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Annex II-4
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TPB/RIS/INE-SLP/1- 106800
: TPB/RISISK-PLM- ‘
BE{gsE(Albert Chan) To "tpbpd@pland.gov.hk” <tpbpd@p :
AR e "sen@enb.gov.hk" <sen@enb.gov.hk>
M . co .
: 'j 2511172013 T4 03:25 bee

Please respond to

ﬁfgﬁ(Albert Chan) Subject B3 : BRIRENS T A B SRS E (SRS

i

SINE-HHM) - BB BRI BUASISIE (BEIRSR ¢ SISK-PLM) « 88
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O urgent O Retum receipt [1Sign [ Encrypt

%380 /7 1633350k £ M & B 1548
ATRIEEE
e

A 2877 0245 E3E - 2231 4826
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Annex II-5

TPB/R/SINE-SLP/1- 10825

Refﬂgrice No.
ForOfficial Use Only |  TESRIRST

FEDRBIR | Dae Received

1R 2hat 2013

- The representation should be made to the Town Planuing Board {the Board) before the expiry of the specified plan exhibition period, The
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, Nerth Point, Hong Kong. :
sl LR MR THME SR T ANERAY (TR T2AT,) 84 Retnfld BISaM ez (Re) -
DERR I ANTEE 333 VL REFAR S BRHHMS RGBS «

+ Please read the “Town Planning Board Guidelines on Submission and: Publication of Representations, Comments on Representations and
Further Represeniations” before you €l in this form. The Guidelines cnn be obiained from the Secretariat of the Board (15/F,, North
Paint Government Offices, 333 Java Road, Nonth Point, Hong Kong - Tel.: 2231 4810 or 223) 4835) and the Planning Enquiry Counters
of the Planning. Department (Hotline: 223) 5000) (17/F., North Poirit Government Offices, 333 Java Road, North Point, Hung Kong and
14/F,, Sha Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New Territories),. or downloaded from the Board's website at
FRbgtacee] - SSMBEEM TR AN PIRIE B AR « HepREIBRRE—H AR ) SRTRNER T EAEEE] -
SEEHESITTAZARRBR CFELAZSE 33 MILARNSR IS 18. a5 23] 48103%223] 4833) RIBPIBAIHBIHR
H9RR (ZA48: 2231 5000) (FHAEAMEEN 333 B AREAS 17 BEF AYWE L RE5 RYBBIFESR 14 8D FRAL - IRATE
FREMEETH (84 hup:/fwww. info.gov hk/iph!) « : ’

3. This form can be dowaloaded from the Board’s website, md obtained from the Secretarint of the Board and the Planning Enquiry Counters
of the Planning Depariment. The form should be typed or completed in black letters, preferably in both English mnd Chinese. The
representation may be tredted os not having been made if the required information is not provided, '
REETHERAGONARTHR « IFTRZA QSR RN R - RO A RIITEI A ARLUES 5 -
Rl PRMATREEP RN « WEAEREAETY - AIARQTILEMN SRS T RIS -

8]

1. Person Making This Representation (known as “Representer” hereafter)

‘?ﬂﬂiﬂt%":fﬁiﬂll}ﬁkﬂz (T8 Tl AL
Neme #4285 / 4458 (Mr/Mrs./Miss/Ms./Company/Organization® %8 / y(/w/gz{/ ol

o '

k!

-
-
et

14 oL
/ WL_UM

2. Authoﬁzed Agent (if applicable) % 33 % % E A (58 )
Name #%4 / 4518 (Mr./Mrs./Miiss/Ms./Company/Organiization® 5z /A 1/IMB / #24 AT /%.i‘q’& *

=

A

A
aan=o

>
o
E

el

3. Details of the Representation -
BT A & i :

Drafi plan to which the representation relales

SRR R

SWE-s1P)| | B BLBALK AR

* Delete as appropriate * HRIRTERS
Please [}l “NA" for inapplicoble item SFZETMANHEMNS (T RES,

Parts1.2and3 551 - E2RE3




[l

3. Details of the Representation (Continued) (use separate sheet if necessary)

CHEEHY BWMEEE-FRSER
. -Nature of and reasons for the rcplfgsentation EEbi Tk et iilay

Are yo& supgorﬁng 0{ ”
[ Subject matiers® JSRAEIRT { opposing the subject matter? Reasons THh
| IREIEERRMERNEE? '

| Sro=

|| wenem

Form Nn: S6 FiRES 68k

@ |
_ astst -

(7 suppon %%
[ oppose K24

Any proposed amendments to the draft plan? If yes, please specify the details.
HERETH LA f&iﬁﬁ%ﬁ]’ ?INREITE « BHEERARENY - -

ARl 2

@ Pleuse describe the particular matter in the plan to which the representation relates, Whete the representation relates to an amendment
1o a plan, plicose specify the amendment item number provided in the Schedule of Amendments.

TR R P B A E B S B - AO8TREAAHERT AN R AR B R R e SR D T

Please fill “NA* for inapplicable item WHIET BRI E’ BETTEA,
Ty at the appropriate box RESBIARANE T L9

Part 3 (Continued) 55 3 &85> (&)



Formi No. 86 i85S G ok

4. Plans,Drawings and Documents i B - #% H & 32 (&

Please list location plans, sites plans, other relevant plans, drawings and other documents submitted with
the representation. For coloured drawings/plans or plans/drawings larger than A3 size, 90 copies each
should be provided. For other supplementary documents, e.g. reports on impact assessment, 90 copies.
each should be submitted.

FESIBAME A — R RO R - HOAREE - EAERVER - BRI - S EEYE: |
BBABAA R0 - BRI (B0 : BEEEEEE ) » BUE—00 -

e T T P U

5. .Signature %%

EEa 7.9
2

Name in Block Letters 4% (SUEM#N®)  Position (if applicable) Me(r (AU )
Professional . ’
Qualification(s) HILPEHE Member § R / Fellow WEGA * of ‘
O HKIP [J HKIA [] HKIS [dBKIE (3] HKILA
Others Ml
on behalf of

Company/OrganizationName and Chop (if applicable)

A7 AR (our)
... 28] - 2012

ement on Persopa {8 A 85E5 5

1. The personal dala submitted to the Board in this representation will be nsed by the Secretnry of the Board and Governiment departments |
for the following purposes:

(8) the processing of this representation which includes making available the name of the “representer™ for public inspection when
. making available this representation for public inspection; md

(b) facilitating communication between the *representer” and the Secretary of the Board/Government departments .

in accordmee with the provisions of the Town Planning Ordinance and the relevant Town Planning Board Guidelines.
RAAWERDAMREEARHNAL RS RGBT RBUFEPT » LIRS CGRTISSEIHEG) ZABBIE i TR M A A SRS
BIROMEELL T R :

() RIATHL > SELHERISREARERN - AL M o5A ) BM R EA B BB

) GfETHIMA, BEASUSE TSI TS .

2. The p'ersonzl' dota provided by the "representer” in this representation may also be disclosed to other persons for the purposes meationed
in patagraph | sbove,

THRSEA o SURRARIR B AR - RS EEMA LR « L bR | BRI -

3. A “represcoter™ has a right of access and correction with respect to histher personal data as provided under the Personnl Dain (Privacy) |
Ordinance (Cap, 486). Request for personal data access md correction should be addressed fo the Sceretary of the Board at )5/F, North
Point Government Offices, 333 Java Road, North Point, Hong Kong.

RIS CEATR. CRUR) ) (48 67 AR » "HBA, HNENERELBARS - WHEBEEEFA
BH - EASATHEFRETENER - Dbt BTie ey 33 MbAEHLE 151 - :

* Delele as appropriale * WRIEETBREE
Please fill “NA” for inapplicable item 7€ EH BT E N7 T A 4
Tv ) at the appropriate box WESENSRAME T 41
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BRABAT A% R A (F WA &) 58 9423 “Further
Consideration of the Draft So Lo Pun Outline Zoning Plan No. _
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Annex I1-6

TPBIRISINE-HH/1.

TPBIRISINE-SLP/-
TPB/RIS/SK-PL/1- 799

Debby Chan To ceo@ceo.gov.hk
<debby@designinghongkong.com> sen@enb.gov.hk
Sent by: debby.ckl@gmail.com sdev@devb.gov.hk
) ' mailbox @afed.gov.hk

271112013 T4 05:20 kkling@pland.gov.bk

DLoffice®landsd.gov.ik

amo@]csd.gov.hk

tpbpd <tpbpd @pland.gov.hk>

¢c Paul Zimmerman <paul @designinghongkong.coms>

" Subject Re: Draft Outline Zoning Plans (S/NB-SLP/1),(S/SX-PL/Y),(S/NE-HK/1) —
The protection of country paiks from development in Hoi Ha, Pak Lap, So
Lo Pun, Pak Tam Au, To Kwa Peng and the other enclaves

| Urgent [J Retum receipt 4 Sign U Encrypt

Dear Sirs;

We fully support the incorporation of Tai Long Sai Wan, Yuen Tun and Kam Shan into the
Country Parks, and we appreciated the expedient implementation of Development Permission
Area controls over 25 enclaves. .

The enclaves of private land'in country parks are physically, ecologically, geologically,
aesthetically, and from a landscape and recreational point of view, fully connected with their
surrounding CP. The protection of country parks from incompatible development in the enclaves
requires a comprehensive, integrated and co-oxdinated approach.

For this reason, and because each of the measure set ont below involves one or maore of you in -
varying combinations, this letter is addressed to you both individually and jointly. Please see the
letter full version attached. -

Best Regards,
Debby Chan
Designing Hong Kong Limited

i’i}_

DHK Submission on enclaves to Govemment and TPB.pdf



Hon'g Kong, 27 November 2013

Mr Leung Chun Ying

Chief Executive - .

Hong Kong Special Administrative Region
People's Republic of China

Tamar, Hong Kong

Email: ceo@cea.gov.hk

Mr. Wong Kam Sing -

Secretary for the Environment

15/F & 16/F, East Wing, Central Government Offices
2 Tim Mei Avenue, Tamar, Hong Kong

Email: sen@enb.gov.hk

Mr. Paul Chan Mo Po

Secretary for Development .
18/F, West Wing, Central Government Offices’
2 Tim Mel Avenue, Tamar, Hong Kong

" Email: sdev@devb.gov.hk

Mr. Alan Wong Chi Kong

Director of Agriculture, Fisherles and Conservation
Country and Marine Parks Authority

Agriculture, Fisheries and Conservation Department
" 5-8/F Cheung Sha Wan Government Offices

303 Cheung Sha Wan Road, Kowloon )

Emall; mailbox@afed.gov.hk

Mr. ting Kar Kapy

Director, of Planning

Planning Department, .
17/F, North Point Gavernment Offices
333 Java Road, North Point, Hong Kong
“Email: kkling@pland.gov.hk '

Ms. Bernadette Linn a

Director of Lands

.- lands Department

20/F, North Point Government Offices

- 333 Java Road, North Point, Hong Kong
Email; DLoffice@landsd.gov.hk

.
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Tom Ming

Executive Secretary

Antiquities and Monuments Office (AMO)
136 Nathan Road, Tsim Sha Tsul_
Kaowloon, Hong Kong

E-mail: amo@lesd.gov.hk

‘Mr. Tang King Shing

-, Chairman and Members of the Country and Marine Parks Board

Agriculture, Fisheries and Conservation Department
5.8/F Cheung Sha Wan Government Offices
303 Cheung Sha Wan Road, Kowloon .

Email: mailbox@afed.gov.hk - .
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Chairman and Members of the Town Plarining Board ' ' : )

15/F, North Point Government Offices
333 Java Road, North Paint, Hong Kong
Email: tpbpd@pland.gov.hk’

Y

CL: Save Our Country Patks {savevurcpuntiyparks@zmail.com)

The protection of country parks from development in
Hol Ha, Pak Lap, So Lo Pun, Pak Tam Au, To Kwa Peng and the other enclaves

-
.

Dear Mr. Leung, Mr. Wong, Mr. Chan, Mr. Wong, Mr. Ling, Ms, Linn, Mr. Ming, Mr. Tang, Mr. Chow
and Members of the Country and Marine Parks Board and Town Planning Board,

We fully support the incorporation of Tai Long Sai Wan, Yuen Tun and Kam Shan into the Country Parks, and we
appreciated the expedient implementation of Developiment Permission Area controls over 25 enc!aves.

The enclaves of private fand In country parks are physnca]ly, co|oglcally, geologxcally, aesthetica lly, and from a
landscape and recreational point of view, fully connected with their surroundmg CP. The protection of country parks
from incompatible development in the enclaves requires a comprehenswe, Integrated and co-ordinated approach.

" For this reason, and because each of the measure set out befow.involves one or more of you in varying

combinations, this letter Is addressed to you both individually and jointly.

Unit 7, 5/F, Eastern Harbour Centre,
. 28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 2765

Fax:+852 2187 2305



The Government’s Promises.

The Ombudsman in his September 2011 report noted that Government has been aware of the need to protect
Country Parks (CP) agamst mcompatible development in endlaves since 1991,

. Following the Tai Long Sai Wan incldent Government pubhshed its ‘Enclave Policy’ on 28 July 2010 setting out follow
up actions, including a- -review of the adequacy of the existing protection against incompatible development which.
could degrade the integrity, the aestheticand landscape quahty of Country Parks (CP}.

In the 2010-11 Policy. Address the Chief Executive announced that the Tat Long Sal Wan incident had highlrghted the
.need to take prompt action to regulate land use in CP enclaves to forestall human damage. Private land in enclaves
are primarily agriculture lots and the development threat is from village type development (VTD) enabled under the
Small House Policy (SHP), and unauthorized developments. To meet conservation and soclal needs, thé Government
promised to either include enclaves into CP, or to determine their proper uses through statutory. planning

The Broken Promises
._Chepter 5 of Report 61 by the Audit Com mission dated 30th October 2013 revealed that the Agricuiture, Fisheries
and Conservation Department (AFCD) and the Planning Department (PlanD) secretly decided in October 2010 on.25
enclaves to be incorporated in CP, and statutory plans to be prepared for 27 enclaves, 2 of which would be covered
by DPA and then incorporated-in CP. {The assumed control measures for each enclave are summarized:

The 77 enclaves identified in 2010 cover an.area of 2; 067ha Based on the'Audit Commission’s report and
information available from the Leglslatwe Council and TPB, the 27 enclaves identified for incorporation into CP make
up only around 236ha - or about 11%. The enclaves zoned with statutory plans which permxt development cover

1, 840ha =or about 89%.

This Iack of control contradicts the promlses made in the Enclave Policy: Only 11% of the enclaves will be subject to
serutiny by the ‘CMP8, and for 89% of ‘the enclaves development can proceed without scrutiny from the cviPB and
wnthout any scrutiny by both CMPB and TPB for the V-zones within these enclaves.

* Statutory Planning Control Measureslnadequate .

In November 2013, having regard to immechate deveiopment threats the Planmng Department had applied
development control to 23 of the 29 or 30 enclaves by way of Development Pérmission Area (DPA) plans under the
Town Planning Ordinance (TPO). DPA plans are being prepared for another 6 or 7. These DPA plans are effective for a
period of three years (urless extended for up to one additional year). Unless the enclave Is incorporated Into CP, the -
_ DPA plan will need to be replaced with an Outlirte Zoning Plan (0ZP) and VID zones will need to be mc!uded for
enclaves with recognized vzllages {RVs).

Small Houses are always permltted as of rlght in V-zones, without scrutlny by the CMPB and TPB, merely by LandsD.
VTD is regularly permitted in Green Belt, Agriculture and Recreation zones with approval by TPB. TPB commonly

. approves small house applications outside the Vzonés. Under established gufdeimes the sprawl of VTD has been

. allowed to expand beyond V-zones.

Unit 7, 5/F, Edstern Harbour Centre,

' ) . 28 Hol Chak Street, Quarry Bay,

o ' , . Tel: 48523104 2785
) . ) Faxi1+852 2187 2305
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So far, zones for VID have been drawn up for 20 enclaves. This creates serious doubts over the effectiveness of
statutory plans controliing development in enclaves and protecting the country parks, espedially as the demand
- under the Small House Policy is infinite. )

In all, the combined VTD permitted in énclaves will increase the demand for transport and traffic Infrastructure
impacting the integrity of CP areas. New roads and road improvements including urban street lighting will follow,
significantly reducing the value of each CP. ' ' .

VTD also _blight the Immediate landscape, pollute ﬁearby land and waters, and lhpa't‘.'t the integrity and enjoyfnent of
surrounding country parks and marine resources. The prevailing SHP lacks planning of village environs which results

. in chaotic village layouts. There is no provision of public works for site formation, slope stabilization, paths, drainage

.

and fewerage. Neither access nor parking is provided. Individusal landowners make their own arrangements including
unlawful occupation of government land as they deem necessary.

Strengthenlng control over development in enclaves L. ' N
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Protecting CP from incompatible developnient Is better achievad by Inco;porating enclaves in CP, Once incorporateﬂ,
development is subject to scrutiny by AFCD and the CMPB, and the enclaves would enjoy active management

- including, among others, habitat and amenity improvements, regular patrols and surveillance, enforcement actlons

against irregularities and refuse collection. Unfortunately, the AFCD has since 2010 gazetted (only) 3 enclaves for .

. Incorporation into CP.

The enclaves are physically, ecologically, geologically, aesthetically, and from 4 landscape and recreational point of
view, fully tj.o'nnected with their surrounding CP. Incorporating enclaves into CP will improve the management of
these areas, enhance the consetvation and landscape values, and increase the enjoyment and amenity value of CP as
awhole.. : ) '

Incorporating the enclaves inta CP gives the.CMPB and AFCD control over development and management of the area.,

_ The CMPB can assess any, use or development of land, Including building a smalt house, on the individudl merits

taking into account land status, location, hature conservation, landscape and visual impacts, CP users and facllities, '
and whether the enjoyment and amenities of the country park as whole will be reduced. Incorporating all the

. enclaves into CPs Is the only way to save our country-parks!

Protecting the rights of villagers and land owners

Despite claims from the Heung Yee Kuk and village developers that private land rights are not protected when
incorporated into CP, there are statutory procedures for compensation of fand owners when existing or proposed
developments which reduce the amenity and enjoyment of the CP are disallowed. This procedure does not exist
when land uses are restricted under statutory plans. ) .

‘The demand for small houses Is infinite and determined without any justified support under the prevailing Small
House Policy. The greater majority-of applications are abuses of the'SHP by applicants who do hotand never intend -

to live in their village. About half sell as soon as houses are bujlt.and many have afready sold their rights to 3rd
parties by signing secret, under the table agreements and power of attorneys, in return for cash payments. Th
records of fand sales transactions in enclaves are indicative of the likelihood of such abuses. -

Unit 7, 5/FF, Eastern Harbour Centre,

. . 28 Hoi Chalk Street, Quarry Bay,
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in addition to the general changes alteady identified above to protéct the Country Parks:

SRRt
@éﬁﬁ"ﬁg S

We call upon the' Chief Executlve, the Government, AMO, CMPB and TPB to agree individually and jointly on the
foIIOng actions to protect our Country Parks:

© To incorporate all Enclaves mto their surroundmg cp and to place them under the management and control of
the AFCD and oversight of the CMPB;

i To extend the DPA plans for at least one addrtronal year to allow the process of incorporation of enclaves into £P -
to be completed;

M To categorrcally denv new roads to enclaves curently not servrced by roads;

M To promote and facilltate uses of prrvate land which efthance the ecology, agr;culture Iandscape and amenity
and recreational values of country parks;

[ To identify and designate structures with heritage value as monuments/grade 1o avoid pushrng owners to ‘Klng
Yin Lel S‘tyle Strategies’;

7] To ensu re development and lnfrastructure projects in enclaves are designated projects under the EIAO; and '4

To subject the decision making by Dlstrlct tands Offices, Planning Department, AFCD CMPB and Town Plannmg
Board regarding the development of enclaves to strict oversrght and coordination.

ot

Where Outllne Zonmg Plans are deemed i necessary {such as Hoi Ha, Pak Lap and So Lo Pun, forwhich the DPA
plans have expired and ahead of designation as Country Park} we call on the Town Planning Board together with
AFCD and PlanD to enhance these plans with strict additional measures of development control to conserve the

" natural habitat, landscape resources and rural and natural character of the country parks, and to enhiance the

amemty and recreatronal values of country parks'

. To lim:t the areas zoned for VTD to existing burlt structures plus a reserve for approved small house applucatrons

_only. Future legitimate demand under the SHP, If any, would have to be addressed outside the enclaves and CP, Thrs
follows the precedent of the Tai ‘Long Wan Outline Zoning Plan;

To move “houses” and “small houses” from column 1 to column 2 in the Schedule of Notes to ensure that any
and all demolition and {re-) development of houses is subject to planning permission;

. To create a layout plan for each enclave with consensus from the publrc including stakeholders,

l_l Any and all slope stabilization, site formation, sewage treatment drainage, footways, access and parking -
required should be implemented as public works to control the design and engmeenng, and to minimize Impacts;

™ To categorically deny the future construction of new roads to enclaves currently not serviced by roads, and

. To ensure development and infrastructure projects in encldves are desrgnated pro;ects under the Ele

Forthe following draft Outline Zoning Plans which have been published, we request the followi ng specific changes.

. Unit 7, 5/F, Bastern Harbour Centre,

28 Hoi Chak Street, Quarry Bay,
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Draft So Lo Pun Outline Zonlng Plan (S/NE-SLP/1):

.LW ‘We object to the draff OZP.

5 The enclave should be fully incorbora;ed’ into the Plaver Cove Country Park given its ecological and landscape
values. B : .

& We object to the large V-zone for 134 houses and the planned population of 1,000. According to the 2011
census the population at So Lo Fun was o and there are no outstanding small house applications. There is no road
gonnectlbn or public sewerage, and the area has a high landscape and ecological value. The V-zone, if any at all,
shoutd be limited to existing structures, T

The heritage value of existing structures should be recognized and protected.

9 We object to fl'l_e Green Belt zone. The upper section of the So Lo Pun Stream and its riparfan zone (30 m from
each side of the stream} should be covered with Conservation Area zone to protect the high ecological value of the
stream and associated wetland. | |

“Barbecue Spot”, “Picnic Area”, “Public Convenience”, Agricultural Usé and “Tent Camping Ground” should be
transferred from Column 1 to Column 2 In'the Schedule of Notes such that these uses require approval from the TPB.

Draft Pak Lap Outline Zoning PIan_{S/Sk-PL/l ):

B \e object to the draft OZP.

i)

& We object to the large V-zone for 79 small houses and the planned population of 230. Accorciing to the 2011
census, the population at Pak Lap was less than 50, There is no vehicle access and no public sewerage. The V-zone *
should be limited to existing structures and approved small house applications only.

Pai( Lap should be incorporated into the Sal Kung East Country Park given Is ecbluglcal aud lndscaye values.,

] pollutants entering Pak Lap Wan'will impact the habitat.of the amphioxus {tancelet) — a marine species of high
conservation value. The Pak Lap Stream and its fiparian zone-(30 i from each side of the stream) and the habitat for

Water Fern should be covered with Conservation Area.

+

Draft Hoi Ha Outline Zoning Plan (S/NE-HH/1):

.

) We object to the draft OZP.

2 The enclave shauld be incorporated into the Saj Kung West Country Park givenits écological, Iandscépe and
- recreational values. ' . : ‘ :

We object to the large V-zone for 63 houses, and the planned population of 590. According to the 2011 census,
zthe population at Hoi Ha was 110 persens. There is no public sewerage and thé provision of a private sewerage
treatment plant is unrealistic. There have been 7 approved small house applications in'the last 18 years. The V-zone
should be limited to existing structures and approved small house applications only. ' : .

= The provision of individual Septic Tank Systems for every house built in the Y-zone in accordance with EPD policy
has the potential to pollute Hoi Ha Wan, severely damage the marine environment and render the beaches unsafe
for public recreation. A public works program for sewerage and other facilities should be mandated as a condition N
for.existing developments and prior to new developments, if any. 2 : -

Unit 7, 5/F, Eastern Harbour Centre,

28 Hoi Chalc Street, Quarty Bay,
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As planning permission for construction of Smafl Houses in Green Belt is regularly granted, we object to the
Green Belt zoning of the riparian area of the Hoi Ha Stream. Pollutants by permitted activities will affect the
ecological value of the stream and Hoi Ha Wan Marine Park and 5sSl.

% “Barbecug Spot”, “Picnic Area”, “Publlc Convenience” ”Agncultural Use” and “Tent Campmg Ground" should be
transferred from Column 1 to Column 2 in the Schedule of Notes such that these uses requ;re approvai from the TPB.

Pre-draft To Kwa Peng and Pak Tam Au Outline Zomng Plan {S/NE TKP/B}

I¥i ‘We object to the| pre—draft ozp.
4

values,

The enclave should be incorporated into the Sal Kung East Country park given the ecologlcal and landscape

E’I The V-zone should be llmlted to existing structures and approved small house appllcations

Green Belt (GB) provides msuff‘ cient protechon for the stream running to the proppsed Coastal Protection Area

zone on the western side of the area. This stream and its riparian zones also supporta divesé Sesarmid Crab
community. We urge for all stream and riparian area to be covered with Conservation Area zonlng to protect the

environmental value of the area.

© Water bodies {e.g., pools) and watercourses at Pak Tam Au provide habitats for the rare Hong Kong Paradise
Fish, a species of high conservation concern, Village type development next to thede waterbodies and watercourses
would seriously threaten the habltats for this species. We consider that these habitats and their surroundings .

{minimum distance 30 m) should be covered with Conservation Area zone.

e There is a freshwater marsh on thenortheastern side of the Village Type bevelopment zone of this enclavé. It
contains a locally endangered and protected Orchid species, Liparis ferruginea. We consnder that this marsh shou|d

be covered with Conservation Area zone.

-
4

We look forward to your comprehensive response and actions.to protect the country parks from incompatible '

. development as set out above

Yours slncerely,

Paul ZImmerman . o ot
CEO ’ .
‘Designing Hong Kong Limited . : .

-

- Unit7, 5/F, Eastern Harbour Centre, - -
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Friends of Saj Kung ¢/o - CHAMBERS

901 Dina House

11 Duddell Street, Central
Hong Kong

Telk: 2521 5544

Fax: 2524 5912
Email; johnwrighf@netvigator.com
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Mr Leung Chun Ying

Chief Executive

Hong Kong Special Administrative

Hong Kong Special Administrative Region
People's Republic of China

Tamar, Hong Kong

Ewail: ceo@ceo.gov.hk

Mr. Wong Kam Sing

Secretary for the Euvironment

15/F & 16/F, East Wing, Central Government Offices
2 Tira Mei Avenue, Tamar, Hong Kong

Email: sen@enb.gov.hi

Mr, Paul Chan Mo Po

Secretary for Development

18/F, West Wing, Central Governmant Offices
2 Tim Mei Avenue, Tawar, Hong Kong
Email: sdev@devb.gov.hk .

M. Alen Wong Chi Kong

Director.of Agriculture, Fisheries and Conservation
Country and Marine Parks Authority

Agrietlture, Fisheries and Conservation Department
5-8/F Cheung Sha Wan Government Offices

303 Cheung Sha Wan Road, Kowloon

Bmail: mailbox@afed.gov.hik

Mr. Ling Kar Kan

Director of Plauning

Planning Department

17/F, North Point Government Offices
333 Java Road, North Point, Hong Xong
Email: kkling@pland.gav.hk

Ms, Bernadette Linn
Direetor of Lands
Lands Department
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" 20/F, North Polnt Govesnment Offices
333 Java Road, North Point, Hong Kong
Email: DLoffice@landsd.gov.hk

Tom Ming

- Executive Secretary
Antiguities and Monuments Office (AMO)
136 Nathan Road, Tsim Sha Tsui
Kowloon, Hong Kong
E-mail:- amo@lcsd gov.hk-

Mr. 'l‘ang King Shmg
Chairman and Members of the Country and Manne Parks Board
Agriculture, Fisheries and Conservation Department
5-8/F Chenng Sha Wap Government Offices -
. 303 Cheung Sha Wen'Road, Kowloon
Email: mazlbox@afod gov.hk

Y Thomas Chow Tat Ming

Chajrman 2nd Members of the Tawn Plaoning Board

15/8, North Point Governsnent Offices

333 Java Roed, North Point, Hong Kong

Emaxl tpbpd@pland.gov.hk

CC Save Our Country Parks (sa,veonrooumryparks@gmaxl com)

Dear Mr Leung, Mr. Wong, Mr. Chan, Mr. Wong, Mr Linn, Ms. Linn, Mr. Mmg, Mr, Tang, Mr.
_Chow and Memhers of the Countxy and Marme Parks Boacd and Town Plarmmg Boaxd, ’

Re; Outline Zoni ans of Hoi I¥a, Pa Lo Pun and Pak Tam Au

Draft Hoi Ha Outline Zoning Plan (S/NE-BE/L):

Draft Pak Lap Outline Zoning Plan (S/SK-PL/1): -
" DraftSo LoPun O Zo in Plan (S /1),

The Friends of SajKungisa commumty group comprismg concerned Hong Kong residents
numbering over 215 active members and alrost 1,000 oniine members and contributors,

. We wish to make the following representation concerning the above.
 Background and general observations: '
In his Chief Bxecutive Blecnon Manifesto of2012 Mr C.Y. Leung stated, inter alia:-

" Wewill protect ow commy parks and bodies of lund and water with ecalogical value, and formutaze
long-term plans for other areas of land available for development.”

In his i’olicy Address in-January 2013 ‘the Chief Executive stated inter alia:- -

" “1486. The Govemmem shares public concern about ecologzca! conserva!lon. To take forward
. the.Convention on Biological Diversity, we will consuilt the public in 2013 on the formulation of the
- Biodlversxty Strategy and Action Plam for Horg Kong. We will also emphasrse conservarion ofland’
" end marine ecologfes in major govemment pohcres
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- After the scandal involving iflegal development by Mr. Simon Lo at Tai Long Wan / Sai Wan in Sai
Kung East Country Park in 2010, the Government formulated and published a Country Parks Enclave
Policy whereby the Director of ARCD was to evaluate the suitability of village enclaves inside
Country Parks for incorporation into Country Parks in order to best protect the Country Parks against -
incompatible development. - , ‘

Despite public statements by Government that it would take action 4gainst unauthorized dévelopment, -
the development at Tai Long Wan Sai Wan was completed in 2012 and, as far as we are awars, no
action has yet been taken apainst the developer. - .

The driving force behind development pressure inside the Country Parks is undoubtedly New
Teritories Exempted Houses (NTEH), otherwise known as the Small House Policy, introduced in
1972 to enable an eligible indigenous male villager resident in his village to apply to bujld & house for
himself and his jmmediate family o Zive in. Today, almost none of the houses are occupied by the
applicant. ' : ] C

The Sr;lall House Policy has become almost entirely a vehicl.e for.abuse,

"It is well known that Small House Policy development has resulted in chaotic village layouts because
- of a lack of planning and has been allowed to run completely out of contra). :

To our certain knowledge almost half the NTEH built are s0ld to non indigenous persons immediately
they are completed, Of all successful NTEH applications the vast majority (over 95%) are made by
persons who do not live in their native village and never will. Many do not live in Hong Kong,

A very large proportion of NTEH applications are made by “villagers” who secretly sell their rights to
a third party, usnally a property development company, before applying to bujld, This corprises a
written agreement and power of attomey giving the developer beneficial title to the house once
permission is granted. The applicaat is required to ake a statutory declayation to the Government
that he will not dispose of or agree to disposeof auy psrmission granted to hivn under the application.
Such agreements are illegal. They comit the criroinal offence of obtaining a pecuniary advantage by
deception, the operative deception being that the application. is by and-for the benefit of the applicant

- only. The pecuniary advantage gained by the deception is permission to build a house.

. Over the course of the last 3 or 5o years it hias become increasingly evident that, with the exception of

- only 3 village enclaves so fax, the enclave policy has not been, and is not being, implemented. In fact, -
on the contrary, the enclavé policy has been subverted and overtutned in secret, behind the seenes by
the actions of organizations, individuals and business interests all of whom have an interest in -
bringing about the very evils which the enclave policy was intended to prevent.

The nature of any property ;ievelopmgnt and use of land in enclaves including private land in Country -
Parks is inextricably }inked with the health and viability of the sugrounding Country Park.

' The golden thread running through planning law is need, not demand.

Broken Prbxpises ‘

~In October 2010 the Agrictlture, Fisheries and Conservation Department (AFCD) and the Plax;ning

: Departent (PlanD) sectetly decided that 25 enclaves would be incosporated into Country Parks and
.  Statutory plans were to be prepared for 27 enclaves, 2 of which would be covered by DPA and then

-incorporated in CP.
"The 77 enclaves idei\tiﬁed' in 2010 cover an aréa of 2,067 ha. Based on Chapter § of the Audit
Commission’s report 61 dated 30th October 2013 and information available from the Legislative

3 -
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Counsil and TPB, the 27 enclaves identified for incorporation into CP make up only around 236 ha-
. or abott 11%, The exclaves zoned with statutory plans which permit development cover 1,840 ha -or -
about 89%. ' ‘ , 4 .

This contradicts.the promises mﬁde in the Enclave Policy: Only 11% of the enclaves will be subject to
scrutiny by the CMPB, and for 89% of the enclaves development can proceed without scrutiny from
the CMPB and without any serutiny by both CMPB and TPB for the V-zones within these enclaves,

Statutory planning contro] measores are j nadequate to protect Couutry Parks from incombatible
development. : .

In November 2013, having regérd to immediate development threats the Planning Department had

" applied development control to 23 of the 29 or 30 enclaves by way of Development Permission Area
(DPA) plans under the Town Planning Ordinance (YPO). DPA plans are being prepared for another 6
or 7. These DPA plans are effective for a period of three years (unless extended for up to one .
additiopal year). Unless the enclave.is fncorporated into CP, the DPA plan wifl need to be replaced |
with an Outline Zoning Plas (OZP) and VTD zones will need to be jncluded for enclaves with
recognized villages (RVs). )

 Sroall Houses are always permitted as of sight in V-zones, without scrutiny by the CMPB and TPB,
meyely by Lands Dgpa:tment. S : . ]

_ Village House Development (VTD) is regularly pesmitted in Green Belt; Agriculture and Reeseation
. zories with approval by TPB. TFPB commonly approves small fiouse applications outside the V-zones.
Under established guidelines the spraw] of VID has been allowed to expand beyond V-zones.
So far, zones for VID have been drawn up for 20 enclaves. This creates serious doubts over the
effectiveniess of statutory plans controlfing developnient in enclaves and protesting the country parks,
especially as the demand under the Small House Policy is infinite. ' ‘

In all, the oombined‘VTD permitted in enclives will increase the derdand for transport and traffic
" infrastructure fmpacting the fntegrity of CP areas. New roads and road improvements inoluding urban
street Highting will follow, sigaificantly reducing the value of each CP. ’

VTD also blight the immediate landscape, pollute nearby land and waters, and irpact the integrity

and enjoyment of surrounding country. parks and sacine resources, The prevailiog SHP lacks

planning of village environs which results in éhaotic village layouts: There is no provision of public
works for site formation, slope stabiljzation, paths, drainage and sewerage. Neither access nor parking

is provided. Indjvidual landowners make their own arrangements including » '
unfawful occupation of government land as théy deem necessary.

Protecting Cotintry Parks from incompatible development can only be achieved by incorporating
enclaves in Country Parks. Once incorporated, development is subject to serutiny by AFCD and'the
CMPB, and the enclaves would enjoy active management including, amovg others, habitat and
amenity improvenents, regulas patsols and surveillance, enforcement actions against irregularities and
refuse collection. . - ‘ : . -

As stated above, the AFCD has since 2010 gazetted (only) 3 enclaves for incorporation into CP.
. The enclaves are physically, ecologically, geologically, aestheticaily, and from a Jandscape and
.~ recreational point of view, fully connected with their surroundiog CP. Tncorporating enclaves into CP
: will improve the management of these areas, enhance the conservation and Jandscape values, and
increase the enjoyment and amenity value of CP a3 a whole, ' '

The Heung Yee Kuk and village developers claim that their private fand rights are not protected when |

incorporated into Country Park, This s untrue because there are statutory procedures for
compensation of Jand owners when exJsting or proposed developments which reduce the amenity and

4
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enjoyment of the CP are disallowed. This procedure does not exist when Jand uses are restricted under
statutory plans, .

_ The demand for small houses is infinife and determined without any justified support under the
prevailing Small House Policy. It is vnsustainable. When looked at in the light of the fact that amale
indigenous villager can acquire in effect a free 3 storey house pursly by accident of his birth, itis a
gross social injustice against the vast majority of non-indigenéus villager Hong Kong citizens, both
male and female, whose best hope is that one day they wight be able to pay off a mortgage on ashoe
box s{zed flat which they purchased at an jnflated price.

The Planning Department has been zoning areas of enclaves as V Zone based upon the estimate of
demaud by the Viflage Representatives (VR), who put forward a figure of estimated demand of

pumsbers of houses required in the next 10 years. These estimates are nevey qﬁeried of verified by any | -
Govemnerit Department, instead being accepted at face value. Hofice the estimate of 197 houses put .
forward to TPB recently by the VR of Pak Sha O, a village whexe no indigenous villager has lived for
decades,

The Chicf Bxecutive, the Govemment,'AMO, CMPB and TPB must agres to take the following
. actions to protect our Country Parks:

" Incorporate afl Bnolaves into their snrxouudmg CP and place them undex the management and
conunl of the ARCD and aversight of the CMPB,

e Extend the DPA plans for at least ons additional year fo allow the process of incorporation of
enclaves Into CP to be completed;

. Categoncally deny new soads to enclaves currently not serviced by roads;
*  Promote and facilitate uses of private Jand which enhance the ecology, agriculture, landscape and
amenity-and recreational values of country parks;

* ldentify and designate stmcmres with Grade 1 status and prevent owness neglecting or destroying -
them; . .
»  Ensure development and infrastructure projects in‘enclaves are designated projects under the
" EIAOQ; and to subject the decision making by District Lands Offices, Planning Depariment,
. AI-'CD, CMPB and Town Planning Board regardmg the development of enclaves 1o strlct
oversight and coordination. )

s Where Outline Zoning Plans are deemed necessary (such as Hoi Ha, Pek Lap and So Lo Pun, for
which the DPA plans have expired and ahead of désignation as Country Park) the Town Planning
Board, AFCD and Planning Department must enhance these plans with steiot additional measures -
of development control to conserve the natural habitat, landscape resotrces and rural and patural

-character of the country parks, and to enhance their amenity and recreational va]ues,

» To Jimit the areas zoned for VID 1o cxistmg built stmctutes plus a reserve for approved small
house applications only, Future legitimate demand under the SHP, if any, would have to be
addxessed outside the enclaves and CP;

s Mové “houses” and “ssoall houses” ﬁom column 1 to column 2 in the Schedule of Notes to ensure
that any and al} demohtmn and (re-) development of houses is subject.to planmng permission;

» Create 3 layout plan for each enclave with consensus from the public incjuding stakeholders; .
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t .

. Ahy and all slope stabﬂxzanon,v site forruation, sewage treatment, drainage, footways, access and . -
parking reqmred should be irplemented as public works to control the design and engmeermg,
and to minimize unpacts. :

s Categoricaily deny the future constructxon of new roads to enclaves curreptly not serviced by
roads; and T

~ » Ensure development and mfrastmcmre projects in enclaves are designated projects under the
EIA0.

- We request the following specxﬁc changes following draft Outhne Zonmg Plans which have been
published, in addition to the geaeial changes already identified above to protect the Counuy Parks

1. Draft Hof Ha Qutline Zonin 1a S JOOH/1):

We objeet to the draft OZP, We adopt and fully endorse the representaﬁons madc by Fnends of Hox
Ha, WWF, Designing Hong Korig and other orgasizations who oppose the OZP and want Counn-y ‘
Park status, , _

. VZone

The planned V Zone almost entirely consists of private agricultural lots. Land and companiy searches

revea) that 95 % of the planned.V Zone lots have been purchased by property development companies

for an aggregate of over $40,000,000. This fact ias alrcady known to TPB and Planning Department
“well befo:e the OZP was gazetted,

" We ask why is it that the V.Zone was placed in exactly the locanon where Plannmg Department
.already knew almost all the land was owned by development companies?

This smacks of collusxon between Govemment and developets behind the scenes and raises the, -
 gravest suspicions. This is the gressest form of maladiministation,

The enclave should be {ncorporated into the Sai Kung West Country Park given its ecologlcal
landscape and recreational values. .

N |

Population and Sewerage : o

We object to the large V-zone for 63 houses, and the planned populatlon of 596. According to the
2011 cepsus, the population at Hoi Ha was 110 persons, This js incotrect. In fact, the xeal population
is about half that nuraber. There is no public sewerage and the provision of a private sewerage
treatment plagt is unrealistic. There have been 7 approved small house applications in the last 18
ye;trs . The V-zone should be limited to existing structures and approved small house applications
only.

The provision of individyal Septic Tank Systems for every house built in the V-zone in accordance

with curreint misleading EPD policy has the potential to pollute Hoi Ha Wan, severely damage the

wmarine environment and render the beaches urisafe for public recreation. A public works program for .

sewerage and other facitities should be mandated as a condxtxon for existing developments and prior to .
new deveiopmems, fany .

Green Belt
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As planning permission for construction of Smal) Houses in Green Belt is routine]y granted in Green
Belt, we object to the Green Belt zoning of the ripacian area of the Hoi Ha Stream, Pollutants by
permitted activities will affect the ecological value of the stream and Hoi Ha Wan Marine Park and
.88SIL A

Again the Green Belt consists almost entirely of private agricultural lots about 3 of which have beep
purchased by property development companies, ' ) .

“Barbecue Spot”, “Picnic Area”, “Public Convenience”, “Agricultural Use” and “Tent Camping
Ground” should be transferred from Coliimn 1 to Columa 2 In the Schedule of Notes such that these
uses require approval from'the TPB. : .

2. ___Draft PakLap Qutline Zoping Plan (S/SK-PL/1):

We object to the draft OZP. We adopt and and futly endorse the fepresenmtions made by WWF,
Designing Hong Kong and other organizations who opposa the OZP and want Country Park status.

Again, the V Zone has been placed in the very same area where a very large proportion of the private
agricultural Jots have been purchased by development companjes. We ask the samé question: how-
and why is it that the V Zone was placed in exactly the Jocation where Planning Department already
kaew atmost all the lapd wag owned by development companies?

Again, this is the grossest form of maladministration.

Pak Lap should be incoxpofated into the Sai Kung East Country Park given its ecological and
landscape valnes, . .

We objeot fo the large V-zone for 79 small houses and the planned population of 230, Accoiding to
the 2011 census, the population at Pak Lap was ess than S0, There is no vehicle access and no publio -
sewerage. The V-zone should be limited to existing structures and approved small house applications
only. ’ . g ’ :

Pollutants entering Pak Lap Wan will imapact the habitat of the ampbioxus (Jancelet) ~ a marine _
species of high conservation value, The Pak Lap Stream and its riparian zone (30 m from each side of
the stream) and the habitat for Water Fern should be covered with Conservation Area. :

3. - Draft So Lo Pun Outline Zoning Plan (S/NE-SLP/():
This OZP is yet another oase of gross maladministration. .

We object to the draft OZP, We adopt and and fully endorse the representations made by WWF,
Desigoing Hong Kong and other organizations who oppose the OZP and want Country Park status,

This enclave has been systematically subjected to large seals destruction of vegetation and wo&lmd
and js a prime example of “destroy first, develop Jates,” a practice the TPB is on record as being
. determined to stop. It is time for TPB’s actions to match its words.

The enclave should be fully incorporated jato the Plover Cove Coimuy Park given its ecological anﬁ
landscape values. - : :

We object to the large V-zone for 134 houses and the planned population of 1,000. According to the
2011 census the population at So Lo Pun was “0” and there are no outstanding small house
applications. This is yet another obvious example of indigenous villagers selling their “Ding" rights to
developers. .

BR_MATLDNED 4044 ' AR P an?



27-NDU-28143 18:11 Froms . T : .  To:2B776R45 Pase:8/8

" There is no road copnection or public sewerage, and the area has a bigh landscape and ecological
‘ value. The V-zone, if any axall, should be limited to exxstmg structures,

’Ihe heritage value of existing stmctures should be mognized and protecled
We abject to the Green Belt zons, The upper section of the So Lo Pun Stream and its riparian zone
- (30 m from each side of the stream) should be covered with Conservation Area zong 10 pxotect the
high ecological valug of the stream and associated wetland. :
“Satbecus Spot?, “Picaic Area”, “Public Convenionce”, Agticultural Use and “Tent Camping |
Ground” should be transferred ﬁ'om Column | to Column 2 in the Schedule of Notes such thatthese
. uses require approval from the TPB.
'I‘hank.you for your attention.

Yon may revaaj that this representation is made for Frlends of Saj Kumng,

I do'not consent that you disclose my personal data to apy 3™ person.

st
*Friends of Sai Kung



TPBIR/S/NE-HH/-
TPB/RISINE-SLP/4- \
) TPB/R/S/SK-PL/- *
PR > Te *Town Planning Board" <tpbpd@)
2711112013 74 03:28 cc
bece -

Subject Draft OZP Hoi Ha (S/NE-HH/1); Draft Pak Lap OZP (S/SK-PU1 %
Draft So Lo Pun OZP (S/NE-SLP/1)

Kurgent {JRetumreceipt [Jsign O Encrypt

Dear sirs,

I attaéh Friends of Sai Kung representation concexning the above 3 0ZPs.
Please place before the Town Planning Board today.

Kindly note I wish my personal identity and personal data to be
confidential, but you may allow Friends of Sai Kung

to be jidentified as the authors of the submission.

Kind regards,

John Wright

Secretary

Friends of Sai Kung

27.11.2013 FSK to TPB Objections to OZP Hoi Ha, Pak Lap, So Lo Pundos
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. “TPBIRISISK-PLM-
iy To "ipbpd@pland.gov.hk” <ipbpd@ple .
AT "pspl@devb.gov.hk" <pspl@devb.gov.hk>
25/11/2013 T4 05:48 cc "dafcoffice@afcd.gov.hk” <dafcoffice@afcd.gov.hk>

"sen@enb.gov.hk" <sen@enb.gov.hk>
b "dep@epd.gov.hk" <dep@epd.gov.hk>
cc
Subject RE: S/NE-SLP/1 (Draft So Lo Pun OZP); SISK-PL/ (Draft Pak ,
Lap OZP) and SINE-HHH (Draft Hoi Ha OZP)

Urgent [JReturnrecelpt [ISign [ Encrypt

. Dear Mr. Chow and TPB Members,

As local experts in ecology, biodiversity and conservation, and professoriate staff of the
University of Hong Kong, we are writing to provide our professional views on the captioned
draft Outline Zoning Plans (OZPs) for So Lo Pun, Pak Lap and Hoi Ha Wan.

Please find attached a joinﬂy signed letter expressing our professional views on the captioned
draft OZPs.

Based on our professional judgments and considering the aims and objectives of the
international Convention on Biological Diversity, we strongly. object to the above draft
OZPs. We.also consider that any proposal that allows increased development of small
houses within Country Park enclaves would be inappropriate and sets a worrying precedent
“for the future of Hong Kong’s cherished Country Park system.

‘Thank you for your kind attention and consideration. Should you need any further input from
_ us, please do not hesitate to contact me via email at SN ity or by phone
GERERNS). :

With best wishes, -

Prof, Kenneth Leung

(On behalf of the other eight ecologists
as shown on the attached letter)

Professor Kenneth Leung
The Swire Institute of Maiine Science
School of Biological Sciences
The University of Hong Kong
- Tel.:

Email: 4

B

To_Town_Planning Board Fina) v.pdf



SCHOOL OF BIOLOGICAL SCIENCES ~ ~ _ =
THE UNIVERSITY OF HONG KONG - W

Kadoorie Biological Sciences Building, Pokfalam Road, Hong Kong E%*‘:I—%% [Sj'iﬁ '

Tel: {852) 2299 0800 ] . Fax: (852) 2559 9114 @mﬁfﬁ .
* Email; biosch@hlu.hk (852) 2857.4672

Website: http://wwiv.hku hk/biosch . RHESYNSEOR _

. Chairman (Mr. Thomas Chow) and Members
Town Planhing Board
HK SAR Government

~ By Email tpbpd@pland.govhk
26 November 2013

. Dear Mr. Chow and TPB Members, -

RE: S/NE-SLP/1 (Draft So Lo Pun Outline Zoning Plan);
"S/SK-PL/1 (Draft Pak Lap Outline Zoning Plan) and
S/NE-HB/1 (Draft Hoi Ha Outline Zoning Plan)

. . As local experts in ecology, biodiversity and conservation, we are writing to provide our professional -
views on the captioned draft Outline Zoning Plans (OZPs) for So Lo Pun, Pak Lap and Hoj Ha Wan. Based on
our professional judgments and considering the aims and objectives of the international Convention on
Biological Diversity (CBD), we strongly object to the above draft OZPs, We also consider that any proposal
that allows increased development of small houses within Country Park enclaves would be inappropriate and sets
a worrying precedént for the future of Hong Kong’s cherished Country Park system.

On the one hand, the HK SAR Government has recently embarked on the planning and mplementatlon of
the CBD, and in that context is responsible for fostering the conservation of biological diversity, the sustainable
use of its componénts, and the fair and equitable shanng of the beneﬁts arising from the utilization of geneuc
resources.

In clear opposmon to th:s prmcxple, however, it is becommg apparent that the HK SAR Govemment
intends to follow the request of the Heung Yee Kuk and allow substantial development zones for small houses
within Country Park enclaves. . Eventually, there could be as many as 19 such zones with a total area.of 320 ha
within these enclaves (including the three OZPs captioned above) where over 3,000 small houses could be built,
Certainly, there will be cumulative ecological impacts brought about by such development, which could very well
exceed the carrying capacity of ecosystems within and around the enclaves.  Without careful studies of the
carrymg capacxty and potential cumulative ecological impacts of the future designation of zoning for small houses,
itis a very unwise decision to allowmg more houses, more people and more vehlcles to exist within these
ecologically-sensitive areas.

As a specific example, the Hoi Ha Wan Marine Park i js the only one of its type in'Hong Kong and
Southern China, and has very high b:odlversnty in its intertidal and sub-tidal zones. The inteitidal soft shore of -
Hoi Ha Wan sustains the highest species richness of marine invertebrates among 41 soft shores surveyed within
Hong Kong (Leung et al, 2006). Accordmg to the Agriculture Fisheries and Conservation Department (AFCD),
Hoi Ha Wan is one of the best coral sites in Hong Kong with 64 stony coral species and over 120 coral-associated
fish species. Recent surveys, summarized by Wong (2013) have also indicated that the area encompassed by the *.
Hoi Han Wan OZP is enriched with an array of terrestrial flora and fauna on land (e.g, 243 plant species, 139
insect species, 50 arthropod species, and 37 reptile/amphibian species) and in the stream and its associated estuary
and wetlands (e.g., 26 fishes, 26 crustaceans and 27 molluscs). The construcnon of the 60-90 small houses
envisaged under the proposed OZP will inevitably destroy or fragment natural habuat and reduce biodiversity
either durmg the construction phase or in its aftermath.

. Somesimple calculations can highlight the long-term consequences associated with the proposed increase
- in small houses, . For example, if there were three people living in each of the 90 small houses, there would be an
additional 270 people living in the community with an associated increase in the number of vehicles and traffic,
resultmg in various cumulative en¥vironmental pressures upon the local ecosystems



If the small houses are going to use septic tanks and soak-away pits as a means to treat domestic
wastewater, this is likely to result in the eventual contamination of the stream and entire coastal area of Hoj Ha
Wan. The coastal sediments at Hoj Ha Wan are dominated by sand which cannot effectively adsorb or absorb

" the organic pollutants, and thus any wastewater would infiltrate through the soil into the stream and the coastal
waters, with consequent impacts on the Marine Park. Assuming a generation rate as 100 kitres of wastewater
discharged per person per day, 3 population of ~ 300 people in the area covered by the OZP would result in daily
generation of ~ 30,000 litres of wastewater resulting in contamination of the stream, wetland and Marine Park of
Hoi Ha Wan by faecal bacteria, pathogens, and excess nutrients as well as endocrine disrupting chemicals such as
nonylphenols from detergents and drug residues arising from the use of pharmaceutical products by residents, - If
the TPB approves the draft OZP, then a condition of compulsory use of self-contained chemical toilets and
‘Wastewater treatment systems must be imposed to avoid contamination of the soils, stream, wetland and marine
environments of Ho Hai Wan, :

We do not know how much impact the ecosystems of Hoi Ha Wan, So Lo Pun or Pak Lap can tolerate -
without an adverse effect, yet this is the central question that the TPB must be able to answer before .
approving the proposed OZPs. We stress that the carrying capacity for individual enclave sites and the overali
capacity of all Country Park enclaves must be carefully studied before an informed and responsible decision on
land use and small-house numbers can be made. Other issues such as solid waste managemen, private vehicles.
and patking areas, public transportation and goods supply also need to be taken into account when considering the .
desirability of proposed OZPs; ]t is also important to balancc the various public interests rather than favour,
without due consideration, the interests of just one sector of our society. :

As history reveals, Jand-uses change and rural development is a major driver of biodiversity loss. As an
Asia world city, Hong Kong should embrace the principle of sustainable development and enablé our future
generations to enjoy the Country Parks, appreciate their wildlife and live harmoniously with our natural heritage.
We should not see our Country Parks surrounded by houses and crowded with people and vehicles. It would be -
shameful if the TPB made an irreversible decision allowing excessive development within Country Park enclaves.

We propose that members of the TPB take account their responsibility to protect nature and our
- biodiversity for future citizens of Hong Kong and refuse the proposed draft OZPs. It is essential to balance the
interests of different sectors of our society and conduct any development in a measured way based on a sound
scientific foundation. Only in this way can it truly contribute to Hong Kong's sustainable development.

Thank you for your attention and consideration.

-Yoﬁrg faithfully,
g é g ' ‘ F vy, . [} VQn J T2 / .
Prof, David Dudgeon Pfof. Kenneth Lenng ~ ~ Prof. Yvonne.Sadovy”

Editor, SCMP; Editar, The Standard

‘Dr, David‘Baker Dr. Tim Bonebrake Dr Billy Hau . Dr. Laszek Katczmarski
Dr. Véer:Zn Thiyagarajan cc. Secretary, ENB; Director, AFCD; Director, BFD;
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" generatlons in Hong Kong.(See attached ﬂle. So Lo Pun draft QZP WWF Nov 2013)
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_‘ts remoleness and Jack . of, vehlcular access mean 1here have ‘been very hmited human.
"'~‘:d|sturbance except the destructive actlvities ln 2008 We are womed That ihe ecolog]cal values' ARV
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Fig. 3 Counter-proposed zonings in So Lo Pun'

Streams

towetonof
Ueelelling
in2008

Counter-proposed {:.:
zonings arn in Red
color

" ¥ L.ocalion of streams & EIS make reference to site visit on 8 Sept 2013, Plan No.2 and Figure A of Appendix V of
TPB paper No. 8423
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- .TownPlannmgBoard,_ G i _
" . 15/F, NorthPothovemment Oﬁ'lces, ERR

.333, JavaRoad NorthPomt, Jeor

LA We strongly Ob_] ,_ct to the,pb_, posed Village Type Development (V) Z0ne, Accor ] mg 10 the 201 1
" census the populatmn at So Lo Pun was “ZERO” No one has hyed there:for a long nme BUT the" . :

, "The ongmal good.xntenho,. ofth:‘nplan"'_' A

) ‘would 'ot be upheld We also object to th ' _gna‘uon of V zone covering the tnbutanes of the:,-'.-'- -A:."~ .

stream System which commests .mtb,f.lze.prop, sed CA..

Potennal 1mpacts assocmted with the proposed V zone would also 51gruﬁcant1y aﬂ'ect other"t L :'::-"f .
s specles of conservanon concern in the area, for mstance, the hght pollutlon caused by the vxllage oLl
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Lam Kam Rcad Tai Po, New Territories, Hong hong B S N UL S
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- was recommcnded by the PlanD and adopted by lhe TPB durmg the de\relopment of the I‘a1 Long L A_" L
a de Oulhne Zoning Plan (S/SK-TLW), is not followed mn the present Draft So Lo Pun OZP, &+ </~

.Bmld Later actwmes so as to remove eco]ogxcally nnportant spemes from srtes, elsewhere m Hong'_: ;' . 'f :
:'. Kong. T here 1s an expectatlon frorn the Hong Kong pubhc that the, PlanD will act in a, re5ponsrble R

3 Ombudsman (m 2011) whrch asked the PlauD to better protect CP enclaves, the recommenda’uon 3
' 'stated in a report prepared by the PlanD for some of the CP enclaves (mcludmg So Lo Pun) and the e '
BRI, eaﬁﬁkeh B Wﬁﬂﬁ“”““‘””“““

Lam Kam Road, Tat Po, NewTerntones, Hong Kong SO UL : ‘j "
. ' Emml eap@kfhg og . R s




o 'these acnvmes andﬂlelr ollutmn i) acts.

. 19 The seasonal streams (e g 5 ‘the one shown m Plan 5 of the TP,B Paper) should be echuded from' '_ P .' -
s .the \'4 zone, these strea.ms and then' Hparian, zones should be covered wﬂ.h. conservatxon zomngs S T
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Lam Knm Roacl, Tai Pa, New Territories, Hong Kong .'. L
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S 20. . The tenn “House (New Temtones Exempted House' only)” (e Small House, typlcal vxllage ‘;'- e -':4".;'
- house) should be transferred from Column 1 (where “uses always permltted”) to Column 2 m PR

' the Schedu]e of Uses of the V zone under the So I_o Pnn OZP “House (not elsewhere spec1ﬁed)” . L '. = .
should be deleted ﬁoml Column 2 in the Schedule of Uses of the proposed v zone These would be. 7 _:'_,-' B Bizes

the terms - “Eatmg Place ‘and“‘Shop and' Scrvxces” should not be'., .
uses always penmtted on the ground ﬂoor of a New Terntones Exempted House This will help to. - P

. clrcumstanees ‘of tl:le leg.al'des1gnatlon process for protectmg all of the CP Enc]aves

: EcologxcnlAdVISory Programme i
o Kadoone Farm and Botamc Garden SR

RS R R IR
Lam Kam Road, Tai Po, New Territories, Hong Kong R
. : E.mall eapCbeg org - .




. fTownPlanmng Board, - .17
- 15/F, North Point Govemment Ofﬁces, :
333, Java Road,NorthPomt

S Dear Sir/ Madam,

," hliu /nn.\\ 5. l\b uomlnmﬂmmmeq?closerlnoLf;g6!,»3g426d!238;2§!3ﬂ]OOOO
' CRBHARERES Eﬁ
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: ._ : seawater)“m and out of the So Lo Pun afea : 'The presence ot thJs gate and also the bunds mS1de make o :" ":: : .
the wetland mosam of So Lo Pun largely lennc (Flgure 1), thus pollutants entenng tlns water body w111'_..- AN '-.'
. ea51ly accumulate and be hard to wash ay by water current We are hlghly concetjned that the -

' .."runoﬁ‘ etc It could be argued that these problems can be solved by followmg ex:stmg guldelmes (e g ? B 5 -

: usmg ,Sepuc Tank Systems, STSs), however' please see below

. "5 3' We would llke the PlanD and the Board to loolc at photographs showu in Flgure 2 we have"

' observed on many occasmn that when vxllage houses have been met next toa watercourse, plpes R

E‘%rﬁﬁj\iﬁ#ﬁ%"%

Lam Ka'n Road. Tai Po, New Territories, Hong l’ong
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E '-zone) and the stream (e g " mbutanes) would be greatly aﬁ'ected by potentlai .water pollunon,' 11ght .. " PR
I pollunon and human dxsmtbance ol EE _ '
AT AR A AN

Lam Kam Road Tai Po, News Territories, Hong Kong . 3.‘.’.".' TS L OO S
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, p:pistre”us) mxght contnbutc to the declme of Iessct horseshoe bats (Rbmalophus hipposzderos) Biologzcal Cansewafzon, )
03, 55-60 B ; . . ;

L “‘érﬁ%ﬁkﬁ%%"-% :
Lam Kam Road Ted Po, New Terrltories, Hong Kong
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Total ne. of

. Zomng RO % approved cnses ; re;ected cases cases handled

. ZWithmGBzoneonly 1:17.; S 19 vty AL .’. 43

Within GB & V.zones |-

' authontxes more evxdence rega:dmg the ecologlcal 1mpox1ance of the entlrc stream system, their ﬁpariéli '-

8 Kadoone Famm and Botamc Garden, 2004 A P:Iot dezverszty Study qf zhe Eastem Fronner Clased Anea and North Easl . } < o
S New Ten uon’es, HongKong, June _December 2003 Kadoonel’ann and Botamc Gardcn Pubhcatxon Senes No 1 Kadoone o .

-'Farm and Bolamc Garden, . Hong Kong Specm] Admmxstrauve Reg:on. (avax]able : onhne Jatn .

A5 orﬁ hkiconn.nllSﬁ/] 7/]/1' C ""391'6 or(‘}iaﬂi' nal, B . X
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Emall cap@kfbg org
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Farm & Botanic. Garden;Corporatl

-Kadoorle On.A.' '

‘Fe]lowes, IR, i.au,MWN Dudge D, Reels, G.T Adés dw1 Carey, al, Chan BPL Kendnck RC Lee, ms e

" Leven, MR W:]son, KDP and Yu YT 2002 led ammals to watch' 'terrestnal and fréshwater fauna of conservahon ) ; L L

‘..8 Shek, CT ”006 A erIa' G‘mde to llae Tc":rresb ml Mammals of Hong Kong Agnctilture Fxshenes and Conservauon, L
. _Department, Hong Kong Spemal Admlmstratwe Regwn e \

o '.-9 Chan, P ]'.. ,2001 Sustamab:h!y alrd bmdwe:sx(y the xmpacl, alterna ive design and .pro.guects‘,of restoranon of

,cham;elzved IowIand streams in HongKong Unpubhshed Ph D thesis. The Umvemty of "Hong Kong, Hong Kong
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N penmttéd under GB. .

‘ 7 12 el W ’:vould like to remmd‘the PlanD and thc B vard that 1f the pnvate “barbecue sxte” such as L

RN 'jshown mFlgure 7 1s to be operated in the So Lo Pun are a thé's.tream, 1he CA 1he entlre s1te and the:.‘.:.;:‘ ot
‘ surroundmg CP would be senous]y mpacted B

T BT YN DD S
" Lam !»'ﬁm Road Tal Po, New Territories, Hong Kong LS e ;
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Kéaoone Farm & Botanic ‘Garden. Corporatlon L

desz zatzon o ‘V'Aones 1s re un ed to meet tlze Small House demand o tlze reco uzed wIla es m the SR
g’ q _ g’ g o

a;ea ] '3:' )

.;..:Accordmg to ’rhe mmutes of the 728th meetmg _the PlanD had recelved over 200
.'representatlons askxng for preservatlon of the natural landscape of Ta1 Long Wan After heanng the

: objecnons, the TPB members in general con51dered that “there was. a conﬂzct between conservatton of A

?%%ﬁﬁkﬁwﬁ%"w&
Lam Kam Pmyd Tal Po, Naw Territories, Horg Kang T T e
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i Optlon 1 .~ the :proposed OZP:
- | (with'a V.zone 6f about79ha) i

Optlon 2- - Conservauon Approach '

Intentmn (stated by PlanD) -

(w1th a V zone of about 1.9. ha)

To stnke'a balance between .k

T "~’.'encroachmentby dcccloi)ments S D
. Vzone (proposal/ amendment proposed by thePlanD) ;

" Drawn -up. . based on . -the.
outstandmg .Small. House

;- The aréa of the V Zones wou]dﬁ

be substant;aliy reduced 1o

. demand for 370 sites i in the next

ﬁ%vﬁﬁ;‘\iﬁﬁi m%’\liﬁ

cover only the exxstmg vnllage U

- L;r‘n'Knm Road Tai Po, New Te Tercilories, Hong Kong - S M
5 E'naxr eap@th arg Sre T e S




Kadoorre Farm & Botamc Garden Co.rpora't'lon’. |

: Opﬂon iy S the proposed OZP:'

(with'a V zone of about 79 ha)

10, ::: years; upon il

'-development, : the est}mated .
-populaﬁon may mcrease to. -

) about 1000

CountryPark

' Imphcauons (stated by P]anD)

j€ gt
_ groups; “hikers and members of
. the: pubhc'-'ls ‘enyisaged as this

option’ ‘‘cannof . ‘satisfy theu- L

expectations "to ‘preserve 'l'a1

.Long Wan._, ‘The locat .v:llagers R

would contmue o { be

dlssahsf ed with the ]ocauons -

of the “V” zones and the

o ';':local objechons
" would be cnv:saged Lol

ir | are: enwsaged as. the “V" zone'. T S SN R
- would ‘be ﬁ.lrther reduced andA R

" fcross-vi » ' B

apphcauo are dlfficult

% /\‘Ef?ﬁﬁ%"%

Lam Kum Rond Tax Po, New Territories, chg l(ong : PO ey
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Ophon 2 Conservatmn Approach -C
(w1th a V zone of about 1.9 ha)

' ‘é‘“«é‘nﬁ-ﬁ/\iﬁﬁ‘e%"% R TR
Lam Kam Road, Tai Po,: lw.euTerrilones, Hona Kong ,' s e e e
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.édoone Farm & Botanic Garden. Corporatlon

RO

e‘of the w

s'/wuld also crmszdef the conservatxon vlt_g uIe:'at eg_

© 811 gff"l 'his is.a holistic approach which i is now an mternatmnal_standard and 1s dlrected under the R
_ Convenuon on Blologtcal Dlversny (CBD) R '

o812 ~" ‘.".E_FI‘Q;I'I ,the"z}bpvg prqudgﬁt,_ xii,e 'l_mdiv that:

- {a) - : A hohstlc and conservahon approach for a CP Enclave was once adopted by the PlanD and R
L the TPB L RUEE K

(b) :_PlanD can'propose conservaﬁon zonmgs, even 1f the AFCD does not fully SUpport the i ceeld .

(c)

V zone could be dramancally reduced

@ NTEHldbpldmCImnzmﬂaShdl fothNtfv

& A smalI V zone would be, more pragmanc and help av01d unnecessary development'l - B
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Lam :(am Road, Tel Po, New Terrilories, Hong Kong
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. i Fagore & B2 ,lgc,w',ggr"
B .l I'I' ! ll u Ul

adlc'_i‘l')' to the basnc: ": : ':.
' Wh{\t the PlanD 1s pIo) o_sm 19 actually BRI

B ﬁ 7’\ iﬁ ?F %a 2 Eﬁ
Lam Kam Road Toi Po, New Termonos, Hong Kong
R Emnll e1p@kfbg org L o
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- :' 3: Enclaves to “Undetermmed” zone, aﬁer the AFCD and the CMPB have completed the“ ; asséséments L ;
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-‘summanses the ecologzc. ,data and species of conservauon concern found m So Lo Pun (based on the, Lol

g .KFBG FCA Study i 2004 th.'__ nformation I

the TPB Pap_ __'and also the KFBG Ecologmal Note) :'.'.;‘-: -.'.':. b

| 'Indeed we consxler that So Lo Pun would have 2 much hmhér ecolomcal and conservauon value than - T .

18 hu l‘\u\:\\'wen:om\u oig. hk hlml nn’ob corcern 01 shuml ECREERCRIEE R
Laml(amRuad Ta:Po,NewTemtones,)-’ongKot.g SR e T
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o _(b')' -

e CPs, not only' to cater for thc need of pr1vaté development by a mmonty :

‘The PlanD and the TPB should strictly follow the holistic and conservation approach adoptcd N : L
I '_~ in 2001 for the Ta1 Long Wan OZP (Wthh 1s a CP Enclave) m deve10p1ng the zomng plans for‘. UL

%“@%ﬁﬁ-/\ﬁﬁ' E.'i

E'nml eap@kfbgorg N St .
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{d) Gl
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d Farm & Bota

3The seaso:ral,streams (e g the one shown in Plan:S of the TPB Paper) shou]d be excluded .,‘ 'f: _
I ﬁom the V zone; these strearns and therr npanan zones should be covered wrth conservat:on. L e

-"The tcrm .‘House (New Temtorxes Exempted House on]y)" '(1 e Small House, typrcal BE

S __'. v111age house) should be transferred from Column 1 (where “uscs always permrtted”) to . . Y

,'.' Column 2 m the Schedule of Uses of the V zon. u.nder the So Lo Pun OZP “House (not-_ e : ,:_':-

elsewhere specxﬁed » should be deIeted from Colurim 2 in the Schedule of Usés of. the 77

'-'.'.-'proposed V. Zote, " This’ Would . be. consistent with” ‘the” procedure ‘that wasj;prevrously"'..'f_"_'_'-',5"."'.‘
L 1mplemented by the PlanD mthe OZP for the Ta1 Long Wan Enclave S

. g Under the proposed V zone, the terms ; “Eatmg Place” and “Shop and Servrces” should not
. .be uses always pernntted on the ground ﬂoor of a New Temtones Exempted House Tlns o

n %?E*ﬁﬁj‘iﬁ%i%i\
Lam Kam Road Ted Po, Nevs Territories, Hong Kong
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nic. Garden Corporatron SRR

; _ smn and that the provision of addmonal ) e :
g ".astructure to‘su" ‘ 'ort fumre develogment would be drfflcult in thg area, we cogsrder that g R By
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o " Secretary for Development

A Countrys1de Foundanon N

" Couitry and Magine ! Parks Board AR
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. ‘:',:'Eco-Educauon &Resources Cenﬁe 2
- -,Save Our Country Parks Campalgn

RANRE < %aﬁﬁ-xiﬁ’#ﬁ%’éﬁ ST
Lam KamRmd.T'nPo,l\ew‘l‘\_rntorles‘ PongKouu S P P
C e Emau eap@kfbg org .

AT



véd, Tal Po, New Te rnzanes,
Emall' eap@kﬂ:g.ofg







Tai Po, New Terr!lor es,Ho g Ko g
Emai eap@kfbg org




WAL,
Lam Kam Road, Tai Po, New Territories,
’ . Emall: eap@kfba.




4!{!"!," &)
i

i

SN R ”%ﬁﬁjtiﬁﬁn%/—\% B S S U
T N R A LamKamRoad TaiFo,New‘rern.ones,HongKong R L I T
’ e e T E Ema:l*eap(_‘}kﬂagorg T T S



72 3

7 HAAEA
Lam Kam Road, Tat Po, Ne

, Neve Tersitorias,
eap@kfbg.org




<) % ﬁa"f ﬁ 7" - ?f*
L am ham ROud Tai Po, New Terntones, Hong Kong
SRR - Emaai' eap@kfbg.org '




b

K
m Rcal




2 CP Enclave were greaily fedused from 7.9 ha to 1.9 ha, .-

e BB A RS AR
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Kadoorie Farm &

Botanic Garden Corporation

Appendix A. Species of conservation concern found in So Lo Pun

Scientific Name | Common Names | Suitable habitat(s) within So Lo Pan
Plant
. Alsophila spinulosa Spiny Tree-fern FlI§14E . Woodland (found in another survey)
Aguilaria sinensis Incense Tree =3[ F . Woodland
Ceratopleris thalictroides | Water Fern 7Kk Freshwater marsh and along the stréam
Cibotium barometz Lamb of Tartary ££38 Woodland
. Goodyera procera - Tall Rattlesnake-plantain S3TEERY | Along watercourses (all orchids are protected im
' Hong Kong)
Phymatodes longissima | Akind of fern 25 W5k Along the main stream ‘
Zostera japonica Dwearf Eel Grass SEAEEE Intertidal area within the proposed CA.
| A totnl of 244 vascular plant species (excluding Orchidaceae), including 31 fern species, two gymnosperm species and
211 flowering plant species were recorded in So Lo Pun according to the KFBG FCA study. .
Dragonfly . ’
Orthetrum poecilops - Mangrove Skimmer 3T JREH Intertidal area within the proposed CA and the
stream .
Fish : .
- Anguilla japonicd Japanese Eel H Z<fR&R Intertidal area within the proposed CA and the

stream

Oryzias curvinotus

Rice Fish S5

Intertidal area within the proposéd CA, the marsh |
and the stream

Takifugu ocellatus

Orange Peacock Puffer Fish S %
ot

Intertidal area within the proposed CA and the
siream

A total of 11 native fish species could be found in So Lo Pun, based on data from Chan

(2001) and also the Ecological

Note.

Amphibian

Limnonectes fujianensis | Big-headed Frog KBl The upper section of the stream and the riparian |
' zone

Hoplobatrachus chinensis | Chinese Bull Frog peé(tE | The stream and the riparian zone

Bird : ’

Accipiter trivirgatus Crested Goshawk JR\GE [ Woodland

Centropus sinensis Greater Coucal 18385858 Woodland and shrubland

Ceryle lugubris Crested Kingfisher 7$f35 Woodland fringe and the wetland mosaic
| Chaleophaps indica Emerald Dove #3418 Woodland '

Dendrociita formosae Grey Treepie JRiiE8 ‘Woodland

Egretta alba Great Egret X Q1% The wetland mosaic

Pandion haliaetus Osprey 28 Woodland and wetland

Spilornis cheela Crested Serpent Eagle d:Ek Woodland and wetland

The KFBG FCA report recorded a total of 33 bird species in So Lo Pun (only two surveys).

Mammal '

Herpestes urva Crab-eating Mongoose £ 2Ef% The stream, the ripatian zone, the marsh, the

. intertidal area and the woodland
Mustela kathiah Yellow-bellied Weasel 25fEEE Woodland
Tylonycteris robustula Greater Bamboo Bat & REEIS ‘Woodland and the wetland mosaic
BEHGAKRBHBELR

Lam Kam Road, Tai Po, New Territorles, Hong Kong:
Email: eap@kfbg.org
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<tpbpd@pland.gov.hk>

"Roy Ng" <roy@cahk.org.hk> To
‘ S/NE-SLP/1- 10822
2711112013 F4 04:13 - e TPBIR/
bce

Subject RE: Comments on Outline Zoning Plan (OZP) (No.S/NE-SLP/1,
SISK-HHM, SISK-PL/1) :

Ourgent [ Retumreceipt [ Sign [ Encrypt

Dear Sir/Madam,

Please find attached our submission on the captioned.

Yours faithfully,

Ng Hei Man

Assistant Campaign Manager
The Conservaucy Assoclallon

ol ." G

o

TPB20131127(So Lo Pun)pdf TPB20131127(Hai Ha).pdf TPB20131127(Pak Lap).pdf
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F Ew_m % The Conservancy Association _ '

o ' > ik . FEAESFSUE 76 REEEETO EI102E

“3;,( éo“ . Add.: Unit 102, 1/F, Park Building, 476 Castle Peak Road, Kowloon, Hong

Kong . . : .
BEEE Tel.: (852)2728 6781 - {HE Fax.: (852) 2728 5538

TOB8IE MR XX

27" November 2013

Chairman and Members
Town Planning Board

E-mail: tpbpd@pland.gov.hk
Dear Sit/Madam,

Comments on So Lo Pun Qutline Zoning Plan (OZP) (No: S/NE-SLP/1)

The Conservancy Association (CA) woﬁld object to So Lo Pun OZF (No: S/NE~SLP/1 )-

So Lo Pun is such a site of high ecological and landscape importance that require careful
planning. CA urges that the area should be protected by conservation zonings, including
woodland area, estuarine mangrove, mudflat, blackish marsh, floodplain, So Lo Pun
Ecologically Important Stream.

CA strongly objects that the proposed “V” zone is further enlarged as compared with the
previous draft OZP. Such a large size of “V* zone is not well-justified as we see no initiatives
from any departments to evalvate the validity of 10-year forecast on small house demand
when the existing population is just zero. Besides, So Lo Pun currently lacks pfope; vehicular
access and public sewerage system large and putting tremendous village population in such an
isolated site would create disastrous impact to the environment. We especially worry that part
of the “V” zone at southwest is located close to the existing watercourse and encroach the
.riparian zone. Village houses with septic tank system only would not stop significant sewage
problem and the upper and middle part of the stream would then be highly exposed to grey
water from small houses in future. Hence we suggest that the “V” zone in So Lo Pun should
be substantially reduced. '

There is precedent case for Planning Department and Town Planning Board to adopt
conservation approach in Country Park enclave. With reference to Tai Long Wan OZP,
stringent clauses to control development were proposed because “Given that there is an



inadequate infrastructural provision and that the provision of additional infrastructure to
support future development would be difficult in the Area, the reduction of “V" zones would
be more pragmatic and help avoid unnecessary development expectation” (TPB. Paper
No.5929). It would also “minimize the potential threats to the existing landscape quality and
heritage value of the Area” (TPB Paper No.5929). Various amendments in “V* zone, such as
putting “House (New Territories Exempted House only)” into Column 2 rather than Column 1,
and adding details in Remarks of the Notes for the “V* zone to require planning permission
for any demolition, addition, alteration and/or modification to an existing building, can be
proposed in the “V” zone of So Lo Pun OZP to ensure rio significant adverse impacts to the
tranquil environment and integrity of village setting in So Lo Pun.

The seagrass bed in So Lo Pun serves high ecological importance as it has only been found at
six locations in Hong Kong!. With reference to excavation works before the implementation
of DPA. in So Lo Pun, however, we are of grave concern that it would still be vulnerable to
site formation work in attempt to fulfill so-called “agricultural use”. Previous research had
once proposed to designate seagrass together with the adjacent mangrove community as Site
of Special Scientific Interest (SSSI)?, and we hope that Planning Department would take this
into consideration to replace the proposed “CA” zone which regards “agricultural use” as
“always permitted”.

To protect high ecological and landscape value of the subject site and also the surrounding
Plover Cove Country Park, CA opines that country park enclaves like So Lo Pun should be
included in Country Park. ‘

Yours faithfully,

=T

Ng Hei Man
Assistant Campaign Manager

' Wong, C., Lau, M,, Ades, G., Chan, B., & Ng, $.C. (2003), A Pilot Biodiversity Swudy of the eastern Frontier Closed Area and North East

New Territories, June-December 2003

Kadoorie Farm and Botanic Garden (2004). A Pilot Blodiversity Study of the eastern Frontier Closed Area and North East New
Territories, Hong Kong, June-December 2003. Kadoorie Farm and Botanic Garden Publication Series No.1. Kadoorie Farm and Botanic

Garden, Hong Kong Special Adminstrative Region,
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Michelle Cheung . To tpbpd@pland.gov.hk TPEBIR/SINE-SLP/-
<michelle@erc.org.hk> pbpd@p 9 ‘ ‘ 10823
Sent by: ce lkcheng <lkcheng@greenpower.org.hk>

2711112013 T4 02:20 . bee

~ SubJect Eco-Education & Resources Centre: Draft So Lo Pun OZP
S/NE-SLP/Y '
Durgent [ Retumreceipt [Sign [ Encrypt
Dear Sir/Madam,

Please find the self-exprlanavt.ory letter.
Thanks.

Yours faithfully,
Michelle Cheung

Michelle Cheung, PhD,

Science Manager,

Eco-Education & Resources Centre,
Tel: +852 6072 9094

Email: michelle@ere.org.hk

Website: www.erc.org.hk So Lo PunOZP.pdf



BY POST AND E-MAIL
The Secretary,

Town Planning Board,
15th Floor, North Point Government Offices,
333 Java Road,
North Point, Hong Kong
(E-mail: tpbpd@pland.gov.hk) -
27 November, 2013

Dear Sir/ Madam,

TOWN PLANNING ORDINANCE (Chapter 131)
DRAFT SO LO PUN OUTLINE ZONING PLAN NO. S/NE-SLP/1

1.- Eco-Education & Resources Centre would like to comment on the above-captioned draft So Lo
Pun Qutline Zoning Plan (OZP). '

2. We support the General Planning Intention of the Explanatory Statement that So Lo Pun enclave

should be carefully planned and protected so as to preserve the high ecological and natural
- landscape value, :

3. However, we have grave concerns on the adverse impacts, including deterioration of river and
marine water guality and incompatible developments, brought about by Village Type
Development (V) for So Lo Pun and associated sheltered bay (the Bay hereafter).

4. We consider that the draft OZP has not taken into account of the presence of species of
conservation value in planning scheme area and the Bay, including: Seahorse Hippocampus kuda,
Pipefish Syngnathus schlegeli, rice fish Oryzias curvinotus and Seagrass Zostera japonica. '

5. We are concemed that the “V* zone will adversely affect the watér quality of the stream and the
Bay in So Lo Pun which is of high ecological value. Currently, the area is not served by public

—p ) -
EREIE REFED
‘ ,_ Eco-Education & Resqurces Centre
Society Registration No.: CP/LIC/SO/19/26284
Fiat D1, 11/F,, Block D, Tuen Mun Industrial Centre, 2 San Ping Circuit, Tuen Mun.
Tel : 26972022 - Email : erc.org.hk@gmail.com Website : www.erc.org.hk

.®



sewer, the sewage from any new small houses will be tteated only by on-site septic tanks and
soakaway system and the sewage generated will pollute the existing stream course and the bay.

5.1 Also, residential development neighbouring to natural streams will trigger river training works
which cause even more environmental damages to the natural environment of So Lo Pun. We
support the Remarks to control diversion of streams under the “V*, “GB” and “CA”zones

5.2 Moreover, we urge the TPB to rezone the stream courses and its riparian areas (i.e. at least 30 m
buffer from both sides of the stream course) to other consérvation zonings such as Conservation
Area (CA) or Green Belt (GB) in order to avoid water pollution and physical damages to the
stream and Pak Lap Wan. '

Should you have any inquiries or need further information, please contact me (T: 2697 2029; Email:
erc.org.hk@gmail.com).

Thank you for your kind attention.

.‘mng

Eco-Education & Ree

BRI AR DD

Eco-Education & Resources Centre

Sociely Registration No.; CP/LIC/SO/19/26284
Flat D1, 11/F., Block D, Tuen Mun Industrial Cenlre, 2 San Ping Circuit, Tuen Mun

Tel : 26972029 Email : erc.org.hk@gmail.com ‘Websile': www.erc.org.hk
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“David NEWBERY™ ‘ To <ipbpd@pland.gov.hk> TPBIRIS/NE-SLPﬂ- 10824
EREETRARTED
: ¢ <sdev@devb.gov.hk> ’
27/11/2013 T4 04:59 . <sen@enb.gov.hk>
_ Please respondto <DLoffice@landsd.gov.hk>

bee
Subject Draft So Lo Pun OZP - Comment

O urgent Retumn receipt [Jsign [ Encrypt

Dear Sir/Madam

Please find enclosed comments on the Draft So Lo Pun-OZP by Friends of Hoi Ha.

Yours faithfully

David NEWBERY

{%

Sécretary, Friends of Hoi Ha So Lo Pun TPB 26 Nov 13.docx



FRIENDS OF HOI HA
PO Box 51 ‘

Sai Kung Post Office

New Territories

Tel: (+852) 2791 6449
Fax: (+852) 2791 6454
Email:
newbs@netvigator.com

HONG KONG

" 26 November 2013

Mr Thomas CHOW
Chairman
Town Planning Board

15/F, North Point Government Offices
333 Java Road

North Point
Hong Kong

Dear Mr Chow

DRAFT SO LO PUN OUTLINE ZONING PLAN (S/NE-SLP/1) -

1.

In October 2010, the enclave of So Lo Pun was gazetted asa Deve10pment Permission Area
(DPA). The DPA came to an end in October 2013 and has been replaced by a Draft Outline
Zoning Plan (OZP) which will remain in force until the final OZP is constructed.

FOHH strongly objects to the Draft OZP as promulgated by the TPB, for the following reasons:

The “Requirement” for 134 new houses under the Small House Policy has been based

. on an estimate given by the Village representative. No check or audit of this figure has

been carried out by the TPB. At present, the resident population is zero — the village

*has been abandoned for decades. The chances that 134 “sons of the village” and their

families wish to “return” (many of them have nevet, actually, lived in the village) to
live at So Lo Pun - a remote village with no road access, no amenities and no -
employment possibilities - is, simply, unbelievable. That major planming decisions are
being based on this totally bogus figure is gross mal-administration.

It is, probably, no coincidence that the majority of land in the proposed V-Zone has
already been bought by development companies. If the V-Zone is to be primarily used
for the legitimate building of houses under the Small House Policy, how is this to be
achieved, when the land has already been sold to developers?

So Lo Pun has no sewage facilities and there are no plans to improve the situation.
Therefore, any new houses built at So Lo Pun will be fumished with Septic Tank
Systems and soakaway pits. These rudimentary sewage treatment facilities will,
inevitably, lead to sewage pollution of the marshlands, water courses and nearby
streams which contain species of conservation interest. Septic tank systems pollute
water courses even when they are functioning correctly; however, given the remoteness

1



of the village, it is unlikely that STS will be properly maintained and serviced and so
the risk of pollution is greatly increased. The polluted water will then enter the sea,
close to Yan Chau Tong Marine Park which has mangroves, seagrass and other
sensitive marine life nearby, as well as mariculture sites. Any significant development
at So Lo Pun should take account of the need to properly treat sewage before it is
discharged into the environment. To this end, the basic requirements of the ProPECC
are inadequate due to the sensitivity of the environment, the remoteness of the location
and the cumulative effects of the effluent discharges from numerous houses.

o  The area has already been subject to environmental destruction under a “trash first;
develop later” philosophy. The Government claims that it opposes these actions;
therefore, the OZP should be an opportunity to show that “trash first; develop later”
actions will not work and that the area desiroyed some years ago should be fully
restored at the developer’s expense and then given the highest level of environmental

- protection. Otherwise, the Government’s promises to discourage “trash first; develop
later” are nothmg but hot air.

» The area has a significant Landscape value as a remote, abandoned village within a
‘ Country Park. Any significant developments in the village — particularly of “standard”
NTEHs - would severely damage the landscape value of the area. Landscape has not
been considered by the TPB in the drawing up of the Draft OZP but should have

formed part of the planning process under the DPA designation. This, again, represents
mal-administration by the TPB.

The So Lo Pun Stream and its riparian zone as well as the lesser streams and the marshland are
all important ecological habitats with species of conservation interest and require protection. A
30 metre area each side of the So Lo Pu stream and its tributaries should be re-classified as
Conservation Area in order to give them the protection they require. In addition, the secondary’
woodlands surrounding the village contain rare and protected plant species, such as Aguilaria
sinensis and Cibotium barometz and should also be zoned as Conservation Area. In sumimary,

the V-Zone should be restricted to the existing building lots and the rest of the area made
Conservation Area.

In the meantime, in order to prevent the destruction of the areas zoned as Conservation Area by
trashing activities masquerading as “farming”, we believe that the following uses specified in the
“Always Allowed” Column 1 of the schedule, be changed to Column 2 — uses requiring the
permission of the TPB:

e  Agricultural Use
e  On-farm Domestic Structure

We fully support the findings and conclusions of the letters sent to you by WWF Hong Kong,
Friends of Sai Kung, Designing Hong Kong and others who have objected to the Draft OZP and
agree that the best long-term solution for So Lo Pun would be to-incorporate the enclave within

2



the. adjoining Country Park so as, firstly, to properly protect this environmentally sensitive area
and, secondly, to take advantage of the formal compensation programme which would be
available to Indigenous Villagers suffering from a loss of expectation due to Country Park _
incorporation. Pending any re-consideration of the enclave for integration into the Country Park,
the OZP should be amended so as to give the area the protection it deserves.

i Nowt

Nicola NEWBERY - g ' David NEWBERY

Chair, Friends of Hoi Ha : S ~ Secretary, Friends of Hoi Ha

Enes

cc:  Chief Executive
Secretary for Development
Secretary for the Environment
Director of Lands
Director of Environmental Protection
Director of Agriculture, Fisheries and Conservation
Tai Po District Officer , '
Antiquities and Monuments Office
Country and Marine Parks Board
LegCo Panel on Environmental Affairs
LegCo Complaints Panel
Hon. Emily LAY, Legislative Councillor
Kadoorie Farm* -
Swire Institute
WWF Hong Kong
Civic Exchange
Green Power
Friends of the Earth
Conservancy Association
Designing Hong Kong
Friends of Sai Kung
Save Our Country Parks
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Gary Stokes To "tpbpd@pland.gov.hk" <tpbpd@ :
<gary@oceaniclove.com> cc TPB{RISINE-SLP]-I- 10827
271112013 12:50 bcﬁ .

Subject Objeciion: Draft So Lo Pun Outline Zoning Plan No: S/NE-SLP/1
Ourgent [ Returnreceipt I sign [ Encrypt

Chairman, Town Planning Board,

Representation relating to Draft Plan under

Section 6(1) of the Town Planning Ordinance (Cap 131)

This is a representation relating to a Draft Plan under Section 6(1) of the Town Planning
Ordinance (Cap 131). Please see the details of our submission as follows:

1. Person making the Representation

Mr. Gary Stokes, Senior Operations Director (Asia), Sea Shepherd Conservation Society
2. Authorized Agent (Not applicable) '

3, Details of the Representation

(a) Draft plan to which the representation relates.

Draft So Lo Pun Outline Zoning Plan No: S/NE-SLP/1

(b) Nature of and reasons. fdr the representation

Sea Shepherd Conservation Society oppose the Draft So Lo Pun OZP on the following
grounds:

1. The use of on-site sepﬁc tanks and soakaway (STS) systems will not work in So Lo Pun.

2. The underlying geology in So Lo Pun will not support the use of on-site septic tanks and
soakaway (STS) systems to disperse untreated wastewater into the surrounding seil, which

will lead to irreparable damage being caused to the Ecologically Important Stream (EIS) in So
Lo Pun.

3. The underlying geology in So Lo Pun will not support the use of on-site septic tanks and
soakaway (STS) systems because So Lo Pun is susceptible to alluvial flooding and this will
pose an unacceptable health risk, including the possibility of triggering a global pandemic.

4. Excavations undertaken during development in So Lo Pun will disrupt the geologic
continvum in the area, which poses the risk of the Ecologically Important Stream (EIS) in So
Lo Pun being smothered in sediment. .

5. There are plans to promote “eco-tourism™ in So Lo Pun, but an influx of visitors to So Lo
Pun poses an unacceptable risk to the marine biodiversity there, yet this has not been
mentioned or considered in the Draft So Lo Pun QZP.

Supporting evidence for these objections is in the attached report. 6:}



gt .

() Any proposed amendments to the draft plan?

In accordance with Section 6(2) of the Town Planning Ordinance, the failure to recognize or

- consider these issues are serious omissions and show the Draft So Lo Pun OZP is not fit for -

purpose. Because all of this information has been omitted from the Draft So Lo Pun OZP, we
do not believe the Town Planning Board has been properly briefed on all of the issues of

concern and 1o development should be allowed in So Lo Pun based on the objections we -
have ralsed

4, Particulars of “Representer”

Name: Gary Stokes

‘On behalf of: Sea Shepherd Conservation Society

Position: Senior Operanons Director (Asia)
Tel:

Email: gary(@seashepherd.org.au

. Date 27 November 2013

Due to size restrictions this is sent from a personal email, any replies to the address attached

So Lo Pun Coves Letter.pdf 1. So Lo Punfull teport.docy



%
H

SEA SHEPHERD CONSERVATION SOCIETY =

International Chalrman
Farley Mowat

Foundor
- Caplaln Paul Watson

Board of Directors
Lani Blazier
Marnle Gaede
Anthony Kledis
Peler Rleman
Bob Talbol
Pail Walson
Parsia While

. Robert Wintner
Dr. Ban Zuekerman

Board of Advisors
Richard Daap Anderson
Brigilie Bardot
Linda Blalr

- Jody Boyman
Berkelay Breathed:
Dr. Deborah Brosnan
Plerce Brosnan
Pavi Bsown

The Honerable lan Campbell

Sebastiano Cossla Castigliont
David Comarow, ESQ
Sean Connery
James Cosla
John.Paul DeJoria
TulDe Ray "
Isabel Dow
Albert Faico
Linda G, Fisher
Dave Forsman
Hanneh Fraser
Marc Gaeda
Dr, Birule Galdikas
Mike Galesl
Stephanio Gifmore
Michae! Geldschiager
Rutper Haver
Randall H. Heyes
Herbent Henrich
Dr. Alex Hershaft
Sieve Hindi
Basi] Hobbs
Dr. Sidney Holt
Dr. Jennifer Hoppar
Captain Jet Johpson
Plster Kroonenburg
Dr. Louise Leakey
Howard Lyman'
Rale Malr
Dr, Joe McGlnnlss
Dr. Godlray Merien
Alex Pacheco
Soan Penn
Grant Pereira
Jacques Pemrin
Heldi Prescott
Dave Rastovich
Dr. Tom Regan
Martin Sheen
Sam Simon
Keby Slster
George Sumner
8arbara Vaigs
Geerl ~Jan-Vons
‘Tom Waes
Oliver Wallasch
Diane Warren
Elora Wesl
Scoll West

PO Box 2618,

§SCSisa regisfared 501(c)(3) charitable organization
Friday Harbor, WA 98250 USA » TEL: (360) 370-5650 = FAX:" (360) 370-565% » www.seashepherd.org

]

(-~ o

RS
<24

Chairman, Town Planning Board, 64.,,47'0 0

Representation relating to Draft Plan under

Section 6(1) of the Town Planning Ordinance (Cap 131)

This is a representation relating to a Draft Plan under Section 6(%) of the Town Planning

Ordinance (Cap 131). Please see the details of our submission as follows:

I, Person making the Representation

Mr. Gary Stokes, Senjor Operatlons Director (Asia), Sea Shepherd Conservation Society

2. Authorized Agent (Not applicable)

3. Details of the ilepresentation

_ (a) Draft plan to which the represéntat_ion relates.

Draft So Lo Pun Outline Zoning Plan No: S/NE-SLP/1
(b) Nature of and reasons for the representation

Sea Shepherd Conservation Society oppose the Draft So Lo Pun OZP on the following
grounds: :

1. The use of on-site septic tanks and soakaway (STS) systcrﬁs. will not work im'So Lo
Pun. a ‘

2. The underlying geology in So Lo Pun will not support the use of on-site septic tanks
and soakaway (STS) systems to disperse untreated wastewater into the surrounding soil,

which will lead to irreparable damage being caused to the Ecologically Important Stream
(EIS) in So Lo Pun. ’

3. The underlying geology in So Lo Pun will not support the use of on-site. septic tanks
and soakaway (STS) systems because So Lo Pun is susceptible to alluvial flooding and
this will pose an unacceptable health risk, including the possibility of triggering a global
pandemic.

4. Excavations undertaken during development in So Lo Pun will disrupt the geo]o.gic

continuum in the area, which poses the risk of the Ecologically Important Stream (EIS)
in So Lo Pun being smothered in sediment.

5. There are plans to promote “eco-tourism” in So Lo Pun, but an influx of visitors to So
Lo Pun poses an unacceptable risk to the marine biodiversity there, yet this has not been
mentioned or considered in the Draft So Lo Pun OZP.,

U.S. Tax 1D# 53-0792021
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Supporting evidence for these objections is in the attached Teport.
{c) Any proposed amendments to the draft plan?

In accordance with Section 6(2) of the Town Planning Ordinance, the failure to recognize or consider
these issues are serious omissions and show the Draft So Lo Pun OZP is not fit for purpose. Because all
of this information has been omitted from the Draft So Lo Pun OZP, we do not believe the Town
Planning Board has been properly briefed on all of the issues of concern: and no development should be
allowed in So Lo Pun based on the objections. we have ralsed ’

4, Particulars of “Representer”
Name: Gary Stokes

On behalf of: Sea Shepherd Conservation Society -
Rosition: Senior Operations Director (Asia)

Email: }zarv@sshenherd.orz.‘au '
Date: 27 November 2013

PO Box 2616, Friday Harbor, WA 98250 USA = TEL: (360} 370-5650 = FAX: (360) 370-5651 ~ wwiw.seashepherd.org
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2471112013 T4 11:13 bec '

Subject jR3zeRl - A SESBMEIEER SINE-SLP/1
Ourgent DO Retumreceipt [1sign O Encrypt
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TPBIRISINE-HHM-

ce0@cen.gov.hk
sen@enb.gov.hk
sdev@devh.gov.hk

Cugent [ Retwm tecelpt [ sign
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Suhfec! Urging the protection of Counlry Parks from davelopmant
[#Steita Moone]
Ourgent [Orewmreceipt Osign [ Encrypt
to: .
Mr Leung Chun Ying
Chlef Executive

Haong Kong Special Administrative Reglon
People's Republic of China

‘Tamar, Hong Kang

Emall: ceo@ceo.gov.hk

Mr. Worg Kam Stho

Secretary far the Environment

15/F & 16/F, East Wing, Cenbal Government Offices
2 Tim Mel Avenue, Tamas, Hang Kong

Emall: sen@enb.gav.hk

- Mr. Paul Chan Mo Pa-

Secretary for Development

18/F, West Wing, Central Government Offices -
2 Tim Me] Avenve, Tamar, Hong Kong

Emall; sdev@devb.gov.hk '

Mr. Alap Wong Ctil Kong

Diractor of Agriculture, Fisheries and Conservation
Country and: Marine Parks Authority

Agriculture, Fisheries and Conservation Department
5.8fF Cheung Sha Wan Government Offices,

303 Cheung Sha Wan Road, Kowloon

Emall: matibox@afed.gov.hk

Mr. Tang King Shing
Chalnmen and Members of the Cotmtry and Marine Parks Board
Agriculture, Fisherles and Conservation Department

S-8/F Cheung Sha Wan Government Offices,

303 Cheung Sha Wan Road, Kowlean :

Email: malthox@afcd.gov.hik

Mr..Thomas Chow Tak Ming

Chalman and Members of the Tawn Planning. Board
1S/F, Narth Point Government Offices

333 Java Road, North Polnt, Hong Kong.

Emall: tpbpd@pland.qov.ik

Mr, Ling Kar Kan

Director of Planning

Planning Depantment

17/F, North Point Government;, Offices

333 Java Road, North Point, Hong Kang

€mall: kKkiing@pland.gov.hk . J O O H.

Ms, Bernadette Linn

Diractor of Lands

Laceds Department

2G/=, North Polnt Government Offices
313 Java Road, North Polnt, Hang Kong
Emall; DLoffice@fandsd.gov.hk

CCw:
Sawe Qur Country Parks -
Ercall; saveourcountryparks@gmall.com

Subfect:
The pratection of country parks from davelopment in Hol Ha, Pak Lap, So Lo Pun and other
enclaves :

Desr Mr. Leung, Mr. Wong, Mr. Chan, Mr, Wang, Mr. Tang, M. Ling, Ms. Linn, Mr. Chow, and Members of the
Coontry and Marine Parks Board and Town Pianning Board,

The Enclave Pollcy

At the tme the country park was set up, , the villages and private land endased within were-not listed as part of
the couitry park premises dué to the laziness of government to do the administration work. Enclaves sre
thesefore not subject to the projectior of the cauntry park, The: legacy of suth measures glves rise to a serles of
praalems concerning-the use of the Ericlaves. :

Af=rthe 2010 Tal Long Sai Wan event, the Govemment and the public reallsed that these Enelaves should be
beter protected; the Ombudsran and the Audit Department also made similar requests afterwards. The endaves
are physically, ecologlaally, gealogically, assthetically, and from @ tandscape and recreational polnt of view, fully
n_ulmw_o:nﬁn with their surrounding Country Parks (CF), The 77 exnclaves identified tn 2010 cover an.area of

2, 3, '

However, despite promises to the conbrary, only 11% of the eridaves will be-subject to-scrutiny by the Country
and Marine Parks Board (CMPB), and for 89% of the enclaves clevelopment can procesd without any scrutiny by
eiter tha CMPB o the Town Pianning Board (TPB) for the.V-zone within these enclaves. ’

This loophole Is uttzry ridiatious and unaccestable: A recent report released by the Audit Department a(so
aiches the Agricultural, Fisheries and Conzervation Department of its lax surveying around the country park and
the delay of the Enclaves protective measures, The report attributes the Insufiicient protection to the Endaves
anc the country park to these bureaucratic fallures.

To know more about tha risks of Country Parks, pleases go to"Country Parks lack protection from,
A}'We call upon the Chlef Executive, the Government, «€CMPB and TPB to agres individually and
jolmtly on the following actlons to protect sus Couatry Parks:-

- 7a Incorporate enclaves Into thelr surrounding CP and to place them urider the control of the CMPB

- Te extend the OPA plans for 8t least ane additional year to allow the process-oF Incorporation of enclaves Inte
CP 7o be-completed :

-7 categorically deny new roads to endlaves currently not sarviced by roads

-~a promate and facilitate uses of private land which enhance: the ecology, agriculture, landscapeamd amenity
vatse of country parks - :

-~a.ensure development and Infrastructure projects In endlavexs are designaled projects under the EIAO-

- s subject District Lands Offices, Planning Department, AFCCY, GMPB 3nd Town Planning Board to oversight: by
ar independent committee of Legco, at least one of whose mezsmbers should be a senlor ICAC Officer.

B, Considering that case like Hol Ha, Pak Lap and So Lo Pun, the DPA plans hava explred, fall of
time allaw for Incorporation into CP and OZPs are neecied. We call oh the Planning Degartment and
Teeyn Planning Board to enhence the draft Outline Zarxing Plan with strict additional measures of
comtrol to conserve the natural habitat, landscape resources ond sural and natural character of the:
conntry pork: .

-9 Jimit the areas zoned for VID to existing bullt structures plus-a reserve for approved small house applications
ony



~ To move *houses” and “small louses” fram column 1 to column 2 in the Schedule-of Nates to ensure that any
and all demolition and (re-) development of houses is subject to-planning pesmission

= No future nn<m_o_§m=n under tha SHP in the enclavés and CP R
- Ta create a layout plan for each enclave with consensus from the public Including stakeholders.

05&nEnn:oSano__ei_awuﬂ:.g#.v_u:mug_...ovouncm_.m!_m n-.u:m.nm Sz..ao:z_:ono..__:n
Plans.needed to protect the Country Parks. .

Draft 5o Lo Pun Outline Zoning Plan (S/NE-SLR/L) .

- Tha-endave should be fully Incorparated Into the Plover Cove Country Park, )

- We abject to the large V-2one for 134 houses and the planned: population of $,000. According to the 2011
census the population at So Lo Pun was *0” and there are no outstanding small house applications. There Is no
road connection or public sewerage, and the area has a high landscage and ecologieal value. Tha V-zone should
. be limited to existing structures.

- We abject to the Green Belt zone. The upper section of the 5o-Lo Pun Stream m_a &ts riparian zone {30 m from
each side of the stream) should be covered with Conservation Area zane to pratect the high onn_om_ﬂ value of
the stream and assodated wetland.

- “Basbecue Spat”, *Plcnic Area", *Public Convenlence”, Agsicultisral :mom:a *Tent Camplng masa should be
nua&nana from 9_.55 1o QEB_.. 2Inthe mn__ma_._m of Notes which needed to seek approval from TPB,

Draft Pak Lap Outline Zoning Flen (5/SK-PL/1)

« Pak Lap should be Incorporated Into the Sal Kung East Counbry Park.

= We object to the large V-zonte for 79 small houses and the planned population of 230. According 8 Sm 2011
census, the population at Pak Lap was less then 50, There Is.no vehicle access and no publlc sewerage, The
V-zone should be limited to existing struchsres and approved smalt house applications,
« Pallutants entering Pak Lap Wan wilt impact the habitat of the amphloxus (lancelet) - a marine species of high
conservation value. The Pak {ap Stream and its riparian zone (30 m from each side of the stream) and the
habltat for Water Fem should: be covered with Conservation Area,

Droft:Hol Ha Cutline Zoning Flan (SINE-HH/L)
- The endlave should be Incorparated into the Sal Kung West Counbry Park.

- We object to the large V-2one for 63 houses, and the planned population of 590. According to nﬁ 2011 census,
the population at Hol Ha was 110 persons. There is nio public sewerage and the provision of a private sewerage
treabment plant Is unrealistic. There have been 7 approved smill house applications In the (ast 18 years, The
V-zone should be imited to existing structures and approved small house applications.

- The provision of individual Septic Tank Systems for every house bullt in the V-zane In accordance with EPD

- - policy has the patential to poliute Hol Ha Ea:. severely damage the marine environment and Eam. the beaches.

unsafe for pubic recreation,

- As planning permission for construction of maa__ Houses In Green Belt s -&En% granted, we obfect to the-
Graen Belt zoning of the riparian area of the Hol Ha Stream, Pollutants by permitted activides wil affect the -
ecological value of the stream and Hof Ha Wan Marine Park and SSSL
- “Barhecus Spot”, *Plonlc Area®, *Public Convenlence”, Agricultural Use and *Tent Camping Ground” should be
transferred from no_s_s ito na__a_. 2 n.the Schedule of Notes which needed ta seek approval from TP,

Pre-draft To Kwa Peng and Pak Tam At Outiine Zonkng Pian (S/NE-TKF/B)
- The-endlave should b Incorporated Into the Sal Kung East Country park.
~The V-2ane should be lirited to existing structures and approved smill-house applications.
- Green Belt (GB) provides Insufficient protection for the stream running to the proposed Coasta! Protection Area
zone on the western side of the area. This stream and Its ripatian 2ones also support a diverse Sesarmid Crab
communky. We wga forafl stream and riparian area zoning to be changed to-Conservation Area to secure tha
environiental value of the area,
-~ Water bodles (e.g, pools) and watercourses at Pak Tam Au provide habitats for the rare =26 Kong Paradise
Fish, a species of high consesvation concemn, Now these waterbodies and watercourses are next o or even
covered by the Viliage Type Development zone. This would seriously threaten the habitats for this spedes, We
consider that thesi habliats and thelr suroundings (minknum distance 30 m) should be covered-with
Conservation Area zone.
=Therelsa freshwater marsh on the northeastem side-of the Vitlage Type Davelopment z2one of this enclave, It
contalias a locally endangered and protected Orchid species, Lipars feruginea, We consider that this marsh
should be covered with Conservation Area zone,

Further comments :

Best Regards,
Stelfa Moone

Eenail ; g
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To <lpppd@pland.gov.hk>
Semby. &
bes

171112013 25 05:08°

Subject Draft OZP_Pak Lap (S/SK-PUM), So Lo Pun {SINE-SLP/1) & Hol
Ha(SNE-HHN) Pis protect CP enclaves

Ouwgent. DRowmrecolpt Clsign T Enceypt

Protect our Country Park enclaves from
unnecessary large-scale development

“n 2010, a public outery occurred after unauthorized land excavation at Tai Long Sai Wan
Sighlighted loopholes in the way in which our Country Patk enclaves are protected against -
develapment, In the wake of the uproar, Hong Kong cilizens successfully influenced
Jecision-makers 1o incorporate three enclaves, including Tai Long Sai Wan, into the Country
Park system. One action which helped influence this-was a powerful email submission signed
Sy 3,200 citizens in support of the enclaves® inclusion.

Today, there are §till a large number of Country Park enclaves — including Hoi Ha, Pak Lap
and So Lo Pun— yet fo b protected from large-scale development, This situation can easily
¢ resolved by speedily incorporating these enclaves into the Country Park system.

1 am decply concerned to see that the Draft Outline Zoning Plans (OZPs) for the
abovementioned Country Park-enclaves all include a very largs Village Zone, which will
allow between 60 and 130 additional houses to be built. It is unlikely that these neiv houses .
will represent the true need by local villagers, Such large-scale development will not only
have significant environmental impacts on the enclaves themselves but also on the
surrounding Country Parks, I sincerely hope that the government will amend these draft plans
immediately and provide the appropriate level of protection to these Country Park enclaves.

As a concerned citizen who cares deeply about the integrity of our Country Parks, I am
writing to urge the goverment to iricrease their conservation efforts by:

1. Ensuring proper protection of Country Park enclaves by incorporating those of high
sonservation value into cxisting Country Parks as soon as possible. ,

2. Amending the three drafi Hoi Ha, So Lo Pun and Pak Lap OZPs to limit all Village Zones
to existing Building Lots. .

Based on these draft OZPs, it is clear that curcently the precious and irceplaceable natural
heritage contained within our Country Parks and their enclaves is not adequately protected
from the potential damage posed by large-scale and unnecessary development,

As such, T hereby urge the govemment to immediately take all necessary action to provide a

aigher level of protection to our Country Park systcm.

133
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Please respond to
Kozl
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Annex I-29
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tpbpd@pland.govik - TPBIRISINE-SLP/1- 10828

FE:  "Lor Pickal" <niEi s,
I&{ig: <tpbpd@pland.gov.hk>
HEHEE: 155/11/2011)3 T 02:51

xB: I just signed "HK Town Planning Board: Reject the Proposal for Development at Pak Lap or So Lo Pun based
on these objections.*
Dear Secretary,

I just signed Gary Stokes's petition "HK Town Planning Board: Reject the Proposal for Development

at Pak T.ap or So Lo Pun based on these 'objecﬁons." on Change.ozg.

Reject the Proposal for Development at Pak Lap or So Lo Pun based on these objections.
Objections to the Draft Pak Lap Outline Zoning Plan and Draft So Lo Pun Outline Zoning Plan,
Chairman and members of the Town Planning Board, In accordance with Section 6 (1) of the
Town Planning Ordinance, I object to the Draft Pak Lap Outline Zoning Plan (S/SK-PL/ 1) and
Draft So Lo Pun Outline Zoning Plan (S/NE-SLP/ 1) on the grounds laid out below: According to
the Minutes of 1032nd Meeting of the Town-Planning Board held on 26.4.2013, at Para 82,itis
stated: “The Chairman said that on sewerage concern, the use of septic tanks for sewage treatment
purpose in Small House developments was common and acceptable” This statement is factually
wrong. The use of septic tanks for sewage treatment purpose in Small House developments, as
proposed in the Draft Outline Zoning Plans is not acceptable, and this statement was made
because the Town Planning Board have not been briefed about the Geological Constraints
associated with allowing the use of on-site septic tanks and soakaway (STS) systems in Pak Lap
or So Lo Pun. The problem is the underlying surface sediment in Pak Lap comprises porous and
highly permeable deposits, which are a mixture of alluvium and beach deposits, while the
underlying surface sediment in So Lo Pun similarly comprises porous.and highly permeable
deposits, which are a mixture of terraced alluvium, debris flow deposits and estuarine and
intertidal deposits. Such superficial sedimentary deposits allow for rapid drainage, so no matter
how far the distance, interstices in these deposits means adequate purification cannot be achjeved
before the wastewater reaches the sea. Because of this, the discharge of untreated wastewater into
Pak Lap Wan will threaten the populations of amphioxus in the bay, whilst the discharge of
untreated wastewater into the environment at So Lo Pun will lead to irreparable damage being
caused to the Ecblqgic_:ally Important Stream, Freshwater Marsh and Marine Environment at that
location. In acéordance with Section 6(2) of the Town Planning Ordinance, the failure to
recognize or consider these geological constraints are fatal omissions and show the Draft Pak Lap
Outline Zoning Plan and Draft S0 Lo Pun Outline Zoning Plan are not fit for purpose. I do not
believe the Town Planning Board has been properly briefed on all of the issues of concern at Pak
Lap or 80 Lo Pun and no development should be allowed based on the objections I have raised.

Sincerely,
. Lori Pickail ringwood, New Jersey.

There are now 3 signatures on this peﬁtibn. Read reasons why people are sfgm‘ng, and respond to
Gary Stokes by clicking here: o :
htip:// hange.

B

18/11/2013
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J1p bpd@pland.gov.hk
Ta. <Ip pland.gov.hk>; <alan lk_chan@afed.gov.
GEFE 2012005 T4 04t .- o . S
x5 Fw: I jnst signed "HK Town Planning Board: Reject the Proposal for Development at Pak Lip or So Lo Pun
+ based on these objections.” : . :

— Fonvarded by Patrick €W TSANG/AFCD/HKSARG on 20/11/2013 16:42 e

From:  Lor Picke <{SGNEIPDNEE: '

Tes patrick_cw_{sang@afcd.gov.hk

Date:  18/11/2013 14:52 . } ‘

Subject; 1 just signed."HK Town Planning Board: Reject tha Proposal for Davelopment at Pak Lap or So Lo Pun based on these objeclions.” *

Dear Chairman,

1just signed Gary Stokes's petition "HK Town Planning Board: Reject the Proposal for Development
at Pak Lap or So Lo Pun based on these objections.” on Change.org. ' \

Reject the Proposal for Development at Pak Lap or So Lo Pun based on these objections. Objections
_to the Draft Pak Lap Outline Zoning Plan and Draft So Lo.Pun Outline Zoning Plan. Chairman and

- members of the Town Planning Board, In accordance with Section 6 (1) of the Town Planning
Ordinance, I object to the Draft Pak Lap Outline Zoning Plan (S/SK-PL/1) and Draft So Lo Pua
Outline Zoning Plan (S/NE-SLP/1) on the grounds laid out below: According to the Minutes of
1032nd Meeting of the Town Planning Board held on 26,4:2013, at Para 82, it is stated: “The
Chairman said that on sewerage concern, the use of septic tanks for sewage treatment purpose in .

* Small House developments was common and acceptable” This statement is factually wrong. The use
of septic tanks for sewage treatment purpose in Small House developments, as proposed in the Draft -
Outline Zoning Plans is not acceptable, and this statement was made because the Town Planning
Board have not been briefed about the Geological Constraints associated with allowing the use of
on-site septic tanks.and soakaway (STS) systerns in Pak Lap or So Lo Pun. The problem is the
underlying surface sediment in Pak Lap comprises porous and highly permeable deposits, which are
amixture of alluvium and beach deposits, while the underlying surface sediment in So Lo Pin
similarly comprises porous and highty permeable deposits, which are a mixture of terraced alluvium,
debris flow deposits and estuarine and intertidal deposits. Such superficial sedimentary deposits ‘
allow for rapid drainage, so no matter how far the distance, interstices in these deposits means
adequate purification cannot be achieved before the wastewater reaches the sea. Because of this, the
discharge of untreated wastewater into Pak Lap Wan will threaten the populations of amphioxus in
the bay, whilst the discharge of untreated wastewater into the environment at So Lo Pun will lead to -
irreparable damage being caused to the Ecologically Important Stream; Freshwater Marsh and
Marine Environment at that location. In accordance with Section 6(2) of the Town Planning
Ordinance, the failure to recognize or consider these geological constraints are fital omissions and
show the Draft Pak Lap Outline Zoning Plan and Draft So Lo Pun Outline Zoning Plan are not fit for
purpose. I do not believe the Town Planning Board has been properly briefed on all of the issues of
concern at Pak Lap or So Lo Pun and no development should be allowed based on the objections I
have raised. . - o '

Sincerely, _
Lori Pickail ringwood, New Jersey

| 20/11/2013
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* There are now 3 signatures on this pem:lon. Read reasons why people are sxgmng, and respond to
Ga.ry Stokes by clicking here: .

developmex;t-at-pak-lan-or- o—Io-vun-based-cn—ﬂaese—oblechons/resnonses/new?
response=66c4¢19b0c65 -

20/11/2013
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Annex I11-1
of TPB Paper No. 9645

Summary of Representations in Group 1 and PlanD’s Responses

The representations (R1 to R 798 and R 10736 to R10817) in Group 1 are mainly submitted
by villagers and related organizations. Their grounds of representations and proposals as
well as the PlanD’s responses are summarized below:

Representation Points PlanD's Responses

Grounds of Representations

A. Inadequate land within V' zone

The proposed “V” zone could not satisfy the future | See TPB Paper paras 5.12 (a)
demand for Small House development. Due to | to(e).

topographical constraints, inadequate land is available for
Small House development.

Proposals
(Drawing H-1 and Plan H-1a)

P1. Expanding the “V” zone

The “V” zone should be expanded to the adjoining areas in | Ditto.
the middle and upper sections of the river valley zoned
“CA” and “GB”, with an area not less than 7.15 ha and
should not cover any steep slope, stream and burial
ground.

P2. Comprehensive proposal to facilitate eco-tourism

To facilitate eco-tourism, the following rezoning proposals | See TPB Paper paras 5.14 (a)
for the “CA” zone and part of the “GB” zone as well as the | to (f).
road designation are proposed:

(i) The wetland including the part of the EIS adjacent to
the breakwater should be rezoned from “CA” to
‘6GB7’.

(i) The wetland and the adjoining areas should be
rezoned from “CA” and “GB” to “REC” to facilitate
development of low-density recreational uses
including field study/ education/ visitor centre with a
view to promote ecological tourism.

(iii) The ex-school site and the adjoining areas should be
rezoned from “CA” and “GB” to “G/IC” to facilitate
development of village committee office and tourist
centre.




Representation Points

PlanD's Responses

(iv)

(v)

(vi)

The pond and various areas adjacent to proposed “V”
zone including the terraced agricultural land should
be rezoned from “CA” and “GB” to “AGR” to
facilitate agricultural uses such as hobby farming.

In relation to the rezoning proposals above, a set of
new Notes for the “V”, “GB”, “REC”, “G/IC” and
“AGR?” zones has been proposed (Annex VI).

The existing footpath and the adjoining areas with a
minimum width of 2.5 m leading from the breakwater
to proposed “V” zone should be shown as ‘Road’ on
the OZP.




Annex I11-2
of TPB Paper No. 9645

Summary of Representations in Group 2 and PlanD’s Responses

The representations (R799 to R10735 and R10818 to R10858) in Group 2 are mainly
submitted by Legislative Councillors and green/ concern groups. Their grounds of
representations and proposals as well as the PlanD’s responses are summarized below:

Representation Points PlanD’s Response

Grounds of Representations

B. Designation of “V” zone

B1. Small House Demand See TPB Paper para 5.12 (e).

The proposed “V” zone with an area of about 4.12ha and it is
considered excessive. There will be 134 houses in the proposed “V”
zone with a planned population of 1,000. According to the 2011
Census, the population at So Lo Pun was zero and there is no
outstanding small house application. The government should
provide justification for the designation of such a large “V” zone.

The demand for Small House is infinite and has been determined
without any justifications and verification. The prevailing Small
House Policy is unsustainable and majority of applications are
abusing the Policy. Designation of “V” zones should be based on
a more realistic estimation of the need for Small Houses.

Certificate of proof of need and residence should be required in
each Small House application. Restraints on alienation of ancestral
or inherited village land should be enforced so that Small Houses
remain within the ownership of the indigenous villagers as far as
possible.

B2. Environmental impact on the local habitats and the | See TPB Paper paras 5.12 (f)
surrounding areas to (j).

Development in the area will have adverse impact to the habitat of
Crab-eating mongoose (&%), Prionailurus bengalensis (54
J1)in So Lo Pun. The Greater Bamboo Bat Tyloncycteries
robustuala (#% ) #HlE) , a rare local species, would be affected due
to the high light intensity generating from the small house
development in the excessive “V” zone.

So Lo Pun is not provided with public sewage system. The sewage
from small houses could only be treated by on-site septic tanks and
soakaway (STS) systems. Also, there is no road access to the area
and proper maintenance of the STS is in doubt. Pollutants will
eventually discharge into water bodies nearby and pollute the
environment.




Representation Points

PlanD’s Response

The underlying surface sediment in So Lo Pun comprises porous
and highly permeable deposits, which allows for rapid drainage. As
such, adequate purification cannot be achieved by STS system
before the wastewater reaches the sea. There is no geology
assessment on the cumulative sewage percolation to the
surrounding areas.

The STS can only provide a minimum level of sewage treatment.
The effluent from a septic tank still carries a very high nutrient,
organic and microbiological loads which can only be effectively
attenuated in circumstances where the ground conditions are
suitable and development density is low. STS system is often not
effective in removing pollutants in the long run because of
inadequate maintenance and with the increase in number of septic
tanks.

As the Crooked Harbour outside So Lo Pun is within the Mirs Bay
Water Control Zone (WCZ) and it is located in close proximity to
Yan Chau Tong Marine Park (about 1km) and the Ap Chau Fish
Culture Zone (about 1.5km), the cumulative impacts to water
quality from the STS systems in the proposed “V” zone of So Lo
Pun will pollute the ecologically sensitive habitats at So Lo Pun and
the surrounding sensitive area, including Yan Chau Tong Marine
Park.

B3. Notes of “V” zone

Stricter planning control should be imposed requiring planning
permission for ‘NTEH’, ‘Eating Place’ and ‘Shop and Services’
uses and any demolition, addition, alteration and/or modification to
an existing building in “V” zone.

See TPB Paper para 5.12 (k).

B4. Cumulative impact assessment

There is a lack of relevant surveys/assessments, including
environmental, drainage, landscape, and traffic on the potential
cumulative impact of the additional Small Houses on the area. The
carrying capacity for individual enclave sites and the overall
capacity of all Country Park enclaves must be carefully studied
before an informed and responsible decision on land use and small
house numbers can be made.

There is also no plan to improve the infrastructure (e.g. sewage,
road access, car parking and public transport) to support new
developments at So Lo Pun and visitors to the Area. Village layout
plan and public works programme should be drawn up to improve
the infrastructure and facilities of So Lo Pun and to prevent the
existing village from polluting the area.

See TPB Paper paras 5.12 (1)
and (m).




Representation Points

PlanD’s Response

C. Adequacy of “GB” zone

The lower section of So Lo Pun Stream is a designated Ecologically
Important Stream (EIS). The "GB" zone adjoining the upper
section of the stream should be zoned to “CA” as it is ecologically
significant. The real planning intention of “GB” zone may not be
conservation-led as planning permission is often given to Small
House development in “GB”, which may induce irreversible
impacts on the wetland and the riparian zone in future.

Notes of “GB” and “CA” Zones

To prevent environmentally sensitive land be destroyed in
ecological terms (e.g. bogus agricultural activities) prior to applying
for a change of land use, ‘Agricultural Use’, ‘On-Farm Domestic
Structure’, ‘Barbecue Spot’, ‘Picnic Area’, ‘Public Convenience’
and ‘Tent Camping Ground’ in “CA” and “GB” zones should not be
allowed or should be Column 2 uses requiring planning permission
of the Board.

See TPB Paper paras 5.13 (a)
to (c).

See TPB Paper para 5.12(k).

D. Ecological information

The representations made by the green/ concern groups contain
ecological information to justify the conservation value of the area,
which are mainly summarized below:

(i) A study from Kadoories Farm & Botanic Garden (KFBG) has
recorded a total of 244 vascular plan species including 7
species of conservation concern, one dragonfly species with
conservation concern, 11 native fish species including 3 species
of conservation concern, 2 Amphibian species and 3 Mammal
with conservation concern in So Lo Pun.

(i) Hong Kong Bird Watching Society and others have recorded
38 species of birds in and around So Lo Pun. In particular, 10
species of birds are of conservation interest including Common
Emerald Dove (4%3#4:15) , Grey Treeple (Z<##5) and Crested
Kingfisher (7effi14)). The water fern, a protected plant in
China under State Protection (Category Il), can be found in the
freshwater marshes located in close proximity to the proposed
“V” zone, where the rice fish, species of conservation
concerns, is recorded too.

(ili) The seahorse Hippocampus kuda, the species listed as
Vulnerable under the IUCN, could be found at Kat O Hoi,
which is under threat by water pollution from the village
houses.

Noted and see TPB Paper
paras 5.13(a).




Representation Points

PlanD’s Response

E. Designation of Country Park Enclave as Country Park

The objective of country park enclave (CPE) policy is to protect the
enclaves against “immediate development threats” from
“incompatible developments” such as extensive new Small Houses
built on agricultural land and near forests and streams. However,
most of the OZPs prepared for the enclaves have included expanded
“V” zone that will cause “immediate development threats” on a
larger scale. This contradicts the stated CPE policy and fails to
comply with the International Convention on Biological Diversity.

The CPEs are well connected with the adjoining Country Parks
from ecological, landscape and recreational point of view. They
should be incorporated in Country Parks so that developments
would be subject to scrutiny by the Country and Marine Parks
Board and AFCD, and put under active management including
habitat and amenity improvements, regular patrols and surveillance,
and enforcement actions against irregularities.

See TPB Paper paragraphs
5.13 (d) and (e).

Proposals (Drawing H-2 and Plan H-1a)

P3. Confining the “V” zone

The “V” zone should be confined to the existing village structures/
building lots (within 20m around the existing ruined houses) and
approved small house sites.

See TPB Paper paras 5.12 (a)
to (e).

P4. Designating the upper section of So Lo Pun Stream and its
tributaries, the riparian zones and the adjoining secondary
woodland as “CA” zone

In order to strengthen the protection of the lower section of So Lo
Pun Stream designated as EIS, the upper section of the stream and
its tributaries together with the riparian zone with a minimum buffer
of 30 m on both sides of the streams as well as the adjoining
woodland should be rezoned from “V” and “GB” to “CA”.

See TPB Paper paras 5.14 (g)
to (i).

P5. Rezoning the seagrass bed and the adjoining mangrove
from “CA” to “SSSI”

To rezone seagrass bed together with the adjacent mangrove
community as SSSI from “CA” to “SSSI”.

See TPB Paper para 5.14 (j).

P6. Designation of Country Park Enclaves as Country Parks

So Lo Pun should be designated as country park to protect its
ecologically sensitive areas and the DPA plan should be extend for
at least one year to allow for the required process. In the interim,
the “V”, “GB” and non-conservation zonings could be rezoned to
“Undetermined” to protect the natural environment.

See TPB Paper para 5.14 (k).




Annex 111-3
of TPB Paper No. 9645

MAJOR POINTS OF REPRESENTATIONS
IN RESPECT OF DRAFT SO LO PUN
OUTLINE ZONING PLAN NO. S/INE-SLP/1

Representation No.
(TPB/R/SINE-SLP/1)

Representation Points
[Representation Proposals]
and Responses
(Refer to Annexes I11-1 and 111-2)

GROUP 1

R1 to R798, R10736, R10739, R10740, R10741 and A [P1, P2]
R10748 to 10817

R10737, R10738 and R10742 to 10747 A [P2]

GROUP 2

R799 to R3655, R10824, R10833, R10835 and R10836

B, C, E [P3, P4, P6]

R3656 to R10542 and R10847 B, E [P3, P6]
R10543 and R10819 B, D [P3, P6]
R10544 and R10545 B, D, E [P3, P6]
R10546, R10845 B E

R10547 and R10732 E [P3]

R10548, R10569, R10825, R10853 and R10854 B [P3, P6]
R10549, R10553 to R10555, R10558 to R10568, R10572 | B

to R10576, R10580, R10581, R10728, R10729, R10735,

R10851, R10855 and R10856

R10550, R10578 and R10579 B, C, E [P3, P6]
R10551, R10552, R10556, R10557, R10588 to R10727, | B [P3]
R10730, R10731, R10826, R10828 to R10832, R10846,

R10849, R10850 and R10858

R10570 [P6]

R10571, R10577, R10733, R10734, R10842 to R10844, | B [P6]

R10852, R10853 and R10857

R10582, R10583 to R10585 and R10837 to R10839

B, C [P3, P4, P6]

R10587

B, D, E [P3, P4, P6]

R10818

B, D [P3]

R10820 and R10821

B, D [P3, P4, P6]

R10822 and R10856

B [P3, P5]




Representation No.
(TPB/R/S/INE-SLP/1)

Representation Points
[Representation Proposals]
and Responses
(Refer to Annexes I11-1 and 111-2)

R10823 and R10827 B, D
R10834 B, C, D, E [P3, P4, P6]
R10840 and R10841 B, D [P6]
R10848 B, E [P3]




Annex 1V
of TPB Paper No. 9645

Summary of Comments on Representations and PlanD’s Response

Comment No.

Reasons

PlanD’s Response

Group 1
C3669 to C3676

(Total 8
comments)

The comments are submitted by indigenous villagers and
individuals supporting R1 to R798 and R10736 to
R10817 as their representations respect villagers as well
as their private properties, which is essential to the
preservations of this historic village. They also object to
R799 to R10735 and R10818 to R10858 as their
representations do not respect private property rights of
the villagers. Since there are sufficient regulations to
monitor the village development, it is not necessary to
impose additional regulations as proposed by the
environmentalists.

See TPB Paper paras 5.12
(@) to (e).

Group 2
C1 to C3655,

C3661 and C3677

(Total 3,669
comments)

A. The comments are mainly submitted by
green/concern groups, including, Friends of Sai Kung
(C3640), Designing Hong Kong (C3641) and
individuals supporting the objections and proposals
set out in representations numbered R799 to R10735
and R10818 to R10858.

B. Their major comments and proposals to the draft So
Lo Pun Outline Zoning Plan (the Plan) are as
follows:

Designation of “Village Type Development” (“V”)
zone

The excessive “V” zone is no proof of need, as the
Small House demand provided by Village
Representative (VR) has not been verified and there
IS no existing population. There is no buffer area
between the key wetland and the expanded “V” zone.
The excessive “V” zone is not feasible as it will
create significant sewage problem by the septic tank
and soakaway (STS) Systems of village houses. It
increases the threats to the ecology, landscape and
recreation values of Country Park. Above all, the
Small House Policy should be reviewed.

See TPB Paper paras 5.12
(a) to (j).




Comment No.

Reasons

PlanD’s Response

C3656 to C3660,
C3662 to C3668

Adequacy of “Green Belt” (“GB”) zone
Upper section of So Lo Pun Steam and the forest are

only covered by “GB” zone, where the development
in this zone is often permitted by Town Planning
Board (the Board). The cumulative pollution from
the approved development will eventually damage
whole stream as well as the wetland with high
diversity of habitats.

Designation of Country Park Enclaves as Country
Parks

Incorporate enclaves into their surrounding Country
Parks. Hence, the DPA plans should be extended
for at least one additional year to allow the process of

incorporation of enclaves into country parks to be
completed.

The comments are submitted by a green/concern group
(i.e. Hong Kong Countryside Foundation (C3657)) and
individuals. They do not indicate which representations
the comments are related to but has general objection to
the Plan from the similar grounds stated above.

See TPB Paper paras 5.13
(@) to (c).

See TPB Paper paras 5.13
(d) and (e).

Ditto.




Extract of Notes of “V”,

“GB” and “CA” zones

VILLAGE TYPE DEVELOPMENT

Annex V

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Agricultural Use

Government Use (Police Reporting Centre,
Post Office only)

House (New Territories Exempted House
only)

On-Farm Domestic Structure

Religious Institution (Ancestral Hall only)

Rural Committee/Village Office

Burial Ground
Eating Place
Flat
Government Refuse Collection Point
Government Use (not elsewhere specified) #
Hotel (Holiday House only)
House (not elsewhere specified)
Institutional Use (not elsewhere specified) #
Market
Place of Recreation, Sports or Culture
Public Clinic
Public Convenience
Public Transport Terminus or Station
Public Utility Installation #
Public Vehicle Park

(excluding container vehicle)
Religious Institution (not elsewhere specified) #
Residential Institution #
School #
Shop and Services
Social Welfare Facility #
Utility Installation for Private Project

In addition, the following uses are always
permitted on the ground floor of a New
Territories Exempted House:

Eating Place
Library

School

Shop and Services

(Please see next page)


rhychoy
打字機文字

rhychoy
打字機文字
Annex V

rhychoy
線段


-2 - S/NE-SLP/1

VILLAGE TYPE DEVELOPMENT (Cont’d)

Planning Intention

The planning intention of this zone is to designate both existing recognized villages and areas
of land considered suitable for village expansion. Land within this zone is primarily intended
for development of Small Houses by indigenous villagers. It is also intended to concentrate
village type development within this zone for a more orderly development pattern, efficient use
of land and provision of infrastructures and services. Selected commercial and community
uses serving the needs of the villagers and in support of the village development are always
permitted on the ground floor of a New Territories Exempted House. - Other commercial,
community and recreational uses may be permitted on application to the Town Planning Board.

Remarks

(a) No new development, or addition, alteration and/or modification to or redevelopment
of an existing building (except development or redevelopment to those annotated
with #) shall result in a total development and/or redevelopment in excess of a
maximum building height of 3 storeys (8.23m) or the height of the building which was
in existence on the date of the first publication in the Gazette of the notice of the draft
development permission area plan, whichever is the greater.

(b) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restriction stated in paragraph (a) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance. '

(c) Any diversion of streams, or filling of pond including that to effect a change of use to

' any of those specified in Columns 1 and 2 above or the uses or developments always

permitted under the covering Notes (except public works co-ordinated or implemented

by Government, and maintenance, repair or rebuilding works), shall not be undertaken

or continued on or after the date of the first publication in the Gazette of the notice of

the draft development permission area plan without the permission from the Town
Planning Board under section 16 of the Town Planning Ordinance.




- S/NE-SLP/I

GREEN BELT

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Agricultural Use

Barbecue Spot

Government Use (Police Reporting
Centre only)

Nature Reserve

Nature Trail

On-Farm Domestic Structure

Picnic Area

Public Convenience

Tent Camping Ground

Wild Animals Protection Area

Animal Boarding Establishment

Broadcasting, Television and/or Film Studio

Burial Ground

Columbarium (within a Religious Institution or

extension of existing Columbarium only)

Crematorium (within a Religious Institution or

extension of existing Crematorium only)

Field Study/Education/Visitor Centre

Government Refuse Collection Point

Government Use (not elsewhere specified)

Helicopter Landing Pad

Holiday Camp -

House (other than rebuilding of New Territories
Exempted House or replacement of
existing domestic building by New
Territories Exempted House permitted

- under the covering Notes)

Petrol Filling Station

Place of Recreation, Sports or Culture

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park _

 (excluding container vehicle)

Radar, Telecommunications Electronic
Microwave Repeater, Television and/or
Radio Transmitter Installation

Religious Institution

Residential Institution

Rural Committee/Village Office

School

Service Reservoir

Social Welfare Facility

Utility Installation for Private Project

(Please see next page)



4 - S/NE-SLP/1

GREEN BELT (Cont’d)

Planning Intention

The planning intention of this zone is primarily for defining the limits of urban and sub-urban
development areas by natural features and to contain urban sprawl as well as to provide passive
recreational outlets. There is a general presumption against development within this zone.

Remarks

Any diversion of streams, filling of land/pond or excavation of land, including that to effect a
change of use to any of those specified in Columns 1 and 2 above or the uses or developments
always permitted under the covering Notes (except public works co-ordinated or implemented
by Government, and maintenance, repair or rebuilding works), shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the draft
development permission area plan without the permission from the Town Planning Board
under section 16 of the Town Planning Ordinance.



S/NE-SLP/1

CONSERVATION AREA

Column 1
Uses always permitted

Column 2
Uses that may be permitted with or
without conditions on application
to the Town Planning Board

Agricultural Use (other than Plant Nursery)
Nature Reserve

Nature Trail

On-Farm Domestic Structure

Field Study/Education/Visitor Centre
Government Refuse Collection Point
Government Use (not elsewhere specified)
House (Redevelopment only)

Public Convenience

Public Utility Installation

Radar, Telecommunications Electronic
Microwave Repeater, Television and/or
Radio Transmitter Installation

Wild Animals Protection Area

Planning Intention

This zoning is intended to protect and retain the existing natural landscape, ecological or
topographical features of the area for conservation, educational and research purposes and to
separate sensitive natural environment such as Country Park from the adverse effects of
development.

There is a general presumption against development in this zone. In general, only
developments that are needed to support the conservation of the existing natural landscape or
scenic quality of the area or are essential infrastructure projects with overriding public interest
may be permitted. )

Remarks

(@) No redevelopment, including alteration and/or modification, of an existing house shall
result in a total redevelopment in excess of the plot ratio, site coverage and height of the
house which was in existence on the date of the first publication in the Gazette of the
notice of the draft development permission area plan.

(b) Any diversion of streams, filling of land/pond or excavation of land, including that to
effect a change of use to any of those specified in Columns 1 and 2 above or the uses or
developments always permitted under the covering Notes, shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the
draft development permission area plan without the permission from the Town
Planning Board under section 16 of the Town Planning Ordinance. '
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