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tpbpd

S Andrew Chan (WWF-HK) g
S 24H0582017F 28 = 17:55

e - tpbpd@pland.gov.hk

ES=1 S_I-TH_1_Tai Ho_WWF_May 2017

3 {4 S_I-TH_1_Tai Ho_WWF_May 2017.pdf

Dear Sir/Madam;
Please find attached our submission on the captioned.
~ Thank you for your attention.

Yours faithfully,

Andrew Chan _
Conservation Officer, Local Biodiversity

Kong R ERESEEESG

Find out mare and ge! involved al wwi.orghk

Registered Name {44 #8: World Wide Fund For Nature Hong Kong IS BR(E B EEE

(Incorporated in Hong Kong with limited liability by guarantee A& B M9 EEEATD
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HRERESS WWF-Hong Kong

BEE9E
BHNREEEENR SR BEES Tel: +8522526 1011
L 15§ {431 Fax:+8522845 2764
15/F, Manhattan Centre wwi@wwi.org.hk
8 Kwai Cheong Road wwi.org.hk
Kwai Chung, N.T., Hong Kong
24 May 2017
Chairman and members
Town Planning Board
15/F North Point Government Offices, ‘
333 Java Road, North-Point, Hong Kong
(E-mail: tpbpd@pland.gov.hk) ‘
By E-mail ONLY

Dear Sir/Madam,

Re: Draft Tai Ho Outline Zoning Plan No. S/I-TH/1

WWEF submits herewith our comments on the captioned draft Tai Ho Outline Zoning Plan
(OZP) No. S/I-TH/A. '

Ecological importan'ce of Tai Ho

Tai Ho is one of the 12 Priority Sites for Enhanced Conservation listed under the New
Nature Conservation Policy formulated by the former Environment, Transport and Works
Bureau and the Agriculture, Fisheries and Conservation Department (AFCD) in 2004".
Based on the scoring system adopted for evaluating the Priority Sites, Tai Ho is ranked the
3" among the 12 Priority Sites in terms of its ecological value, following on the Ramsar Site
(1* rank) and Sha Lo Tung (2" rank)2.

The area covered by the captioned ozP (Plan Area) comprises of various natural habitats
of high conservation value, e.g. Tai Ho Stream, Tai Ho Wan, mangrove and mudflat. Tai Ho
Stream which runs across the Plan Area from south to north down to the estuary is listed as

1http://www.afc:d.qov.i‘:k/enqlish/conservation/con nncp/con _nngp list/con nncp list.himi
2http://www.afcd.qov.hk/enqlish/conservattion/con nncp/con nncp leat/files/leaflet2.pdf

together possible.

BN Foricod e (A ATEISE4 =Y Paven: The Honowrable CY Leung, G5!4, GBS, /P Honorary Audilors: BDO Limited

PIRITTE, G3M, GBS, JP Chief Executive of the HKSAR Hororary Company Seretary.
x m: [elahdad Chamman:  NrEdward 14, Ho McCate Secretarial Services Umied
fIECsiR: et i CEO: Kr Peter Comthvraite Honcrary Siizitors: Mayer Broun S
f ot | Homorary Treasurer: KSSC
Fogisterad Charly
(Incorporated With Umited UiabTy

ZEIZIA Registerod Nama: HEFRE 24( 558 )10 4 £ Werld VYide Fund For Naturo Hang Kong
WA ] Incoperated ' Hang Kong wih Emted Rabity by guarardes)



Ecological Important Stream (EIS)® and has been designated as a Site of Special
Scientific Interest (SSSI). Tai Ho Stream has very high freshwater fish diversity, i.e. total
53 freshwater fish species are recorded* including some species of conservation concern
like Largesnout Goby (Awaous melanocephalus) and the locally rare migratory fish Ayu
(Plecoglossus. altivelis) (“Vulnerable” under China Red Data Book)®. Besides, Tai Ho Wan
mangroves and mudflats are the habitats for Seagrass Halophila beccarii.and Horseshoe
.crabs Carcinoscorpius rotunficauda®, which are also of conservation importance. Thus, we
consider that all the important habitats in the Plan Area should be properly protected
against incompatible development, potential pollution and environmental destruction.

Support the general planning intention of the OZP

According to Section 8 of the Explanatory Statement of the captioned OZP, the general
plahning intention is to “conserve the Area’s o_'utstanding natural landscape with unique
scientific and ecological values in safeguarding the natural habitat and natural system of
the wider area and to preserve historical artifacts, local culture and traditions of the
villages.”. Since Tai Ho enclave is of high ecological value, we support the general
planning intention to protect the important habitats and species of conservation
interest of the Tai Ho enclave. Besides, we also welcome the designation of “SSSI" zone
for the Tai Ho Stream and its estuary area to provide statutory protection to the EIS and the
mudflat and mangrove at the estuary. In addition, we also support the provision of 30-metre
wide “Conservation Area” (“CA") zone to act as buffer zone protecting the riparian area of
the Tai Ho Stream SSSI. The designation of “Coastal Protection Area” (“CPA") zone along
the coast of Tai Ho Wan is also considered appropriate.

3 hitps://www.afcd.gov.hk/english/conservation/con_wet/streams rivers hk/Con NSRffiles/23 Tai Ho.pdf
* hitp://www.afcd.gov.hk/english/conservation/hkbiodiversity/speciesgroup/speciesgroup freshwaterfish.html

z Refer to Section 7.4.2 (c) of Explanatory Statement of Draft Tai Ho DPA Plan No. DPA/I-TH/1
Ibid




Concern on the close proximity of “Village Type Development” zones to the streams

Although we welcome the conservation zones on the captioned OZP to protect the
sensitive habitats in the Tai Ho enclave, we are of grave concern that certain parts of the
proposed “Village Type Development” (“V") zones locate immediately adjacent to tributaries
and straems that link to Tai Ho Stream and Tai Ho Wan. For example, the northern
boundary of the 'V zone of Ngau Kwu Long is immediately next to a tributary that flows to
Tai Ho Stream SSSI and then Tai Ho Wan (Flg 1a). Since this tnbutary is ecologically and
hydrologlcally connected to Tai Ho Stream we worry that any untreated runoff from the
construction and operation of Small Houses (e.g. illegal discharge of domestic sewage,
untreated surface runoff, sewage from malfunction septic tank and soakaway system) will
enter the sensitive Tai Ho Stream and Tai Ho Wan through this tributary and result in
serious impacts on the water quality and ecology. Another example is the western
boundary of the Pak Mong “V" zone which is also located closely to a stream leading to Tai
Ho Wan (Fig.' 1b). As such, we strongly recommend that all the tributaries and streams in
the Tai Ho enclave and their 30-metre wide riparian zones should be protected by
“Green Belt (1)” (“GB”(1)) or even “CA” zone to prevent any water quality and
ecological impacts from future developments to the important Tai Ho Stream and Tai

Ho Wan.

We would be grateful if our commentis can be considered by the Board.
Yours faithfully,

e

Andrew Chan
Conservation Officer, Local Biodiversity



Figure 1a & 1b. “V” zones of Ngau Kwu Long and Pak Mong locate immediately next

to tributary and stream that flow to the ecologically important Tai Ho Stream SSSI

and Tai Ho Wan
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tpbpd

BiEE: WOO Ming Chuan & e e

FFES: 22805820174 £41— 17:07

& Town Planning Board

S HKBWS

ES=H HKBWS's comments on the draft Tai Ho Outline Zoning Plan No. S/I-TH/1
B4 20170522_TaiHoOZP_HKBWS.pdf

Dear Sir/Madam,

The Hong Kong Bird Watching Society's comments on the draft Tai Ho Outline Zoning Plan No. S/I-TH/1 is attached.

Best Regards,
WOO Ming Chuan (Ms)
Conservation Officer

The Hong Kong Bird Watching Society
7C, V Ga Building, 532 Castle Peak Road, Lai Chi Kok, Kowloon, Hong Kong

0711



.. 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

. 22 May 2017

Dear Sir/Madam,
: : : : : ok - WATCHING
Comments on the draft Tai Ho Outline Zoning Plan No. S/I-TH/1 SOCIETY
Since 1957 6837

The Hong Kong Bird Watching Society (HKBWS) would like to provide our comments on
the draft Tai Ho Outline Zoning Plan No. S/I-TH/1.
1. Support the planning intention and conservation zonings in the draft.Plan )A

We agree with the general planning intention of the draft Tai Ho OZP which is “to

conserve the Area’s outstanding natural landscape with unique scientific and %}};%‘ETET?[
ecological values in safeguarding the natural habitat and natural system of the wider : ENE
area”*. We support the provision of a Site of Special Scientific Interest (SSSI) with
statutory support under the Town Planning Ordinance (Cap. 131) to protect Tai Ho
Stream with boundaries which follow that of the Register of $SSis?, and the provision
of a 30-metre “Conservation Area” (CA) zoning as buffer on the two sides of the Tai
Ho Stream SSSI. We also support the coastal areas of Tai Ho Wan to be protected by
“Coastal Protection Area” (CPA).

. Ecological value of Tai Ho
2.1. The HKBWS would like reiterate that Tai Ho is listed as third out of the twelve priority
sites under the New Nature Conservation Policy3. It supports the endemic Romer’s
- Tree Frog (Philautus romeri)® which is globally endangered® and of potential global
concern®. In addition, bird species of conservation importance were recorded in Tai

! Section 8 of the Explanatory Statement of the draft Tai Ho OZP S/I-TH/B

2 Planning Department, 1995. Register of Sites of Special Scientific Interest. Site no. 63 ~ Tai Ho Stream,
Lantau Island. "

3 AFCD - List of priority sites for enhanced conservation. Available at:
http://www.afed.gov.hk/english/conservation/con nncp/con nncp _list/con nncp list. html

4 AFCD - List of priority sites for enhanced conservation: Tai Ho.  Available at:
http://www.afcd.gov.hk/english/conservation/con _nncp/con nncp list/files/tai _ho publlc pdf

5 [UCN Red List version 2013.2. Available at: http://www.iucnredlist.org/details/58794/0

& Fellowes, J.R., Lau, MW.N., Dudgeon, D., Reels, G.T., Ades, G.W.J., Carey, G.J., Chan, B.P.L., Kendrick, R.C.,
Lee, K.S., Leven, M.R., Wilson, K.D.P. and Yu, YT. (2002). Wild animals to watch: Terrestrial and freshwater
fauna of conservation concern in Hong Kong. Memoirs of the Hong Kong Natural History Society No. 25,
123-160.

t: FRARZBAWWMSIZRIERATECE TS Tel.No.: 2377 4387
dress: 7C, V Ga Building, 532 Castle Peak Road, {11 Fax.No.:2314 3687 SRAEAAE ST LMD SRS RITATE
Lai Chi Kok, Kowloon, Hong Kong @5 E-mail.: hkbhws@hkbws.arg.hk A diaritsble organization incorporated in Hong Koug with liniited lintrility by guarenite:



2.2,

2.3.

2.4.

2.5.

Ho, including Brown Fish Owl (Ketupa zeylonensis)’, Eurasian Eagle Owl (Bubo bubo)?,
and Swinhoe’s Egret (Egretta eulophotes)®. All three species are scarce in Hong
Kongl®! and are listed under Class !l protection in the People’s Republic of China List
of Wild Animals*2, .

Brown Fish Owl is considered to be of regional concern®. This species has specific
habitat requirements and only feeds in undisturbed, unpolluted lowland streams and
tidal creeks®. The woodlands in Tai Ho provide suitable roosting habitats for Brown
Fish Owl, while the wetlands and unpolluted natural streams and their riparian
vegetation are stitable foraging grounds and perches for this species.

Eurasian Eagle Owl is of regional concern and considered to be rare in the China Red
Data Book®3. It is recorded in remote areas of hill slope grassland®™.

Swinhoe’s Egret is considered of global concernS, nationally endangered!3, and
globally vulnerable®. The greatest threat to this species is habitat loss and degradation
through reclamation of tidal mudflats, estuarine habitats and uninhabited offshore
breeding islands, and through pollution®4.

Therefore, we consider that the woodland, shrubland, grassland, natural streams,
mudflats, estuary and intertidal wetlands are important habitats in Tai Ho and should
be adequately protected from any development threats and potential pollution.

Our concerns

. We appreciate the efforts made by the Planning Department and the Town Planning

Board to protect the ecologically sensitive habitats in Tai Ho. However, we noticed
that some of the proposed “Village Type Development” (V) zones are immediately
next to streams which flows into the SSSI or the Tai Ho Wan (Figure 1). It is

well-known that the construction and operation of small houses near streams would

cause water pollution (e.g. from contaminated surface runoff, illegal discharge of

household greywater, sewerage seepage from septic tanks and saturated soakaway
systems)*>1617  We are concerned the provision of V zones immediately next to

7 HKBWS Hong Kong Bird Report 2012.

8 HKBWS Hong Kong Bird Report 2004.

® HKBWS internal records, data obtained in 2001.

0 Carey, G.J., Chalmers, M.L,, Diskin, D.A., Kennerley, P.R,, Leader, P.J., Leven, M.R., Lewthwaite, RW.,
Melville, D.S., Turnbull, M. and Young, L. {2001). The Avifauna of Hong Kong. Hong Kong Bird Watching
Society.

11 HKBWS Hong Kong Bird Report 2013.

12 List of Wild Animals under State Protection (promulgated by State Forestry Administration and Ministry
of Agriculture on 14 January, 1989).

13 Zheng, G. M. and Wang, Q. S. (1998).

14 http://www.birdlife.org/datazone/species/factsheet/22696977

5 http://www.dsd.gov.hk/SC/Files/publications_publicity/publicity_materials/
leaflets_booklets_factsheets/Village%20Sewerage.pdf

6 http://www.dsd.gov.hk/EN/Files/OpenDay2012/PDF/Sewage_Treatment_07.pdf



natural streams/ watercourses would deteriorate the water quality which eventually
flows into the SSSI and Tai Ho Wan, and is against the intention of providing .
conservation zonings (i.e. SSSI and CA) for the protection of the SSSI and Tai Ho Wan
at the downstream area.

3.2. Given that the Town Planning Board has been taking an incremental approach in the
provision of V zone for the small houses developments in various villages within
Country Park enclaves and the currently proposed V zones in Tai Ho can meet 50 -
70% of the total small house demand?8, we consider that there should be rooms for
adjustments on the location (i.e. away.from streams) and size (i.e. smaller) of the
proposed V zones, particularly for Pak Mong and Ngau Kwu Long, such that the
development right of villagers are respected without compromising the sensitive
habitats in Tai Ho. ‘

3.3. The HKBWS considers that an “Ecosystem Approach”, which is the primary framework
for action under the Convention on Biological Diversity'®, should be adopted to
protect the various sensitive habitats in Tai Ho. We consider that all_natural streams -
and watercourses (including all tributaries flowing into the Tai Ho Stream SSSI) should
be protected by conservation zonings (i.e. “Green Belt (1)” (GB(1)) or CA) of 30 metres
along both sides of the banks. This buffer zone would protect the riparian vegetation
and would also prevent pollutants created by nearby developments from
contaminating the stream, the intertidal mudflats and the sheltered Tai Ho Wan.
Moreover, GB zone in the Plan Area should be ?ezoned to GB(1) or CA zoning to
enhance the protection of the natural habitats by alleviating the development

pressure while the redevelopment.rights of the villagers are respected.

Thank you for your kind attention and we hope that the Town Planning Board would take

our comments into consideration.

Yours faithfully,

Woo Ming Chuan
Conservation Officer
The Hong Kong Bird Watching Society

Y7 http://www.legco.gov.hk/yri3-14/english/fc/pwsc/papers/p14-20e.pdf
18 Table 2 of the TPB Paper No. 10186
13 https://www.cbd.int/ecosystem/



cc.

Designing Hong Kong

Kadoorie Farm and Botanic Garden
WWEF - Hong Kong

Figure 1. The V zone at Pak Mong is immediately next to the Pak Mong Stream (top),
while the V zone at Ngau Kwu Long is immediately next to a tributary of the Tai Ho Stream
-SSSI (bottom). Sections of streams next to the V zones are indicated by the light blue lines.
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BiE: Kitty Tang ety

SHES: 24H05 820174 28= 18:36

W t: tpbpd@pland.gov.hk

EE: DHK's comment submission on draft OZP

P 2 20170524 Representation on Draft Tai Ho OZP No.S_NE-PC_1.pdf; 20170524

Dear Sir/Madam,

Representataion on Draft Ping Chau OZP No.S_NE-PC_1.pdf

Our comments on.the following draft OZP are attached in this email :

1.
2.

Thank you for your attention.

Yours faithfully,

For and on behalf of Designing Hong‘Ko,ng Limited

Kitty Tang

‘ 9?@3



Hong Kong, 24t May,2017

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

Repreéentation on the Draft-Tai Ho Outline Zoning Plan No. S/I-TH/1
Dear Chairman and Members,

Designing Hong Kong supports the general planning intention of the Draft Tai Ho Outline Zoning Plan, which
aims to conserve the Area’s outstanding natural landscape with unique scientific and ecological values. To
safeguard the natural habitat and natural system of the wider area and to preserve historical artifacts, local
culture and traditions of the villages. We also welcome the designation of “Site of Special Scientific Interest”
(SSSI) on the Tai Ho Stream to protect the high diversity of freshwater and brackish-water fishes in Hong Kong.

Tai Ho is one of the priority site for enhanced conservation. We hereby would like to give a few
recommendations on the proposed land uses in hope of providing better protection for the valuable wildlife
species and important habitats: .

1. No V-zone should be allocated next to the watercourse

Due to the high diversity of freshwater and brackish-water fishes, Tai Ho steam is zoned as “Site of Special
Scientific Interest(SSSI)". Construction and operation of small houses generate waste, sewage and effluence.
As there is no existing or planned public sewer for the area, houses are only typically served by septic tanks
and open drain . Experience tells us that the discharge of sewage and greywater within the V-zone next to the
stream, especially in the Northern part of Tai Ho San Tsuen, would definitely pose threats to the water quality
of the Tai Ho Stream and Tai Ho Wan. '

This goes against the intention of designating SSSI on Tai Ho stream which aims at conserving and protecting
special features. Adjustment on the location of V-zone is needed.

2. No justification for the extension of “V” zone

Compared with the Tai Ho Development Permission Area (DPA)Plan, there is an increase of 5.27 ha in V-zone.
However, the existing transportation and infrastructure cannot support the proposed V-zone

extension.

Concerning the accessibility, no proper vehicular access is available except for the footpath connecting Pak
Mong and Ngau Kwu Long. The proposed “V” zone is accessible by hiking trails linking Tai Ho Area with Mui
Wo and Tung Chung. It poses danger to the future residents to walk up and down to hill every day, especially
at night time without any street night. This will lead to calls for road which will damage the natural

environment.

As mentioned above, existing infrastructure provisions are limited as well. No existing or planned public
sewer is located in the area. The use of septic tank and soakaway system for sewage treatment and disposal,
which are necessary to be installed in Small House, is considered unacceptable means for village development
in this area as sewage and foul waters would be discharged into the ground and nearby water gathering

ground (WGG).

21/F, Chun Wo Commercial Centre, 25 Wing Wo Street, Central, Hong Kong
Tel: +852 3014 2767  Fax: +852 2187 2305 Email: info@designinghongkong.com



Therefore, the V-zone should be confined to the existing village clusters.

Here we submit our concerns for your consideration.

Yours,

' Desigﬁing Hong Kong Limited

21/F, Chun Wo Commercial Centre, 25 Wing Wo Street, Central, Hong Kong
Tel: +852 3014 2767 Fax: +852 2187 2305 Email: info@designinghongkong.com
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Dear Sir/Madam,

Please find the attached self-explanatory letter.
Thanks for your kind attention. ‘

Yours faithfully,

CHENG Luk-ki

| 0705



BY E-MAIL ONLY

Chairperson and Members,

Town Planning Board,

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

North Point, Hong Kong

(Email: tpbpd@pland.gov.hk) :
24 May, 2017

Dear Sirs/Madams,
Green Power’s Comments on Draft Tai Ho Outline Zoning Plan (No. S/I-TH/1)

1. Green Power is a local charitable green group with major concerns for river conservation and
developments on Lantau Island. We submitted our views and comments on the Draft Tai Ho
Development Permission Area Plan (DPA/I-TH/1) on 28 May, 2014, and Draft Tai Ho Outline
Zoning Plan (OZP) on 17 June, 2016 and 14 October, 2016 regarding the preservation of water
quality, ecology, hydrology and landscape of Tai Ho River system.

2. Following our previous submissions, we would like to reiterate and emphasize our concerns
about preservation of Tai Ho River Basin and Tai Ho Bay regarding above-captioned draft OZP.

Holistic Landuse Planning for Tai Ho Riifer Basin
3. Land use planning in Tai Ho that wisely takes into account of the natural Tai Ho River can
(a) lower the flood risk to secure the public’s safety and properties.
(b) protect the river, marine and bathing beach water quality to avoid water pollution, odour
nuisance, communal hygiene degradation and urban blight.
(c) conserve river and estuarine ecology to protect biodiversity and fishery resources.
(d) act as breeze corridors to disperse air pollutants, relieve heat island effect and moderate
microclimate.
(e) preserve few remaining natural river landscapes in the territory for public’s appreciation,

leisure and recreation pursuits, and as natural heritage.

4. Green Power supports that “the general planning intention for the Planning Schedule Area (the
Area) is to conserve the Area’s outstanding natural landscape with unique scientific and
ecological values in safeguarding the natural habitat and natural system of the wider
area... ..... ’(Sec 8, EXPLANATORY STATEMENT). Moreover, the OZP should aim at
conservation of the Area through strict landuse planning and effective enforcement to avoid

degradation of high and rich scientific and ecological resources.



10.

. We concur that “there is a general presumption against development” in Site of Special Scientific

Interest (“SSSI*®), Conservation Area (“CA”), Coastal Protection Area (“CPA”), and Green Belt
(“GB™) zones which is consistent with the general planning intention for the Area.

We agree to the Remarks to Village Type Development (“V?), “GB”, “CPA”, “CA” and “SSSI”

zone to strictly control “any diversion of streams, filling of land/pond or excavation of land” in
order to protect the Tai Ho Stream SSSI.

We also agree to the planning intention of “SSSI” which “.....intends to deter human activities or
developments within the SSSI’(Schedules of Uses).

. We welcome the shore of Tai Ho Wan is rezoned as “CPA” as Tai Ho River estuary is an integral

part of a river system. However, we still opine to extend the boundary of “SSSI” to cover larger
area of the intertidal mudflat.

We also welcome that Fung Shui Woodland behind Pak Mong Village is zoned as “CA” in order
to preserve the terrestrial ecology and high landscape value of the Area.

The fact that “new residential development is not permitted under” “CPA” and “CA” zones is of
ultimate important to uphold the planning intentions of (Sec. 9.4.3, and 9.5.4 repectively,
EXPLANATORY STATEMENT).

Comments on Village Type Development

L1

12.

13.

14.

Although the captioned OZP intends “fo concentrate village type development within “V"” zone
Jfor a more orderly development pattern, efficient use of land and provision of infrastructures and
services (Planning intention, VILLAGE TYPE DEVELOPMENT, Schedules of Uses)”, “V”
should not be zoned in vicinity to the existing stream courses and estuary in order to avoid water
pollution to the streams and SSSI.

Tai Ho Wan is almost completely sheltered from the open sea by North Lantau Highway (INLH)
with an outlet (of about 20 metre wide) underneath NLH. Its turnover rate of seawater is hugely
plummeted. Therefore, the water quality of the Bay is prone to deterioration by wastewater
discharge to rivers/stream courses or stormwater discharged from Tai Ho area.

The Board should aware that unpolluted river and marine water quality is vital for protection and
maintenance of important and fragile ecosystem of Tai Ho River and Bay.

However, the “V” zones in the captioned OZP is too close to the existing stream courses which

will be polluted by surface runoff and stormwater drained from built-up and/or paved areas.



15.

16.

17.

Moreover, such risk is substantially increased as the area of “V” zones are increased from 1.27 ha
in Development Permission Plan to 6.54 ha in the captioned OZP as “no drainage system is
provided at the inland area of Tai Ho and there is no existing and planned public sewer for the

Area”.

We are highly concerned that, without sewerage infrastructure in the Tai Ho area, any additional
residential developments, village Small Houses, commercial use (especially restaurants) that
generate large amount of wastewater will pollute the river/stream courses and the Bay.

We urge the Board to cautiously consider the extent and locations of “V* zones in the context of
water pollution, because large area of “V” will create extensive paved areas that generate

* polluted stormwater (during rainstorm or from daily washing practices of residents) draining to

river/stream courses and the Bay. Therefore, “V” should not be zoned in vicinity to the existing

stream courses and estuary.

Comments on “CPA”, “CA” and “SSSI”

18.

19.

20.

21.

22

_Only the stream channels of the mainstream and two major tributaries of Tai Ho Stream are

designed as “SSSI” and both sides of Tai Ho Stream SSSI as “CA” against incompatible
development. The remaining courses in the upper reach of “SSSI” and all the stream banks of
natural streams in the Area receive no adequate land use zonings which may be vulnerable to
human disturbance. Therefore, we advise to extend the “SSSI” and/or “CA” to cover the whole
stream courses and river banks of all tributaries in the Area to provide a hydrologically complete
preservation of Tai Ho River against disturbance and/or destruction by future works and

developments.

Also, the extension of “SSSI” and/or “CA” to connect existing country parks will secure a
terrestrial and aquatic wildlife corridors and ecological linkage between country parks, natural

rivers, estuary and intertidal mudflat.

No building structures or ground paving, whatever of concrete, metals or other materials, should
be permitted under “Agricultural Use” in “CPA” and “CA” (Column 1, COASTAL
PROTECTION AREA, Schedules of Uses).

Similarly, no building structures or ground paving, whatever of concrete, metals or other
materials, should be permitted under “plant nursery”, “amenity planting” in “CPA”, “CA” and
“SSSI” (Sec (9)(i) and (b), NOTES). '

In such sense, “Agricultural Use” that involves excavation of top soil, paving with
concrete/asphalt or non-arable materials/debris should be prohibited in “CPA”, “CA” and “SSSI”.

. “Road works”, “Sewerage works”, “drainage works” and other public works that will inpose



24.

“adverse environmental .impacts to the “CPA”, “CA” and “SSSI” should seek approval from

relevant authorities, i.e. Planning Department, Environmental Protection Department, Agriculture,
Fisheries and Conservation Department, inspite being ¢o-ordinated or implemented by
Government (Sec. (9)(a)(ii), NOTES).

The temporary use or development specified in Sec. (11)(a) of NOTES that will generate wastes

~ and sewage and impose adverse environmental impacts to the “CPA”, “CA” and “SSSI” should

. 25.

26.

seek approval from relevant authorities, i.e. Planning Department, Environmental Protection
Department, Agriculture, Fisheries and Conservation Department.

In Sec (1 1)(b) of NOTES, applications of temporary uses or developments should not be
accepted and processed if relevant uses or developments commence before Town Planning Board
grants permission.

Also, reclamation of coastal areas, whatever above or below high tide mark, must be clearly
prohibited in “CPA”, “CA”, “SSSI” and waters in Tai Ho Wan.

Comments on GREEN BELT

27.

28.

29.

30.

31.

In order to manifest the planning intention of “GB” for “defining the limits of development areas
by natural features and fo preserve the existing natural landscape (Planning Intention, GREEN
BELT, Schedules of Uses), Use of “House” in Column 2 of “GB” should be deleted.

Maintaining sufficient vegetation cover and permeability is crucial to the hydrology and water
quality of Tai Ho Stream and its ecology as permeable (not concrete-paved) and vegetated land
can moderate the flow volume and purify the surface runoff. Therefore, significant portion of the
land use in the stream basin of Tai Ho Stream, which is largely zoned as “GB”, should be

non-polluting and unpaved to prevent pollution to the stream and maintain natural hydrology.

No building structures or ground paving, whatever of concrete, metals or other materials, should
be permitted under “Agricultural Use” in “GB” (Column 1, GREEN BELT, Schedules of Uses).

In such sense, “Agricultural Use” that involves excavation of top soil, paving with .
concrete/asphalt or non-arable materials/debris should be prohibited in “GB”.

In conclusion, we urge the Administration takes into account of and makes wise use of the
functions and intrinsic values of river systems in the landuse planning that will not only promote
sustainable development and biodiversity of Tai Ho area, but also avoid costly and irreversible
environmental, economic and social burdens in the future.



For any questions, please contact the undersigned at Green Power

Thank you very much for your kind attention and we look forward to a wise landuse plan for Tai Ho

area.

Yours faithfully,
/ 4 2 1

'CHENG Luk-ki _
Division Head, Scientific Research and Conservation, GREEN POWER
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E5E: KFBG's comments on two d raft OZPs (S/NE-PC/1 & S/I-TH/1)

Dear Sir/ Madam,
Re. the captioned.

-There should be no doubt that the two sites of concern are of high ecological and conservation’
importance. But we consider that, under the two draft plans, some areas are not covered with
appropriate zonings. Our recommendations are provided below:

S/NE-PC/1:

The whole island is designated as a SSSI by the Government; the area covered under the draft OzP
is also surrounded by Country Park and Marine Park, and is also part of the Hong Kong UNESCO
Global Geopark. The rich coral communities there are highly sensitive to pollution. Inview of the
above, we suggest the followings:

1. We object to any expansion of the V zone - it should be confined to existing village clusters.
2. The eastern coast should be zoned SSSI, not CPA.
3. GB should be upgraded to CA.

S/I-TH/1:

Tai Ho is one of the priority sites for enhanced conservation, under the New Nature Conservation
Policy by the Government. The Tai Ho stream system has been designated as a SSSI. This
enclave is highly rural in nature and is also largely bounded by the Country Park system. The Tai
Ho stream system drains into Tai Ho Bay, which contains mangrove, and has also been reported to
provide habitats for seagrass and horseshoe crab. We are highly concerned about the potential
environmental impacts caused by the construction and operation of additional Small Houses. We
therefore suggest the followings: '

1.V zones should not be located next to any watercourses.

2.V zones should be confined to existing village clusters.

3. There should be buffer zones between watercourses and development zones.
4. GB should be upgraded to CA.

Best Regards,

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

0702
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3’551_ Comments on two draft OZPs (S/NE-PC/1 & S/I-TH/1)
Dear Sir/ Madam,

Re. the captioned.

There should be no doubt that the two sites of concern are of high ecological and conservation
importance. But we consider that, under the two draft plans, some areas are not covered with
appropriate zonings. Our recommendations are provided below:

S/NE-PC/1:

The whole island is designated as a SSSI by the Government; the area covered under the draft OZP
is also surrounded by Country Park and Marine Park, and is also part of the Hong Kong UNESCO
Global Geopark. The rich coral communities there are highly sensitive to pollution. In view of the
above, we suggest the followings:

1. We object to any expansion of the V zone - it should be confined to existing va!lage clusters.
2. The eastern coast should be zoned SSSI, not CPA.
3. GB should be upgraded to CA.

S/1-TH/1:

Tai Ho is one of the priority sites for enhanced conservation, under the New Nature Conservation
Policy by the Government. The Tai Ho stream system has been designated as a SSSI.  This
enclave is highly rural in nature and is also largely bounded by the Country Park system. The Tai
Ho stream system drains into Tai Ho Bay, which contains mangrove, and has also been reported to
provide habitats for seagrass and horseshoe crab. © We are highly concerned about the potential
environmental impacts caused by the construction and operation of additional Small Houses. We
therefore suggest the followings:

1. V zones should not be located next to any watercourses.

2.V zones should be confined to existing village clusters.

3. There should be buffer zones between watercourses and development zones.
4. GB should be upgraded to CA.

Best Regards,

Tony NIP

0703
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*E: Comments on two draft OZPs (S/NE-PC/1 & S/I-TH/1)
Dear Sir/ Madam,

Re. the captioned.

There is no doubt that the two sites are of high ecological and conservation importance.

However, | consider that, under the two draft OZPs, some areas are not covered with appropriate
zonings. My recommendations are set out as

below:

For S/NE-PC/1:

The whole island is designated as a SSS! by the Government and the area covered under the draft
OZP is also surrounded by Country Park and Marine Park, and, is also part of the Hong Kong
UNESCO Global Geopark. The rich coral communities there are highly sensitive to pollution. In
view of the above, | suggest the following:

1. Object to any expansion of the V zones - these should be confined to existing village clusters.
2. The eastern coast should be zoned as  SSSI, not CPA.
3. GB zone should be upgraded to CA.

For S/I-TH/1:

Tai Ho is one of the priority sites for enhanced conservation, under the New Nature Conservation
Policy of the Hong Kong Government. The Tai Ho stream system has been designated as a SSSI.
This enclave is highly rural in nature and is also largely bounded by the Country Park system. The
Tai Ho stream system drains into Tai Ho Bay which contains mangroves and has also been reported
to provide habitats for seagrasses, and, horseshoe crabs. | am highly concerned about the
potential environmental impacts caused by the construction and operation of additional Small
Houses. Therefore, the following are suggested:

1.V zones should not be located next to or abutting any watercourses.

2.V zones should be confined to existing village clusters.

3. There should be buffer zones between watercourses and development zones.
4, GB zone should be upgraded to CA.

Thank you for your attention.

Sincerely yours,

Chiu Sein Tuck

3784
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*E: Draft Tai Ho Outline Zoning Plan No. S/I-TH/1
B 4 Submission Draft Tai Ho OZP SI_TH_l.docx

Chairman and Members of the Town Planning Board,

This is a representation made under Section 6(1) of the Town Planning Ordinance in respect of the
draft Tai Ho Outline Zoning Plan No. S/I-TH/1. The attached file refers.’

This submission is made in respect of the importance of Tai Ho Wan to the conservation of the
Mangrove Horseshoe Crab. (Carcinoscorpius rotundicauda) in Hong Kong.

Kevin Laurie,
Independent Horseshoe Crab Researcher,
Hong Kong

In making this submission, I give my consent to the TPB and the Government of the HKSAR to
partially or wholly publish my comments (including my personal details).

: 0701



Secretary,

Town Planning Board,

15th Floor,

North Point Government Offices,
333 Java Road,

North Point,

Hong Kong.

23 May 2017

Chairmian and Members of the Town Planning Boai'd,

Draft Tai Ho Outline Zoning Plan No. S/I-TH/1

This is a representation made under Section 6(1) of the Town Planning Ordinance in respect of
the draft Tai Ho Outline Zoning Plan No S/I-TH/1.

* This submission is made in respect of the importance of Tai Ho Wan to the conservation of the
Mangrove Horseshoe Crab (Carcinoscorpius rotundicauda) in Hong Kong.

Reason for submission

This submission is made on the following grounds:

®

Tai Ho Wan is an active horseshoe crab spawmng ground/nursery area for Mangrove
horseshoe crabs;

It is the best place in Hong Kong to see spawning Mangrove horseshoe crabs;

Because of its remoteness, Tai Ho Wan is still relatively undisturbed;

Protecting this location is vital to ensure the long term survival of this species in Hong
Kong;

Tai Ho Wan has been identified in the Lantau Development Plan as one of the areas on
Lantau to promote Ecology and Biodiversity and constructing boardwalks at Tai Ho Wan
to witness Mangrove horseshoe crab spawmng events could be undertaken if the area
receives appropriate protections.

Existing conservation measures at Tai Ho Wan

Tai Ho Stream is designated SSSI No. 63, because it is one of the few remaining
medium-sized natural streams stretching from uplands to the lowland estuary, supporting
the greatest diversity of fresh water and brackish-water fish in Hong Kong. The SSSI
includes the mangrove and seagrass beds which provide shelter and food for a variety of
intertidal and marine invertebrates.

Tai Ho Wan is listed as an Ecologically Important Stream (EIS No. 23) by AFCD.

Records of Horseshoe crabs at Tai Ho Wan




Formal horseshoe crab surveys have been conducted at Tai Ho Wan with the following results:

e 1998 - Juvenile Horseshoe crabs seen in the summer of 1998. One newly-born horseshoe
crab with a carapace diameter of ~5mm was found here in the summer of 1998 (Huang,
Chiu and Morton.1998).

o 1999 - Juvenile T. tridentatus(???) and C. rotundicauda were found here and juvenile

horseshoe crabs were commonly found in the H. beccari segrass beds. A mating pair of C:
rotundicauda were seen in one of the freshwater streams during a survey-in 1999
(Fong.1999). :

e 2000 - AFCD recorded 12 specimens of C. rotundicauda in walk through surveys in
June and Aug 2000 (AFCD. 2010).

e 2012 -1In2012 City University of Hong Kong conducted a horseshoe crab distribution
survey of 17 sites in Hong Kong. Juveniles of C. rotundicauda were found at Tai Ho

Wan (Billy K.Y. Kwan et al. 2012).

Threats to horseshoe crabs at Tai Ho Wan

o Mangrove cutting by villagers poses a threat to the horseshoe crab spawning sites that
exist there. See photographs below. '

Horseshoe crab overview
There are four species of horseshoe crab living today:

o Limulus polyphemus;

e Tachypleus tridentatus;

e Tachypleus gigas,

e Carcinoscorpius rotundicauda.

Limulus occurs along the east coast of the USA and Mexico. The other three species occur in
South-East Asia. Tachypleus tridentatus (Chinese horseshoe crab) and Carcinoscorpius
rotundicauda (Mangrove horseshoe crab) are found in Hong Kong.



Horseshoe crabs in Hong Kong

Hong Kong are:

inin

The two species of horseshoe crab found

Chinese horseshoe crab (Tachypleus tridentatus)

b

vﬂn.
&

Mangrove horseshoe crab (Carcinoscorpius rotundicauda)



Horseshoe crab life cycle stages

All horseshoe crab species have specific and specialized habitat requirements during different
stages of their life cycles, related to:

e spawning and larval development;
e juvenile development;
¢ adulthood.

It is the close prokimity of these three differing habitats to meet the demands of the different
stages of development that is critical to their survival needs, and if either the spawning grounds
ot juvenile development areas are lost, then the entire habitat suite is lost. See details of these life
stages at Annnex A. ' ' ' -

Tai Ho Wan is important because the mangrove area is a spawning site and area of larval
development for Mangrove horseshoe crabs and the inter-tidal mudflat in the bay is a juvenile
Mangrove horseshoe crab nursery ground.

Horseshoe crab spawning site at Tai Ho Wan

Tai Ho Wan comprises an extensive inter-tidal area with mangroves and mudflats:

Inter-tidal horseshoe crab spawning area at Tai Ho Wan (7 June 20 12)
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This mating pair of Mangrove horseshoe crabs was seen burying themselves in the same
stream bed at Tai Ho Wan on 7 June 2012.

Threats to horseshoe crab habitats at Tai Ho Wan

Destruction of mangroves at Tai Ho Wan in 2012

This entire inter-tidal Mangrove stand was cut down at Tai Ho Wan.
Photograph taken on 7 June 2012.
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Tai Ho Wan is an active and important Mangrove horseshoe crab (Carcinoscorpius rotundicauda)
spawning ground and nursery area and is the only undisturbed location left on Lantau where this
- species breeds.

It is also the best place to see spawning Mangrove horseshoe crabs in Hong Kong, making it a
location of considerable public and scientific interest.

Tai Ho Wan has been identified in the Lantau Development Plan as one of the areas on Lantau to
promote Ecology and Biodiversity and constructing boardwalks at Tai Ho Wan to witness

Mangrove horseshoe crab spawning events could be undertaken if the area receives appropriate
protections.

Protecting this location is vital to ensure the long term survival of this species in Hong Kong.
The Town Planning Board is urged to take all steps to afford all inter-tidal areas in Tai Ho Wan,
including the lower reaches of the Tai Ho Stream, the Mangrove stands and the mudflats suitable
protections to ensure the future viability of this area as a Mangrove horseshoe crab spawning

ground and nursery area. ’

Submitted by

Kevin Laurie,
Independent Horseshoe Crab Researcher,
Hong Kong i

In making this submission, I give my consent to the TPB and the Government of the HKSAR to
partially_or wholly publish my comments (including my personal details).
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Annex A- Early life styie stages of horseshoe crabs
Note: Each of the life cycle stages below will take place in Tai Ho Wan:

Stage 1: Development in the egg

HoeTATHeRy

Juvenile horseshoe crabs start life by developing in their eggs (Photo:William Lau).



Stage 2: Development in the spawning area

Juvenile horseshoe crabs develop in their eggs first, then after hatching they continue to develop
in the spawning area (Photo: William Lau).

Stage 3: Juvenile development on inter-tidal mudflats

After developing in the spawning area for about 6 weeks, the juveniles move to inter-tidal
mudflats for the juvenile stages of their development.

This is a growth range of juvenile horseshoe crab molts collected from the beaches of Ha Pak
Nai in Deep Bay (Growth stages are similar for both species of horseshoe crab in Hong Kong).
Each molt represents one stage of growth or instar and Mangrove horseshoe crabs may take 10 to

15 years before reaching maturity.

The scale is a 1 foot (30 centimetre) ruler.



Chairman and Members of the Town Planning Board,

Draft Tai Ho Outline Zoning Plan No. S/I-TH/1

Thisisa copy of my Email 1epLesentatlon made under Section 6(1) of the Town Planning
Ordinance in respect of the draft Tai Ho Outline Zoning Plan No S/I-TH/1, Wthh was sent to
you on 23 May 2017. The attached report refers. - :

This submission is made in respect of the importance of Tai Ho Wan to the conservation of the
Mangrove Horseshoe Crab (Carcinoscorpius rotundicauda) in Hong Kong.

Regards,
Kevin Laurie,

Independent Horseshoe Crab Researché’r,
Hong Kong

Date: 23 May 2017

In making this submission, I give my consent to the TPB and the Government of the HKSAR to
partially or wholly publish my comments (including my personal details).

| ‘i iy C‘.



Secretary,

Town Planning Board,

15th Floor,

North Point Government Offices,
333 Java Road,

North Point,

Hong Kong.

23 May 2017
Chairman and Members of the Town Planning Board,

Draft Tai Ho Qutline Zoning Plan No. S/I-TH/1

This is a representation made under Section 6(1) of the Town Planning Ordinance in respect of
the draft Tai Ho Outline Zoning Plan No. S/I-TH/1.

This submission is made in respect of the importance of Tai Ho Wan to the conservation of the -
Mangrove Horseshoe Crab (Carcinoscorpius rotundicauda) in Hong Kong.

"Reason for submission

This submission is made on the following grounds:

e Tai Ho Wan is an active horseshoe crab spawning ground/nursery area for Mangrove
horseshoe crabs;

e Itis the best place in Hong Kong to see spawning Mangrove horseshoe crabs;

» Because of its remoteness, Tai Ho Wan is still relatively undisturbed;

e Protecting this location is vital to ensure the long term survival of this species in Hong
Kong;

e Tai Ho Wan has been identified in the Lantau Development Plan as one of the areas on
Lantau to promote Ecology and Biodiversity and constructing boardwalks at Tai Ho Wan
to witness Mangrove horseshoe crab spawning events could be undertaken if the area
receives appropriate protections.

Existing conservation measures at Tai Ho Wan

e Tai Ho Stream is designated SSSI No. 63, because it is one of the few remaining
medium-sized natural streams stretching from uplands to the lowland estuary, supporting
the greatest diversity of fresh water and brackish-water fish in Hong Kong. The SSSI
includes the mangrove and seagrass beds which provide shelter and food for a variety of

intertidal and marine invertebrates.

e Tai Ho Wan is listed as an Ecologically Important Stream (EIS No. 23) by AFCD.

Records of Horseshoe crabs at Tai Ho Wan




Formal horseshoe crab surveys have been conducted at Tai Ho Wan with the following results:

1998 - Juvenile Horseshoe crabs seen in the summer of 1998. One newly-born horseshoe
crab with a carapace diameter of ~5mm was found here in the summer of 1998 (Huang,

Chiu and Morton.1998).

1999 - Juvenile T. tridentatus(???) and C. rotundicauda were found here and juvenile
horseshoe crabs were commonly found in the H. beccari segrass beds. A mating pair of
C. rotundicauda were seen in one of the freshwater streams during a survey in 1999
(Fong.1999). '

2000 - AFCD recorded 12 specimens of C. rotundicauda in walk through surveys in
June and Aug 2000 (AFCD. 2010).

2012 - In 2012 City University of Hong Kong conducted a horseshoe crab distribution
survey of 17 sites in Hong Kong. Juveniles of C. rotundicauda were found at Tai Ho -

Wan (Billy K.Y. Kwan et al. 2012).

Threats to horseshoe crabs at Tai Ho Wan

Mangrove cutting by villagers poses a threat to the horseshoe crab spawning sites that
exist there. See photographs below.

Horseshoe crab overview

There are four species of horseshoe crab living today:

Limulus polyphemus,
Tachypleus tridentatus;
Tachypleus gigas,
Carcinoscorpius rotundicauda.

Limulus occurs along the east coast of the USA and Mexico. The other three species occur in
South-East Asia. Tachypleus tridentatus (Chinese horseshoe crab) and Carcinoscorpius
rotundicauda (Mangrove horseshoe crab) are found in Hong Kong.
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Horseshoe crab life cycle stages

All horseshoe crab species have specific and specialized habitat requirements during different
stages of their life cycles, related to:

e spawning and larval development;
* juvenile development;
e adulthood.

It is the close proximity of these three differing habitats to meet the demands of the different
stages of development that is critical to their survival needs, and if either the spawning grounds
or juvenile development areas are lost, then the entire habitat suite is lost. See details of these life

stages at Annnex A.

Tai Ho Wan is important because the mangrove area is a spawning site and area of larval
development for Mangrove horseshoe crabs and the inter-tidal mudflat in the bay is a juvenile

Mangrove horseshoe crab nursery ground.

Horseshoe crab spawning site at Tai Ho Wan

Tai Ho Wan comprises an extensive inter-tidal area with mangroves and mudflats:

Inter-tidal horseshoe crab spawning area at Tai Ho Wan (7 June 2012)



Spawning area in well developed Mangrove stand at Tai Ho Wan (7 April 2012).

Mating pairs of Mangrove horseshoe erabs at Tai Ho Wan
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These mating pairs of Mangrove horseshoe crabs were seen swimming in an inter-tidal
stream at Tat Ho Wan on7 June 2012.
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Threats to horseshoe crab habitats at Tai Ho Wan

Destruction of mangroves at Tai Ho Wan in 2012
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Tai Ho Wan is an active and important Mangrove horseshoe crab (Carcinoscorpius
rotundicauda) spawning ground and nursery area and is the only undisturbed location left on

Lantau where this species breeds.

It 1s also the best place to see spawning Mangrove horseshoe crabs in Hong Kong, making it a
location of considerable public and scientific interest.

Tai Ho Wan has been identified in the Lantau Development Plan as one of the areas on Lantau to
promote Ecology and Biodiversity and constructing boardwalks at Tai Ho Wan to witness
Mangrove horseshoe crab spawning events could be undertaken if the area receives appropriate -

protections.

Protecting this location is vital to ensure the long term survival of this species in Hong Kong.

The Town Planning Board is urged to take all steps to afford all inter-tidal areas in Tai Ho Wan,
including the lower reaches of the Tai Ho Stream, the Mangrove stands and the mudflats suitable
protections to ensure the future viability of tlus area as a Mangrove horseshoe crab spawning

ground and nursery area.

Submitted by

Kevin Laurie,
Independent Horseshoe Crab Researcher,

Hong Kong
b - ' J

In making this submission, [ give my consent to the TPB and the Government of the HKSAR to
partially or wholly publish my comments (including my personal details). .
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Annex A- Early life style stages of horseshoe crabs

Note: Each of the life cycle stages below will take place in Tai Ho Wan:

Stage 1: Development in the egg

L P OLE

Juvenile horseshoe crabs start life by developing in their eggs (Photo: William Lau).



Stage 2: Development in the spawning area

Juvenile horseshoe crabs develop in their eggs first, then after hatching they continue to develop
in the spawning area (Photo: William Lau).

Stage 3: Juvenile development on inter-tidal mudflats

After developing in the spawning area for about 6 weeks, the juveniles move to inter-tidal
mudflats for the juvenile stages of their development.

This is a growth range of juvenile horseshoe crab molts collected from the beaches of Ha Pak
Nai in Deep Bay (Growth stages are similar for both species of horseshoe crab in Hong Kong).

Each molt represents one stage of growth or instar and Mangrove horseshoe crabs may take 10 to
15 years before reaching maturity.

The scale is a 1 foot (30 centimetre) ruler.
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The personal data provided by the “representer™ in this representation may also be disclosed to other persons for the purposes mentioned
in paragraph 1 above.
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A “representer” has a right of access and correction with respect to histher personal data 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
Paint Government Offices, 333 Java Road, North Point, Hong Kong.
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The Secretary, Date: 24 May, 2017
Town Planning Board, : ,
15/F, North Point Government Offices, By Hand
333 Java Road, North Point,

Hong Kong.

Dear Sirs,

Re: Representation to the Draft Tai Ho OZP No. S/I-TH/1
Proposal for a Balanced Conservation
and Development Approach for Tai Ho

We are authorized by the Representers, a consortium of major private land owners
of Tai Ho, including Sun Hung Kai Properties, Swire Properties Limited, and Hong
Kong Land; to act on their behalf in submitting this Representation statement under
Section 6(1) of the Town Planning Ordinance to the Town Planning Board, with
respect to the Draft Tai Ho OZP No. S/I-TH/1 (the “OZP™).

This Representation is to object to the OZP, on the grounds that it does not meet its
conservation objectives and precludes any opportunities for compatible forms of
development. An alternative zoning framework is proposed that would form the
basis for the future implementation of a balanced conservation and development
approach for Tai Ho.

Enclosed, please find 90 hardcopies of the Representation Statement for submission.

Yours faithfully,

/Ian Brownlee

For and On Behalf of Masterplan Limited

Encl.
c.c. Client (By Email)
DPO SI&l (Mr. Richard Siu) (By Email) -
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Room 3516B, 35/F, China Merchants Tower, Shun_ Tak Centre, 200 Connaught Road Central, Hong Kong.
Tel: (852) 2418 2880  Fax: (852) 2587 7068  Email: info@masterplan.com.hk
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Proposal for a Balanced Conservation
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Proposal for a Balanced Conservation and Developmé_'nt_Approach for Tai Ho OZP S/I-TH/1

S1.

S2.

S3.

S4.

S5.

S6.

S7.

Executive Summary

This Representation is made on behalf of the major private land owners within the
Draft Tai Ho OZP, namely Sun Hung Kai Properties Limited, Swire Properties
Limited, and Hongkong Land Limited (the “Representers”).

The conservation zonings on the OZP prohibits any form of new development
(including public or private housing) within the entire Tai Ho area, even those less
ecologically sensitive areas.- They are restrictive to the point that it constitutes a
deprivation of private development rights, as its intention is based on a general

' presumption against any development. The OZP does not facilitate the conservation

objectives of Tai Ho as the third highest priority site under the New Nature
Conservation Policy. The private land ownership within the Tai Ho valley, at the Tai
Ho stream, makes it important that some form of balance between development and

conservation be reached.

The current “Village Type Development” (V) zones have not optimized the land.
potential to provide village housing to meet the long-term demand. The Planning
Department has adopted a questionable “incremental approach” to justify a provision
of 58% of the 10-year forecast demand, which was based on a wide array of
uncertain factors. The OZP has not considered the need for a public road access
and infrastructure facilities for the additional village house developments.

In light of the deficiencies of the OZP, this Representation consolidates the proposals
by the land owners to better utilize the land potential for (public and private)
residential and village house development; and at the same time, includes measures
to conserve the ecological setting and cultural heritage. It presents a balanced
solution to address the development and conservation needs of the villagers, private

land owners, conservationists and the general public.

- The Representer proposes amendments to the Zoning Plan to designate the least

environmentally-sensitive areas for an appropriate scale of residential and-
infrastructure development at the western side of Tai Ho Bay, and to put in place a
more extensive Conservation Area zone in the eatern side. This will enable putting
into place a conservation management plan at the most ecologically important areas
of the Tai Ho Stream catchment. These components are mutually inclusive and can
only be implemented in conjunction with each other.

The proposed amendments to the Zoning Plan would facilitate a Proposed Scheme
which consists of four Development Sites (DS), three Village Expanston Areas (VEA),
two Conservation Areas, and a new Public Road

The four DS could accommodate a total of about 10,462 flats with 66% (6,864 flats)
of public housing and 34% (3,598 flats ) of private housing, which is close to the
current New Development Areas in New Territories. The three Village Expansion
Areas (VEA) are intended to designate land for village house development to cater to
the village housing demand. With adjusted site boundaries and house alignments,
the VEAs would be able to meet a significant 92% of the 10-year forecast demand, or

a total of 212 village houses.

Masterplan Limited - Planning and Development Advisors
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Proposal for a Balanced Conservatioﬁ.and Development Approach for Tai Ho OZP S/I-TH/1

S8.°

S9.

s10.

S11.

S12.

S1.

S2.

S3.

The “Conservation Area A” (ConA) covers an area of about 31,790m? at the north of
Pak Mong Village, and is intended to conserve the natural environment there and
protect the archaeological heritage site. With further detailed design at a later

planning stage, it would provide a space for leisure and nature appreciation, and

managed as a public open space.

The “Conservation Area B” (ConB)” covers a large area of 305,469m? at the Tai Ho
Stream catchment. It is intended for the conservation of this important ecologically
sensitive habitat. It encompasses the SSSI| and CA zones in the OZP, and entail
rezoning the GB zones under private ownership at the catchment of Tai.Ho Stream to

- CA zones.

The scheme proposes a new public road that would be linked to Cheung Tung Road,
providing access and connection between the Development Sites and VEA1 and
VEAZ2, and would not extend beyond Ngau Kwu Long Village to avoid disturbing the
ecologically sensitive Tai Ho stream. The public road would be able to accommodate
Emergency Vehicular Access, footpath, cycling track and underground public sewage
and drainage facilities for the DSs and VEAs. :

Preliminary technical assessments from an ecological review, traffic and transport
analysis, and environmental review (noise, air and sewage) demonstrated that the
proposed developments are situated at the least ecologically-sensitive areas within
Tai ho area, and the scale and intensity of development is feasible and compatible
with the surroundings.

The Representers believe the possibility of implementing an effective long-term
conservation strategy for Tai Ho can be achieved through a Management Agreement
approach in conjunction with development that would enable a win-win solution for all
the stakeholders, including the villagers, major private land owners, conservationists, .
Government and general public. The proposed amendments to the OZP would
ensure that this takes place under appropriate zoning controls.
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Proposal for a Balanced Conservation and DeveloprﬁentApproach for Tai Ho OZP S/I-TH/1

2.1

2.2

Representation to the Draft Tai Ho OZP No. S/I-TH/1

The Representers

This vRepresentation is made on behalf of the major private land owners within the
Tai Ho Area, namely Sun Hung Kai Properties Limited, Swire Properties Limited, and
Hongkong Land Limited (the “Representers”).

Details of the Representation

This Representation relates to the Draft Tai Ho OZP No. S/I-TH/1 (the OZP),
gazetted on 24 March, 2017. It consolidates the proposals by the major private land
owners for the Tai Ho stream ecology to be conserved in perpetuity, and
implemented in conjunction with compatible development, while also factoring the
needs and expectations of villagers. :

The Representation Site is illustrated in Figure 1. The Representers object largely to
the Green Belt (GB) and inadequacies of the Village Type. Development (V) zonings
of the OZP in the Representation Site:

wanuscaa
rerrmdia g
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Proposal for a Balanced Conservation and DeveIopmentApprbach for Tai Ho-OZP S/I-TH/l

3.1

3.2

3.3

3.5

3.6

Background

Tai Ho has a long history of intent for residential development. Based on the Port and
Airport Strategy (PADS) in 1989, and The North Lantau Development Study (1992),
Tai Ho was a key development area that would accommodate a sizeable residential
development. In 1999, under the sub-regional plan for south-west New Territories, a
Recommended Outline Development Plan was published and assigned Tai Ho with
public and residential housing. Under this premise, the Representer began to acquire
additional land holding and submitted proposals to the Government. Three
submissions were made in 2000, 2002 and 2006 to propose a conservation plan and

residential development at Tai Ho. However, these were not taken up or supported

by Government.

The Tai Ho Stream was designated as SSSI in 1999, which led fo the New Nature
Conservation Policy (NNCP) in 2004 identifying Tai Ho as the third priority site and
the only site on Lantau Island. The importance of the Tai Ho stream was well-
recognized and documented and worthy of a long-term conservation plan. Under the
Public-Private Partnership scheme of the NNCP, proposals were also made by the
Representer for residential development at the least ecologically sensitive areas
together with a long-term conservation plan. However, these have dragged on due to
|mplementatlon issues.

In 2012 and 2013, proposals were submitied to the Tung Chung New Town
Extension Study Public Engagement (the “Tung Chung Study”) Stage 1 and Stage 2,
respectively. The Representers raised some general points to Government to respect
the property rights of the major private land owners, and to consider land exchange
options to facilitate residential development and conservation at Tai Ho. The
proposals emphasized that successful implementation of any conservation plan
hinged on a land exchange process to consolidate the private land in the valley.
Despite the submission of all these proposals, no responses came from the
Government. The .only response. has been a letter of acknowledgement from the
Planning Department that the submission was received on 24 September 2013,
regarding the Tung Chung Study Stage 2 process.

in 2014, the Town Planning Board (TPB) gazetted the “Draft Tai Ho Development
Permission Area plan No. DPA/I-TH/1” (the DPA Plan). The Representer submitted
a preliminary land use proposal to designate the least environmentally sensitive
areas for low to medium density residential developments and tourism-related
facilities, village expansion areas at the existing villages, and a conservation
management plan at the ecologically sensitive areas. At the representation hearing
in December 2014, the TPB decided not to uphold any representations to the DPA
Plan (including R197, the one made by the Representer). However, the Board
agreed that the Representer’s proposal could be further studied during the OZP

‘preparation stage.

In Jan 2016, the Lantau Development Advisory Committee, under the Development
Bureau, had proposed in their public engagement digest to earmark Tai Ho as a
hotspot for eco-tourism. A submission was made to the DevB to acknowledge the
potential of Tai Ho for eco-tourism as a component of an appropriate scale of
residential development and conservation management plan. The large private land
holdings at the Tai Ho valley required the participation of private land owners and an
incentive for them to create partnerships.
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4.1

4.2

4.3

4.4

In Oct 2016, the Planning Department presented a draft Tai Ho OZP No. S/I-TH/B to
the TPB for instructions to consult with the Islands District Council (IsDC) and Mui

Wo Rural Committee (MWRC).

In Feb 2017, the Planning Department presented a revised draft Tai Ho OZP No. S/I-
TH/C to the TPB on the results of the consultation with IsDC and MWRC, as well as
Green Groups. However, the Representer, the major private land owners within Tai
Ho, are quite disappointed that the PlanD has not consulted them on the OZP.

Instead, they have consulted and considered the comments of the Green/Concern
Groups; who hold no commitment nor land rights in the area. This is considered an
unfair and inequitable arrangement. When the TPB Paper No. 10253 was published,
the Representer submitted a letter to table at the Board meeting to compensate for
lack of consultation. The major refinements to the proposal were not considered fully
by PlanD and other departments, as new elements of public housing, traffic facilities
and an Ecological Review were included. In the meeting, PlanD responded with
stating their previous position that the proposal was conceptual in nature and did not
have any supporting technical assessments. PlanD also mentioned that proposals or
representations with more solid technical substantiation could be submitted during

the gazette period of the draft Tai Ho OZP.

The history and studies associated with Tai Ho reveal the intention and potential for a
balanced approach to conservation and development. The co-existence and
stewardship of the local villagers to the natural environment is proof of this.

The Reasons for this Representation

The zoning. on the OZP does not provide sufficient conservation mechanism at
ecologically sensitive areas at the Tai Ho Stream catchment. The GB zone
excessively covers the majority (about 80% of the land area) of the OZP, and
prohibits any form of new development (including public or private housing) at the
whole of Tai Ho area, even at less ecologically sensitive areas. The GB zoning is
restrictive to the point that it constitutes a deprivation of private development rights,
as its intention is based on a general presumption against any development.

The OZP does not facilitate the conservation objectives of Tai Ho as the third highest
priority site under the NNCP. The zonings on designating private land for
conservation purpose are restrictive and the development potential is grossly limited
as there is no indication on the OZP of any attempts to reasonably balance private
ownership rights and public benefit. The private land ownership within the Tai Ho
valley, at the Tai Ho stream, makes it important that some form of balance between
development and conservation be reached.

The current “Village Type Development” (V) zones have not optimized the land

potential to provide village housing to meet the long-term demand. The Planning

Department has adopted a questionable “incremental approach® to justify a provision -
of 58% of the 10-year forecast demand, which was based on a wide array of

uncertain factors. The OZP has not considered the need for a public road access

and infrastructure facilities for the additional village house developments.

In light of the deficiencies of the OZP, this Representation consolidates the proposals
by the land owners to better utilize the land potential for residential and village house
development, and at the same time, includes measures to conserve the natural
setting and cultural heritage. It presents a balanced solution to address the
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5.1

5.2

5.3

5.4

5.5

. development and conservation needs of the villagers, private land owners,

conservationists and the general public.

in addition, the Government has been looking at suitable sites for providing additional

housing and tourism facilities. This is an opportunity to propose additional housing in
the Tai Ho Valley in a form compatible with other plans for development in the area,
such as the expansion of the nearby Tung Chung New Town and potential
development above the MTR Siu Ho Wan Depot. This Representation proposes
appropriate zoning which would ensure control, but facilitate early implementation.
This enables the development process to proceed, while not conflicting with
conservation objectives.

The Proposed Scheme

The Representer proposes an alternative land use framework to designate the least
environmentally-sensitive areas for an appropriate scale of residential development
at the western side of Tai Ho Valley, and to put in place a conservation plan at the
most ecologically important areas of the Tai Ho Stream catchment at the eastern side
of the Tai Ho Valley. A new public road would serve the developments and limit the
impact to the ecologically important locations to the east. These components are
mutually inclusive and can only be implemented in conjunction with each other.

The Proposed Scheme consists of four Development Sites (DS), three Village
Expansion Areas (VEA), two Conservation Areas, and a new Public Road. Please
refer to Appendix 1 for an indicative Master Layout Plan (MLP).

(a) Four Development Sites

The Development Sites are situated at the western side of Tai Ho Area, around the
already built-up area of Pak Mong village and Ngau Kwu Long village. The DS1 is
proposed for medium-density public housing development, which is located closest to
the North Lantau Highway and within a 1km walking distance to the planned Tung
Chung East MTR station; while DS2 to 4 are relatively remote sites and proposed for
medium-density private housing.

Within DS1 and DS2, an ecological buffer of minimum 5m-wide is proposed to
protect the settings of the two Pak Mong streams. The streams are to be
undisturbed and retained in its natural or exxstlng state as a measure of ecological
mltlgatuon and conservation.

The four DS could accommodate a total of about 10,462 flats with 66% (6,864 flats)
of public housing and 34% (3,598 flats ) of private housing, which is close to the
current New Development Areas in New Territories. The proposed indicative
parameters are shown in Table 1 below:
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Table 1: Indicative parameters for the Development Sites

Site Plot | Total No. of Flat (% of | No. of | No. of | Max.
"Area Ratio | GFA Total) : Block | Storey | Building
(m?) (m?) height (mPD)

DS 1 | 53,462 4.0 216,353 | 6,864 (66%) 11 39 139
DS 2 | 15,355 3.5 532,000 | 1,064 3,698 |3 18-20 | 61
DS 3 | 17,266 3.5 602,000 | 1,204 5 3 .| 18-20 | 87
DS 4 | 31,547 2.1 66,500 1,330 (34%) 7 10 86
Total | 117,630 396,253 | 10,462

(b) Three Village Expansion Areas

5.6  The Village Expansion Areas relate to the three existing villages of Pak Mong, Ngau
Kwu Long and Tai Ho San Tsuen. They are intended to designate land for village
house development to cater to the village housing demand. According to the OZP
and the 10-year forecast of small house demand, the Planning Department has
indicated that the available land suitable for village house development in the V zone
would be able to provide land to meet 58% of the 10-year forecast demand, or 138
vilage houses at-the V zones. In comparison, the three proposed VEAs, with
adjusted site boundaries and house alignments, would be able to meet a significant
92% of the forecast demand, or a total of 212 village houses.

Table 2: Percentage of Village House Demand Met

Draft Tai Ho OZP The Proposed Scheme
V Zone No. of % of new VEA Site No. village | % of new
Area (m?) | village demand! | Area(m? | housesto | demand’
houses to | met for be met for
be village provided village
provided houses houses
Pak Mong 21,100 38 50% 21,100 49 64%
Ngau Kwu Long 24,800 50 70% 30,908 113 160%
Tai Ho San Tsuen 19,500 50 55% 19,500 50 - 60%
Total 65,400 138 60% 71,508 212 92%

' new demand includes the total of outstanding application and 10-year forecast as indicated in the
TPB Paper No. 10186.

5.7 The VEAs are designed to be careful of the surrounding ecologically sensitive
features, and would not encroach into any conservation or riparian buffer zones of
the OZP. In fact, in VEA1 and VEA2, there would be a provision of a 5m-wide
riparian buffer zone to protect the streams.

(c) Two Conservation Areas (A and B)

5.8  The “Conservation Area A” (CohA) covers an area of about 31,790m? at the north of
Pak Mong Village, and is intended to conserve the natural environment there and
protect the archaeological heritage site. Detailed design could be explored at a later
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planning stage. It would provide a space for leisure and nature appreciation, and
managed as a public open space.

59  The “Conservation Area B” (ConB) covers a large area of 305,469m? at the Tai Ho
Stream catchment. It is intended for eco-tourism and conservation of this important
ecologically sensitive habitat. It encompasses the SSSI and CA zones in the OZP,
and entail rezoning the GB zones under private ownership at the catchment of Tai Ho
Stream to CA zones.

(d) New Public Road

5.10 There is an existing track road into Tai vHo that runs from Cheung Tung Road to Ngau
Kwu Long village. This track is in substandard condition. The Olympic Trail from Mui
Wo forms part of this track.

5.11  The scheme proposes a new public road that would be linked to Cheung Tung Road, -
_providing access and connection between the Development Sites and VEA1 and
VEAZ2, and would not extend into the valley beyond Ngau Kwu Long Village (VEA2)
to avoid disturbing the ecologically sensitive Tai Ho stream, The public road would be
able to accommodate EVA, footpath, cycling track and underground public sewage
and drainage facilities for the DSs and VEAs. This is a standard practice for pubhc
road developments in Hong Kong.

5.12 The Representers are open to construct the public access road up to Government
standards, and then transfer ownership to relevant Government departments for their
long-term maintenance and management

6. Land Ownership Consolidation

6.1 The Representer owns about 70% of all private land in Tai Ho. They are also in
communication with local villagers who are open to a land exchange approach to
consolidate the ownership in the proposed VEAs. They currently own about 74% and
38% of the private land in the ConA and ConB, respectively.

6.2 Should there be policy support and an appropriate zoning; the Representers would
explore increasing the land holding within the ConA and ConB to facilitate future
management arrangement. They would liaise with villagers for land exchange
between the Representers land in the VEAs and villagers’ land in the Conservation
Areas.

6.3 A critical factor to ensure the implementation of a sustainable conservation plan in
conjunction with residential development is through the land ownership consolidation
in the area. The proposed zoning plan can facilitate this process to enable the land
exchange process to proceed.

7. Ecological Review

7.1 Previous studies that covered the Tai Ho area were reviewed and site inspections
were carried out to determine the ecological value of various sites within the OZP.
(Appendix 2) The ecological review indicated that most records of concerned
species were located inside and along Tai Ho Stream (SSSI) as well as Tai Ho Bay,
i.e. its eastern terrestrial part and the marine waters.
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7.6

7.7

8.1

The conservation zones has been aligned to protect the Tai Ho Stream and its
estuary and included about half of the concerned species sightings, including highly
concerned species of Brown Fish Owl, Ayu, seagrass (Halophila beccarii) and
horseshoe crabs (Tachypleus tridentatus and Carcinoscorpius rotundicauda). Other
known key ecological resources such as records of bat cave, seagrass bed and
horseshoe crab juveniles were located at the eastern part of Tai Ho area, sheltered
by the “Conservation Area B" (ConB). Most flora and fauna species of conservation
importance reported from previous studies were recorded within ConB.

Development Sites 1, 2 and 3, and Village Expansion Areas (VEA) 1 and 2 are
considered to be least ecologically-sensitive areas within Tai Ho area as these lands
were mainly made up of habitats of low ecological value. Only a few species were
recorded within the boundary of development zones (including one ardeid, and two
butterflies). The habitats within the development zones are not considered critical to
these species. These species, of moderate conservation value, either have a wide
distribution in Hong Kong, or do not have much dependence on the sighting locations.
Development Site 4 and VEA 3 were not covered by the reviewed previous studies,
and the ecological value of these two zones would be further studied.

The proposed Development Sites are located near the entrance of the Tai Ho area,
existing villages and existing access roads, and are thus already subject to relatively
higher disturbance level. Based on the above, the proposed Conservation Areas
have covered the most sensitive terrestrial part of Tai Ho area while the proposed
Development Sites are located on the least sensitive locations within Tai Ho.

It is anticipated that a more in-depth ecological impact assessment Mll be conducted
in a later stage prior to any development, to demonstrate the evaluation in the

present review.

The Tai Ho Stream and its estuarine bay are the key ecological resources in the Tai
Ho area and also the key elements of the recognized conservation importance of the
entire Tai Ho area. This is in line with the findings from the present Ecological Review,
which revealed that most species of conservation imporiance were recorded in the
eastern part of Tai Ho area inside or near the stream and its estuarine bay. '

Conservation and prevention of damages to the stream courses and the riparian
zone are essential for maintaining the habitats of those species of conservation
importance having high association with stream and estuarine habitats. Without
proper management, however, some activities such as clearance of vegetation might
still jeopardize the ecological functions of the stream and its riparian zone. It is
essential to introduce management of conservation, and there have been successful -
examples of providing management and enhancement measures. in areas with high
ecological values such as the management agreement in the New Nature

Conservation Policy.
Management of Conservation
(a) Inadequate Provision for Conservation Management in the OZP

The General Planning Intention for the Area included in paragraph 8 of the
Explanatory Statement of the OZP states amongst other things that:
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“The general planning intention .... is to conserve ..... outstanding natural landscape
with- unique scientific and ecological values in safeguarding the natural habitats and
natural system. ..... Due consideration should be given to the conservation of the
ecologically and enwronmentally sensitive areas, such as Tai Ho Stream SSSI, when
development in or near the area is proposed.”

The zoning on the OZP does not provide for any active and positive means for
ensuring the protection.of the Tai Ho Stream catchment. The only proposals are for
an SSSI zoning along the stream and some small areas of CA. The majority of the
catchment is zoned GB. These zoning proposals are inadequate to achieve the
planning intention and also do not take account of, or provide for the positive
conservation management provisions in the New Nature Conservation Policy
(NNCP). :

The technical reasons and benefits of implementing conservation management for
the Tai Ho Stream catchment have been outlined in the Ecological Review (Appendix
2)in paragraph 7.

(b) New Nature Conservation Policy

The Tai Ho site is identified in the NNCP as one of the highest priority sites for
conservation management - priority Site 3. This is based on the importance of the
Tai Ho stream which is described as a “medium-sized stream running from upland to
estuary without fragmentation”. The approach taken in the NNCP is to focus on how
to better achieve the nature conservation objectives and to enhance conservation of
ecologically important sites in private ownership.

Under the Policy Statement there are a number of policy objectives. The followmg
are considered relevant to Tai Ho:-
e To promote the protection of ecosystems and important habitats and the
maintenance of viable populations of species in natural surroundings;

» To promote the protection and sustainable use of natural resources that are
important for the conservation of biological diversity;

* To collaborate with the private sector including the business community, non-
governmental organisations and the academia to promote nature
conservation, and to conduct research and surveys as well as to manage
ecologically importan