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Person Making this Representation (known as “ Representer” hereafter)
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Topcycle Development Limited

(Note: for submission by person, full name shown on Hong Kong Identity card/Passport must be provided)
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Masterplan Limited

(Note: for submission by person, full name shown on Hong Kong Identity card/Passport must be provided)
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3.

Details of the Representation (use separate sheet if necessary)”

HItsf i (A BE - BB ERH)"

The plan to which the representation relates (please
specify the name and number of the plan)
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New Draft San Tin Technopole Outline Zoning Plan No.
STT/1 and Draft Mai Po and Fairview Park Outline Zoning
Plan No. S/YL-MP/7

Nature of and reasons for the representation EHI3RAYME B

Subject matters 519 | opposing the subject matter?

Are you supporting or

Reasons Hjifn
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New Draft San Tin Generally supportive with some comments. Please
Technopole Outline : refer to the accompanying Representation Statement.
Zoning Plan No. STT/1

support 77§
oppose [7 %}

(I SN

Draft Mai Po and Generally supportive with some comments. Please
Fairview Park Outline refer to the accompanying Representation Statement.
Zoning Plan No.

SIYL-MP/7 m support ﬁ:}%?

(] oppose [Z#}

[l support #§%
[]1 oppose [ZHf

-|Any proposed amendments to the plan? If yes, please specify the details.
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Please refer to the accompanying Representation Statement.
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If the representation contains more than 20 pages, or any page larger than A4 size, 4 hard copies and 1 soft copy are required to be provided
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From: Valerie Pang_

Sent: 2024-05-08 ZEH—= 10:29:56

To: tpbpd/PLAND <tpbpd@pland.gov.hk>

Cc:

Subject: Representation in Relation to the Draft San Tin Technopole OZP
No. STT/1 and Draft Mai Po and Fairview Park OZP No.S/YL-
MP/7

Attachment: 20240507 - ST MP OZP Rep_Topcycle.pdf; Form S6.pdf

Dear Sir/ Madam,

Representation in Relation to the Draft San Tin Technopole Outline Zoning Plan No. STT/1 and the

Proposed Amendments shown on the Draft Mai Po and Fairview Park Outline Zoning Plan No. S/YL-
MP/7

We are authorized by “Topcycle Development Limited”, the Representer, to lodge a representation
to the Town Planning Board in relation to both the new Draft San Tin Technopole Outline Zoning Plan
(OZP) No. S/STT/1 and the proposed amendments shown on the Draft Mai Po and Fairview Park OZP
No. S/YL-MP/7 gazetted on the 8 March 2024.

This submission is made under Section 6(1) of the Town Planning Ordinance (the Ordinance) with
regards to both OZPs mentioned. A Representation Statement, an authorization letter from the
Representer and a completed Form No. S6 are attached for your processing.

Under Section 6B of the Ordinance, a representer is entitled to attend and to be heard either in
person or by an authorized representative at a meeting. Given this is a representation to both OZPs

No. S/STT/1 and S/YL-MP/7, we intend to present in the hearing of each mentioned OZP in support of
this representation.

In parallel, an original hardcopy of the submission will be delivered to your office today.

Thank you.
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kind regards,

Valerie

Masterplan Limited




MASTERPLAN LIMITED

Planning and Development Adwvisors

TEBEMR B EMN TR S

8 May 2024
By Email and By Hand

The Secretary

Town Planning Board

15 Floor, North Point Government
Offices, 333 Java Road

North Point, Hong Kong

Dear Sir/f Madam,

Representation in Relation to the Draft San Tin Technopole '
Outline Zoning Plan No. STT/1 and the Proposed Amendments shown on the
Draft Mai Po and Fairview Park Outline Zoning Plan No. S/YL-MP/7

We are authorized by “Topcycle Development Limited”, the Representer, to lodge a
representation to the Town Planning Board in relation to both the new Draft San Tin
Technopole Outline Zoning Plan (OZP) No. S/STT/1 and the proposed amendments
shown on the Draft Mai Po and Fairview Park OZP No. S/YL-MP/7 gazetted on the 8
March 2024.

This submission is made under Section 6(1) of the Town Planning Ordinance (the
Ordinance) with regards to both OZPs mentioned. A Representation Statement and
an authorization letter from the Representer are attached to this letter.

Under Section 6B of the Ordinance, a representer is entitled to attend and to be
heard either in person or by an authorized representative at a meeting. Given this is
a representation to both OZPs No. S/STT/1 and S/YL-MP/7, we intend to present in
the hearing of each mentioned OZP in support of this representation.

Yours faithfully,

R
T .- ?

[.T. Brownlee
For and On Behalf of
Masterplan Limited

RECEIVED
B MAY 2024

\ L[own Planamg
Board

Encl.
cc.  Clients (By Email)

Room 35168, 35/F, China Merchants Tower, Shun Tak Centre, 200 Connaught Road Central, Hong Kong.

Tel: (852) 2415 2880 FFax: (8§852) 2587 7068 Email: infowmasterplan.com.hk



TOPCYCLE Development Limited
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72-76/F., Two International Finance Cenlre, 8 Finance Street, Central, HK

6 May 2024

Masterplan Limited

3516B China Merchants Tower
Shun Tak Centre

200 Connaught Road Central
Hong Kong

Attn.: Mr. lan Brownlee (Managing Director)

Dear Sir,

Letter of Authorisation
Representation in Relation to the San Tin Technopole Outline Zoning Plan
No. STT/1 and the Amendments to the
Mai Po and Fairview Park Outline Zoning Plan No. S/YL-MP/7

We hereby confirm that we, Topcycle Development Limited, the Representer has
authorized Masterplan Limited to act on our behalf, in submitting this representation
and making presentations to the Town Planning Board under Section 6(1) of the Town
Planning Ordinance, and to conduct any other planning-related matters.

Yours faithfully,
For and on behalf of

Topcycle Development Limited

|

MITED

S.K. LEUNG \
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Representation in Relation to the San Tin Technopole Outline Zoning Plan
Plan No. STT/1 and the Amendments to the
Mai Po and Fairview Park Outline Zoning Plan No. S/YL-MP/7

Representor : Topcycle Development Limited

Introduction

On the 8 March 2024 the Town Planning Board (TPB) gazetted under Section 5 of the
Town Planning Ordinance (TPO) a new Outline Zoning Plan (OZP) entitled the San Tin
Technopole OZP No. S/ST/1. This OZP replaces the original San Tin OZP and has new
relationships with the existing adjoining OZPs for Ngau Tam Mei (No. S/YL-NTM/13) and
for Mai Po and Fairview Park (No. S/YL-MP/7) which have also been amended.

The content and scope of the San Tin Technopole OZP (STT OZP) is a significant change
from the previous San Tin OZP, which was primarily for Rural Type Development and
various types of conservation. The new OZP has taken into account the National Context
provided by the 14" Five Year Plan for Economic and Social Development, The Greater
Bay Area Regional Strategy and the Northern Metropolis Development Strategy (NMDS)
which collectively provide a new cross-boundary development context based on closer
integration with the Mainland, and in particular Shenzhen. The STT OZP is primarily a
plan for development with a focus on innovation and technology.

The change in the boundaries of the three OZP's has primarily delineated the development
area from the conservation areas. The main area of the San Tin man-made fish ponds
has been included in the Mai Po & Fairview Park (MP OZP) and is zoned as “Other
Specified Uses” annotated “Wetland Conservation Park".

This representation relates to only the STT OZP and the MP OZP.

The Particular Matters in the Draft Outline Zoning Plans to which the Representation
Relates

The STT OZP and the MP OZP are closely related, not only in physical terms but also in
relation to the cross-boundary planning and development functions. When the TPB
considered these two plans on the 23.2.2024, it noted that the issues concerning the whole
area were interrelated, and both OZP's were presented and discussed together. For
similar reasons, this Representation is related to both the STT OZP and the MP OZP.

The San Tin Technopole OZP

This representation is_generally supportive of the new STT OZP. Where appropriate some
minor suggestions and refinements are proposed to facilitate the implementation process.
The focus in both plans is on implementing innovation and technology (I&T) and it is
important that this be utilized for the full benefit of the cross-boundary community that will
live and work here. The “innovation” is therefore encouraged to be applied to the new
urban and conservation landscapes which is to be built within the boundaries of the STT
OZP, and not just in relation to “technology”. The following points are highlighted.




2.3

2.4

2.5

2.6

Strategic Location and Linkages

San Tin is an important cross-boundary city to Futien/Shenzhen and is strategically
located so as to be capable of significant integration in cross-boundary socio-economic
activities. To achieve this the transport linkages should be significantly improved in
advance of the development taking place for the I&T uses and future residents. Some
suggestions are made as to how this could be achieved.

Achieving a World Class I&T Hub

The stated objective is to establish the STT as a “World Class I&T Hub" (ES para 10.1.1.
to 10.1.3). The Hong Kong-Shenzhen Innovation and Technology Park (HKSTP) at the
Loop, plus the STT will provide about 300ha. The STT in conjunction with these activities,
can successfully create a hub of this type and of this importance. Clear objectives, goals
and processes can draw the private sector, the government and academic organisations
to collaboratively work together.

It is understood that the government is undertaking a consultancy study to help define the
development content of the various parcels. This clarity may be significant when
identifying the competing uses and activities which should be permitted within the
relatively limited land area of the STT. The stated objective of the plan seems to be to
provide total flexibility within the I&T land, whereas a more focused approach may
eventually become necessary. The ES states:

“10.1.3 Planning areas of various sizes are planned to provide flexibility in allocation
of land for I&T facilities of different scales (start-ups and leading tech firms),
different 1&T fields (life and health technology, artificial intelligence and data
science, advanced manufacturing and new energy technology, etc), and
different stages of the I&T value chain (research and development (R&D),
prototype, test production, mass production, etc.). In order to nurture a more
complete I&T ecosystem, a wide range of permitted uses is formulated under the
zoning for I&T land.”

Housing Mix

In view of the cross-boundary relationships and interaction capabilities, there is a new mix
of uses proposed within the new I&T zones, including some “6.400 talent accommodation
units”.

“12.5.2 To promote the concept of ‘work-live-learn-play’ and to nurture 1&T development,
a range of complementary uses which could provide business support (e.g. office,
convention facilities, hotel, etc.), living support (e.g. talent accommodation, retail,
dining, etc.) and other talent attractive uses (e.g. school, educational institution,
etc.) are allowed in the "OU(I&T)"” zone.”

And paragraph 12.5.3:-

“12.5.3 The exact location and number of talent accommodation units to be provided will
be contingent on the nature and scale of I&T industries to be developed, as well
as the operational and business needs of the prospective 1&T enterprises. Also,
provision of talent accommodation should duly observe the possible constraints

2



2.7

2.8

2.9

2.10

posed by the nearby less environmentally friendly manufacturing processes, if
any. n

In the San Tin Technopole Action Agenda page 25 a statement is made regarding
residential accommodation and creating a “liveable town":-

‘In addition to providing land for I&T and other industries, San Tin Technopole will
be developed into a liveable town with comprehensive community facilities,
spacious public and green spaces, advanced and resilient infrastructure and smart
designs. It will provide about 50 000 to 54 000 housing units, and about 6 400 unils
of talent accommodation to support the operation of 1&T enterprises.”

When housing mix in the STT OZP is considered (ES para 7) a rather limited approach
may have been taken. The various descriptions of the types of people to be attracted to
live and work in the STT indicate the need for a wide range of housing types to
accommodate the full range of local and global talents, entrepreneurs, investors,
professionals, executives and business people etc. to make the I&T hub a success. This
does not only relate to young single people, but also to those with young families and
those of an older age. The general urban environment, the mix of uses and multicultural
people should encourage interaction and exchange of ideas and flow of knowledge. If this
is the desired outcome for this specific area, the provision of different housing types should
be wide and innovative.

The ES (paragraph 7) states that the standard public to private housing ratio of 70:30
would apply, but be subject to review to take account of possible changing planning
circumstances and development needs. The STT OZP should enable the production of a
substantial number of housing units, but the local allocation process limits eligible people
to strict income limits and other criteria, such as length of time on waiting lists, length of
residence in Hong Kong, etc. By having only 30% of units for private housing, the scope
and mix is not only severely constrained, the learning opportunities, competitiveness,
innovativeness, flows of knowledge, labour mobility, exploration and exploitation of
creative ideas at STT, will be rigorously curtailed.

Nature, Ecology and Landscape: Scope for Innovation

The boundary of the STT OZP includes a significant area of existing man-made fish ponds,
areas of wooded hillsides and green knolls. The plan recognizes that these features
provide a unique setting with opportunities for integrating the urban components. The
OZP has taken account of this and the ES in paragraphs 9 and 10 recognizes the various
constraints and opportunities. In particular the following are addressed and incorporated
into the development of the planning for the OZP Area:-

Plentiful Natural and Landscape Features;

Ecological Resources, Biodiversity and Conservation;

Balanced, Vibrant and Liveable Community;

Urban-Rural Integration;

Integrated Landscape Network Optimizing Existing Ecological Capital;
Comprehensive Open Space Network;

Smart, Green and Resilient:

Climate Change and Flooding Risk;
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e Blue Green Network; and
e Breezeways.

Comments on the conservation of the man-made fish ponds will be addressed below in
Part B, the Mai Po and Fairview Park OZP. However, the STT OZP includes many aspects
which relate to the man-made fish ponds, and indicate how they will be taken into account.
Example of these are:-
e A description of the conservation measures to be included in the San Po Shue
Wetland Conservation Park (SPS WCP) which is to be adjacent to the STT OZP
(paras ES 10.1.4 to 10.1.8);
e The use of NBA's and BHR to protect bird flight corridors through the OZP area
(ES 10.1.8) design harmony between the I1&T development and the proposed
SPS WCP though sensible built form, reduced density and ecologically-sensitive
landscape (ES 10.1.11)
e The blue-green network creating ecological diversity and linking to the wetland
(ES para 10.2.1);
» e Details of protection of ecologically important areas and flight paths through use
of NBA and BHR (ES para 11.9);
s Reservation of a Fisheries Research Centre for AFCD in Area 17 (ES 12.5.8).

The proposed Fisheries Research Centre indicates the possibility of incorporating
innovation and research into the future development and management of modern
aquaculture production on food sustainability.

The Mai Po and Fairview Park OZP

In conjunction with the preparation of the STT OZP the remaining areas of man-made fish
ponds in the vicinity of San Tin have been included in the adjacent amended Mai Po and
Fairview Park OZP (MP OZP). The man-made fish ponds closest to San Tin have been
zoned “Other Specified Uses” annotated “Wetland Conservation Park” (OU(WCP)) and
identified as becoming the “Sam Po Shue Wetland Conservation Park” (SPS WCP).

Wetland Conservation Park Zone

The SPS WCP was proposed by AFCD in their 2023 study of the “Strategic Feasibility
Study on the Development of the WCPs System under the Northern Metropolis
Development Strategy”. That study was a timely re-assessment of the current and future
means for enhancing the man-made fish ponds in the context of the Northern Metropolis.
It proposed that four WCP’s be established throughout the Northern Metropolis area, each
with a specific positioning and function. This study has for the first time identified a
strategy for addressing the future conservation function of the area of Deep Bay Wetlands
and provides a revised context for the whole area.



2.15 One objective which is more clearly spelt out, is the need to retain fisheries and
aquaculture as an important economic component of the wetland park system. The
different functions of the WCP’s are shown in Figure 1 taken from the study summary:-

Proposed Positioning and Functions of the Parks

Each park shall achieve dual functions of ecological conservation and sustainable development of aquaculture at various degrees.

Based on their respective conditions, specific positioning and functions are also recommended for each park, so that the parks
could complement each other to form a comprehensive WCPs System.
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Figure 1
Proposed Functions of 4 Wetland Conservation Parks

216 Inthe ES of the MP OZP paragraphs 7.1.3 to 7.1.7 it is explained how the SPS WCP is to
be developed in phases with the first phase being the fishponds in the northern part. One
of the main objectives of the SPS WCP is “lo compensate for the impact on ecological and
fisheries resources arising from the development of the San Tin/Lok Ma Chau area of the
Technopol”. This is strongly supported as an objective and the ES gives a broad outline
of how it could be achieved. More details on how it will be implemented are subject to
further study. Inthe Consultation Brochure this context for the SPS WCP was summarized
in the following image Figure 2.
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In AFCD’s Stage 2 consultation on the Strategic Study of the Wetland Conservation Parks,
a specific question was raised regarding the preferred method of implementation and
management. Three options were proposed and were summarized in the following table

e

Enhance the scological quality and biodiversity of the
Northem Mebopofis

Compensate for ecological and fisheries impacts
arising from development of San Tin Technopole, to
achieve no-netdoss in ecological funchion

Provide quality ouldoor eco-education and recreation
fadiliies for public enjoyment

Introduce ecologically friendly and modernised
aquaculture operations in the park

Ecological Enhancement Measures to be implemented:

Promote the establishment of ecologically friendly

fishponds that serve dual ecological conservation and

pond fish culture functions

Increase the number and diversity of wildiife pands

are able 1o suppart by incorporating vanou: ological
ures

Establish enhanced freshwater wetland habitats to

provide a mosaic af microhabitats for wildlife

“ishenes Enhancement Measures to be implemented:

Promote the establishment of ecologically fnendly
fishponds that serve dual ecological conservaton and
pond fish culture functions

Develop modemised and igh production aquac
techmques

Other supporting measures: establish a fis

research centre in San Tin Technopole 1o promaote
aguaculture research: and brand-bulding for
aguaculiure products

Figure 2

Implementation and Management of Wetland Conservation Parks

in the consultation document.

Potential Management Options to be Considered under the WCPs System

Collaboration with
NGOs, Loc
Communities, and
Agriculture and

Direct
Management by

Government

Department(s) laiiepios

Asscciations

Depariment(s) could mﬂ'ﬂﬂﬂlpﬂ;‘d
dieecty collaborate with NGOS, local
= Employ contractor(s) to communities, and
carry out management and fisheries associations
and/or maintenance works. under the framework far the
3 Exising ma o management of the parks.
practices adopted in the » Existng management
HKWP. practices adopled in the

Figure 3

Potential Management Options Proposed by AFCD

Public-Private
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3.1

3.2

One concern arising from this approach to the SPS WCP, and also to the other WCP's, is
the dependence on government funding to implement the WCP in a timely manner. The
development of the PPP system arose because it was unlikely that government would be
able to fund the long-term wetland conservation implementation and management
process. The Representor has experience in implementing wetland conservation cum
residential development projects under the existing system. The system has been
effective in achieving multiple objectives, balancing urban growth and conservation
objectives. This could also be achieved in the SPS WCP if the PPP approach was to be
adopted. In the table in Figure 3 above, the PPP approach proposes collaboration with
land owners and provides for landowners to submit proposals for the long-term operation
and management of the parks. The ES also mentions achieving 'co-existence of
development and conservation’ (para 9.9.15).

However, when looking at the Notes for the “Wetland Conservation Park” zone the
Planning Intention states that the “zone is primarily for the development of a Wetland
Conservation Park by the Government”. There is also no provision in the Notes of this
zone for the landowner to propose a land use which may support the function of the WCP
system, as proposed in the Consultation process and mentioned in Figure 3 above. The
private sector should be encouraged to make financially-viable, nature—positive
applications, especially if there is expertise available to help achieve the planning
objectives, and even more so if government funding for wetland conservation is insufficient
to achieve the objectives. It is therefore proposed to widen the range of uses in Column
2, to identify new opportunities, and to generate innovative insights on nature-positive
developments,

The Nature of and Reasons for the Representation
Supporting the Cross-Boundary Identity of the Proposals

The reasons provided for this representation are largely developed in the paragraphs
above. The two OZP's are part of the same comprehensive scheme which forms part of
a wider strategic context, which brings forward a new growth future for the area. This
recognizes the development of an I&T focus in an area which is strategically located near
Shenzhen. Within this general framework there is scope for minor improvements and
these are specifically mentioned in paragraph 4 below.

Involving the Private Sector in Implementation

For the innovation economy, both IT and aquaculture productions are primarily privately-
driven and market-oriented. The existing land owners can collaborate more efficiently and
dynamically with the stakeholders across the boundary in achieving the planning
objectives, by partnering or developing their land in accordance with the strategic
objectives. However, the STT ES indicates that the process will only be by resumption:

"17.2 The Government will resume and clear the private land planned for public works
projects. public and private developments. carry out site formation works, and provide
infrastructure before allocating land for various purposes, including disposal of land
planned for private developments in the market. Land formation and the provision of

7



3.3

3.4

infrastructure will be implemented in accordance with the development programme
prepared by CEDD”.

Recently the Government has announced (see the San Tin Technopole website at:
https://nm-santintech.hk/en/implementation-arrangement/dmidtmf/) that the detailed
revised land exchange arrangements for the Enhanced Conventional New Town Approach
ECNT would be extended to all NDA's :

“The 2023 Policy Address has announced that the “Enhanced Conventional New
Town Approach” will be extended to development sites specified by the Government
in all New Development Areas (NDAs) in the Northern Metropolis, including San Tin
Technopole. Under this development approach, the Government will in principle
resume all private land planned for development, before allocation for various
purposes including disposal of land for private development. However, for sites
planned for private development, the Government allows in-situ land exchange
applications from land owners subject to certain conditions”.

The ES should be up-dated to reflect the latest position so that the existing land owners
can contribute towards implementation through land exchanges and under reasonable
conditions.

Transportation and Connectivity

The future Northern Metropolis Highway is an important link which should be shown on
the STT OZP and should be a priority for cross-boundary linkage and connection to the
rest of Hong Kong. The Northern Metropolis Highway is about 18 kilometres in length. It
will start from Tin Shui Wai in the west, link up Ngau Tam Mei, San Tin Technopole and
Kwu Tung North, and stretch to Lo Wu South in the east serving the Northern Metropolis
east to west. The roads connecting the Northern Metropolis Highway to San Tin (Roads
D1 and D5) appear under-designed and do not connect well to the San Tin development
areas. This should be reviewed so as to ensure adequate land is provided for this vital
connection.

Railways are fundamental to the accessibility of the STT. History has shown they are often
provided too late in Hong Kong. The Northern Link Main Line and San Tin station should
be in place before the first phase of the proposed development is occupied in 2031. The
ODP and non-statutory documents show a tentative alignment for the proposed Northern
Link Spur Line which connects the San Tin Station to the station in the mixed-use
development in Area 23, and through the HSITP to the Shenzhen Innovation and
Technology Zone. This railway is an important connector between these important I1&T
areas, but it is not shown on the OZP and there is no apparent implementation date. It
should be included on the STT OZP and implemented together with Phase 1 before 2034.



4.1

4.1.1

4.1.2

4,2

4.2.1

5.1

The Amendments Proposed to the Draft Plans.

In summary the following amendments are proposed, based on the information provided
in Sections 2 and 3 above

Proposed Amendments to the STT OZP
To include the proposed alignment of the Northern Metropolis Highway on the STT OZP.

To include the alignment of the Northern Link Spur Line on the STT OZP as a preliminary
alignment;

Proposed Amendments to the MP OZP

To widen the range of uses included in Column 2 of the Notes to the OU(WCP) zone to
identify new opportunities, and to generate innovative insights on nature-positive
developments from the private sector.

Conclusion

The proposals included on these two OZP's provide a firm basis for taking the San Tin
area forward into a new and exciting direction. The implementation process will provide a
new planning context which can be innovative in how Hong Kong can undertake a new
urban development while being sensitive to the natural context within which it is located.
It would be a progressive example of how integrated planning can be undertaken to
accommodate changing technological, environmental and social factors.

Masterplan Limited
May 2024
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Reference Number- 240507-152615-44831 Representation Number: ‘
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Deadline for submission: 08/05/2024
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Date and time of submission: 07/05/2024 15:26:15
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Full Name of “Representer”:

TRERZHERERA L 244
Full Name of "Authorized Agent" :

System Link Development Limited

B E A B - W
Plan to which the representation relates: SOYL-MPE
EH LR P B B
Nature of and reasons for the representation:
T I
Subject Matters Nature Reason
Draft Mai Po and Fairview Park [3Z4§ Support |Generally supportive with some comments. Ple
Outline Zoning Plan No. S/YL- ase refer to the below "Proposed Amendments
[MP/7 to Plan".
New Draft San Tin Technopole [3ZHf Support |Generally supportive with some comments. Ple
Outline Zoning Plan No. STT/1 ase refer to the below "Proposed Amendments
to Plan".

S AR ST AH HYEE)

Proposed Amendments to Plan(if any):

San Tin Technopole OZP (STT) and Mai Po OZP (MP)

A. Matter - Respecting the landowner’s development right

A.1 Reference is made to the gazette of the Draft San Tin Technopole Outline Zoning Plan No.
S/STT/1 (STT) and the Draft Mai Po and Fairview Park Outline Zoning Plan No. S/YL-MP/7
(MP) on 8 Mar 2024.

We are the registered owner, System Link Development Limited, of Lot 763 in D.D.99.

B. Supporting STT and MP

B.1 We support the proposed zonings under the two subject OZPs. We understand that STT has
given high regards for the National Plan as stated in its San Tin Technopole’s official website.
“With the National 14th Five-Year Plan supporting Hong Kong to develop into an international

innovation and technology (1&T) centre, we aspire to develop the Northern Metropolis into a “n

file://pld-egis3-app/Online_Comment/240507-152615-44831 Represent S YL-MP ... 08/05/2024
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ew international 1&T city™. The vision to develop a “new international I&T city” was also menti
oned in para. 1.2 of the “Northern Metropolis Action Agenda® released in 2023.

B.2 STT is proposed to be located at the centre of Northern Metropolis and is in close proximity
to Shenzhen’s I&T zone in Huanggang and Futian. It is strategically positioned to be a key centr
e of [&T development cluster that will create synergy and foster vibrancy with Shenzhen. STT

will become a new cross boundary thriving community strengthening the mutli-cultural identity,
knowledge flows, innovation resources exchanges and offering quality, healthy and sustainable |
ifestyles for the talented workers and entrepreneurial businesses. With this planning vision of su
ch strategic significance, we anticipate an unprecedented growth of the twin-gateways, cross-bo

undary cities to be functionally integrated and spatially related extending on either side of the Sh
enzhen River.

C. Reason for Representation
Harmony between Conservation and Development

[C.1 We support green growth and balance development in STT/MP. The proposed OZP amend
ments align with the cross-boundary’s environmental goals as well as the regional economic obj
ectives. The STT is a designated project under the Environmental Impact Assessment Ordinance
that requires an EIA approval. Through this statutory process, the adverse environmental impact.
if any, would be compensated and/or mitigated. The “Northern Metropolis Development Strateg
y” states that the Government has committed in developing the Northern Metropolis, due consid
eration will be given to “Urban-Rural Integration and Co-existence of Development and Conser
vation”.

SPSWCP is part of STT

[C.2 In the 2022 Policy Address, Government proposed to implement the Wetland Conservation
Parks, with a view to increasing the environmental capacity for the development of the Northern
Metropolis.

Government in a submission to LegCo on 29 January 2024, states:

“Through suitable planning and design, the establishment of the WCPs System could achieve
multiple functions including ecological conservation, sustainable development of aquaculture, as
well as eco-education and eco-recreation, while at the same time creating environmental capacit
y lor the development of the NM, providing a unique scenic wetland landscape with the co-exist
ence of conservation and development.™

To help develop a strategic approach to conservation planning in STT & MP, pursuing the “wild
erness-nature mindset™ conservation is unrealistic and impractical. Conservation by itself cannot
be in isolation of the multiple visions. broader regional growth perspectives. It has to be a part of
the whole in order to be of resilience, sustainable and in harmony with the built environment.

Means of Implementation

C.3 We understand that the Land Use Proposal of STT was presented to LegCo on 23 May 202

3. Implementation arrangement and public-private partnership (PPP) approach have been discus
sed. Members generally concurred with the Government’s proposed planning direction of levera
ging diversified means of land disposal and market forces to promote the development of STT. I
n the Public Engagement Report of the Land Use Proposal of San Tin Technopole (Feb 2024). p
ara. 8.1.3, the report stated that the PPP approach for the development of STT was generally wel

file://pld-egis3-app/Online_Comment/240507-152615-44831 Represent S YL-MP .. 08/05/2024
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comed.

We welcome and support the new innovation economy unlocking the development potentials of
the cross boundary cities. We share the ambitious planning insights of building a globally attract
ive common vision for the twin-cities” spatial development plan. To be the landowners affected
by the STT/MP OZP amendments, we anticipate to be engaged and to co-deliver such regional ¢
ommon good through meaningful collaboration with the multiple stakeholders across the bounda
ry.

Conclusion

C.4 Based on the above reasons, we support the land use proposal as stated in the two draft OZP
s and look forward to have communicative relationships and collaborative opportunities in the i
mplementation stage to make the STT and MP a success.

file://pld-egis3-app/Online_Comment/240507-152615-44831 Represent S YL-MP ...  08/05/2024
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System Link Development Limited

S/YL-MP/7

Subject Matters Nature Reason
Draft Mai Po and Fairview Park [S735§ Support |Generally supportive with some comments. Ple
[Outline Zoning Plan No. S/YL- ase refer to the below "Proposed Amendments
MP/7 to Plan".
New Draft San Tin Technopole |37#F Support |Generally supportive with some comments. Ple
FOutline Zoning Plan No. STT/1 ase refer to the below "Proposed Amendments
to Plan".

S RIS T (WA HYEE)

Proposed Amendments to Plan(if any):

San Tin Technopole OZP (STT) and Mai Po OZP (MP)

A. Matter - Respecting the landowner’s development right

A.1 Reference is made to the gazette of the Draft San Tin Technopole Outline Zoning Plan No.
S/STT/1 (STT) and the Draft Mai Po and Fairview Park Outline Zoning Plan No. S/YL-MP/7
(MP) on 8 Mar 2024.

We are the registered owner, System Link Development Limited, of Lot 763 in D.D.99.

B. Supporting STT and MP

B.1 We support the proposed zonings under the two subject OZPs. We understand that STT has
given high regards for the National Plan as stated in its San Tin Technopole’s official website,
“With the National 14th Five-Year Plan supporting Hong Kong to develop into an international

file://pld-egis3-app/Online_Comment/240507-153303-16718_Represent S YL-MP ... 08/05/2024
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innovation and technology (1&T) centre, we aspire to develop the Northern Metropolis into a “n
ew international I&T city”. The vision to develop a “new international I&T city” was also menti
oned in para. 1.2 of the “Northern Metropolis Action Agenda” released in 2023.

B.2 STT is proposed to be located at the centre of Northern Metropolis and is in close proximity
to Shenzhen’s I&T zone in Huanggang and Futian. It is strategically positioned to be a key centr
e of I&T development cluster that will create synergy and foster vibrancy with Shenzhen. STT

will become a new cross boundary thriving community strengthening the mutli-cultural identity,
knowledge flows, innovation resources exchanges and offering quality, healthy and sustainable
ifestyles for the talented workers and entreprencurial businesses. With this planning vision of su
ch strategic significance, we anticipate an unprecedented growth of the twin-gateways, cross-bo

[undary cities to be functionally integrated and spatially related extending on cither side of the Sh
enzhen River.

|C. Reason for Representation
Harmony between Conservation and Development

C.1 We support green growth and balance development in STT/MP. The proposed OZP amend
ments align with the cross-boundary’s environmental goals as well as the regional economic obj
ectives. The STT is a designated project under the Environmental Impact Assessment Ordinance
that requires an EIA approval. Through this statutory process, the adverse environmental impact.
if any, would be compensated and/or mitigated. The “Northern Metropolis Development Strateg
y” states that the Government has committed in developing the Northern Metropolis, due consid
eration will be given to “Urban-Rural Integration and Co-existence of Development and Conser
vation™.

SPSWCP is part of STT

C.2 In the 2022 Policy Address, Government proposed to implement the Wetland Conservation

Parks, with a view to increasing the environmental capacity for the development of the Northern
Metropolis.

|[Government in a submission to LegCo on 29 January 2024, states:

“Through suitable planning and design, the cstablishment of the WCPs System could achieve
multiple functions including ecological conservation, sustainable development of aquaculture, as
well as eco-education and eco-recreation, while at the same time creating environmental capacit

y for the development of the NM, providing a unique scenic wetland landscape with the co-exist
ence of conservation and development.”

To help develop a strategic approach to conservation planning in STT & MP, pursuing the “wild
erness-nature mindset” conservation is unrealistic and impractical. Conservation by itself cannot
be in isolation of the multiple visions, broader regional growth perspectives. It has to be a part of
the whole in order to be of resilience, sustainable and in harmony with the built environment.

Means of Implementation

C.3 We understand that the Land Use Proposal of STT was presented to LegCo on 23 May 202

3. Implementation arrangement and public-private partnership (PPP) approach have been discus
sed. Members generally concurred with the Government’s proposed planning direction of levera
ging diversified means of land disposal and market forces to promote the development of STT. |
n the Public Engagement Report of the Land Use Proposal of San Tin Technopole (Feb 2024), p
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ara. 8.1.3, the report stated that the PPP approach for the development of STT was generally wel
comed.

We welcome and support the new innovation economy unlocking the development potentials of
the cross boundary cities. We share the ambitious planning insights of building a globally attract
ive common vision for the twin-cities” spatial development plan. To be the landowners affected
by the STT/MP OZP amendments, we anticipate to be engaged and to co-deliver such regional ¢
ommon good through meaningful collaboration with the multiple stakeholders across the boundal
ry.

Conclusion

C.4 Based on the above reasons, we support the land use proposal as stated in the two draft OZP
s and look forward to have communicative relationships and collaborative opportunities in the i
mplementation stage to make the STT and MP a success.

file://pld-egis3-app/Online_Comment/240507-153303-16718 Represent S YL-MP ... 08/05/2024
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MASTERPLAN LIMITED

Planning and Development Advisors

TEEMRBEM AR

The Secretary Date: 8 May 2024
Town Planning Board

15/F North Point Government Offices (By Email and Hand)
333 Java Road, North Point

Hong Kong

Dear Sir/Madam,

Representation in respect of the Proposed Amendments to the Approved Mai Po and
Fairview Park OZP No. S/YL-MP/6

| refer to the “Approved Mai Po and Fairview Park OZP No. SIYL-MP/B" (the "OZP") gazetted
on 8 March 2024, that is currently inviting representations.

We are authorized by the Representer, Profit Point Enterprises Limited, to make a
Representation to the OZP pursuant to Section 6(1) of the Town Panning Ordinance. This
representation is made in relation to the Representation Site that contains private lots owned
by the Representer, and is affected by the proposed amendments in the OZP.

Please find enclosed the following in support of this Representation:

(a) Representation Statement (4 hardcopies and 1 softcopy);
(b) Authorization Letter of the Representer to appoint Masterplan Limited as its agent: and

&) The Application Form No. S6(1).

Yours faithfully,

Benson Poon
(Director)

For and on behalf of
Masterplan Limited

Encl.
c.c.  Client and Consultant Team (By Email)

Room 3516B, 35/F, China Merchants Tower, Shun Tak Centre, 200 Connaught Road Central, Hong Kong.
Tel: (852) 2418 2880  Fax: (852) 2587 7068  Email: info@masterplan.com.hk



Profit Point Enterprises Limited

' Room 1901, 19/F, Lee Garden One,
‘ @ OAKT REE 33 Hysan Avenue, Causeway Bay,
Hong Kong
Business Registration Number 35344629

I May 2024

Masterplan Limited

3516B, 35/F

China Merchants Tower,
Shun Tak Centre,

200 Connaught Road Central,
Hong Kong.

Attn: Mr. lan Brownlee (Managing Director)

Dear Sir,

Letter of Authorization

Representation in respect of the Proposed Amendments to
Approved Mai Po and Fairview Park OZP No. S/YL-MP/6

We hereby confirm that we, Profit Point Enterprises Limited, the Representer and registered
owner of the private lots in D.D. 101, Lots 77 and 50 S.A — has authorized Masterplan Limited
to act on our behalf, in submitting this representation and making presentations to the Town
Planning Board under Section 6(1) of the Town Planning Ordinance. and to conduct any other
planning-related matters.

Yours faithfully,
For and on behalf of
Profit Point Hnferprises Limited

/

Dir ecgr
Gayathri Sivasurian




OUrgent [Return receipt [lExpand Group [Restricted [Prevent Copy

From senson poor R

Sent: 2024-05-08 £ = 08:08:16

To: tpbpd/PLAND <tpbpd@pland.gov.hk>

Cc

Subject: Representation to the Mai Po & Fairview Park OZP No. S/YL-
MP/7

Attachment: 20240508 - Cover Ltr s6 Rep WSW (final)_BP.pdf; 20240506 S6

Form WSW (final).pdf; Authorization Letter (Profit Point
Enterprises Ltd)signed.pdf; 20240508 - MPFV OZP Rep
Statement (final)AL.pdf

To the Secretariat of the Town Planning Board,

We would like to make a S6(1) Representation submission to the Town Planning Board, in relation to
the OZP Amendments of Mai Po & Fairview Park OZP No. S/YL-MP/7.

Enclosed, please find the following supporting documents:
o Cover Letter
» Representation Statement

o [orm S6(1)
= Authorization Letter

The original hardcopies of the submission package (incl. the cover letter and authorization letter) will
be delivered to your office today.

Should you have any questions, please feel free to contact us al-'l*hank you very much.

kind regards,
Benson

Director
Masterplan Limited
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Section 6(1) Representation

Representation in respect of the Proposed Amendments to the

Approved Mai Po and Fairview Park OZP No. S/YL-MP/6

Representation Statement
May 2024

Representer:

Profit Point Enterprises Limited

Consultants:

Masterplan Limited
LWK & Partners (HK) Ltd
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Representation in respect of the Proposed Amendments to the Approved Mai Po and Fairview Park OZF No.

S/YL-MP/6
1. Introduction
1.1 Progressing in line with the Northern Metropolis Development Strategy to establish Hong Kong

1.2

1.3

1.4

1.5

as an International I&T Hub, in March 2024, the Town Planning Board (TPB) announced a new
Outline Zoning Plan (OZP) at San Tin, which would materialize the major development node of
the “San Tin Technopole” in a new future development context based on closer integration

with Shenzhen. :

The new OZP entitled the “San Tin Technopole OZP No. S/STT/1” (“STT OZP”), completely
replaces the original San Tin OZP, and created new relationships with the adjoining OZPs for
“Mai Po and Fairview Park OZP No. $/YL-MP/7” (“MP OZP”) and for “Ngau Tam Mei OZP No.
S/YL-NTM/13" (“NTM OZP”). The content and scope of the STT OZP is a significant change
from the previous San Tin OZP which was primarily for low-rise, village type developments and
various types of conservation land uses. The three OZPs (i.e. STT OZP, MP OZP and NTM OZP)
has collectively defined a new development context for co-existence of development and
conservation, with a focus on driving both innovation and technology development and
quality housing supply in the district.

The change in the boundaries of the three OZP’s has primarily separated the high-density
development areas from the conservation areas. The main area of the San Tin wetlands has
been added to the MP OZP and zoned as “Sham Po Shue Wetland Conservation Park.” (WCP)
The northern half of NTM OzP has been added to the STT OZP, to form a mix of low-rise and
high-density residential developments, military land, and green belt areas.

Out of the three OZPs, the MP OZP seems to be the most restrictive in facilitating new
developments to respect the principle of co-existence of development and conservation. -
Given parts of its eastern portion is near the San Tin Highway, and high-density developments
and infrastructure upgrades of STT OZP; it is only proper to put in place a plan that would
optimize the scarce land development potential, and encourage scope to increase
development intensity of the area to promote economic growth while striking a balance for
conservation of the wetland. :

While the Representer generally supports the proposed MP OZP amendments, there are
aspects of the proposed amendments that could be modified to include measures to
encourage a more balanced approach to the principle of co-existence of development and
conservation, to promote economic growth, and contribute to the acute demand for private
housing supply. This representation is therefore submitted in relation to land owned by the
Representer, situated in the MP OZP.

ilAPage'



Representation in respect of the Proposed Amendments to the Approved Mai Po and Fairview Park OZP No.
S/YL-MP/6

2.1

2.2

2.3

Representation Site

The Representation Site (or the Site) is located at Wo Shang Wai, Yuen Long. It is generally
bounded by Castle Peak Road — Mai Po and San Tin Highway to the east, fishponds to the north,
residential developments namely Royal Palms and Palm Springs to the south, and Wo Shang
Wai Village to the southeast. The Site falls under the MP OZP, and is zoned “Other Specified
Uses (Comprehensive Development to include Wetland Restoration Area)” [i.e.,
“OU(CDWRA)"]. (Figure 2)

The Wetland Restoration Area has been completed under the approved application No. A/YL-
MP/166, and its conservation management have been put in place since 2010. The residential
component is in planning and has site formation works in progress and General Building Plans
approved.

The Planning Intention of the OU(CDWRA) zone states that:

“This zone is intended to provide incentive for the restoration of degraded wetlands adjoining
existing fish ponds through comprehensive residential and/or recreational development to
include wetland restoration area. It is also intended to phase out existing sporadic open storage
and port back-up uses on degraded wetlands. Any new building should be located farthest
away from Deep Bay. "

LEGEND

D The Representation Site

Figure 1: The Location of the Representation Site
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Representation in respect of the Proposed Amendments to the Approved Mai Po and Fairview Park OZP No.
S/YL-MP/6

34

3.2

3.3

34

35

Relevant Proposed Amendments of MP OZP

On 23 February 2024, the Planning Department presented the proposed amendments, as
outlined in the “TPB Paper No. 10955” (the Paper), to the NTM OZP and MP OZP for the
consideration of the TPB. The proposed amendments to the MP OZP are relevant to the
current representation. The amendments were agreed and endorsed by the members at the
meeting.

The MP OZP proposed amendments, was exhibited under section 5 of the Town Planning
Ordinance for public inspection for a period of two months from 8 March 2024 to 8 May 2024.
In accordance with section 6(1) of the Ordinance, any person may make representation to the
Board in respect of the amendments.

This representation is made in relation to the Representation Site that contains private lots
owned by the Representer, and is right next to and affected by the amendment Item B.

This representation is made in relation to the proposed amendment Item B (Figure 2):

° Item B — Rezoning of an area to the north of Fairview Park and to the east of Mai Po
Nature Reserve from “CA”, “OU(Comprehensive Development to include Wetland
Restoration Area)” (“OU(CDWRA)”) and “Recreation” (“REC”) to “OU(Wetland
Conservation Park)"”.

We generally support the amendment Item B, and the principles to conserve the wetlands and
as compensation for the loss of wetland to be removed for the San Tin Technopole
development. However, we object to the lack of consideration on the effects that the WCP
may have on the adjacent and surrounding developments. Drawing reference from the San Tin
Technopole OZP, there is a lot of potential for the suitable and developable land that is
adjacent to the WCP for increasing development potential, to take advantage of the major
infrastructure upgrades and the future development context. In this respect, we object to the
proposed amendments in relation to the Explanatory Statement at paragraphs 7.1.7, 7.2.1,
and 8.5.
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Figure 2: The Location of the Representation Site and Amendment Item B
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Representation in respect of the Proposed Amendments to the Approved Mai Po and Fairview Park OZP.No.
S/YL-MP/6

4.1

4.1.1

4:1.2

4.1.3

The Development Context

The High-density Developments of San Tin Technopole Next to the Wetland Conservation
Park

The north-west portion of San Tin Technopole is rigl:ut next to and directly interfacing with the
WCP. The land there is designated for 300 ha of innovation and technology (1&T) land uses
with supporting infrastructure upgrades. The zone contains bands of maximum building height
restrictions that starts off with a Non-Building Area (NBA) at the boundary with WCP, then
increases incrementally towards the south-east from 15mPD, 35mPD, 75mPD, to 105mPD and
higher. This standard configuration enables the development intensity closest to the WCP to
be at the lowest, and gradually increases to high-density developments further away, so to
create a balanced form of development that minimize impact to the WCP, while allowing
optimal development potential of the scarce land resources. (Figure 3)

The Representation Site is located at the periphery of the San Tin Technopole, accessible to
the San Tin Highway, and is within 1.2km from the planned San Tin MTR Station. Similarly, it
has its north-west portion that is right next to and directly interfacing with the WCP. In this
respect, a similar approach to the configuration of building height bands and development
intensity would be appropriate for the Representation Site. This would be in line with the spirit
of “co-existence of development and conservation”. (Figure 3)

In addition, the future development context of the San Tin Technopole, directly opposite to
the Representation Site on the east side of the San Tin Highway would contdin new land use
zones of “R(A)1”, proposed for high-density residential developments with a plot ratio of 6.8
and building height restriction of 170mPD. These high-density residential developments are
situated right next to low-density existing housing developments, such as Rolling Hills,
Crescendo, Maple Gardens and Scenic Heights. The surrounding land use character would
clearly contain a mix of high-density and low-density residential developments that are
considered suitable and necessary in the future development context. (Figure 3)
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Representation in respect of the Proposed Amendments to the Approved Mai Po and Fairview Park OZP No.
S/YL-MP/6

4.2

4.2.1

4.2.2

The Increase in Development Intensity of Comprehensive Residential Developments in the
District

Drawing on the policy momentum of the Northern Metropolis Development Strategy, many
locations in the district is under-going or has gone through the increase of development
intensity and infrastructure upgrade, especially along the Northern Link Main Line and the
Northern Metropolis Highway. In recent years, Iand-ruse zonings for comprehensive residential
developments that are similar to the Representation Site, has obtained approval from
Government for increased development intensity and has proceeded with implementation of
medium to high-density residential and supporting community facilities. (Table 1)

The surrounding land-use character is under-going major changes and adopting a
development model to coincide with the future development context of the NMDS. The
Representation Site is amid this change, and it is a suitable juncture to follow the development
trend and contribute to the socio-economic growth of the district.
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Representation in respect of the Proposed Amendments to the Approved Mai Po and Fairview Park OZP No.

S/YL-MP/6

Table 1: Similar Approved Comprehensive Developments in the District

nmoemm®®

Item No. * | Project Title: Relevant Approval Date: Major Development
Application No.: Parameters:

1 Rezoning of Y/YL-NSW/7 10/11/2024 Increased from PR 0.4
comprehensive ‘ tol5
residential Increased from 6 to 15
development storeys

2 Public Housing Not Available 07/09/2023 PR 6.7 and BH of
Development at Sha Po 185mPD

3 Temporary Light Public A/YL-MP/341 09/06/2023 PR 0.64
Housing for a period of
3 years near Fairview
Park

4 Land Sharing Pilot LSPS/002 03/11/2022 PR 3.23 and BH 24 to
Scheme at Tung Shing 26-storeys
Lei, Yuen Long

5 Temporary Transitional A/YL-NTM/432 14/01/2022 PR 1.5
Housing Development
for period of 3 years at
Ngau Tam Mei

6 Comprehensive A/YL-NSW/242 31/12/2021 PR 2.76
residential
development with
wetland enhancement
area at Nam Sang Wai

7 Comprehensive AJYL-NSW/274 | 26/02/2021 PR 2.29 and BH 75mPD
residential
development

8 Park Yoho - A/YL-KTN/663 26/05/2020 PR 1.25 and BH 11 to
Comprehensive 17-storeys
Development Area

9 Comprehensive A/YL-KTN/604 22/03/2019 PR 1.254 and BH 12 to
residential 18-storeys
developments

10 Wetland Seasons Bay at | A/TSW/70 08/12/2017 PR 1.5 and BH 10
Tin Shui Wai storeys

Remarks:

* please refer to Figure 4 for the locations of the developments.
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Representation in respect of the Proposed Amendments to the Approved Mai Po and Fairview Park OZP No.
S/YL-MP/6

4.3 Uncertainty to Meet Private Housing Targets

4.3.1 In the 2023 policy address, Government has identified sufficient land for developing public
housing flats to go above the supply target, while major research institutions such as Our Hong
Kong Foundation (OHKF) have reported that completions of private housing flats beyond the
next five years (2028-2032), are expected to decline’and is uncertain to meet private housing
targets.' Jones Lang LaSalle also reported annual private housing completion in the coming
years (2026-2028) is expected to decrease by 44% as compared to the previous two years.?

4.3.2  According to OHKF, despite an improved predicted average annual completion figure of private
housing units in 2023-2027 and the Government’s policy of streamlining statutory and
administrative procedures, based on currently known projects, the OHKF suggested that
completions in 2028-2032 could tail off and reach only 13,900 units {below the targets). While
the Northern Metropolis Development Strategy holds the key to long-term housing supply,
there is a lack of supporting infrastructure facilities and this would hinder housing supply.
OHKF has repeatedly proposed that the Northern Link is a strategic opportunity to enable
Government to proactively increase the development intensity in New Territories to create
large-scale urbanization and stimulate economic growth of the New Territories.

! Our Hong Kong Foundation (April 2023). Land and Housing Policy Research Report.
2 Jones Lang LaSalle (Nov 2023). Hong Kong Residential Sales Market Monitor.
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Representation in respect of the Proposed Amendments to the Approved.Mai Po and Fairview Park OZP No.
S/YL-MP/6

51

5:15

51.2

5:1.3

h.2

324

53

5.34

The Proposed Conceptual Private Housing Development
High-Quality Private Housing Development

The Representer aspires to create a vibrant and high-quality private housing scheme at the
Representation Site. In view of the future development context and the acute demand for
private housing supply in the long-term, the Representer proposes a medium-density
comprehensive residential development at the Site. It would help contribute to housing supply
for private flats and optimize the scarce land resources.

The Proposed Private Housing Scheme is proposed to increase the existi ng planning restriction
of the “OU(CDWRA)” zone, from total plot ratio of 0.4 to 1.5, and building height from 6-
storeys to 22-storeys. The increased total GFA would be (not more than) 311,436 sqm and
provide (about) 5,134 residential flats with an average flat size of (about) 60 m?. (Table 2)

The proposed private housing concept is anticipated to be technically feasible and have
minimal impact to the wetland areas to the north of the Site. The necessary detailed technical
assessments would be carried out at the detailed design stage, or when necessary, at later
statutory submission stages.

Speedy Implementation of Private Housing Supply

The Proposed Private Housing Scheme also allows immediate implementation of private

housing as it does not require resumption of land and the site is ready to commence
development.

Stepped Building Height Band

The proposed development is comprised of 80 no. of houses that are 3-storey high, and 47
residential blocks, arranged in a configuration with a stepped building height band with the
lowest building height of 6 to 8-storeys closest to the wetland areas, and increases gradually
to 12, 18 and 22-storeys that are farthest from the wetland areas at the south of the Site.
(Figure 5 and Figure 6)

11|Pag



O 9 8 U 9 9 9 9P P WP P e W e Wew ew e we vwe w ey vy va by w

afed|zT

1daouo) SuIsnoy 23eAalld pasodold ayl Jo -y uonRaas g aunsiy

1
! I
o e O g o L% e — T C Ry g
.vu\.:m 5 ¥ e Horais coced T MO P M p— L
E40 £ o !
P T 1 - . * et wy © :
: T e :
I - T s e o i I
v !
y . [ - I
i - e e ) ] A i vucish
- S A _ _ i
I — vy - e rn ey i
. 18 L . .
i 1 ey 3 = n ;
' r 5
i ™y = m :
r S - - '
I - = Gl Ta¥ 1
i o = _ _
r =
i = 3 A cwmen o™ feazk :
! - [
1 sl | i
i Py F1 1 i
"
! _l_ i
SONINAS WIvd | : oz VM DHVHS OM !
i__ﬂ 4_5

NOILO3S

9/dIN-TA/S "ON dZ0 Y4Dd M3IAIID4 puD od DN panolddy 3yl 0] Sjuawpuawy pasodold ay Jo 13adsal ul uonouasalday



A

aded]|ET

=2

ue|d noAeT |enydasuo) :g aindi4

AU L9909 = IAOE 1V 14 FOVHIAY
FTL’G = SUNN 40 ONTVIOL

9P LIGE TWI0L

A RO B R 1 CLO 0N ATHOLS B
MBI FL W S VRN ATHOLE I
A PECLLSC ® A S SLPY ATHOLS B
M L0 0T € % M PEE SO T ATMOLE B

SUELEWIA® LG YA OIS TS ATHOLS 2
W BCH W ATHOUS W
o ELETLIS Tt GGL SIS ATHOLS T4

8 OTETLwrs ¥ 4 0d1 . 0 ey swnoy ﬁ_
veal swnoy [l

B TR L TR T

amed &

4 IVAC
R

=

=

e s - ©

9/dN-TA/S "ON dZO ¥4Dd M3indin4 pup od 1D panolddy ayl 03 Siuawpuawy pasodold ayl Jo 13adsal ul uoyDIUISIIdaYy

- & © © & € & © & & = @ & 85 9 o 2 o = = o2

=

=



Representation in respect of the Proposed Amendments to the Approved Mai Po and Fairview Park OZP No.

S/YL-MP/6

Table 2: Indicative Developmeént Parameters of the Proposed Private Housing Concept

Representation Site Area

207,408 m? (about)

Total Plot Ratio

1.5 (not more than)

Total GFA

311,436 m? (not more than)

Building Height in No. Storeys

22 (not more than)

(excluding 1 level of basement carpark)

No. of Private Flats

5,134 (about)

Average Flat Size

60 sqm (about)
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Representation in respect of the Proposed Amendments to the Approved Mai Po and Fairview Park OZP No.

S/YL-MP/6

6. Proposed Amendments to Meet this Representation

6.1 The proposed amendments to meet this Representation are to amend the below Explanatory
Statement paragraphs.

6.2 Please see our proposed amendments in bold italic text and strike-throughs to the text in the

paragraphs below:

Para.7.1.7

“Opportunities for developments and increase in development intensity in the Area are
expected to be concentrated at the existing less ecologically sensitive flat land, capitalising on
the close proximity of the Area to the Technopole and the improved accessibility to be brought
by several strategic transport links including the existing San Tin Highway, and Northern
Metropolis Highway as well as the Northern Link Main Line under planning. Developable and
suitable land that is adjacent to the Wetland Conservation Park should be encouraged to
optimize its development potential to generate economic activity and contribute to the long-
term housing supply.”

Para.7.2.1

“The existing MPNR, Mai Po Egretry and the adjoining fish ponds together with the proposed
SPS WCP would form part of the wetland system and wildlife habitats in the Deep Bay Area
where an extensive area of unaffected feeding and resting habitats are provided ideally for
thousands of migratory birds. In order to preserve and sustain the wildlife habitats in the Area,
new development proposals should net be considered allewed to proceed waless—it and is
required to support the conservation of the above.”

Para .8.5

“In order to provide better control of building height of developments in the Area, building
height restrictions are imposed for the development zones on the Plan. A minor relaxation
clause on planning application in respect of the building height restrictions is incorporated into
the Notes of the Plan in order to provide incentive for developments/redevelopment with
planning and design merits and to address individual circumstances of each
development/redevelopment proposal. Each application will be considered under section 16
of the Ordinance on its own merits. A stepped building height profile at the periphery of the
Wetland Conservation Park should be considered to optimize development potential of
suitable land for residential developments.”

15| P



Representation in respect of the Proposed Amendments to the Approved Mai Po and Fairview Park OZP No.
S/YL-MP/6

Z.

7.

701

7.2

7.2.1

73

7.3.1

7.4

7.4.1

75

7.51

Planning Justifications

Comply with the Planning Intention of “OU(CDWRA)”

The proposed increase in development intensity of the Representation Site would continue to
comply with the planning intention of the “OU(CDWRA)” zone. The planning intention would
continue to be to develop comprehensive residential and/or recreational development to
include wetland restoration area as a means of incentive for the restoration of degraded
wetlands adjoining existing fish ponds.

Fall in line with the Northern Metropolis Development Strategy

The future development context of the Northern Metropolis Development Strategy is already
planned and higher density developments are emerging in the land-use character. The whole
area would under-go major changes in development land-use and infrastructure upgrade, and
the integration with the bordering city of Shenzhen will become more apparent. Along these
lines, the increase of development intensity of suitable locations next to wetland areas should
be considered. The overarching trend of co-existence of development and conservation will
be evident throughout the landscape, and as shown in many cases including at the San Tin
Technopole, this is the most appropriate and forward-planning approach to create a balanced
development model in the North New Territories area.

Conform to development trend of upzoning comprehensive developments to improve the
overall environment in Northern Metropolis

As mentioned, the future development context is transforming from low-density rural setting
to high-density developments, supported by major infrastructure upgrades and supporting
facilities. There have been many similar approved comprehensive residential developments in
the nearby area of the Representation Site, reflecting the impetus for increasing the
development intensity of higher density developments is coming into place.

The dire need to provide private housing supply in the next 5 to 10 years

The report published by the OHKF found that the private housing supply in the coming decade
would tail off. Therefore, the Proposed Private Housing Scheme would provide private flats to
offer an alternative private housing supply to help alleviate the over-inflated property prices.
The Proposed Private Housing Scheme is in line with contributing to this demand for private
housing.

The Merits of the Proposed Private Housing Scheme

The increased development intensity of the proposed private housing development will
optimize the scarce land development potential at the Representation Site, and provide
quality private housing to contribute to the long-term private housing supply shortage. It
would be capable of speedy implementation as it does not require resumption of land and the
site is ready for construction.
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Representation in respect of the Proposed Amendments to the Approved Mai Po and Fairview Park OZP No.
S/YL-MP/6

8. Conclusion

8.1 The proposed medium-density private housing at the Representation Site is suitable,
compatible and anticipated to be technically feasible at its location and to the future planning
context. It will enable the private sector to take an active part in the provision of housing to
meet the long-term housing shortfall.

i

8.2 Therefore, the Board is invited to consider our proposed amendments favourably.
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Submission Number:

TPB/R/S/YL-MP/7-S603

Venizelle Property Development (HK) L~

Representation Number:
Flat 01, 14/F., 259-265 Des Voeux Road Central, Sheung Wanr

TPB/R/S/YL-MP/7R004

Date: 8" May 2024 BY FAX & BY HAND

(Fax No.: 2877 0245)
The Town Planning Board Secretariat,
15" Floor, North Point Government Offices.
333 Java Road. North Point,
Hong Kong.

Full name of Representer: Messrs. Kenneth C, C. Man & Co. (Ref.: ST-] 31728-08-23)

Postal Address: Rm 71-76. 7/F., New Henry House. 10 Ice House Street, Central, Hong
Kong

Email:
Telephone:

Dear Sirs,

Re: Authorization Letter

Our company hereby appoints Messrs. Kenneth C. C. Man & Co., Solicitors to submit, on
our behalf, the letter of representations relating to the draft Maj Po Fairview Park Outline
Zoning Plan No.S/YL-MP/7 for your further handling.

F¥ouemdasth fis of .
Venizelle Property Dlevelopment (Hong Kong) Limited
EXA ZL»?:E:-& &

LI T T M’)
Stepher Fan

Director




From: Stephen Fan

Sent; 2024-05-08 = 21:12:03

To: tpbpd/PLAND <tpbpd@pland.gov.hks
Subject: , Objection letter

Attachment: ; Objection Letter Signed by Stepheb.pdf
Dear Sirs,

attached with objection letter relating to the rezoning of the draft Maj Po and Fairview Park Outline
' Zoning Plan No.S/YL-MP/7 (the new plan) exhibited on 8th March 2024,
Best regards :




Date : 8 May 2024

To:The Town Planning Board Secretariat,
15/f, North Point Government Offices,
333 Java Road, North Point, HK

Dear Sirs,

" We are the owner of the properties, lots No’s : 2958, 2987, 2993, 2994, 2995, 2996, 2997, 2998,
3000, 3003, 3004, 3009,Section B of 3010, 3014, 3015 and 3056 in D.D. 104, Yuen Long, NT, HK

Our site falls within the areas zoned Coservation Area” ( CA) and partly within the areas zoned
“ recreation ( REC) on the approved Mai Po and Fairview Park OZP No.S/YL-MP/6 ( the
Existing Plan), However, according to the New Plan exhibited on 8 March 2024 for public
. inspection, we noted that the site in its entirety is to be rezoned from its existing “CA” and “REC”

zoning to the zoning of “Other Specified Uses” annotated “Wetland Conservation Park
S (ouwcepy.

Since the site has been totally try for over 10 years, it is no longer to be a wetland. Moreover, our
site is surrounding by several property development. Thus, we are proposing the rezoning of the site
to “R(C)” for low-rise residential development . -
We look forward to hearing a favorable reply from you soon,

Best regards,

For or on behalf of

Venizelle mnt Ltd.

Steve Yuen
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OurRef:  ST-131728-08-23 Date: 8" May 2024
Your Ref: Please ask for: ........... Mr. Simon Tang

The Town Planning Board Secretariat,

PARTNERS 15 Floor, North Point Government Offices, BY FAX & BY HAND
e el 333 Java Road, North Point, (Fax No.: 2877 0245)
G A e ] Hong Kong.

ANITA K. C. LUK

LL.B. {Hons) .

(R S Dear Sirs,

Consultants: Re: Representations relating to the draft Mai Po Fairview Park
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LL.B. (Hons)
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Outline Zoning Plan No.S/YL-MP/7

Introduction

We have instructions to act for Venizelle Property Development (HK) Limited, the
current registered owner of the following properties:-

Lots Nos.2985, 2987, 2993, 2994, 2995, 2996, 2997, 2998, 3000, 3003, 3004, 3009,
Section B of 3010, 3014, 3015 and 3056 in D.D. 104, Yuen Long, New Territories,
Hong Kong (collectively the “Site”).

The Site, with a total site area of around 258,000 ft?, falls partly within the areas
zoned “Conservation Area” (“CA”) and partly within the areas zoned “Recreation”
(“REC”) on the approved Mai Po and Fairview Park Outline Zoning Plan No.S/YL-
MP/6 (“the Existing Plan”). For identification purposes, please refer to the
enclosed copy of the location plan of the Site in Annexure 1 (“Annexure 1”), and
Annexure 1 with the delineation of the area within the Site zoned as “CA” (“CA
Area”) in green colour and the area within the Site zoned as “REC” (“REC Area”) in
yellow colour in Annexure 1A (“Annexure 1A”).

Reference is made to the draft Mai Po and Fairview Park Outline Zoning Plan
No.S/YL-MP/7 (“the New Plan”) exhibited on 8" March 2024 for public inspection,
with the intent to amend the Existing Plan. Under the New Plan, our client noted
that the Site in its entirety is to be rezoned from its existing “CA” and “REC” zoning

to the zoning of “Other Specified Uses” annotated “Wetland Conservation Park”
(“ou(wcr)”).
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4. According to the New Plan, the planning intention of the zoning of “OUCWCP” is
for development of a Wetland Conservation Park ("WCP”), namely the Sam Po
Shue Wetland Conservation Park, to serve the 4 major functions of a WCP as set
out in the “Strategic Feasibility Study on the Development of the Wetland
Conservation Park System under the Northern Metropolis Development Strategy”
commissioned by the Agriculture, Fisheries and Conservation Department (“WCP
Study”) which includes, amongst others, conservation of the ecological values of
wetlands and the safeguarding of the integrity of the wetlands system.

5. We are instructed by our client to make representations relating to the New Plan
under Section 6(1) of the Town Planning Ordinance (Cap. 131).

B. Objection torezoning

The intended rezoning by the Town Planning Board of the Site to “OU(WCP)” is
hereby objected by our client on the following grounds:-

Absence of water

1. We refer to the satellite image of the Site taken in February 2023 and downloaded
from the Government website (www.hkmapservice.gov.hk), a copy of which is
enclosed with this letter as Annexure 2 (“Annexure 2”), and Annexure 2 with the
delineation of the CA Area in green colour and the REC Area in yellow colour in
Annexure 2A (“Annexure 2A”). It can be clearly observed that Annexure 2A
reveals complete absence of water in the CA Area.

2. Your attention is drawn to the definition of “wetlands” as contained under Section
1.2 of the authoritative Ramsar Handbooks (5™ edition 2016) entitled “An
Introduction to the Ramsar Convention on Wetlands” (“Ramsar Handbook”) which
in the opening paragraph of the said Section 1.2, provides that “Wetlands are areas
where water is the primary factor controlling the environment and the associated
plant and animal life.  They occur where the water table is at or near the surface
of the land, or where the land is coursed by water.” These statements succinctly
encapsulate that for an area to be classified as a wetland, such area not only has
to have the presence of water but the presence of water has to constitute a
primary factor controlling the environment in question. Due to the fact that the
original wetlands and ponds in the CA Area have been degraded and neglected
over the past few decades, such area presently bears none of the features
recognized under any of the 5 major types of wetlands described under the said
Section 1.2, namely, marine, estuarine, lacustrine, riverine and palustrine.

I

3. According to the publication made by the Town Planning Board on “Town Planning
Board Guidelines on Application for Developments within Deep Bay Area under
Section 16 of the Town Planning Ordinance”(TPB PG-No. 12C)(revised in May 2014)
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(“TPB Guidelines”), the Site is also located within the Wetland Conservation Area
(“WCA”) and Wetland Buffer Area (“WBA”) in the Deep Bay, Mai Po Marshes and
its adjacent area, including Hoo Hok Wai (collectively called the “Deep Bay Area”).
Under the TPB Guidelines, the planning intention of the WCA is to conserve the
ecological value of fish ponds which form an integral part of the wetland ecosystem
in the Deep Bay Area, whereas the planning intention of the WBA is to protect the
ecological integrity of the fish ponds and wetlands within the WBA.

4. We enclose with this letter the satellite image of the Site taken in 2013 and
downloaded from the Government website (www.hkmapservice.gov.hk) in
Annexure 3 (“Annexure 3”), and Annexure 3 with the delineation of the CA Areain
green colour and the REC Area in yellow colour in Annexure 3A (“Annexure 3A")

Board has, at the outset, clearly overlooked or otherwise omitted to carry out the
appropriate inspection of the then actual physical state of the Site, thereby

resulting in the making of erroneous designation of the Site to fal| within both the
WCA and WBA as illustrated in “Figure A” attached to the TPB Guidelines.

5. According to paragraph 9.9.14 of the “Explanatory Statement” of the New Plan,
the planning intention of the zoning of “OU(WCP)” is to, amongst others, conserve
the wetlands. However, as stated above, it is unequivocal that the CA Area
presently bears none of the physical features that might correspond to fall within
the definition of “wetlands” set out under the said Section 1.2 of the Ramsar

Surrounding developments

6.  With reference to the Existing Plan, key planned land uses in the vicinity of the Site
include:-

(1) to the north of the Site are areas zoned “Residential (Group C)” (“R(C)"),
“Open Space” and “CA”; and to the further north is an area zoned “Other
Specified Uses” annotated “Comprehensive Development to include
Wetland Restoration Ares” (“OU(CDWRA)”), which are mostly occupied by
residential developments;
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(2)  to the east of the Site are areas zoned “Open Storage”, “R(C)”, “Residential
(Group D) (“R(D)”), and “Village Type Development” (“Vv”), which are mostly
occupied by temporary structures and residential developments;

(3)  to the south of the Site are areas zoned “V" and “R(D)” which are mostly
occupied by village houses and planned residential developments; and

(4)  to the west of the Site is an area zoned ““Other Specified Uses” annotated
“Comprehensive Development and Wetland  Protection Area”
(”OU(CDWPA)”), “REC” and “R(C)”, which are mainly occupied by existing
and planned residential developments.

The developments as mentioned above include clusters of large scale private
residential estates, namely Fairview Park to the south, Palm Springs and Royal Palm
to the north.

7. In relation to the area zoned as “OU(CDWPA”) as mentioned in paragraph 6(4)
above, it was the result of the decision made by the Rural & New Territories
Planning Committee on 30" September 2016 on approving the rezoning
application (Application No. A/YL-MP/247) made by the applicant of the site
immediately adjacent to the southern side of the Site, pursuant to which such
adjacent land, which shared the same zoning as those for the Site under the
Existing Plan (ie. “CA” and “REC”), was approved to be rezoned to "OU(CDWPA)”
to include a proposed “Wetland Protection Area” cum low density residential

Annexure 4,

8. Asitcanbe seen, there is a predominance of large-scale residential developments
surrounding the Site. It is therefore inconceivable for the New Plan to rezone the
Site to ”OU(WC_P)” under the New Plan which Creates disparity with the overall
zoning of the neighboring sites, especially within the context of the application for
permission to carry out low-density residential development.

Planning Enquiry

9, In or about 2018, the existing shareholder of our client, namely Venizelle
Development Limited as proponentintended to prepare business plans to develop
the Site, and had on 18th October 2019, through Prudential Surveyors International
Limited engaged by it, submitted a Planning Enquiry (“Planning Enquiry”) to Tuen
Mun and Yuen Long West District Planning Office for the purpose of tendering a
Development Statement for the proposal to rezone the Site to OU(CDWRA)” to
provide a Wetland Restoration Area cum low-density residential development with
a plot ratio of 0.4. The Planning Department replied on 20t December 20109, giving
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its comments to the Planning Enquiry and indicated what further work would need
to be done in order to proceed further with such proposal (“Further Work”).

10. The reason why no Further Work was carried out was because of the Covid

11. Inorabout 2022, with the pandemic having been generally stahilized in Hong Kong,
it was decided that the Further Work was to be resumed but an application would
firstly be submitted to the Court to restore the former name of our client to the
Companies Register. The court order granting such an application was made in
March 2023, Thereafter, just as when our client was getting ready to proceed
with carrying out the Further Work, it was informed of the intended rezoning of
the Site to “OU(WCP)” under the New Plan, which would have the effect of
depriving our client from moving forward with its original development plan

12. Our client therefore raises its objection in that the Town Planning Board should

C. Proposed amendments to the New Plan

1. Notwithstanding our client’s above objections to the intended rezoning by the
Town Planning Board of the Site to “OU(WCP)” under the New Plan, our client
would nevertheless take the Opportunity to put forward a development proposal
of the Site pursuant to which our client would intend to apply for the Site to be
rezoned to “R(C)” with a total plot ratio of 0.8, subject to the inclusion of an area
of around 60,000 ft2 within the CA Area to develop a Wetland Restoration Area
(“ Proposed WRA”).

Proposed WRA

with the planning intention set out under paragraph 9.9.1 of the “Explanatory
Statement” as regards a Wetland Restoration Area under the New Plan.

3. As an effort on the part of our client to contribute towards and support the
intended establishment of the Sam Po Shue Wetland Conservation Park proposed
by the Government and as stipulated in the 2023 Policy Address made by the Chief
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Executive of Hong Kong, the Proposed WRA to be developed by our client would
serve to restore the dry, degraded wetlands and lost fish ponds currently with
negligible ecological value through implementation of enhancement work and the
construction of buffer with tree and shrub planting to Separate the Proposed WRA
from the residential development within the Site. The concept of such
development would adhere to the “no-net-loss” principle in wetland laid down in
the TPB Guidelines to ensure no decline in the wetland functions of the fish ponds
within the development site through the commitment by our client of along-term
conservation, monitoring and Mmanagement scheme to demonstrate that the
Proposed WRA would fully compensate for any loss of the tota| ecological function
and capacity of the original ponds which were lost in the CA Area.

4, Notwithstanding what has been said above, trends in other countries have
demonstrated that the “no-net-loss” principle may not be able to satisfy the
surging need and demand of city developments. Instead, by incorporating the
adoption of the ”biodiversity—net—gain" approach and concept in the development

Accordingly, along with the “no-net-loss” principle, our client would also consider
adopting the "biodiversity—net-gain” concept when developing the Proposed WRA.
5. TheProposed WRA would also be designed to supportone of the 4 major functions
of a WCA as set out in the WCP Study, namely to provide eco-education and eco-

recreational facilities for the public.

Proposed residential development

fact that the Proposed WRA, with a designated area of around 60,000 ft2 together
with accompanying facilities, will be made available to the public for eco-education
and eco-recreational purposes; and (ii) the long-term financial obligations to be
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D. Conclusion

1. The representations made under this letter express our client’s underlying
reasons for objecting the rezoning of the Site to “OU(WCP)” under the New Plan.
As a means to offer a solution for compromise, our client has put forward a
development proposal with a view to first of all support the Government’s vision
to establish the Sam Po Shue Wetland Conservation Park as well as to achieve the
objective of “no-net-loss in wetland” principle stipulated under the TPB
Guidelines in both function and area by specially designating an area of around
60,000ft? within the CA Area to develop the Proposed WRA, while at the same
time attaining an element of commercial fairness to bring the zoning of the Site
to be consistent with the overall zoning of the surrounding neighboring sites
approved with existing or planned residential developments by proposing the
rezoning of the Site to “R(C)” for low-rise, low-density residential development.

2. We look forward to hearing a favorable reply from you soon on the matters
contained in this letter.

Yours faithfull

Kenneph C. C. Man & Co.

c.c. client
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From: Simon Tang

Sent: 2024-05-09 FHHIY 11:24:51
To: tpbpd/PLAND <tpbpd

5 Simon Tang

Subject: Representations re ating to the draft Mai Po Fairview Park
Outline Zoning Plan No.S/YL-MP/7

Our Ref: ST-131728-08-23

Dear Sir,

Pursuant to the authorization letter dated 8 May 2024 written by our client, Venizelle Property
Development (HK) Limited, and addressed to the Town Planning Board together with our
accompanying letter dated 8 May 2024 addressed to the Town Planning Board, we hereby provide,

!

by way of submitting outstanding supplemental information to the reépresentations made by our
client, the information below as directed:

The first four digits of the HK identity card number of the handling person of the representer:

Tang Wai Keong Simon:-

The first four digits of the HK identity card number of the director of our client, Venizelle Venizelle
Property Development (HK) Limited:

Fan Yan Kin Stephen-

Should you have any enquiry as to the above, please contact us by this email address.
We thank you for your attention to this matter.

Regards,

Simon Tang

Partner

Kenneth C. C. Man & Co.

*****$**********$*********#********

Kenneth C. C. Man & Co.

Alist of the firm's principals will be provided to the recipient(s) of this E-mail upon reguest.

This message, together with any attachments, is intended only for the use of the individual or entity to which it is
addressed and may contain information that is legally privileged, confidential and exempt from disclosure. I you are not
the intended recipient, you are hereby notified that any disseminat]on, distribution, or copying of this message, or any
attachment, is strictly prohihited.

If you have received this Mmessage in error, please notify the original sender immediately by telephone (852)2824 -0008 or
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LUrgent CReturn receipt [Expand Group [JRestricted [OPrevent Copy

by return E-mail and delete the message, along with any attachments, from your computer.

The dispatch of this message is authorized by the original sender and in compliance with The Law Society of Hong Kong's
Practice Direction on the Format of Electronic Communications.
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From: roy o |

Sent: 2024-05-07 2Hi— 13:00:00
To: tpbpd/PLAND <tpbpd@pland.gov.hk>
Subject: Representation relating to Mai Po & Fairview Park Outline
Zoning Plan (OZP) (No. S/YL-MP/7) T
Sub ‘
Attachment: TPB20240507(MP).pdf ariasion Mribea '
TPB/R/S/YL-MP/7-S49 1 |

Dear Sir/Madam, Feprm
TPB/R/S/YL-

Please refer to the attachment for the captioned. / /S/YL-MP/7R006

To comply with the requirement of TPB, here are the full name and first four alphanumeric characters

of HKID card number.

Full name: NG HEI MAN
First four alphanumeric characters of HKIA card number-

Yours faithfully,
Ng Hei Man (Mr.)
Campaign Manager

The Conservancy Association

Registered Name 3{[}44f{ : The Conservancy Association =&+l

(Incorporated in Hong Kong with limited liability by guarantee FA#F R L ATHE A TR F))

This email is for the sole use of the intended recipient(s) and may contain confidential information.
Unauthorised use, disclosure or distribution of this email or its content is prohibited. If you have
received this email in error, please delete it and notify the sender.
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The Conservancy Association

Add.: Jockey Club - The Conservancy Association Urban Forestry Green
Hub, 26 Yen Chow Street West, Sham Shui Po, Kowloon

#3lk Website:www.cahk.org.hk

WF B E-mail:cahk@cahk.org.hk

7" May 2024

Town Planning Board

15/F North Point Government Offices
333 Java Road

North Point

Hong Kong

By e-mail: tpbpd@pland.gov.hk
Dear Sir/Madam,

Representation relating to Mai Po & Fairview Park Outline Zoning Plan (OZP) (No.
S/YL-MP/7)

The Conservancy Association (CA) would express concerns on the proposed
amendments in the captioned OZP.

ltem Al and B
1.  Regulating uses/development in Other Specified Uses (OU) annotated
Wetland Conservation Park (WCP)

Regarding conservation-oriented zoning such as “Conservation Area™, “Sites of Special
Scientific Interest” or “OU (Comprehensive Development and Wetland Protection Area)”
zone, quite often some specific uses/development requiring planning permission would
be mentioned in the beginning of the Notes. However, this is missing in the Notes. We
especially worry that following issues:

- During the transition period (i.e. before WCP is implemented), some
uses/development not compatible with WCP might not be regulated by Town
Planning Ordinance (TPO).

- Before the implementation of WCP and San Tin Technopole, pond filling and
some other unauthorized activities might be occurred in pond areas. However,

under such arrangement, no enforcement action and reinstatement works could be

IR ML AMGR KIS RN 26 SIEMW-R G AN H D HR1% Tel.:(852)2728 6781 (WM Fax.:(852)2728 5538



s, BEH
‘3" N % Since1968

b — ‘Fon
" The Conservancy Association
o Bt ARERKIS RN ETE 26 WRBW-RE AN 845 Tel.:(852)2728 6781 WM Fax.:(852)2728 6538
m ® Add.: Jockey Club - The Conservancy Association Urban Forestry Green @7 & E-mail:cahk@cahk.org.hk
d Hub, 26 Yen Chow Street West, Sham Shui Po, Kowloon

#3lt Website:www.cahk.org.hk

initiated by Planning Department. Ponds protected for bird flight path in WCP
would still be subject to disturbance.

We DO NOT SUPPORT the proposed amendments for Item Al and B, and would

suggest Town Planning Board (TPB) to revise the Notes for OU(WCP) zone as followed

(see underlined):

- (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 “Site of Special Scientific Interest” or “Site of Special
Scientific Interest (1)” or, “Conservation Area” or “Other Specified Uses”
annotated “Comprehensive Development and Wetland Protection Area™ or “Other
Specified Uses™ annotated “Wetland Conservation Park™:

- (9) In areas zoned “Site of Special Scientific Interest” or “Site of Special Scientific
Interest (1)” or “Conservation Area” or, “Other Specified Uses” annotated

“Comprehensive Development and Wetland Protection Area” or “Other Specified

Uses” annotated “Wetland Conservation Park™:

- (11) (a) Except in areas zoned “Site of Special Scientific Interest” or “Site of
Special Scientific Interest (1)” or “Conservation Area” or “Other Specified Uses™
annotated “Comprehensive Development and Wetland Protection Area” or “Other
Specified Uses” annotated “Wetland Conservation Park™ 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:

2.  Imposing control on “on-farm domestic structure” in OU(WCP) zone

With such close proximity with Mai Po Ramsar Site, fishponds and wetlands in the
proposed WCP form an integral part of Deep Bay wetland system which is of significant
ecological value. Even though we understand that “on-farm domestic structure” would
be important for certain aquaculture activities, viewing the ecological importance of
these fishponds and wetlands, certain development control would still be necessary.

For conservation-oriented zoning such as “Site of Special Scientific Interest™ zone, “on-
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farm domestic structure” would be under Column 2 (i.e. planning application Town
Planning Board would be required). Nature Park in Long Valley, always quoted by the
Government as a successful example of balancing strategic development and proactive
conservation, has also imposed control on “on-farm domestic structure™. From
OU(Nature Park) zone in the Approved Kwu Tung North Outline Zoning Plan

(S/KTN/4), “on-farm domestic structure™ is included in Column 2 in OU(Nature Park)
zone.

We would suggest TPB to put “on-farm domestic structure” from Column 1 to Column
2. This is to ensure all potential ecological impact induced by any development could be
identified, evaluated, avoided and mitigated in proper.

Others — Explanatory Statement

Upholding “no-net-loss in wetland” principle
Regarding “Conservation Area”™ and “Other Specified Uses™ annotated “Comprehensive
Development and Wetland Protection Area™ zone, we note that some sections related to

“no-net-loss in wetland™ principle have been amended in the Explanatory Statement.

“Within the "OU(CDWFA) " zone, all the existing continuous and contiguous
fish ponds should be conserved and the “precautionary approach’ and “no-
net-loss in wetland” principle shall apply. According to the “precautionary
approach”, these existing continuous and contiguous fish ponds are to be
protected and conserved in order to maintain the ecological integrity of the

Deep Bay wetland ecosystem as a whole. “No-net-loss in wetland” can refer

to no decline in wetland or ecological functions served by the existing fish
ponds.” (Section 9.9.8) (emphasis added) '

“The “no-net-loss in wetland” principle is adopted for any change in use

within this zone. “No-net-loss in wetland” can refer to no decline in wetland

or ecological functions served by the existing fish ponds. Fragmentation of

continuous and contiguous fishpond habitats within the “CA " zone should be

avoided.” (Section 9.10.1) (emphasis added)

According to TPB PG-No. 12C, it states that “no-net-loss in wetland™ can refer to “both

loss in area and function. No decline in wetland or ecological functions served by the
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existing fish ponds should occur”. We opine that the proposed amendments are not
consistent with what PG-No. 12C states. If project proponents intend to submit planning

application under Section 16 of TPO, such inconsistency would cause confusion.
Based on the plain reading of the previous statement, we opine that no amendments are

necessary for the above sections in the Explanatory Statement.

Yours faithfully,

The Conservancy Association
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Subject: HKBWS's comments on the Draft Mai Po & Fairview Park

Outline Zoning Plan No. S/YL-MP/7
Attachment: Attachment2_JointStatement_STTEIAnoncompliance.pdf;

Attachment1_STTEIA_HKBWSfullcomment.pdf;
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Dear Sir/Madam,

The Hong Kong Bird Watching Society's comments on the Draft Mai Po & Fairview Park Outline Zoning
Plan No. S/YL-MP/7, Attachment 1 (i.e. our full comments on STT EIA Report) and Attachment 2 (i.e.a
joint statement on the non-compliance of STT EIA with statutory requirements under EIA Ordinance)
are attached.

Thank you.

Best Regards,

Wong Suet Mei | w35 4H
Senior Conservation Officer | =4k {ERE £+

The Hong Kong Bird Watching Society | &l & 7

=
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&R BHIZ, BBS., JP
BEENZASTRE
W E): acesecretariat@eeb.gov.hk

EXIFRREEHEAGEREA:

PERBISE LI5S B IR ER GHE M EBRERT
MITRBIEEEEREAR 10EAREME RS RIBEHE
REENEAE (TREREE), BETE— (2024548 228) #H%HE . ZFEMNERIEMRL
RBIFZEFT MG (TRIRE), TREBETFREREEERBHMHSE, 10AREEE(T
MDD HEET, FEPURIRTRT S S TEATEREER, 2EBTGEHAETLRKRIBIER
REMRT, EELUEBRARIMARBEIRTMIRTEMAE. BEhMEaE BEE40355
R RIRFTER GERME— R D) IRFTHEFEY, BB XmE, B 27EH iz bk
iEEiR GERM ) LRIRFTHIBR H 8%, MFAELARSHTME, UIEFEX S
BOER, ARBEEZEFMASENRMNBEZEH RIBHAEMER, $1LBEE QRS
IR, REZATRERTR AT, BESIRFABHAR, Butt, BEMEITHE S BT
HEMBE BERAETREMTEE. FUE. THE SHE R EXRMIBIT, Hals
B AKEEREWRDA R BRI RERE SARSRFSHERE2ERB OB,

B LSRR 1998 S W B IRET4A 0 LAZR, SIEHRAMERMBANBRIEAR, HEIE2470E
RURE EREEHE L (BRTELSEENBIELH S, 58 R IR FTEN RIRTFHZEME
RTHER, ZMMEBERT GERME—), BARS RRMBERWIEE, SIFFAARKT
HE, BRHERBERERTREBERTHME, A, BELSRDHREBEEEIR
e, MFEEERRFRIVRMUE, HFLFERRHHE. EENTERLES. K.

B E BN R ARIIE T 0N HAE, BB AMNBTEREIRTHR LEIIER

EHEE.

HR, $HBEFRARMERARE, FORTETAMBHMEN, B4 AMEMMNRE
EFDERERREMERETARMREARERN, NYEEZIR. LKEBNIHR.EEMN
AERRE. AW, FHETHERBERBRTAREHRRERRAGTHEN, TATRIERSE
Mg AeRREMEGEEAE I MEFE. RERS, ARBHYES ARKEHREAEHE
EREHHECTER. TRERETALR, SBENGMNAME AR SHBME, 2
AEFPIE=RHRERT LR RERUMMBETIES RN EEEY,

e, IMEIRE 2 RIREFT IR/ NMEGHE M, REHOKTERE, & 27186 E AT G0
Himdtim (GERME—), RIEETRER:

' {94 R S0 ERIR R T & R 97 AR bR [



(—) 38 RIREFM R & ) IR A
(ZEBRERREMTETRE, HARUTHE:

XS A 2w, SHEFESI AREEMNEEEBHEE SInkEEREERIER
& LU RO RS B HR AT BE 4R B 3 [ (flight path and landing survey) il 2, H 4 fEgigs
RIEMAE B ET M RGEEENG Y, BHREEGEERE
HRMREBYERBERIEKS, NMEASHEZRNRT SHEAEE REMEN
ok, DIMTREN TS R AERE AL

ARG IRRHEOREENTNEEGEYENSECNERBIOREES), &
RAEXEEEE

REAEFAHTEE LR S

(DREEGRABRRHEERIRSARERMRTHZE:

BREFRETHRARITHGAETHREQFE L EEN. MEREERR, REESH
S8, PINERABHRIBER, SHMERKS
RARBHEEHEE T RBERITRRAE, AN EE TR EEE105K 15
ERRIFE

(P9) i B A4 4 B b 8 5 B A YRS B AL B R — 4R B AR 36 57 4 B . £ BRE 2 ¥3EER R /K
P

BR BRI KHETEMAE, ENEEREEHEDE - BIMRE TR e
NERERR, BRKEESXRBRELHARIEHHTER = W — 80 R B KR
DG (core area) BT

TEGH RAERARATR T, HIER 5 R & BREE KR &% B E K23 (no significant
impacts), {B&iE20244 £ 6], AARMIBRMSET B RHIIBT/KIRLHE, BT
ZEAMRERKRMEZERT,

EHEMEREEFNRET B, BsEsE

(R)WIES AHEHEEMHEAR HARLTHEA:

IREHMKRHAET HZhRE(HE (Functional Value) EHEH A RIS L R MEER, BAIREAH
st R ThRE R ERT IR A RO IR 15 B

BRANEEESHERELERAENEEBINGE RARN—CENESSTERER
FEREEWMIEERER)ETEBBARMMEER, SIRBREEGRLEEZER
= E A (I R

RAABEREBENENBIEFMBRSNBIEE

(7) SR A 7RI 8 B bl TSR R 0 4 SRR SR IR AR AR A AR T4 0, A — ETH B R4, ME
TREMERMERRBILER BARTRMIBRTEEEBRIERE), TRREEa, U
ABRFRERERBREIMMRBIREL



L L ZREXER TATERREECRIOADSNHEER, FEFEANEELE
B, S AHERESBER A MBS EEEE, SRBAAMBNES, DEIKIEEM
ELMO

REA AR, GHREENRIBERE E A BB KSR R AR, BEEE, HRENA
AR, HEGBRHEZNBTRNERN, SRR R AH EEBRE P o o] D ik
fhiaih. HAUERM, THARFEFERME BEENEMBHENE, EEHEESS, B2
ZEERAEMENEZEES ., hER(EISERR b 2 M)FHNE, FEFTERT(2M)E
TRIEF 75 Y L B9 R T 08 1t 7 524 {e T e i e 4 T EL A L A s 3 e A ) 40 25) B
€y FOBLED EL A g iR i 16 30, MBEBHTEBR,

HYETIZMRIE D RS, BERs FRETEREE ERBRETEE FEEREY
EORTRETHERD MR TEREB, FURFARER LR BB, FYBER

ERAFUAEN ERRFABATRECH SHURERNHERET BRASAARE
T BOIR s S AT GO B RN, ARSI TR BN, 4 BRI HHEEN bR

B g Ll g BT ot s o |

B EERE (B2 T H ki)
R&E

FEBRE

e hE

kBT

ok 1 Hh Bk

& AR1TE

RRAR

RREE
HABAREESEETELE
B 0 2 A RN BRI EA R D (CECA)

2024%4R17H
BlAE

BEBE v@devb.gov.hk
LA EHEMAE nmcoeng@devb.gov.hk

TRIFEIREE michaelfong@cedd.gov.hk
REREE dep@epd.gov.hk




rx

HPEOEHEYXYDEREHAHES E3E
THHCHLEFWIE HEEL CWEH R
Ly AR RS " o LRI L
EAEB G ﬁi%%m@m@mﬁjﬁHEﬁt

B TS XIS Y B
DEUTREB YRR SN
! (ABajelys uonesuaduwod puepiam
)R B Lo B 2

Y EEEESWE LD BB IE

EGEF (ueld uoneloisay
puepe) H#EEF 0¥ —H8002: =X

ETP I (oM9say ainjeN pueliapi
ay Jo} ue|d uawabeuely pue uoneal)

JeyqeH Yeiq) HEER® —H800C: =4
E99% (ued

uswaebeuew pue uoneald 1elqey uonebiiw
PUBPSM) W S BT — 21002 —£ 4

LR
YTHEWFREF R (e
juswabeuely puepap)
EFEES MR
VEHERYT LR EET

Exotgipaat e Py AR o E

YEHEHEIMSE WEE-TL8

B EE W

ERABTHEHEES - bl £ (6

B FEEI LRI

FYU LT LY E EUSENER EMENEEHERETUFELE
MR Fﬁﬁﬁﬁ%wﬁmﬁnﬁ.mﬁﬁmﬁ HEEEYE T ER SR == S OLEEE
= EHLHBE R TF R IER Y
EMEOEEE oGS UBBEES | SEHUSWMEAESENN
M EESTHEHERTIE RS LA B EovHovkd® — £ 06 | ERYTOFTELHEEE
WEREE ST EZH M F e S CHEHLFEWE DREHT HEEHRE
Eﬁ__mﬁmﬁrgﬁ_‘&gmnﬁm\ KmmHH%H._ HREEAH YL EERSHE BWEHEEEaGEUERYRER | HERETHHESELE
WE RuSaREERYEEYX | BEENYWERTIWSIRE S —£¢ | BEWSENEEERESE

e ] 7
EhE ﬁﬁﬁﬁwﬂﬂk@ﬁ ligh %) £ B L 2 &L F . F B T LGRS O AR T

M EE

FiEL E iR

HEHE DI ERM R EE —4H




J1osloag auyy jo seseyd uonelsado pue uoponiisuod ay) Buunp paynuapr spoedu

|eaiBojooa asiaApe aUy) Jo} ajesuadwod

10/puUE SZIWUIW ‘pIoA. 0 sainsealw uonebiyw ajgeanoeld pue sjqissod puswiwoal, pinoys Juawssasse ay) ‘Jeug Apnis V|3 10 | xipuaddy ay) o (x1) Z Uonoas uj

WIgVI3 MI13/1WUH009H02%Y13/800267 | El9/H0dalels/odal/is)siDal/ela L A0D pas Mmm//:SalY 1je 3|qelleny "LO'El 3|dEL g

zzddeguy g- | ZGg-esow-dwoy-010%/Z #Y0z%xIpuaddy/yawnion/L00Z L L0~ els/HodalerspodalyislsiBal/eiapiy Aob pdammmysdiy ;e 3|qejieny "L g S|qeL ,

* SaINSEall Yans Jo 9ouesuajulew pue Juswabeuew juanbasgns ‘Juswalinbal a0.nosal ‘Juswebueue uonejuswaldw ‘uoieso| ‘adA} ‘adoas ay) suysp pue
sainsealw uonebiji papuaLILLIOIal 8y} JO SSAUBAIDRYS PUB AJIqISea) ay) Bjen|eAs, pjnoys JUsLWISSasse ay) ‘jeug ApmsS V|3 o | xipuaddy ayj Jo (X) Z uonoas uj .
 S2INSEaLU ans JO 2oueuajuiew pue juswabeuew juanbasgns yuawalinbal sainosal ‘Juswabuelie uonejusLiasjdwi ‘uoledo| ‘adA} ‘adoos sy} sulep pue
sainseaw uonebiiw pepusLILIooal 8Y) JO SSaUaAIaLe puE AljIgISea) ay) 8)en|eAs, PjNous JUSWSSasSe auy) ‘Jaug Apnis vi3 1o | xipuaddy au) o (X) Z uonoes uj

Whﬁ!iﬁﬂé&
R CBHEY RBHHBAL DB HEN
m._mbm__m _mﬂ__ _&um@__ EH%EMMH,.E

EYRFIREE SE BB
S CREN CHHERGEEED
“EEECER YA UF (i) " BEI L E B

EHBEEE ML B EE
FEgsdtiEs—uZ 285
@oy rEEEEIHHNYEEES
R(EEER HE HEY HHE
HE)EFHE T E MM Y

HEFWHEN HE
THEY THEEE Ny HEYUEHE B
YR ER T HEESm— 20002 = £[4

» GHEEEHMEO0) "
Blce ﬁwkmwmm ETEENT B
HE/ST TEENT — #1002 —£ g

”
BRI GEEH BT
T EHBUMBHEF

WHEHEEHEB(ER 5 &

MEPEESEHBR RS
WECHEYWE BT R EEENRHTE
H%ﬁ %Nﬁﬁﬁ_ b [o CHEEEERY ﬁmﬁﬂ%

Y

S5 9 I CR B
BRI A BT XSE W
HYEREERETY HEER
WSS R W B HERERT T

6G-CT Sl0el HE Ewram - — =4

HUAB4E

O 400 0 ] G B st W 5 B )
8y TEEMEISHERIE

2 HERWT LT

EHHESEHB W TREE
FHZEWE BT RE BB HEE
E %&m%ﬂ. Pﬁwzmmﬁimm%ﬂwnm\

EOVTE (UBld UoneIo)say
PUBIOM) B F2 4 I 3E X — B6102 M E g

E7e ¥ (dwwesboud uonejusws|dw|
) EHERMWSE H—HCI0C EEG

BI%¥
(UB|g JUsWabeuE ] Adeuilald Med aImeN
RS[EADUCT) Bk W % —€102 md£4




Josloid ay} Aq psioaye aq [|im Seale/sa)is 953U} JAYJayM JO JUSLLSSISSE pue ‘sease aalsuas A|[esibojoos pue souepodull UOHEAISSUOD JO Sa)Is umu_cmoomc

jle Buipnjaul ‘Juswuoiaua [eaisAyd auy jo uonduosap, apnjoul PINoYS JUSWSSasSSe ay) Jey) paie)s si 1i'jelg ApniS VI3 4o | xipuaddy ay jo (e) (A1) Z uonass uj
10aloid sy} Aq pajoeduwil aq 0} Ajoyi| seale 1ay)o Aue Se [|am SE SHIOM PajeIdosse pue joafold ay) jo Alepunog ayj woy siajsw 005

ulyym seale apnjoul j|eys EmEmmmmmm 10EdW |B2160j0%8 2llENbE pue |ellsalls] jo asodind By} 1o} BaJe Jusawssasse ay), ‘laug ApnisS VI3 24 JO 201 #'E UoNIaS U] 4
* S9INSEAW YINS JO aouBuSjuIeW pue Juswebeuew jusnbasgns ‘Juswainbas a2inosas Yuswabuele uonegjusws|duwi ‘uoieoo] ‘'ad4) ‘adoos ayj suysp pue

S2INsSEall UoNEB)IW PapUBLLLLINIS] AU JO SSBUSANOaYa PuUe AJjIqiSes) Y} 8jenjeAd, pinoys juawssasse au) ‘jaug Apnis |3 4o | xipuaddy 8y} Jo (x) Z uonoas u|

EHYRESALD wmw FHZTEEEE

R EEIVNENVEIHE SR NHERGEGE HEBrhE B —HEL0C " E¢
FEHIESEENET—EHEHE WEH BB e FmE BB W P T
ﬂﬁﬂmwmw.wwﬁﬁﬂwmmmwuu#ﬁmwﬁm\ B EBSERHONE ZEE Mﬂwmgmﬁﬁﬁﬁw FHZTEEE BIES LM E R LUREY
N ETET EEERNHEHT TS TN 0TI — 50002 —£i¢ | LEEBEEEBAHHV

[ EEHEES BT HIBITEHFES

HEE EHHEERFHAEEE YT L% (syoedut
BEEHE WRHEEEGFHEE R ] [eaifojoos Aiepuodss
"HNZEEHEEL 6 puE J2811pul ‘811Q)
B TEK00S L4 T HENEY TOEEE CH
B HEEREAEEEELDY Y | HEFGHY BERSH(ETE BT FAME L
EEHM¥SEFHTHHYENHTHE | ¥WEBRE=) WEFHEHRY "EN00SLE4 I E ) | REETT ETEKO00SLES T g

mmﬂ.wu

ﬂ%%ﬁ@ﬂﬁ%&ﬁi Jhﬂ._

Ba¥ EEXSHIEETERE
HEHTYEBEAMESERE

WEBUEY BN YEREENE
By BB R EEEER — 50002 — 14

BB Y ERE R
HEHACBEWEHHEE

ERNESHEBTMERE
HEECHERNE BT CiEE BRI RHEE
YT WO T L o R R R B T 42

SHELATEEFY "Hegs "#
BME HEE S WY WE
B "B EE W Ce T R gy | SR
BT SHREHYYE "

BIEF TG W 4 [E Ly AU Dy B Md By (N TR
YE ) G £ B BT m%wkmmwwww ‘B E
BRI EXE WEE—=CIL0T =+




JJoaloid ayy jo saseyd uoinelado pue uononiisuod ay) Bulnp payiuspl sjoedw [e2160]02s asiaApe su) 10} ajesuaduiod
10/pue aziwiuiw ‘pioAe 0} sainsesw uonebiniw ajgesnoeld pue 2|qissod puswiodal, piNoys Juswssasse au ‘Jaug Apnig |3 Jo | xipuaddy ay) Jo (XI) Z Uona8s U]
- saseyd uonelado pue uonaniisuod Buunp spunoib Buipas) 0} seouegqInisIp
10 JO SS0| 0} @np suoJay pue sjalba Buipsalq uo syoedw Joaupul Aue a|qissod se Je) se Ajyuenb pue Amjuapl ‘aw awes ayj je 1220 o) Aj9yl| A|lqeuoseal sjoeloid
12UJ0 woy} SaAnoe syiom Aue osje Buuspisuoo pue ABojopoylaw ajgeyns, asn pjnoys Juawssasse sy} ‘jaug Apnis i3 Jo | xipuaddy ay1 jo (p)(1a) g uoioes uj
.’splig AuoyesBiw pue juapisal jo says Buipaay pue Buipsalg/Bunsoos usamiaq pue salis josfoid sy} Jano
saul| 4B paig :Buimojjos ayy 03 paywi| jou Ing Buipnjoul ‘2ouspodiul UOBAIBSUOD Ylim sieliqey pue sdnoib ayipjim asoy} o} uonuaje [eloads yjim sieliqey snoLeA

10 sasn ayppm Bunsixa ayy aquosap pue 2)eBiisaaul, apnjouUl pINOYS JUaLISSasse auy eyl palels sl ‘1eug Apnig vig Jo | xipuaddy ay) jo (8) (A) z uonoas uj,,

TEFRMERREEE
FEHNEEEHE T —EHIEHE WEH
SHAH H@@Mﬁﬁﬂﬁ@%JLH@%m\

B "WRWHEREMNER
THEBHEY WIBHEHE
F00CE R S ERBIENE "W

SN/ RERE T EONCEE N W B)
BE HEHIYSERE %

(HEXHNTERS) PUzBEY TXG

HEEHW
BEMEL HETERY

o i EC R 8 s/ 0
GBI EHHEBWLUDER SENF
MHS__M__mﬂ. &anmwammwunﬁbmmmaﬁ._

MHERGHFEEE R EHET X (HETHYSENS) Gl —+Hid | EFEEEHECHEXEE
ﬂM@MﬁMﬂﬁﬁ&iE
{—$C102: X4
BB W BT FHE

YOI WEHRNHBTY
VEE EG) (IR 2
FE T TR M R

WL LHECOTRUHNBEFH

BHMET ESWERE=EH

AR T AT BSEE AN
TREE FIG 6 ¢ £ Bl m - 28002 — X4

EEHE S Y
HE#EEH%WEW SR TR Y
B eolL-vE 3 T —F 1002 —+4

A TR
SHESMEUEIETHH

EHEETEHUSS
WHITEXEHEEWHASE N TRIIEHT)
EOHEHEBEET m\mnﬁmmmmim_mmime
PIINZE

Foy B 88 L MECH R 2 T 3 B8 B O B 36/ 37 36 64
FYUHERYT SBHOMEEHZTERY




FHZTEBHRYE E24E




“BLIS)ID 0 SHIWI| pays!|geIse Uiyym 0} soedull [BJUSLULOIAUS 9SI9AP. 3|qIssod auj} [0jL0d
puB 22npal 0} PaJapISLOD aq PINoYs Sainseaul ‘paploae A||n: aq 10uued sjoedul [2lUsWUOIIAUS asiaApe J| ‘1oaloid pasodold au) Jo seouanbasuod [ElUSWUOIIAUS
asieApe jueAaid pue ploAe 0} S| $s8001d V|3 8U} JO WIE 8y} -520uBNbasuoy [JuBLULOIIAUT 8SISAPY JO UOHUSARI pUB uonduwa-ald ‘S8OUBPIOAY :OM] S[didulid o,

$S9201d JUaLUSSasSSY 1oedul| [BjuaWLOIAUT 8y} Jo sa|diduLld JISBg: | "ON SJON S2UEPIND OV|T 4,

LEWEOIETE RN S 2/E Y T (910N 90ueping) ESHHENT * (W HCHIE HOC H 9 €202) S WX @S2 B0 H BB IR E ¢

MHEERGHRREREY ST LG "HE
Mﬁémmﬁﬁm Mw“m%ﬁ:l_m &ﬁgmﬁﬂmﬂwﬁ@@ﬁm\

SHREEHHIEER Y HHRBE YIRS HRETYERT @a
HEYMEARLEIM G REEREEHSEHBESREDEEE

Z

oy, "MEBEEHHEIWIES

T kol GHEE o (A O R B B R R 29 BT EE
AN RN R R BT
ECHEE SEE%%@%M Mﬁaﬂwﬁkﬂﬁ_%m&mﬁ B
B (1 TEim e s et | Sk 91

M° BEBiBFELHERLEN —THLIWER 'E
EYENHESG—FTHLIOFT Y HREWHBYULEL
REFT—ARDREEFE L WS T (SFEHT 25 (§

MW CRLEE R MERTRE 1) &4 %_HSM
BT ESYERWLE KLY RHES B KT 5

T (EPSE L0t 253 0E) L 0 g §H &
K@m@% Mﬂum EW&@HH*@HHhmﬂWHWMmm&_

F 2 il AT
ECRFINTULHNXHE HEENFDE WHYEEEHTE &

ARENYBTYEYE HEREENETY HEHTNEIEEREX -

o K EHE R BV W R

4Ty

EeRRHEE

EEEHENE B THH




HERORIST HRHTHSHELHOLZrHMY
W BEETHTEHY T RESEGEDEEM S84 (P) 0T

HEWIEHEERE HTELHRESEE
QIS R s M MEVE W R e M0 "B E e |5 B
¥ vE W OTHHH B M E mmmnmﬂmmwumm mvwmbmﬂmmwnmﬁ

¥G0L “KCCEE SH B L - T B 8 S RHEIISE T (VAN) T
HEFFICFECE ¥ TEEFFARYBETWLMEIF00EPES
PR URZY HEIR

BT FEHESRYHE BESHIYGRHERHTHITEE
ENHEBEUPEE BEUTHYHEIOG

BEWEEREY YHUETHEERANC T EESHEHEUNEY

—_—

€l

cl

L

HESTHa¥ Mk FLE M S B E (9)

HIERMEHEENL T 6
FHEEBESENE RN ENNRERE D BRI LN E
Uf CEE ¥ | ﬁm%owiﬁﬁlm\ %mﬂﬂmmwnmm._

(38 [o HETE FE R M EL W (1
B HESEIFTHSEEETRE mHm*H%m*m\ﬂwumm H_

k¥ EAC:kCEn

HEREBNESTEY

HELHYESHESHEY S YW R gorRH T 2 E G
By RSN RGY MY Y IR — B heER %
HEoHEEHBESFHEEYS BUBENESER B IED
BESE 72¢ THEEIYEERHEHEEEXSHEERNESS
M LFEYREEGFUYHETSRREY ST UK

TY I B DA | IR L FR TN BT
T TN EIEY S HREBEWEREH TR LHERS
(syoeduwil

|eoiBojooa Auepuodas pue 10alipul ‘10alIp) S 285 T oy T 0¥ EE “F B
OB TR ME Bk BB "B 00S Y4 T frd FH 8 W @0y (E
VENHEBE=() HERUER SN ILE R E BN
BE S FHEENT

ZE YRUTEHSHYER SYREEREERTEETSBEAT
AWM EHYHREEEERERE

BmAHEYEWEE (FEF

B F D) B Y MR UM HU SN RN G EREHEIET =R E
HANBENEE YR WA IR00CH #2 & 2

¥ '#¥g (uoneoo| bulpuel) SEE LI EWE TEH T B0 E AU B A

0l




M 2B E %
HNEHBHSHSENE SEWETN "MAEFRMEEN
HWEY YL EHSYE "R HLETHREERSES
B NEHYSRETEYHEW FYHESREEESE
ﬂwumwﬂ Wﬁm¢%wﬁﬁmr %wﬁ&@ﬁ%ﬂ%%&ﬂﬁ_

B=p %S LT e
BHE RS MM AN YIS T R () 12

(LYE¥0TH EiRY
HEOW  SWLEEN I A HURNETEE (TR EL
NE)¥SOLEFYEHGET LW LWULIRN0LBEHW S HEROK
S HAENREL AT EEXERUBAGRERHENTEE v
HYHEHFHFWULYE R EhERYSET
HLHUSTERFEETTHEEHSHE (TRAHERNF)F0CLE




. Apms Jspun sdnoib exe; jebie) pue sieyqey au} Joj sjeudoidde pue 1snqou AjjeainusIos aq pinoys pasn spoyjaw ABAIng, ez 'Bled
queouubis aq o) Ajey)| aue syoedul ay) yoiym uo sdnoib exe) 1961e) Jo SU0(JB20| U0 PasNI0) 8q PINOYS SHOie ™, [L'Z "Bled
JuBWssassy [e2160j023 Joj Aemng suljeseq [e2160j093: 2 “ON 810N 8ouUBpIND OV ;

Apmis |3 8y} Jo 95in02 3y} Buunp a|ge|leAe UonewIoul 1Saje| pue 1saq ay} uo paseq sjoedwi [20160]09a ajen|eas (IIIN)Z Bled o,

.Bale JUBLUSSASSE 3y} JO AIUIDIA SY} Ul PUB UIYlIM SBSJE dAIISUSS [e0160]098 JaYjo pue souepodull UOHBAIBSUOD JO sa)is pasiubosal aquasaep, (IN)Z eied 4,
.gouepodul

UOIBAISSUOD LM SieNgey pue sdnoib ajipjim @soy) 0} uouaje [eroads yim sleligey snolieA Jo sasn ajipjim Buisixa ay) aquosap pue sjefiisaaul, (N)Z ered g,
BB JUSWUSSOSSE 9L} J0 sIajoeleyo [eoiBojoos ay) Buipsebas uoneuLIojul 8|qe|ieAR aU) JO UOIJD8||00 PUB SASAINS/SBIPNIS JUBAS|SI JO SBUIPUL S} MalAR], 1)z eJed ,,
| xipuaddy jauq Apnis Vi3 g,

e "HHEBUSEEHEEAEH
WHHBHFERTTHRPENUF LT HETE 8C

al MR EEEF R
G B ERHIFE O D hECLEY Qe HLITE L

=l L 1S s 2o

.unn_d\

=1

ool BB E I F EINE

W HRHEWRANF LD SRR HEEE | (WFHCE 97 HETFTHEES
WEESHBYY BEAMNFWENEEREIT RS " GEFEIEEHS

| S OEEEEGTHY | IR EESSNEEE BLRNHTIRERERHENE YT

N EE YR T ISR TR (N o7 | WHEESSESHYWRNNE T T HULTUYTHEN o
HERHEN T HEWTRLE FRENEEIEE
W HERNE G ETEEREE S L Ty | | EESDREY Y S BT Hr0CUTIEE | (S0edw Jueoyubls ou
ST ERME R SETHESE (Ve 17 | ) RAYENTBLENEEEEEERE L HESEUET NS
5542 ° F #6g (Bue 0100) FILE 0 AHGH B TR B T — B = 20 BB g
LB TEEEY | HERERMYESTHLE Ty EHE (B RSN TR

HE W |5 T SRS E RS O 2| BEEBINSEED SESFOFIHIREEEY GE B8 o)

Eas (5

72

[IC=g i g v/}




,SainseaLu yons Jo asueusjuiew pue juswabeuew jusnbasgns ‘Juswalinbal 821n0sal

“uswabuele uonejusws|dw ‘uoneso| ‘adA) ‘adoas ay) sulep pue sainseaw UoNeBW PepUSWLIOda) 8] JO SSaUSAldala pUE AJljigises) ay) 8ien|eas, (X) g Bled o
Joalold ay1 Jo seseyd uonelado pue uonanasuod ay) Buunp paujuspl

sjoedw |22160[009 SSI9APE BU} JO} 3)esuaduwoD Jo/pue IZIWIUILW ‘PIoAR 0} (*0)@ ‘seale Jayng Jo uoisiroid ‘WBisy Buip|ing jo uoiouisal 'spoylaL uoonsuod

10 @BueysuonEsyIpoLL ‘1a8loid ay) Jo uoieinBiyuod pue ubisap aAleulsle se yons) sainseaw uopebiiw sjgesnoeld pue ajqissod puswiwoal, (X) Z Bied ¢,

|y MS”pAIg NS U0 /NISTPIIG T NES"UOD/PIIG NEJ UOI/NEJ UOD /UOIIBAIISUOD/IYO ™01/ NY A0D pojemmm//sdiy

- [FEEH S ML F I E RNV B WM .

WEHBWBENF WY YEHEF Y FRI0FH

HCTRWE S G U S e F 0 TR B
B WL LETOCOCHYUHNBTTHENMET S HEHE=EY v

2 1 48 " . W SEET UMy HEE N RN TRHEWSEETE
D RS B B | munaius (el wewsteuen pusion) BIEHESHES LH o

ﬁaﬁ.m@tmwm&kr ﬁﬂ%&mégﬁmﬁﬁé,_ v 34 3 2E A
i BEHENEFEYEEXY 4 "HHHGE HEBEENEE LD T2

EEGERHEEE YHSE BB HY
TR S MR M X  Z % B T LYY HERE N NS 4 TG RN EFERET I
WHNMZHERTEBEY HEYMNENESYLREGRWHE «mmmmgﬁa_mc%xmm&@tﬂ.ﬁmmanw%&mw LS0TH EFEEEE 02

ERHECT SHITELFSSRFEY FWMULILHIE ERXEREY HEXUNHESEFWETHE
ﬂHEWmﬁ@HMk%ﬂRﬁQﬁ%MWH@HMM g o [o} F) ﬁ@ﬁ?ﬁmvmﬂh‘nmﬁ%H_ﬁﬁn_u__mt.ﬂﬁI%ME_mﬁ HEEE 6L

ST SRR ELEE LY YRS HENERSETD
"EBHMTIER Y CEHES (syonp Buiggep)gicEEDL(SHoONp BUIAIp) 4
ol BW | RS ENTEHIREYH LIS HERTHEAGFK
WEALRE KDUE AZUE BY BH ERLIUET | snsupserewsuyEiey  THRMGNHYSAERY
THT WEEUHD DAMMHRERNE) OHCE 8| woupe we WOV BEHH YRHEYENETH@AENY
‘ . R AZEHN B W DT T
E&ﬁ@wmﬁHﬁgmmeﬂEﬁaM\wmw% e s | NSNECHAMEST YEWBWHLEHETS ELHI (D
L SRR ) (PR LT EyieEy | BHE SRV ZER YRR SR BT YA RAY
B60 B H00G) MRHBBGA L o MY UL T Q_{NE ‘67 | CHEESHAE (enjen [euonound) TEVH)BEIA |COBTEIEN SR R AE A28 /L
HET TEST




M RO A RS T
HE HOEAHHARNERNIANTAEDSTIE o) s

HEST MY EL M S EE42E (1) ve
BIEHIEHEZENML T

BYURESEE EHRNERNESE o BEEER TR LY
Of “BEE¥ (B EHCYETOCH MBI ME EHAS R

MY YEBMIT RS Y

[ 78 Tn S R 08/ 03 " 3T B
LUEE wwm\mmwﬂm.wﬁ__ﬂ__mﬁn &MM@MAEEHQE mmﬁf

FHESHEWNY R &

ERF RIS ELRN B E N FUFSHEEE LT
HEEEMOEEE BB/ L0 Bt TRENF M

EUME TR YN BN FHER HeH A X EB W\ /425 '9¢

B UNRHUB LI ET

TR BAMEN TN EHEY Y EERFEEL TRHEE WU
BAYE I WSETUY WEZ X OEFUM L F2EIE) &% (VNI
VHEWEERHES Y RNER WAHRS NSRRI TW T

HrE T CHEBO F R HEE

BT B AT am — B L& ST




= oad
(&F >

| FaxNo

i

HKBWS

EEERE

e

ey

Dr. CHUI Ho Kwong, Samuel, JP
Director of Environmental Protection

(E-mail: eiaocomment@epd.gov.hk)

By email only

2 March 2024

Dear Dr Chui,

Comments on the Environmental Impact Assessment Report for the proposed

San Tin / Lok Ma _Chau Development Node (EIA-302/2023)

The Hong Kong Bird Watching Society (HKBWS) would like to raise our concerns
regarding the captioned Environmental Impact Assessment Report (EIA). Our concerns
regarding the ecological impacts covers the following topics and the detailed

comments are explained in the following sections.

voRwN e

10.

11,

+852 2377 4387
+852 2314 3687

No avoidance of habitat loss in pond of high ecological value

Refusal to re-apply for EIA Study Brief violate procedural justice
Misidentification of Designated Project (DP)

Project Area and Assessment Area should be extended

Underestimation of habitat ecological value due to the deficiency of 12-month
baseline surveys and the incomplete review of existing available avifauna
datasets

Uncertain qualification for conducting the avifauna baseline survey and
inadequate gatekeeping of EIA report before public inspection
Underestimation of ecological value as “piecemeal approach” and
inappropriate assessment was adopted in the evaluation of pond habitat
Absence of firefly survey and comprehensive monitoring of Eurasian Otter
Significant environmental changes to the egretries and their surroundings
Direct loss in foraging and feeding ground for the egretries was neglected and
the corresponding impacts were underestimated

Disruption of the flight corridor for breeding egrets and herons

# tmal info@hkbws org.hk i WENMEEAHLES2BREBAETC
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12.
13.

14.

15.
16.

17.

18.
19,
20.

21

22,
23.
24.

25.
26.
27
28.
29.

Inadequate protection of the egretry using the Open Space zoning

Failed to identify and assess the impacts on the day roost of Black-crowned
Night Herons in San Tin Pumping Station

Direct impacts on the loss in foraging ground for ardeids’ night roosts were
ignored

Missed more than half of the breeding bird species in fishpond wetlands
Threats to the integrity of Deep Bay wetland ecosystem caused by previous and
ongoing development projects

Further significant fragmentation of Deep Bay wetland ecosystem by the
current project

Absence of light impact assessment

Inadequate Visual Impact Assessment

Only four species selected for the functional value calculation and the
compensation requirement is unacceptable

Inappropriate assumption of the Exclusion Zone (EZ) and Reduced Density Zone
(RDZ)

Over-estimation of the carrying capacity of the compensation wetlands
Unjustified 45% increase in functional value

Absence of habitat management plan of the Sam Po Shue Wetland
Conservation Park (SPSWCP)

Inappropriate implementation timeline of SPSWCP

The proposed 35m eco-interface lacks buffering function

Bird collision risk may not be avoided or mitigated

Wetland Enhancement Measures outside the assessment area of the project
Cumulative ecological impacts and undesirable precedent set in Deep Bay area

Principle of Avoidance

1 No avoidance of habitat loss in pond of high ecological value

1.1 According to Section 4.3 of the Technical Memorandum on Environmental

Impact Assessment Process (TM), the methodologies proposed for
mitigation shall give priority to avoidance of impacts. In Annex 16 of the TM,
the first guiding principle for ecological assessment is that "areas and/or
habitats of ecological importance shall be conserved as far as possible. Any

HEE M E The Hong Kong Bird Watching Society

+852 2377 4387
No +852 2314 3687
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1.2

13

1.4

1.5

project that is likely to result in adverse ecological impacts in areas of
ecological importance shall not normally be permitted unless the impacts
can be minimized and/or compensated.”

In Section 3.3.3 of the Study Brief, the applicant is required to provide
information on the “consideration of the different land use and layout
options, taking into account the principles of avoidance, minimizing and
control of adverse environmental impacts”. The applicant shall also consider
“alternative design, siting and alignment of supporting infrastructures,
construction” in the description of the project. In Appendix | of the Study
Brief, regarding the requirement for Ecological Impact Assessment (EcolA),
the assessment shall “recommend possible and practicable mitigation
measures (such as alternative design and configuration of the Project,
modification/change of construction methods, restriction of building hei_dht,
provision of buffer areas, etc.) to avoid, minimize and/or compensate for the
adverse ecological impacts identified during the construction and operation
phases of the Project”.

However, in Section 10.11.2 Avoidance Measure of the EIA, it only mentions
the avoidance of Mai Po Inner Deep Bay Ramsar Site, the avoidance of
clearance of some plants that are used for Mai Po Lung Village (MPLV)
Egretry, and the avoidance of flight paths obstruction and fragmentation of
wildlife movement corridor.

However, the development footprint for I&T zone largely overlaps with the
wetlands of conservation importance, such as 175 hectares of Important
Bird and Biodiversity Area (IBA)?, 150 hectares of Wetland Conservation
Area (WCA), 97 hectares of Wetland Buffer Area (WBA) and SSSI, which are
ecologically linking to Ramsar Site, are important foraging and feeding
grounds for both migrating birds and breeding birds. No avoidance of the
above was adopted.

Moreover, in order to avoid the impacts on egretries, namely Mai Po Lung
(MPLV) Village Egretry and Mai Po Village (MPV) Egretry, apart from
retaining the trees that used for nesting, the feeding grounds in fishponds

! http://datazone.birdlife.org/site/factsheet/inner-deep-bay-and-shenzhen-river-catchment-area-iba-
hong-kong-(china)

H BT M The Hong Kong Bird Watching Society
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1.6

1.7

and the flight corridor for the birds to commute from their feeding grounds
to the egretries are also the core and essential elements to sustain the
egretries. However, the direct loss in their feeding grounds and the flight

A 5 A i asrzé

corridor were not avoided, while some trees used for nesting would still be

removed. We consider it is inappropriate to claim the proposed measures
as Avoidance Measures for the MPV Egretry and core area of MPLV Egretry.
For the avoidance of flight paths obstruction and fragmentation of wildlife
movement corridor, we doubt that the provision a 70 m wide NBA near the
MPLV Egretry is simply ineffective to minimize, not to mention to avoid the
fragmentation of movement corridor for breeding ardeids.

In addition, there are no alternative development options proposed and
assessed to avoid and minimize the environmental impacts arousing from
the extensive loss in wetland habitats of the development. In Section
10.8.2.22, the applicant clearly stated that “in view of the construction
disturbance impact on the pond habitats and associated wildlife, as well as
the decrease of carrying capacity, mitigation measures such as minimisation
(e.q. phasing of pond filling, minimisation of disturbance), compensation
(wetland compensation), and enhancement measures would be
implemented.” No avoidance of disturbance to pond habitats was adopted
while the applicant quickly jumped to consider minimisation and
compensation for the impacts in the mitigation measures. We consider such
mitigation approach taken in this EIA failed to comply with the TM and the

Study Brief.

Bypass EIA process

2 Refusal to re-apply for EIA Study Brief violate procedural justice

2.1

2.2

No +852 2377 4387
Ne +852 2314 3687

The project area shown in the current EIA report nearly doubled in
development footprint, scale and magnitude, compared with that proposed
in the Project Profile of the San Tin/ Lok Ma Chau Development Node back
in 2021.

However, the government did not submit a new Project Profile to apply for
a new EIA Study Brief according to the new development that would bring
enormous ecological impacts to the Deep Bay wetland system.

& & ¥ B ¥ The Hong Kong Bird Watching Society
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2.3

2.4

This shows an attempt of bypassing the EIA process. As a result, the public
is unable to comment on the new development and the study scope, such
as the areas or species that should be included as ecologically sensitive
receivers based on the new development. This is not only disregarding the
public's right to information, but also violating procedural justice.

In addition, we are concerned the previous EIA étudy brief did not define a
larger study scope and comprehensive research methods for the latest
extensive pond filling and physical changes, leading to the deficiency of the
EIA study to effectively identify, assess, avoid and mitigate the significant
ecological impacts of the San Tin Technopole development.

Misidentification of Designated Projects
Misidentification of Designated Project (DP)

3

3.1

3.2

3.3

According to the Study Brief, the EIA Study shall identify “individual DPs
proposed under the Project that fall under Schedule 2 of the EIAO, in addition
to those mentioned in the Study Brief to ascertain whether the findings of
this EIA study have adequately assessed and addressed the environmental
impacts of those DPs; and where necessary to identify the outstanding issue
that need to be assessed and addressed in any further detailed EIA studies.”
Nearly half of the I&T zone falls within Buffer Zone 2, where any residential
or recreational development, other than New Territories exempted houses
within Deep Bay Buffer Zone 1 or 2 shall be regarded as Schedule 2

designated project under Environmental Impact Assessment Ordinance (Cap.

499).

However, in Section 1.5 of the Introduction, only the recreational
development for proposed Sites 0.1.1, 0.1.2, and 0.1.3 (as open space)
encroach into Deep Bay Buffer Zone 2 was regarded as DP. Meanwhile, the
I&T zone which falls within Buffer Zone 2 and composes of talent
accommodation and hotels, was not being identified as a DP. We consider
that the I&T zone should also be regarded as a DP that require

Environmental Permit, to comply with the Study Brief.

& B M § The Hong Kong Bird Watching Society
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Delineation of Project Area and Assessment Area

Project Area and Assessment Area should be extended

4.1 Given that the Sam Po Shue Wetland Conservation Park (SPSWCP) is
regarded as the compensation measures while developments of
infrastructure and visitor facilities will also be introduced into the SPSWCP,
the SPSWCP should be included in the Project Area while the assessment
area should also be extended outside the SPSWCP.

4.2 Due to the remarkably significant wetland loss due to the proposed San Tin
Technopole development, and the close ecological connectivity to the Mai
Po Inner Deep Bay Ramsar Site, Guangdong Shenzhen Futian Mangrove
Wetlands Ramsar Site and IBA, it is necessary to extend the assessment area
outside the current 500m area from the project site to cover all the above
three sites of conservation importance, so as to assess the potential impacts

on the integrity and carrying capacity of the Deep Bay wetland system as a
whole.

Inadequate ecological baseline survey and underestimation of ecological values

5

BB ME The Hong Kong Bird Watching Society

+852 2377 4387
o +852 2314 3687

Underestimation of habitat ecological value due to the deficiency of 12-month

baseline surveys and the incomplete review of existing available avifauna

datasets

5.1 According to Annex 16 of the Technical Memorandum, in order to “ensure
that the baseline information obtained is accurate, reproducible and can be
easily verified, the methodology used must be clearly stated in the ecological
assessment report. The methods employed must be sound and scientific.”
Moreover, the baseline study shall include the review of existing information
while such information includes both published materials and those made

’

available by government and non-government bodies.

5.2 Mai Po Inner Deep Bay Ramsar Site Waterbird Monitoring Programme
Monthly Waterbird Monitoring was administered and executed by HKBWS
under a subvention from the Agriculture, Fisheries and Conservation
Department (AFCD) from 1997 to 2004, and it has been arranged under
service contracts of the AFCD since April 2004. This programme has
collected over 27 years of waterbird data in the Deep Bay area including the
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project site in San Tin and Mai Po. The dataset includes the bird species and
abundance recorded at each pond every month. The hird and geographical

data are useful to evaluate the ecological value and functions of pond

habitats, and to estimate the capacity of the Deep Bay wetlands for different
waterbird species.

5.3 Though the applicant has made use of the findings of the bird monitoring
programmes to inform the current EIA Study, only 2021-2022 data were
used. And the data only appears in two parts, which are the table

summarizing the flora and fauna species of conservation importance

recorded within the Assessment Area, and the calculation of functional

value for the wetland compensation.

5.4 Inthe Table 10.7 Ecological Evaluation of Pond within the Assessment Area
and Table 10.27 Evaluation of Potential Ecological Impacts to Pond, the
applicant did not use the waterbird Monitoring data collected through

literature review for the evaluation of ecological value of ponds and the
ecological impacts on ponds in the northern portion. As a result, through

the Literature Review, only 4 species of conservation importance were
presented in the evaluation. However, from the 2021-2022 waterbirds
monitoring data, 46 wetland species were recorded within the affected

ponds in Sam Po Shue and San Tin, while 38 are species of conservation

importance, which is equivalent to nearly ten times more than that
presented by the applicant. If reviewing 5-year waterbirds monitoring data,
66 wetland bird species were recorded within these ponds, while 55 are

species of conservation importance. We are highly concerned that there is

a serious underestimation of ecological value of habitats in the northern

portion.
5.5 Besides, referring to the habitat maps that show the locations of Species of

Conservation Importance from Literature Review, there is no record of
species of conservation importance in Sam Po Shue and San Tin. Though the
applicant explained that “the exact locations and habitats for avifauna
recorded were not available from the literature”. However, from our

understanding, the data actually consists of the geographical locations of

every surveyed ponds.
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5.6

According to the survey transects provided by the applicant, it cannot cover
all the ponds in the assessment area especially for the ponds within the
project site. Such inadequacy of the survey dataset was not mentioned in
the report (Figure 1). With such deficiency, using the correct and complete
dataset from literature review is very important to ensure the ecological
value of the habitats (particularly for the pond habitat) would not be
underestimated.

6 Uncertain qualification for conducting the avifauna baseline survey and

HFEB 8B E The Hong Kong Bird Watching Society

+852 2377 4387
No +852 2314 3687

inadequate gatekeeping of EIA report before public inspection

6.1

6.2

First, there are three apparent mistakes in the descriptions of the photos of
the bird species of conservation importance. In Appendix 10.2 of the EcolA,
three bird photos and the corresponding names do not match. The photo of
Wood Sandpiper is written as Marsh Sandpiper. The photo of Long-toed Stint
is labelled as Little Stint. The photo annotated Crested Goshawk, despite the
limited image quality, is believed to be another small raptor species within
the Accipiter family instead of Crested Goshawk. Although we are not sure
whether these errors are due to "typo " or "misidentification of birds", given
that birds are important species and indicators for the conservation of the
Deep Bay wetlands, while the EIA report is a professional and legally binding
document, we are surprised by such mistakes. This may not only leads to

underestimation of the impact of development on the ecological

environment and wildlife, but also affects the credihility of the report,

AR fe aa‘z\:/;

raising doubts about the "seriousness" of the impact assessment of the San

Tin Technopole.
Second, the survey failed to record the common landbird species in fishpond

areas. Based on our observation, landbird species such as Reed Warblers,
Zitting Cisticola, and Siberian Rubythroat are commonly found in fishponds
and open country habitats during migratory seasons. However, the report
does not have the records of these species, which is highly unusual.
Identifying such landbird species requires certain skills, including familiarity
with their calls. If not familiar with their characteristics and behavior, there
is a possibility of overlooking them, leading to underestimation of the
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6.3

ecological value and function of San Tin wetlands.

Deep Bay wetland is the most intact coastal wetland system remaining in
the Greater Bay Area, and it should be treated with great care. We hope the
relevant authorities and the Advisory Council on the Environment (ACE)
would rigorously review the EIA report, ensuring that it provides accurate,
reliable, and comprehensive ecological baseline data, so as to enable a
comprehensive evaluation of potential environmental impacts and to
prevent irreversible damage to the wetland system caused by any
developments.

Underestimation of ecological value as “piecemeal approach” and inappropriate
assessment was adopted in the evaluation of pond habitat

7.1

T2

According to Figure 10.5 of the Ecological Impact Assessment (EcolA), the
contiguous pond habitat in the northern portion was not assessed as a
whole, but was divided into seven sub-zones based on their “condition and
disturbance”. Eventually, the ecological value of ponds in Sam Po Shue Zone
B and San Tin Zone B was assessed as “Moderate to High”, while that of San
Tin Zone C and Sam Po Shue Zone C was regarded as “Moderate”. As stated
in the Town Planning Board Guideline No. 12C, “Different ponds are used
preferentially by birds in different seasons, and it would be difficult to
justify removal of certain individual fish ponds” and stressed that a
precautionary approach is needed to maintain the ecological integrity of the

Deep Bay wetland ecosystem as a whole. Therefore, we consider it is
inappropriate to divide the connecting and contiguous wetlands of the San
Tin area into seven parts for evaluation, as this will underestimate the
ecological value of each zone and pond.

Fragmentation of the pond habitat for assessment and filling the fishponds
for development are also against the basic conservation principle of “the

larger the area, the larger the effective area for conservation”. Given the
importance of maintaining the ecological integrity of the Deep Bay wetland,
all pond habitats should be taken as one complete habitat for the

assessment and should not be fragmented for assessment and
development. Also, edge effect of a conservation area cannot be used to
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7.3

7.4

7.5

7.6

justify a development at its boundary, or else it would set an undesirable

precedent for development encroachment into the conservation area
leading to a loss in conservation area and its conservation effectiveness. The
“precautionary approach” and “no-net-loss in wetland” under Town
Planning Board Guideline No. 12C are conservation principles established
with extensive and sounded scientific studies, and they should be strictly
followed in the current development.

In Section 10.6.2.12, the applicant tried to describe that “Sam Po Shue Zone
B and C were both subject to higher level of disturbance, such as heavy
vehicles operating along the pond bunds within the areas, as well as
adjacent. human activities, brownfield, and traffic along the west of
STEMDC".

However, in Section 10.6.2.69, it states that “Sam Po Shue Zone A and Sam
Po Shue Zone B also had relatively high_diversity of avifauna species of

conservation importance considering the high species richness and area

ratio.” In Section 10.8.1.44, the applicant mentioned that “some ponds (e.g.
San Tin Zone B and Sam Po Shue Zone B with moderate to high ecological
values) experienced less anthropogenic disturbance and form part of the

contiquous ponds in San Tin — Sam Po Shue area which supported relatively

high diversity _and abundance of avifauna species of conservation
importance”. In Table 10.7 Ecological Evaluation of Pond within the
Assessment Area, the fragmentation of pond in San Tin and Sam Po Shue

area in the northern portion is regarded as “Low”.

The above descriptions of Sam Po Shue Zone B contradict with that in
Section 10.6.2.12 (i.e. as quoted in paragraph 5.2 of this letter). Actually, the
ponds in Sam Po Shue Zone A and B are subject to less disturbance due to

the absence of fishpond operation in recent years. As a result, these ponds
provide suitable habitats for various duck species of conservation interest,
support a high diversity and abundance of bird species of conservation
importance, and thus has a high ecological value.

More importantly, these ponds are ecologically connected to each other as
well as the surrounding wetlands. However, a list of species of conservation
importance is presented under each zone. Such presentation is highly
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misleading because it gives an impression that birds recorded in one zone

would only appear in that particular zone. In reality, the bird species

recorded in each zone would also use other pond habitats and their
presence is not confined to a certain pond/zone. Therefore, with such
assessment methodology adopted, the ecological value of the pond habitat
is underestimated in the current report.

7.7 Not only using a list of species of conservation importance under each zone
is misleading, the dataset used to generate this species list is incomplete (as
explained in the previous section 3 of this letter). Take Sam Po Shue Zone B
as an example again, the species list of this zone only has 15 avifauna species
of conservation importance, which is highly unusual. Sam Po Shue Zone B is
highly connected to the adjacent wetlands and is of high ecological value.
According to the waterbird monitoring data that the applicant obtained

from AFCD, 42 wetland-dependent species of conservation importance,

which is almost 3 times of the number presented by the applicant, were

recorded within Sam Po Shue Zone B in just recent 5 years. They include the

globally Vulnerable Common Pochard, globally Near Threatened
Ferruginous Duck, Class Il national protected species Eurasian Spoonbill,
Purple Heron of Regional Concern, Great Crested Grebe of Regional Concern,
Cinnamon Bittern of Local Concern, etc.

7.8 The globally critically endangered species Baer's Pochard was also recorded
at the affected ponds within Sam Po Shue Zone B. This species is listed as
Class | National Protected animal in China. According to the 2019
assessment by the IUCN, the global population of adult Baer's Pochard is
estimated to be only 150-700 individuals, primarily due to the continuous
loss and degradation of wetland habitats in both their breeding and
wintering grounds. In Hong Kong’'s context, Baer's Pochard has almost
disappeared from Hong Kong since 2014, but it was recorded in Sam Po Shue
in January 2023, which is the first and important sighting in the past ten
years.

7.9 We are concerned the applicant has not made full use of the existing
available dataset for assessment, leading to the serious underestimation of

the ecological value of ponds in Sam Po Shue.
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8 Absence of firefly survey and comprehensive monitoring of Eurasian Otter

8.1 The channel subject to tidal influence and pond habitats are potential
breeding grounds for Mai Po Bent-winged Firefly which is endemic to Deep
Bay, however, no independent survey was conducted to identify potential
ecological sensitive receivers of the development.

8.2 According to existing study done by HKU, it is known that ponds at the
northern portion of the project area are also confirmed with the presence
of Eurasian Otter. This area is also regarded as part of the core area of otter
habitat in Hong Kong. However, insufficient efforts are given to identify and
assess the impacts on this species. We doubt that the EIA study has
significantly underestimate the ecological impacts on the local and regional
population of Eurasian Otter.

Significant impacts on egretries
9 Significant environmental changes to the egretries and their surroundings
9.1 In Section 10.8.1.37, it states that “the current nesting substratum would be

largely preserved as far as practicable, except for a narrow strip of Weeping
Fig (Ficus benjamina) located at the north of Castle Peak Road (San Tin
section) and a small patch of vegetation at the east of Shek Wu Wai Road,
which would be subjected to direct loss due to a proposed road upgrading
works". Considering the majority of the current and historical nesting areas
of MPLV Egretry would be retained, the applicant concluded that “the
impact from small area of direct loss of the nesting substratum is anticipated
to low to moderate”. The impacts on egretries are seriously underestimated.

9.2 Breeding egrets/herons are susceptible to environmental changes,
disturbance by human activities, construction noise and vibration, any
deterioration of habitat quality would potentially reduce the breeding
success of the birds. We consider that removal of any current nesting

substratum is unacceptable, as there is no successful case of relocation of
egretry, thus there is no confidence that the breeding birds will use the new

nest substratum provided and it may lead to overcrowding of nests in the
current substratum.

EBUWME The Hong Kong Bird Watching Society

omeny 12
2 PECE ™ N
+852 2377 4387 R info@hkbws org hk WENRBEMELMSI28 R E X 7C ( Biravi L [UCN | Mo
irdLife | ’
Yo +852 2314 3687 iehute  www.hkbws.org hk j 7C. V Ga Building, 532 Castle Peak Road RadX: ! t .,*
Lar Chi Kok, Kowloon, Hong Kong W

EAAFP



9:3

8 y
HES ARBAE BRER

More importantly, even with the proposed seasonal control of construction
activities near the egretries during breeding season, due to the permanent
loss in foraging grounds, the longer distance to the feeding sites, and the
loss of flight corridor due to the construction of medium to high density

buildings in the current project, the egrets/herons may eventually

abandoned the site in the worst-case scenario, leading to adverse impacts
on the viability of the ardeids’ population.

10 Direct loss in foraging and feeding ground for the egretries was neglected and
the corresponding impacts were underestimated

10.1

10.2

10.3

Mai Po Lung Village (MPLV) egretry and Mai Po Village (MPV) egretry, which
together support nearly 200 nests of breeding ardeids and is equivalent to
almost 46% of the total breeding population of ardeids in Deep Bay, falls
within or at the boundary the project area. These two egretries are also the
second and third largest egretries in Deep Bay area and both have a history
of over 20 years.

According to the data in 2022, the recorded number of nests of Chinese
Pond Heron accounts for over one-third of the total number in Hong Kong,
while the nest number of little egret accounts for one-fourth of the whole
breeding population. They are of high ecological importance and any

potential negative direct and indirect impacts on their nesting sites, feeding
and foraging ground, and also flight corridor should be avoided as far as
possible.

It is noted that the applicant has conducted flight path surveys for the
breeding ardeids. In Section 10.3.2.8 of the EcolA, the flight path surveys for
the breeding ardeids were undertaken at the vantage points (VP1A, VP1B,
VP2A and VP2B). It also states that “high-power binoculars were also used
at a further vantage point (VP3B) to supplement on the potential landing
location of ardeids from the egretry. Where the ardeids fly out of sight prior
to landing, the location at which they are lost from sight was recorded.” The
records of landing locations could help inform the feeding ground of the
breeding ardeids, so as to properly assess the ecological value of the ponds
and the adverse impacts on the essential feeding grounds for the breeding
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10.4

10.5

birds. However, referring to Figure 10.6A, the map only shows the indicative
directions of flight paths of the MPLV and MPV Egretry, while the exact
locations of landing points were not presented (Figure 2).

As displayed in Figure 10.6A and Appendix 10.5 of the report, over 95% of
the flight paths of the MPLV were in north to northwest directions (e.g.
Flight Paths 1 to 5) to the ponds at San Tin and Sam Po Shue, and 99% of
these flight paths have a flight height of 20m or below. Also, previous study
shown most breeding ardeids flew less than 2km from their nests, and that
the project site and assessment area of the current development is well
within 2km from both egretries (i.e. MPLV and MPV). Therefore with the
vantage points next to the egretry (i.e. VP2A), in the fishpond area (i.e. VP2B)
and at a higher observation point at the Lok Ma Chau station (i.e. VP3B) as
explained in the methodology session, we consider the landing points (at
least for MPLV) can be observed unless the methodology was not properly
followed or implemented. Therefore, it is unclear how the conclusion of
“the majority of the ardeids were observed to fly over a long distance,
landing at areas outside the observable distance” can be drawn in session
10.6.2.62. The landing location indicates the foraging ground of the breeding
birds and is related to the breeding success and viability of the breeding
population, we consider that the EIA report must provide the landing data
to properly assess the corresponding ecological value and adverse impacts.
Nearly 90 hectares of ponds in San Tin and Sam Po Shue, where are going to
be reclaimed for the I&T development, are actually providing an essential
foraging ground for the breeding ardeids. Taking Chinese Pond Heron as an
example, according to the data in 2022, the number of nests of Chinese Pond
Heron at MPLV accounts for one-third of the total number in Hong Kong and
is the largest breeding population of this species in Hong Kong, while the
EIA report stated that “only a small portion of the ardeids were observed to
land within the Assessment Area (mostly Chinese Pond Herons)". From our
previous observation, about 50% of Chinese Pond Herons at MPLV would
land at the proposed filled fishponds. It is anticipated that the permanent

loss in fishponds will cause devastating impact on the breeding ardeids,

particularly the Chinese Pond Heron population.
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10.6 Although it is stated that the loss in ponds will be compensated by the

10.7

establishment of the Sam Po Shue Wetland Conservation Park (SPSWCP),
during the calculation of compensation requirement, only four larger
wetland avifauna species (i.e. Black-faced Spoonbill, Great Cormorant, Great
Egret, Grey Heron) have been used as indicators to reflect the functional
value of the ponds to be lost. The calculation does not take Little Egret and
Chinese Pond Heron into account, which will undervalue the functions of

the ponds in providing feeding ground to support the two large nesting
colonies.

We doubt that the proposed compensation requirement is far from enough
to compensate for the irreversible and significant loss in important
breeding and foraging grounds for Little Egret and Chinese Pond Heron.

11 Disruption of the flight corridor for breeding egrets and herons

11.1

The applicant quoted a recent study which suggested that "ardeids were
observed to fly over obstructing bridge structure when returning to the night
roost (Stanton and Klick, 2018), suggesting adaptability in their behaviour,
where minor behavioural change might be observed, but their existing usage
would be continued.” We consider that this reference (i.e. Stanton and Klick,

2018) is simply irrelevant as the main objective of the paper is to study the

level of vehicular traffic on the flight behaviour of roosting Little Egrets. The
observation of Little Egrets flying over an existing bridge to go back to their
roosting site, does not imply that the construction and operation of a bridge
have no/little impact on the flight path of ardeids. Also, unlike a bridge

crossing the channel, the current proposed development consists of
buildings with over 100-119mPD, the current magnitude of development is
much greater than the bridge mentioned in the recent study. Moreover,
unlike roosting birds, breeding birds need to travel more frequently in search
of food for the chicks. The dramatic increase in the travelling distance due

to the avoidance of high-rises would pgreatly increase the energy
expenditures of the breeding ardeids, which could result in failure in nesting
and even abandonment of the egretry.
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11.2 Based on the data provided from the applicant, approximately 99.4% of
breeding ardeids in MPLV Egretry, and over 26% of ardeids from MPV Egretry
flew across the development area for feeding and foraging. Therefore, the
project would have significant impact on the flight paths of both egretries.

11.3 In the revised EcolA of the Yau Mei San Tsuen development (planning
application A/YL-MP/247), it stated “Chinese Pond Heron was the only
species which was not regularly observed using Flight Line 1 (i.e. over

Fairview Park), suggesting that this species may be deterred by the presence
of the buildings”. As MPLV has the largest breeding population of Chinese
Pond Heron in Hong Kong and that over 95% of the flight paths from MPLV
were in north to northwest directions to the ponds at San Tin and Sam Po

Shue, we consider that the impact of the project on the breeding herons

are greatly underestimated.

12 Inadequate protection of the egretry using the Open Space zoning
An “Open Space” is proposed to preserve the MPLV Egretry and the nearby area
on its southwest. Although it is stated that “any recreation facilities / uses that
would attract human activities in proximity of the egretry would be avoided during
the detailed design stage of the Open Space”, we doubt that such promise could
not be turned into reality because the intention of “Open Space”, in accordance
to the Schedule Notes under the Town Planning Ordinance, 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”.
The zoning is not for conservation. Under the “Open Space” zaning, no planning

permission is required for uses which could result in intensive human disturbance,

such as Playground, Barbecue Spot, Visitor Centre. We consider the EIA study has

neglected the potential ecological impacts during the operational phase of the
Open Space, and thus a more stringent conservation zoning should be provided to

effectively protect the egretry.
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Significant impacts on roosting sites of ardeids

13

14

Failed to identify and assess the impacts on the day roost of Black-crowned Night
Herons in San Tin Pumping Station

The trees around the flood storage pond next to the San Tin fishponds is a day
roosting site for Black-crowned Night Herons. Last year, we observed over 54 Night
Herons flying from this roost to the fishponds in search of food before sunset.
However, the report fails to mention this roosting site. This overlooked roosting
site appears to have a larger number and scale of heron usage than the other
roosts that identified by the applicant. We are concerned the EIA has significantly
underestimated the adverse impact of the development on the heron population.

Direct impacts on the loss in foraging ground for ardeids’ night roosts were
ignored

Similar to the problems of flight path survey conducted for the egretries, the
survey and assessment for the night roost has not identify the landing location of
the roosting birds, and thus the direct impacts of the loss in foraging ground for
them have not been assessed.

Significant impacts on breeding birds

15

Missed more than half of the breeding bird species in fishpond wetlands

15.1 The fishpond wetlands are important breeding grounds for many waterbirds.

For example, breeding records of White-breasted Waterhen and other

species of conservation importance like Little Ringed Plover and Little Grebe

have been recorded in the proposed pond filling areas. However, the EIA

report only recorded the breeding behaviour of two bird species (i.e. Little
Ringed Plover and White-shouldered Starling) in the fishpond areas. In other
words, the report has overlooked at least half of the known breeding bird

species in the fishpond areas.

15.2 In addition, the report has also failed to find out the potential breeding

grounds for various landbirds and bitterns in the inactive fishponds and

reedbeds. As breeding is a crucial part of the bird life cycle, any disturbance
to them would directly threaten the survival of their entire populations.
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Significant loss in wetland connectivity and integrity of Deep Bay wetland ecosystem
16 Threats to the integrity of Deep Bay wetland ecosystem caused by previous and
ongoing development projects

16.1

16.2

16.3

Extensive fishponds were filled for the Lok Ma Chau Boundary Control Point
(LMCBCP) back in the 1980s, then there was the viaduct for the Lok Ma Chau
Spur Line and Lok Ma Chau Station in early 2000s. However, as most of the
development were at-grade/low-rise and the surrounding wetlands are still
conserved, the ecological connectivity between fishpond wetlands in San
Tin and Hoo Hok Wai/Ma Tso Lung still managed to maintain. As stated in
the Town Planning Board Guideline No. 12C, “The Ecological Field Survey of
Hoo Hok Wai completed in June 2013 has further confirmed that the fish
ponds and freshwater marshes occupying majority of the Hoo Hok Wai area
have high ecological value due to their importance to waterbirds, including
ardeids _and spoonbills and other wetland-dependent species, including
Eurasian Otter, and their strong ecological linkages with other wetlands
within the Deep Bay Area, including the Mai Po Inner Deep Bay Ramsar Site.”
The Lok Ma Chau Loop development was confirmed in late 2010s, and has a
maximum height of building up to about 54mPD with a population of 50,000
to 53,000. Such high-rise development and loss in wetland area would
fragment the Deep Bay wetland system. The WCA and the LMC Loop were
about 800 metres to 1.5 kilometres wide. However, after the LMC Loop
development and even with the “Ecological Area” which was created for
compensating the habitat loss caused by the development, there are only
about 300 - 500 metres left which is about a 60% reduction of the width of
the original movement corridor. As the high-rise buildings are not yet built

at the moment, it is still uncertain if the proposed compensation measure
(i.e. Ecological Area and stepped height building profile) can effectively
mitigate and compensate the adverse ecological impacts of the Lok Ma Chau
Loop development.

With the above wetland loss by previous developments and uncertainties in
the effectiveness of mitigation/compensation measure, we consider that
the wetland connectivity around the San Tin/Lok Ma Chau Loop area is still

under great threat. If the mitigation and compensation measures of the Lok
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Ma Chau Loop failed, the development may have detrimental impacts on

the_movement of hirds within the Deep Bay wetland ecosystem, thus
leading to the loss of foraging habitat for birds in the fishponds and
wetlands of Hoo Hok Wai/Ma Tso Lung.

17 Further significant fragmentation of Deep Bay wetland ecosystem by the current
project

17.1 The project area that currently overlaps with Ha Wan Tsuen and the LMCBCP
is the crucial and only movement corridor left to access the Hoo Hok Wai
and Ma Tso Lung fishpond wetlands. Any developments involve construction
of buildings or viaduct structures, no matter it is called as low, medium or
high density, will disrupt the only movement corridor for connecting the
wetlands between the Ramsar Site, San Tin, Ma Tso Lung and Long Valley,
leading to irreversible fragmentation of the avifauna movement and
reduction in carrying capacity of the Deep Bay wetlands due to the potential
isolation of the habitats in Ma Tso Lung and Long Valley.

17.2 In response to this significant impact, no independent and comprehensive
flight path survey was conducted. According to the flight path survey for the
two night roosts near a 300m wide flight corridor has been proposed in the
EIA report. However, this 300m corridor is not justified while the remaining

movement corridor of the Lok Ma Chau Loop development is not yet

proven as a success.

17.3 The eastern half of the corridor “comprises a proposed low-rise AFCD
Fisheries Research Centre (< 15mPD)", while the western half is an “NBA that
no aboveground building structures will be erected”. New elevated and at-
grade roads will also be constructed across the proposed 300m flight
corridor. According to Figure 10.6C and Figure 10.6D, the recorded flight
paths were distributed all over the wetland areas. A 300m wide flight
corridor is considered to be insufficient to avoid or minimize the
fragmentation of movement corridor for avifauna. Instead, it is reasonable

to provide a 1,200m wide Non-building Area (i.e. the distance measured
from the fishponds next to Shenzhen River at Ha Wan Tsuen, to the
fishponds near Ha Wan Fisherman San Tsuen and Pun Uk Tsuen) to
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preserve the remaining and the only movement corridor to access the
fishpond wetlands in Hoo Hok Wai/ Ma Tso Lung (Figure 3).

17.4 Moreover, according to Appendix 14.2 which presents the building height
concept of the development, the buildings within 100m from the proposed
flight corridor is up to 20-60mP[5 high, while the buildings within 100-200m
from the corridor will be up to 150-179mPD high. The introduction of high-
rises to this remaining and only movement corridor left will lead to direct

disruption of bird movement within the Deep Bay wetland ecosystem.
Referring to the flight path survey conducted by the applicant, among 2,202
numbers of usage of the flight path corridor around the LMCBCP, over 96%
of them were recorded with a flight height within 0-30m. This again reveals

that all buildings above ground will cause direct obstruction of the flight

paths, leading to fragmentation of habitats and undermining the integrity
of wetland ecosystem in Deep Bay. A 1,200m wide movement corridor
composes of Non-building Area should be provided. Buildings within 500m
to the corridor should also be restricted by stringent height/density control
(i.e. 3-storey or low-density).

Inadequate impact assessment
18 Absence of light impact assessment
18.1 The study on the Ecological Value of Fishponds in the Deep Bay Area
published by the Planning Department suggests that “the most significant

factors contributing to higher bird usage were larger area of ponds and

increasing distance to human disturbance”. Given the close distance to the
ecological sensitive birds and habitats within Ramsar Site and IBA, we are
highly concerned the 15mPD-149mPD high buildings located within 500m
from the sensitive wetlands would become well-lit facades (created hy
lightings from each building blocks and lighting for roads) during night time,
and would be highly visible over a large area, resulting in adverse impacts
on the habitat quality and wildlife in the Ramsar Site and IBA.
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18.2 According to the Light Pollution Guidelines for Wildlife under the

18.3

Convention on Migratory Species?, “where there is important habitat for
migratory shorebirds within 20 km of a project, consideration should be
given as to whether that light is likely to have an effect on those birds.” This
20 km buffer is based on “a precautionary approach that sky glow can cause
a change in behaviour in other species up to 15 km away”. Moreover,
artificial light can in fact “disorient flying birds, affect stopover selection, and
cause their death through collision with infrastructure. Birds may starve as

a result of disruption to foraging, hampering their ability to prepare for
breeding or migration™?.

In the evaluation of potential ecological impacts to pond, the overall impact
significance of the permanent and irreversible disturbance including glare
from artificial lightings during the operation phase is “Low to Moderate”. We
consider it is not justified as there is an absence of light impacts assessment

on the ecological sensitive receivers in the Ramsar site and IBA.

19 Inadequate Visual Impact Assessment

19:1

19.2

The applicant failed to identify the residents and fish farmers in Lin Barn
Tsuen, Hop Sing Wai, Mai Po Lo Wai and Sam Po Shue as Visually Sensitive
Receivers (VSRs). In addition, the project area is very close to the well-known
bird watching hotspot within the Inner Deep Bay Ramsar Site and Important
Bird and Biodiversity Area, the local, regional and foreign birders visiting
these fishpond wetlands should also be regarded as VSRs and assessed.
According to Figure 14.9b, no viewpoints are provided to represent the
abovementioned VSRs.

Future users of SPSWCP were identified as one of the VSRs, however, the
visual impacts assessment on them was not properly conducted. In Figure
14.9b, the only viewpoint selected for the future visitors (i.e. VP8) is located
at Lok Ma Chau MTR Station, which is outside the proposed SPSWCP (Figure

4). It is irrelevant and inappropriate. We consider several Viewpoints within

? https://www.cms.int/en/document/light-pollution-guidelines-wildlife-0

¥ https://www.cms.int/en/document/light-pollution-guidelines-wildlife-0
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the proposed SPSWCP with various distances from the project area should
be selected for assessment. The corresponding photomontages to

demonstrate the visual impacts on the future SPSWCP should also be

provided.

Wetland compensation not well-justified

20 Only four species selected for the functional value calculation and the

compensation requirement is unacceptable

20.1 The existing “functional value” of the affected ponds are used for the

formulation of the wetland compensation requirement. The applicant rely
only on the peak counts of 2021-22 dry-season survey data from AFCD
Monthly Waterbird Survey as well as their EIA ecological survey data. Four
large wetland avifauna species (Black-faced Spoonbill, Great Cormorant,
Great Egret, Grey Heron) have been chosen as indicators for the estimation
of “functional value” and calculation for compensation requirement. It is
stated that the baseline densities and abundance for the indicator species
were estimated across areas that could potentially be used for enhancement
within the proposed SPS WCP. We consider such calculation is inaccurate
and inappropriate in the following ways.

20.2 First, it is explained that one of the two reasons for choosing these four bird

species (Black-faced Spoonbill, Great Cormorant, Great Egret, Grey Heron)
is the relatively higher sensitivity to disturbance. However, according to a
study of human disturbance, the flight initiation distances of other non-
nesting bird species of the different family or order like species of
Anseriformes (i.e. include goose and ducks) and Falconiformes (i.e. include
falcons, eagles, ospreys) can be greater than that of Pelecaniformes birds,
which include Black-faced Spoonbills and ardeids®. As there are still other
species that are proven more sensitive to human disturbance than Black-
faced Spoonbills and ardeids, we consider the reasoning of picking most

species belong to the Pelecaniformes based on the level of sensitivity to
disturbance is not scientifically sound, and it is unacceptable to leave these

* Livezey, K.B.; Fernandez-Juricic, E.; Blumstein, D.T. Database of bird flight initiation distances to assist
in estimating effects fromhuman disturbance and delineating buffer areas. J. Fish Wildl. Manag. 2016.
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20.3

20.4

20.5

20.6

20.7

groups of birds out. If the vulnerability to disturbance is the reason for
species selection, duck species, raptor species and breeding bird species
that have been recorded within the project area should also be included in

the calculation of the functional value and compensation requirement.

In terms of ducks, we consider the globally vulnerable Common Pochard,
near-threatened Ferruginous Duck, critically endangered Baer's Pochard,
Tufted Duck of Local Concern, Eurasian Teal and Northern Shoveler of
Regional Concern should also be regarded as indicator species for the
estimation of the functional value and compensation requirement.
According to the available waterbird monitoring data, the inactive fishponds
at Sam Po Shue Zone A and B have been recorded with the scarce and
globally vulnerable Common Pochard, as well as the rare and globally near-
threatened Ferruginous Duck, for five consecutive years.

In Hong Kong’s context, globally critically endangered species Baer's
Pochard has almost disappeared from Hong Kong since 2014, but it was
recorded in Sam Po Shue in January 2023, which is the first and important
sighting in the past ten years. Tufted ducks are regularly recorded within the
project area with significant abundance. All the above duck species should
be included in the estimation.

Other than ducks, given the the raptors regularly appear in San Tin and Sam
Po Shue, such as Eastern Imperial Eagle, Eastern Marsh Harrier, Pied Harrier,
Greater Spotted Eagle and Black-winged Kite, are known to exhibit marked

avoidance of man-made structures and are highly susceptible to
disturbance and developed area, they should all be included in the
calculation.

The nesting waterbirds are inherently vulnerable to loss and disturbance,
species like Little Ringed Plover of Local Concern, Little Grebe of Local
Concern and White-breasted Waterhen, that are commonly found breeding
in the pond habitats, should also be included as indicator species.

Second, the applicant explained that four selected species are considered as
key species using the pond habitats. However, it is unclear why Little Egret
and Chinese Pond Heron, as the two important nesting species reply heavily

on the ponds for feeding chicks, are not included in the calculation.
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20.8 Besides, all four bird species are piscivores that primarily feed on fish. Bird
species that belong to other feeding guilds including omnivorous,
carnivorous, insectivorous and herbivorous are not taken into account.

20.9 According to the bird records of HKBWS, the proposed pond filling area has
arich biodiversity, with a total of 205 bird species recorded, accounting for

one-third of the total bird species in Hong Kong. Apart from the large-sized
waterhirds that mostly feed on fish, shorebirds that feed on infaunal and
epifaunal invertebrates are also the key species in fishponds. They include

the tactile-surface foraging birds like the globally near-threatened species
Red-necked Stint, Temminck's Stint of Local Concern, the visual-surface
foraging birds like the globally vulnerable species Sharp-tailed Sandpiper,
Little Ringed Plover of Local Concern, the water-surface foraging birds like
Black-winged Stilt of Regional Concern. Some species also prefer foraging at
the edge of the ponds.

20.10The landbirds that feed on insects or seeds like the critically endangered
species Yellow-breasted Bunting, the globally vulnerable Manchurian Reed
Warbler and Zitting Cisticola of Local Concern, are also key species that can
be found in the emergent vegetation in inactive fishponds within the project
area.

20.11We consider the current selection for the indicator species has highly
simplified the species diversity and the diversity of micro-habitats of the
ponds in northern portion. It will dramatically underestimate the functional

value of the affected ponds and overestimate the capability of the
enhancement measures within the smaller SPSWCP to compensate for the
loss in_ecological functions. Hence, we consider the corresponding

estimation of the compensation requirement based on such a problematic
selection of indicator species is not acceptable.

21 Inappropriate assumption of the Exclusion Zone (EZ) and Reduced Density Zone
(RDZ)

21.1 In determining the disturbance impacts of the development, the applicant

stated that similar approaches in assessing disturbance impacts in the

previous EIA reports were adopted in the current EIA study. It is thus
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assuming that a definite EZ and RDZ around the disturbance source will be
created for potentially affected species. The 0-100m EZ, 0-200m EZ, 100-
200m RDZ and 200-400m RDZ are anticipated during Construction Phase,
while a 0-50m EZ, 0-100m EZ, 50-100m RDZ and 100-200 RDZ are anticipated
during operation phase.

21.2 We are concerned it is inadequate to directly apply the “Assumed Extent of
Disturbance Impacts” suggested in the previous EIA of Fung Lok Wai and Lok
Ma Chau Spur Line to the current study. In the EIA study for Fung Lok Wai
development, when determining the disturbance distance, only the species
that regularly occurring in Fung Lok Wai were analyzed. Therefore, the
disturbance distance calculated is very site-specific, thus cannot be directly
used in other places in the Deep Bay area.

29.1 Take ducks as an example, only Common Teal and Eurasian Wigeon which
are both dabbling ducks was used for the analysis of disturbance. However,
in the current project site and assessment area, more diving duck species,

such as Tufted Duck, Common Pochard and Ferruginous Duck, were
recorded. Yet, these diving duck species were not included in the analysis of
susceptibility to disturbance. Hence, there is a data gap between the Fung
Lok Wai case and the current project.

29.2 As such, we are concerned the current EIA study failed to properly and
accurately analyze the predicted disturbance distance for the species of
conservation importance that regularly recorded in San Tin affected ponds.

22 Over-estimation of the carrying capacity of the compensation wetlands
22.1 It is stated that "the Government will develop the Sam Po Shue Wetland
Conservation Park (SPSWCP) with a proposed area of approximately 338 ha
to create environmental capacity for the development of San Tin Technopole.
Among the 338 ha, while 10 ha is reserved for supporting facilities such as
visitor center and other basic infrastructure, the Government will enhance
the ecological function and capacity of 288 ha of wetlands and fisheries
resources of 40 ha of fishponds by establishing the SPS WCP with active
conservation management and modernised aquaculture to compensate for
the loss of pond and other wetland habitats and fisheries resources arising
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22.2

22.3

22.4

from the development of San Tin Technopole and to achieve no-netloss in
ecological function and capacity of the wetlands concerned."

Obviously, developing 10ha for visitor center facilities and infrastructure
within the fishpond area, while reserving 40 ha of fishponds for modernised
aquaculture and active conservation management, will inevitably lead to
direct habitat loss, fragmentation of habitats, direct disruption of the

corridor for_terrestrial animals, undermining the carrying capacity of the

SPSWCP. However, no details of the location and scale of the visitor center
facilities and infrastructure are given in the current EIA report. There are no
proper ecological value and impact assessments for the development of
the SPSWCP.

In addition, as there will be modernized aquaculture development within 40

ha of the SPSWCP, no further details on the construction and operation of
the so-called modernized aquaculture practice are given in the EIA report.
In other words, it is unknown whether the incorporation of modernized
aquaculture into the compensation wetlands would result in primary
adverse ecological impacts and compromising the ecological function of the
SPSWCP.

If we refer to the presentation document released in December 2023 during
the pliblic engagement exercise for the Strategic Feasibility Study on the
Development of Wetland Conservation Parks System under the Northern

Metropolis Development Strategy. It highlights the in-pond raceway system
and the use of renewable energy, which would probably occupy an extensive
area of suitable foraging and roosting habitats for wildlife, including the
water body and the pond bunds. Apart from these two ideas,
representatives of both EPD and AFCD have been repeatedly promoted the
practice of “container aquaculture system” over the past year. According to
the blueprint for the sustainable development of agriculture and fisheries

announced on 14 December 2023, high-pursue density, high-tech and high-
yield culture operations (such as-container culture systems) will be pursued

at suitable locations and modernized culture techniques and management
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22.7

will be implemented in the proposed SPSWCP®. The graphic in the document
shows the container being constructed on the pond bund.

Under such context, we consider the applicant must provide detailed impact
assessment for the establishment of the SPSWCP. However, when the
applicant assessed the secondary impact of wetland compensation due to
the habitat modification for the introduction of the enhanced wetlands (i.e.
ecologically enhanced fishponds and enhanced freshwater wetland habitats)
in the SPSWCP in Section 10.8.5, it is stated that the establishment of these
habitats “is anticipated to increase the ecological function and capacity of
the existing pond habitat. As such, the ecological enhancement would
compensate for the loss of wetland habitat arising from the development of
San Tin Technopole and achieve no-net-loss in ecological function and
capacity of the wetlands concerned. No_significant secondary impact is

anticipated from the implementation of wetland compensation within the
SPS WCP.”

‘We would like to emphasize that the establishment of SPSWCP will

inevitably involve earthworks such as land re-profiling, temporary loss in

micro-habitats and changes in habitat compaosition, resulting in both direct,

indirect, permanent and temporary impacts on the wildlife. Furthermore, as

discussed above, the construction and operation of the visitor facilities,
infrastructures and modernized aquaculture development in 50ha of the
compensation wetlands, would cause direct habitat loss, fragmentation of
habitats, direct disruption of the corridor for terrestrial animals and avifauna
species, off-site impacts including the disturbance associated with further
light, noise, human disturbance, etc. A significant reduction in carrying
capacity of the SPSWCP is also anticipated.

Therefore, we consider the conclusion of positive gain in “Estimated Overall

Functional Value across Impacted Area and Potential Enhancement Area” as
stated in Table 10.43 is unjustified.

* https://www.afcd.gov.hk/english/Blueprint/files/AFBlueprint_Eng.pdf
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Unjustified 45% increase in functional value

According to Section 10.11, the applicant anticipated that there could be 45%
increase in functional value after the implementation of the six enhancement
measures proposed under the current wetland compensation strategy. Such
assumption was made based on the previous approved EIA reports for the
proposed development at Fung Lok Wai in 2008. This development proposal
involves around 4 hectares of permanent habitat loss for the construction of 19
blocks of residential buildings, ranging from 15 to 19-storey high, and about 76
hectares of wetland nature reserve. We consider the scale of developments and
the magnitude of the ecological impacts of the two developments vary a lot. In

addition, the secondary impacts of the establishment of SPSWCP have not yet
been assessed. Moreover, the proposed mitigation and compensation measures
of the Fung Lok Wai development was not implemented, thus its effectiveness is

still unknown. Therefore, it is inappropriate to directly apply the 45% increase to
the current development.

Absence of habitat management plan of the SPSWCP

24.1 Given the significant loss in pond habitat in the current project, the
establishment of the SPSWCP is a key compensation measure for such loss.
However, the current study only provides a general “wetland compensation
strategy” to achieve the compensation requirement. The applicant failed to

submit a wetland/habitat management plan, or a Habitat Creation and

Management Plan (HCMP) in the EIA study. Even a Preliminary Management
Plan for the Long Valley Nature Park was submitted in the EIA of the North
East New Territories New Development Areas Planning and Engineering
Study. Without such management planin place, the current EIA study should
be considered as incomplete and should not be made published by the
authority for public inspection.

24.2 Moreover, without a management plan, it is unclear if the SPSWCP is

feasible and can effectively compensate for the detrimental impacts of the

current project. Even though various management measures were

suggested in the EIA report, yetit is uncertain if all measures will be adopted
in the future SPSWCP. Without a clear management plan, it is not possible

HHB WM E The Hong Kong Bird Watching Society . 28
F ols
+852 2377 4387 info@hkbws org hk BOELRBE ML ES320 M A T7C ( Bnd" “&
iralife
+852 2314 3687 '+ wwwhkbws org hk 7C.V Ga Building, 532 Castle Peak Road drsc) ‘ ,ﬁd'
Lai Chi Kok, Kowloon, Hong Kong R g

EAAFP

AR R0 Eé.’%ééﬁ



- QHKBWS
ﬁ‘ﬁiﬁ&ﬁ%@

25

&5 B BB & The Hong Kong Bird Watching Society

+852 2377 4387
+852 2314 3687

to estimate the budget required for the establishment and operation of the
SPSWCP. All of the above raises concerns about the commitment and
effectiveness of the proposed SPSWCP compensation measure of this

project.
24.3 We consider that the SPSWCP as a compensation measure of this project

should include the following items to ensure its effectiveness and long-term

viability:
i Provide a habitat management plan and specification of resources

requirement for its implementation.

ii. Draft a long-term foundation management system with
management guidelines.

iii. Secure the financial arrangements to establish the SPSWCP and
sustain its management.

iv. Specify the management agents and their responsibility.

V. Develop a transition plan for the land resumption period to

minimize the ecological impact caused.
24.4 1tis crucial to prioritize the implementation of effective management plans
to safeguard wetland habitats and their ecological functions. We consider a
detailed habitat management plan must be made available for public

comment before approval of the EIA report and the granting of the

Environmental Permit for the development.

Inappropriate implementation timeline of Sam Po Shue WCP

It is stated that-“the Government aims to start the development of SPS WCP in
around 2026/2027 for completion by 2039 or earlier to tie in with the full operation
of San Tin Technopole. For the site formation works of the first batch of land at San
Tin Technopole targeted for commencement in late 2024, no pond filling will be
involved. On current planning, pond filling works will not start until 2026/27, and
the pace of pond filling will tie in with the development progress of the SPS WCP”.
This is significantly later than the commencement of the construction for the
San Tin Technopole development in 2024 Q4. Moreover, San Tin Technopole
development is expected to have its first batch of residents by 2031, and the
majority of residents are expected to move in gradually by 2034. Yet the SPSWCP
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will not be completed until 2039, we doubt that the conservation efforts and
effectiveness of the SPSWCP would be compromised by the adverse impacts

aroused from the construction and operation of the surrounding development.
We consider any construction works associated with wetland loss should only be
commenced after the wetland compensation measures are proven effective and
successful.

The proposed 35m eco-interface lacks buffering function
26.1 A 35m wide NBA in the form of an “eco-interface” was proposed in the EIA
study. First, according to the landscape plan, the eco-interface is not fully
covered by natural features. Instead, boardwalk and pedestrian are planned
. along the eco-interface. We consider the introduction of recreational

features in the eco-interface will reduce its buffering function. The so-called
eco-interface which is primarily intended to buffer the sensitive wetlands
against disturbance, should be designed as restricted area.

26.2 Secondly, considering the study on the Ecological Value of Fishponds in the
Deep Bay Area, which proposes a 500m Wetland Buffer Zone based on the
preliminary study on impacts of human disturbance on bird usage, and also
the general understanding that the disturbance distance of birds, depending
on species and season, can be up to 500m, we consider a 500m buffer
outside the fishpond wetland area should be provided to truly perform the

buffering function of the buffer zone.

Bird collision risk may not be avoided or mitigated

27.1 Itis stated that “risk of bird collision would be higher in the northern portion
of Project area, especially in the vicinity of the commuting flight paths of
egretries and night roost, and the west — east flight corridor near the LMC
BCP”. We are concerned the applicant has neglected the risk of window
collision that poses to open-country bird species and other wetland
dependent bird species like the common kingfisher and raptors. They are
frequently recorded in the bird collision events in Hong Kong®, and are also

® The preliminary analysis of the bird-window collision cases in Hong Kong. Available at:
https://cms.hkbws.org.hk/cms/phocadownload/submissions/HKBirdWindowCollisionAnalysis2022. pdf
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the key species in fishpond wetlands.

In addition, to mitigate the bird collision risk, the applicant suggested that
“with implementation of other mitigation measures such as using non-
transparent or nonglaring materials and providing suitable lighting,
ecological impact arising from bird collision is expected to be low".
However, in Table 14.11 of the Visual Impact Assessment, the proposed
noise barriers and enclosures “shall be design in an elegant manner that
includes suitable combination of transparent and sound absorbent
materials”. Such visual mitigation measure apparently contradicts with the

mitigation measures proposed in the ecological impact assessment.
Moreover, unless there is detailed designs and conditions on the anti-bird
collision requirements provided for all the structures within the project area
in the EJA study stage, the effectiveness and the implementation mitigation
measures to minimize the bird collision risk are simply unknown.

28 Wetland Enhancement Measures outside the assessment area of the project

28.1

28.2
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In Section 10.11.3.40, it states that “two management issues at Mai Po Inner
Deep Bay Ramsar Site could be addressed to enhance environmental
capacity across the broader NWNT wetland system”.

Desilting of tidal channels and control of Sonneratia to enhance the ecology
of the Mai Po Nature Reserve should be regarded as the existing
management works that AFCD and the managing party are responsible for.

Describing them as enhancement measures under the San Tin Technopole

development is misleading, unless the applicant agreed with us that the
wetland loss and the off-site impacts due to the San Tin Technopole

development will reduce the carrying capacity across the broader Deep Bay
wetland system. It is therefore necessary and reasonable, at this EIA study
stage, to provide a comprehensive ecological impact assessment that covers

the whole Ramsar Site and IBA, instead of the current assessment that only
covers the 500m area outside the project area. By identifying the impacts
on a wider scale, it is possible to figure out the enhancement requirement
and to determine the enhancement measures.
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28.4

In addition, the applicant has not provided the baseline data of the
sites/areas to be enhanced. No detailed plan for implementing such

measures and evaluation of the potential positive or negative outcomes are
presented in the current EIA study. We are concerned the applicant has

overlooked the feasibility, effectiveness and potential secondary impécts of
the proposed enhancement measures.

Based on the egretry monitoring data in 2022, the Mai Po Mangrove Egretry
is located within the proposed area for the Sonneratia removal works. This
egretry is the largest in the Deep Bay area. It supports around 138 pair of
breeding ardeids, including Great Egret, Eastern Cattle Egret, Little Egret and
Black-crowned Night Heron. Yet, introduction of invasive exotic mangrove

Sonneratia is a serious problem in the Deep Bay wetlands, the planning and
implementation needs great cares and efforts, to avoid any irreversible
secondary impacts. However, such impact assessment is absent in the EIA.

29 Cumulative ecological impacts and undesirable precedent set in Deep Bay area

29.1

29.2

29.3

29.4

In Section 10.10, it states that “a full list of concurrent projects is detailed in
Table 2.7.” First, it should be referred to Table 2.9. Second, the list failed to
include all developments proposed by the government and private sector.
The government proposed projects include the Development of Lok Ma
Chau Loop — Eastern Connection Road, Feasibility Study for the Ma Tso Lung
Area and Other Sites in Kwu Tung North New Development Area and North
District and Feasibility Study for the Land Use Review Study for Lau Fau Shan,
Tsim Bei Tsui and Pak Nai Areas.

The development projects proposed by private sector include the rezoning
application for a residential development in Lin Barn Tsuen (No. Y/YL-ST/1),
the two rezoning applications for residential developments in Yau Pok Road
(No. Y/YL-MP/7 and Y/YL-MP/8), the approved planning application for
Wetland Restoration Area Low Density Residential Development (No. A/YL-
MP/247) and the Comprehensive House and Wetland Habitat Development
in Wo Shang Wai (No. A/YL-MP/344).

We are highly concerned the cumulative ecological impacts of a number of
residential developments proposed or approved in close proximity of the
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project area to the fishponds of Deep Bay area, have not been assessed.
All the residential and infrastructure developments will cumulatively cause

significant impacts on the carrying capacity of the Deep Bay as a whble, and
also threaten the breeding bird population and migratory bird population
along the East Asian-Australasian Flyway.

The Deep Bay wetland ecosystem is the last remaining contiguous coastal wetlands in
the Greater Bay Area. It supports up to 10,0000 migratory birds each year, including
the globally endangered Black-faced Spoonbill. The core goal of the Wetland
Conservation Parks System should be to halt wetland loss and secure the integrity of
the Deep Bay wetland ecosystem, and should align with the Kunming-Montreal Global
Biodiversity Framework under the Convention on Biological Diversity which also
targets to halt and reverse biodiversity loss.

HKBWS hopes that our comments would be taken into consideration. Thank you for
your kind attention.

Yours faithfully,
The Hong Kong Bird Watching Society
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Figure 2. The records of landing locations could help inform the feeding ground of the
breeding ardeids, so as to properly assess the ecological value of the ponds and the
adverse impacts on the essential feeding grounds for the breeding birds. However,
referring to Figure 10.6A, the map only shows the indicative directions of flight paths
of the MPLV and MPV Egretry, while the exact locations of landing points were not
presented. We consider the landing points (at least for MPLV) can be observed unless
the methodology was not properly followed or implemented. We urge that the
applicant must provide the landing data to properly assess the corresponding
ecological value and adverse impacts.
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Figure 3. A 1,200m wide Non-building Area (i.e. the distance measured from the
fishponds next to Shenzhen River at Ha Wan Tsuen, to the fishponds near Ha Wan
Fisherman San Tsuen and Pun Uk Tsuen) to preserve the remaining and the only
movement corridor to access the fishpond wetlands in Hoo Hok Wai/ Ma Tso Lung.
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Figure 4. The viewpoint selected for the future visitors of SPSWCP (i.e. VP8) is located

at Lok Ma Chau MTR Station, which is outside the proposed SPSWCP. It is irrelevant
and inappropriate.
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Secretary, Town Planning Board

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

By email only

8 May 2024
Dear Sir/Madam,

Comments on the Draft Mai Po & Fairview Park Outline Zoning Plan No. S/YL-MP/7

The Deep Bay (also known as Shenzhen Bay) wetland system, including San Tin
fishpond wetlands which is situated in the core of the whole system, is a valuable and
unique coastal wetland resource in the Guangdong-Hong Kong-Macao Greater Bay
Area. Hong Kong has the responsibility to protect the integrity and biodiversity of the
wetland, safeguarding the important ecological corridor for migratory birds, so as to
align with the objectives of the ‘Outline of the 14th Five Year Plan for National
Economic and Social Development of the People’s Republic of China and the Long-
Range Objectives Through the Year 2035’ (the National 14th Five-Year Plan) and the
planning principles of the Greater Bay Area, as well as to assist China in fulfilling the
obligations under the Convention on Biological Diversity and the Ramsar Convention.

The Hong Kong Bird Watching Society (HKBWS) would like to express the following
planning and ecological concerns in relation to the Draft Mai Po & Fairview Park
Outline Zoning Plan No. S/YL-MP/7 (the Draft MPFP OZP).

1 Absence of scientifically sound ecological study to support the planning
intention of OU(WCP)

1.1 According to the Notes and Explanatory Statement of the Draft MPFP OZP,
about 328 ha of the proposed Sam Po Shue Wetland Conservation Park
(SPSWCP). The Government will “enhance the ecological function and
capacity of 288 ha of wetlands and fisheries resources of 40 ha of fishponds
with active conservation management and modernized aquaculture to
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compensate for the loss of wetland habitats and fisheries resources arising
from the development of STLMC area and to achieve no-net-loss in ecological
function and capacity of the wetlands concerned”. 348.63 ha of the WCA is
proposed to be rezoned to "Other Specified Uses" zone annotated "Wetland
Conservation Park" (OU{WCP)), which has a planning intention “to
compensate for the impact on ecological and fisheries resources arising from
the development of the San Tin/Lok Ma Chau area of the San Tin Technopole”.
The above statement and zoning are largely based on the Environmental
Impact Assessment (EIA) Report for “First Phase Development of the New
Territories North — San Tin/Lok Ma Chau Development Node” (the Study)
commissioned in October 2021. Meanwhile, the area of the SPS WCP is
proposed in the “Strategic Feasibility Study on the Development of the
Wetland Conservation Parks System under the Northern Metropolis
Development Strategy” (WCP Study).

However, the WCP Study was not completed nor published before the
gazettal of the Draft MPFP OZP and the Draft STT OZP on 8 March 2024 and
- the end of this public inspection period on 8 May 2024. Moreover, the EIA
Report has not yet been approved under the EIA Ordinance. It is doubted if
the Town Planning Board (TPB) can properly consider all the environmental
impacts aroused from the development, so as to decide whether the current
provision of zoning is sufficient to compensate for the enormous ecological
impacts at this plan-making stage.

We would also like to highlight that the said EIA Report for the Study was
incomplete and not scientifically sound. The San" Tin Technopole
development would cause the largest-scale wetland loss in the past 30 years,
but the EIA Report has been the most careless and hasty among the other
designated projects involving wetland loss since the EIA Ordinance was in
operation. It was found with 29 numbers of errors, mistakes, or missing
assessments (refer to Attachment 1 for our full comments on EIA Report). '
As mentioned in the recent joint statement released by ten green groups
including us, at least 35 instances of non-compliance with statutory
requirements of the EIA Ordinance were identified (Attachment 2).
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2 The ecological impacts of the establishment of SPSWCP within OU(WCP) should
not be overlooked

2.1 It is stated that 10ha will be for eco-education, eco-recreation and eco-

tourism facilities, while reserving 40 ha of fishponds for modernised

aquaculture and active conservation management. We consider that these

uses and facilities would inevitably lead to direct habitat loss, fragmentation

of habitats, direct disruption of the corridor for terrestrial animals and

avifauna species, off-site impacts including the disturbance associated with
further light, noise, human disturbance, etc.

2.2 Moreover, the establishment of SPSWCP will inevitably involve earthworks
such as land re-profiling, temporary loss in micro-habitats and changes in
habitat composition, resulting in both direct, indirect, permanent and
temporary impacts on the wildlife. We are concerned a significant reduction
in carrying capacity of the SPSWCP is also anticipated.

2.3 However, unlike the EIA for the previous wetland development like Fung Lok
Wai or Nam Sang Wai, the EIA Report for San Tin Technopole did not present
any detailed wetland management proposal for the SPSWCP, and it also did

not conduct environmental and ecological impact assessments for the
development of the SPSWCP.

Fung Lok Wai
development in
2006

San Tin
Technopole
development
in 2024
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2.4 The potential impacts of construction and operation of visitor center
facilities and infrastructure within the OU(WCP) are unknown. We therefore
consider the EIA Report is simply invalid and incapable to provide strong
justification and scientific grounds for the Draft MPFP OZP and STT OZP.
Given the ahsence of a complete and high-quality EIA report and also the
absence of a detailed wetland creation and management plan, we consider
the approval of the Draft MPFP OZP would violate procedural justice and is
lacking scientific grounds.

We respectfully request a revision the proposed amendments Al and B in the "Mai Po
and Fairview Park Outline Zoning Plan", by rezoning "Other Specified Uses" zone
annotated "Wetland Conservation Park" to conservation-related zonings, or modifying
the planning intention and the permitted uses in Column 1. It is to ensure the
important wetland conservation principles of "protecting the integrity of wetland

non

ecosystems”, "precautionary approach" and "no-net-loss in wetland" are incorporated
in the statutory planning intentions. Also, it is also to ensure the developments and
infrastructure that may have adverse impacts on wetlands, such as "on-farm domestic
structure", are not under Column 1 uses and are subject to strict scrutiny by the Town

Planning Board.

Thank you for your kind attention and we hope that the TPB will take our comments
into consideration.

Yours faithfully,
The Hong Kong Bird Watching Society
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From: WONG, Suet Mei

Sent: 2024-05-09 £ 14:48:46

To: tpbpd/PLAND <tpbpd@pland.gov.hk>

Subject: Re: HKBWS's comments on the Draft Mai Po & Fairview Park

Outline Zoning Plan No. S/YL-MP/7

Dear Sir/Madam,

As requested under the planning guideline No. 29B, I would like to provide the following information:
Full name: Wong Suet Mei

First 4 alphanumeric digits of I-IKID:-

Best regards,

Wong Suet Mei | 52 Z 18
Senior Conservation Officer | &4 {75 F T

The Hong Kong Bird Watching Society | FHE &G

On Wed, May 8. 2024 at 9:51 PM WONG. Suet Mei _ wrote:
Dear Sir/Madam,

The Hong Kong Bird Watching Society's comments on the Draft Mai Po & Fairview Park Outline
Zoning Plan No. S/YL-MP/7, Attachment 1 (i.c. our full comments on STT EIA Report) and
Attachment 2 (i.e.a joint statement on the non-compliance of STT EIA with statutory requirements
under EIA Ordinance) are attached.

Thank you.

Best Regards,

Wong Suet Mei | SZ 1

Senior Conservation Officer | B#RIEE £

The Hong Kong Bird Watching Society | & i
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To: tpbpd/PLAND <tpbpd@pland.govhks L TP2/R/S/YLMP/T

cc

Subject: SPCA representations in respect of the new draft San Tin

Technopole OZP and the amendments to the Ngau Tam Mei

OZP and the Mai Po and Fairview Park OZP

Attachment: 2024_05 Representation on S_YL-MP_7 - SPCA(H K).pdf;
-2024_05 Representation on S_STT_1 - SPCA(HK).pdf; 2024_05
Representation on S_YL-NTM_13 - SPCA(HK).pdf

Dear Town Planning Board,
Please find attached some submissions from the SPCA on the following items:

Representation on the San Tin Technopole Outline Zoning Plan - Plan no. S/STT/1

Representation on the Mai Po & Fairview Park Qutline Zoning Plan - Plan no. YL-MP/7

Representation on the Ngau Tam Mei Qutline Zoning Plan - Plan no. S/YL-NTM/13

If you have any queries please do not hesitate to contact us.
Best wishes,
Dr Fiona Woodhouse

BA.Hons. Vet MB. MVPMgt
Deputy Director (Welfare)

SPCA (HK) BEEEIinE

T

Click here to learn how to get involved and support our vision.

The content of this email is confidential and intended for the recipient specified in message only. It is strictly forbidden to share any
part of this message with any third party, without a written consent of the sender. If you received this message by mistake, please
reply to this message and follow with its deletion, so that we can ensure such a mistake does not occur in the future. 2024,
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The content of this email is confidential and intended for the recipient specified in message only. It is strictly forbidden to share any
part of this message with any third party, without a written consent of the sender. If you received this message by mistake, please
reply to this message and follow with its deletion, so that we can ensure such a mistake does not occur in the future. 2024,



Saciety for the
Prevention of Cruelty to
Animals (HK)

SPCA A U
TEDYHE

8th May 2024
Ref: WF348/FW/05/2024
Secretary
Town Planning Board
15/F North Point Government Offices,
33 Java Road,
North Point, Hong Kong
By Email onl

Dear Sir/Madam,

Representation on the Mai Po & Fairview Park Outline Zoning Plan - Plan no. S/YL-MP/7

The Society for the Prevention of Crueity to Animals (Hong Kong) expresses our concern on
the Mai Po & Fairview Park Outline Zoning Plan (the Plan) in that we believe that it will
degrade the protection level of wetlands and compromise the welfare of resident and
migratory wild animals. We appeal to the Town Planning Board to take into account our
perspective and consider the recommendations below.

Our views

The proposed Sam Po Shue Wetland Conservation Park (SPS WCP) is located in an area that
contains ponds and wetland habitats. We believe that SPS WCP should prioritise the
conservation of wetlands to protect the natural environment. Development including
recreational and aquaculture trials, should only proceed if it can be demonstrated that there
is no negative ecological impact. We recommend reviewing the existing amendments to
enhance the protection of wetland parks and other zoning related to wetland habitats.

1. Size and timeline of SPS WCP

The area of the SPS WCP in the latest proposed development plan is'approximately 35%
smaller than originally outlined in the 2021 plan due to the expansion of San Tin
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Technopole. The site formation for the first phase of the San Tin Technopole in Plan No.
S/STT/1, including the area adjacent to the SPS WCP, is scheduled to commence as early as
December 2024, with pond filling slated for 2026, and initial human population intake
anticipated by 2031. In contrast, development of the SPS WCP is set to begin in 2024 and
conclude by 2039. This timeline does not afford animals a sufficient period to access and
adapt to the resources within the SPS WCP, which is intended to mitigate the effects of the
San Tin Technopole. Hence, this deficiency may result in a reduction in ecological capacity,

* failing to uphold the principle of “no-net-loss” and significantly impacting resident
populations and the wellbeing of individual animals.

Consequently, the proposed SPS WCP is unlikely to adequately compensate for the loss of
area and function resuiting from the San Tin Technopole development.

We recommend adjusting the scale of the SPS WCP to align with or exceed the
dimensions outlined in the initial proposal by extend the Item A1 to San Tin Ponds.

2. Uphold the “no-net-loss" principle

Mai Po Nature Reserve and its contiguous wetland have been considered an Important Bird
and Biodiversity Area (IBA) and supports resident and migratory birds, which includes a
significant number of endangered species. We believe the local society has reached a
consensus on the ecological importance of the wetlands to both Hong Kong and regionally,
and a "no-net-loss" principle and “Precautionary approach” has been developed and adopted
on this basis.

According to the Town Planning Board Guidelines for Application for Developments within
Deep Bay Area No. 12C (TPB PG-No. 12C), “no-net-loss" can refer to both loss in “area” and
“function”.

We noticed that some planning intentions for wetland-related zoning lack either one or both
components, for example, “Conservation Area” ("CA"), “Other Specified Uses” annotated
"Wetland Conservation Park” ("OU(WCP)"), “Other Specified Uses” annotated
“"Comprehensive Development to include Wetland Restoration Area” “OU(CDWRA)".

We recommend upholding those principles in the Plan b{/ alignment with the TPB
PG-No. 12C. It is critical to ensure the development in the Plan will not degrade
the habitats and affect the associated animals. '

3. We are against the loosening of the regulations on filling in wetlands in related

zonin : :

Item g - Revision to the Remarks of the Notes for “OU(CDWRA)”, "QU(CDWPA)" and “CA"
zones on filling of land/pond and excavation of land clause in accordance with the Master

Schedule of Notes to Statutory Plans.

We notice the Remarks to describe the Schedule of Uses in wetland related zoning added
the exception to “any filling of land/pond or excavation of land” of public works co-ordinated
or implemented by Government on wetland related zoning, including “CA”, “OU(CDWRA)”,
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"Other Specified Uses” annotated “Comprehensive Development and Wetland Protection
Area” ("OU(CDWPA)").

We consider these changes will lower the protection level of the wetland and encourage

more illegal filling of ponds and lands as happens in these habitats that previously lacked
supervision.

Item e - Incorporation of a new set of Notes for the “OU(WCP)” zone.

On top of that, the pond and land filling restriction of the new zoning "OU(WCP)" is even
more loose than the “"Recreation (Group D)”. The Remarks of "OU(WCP)” have granted an
exception for “all works as required/co-ordinated/ implemented by the Government”.

We are aware of plans to develop visitor facilities, infrastructure, and aquaculture projects
in the SPS WCP. The aforementioned exceptions could potentially facilitate construction
work and temporary site formation works more easily within the area. Whereas the key
function of the SPS WCP is to enhance the ecological value to mitigate the loss from _
developing San Tin Technopole. Moreover, the estimated loss of wetland area resulting from
the proposed San Tin Technopole cannot be adequately compensated for. Additionally,
ponds and land filling activities would be resulting in a further significant reduction of the
size of habitats.

For these reasons, we appeal for the exception not to be granted to Government
projects in order to safeguard the remaining fragile wetland habitats. Rather, the
current practice should persist, so all filling activities should ask permission from
the Town Planning Board under section 16 of the Town Planning Ordinance.

Apart from regulation of the *filling’ activities, the ‘Land-use Zonings' of "OU(WCP)" in the
Explanatory Statement of S/YL-MP/7 reveals other details on both the Planning Intention
and the Remarks are very loosed. In terms of Planning Intension, there is lack of “no-net-
loss" and “Precautionary approach” element. Since the “"OU(WCP)” are being considered as
a compensation wetland, it should not only be safeguarding the ecosystem but enhancing
the ecological value,

In terms of the Remarks of "OU(WCP)”, no Ecological Impact Study Report, and Wetland
Management Plan are needed for a proposed development or redevelopment like other
zonings in this Plan, for instance “CA”, “Site of Special Scientific Interest (1)” ("SSSI (1)),
"OU(CDWRA)", "OU(CDWPA)”, this is a major concern.

We recommend demonstrating a commitment to enhancing the carrying capacity
and ecological value of the zoned area by incorporating principles such as "no-net-
loss" and a "precautionary approach" into the Planning Intention of “OU(WCP)”,
Additionally, an Environmental Impact Study Report detailing ecological impacts
and a Wetland Management Plan outlining proposed wetland conservation and
enhancement schemes, in line with the "SSSI (1)" requirement, should be
submitted to relevant parties such as the Town Planning Board and AFCD and
related advisory panels and committees for further review, assessment and
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professional; scientific input. This approach would underscore the importance of
wetland conservation and sustainable development in the planning process.

-

Given that according to 9.9.16 of Explanatory Statement, the detailed boundary and design
of the SPS WCP are still not confirmed and in addition considering that the massive pond
areas which had originally been zoned as “CA” and some of "OU(CDWPA)" on item A1l and
item B1 are now rezoned as "OU(WCP)”. We are concerned that those wetlands that
rezoned from “CA” to “"OU(WCP)” are at risk of being downgraded in protection.

On the other hand, we support rezoning the “Recreation” area to “"OU(WCP)"” on
item B to protect and improve the contiguous areas of wetland and connectedness.

4, Activities in SPS WCP

According to the Schedule of Use of "OU(WCP)”, the Agricultural Uses (Fish Pond Culture
only) in SPS WCP will always be permitted, Meanwhile, 40 ha of fishponds have been
proposed to develop modernised high-density culture aquaculture, for instance, container .
culture systems and in-pond raceways system (IPRS) to SPS WCP.

As previously mentioned, there is a lack of information regarding the management
approach, monitoring plan and the parties involved in the agricultural project within the SPS
WCP.

In this regard, we are profoundly concerned by the potential adverse effects on the welfare
of both farmed and nearby resident wild animals as well as the potential for environmental
damage due to the high-density and intensive farming practices. These risks encompass
alterations in animal behaviour, higher stress levels, a greater risk of being injured and
susceptibility to diseases, disease overspill and risk of pollution.

We advocate the activities that pose a risk to animal welfare, such as high-
intensity farming methods like container culture systems and IRPS, should not be
encouraged or permitted in "OU(WCP)” and other wetland related zoning.
Likewise, animal displays in leisure farms or ponds should be prohibited.

We recommend prioritising conservation and conduct positive management of
wetland in “"OU(WCP)”. Leisure activities should be secondary and subject to a
comprehensive risk assessment to review their impact on wildlife and habitats. If
leisure activities are permitted, strict regulation and control are necessary.
Presence of visitors would disturb wildlife frequency if the crowd control were not
in place. Moreover, activities or operations with a high risk of contamination, like
sewage or water discharge, or those causing disruption such as noise or light
pollution, should be prohibited. '

5. Potential harm to animal welfare brought by the zoning and associated uses

We are aware that some of the uses in particular under zoning could result in poor animal
welfare by confining wild animals, for instance, ‘Zoo’ and ‘Aviary’ has been listed in column
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1 (uses always permitted) on “Open Space”, and ‘Zoo’ are in column 2 (uses that may be
permitted with or without conditions) on “Government, Institution or Community”,
“Recreation”, and “OU(Comprehensive Development to include Wetland Restoration Area)”.

Based on the high abundance of resident birds and migratory birds in the Plan
area and the adjacent Ramsar Site, it is obvious that wildlife confinement
facilities, including zoos and aviaries could increase the unnecessary risk of
transmissible diseases between avifauna and lead to veterina ry public health
issues.

We strongly urge the TPB to remove these outmoded uses from the Plan and the
'Master Schedule of Notes'.

6. Dog management

In 7.1.5 (d) mentioned fencing//controlling will be provided to prevent disturbance and
predation of wildlife by feral dogs. We also notice that the Environmental Impact
Assessment Report of San Tin/Lok Ma Chau Development Node (the EIA) also proposed to
reduce the potential disturbance of wildlife by trap and neuter only.

We support managing feral dogs through trap, vaccinate, neuter, and return
programs to control populations and improve vaccination rates. However, we
believe irresponsibly owned dogs, especially those on construction sites, pose a
greater problem than truly feral dogs. Besides, an onsite baseline research on dog
populations and assess their behaviour to develop a comprehensive plan for
population control. We also recommend all construction sites follow the AFCD's
guidelines for keeping dog on construction sites and that compliance be monitored
by the overseeing department and AFCD and should be referenced in construction
work related contracts.

Conclusions

We appeal to the TPB and its members to carefully consider our concerns regarding the Plan
and other issues we have raised. Given that the SPS WCP is a significant compensation
measure for the San Tin Technopole development, we hope that the zoning will provide
reassurance that wetlands and animals will be protected.

Our concerns focus on potential negative impacts from a “One Health” perspective on the
ecosystem in terms of detrimental impacts on or risks to animal welfare, bio-diversity
reduction, public and animal health and wetland and habitat degradation. It is important
that these concerns are thoroughly considered and addressed in the decision-making
process. Should you have any enquiries in relation to this submission, please do not hesitate
to contact us on I or by email c/o:

Yours sincerely,

Dr Fiona Woodhouse



(electronically)

BA. Hons. Vet MB. MVPHMgt

Deputy Director (Welfare)

Society for the Prevention of Cruelty to Animals (HK)

Full Name of Representer’s Representative : Fiona Margaret Woodhouse
First four alphanumeric characters of HKID Card i
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Submission Number:
TPB/R/S/YL-MP/7- S715 |

From:

Sent:

To:

Subject:
Attachment:

Dear Sir/Madarﬁ,

Samuel Wong

3054;32_&?\]%%5[) 13:(;6:I11 4 " Representation Number:
pbp <tpbpd@pland.gov.hk> )

DHK's representation on S/YL-MP/7 and S/S. ,TPB/RIS/YL MP/7R009
20220508 Representation re S_YL_MP_7 by Designing Hong
Kong Limited.pdf; 20220508 Representation re S_STT_1 by
Designing Hong Kong Limited.pdf

Please check the attachment for our representation for the following Outline Zoning Plans:

1. S/YL-MP/7

2. S/STT/1

Regards,
Samuel Wong

Pro'|ect Officer | Designing Hong Kong Limited
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Hong Kbng, 8 May 2024

Chairman and Members

Town Planning Board

15/F, North Point Government Offices
333 Java Road, North Point, '

Hong Kong Email: tpbpd@pland.gov.hk

Representation on Draft Mai Po and Fairview Park Outline Zoning Plan No. S/YL-MP/7
Dear Chairman and Members,

Designing Hong Kong objects the captioned draft Outline Zoning Plan for the following reasons:
The principle of “no-net-loss in wetland” should be maintained

e According to the Town Planning Board Guidelines for Application for Development within Deep Bay
Area under Section 16 of the Town Planning Ordinance (TPB PG-NO.12C), the Deep Bay Area is
recognised as a wetland of international importance and a habitat supporting a high diversity of biota,
including a large variety of waterbird species.

® The guideline includes principles for “no-net-loss in wetland” in terms of “area” and “function”. These
fundamental land use planning concepts were set out to avoid the loss of fishponds and habitat
fragmentation, and to mitigate negative impacts from undesirable land uses and human disturbance.

* We are deeply concerned about the amendment made to the Explanatory Statement, which removes
the principle of loss in area and instead only just refers to "no decline in wetland or ecological
functions."” We question whether this amendment aligns with TPB PG-NO.12C and whether it might
impede the government's efforts to protect the wetland effectively.

Here we submit our concerns for your consideration.

Yours,
Designing Hong Kong Limited
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existing continuous and contiguous fish ponds are to be protected and conserved in
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OJUrgent MReturn receipt [Expand Group [JRestricted [ClPrevent Copy

From: IR B | Rcpresentation Number:

Sent: 2024-05-02 20y 16:32:56 TPB/R/S/YL-MP/7R011
To: tpbpd/PLAND <tpbpd@pland.gov.hk>
Subject: Re: San Tin - Objection to the development of wetlands and

other habits: OZP No.S/STT/1; Other developments at Mai Po &
Fairview Park: OZP:S/YL-MP/7.
Attachment: Letter to TPB (02.05.24).pdf

Dear Sir/Madam,

Good afternoon.

Please see the attached letter from Mr Ruy Barretto SC on the subject matter for your kind attention.

We understand that you require personal details of Mr Barretto for the submission, and as to this,
please sece the following:

Full name: Ruy Octavio Barretto

HKID No.: | ING

Thank you for taking the time with this message.

Best regards,
Francisco das Caldas
Clerk to Mr Ruy Barretto SC

TEMPLE A
CHAMBERS ' 1%

IMPORTANT: This email may contain confidential and privileged information and is intended for the addressee only. If you are not the addressee, please contact me

immediately by return email and delete this email from your system without using, disclosing or copying it to anyone. Unauthorised use, copying or disclosure may be
unlawful.



The Secretary

fown Planning Board

15/F. North Point Government Offices

333 Java Road

North Point

Hong Kong 2" May 2024

By email: (pbpdiapland.gov.hk
Dear Sirs.

Re: San Tin — Objection to the development ol wetlands and other habitats and OZP No.S/ST1/1 for
expanded Technopole and other developments and at Mai Po and Fairview Park OZP:S/Y1.-MP/7.

l. The Project has “expanded™ so massively that it now does not comply with about 4 major
policies and most principles for conservation and genuine balanced development and lawful
or rational planning.

2, The EIA errors and omissions and the expert submissions have exposed and proved the
errors of this Planning. Hencee the summary reasons for Amendment underlying this OZP
are not correct nor proved by the Proponents. Thus this OZP is wrong to plan on the basis
that

(a) The SPS WCP can compensate for loss of wetlands

(b) There will be no net loss of ecological function and capacity

(¢) It is not necessary to keep the Wetland Conservation Area and Wetland Buffer Area

(d) The arca can be fragmented for intensive development.

‘ad

Encroachment into Conservation Areas. |he massively inereased San Tin Technopole or
STT or development area is now greatly “expanded™ to encroach into Wetland
Conservation Area and other protected areas. [his encroachment is contrary to
decades of Wetland Conservation Area and Wetland Buffer Area protection. There is no
justification for such departure from this long standing planning and conservation policy.
Encroachment is admitted in 1S 3.9.3 but the S of the EIA does not identify nor address
these policies and planning intentions as a constraint.

4. Despite the admitted encroachment being inserted later onin I'S 3.9.3. the 'S misleads

Authorities and public by omitting this crucial point in the Introduction

(a) and in 2.7.1 when alleging “...development alongside the proposed Sam Po Shue
Wetland Conservation Park™.

(b) ES 2.7.15 again misleads when stating ~The proposed SPS WCP is adjacent (o the
Project.”

(c) IS 2.3.12 says the development shall expand “closer to the Lishponds™ thus omitting
the encroachment.

5. ['he reality is that the greatly expanded STT greatly encroaches into the proposed SPS
WCP which was part of the Northern Metropolis Development Strategy (which later was
adopted as Government Policy hence called NM Policy) with its Action Item 21. of which
NM Policy paragraph 96(2) page 52 declares to be “covering an area of about 520 hectares.”
[t is thus encroached by about 182 hectares so the conservation is reduced to 328 hectares.
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16.

This great change is also contra to China’s commitments to the Convention on Biological
Diversity. and contra to China’s protection of its section of the Flyway. This is not
addressed by ES.

No world class cities would contemplate such a backward step. Hong Kong wetlands
conservation have for years been an international “good story” for the Flyway. It would be
an irreparable permanent loss to our green contribution to the Greater Bay Area and our
ecological integration with the Mainland.

Itis contrary to the Ecological Civilization policy of China. which was made applicable by
the Northern Metropolis Policy. which especially applied this to San Tin. per NM Policy
para 78 for a “new era of ecological civilisation™. Not addressed by ES.

[Lis contrary to the Northern Metropolis Policy by massively expanding NM Policy
Action Item 7 and 8 from about 60 hectares for IT plus 20 hectares at Lok Ma Chau control
point plus replanning 70 hectares of ponds and rural land. “as much as about 150 hectares in
land area...equivalent to 13.5 HK Science Park in number”™ per NM Policy para 67 page 39.
to make a land grab for the massive 610 hectares. This expansion/encroachment cuts in
half the proposed Sam Po Shue Wetland Park which is NM Policy Action Item 21, Thus
the NM Policy is being breached.

FFrom the NM Policy 520 hectares encroached down to ES proposed 338 hectares is a new
loss of 182 hectares of suitable ecological habitats. This degree of massive loss is not
stated or made plain in the ES and not addressed in ES. The authorities should reject such
loss. damage to be caused by breach of principles and policies.

The NM Policy was the policy for the balanced development. on this aspect see NM para 77.
but this Project is now out of balance,

The fragmentation of the area into smaller study areas is a tactic to downplay ecological
values. and the landscape scale damage or removal under the EIA.

The admitted closeness of the blocks alongside or adjacent to wildlife habitats enhances
the damage and disturbance which now requires more compensation and mitigation than
previously estimated.

Effective conservation measures are needed to prevent the expanded loss. The Buffer
area 1s too narrow to compensate for the expanded impacts. Now an increase to at least 500
metres is needed. plus tree height low stepped buildings. There is no buffer, just stepped
increases in building heights. Birds are expected to fly over blocks.

After decades of the Board defending the Buffer Area against private developments.
based on scientific evidence from Government. now suddenly they are abandoned for
development interests.

Flying routes are to become conerete canyons between buildings. This is not proved to be
helpful. .

Exposed glass surfaces must be prohibited to prevent deceptive obstacles causing collisions
in former flying areas.



18.

19.

20.

26.

Light pollution must be controlled within at least 1 kilometre to reduce impacts on bird and
insect feeding patterns.

Channels must be naturalized so as not to become death traps. and installed with habitats
suitable for ecological corridors.

Planting must be with species which provide food and shelter to wildlife. Areas must be of
adequate size to provide function. but in this OZP the Conservation Area is only about 13%
and impacted on some of its edges

Suitable management plans and budgets spread over decades or in perpetuity must be
provided to do this adequately. This is required to meet the NM Policy objectives.

The Objectives in ES Promoting Biodiversity 2.7.19 and 20 must be improved to more
specifically ensure conservation compensation and be made part of the Conditions for any
Environmental Permit or approval for this Project.  The Conditions should include
compliance with all other principles and policies noted herein and not adequately addressed
in the ES. '

Holistic and landscape values and impacts not addressed. The ecological landscape is o
be removed by this Project. and impacts at landscape scale have greater impacts locally
and nationally and internationally all along the Flvway. It is not adequate for the ES at
2.3.12 to hope for minimal impact on bird habitats and flight corridors. when the San Tin
area comprised of numerous ecological habitats and food sources, is part of the ecological
function and capacity and viability for connected wetlands so that the whole is important for
international bird migration. This holistic value has been recognized internationally and by
the NM Policy generally. but is wrongly impacted by this Project. Because of the
fragmented approach of the ES, the impacts on this holistic landscape value are not
assessed.

The IES briefly notes the ecological importance and current ecological connectivity at 2.2 but
this does not list as constraints or opportunities our international obligations under the
Convention on Biological Diversity. Instead Sam Po Shue wetlands are seen as opportunities
for development. contrary to international principles and NM Policy for pro active
conservation under Key Action Direction 5. page 49 onwards. Planners instead need to be
euided by independent scientific findings as well as the NM Policy para 49 which found that
“Hong Kong has an extensive stretch of fish ponds with high ecological value inside the
Circle....” This demonstrates how Planning can be misled by the ES.

The Wetland Parks require to be created with funds. conservation objectives. management.
and effective long term protection NOW so that a wildlife safe haven (albeit inadequate) is
in place before the degradation led development starts all around the currently protected
areas. This was the NM Policy approach in Key Action Direction 5. pages 49 onwards. The
ES on Ecological Impact 3.9.5 is too delayed to 2026-2027. and such a slow start and
timetable will cause local. regional and international extinctions. Government action and
protection is required now against ongoing pond and woodland degradation works. The
now proposed delay of SPS WCP to 2039 is a dereliction of duty to conserve. mitigation
and compensate.

Two Planning Principles govern the design and development of the Northern Metropolis.
(a) ‘Urban - Rural Integration' — The Northern Metropolis will have a unique Urban-
Rural Integration and Co-existence of Development and Conservation.
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(b) 'Proactive Conservation' — Proactive conservation measures should be adopted to
expand environmental capacity, preserve the integrity of strategic corridors, guard
against damage to the ecosystem by unauthorized developments. and reasonably
compensate for the environmental impact of development activities, see Key Action
Direction 5.

These are not taken forward in the ES with any proposals. The EIA has been shown to be n
not reliable and has been discredited by detailed submissions. The EIA/OZP shows the
Project is non compliant with a Key Direction of Northern Metropolis Policy.

No net loss of ecological function and capacity, an over riding principle is mentioned at
[ES 2.3 but for which 3.9 claims some artificial enhancement of the remaining habitats as
the universal remedy for landscape scale losses and loss of ecological function. It has not
been proved that double the ecological function can be artificially created with hall the area
of land which is to be squeezed between industrial commercial and residential blocks. I'he
developers are asking the Board to take on significant risks.

It is not proved to be sustainable and feasible to restore ecological function to the
complex web of life living in San Tin by dumping tons of farmed fish into some ponds for
ever. Itis not prudent or reasonable to compensate by having industrial fish
factories/aquaculture.

Such only provides a partial fix for birds feeding on fish in ponds but does not address the
harm to ecological function and capacity of all the other habitats identified in the
landscape. This requires suitable areas and suitable habitats all around for specialist
planting and other habitat restoration.

Woodland compensation in ES 3.9.6 and 3.9.7 for fung shui woods and roosting sites is
inadequate. slow and will cause extinction of function and species. Mature trees are said to
be required. The ES fails to note that once cut. Instant Mature trees will be needed but hard
to source and transplant. Avoidance is the most reasonable and economical solution. Buffer

of 100m should be 200 m plus protection against light pollution. glass obstacles etc as noted
above.

Otters and other creatures require improved wildlife corridors. Enough and recent new
records exist to require action and precautions. both for otters and other known wildlife
inhabitants. This form of enhancement is proved to be feasible if done to international
standards.

The cost and impacts of artificial enhancement must be provided to inform whether this is
sustainable financially or ecologically by those responsible for causing the loss.

Unless the ecological cost is underwritten the EIA and Planning compensation will depend
on empty promises and empty purses. The loss and damage must be quantified so that
adequate Government funding is guaranteed from the outset to compensate for the loss
to be caused now to future generations and pay for the enhancement in perpetuity.

['he floodplain area is important for regional flood control and should be part of sustainable
and economical methods for our climate crisis survival planning as per the NM Policy. It is
increasing the high risk to put high cost and sensitive factories in the ponds and wetlands in
a flood plain. In an era of Climate Crisis with repeated flooding events in South China. as
had been predicted. building in a flood plain wetland is a recipe for planning disasters.

i



40.

41.

Removal of floodplain capacity such as wetlands and associated habitats will expose
surrounding areas to increased risk of flooding hence the Northern Metropolis Policy para
95(3) to keep wetlands for sponge benefits against flooding. Planning and approval by the
authorities for projects while knowing flooding is reasonably foreseeable will expose the
Hong Kong authorities to liability and expense to reduce the dangers to others.

Climate Related Financial Disclosure will require those concerned to disclose their
contribution to the climate crisis by their real footprint with site forming. leasing and
operating on wetlands.

Nature Related Financial Disclosure will require those concerned to disclose their risks
and contributions to impacts on biodiversity and sustainability.

lech companies and investors considering the exposure and impacts of conservation flood
plain wetland sites will assess the risks and disadvantages they will face when operating

‘and selling products and services from this special former wet land. Building on

Conservation Area. Wetland Buffer Areas. Wetland Conservation Areas. part of an
international fly way. inconsistent with international conventions. will be disclosed. Green
washing will not remove the stain caused by tech companies use of biodiverse wetlands.
When competing with GBA. the Technopole land will be leased at a disadvantage.

The Technopole needs to be marketed internationally for maximum benefit to Hong Kong.
This requires international standards to be observed following international agreements
such as the current Kunming-Montreal Global Biodiversity Framework. with its 2030
Mission to “halt and reverse biodiversity loss™ and its 2050 Vision for biodiversity to be
“valued. conserved. restored and wisely used.” This Project aggravates the risks of loss and
is not wise use.

Disclosure for Ramsar Convention. Article 3 requires that any likely change to the
ecological character of a Ramsar site shall be reported to the Convention authority. What
steps have been taken for compliance? Has the relevant authority in the Mainland been
informed and consented to this change of character and proposed changes to their Ramsar
site?

The OZP and EIA does not address the breaches of policy and thus they are not justified. not
mitigated nor avoided. The EIA/OZP does not make proposals to address Avoidance.
There is lip service to considering this principle at ES 2.7.12. This is because the breaches
are so fundamental and so wrong in principle and so extensive that serious attempts at
alternatives with avoidance are not attempted. This is a breach of basic EIA law and the
Technical Memorandum.

IT Avoidance proposals and options were studied. it would show alternative more
financially responsible and ecologically appropriate locations for the high tech/high risk
aspirations which are being promoted. There is no regard to the NM Policy para 67 which
regarded the original provision for [T ete in this location as ample. ie a huge increase from
the existing Science Park. the original was already like 13.5 Science Parks. There is no
present need for this massive expansion in this location. Planning should not abet unwise
speculation using public resources when enough industrial land exists in the GBA.



44. The Northern Metropolis Policy is northward looking and forward thinking. but this
orientation has not been followed by this EIA/OZP. NM Policy para 29 says this is to be
new town planning. with a “cross-boundary mindset”. action oriented and comprehensive
ie not piece meal nor with restoration and conservation delayed. This Project is backward
looking planning.

£
h

This expanded Project should be abandoned, the EIA rejected. the OZP rejected. and
Government should restore and improve the original, already statutory approved,
proposals for the Lok Ma Chau Loop. The Sam Po Shue Wetland Park as originally
proposed should be protected and managed immediately. It is thus part of our national
ecological survival planning. It is one of the richest areas for wetland and open land birds in
the region.

460. The OZP based on defective EIA should be rejected for non compliance with existing law
and policies. and EIA and Planning principles. The original proposal under Northern
Metropolis Policy had some balance which better safeguarded our future landscape and
resources. and can now be improved for implementation in the public interest.

‘ Mr_l?fffv Barretto SC
[9980.rb]
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From: rr————— T ——

Sent: 2024-05-08 FHI= 03:12:41 -
To: pbpd/PLAND <ipbpd@pland.govhis L IPBIR/SMLMEZRO12
Subject: PROPOSED AMENDMENTS TO THE MAI PO AND FAIRVIEW

PARK OZP NO. S/YL-MP/6

Dear TPB Members,
PROPOSED AMENDMENTS TO THE MAI PO AND FAIRVIEW PARK OZP NO. S/YL—MP/B

Item Al: about 120ha. To include an area from the north-western part of the ST OZP into the MP OZP
and rezoned as “OU(WCP)”

Item A2: about 10ha. To include an area from the north-western part of the ST OZP into the MP OZP
and retained as “CA”

Item B: about 228 ha. To rezone areas zoned “CA”, “OU(CDWRA)” and “REC” to “OU(WCP)".

OBJECT AS | OPPOSE THE SAN TIN TECHNOPOLE. THESE AMENDMENTS ARE NOTHING MORE THAN
SMOKE SCREEN TO FACILITATE THE DEVASTATION OF THE ENTIRE AREA.

IN ADDITION, FULLY OBJECT TO THE THE DESIGNATION OF WETLAND CONSERVATION PARK AS THIS
PROVIDES EVEN LESS PROTECTION THAN THE CURRENT CONSERVATION ZONING AS IT IS IN ESSENCE
A PUBLIC RECREATIONAL FACILITY THAT UNDERMINES THE NEED FOR STRINGENT PROTECTION. THE
MULTIPLE FACILITIES THAT CAN BE DEVELOPED ON THIS ZONING IS ALARMING

Can we trust that a conservation-oriented WCP would be established? How long would it take to
materialize? Mo indication as to the transitional period between the "construction" and "formal
establishment”. A lot of "constructions" could be implemented without any formal/legitimate gate
keeping or public monitoring if no strict control in town planning regime is provided.

Amendments:

Based on the updated Master Schedule of Notes (MSN) to Statutory Plans endorsed by the Board, it is
proposed to revise the requirement for planning permission from the Board under section 16 of the
Ordinance by exempting the public works co-ordinated or implemented by Government, and
maintenance, repair and rebuilding works in the following situations: - filling of land/pond and
excavation of land under the Remarks of the Notes for “*OU(CDWRA)” and “OU(Comprehensive
Development and Wetland Protection Area)” zones for the MP OZP; and filling of land/pond and
excavation of land under the Remarks of the Notes for “CA” zones for both NTM and MP OZPs.

STRONGEST OBJECTIONS. THIS GIVES THE GOVERNMENT UNFETTERED AND UNACCOUNTABLE
POWER TO BASICALLY DO WHATEVER IT WANTS AND MAKES A MOCKERY OF THE ENTIRE PLANNING
PROCESS AS THERE IS NO POINT IN PROPOSING CONSERVATION PROJECTS WHEN THE LOTS
CONCERNED CAN BE FILLED IN BY HKSAR WHENEVER IT PLEASES WITHOUT BEING SUBJECT TO EVEN
MINIMAL SUPERVISION. THE INTERESTS OF THE COMMUNITY WILL BE ENTIRELY ELIMINATED FROM
THE PROCESS.

| fully support the submission from the Conservancy Association and its proposals to provide better
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protection to the ecological sensitive areas and the measures it indicates to combat any activities that
could be undertaken in the future to undermine the integrity and planning intention of the district.

Mary Mulvihill
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Plan to which the representation relates:
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Nature of and reasons for the representation: '

HNEE ' e
Subject Matters Nature Reason
proposed amendments A1 and B K2 # Oppose  |The amendments to the Mai Po & Fairvi
ew Park OZP are heavily based on the E
nvironmental Impact Assessment (EIA) r
eport of the San Tin Technopole. As stat
ed in the San Tin Technopole EIA, “a wo
rking group will be formed between CE
DD (as San Tin Technopole’s works age
nt) and AFCD (as SPS WCP’s sponsorin
g department) to coordinate the progress
of pond filling and SPS WCP implement
ation.” No budget of the mitigation work
was found in the EIA and the project pro
ponent (i.e. CEDD) is not the department
for securing the funding for the mitigatio
[n work (i.e. rely on AFCD). No detailed
wetland management plan for the mitigat
ion work was found in the EIA report. H
ow can we (as well as the project propon
ent) be sure there will be enough budget
and planning to secure the overly optimis
tic and greatly overestimated ecological ¢
apacity that was said to be created as pro
mised in the poorly prepared and written
EIA report? This is not about “trusting th
e project proponent”, but about “how str
ong is the scientific evidence” which this
EIA report lacks. The environmental NG

S/YL-MP/7
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Os have made their points very clear on t
hese issues.

Therefore, "Other Specified Uses" zone a
nnotated "Wetland Conservation Park" s
hould be rezoned to conservation-related
zonings. Important wetland conservation
principles of "protecting the integrity of
wetland ecosystems”, "precautionary app
roach" and "no-net-loss in wetland" shou
ld be incorporated in the statutory planni
ng intentions. Also, permitted uses in Col
umn 1 should be revised to ensure develo
pments and infrastructure that may have
adverse impacts on wetlands are not alwal
ys permitted without the approval from t
he Town Planning Board.

A R RV EET A RIS
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From:
Sent: 2024-05-06 FEH— 14:57:31
To: tpbpd/PLAND <tpbpd@pland.gov.hk> R tation NUiibes:
Subject: TR R B AR | ROAE
KA B L Liclii bl
Submission Number:
To the Town Planning Board Secretariat, TPB/R/S/YL-MP/1-5424

I am writing to submit my written representation in regards to the New Territories Innovation and
Technology City plan, in accordance with the TPB guidance notes.

It is in my humble opinion that the TPB must revise the New Territories Innovation and Technology
City plan to prioritise wetland conservation, and comply with our mother Nation’s environmental
commitments, avoiding irreversible damage to the Greater Bay ecosystem.

[ hereby sincerely urge the TPB to revise items A1 and B of the approved outline zoning plan for Mai
Po and Kam Tin to modify the planning intention and the first column of permitted uses for the "Other.
Specified Uses (Wetland Park)" zone. The TPB should, firstly, include important wetland conservation
principles such as "protecting the integrity of the wetland ecosystem," "prevention is better than cure,"
and "no net loss of wetlands" as the planning intention; and secondly, transfer "agricultural land
residential buildings" to the second column to ensure that all developments and infrastructure that may
negatively impact wetlands are subject to the scrutiny of the Town Planning Board.

It was clearly stated in the Qutline Development Plan for the Guangdong-Hong Kong-Macao Greater
Bay Area that it must "strengthen wetland protection and restoration, comprehensively protect regional
international and national important wetlands, and carry out cross-border joint protection of coastal
wetlands.” I sincerely hope that the TPB can modify its technology city plan before it is too late, and
dedicate more efforts to minimising changes to the San Tin wetlands and adhering to existing National
wetland protection policies.

YU CHOI SHAN SAMUEL
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