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Opposing the elimination of the grassland wetland plan of San Tin Techhopole
23/04/2024 01:40 T

] Submission Number:

From: “John Lo TPB/R/S/YL-\VIP/7-5053
To: tpbpd@pland.gov.hk

Sent by: tpbpd@pland.gov.hk

File Ref:

The Town Planning Board:

Full name: Lo Kin Hei
1D No.:| | I

I request the Town Planning Board:;

To revise the San Tin Technopole draft plan and rezone the "Other Specified Uses
(Innovation and Technology)" zone into its original zones, namely "Natural
Conservation Area", "Other Specified Uses (Comprehensive Development and
Wetland Improvement Area)" and "Others" Designated uses {comprehensive
development including wetland restoration areas)", or other use areas related to
wetland conservation, in order to follow the wetland planning principles of

“preventing problems before they occur* and "there will be no net reduction of
wetlands",

To modify and amend ltems A1 and B regarding "Other Specified Uses" to indicate
the planning intention of the "Wetland Conservation Park" zone and the frequently
permitted uses in the first column, including "protecting the integrity of the wetland
ecosystem”, "preventing problems before they occur” and The principle of "no net
loss of wetlands” is included in the planning intention; “residential structures on-
agricultural land” are moved to the second column to ensure that all development
and infrastructure that may have a negative impact on wetlands are subject to urban
planhing controls. :

The reasons are as below: )

According to the original approved San Tin Outline Zoning Plan No. S/YL-ST/8, the
150 hectares of "Wetland Conservation Area" and the 97 hectares of "Wetland
Buffer Zone" were mainly zoned for uses related to wetland conservation. , such as
"Natural Conservation Area”, "Other Specified Uses (Comprehensive Development
Including Wetland Improvement Areas)" and "Other Specified Uses (Comprehensive
Development Including Wetland Restoration Areas)". The main purpose of the plan
is to "protect and enhance the ecological value and function of existing fish ponds or
wetlands” to achieve the principle of "no net reduction of wetlands", However, the
construction of San Tin Technopole will fill in a large number of fish ponds, which is
inconsistent with the above-mentioned statutory planning intentions.



The development will encroach on 150 hectares of "wetland conservation area” and
97 hectares of "wetland buffer zone". Not only will it result in the loss of 90 hectares
of wetland, compromising the connectivity and integrity of the wetland, but the
development will also allow for the construction of medium to high density buildings.
This may lead to a decline in the habitat quality of the adjacent Wetland of ‘
International Importance, leading to a loss of overall ecological functions, This
violates the principle of "preventing problems before they occur” and the principle of
“zero net loss to wetlands" as set out in Town Planning Board Planning Guideline
12C. ‘

In the past, all statutory plans located within Deep Bay stipulated wetland
conservation requirements for different use zones based on "wetland conservation
areas” and "wetland buffer zones". However, in the latest zoning map of Santian
Science and Technology City, most of the land in the "Wetland Conservation Area"
is classified as "Other Specified Uses (Innovation and Technology)", and its planning
intention has been changed to "accommodate various innovation and technology
uses" ", among which 44 types of uses are regularly allowed, including talent
apartments, businesses, hotels, industrial uses, etc., with a development height of
up to 130 meters. The "Wetland Buffer Zone" also has land zoned "Other Specified
Uses (Mixed Use)", which allows building development up to 200 meters high. The
latest plan not only fails to specify wetland conservation requirements, but also fails
to adopt any planning principles for wetland conservation, which may result in
serious incompatibility between development and the adjacent environment.

San Tin Technopole will lead to the reduction of at least 80 hectares of wetland

area, which will have a significant impact on the total amount of coastal wetlands in
the Greater Bay Area. San Tin Technopole is located at the core of the entire Deep
Bay (also known as Shenzhen Bay) wetland system. Its development will cut off the -
ecological connection between the east and west sides of Deep Bay, leading to the
fragmentation of wetland habitats and damaging the Deep Bay (also known as
Shenzhen Bay) wetland system. of integrity. :

The affected fishpond wetland recorded 205 bird species, 117 of which are
protected species. The pond filling development of San Tin Technopole will threaten
19 globally endangered and near-threatened species, such as blue-headed pochard,
yellow-breasted hawk, black-faced spoonbill, red-headed pochard, white-eyed
pochard and sharp-tailed sandpiper; and 33 National first-level or second-level
protected wild animals, such as white-shouldered eagles, black eagles and vultures.
Filling in the new wetlands will result in the loss of critical habitat for many species
facing extinction.

San Tin Technopole will directly affect the Mai Po Long Heron Forest, the second
largest in Deep Bay, and the Mai Po Egret Forest, the third targest in Deep Bay. It is
the breeding ground for more than 230 pairs of herons, accounting for 10% of all
pond herons and little egrets in Hong Kong. One-third of the breeding population.
Firstly, San Tin Technopole will permanently remove some trees used for breeding;
secondly, breeding herons will lose their feeding grounds due to large-scale pond
filling; finally, the 105-meter-high I&T development will directly cut off breeding A

. flight corridor for herons to and from heron forests and feeding grounds. If
development prevents herons from breeding here, it will directly threaten nearly 200



pairs of breeding herons, equivalent to nearly 15% of the breeding population.

San Tin Technopole will directly affect more than 30 officially registered fish farmers.
The development ignores the contribution of traditional pond fish farming to
economic, social and environmental sustainability. Fish farmers in the San Tin area
have been cultivating pond fish for the past half century, and have even actively

. participated in habitat management and protection in the past decade or so. While
retaining traditional pond fish farming operations, they also provide foraging for
waterbirds. and habitat space, maintaining the ecological value of Deep Bay Bay
Fishpond Wetland.

The development of San Tin Technopole is close to the "Mai Po Inner Deep Bay
Ramsar Wetland", perhaps less than 30 meters away. The development requires ‘
filing up 150 hectares of "Wetland Conservation Area” for innovation and technology
development. The development will not only cause serious interference to the
Ramsar Wetland, but also directly cut off its connection with the wetland to the east,
damaging the wetland integrity and ecology of the internationally important wetland.
feature. This is contrary to the Ramsar Convention's pricrity requirement of “avoiding
adverse impacts on wetlands” and the wetiand protection advocated by the
Convention on Biological Diversity.

San Tin Technopole failed to follow the principles of *avoidance, reduction and
compensation” in planning, and did not prioritize options that could avoid negative
ecological impacts or minimize damage. instead, it directly adopted options that
would cause large-scale wetland losses, and " The national policies of "ecological
civilization construction, high-quality development” and "protection priority" are
contrary to the "renovation and restoration of 20,000 hectares of coastal wetlands”
mentioned in the 14th Five-Year Plan.

In August 2023, the State Council of People Repulic of China has announced the
“Shenzhen Park Development Plan of the Shenzhen-Hong Kong Innovation
Cooperation Zone in the River Loap”. It clearly stated that the specific area of the
Hong Kong Park in the “Shenzhen-Hong Kong Innavation Cooperation Zone in the
River Loop” is 87 hectares, which matches the area of the “Hong Kong-Shenzhen
Science and Technology Park” in the Lok Ma Chau Loop. The land reclamation plan
for the San Tin Technopole does not originate from the state. On the contrary, the
guiding “Outline of the Guangdong-Hong Kong-Macao Greater Bay Area '
Development Plan” clearly proposes to “strengthen wetland protection and
restoration, fully protect internationally and nationally important wetlands in the
region, and carry out cross-border joint protection of coastal wetlands”. The
authorities selectively interpret national policies, borrow the name of the state, and
ignore the fact that filling coastal wetlands contradicts the national wetland
protection strategy.

The importance of wetlands to the environment and ecological balance is
self-evident. Hong Kong already has facilities such as the Cyberport. We should
avoid forcibly developing land for reuse before fully developing these facilities.

Best,
Lo
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