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Study on Revitalization of Tai O

Source: Hong Kong Planning Department

Tai O is one of the last remaining traditional fishing village in Hong Kong. The Recommended Strategy presents a set of conceptual planning framework and broad planning strategy for revitalization. The Strategy marks the first but an important step towards meeting the goal of revitalizing Tai O.
	


A.    BACKGROUND
The historic fishing village of Tai O lies in the north-western corner of Lantau.  Over the years,  the traditional industries of fisheries, salt production and cultivation have declined.  The majority of the younger generation have moved away in search of better opportunities.  The local economy is now dependent on small scale fishing and small business catering for visitors.  The population is about 3,400 and dominated by the elderly.
The Planning Department commissioned Environmental Resources Management Limited to undertake the Study on Revitalisation of Tai O to examine possible planning strategy to revitalise Tai O.  The objectives of the Study are :

· to formulate a planning strategy to revitalise Tai O; 

· to identify the broad requirements of infrastructural and environmental improvement works to facilitate detailed design and feasibility studies; and 

· to recommend an implementation framework for achieving the planning strategy. 

We consulted the then Islands Provisional District Board on the initial options for revitalisation and the preferred options in March 1999.  Their views and written submissions from other local bodies and interested parties have been taken into account in the Draft Recommended Revitalisation Strategy.  Following consultation with the Islands District Council, Tai O Rural Committee, locals and other interested bodies between March and May 2000 on the Draft Recommended Revitalisation Strategy, we have incorporated public views, where appropriate, and undertaken preliminary technical feasibility studies in formulating this Recommended Revitalisation Strategy (the Strategy). 

B.    KEY CHANGES AFTER CONSULTATION
Major comments received from public consultation are summarised as follows: 

·  the stilted structure areas should be retained and upgraded as they constitute a unique and important component of the fishing village character of Tai O.  They should not be affected by the flood protection proposals; 

· filling of existing wetlands to the south of Tai O Road is not supported;  
· additional community facilities should be provided in view of the remote location and special demographic profile;  
·  location of the proposed helipad should be reviewed; 

·  transport facilities to the area should be improved; and 

· the requirement for the Sheltered Boat Anchorage (SBA) should be reviewed. 

We have revised the Draft Recommended Revitalisation Strategy to incorporate public views where appropriate.  The key changes are:

· the flood protection proposal has been revised.  The extent of the proposed riverwall is reduced confining to the waterway at Yat Chung.  This would protect the priority area for flood protection while avoiding the loss of stilted structures; 

· the extent of reclamation proposed at Shek Tsai Po has been reduced to that required for a seawall and waterfront promenade; 

· the filling requirement south of Tai O Road has been reduced; 

· the football pitch south of Tai O Road is retained and could be provided with landscape areas with boundary regularisation of the existing land filled area; 

· the proposed folk museum has been resited close to the new ferry pier; 

· the helipad is proposed to be resited to the existing ferry pier location which is closer to the clinic and will not affect the natural coastline; and 

· the scale of the SBA has been reduced, reflecting the updated requirement for the facility and the recently authorized scheme. 

C.    THE RECOMMENDED REVITALISATION STRATEGY
Objectives and Approach
The attraction of Tai O lies in its tranquil natural setting and tremendous cultural resources.  The overall planning concept remains one of balancing nature and heritage conservation with appropriate new development, building upon Tai O’s traditional visitor attractions.   

The Strategy seeks to rejuvenate the fishing village of Tai O with its unique heritage and character.  The purpose is to preserve the cultural heritage and natural attributes, and at the same time to enhance its visitor appeal and local employment base.  The Strategy seeks to sustain the community of Tai O and the cultural heritage, natural environment and local economy of the place. 
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	View of Tai O from South
	View of Tai O from the North-West
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Key Components 

　 

Rejuvenating the Fishing Village 
· A SBA currently under planning would provide a safe base for local fishing vessels.  It could help bring back the vibrant fishing community and related economic activities.  Complementary facilities recommended include a small seafood market and a new entrance plaza near Tai O Road; 
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	The Fishing Village Ambience 
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	The Proposed Sheltered Boat Anchorage Provides a Safe Base for Fishing Boats in Tai O
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	A Folk Museum is Proposed to Feature Local Traditions and Historical Artifacts of Tai O 


　
　
	· The stilted structures are an important part of the history and fishing village character of Tai O.  On 2 July 2000, a fire broke out destroying some 90 stilted structures at Sam Chung and Sha Tsai Min. The Government has agreed in-principle to allow the fire victims to rebuild the stilted structures in-situ.  The Strategy would not affect the stilted structure areas.  However, sustainability of these structures over the longer term requires resolution of a number of issues including improving the emergency access, sewerage and other infrastructure provisions.  The Strategy recommends improvement of the servicing of the stilted structure areas while maintaining their unique character be subject to detailed studies; and 

· A folk museum in stilted structure form near the new ferry pier at Shek Tsai Po is proposed. It would feature local traditions and historical artifacts to raise understanding of Tai O’s cultural heritage and Hong Kong’s fishing village origin.  The opportunity for reintroducing a hand-drawn sampan across Tai O Creek could also be explored. 
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	Architectural Style of Stilted Structure 
in the Early Days
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	Distribution of Existing Stilted Structure in Tai O
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	Fire-Blazed Stilted Structure Areas


　
　
Sustaining the Natural Environment and Cultural Heritage Resources
　
· Ecologically sensitive habitats and the existing natural landscape will be preserved.  The Leung Uk Marsh, Tai O Reedbed, Tai O Egretry, woodland and waterways would be conserved.Nature-based attractions would be enhanced through a proposed mangrove replanting area; 
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· All existing village settlements, historical buildings and cultural heritage sites would be retained.  The historic salt pans, which are amongst the last remaining in Hong Kong, would be preserved.  The ancient seawall built to protect the previous salt pans and villages may be restored and accommodated with a pedestrian link subject to further examination under the SBA project.  Rural temples and old community buildings would be recommended to be restored.  Heritage trails are recommended to link the cultural heritage sites in the area; 

· A small conservation interpretive centre and a series of nature trails which would link to those in the adjacent Country Parks are proposed.  The proposed public landing steps would allow boat trips along the waterways, dolphin watching and other shore based activities. 
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	Tai O has a Wealth of Natural Assets and
Cultural Heritage Resources
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	Ancient Seawall to be Restored and  
Mangrove Replanting Area to be Implemented 

	
	
	


　
　
Enhancing Existing Visitor Appeal  
　
Tai O clearly has a niche to visitors who are interested in eco-tourism and heritage tourism.  The Strategy seeks to enhance the existing visitor appeal.  It is estimated that the Strategy could increase visitors to about 450,000-600,000 per annum.             

　 

	· To attract more visitors, the existing natural landscape, fishing village character and cultural heritage areas would need to be preserved and enhanced. 

·  A new and more accessible public ferry pier would be provided at Shek Tsai Po.  The ferry landing area will be linked to a landscaped entrance plaza. 

· The proposed cable car link from Tung Chung to Ngong Ping would attract more visitors to Tai O, based on the existing strong connection between Ngong Ping and Tai O. Transport facilities need to be enhanced.  These include a new public transport terminus and car/coach park near the Tai O Road entrance plaza. 

· To capture the commercial potential of the two access nodes, a small area each at the entrance plazas is earmarked for commercial uses. 

· Overnight accommodation in the form of youth hostels or holiday camps is proposed to encourage a longer stay in Tai O.  The historical police station at Shek Tsai Po could be refurbished as a boutique hotel with its Victorian façade preserved. 

· Visitor information services are proposed at the Tai O Road entrance plaza. The existing car free environment should be maintained. Visitors could be guided to the vibrant main streets and other visitor attractions by sign-posted trails. 
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	Tai O Road Entrance Plaza
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	Shek Tsai Po Entrance Plaza
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	Boat Trip Along Waterways
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	Youth Camps
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	Conceptual Plan Showing Major Attractions and the Nature, 
Heritage and Visitor Trails 

	

	



	RECOMMENDED MASTER LANDSCAPE PLAN

	


　
	Addressing Local Community Needs     

　 

Meeting the needs of the local community is a key part of the Strategy. 

· The planned population upon full development is estimated to be 6,700 persons.  A small village area south of Tai O Road and infill areas are proposed to meet the Small House demand of indigenous villagers. 

· Existing open spaces in Tai O including the existing football pitch south of Tai O Road would be retained and improved.  A riverside park planned north of Lung Tin Estate and a waterfront promenade at Shek Tsai Po would provide a more even spread of open spaces.  The Strategy also provides for a more centrally located police station and site reservations for government and community uses. 

· The two new entrance plazas could be used for outdoor festive events while the waters off the SBA could be a venue for dragon boat races. 
· Transport facilities will be improved.  A new ferry pier with footbridge link to Tai O Market Street will bring the marine access point closer to the village core.  An enhanced bus terminus and coach and car parking and loading/unloading area is planned near the Tai O Road entrance plaza. 

· A new helipad, subject to further study, will be provided to replace the substandard one at Shek Tsai Po. 
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	· Upgrading the local water supply and sewerage capacities is recommended to serve the population and visitors subject to further study. 

· Tai O occasionally experiences flooding problems, due to tidal surge and low-lying topography.  A riverwall project is planned at Yat Chung to protect the low-lying areas along Wing On Street against flooding without affecting the stilted structures.  The riverwall could be designed to also provide a waterfront promenade with a deck for small-scale visitor uses and a footbridge link to Yee Chung.  The whole project will be subject to detailed study and design. 
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	Cross-section Showing the Riverwall Concept
　
	A Riverwall will Provide Flood Protection for the Low Lying Areas Along Tai O Wing On Street
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	Proposed Riverwall Location at Yat Chung 


D.    THE BENEFITS
　
The Strategy is envisaged to bring the following benefits :

　
To the Local Community
· sustain the local community;  

· sustain the local character, culture and heritage;   

· preserve ecological habitats and areas of high landscape value; 

· broaden the base of local employment through the SBA and small business related to visitors' activities;  

· broaden the range of visitor attractions and increase the visitor patronage to Tai O; and 

· improve the village environment and infrastructure. 
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To the Leisure and Tourism Industry
·  provide an attractive destination for visitors interested in cultural heritage and natural environment; and 

· complement the proposed cable car link between Tung Chung and Ngong Ping. 
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To Sustainable Development
· achieve a sustainable community in Tai O by invigorating its cultural heritage resources while generating economic spin-offs; 

· balance the need for revitalization and nature and heritage conservation; and 

· provide environmental and cultural heritage education/research resource.
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E.    IMPLEMENTATION
　
A preliminary assessment of the Strategy was undertaken to confirm the broad environmental, traffic and engineering feasibility of the proposals. They are found to be broadly feasible.

　
Achieving the objectives of the revitalisation strategy will require a comprehensive and sensitive approach to meet Tai O’s special needs and maintain its unique character.  The Government will continue to play an active role on the provision of public facilities and infrastructure improvement works in accordance with the Recommended Revitalisation Strategy.  The non-Government projects would be effected through private sector initiatives and may in some cases be implemented with participation of outside bodies such as professional institutes and green groups.  The Government would facilitate the partnership of interested bodies, the local community and other stakeholders in the process.
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	Rural Public Works Projects
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	The Government would Facilitate the Partnership of Stakeholders during the Implementation Process


　
SUMMARY OF MAJOR COMMENTS AND RESPONSES


	  
	Major Comments 
	Raised by 
	Responses 

	1.
Broad Objective and Planning Principles   

	1.1 
	The broad objective of revitalising Tai O or strengthening it as a visitor destination under the concept of sustainable development, eco- and heritage tourism is generally agreed. 
	C W Chau, 
C F Lee, 
C P Fung, 
HKIS, HKIA, 
HKDolphin, 
HipChingA, 
Joint Submission, 
KFYISC, 
V and J Lee, 
H Y Leung, 
Residents, 
Tai O Residents, 
S K Sin, 
TODevCG, 
C C Wong, 
W K Wong, 
WWF 
  
	Noted. 

	1.2 
	The attractiveness of Tai O lies on its unique natural and cultural heritage attributes.  There is a strong call for preserving the uniqueness of Tai O which is considered a major attraction of the place.  Some consultees have cautioned that "over-development" or indiscriminate proposals would destroy the valuable tourism assets of Tai O. 
	CA, FoE, 
Lui's Family, 
H Fan, 
HKEcoTA, 
HKIP, C F Ho, 
V and J Lee, 
H Y Leung, 
M K Leung, 
M H Leung, 
P T Poon, 
Secondary 
Students, 
S K Sin 
36 Residents, 
TODevCG, 
TOFishermen, 
C C Wong, 
W K Wong, 
S H Wu 
T Wernisch 
	It has been a guiding principle of the Study to retain the unique character of Tai O.  Under the Recommended Strategy, all existing villages, historical buildings and cultural heritage sites will be preserved.  The natural and landscape areas will also be preserved as well.  Only necessary visitor facilities and limited commercial uses are proposed to cope with the ultimate population and projected increase of visitors to Tai O.  These developments aim to enhance, rather to change, the existing visitor appeal of Tai O.  They are all meant to be compatible with the rural character of the area.  To address the concern on possible "over-development", the scale of proposed commercial/visitor facilities and reclamation/filling requirement has been reduced in the Recommended Strategy. 
  

	1.3 
	Eco- and heritage tourism tours to Tai O have been organized by the local residents and the Hong Kong Eco-Tourism Association.  Such tours are well received by the public and the popularity of such tours could increase with promotion and marketing. 
  
	HKEcoTA, 
Local Residents, 
W K Wong 
	Noted.  The Study agreed that Tai O has a niche market for eco-tourism and heritage tourism. 

	1.4 
	Overall objective should be set as "preserving and enhancing the character of Tai O as a fishing village" in order to preserve the fishing village and meet the local needs. 
  
	HKIP 
	Given Tai O's relative remoteness and small size, the Study agrees that the area may not be suited for mass tourism.  Instead, the rich natural and cultural heritage resources of the area could be capitalised to attract visitors who have a specific interest in eco- and heritage tourism and would be appreciative of the village's history, cultural heritage and natural environment of Tai O. 
  
On the other hand, the local community needs have not been neglected.  It has been one of the revitalisation objectives to provide necessary infrastructure and adequate facilities to meet the locals’ needs. 
  

	1.5 
	Tai O should be preserved as it is instead of turning it into a mass tourism spot.  The objective of the revitalisation strategy should be set as "improving the livelihood of the local residents" only. 
  
	CA 
	

	1.6 
	The Government should not only focus on developing Tai O into a visitor destination but also improve the living quality of the local residents. 
  
	Anonymous, 
M Chan, 
TOElderly, 
YWCA 
	

	1.7 
	Visitor facilities should not be concentrated within the village core as this will only benefit limited number of shops.  They should be spread out to avoid overcrowding of visitors at the village core. 
  
	W K Wong 
	Proposed commercial/visitor facilities are confined to the village core in order to minimise disturbance of the natural environment.  The small commercial uses at the access nodes, namely the Tai O Road and ferry pier entrance plazas would also help to achieve a more even spread of visitors.  Walking trails have been recommended in the revitalisation strategy to guide visitors to attraction points within Tai O and the surrounding country parks. 
  

	1.8 
	The surrounding areas (e.g. Fan Lau, Yi O, Shek Pik and Keung Shan) could also be developed together with Tai O to become an attractive visitor destination. 
  
	W K Wong 
	These areas are outside the boundary of the Study Area.  However, walking trails and public landing steps for kaitos to the surrounding areas have been proposed in the Recommended Strategy for better connection. 
  

	1.9 
	Recommendations in the 'Save Tai O Workshop' Report submitted in 2000:   
· Tai O is an opportunity for government and community partnership to safeguard the cultural, social, ecological and economical sustainability of rural communities;  

  

  

  

· a Conservation and Heritage Trust is an option to provide incentives and resources for the regeneration of heritage sites and ecologically valuable areas;   
  
	HKIA Workshop Report 
	 

  

  

· the Recommended Strategy has allowed for future co-operation between public sector and the community in achieving the objectives for revitalisation and addressing community needs; 

· the Strategy has provided a broad framework for formulating specific programmes at the implementation stage.  Conservation and Heritage Trust could be an option for taking forward future heritage and ecological proposals but the feasibility would need to be examined.   

	2.
Stilted Structure   

	2.1 
	The stilted structures should be retained as :   
· they are unique and an important component of the fishing village character of Tai O; 
· they are the cultural heritage of Tai O; 
· they are the ancestral houses of the local fishermen; and 
· developable land is available for the proposed uses and it is not necessary to pull down the stilted structures.   
Few consultees consider that pulling down some of the stilted structures is accepted  if they are affected by essential infrastructural works, they are vacant or fall within conservation areas. 
  
  
  
  
	ATOED, 
S M Chan and 
M K Cheung, 
C H Chow, 
P M Chui, 
H Fan, C F Ho, 
Joint Submission, 
KFYISC, 
HipChingA, 
C H Lam, 
V and J Lee, 
H Y Leung, 
M H Leung, 
M K Leung, 
T S Liu, 
Local Residents, 
Y K Pang, 
P T Poon, 
36 Residents, 
RTOCG, 
San Sha Pang 
Residents, 
Secondary Students, 
Signature Campaign, 
S K Sing, 
TODevCG, 
TOFishermen, 
TOElderly, 
W Tam, 
C C Wong, 
W K Wong, 
S H Wu, HKIA, 
Workshop Report, YWCA

	The Study acknowledges that the stilted structures are an important component of the fishing village character of Tai O.  In light of the public comments received, the flood protection and other infrastructural requirements have been reviewed in the Recommended Strategy to avoid the loss of stilted structures. 

	2.2 
	Demolition of the stilted structures is generally supported as the existing living environment is appalling. 
  
	M Chan, 
C W Chow, 
Residents, 
Tai O Residents 
  
	Please refer to response under para. 2.1. 

	2.3 
	The stilted structure areas should be improved and upgraded, such as :   
· providing proper infrastructure and emergency access; 
· improving the structural safety to comply with the building safety standards; 
· regular cleaning of the waterways; and 
· addressing the maintenance and management problems of the vacant stilted structures.   
Some consultees consider that lack of tenure is a major factor in discouraging residents from improving their own houses.  They suggest the following ways to resolve the problems :   
· allow legal occupation of the structures in order to provide incentive for maintenance; 
· formulate conservation and heritage policy and develop holistic rehabilitation program with Conservation and Heritage Trust to provide incentives and resources for the regeneration of natural and cultural heritage attributes in Tai O; and 
· designate the stilted structures as a special heritage site.   
	ATOED, CA, 
S M Chan and 
M K Cheung, 
H Fan, FoE,
C P Fung,
Joint Submission,
HipChingA, 
Y C Ho, HKIP,
C H Lam,
M H Leung, 
36Residents, 
Signature Campaign, 
S K Sing, 
TODevCG, TOFishermen, 
C C WONG, 
HKIA, 
Workshop 
Report 
  
	The Recommended Strategy has avoided the loss of stilted structures and would, in a way, provide certainty to existing residents and some incentive for improvement.  Besides, the Study recommends that improvements to the stilted structure areas should be subject to further detailed studies. 

	2.4 
	Vacant stilted structures could be adapted for visitor/commercial uses.  There is also suggestion to promote tours within the stilted structure areas to visitors to experience the life of the local fishermen. 
	S M Chan and 
M K Cheung, 
Joint Submission, 
HKIE, Y C Ho, 
C H Lam, 
S K Sin, 
36 Residents, 
TODevCG, 
TOFishermen, 
C C Wong, 
W K Wong 
	Visitor/commercial uses at suitable locations have been proposed in the Recommended Strategy.  If stilted structures are to be adapted for visitor/ commercial uses, they have to strictly comply with the ‘Code of Practice for Minimum Fire Service Installations and Equipment’ as well as other requirements to ensure public safety.  These will require further detailed studies which is outside the scope of the Study. 
  

	2.5 
	The stilted structures in Tai O are unique and it is not necessary to copy the style of stilted structures in other countries. 
	C W Chow, 
H Fan, Joint 
Submission, 
C H Lam, 
H Y Leung, 
P T Poon, 
TOFishermen 
  
	Although the Study indicates that there are successful examples of building new stilted structures with proper utility and infrastructural provision in other countries, there is no intention of copying their styles. 

	2.6 
	Recommendations in the 'Save Tai O Workshop' Report submitted in 2000: 
· existing silted structures should preferably be rehabilitated wherever possible to preserve Tai O's identity; 

  

  

  

· whilst technically feasible to enhance the safety, hygiene, ecology and cultural character of stilted structures, lack of maintenance and management is a concern; 

  

· due to the lack of policy support and resources for long term preservation, a Conservation and Heritage Policy is required;   

· a holistic programme is proposed to consider the technical issues for rebuilding and overall improvement, to harmonize the new and existing structures, to consider programme and resource for upgrading, to develop prototype and pilot schemes.   
	HKIA Workshop Report 
	     
 

 

· in recognition of its importance as a key feature of Tai O, stilted structures are preserved wherever possible with proposals for enhancement and upgrading; 
· the Recommended Strategy proposes improvements to the safety, infrastructure and utility provision for the stilted structure areas be subject to further detailed studies; 

· improvement for stilted structure areas has been  recommended.  But proposal for specific policy is outside the scope of this Study; and   
· the Recommended Strategy has provided a broad framework to formulate specific improvement programmes at the project  implementation stage to address the upgrading, interfacing and resource issues. 
  

	3.
Community Needs   

	3.1 
	Tai O lacks sufficient community facilities/services.  Additional facilities (e.g. swimming pool, indoor recreation center, home for the elderly, youth and elderly centers, open spaces, etc.) should be provided in light of its remote location and special demographic profile. 
  
	Anonymous, 
M Chan, 
S M Chan and 
M K Cheung, 
Y C Ho, Lui's 
Family, RTOCG, 
Residents, 
36 Residents, 
Local Residents, 
Signature Campaign, 
Secondary Students, 
S K Sin, 
TODevCG, 
TOElderly, 
C C Wong, 
W K Wong, 
YWCA 
  
	Under the Recommended Strategy, the provision of GIC facilities and open spaces in Tai O is adequate in accordance with the Hong Kong Planning Standards and Guidelines (HKPSG).  While additional open spaces and long-term site reservation for GIC uses have been included in the Recommended Strategy, the other demanded facilities cannot be justified based on the ultimate population of 6,700 persons in Tai O upon full development.  Relevant departments have been consulted and agreed that the facilities in the Recommended Strategy are adequate and no other GIC and recreational facilities would need to be provided in Tai O. 
  

	3.2 
	The existing football pitch south of Tai O Road should not be deleted. 
	S M Chan and 
M K Cheung, 
Joint Submission, 
36 Residents, 
Local Residents, 
S K Sin, 
TODevCG, 
W K Wong, 
C C Wong 
  
	Under the Recommended Strategy, the football pitch will be retained in-situ and expanded to provide sitting out and planted areas. 

	3.3 
	There is concern on security issue with more visitors to Tai O.  A new police station should be provided.  On the other hand, a consultee considers that a new police station is not required as the historic police station at Shek Tsai Po could be restored for guarding against illegal immigrants. 
  
	Local Residents, TODevCG, 
W K Wong 
	The historical police station is relatively remote from the village core.  A GIC site closer to the village core has been reserved in the Recommended Strategy for a possible police station.  On the other hand, Commissioner of Police will continue to carry out intelligence-based operations to combat illegal immigrants activities in Tai O. 
  

	3.4 
	Refuse collection points should be located away from the residential areas or visitor attractions. 
	Joint Submission, 
Residents, 
TODevCG 
	Agreed.  Under the Recommended Strategy, the proposed refuse collection point will be relocated further away from village houses and visitor uses. 
  

	4.
Visitor Attractions   

	4.1 
	A consultee opines that there is no need to build a folk museum as the stilted structures are already the best exhibits of the fishing community.  With regards to the theme of the museum, some consultees prefer to feature the history of the fishing village only.  Consultees also generally consider that the stilted structures should not be affected by the folk museum. 
  
	HipChingA,
Lui’s Family, 
Y C Ho, 
36 Residents, 
P T Poon, 
S K Sin, 
TODevCG, 
C C Wong, 
W K Wong 
	The proposed folk museum is in response to the local request for having a venue to feature the rich history and culture of Tai O.  The proposed folk museum has been resited to another location in the Recommended Strategy. 

	4.2 
	The old police station at Shek Tsai Po is of historical and architectural value.  It should be preserved and adapted to a visitor post and/or a museum. 
  
	P T Poon 
	The old police station is a Grade III historical building.  The Recommended Strategy has proposed to adapt the building sensitively into a possible boutique hotel.  On the other hand, the visitor post and folk museum have been proposed at suitable sites in the strategy. 
  

	4.3 
	Demand for overnight accommodation in Tai O is doubted as visitors to Tai O are mainly day-trippers and there will be provision of hotels in Tung Chung and Penny’s Bay.  There is concern on security issue with more visitors to Tai O and reduction in the boundary of the residents’ hangouts. 
	C H Lam, 
Local Residents, 
HKEcoTA, 
TODevCG, 
P T Poon 
	Overnight accommodation in Tai O is currently lacking.  The visitor survey carried out at an early stage of the Study indicates that more than half of the respondents would consider staying overnight at Tai O if such facility is provided.  The proposed visitor accommodation facility in Tai O will mainly be in the form of holiday camp or youth hostel.  They will serve different target markets from the large-scale commercial hotels in Tung Chung and Penny’s Bay.  The area designated for such use is about 2.43ha only, accounting for a small portion of the total land area of Tai O.  They are mainly on abandoned sites or disturbed land. 
  

	4.4 
	Overnight accommodation can be provided at obsolete Government structures, vacant stilted structures or village houses.  Current restrictions on holiday bungalows should also be relaxed to facilitate the adaptation of the above sites to overnight accommodation. 
	ATOED, 
C P Fung, 
W K Wong 
	See response under para. 4.3.  Review of the ‘Hotel and Guesthouse Accommodation Ordinance’ is beyond the scope of the Study. 

	4.5 
	The following visitor attractions/ facilities are proposed by consultees :   
· hand-drawn sampan; 
· a 10m wide nature trail from Ngong Ping to Tai O;   
  

  
     
· a Wentianchang Statue at the entrance plaza; 
  
  
· a footpath to the Old Man Rock; 
· a coastal footpath at the foot of Fu Shan for dolphin and sunset watching; 
  

  

  

· a waterfront park with elevated bird watching houses in stilted structure from at the existing football pitch south of Tai O Road; 

· a waterfront park at Shek Tsai Po; and   
  

  

  

  
· repaving footpath, particularly the section between Kwan Tei Temple and Yeung Hau Temple.   
  
	ATOED, CA 
HipChingA, 
Joint Submission, 
HKIE, HKIP, 
HKIS, Local 
Residents, 
P T Poon, 
L S Shu, 
TODevCG, 
W K Wong 
	  
 

 

  
· re-introduction of the hand-drawn sampan at Tai O Chung and nature trails as tourist attraction have been recommended in the Recommended Strategy;   
· this could be considered in the detailed design stage of the entrance plaza;   
· the proposed footpaths are not included in the Recommended Strategy as they may affect the natural coastline.  However, walking trails and public landing facilities are proposed to support such activities; 
· the existing football pitch south of Tai O Road will be retained in-situ and expanded to include landscape gardens; 

· with provision of proper seawall along the waterfront, a waterfront park with a promenade could be incorporated; and   
· footpath improvement could be considered in detailed design stage of the revitalisation projects.   
   

	4.6 
	Provision of flea market and market stalls are supported as they can improve the local economy. 
  
	HipChingA 
	Noted. 

	4.7 
	Provision of an entrance plaza with seafood market and market stalls are agreed.  However, some have cautioned that the proposed fish market and market stalls may tarnish the visitors’ image of Tai O. 
  
	M Chan, 
Lui’s Family, 
TODevCG, 
W K Wong, 
YWCA 
	The proposed seafood market and open plaza, being visitor attractions on its own, can also reinforce the fishing village character of Tai O.  Since it is intended to be a small-scale facility with proper sewerage and drainage provision, it would not tarnish the visitors’ image of Tai O if properly managed. 

	5.
Environment   

	5.1 
	The proposed conservation area is very large and could sterilize the development rights of land within the zone. 
  
	P M Chui, 
Local Residents 
	In line with the theme of sustainable development, it is important to protect areas of ecological and landscape value. 

	5.2 
	Filling of any existing wetlands in Tai O is objected.  The proposed overnight accommodation south of Tai O Road is also not supported due to the potential environmental impacts on the surrounding areas and blockage of water flow towards the surrounding wetlands. 
  
	ATOED, 
S M Chan and 
M K Cheung, 
C P Fung, GLA 
36 Residents, 
Local Residents, 
S K Sin, 
TODevCG, 
C C Wong, 
W K Wong, 
K P Yue 
  
	Under the Recommended Strategy, all existing wetlands in Tai O will be retained, except the minor site formation south of Tai O Road for village housing and regularising the boundary of the existing land filled site.  The proposed holiday camp will be low-rise, low-density and required to connect to the public sewerage network.  No insurmountable environmental impact generated by the proposed holiday camp is envisaged. 
  

	5.3 
	Leung Uk Marsh should not be zoned as "Village Type Development" ("VTD") in order to conserve the rare Rough-skinned Floating Frog. 
  
	WWF 
	Leung Uk Marsh has been designated as "Conservation Area” zone in the Draft Strategy. 

	5.4 
	The Draft Strategy will involve massive construction works whereas the commercial and tourist facilities in Tai O Creek may generate large amount of pollutants. 
  
	P T Poon, 
36 Residents, 
S K Sin, 
TODevCG, 
C C Wong 
	While this is a planning study, more detailed environmental assessment and analysis will be required where necessary for individual revitalisation proposals.  Besides, the proposed visitor facilities in Tai O Creek have been reduced and confined to the proposed riverwall deck in the Recommended Strategy.  The riverwall project will be subject to detailed study and design. 
  

	5.5 
	The proposed parking facilities are too close to the residential area causing air and noise pollution problems. 
	C Y Wong 
	The proposed parking facilities will mainly accommodate public transport needs.  Adequate buffers with amenity planting along the parking areas are proposed in the layout plans and master landscape plan of the Study. 
  

	5.6 
	Part of the mangrove replanting area would be taken up by the proposed parking facilities.  The remaining area should be adequate to compensate for the loss of mangroves due to the airport and associated developments in North Lantau. 
  
	GLA 
	In the Recommended Strategy, the mangrove replanting area is about 10 ha.  This is adequate to compensate for the loss of about 7 ha of mangroves in North Lantau. 

	5.7 
	The alignment of the proposed fung shui corridor should be revised if the Government will not resume private lots within the corridor. 
	Joint Submission 
	The planning intention is to retain an unobstructed view in front of Tin Hau Temple at San Tsuen.  Only areas designated for conservation purpose and a small portion of the proposed holiday camp site south of Tai O Road fall within the fung shui corridor. 
  

	6.
Engineering   

	6.1 
	The soil of Tai O is composed mostly of soft marine mud.  Dredging works may affect the structure of the adjacent buildings. 
  
	TODevCG, 
W K Wong 
	Foundation stability of the adjacent structures would be ensured during the feasibility study and detailed design of individual works project. 

	7.
Sewerage   

	7.1 
	Sewage facilities in Tai O may require upgrading to cope with the increasing level of visitors and population in future. 
  
	GLA, HKDolphin, 
WWF 
	The ongoing "Outlying Islands Sewerage Master Plan Stage II Review" commissioned by Environmental Protection Department will take into account the planned population and visitor patronage of Tai O as far as possible.  The preliminary study findings indicate that upgrading of the existing Tai O sewerage system will be required.  This will be further examined in the above study. 
  

	8.
Drainage and Flooding   

	8.1 
	There is query on the need of the proposed riverwalls as flooding problem in Tai O is minor, seasonal and localized.  Some consultees consider that if riverwalls have to be built, they should be confirmed to the waterways along Tai O Wing On Street (e.g. around House No. 50-100.) 
	Y C Ho,
Joint Submission, 
C F Lee, 
Local Residents, 
San Sha Pang Residents, 
P T Poon, 
TOFishermen, 
YWCA 
  
	Flooding problem in Tai O is mainly due to tidal surge and its low-lying topography.  Under the Recommended Strategy, the extent of the riverwall has been reduced mainly to confine to the deserted land along waterway at Yat Chung.  This approach offers protection to Wing On Street which is considered as the priority area for flood protection.  The current riverwall proposal will avoid the loss of stilted structures. 
  

	8.2 
	The need, location and design of the riverwalls and possibly other flood prevention methods should be explored to minimise disruption to the local community. 
  
Alternative flood prevention methods are proposed by some consultees :   
  
· water gates at the estuaries of Tai O Creek to control the flow of water and to provide a man-made lake for recreation/tourism uses; and 
· reduce reclamation and regularly clean up the waterways and the drainage channels. 
  
	ATOED, CA, 
FoE, GLA, 
HKIA, HKIP 
HipChingA, 
Local Residents, 
P T Poon, 
TODevCG, 
W K Wong 
	See response in para. 8.1 above. 
  
The Study has broadly examined alternative flood protection measures and put forward a riverwall project along the south bank of Tai O Creek which is considered to be broadly feasible as a stand-alone project. 

	9.
Traffic and Transport   

	Road Transport   

	9.1 
	A good transportation network is important to attract more visitors to Tai O.  At present, the substandard Tung Chung Road is the only road access to Tai O.  To improve the accessibility of Tai O, some consultees suggest a new coastal road between Tung Chung and Tai O or widening the existing road from Tung Chung to Tai O. 
  
	Anonymous, 
M Chan, 
C W Chow, 
C H Chow, 
P M Chui, 
HipChingA, 
IDC,
Joint Submission, 
C F Lee, 
Local Residents, 
TOFishermen, 
Lui’s Family, 
Residents, 
W K Wong, 
YWCA 
  
	The importance of a good transportation network is agreed.  Broadbrush traffic assessment undertaken in the Study has confirmed that the revitalisation proposals could be sustained by the existing road network and the proposed public transport provisions. 
  
The Government is considering the feasibility of widening Tung Chung Road.  With respect to the proposed coastal road between Tung Chung and Tai O, the findings of previous Government study indicate that this road proposal would be severely constrained especially by the topography and ecological areas along the route. 
  

	9.2 
	The proposed coastal road between Tung Chung and Tai O will destroy the coastal habitat and exert greater development pressure to Tai O.  This goes against the principle of eco-tourism. 
  
	HKEcoTA, 
C H Lam 
	See response under para. 9.1 above. 

	9.3 
	There is query on the need for additional parking areas as visitors mostly get to Tai O by public transport.  There is also concern on more private vehicles being attracted to Tai O.  This may undermine the tranquil setting of Tai O, overload Tai O Road and aggravate the local air quality. 
  
	C F Ho, GLA 
HKIE, WWF 
	Emphasis on the use of public transport is agreed in light of the current closed road restriction and limited road capacity in South Lantau.  Under the Recommended Strategy, the proposed parking facilities are designed mainly to accommodate public transport. 

	Water Transport   

	9.4 
	Improved access to Tai O based on water transport is preferred to road transport. 
  
	CA, C H Lam, 
GLA, HKIP, 
WWF 
	Agreed.  A more conveniently located ferry pier has been proposed in the Recommended Strategy. 
  

	9.5 
	The new ferry pier site at Shek Tsai Po is supported, but the stilted structures should not be affected. 
  
	Anonymous, 
M Chan, GLA, 
Lui’s Family, 
Y C Ho, 
YWCA 
  
	The reclamation requirement at Shek Tsai Po has been reduced mainly to a proper seawall in the Recommended Strategy.  This will avoid the loss of stilted structures. 
  

	9.6 
	The new ferry pier could be provided near the existing bus terminus. 
  
	GLA, 
W K Wong 
	Improved public transport terminus and parking area have been proposed at the end of Tai O Road.  To avoid congestion at this entrance area and distribute visitors evenly around the area, a new ferry pier at Shek Tsai Po is preferred. 
  

	9.7 
	External water-borne transport of Tai O should be improved. 
	Anonymous, 
M Chan, 
C H Lam, 
Lui’s Family, 
YWCA 
  
	See response under para 9.4 above. 
  

	9.8 
	Kaito should be provided as an alternative transport mode and a tourist attraction. 
	CA, HKIA, 
HKIP 
	Noted.  Provision of public landing steps has been recommended in the Recommended Strategy. 
  

	Helipad   

	9.9 
	The new helipad site is too far away from the clinic and the population center.  Besides, the reclamation requirement will disturb the natural coastline.  Alternative sites should be explored. 
  
	GLA, HKIE, 
HKDolphin, 
HKIP, 
W K Wong 
	In the Recommended Strategy, the helipad is proposed to be resited to the existing ferry pier.  This would not affect the natural coastline and is closer to the clinic than the previous proposal.  As the current proposal is within 300m from existing village houses and classified as a Designated Project under the Environmental Impact Assessment (EIA) Ordinance, the Feasibility would be subject to detailed EIA. 
  

	9.10 
	There is no objection to resiting the helipad to the existing ferry pier with regard to the safety of helicopter operation and the noise level is expected to be limited and most probably below the present levels. 
  
	GLA 
	See response under para. 9.9. 

	9.11 
	There is suspicion of using the helipad for leisure helicopter trips. 
  
	CA, GLA, 
HKIP 
	The helipad will be used solely for casualty evacuation and patient transfer.  There is no plan to allow leisure helicopter trips. 
  

	Others   

	9.12 
	A more flexible EVA design should be adopted which is sympathic to the rural character.  For instance, a narrower besser blocks or turf concrete pavior and smaller size emergency vehicles can be adopted.  The public should also be consulted during the EVA design and implementation process. 
  
	CA, HKIP 
	A mini-size fire engine requiring an access width of 1.7m is currently deployed on Tai O Island to cope with the local constraints.  Instead of a standard 6m wide EVA with stringent requirements, a more practical and flexible approach has already been adopted in Tai O to suit site specific needs.   

	9.13 
	The traffic-free environment is a major attractiveness of Tai O.  This should be maintained and promotion of green transportation within Tai O is also supported.  A consultee has proposed the government to commission a separate pedestrian study. 
  
	CA, 
HKDolphin, 
WWF 
	Noted.  The traffic-free environment of the area will be maintained.  Not only will pedestrian facilities be properly planned for, a cycle parking area has been proposed in the Recommended Strategy to encourage cycling as an environmental friendly transport and leisure activity in the area.  A separate pedestrian study has not been recommended in the Study. 
  

	9.14 
	The consultation period was short. 
  
	Chan K M 
	The two month consultation period for this Study is considered adequate.  Although the consultation period of this Study has already ended, any further views on the development of Tai O are still welcome. 
  

	10.
Implementation 

	10.1 
	The proposed visitor/commercial uses may be monopolised by large private developers resulting in severe competition to the local stores. 
  
	S M Chan and 
M K Cheung, 
36 Residents, 
S K Sin, 
TODevCG, 
C C Wong 
	Private initiative is considered an important implementation agent for the proposed visitor and commercial uses.  This is meant to include the local community and non-profit making organisations alike. 
  

	10.2 
	The Draft Strategy may not be financially viable if the visitor patronage to Tai O could only be increased from 0.3 million to about 0.45 to 0.6 million in future. 
  
	IDC 
	Given the unique character of Tai O, the revitalisation strategy will attempt to maintain an appropriate balance between conservation and development.  Substantial increase of visitors may lead to overcrowding and other problems.  It is expected that the revitalisation project would help to sustain the local economy by small business operation and increase of tourist facilities. 
  

	10.3 
	The proposed museum should be managed by the Government instead of the local bodies. 
  
	W K Wong 
	Noted.  Options should be kept open for the management of the proposed folk museum, subject to the scale and scope of the proposed museum as well as the details of the artifacts. 
  

	11.
Committed Developments   

	11.1 
	The proposed SBA and back-up uses may generate adverse environmental pollution (e.g. oil spills, littering) to the adjacent mangrove replanting area and villages. 
  
There are suggestions to relocate the SBA to environmentally less sensitive areas or relocate the breakwater westwards to the existing ferry pier to provide a large buffer area and/or water recreational activities. 
  
	ATOED, CA, 
C P Fung, GLA, 
P H Ho, HKIP, 
KFYICS, 
Local Residents, 
TODevCG, 
W K Wong, 
WWF, K B Yue 
	The SBA is a Designated Project under the EIA Ordinance.  CED has completed an EIA Study for the project and fully addressed the environmental and ecological considerations related to the interface with the adjacent mangrove and villages.  The EIA report concluded that with implementation of the recommended mitigation measures, the potential impact on the adjoining mangrove replanting area would be relatively insignificant.  The suggestion to provide water recreational activities is also not supported by relevant departments as this will affect the operation and safety aspects of the SBA. 
  

	11.2 
	What are the justifications of proposing an SBA for 220 fishing vessels in Tai O? 
	ATOED, CA, 
C P Fung, HKIP, 
P T Poon, 
W K Wong, 
K B Yue 
	The proposed SBA was taken as a committed project under the Study and the proposed size was based on a survey of the number of boats registered in Tai O, with small provision for boats arriving from other areas and for future growth.  The area of the SBA has been reduced to half taking into account the updated demand. 
  

	11.3 
	The ancient seawall of the disused salt pans south of Tai O Road is of significant cultural heritage value.  It should be restored with provision of pedestrian link and water gates to allow tidal flow of water. 
  
	C H Lam, 
Residents, 
TODevCG, 
W K Wong 
	As part of the detailed design of the SBA, CED will consider examining the feasibility of restoring the ancient seawall with pedestrian link subject to resource availability
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