 to 2014, HKBWS has recorded 175 species of birds in Pak Sha O, which 

accounts for about one-third of total number of bird species recorded in Hong Kong1; 

among them, 56 species are of conservation concern (Appendix 1).  A diverse group 

of birds have been found in the Plan Area, including woodland birds (e.g., flycatchers, 

warbler, babblers and flowerpeckers), waterbirds (e.g., egrets, herons, shorebirds and 

kingfishers), open country birds (e.g., buntings) and raptor species (e.g., eagles and 

owls).  The presence of such a wide range of bird species indicates the Plan Area is 

with diverse undisturbed natural habitats which are worthy of protection, particularly 

the woodland, marsh and natural streams.   

 

One of the species of conservation concern frequently recorded in Pak Sha O is the 

Brown Fish Owl (Ketupa zeylonensis), which is a scarce resident in Hong Kong2.  It is 

                                                      
1 Total bird species in Hong Kong is 531.  
2 Carey, G.J., Chalmers, M.L., Diskin, D.A., Kennerley, P.R., Leader, P.J., Leven, M.R., Lewthwaite, R.W., 
Melville, D.S., Turnbull, M. and Young, L. (2001). The Avifauna of Hong Kong. Hong Kong Bird Watching 
Society. 
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considered to be of Regional Concern3 and is listed under Class II protection in the 

People’s Republic of China List of Wild Animals4.  This species feeds in undisturbed, 

unpolluted lowland streams and tidal creeks2.  The woodlands in Pak Sha O are 

breeding grounds for Brown Fish Owl, while the marshes and unpolluted natural 

streams and their riparian vegetation are suitable foraging grounds and perches for 

this species.  The occurrence of this species and other raptor species, which are top 

predators in the food web, indicates that the terrestrial and river ecosystem is in 

healthy condition.  

 

Besides avifauna, other species of conservation concerns were also recorded 

including plants, mammals, dragonflies, butterflies, herpetofauna and fish.  Over 

1000 species of flora and fauna were recorded in Pak Sha O5.  This shows that the 

Plan Area is of high biological diversity and conservation value, thus should be 

adequately protected.  

 

2. The new V zone is not well-justified 

1.1 The new V zone may not reflect the genuine need of villagers 

From 2000 to 2012, many of the land in front (i.e. north) of the Pak Sha O village were 

bought up by various developers and companies.  However, in 2012, some of the 

agricultural lands owned by the developer were subdivided into smaller plots by deed 

poll, and many of these subdivided small plots were then sold to villagers.  In the 

same year, the Lands Department received small house applications in Pak Sha O, 

which are located in these subdivided small plots.  These small house applications 

then becomes the outstanding small house demand of Pak Sha O, which has not 

changed since 20126.  The whole process seems to be very similar to the practice of 

selling “ding” rights for profit and there was a recent case where villagers were 

charged for fraud over construction of small houses7.  Hence, we have reservations 

on the genuineness of the “outstanding small house demand”, which is one of the 

main justifications for a new V zone.  Moreover, many of the land plots within the 

new V zone and those between the new V zone and the existing village are owned by 

                                                      
3 Fellowes, J.R., Lau, M.W.N., Dudgeon, D., Reels, G.T., Ades, G.W.J., Carey, G.J., Chan, B.P.L., Kendrick, R.C., 
Lee, K.S., Leven, M.R., Wilson, K.D.P. and Yu, Y.T. (2002). Wild animals to watch: Terrestrial and freshwater 
fauna of conservation concern in Hong Kong. Memoirs of the Hong Kong Natural History Society No. 25, 
123-160. 
4 List of Wild Animals under State Protection (promulgated by State Forestry Administration and Ministry of 
Agriculture on 14 January, 1989). 
5 Ecological data (results from surveys by individuals and green groups, and existing data extracted from 
literatures and publicly available sources) compiled by Christophe Barthelemy.  
6 From data provided in TPB Paper No. 9240, 9965 and 10019, the outstanding small house demand 
remains at 38 and has not changed since 2012.  
7 ICAC Press Release on 4 December 2015 <http://www.icac.org.hk/en/pr/index_uid_1771.html> 
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developer.  It is uncertain if the villagers would really want to come back and live in 

the village.  Therefore, we consider that the new V zone may not reflect the genuine 

need of the villagers and should be deleted.  

 

1.2 Cross-village application mechanism already established 

During the further representation hearing for the draft To Kwa Ping and Pak Tam Au 

OZP, the Planning Department stated that “the surplus V zone (in Pak Tam Au) could 

meet the SH (Small House) demand generated from cross-village applications from 

other villages within the Country Park enclaves in Sai Kung North (e.g. Pak Sha O and 

Pak Sha O Ha Yeung)”8.  Extra land has been reserved in the V zone of Pak Tam Au.  

The small house demand in Pak Sha O can be met by cross-village applications under 

the current land administrative practice.  Therefore, the new V zone in Pak Sha O is 

unnecessary.  

 

1.3 New V zone not compatible with the surrounding 

The new V zone is within the water gathering ground as defined by the Water Services 

Department, and is only 20 metres from an Ecologically Important Stream (EIS) which 

is recognized by the AFCD.  We are concerned the village development would 

potentially lead to water pollution, threatening the aquatic organisms of conservation 

concern in the EIS of Pak Sha O and the Hoi Ha Marine Park located further 

downstream.  Moreover, development of modern style small houses in the new V 

zone would lead to a significant negative visual impact on the natural and rural 

landscape and the cultural heritage of the Pak Sha O village.  Furthermore, the 

increase in the built-up and paved area would decrease the flood capacity of the area.  

Changes to existing infrastructure may also be required (i.e. raising the level of the 

existing footpaths or houses) in the future for the safety of residents and visitors as 

the area will be prone to flooding.  Therefore, the new V zone is not compatible with 

the natural and rural setting of Pak Sha O.  

   

3. From a freshwater marsh to a farmland then to a V zone 

The area where the new V zone is currently located, was once a long abandoned 

paddy field which became a freshwater marsh through natural succession.  In 2012 

(the same year as the division of land plots by deed poll, the transfer of 

landownership from developer to villager, and the application of small houses), a 

farmer from outside the village came to cultivate the area and started to drain the 

wetland.  In the process of drafting an OZP for Pak Sha O in 2015, the farmed area 

was zoned as “Agriculture” (AGR) in draft Plan B (S/NE-PSO/B) due to its current 

                                                      
8 Paragraph 5(j) of the minutes of the 1083rd Town Planning Board meeting 
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statue.  Later, amendments were made to draft Plan B and a new V zone was 

proposed in draft Plan C (S/NE-PSO/C).   

 

During the consideration of the new V zone, AFCD had “no strong view from nature 

conservation perspective as most of the area had been disturbed by farming 

activities”9.  One of the Members even said “the stream abutting the footpath to the 

village was disturbed and the ecological value of its riparian zone should not be 

significant”.   

 

This series of events, together with the views from the Authority and the Members, 

seems to match with our doubt and concern of “destroy first, build later” when 

farmland rehabilitation first occurred in the marsh of Pak Sha O back in 2012.  This 

may also give the public an impression that farming in a wetland can degrade its 

ecological value and would eventually lead to an approved village development.  

 

The recognition and approval of the new V zone by the Town Planning Board may set 

an undesirable precedent for future similar cases.  We are concerned more 

freshwater wetlands will be destroyed and drained by dry agricultural practices, in 

hope of small house developments in the future.  

 

4. Our recommendations 

We are concerned the current draft plan would facilitate undesirable village 

development in Pak Sha O and would adversely affect the natural habitat and the 

wildlife inhabiting the area, including the EIS and the protected Brown Fish Owl.  

Therefore, in order to protect the integrity of the ecosystem in Pak Sha O and 

alleviate the development pressure from small houses, the HKBWS considers that the 

new V zone should be entirely removed from the draft Plan.  In addition, all 

woodland, all natural streams (including the EIS) and their riparian zones should be 

protected by “Green Belt (1)” or ”Conservation Area” zoning.  Furthermore, given 

the Plan Area is of ecological importance and is within the water gathering ground, 

buffer zones for the protection of streams and riparian vegetation should be zoned 

“Green Belt (1)” or ”Conservation Area” for at least 30 metres wide on the two sides 

of the bank.  

 

The introduction of planning control alone could not fully protect the sites from 

activities such as unauthorized tree felling and vegetation removal.  In order to fully 

protect the ecological and landscape values of the site, as well as the overall value of 

                                                      
9 Paragraph 72(l) of the minutes of the 1099th Town Planning Board meeting 
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the surrounding Sai Kung West Country Park, the Authority should consider including 

Pak Sha O into the Sai Kung West Country Park following detailed assessments and 

public consultation.  HKBWS believes that Pak Sha O and surrounding areas are 

qualified for such purpose given its value in terms of ecology, landscape and built 

heritage.  

 

Thank you for your kind attention and we hope that the Town Planning Board would take 

our comments into consideration. 

 

 

Yours faithfully, 

 
Woo Ming Chuan 

Conservation Officer 

The Hong Kong Bird Watching Society 

 

cc.  

The Conservancy Association 

Designing Hong Kong 

Kadoorie Farm and Botanic Garden  

WWF – Hong Kong 
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Appendix 1 - HKBWS Bird Records at Pak Sha O (1999-2014) 

No. Common Name
(1) Scientific Name

Level of

Concern
(4)

Protection Status in

China
(5)

China Red Data

Book
(6)

IUCN Red List

(Version 2013.1)
(7)

1 Japanese Quail Coturnix japonica LC - - Near Threatened

2 Eurasian Bittern
(9) Botaurus stellaris RC - - -

3 Von Schrenck's Bittern
(9) Ixobrychus eurhythmus RC - - -

4 Black-crowned Night Heron
(9) Nycticorax nycticorax (LC) - - -

5 Striated Heron
(9) Butorides striatus (LC) - - -

6 Chinese Pond Heron
(9) Ardeola bacchus PRC (RC) - - -

7 Eastern Cattle Egret
(9) Bubulcus coromandus (LC) - - -

8 Great Egret
(9) Ardea modesta PRC (RC) - - -

9 Intermediate Egret
(9) Egretta intermedia RC - - -

10 Little Egret
(9) Egretta garzetta PRC (RC) - - -

11 Crested Honey Buzzard
(8) Pernis ptilorhyncus LC Class II Vulnerable -

12 Crested Serpent Eagle
(8) Spilornis cheela (LC) Class II Vulnerable -

13 Bonelli's Eagle
(8)(9) Aquila fasciata (RC) Class II Rare -

14 Crested Goshawk
(8) Accipiter trivirgatus - Class II Rare -

15 Japanese Sparrowhawk
(8) Accipiter gularis - Class II - -

16 Besra
(8) Accipiter virgatus - Class II - -

17 Eastern Marsh Harrier
(8)(9) Circus spilonotus LC Class II - -

18 Black Kite
(8)(9) Milvus migrans (RC) Class II - -

19 White-bellied Sea Eagle
(8)(9) Haliaeetus leucogaster (RC) Class II - -

20 Eastern Buzzard
(8)(9) Buteo japonicus - Class II - -

21 Slaty-legged Crake Rallina eurizonoides - - - -

22 White-breasted Waterhen
(9) Amaurornis phoenicurus - - - -

23 Eurasian Woodcock Scolopax rusticola - - - -

24 Pintail Snipe
(9) Gallinago stenura - - - -

25 Common Snipe
(9) Gallinago gallinago - - - -

26 Wood Sandpiper
(9) Tringa glareola LC - - -

27 Temminck's Stint
(9) Calidris temminckii LC - - -

28 Oriental Turtle Dove Streptopelia orientalis - - - -

29 Spotted Dove Streptopelia chinensis - - - -

30 Common Emerald Dove Chalcophaps indica - - Vulnerable -

31 Greater Coucal Centropus sinensis - Class II Vulnerable -

32 Chestnut-winged Cuckoo Clamator coromandus - - - -

33 Plaintive Cuckoo Cacomantis merulinus - - - -

34 Fork-tailed Drongo Cuckoo Surniculus lugubris - - - -

35 Large Hawk Cuckoo Hierococcyx sparverioides - - - -

36 Hodgson's Hawk Cuckoo Hierococcyx nisicolor - - - -

37 Collared Scops Owl
(8) Otus lettia - Class II - -

38 Brown Fish Owl
(8) Ketupa zeylonensis RC Class II - -

39 Asian Barred Owlet
(8) Glaucidium cuculoides - Class II - -

40 Grey Nightjar Caprimulgus jotaka LC - - -

41 Savanna Nightjar Caprimulgus affinis - - - -

42 Silver-backed Needletail Hirundapus cochinchinensis - Class II - -

43 Pacific Swift Apus pacificus (LC) - - -

44 House Swift Apus nipalensis - - - -

45 Oriental Dollarbird Eurystomus orientalis - - - -

46 White-throated Kingfisher
(9) Halcyon smyrnensis (LC) - - -

47 Black-capped Kingfisher
(9) Halcyon pileata (LC) - - -

48 Common Kingfisher
(9) Alcedo atthis - - - -

49 Great Barbet Megalaima virens - - - -

50 Speckled Piculet Picumnus innominatus LC - - -

51 Common Kestrel
(8) Falco tinnunculus - Class II - -

52 Amur Falcon Falco amurensis - Class II - -

53 Eurasian Hobby
(8) Falco subbuteo (LC) Class II - -

54 Black-winged Cuckoo-shrike Coracina melaschistos - - - -

55 Swinhoe's Minivet Pericrocotus cantonensis LC - - -

56 Ashy Minivet Pericrocotus divaricatus - - - -

57 Grey-chinned Minivet Pericrocotus solaris LC - - -

58 Scarlet Minivet Pericrocotus speciosus - - - -

59 Bull-headed Shrike Lanius bucephalus - - Rare -

60 Brown Shrike Lanius cristatus - - - -

61 Long-tailed Shrike Lanius schach - - - -

62 White-bellied Erpornis Erpornis zantholeuca LC - - -

63 Black-naped Oriole Oriolus chinensis LC - - -

64 Hair-crested Drongo Dicrurus hottentottus - - - -

65 Black-naped Monarch Hypothymis azurea - - - -

66 Asian Paradise Flycatcher Terpsiphone paradisi LC - - -

67 Japanese Paradise-Flycatcher Terpsiphone atrocaudata LC - - Near Threatened

68 Red-billed Blue Magpie Urocissa erythrorhyncha - - - -

69 Grey Treepie Dendrocitta formosae LC - - -

70 Collared Crow Corvus torquatus LC - - Near Threatened

71 Large-billed Crow Corvus macrorhynchos - - - -

72 Cinereous Tit Parus cinereus - - - -

73 Yellow-cheeked Tit Parus spilonotus - - - -

74 Eurasian Skylark Alauda arvensis - - - -

75 Red-whiskered Bulbul Pycnonotus jocosus - - - -

76 Chinese Bulbul Pycnonotus sinensis - - - -

77 Mountain Bulbul Ixos mcclellandii - - - -

78 Chestnut Bulbul Hemixos castanonotus - - - -

79 Barn Swallow Hirundo rustica - - - -

80 Red-rumped Swallow Cecropis daurica - - - -

81 Pygmy Wren-babbler Pnoepyga pusilla - - - -

82 Mountain Tailorbird Phyllergates cucullatus - - - -

83 Japanese Bush Warbler Horornis diphone - - - -

84 Manchurian Bush Warbler Horornis borealis - - - -
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Appendix 1 - HKBWS Bird Records at Pak Sha O (1999-2014) 

No. Common Name
(1) Scientific Name

Level of

Concern
(4)

Protection Status in

China
(5)

China Red Data

Book
(6)

IUCN Red List

(Version 2013.1)
(7)

85 Brown-flanked Bush Warbler Horornis fortipes - - - -

86 Asian Stubtail Urosphena squameiceps - - - -

87 Dusky Warbler Phylloscopus fuscatus - - - -

88 Radde's Warbler Phylloscopus schwarzi - - - -

89 Chinese Leaf Warbler Phylloscopus yunnanensis - - - -

90 Pallas's Leaf Warbler Phylloscopus proregulus - - - -

91 Yellow-browed Warbler Phylloscopus inornatus - - - -

92 Arctic Warbler Phylloscopus borealis - - - -

93 Two-barred Warbler Phylloscopus plumbeitarsus - - - -

94 Pale-legged Leaf Warbler Phylloscopus tenellipes - - - -

95 Eastern Crowned Warbler Phylloscopus coronatus - - - -

96 Goodson's Leaf Warbler Phylloscopus goodsoni LC - - -

97 Martens's Warbler Seicercus omeiensis

98 Black-browed Reed Warbler Acrocephalus bistrigiceps - - - -

99 Manchurian Reed Warbler Acrocephalus tangorum - - - Vulnerable

100 Russet Bush Warbler Locustella mandelli - - - -

101 Pallas's Grasshopper Warbler Locustella certhiola LC - - -

102 Zitting Cisticola Cisticola juncidis LC - - -

103 Plain Prinia Prinia inornata - - - -

104 Common Tailorbird Orthotomus sutorius - - - -

105 Streak-breasted Scimitar Babbler Pomatorhinus ruficollis - - - -

106 Rufous-capped Babbler Stachyris ruficeps LC - - -

107 Chinese Hwamei Garrulax canorus - - - -

108 Masked Laughingthrush Garrulax perspicillatus - - - -

109 Greater Necklaced Laughingthrush Garrulax pectoralis - - - -

110 Black-throated Laughingthrush Garrulax chinensis - - - -

111 Blue-winged Minla Minla cyanouroptera - - - -

112 Chesnut-collared Yuhina Yuhina castaniceps (LC) - - -

113 Chestnut-flanked White-eye Zosterops erythropleurus - - - -

114 Japanese White-eye Zosterops japonicus - - - -

115 Velvet-fronted Nuthatch Sitta frontalis - - - -

116 Common Myna Acridotheres tristis - - - -

117 Red-billed Starling
(9) Spodiopsar sericeus RC - - -

118 Black-collared Starling Gracupica nigricollis - - - -

119 Orange-headed Thrush Geokichla citrina LC - - -

120 Siberian Thrush Geokichla sibirica - - - -

121 White's Thrush Zoothera aurea - - - -

122 Grey-backed Thrush Turdus hortulorum - - - -

123 Japanese Thrush Turdus cardis - - - -

124 Common Blackbird Turdus merula - - - -

125 Eyebrowed Thrush Turdus obscurus - - - -

126 Pale Thrush Turdus pallidus - - - -

127 Brown-headed Thrush Turdus chrysolaus LC - - -

128 Dusky Thrush Turdus eunomus LC - - -

129 Oriental Magpie Robin Copsychus saularis - - - -

130 Grey-streaked Flycatcher Muscicapa griseisticta - - - -

131 Dark-sided Flycatcher Muscicapa sibirica - - - -

132 Asian Brown Flycatcher Muscicapa latirostris - - - -

133 Ferruginous Flycatcher Muscicapa ferruginea PRC - - -

134 Hainan Blue Flycatcher Cyornis hainanus - - - -

135 Fujian Niltava Niltava davidi - - - -

136 Blue-and-white Flycatcher Cyanoptila cyanomelana - - - -

137 Verditer Flycatcher Eumyias thalassinus - - - -

138 Lesser Shortwing Brachypteryx leucophris LC - - -

139 Siberian Blue Robin Luscinia cyane LC - - -

140 Rufous-tailed Robin Luscinia sibilans - - - -

141 Siberian Rubythroat Luscinia calliope - - - -

142 White-tailed Robin Myiomela leucura

143 Red-flanked Bluetail Tarsiger cyanurus - - - -

144 Blue Whistling Thrush Myophonus caeruleus - - - -

145 Yellow-rumped Flycatcher Ficedula zanthopygia - - - -

146 Narcissus Flycatcher Ficedula narcissina - - - -

147 Mugimaki Flycatcher Ficedula mugimaki - - - -

148 Red-throated Flycatcher Ficedula albicilla - - - -

149 Daurian Redstart Phoenicurus auroreus - - - -

150 Blue Rock Thrush Monticola solitarius - - - -

151 Stejneger's Stonechat Saxicola stejnegeri - - - -

152 Grey Bush Chat Saxicola ferreus LC - - -

153 Orange-bellied Leafbird Chloropsis hardwickii LC - - -

154 Fire-breasted Flowerpecker Dicaeum ignipectus - - - -

155 Scarlet-backed Flowerpecker Dicaeum cruentatum - - - -

156 Fork-tailed Sunbird Aethopyga christinae - - - -

157 Eurasian Tree Sparrow Passer montanus - - - -

158 White-rumped Munia Lonchura striata - - - -

159 Scaly-breasted Munia Lonchura punctulata - - - -

160 Forest Wagtail Dendronanthus indicus - - - -

161 Eastern Yellow Wagtail Motacilla tschutschensis - - - -

162 Grey Wagtail Motacilla cinerea - - - -

163 White Wagtail Motacilla alba - - - -

164 Richard's Pipit Anthus richardi - - - -

165 Olive-backed Pipit Anthus hodgsoni - - - -

166 Pechora Pipit Anthus gustavi LC - - -

167 Brambling Fringilla montifringilla - - - -

168 Chinese Grosbeak Eophona migratoria LC - - -
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Appendix 1 - HKBWS Bird Records at Pak Sha O (1999-2014) 

Appendix 1 - HKBWS Bird Records at Pak Sha O (1999-2014) Appendix 1 - HKBWS Bird Records at Pak Sha O (1999-2014) 

Appendix 1 - HKBWS Bird Records at Pak Sha O (1999-2014) 

No. Common Name
(1) Scientific Name

Level of

Concern
(4)

Protection Status in

China
(5)

China Red Data

Book
(6)

IUCN Red List

(Version 2013.1)
(7)

169 Tristram's Bunting Emberiza tristrami - - - -

170 Chestnut-eared Bunting Emberiza fucata LC - - -

171 Little Bunting Emberiza pusilla - - - -

172 Yellow-browed Bunting Emberiza chrysophrys - - - -

173 Yellow-breasted Bunting Emberiza aureola RC - - Endangered

174 Chestnut Bunting Emberiza rutila - - - -

175 Black-faced Bunting Emberiza spodocephala - - - -

Note:

(1) All wild birds are Protected under Wild Animal Protection Ordinance (Cap. 170)

(4) Fellowes et al. (2002): GC=Global Concern; LC=Local Concern; RC=Regional Concern; PRC=Potential Regional Concern; PGC: Potential Global Concern. 

     Letters in parentheses indicate that the assessment is on the basis of restrictedness in nesting and/or roosting sites rather than in general occurrence.

 (6) Zheng, G. M. and Wang, Q. S. (1998). 

(7) IUCN (2013). IUCN Red List of Threatened Species. Version 2013.1

(8) Protected under Protection of Endangered Species of Animals and Plants Ordinance (Cap. 586)

(9) Wetland-dependent species (including wetland-dependent species and waterbirds)

Species of conservation interest is in bold type face

(5) List of Wild Animals Under State Protection (promulgated by State Forestry Administration and Ministry of Agriculture on 14 January, 1989).

[國家重點保護野生動物名錄(1989年1月14日林業局及農業部發佈施行)]
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Summary of Representations in Similar Format submitted by TPB/R/S/NE-PSO/1-R548 to R1798 

Grounds presented in the standard form:  

(i) Small House demand proposed by Indigenous Villagers is suspected: Over 50% of the Land 

earmarked for development has already been sold to Xinhua Bookstore Xiang Jiang Group 

Limited. Are these villagers now suddenly planning to back and settle in the village? Importantly, 

the developer has systematically carved out land lots and transferred these to villagers since 

mid-2012. Are these villagers now acting as frontmen for the developer – selling their ding right 

and facilitating small house applications? It appears that the claimed small house demand is 

merely an excuse by the developers and indigenous villagers to make profit, rather than a genuine 

demand under the small house policy. 

原居民丁屋需求成疑：現時發展商「新華書店湘江集團有限公司」在「鄉村式發展」地帶

持有至少五成土地，有大量村民未來將回到鄉村的說法令人懷疑。另外，發展商在 2012 年

中把「鄉村式發展」地帶內的地段分拆並轉手，分拆地段內更已有處理的丁屋申請，整個

過程與一般「套丁」情況相似，擔心所謂滿足「原居民丁屋需求」只是發展商與原居民合

謀圖利的藉口 

(ii) Planning Department has already secured another piece of land for Pak Sha O: According to 

Town Planning Board papers, the Planning and Lands Department already secured land for former 

Pak Sha O villagers in Pak Tam Au. There is thus already sufficient land reserved in Sai Kung for 

genuine small house applications in the same ‘Heung’. Expansion of the “V” zone is not justified.  

規劃署早已另覓土地予白沙澳村：城規會文件中，曾指現時西貢北潭凹早已預留空間，讓

白沙澳村申請「飛丁」解決丁屋需求，規劃署無理據再為白沙澳擴大「鄉村式發展」地帶 

(iii) Small house application in Agriculture (AGR) zone is still permitted: Most of the “AGR” 

zone walls within Village Environ so that small house applications Small House applications is 

still permitted, with an approval rate of over 60% in AGR zone with reference to past experience. 

This would create false hope for developer and villagers. 

「農業」地帶仍可申建丁屋：大部分「農業」用地在「鄉村範圍」(Village Environ) 內，可

以申建丁屋，而以往在「農業」地帶成功興建丁屋的機會更達六成，現時的規劃仍為發展

商及原居民製造錯誤期望 

(iv) The area is prone to flood risk: The "V" zone is encircled by an ‘Ecologically Important Stream’, 

as close by as 20 meters to the areas designated for development. The proposed plan has not taken 

into account the consideration of threat of flooding for future residents during rainstorms. 

水浸風險：「鄉村式發展」用地被一條「具重要生態價值河流」包圍，距離更只有 20 米，

規劃未有考慮暴雨時淹浸整個河谷時對居民的威脅 

(v) The area is rich in ecological and environmental resources: Surrounded by the Sai Kung West 

Country Park, Pak Sha O has also recorded a cumulative number of 175 bird species from 1999 to 

2014, comprising 1/3 of Hong Kong total number. The proposed "V" zone however has failed to 

consider ways and means of protecting the ecology and natural landscape of Pak Sha O. 

生態環境資源豐富：白沙澳四周被西貢西郊野公園包圍，自 1999 至 2014 年累積共錄得 175

種雀鳥，佔全港數目 1/3，現時建議的「鄉村式發展」用地並沒有兼顧保存這些生態和自然

景觀 
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Major ground(s) of representations  
Representation No. 

TPB/R/S/NE-PSO/1- 

All 5 grounds (i) – (v) R548 – R1348 

4 grounds (i) – (iv) R1349 – R1354 

(i), (ii), (iii), (v) R1355 – R1409 

(i), (ii), (iv), (v)  R1410 – R1477  

(i), (iii), (iv), (v) R1478 – R1488 

3 grounds (i), (ii), (iii)  R1489 – R1490 

(i), (ii), (iv)  R1491 

(i), (ii), (v)  R1492 – R1548 

(i), (iii), (iv)  R1549 

(i), (iii), (v)  R1550 – R1573  

(i), (iv), (v)  R1574 – R1597  

(ii), (iv), (v) R1598 – R1600 

(ii), (iii), (v) R1601 

(iii), (iv), (v) R1602 – R1604 

2 grounds  (i), (ii)  R1605 – R1614 

(i), (iii) R1615 

(i), (iv) R1616 

(i), (v)  R1617 – R1672  

(ii), (v) R1673 – R1688 

(iii), (v) R1689 – R1692 

(iv), (v)  R1693 – R1705 

1 ground (i) R1706 – R1737  

(ii)  R1738 

(v)  R1739 – R1798  

 























































Summary of Comments on Representations in Similar Format submitted by 

TPB/R/S/NE-PSO/1-C7 to C36 
 

Grounds presented in the standard form:  

(i) I strongly object to the Representations No. TPB/R/S/NE-PSO/1-1 to TPB/R/S/NE-PSO/1-515. 

These representations fail to take account of landscape character and ecological significance of 

Pak Sha O and adjacent Sai Kung West Country Park. 

我強烈反對編號 TPB/R/S/NE-PSO/1-1 至 TPB/R/S/NE-PSO/1-515 的申述。這些申請沒有關

注白沙澳及毗鄰西貢西郊野公園的景觀特色及生態重要性。 

(ii) Planning Department has already secured another piece of land for Pak Sha O and Pak Sha O Ha 

Yeung. According to Town Planning Board papers, Planning Department has already secured 

land for Pak Sha O and Pak Sha O Ha Yeung villagers in Pak Tam Au. There is thus already 

sufficient land reserved in Sai Kung for genuine small house applications by villagers. 

Expansion of the V zone in these 2 villages is therefore not justified.  

根據城規會文件，規劃署早已另覓土地予白沙澳及白沙澳下洋。城規會文件中，規劃署在

西貢北潭凹預留土地給白沙澳及白沙澳下洋村民，故已有足夠土地應付真正的丁屋申請，

無理據再為兩村擴大「鄉村式發展」地帶。 

(iii) The Green Belt zones in Pak Sha O and Pak Sha O Ha Yeung comprise habitats of very high 

conservation importance, such as fung-shui woodland, secondary woodland and natural stream. 

There should be presumption against development in these areas. 

白沙澳及白沙澳下洋的綠化地帶內，包含不少具保育價值的生境，例如風水林、次生林及

天然河溪。按一般推定，這些地方不應發展。 

(iv) Most of the suggestions from Representations No. TPB/R/S/NE-PSO/1-517 to 

TPB/R/S/NE-PSO/1-1807, such as removing the newly proposed “V” and “AGR” zone, 

designating all woodland, natural streams (including Ecologically Important Stream) and their 

riparian zone to “GB(1)” or “CA”, and so on, would secure the natural environment and kill 

false hopes of development potential in Pak Sha O and Pak Sha O Ha Yeung. They should be 

supported. 

編號 TPB/R/S/NE-PSO/1-517 至 TPB/R/S/NE-PSO/1-1807 的申述提出的不少建議，如取消

新建議的「鄉村式發展」及「農業」地帶、把所有樹林、天然河溪及其河岸劃為「綠化地

帶(1) 」或「自然保護區」地帶等，有助保護白沙澳及白沙澳下洋的天然環境，及消除在

當地發展的錯誤期望。這些建議值得支持。 

(v) It should be a requirement that future development in existing Pak Sha O and Pak Sha O Ha 

Yeung villages should be in character with existing buildings so as to protect cultural and built 

heritage.. 

未來在白沙澳及白沙澳下洋的發展，必須與現時建築物互相配合，保護文化及古蹟。 
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Major ground(s) of comments  
Comments No. 

TPB/R/S/NE-PSO/1- 

All 5 grounds (i) – (v) C7 – C28  

4 grounds (i), (ii), (iii), (iv) C29 – C30, C32 

(i), (ii), (iv), (v) C31 

3 grounds (i), (iii), (iv) C33  

(i), (iii), (v) C34 – C35  

2 grounds  (iii), (iv) C36 

 











附件 I I I  

申述和意見及規劃署回應的摘要  

列表 1：A 組和 B 組的理據及建議的摘要  

A 組  B 組  

主要理據 (詳見城市規劃委員會文件第 2 . 3 及 2 . 4 段 )  

A - G1  白沙澳「鄉村式發展」地帶的

土地不足  

A - G2 沒有為白沙澳下洋劃設「鄉村

式發展」地帶  

A - G3  反對把屋地劃為「鄉村式發展

( 1 )」地帶及「綠化地帶」  

B - G1  小型屋宇需求預測數字並無根據  

B - G2 小型屋宇發展對環境造成負面

影響  

B - G3  對具歷史價值的客家村落保護

不足  

B - G4  關注出現「先破壞，後建設」

的發展  

B - G5 劃設「農業」地帶的理據欠奉  

主要建議 (詳見城市規劃委員會文件第 2 . 3 及 2 . 4 段 )  

A - P1  改劃鄰近現時劃為「綠化地

帶」的土地，把「鄉村式發

展  ( 1 )」地帶擴大至約 9  64 0 平

方米，訂定相同的發展限制，

即若擬發展任何屋宇╱任何現

有建築物進行拆卸或加建、改

動及修改或取代現有建築物，

都必須取得城規會的規劃許可  

A - P2  在白沙澳下洋劃設「鄉村式發

展」地帶以供發展小型屋宇  

A - P3  把白沙澳下洋約 4  33 0 平方米

的土地由「綠化地帶」改劃為

「鄉村式發展」地帶  

A - P4  把白沙澳下洋約 407 平方米的

土地由「綠化地帶」改劃為

「鄉村式發展」地帶，令重建

屋宇無須取得規劃許可  

A - P5  把白沙澳及白沙澳下洋的屋地

分別由「鄉村式發展 (1 )」地帶

及「綠化地帶」改劃為「鄉村

式發展」地帶，令重建屋宇無

須取得規劃許可  

B - P1 (a )  縮細／刪除「鄉村式發展」地帶  

B - P1 (b )   不處理任何有關白沙澳下洋的

小型屋宇申請  

B - P1 ( c )  在白沙澳村以南 30 米內重置

「鄉村式發展」地帶  

B - P2  刪除「農業」地帶或改劃為

「綠化地帶 ( 1 )」或「自然保育

區」  

B - P3  把環境易受影響的地方由「綠

化地帶」改劃為「綠化地帶

( 1 )」／「自然保育區」  

修訂草圖的《註釋》  

B - P4  管制所有地帶內的「農業用

途」、肥料的使用、灌溉用水

溝以至濕農地用途  

( a )  把「農業用途」列為所有

地帶《註釋》表的第二欄

用途，以嚴格管制「農業

用途」  

( b )  須管制肥料的使用，以保

護河溪  

( c )  嚴格管制在灌溉用水溝及
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A 組  B 組  

濕農地進行河道改道、填

土／填塘或挖土工程  

B - P5  刪除「農業」地帶及／或「綠

化地帶」《註釋》第一欄或第

二欄中的「屋宇」或「小型屋

宇」用途  

B - P6  限制「鄉村式發展 (1 )」地帶內

的建築形貌和新發展  

( a )  為加強保護現有的村落，

任何位於「鄉村式發展

( 1 )」地帶內的新建築物

的高度，均不應超過現有

建築物目前的平均高度。

設計新建築物的輪廓和屋

頂斜度時，亦應留意現有

的環境佈局  

( b )  不應准許在「鄉村式發

展  ( 1 )」地帶內發展新界

豁免管制屋宇，並應刪除

《註釋》說明頁有關以新

界豁免管制屋宇取代現有

住用建築物是經常准許的

這項條文  

B - P7  管制由政府落實或統籌的公共

工程  

B - P8  把該區併入郊野公園範圍  

其他意見： (詳見城市規劃委員會文件第 2 .5 段 )  

M 1：  擬備詳細的鄉村發展藍圖  

M 2：  拒絕接納草圖，直至完成有關用途地帶規劃建議對白沙澳河谷和海下灣海岸

公園的全面環境影響評估為止  

M 3：  把白沙澳和白沙澳下洋的現有鄉村地區指定為法定古蹟  

M 4：  公開所有相關的資料和文件，例如影響評估報告和小型屋宇需求量估算  

M 5：  公開有關評審新界豁免管制屋宇申請的準則的資料  

M 6：  檢討小型屋宇政策、建屋用公眾用地的供應量，以及收回土地 (因為有關土

地只限作農業用途 )  
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列表 2：個別申述及規劃署的回應的重點  

申述編號
TPB/R/S/NE-PSO/1- 

理據  

(見上文  

列表 1)  

建議  

(見上文  

列表 1)  

規劃署的意見  

A 組  

R 1 A - G 1  

A - G 3  

 見城市規劃委員會文件第 8 . 2 ( a )段  

見城市規劃委員會文件第 8 . 2 ( b )段  

R 2  A - G 1  A - P1  

A - P3  

A - P4  

A - G 1：見城市規劃委員會文件第 8 . 2 ( a )段  

A - P1：見城市規劃委員會文件第 8 . 2 ( c )段  

A - P3：見城市規劃委員會文件第 8 . 2 ( d )段  

A - P4：見城市規劃委員會文件第 8 . 2 ( d )段  

R 3  A - G 3  A - P5  A - G 3：見城市規劃委員會文件第 8 . 2 ( b )段  

A - P5：見城市規劃委員會文件第 8 .2 (b )及

( d )段  

R 4 及 R5 A - G 2  A - P3  

A - P4  
A - G 2：見城市規劃委員會文件第 8 . 2 ( a )段  

A - P3：見城市規劃委員會文件第 8 . 2 ( d )段  

A - P4：見城市規劃委員會文件第 8 . 2 ( d )段  

R 6  A - G 1  M 5 

M 6 
A - G 1：見城市規劃委員會文件第 8 . 2 ( a )段  

M 5：見城市規劃委員會文件第 8 .2 ( r )及 ( s )段  

M 6：見城市規劃委員會文件第 8 .2 ( t )段  

R 7 至 R3 49 及  

R 35 1 至 R5 15  

A - G 3  A - P2  A - G 3：見城市規劃委員會文件第 8 . 2 ( b )段  

A - P2：見城市規劃委員會文件第 8 . 2 ( d )段  

B 組  

R 51 6  B- G 1  

B- G 2  

B- P 1( a )  

B- P 3  

B- P 4( b )  

B- P 4( c )  

B- P 7  

B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

B - P 3：見城市規劃委員會文件第 8 . 2 ( i )段  

B - P 4( b )：見城市規劃委員會文件第 8 .2 ( k )段  

B - P 4( c )：見城市規劃委員會文件第 8 .2 ( j )段  

B - P 7：見城市規劃委員會文件第 8 . 2 ( n )段  

R 51 7  B- G 1  

B- G 2  

B- G 3  

B- P 1( a )  

B- P 3  
B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 3：見城市規劃委員會文件第 8 . 2 ( g )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

B - P 3：見城市規劃委員會文件第 8 . 2 ( i )段  

R 51 8  B- G 1  

B- G 2  

B- G 3  

B- G 5  

B- P 1( a )  

B- P 2  

B- P 3  

B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 3：見城市規劃委員會文件第 8 . 2 ( g )段  

B - G 5：見城市規劃委員會文件第 8 . 2 ( h )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

B - P 2：見城市規劃委員會文件第 8 . 2 ( h )段  

B - P 3：見城市規劃委員會文件第 8 . 2 ( i )段  
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申述編號
TPB/R/S/NE-PSO/1- 

理據  

(見上文  

列表 1)  

建議  

(見上文  

列表 1)  

規劃署的意見  

R 51 9  B- G 1  

B- G 2  

B- G 3  

B- P 1( a )  

B- P 2  
B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 3：見城市規劃委員會文件第 8 . 2 ( g )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

B - P 2：見城市規劃委員會文件第 8 . 2 ( i )段  

R 52 0  B- G 1  

B- G 2  

B- G 3  

B- G 4  

B- P 1( a )  

B- P 3  
B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 3：見城市規劃委員會文件第 8 . 2 ( g )段  

B - G 4：見城市規劃委員會文件第 8 . 2 ( g )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

B - P 3：見城市規劃委員會文件第 8 . 2 ( i )段  

R 52 1  B- G 1  

B- G 2  

B- G 3  

B- P 1( a )  

B- P 3  

B- P 5  

M 1 

B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 3：見城市規劃委員會文件第 8 . 2 ( g )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

B - P 3：見城市規劃委員會文件第 8 . 2 ( i )段  

B - P 5：見城市規劃委員會文件第 8 . 2 ( l )段  

M 1：見城市規劃委員會文件第 8 .2 (q )段  

R 52 2  B- G 1  B- P 1( a )  

B- P 3  

B- P 5  

M 4 

M 6 

B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

B - P 3：見城市規劃委員會文件第 8 . 2 ( i )段  

B - P 5：見城市規劃委員會文件第 8 . 2 ( l )段  

M 4：見城市規劃委員會文件第 8 .2 ( r )段  

M 6：見城市規劃委員會文件第 8 .2 ( t )段  

R 52 3  B- G 1  

B- G 2  

B- G 3  

B- P 1( a )  

B- P 2  

B- P 3  

B- P 4( a )  

B- P 4( b )  

B- P 6( a )  

B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 3：見城市規劃委員會文件第 8 . 2 ( g )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

B - P 2：見城市規劃委員會文件第 8 . 2 ( h )段  

B - P 3：見城市規劃委員會文件第 8 . 2 ( i )段  

B - P 4( a )：見城市規劃委員會文件第 8 .2 ( j )段  

B - P 4( b )：見城市規劃委員會文件第 8 .2 ( k )段  

B - P 6( a )：見城市規劃委員會文件第 8.2(m)段  

R 52 4  B- G 1  

B- G 2  

B- P 8  

M 2 

M 3 

B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - P 8：見城市規劃委員會文件第 8 . 2 ( o )段  

M2：見城市規劃委員會文件第 8.2(p)段  

M 3：見城市規劃委員會文件第 8 .2 (p )段  

R 52 5  B- G 1  

B- G 2  

B- G 4  

B- P 1( a )  B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 4：見城市規劃委員會文件第 8 . 2 ( g )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  
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申述編號
TPB/R/S/NE-PSO/1- 

理據  

(見上文  

列表 1)  

建議  

(見上文  

列表 1)  

規劃署的意見  

R 52 6  B- G 1  

B- G 2  

B- G 3  

B- P 1( a )  B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 3：見城市規劃委員會文件第 8 . 2 ( g )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

R 52 7  B- G 1  

B- G 2  

B- G 5  

B- P 1( a )  B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 5：見城市規劃委員會文件第 8 . 2 ( h )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

R 52 8  B- G 1  

B- G 2  

B- G 3  

B- P 1( a )  

B- P 2  

B- P 3  

B- P 4( b )  

B- P 5  

B- P 6( a )  

B- P 6( b )  

B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 3：見城市規劃委員會文件第 8 . 2 ( g )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

B - P 2：見城市規劃委員會文件第 8 . 2 ( h )段  

B - P 3：見城市規劃委員會文件第 8 . 2 ( i )段  

B - P 4( b )：見城市規劃委員會文件第 8 .2 ( k )段  

B - P 5：見城市規劃委員會文件第 8 . 2 ( l )段  

B-P6(a)：見城市規劃委員會文件第 8.2(m)段  

B-P6(b)：見城市規劃委員會文件第 8.2(m)段  

R 52 9  B- G 1  

B- G 2  

B- G 3  

B- G 4  

B- P 1( a )  

B- P 2  

B- P 4( b )  

B- P 5  

B- P 6( a )  

B- P 6( b )  

B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 3：見城市規劃委員會文件第 8 . 2 ( g )段  

B - G 4：見城市規劃委員會文件第 8 . 2 ( g )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

B - P 2：見城市規劃委員會文件第 8 . 2 ( h )段  

B - P 4( b )：見城市規劃委員會文件第 8 .2 ( k )段  

B - P 5：見城市規劃委員會文件第 8 . 2 ( l )段  

B-P6(a)：見城市規劃委員會文件第 8.2(m)段  

B-P6(b)：見城市規劃委員會文件第 8.2(m)段  

R 53 0 及 R5 36  B- G 2  

B- G 5  

B- P 1( a )  

B- P 2  

B- P 3  

B-G2：見城市規劃委員會文件第 8 . 2 ( f )段  

B-G5：見城市規劃委員會文件第 8.2(j)及(k)段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

B - P 2：見城市規劃委員會文件第 8 . 2 ( h )段  

B - P 3：見城市規劃委員會文件第 8 . 2 ( i )段  

R 53 1 及 R5 38  B- G 2  

B- G 5  

B- P 1( a )  

B- P 2  

B- P 3  

B-G2：見城市規劃委員會文件第 8 . 2 ( f )段  

B-G5：見城市規劃委員會文件第 8.2(j)及(k)段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

B - P 2：見城市規劃委員會文件第 8 . 2 ( h )段  

B - P 3：見城市規劃委員會文件第 8 . 2 ( i )段  

R 53 2  B- G 3  B- P 1( a )  

B- P 3  

B- P 6( a )  

B- G 3：見城市規劃委員會文件第 8 . 2 ( g )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

B - P 3：見城市規劃委員會文件第 8 . 2 ( i )段  

B-P6(a)：見城市規劃委員會文件第 8.2(m)段  
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申述編號
TPB/R/S/NE-PSO/1- 

理據  

(見上文  

列表 1)  

建議  

(見上文  

列表 1)  

規劃署的意見  

R 53 3  B- G 1  

B- G 2  

 見城市規劃委員會文件第 8 . 2 ( e )段  

見城市規劃委員會文件第 8 . 2 ( f )段  

R 53 4  B- G 1  

B- G 2  

B- G 3  

B- G 5  

 見城市規劃委員會文件第 8 . 2 ( e )段  

見城市規劃委員會文件第 8 . 2 ( f )段  

見城市規劃委員會文件第 8 . 2 ( g )段  

B-G5：見城市規劃委員會文件第 8.2(j)及(k)段  

R 53 5   B- P 1( b )  見城市規劃委員會文件第 8 . 2 ( b )段  

R 53 7  B- G 1  

B- G 2  

B- G 3  

 見城市規劃委員會文件第 8 . 2 ( e )段  

見城市規劃委員會文件第 8 . 2 ( f )段  

見城市規劃委員會文件第 8 . 2 ( g )段  

R 53 9  B- G 1  

B- G 3  

 見城市規劃委員會文件第 8 . 2 ( e )段  

見城市規劃委員會文件第 8 . 2 ( g )段  

R 54 0 及 R5 46  B- G 1  

B- G 3  

B- P 3  

B- P 6( a )  
B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 3：見城市規劃委員會文件第 8 . 2 ( g )段  

B - P 3：見城市規劃委員會文件第 8 . 2 ( i )段  

B-P6(a)：見城市規劃委員會文件第 8.2(m)段  

R 54 1 至 R5 45  B- G 1  

B- G 2  

B- G 3  

B- G 4  

B- P 1( a )  

B- P 3  
B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 3：見城市規劃委員會文件第 8 . 2 ( g )段  

B - G 4：見城市規劃委員會文件第 8 . 2 ( g )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

B - P 3：見城市規劃委員會文件第 8 . 2 ( i )段  

R 54 7  B- G 1  

B- G 2  

B- G 3  

B- P 1( a )  

B- P 3  

B- P 6( a )  

B- P 6( b )  

B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 3：見城市規劃委員會文件第 8 . 2 ( g )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

B - P 3：見城市規劃委員會文件第 8 . 2 ( i )段  

B-P6(a)：見城市規劃委員會文件第 8.2(m)段  

B-P6(b)：見城市規劃委員會文件第 8.2(m)段  
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申述編號
TPB/R/S/NE-PSO/1- 

理據  

(見上文  

列表 1)  

建議  

(見上文  

列表 1)  

規劃署的意見  

R548 至 R1336、

R1338 至 R1404、

R1407 至 R1409、 

R1478 至 R1488、 

R1491、 

R1549 至 R1573 及
R1601 

B- G 1  

B- G 2  

B- G 5  

M 6*  

(R1049、

R1074、

R1108、

R1122、

R1134、

R1146、

R1231、

R1247、

R1267、

R1270、

R1273、

R1276 及
R1299) 

B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 5：見城市規劃委員會文件第 8 . 2 ( h )段  

M 6：見城市規劃委員會文件第 8 .2 ( t )段  

R1410 至 R1477、 

R1492 至 R1548、 

R1574 至 R1600 及

R1616 至 R1688 

B- G 1  

B- G 2  

M 6*  

(R1538、

R1668 及
R1670) 

B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

M 6：見城市規劃委員會文件第 8 .2 ( t )段  

R1489 至 R1490 及
R1615 

B- G 1  

B- G 5  

 B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 5：見城市規劃委員會文件第 8 . 2 ( h )段  

R1602 至 R1604 及

R1689 至 R1692 

B- G 2  

B- G 5  

 B- G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 5：見城市規劃委員會文件第 8 . 2 ( h )段  

R1605 至 R1614 及

R1706 至 R1738 

B- G 1  M 6*  

(R1729、

R1730 及
R1732) 

B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

M 6：見城市規劃委員會文件第 8 .2 ( t )段  

 

R1693 至 R1705、

R1739 至 R1792 及

R1794 至 R1798 

B- G 2  M 6*  

(R1760) 
B- G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

M 6：見城市規劃委員會文件第 8 .2 ( t )段  

R1269、R1319、

R1337 及 R1406 

B- G 1  

B- G 2  

B- G 5  

B- P 8  B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 5：見城市規劃委員會文件第 8 . 2 ( h )段  

B - P 8：見城市規劃委員會文件第 8 . 2 ( o )段  

R1405 B- G 1  

B- G 2  

B- G 5  

B- P 1( c )  B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

B - G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 5：見城市規劃委員會文件第 8 . 2 ( h )段  

B - P 1( c )：見城市規劃委員會文件第 8 .2 ( c )段  

R1793 B- G 2  

 

B- P 1( c )  B- G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - P 1( c )：見城市規劃委員會文件第 8 .2 ( c )段  

R1799 B- G 1  

B- G 2  

 見城市規劃委員會文件第 8 . 2 ( e )段  

見城市規劃委員會文件第 8 . 2 ( f )段  
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申述編號
TPB/R/S/NE-PSO/1- 

理據  

(見上文  

列表 1)  

建議  

(見上文  

列表 1)  

規劃署的意見  

R1800 B- G 2  

B- G 3  

B- P 1( a )  B- G 2：見城市規劃委員會文件第 8 . 2 ( f )段  

B - G 3：見城市規劃委員會文件第 8 . 2 ( g )段  

B - P 1( a )：見城市規劃委員會文件第 8 .2 ( a )段  

R1801、R1802 及
R1806 

B- G 1   見城市規劃委員會文件第 8 . 2 ( e )段  

R1803 及 R1807 B- G 2   見城市規劃委員會文件第 8 . 2 ( f )段  

R1804 B- G 1  M 6 B- G 1：見城市規劃委員會文件第 8 . 2 ( e )段  

M 6：見城市規劃委員會文件第 8 .2 ( t )段  

R1805  B- P 1( a )  見城市規劃委員會文件第 8 . 2 ( a )段  

 

*  R 1 049、R10 74、R1 108、R1 122、R1 134、R1 146、R1 231、R1 247、R12 67、

R 1 270、R12 73、R1 276、R1 299、R1 53 8、R1 668、R1 670、R1 729、R17 30、

R 1 732及R17 60建議檢討／廢除小型屋宇政策。  
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列表 3：個別意見書的重點及建議  

收到的全部 36 份意見書 ( C1 至 C3 6 )由環保／關注組織 (包括長春社 ( R5 19 )、創建香

港 ( R 52 1 )及嘉道理農場暨植物園公司 (R 5 18 ) )及個別人士提交。C 6 反對白沙澳分區

計劃大綱草圖所劃設的「鄉村式發展」地帶，而 C 5 則支持申述書 R 51 8 至 R521、

R 5 2 3 及 R 5 36，但反對申述書 R 1 至 R5 及 R 1 92。餘下的 3 4 份意見書 (C1 至 C4 及

C 7 至 C 36 )主要是反對申述書 R 1 至 R 515，理由如下：  

意見編號  重點及建議  

C - a  若按建議擴大「鄉村式發展」地帶的範圍，會與白沙澳和西貢西郊

野公園的景觀特色格格不入，並會對該區的生態造成影響。  

C - b  欠缺相關的評估報告，以致無法評估該區的發展和人類活動增加後

可能造成的影響。區內的基礎設施不足以應付日後的人口所需。  

C - c  白沙澳的生態和文化價值俱高，值得保護。  

C - d  當局已在北潭凹預留足夠的土地，供白沙澳和白沙澳下洋的村民跨

村發展小型屋宇。懷疑有人濫用小型屋宇政策，真正的小型屋宇需

求量成疑。  

C - P1  「綠化地帶」內有保育價值極高的生境，該處應改劃為限制較多的

用途地帶，例如「綠化地帶 ( 1 )」及「自然保育區」。  

C - P2  支持 R5 17 至 R 18 07 的建議，認為應刪除擬議的「鄉村式發展」地

帶及「農業」地帶，並把生態易受影響的地方劃為「綠化地帶 ( 1 )」

及「自然保育區」。  
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列表 4：個別意見書的重點和建議及規劃署的回應  

意見編號  理由  建議  規劃署的回應  

C 1  

(反對 R 1 至

R 5 15 )  

C - a  

C - b  

C -P 1  C - a：見城市規劃委員會文件第 8 .2 ( a )段  

C - b：見城市規劃委員會文件第 8 .2 ( f )段  

C -P 1：見城市規劃委員會文件第 8 . 2 ( i )段  

C 2 

(反對 R 1 至

R 5 15 )  

C - a  

C - b  

C - d  

 見城市規劃委員會文件第 8 . 2 ( a )段  

見城市規劃委員會文件第 8 . 2 ( f )段  

見城市規劃委員會文件第 8 . 2 ( e )段  

C 3 及 C 4 

(反對 R 1 至

R 5 15 )  

C - a   見城市規劃委員會文件第 8 . 2 ( a )段  

C 5 

(反對 R1、R2、

R 4、R 5 及 R1 92 )  

C - a  

C - c  

C - d  

 見城市規劃委員會文件第 8 . 2 ( a )段  

見城市規劃委員會文件第 8 . 2 ( i )段  

見城市規劃委員會文件第 8 . 2 ( e )段  

C 6 

(反對草圖 )  

C - b   見城市規劃委員會文件第 8 . 2 ( f )段  

C 7 至 C 28  

(反對 R 1 至

R 5 15 )  

C - a  

C - b  

C - c  

C - d  

C -P 2  C - a：見城市規劃委員會文件第 8 .2 ( a )段  

C - b：見城市規劃委員會文件第 8 .2 ( f )段  

C - c：見城市規劃委員會文件第 8 .2 ( i )段  

C - d：見城市規劃委員會文件第 8 .2 ( e )段  

C -P 2：見城市規劃委員會文件第 8 . 2 ( a )、 ( h )

及 ( i )段  

C 2 9 至 C3 2  

(反對 R 1 至

R 5 15 )  

C - a  

C - c  

C - d  

C -P 2  C - a：見城市規劃委員會文件第 8 .2 ( a )段  

C - c：見城市規劃委員會文件第 8 .2 ( i )段  

C - d：見城市規劃委員會文件第 8 .2 ( e )段  

C -P 2：見城市規劃委員會文件第 8 . 2 ( a )、 ( h )

及 ( i )段  

C 3 3  

(反對 R 1 至

R 5 15 )  

C - a  

C - c  

C -P 2  C - a：見城市規劃委員會文件第 8 .2 ( a )段  

C - c：見城市規劃委員會文件第 8 .2 ( i )段  

C -P 2：見城市規劃委員會文件第 8 . 2 ( a )、 ( h )

及 ( i )段  

C 3 4 及 C3 5  

(反對 R 1 至

R 5 15 )  

C - a   

C - c  

 C - a：見城市規劃委員會文件第 8 .2 ( a )段  

C - c：見城市規劃委員會文件第 8 .2 ( i )段  

C 3 6  C - c  C -P 2  C - c：見城市規劃委員會文件第 8 .2 ( i )段  

C -P 2：見城市規劃委員會文件第 8 . 2 ( a )、 ( h )

及 ( i )段  
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附件 VI 
 

「 鄉 村 式 發 展 」 、 「 政 府 、 機 構 或 社 區 」 、 「 農 業 」 、  

「 綠 化 地 帶 」 及 「 自 然 保 育 區 」 地 帶 的 規 劃 意 向  

摘 錄 自 白 沙 澳 分 區 計 劃 大 綱 草 圖 編 號 S / N E - P S O / 1  

 

鄉 村 式 發 展  

規 劃 意 向  

此 地 帶 的 規 劃 意 向 ， 是 就 現 有 的 認 可 鄉 村 和 適 宜 作 鄉 村 擴 展 的 土

地 劃 定 界 線 。 地 帶 內 的 土 地 ， 主 要 預 算 供 原 居 村 民 興 建 小 型 屋 宇

之 用 。 設 立 此 地 帶 的 目 的 ， 亦 是 要 把 鄉 村 式 發 展 集 中 在 地 帶 內 ，

使 發 展 模 式 較 具 條 理 ， 而 在 土 地 運 用 及 基 礎 設 施 和 服 務 的 提 供 方

面 ， 較 具 經 濟 效 益 。 「 鄉 村 式 發 展 ( 1 ) 」 地 帶 這 支 區 的 規 劃 意 向 ，

是 保 存 現 有 的 鄉 村 環 境 。 在 新 界 豁 免 管 制 屋 宇 的 地 面 一 層 ( 在 指 定

為 「 鄉 村 式 發 展 ( 1 ) 」 地 帶 的 土 地 範 圍 除 外 )， 有 多 項 配 合 村 民 需 要

和 鄉 村 發 展 的 商 業 和 社 區 用 途 列 為 經 常 准 許 的 用 途 。 其 他 商 業 、

社 區 和 康 樂 用 途 ， 如 向 城 市 規 劃 委 員 會 申 請 許 可 ， 或 會 獲 得 批 准 。  

 

 

 

政 府 、 機 構 或 社 區  

 

規 劃 意 向  

此 地 帶 的 規 劃 意 向 ， 主 要 是 提 供 政 府 、 機 構 或 社 區 設 施 ， 以 配 合

當 地 居 民 及 ／ 或 該 地 區 、 區 域 ， 以 至 全 港 的 需 要 ； 以 及 是 供 應 土

地 予 政 府 、 提 供 社 區 所 需 社 會 服 務 的 機 構 和 其 他 機 構 ， 以 供 用 於

與 其 工 作 直 接 有 關 或 互 相 配 合 的 用 途 。  

 

 

 

農 業  

規 劃 意 向  

此 地 帶 的 規 劃 意 向 ， 主 要 是 保 存 和 保 護 良 好 的 農 地 ／ 農 場 ／ 魚

塘 ， 以 便 作 農 業 用 途 。 設 立 此 地 帶 的 目 的 ， 亦 是 要 保 存 在 復 耕 及

作 其 他 農 業 用 途 方 面 具 有 良 好 潛 力 的 休 耕 農 地 。  
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綠 化 地 帶  

規 劃 意 向  

此 地 帶 的 規 劃 意 向 ， 主 要 是 利 用 天 然 地 理 環 境 作 為 市 區 和 近 郊 的

發 展 區 的 界 限 ， 以 抑 制 市 區 範 圍 的 擴 展 ， 並 提 供 土 地 作 靜 態 康 樂

場 地 。 根 據 一 般 推 定 ， 此 地 帶 不 宜 進 行 發 展 。  

 

 

 

自 然 保 育 區  

規 劃 意 向  

此 地 帶 的 規 劃 意 向 ， 是 保 護 和 保 存 區 內 現 有 的 天 然 景 觀 、 生 態 系

統 或 地 形 特 色 ， 以 達 到 保 育 目 的 及 作 教 育 和 研 究 用 途 ， 並 且 分 隔

開 易 受 破 壞 的 天 然 環 境 如 「 郊 野 公 園 」 ， 以 免 發 展 項 目 對 這 些 天

然 環 境 造 成 不 良 影 響 。  

根 據 一 般 推 定 ， 此 地 帶 不 宜 進 行 發 展 。 大 體 而 言 ， 有 需 要 進 行 以

助 保 存 區 內 現 有 天 然 景 觀 或 風 景 質 素 的 發 展 ， 或 者 絕 對 基 於 公 眾

利 益 而 必 須 進 行 的 基 礎 設 施 項 目 ， 才 可 能 會 獲 得 批 准 。  

 













 



 



 













 



 



 



 









 



 



 


