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Dear Sir/Madam,

Please find attached our submission on the captioned.
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Thank you for your attention.
Youirs faithfully,

Andrew Chan -

Assistant Conservation Officer, Local Biodiversity
WWF-Hong Kong

15/F, Manhattan Centre,

8 Kwai Cheong Road, .

Kwai Chung, New Territories

Tel: (852) 2161 8667

Fax: (852) 2845 2764

Website: www.wwi.org.hk

WWF Hong Kong works to ensure a better environment for present and future
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15/F, Manhattan Centre, wwi@wwi.org.hk
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QOur Ref.: SHK/LDD 7H4
20 Feb 2014
Chairman and members
Town Planning Board
15/F North Point Government Offices,
333 Java Road, North Point, Hong Kong
{E-mail: ipbpd@pland.gov.hk}
By E-mail ONLY

Dear SirfMadam,

Re: Draft Kwu Tung North Outline Zoning Plan (No. S/KTN/1)

We welcome the decision of shifing the Rurat Road R1 westward 1o avoid stream diversion at Ma
Tso Lung (MTL) stream. MTL stream and its associated MTL marsh are of high ecological value
since they are potential habitats for the IUCN "Critibally Endangered’ Three-banded Box Terrapin
(Cuora trifasciata) recorded atthe upper MTL stream in the EIA report of NENTNDA? Nevertheless,
we considef that 'ghe draft OZP is sfhill not adeqﬁate to protect the ecologically important areas in
Kwu Tung North and therefore we would like to make our ebjection to the captioned Kwu Tung
North Outline Zoning Plan _(OZP) {No. S/IKTN/1) with following reasons:

1} Ma Tso Lung stream and its marsh should be zoned as “CA” instead of “GB"
Under the captidnecl draft Kwu 'fqng North OZP, MTL stream and its surrounding marsh are

proposed to be zoned as "Green Belt" ("GB") which we consider not enough to protect Three-
banded Box Terrapin and ather wildlife assoclated to these .habitats.. According to the Explanatory
Statement of “GB" of the draft Kwu Tung North OZP, “fimited developments may be permitted with
or without conditions on application to the Board™ Considering the high ecological value of MTL
stream and marsh, we opine that no developments should be allowed under any
" circumstances. We strongly recommend that MTL stream and its marsh should be zoned as
“Conservation Area” (“CA") instead of “GB” to avoid ecologi_cal |mpacts from developments

! Agian Turlle Trade Working Group 2000, Cuora frifasciata. In: WWCN 2013, (UCN Rad List of Threaiened Species.
Version 2013.2. <www.ivenredlist.org>. Downloaded on 19 February 2014,
2 Refer to Section 13.6.1.7 oi the EIA report of NENTNDA (EIA-213/2013)
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to the “Critically Endangered" Three-banded Box Terrapin and other fauna, e.g. habitat loss
and vegetation clearance.

2) Rural Road R1 should be taken out from the draft 0ZP

The-Rural Road R1 will be connecting to the proposed Eastern Connection Road (ECR) via Hoo
Hok Wai to Lok Ma Chau (LMC) Loop Development Area. However, it should be noted that the ECR
has been excluded from the EIA report of LMC Loop (EtA-212/201 3)“.‘_The ElA report of the ECR
will be carried out separately for granting the Environmental Permit (EP). Indeed, we strongly object
the proposed alignment of the ECR which will damage ecological linkage between Hoo Hok Wal
and the Deep Bay area as the road wil pass thrdugh three fish ponds and the LMC Meander. The
Meander and fish ponds are of ecological importance for mammal movement such as the Eurasian
Otter®, which is of high conservation concern, as well as the. flight-line corridor® for wetland birds’.
Since the Rural Road R1 in Kwu Tung North draft OZP is linked with the ECR, we view thai
both the ECR and the Rural Road R1 should be assessed‘-together in the future EIA report.
Before the EIA report is completed and granted approval from the Environmental Protection
Department, we recommend that the Rural Road R1 should be taken out from the draft 0zp
and fts alignment should be zoned as “CA” to serve-as a buffer zone fér the adjacent MTL,
stream.

3) Agricultural lands to the north of Long Vallev should be zoned as “CA” instead of
o I — .
According to the draft Kwu Tung North OZP, the aréa to the north of Long Valley is proposed to be
zoned as “Agriculture (1)" ("AGR(1)") to maintain the existing agricuitural activities (Fig. 1). However,
we view that this area is of significant ecologically importancé. The ElA report of NENTNDA shows
that this area is the mosaic of wet agricultural land, marsh, ponds and seasonally wet grassland® -
which will be utilized by wetland dependent birds, especially the egrets, from Ho Sheung Heung -
Egretry and Man Kam To Egretry. This area also serves as an ecological corridor_ connecting the
habitats of Long Valley and Frontier Closed Areas especially the fish ponds.in Hoo Hok Wai. Indsed,
the area has already been included in the boundary of Long Valley and Ho Sheung Heung-Priority
Site for Enhanced Conservation under the 2004 New Nature Conservation Policy. Therefore, we

3 Refor to Section 12.10.1 of the Explanatory Statement of dreft Kwu Tung North OZF No. S/KTIN/
* Refer to Paragraph {b) of the approval conditions of the LMG Loop ElA Report (AEIAR-176/2013) .
® Refer to Fig 12-3 of the LMC Loop EIA Report (EiA-212/2013)

® Refer to Sections 12.3.3.3 and 12.5.1.4 of the LMC Loop EIA Report (EIA-212/2013)

7 Refer to Fig 12-11 of the LMC Loop EIA Report (EIA-212/2013)

® Refer to Figure 13.18a of the NENTNDA EIA Report {EIA-213/2013)



consider that the area is of high ecological value and should be zoned as “CA” to reflect its
ecological importance.

Besides, since Ho Sheung Heung Village Is very close to the proposéd "AGR(1)" zone to the north,
of Long Valley, we are of 'dréve concern that village expansion will encroach onto this “AGR(1)*
zone. Bl}ilding of Small House will cause significant adverse impacts, e.g. vegetation clearance,
runoff during construction and sewage from sepic tanks, which must not be allowed in ecologically
.sensitive areas like the farmlands to the north of Long Valley. Because Small Houses may be
pennitt_ed in “AGR(1)” on application to the Town Plannihg Board®, we consider that the
current “AGR(1)" zoning is far from enough to protect this area from village expansion:
Therefore, we strongly recommend that the whole area to the north of Long Valley should be
zoned as "CA”, which “Agricultural Use” is slways permitted, instead of “AGR(1)” to
enhance protection of the area against Small House develop_ment.

We would be gratsful if our objection could be duly considered by the Town Planning Board.
Yours faithfully,

&

An&rew Chan
Assistant Conservation Officer, Local Bicdiversity

% Refer to Section 12.8.5 of Explanatory Statement of draft Kwu Tung North OZP No. S/IKTNA
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Figure 1 Active agricultural activities in “AGR(1)” zone to the north of Long Valley .
(Source: Google Earth; Imagery Date: 3/12/2013)
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Bfe :  HKBWS_comments_FanlinglN_OZP.pdf; HKBWS_comments_Chuenl ungHaFaShan pdf;

| HKBWS_comments_Kwu pdf
=1 Comments on Kwu Tung N and Fanling N draft OZP; Chuen Lung/Ha Fa Shan DPA
Dear Sir or Madam,

Please refer to the attachments for our Gbiments Shi'the following;

1. K'wu Tung North draft OZP (S/KTN/1).
2. Fanling North draft OZP (S/FLN/1)
3. Chuen Lung and Ha Fa Shan draft DPA (DPA/TW-CLHFS/B)

Best regards,
Jocelyn Ho

Senior Conservation Officer -

The Hong Kong Bird-Watching Society

7C, V Ga Building, 532 Castle Peak Road, Lai Chi Kok, Kowloon, Hong Kong
Tel: (852) 23774387 Fax: (852) 23143687
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Secretary, Town Planning Board

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

B 20 Feb 2014
Dear Sir/Madam,
Comments on the Draft Fanling North Outline Zoning Plan No. S/FLN/1 mﬁfﬁl":ﬁ’
_The Hong Kong Bird Watching Society (HKBWS) would like to raise our ¢oncerns on PR
the draft Fanling North Outline Zoning Plan No. S/FLN/L. X e
Concerns on the Man Kam To Road egretry Bll‘dL;lf

:x'rsnlim m}uu.

Twenty nests comprisiﬁg of Little Egret (Egretta garzetia) and Chinese Pond Heron
(Ardeola bacchus) were recorded at the Man Kam To Road egretry in 20131,
Under the draft Outline Zoning Plan (OZP), this egretry would be destroyed by the

provision of weapons training divisionZ, - Although the relocation of the egretry .
into the Conservation Area (CA) along the Ng Tung River has been proposed, there

has not been any scientific evidence to prove that the relocation would be

successful. ‘Given that the choice of nesting focations for egrets depend on the
availability of food source and level of disturbances nearby, there is no guarantee

that the mitigation egretry provided in the CA zone will be used by egrets in the

future. As such, we urge the Board to consider retaining the existing Man Kam To

Road egretry by zoning it as CA.

Loss of agricultu::al land
Wet and dry agricultural land ‘provide foraging and roosting opportumtles for a
diverse group of bird species including waterbirds, wetland- dependent specnes andf"f";—,; ;
-farmland birds. “This habitat type is becoming increasingly r@fe n@wﬁongwliong dge.
to development pressure of low-lying areas, this has resulted ‘i the’ Ioss~ of suitable
habitats for these birds®. Existing agricultural land at Ma Shi-Po would be. Ioss:;"-f T
under the draft OZP as Ma Shi Po would be used fof: residentlaL,dEVelapment pt
Although agricultural zoning has been proposed at Fu TeLAu (ﬁt .theimfer mou“t’h of“_’._
Ng Tung River), there is concern that this area would not serve its mtentlon of be;mg
used as agricultural land given the following reasons: 2

1 Miai Po Inner Deep Bay Ramsar Site Waterbird Monitoring Programme 2@;),13—14 Eg::et;y Counts
in Hong Kong with Particular reference to the Mai Po Inner Deep Bay Ramsar: SItE. . Sha B
2 North East New Territories New Development Areas (NENT NDA) Information Dlgest ) July 2513

3 Ecology of the Birds of Hong Kong.  Kadoorie Farm & Botanic Garden. L. T

ikt RSS2SR A ETIECE B Tel Nu. 23774387 '
Address 7&:,\! ﬁ;ar &uﬂﬂmg, 537 Castle Peak Bogd, SEFaeNo 2314 3887, 1522 '
Lai Chi Kok, Kowioeon, Heng Kangy ﬁﬂEﬂmﬂﬂ(ﬁwg@hkbwmcgﬁc :




1. Parts of this area is developed land with existing infrastructure* (Figure 1); and
2. A number of ponds and a mitigation wetland (Figure 1) exist there that would
require filling. Filling of land/pond of 1.2 m or more would require planning
permission from the Board which could be a disincentive for farmers to convert
thiese water-bodies to arable land.
With these constraints, it is uncertain whether the proposed-AGR zone-would be
used for farming purposes: According to the North East New Territories New
Development Areas (NENT NDA) Information Digest (the Dlgest), “12 ha of fand will
be desrgnated as AGR zone, in which existing farmmg practloe could continue” 2,
Based on the reasons mentioned above, the 12 ha as stated in the Digest is an
over-estimation of the amount of agricultural land that will be present during the
operation of the NENT.NDA, The HKBWS urges the Board to retain the existing
agrichlfural land of Fanling North as much as possible, especially the 'Iarge patch of
farmland at Ma Shi Po. ' -

The HKBWS fespectfully requests the Town Planning Board to consider our concerns

on the draft Fanling North OZP. Based on the reasons above, we hope the Board will
stréngth conservation measures in the OZP by retaining existing egretry and farmiarnid.

Yours faithfully,

Jocelyn Ho
Senior Conservation Officer
Hong Kong Bird Watching Society

cc
AFCD - Mr. Wong, Director of Agriculture, Fisheries and Conservation
CEDD - Mr. Law, Chief Engineering/Project Division 2:

Conservancy Association

Designing Hong Koﬁg

Kadoorie Farm and Botanic Garden

WWF — Hong Kong

*# EIA-213/2013 North East New Territories New Development Areas - ElA report.  Habitat map
Figure 13.51
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Secretary, Town Planning Board

15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong ' T L
(E-mail: tpbpd@pland.gov.hk) -i‘* t?‘{

e
FTe

oy B ]

Dear Sir/Madam,

HINE.

Comments on the Consideration of the Di Y

Development Permission Area Plan No. DPA/TW-CLHFS/B e 957 4y

ot o e e
The Hong Kong Bird Watching Society (HKBWS) would like 1o raise the foliowing
concerns on the draft Chuen Lung and Ha Fa Shan Development Permission Area BirdLife

INTENR 4 FOKaL

plan.

We appreciate the extension of planning control to Chuen Lung and Ha Fa Shan and
support the general planning intention of the DPA plan to conseive IS

demonstrated ecological values.

Chuen Lung and Ha Fa Shan support a population of -birds'that is typical of
secondary woodland habitats in Hong Kong (Figure 1). It is also. where raptor
species of conservation importanc_e, Black Kite (Milvus migrans)® and Crested
Serpent Eagle (Spflornis cheela)* have been recorded. Both species are listed
under Class I pratection in China and Crested Serpent Eagle is considered to be
"vulnerable” in-the China Red Data Book. Other species of Local Concern?,
Rufous-capped Babbler (Stachyris rufi r:eps)3 and Orange-headed Thrush (Geoktchla
citrina)* can also be found at Chuen Lung. Woodland bird species such as Pygmy :
Wren Babbler (Pnoepyga pusilla), Streak-breasted Scimitar Babbleﬂﬂomatar»hm;g
ruficollis)®, Chinese Hwamei {Garrulax canorus)?, Greater Necldﬁce;} Laughingthrus“h
(Garrulax pectora.':s)"‘ and Mountain Tailorbird (Phyﬂergatas .,cucuﬂatm) s gt
demonstrate that the habitat conditions of Chuen Lung énd HawF'é\ SHart' are |rﬁctm
‘and similar to the woodlands in the surroundlng Tai Mo Shan and TaHfam Eountry 3

Park.

-
S
'y

! Recorded during a site visit in January 2014. -
2 Fellowes et al. 2002,

% HKBWS bird records in 2012

4 HKBWS bird records in 2011

W %ﬁﬁtﬂﬁs&mxﬁm@ BEETel.No. 2377 4357
Acldress: 7€, V Ga Bullding, 532 Casthe Peak Road, et Mo 2314 2887
Lai Ghi Kok, Kowinen, Heng Kang BEE-mail Admwaahidws ang bk \p>




general planning intention. Special attention should be paid to protecting the
water gathering ground which this area bélongs. This would also protect the
water quality of the freshwater streams where freshwater fish and amphibian
species of conservation importance such as, Predaceous Chub {(Parazacco spilurus),
Hong Kong Cascade Frog (Amolops hongkongensis) a|_1d Hong Kong Newt
\(Paramesatritan hongkongensis)® are known ta iphabit.

Yours faithfully,

Jocelyn Ho
Senior Conservation Officer
Hong Kong Bird Watching Society

cc:
AFCD - Mr. Wong, Director of Agriculture, Fisheries and Conservation
Lonservancy Association

Desighing Hong Kong

Kadeorie Farm and Botanic Garden’

WWF — Hong Kong

-5 TPB paper no. 9506: consideration of the draft Chuen Lung and Ha Fa.Shan DPA plan no.
DPA/TW-CLHFS/B. Section 4.2.6.
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Figure 1~ Secondary woodland habitat at Chuen Lung
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Secretary, Town Planning Board

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

= L - 20 Feb 2014
Dear Sir/Madam,

Comments on the Draft Kwu Tung North Outline Zoning Pian No. S/KTN/AL

-Bihea 17 iy
The Hong. Kong Bird Watching Society {HKBWS) would like to raise the following wesm . cniimicacin..

concerns and suggestions on the Draft Kwu Tung North Outline Zoning Plan No,
S/KTN/L. ﬂ‘,l ;fe
’GT‘-F

AT l‘o#.i.l.

Safegua fding Long Valley and its surroundings
Insufficient protection for agricultural land east of Ho Sheung Heung

Since 2008, the HKBWS has recorded a total of 296 bird species at Long Valley and the
agricuituraftar-ea east of Ho Sheung Heung (HSH) {referred to as Ho Sheung Heung),
135 of the total species recorded there are considered to be species of conservation
importance (Appendix 1)1, The bird species diversity here comprises of more than
haif of the total number of species recorded in Hong Kong?, including globally and
locally concerned species. Globally endangered species “include ‘Black-faced
Spoonbill (Platalea minor), Japanese Night Heron (Gorsachius goisagi) and
Yellow-breasted Bunting  (Emberiza bureo!a) 3 and locally concerned Greater
Painted-snipe (Rostratula bénéha!ensis)‘.

Long Valley and HSH have similar habitat characteristics in that both are dommated

by agricultural land5 (Figure 1) and together they form an: ﬁitact ;laer.worlg_ of"--:

freshwater wetland suitable habitats for a diverse populatlon of I:m‘ds i’ ‘arder to.f | ~,

safeguard the ecological resources of Long Valley, suffj u’tant statutory Emtectlon o
. should be glven to HSH. The HKBWS welcomes the proi‘ectl‘imh’f Laﬁ’g Vallay |ﬁ‘ Lh-e

current draft Outline Zoning Plan (OZP) by the prowsmn of Long Vaﬂey Nature Par:k»*
. - .f I:h_ ‘a .-_l"___‘l-:‘_,_“h,

(

i ’,.._,:
e R

1 HKBWS unpublished data: bird survey results of Long Valley, Ho Sheung Heung and Fung§hgl
woodland since 2008. Surveys were conducted as part of the Naturg Eonservatlon Mﬁnagemmt dt
Long Valley by HKBWS and Conservancy Association, . IR g !
2 The total number of bird species recorded in Hong Kong is 522. N
3 Listed as Endangered (EN) in the IUCN Redlist - version 2013.2
4 Greater Painted-snipe is listed as Local Concern under Fellowes et al. 2002-; i,
5 ElA-213/2013 North East New Territories New Development Areas — EIA report: - Ha

Figure 23.5h
Mo ERESHARIERIRERANNECE “EETel No.2377 4387 .
Address: 76,¥ @ Buifding, 5942 Castle Pegk Road, BB Pay No 22314 3687
Lai CFil ok, Kowioet, Hong Kong RHE-mpilhkbws@hkbws.org hk
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(LVNP), but we are concerned about the insufficient protection of HSH by the
agriculture (AGR) (1) zone. The provision of the AGR (1) zone does not reflect the
importance of this area and also neglects the findings of previous studies which have

recognized the importance of HSH. Long Valley, HSH and the Fung Shui woodland
west of HSH together are Ilsted -as one of the top ten priority sites of the New Nature
Conservation Policy® (Flgure 2) .lmn_tly, Long Valley and HSH form part of the Inrier
Deep Bay and Shenzhen River catchment Important Bird Area (IBA) (Figure 3) where
its importance to birds has been recognized by Birdlife International’. The Nerth
East New Territories New Development Areas {NENT NDA)® Environmental Impact
Assessment (EIA) report ranks Long Valley and HSH as having high-to-very-high and
high ecological vaiue respectively. Ho Sheung Heung is also a known breeding site
for 17 species of birds including the locally concerned Little Grebe (Tachybaptus
ruﬁcoﬂif)s. Records of globally endangered Yellow-breasted Bunting and Black-faced
Spoonbill have been obtained from HSH(Figure 4). Finally, findings from the NENT
NDA EIA Ho Sheung Heung egretry flight line survey revealed that over half {52.8%) of
the egrets will forage in HSH and Long Valley*® (Figure 5).

Given the importance of HSH based on its ecological connectivity to Long Valley and

existing habitats, we urge that the Town Planning Board (the Board) to provide a

similar _level of statutory protection for HSH as VNP by either an extension of the
LVNP or by the provision of Conservation Area {CA} zoning, According to the draft
OZP, the AGR zones north AGR (1) and south AGR of LVNP are intended to serve as a
buffer to give added protection to LVNP. AGR (1) is specifically designed to,
“minimize adverse impacts on fauna in Long Valley and fragmpntation impacts on the
flight-lines between Ho Sheung Heuﬁg and Long Valley” and any filling of land/pond
requires permission from the Board. We recognize the good inténtion of the Board
“to implement stricter planning controls in the A.G'R (1) zone, however by controlling

filling activities alone would not be sufficient enough to protect this area. We

believe that the extension of LVNP or CA zoning should be applied,. this would not
only safeguard agricultural tand, but it would also impose “presumption against
development” which the AGR (1) zone does not.

& List of pricrity sites for enhanced conservation — New Nature Conservation Policy.  Available at:
h wwwi.gfcd gov hik/english/conservation/con nnepfcon pnep list/con ist. html,

7] mportant Bird Areas in Asia: Key sites for conservation

® EIA-2132013 North East New Territories New Development. AreaSH ElAreport.  Civil Engineering
and Development Department

? Report on the importance of Long Valley and Ho Sheung Heung to breeding birds in Hong Kong
‘2012,  Nature Conservation Management of Long Valley. by MKBWS and Conservancy Association. '
¥ EIA-213/2013 North East New Territories New Development Areas — EIA report.  Findings of
Egretry Flight Line Survey at Ho Sheung Heung Figure 13.7

(%



Impacts of the technology park and residential development in planning areas 32, 33,
34and 36 ‘

Alohg the south-west side of tVNP a technology park and residential developrr{‘ent are
proposed. Due to the close proximity to LVNP, we are concerned that construction
and operation phase disturbances from these developments woul_él impose ecological
impactsito VNP Given that the current conditions of this area is dominated. by
natural habitats {Figure &), the provision of such land use would require vegetation
clearance (loss of natural habitats) and also create disturbance impacts {human
activities and light pollution) which then creates an edge-effect to the fauna within
LVNP, making the south-western portion of LVNP to be unsuitable for sensitive bird

species.

Building height limits to the technology park (plarining areas 31, 32, 33 and 34) near
LVNP of 40 mPD should be reduced so that the maximum building height is simifar to
currently. existing structures in those areas. The increase of building height to 40
mPD would result in light disturbance impacts to-birds in the LVNP, it also discourages
birds from Iandfng in WWNP. According to the_Town'Planning Guidelines Chapter 10,
section 3.6.3, "when town plans are being prepared, the wider implications of
conservation zones must be considered. Certain land uses are not satisfactory
neighbors and the combination of uses within a particular area must be given careful
thought”. -Development layout and land use of planning areas 32, 33, 34 and 36
should be .reconsidered.' We propose these areas to be zoned as CA or GB to

“discourage development and that existing natural habitats in this area should be

retained as far as practicable (Figure 7).

in the draft OZP, section 12.8.12 states that, “urban design plan 6f planning area 33
shall be approved by the Director of Planning before development-pmceedﬁ”. We
suggest to strengthen developmént controls not only in planning area 33 but also 32,
34 and 36 as well. Development layouts in these planning areas should not only
require the approval by the Director of Planning but also the approval from the
Director of Environmental Protection and Agricutture, Fisheries and Conservation,
Given its close proximity to LVNP, the need for Ecological Impact Assessments should
be considered to identify any potential impacts to birds of LVNP.

“Provision of Conservation Area zoning in planning areas 2, 8 and 16

Planning areas 2, 8 ahc‘l 16 are currently zoned as GB. Given the ecological value of
Ma Tso Lung stream {planning areas 2 and 8) as being moderate to high ecological

o2



value!! and the Fung Shui woodland of planning area 16°, these areas should be
zoned as CA. In recent years, the government has responded to housing demand by
proposing to rezone GBs for residential development in both 201312 and 2014%3
Policy Address. Designation of GBs for these three planning areas would not
safeguard the ecological sensitive receivers in the long term.

: : Fres o
The HKBWS respectfully requests the Town. Planning Board to consider our concerns
on the draft Kwu Tung North OZP. Based on the reasons above, we hope the Board
will sfrength conservation measures in the OZP by introducing CA zone to HSH-and to

natural areas as discussed above.

Yours faithfully,

Jocelyn Ho
Senior Conservation Officer
Hong Kong Bird Watching Sociéty

cc:
AFCD - Mr. Wong, Director of Agricuiture, Fisheries and Conservation
CEDD — Mr. Law, Chief Engineering/Project Division 2

Conserva_ncy_ Assluciation

Designing i-l_ong Kong .

‘Kadoorie Farm and Botanic Garden

WWF — Hong Kong

2 E1A-212/2013 Development of Lok Ma Chau Loop— ElA report.  Civil Engineering and
Development Department. _
2 2013 Policy Address: Hong Kong SAR government. .Section 73 (il). Available at:
i/ fwww.policyaddress.zov.hk/201Yeng/p73a.html .
13 2014 Policy Address: Hong Kong SAR government.  Section 125. Available at:
hitp://www.pglicvaddress.gov.hk/2014/eng/p124. html
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Figure 1~ Habitats of Ho Sheung Heung and Long Valtey (NENT EIA)

Figure 2 — Priority site of the New Nature Conservation P_ei icy
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Figure 3 —nner Deep Bay and Shenzhen River Catchment Important Bird Area
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Figdre 7 = Praposed zonings for Kwu Tung North Draft OZP

| Planning.areas. 2
4nd.8: proposad to
- be-zoned 45 CA

TN | Ho sh&ung Heung and Fung:
Shul woodland; proposed to |
bezonedas A :
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Appendix 1 ~Bird Spocies Recorded at Lonyg Valley, Ho Sheung Haung and Fung Shul woodiznd mu'm Sheung Heunp
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Appendix 1 - Bind Speclas Recorded at Long Vallay, Ho Shaung Haunp and Fung Shul woodiand west ui-hsammnn
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Hong Kong, 20 February 2014

Chairman and Members

Town Planning Board

15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong
Fax: 2877 0245;

Email: tpbpd@pland.govhk

Dear Sirs,

Re:  Draft Kwu Tung North Outline Zoning Plan No. S/KTN/1
Draft Fanling North Outline Zoning Plan No. S/FLN/1.

We objéct to the captioned Draft Qutline Zoning Plans for the following reason:

- Importance of agriculture in Hong Kong

We object to the loss of quality farmiand in Kwu Tung North and Fanling North to urban development
in the absence of a solid agriculture policy.

According to Policy Agenda 2014, government promises to provide ‘devising policy and measures to
sustain and upgrade the development of local agricultural and fisheries séctors.’ Existing condijtion in
the proposed NENT NDA area could be enhanced and upgraded for sustamable farming and fisheries
uses.

Agriculture offers an opportunity for diversification of culture and lifestyles, and enhances Hong Kong
competitiveness. Although limited, the resurgmg interestin agnculture will contribute to food safety
and security.

The public start to acknowledge the importance of local farmland1 Demand for good qirality farmland is
intreasing significantly.

Current planning policy is unfavorabie for agricultural industries. As the size of potential farmland is
diminishing by smal] house and storage developments and continues to impact land available even
when zoned for agriculture uses we seek a strict and positive policy on the enhancement of agricultiiral
resources including through protective zoning.

_ Therefore, active farmland should be highly valued and preserved.

S active farmland in Fanling North

" B ER R B 4 S R BESR,“ Apple Deily” https//hk apple nextmedia.com/news/art/20110919/1 5625267 , 19 September

2011

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 3107 Fax:+852 2187 2305



sz,
Impact assessment and lack of economic policy

» We’ire concerned that existing destructive land usés including open storage will be-pushed to other -
areas in the New Territories. There appears to be no analyses or preventive measures. There appears to
beno pohcy other than compensation for loss of property or business for rehabilitation and relocation

of exi i dustnes

Storage could be found easily along-the road in Kwu Tong

» Land resumption will break dewn the existing economic and social networks, availability of jobs and
impact existing life styles.

¢ A dearidentification of the number of residents, business operators, and employees within the areas
has not been presented. Such assessment should also identify whether the residents are locally
employed and where current émployees and business owners- actually reside. There appears to be no
policy on how jobs for existing talent and skills will be accommodated

Future segregation
. The proposed OZPs segregate the living areas by roads resulting in sterile areas and over engineered

structures to the detriment of vibrancy and connectivity.

e There is a lack of a comprehensive cycling and pedestrian plan - consisting of track, shared road space,
shared promenades, parking at housing, retail and transport nodes. The plan merely includes a network
of tracks but fails to demonstrate how cycling and walking is promoted as part of everyday life.

Draft Kwu Tung North Outline Zoning Plan No. S/KTN/1
e The areas in North and South of the proposed Long Valley Nature Park are incompatible for
development As farmland and its ecological habitat require adequate sunshine and quality water, we
are worried proposing development would fail the proposed park. Those areas should be zoned as
‘Green Belt’ or ‘Conservation Area’ to enhance the ‘green lung’ function and contribute to a quality living

environment in the area.

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 3107 Fax:+85Z 2187 2305



R uctive farmland at the north of Long Valley
s Accordingto the Deve]opment of NENT NDAs EIA Report, Contaminated soil has been identified in the
NDA areas. But investigation has not been finished due to land ownership issues. Thls needs to be
resolved before plans are finalized. :
* According to the EIA, Three-banded Box Terrapin, a globally-threatened species, has been found in Ma
Tso Lung Stream and any diversion of this stream should be avoided. The zoning for the stream and its
riparian area should be zoned as ‘Conservation Area’,

Draft Fanling North Outline Zoning Plan No. S/FLN/1

» There is inadequate shared green public area in the plan. No ‘Green Belt’ zoning in the plan, one small
open space at the southern area and only a thin long open space along Ng Tung River. We doubt the
effectiveness of the open space and more comprehensive provisions should be made.

» Rose Bitterling, an ecological valuable and rarely seen freshwater fish, has been spotted by a green
group along the Ng Tung River- meander within FLN. A proactive planning and zoring should be
implemented to protect its habitat.

» Existing villages and farmland should be fully integrated and supported with an area enhancement plan
including improvements of infrastructure and facilities beyond what is currently available in village

environs.

' Ma Shi Po Village is vitalized by the local villagers and concerned group.

. Unit 7, 5/F, Bastern Harbour Centre, 28 Hoi Chak Street, Quarry Bay,
Tel; +852 3104 3107 Fax:+852 2187 2305



Education tour could be regarded as importance as Nature Park
Herewith we so submit for your consideration.

Designing Hong Kong limited
February 2014

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 3107 Fax:+852 2137 2305
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Dear Sit/ Madam,

Attached please find our comments regarding the captioned.
Yours faithfully,
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e > it : FEARFLUE 76 REERRPL 112 Z

“‘-;{ e'é" Add.: Unit 102, 1/F, Park Building, 476 Castle Peak Road Kowloon,.Hong

= Kong

WS Tel: (852)2728 6781 {8 Fax.; (852) 2728 5538

20" February 2014

Chairman and Members
Town Planning Board

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

Comments on Ks Noxth, Panling North.Ma Tso Lung & Hoo Hok Wai Qutline Zonin

Plan (OZP) (No: S/KTN/1, SFLN/1, S/NE-MTI/2)

The Conservancy Assocfation (CA) would object to the captioned OZPs (No: S/KTN/1,
S/FLN/1, S/NE-MTL/2). The proposed zomings for North-east New Territorics New
stelopment Area (NENT NDA) still fail to consider ecological and agricultural concerns in
full. .

Kwu Tung North OZP (S/KTN/I) & Ma Tso Lung & Hoo Hok Wai OZP (S/NE-MTL/Y
(See Figure 1 for the Planning Area) -

1. Proposed-Long Valley Nature Park (LVNP)

CA would highlight again that while we support the option of land resumption to conserve
wetland and agncu!tural land, the importance to maintain habitat diversity and agncultural
practice should be stated clearly i in the planning intention of LVNP. .

2. Proposed AGR (1) at the north of the proposed LVNP (Planning Area 18)
CA still regards that the proposed AGR (1) is not adequate in securing existing agricultural land
~ and fish ponds, as well as providing a proper buffer to proposed LVNP in the south.

From records of CA and Hong Kong Bird Watching Society (HKBWS), the subject area had
spotted over 140 bird species. Its ecolpgical linkage with the proposed LVNE, Ho-Sheung Heung
Egretry and Deep Bay wetland ecosystem had been well established, and thus forms an integral
part of the Inner Deep Bay and Shenzhen River Catchment Area Important Bird Area (IBA)



designated by BirdLife Intemnational. According to the minute ofAdvisory Council on the
Envirenment (ACE) dated 9™ September 2013, members also recommended strongly to CEDD
to “propose zoning the farmland at the north of the proposed LVNP as “CA” instead of
agricultural uses (AGR) as recommended in the RODP for KTN NDA anil- the FLN NDA™, as it
would “provide bette;;lprotect of the ecologically important habitat/birds flight path in the area”.

These all'prove that thi ‘écological importance of agricultural land at the north of the proposed -+

LVNP is highty recognized and definitely deserves a more proper protection through rezoning.

It is not convinced that the proposed AGR (1) would imply more stringent planning control to’
reflect the importance of this ares. Details of Column 1 and Column 2 are indeed no significant

differences between AGR (1) and the previous AGR (see Figure 2). In particular, once small

house is still kept in Colunm 2, it will continue to create false hope to indigenous yiﬂagers on

development potential in this area. Worse still, such loss of ecological linkage would cause

LVNP to be isolated agricultural land and all efforts in conservation would be in vain.

( ended that this site should ed by conservation zonings b
maintain agricultural activities and ecological value, including the subject site in LVNP is the
most preferable option. %

3. Proposed OU (Business and Technology Park) in southwest LV (Planning Area 33 and
34) _ ' : : :

LV is a place to promote eco-tourism with focus on conserving existing ecological and
agricultural environment and therefore we do not agree with the suggestion of landmark and
hotel to be put in such proximity to firture LVNP. During the public engagement of NENT NDA,
CA has already expressed great reservation of these suggestions due to 1ts large scale potential
hydrological dzsrupt:on on Sheung Yue River and adjacent agricultural land, and incompatible
landscape. CA remains great opposition of the proposed zoning. in Plannmg Area 33 .and 34 as
the proposed zoning ‘would erid up in introducing mass tourism fol]owcd by high road and
pedestrian traffic.

For Planming Area 33, despite introduction of stepped building height concept towards Sheung
Yue River, the resultant landscape is that easter part of this site, which is closer to the proposed
LVNP, would still have a higher buiiding height with 55mPD and is totally not compatible to
LVNP, not to say glare impact during nighttime. We are also doubtful of the 30m buffér at the
eastern side of the site (see Figure 3) formed by a 18m-wid¢ Non-building Area (NBA) ‘and
OU(A) right next to the subject site (Section 11.8c of KTN OZP), since Road P2, one of the
primdry road arteries in KTN, has indeed been aligned within this OU(A). Such green buffer
may be possible to screen out disturbance of the OU (Business and Technology Park) but not the



Road P2.

CA insists that the scenic, natural LV itself has already servéd as a true landmark of KTN so that
artificial-and concrete Jandmark should be cancell Plapning Area 33 and even areas
surrounding LV, Besides. no commercial elements Igomgm'- g mass tourism, in particular hotel,
hould be included in Planning Area 33 and 34. um building higight of these 2 areas, in
particular the eastern side of Planning Area 33. should be greatly reduced, similar to the adjacent
village type development. :

4. Northwestern part of KTN NDA (Planning Area ¥ and Road R1)-

For Ma Tso Lung Stream, its lower section is recorded as “moderate to high” in ecological value
according Lok Ma Chau (LMC) Loop EIA report as it potentially provides habitat for the TUCN
“Critically Endangered” Three-banded Box Temapin Cuora irifasicata’ and “Endangered”
freshwater crab Somanniathelphusa zanklon®.

CA supports to zone. the riparian zone on the westem side of the stream in GB, but for the
eastern side, it is still encroached by the.Road R1 linking to Lok Ma Chau Eastern Connection
Road (LMC ECR) and G/IC, keeping a minimum width of 15m only according to NENT NDA
EIA report (see figure 4). Despite the viaduct option. for part of Road R1, the EIA report admits
that “engineering constraints would require the height of the viaduct to be less than 2m above
ground for the section within 30m of the stream” and “would be imjaossible Jor vegetation to
grow for muchf the width of the viaduct” (Section 13.1.4.5). The EIA report guarantees- that
- “the viaduct section will be of sufficient Width Jor a faunal underpass to be formed alongside the
stream” (Section 13.8.2.2 — Measures to avoid disturbance and hydrological impacts on Ma Tso
Lung Stream, tributaries and riparian corridor habitats), but whether such environment under
viaduct would favour vegetation cover in the riparian zone-and then be utilized by faupa is still -
questionable due to height constraint for vegetation growth. i '

We suggest to zone the entire stream and its riparian zone as conservation zonings such as “CA”

and GB, and relocate various land uses in adjacent, such as brownfield (not abandoned farmland-
or rural settlement) in the KTN NDA.

In the discussion of ACE meeting dated 9" September 2013, one of the recommendations
pursued by mombcrs 1s that “CEDD should consider adjusting the design and alignment of Road
R? linking up to the proposed stadium to_ avoid diverting Ma Tso Lung Stream”. We are
disappointed that the recommendation seems not to be taken into serious consideration if

! LMC Loop EIA Report Section 12.4.4.3
* | MC Loop EIA Report Section 12.4.4.6



referring to the existing ahgnment of Road R1 in KTN OZPF. Since the proposal of Road R1 is

mostly ongmated from the construction of LMC ECR, TPB members should bear in mind that
EIA Subcommittee (EIASC) in 19™ August 2013 had expressed grave concem ‘on -the
justification of constructing LMC ERC due to ecological impact and exact traffic need. Having
regard to the uncertainties, CEDD has carved out LMC ECR from LMC EJA report in 13 .
September 2013. To ensiire no more false hope should be projected by building a shortcut in
expense’ of Ma Tso Lung Stream, the-section oad R1 linking LMC ERC should be
abandoned as well fo secure Ma Tso S d also wetland in Ma Tso Lung and Hoo

Hok Wai.

One may argue that Road R1 would improve the accessibility of the existing Ma Tso Lung
village areas. We would suggest that it could be achieved by slightly improving ﬁ:e'ei:isting road
network (i.e. Ma Tso' Lung Road) in the area. It can strike a balance between éngineering
consideration and ecqlog:cal protection, as compared with the proposal of LMC ERC linked
with Road R1. As for altemative linkage from LMC Loop to KTN.NDA, we would reiterate that
Western Connection Road and LIMC MTR station can serve the purpose of pedestrian, vehicular
and emergency access. '

Fanling North OZP (S/FLN/1) (See Figure 5 for the Planning Area)

CA is in great disappointment that .no further initiatives have been taken in conserving
agricultural land in Fanling North NDA. In general, agricultural land with good quality and high
potential for rehabilitation should be resumed by the Government and then leased to tenants
through new planning and management scheme, similar to the arrangement of LVNP.
Particularly the areas below should require attention from TPB (see Figure 6).

1. Agricultural land in Ma Shi Po (Figure 7 and 8)

Regarding farming activities in Fanling North, while Development Bureau argued that “some of
those affected have moved to these areas only in recent years™, it simply neglected that
agricultural area, especially in Ma Shi Po, has been éstablished in the study area for at Jeast 100
years, and once formed close linkage with adjacent Lung Yeuk Tau and Luen Wo Market®. From
the aspects of agricultural and cultural importance, not to say the comprehensive social value in
agriculture, agriculturél land in the stidy area is worthwhile for conservation.

Conserving agriculture in the subject area does not imply retaining agricultural land in status

? Please refer to the article “Buridmg our future through pragmatic discussion” in “My Blog” in-Development
Bureau website (hitp//www.devb.gov.hk/en/home/my_ blogfindex_id 26. html)

‘ REM012), RESERESER, B0 - RS ERREN RN SRS

http:/fwwwi.cabk.org hk/heritage/conservation_note/201209V02a_updated.pdf



PR

quo. Learning from the experience of Farm Rehabilitation Program which tenants cannot secure

long-term lease for agricultural purpose from private owners and developers, we suggest that all

agncultural land in Ma Shi Po should be reswmed, co-orientated and managed by the
Government. The rationale behind Jand resumption would be the fact that, as mentloned above,
agriculture itself can serve multi-social functions within FLN NDA, such as oommunny based
agriculturé, low carbon community, open space, and so on, and agricultutal Jand in Ma SHi Po is
either in good quality or great potential for rehabilitation.

Strictly speaking the concept of Jand resumption to preserve agricultural land is not new with
reference to KTN NDA through rezoning 37 ha of agricultural land in EVNP. Thus, we insist
that the suggestion of protecting agriculture in FLN is not a hurdle to interrupt NDA, project, but
to attain more planning gain in FLN in future. :

'In short, we mgggsj; !,Q mmgg th aggcultural land in m Shi_ Po in QU (Ag;:culture & rity

2. ‘Retained meanders and their adjacent land along Ng Taiig River
Mitigation mca.nders along Ng Tlmg River were regarded as “environmentally ﬁ:lendly
measures” under Ng Tung River channelization work (Main Drainage Channels for Fanling,

‘Sheung Shui & Hiiterland). According to the latest plan of NENT NDA, they would be mostly
“encroached by various land uses. We believe that FLN NDA can be an opportunity to

revitalize/restore the channelized Ng Tung River by proper planning the mitigation meanders
together with their adjq‘cent land along Ng Tung River. In this way,-we support the “CA” zones
in both Fu Tei Au and near Wa Shan to reflect the egological importance of these meanders.

We note that an “O” zone is proposed in Planning Area 12 to serve as a major recr&auonal area-
in FLN (see Figure 9). We do believe that. the site, with better plannmg, can secure land for both
open space and sustainable agriculture instead of designing urban park same as other new towns
and urban areas. The subject site was once abandoned agricuitural land (see Figure 10) and its
existing ecological value was limited despite retaining existing broadleaved trees and planting
bamboo®, according to the EIA report of Main Drainage Channels for Fanling, Sheung Shui &
Hiriterland. We opine that the management strategy can shift from purely ecological to restoring

5 Please note Section 3.5.4.2 of the EIA report of Main Drainage Channels for Fanling, Sheung Shui & Hinterland



jts function to agricultural pﬁrpose through, same as LVNF, reswnmg land adjacent to the

meander. We thus suggest e'the “0” zone to OU {Apri ¢ Priority Area). The zone is -
nmar:l to secure land e goriculture and education to_provide alternative
yublic acg to_serve the needs of local resid d public _majority. eneral, new

development is prohib:ted unless it is required to support ag;iclﬁtm'g,

Agncuktural land adjacent to the mltlgatxon meander lymg between Planning Area 13 and 15
~ (see Figure 1i and 12) can apply the same concept by 1 rezoning the proposed “R(B)", “R(A)4”'
and “O” zone into OU (Agriculture Priority Ares). Development can be-transferred elsewhere
either within or outside the study arca.

For the Planning Area 7, we arc concerned if .the proposed road ahgnmem OU(A) and-
OU(Sewage Pumping Station) would encroach the existing agricultural land (see Figure 13 and
14). Since Planning Area 7 is at the periphery rather than town centre of FLN NDA, its detailed

des:gn, compaxatlvaly, should have hlghcr ﬂexiblhty to be adjusted To protect e)nstmg

Yours faithfully,

=T

Ng Hei Man
Assistant Campalgn Manager
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Figure 3 The interpretation of the “30m green buffer” according to Section 12.8.12 of
the Explanatory Statement is 18m NBA and the adjacent amenity strip zoned OU(A) (red
arrow). As Road P2 is right next to-the greén buffer and LVNP, it is questionable how the
buffer can perform its function to secure the future LVNP,

Fas



Figure 4 " After stream diversion, the western riparian zone of Ma Tso Lung Stréeam
would still be too narrow. with only 15m (A to A”). Road R1 (red colouy) is located right
pext to the stream (blue colour), thus encroaching part of its riparian zone®.

o)

6 NENT NDA FlA Report Figure 13.16b (lndicative Plan of Riparian Corrider at Ma Tso Lung Stream Following
Diversion and Restoration) : - .
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Figure 6 ‘With better planning, thése area (marked in purple) can be ejther restored
or enhanced into sites of agriculiural importance




Figure 7and 8
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Figure 9 The proposed “0” zone {marked in red) now contains both plantation and
small patches of agriculiural land. - ;

Figure 10 Major habitats before chanmelization of Ng Tung Réver. Land adjacent
to Meander 8 (now zoned. as “O”) was once marked.-as “abandened cultivation”




Figure 11 and 12 The meander and its adjacent agricultural lJand between Planning
Area 13 and 15. Note that some of the agri_culturai Jands are still active in 2012.
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Figure 13 and 14 .  The proposed road, amenity area and sewage pumping station
would encroach active farmland (circled in red) in Wa Shan. :
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S_FLN_1_Fanling North WWF_Feb 2014.pdf
S_FLN_1_Fanling North_WWF_Feb 2014

Dear Sir/Madam,

Please find attached our subrission ori the captioned.
Thank you for your attéftich.
Yours faithfully,

Anhdrew Chan

Assistant Conservation Officer, Local Biodiversity
WWF-Hong Kong .

15/F, Manhattan Centre,

8 Kwai Cheong Road,

Kwal Chung, New Territories

Tel: (852) 2161 9667

Fax. (852) 2845 2754

Website: www.wwf.org.hk

WWF Hong Kong works to ensure a better environment for present and future
generations in Hong Kong (See attached file: S_FLN_1_Fanling North_WWF_Feb 2014)

1497

20/02/2014



tHRARESS WWF-Hong Kong

FaIw

BRI ES 85K Wi Tok: 4852 2508 1011
MBI 1618 {81 Fax:+852 2845 2764
15/F, Manhaitan Centre, wwi@vat.ong.hk -

8 Kwal Chaong Road, wwi.org.hk

Kwat Chung, N.T., Hong Kong

S et Our Ref.: SHK/LDD 7/14 + &%
20 Feb 2014
Chalrman and members
Town Planning Board
15/F North Point Government Offices,
333 Java Road, North Point, Hong Kong

(E-mail: ipbpd@pland.gov.hk)

Dear SirMadam,

By E-mall ONLY

'Re; Draft Fanling North Outline Zoning Plan {No. S/FL

WWF welcomes the decision of retaining three Ng Tung Rive'r' meanders.in Fu Tei Au and Sheung
Shui Wa Shan for conserving the rare freshwater fish, Rose bitterling. Also, we appreciate the
decision to change the alignment of Faling Bypass to avoid shading effects to the -rneancter ot‘
Sheung Shui Wa Shan. However, we are still of grave concern on the conservation of Rose
bitterlings in the Area and want to make an gblection on the captioned Fanling North Qutline
Zonlng Plan (OZP) (No. S/FLNA) with following reasons:

1) Conservation of Rose bitterfing In Na Tung River mitigation meander

1.3 'Inforroatlon discrepancy on the number of meanders at Plan Area 6
According to the layout-of the draft Fanling North OZP attached In the Town Planning Board paper
No. 9528, there should be two meanders retained in Plan Area 6 and are both zohed under “Open
Space” zone. However referring fo the plan of the major refinements to the revised RODP (Plan No.
N-2) from the same TPB paper, only the larger meander is shown and annotated as the retained

: . We are of grave concern that the
omitted meander, where Rose bltterling Is also. found, has been removed by the Project’
proponent for developnient from the present OZP. As such, the Government should clarily

.whether the smaller meander in Plan Area 6 was removed intentionally. We strongly regard
that the omitied meander must be retained as well because of the presence of Rose
bttterl‘ngs and lts compatibllity to the surrounding Iandsoape features.

m’ mﬁl’ EBER  WAEAEEHEFSAIRAS  Poor mrhmﬁovmw,omma: " Hantywry Auiton: BOD Limbed

JP EEERTECY SRR AT Ghist Execuiive of the HIGSAR Hanonsy Gompsny Bocrstary:
X W EFEEE BN LTS , Chalonarz  Me Travor Yang : MeDsise Secretasel Sarvices Linded
HEI: MRS Y T GZ MAdKoe Hocosary Solclprs: Maper Broin JakE
: facit ol | Honorary Tre mucer: HSBC

Fugfalind Nome: 1257 A% AR 6 Wons Wite Fund For Nahu Hong g



1.2 Zoning the retained meanders at Plan Area 6 as “Conservation Area". _
The capiioned draft OZP proposed: that the retained meanders at Plan Area 6 will be zoned as
“Open ‘Space” ("0 which the planning intention is “for the provision of outdoor open-air public
space for active and/or passive recreational uses serving theineeds of local residents as well as the
general public’'. However, we:view that “O" zoing will intreduce hurman disturbance to.the
meanders subject to lts planning intentlon. instead, we conslder that “Conservation Area” (“CA™)
is a more a'ppropriate zoning to protect the meanders and the Hose bliteﬂlngs from
development and human disturbance effectively under the “CA” zoning with its intention “to
protect and retain the existing natural landscape, ecological, or topographical features of the area
for oonse_rvation...putpose’z. As such, we opine that the meanders in Plan Area 6 and their
riparian zones should be zoned as “CA” to reflect their ecological value and offer adequate
protections against developments and human disturbance.

1.3 Zoning all affected meanders as “Undetermined” zone

Desplte the retained meanders at Fu Tel Au and Sheung Shui Wa Shan, other meanders at Ng"
Tung River will be removed due fo development and translocation of Rose bitterlirig Is proposed as -
a mitigation measure. According to the Project proponent who suggested that the Rose bitterling will
be translocated to the meanders of Sheung Yue River.® However, it is noted that the detailed
proposal on the transiocation plan, which is required under the approval condition of NENTNDA EiA
repot®, is still not available at the current stage. Information such as target number of populations,
methodologies, habitat suitability of' receiving sltes, risk assessment, management plan and
monitoring programme are lacking. With reference o the IUCN guidelines® which have pointed out
that translocation outside species indigenous range may bring potentially high risks that are often
difficult or Impossible to predict' with accuracy, and can be evident only long after }ranslocaﬁon,“
while Rose bitterling requires muddy bed’ habitat and Its assoclated Swan mussels are
highly sensltive to environmental change®, we are of grave concern that meanders in -
Sheung Yué River may be finally hot suitable to Rose bltterling and lead to fallure of the
translocation eveniually Therefore, we oplna that all the affected meanders should be zoned

1 Refer to the Schedule of Note of "Open Space” of draft OZP No. S/FLN/A
= Refer to the Schedule of Note of "Conservation Area” of draft OZP No. S/FLNA .
Refer to Annex C of Report on the 124™ EIA Subcommittes Meeting (ACE Paper 11/2013)
Hefer to paragraph {a) of the approval conditions of the NENTNDA EIA report (AEIAR: 175/2013)
* Refer to the IUCN Guidelines for Relnstroductions and Other Conservation Translocations
S jUCN/SSC (2013). Guidslines for Reintroductions and Other Conservalion Trans!ocaﬂans Version 1.0. Gland,
Switzeﬂand IUGN Spenies Survival CQmmissuon vilﬁ + 57 pp. L
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" proven unsuccessful, we consider that these affected meanders and their associated
riparian zones should be retained and zoned as “CA” to protect the habitats of Rose
bitterling and safeguard their populations.

1.4 Best practices for all retalned meanders to prevent disturbance

Concerning the ecological sensitivity of the meanders and Rose b!tterlin_g, we recommend that all
the retalned meanders should be fenced off to prevent any human disturbance and access.
Since some of them are located near open spaces which have public access, e.g. meanders at Plan
Area 6, it is also safely consideration to erect fences around the meanders. Besides, use of
chemicals for landscape management should be restricted near the meanders to prevent any
contamlﬁatlon which will cause significant ecologlcal impacts to Rose biiterling and other
specles in the meanders.

2) Relocation of Man Kam To Earetry
According 1o the approval condition of the NENTNDA EIA report, the proposed relocation Man Kam

To Egretry to Fu Tei Au due to the construction of new road junction has to be proven success prior
to commencement of construction work.® Adding to this proactive measure, we consider that the
egretry should be retained by reviewing the design of roundabout or moving it further
northward end zoned as “GA" for protection If the proposed relocation Is proven fallure.

We would be grateful if our objection could be duly considereq by the Town Planning Board.
Yours faithfully,

o

Andrew Chan
Assistant.Conservation Offlcer, Local Blodiversity

3 Dudgeon, D. {1998), More about Hong Kong freshwater ﬁshes. Porcupine!19: 7
’ Refer to paragraph (c) of the approval conditions of the NEN'I:NDA EIA report (AEIAR: 175/2013)



Figure 1a. The small meander shown on the draft OZP (red arrow)

Figure 1b. The small meander not shown on the revised RODP (red arrowi)
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&% "Pui Lam Jocelyn HO'
M g "Town Planning Board” <tpbpd@pland.gov
: <mtlaw @cedd.gov.hk>; <dafcoffice @afed.pov.hk>

m: 20/02/2014 T4 05:53

:  HEBWS, comments_FanLingN_0OZP.pdf; HKBWS_comments ChuenLungHaFaShan.pdf,
: HKBWS_comments_KwuTungQZP.pdf

5 Comments on-Kwu Tang N and Fan]mg N draft OZP; Chuen Lung/Ha Fa Shan DFA

Dear Sir or Madam,
Please refer to the attachments for our comments on the following:

1. Kwu Tung North draft OZP (S/KTN/1)
2. Fanling North draft OZP (S/FLN/1)
‘3. Chuen Lung and Ha Fa Shan draft DPA (DPA/TW- CLI-IFS/B)

Best regards,
Jocelyn Ho

Senior Conservation Officer

The Hong Kong Bird-Watching Society
7C, V Ga Buildihg, 532 Castle Peak Road, Lai Chi Kok, Kowloon, Hong Kong
Tel: (852) 23774387 Fax: (852) 23143687
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Secretary, Town Planning Board

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

THE
.20 Feb 2014 Himg

R I . 3
Dear Sir/Madam, : Kong
‘ pien
' ) . ) ' WATCHING
Comments on the Drgft Fanling North Qutline Zoning Plan No. S/FLN/1 SOCIEFY.

The Hong Kong Bird Watching Society (HKBWS) would like to raise our concerns on Gincs 1957 2
the draft Fanling North Outline Zoning Plan No. S/FLN/L. i __; —

Concerns on the Man Kam To Road egretry n‘xﬂ]mm
Twenty nests comprising of Little Egret (Egretta garzetta) and Chinese Pond Heron s TIHEER N
(Ardeola bacchus) were recorded at the Man Kam To Road egretry in 2013, o
Under the draft Outline Zoning Plan (OZP), this egretry would be destroyed by the R AR
provision of weapons training division?.  Although the relocation of the egretry
into the Conservation Area (CA} along the Ng Tung River has been proposed, there
has not b._een any scientific evidence to prove that the relocation would be
successful. Given that the choice of nesting locations for egrets depend on the
availability of food source and level of disturbances nearby, there is no guarantee
that the mitigation egretry provided in the CA zone will be used by egrets in the
future. As such, we urge the Board to.consider retaining the existing Man Kam To
Road egretry by zoning it as CA.

Loss of agricultural land
Wet and dry agricultural land provide foraging and roosting opportumtle.s f@r a
diverse group of bird species including waterbirds, wetland- depenﬂem spgcles and’*

farmiand birds. This habitat type is becoming increasingly ra:re in Bonmggg

to development pressure of low-lying areas, this has resulted *in the loss of suitable
habitats for these birds3. Existing agricultural land at Ma ‘Shi-Fo would be llass :
under the draft OZP as Ma Shi Po would be used for @esldentnal cle’velophaent
Although agricultural zoning has been proposed at Fu Tei Au (ﬁi* the ri»el‘ meuth of
Ng Tung River); there is concern that this area would not serve its mtentlon of being

,vi'- ,7. =

used as agricultural land given the following reasons: %3 . AL e «\ 4
. -;‘. g L e

1 Mai Po Inner Deep Bay Ramsar Site Waterbird Monitoring Programme 2013-14 Egretry Coums
in Hong Kong with Particular reference to the Mai Po Inner Deep Bay Ramsar:Site, - .

2 North East New Territories New Development Areas (NENT NDA) Information Blgest; July 2813
’ Ecologv of the Birds of Hong Kong.  Kadoorie Farm & Botanic Garden. et

-Hirht - YR E G{BES3P R AW BCE EE%T‘eLNe.:ZWMa&?
Address: ‘Z-‘C,VGH B:u‘llﬂmg, 5332 Castle Feal Road, e 2
Lai Chi Kok, Kewloon, Heing Kong

1522




1.- Parts of this area is devéloped land-with existing infrastructure® .{(Figure 1); and

2. A number of ponds and a mitigation wetland {Figure 1) exist there that would
require filling.” Filling- of land/pond of 1.2 m or more would require planning
permission from the Board which could be a disincentive for farmers to convert
these water-bodies to arable land.

With these constraints, i't. is uncertain whether the proposed AGR zone would be

" used for.fal;ming, purposes. According to the North East New‘Térﬁ'tb‘?ies New

Development Areas (NENT NDA) Information Digest (the Digest), 12 ha of land will
be designated as AGR zone, in which existing farming practice could continue” 2.
Based on the reasons mentioned above, the 12 ha as stated in the Digest is‘an
‘over-estimation of the amount of agricultural land that will be present during the
. operation of the NENT NDA. The HKBWS urges the Board to retain the existirig
agricultural land of Fanling North as much as possible, especially the large patch of
farmland at Ma Shi Po. -

The HKBWS respectfully requests the Town Planning Board to consider our concerns

on the draft Fanling North DZP, Based on the reasons above, we hope the Board will
strength conservation measures in the OZP by retaining existing egretry and farmland,

Yours faithfully,

Jocelyn' Ho
Senior Conservation Officer
Hong Kong Bird Watching Society

cc:
AFCD - Mr. Wong, Director of Agriculture, Fisherles and Conservation
CEDD - Mr. Law, Chief Engineering/Project Division 2

Conservancy Association

Designing Hong Kong

Kadoorie Farm and Botanic Garden

WWEF — Hong Kong

4 EIA-213/2013 North East New Territories New Development Areas —ElA report.  Habitat map
Figure 13.5]

‘51'1
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Secretary, Town Planning Board

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

20 Feb 2014
Dear Sir/Madam,.

Comments on the Draft Kwu Tung North Outline Zoning Plan No. S/KTN/

The Hong Kong Bird Watching Society (HKBWS) would like to raise the followmg m,_..___,_,,
concerns and suggestions an the Draft Kwu Tung North Outline Zoning Plan No. :

S/KTN/L.

Safeguarding Long Valley and its surroundings

Insufficient protection foragricultural land east of Ho Sheung Heung

Since 2008, the HKBWS has recorded a total of 296 bird species at Long Valley and the
agricultural area east of Ho Sheung Heung {HSH} (referred to as Ho Sheung Heung),
135 of the total species recorded there are considered to be species of conservation
importance (Appendix 1)*. The bird species diversity here comprises of moré than
half of the total number of species recorded in Hong Kong?, including globally and
locally concerned species.  Globally en&angeréd species include ‘Black-faced
Spoonbill (Platalea minor), Japanese Night Heron (Gorsachius golsagi) and
Yellow-breasted Bunting (Emberiza aureola) ®* and locally concemed Greater
Painted-snipe (Rostratula benghalensrs)‘

Long Valley and HSH have similar habitat characteristics in that both are domlnated
by agricultural land® (Figure 1) and together they form an: iitact n:etw K. a
fnéshwater wetland suitable habitats for a diverse population of birds ‘ln ordec tty-'

safeguard .the ecological resources of Long Valley, sufﬁu&nt statutory prqtectlon e
. should be given to HSH. The HKBWS welcomes the protet:tlm of Lohg Valléy iﬁ tfhef; s
.current draft Outllne Zoning Plan {OZP) by the prowsmn af Long Vallﬁv Nature Park

.z

* HKBWS unpublished data: bird survey results of Long Valley, Ho Sheung Heung and Fung Shul
woodland since 2008.  Surveys were conducted as part of the Nature: Consewaﬁon Management of A f
Long Valley by HKBWS and Conservancy Association. - y SR 5 gl 3 =

? The total number of bird species recorded in Hong Kong is 522. .f'-:-f - - R
* Listed as Endangered (EN) in thelUCN Redlist - version 2013.2 kT pdis; !

4 Greater Painted-shipe I listed as Local Concern under Fellowes et al. 2002+ Pl S f : LR
5 EiA-213/2013 North East New Territories New Development Areas —EIA report Flnbltat map e
Figure 13.5h bl L e

i EEAESRS Y. Fof : W TelNx.:2377 4287
Audress-mma Euitding, 532€aﬁ£e?eakl%ﬁad EEF N 2314 2687
Lai Chi Kok, Kiswiaon, Hong Kong BB e :hebwshibws.org bk

\\:;1‘1—
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(LVNP), but we are concerned about the insufficient protection of HSH by the
agriculture (AGR) {1} zone: The provision of the AGR {1} zone does net reflect the
importance of this area and also neglects the findings of previous studies which have
recognized the importance of HSH. Long Valley, HSH and the Fung Shui woodland
‘west of HSH together are listed as one of th'e top ten priority sites of the New Nature
Conservation Policy® (Figfure 2). Jointly, Long Valley and HSH form part of the Inner
Deep Bay and Shenzhen River catchment imporint Bird Area (IBA) (Figure 3) where
its importance to birds has been recognized by Birdlife International’. The North
East New Territories New Development Areas (NENT NDA)® Environmental Impact
Assessment (EIA) report ranks Long Valley and HSH as having high-to-very-high and
high ecological value respectwely ‘Ho Sheung Heung is also a known breeding site
for 17 species of birds includmg the locally concerned Little Grebe (Tachybaptus
mf‘coflf;)ﬁ Records of globally endangered Yellow-breasted Bunting and Black-faced
Spoonbill have been obtained from HSI-I1(F'iguire 4). Finally, findings from the NENT
NDA ElIA Ho Sheung Heung egretry ff ight Iine survey revealed that over haIf (52.8%) of
the egrets will forage in HSH and Long Valiey“’ (Figure 5).

Given the importance of HSH based on its ecological connectivity to Long Valley 'and.

existing habitats, we urge that the Town Planning Board {the Board) to provide a

similar level of statutory protection for HSH as LVNP by either an extension of the
LVNP or by the provision of Conservation Area (CA) zoning. According to the draft

OZP, the AGR zones north AGR '('1) and south AGR of LVNP are intended to serve as a

buffer to give added protection to LVNP. AGR (1) is specifically desngned to,.
“minimize adverse impacts on fauna in Long Valley and fragmentation impacts on the

flight-lines between Ho Sheung Heung and Long Valley” and any filling of land/pond

requires permission from the Board. We recognize the good intention of the Board

to implement stricter planning controls in the AGR (1) zone, however by controlling”

filling activities alone would not be sufficient enough to protect this area. We

believe that the extension of LVNP or CA zoning should be applied, this would not

only safeguard agricultural land, but it would. also impose -“presumption gain c

development” which the AGR (1) zone does niot.

© List of priority sites for enhanced conservation ~ New Nature Conservation Policy.  Available at:
hittp://www.afed.govhk/english/conservation/con nncp/con nnep list/con nncp list.htmli

7 Important Bird Areas in Asia; Key sites for conservation .

¥ EIA-213/2012 North East New Territories New Development Areas — EJA report.  Civil Engineering
and Development Department

 Report on the importance of Long Valley and Ho Sheung Heung to breedmg birds in Hong Kong
2012, Nature Conservation Management of Long Valley by HKBWS and Conservancy Association.
1 £1A.213/2013 North East New Territories New Development Areas — EIA report.  Findings of
Egretry Flight Line Survey at Ho Sheung Heung: Figure 13.7
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mcts of the technology park and residential development in planning areas 32, 33,
34 and 36 |

Along the south-west side of LVNP a technology park and residential development are
proposed. Due to the close proximity to LVNP, we are concerned that construction
and operation phase disturbances from these developments would impose ecological
impacts to LVNP. Given that the current conditions of this area is dominated by
natural habitats {Figure 6}, the provision of such land ‘qSé 'ilv‘bu_ld require vegetation
clearance (loss of natural habitats} and also create disturbance impacts {(human
activities and light poliution) which then creates an edge-effect to the fauna within
LVNP, making the south-western portion of LVNP to be unsuitable for sensitive bird

species.

Building height limits to the technology park {planning areas 31, 32, 33 and 34) near
LVNP of 40 mPD should be reduced so that the maximum building height is similar to
currently existing structures in those areas. The increase of building height to 40
mPD would result in light disturbance impacts to birds in the LVNP, it also discourages
birds from landing in IVNP. According to the Town Planning Guidelines Chapter 10,
section 3.6.3,' “when town plans are being prepared, the wider implications of

conservation zones must be considered. Certain land uses are not satisfactory

neighbors and the combination of uses within a particular area must be given careful
thought”. Development layout and land use of planning areas 32, 33, 34 and 36
should be reconsidered. We propose these areas to be zorned as CA or GB to
discourage development and that existing natural habitats in this area should be
retained as far as practicable (Figure 7). '

In the draft OZP, section 12.8.12 states tha't, “urban design plan of planning area 33
shall be approved by the Director of Planning before development proceeds”. We
suggest to strengthen development controls not only in planning area 33 but also 32,
34 and 36 as well. Development iayouts in these plarining areas should not only

require the approval by the Director of Planning but also the approval from the
Director of Environmental Protection and Agricuiture, Fisheries and Conservation.
Given its close proximity to LVNP, t‘he’need for Ecological Impact Assessments should
be considered to identify any potential impacts to birds of LVNP.

Provision of Conservation Area zoning in planning areas 2, 8 and 16
Planning areas 2, 8 and 16 are currently zoned as GB.  Given the ecological value of
Ma Tso Lung stream (planning areas 2 and 8) as being moderate to high ecological

\g a2



value!! and the Fung Shui woodland of planning area 16°, these areas should be
zoned as CA. In recent years; the govemment has responded to housing demand b\j
proposing to rezone GBs for residential development in both 201312 and 20143
Policy Address. Designation of GBs for these three planning .areas would not
safeguard the eco!ogil sensiti've recelvers in the long term.

The HKBWS respectfully requests the Town Planning Board-to cofisider our concerns
on the draft Kwu Tung North OZP. " Based on the reasons above, we hope the Board
wili strength conservation measures in the OZP by introducing CA zone to HSH-and to
natural areas as discussed above.

Yours faithfully,

Jocelyn Ho
Senior Conservation Officer
Hong Kong Bird Watching Society

cc:
AFCD - Mr. Wong, Director of Agriculture, Fisheries and Conservation
CEDD — Mr. Law, Chief Engineering/Project Division 2

Conservani:i'/ Association

Designing Hong Kong

-Kadoorie Farm and Botanic Garden

WWF —Hong Kong

13 -E)A-212/2013 Development of Lok Ma Chau Loop — EIA report.  Civil Engineering and

Development Department.
12 2013 Policy Address: Hong Kong SAR government.  Section 73 {ll). Available at:
hitp://www.policyaddress.zov.hk/20 73a.html

13 2014 Policy Address: Hong Kong SAR government. Section 225. Available at:
hitn://vww.policvaddress.gov.hk/2014/eng/p124. him! .
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Figure 3—Inner

Deep Bay and Shenzhen River Catchment Important Bird Area -

rren sy iR S

cd L w Sl s 5 e e “Menrrter L i

o>



Figure 5 — Flight paths of Ho Sheung Heung Egretry (NENT EIA}
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Fegure 7 - Proposed zonings for Kwu Tung North Draft OZP
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Comments on OZPs (20 Feb 2014) )

Please see our comments on'ozps attached,

Best Regards,

Debby Chan .

Designing Hong Kong Limited

Tel: 3104 3107

Fax: 2187 2305 .

Unit 7, 5/F, Eastem Harbour Centre, 28 Hoi Chak Street, Quarry Bay, Hong Kong
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Hong Kong, 20 February 2014

.=+ Chairman and Members
" Town Planning Board

15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong
Fax: 2877 0245; :

Email: iphpd@pland.govhk

Dear Sirs,

Re:  Draft Kwu Tung North Outline Zoning Plan No. S/KTN/1
Draft Fanling North Outline Zoning Plan No. S/FLN/1

We object to the captioned Draft Outline Zoning Plans for the following reason:

Importance of agriculture in Hong Kong

We object to the loss of quality farmland in Kwu Tung North and Fanling North to urban development
in the absence of a solid agriculture policy. . -

According to Policy Agenda 2014, government promises to provide ‘devising policy and measures to
sustain and upgrade the development of local agricultural and fisheries sectors.’ Existing condition in
the proposed NENT NDA area could be enhanced and upgraded for sustainable farming and fisheries
uses.

Agriculture offers an opportunity for diversification of culture and lifestyles, and enhances Hong Kong
competitiveness. Although limited, the resurging interest in agriculture will contribute to food safety
and security. . |

The public start to acknowledge the importance of local farmland.! Demand for good quality farmland is
increasing significantly.

Current planning policy is unfavorable for agricultural industries. As the size of potential farmland is
diminishing by small house and storage developments and continues to impact land available even
when zoned for agriculture uses we seek a strictand positive policy on the enhancement of agricultural
resources including through protective zoning.

Therefore, active farmland should be highly valued and preserved.

active farmland in Fanling North

" S PR R 1B - $tb SR SR, “Apple Daily” hitp://hk apple.nextmedia.com/news/art/20110919/ 15625267 , 19 September

2011

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarty Bay,
Tel: +852 3104 3107 Fax:+852 2187 2305
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Impact assessment and lack of economic policy
» We are concerned that existing destructive land uses including open storage will be pushed to other

#4%7  areas in the New Territories. There appears to be no analyses or preventivé measures. There appears to

be no policy other than compensation for loss of property or business for rehabilitation and relocation
of existing industries:

Storage could be found easily along the road in Kwu Tong

 Land resumption will break down the existing economic and social networks, availability of jobs and
impact existing life styles. _

» A clear identification of the number of residents, business operators, and employees within the areas
has not been presented. Such assessment should also identify whether the residents are locally
employed and where current employees and business owners actually reside. There appears to be no
policy on how jobs for e:nstmg talent and skills will be accommodated.

Future segregation
¢ The proposed OZPs segregate the living areas by roads resulting in sterile areas and over engineered
structures to the detriment of vibrancy and connectivity.
e Thereisalackofa comprehensive cycling and pedestrian plan - consisting of track, shared road space,
shared promenades, parking at housing, retail and transport nodes. The plan merely includes a network
of tracks but fails to demonstrate how cydling and walking is promoted as part of everyday life.

Draft Kwu Tung North Outline Zoning Plan No. 5/KTN/1
» The areas in North and South of the proposed Long Valley Nature Park are incompatible for
development. As farmland and its ecological habitat require adequate sunshine and quality water, we
are worried proposing development would fail the proposed park. Those areas should be zoned as
‘Green Belt’ or ‘Conservation Area’ to enhance the ‘green lung’ function and contribute to a quality living
environment in the area.

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 3107 Fax:+852 2187 2305



RN ictive farmland at the north of Long Vailey
» According to the Development of NENT NDAs EIA Report, Contaminated soil has been identified fn the
NDA areas. But investigation has not been finished due to land ownership issues. This needs to be
resclved before plans are finalized.
¢ According to the EIA, Three-banded Box Terrapin, a globally-threatened species, has been found in Ma
Tso Lung Stream and any diversion of this stream should be avoided. The zoning for the stream and its
riparian area should be zoned as ‘Conservation Area’.

Draft Fanling North Outline Zoning Plan No. S/FLN/1

» There is inadequate shared green public area in the plan. No ‘Green Belt’ zoning in the plan, one small
open space at the southern area and only a thin long open space along Ng Tung River. We doubt the
effectiveness of the open space and more comprehensive provisions should be made.

* Rose Bitterling, an ecological valuable and rarely seen freshwater fish, has been spotted by a green
group along the Ng Tung River meander within FLN. A proactive planmng and zoning should be
implemented to protect its habitat.

« Existing villages and farmland should be fully integrated and supported with an area enhancement plan
including improvements of infrastructure and facilities beyond what is currently available in village
environs,

Ma Shi Po Village vitalized by the local villagers and concerned group.

Unit 7, 5/F, Bastern Harbour Centre, 28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 3107 Fax:+852 2187 2305



Education tour could be regarded as importance as Nature Park
Herewith we so submit for your consideration.

Designing Hong Kong limited
February 2014

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: #852 3104 3107 Fax:+852 2187 2305
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Dear Sir/ Madam,

Attached pleasc find our comments regarding the captioned.
Yours faithfully,
Ng Hei Man

Assistant Campaign Manager
The Conservancy Association
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z > o The Conservancy Association
o > i - FEARFURY 476 SEERTRET L 18102 E
“‘,‘( @6. Add.: Unit 102, 1/F, Park Building, 476 Castle Peak Road, Kowloon, Hong
Kong
e EEEE Tel: (852)2728 6781  {#3L Fax.: (852) 2728 5538
o
20™ February 2014
Chairman and Members
Town Planning Board

E-mail: tpbpd@pland.gov.hk

Dear Sir/Madam,
Comments on Kwu Tung North, Fanling North.Ma Tso Lung & Hoo Hok Wai Outline Zoning
Plan '0 i /1

“The Conservancy Association (CA) would object to the captioned OZPs (No: S/KTN/I,
S/FLN/1, S/NE-MTL/2). The proposed zonings for North-cast New Temritories New
Development Area (NENT NDA) still fail to consider ecological and agricultural concerns in
full ‘

Kwu Thng North OZP (S/K & Ma Tso Lung & Hoo Hok Wai OZP (S/NE-MTL/A2
See Figure 1 for the Planning Area) .

1. Proposed Long Valley Nature Park (LVNP)

CA would highlight again that while we support the option of land resumption to conserve
wetland and agricultural land, the importance to maintain habitat diversity and agricultural
practice should be-stated clearly in the planning intention of LVNP. .

2. Proposed AGR (1) at the north of the proposed LVNE (Planmng Area 18)
CA still regards that the proposed AGR (1) is not adequate in securing existing agricultural land
and fish ponds, as well as providing a proper buffer to proposed LVNP in the south.

From records of CA and Hong Kong Bird Watching Society (HKBWS), the subject area had
spotied over 140 bird species. Its ecological linkage with the proposed LVNP, Ho Sheung Heung
Egretry and Deep Bay wetland ecosystem had been well established, and thus forms an integral
part of the Inner Deep Bay and Shenzhen River Catchment Area Important Bird Area (JBA)



-designated by BirdLife International. According to the minute of Advisory Council on the
Environment (ACE) dated 9" September 2013, members also recommended strongly to CEDD
to “propose zoming the farmland at the north of the proposed LVNP as “CA” instead of
agricultuwral uses MGR) as recommended in the RODP for KTN NDA and the FIN NDA™, as it
would pmvzde better - protect of the ecologwally important habitat/birds flight path in the area™.
These all prove that the ecological mporbance of agricultural land at the north of the preposed
LVNP is highly recognized and definitely deserves a more proper protection through rezoning.

It is not convinced that the proposed AGR (1) would imply more stringent planning control to
reflect the importance of this area. Details of Column 1 and Column 2 are indeed no significant
differences between AGR (I) and the previous AGR (see Figure 2). In particular, once small
house is still kept in Column 2, it will continue to create false hope to indigenous villagers on
development potential in this area. Worse still, such loss of ecological linkage would cause
LVNP to be isolated agricultural Iand and all efforts in conservation would be in vain.

CA recommended that this gite should be protected by conservation zonings but not AGR {1). To

maintain agricultural activities and ecologjcal value, including the subject site in LVNP is the
most preferable aption.

3. Proposed OU (Business and Technology Park) in southwest LY (Planning Area 33 and
34) , '. :

LV is a place to promote eco-tourism with focus on conserving existing ecological and
agricultural environment and therefore we do not agree with the suggestion of landmark and
botel to be put in such proximity to future LVNP. During the public engagement of NENT NDA,
CA has already expressed great reservation of these suggestions due to its large scale, potential
hydrological dlsmptxon on Sheung Yue River and adjacent agricultural land, and mcompatible
landscape. CA remains great opposition of the propased zoning in Planning Area 33 and 34 as
_ the proposed zoning would end up in introducing mass tourism followed by high road and
pedestrian traffic.

For Planning Area 33, despite introduction of stepped building height concept towards Sheing
Yue River, the resultant landscape is that eastern part of this site, which is closer to the ‘proposed
LVNP, would still have a higher building height with SSmPD and is totally not compatible to
LVNP, not to say glare impact during nighttime. We are also doubtful of the 30m buffer at the
eastern side of the site (see Figure 3) formed by a 18m-wide 'Non-building Area (NBA) and
OU(A) right next to the subject site (Section 11.8¢c of KTN OZP), since Road P2, one of the
primary road arteries in KTN, has indeed been aligned within this OU(A). Such green buffer
may be possible to screen out disturbance of the OU (Business and Technology Park) but not the



Road P2.

CA insists that the scenic, natural v nsclfhas alrcady served as a true landmark of KTN so that

'pmjcularthe eastern side of Planning Area 33, should be gmﬂy_@uced,_ similar to the _a_(jl’é.cgm

vi ¢ development.

4. Northwestern part of KTN NDA (Planning Area 1 and Road R1)

For Ma Tso Lung Stream, its lower section is recorded as “moderate to high” in ecological value
according Lok Ma Chau (LMC) Loop EIA report as it potentially provides habitat for the TUCN
“Critically Endangcred” Three-banded Box Terrapin Cuora trifasicata’ and “Endangered”
freshwater crab Somanniathelphusa zanklon”.

CA supports to zone the riparian zone on the western side of the stream in GB, but for the
eastern side, it is still encroached by the Road Rl linking to Lok Ma Chau Eastern Connection
Road (LMC ECR) and G/IC, keeping a2 minimum width of 15m only accordmg to NENT NDA
EIA report (see figure 4). Despité the viaduct option. for part of Road'R1, the EIA report admits
that “engineering constraints would require the height -of the viaduct to be less than 2m above
ground for the section within 30m of the stream” and “would be impossible for vegetation to
grow for much of the width of the viaduct” (Section 13.1.4.5). The EIA report guarantees that
“the viaduct section will be of sufficient width for a faunal underpass to be formed alongside the
stream” (Section 13.8.2.2 — Measures to avoid disturbance and hydrological impacts on Ma Tso
Lung Stream, tributaries and riparian corridor habitats), but whether such environment under
viaduct would favour vegetatlon cover i the riparian zone and then be utilized by fauna is still
questionable due to height constraint for vegetation growth.

We su to zone the entire stream iparian zone as ¢ ion zonings such as *“CA”
and GB, and relocate various land uses in ad_)acent such as brownf eld (not abandoned farmland
or rural settlement) in the KTN NDA.

In the discussion of ACE meeting dated 9% September 2013, one of the recommendations
pursued by members is that “CEDD should consider adjusting the design and alignment of Road
RI linking up to the proposed stadium to avoid diverting Ma Fo Lung Stream”. We are
disappointed that the recommendation seems not to be taken into serious consideration if

! 'MC Loop EIA Report Section 12.4.4.3
2 LMC Loop EIA Report Section 12.4.4.6



referring to the existing alignment of Road R1 in KTN OZP. Since the proposal of Road R1 is
mostly originated from the construction of LMC ECR, TPB members should bear in mind that
EIA Subcommittee (EIASC) in 19 August 2013 had expressed grave concemn on thé
justification of constructing LMC ERC due to ecological impact and exact traffic need. Having
regard to the uncertaintics, CEDD has carved out LMC ECR from LMC EIA report in 13®
Septemnber 2013. To ensure no more false hope should Be'p Projected by building a shortcut in

WofMaﬁongSmemmeL&Lhnkmg_LLLsm_b_

One may argue that Road R1 would improve the accessibility of the existing Ma Tso Lung
village areas. We would suggest that it could be achieved by slightly improving the existing road
network (Le. Ma Tso' Lung Road) in the area. It can strike a balance between engineeriﬁg
consideration and ecological prbtecﬁon, as compared with the proposal of LMC ERC linked
with Road R1. As for alternative linkage from LMC Loop to KTN.NDA, we would reiterate that
Western Connection Road and LMC MTR station can serve the purpose of pedestrian, vehicular
and emergency access.

Fapling North O7P (S/FLN/1) (See Figure S for ﬂ;'. ¢ Planning Area)

CA is in great disappointment that mo further initiatives have been taken in conserving
agricultura] land in Fapling North NDA. In general, agricultural land with good quality and high
potential for rehabilitation should be resumed by the Government and then leased to tenants
through new planning and management scheme, similar to the arrangement of LVNP.
Particularly the areas below should require attention from TPB (see Figure 6).

1. Agricultural land in Ma Shi Po (Figure 7 and 8)

Regarding farming activities in Fanling North, while Development Bureau argued that “some of
those qgffected have moved to these areas only in recent years™, it simply neglected that
agricultural area, especially in Ma Shi Po, has been established in the study area for at leaist 100
years, and once formed close linkage with adjacent Lung Yeuk Tau and Luen Wo Market®. From
the aspects of agricultural and cultural importance, not to say the comprehensive social value in
agriculture, agricultural land in the study area is worthwhile for conservation.

Conserving agriculture in the subject area does not imply retaining agricultural land in status

? Please refer to the article “Building our future through pragmatic discussion” in “My Blng” in Development
Burean website (hitp:/fwvinv.devb.gov.hk/en/home/my_blog/index_id 26html)

¢ BAEMH(2012), RETRELER, £ B EE AR E R AE A
hitp:/ferww.cahk org hk/heritagefeoiservation_notef201209V02a_updated.pdf




quo. Learning from the experience of Farm Rehabilitation Program which tenants cannot secure
long-term lease for agricultural purpose from private owners and developers, we suggest that all
agticultural land in Ma Shi Po should be resumed, co-orientated and managed by the
Government. The rationale behind land resnmption would be the fact that, as mentioned above,
agriculture itself can serve multi-social functions within FLN NDA, such as communﬁy-based
agriculture, low carbon community, open space, and sp on, and agricultural Jand in Ma- Shi Po is
either in good quahty or great poteptial for rehabilitation.

Strictly speakihg the concept of land resumption to preservc agricultural land is not pew with °
reference to KTN NDA through rezoning 37 ha of agricultural land in LVNP. Thus, we insist
that the suggestion of protecting agriculture in FLN is not a hurdle to interrupt NDA project, but
to attain more planning gain in FLN in fiture.

2. Retained meanders and their adjacent land along Ng Tung River

Mitigation meanders along Ng Tung River were regarded as “environmentally friendly .

measures” under Ng Tung River channelization work (Main Drainage Channels for Fanling,

Sheung Shui & Hmterland) According to the latest plan of NENT NDA, they would be mostly

encroached by various land uses. We believe that FLN NDA can be an opportunity to

revitalize/restote the channelized Ng Tung River by proper planning the mitigation meanders’
together with their adjacent land along Ng Tung River. In this way, we support the “CA” zones

in both Fu Tei Au and near Wa Shan to reflect the ecological importance of these meanders.

We note that an “O” zone is proposed in Planning Area 12 to serve as a major recreational area
in FLN (see Figure 9). We do believe that the site, with better planning, can secure land for both
open space and sustainable agriculture instead of designing urban park same as other new towns
and urban areas. The subject site: was once abandoned agricuitural land (see Figure 10) and its
existing ecological value was limited despite retaining existing broadleaved trees and planting
bamboo®, according to the EIA report of Main Drainage Channels for Fanling, Sheung Shui &
Hiriterland, We opine that the management strategy can shift from purely ecological to restoring

5 Please nofe Section 3.5.4.2 of the ElAreport of Main Drainage Channels for Fanling, Sheung Shui & Hinterland



its function to agricultural pirpose through, same as LVNP, resuming land adjacent to the

mmdwmwm_tmmw '

Agricultural land adjacent to the mitigation meander lying between Planning Area 13 and 15
(see Figure 11 and 12) can apply the same concept by rezoning the proposed “R(B)”, “R(A)4™
and “O” zone into OU (Agriculture Priority Area). Development can be transferred elsewhere
either within or outside the study area.

For the Planning Area 7, we are concerned if the proposed rod alignment, OU(A) and
OU(Sewage Pumping Station) would encroach the existing agricultural land (see Figure 13 and
14). Since Planning Area 7 is at the periphery rather than town cenire of FLN NDA, its detailed
des:gn, comparat:wely, should have lugher ﬂex.lblltty to be adjusted ]‘Q pro: g;;g ing

Yours faithfully,

=T

Ng Hei Man
Assistant Campaign Manager
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Figure 3 The interprefation of the “30m green buffer” according fo Section 12.8.12 of
the Explanatory Statement is 18m NBA and the adjacent amenity strip zoned OU(A) (red
arrow). As Road P2 is right next fo-the green buffer and LVNP, it is questionable how the
buffer can perform its function to secnre the fatare LVNP.
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Figure 4 " After stream diversion, the western riparian zone of Ma Tso Lung Stream.
‘would still be too narrow. with only 15m (A_L to A”). Road Ri (red colour) is located right
next to the stream (blue colour), thus encroaching part of iis x_'iparian zone®,

&

® NENT NDA EIA Repart Figure 13.16b (indicative Plan of Riparian Corridor at Ma Tso Lung Stream Following
Diversion and Restoration) -



- O

Y)ION Surue,y ur ey In :. it |
.m ® _ m
m. ¢ sy



Figure 6 With better planning, these area (marked in purple) can be either restored
or enhanced into sites of agricultural importance




Agricultural land in Ma ShiPo

Figure 7and 8




Figure 9 The proposed “0” zone (marked in red) now contains both plantation and
small patches of agricultural Jand.
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Figure 10 Major habitats before channelization of Ng Tung River. Land adjacent
to Meander 8 (now zoned as “O”) was once marked as “abandoned cultivation”




‘Figure 11 and 12

Thé meander and its adjacent agricultural Jand between Planning

Area 13 and 15. Note that some of the agricultural lands are still active in 2012.
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Figure 13 and 14 The proposed road, amenity area and sewage pumpmg station
would encroach active farmland (circled in red) in Wa Shan.
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Annex I1-1
of TPB Paper No. 9746

Summary of Representations in Group 2 and PlanD’s Responses

The representations (R16, R17, R93 and R94 of KTN OZP and R16, R17, R541 and R542 of
FLN OZP) in Group 2 are submitted by WWF-Hong Kong, Hong Kong Bird Watching Society,
Designing Hong Kong and Conservancy Association. Their major grounds of representations

and proposals as well as PlanD’s responses are summarized below:

Representation Points

PlanD’s Responses

Major Grounds of Representations

Representations relating to both the KTN OZP and FLN OZP

Gl

Importance of agriculture in Hong Kong

According to the Policy Address 2014,
government  promises to  provide
‘devising policy and measures to sustain
and upgrade the development of local
agricultural and fisheries sectors’. In the
absence of a solid agricultural policy, it
objects to the loss of quality farmland in
Kwu Tung North and Fanling North for
urban development.

Agriculture offers an opportunity for
diversification of culture and lifestyles,

In planning the NDAs, ‘Green New Town’
concept has been adopted with a view to
integrating the existing natural resources
such as Long Valley, Sheung Yue River,
fung shui woodland to the west of Ho
Sheung Heung, natural ridgelines to the west
and north, etc.

With a view to promoting urban-rural
integration while recognizing the importance
of agriculture to Hong Kong, agricultural
land has been retained within the two NDAs

and enhance Hong Kong to allow farmers to continue their farming
competitiveness.  Although limited, the | Practices. In the KTN and FLN OZPs, a
resurging interest in agricu'ture will total of 95 ha of land |nC|Ud|ng about 58 ha

contribute to food safety and security.

Active farmland should be highly valued
and preserved. A strict and positive
policy should be sought to preserve
agricultural land through protective
zoning. The existing condition in the
proposed NENT NDAs could be
enhanced and upgraded for sustainable
farming and fisheries uses.

of land zoned as “AGR” (including
“AGR(1)” zone) and 37 ha of land reserved
for Long Valley Nature Park (LVNP) will
allow continuation of current farming
activities.

To take forward the NDAs development to
meet Hong Kong’s housing, economic and
environmental needs, it is unavoidable that
some existing farmers would be affected by
the proposed NDAs development, it is
estimated that about 4 ha of active
agricultural land in Fung Kong and Tung
Fong in the KTN NDA and about 24 ha in
Ma Shi Po and Tin Ping Shan in the FLN
NDA will be affected (about 28 ha in total,
which accounts less than 4% of total active
agricultural land in Hong Kong).

The farmers affected by the proposed NDAs
development could purchase or rent




Representation Points

PlanD’s Responses

farmland at suitable locations to continue
farming. To facilitate agricultural resite /
rehabilitation for affected farmers, the
agricultural land in Kwu Tung South (about
103 ha) has been surveyed, of which about
34 ha (including about 5 ha of Government
land) are fallow agricultural land that have
potentials for agricultural resite/
rehabilitation. ~ The Government would
endeavour to assist the affected farmers to
rehabilitate farming and to offer them with
reasonable arrangements and compensation
under the prevailing policy.

To further assist and facilitate relocation of
affected farmers, a special agricultural land
rehabilitation scheme will be introduced.
Priority assistance will be offered by the
Government to match with those landowners
who are willing to lease out/sell out their
land to the farmers affected by the NDAs
development.  Suitable government land
falling within these areas can also be offered
to the affected farmers on short-term
tenancy basis as part and parcel of this
special scheme.

G2

Lack of impact assessments

There is concern that the existing
destructive land uses, including open
storage, will be pushed to other areas of
the New Territories. There appears to
be no preventive measures nor policy
other than compensation for loss of
property or business for rehabilitation and
relocation of the existing industries.
Besides, land resumption will break
down the existing economic and social
networks and impact on the existing life
styles. Also, there is no analysis and
information on the number of residents,
business operators, and employees for the
areas being affected by the NDA. There
also appears to be no policy on how jobs
for existing talent and skills will be
accommodated.

According to the survey conducted in 2011
under the NENT NDA Study, there are about
51 ha of port back-up and open storage sites
in the KTN and FLN NDAs. Most of them
are concentrated in the central part of the
KTN NDA and along Man Kam To Road in
the FLN NDA. There are also some
rural industries in Shek Tsai Leng and some
scattered in Fung Kong in KTN NDA.
These rural industrial uses will not be
compatible with the future NDASs
development.

However, it is recognised that the rural
industrial uses and open storage/port
back-up activities have an important role in
the economic development of Hong Kong.
Sufficient land at appropriate locations such
as those in proximity to the cross boundary
points and strategic road links have been
designated as “Industrial (Group D)”, “Open
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Storage” (“OS”) and “OU” annotated “Port
Back-up Uses” zoneS on respective statutory
town plans to meet the demand for such
uses.

Under the NENT NDAs Study, demographic
characteristics, characteristics of local
economic activities, potential impacts to
them as well as proposed mitigation
measures have been examined in order to
confirm the feasibility of the NDAs
development. Although some existing
industries / businesses in the area will be
affected by the proposed NDASs
development, the NENT NDAs Study
estimated that the KTN and FLN NDAs will
provide 37,700 jobs.

In particular, to take advantage of its
strategic location near the Lo Wu and Lok
Ma Chau Boundary Control Points, Lok Ma
Chau Loop, Fanling Highway and the
proposed railway station, about 17.5ha of
land is zoned as “OU” annotated “Business
and Technology Park” and ‘“Research and
Development” in the KTN NDA will
provide land for commercial, offices and
R&D uses. They will provide development
spaces for the industries where Hong Kong
enjoys clear advantages, such as innovative
and  high-technology industries and
cultural/creative industries for the residents
of the NDAs and the surrounding. The
Business and Technology Park at the
south-eastern part of the KTN NDA,
particular the KTN Planning Area 33
provides an opportunity for creating a
gateway to the area, while the research and
development uses at the north-western part
of the KTN NDA could create synergy with
the development of Lok Ma Chau Loop in
close proximity to the site.

The economic and social facilities such as
retail, service industry and community
facilities, which  support  residential
development, will be available to provide
different types of job and a large amount of
employment opportunities, including some
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with lower skill level requirements. It is
believed that these economic activities will
help promote the local economy and provide
a certain amount of job opportunities for the
existing and new population in the area.

For the existing rural industries, businesses
and workshops to be affected by the NDAs
development, the Government will continue
to communicate with the stakeholders to
further explore feasible solutions to cater for
their needs in a fair and reasonable manner,
balancing the public interest and proper use
of public resources. Notwithstanding this,
compensation and reprovision of affected
business are matters outside the scope of the
subject OZPs.

G3

Segregation of development areas by roads

The living areas are segregated by roads
resulting in sterile areas and thus
adversely  affecting vibrancy and
connectivity. There is also a lack of
comprehensive cycling and pedestrian
plan consisting tracks, shared road
spaces, shared promenades and parking
at housing, retail and transport nodes.

The design of the road networks is to ensure
the KTN and FLN NDAs will be served by a
comprehensive road network to connect
them with the surrounding areas and also to
connect the various areas within the NDAs.
However, while maintaining connectivity for
the NDAs, we are also mindful for a green
living environment. Therefore,
environmental/ pedestrian friendly design is
adopted for both the KTN and FLN NDA:s,
which will create a compact city form with a
majority of the new population concentrated
near the railway station or public transport
interchange (PTI). Under the KTN and
FLN OZPs, high-density residential and
commercial developments are clustering
within 500m catchment of the proposed
railway station at KTN or in close proximity
to the PTIs. Comprehensive open space,
pedestrian walkway and cycle track systems
are provided to link up the residential areas
with the proposed railway station or PT1 and
major activity nodes within the NDAs as
well as the Fanling/Sheung Shui New Town
and the nearby villages. In addition, a
more pedestrian-friendly town centre is
promoted by providing periphery roads
outside the town centre, continuous open
space connecting the activity nodes and
more  pedestrianised areas. Riverside
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promenades are also provided along Sheung
Yue River, Shek Sheung River and Ng Tung
River to serve the existing and new
communities.  The proposed pedestrian
connections, cycle track network and
transport network of the KTN and FLN
NDAs are indicated in Plans KTN-5 to
KTN-7 and FLN-5 to FLN-7.

The areas designed for ‘Road’ use has only
taken up about 10% and 17% of the total
land area of the KTN and FLN NDAs
respectively, which are similar to other new
towns such as Yuen Long (15%), Tin Shui
Wai (24%), Tseun Wan (11%), etc.

Representations relating to the KTN OZP

Representations relating to the Zonings around Ma Tso Lung (MTL) Stream

G-K1

Zoning of MTL Stream and its Marsh

According to the EIA Report,
Three-banded  Box  Terrapin, a
globally-threatened species, has been
found in MTL Stream. Given its
moderate to high ecological value, the
proposed zoning “GB” of Ma Tso Lung
Stream and its marsh, i.e. KTN
Planning Areas 2 and 8 with Rural
Road R1 encroaching into the riparian
zone, are considered not sufficient to
protect Three-banded Box Terrapin, a
globally-threatened species, and other
associated wildlife to these habitats.

While R16 of KTN OZP supports the
“GB” zoning for the riparian zone on
the western side of MTL stream, the
eastern side of the stream would be
adversely affect by Rural Road R1.

According to the Ecological Impact
Assessment of the EIA Report, upper and
midstream section of MTL Stream is of high
ecological value because of the presence of
Three-banded Box Terrapin, whereas the
lower section of the stream is of moderate to
high ecological value because of presence of
several species of conservation significance
and importance of riparian corridor. In
view of the above, the land area along MTL
Stream in KTN Planning Areas 2 and 8 are
designated as “GB” to protect the habitats
for wildlife associated with the MTL
Stream.

The proposed “GB” zone should have
adequate planning protection as there is a
general presumption against development
within the “GB” zone. It is the statutory
requirement under the Notes of the OZP that
any diversion of stream, filling of land/pond
or excavation of land shall not be
undertaken without the permission from the
Board. The Director of Agriculture,
Fisheries and Conversation also considers
that the proposed “GB” zoning should have
provided the necessary planning protection.

It should also be noted that in order to
minimize the impact on the lower section of
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the MTL Stream, the Rural Road R1 will
cross the stream on viaduct. A buffer zone
of 15-30m as appropriate on both sides (not
less than 45m total width) of MTL Stream
north of the point where it is crossed by the
Road R1. In addition, a 1.2 high
permanent solid faunal barrier will be built
along the at-grade portion of Rural Road R1
to minimize mortality impacts of terrestrial
meso-fauna. The above measures are
considered sufficient to protect the MTL
Stream from Rural Road R1. The EIA
Report has also concluded that the proposed
“GB” zoning with implementation of
proposed mitigation measures would be
environmentally acceptable.

Represe
(LVNP)

ntations relating to the Zonings and Controls around Long Valley Nature Park

G-K2

Zoning of LVNP and its Surrounding
Areas

The zoning to the north (zoned
“AGR(1)”) and south (zoned “AGR”)
of LVNP are incompatible with the land
use at LVNP. Besides, small house
development may be permitted on
application to the Board, which may
cause significant adverse impacts to the
farmland and its ecological habitats in
LVNP that require adequate sunshine
and quality water. The area to the
north  of LV is of significant
ecologically importance. This area,
which is included in the boundary of

LV and Ho Sheung Heung Priority Site
for Enhanced Conversation under the
2004 New Nature Conservation Policy,
also serves as an ecological corridor
connecting the habitats of Long Valley
and Frontier Closed Areas. The
proposed “AGR(1)” zone does not
reflect the importance of this area.
While R16 of KTN OZP supports the
option of land resumption to conserve
wetland and agricultural land, the
planning intention of the “OU”
annotated “Nature Park” zone should

be revised to acknowledge the

The Long Valley is currently zoned
“OU(Nature Park)”, which is intended
primarily for the development of a nature
park to protect and enhance existing wetland
habitats. The “OU” zoning has recognized
the high ecological value of the area. As
the ecological value of the area is closely
related to the existing farming practice, the
Nature Park may allow such practice based
on guidelines and requirements to be
prescribed by the Government.

According to EIA, the areas to the north and
south of the LVNP are not of the same
ecological value. The area to the north of
Development, including the construction of
New Territories Exempted Houses, in the
area would be subject to planning approval
of the Board and the ecological factor
should be given due consideration. The
impact of any new development would be
duly considered through the planning
process. Agriculture, Fisheries and
Conservation Department (AFCD) considers
that the “AGR” and “AGR(1)” zones are
sufficient to protect the different ecological
values of the concerned area.

The area to the south of L\VVNP is zoned as
“AGR”. The planning intention of the
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importance of maintaining habitat
diversity and agricultural practice.

“AGR” zone is to retain and safeguard good
quality agricultural land/farm/fish ponds for
agricultural purposes, and to retain fallow
arable land with good potential for
rehabilitation for cultivation and other
agricultural  purposes. The proposed
“AGR” zone would allow the continuation
of the existing farming practices and serve
as a buffer for the LVNP at its north. There
are also existing building structures in the
area and hence it has a lower ecological
value according to the EIA Report. The
proposed zoning would allow the
continuation of the existing farming
practices and serve as a buffer for the LVNP
at its north.

The area to the north of LVNP is zoned as
“AGR(1)”. The planning intention of the
“AGR(1)” zone is primarily to retain and
safeguard  the  existing  agricultural
land/farm/fish  ponds for agricultural
purposes, which are at  present
predominately under active agricultural use,
and to serve as a buffer to give added
protection to the proposed LVNP (Annex
V). It is also intended to protect the area
under the flight path of birds between HSH
egretry and LV. The ecological concerns of
the farmland in the area have been explicitly
spelt out in the Notes and ES of the KTN
OZP. Development such as small house
development, public utility installation, and
religious  institution  (not  elsewhere
specified) would not be permitted within this
zone unless approval from Board has been
granted.  Moreover, to ensure that the
ecological importance of the area to the
north of LVNP will be maintained by
existing  agricultural  activities, more
stringent planning control has been imposed.
Only uses related to agricultural uses and
rural facilities serving the local community
are permitted as of right. Selective uses
serving the need of the area may be
permitted on application to the Board. As
filling of pond/land would have adverse
environmental impacts on the area, planning
permission from the Board is required for
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such activities including the filing of land up
to 1.2m which is normally permitted in
“AGR” zone. The proposed “AGR(1)”
zone would provide sufficient planning
control over the area.

The proposed “AGR” and “AGR(1)” zones
respect the existing development right of the
private land owners, so that they may
continue the current farming activities
without ruin the ecological value of the area.
AFCD also considers that the “AGR” and
“AGR(1)” zones are sufficient to protect the
different ecological values of the concerned
area.

G-K3

Residential Development and Business
and Technology Park

Development layout and land use of the
Business and Technology Park area and
residential  development are not
appropriate and should be reconsidered
given their proximity to LVNP and their
current conditions being dominated by
natural habitats. No commercial
elements for tourism, in particular hotel
should be proposed in KTN Planning
Areas 33 and 34. Moreover, any
artificial and concrete landmark being
proposed in KTN Planning Area 33 or
the areas around is not necessary as LV
itself has served as a real landmark of
the KTN OZP.

“OU” annotated “Business and Technology
Park” together with the “Research and
Development” zones in the KTN NDA will
provide land for commercial, offices and
R&D uses. They will provide development
spaces for the industries where Hong Kong
enjoys clear advantages, such as innovative
and  high-technology industries and
cultural/creative industries, with a view to
providing variety of jobs related for the
residents of the NDAs and the surrounding.

A sustainable and balanced community
would require provision of housings, jobs,
education, recreation, social and community
services. A cluster of “OU” annotated
“Business and Technology Park” is proposed
at the south-eastern entrance of the KTN
NDA from Fanling Highway with a view to
providing job opportunities and with the
planning intention of medium density
development to provide land to meet various
strategic land use requirements. Its
location presents an opportunity for creating
a gateway to the NDA with the inclusion of
a landmark building at the entrance which
helps to highlight the theme of the NDA as a
‘Mixed Development Node’ of residential,
commercial, R&D, agriculture as well as
natural and ecological conservation area.

According to the ES, development on
individual site with the Business and
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Technology Park should submit a master
layout plan, following the urban design and
landscape framework by the project
proponent to the satisfaction the Director of
Lands to ensure an integrated an compatible
layout before development proceeds.
Furthermore, an urban design plan shall be
submitted by the project proponent to the
satisfaction of Director of Planning to ensure
the adoption of innovative building design
and special landscape treatment in KTN
Planning Area 33. Given its proximity to
LVNP, developments within this zone in
KTN Planning Areas 33 and 34 are
restricted to maximum plot ratio of 3 and
building height of 40-55mPD.

Except for the site at KTN Planning Area
34, hotel development is only permitted with
the approval from the Board within the
Business and Technology Park sites.  Given
the location of the site at KTN Planning
Area 34 being near LVNP and other
business parks, it is intended to offer
accommodation/hospitality within this site
for business visitors and tourists of the
Business and Technology Park and the
nearby LVNP.

The areas zoned for the “OU” annotated
“Business and Technology Park” are
currently urbanized area occupied by open
storages, workshops and squatters. An EIA
including ecological impact assessment had
been conducted under the NENT NDA
Study to assess the potential ecological and
environmental  impacts  arising  from
development of the proposed Business and
Technology Park.  According the EIA
Report, the proposed development in the
proposed Business and Technology Park is
considered environmentally acceptable and
with all the proposed measures in place, no
significant adverse impacts on LVNP and
fauna are predicted. Mitigation measures
including building design guidelines as well
as erection of noise/visual barrier during
construction stage to minimize mortality and
light and glare impacts and wetland
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compensation in LVNP, have been proposed
and specified in the Environmental
Monitoring and Audit Manual that the
project proponents have to follow. As agreed
by AFCD, the proposed administrative
measures are considered adequate for
protecting the LVNP for any future
development in the Business and
Technology Park.For the “V(1)” zone in
KTN Planning Area 36, the site is in close
proximity to the Ho Sheung Heung and is
partly formed. The site would provide land
for reprovisioning the affected village
houses under the Village Removal Terms
due to the NDAs development.  The
proposed low-rise and low-density village
type development (subject to a maximum
building height of 3 storeys) and is separated
from the western side of Long Valley by the
Sheung Yue River (about 60m width) would
have no significant adverse ecological
impacts on the LVNP.

G-K4

Building Height of Business and
Technology Park ( KTN Planning
Areas 31 to 34)

The building height restrictions of
40mPD in Area 34 to 55mPD in Area
33 respectively would result in light
disturbance impacts to birds in LVNP
and discourages birds from landing in
LVNP. The effectiveness of a 30m
buffer at the eastern side of KTN
Planning Area 33 formed by a 18m
wide Non-building Area and “OU”
annotated “Amenity Area” is doubtful
since Road P2, one of the primary road
arteries in KTN, has been align within
this “OU” annotated “Amenity Area”
zone.

An ecological impact assessment under the
EIA had been conducted to address the
potential ecological impacts arising from the
development of the NDAs. In order to
address the concern on the flight path of the
birds, stringent planning control will be
exercised over the “AGR” and “AGR(1)”
zonings of the area north and south of the
LVNP with such intention being stated in the
ES of the OZP. According to the EIA
Report and with the recommended
mitigation measures in place, the proposed
building heights of the “OU” annotated
“Business and Technology Park” sites would
have no significant adverse ecological
impact.

In formulating the building height
restrictions for the KTN and FLN NDAs,
due considerations have been given to AVA
of NENT NDAs study, HKPSG,
development intensity permissible under the
OZPs. The overall building height profile
of the KTN OZP is planned to step down
towards the periphery and riverside to
enhance a variation in building height and
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massing of new developments and to ensure
a better integration with the adjacent rural
settings. For KTN Planning Areas 31 to
34, different height restrictions are imposed
to establish a stepped building height profile
from 40mPD to 60mPD decreasing towards
Sheung Yue River and LVNP. It also allows
visual relief between the area and the
existing low-rise developments in the Kwu
Tung South area. A lower building height
restriction of 40mPD is specifically imposed
on the Business and Technology Park site at
KTN Planning Area 34. Given that LVNP
covers an area of about 37ha and is about
70m away, such building height is
considered appropriate for better integration
with the ecologically/visually important
areas such as LVNP. According to the EIA
Report, with the recommended mitigation
measures in place, the proposed building
heights of the sites zoned “OU” annotated
“Business and Technology Park” would
have no significant impact on the flight path
of the birds.

KTN Planning Area 34 is close to LVNP.
There is an opportunity to provide hotel
development for business visitors and
tourists. The proposed development at the
Business and Technology Park would be
guided by an urban design plan to ensure the
adoption of innovative building design and
special  landscape treatment. Due
consideration would be given to minimize
any adverse impacts on LVNP.

A 30m green buffer (i.e. NBA in the “OU”
site and the “OU” annotated “Amenity
Area” strip) as mitigation measure is to be
provided along the eastern side of KTN
Planning Area 33 in order to further set back
the building from the nature park. In
addition to the proposed Road P2 and
“Amenity” strips on its two sides, there is
70m distance in total between the nature
park and the building block in the concerned
site. Similarly, a 15m setback with
planting of trees and mounding along
northern and north-eastern boundaries of the
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District Open Space in Area 37 shall be
provided. Given the above, the building
height of 55mPD in KTN Planning Area 33
should not have adverse impact to the
LVNP.

G-K5

Administrative measure on the
Business and Technology Park

Given their close proximity to LVNP,
the development controls on the
Business and Technology Park should
be strengthened. An administrative
measure that urban design plan to be
submitted by the project proponent
should be adopted for KTN Planning
Area 32, 33, 34 and 36. Moreover, the
urban design plan together with the
development layout should require the
approval from the Director of Planning
as well as the Director of
Environmental Protection and Director
of  Agriculture, Fisheries  and
Conservation. The need for
Ecological Impact Assessments should
also be considered to identify any
potential impacts to birds of LVNP.

According the EIA Report, the proposed
development in the Business and
Technology Park IS considered
environmentally acceptable and with all the
proposed measures in place no significant
adverse impacts on LVNP and fauna are
predicted. Plantation, mitigation plantation,
grassland and two pieces of mitigation
wetland are found along Sheung Yue River.
Mitigation measures including building
design guidelines as well as erection of
noise/visual barrier during construction
stage to minimize mortality and light and
glare impacts and wetland compensation in
LVNP, have been proposed and specified in
the Environmental Monitoring and Audit
Manual that the project proponents have to
follow.

In order to create a pleasant park-like
environment  for this business and
technology cluster, an urban design and
landscape framework will be formulated to
guide the future development for all the
Business and Technology Park sites in KTN
Planning Areas 31, 32, 33 and 34
(Planning Area 36 comprises “O” and
“V(1)” zones only). In addition,
development on individual site within the
Business and Technology Park should be
guided by a master layout plan to ensure an
integrated and  compatible layout.
However, given its proximity to LVNP,
proponent for the site at KTN Planning Area
33 will also need to submit an urban design
plan to ensure the building disposition and
facade treatment of the development would
not have adverse impacts to the nearby
Nature Park.  Adoption of innovative
building design and special landscape
treatment will help define the KTN Planning
Area 33 as gateway of the NDA. Hence,
relevant departments including DEP and
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DAFC will be consulted in formulating the
urban design plan for KTN Planning Area
33. Relevant departments including
DEP and DAFC will be consulted before
approval of the said urban design plan.

Represe

ntations relating to the Fung Shui woodlands

G-K6

Zoning of the Fung Shui woodlands

Given the ecological value of the Fung
Shui woodland, its zoning should be
reconsidered. The Government has
recently proposed to rezone some “GB”
sites for residential developments in
2013 and 2014 Policy Addresses to
address the housing demand. The
proposed “GB” zone for the Fung Shui
woodlands may not be able to
safeguard the existing ecological value.

The Fung Shui woodland is zoned “GB” on
the OZP. According to the Notes of the
OZP, there is a presumption against
development within “GB” zone. Any
diversion of stream, filing of land/pond or
excavation of land shall not be undertaken
without the permission from the Board
(Annex V)). The ES of the KTN OZP has
also indicated that Fung Shui woodlands at
KTN Planning Area 16 is zoned as “GB” in
order to protect its landscape and ecological
value. Moreover, according to the EIA
Report, the Fung Shui woodlands being
protected by ‘GB’ zone, has no significant
ecological value. In view of the above, the
proposed “GB” should have provided the
necessary planning protection.

Represe

ntations relating to the Contaminated Soi

| Identified

G-K7

Contaminated Soil Identified

According to the EIA Report,
contaminated soil has been identified in
the NDA areas, which should be
resolved before finalizing the KTN
OZP. However, investigation has not
been finished due to land ownership
issues.

The EIA Report concluded that the high
level of Arsenic (i.e. ranged from 24 mg/kg
to 430 mg/kg) were identified at 3
government sites in KTN and is naturally
occurring. A detailed Health Risk
Assessment (HRA) on Arsenic has been
conducted in the EIA Report to determine
the acceptable level of Arsenic and devise
appropriate and feasible treatment methods
for soil with higher Arsenic level. Based
on the ground investigations conducted
during the EIA study, the extent of potential
contamination are relatively localised, likely
contaminants area generic and easily
remediated, remediation methods available
in the market are well established and nature
of the possible contaminants can be dealt
with by sufficient local remediation
experience. The exact amount of soil that
requires treatment would be ascertained
when the respective sites are resumed and
handed over to the project proponent prior to
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the construction phase. The requirements
for conducting the detailed survey and
submission of detailed Arsenic management
plan have been included as one of the
approval conditions of the EIA Report. As
such, it is considered that there is no
insurmountable contamination issue within
the KTN NDA.

Representations relating to the FLN OZP

Representations relating to the meanders at Ng Tung River

Supportive Representation

S-F1

The “CA” zones in both Fu Tei Au and
near Wa Shan to reflect the ecological
importance of these meanders are
supported.

The supportive view of R542 of FLN OZP
regarding the “CA” zoning for the areas at
Fu Tei Au and near Wa Shan to reflect the
ecological importance of these meanders is
noted.

Adverse Representations

G-F1

Meanders at Ng Tung River in FLN
Planning Area 6 and their riparian
zones

For the retained meanders zoned “O” in
FLN Planning Area 6, “O” zoning will
introduce human disturbance to the
meanders as the planning intention of
“O” zone is “for the provision of
outdoor open-air public space for active
and/or passive recreational uses serving
the needs of local residents as well as
the general public”.

According to the FLN OZP, there are
two meanders within the “O” zone in
FLN Planning Area 6. However, only
one of these two meanders (earmarked
as ‘retained meander’) is shown on the
ODP. There is grave concern that a
smaller meander in FLN Planning Area
6 has been omitted in the FLN OZP.
Clarification is required (Drawing
FLN-1).

Detailed surveys of all meanders conducted
in 2013 showed the presence of Rose
Bitterling in only four retained meanders of
Ng Tung Rivers (namely one each in FLN
Planning Areas 2, 7, 10 and a ‘double’
meander in FLN Planning Area 6) in the
FLN NDA. According to the EIA Report,
these meanders are of low to moderate
ecological value as they are small areas of
semi-natural habitat which are highly
disturbed by people and are used by small
numbers of fauna of conservation
significance. As required under an approval
condition of the EIA Report, two meanders
at Ng Tung River (i.e. in Fu Tei Au and
Sheung Shui Wa Shan) in FLN Planning
Areas 2 and 7 shall be retained as habitats
for Rose Bitterling. The two meanders are
zoned “CA” with the planning intention 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 from
the adverse effects of development. A
detailed proposal will be submitted on the
relocation plan of the Rose Bitterling and
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subsequent monitoring to demonstrate that
the mitigation measures proposed are
effective prior to commencement of
construction works.

As advised by DEP, the said requirements
have been included in the respective
environmental permits, and it is a statutory
requirement under the EIAO that the permit
holder(s) should have to implement the
mitigation  measures and  monitoring
programme as described in the submitted
plans. Also, as required under an approval
condition of the EIA Report, regular
progress reports have to be submitted to the
EPD regarding the fulfilment of the approval
conditions and requirements of the EM&A
manual.

The ‘double’ meander in FLN Planning Area
6 form part of the riverside promenade and
are located in close proximity to the
residential cluster in the area. It is
appropriate to zone the meanders and the
riverside promenade as “O” zone to provide
a regional open space for the enjoyment of
the residents and the general public. The
meanders thereat would be retained and
integrated into the design of the regional
open space as important landscape features
(Plan FLN-2a and Drawing FLN-1). Such
requirement has been stipulated in the ES of
the FLN OZP.

The remaining meander in FLN Planning
Area 10 is zoned “O”, “Residential (Group
B)” and “Government, Institution or
Community” under the FLN OZP. As this
small meander is of low ecological value,
there is no strong justification to rezone the
concerned areas into “CA” zone.

G-F2

All other affected meanders

Relocation of Rose Bitterling from the
meanders at Ng Tung River to that at
Sheung Yue River is proposed by the
project proponent as a mitigation

Please see the responses of G-F1 above.
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measure. However, detailed proposal
on translocation plan, which is required
under an approval condition of the EIA
Report, is still not available at the
current stage. Information such as
target  number  of  population,
methodologies, habitat suitability of
receiving sites, risk assessment,
management plan and monitoring
programme are available.

The International Union for the
Conservation Nature (IUCN) guidelines
have pointed out that translocation
outside species indigenous range may
bring potentially high risks and can be
evident only long after translocation.
As Rose Bitterling requires muddy bed
habitat and its associated swan mussels
are highly sensitive to environmental
change, there is grave concern that the
meanders at Sheung Yue River may
eventually found not suitable to Rose
Bitterling upon translocation.

G-F3

Measures to prevent disturbance to the
meanders

Given the ecological sensitivity of the
meanders and Rose Bitterling, it is
recommended that all the retained
meanders should be fenced off to
prevent any human disturbance and
access.  Since some of them are
located near open spaces accessible by
the public (e.g. the meanders in FLN
Planning Area 6), erecting of fences
around the meanders is also for safety
consideration. Besides, use of
chemicals for landscape management
should be restricted near the meanders
to prevent any contamination which
will  cause significant ecological
impacts to Rose Bitterling and other
species in the meanders.

The OZP is to show the broad land use
zonings. The exact measures to minimize
human disturbances to the meanders would
be determined at detailed design stage and
may include, for examples, separation by
level changes, planting and fencing.
Notwithstanding that, in FLN OZP, the
meanders in FLN Planning Area 2 and 7 are
zoned “CA” zone under which there is a
general presumption against development.
For the meanders in FLN Planning Area 6,
which are zoned “O”, the proposed
restriction on the use of chemicals for
landscaping purposes could be considered at
the detailed design / management and
maintenance of the proposed open space.
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G-F4

Planning and zoning approach

Rose Bitterling, an ecological valuable
and rarely seen freshwater fish, has
been spotted by a Green Group along
Ng Tung River meander within FLN.
There is a view that a proactive
planning and zoning should be
implemented to protect that habitat.

Please see the responses of G-F1 above.

Represe

ntations relating to the Man Kam To Road Egretry

G-F5

Proposed relocation of the Man Kam
To Road egretry

Man Kam To Road egretry should be
preserved. According to an approval
condition of the EIA Report, the
proposed relocation of the Man Kam To
Road egretry to Fu Tei Au due to the
construction of new road junction has
to be proven success prior to the
commencement of works. However,
there is no any scientific evidence to
prove that the proposed relocation
would be successful. Given that the
choice of nesting locations for egrets
depends on the availability of food
source and level of disturbances nearby;,
there is no guarantee that the mitigation
egretry to be provided in the “CA” zone
will be used by egrets in the future.
There is view that the Man Kam To
Road egretry could be preserved by

reviewing the design of new
roundabout or moving it further
northward.

According to the EIA Report, the loss of the
Man Kam To Road egretry will be
compensated by the creation of egretry nest
site habitat (with appropriate tree and
bamboo species) in two mitigation meanders
to be retained on the northern side of Ng
Tung River in FLN Planning Areas 2 and 7.
Both mitigation meanders are zoned “CA”
on the FLN OZP. Under the “CA” zone,
there is a general presumption against
development. The adjoining areas of these
two meanders are zoned “AGR” / “GB” on
the OZP which is intended primarily for
agricultural activities / to provide an
ecological buffer for the adjacent meander.
There is also a general presumption against
development within the “GB” zone.

To enhance the effectiveness of the proposed
relocation of the Man Kam To Road egretry,
a detailed Egretry Habitat Creation and
Management Plan will be submitted on the
establishment of alternative egretry sites and
a monitoring programme to assess and
confirm the effectiveness of the relevant
mitigation measures, prior to
commencement of the construction of the
relevant works.

According to the approved EIA Report, the
mitigation measures will be undertaken
sufficiently in advance of clearance of the
current egretry site such that the trees and
shrubs will be suitable for nesting prior to
site clearance. Besides, to minimize
disturbance and mortality on breeding
ardeids, no work shall be carried out at the
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current egretry location at Man Kam To
Road during the breeding season. The
approval condition of the EIA Report also
requires that practicable steps will be taken
to enhance the existing egretry site at HSH
and/or its vicinity to compensate for the loss
of the egretry site by planting appropriate
tree species in its surroundings. According
to DEP, the above measures have been
included in the respective environmental
permits and it is a statutory requirement
under the EIAO that the permit holder(s)
have to implement the mitigation measures
and monitoring programme as described in
the submitted plans. Also, regular progress
reports have to be submitted to the EPD
regarding the fulfilment of the approval
conditions and requirements of the EM&A
manual.

Alternative Option of the Proposed Man
Kam Road Roundabout

Taking into account the site constraints such
as Ng Tung River and Hung Kiu San Tsuen,
two location options for the proposed Man
Kam To Roundabout have been examined in
the NENT NDAs Study and have been
presented in the EIA Report.  Option 1 (i.e.
the FLN OZP adopted option) is to locate
the proposed roundabout on Man Kam To
Road and Option 2 is to locate the proposed
roundabout to the west of Man Kam To
Road.

For Option 1, although it would affect the
existing Man Kam To Road egretry, its loss
could be mitigated by provision of an
alternative  egretry location. However,
Option 2 would require additional land
resumption due to the shifting of the existing
Man Kam To Road and the proposed
roundabout westward. This would affect
the existing residents and is considered not
desirable. Besides, even for Option 2, the
egretry will be surrounded by the proposed
roundabout and subject to adverse impact.
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As such, Option 2 was considered not
feasible.

To avoid disturbing the existing residents /
existing community at Fu Tei Au, Option 1
is considered as the only viable option and
hence is adopted in the FLN OZP. The
current design and mitigation measures
proposed in the EIA Report will ensure that
the residual environmental impact will be
insignificant and acceptable.

In view of the above, it is considered that
re-designing the proposed roundabout is not
desirable. The EIA report has confirmed
that compensation by provision of
alternative egretry location is a feasible
mitigation measure. In this regard, the
meanders in FLN Planning Areas 2 and 7 are
zoned “CA” for provision of habitat suitable
for relocation of the Man Kam To Road
egretry. Other measures as mentioned in
paragraph 3 under Item G-F5 above will
also be adopted to enhance the effectiveness
of such mitigation proposal.

Represe

ntations relating to the agricultural land/farmland/villages in Fanling North

G-F6

Loss of agricultural land in Fanling
North

The existing agricultural land at Ma Shi
Po would be lost under the FLN OZP as
the concerned area would be used for
residential development.  Although
agricultural zoning has been proposed
at Fu Tei Au (at the river mouth of Ng
Tung River), there is concern that this
area would not serve its intention of
being used as agricultural land.

It is considered that the 12 ha of
agricultural land that would be
presented during the operation of the
NENT NDAs is an over-estimation.
The Board is urged to retain the
existing agricultural land of Fanling
North as much as possible, especially

the large patch of farmland at Ma Shi

(@) With a view to promoting urban-rural
integration and  recognizing the
importance of agriculture to Hong
Kong, agricultural land has been
retained within the two NDAs to allow
continuation of farming practices in the
areas. In the KTN and FLN OZPs, a
total of 95 ha of land including about
58 ha of land zoned as “AGR” and
“AGR(1)” and 37 ha of land reserved
for LVNP will allow continuation of
current farming activities.

(b) To take forward the NDAs development

to meet Hong Kong’s housing,

economic and environmental needs, it

IS unavoidable that some existing

farmland would be affected. It is

estimated that about 4 ha of active
agricultural land in the KTN NDA and
about 24 ha in the FLN NDA will be
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Po.

(©)

(d)

(€)

affected i.e. about 28 ha in total, which
accounts less than 4% of total active
agricultural land in Hong Kong.

The farmers affected by the proposed
NDAs development could purchase or
rent farmland at suitable locations to
continue  farming. To facilitate
agricultural resite / rehabilitation for
affected farmers, the agricultural land in
Kwu Tung South (about 103 ha) has
been surveyed, of which about 34 ha
(including about 5 ha of Government
land) are fallow agricultural land that
have potentials for agricultural resite/
rehabilitation. The  Government
would endeavour to assist the affected
farmers to rehabilitate farming and to
offer them with reasonable
arrangements and compensation under
the prevailing policy.

To further assist and facilitate
relocation of affected farmers, a special
agricultural land rehabilitation scheme
will be introduced. Priority assistance
will be offered by the Government to
match with those landowners who are
willing to lease out/sell out their land to
the farmers affected by the NDAs
development.  Suitable government
land falling within these areas can also
be offered to the affected farmers on
short-term tenancy basis as part and
parcel of this special scheme under the
prevailing policy.

In FLN OZP, about 12 ha of land at Fu
Tel Au are retained as “AGR” zone to
allow for continuation of the existing
farming practices. Agricultural use is
always permitted under this zoning.
There is no need for the Government to
reserve the land for agricultural
purpose. With regard to the concern
about the requirement of planning
permission for pond filling and land
filling of 1.2m or more in thickness
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within the “AGR” zone, such restriction
IS to prevent unauthorized land/pond
filling works in agricultural land.
According to the Remarks of the Notes
for the “AGR” zone, filling of land
specifically required for the purposes of
genuine agricultural practice including
laying of soil not exceeding 1.2m in
thickness  for  cultivation,  and
construction of agricultural structure
with prior written approval from the
Lands Department is exempted from
the control.

(f) The proposed FLN NDA is a natural
extension of the Fanling/Sheung Shui
New Town. Planning Areas 13, 15, 16
and 17 at Ma Shi Po area, which is
immediately adjoining the Fanling
town, will be the town centre of the
FLN NDA. The concerned area is
planned for medium to high density
residential ~ development. It is
estimated that 24 ha of active
agricultural land will be affected.
Private land will be resumed for the
NDAs development according to
current lands policy.

() Regarding the agricultural areas in FLN
Planning Areas 12, the concerned area
is proposed to be developed into a
Central Park with recreational facilities.
It is easily accessible by most of the
future population in FLN NDA and
located in the vicinity of social welfare
and other public facilities, forming a
civic and recreational core of FLN for
the enjoyment of new and existing
communities. For the land in FLN
Planning Area 7, it is reserved for the
provision of GIC facilities necessary to
serve the future NDAs development.

G-F7

Resume land for agricultural purpose

In general, agricultural land with good

quality and high potential for

Please see the responses of G-F6 above.
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rehabilitation should be resumed by the
Government and then leased to tenants
through new planning and management
scheme, similar to the arrangement of
LVNP.

Agricultural area, especially that at Ma
Shi Po, has existed for at least 100
years, and once formed close linkage
with the adjacent Lung Yeuk Tau and
Luen Wo Market. The agricultural
land in the subject area is worthwhile
for conservation. It is suggested that
all agricultural land at Ma Shi Po
should be resumed, co-ordinated and
managed by the Government as farmers
often cannot secure long-term lease for
agricultural purpose from private
owners and developers.

The “O” site in FLN Planning Area 12
can used for both recreational and
agricultural purposes, instead of being
an urban park which is similar to other
new towns and urban areas. Although
the site was an abandoned agricultural
land with limited ecological value, the
concerned area could be restored for
agricultural ~ use  through  land
resumption and appropriate
management measures, similar to the
LVNP.

The existing agricultural activities at
FLN Planning Area 7 should be
preserved. There are concerns that the
road alignment, “OU” annotated
“Amenity Area”, and “OU” annotated
“Sewage Pumping Station” would
encroach onto the existing agricultural
land.

G-F8

Enhancement plan

There is a comment that the existing
villages and farmland should be fully
integrated and supported with an area
enhancement plan including

improvement of infrastructure and

With regard to the representation that the
existing villages and farmland should be
fully integrated and supported with an ‘area
enhancement plan’, it should be noted that
one of the planning principles of the NDAs
development is to integrate the NDAS
development with the surrounding rural
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facilities in addition to what is currently
available in village environs.

areas through enhanced linkage with and
synthesizing development of villages so that
the villagers living in the NDAs or
neighbouriung villages can use the facilities
of the NDAs. They can also enjoy the
enhanced external transportation as a result
of the road network provided in the NDAs.

Represe

ntation relating to green public area

G-F9

Green public area

There is inadequate shared green public
area and no “GB” zoning in the FLN
OZP. There is only one small open
space at the southern area and a thin
long open space along Ng Tung River.
There is doubt on the effectiveness of
the concerned open space. More
comprehensive open space provisions
should be made.

The FLN NDA would be developed into a
‘Riverside Community’ making the best use
of its beautiful riverside scenery and hilly
backdrop to provide a quality living
environment. A total of 24.89 ha of land
have been zoned “O” on the FLN OZP for
the provision of a network of interconnected
public open spaces of different sizes and
functions, namely regional, district and local
open spaces. Besides, there are a total of
2.44 ha of land under “GB” zoning which is
intended primarily for defining the limits of
urban and sub-urban development areas by
natural features as well as to provide an
ecological buffer for adjacent meander. A
comprehensive provision of public green
area has been provided under the FLN OZP.

The open space strip along Ng Tung River in
FLN Planning Area 3 to the southwest of
Sheung Shui Wa Shan is for the enjoyment
of the nearby villagers in Fu Tei Au. The
small open space at the southern area of the
FLN OZP (in FLN Planning Area 19) is a
local open space to be provided to serve the
local community of northeast Fanling New
Town at On Kui Street.

Proposals

Proposals relating to specific areas / sites within the KTN OZP

Representations relating to the Zonings around Ma Tso Lung (MTL) Stream

P-K1

The MTL Stream and its marsh should
be zoned as “CA”

The MTL Stream and its marsh (KTN
Planning Areas 2 and 8) should be
zoned “CA” to avoid ecological

impacts from development to the

Please see responses of G-K1.
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Three-banded Box Terrapin and other
fauna, and relocate those various land
uses in adjacent to the brownfield
within the KTN NDA.

P-K2 | Rural Road R1 should be abandoned | The provision of Rural Road R1 is essential
and the concerned area should be | for providing access to the Lok Ma Chau
zoned as “CA” Loop Area and the proposed sports

ground/sports  complex, research and
The Rural Road R1 will be connected | development use and sewerage pumping
to the proposed Lok Ma Chau Eastern | station at the north-western tip of the KTN
Connection Road (ECR) via Hoo Hok | NDA.  The Rural Road R1 can also
Wai to Lok Ma Chau Loop |improve the connectivity of the existing
Development Area.  However, the | rural settlement in MTL area with the town
proposed ECR has been excluded from | centre of the KTN NDA. In formulating
the EIA report of Lok Ma Chau Loop | the alignment of the proposed Rural Road
due to its potential ecological impact | R1, a series of factors have been taken into
and traffic need. The Road R1 should | consideration, including the highway
therefore also be taken out from the | Standards, road safety, environmental and
draft OZP and be assessed together in | ecological impacts.
future EIA report. To improve the
accessibility of the existing MTL
village areas, improvement to the
existing road network such as Ma Tso
Lung Road could serve the same
purpose as Road R1. The proposed
Rural Road R1 should be taken out and
the concerned area should be zoned as
“CA” to serve as a buffer zone for the
MTL Stream.

Representations relating to the Zonings of LVNP and its surrounding

P-K3 | The areas to the north and south of | Please see responses of G-K3. Insum, itis
LVNP should be zoned to “OU” | considered that it is more appropriate to
annotated “Nature Park”, “CA” or | retain the “AGR(1)” and “AGR” zones for
“GB” the areas to the north and south of LVNP

respectively to reflect its current agricultural
The statutory control on the area to the | use.
north and south of LVNP, which are
zoned “AGR” and “AGR(1)” is not
sufficient to protect the area. The area
should be rezoned to “OU” annotated
“Nature Park”, “CA” or “GB”.

P-K4 | The KTN Planning Areas 32, 33, 34 | Please see responses of G-K4. In sum, the

and 36 should be zoned to “CA” or | proposed rezoning is considered not

((GB »

appropriate.
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KTN Planning Areas 32, 33, 34 and 36
should be rezoned from “OU”
annotated “Business and Technology
Park”/“Village Type Development (1)”
“V(1)’) to “CA” or “GB” to
discourage development in these areas
so that the existing natural habitats
would be retained as far as practicable.

P-K5

Building Height Restrictions of the
Business and Technology Park should
be strengthened

The building height of Business and
Technology Park especially in KTN
Planning Area 33 should be more
stringent so that the maximum building
height is similar to the adjacent village
type development.

Please see responses of G-K4.
proposal is considered not necessary.

In sum, the

Represe

ntations relating to the Fung Shui woodlands

P-K6

The Fung Shui woodlands should be
zoned to “CA”

The Fung Shui woodlands should be
rezoned to “CA” to safeguard the
ecological sensitive receivers in the
long term.

Please see responses of G-Kb5.
considered appropriate to retain the “GB”
zone for the woodlands to reflect its current
existing uses and ecological value.

In sum, it is

Proposals relating to specific areas / sites within the FLN OZP

Representations relating to the meanders at Ng Tung River

P-F1

The meanders in FLN Planning Area
6 and their riparian zones should be
zoned as “CA”

The proposed “CA” zone, with the
planning intention “to protect and retain
the  existing natural  landscape,
ecological or topographical features of
the area for conservation ... purposes”,
is to reflect the ecological value of the
concerned areas and offer adequate
protection against developments and
human disturbance.

For the proposal of rezoning the meanders in
FLN Planning Area 6 and their riparian
zones to “CA” zone, the responses to G-F1
above are relevant.
that the proposed “CA” zoning is not
appropriate.

In sum, it is considered
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P-F2

All the other affected meanders
(except that in FLN Planning Area 6)
should be zoned as “U” before the
proposed translocation of Rose
Bitterling is proven effective. If the
trial is proven unsuccessful, these
affected meanders and their associated
riparian zones should be retained and
zoned as “CA”.

While Rose Bitterling requires muddy
bed habitat and its associated swan
mussels are highly sensitive to
environmental change, there is grave
concern that the meanders at Sheung
Yue River may be finally not suitable to
Rose Bitterling and lead to failure of
the proposed translocation.  Therefore,
it is opined that all the other affected
meanders (except that in FLN Planning
Area 6 as mentioned in G-F1 above)
should be zoned as “U” before the
proposed translocation is proven
effective. If the trial is proven
unsuccessful, it is considered that these
affected meanders and their associated
riparian zones should be retained and
zoned as “CA” to protect the habitats of
Rose Bitterling and safeguard their
population.

For the proposal of rezoning all the other
affected meanders (except that in FLN
Planning Area 6) to “U” zone before the
proposed relocation of Rose Bitterling is
proven effective, and if the trial is proven
unsuccessful, these affected meanders and
their associated riparian zones are proposed
to be rezoned to “CA” zone, the responses to
G-F1 above are relevant. In sum, it is
considered that the proposed rezoning is not
appropriate.

Represe

ntations relating to the Man Kam To Road Egretry

P-F3

The Man Kam To Road egretry should
be retained by zoning it as “CA”

As there is no guarantee that the
proposed mitigation egretry will be
used by egrets in the future, the Man
Kam To Road egretry should be
retained and zoned “CA”.

For the proposal to retain the Man Kam To
Road egretry and zoned it as “CA”, the
responses to G-F5 above are relevant.it
would adversely affect the proposed Fanling
Bypass. The proposal is not a practical
option. Alternative option was considered
but was found to be impractical due to
engineering constraints and requirements.
According to the EIA Report, the current
Man Kam To Road Roundabout with the
proposed mitigation measures IS
environmentally acceptable.
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Representation Points

PlanD’s Responses

Representations relating to the agricultural land/farmland/villages in Fanling North

P-F4 | The agricultural land at Ma Shi Po, | For the proposed rezoning of the agricultural
the “O” zone in FLN Planning Area | area at Ma Shi Po, the “O” site in FLN
12 and the agricultural land adjacent | Planning Area 12 and the agricultural land
to the mitigation meander between | between FLN Planning Areas 13 and 15 to a
FLN Planning Areas 13 and 15 should | new “OU (Agriculture Priority Area)” zone
be zoned as “OU (Agricultural Priority | for agricultural uses, the assessments in
Area)” paragraphs (f) and (g) in G-F6 above are

relevant. In sum, it is considered that the

The proposed new “OU (Agricultural | Proposed rezoning is not appropriate.
Priority Area)” =zone is intended
primarily to secure land for sustainable
agriculture and education, and to
provide alternative public space to
serve the needs of local residents and
public majority. In general, new
development should be prohibited
unless it is required to support
agriculture.

P-F5 | The agricultural land in FLN | With regard to the proposed zoning of the

Planning Area 7 should be zoned with
planning intention of focusing on
preserving land for agriculture, such
as “GB” and “OU (Agricultural
Priority Area)” Zones

Since FLN Planning Area 7 is at the
periphery rather than the town centre of
the FLN NDA, its detailed design,
comparatively, should have higher
flexibility for adjustment. To protect
the existing agricultural activities, it
should be zoned with planning
intention of focusing on preserving land
for agriculture, such as “GB” and a new
zoning as “ou” annotated
“Agricultural Priority Area” zones.

agricultural land in FLN Planning Area 7
with planning intention of focusing on
preserving land for agriculture, such as
“GB” and a new “OU (Agriculture Priority
Area)” zones, the assessments in paragraphs
(f) and (g) in G-F6 above are relevant. In
sum, it is considered that the proposed
rezoning is not appropriate.




Annex 11-2
of TPB Paper No. 9746

Major Points of Representations

in respect of the Draft Kwu Tung North

Outline Zoning Plan (OZP) No. S/IKTN/1

and the Draft Fanling North OZP No. S/FLN/1

(Group 2)

Representation No.

(TPB/R/S/IKTN/1
and TPB/R/S/FLN/1)

Representation Points
[Representation Proposals]
and Responses
(Refer to Annex 11-1)

Representations relating to both the KTN

OZP and FLN OZP

R93 of KTN OZP and R541 of FLN OZP

G1, G2, G3

Representations relating to the KTN OZP

R16 of KTN OZP

G-K1, G-K2, G-K3 [P-K1, P-K2, P-K3]

R17 of KTN OZP

G-K1, G-K3, G-K4, G-K5, G-K6, G-K8
[P-K1, P-K3, P-K4, P-K5, P-K6]

R93 of KTN OZP

G-K3, G-K9 [P-K1, P-K3]

R94 of KTN OzZP

G-K1, G-K2, G-K3, G-K4, G-K5, G-K7
[P-K1, P-K2, P-K3, P-K4, P-K5]

Representations relating to the FLN OZP

R16 of FLN OZP

G-F1, G-F2, G-F3, G-F5 [P-F1, P-F2,
P-F3]

R17 of FLN OZP

G-F5, G-F6 [P-F3]

R541 of FLN OZP

G-F4, C-F8, G-F9

R542 of FLN OZP

S-F1, C-F7 [P-F4, P-F5]
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Annex OI

Summary Translation of
Minutes of the 13th Meeting of the North District Council (2012-2015)

r-——— -—

III. North East New Territories New Development Areas Project
(a) Two New Draft Outline Zoning Plans (OZP) for Kwu Tung North
and Fanling North Development Areas

7. The representative of the Development Bureau (DEVB) stated that he
was appointed by the Secretary for Development to introduce the latest
development of the North East New Territories New Development Areas
(NENT NDAs) Project (the Project) to Members. The Secretary understood
the concem and wishes of the affected villagers and was currently discussing
with policy bureaux concerned on realistic and practical options to take care of
the needs of the affected villagers and residents on the premise of proper use of
public money and in the public interest. The representative of the Planning
Department (PlanD) presented the paper.

8. Major issues raised by Members were as follows:

(a) Members pointed out that the affected residents and villagers were most
concemned about the rehousing and compensation arrangements and the
Government should announce concrete proposals as soon as possible.
Kwu Tung Village, which had a history of nearly 100 years, was
affected by the Project the most. The villagers, who had built up a
strong relationship, requested for re-siting the village. Members
considered their request reasonable and should be entertained as far as
possible. The villagers had considered the re-siting of the whole
village for Choi Yuen Tsuen a precedent and hoped that the Government
would refer to the arrangements for Choi Yuen Tsuen when considering
the rehousing proposals. Besides, it was. suggested that the village
environs and Village Type Development sites of 20 affected villages in
Sheung Shui should be reviewed and properly expanded. Other sites
for “Open Storage™ should also be identified for affected factory owners.
A member also pointed out that the development of Village Expansion
Area at Ling Shan, Fanling had been frozen for many years, and
suggested that the area should be released for construction of small



(®)

(d)

houses for residents of Fanling Wai. Another Member suggested that
the amount of compensation should be increased to $2 million, and if
affected villagers refused to accept the compensation, they should be
rehoused to public housing. He also suggested that a piece of land
around NDAs should be assigned for re-sifing the affected villages in

situ;

Members were very concerned about the Home for the Elderly at Shek
Tsai Leng, Kwu Tung (STL Home) and urged the Government to retain
the STL Home so that the elderly living there could continue to enjoy
their twilight years comfortably. Members pointed out that home for
the elderly service in Hong Kong was inadequate at present. Certain
areas of North District were facing the problem of aging population and
there would be a great demand for such a service, which was also
required in Kwu Tung North (KWN) in future. The Government,
therefore, should retain the STL Home and even consider making use of
the STL Home to develop a village for the elderly by referring to
overseas practices;

Members pointed out that since KTN and Fanling North (FLN) would
be combined with Sheung Shui and Fanling to form a new town, the
Government should not focus on the planning of transport services for
NDAs only. The existing road network in Sheung Shui and Fanling
was inadequate. It was afraid that the old road network could not
interface with the new one if they had different capacities, and traffic
congestion would be resulted. The Govermnment was urged to consider
re-planning the road network of Shek Wu Hu1 and Luen Wo Hui and
improving the connection of cycle tracks. Besides, it was pointed ount
that the transport network of FLN was not as good as that of KTN as
there would be an MTR station and a public transport interchange in
KTN. However, the capacity of the existing east rail line was
approaching its limits and would be unable to meet the transport demand
of NDAs. It was suggested that the Northern Link should be

constructed as soon as possible; and

a Member strongly opposed to the expansion of the sewage treatment’
works beside Sheung Shui Heung and considered it unreasonable to
provide facilities that were hazardous to environmental hygiene and
residents’ health there. It was suggested that the sewage treatment
works should be provided at the fallow agricultural and government land
in Sha Ling which was further away from residential areas and had
sufficient spaces for the sustainable development of the sewage



9.

treatment works. Another Member pointed out that at present the
Government served Hong Kong people living in the Mainland with
community facilities and resources of North District, . and the
Government, therefore, should take this opportunity to increase the
provision of community facilities for North District. In respect of
medical services, a Member pointed out that the existing medical
facilities in the district were old and inadequate and asked whether extra
medical facilities would be provided in NDAs. A Member pointed out
that the development of Lok Ma Chan Loop into a science and research
centre did not match the existing industrial development of North
District and other areas should be identified for relocation of affected
factories so that they could continue to develop. The Project should
take care of the needs of local industries and promote the development
of local economy. Besides, it was suggested that green and agricultural
lands should be reserved in NDAs as far as possible. It was also
suggested that the development density for the Residential (Group C)
area should be lowered in order not to affect the views to ridgelines.

The representatives of DEVD, PlanD and Civil Engineering and

Development Department (CEDD) responded as follows:

(a)

(b)

Since the rehousing and compensation arrangements involved different
policy bureaux, discussions were undergoing in order to find out a
practical proposal and the needs of affected residents and business
owners would be taken care of. DEVB was discussing with the Labour.
and Welfare Bureau about the STL. Home and proper arrangements
would be made on the premise that residents would not be affected.
The Government was reviewing the small house policy and therefore the
Village Expansion Areas were frozen. Proper arrangements would be
made when results of the review were available. Regarding farmers
affected by the Project, apart from retaining the agricultural lands at
Long Valley, Kwu Tung, it was suggested that lands at Kwu Tung South
be provided for farmers to continue farming and the suggestion was

under study;

the Government would not focus on planning for NDAs only. PlanD
would coordinate the development of both the old and new areas
including the infrastructure and transport facilities and the connection of
roads and cycle tracks. It was hoped that through improving the
connection between the old and new areas, facilities provided in NDAs
could also serve residents of the old areas. . The {ransport facilities for
NDAs were planned on the premise that no extra burden would be



brought to the existing transport network. The results of the traffic
impact assessment revealed that if the Government improved the road
facilities of NDAs and Sheung Shui Town Centre, the road network of
the Fanling/Sheung Shui/Kwu Tung new town would be able to meet
the transport demand. The Government was undergoing the Railway
Development Strategy 2000 and different proposals were put forward to
enhance the capacity of the east rail line. The Government would
make use of the new boundary control point and provide different means
of transport to divert visitors in order not to over-burden the railway or

road facilities; and

(¢) after listening to the public’s views, the location of the proposed new
sewage treatment works had been moved to a smaller piece of land:
beside the existing works. New technology would be adopted to
reduce the area required for the works. The facilities of the existing
works would be upgraded by providing a cover and enhancing the
deodorising function. The assessment revealed that the smell would
not affect residents in the vicinity upon completion of the works. The
proposal of providing the works at Sha Ling had been studied. Since
the proposal had greater effects on the ecological environment, the
original proposal was retained. CEDD would work closely with the
Drainage Services Department to improve the design of the works in
order to minimise the effects on the residents. Medical facilities would
be provided in both KTN and FLN and their locations were convenient
and easy to access by the public. Local economy was very important
for employment of Hong Kong people. The Government would not
ignore the local economy in high-tech development. There were still
many lands in the New Territories which were suitable for development
of mural industries. . The Government would take the initiative to
communicate with and offer assistance to business owners. Besides,
protection of the ridgelines was one of the important concepts in the
design of the Project. The development density was decided on the
condition that building free zone was ensured to preserve views to
ridgelines.

10. The Chairman hoped that the Government would consider Members®
views carefully and incorporate them into the relevant OZPs. The Government
should follow up the rehousing and compensation arrangements closely so that
residents affected by the Project could make preparations as early as possible
and the Project could proceed smoothly.  The paper was approved.
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Annex V

Planning Intentions of Various Land Use Zonings of the
Kwu Tung North and Fanling North Outline Zoning Plans

1. Planning Intention of The KTN OZP (Plan KTN-1)

1.1

1.2

1.3

1.4

1.5

1.6

The planning intention of the “Comprehensive Development Area” (“CDA”)
zone is for comprehensive development/ redevelopment of the area for
residential use with the provision of open space and other supporting facilities.
The zoning is to facilitate appropriate planning control over the development
mix, scale, design and layout of development, taking account of environmental,
traffic, infrastructure and other constraints. The only “CDA” zone in KTN is
located in Planning Area 38 to the south of Yin Kong Village.

The planning intention of the “Residential (Group A)” (“R(A)”) zone is
primarily for high-density residential development. The “R(A)” zone includes
10 sites for private housing, Home Ownership Scheme (HOS) and public rental
housing (PRH) developments. All of them are located within the 500m
walking distance of the proposed railway station.

The planning intention of the “Residential (Group B)” (*R(B)”) zone is
primarily for medium-density residential developments where commercial uses
serving the residential neighbourhood may be permitted on application to the
Board. Eight sites to the east of the Town Plaza are designated as “R(B)”.
These sites are reserved for private residential development.

The planning intention of the “Residential (Group C)” (“R(C)”) zone is
primarily for low-rise, low-density residential developments where commercial
uses serving the residential neighbourhood may be permitted on application to
the Board. The existing Phoenix Garden on the southern side of Fung Kong
Shan in Planning Area 14 falls within this zone.

The planning intention of the “Village Type Development” (“V) 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. For land designated
“V(1)”, the planning intention is to provide land considered suitable for
reprovisioning of village houses affected by Government projects. 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.

The planning intention of the “Government, Institution or Community” (“G/IC”)
zone is primarily for the provision of Government, institution or community



1.7

1.8

1.9

1.10

1.11

2

(GIC) facilities serving the needs of the local residents and/or a wider district,
region or the territory. It is also intended to provide land for uses directly
related to or in support of the work of the Government, organizations providing
social services to meet community needs, and other institutional establishments.

The planning intention of the “Open Space” (“O”) zone is primarily for the
provision of outdoor open-air public space for active and/or passive recreational
uses serving the needs of local residents as well as the general public. A
network of interconnected public open spaces of different sizes and functions
would be provided including regional, district and local open spaces.

The planning intention of the “Other Specified Uses” (*OU”) zone is intended
for specific development(s) and/or uses, which is/are specified in the annotation
of the zone, such as “Commercial/Residential Development with Public
Transport Interchange”, “Mixed Use”, “Business and Technology Park”,
“Research and Development”, “Nature Park”, “District Cooling System”,
“Railway Associated Facilities”, “Petrol Filling Station”, “Sewage Pumping
Station”, “Firing Range” and “Amenity Area”.

The planning intention of the “Agriculture” (*AGR”) zone is primarily to retain
and safeguard good quality agricultural land/farm/fish ponds for agricultural
purposes. It is also intended to retain fallow arable land with good potential
for rehabilitation for cultivation and other agricultural purposes. For land
designated “Agriculture (1)” (*“AGR(1)”), the planning intention is primarily to
retain and safeguard the agricultural land/farm/fish ponds for agricultural
purposes and to serve as a buffer to give added protection to the Long Valley
Nature Park.

The planning intention of the “Green Belt” (“GB”) zone is primarily for
defining the limits of development areas, to preserve existing natural features,
as well as to provide passive recreational outlets for the local population and
visitors. There is a general presumption against development within this zone.

For the “AGR”, “AGR(1)”, “GB” and “OU” annotated “Nature Park” zones,
diversion of stream and/or filling of land/pond and/or excavation of land
require planning permission from the Board. However, for the “AGR” zone,
filling of land specifically required under prior written instructions of
Government department(s) or for the purposes of genuine agricultural practice
including laying of soil not exceeding 1.2m in thickness for cultivation, and
construction of agricultural structure with prior written approval from the Lands
Department is exempted from the control.

Planning Intention of The FLN OZP (Plan FLN-1)

2.1

The planning intention of the “R(A)” zone is primarily for high-density
residential developments. All of them are located near the two public transport
interchanges to make good use of the public transport. The “R(A)” zone
includes sites for PRH, HOS and private residential developments in the District
Centre and Residential Area South of the River of the Area.



2.2

2.3

2.5

2.6

2.7

2.8

2.9

2.10

The planning intention of the “R(B)” zone is primarily for medium-density
residential developments where commercial uses serving the residential
neighbourhood may be permitted on application to the Board.

The planning intention of the “R(C)” zone is primarily for low-rise, low-density
residential developments where commercial uses serving the residential
neightbourhood may be permitted on application to the Board.

The planning intention of the “V” zone is to provide land considered suitable
for reprovisioning of village houses affected by Government projects. 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
(NTEH). Other commercial, community and recreational uses may be
permitted on application to the Board.

The planning intention of the “G/IC” zone is primarily for the provision of GIC
facilities serving the needs of the local residents and/or a wider district, region
or the territory. It is also intended to provide land for uses directly related to
or in support of the work of the Government, organizations providing social
services to meet community needs, and other institutional establishments.

The planning intention of the “O” zone is primarily for the provision of outdoor
open-air public space for active and/or passive recreational uses serving the
needs of local residents as well as the general public. A network of
interconnected public open spaces of different sizes and functions would be
provided including regional, district and local open spaces.

The planning intention of the “OU” zone is intended for specific development(s)

and/or uses, which is/are specified in the annotation of the zone, such as
“Commercial/Residential Development with Public Transport Interchange”,
“Parking and Operation Facilities for Environmentally Friendly Transport
System”, “Sewage Treatment Works”, “Sewage Pumping Station” and
“Amenity Area”.

The planning intention of the “AGR” zone is primarily to retain and safeguard
good quality agricultural land/farm/fish ponds for agricultural purposes. It is
also intended to retain fallow arable land with good potential for rehabilitation
for cultivation and other agricultural purposes.

The planning intention of the “GB” zone is primarily for defining the limits of
urban and sub-urban development areas by natural features, to protect the
natural landscape and environment, as well as to provide an ecological buffer
for the adjacent meander. There is a general presumption against development
within this zone.
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2.12

The planning intention of the “CA” zone is 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 from the adverse effects of development. There is a general
presumption against development within 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.

For the “AGR”, “GB” and “CA” zones, filling of land/pond and/or excavation
of land require planning permission from the Board. However, for the “AGR”
zone, filling of land specifically required under prior written instructions of
Government department(s) or for the purposes of genuine agricultural practice
including laying of soil not exceeding 1.2m in thickness for cultivation, and
construction of agricultural structure with prior written approval from the Lands
Department is exempted from the control.



Annex VI

Summary Table of the Representations and Comments of the
draft KTN and FLN OZPs that had been taken out

Representations

KTN OZP FLN OZP
(a) Withdrawn by 3 3
the representers (i.e. R1310, R9475 and R10018) (i.e. R1760, R9925 and R10468)
(b) Representers 82 83

indicated no
submission of
the
representaitons

(i.e. R449, R765, R2183, R2426,
R2469, R3401, R3656, R3664,
R3684, R3687, R3857, R3869,
R4078, R4143, R4336, R4501,
R4525, R4701, R4949, R4974,
R5316, R5513, R5925, R6300,
R6760, R7187, R7922, R7985,
R8594, R8672, R9340, R9662,
R10170, R10763, R10850, R11053,
R11473, R11716, R11725, R11819,
R12098, R12438, R12570, R12595,
R13155, R13254, R13427, R13560,
R13609, R13771, R13869, R13895,
R14118, R14433, R14947, R15226,
R15512, R15529, R15626, R15671,
R16242, R16269, R16448, R16730,
R16910, R17165, R17468, R17548,
R17567, R17608, R17634, R17688,
R17874, R18198, R18622, R19515,
R19897, R20223, R20247, R20306,
R20388 and R20540)

(i.e. R364, R896, R1211, R2633,
R2876, R2919, R3851, R4106,
R4114, R4134, R4137, R4307,
R4319, R4528, R4593, R4786,
R4951, R4975, R5151, R5399,
R5424, R5766, R5963, R6375,
R6750, R7210, R7637, R8372,
R8435, R9044, R9122, R9790,
R10112, R10620, R11213, R11300,
R11503, R11924, R12167, R12176,
R12270, R12550, R12890, R13021,
R13046, R13606, R13705, R13878,
R14011, R14060, R14222, R14320,
R14346, R14569, R14884, R15398,
R15677, R15963, R15980, R16077,
R16122, R16693, R16720, R16899,
R17181, R17361, R17616, R17919,
R17999, R18018, R18059, R18085,
R18139, R18325, R18649, R19073,
R19966, R20348, R20674, R20698,
R20757, R20839 and R20991)

(c) Duplicated
submissions

25
For the following identical
representations, the highlighted
ones were taken out

R1234 = R1227
R1235 = R1229
R1236 = R1228
R1237 = R1230

25
For the following identical
representations, the highlighted
ones were taken out

R1677 = R1684
R1678 = R1686
R1679 = R1685
R1680 = R1687




KTN OZP FLN OZP
R1594 = R1624 R2067 = R2047
R1596 = R1623 R2068 = R2045
R1597 = R1625 R2069 = R2048
R1730 = R1733 R2185 = R2182
R1734 = R1737 R2189 = R2186
R2734 = R8124 R3184 = R8574
R2855 = R8119 R3305 = R8569
R2913 = R3290 R3363 = R3740
R2915 = R3295 R3365 = R3745
R2916 = R3294 R3366 = R3744
R2917 = R3310 R3451 = R3759
R3001 = R3309 R3452 = R3761
R3002 = R3311 R3453 = R3749
R3003 = R3299 R3475 = R3739
R3025 = R3289 R3480 = R3734
R3030 = R3284 R3828 = R6530
R3378 = R6080 R4037 = R6420
R3587 = R5970 R6760 = R6822
R6310 = R6372 R7333 = R1924
R11418 = R18960 R11869 = R19411
R17521 = R17522 R17972 = R17973
Comments
KTN OzP FLN OzZP
(a) Commenters 1 2

indicated no (i.e. C788) (i.e. C-88 and C5624).

submission of

the Comments

(b) Duplicated 1 1

submissions (for C89 and C162 that were (for C89 and C162 that were

identical, C162 was taken out) identical, C162 was taken out)




