Meeting Arrangements when Rainstorm Warning
or Typhoon Signal is Issued

Where a Rainstor Warning or Typhoon Signal is issued, the following arrangements
for the Town Planning Board (TPB) meeting for the consideration of further
representations on proposed amendments to the draft Tung Chung Town Centre Area
Outline Zoning Plan (OZP) No. S/I-TCTC/21 will be adopted :

1.

Where a Amber/Red Rainstorm Warning or Strong Wind Signal No. 3 or lower
is issued, the meeting will be held as scheduled.

If Black Rainstorm Warning or Gale/Storm Signal No. 8 or above is cancelled
before 7:00a.m. for a morning session of the meeting or before 12:30p.m. for
afternoon session, the meeting will be held as scheduled.

If Black Rainstorm Warning or Gale/Storm Signal No. 8 or above remains in
force until 7:00a.m. for a morning session of the meeting or until 12:30p.m. for
an afternoon session, the session will be re-scheduled. Notification will be
issued by the TPB Secretariat on the re-scheduled session of the meeting.

If Black Rainstorm Warning is issued during the meeting, the meeting will
continue. However, if a session of the meeting is yet to commence, the meeting
will normally be adjourned. The TPB Secretariat will confirm the arrangement
with the affected representers/commenters.

If Gale/Storm Signal No. 8 or above is issued during the meeting, the meeting
will be adjourned immediately and the session of the meeting be re-scheduled.
Notification will be issued by the TPB Secretariat on the re-scheduled session of
the meeting.

For any enquiry on the above arrangement, please contact the TPB Secretariat at 2231
4810.

TOWN PLANNING BOARD SECRETARIAT
AUGUST 2016
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By Hand

Date : 8 March 2016
Our Ref.' z LDS/P_LAN/5347(1)

Secretary

Town Planning Board

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

North Point, Hong Kong

Dear Sir/Madam,

Representation to the Draft Tung Chung Town Centre Afea Outline Zoning
Plan No. S/I-TCTC/1 under Section 6(1) of the Town Plannin Ordinance
=120 No. »/1-1CT'C/1 under Sectio) g

We are iostructed by the Representer, Coral Ching Limited, to submit this

--Iepresentation under Section 6(1) of the Town Planning Ordinance in relation to

the Draft Tung Chung Town Centre Area Outline Zoning Plan No. S/I-TCTC/ 1
gazetted on 8 January, 2016. A copy of anthorization letter issued by the
Representer is attached for your reference.

Please find enclosed a copy of the duly signed Form No. S6 and 90 copies of the
written represeptation for your consideration.

Thank you very much for your kind attention. Should you have any queries with
regard to this representation submission, please do not hesitate to contact our Miss
Cannis Lee or Ketty Chan at 2877 1636,

Yours faithfully,

For and on behalf of
Lawson David & Sung Surveyors Limited

Lmum_bba&} 4

Encl.

¢.c. Client

-E-%EEPI-R-E.EﬁI-aE.TﬁEEJ{JEIGOIE

Room 1601, South China Building, 1-3 Wyndham Street, Central, Hong Kong, Tel: (852) 2877 1636
Email : LDSssung@LawsonSurveyors.com  Website : www.LawsonSurvevors.com
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1. The representation should be made to the Town Plenning Board (the Board) before the expiry of the specified plan exhibition period. The
completed fonm and supporting documents (if 2ny) should be sent to the Sccretary, Town Planning Board, 15/F,, North Point Government Offices,
333 Java Roead, North Paint, Hoog Kong.
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2. Please read the “Town Planning Board Guidelines on Submission and Publication of Representations, Comments on Representations and
Furiber Representations™ before yau fill in this form. The Guidelines can be obtained from \be Secretariat of the Board (i5/E,, North
Point Goverament Offices, 333 Java Road, North Point, Hong Kong = Tel: 2231°4810 or 223| 4835) sad the Planping Enquiry Couaters
of the Planning Department (Hotline: 2231 5000) {17/F., North Point Government Offices, 333 Java Road, North Point, Hong Kong and
14/F., Sha Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New Territories), or downlozded from the Board’s website at
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3. This form e be downloaded from the Board"s website, and ohtzined from the Secrenatiat of the Board znd the Planning Enguiry Counters
of the Planning Department. The forn should be typed or completed in block letters, preferably in both English and Chinese, The
representation may be treated ss not having been made if the required infomation is not provided. .
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1. Person Making This Representation (known as “Representer” hereafter)

REERA®/RG AL (TR THE A
Name R4 /418 (rdrsAdissisCompany/Gmenizetion® Jotkh /55 A 1/)ME /20 A8 /1818 )

Coral Ching Limited

2. Authorized Agent (if applicable) ¥ i3 #f 0 HA G0&A)
Name #42/476 @vicAdirsMinsivin/Company/Qssanizetion™ 45k /52 A JINR 12 1 2 F) S

Lawson David & Sung Surveyors Ltd.

3. Details of the Representation

A A B
Drait plan to which the representation relates
LF: ) - .
T AR Draft Tung Chung Town Centre Area Qutline Zoning Plan
No. 8/-TCTC/21
* Delete as appropriate * FRRETEE

Please fill “NA" for inapplicable item "EH7EF WAIMIHERE THA,

Parts 1,2 and 3 %! ~$2&§3ﬁ|@ﬁ
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Details of the Representation (Continued) (use separate sheet if necessary)

FaFR (MMEFFE BSHRMD

Nature of and reasons for the representation EFM&@EB

Subject matters® HRIFCEE | opposing the subject matter?

Are you supporting or

PR RIS ?

Reasons HH

Please refer to the E] support 2%
attached writien [ oppose 2
representation

[] support 3%
E] oppose R

1 support 33§
[ oppose gt

Any proposed amendments to the draft plan? If yes, please specify the details.
HEERTEEITRREET 7 76055 « FRERAEHE -

Please refer to the.atlached writlen representation

@ Please describe the particular matter in the plan to which the representation relates. Where the representation relates to an amendrent

to a plan, please specify the amendment item number provided in the Schedule of Amendments. -

AR BRI R AR S - AR SET A - SRR HE M RREIIEA SR

Please fill “NA™ for inapplicable item FFTETEEMNHEBNE TTHA,
Fv jat the appropriate box IR EEIABRANE T L B

art ontinied

J&sy (FE



|4, Plans, Drawings and Documents FEj ~ B EX &

Please list location plaus, sites plans, other relevant plans, drawings znd other documents submitted with
the representation. For coloured drawings/plans or plaus/drawings larger than A3 size, 50 copies each
should be provided. For other supplementary documents, e.g. reports on impact assessment, 90 copics
each should be submitted,
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AERASKN » 000 « ERFHREFECE (BN - RS ) RIR—000% -

90 copies of written representation

-------------------------

..........................................................

5. Signature %2

Signature p ~ 2Repﬁseme# /Authorized Agent*
BF vﬂMLU - PRI ) | REREA >
Cannigs Lee Senior Town Planner
Name in Block Letters #4% { BUEAEER) Position (if applicable) BE{T (2N )
Professional
Qualification(s) FEEE Member § F / Feboor R EEE * of

O HKIP [] HKIA [] HKIS [0 HKEE [J HKLA
Others Hft MPIA, RPP

' ":‘éa%m"’f " 777" Lawson David & Sung Surveyors Lid. _
: Company/Organization Name snd Chop (if applicable)
. DF] / HHE-ERRERE (MEA)
o 8.3.2016 :
: ]
Statement an Personal Data {FASEHIIEIS

1. The personal data submitted to the Board in this representation will be used by the Sexetary of the Board and Government departments -
for the following purposes:

{e) the processing of this representation which includes making available the name of the “representer™ for public inspection when
making available this rapresentation for public inspection; end . :

(b} facilitzting communication between the “representer™ and the Secretary of the Board/Government departments

in accordence with tke pravisions of the Town Plaoning Ordizance aud the relevast Tows Planning Board Guidelines.
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Sluas E R T A

@) BIERTM SRATEFRPRAARER F FRA%E " EFinU\J BERRARER: MR
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2. The personal data provided by the “representer™ in (his representation may also be disclosed to other pessons for the purposes mentioned
in paragraph 1 above.
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3. A“representer” has a right of sccess and correction with respect to histher personal daia as provided under the Personal Data (Privacy)
Ordinance (Cap, 486). Request for personal data access and correction should be addressed to the Secretary of the Board at 15/F, North
Point Govemment Offices, 333 Java Raad, North Point, Hang Kong.

R (@Aﬁﬁ CELPB-#R0A) (364 8 6 %) Wi » Mot A, HHERREENEARS - ORFMREEBA
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2.1

Representation to the Draft Tung Chung Town Centre Area Outline Zoning Plan
No. S/I-TCTC/21

Introduction

This representation is prepared and submiitted on behalf of Coral Ching Limited (“the
Representer”), the registered owner of various lots in DDTC1, DDTC2, DDTC3 and
DDTCS under Section &{1) of the Town Planning Ordinance {the “TPO") in response to
the Draft Tung Chung Town Centre (TCTC) Area Qutline Zoning Plan No. S/A-TCTC/21
which was published on 8 January, 2016 for public inspection.

This submission is generally in support of the OZP while recommendations are being
made on parcels of land to allow better utilization of land resource, increasing housing
supply and community services/facilities. The objective of this written representation is to
achieve a more comprehensive plan in terms of potential and possibilities of the-future
use of land. '

Representation to tﬁe Draft Tung Chung Town Centre Area OZP No. S/I-TCTC/21
Respect the original “R(A)" development in Area 48

Under the current TCTC QZP, it is proposed to downzone Area 48 from “R(A)" to *R(B)3".
Not anly does the proposed downzoning violate the current policy objectives to increase
the supply of housing fand in Hong Kong, it also involves a significant reduction of 60% in
GFA (from plot ratio § to 2) of the future residential development. Theré seems to be no
clear justification to such changes when considering the surging demand for housing in
Hong Kong and therefore Area 48 should be retained as “R(A)" zone.

Area 48 was zoned "R(A)" since the gazelial of the Draft Tung Chung Town Centre Area
OZP No. S/I-TCTCI/3 dated 24.7.1998. The area has been zoned "R(A)" for 17 years
indicating the site is suitable for high density residential development. As recommended
in the OZF, T{Jng Chung West (TCW) MTR Station is proposed to cater for the future
population of the new town extension area and also to enhance the connectivity of the
new town to other parts of the teritory. The proposed Tung Chung development is a
transport oriented development fo allow maximum® development intensity within 500m
walking distance of the new MTR station, thus giving future residents a convenient access
to the station. Although Area 48 is located at the immediate outskirts of the 500m radius of
the TCW MTR Station, ailowing the site to be retained for high density residential
development accords with the planning concept of the Study due to being within
acceptable walking distance from the proposed TCW MTR Station.

In view of the proposed building height {BH) in Area 33 designated “R{B)2" with a
maximum helght restriction of 70mPD near Tung Chung Bay,'the proposed BH of Area 48
with 55mPD is in conflict with the stepped height profile in the design of Tung Chung new
town, The proposed BH of Area 48 should be reviewed accordingly with reference to its
adjoining residential site, i.e. Yat Tung Estate has an existing BH of over 130m.

Page 1 -



In comparison with Area 23, Area 48 is more suitable for high density development due to
the geographic disadvantage of Area 23 with a gradually up-sicped terrain which will
present geotechnical/construction chalienges and constraints to future development On
the other hand, Area 48 is relatively flat and currently vacant (as opposed to having the
existing Tung Chung COmmunity Services Complex and Tao Yan Lutheran Church Tao
Yan Youth Camp located in Area 23) which makes it ready for implementation to meet the,
housing need. Furthermore, the knolls on Area 23 are rezoned from “Open Space” ("O7)
to residential use "R(B}1" while reserving Area 28A as “O" for a future town park. The
area of the Town Park of Tung Chung is consequentially decreased from about 2Cha to
18ha after rezoning. As such, Area 48 should be retained for “R(A)" development {see
Figure 1} as it will provide an integrated and compatible built form with the adjoining high
density developments e.g. Yat Tung Estate, and help support the function of the town
centre. : ' )

2.2 Support the rezoning of-various "CDA" zones to reflect existing developments and allow

23

flexible fand use zonings

Since the developments of various “CDA” zones have been completed, the “CDA” zones
are no longer required and such areas have been rezoned to less restrictive zoning such
as “R{A)". To optimize land use in response to the changing land development, it is
necessary to keep monitoring the progress of “CDA” developments and proceed with the
review of "CDA” zones. We support the rezoning of “CDA” to other zones to avoid
unnecessary applications for minor amendments fo the completed schemes.

Strengthen the provision of community services and facilities in Tung Chung wan Centre
Area ’ '

With the planned population in the New Town Extension Area, Tung Chung Town Centre
Area and Tung Chung Valley of about 147,200, 120,800 and 8,600 residents, respectively,
the planned population of the whole Tung Chung New Town will amount fo about 277,600
upon fuli development. It is essential to strengthen the provision of community services
and facilities in the region in order to ensure that the entire Tung Chung New Town is
self-contained and sustainable for the local community.

Area 43 is sandwiched between two *R(A)" zones where subsidized housing will be
provided and located along a main road (i.e. Tung Chung Road), As a valuable road
access js available fronting this area (road access is basically not required for "GB”), it is
proposed to rezone Area 43 from "GB” to “GIC" use to serve the local community {see
Figure 1), avoid the underutilization of fand and decentralize the “GIC” facilities to the
fringe of the town centre area with high density developments in the viciniy. {n addition,
hy locating "GIC” facilities closer to the local residential developments, reliance on private
cars can be reduced as it will offer a more balanced provision of community facilities in
terms of the variety and accessibility of these facilities at the proposed “GIC” site. The
provision of such facilities will also allow the local residents to secure local employment
opportunities.

Page 2



3.

Conclusion

The newly published draft Tung Chung Town Centre Area OZP has provided a good

‘framework in bringing the Recommended Outline Development Plan formulated under the

Tung Chung Study forward. In the effort of making the most of the opportunity that Tung
Chung New Town has presented, this representation provides the insights and concerns
as a stakeholder to maximize the development potential of Tung Chung while also
considering Hong Kong's economic and seccial needs in response to the drafi OZP. It is
also hoped'.that the housing provision can be provided in a timely manner in order to meet
the housing demand.

Page 3
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3.  Details of the Representation
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3.  Details of the Representation (Continued) (use separate sheet if necessary)
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Any proposed amendments to the draft plan? If yes, pleasé specify the details.
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@ Please describe the particular matter in the plan to which the representation relates. Where the representation relates to an amendment
to a plan, please specify the amendment item number provided in the Schedule of Amendments.
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4.  Plans, Drawings and Documents & Rl - %8 B 3§

Please list Jocation plans, sites plans, other relevant plans, drawings and other documents submitted with
the representation. For coloured drawings/plans or plens/drawings larger than A3 size, 90 copies each
should be provided. For other supplementary documents, e.g. reports on impact assessment, 50 copies
each should be submitted.
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1. The personal data submitted to the Board in this representation will be used by the Secretary of the Board and Government departments
for the following purposes:

(a) the processing of this representetion which includes making available the name of the “representer” for public inspection when
making availeble this representation for public inspection; ad

(b facilitating communication between the “representer” and the Secretary of the Board/Government departments

in accordmee with the provisions of the Town Planning Ordinznce and the relevant Town Planning Board Guidelines. :
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in paragraph 1 above.
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Point Government Offices, 333 Java Road, North Point, Hong Kong. - .
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15/F, North Point Government Office,

333 Java Road, North Point,
Hong Kong.

' Dear Sk, '

1.1

1.2

137
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2.3

Tung Chung Town Centre Area Cutline Zonlng Plan No, S/I-TCTC/21

Representation by the Hong Kong Water Sports Council

The Representor : The Hong Kong Water Sports Councll

The Hong Kong Water Sporfs Council (HKWSC) s a nof-for-profit organisation
established in 2012 by four National Sporis Associations (NSA's) - The Hong Kong
China Rowing Assoclation, Hong Kong Canoe Union, Hong Kong Dragon Boat
Association and the Hong Kong Sailing Association. It now includes other NSA's as

nembers, .if s an umbrella assaciation to promote the development of watsr sporis in

Hong Kong. Membership is open to other Associations, Sports Clubs, organisations and
individuals with an interest in water sports, v . :

One of the objectives of the HKWSC is lo identify chatiéns to expand and improve
faciliies for water sports training and competitions. The current provision is inadequate

~ in terms of capacily and qualily of facliitles. The HKWSC represents the needs of

watersports bodies to government and other bodies who can assist with the provision of
sites and venues, and can asslst with funding and management of facilities and events.

Another important objective is to provide opportunities for young people to leam

. water sports skills and to enjoy participating in organized team sports, as part of

a process of personal and community development.
Bac_:kground

The HKWSC made submissions regarding the future devélopment of Tung Chung during
the Stage 1, Stage 2 and Stage 3 public consultation process. ’ .

From fhé content of the aniended,Tung Chung Town Centre Outline Zoning Plan (the

OZP) it wouild appear as if {ittle consideration has been given to many of the points that
were Included in the previous submissions, The submissions were made on the basis of
providing a high- quality future living environment for the existing and future residents of
Tung Chung, with easy and useful access to the water.

Littls consideration appearé fo have been given to the relationship of ths land to the .

waler. There is 2 greal opportunity for désigning a high quality interaction belween the

1
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2.4

2.5

2.6

2.7

2.8

land and the water which would provide a unique opportunity for recreation and sport for
the future residents of the area.

A proposal that the HKWSC made for a Water Sports Centre to the west of Yat Tung
Estate, adjacent to the proposed Road L31, has not been included on the OZP. No
reason has been provided as to why the site was not zoned as requested. The zoning
on the OZP is illustrated in Figure 1 which is an extract from the OZP. The subject site
is covered by Amendment ltem A1.

Principles

The principles that have been made in the submissions during the public consuitation
are relevant to this represeniation are restated:-

(a) The wateriront should be designed as a place of interaction between land
and water and a place where people can move safely and easily from the
land to being on the waier;

(b) Water sports opportunities should be designed into the proposals at an
early stage;

{c) Tung Chung Bay is an ideal location for use by small boats because of
the protected water. Land needs to be reserved for supporting facilities to
enable water sporis activities to be undertaken;

(d) Water sports provide great scope for public recreation while using very
littte land.

The HKWSC supports the “Livable Town” concept, and stresses that public space along
the waterfront is severely ‘under-provided. The waterfront relationship and use of the
water. will contribute greatly to the “Livability” of the town in the future. This should be a
major feature of the design. n

in the 2015 Chief Executive’s Policy Address specific reference was made o the
promotion of a water friendly culture:-

“480. Beyond Victoria Harbour, Hong Kong waters cover a large area, which can be
used for promoting water recreational and sports activities and a water-friendly culture.
Relevant bureau and departments will continue to identify desirable locations to build
new water sports centres.”

The HKWSC has been working actively with the Home Affairs Bureau to develop and
operate Water Sporis Cenirgs in Kai Tak and Tseung Kwan O and to provide water
sporis events in Victoria Harbour. The scope for providing similar facilities and for
carrying out similar events in Tung Chung is really only limited by the lack of provision of
suitable land alongside the water, and the lack of faciiities to provide public access to the
waier,

MASTERPLAN LIMITED

Roons 33168 33F China Merchants Tower, Shun Tak Centre, 200 Connaught Road Central, Hung Reng.
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3.2
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3.4

Detailed Comments and Reasons for the Representation
Tung Chung Bay Suitable for Water Sports

Tung Chung Bay provides a unique opporiunity for those water sports which require
more sheltered waters, such as dragon boats, rowing, canoeing, small sailing boats,
triathlon and water skiing. The decision not to. proceed with reclamation in the Bay now
provides an even greater expanse of water for sports. These sports can co-exist with
the existing natural environment and will provide new recreational outlets for the existing
and future residents in Tung Chung West and Tung Chung New Town.

Indicated on the Recommended Qutline Development Flan

In the drafti Recommended Ouiline Development Plan a site was proposed on the
waterfront adjacent to Yat Tung Estate for a “Sports Centre”. It was proposed by the
HKWSC that this site be expanded and designated to include a “Water Sports Centre”,
as it has a perfect location immediately on the water's edge. However, this proposal
was not carried through to the OZP, and it is hot known why this was removed. It wouid
be possible to include other sports in addition to the water sports requirements.

Implementation and Management

The HKWSC would be prepared to develop and manage the Water Sporis Centre and
provide fraining and competition programmes for Tung Chung residents. Alternatively
the centre could be developed by the Leisure and Cuitural Services Department (LCSD).
The site is on land already in existence, whereas the Water Sports Centre proposed in
Tung Chung East would not be implemented untit after the reclamation is completed.
The Water Sports Centre on the subject site could be implemented as soon as the
appropriate zoning was in place and land allocation procedures completed.

Need for Organized Recreational Obporfunitfes in Tung Chl:ng

it is generally recognized that there are inadequate opportunities for sports and
recreational facllities in Tung Chung for the numbers of young people who live there.
Many of these youth are residents of the Yat Tung Estate which is immediately adjacent
to the proposed Water Sports Centre. It is also proposed that additional public housing
be provided in the Tung Chung Valley in Planning Areas 39, 42 and 46, and this is likely
to further increase the need to provide well managed opportunities for sports and
recreational activities in the area. Provision of full programs of water sports training and
competition in Tung Chung should be provided for in the planning of the extension of the
New Town. :

Proposal to Meet the Representation

The proposal to meet the representation is fundamentally the same as that submitted
with the Stage 3 Public Consultation and is illustrated in Figure 2. It involves the
rezoning an area of “Open Space” immediately to the north of the Residential (Group (B)
site in Planning Area 33. |t is proposed that the site be rezoned to “OU” and annotated
“Water Sports Centre”. The Planning Intention of this zone would be “primarily to
reserve land for water sporis and recreation facilities”.

MASTERPLAN LIMITED

Room 35168, 32/F, China Merchants Tower, Shun Tak Cenbre, 200 Connaugi Road Central, Hong Kong,
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52

Conciusion

The HKWSC has a greai depth of knowledge regarding the planning and operational
requirements for water sports and their use by ihe public. The Member NSA’s also have
great depth of experience in providing courses and events for the introduction of young
people to a wide range of water sports. The HKWSC members would be pleased to
meet with government depariments to refine the proposals in this representation.

The TPB is invited to consider these proposals and amend the OZP so as to provide a .

higher quality of livable environment for the curreni and future residents of Tung Chung
and to improve accessibility of the water for the enjoyment of the public.

Yours faithfully,

1l

: "
/ —— ,r’ ) :
N B / - av 'b'LéQ}/’L—-

. T. Brownlee
For and on behalf of
Masterplan Limited

CC.

Client
HAB

MASTERPLAN LIMITED
Rowim 33168, 35/F Chma Moerchants Tusver, Shun Tak Centre, 200 Connaught Road Central, Hong Kong,
lel 352) 2418 2880 Fan. 13523 2557 7008 Email infol@ masterplan com hk
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Figure 2

Figure 1 _
Existing Tung Chung Town Centre Area OZP

Proposed OU (Water Sports Centre) Zone
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PO Kwok Yu Heng [ - _
o a 0703 A 20164 R RT— 237 . TPB/R/SI-TCTC21-15
i "tpbpd@pland.gov.hk; tspd @pland. gov.iik; enquiry@cedd, gov.hk; enquiry@dsd.gov.hk
EE: Proposal for Tung Chung Development
HEfF: FT 3 RS TR doox; HIP SR SHAEL docx; ¥EBT-FHE.docx
Dear Sirs / Madams,

1 am one of the Hong Kong resident live in Tung Chung,

After studying the government plan for Tung Chung develpment,

I have some suggestions for our Tung Chung which I think it is reasonable for Hong Kong future.
Please consider my suggestion in the development plan.

Thank you very much for reading my email and proposal.

Regards,
Kwok Yu Hang
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Reference Number:

$RRT IR

Deadline for submission:

X B ARG

Date and time of submission:

Representation Rela ﬁng to Draft Plan

160308-104417-28370

08/03/2016

08/03/2016 10:44:17

~ TPB/R/S/AI-TCTC/21-18

TSR AR A - . :
1
Person Making This Represex:l_tation:wﬁ Miss Shirley Ko
Bz S
Details of the Representation :
SR AR BRI '
Draft plan to which the representation relates: SI-TCTC/21
HAR A R
Nature of and reasons for the representation: e
Ee] L ER ; e H
Subject Matters Nature Reason

. [Tung.Chung Extension Area = 523 Oppose

. [pgrove habitat, this provided a solid prov

This is an objection on the newly release
d planning for. Tung Chung areas that is ¢
ontained 92.93 hectares of land zoned for
residential development. Tung Chung car
ries a lot of ecological value especially in
Tin Sam, Tung Chung beach which is on
e of the most valuable and important a se
agrass bed in Hong Kong. In 1994, this h
as been listed as Sites of Special Scientifi
c Interest (SSSI), for the seagrass and Ba
ker Halophila grass, seaweed, and marin
¢ invertebrates.

According to Green Power, Ecological E
ducation arrd Resource Center survey last

¢ hippocampusin in Tung Chung Bay. Hi
Ppocampus accustomed coral reefs of ma

e that Tung Clung Bay is excellent ecolo
gy, valuable ecologically.

The Government Administration plans to
develop Tung Chung River, this will furt
her pollutants Tung Chung River which
will bring the total number of hippocamp
al decline. '

year, there are numbers of Drigon and th|
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~ PEMS Representation - H2/4

[n 1960s and 1970s, Tung Chung has car
ried a large number of the hippocampus,

and later due to reclamation, overfishing,
the number of seahorses decline. Hippoc

ampus now infested about three varieties,
there are around 12 species, distributed i

n more than 10 locations in Sai Kung and
Lantau. '

For this high-value ecological land, we n
sed to protect; however, Government do

Inothing to protect or even provide the gr
een light for illegal dumping, shovel and
other acts.

[ndeed, this is 2 strong opposition for furt
#her development in Tung Chung areas.
Tung Chung Town Centre Area 2%} Oppose  [This is an objection on the newly release
: d planning for Tung Chung areas that is ¢
ontained 92.93 hectares of land zoned for
residential development. Tung Chung car
Hies a lot of ecological value especially in!
Tin Sam, Tung Chung beach which is on
e of the most valuable and important a se
agrass bed in Hong Kong. In 1994, this h
: ' as been listed as Sites of Special Scientifi
. ¢ Interest (SSSI), for the seagrass and Ba
: ker Halophila grass, seaweed, and marin
e invertebrates.

According to Green Power, Ecological E
ducation and Resource Center survey last
year, there are numbers of Dragon and th
e hippocampusin in Tung Chung Bay. Hi
ppocampus accustomed coral reefs or ma
ngrove habitat, this provided a solid prov
e that Tung Chung Bay is excellent ecolo
gy, valuable ecologically.

The Government Administration plans to
develop Tung Chung River, this will furt
her pollutants Tung Chung River which
will bring the total number of hippocamp
al decline.

Tn 1960s and 1970s, Tung Chung has car
ied a large number of the hippocampus,
and later due to reclamation, overfishing,
the number of seahorses decline. Hippoc
ampus now infested about three varieties,
there are around 12 species, distributed i
ln more than 10 locations in Sai Kung and




. 'l Q}JEMS Representation - E3/4

- (
lantau.

For this high-value ecological land, we n
ced to protect; however, Government do |
nothing to protect or even provide the gr
een light for illegal dumping, shovel and
other acts.

[ndeed, this is a strong opposition for furt]
: her development in Tung Chung areas.
Tung Chung Valley 5Z#f Oppose  [This is an objection on the newly release

. y d planning for Tung Chung areas that is ¢
ontained 92.93 hectares of land zoned for
residential development. Tung Chung car
ries a lot of ecological value especially in
Tin Sam, Tung Chung beach which is on
e of the most valuable and important a se
agrass bed in Hong Kong. In 1994, thish
as been listed as Sites of Special Scientifi
c Interest (SSSI), for the seagrass and Ba
ker Halophila grass, seaweed; and marin
e invertebrates.

According to Greén Power, Ecological E

ducation and Resource Center survey last
year, there are numbers of Dragon and th
e hippocampusin in Tung Chung Bay. Hi
ppocampus accustomed coral reefs or ma
ngrove habitat, this provided a solid prov
e-that Tung Chung Bay is excellent ecolo
gy, valuable ecologically. . :

The Govemnment Administration plans to
develop Tung Chung River, this will furt
her pollutants Tung Chung River which
will bring the total number of hippocamp
lal decline.

n 1960s and 1970s, Tung Chung has car
ried a large number of the hippocampus,
and later due to reclamation, overfishing,
the number of seahorses decline. Hippoc
ampus now infested about three varieties,
there are around 12 species, distributed i
0. more than 10 locations in Sai Kung and
. _ [Lantau. '

For this high-value ecological land, we n
eed to protect; however, Government do
mothing to protect or even provide the gr
een light for illegal dumping, shovel and
other acts. '
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Indeed, this isa strong opposition for furt
er development in Tung Chung areas.
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Proposed Amendments to Draft Plan(if any):
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sE - tpbpd@pland.gov.ik :

5N sdev@devb.gov.bk; sthoffice@thb.gov.hk; sen@enb.govh; Kkling@pland, pov.hk; kelo@cedd gov.hik; kklan@hyd.gov.hig comr@1d.gov.hk;
edwintong @dsd gov_hk ’ :

EE: : j SIFTCVI & SIFTCTCY21 Joint Green Groups Submissica :

Kt . (AppD)IGG Tung Chung DPA (ver Oct2015)(Low Resiv3. pe; (App2lolnt Stalement_TC Valley and Coast 20120618.04; (App3) Degraded sies

v2.pdf; (Appd) TCY Aerial Photo] 2Nov2007-16Api2015. 0g; JGG TCV & TCTC QZP Respense 8Mar2016.doc

Dear Sir/Madam, . _
Please find the attached Green Group’s Joint Submission in response to draft OZP No. 5/I-TCV/1 and S/I-TCTC/21.
Please also note that NO appendices are attached in the fax submission. '
Thank you for your kind attention. ' ' ’
- Yours faithfully,

On behalf of
Designing Hong Kong
Eco-Education & Resources Centre
Green Lantau Association '
Green Power
Hong Kong Bird Watching Society
Hong Kong Qutdoors
Lantau Buffalo Association
- The Conservancy Association e o e et 4
"~ World Wide Funid For Nature Hong Kong - ‘
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association The l:onsar\rancy Assnclatlon
AT R

BY FAX AND BY EMAIL

The Secretary,

Town Planning Board,

15th Floor, North Point Government Offices,
333 Java Road,

North Point, Hong Kong

(Email: mbpd@pland.goy.hk)

8 March, 2016

Dear Sir/Madams,

Green Groups’ Joint Submission in Response to
Draft Tung Chung Vailey Outline Zoning Plan No. S/I-TCV/1, and
Draft Tang Chung Town Centre Area Qutline Zoning Plan No. S/I-TCTC/21

Support the Promulgation of a Statutory Land Use Plan

1.

The undersigned green groups jointly welcome the draft Tung Chung Valley Outline Zoning

Plan No. S/I-TVC/1 (TCVOZP) gazetted on 8 January 2016. This OZP will introduce statutory
land use control in most part of Tung Chung River Valley and Bay and help protect the rich and
diverse ecology against incompatible developments, environmental vandalism and degradation.

In order to effectively preserve and manage the biodiversity, natural landscape and hydrology of

Tung Chung River, Valley and Coast, green groups call for, as shown in' Appendix 1,

(a) Cover Tin Sam and Wong Lung Hang areas in new DPAs or Country Park extensions.

{b) Establishing a River Nature Park for proactive management of natural riverine and estuarine
ecology and landscape, and for flood regulation.

(¢} Early implementation of environmental protection and conservation landuses proposed in

the TCVOZP in prior to other project works in Tung Chung area covenng by OZP No.
S/I-TCV/1, 8/I-TCTC/21 and S/I-TCE/1. :
(d) Traffic restriction in Tung Chung Valley and Bay, especially for construction trucks and

machinery, immediately.



3

Rich, Unique and Intact Ecosystem of Tung Cining River, Valley and Bay

3.

Tung Chung River is one of the few remaining major streams in Hong Kong with “Excellent”
water quality (according to EPD’s monitoring results) and tranquil scenery. The Tung Chung
River, which has not been overly affected by channelization, largely retains its natural state
throughout from headwater to estuary. The Tung Chung River system is unique in the local
context. Its headwaters flow from Hong Kong'’s second and third highest peaks, all the way to
the shallow Tung Chung Bay without interruptions.

The high connectivity and continuity of the river system from the montane area to the estuary
make it exceptionally rich in its aquatic and coastal biodiversity, including many rare and
endangered species, e.g. Beijiang Thick-lipped Barb (dcrossocheilus beijiangensis) L TIEE
£, Philippine Neon Goby (Stiphodon atropurpureum) 585 T H, Romer's tree frog
(Livixalus romeri) BEES/IM§IEE, Chinese Horseshoe Crab (Tuchypleus tridentatus) FEIE,
Seaweed Pipefish (Syngnathus.schlegeli) £F[EAE, Swinhoe’s Egret (Egretta eulophotes) &
D43 %5€. Diverse types of habitats are also found in the surrounding land area supporting many
ecologically important animal and plant species in Hong Kong, including Common Birdwing
(Troides kélena) #[ESY and Eurasian Eagle Owl (Bubo bubo) &S5 (refer to Appendix 2).

Tung Chung River is the second richest in freshwater species of any in Hong Kong, with a total-
of 23 species recorded, and listed as an Ecologically Important Stream (EIS)(No. 27) by
Agricultural, Fishery and Conservation Department (AFCD). The mangroves on the intertidal
mudflat at the Tung Chung River estuary is the largest on Lantau which is one of highest plant

 diversity sites. Tung Chung Valley and coast is also a butterfly hotspot which nurtures 148

species which comprises about 60% of Hong Kong’s total, including two rare and two very rare

species.

Green Groups’ Recommended Development Pernussmn Area Plan

6.

Green groups’ recommended Development Permission Area (DPA) Plan (version Oct 2015) for
a sustainable planning for Tung Chung River, estuary, coastal areas and associated habitats is

enclosed (Appendix 1).

Regarding the land use of Tung Chung Valley, we suggested in 2012 (Appendix"fZ):

(a) To protect and conserve high quality natural habitats which are of rich biodiversity and
ecological value through conservation planning, managément and monitoring. In particular,
the Tung Chung River, estuary, woodlands and the coast should not be exploited for any
development and protected statutorily as “SSS¥?, “CA” and “CPA” zones as illustrated in
our.revised recommended DPA Plan (version Oct 2015) attached to this letter (Appendix 1).

'('b) To promote compatible cornfnunity uses and enjoyment of the Tung Chung River Valley and

the estuary through environmental education and passive recreation activities.



Ecologically-friendly facilities which encourage the public to access Tung Chung River and
the estuary can be considered, for example, eco-trails, a riverside park, a nature education
centre, resting places and look-out towers.

(¢) To enhance the tourist appeal the river landscape and cultural heritage of the Tung Chung
River Valley through improved linkage to existing Country Parks in Lantau. Tung Chung
River Valley is located amongst existing tourist spots including Hong Kong International
Airport, Ngong Ping Cable Car, Po Lin Monastery and the Tian Tan Buddha Statue.

Therefore, Green Groups proposed in our recommended DPA Plan (Appendix 1) an extensive
River Nature Park to serve above-mentioned land use purposes and flood prevention.

Green Grm_ms’ General Response to the Draft TCVOZP

9.

10.

11.

12,

Green groups agree with the general planning intention for the Area (first part of Section 8.1 of
EXPLANATORY STATEMENT, TCVOZP) is “to conserve the ecologically sensitive areas, to
protect the rural and natural character, to maintain the unique landscape character and
cultural heritage of the Area” and “enforcement actions should be taken against any
unauthorized development which would have impacts on the natural and rural character of the

Area®.

In response to the PLANNING CONTROL(Section 17 of EXPLANATORY STATEMENT,
TCVOZP), green groups are very concerned that the publication of the draft Recommended
Outline Development Plan (RODP) of the future new town extension and associated increase in
economic activities has allured incompatible and unauthorized land uses in Tung Chung Valley

and Bay.

Over the past two decades green groups observed a proliferation of incompatible developments
and vandalism in Tung Chung Valley. The ecologically degraded land areas increased from
4.8% in 2007 to approximately 13% in 2015 (Appendix 3 and 4). However, enforcement powers
and protection were lacking due fo the absené,e of a statutory land-use plan.

To address these problems, the Administration should commit, with the publication of TCVOZP

for the Tung Chung River Valley and coast, '

(a) to ensure the proposed land uses_j;i:n the TCVOZP can be implemented,

(b) to ensure control over incompatible and/or unauthorized developments,

(c) to terminate existing vandalism and to stem potential vandalism in Tung Chung Valley and
Coast; and '

(d) to protect the ecology, hydrology and water quality of Tung Chung River and Bay, a major
planning intention of the TCVOZP._ .



14.

15.

Regarding the draft TCVOZP, green groups welcome the zoning of Area 96D, south part of the
planning scheme area, as “Conservation Area”(“CA*). However, we insist that 30m on either
side of river courses, banks and tributaries of Tung Chung River and Wong Lung Hang, Tung
Chung River Estuary and Tung Chung Bay should be zoned as “Site of Special Scientific
Interest”(“SSSI”)(Appendix 1)

We also welcome the existing fung shui woods in the Tung Chung Valley west to Ngau Au and
north of Shek Mun Kap zoned as “CA” in the TCVOZP. However, we are disappointed that the
remaining fung shui woods receive no proper zones against development and ecological

vandalism. Therefore, we recommend that the remaining fung shui woods should also be zoned

as “CA” for protection.

We advise that the tributaries of Tung Chung River flowing through Mok Ka, Lam Che and
Nim Un should be protected by zoning its stream courses and banks as “SSSI”.

Tin Sam and Wong Lung Hang Remain‘ec‘i Unprotected

16.

17.

18.

19.

20.

The signatory green groups urge the Government to cover Tin Sam and Wong Lung Hang areas
in new DPAs (refer to Appendlx 1) which otherwise will remain as enclaves or be withouit

effective land usé control.

The seagrass beds and nearby mangroves at San Tau (SSSI No.58) are one of orﬂy four sites
where Dwarf Eel Grass (Zostera japonica) FEAZERE, and one of only five sites where Oval
Halophila (Halophila ovalis) ¥ E are recorded in Hong Kong. Both species are rare in Hong
Kong and are listed as of Local Concern status in China. San Tau mangroves is of high ‘
conservation value due to rich floristic diversity. San Tau, which is nearby Tin Sam, is a
butterfly hotspot and Wong Lung Hang is an EIS listed by AFCD. Both areas require the
preservation of local habitats.

Although the eastern part of Tung Chung Valley and Wong Lung Hang areas are covered in the
in:Amendment A1l in Tung Chung Town Centre Area OZP No. S/I-TCTC-21 (TCTCOZP), these
areas have never been covered by any DPAs, and thus any incompatible developments or
environmental vandalisms, such as diversion of Wong Lung Hang EIS, filling of land/pond or
excavation of land, cannot be effectively controlled or enforced.

Green groups consider Tin Sam, Woﬁg Long Hang and eastern part of Tung Chung Valley are
integral parts of the whole Tung Chung River-cum-Bay hydrological and ecological system, and
should receive stricter and more effective land use control to ensure a comprehensive
manaf';ement of flood reguiation, water quality and nature conservation.

The Government should proactively protect the-ecologically important Wong Lung Hang and
Tin Sam areas by adequate, effective and enforceable statutory measures. Such measures should



be consistent with those proposed for Tung Chung River-cum-Bay including land use planning
and control. Failure to designate a DPA for Wong Lung Hang and Tin Sam areas would
materially weaken the ability of the Administration to condnct effective enforcement of the OZP.
Since the Administration is fully aware of difficulties of enforcing an OZP which has not been
preceded by a DPA, failure to designate a DPA may be considered as maladministration and
thereby arouse public and legal controversy.

Tung Chung Valley not Suitable for Residential Development

21.

22,

23.

24,

In view of-the “Residential (Group C)” (“R(C)”) zone (Section 9.2 of EXPLANATORY
STATEMEN;I‘, TCVOZP) and the Area 42 and 46 zoned as “Residential(Group A)*(“R(A)™)
(Section 7.2.6 and 7.2.7 of EXPLANATORY STATEMENT, TCTCOZP), we call for a
reduction in development pressure and wide ranging measures to alleviate developrﬂent

impacts.

Much of Tung Chung Valley is allocated for residential development in above-mentioned OZPs.
We consider that such planning is incompatible with the physical and ecological setting of Tung
Chung Valley and the principles of the Convention on Biological Diversity. Under Article 8 of
this Convention, each contracting party shall: -
Regulate or manage biological resources important for the conservation of biological diversity
whether within or outside protected areas, with a view to ensuring their conservation and
sustainable use; ‘

Promote the protection of ecosystems, natural habitats and the maintenance of viable
populations of species in natural surroundings;

Promote environmentally sound and sustainable development in areas adjacent to protected
areas with a view to furthering protection of these areas;

Rehabilitate and restore degraded ecosystems and promote the recovery of threatened species,
inter alia, through the development and implementation of plans or other management
strategies;

Endeavour to provide the conditions needed for compatibility between present uses and the

conservation of biological diversity and the sustainable use of its components.

We are highly concerned that the residential development (plot ratio 1 near the Tung Chung
River estuary and up to 6.4 to the east of the valley) would affect the natural landscape,
hydrology and ecology of Tung Chung River, threaten the inhabited wildlife and impact the
water quality of Tung Chung River.

. From the Hong Kong OBservatory’s past observation on and prédiction of Hong Kong’s future

precipitation pattern, the scale and frequency of river floods is expected to increase. Tung
Chung River is comparatively short and steep with an overall slope of 1: 4.9, (compared to Lam
Tsuen River 1: 14.5, Kam Tin River 1: 14.4, Shing Mun River 1: 17.7, Tuen Mun River 1: 17.9).



25.

(a)
(®)

©

26.

217.

28.

The a\-ferage annual rainfall of its river basin reaches up to 2400 mm, which is one of the highest
regions in Hong Kong. Therefore, hydraulic and geotechnical conditions in small and narrow
area of Tung Chung River Valley are highly unfavourable for dense and high-rise development.

Thus, in the long run, the Government must make early precaution and preventive measures in
river land use planning through OZPs for Tung Chung River Valley, to decrease the threat posed
by river floods due to climate change:

Governments should avoid developing residential and industrial areas in Tung Chung River
Valley, which are highly prone to flooding and landslide, to prevent risking the lives of residents
and their properties.

The government should allocate sufficient “permeable land use” by conserving vegetation and -
avoid covering large surface areas with concrete in Tung Chung Valley which helps allowing
rainwater to infiltrate through the soil and alleviate flooding.

Government should strengthen law enforcement on dumping, unauthorized vehicle access and
developments on both sides of Tung Chung River or other activities which may affect drainage
capacity of the rivers. '

The large areas of “R(A)”, “R(C)” and “Village Type Development”(“V*) zones in Tung Chung
Valley also threaten the water quality, ecosystem and landscape of Tung Chung Valley, River
and Bay area and violate the Convention on Biodiversity.

We agree “to concentrate village type development within “V” zone for a more orderly
development pattern, efficient use of land and provision of infrastructures and services”
(Section 9.3.1 of EXPLANATORY STATEMENT, TCVOZP).

We concwr the “general presumption against development” for the planning intention in “Green
Belt”(“GB™), “CA” and “Coastal Protection Area”(“CPA”) zone.

Threat to Speciés of Global Conservation Value

29.

30.

The “Commercial” (“C*) zone (Section 9.1 of EXPLANATORY STATEMENT, TCVOZP),
especially Area 38A in which a public transport terminus and maximum building height of 35m
is planned, is incompatible with the mangroves on the western bank of Wong Lung Hang
estuary where a breeding population of dragbnﬂy Mangrove Skimmer (Orthetrum poecilops)
BT K%E was discovered in 2015 by local green group. Mangrove Skimmer is listed as
“Vulnerable” by IUCN and locally rare. |

We opine that these “C” zones in TCVOZP will threaten Mangrove Skimmer population and we
recommend include its habitat in River Park or other proper conservation zoning are needed.




31.

The public transport terminus should be relocated in Area 107(“GI/C”) or Area 39 (“R(A)1”) in-

TCTCOZP to link more efficiently with the planned underground railway station to the west of
Yat Tung Estate.

River Nature Park for Flood Control and Coilservaﬁon as Public Interest

32. Section 18.3 of EXPLANATORY STATEMENT, TCVOZP mentions that “the Government will

33.

34.

35.

36.

37.

38.

resume and clear the private land for ... ... public developments... ...and provide infrastructure.”

Therefore, we urge the Government to seriously consider the resumption of all private land lots

in the Tung Chung River Valley to achieve a sustainable plan for public developments in Tung
Chung Valley.

It is proposed that land is resumed to provide flood prevention,environmental and conservation
Infrastructure in the entire river valley, and estuary which is managed as a River Nature Park
(é.eparately or jointly by DSD, AFCD and/or LCSD), to safeguard and control the hydraulic,
water quality and ecological properties of the river valley.

Designation of 'i‘ung Chung River Valley as a River Nature Park can be implemented by the
Government as part of public developments in the Tung Chung New Town Extension (TCNTE).

Whereas the residential and road zones in the OZP will impose adverse and irreversible impacts
on the ecology of Tung Chung River Valley and Bay, the proactive land use management by
establishing a River Nature Park will help preserve natural resources for community use and
enjoyment, habitat protection and fisheries intended under the RODP of TCNTE study and draft

' TCVOZP

The resumption of land and the management as River Nature Park will make it possible to better
conserve and enhance the ecological value and functions of Tung Chung River Valley. The park
will provide a high quality nature experience for residents, improved flood control, and better
conservation of the rich habitat of the river valley and estuary.

The estimated resumption cost for about 500 private land lots with a total area of 8.5 hain green
groups’ proposed River Nature Park (Appendix1) is HK$370 million.

The Government should explore and assess the feasibility and potential impacts of different
alternative options for flood prevention such as resumning lands along the riparian zones of Tung
Chung River so as to serve as natural floodplain to retain floodwater.

Conservation First Before Development

39.

For Section 18 of EXPLANATORY STATEMENT, TCVOZP, we are disappointed that the
“phasing and packaging of works for the Tung Chung New Town Extension to dchieve early



40.

41.

42,

43.

44,

delivery of land to meet the housing needs and ensure timely provisioﬁ of ......facilities in
tandem with population build-up” do not include the early implementation of environmental

protection and conservation landuses proposed in the TCVOZP. We urge the Administration to
adopt a “conservation first before development” strategy for the implementation of TCVOZP.

Most of Hong Kong’s major natural rivers are channelized and recipients of low quality water
including run-off and effluent discharges from storm drain networks. These rivers often emit

foul odour and are an urban blight degrading the living quality of Hong Kong, and impact our
image as a well-developed and livable world class city. Tung Chung River must not follow the

same fate of other channelized rivers of Hong Kong.

Once the TCNTE development commences according to the approved OZPs, the amount of
construction waste generated according to the Environmental Impact Assessment Report could
fill up the whole Tung Chung Valley and estuary. Unless dedicated efforts and proper phasing of
works are made to protect the valley and bay, the invaluable river ecosystem and landscape will
be irreversibly ruined. And this in turn, would jéopardize the government’s carefully crafted

comprehensive plan for the area.

The construction, the increase in population and Ithe new economic activities close to these
ecologically valuable resources will inevitably lead to destruction unless very strong and
specific protection and management measures as proposed in TCVOZP are put in place. Already
we have witnessed a proliferation of dumping of massive amounts of debris and construction
waste in Tung Chung Valley (Appendix 3 and 4). Increasingly typical ‘brown-field” uses are
covering more areas in the valley, uses which thrive on the growing population and economic
activities in north Lantau. '

Moreover, The Tung Chung River, Estuary and Bay are a great opportunity to implement the
“Water-friendly Culture and Activities” policy adopted by the Govemnment in 2015.

We invite the Administration to set-a good model for “conservation first before development”
and to protect this natural river resource, and to consider incorporating the following measures
for implementation of TCVOZP:

(a) To first create the polders and to establish a River Nature Park covering the ﬁver, estuary
and areas earmarked for conservation along the river well ahead of commencing the other
infrastructure and development projects. By clearly demarcating the conservation areas as a

- park, and by ensuring management is int place, these areas designated for conservation can
be protected from land filling, unauthorized dumping, destruction and other encroachment.
At the same time this ensures that flood control and management measures are in place and
the natural river courses can be protected from obstruction and diversion.



(b) The Sustainable Urban Drainage System (SUDS), storm water retention ponds and pump
- stations must be built before the commencement of any other development projects to avoid
polluted water generated by construction works are discharged into the natural river course,
. deteriorating the water quality and threatening the ecosystem and landscape of Tung Chung
River and the estuary.

(¢} In order to protect the ecosystem and natural environment of the valley from air pollution
and illegal dumping, large vehicles and construction trucks must be prohibited from entering
the section of Tung Chung Road west of Ha Ling Pei. Vehicles that have sufficient reasons
for entering need to seek formal approval from relevant authorities.

(d) No construction and civil engineering works should be allowed in the riverbed, riparian
zone and estuary of Tung Chung River. Storm water and sewage water should not be
discharged into the river courses and estuary of Tung Chung River.

Prevention of Water Pollution and Habitat Damages

45,

46.

47.

48.

Green groups concur that “ any diversion of streams, filling of land/pond or excavation of land,
including that to effect a change of use to any of those specified in Column 1 and 2 above or the
uses or developments always permitted under the covering NOTES......, shall not be undertaken
or continued on or after the date of the first publication in the Gazette of the notice of the draft
DFA plan without the permission from the TPB under section 16 of the Town Planning
Ordinance”, which is stipulated in Remarks under “GB”, Remarks (b) under “CA” and “CPA”
in TCVOZP.

However, we opine that this planning measure should also stipulated other zones in TCVOZP,
especially those the tributaries of Tung Chung River, whatever natural streams/rivers, irrigation
or stormwater channels, flow through and waterways in mangroves, and including the
tributaries flowing through Mok Ka, Lam Che and Nim Un. “Filling of land/pond or excavation
of land” should be under the same planning control as “diversion of streams™ and stipulated
under Remarks (c) of *“V” zones in TCVOZP.

For Section 17.2 of EX_PLANATORY STATEMENT, TCVOZP, we opine that regarding “uses
or building which were in existence immediately before the first publication in the Gazatte of
the notice of the draft DPA Plan, any material change of such use or any other development”

. which may have adverse environment, drainage, traffic, ecology and hydrology of the Area

should not be permitted. “The alteration and/or modification works which may lead to an

environmental and ecological improvement to the Area may be considered favourably by the

Board.”

For Section (2) of NOTES, TCVOZP, in order to avoid water pollution to Tung Chung River
and Bay, any use or deyelopment that does not conform to Water Pollution Control Ordinance
(Cap.358) should be terminated despite being in existence immediately before the first



49,

50.

51.

52,

53.

publication in the Gazette of the notice of the draft DPA Plan No. DPA/I-TCV/1.

For section (8)(b), (9)(a)(i) and 9(b) of NOTES, TCVOZP, “refreshment kiosk™ should not be
permitted on ecologically important areas, within 30 metres on either side of river/stream,
which have been mostly zoned as “CA” and “CPA” and agricultural lands because it may
generate wastewater and garbage that pollute the water bodies and degrade the habitats.

For section (8)(c) and (d), and (9)(a)(ii) of NOTES, TCVOZP, in order to avoid alteration of
physical setting and damage to ecology of the natural streams and rivers (including its
tributaries flowing {hrough or by agricultural lands), diversion, excavation, shotcreting and
paving of beds and banks should not be allowed for “maintenance or repair

of v watercourse......” and “...... drainage works... ...” without the permission of the relevant

government authorities in charge of environinental protection and nature conservation,

For section (8)(e) of the NOTES, TCVOZP, the septic tanks of rebuilt New Territories
Exemption Houses should not be constructed within 30 metres of either side of watercourse to

avoid pollution of river water by the sewage.

For Section (11)(a) of the NOTES, TCVOZP, we concur that “femporary use or development of
any land or building” should not be permitted in areas zoned “CA” and * CPA”.

For Section (11)(b) of the NOTES, TCVOZP, we strongly urge that open storage and port

back-up landuses must be prohibited in the Planning Scheme Area because these landuses

(a) are not compatible with the environmental setting and landscape of Tung Chung River
Valley,' l . '

(b) breaches the planning intention of TCVOZP,

(c) will encroach and interrupt the Tung Chung River which is designated as EIS, proposed
River Park and SUDS,

(d) will disturb and cause permanent and irreversible loss of habitats, such as river beds and
banks, freshwater marsh, farmlands, by land filling, dumping of wastes and soil debris,

(e) will cause land contamination with toxic substances, air and water pollution,

(f) will trigger opening of private vehicular access and additional heavy-vehicle traffic that
further disturb and destroy the habitats in Tung Chung River Valley and Bay.

(g) are difficult to be reinstates to the origin habitats through planning measures.

Adverse Impacts of Road Network

54.

Green groups would like to stress the adverse impacts of road network (Section 10.1 of
EXPLANATORY STATEMENT, TCVOZP) on the environment and ecology of Tung Chung
River, Valley and Bay. Road access will promote development, air and noise pollution, and
facilitate illegal dumping and landfilling on farmlands and riverbanks.



55.

56.

57.

58.

59.

60.

In order to prevent uncontrollable and unenforceable vandalism in Tung Chung Valley and other
potential adverse impacts of road access, we urge the Administration to review the proposed
road network in the OZP: and to impose traffic restriction in Tung Chung West, especially for
construction trucks and machinery. |

We insist that all non-essential roads access to ecologically sensitive areas such as nataral
coastlines, river banks, fisng shui woods and other ecologically important sites is eliminated.

In the Section 7.1.7 and Figure 2 of EXPLANATORY STATEMENT, TCVOZP, “swo

Non-Building Areas (NBA) of 20m and 30m wide are proposed in Area 60 and 714 respectively

as breezeway to promote better air ventilation and to enhance visual permeability” and not

shown in the draft TCVOZP, i.e. _

(a) an extension of Yu Tung Road througﬁ “R{C)2"(Area 60) to “CPA” on the eastern bank of
Tung Chung River, }

(b) an “NBA” zone connecting “CA” with Road 125 through “R(C)17”(Planning Area No.71A)
to the north of Shek Mun Kap, '

However, we worry that these NBAs will become road access that facilitate flytipping and

threaten the adjoining “CPA” and “CA”. Moreover, road access will generate air pollution from

vehicles that contradicts the design concept of these NBAs. '

We are highly concerned about the Road L28 connecting existing Shek Mun Kap Road to Mok
Ka, which runs across an EIS designated by AFCD.

Also, the existing illegal road access across Tung Chung River in Area 84 must be removed
because it is not compatible with the planned River Park. Moreover, such illegal structure
threatening the water quality and ecology of Tung Chung River should not be accepted and

rationalized in the statutory land-use plan.

We are also concerned that road access will initiate and ecological vandalism activities in
ecologically important areas, e.g. the “CA” zone adjoining Ngau Au, and the “CA” zone
between Shek Mun Kap Road and Area 71 A,



Thank yoi very much for your kind attention. We look forward to your favourable decision.

Yours faithfully,
7 ]

CHENG Luk-ki (Division head, Scientific Research & Conservation, Green Power).

On behalf of

Designing Hong Kong

Eco-Education & Resources Centre
Green Lantau Association

Green Power

Hong Kong Bird Watching Society

Hong Kong Outdoors

Lantau Buffalo Association

The Conservancy Association

World Wide Fund For Nature Hong Kong

Encl.

Appendix 1. Green Groups’ recommended DPA Plan (version Oct 2015)

Appendix 2. Joint green groups’ recommended DPA Plan for Tung Chung River, estuary, coastal
areas and associated habitats (version Jun 2012)

Appendix 3. Map illustrating degraded site complaints and photos by green groups.

Appendix 4. Aerial photos of Tung Chung Valley taken in November 2007 and April 2015.

c.C.
Mr. Paul Chan Mo Po Mr. LO Kwok Chung, David
Secretary for Development Chief Engineer Islands Division
Email; sdev@devb.gov.hk Civil Engineering and Development Department
SN Email: kclo@ecedd.gov.hk

Professor Anthony CHEUNG :
Secretary for Transport and Housing Mr. LAU Ka Keung
Email: sthoffice@thb.gov.hk Director of Highways

. Highways Department
Mr. WONG Kam Sing Email: kklan@hyd.gov.hk

" Secretary for Environment .
Email: sen@enb.gov.hk Mrs Ingrid YEUNG
, Commissioner for Transport

Mr. LING Kar Kan _ Transport Department
Director of Planning Email: comr@td.gov.hk
Planning Department
Email: kkling@pland.gov.hk : Mr. K H TONG, Edwin

. Director of Drainage Services
t . - Drainage Services Department
' ' Email: edwintong@dsd.gov.hk
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19 June 2012

Joint Green Groups’ Statement on Protection and Conservation
of Tung Chung River, Estuary, Coastal Areas and Associated Habitats

The undersigned groups are deeply concerned about the Government’s plan to reclaim the Tung
Chung River Valley and coastal areas for development under the “Planning and Engineering Study
on the Remaining Development in Tung Chung”, which will destroy Tung Chung River Valley’s
intact and integraled stream, riparian, estuarine and coastal ecosystems. These habitats support
outstanding biodiversity. Tung Chung River is one of the few remaining major streams in Hong
Kong which has not been overly affected by channelization or water pollution, and largely retains
its natural state throughout the whole river course from headwater to estuary. The Tung Chung
River system is unique in the local context. Its headwaters flow down from Hong Kong’s second
and third highest peaks, and run uninterrupted all the way to the shallow Tung Chung Bay. The
high connectivity and continuity along its whole length from the montane area to estuary make it
exceptionally rich in its aquatic and coastal biodiversity, including many rare and endangered
species. The surrounding land area also contains diverse habitat types, supporting many
ecologically important animal and plant species in Hong Kong,

We urge the Government to protect the Tung Chung River (both channelized and natural sections,
and its tributaries), its estuary, the entire Tung Chung Bay and other remaining natural habitats
" within Tung Chung Valley, which are of high ecological, landscape, hydrological and cultural
values, 5o as to preserve natural resources for nature conservation, community use and enjoyment,
and fisheries. In addition, we have prepared a recommended Development Permission Area (DPA)
plan incorporating our vision for a sustainable future for Tung Chung’s remaining natural areas for

Government’s consideration.



3. Tung Chung has a special history and a unique setting. It has been settled since the fall of the
Southern Sung Dynasty in 1279. The bay was the setting for a huge naval battle in 1810 when the
Qing navy defeated the notorious. pirate Cheung Po Tsai. The Tung Chung Fort and Tung Chung
Battery dated from these times and are listed monuments. Lying between the forested slopes of Lantau
Peak and Nei Lek Shan, the bay with the immensely photogenic fishing village on Ma Wan Chung,
the historic Hau Wong Temple in its coastal setting, and the sea grass and mangrove stands, offers a
unique panorama and insight for visitors and locals alike. These aspects would disappear if Tung
Chung is further developed.

4. We would also note that the Convention on Biological Diversity was extended to Hong Kong with
effect from 9 May 2011. The implication of the extension is a commitment to develop and
implement best international practices for the conservation and sustainable use of - biodiversity.
There are now further obligations for our future development plans to effectively manage and

. protect our valuable ecological diversity within or outside the protected Aareas‘ and ensure their.
conservation and sustainable use. Under Article 8 of this Convention, each contracting i:arty
shall:

® Establish a system of protected areas or areas where special measures need to be taken to conserve

biological diversity;

® Develop, where necessary, guidelines for the selection, establishment and management of protected

areas or areas where special measures need to be taken to conserve biological diversity;

® Regulate or manage biological resources important for the conservation of biological diversity

whether within or outside protected areas, with a view to ensuring their conservation and sustainable
use;

® Promote the protection of ecosystems, natural habitats and the maintenance of viable populations of

species in patural surroundings;

® Promote environmentally sound and sustainable development in areas adjacent to protected areas

with a view to furthering protection of these areas;

® Rehabilitate and restore degraded ecosystems and promote the recovery of threatened species,

inter alia, through the development and implementation of plans or other management strategies;

® Endeavour to provide the conditions needed for compatibility between present uses and the

conservation of biological diversity and the sustainabie use of its components.

5. Therefore, compatible landuse should be extended to Tung Chung River, estiary, coastal areas and

N associated habitats which can serve as a green lung for the existing residents of Tung Chung, Our

vision for the Tung Chung’s remaining natural areas is as follows:

a. Protect and conserve high quality natural habitats which are of rich biodiversity and ecological
value through conservation planning, management and monitoring: In particular, Tung Chung
River, estuary, woodlands and the coast should not be exploited for any development and
protected statutorily as “Site of Special Scientific Interest”, “Conservation Area” and *“Coastal




Protection Area” zones as illustrated in our recommended DPA plan for Tung Chung remaining
natural areas. (See Appendix 1 regarding green groups’ recommended DPA plan for Tung
Chung’s remaining natural areas.)

b. Promote compatible community use and enjoyment in the Tung Chung River Valley and the
estuary through environmental education and passive recreation activities. Ecologically-friendly
facilities which encourage the public to assess Tung Chung River and the estuary can be
considered, for example, eco-trails, a riverside park, a nature education centre, resting places and
look-out towers. ‘ _

c. Enhance the tourist appeal of Tung Chung River Valley based on its river landscape and cultural
heritage through improved linkage to existing Country Parks in Lantau, as Tung Chung River
Valley is located amongst existing tourist spots including Hong Kong International Airbort,
Ngong Ping Cable Car, Po Lin Monastery and the Tian Tan Buddha Statue.

6. In order to further support the ecological value of Tung Chung River, estuary, coastal areas and
associated habitats, a number of conservation groups have commenced ecological surveys in these
areas. The results will be released and submitted to the Government to facilitate environmentally
and socially sound planning for Tung Chung’s remaining natural areas. The surveys cover a wide
range of taxa groups and a summary of the results is presented below.

7. Tung Chung River and riparian zones
The preliminary results show that Tung Chung River is rich in freshwater fish species. Over 20

freshwater fish species (11% of total number of freshwater species) can be found in the Tung
Chung River and five of them (including Beijiang Thick-lipped Barb (Acrossocheilus
beijiangensis) and Giant Mottled Eel (dnguilla marmorata)) are considered to be of high
conservation importance. In fact, Tung Chung River is one of the last local streams which still
has a natural estuary. Tﬁng Chung River and its riparian zones are also ecologically important
for 25 amphibian and reptile species (22% of total number of amphibian and reptile species)
including the endemic Romer’s Tree Frog (Liuixalus romeri) and Hong Kong Newt
(Paramesotriton hongkongensis) which are protected by law. At least 48 butterfly Species (18%
of total number of butterfly species) can be found in Tung Chung’s remaining natural habitat, and
a population of one rare butterfly species, Jhora Scrub Hopper (deromachus jhora) can be found
within the marsh inside Tung Chung River.

8. Tung Chung Estuary and Tung Chung Bay
Tung Chung Estuary is characterised by mudflat, mangrove, saltmarsh and seagrass habitats and

the San Tau seagrass bed SSSI is located on its western side. The estuary is home to various
mangrove plant and animal species and is also the breeding and mursery ground for two horseshoe
crab species, Chinese Horseshoe Crab (Tachypleus tridentatus) and Mangrove Horseshoe Crab
(Carcinoscorpius rotundicauda)) and one pipéﬁsh species, Seaweed Pipefish (Syngnathus
schlegeli), demonstrating its high ecological value and importance in local context. Tung Chung



Bay-is also exceptional in terms of economically important juvenile fish and crustacean species,
which shows that Tung Chung Bay is an important nursery area of commercial fisheries resources.
The bay is also an important foraging ground for some important wetland bird species like
Swinhoe's Egret (Egretfa eulophotes) and Pacific Reef Egret (Egretta sacra).

9. Tung Chung Valley
Tung Chung Valley is largely covered with wooded areas and several Fung Shui Woodlands are

identified. The secondary woodlands surrounding Tung Chung Valley are good in quality and are

used by many fauna species. These woodlands also contain protected plant species like Incense -

Tree (Agquilaria sinensis) which are of conservation importance. Four butterfly species of
conservation importance are recorded near the Tung Chung woodlands, including Oriental Stxiped
Blue (Leptotes plinius), Peacock Royal (Tajuria cippus), Golden Birdwing (Troides aeacus) and
Common Birdwing (Troides helena). (See Appendix 2 for some highlighted key ecologically
important species recorded in the Tung Chung River, valley, estuary and bay.). Part of Tung
Chung River, its riparian habitats and its estuarine habitats have been severely damaged by
haphazard development over the last decade and it is time to provide appropriate planning and

protection to the remaining key sites.

10. In view of the intactness, unigueness and intricate ecology of Tung Chung River Valley, estuary
and coastal areas and the social benefits of conservinig these areas for public use and tourist
attraction, any adverse impacts of development or incompatible uses in these areas mmst be
avoided. Therefore, we strongly urge the government to:

a. Prohibit civil engineering work, channelization and reclamation in Tung Chung River courses and

banks, estuary and the entire Tung Chung Bay. ‘ ‘

b. Prohibit any discharge of effluents and connection of outfalls to Tung Chung River channels and
esturary. Any landuse .and activity that brings about water pollution must be removed from Tung
Chung River banks and the shores of Tung Chung Bay.

c. Rehabilitate the channelized/ damaged artificial river sections.

d. Adopt our recommended DPA plan to guide a sustainable planning and development in Tung
Chung.

€. Terminate the present planning and engineering study on the remaining development in Tung
Chung and not to fast-track the landuse planning, engineering feasibility and EIA study processes.
We consider that the present proposed plan to reclaim Tung Chung Bay, with new town
development as the decided objective, pre-empts the landuse planning and ETA process.

Co-signed Groups

Designing Hong Kong Hong Kong Bird Watching Society
Eco-Education & Resources Centre The Conservancy Association

Green Lantan Association WWEF-Hong Kong
Green Power '
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- Survey & Mapping Office, Lands Department P2F2000
LR The Government of Hong Kong Special Administrative Region .
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ipbpd . . _
CCjr iy s QO TPB/R/SA-TCTC21-21
&.ﬂ 5 08503 R W16FEE /= 23:55 T
W tpbpd@pland. gov.hk = :
x5 DHK comment on Draft Tung Chung Outline Zoning Plans No, S/I-TCY/1, SA-TCE/L and SA-TCTC2)
. HHE 20160308 DHK Tung Chung New Town Extension OZP.pdf
Dear sirs,

Attached please find our comment on the captioned.

Miffy

Designing Hong Kong Limited

Tel: 4

Fax: 2187 2305

Unit 7, 5/F, Eastern Harbour Centre, 28 Hoi Chak Street, Quarry Bay, Hong Kong

Website: http://www.designinghongkong.com/

Facebook Page: hitps://www.facebook com/DesigningHongK.ong

021



Hong Kong, 8 March 2016

Chairman and Members

Town Planning Board '
15/F, North Point Government Offices
333 java Road, North Point, Hong Kong
Fax: 2877 0245

Emall: tphpd@pland.gov.hk

Dear Sirs,

Re: Draft Tung Chung Valley Outline Zoning Plan No. S/I-TCV/1,
Draft Tung Chung Extension Area §/1-TCE/1, and
Draft Tung Chung Town Centre Area Outline Zoning Plan No. S/I-TCTC/21

Designing Hong Kong Limited is concerned over the captioned draft Outline Zoning Plans:

D4

We are concerned with the overall capacity of Tung Chung area, and the planned increase from 82,000 to a
population of 220,000. The area is facing a lot of development constraints including poor air quality and
the increase in population and economic activities in close proximity to valuable natural resources may
result in irreversible impacts.

The expansion of Tung Chung Town can’t be judged as an isolated event, in addition to the residential
community there is a need for economic developments providing the necessary job opportunities. The
Lantau Development Advisory Board has proposed a range of such developments, and the proposal is
under public consultation. The government should provide a comprehensive plan for Lantau development,
including Tung Chung new town extension instead of the current piecemeal approach. -

The terrestrial and marine baseline studies should cover the whole Lantau Island, including the Tung
Chung New Town and Lantau South, and identify the habitats and ecology we can’t lose. Proposed
developments and other projects outside the extension area should also be considered. Coor dmatson with
other proposed projects in/around Tung Chung is missing.

The Convention on Biological Diversity (CBD) has been extended to Hong iKong since May 2011. Projects
which impact the environment should be in line with the CBD principle. Tung Chung River, Valley and
estuary’s ecosystem should be regarded as a whole and be evaluated in the assessment. The Tung Chung
River includes several Ecological Important Streams (EIS) namely Wong Lung Hang and Tung Chung (Mok
Ka and Shek Mun Kap). It forms an estuary with a rich ecology and diversity of species.

Tung Chung is facing lots of development constraints including poor air quality. Any additional
development will intensify the air pollution in the area. As we have mentioned in the comment of E1A
report, the project should adopt the new Air Quality Guidelines (AQG) by the World Health Organization
(WHO) to evaluate the cumulative impacts towards the existing and future residents in Tung Chung.
Measures should be suggested to improve the air quality in town for the growing population

Tun ChunﬂV lley Qutline Zoning Plan No. S/I-T 1

We are concerned over to the development plan for Tung Chung West. Detailed comments have been
included in the “Green Groups’ Joint Submission in Response to "Draft Tung Chung Valley Qutline Zoning
Plan No. 5/I-TCV/1 and Draft Tung Chung Town Centre Area Outline Zoning Plan No. S/I-TCTC/21"” which
have yet to be addressed (see Annex I)

RPN Sy Farar




We call for a new Development Permission Area Plan or Country Park extensions to include Tin Sam and
Wong Lung Hang which otherwise will remain as enclaves without effective land use control.

Tung Chung River has been recognized as an Ecologically Important Stream (No. 27) by Agricultural,
Fishery and Conservation Department (AFCD). Spili over in various forms from the proposed
development will impact the ecology of Tung Chung River and estuary.

To ensure adequate management, the areas identified for conservation and hydraulic (flooding) uses
along the Tung Chung River and streams, and estuary, should be resumed and managed as a park. Private
and unallocated government land zoned for conservation and left without management in close proximity
to significant development is unsustainable given current enforcement capabilities as can be witnessed
throughout Hong Kong.

Town Planning Board should recognize the proposal submitted by a coalition of green groups to
Government to establish a River Nature Park and to protect the Tung Chung River and estuary by
resuming private land lots in the proposed park. Simply zoning land for conservation uses is not enough.
The landowners should be compensated and the land should be managed by Government as a River
Nature Park. The resumption of land and the management as a park will make it possible to better
conserve and enhance the ecological vajue and functions of the area, The park will provide a high quality
nature experience for residents and improve flood control. Our proposal on land resumption has attached.

We have serious concerns over incompatible developments and vandalism in Tung Chung River Valley.
Over the past decades, green groups have observed a proliferation of these cases along the Valley. In 2015
approximately 13% of the land has been filled with waste and covered with unauthorized structures. With
the proposed increase on construction waste disposal charges, the vandalism situation may get more
serious. In the EiA report and Outline Zoning Plan, the road has been proposed to extend to Lam Che and

" Nam Yuen, which will certainly create more opportunities for vandalism.

Some local organizations have found out new and extended dumping along Shek Mun Kap, which should
be zoned as "Other Specified Uses (For "River Park” Only), and the previous land state of these lands
before the gazettal of OZP should be active farmland or abandoned farmland.? The government should
ensure the control over the existing and potential unauthorized uses and vandalism in the area. We urge
the government to provide an early implementation of environmental protecticn and conservaticn land
uses proposed in the TCVOZP in prior to other project works in Tung Chung area and impletnent traffic
restriction in Tung Chung Valley and Bay, especially for construction trucks and machinery immediately
which are proposed by the joint green groups.

The human disturbance and development threat brought from the "Residential” zonings will impact the
natural and rural landscape, hydrology and ecology of Tung Chung Valley. In addition, the Area 42 and 46
zoned as “Residential (Group 4)” (“R {A)") in Tung Chung Town Centre Area Qutline Zoning Plan No. S/I-
TCTC/21 will block the breezeway and view corridor at Northeastern part of Tung Chung Valley. (Figure 2)

The “V Zone” in Shek Lau Po has been extended and covered the surrounded “Agriculture” zones. This has
not been justified in the EIA report. (Figure 1) According to the OZP paperNo.10045, there are active
farmlands along Shek Lau Po and Shek Mun Kap. The “Agriculture” zones could serve as a buffer between
the Tung Chung Valley and V zone to avoid pollutants from reaching the river and estuary and provide a
better enhancement and management on flood control.

! http:#/hk.apole.nextmedia.com/realtime/news/20 1601 21/54672593
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*  Besides, the local groups are calling for waste recycling system, which is a system to collect the food waste
from airport and Tung Chung Town to provide organic fertilizer to surrounded farmlands. A new policy
has been proposed to ensure sustainable development of agriculture in Hong Kong. The Board should
reserve quality farmland to support the policy and the potential sustainable local economy.

Draft Tung Chung Extension Area S/I-TCE/1

+  The proposed land reclamation at the east of Tung Chung will cause the permanent loss of 145 hectares of
sea area that could potentially be an important dolphin habitat at night-time according to the acoustic
monitoring study at Siu Ho Wan. In the E1A report, the study conducted at Sunny Bay is much further from
the proposed site, and the baseline information of dolphin usage conducted in 2013 and 2014 was affected
by the HZMB construction. The EIA report failed to provide a proper assessment, which is not proper to
process the Qutline Zoning Plan.

. 7

*  The proposed reclamation would take place less than 2Zkm way from the proposed The Brother's Marine
Park. According to the EIA report, during its peak construction period between mid-2018 and late-2019,
42 to 56 construction barges would cross over The Brothers Marine Park daily. Moreover, the
construction of the Tung Chung New Town Development Extension will partially overlap with that of the
Third Runway, increasing daily marine traffic to as much as 200 vessels within and around the Marine
Park. This huge volume of marine traffic would severely disturb marine life and discourage the Chinese
white dolphins from returning to this once important habitat.

+  The proposed ecological coastline is not only an untried measure, it does little good in mitigating the
impacts on the dolphin habitat and Marine Park during construction. We urge the government to follow
the two measures suggested by WWF-Hong Kong and green groups to minimize the development's impact
to marine life.

(1) “The project’s constiruction barges should be barred from the proposed The Brothers Marine Park.”

(2) “Designate waters off Tai 0 in west Lantau as a Marine Park by 2019 to make up for reclamation-
induced habitat loss since recent research has revealed that's the prime dolphin habitat now. This new
Marine Park can connect four athers - Sha Chau and Lung Kwu Chau, The Brothers, SW Lantau and the
vicinity of Third Runway - creating a marine protected area network for the dolphins.”

*  Weobject to private marina, but support public typhoon shelter for small vessels and water sports
activities. The pier at the northeastern part of reclamation area will be privatized by private marina club
under the zoning of ‘proposed "0U” annotated “Marina Club, Boat Repairing and Commercial facilities
associated with Marina Development” zone covers two linked sites in Area 143 and 144.’ (See appendix I).

«  Wesuspect that the proposed "Residential (Group A)” and "Residential (Group B)” with maximum BHs
ranging from 45 mPD to 140 mPD will worsen the air quality of existing Tung Chung Town and the
proposed schools which will be located at “GIC” zones.

Draft Tung Chung Town Centre Area Gutline Zoning Plan No. S/I-TCTC/21

*  The proposed amendments, including amendment C, D1, D2, E1, F1, F2, G1 and R3 will cause the loss of
large area of vegetation and numbers of trees in the existing community and surrounded "Green Belt” The
open space and recreational space serving the exiting residents will also be removed. The compensation of
trees and re-allocation of open space should be identified in the plan during and after the construction of
project. For example, the existing open spaces are connected with the residential buildings. How the
future Town Park could serve the need of existing and future residents? The proposed recreational place,




such as sport centre located at the reclamation area will be too far for Tung Chung Town residents. A more
detailed plan should be provided.

We are concerned with amendment C and object to amendment R3, the areas zoned for small houses
development should be limit to previous “V-zone” plus a reserve for approved small house applications
only.

What is the carry capacity of Tung Chung MTR line? How to minimize the impact of pollution and
construction trucks to residents? A compressive traffic plan and detailed traffic impact assessment should
be provided during and after the construction of project,

The local market suggested by local groups should be considered. We are concerned over the proposal of
local retail uses along the Linear Parks and the main streets forming key pedestrian spines and activities
corridors which aims to “provide opportunities for local residents to open up small business” in the draft
Tung Chung Extension Area Outline Zoning Plan S/I-TCE/1. We support the planning intention, but the
plan could not ensure the retail shops are opened up or rented by local residents. A local market with
“authorized hawkers at existing Town Chung Town will be more suitable for local residents.

In addition, the existing bike parks are removed and covered with residential buildings. An overall plan for
cycling path, including the relocation of bike parks should be provided.

Here we submit for your consideration.
Designing Hong Kong Limited
March 2016




Figure 1

The Draft Tung Chung Valley Qutline Zoning Plan  The EIA Report: Revised Recommended Outline
No. §/1-TCE/1 Development Plan-TCW

The "V zone” in Shek Lau Po has been
) extended and covered the surrounded
T “Agriculture” zones in OZP. This has
' not been justified in the EIA report.’

Agricultural land (Active, Dry)

Agricultural land (Abounded, Dry)

Agricultural land (Orchard)
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The Area 42 and 46 zoned as
"Residential (Group A)" ("R
(A)") in Tung Chung Town
Centre Area Qutline Zoning
Plan No. S/I-TCTC/21 will
block the breezeway and view
corridor at Northeastern part
of Tung Chung Valley.
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Appendix I

From: Paul Zimmerman

Sent: Saturday, January 03,2015 12:34 AM
To: ‘eiaocomment@epd.gov.hk’

Subject: Tung Chung Extension

Dear Director

Although past the deadline for comments, we learned of a number of concerns over the “marina”.

I have worked on marine and planning issues since 2003. I object to a private marina, but support a public
typhoon shelter for small vessels and water sports activities. Here is why and how.

We have more sea than land, we have B0Okm of shoreline, a rich opportunity for recreation.

we have 12000 small vessels incl pleasure craft and sampans (the poor mans yacht). And this number
continues to grow at double digits.

]

However, we only have 3200 berths in sheltered water (safe and secure, and where insurance is applicable
. during typhoons).

v

Unless you are a rich person who can afford clubs, boat users are forced to keep their boats on beaches tied
under trees, pulled up on the rocks, or at anchor or at unauthorized moorings. This shortfall of safe and
affordable public facilities excludes a very large part of the community from enjoying our marine resources. It
stops kids from learning and enjoying water sports activities. We have fewer and fewer people who know the

water and wind.

We need to create areas of sheltered water throughout the territory to address the shortfall.

ABERDEEN harbour and Stanley beach at the southside, and port shelter and sai kung harbour in sai kung, are
full with long waiting lists.

cel Duire Bas
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With reclamation we can at low cost create sheltered water by lengthening the new shoreline without any
additionail impact on natural shorelines.

Where there is an existing man made shoreline impacts are limited, Examples of recent proposals at man-made
shorelines include a typhoon shelter for a public marine center outside science park. Sa Mun Tsai is insufficient
in tolo harbour.

The other proposal is at ex Lamma quarry. It is opposed by local fishermen and fish farmers who are holding
out for higher compensation payments from a future private developer. But why disallow new residents the use
of vessels other than the ferry to travel to ABERDEEN, or to go sailing, fishing or other recreation? There are
also existing small vessels around Lamma need safe shelter. Berthing at a ferry pier within typhoon shelter at
ex Lamma quarry allows safe operation under a greater range of weather conditions. Or do we deny this right
to people and end up with people forced to keep boats tied onto rocks and under trees?

The Baroque on Lamma is a bad marina proposal. Not only is it a private facility unaffordable by normal people,
it would intpact a naturai shoreline (and it is close to the shipping lane, etc etc). It simply is an excuse for
property development by the owner of local lots of Agr land.

TKO also needs a typhoon shelter for public use. The eastern channel at TKO is now the defacto local public
marine center providing some but insufficient shelter. You can find 100plus small vessels of local residents
moored there tolerated by MarDep.

As for the demand for private marina spaces for large yachts of residents and visitors - the MarDep / THB is
currently conducting a berthing review. Expanding ABERDEEN typhoon shelter or better use of existing
typhoon shelters in Kwun tong and to Kwa wan could help.

A close up on google earth of the tung Chung river esteary and nearby villages shows over a 100 small vessels
without a safe mooring. A typhoon shelter for public mooring (not a private marina) nearby will help resolve
this. It also offers a safe basin from which residents can enjoy water sports including sailing, rowing, etc. and a
possible take off point for dolphin tours, AFCD marine park control vessels and base, etc.

Note that boats registered in hk are generally not fast and don't travel very far. Typhoon shelters for public use
are thus required throughout hk and near residential communities (much in the same way bicycle parking
spaces are required near homes and various nodes).

There are concerns over marine protection and enforcement.

Protecting the CWD requires exclusion zones, speed control zones, etc for all vessels not just the ones using a
new typhoon shelter at tung chung. -

From issues associated with marine based recreation around sai kung we know that there are enforcement
issues which need to be addressed. But ack of enforcement {regulation and resources) should not be an excuse
for failing to resolve the shortfall in typhoon shelters especially near where vessels are and will be used.

Paul

District Councillor, Pokfulam
CEO, Designing Hong Kong
507, Eastern Harbour Centre
28 Hoi Chak Street

Quarry Bay, Hong Kong
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xE: Re: Green Powr & ERC submission re TCV DPA
K GP ERCTCY OZP comments 8M2r2016 draft.doc
Dear Sir/ Madam,

Pls find the attached seif-explanatory letter.

Thanks,

Yours faithfully,

CHENG Luk-ki

On behalf of GREEN POWER, ECO-EDUCATION & RESOURCES CENTRE

TPB/R/SA-TCTC21-22
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GREEN POWER] *

BY EMAIL ONLY

The Secretary,

Town Planning Board,

15th Floor, North Pomt Government Offices,
333 Java Road,

North Point, Hong Kong

(Email: tpbpd@pland.gov.hk)

8 March, 2016

Dear SirfMadams,
Green Power and Eco-Education & Resources Centre’s Joint Comments on
Draft Tung Chung Valley Qutline Zoning Plan No. S/i-TCV/1, and
Draft Tung Chung Town Centre Area Outline Zoning Plan No. S/I-TCTC/21

Long-term Preservation of Tung Chung River-cum-Bay

1. Green Power and Eco-Education & Resources Centre jointly welcome the draft Tung-
Chung Valley Outline Zoning Plan (TCVOZP) gazetted on 8 January 2016. However, we
consider that the present draft TCVOZP is deficient for the long-term conservation of
Tung Chung River-cum-Bay system which is one of few natural rivers remaining in the
territory, particularly with undisturbed estuaries (Appendix A).

2. We, as co-signed groups, concur to the joint letter date 8 March 2016 submitted to Town
Planning Board regarding the above-captioned draft TCVOZP.

3. In order to effectively preserve and manage the biodiversity, natural landscape and
hydrology of Tung Chung River, Valley and Coast, we call for

(a) Cover Tin Sam and Wong Lung Hang areas with a new Development Permission Area
(DPA) plan or Country Park extensions.

(b) Establishing a River Nature Park for proactive management of natural riverine and
estuarine ecology and landscape, and for flood regulation.

(c) Zoning Tung Chung Bay as SSSI, as recommended by Green Groups’ recommended
DPA.

(d) Early implementation of environmental protection and conservation landuses
proposed in the TCVOZP in prior to other project works in Tung Chung area covered
by OZP No. S/I-TCV/1, S/I-TCTC/21 and S/I-TCEA.

{(e) Traffic restriction in Tung Chung Valley and Bay, especially for construction trucks and
machinery, immediately.

Fishery and Ecological Value of Tung Chung Bay

4. Green Power and the Eco-Education & Resources Centre conducted survey in Tung
Chung Bay in 2012 and found that Tung Chung Bay is of high ecological importance for
pipefish. Also, larvae of economic species were found including family Callionymidae,
Clupeidae, Engraulidae, Gobiidae, Sciaenidae, Sillaginidae, Lutjanidae.



The Administration’s ecological and fisheries survey findings also confirm that Tung
Chung Bay is an important spawning and nursery ground for sea horses and other
marine life, and a rich fisheries resources site.

Thus, the entire Tung Chung Bay is a significant spawning and nursery ground for
economically valuable fishes and crustaceans, and diverse marine life that are
supported by the intact Tung Chung River and undisturbed Tung Chung River estuary,
Tung Chung Bay, mangroves and intertidal mudflat.

We are highly concemed about the impacts of any proposed Residential and Village
Type Development zones in TCVOZP on the water guality and ecology of Tung Chung

Bay.

Pipefish jB5E

Preservation of Wong Lung Hang Mangroves

8.

The “Commercial” (“C") zones in TCVOZP, especially Area 38A, in which a public
transport terminus is planned, encroaches the mangroves on the western bank of Wong
Lung Hang estuary where a breeding population of dragonfly Mangrove Skimmer
(Orthetrum poecilops)BE j%iE was discovered in 2015 by Green Power. Mangrove
Skimmer is listed as “Vulnerable” by IUCN and locally rare.

We urge that these “C” zones in TCVOZP will threaten Mangrove Skimmer population
and we recommend include its habitat in River Park or other proper conservation zoning
are needed. '

10. The public transport terminus should be refocated in Area 107(*GI/C”) or Area 39

(“R(AY1*) in SA-TCTC/21 to link more efficiently with the planned underground railway
station to the west of Yat Tung Estate. '

Mangrave Skimmer BERRES



Ecological Value of Tin Sam and Wong Lung Hang

11. Seventy butterfly species are recorded in the Tung Chung Valley and San Tau (nearby Tin
Sam), four of them are of conservation importance including Oriental Striped Blue
(Leptotes plinius) 4, Peacock Roval (Tajuria cippus) K%, Golden Birdwing
(Troides aeacus) €=Bi and Common Birdwing (Troides helena) =B, )

12. Thirty-four species of dragonflies and damseiflies, which comprise 27% of total species
number of Hong Kong, were recorded in Wong Lung Hang by Green Power in 2015,

# Common Birdwing ZE 5%

“Chinese Greenwing ZEZE (gl

13. According to HKPSG, the principle of ‘“refain significant landscapes, ecological and
geological attributes and heritage features as conservation zones” (Sec. 2.2. Ch. 10)
should be adopted to preserve the ecologically important and biologically diverse San
Tau, Tung Chung Bay and Wong Lung Hang, which should be implemented through
coverage of these areas with a statutory DPA Plan.

The Basic'Principles to Preserve Tung Chung River-cum-Bay System
14. Regarding the preservation of Tung Chung River and Tung Chung Bay, Green Power
submitted a letter to the former Chief Executive of HKSAR, Mr. Donald Tsang Yam Kuen,
on 21 September 2010 and the current Chief Executive, Mr. C. Y. Leung, on 8 January
2013, and Green Power and Eco-education & Resources Centre would like to reiterate
that:
(a) river works should be avoided as far as possible, the natural river courses and
estuary should not be altered in any scale; _
(b) land-use planning for Tung Chung River basin and estuary should take into account
of its permeability, natural landscape and ecology;
(c) sufficient vegetation cover should be maintained in the basin; and
(d) no sewage or stormwater of developed areas should be drained into Tung Chung
River channel and Tung Chung Bay.



Wise and Sustainable Landuse for Tung Chung River Valley and Tung Chung Bay
15. The government should protect and conserve the natural resources in Tung Chung

River Valley for compatible community use and enjoyment. Compatible landuse should |

also be recommended in TCVOZP and Tung Chung New Town Extension (TCNTE}

Study for further enhancement of the ecological and cultural value of Tung Chung Vailey

- and Tung Chung Bay such as:

(a) an eco-tourist hub acting as an interchange and interconnection to connect different
hiking and ancient trails in the area

(b) an stream trekking base for stream trekkers to explore the scenic spots along Tung
Chung River

(c) open space and greening areas integrating original natural features such as river
courses, estuary, mangrove and fung shui woods

(d) provision of educational facilities such as museums with the theme of fishery, river,
aquatic life and fish, natural history of Lantau, incense industry at Sha Lo Wan, Tung
Chung's history, etc

(e) a visitor centre can be provided in the non-sensitive part of Tung Chung Valley to
help the public to admire the ecolegical importance of Tung Chung River-cum-Bay
system, and facilitate hikers and stream trekkers

(f) facilitating visitors to visit various tourist spots in the area, including: Ngong Ping
Cable Car, Tian Tan Buddha Statue, Chek Lap Kok International Airport, Tung Chung
Fort and etc, in an environmental-friendly way

(g) making use of the existing Tung Chung River landscape and cultural heritage to
“enhance the tourist appeals of Tung Chung River Valley and promote passive
recreational activities (e.g., eco-trails linking to the surroundlng country parks, biking,
leisure fishing, etc.)

(h) Scientific research and education

16, However, such land uses have not proactively incorporated in the proposed River Park
and other zonings in TCVOZP.

Foreseeable non-enforceable vandalism

17.Tung Chung West will be highly vulnerable to dumping of construction and demclition
(C&D) waste generated in future development in Tung Chung because of the long
transport distance to waste facilities such as landfills, and the charging for vehicles
travelling through North Lantau Highway. '

18.Filling of the river banks and wetlands with wastes and/or soil debris are continually
reported in Tung Chung West, particularly Shek Lau Po and Shek Mun Kap. Such
activities would destroy the natural habitats in Tung Chung River Valley and threaten the
ecology and water quality of Tung Chung River.

19. We are particularly concerned about the following foreseeable environmental vandalism
which, according to current judicial and enforcement framework are extremely difficult to
prevent, enforce and reinstate:

(a) Discharge of domestic wastewater through stormwater drainage system to Tung
Chung River-cunm-Bay,

(b} Connection of ouffall of stormwater drainage system to Tung Chung River-cum-Bay,

(c) Dumping, reclamation, eradication of vegetation in Tung Chung River-cum-Bay,

(d) Incompatible developments in Tung Chung West



20.In addition to the draft TCVOZP which is preceded by the draft TCVDPA, feasible
measures to prevent uncontrollable vandalism and incompatible iand use activities from
encroaching Tung Chung West and damaging Tung Chung-cum-Bay include
(a) restriction of construction trucks and similar machineries access to sections of Tung
Chung Road and Yu Tung Road to the west of Chung Yan Road,
(b} mandatory collection of C&D wastes and provision of transportation of C&D wastes
to other proper locations & facilities, '

L8] TeloREe Ay

Tranqurlung Chung Rlverai[ey | lliegal dumplng near Wetland Park Tin Shui
Wai (Newspaper clipping)

Preservation of Hydrology

21.In order to preserve the water quality of Tung Chung River and Bay, land uses leading to
direct discharge of stormwater drainage, treated or unireated sewage should not be
allowed upstream or within the courses of “Ecologically Important Streams” in Tung
Chung designated by AFCD'".

22.A long-term, innovative and comprehensive drainage strategy and system should be
formulated for Tung Chung West which must preserve the Tung Chung River intact.
Completion of the construction of the “Sustainable Urban Drainage System” should be in
prior to commencement of any other works,

Air Pollution

23.0zone is the major air pollutant affecting Tung Chung'’s air quality which had the jongest
hours of Air Pollution Index reaching of exceeding 101 during 1999 to 2013, and Alr
- Quality and Health Index reaching 10 or 10+ in 2014 and 2015 (Table 1 below). EPD also
admitted in the media in February 2015 that Tung Chung is one of districts with highest
health risk in terms of-air quality®.

24.We opine that land use zoning should not lead to deterioration of air quality of Tung
Chung or expose the residents under air quality of high health risk.

Eco[oglcally important Streamns, AFCD, HKSAR:
https://www.afcd.gov.hk/english/conservation/con_wet/streams_rivers_hk/Con_NSR/Tung%20Chung%20Stream. pdf

PASEERS GPYTEREEEY, BHM A4 - 2015E 28 25



Table 1: The number of days with Air Quality & Health index = 10 or 10+ for General Air Monitoring Stations.

Year Centralf Eastern | Kwun Sham Kwai Tsuen { Yuen | Tuen | Tung TaiPo | Sha | Tap
Western | Disfrict | Tong ShuiPo | Chung |Wan |(Long | Mun | Chung Tin | Mun

2014 |5 2 5 7 8 7 |13 @ 3 |5 |3

2015 6 e 5 |6 |8 5 |4 |3

9 3l ?
Figures in [ E75552 and yellow box are the first, second and third highest across the row.

i

Geotechnical Risks

25.We have grave concerns about the geotechnical aspects of the proposed high-rise

residential development in Area 42 and 46 in Draft Tung Chung Town Centre Area Outline
Zoning Plan No. S/I-TCTC/21. In particular, the eastern slope of Nei Lak Shan to the
west of Tung Chung River Valley is composed of the extensive mantie of colluviums.
Major destructive landslide incidents occurred in Tung Chung area on 17 July 1892, 5

November 1993 and 7 June 2008. Therefore, land use planning in Tung Chung West

must take into account of the geotechnical stability.

I Large-scale debris flow occurred in Tung Chung Valley in 2008

26.Green Power and Eco-Education & Resource Centre hope that Town Planning Board

could address our environmental concerns stated above and should not compromise the
remaining valuable natural Tung Chung River and Bay recklessly to ill-planned new town
development. We recommends that the government should take a novel and
environmental-friendly approach for TCYOZP and Outline Zoning Plan No. $/I-TCTC/21 to
demonstrate how natural heritage and development can coexist in Hong Kong, as an
advanced and green city.



For any enquiries and questions, please do not hesitate to contact me at Green Power (T:
3961 0223; F: 2314 2661; E-mail: Ilkcheng@areenpower.org.hk).

For and on behalf of
Green Power-and
Eco-Education & Resources Centre,

(Lo ot @0

Dr. Cheng Luk-ki
Division Head,

Scientific Research and Conservation
Green Power

Attachment: : .
Appendix A- Evaluation of Tung Chung River-cum-Bay ecosystem



Appendix A - Evaluation of Tung Chung River-cum-Bay ecosystem

Tung Chung River-cum-Bay is important habitat in the territory because it contains

1. mature native woodland larger than one hectare

N

undisturbed natural coastal area larger than one hectare or longer than 500 metres in linear
measurement .

intertidal mudflats targer than one hectare

established mangrove stands of any size

brackish or freshwater marshes larger than one hectare

established seagrass bed of any size

N oo s

natural stream courses and rivers longer than 500 metres

Table.A.‘I Evaluating Tung Chung River-cum-Bay

Criteria ) Remarks

Naturalness Tung Chung River and Bay are highly valued because they are either truly
natural habitats (e.g. Most segments of Tung Chung River courses and the entire

intertidal mudflat and mangroves in Tung Chung Bay)

Size The area of Tung Chung River Basin and Bay are significantly large which are

11.0 and 1.2 square kilometre respectively.

Diversity The species assemblages and communities are diverse and_of high conservation
value.

Rarity Natural undisturbed estuary of Tung Chung River is rare. (Refer to Table A2
below) ' ‘

Rare species are also present.

Re-creatability Natural river courses, estuaries and intertidal mudflat are extremely difficult o be

re-created artificially.

Fragmentation High connectivity and continuity along Tung Chung River's whole length from the

montane area to estuary and Tung Chung Bay.

Ecological linkage Tung Chung River-cum-Bay ecosystem includes physicaily and functionally
interrelated and interconnected habitats: River courses, estuary, intertidal

mudflat, seagrass bed, woodlands and etc.




Potential value

With proper landuse planning and effective preservation measures, the
ecological values of Tung Chung River-cum-Bay ecosystem wili be further

enhanced and so is its fishery resources.

| Nursery/breeding ground

Tung Chung River-cum-Bay ecosystem is very important for the regeneration

and long term survival of many organisms and their populations.

Age

Tung Chung River-cum-Bay ecosystem comprises ancient natural habitats.

wildlife

Abundance/Richness of

variety and population of wildlife.

Tung Chung River-cum-Bay ecosystem is rated high as it is supporting large

Therefore, Tung Chung River-cum-Bay ecosystem is of rare, unigue and very high in ecological value.

Table A2
Stream Course Natural Section in Naturalness of Water Quality at Lower Course | Accessibility
Lower Course Estuary in 2014 - E. Coli (cfu/100ml)
(River Quality Monitoring
Station)
Tung Chung Small section - about Preserved (Tung 48(TC1) Easy
River 650m was channelised | Chung Bay) 79TC2)
Tuen Mun River | Completely Destroyed. 2,400 (TN6) N/A
‘channelised '
Shan Pui River Completely Preserved (Ramsar A490,000(YL3) Difficult
channelised; the Site)
Kam Tin River | estuary close to 46,000(KT1) N/A
Ramsar Site still retain 200,000(KT2)
natural river bed '
Lam Tsuen River | Completely Destroyed 33,000(TR121) N/A
channelised
Tat Po River Completely Destroyed 12,000(TR13) N/A
' channelised
Shing Mun River | Completely Destroyed 1,300(TR19) N/A

channelised
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xE HKBWS's comments on the amendments 1o the Tung Chung Town Centre OZP
K : 20160308_TCTC_OZP_HKBWS.pdf; Attachment!_JGG TCV & TCTC OZP Response 8Mar2016.pdf
Dear Sir/Madam,

Our letter regarding the captioned is attached.

Best Regards,

WOO Ming Chuan {Ms)

Conservation Officer

" The Hong Kong Bird Watching Society ) .

1C, V Ga Building, 532 Castle Peak Road, Lai Chi Kok, Kowloon, Hong Kong

This email has been sent from a virus-free computer protected by Avast.
www.avast.com
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Secretary, Town Planning Board
15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong
(E-mail: tpbpd@pland.gov.hk)
By email only

8 March 2016
Dear Sir/Madam,

Comments on the draft Tung Chung Town Centre Area Qutline Zoning Plan
No. 5/1-TCTC21

The Hong Kong Bird Watching Society (HKBWS) would like to object to the amendment
item A1 of the draft Tung Chung Town Centre Outline Zoning Plan {OZP) No. I-TCTC/20.

The ecological vaiue of Wong Lung Hang

In Section 7.9.2 of the Explanatory Statement of the draft Plan, it stated that “Wong Lung
Hang, an Ecological important Stream, ond its riparian areas with natural and dense
vegetation are zoned ‘CA” (Conservation Area) in recognition of their ecological values”.
The area is encircled by and ecologically connected to the Lantau North (Extension)
Country Park. The ecological value of the stream and its surroundings is well-recognized
by the Authority.

The flaw of the current OZP aniendment

The Wong Lung Hang area was previously unprotected by any statutory plan. Currently,
the OZP directly extends to the area without a “Development Permission Area” (DPA) plan
beforehand. It is already well-known that areas with OZP but without a DPA do not give
the Authority the power to carry out enforcement actions. As such, many natural
habitats in rural areas are being trashed or destroyed by land filling or excavation. For
example, Pui O in South Lantau is one the last piece of buffalo fields left in Hong Kong but
the freshwater wetlands are constantly being filled with construction waste (Figure 1).

Even though it is written in the Notes of the South Lantau Coast OZP that ahy filling of

land, excavation of land or diversion of stream requires the permission from the Town
Planning Board; yet without a DPA, the Authority cannot carry out enforcement actions.

If the Government recognizes the conservation importance of the Wong Lung Hang area,
would a statutory plan without effective enforcement be suitable for thé protection of
such area? Have we not learnt our lessons in South Lantau (e.g: Pui 0) and other
suburb/rural areas in Hong Kong? Why are we stili following the same path that will give
the Authority no power for enforcement and will lead to even: more' ecological
destructions?
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Our recommendations .

It is clear that an OZP without a DPA is not enough. We consider that the Government
and the Town Planning Board (TPB} have the responsibilities to safeguard our countryside
and to protect Hong Kong’s biodiversity. We therefore urge the TPB to exclude Wong
Lung Hang from the draft Tung Chung New Town OZP and make a new DPA for the Tin
Sum and Wong Lung Hang area. )

A joint letter representing views from 9 Green Groups was submitted on 8 March 2016
{(Attachment 1). The HKBWS respectfully requests the TPB would also fully address the
concerns stated in the joint letter as well as ours as stated above. Thank you for your
kind attention. )

Yours faithfully,

Woo Ming Chuan
-Conservation Officer .
The Hong Kong Bird Watching Society

cc. .
The Conservancy Association
Designing Hong Kong -

Green Power

Kadoorie Farm and Botanic Garden
WWTF — Hong Kong



Figure 1. Dumping of construction wastes/ land filling in the buffalo fields in Pui O
reported by a HKBWS’s member, [t is expected that Wong Lung Hang will receive similar
threats. S '
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BY FAX AND BY EMAIL

The Secretary,

Town Planning Board, :
15th Floor, North Point Government Offices,
333 Java Road,

North Point, Hong Kong

(Email: tpbpd@pland.gov.hk)

& March, 2016

Dear éir/Madams,

Green Groups’ Joint Submission in Response to
Draft Tung Chung Valley Outline Zoning Plan No. S/I-TCV/1, and
Draft Tung Chung Town Centre Area Outline Zoning Plan No. S/I-TCTC/21

Support the Promulgation of a Statutory Land Use Plan

I.

The undersigned green groups jointly welcome the draft Tung Chung Valley Outline Zoning

Plan No. §/I-TVC/1 (TCVOZP) gazetted on 8 January 2016, This OZP will introduce statutory
land use control in most part of Tung Chung River Valley and Bay and help protect the rich and
diverse ecology against incompatible developments, environmental vandalism and degradation.

In order to effectively preserve and manage the biodiversity, natural landscape and hydrology of
Tung Chung River, Valley and Coast, green groups call for, as shown in Appendix 1,

(2) Cover Tin Sam and Wong Lung Hang areas in new DPAs or Country Park extensions.

(b) Establishing a River Nature Park for proactive management of natural riverine and estuarine

ecology and landscape, and for flood regulation.

' (c) Early implementation of environmental protection and conservation landuses proposed in

the TCVOZP in prior to other project works in Tung Chung area covering by OZP No.
S/I-TCV/1, §/1-TCTC/21 and S/I-TCE/1.
(d) Traffic restriction in Tung Chung Valley and Bay, especially for construction trucks and

machinery, immediately.



Rich, Unique and Intact Ecosgsteni of Tung Chung River, Valley and Bay

3. Tung Chung River is one of the few remaining major streams in Hong Kong with “Excellent”

 water quality (accofding to EPD’s monitoring results) and tranquil scenery. The Tung Chung
River, which has not been overly affected by channelization, largely retains its natural state
throughout from headwater to estnary. The Tung Chung River system is unique in the local
context, Its headwaters flow from Hong Kong’s second and third highest peaks, all the way to
the shallow Tung Chung Bay without interruptions.

4. The high connectivity and continuity of the river system from the montane area to the estuary
make it exceptionally rich in its aquatic and coastal biodiversity, including many rare and
endangered species, e.g. Beijiang Thick-lipped Barb (Acrossocheilus beijiangensis) JLITLE
A, Philippine Neon Goby (Stiphodon atropurpureum) %255 27 &, Romer's tree frog
(Liuixalus romeri) [EEFS/MEEE, Chinese Horseshoe Crab (Tachypleus tridentatus) FEIE,
Seaweed Pipefish (Syngnathus schlegeli) &FEK ;’é;’g‘E Swinhoe’s Egret (Egretta eulophotes) B
BE % Diverse types of habitats are also found in the surrounding land area supporting many -
ecologically important animal and plant species in Hong Kong, including Common Birdwing
(Troides helena) ZRY% and Eurasian Eagle Owl (Bubo bubo) E;%%,%trefgr to Appendix 2).

5. Tung Chung River is the second richest in freshwater species of any in Hong Kong, with a total
of 23 species recorded, and listed as an Ecologically Important Stream (EIS)(No. 27) by
Agncultural Fishery and Conservation Department (AFCD). The mangroves on the intertidal
mudflat at the Tung Chung River estuary is the largest on Lantau which is one of highest plant
diversity sites. Tung Chung Valley and coast is also a butterfly hotspot which nurtures 148

| species which comprises about 60% of Hong Kong’s total, including two rare and two very rare

species.

Green Groups’ Recommended Development Permission Area Plan

6. Green.groups’ recommended Development Pexmission Area (DPA) Plan (version Oct 2015) for
a sustainable planning for Tung Chung River, estuary, coastal areas and associated habitats is

enclosed (Appendix 1).

7. Regarding the land use of Tung Chung Valley, we suggested in 2012 (Appendix 2):

(a) To protect and conserve high quality natural habitats which are of rich biodiversity and
ecological value through conservation planning, managément and monitoring. In particular,
the Tung Chung River, estuary, woodlands and the coast should not be exploited for any
development and protected statutorily as “SSS1”, “CA” and “CPA” zones as illustrated in
our revised recommended DPA Plan (version Oct 2015) attached to this letter (Appendix 1).

(b) To.promote compatible community uses and enjoyment of the Tung Chung River Valley and
the estuary through environmental education and passive recreation activities.



Ecologically-friendly facilities which encourage the public to access Tung Chung River and
the estuary can be considered, for example, eco-trails, a riverside park, a nature education
centre, resting places and look-out towers.

(c) To enhance the tourist appeal the river landscape and cultural heritage of the Tung Chung
River Valley through improved linkage to existing Country Parks in Lantau, Tung Chung
River Valley is located amongst existing tourist spots including Hong Kong International
Airport, Ngong Ping Cable Car, Po Lin Monastery and the Tian Tan Buddha Statue.

Therefore, Green Groups proposed in our recommended DPA Plan (Appendix 1) an extensive
River Nature Park to serve above-mentioned land use purposes and flood prevention.

Green Groups’ General Response to the Draft TCVOZP

9.

10.

11.

12.

Green groups agree with the general planning intention for the Area (first part of Section 8.1 of
EXPLANATORY STATEMENT, TCVOZP) is “to conserve the ecologically sensitive areas, to
protect the rural and natural characier, to maintain the unique landscape character and
cultural her:tage of the Area” and “enforcement actions should be taken against any
unauthorized development which would have impacts on the natural and rural character of the

Area”.

In response to the PLANNING CONTROL(Section 17 of EXPLANATORY STATEMENT,
TCVOQZP), green groups are very concerned that the publication of the draft Recommended
Outline Development Plan (RODP) of the future new town extension and associated increase in
economic activities has allured incompatible and unauthorized land uses in Tung Chung Valley

and Bay.

Over the past two decades green groups observed a proliferation of incompatible developments
and vandalism in Tung Chung Valley. The ecologically degraded land areas increased from
4.8% in 2007 to approximately 13% in 2015 (Appendix 3 and 4). However, enforcement powers
and protection were lacking due to the absence of a statutory land-use plan. .

To address these problems, the Administration should commit, with the publication of TCVOZP

for the Tung Chung River Vailey and coast,

(a) to ensure the proposed land uses in the TCVOZP can be implemented,

(b) to ensure control over incompatible and/or unauthorized developments,

(c) to terminate existing vandalism and to stem potential vandalism in Tung Chung Valley and
Coast; and -

(d) to protect the ecology, hydrology and water quality of Tung Chung River and Bay, a major
planning intention of the TCVOZP.



13.

14,

15,

Regarding the draft TCVOZP, green groups welcome the zoning of Area 96D, south part of the
planning scheme area, as “Conservation Area”(“CA”). However, we insist that 30m on either
side of river courses, banks and tributaries of Tung Chung River and Wong Lung Hang, Tung

~ Chung River Estuary and Tung Chung Bay should be zoned as “Site of Special Scientific

Interest”(“SSSI")(Appendix 1)

We also welcome the existing fung shui woods in the Tung Chung Valley west to Ngau Au and
north of Shek Mun Kap zoned as “CA” in the TCVOZP. However, we are disappointed that the
remaining fing shui woods receive no proper zones against development and ecological

vandalism. Therefore. we recommend that the remaining fing shui woods should also be zoned

as “CA?” for protection.

We advise that the tributaries of Tung Chung River flowing through Mok Ka, Lam Che and
Nim Un should be protected by zoning its stream courses and banks as “SSSI”.

Tin Sam and Wong Lung Hang Remained Unnrotgctéd

16.

17.

18.

19.

20.

The signatory green groups urge the Government to cover Tin Sam and Wong Lung Hang areas
in new DPAs (refer to Appendix 1) which otherwise will remain as enclaves or be without
effective land use control.

The seagrass beds and nearby mangroves at San Tau (SSSI1 No.58) are one of only four sites
where Dwarf Eel Grass (Zostera japonica) FERZERE, and one of only five sites where Oval
Halophila (Halophila ovalis)ZBE5 are recorded in Hong Kong. Both species are rare in Hong
Kong and are listed as of Local Concern status in China. San Tau mangroves is of high
conservation value due to rich floristic diversity. San Tau, which is nearby Tin Sam, is a
butterfly hotspot and Wong Lung Hang is an EIS listed by AFCD. Both areas require the

preservation of local habitats.

Although the eastern part of Tung Chung Valley and Wong Lung Hang areas are covered in the
in Amendment Al in Tung Chung; Town Centre Area OZP No. S/I-TCTC-21 (T CTCOZP), these
areas have never been covered by any DPAs, and thus any incompatible developments or
environmental vandalisms, such as diversion of Wong Lung Hang EIS, filling of land/pond or
excavation of land, cannot be effectively controlled or enforced.

Green groups consider Tin Sam, Wong Long Hang and eastem part of Tung Chung Valley are
integral parts of the whole Tung Chung River-cum-Bay hydrological and ecological system, and
should receive stricter and more effective land use control to ensure a comprehensive
managemént of flood regulation, water quality and nature conservation.

The Government should proactively protect the ecologically important Wong Lung Hang and
Tin Sam areas by adequate, effective and enforceable statutory measures. Such measures should



be consistent with those proposed for Tung Chung River-cum-Bay including land use planning
and control. Failure to designate a DPA for Wong Lung Hang and Tin Sam areas would
materially weaken the ability of the Administration to conduct effective enforcement of the OZP.
Since the Administration is fully aware of difficulties of enforcing an OZP which has not been
preceded by a DPA, failure to designate a DPA may be considered as maladministration and
thereby arouse public and legal controversy.

Tung Chung Valley not Suitable for Residential Development

21.

22,

23,

24,

In view of the “Residential (Group C)” (“R(C)”) zone (Section 9.2 of EXPLANATORY
STATEMENT, TCVOZP) and the Area 42 and 46 zoned as “Residential(Group A)”(“R(AY”)
(Section 7.2.6 and 7.2.7 of EXPLANATORY STATEMENT, TCTCOZP), we call for a
reduction in development pressure and wide ranging measures to alleviate development

impacts.

Much of Tung Chung Valley is allocated for residential development in above—mentioned OZPs.
We consider that such planning is incompatible with the physical and ecological setting of Tung
Chung Valley and the principles of the Convention on Biological Diversity. Under Article 8 of
this Convention, each contracting party shall:

Regulate or manage biological resources important for th-e- conservation of biological diversity

. whether within or outside protected areas, with a view to ensuring their conservation and

sustainable use;

Promote the protection of ecosystems, natural habitats and the maintenance of viable
populations of species in natural surroundings;

Promote environmentally sound and sustainable development in areas adjacent to protected
areas with a view to furthering protection of these areas;

Rehabilitate and restore degraded ecosystems and promote the recovery of threatened species,
inter alia, through the development and implementation of plans or other management
strategies;

Endeavour to provide the conditions needed for compatibility between present uses and the
conservation of biological diversity and the sustainable use of its components.

We are highly concerned that the residential development (plot ratio 1 near the Tung Chung
River estuary and up to 6.4 to the east of the valley) would affect the natural landscape,
hydrology and ecology of Tung Chung River, threaten the inhabited wildlife and impact the
water quality of Tung Chung River.

From the Hong Kong Observatory’s past observation on and prediction of Hong Kong’s future
precipitation pattern, the scale and frequency of river floods is expected to increase. Tung
Chung River is comparatively short and steep with an overall slope of 1: 4.9, (compared to Lam
Tsuen River 1: 14.5, Kam Tin River 1: 14.4, Shing Mun River 1: 17.7, Tuen Mun River 1: 17.9).



The average annual rainfall of its river basin reaches up to 2400 mm, which is one of the highest
regions in Hong Kong. Therefore, hydraulic and geotechnical conditions in small and narrow
area of Tung Chung River Valiey are highly unfavourable for dense and high-rise development.

25. Thus, in the long run, the Government must make early precaution and preventive measures in
river land use planning through OZPs for Tung Chung River Valley, to decrease the threat posed
by river floods due to climate change: ' ' '

(a) Governments should avoid developing residential and industrial areas in Tung Chung River
Valley, which are highly prone to flooding and landslide, to prevent risking the lives of residents
and their properties. _

(b) The government should allocate sufficient “permeable land use” by conserving vegetation and

avoid covering large surface areas with concrete in Tung Chung Valley which helps allowing

rainwater to infiltrate through the soil and alleviate flooding.

(c) Govermnment should strengthen law enforcement on dumping, unauthorized vehicle access and
developments on both sides of Tung Chung River or other activities which may affect drainage

capacity of the rivers.

26. The large areas of “R(A)”, “R(C)” and “Village Type Development”(“V”") zones in Tung Chung
Valley also threaten the water quality, ecosystem and landscape of Tung Chung Valley, River
and Bay area and violate the Convention on Biodiversity.

27. We agree “fo concentrate village type development within "V” zone for a more orderly
development pattern, efficient use of land and provision of infrastructures and services™
(Section 9.3.1 of EXPLANATORY STATEMENT, TCVOZP).

28. We concur the “general presumption against development” for the planning intention in “Green
Belt”(“GB*), “CA” and “Coastal Protection Area”("“CPA™) zone.

Threat to Species of Global Conservation Value
29. The “Commercial” (“C”) zone (Section 9.1 of EXPLANATORY STATEMENT, TCVOZP),
_especially Area 38A in which a public transport terminus and maximum building height of 35m
is planned, is incompatible with the mangroves on the westemn bank of Wong Lung Hang
estuary where a breeding popuiation of dragonfly Mangrove Skimmer {(Orthetrum poecilops)
PEFRSE was discovered in 2015 by local green group. Mangrove Skimmer is listed as
“Vulnerable” by IUCN and locally rare.

30. We opine that these “C” zones in TCVOZP will threaten Mangrove Skimmer population and we
recommend include its habitat in River Park or other proper conservation zoning are needed.




31.

The public transport terminus should-be relocated in Area 107(“GI/C”) or Area 39 (“R(A)1™) in

TCTCOZP to link more efficiently with the planned underground railway station to the west of
Yat Tung Estate, .

River Nature Park for Flood Control and Conservation as Public Interest

32.

33.

34.

35.

36.

37.

38.

Section 18.3 of EXPLANATORY STATEMENT, TCVOZP mentions that “the Government will
resume and clear the private land for... ... public developments... ...and provide infrastructure.”
Therefore, we urge the Government to seriously consider the resumption of all private land lots
in the Tung Chung River Valley to achieve a sustainable plan for public developments in Tung
Chung Valley.

It is proposed that land is resumed to provide flood prevention,environmental and conservation
infrastructure in the entire river valley, and estuary which is managed as a River Nature Park
(separately or jointly by DSD, AFCD and/or LCSD), to safeguard and control the hydraulic,
water quality and ecological properties of the river valley.

Designation of Tung Chung River Valley as a River Nature Park can be implemented by the
Government as part of public developments in the Tung Chung New Town Extension {TCNTE).

Whereas the residential and road zones in the OZP will impose adverse and irreversible impacts.
on the ecology of Tung Chung River Valley and Bay, the proactive land use management by
establishing a River Nature Park will help preserve natural resources for community use and
enjoyment, habitat protection and fisheries intended under the RODP-of TCNTE study and draft
TCVOZP. .

The resumption of land and the management as River Nature Park will make it possible to better
conserve and enhance the ecological value and functions of Tung Chung River Valley. The park
will provide a high quality nature experience for residents, improved flood control, and better
conservation of the rich habitat of the river valley and estuary.

The estimated resumption cost for about 500 private land lots with a total area of 8.5 ha in green
groups’ proposed River Nature Park (Appendix1) is HK$370 million,

The Government should explore and assess the feasibility and potential impacts of different
alternative options for flood prevention such as resuming lands along the riparian zones of Tung
Chung River so as to serve as natural floodplain to retain floodwater.

- Conservation First Before Development

39.

For Section 18 of EXPLANATORY STATEMENT, TCVOZP, we are disappointed that the
“phasing and packaging of works for the Tung Chung New Town Extension to achieve early



40.

41.

42.

43,

44,

tandem with population build-up” do not include the early implementation of environmental

protection and conservation landuses proposed in the TCVQZP. We urge the Administration to
adopt a “conservation first before development” strategy for the implementation of TCVOZP.

Most of Hong Kong’s major natural rivers are channelized and recipients of low quality water
including run-off and effluent discharges from storm drain networks. These rivers often emit
foul odour and are an urban blight degrading the living quality of Hong Kong, and impact our
image as a well-developed and livable world class city. Tung Chung River must not follow the
same fate of other channelized rivers of Hong Kong.

Once the TCNTE development commences according to the approved QZPs, the amount of
construction waste generated according to the Environmental Impact Assessment Report could
fill up the whole Tung Chung Valley and estuary. Unless dedicated efforts and proper phasing of
works are made to protect the valley and bay, the invaluable river ecosystem and landscape will
be irreversibly ruined. And this in tumn, would jeoparﬂize the govérnment’s carefully crafted.

comprehensive plan for the area.

The construction, the increase in population and the new economic activities close to these
ecologically valuable resources will inevitably lead to destruction unless very strong and
specific protection and management measures as proposed in TCVOZP are put in place. Already
we have witnessed a proliferation of dumping of massive amounts of debris and construction
waste in Tung Chung Valley (Appendix 3 and 4). Increasingly typical ‘brown-field’ uses are
covering more areas in the valley, uses which thrive on the growing population and economic

activities in north Lantau,

Moreover, The Tung Chung River, Estuary and Bay are a great opportunity to implement the
“Water-friendly Culture and Activities” policy adopted by the Government in 2015.

We invite the Administration to set a good model for “conservation first before development”
and to protect this natural river resource, and to consider incorporating the following measures
for implementation of TCVOZP:

(a) To first create the polders and to establish a River Nature Park covering the river, estuary
and areas earmarked for conservation along the river well ahead of commencing the other
infrastructure and development projects. By clearly demarcating the conservation areas as a
park, and by ensuring management is in place, these areas designated for conservation can
be protected from land filling, unauthorized dumping, destruction and other encroachment.
At the same time this ensures that flood control and management measures are in place and

the natural river courses can be protected from obstruction and diversion.



(b) The Sustainable Urban Drainage System (SUDS), storm water retention ponds and pump
stations must be built before the commencement of any other development projects to avoid
polluted water generated by construction works are discharged into the natural river course,
deteriorating the water quality and threatemng the ecosystem and landscape of Tung Chung
River and the estuary.

(c) In order to protect the ecosystem and natural environment of the valley from air pollution
and illegal dumping, large vehicles and construction trucks must be prohibited from entering
the section of Tung Chung Road west of Ha Ling Pei. Vehicles that have sufficient reasons
for entering need to seek formal approval from relevant authorities.

(d) No construction and civil engineering works should be allowed in the riverbed, riparian
zone and estuary of Tung Chung River. Storm water and sewage water should not be
dischafged into the river courses and estuary of Tung Chung River.

Prevention of Water Pollution and Habitat Damages

45.

46.

47.

48,

Green groups concur that “ any diversion of streams, filling of land/pond or excavation of land,
including that to effect a change of use to any of those specified in Column 1 and 2 above or the
uses or developments always permitted under the covering NOTES....., shall not be undertaken
or continued on or after the date of the first publication in the Gazette of the notice of the draft
DFA plan without the permission from the TPB under section 16 of the Town Planning

- Ordinance”, which is stipulated in Remarks under “GB”, Remarks (b) under “CA” and “CPA”

in TCVOZP.

However, we opine that this planning measure should also stipulated other zones in TCVOZP,
especially those the tributaries of Tung Chung River, whatever natural streams/rivers, irrigation
or stormnwater channels, flow through and waterways in mangroves, and including the

tributaries flowing through Mok Ka, Lam Che and Nim Un. “Filling of land/pond or excavation
of land” should be under the same planning control as “diversion of streams™ and stipulated
under Remarks (c) of “V* zones in TCVOZP.

For Section 17.2 of EXPLANATORY STATEMENT, TCVOZP, we opine that regarding “uses
or building which were in existence immediately before the first publication in the Gazatte of
the notice of the draft DFA Plan, any material change of such use or any other development”
which may have adverse environment, drainage. traffic, ecology and hydrology of the Area
should not be permitted. “The alteration and/or modification works which may lead to an

environmental and ecological improvement to the Area may be considered favourably by the
Board”

For Section (2).of NOTES, TCVOZP, in order to avoid water pollution to Tung Chung River
and Bay, any use or development that does not conform to Water Pollution Control Ordinance
(Cap.358) should be terminated despite being in existence immediately before the first



49,

50.

51

52.

53.

publication in the Gazette of the notice of the draft DPA Plan No. DPA/I-TCV/1.

For section (8)(b), (9)(a)(i) and 9(b) of NOTES, TCVOZP, “refreshment kiosk” should not be
permitted on ecologically important areas, within 30 metres on either side of river/stream,
which have been mostly zoned as “CA” and “CPA™ and agricultural lands because it may
generate wastewater and garbage that pollute the water bodies and degrade the habitats.

For section (8)(c) and (d), and (9)(a)(ii) of NOTES, TCVOZP, in order to avoid alteration of
physical setting and damage to ecology of the natural streams and rivers (including its
tributaries flowing through or by agricultural lands), diversion, excavation, shotcreting and
paving of beds and banks should not be allowed for “maintenance or repair -

of ... ...watercourse......” and “......drainage works... ...” without the permission of the relevant

govemment authorities in charge of environmental protection and nature conservation.

For section (8)(e) of the_NOTES, TCVOZP, the septic tanks of rebuilt New Territories
Exemption Houses should not be constructed within 30 metres of either side of watercourse to

avoid pollution of river water by the sewage.

For Section (11)(a) of the NOTES, TCVOZP, we concur that “femporary use or development of
any land or building” should not be permitted in areas zoned “CA” and “ CPA”.

For Section (11)(b) of the NOTES, TCVOZP, we strongly urge that open storage and port -

back-up landuses must be prohibited in the Planning Scheme Area because these landuses

(a) are not compatible with the environmental setting and landscape of Tung Chung River
Valley,

(b) breaches the planning intention of TCVOZP,

(c) will encroach and interrupt the Tung Chung River which is designafed as EIS, proposed
River Park and SUDS,

(d) will disturb and cause permanent and irreversible loss of habitats, such as river beds and
barnks, freshwater marsh, farmlands, by land {illing, dumping of wastes and soil debris,

{e) will cause land contamination with toxic substances, air and water pollution,

() will trigger opening of private vehicular access and additional heavy-vehicle traffic that
further disturb and destroy the habitats in Tung Chung River Valley and Bay.

(g) are difficult to be reinstates to the origin habitats through planning measures.

Adverse Impacts of Road Ngtwork

54.

Green groups would like to stress the adverse impacts of road network (Section 10.]1 of
EXPLANATORY STATEMENT, TCVOZP) on the environment and ecology of Tung Chung
River, Valley and Bay. Road access will promote development, air and noise pollution, and
facilitate illegal dumping and landfilling on farmlands and riverbanks.




55.

56.

57.

58.

59.

60.

In order to prevent uncontrollable and unenforceable vandalism in Tung Chung Valley and other
potential adverse impacts of road access, we urge the Administration to review the proposed
road network in the OZP and to impose traffic restriction in Tung Chung West, especially for
construction trucks and machinery.

We insist that all non-essential roads access to ecologically sensitive areas such as natural

coastlines, river banks. firmg shui woods and other ecologically important sites is eliminated.

In the Section 7.1.7 and Figure 2 of EXPLANATORY STATEMENT, TCVOZP, “twe

Non-Building Areas (NBA) of 20m and 30m wide are proposed in Area 60 and 714 respectively

as breezeway to promote better air ventilation and to enhance visual permeability” and not

shown in the draft TCVOZP, i.e. .

(a) an extension of Yu Tung Road through “R(C)2”(Area 60) to “CPA” on the eastern bank of
Tung Chung River, _ . ‘

(b) an “NBA” zone connecting “CA” with Road L25 through ‘;R(C) I”(Planning Area No.71A)
to the north of Shek Mun Kap,

However, we worry that these NBAs will become road access that facilitate flytipping and

threaten the adjoining “CPA” and “CA”. Moreover, road access will generate air pollution from

vehicles that contradicts the design concept of these NBAs.

We are highly concerned about the Road L28 connecting existing Shek Mun Kap Road to Mok
Ka, which runs across an EIS designated by AFCD.

Also, the existing illegal road access across Tung Chung River in Area 84 must be removed
because it is not compatible with the planned River Park. Moreover, such illegal structure
threatening the water quality and ecology of Tung Chung River should not be accepted and
rationalized in the statutory land-use plan.

We are also concerned that road access will initiate and ecological vandalism activities in
ecologically important areas, e.g. the “CA” zone adjoining Ngau Au, and the “CA” zone
between Shek Mun Kap Road and Area 71A.



Thank you very much for your kind attention, We look forward to your favourable decision.

Yours faithfuily,
7 4 !
CHENG Luk-ki (Division head, Scientific Research & Conservation, Green Power)

On behalf of

Designing Hong Kong

Eco-Education & Resources Centre -
Green Lantau Association

Green Power

Hong Kong Bird Watching Society

Hong Kong Outdoors

Lantau Buffalo Association

The Conservancy Association

World Wide Fund For Nature Hong Kong

Encl.

Appendix 1. Green Groups’ recommended DPA Plan (version Oct 2015)

Appendix 2. Joint green groups’ recommended DPA Plan for Tung Chung River, estuary, coastal
areas and associated habitats (version Jun 2012)

Appendix 3. Map illustrating degraded site complaints and photos by green groups.
Appendix 4. Aerial photos of Tung Chung Valley taken in November 2007 and April 2015.
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Dear Sir/Madam,

Please refer to the attachment for comment.

Best Regards,

Wick Leung
Campaign Officer
The Conservancy Association
Unit 102, 1/F, PeakCastle Building, 476 Castle Peak Road, Kowloon, Hong Kong
T: M |! D: oonmemE 1! - S
E: wick@cahk.org.hk !! W: www.cahk.org.hk
Find us on
Facebook -

This email is for the sole use of the intended recipient{s) and may contain confidential information. Unauthorised
use, disclosure or distribution of this email or its content is prohibited. If you have received this email in error,
please delete it and notify the sender.
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8™ March 2016

The Secretary
Town Planning Board

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

Comments on amendments to approved Tung Chung Town Centre Area Qutline Zoning Plan
No. SA-TCTC/20 ’

The Conservancy Association (CA) would like to express our initial comment on the captioned.

Excision of the OZP covering Tung Chung rural area including Wong Lung Hang Stream
and its riparian zone

The government proposes to expand the Tung Chung New Town along with various on-going or
potential large-scale projects such as HZMB and the third runway, there would be a great

increase in development pressure on Tung Chung area. Furthermore, the government is planning _

to increase the construction waste charge for landfills from $125 to $200'. We are of grave
.concern that cases of fly-tipping would be intensified. All these development pressure would
pose- threat to nearby rural areas without protection, such as Wong Lung Hang where an

Ecologically Important Stream (EIS) is located. Since these areas are without a DPA plan,
they should be excised from the planning scheme area of this OZP (Figure 1),

CA reiterates that a statutory DPA plan covering rural area before an3'/ gazette of OZP is a must
for proper protection of these ecologically sensitive areas. Therefore, a DPA plan for those areas
including Wong Lung Hang Stream and its riparian zone should be prepared as soon as possible.

Yours faithfully,
2480}

Leung Tak Ming
Campaign Officer

' CRERYIREEEEINA) - 8958 0 10-10-2015



Figure 1 Areas bounded by blue line should be excised from the approved Tung Chung
Town Centre Area Outline Zoning Plan No. S/I-TCTC/20
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Dear Sir/Madam,

Please find attached our submission and Appendix 1 on the captioned.
Thank you for your attention.

Yours faithfully,

Andrew Chan

Conservation Officer, Local Biodiversity
World Wide Fund For Nature Hong Kong
HAEREBESE

15/F, Manhattan Centre,

8 Kwai Cheong Road,

Kwai Chung, New Territories

Tel: (852) 2161 9667

Fax: (B52) 2845 2764

Website; www.wwf.org.hk

WWF Hong Kong works to ensure a better environment for present and futuré
generations in Hong Kong (See attached: S_I-TCV_1 & S_I-TCTC_20_ WWF_Mar2016_WWF)

Registered Name :{f}&7%: World Wide Fund For Nature Hong Kong tH R B 2A(SH)ES S {Incorporated in Hong Kong
with limited liability by guarantee Fﬁﬁﬁﬁﬁiﬁﬁﬁﬁﬁﬂﬁ’ \—J)
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. e c A@vend.org.hk
WWF  for a living planet 15/, Manhatian Cene, e

8 Kwai Cheong Road,
Kwai Chung, N.T., Hong Kang

Our Ref.: SHK/LDD 5/16
8 March 2016
Chairman and members
Town Planning Board
15/F North Point Government Offices,
333 Java Road, North Point, Hong Kong

{E-mail: iIpbpd@pland.gov.hk)
By E-mail ONLY

Dear SirfMadam,

Re: Draft Tung Chung Valley Outline Zoning Plan No. SA-TCV/1 & Proposed Amendments to
the Approved Tung Chung Town Centre Arga Qutline Zoning Plan No. S/-TCTC/20

WWF welcome the gazeftal of the draft Tung Chung Valley Outline Zoning Plan (OZP) which
enables statutory planning enforcement action against eco-vandatism at the ecologically important
Tung Chung Valley area. Nevertheless, we would like to raise our concern and submit herewith our
comments and recommendations on the captioned draft Tung Chung Valley QZP and the proposed
amendments to the Tung Chung Town Centre Area OZP as follow:

Tin Sam and Wong Lung Hariq should be covered with DPA Plans

While the captioned OZPs cover most of the area of Tung Chung Wesi, we view that the
government should take this opportunity to cover Development Permission Area {DPA) Plans to Tin
Sam area and Wong Lung Hang where both have ecological and conservation interest (Fig. 3). In
Tin Sam area, apart from the San Tau seagrass bed "Site of Special Scientific interest” {"SSSI"),
Beijiang Thick-lipped Barb, a freshwater species of conservation concern by AFCD', can be found in
the San Tau Stream?® Wong Lung Hang Stream is one of the Ecologically Important Stream (EIS)
fisted by AFCD where two species of conservation concern have been recorded®, namely Beijiang
Thick-lipped Barb and Hong Kong Newt®, Both areas are not covered by any DPA Plan and thus are

vulnerable to environmental destructions and incompatible developments which cannot be stopped

) 1htlo:/!www.alfcd.go\.r.hk;’tc: chi/conservation/hkbiodiversity/database/popup _record.asp?id=2984

? Kadoorie Farm and Botanic Garden. 2013. Ecological and Conservation Importance of Tung Chung, Lantau.
é(adoorie Farm and Botanic Garden, Hong Kong Special Administrative Region. 29 pp.

Ibid
4 htto://www.afed.oov.hivenglish/conservation/hkbiodiversity/database/oopup record.asp?id=3100&lang=en
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and enforced by the planning authority, especially those happened on prfvate lands. Therefore,
green groups had jointly recommended the government to extend the boundary of the DPA Plan to
cover Tin Sam and Wong Lung Hang in previous consuitation of the Tung Chung Valley DPA Plan
so that local habitats and species of conservation interests could be protected by effective land use
control.

However, we are disappointed that the government did not inciude both Wong Lung Hang and Tim
Sam into the Tung Chung Valley DPA Plan before the gazettal of the Tung Chung Valley OZP. We
noted that Wong Lung Hang has now been zoned as “Gonservation Area” ("CA") and the San Tau
seagrass bed had already been registered as “SSSI" under AFGD in 1994, Nevertheless, if both
areas are not covered by DPA Plan, they are still unprotected ‘as the Planning Department cannot
take enforcement actions against any incompatible development and environmental destruction
activity on private lands in the future. In particular, we worry that the Tung Chung New Town
Extension will increase development pressure and encourage the dumping of construction &
demolition (C&D) waste and incompatible development at the nearby ecologically sensilive private
lands, i.e. Wong Lung Hang and San Tau area. We worry that C&D waste will be washed down to
wong Lung Hang and San Tau SSSI during heavy rainstorm event. This will diminish the ecological
and landscape vaiue of these areas and result in the loss of important habilats and species of both
places.

In fact, the lack of effective land use control has already resulted in irreversible ecological and
landscape impacts to the South Lantau area. For example, frequent C&D waste dumping has
seriously destroyed the ecologicaily important wetlands in Pui O (Fig. 1). Although these wetlands
are "Coastal Protection Area” on the Approved South Lantau Coast OZP, no enforcement action
could be taken by the planning authority to stop the dumping activities because Pui O has never
been covered by a DPA Plan. In order not to recommit the same error, we strongly request the
members of the Town Planning Board to excise the Wong Lung Hang area from the Tung
Chung Town Centre OZP and designate it into a separate DPA Plan while the San Tau / Tin
Sam area should also be covered by a DPA Plan (Fig. 2). The planning authority will then
have the enforcement power against destruction activities to ptotect the sensitive habitats
and species found in Wong Lung Hang and San Tau /- Tin Sam area. -

Fung Shuiwoods should be zoned as “CA”
According to the Environmental Impact Assessment Report of the Tung Chung New Town Extension

(EIA-233/2015), the overall ecological value of Fung Shui woods in the Tung Chung Valley are



“Moderate to High" while their potential ecological value is evaluated as *high if protected from illegal
harvesting and encroachment by farming and viflage expansion”. These Fung Shui woods could
provide breeding habitats for birds, reptiles and butterflies (Table 8.11 of EIA-233/2015). We
appreciate that the Fung Shui woods of Ngau Au and north of Shek Lau Po are prolected by “CA”
zone in the captioned OZP. However, we found that the remaining Fung Shui woods fall within
zonings that will be potentially affected by developments, e.g. "Village Type Development” and
“Green Belf” zones (Fig. 3). We gravely concern that these remaining Fung Shui woods will be
affected by tree removal due 1o future developments or village expansion if the current zoning plan
proceeds. Therefore, to prevent illegal harvesting and encroachment by farming and village
expansion, we strongly recommend that all the Fung Shui woods of the Tung Chung Valley
should be protected by “CA” zone. This is also in line with the conservation approach of the
Fung Shuiwoods of Ngau Au and north of Shek Mun Kap. '

We would be grateful if our comments and recommendations can be duly considered by the Board.
Thank you for your attention.

Yours faithfully,

-~

Andrew Chan _
Conservation Officer, Local Biodiversity



Figure 1. C&D waste dumping at Pui O where has no DPA Plan and the planning authority .
cannot take enforcement action. Similar ecological degradation can happen in Wong Lung
Hang & Tin Sam i not covered by DPA Plan.
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Figure 3. Fung Shuiwoods that are not protected by “CA” zone (Habitat map extracted from
the Tung Chung New Town Extension EIA report No.EIA-233/2015)
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F % " KFBGEAP [yumibigbewst TPB/R/SA-TCTC/21-26
FHras: 0] BO3RA20165FBEA= 9:42

Wr{tE: tpbpd

xE: *KFBG's comments on Draft TCV OZP and Amendments 1o TCTC OZP

it 16030} Drraft TCV OZP and Amendments 1o TCTC QZP.pdf

Dear Sir/ Madam,
Attached please see our comments regarding the captioned.
Best Regards,

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

ov4#
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The Secretary,

Town Planning Board,

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

Hong Kong.

(Email: tpbpd @pland.gov.hk)

1st March, 2016. , By email only

Dear Sir/ Madam,

Draft Tung Chung Valley Outline Zoning Plan No. §/I-TCV/1
&
Amendments to Approved Tung Chung Town Centre Area Qutline Zoning Plan No.
' S/A-TCTC/20

1. We would like to express our grave concerns regarding the captioned.

2. We have previously commented, in December 2015, on a statutory EIA entitled ‘Tung
Chung New Town Extension’ which covered the land use zoning plan of the Tung Chung
Valley. We consider that our comments regarding this EIA are also highly applicable to the
Draft Tung Chung Valley OZP No. S/I-TCV/1 (Please sce Appendix 1).

3. We consider that many of the natural habitats and wooded areas such as some of the fung
shui woodlands in the Tung Chung Valley are not well protected-under the proposed land use
zoning plan. We strongly urge that these areas should be better protected by more appropriate
zonings. Please refer to the attached document in the appendix for further elaborations and our

detailed recommendations.

4. 1n addition, we strongly object to the incorporation of the Wong Lung Hang Valley (the
area to the southeast of the Chek Lap Kok New Village including the Wong Lung Hang Stream,
which is an Ecologically Important Stream (EIS); Figure 1) into the proposed Tung Chung
Town Centre Area OZP.

EESIRAEHELR
Lam Kam Aoad. Tai Fo, New Territories. Hong Kong
Email: eap@kftho.org
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5. 'We have, on many occasions, expressed our grave concerns to the Planning Department
about the present statutory loophole which involves the absence of coverage by a DPA plan in
many rural areas. There was also a recent newspaper article elaborating upon the issue'. For
instance, in South Lantau, in an area without previous coverage by a DPA plan but with OZP,
the Planning Department has no enforcement power to curtail or cause to cease activities which
are destructive to the environment. In the Coastal Protection Area (CPA) zone at Pui O,
indiscriminate dumping activities frequently occur (Figure 2) BUT the Planning Department

can do nothing because there was no DPA plan covering the area.

6. The so-called CPA zone exists on paper only - it is not a protective zone at all, in reality.
This is, of course, not a desirable situation and we consider that the integrity of the Government
is also being undermined by the lack of any kind of authority under such situations.
Surprisingly, the Planning Department is, now, creating and perpetuating the same kind of legal
loophole in the Wong Lung Hang Area, i.e., designating an OZP for a highly sensitive area
without any prior DPA plan.

7. The Wong Lung Hang Valley is widely recognised to be ecologically important. There is
at least an EIS, and as shown in Figure 3, the whole valley is naturally wooded with the
vegetation even denser than many woodlands in the Tung Chung Valley. Otherwise, it would
not be proposed to be covered mainly with GB and CA zones under the current amendment
plan. However, because of the lack of coverage by a DPA plan, these zones will never actually
protect the areas (i.e., any land filling/ excavation activities appearing on the private land in
these zones will not be controllable by the Planning Department even though these zones are
generally being designated for conservation purposes). We are deeply woiried that the many
cases of environmental destruction now happening along the South Lantau coast, such as those
in Pui O, would inevitably occur in this area. What the Planning Department is now doing, is
not, by any means, protecting this highly sensitive area but is in practice pushing the area to the
brink of lawlessness and the gulf of environmental destruction. It seems that The Planning

Department is incapable of learning the bitter lessons of the past.

8. 'We rigorously object to the proposal to cover the Wong Lung Hang Valley with the
amended Tung Chung Town Centre OZP. This area should be completely excised from the
current proposed plan/ amendment. We urge that this area should be accorded due statutory
process and be covered with a DPA plan, first, and later followed through with an OZP with

! http://news. mingpao.con/pns/dailynews/web te/article/20]60229/s00012/145 6682982359

EZEFRABRRE O
Lzm Kam Road, Tai Po, New Territories, Hong Kong
Email: eep@kfbg.org
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appropriate conservation zonings.

9.  These are the only responsible steps to protect this area. Iis fate should not be hung in the
balance. There should be no administrative or planning shortcuts for the biologically rich and
ecologically endowed natural landscapes of the Wong Lung Hang Valley.

10. Thank you for your attention.

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

cc. Conservancy Association
Designing Hong Kong
Green Power
Hong Kong Bird Watching Society
WWE — Hong Kong

Lam Kam Road, Tai Po, New Territories. Hong Kong
Emazil: eap@hibg.org

(9]
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Figure 2. Flagrant dumping within the CPA zone at Pui O, Lantau. Although it is stated as a
CPA zone on the OZP, the Planning Department has no enforcement power to curtail or cause
to cease these environmentally damaging activities.

EEFRABASE SN
Lam Kam Roead, Tai Po, New Territories. Hong Kong
Emazil: eap@kibg.org
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Figure 3. The pristine natural settings and landscape of the Wong Lung Hang Valley

ERFRARFELE
Lam Katn Road, Tai Po, New Territories. Hong Kong
Eniail: eap@kfbg.org
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Ms. Anissa WONG, Sean-Yee, JP

Director of Environmental Protection |

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

(Email: eiaccomment@epd.gov.hk)
31st December, 2015 By email only

Dear Madam,

Tung Chung New Town Extension EXA
(EIA-233/2015)

1. 'We refer to the captioned.

2. In general, we appreciate that the authorities responsible for this proposed development
have adopted many of our previous recommendations (e.g., in the proposed land use zoning
plan). However, the plan now published in the EIA still contains many deficiencies and the
assessment in the EIA is simply inadequate. For instance, the proposed village development
zones are not included in the estimation for habitat loss. We would also like to provide our
views on further reclamation in Hong Kong and our concerns regarding the potential impacts
on aquatic ecology including those on the Chinese White Dolphin.

Inadequate and Misleading Assessment
3. The assessment is simply not adequate: Many vegetated areas and imporiant habitats,

including Fung Shui and mature woodland may be seriously threatened by direct loss but these

potential impacts are not included in the assessment.

3.1 Figure 2.3 of the EIA (the Revised Recommended Outline Developrnmﬁ Plan — TCW,
RODP — TCW) shows that part of the riparian zone in an area to the northwest of the existing
Ngau Au Village is recommended to be covered with a Village Development Area (V) zone.
This is different to what is shown in the Stage 3 Public Engagement Digest (the Digest) for the
same project!. The area of concern is shown in Figure 1 of this letter. As indicated in the

! http/fwww.tung-chung hl/TC3 Drafil3a PREVIEW_For_Download.pdf

ERENARFEHELR
Lzm Kam Road. Tzi Pa, New Territories. Hong Kong
Emezil: eap@kiby.org
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Draft Recommended Outline Development Plan (DRODP})in the Digest, the riparian area next
to Ngau Au Village is marked with a Conservation Area (CA) zone (i.e., the same type of
zoning) as for other riparian areas in the Tung Chung Valley. As shown in the habitat map of
the EIA, the area located to the northwest of the Ngau Au Village (including the riparian zone)
is covered with ‘mature woodland’ (Figure 2) and it is considered to be of moderate to high
ecological importance (according to the EIA). An aerial photograph taken in August 2015 and
an ‘on-site photograph taken in December 2015 very clearly show that this area is very well

vegetated (Figures 3 and 4).

3.2 We do not understand how such an area (i.e., mature woodland and riparian zone of an
important stream) could become zoned for village development (see Figure 5) — the potential
impacts that would appéar include the following: extensive tree felling, vegetation clearance,
exposure of bare ground during site formation and, thus, potentially producing muddy surface
runoff and sedimentation that would affect the nearby stream. All of these environmental
impacts should be avoided in sensitive habitats, and the avoidance of such impacts can be
facilitated, quite simply, by appropriate land use zonings (i.e., changing from a zone for
development to conservation zonings such as CA). We are highly concerned that the potential
and future construction of additional village houses within the proposed V zone will greatly
affect (during both operation and construction) the mature woodland, the riparian zone and,
also, the tributary which drains into the Tung Chung Stream which is considered to be
the key ecological element and conservation focus of the Tung Chung Valley.

3.3 Indeed, we are also shocked to learn from the EIA that the proposed V zones are
excluded from the habitat loss estimation in the EIA (stated in Section 9.6.1.5). Of course,
an argument might be put forward that even without the proposed RODP — TCW, villagers may
still be able to apply for house developments following the existing procedure (e.g., application
through the Lands Authority). We would like to point out that the present EIA is a formal
document under the statutory BIA process. Any of its recommendation (i.e., the RODP - TCW)
would definitely have a guiding effect on the future land use planning of the Tung Chung
Valley (e.g., the boundary of the Village Type Development (VTD) zones on the future OZP),
and, under the VTD zone, applications for New Territories Exempted Houses do not require

any planning permission from the Town Planning Board.

34 We believe it is common sense to expect that a zone to be designated for village

development would mainly be intended for building village houses and associated

infrastructures (e.g., roads, paths). Thus. it is inappropriate to exclude the proposed V
TFER R \L‘*’I‘ﬂ o B

L.am Kam Road, Taf Po, New Territaries, Hong Kang
Emaill; eap@k:’bg.org
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zones from the habitat loss estimation — it is highly possible that the habitats within the
" proposed V zones will be directly, irreversibly and permanently lost due to village

development (e.g., housing) — this is a potential impact highly likely to occur.
Furthermore, it is even more inappropriate to include sensitive habitats such as mature
woodlands and Fung Shui woodlands which are identified to be habitats of moderate to
high ecological importance (by the EIA itself) into the proposed V zones but,
unfortunately this is the present case as shown the RODP-- TCW (see Figure 6 for further
details). Indeed, in the DRODP published in the Digest, many of these natural habitats in good
condition have originally been excluded from development (Figure 7).

3.5 Avisit was made on 29th December 2015 to check the status of the habitats within some
of the proposed V zones. Many sensitive habitats were identified within or very close to the V
zones: natural watercourses within the orchard to the south of the existing Shek Mun Kap
Village and close to the existing Mok Ka Village; and dense woodlands or Fung Shui
Woodlands (as indicated in the EJA) close to Shek Mun Kap and Mok Ka Villages (all shown in
Figure 8). All these habitats should simply be excluded from the proposed V zones or other
zones intended for development.

3.6 To conclude, we consider that the assessment of this EIA is inadequate as the

potential impact caused bv the proposed V zones which is highly likely to occur is NOT

adequately assessed and it is also an absolute mistake to cover sensitive habitats with V

zones.

4.  The effect of habitat fragmentation should be reviewed and the potential movement
corridor is misleading.
4.1 Figures 9.9b and c of the EJA show the ‘potential’ movement corridors of wildlife

(including non-flying animals) during the operation phase. We consider that the efficacy of at
least one of these so-called ‘potential’ corridors is misleading. The potential corridor to the
north of the development area TCV-5a would indeed pass through a proposed V zone at the
western end (Figure 9). The proposed V zones, as mentioned above, are of course intended for
village development and it is common sense to expect that the man-made destruction effects
within these zones would be intense, Under such dire circumstances, how can the so-called
corridor passing through this area still be considered to be a potential functional area in the EIA?

This is absolutely misleading.

tam Kam Road, Tai Pa, New Territories. Hong Kang
Emzil: eap@kibg.org
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42 We urge thzit, in order to create viable movement corridors, these areas should not pass
through or be encompassed by any zones intended for devélopment (e.g., the V zone). We
strongly urge for conservation zonings (e.g., GB, CA) to facilitate viable movement corridors
and our recommendations are shown in Figure 10. In addition, we request that the GB and CA
zones to the south of areas TCV-5a and 5b should be increased in size in order to widen the

potential movement corridor for wildlife (also shown in Figure 11).

4,3 The potential movement corridor to the north of the area TCV-5a would also pass
through the attenuation pond. We urge that the fencing surrounding this pend should not
block the passage of wildlife. Otherwise, the function of the potential corridor would become
invalid. We urge the applicant to make reference to the design of the fencing for the artificial

wetlands for the West Rail project.

44 In addition, we would like to request the relevant authorities and the ACE to discuss
whether or not the ‘Road-Kill’ issue has been seriously assessed in the EIA. In the EIA, we
could not find any detailed description nor evaluation for this impact upon wildlife. Indeed, as
shown in Figure 2.3 of the EIA, there will be ‘proposed roads’ passing through the entire Tung
Chung Valley and these new roads will intercept with the so-called potential wildlife corridors
(Figure 12). If there are no measures to mitigate or practical designs incorporated to off-set the
Road-Kill impact, how can these corridors be considered as valid in any functional sense?

4.5 We urge the ACE and the applicant to thoroughly discuss this issue. We very strongly
recommend that ecologically friendly and functiona} designs should be made reference to,
and incorporated into the road design of the present project to prevent Road-Kills. As examples,
designs for terrestrial wildlife crossing as described in the approved EIA report for Tung Chung
Road Widening (EIA-075/2002)% and an AFCD’s Practice Note® should be adopted. Without
the incorpbration of practical measures, the potential movement corridors are just

simply a paper exercise and ‘empty talk’.

4,6 As shown in Figure 2.3 of the EIA; there would be at least seven junctions where the
proposed road would intercept with the main watercourses in the Tung Chung Valley. We urge
that appropriate designs®? should be made reference to in order to ensure that the potential
corridors along the watercourses as shown in Figures 9.9b and c of the EIA can remain valid.

hup fiwww.epd.gov.hk/eialregister/report/eiareport/eia_0752002/EIA%20Report/contents_with_hyperlink.htm

hups:Ilmvw.afcd.gov.hkfl:nglish.fcons:n':llionlcon_lectﬂfilcstCPN No.04_Wildiife_Underpass_Structures_v2006,pdf
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In addition, the stream bed under the future bridges should remain natural so as to allow for free

and unobstructed passage of wildlife.

Conflicts between Current Proposed Zonings and Well Vegetated Habitats
5.  We find from the RODP — TCW that some well vegetated areas are included into the

development/ non-conservation zonings and some Fung Shui woodlands are not adequately
protected.

5.1 The area TCV-8 is now covered with a residential zone according to the EIA. However,
as shown in the Digest, this area was previously proposed to be a GB zone under the DRODP
(see Figure 13). We consider this is to be significant change (the area is about 4 ha) and we
hope the ACE would request for elaborations from the authorities as to why there is such a
major change. According to Figure 9.6a of the EIA, this area is largely an orchard and Romer’s
Tree Frog was recorded in the vicinity. As shown in an aerial photograph taken in August 2015,
the area (TCV-8) is cumrently largely vegetated (Figure 13). We consider that it is still
ecologically linked with the Tung Chung Stream, the coastal habitats, and the hillside
woodlands. As mentioned in our Technical Report for the Tung Chung Valley area, Romer’s
Tree Frog has been recorded in the orchard habitat in the valley® and is definitely able to utilise
the orchard within the TCV-8 area. Following the RODP — TCW in the EIA, the orchard
habitat in this area will be perrnanently lost. We strongly oppose the latest zoning proposal for
this area as recommended in the EIA. We urge the authorities to re-zone the area back to GB as

* previously indicated in the Digest.

5.2 'We have shown the relevant authorities and consultants the ecological study of Tung
Chung carried out by KEBG', many times. In our study, we have outlined the boundary of the
Fung Shui woodlands in the subject area and their ecological importance has been mentioned
m our report. Many Fung Shui woodlands are also identified by the present EIA. We know that
some of these woodlands are now proposed to be covered with Conservation Area (CA) zone
but some are only covered with a Green Belt (GB) zone while others are even covered with V
zones (such as the wooded area next to Mok Ka Village as shown in Figure 8). We have also
fnentioned io the authorities, on innumerable occasivons, that in the GB zone, construction of
Small Houses would be allowed through the planning applications process and the approval
rate is not low, i.e., a more than 30% success rate is possible based on our records. We urge the
authorities to use a consistent approach in zoning these woodlands and we consider that all the
woodlands should be zoned as CA rather than being given a GB (or even V) status (Figure 14).

* hut JAyww kibe.orefupload/Doctments/Free-Resaurces-Download/Report-and- Document/201 3TunsChun g R epor. hdf
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5.3 There are mudflat and mangrove habitats covered by the proposed Regional Open Space
(RO) zone under the RODP — TCW (Figure 15). However, it is not obvious or clear from the
habitat loss estimation documented in Table 9.29a of the EIA that there is any provision for loss
of mangrove or mudflat habitat. We would like the applicant to clarify further in the ACE as to
how these habitats would be well preserved, and thus, able to guarantee that no losses would

appear or Occur.

Miscellaneous Issues in Tung Chung West

6.  Suspected illegal bridges

6.1 There are, at least, two suspected illegal bridges crossing the Tung Chung stream
tributaries (Figure 16). We have urged the authorities to remove these sub-standard bridges
when the New Town in Tung Chung West is in the process of construction. Indeed, various
environmental NGOs have already made complaints regarding these bridges for years but so
far in vain as no remedial action has been taken to handle this issue. To date, we have not
received any response or positive confirmation from the relevant authorities as to whether these
bridges would be removed or replaced. The lack of appropriate response is disappointing as
these bridges obviously obstruct the flow of stream water and, thus, would affect the passage of
migratory aquatic fauna moving throughout the length of these natural watercourses.
‘Furthermore, it would also increase the flooding risk of the area. The Government always
claims that Hong Kong is a World Class City. If this is true, we would urge that haphazard
vernacular structures of Third World standards should not appear in Hong Kong. We consider
that removing these shoddy sub-standard structures is simply what any responsible government
agency should do and we urge that the relevant authorities handle this issue in a responsive and

responsible manner.

7. Treatment of surface runoff

7.1 The EIA mentions that some treatment facilities in the form of artificial wetlands would
be constructed so as to collect and treat the potentially polluted surface runoff. Indeed, during
our site visit in December 2015, we observed that the Tung Chung River was heavily polluted
by discharge from a draini which is supposed to collect surface runoff only (Figure 17).
However, we are aware that the relevant maintenance authority has no previous experience in
the design, building, operation and maintenance of this kind of large-scale infrastructure
facility in Hong Kong. We urge that the applicant should propose carefully designed facilities
that can be properly managed and would not cause long-term maintenance problems. We urge
the applicant to liaise with the relevant maintenance authority in the comprehensive design of
such comnplex infrastructure systems for the collection and treatment of surface runoff,

TENAARAELR
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8.  Communal sewer

8.1 The septic tank and soak-away pit system (STSs) for domestic premises causes water
pollution and this is a well-recognised environmental problem by the Hong Kong Government
23 However, in many rural villages, this system is still in common use for collecting
sewage from domestic premises. We note that the V zones now being proposed in the EIA are
much larger than the existing village settlements in the Tung Chung West area. We strongly
urge that these additional village areas should be well-equipped with communal sewers in the
future. We also urge that the applicant should ensure that the connection rate of communal

sewers to additional village houses should be of a satisfactory level.

Land Reclamation in Tung Chung East — its Consequences and Implications
9.  While the applicant (after being made aware of the ecological importance of Tung Chung
Bay) has revised the initial proposal and, thus, the Bay could now be said to be largely

untouched (relative to the previous plan), we, nevertheless, consider that the proposed
development in Tung Chung East would still cause unavoidable ecological impacts, both of a
direct and indirect nature

9.1 Under the current proposél, about 145 hectares of area of seabed (around 129 hectares of
water column) to the east of Tung Chung will be permanently lost due to land reclamation. We
would like to point out that this area is close to Tai Ho Wan. Although the water quality and
water movement within Tai Ho Wan may not be seriously affected, the reclamation will still
cause permanent loss of the adjacent coastal area. The Tai Ho Wan area contains several
aquatic species of high conservation concern — Horseshoe Crabs (e.g., Carcinoscorpius
rotundicauda) and Ayu Sweetfish (Plecoglossus altivelis). These species can utilise the

shallow coastal area that is to be reclaimed for development.

9.2  We are highly concerned, in particular, about the future situation of the Ayu Sweetfish.
It is a diadromous fish species considered to be Critically Endangered in Hong Kong (based on
the preliminary Fish Red List for Hong Kong’s Biodiversity Strategy and Action Plan, see
below). The Tai Ho area, including the streams in Tai Ho and the Tai Ho Wan as well as the
north Lantau coast are believed to be the prime habitat for this species. This fish species was
first discovered in Hong Kong (in the Tai Ho Stream) in 1985 but the population number has
since dropped dramatically. We are concerned that the reclamation in Tung Chung East would
significantly affect the ecology of this species and greatly reduce the size of a nearby, suitable
habitat for this species. We would also like to mention that there will also be a dramatic

5 hups/iwww.epd.covhkfepdienclishinews_evens/lepeo/files/EA Panel 20130472 eng.pdf
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increase in overall human population in the region as there will be many residential zones in the
reclamation site (and also, in Tung Chung West). We are highly concerned that this would
potentially increase the human disturbance to the Tai Ho area and its surroundings, and, thus,
the ecological quality of the locality would be affected by increased human activities. We wish
to unequivocally state that the proposed reclamation under the current project and all its
associated impacts (e.g., human disturbance) may be ‘the straw that breaks the camel’s back’,

i.e., drive the Critically Endangered Ayu Sweetfish to extinction in Hong Kong.

9.3  Although the area to be reclaimed is not a hotspot for the Chinese White Dolphins, the
increased volume of marine traffic during the construction phase, (e.g., from construction
barges) would definitely impose pressure on the dolphin habitat in the North Lantau waters and
the Brothers Marine Park. Furthermore, there is a proposed marina in the development area in
Tung Chung East. We are highly concerned that the increase in marine vessel traffic would
impose long-term iimpacts on the Chinese White Dolphins (e.g., underwater noise, collision
with vessels, visual disturbance). These effects, in combination with the cumulative impacts
caused by all other on-going/ planned projects (e.g., Third Runway, Hong
Kong-Zhuhai-Macau Bridge) in the waters off Lantau may simply cause the extirpation of the
dolphins from the Northeast Lantau waters. In addition, the conservation function of the
planned Brothers Marine Park would also be detrimentally affected by the reduced size of
coastal marine habitats and the increased marine activities. This is a highly significant
ecological.time-bomb which can be envisaged if the applicant continues to insist on carrying

out the reclamation of the shallow coastal waters of this area.

9.4 The Convention on Biological Diversity was extended to Hong Kong in 2011 and the
Government is now working with various environmental NGOs to establish a framework for a
Biodiversity Strategy and Action Plan for Hong Kong. We consider that the current proposal
for land reclamation in the Northeast Lantau waters to be contrary to the ultimate principle of
the Convention — to halt biodiversity loss — it is obvious that the coastal reclamation would
affect species of high conservation concern and generate irreversible ecological impacts on
their natural habitats. In addition, we strongly doubt the necessity and appropriateness of
carrying out even more land reclamation along our coastlines as indicated by the following
paragraphs on the status of land reclamation on the mainland, in the Pear] River Estuary and in

Hong Kong.

10. Should Hong Kong and China be carrying out more land reclamation?
10.1 Before answering the above question, it would be wise to first understand the status of

EENARNERELE
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China’s natural coastlines, The Head of the State Oceanic Administration, The People’s
Republic of China, stated recently that China has already lost 57% of its coastal wetlands
(including shallow coastal waters). Much of the original mangrove and coral reef areas have
been lost; 73% and 80%, respectively, and now, in China, less than 40% of the shoreline can be
considered to be natural®. Some scholars have estimated that China’s coastal wetlands have
been lost at a rate of 20,000 hectares per year, with an estimated total loss of 2,190,000
hectares of coastal wetlands since the 1950s%.

10.2 In considering the Pearl River Estuary, the rate of coastal wetlands loss is also shocking.
Between 1986 and 2005, about 14% of coastal wetlands have been lost’, and the central point
of the coastal zone of the Pear]l River Estuary has moved towards the southeast (i.e., the sea) by
6.1 km between 1995 and 2005'°. These changes, unfortunately, were not brought on by
natural processes (e.g., natural sedimentation) but primarily through man-made reclamation
activities. The total area of land reclamation within the Pearl River Estuary was estimated to be
about 79,721 hectares between 1950 and 1997,

10.3 The Head of the State Oceanic Administration has stated that, in order to sustain the
eco-system services provided by shallow in-shore and coastal waters (e.g., fish nursery and
spawning grounds), China’s coastal eco-system has to be urgently restored’. An article
published on 31st May, 2011 on the website of the Ministry of Land and Resources, The
People’s Republic of China, also urged that reclamation projects should be supported by
scientific feasibility studies, and due consideration should be given to associated
environmental impacts'2. In 2011, an article published in the “Xin Hua Net” (China’s official

6 hitp:t/www.pov.en/gzde/2013-06/03/content_2417721 hum

7 Gu, D.. Zhao, X. and Xia, D. 2003. A systernic analysis of the environmental pressure factors to the degradation of coastal wetlands in China.
Acta Oceanolagica Sinica 25, 73-85.

8 Zhang, X., Li, P., Li, P. and Xu, X, 2005. Present conditions and prospects of study on coastal wetlinds in China. Advances in Marine Science
23, 87-95.

9 Li, J., Wang, A. and Li, T. 2011. Variations of coastal wetland landscapes in the Pearl River Delta in the last 20 ycars.. Advances in Marine
Science 29, 170-178.

10 Gao, Y., Sy, F, Sun, X, and Xue, Z. 2010. On changes in landscape patiern of coastal wetland around the Pear] River Estuary in past two
decades. Tropical Geograply 30, 215-220.

11Li, B. and Huang, G 2008. Ecology cifect and counter measure of urbanisation in Pear] River Estuary, Marine Environmental Science 27,
543-546.

12 hup:/fwww.mir.gov.en/swdUxwpl/201105/20110531_872583.hum
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website) was also critical about the many reclamation areas in China that were created to build
deluxe “sea-view” housing (for commercial gain) without considering the irreversible

environmental impacts'?

10.4 In 2012, a reclamation proposal at Dongguan (a city within the Pear] River Delta)
received considerable criticism from the local populace as the community considered that there
were still many vacant land plots at Dongguan and, thus, queried the actual logic behind the
project ¥ The examples above indicate that the Chinese authorities and the mainland
comrunities have started to review the appropriateness of “blind” (without due consideration)
land reclamation, because it is now realised that a considerable loss of China’s natural
coastlines has taken place. In fact, the rate of wetland loss in China has decreased in recent

decades'’

10.5 While the mainland authorities are critically reviewing the need for land reclamation, the
strategy of the Hong Kong Government seems to run counter to the mainland scenario, and,
seemingly unaware or unwilling to consider the cumulative impacts of this regional crisis. The
Hong Kong Government is currently promoting, what it calls, the “urgent” need for land
reclamation to solve pressing land issues, despite the fact that Hong Kong has about an
estimated 1,192 hectares of brownfield sites'® and about 2,300 hectares of Government Land
under short-term tenancies'’, as well as reportedly, more than 900 hectares ‘reserved’ for
‘villagers’ who have yet to exercise their claim on their indigenous right to build a Small House
on Government Land’®, Within Hong Kong’s territorial waters there is much valuable natural
marine heritage, most notably, the Chinese White Dolphin which is already facing serious
threats from many existing/ planned development projects (e.g., Hong Kong-Zhuhai-Macau
Bridge, Third Runway, proposed reclamation at Siu Ho Wan) in the Pearl River Estuary.

10.6 Many Hong Kong citizens are proud of the fact that in this small city a considerable
amount of natural environment has been preserved, and, many mainland and foreign visitors
are also amazed by the extensive green areas of Hong Kong. This natural resource is what

13 http://big5S.xinhuanet.com/gate/big5/mews, xinhuanet.comMhouse/2011-06/2%/c_121601608.him

14 hitp://finance.chinanews.com/cjf2012/09-05/41 60861 .shim!

15 Niu e7 al, 2012. Mapping wetland changes in China between 1978 and 2008. Cliinese Science Bulletin 57, 1400-1411
16 http:/fwrww.inmediahk.net/node/1039715

17 hitp:#/www.aud.gov.hk/pdf_efedOch12,pdf

18 hup:!Iwww.scmp.con#commenLv’insight-opinion!nniclc!l88]867/5acn:d-cows-hinder-hung-kungs-lnnd-devclopmcnl-policy
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makes Hong Kong unique. Many recent development cases (e.g., the Express Rail Link, Lung
Mei artificial beach) have also reflected that Hong Kong people, as a community, do not
support “blind” development. However, the government still does not seem to fully appreciate
that the eco-system services of the natural environment, and, the critical importance of
protecting natural heritage is one of the core values of the Hong Kong community.
Furthermore, a full commitment and the responsibility to protect the natural environment under
the obligations of the Convention on Biological Diversity which was extended to Hong Kong
by the Central People’s Government in 2011, has yet to be realised under current plans.

10.7 The current Hong Kong Government administration always claims that there is an urgent
need to solve the ‘housing problem’, which is caused by a shortage of land supply, and thus
land reclamation is sériously considered as an option. Despite the large amounts of brownfield
sites and Government Land under short-term tenancies mentioned above, the reality, taking the
current Tung Chung proposal, as an example, is that many of our valuable land resources
(including those existing in Tung Chung West and those in Tung Chung East at the expense of
our marine resources) are intended for building low to medium density residential
developments (see Figures 2.2 and 2.3 of the EIA). The housing problerh does not seem to be
meaningfully solved or effectively addressed by what the Government, itself, is actually
proposing, at least as shown in the current Tung Chung proposal (Area for high density
development: 31.72 hectares versus Area for low to medium density development: 40.18

hectares).

10.8 Whether we really need more newly created land for housing (in Hong Kong) or an
ever-expanding economic sector is arguable; but no matter what, we consider that future
development should not be achieved by relentless encroachment and at the expense of
sacrificing our natural environment. For instance, as above mentioned, a recent repon'has

already summarised that there are 1,192 hectares of brownfield sites available in Hong Kong
(sce 16) .

10.9 What we really need to do is to optimise the use of our current land resources rather than
continuously expand land supply by reclamation. Indeed, there is an actual need for a
transition and mindset change from a scenario of unlimited economic and population growth to
a state of sustainable development which includes restoring degraded ecosystems, restoring
degraded or fallow agricultural lands, population control (e.g., review of the immigration
policy), reducing carbon footprint and reducing waste production. The present reclamation
proposal, however, reflects that the Hong Kong Government has taken a narrow view of the
THERRKEAELRE
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urgent need for transition and has disregarded the irreversible consequences of land
reclamation. In the longer term, this project cannot really improve the living quality for future
generations of Hong Kong people but will actually reduce their chance of enjoying the natural

environment.

10.10The reasons provided by the Hong Kong Government for enhancing land supply through
land reclamation are well-meaning intentions but unfortunately have far-reaching and
irreversible consequences for the natural environment. We also fully agree with the Head of
the State Oceanic Administration’s view that China’s coastline should be restored urgently
rather than be further developed or reduced. Therefore, frankly, our response to the opening
question, ‘Should Hong Kong and China be carrying out more land reclamation?’ is clearly a
“No™.

Concluding Remarks and Recommendations

11. Tung Chung West

11.1 The habitat loss estimation is inadequate. The V zones and other zones for development
(if any) should NOT be excluded from the projections and estimates for loss of habitats.

11.2 Sensitive and ecologically important habitats such as mature and Fung Shui woodlands
as well as riparian zones should not be covered with proposed V zones or other zonings

intended for development..

11.3 The extent of zones for village development will be discussed during the planning
process for gazetting of the future OZP for the Tung Chung Valley; we do not understand why
the boundary of the V zones needs to be emphasised in the EIA but at the same time the future

and potential impacts caused by this zoning is neither properly nor adequately assessed.

11.4 The potential movement corridor as shown in the EIA is misleading. We urge that the
conservation zonings should be enlarged (as shown in Figures 8 and 9) to ensure there will be

viable movement corridors during the operation phase.

11.5 The designs to prevent ‘Road Kills” (i.e., designs for terrestrial wildlife crossings)

.adopted in the Tung Chung Road widening (i.e., described in the approved EIA report for

EIA-075/2002"° and AFCD's Practice Note) should be made reference to, and incorporated

1 hitpiwww.epd. gov. hiVeialregister/reporveiarepori/ein_0752002/E1A%20R eport/contents_with_hyperlink.htm
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into the road designs (including those bridges crossing the watercourses) of the present project.

11.6 The potential movement corridor to the north of the area TCV-5a would pass through the
attenvation pond. We urge that the design of the fencing surrounding this pond should not
block nor pose an obstruction to the free passage of wildlife.

11.7 We urgé the authorities to re-zone the area TCV-8 back to GB, following what has been

previously shown in the Digest,

11.8 All Fung Shui woodiands should be zoned as CA rather than being given a GB or V
-status,

11.9 The applicant should clarify and further elaborate in the ACE as to how the areas of
mangroves and mudflats under the proposed RO as shown in Figure 13 would be preserved,
and thus, no loss of these natural habitats would occur at any time in the future.

11.10The suspected illegal bridges should either be removed or replaced with
ecologically-friendly designs. :

11.11 The applicant should liaise with the relevant maintenance authority in the comprehensive
design of the drainage and wetland system for the collection and treatment of surface runoff.

. 11.12The applicant should ensure that the connection rate of communal sewers to village

houses should be of a satisfactory level.

12.  Tung Chung East
12,1 There should not be any reclamation.

12.2 The potential impacts on the Ayu Sweetfish, the Horseshoe Crab and the Chinese White
Dolphin should be adequately addressed and effectively mitigated.

13.  Convention on Biological Diversity
13.1 In addition, we would like to remind the-applicant that The Convention on Biological
Diversity (CBD) was extended to Hong Kong by the Central People’s Government in May

» htips:#www.afed. gov hk/english/conservation/con_tech/files/NCPN_No.04_Wildlife_Underpass_Structures_v2006.pdl
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2011. Article 8 (in-sifu conservation) of the CBD?' re uires contracting parties to follow the
! qd

approach as reproduced below:

Article 8, (d): Promore the profection of ecosystems, natural habitats and the

maintenance of viable populations of species in natural surroundings

Article 8, (i): Endeavour to provide the conditions needed for compatibility between
present uses and the conservation of biological diversity and the

sustainable use of its components

13.2 Ecological studies carried out by various environmental NGOs, our Technical Report and
even the EIA report, itself, have shown that the Tung Chung area and its surroundings are
unique and unbelievably rich in terms of biological diversity. The applicant should critically
review whether the 'i"ung Chung West area, in particular the Tung Chung Valley, can
accommodate the carrying capacity of the proposed increase in population and the Government
should also critically review the necessity of the land reclamation proposal. We consider that
the Government should fully respect, commit to and implement the CBD principles.

Yours faithfully,

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden Corporation

cc.
DevB

EnB

AFCD

Conservancy Association
Designing Hong Kong-

Green Power

Hong Kong Bird Watching Society
WWEF - Hong Kong

*1 http://www.chd.int/convention/articles/%a=cbd-08
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Figure 2. Habitat map extracted from the EIA shows that the area to the northwest of Ngau Au
Village is covered with mature woodland. '

”;/7//‘“\

Figure 3. Aerial photocraph taken in Aucust 2015 showing Ngan Au Village and its well

vegetated surroundings.

Tributary of Tung
Chung River
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Figure 4. On-site photograph showing the well-vegetated riparian area at Ngau Au Village

(taken in December 2015).
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Figure 12. Many of the predicted movement corridors (arrows) intersect with the proposed

new roads network (white lines).
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To whom it may concern,

Enclosed please find the representation made by Save Lantau Alliance towards the 3 above-mentioned outline zoning plans.

Best regards,
Wright FU
On behalf of Save Lantau Alliance
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| , ) ( PEMS Comment on Representation Annex IT of TPB Paper No. 10178

HEBNPBMEER ' TPB/RISA-TCTCI21-C4
Comment on Representation Relating to Draft Plan .

SRS _

Reference Number; 160512-005002-51098
HE XL RHA '

Deadline for submission: 13/05/2016

A B H R aE

Date and time of submission: 12/05/291 6 00:50:02

RHIEHBROAL (FHE TRERA ) _
Person Making This Comment Fo4 Mr. Wright FU
| (known as " Commenter") hereafter:

EEEANNEE ' |

Draft plan to which the comment relates: SA-TCTC21

BRERE

Details of the Comments: '

EEEE [ |
Representation No: [Details of Comments: o

AR EAR R R T LB Tﬁ43@ﬂ§%%fbiﬁ'.%¥ﬂzfﬁ
"FWW&H@KWLﬁﬁﬁ¢@%@ﬁ%ﬁﬁ%ﬁﬁ%§%yﬁﬂ-%ﬁiﬁﬁﬁm_
. B BURLUESTHREE  RATES . :

TPB/R/S/I-TCTC/21-
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TPB/R/S/I-TCTC21-PBE - . . ' :
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Please see my comments, as foHoWs:

e

. . TPB/R/S/I- .
: . " Chiu Sein Tuck I TCTCI21.02
e E: ) 0B055 20165 28— 11:03 L
Wik S " pbpd@pland.govhik ' '
x5 © Comments on Representations re]aung to Draft Plans: S/A- TCI‘G’ZI & 511 TCVI.I (Tung Chung)

Sub_;ect Comments on Representat:ons relatmg to Draft Plans S/!-TCTC/21 &
S/I-TCV/1 (Tung Chung)

Dear Sir/ Madam, '

Comments on Representatlons reEatmg to S/I-TCV/I

TPB/R/S/I-TCV/l 3to E o

- .Inview of the future zonmgs (WIth many residential zones) and the L

ecological sensitivity of Tung Chung Valley, | consider that there may not be suitable sites and enough space to
develop a columbarium in Tung Chung.’ R o I

TPB/R/S/I-TCV/1-10 to 11
- fn order to prevent floodlng, | do not agree with the proposals to rezone
“ou (Stormwater Attenuation and Treatment Ponds)” to R(C)Z or other zomngs

. Comment,s.on Repreéentation's r__elatiné to S/I-TCT C_.‘/?_i

TPB/R/S/I-TCTC/21-1 Lt
- ldonot agree to re—zonmg of GB to other non—conservatlon zonmgs

TPB/ R/S/ I-TCTC/21—2 ‘ ) :
- | do not agree wrth the proposal to expand v zones -
Thank you for your attention, -
Regards, .

CHIU Sein Tuck -
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L3

EC—_ | ' — | _

wEE Tony Nip [yl ' . - ' TPBIR/SI.TCTCI24-C3
FEERE: . 10E0SANICERM= 10:54 : o

WrlsE: T iphpd - ' -

FE: S ComenlsunRepresenlanons reJannngmﬂPlans Sﬂ TCI‘(':D.I & SA-TCVA ('l‘ung Chung)

* Dear Sir/ Madam,
Below please see my comments:
Comm ents on Representat:ons relatmg to S/l-TCV/i

TPB/R/S/!-TCV/l-B 10 6 . : :
- Inview of the future zonlngs (WIth many resrdentia! zones) and the ecologlcal sensutlwty of Tung Chung Valley,
we cons:der that there may not be su:table 5|tes and enough space to develop columbarlum in Tung Chung

TPB/R/S/!-TCV/I-IO tol1 ° SR . SR
- Inorderto prevent ﬂoodmg, we do not agree w1th the proposals to rezorie “OU (StormwaterAttenuatior_a
and Treatm ent Pon ds)" to R{C)Z or other zonlngs - . : .

Comments on Representatlons relatmg to S/I-TCT C/21

TPB/R/S/ - TCTC/Zl 1 »
- We do not agree to rezone GB to other non-conservat:on zon:ngs

TPB/ R/S/ I-TCTC/21—
- We do not agree w&th the proposal to expand v zones.

Tony NIP
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B : Mark Mak |

A 138058 mlﬁﬁigﬂﬁﬁ 2326

U, phpd . -

Bik: " Green SenscRE{REEAR

xE: : SA-TCE/L » SA-TCTC/2 ~ SA-TCV/ISEEE Iﬁﬁ‘@ﬁf&ﬁﬁs

g . - . EE=ER ﬂ!ﬁﬁﬂﬁﬁ.ﬁ _20160513.pdf

To Town Plannmg Board
Pléase find attached Green Sense's commént.

Regards '
Green Sense

TPBIRISA-TCTC/21-C4
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o Szmple of Standard Letters/Emails Submitted by TPB/R/S/I-TCTC/21-C5 to C11

.12(\ Hi TPB/R/S/I-TCTC/21-C5 & Cll 12 A AR EI—09{5 / BHf&A T
Ry o e e e e : _________i_.__,,,,,;,,,;____ ,,,,,, S ____ .- PR T .. . - . -
e ' Vanessa Leung 7 _ TPRIR/SN-TCTCI21-CS
SHEEE 12805 20165 B HAMY 15:21

W{5H: tpbpd @pland.govhk

Bk "Megan Inglis-Davies’

=5 RE: Waler Sports Faciliries in Tung Chung

ifr’(‘ (300_001.pdf

Dear Sirs/Madam,

Another Support Proposals enclosed
Thanks

Vanessa Leung

Administration Manager

Locations Limited | Licence C-065228 .

1608 Tung Che Commercial Centre, 246 Des Voeux Road West, Sai Ying Pun, Hong Kong
P +852

malito:M@_ locations.com.hk
http://locations.com.hk

From: Vanessa Leung Mlocations.com.hk]
Sent: Thursday, May 12, 2016 2:54 PM

"To: 'tpbpd@pland.gov.hk <tpbpd@pland.gov.hk>
Cc: 'Megan Inglis-Davies' <M@Iocations.com.hk>
Subject: Water Sports Facilities in Tung Chung

- Dear Sirs/Madam,

Enclosed a Support Proposals for Water Sports Facilities in Tung Chung Town area for your record, please find.
Thanks .

Vanessa Leung

Administration Manager

Locations Limited | Licence C-065228

16808 Tung Che Commercial Centre, 245 Des Voeux Road Woest, Sal Ying Pun, Hong Kong
P +852 h

mailto:“@ locations.com.hk
http://locations.com.hk
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. To: SecretaryTown Planning Board Fax 2877 0245 or 2522 8426

(deadiine I3 May 2016) e-mail {pbpd@pland.gov.hk

Comment in relation to Representations TPB/R/S/I-TCE/1-2 and TPBIR]S!I—TC’I‘C/ZI—_S from the
Hong Kong Water Sports Council : . ’ T

Proposals for Water Sports Facilities in the existing Tung Chung Town area and in the
Proposed Tung Chung East new reclam ation area

1 wish to suppurt the proposals from the Hong Kong Watersports Council to provide sites in Tung Chung
for water sporss. - The reasons for this support are :- Co '

mxﬁziﬁégmr%ﬁﬁaﬁﬁﬁﬁgﬁﬁﬁim%ﬁﬁﬁﬁmx%ﬁ~$Aiﬁﬁﬁaﬁ
T : . :

1. Thereis no provision for water sports facilities in Tung Chung at present and these should be
propeily planned and implemented; ’

IR » SRR LRI - DA SN - THRAEE R M
. Existing Tung Chung

2. Thereis an urgent need to provide active sports facilities for young people in Tung Chung and the
proposed site next to the Yat Tung Estate would be an ideal site for a Water Sports Centre as it i
-readilyaccessible to a large number of people and has good access to the waters of Tung Chung
. Bay; : -

P o o |
FRBDRBIROED G FENNFEA SRS — RS0 -
WEYTARC TS - M BERFATES - BTSN 1T _ESESh -
Tung Chung East Reclamation Area”
3. The pioposal to provide‘aﬁiﬁcial beaches ar;d water sports facilities in the new reclamation area

is supported. It is important to provide a high quality living environment with a full range of
recreational facilities for the future resident of this area. :

R

SHITASERIA TOMRK L SIENE—ERENEE - EARANERE - Al
REVEAEER I\Eﬁiﬁiiﬁfﬁﬁ&éﬁﬂﬁiﬁ%&m%ﬁéﬁ .

4, The lecality is ideally suited for water sports and & site for 2 Water Si:orts Centre is fully
supported as the area is suitable for small rowing, sailing boats, wind surfing, and canoes.
HREPER B R EDENES - BARIK LB - B SERHOK LEE
BIEHRE ~ AT - iﬁiﬁﬁl‘mﬂlﬁﬁ*ﬁ ¢ -



‘5. Additional Comments:

My children currently travel from Tung Chung to either Middle Island or Sha Tin to row in a
Double skull. They recently competed for YMCACCHK Secondary School situated'in Tung

Chung in the Secondary School Rowing Regatta and came fourth. They were the only rowers
from Tung Chung and did very well given this was the first regatta.

If they could be involved and the échool_supports this, clese to Tung Chung then enormous N
benefit would be found to them, their student colleagues and the community. Disabled rowers and -
elderly and infirm could be taught skills and enjoy the outdoors, '

On another note the environment is wonderfill and underused, More people could enjoy exercise
and learn new skills . .
Tt would provide fantastic opportunities for youth and disabled people in the Lantau Area

The sheltered area proposed is a wonderful place for all people 1o enjoy and for sports such as
Rowing and canoeing to flourish without impact to the environment. Its safe and easy to access
for all. S o :

Please give consideration to this submission and lets hope Hong Kong wins Gold in the future
with a water sports team. ‘ '

Signature <= AL - Emai Address’;*
Megan Inglis Davies o - - . PhoneNumber, A
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s Miffy N [—F
s5EBEE: 13805 016285 H 20041 ’

[PBIRISA-TCTCI21-C12

g ipbpd

xE: DHK Comment on Represeniation of Draft Tung Chung Outline Zoning Plan No. S/4-TCV/1,5/-TCE/1&SA-TCTCA
4 20160513 DHK Tung Chung OZP_Comment on Representation.pdf

Dear sirs,

Attached please find our comment on the captioned.

Best Regards,
Miffy, Ng Chun Wing
Project Officer

Designing Hong Kong Limited-

Tel: *

Fax: 2187 2305

Unit 7, 5/F, Eastern Harbour Centre, 28 Hoi Chak Strect Quarry Bay, Hong Kong
Website: http://www.designinghongkong.com/

Facebook Page: htips://www.facebook. com/DesigningHongKong
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Hong Kong, 13 May 2016

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.gov.hk

Dear Sirs,

Re: Draft Tung Chung Valley Outline Zoning Plan No. $/I-TCV/1,
. Draft Tung Chung Extension Area S/I-TCE/1, and
Draft Tung Chung Town Centre Area Outline Zoning Plan No. S/I-TCTC/21
Comments on Representations

Designing Hong Kong Limited is concerned over the captioned draft Outline Zoning Plans:

Draft Tung Chung Extension Area S/1-TCE/1

We are concerned over Representations No. 5-11, 13-14:

*  The general public opposes to the proposed marina at the waterfront open space as it would privatize the
public space. The plan should specify that the typhoon shelter and surrounding land are for public uses.

Draft Tun une Valley Outline Zoning Plan No. S/{-TCV/1 and Draft Tung Chung Town Centre Area Qutline
oning Plan ~'I‘TC21" : ‘ :

We support Representations No. 28, 30, 33 in OZP No S/I-TCV/ 1and Representatlons No. 20, 22- 27 in OZP No
S/1I-TCTC/21: . .

»  Wehave serious concerns over incompatible developments and vandalism in Tung Chung River Valley.
Over the past decades, green groups have observed a proliferation of these cases-along the Valley. In 2015
approximately 13% of the land has been filled with waste and covered with unauthorized structures, With
the proposed increase of construction waste disposal charges, the vandalism situation may get more
serious. In the EIA reportand Outline Zomng Plan, the road has been proposed to extend to Lam Che and
Nam Yuen, which will certainly create miore opportunities for vandalism. We worry that eco-vandalism
situation will extend to areas which are not protected under any Development Permission Area Plan.

»  TinSamand Wong Lung Hang should be covered with Development Permission Area Plans or
incorporated in the Country Park otherwise these will become enclaves without effective land use control.

We object to Representation No. 2 in OZP No. §/1-TCTC/21;

*  Weobject to the expansion of “V" zones, and we are concerned with amendment C and object to
amendment R3, the areas zoned for small houses development should be limited to previous “V-zone" p]us
a reserve for approved small house applications only.

Here we submit for your consideration.
Designing Hong Kong Limited
May 2016
' Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 3107 Fax:+B52 2187 2345
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e senumseasa TPBIR/SA-TCTC/21-C13
G =) ;S 13805 B 20164 EHIE 16:29 :

H,-._.-%': tpbpd@pland.gov.hk .

B - e ]

E5E: Comments on Representation Relaling 1o Draft Pian - Plan No. S/-TCTCA2I

K Letter to TPB_20160513.pdf; Cycling Hotel Proposal_20160513.pdf

- BEE: =)
Dear Sir/Madam,
On behalf of the commenter, Wisdom Management Company Limited, we hereby submit the comments on
representation relating to Draft Plan No. .
S/I-TCTC/21.
Enclosed please find the relevant fetter and project proposal for your perusal.

Regards,
KELand Surveying, Planning & GIS Co. Ltd.

i
rax: S
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KELand Surveying, Planning & GIS Co. Ltd.

Authorized Laed Surveyors

Flat B, 20/F, Chatham Commercial Buitding, N0.399 Chatham Road North, Kowloon
VB RAEE 399 MESERATEATE 20 1 B B

Tels 270353737 Tax: 27655722 Web sites www. keland.comhk

Email: helondzebizaetvipater.com or infofekekind.com.ik
13" May 2016 : :
BY E-MAIL

Secretary, Town Planning Board
15/F, North Point Government Offices
333 Java Road, North Point, Hong Kong

Dear Sir/Madam,

Comments on Representation Relating to Draft Plan - Plan No. S/I-TCTC/21

On behalf of the commenter, Wisdom Management Company Limited (&7 (5B H5[R
/3E]), we hereby submit the comments on representation relating to Draft Plan No. $/1-
TCTC/21.

In order to support the long-term development of Lantau Island, the commenter proposes
to rezone Area 8 (near the junction of Yu Tung Road and Chung Yan Road in Tung
Chung) from “Green Belt” (“GB”) to “Government, Institution or Community”
(“G/1IC”).

A Cycling Hotel with provision of ancillary facilities is proposed to develop within the
mentioned Proposed GIC Zone. The justifications are as follows:

1.

It is complementary to the upcoming tourism proposals and green tourism
initiatives for Lantau.

It is in line with Government’s policy in exploring feasible measures to provide
diversified accommodation facilities for visitors in Hong Kong.

It could ease the demand for hotel rooms in Hong Kong, particularly in Lantau.

It would improve local employment in Lantau and provide jobs exclusively
reserved for indigenous villagers as well as Tung Chung/ Lantau residents.

It would boost development of sustainabie local economy in Lantau.

1t would enhance visitors® experience by provision of diverse choices in shopping.

BT ————



7. It would raise public awareness on healthy lifestyles in the community.

8. It would facilitate development of a vibrant and harmonious community

Enclosed please find the Design Proposal for the Cycling Hotel Development in Tung Chung
for your perusal.

We should be prateful if you would contact the representatives below for future
correspondence in relation 1o the comments.

1. Name of Contact Person:  Sr Dr. Ching Siu Tong

Company: KELand Surveying, Planning & GIS Co. Ltd.

Address: Flat B, 20/F, Chatham Comimercial Building,
399 Chatham Road North, lowloon

Telephone: . 2765 5737

E-mail: info@keland.com.hk

2. Name of Contact Person:  Ms. Fanny Ang, Authorized Person

Company: | ANG Studio Ltd.

Address: Suite 1008, Prosperity Millennia Plaza, 663 King’s Road
Quarry Bay, Hong Kong

Telephone: “

E-mail: fanny.ang@angstudiohk.com

Thank you for your kind attention.

Yours faithfully,
For and ¢n behalf of
KELand/Burveying, Planning & GIS Co, Ltd.

Sr Dr. Ching Siu Tong, Ken
FHKIS, FRICS, ALS, RPS(LS), MCIArb, MIS(Aust}, MSSI(Aust)

c.c. The Client (Wisdom Management Company Limited)
The Authorized Person (Ms. Fanny Ang, ANG Studio Ltd.)



Proposed Cycling
Hotel Development
in Tung Chung

Prepared by

' ﬁ:ﬁ’;):“}\
-'(& ~:::.:‘L
?ﬁ =
w ANG_é‘_Up}B”
33,*’& ;/

KELand Surveying,
Planning and GIS Co. Ltd.

ANG Studio

For
Wisdom Management Company Limited

May 2016



Main Consultancies for the Proposed Hotel Project

Contact Information:

Company

Name

Address

Tel
Fax

Email

Company
Name

Address

Tel
Fax

Email

KELand Surveying, Planning & GIS Co. Ltd
AR R B O R R 2 AIRAT

Room B, 20/E Chatham Commercial Building,
399 Chatham Road North, Kowloon
TLpEZRRRIEL 399 SR EERE 20 B =
2765 5737

2765 5722

info@keland.com.hk

ANG Studio

EAHE

Suite 1008, Prosperity Millennia Plaza, 663 King’s Road, Quarry Bay,
Hong Kong

BESRIREE 663 HLEERTERE 1008 =

91952251

3019 6210

fanny.ang@angstudiohk.com
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1.1

1.1.2

1.1.4

1.1.5

EXECUTIVE SUMMARY

Back garden of Hong Kong. Lantau renowned as “the back garden of Hong
Kong” has abundant natural and cultural resources. The scenic hiking trails,
cycle/ mountain cycle tracks, beautiful beaches, lush greenery, monuments as
well as monasteries and temples is ideal for local residents and visitors who are

looking for fun, leisure and adventure.

Recreational and tourism hub. With a closer integration to the Pearl River
Delta and continued growth of visitors to Hong Kong, Lantau, undoubtedly,
has enormous potentials to develop into a tourism and hospitality hub, with
the aim of shaping Lantau as a ‘kaleidoscopic recreation and tourism
destination” as proposed by The Lantau Development Advisory Committee
{(hereafter called the “LanDAC”).

Bike tour potential, The proposed improvement works on the existing cycle/
mountain cycle tracks also enhance Tung Chung’s appeal as a cycle hotspot for
local residents, visitors and professional/ skilled cyclists to ride individually or

in group.

Tourism benefits. The Proposed -Hotel will generate spill over benefits in
different aspects. The Proposed Hotel will add impetus to the development of
diverse tourism facilities on Lantau with greater synergy for a wide range of
visitor experience covering culture, heritage, entertainment, leisure and

conservation.

Employment opportunities, The Proposed Hotel will create diversified job
opportunities at all levels for local residents and indigenous villagers in Tung
Chung with a view to encouraging local employment and improving the

skillset mismatch problem.

Sustainable economy. The Proposed Hotel will attract people flow all day,
creating synergy to business activities, boosting local economy and hence

adding vibrancy to the community.

! See, LanDAC’s “The First-term Work Report”, available at
https://www.devb.gov.hk/filemanager/en/content_872/LanDAC_First_term_Work_Report_{English).p

df.

KELand Surveying, Planning & GIS Co. Ltd. = ANG Studio




1.1.7 Healthy lifestyles. The Proposed Hotel will promote sports culture and
facilitate development of a healthy lifestyle for all aged in the community, with

a view to turning Tung Chung into an ideal place for living, working and
leisure.

KELand Surveying, Planning & GIS Co. Ltd. = ANG Studio
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SECTION 2: BACKGROUND

2.1

2.2

2.2.1

22.2

2.3

23.1

23.2

2.3.3

234

KELand Surveying, Planning & GIS Co. Ltd, ¢ ANG Studio

PURPOSE

We seek support for the proposed hotel development in Tung Chung, Lantau
Island.

PROPOSED LAND EXCHANGE

Subject to the approval of proposed non-in-situ land exchange, a private lot of
about 27,830 m? in Tei Tong Tsai to be surrendered to the Government in
exchange for an area of about 7,000m? near eastern end of Tung Chung Road
for the development of Proposed Cycling Hotel (hereafter called “Proposed
Hotel™).

A Site Plan of the proposed GIC zone and the proposed new site area for
private hotel development is at Appendix 1.

PROPOSED SITE LOCATION

The Proposed Hotel is located near.the junction of Yu Tung Road and Chung
Yan Road in Tung Chung.

The Proposed Hotel is close to the east by North Lantau (Extension) Country
Park and to the west by an area planned for future public housing development
(Area 27). '

The slopes in the north-west (Slope No: 9-SE-B/27) and the south-west (Slope
No: 9-SE-B/C31) of the Proposed Hotel are not covered in this development.

A Location Plan and 2015 Aerial Photo of the Proposed Hotel are at Appendix
2 and 3 respectively.




SECTION 2: BACKGROUND

2.4

24.1
2.4.2

2.4.3

244

2.5

2.5.1

2.5.2

2.6

2.6.1

2.6.2

PROPOSED SITE AREA AND STATUS

The proposed GIC zone area is about 23,021m?, of which only about 7,000m?
will be used for the building of Proposed Hotel.

The rest of the proposed GIC zone area will be used for provision of ancillary

facilities near or around the Proposed Hotel.

The site area is currently vacant.

Dense vegetation could be found in the northern side of the site area. Detailed
topographical and tree survey will be conducted to investigate the actual
development extent.

LAND USE AND ZONING

Among the proposed GIC zone area, an area of about 18,073m?’ is zoned
“Green Belt” and an area of about 4,948m? falls within the North Lantau
(Extension) Country Park? under the Draft Tung Chung Town Centre Afea
Outline Zoning Plan {OZP) No. S/I-TCTC/21 (Appendix 4).

Application for planning permission will kick off to proceed with the Proposed
Hotel development in due course.

ACCESSIBILITY

The Proposed Hotel is well served by public transport such as buses, mini
buses and taxis. The Tung Chung MTR station can be reached at about 20
minutes walking distance. The proposed Tung Chung West Station is located

within a few minutes’ walk from the Proposed Hotel.

Moreover, the bus route only takes around 30 minutes between the Proposed
Hotel and the Hong Kong International Airport (hereafter called “HKIA”).

? Currently, the Site Area inside Country Park is applying for an excision of area from the North Lantan

(Extension) Country Park. Please refer to http://www].ozp.tob.gov.hk/gos/default.aspx?# for details.

KELand Surveying, Planning & GIS Co. Ltd. _ » ANG Studio




SECTION 2: BACKGROUND

2.6.3 The Proposed Hotel is also well connected by a network of cycle track and cycle

subway (Appendix 5).

2.6.4 Primary access to the Proposed Hotel is via Yu Tung Road and Chung Yan

Road.

2.7 PROPOSED THEMED HOTEL: CYCLING

2.7.1 Adjacent to a wide span of cycle track networks on Lantau, the Proposed Hotel

is an ideal location for a short cycle tour during the weekends or as part of a

longer trip in the region.

2.7.2  The benefits of cycling to our health and environment are indisputable.

>

>

Cycling is a simple physical exercise suitable for all aged.

Cycdling is good for health and fitness, greatly reducing the risk of health
problems.

Cycling is an easy way to release you from busy urban life.

Cycling causes no harm to environment, balancing development and

conservation.

Cycling is an easy fit to our daily life.

KELand Surveying, Planning & GIS Co. Ltd. » ANG Stadio %




SECTION 3: PROJECT OVERVIEW

3.1

3.1.1

3.2

321

322

3.2.3

3.3

3.3.1

33.2

KELand Surveying, Planning & GIS Co. Ltd. «  ANG Studio

VISION: 2C’s

We envision to creating a Chic and Comfy cycling hotel on Lantau that
distinguishes itself from the surrounding accommodations.

OBJECTIVES: 3A’s

Alert | Amiable | Appealing

Alert. To balance development and community needs while protecting natural
and cultural richness of Lantau in a prudent manner:

Amiable. To offer visitors a unique mode of accommodation through its
all-around services and hospitality.

Appealing. To turn Tung Chung an ideal base that local residents and visitors
can enjoy and share.

PROJECT SCOPE

The Proposed Hotel will feature a combination of quality architectural design,
hospitality services and a wide range of facilities for all aged to cater for the

needs of different people.

The Proposed Hotel will provide a total of 500 to 700 rooms, including Single
Room, Twin Room and Family Room. Each room will be equipped with bike

racks.

e L




SECTION 3: PROJECT OVERVIEW

3.3.3 The scope of the Proposed Hotel comprises:
(a) Common hotel facilities and services

- a24-hour front desk

- restaurants

- bars & cafeterias offering beverages and light snacks
- gym and fitness rooms

- a multi-purpose activity room

- spa facilities with a swimming pool

- landscaped areas

- free Wi-Fi access

- special tour advice service

- free shuttle bus

- pick-up service
(b) Cycle-related facilities and services in hotel

- amini velodrome

- resident cycling coaches

- cycling courses

- cycle-friendly lifts

- cycling-themed restaurants

- cycle flagship store, including repair centre, cycle museum, cycle
emergency service, cycle rental service, shops & souvenirs, and first-aid
facilities )

- outdoor zones for both cycling tracks and weekend bazaar

- shopping arcade

KELand Surveying, Planning & GIS Co. Ltd. +» ANG Studio



SECTION 3: PROJECT OVERVIEW

(c) Ancillary facilities

To align with the Proposed Hotel development, the Proposed Hotel is
planned to be surrounded by a myriad of ancillary facilities. The site design
will embrace every aspect of people needs, offering multiple opportunities
for local residents and visitors to access these facilities, both physically and

visuallyl. These include:

- cycling track meeting international standard

- two cycling parks, one catered for beginners’ practice and one for
advanced level

- sitting-out areas with pavilions and shelters

- refreshment kiosks / resting stations

- cycle parking sites

3.3.4 The development parameters for the proposed hotel are set out as below:

7,000 sq.m.
Te |
| 42,000 sq.m.

| 3,150 sq.m./ 45%

[ 135mPD

|3 storeys for shopping arcade + 24

) | storeys for hotel tower
. : | Around 600
roposed Size ofRoom | 30-50 squm

I

Proposed Numbe
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SECTION 3: PROJECT OVERVIEW

3.4 HIGHLIGHTS

3.4.1 The Proposed Hotel will provide a cluster of world-class “leisure-cum-sports”
facilities in Tung Chung, which upon completion will be the first ever “cycling”
hotel in Hong Kong.

3.4.2 The highlights of the Proposed Hotel are shown as below:

(a) Accessibility. The Proposed Hotel will provide visitors on bikes with easy
and comfortable access to their room and other public areas in hotel,

(b) Uniqueness. The Cycle Museum of-the Proposed Hotel will open to the
public during daily-guided tours and on open days in order to enable
visitors to have a better understanding of cycling culture and history as well

as stories of local and international cyclists.

(c) Reliability. The Proposed Hotel will offer a 24-hour front desk service with
personal touch and various cycle-friendly facilities so as to accommodate

diverse needs of visitors.

{d) Fun. The Proposed Hotel will provide visitors with our “FA.M.E.” cycle
routes. For guided tours, information about the points of interests and
attractions will be provided. You can ride in group accompanying with
your family members or friends, or choose to ride individually. For
self-guided tours, an information kiosk is also available in the hotel lobby.

Emergency service will be provided for assistance.

(e) Leisure. A shopping arcade will offer a wide array of local and international
cuisine, sporty products as well as the latest fashion, entertainment and
lifestyle brands. It will be sited next to weekend bazaar to create an outdoor

leisure atmosphere to match the theme of cycling.

(f) Synergy. The Proposed Hotel will achieve synergy for enhancement of the
quality of living in Tung Chung by a way of creating diversified job
opportunities, encouraging commercial activities and promoting sports

culture,

KELand Surveying, Planning & GIS Co.Ltd. + ANG Studio




SECTION 4: JUSTIFICATIONS

4.1

41.1

4.1.2

41.3

414

4,15

4.1.6

KELand Surveying, Planning & GIS Co. Ltd, »  ANG Studio 10 l

JUSTIFICATIONS

The Proposed Hotel is in a prime position to develop Lantau into
a tourism and hospitality hub

The Proposed Hotel is complementary to the upcoming tourism proposals and

green tourism initiatives for Lantau.

Surrounded by various tourist attractions, the Proposed Hotel in Tung Chung
is in a prime position to develop Lantau into a tourism and hospitality hub
with the aim of strengthening Hong Kong as a world-class tourist destination

by showcasing different facets of Hong Kong’s image.

(a) Promoting cycling tourism in Lantau

The proposed “F.A.M.E” cycle routes link up major tourist attractions or
integrate with nearby attractions and other recreational facilities, forming a
cluster of attractions for visitors to enjoy unique riding experiences while

appreciating natural and cultural heritages of Lantau.

Upon completion of improvement works, the refined cycle/ mountain cycle -

tracks. would be more convenient for visitors to enjoy “Round-the-Island”

Cycle Tours on Lantau.

Refreshment Kiosks and Resting Stations will also be provided in major
tourist attractions, such as Tai O, Mui Wo and Pui O so as to offer visitors a

remarkable riding experience in exploring points of attractions on Lantau.

From its advantageous location in Tung Chung, it is expected that the
Proposed Hotel would become a cycling hotspot for both amateur and veteran
cyclists, bringing alternative type of tour experience to visitors through its
featured cycle routes, and thus encouraging them to stay longer and/or repeat

their visit.




SECTION 4: JUSTIFICATIONS

(b) Promoting green tourism initiative

4.1.7 The Proposed Hotel echoes the call for green tourism so as to preserve the
green heart of Lantau.? As noted in the previous public engagement on Lantau
development, there is a general consensus that the majority of Lantau be used

for conservation, leisure, cultural and green tourism?.

4.1.8 In order to appreciate the natural scenery, tranquil rural setting and cultural
heritage of Lantau, the Proposed Hotel will organize eco-tours/ green tours in
designated tourist attractions with high conservative/ ecological values, e.g.

Tung Chung Valley, Wong Lung Hang and Tai O.

(¢) Enriching visitors’ experience through a user-centric tour service

4.1.9 Taking account of diverse tourism potentials of Lantau, the Proposed Hotel will
give Special Tour Advice for those who seek for adventure and buzz in
outdoor activities in a view -of enriching visitors’ experience, hence
encouraging them for extension of stay and/ or repeat visitation. Such tours
will be designed according to the choices and interests from visitors, for

example, windsurfing, kiteboarding and BMX bike etc.

4.2 The Proposed Hotel is in line with Government’s policy in
exploring feasible measures to provide diversified
accommodation facilities for visitors in Hong Kong

(a) Providing unique mode of accommodation for visitors

42.1 With a view to strengthening the overall appeal and competiveness of Hong
Kong as a preferred tourist destination, there is a call for diversified modes of

accommodations for visitors.

* For details, please refer to
http:/fwww.legco.gov.hk/yr08-09/english/panels/edev/papers/edevl024¢b1-198-2-e.pdf.

4 For details, please refer to
http:/fwww.landac.hk/en/future-lantau/spatial-planning-and-land-use?id=>5.
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4.2.2

4.2.3

4.2.4

4.2.5

4.2.6

4.2.7

Strategically located at the heart of Tung Chung, the Proposed Hotel with a
theme of “cycling” would become an iconic tourist attraction and a unique

landmark in Lantau,

To highlight the “cycling” theme, there will be Cycle Museum to showcase the
history and culture of cycling as well as the stories ‘of cyclists. Replicas of
selected bikes will also be provided for photo-taking purpose. Besides, Cycle
Flagship Store, including cycle repair centre, cycle museum, cyde
emergency service, cycle rental service, shops & souvenirs, and first-aid
facilities will also be found in the Proposed Hotel to cater for the diversified

needs and interests of visitors.

It is expected that the Proposed Hotel will provide a rather unique mode of
accommodation for certain tourist segments, including cycle lovers, family
tourists, nature lovers and other high-yield visitors with a view to encouraging

them to lengthen their stay and/or increase their visits.
(b) Promoting the best hospitality and services

Tourism is not simply about provision of diversified hotel facilities. Indeed, a
hospitality culture is equally important to sustainable development of tourism

in Hong Kong.

With a view to cultivating a warm and welcoming environment for visitors,
hospitality starts upon visitors' arrivals in Hong Kong. There will be Free
Shuttle Bus travelling from the HKIA/ Tung Chung MTR station to hotel, or
vice versa. The Proposed Hotel will also provide Pick-Up Service at designated
districts, such as Central, Tsim Sha Tsui and Mong Kok as well as various

popular tourist attractions on Lantau, such as Ngong Ping, Tai O and Mei Wo.

Moreover, the Proposed Hotel will provide exclusive access for visitors on bikes
riding to the front deck for check-in/ out. Cycle-friendly Lifts will offer

spacious space for visitors to bring along their cycles easily.
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4.2.8

4.2.9

4.2.10

4.3

4.3.1 .

4.3.2

Besides, the Proposed Hotel will give visitors personal touch through a
24-hour Front Desk. This way, it would attract more high-yield visitors to

come here under a home-like environment.
(c) Strengthening Hong Kong's image as “Events Capital of Asia”

Cycling has long been a popular sport in Hong Kong. In view of this, the
Proposed Hotel will collaborate with professional cycling organizations to
launch spectacular track and artistic cycling performances so as to make it
become signature events on Lantau with a view to enriching visitors

experience and strengthening Hong Kong’s as the “Events Capital of Asia”.

Besides, the Proposed Hotel will provide a Mini Velodrome for cyclists’
training and competition. Meanwhile, two outdoor cycling grounds with
different types of cycling and recreational facilities will also be provided to

cater for the needs from the local residents and visitors.

The Proposed Hotel development could ease the demand for
hotel rooms in Hong Kong, particularly in Lantau

According to the statistics on “Hotel Supply Situation” from the Hong Kong
Tourism Board (hereafter called “the HKTB”), there are 253 hotels providing
71,959 rooms as at December 2015°,

In view of continued visitor growth in recent years, the demand for hote] room
will remain fierce in the near future. The total supply of hotel rooms is
expected to grow to about 84,000 in 2017% The government has already
adopted a multi-pronged strategy to cater for the demand for hotel rooms;
however, it is anticipated that there will still be a shortage of hotel supply in
20177. Not to mention, there is also shortage in capacity during peak season for

® See, “Hotel Supply Situation - as at Dec 2015 available at the HKTB'’s website at
http:/fwww.discoverhongkong.com/tc/index.jsp.

& See, “Chapter 5: Receiving Capacity of Hotels”, available at
http:/fwww.tourism.gov.hk/resources/english/paperreport_doc/misc/2014-01-17/ Assessment_Report_e

ng.pdf.

? Ibid, Note 6.
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AsiaWorld-Expo in Lantau.?

4.3.3 Besides, the “full-house” situation could be found from time to time in the past
few years. The occupancy rate of hotel room was over 85% from 2010 to 2014
and gradually increased to 90% in 2014.

4.3.4 Given the limited supply of hotel rooms in Lantau, it is considered that an
additional 1,000 hotel rooms is needed in Tung Chung to ease the hotel
demand in Lantau and long term demand in Hong Kong.®

4.3.5 In light of the above, the Propdsed Hotel would help increase the supply of

hotel rooms in Lantau, and benefits Hong Kong tourism industry as a whole.

4.4 The Proposed Hotel would improve local employment in Lantau

4.4.1 According to the 2011 Population Census, Lantau has a population of about
105,000, of which Tung Chung new town has about 80,000". With the growing
population, there was a concern about the provision of more job opportunities

and economic development in Tung Chung!'.

4.4.2 In terms of local employment, 29.8% of the working population worked in the
same district'?, There are now over 90,000 job. opportunities in Lantau, of
which 65,000 are airport-related'®, Moreover, these job opportunities are filling
up by labour force from other districts. There is also the shortage of clerical

jobs in Tung Chung."

8 See, ICF International’s “Consolidated Economic Development Strategy for Lantau and Preliminary
Market Positioning Study for Commercial Land Uses in Major Developments of Lantau - Preliminary
Analysis’, available at ) '
https:/fwww.devb.gov.hk/filemanager/en/content_923/PC_SC_Paper_01_2015_{Eng).pdf.

* See, Civil Engincering Development Department {CEDD)s "Agreement No. CE 32/2011 (CE)
Planning and Engineering Study on the Remaining Development in Tung Chung - Feasibility Study
Executive Summary for the Whole Feasibility Study”, available at http://www.tung-chung.hk/Text.pdf.

1 See, “The 2011 Population Census - Fact sheet for Islands District Council District’, available at
http://www.census2011.gov.hk/en/district- profiles/islands. html.

1 Ibid, Note 9.

12 See, “The 2011 Population Census - Fact sheet for Islands District Council Lantau (T01), available at
http:/fwww.census2011.gov.hk/pdfifact_sheets/ca/T0le.pdf.

13 See, “Information on Lantau's Social Development” (LanDAC ESD SC Paper No. 01/2015), available
at https://www.devb.gov.hk/filemanager/en/content_924/ESD_SC_Paper_No_01_2015_{Eng).pdf.

4 See, “Appendix 1 - Minutes of Briefing Session to Community Organisations, in Tung Chung’,
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4.4.3 Inlight of the above situation, the Proposed Hotel can address the need of local

employment through creating more job opportunities at all levels, particularly
for the low-skilled.

4.44 Initially, the Proposed Hotel would provide around 1,000 to 1,500 jobs, of
which 200 jobs exclusively reserved for irdigenous villagers. Priority in

recruitment will be given to Tung Chung/ Lantau residents.

4.4.5 Besides, there is mismatch between local labour skill sets and job opportunities
due to the limited choices of job in Lantau.’* Hence, it is envisaged that the
current skill set mismatch problem could be somewhat alleviated through
provision of diversified job opportunities in different sectors (e.g. construction,
retail, hotel and property management) in the course of development and

operation.

4.4.6 Hence, the Proposed Hotel is in line with the Governments policy of
promoting local employment in Lantau with a view to creating a thriving

community in Lantau in the long run.

4.5 The Proposed Hotel would boost development of sustainable
local economy in Lantau

4.5.1 In view of the above hotel attractions, the Proposed Hotel would become an
essential infrastructure to enhance Lantau’s appeal, attracting more visitors to

come, hence encouraging them to extend their stay and increase their visit.

4.5.2 People flow brought by this iconic attraction will facilitate the development of
local economy. The Proposed Hotel will offer Refreshment Kiosks and
Resting Stations for visitors in major tourist attractions with the aim of
promoting nearby economic development, particularly in retail and dining

industries.

available at http:/fwww.tung-chung.hk/AppendixLpdf.

15 See, ICF International’s “Consolidated Economic Development Strategy for Lantau and Prefiminary
Market Positioning Study for Commercial Land uses in Major Developments of Lantau — Initial
Economic Development Concepts’, available at

https:/ fwww.devb.gov.hl/filemanager/en/content_923/PC_SC_Paper_01_2015_{Eng}.pdf.
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4.53 The Proposed Hotel will also organize Weekend Bazaar with local
characteristics, hence providing small business operators with business
opportunities and local residents with diversified shopping choices at a

reasonable price level.

4.6 The Proposed Hotel would enhance visitors’ experience by
provision of diverse choices in shopping

4.6.1 There are views of limited choices of shopping venues in Tung Chung.' With
the growing population in Tung Chung, it could be seen that the retail and
dining facilities are not enough to cater for the growing demand from both

local residents and visitors.

4.6.2 In view of this, ancillary retail facilities (e.g. Shopping Arcade) of the
Proposed Hotel will offer more choices for shopping. As a result, a good and
memorable shopping experience to be enjoyed by local residents and visitors
alike.

4.7 'The Proposed Hotel would raise public awareness on healthy
lifestyles in the community

4.7.1 In urban life, leisure becomes a “luxury” for most of the city-dwellers who are
always overwhelmed by daily life. The Proposed Hotel is ideal for local
residents and visitors for refreshments or keeping away from the hustle and
bustle of daily life. Bike tours allow them set their own pace and stop wherever

they want to admire their surroundings.

4,7.2 Besides, given the cycle track network of Lantau, cycling is considered as an
easy-fit exercise to daily life. The Proposed Hotel will work hand in hand with
professional organizations to organize regular training programmes,
workshops and events with a view to cultivating a culture of health

consciousness and promoting exercise habits in a wide-territory community.

6 See, “Strategic Positioning, Development Direction and Way Forward for Individual Proposals of

Lantau — Annex 3" available at
https://www.devb.eovhk/filemanager/en/content 876/LanDAC Paper No 04 2014 (Eng)pdf.
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4.8 The Proposed Hotel would facilitate development of a vibrant

and harmonious community

4.8.1 The Proposed-Hotel echoes the need of recreational facilities for community
activities in Tung Chung'’, with the aim of facilitating development of a vibrant

and harmonious community.

4.8.2 To highlight the theme of cycling, there will be two cycling parks, one catered

for beginners’ practice and one for advanced level.

7 Ibid, Note 13.
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5.1 TOURISM POTENTIAL OF LANTAU

5.1.1  Lantau has a plenty of popular tourist attractions, for example Hong Kong
Disneyland, Tian Tin Buddha, Ngong Ping 360, Po Lin Monastery, Tai O
Fishing Village and various hiking trails. In their First-term Working Report
prepared by LanDAC, Lantau is proposed to develop into a “Kaleidoscopic

Recreation and Tourism Destination™.!®

5.1.2  Below are major sights and attractions in Tung Chung (Appendix 5):

»  Tung Chung Fort

»  Tung Chung Battery

> Hau Wong Temple

»  Tin Hau Temple at Wong Lung Hang
» Wong Lung Hang Waterfall

» Tung Chung Stream

» Ma Wan Chung Village

» Tung Chung Old Ferry Pier

» Mangrove

18 Ibid, Note 1. Under this planning framework, 5 themes and 14 recreation and tourism areas with
three types of connections, i.c water-based {e.g. water taxi), above-ground (e.g. cable car, funicular
railway) and land-based (e.g. cycle tracks, round-the-island sightseeing shuttle bus) were proposed to
the Government for consideration.
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SECTION 6: PROPOSED CYCLE ROUTES - FA.M.E.

6.1

6.1.1

6.1.2

6.1.3

6.1.4

KELand Surveying, Planning & GIS Co. Ltd. + ANG Studio

PROPOSED CYCLE ROUTES - FFAM.E. .

The Proposed Hotel located near Tung Chung town centre is at the junction of

convenient cycling, shopping and dining in Lantau.

The fabulous scenery along the cycle tracks makes it ideal for cycling in Lantau.
Visitors can ride around the town centre, or choose mountain route for

challenges and adventures.

The Proposed Hotel will offer proposed “F.A.M.E.” Cycle Routes sophisticaily

designed for local residents and visitors. Cycle rental service is also available.

Here are the proposed “F.A.M.E.” cycle routes:

Feeling Tung Chung: Blue Sky on Promenade

From Hotel > via Citygate > Hoi Bun Road > Sunny Bay > Inspiration Lake

Appreciating Tung Chung: Culture and Customs

From Hotel > Tin Hau Temple at Wong Lung Hang > Tung Chung Battery >
Han Wong Temple > Ma Wan Chung Village > Tung Chung Fort

Meeting Tung Chung: History and Heritages

From Hotel > via Yat Tong Estate > Tung Chung Fort > Tung Chung Old
Ferrry Pier > Ma Wan Chung Village > Hau Wong Temple > Tung Chung
Stream > Tung Chung Battery

Exploring Tung Chung: from Past to Present

From Hotel > Tung Chung Battery > via Yat Tong Estate > Ma Wan Chung
Village > Tung Chung Fort > via Citygate > airport runway
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SECTION 7: TOURISM MARKET IN HONG KONG

7.1 TOURISM MARKET IN HONG KONG

7.1.1 Tourism is a major pillar of Hong Kong’s economy. Given the enhanced local,
regional and global connectivity through the upcoming infrastructures,
including the Airport Third Runway, the Airport North Commercial District
development, Hong-Kong-Zhuhai-Macao Bridge (HZMB), the topside
commercial development at Hong Kong Boundary Crossing Facilities of
HZMB, Tuen Mun-Chek Lap Kok Link and Tung Chung West Extension, etc,
Lantau would turn into a location hub with a greater variety of tourist

attractions.

7.1.2  According to the statistics from the HKTB, the number of visitors to Hong
Kong has gradually increased to about 60.8 million in 2014 despite a slight
drop in 2015 (Figure 1).

Figure 1: Total Visitor Arrivals 2010-2015

2010 2010 52012 132013 132014 (22015

60,838.8 58,307.5
54,298.8 i

48,615.1
41,9213
35,0303 T

2010 2011 2012 2013 2014 2015

Source: HKTB’s Statistical Review of Hong Kong Tourism 2014 & Visitor Arrivals Statistics
Monthly Report - Dec 2015

7.1.3 Amongst the total visitors, the number of overnight visitors increased by 8.2%
over 2013 to about 22.7 million in 2014 (Figure 2). Around 46% of visitors
stayed overnight in Hong Kong in 2013 and 2014.
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Flgure 2: Breakdown of Visitor Arrivals 2013 and 2014

N ; 2013 2014 Growth (%)
Overnight Visitors 25,661,072 27,770,459 8.2
Sam-day In-town Visitors 28,614,999 33,034,017 15.4
Cruise Passengers 22,733 34,360 51.1
Total 54,298,804 60,838,836 12

Source: HKTB's A Statistical Review of Hong Kong Tourism 2014

7.14 In terms of the purpose of visit, around 60% of the overnight visitors came to
Hong Kong for vacation over the past three years (Figure 3).
Flgure 3: Overmght Visitors' Purpose of Visit by Major Market Areas
Vacatwﬁ '\* Busme-sslMeeUngs thmg Fnend:sl- : En route &
) Relatives [ - chers
2013 61.6% 13.9% 17.9% 6.7%
2014 62.2% 13.8% 17.0% 6.9%
2015 60.1% 15.0% 17.2% 7.7%
Source: HKTB’s Visitor Arrival by purpose of visit
7.15 Besides, there is also a growing demand for recreation activities by Hong Kong
residents.”” The findings is consistent with the call for “more diversified and
tourism facilities in Hong Kong”.?°
' See, “Proposed Recreation and Tourism Development Strategy for Lantau”, available at

https:/fwww.devb.govhk/filemanager/en/content_924/ESD_SC_Paper_No_06_2015_(Eng).pdf.

¥ Ibid, Note 1.
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SECTION 8: HOTEL MARKET IN HONG KONG

8.1 HOTEL MARKET IN HONG KONG

8.1.1 The number of hotels will increase to an estimate of 306 by 2019 providing
84,082 rooms (Figure 4).

Figure 4: No. of Hotels and Rooms 2010-2019

AN .‘:;'Np.'bf_l-l_o;:els IR | ~ No. of Rooms 7

Actual figures*

~ 2010 175 60,428
2011 190 62,830
2012 211 67,394
2013 225 70,017
2014 244 72,721
2015 253 73,846

Estimated figures™
2016 274 76,643
2017 292 - 81,052
2015 304 83,753
2019 306 84,082

Source: HKTB’s Hotel Supply Situation - as at Dec 2015

% Actual figures are obtained from the Office of the Licensing Authority, Home Affairs Department
(HAD).

2 Estimated figures are based on information provided by respective developers/architects of individual
hotel projects that have been approved by the Building Authority known as at 31 December 2015. The
numnber of guesthouses is not included.
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8.1.2 The occupancy rate of hotel room stood over 80% in the past five years
(Figure 5).

Figure 5: Hotel Room Occupancy Rate 2010-2015

7 Oceupancy Rate (%)

87 P P

2010 2011 2012 2013 2014 2015

Source: HKTB's Statistical Review of Hong Kong Tourism 2014 & Hotel Room OQccupancy
Report - Jan 2016

8.1.3  Currently, 8 hotels could be found in Lantau and only 1 hotel is located in Tung
Chung (Figure 6).

Figure 6: Nao. of Hotels and Rooms in Lantau

Hotel (in alphab'etical 6r:der) L LQSQ&QI? No. of Rooms
Area 53a Hotel (opening in 2020)* Tung Chung 1,100
Auberge Discovery Bay Hong Kong Discovery Bay 325
Disney Explorers Lodge (opening in 2017)* Disneyland 750
Disney’s Hollywood Hotel Disneyland 600
Headland Hotel Airport 501
Hong Kong Disneyland Hotel Disneyland 400
Hong Kong Skycity Marriott Hotel Airport 625
Novotel Citygate Hong Kong Tung Chung 440
Silvermine Beach Resort Mui Wo 128
Tao O Heritage Hotel Tao O 9

Source: The number of hotels in Lantau is available at HKTBS Hotel Room Occupancy Report - Jan

2016. The number of rooms for each hatel is available at each hotel’s website.

B See “Tung Chung Property” at

http://www.tungchungproperty.com.hk/eng/marketnews.php?sno=2358&page=1.

* See “Disney Explorers Lodge breaks ground at Hong Kong Disneyland Resort” at
http://news-en.hongkongdisneyland.com/PressReleases/PressReleaseDetail aspx? Assetld=2e2c88ee-0{9

9-418b-%feb-edd669dd8773
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8.14 In the coming few years, Disney Explorers Lodge (opening in 2017) and a hotel
in Tung Chung Town Lot No. 38 in Area 53a (opening in 2020) will come into

service in Tung Chung.
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Annex IV of TPB Paper No. 10 17_8 7

(Translation)

Minutes of Meeting of Islands District Council

Date  :1 February 2016 (Monday)
Time :2:00 p.m. .
Venue : Islands District Council Conference Room,
14/F, Harbour Building, 18 Pier Road, Ceniral, Hong Kong.

Present

- Chairman
Mr CHOW Yuk-tong, BBS

Vice-Chairman
Mr YU Hon-kwan, Randy, JP

Members

Mr YUNG Chi-ming, BBS

Mr CHAN Lin-wai

Mr CHEUNG Fu

Mr WONG Hon-kuen, Ken
Mr FAN Chi-ping

Mr LOU Cheuk-wing

Mr WONG Man-hon

Ms YU Lai-fan

Ms LEE Kwai-chun

Ms YUNG Wing-sheung, Amy
Mr TANG Ka-piu, Bill, JP

Mr KWONG Koon-wan

Mr CHOW Ho-ding, Holden
Ms.TSANG Sau-ho, Josephine
Mr KWOK Ping, Eric

Ms FU Hiu-lam, Sammi

Attendance by Invitation _

Mr MA Siu-cheung, Eric, JP  Under Secretary for Development, Developmerit Bureau

Mr LAI Cheuk-ho Principal Assistant Secretary(Works), Development Bureau

Ms LAU Bo-yee, Winnie Chief Town Plarmer/Strategic Planning, Planning Department

Ms WU Ming-yee, Amy Semior Town Planner/Islands, Planning Department

Ms AU Yue-yan, Vicki Town Planner/Islands, Planning Department

Mr YUEN Wing-cheong Senior Transport Officer/Planning/Ferry, Transport
Department

Mr LEE Ka-hei, Haywood Engineer/Islands, Transport Department

Ms TSE Sau-lai, Vivianne Senior Estate Surveyor (District Lands Office, Islands),
Lands Department

Ms HON Tsui-san, Shirley Senior Estate Surveyor, District Lands Office, Islands,
Lands Department

Mr PO Chi-lok Assistant Project Manager (School Building), Education

Bureau



Dr. LOUIE Kwok-keung, Peter

Ms HO Hoi-yan, Ava

Mr CHAU Kwok-leung, Eddie

Mr Kenneth KWOK.

Ms LEE Kit-yee, Kitty

Ms NG Lai-fong, Agnes

Ms KWOK Lai-kuen, Elaine

In Attendance

Mr LI Ping-wai, Anthony, JP

Ms CHONG Yan-yee, Belinda

Mr CHOW Chit, Joe .

Ms HUI Yuen-mei, May

Ms CHAN Hing-kwan, Patty

Mr LO Kwok-chung, David

Ms TAM Yin-ping, Donna

Mr LI Kin-nga, Denis

Ms LO Man-kam

Mr LAM Ding-fung

Mr HO Yun-sing

Mr Richard Brinsley
SHERIDAN

Ms FAN Chin-ting, Erica

Mr LAW Tung-wah, Benji

Mr YUEN Hong-shing, Honson

Mr WONG Hon-kit

Mr WONG Wai-wan

Ms CHEUNG Yuk-king

Mrs Brenda NG

Secretary
Ms CHAN Sum Sum, Candy

Senior Environmental Protection Officer (Air Policy),
Environmental Protection Department

Assistant Public Relations Manager- External Affairs,
MTR Corporation Limited

Senior Engineer (Islands Division), _
Civil Engineering and Development Department

Associate Director, Ove Arup and Partners Hong Kong
Limited

Senior Manager (New Territories South) Promotion,
Leisure and Cultural Services Department

Manager (New Territories South) Marketing & District
Activities, Leisure and Cultural Services Department

Senior Librarian (Islands), Leisure and Cultural Services
Department

District Officer (Islands), Islands District Office
Assistant District Officer (Islands)}, Islands District Office
Assistant District Officer (Islands)2, Islands District Office
Senior Liaison Officer (1), Islands District Office
Senior Liaison Officer (2), Islands District Office
Chief Engineer/Islands,
Civil Engineering and Development Department
District Planning Officer (Sai Kung and Islands),
Planning Department
District Lands Officer (Islands), Lands Department
Administrative Assistant (LLands/Islands), Lands Department
District Social Welfare Officer (Central Western, Southern &
Islands), Social Welfare Department
District Commander (Lantau}, Hong Kong Police Force
District Commander (Marine Port), Hong Kong Police Force

Public Community Relations Officer (Lantau District} ,
Hong Kong Police Force .

Public Community Relations Officer (Marine Port District) ,
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XV. The draft Tung Chung Extension Area Outline Zoning Plan (OZP) No. S/I-TCE/I, the draft

Tung Chung Valley OZP No. S/I-TCV/] and the draft Tung Chung Town Centre Area OZP
No. §/I-TCTC/21

(Paper IDC 17/201 6)

129. The Chairman welcomed Ms Donna TAM, District Planning' Officer (Sai Kung and
Islands), Ms Amy WU, Senior Town Planner/Islands and Ms Vicki AU, Town
Planner/Islands of PlanD; and Mr David LO, Chief Engineer/Islands of CEDD to the meeting
to present the Paper.

130.  Ms Donna TAM briefly introduced the background of the paper. Ms Amy WU then
explained the contents of the three draft OZPs one by one with the aid of PowerPoint
presentation.

131.  Mr Holden CHOW said that many residents were eager for the early completion of
Tung Chung Town Park. He enquired whether there was an implementation schedule.

132.  Mr Eric KWOK enquired whether land was reserved for provision of cultural and
recreational facilities (such as indoor sports centres and performance venues) in the plan for
Tung Chung West as such facilities which could promote youth development were lacking
near Tung Chung West and Y at Tung Estate.

133, Mr FAN Chi-ping expressed his views as follows:

(2) Plenty of rural land in Tung Chung (for instance, the Wong Lung Hang area)

: was zoned “Green Belt” and “Conservation Area”. As such, the value and
development of private land was affected. He enquired whether the
Govemment would compensate the affected private landowners.

(b) There was no river but a watercourse in Tung Chung. He hoped that the
Government would improve the road connection in the villages of Tung Chung
old areas as proposed when developing Tung Chung West.

(¢) Heurged the Government to grasp the development opportunity to enhance the
sewerage system of villages in Tung Chung old areas by 1ep1ac1ng the septic
tanks for better environmental hygiene.

134, Mr WONG Man-hon said that according to the draft Tung Chung Extension Area
OZP, there was a piece of land between Pak Mong and North Lantau Highway and enquired
about the future use of the land. He hoped that the Government wonld provide appropriate
transport ancillary facilities for the residents of the three villages in Mui Wo to travel to the
proposed Tung Chung East railway station (TCE Station).
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- 135.

136.

Ms Donna TAM gave a consolidated response as follows:

(a)

(b)

For community facilities, during the public consultation on Tung Chung New
Town Extension Study (Tung Chung Study), the study team noted that the
local community opined there were inadequate community facilities especially
in Tung Chung West where the sports facilities were seriously lacking.
Therefore, PlanD put forward the current planning proposal after consultation
with relevant government departments and taking into consideration the land
use in Tung Chung East, Tung Chung Town Centre and Tung Chung West.
The site next to Tung Chung Area 39 was reserved for provision of an indoor
recreational centre, and part of the “Open space™ zone outside Yat Tung Estate
would be used for development of an amphitheatre for holding cultural and
recreational events.

Tung Chung Stream had a high ecological value and should be preserved.
PlanD proposed zoning the areas of high ecologically value in Tung Chung
West as “Conservation Area” and “Green Belt” to preserve the natural
environment and the rural characteristics. On the other hand, suitable sites
were identified such as areas of lower ecological value (including abandoned
agricultural land and orchards) in Tung Chung West for proposed low density
residential development for optimal use of land. It was hoped that a balance
would be struck between ecological conservation and development needs in the
development of Tung Chung West.

Mr David LO gave a consolidated response as follows:

(2)

()

©

(d)

As regards the connecting road in the three villages in Mui Wo, the proposed
Road P1 would connect North Lantau Highway via the proposed transport
interchange to the west of Siu Ho Wan. Residents of the three villages would
then be able to access North Lantau Highway via the transport interchange in
future. In addition, there was a subway underneath the section of North
Lantau Highway, and CEDD proposed extending the subway to the new
reclamation area and link up with Road P1 to facilitate residents’ access to the
Tung Chung East development area and the MTR station.

As for the village roads in Tung Chung Valley, CEDD would construct village
roads according to the draft OZP.

For villages affected by the expansion of Tung Chung New Town, CEDD
would arrange public sewers for them. As for the request by Mr FAN
Chi-ping for construction of sewers for villages not affected by the expansion
scheme, CEDD would study with EPD the feasibility of improving facilities in
the unsewered villages in Tung Chung old areas.

Regarding the Town Park, CEDD was responsible for proceeding with the
provision of infrastructure in Tung Chung Extension Area, including site
formation, reclamation, drainage and water supply works. Other govemment
facilities (such as town park) would be provided by relevant govemment
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departments. CEDD would continue to discuss with relevant departments
about the implementation of the various government facilities.  The
departinent would report the progress to IDC in due course.

137. MrBill TANG expressed his views as follows:

(a) The draft Tung Chung Extension Area QZP

(b)

(©

He enquired whether the cycle park condecting Road Pl and Tal Ho
would be constructed by DEVB/CEDD or the Home Affairs
Bureaw/LCSD.

With regard to the proposal of setting up a marina club in Tung Chung
East reclamation area for carrying out water activities, he enqnired how
the Government could ensure that the water quality of Tai Ho would not
be affected by sewage discharge.

He asked whether the planning proposals which did not involve
reclamation, such as the provision of Tai Ho cycling track, could be
tmplemented prior to 2023.

Proposed Amendments to the Tung Chung Town Centre Area OZP

PlanD suggested the zoning of a site to the north of Yat Tung Estate and
the west of Ma Wan Chung Village in Tung Chung Area 32 as “open
space”. As far as he knew, there were a few inhabited licensed
structures and asked what arrangements would be made for land
resumption and whether any assessment was made on the impacts on the
locals.

He suggested constructing a footpath for residents of Yat Tung Estate to
go to the public housing estates in Tung Chung Area 39 and waterfront
promenade in Tung Chung Valley. He hoped that the proposal would be
considered thoroughly at the planning stage and did not -think a
footbridge was suitable lest the landscape be affected.

He enquired whether a cycling track would be built along the waterfront
in Tung Chung West so that residents of Yat Tung Estate could cycle to
Tung Chung Town Centre along the old waterfront.

He enquired élbout the future use of Tung Chung Area 107.

Draft Tung Chung Vallev OZP

He asked how much government land was available for residential
housing development in the district.

He enquired whether the Government planned to expand the River Park

in response to the aspirations of environmental organisations and
residents. '

-32.



- In view of the housing shortage, he enquired whether the Government
would consider increasing the density of" residential housing
developments in the district such as upgrading “Residential (Group
C)”(“R(C)") to “Residential (Group B)Y’(R(B)”) to increase housing
supply. :

- He enquired what commercial uses the Government had in mind for the
“Commercial” sites in Areas 38A, 38B and 38C that were of smaller size
and subject to building height restrictions.

- He asked whether the Government reserved any sites for developmeht of
municipal markets or barbecue sites.

138, Mr FAN Chi-ping expressed his views as follows:

(a) He opined that the planning of Tung Chung East was comprehensive but that
-+ for Tung Chung West was imbalanced which was dominated by public housing
with inadequate government and community facilities, causing inconvenience

to the residents.

(b) With the completion of the public housing estates in Area 39, he was concerned
that the existing roads and transport facilities were unable to meet the demand
brought about by the rising population in Tung Chung West. He hoped TD
would improve the section of Tung Chung Road from Tung Chung Rural
Committee to Lung Tseng Tau as he was afraid that many pedestrians and
vehicles would go in and out of Area 39 through the junction of Wong Ka Wai
in future and traffic accidents might happen. He suggested that the road from
Yu Tung Road to Chung Yan Road be open for public use to divert traffic.

(¢) Upon the population intake of the public” housing estates in Area 39 and
commissioning of HZMB, there would be heavy traffic. However, there were
only four parking spaces in Ma Wan Chung Village at present which could not
meet .the demand. He urged the Government to ensure that parking spaces
were provided in Ma Wan Chung Village expeditiously when taking forward
the development project. | -

139. . Mr CHEUNG Fu suggested roads linking Tung Chung Road for traffic improvement
and diversion, or he would oppose the relevant planning.

140. Mr Holden CHOW noted that the Government planned to build Road P1 but he
considered that the traffic connectivity in the three villages had yet to be improved.
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141.

Ms Donna TAM gave a consolidated response as follows:

Land Use

(2)

(b)

(©)

(d)

Tung Chung Area 107 located near the public housing in Tung Chung Area 39
and the future Tung Chung West Railway Station was proposed to be zoned
“Government, Institution or Community” (“G/IC”). Apart from an indoor
recreation centre proposed at part of the site, there was no planned use for the
remaining part of site at the moment. '

Since plenty of natural features in Tung Chung West had high ecological value,
careful consideration should be given to the appropriate development density
and height so that the rural environment and natural habitat would not be
compromised by the future development. After taking into consideration
various factors, sites of lower ecological value were proposed for residential
housing near to the existing villages mainly of three-storey village houses. The
sites were proposed to be zoned “R(C)” for low density residential

.development rather than “R(B)” as residential buildings with more than 10
- storeys were not suitable.

Regarding the commercial sites in Tung Chung Area 38, there were many
indigenous villages in Tung Chung West but commercial facilities were
inadequate. PlanD proposed reserving the land adjacent to the railway station
for developing a local shopping centre, mainly with small stores providing
daily necessities for residents.

When conducting the Tung Chung Study, PlanD sought the views of FEHD
which had no plan for developing a municipal market in Tung Chung.
Therefore, PlanD had not reserved any sites for such a purpose. However a

wet market would be provided in the public housing development project in
Tung Chung Area 39.

Barbecue and Community Facilities

(e) Barbecue facilities were uses always permitted in “Open Space” zone.

(f) A site near Tung Chung Hau Wong Temple, was proposed to be zoned “G/IC”
and reserved for development of community or government facilities in future.
Besides, part of a “G/IC” site near Ma Wan Chung would be reserved for the
improvement works of Ma Wan Chung, with the remaining site reserved for
other G/IC uses in future.

Roads _

(g) With regard to the road connection between Tung Chung Area 39 and Yu Tung

Road, PlanD had explained time and again that the concermed road was
included in the public housing development project in Tung Chung Area 39,
and HD would follow up on the road design and amrangements when it
undertook the detailed design of the development.
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142.

(h) In the overall planning of Tung Chung West, there were also proposals for
building other roads linking Tung Chung West and Tung Chung Town Centre.

Mr David LO gave a consolidated response as follows:

Cycling track :
(a) Regarding the provision of a cycling track, the Govemment planned to

construct a waterfront promenade with a cycling track running along part of the
promenade between the Ma Wan Chung Pier and Tung Chung Town Centre.
In respect of the proposal for a waterfront cycling track linking Tai Ho, given
that the seawall maintenance access road would be used as the construction site
for Road P1 and Tung Chung East reclamation projects, it would unlikely be
feasible-to construct a cycling track at that stage lest the reclamation works be
hindered. It was hoped that the Tung Chung East reclamation project could
be completed in phases expeditiously for early commencement of construction
of the cycling track from Tung Chung to Siu Ho Wan.

(b) Regarding -which department would construct cycling park, such an issue
would -be revisited in the detailed design stage of the Tung Chung New Town
Extension Project.

Water quality
(c) When conducting the Tung Chung Study, CEDD found that Tung Chung Bay

and Tai Ho Bay were water quality sensitive receivers. As such, innovative
resilient sewerage systems would be adopted in the Tung Chung Extension
Area. Such sewerage systems would be designed to guard against sewage
discharge into the sea, even in the event of sewage pump failure. The sewage
of Tung Chung East would be delivered to the Siu Ho Wan Sewage Treatment
Works for centralised treatment. -

River park
(d) The options on linking Yat Tung Estate with the waterfront promenade would
be ascertained as the project proceeded to the detailed design stage.

() Regarding the extension of the River Park, the study team put forward the
existing planning proposal after taking into consideration various factors, such
as the environmental impacts and land use and comsidered that there was no
scope for extension for the time being. He explained that as the ecosystem of
the tribugaries to the east of Tung Chung Stream had been adversely affected
with the roadside surroundings and derelict farmland nearby, the layout was’
suitable for provision of a park. Meanwhile, a park was not suitable near the
tributaries to the west of Tung Chung Stream because there were active
agricultural lands and the river channel was narrow.

Ma Wan Chung Car Park
(ff) Regarding the provision of a car park in Ma Wan Chung, CEDD would

formulate the implementation schedule the soonest possible at the detailed
design stage.
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143.  The Hon Bill TANG noted that no site had been feserved for setting up a market, but
if there was a change in Government policies, he asked whether the market would be built on
a “G/IC” site or “Commercial” site, and where its location would be.

144. Ms Donna TAM replied that PlanD had reserved two “G/IC” sites in. Tung Chung
West, namely, Areas 24A and 36A but their uses had yet to be confirmed. The government
departments might apply for using the sites if the needs arose (including the setting up of a
market). ' ‘

145. The Chairman hoped that the Government would consider Members’ views.

(Ms LEE Kwai-chun, Mr HO Yun-sing and Mr WONG Wai-wan left the meeting during

discussion of this agenda item.)
(Ms Amy WU and Miss Vicki AU left the meeting after discussion of this agenda item.)



Annex V of TPB
Paper No. 10178

Summary of Representations and Planning Department’s Responses

Representation
No. S/I-TCTC/21-

Grounds / Proposals of Representations

PlanD’s Responses

R1

(a)

(b)

(©)

(d)

(e)

Generally support the draft Tung Chung Town Centre (TCTC) Area
Outline Zoning Plan (OZP) No. S/I-TCTC/21 (the draft OZP).

Support the rezoning of various “Comprehensive Development
Area” (“CDA”) to reflect existing developments and allow flexible
land use zonings.

Oppose the proposed downzoning of Area 48 from “Residential
(Group A)” (“R(A)”) to “Residential (Group B)3” (“R(B)3”) as it
not only violates the current policy objectives to increase the supply
of housing land in Hong Kong, there is also no clear justification on
the significant reduction of 60% in GFA compared with the "R(A)"
zone in the previous OZP.

Although Area 48 is located at the immediate outskirts of the S00m
radius of the proposed Tung Chung West Railway Station, the
planning concept of Transport-Oriented Development (TOD)
should be adopted due to being within acceptable walking distance
from the proposed Tung Chung West Railway Station.

Besides, compared with Area 23 to the northeast of Area 48, Area
48 is more suitable for high-density development as Area 48 is
relatively flat and currently vacant which allow earlier
implementation to meet the housing need. Moreover, Area 48

See TPB Paper paragraphs 6.12 to 6.16.




®

(&)

should be retained for "R(A)" development as it will provide an
integrated and compatible built form with the adjoining high
density developments, i.e. Yat Tung Estate and help support the
function of the town centre.

Concern on the provision of community services and facilities in
TCTC area and local employment opportunities.

As Area 43 is sandwiched between two "R(A)" zones and is
accessible to the main road, it is proposed to be used for the
provision of GIC facilities to serve the local community in the
vicinity, avoid the underutilization of land, decentralize the GIC
facilities to reduce the reliance on private car and secure local
employment opportunities.

Proposals

(a)

(b)

The original “R(A)” zone in Area 48 should be retained and review
its proposed building height with reference to its adjoining
residential site, i.e. Yat Tung Estate.

Area 43 should be rezoned from “Green Belt” (“GB”) to
“Government, Institution or Community” (“G/IC”) to avoid the
underutilization of land and to decentralize GIC facilities to the
fringe of the town centre area.

R2

(a)

The issues on land allocation and the right of indigenous villager
for Small House development have not been solved. Land is not
utilized under the rapid development of Tung Chung. The “V” zone

See TPB Paper paragraphs 6.27 to 6.28.




should be expanded to meet the demand of the residents in Tung
Chung.

Proposals
(a) The “Village Type Development” (“V”) zone of Wong Nai Uk

should be expanded

(b) The total area of the “V” zones including designating land to the
west of Chek Lap Kok New Village and to the northeast of Ma Wan
New Village as “V” zones should be expanded.

R3

Oppose Amendment Item A

(a) More housing sites are needed.

(b) More residential sites should be provided to the west of Yat Tung
Estate.

Proposal
(a) “Open Space” (“O”) should be rezoned to “R(A)” or

“Commercial/Residential”.

See TPB Paper paragraph 6.21.

R4

(a) Oppose designating the representer’s land as “GB” and
“Conservation Area” (“CA”) zones as it will cause depreciation of
land and affect land owner’s development right. The Government
and Law should protect property right.

(b) Government should resume the representer’s private land falling
within “GB” and “CA” zones.

See TPB Paper paragraph 6.51.




R5

(a)

(b)

(©)

(d)

(e)

®

(2

The current provision of water sports facilities is inadequate in
terms of capacity and quality of facilities.

Little consideration appears to have been given to the relationship
of the land to the water. There is great opportunity for designing a
high quality interaction between the land and the water which
would provide a unique opportunity for recreation and sport for the
future residents of the area.

Water sport opportunities should be designed into the proposals at
an early stage.

Tung Chung Bay provides opportunity for water sports which
requires more sheltered water. The sports can co-exist with the
existing natural environment and will provide new recreational
outlets for the existing and future residents.

Water sports provide great scope for public recreation while using
very little land.

The HKWSC supports the “Livable Town” concept, and stresses
that public space along the waterfront is severely under-provided.

In the draft Recommended Outline Development Plan, a site was
proposed on the waterfront adjacent to Yat Tung Estate for a
“Sports Centre”. The site was proposed to be expanded and
designated to include “Water Sports Centre”. However, this
proposal was not carried through to the OZP without providing

See TPB Paper paragraphs 6.43 to 6.44 and
additional responses as below:

For the deletion of proposed sports centre in
Area 32 under the Tung Chung Study, Leisure
and Cultural Services Department (LCSD)
advises that sports centre will be provided in
Area 107. Hence, the site originally reserved
for sports centre in Area 32 is no longer
required and is proposed for the provision of
district open space. It will form a new
waterfront park area with a couple of sports
facilities, seating areas and an amphitheatre.




(h)

(@)

reason.

The Water Sports Centre could be developed and managed by
HKWSC or Leisure and Cultural Services Department (LCSD). The
Water Sports Centre in the site could be implemented as soon as the
appropriate zoning was in place and land allocation procedures
completed.

There are inadequate sports and recreational facilities in Tung
Chung for young people. Many of these youth are residents of Yat
Tung Estate. Besides, additional public housings are planned in
Areas 39, 42 and 46. It is likely to further increase the need to
provide well managed opportunities for sports and recreational
activities in the area.

Proposal

(a)

A portion of “O” located immediately to the north of the “R(B)”
site in Area 33 should be rezoned to “Other Specified Use”
annotated “Water Sports Centre”.

R6 and R7

(a)

(b)

Concern that rezoning of open space with plenty of trees for private
residential or commercial use would take away the public space and
worsen the air pollution problem. The allocation of land is not fair.

Government should adopt people-oriented planning approach and
plan according to the needs of the residents.

See TPB Paper paragraphs 6.17 to 6.20, 6.22,
6.23, 6.25, 6.40, 6.42, 6.46 and 6.50.




(c)

(d)

(e)

®

Oppose Amendment Item B2

There is no clear justification for excising areas currently covered
by the Lantau North (Extension) Country Park from the planning
scheme area.

Oppose Amendment Item C
Rezoning of area occupied by religious institution, social welfare

complex, farm and site for recycling materials to “V” zone and for
low-density residential development could only bring about
short-term benefits. It could not help to improve the living and
working environment of citizens and would also destroy the natural
environment. It would be more reasonable for the development of
public housing.

Oppose Amendment Item D1
Rezoning of the pedestrian area which could serve as open space

for Tung Chung Crescent residents for private residential
development would take away public space, and the pollution
arising from its construction works would be harmful to the health
of residents.

Oppose Amendment [tem D2

Rezoning of the bicycle park outside the carpark entrance of Tung
Chung Crescent for road use would lead to lack of cycle parking
spaces for residents’ bicycle. This cycle parking area should be
retained.




(2

(h)

(@)

G

Oppose Amendment Items E1, F1 and G1

Rezoning of the open spaces near Seaview Crescent, Le Bleu Deux
as well as between Caribbean Coast and Ho Yu College and
Primary School for residential use would further reduce the public

open space enjoyed by Tung Chung residents and the construction
works would affect the students. If the Government insists to
rezone this area, the “O” sites to be used for small-scale public
housing or elderly public housing.

Oppose Amendment Item F2

Rezoning of the open space adjoining Le Bleu Deux for road use
would result in the loss of substantial amount of activity space for
children. The open space should be retained. If the Government
insists to rezone this area, the “O” sites to be used for small-scale
public housing or elderly public housing.

Oppose Amendment Item H1

Rezoning Citygate and One Citygate for commercial use would
result in further privatization of public space. The cycle park falls
within this area is underused. The number of cycle parking spaces
should be reduced in the site, and to having planting for improving
air quality, and seat places for people waiting at the terminus.

Oppose Amendment Item J
The community has inadequate number of safe bicycle parking

spaces. It is proposed to rezone it for bicycle parking spaces use to
create a bicycle-friendly community.




(k)

)

Oppose Amendment Item K

The rezoning proposal would lead to traffic congestion at the road
outside Exit A of Tung Chung Railway Station, where there would
be insufficient space to pick up and drop off the passengers.

Oppose Amendment Item R3

Rezoning the sites northeast of Ma Wan New Village from “GB” to
“V” could not help to resolve the land problem. The site should be
used for the development of public housing or elderly public

housing.

The ferry transport service in Tung Chung should be strengthened
and better utilized.

R8

(a)

(b)

(c)

Tung Chung is one of the areas with highest air pollution in Hong
Kong. Rezoning of open space with plenty of trees for private
residential use would be harmful to the health of residents.

Oppose Amendment Item B2

There is no clear justification for excising areas currently covered
by the Lantau North (Extension) Country Park from the planning
scheme area.

Oppose Amendment Item D1

The area is the main pedestrian walkway for Tung Chung Crescent.
The proposed private residential development would take away
public space, the pollution arising from its construction works
would be harmful to the health of residents and would change the

See TPB Paper paragraphs 6.17, 6.18 and 6.42.




playground and open space to a crowded area.

R9, R10 and R28

(a)

(b)

(©)

(d)

Tung Chung is one of the areas with highest air pollution in Hong
Kong. Rezoning of open space with plenty of trees for private
residential use would be harmful to the health of residents.

Oppose Amendment Item B2

There is no clear justification for excising areas currently covered
by the Lantau North (Extension) Country Park from the planning
scheme area.

Oppose Amendment Item D1
The area is the main pedestrian walkway for Tung Chung Crescent.

The proposed private residential development would take away
public space, the pollution arising from its construction works
would be harmful to the health of residents and would change the
playground and open space to a crowded area.

Oppose Amendment Item F2

Rezoning of the open space adjoining Le Bleu Deux for road use
would result in the loss of substantial amount of activity space for
children. The open space should be retained. If the Government
insists to rezone this area, the “O” sites to be used for small-scale
public housing or elderly public housing.

See TPB Paper paragraphs 6.17, 6.18, 6.20 and
6.42.

R11 and R12

(2)

Concern about the rezoning of “O” for private residential use.

See TPB Paper paragraphs 6.17 to 6.20, 6.22,
6.23 and 6.40.
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(b)

(©)

(d)

(e)

Oppose Amendment Item C

Rezoning of area occupied by religious institution, social welfare
complex, farm and site for recycling materials to “V” zone and for
low-density residential development could only bring about
short-term benefits. It could not help to improve the living and
working environment of citizens and would also destroy the natural
environment. It would be more reasonable for the development of
public housing.

Oppose Amendment Item D2

Rezoning of the cycle park outside the carpark entrance of Tung
Chung Crescent, which is mainly being used by residents of Yat
Tung Estate and Ma Wan New Village, for road use would lead to
lack of cycle parking spaces for residents’ bicycle. The cycle park
should be retained.

Oppose Amendment Item H1

Rezoning Citygate and One Citygate for commercial use would
result in further privatization of public space. The cycle park falls
within this area is underused. The number of cycle parking spaces
should be reduced in the site, and to having planting for improving
air quality, and seat places for people waiting at the terminus.

Oppose Amendment Item J

The community has inadequate number of safe bicycle parking
spaces. It is proposed to rezone it for cycle parking spaces use to
create a bicycle-friendly community.




11

®

The ferry transport service in Tung Chung should be strengthened
and better utilized.

R13

(a)

(b)

(©)

Rezoning of “O” to “Residential” or “Commercial” would take
away open space and public space, and worsen the air pollution
problem.

Oppose Amendment Items F1 and G1

Rezoning of the open spaces near Le Bleu Deux and between
Caribbean Coast and Ho Yu College and Primary School for
residential use would further reduce the public open space enjoyed

by Tung Chung residents and the construction works would affect
the students. The open space should be retained. If the Government
insists to rezone this arca, the “O” sites to be used for small-scale
public housing or elderly public housing.

Oppose Amendment Item R3

Rezoning the sites northeast of Ma Wan New Village from “GB” to
“V” could not help to resolve the land problem. The site should be
used for the development of public housing or elderly public

housing.

See TPB Paper paragraphs 6.17, 6.18 and 6.25.

R14

(2)
(b)

Concern about the rezoning of “O” for private residential use;

Oppose Amendment Item C

Rezoning of area occupied by religious institution, social welfare
complex, farm and site for recycling materials to “V” zone and for
low-density residential development could only bring about

See TPB Paper paragraphs 6.17, 6.18 and 6.22,
6.23 and 6.25.
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(©)

(d)

short-term benefits. It could not help to improve the living and
working environment of citizens and would also destroy the natural
environment. It would be more reasonable for the development of
public housing.

Oppose Amendment Items E1, F1 and G1
Rezoning of the open spaces near Seaview Crescent, Le Bleu Deux

as well as between Caribbean Coast and Ho Yu College and
Primary School for residential use would further reduce the public
open space enjoyed by Tung Chung residents and the construction
works would affect the students. The open space should be retained
for open space or park uses. If the Government insists to rezone this
area, the “O” sites to be used for small-scale public housing or
elderly public housing.

Oppose Amendment Item R3

Rezoning the sites northeast of Ma Wan New Village from “GB” to
“V” could not help to resolve the land problem. The site should be
used for the development of public housing or elderly public
housing.

R15

(2)

(b)

Concern about the rezoning of “O” for private residential use. The
allocation of land is not fair. If the Government insists to rezone this
area, the “O” sites to be used for small-scale public housing or
elderly public housing.

Government should adopt people-oriented planning approach and
plan according to the needs of the residents. Rezoning the open

See TPB Paper paragraphs 6.17 and 6.18.
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space in Tung Chung Town Centre for residential or commercial
use would take away public space and worsen the air pollution
problem which would harm the health of residents. As such open
spaces should be retained.

R16

Oppose Amendment Item H1

Rezoning of Citygate for commercial use would affect the right of the
residents to enjoy the open space.

See TPB Paper paragraph 6.17.

R17

Oppose Amendment Item K

(a)

(b)

Tung Chung is one of the areas with highest air pollution in Hong
Kong.

Given that the site is located in the Town Centre and surrounded by
the tall buildings and the road between the site and the nearby
public housing development is narrow, the proposed building would
have adverse impacts on visual, air ventilation and air quality. The
open area should be retained. If development is necessary, the
building height should not be higher than that of Citygate, and more
non-building areas should be reserved around the building.

See TPB Paper paragraphs 6.46 to 6.49.

R18

(a)

(b)

Oppose further development in Tung Chung areas and the
incorporation of new areas for residential development.

Tung Chung carries a lot of ecological value. There are numbers of
Dragonflies and the hippocampusin in Tung Chung Bay which
accustomed coral reefs or mangrove habitat, this provides solid
proof that Tung Chung Bay is of high-value ecological value.

See TPB Paper paragraph 6.30 and 6.33.
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(¢) Concern about the high ecological value of Tung Chung including
Tin Sam, Tung Chung Beach and Tung Chung Bay, further
pollution from the proposed development to Tung Chung Stream,
and the illegal dumping and shovel in the area.

R19

The development plan for Tung Chung Area should be terminated to
save the Chinese White Dolphins (CWD).

See TPB Paper paragraphs 6.29 and additional
responses as below:

Impacts on CWD
The concerned issues had been properly
assessed and addressed in the approved

Environmental Impact Assessment (EIA)
Report for TCNTE. With respect to ecological
impacts to CWDs, DAFC comments that the
footprint of the proposed reclamation in Tung
Chung East (which is outside the Area of the
draft OZP) is located in coastal habitats of
relatively low ecological value with very low
usage by CWDs.

R20

(a) The ecosystem of Tung Chung Stream, Valley and Bay is rich and
diverse. Over the past two decades, it is observed that there are
proliferation of incompatible developments and vandalism in Tung
Chung Valley.

See TPB Paper paragraphs 6.29 to 6.35 and
additional responses as below:
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(b)

(©)

(d)

Green groups urge the Government to cover Wong Lung Hang
areas in new DPA Plan which otherwise will remain as enclaves or
be without effective land use control. Wong Lung Hang is an
Ecologically Important Stream (EIS) listed by AFCD. This area
requires the preservation of local habitats. Although the eastern part
of Tung Chung Valley and Wong Lung Hang areas are covered by
Amendment Al, the incompatible developments or environmental
vandalisms cannot be effectively controlled or enforced as these
areas have never been covered by any DPA. Failure to designate a
DPA for these areas would materially weaken the ability to conduct
effective enforcement of the OZP.

Green groups consider that the eastern part of Tung Chung Valley
and Wong Lung Hang areas are integral parts of the whole Tung
Chung River-cum-Bay hydrological and ecological system, should
receive stricter and more effective land use control to ensure a
comprehensive management of flood regulation, water quality and
nature conservation.

In view of the “R(A)” zones in Areas 42 and 46, a reduction in
development pressure and wide ranging measures to alleviate
development impacts. Such planning is incompatible with the
physical and ecological setting of Tung Chung Valley and the
principles of the Convention on Biological Diversity. It is highly
concerned that the residential development would affect the natural
landscape, hydrology and ecology of Tung Chung River, threaten
the inhabited wildlife and impact the water quality of Tung Chung
River.

Construction Waste Management
Possible of
demolition waste

generation construction and
(C&D) during  the
construction phase has been evaluated under
EIA Report of TCNTE. Strategic mitigation
measures, including opportunity for on-site
sorting, reusing C&D materials, etc., would be
in place to minimize the surplus materials to be
disposed off-site. Trip ticket system will be
implemented under works contract to ensure
that the disposal of C&D materials are properly
documented and verified, with the aim to
avoiding illegal dumping and landfilling of
C&D materials in Tung Chung.

Proposal to cover Wong Lung Hang area by

Country Park
According to DAFC, the lower reaches of

Wong Lung Hang are covered by the draft OZP

while the upper reaches of Wong Lung Hang
fall within Lantau North Country Park. There is
no plan to incorporate the lower reaches of
Wong Lung Hang into the existing country park
in the near future.
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(e)

®

(&)

(h)

In order to protect the ecosystem and natural environment of the
valley from air pollution and illegal dumping, large vehicles and
construction trucks must be prohibited from entering the section of
Tung Chung Road west of Ha Ling Pei. Vehicles that have
sufficient reasons for entering need to seek formal approval from
relevant authorities.

A ‘conservation first before development’ strategy should be
adopted to protect the river source.

Tung Chung Stream, Valley and Coast should be preserved
effectively by (a) covering Tin Sam and Wong Lung Hang areas in
new Development Permission Area (DPA) plans or Country Park
Extension; (b) early implementation of environmental protection
and conservation land uses; and (c) restricting traffic in Tung
Chung Valley and Bay, especially for construction trucks and
machinery, immediately.

The development pressure should be reduced and wide ranging
measures should be adopted to alleviate development impacts by (a)
avoiding developing residential and industrial areas in Tung Chung
River Valley; (b) allocating permeable land use by conserving
vegetation and avoiding large concrete surface areas; and (c)
strengthening enforcement against dumping, unauthorized vehicle
access and developments on both sides of Tung Chung Stream.
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(@)

The Government should seriously consider the resumption of all
private land lots in Tung Chung River Valley to achieve a
sustainable plan for public developments in Tung Chung Valley.
Whereas the residential and road zones in the OZP will impose
adverse and irreversible impacts on the ecology of Tung Chung
River Valley and Bay, the proactive land use management by
establishing a River Nature Park will help preserve natural
resources for community use and enjoyment, habitat protection and
fisheries.

Proposals

(a)

(b)

The eastern part of TCV and Wong Lung Hang area and its riparian
should be excised from the draft OZP and covered in a new DPA
plan or Country Park Extension.

30m on either side of river courses, banks and tributaries of Tung
Chung Stream and Wong Lung Hang, Tung Chung Stream Estuary
and Tung Chung Bay should be zoned “Site of Special Scientific
Interest” (“SSSI”).

R21

(a)

(b)

There is concern on the overall capacity of Tung Chung area with
the planned increase in population, especially, its air quality,
provision of job opportunities and biological diversity.

The government should provide a comprehensive plan for Lantau
development including Tung Chung new town extension instead of
the current piecemeal approach and to cover the whole Lantau in
the terrestrial and marine baseline studies

See TPB Paper paragraphs 6.17, 6.18, 6.26,
6.29 to 6.33, 6.36 to 6.38, 6.41, 6.43 and 6.45
and additional responses as below:

Compensation of trees

Compensation woodland planting will be
carried out for the loss of woodland under
TCNTE project as recommended in the EIA
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(c)

(d)

(e)

®

(2

(h)

Projects which impact the environment should be in line with the
Convention on Biological Diversity principle and regard the river
system as a whole in assessing the ecological value.

Tung Chung is facing lots of development constraints including
poor air quality. Any additional development will intensify the air
pollution in the area. Measures should be suggested to improve the
air quality in town for the growing population.

The new Air Quality Guidelines of the World Health Organization
to evaluate the cumulative impacts should be adopted.

A comprehensive traffic plan and detailed Traffic Impact
Assessment during and after the construction of projects should be
provided.

A new DPA Plan or Country Park extensions to include Wong
Lung Hang which otherwise will remain as enclaves without
effective land use control.

Concern about Amendment Items C, D1, D2, El, F1, F2, G1 and
R3

They would cause the loss of large area of vegetations in the
existing community and the surrounding “GB” zone, and remove

the open space and recreational space serving the existing residents.

The proposed recreational place, such as sport centre located at the
reclamation area will be too far for Tung Chung Town residents. A

and advance planting will be explored in the
detailed design stage. A detailed Compensatory
Planting Plan will be submitted to the DEP for
approval before commencement of construction
works at TCW.

Proposal to cover Wong Lung Hang area by

Country Park
According to DAFC, the lower reaches of

Wong Lung Hang are covered by the draft OZP

while the upper reaches of Wong Lung Hang
fall within Lantau North Country Park. There is
no plan to incorporate the lower reaches of
Wong Lung Hang into the existing country park
in the near future.
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G

(k)

)

(m)

more detailed plan should be provided.

A detailed plan for compensation of trees and re-allocation of open
space during and after the construction of projects should be
identified.

Concern about Amendment Item C and oppose Amendment Item
R3

Areas zoned for Small House development should be limited to the
previous “V” zone plus a reserve for the approved Small House

applications only.

The local market operated by licensed hawkers suggested by local
groups should be considered.

The existing bike parks are removed and covered with residential
buildings. An overall plan for cycling path and the relocation sites
of bike parks should be provide.

Proposal

(a)

The eastern part of TCV and Wong Lung Hang area and its riparian
should be excised from the draft OZP and covered in a new DPA
plan or Country Park Extension.

R22

(2)

Concern about the vandalism in the Tung Chung West, hydrology
of Tung Chung Stream and Bay, air pollution (Ozone in particular)
and geotechnical risks (in particular the proposed high-rise
residential developments in Area 42 and Area 46).

See TPB Paper paragraphs 6.29 to 6.35 and
6.39 and additional responses as below:
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(b)

(©)

(d)

(e)

®

Thirty-four species of dragonflies and damselflies, which comprise
27% of total species number of Hong Kong, were recorded in
Wong Lung Hang by Green Power in 2015. According to HKPSG,
the principle of “retain significant landscapes, ecological and
geological attributes and heritage features as conservation zones”
should be adopted to preserve the ecologically important and
biologically diverse San Tau, Tung Chung Bay and Wong Lung
Hang, which should be implemented through coverage of these
areas with a statutory DPA Plan.

Tung Chung West will be highly vulnerable to dumping of
construction and demolition waste generated in future development
in Tung Chung because of the long transport distance to waste
facilities such as landfills, and the charging for vehicles travelling
through North Lantau Highway.

Restriction of construction trucks and similar machineries access to
sections of Tung Chung Road and Yu Tung Road to the west of
Chung Yan Road should be imposed to prevent uncontrollable
vandalism and incompatible land use activities from encroaching
Tung Chung West.

the foreseeable environmental vandalism
including incompatible developments in Tung Chung West which
is extremely difficult to prevent, enforce and reinstate.

Concerned about

Ozone is the major air pollutant affecting Tung Chung’s air quality.
Land use zoning should not lead to deterioration of air quality of

Construction Waste Management

Possible generation of C&D waste during the
construction phase has been evaluated under
EIA Report of TCNTE. Strategic mitigation
measures, including opportunity for on-site

sorting, reusing C&D materials, etc., would be
in place to minimize the surplus materials to be
disposed off-site. Trip ticket system will be
implemented under works contract to ensure
that the disposal of C&D materials are properly
documented and verified, with the aim to
avoiding illegal dumping and landfilling of
C&D materials in Tung Chung.

Geotechnical Impact

Geotechnical assessment of the Study area has
been conducted under the TCNTE with the aim
of identifying all potentially significant ground
engineering problems and natural terrain
that affect
development and infrastructure. According to
the preliminary terrain hazard assessment, the

hazards might the proposed

relevant catchments have been assessed and
showed that there are no insurmountable
geotechnical problems. Detailed natural terrain
hazard assessment was recommended to be
conducted in detailed design stage for
determination on the needs for appropriate
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(2

(h)

(@)

G

(k)

Tung Chung or expose the residents under air quality of high health
risk. The air quality should be taken into account in land use
planning.

There are grave concerns about the geotechnical aspects of the
proposed high-rise residential development in Area 42 and 46. The
geotechnical risks should be taken into account in land use
planning.

Tung Chung Stream, Valley and Coast should be preserved and
managed effectively by (a) covering Tung Chung Bay and Wong
Lung Hang areas with a new DPA plan or Country Park extension;
(b) establishing a River Nature Park; (c) zoning Tung Chung Bay
as “SSSI”; (d) having early implementation of environmental
protection and conservation land uses proposed in the draft OZP;
(e) restricting the traffic in the area, especially for construction
trucks and machinery immediately; and (f) collecting construction
and domestic wastes mandatorily for proper disposal.

Compatible land use for the OZP area should be recommended for
further enhancement of the ecological and cultural value of Tung
Chung Valley and Bay.

The government should take a novel and environmental-friendly
approach to demonstrate how natural heritage and development can

coexist in Hong Kong, as an advanced and green city.

Support the Green Group’s Joint Submission.

mitigation measures.
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Proposals

(a)

(b)

The eastern part of TCV and Wong Lung Hang area and its riparian
should be excised from the draft OZP and covered in a new DPA
plan or Country Park Extension.

30m on either side of river courses, banks and tributaries of Tung
Chung Stream and Wong Lung Hang, Tung Chung Stream Estuary
and Tung Chung Bay should be zoned “SSSI”.

R23

(a)

(b)

Oppose Amendment Item Al
The ecological value of Wong Lung Hang, an EIS, and its

surroundings is well-recognized by the Authority. However, as
Wong Lung Hang area has not been covered by a DPA Plan, the
relevant authority is not empowered to carry out enforcement
actions there. As such, many natural habitats in rural areas are
being trashed or destroyed by land filling or excavation.

Support the Green Group’s Joint submission.

Proposal

(a)

The eastern part of TCV and Wong Lung Hang area and its riparian
should be excised from the draft OZP and covered in a new DPA
plan or Country Park Extension.

See TPB Paper paragraphs 6.29 and 6.31 to
6.33 and additional responses as below:

Proposal to cover Wong Lung Hang area by
Country Park

According to DAFC, the lower reaches of
Wong Lung Hang are covered by the draft OZP
while the upper reaches of Wong Lung Hang
fall within Lantau North Country Park. There is
no plan to incorporate the lower reaches of

Wong Lung Hang into the existing country park
in the near future.

R24

(2)

There is grave concern that the expansion of Tung Chung New
Town and the various on-going or potential large-scale projects
would increase development pressure in Tung Chung which would
pose threat to the nearby rural areas such as Wong Lung Hang.

See TPB Paper paragraphs 6.29 to 6.33 and
additional responses as below:
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Proposal

(a)

The eastern part of TCV and Wong Lung Hang area and its riparian
should be excised from the draft OZP and covered in a new DPA
plan or Country Park Extension.

Proposal to cover Wong Lung Hang area by

Country Park
According to DAFC, the lower reaches of

Wong Lung Hang are covered by the draft OZP

while the upper reaches of Wong Lung Hang
fall within Lantau North Country Park. There is
no plan to incorporate the lower reaches of
Wong Lung Hang into the existing country park
in the near future.

R25

(a)

(b)

Wong Lung Hang Stream is one of the EIS where two species of
conservation concern have been recorded.

Concern about the lack of effective land use control and
enforcement power against incompatible development and dumping
of waste in Wong Lung Hang. This will diminish the ecological and
landscape value of these areas and result in the loss of important
habitats and species of the place.

Proposals

(a)

The eastern part of TCV and Wong Lung Hang area and its riparian
should be excised from the draft OZP and covered in a new DPA
plan or Country Park Extension.

See TPB Paper paragraphs 6.29 and 6.31 to
6.33 and additional responses as below:

Proposal to cover Wong Lung Hang area by

Country Park
According to DAFC, the lower reaches of

Wong Lung Hang are covered by the draft OZP
while the upper reaches of Wong Lung Hang
fall within Lantau North Country Park. There is
no plan to incorporate the lower reaches of
Wong Lung Hang into the existing country park
in the near future.

R26

(2)

Strongly oppose the incorporation of Wong Lung Hang Valley
which is a highly sensitive area into the draft OZP without any prior
DPA Plan.

See TPB Paper paragraphs 6.29 and 6.31 to
6.33 and additional responses as below:
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(b)

(©)

The Wong Lung Hang Valley is widely recognised to be
ecologically important. There is an EIS and the whole Wong Lung
Hang Valley is naturally wooded with the vegetation even denser
than many woodlands in the Tung Chung Valley.

It is not clear from EIA that there is any provision for avoiding loss
of mangrove or mudflat habitat which covered by the proposed
regional open space zone (Area 32).

Proposal

(a)

The eastern part of TCV and Wong Lung Hang area and its riparian
should be excised from the draft OZP and covered in a new DPA
plan or Country Park Extension, and later with an OZP with
appropriate conservation zonings.

Proposal to cover Wong Lung Hang area by

Country Park
According to DAFC, the lower reaches of

Wong Lung Hang are covered by the draft OZP

while the upper reaches of Wong Lung Hang
fall within Lantau North Country Park. There is
no plan to incorporate the lower reaches of
Wong Lung Hang into the existing country park
in the near future.

R27

(2)

(b)

(c)

The area designated for residential and village type developments
within Tung Chung Valley would generate noise, sewage and light
pollution on the ecology of Tung Chung Valley and Tung Chung
Bay.

The residential site near the Prajna Dhyana Temple is located near
the boundary of the country park and the entrance of the prohibited
area of Tung Chung Road which is a bottleneck area of Tung
Chung Road. The residential development would generate more
traffic issues.

The traffic flow of the road networks of Tung Chung, North Lantau
Highway (NLH) and Tuen Mun — Chek Lap Kok Link (TM-CLKL)

See TPB Paper paragraphs 6.24, 6.29, 6.31 to
6.33,6.36, 6.38, 6.39, 6.43 and 6.45 and
additional responses as below:

Proposal to cover Wong Lung Hang area by

Country Park
According to DAFC, the lower reaches of

Wong Lung Hang are covered by the draft OZP
while the upper reaches of Wong Lung Hang
fall within Lantau North Country Park. There is
no plan to incorporate the lower reaches of
Wong Lung Hang into the existing country park
in the near future.
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should be reviewed and examined upon completion of TCNTE.

(d) As area relatively remote to the Tung Chung New Town such as
Wong Lung Hang is not covered by any OZP, the further
development of Tung Chung New Town would increase the risk of
unauthorized land uses.

() The development of tall buildings in Tung Chung Extension Area
would block the air ventilation of the existing Tung Chung Town
Centre and cause adverse impacts on the air quality.

(f) There are inadequate community facilities in Tung Chung.
Although a number of areas have been reserved for GIC uses in
Tung Chung Extension Area and Tung Chung Valley, it could not
completely meet the needs of the residents in Tung Chung. More
GIC sites should be designated in the extended area and the area
neighbouring Yat Tung Estate for the provision of market, flea
market, municipal services buildings which the residents of Tung
Chung has urged for years.

(g) The planned provision of schools should be reviewed according to
the population forecast to release more sites for other GIC facilities.

Proposals
(a) The eastern part of TCV and Wong Lung Hang area and its riparian

should be excised from the draft OZP and covered in a new DPA
plan or Country Park Extension.
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(b) The “R(A)” zones within the Tung Chung Stream Valley and Tung
Chung Bay should be deleted and land for agricultural use and
collection of food waste uses etc should be reserved.




Annex VI of TPB
Paper No. 10178

Summary of Comments on Representations and Planning Department’s Responses

Comment No.
S/I-TCTC/21-

Grounds / Proposals of Comments

PlanD’s Responses

Cl

(a)

(b)

(©)

Agree to R1 that more GIC facilities should be provided for Tung
Chung residents. However, the “GB” zone in Area 43 is important
for striking balance between environment and the development
intensity in the TCTC area. Besides, as the site is adjacent to the
slope, slope leveling, which would increase the cost, is required.

Concern on R2 and R4 and think that the government should not
meet the interest of the indigenous villagers at the expense of
environment protection.

Concern on R3. As Tung Chung Stream estuary and Tung Chung
Bay to the west of Yat Tung Estate are ecologically sensitive, more
housing development would affect the ecology and the habitat of
Tung Chung Bay, and contravene the planning parameters
recommended under the Tung Chung New Town Extension Study
(the Study).

See TPB Paper paragraph 6.16.

See TPB Paper paragraphs 6.27 to 6.28 and 6.51.

See TPB Paper paragraph 6.21.

C2to C3

(2)

(b)

Do not agree with R1’s suggestion to rezone “GB” area to other
non-conservation zonings.

Do not agree with R2’s proposal to expand “V” zone.

See TPB Paper paragraph 6.16.

See TPB Paper paragraphs 6.27 to 6.28.




C4

(a)

(b)

(©)

Oppose R2’s proposal on the expansion of “V” zone of Wong Nei
Uk Village.

Strong reservation on the proposal of R3 to increase housing sites
without any long-term population planning and scientific and

qualified assessment.

Agree to the proposed mechanism by R20 on nature protection.

See TPB Paper paragraph 6.28.

See TPB Paper paragraph 6.21.

See TPB Paper paragraphs 6.29 to 6.35.

C5to0 Cl11

(2)

(b)

(©)

Support the proposals of R5 to provide sites in Tung Chung for
water sports.

There is no provision for water sports facilities in Tung Chung at
present and there is urgent need to provide active sports facilities
for young people in Tung Chung.

The proposed site next to Yat Tung Estate would be an ideal site
for a Water Sports Centre with good accessibility to large number
of people and the sheltered water which is suitable for water sports.

See TPB Paper paragraphs 6.43 to 6.44.

C12

(a)
(b)
(©)

(d)

Oppose Representation No. R2.
Object to the expansion of “V” zones.
Concerned with Amendment Item C.

Object to Amendment Item R3.

See TPB Paper paragraphs 6.27 to 6.28.
See TPB Paper paragraphs 6.26 to 6.28.
See TPB Paper paragraphs 6.18, 6.22 and 6.23.

See TPB Paper paragraphs 6.17 and 6.25.




(e)

®

Support Representations No. R20, R22 to R27 to cover Wong Lung
Hang areas in new DPA plan or Country Park Extension.

The areas zoned for small houses development should be limited to
previous “V” zone plus a reserve for approved small house
applications only.

See TPB Paper paragraphs 6.31 to 6.35.

See TPB Paper paragraph 6.26.

C13

A cycling hotel with provision of ancillary facilities is proposed to be

developed on the grounds that:

(2)

(b)

(©)

(d)
(e)

®

(2

It is complementary to the upcoming tourism proposals and green
tourism initiatives for Lantau.

It is in line with Government’s policy in exploring feasible
measures to provide diversified accommodation facilities for visitor
in Hong Kong.

It would ease the demand for hotel rooms in Hong Kong.
It would improve local employment.

It would boost development of sustainable local economy in
Lantau.

It would enhance visitors’ experience by provision of diverse
choices in shopping.

It would raise public awareness on healthy lifestyle in the
community.

See TPB Paper paragraph 7.2.




(h) It would facilitate development of a vibrant and harmonious
community.

Proposal
(a) Propose to rezone Area 8 (near the junction of Yu Tung Road and

Chung Yan Road) from “GB” to “G/IC” for a cycling hotel

development.
Cl14 Oppose the representation No. 22 as over 90% of the land are privately | See TPB Paper paragraphs 6.29, 6.31 to 6.35, 6.43
owned. The villagers support the Government to provide long-term | and 6.51.
planning for the community facilities on the government land, especially
the development of an emergency vehicle access between Tung Chung
and Tai O.
C15 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to

(b) Local economy should be established.

(c) Object to changing agricultural land for other uses and request to
maintain the agricultural land for agricultural use.

6.25, 6.29 t0 6.43, 6.45, 6.46 and 6.50.

Local shopping centres in TCV and local shops
within proposed public housing developments will
be provided. Besides, local retail uses are planned
along the main streets in TCE to provide
opportunities for local residents to open up small
business.

‘Agricultural Use’ is always permitted with areas
zoned “V”, “GB” and “CA”.




C16 and C70 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to 6.43, 6.45, 6.46 and 6.50.

(b) The nature in Tung Chung should be preserved. See TPB Paper paragraphs 6.29 to 6.35 and 6.42.
C17,C19, C30, | (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
C42,C45to 6.25, 6.29 to0 6.43, 6.45, 6.46 and 6.50.
C46, C65 to
C66, C73 and (b) It is necessary for the provision of market operated by Food and | See TPB Paper paragraph 6.45.
C76 Environmental Hygiene Department (FEHD) in Tung Chung.
C18 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to

6.25, 6.29 to 6.43, 6.45, 6.46 and 6.50.
(b) It is necessary for the provision of market operated by FEHD in | See TPB Paper paragraph 6.45.
Tung Chung.
(¢) Government should carry out study for the provision of water | See TPB Paper paragraph 6.40.
transport in Tung Chung.

C20, C22,C24 | Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
to C25, C27 to 6.25, 6.29 to 6.43, 6.45, 6.46 and 6.50.
C29, C33 to
C34, C36, C40,
C43 to C44,
C46 to C49,
C51 to C54,

C57 to C61,




Co64, C67, C69,
C71 to C72,
C75 and C77 to
C79

C21 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to0 6.43, 6.45, 6.46 and 6.50.
(b) Minibus services for the connection of the Area and HKIA should | See TPB Paper paragraph 6.38.
be improved and increased.
C23 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to 6.43, 6.45, 6.46 and 6.50.
(b) It is necessary for the provision of market operated by FEHD in | See TPB Paper paragraph 6.45.
Tung Chung.
(¢) A lower saturation level should be adopted for the calculation of | See TPB Paper paragraph 6.38.
traffic capacity of Tung Chung.
C26 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to 6.43, 6.45, 6.46 and 6.50.
(b) It is necessary for the provision of market operated by FEHD in | See TPB Paper paragraph 6.45.
Tung Chung.
(¢) The Tung Chung West Railway Station should be implemented as | See TPB Paper paragraph 6.38.

soon as possible.




(d) Tung Chung Bay should be preserved. See TPB Paper paragraphs 6.29 to 6.30.
C31 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to0 6.43, 6.45, 6.46 and 6.50.
(b) Countryside should be protected. See TPB Paper paragraphs 6.29 to 6.35 and 6.42.
C33 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to0 6.43, 6.45, 6.46 and 6.50.
(b) It is necessary to provide a municipal building in Tung Chung. See TPB Paper paragraphs 6.43 and 6.45.
C35 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to0 6.43, 6.45, 6.46 and 6.50.
(b) Object to the development of Tung Chung. See TPB Paper paragraph 6.30.
C37 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to0 6.43, 6.45, 6.46 and 6.50.
(b) Market operated by Link Real Estate Investment Trust is not | See TPB Paper paragraph 6.45.
necessary.
C38 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to0 6.43, 6.45, 6.46 and 6.50.
(b) Enhancement of the provision of community facilities in Tung | See TPB Paper paragraph 6.43.

Chung should be given first priority.




(c)

Further debate is needed for the TCNTE.

Three stages of public engagement have been
completed under the Tung Chung Study. The need
for the TCNTE has been discussed and public views
have been incorporated in the Recommended
Outline Development Plan (RODP) of the Tung
Chung Study as appropriate.

C39 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to 6.43, 6.45, 6.46 and 6.50.
(b) Collusion between businesses, villagers and Government.
C41 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to

(b)

(©)

A comprehensive greening plan is necessary for Tung Chung.

Adequate local employment support should be provided.

6.25, 6.29 to0 6.43, 6.45, 6.46 and 6.50.

A comprehensive open space network, greenery and
amenity have been provided and planned for TCTC
and TCNTE areas.

With  significant increase in  commercial
development including offices, retails, hotels and
marina in the TCNTE, diversified employment
opportunities will be created in the area e.g. office
work, professional service, management, property
management, hotel management, tourism service,
dining and retail services. With the introduction of




(d) There are needs for the provision of lower-rent market and
improvement on security and environmental hygiene of the Area.

different business types, TCNTE is expected to
create an additional 40,000 job opportunities'.
Other development projects in the surroundings
(e.g. Third Runway System (3RS), Hong Kong
Boundary Crossing Facilities (HKBCF) of Hong
Kong-Zhuhai-Macau Bridge (HZMB), North
Commercial District (NCD) and Sunny Bay) will
also bring more jobs to Tung Chung. Local retail
uses are also planned along the Linear Parks and the
main streets in TCE to provide opportunities for
local residents to open up small business and to
enhance street vibrancy. Besides, land for
post-secondary education and other school uses has
been reserved in TCNTE to provide education and
training facilities for Tung Chung residents (e.g.
tourism, aviation, food and beverage, etc.) to meet
the need of development and workforce in Tung
Chung and its surrounding.

See TPB Paper paragraph 6.45.

C50

(a) Support R6 to R7, R9 to R12, R20 to R27.

See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to 6.43, 6.45, 6.46 and 6.50.

From a rough estimates of the 40,000 new job provided in the TCNTE area, about 45% (18,000 jobs) would be for clerical works, elementary occupations and service
sales workers which require no or relatively low skills.
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(b) Local character should be preserved. Local character has been preserved. For example,
the existing villages are zoned "V" to reflect
low-rise village settlements and preserve the
cultural heritage of the village.

C55 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to0 6.43, 6.45, 6.46 and 6.50.

(b) No shopping mall, exhibition centre and resort, and bridge linking | See TPB Paper paragraphs 6.38.
to mainland should be provided in Tung Chung.

There is no exhibition centre and resort in Tung
Chung Town Centre area. For shopping mall, they
are existing commercial developments adjacent to
the Tung Chung Railway Station to capitalize on
transport accessibility and create a focal point for
the town centre.

(¢) Reclamation should not be carried out to save the pink dolphin. See TPB Paper paragraph 6.29. The EIA Report has
been approved by EPD with conditions on 8.4.2016.

Co62 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to 6.43, 6.45, 6.46 and 6.50.
(b) It is necessary for the provision of market operated by FEHD in | See TPB Paper paragraph 6.45.
Tung Chung.
(¢) The development intensity should be reduced. See TPB Paper paragraph 6.30.
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Co63 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to 6.43, 6.45, 6.46 and 6.50.
(b) It is necessary for the provision of market operated by FEHD in | See TPB Paper paragraph 6.45.
Tung Chung.

(¢) No unjustified developments should be carried out. Major new development sites in the Area are mainly
to reflect the land use proposals recommended by
the Tung Chung Study and supported by technical
assessment including traffic, infrastructure, air,
environment etc. The EIA Report was approved by
EPD with conditions on 8.4.2016.

C68 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to 6.43, 6.45, 6.46 and 6.50.
(b) It is necessary for the provision of market and cooked food centre | See TPB Paper paragraph 6.45.
operated by FEHD in Tung Chung. Housing Authority should allow
the provision of market for residents at the open area within public
housing estate.
C74 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to

(b)

There is grave demand for the provision of cycle track, large-scale
park, open space and market operated by FEHD in Tung Chung but
not commercial and private residential developments.

6.25, 6.29 to0 6.43, 6.45, 6.46 and 6.50.

See TPB Paper paragraphs 6.18, 6.20, 6.43 and
6.45.
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C80 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to
6.25, 6.29 to 6.43, 6.45, 6.46 and 6.50.
(b) It is necessary for the provision of market operated by FEHD in | See TPB Paper paragraph 6.45.
Tung Chung.
(c) The woodland area should not be destroyed. Most of the woodland area is zoned “GB” and
“CA” and there is general presumption against
development within these zones. According to the
EIA report of the Tung Chung Study, compensation
woodland planting would be provided for the
woodland that is inevitably affected by the
development.
(d) The internal traffic connection should be improved. See TPB Paper paragraph 6.38.
C81 (a) Support R6 to R7, R9 to R12, R20 to R27. See TPB Paper paragraphs 6.17 to 6.20, 6.22 to

(b)

(©)

It is necessary for the provision of market operated by FEHD in
Tung Chung.

There is demand for the provision of dining service after mid-night.

6.25, 6.29 to0 6.43, 6.45, 6.46 and 6.50.

See TPB Paper paragraph 6.45.

There is provision for “Eating Place” use under
respective land uses zonings (e.g. “C” and “R(A)”
zones) on the draft OZP. However, relevant
regulations should be complied with and
government departments should be consulted on the
impacts to the surroundings.
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