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TPBI/R/S/NE-PSO/1-6
4 February 2016

Town Planning Board

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

HONG KONG

Dear Sir/Madam,

Re: TPB/D/NE-PSO 200

In regard to the recently published Pak Sha O Qutline Zoning Plan No. S/NE-PSO/1
(the “PSO-0ZP”) in 4 December 2015, | am writing to express my objection/concerns
to the content specified within the PSO-DSP.,

My name is HO, Andrew Wai Yip and | am an indigenous villager at Pak Sha O. While |
do not oppose to the conservation of the environment in general, | am se'riously
troubled by the rezoning of land use in Pak Sha O which severely reduces (or even
eliminates) my chances of bufid'gng a New Territories Exempted House' {“House”)
within the village environs. As the “v” zone consists solely of private land, | would
not be able to secure the necessary land in the “V” zone to support my application.
With the established of the. “Green Belt” zone, my chances of securing public {and
(previously permitted so long as the land is within the village environment) to
Support my application would be even slimmer. | fear the consequence of this is
either ( will be denied of building my House at Pak Sha O or | will be forced to build
elsewhere to which | do not belong. The whole drive to conserve the environment
without regards to the needs of villagers is driving us out of our homes. l

It is essential for the Town Planning Board (the “TPB”) to assure villagers that their
rights are preserved by (i) clarifying the criteria for assessing an New Territories
Exempted House application and (i) the condition/provision for public land to Be
used for building Houses. To this end, | would like your office to provide me with
information as to how (i) and (ii) are being achieved. Please forward your résponse to

my email address: v

I'look forward to your response.

Andrew HO

1873
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tpbpdl

TPB/RIS/NE-PSO/1-516

FHE: Ikcheng Rt |

4B H: BE02H0I6EEL= 1651

W& (pbpd @pland.gov.hk

Fh Draft Pak Sha O OZP S/NE-PSO/! - Green Power
B.( GP_ PSO OZP 3Feb2016.pdf

Dear Sir/Madam,
Please find the attached self-explanatory letter.
Thank you very much for your kind attention. For any inquiries, please contact me at Green Power (Tel: 3961

0200, Fax: 2314 2661, Email: S EEG——

Yours faithfully,
CHENG Luk-ki
Division Head, Scientific Research and Conservation, GREEN POWER

1043




BY FAXAND E-MAIL

The Secretary,

Town Planning Board,

15th Floor, North Point Government Offices,

333 Java Road,

North Point, Hong Kong

(Fax: 2877 0245 or 2522 8426, E-mail: tpbpd@pland.gov.hk)

3 February, 2016

Dear Sir/ Madam,

TOWN PLANNING ORDINANCE (Chapter 131)
DRAFT PAK SHA O OUTLINE ZONING PLAN NO. S/NE-PSO/1

1. Green Power is a local charitable green group with river and butterfly conservation being our
focused issues. Regarding the above-captioned draft plan (hereafter PSO OZP), we would like to
draw your attention to our recommendations and comments on land use planning of river basin of
Hoi Ha Ecologically Important Stream (EIS) and protection of natural assets with butterfly as
target taxa group in particular.

2. Green Power supports that the “general planning intention of the Area (the Planning Scheme
Area of draft PSO OZP) is to conserve the high natural landscape and ecological significance of
the Area in safeguarding the natural habitat and natural system of the wider area.”(Sec 8.1,
Explanatory Statement)

3. We also agree to the planning intention “to consolidate village development so as to avoid
undesirable disturbances to the natural environment and overtaxing the limited infrastructure in
the Area” (Sec 8.1, Explanatory Statement)

Land Use Planning of River Basin

4. Undoubtedly, the pristine Hoi Ha EIS forms an integral and dominant part of the Area in the
aspects of hydrology, water quality, ecology and landscape. Thus, the land use of river basin of
Hoi Ha EIS in Pak Sha O requires special planning considerations to address the unique
functions and characteristics of a river/stream and its ecological connection to Hoi Ha Wan
Marine Park (MP).

5. Inview of ecological function of Hoi Ha EIS, the EIS section should not be considered as an
independent habitat. Instead, the whole river system including upper, middle and lower courses
of the mainstream and tributaries, and the Hoi Ha Wan MP should be considered as one whole



ecological system where any change in Hoi Ha EIS must definitely impact Hoi Ha Wan MP.

6. As highlighted in Sec 7.1.1 of the Explanatory Notes, “Many stream tributaries flow through the
Area, including a section identified as the Hoi Ha EIS, which is valued for its good water quality
and presence of the rare Three-lines Bafrid Fish Pseudobagrus trilineatus.” And in Sec 7.2.2.1,

“with reference to the ‘Landscape Value Mapping of Hong Kong (2005), the Area is classified as
of high quality landscape value of an enclosed, tranquil and coherent landscape character.”

Regrettably, the unique land use characteristics of EIS and the high-valued landscape are
threatened by the incompatible zoning of “V”’.

Conservation through Protection of Butterfly Habitat

7. Pak Sha O is well known for its butterfly diversity. Since 2013, Pak Sha O has been included in
our Butterfly Surveyor Programme. Every year, around 20 butterfly surveyors conduct butterfly
ecological surveys along a designated route from Pak Sha O until December 2015, 115 butterfly
species were recorded which account for 45% of total number of species recorded in Hong Kong.
13 “Rare” species and 8 “Very Rare” species are included. With these high number of species
recorded and high proportion of “Rare” and “\ery Rare” species, Pak Sha O is undoubtedly a
butterfly hotspot. A list of butterfly species aforementioned is enclosed in the Annex.

8. According to the draft PSO OZP, massive areas including the stream banks will be zoned as
“GB”. These open areas are important habitats for “Rare” and “\ery Rare” butterflies. They
nurture countless food plants for many adult butterflies and their caterpillars. Therefore, they are
important feeding and breeding habitats of diverse butterfly species.

9. In our opinion, “GB” zone may not reflect the ecological values of these areas, and hence protect
the area against incompatible development and vandalized actions. We appeal the Town Planning
Board to further consider the status of butterfly ecology of Pak Sha O, and re-zone the “GB” to
‘CCADQ.

“Rare” Constable Dichorragia nesimachus 25t “Rare” Indian Awl King Choaspes benjaminii 477t



Particular Comments on the draft PSO OZP

10.

11.

12.

13.

14.

15.

In point 8(d) under Notes, public works implemented or coordinated by the Government are
always permitted on land falling within the boundaries of the PSO OZP. We are gravely
concerned that these works will impose serious impacts during construction or operational phases
through diversion/ disturbance of streams, pollution of stream water, clearance of vegetation,
waste dumping, etc. These works should be strictly controlled in river channels, river banks and
lands with dense vegetation or woodlands.

Regarding point 8(c) of Notes, we are concerned that if “maintenance or repair

of ...... ,watercourse, nullah, sewer and drain” are always permitted on land falling within the
boundaries of the PSO OZP, the water quality of Hoi Ha EIS will be adversely affected as such
activities will generate pollutants such as suspended solids, sewage or even chemicals. Water
pollution will seriously impact the ecology of Hoi Ha EIS and Hoi Ha Wan MP. Such activities
should be strictly controlled in EIS and at upstream of Marine Park. Same concerns are also
applied to point 9(a)(i) and (ii) of Notes that “maintenance ...... of watercourse.....” and
“.....sewage works, drainage works....” are always permitted in “CA” zone.

We agree to Remarks to Village Type Development(“V”’) (point (d)), Agriculture(“AGR”),

Green Belt(“GB”) and Conservation Area(“CA”) zones to strictly control “any diversion of
streams, filling of land/pond or excavation of land” in order to protect the Hoi Ha EIS. However,
certain sections of the tributaries of Hoi Ha EIS may have been diverged and/or modified as
irrigation ditches or converted to wet agricultural farmlands. In such cases, the Remarks in this
regard should also be applied to these irrigation ditches and wet agricultural farmlands in order to
maintain the drainage capacity, connectivity and hydrology of the EIS to avoid flood,
fragmentation of stream ecosystem and alternation of hydrology.

In order to avoid pollution to the EIS and MP from village houses sewage, “V”’ should not be
zoned in vicinity to the existing stream courses. We opine that the “V”” zone to the north of the
existing Pak Sha O village is too extensive and too close to the stream course of EIS which may
generate polluted surface runoff from houses, settlements and construction/demolition activities
though the boundary of “VV* zone is approximately 20m away from the EIS courses.

We also urge that no sewage and stormwater outfalls should be drained into any streams at Pak
Sha O. The construction on the river banks should be prohibited so as to avoid water pollution to
the streams. Also, the use of chemical fertilizers and pesticides should be strictly controlled.

The courses and all the banks of natural streams in the Area are zoned as “GB” that may be
vulnerable to disturbance and/or destruction by future works and developments. Therefore, we
advise to zone all the stream courses and 30 metres of both sides of river banks of all the streams



16.

17.

and tributaries in the Area as “CA”.

Maintaining sufficient vegetation cover and permeability is crucial to the hydrology and water
quality of Hoi Ha EIS and its ecology because 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 Hoi Ha EIS should be non-polluting and unpaved to prevent
pollution to the stream and maintain natural hydrology. However, the “V” zone to the north of the
existing Pak Sha O village will extensively reduce vegetation cover and permeability of the river
basin.

Hoi Ha Wan MP received all the stormwater from the Area through Hoi Ha EIS. However, Hoi
Ha Wan is a sheltered bay with limited turnover rate of seawater. Therefore, the carrying capacity
of the sheltered Hoi Ha Wan to degrade pollutants collected from the Hoi Ha EIS stream basin,
i.e. the Area, should be cautiously considered. And land use of the Area should not generate extra
pollution that overload the self-purification capacity of Hoi Ha Wan.

Suspected Fake Exemption House Applications

18.

19.

20.

21.

22,

According to the outstanding small house application cases provided by Planning Department,
Green Power discovered that the land ownership of the Lot 995, 996, 999RP, 1018RP, 1020 and
1080 was Xinhua Bookstore Xiang Liang Group Limited in 2012. To our understanding, a
company is not entitled to apply for New Territories Exemption House.

If the ownership of these plots is changed to any valid applicants, we highly suspected that these
outstanding small house applications are to mask further developments rather than to fulfill the
housing demand of indigenous villagers.

We are gravely concerned that such suspected further developments are incompatible to the
planning intention of the Area, and the high ecological and landscape value of Pak Sha O. Even
worse, such developments are usually difficult to monitor and control in town planning context
according to the experiences in other enclaves in the New Territories, such as Pak Lap, Tai Long
Wan, Tung Chung West.

These developments may also require provision or upgrading of utilities that the related works
and operation may cause damage and disturbance to the environment and ecology, especially the
Hoi Ha EIS and Hoi Ha Wan MP through habitat loss, water pollution, soil pollution, tree felling,
hill fires and flytipping of soil debris and construction and demolish wastes.

Pak Sha O has been a shining example of how biodiversity, culture and humanity co-exist and
remain in harmony in Hong Kong. More stringent land use regulation and monitoring will be
needed for effective and long term protection of the area's natural environment. We urge the



government to include the Pak Sha O enclave in the country park area or even designate the area
as a Site of Special Scientific Interest, to prevent further damage.

Should you have any inquiries or need further information, please contact the undersigned at Green
Power (T: 3961 0200; Fax:2314 2661, Email: Ikcheng@greenpower.org.hk).

Thank you for your kind attention.

Yours faithfully,

%@7 Ll L

CHENG Luk-ki
Division Head, Scientific Research and Conservation
GREEN POWER

Encl.
Annex. List of butterfly species recorded in Pak Sha O by Green Power’s butterfly surveyors



Annex: Species List of Butterfly Survey in Pak Sha O (2013-15) by Green Power

Scientific Name English name Chinese name AFCD Status
Elymnias hypermnestra Common Palmfly A hgEIR % C
Lethe confusa Banded Tree Brown H 7 SR C
Lethe europa Bamboo Tree Brown AR uc
Melanitis phedima Dark Evening Brown Ho AR e uc
Mycalesis mineus Dark-brand Bush Brown JINE HR VC
Mycalesis zonata South China Bush Brown SETE S AR C
Neope muirheadii Muirhead's Labyrinth SEGHEAR s uc
Ypthima baldus Common Five-ring AR VC
Ypthima lisandra Straight Five-ring B R C
Discophora sondaica Common Duffer JELAR 77 ERiE uc
Faunis eumeus Large Faun ER PR IR C
Ariadne ariadne Angled Castor N7 i C
Athyma nefte Colour Sergeant GEIS G C
Athyma selenophora Staff Sergeant 3 F e it C
Charaxes bernardus Tawny Rajah Ty 2Bkt C
Charaxes marmax Yellow Rajah LR uc
Cupha erymanthis Rustic T R VC
Cyrestis thyodamas Common Mapwing eSS C
Dichorragia nesimachus Constable EELS R
Euripus nyctelius Courtesan Tt VR
Euthalia lubentina Gaudy Baron 41 D Z2 e uc
Euthalia phemius White-edged Blue Baron QI Z2 it C
Hypolimnas bolina Great Egg-fly LR PR C
Hypolimnas misppus Danaid Egg-fly < DRIt uc
Junonia almana Peacock Pansy FEHR et C
Junonia atlites Grey Pansy S SR e C
Junonia iphita Chocolate Pansy FRHHR il C
Junonia lemonias Lemon Pansy i HR c
Kaniska canace Blue Admiral B P ot C
Neptis clinia Southern Sullied Sailer FA]ER et C
Neptis hylas Common Sailer R VC
Neptis soma Sullied Sailer TR VR
Pantoporia hordonia Common Lascar IR uc
Parasarpa dudu White Commodore Y SUFRIRILE C
Parathyma sulpitia Five-dot Sergeant R FE At C
Phaedyma columella Short-banded Sailer F S E s C
Polyura nepenthes Shan Nawab SRR R uc
Rohana parisatis Black Prince s C
Symbrenthia lilaea Common Jester AL C




Vanessa indica Indian Red Admiral AR uc
Danaus chrysippus Plain Tiger DT uc
Danaus genuita Common Tiger B C
Euploea core Common Indian Crow Z)ERBHI C
Euploea midamus Blue-spotted Crow BE LR B VC
Euploea mulciber Striped Blue Crow B uc
Ideopsis similis Ceylon Blue Glassy Tiger s Bt VvC
Parantica aglea Glassy Tiger SIS C
Tirumala limniace Blue Tiger BT C
Tirumala septentrionis Dark Blue Tiger AP VR
Abisara echerius Plum Judy LASEALTR LS vC
Zemeros flegyas Punchinello Vrgihes C
Acytolepis puspa Common Hedge Blue FH DRI C
Catochrysops strabo Forget-me-not IR e VR
Celastrina lavendularis Plain Hedge Blue AT Pt VR
Chilades lajus Lime Blue EYR C
Chilades pandava Plains Cupid FH 450 R ok uc
Curetis dentata Toothed Sunbeam TIIER PRt ucC
Deudorix epijarbas Cornelian PR R
Heliophorus epicles Purple Sapphire REPERS PR C
Horaga onyx Common Onyx B FRMIE R
Iraota timoleon Silver Streak Blue ARSI uc
Jamides alecto Metallic Cerulean ZHE R VR
Lampides boeticus Long-tailed Blue, Pea Blue DR C
Nacaduba kurava Transparent 6-line Blue TR C
Rapala manea Slate Flash FHETRALE C
Spindasis lohita Long-banded Silverline PREF IR C
Spindasis syama Club Silverline TR BRAR PR uc
Zizeeria karsandra Dark Grass Blue R uc
Zizeeria maha Pale Grass Blue eI VvC
Zizina otis Lesser Grass Blue EHR PR C
Catopsilia pomona Lemon Emigrant by s C
Catopsilia pyranthe Mottled Emigrant FUTE TR VC
Cepora nerissa Common Gull AR 1 C
Delias hyparete Painted Jezebel BB uc
Delias pasithoe Red-base Jezebel = B I VvC
Dercas verhuelli Tailed Sulphur & 7 fg e R
Eurema blanda Three-spot Grass Yellow BES Lt C
Eurema brigitta Small Grass Yellow SR S R
Eurema hecabe Common Grass Yellow R VC
Hebomoia glaucippe Great Orange Tip EETE e C
Peris rapae Small Cabbage White St R




Pieris canidia Indian Cabbage White P VC
Chilasa clytia Common Mine SRS C
Graphium agamemnon Tailed Jay 4RIl Bt C
Graphium doson Common Jay NG b=k C
Graphium sarpedon Common Bluebottle BT VC
Papilio bianor Chinese Peacock ZEE C
Papilio helenus Red Helen T BT B vC
Papilio memnon Great Mormon ESER L VC
Papilio paris Paris Peacock Eo B S e VC
Papilio polytes Common Mormon R VC
Papilio protenor Spangle LS VC
Aeromachus jhora Jhora Scrub Hopper PR TR R
Aeromachus pygmaeus Pigmy Scrub Hopper PRIR ST VR
Ampittia dioscorides Bush Hopper Extoisiad uc
Astictopterus jama Forest Hopper Jids G TR C
Bibasis gomata Pale Awlet H APt ucC
Borbo cinnara Formosan Swift FlliFF e C
Caltoris cahira Dark Swift TSP E ] R
Choaspes benjaminii Indian Awl King S TR VR
Hyarotis adrastus Tree Flitter T uc
lambrix salsala Chestnut Bob THE SRt ucC
Notocrypta curvifascia Restricted Demon FHH 43 el T It uc
Parnara bada Oriental Straight Swift NS =T R
Parnara ganga Rare Swift Hh SR uc
Parnara guttata Common Straight Swift HEUEFRIE C
Pelopidas agna Little Branded Swift RS uc
Pelopidas assamensis Great Swift B[R TRt R
Pelopidas conjunctus Conjoined Swift T B R TR R
Polytremis lubricans Contiguous Swift = ALFLFRE C
Potanthus trachala Lesser Band Dart B4 e = S R
Suastus gremius Indian Palm Bob EE uc
Tagiades litigiosus Water Snow Flat AR T c
Tagiades menaka Dark Edged Snow Flat BRIBRTI uc
Zographetus satwa Purple and Gold Flitter T AR I R
AFCD Status No of species
VC 18
C 49
ucC 27
R 13
VR 8
Total 115
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Hi , Draft PSO OZP No. S_NE-PSO_1_2016 01 (Jan) WWE.pdf
Dear Sir/Madam,

Please find WWF-Hong Kong's submission on the captioned draft OZP. See attached file:
Draft PSO OZP No. S_NE-PSQO_1_2016 01 (Jan) WWF

Thank you for your attention.

Yours faithfully,
Tobi

Tobi Lau (Mr.) ‘
Conservation Officer, Local Biodiversity
World Wide Fund For Nature Hong Kong
HRERER)EEE

15/F, Manhattan Centre,

8 Kwai Cheong Road,

Kwai Chung, New Territories

Tel: (852) s or SRS

Fax: (852)'1

Website: www.wwf.org.hk

Registered Name fif47%: World Wide Fund For Nature Hong Kong tt 57 5 ZR(&F % )& <& & (Incorporated in Hong Kong
with limited liability by guarantee & s EILAVERARAF)
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04 Feburary 2016

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 Pak Sha O Outline Zoning Plan No. S/NE- PSO/1
(Comments on S/NE-PSQ/C for further consideration)

We would like to lodge objection to the newly proposed “Village Type Development”
Zone located to the north of Pak Sha O Village and have serious concerns on another
proposed zoning from the draft S/NE-PSO/C.

1. Specific Comments on the proposed “Village Type Development” Zone

We view that the newly proposed “Village Type Development” (the new “V”) is
inappropriate and should be deleted. Our concerns and specific comments are as

follows:

1.1 Biological hotspot with Conservation importance

It is evident that Pak Sha O (PSO) is of nature conservation importance. Local green
groups including Kadoorie Farm & Botanical Gardens, Green Power, the Hong Kong
Bird Watching Society and some PSO inhabitants have been conducting ecological
surveys in the area since the 2000s. Mr. Christophe Barthelemy had complied the data
from the green groups, experts and the AFCD into a list which shows that over 1,000
flora and fauna species has been recorded in the PSO valley (please refer to Mr Chris
Barthelemy’s submission dated on 31 Jan 2016). Conservation species which new to
Hong Kong, to science, of locally, regionally and globally concern are recorded. For
example, PSO Valley comprises 72 species of local concerns including 17 mammals,
35 birds, 7 reptiles and amphibians and 13 dragonflies and butterflies. Green Power
also recorded 13 “Rare” species and 8 “Very Rare” butterfly species in the area (please

A AR B TR FSIIET BB EE ST AR A Patron:  The Honourable CY Leung, GBM,GBS, JP Honorary Auditors: BDO Limited
PR, GBM,GBS, JP FENEE  ZEHEREAEIRAE Chief Executive of the HKSAR Honorary Company Secretary:

X & IS4 AT T Chairman: Mr Edward M Ho McCabe Secretarial Services Limited

TR TR . SRR Acting CEO: Ms Nicole Wong Honorary Solicitors: Mayer Brown JSM

Honorary Treasurer: HSBC
Registered Charity

(Incorporated With Limited Liability)
SEIM4275 Registered Name: 57 [ 2R ( & 3 ) 1< # World Wide Fund For Nature Hong Kong

(A R AR A PR =] Incorporated in Hong Kong with limited liability by guarantee)



refer to Dr Cheng Luk Ki’'s submission points 7 and 8 dated on 3 Feb 2016). Since
Small House in the new “V” will be exempted from planning application to the Town
Planning Board nor ecological assessment will be necessary, we view such amendment
to the new “V”, which is a biological hotspot, will potentially damage the sensitive
habitats that the wildlife depend on. Since the species of conservation importance and
their associated habitats will be damaged, lost or adversely impacted by the new “V”,
we urge the Town Planning Board to reject the proposed new “V” zone.

1.2 The typology of the SHs is non-compatible with the existing vernacular
Hakka village setting and the ambience of the area

PSO has a visual integrity that is supported by the existing vernacular Hakka village
and a rural landscape encompasses with natural habitats including natural stream,
Fung Shui woodland, mixed woodland on valley side slopes and etc. Though the Hakka
village and its individual houses are managed to protect under the proposed “V(1)”
zoning with more stringent planning control (please see Annex |l of the draft S/NE-
PSO/C), the visual harmony of the PSO Valley will be destroyed by the existence of
Small Houses if the new “V” were adopted. We view that Small House’s monotonous
characteristics of similar in appearance, boxy in form, and mostly 3-storey’ is
contradicted to the existing vernacular Hakka village setting (please see Fig 1 and 2)
and misfit with the visual and landscape attributes of the valley that embedded with the
natural beauty, green space for the wildlife and people and coexistence of people and
nature in the area. If the new “V” were adopted, the ambience of the existing Hakka
village setting, the high-valued landscape, the tradition, the harmony would fade away
or even loss irreversibly. We consider that the unique historical, cultural heritage, and
rural landscape value should be conserved in a holistic manner by means of deletion of

the new “V” zone.

1.3 Environmental impacts to the existing Hakka village stetting and ecology

Since the new “V” lies on a low-lying flood plain which is vulnerable to flooding while
drainage system that can support larger residential development is non-existent in the
area, residential development will require land filling and paving to elevate the ground
base or massive drainage to avoid having flood so as to protect the inhabitants and

! lvan Ip, 2010. The Village House Typology in Hong Kong. The Hong Kong Institute of
Architects. HKIA Journal Issue 57 Part 4.



their properties. This essential physical change of the land base is likely to lead
extensive flooding in the area that may affect the inhabitants’ safety and the ecology of
the area, particularly the ecologically important stream to the north of the subject site.

1.4 There is no land available for the indigenous villagers to use but there is land
available from developer for us

While the indigenous villagers complained ‘there is no land available for their use”
(please refer to Town Planning Board Paper No.10019 Annex VI-2), and subsequently
the Planning Department proposed the new “V” as a response to the indigenous
villagers’ request. Indeed, it is evident that the new “V” had been sold to private
developers. The land was used to be agricultural land till the 1960s when it was
abandoned and then recently rehabilitated for agricultural purpose again. Thereby, the
area was proposed by the Planning Department as an “Agriculture” zone (“AGR”) to
reflect the conditions and characteristics of the site at the time when the Development
Permission Area plan being gazette and this proposal had been upheld till the draft Pak
Sha O OZP No. S/NE-PSO/B listed. However, the untold truth is the rehabilitated
agricultural land or larger part of the new “V” was bought by private developer(s) well
before S/INE-PSO/B (please refer to Mr Chris Barthelemy’s submission point 1-a dated
on 31 Jan 2016). According to the.China Daily Hong Kong?, it was reported in detail that
a private developer now owns nearly half of the land in the new “V” zone. The
developer had divided up some of the bigger lots into smaller sections and some were
resold back to the indigenous villagers, with small house applications underway. It is
suspected that transactions had been arranged between the two parties in which the
indigenous villagers would have transferred their rights to develop small houses or their
eligibilities to apply for a small house grant to the developer. The new “V”, if approved,
will be giving a green-light to private property development in this ecologically sensitive
enclave and more worse is to legitimate the underlie purchasing and selling the Small
Houses’ building rights. The Town Planning Board must avoid this to happen. This will
also set a bad precedent for other Outline Zoning Plans of similar nature to follow with.

1.5 Whom will be the vested interest party?
The new V was proposed as “AGR” from the Development Permission Area plan and




previous draft OZP plans. According to Planning Department, it was amended in a “V”
zone for the sake of meeting the pending and future demand of the Small Houses. By
comparing the S/NE-PSO/B and S/NE-PSO/C, it is nevertheless found that the land
area supplied for Small House was increased in S/NE-PSO/C while the Small House
demand in both draft plans has no numerical difference (please see Fig 3). We
consider such departure to the new “V” is not justified. The amendment, if adopted, will
only lead to a guess on whom would be the vested interest party in the new “V”. The
Town Planning Board has its responsibility to justify if the new “V” is to satisfy the real
needs of the indigenous villagers and their future generations to continue live in PSO
or to cater the developer’s right to build luxury villas for the rich.

1.6 Inevitable Water Quality Impact to the Ecologically Important Stream and Hoi
Ha Wan Marine Park

There is an ecologically important stream (EIS) to immediate north of the new “V”.
Since the new “V” lies on a low-lying flood plain which is vulnerable to flooding as
aforementioned, land formation such as rising the land platform level will be inevitable.
However, site runoff from the anticipated site excavation and formation during the
construction phase especially after periods of heavy rains will enter into the EIS and
that will be ecologically harmful to the animals and plants inside or dependent on the

stream.

Besides, it is important to note that PSO is ecologically linked with Ho Ha Wan within
the same catchment. Hence, all the watershed rivers and stream, including the EIS,
feed directly into the Hoi Ha Wan Marine Park. Since streams drain into Hoi Ha Wan,
construction run-off from building houses will lead to increased water pollution over the
area including the Marine Park. It is worthy to note that the Marine Park has an
exceptionally rich diversity of coral species with 64 out of 84 stony coral species
recorded in Hong Hong?® The corals species are very sensitive to changes in
environmental conditions (e.g. salinity, temperature, sediment loads and pollutants in
the water). As such, the new “V” may pose environmental disturbance to the Marine

2 Peter Liang. Government needs to clarify policy over heritage site. China Daily Hong
£<ong. Reported on 21 Jan 2016

http://www.afcd.gov.hk/english/country/cou_vis/cou_vis_mar/cou_vis_mar_mon/cou_vis
_mar_mon_eco_hhw.html Accessed on 25 March 2011.



Park, particularly the coral communities. Therefore, WWF considers that the new “V” is
likely to cause significant additional water quality impacts to the adjacent HHW Marine
Park and the coral community therein if the new “V” will be adopted in the OZP.

In order to avoid the deterioration of the “high” landscape value and outstanding
historical/cultural quality of the village, adverse impacts to the environment such as the
EIS to the north of existing Hakka village, ecological disturbance to the wildlife in and
around the subject site, the myth of “Whose land” in associated with a suspected
conspiracy to fraud, we therefore urge the Town Planning Board to reject the proposed
new “V”. In terms of meeting the pending and future Small House demand, we viewed
that the loophole can be closed by means of cross-village application to Pak Tam Au.
This “Flying of Building Small House Right “approach has been recognized in the S/NE-
PSO/C.

2. Specific comments on “Green Belt” zoning along the EIS:

It is noted that the river bank of the EIS had been proposed as “Green Belt” (“GB”) in
the latest draft OZP plan. We are still concerned that “GB” is inadequate to protect the
stream’s ecology. According to the Kadoorie Farm & Botanical Gardens®, the stream
ecology and its habitat support a large population of Three Lines Bagrid Fish
(Pseudobagrus trilineatus) which is a species of Global Concern® and Vulnerable in
China® and the stream is considered to be the only stronghold of the species in the
territory. WWF opines that a “Conservation Area” zoning with 30m width buffer on each
side of the river bank should introduce so as to protect the stream habitat and the water
quality from incompatible developments and ecological disturbance in the future.

We would be grateful if our comments can be considered by the Board.

Yours faithfully,

* Please refer to the Farm’s submission on Draft Pak Sha O Development Permission
Area Plan No. DPA/NE-PSO/1 dated on 7 February 2013

® Fellow, J. R. et al. (2002). Wild animals to watch: terrestrial and freshwater fauna of
conservation concern in Hong Kong. In Hodgkiss, 1.J. (ed.). Memoirs of the Hong Kong
Natural History Society, No. 19, Hong Kong. pp.123-159

® the China Red Data Book



Tobi Lau (Mr.)

Conservation Officer, Local Biodiversity

Fig 1 Typical setting of Small Houses in Hong Kong

1: Covered area
2: Building height
3: Number of storeys

4: Facade projections
5: Parapel height and other roof structures

Image source: Ivan Ip, 2010. The Village House Typology in Hong Kong. The Hong
Kong Institute of Architects. HKIA Journal Issue 57 Part 4

Fig 2 Typical plan of a Hakka house Pak Sha O
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Image source: Presentation material Fig 27 prepared by Mr Ruy Barretto S C, and Tim
Collard regarding the Draft DPA/NE-PSO/1 dated on Feb 2013




Figa 3 A comparison of the S/INE-PSO/B and S/NE-PSO/C showing the demand

and supply of the Small Houses in Pak Sha O

S/NE-PSO/B

Table 1: Supply and Demand for Small House in Pak Sha O and Pak Sha O Ha Yeun
Small House
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Demand Flgure In |
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Fak Sha O,

Since no justification has been provided by the IR for the substantial increase in the latest 10-year forecast for
In such circumstances, the updated outstanding demand in 2015 {i.e. 38}, and the previous |0-year

forecast provided in 2002, {i.e. 49), are adopted in the calenlation of the Small House demnand for Pak Sha O.

NA
village.

S/NE-PSQI/C

The 10-year Small House demand forecast for Pak Sha O Ha Yeung is not available as there is no IR for the
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Since no justification has been provided by the [IR for the substantial increase in the latest 10-year forecast for Pak Sha O,

In such circumsiances, the updabcd nul!s‘l:mdmg demand in 2005 {Le. 1K), and the previous ]ﬂ\-}'ﬂr forecast Prnl‘ldr.'\d m
2012, (i.e. 49), are adopted in the calculation of the Small House demand for Pak Sha O,

Sources: Town Plannning Board Paper no. 9965 and 10019
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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)

3rd February, 2016. By email only

Dear Sir/ Madam,

Draft Pak Sha O OZP No. S/NE-PSO/1

1.  We refer to the captioned.

2.  We are highly disappointed with the layout and proposed zonings in the draft OZP.
We strongly object to the inclusion of the V and AGR zones that is now being proposed
by the Planning Department.

Conservation importance significantly underestimated
3. The Kadoorie Farm and Botanic Garden (KFBG) published a Technical Report

elaborating upon the conservation importance of six Sai Kung Country Park (CP) Enclaves in

2013'. In the Report, we have already stated that the woodlands, the streams and the riparian
zones in the Pak Sha O and Pak Sha O Ha Yeung area are of very high conservation importance.
The area contains habitats for many species of very high conservation interest including some
Globally Critically Endangered species. Throughout the whole of mainland China, these
species can only be found in Hong Kong and are considered to exist in this locality. We are
disappointed to learn that most of the pristine natural habitats within this Enclave are only
covered with a GB status instead of CA. In view of the variety of the habitat types, ecotones,

and, the endangered species found within this area, Pak Sha O is, simply speaking, of higher

'hitp://www.kfbg.org/upload/Documents/Free-Resources-Download/Report-and-Document/2013-KFBG-Sai-Ku
ng-CP-enclaves-report-%28pdf%29.pdf
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ecological importance than most of the other Country Park Enclaves that we have studied and
discussed in recent years. A GB status cannot truly reflect the integrity of the pristine habitats

and the immense value of the rich biodiversity within the site.

Lack of rationale to designate the V and AGR zones
4. During a TPB meeting held on 24th July, 20157, the draft Pak Sha O OZP No.
S/NE-PSO/B was discussed, and, the Planning Department made the following statements:

- recently, plots of abandoned agricultural land adjoining the EIS to the north of the village
cluster of Pak Sha O across the woodland had been rehabilitated for agricultural purpose.

To reflect the active agricultural use on site, it was proposed that the area should be

designated as “AGR” zone.

- the intention (of AGR zone) was to confine agricultural practice in the “AGR’ zone,

genuine agricultural use was always permitted in the “GB” and ‘“CA” zones.

5. Based on the above statements, we cannot understand the logic for the subsequent change
in the designation of the current V zone and AGR zone at S/NE-PSO/1 (or S/NE-PSO/C). The
proposed V zone covers a piece of actively farmed agricultural land (Figure 1). The
proposed AGR zone has been cleared of natural vegetation but without visible sign of
cultivation of farm produce, as observed during our several site visits (Figure 2). Why
suddenly designate a V zone on current actively cultivated land, and then, designate an
AGR zone on another adjacent piece of land that was until recent times covered with

natural (recolonised) vegetation? This is quite inexplicable.

6. The Schedule of Uses of the current draft OZP states that land within the new V zone is
primarily intended for development of Small Houses by “indigenous villagers”. Recently,
there is an article which elaborates upon the land ownership issues at Pak Sha O®. According to
this media report, many of the land lots now within and covered by the newly proposed V zone
were actually owned by a company, several years ago. Since then, some land lots have been
sub-divided into much smaller plots and the land ownership of some of these lots have, again,
changed hands (Figure 3). Notwithstanding these transfers of land ownership, many of the lots

of land now encompassed within this new V zone still belong, partially or entirely, to one

2 hitp://www.info.gov.hk/tpb/en/meetings/TPB/Minutes/m1090tpb_e.pdf

3 hitp://www.inmediahk.net/node/1040249
BEAFFARNEMKE QR
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company (Figure 3).

7. During the TPB meeting for further consideration of the draft Pak Sha O OZP
(S/NE-PSO/C) held on 13th November, 2015, at least two Members raised queries and
expressed concerns that the designation of the new V zone (i.e., to the north of the existing
village cluster in which many lots of land are owned by one company and not by indigenous
villagers) would deviate from the incremental approach (i.e., to satisfy the demand for Small

Houses) promulgated for the making of OZPs for Country Park Enclaves.

8. In addition, it was also mentioned in the TPB Paper No. 10019 that the V zone recently
designated at Pak Tam Au is larger than the requirements for Small House demand and the
larger than required capacity could be used as a decanting area to receive and accommodate the
Small House demand arising from other Enclaves like Pak Sha O. However, the Director of
Planning emphasised that, as there are already some Small House applications (on file with the
Lands Department) at Pak Sha O (i.e., within the AGR zone at S/NE-PSO/B), hence, his
opinion was that a pragmatic approach should be followed in the making of the plan. We find
the insistence by the authorities to unequivocally facilitate additional Small House

development in an ecologically sensitive area (i.e., Pak Sha O) highly mystifying.

9. Firstly, as queried by some Members, the approach now adopted for the current plan is
obviously not an incremental approach. As mentioned by a Member, even within the originally
proposed AGR zone at S/NE-PSO/B, the proponent would still need to apply for planning
permission BUT now, any new houses to be built in the new V zone does not need any planning
permission. Instead, it is now “a pragmatic approach” which almost seems to be a “hands-off
approach”. Basically, oversight would no longer be possible by the TPB. We consider this
complete lack of planning control for the proposed V zone to be entirely wrong, in reality, in

spirit and intention.

10. Secondly, as mentioned in numerous TPB documents (i.e., the minutes of the meeting for
the Pak Tam Au Enclave, the TPB Paper aforementioned), the surplus capacity of land for
Small House development within the V zone of Pak Tam Au could help to meet the Small
House demand of other villages located within the Water Gathering Grounds of Sai Kung
North including Pak Sha O and Pak Sha O Ha Yeung. Therefore, unless the V zone in Pak Tam
Au is proven to be fully utilised or saturated, we cannot see how or why suddenly designating a

new V zone in Pak Sha O is by any means considered to be any kind of incremental approach.

E IR TN I AN
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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11. Thirdly, as mentioned in paragraph 6 of this letter and shown in Figure 3, many land lots
within the new V zone were/ are owned by one company. How is it that land with lots under the
ownership of a company could be considered to be suitable for building of Small Houses which
are solely intended to be built by genuine ‘Indigenous Villagers’ with ‘Ding’ rights only? Does
this company hold many ‘Ding’ rights, and, is this a legal arrangement? We would like to bring
to the attention of the Board and the Planning Authority, a recent court case related to the illegal
trading of ‘Ding’ rights®. The Secretary for Development, Mr. Paul M.-p. CHAN, has recently
said ‘using inappropriate methods to trade off rights before the houses are built, including

making false statements, amount to conspiracy, which will not be tolerated.””

A Disaster in-the-making — visual and landscape impacts ignored
12. During the meeting on 13th November, 2015, the Planning Department repeatedly

mentioned that the proposed V zone is now smaller than that originally proposed during the
DPA stage. But this is somewhat like comparing “apples with oranges”. What the Authority
has failed to emphasise is: the V zone originally proposed in the DPA plan was a “special
V-zone” — any new Small House and any demolition of or any addition, alteration and/ or
modification to or redevelopment of an existing building within the V zone would require
planning permission. But now, the proposed V zone (i.e., not the V(1) zone) to the north of
the existing village cluster of Pak Sha O under the draft OZP would not be subject to any of

these restrictions.

13. During the same meeting, many Members expressed their concerns about the landscape
impact that would potentially be caused by the new V zone. The Planning Department replied
that they could liaise with the relevant persons/ proponents as to whether vegetation could be
planted to reduce the potential landscape impacts. The Planning Department also claimed that

‘modern’ village houses would be ‘low-profile’ and may not create significant visual impacts.

14. We find the above statements misleading if not confounding. We would like to ask the
Board and the Planning Department whether liaison and ‘friendly verbal reminders’ could
become and is the same as statutory requirements? Can liaison and ‘friendly verbal reminders’
control any form of land use if these are not statutory requirements? How is it that a statutory
body (i.e., the TPB) operates and a Government Department now undertakes to rely on liaison

and ‘friendly verbal reminders’, and, ‘possible expectation’, to implement and execute their

* http://legalref.judiciary.gov.hk/Irs/common/ju/ju_frame.jsp?DIS=101583&currpage=T

3 hitp://www.thestandard.com.hk/section-news.php?id=165597
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areas of responsibility and public work duties? Indeed, the Chairman of the Board, during the
meeting, has already concluded that asking the relevant persons/ proponents to plant vegetation

through liaison does not carry any kind of obligation.

15. Seeing is believing. We would like to request the Board to look at a newly constructed
complex of houses at Tai Tan (Figure 4), and, compare the scene with the recent past and
present outlook of the proposed V zone at Pak Sha O (Figure 5). We urge the Board to judge
whether or not the new V zone at Pak Sha O would create permanent, irreversible and
significant visual and landscape impacts on this unique village area, not just in Hong Kong but
also in the entire South China region. The current OZP, if approved, will simply kill off the
unique landscape and village heritage settings of Pak Sha O.

Concluding Remarks

16. There is excess capacity in the V zone at Pak Tam Au that can be used for receiving and
accommodating new Small House demands from other Enclaves in Sai Kung like Pak Sha O.
The sudden designation of a new V zone (and without any form of planning controls) in Pak
Sha O is not following the incremental approach which has been adopted by the Board and is

the prevailing practice for the drawing up of proposed V zones in the Country Park Enclaves.

17. The proposed V zone (not V(1) zone) and AGR zone do NOT reflect the actual land uses

currently on-site.

18. The potential visual and landscape impacts caused by the new V zone are highly

significant, and, there are no guaranteed measures of any kind to mitigate the impacts.

19. From a planning perspective, carte blanche is now being absolutely given to Small House
development in the proposed V zone to the north of the existing village cluster of Pak Sha O.
All future Small House applications in the new V zone in this Country Park Enclave with a
highly scenic landscape, ecologically sensitive habitats and a rich biodiversity of wildlife will
not require any form of planning permission. It would be impossible for the Board to ensure
due process or to monitor any Small House development proposals to ensure compatibility nor

protect and preserve the unique character, rural heritage and wilderness settings of Pak Sha O.

20. We strongly urge that the V zone and the AGR zone be DELETED, and, the GB zone
should be upgraded to a CA zone.

E IR TN I AN
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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21. Thank you for your attention.

Ecological Advisory Programme

Kadoorie Farm and Botanic Garden

cc. Conservancy Association
Designing Hong Kong
Hong Kong Bird Watching Society
WWF — Hong Kong

EETAREMARE OB
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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Figure 1. The proposed V zone in Pak Sha O is being approximately located in the area of

farmland now under very active cultivation.

R R R R A
Lam Kam Road, Tai Po, New Territories, Hong Kong
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Figure 2. Photographs taken in recent years showing the changes to the landscape in the

locality where the proposed AGR zone is being approximately located.

December 2012

EETAREMARE OB
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Figure 2. Con’t.
January 2014
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Figure 2. Con’t.

April 2015

February 2016
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Figure 3. Land lot boundaries and changes in land ownership in the proposed V zone at Pak

Sha O (extracted from www.inmediahk.net)

R TE ( [#NIVEE) ) NAEVFERL

EETAREMARE OB
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
1



Q}U 532 215 5 64 @ 4 9

‘B G Kadoorie Farm & Botanic Garden Corporation

adoorie Farm & Botanic Garden
i B MW E RS E

E FA

Figure 3. Con’t.

e ESIE (Lot Index Plan)
= ot 1 S g 1 | | e o e Wi

f 17— ':.a-.‘ ——————
e Va o

[ ] vZone

. Outstanding
Small House
Demand
within V Zone

|| Land Lots
carved ont
sinee mid-
Zipnz

X .-"'J;

. a1

VAo Es
Sl A s

| BRI TR P 1 (B R
(L - 2012485/ » R st B R T EA R
LN B MRS AT 18 S -
TP BT ) T IR %

EETAREMARE OB
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org

12



W FERASERDE LD

K F'B G Kadoorie Farm & Botanic Garden Corporation

Kadoorie Farm & Botanic Garden
E i B AS EREHYME

Figure 4. Newly-constructed complex of houses at Tai Tan Figure 5. The recent past and present outlook of the locality where the
proposed V zone is being located at Pak Sha O

2012 - Wetland

2015 — Agricultural Land
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Dear Sir/Madam,
Please refer to the attachment on the captioned.
Yours faithfully,

Ng Hei Man
The Conservancy Association

TPB/R/S/INE-PS0O/1-519
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4" February 2016

Chairman and Members
Town Planning Board

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

Comments on Pak Sha O Draft Outline Zoning Plan (OZP) (No: S/INE-PS0O/1)

The Conservancy Association (CA) would object to Pak Sha O Draft Outline Zoning Plan
(OZP) (No: S/INE-PSO/1).

1. Genuine need of small house

CA strongly suspects that the small house demand presented by Village Representative (VR)
is NOT genuine. Within the proposed V zone, at least 50% of land lots have been been sold to
the developer named Xinhua Bookstore Xiang Jiang Group Limited (Figure 1). It is hard to
say that many villagers will really be back and resettle in Pak Sha O.

In mid-2012, the developer acquired nearly 60% of land within the proposed V zone. Records
from The Land Registry show that the developer divided a significant portion of the land in
the proposed V zone into separate lots in mid-2012 (Figure 3). These were transferred to
various individuals surnamed Ho, Yip, Wong (Figure 4), and so on. Coincidentally, 14 small
house applications involve these land lots (Figure 5). The above is similar to the common
practice of transferring the beneficial rights to the “dings” to a developer who constructs small
houses for profit-making purposes rather than for the use by the indigenous villagers (the
applicants).

We do not agree that the proposed V zone is designated to satisfy genuine need. It therefore
should be deleted from the OZP.
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2. Alternative to secure small house demand

According to TPB paper No. 10019, additional land has already secured in Pak Tam Au, Sai
Kung, to cater small house demand of villages within water gathering ground, including Pak
Sha O'. During the discussion of To Kwa Peng/Pak Tam Au OZP dated 14™ April 2015, the
VR stated that “he had accepted cross-village SH applications from the ex-VR and the current
VR of Pak Sha O Village™.

One of the commenters also mentioned the following points:

“Pak Tam Au Village would accept cross-village SH applications, and the village had so

far accepted at least 5 cross-village SH applications from Pak Sha O Village™.

“Villagers from villages within WGG, particularly Pak Sha O and Pak Sha O Ha Yeung,
would welcome the surplus “V” zone in Pak Tam Au under the OZP to accommodate
cross-village SH applications...”™

While we understand that the indigenous villagers might raise objection if they did not
support cross-village application in their own village, the above prove that this concern has
been solved and make cross-village application feasible.

At that time, TPB has decided to keep the size of V zone in Pak Tam Au unchanged. Within
this V zone, 46 houses can be built, and even calculating the new demand (i.e. 25 according to
10-year forecast) in Pak Tam Au, there is still surplus space for cross-village application from
Pak Sha O. Any justified small house demand in Pak Sha O should therefore be transferred to
the V zone in Pak Tam Au.

3. Potential impacts triggered by village expansion

Expansion of V zone in Pak Sha O would lead to potential environmental impacts in adjacent
Pak Sha O environment which is Sai Kung West Country Park with ecological and aesthetic
importance.

3.1 Environmental damage by additional transport supporting facilities

One of the concerns is the increasing demand of spaces for parking cars. Even the government
might not necessarily provide adequate parking spaces, many rural villages would simply
trash the site by removing vegetation cover and fill the site with concrete to create “private”

Section 4.1(g), TPB Paper No. 10019

Section 11(a), Minutes of the 1083rd Meeting of the Town Planning Board held on 14.4.2015
Section 12(a), Minutes of the 1083rd Meeting of the Town Planning Board held on 14.4.2015
Section 34, Minutes of the 1083rd Meeting of the Town Planning Board held on 14.4.2015

AW N e



car parking space. What we can also envisage is that, since there is currently no vehicular
access to Pak Sha O, cars might illegally park in Hoi Ha Road.

Another concern is that there is no proper access arrangement to Pak Sha O. In view of this,
CA wishes to refer to the example of a Section 16 application in To Kwa Peng
A/DPA/NE-TKP/4. While Planning Department had no objections to this planning application,
several members have once expressed the following concerns in the TPB meeting:

“a member opined that the sites were not suitable for Small House developments in
view of their remoteness and the lack of infrastructure provision, in particular
vehicular access, which would render if difficult to meet the daily and emergency
needs of the future residents’”

“A Member considered that the application should not be supported as the sites were
not suitable for Small House developments given their remoteness and the lack of a
proper access. It took at least 30 minutes to walk from the application site to reach
Pak Tam Road. Upgrading the access would affect the Sai Kung East Country
Park...This Member said that the relevant Government departments should have
considered the access and environmental problems in approving the applications for
the 16 Small Houses in the District Lands Office Conference’®

This planning application was finally rejected by TPB on 22" July 2011. One of the reasons
was that “the sites were remote. The applicant failed to demonstrate that proper access
arrangement could be provided for the proposed Small Houses”.

The situation of Pak Sha O is somehow similar to To Kwa Peng. Both villages can be
accessible by merely a narrow footpath with no proper vehicular access. Any upgrade or
widening work of the existing footpath would unavoidably pose adverse ecological and
landscape impact on Country Park.

3.2 Sewerage

In response to the potential sewerage impact caused by increasing small houses in Pak Sha O,
it is stated that “there should be demonstrably effective means (such as proper waste water
treatment plant) to ensure that the effluent water quality is acceptable to concerned
government departments™’. Septic tank and soakaway systems for sewage treatment and
disposal would not be considered. However, the risk of water pollution arise from non-point

® Section 84, Minutes of 445th Meeting of the Rural and New Town Planning Committee held on 22.7.2011
® Section 86, Minutes of 445th Meeting of the Rural and New Town Planning Committee held on 22.7.2011
" Section 4.1(h), TPB Paper No. 10019



source (increase in human activities within the new village area) has still not been tackled in
full. This should not been under-estimated as the Hoi Ha EIS lies close to the proposed V
zone. As any potential adverse impacts from non-point source cannot be assessed again
through planning application system, finally the EIS would be prone to water pollution.

Hoi Ha Wan Marine Park at the estuary should be another potential sensitive receiver left
without assessment in this OZP. The recent decline in corals in Hoi Ha Wan acts as an alert
that more massive village expansion in this catchment would cause additional pressure on the
already stressed marine ecology of Hoi Ha Wan Marine Park.

To be in line with the planning intention of Pak Sha O OZP (i.e. to conserve the high natural
landscape and ecological significance of the Area in safeguarding the natural habitat and
natural system of the wider area), CA opines that both Planning Department and TPB could
act as a gatekeeper in earlier planning stage by preventing large-scale village expansion in
ecologically-sensitive areas like Pak Sha O.

4. Implication on village expansion in AGR zone

Regarding the proposed AGR zone, we are in grave concern that it would only result in
promoting small house application rather than genuine, sustainable farming practice. Indeed,
most of the AGR zone is in Village Environ (Figure 6). Given the approval rate of over 60%®
for houses in AGR zone, it appears as if another land reserve for small house. This AGR zone
should be deleted to Kill the false hope of the developers and villagers.

5. Visual impact

We do not agree with the preliminary discussion in TPB meeting dated 13" November 2015
that the proposed V zone has considered potential visual impacts posed on the historic Pak
Sha O village. The so-called “a dense woodland” that can act as a buffer between the existing
village and the proposed V zone® simply neglects other visually sensitive receivers. When we
view the proposed V zone from the walking trail leading to the village (Figure 7) and the
hiking trail linking Lo Fu Kei Shek and Shek Uk Shan (Figure 8), we think that the small
house development is HIGHLY INCOMPATIBLE with the Country Park and pose significant
visual impact on the area. To protect the village setting, TPB should not confine to the
discussion to how wide the setback of the proposed V zone from the village cluster but
consider the rural character and tranquil environment of Pak Sha O as a whole.

Referring to the case of Tai Long Wan OZP, there is precedent case for Planning Department

8 LLCQ17: Land reserved for building New Territories small houses (6 Feb 2013)
http://gia.info.gov.hk/general/201302/06/P201302060426_0426_106939.pdf
® Section 3.3, TPB Paper No. 10019



and TPB to adopt a conservation approach in planning Country Park enclave in view of the
natural setting. The planning intention would be “to preserve the natural environment,
unspoiled landscape, historic buildings and the archaeological site with a view to
strengthening the protection of the Area from encroachment by developments”. While more
restrictive clauses had been included in the V zone, the size of V zone had been substantially
reduced to include existing structure. There is also implication that any new small house
demands have to be met in Sai Kung “Heung” outside Tai Long Wan by cross-village
applications. The above arrangement would help “minimize the potential threats to the
existing landscape quality and heritage value of the Area” (TPB Paper N0.5929).

The Planning Report of Pak Sha O has already outlined the landscape character of Pak Sha O.
Pak Sha O is an outstanding, well-preserved vernacular Hakka village with graded historic
buildings, such as Ho Residence, Ho Ancestral Hall (both in Grade 1), Immaculate Heart of
Mary Chapel (Grade 3). It is also classified as of high quality landscape value of an enclosed,
tranquil and coherent landscape character, according to the “Landscape Value Mapping of
Hong Kong (2005)™*°. Other important landscape resources include the woodlands, Hoi Ha
EIS and its tributaries, low-lying freshwater marshes, and so on. The conservation approach
adopted in Tai Long Wan, therefore, is applicable in Pak Sha O. We understand that currently
the proposed V(1) zone aims at preserving the existing village setting, so what more effort
needed now is to cut the V zone to avoid unnecessary development expectation in the area.

6. Flood risk
From the OZP, the proposed V zone is mostly encircled by the EIS. The proposed plan has not
taken into consideration the threat of flooding for future residents during rainstorms.

Yours faithfully

=

Ng Hei Man
Assistant Campaign Manager

10" Section 3.3.4, Planning Report of Pak Sha O



Figure 1 The latest land ownership in the proposed V zone (checked in December

2015)
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Figure 2 Land ownership in the proposed V zone in mid-2012
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Figure 3 The Deed Poll by the developer dated 23" May 2012. 11 (marked in red)
out of 18 lots applied were within the proposed V zone

Premises affected by the Instrument ST AR N Al

Property Reference Number 5025 85 8 gli§

(159719099 (2ICE621192,  (ICIBS7RTY | (4ICIAS7910 | (sicidseods’  (6)C1BSEYED  (7MC576978R
(8)C1858426  (9)Ci8S7831  [10)C1857897  (11)CT8S7936 (12)C1857882 (13)C18S8007  (14)C1858023°
(15)Cag79684  (16)C1859015  {17)C1859210°  (1BMC1B50469

Lot Number(s) HuES4E5F

{1 LOT MO, 288 1N 0.0 290 be divided into - )
- Section A of Lot Mo. 288 in Demarcation District No.250
= The Remaining Portion of Lot No.288 in Demarcation District No.290

¥ LOTND, IHIN 0.0, 290 be divided into -
- Section A of Lot No. 289 in Demarcation District No.290 )
- The Remaining Portign of Lot No.28% in Dema rcation District Mo 280

3) THE REMAINING PORTION OF LOT NO, 999 N 0.0, 290 be divided into -
- Section A af Lot No. 999 in Demarcation District Mo.290
- Section B‘ul’ Lot Mo 99 In Demarcation District Mo, 200
- Spction Cof Lot No.993 in Demarcation District No.290
-Section D of Lot Nnﬂﬂ!}rn Demarcation District Mo 200
- Section Eof Lot No.99% in Demarcation District Ne.290
- Section F-of Lot Mo.999 in Demarcation District No_290.
- Section G of Lot Mo, 599 in Demarcation District Mo.290
- Section Hof Lot No, %99 in Demarcation District Mo, 290
= The Remaining Portion ?f Lot No.999 in Dermarcation District No.250

{4 LOT NO. 1003 IN D.0. 250 be divided inta -
- Section A &f Lot No.1003in Demarcation District No.290
- SectlaanF Lot No.1 003 In Demarcation District MIN
- Section € of Lot No.1 003 in Demarcation District No.290 "
- The Remining Portidn of Lot Mo. 1803 in Demarcation District No. 296

{5) THE HEMANING PORTION OF LOT MO, 1026 1M DD, 290 I:IE divided into =
- Section A of Lot No.1 026 in Demarcation District N, 290
- Thé Rermaining Portian of Lot M&.1026 in Demarcation District Mo.290

(8] LOT MO, mau IN 0.0, 250 be divided into’-
- Section A of Lot Mo.1 0B{} in Demarcation District No.290
=The Flemainlng Particn of Lot No.1080 in Demarcation District Mo 280

7 LOT NO. 1&93 IND. D 290 be divided Irltl:l
- Section A of Lot Mo.1 093 in Demarcation District No.290
= Tha Remaining Portion of Lot No.1093 in Demarcation District Mo 290

(8) LOT NO, 1084 IN D.D. 290 be divided into - )
- Section A'of Lot No.1084 in Demarcation District No.290 .
-The Hem.aini:rug Portion of Lot No. 1084 In Demarcation District Mo 390

9 LOT NO. 995 IN D.D. 290 be dividid into =
- Section A of Lot No.995 in Demarcation District ND_IDD
- Section B of Lot Mo,255 in Demarcation District No.280
- Section Cof Lot No. Hs":n Demarcation District No.290-
= Section D of Lot No.995 in Demarcation District No,290¢ ,
- The Remaining Portidn of Lot Mo, 995 in Demarcation District No.250

[0} LOT KO, 1001 1N 0.0, 290 be divided into =
- Section A of Lot No.1 00V in Demarcation District Mo, 200
- Section Hof Lot No. 1&01 in Demarcation District No.290
- Section € of Lot No.1.001 In Demarcation District No. 200" ;
- Tha Bemaining Portion of LAt Ne. 1001 in Bemarcatian District No.290
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THE REMAINING PORTION OF LOT NO. 1018 1IN DD, 290 be divided into -
-Section A of Lat No 1078 in Demarcation District Na.igﬁ

- Section B of Lot No, 107 in Demarcation District No. 230

- Section C of Lot No. 0 1B in Demarcation District NDJ'!H:I
- Settmn I'.'H:lf Lot Mao. 10‘:8 im Demarcation District Mo, lm

-The| Hemmmng Partion of Lot No. 1018 in Demarcation District No.290

LOT NO. 1020 IN D.D. IHJ be divided into =
- Section A of Lot No.1020/in Demarcation District Mo 290
- Section B’quotNu 1020'in Demareation District No.200
- The Remaining Partion of Lot No.1020 in Demardation District M. 29}
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LOT NO. 990 IN D.D. 290}:-.- divided into -
- Section Aof Lot No 950 In Demarcatian District No. 250
= Thia Remaining Portion of Lot No. Eﬂﬂliﬂ Demarcation District No.290

LOT NO. i 263 IN Dl':l Iﬁfbe divided m'tu -

- Saction Auﬂm No.1263 in Derﬁarcalu:ln Dls!ﬂr:t Nulm
- Section B of Lot No.1263 in Demarcatioh District ND.IEH:I .
- The Remaining P-nrtlu-n af Lot Me 1263 in Demarcaticn District Me.290

LOT MO, 1298 IN D.D. 29ﬂlbedmded inta -
- Section A of Lot No/1298 in Demarcation District Mo, 1'?0 =
- The Remaining Portion of Lot No. 1298 in Demarcation District Na«!?ﬂl

LOT NO. 1357 INDID. 290 be divided inta -
- Section A af Lot No, 1357 In Demarcation District Mo.290
-The Remiaining Portion of Lot Mo.1357 in Demarcation District No.290




Figure 4 Brief records of Land Registry on the 10 land lots with outstanding small house
demand
. EHH DATE OF a-fff HEA DATE OF
DD290 ¥ #E% Name of Owner INSTRUMENT REGISTRATION
995
21/07/2008 14/8/2008
RP[Developer 04/11/2009 02/12/2009
17/05/2012 24/05/2012
17/05/2012 24/05/2012
SA[YIP 23/512012 1/6/2012
SB|HO 23/512012 1/6/2012
21/07/2008 14/8/2008
SC|Developer 04/11/2009 02/12/2009
17/05/2012 24/05/2012
17/05/2012 24/05/2012
SD|IP 23/5/2012 1/6/2012
99
RP|Developer 16/2/2012 291212012
SAILAM 23/5/2012 1/6/2012
SB{WONG 23/5/2012 1/6/2012
SC|YIP 23/5/2012 1/6/2012
SD|YIP 23/5/2012 1/6/2012
SE[WONG 23/5/2012 1/6/2012
SFHO 23/5/2012 1/6/2012
SG|Developer 16/2/2012 291212012
SHHO 23/5/2012 1/6/2012
1000
RP{WONG 23/5/2012 1/6/2012
SA|YIP 23/5/2012 1/6/2012
SBIHO 23/5/2012 1/6/2012
1001
RP|Developer 16/12/2009 15/1/2010
SA[Developer 16/12/2009 15/1/2010
SB|HO 23/5/2012 1/6/2012
SC|HO 23/5/2012 1/6/2012

1003




RP[HO 23/5/2012 1/6/2012
SA[HO 23/5/2012 1/6/2012
SB[IP 23/5/2012 1/6/2012

21/07/2008 14/3/2008
sclDercioper 04/11/2009 02/12/2009
17/05/2012 24/05/2012
17/05/2012 24/05/2012
1004
RP[HO 23/5/2012 1/6/2012
21/07/2008 14/3/2008
04/11/2009 02/12/2009
SA Developer 17/05/2012 241052012
17/05/2012 24/05/2012
SB|HO 23/5/2012 1/6/2012
SCHO 23/5/2012 1/6/2012
SDIIP 23/5/2012 1/6/2012
SE|IP 23/5/2012 1/6/2012
SF[HO 23/5/2012 1/6/2012
21/07/2008 14/3/2008
SGlDeveioper 04/11/2009 02/12/2009
17052012 2410512012
17052012 2410512012

1018
RP[LAM 23/5/2012 1/6/2012
SA[HO 23/5/2012 1/6/2012
SB[IP 23/5/2012 1/6/2012
sclymp 23/5/2012 1/6/2012
SD|WONG 23/5/2012 1/6/2012

1020
RP[HO 23/5/2012 1/6/2012

21/07/2008 14/3/2008
salDereioper 04/11/2009 02/12/2009
17052012 2410512012
17052012 2410512012
21/07/2008 14/3/2008
sBlDevelope 04/11/2009 02/12/2009
170512012 24/05/2012
170512012 24/05/2012

1080
RP[IP 23/5/2012 1/6/2012
SA[HO 23/5/2012 1/6/2012
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Figure 5 Comparison between the past and updated Lot Index Plan. 10 land lots
(marked in purple) in the proposed V zone have been divided into smaller lots (47 in
total). Coincidentally, 14 small house applications were involved in these land lots.

Past Lot Index Plan

D V Zone

Outstanding
Small House
Demand
within V Zone

‘:l Land Lots
carved out
since mid-
2012

\
-y } 19 ak, *

[0 =
£

¥ < p Ly A% N - iy

ws g1 /“e L%"XQ"/ i\

L \'fl:\ i Za5 @ ;f\’ By, i
Updated Lot Index Plan

-~ =~ 1 1 s V4 \ N
& | \ \
(< ‘ \ _

‘g

v

o
/
Y

D V Zone

@ Outstanding
Small House
Demand
within V Zone

D Land Lots

carved out
since mid-
2012




Figure 6
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Figure 8 Photomontage: Viewing the proposed V zone at the hiking trail linking Lo
Fu Kei Shek and Shek Uk Shan
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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

4 February 2016

Dear Sir/Madam,
BIRD

WATCHING
Comments on the draft Pak Sha O Outline Zoning Plan (S/NE-PSO/1) SOCIETY

Since 1957 Ri3Z

Pak Sha O is a place of high ecological and cultural value. Many fauna and flora species

of conservation concern are recorded in the area. An Ecologically Important Stream (EIS)

is also identified and recognized by the Agriculture, Fisheries and Conservation

Department (AFCD) in Pak Sha O. However, in the draft Pak Sha O Outline Zoning Plan )‘

(OZP) No. S/NE-PSO/1, a new “Village Type Development” (V) zone was proposed to the B an ol
north of the existing village, which was said to satisfy the current small house demand. %}J;g;!f}f?

We have reservations in the justification of the new V zone and consider that the new V ‘  PARTNER
zone should be entirely removed. Our detailed comments and reasons for the objection ERRENA
to the draft OZP are as below:

1. Ecological importance of Pak Sha O
From 1999 to 2014, HKBWS has recorded 175 species of birds in Pak Sha O, which
accounts for about one-third of total number of bird species recorded in Hong Kong?;
among them, 56 species are of conservation concern (Appendix 1). A diverse group
of birds have been found in the Plan Area, including woodland birds (e.g., flycatchers,
warbler, babblers and flowerpeckers), waterbirds (e.g., egrets, herons, shorebirds and
kingfishers), open country birds (e.g., buntings) and raptor species (e.g., eagles and
owls). The presence of such a wide range of bird species indicates the Plan Area is
with diverse undisturbed natural habitats which are worthy of protection, particularly

the woodland, marsh and natural streams.

One of the species of conservation concern frequently recorded in Pak Sha O is the

Brown Fish Owl (Ketupa zeylonensis), which is a scarce resident in Hong Kong?. It is

! Total bird species in Hong Kong is 531.

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

it 0 BFEARGRABEETLES2RERAMETECE B Tel.No.: 2377 4387
Address: 7C, V Ga Building, 532 Castle Peak Road, 8K Fax.No.:2314 3687 FAEEMAILEEE R S RN R AR ERFRAS)
Lai Chi Kok, Kowloon, Hong Kong TE E-mail.: hkbws@hkbws.org.hk A charitable organization incorporated in Hong Kong with limited liability by guarantee



considered to be of Regional Concern® and is listed under Class Il protection in the
People’s Republic of China List of Wild Animals®. This species feeds in undisturbed,
unpolluted lowland streams and tidal creeks?. The woodlands in Pak Sha O are
breeding grounds for Brown Fish Owl, while the marshes and unpolluted natural
streams and their riparian vegetation are suitable foraging grounds and perches for
this species. The occurrence of this species and other raptor species, which are top
predators in the food web, indicates that the terrestrial and river ecosystem is in
healthy condition.

Besides avifauna, other species of conservation concerns were also recorded
including plants, mammals, dragonflies, butterflies, herpetofauna and fish. Over
1000 species of flora and fauna were recorded in Pak Sha O°. This shows that the
Plan Area is of high biological diversity and conservation value, thus should be

adequately protected.

2. The new V zone is not well-justified
1.1 The new V zone may not reflect the genuine need of villagers
From 2000 to 2012, many of the land in front (i.e. north) of the Pak Sha O village were

bought up by various developers and companies. However, in 2012, some of the

agricultural lands owned by the developer were subdivided into smaller plots by deed
poll, and many of these subdivided small plots were then sold to villagers. In the
same year, the Lands Department received small house applications in Pak Sha O,
which are located in these subdivided small plots. These small house applications
then becomes the outstanding small house demand of Pak Sha O, which has not
changed since 2012°%. The whole process seems to be very similar to the practice of
selling “ding” rights for profit and there was a recent case where villagers were
charged for fraud over construction of small houses’. Hence, we have reservations
on the genuineness of the “outstanding small house demand”, which is one of the
main justifications for a new V zone. Moreover, many of the land plots within the

new V zone and those between the new V zone and the existing village are owned by

3 Fellowes, J.R., Lau, M\W.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, Y.T. (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.

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

> Ecological data (results from surveys by individuals and green groups, and existing data extracted from
literatures and publicly available sources) compiled by Christophe Barthelemy.

6 From data provided in TPB Paper No. 9240, 9965 and 10019, the outstanding small house demand
remains at 38 and has not changed since 2012.

7 ICAC Press Release on 4 December 2015 <http://www.icac.org.hk/en/pr/index_uid_1771.html>



developer. It is uncertain if the villagers would really want to come back and live in
the village. Therefore, we consider that the new V zone may not reflect the genuine

need of the villagers and should be deleted.

1.2 Cross-village application mechanism already established

During the further representation hearing for the draft To Kwa Ping and Pak Tam Au
OZP, the Planning Department stated that “the surplus V zone (in Pak Tam Au) could
meet the SH (Small House) demand generated from cross-village applications from
other villages within the Country Park enclaves in Sai Kung North (e.g. Pak Sha O and
Pak Sha O Ha Yeung)’®. Extra land has been reserved in the V zone of Pak Tam Au.
The small house demand in Pak Sha O can be met by cross-village applications under
the current land administrative practice. Therefore, the new V zone in Pak Sha O is

unnecessary.

1.3 New V zone not compatible with the surrounding

The new V zone is within the water gathering ground as defined by the Water Services
Department, and is only 20 metres from an Ecologically Important Stream (EIS) which
is recognized by the AFCD. We are concerned the village development would
potentially lead to water pollution, threatening the aquatic organisms of conservation
concern in the EIS of Pak Sha O and the Hoi Ha Marine Park located further
downstream. Moreover, development of modern style small houses in the new V
zone would lead to a significant negative visual impact on the natural and rural
landscape and the cultural heritage of the Pak Sha O village. Furthermore, the
increase in the built-up and paved area would decrease the flood capacity of the area.
Changes to existing infrastructure may also be required (i.e. raising the level of the
existing footpaths or houses) in the future for the safety of residents and visitors as
the area will be prone to flooding. Therefore, the new V zone is not compatible with

the natural and rural setting of Pak Sha O.

3. From a freshwater marsh to a farmland then to a V zone
The area where the new V zone is currently located, was once a long abandoned
paddy field which became a freshwater marsh through natural succession. In 2012
(the same year as the division of land plots by deed poll, the transfer of
landownership from developer to villager, and the application of small houses), a
farmer from outside the village came to cultivate the area and started to drain the
wetland. In the process of drafting an OZP for Pak Sha O in 2015, the farmed area
was zoned as “Agriculture” (AGR) in draft Plan B (S/NE-PSO/B) due to its current

8 Paragraph 5(j) of the minutes of the 1083rd Town Planning Board meeting



statue. Later, amendments were made to draft Plan B and a new V zone was
proposed in draft Plan C (S/NE-PSO/C).

During the consideration of the new V zone, AFCD had “no strong view from nature

conservation perspective as most of the area had been disturbed by farming

activities”®. One of the Members even said “the stream abutting the footpath to the
village was _disturbed and the ecological value of its riparian zone should not be

significant”.

This series of events, together with the views from the Authority and the Members,
seems to match with our doubt and concern of “destroy first, build later” when
farmland rehabilitation first occurred in the marsh of Pak Sha O back in 2012. This
may also give the public an impression that farming in a wetland can degrade its

ecological value and would eventually lead to an approved village development.

The recognition and approval of the new V zone by the Town Planning Board may set
an undesirable precedent for future similar cases. We are concerned more
freshwater wetlands will be destroyed and drained by dry agricultural practices, in

hope of small house developments in the future.

4. Our recommendations
We are concerned the current draft plan would facilitate undesirable village
development in Pak Sha O and would adversely affect the natural habitat and the
wildlife inhabiting the area, including the EIS and the protected Brown Fish Owl.
Therefore, in order to protect the integrity of the ecosystem in Pak Sha O and
alleviate the development pressure from small houses, the HKBWS considers that the

new V zone should be entirely removed from the draft Plan. In addition, all

woodland, all natural streams (including the EIS) and their riparian zones should be

protected by “Green Belt (1)” or “Conservation Area” zoning. Furthermore, given

the Plan Area is of ecological importance and is within the water gathering ground,

buffer zones for the protection of streams and riparian vegetation should be zoned

“Green Belt (1)” or “Conservation Area” for at least 30 metres wide on the two sides
of the bank.

The introduction of planning control alone could not fully protect the sites from
activities such as unauthorized tree felling and vegetation removal. In order to fully

protect the ecological and landscape values of the site, as well as the overall value of

9 Paragraph 72(lI) of the minutes of the 1099th Town Planning Board meeting



the surrounding Sai Kung West Country Park, the Authority should consider including
Pak Sha O into the Sai Kung West Country Park following detailed assessments and
public consultation. HKBWS believes that Pak Sha O and surrounding areas are
qualified for such purpose given its value in terms of ecology, landscape and built
heritage.

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

cc.

The Conservancy Association
Designing Hong Kong

Kadoorie Farm and Botanic Garden
WWEF — Hong Kong



Appendix 1 - HKBWS Bird Records at Pak Sha O (1999-2014)

No Common Name® Scientific Name Level of Protection Status in| China Red Data IUCN Red List
. Concern® China® Book® (Version 2013.1)
1 |Japanese Quail Coturnix japonica LC - - Near Threatened
2 _|Eurasian Bittern® Botaurus stellaris RC - B _
3 |Von Schrenck's Bittern®® Ixobrychus eurhythmus RC R . _
4 [Black-crowned Night Heron® Nycticorax nycticorax (LC) - - -
5 |Striated Heron™® Butorides striatus (LC) - - -
6 [Chinese Pond Heron® Ardeola bacchus PRC (RC) - - -
7 _|Eastern Cattle Egret'® Bubulcus coromandus (LC) - - -
8 |Great Egret® Ardea modesta PRC (RC) - - -
9 |Intermediate Egret® Egretta intermedia RC B - -
10 |Little Egret® Egretta garzetta PRC (RC) - - -
11 _|Crested Honey Buzzard® Pernis ptilorhyncus LC Class Il Vulnerable -
12 |Crested Serpent Eagle® Spilornis cheela (LC) Class I Vulnerable -
13 |Bonelli's Eagle®® Aquila fasciata (RC) Class Il Rare -
14 |Crested Goshawk® Accipiter trivirgatus - Class Il Rare -
15 |Japanese SEarrowhawk(s) Accipiter gularis - Class Il - -
16 |Besra® Accipiter virgatus - Class Il - .
17 |Eastern Marsh Harrier®® Circus spilonotus LC Class I - -
18 |Black Kite®® Milvus migrans (RC) Class I - -
19 |White-bellied Sea Eagle®® Haliaeetus leucogaster (RC Class Il - -
20 |Eastern Buzzard®® Buteo japonicus - Class Il - -
21 [Slaty-legged Crake Rallina eurizonoides - - - -
22 |White-breasted Waterhen® Amaurornis phoenicurus - B . _
23 |Eurasian Woodcock Scolopax rusticola - - - -
24 |Pintail Snipe'® Gallinago stenura - B . _
25 |Common Snipe®® Gallinago gallinago - B . _
26 |Wood Sandpiper®® Tringa glareola LC B . _
27 |Temminck's Stint® Calidris temminckii LC - - .
28 |Oriental Turtle Dove Streptopelia orientalis - - - -
29 [Spotted Dove Streptopelia chinensis - - - -
30 [Common Emerald Dove Chalcophaps indica - - Vulnerable -
31 |Greater Coucal Centropus sinensis - Class Il Vulnerable -
32 [Chestnut-winged Cuckoo Clamator coromandus - - - -
33 _|Plaintive Cuckoo Cacomantis merulinus - - - -
34 |[Fork-tailed Drongo Cuckoo Surniculus lugubris - - - -
35 [Large Hawk Cuckoo Hierococcyx sparverioides - - - -
36 [Hodgson's Hawk Cuckoo Hierococcyx nisicolor - - - -
37 [collared Scops OwI® Otus lettia - Class Il - B
38 [Brown Fish owl® Ketupa zeylonensis RC Class Il - -
39 |Asian Barred Owlet® Glaucidium cuculoides - Class Il - -
40 |Grey Nightjar Caprimulgus jotaka LC - - -
41 [Savanna Nightjar Caprimulgus affinis - - - -
42 |[Silver-backed Needletail Hirundapus cochinchinensis - Class Il - -
43 |Pacific Swift Apus pacificus (LC) - - -
44 |House Swift Apus nipalensis - - - -
45 |Oriental Dollarbird Eurystomus orientalis - - - -
46 _|White-throated Kingfisher'® Halcyon smyrnensis (LC) - - .
47 |Black-capped Kingfisher® Halcyon pileata (LC) - - -
48 |Common Kingfisher® Alcedo atthis R R R N
49 |Great Barbet Megalaima virens - - - -
50 |Speckled Piculet Picumnus innominatus LC - - -
51 |Common Kestrel® Falco tinnunculus - Class Il - -
52 |Amur Falcon Falco amurensis - Class Il - -
53 |Eurasian Hobby® Falco subbuteo (LC) Class Il - -
54 |Black-winged Cuckoo-shrike Coracina melaschistos - - - -
55 |Swinhoe's Minivet Pericrocotus cantonensis LC - - -
56 |Ashy Minivet Pericrocotus divaricatus - - - -
57 |Grey-chinned Minivet Pericrocotus solaris LC - - -
58 |Scarlet Minivet Pericrocotus speciosus - - - -
59 |Bull-headed Shrike Lanius bucephalus - - Rare -
60 |Brown Shrike Lanius cristatus - - - -
61 |Long-tailed Shrike Lanius schach - - - -
62 |White-bellied Erpornis Erpornis zantholeuca LC - - -
63 |Black-naped Oriole Oriolus chinensis LC - - -
64 |Hair-crested Drongo Dicrurus hottentottus - - - -
65 |Black-naped Monarch Hypothymis azurea - - - -
66 |Asian Paradise Flycatcher Terpsiphone paradisi LC - - -
67 |Japanese Paradise-Flycatcher Terpsiphone atrocaudata LC - - Near Threatened
68 |Red-billed Blue Magpie Urocissa erythrorhyncha - - - -
69 |Grey Treepie Dendrocitta formosae LC - - -
70 |Collared Crow Corvus torquatus LC - - Near Threatened
71 |Large-billed Crow Corvus macrorhynchos - - - -
72 |Cinereous Tit Parus cinereus - - - -
73 |Yellow-cheeked Tit Parus spilonotus - - - -
74 |Eurasian Skylark Alauda arvensis - - - -
75 |Red-whiskered Bulbul Pycnonotus jocosus - - - -
76 |Chinese Bulbul Pycnonotus sinensis - - - -
77 |Mountain Bulbul Ixos mcclellandii - - - -
78 |Chestnut Bulbul Hemixos castanonotus - - - -
79 |Barn Swallow Hirundo rustica - - - -
80 |Red-rumped Swallow Cecropis daurica - - - -
81 |Pygmy Wren-babbler Pnoepyga pusilla - - - -
82 |Mountain Tailorbird Phyllergates cucullatus - - - -
83 |Japanese Bush Warbler Horornis diphone - - - -
84 |Manchurian Bush Warbler Horornis borealis - - - -
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Appendix 1 - HKBWS Bird Records at Pak Sha O (1999-2014)

No. G e Scientific Name Level of Protection Status in| China Red Data IUCN Red List
. Concern® China® Book® (Version 2013.1)
85 |Brown-flanked Bush Warbler Horornis fortipes - - - -
86 |Asian Stubtail Urosphena squameiceps - - - -
87 |Dusky Warbler Phylloscopus fuscatus - - - -
88 |Radde's Warbler Phylloscopus schwarzi - - - -
89 [Chinese Leaf Warbler Phylloscopus yunnanensis - - - -
90 |Pallas's Leaf Warbler Phylloscopus proregulus - - - -
91 |Yellow-browed Warbler Phylloscopus inornatus - - - -
92 |Arctic Warbler Phylloscopus borealis - - - -
93 |Two-barred Warbler Phylloscopus plumbeitarsus - - - -
94 |Pale-legged Leaf Warbler Phylloscopus tenellipes - - - -
95 |Eastern Crowned Warbler Phylloscopus coronatus - - - -
96 |Goodson's Leaf Warbler Phylloscopus goodsoni LC - - -
97 |Martens's Warbler Seicercus omeiensis
98 |Black-browed Reed Warbler Acrocephalus bistrigiceps - - - -
99 |Manchurian Reed Warbler Acrocephalus tangorum - - - Vulnerable
100 [Russet Bush Warbler Locustella mandelli - - - -
101 |Pallas's Grasshopper Warbler Locustella certhiola LC - - -
102 |Zitting Cisticola Cisticola juncidis LC - - -
103 |Plain Prinia Prinia inornata - - - -
104 |Common Tailorbird Orthotomus sutorius - - - -
105 |Streak-breasted Scimitar Babbler Pomatorhinus ruficollis - - - -
106 |Rufous-capped Babbler Stachyris ruficeps LC - - -
107 |Chinese Hwamei Garrulax canorus - - - -
108 |Masked Laughingthrush Garrulax perspicillatus - - - -
109 |Greater Necklaced Laughingthrush Garrulax pectoralis - - - -
110 |Black-throated Laughingthrush Garrulax chinensis - - - -
111 |Blue-winged Minla Minla cyanouroptera - - - -
112 |Chesnut-collared Yuhina Yuhina castaniceps (LC) - - -
113 |Chestnut-flanked White-eye Zosterops erythropleurus - - - -
114 |Japanese White-eye Zosterops japonicus - - - -
115 [Velvet-fronted Nuthatch Sitta frontalis - - - -
116 |[Common Myna Acridotheres tristis - - - -
117 |Red-billed Starling® Spodiopsar sericeus RC - - -
118 |Black-collared Starling Gracupica nigricollis - - - -
119 |Orange-headed Thrush Geokichla citrina LC - - -
120 [Siberian Thrush Geokichla sibirica - - - -
121 |White's Thrush Zoothera aurea - - - -
122 |Grey-backed Thrush Turdus hortulorum - - - -
123 |Japanese Thrush Turdus cardis - - - -
124 |Common Blackbird Turdus merula - - - -
125 |Eyebrowed Thrush Turdus obscurus - - - -
126 |Pale Thrush Turdus pallidus - - - -
127 |Brown-headed Thrush Turdus chrysolaus LC - - -
128 |Dusky Thrush Turdus eunomus LC - - -
129 |Oriental Magpie Robin Copsychus saularis - - - -
130 |Grey-streaked Flycatcher Muscicapa griseisticta - - - -
131 |Dark-sided Flycatcher Muscicapa sibirica - - - -
132 |Asian Brown Flycatcher Muscicapa latirostris - - - -
133 |Ferruginous Flycatcher Muscicapa ferruginea PRC - - -
134 |Hainan Blue Flycatcher Cyornis hainanus - - - -
135 |Fujian Niltava Niltava davidi - - - -
136 |Blue-and-white Flycatcher Cyanoptila cyanomelana - - - -
137 |Verditer Flycatcher Eumyias thalassinus - - - -
138 |Lesser Shortwing Brachypteryx leucophris LC - - -
139 [Siberian Blue Robin Luscinia cyane LC - - -
140 |Rufous-tailed Robin Luscinia sibilans - - - -
141 |Siberian Rubythroat Luscinia calliope - - - -
142 |White-tailed Robin Myiomela leucura
143 |Red-flanked Bluetail Tarsiger cyanurus - - - -
144 |Blue Whistling Thrush Myophonus caeruleus - - - -
145 |Yellow-rumped Flycatcher Ficedula zanthopygia - - - -
146 |Narcissus Flycatcher Ficedula narcissina - - - -
147 |Mugimaki Flycatcher Ficedula mugimaki - - - -
148 |Red-throated Flycatcher Ficedula albicilla - - - -
149 |Daurian Redstart Phoenicurus auroreus - - - -
150 [Blue Rock Thrush Monticola solitarius - - - -
151 |Stejneger's Stonechat Saxicola stejnegeri - - - -
152 |Grey Bush Chat Saxicola ferreus LC - - -
153 |Orange-bellied Leafbird Chloropsis hardwickii LC - - -
154 |Fire-breasted Flowerpecker Dicaeum ignipectus - - - -
155 |Scarlet-backed Flowerpecker Dicaeum cruentatum - - - -
156 |Fork-tailed Sunbird Aethopyga christinae - - - -
157 |Eurasian Tree Sparrow Passer montanus - - - -
158 |White-rumped Munia Lonchura striata - - - -
159 |Scaly-breasted Munia Lonchura punctulata - - - -
160 |Forest Wagtail Dendronanthus indicus - - - -
161 |Eastern Yellow Wagtail Motacilla tschutschensis - - - -
162 |Grey Wagtail Motacilla cinerea - - - -
163 |White Wagtail Motacilla alba - - - -
164 |Richard's Pipit Anthus richardi - - - -
165 |Olive-backed Pipit Anthus hodgsoni - - - -
166 |Pechora Pipit Anthus gustavi LC - - -
167 |Brambling Fringilla montifringilla - - - -
168 |Chinese Grosbeak Eophona migratoria LC - - -
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Appendix 1 - HKBWS Bird Records at Pak Sha O (1999-2014)

No. G e Scientific Name Level of Protection Status in| China Red Data IUCN Red List
. Concern® China® Book® (Version 2013.1)

169 |Tristram's Bunting Emberiza tristrami - - - -

170 |Chestnut-eared Bunting Emberiza fucata LC - - -

171 |Little Bunting Emberiza pusilla - - - -

172 |Yellow-browed Bunting Emberiza chrysophrys - - - -

173 |Yellow-breasted Bunting Emberiza aureola RC - - Endangered
174 |Chestnut Bunting Emberiza rutila - - - -

175 |Black-faced Bunting Emberiza spodocephala - - - -

Note:

(1) All wild birds are Protected under Wild Animal Protection Ordinance (Cap. 170)

(4) Fellowes et al. (2002): GC=Global Concern; LC=Local Concern; RC=Regional Concern; PRC=Potential Regional Concern; PGC: Potential Global Concern.
Letters in parentheses indicate that the assessment is on the basis of restrictedness in nesting and/or roosting sites rather than in general occurrence.

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

(B2 R ORE BT B4 5k (198941 714 FIMRESS R RS BR 8 i1 7))

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

(7) IUCN (2013). IUCN Red List of Threatened Species. Version 2013.1

(8) Protected under Protection of Endangered Species of Animals and Plants Ordinance (Cap. 586)
(9

Wetland-dependent species (including wetland-dependent species and waterbirds)

Species of conservation interest is in bold type face

Page 3 of 3




hbed

#( s

AN Miffy Ng [{
< T=HEE: 04H02H20165 257U 10:11
N tpbpd @pland. gov.hk
xE: DHK Representation on Draft Pak Sha O Outline Zoning Plan
B 20160202 DHK OZP PSO 1 _Feb 2016.pdf

Dear sirs,

Attached please our representation on the captioned.

Miffy

Designing Hong Kong Limited

Tel: 3104.2765

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: https://www.facebook.com/DesiggingHongKong
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Hong Kong, 4 February 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
Draft Pak Sha O Outline Zoning Plan
No. S/NE-PSO/1
Dear Chairman and Members,

Designing Hong Kong objects to the captioned Outline Zoning Plan.

Pak Sha O is an enclave surrounded by the Sai Kung West Country Park (SKWCP). The enclave is physically,
ecologically, geologically, aesthetically, and from a landscape and recreational point of view, fully connected
with SKWCP. There is a need to strengthen control over development in enclaves in order to preserve the
integrity of Country Park.

Pak Sha O is a traditional Hakka style village which has been well maintained, and the outlook and layout of the
village has NOT YET been damaged by the chaotic construction of New Territories Exempted Houses (small

houses). The proposed new “Village Type Development” zone (V zone) will certainly affect the harmony of the
existing historic cluster of buildings.

We therefore strongly oppose the V zone and urge for it to be deleted.

We call on the Board to ensure there is a comprehensive strengthening of control over development in Pak Sha
0 and protection of this traditional village. We urge the Board to protect the ecology, aesthetics, and landscape
of Pak Sha O and the surrounding Country Park.

Limited the development area for Small Houses

e The Small House Policy is abused for investment rather than for housing needs. A recent land search by the
Conservation Association shows that 60% of the land lots within the proposed new V zone were sold to the
developer named Xinhua Bookstore Xiang Jiang Group Limited in mid-2012. Since, the developer
systematically carved out land lots and transferred the lands to villagers who have ‘ding rights’ to apply for
small houses. 14 small house applications are fall within these carved land lots. At the same the developer
has continued the acquisition of land in Pak Sha O (figure 1).

e This information indicates that the claimed genuine demand for small houses as provided for under the
small house policy may not be correct.

e These transactions give rise to reasonable suspicions that the villagers sold the beneficial benefit in their
‘ding rights’ and are now acting as frontmen for the developer. As such the Board risks aiding and abetting
an illegal scheme aimed at abuse of the proposed V zone for profit making rather than to address the
genuine demand by indigenous villagers.

e According to TPB paper No. 10019, surplus land within the “V” zone of Pak Tam Au OZP was designated to
meet the small house demand of other villages within the WGG in Sai Kung North, including Pak Sha O and
Pak Sha O Ha Yeung, under the administrative measure of permitting cross-village small house applications.
At the TPB meeting of To Kwa Ping and Pak Tam Au OZP No. S/NE-TKP/1 dated 14 April 2015, the Village

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 3107 Fax:+852 2187 2305
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Representative Mr Ho Kam Wah mentioned that ‘he agreed with the arrangement of cross-village SH
applications from villages falling within WGGs to Pak Tam Au Village.’ and clarified that ‘the village had so
far accepted at least 5 cross-village SH applications from Pak Sha O Village.” There thus appears that
sufficient land has been reserved in Sai Kung for Pak Sha O small house development. The expansion of V
zone in Pak Sha O is thus not justified.

® The natural wetland habitat was largely destroyed in mid-2012 under the excuse of agriculture
rehabilitation. ! Little has been achieved to this effect other than destruction of the local ecology. The
farmland are owned by developers and the famers are employed and not local inhabitant villagers. This
appears a “destroy first, develop later” attitude of the landowners with much of the ecology of the area
removed in what appears “fake agriculture usage” of the land prior to the DPA. If TPB approve the proposed
new V zone, it will set an undesirable precedent rewarding similar behavior elsewhere.

e The visual, landscape and historical value of the valley will be destroyed by the proposed new small house
development. With reference to Mr Christophe Barthélémy’s photomontage (figure 2), it shows that there
is no natural barrier from the two main access points to the village. The ‘dense woodland’ mentioned in TPB
paper No. 10019 served as a buffer, in fact neglects other visually sensitive receivers. The TPB members has
also expressed their concern on the visual buffer between the new V zone and the existing village in the
TPB meeting dated 13 November 2015. The possibility of planting trees at the lawn to act as buffer
suggested by Planning Department is not guaranteed. No small houses to be permitted within the OZP will
avoid the impact on the visual, landscape and historical value of this Hakka villages.

e There is no road connection and the area has a high landscape and ecological value. Residents need to rely
on the narrow footpath connected Hoi Ha Road. The proposed new V zone will generate demand for at least
34 vehicles. However, there are no parking facilities at the village or along Hoi Ha Road. The impacts of
(authorized/unauthorized) parking on Hoi Ha Road and the surrounding park have not been considered. A
clear transport plan must be identified prior to any decision over the zoning of land for development.

® Pak Sha O lies on WGG of WSD in which septic tanks are not permitted. The impacts of the increase in
development and human activities have not been considered.

e The Hoi Ha EIS is adjacent to the proposed new V zone and runs to the protected Hoi Ha Wan. The effluent
water discharge and increase in muddy run-off impacts of construction and increase in habitation. For
these reasons the V zone should not be designated for this area.

e The proposed new V zone is surrounded by the EIS and only by 20 meters buffer. The draft plan has not
considered the flooding risk during rainstorms, alternatively, high podiums will be constructed resulting in
detrimental impacts on the landscape.

e Ifany development is to be permitted, there should first be a detailed village layout specifying site
formation heights, sewage treatment, drainage, footways, and vehicular access whether to be implemented
by the private land owners or the public prior to any development.

B EORWET TR,
httgs://hk.news.yahoo.com/%E7%99%BD%E6%BZ%99%E6%BE%B3%E6%BF%95%E5%9C%BO%E9%81%AD%E5%A4%B7%E5%B9%83-
Y%E7 %99%BC%E5%B1%95-220948352 . html

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
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Agriculture and Green Belt zoning provides insufficient protection

e Development puts the area along the EIS, stream and country parks at risk. House or small house should be
removed from column 1 or 2 for AGR or GB zones.

e In general, building small house applications are frequently approved for ‘Agriculture’ and ‘Green Belt’ zone.
The approval rate of small house application in ‘Agriculture’ zone was 60%.2 The proposed ‘Agriculture’
mostly lies on ‘Village Environ’. ‘Small House’ in column 2 provides false hope for the villagers, promotes
destruction of the ecology to increase the chance of future development approvals, and will thus have
detrimental impacts on the local ecology, landscape, and the ability to genuinely farm the land.

e Moreover, the 20 meters buffer along the EIS, stream and its riparian zone and the area connected to the
country park should be zoned CA to prevent polluted water running into the EIS.

Designing Hong Kong Limited
February 2016

> LCQI17: Land reserved for building New Territories small houses (6 Feb 2013)
http://gia.info.gov.hk/general/201302/06/P201302060426_0426 106939.pdf

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
Tel: +852 3104 3107 Fax:+852 2187 2305
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60% of land lots have been sold to the developer
Xinhua Bookstore Xiang Jiang Group Limited

The developer has sysiematically carved out land lots and {rans-
ferred these (o villagers since mid-2012, and continued {o acquire

land in Pak Sha 0. Currently, about 50% of land lots are under the
developer

Unit 7, 5/F, Eastern Harbour Centre,28 Hoi Chak Street, Quarry Bay,
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Figure 2

PSO Village

DESTRUCTION OF THE LANDSCAPE

AND HISTORICAL QUALITIES OF PSO
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*E:  Comments on Pak Sha O OZP - DPA/NE-PS0Q/1
Ffi 4 TPB 2 Feb 16.docx

Dear Sir/Madam

Please find enclosed comments fro}xw Friends of Hoi Ha on the draft Pak Sha O outline Zoning Plan, DPA/NE-PSO/1.

You may quote Friends of Hoi ha as the originator of this letter but we would ask that the names of the signatories be kept
confidential.

Regards

Secretary
FOHH

! Jo4&






FRIENDS OF HOI HA
21C Hoi Ha Village

Sai Kung Country Park
New Territories

Hong Kong

Tel: (+852) QiSAmND
Fax: (+852) il

Email: G

2 February 2016

Secretary
Town Planning Board

15/F, North Point Government Offices
333 Java Road

North Point

Hong Kong

Dear Sir/Madam

Draft Pak Sha O Draft Outline Zoning Plan No: DPA/NE-PS0O/1

1. Friends of Hoi Ha support some of the amendments to the draft Pak Sha O OZP
promulgated in the latest draft but still have serious reservations on the overall plan,
which threatens to destroy the ambience, landscape and cultural value of Pak Sha O and
Pak Sha O Ha Yeung, which are important resources for the whole of Hong Kong.

EXISTING VILLAGE CLUSTERS

2. The Board has recognised the cultural, architectural and landscape value of the existing
cluster of buildings in both Pak Sha O and Pak Sha O Ha Yeung and the designation of
these areas as “V1” Zones is welcome. However, the limitations on building activities
do not go far enough to safeguard the villages. As well as the proposed limits to building
activities, it should be made quite clear that any alterations to existing buildings or any
new buildings constructed must not exceed the vertical profile of the present buildings
and must be designed so as to be in harmony with the existing buildings in colour, style
and construction methods. It would only take one inappropriate building to completely
ruin the harmonious nature of the existing building clusters.

DESIRE VERSUS NEED FOR NEW HOUSES

3. The Draft OZP refers to an outstanding Small House Demand for 49 houses; however,
1o attempt has been made to justify this figure, which forms a basis for planning
decisions. The figure was given by the Indigenous Village Representative without any
accompanying justification and without any audit being made of this figure. The reality
is that not a single Indigenous Villager has lived in the village for over 20 years. If an
Indigenous Villager had wanted to move back into the village, then there are plenty of
habitable dwellings which could have been bought or rented — existing tenants could
have been replaced by Indigenous Villagers had they wished to move into the village.
The figure of 49 does not reflect any real “need” for housing by Indigenous Villagers — it
is, purely, a “wish-list” dreamt up by a person with a considerable vested interest and

: 1048
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represents g desire for absentee Indigenous Villagers to make considerable amounts of
money fipmi sellin® their “Ding” rights without any intention to ever live in the houses.
These achmé% serjous abuse of the Small House Policy. Itis completely

b

unac .gefit‘aﬁl‘é' ihaﬁﬁajér planning decisions concerning the future of the Pak Sha O
enclave were based on a number given by an individual without any attempt being made
to assess the validity of the figure.

The actual “need” for houses to be built at Pak Sha O to provide housing for entitled
Indigenous Villagers is negligible. The TPB has recognised that spare land within the V-
Zone at Pak Tam Au could be made available for entitled villagers from other villagers.
The very few genuine applicants for housing under the Small House Policy from the
indigenous diaspora of Pak Sha O should be allocated spare lots at Pak Tam Au in order
to safeguard the environment at Pak Sha O. '

ROLE OF RURAL COMMITTEE

5.

Since the publication of the Rural Representative Election Ordinance (Cap. 576), Rural
Committees have an obligation to represent not only Indigenous Villagers, wherever they
may live, but, also, to represent village residents. There are no Indigenous-Villagers
living in the Pak Sha O enclave, but there are a number of residents living in the village
houses with long-term stakes in the village. It was incumbent upon the Sai Kung North
Rural Committee to assess the feelings of village residents before commenting on the
draft plans for Pak Sha O; however, no approach was made by the Rural Committee to
residents in order to gauge their opinions. The comments of the Sai Kung North Rural

Committee, which has asked for an increase in size of the V-zone to allow large numbers-

of houses to be built, are based, purely, on the wishes of absentee Indigenous Villagers
and have taken no account of the views of villagers who actually live in the village.
SKNRC have been asked for copies of the minutes of meetings which discussed Pak Sha
O to see on what basis their comments were made, but the minutes are deemed not-
disclosable to members of the public and they have not replied to a letter requesting
disclosure. The Tai Po District Council have supported the line taken by SKNRC, also
without consulting village residents. Given the completely biased nature of the
comments made by both the SKNRC and the Tai Po DC, which are based on the money-
making desires of people who have no desire to live in the villages and who care little for
the future of the villages, the TPB should discard all comments made by these bodies
until such time as they can be seen to include the views of the actual villagers who live in
Pak Sha O and Pak Sha O Ha Yeung.

LAND OWNERSHIP

6.

The large majority of the land being designated as V-zone in the draft OZP belongs to, or
has recently been owned by a development company — trading under the name Xinhua
Bookstore. Since the company bought the land, the lots have been subdivided and some
have been sold to Indigenous Villagers in connection with Small House applications.
These individual applications are co-ordinated and appear to be part of a greater plan to
build up to 50 houses in the area under a single plan. These actions give rise to the
strong suspicion that the land ownership activities at Pak Sha O are part of a scheme by
which villagers® “Ding” rights are controlled and bought by developers. These activities,

2



which have been well known in the New Territories for years, have recently been shown
to be illegal — the legal position has been reinforced by senior Government officials,
including the Secretary for Development, who has ruled that the Small House Policy
does not give Indigenous Villagers the right to sell their “Ding” rights.

In the past, the TPB has put aside ownership issues and has claimed that such issues did
not fall under their remit. However, it is time for this “head in the sand” approach to stop.
The TPB is aware of the facts, and the reality of the situation is that the land being
designated by the TPB for building can only be developed through illegal activities. V-
zones are meant as areas for Indigenous Villagers to legally build under the Small House
Policy. Land owned by developers and sold temporarily to entitled persons for the
purposes of applying for houses on behalf of developers should not be knowingly zoned
by the TPB as building land — to do so is, effectively, making the TPB accessories to
criminal fraud.

The TPB may lack the resources or remit to investigate the potential for fraud — in which
case, the TPB’s papers should be handed to the relevant authorities to mount an
investigation into the potentially illegal activities. Only if areas can be developed legally
should they be released as V-zone.

AGRICULTURE

9

10.

Ile

The agricultural activities at Pak Sha O are on land owned by developers and the farmers
are not local Indigenous Villagers. The main purpose of the agriculture has been to
destroy and drain ecologically-important marshland which had developed in the 30+
years since the Indigenous Villagers stopped farming, and to clear surrounding areas of
vegetation in order to condition the entire area for building.

As is mentioned in the Draft OZP, the area is within a Water Gathering Ground. This,
plus the fact that the stream leads down the valley and discharges into Hoi Ha Wan
Marine Park/SSSI means that the control of water quality in the area is of paramount
importance. The OZP’s insistence that any agricultural activities should not use
pesticides, and fertilisers can be used only with permission, is welcome — however, it
should be noted that the present farmers use considerable quantities of both pesticides
and fertilisers and have not been restricted in their activities, The policing of these
activities needs to start immediately.

The recent clearance of the area now designated for agriculture in the Draft OZP is an
extension of the developer’s policy to clear land of anything of ecological value,
ostensibly for agriculture, prior to an application to re-zone the area for building.

SEWAGE DISPOSAL

12

The Draft Pak Sha O Outline Zoning Plan contains provision for the building of an extra
34 NTEHs. The plan envisages the population of the village of Pak Sha O rising from
under 50 to 280 persons. According to EPD estimates (EPD Technical Paper
EPD/TP1/05, Guidelines for Estimating Sewage Flows Jor Sewage Infrastructure
Planning version 1 by Wallace YM YIU E(SI)7 dated March 2005 ~ Table T-1 ), the Unit
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13.

14.

15.

16.

Flow Factor which should be used for planning purposes to assess the volume of sewage
from a modern village house is 0.27m’ per person. Thus, under the draft OZP, the
volume of sewage produced by the village of Pak Sha O will rise from 13.5m/day to
75.6m>/day. The Government has no plans to construct a sewage mains system to Pak
Sha O.

The Draft OZP recognises that the village lies within a Water Gathering Ground and that
“in general” the use of septic tank and soakaway systems is not allowed and that there
should be “demonstrably effective means (such as proper waste water treatment plant) to
ensure that the effluent water quality is acceptable”. However, the use of the wording
“in general” is of concern, particularly in the light of the fact that the OZP makes the
comment later in the paragraph that there is “sufficient administrative mechanism to
ensure the water quality”. Paragraph 7.2.6 of the Explanatory Notes of the Draft OZP
states the following:

“There is no existing or planned public sewerage for the Area. At present, on-site
discharge system such as septic tanks and soakaway pits are generally used in
traditional villages. They would only satisfy the requirements of individual lots.
Any increase in population or number of visitors to the Area or further recreation/
residential developments will require additional facilities”.

These wordings could be construed to mean that when the LandsD and other departments
considers each application individually, on its own merits, a septic tank could be
considered as satisfying the requirements of an individual lot. As a planning authority, it
is incumbent on the TPB to consider the proposed OZP as a whole, not as individual
applications. Therefore, it must be made unambiguous in the final OZP that septic
tank/soakaway systems are unacceptable for each and every new house being
contemplated at Pak Sha O, whether they be considered individually or collectively, and .
that other systems will have to be constructed to ensure that the Water Gathering Ground
is not polluted. Thus, a system of effectively treating sewage other than by a septic
tank/soakaway system must be devised before any new house is constructed at Pak Sha
0.

The proposed new V-Zone in the Draft OZP is in an area with a high water table. Thus,
if septic tanks were to be considered, any Percolation Test, as defined by EPD’s
ProPECC 5/93, would fail — the area is, in any case, unsuitable for septic tank/soakaway
systems.

There are several solutions which might be feasible; however, there are many problems:

a. A collective sewage treatment system would require a considerable amount of land —
the Government should not provide land for private sewage disposal systems and so
this land will have to come from the privately-owned areas.

b. The area in the new V-Zone and in the other privately-owned areas is unsuitable for
most collective systems because it is an area of high water table and close to streams.



Any collective system should be constructed to cater for the entire new building
plan — 31 houses at Pak Sha O and 3 houses at Pak Sha O Ha Yeung and, ideally, to
serve, also, the existing houses.

The sewage treatment system must be in place coincident with the first new house
being built.

Any new system catering for 30+ houses and in the region of 75m” of sewage per
day will be expensive and will have to be paid for by the builders of the houses.

Given that the V-Zone is, supposedly, dedicated to individual Small House Policy
applications, it is difficult to see how the applications will be co-ordinated and the
sewage scheme paid for unless the applications are part of an illegal scheme co-
ordinated by a developer, as described above.

17. Given the above constraints, the inescapable conclusion is that the provision of the
necessary sewage treatment facilities to ensure that the Water Gathering Ground is not

.polluted by the construction of 34 houses at Pak Sha O, applied for on an individual basis

2

is technically and practically not feasible.

18. The TPB has mentioned 14 existing applications for the building of houses under the
Small House Policy. If these applications do not contain provisions for the treatment of
sewage other than by septic tank/soakaway systems, they should be refused forthwith.

INFRASTRUCTURE

19. Quite apart from the lack of facilities to cope with a large increase in sewage effluent
from an expanded village, other aspects of infrastructure are inadequate to support an
increase in village size.

a.

The village is not on a road and, therefore, there is no Emergency Vehicle Access to
the village. A development of more than 10 houses, if considered as a whole, needs
to be provided with access for emergency vehicles. Again, the TPB must consider

the proposed development as a whole and not as 34+ individual applications, which

could bypass this vital requirement which is necessary for the safety of future
residents.

There is no provision for parking on the nearest road to the village, which is narrow
and, particularly at weekends, busy. The access path to the village is sited just after
a downhill bend in the road and so vehicles parked in the road at this point are a
hazard to the vehicles and bicycles which use this road. There is, quite simply,
nowhere for more village residents to park their cars — and personal transport is
required for this area where there is inadequate public transport.

20. The TPB is a Planning Authority — it is, therefore, quite unacceptable that they should
completely ignore the cumulative impacts of tripling the size of a village in a remote area.
Despite the TPB’s utterances in the past that sufficient safeguards are inherent in the
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subsequent planning process to ensure the proper provision of infrastructure to cope with
building on the scale allowed by TPB’s zoning proposals, this has proven not to be the
case. The subsequent planning processes assess each planning application in isolation
and the LandsD have made statements on the record stating that planning aspects such as
infrastructure, access and land ownership issues are not considered by them. Who,
therefore, is responsible for assessing the infrastructure needs of a potentially large
development, if not the TPB?

GREEN BELT ZONE

21.

22.

Green Belts are becoming increasingly considered as reservoirs of building land and up
to 30% of applications to build on Green Belt are being approved. The zoning of the
sensitive ecological areas at Pak Sha O and Pak Sha O Ha Yeung as Green Belt is,
therefore, completely inadequate to ensure the long-term protection of these areas. Areas
within 30 metres of streams should be designated as Conservation Area to ensure proper
protection of both the riparian areas and the ecologically-sensitive streams themselves.
The remaining Green Belt Areas should be designated as Green Belt 1 — as for the Hoi
Ha OZP - to make it clear that these areas are not to be considered as future areas for
development.

In addition to the above safeguards, it is essential that all areas have “Agricultural Use”
placed in Column 2 of the schedules. At Hoi Ha and several other enclaves, Green Belts,
Conservation Areas and Coastal Protection Areas are being “trashed”, using the excuse
of farming. Without the control of bogus agricultural activities, the protection of areas
zoned for conservation is completely meaningless — landowners can destroy areas of
great ecological value with impunity — either in the belief that a “worthless” area can be
re-zoned for development or “because they can”. These environmentally-destructive
practices must be curtailed — particularly in areas such as Pak Sha O, where the
landscape and ambience of the area is of such public importance.

CONCLUSIONS

23.

24.

25,

The TPB has, rightly, recognised the unique cultural, historical, environmental and
landscape value of the Pak Sha O enclave as a valuable resource for the whole of Hong
Kong. Therefore, it is incumbent upon the TPB to ensure that the OZP provides
protections to ensure that the area’s value is maintained for the future. The construction
of even a single NTEH in the area will critically damage the ambience of the entire area,
and the construction of 34 NTEHs, as envisaged by the Draft OZP, will destroy the area
for ever.

Any new construction in the V1 zones must be in keeping with the present buildings.

As the major planning authority, the TPB must assess the infrastructure needs of the
potential village expansion — if basic needs such as Emergency Vehicle Access and
adequate sewage treatment facilities cannot be practically provided to a proposed V-zone,
then the area should not be designated as such.



26.

27.

28.

29

30.

3115

32

33%

34,

The proposed V-zone is not justified by the number of Indigenous Villagers who have a
genuine need for housing in accordance with the Small House Policy.

Houses cannot be practically and legally constructed in the proposed V-zone because:

a. The method being used to apply for building permissions is likely to be illegal.

b.  There is no prospect of a practical solution to prevent sewage from polluting the
streams in the Water Gathering Ground.

c. Emergency Vehicle Access cannot be provided.

Therefore, the “new” V-zone area should be deleted from the plan and replaced by Green
Belt 1 or Conservation Area.

Any Indigenous Villagers who have a genuine need for housing can be allocated plots at
Pak Tam Au, where there is spare land — as recognised by the TPB.

An area 30 metre around streams must be made Conservation Area to provide protection
to the streams and riparian zones.

The remaining Green Belt areas should become Green Belt 1 to make it clear that they
are not reservoirs of building land.

Agriculture must be strictly controlled in all zones by the placing of “Agricultural Use”
into Column 2 of the schedules — farming should not utilise pesticides and the use of
fertilisers must be controlled to ensure zero pollution of the streams.

A separate Agricultural Zone is not justified and this area on the Draft OZP should be
designated as Conservation Area or Green Belt 1. If landowners wish to pursue
agricultural activities, they can apply to do so in any of the zonings where Agricultural
Use is allowed — however, Agricultural Use should be placed in Column 2 in all of the
schedules to ensure that farming does not utilise pesticides or fertilisers which may
pollute the water courses.

Despite statements made by the TPB, the planning processes subsequent to OZP
gazetting do not provide any safeguards against the cumulative impacts of

developments — for instance, the safety of residents where no Emergency Vehicle Access
is provided and the pollution of water courses by individual septic tanks. Once an OZP
has been gazetted, planning permissions are given on an individual basis, despite the fact
that, as at Pak Sha O, the applications are co-ordinated by a development company and
are part of a large-scale building plan for the area. In order to fulfil its role as a planning
authority, the TPB must assess the cumulative impact of such large-scale developments
and should incorporate the necessary restrictions to ensure public safety and protection of
the environment within the OZP and not delegate this function to a system which is
incapable of seeing beyond individual building applications.

You may credit this letter as emanating from Friends of Hoi Ha but we would ask that
the identities of the signatories be kept confidential.
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Yours faithfully

Chair, Friends of Hoi Ha

Secretary, Friends of Hoi Ha
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Wi tpbpd@pland.gov.hk

xE: Pak Sha O OZP - DPA/NE-PSO/1

Fs 4 TPB 2 Feb 16.docx; Landscape Assessment Pak Sha O.pdf; SCENARIOS REPORT.pdf

Dear Sir/Madam

We have just been given 2 interesting and relevant Landscape Assessments of the Pak Sha O enclave, which we wouid like
included in our comments submitted in my email of 2 Feb 16. 1 have added a new paragraph 23 to our original submission
to mention these assessments. | would be grateful if this new information could be included with our submission.

As before, the comments can be credited to Friends of Hoi Ha but we request that the names of the signatories be kept
confidential.

Regards

Secretary, Friends of Hoi Ha



FRIENDS OF HOI HA F 0 Tel:
21C Hoi Ha Village Fax:
Sai Kung Country Park Email:
New Territories H H

Hong Kong

4 February 2016

Secretary

Town Planning Board

15/F, North Point Government Offices
333 Java Road

North Point

Hong Kong

Dear Sir/Madam

Draft Pak Sha O Draft Outline Zoning Plan No: DPA/NE-PSO/1

1.

Friends of Hoi Ha support some of the amendments to the draft Pak Sha O OZP
promulgated in the latest draft but still have serious reservations on the overall plan,
which threatens to destroy the ambience, landscape and cultural value of Pak Sha O and
Pak Sha O Ha Yeung, which are important resources for the whole of Hong Kong.

EXISTING VILLAGE CLUSTERS

2.

The Board has recognised the cultural, architectural and landscape value of the existing
cluster of buildings in both Pak Sha O and Pak Sha O Ha Yeung and the designation of
these areas as “V1* Zones is welcome. However, the limitations on building activities
do not go far enough to safeguard the villages. As well as the proposed limits to building
activities, it should be made quite clear that any alterations to existing buildings or any
new buildings constructed must not exceed the vertical profile of the present buildings
and must be designed so as to be in harmony with the existing buildings in colour, style
and construction methods. It would only take one inappropriate building to completely
ruin the harmonious nature of the existing building clusters.

DESIRE VERSUS NEED FOR NEW HOUSES

3.

The Draft OZP refers to an outstanding Small House Demand for 49 houses; however,
no attempt has been made to justify this figure, which forms a basis for planning
decisions. The figure was given by the Indigenous Village Representative without any
accompanying justification and without any audit being made of this figure. The reality
is that not a single Indigenous Villager has lived in the village for over 20 years. If an
Indigenous Villager had wanted to move back into the village, then there are plenty of
habitable dwellings which could have been bought or rented — existing tenants could
have been replaced by Indigenous Villagers had they wished to move into the village.
The figure of 49 does not reflect any real “need” for housing by Indigenous Villagers — it
is, purely, a “wish-list™ dreamt up by a person with a considerable vested interest and
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represents a desire for absentee Indigenous Villagers to make considerable amounts of
money from selling their “Ding” rights without any intention to ever live in the houses.
These actions are a serious abuse of the Small House Policy. It is completely
unacceptable that major planning decisions concerning the future of the Pak Sha O
enclave were based on a number given by an individual without any attempt being made
to assess the validity of the figure.

The actual “need” for houses to be built at Pak Sha O to provide housing for entitled
Indigenous Villagers is negligible. The TPB has recognised that spare land within the V-
Zone at Pak Tam Au could be made available for entitled villagers from other villagers.
The very few genuine applicants for housing under the Small House Policy from the
indigenous diaspora of Pak Sha O should be allocated spare lots at Pak Tam Au in order
to safeguard the environment at Pak Sha O.

ROLE OF RURAL COMMITTEE

o

Since the publication of the Rural Representative Election Ordinance (Cap. 576), Rural
Committees have an obligation to represent not only Indigenous Villagers, wherever they
may live, but, also, to represent village residents. There are no Indigenous Villagers
living in the Pak Sha O enclave, but there are a number of residents living in the village
houses with long-term stakes in the village. It was incumbent upon the Sai Kung North
Rural Committee to assess the feelings of village residents before commenting on the
draft plans for Pak Sha O; however, no approach was made by the Rural Committee to
residents in order to gauge their opinions. The comments of the Sai Kung North Rural
Committee, which has asked for an increase in size of the V-zone to allow large numbers
of houses to be built, are based, purely, on the wishes of absentee Indigenous Villagers
and have taken no account of the views of villagers who actually live in the village.
SKNRC have been asked for copies of the minutes of meetings which discussed Pak Sha
O to see on what basis their comments were made, but the minutes are deemed not-
disclosable to members of the public and they have not replied to a letter requesting
disclosure. The Tai Po District Council have supported the line taken by SKNRC, also
without consulting village residents. Given the completely biased nature of the
comments made by both the SKNRC and the Tai Po DC, which are based on the money-
making desires of people who have no desire to live in the villages and who care little for
the future of the villages, the TPB should discard all comments made by these bodies
until such time as they can be seen to include the views of the actual villagers who live in
Pak Sha O and Pak Sha O Ha Yeung.

LAND OWNERSHIP

6.

The large majority of the land being designated as V-zone in the draft OZP belongs to, or
has recently been owned by a development company — trading under the name Xinhua
Bookstore. Since the company bought the land, the lots have been subdivided and some
have been sold to Indigenous Villagers in connection with Small House applications.
These individual applications are co-ordinated and appear to be part of a greater plan to
build up to 50 houses in the area under a single plan. These actions give rise to the
strong suspicion that the land ownership activities at Pak Sha O are part of a scheme by
which villagers® “Ding” rights are controlled and bought by developers. These activities,
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which have been well known in the New Territories for years, have recently been shown
to be illegal — the legal position has been reinforced by senior Government officials,
including the Secretary for Development, who has ruled that the Small House Policy
does not give Indigenous Villagers the right to sell their “Ding” rights.

In the past, the TPB has put aside ownership issues and has claimed that such issues did
not fall under their remit. However, it is time for this “head in the sand™ approach to stop.
The TPB is aware of the facts, and the reality of the situation is that the land being
designated by the TPB for building can only be developed through illegal activities. V-
zones are meant as areas for Indigenous Villagers to legally build under the Small House
Policy. Land owned by developers and sold temporarily to entitled persons for the
purposes of applying for houses on behalf of developers should not be knowingly zoned
by the TPB as building land — to do so is, effectively, making the TPB accessories to
criminal fraud.

The TPB may lack the resources or remit to investigate the potential for fraud — in which
case, the TPB’s papers should be handed to the relevant authorities to mount an '
investigation into the potentially illegal activities. Only if areas can be developed legally
should they be released as V-zone.

AGRICULTURE

9.

10.

11.

The agricultural activities at Pak Sha O are on land owned by developers and the farmers
are not local Indigenous Villagers. The main purpose of the agriculture has been to
destroy and drain ecologically-important marshland which had developed in the 30+
years since the Indigenous Villagers stopped farming, and to clear surrounding areas of
vegetation in order to condition the entire area for building.

As is mentioned in the Draft OZP, the area is within a Water Gathering Ground. This,
plus the fact that the stream leads down the valley and discharges into Hoi Ha Wan
Marine Park/SSSI means that the control of water quality in the area is of paramount
importance. The OZP’s insistence that any agricultural activities should not use
pesticides, and fertilisers can be used only with permission, is welcome — however, it
should be noted that the present farmers use considerable quantities of both pesticides
and fertilisers and have not been restricted in their activities. The policing of these
activities needs to start immediately.

The recent clearance of the area now designated for agriculture in the Draft OZP is an
extension of the developer’s policy to clear land of anything of ecological value,
ostensibly for agriculture, prior to an application to re-zone the area for building.

SEWAGE DISPOSAL

12.

The Draft Pak Sha O Outline Zoning Plan contains provision for the building of an extra
34 NTEHs. The plan envisages the population of the village of Pak Sha O rising from
under 50 to 280 persons. According to EPD estimates (EPD Technical Paper
EPD/TP1/05, Guidelines for Estimating Sewage Flows for Sewage Infrastructure
Planning version 1 by Wallace YM YIU E(SI)7 dated March 2005 — Table T-1), the Unit
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13.

14.

15.

16.

Flow Factor which should be used for planning purposes to assess the volume of sewage
from a modern village house is 0.27m’ per person. Thus, under the draft OZP, the
volume of sewage produced by the village of Pak Sha O will rise from 13.5m3/day to

75.6m’/day. The Government has no plans to construct a sewage mains system to Pak
Sha O.

The Draft OZP recognises that the village lies within a Water Gathering Ground and that
“in general” the use of septic tank and soakaway systems is not allowed and that there
should be “demonstrably effective means (such as proper waste water treatment plant) to
ensure that the effluent water quality is acceptable”. However, the use of the wording
“in general ” is of concern, particularly-in the light of the fact that the OZP makes the
comment later in the paragraph that there is “sufficient administrative mechanism to

ensure the water quality”. Paragraph 7.2.6 of the Explanatory Notes of the Draft OZP
states the following:

“There is no existing or planned public sewerage for the Area. At present, on-site
discharge system such as septic tanks and soakaway pits are generally used in
traditional villages. They would only satisfy the requirements of individual lots.
Any increase in population or number of visitors to the Area or further recreation/
residential developments will require additional facilities”.

These wordings could be construed to mean that when the LandsD and other departments
considers each application individually, on its own merits, a septic tank could be
considered as satisfying the requirements of an individual lot. As a planning authority, it
is incumbent on the TPB to consider the proposed OZP as a whole, not as individual
applications. Therefore, it must be made unambiguous in the final OZP that septic
tank/soakaway systems are unacceptable for each and every new house being
contemplated at Pak Sha O, whether they be considered individually or collectively, and
that other systems will have to be constructed to ensure that the Water Gathering Ground
is not polluted. Thus, a system of effectively treating sewage other than by a septic

tank/soakaway system must be devised before any new house is constructed at Pak Sha
0.

The proposed new V-Zone in the Draft OZP is in an area with a high water table. Thus,
if septic tanks were to be considered, any Percolation Test, as defined by EPD’s
ProPECC 5/93, would fail — the area is, in any case, unsuitable for septic tank/soakaway
systems.

There are several solutions which might be feasible; however, there are many problems:

a. A collective sewage treatment system would require a considerable amount of land —
the Government should not provide land for private sewage disposal systems and so
this land will have to come from the privately-owned areas.

b. The area in the new V-Zone and in the other privately-owned areas is unsuitable for
most collective systems because it is an area of high water table and close to streams.



c. Any collective system should be constructed to cater for the entire new building
plan — 31 houses at Pak Sha O and 3 houses at Pak Sha O Ha Yeung and, ideally, to
serve, also, the existing houses.

d. The sewage treatment system must be in place coincident with the first new house
being built.

e. Anynew system catering for 30+ houses and in the region of 75m’ of sewage per
day will be expensive and will have to be paid for by the builders of the houses.

. Given that the V-Zone is, supposedly, dedicated to individual Small House Policy
applications, it is difficult to see how the applications will be co-ordinated and the
sewage scheme paid for unless the applications are part of an illegal scheme co-
ordinated by a developer, as described above.

17. Given the above constraints, the inescapable conclusion is that the provision of the
necessary sewage treatment facilities to ensure that the Water Gathering Ground is not
polluted by the construction of 34 houses at Pak Sha O, applied for on an individual basis,
is technically and practically not feasible.

18. The TPB has mentioned 14 existing applications for the building of houses under the
Small House Policy. If these applications do not contain provisions for the treatment of
sewage other than by septic tank/soakaway systems, they should be refused forthwith.

INFRASTRUCTURE

19. Quite apart from the lack of facilities to cope with a large increase in sewage effluent
from an expanded village, other aspects of infrastructure are inadequate to support an
increase in village size.

a. The village is not on a road and, therefore, there is no Emergency Vehicle Access to
the village. A development of more than 10 houses, if considered as a whole, needs
to be provided with access for emergency vehicles. Again, the TPB must consider
the proposed development as a whole and not as 34+ individual applications, which
could bypass this vital requirement which is necessary for the safety of future
residents.

b. There is no provision for parking on the nearest road to the village, which is narrow
and, particularly at weekends, busy. The access path to the village is sited just after
a downbhill bend in the road and so vehicles parked in the road at this point are a
hazard to the vehicles and bicycles which use this road. There is, quite simply,
nowhere for more village residents to park their cars — and personal transport is
required for this area where there is inadequate public transport.

20. The TPB is a Planning Authority — it is, therefore, quite unacceptable that they should
completely ignore the cumulative impacts of tripling the size of a village in a remote area.
Despite the TPB’s utterances in the past that sufficient safeguards are inherent in the
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subsequent planning process to ensure the proper provision of infrastructure to cope with
building on the scale allowed by TPB’s zoning proposals, this has proven not to be the
case. The subsequent planning processes assess each planning application in isolation
and the LandsD have made statements on the record stating that planning aspects such as
infrastructure, access and land ownership issues are not considered by them. Who,
therefore, is responsible for assessing the infrastructure needs of a potentially large
development, if not the TPB?

GREEN BELT ZONE

21

Green Belts are becoming increasingly considered as reservoirs of building land and up
to 30% of applications to build on Green Belt are being approved. The zoning of the
sensitive ecological areas at Pak Sha O and Pak Sha O Ha Yeung as Green Belt is,
therefore, completely inadequate to ensure the long-term protection of these areas. Areas
within 30 metres of streams should be designated as Conservation Area to ensure proper
protection of both the riparian areas and the ecologically-sensitive streams themselves.
The remaining Green Belt Areas should be designated as Green Belt 1 — as for the Hoi
Ha OZP — to make it clear that these areas are not to be considered as future areas for
development.

. In addition to the above safeguards, it is essential that all areas have “Agricultural Use™

placed in Column 2 of the schedules. At Hoi Ha and several other enclaves, Green Belts,
Conservation Areas and Coastal Protection Areas are being “trashed”, using the excuse
of farming. Without the control of bogus agricultural activities, the protection of areas
zoned for conservation is completely meaningless — landowners can destroy areas of
great ecological value with impunity — either in the belief that a “worthless” area can be
re-zoned for development or “because they can™. These environmentally-destructive
practices must be curtailed — particularly in areas such as Pak Sha O, where the
landscape and ambience of the area is of such public importance.

LANDSCAPE

23.

Attached to this letter are 2 reports — a Technical Assessment and Scenario Assessment
which details the landscape at Pak Sha O and the damage which will be caused by the
proposed OZP. The assessments were carried out by a professional organisation —
Scenic Landscape Studio Ltd.

CONCLUSIONS

24. The TPB has, rightly, recognised the unique cultural, historical, environmental and
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landscape value of the Pak Sha O enclave as a valuable resource for the whole of Hong
Kong. Therefore, it is incumbent upon the TPB to ensure that the OZP provides
protections to ensure that the area’s value is maintained for the future. The construction
of even a single NTEH in the area will critically damage the ambience of the entire area,
and the construction of 34 NTEHs, as envisaged by the Draft OZP, will destroy the area
for ever.

Any new construction in the V1 zones must be in keeping with the present buildings.



26.

27.

28.

30.

31

32.

33.

34.

As the major planning authority, the TPB must assess the infrastructure needs of the
potential village expansion — if basic needs such as Emergency Vehicle Access and
adequate sewage treatment facilities cannot be practically provided to a proposed V-zone,
then the area should not be designated as such.

The proposed V-zone is not justified by the number of Indigenous Villagers who have a
genuine need for housing in accordance with the Small House Policy.

Houses cannot be practically and legally constructed in the proposed V-zone because:

a. The method being used to apply for building permissions is likely to be illegal.

b. There is no prospect of a practical solution to prevent sewage from pollutmo the
streams in the Water Gathering Ground.

c. Emergency Vehicle Access cannot be provided.

Therefore, the “new” V-zone area should be deleted from the plan and replaced by Green
Belt 1 or Conservation Area.

. Any Indigenous Villagers who have a genuine need for housing can be allocated plots at

Pak Tam Au, where there is spare land — as recognised by the TPB.

An area 30 metre around streams must be made Conservation Area to provide protection
to the streams and riparian zones.

The remaining Green Belt areas should become Green Belt 1 to make it clear that they
are not reservoirs of building land.

Agriculture must be strictly controlled in all zones by the placing of “Agricultural Use™
into Column 2 of the schedules — farming should not utilise pesticides and the use of
fertilisers must be controlled to ensure zero pollution of the streams.

A separate Agricultural Zone is not justified and this area on the Draft OZP should be
designated as Conservation Area or Green Belt 1. If landowners wish to pursue
agricultural activities, they can apply to do so in any of the zonings where Agricultural
Use is allowed — however, Agricultural Use should be placed in Column 2 in all of the
schedules to ensure that farming does not utilise pesticides or fertilisers which may
pollute the water courses.

Despite statements made by the TPB, the planning processes subsequent to OZP
gazetting do not provide any safeguards against the cumulative impacts of

developments — for instance, the safety of residents where no Emergency Vehicle Access
is provided and the pollution of water courses by individual septic tanks. Once an OZP
has been gazetted, planning permissions are given on an individual basis, despite the fact
that, as at Pak Sha O, the applications are co-ordinated by a development company and
are part of a large-scale building plan for the area. In order to fulfil its role as a planning
authority, the TPB must assess the cumulative impact of such large-scale developments
and should incorporate the necessary restrictions to ensure public safety and protection of
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the environment within the OZP and not delegate this function to a system which is
incapable of seeing beyond individual building applications.

35. You may credit this letter as emanating from Friends of Hoi Ha but we would ask that
the identities of the signatories be kept confidential.

Yours faithfully

Chair, Friends of Hoi Ha Secretary, Friends of Hoi Ha

Encl.
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1.0 Introduction

1.1  Background

1.1.1 This report serves as a Landscape Assessment of Pak Sha O (Ei4#), a unique landscape

1.2

23]

within the Sai Kung West Country Park. Landscape Character Assessment is a well-
established tool for systematically, identifying, classifying and describing the landscape -
recognising it as a continuous system that does not adhere to administrative boundaries.
By identifying, features and elements of the landscape (and their combination and
expression), the essence or special character of a particular place can be revealed,
explored and understood. Landscape is a vital part of our environment and is one of the
most important components of our quality of life; it recognises the physical characteristics
of the place in which we live and the way in which we experience it.

In many countries, especially in Europe, comprehensive landscape assessments often
form part of the land use planning process. In the United Kingdom, for example,
landscape character maps have been prepared at national, regional, country and local
levels.

The European Landscape Convention describes ‘landscape’ as an area, as perceived by
people, whose character is the result of the action and interaction of natural and human
factors. This holistic approach encompasses physical landscape - factors (geology,
geomorphology, ecology etc.); cultural factors (archaeology, historic features, settlements
etc.) and perceptual qualities of the landscape such as tranquillity. Landscape Character
Assessment therefore brings together information on many different aspects of the
environment into a single document.

Landscape character can be defined as the distinct, recognisable and consistent pattern
of elements in the landscape that makes one landscape different from another (rather
than better or worse). Landscape Character Assessment is a tool for identifying and
describing variation in landscape character. It highlights the unique combinations of
elements and features that make each landscape distinctive, and provides information to
assist in managing change.

The Landscape Assessment for Pak Sha O builds on the assessment completed for the
Landscape Value Mapping of Hong Kong by Planning Department and provides a more
focused assessment of the Pak Sha O area. It is designed as a tool to assist in the process
of OZP preparation; areas where natural features might be maintained or enhanced to
provide opportunities for recreational or educational activities have also been identified.
Should further data regarding the landscape assessment come to light, the report will be
revised and used to inform comments on the draft OZP when issued.

Environmental Legislation, Standards and Guidelines

The relevant legislation and associated guidance applicable to the Landscape Assessment
of Pak Sha O include:

o Environmental Impact Assessment Ordinance (Cap. 499) and the Technical
Memorandum on EIA Process (TM-EIAO), particularly Annexes 3, 10, 11, 18, 20
and 21;
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o EIAO Guidance Note 8/2010 on Preparation of Landscape and Visual Impact
Assessment under the EIAO;

o Countryside Agency and Scottish Natural Heritage (2012) Landscape Character
Assessment Guidance for England and Scotland;

o Town Planning Ordinance (Cap 131);
o Hong Kong Planning Standards and Guidelines Chapter 4 and Chapter 10;
° Forests and Countryside Ordinance (Cap. 96) and its subsidiary legislation;

o Protection of Endangered Species of Animals and Plants Ordinance (Cap. 586);
and

o Study on Landscape Value Mapping of Hong Kong, 2005.

Definitions of Terminology

Landscape character assessment requires the identification of Landscape Character Types
(LCTs) and Landscape Character Areas (LCAs). Landscape Character Types are defined as
distinct types of landscape that are relatively homogenous in character. They are generic
in nature in that they may occur in different parts of the study area, but wherever they
occur they share broadly similar combinations of geology, topography, drainage patterns,
vegetation, historical land use and settlement patterns.

For the purposes of this assessment the Study Area is derived from the watershed of the
Pak Sha O valley, which tends to correspond to the surrounding ridge lines, in
combination with the Visual Envelope (VE) which includes all areas from which the Pak
Sha O village area can be seen. This is also shaped by natural / manmade features such as
existing ridgelines, but also built development and for example areas of woodland / large
trees. The visual envelope has been determined through a combination of site walkover
surveys, and desk-top study of topographic maps and photographs to determine visibility
of the area. The study area boundary is illustrated below.
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The Study Area

Landscape Character Areas are defined as single unique areas which are the discrete
geographical areas of a particular landscape type. Each has its own individual character
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and identity, even though it shares the same generic characteristics with other areas of
the same Landscape Type (LT). Landscape Character Areas (LCA) are named with
reference to specific places. Within the study area there are four LCAs, namely LCA 1:
Mount Hallowes (Tam Chai Shan) Mountain Landscape; LCA 2: Lo Tsai Shek Mountain LCA
3: Shek Uk Shan and Lo Fu Kei Shek Mountain Landscape and LCA 4: Pak Sha O Ha
Yeung - Pak Sha O Agricultural Landscape.

1.4  Assessment Methodology
Landscape Characterisation

1.4.1  The approach for the landscape characterization involves the identification of areas with
broadly similar patterns of geology, landform, soils, vegetation, land use, settlement and
land use patterns in every area where it occurs. This does not mean that every area will be
identical but rather that there is a common pattern which can be discerned both in the
maps and in the field survey. Whilst the LCAs share generic characteristics with other
areas of the same type but have their own particular identity. In the majority of cases
there will be more landscape character areas than landscape character types, as some
types will occur in more than one area.

142 The landscape characterization is designed to convey a sense of identity and
distinctiveness; and how this is perceived by people. It reflects particular combinations of
geology, landform, soils, vegetation, land use and human settlement. It creates the
particular sense of place of different areas of the landscape. The landscape
characterization is communicated through mapping and written descriptions identifying
the physical and perceptual characteristics of each area drawing out the individually
distinctive features.

1.4.3  The description of the LCAs considers the following landscape elements which contribute
to landscape character:

o Local topography and geology;

o Woodland extent and type;

o Other vegetation types;

o Built form;

o Patterns of settlement;

o Land use;

° Scenic spots;

o Details of local materials, styles, streetscapes, etc,;
) Prominent watercourses and water bodies; and

o Cultural and religious features.

144 The process of landscape characterisation draws on the information gathered in the
desktop and site survey and provides an analysis of the way in which the elements
including the identified landscape elements interact to create the character of the
landscape. The assessment area is then divided into broadly homogenous units of similar
character, which are called LCAs.
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145 Approaches to making judgements are focused on landscape character and are based on
the identification of character, quality (condition of features), value of the landscape, and
its sensitivity to change or capacity. This includes the following:

Landscape quality (or condition) is based on judgements about the physical
state of the landscape, and about its intactness, from visual, functional, and
ecological perspectives. It also reflects the state of repair of individual features
and elements which make up the character in any one place.

Landscape value is concerned with the relative value that is attached to
different landscapes. In a policy context the usual basis for recognising certain
highly valued landscapes is through the application of a regional or local
landscape designation. Yet a landscape may be valued by different communities
of interest for many different reasons without any formal designation,
recognising, for example, perceptual aspects such as scenic beauty, tranquillity
or wildness; special cultural associations; the influence and presence of other
conservation interests; or the existence of a consensus about importance, either
regionally or locally.

Landscape capacity / sensitivity refers to the degree to which a particular
landscape character area is able to accommodate change (its sensitivity to
change) without significant effects on its character, or overall change of
landscape character type. Capacity is likely to vary according to the type and
nature of change being proposed.
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2.0 Evolution of the Landscape

2.1 Introduction

2.1.1  The landscape of Pak Sha O has been shaped by various natural processes and human
activities over thousands of years. The underlying geology of the region has a
fundamental influence on the outward appearance of the landscape but, increasingly,
human activities rather than natural processes are influencing patterns in the landscape.
Figure 1.0 shows some historical aerial photographs of Pak Sha O taken between 1963
and 1994 showing the evolution of the landscape around the village and Figure 2.0 shows
some contemporary aerial photographs showing the village as it is today.

2.2 Landscape Setting of Pak Sha O

221 Hong Kong has extensive undeveloped tracts of natural landscapes with different
landscape character. Some of these areas contain a diverse habitat supporting numerous
native plant species and a varied wildlife, both resident and migratory. In addition, there is
a long history of human settlement and a variety of cultural relics associated with the
settlement. Pak Sha O is located within the Sai Kung West Country Park which represents a
landscape of extinct volcanoes, flooded valleys and coastal landscapes. The global melt in
the last period of glaciation led to a rise in sea-levels resulting in the current landscapes.

A7 ¢

View ooking north over Pak Sha O towards Mount Hallows
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View looking south west towards Pak Sha O village with its rural landscape setting

2.3 Influence of Geology

231 The coastline and hinterland of Sai Kung has a rugged topography with a highly indented
complex coastline characterised by numerous bays, headlands, peninsulas and outlying
islands. The uplands of eastern New Territories contrast with the low-lying alluvial plains
of the north-west New Territories. North-east to east/north-east-trending faults dominate
the landscape and dictate the major pattern of ridges and valleys, created by differential
weathering along fault lines. North-west trending faults form a subordinate grain, which
dominates in the east and south-east. In addition to controlling the orientation of the
main valleys, ridges and uplands, this pattern of faults also manifests itself in the shapes of
estuaries, channels, bays and headlands around the coast. The exposed volcanic rocks
generally form the uplands and consist mostly of tuffs, formed by the consolidation of
volcanic ash and larger fragments ejected from ancient volcanoes.
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Extract from Geological Map of Hong Kong (CEDD, 2006 edition) showing the location of
the Cretaceous Long Harbour Formation

Most of the local topography enclosing the valley and the adjacent bay comprises of
mountains (consisting of volcanic and granitic uplands) falling dramatically to rocky
coasts. This includes the uplands of Mount Hallowes (Tam Chai Shan) rising to
approximately 300mPD to the east; Tai Leng Tun at 146mPD to the east; Lo Tsai Shek at
161mPD to the south east of Pak Sha O and Lo Fu Kei Shek at 257mPD to the south. The
landscape context also includes framed views of the summit of Shek Uk Shan to the south
of the valley with a summit at 481mPD. Not only has the local geology determined the
structure of the dramatic landform, but has also strongly influenced the pattern of man'’s
progressive occupation of the land, and the form and appearance of village and its
buildings, the pattern of agriculture on the valley floor and the vernacular architecture.
The enclosure formed by these uplands has served to create a unique landscape enclave
and has protected the area from the developmental pressures.
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2.3.3  Over the lower lying areas of valley floor the marine and beach deposits give way to
alluvium which served to create small parcels of agricultural land immediately adjacent to
the settlement at Pak Sha O and to the south west at Pak Sha O Ha Yeunag. It is likely that
the alluvial deposition was accelerated over the course of recent history by the effects of
deforestation within the uplands and the resulting increase in erosion.

234 The landscape of Pak Sha O clearly demonstrates the interaction of human development
and the natural process and as such the resulting landscape character is both natural and
modified by human activity. In a sense the area represents an important stage in the
history of Hong Kong's development which has been preserved and so contributes to our
perception of a multi-layered historical and cultural landscape.

2.4 The Clothing of Vegetation

24.1 Before the advent of human settlement it is likely that Hong Kong was covered in a
species-rich broadleaf rain forest. This forest was part of a larger east-Asian forested area
stretching from the Equator to the Arctic tree line. With the arrival of humans, some 4000
years ago, vegetation in Hong Kong was gradually cleared for cultivation until today in
the lowlands, apart from agriculture, all that remains of the older forests are fung shui
woodland, relict or montane woodland in steep uninhabited valleys as well as riparian
vegetation along streams and waterways.

242 Vegetation in Hong Kong has historically been affected by four significant migration
waves to the southern Guangdong coastal areas: the first, between the 3rd and 2nd
century B.C; the second wave between the 5th and 6th century A.D.; the third wave in the
13th century and the last in the 17th and 18th centuries. Each wave of migration to the
region stressed existing agricultural capacity and led to significant impacts on vegetation
and landscape.

2.43 In the uplands, cultivation and cutting of fuel for the lime industries probably denuded
even the highest hillsides until in the 19th Century, they were almost entirely grassland.
British Foreign Secretary Lord Palmerston noted in 1841 that Hong Kong Island was a
“barren island with hardly a house uponiit “.

2.4.4 Reforestation programmes since World War Two on the upland areas have however had a
dramatic effect in re-introducing (largely non-native) vegetation. Much of this vegetation
is really scrubland, but over time (and without the interruption of hill fires) the hillsides
will naturally revert to their original woodland state.

245 Hong Kong's vegetation today generally comprises genera in which most species are
found within 10-15° of the equator, and only a minority of genera have their predominant
distribution to the north. While Hong Kong's flora is largely tropical at the generic level,
several major tropical families of plants are not found in Hong Kong (e.g., Burseraceae,
Dipterocarpaceae, Myristicaceae). In addition, a number of largely non-tropical plant
genera are better represented here than in the lowland tropics further south, notably
Ericaceae, Machilus and llex.

2.46 The historic deforestation described above has resulted in the erosion of soils in many
places and the succession of these areas by grassland which now covers much of Hong
Kong's upland area.

2.4.7 The existing vegetation of the Pak Sha O area is represented by several types of Landscape
Resource which include shrubland-grassland, secondary woodland, Fung Shui woodland,
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marshland, seasonally wet grassland, natural stream courses, and village settlement. The
following section describes the landscape value of these landscape resources and their
contribution to the establishment of landscape character. Figure 3.0 shows the landscape
resources of the study area whilst Figure 4 illustrates the Landscape resources within the
Country park enclave within which the village landscape is situated.

° Shrubland - grassland - there are small areas of Located towards the edges of the
enclave, some distance from Pak Sha O village itself.

° Secondary woodland - Within the study area coverage of native secondary woodland
is the dominant vegetation cover. The woodland canopy is formed by native species
including Sterculia lanceolata, Symplocos cochinchinensis var. laurina and Schefflera
heptaphylla. The landscape of this area supports a wide range of fauna including
butterfly and bird species which together with the woodland setting contributes to our
perception of the unique qualities of the overall landscape. This woodland on the valley
base together with the valley side slopes it clothes forms both the immediate setting of
the village and the green backdrop to views along the valley floor.

s -~

Fung Shui Woodland to thédsouth of the village '

° Fung Shui woodland - Characteristic of many historical villages in Hong Kong, Pak Sha
O is surrounded to the landward side by a mature Fung Shui woodland. This resource
forms part of a comprehensive landscape framework being linked to the secondary
woodland.
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Marshland to the east of the village

Marshland - The transition from traditional farming techniques has led to the
abandonment of some of the agricultural land. This area has, through natural succession
and the loss of the traditional drainage reverted to marshland. The plant species within
the area are characteristic of wetland areas including native species such as Impatiens
chinensis, Paspalum distichum, Panicum dichotomiflorum, Eleocharis ochrostachys and
Commelina diffusa.

Seasonally Wet Grassland - On the northern side of the village there is a small area of
seasonally wet grassland located within the flood plain of the stream. This area forms a
small clearing within the woodland cover and contains wetland species such as
Chrysopogon aciculatus.

Natural Stream Courses — The area is traversed by a natural stream and its tributaries
which flow north east to the sea at the Hoi Ha Marine Park. The banks of the streams are
lined by trees including leistocalyx nervosum and Viburnum odoratissimum.

Natural stream course to the north of the village
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View looking down on village from South showin the compact nature of the settlement pattern of
and its setting within the existing landscape context

Village Settlement - Pak Sha O is located within a rural setting with heavy vegetation
and accommodates several traditional Hakka style cottages. The Village was founded
circa 1830 by Hakka clans from Mainland China, and was built in the traditional fung
shui setting-facing northeast and being bound by a hill and woodland at the back (south)
and streams on the east and west. The Village has been carefully preserved by its
Residents over a long period of time. Prior to the 1970's, the Village was continuously
inhabited by Locals and Hakka Residents. Two structures in the immediate vicinity of
the Subject Site are identified as graded historic buildings by the Antiquities Advisory
Board. They are the Ho Residence and Ho Ancestral Hall which were jointly accorded a
Grade 1 status in 2010 and the Immaculate Heart of Mary Chapel which was accorded a
Grade 3 status in 2012. These two structures were built between the 1910s and 1920s
and are in a good state of preservation under current uses.
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2.5 ARuralldyll

25.1  The landscape of Sai Kung and Pak Sha O in particular has long been perceived as a rural
idyll. Many of the features associated with this cherished landscape evoke strong images,
particularly its perceived naturalness and connection with ecologically valuable areas, the
dramatic landform enclosing the bay, the pristine nature of the coastal landscape and the
predominance of woodland cover. The built environment is also very evocative ranging
from the charm of the picturesque village and historic small village houses. Together
these create a strong perception of harmony throughout the area and represent a
poignant stage in the development of Hong Kong. '

View from the south showing the village and agricultural lot on the valley floor.

252 The sense of long occupation of this landscape by man is present in evidence of a long
period of agrarian activity is indicated by remnants of the paddy fields with their terraced
landscape and the abandoned agricultural land and active orchard areas now established
as areas of secondary woodland.

Aerial view of the village taken in 1963 showing the original village settlement pattern and the
extensive terraced paddy fields along the valley floor.
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253 Pak Sha O is noted as the best preserved old village in Sai Kung West Country Park and
perhaps in Hong Kong. The village is a remnant of a past era where Hakka residents made
a simple living from the land. For generations the villagers of Pak Sha O farmed their rice
from a myriad of tiny fields irrigated by the valley stream water. They likely fished and
collected shellfish and the fruits of the sea.

254  There have been no new buildings constructed in Pak Sha 0 since 1965. All the existing
buildings are single/double-storey cottages, except for the Watchtower of the Ho
Residence which is 3-storeys tall. Pak Sha O has two graded historic buildings
recognized by the Antiquities Advisory Board, i.e. the Ho Residence and Ho Ancestral
Hall which were jointly accorded with Grade 1 status in 2010, and th e Immaculate Heart
of Mary Chapel which was accorded a Grade 3 status in 2012.

255 The exteriors of many of the buildings have remained unchanged since they were
built and original features, such as wooden doors, wall paintings, coloured stucco
decorations, bare green brick walls, solid pine beams, distinctive tiled roofs, galleries and
wooden staircases are all carefully preserved. Original rural architectural features like
relief murals and old-style decorated doorways can still be seen today. Certainly the rich
decorative motifs that adorn the buildings are symptomatic of residents that held
themselves in check by form and convention.

25.6 Even though the traditional buildings have been upgraded and equipped with various
modern conveniences, they have retained their original form and character. This is due in
part to the efforts of residents who have been devoted to the conservation of the
historic village. Since there are no modern village-type houses in the area, the
completeness of the Village in terms of its heritage value is considered extremely high.

Sy

The Watchtower overlooking the surrounding landscape

£
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Intricate scale of buildings and structures

2557 This area is also imbued with another layer of meaning, that of the local culture, its
respect for ancestors and the time-honoured appreciation of the tenets of Fung Shui. This
is evident in the settlement pattern of the village, the design and location of the buildings
and courtyards and the creation of the Fung Shui woodland. Whilst these are often
considered to be something belonging to a past era they are very much at the forefront of
the local community’s relationship with the environment in which they live. This layering
of the physical with the metaphysical is evidence of a symbiotic relationship with the
landscape, with the effects of water, shelter and soils dictating settlement location and
form. The use of local building stone for the traditional buildings, derived from the
underlying and readily available bedrock, is symbolic of an organic and harmonious
relationship with the land.

Traditional village style housing and walling using locally available materials
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3.0 Landscape Types
3.1 Introduction
3.1.1  This section of the report extracts the landscape types identified in the Study on

3:2

3:2:1
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3.23

Landscape Value Mapping of Hong Kong (2005) which are relevant to the Study Area.
These provide the broad-brush categorization of the landscape forming a framework for
the more detailed landscape character assessment in section 4.0. The main landscape
types include the Upland Countryside Landscape (Coastal Upland and Hillside Landscape,
Settled Valley Landscape, Unsettled Valley Landscape). The location of these landscape
types is shown on Figure 4.0.

Identified Landscape Types

Upland Countryside Landscape

Upland and Hillside Landscape - These are large-scale upland and hillside landscapes
lying between around 40 and 300mPD which abut (wholly or in part) the sea. Consisting
of hillsides, knolls, ridges and spurs, they are generally covered in low scrub or grassland
with rocky outcrops or boulder fields. Woodland may be found on lower slopes or in
sheltered gullies and ravines, where permanent or seasonal rocky streams tumble down
these hillsides. Due to their coastal location, these landscapes usually contain few human
features (other than footpaths or power lines) and often possess a distinct remote and
exposed character and may offer striking views along the surrounding coast and sea. At
the base of these hills, hillsides become rockier and give way to rocky coasts (often
interspersed with sandy bays) or cliffs. Examples of this type of landscape can be found
around the coasts of Hong Kong, for instance on the coasts of the North-east New
Territories and Western Lantau.

Settled Valley Landscape - Lying between spurs or ridges in uplands in close proximity
to urban areas or to the coast, these landscapes are defined largely by their valley
topography. Such valleys usually possess a distinct valley floor where alluvial or colluvial
materials have accumulated, such that the wider, lower parts of the valleys will have been
settled at some stage. Whilst the valley sides may be thickly wooded, the valley floor often
contains active or abandoned agricultural fields together with a village situated around a
stream. In more recent times, roads, powerlines or major engineering structures (such as
reservoirs) may have been constructed in these landscapes whilst fields may have been
abandoned to make way for village housing or open storage. Such landscapes usually
possess a strong sense of enclosure, whilst their coherence or visual amenity will vary
depending on the extent to which traditional land uses have been replaced. Examples of
this type of landscape can be found at Ngau Tam Mei in Yuen Long and the Tung Chung
Valley in Lantau Island.

Unsettled Valley Landscape - Lying between spurs or ridges in remote uplands, these
landscapes are defined by their steep valley topography, and often, so steep are valley
sides that there is generally little discernible valley floor. Their remoteness and steep
terrain explains why such valleys have never been settled and they often contain few if
any human features. Valley sides are often densely wooded, whilst rocky streams tumble
down the valley floor often over-grown by woodland. Such landscapes are characterised
by a strong sense of enclosure, their coherent natural qualities, muted natural colours and
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by a sense of remoteness and tranquillity. Examples of this type of landscape can be
found in western part of Lantau Island and the far east of the North-east New Territories.

3.2.4 Upland and Hillside Landscape - These are large scale upland landscapes lying between
around 40mPD and 300mPD. Consisting of hillsides, knolls, ridges and spurs, they are
generally covered in scrub vegetation with rocky outcrops or boulder fields. Woodland
may be found on lower slopes or in sheltered gullies and ravines, where permanent of
seasonal rocky streams tumble down these hillsides. Because of their elevated locations,
they often contain few human features (other than footpaths or powerlines) and may
retain a rugged, tranquil character, with rocky outcrops or boulder fields and muted
natural colours. Examples of this type of landscape can be found across Hong Kong, such
as on the lower slopes of the ridge of hills behind Kowloon.
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4.0 Landscape Character

4.1 Introduction

4.1.1  This section of the report provides a characterisation of the landscape of the Study Area in
that it identifies the distinct and recognisable patterns of elements in the landscape that
give the locality its sense of place, describing what makes it different from the adjacent
areas. An important feature of the character assessment process is that it is objective; no
judgement of a particular landscape’s value or quality is made. This will be addressed in
section 5.0 the landscape appraisal. Particular attention is given to identifying
characteristics that are distinctive, rare or special. As such a number of LCAs have been
identified with the boundaries being mapped to a scale of 1:25,000 using the range of
data sets that are available at this scale, aerial photographs (both current and historical)
and subsequently verified and refined in the field. This process informed the detailed
analysis of mapped features and the tracery of the coastline and mountain backdrop. The
boundary lines are primarily defined by contours where these correlate with a well-
defined landform, mark a change in slope profile or a general height above Principal
Datum, or correlate with a change in the underlying geology where this has a significant
surface expression. Within the principal discipline of geology, landform and land use, the
boundaries are also drawn to contour lines and thereafter follow the perimeter coastline,
of areas of woodlands, and tracks and occasionally footpaths, where these form a well-
defined landscape feature. The location and the extent of the LCAs are shown on Figures
6.0.

Oblique aerial photograph looking south towards Pak Sha O village from direction of Hoi Ha in the West
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Aerial photograph showing Pak Sha O within its rural setting

4.2 Landscape Character Areas

LCA 1: Mount Hallowes (Tam Chai Shan) Mountain Landscape

Interesting rock formations on the slopes of Mount Hallowes
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Landscape

Location plan

Key characteristics

Large scale upland landscape forming part of a south west — north east
orientated ridge line rising to a height of 300mPD.

Underlying geology of volcanic and granitic uplands falling dramatically to
rocky coasts giving thin acidic, granolithic soils.

Wooded (secondary woodland) covering the lower hill slopes.

Higher elevations clothed in shrubland which eventually gives way to coarse
grassland near the summit of the mountain.

Little evidence of human activity with the exception of the extensive network of
trails which extend along the ridgeline which connections to Hoi Ha village to
the east and Ngo Keng Tsui to the west.

Panoramic long distance views of the surrounding landscapes including Tolo
Channel (Chek Mun) to the west and Long Harbour (Tai Tan Hoi) to the east.
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LCA 2: Lo Tsai Shek Mountain Landscape
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Key characteristics

e Medium scale upland landscape forming part of a north — south orientated
coastal uplands bounding the western shore of Tolo Harbour (Tai Tan Hoi) and
rising to a height of 161TmPD.

20160203 Landscape Assessment Pak Sha O SCENIC
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Landscape

Upland forms part of the ridgeline connected to Lo Fu Kei Shek and forming the
southern valley side.

Underlying geology of volcanic and granitic uplands falling dramatically to
rocky coasts providing thin acidic, granolithic soils.

North facing slopes covered with dense secondary woodland and south and
east facing slopes characterised by a combination of shrubland and coarse
grassland.

Little evidence of human activity with the exception of the extensive network of
trails connecting the mountain landscape with Pak Sha O village to the west and
other settlements to the south including Wong Shek Tei.

Panoramic long distance views of the surrounding landscapes including views
to the west over the Pak Sha O valley landscape with hill slopes of Mount
Hallowes forming the backdrop. Views to the north extend over the picturesque
landscape of Hoi Ha Wan and east to Long Harbour (Tai Tan Hoi).

Shek Uk Shan and Lo Fu Kei Shek Mountain Landscape

Shek Uk Shan, viewed from Ngam Tau Shan

20160203 Landscape Assessment Pak Sha O SCENIC
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Rock outcrops on Lo Fu Kei Shek
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Landscape

Key characteristics

Large scale upland landscape forming the head of the Pak Sha O — Pak Sha O
valley with summits of Shek Uk Shan rising to 481mPD and Lo Fu Kei Shek rising
to 257mPD.

These mountains forming the visual backdrop to the valley when viewed from
the village at Pak Sha O and the valley floor near Pak Sha O Ha Yeung.
Underlying geology of volcanic and granitic uplands falling dramatically to
rocky coasts giving thin acidic, granolithic soils.

Thin soils and rock outcrops on the exposed easterly facing slopes supporting
spare vegetation of coarse grassland and small shrubs.

Wooded (secondary woodland) on the northern facing slopes at lower and
medium elevations.

Higher elevations clothed in shrubland which eventually gives way to coarse
grassland near the summit of the mountain.

Little evidence of human activity with the exception of the extensive network of
trails which extend along the ridgeline which connections to Wong Ma Tei to
the east and along the ridgeline from Lo Fu Kei Shek towards Pak Sha O.
Campsites and facilities to the west of Lo Fu Kei Shek and to the south of Shek
Uk Shan.

MacLehose Trail to the south of Shek Uk Shan.

Panoramic long distance views of the surrounding landscapes north towards
the Pak Sha O - Pak Sha O valley, Hoi Ha Wan and beyond to the Tolo Channel
(Chek Mun).

LCA 4: Pak Sha O Ha Yeung - Pak Sha O Agricultural Landscape

Oblique aerial view looking north along the valley towards Pak Sha O and beyond to Hoi Ha
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Key characteristics

e  Narrow north east — south west orientated valley bounded to the north west by
Mount Hallowes (Tam Chai Shan) and to the south east by Lo Fu Kei Shek.

e  Distinct valley floor extending from Pak Sha O Ha Yeung in the north to Pak Sha
O in the south where alluvial or colluvial materials have accumulated allowing
the development of agricultural landscapes.

e  Valley floor traversed by Pak Sha O Road and footpath network connecting the
valley to Nam Shan Tung to the west and Lo Tsai Shek to the north east.

e  The valley sides have a dense covering of secondary woodland which extends
down to the edge of the field system and the periphery of the village.

e  The valley floor contains active and abandoned agricultural fields some of which
are used for grazing.

e The village is built in the distinct Hakka style with terraced rows of white
plastered houses with pitched tiled roofs and courtyards. Some feature
elaborate wall paintings and decorative plaster work.

e The watchtower, ancestral hall and adjoining buildings have been listed by AMO.
The Ho family residences and the Immaculate Heart of Mary Chapel in the village
are also listed.

e Village located adjacent to the stream which connects the valley with Pak Sha O
to the north.

e Landscapes characterised by a strong sense of enclosure, coherent natural
qualities, muted natural colours and by a sense of remoteness and tranquillity.

e The valley also contains Pak Sha O Youth Hostel.

e  Panoramic relatively short and medium distance views extend to the valley
sides and south west towards the summits of Shek Uk Shan and Lo Fu Kei Shek. .

e

Rouh grasslan forng par of the remnants of the agricultual landscape
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5.0

5.1

5.2

5:2.1

52

Landscape Appraisal

Introduction

The landscape appraisal looks at three aspects which include an assessment of the
landscape condition; landscape value and landscape capacity or sensitivity for each of the
LCAs identified in section 4.0 of this report. The approach for the assessment for each is
described below.

Landscape Condition

The assessment of landscape condition is based on judgements about the physical state
of the landscape, and about its intactness, from visual, functional, and ecological
perspectives. It also reflects the state of repair of individual features and elements which
make up the character in any one place. The aim of this stage of the appraisal is to identify
in an objective manner, the condition or strength of the sense of place of the landscape.
This can be taken forward at a later date for use in landscape strategies as part of future
work outside this Study.

Appraisal Method

This part of the appraisal is an extension of the landscape characterization and involves a
description of the intactness or completeness of the natural resources of the landscape.
As the UK Countryside Agency states, landscape condition “is based upon judgments
about the extent to which the distinctive character of a particular LCA is visible in a
specific area and about the physical state of repair of the landscape or its ecological
integrity” (Countryside Agency, 1999, p.80). Landscape Condition can be assessed as Poor,
Moderate or Good, depending on the intactness of the fundamental landscape patterns.

Table A5.1 Thresholds for Measurement of Landscape Condition

20160203 Landscape Assessment Pak Sha O SCENIC
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5.3

5.3.1

53.2

5.3:3

534

watercourses with little or no vegetatron

Landscape Value

Landscape value is concerned with the relative value that is attached to different
landscapes. In a policy context the usual basis for recognising certain highly valued
landscapes is through the application of a regional or local landscape designation. Yet a
landscape may be valued by different communities of interest for many different reasons
without any formal designation, recognising, for example, perceptual aspects such as
scenic beauty, tranquillity or wildness; special cultural associations; the influence and
presence of other conservation interests; or the existence of a consensus about
importance, either regionally or locally.

Appraisal Method

The appraisal of landscape value consists of a series of subordinate appraisals which
include its value as a natural resource; local distinctiveness; value as heritage; and scenic
value. These separate appraisals are synthesised into a single appraisal of landscape value
using a series of guidelines.

Value as a Natural Resource

The objective is to identify any natural resources or ecological areas/features, which make
a special contribution to landscape and by which the landscape may therefore gain value.
In this sense, the word 'natural' does not refer to any pristine or un-altered quality, but
rather to the fact that the feature is an example of a part of 'natural history'. Therefore,
highly adapted natural features, such as agricultural fields or fish ponds would still qualify
as 'natural resources'. As such the natural resource should fulfil two criteria in that they
should be a visual manifestation of the landscape; and be recognised natural resource or
ecological value or interest (designated SSSIs, Natural Areas or Marine Reserves).

Local Distinctiveness

The objective of this part of the appraisal is to assess the strength of sense of place of any
LCA. For the purposes of appraisal, three sets of attributes are recorded:

o The integrity or intactness of landscape resources which characterise an LCA,
referred to above, as ‘landscape condition’ is taken as the index of strength of
sense of place (measured as ‘Poor, Moderate or Good’).

o Any features that are unique or distinctive and which add to the sense of place
or distinctiveness of an area. These are recorded in the descriptions of the LCAs.

o The rarity of the LCA - This adds to landscape value only where the landscape
has a certain level of landscape value already and meets certain minimum
criteria. Therefore, a landscape of very low value in all other regards, cannot
achieve a high value just because it is unique.

Value as Heritage

20160203 Landscape Assessment Pak Sha O SCENIC
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5.3.5 |Identify any heritage resources or cultural areas / features which make a special
contribution to landscape and by which the landscape may therefore gain value. These
must fulfil two criteria in that they should have a visual manifestation (in the case of
folklore, mythic, literary, associations they should attach to a visible feature); and have an
existing recognised value or interest (AMO designation as Declared Monuments or Grade
1 Listed Buildings). -
Scenic Value
5.3.6  Describe the formal aesthetic or scenic characteristics of the landscape using the
following criteria:
o Visual Complexity (High/Moderate/Low);
. Visual Coherence (High/Moderate/Low);
o Effects of adjoining LCAs (Positive/Negative/Neutral);
D Significant Visual Attractors (Record);
° Significant Visual Detractors (Record);
o Presence of Water (Positive/Negative/Neutral); and
o Night Time Effects (Positive/Negative/Neutral).
Synthesising Appraisals for Landscape Value
5.3.7 The appraisals for the different components of Landscape Value above are synthesised
into a single Landscape Value rating. This rating is either 'High', 'High (Qualified);
'‘Moderate' or 'Low'. The Landscape Value is measured using the thresholds described in
the table below.
Table A5.2 Thresholds for Measurement of Landscape Value
20160203 Landscape Assessment Pak Sha O SCENIC
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54.1

542

543

544

54.5

Landscape Capacity / Sensitivity

Landscape Capacity Sensitivity is defined as the ability of a landscape to accommodate
change without significant effects on its character, or overall change of landscape
character type. Capacity is likely to vary according to the type and nature of change being
proposed. The objective of this stage of the appraisal is to identify for each LCA a list of
development types to which that landscape is sensitive or have capacity for further
change. The appraisal of sensitivity to development is carried out at the level of
assessment of key characteristics for each LCA.

Appraisal Method

Landscape sensitivity is related to landscape character and not necessarily to landscape
value. As the Countryside Agency states, “Sensitivity must be judged separately from
quality and/or value because they are quite different.” (Countryside Agency, 1999, p.82).
Therefore a given landscape might be considered to be of high value, but be able to
accommodate development or change of certain types without compromise to its
character. Appraisals of landscape sensitivity and landscape value are therefore totally
separate issues.

Landscapes which are less sensitive to change include landscapes with considerable
landform diversity, significant areas of vegetation and variety of land use which have the
effect of increasing ability to visually absorb development. In contrast with this,
landscapes which are open, low-lying and which have limited visual pattern or texture
might be said to be highly sensitive. However, sensitivity is also dependent on the nature
of the proposed development. A landscape may be more sensitive to some types of
development than to others.

For each LCA, its sensitivity against typical development types is defined. This is a broad
statement of principal whether development of different kinds can be incorporated into
the LCA without changing its essential landscape character. The sensitivity of an LCA to a
certain type of development is defined 'More Sensitive' or 'Less Sensitive’.

A number of features specific to each LCA are considered which may further increase its
sensitivity to any form of development. These factors are the extent to which the LCA

20160203 Landscape Assessment Pak Sha O SCENIC
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possesses which include significant relief; significant tree cover; diversity of land use; and
visual exposure to other LCAs.

Table A5.3 Thresholds for Measurement of Landscape Capacity / Sensitivity

5.5 Appraisal of Landscape Character Areas

5.5.1 Table A5.4 provides a summary of the landscape appraisal for each of the identified LCAs
based on the assessment approach outlined above.

20160203 Landscape Assessment Pak Sha O SCENIC
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DPA Area Hoi Ha, Sai Kung
(DPA/NE-HH/2) Landscape Assessment

6.0

6.1

Conclusions and Recommendations
Conclusions

The assessment for the Pak Sha O (E>/8) area has a revealed a landscape with a distinct sense
of place, a landscape shaped by the forces of nature and tempered by the actions of man. This
landscape has long been perceived as a rural idyll. Many of the features associated with this
cherished landscape evoke strong images, particularly its perceived naturalness and
connection with ecologically valuable areas and the predominance of woodland cover. The
built environment is also very evocative ranging from the charm of the picturesque village
and historic small village houses to the majesty of its mountain setting. Together these create
a strong perception of harmony throughout the area and represent a poignant stage in the
development of Hong Kong.

The importance of the landscape has been recognised through its designation as the Sai Kung
West Country Park and the value of ecologically important stream.

The landscape is largely intact although, as with any village settlement, Pak Sha O has
undergone some renovation. However, the houses are basically the same as they were in the
1960’s. Despite this it still contains distinctive features including the settlement pattern of
cottages and courtyards, Temple and associated courtyard, the remains of the rice paddy
terraces and footpath network. The features have been recognised for their historical
importance by AMO.

Despite the history of the village and the agricultural activities in the areas adjacent to the
settlement the overall landscape character is one characterised by its naturalness. This
includes the mountain landscapes which have undergone change due to for instance the
collection of firewood which resulted in the loss of forest cover on the upland slopes; however
the perception by the public is one of a pristine, unspoilt natural place. This is reinforced by
the continuity of the woodland and shrub cover which clothes the valley floor and extends to
the slopes of the adjoining mountains.

Some of the key findings of the assessment include the interconnected nature of the
landscape in terms of its perceived character, its fine texture, naturalness, the inter-visibility
between the LCAs and the sensitivity of the area to change. As such changes in one part of the
landscape, even small scale will impact upon the landscape of the whole area. This includes
the woodland which surrounds the village and the scale and disposition of the built
environment.

In conclusion this is a valued landscape, both in terms of the perception of the public and in its
statutory recognition for its landscape value and ecology. The layering of history and natural
process; its remoteness and sense of tranquillity; and the low level of existing development
have combined to create a landscape which is both valuable and worthy of preservation.

20160203 Landscape Assessment Pak Sha O SCENIC
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6.2 Recommendations

6.2.1 The landscape assessment for Pak Sha O has revealed a number of key characteristics which
contribute to the overall landscape character and value of the village, its setting and valley
landscape as a whole. These were determined as part of the appraisal in section 5.0. It is hoped
that the landscape assessment and appraisal will contribute to the formation of a new Outline
Zoning Plan (OZP) for the area which is designed to protect its unique and valued attributes.
In addition this section of the report makes specific recommendations as to the future
treatment of the landscape.

6.2.2 The accompanying report entitled ‘Landscape Appraisal of Development Scenarios for Pak
Shek O Village, Sai Kung’ describes a possible development scenario that draws on this
assessment and provides an indication of how future development can be accommodated
without leading to the degradation of the existing landscape and visual amenity. It is
extremely important that any new development proposals carefully consider the landscape
and visual setting of the village and the wider valley landscape.
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Figures
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E Stanley Ng; Charles Mok

F: Objection to Pak Sha O Draft Outline Zoning Plan No SN/E-PSO/1.

B PC objection PSO final.pdf

Dear Sir/Madam,

Please find attached our objection to the above captioned plan. I am sending this as an email attachment as it is too large
to fit in your online system. Please can you ensure it reaches the correct section.

Yours faithfully

Dr Robin Bradbeer
Secretary, The Professional Commons

Dr Robin Sarah Bradbeer
CEng MIET MHKIE, CPhys MinstP, CITP MBCS, SMIEEE

Director Pearl Technologies Ltd

Director and Secretary of the Board The Professional Commons
Asia Regional Coordinator MATE Underwater Robot Competition

Past Chair (2010-11) 1ET Hong Kong Branch

Vice President (International Affairs) (1996-1999, 2009-2012) |EEE
Consumer Electronics Society

Director and Deputy Chair of the Board (2009-2015) Hong Kong

Internet Registration Corporation Ltd./Hong Kong Domain Name
Registration Corporation Ltd.

Tel: (+852) (NN ) G )
[y s 23

Email:
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Seek wisdom, not knowledge. Knowledge is of the past Wisdom
is of the future. - Native American proverb
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The Professional Commons
Secretary,

Town Planning Board,

15th Floor,

North Point Government Offices,

333 Java Road,

North Point,
Hong Kong

2 February 2016

Objection to Pak Sha O Draft Outline Zoning Plan No SN/E-PSO/1.

The Professional Commons opposes the draft Outline Zoning Plan No SN/E-PSO/1 for

Pak Sha O for the following reasons. They are detailed in the accompanying
document.

1. Disturbance to the eco-system at Hoi Ha Wan, and evidence about the

destruction of coral areas in the Marine Park as a consequence of the Hoi

Ha Outline Zoning Plan, as well as human activity at Pak Sa O.

2. There has been no proper independent Environmental Impact

Assessment carried out on the site before zoning was proposed.

3. There has been little or no reference made to the protected and
endangered species in the enclave.

4. No reference has been made to the impact of the proposed zoning on the

adjacent Country Park, and the protected and endangered species living
there.

4. No reference has been made to the impact of the proposed zoning on
the Hoi Ha Wan Marine Park and the Hoi Ha SSSI and the cumulative effect
of Hoi Ha OZP.

5. There is no clear justification for the need for further village house
development.

T BTITE S 141-147 SRchina e AT 22 4
22/F, On Hong Commercial Building, 141-147 Hennessy Road, Wan Chai, Hong Kong
&3 Tel:(852)8200 6332 {#E Fax:(852)3020 0267 ZE} Email: info@procommons.org.hk
44 Website: www.procommons.org.hk



NEEXEHER
The Professional Commons
6. There is no discussion of the access to the proposed extended V zone for

residents and/or emergency vehicles or the impact such access if built

would have on the environment.
7. Our proposed alternative zoning and further studies needed.

We therefore recommend to the Town Planning Board that the draft OZP be rejected
in its entirety until such time as a full EIA is carried out and the full impact of any
zoning takes account of its effects on the ecology of the Pak Sha O River Valley and
the Hoi HA Wan Marine Park.

Tt

Dr Robin Bradbeer

Secretary, The Professional Commons

Cc: Mr Stanley Ng Wing-fai

Chair, The Professional Commons

Hon Mr. Charles Mok, MLC

Vice-Chair, The professional Commons

T BT e 141-147 SRR3R AT 22 #
22/F, On Hong Commercial Building, 141-147 Hennessy Road, Wan Chai, Hong Kong
BT Tel:(852)8200 6332 {#IE Fax:(852)3020 0267 & Email: info@procommons.org.hk
24'H Website: www.procommons.org.hk



Objection to Pak Sha O Draft Outline Zoning Plan No SN/E-PSO/1.

Detailed submission by The Professional Commons

1 February 2016

1. Disturbance to the eco-system at Hoi Ha Wan, and evidence about the destruction of coral areas
in the Marine Park as a consequence of the Hoi Ha Outline Zoning Plan, as well as human activity at
Pak Sha O.

L <
. = .‘:-‘ N '.K:'/\—B—-'
Figure 1: The Pak Sha O River Valley eco-system
Map courtesy Lands Department

The Pak Sha O River Valley is a single, holistic ecosystem. It contains he Country Park (CP) enclaves of
Hoi Ha, Pak Sha O and Nam Shan Tung . All the streams from the surrounding hillsides, as well as the
west flowing ones off Shek Uk Shan , the north flowing streams off and the east flowing ones off
Mount Hallowes, flow into Hoi Ha Wan directly or join the Pak Sha O River, which runs down the
valley from the south. This river is a designated an Ecologically Important Stream. It is therefore
impossible to consider any zoning for an area in the valley without considering its impact on the
whole eco-system.

In 2014, Hoi Ha CP enclave was zoned as Village, Costal Protection Area, Green Belt 1 and Green Belt
2, Conservation Area and Government, Institution or Community Use. This was done with little
regard for the ecology of the area and without any formal or independent scientific ally based
Environmental Impact Assessment.

At the same time, agriculture was started in the Pak Sha O enclave, in the middle of the wetlands
feeding the river.

The consequences of making such unscientific zoning as well as the permitting of resumption of
agriculture have had devastating impact on the Hoi Ha Marine Park. Any attempt to zone Pak Sha O
CP enclave using the same methodology will not only spell doom for the marine Park, but also for all
the endangered and protected species in the PSORV area.



1.1 The impact on Hoi Ha Wan Marine Park

Figure 2. The Hoi Ha Wan Marine Park showing coral areas
Map courtesy AFCD

Hoi Ha Wan has one of the most coral diverse areas in South China Sea. It was designated Marine
Park in 1996. It is one of the most visited ecological sites in Hong Kong. During dives carried out in
January 2016 the corals at Flat Island and Moon Island were found to have been totally destroyed.

© ProfessionallCommons

Figure 3. Corals at Flat Island and Moon Island in November 2015 (left) and January 2016 (right)
Photos: ©Professional Commons



This bio erosion was the direct result of urchins grazing on the corals after having been attracted to
the Hoi Ha Wan area by the increased algae levels resulting from increased amounts of nutrient. To
make matters worse, the massive population of urchins responsible for this was moving further into
the marine park towards the other coral areas contained within. The population was measured to
be over double the maximum population ever measured in the area - this is not a regular
occurrence.

Our August 2013 study and objection to the Draft Outline Zoning Plan for Hoi Ha (No. S/NE-HH/C)
produced some solid science that strongly suggested that the Pak Sha O River Valley (PSORV) should
be protected. Professional Commons recommended that any village development, if justified, be
allowed in an area to the south of Hoi Ha where the environment was less sensitive ecologically and
well away from the Hoi Ha Marine Park. The recommendation also stated that the area should be
zoned a Comprehensive Development Area (CDA) and the while of the river valley and estuary, the
areas of most ecological sensitivity, be zoned Country Park.

Unfortunately, these proposals, as well as the subsequent submission in response to the amended
draft OZP (S/NE-HH/1) was not accepted by Town Planning Board (TPB) and parts of the sensitive
valley were zoned Green Belt and Village zones in 2014. The comprehensive report from the
Professional Commons was the most detailed and comprehensive document on the area, and
criticised the TPB for not carrying out any Environmental Impact Assessments (EIA) when zoning
sensitive Country Park enclaves. We also predicted dire consequences for the wildlife in the area as
well as for the Marine Park. Our warnings were ignored.

© ProfessionallCommons

Figure 5: Clearance of secondary forest in Figure 6: Clearance of wetland in Pak Sha O for
the flood plain at Hoi Ha village agriculture

The recent clearing of parts of Hoi Ha zoned as GB and V zone, in accordance with the OZP and in
preparation for significant house building by developers, has shifted a large population of rats, for
example, into Hoi Ha Village, as well as allowing more nutrients in the river to flow into the Marine
Park. Many of these nutrients come from upstream at Pak Sha O. The recent reintroduction of
farming after 25 years absence at Pak Sha O has resulted in more nutrients being monitored at the
river estuary. The draft OZP for Pak Sha O, now under representations, not only encourages more
agriculture but also massively increases the amount of land available to developers to build up to 49
houses. As most of this zoning for Village and Green belt will occur on the wetlands feeding the
Marine Park, we expect the level of nutrients and other pollutants to increase significantly. We
address these specific problems is greater detail below.

The Professional Commons reports to the TPB on the draft and amended Hoi Ha OZPs also identified
impacts on the existing ecology of the Hoi Ha Wan Marine Park. The sewage overflow from current



inadequate facilities for the houses along the foreshore, and future New Territories Exempted
Houses (most of which will be luxurious small houses) allows human pollution to enter the Marine
Park. The establishment of a Coastal Protection Area in Hoi Ha has allowed this issue to continue
unabated. The building of more houses in the ecologically sensitive areas of Hoi Ha and Pak Sha O
will spell doom for the corals and other creatures that are currently protected.

Too many nutrients entering the sea disrupts the ecological balance of bays and inlets. The Hong
Kong University also highlighted the problem for the TPB at the Hoi Ha OZP hearings with a totally
different set of data collected independently of the Professional Commons. Both the University and
the Professional Commons clearly stated that this situation would degrade the Marine Park. As
predicted, this is now happening.

Tai Wan
campsite

Secondary
forest
clearance

Leaking
septic
tanks

Agriculture \

Figure 7: The sources of pollution in Hoi Ha Wan Marine Park .
Map courtesy Planning Department

© Professional Commons

2. There has been no proper independent Environmental Impact Assessment carried out on the site
before zoning was proposed.

It is noted in the Explanatory Statements that no reference is made to any proper Environmental
Impact Assessment being made for the enclave. We have therefore concluded that there is no
scientific or ecological basis for any zoning proposals. We fail to understand how any zoning of
ecologically sensitive sites within designated Country Parks can be zoned without a comprehensive
knowledge of the ecology within the enclave. Unfortunately this is a pattern that has been repeated
for every Country Park enclave considered by the Town Planning Board, and which has resulted in .
the devastation of surrounding and adjacent areas — as highlighted in Section 1 above.

Until such time as a full, comprehensive EIA is carried out for the area we oppose any zoning
proposals not based on scientific evidence.

3. There has been little or no reference made to the protected and endangered species in the
enclave. )

In Section 7.2 Constraints, there is scarce mention of the areas protected and endangered species.
Some comments are made concerning plant species (7.2.1.1) and (7.2.1.2), fish (7.2.1.3) and



butterflies and birds (7.2.1.4). But there is not one single mention of the areas protected or
endangered mammals, which are of far greater significance.

Within the enclave, and in areas adjacent to it, are the following:

Chinese Pangolin (Manis pentadactyla)
Asian Grey Shrew (Crocidura attenuate)
Javan Mongoose (Herpestes javanicus)
Crab-eating mongoose (Herpestes urva)
Malayan porcupine (Hystrix brachyuran)
Rhesus Macaque (Macaca mulatta)

Chinese Ferret Badger (Melogale moschata)
Barking Deer (Muntiacus muntjak)

Chestnut White-bellied Rat (Niviventer fulvescens)
Masked Palm Civet (Paguma larvata)
Leopard Cat (Prionailurus bengalensis)

Wild Boar (Sus scrofa)

Small Indian Civet (Viverricula indica)

The Professional Commons, and its collaborators, have sighted many of these species in the Pak Sha
O River Valley, as mentioned in Section 1 above. The Pak Sha O enclave is not only the major source
of the river but also within the foraging range of a number of these species. For example, the details
of the Chinese Pangolin sightings and foraging range are shown in Figure xxx below.

tiesled ares

© Professional Commy

Pangolin Range Ares- ’:nwn-}

F o s el e

Figure 7: The distribution of endangered species in Figure 8: The distribution of critically endangered

the Pak Shao O River Valley. Map courtesy Lands Chinese pangolin in the Pak Shao O River Valley
Department showing their foraging range. Map courtesy Lands
Department

4. No reference has been made to the impact of the proposed zoning on the adjacent Country Park,
and the protected and endangered species living there.

The Pak Sha O River Valley is a comprehensive, holistic eco-system, as described in Section 1 above.
Any interference in one place affects what happens in any other. This is shown by the destruction of
corals in the Marine Park described above.

The plans for encouraging agricultural development will only create more problems for the
downstream communities. Emphasis has been placed on the importance of the water gathering



grounds in the enclave (Sec. 7.2.5). However the wetland areas of the enclave would be threatened
by any change in their usage, including agriculture and expansion of the village zone. Although
pesticides and other chemicals are not allowed in the area (Sec 7.2.5) it is clear that some of these
types of chemicals have been entering environment and the river and thus affecting the Hoi Ha Wan
Marine Park.

5. No reference has been made to the impact of the proposed zoning on the Hoi Ha Wan Marine
Park, the Hoi Ha SSSI and the cumulative effect of Hoi Ha Marine Park.

As discussed above, the PSO enclave cannot be considered in isolation. There is no reference
anywhere in the draft 0ZP document of the effects of the zoning on the surrounding and adjacent
areas.

6. There is no clear justification for the need for further village house development.

Pak Sha O has not been inhabited by its indigenous residents for a number of generations. At the
same time, significant plots of land owned by the indigenous villagers (IVs) has been sold off to, or
the ‘ding’ rights mortgaged to, commercial developers. It is clear that the descendants of the IVs
have no interest in ever living in the village in future. If government policy is to continue to allocate
government land for NTE Small Houses (NTEH) to male descendants of Vs then consideration should
be given to this land being outside the Country Park or within and area deemed ecologically less
sensitive.

There is currently a conviction of “conspiracy to default” case about NTEH in December 2015 and
developers activities in Pak Sha O are well documented in the media !, We urge the government to
look into the genuine number of houses needed for NTE Houses in the OZP area and we opine that
the lawful demand is minimal.

The proposal for an extended V zone in the middle of the enclave, an area which contributes to the
ecology of the area, is unacceptable. There is no justification anywhere in the draft OZP document
for such destructive zoning. The only area suitable for residential use is the existing village area. We
propose that help be given to restore any dilapidated houses to their original design, and that any
rebuilding of existing ruined buildings be carried out to traditional designs, as would any new houses
if proven essential.

It is also clear that the projected population of 270 (Sec. 6) cannot be substantiated.

7. There is no discussion of the access to the proposed extended V zone for residents and/or
emergency vehicles or the impact such access if built would have on the environment.

The draft OZP document hints at a major problem, but does not address it. In Section 10.1.2 mention
is made of the lack of road access to the village. However, the large extension of the V zone,
enabling many dozens of houses to be built, would mean that major road construction would be
necessary. This would cause massive environmental trauma on the whole area whilst under
construction and continuing damage during its use along with the encouragement of other
commercial activities within the village. The contradiction between wanting to preserve the
traditional village on the one hand, whilst subjecting it to large scale construction and traffic on the
other is obvious.

! My-magazine documented developer activity in Pak Sha O http://eastweek.my-magazine.me/?aid=25538



8. Our proposed alternative zoning and further studies needed.

Taking into account the above, The Professional Commons proposes the following:

1. That the entire enclave be zoned Conservation Area pending its full integration into the
surrounding Country Park.

2. That the current village areas of Pak Sha O and Pak Sha O Ha Yeung be designated
monuments.

The Pak Sha O site comprising the Ho’s historical buildings” and the Immaculate Heart of
Mary Chapel shows the history of a Hak Ka village in Hong Kong and their interaction with
Christian missionary services in early years. On the intact layout, the walking path linking the
Hak Ka village to the chapel represents the Hak Ka interaction with foreign culture. We
opine that the relevant authorities should consider designating the whole site as historical
monument.’

SEaZ.
..Q
¥ 970
Figure 9: Historic buildings in Pak Sha O village
Number|Name & Address aioposed Confimed Remarks

Grading |Grading

Combined with numbers

Watchtower and Side Chamber of the Ho 81, 86 and 192 as one
67|Residence, Pak Sha O, Tai Po, N.T. 1 1litem and accorded with
AR EETFELFEE Grade 1 collectively on 10
Nov 2010

% See Annex 1 for pictures of Ho’s historical building and the chapel.

*The history of Pak Sha O is well documented by media and the people.
http://alivingspace.hk/page/1/,
http://hk.apple.nextmedia.com/supplement/travel/art/20150925/19308070




81

Entrance Hall and Side Chamber of the Ho
Residence, Pak Sha O, Tai Po, N.T.

MR EREFEREE

=

Combined with numbers
67, 86 and 192 as one
item and accorded with
Grade 1 collectively on 10
Nov 2010

Ho Ancestral Hall, Pak Sha O, Tai Po, N.T.

Combined with numbers
67, 81 and 192 as one

86 sl 1litem and accorded with
frIRATEE Grade 1 collectively on 10
Nov 2010
King Siu Sai Kui and Hau Fuk Mun, Pak Sha
118|0 Ha Yeung, Tai Po, N.T.
HYDBE N Rk fE R EAERT
Combined with numbers
Side Rooms on Two Sides of the Ho 67, 81 and 86 as one item
192|Ancestral Hall, Pak Sha O, Tai Po, N.T. 1|and accorded with Grade
o] EC ) R R 1 collectively on 10 Nov
2010
- g??;?;?ﬁ?eart of Mary Chapel, Pak Sha ; Erada b aarTered o A

EDIREE RHERL 2 (N

June 2012

3. That legitimate claimants under the NTEH policy be accommodated elsewhere,
somewhere less environmentally sensitive.

4. That the entire Pak Sha O River Valley be given Site of Special Scientific Interest status as
soon as practical, taking into account the range, diversity and habitat of protected and
endangered species in the whole area. This would include the enclave of Hoi Ha.




Annex 1
(Source: Web site of Antiquities Advisory Board, HK)

Ho’s Building
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‘HEH: 04H02 52016 £830T 11:15
WA tpbpd@pland.gov.hk
xE: Re: Objection to Pak Sha O Draft Outline Zoning Plan No SN/E-PSO/1.

Please confirm reception of this submission
Thank you

Dr Robin Bradbeer

On 03/02/2016 15:15, robin bradbeer wrote:
Dear Sir/Madam,

Please find attached our objection to the above captioned plan. I am sending this as an email attachment
as it is too large to fit in your online system. Please can you ensure it reaches the correct section.

Yours faithfully

Dr Robin Bradbeer
Secretary, The Professional Commons

Dr Robin Sarah Bradbeer
CEng MIET MHKIE, CPhys MinstP, CITP MBCS, SMIEEE i

Director Pearl Technologies Ltd

Director and Secretary of the Board The Professional Commons
Asia Regional Coordinator MATE Underwater Robot Competition
Past Chair (2010-11) IET Hong Kong Branch

Vice President (International Affairs) (1996-1999, 2009-2012) |EE
Consumer Electronics Society

Director and Deputy Chair of the Board (2009-2015) Hong Kong
Internet Registration Corporation Ltd./Hong Kong Domain Name
Registration Corporation Ltd.,

Tel: (+852) aind (H) GEEEERS ()
Email:
URL:

Seek wisdom, not knowledge. Knowledge is of the past, Wisdom
is of the future. - Native American proverb

1865



Dr Robin Sarah Bradbeer
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Director Pearl Technologies Ltd

Director and Secretary of the Board The Professional Commons
Asia Regional Coordinator MATE Underwater Robot Competition
Past Chair (2010-11) 1ET Hong Kong Branch

Vice President (International Affairs) (1996-1999, 2009-2012) |EEE
Consumer Electronics Society

Director and Deputy Chair of the Board (2009-2015) Hong Kong
Internet Registration Corporation Ltd./Hong Kong Domain Name
Registration Corporation Ltd.
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stanley chan
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i H#E: 03H02B 20165 EH= 12:47

Wi tpbpd @pland.gov.hk

EE: BB R EIAEERE OZP No. S/NE-PSO/]
Fif e Letter_1.pdf

To whom it may concern

Attached please find the letter.

Regards

Stanley Chan
Conservation Manager
Eco-Education and Resources Centre

TPB/R/IS/NE-PSO/1-525
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Dear Sir/Madam,
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