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1. The representation should be made to the Town Planning Board (the Board) before the expiry of the specified plan exhibition period.

completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board, 15/F.. North Point Government

Offices, 333 Java Road, North Point, Hong Kong
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Please read the “Town Planning Board Guidelines on Submission and Publication of Representations, Comments on Representations and
Further Representations™ before you fill in this form.  The Guidelines can be obtained from the Secretariat of the Board (15/F., North Point

Govemnment Offices, 333 Java Road, North Point, Hong Kong ~ Tel.: 2231 4810 or 223] 4835) and the Planning Enguiry Counters of the
Planning Department (Hotline: 2231 5000) (17/F ., North Point Government Offices. 333 Java Road, North Point, Hong Kong and 14/F | Sha
Tin Government Offices. | Sheung Wo Che Road, Sha Tin, New Territories), or downloaded from the Board’s website at

htp:/Awww.info. gov hk/tpb/
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3. 'This form can be downloaded from the Board’s website, and obtained from the Secretariat of the Board and the Planning Enguiry Counters of
the Planning Department. The form should be typed or completed in block letters, preferably in both English and Chinese. The

representation may be treated as not having been made if the required information is not provided.
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1. Person Making this Representation (known as Representer” hereafter)

RUHILRFRAL (FHB " ERA )

Full Name #:4 / & (Mrivts/Company/Greamisation® Fe /A A ) )

Topwood Limited / Success King Limited / Richduty Development Limited

{Note: for submission by person, full name shown on Hong Kong Identity Card/Passport must be provided)

CEE: HEAHRE HMERERE BB/ MEFRRNEZ)

2. Authorised Agent (if applicable) 1§ $2 i REAGDEA)

Full Name #:4 / £#5 (vt ivts./Company/Organisation® vk T = 3l

Llewelyn-Davies Hong Kong 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 H it 2% i

Draft plan to which the representation relates (please

ify th > and ber of the draft pl .
RN (R | Draft Nam Sang Wai OZP No. SIYL-NSW/9

* Delete as appropriate |2 %] &
Please fill in “NA” for not applicable item AHIE TR RS O FsE




Form No. S6 S6

3. Details of the Representation (Continued) (use separate sheet if necessary)”
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Nature of and reasons for the representation EE3tAYMEE KB

Subject matters 3§ 917EH@

Are you supporting or

opposing the subject matter?

R R A IR ?

Reasons HffH

ltems A1, A2, B,
CandD

O &

support §F
oppose JZ %}

These amendment items reflect TPB's previous
decision on 21 June 2024 to agree to the
proposed amendments to the subject OZP to
take forward a proposed Land Sharing Pilot
Scheme (LSPS) development.

ltems A1 and A2 -

The proposed "R(A)1" and "R(A)2" zones and
the relevant development restrictions for the
agreed public housing portion and private
housing portion respectively under the LSPS

support % Ff
oppose ¥4

d
TPB's previous decision on 21 June 2024. The
LSPS development is a framework being put
forward as part of the Government's multi-
pronged strategy to increase land and housing
supply in the short-to-medium term. It could
boost both public and private housing supply.
Technical assessments have already been
conducted, and relevant Government
departments had no in-principle objection, to
demonstrate the technical feasibility of the LSPS

development

support 7 4F
oppose FZ¥}

ltems B, Cand D -

The proposed "OU" zone for pumping station, as
well as the proposed "V" and "GB" zones, are
mainly to reflect the proposed infrastructure
works and the existing site conditions in the
surrounding area of the LSPS development.

Any proposed amendments to the draft plan? If yes, please specify the details.
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#  1f supporting documents (e.g. colour and/or large size plans, planning studies and technical assessments) is included in the representations,
90 copies (or 40 hard copies and 50 soft copies) of such information shall be provided.
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@  Please describe the particular matter in the plan to which the representation relates. Where the representation relates to an amendment to a
plan, please specify the amendment item number provided in the Schedule of Proposed Amendments. 5§12 %5 i Hi| P9 B e AR R A TE E S
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Please fill “NA” for not applicable item 3 F3MFEVEEME T F#MHE |
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ARCHITECTS PLANNERS DESIGNERS
Llewelyn-Davies Hong Kong Ltd

11 September 2024

The Secretary By Hand
Town Planning Board

c/o Planning Department

15/F North Point Government Offices

333 Java Road, Hong Kong

Dear Sir

Representation in Respect of Draft Plan made under Section 6(1) of the Town

Planning Ordinance (CAP. 131) -
Draft Nam Sang Wai Outline Zoning Plan No. S/YL-NSW/9

Reference is made to the captioned draft plan, which was gazetted by the Town Planning
Board (the Board) on 12 July 2024.

We act on behalf of Topwood Limited / Success King Limited / Richduty Development
Limited (“the Representer”) to submit herewith the duly completed Form No. S6 to the Board

for consideration.

Thank you for your kind attention. Should there be any queries, please do not hesitate to

contact the undersigned at/ Ml or our Mr Armold Koon at I

Yours faithfully
for Llewelyn-Davies Hong Kong Limited

< \ Llewelyn-Davies
LAt g Hong Kong Limited

Authorized Signature
Winnie Wu

Planning Director

RECEIVED
11 SEP 2024

Encl
WW/AK

S:\13510 Tung Shing Lei Land Sharing Submission\_OZP Representations\20240912 - Representations submission\Cover
Letter\20240911 - draft cover letter.doc

10/F Cheung Wah Industrial Building 10-12 Shipyard Lane Quarry Bay Hong Kong T +852 2869 8661 F +852 2526 3281 www llewelynd.com
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From: roy Ng [

Sent: 2024-09-11 2= 11:27:39

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

Subject: Representation relating to Nam Sang Wai Outline Zoning Plan
(OZP) (No. S/YL-NSW/8)

Attachment: TPB20240911(NSW).pdf

Dear Sir/Madam,

Please refer to the attachment for the captioned.

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 51} 4275 : The Conservancy Association %1t
(Incorporated in Hong Kong with limited liability by guarantee FA & TR L HTERA IR H])

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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11" September 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 Nam Sang Wai Outline Zoning Plan (OZP) (No. S/YL-NSW/8)

The Conservancy Association (CA) would express concerns on the proposed

amendments in the captioned OZP.

ltem Al, A2, B, C ;

1.  Notin line with planning intention of Wetland Conservation Area (WCA) and
Wetland Buffer Area (WBA)

According to TPB Guidelines No. 12C, the site lies within WBA and very close to WCA.

It states that “In considering development proposals in the Deep Bay Area, the Board

adopts the Studys recommended principle of “no-net-loss in wetland” which provides
for the conservation of continuous and adjoining fish ponds”. The planning intention of
WBA is “fo protect the ecological integrity of the fish ponds and wetland within the WCA
and prevent development that would have a negative off-site disturbance impact on the

ecological value of fish ponds™.

From the Master Layout Plan, the proposed development would involve pond filling and
lead to direct loss of wetland. Some residential towers are also very close to the boundary
of WCA (especially the eastern part) and such arrangement would bring disturbance to
wetland within WCA. Currently we cannot see sufficient details are available to justify
that the proposed amendments would adhere to the planning intention of WCA and WBA,

as well as the principle of “no-net-loss in wetland™.
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2. Inconsistent with geographical limit under Land Sharing Pilot Scheme (LSPS)
To strike a balance between development and conservation, Development Bureau once

stated that private lots falling within some ecologically-sensitive areas, such as 12

priority sites for enhanced conservation under the New Nature Conservation Policy

(NNCP) will not be eligible for LSPS'. The website of Development Bureau also

demonstrates that geographical limit under LSPS remains unchanged®.b However, what

we note is that part of the proposed LSPS site overlaps with priority sites for enhanced

conservation (i.e. Deep Bay Wetland outside Ramsar Site) (Figure 1). Indeed this plan

should not be qualified under LSPS criteria at the first place. We do not understand why

this plan can still enter plan-making process in this stage. Clarification is necessary.

3. Adversely affecting the establishment of proposed Nam Sang Wai Wetland
Conservation Park (NSW WCP)

According to the Brief of Strategic feasibility Study on the Development of Wetland
Conservation Parks System under the Northern Metropolis Development Strategy, the
extent of study area for five proposed Wetland Conservation Parks, NSW WCP, has been
shown. The NSW WCP would cover a total area of about 460 hectares (around 400
hectares in WCA and 60 hectares in WBA). From our preliminary observation, the
proposed site for LSPS lies within the study area of NSW WCP (Figure 2).

We are concerned about the following issues:

- Direct loss of land for NSW WCP: not only conservation works, some ancillary
facilities necessary for the establishment of NSW WCP would not be able to be
planned in the proposed site for LSPS

- Interface with NSW WCP: the proposed site for LSPS would be very close to or
surrounded by study area, we worry that indirect environmental disturbance on
NSW WCP would be substantial

! Legco Panel on Development — Land Sharing Pilot Scheme (Dec 2019).
https://www.legco.cov.hk/yr19-20/english/panels/dev/papers/dev20191126¢b1-160-3-e.pdf

? Geographical Limit under Land Sharing Pilot Scheme — Development Bureau
https://www.devb.gov.hk/en/issues_in_focus/land_sharing pilot_scheme/Geographical_Limit/index.ht
ml
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4. Too large development scale

To our understanding, some of the development parameters of the proposed LSPS,
compared with the one in 2022, has been amended. However, we opine that there are no
substantial reduction in development scale. See Table 1 below.

Table I Comparison on development parameters between 2021 and 2024 LSPS

2022 2024 Change
Development Site About 4.5ha About 4.5ha No
Area
No. of Units 3,129 3,129 No
(Public: 1,261) (Public: 1,261)
(Private: 1,868) (Private: 1,868)
No. of Towers 9 7 No substantial
change
(Previous 4 towers
have been
combined into 2
individual towers)
Maximum building 99.9mPD 100mPD No substantial
height changes
Population 8,384 8,384 No
(Public: 5,231) (Public: 5,231)
(Private: 3,153) (Private: 3,153)

Although some may argue that development scale is compatible with the residential
development (Application No. A/YL-NSW/274) right next to the proposed site for LSPS,
indeed low development density with no more than 3 storeys high is still maintained in
most of Nam Sang Wai area. Without further reduction in development scale, the
proposed LSPS is still incompatible with the surrounding environment.

5.  Adverse ecological impacts despite provision of EcolA

- Failure to secure flight line of avifauna

Figure 8a and 8b showed the flight zone analysis with proposed building layout in 2019
and 2020. However, information such as flight height, major and minor flight lines,
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individual survey for all roosting birds, bird species within the flight lines, etc., are not

shown to justify the current layout.

Moreover, when we refer to the flight lines approved rezoning application (No. Y/YL-
NSW/4) in January 2018, it could be concluded that about 51.3% of flight lines have
passed through the proposed site for LSPS (Figure 3). Even though the EcolA concluded
that chance of recolonization to Tung Shing Lane Egretry is low, no precautionary
measures (as shown in the EcolA that no mitigation), were proposed to minimize
potential fragmentation effect to flight-line of waterbird during construction and

operation phase.

- Human disturbance

Section 6.3.8 of EcolA claimed that landscape area will be established at the periphery
of the proposed site for LSPS as a building set back from WCA. It would also serve as a
buffer to shield potential noise, traffic and other human disturbance. However, the
proposed residential towners are 26-27 storeys high, and buffer planting can only screen
less than half of residential towers. It is still questionable how such mitigation measure

can mitigate potential human disturbance during operation phase.

- Light glare disturbance
It seems that light assessment attached in current EcolA only targeted several sensitive

receivers, such as cormorant night roost in Nam Sang Wai, Mai Po Bent-winged Firefly
habitats at Shan Pui River and Kam Tin River Meander, and night roost of ardeids at
Kam Tin River Drainage Channel. However, potential light glare disturbance on
migratory birds in ponds/wetland close to the proposed site for LSPS have not been
provided or assessed. Worse still, it is also unknown whether other light sensitive

nocturnal species would be disturbed.

Moreover, some of the key assumptions did not reflect the worst-case scenario and
strongly adhere to precautionary approach principle:

e Only lighting in the units that facing north and northwest are considered in the
model as the light from other directions would be completely blocked by the
building itself

e For every unit facing north and northwest in all 7 residential towers, lighting in

the living room and one bedroom would be turned on
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e Outdoor and security lighting are not included in the simulation

We can imagine that under such assumptions, wetlands in WCA close to eastern
boundary of the proposed site for LSPS would be greatly disturbed. The proposed 3
compensation wetlands can also be subject to light glare disturbance. Whether they are

effective in mitigating ecological impact is doubtful.

6.  Unclear details of compensation wetland

A total pond area of 6,900m? would be filled up for LSPS. Compensation wetland would

be provided in face of such direct ecological impact. However, we are concerned on the

following:

- Wetland compensation in piecemeal manner: 3 water bodies would be proposed in
southeastern corner, southern middle and southwestern corner (with an area of
4,000m2, 1,700m? and 1,200m?) of the proposed site for LSPS for wetland
compensation. However, the effectiveness of such scattered wetland compensation
is very doubtful (Figure 4). Besides, it is also unclear how synergistic effects
between the proposed compensation wetland and wetlands within WCA might

occur.

For Compensation wetland D, the proposal would lead to dividing an existing pond
into 2 parts. Part of a pond will be outside the site boundary. It is assumed that
there would be 2 management approach in this one single pond, but whether this
would ensure ecological integrity is not clearly mentioned or evaluated in the

application.

- Insufficient details of Habitat Creation and Management Plan (HCMP): HCMP
acting as one of the core elements in wetland compensation would be determinant
in justifying how effective a wetland compensatory plan would be. However, only

an outline is provided at this moment.

- [nsufficient details of financial arrangement: The proposed compensation wetlands
is claimed to be maintained and managed together with the future private

residential portion, with reference to the approaches demonstrated in Sha Po
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Marsh?. No further details are available to demonstrate financial arrangement of
compensation wetland management and how to sustain wetland management in

future.

7. Cumulative impact

Over the past decade, there are already cumulative loss of wetlands in the Deep Bay
wetland ecosystem. For instance, the majority of Tin Shui Wai, Yuen Long Industrial
Estate, Fairview Park and Palm Spring as well as Futian District of Shenzhen were all
built on wetland. Furthermore, many large-scale development applications inside WBA
around Nam Sang Wai have been approved or submitted for approval. The entire region

has been under high development pressure.

In future, the adjacent San Tin technopole, Northern Link, Ngau Tam Mei development
under Northern Metropolis Development Strategy would further increase development
pressure within the region. In such case, the proposed development would merely
constitute greater pressure in the already rather fragile Deep Bay ecosystem.
Development would further encroach into lands with conservation and landscape values ,

and decrease overall quality of the environment.

Based on the above, we DO NOT SUPPORT Item A1, A2, B, C amendments.

Item D
We SUPPORT Item D amendment. The presumption against development in this area

should be strongly upheld.

ltem £

1.  Not in line with the planning intention of Wetland Buffer Area (WBA)
According to the Town Planning Board Guidelines for Application for Developments
within Deep Bay Area (TPB PG-No. 12C), the application site is located within WBA.
The planning intention of WBA is “fo protect the ecological integrity of the fish ponds
and wetland within the WCA and prevent development that would have a negative off-

site disturbance impact on the ecological value of fish ponds™.

3 Section 7.1. Appendix L of Revised Ecological Impact Assessment
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By introducing a population of 5,592 and 1,997 flats, such large development scale
would potentially induce adverse off-site disturbance impacts on adjacent wetland in
Wetland Conservation Area (WCA), affect ecological function and integrity of Deep Bay
wetland ecosystems. We opine that this is definitely not in line with the TPB PG- No.
12C and the planning intention of WBA.

2. Incompatible with the surrounding environment

Regarding Other Specified Uses (Comprehensive Development to include Wetland
Restoration Area) (OU(CDWRA)), Section 9.8.12 of the Explanatory Statement of
Approved Nam Sang Wai Outline Zoning Plan (S/YL-NSW/9) mentions that “To be in
line with the rural setting which is mainly low-rise residential developments and village
houses, to minimize visual impact and to take into account the capacities of local road
network and infrastructure in this area, development or redevelopment shall not result
in a total development or redevelopment in excess of a maximum plot ratio of 0.4 and a
maximum building height of 6 storeys including car park”. The proposed application,
comprising 7 residential blocks, 15 storeys with plot ratio 1.5, would be a large
amendment to the original planning requirement. It is also highly incompatible with the
surrounding rural setting with low development density which is usually no more than 3

storeys high.

3.  Lack of details of Wetland Restoration Creation Scheme

According to Wetland Restoration and Creation Scheme (WRCS) — Fishpond Operation
Plan submitted by the applicant, we found that it there are no details long-term
management and maintenance. Especially, the applicant failed to assess any secondary
ecological impacts due to daily operation of fish farmers. Besides, the applicant did not
mention the target species (such as birds) for the WRCS. It would be difficult to assess
the effectiveness of the whole WRCS.

Based on the above, we DO NOT SUPPORT Item E amendment.

Others — Explanatory Statement

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

“no-net-loss in wetland” principle have been amended in the Explanatory Statement.
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“Within the “OU(CDWRA)" 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 8.10) (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 11.1) (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

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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Figure 1 Part of the proposed LSPS site (marked in yellow) overlaps with

priority sites for enhanced conservation (i.e. Deep Bay Wetland outside Ramsar

Site) (marked in pruple)
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Figure 2 From our preliminary observation, the proposed site for LSPS
g p ry prop

(marked in red) lies within the study area of NSW WCP (marked in pink)
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Figure 3 Referring to the flight lines approved rezoning application (No.

Y/YL-NSW/4%) in January 2018, it could be concluded that about 51.3% of flight

lines (i.e. Flight line 3, 4 and 5) have passed through the current LSPS site (marked
in red)
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gure 4

The location of 3 compensation wetland, with an area of 4,000m?,

1,700m? and 1,200m?, would be in southeastern corner, southern middle and

southwestern corner of the proposed site for LSPS.
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For Compensation wetland D, the proposal would lead to dividing an
existing pond (marked in dark blue) into 2 parts. Part of a pond
(shaded in vellow) will be outside the site boundary. It is assumed that

there would be 2 management approach in this one single pond, but

s
mesann

whether this would ensure ecological integrity is not clearly
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mentioned or evaluated in the application

Figure 9 Proposed Building




Representation Number: Submiceion NOaRBEr

ClUrgent CIReturn receipt ClExpand Group CIRe | TPB/R/S/YL-NSW/9-R003 TPB/R/S/YL-NSW/9-5008

From: e R A S

Sent: 2024-09-12 2Py 03:30:10

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

Subject: AMENDMENTS TO NAM SANG WAI OZP NO. S/YL-NSW/8

Dear TPB Members,
AMENDMENTS TO NAM SANG WAI OZP NO. S/YL-NSW/8

Item A1 — 2.1ha. Rezoning of a site to the north of Ho Chau Road from “Res (Group D)” to
“Res (Group A)1" with stipulation of BHR 100mPD.

4 blocks PH / 1,868 units / NEC / Home Care Services / OS 5,231sg.mt / 264 Vehicle
Parking

ltem A2 — 2.4ha. Rezoning of a site to the north of Ho Chau Road from “R(D)" to “Res
(Group A)2” with stipulation of BHR 100mPD. Land Sharing Pilot Scheme.

3 blocks / 1,261 units / Kindergarten / PTT / OS 3, 153sq.mt / 280 Vehicle Parking

ltem B — 0.3ha. Rezoning of a site to the north of Ho Chau Road from “R(D)" to “Other
Specified Uses” annotated “Pumping Station”.

STRONG OBJECTIONS TO THE LSPS DEVELOPMENT. THE PROPOSED
DEVELOPMENTS WOULD WIPE OUT A CONSIDERABLE AREA OF PONDS THAT ARE
PROTECTED UNDER THE REGULATIONS. THIS IS AN ALARMING PROPOSAL IN VIEW
OF THE DETERIORATING CLIMATIC CONDITIONS THAT HAVE BEEN FORECAST AND
THE STRONG POSSIBILITY OF RISING SEA LEVELS AND EXTENSIVE FLOODING ON
OUR EXPOSED WESTERN FLANKS.

Now that HA, under pressure from the Central Government, has finally taken steps to
address the wide spread abuse of public housing and has introduced more stringent means
testing and the long overdue cross referencing with other government depts to identify those
applicants who own properties and other assets, there will be a declining demand for

PH. Over 5,000 units have already been taken back and that is just the tip of the

iceberg. Tax payers have been complaining for years about the obvious signs of
exploitation.

There is therefore no justification to destroy wetlands to provide PH estates and in view of
the over supply of private residential certainly no need for additional development in that
area.

6,900sq.mts ponds to be filled in and compensated with “landscaped ponds”. We know what
that means. Cement lined pools bordered with shrubs. Sterile and devoid of all the
attributes that natural ponds provide to nurture water creatures, other fauna and flora.

153 trees felled — only 49 compensated

4.15. According to the LDTPRP, a total of 153 trees is proposed to be removed due to the
proposed LSPS development. Most of the trees are in poor form, poor fo fair health and/or
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low amenity value. No registered Old and Valuable Tree is identified. 104 trees to be
removed are undesirable and invasive species, and no compensation is considered
necessary. To mitigate the landscape impact, 49 new heavy-standard trees will be provided
within the proposed LSPS development as part of the landscape proposal.

This is a shocking and escalating trend to justify clearing trees and avoid the previously
accepted 1:1 compensation. One more deceitful process to add to the many introduced
recently by the administration in pursuit of its goal to destroy most of our natural resources .

Re the development parameters, the provision of community services is grossly
inadequate. The sites are a long way from urban centres but the proposed community
services are no where close to the 5% stipulated in the Policy Address. The Non Domestic
GFA of the PH development is a MERE 1.8%, and that is probably mostly retail. The
community services at the private portion are a PTl and a kindergarten. The latter is
essentially a commercial service as this service is fee paying.

Item C — 0.9ha. Rezoning of a strip of land to the north of Ho Chau Road from “R(D)" to
IIVTDH

STRONGEST OBJECTIONS. NO RATIONAL HAS BEEN PROVIDED TO JUSTIFY ANY
INCREASE IN THE ALREADY VERY EXTENSIVE V' ZONINGS.

The Small House Policy is unsustainable, discriminatory and wide open to corruption
and manipulation. There is absolutely no justification to extend it.

The lots are some distance from Shan Pui Tsuen and clearly well outside the stipulate
300 feet criteria:

Land suitable for building small houses is confined to areas within Village Environs (VE). As
a general rule, VE refers to a 300-feet radius from the edge of the last village type
house built before the introduction of the Policy on December 1, 1972

Item D — 1.4ha. Rezoning of a knoll to the north of Ho Chau Road from “R(D)" to “Green
Belt". To reflect existing site conditions.

FULLY SUPPORT

Item E — 6.8ha. Rezoning of a site at Wing Kei Tsuen from “OU" annotated “Comprehensive
Development to Include Wetland Restoration Area to “OU" annotated “Comprehensive
Development to Include Wetland Restoration Area 1" with stipulation of BHR. YIYL-NSW/7
APPROVED 10 Nov 2023

7 Blocks / 1997 Units / 2 Club houses / Retail / Kindergarten / 100 place Child Care Centre /
PR 1.548 / 54mPD / 0S 5,992sq.m / 716 Vehicle Parking

Strong objections:

[8S]
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It is quite clear from current market conditions and sentiment that Hong Kong is facing a glut
of private residential units. Further erosion of the wetlands to generate additional stock is
unacceptable when the world is facing alarming and unpredictable climate phenomenon and
the focus should be on shoring up coastal defences.

>

Another intrusive into wetlands plan that has grown more ambitious with time.

https://www.epd.gov.hk/eia/register/profile/latest/esb240/esb240.pdf

2011 - The Project will comprise a low-rise residential component with a building height of
not more than 6 storeys at a plot ratio of not more than 0.4 and areas allocated for
wetland restoration.

What is it with developers that, despite their vast brownfield holdings in NT, they are fixated
on trashing the most sensitive wetlands, essential defences in an era of climate change?

The functions of wetlands include protecting and improving water quality, providing fish and
wildlife habitats, storing floodwaters and maintaining surface water flow during dry
periods. Large scale residential development interferes with these functions and introduces

elements that impede them.

The plan is preposterous. Some of the towers are within spitting distance of the ponds and
at 15 floors create a wall effect. That the noise and light pollution would seriously impact the
attraction of the ponds to migrating birds is plain to see.

According to the AFCD website :
Why conserve wetlands?

Wetlands are among the world's most productive environments. The interactions of physical,
chemical and biological components of a wetland enable it to perform vital functions in
ecosystems and the well-being of human communities in general.

Ecological value:

They are cradles of biological diversity supporting countless species of plants and animals, in
particular waterfowls, by providing food, breeding and nursery grounds.

Functional value:

They also perform vital functions including water storage, flood control, erosion control, shore
stabilization and water purification through retention of sediments and filtering out pollutants,
climate stabilization etc.

Economic and amenity values:

Wetlands provide economic benefits, for example, fish farming in aquacultural ponds and wet
agricultural activities. They also provide recreation, amenity and landscape opportunities.

Re the plan itself, no bicycle parking.



OUrgent [JReturn receipt [CJExpand Group [JRestricted [lPrevent Copy

Adding some more rows of plantation trees beside T5 and T7 does not address the impact of
tall buildings on the ponds. T3 is particularly problematic as the single line of trees would
certainly not prevent light and noise pollution from impacting the circadian rhythm of the
fauna and aquatic life forms associated with the genuine function of ponds as breeding
grounds, shelter and drinking/feeding locations for a variety of wildlife.

The cumulative impact of all these developments is not evaluated. A member
questioned the lack of comprehensive planning and review and how these various
applications for relaxation could overstrain the infrastructure, capacity and provision
of community services as well as the environmental capacity of the district. His views
of course were ignored.

The Wetland Restoration/Compensation proposal is to fill in the existing pond and
replace with commercial fishponds. This raises the alarming possibility of concrete
lined ponds and exploitation. In addition, the facilities are to be funded via grants and
government funding. So the developer gets to cash in on the property sales and the
tax payers gets saddled with the funding and maintenance of the artificial ponds. A
Head | win, tails you lose scenario.

Amendments to the Notes of the Plan

(d) Incorporation of ‘Field Study/Education/Visitor Centre’ and ‘Hotel (Holiday House only)’
under Col 2 of the Notes for “V" zone.

OBJECT. THE PLANNING INTENTION OF “v" ZONE IS TO PROVIDE HOME FOR
INDIGINOUS VILLAGERS. HOTELS AND HOLIDAY HOMES ARE COMMERCIAL
ENTERPRISES. IF THERE IS NO DEMAND FOR NET HOUSES THEN THE
ADMINSTRATION SHOULD RESUME THE LOTS AND USE THEM TO PROVIDE
SUBSIDIZED LOW RISE RESIDENTIAL. IN ADDITION, THIS SETS A TERRITORY WIDE
PRECEDENT THAT CAN BE EASILY ABUSED.

(f) Incorporation of ‘Zoo' under Col 2 of the Notes for “G/IC” zone.

THERE IS NO PLACE IN A CIVILIZED SOCIETY FOR THIS 19™ CENTURY FORM OF
ENTERTAINMENT. THE ADVANCES IN IT ALLOW IMMERSIVE

EXPERIENCES. KEEPING ANIMALS IN CAGES IS NO LONGER JUSTIFIED WHEN
THEY CAN BE LEFT FREE IN THEIR NATURAL HABITAT WHILE TECHNOLOGY
ALLOWS PEOPLE TO VIEW AND UNDERSTAND NATURE IN ITS MANY FORMS.

TO ADD SUCH DEVELOPMENT IS SUBJECT TO PLANNING PERMISSION INDICATES
SUPPORT FOR SUCH BARBARIC AMENITIES. (like Botanical Gardens)

(h) Revision to the Remarks of the Notes for “OU(CDWEA)", “OU(CDWRA)" and
“Conservation Area” zones on filling of land/pond and excavation of land clause in
accordance with the Master Schedule of Notes to Statutory Plans.

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
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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.

This OZP should be rejected.

Mary Mulvihill
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From: mm1947

Sent: 2024-09-12 Z£HiMY 03:41:13

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

Subject: Re: AMENDMENTS TO NAM SANG WAI OZP NO. S/YL-NSW/8

That no community services be included when the HKPSG data shows ZERO
provision of many services is alarming. :

From: mm1947 R

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

Date: Thursday, 12 September 2024 3:30 AM HKT

Subject: AMENDMENTS TO NAM SANG WAI OZP NO. S/YL-NSW/8

Dear TPB Members,
AMENDMENTS TO NAM SANG WAI OZP NO. S/YL-NSW/8

ltem A1 —2.1ha. Rezoning of a site to the north of Ho Chau Road from “Res (Group D)" to
“Res (Group A)1” with stipulation of BHR 100mPD.

4 blocks PH / 1,868 units / NEC / Home Care Services / OS 5,231sq.mt / 264 Vehicle
Parking

ltem A2 — 2.4ha. Rezoning of a site to the north of Ho Chau Road from “R(D)" to “Res
(Group A)2” with stipulation of BHR 100mPD. Land Sharing Pilot Scheme.

3 blocks / 1,261 units / Kindergarten / PTT / OS 3,153sq.mt / 280 Vehicle Parking

Item B — 0.3ha. Rezoning of a site to the north of Ho Chau Road from “R(D)" to “Other
Specified Uses” annotated “Pumping Station”.

STRONG OBJECTIONS TO THE LSPS DEVELOPMENT. THE PROPOSED
DEVELOPMENTS WOULD WIPE OUT A CONSIDERABLE AREA OF PONDS THAT ARE
PROTECTED UNDER THE REGULATIONS. THIS IS AN ALARMING PROPOSAL IN
VIEW OF THE DETERIORATING CLIMATIC CONDITIONS THAT HAVE BEEN
FORECAST AND THE STRONG POSSIBILITY OF RISING SEA LEVELS AND
EXTENSIVE FLOODING ON OUR EXPOSED WESTERN FLANKS.

Now that HA, under pressure from the Central Government, has finally taken steps to
address the wide spread abuse of public housing and has introduced more stringent
means testing and the long overdue cross referencing with other government depts to
identify those applicants who own properties and other assets, there will be a declining
demand for PH. Over 5,000 units have already been taken back and that is just the tip of
the iceberg. Tax payers have been complaining for years about the obvious signs of
exploitation.
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There is therefore no justification to destroy wetlands to provide PH estates and in view of
the over supply of private residential certainly no need for additional development in that
area.

6,900sq.mts ponds to be filled in and compensated with “landscaped ponds”. We know
what that means. Cement lined pools bordered with shrubs. Sterile and devoid of all the
attributes that natural ponds provide to nurture water creatures, other fauna and flora.

153 trees felled — only 49 compensated

4.15. According to the LDTPRP, a total of 153 trees is proposed to be removed due to the
proposed LSPS development. Most of the trees are in poor form, poor to fair health and/or
low amenity value. No registered Old and Valuable Tree is identified. 104 trees to be
removed are undesirable and invasive species, and no compensation is considered
necessary. To mitigate the landscape impact, 49 new heavy-standard trees will be
provided within the proposed LSPS development as part of the landscape proposal.

This is a shocking and escalating trend to justify clearing trees and avoid the previously
accepted 1:1 compensation. One more deceitful process to add to the many introduced
recently by the administration in pursuit of its goal to destroy most of our natural resources.

Re the development parameters, the provision of community services is grossly
inadequate. The sites are a long way from urban centres but the proposed community
services are no where close to the 5% stipulated in the Policy Address. The Non Domestic
GFA of the PH development is a MERE 1.8%, and that is probably mostly retail. The
community services at the private portion are a PTl and a kindergarten. The latter is
essentially a commercial service as this service is fee paying.

Item C — 0.9ha. Rezoning of a strip of land to the north of Ho Chau Road from “R(D)" to

. VITD”

STRONGEST OBJECTIONS. NO RATIONAL HAS BEEN PROVIDED TO JUSTIFY ANY
INCREASE IN THE ALREADY VERY EXTENSIVE V' ZONINGS.

The Small House Policy is unsustainable, discriminatory and wide open to
corruption and manipulation. There is absolutely no justification to extend it.

The lots are some distance from Shan Pui Tsuen and clearly well outside the
stipulate 300 feet criteria:

Land suitable for building small houses is confined to areas within Village Environs (VE).

As a general rule, VE refers to a 300-feet radius from the edge of the last village type
house built before the introduction of the Policy on December 1, 1972

ltem D — 1.4ha. Rezoning of a knoll to the north of Ho Chau Road from “R(D)" to “Green
Belt". To reflect existing site conditions.

FULLY SUPPORT

3]
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Item E — 6.8ha. Rezoning of a site at Wing Kei Tsuen from "OU” annotated
“Comprehensive Development to Include Wetland Restoration Area to “OU” annotated
“Comprehensive Development to Include Wetland Restoration Area 1" with stipulation of
BHR. Y/YL-NSW/7 APPROVED 10 Nov 2023

7 Blocks / 1997 Units / 2 Club houses / Retail / Kindergarten / 100 place Child Care Centre
/ PR 1.548 / 54mPD / 0S 5,992sq.m / 716 Vehicle Parking

Strong objections:

It is quite clear from current market conditions and sentiment that Hong Kong is facing a
glut of private residential units. Further erosion of the wetlands to generate additional stock
is unacceptable when the world is facing alarming and unpredictable climate phenomenon
and the focus should be on shoring up coastal defences.

Another intrusive into wetlands plan that has grown more ambitious with time.

https://www.epd.gov.hk/eia/register/profile/latest/esb240/esb240.pdf

2011 - The Project will comprise a low-rise residential component with a building height
of not more than 6 storeys at a plot ratio of not more than 0.4 and areas allocated for

wetland restoration.

What is it with developers that, despite their vast brownfield holdings in NT, they are fixated
on trashing the most sensitive wetlands, essential defences in an era of climate change?

The functions of wetlands include protecting and improving water quality, providing fish and
wildlife habitats, storing floodwaters and maintaining surface water flow during dry

periods. Large scale residential development interferes with these functions and
introduces elements that impede them.

The plan is preposterous. Some of the towers are within spitting distance of the ponds and
at 15 floors create a wall effect. That the noise and light pollution would seriously impact
the attraction of the ponds to migrating birds is plain to see.

According to the AFCD website :
Why conserve wetlands?
Wetlands are among the world's most productive environments. The interactions of

physical, chemical and biological components of a wetland enable it to perform vital
functions in ecosystems and the well-being of human communities in general.

Ecological value:

They are cradles of biological diversity supporting countless species of plants and animals,
in particular waterfowls, by providing food, breeding and nursery grounds.

Functional value:

(W8]
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They also perform vital functions including water storage, flood control, erosion control,
shore stabilization and water purification through retention of sediments and filtering out

pollutants, climate stabilization etc.
Economic and amenity values:

Wetlands provide economic benefits, for example, fish farming in aquacultural ponds and
wet agricultural activities. They also provide recreation, amenity and landscape
opportunities.

Re the plan itself, no bicycle parking.

Adding some more rows of plantation trees beside T5 and T7 does not address the impact
of tall buildings on the ponds. T3 is particularly problematic as the single line of trees
would certainly not prevent light and noise pollution from impacting the circadian rhythm of
the fauna and aquatic life forms associated with the genuine function of ponds as breeding
grounds, shelter and drinking/feeding locations for a variety of wildlife.

The cumulative impact of all these developments is not evaluated. A member
questioned the lack of comprehensive planning and review and how these various
applications for relaxation could overstrain the infrastructure, capacity and
provision of community services as well as the environmental capacity of the
district. His views of course were ignored.

The Wetland Restoration/Compensation proposal is to fill in the existing pond and
replace with commercial fishponds. This raises the alarming possibility of concrete
lined ponds and exploitation. In addition, the facilities are to be funded via grants
and government funding. So the developer gets to cash in on the property sales and
the tax payers gets saddled with the funding and maintenance of the artificial ponds.
A Head | win, tails you lose scenario.

Amendments to the Notes of the Plan

(d) Incorporation of ‘Field Study/Education/Visitor Centre’ and ‘Hotel (Holiday House only)’
under Col 2 of the Notes for V" zone.

OBJECT. THE PLANNING INTENTION OF “V" ZONE IS TO PROVIDE HOME FOR
INDIGINOUS VILLAGERS. HOTELS AND HOLIDAY HOMES ARE COMMERCIAL
ENTERPRISES. IF THERE IS NO DEMAND FOR NET HOUSES THEN THE
ADMINSTRATION SHOULD RESUME THE LOTS AND USE THEM TO PROVIDE
SUBSIDIZED LOW RISE RESIDENTIAL. IN ADDITION, THIS SETS A TERRITORY
WIDE PRECEDENT THAT CAN BE EASILY ABUSED.

(f) Incorporation of ‘Zoo’ under Col 2 of the Notes for “G/IC” zone.

THERE IS NO PLACE IN A CIVILIZED SOCIETY FOR THIS 19™ CENTURY FORM OF
ENTERTAINMENT. THE ADVANCES IN IT ALLOW IMMERSIVE

EXPERIENCES. KEEPING ANIMALS IN CAGES IS NO LONGER JUSTIFIED WHEN
THEY CAN BE LEFT FREE IN THEIR NATURAL HABITAT WHILE TECHNOLOGY
ALLOWS PEOPLE TO VIEW AND UNDERSTAND NATURE IN ITS MANY FORMS.
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TO ADD SUCH DEVELOPMENT IS SUBJECT TO PLANNING PERMISSION INDICATES
SUPPORT FOR SUCH BARBARIC AMENITIES. (like Botanical Gardens)

(h) Revision to the Remarks of the Notes for “OU(CDWEA)", “OU(CDWRA)" and
“Conservation Area” zones on filling of land/pond and excavation of land clause in
accordance with the Master Schedule of Notes to Statutory Plans.

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.

This OZP should be rejected.

Mary Mulvihill



Submission Number:

TPB/R/S/YL-NSW/3-S009

OUrgent OReturn receipt CExpand Group URe [ Representation Number:
TPB/R/S/YL-NSW/9-R004

tpbpd/PLAND

HE: wonG, suet Mei [ NN

HHEE: 202409813028 T 10:18

WA tpbpd/PLAND

x5: Re: HKBWS's comments on the Proposed Amendments to the Approved Nam Sang Wai
QOutline Zoning Plan No. S/YL-NSW/8

Rl Internet Email

Dear sir/madam,

As requested under the planning guideline No. 29B, | would like to provide the following information:

Full name: Wong Suet Mei
First 4 alphanumeric digits of HKID:-

Thanks,

Wong Suet Mei | #2548
Senior Conservation Officer | &&k{rE F (T
The Hong Kong Bird Watching Society | 75 &

wrote:

Dear Sir/Madam,

The Hohg Kong Bird Watching Society's comments on the Proposed Amendments to the Approved Nam Sang
Wai Outline Zoning Plan No. S/YL-NSW/8 are attached.
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Thank you.

Best Regards,

Wong Suet Mei | #5251

gl

The Hong Kong Bird Watching Society | 7 A& & &




OUrgent [IReturn receipt [JExpand Group [IRestricted [lPrevent Copy

From WONG, Suet el IR

Sent: 2024-09-10 i 18:22:54

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

Ce: Chuan Woo

Subject: HKBWS's comments on the Proposed Amendments to the
Approved Nam Sang Wai Outline Zoning Plan No. S/YL-NSW/8

Attachment: 20240912_NSW_9_OZP_HKBWS.pdf

Dear Sir/Madam,

The Hong Kong Bird Watching Society's comments on the Proposed Amendments to the Approved
Nam Sang Wai Outline Zoning Plan No. S/YL-NSW/8 are attached.

Thank you.

Best Regards,

Wong Suet Mei | &= E1E
Senior Conservation Officer | {40 R & £ (T

FARET




&8 # B T The Hong Kong Bird Watching Society

- QHKBWS
‘Péiﬁﬁ%@

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

10 September 2024
Dear Sir/Madam,

Comments on the Draft Nam Sang Wai Outline Zoning Plan No. S/YL-NSW/9

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. The Hong
Kong Bird Watching Society (HKBWS) would like to express the following planning and
ecological concerns in relation to the Draft Nam Sang Wai Outline Zoning Plan (0ZP)
No. S/YL-NSW/9 (the Draft OZP).

Amendment Al, A2, B, C and D in response to the Land Sharing Pilot Scheme
Application No. LSPS/002 at Ho Chau Road
1 Encroachment into “no-go” areas defined under Land Sharing Pilot Scheme and

failed to identify priority site as sensitive site

According to the Geographical Limit under Land Sharing Pilot Scheme, eight
Conservation-Related Zonings and Areas are identified as “ineligible land”*.
However, this Land Sharing Pilot Scheme application at Ho Chau Road, which is
related to the current Amendment A-D, encroaches into the Priority Site for
Enhanced Conservation named Deep Bay Wetland Outside Ramsar Site (Figure 1).
However, there is not any information such as meeting minutes of the Panel of

! hittps://www.devb.gov.hk/filemanager/tc/content 1166/ConservationRelated2023.pdf

st
Tl
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Lai Chi Kok, Kowloon, Hong Kong
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Advisors, to explain why it was not considered ineligible in the first place.
Moreover, this priority site was not being identified as site of ecological
importance in the Ecological Impact Assessment (EcolA) report as presented in the
RNTPC meeting paper. It reveals the inadequacy in basic desktop study of the
assessment. In principle, we consider the application should be considered
ineligible and is not suitable to enter the plan-making process nor for the

consideration by the Town Planning Board (Board).

Figure 1. The map of Geographical Limit under Land Sharing Pilot Scheme
(Conservation-related Zonings & Areas) shows that the application site at Ho Chau
Road (marked with red color) encroaches into the designated “no-go” areas

(marked with green color).
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2  Town Planning Board Planning Guideline No. 12C

2.1 According to the Town Planning Board Planning Guideline No. 12C2%, it is
stated ‘in_considering development proposals in the Deep Bay Area, the
Board adopts the Study’s recommended principle of “no-net-loss in wetland”
which provides for the conservation of continuous and adjoining fish ponds.
The no-net-loss can refer to both loss in “area” and “function™.

2.2 The current amendment site is located within WBA which is “to protect the
ecological integrity of the fish ponds and wetland within the WCA (Wetland
Conservation Area) and prevent development that would have a negative
off-site disturbance impact on the ecological value of fish ponds.” Moreover,
“As a substantial amount of the fish ponds within the WBA have already
been lost over time through filling and certain areas have been degraded by
the presence of open storage use, these degraded areas may be considered

as target areas to allow an appropriate level of residential/recreational
development so as to provide an incentive to remove the open storage use

and/or to restore some of the fish ponds lost.”

2.3 Referring to the approved Nam Sang Wai Outline Zoning Plan (No. S/YL-
NSW/8), the general planning intention of the plan is to “conserve the
ecological value of the fish ponds which form an integral part of the wetland
ecosystem in the Deep Bay Area... The planning intention of the area further
away from the fish ponds is to protect the ecological integrity of the wetland
ecosystem, and prevent development that would have a negative off-site
disturbance impact on the ecological value of fish ponds.”

2.4 However, the footprint of the proposed development would include the

existing wetlands of 0.69 hectares, which means there would be direct loss
in wetland habitat, no matter it is temporary or permanent, is not in line
with the principle of “no-net-loss in wetland”. Besides, the development
consists of 7 blocks of 26 to 27-storey high domestic towers. This is clearly
incompatible with the nearby rural setting and fishpond landscape, while
the rural environment and the WCA immediately next to the site would

2 Section 6.4 of the Town Planning Board Planning Guideline No. 12C. Available at:
https://www.info.gov.hk/tpb/en/forms/Guidelines/pgl2c e.pdf

i Section 8.3 of Explanatory Notes of the Approved Nam Sang Wai Outline Zoning Plan. Available at:
https://www2.0zp.tpb.gov.hk/plan/ozp_plan_notes/en/S YL-NSW 8 e.pdf#nameddest=U
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probably be degraded. We therefore consider that the proposed high-rise
residential development is not in line with the above planning guideline, and
should be rejected.

3  Underestimation of direct wetland loss
3.1 The development at Ho Chau Road will lead to direct loss in 6.9 ha of pond

&H B # B ® The Hong Kong Bird Watching Society
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wetland, including a pond sized over 4,600m? at the northwest tip of the site,
which is currently well-connected with the surrounding wetland (Figure 2).
Another wetland to be lost is located at southern part. The development will
cut through an existing pond and its size is going to shrink from 3,000m? to
700m?2. This pond is connected to the nearby wetland ecosystem. However,
the EcolA report has evaluated it and the adjoining ponds with similar
condition as Abandoned Pond of Low to Moderate value. It is explained that
“the conditions of these abandoned ponds, which have either dry up or
overgrown by vegetation, and their lower ecological values for waterbirds
when compared with traditional fishponds with drain down practices and
their potential value if properly managed”. Referring back to the EcolA
report, the pond habitat evaluated as “Moderate to High value” has actually
been recorded with same number of species of conservation importance as
in the abandoned pond habitats, while the abandoned pond has been
recorded with other mammal species like Small Asian Mongoose. We
consider the applicant has highly underestimated the ecological value of
abandoned pond. Contrarily, abandoned pond should be regarded as not
lower than “Moderate to High value” as these two pond habitats are of same
level of ecological value while serving distinct ecological function for
different species.

Moreover, the baseline survey was conducted five years ago in 2019 and
2020. Only additional surveys are conducted for Kam Po Road egretry in
2021, but no verification survey was conducted for all other sensitive
receivers before the plan-making process for the consideration of the Board.

We are concerned the current ecological impact assessment is not up-to-
date and is unable to reflect the recent habitat condition. From our
understanding, the “Abandoned Pond” identified by the EcolA report has
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been under certain degree of habitat management.

Figure 2. Below is the habitat map prepared by the applicant. The yellow
dashed circle indicates the 4,600m?-pond well-connected with the
surrounding wetland habitats. The blue dashed circle highlights the pond

that being cut through and filled.

3 Application Site
© 7! Study Area
Habitals

Abandoned
Agricultural Land

Abandoned Pond

Acliva Agricullural
Land

Channel

B Developed Area
Grassland / Shrubland
Meander

I Mitigation Wetland

@ Plantation

M Pond

Bl Reedbed

W Tidal Marsh

W \Wasleland

m Woodland

3.3 To quickly sum up, in order to align with “Precautionary approach” and
“principle of avoidance”, the applicant should prioritize the retainment,
enhancement and restoration of the existing well-connected wetlands and
degraded land instead of going on with plan with direct wetland loss without

providing any alternatives.

4 Questionable effectiveness of Wetland Compensation
4.1 To compensate for the ecological impacts including 6,900 m? direct wetland
loss and off-site impacts, the applicant proposed to construct three
compensation wetlands with a total area of 6,900 mZ. The effectiveness of
the compensation is doubted in the following ways.
4.2  First, 6,900 m? compensation wetlands are not sufficient to compensate for
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the functional loss in wetland inside and outside the development site.
Given the high development intensity, the off-site impacts could affect the
wetland quality with 500 m, leading to general reduction in ecological
function. However, the current compensation area, which is only the same
size as the wetland area to be lost, is incapable to compensate for the off-
site impacts.

4.3 Second, the compensation wetlands are built in three separate parcels,
naming as C, D and E in layout plan submitted by the applicant (Figure 3),
with 4,000 m2, 1,700 m?and 1,200 m?in size respectively. One of them is
even smaller than a standard swimming pool. Moreover, the smaller
wetland parcels are scattered in the southwest, south, and southeast of the
development area. We are concerned such design is unable to serve the

same level of ecological function as performed by the originally larger and
continuous ponds, further raising doubts about the effectiveness of wetland

compensation.

Figure 3. The layout plan for wetland compensation wetlands and buildings.
| N | £ Avgistion St
|A[ P ,:‘:«::.uo.uv)

Compprrtar
B st

Parcel E with the size of 1,200 m?

Parcel D with the size of 1,700 m?

Parcel C with the size of 4,000 m?

4.4 Third, there is not any sound setbacks to buffer the compensation wetlands
from the road infrastructure and residential blocks. For instance, wetland
parcel C will be surrounded by heavy disturbance source including the new
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connection road at the immediate east and another private development
(Planning application no. A/YL-NSW/274) under construction at the
immediate west. The closest distance of the compensation wetlands from

to the residential towers is just 6 m. It is reasonable to anticipate that the
quality and function of the created habitat will be largely undermined by the
disturbance impacts.

Adverse ecological impacts of the proposed high-rise residential development
5.1 The proposed building heights are up to 100 m, equivalent to 27-storey tall.

5.2

5.3

5.4

5.5

Such a high-rise development would create light pollution, noise, traffic,
human disturbance from the massive population, causing serious
disturbance to the adjoining to the wetlands within WCA, adversely
affecting the birds (including the globally endangered Black-faced Spoonbill)
which utilize the habitats close to the site.

Moreover, the potential direct impacts on the flight path of both migratory
birds and breeding birds would be under-estimated under the current
assessment. Although there is flightline survey conducted for wintering
birds and breeding colonies of ardeids, the data adequacy and

representativeness are questionable because of the following reasons.
First, the site is surrounded by many bird species of conservation interest,
such as ardeids’ night roost along Kam Tin River, Great Cormorant night
roost to the north, the waterbirds used to forage in the nearby wetlands and
the Kam Tin River. However, no independent flightline surveys are
conducted for all the roosting birds.

Second, the vantage points of conducting the surveys are low in elevation,
which does not allow the surveyors to get complete picture on the bird flight
movement from departure to landing. Especially for those target birds (i.e.
breeding birds of Kam Po Road egretry) that could probably travel a distance
up to 2-4 km during each flight, a vantage point at a higher elevation is
necessary to properly record each flightline more precisely.

Third, in terms of data presentation, the use of arrowed lines has over-
simplified the flight movement of wintering birds and Kam Po Road egretry.
There is no indication of actual number of flightline represented in each
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arrowed lines, the locations where the birds took off and landed, the
composition of bird, the flight heights, etc. Absence of these information will
possibly mislead the Board that the impacts on the “minor” and “occasional”
flightlines are insignificant even though the actual usage is considerable.

5.6 In short, allowing such a high-rise development would set undesirable
precedent to the similar applications in both Nam Sang Wai area and Deep

Bay area.

6 Absence of setback for ecology

A 6m-setback was provided according to the layout plan (Figure 4). From
ecological perspective, it is obviously inadequate to effectively buffer the wetlands
from the potential impacts of high-rise buildings. High-rises can disturb wildlife,
leading to stress and habitat abandonment. They can also generate light and noise
pollution, cast shadows, create microclimatic changes, and generate noise, all of
which can negatively affect the sensitive wetland ecosystem. According to the
Study on Ecological Value of Fish Ponds in Deep Bay area, a setback of over 180m
wide, together with ecological landscape design, is recommended for middle-rises.
We consider a much wider width of setback should be provided for the current
proposed high-rises based on sound scientific study.

Figure 4. The map indicating the building setback of the development.
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Amendment E in response to application no. Y/YL-NSW/7

7

Not in line with the planning intention of the “Other Specified Uses (for
“Comprehensive Development to include Wetland Restoration Area” only)”
(OU(WRA)) zoning and the Wetland Buffer Area (WBA) under the Town Planning
Board Planning Guideline No. 12C

7l

72

7.3

7.4

The development site mainly falls within WBA in Deep Bay area. According
to the Town Planning Board Guideline No. TPB PG-NO. 12C, ‘in considering
development proposals in the Deep Bay Area, the Board adopts the Study’s
recommended principle of “no-net-loss in wetland”. Moreover, WBA is “to
protect the ecological integrity of the fish ponds and wetland within the WCA
and prevent development that would have a negative off-site disturbance

impact on the ecological value of fish ponds.” Moreover, “As a substantial
amount of the fish ponds within the WBA have already been lost over time
through filling and certain areas have been degraded by the presence of
open storage use, these degraded areas may be considered as target areas

to allow an appropriate level of residential/recreational development so as
to provide an incentive to remove the open storage use and/or to restore

"1

some of the fish ponds lost.
It is zoned as OU(WRA) zone, where 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 open
storage and port back-up uses on degraded wetlands. Any new building
should be located farthest away from Deep Bay” under the Approved Nam
Sang Wai Outline Zoning Plan No. S/YL-NSW/8.

The applicant claimed in the Wetland Restoration and Creation Scheme that
the 2.02ha of restored wetlands would form “wetland and visual buffer”,
However, the proposed residential development, which consists of seven
blocks of 15-storey buildings, is very close to the Wetland Conservation Area
(WCA). It is clearly incompatible with the nearby open and low-density rural
landscape.

Even with the proposed 2.02ha of restored wetlands, we are highly
concerned such development scale would unavoidably bring continuous
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negative off-site disturbance to the nearby wetlands and WCA, and would

further reduce the existing buffer function performed by the application site
and WBA. We therefore consider the proposed development is not in line
with the planning intention of WBA and OU(WRA) and we urge the Town
Planning Board (Board) to reject this rezoning application.

Ecological impacts of the increased development intensity and building heights

8.1 Roosting sites of the scarce winter visitor Grey-headed Lapwing (Vanellus
cinereus) of Local Concern were recorded near the application site within
WCA2:, The nationally Class Il protected raptor species Amur Falcon (Falco
amurensis) was found foraging nearby during our visit in November 2021.
According to the Ecological Impact Assessment Report submitted by the
applicant, 34 bird species were recorded within the site. Wetland-
dependent birds of conservation concern were also recorded, including
Black-winged Kite, Eastern Buzzard, Chinese Pond Heron, Grey Heron,
Little Egret, White-throated Kingfisher, Pied Kingfisher, Amur Falcon etc.
We consider the application site is connected with the wetland ecosystem
in Deep Bay, and the openness and corridor provided by the existing rural

landscape within WBA should be maintained.

8.2 However, we are concerned the environmental impacts of such scale of

residential development, including noise, light pollution, increase in bird

collision risk and the increased human disturbance from the 15-storey high
development and the estimated population of 5,592 people, would
inevitably bring continuous and adverse disturbance to birds and
deteriorates the habitat quality of wetland ecosystem of Deep Bay area.

Other general comments

9
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Conservation Area (“CA")

According to the Explanatory Statement of the Approved Nam Sang Wai OZP, the
planning intention of CA zone is ‘to conserve the ecological value of the wetland
and fish ponds which form an integral part of the wetland ecosystem in the Deep
Bay Area...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 both loss in area and
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function." However, the Draft OZP has revised this to the definition of “No-net-loss
in wetland” to “no decline in wetland or ecological functions served by the existing
fish ponds.” Since there is not any scientifically sound, well-proven and
standardized measurement of ecological functions for wetland loss and
compensation, the adoption of new definition in the Draft 0ZP will undervalue the
importance of habitat area to achieve conservation of ecological value and
integrity of the fishponds, causing confusion and dispute about the interpretation
of “ecological functions” when there is wetland development within CA in the
future.

Fishponds within “Undetermined” (U) zoning should be rezoned to wetland-
conservation-related zonings

It is stated in the Explanatory Statement of the Draft OZP that “at present, these
areas mainly consist of squatters and small stone houses, fish ponds...” From the
map with aerial photograph extracted from the planning portal 3, the area within
U and WCA at the east of the amendment site (A1, A2, B, C and D) is currently
pond wetlands with management. To reflect the current condition of the site and
to conserve the existing wetland and ecological integrity in Deep Bay, the Board
should consider rezoning the wetlands within U zone to wetland-conservation-
related zonings such as CA or Other Specified Uses.

Figure 5. The map extracted
from the planning portal 3
shows the U zone under the
Draft 0ZP  with  aerial
photograph as basemap.
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11 Cumulative ecological impacts and undesirable precedent set on Deep Bay area
11.1 As stated in the Nam Sang Wai OZP, “development within the areas has to
be comprehensively planned as piecemeal development or redevelopment
would have the effect of degrading the environment and thus jeopardizing
the long-term planning intention of the areas”. Cumulative ecological
impacts to the fishponds of Deep Bay area need to be carefully assessed
given that a number of other residential developments have already been
proposed and approved in close proximity of the application site.

11.2 The development pressure of Nam Sang Wai area is enormous. There are
several rezoning or planning applications, such as application no. Y/YL-
NSW/6, A/YL-NSW/274, A/YL-NSW/241, A/YL-NSW/242, A/YL-NSW/267,
Y/YL-NSW/3 and Y/YL-NSW/4, Y/YL-NSW/6, Y/YL-NSW/8, A/YL-NSW/314 ,
emerged in the recent years. All of which are associated with wetland loss
and incompatible developments, causing potential impacts on the migratory
birds, breeding ardeids and also the Great Cormorant nigh roost of
significant size. We are deeply concerned that the disturbances arising from
all of these residential and commercial developments would cumulatively
create a significant amount of disturbances resulting in overall wetland
habitat degradation, abandonment of these egrets’ breeding site and Great
Cormorant night roosts.

11.3 Moreover, the approval of this application will set an undesirable precedent
to the future similar applications in the Deep Bay area, and thus nullifying
the long-established statutory planning control mechanism. We urge that
this application should be rejected in order to protect WCA and WBA from
any development threats.
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We respectfully request for a review of the following amendments and zonings:

l Reject the Amendment Ai, A2, B, Cand D and request the applicant to reduce the
development intensity like the building heights, and to revise the layout design to
include sufficient set-back to provide ecological buffer, based on sound,
comprehensive and up-to-date assessment.

l Reduce the development intensity like the building heights as proposed under
Amendment E

. Rezoning the "Undetermined" zone with fishponds and within the WCA and WBA
to zonings that are effective for wetland conservation such as "Conservation Area" or
"Other Specified Uses" for wetland conservation. This is to ensure that any
development would not cause wetland loss and harm the integrity and ecological

value of Deep Bay wetlands.
B Retain the description of CA zone in the Explanatory Statement of the Approved

Nam Sang Wai OZP to ensure any development should achieve no net loss in both

area and function.

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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9.11 Conservation Area (“CA”) (Total Area: 121.52 ha)

9.11.1

9.11.2

The planning intention of this zone is to conserve the ecological value
of the wetland and fish ponds which form an integral part of the
wetland ecosystem in the Deep Bay Area and function as a substantial
source of food supply for birds and as an important habitat for roosting
and foraging of waterbirds. 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.

The existing fish pond culture within this zone should be maintained
and its continuous operation is encouraged. Conservation management
activities which will enhance the overall Deep Bay wetland ecosystem
are also promoted. The primary intention of this zone is to discourage
new development unless it is required to support the conservation of
the ecological integrity of the wetland ecosystem or the development is
an essential infrastructural project with overriding public interest.
Alternative beneficial uses to fish ponds such as nature reserve or
wetland habitat are permitted as of right within the zone. For those
developments which may be permitted on application to the Board,
such application should be supported by an EcolA and a management
plan to demonstrate that the development would not result in any net
loss in wetland function and negative disturbance impact. Such
development should also be compatible with the conservation
objectives of the wetland in the Deep Bay Area and should be
appropriate as well as be able to enhance the visual and landscape
quality of the area. Wetland compensation is required for any
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9.10  Conservation Area (“CA™) (Total Area 72.90 ha)

9.10.1 The planning intention of this zone is to conserve the ecological value
of the wetland and fish ponds which form an integral part of the wetland
ecosystem in the Deep Bay Area and function as a substantial source of
food supply for birds and as an important habitat for roosting and
foraging of waterbirds. The “no-net-loss in wetland™ principle is
adopted for any change in use within this zone. “No-net-loss in wetland™

-16-
SIYL-MPr7

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.
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From: EAP KFBG

Sent: 2024-09-11 E£Hi= 20:52:09

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

Subject: KFBG's representation on draft Nam Sang Wai OZP S/YL-
NSW/9

Attachment: 240911 KFBG's representation on draft S-YL-NSW-9.pdf

Dear Sir/ Madam,

Attached please see KFBG's representation on draft Nam Sang Wai OZP S/YL-NSW/9.
Representer: Kadoorie Farm and Botanic Garden

Representer’s representative: Mr. NIP Hin Ming

HKID:

Please do not disclose the above personal particulars to irrelevant persons.

Thank You and Best Regards,

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden
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B G Kadoorie Farm & Botanic Garden Corporation

The Secretary,

Town Planning Board,

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

Hong Kong.

(Email: tpbpd@pland.gov.hk)

11th September, 2024. By email only

Dear Sir/ Madam,

Representation relating to draft plan S/YL-NSW/9

1. We refer to the captioned and the relevant amendments.

2. We are highly concerned about some of the amendments proposed (e.g., to change the
zonings of certain sites from R(D) to R(A)). We are concerned about the potential ecological
impacts of some of the amendments, as the sites of concern are close to wetlands of
conservation importance. We would also like to express our concerns regarding the potential
impacts of the amendments on the Priority Site for Nature Conservation under the New

Nature Conservation Policy by the government.

3. In this regard, we would like to attend the relevant Town Planning Board hearing to

express our views.
4.  Thank you for your attention.

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

F ¥R OK A B
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfhg.org



