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DRAFT PO TOI ISLANDS OUTLINE ZONING PLAN NO. S/I-PTI/D
FURTHER CONSIDERATION OF A NEW PLAN
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Introduction
The purpose of this paper is to:
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(a)

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

(b)

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

Background
2.1

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

2.2

For Members‟ ease of reference, major land use proposals of the draft OZP have
been highlighted in the TPB Paper No. 9800 (Attachment V) and are
recapitulated below (Plan 1):
“Residential (Group D)” (“R(D)”) Total Area: 0.48ha
(a)

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

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

There is only one recognised village on the Po Toi Islands (the Area),
namely Po Toi Village on Po Toi. Currently, there is a restaurant within
the “V” zone. There are neither approved nor outstanding Small House
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applications within its „VE‟ and the village is occupied by 2-storey village
houses and temporary domestic structures.
(c)

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

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

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

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

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

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

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

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

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

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

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

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

This zone covers most part of Po Toi which has scientific significance and
high conservation value. Migratory Birds, Romer‟s Tree Frog and
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butterflies are of scientific interests which contribute to the ecological and
conservation importance of Po Toi. The “CA” zone also covers the
vegetated hill slopes and the rocky areas on Waglan Island, which has a
natural character and is known to be a breeding site for terns.
3

Consultation on the draft OZP
IsDC, RC and local Residents
3.1

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

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

(b)

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

Planning control on private land and existing houses
(c)

some IsDC and RC Members considered that private land should not be
subject to planning control. In particular, they considered that private land
should not be included in conservation zones such as “GB” and “CA”
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(Plan 2) with more stringent planning control. Some proposed that
compensation/resumption of private land affected should be
provided/carried out by the Government if those land are zoned for
conservation purpose;
(d)

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

Enforcement of the proposed “CPA” zone
(e)

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

Objection to columbarium/memorial garden development in Po Toi
(f)

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

Locations of burial grounds
(g)

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

Provision of infrastructure and community facilities
(h)

Members of IsDC considered that the population on Po Toi is low with
little or no infrastructure on water supply, electricity, drainage and
sewerage. The Area also lacks community facilities. They suggested that
planning for provision of such infrastructure/facilities should be provided
in the draft OZP to support SH development, improvement/upgrading of
domestic structures and tourism development on Po Toi.
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Green/Concern Groups
3.2

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

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

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

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

(c)

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

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

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

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

there are studies/surveys revealed that the biodiversity (in terms of
number of birds species) at woodlands around the Po Toi Village and Tai
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Wan Pier of Po Toi comprising fung shui tree, woodland scurb habitats is
double to what was recorded at the bush scrub and grassland habitat in the
rest of Po Toi. Based on the above, the fung shui woodlands should be
designated with a “Site of Special Scientific Interest” zoning;
(f)

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

Proposed designation of Site of Special Scientific Interest / Country Park
(g)

4

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

Planning Department’s Responses
4.1

In consultation with departments concerned, PlanD‟s responses to the above
comments/proposals are as follows:
Expansion of the “V” zone and impact on the “V” zone expansion
(a)

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

(b)

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

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

(d)

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

Table 1 – Table showing the developable land of “V” zone at Po Toi Village
Draft
OZP No.

Demand figures
in 2014
Outstanding
Application

10-year
forecast

„VE‟
Approx.
Area
(ha)

“V” zone
area (ha)

Required
land to
meet new
demand
(ha)

Available
land to
meet new
demand
(ha)

Percentage
of the new
demand
met by
available
land (%)

S/I-PTI/C
0.71
0.23*
46%
0
20
3.27
0.5
*
S/I-PTI/D
0.74
0.25
50%
Changes
0
0
0
+0.03
0.02
+4%
0
Note:
*
Includes land area currently occupied by temporary domestic structures/squatters which
can be developed into Small Houses upon redevelopment.

(e)

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

(f)

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

Planning control on private land and existing houses
(g)

It is the Government policy to put areas not covered by statutory plans
under statutory planning control. The Area is covered by a DPA Plan
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which was gazetted on 2.3.2012 and was approved by the Chief Executive
in Council on 12.3.2013. Pursuant to section 20(5) of the Ordinance, Po
Toi Islands DPA Plan is effective only for a period of three years until
2.3.2015. As such, an OZP has to be prepared to replace the DPA Plan in
order to maintain statutory planning control over the Area upon expiry of
the DPA Plan. Under the directive of the Secretary for Development, the
Board prepares the draft OZP for providing a statutory planning
framework to guide the long-term development of the Area.
(h)

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

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

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

(j)

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

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

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

-9-

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

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

Proposed designation of Site of Special Scientific Interest / Country Park
(m) Whilst the majority of Po Toi has been designated as “CA” to duly reflect
its planning intention for conservation of rural and natural landscape,
designation of most of the Po Toi as SSSI is subject to detailed study on its
boundaries. The designation of Country Park (CP)/Marine Park is under
jurisdiction of the Country and Marine Parks Authority (CMPA) governed
by the Country Parks Ordinance (Cap. 208) and Marine Parks Ordinance
(Cap. 476) which are outside the purview of the Board. Whether the Area
is suitable for incorporation into a CP should be assessed against the
established principles and criteria, which include conservation value,
landscape and aesthetic value, recreation potential, size, proximity to
existing CP, land status and land use compatibility, as well as other
relevant considerations.
Enforcement of the proposed “CPA” zone
(n)

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

Objection to columbarium/memorial garden development in Po Toi
(o)

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

Locations of burial grounds
(p)

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

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

Other Zoning Amendments/Issues
4.2

Zoning

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

%#

Hectare

%#

Difference
(b) – (a)
Hectare

%#

0.48
0.09
0.48
0.09
No change No change
R(D)
0.71
0.13
0.74
0.13
+0.03
No change
V
0.24
0.04
0.24
0.04
No change No change
G/IC
0.10
0.02
0.06
0.01
-0.04
-0.01
O
0.07
0.01
0.07
0.01
No change No change
OU
150.47
27.37
150.2
27.33
-0.27
-0.04
GB
30.43
5.54
30.43
5.54
No change No change
CPA
367.17
66.80
367.45
66.85
+0.28
+0.05
CA
Total
549.67
100.00
549.67
100.00
No change No change
Planning
Area
Note:
#
Percentages are rounded up to the nearest 2 decimal places. Some minor numerical
differences are hence would not be shown.
4.3

The proposed amendments have been incorporated into the draft Po Toi Islands
OZP No. S/I-PTI/D (Attachment I). Opportunities are also taken to revise the
Notes and ES of the draft OZP to reflect the latest planning situation of the Area
and rectify the typographical errors. The corresponding amendments to the
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Notes and ES are also highlighted (bold and italics for addition and doubled
cross-out for deletion)1 at Attachments II and III for Members‟ ease of
reference.
4.4

5

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

Consultation
The IsDC and RC will be consulted, after the Board‟s agreement to the publication of
the draft Po Toi Islands OZP No. S/I-PTI/D under section 5 of the Ordinance, during
the exhibition period of the OZP.

6

Decision Sought
Members are invited to:

7

(a)

note the comments from and responses to IsDC, RC and others on the draft Po
Toi Islands Outline Zoning Plan (OZP) No. S/I-PTI/C;

(b)

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

(c)

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

(d)

agree that the ES (Attachment III) is suitable for exhibition for public
inspection together with the draft OZP and issued under the name of the Board.

Attachments
Plan 1
Plan 2
Plan 3
Plan 4
Plan 5
Plan 6
Attachment I
Attachment II
Attachment III
Attachment IV

Proposed Land Uses of Po Toi Islands Outline Zoning Plan
(OZP) No. S/I-PTI/C
Location Plan of areas of concerns
Aerial Photo of areas of concerns
Land Use proposals received from the local consultation
Proposed revision to the “Village Type Development” zone
Land Ownership Pattern in the “CA” zone at Po Toi
Draft Po Toi Islands OZP No. S/I-PTI/D
Notes of the Draft Po Toi Islands OZP No. S/I-PTI/D
Explanatory Statement of the Draft Po Toi Islands OZP
No. S/I-PTI/D
Extract of Minutes of the Town Planning Board Meeting held
on 5.12.2014
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Attachment V
Attachment VI
Attachment VII
Attachment VIII
Attachment IX
Attachment X
Attachment XI
Attachment XII

TPB Paper No. 9800
Letter dated 19.3.2012 from the Lamma Island (South) Rural
Committee
Joint letter dated 19.12.2014 from green/concern groups
Email dated 19.1.2015 from Kadoorie Farm and Botanic
Garden Corporation
Letter dated 20.1.2015 from Designing Hong Kong
Letter dated 21.1.2015 from Conservancy Association
Letter dated 2.2.2015 from local residents
Summary of Deviations from the Master Schedule of Notes
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Attachment II
DRAFT PO TOI ISLANDS OUTLINE ZONING PLAN NO. S/I-PTI/CD
(Being a Draft Plan for the Purposes of the Town Planning Ordinance)
NOTES
(N.B. These form part of the Plan)
(1)

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

(2)

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

(3)

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

(4)

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

(5)

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

(6)

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

(7)

Boundaries of the Plan and boundaries between zones may be subject to minor
adjustments as detailed planning proceeds.
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(8)

The following uses or developments are always permitted on land falling within the
boundaries of the Plan except (a) where the uses or developments are specified in
Column 2 of the Notes of individual zones or (b) as provided in paragraph (9) in
relation to areas zoned “Conservation Area” or “Coastal Protection Area”:
(a) maintenance, repair or demolition of a building;
(b) provision, maintenance or repair of plant nursery, amenity planting, open space,
rain shelter, refreshment kiosk, footpath, cycle track, public utility pipeline,
electricity mast, lamp pole, telephone booth, telecommunications radio base
station, automatic teller machine and shrine;
(c) maintenance or repair of road, watercourse, nullah, sewer and drain;
(d) geotechnical works, local public works, road works, sewerage works, drainage
works, environmental improvement works, marine related facilities and
waterworks (excluding works on service reservoir) and such other public works
co-ordinated or implemented by Government;
(e) rebuilding of New Territories Exempted House;
(f)

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

(g) provision, maintenance or repair of a grave of an indigenous New Territories
villager or a locally based fisherman and his family members for which
permission has been obtained from Government.
(9)

In areas zoned “Conservation Area” or “Coastal Protection Area”,
(a) the following uses or developments are always permitted:
(i)

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

(ii) geotechnical works, local public works, road works, sewerage works,
drainage works, environmental improvement works, marine related
facilities, waterworks (excluding works on service reservoir) and such
other public works co-ordinated or implemented by Government; and
(iii) provision of amenity planting by Government; and
(b) the following uses or developments require permission from the Town Planning
Board:
provision of plant nursery, amenity planting (other than by Government), sitting
out area, rain shelter, refreshment kiosk, footpath, public utility pipeline, electricity

-
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mast, lamp pole, telephone booth and shrine.
(10)

(a) Except in areas zoned “Coastal Protection Area” or “Conservation Area”,
temporary use or development of any land or building not exceeding a period of
two months is always permitted provided that no site formation (filling or
excavation) is carried out and that the use or development is a use or
development specified below:
structures for carnivals, fairs, film shooting on locations, festival celebrations,
religious functions or sports events.
(b) Except as otherwise provided in paragraph (10)(a), and subject to temporary
uses for open storage and port back-up purposes which are prohibited in areas
zoned “Conservation Area” or “Coastal Protection Area”, temporary use or
development of any land or building not exceeding a period of three years
requires permission from the Town Planning Board. Notwithstanding that the
use or development is not provided for in terms of the Plan, the Town Planning
Board may grant permission, with or without conditions, for a maximum period of
three years, or refuse to grant permission.
(c) Temporary use or development of land or building exceeding three years
requires permission from the Town Planning Board in accordance with the terms
of the Plan.

(11)

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

(12)

In these Notes, unless the context otherwise requires or unless as expressly provided
below, terms used in the Notes shall have the meanings as assigned under section 1A
of the Town Planning Ordinance.
“Existing building” means a building, including a structure, which is physically
existing and is in compliance with any relevant legislation and the conditions of the
Government lease concerned.
“New Territories Exempted House” means a domestic building other than a
guesthouse or a hotel; or a building primarily used for habitation, other than a
guesthouse or a hotel, the ground floor of which may be used as „Shop and Services‟
or „Eating Place‟, the building works in respect of which are exempted by a certificate
of exemption under Part III of the Buildings Ordinance (Application to the New
Territories) Ordinance (Cap. 121).

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

Schedules of Uses

Page
RESIDENTIAL (GROUP D)

1

VILLAGE TYPE DEVELOPMENT

3

GOVERNMENT, INSTITUTION OR COMMUNITY

5

OPEN SPACE

7

OTHER SPECIFIED USES

8

GREEN BELT

9

COASTAL PROTECTION AREA

11

CONSERVATION AREA
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RESIDENTIAL (GROUP D)
Column 1
Uses always permitted

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

Agricultural Use
Government Use (Police Reporting Centre,
Post Office only)
House (Redevelopment; Addition,
Alteration and/or Modification
to existing house only)
On-Farm Domestic Structure
Rural Committee/Village Office

Eating Place
Flat
Government Refuse Collection Point
Government Use (not elsewhere specified)#
Hotel (Holiday House only)#
House (not elsewhere specified)
Institutional Use (not elsewhere specified)#
Library
Market
Place of Recreation, Sports or Culture
Public Clinic
Public Convenience
Public Utility Installation #
Recyclable Collection Centre
Religious Institution #
Residential Institution #
School #
Shop and Services
Social Welfare Facility #
Utility Installation for Private Project

In addition, the following uses are always
permitted on the ground floor of a New
Territories Exempted House:
Eating Place
Library
School
Shop and Services

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

Remarks
(a) No addition, alteration and/or modification to or in-situ redevelopment of an existing
temporary structure or an existing building (except to „New Territories Exempted House‟
or to those annotated with #) shall result in a total development and/or redevelopment in
excess of a maximum building area of 37.2m2 and a maximum building height of 2
storeys (6m), or the building area and height of the building which was in existence on the
date of the first publication in the Gazette of the notice of the draft development
permission area plan, whichever is the greater.
(b) No development including redevelopment for „Flat‟ and „House‟ uses, other than those to
which paragraph (a) above shall apply, shall result in a development and/or redevelopment
in excess of a maximum plot ratio of 0.4 and a maximum building height of 3 storeys
(9m).
(c) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the plot ratio and building height restrictions stated in paragraph (b) above
may be considered by the Town Planning Board on application under section 16 of the
Town Planning Ordinance.
(d) Any diversion of streams or filling of pond, including that to effect a change of use to any
of those specified in Columns 1 and 2 above or the uses or developments always
permitted under the covering Notes (except public works co-ordinated or implemented by
Government, and maintenance, repair or rebuilding works), shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the
draft development permission area plan without the permission from the Town Planning
Board under section 16 of the Town Planning Ordinance.
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VILLAGE TYPE DEVELOPMENT
Column 1
Uses always permitted

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

Agricultural Use
Government Use (Police Reporting Centre,
Post Office only)
House (New Territories Exempted
House only)
On-Farm Domestic Structure
Religious Institution
(Ancestral Hall only)
Rural Committee/Village Office

Eating Place
Government Refuse Collection Point
Government Use (not elsewhere specified)#
Hotel (Holiday House only)
House (not elsewhere specified)
Institutional Use (not elsewhere specified)#
Place of Recreation, Sports or Culture
Public Clinic
Public Convenience
Public Utility Installation #
Religious Institution (not elsewhere specified)#
Residential Institution #
School #
Shop and Services
Social Welfare Facility #
Utility Installation for Private Project

In addition, the following uses are always
permitted on the ground floor of a New
Territories Exempted House:
Eating Place
Library
School
Shop and Services

Planning Intention
The planning intention of this zone is to designate both existing recognized villages and areas
of land considered suitable for village expansion. Land within this zone is primarily intended
for development of Small Houses by indigenous villagers. It is also intended to concentrate
village type development within this zone for a more orderly development pattern, efficient use
of land and provision of infrastructures and services. Selected commercial and community
uses serving the needs of the villagers and in support of the village development are always
permitted on the ground floor of a New Territories Exempted House. Other commercial,
community and recreational uses may be permitted on application to the Town Planning Board.

-

4

-

S/I-PTI/CD

VILLAGE TYPE DEVELOPMENT (cont‟d)

Remarks
(a) No new development, or addition, alteration and/or modification to or redevelopment of
an existing building (except development or redevelopment to those annotated with #)
shall result in a total development and/or redevelopment in excess of a maximum building
height of 3 storeys (8.23m) or the height of the building which was in existence on the
date of the first publication in the Gazette of the notice of the draft development
permission area plan, whichever is the greater.
(b) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restriction stated in paragraph (a) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.
(c) Any diversion of streams or filling of pond, including that to effect a change of use to any
of those specified in Columns 1 and 2 above or the uses or developments always
permitted under the covering Notes (except public works co-ordinated or implemented by
Government, and maintenance, repair or rebuilding works), shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the
draft development permission area plan without the permission from the Town Planning
Board under section 16 of the Town Planning Ordinance.
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GOVERNMENT, INSTITUTION OR COMMUNITY
Column 1
Uses always permitted

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

Educational Institution
Field Study/Education/Visitor Centre
Government Refuse Collection Point
Government Use (not elsewhere specified)
Institutional Use (not elsewhere specified)
Library
Market
Place of Recreation, Sports or Culture
Public Clinic
Public Convenience
Public Utility Installation
Recyclable Collection Centre
Religious Institution
Rural Committee/Village Office
School
Social Welfare Facility

Animal Boarding Establishment
Animal Quarantine Centre
Columbarium
Crematorium
Eating Place (not elsewhere specified)
Funeral Facility
Helicopter Landing Pad
Holiday Camp
House (other than rebuilding of New
Territories Exempted House or
replacement of existing domestic
building by New Territories
Exempted House permitted under
the covering Notes)
Place of Entertainment
Private Club
Radar, Telecommunications Electronic
Microwave Repeater, Television
and/or Radio Transmitter Installation
Residential Institution
Sewage Treatment/Screening Plant
Shop and Services
Utility Installation for Private Project

Planning Intention
This zone is intended primarily for the provision of Government, institution or community
facilities serving the needs of the local residents and/or a wider district, region or the territory.
It is also intended to provide land for uses directly related to or in support of the work of the
Government, organizations providing social services to meet community needs, and other
institutional establishments.
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GOVERNMENT, INSTITUTION OR COMMUNITY (Cont‟d)

Remarks
(a)

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

(b)

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

(c)

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

Aviary
Field Study/Education/Visitor Centre
Park and Garden
Pavilion
Pedestrian Area
Picnic Area
Playground/Playing Field
Public Convenience
Sitting Out Area

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board
Eating Place
Government Refuse Collection Point
Government Use (not elsewhere specified)
Holiday Camp
Place of Entertainment
Place of Recreation, Sports or Culture
Private Club
Public Utility Installation
Religious Institution
Shop and Services
Tent Camping Ground
Utility Installation for Private Project

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

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

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board
For “Pier” Only

Pier
Public Convenience
Public Vehicle Park (for cycles only)

Government Use (not elsewhere specified)
Marine Fuelling Station
Public Utility Installation

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

Remarks
Kiosks not greater than 10m2 each in area and not more than 10 in number for uses as „Shop and
Services‟ are considered as ancillary to “Pier” use.
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GREEN BELT
Column 1
Uses always permitted

Agricultural Use
Barbecue Spot
Government Use (Police Reporting
Centre only)
Nature Reserve
Nature Trail
On-Farm Domestic Structure
Picnic Area
Public Convenience
Tent Camping Ground
Wild Animals Protection Area

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board
Animal Boarding Establishment
Broadcasting, Television and/or Film Studio
Burial Ground
Columbarium (within a Religious Institution or
extension of existing Columbarium only)
Crematorium (within a Religious Institution or
extension of existing Crematorium only)
Field Study/Education/Visitor Centre
Government Refuse Collection Point
Government Use (not elsewhere specified)
Helicopter Landing Pad
Holiday Camp
House (other than rebuilding of New Territories
Exempted House or replacement of existing
domestic building by New Territories
Exempted House permitted under the
covering Notes)
Place of Recreation, Sports or Culture
Public Utility Installation
Radar, Telecommunications Electronic
Microwave Repeater, Television
and/or Radio Transmitter Installation
Religious Institution
Residential Institution
Rural Committee/Village Office
School
Service Reservoir
Social Welfare Facility
Utility Installation for Private Project

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

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

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

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

Field Study/Education/Visitor Centre
Government Use
House (Redevelopment only)
Pier
Public Convenience
Public Utility Installation
Radar, Telecommunications Electronic
Microwave Repeater, Television
and/or Radio Transmitter Installation
Tent Camping Ground
Utility Installation for Private Project

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

Remarks
(a) No redevelopment, including alteration and/or modification, of an existing house shall
result in a total redevelopment in excess of the plot ratio, site coverage and height of the
house which was in existence on the date of the first publication in the Gazette of the
notice of the draft development permission area plan.
(b) Any diversion of streams, filling of land/pond or excavation of land, including that to
effect a change of use to any of those specified in Columns 1 and 2 above or the uses or
developments always permitted under the covering Notes, shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the
draft development permission area plan without the permission from the Town Planning
Board under section 16 of the Town Planning Ordinance.
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CONSERVATION AREA
Column 1
Uses always permitted

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

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

Barbecue Spot
Field Study /Education/Visitor Centre
Government Refuse Collection Point
Government Use (not elsewhere specified)
Holiday Camp
House (Redevelopment only)
Public Convenience
Public Utility Installation
Radar, Telecommunications Electronic
Microwave Repeater, Television
and/or Radio Transmitter Installation
Tent Camping Ground
Utility Installation for Private Project

Planning Intention
This zoning is intended to protect and retain the existing natural landscape, ecological or
topographical features of the area for conservation, educational and research purposes and to
separate sensitive natural environment from the adverse effects of development.
There is a general presumption against development in this zone. In general, only
developments that are needed to support the conservation of the existing natural landscape or
scenic quality of the area or are essential infrastructure projects with overriding public interest
may be permitted.
Remarks
(a) No redevelopment, including alteration and/or modification, of an existing house shall
result in a total redevelopment in excess of the plot ratio, site coverage and height of the
house which was in existence on the date of the first publication in the Gazette of the
notice of the draft development permission area plan.
(b) Any diversion of streams, filling of land/pond or excavation of land, including that to
effect a change of use to any of those specified in Columns 1 and 2 above or the uses or
developments always permitted under the covering Notes, shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the
draft development permission area plan without the permission from the Town Planning
Board under section 16 of the Town Planning Ordinance.
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DRAFT PO TOI ISLANDS OUTLINE ZONING PLAN NO. S/I-PTI/CD
(Being a Draft Plan for the Purposes of the Town Planning Ordinance)
EXPLANATORY STATEMENT
Note : For the purposes of the Town Planning Ordinance, this statement shall not be deemed to
constitute a part of the Plan.

1

INTRODUCTION
This Explanatory Statement is intended to assist an understanding of the draft Po Toi
Islands Outline Zoning Plan No. S/I-PTI/CD. It reflects the planning intention and
objectives of the Town Planning Board (the Board) for the Plan.

2

3

AUTHORITY FOR THE PLAN AND PROCEDURE
2.1

On 20 February 2012, under the power delegated by the Chief Executive, the
Secretary for Development directed the Board, under section 3(1)(b) of the
Town Planning Ordinance (the Ordinance), to prepare a draft plan designating
the Po Toi Islands (the Area) as a development permission area (DPA).

2.2

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

2.3

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

2.4

On 22 November 2014, under the power delegated by the Chief Executive, the
Secretary for Development directed the Board, under section 3(1)(a) of the
Ordinance, to prepare an OZP to cover the Po Toi Islands area.

2.5

On xx Xxxxxxxx 2015, the draft Po Toi Islands OZP No. S/I-PTI/1 (the Plan)
was exhibited for public inspection under section 5 of the Ordinance.

OBJECT OF THE PLAN
3.1

The object of the Plan is to indicate the broad land-use zonings for the Area so
that the development and redevelopment within the Area can be put under
statutory planning control. It also provides the planning framework for preparing
some detailed non-statutory plans which form the basis for public works
planning and site reservation for various uses.
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The Plan is to illustrate the broad principles of development and to provide
guidance for more detailed planning. It is a small-scale plan and the boundaries
between the land use zones may be subject to minor adjustments as detailed
planning and development proceed.

NOTES OF THE PLAN
4.1

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

4.2

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

THE PLANNING SCHEME AREA
5.1

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

5.2

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

5.3

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

5.4

The Area has a rural and natural setting with scientific importance and
conservation value which are unique in Hong Kong. Owing to its geographical
position, Po Toi is considered as a crucial re-fuelling stop for migratory birds.
More than 300 bird species, such as Hodgson's Redstart (Phoenicurus hodgsoni,
黑喉紅尾鴝), Dark-throated Thrush (Turdus ruficollis, 赤頸鶇), Brown Hawk
Owl (Ninox scutulata, 鷹鴞), Blue-winged Pitta (Pitta moluccensis, 馬來八色
鶇) and Oriental Honey Buzzard (Pernis ptilorhyncus, 鳳頭蜂鷹) have been
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recorded. Po Toi is also one of the only four sites in Hong Kong with natural
populations of Romer‟s Tree Frog (Liuixalus romeri, 盧 氏 小 樹 蛙 ), an
“Endangered” species under the International Union for Conservation of Nature
(IUCN) Red List of Threatened Species, and has a diverse assemblage of over
60 species of butterflies. Besides, Waglan Island is known to be a breeding site
for terns. Some plant species of conservation interest are recorded in Beaufort
Island and Po Toi such as Eulophia flava ( 黃 花 美 冠 蘭 ), Podocarpus
macrophyllus (羅漢松), Polygala polifolia (小花遠志) and Rungia chinensis
(中華孩兒草).
5.5

6

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

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

7

OPPORTUNITIES AND CONSTRAINTS
7.1

Opportunities
7.1.1 Conservation of Natural Landscape
The Area has a rural and natural setting with scientific importance and
conservation value which is unique in Hong Kong. In particular, the
natural habitat of Po Toi has high ecological and scientific values worthy
of conservation. Any development within the Area should not affect the
special ecological, landscape, geological and cultural heritage resources
in the Area. Developments compatible with the natural and rural settings
in areas around the existing village settlements at Po Toi could be
considered.
7.1.2 Education and Recreation Potentials
The Area has unique ecological, landscape, geological and cultural
heritage resources with high scientific and archaeological values. These
resources, most of which are concentrated in Po Toi, should be preserved.
The places of scientific and archaeological interests are connected by a
footpath network originating from the public pier in Tai Wan.
Nevertheless, the limited frequency of the existing kaito service has
limited the public access to these places. Provision of appropriate
education facilities with overnight accommodation, e.g. holiday camp/
tenting site, on Po Toi can facilitate public understanding of the Area‟s
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unique environment while at the same time unleash the recreation
potential of the Area. The area near Tai Wan Public Pier, which is more
accessible and consists of private lots with building entitlements, may be
a suitable location for such development. In view of the unique natural
and rural environment of the Area with special scientific importance and
high conservation value, the scale and character of such development
should be compatible with the natural and rural characters of the Area.
Owing to the limited transport facilities, utilities and infrastructure, as
well as the need to conserve the Area‟s rural and natural setting with high
conservation value, large-scale recreation and/or tourism development in
the Area should be avoided.
7.2

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

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

(b)

The Area also features steep rocky coast and low cliffs from
100mPD to 270mPD with geological formations of high landscape
value. Especially on Po Toi, there are some well-known geological
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formations in granite rock along the coastline, e.g. Buddha‟s Palm
Cliff, Tortoise Rock and Coffin Rock. Rock Carvings on Po Toi are
Declared Monuments of particular historic and cultural
significance. The southern coast of Po Toi also has high landscape
scenic and cultural significance. In view of the above, the unique
landscape resources and the character of the Area should be
preserved. Any large scale development with extensive site
formation and vegetation clearance should be avoided as it would
cause irreversible adverse landscape and ecological impacts. Small
scale development with conservation purposes that is compatible
with the existing landscape context is recommended for Po Toi.
7.2.3 Cultural Heritage
The Area has two declared monuments and a site of archaeological
interest which are worthy of preservation. Rock Carvings on Po Toi and
the Lighthouse at Waglan Island are Declared Monuments of particular
historic and cultural significance. Prior consultation with the Antiquities
and Monuments Office (AMO) of the Leisure and Cultural Services
Department (LCSD) should be made if any works, developments,
redevelopment or rezoning proposals may affect the declared monuments,
site of archaeological interest and their immediate environs. In
accordance with section 6 of the Antiquities and Monuments Ordinance
(Cap. 53), a permit issued by the Antiquities Authority, i.e. the Secretary
for Development is required for any works to be carried out within the
monument boundary of a declared monument. If disturbance to the site
of archaeological interest is unavoidable, a detailed archaeological
impact assessment (AIA) shall be conducted to evaluate the
archaeological impact imposed by the proposed works if there is any
development within the site of archaeological interest. If necessary, a
qualified archaeologist shall apply for a licence under the Antiquities and
Monuments Ordinance (Cap. 53) for an archaeological investigation. A
proposal of the AIA shall be submitted to the AMO for agreement prior
to applying for the licence. Subject to the findings of the AIA,
appropriate mitigation measures shall be fully implemented by the
project proponent in consultation with the AMO of LCSD.
7.2.4 Accessibility
One of the development constraints in the Area is the limited frequency
and capacity of the kaito ferry services. Only one kaito ferry service
between Po Toi and Aberdeen is operated on Tuesdays and Thursdays,
with additional services from Stanley to Po Toi on Saturdays, Sundays
and Public Holidays. Among the four islands within the Area, Po Toi
and Waglan Islands have a network of footpaths and hiking trails
connecting piers/jetties to village (Po Toi only), mountain uplands as
well as other places of interests. These footpaths/hiking trails shall
always be maintained for free public access.
Within the Area, only Po Toi is accessible by footpaths and hiking trails,
which shall always be maintained for free public access.

-6-

S/I-PTI/CD

7.2.5 Infrastructure and Utility Services
The electricity and water supply facilities in the Area are limited. There
are also no drainage and sewerage systems in the Area. Any development
that will lead to increases in population or number of visitors to the Area
would require additional facilities. For any development or
redevelopment, the project proponent should address how sewage and/or
other wastewater, if any, produced could be collected, treated and
discharged. Should septic tank and soakaway system be proposed, it shall
meet the requirements of the Environmental Protection Department
(EPD)‟s Practice Note for Professional Persons (ProPECC) PN 5/93
“Drainage Plans subject to comment by EPD”.
7.2.6 Geotechnical Safety
The Area comprises hillsides with history of instability, and is subject to
potential landslide hazards. For any future development in the Area
including the “V” zone, natural terrain hazard study may be required to
assess the potential hazards and constraints arising from natural terrain,
and to provide suitable hazard mitigation measures, if found necessary,
as part of the development.
7.2.7 Burial Grounds
The areas covered by theWithin the Area, there are two permitted burial
grounds located in Wan Tsai and Ngong Chong of, Po Toi are not
suitable for any development.

8

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

9

LAND USE ZONINGS
9.1

“Residential (Group D)” (“R(D)”): Total Area 0.48ha
9.1.1 The planning intention of this zone is primarily for improvement and
upgrading of existing temporary structures within the rural areas through
redevelopment of existing temporary structures into permanent buildings.
It is also intended for low-rise, low-density residential developments
subject to planning permission from the Board.
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9.1.2 This zone mainly covers the areas to the southwest of Po Toi Village
outside its „Village Environs‟ („VE‟). This area is mainly occupied by
one- to two-storey temporary structures built years ago. Most of the
structures are occupied while some are ruins.
9.1.3 To allow for upgrading and improvement, redevelopment of existing
temporary structures or existing building shall not result in a total
development and/or redevelopment in excess of a maximum building
area of 37.2m2 and a maximum building height of 2 storeys (6m), or the
building area and height of the existing building, whichever is the greater.
Rebuilding of New Territories Exempted House (NTEH) and
replacement of an existing domestic building which was in existence on
the date of the first publication in the Gazette of the notice of the draft
DPA Plan by a NTEH are always permitted in this zone. Apart from
allowing residential upgrading, low-rise and low-density residential
developments may be permitted on application to the Board. To be in
line with the general development intensity of the surrounding areas,
residential development including redevelopment for „Flat‟ and „House‟
(except „NTEH‟) shall not result in a total development in excess of a
maximum plot ratio of 0.4 and a maximum building height of 3 storeys
(9m).
9.1.4 To provide flexibility for innovative design adapted to the characteristics
of particular sites, minor relaxation of the plot ratio and building height
restrictions may be considered by the Board through the planning
permission system. Each proposal will be considered on its individual
planning merits.
9.1.5 As diversion of streams or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natural
environment, permission from the Board is required for such activities.
9.2

“Village Type Development” (“V”): Total Area 0.741ha
9.2.1 The planning intention of this zone is to designate both existing
recognized villages and areas of land considered suitable for village
expansion. Land within this zone is primarily intended for development
of Small Houses by indigenous villagers. It is also intended to
concentrate village type development within this zone for a more orderly
development pattern, efficient use of land and provision of
infrastructures and services. Selected commercial and community uses
serving the needs of the villagers and in support of the village
development are always permitted on the ground floor of a NTEH. Other
commercial and community uses may be permitted on application to the
Board.
9.2.2 The boundary of the “V” zone is drawn up around existing clusters
having regard to „VE‟, the local topography, the existing settlement
pattern, site characteristics as well as the estimated Small House demand.
Areas of difficult terrain, dense vegetation, burial grounds, ecologically
sensitive areas and streamcourses have been avoided where possible.
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9.2.3 There is only one recognised village in the Area, namely Po Toi Village
on Po Toi. Currently, there is a restaurant within the “V” zone. There
are neither approved nor outstanding Small House applications within its
„VE‟ and the village is occupied by one- to two-storey tenement houses.
This zone also covers an area at the eastern fringe of Po Toi Village,
which is used by the villagers as a stage for the Chinese opera
performances during festive celebration and an emergency landing pad
for helicopters.
9.2.4 In order to ensure that any future development or redevelopment within
the village would retain the village character, no new development, or
additional alteration and/or modification to or redevelopment of an
existing building shall result in a total development and/or
redevelopment in excess of a maximum building height of 3 storeys
(8.23m) or the height of the existing building(s), whichever is greater.
Minor relaxation of the building height restriction may be considered by
the Board through the planning permission system. Each proposal will be
considered on its individual planning merits.
9.2.5 As diversion of streams or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natural
environment, permission from the Board is required for such activities.
9.2.6 There is no existing sewer or planned public sewer for the Area, and at
present, each house is typically served by its own on-site septic tanks and
soakaway (STS) system. In accordance with the Environmental,
Transport and Works Bureau‟s Technical Circular (Works) No. 5/2005,
under the current administrative practice, for development
proposals/submissions that may affect natural streams/rivers, the
approving/processing authorities at various stages of the development
should consult and collate comments from Director of Agriculture,
Fisheries and Conservation and relevant authorities and incorporate
relevant comments/advice as conditions of approval wherever possible.
For the protection of the water quality of the streams and sea, the design
and construction of on-site STS system for any development
proposals/submissions also need to comply with relevant standards and
regulations, such as EPD‟s ProPECC Practice Note PN 5/93. Accordingly,
the Lands Department when processing Small House grant and
applications in close proximity to existing stream courses should consult
concerned departments including EPD, the Agriculture, Fisheries and
Conservation Department (AFCD) and PlanD to ensure that all relevant
departments would have adequate opportunity to review and comment on
the applications.
9.3

“Government, Institution or Community” (“G/IC”): Total Area 0.24ha
9.3.1 The planning intention of this zone is primarily for the provision of GIC
facilities serving the needs of the local residents and/or a wider district,
region or the territory. It is also intended to provide land for uses directly
related to or in support of the work of the Government, organizations
providing social services to meet community needs, and other
institutional establishments.
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9.3.2 The “G/IC” zone covers the Tin Hau Temple and the abandoned village
school, i.e. Po Toi School at Po Toi, as well as the lighthouse and other
government uses/facilities at southern Waglan Island. The abandoned
village school site is zoned “G/IC” to reserve for further use by the
Government. Flexibility is also provided in the “G/IC” zone for adaptive
reuse of the abandoned village school site to compatible Government,
institution or community uses.
9.3.3 To preserve the rural and low-rise character of the Area, development/
redevelopment within this zone should be restricted to the maximum
building height as stipulated on the Plan or the height of building which
was in existence on the date of first publication in the Gazette of the
notice of the DPA Plan, whichever is greater.
9.3.4 To provide flexibility for innovative design adapted to the characteristics
of particular sites, minor relaxation of the building height restriction may
be considered by the Board through the planning permission system.
Each proposal will be considered on its individual planning merits.
9.3.5 As diversion of streams or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natural
environment, permission from the Board is required for such activities.
9.4

“Open Space” (“O”): Total Area 0.0610ha
9.4.1 This zone is intended primarily for the provision of outdoor open-air
public space for active and/or passive recreational uses serving the needs
of local residents as well as the general public.
9.4.2 This zone covers an areas in front of Tin Hau Temple and at the eastern
fringe of Po Toi Village, which is are being used as a stage for the
Chinese opera performances during festive celebration. The piece of
flatland at the eastern fringe of Po Toi Village is also being used as an
emergency landing pad for helicopters.
9.4.3 As diversion of streams or filling of pond may cause adverse drainage
impacts on the adjacent areas and adverse impacts on the natural
environment, permission from the Board is required for such activities.

9.5

“Other Specified Uses” (“OU”): Total Area 0.07ha
9.5.1 The planning intention of this zone is for specified development(s)
and/or uses, which is/are specified in the annotation of the zone. There is
only one “OU” zone on the Plan, which is annotated „Pier‟ and covers
two sites currently used astwo existing piers located at, Tai Wan of , Po
Toi Village and an existing pier at Waglan Island.

9.6

“Green Belt” (“GB”): Total Area 150.47ha150.2ha
9.6.1 The planning intention of this zone is primarily for defining the limits of
urban and sub-urban development areas by natural features and to
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contain urban sprawl as well as to provide passive recreational outlets.
There is a general presumption against development within this zone.
9.6.2 Areas with natural vegetation, woodland, hilly terrain, hillside shrubland
and grassland have been designated as “GB” to protect existing green
areas and preserve the hilly terrain in the Area.
9.6.3 The “GB” zone mainly covers the vegetated hill slopes at Tai Wan and
Wan Tsai of, Po Toi; as well as those at Mat Chau, Beaufort Island and
Sung Kong. There are two traditional burial grounds in the southern part
of Po Toi within this zone. As they have been in existence before the first
publication of DPA Plan, they are considered as an existing use intended
for the burial of deceased indigenous villagers in the Area. To respect the
local ritual and tradition, burial activities within this zone are generally
tolerated.
9.6.4 There is a general presumption against development within this zone.
Development in this zone will be strictly controlled. Development
proposals will be considered by the Board on individual merits taking
into account the relevant Town Planning Board Guidelines.
9.6.5 As diversion of streams, filling of land/pond or excavation of land may
cause adverse drainage impacts on the adjacent areas and adverse
impacts on the natural environment, permission from the Board is
required for such activities except public works coordinated or
implemented by Government, and maintenance, repair or rebuilding
works.
9.7

“Coastal Protection Area” (“CPA”): Total Area 30.43ha
9.7.1 The planning intention of this zone to conserve, protect and retain the
natural coastlines and the sensitive coastal natural environment,
including attractive geological features, physical landform and area of
high landscape, scenic or ecological value, with a minimum of built
development. It may also cover areas which serve as natural protection
areas sheltering nearby developments against the effects of coastal
erosion. There is a general presumption against development in this zone.
In general, only developments that are needed to support the
conservation of the existing natural landscape or scenic quality of the
area or are essential infrastructure projects with overriding public interest
may be permitted.
9.7.2 This zone covers the coastal areas along the islands, which primarily
consist of coastal vegetation, rocky and boulder coasts.
9.7.3 New residential development is not permitted under this zone.
Redevelopment of existing houses may be permitted on application to
the Board. The redevelopment of an existing house shall not result in a
total redevelopment in excess of the plot ratio, site coverage and height
of the house which was in existence on the date of the first publication of
the DPA Plan.
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9.7.4 In view of the conservation value of the area within this zone, permission
from the Board is required for diversion of streams, filling of land/pond
or excavation of land that may cause adverse drainage impacts on the
adjacent areas and adverse impacts on the natural environment.
9.8

“Conservation Area” (“CA”): Total Area 367.4517ha
9.8.1 This zone is intended to protect and retain the existing natural landscape,
ecological and topographical features of the area for conservation,
educational and research purposes and to separate sensitive natural
environment from the adverse effects of development. There is a general
presumption against development in this zone. In general, only
developments that are needed to support the conservation of the existing
natural landscape or scenic quality of the area or are essential
infrastructure projects with overriding public interest may be permitted.
9.8.2 This zone covers most part of Po Toi which has scientific significance
and high conservation value. Owing to its geographical position, Po Toi
is considered as a crucial re-fuelling stop for migratory birds. More than
300 bird species, such as Hodgson's Redstart (Phoenicurus hodgsoni, 黑
喉紅尾鴝), Dark-throated Thrush (Turdus ruficollis, 赤頸鶇), Brown
Hawk Owl (Ninox scutulata, 鷹 鴞 ), Blue-winged Pitta (Pitta
moluccensis, 馬 來 八 色 鶇 ) and Oriental Honey Buzzard (Pernis
ptilorhyncus, 鳳頭蜂鷹) have been recorded. Po Toi is also one of the
only four sites in Hong Kong with natural populations of Romer‟s Tree
Frog (Liuixalus romeri, 盧氏小樹蛙), an “Endangered” species under
the IUCN Red List of Threatened Species, which could be found in the
streams on Po Toi. The island also has a diverse assemblage of over 60
species of butterflies. The “CA” zone also covers the vegetated hill
slopes and the rocky areas at Waglan Island, which has a natural
character and is known to be a breeding site for terns.
9.8.3 It is intended that with stringent planning control imposed under this
zoning, the rich ecological and biological features in the areas can be
protected and preserved. New residential development is not permitted
under this zone. Redevelopment of existing quarters houses may be
permitted on application to the Board. The redevelopment of existing
quartershouses shall not result in a total redevelopment in excess of the
plot ratio, site coverage and height of the house which was in existence
on the date of the first publication of the DPA Plan.
9.8.4 Within this zone, the area near Tai Wan Public Pier, which is more
accessible and consist of private lots with building entitlements, may
have potential for development of education and recreational facilities
with overnight accommodation to allow visitors staying in the Area for a
longer period of time for education/recreation activities. This can unleash
the education and recreational potentials in the Area. Yet the feasibility of
such development is subject to further assessments on environmental,
ecological, traffic, infrastructure, sewerage, drainage, visual and
landscape aspects, etc. Any development should not affect the unique
natural environment within this zone.
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9.8.5 Diversion of streams, filling of land/pond or excavation of land may
cause adverse drainage impacts on adjacent areas and adverse impacts on
the natural environment. In view of the conservation value of the area
within this zone, permission from the Board is required for such
activities.

10

COMMUNICATIONS
10.1

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

10.2

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

11

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

12

CULTURAL HERITAGE
12.1

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

12.2

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

12.3

The Antiquities Advisory Board (AAB) has also released a list of new items in
addition to the list of 1,444 historic buildings. These items are subject to
grading assessment by the AAB. Details of the list of 1,444 historic buildings
and the new items have been uploaded onto the website of the AAB at
http://www.aab.gov.hk.
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Prior consultation with AMO of LCSD should be made if any works,
developments, redevelopment or rezoning proposals may affect the declared
monuments, site of archaeological interest and their immediate environs. In
accordance with section 6 of the Antiquities and Monuments Ordinance (Cap.
53), a permit issued by the Antiquities Authority, i.e. the Secretary for
Development is required for any works to be carried out within the monument
boundary of a declared monument. If disturbance to the site of archaeological
interest is unavoidable, a detailed archaeological impact assessment (AIA) shall
be conducted to evaluate the archaeological impact imposed by the proposed
works if there is any development within the site of archaeological interest. If
necessary, a qualified archaeologist shall apply for a licence under the
Antiquities and Monuments Ordinance (Cap. 53) for an archaeological
investigation. A proposal of the AIA shall be submitted to AMO for agreement
prior to applying for the licence. Subject to the findings of the AIA, appropriate
mitigation measures shall be fully implemented by the project proponent in
consultation with AMO of LCSD.

IMPLEMENTATION
13.1

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

13.2

At present, there is no overall programme for the improvement or provision of
infrastructure within the Area. The implementation process will be gradual and
may stretch over a long period of time depending on the availability of resources.
However, project works for maintenance and repair of existing utilities would be
carried out within the Area by the IsDO.

13.3

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

13.4

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

PLANNING CONTROL
14.1

The types of permitted developments and uses on land within the Area are listed
in the Notes to the Plan. Unless otherwise specified, all building, engineering
and other operations incidental to and all uses directly related and ancillary to
the permitted developments and uses within the same zone are always permitted
and no separate permission is required.
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14.2

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

14.3

Planning applications to the Board will be assessed on individual merits. In
general, the Board, in considering the planning applications, will take into
account all relevant planning considerations which may include the
departmental outline development plans/layout plans, and the guidelines
published by the Board. The outline development plans/layout plans are
available for public inspection at the Planning Department. Guidelines published
by the Board are available from the Board‟s website, the Secretariat of the
Board and the Technical Services Division of the Planning Department.
Application forms and Guidance Notes for planning applications can be
downloaded from the Board‟s website and are available from the Secretariat of
the Board, the Technical Services Division and relevant District Planning Office
of the Planning Department. Applications should be supported by such
materials as the Board thinks appropriate to enable it to consider the
applications.

14.4

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

TOWN PLANNING BOARD
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Attachment VII

Mr. K.K. Ling
Director of Planning
Email: kkling@pland.gov.hk
Mr. Alan Wong
Director of Agriculture, Fisheries and Conservation
Email: dafoffice@afcd.gov.hk
19 Dec 2014
Dear Sirs,
Preliminary Draft of the Po Toi Outline Zoning Plan
In 2012, during the designation of the Po Toi Development Permission Area (DPA)
plan, the Hong Kong Bird Watching Society (HKBWS) submitted a formal request to
Planning Department (PlanD) and the Agriculture, Fisheries and Conservation
Department (AFCD) to designate Po Toi Island as a Site of Special Scientific Interest
(SSSI) and ultimately designate it as Country Park (CP) for comprehensive
management and protection for its rich biodiversity and geological attributes. This
month, the preliminary draft Outline Zoning Plan1 (OZP) has been released and the
1

TPB Paper No. 9800 for consideration by the Town Planning Board on 5.12.2014

SSSI/CP proposal has not been reflected in the current draft. The HKBWS, along with
the six undersigned groups are concerned about the lack of adequate biodiversity
and geological protection reflected in the current proposed plan.
1. Tree protection measures to mature woodland trees
The location of Po Toi, being on the coast, at the far south‐east of Hong Kong,
makes it a migration hot‐spot. In spring, birds are migrating around the coast and
across the South China Sea. In autumn, they are migrating around the coast. In
both cases Po Toi is in a location where they will concentrate. With the presence
of the fung shui woodland, which provide foraging and roosting opportunities for
migratory birds, Po Toi makes a migration hot‐spot.
The small area of mature trees provide migratory birds with foraging and roosting
opportunities. Based on their importance, special land use requirements should
be implemented at areas with mature trees, where tree felling or tree crown
alteration is prohibited. A detailed tree survey should be conducted to identify
the specific location of all fung shui trees on Po Toi Island, this information
should be used to determine the boundary of the conservation zonings,
inclusive to these fung shui trees.
2. Fung shui woodland around the pier and Tai Wan village are significantly more
ecologically important compared to scrublands of the island
We appreciate the provision of CA to the majority of the island to protect the
nature scrublands of Po Toi. Although this zoning is appropriate to the
undisturbed scrubland habitats of the island, it undermines the importance of the
mature fung shui woodlands near the village and the pier.
In a study conducted by HKBWS commissioned by the AFCD back in 2007,
“Preliminary Study on Bird Migration on Po Toi Island”, the two habitat types
were surveyed (fung shui tree, woodland scrub versus bush scrub and grassland).
Survey results revealed the diversity (number of bird species) at the fung shui
tree, woodland scrub habitats is double compared to what was recorded at the
bush scrub and grassland habitat (119 species compared to 55 species)2.
Starting from 2007 to 2013, HKBWS’s survey efforts have continued to cover both
areas. Each year, it has been confirmed that the findings from the 2007 study
2

Table 1: Overall Breakdown of Species Seen. Preliminary Study on Bird Migration on Po Toi Island
(Spring 2007) Final Report, submitted by the HKBWS to AFCD

still remains valid. The scientific results prove the bird usage at woodland is much
higher than the scrubland. The fung shui woodland habitat provides a much
preferred foraging and roosting habitat to migratory birds than scrubland. Based
on these results, the Planning Department should provide SSSI zoning to all area
of fung shui woodland
3. Residential (Group D) should not be located at an ecologically important area
We reiterate the significance of the mature woodland next to the pier as an
important foraging and roosting location for migratory birds which was discussed
during the meeting back in November 2014 involving green groups, PlanD and
AFCD. Fung shui woodland habitat only forms a small portion, 0.42% of the Po Toi
Islands3 (Figure 1), and the limited area of remaining fung shui woodland must
be adequately protected. Specific to that location, the HKBWS has recorded 181
species of birds (out of the 326 bird species recorded on the entire island, you
can find half of these species just on the R(D) zone), including 12 first records for
Hong Kong, this also includes the only two first records in 2014 so far, Rosy
Minivet (Pericrocotus roseus) and Crow‐billed Drongo (Dicrurus annectans).
A land swap of government land that is ecologically less sensitive (i.e. scrubland
habitats away from natural streams) should be thoroughly investigated. In fact,
99.4% of the island is comprised of government‐owned land4 (Figure 2), the
feasibility of development should be investigated and consulted with green
groups so that ecologically sensitive areas are avoided. The Planning Department
should not allow development zoning in known areas of high ecological value,
especially without thoroughly investigating all other possible solutions to balance
both nature conservation and development needs. We object to the provision of
R(D) zone at this ecologically sensitive and important area.
4. Underlying issues of the Residential (Group D) zone
The existing situation of the inhabitants of the R(D) zone is well‐known by the
HKBWS given our interest of the birds there and the amount of time we have
spent in this area. There are four groups of people that live in this area and their
specific location which they live at are marked in Figure 3. Aside from these four
locations, all other buildings which make up the majority of the R(D) zone are
3

Table 5.1 Land coverage of terrestrial habitats in Po Toi Islands. Service on Providing Information on
the Suitability of South Lamma, Tung Lung Chau and Po Toi Islands to be Established as Country Parks.
Submitted to AFCD by CUHK. November 1999.
4
Section 4.11 Land Ownership. TPB Paper No. 9042. Consideration of the Draft Po Toi Islands
Development Permission Area Plan No. DPA/I‐PTI/B.

derelict and not lived in. There is no need for development zoning for non‐used
squatter, and the existing conditions support that the R(D) zone of the
preliminary draft OZP is unnecessarily large. It is the duty of the Planning
Department to thoroughly investigate the existing situation of the R(D) zone so
that no unnecessary development zoning is provided in an ecologically important
area.
Furthermore, under the current scheme, no ecological impact assessment would
be required for redevelopment and new development within the R(D) zone.
Although it is noted that any new development would require the permission
from the Town Planning Board (TPB), the underlying issue that tree felling is likely
to be required as part of the redevelopment/new development still remains. The
current framework does not protect trees within private lots from felling. Should
development be prohibited altogether, the risk for tree felling would be
significantly reduced.
5. Extension of Village Type Development zone
Similar to the concern raised in the previously, the extension of V zone to the
north of the existing V zone will impact the existing fung shui woodland, which
are also important to migratory birds. The development of Small Houses will
result in the permanent loss of these mature trees without the need for approval
from the Town Planning Board. Areas for potential future Small House
development should avoid areas of mature trees and each application should
only be considered by the Town Planning Board on a case‐by‐case basis.
6. Geological and geographical value
Po Toi is an excellent outdoor classroom for studying granitic landforms. The Po
Toi Granite forming nearly all of Beaufort Island, Po Toi and Sung Kong are the
last large magma intrusion in Hong Kong dated back to 140 million years ago.
Megacrysts, pegmatitic veins, intrusions of fine grained granite into medium
grained granite which intrudes into coarse grained granite are commonly found.
Most spectacular are the unique outcrops shaped by various weathering
processes including block disintegration and sheet weathering. As a result, Po Toi
is renowned for the Buddha’s Palm Cliff, Tortoise Rock, Tortoise Egg, Monk Rock,
Coffin Rock, BB rock etc. while the resemblance of Waglan as a key are of very
high aesthetic and educational value.

In addition, it also offers spectacular panoramic landscape view. From the 188
meters highest accessible peak, Ma On Shan and Pat Sing Leng in the north, the
Lantau Island peaks in the west, the islands of Wanshan Qundao to the south and
the South China Sea to the east can be seen on a clear day.
7. Cultural Heritage of Po Toi Island
Po Toi also possesses attractive cultural heritage including the over 3000 years’
old rock carving which has been declared as monuments; the annual Da Jiu
(Spring Festival) and the traditional coastal collection of sea weeds.
8. Criteria for Site of special scientific interest
It is unclear what the Planning Department’s specific requirements are that
define a site’s eligibility to be zoned as a SSSI. We understand the Planning
Department seeks advice from the AFCD regarding the ecological conditions of
the site, however there is a lack of transparency in the type of information,
survey efforts and assessments that were conducted and used towards the
decision‐making process with determining the appropriate zoning. Based on the
HKBWS’s on‐going bird survey records since 2007, Po Toi Island, especially the
area around Tai Wan Village and the pier has consistently demonstrated high
diversity of species, presence of rare birds (rarity), uniqueness and high
ecological value (this information was made available to PlanD and AFCD in the
“Proposal for a Site of Special Scientific Interest and Support for Country Park
Designation on Po Toi Island” submitted by HKBWS in 2012). We urge the
Planning Department and AFCD to provide the information used in the
assessments to determine the land use zonings in the preliminary draft OZP.
Due to the unique and invaluable geological, landscape, ecological and cultural
significance, any haphazard developments on these islands may cause adverse and
irreparable impact. We therefore strongly support Po Toi Islands to be zoned as Site
of Special Scientific Interest (SSSI) and ultimately designated as Country Park for
comprehensive management and protection under the Country Park Ordinance.
Thank you for your kind attention and we look forward to meeting with your
departments in the upcoming weeks, before the gazette of the draft OZP under the
Town Planning Ordinance. It is important our comments regarding the preliminary
draft OZP is incorporated into the draft OZP.

Yours faithfully,

Jocelyn Ho
Senior Conservation Officer
Hong Kong Bird Watching Society
On behalf of:
Association for Geoconservation, Hong Kong
Columbarium Concern Group
Conservancy Association
Designing Hong Kong
Green Power
WWF – Hong Kong
cc:
AFCD – Mr. William Chow, Nature Conservation Officer (HK)
AFCD – Mr. Edward Yuen, Conservation Officer (Scientific interest)
PlanD – Mr. Ivan Chung, District Planning Officer – Sai Kung & Islands
PlanD – Mr. Gary Lui, Town Planner/Islands 6

Figure 1 – Habitat map of Po Toi showing the small area of woodland present

Source: Service on Providing Information on the Suitability of South Lamma, Tung Lung Chau and Po Toi Islands to be Established as Country
Parks. Submitted to AFCD by Chinese University Hong Kong. November 1999.

Figure 2 – Area of privately owned and government land at Po Toi Island

Source: TPB Paper No. 9042. Consideration of the Draft Po Toi Islands Development Permission Area Plan No. DPA/I‐PTI/B.

Figure 3 – Area with existing inhabitants within the R(D) zone

Lam Kam Rd., Tai Po, N.T., Hong Kong.

Approximate locations of Birds & Butterflies No-go areas.jpg

Attachment IX

Hong Kong, 20 January 2015
Chairman and Members
Town Planning Board
15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong.
Fax: 2877 0245; Email: tpbpd@pland.gov.hk
CC
Mr. Ivan Chung Man Kit
District Planning Officer, Sai Kung & Islands
Planning Department
Email: imkchung@pland.gov.hk
Dear Sirs,

Re: The Draft Po Toi Islands Outline Zoning Plan
No. S/I-PTI/C - Preliminary Consideration of a New Plan

Designing Hong Kong Limited is concerned over the captioned plan for the following reasons:


We urge for a strict protective OZP aimed at conserving the biodiversity and natural landscape of Po Toi.



Po Toi is the southern-most island of Hong Kong. It is recognized as an important stop for migratory birds
and a site with a natural population of Romer’s Tree Frogs. In 1993, the Planning Department's Territorial
Development Strategy Review (TDSR) listed the island as a potential country park.



We object to the broad-brush zoning of ‘R(D)’. There is no justification for the covering a large area of
undeveloped land. ‘R(D)’ zoning should be limited to existing structures for the intended purpose of this
zoning which is to allow primarily the improvement and upgrading of existing temporary structures within
the rural area through redevelopment of existing temporary structures into permanent building .



Moreover, there is no public sewer or public sewage treatment. Nor is there electricity or other supporting
infrastructure. There is no indication that any such facilities will be implemented, and no land has been
reserved for such facilities. Allowing development, including building small houses or columbaria under
these conditions will dramatically impact the terrestrial and marine environment recognized in the
‘Territorial Development Strategy Review’.



The proposed ‘R(D)’ and VTD zones encroach crucial mature woodland on the island. Paragraph 8.2.
explains that ‘The coastal areas of Tai Wan and Wan Tsai are covered with coastal woodland vegetation
including large native mature trees within Po Toi Village, mangroves and shrub-land with tree clumps,
which serves as a significant ecological resource to sustain the migratory birds.’ The boundary of the R(D)
and VTD zones should be amended to carefully exclude the mature woodland and important ecological
habitat so as to protect these from development. Any development in this small ecosystem is irreversible
and should be reconsidered and rejected.



Tai Wan village is recognized as a Site of Archaeological Interest by the Antiquities and Monuments Office.
Any development here should be subject approvals by the responsible department.

Here we submit our concerns for your consideration.
Designing Hong Kong Limited, January 2015
Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 2765 Fax:+852 2187 2305

(We object to the expansion of the VTD zone as highligthed in light green)

(The existing dense mature woodland should be conserved and protected from development.)

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 2765 Fax:+852 2187 2305

Attachment X

長春社 since 1968
The Conservancy Association
會址 : 香港九龍青山道 476 號百佳大廈 1 樓 102 室
Add.: Unit 102, 1/F, Park Building, 476 Castle Peak Road, Kowloon, Hong
Kong
電話 Tel.: (852)2728 6781
傳真 Fax.: (852) 2728 5538

21st January 2015
Planning Department
District Planning Branch
New Territories District Planning Division
Sai Kung & Islands District Planning Office
(E-mail: imkchung@pland.gov.hk, gtslui@pland.gov.hk)
Dear Mr Chung and Mr Lui,
Comments on Draft Po Toi Islands Outline Zoning Plan (No. S/I-PTI/C)
Following the meeting on 5th January 2015, The Conservancy Association (CA) is writing to
highlight various concerns on the captioned.
CA would like to reiterate that Po Toi Island is unique for its location in HK and provides a
resting and foraging habitat for migratory birds of East Asia-Australian Flyway. According to
Mr. Geoff Welch presentation in the last meeting, there are 326 bird species with 11 species on
the IUCN red list. It requires more efforts on planning control similar to other bird hotspots such
as Mai Po (380 bird species, 36 on IUCN Red List) and Long Valley (300 bird species, 12 on
IUCN Red List).
Referring to the same presentation, 182 bird species with 5 on IUCN Red List are discovered in
V-zone and R(D) zone of the draft OZP. These areas consist of mature woodland (Figure 1) with
large trees such as Ficus microcarpa (Figure 2), which are exclusive for providing food to insect
and fruit-eating birds. However, comparing to the DPA of Po Toi, the V-zone of the draft OZP has
enlarged from 0.56 ha to 0.71 ha and covers more large trees at the back of village houses.
In addition, there is only a small area of building lots and small number of inhabitants in the
R(D) zone but the R(D) zone covering 0.48 ha is unreasonably large with no justifications
(Figure 3). This would produce a false hope to people who support development. CA would like
to highlight that any loss of the existing mature woodland and large trees would result in a
disaster on ecosystem in Po Toi, and they should be designated with conservation zoning and

further extension of V-zone and R(D) should be prohibited.

Yours faithfully,

Leung Tak Ming
Campaign Officer

Figure 1

Mature woodland in V-zone of draft OZP

Figure 2

A mature Ficus microcarpa can be spotted in an abandoned house near the

pier in R(D) zone . Some more large trees indeed scatter in a few abandoned houses in
adjacent

Figure 3
Red line is the boundary of R(D) zone of draft OZP and areas marked with 1,
2, 3 & 4 are places of existing inhabitants

Attachment XI

致：西貢及離島規劃專員 鍾文傑 imkchung@pland.gov.hk
副本：高級城市規劃師/離島 蕭爾年先生 rylsiu@pland.gov.hk
城市規劃師/離島 呂德成先生 gtslui@pland.gov.hk
日：2015 年 2 月 2 日
事：463 名蒲台島村民對「蒲台群島分區計劃大綱草圖編號 S/I-PTI/C」的意見
我們是一群土地土長的蒲台島居民，近幾十年因搵食的原故，往來香港與蒲島之間
的航班疏落，我們無可奈何地大都遷往香港各區居住。但蒲台島始終是我們的老鄉，
每逢周日或假期，我們都會返蒲台探望家人或整理島上的事務。
蒲台島的天后廟建於道光 15 年(1835 年)，為我們漁民祖先所建，可見我們的祖先
早於 1835 年已在蒲台島生活。蒲台島人口最盛的時期有多達 3 千多人。為了維持
蒲台的傳統，我們成立值理會籌辦一年一度的太平清醮及神功戲，每年都有近千名
蒲台的子孫回來祈福還神；此外，我們亦成立蒲台之友，在每年慶祝天后誕舉辦龍
舟競渡，有超過二十艘來自不同地區的龍舟會到蒲台賀誕及進行競賽。我們亦為了
爭取改善蒲台的社區設施，包括改善島上的水電供應、公共廁所設施、無障礙通道
等，接觸不同的政府部門及議員。2014 年 9 月 23 日，多位立法會議員及不同的政
府部門亦曾到蒲台島視察，了解島上社區設施不足的問題。可以說，我們是如假包
換的蒲台島原居民，只是礙於村代表選舉條例的規限下，部門又鐵板一塊，沒有考
慮蒲台島的特殊地理因素，令我們失去選民的資格，未能參與村選及村務的工作，
我們感到極到遺憾。以致，我們往往未能接受到影響蒲台島發展的訊息，更甚的是
我們一群真正蒲台島民往往「被代表」了。因此，我們爭取今次機會，希望城規會
能聽聽真正蒲台島民對蒲台群島分區計劃大綱草圖的意見。
1. 同意灣仔區(坤記士多西南面)一帶劃作「自
然保育區」(CA)，堅決反對該處用作紀念公
園或骨灰龕場

463 名蒲台島村民對「蒲台群島分區計劃大綱草圖編號 S/I-PTI/C」的意見
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2. 擴大鄉村式發展(V Zone)
作為蒲台島土生土長的島民，我們同意現時
的鄉村式發展的規劃，更希望鄉村式發展的
範圍可以擴大。

3. 擴大碼頭對上的葬區，擴大後可將昂莊及靈龜石的葬區縮小。
根據民政事務處提供的資料，蒲台島共有兩
個「認可葬區」(見右圖)，大部份島民都會
選擇在碼頭對上的葬區作為安葬先人遺體
之用，位於昂莊及靈龜石的葬區偏遠，鮮為
人用，而且該葬區較另一葬區有近三倍之大，
實無必要，為免其他人企圖利用規劃限制較
少的情況下，胡亂發展相關地段。而且昂基
及靈龜石一帶是不少旅遊人士觀星的地點。
故建議擴大碼頭對上的葬區，擴大後位於昂
莊及靈龜石的認可葬區可以縮小。

以上是我們一群土生土長的蒲台島民對「蒲台群島分區計劃大綱草圖編號
S/I-PTI/C」的意見。敬請城規會委員及規劃署負責官員加以考慮。

463 名蒲台島村民對「蒲台群島分區計劃大綱草圖編號 S/I-PTI/C」的意見
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以下是我們一群土生土長的蒲台島民同意上述「蒲台群島分區計劃大綱草圖編號
S/I-PTI/C」的意見。聯署名單如下：
1 陳永祥

2 陳照祥

3 梁木根

4 張偉明

5 郭儀珠

6 郭儀珍

7 梁金勝

8 黃喜仔

9 郭永洪

10 周帶好

11 張展鵬

12 張志芬

13 張瑞蘭

14 梁明華

15 周伙娣

16 黃金

17 梁建偉

18 朱美玲

19 江貴華

20 江繼明

21 鄭帶福

22 郭亞玲

23 蘇偉福

24 張偉雄

25 蘇家儀

26 蘇家媚

27 家敏

28 訐旭日

29 訐庭誌

30 黃麗萍

31 羅魚佬

32 羅基

33 江亞伙

34 羅少英

35 黎鳳儀

36 梁伙喜

37 梁碧儀

38 陳劍芬

39 劉伙有

40 梁初六

41 張偉德

42 張帶喜

43 何玉蓮

44 張鳳鳴

45 張桃勝

46 郭金燕

47 梁志明

48 周婉霞

49 布德珍

50 張偉明

51 梁漢威

52 林永嵐

53 鄭少珍

54 郭金英

55 梁向芳

56 江伙妹

57 周仲文

58 郭雁影

59 郭金麗

60 周永權

61 梁金福

62 郭金鳳

63 郭家輝

66 郭家權

67 梁明基

68 黃金妹

69 羅美好

70 羅美蓮

71 郭家豪

72 郭金霞

73 梁漢華

74 劉向榮

75 鄭初五

76 張晉晞

77 張晉星

78 鄭明芳

79 布健文

80 鄭芍敏

81 鄭芍怡

83 鄭芍君

84 陳志華

85 鄭細洪

86 布健武

87 鄭浩文

88 鄭惠芬

89 楊金喜

90 鄭紅妹

91 布健生

92 郭轉娣

93 鄭帶根

94 黃做

95 鄭美英

96 黃金雄

97 羅亞仁

98 周秀英

99 周錦輝

100 羅嘉瑤

101 布德全

102 布德明

103 布德喜

104 布德輝

105 周秀芬

106 羅嘉儀

107 羅宇軒

108 羅金樹

109 周秀娟

110 羅美玉

112 羅碧雯

113 羅惠英

114 羅成

115 劉志文

116 劉錦燕

117 劉紹文

118 周志華

119 周志雄

120 周志威

121 劉景輝

122 黎翠珊

123 梁逹榮

124 梁明香

125 劉亞水

126 郭亞芳

127 劉阿燕

128 劉艶華

129 劉志強

130 梁佩珊

131 劉美華

132 劉沛明

133 張葵肖

134 劉凱欣

135 劉凱伶

136 陳國明

137 陳廷鋒

138 陳健偉

139 凌子聰

140 凌子堅

141 凌子潔

142 凌顈心

143 黎玉麟

144 黎力桁

145 曾秀英

146 李振業

147 李承禧

148 林惜琴

149 陳樂恩

150 劉紹祺

151 劉紹邦

152 劉紹天

153 劉永泉

154 劉永光

156 劉蘇女

157 劉絲雅

158 劉冠邦

159 鄭少英

160 張木水

161 鄭福喜

162 鄭蘇記

163 鄭文豪

164 鄭惠蓮

165 馬長嬌

166 黃志強

167 黃寶珍

168 黃寶儀

169 江偉德

170 黃寶芳

171 吳錦華

172 黎澤民

173 黃志偉

174 陳翠時

175 陳翠荇

176 江浩軒

177 江曉碧

178 羅蘇

179 馬帶金

180 羅仁仔

181 羅仁輝

182 羅貴明

183 張金福

184 劉樹佬

185 布亞嬌

186 劉金勝

187 吳秀蘭

188 劉浩然

189 陳嘉傑

190 陳晞晴

191 黃平

192 劉玉雯

193 郭金喜

194 劉帶娣

195 張國明

196 劉玉卿

197 李業昌

198 羅志超

199 劉美儀

200 譚美鳳

201 劉玉蓮

202 梁樹根

203 鄭俊文

204 鄭帶喜

206 鄭亦文

207 梁金有

208 梁亞珍

209 梁冰兒

210 梁竇兒

211 梁鳳娟

212 鄭惠英

213 鄭志明

214 梁秋運

215 黃海昌

216 梁桃

217 黎帶好

218 梁如珍

219 何穎康

220 何葙廉

221 何劍宏

222 吳宇宙
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Summary of Deviations from the Master Schedule of Notes

Deviations from the standard Rural Covering Notes:
Paragraph (8)
- changed to paragraph (7);
- added “boundaries of the Plan” before “and boundaries between zones”; and
Paragraph (11)
- removed entire paragraph
Deviation from the standard Schedule of Uses
Zonings
Residential
(Group D)

Column 1 Uses
Nil

Deviations from the Master Schedule of Notes
Column 2 Uses
Planning Intention
Removed:Nil
- Public
Transport
Terminus or Station
- Public Vehicle Park
(excluding
container
vehicle)

Added:- (d) Any diversion of
streams or filling of
pond, including that to
effect a change of use to
any of those specified in
Columns 1 and 2 above
or
the
uses
or
developments
always
permitted
under
the
covering Notes (except
public
works
co-ordinated
or
implemented
by
Government,
and

Attachment XII

XII-1

Remarks

Zonings

Village
Type Nil
Development

Column 1 Uses

Deviations from the Master Schedule of Notes
Column 2 Uses
Planning Intention

Removed:
Nil
- Public
Transport
Terminus or Station
- Public Vehicle Park
(excluding
container
vehicle)

XII-2

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

Zonings

Column 1 Uses

Government,
Removed:
Institution
or - Ambulance Depot
Community
- Animal
Quarantine
Centre
(in Government building
only)
- Broadcasting, Television
and/or Film Studio
- Eating Place (Canteen,
Cooked Food Centre
only)
- Exhibition or Convention
Hall
- Hospital
- Public
Transport

Deviations from the Master Schedule of Notes
Column 2 Uses
Planning Intention

Amended:
Nil
- from „Animal Quarantine
Centre (not elsewhere
specified)‟ to „Animal
Quarantine Centre‟
Removed:
Correctional Institution
Driving School
Off-course
Betting
Centre
Office
Petrol Filling Station
Refuse
Disposal
Installation
(Refuse
XII-3

Remarks
maintenance, repair or
rebuilding works), shall
not be undertaken or
continued on or after the
date
of
the
first
publication in the Gazette
of the notice of the draft
development permission
area plan without the
permission from the
Town Planning Board
under section 16 of the
Town
Planning
Ordinance.
A new section with the
following clauses are added:(a) No
new
development,
or
addition,
alteration
and/or modification to
or redevelopment of an
existing building shall
result
in
a
total
development
and/or
redevelopment in excess
of a maximum building
height in terms of
number of storeys as
stipulated on the Plan,

Zonings
-

-

Column 1 Uses
Terminus or Station
Public Vehicle Park (excluding
container
vehicle)
Research, Design and
Development Centre
Service Reservoir
Training Centre
Wholesale Trade

Deviations from the Master Schedule of Notes
Column 2 Uses
Planning Intention
Transfer Station only)
Zoo

XII-4

Remarks
or the height of the
building which was in
existence on the date of
the first publication in
the Gazette of the notice
of the draft development
permission area plan,
whichever is the greater.
-

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

-

(c) Any diversion of
streams or filling of
pond, including that to
effect a change of use to
any of those specified in
Columns 1 and 2 above

Zonings

Open Space

Column 1 Uses

Nil

Deviations from the Master Schedule of Notes
Column 2 Uses
Planning Intention

Removed:
Public Transport
Terminus or Station
Public Vehicle Park
(excluding container
vehicle)
Service Reservoir
XII-5

Nil

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

Zonings

Other Specified
Uses

Deviations from the Master Schedule of Notes
Column 2 Uses
Planning Intention

Column 1 Uses

Remarks
or
the
uses
or
developments
always
permitted under the
covering Notes (except
public
works
co-ordinated
or
implemented
by
Government,
and
maintenance, repair or
rebuilding works), shall
not be undertaken or
continued on or after the
date
of
the
first
publication
in
the
Gazette of the notice of
the draft development
permission area plan
without the permission
from the Town Planning
Board under section 16
of the Town Planning
Ordinance.

A new Schedule of Use specifying the „Pier‟ use exist in Area is added
Added:
Pier
Public Convenience
Public Vehicle Park (for
cycles only)

Added:
Added:
Added:
Government Use
This zone is intended to Kiosks not greater than
Marine Fuelling Station
designate land for piers
10m2 each in area and
Public
Utility
to facilitate marine
not more than 10 in
Installation
access to Po Toi Islands.
number for uses as
„Shop and Services‟ are
XII-6

Zonings

Deviations from the Master Schedule of Notes
Column 2 Uses
Planning Intention

Column 1 Uses

Remarks
considered as ancillary
to “Pier” use.

Green Belt

Nil

Removed:
Petrol Filling Station
Public Transport
Terminus or Station
Public Vehicle Park
(excluding container
vehicle)

Nil

Added:
“diversion of streams,”
after “Any” and in front
of “filling of land/pond
or excavation of land”

Coastal
Protection Area

Nil

Nil

Nil

Added:“diversion of streams,”
after “Any” and in front
of “filling of land/pond
or excavation of land”

Conservation
Area

Nil

Nil

Nil

Nil

XII-7

