
LEGISLATIVE COUNCIL BRIEF

Town Planning Ordinance
(Chapter 131)

APPROVED SOUTH LANTAU COAST
OUTLINE ZONING PLAN NO. S/SLC/23

INTRODUCTION

 At the meeting of the Executive Council on 14 May 2024, the Council
ADVISED and the Chief Executive ORDERED that the draft South Lantau
Coast Outline Zoning Plan (OZP) No. S/SLC/22A should be approved under
section 9(1)(a) of the Town Planning Ordinance (the Ordinance).  The plan is
now renumbered as S/SLC/23 at Annex A.

AMENDMENTS TO THE APPROVED SOUTH LANTAU COAST OZP NO.
S/SLC/21 SINCE ITS REFERENCE BACK

 2. Since the reference back of the approved South Lantau Coast OZP No.
S/SLC/21 for amendment on 27 June 2023, the draft South Lantau Coast OZP
No. S/SLC/22 (the draft OZP) incorporating the amendments was exhibited on
15 September 2023 for public inspection under section 5 of the Ordinance. To
echo with the planning principles of the Lantau Conservation and Recreation
Masterplan (the Masterplan) and the findings of the Ecological Study for Pui O,
Shui Hau and Tai O and Neighbouring Areas – Feasibility Study (the Ecological
Study), major amendments including (i) rezoning areas in Pui O and Shui Hau
mainly from “Coastal Protection Area” (“CPA”) to “Conservation Area” (“CA”) to
reflect the conditions of the natural habitats; and (ii) rezoning areas in Pui O
and Mong Tung Wan from “CPA” and “Green Belt” (“GB”) respectively to
“Recreation” (“REC”) to facilitate low-impact leisure and recreational uses.

3. Corresponding amendments and technical amendments in accordance
with the latest version of the Master Schedule of Notes to Statutory Plans (MSN)
were also made to the Notes of the draft OZP.  The Explanatory Statement (ES)
of the draft OZP, which reflects the planning intentions and objectives of the
Board for various land use zonings of the draft OZP, was also amended
accordingly.

REPRESENTATIONS

4. During the exhibition of the draft OZP, 730 valid representations
were received.  The representations were considered by the Board at its meeting
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held on 2 February 2024.

Supportive Representations (9)

5. Nine supportive representations submitted by a company (R3) and
eight individuals (R2 and R10 to R16) supported all or individual amendment
items.   The major grounds and proposals are that (i) the conservation zoning of
“CA” should be incorporated for Shap Long; (ii) ‘Agricultural Use’ and ‘On-Farm
Domestic Structure’ should be put under Column 2 in the Notes for the “CA”
zone; (iii) more public infrastructure and facilities should be provided to
incentivise recreation-related developments; (iv) more facilities should be
provided to cater for the needs of the local community; (v) suitable sites should
be identified for additional housing, old age home and recreational uses; and
(vi) rationalisation of zoning boundaries could ensure necessary control under
the Ordinance or the Country Parks Ordinance (Cap. 208).

Adverse Representation (709)

6. Amongst the 709 adverse representations, five were submitted by
green/concern groups (R8, R9, R23, R24 and R59); four by local
organisations including Heung Yee Kuk New Territories (HYK) (R62), South
Lantao Rural Committee (R63), Shap Long Village Office (R64) and San Wai
Village Office (R65); two by members of Islands District Council (IsDC) (R66
and R483); one by the Chairman of Lantau Area Committee (R481); three by
companies (R326, R501 and R708); and 695 by individuals (R25 to R58,
R60, R67 to R325, R327 to R480, R482, R484 to R500, R502 to R707 and
R709 to R730).

7. The major grounds/proposals of the adverse representations are
summarised below –

(a) Nature Conservation and Environment – (1) any amendment to the
OZP that would trigger undesirable environmental impacts was
opposed, such as including ‘Holiday Camp’ and ‘Barbecue Spot’
uses in the “CA’ zone.  Private lots on the wetland should be
resumed for conservation purpose; (2) construction activities
(including government works) involving environmental  impact
and/or erection of fencing structures should require planning
permission; (3) all “CPA” areas should be rezoned to “Country
Park” (“CP”) for fulltime protection and monitoring and the area in
Fan Lau should be rezoned from “GB” to “CP”; (4) the
northwestern tip of Ham Tin San Tsuen should be rezoned from
“Village Type Development” (“V”) to “CA” to protect Pui O
Ecologically Important Stream; (5) the Shui Hau coastline covered
by patches of mangrove should be rezoned from “CPA” to “CA”;
and (6) a water buffalo park should be set up in Pui O;

(b) “REC” Zone and Recreational Uses – (1) Pui O area had been
subject to environmental vandalism by unauthorized land filling
and recreational activities. Part of the “REC” zone in Pui O
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covered by wetland should be conserved.  Delineating the “REC”
and “CA” zones by referencing the findings of the Ecological Study
was questionable.  Experiences from other “REC” zones in the
New Territories demonstrated that “REC” zoning might not result
in the intended recreational development. Designation of the
“REC” zone without conservation elements nor restriction on
works would legitimise the unauthorized developments and
encourage proliferation of brownfield operations.  It was
suggested that: the “REC” zone should be rezoned to conservation
zonings or confined to brownfield areas along South Lantau
Road; uses such as ‘Barbecue Spot’, ‘Field
Study/Education/Visitor Centre’ and ‘Holiday Camp’ should be
moved from Column 1 to Column 2; any diversion of stream,
filling of land/pond or excavation of land in the “REC” zone
should require planning permission; and the “REC” zone should
be included in the South Lantau Coast Regulated Area (SLCRA) to
control unauthorized development; (2) increased recreational
activities without additional infrastructural support would exert
pressure on the limited road capacity; (3) the eight vacant
government sites in Pui O, Tong Fuk, Shui Hau and Shek Pik
should be prioritised for recreational purposes; and (4) the “REC”
zone in Mong Tung Wan with limited potential for recreational
development given its small size and remote location should be
reverted to “GB” zoning or designated as Country Park;

(c) Village Development – (1) the “REC” zone, which only accounted
for a limited portion of the South Lantau Coast Planning Scheme
Area (the Area), could not promote tourism nor reflect the existing
holiday camp sites.  Planning control under both “CPA” and “CA”
zones should be relaxed to promote tourism and/or housing
development; (2) the “V” zone should be enlarged to protect the
rights of indigenous inhabitants under the Basic Law; (3) the
Government should resume private land and compensate for
introducing new control on land uses, or collaborate with private
land owners to implement conservation measures; (4) opposed
the incorporation of a new set of Notes for the “CA” zone; (5) the
northern and southern parts of Mong Tung Wan should be
rezoned from “GB” to “REC” and “V”  respectively; and (6) private
lots in Pui O1 should not be rezoned to “CA” and formed part of
SLCRA given the recreational uses nearby, access to public
transport facilities, and a permit already granted for depositing
structures on-site;

(d) Reflecting Existing Uses, Rationalising Zoning Boundaries and
Incorporation of New Area – (1) all existing recreational facilities in
the Area should be zoned “REC”; (2) to revert sites under
Amendment Items B3 and B4 to “CPA”; (3) to retain the previous

1 Lots 2402 and 2406 in D.D. 316L in Pui O.
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“GB” zoning of Amendment Item B5 such that relevant facilities
(e.g. barbecue facility) would still be subject to the Board’s
scrutiny; (4) natural environment should not be included in areas
for residential development and roads; and (5) there was growing
demand for residence, recreation and tourism in South Lantau
Coast and the previous “Residential (Group C)” zone under
Amendment Item B11 should be retained;

(e) The OZP and the Notes – (1) the latest MSN should be reviewed on
the need to retain ‘Zoo’, ‘Aviary’, ‘Animal Quarantine Centre’,
‘Animal Boarding Establishment’ and ‘Theme Park’ in the
respective zones; ‘House’, ‘Flat’ and ‘Shop and Services’ should
not be allowed in Column 2 of the “Government, Institution or
Community” and “GB” zones; ‘Agricultural Use’ and ‘On-Farm
Domestic Structure’ should be moved from Column 1 to Column
2 in the “CA” zone; ‘Hotel (Holiday House only)’ should be moved
from Column 2 to Column 1 and ‘Government Refuse Collection
Point’ and ‘Public Convenience’ should be moved from Column 1
to Column 2 in the “V” zone; (2) the covering Notes should be
revised to require planning permission for the erection of fencing
structures; and (3) incompatible Column 2 uses (e.g. ‘Holiday
Camp’ in the “CA” zone) would cause undesirable impacts on the
environment; and

(f) Public Consultation – (1) no consultation with HYK, IsDC, relevant
Rural Committees (RCs) and/or local villagers had been
conducted prior to the publication of the draft OZP; and (2) the
OZP amendment exercise should be conducted after the
announcement of South Lantau’s eco-recreational proposals in
the 2023 Policy Address.

Both Supportive and Adverse Representations (part) (11)

8. Amongst the 11 partly supportive and partly adverse representations,
seven were submitted by green/concern groups (R4 to R7 and R17 to R19)
and four individuals (R1, R20, R21 and R61).  The major grounds of these
representations are similar to those mentioned in paragraphs 5 and 7 above.

Representation Providing Views (1)

9. The representation submitted by an individual (R22) provided views on
Amendment Items B1 and B2 that consultation with local villagers prior to the
commencement of the works at Pui O Raw Water Pumping Station (PORWPS)
should have been done to minimise conflicts with the stakeholders.  Concern
on the noise impacts during the construction works of PORWPS had been
relayed to the Water Supplies Department and other relevant departments.
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The Board’s Decision

10. After giving consideration to the representations, the Board noted the
supportive views of R1 (part), R2, R3, R4 (part) to R7 (part), R10 to R16,
R17 (part) to R21 (part) and R61 (part) and the views of R22 and decided not
to uphold R1 (part), R4 (part) to R7 (part), R8, R9, R17 (part) to R21 (part),
R23 to R60, R61 (part) and R62 to R730 and agreed that the draft OZP
should not be amended to meet the representations for the following reasons –

 Nature Conservation and Environment

(a) the object of the OZP was to indicate the broad land use zonings so
that development and redevelopment of land could be put under
statutory planning control.  In formulating the zoning proposal, a
balance had been struck between nature conservation and
development, taking into account all relevant factors including the
ecological impact of individual site.  Environmentally sensitive
areas were generally zoned as conservation zonings on the OZP
including “CA”, “CPA” and “GB” zones, and only sites that were on
development/disturbed area had been designated as “REC” zone;

(b) for any developments in areas falling within “GB”, “CPA” or “CA”
zones, if diversion of stream, filling of land/pond or excavation of
land were involved, permission from the Board was required.
Unauthorized developments in the Regulated Area were subject to
enforcement under the Ordinance;

(c) ‘Country Park’ was designated under the Country Park Ordinance
(Cap. 208).  The “CP” zone on the OZP covered areas which fell
within the boundaries of Country Park.  As the “CPA” zones fell
outside Country Park, rezoning the “CPA” to “CP” was not
appropriate.  The designation of Country Park should be separately
considered by the Country and Marine Parks Authority;

(d) the “V” zone of Ham Tin San Tsuen was not the subject of any
amendment item.  The concerned section of the Pui O Ecologically
Important Stream was on government land and the Lands
Department (LandsD) would take enforcement action against any
unlawful activities and/or development on government land if
appropriate.  The remaining portion of the concerned “V” zone was
mainly levelled vacant private land with sparse vegetation.  It was
located at the fringe of the existing village cluster and was
considered suitable for village type development.  For any Small
House development, sewage disposal arrangement should comply
with the relevant government requirements.  LandsD would assess
Small House applications based on individual circumstances and
comments from government bureaux and departments;

(e) the majority of the coastline was zoned “CPA” which was intended
to conserve, protect and retain the natural coastlines and the
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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.
As the concerned area was a natural coastline, the “CPA” zone was
considered appropriate.  The development restrictions of “CA” and
“CPA” zones were similar;

(f) there was insufficient information in the representation for the
proposed water buffalo park.  Any proposal could be pursued in
accordance with the OZP provision and would be subject to the
considerations and assessments by relevant government bureaux
and departments;

 “REC” Zone and Recreational Uses

(g) the current “REC” and “V” zones and their planning control were
appropriate. Passive recreation uses such as ‘Barbecue Spot’,
‘Field Study/Education/Visitor Centre’, ‘Holiday Camp’ and ‘Place
of Recreation, Sports or Culture’ were in line with the planning
intention of the “REC” zone.  The “REC” zones in Pui O and Mong
Tung Wan were on development/disturbed areas.  As the “REC”
zone was a development zoning intended primarily for recreational
developments for the use of the general public, requirement for
planning permission for diversion of stream, filling of land/pond
and excavation of land was not necessary.  The Notes for the “REC”
zone of the OZP were in line with the MSN adopted by the Board
and similar to most of the “REC” zones in other OZPs, and there
was no strong justification in the representations to support
imposing more stringent control in the “REC” zone;

(h) the annual average daily traffic of roads in South Lantau was
currently less than half of their design capacities.  It was
anticipated that the roads in South Lantau would have sufficient
capacity to cope with the traffic demand arising from the proposed
amendment(s).  The Transport Department had closely monitored
passenger demand and liaised with the public transport operator to
adjust the service as appropriate.  The section of Tung Chung Road
(south of Shek Mun Kap Road) and all roads at South Lantau were
designated as closed roads.  Access to these roads required a valid
Lantau Closed Road Permit (LCRP) and only the residents and
business operators at South Lantau and those with genuine
operation and business needs might apply for a non-temporary or
temporary LCRP;

(i) the eight concerned vacant government sites were available for
short-term tenancy application for community, institutional or
non-profit-making purposes.  Recreation use could be pursued by
the project proponent as appropriate under the established
mechanism;
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(j) taking into account the previous use and site conditions, the
current “REC” zone of the representation site under Amendment
Item A4 was considered appropriate and was in line with the
Sustainable Lantau Blueprint (the Blueprint) and the Masterplan
that low-impact leisure and recreational uses would be developed
for public enjoyment where appropriate in South Lantau while its
natural and cultural resources would be conserved.  There was no
strong justification to support rezoning of the site occupied by
existing buildings to “GB”;

 Village Development

(k) the rezoning of areas in Pui O and Mong Tung Wan to “REC” zone
(about 6.38 ha in total) had struck a balance between the
conservation of natural habitat with high ecological value and the
reservation of land for low-impact recreational developments,
which was in line with the initiatives in the Blueprint and the
Masterplan that low-impact leisure and recreational uses would be
developed for public enjoyment where appropriate in South Lantau
while its natural and cultural resources would be conserved.
Suitable sites which were development/disturbed areas were
rezoned to “REC” zone.  Holiday camp sites in Pui O with planning
permissions had been included in the “REC” zone;

(l) review of “V” zone was not part of the current round of OZP
amendment.  Suitable land had already been designated within “V”
zone for village expansion of the recoginised villages on the OZP.
According to the current Small House Policy, the right to apply for
or build a Small House was a personal right enjoyed by the
indigenous inhabitant himself, but not attached to the land that he
owned.  Planning controls on the use of land would not affect the
indigenous inhabitant’s right to apply for or build a Small House
per se.  On this basis, the planning controls of the OZP would not
engage Article 40 of the Basic Law;

(m) the OZP amendment would not affect any land owner to transfer or
assign his/her interest of land, nor would it leave the land
concerned without any meaningful use or economically viable use.
The land concerned could be put to “always permitted use” and
uses that may be permitted with or without conditions on
application to the Board.  It would unlikely constitute deprivation
of property requiring payment of compensation;

(n) the addition of a set of Notes for “CA” zone corresponded to the
Amendment Items A1 and A3 which was formulated based on the
latest MSN adopted by the Board.  Both representation sites were
mainly rezoned from “CPA” to “CA” which was a more appropriate
zoning to reflect the inland natural habitats with conservation
importance where “CPA” and “CA” zones had similar Schedule of
Uses and development restrictions;
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(o) areas to the north and south of the Mong Tung Wan Village were
generally wooded in nature.  Taking into account the various
planning considerations, the current “GB” zone for the concerned
areas was considered appropriate.  Furthermore, there was
currently no Small House application at Mong Tung Wan under
processing;

(p) Lots 2402 and 2406 in D.D. 316L had been filled and occupied by
holiday camps without planning permission.  Furthermore, the
sites were located amidst Pui O Wetland zoned “CA”.  According to
the Ecological Study, the concerned lots together with adjoining
seasonally wet grassland fell within the Core Conservation Zone in
Pui O which covered habitats of high ecological value.  They were
zoned “CA” with the intention to conserve the wetland habitats
which was considered appropriate;

Reflecting As-built Conditions, Rationalising Zoning Boundaries and
Incorporation of New Area to the Area

(q) some existing recreational facilities and holiday camp in “GB”,
“CPA” and “CA” zones were operating without any planning
permission.  It was inappropriate to rezone these non-conforming
uses to “REC”.  Notwithstanding the above, planning applications
with relevant supporting technical assessments could be
submitted in accordance with sections 12A or 16 (where
appropriate) of the Ordinance for the Board’s consideration if
necessary;

(r) Amendment Items B1 to B21 reflected the as-built conditions
and/or planned government, institution and community facilities,
open spaces, road alignments, transport infrastructures and other
developments which conformed to the OZP.  It was considered that
the current zonings of the representation sites were appropriate;

The OZP and the Notes

(s) the Schedule of Uses of the respective zonings in the OZP was in
line with the latest MSN adopted by the Board.  For Column 2 uses,
planning permission from the Board was required.  The Board
would assess each development proposal on its individual merits in
accordance with the relevant guidelines of the Board.  Review on
MSN would be separately considered;

(t) for any developments in areas falling within “GB”, “CPA” and “CA”
zones including erection of chain link fence and walled enclosures,
if diversion of stream, filling of land/pond or excavation of land
were involved, permission from the Board was required;

(u) planning permission was required for Column 2 uses in respective
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zones.  Any related development proposal was subject to the
scrutiny of relevant government bureaux and departments and the
Board under the planning application mechanism; and

Public Consultation

(v) the established practice for conducting both statutory and
administrative public consultation of statutory plan had been
followed in the publication of the draft OZP.  Consultations with
relevant parties were conducted during the statutory public
inspection period of the draft OZP.  To allow efficient enforcement
action, SLCRA’s designation and draft OZP publication were set to
be on the same date.  To minimise the risk where someone would
try to evade the enforcement regime by forming or destroying the
land with conservation value before RA’s designation, it was
inappropriate to consult public prior to the gazettal of the draft OZP
involving enforcement provision in tandem with the SLCRA’s
designation.

IMPLICATIONS OF THE PROPOSAL

11. The approval of the draft South Lantau Coast Outline Zoning Plan No.
S/SLC/22A itself has no civil service, financial, economic, gender and family
implications.  The environmental and sustainability implications are set out
below.

12. Regarding the environmental implications, future developments
within the South Lantau Coast area shall comply with relevant environmental
regulations, where applicable, and should be planned, designed, constructed
and implemented in accordance with relevant environmental guidelines and
criteria laid down in the chapter on “Environment” of the Hong Kong Planning
Standards and Guidelines.

13. As far as sustainability implications are concerned, the amendments
could bring about ecological and environmental benefits for the local area as
well as contribute to the better utilisation of land resources for meeting the
recreational need.

PUBLIC CONSULTATION

14. Upon gazettal of the draft OZP on 15 September 2023, IsDC, HYK as
well as two respective RCs of the Area, i.e. Tai O RC and South Lantao RC, were
consulted on the amendments on 16 October 2023, 6 November 2023, 5
October 2023 and 12 October 2023 respectively.  On 24 October 2023 and 30
October 2023, two meetings were held with green groups and local concern
groups respectively on the amendments incorporated in the draft OZP.  Views
collected during the consultations and the representations (if any) received



Page 10

from the above parties had been provided to the Board for consideration.

A

A-I
A-II

PUBLICITY

15. The approved South Lantau Coast OZP No. S/SLC/23 will be printed
and exhibited in accordance with section 9D(2) of the Ordinance. A press
release will be issued on the day of exhibition. A spokesman will be available
for answering media enquiries.

16. The approved South Lantau Coast OZP No. S/SLC/23 is at Annex A
for Members’ reference. A set of Notes listing out the uses which are always
permitted and those which may be permitted on application to the Board is at
Enclosure I to Annex A.  An ES in respect of the South Lantau Coast OZP No.
S/SLC/23 is at Enclosure II to Annex A.

ENQUIRY

17.    Any enquiry on this brief can be addressed to Ms Caroline Tang,
Assistant Director of Planning/Board, Planning Department (Tel. No. 2231
4606).

PLANNING DEPARTMENT
May 2024



APPROVED SOUTH LANTAU COAST

OUTLINE ZONING PLAN NO. S/SLC/23

Annex A Approved South Lantau Coast Outline Zoning Plan (OZP) No.
S/SLC/23

 Enclosure I : Notes to the Approved South Lantau Coast OZP
No. S/SLC/23

 Enclosure II : Explanatory Statement of the Approved South
Lantau Coast OZP No. S/SLC/23
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