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Form No. S16-111
S16-111 5
APPLICATION FOR PERMISSION

UNDER SECTION 16 OF

THE TOWN PLANNING ORDINANCE

gHgE AR 4 0
(CAP.131)  Sesucmmcmnmnmscerers camsnn

FRESHIE - ‘
This document is received on M
The Town Planning Board will formally acknowledge

g
R oo B R B ) e heduk g
£ 16k & X B EF 7] B 35
Applicable to Proposal Only Involving Temporary Use/Development of

Land and/or Building Not Exceeding 3 Years in Rural Areas or Renewal
of Permission for such Temporary Use or Development*

*Form No. S16-1 should be used for other Temporary Use/Development of Land and/or Building (e.g. temporary
use/developments in the Urban Area)and Renewal of Permission for such Temporary Use or Development.

* Bt 14, L R SRS s 0 B (IR T B PIHIE R 8 BRI R B I Sl /i #
BHIEF TR » (e 255 S16-1 FE -

Applicant who would like to publish the notice of application in local newspapers to meet one of the Town
Planning Board’s requirements of taking reasonable steps to obtain consent of or give notification to the current
land owner, please refer to the following link regarding publishing the notice in the designated newspapers:
https://www.info.gov.hk/tpb/en/plan_application/apply.html

FREA AJIARAE Kﬂtiﬁiﬁ > EH a5 Ll%ﬁﬂbizﬁ?%ﬁiﬂéa E.chﬁw?fﬁﬁiiﬂz%ﬁ }\E’Jﬂi‘jZL%DfEﬁ

https://www.info.gzov.hk/tpb/tc/pﬁan appiication/ann V.htmi

General Note and Annotation for the Form

“Current land owner” means any person whose name is registered in the Land Registry as that of an owner
of the land to which the application relates, as at 6 weeks before the application is made
PIRITEHRE A | FETERE BRI AR - H A ECRIBTAE Tt MR it o B 3R AR FHY
THATHER ARIA
& Please attach documentary proof 76[%]‘ EEHASTfR
A Please insert number where approprlate B E RS
Please fill “NA” for inapplicable item E%fx HAARTEHES " AREA
Please use separate sheets if the space provided is insufficient ZNFFEFLAYZERIA G @ HH EHRHA
Please insert a v | at the appropriate box B S TR LINE v | 57
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Form No. S16-IIT SEAKEE S16-111 57

Application No. I f
Forgjfﬁi(;ilal Useﬁgngﬁ R ARt AV I>K . ‘PZ//Z/
NS Date Received
L] - 4 AUG 2021

. The completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board (the Board),
lS/F North Point Government Offices, 333 Java Road, North Point, Hong Kong.
H3g ’E?Eﬁfcﬂ’] A RIS R ﬂﬁiﬁ%‘ B (55) X5 %itﬁiééﬁé 333 SRILABUFEE 15 i
%ﬁﬁl ZEE(TH r%ﬁ‘% ORER

. Please read the “Guidance Notes” carefully before you fill in this form. The document can be downloaded from the
Board’s website at http://www.info.gov.hk/ipb/. It can also be obtained from the Secretariat of the Board at 15/F, North
Point Government Offices, 333 Java Road, North Point, Hong Kong (Tel: 2231 4810 or 2231 4835), and the Planning
Enquiry Counters of the Planning Department (Hotline: 2231 5000) (17/F, North Point Government Offices, 333 Java
Road, North Point, Hong Kong and 14/F, Sha Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New Temtorles)
SR (A AN) MERER  ABEFHER - *ﬂﬁifﬁﬁ_ﬂﬁé%ﬁ FEE T (S8
http://www.info.gov.hk/ tpb/)’ﬂj‘_fﬁéﬁgﬂiﬁ (FEAbEEEEE 333 ﬁjtﬁ&ﬁ“m% 1518 — BTk 2231 4810
Y, 2231 4835) KR BIZHYH S0 & 3R (R 1 2231 5000) (FA&JLAEEEE 333 SILABINGE 17 B
H ER#FERE 1 SRPHBIFEE 14 )RR -

. This form can be downloaded from the Board's website, and obtained from the Secretariat of the Board and the Planning
Enquiry Counters of the Planning Department. The form should be typed or completed in block letters. The processing of
the application may be refused if the required information or the required copies are incomplete.

HRRIRZ SGHUEE T8 NE A2 S EWER E&fﬁiJ%E’JiﬁiJ SR EHRE HY( I ER AZR LU TEN 7208 EA
TEAEEER - MR H AFERER S BN B 2 © 2 8 9 iR b -

1. Name of Applicant HEHEF A & /4H

(OMr. 54 /O Mrs. kA /O Miss /NH /O Ms. 20+ /@Company Y& /O Organisation 14f# )

Master Mind Development Limited

2.  Name of Authorised Agent (if applicable) B RE A& 4/ (WHH)

Townland Consultants Limited

3. Application Site B &% 3t BE

/ Lots 255, 256, 257, 271S.A., 271S.B., 271RP, 272, 273, 274,
demarcation  districc and lot 275S.A., 275S.B., 275RP, 276S.A., 276RP, 277, 279S A,
number (if applicable) 279S.B., 279S.C., 279RP, 280S.A., 280RP, 281 S.A, 281RP in
e L P Lol D.D. 368, Pak Lap, Sai Kung

LSRRG (M)

(a) Full address / location

(b) Site area and/or gross floor area

timvabiad Wite area HBTHE 37238 sq.m 77 3K§@#bout £
%&E.}i{ﬁ R B W}ross floor area 48FEEEME  °° sq.m Eéj’j‘%%bout 4y
m

(if any)
FrELFERTBUN T 3hERE (457 )

Parts 1,2 and 3 551582 R5% 3 ¥4




Form No. S16-1IT FE4%5E S16-111 5

(d) Name and number of the related
statutory plan(s) Plan No. S/SK-PL/3

TR T B B 427 R 4R Plan No. R/S/SK-PL/3-A2

(e) Land use zone(s) involved

R Y o i PR iR A : "Agriculture”

Paved land with some lawn areas

(f)  Current use(s)
BRAT A ik

(If there are any Government, institution or community facilities, please illustrate on

plan and specify the use and gross floor area)

(IETEIERE -

4. “Current Land Owner” of Application Site B iFH, BEHY TIRIT T HTEE A

The applicant EEz5 A —
@ is the sole “current land owner** (please proceed to Part 6 and attach documentary proof of ownership).

RME—HY TER{T MR A ) " GRBEEERE 6 B MARHT SRR ) -

[] isone of the “current land owners™* & (please attach documentary proof of ownership).
P yp P

REF—% "BETIHEFE A, ™ GEIN B -

[] isnota*“current land owner™*.

WARE TERIT LA AL F -

[] The application site is entirely on Government land (please proceed to Part 6).

HERHRISE SN BT i E (GBBEIERSE 6 i) °

. Statement on Owner's Consent/Notification

A AN E S/ EA LA AR B

(a) Avecording to the record(s) of the Land Registry as at ...........cccceveiiiiiniiininnn. (DD/MM/YYYY), this
“current land owner(s) >

B B o HAVECS: » EorHaRIL

(b) The applicant HEE A —

[J  has obtained consent(s) of .....\...... “current land owner(s)"*.
EEE i # THITRHIER A TIEE

Details of consent of “current land owner(s)” “ebtained Ef8 MIR{T A A | EIEIVEEE

No. of ‘Current

Date of consent obtained

Lot number/address of premises as shown in the record of the Land

Land Owner(s)’ . . (DD/MM/YYYY)
F 3545 - S Registry where consent(s) has/have been obtained AR A
5 AR o T S5 15 [ R 1 B S PP Bt
A BH (BH/B/%5)

(Please use separate sheets if the space of any box above is insufficient. %1 FF{FEFHEIVZERITRE @ E=ERA)

= Parts 3 (Cont’d), 4 and 5 853 (4#) -~ &5 4 F35 5 3%y




Form No. S16-III F£A&EE S16-111 58

[ hasnotified ............... “current land owner(s)"*

(%21 RUURTOR & THRIT LA AL e

Details of the “current land owner(s)” * notified TUf&i@A " HRITHHUIA A | HUEEHIER

0, B Currer}t Lot number/address of premises as shown in the record of the Det; of, néfifleagion
Land Owner(s)

. Land Registry where notification(s) has/have been given ETEn
FIRAT 4 i R o B gkl o5 G - (DD/MM/YYYY)
iT: e Bk = 7:’3% 0 { {L LS _% y f7 - -
£\ 8 H R - S PR B 3 LE B B I B SRS, i P S (L B )

A\
\
\

(Please use separate sheets if t

space of any box above is insufficient. 41 _EFHEAFHEIVZERIRE  F5ERIA)

[ has taken reasonable steps to obtain consent of or give notification to owner(s):

RGP R DS AN\ E R S ARG - SRR

Reasonable Steps to Obtain Consent of Owner(s) &+ #r#E AN E = FTEmIT &S 8

[] sent request for consent to the “curreit land owner(s)” on (DD/MM/YYYY)*
ey (H/B/)mEc& TBRIT SR A, "R REEE

Reasonable Steps to Give Notification to Ownerls)  [5] FHrE A& @A BT g& B

[] published notices in local newspapers on (DD/MM/YYYY)*
S (B AR e R R T — A
[1 posted notice in a prominent position on or near applidation site/premises on
(DD/MM/YYYY)*
g3 (B/ BT e eEHhRG B 5 e e M AT A BB A B A I B A 3% P S B

[] sent notice to relevant owners’ corporation(s)/owners’ committeg(s)/mutual aid committee(s)/management
office(s) or rural committee on (DD/M

S (H/R /B EF MR L ILFRE
B AR EREES

Others ELAf

[C] others (please specify)
HAfr (3EHEEH)

Note: May insert more than one "¢ | .

Information should be provided on the basis of each and every lot (if applicable) and premises (if any) in respect of the
application.

B WESREAEAIE T 5
o5 \JERL R R TS ({3 ) RORFR (I7) SYRIREERek
4

Part 5 (Cont’d) £8 5 2 (EH)




Form No. S16-III F£HEES S16-111 3E

6. Type(s) of Application E 55 %5 7l

(A) Temporary Use/Development of Land and/or Building Not Exceeding 3 Years in Rural Areas
ALFA FBRBHIE LA b 7 /SRR SR T R B R = SRV RRIR R S

(For Renewal of Permission for Temporary Use or Development in Rural Areas, please proceed to Part (B))

AT B 1 4 20 0 e P o SR PR AR MR T PTG » SR (B)ERSY)

Proposed Place of Recreation, Sports or Culture

(a) Proposed and Tent Camping Ground with Ancillary Storage on a Temporary
use(s)/development Basis for a Period of 3 years
BRI AR
(Please illustrate the details of the proposal on a layout plan) (55 F ‘F E BlER B R E1E)
(b) Effective period - of & years) & SOOI JNUR O
permission applied for
BB HYEF Bl AR EA O month(s) H o
(c) Development Schedule £ FEANEFE
Proposed uncovered land area #isg 25 A HHEE 0000 .. 3'434 ................. sq.m%bout 4
Proposed covered land area ﬁiﬁ%ﬁjﬁ +HEE 2 89 ................... sq.m@About 4
Proposed number of buildings/structures EsE=2Y) FEZEWEE ... e 6 ...... S
Proposed domestic floor area BER{EFIEEIETE =000 e sq.m CJAbout &3
Proposed non-domestic floor area B IEF FHEEmERE 0 .eeeeen.. 55 ................... sq.m‘ﬁAbout %
: 55
Proposed gross floor area BERARMETEITE = eeeeeereeeeeieeneeieanennn sq.mWAbout 4

Proposed height and use(s) of different floors of buildings/structures (if applicable) ZEEEY)/HESEIATEESE KA EEE
AR AR (W3R (Please use separate sheets if the space below is insufficient) (1A TZEHEARE » SHREHERIA)

Proposed Structures No. of Structure No. of Storey Building Height
Activity Tents (Area: 234 sgm approx.) 2 1 3.1m
Storage Blocks (Area: 55 sqm approx.) 4 1 26m

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

Heavy Goods Vehicle Parking Spaces NCENEE=TA
Others (Please Specify) EAth (55%15H)

Proposed number of loading/unloading spaces 3% EFE A

Taxi Spaces BB N
Coach Spaces JRIEE BLT e
Light Goods Vehicle Spaces #&EI & H B (i1 '
Medium Goods Vehicle Spaces A EE {7
Heavy Goods Vehicle Spaces EERI B HL{if
Others (Please Specify) EAl, (55%15H)

5 Part 6 %5 6 ¥4



Form No. S16-III F#LES S16-111 58

Proposed operating hours % = 1HHF

_Events will be held approx few times a year, mainly during weekends (afternoons to early evening).

(d) Any vehicular access to

the site/subject building?

]

EE A ERB TR 0
HRIESY ?
No & @

There is an existing access. (please indicate the street name, where
appropriate)
H—RERAER - (FBEEHERAAREE))

There is a proposed access. (please illustrate on plan and specify the width)

B—REERER - (FEERIBUR - IEEEHERRAFER )

©

Impacts of Development Proposal # 5% 5 2 51 &1 iy 82 &

(If necessary, please use separate sheets to indicate the proposed measures to minimise possible adverse impacts or give

justifications/reasons for not providing such measures. WIFEEAEE » 3B B R0 a2l VA RE IR B2 &
Hif > BRIFERAEEAE - )

@ fi)eoveeslopment s Yes 2  [] Please provide details SEFELEEE
PropOsal ANV OIVe [ e e e e T e e e e e s e S 2
alteration of
existing building? | teeeetreeeeseeseeeee
%g ié ;:Z”; g; Z_r ?;2 % .......................................................................................
IR No&E ¥
Yes & [] (Please indicate on site plan the boundary of concerned land/pond(s), and particulars of stream
diversion, the extent of filling of land/pond(s) and/or excavation of land)
G M R BB A LM, SRR DURCIENGE U - A R SHE T AYARE /B
i)
[] Diversion of stream JE &8
(i) Does the [7] Filling of pond &I
developmen"t Area of filling BEIFEHITE ....oovevinnnnnn. sq.m 72K OAbout €9
proposal  involve i Bl
the operation on the Depth of filling EIEZEE ....oooviiiiiens m3¥¢  [About &
right? \ [] Filling of land -1~
%ﬁ;ﬁ ?E?;‘f Vg Area of filling HELA-THRE .....ocvvvvnnnn. sq.m 2k CAbout Y
Gl ) Depth of filling B+ JEE ..., m¢  [CAbout &
[] Excavation of land &=+
Area of excavation IZE+ERE.....ooovveenns sq.m 4 OAbout &
Depth of excavation #Z-+ZEE oo, m ¢ CJAbout £
No & @
On environment %#¥EiE Yes & [ No & @
On traffic ¥35iE Yes & [ ] No K@@
On water supply ¥ffit7K Yes & [] No & %
(iii) Would the | On drainage ¥iHE/K Yes & [] No A&
development On slopes ¥} Yes & [] No ~g
proposal cause any | Affected by slopes ZRlrE 2L Yes & [] No & @
adverse impacts? Landscape Impact &L SRS 2E Yes & [] No K@‘@
ek 2 Bt &g | Tree Felling TR{LIIA Yes & [] No Fg&
& ¥ B R B % | Visual Impact fE5GR#EE Yes & [ No Tg &
&9 Others (Please Specify) EAth (E5%1HH) Yes & [] No & M

Part 6 (Cont’d) % 6 (R




Form No. S16-III %5 S16-111 5%

Please state measure(s) to minimise the impact(s). For tree felling, please state the number,
diameter at breast height and species of the affected trees (if possible)

SFEEAE R IR R EHITEE - B BRI - SEERE 2 RERRAVELE RS RS
%Efgé)j’annﬁ(ﬁﬁ_ﬂ

Please refer to the Supplementary Planning Statement

(a) Applieation number to which
the permigsion relates

RS H] A Ry B B Tt

A/ /

(b) Date of approval
T AERF ATy H B

................................................................... (DD H/MM B/YYYY £)

(¢) Date of expiry
S H] s 3

................................................................... (DD H/MM A/YYYY £)

(d) Approved usc/development
EStAEFF TR R B

(e) Approval conditions

CREdSER

The permission does not have any approval condition

Apphcant has not yet complied

A AR IETT ORI -

Reason(s) for non-compliance:

ARETTHYRR :

(Please use separate sheets if the space above is insufficient)

QOB EZEFEARE s EET)

(f) Renewal period sought
FORHYE IR

(] year(s) £

(] month(s) {&F

7 Part 6 (Cont’d) £5 6 Hi43(8K)




Form No. S16-III k&8 S16-111 5&

7. Justifications B

The applicant is invited to provide justifications in support of the application. Use separate sheets if necessary.

S A SR B B SRR R R - A TRE - BRERE) -

Please refer to the Supplementary Planning Statement

Part 7 7




Form No. S16-IH F2REE S16-11 5E

8. Declaration B¥EH

I hereby declare that the particulars given in this application are correct and true to the best of my knowledge and belief.

BN AABUER B RCAEOR AR E - S EIER -

1 hereby grant a permission to the Board to copy all the materials submitted in an application to the Board and/or to upload
such materials to the Board’s website for browsing and downloading by the public free-of-charge at the Board's discretion,

AN B SRR AR FE RN R R/ FIE R R - BARGIEEITR -

Signature A M Authorised Agent MEFGHE[LHE A
Director
Name in Block Letters Position (if applicable)
e (BERIEREE) By (@R
Professional Qualification(s) ¢ Member # & / [ Fellow of %W«,
L 5 " f%%&ﬁm%’ /
:..i?fﬁﬁa’&é %“
o bebaltof - .‘ ............................................................
FRIBE. s i omuimasaw die i s i e kSt i o A £ 5 sl R e 0 B 18 s 0 i £ ey £ i B
/ T} Organisation Name and Chop (if applicable) #H-ERE R (WEA)
Date FHE

(DDMM/YYYY F/E/4E)

Remark fHEF

The materials submitted in an application to the Board and the Board’s decision on the application would be disclosed to the
public. Such materials would also be uploaded to the Board’s website for browsing and free downloading by the public where
the Board considers appropriate.

ZEQEOASEBETE A ABERNREENNEA SRR ETRE - EERGWRESENELT - BhHE
BRI FHES A GNERAREENER TR -

Any person who knowingly or wilfully makes any statement or furnish any information in connection with this application,
which is false in any material particular, shall be liable to an offence under the Crimes Ordinance.

EAAERABERNELT - SUERFHRNEEREE LEEROBIEGEE - IIRER (HEETHRED -

Statement on Personal Data {5 A &R 20

1. The personal data submitted to the Board in this application will be used by the Secretary of the Board and Government
departments for 'the f&lioxx ing purposes:
: H B Tl ) TR EIRGDY ARV

{a) the processing of thls,, apphcaﬁon which includes making available the name of the applicant for public inspection
when makmg available this application for pub]ic inspcction and
PRIEIESR P - BEOKERPEEAEEYR - BIAERE ANERHORER | DR

{b) facxhtatmg, communication between the apphcaut and the Secretary of the Board/Government departments.

TR AR RGN E REUTHPI 2 HIETHE -

2. The personal data provided by the applicant in this application may also be disclosed to other persons for the purposes
mentioned in paragraph 1 above.

BRI SR SR AR » SUR@ B A R + IAfE LIRSS | BHRRIA -

3. Anapplicant has a right of access and correction with respect to his/her personal data as provided under the Personal Data
(Privacy) Ordinance (Cap. 486). Request for personal data access and correction should be addressed to the Secretary
of the Board at 15/F, North Pomt Government Offices, 333 Java Road, North Point, Hong Kong.

R (BB »%)W |7 (b‘v 486 EWPEE > BEARRERNELEEARH - ISR EEEARS
FElmE R EE K B R AL AR 333 S AU S E 15 1 -

Part § 8




Appendix la of RNTPC
Paper No. A/SK-PL/2

SECTION 16 PLANNING APPLICATION TOWN PLANNING ORDINANCE (CAP. 131)

PROPOSED PLACE OF RECREATION, SPORTS OR CULTURE AND TENT CAMPING
GROUND WITH ANCILLARY STORAGE ON A TEMPORARY BASIS
FOR A PERIOD OF 3 YEARS
AT VARIOUS LOTS IN DD368, PAK LAP, SAI KUNG

- Supplementary Planning Statement -

TOWNLAND CONSULTANTS LIMITED



PROPOSED PLACE OF RECREATION, SPORTS OR CULTURE
AND TENT CAMPING GROUND WITH ANCILLARY STORAGE
ON A TEMPORARY BASIS FOR A PERIOD OF 3 YEARS

AT VARIOUS LOTS IN DD368, PAK LAP, SAI KUNG

SECTION 16 PLANNING APPLICATION

Supplementary Planning Statement

Applicant Master Mind Development Limited

Planning Consultant, Submitting Agent Townland Consultants Limited

File Reference: PLSK/4

Approved by : @JM%\

Position : D\f\ ﬁ\ﬁ/@ v
Date : & [ A u\i)/i\) / 1@2&

5 July 2021
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EXECUTIVE SUMMARY

This Section 16 Planning Application is submitted on behalf of Master Mind Development Limited (the
“Applicant”) to seek permission from the TOWN PLANNING BOARD (“TPB”/’the BOARD”) for the
temporary use of land not exceeding a period of 3 years for a Proposed Place of Recreation, Sports or
Culture and Tent Camping Ground with Ancillary Storage (“Proposed Temporary Development”) at various
lots in D.D. 368, Pak Lap, Sai Kung (the “Application Site”). The Proposed Temporary Development is an
initiative to capitalize on the historic and natural scenic resources of Pak Lap to promote local tourism in the
short term.

The Application Site falls within the Confirmed Amendment to Draft Pak Lap Outline Zoning Plan No.
S/ISK-PL/3 (“Draft OZP”) Plan No. R/S/SK-PL/3-Al in which the Site is zoned “Agriculture” (“AGR”).
According to the Covering Notes of the Draft OZP, notwithstanding that the use or development is not
provided for in terms of the Plan, the TPB may grant permission, with or without conditions, for a maximum
period of three years. The temporary nature of the Proposed Temporary Development will not undermine the
long term Planning Intention of the Application Site.

The Applicant intends to use the Site for outdoor recreation and leisure activities including barbecue and tent
camping. Only registered participants are allowed to participate in the activities with access provided by
pre-arranged shuttle buses for the participants. The Proposed Temporary Development includes a tent
camping area, outdoor activities area and BBQ area, tents with weather protection and ancillary storage. All
structures can be easily assembled and disassembled with minimal impact to the environment. The total
number of visitors will not exceed 60 and shall be carried by shuttle bus service when a tour is in place.

The Proposed Temporary Development is justified on the following grounds:

e Isin line with Government’s Policy to revitalize tourism industry amid the COVID-19 epidemic.

¢ Is highly suitable for the Application Site as an initiative to capitalize on the historic and natural
scenic resources of Pak Lap to promote local tourism;

e Can utilize the Site in the short term for the benefit of the public and local community;

e Istemporary in nature and will not undermine the long term Planning Intention of the Site;

e Is fully compatible with the surrounding uses including the Pak Lap village and can bring about
benefit to reinvigorate the village and to enable education of the local heritage and culture to the
general public.

e Recycling/waste collection bins and waste management implemented by the Applicant can
support the tours in the Proposed Temporary Development and also benefit the public and
improve local hygiene in the short term which is a major Public Planning Gain

¢ Will not induce adverse traffic impact onto the adjacent road network for its small-scale nature
with shuttle bus provision;

e respects the natural setting and ecology of the surrounding that no adverse ecological or
environmental impact is anticipated.

o Will deploy sufficient portable toilets that no adverse sewerage impact is anticipated.

Based on the above justifications and as detailed in this Supplementary Planning Statement (“SPS”), we
respectfully request the BOARD to give favourable consideration to this Application.

S.3



TBEE
(NSZMBEZR - ISR R %)

R (MR BRG] B+ Ak REAREEEERARLSE (TH "THEANL ) EEAHR
HZzEg (TH "HHE, ) EXHEFFS  BORMAEREEAR LEY M5 368 9% (F
WE: (T "HFEME L ) FRAANESE 3SFENBRSEBE RS  RESMENBEERE (T
HOERERNERRE )  BREN SRS A O A R B A E R AE R A R

FH G M REEE TR Y E HE O & ST B K 4 5[ 4R 5t S/SK-PL/3) EETE Al 4m %t R/S/SK-PL/3-Al
(T T RMER, ) Ty "ER¥E, W - MR EERER > BEEAZEH AR
B REAF M BLE > o AL E Z BRI 0 SR B 0RO o 4SRN B = RV BRI
HERE - BRRENEEBERTEE  AgPERHELARMTHREREER -

R NBER R E B AERIINERERARERR > BEREERIRFEEM A2 MEREL
B WERALHFARIENFERE LARALFFE - BEREGERAOERESH - FINE
B e - IREFEHEME RS EEE - A REEY S K 558 R Irbk - DURE$ R
HHEE - 2MENEARIGES 60 N BYWIEHE - 2I0EHFFRLFF AREMAAVFRK
B 2 A 5 -

BEREEIT 3 B DL Sy BB AT S

R IR0 S T & BUS B ATRYBCR > £ R e S T Ik B A 2

BRIR S AL &8 BB B IR A L R B 2R R R R A MR

P 5% R IF 2% 2 RE E R T 9 A SR R RR SR B R E A M) A R R E L rE & By R

BB EEEEREE  FEZERME LAY THREHEIES

BRESSEEARELHWHAREEABNRE  EAMNEREN  LEARHEE

#h B E 52 5L

. BHER A B a1 ] U RS MR ERRE S e IR YY) » MMERESCRIE R AV S B > TR BEFE R T X
= A AR o B B A R R B 2

. BEaR EE T S AR E AN > I RS AR REANFRE LIRS - Rt A G HITT
HEHREEHRLS ERE

. BRiER SREGAEBNEARERER  FTOHBRERERERN T EZE -

. BRI g H e ABHR > AGHESERTEVE -

BN EmFEREEDMTERE AP El > RERBRF R GEEMEE KB EHE -

S.4
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Townland Consultants Limited —
Supplementary Planning Statement TOWNLAND

Reference: PLSK/4/KELVINC/03
Date: 5 July 2021

TO THE TOWN PLANNING BOARD:

SECTION 16 PLANNING APPLICATION
TOWN PLANNING ORDINANCE (CHAPTER 131)
SUPPLEMENTARY PLANNING STATEMENT

PROPOSED PLACE OF RECREATION, SPORTS OR CULTURE AND TENT CAMPING
GROUND WITH ANCILLARY STORAGE ON A TEMPORARY BASIS
FOR A PERIOD OF 3 YEARS
AT VARIOUS LOTS IN DD368, PAK LAP, SAl KUNG

1 INTRODUCTION

1.1 We are instructed by Master Mind Development Limited (the “Applicant”), to submit this
Section 16 (“S16”) Planning Application to seek permission from the Town Planning Board
(“TPB”/ the “BOARD”) for the temporary use of land not exceeding a period of 3 years for a
Proposed Place of Recreation, Sports or Culture and Tent Camping Ground with Ancillary
Storage (“Proposed Temporary Development”) at various lots in D.D. 368, Pak Lap, Sai
Kung (the “Application Site” / the “Site”).

1.2 The Applicant, as one of the land owner of various lots in Pak Lap, Sai Kung, is committed to
revitalising this historic village and ensuring its sustainable survival. To ensure the village does
not fall into disrepair as seen in so many other villages in remote areas, the Applicant
understands the need to inject growth and economic activity in a sensitive manner.
Recognising Pak Lap is also a popular destination for hikers and camping, the Applicant is also
aware of the need to ensure that human activities and impacts from these visitors will not
adversely affect the village environment and existing ecology.

1.3 The Application Site falls within an “Agriculture” (“AGR”) zone on the Draft OZP with confirmed
Amendment. The temporary nature of the Proposed Temporary Development will not
undermine the long term Planning Intention of the Application Site.

1.4 This Supplementary Planning Statement (“SPS”) provides relevant information on the
Application to facilitate the BOARD’s consideration. The following Sections will provide a
description of the Application Site and its surroundings, the planning context, details of the
Proposed Temporary Development with the justifications in support of the Application.
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2 SITE CONTEXT
2.1 Site Location

2.1.1 The Application Site is located in Pak Lap, Sai Kung, which is a recognised village and Country
Park Enclave (“CPE”), fully enclosed by the Sai Kung East Country Park (“SKECP”). Existing
houses within Pak Lap Village are located to the west of the Site and the scenic Pak Lap Wan
beach is located to its south (Figure 2.1 and 2.2 refers). The Application Site is hard-paved
with some lawn areas.

2.2 Land Status

2.2.1 The total area of the Application Site is approx. 3,723 m”. The Application Site comprises only
Private Lots owned by the Applicant. No Government Land is involved. (Figure 2.3 refers)

D.D. 368

Private Lots within 255, 256, 257, 271S.A., 271S.B., 271RP, 272, 273, 274, 275S.A.,
the Application Site 275S.B., 275RP, 276S.A., 276RP, 277, 279S.A., 279S.B.,
279S.C., 279RP, 280S.A., 280RP, 281 S.A, 281RP

2.3 Surrounding Land Uses

2.3.1 The Application Site is predominantly surrounded by natural mountain landscape within the
Sai Kung East Country Park.

e To the Immediate Northwest of the Site are existing houses of Pak Lap Village within the
same “V” zone. The village office is located to the immediate west of the Site.

e To the Northeast of the Site is the Applicant’s temporary farm and grass field within the
(“AGR”) zone. Several small houses are under construction to the further north of the Site.
There is a natural stream along the eastern edge of the site.

e To the southwest is a natural slope under the “Conservation Area” (“CA”) zone and the
SKECP.

e To the southeast, there is a footpath leading to a natural beach, Pak Lap Wan. There is an
existing kiosk, temple and a jetty on the beach;

2.4 Accessibility

2.4.1 The Site is accessible by a footpath of about 600m walking distance leading from Sai Kung
Man Yee Road.

2.4.2 Sai Kung Man Yee Road is a feeder road connecting to Tai Mong Tsai Road. Tai Mong Tsai
Road is classified as a Rural Road, with single-2 lane standards, connecting Pak Tam Chung
with Sai Kung Town and with Wu Kai Sha District via Sai Sha Road. The section of Tai Mong
Tsai Road within the SKECP is a restricted road and a barrier gate is present near Pak Tam
Chung Country Park Management Centre for which only taxi or private vehicles with permits
are allowed to enter. Green minibus (“GMB”) service (route no. 9A) is available during
Sundays and Public Holidays afternoon only, from Pak Tam Chung Bus Terminus to High
Island Reservoir (East Dam). The possibility of introducing a bus service along in Sai Kung
Man Yee Road to High Island Reservoir (East Dam) is also under study by Government.

2.4.3 In addition, there are several public piers / landing steps near the Site in Pak Lap Wan and
Leung Shuen Wan with some Kaito routes / private vessels / speed boats services available.
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3 PLANNING CONTEXT
3.1 Statutory Planning Context
Draft Pak Lap Outline Zoning Plan No. S/SK-PL/3

3.1.1 The Application Site falls within the Confirmed Amendment to Draft Pak Lap Outline Zoning
Plan No. S/SK-PL/3 (“Draft OZP”) Plan No. R/S/SK-PL/3-Al in which the Site is zoned
“Agriculture” (“AGR”) (Figure 3.1 and Figure 3.2 refers). According to the Statutory Notes of
the Draft OZP, the planning intention of this zone “is primarily to retain and safeguard good
quality agricultural and/farm/fish ponds for agricultural purposes. It is also intended to retain
fallow arable land with good potential for rehabilitation for cultivation and other agricultural
purposes.”

3.1.2 The Covering Notes of the Draft OZP also state that notwithstanding that the use or
development is not provided for in terms of the Plan, the TPB may grant permission, with or
without conditions, for a maximum period of three years. In this regard, the Applicant seeks
temporary use of the Application Site for “Place of Recreation, Sports or Culture”.

3.2 Planning History

3.2.1 There is no previous Planning Application in respect of the Application Site. Previous facilities
erected on the Site have been removed following the Notices received from the Planning
Department and Lands Department.

3.2.2 On 13 November 2020, the Town Planning Board considered the representations and
comments on the Draft Pak Lap OZP No. S/SK-PL/3. The Designation of the “V” zone was
raised in the representations. After deliberation, the BOARD considered that the draft Pak Lap
OZP would be amended to partially meet the representations by further reviewing the “V”
zone.

3.2.3 On 11 December 2020, the amended Draft OZP was submitted to the Board for consideration
in which a portion of the “V” zone was proposed to be rezoned to “AGR”. The BOARD agreed
the proposed amendment was suitable for publication for further representation, and
Amendment Plan No. R/S/SK-PL/3-Al was gazetted on 22 January 2021.

3.2.4 On 23 April 2021, consideration of the Further Representations by the BOARD was held. The
BOARD agreed that the Draft OZP (amended by the proposed amendment to rezone the
Application from “V” zone to “AGR” zone), was suitable for submission under section 8 of the
Ordinance to the Chief Executive in Council (“CE in C”).

3.2.5 Nonetheless, it should be recognised that the Proposed Temporary Development at the
Application Site will not affect the Long Term Planning Intention.
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AGRICULTURE

Column 1
Uses always permitted

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

Agricultural Use

Government Use (Police Reporting Centre
only)

On-Farm Domestic Structure

Public Convenience

Religious Institution (Ancestral Hall only)

Rural Committee/Village Office

Animal Boarding Establishment

Barbecue Spot

Burial Ground

Field Study/Education/Visitor Centre

Government Refuse Collection Point

Government Use (not elsewhere specified)

House (New Territories Exempted House only,
other than rebuilding of New Territories
Exempted House or replacement of
existing domestic building by New
Territories Exempted House
permitted under the covering Notes)

Picnic Area

Place of Recreation, Sports or Culture
(Horse Riding School, Hobby Farm,
Fishing Ground only)

Public Utility Installation

Religious Institution (not elsewhere specified)

School

Utility Installation for Private Project

Planning Intention

This zone is intended primarily to retain and safeguard good quality agricultural

land/farm/fish ponds for agricultural purposes.

It is also intended to retain fallow

arable land with good potential for rehabilitation for cultivation and other agricultural

purposes.
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4 PROPOSED TEMPORARY DEVELOPMENT
4.1 Development Proposal

4.1.1 The Applicant is seeking Permission for the use of the Application Site on a temporary basis
for outdoor recreation and leisure activities including barbecue and tent camping. The
Proposed Temporary Development is an initiative by the Applicant, in conjunction with local
villagers, to promote and revitalise the historic and natural scenic resources of Pak Lap in the
short term. The Proposed Temporary Development includes an outdoor tent camping area, an
outdoor activity zone and barbecue area, temporary tents for activities with weather protection
and ancillary storage.

4.1.2 The Proposed Temporary Development will mainly be used during weekends and limited to
participants with prior registration. At full capacity, it is anticipated approx. 60 participants with
30 staffs will attend. Catering and/or barbeque may be provided. Participants will be
transported via Shuttle Bus operated by the Applicant from Sai Kung Town Centre to the Site.

4.1.3 The Applicant is aware of the latest COVID-19 pandemic situation. The Applicant will monitor
the latest policy of the Authority and shall adopt corresponding disease prevention measures
and limit maximum visitor population as appropriate.

4.2 Technical and Accommodation Schedule

4.2.1 A Layout Plan of the Proposed Temporary Development is provided in Figure 4.1 The
Development Parameters and Technical Schedule of the Proposed Temporary Development
is outlined in Table 1 and 2 below:

Table 1. Development Parameters

Site Area Approx. 3,723 m”

Plot Ratio 0.015

Maximum Height of Structures 3.1m

Total GFA (for storage only) 55m?

Covered Area Approx. 289 m?

Site Coverage Approx 7.8%

Uncovered Areas Approx. 3,434 m’

(Open Areas including landscaped area)

Number of Buildings/Structures 6 (including 4 storage structures, 2 tents
for activities, but excluding camping
tents)

Others

Maximum visitor/camper population 60

Maximum staff population 30

4.2.2 The outdoor tent area will accommodate a maximum of 60 overnight visitors camping in
2-4-person tents. Portable grill stands will be deployed for barbecue activities. Temporary
Tents are proposed for activities with weather protection. All structures can be easily
assembled and disassembled upon cessation of use with minimal impact to the environment.
Additional Portable Tents may be provided within the paved Activity Zone for weather
protected activities.

P:\PLSK_4\Outgoing_Doc\Misc\Others\Temp S16\Temp S16_SPS_20210705.Docx prepared on 5/07/2021 Page 10 of 16



- ~®
.
Townland Consultants Limited —
Supplementary Planning Statement TOWNLAND

4.2.3 To promote sustainability, participants are encouraged to be waste-free, by bringing reusable
materials (containers/water bottles) or recyclable materials. Adequate recycling/waste
collection bins will be provided, and removed off site by the Applicant to avoid adverse
environmental impacts.

4.3 Access Arrangement

4.3.1 To minimize vehicular traffic, the Applicant proposes to provide shuttle bus service for
pre-registered participants of organised tours and activities. In consideration of the existing
road condition of Sai Kung Man Yee Road, 28-seat shuttle buses are proposed for participants
between Sai Kung Town Centre to Pak Lap along Sai Kung Man Yee Road at preset times.
Shuttle buses will be provided at set frequencies to avoid over queuing. The participants will
then walk down the footpath to access the Site (approx. 12 minutes walk). Details of the
Shuttle Bus Service is as follows:

® Destination:
Sai Kung Tang Shui Kin Sports Ground— Footpath leading to Pak Lap at Sai Kung Man
Yee Road (Two-way)

® Routing:
Sai Kung Tang Shui Kin Sports Ground (Pick-up/drop-off Point) > Wai Man Road > Tai
Mong Tsai Road > Sai Kung Man Yee Road > Footpath leading to Pak Lap t Sai Kung
Man Yee Road (Pick-up/drop-off Point)

®  Stopping Places for Pick Up/Set Down:
1. Sai Kung Tang Shui Kin Sports Ground
2. Lay-by at footpath leading to Pak Lap along Sai Kung Man Yee Road (Pick-up/drop-off
Point)

® Departure times / Service Frequency
Exact date and time will depend on the tour details. Shuttle buses will be provided at set
frequency to avoid over queuing.

® Fares:
Free of charge (only for registered participants only)
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5 PLANNING JUSTIFICATIONS
51 Site Suitability for Proposed Use

5.1.1 The Application Site at Pak Lap is surrounded by the natural mountainous backdrop within the
SKECP. It is also in close proximity to Pak Lap Wan, a popular destination for various
recreational activities e.g. hiking, camping and canoeing. Pak Lap Village is a historic Hakka
village with a 300-year history. The Application Site is vacant land in close proximity to both
Pak Lap Wan and Pak Lap Village with high potential to capitalise on both the natural and
cultural resources of the area.

5.1.2 Pak Lap is surrounded by various natural attractions within a 600m walking distance (12
minutes) from the infamous hiking route of MacLehose Trail (Stage 1), and close to High
Island Reservoir East Dam of the Hong Kong UNESCO Global Geopark, Po Pin Chau, Tung A
and Leung Shuen Wan. The Proposed Temporary Development at the Application Site can
create synergy with the surrounding tourist attractions, providing recreational activities
complementary to the natural scenic attractions.

5.1.3 The 2017 Policy Address established the Countryside Conservation Office (“CCO”) to
encourage the utilization of the rich natural and cultural resources in remote countryside for
planning “in-depth” travel focusing on the ecological conservation, geological exploration and
cultural experience (LC Paper No. CB(1)349/17-18(03) on Setting up the Countryside
Conservation Office refers). Pak Lap has great potential to host leisure and recreational
activities and provide sustainable economic growth for the village. The Proposed Temporary
Development is suitable at the Application Site as an initiative to capitalize on the historic and
natural scenic resources of Pak Lap to promote local tourism.

5.2 Village Revitalization Initiatives in Pak Lap

5.2.1 The Applicant has been cooperating with the villagers in Pak Lap to revitalize the Village for a
period of time. In recent months, the Applicant has created a temporary farm adjacent to the
Application Site as a scenic spot for the general public to visit and re-immerse back to nature
and marvel at the local natural attractions of Hong Kong. Guided tours are organized by the
Applicant to introduce to the visitors to the historic and natural resources in Pak Lap and the
surroundings. The initiatives were well received by the Public.

5.2.2 The Proposed Temporary Development will continue to enable village revitalization initiatives,
including providing a suitable location for various leisure and recreational activities, tent
camping and to host seasonal gatherings which can keep the visitor experience to Pak Lap
refreshing.

5.3 No Long Term Implications on the Planning Intention of the Site

5.3.1 The Proposed Temporary Development consists of only structures that are removable and can
be easily disassembled with no impact to the environment. The Proposed Temporary
Development will not undermine the long term Planning Intention of the Application Site. The
Proposed Temporary Development will enable short term benefits for the public and local
community by promoting local tourism in Pak Lap.

5.4 Compatible with Surrounding Developments

5.4.1 The Application is fully compatible with the surrounding uses including the Pak Lap Village and
Pak Lap Wan. The villagers of Pak Lap are in support of the Proposed Temporary
Development as it is a well managed and organised initiative to reinvigorate the village, and
enable education of the local heritage and culture to the general public.
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5.4.2 The Proposed Temporary Development will also enable beautification of the village
environment vis landscaping along the stream and near the village entrance. A music festival
was previously held at the Application Site with 70 visitors and staffs. No complaint was
received from the villagers. All activities will comply with the Noise Control Ordinance Cap.400.

5.4.3 The Proposed Temporary Development also respects the interfaces with the natural
environment, providing adequate Landscape buffer along the Site boundary. The Proposed
Temporary Structures will only be located on existing paved areas. The Proposed Temporary
Development, given the temporary and small-scale nature, is considered compatible with the
surrounding developments.

55 Public Planning Gains

5.5.1 The Proposed Temporary Development is in line with Government’s Policy to revitalize local
tourism amid the COVID-19 epidemic. The Policy Address 2020 states that the government
will “tap into more local cultural and green tourism resources to revive our tourism
industry...offering leisure and travel experience with rich historical and cultural elements to
locals and visitors”. According to The Secretary for Commerce and Economic Development
replied to Legislative Council on 8 July 2020, one of the focus is to promote local tourism
aiming to energize the local community. The Hong Kong Tourism Board (“HKTB”) has
launched the “Holiday at Home” campaign to encourage Hong Kong people to take initiatives
and be tourists in our own city. The Proposed Temporary Development can attract local
visitors to visit the countryside which can at the same time provide recreation for the general
public amidst the pandemic, at the same time energizing the local economy through promoting
local tourism. It is a direct response to revitalize the tourism industry in the short term.

5.5.2 The Applicant also notes the current hygienic issue i.e. waste brought by the increasing
number of public visitors including people camping and hiking within public areas.
Recycling/waste collection bins and waste management implemented by the Applicant can
support the activities in the Proposed Temporary Development and also benefit the Public vis
improvements to local health and hygiene which is a major Public Planning Gain (“PPG”). The
Applicant has also organised beach clean-up activities which shows genuine effort and
progress to improve the environment and ecology in the area.

5.6 No Adverse Traffic Impact

5.6.1 The Application Site is accessible via pedestrian path (about 12 minutes walk) from Sai Kung
Man Yee Road, which is only accessible by taxi, private vehicles with a permit from AFCD, and
green minibus services during Sunday/public holidays. Hence, participants are not anticipated
to access the Site by private cars. Participants may also use Kaito services from Sai Kung to
Leung Shuen Wan Pier to access the Site

5.6.2 During Sundays and Public Holidays afternoon, one (1) green minibus (“GMB”) route no. 9A
would runs from Pak Tam Chung Bus Terminus to High Island Reservoir (East Dam) which
passes through the access to the footpath leading to Pak Lap. The route is popular among
visitors during peak hours.

Table 2 Public Transport Service in the Vicinity

Mode | Route Origin-Destination Frequency | Operation Period
(min)
Minibus 9A Pak Tam Chung Bus Terminus — 20 Sunday and Public
High Island Reservoir (East Dam) Holiday
15:00-19:00
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5.6.4 To reduce the demand for taxi or minibus by the participants of activities held at the Application
Site, shuttle bus services operating 28-seat shuttle buses are proposed for participants
between Sai Kung Town Centre to Pak Lap along Sai Kung Man Yee Road at preset times
(see Section 4.4). The Applicant will be responsible for the management of the Shuttle bus
service. Shuttle buses will be provided at set frequency to avoid over queuing. The participants
will then walk down the footpath to access the Site (approx. 12 minutes walk). Due to the
limited number of attendees expected at the tours (around 60), the number of shuttle bus trips
will not be high. It is anticipated that the traffic induced by the shuttle bus services will not
result in adverse traffic impact on the existing road network.

5.6.5 As the Application Site is not accessible by vehicular traffic, no internal parking provision is
provided. Staff will access the Site vis existing private cars already registered with permit from
AFCD. Also, the preparation works for the activities are mainly to be done during weekdays
and off-peak hours.

5.7 No Adverse Ecological and Environmental Impact
5.7.1 The Proposed Temporary Development is located on existing paved vacant land. No existing
trees will be affected by the Proposed Temporary Development. As such, no adverse impacts

to existing ecological resources are anticipated.

5.7.2 There will not be construction works involving dusts as the structures are only erected by
assembling. No air quality impact is anticipated to the village nearby.

5.7.3 The activities will comply with the Noise Control Ordinance Cap.400. No complaint was
received from the villagers during the previous music festival. No noise quality impact is
anticipated to the village nearby.

5.8 No Adverse Sewerage Impact

5.8.1 Due to the limited population size, Portable toilets will be deployed as necessary for activity
participants and campers. No adverse sewerage impact is anticipated.
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6 CONCLUSION

6.1.1  This Section 16 Planning Application is submitted to seek permission from the BOARD for the
temporary use of land for a Proposed Place of Recreation, Sports or Culture and Tent
Camping Ground with Ancillary Storage not exceeding a period of 3 years. It has been
demonstrated in this Supplementary Planning Statement that the Proposed Temporary
Development has significant merit and is fully justified:

The Proposed Temporary Development:

°

Is in line with Government’'s Policy to revitalize tourism industry amid the COVID-19
epidemic.

Is highly suitable in the Application Site as an initiative to capitalize on the historic and
natural scenic resources of Pak Lap to promote local tourism;

can utilize the Site in the short term for the benefit of the public and local community;

Is temporary in nature that will not undermine the long term Planning Intention of the Site;

Is fully compatible with the surrounding uses including the Pak Lap village and can bring
about benefit to reinvigorate the village and to enable education of the local heritage and
culture to the general public.

Recycling/waste collection bins and waste management implemented by the Applicant
can support the activities in the Proposed Temporary Development and also benefit the
public and improve local hygiene in the short term which is a major Public Planning Gain
Will not induce adverse traffic impact onto the adjacent road network for its small-scale
nature with shuttle bus provision;

respects the natural setting and ecology of the surrounding that no adverse ecological or
environmental impact is anticipated.

Will deploy sufficient portable toilets that no adverse sewerage impact is anticipated.

6.1 In light of the justifications and planning merits put forth in this SPS, we sincerely request the
BOARD to give favourable consideration to this Application.

Edited &

Approved by: Cindy Tsang
Prepared by: Vincent Lau

Date:
File Ref:

Kelvin Chui

5 July 2021
PLSK/4
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TOW/NLAND CONSULTANTS LTD.

e s Paper No. A/SK-PL/2
-y

PROJECT MANAGEMENT, URBAN AND REGIONAL PLANNING, SOCIAL DEVELOPMENT, DEVELOPMENT CONSULTANCY,
TOWNLAND MASTER PLANNING, URBAN DESIGN, CONCEPT ARCHITECTURE AND LANDSCAPE ARCHITECTURE

Our Ref PLSK/4/KELVINC/09 ' - By EMAIL and FAX
Date 6 August 2021

Secretary, Town Planning Board

c/o Planning Department

15/F North Point Government Offices

333 Java Road, North Point, HONG KONG

Dear Sirs
SECTION 16 PLANNING APPLICATION
THE TOWN PLANNING ORDINANCE (CHAPTER 131)

PROPOSED PLACE OF RECREATION, SPORTS OR CULTURE AND TENT CAMPING
GROUND WITH ANCILLARY STORAGE ON A TEMPORARY BASIS
FOR A PERIOD OF 3 YEARS AT VARIOUS LOTS IN DD368, PAK LAP, SAl KUNG
(TPB No. AISK-PL/2)

We refer to the captioned Application submitted to the Town Planning Board on 05 July 2021.

Please be clarified that Portable toilets will be deployed in support of the Proposed Temporary
Development as necessary for activity participants and campers. As indicated on Plan, approx. 6
portable toilets (Approx. 1.2m X Approx. 1.2m resulting in a covered area of approx. 8.64sqm) are
currently proposed. In this regard, please be clarified that the Total Site Coverage of the Proposed
Temporary Development, including said Portable toilets, is approx. 8%. Please note that the |
Portable Toilets are proposed to be non-GFA accountable due to the temporary/movable nature.
Depending on need, additional Portable toilet can be deployed as required.

Please also be clarified that all Proposed Storage (Storage'and Storage (open air or enclosed) (for
activities)) are ancillary to the Proposed Temporary Development in providing storage for outdoor
recreation and leisure activities. ,

- Should there be any queries, please do not hesitate to contact the undersigned or Mr. Vincent Lau

and Mr. Kelvin Chui.

Yours faithfully
FOR AND ON BEHALF OF
TOYWNLAND CONSULTANTS LIMITED

Cindy T
Director

CTNVIN/KELVINC

cc Client/ Team

MAIN HONG KONG OFFICE :

1801, 18th Floor, 101 King's Road, North Point, Hong Kong
Telephone : (852) 2521 2911 Facsimile : (852) 2521 6631

E-mail add : tcl .com : www.townland.com

CHINA OFFICE

Room 803, North Wing, Cangsong Building, Tairan éth Road, Chegongmiao,
Futian District, Shenzhen City, PRC. Postal Code 518040

Telephone : (86)(755) 8369 0780

E-mail address : tcitd@townland.com

INDIA OFFICE :

CRD Samarth, 3rd Floor, 86 S.V. Road, Khar (W),

Mumbai, 400 052, India ’ : ASSOCIATED COMPANIES

Telephone : (91 22) 2600 0583

E-mail address : tcpl@towniand.com TOWNLAND CONSULTANTS (INTERNATIONAL) LIMITED (International)

INDONESIA OFFICE TOWNLAND CONSULTANTS (SHENZHEN) LIMITED (China)

Gedung Menara Anugrah, Lantai 21 TOWNLAND CONSULTANTS PVT. LIMITED (india} A
Kantor Taman E.2.2, JI. DR. Ide Anak Agung Gde Agung Lot.8.6 8.7 . m
Kawasan Mega Kuningan, Jakarta Selatan 12950 PT TOWNLAND INTERNATIONAL (Indonesia)

Telephone : (62 21) 2941 0621 1SO 9001: 2015
E-mail address : tclikt@ownland.com HOWARD & SEDDON PARTNERSHIP (United Kingdom) Certificate No.: CC844
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Detailed comments of the Chief Building Surveyor/New Territories East 2 and Rail, BD (CBS/NTE2 &
Rail, BD) and the Director of Food and Environmental Hygiene (DFEH)

Detailed comments of CBS/NTE2 & Rail, BD:

1. Before any new building works are carried out on leased land, prior approval and consent from the
Building Authority (BA) should be obtained, otherwise they are unauthorized building works (UBW).
Authorized Person (AP) must be appointed to coordinate all new building works in accordance with the BO.

2.  The applicant should provide documentary proof of ownership or realistic prospect of control of the land
forming the site when submitting new general building plans of any proposed new building.

3. Unless the proposed site abuts on a specified street complying with the requirements under Building
(Planning) Regulations (B(P)R) 18A(3) and not less than 4.5m wide, the development intensity of the site,
where applicable, should be determined by the BA under B(P)R 19(3).

4. The means of obtaining access to the proposed building from a street including the land status of the
existing access road should be clarified to demonstrate compliance of B(P)R 5.

5. Emergency vehicular access, where applicable, should be provided to the proposed building in compliance
with the B(P)R 41D.

6. All UBW/ structures, .if ahy, should be removed according to the provisions of the BO.

7. The granting of the planning approval should not be construed as an acceptance of the unauthorized
structures on site under the BO. Enforcement action may be taken to effect the removal of all unauthorized
works in the future.

8. Detailed comments will be given during general building plans submission stage.

Detailed comments of DFEH:

1. Proper licence / permit issued by her Department is required if there is any food business / catering service
/ activities regulated by DFEH under the Public Health and Municipal Services Ordinance (Cap. 132) and other
relevant legislation for the public:

(a) Under the Food Business Regulation, Cap. 132X, a food business licence is required for the operation of
the relevant type of food business listed in the Regulation. For any premises intended to be used for food
business (e.g. a restaurant, a food factory, a fresh provision shop), a food business licence from the FEHD in
accordance with the Public Health and Municipal Services Ordinance (Cap. 132) shall be obtained. The
application for licence, if acceptable by her Department, will be referred to relevant government departments
such as BD, Fire Services Department and Planning Department for comment. If there is no objection from
the departments concerned, a letter of requirements will be issued to the applicant for compliance and the
licence will be issued upon compliance of all the requirements.

(b) Depending on the mode of operation, generally there are three types of food business licence that the
operator of an outdoor barbecue site may apply for under the Food Business Regulation (the Regulation):
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(i) if food is sold to customers for consumption on the premises, a restaurant licence should be obtained;
(ii) if food is only prepared for sale for consumption off the premises, a food factory licence should be
obtained; and
(iii) if fresh, chilled or frozen meat is sold, a firesh provision shop licence should be obtained.

(c) The operation of the eating place must not cause any environmental nuisance to the surrounding. The
refuse generated by the proposed eating place are regarded as trade refuse. The management or owner of the site
is responsible for its removal and disposal at their expenses. The operation of any business should not cause
any obstruction or environmental nuisance in the vicinity.

2. Proper licence issued by her Department is required if related place of entertainment is involved. Any
person who desires to keep or use any place of public entertainment for example a theatre and cinema or a
place, building, erection or structure, whether temporary or permanent, on one occasion or more, capable of
accommodating the public presenting or carrying on public entertainment within Places of Public entertainment
(PPE) Ordinance (Cap. 172) and its subsidiary legislation, such as a concert, opera, ballet, stage performance or
other musical, dramatic or theatrical entertainment, cinematograph or laser projection display or an amusement
ride and mechanical device which is designed for amusement, a Place of Public Entertainment Licence (or
Temporary Place of Public Entertainment Licence) should be obtained from her Department whatever the
general public is admitted with or without payment.
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Conditions for the Use of Waterwofks Access Road

1. The applicant shall limit the gross weight of each vehicle. imposed on the
waterworks access road fo 5 tonnes or the axle load to 3 tonnes, except for ready
mixed concrete trucks which shall not carry more than 5 m® of concrete while on
the access road.

2. The applicant shall ensure that only one construction vehicle shall be allowed to
use the waterworks access road at any time.

3. The applicant shall not cause obstructions on the road, and shall make use of the
passing bays to maintain free access for other road users.

4. The applicant shall ensure the safety of his vehicles in using the road.

S.  The applicant shall carry out repair or instatement works to the satisfaction of
WSD or pay to Government on demand the cost of repair and reinstatement to
any WSD installations that shall or may be necessary at any time as a result of
damage caused by any works or other activities carried out by the applicant or
others under his charge.

6. The applicant shall indemnify Government against any claim, action or derpand
arising from his use of the access road.

7. The applicant is required to comply with the Public Cleansing and Prevention of
Nuisance (New Territories) Regulation 1972 in respect of his vehicles while

using the access road.

8. The recommended maximum speed on waterworks access road is 10 km/h.
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Appendix III of RNTPC
Paper No. A/SK-PL/2:

D Urgent [J Return receipt [] Sign O Encrypt D Mark Subject Restricted [_] Expand personal&public groups

ASK-PL/2 DD 368 Pak Lap, Sai Kung Tent City / BBQ
01/09/2021 03:13

EXI.

- From:

To: tpbpd <tpbpd@pland.gov.hk>
FileRef: '

A/SK-PL/2

Various Lots in D.D. 368, Pak Lap, Sai Kung
Site area i About 3,723sq.m

Zoning : "Agriculture"

Applied use : BBQ / ??? Tent Camping (for 90)

Dear TPB Members,

At the OZP hearings Green Groups warned that the Agriculture zoning would
encourage inappropriate applications for uses of fallow land at Pak Lap, and sure
enough. This application must be examined in tandem with A/SK-PL/1 as the
applicant is the same and the intention is clearly for significant development at Pak
Lap.

Many anomalies in the spiel include but not limited to the following:

The Proposed Temporary Development is an initiative to capitalize on the historic
and natural scenic resources of Pak Lap to promote local tourism in the short term

CAPITALIZE 1S THE ONLY GENUINE WORD IN THIS STATEMENT

Number of Buildings/Structures 6 (including 4 siorage structures, 2 tents for
activities, but excluding camping tents) 60 participants / 30 staff so around 40 tents

In recent months, the Applicant has created a temporary farm adjacent to the
Application Site as a scenic spot for the general public fo visit and re-immerse back
to nature and marvel at the local natural attractions of Hong Kong

INDEED AND THAT IS THE INTENTION FOR TH.E COMBINED SITES OF
APPLICATION 1 and 2

Portable toilets will be deployed as necessary for activity participants and
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campers. No adverse sewerage impact is anticipated.

How Do You Dlspose of Porta Potty
Waste

If you're hosting an event that will require renting some porta potties, you’re going to
have to have a plan to get the portable toilets emptied. Especially if you are
hosting a multi-day event where visitors will be expecting access to clean and
comfortable foilets each day. :

- Most porta poﬁles operate in the same way. The waste falls from the toilet into a
large bin that can hold gallons of waste. While these bins can hold quite a lot of
waste before overfilling, you never want the porta potty to reach that poini. An
overflowing porta potty will make an extremely unpleasant mess. Each porta
potty has a output hole on the side of the emptying bin. Many porta potties will have
sensors on them that will indicate whether the bin needs to be emptied, saving you
the trouble and disgust of having to pop your head in there to see firsthand.

How you get the waste out of the bins requires contacting a sanitation
company. The sanhitation company will arrive on site with large trucks that have
massive storing tanks. Then, they will connect large hoses into the output holes of
the porta potty. The hoses suck out the waste using vacuum technology and empty
the remains into their trucks large tanks. Depending on the type of truck, these
hoses can extract the waste from the porta potties pretty quickly. Once they've
extracted all of the waste, the crews will restock the porta potties with fresh toilet
paper and fill the empty waste bins with a blue chemical substance that fights

" bacteria and keeps the bathroom smelling fresh. Some crews will leave a
deodorizing substance or fragrance as well.

AS THERE IS NO ROAD ACCESS TO THE SITE THEN IT IS OBVIOUS THAT THE
ONLY WAY TO EMPTY THE LOOS IS INTO THE STREAM. IN ADDITION THERE
IS NO MENTION OF GRAY WATER FROM SHOWERS AND COOKING
CONTAINING DOZENS OF TOXINS THAT WOULD BE DISCHARGED INTO THE
STREAMS AND BAY.

Artificial lawn  SERIOUSLY, IN THE MIDDLE OF A COUNTRY PARK??? ASTRO
TURFO IS BEING REMOVED FROM MANY SPORTS GROUND BECAUSE ITS
NEGATIVE IMPACT ON HEALTH AND THE ENVIRONMENT ARE COMING
UNDER INCREASING SCRUTINY

https://www.jackwallington.com/17-reasons-to- avo;d-fake Iawns—how—bad—|s~art|f cial-
grass-for-the environment/

Recyclmg/waste collectlon blns and waste management implemented by the
Appilcant

WE ARE TALKING ABOUT WASTE PRODUCED BY HUNDREDS OF PEOPLE
VISITING THE TWO SITES. THIS IS NOT A FEW BLACK BAGS. 1T WOULD
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REQUIRE NUMEROUS INTERVENTIONS WITH LARGE GARBAGE TRUCKS.
WOOPS, | FORGOT, NO ROAD........

Some extracts from OZP Minutes 23 Apﬁl:

natural streams adjacent to village house developments were susceptible to
various threats due to illegal discharges. As mentioned by the EPD previously,
ilfegal discharges could be completed in a few minutes. It was very difficult to
collect evidence on spof, which caused difficulties in undertaking prosecution action

the said unauthorized recreational development stood a good chance of
regularization judging from the high approval rate of recreational uses in “AGR”
zones in other parts of the New Territories even when ‘destroy first, build later
activities were involved. By rezoning the FR Site fo “AGR”,-the Board could be
encouraging ‘destroy first, build later activities rather than deterring them as
announced in its press release in 2011, SOME MEMBERS SHARED THE
SENTIMENTS OF GREEN GROUPS ‘

after consulting relevant government departments, the proposed “AGR” zone was
considered fo be a suitable buffer for the stream. Under the “AGR” zone, other than
agriculture use that was always permitted, other developments mclud/ng
recreational uses would require the Board’s planning permission and the applicants
had to demonstrate fo the Board that the applied use(s) would not generate -
“adverse impact to the environment in the area, including the stream

- AFCD would not normally require any buffer or conservation zoning for the riparian
zone of non-EIS, as in the case of Pak Lap, though there were exceptions for other
ecological reasons. Nevertheless, after considering the representations and
comments, thé Board decided that it was necessary to provide a buffer to protect
the stream on the FR Site as it discharged into Pak Lap Wan which had very
good water quality and the high ecological value of the surrounding Country
Park. Considering also that there were only four outstanding SH applications, the
Board decided fo reduce the “V” zone and proposed to rezone the rlparlan area as
‘AGR’;

SO THE REZONING FROM V TO AG WAS TO LIMIT POTENTIAL IMPACT ON
THE AREA NOT TO ENCOURAGE MASS INCURSION THAT WOULD CAUSE
FAR GREATER DAMAGE TO THE ENVIRONMENT THAN A FEW VILLAGE
HOUSES

(b) noting that the “AGR” zones were located within a CPE and adjoining the “CA”
zones, whether AFCD had any concemn on activities in or discharges from the
‘AGR” zones to prevent adverse impacts on the “CA” zones.

- (b) farming activities would unlikely affect the “CA” zones which were
currently woodland. :

INDICATING THAT ACTIVITY ON THE LOTS SHOULD BE LIM!TED TO GENUINE
FARMING
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Members are looking at a combined 18,000sq.m of Agriculture zoning with a country
park. Development on the scale indicated wouid be disastrous to the local
ecosystem.

Both applications must be rejected. The developer pops Covid into every second
sentence, And what is the main lesson.we should take from this word? That
humans can no longer continue to encroach on nature and not face the
‘consequences. :

Mary Mulvihill

From: e
To: "tpbpd" <tpbpd@p|and gov hk>

Sent: Tuesday, July 20, 2021 11:45:16 PM
Subject: A/SK-PL/1 DD 368, Pak Lap, Sai Kung “Nature Education Park”
A/SK-PL/1 '

Various Lots in D. D. 368, Pak Lap, Sal Kung “Nature Educatlon Park”

Site area : About 13 ,986sg.m

Zoning : "Agriculture” :

Applied development : Field Study/Educatloansnor Centre / 4 Blocks — 300 beds /
40 Rooms — 160 beds

Dear TPB Members,

It would appear that the ultimate goal of the developer is to establish an international
- school within the country park. The proposal to house “300 students and staff, and
the attached student dormitory will reserve 40 rooms for no more than 160 people
within a country park is totally unacceptable.

We are talking here about an enclave where only a few weeks ago TPB agreed to
limit the size of the “V’ zone as local conditions such as access, sewerage, etc are
not capable of coping with a residential population much larger than what can be
accommodated within the existing built village.

. Reduction in the “Village Type Development” (“V”) Zone (b) the designation of the “V”
zones is considered appropriate and a host of planning factors, including but not limited to
the village environs’, local topography, existing settlement pattern, number of approved

and outstanding Small House applications, Small House demand forecast, availability of
road access and infrasiructure, areas of ecological and landscape importance, site specific .
characteristics, as well as the representations and comments on the draft OZP, have been
taken into account. An incremental approach has been adopted for designating the “V” zone
with an aim to confining Small House development to the existing village cluster to
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minimise adverse impact on the natural environment. &

So if the village cannot accommodate more than é few dozen inhabitants, how could
it be fit for an influx of almost 500 temporary residents at one time?

Our CE has stressed that building public housing on the fringes of country parks' is
fraught with challenges so the idea of establishing an educational institution within
one is certainly out of the question.

The developer is involved in a number of so called ‘educational’ initiatives. Details
can be found on the related websites. They include two international schools on the
mainland and various programmes being promoted here in Hong Kong.

Does it have the support and approval of the Education Bureau? Anyone can set up
a website with some pretty images and vague descriptions of nature preservation.
Where is the true expertise and credentials?

Tttps://www.facebook.com/groups/120488197266/permalink/10154870033757267/
“https://www.stream-edu.org/# : '
http://www .utahloy.com/uef/board-profiles.html
http://www.chinanewhorizons.org/en/enquiry/contact-info.litml

The developer has a long history of ‘Destroy to Build’ intentions. The “Grassland’
within the application zone was actually a large seasonal freshwater wetland, which
was destroyed more than a decade ago.

The Conservancy Association has drawn up a detalled outline of its destructive
activities over the last decade.

An Enforcement Notice has been served against the unauthorised use for the said toilets,
changing rooms and bathing facilities at the FR Site on 4.1.2021. Investigation into
unauthorised storage use and the alleged recreational facilities at the FR Site and the
adjacent area is being undertaken by the Planning Authority. Should there be sufficient
evidence that there is unauthorised development (UD) under the Ordinance, appropriate
planning enforcement action would be taken by the Planning Authority.

As a related issue, the illegal drainage outfalls found on the banks of the stream had been
referred to EPD for follow-up action. Sewage treatment capacity was the limiting factor in
Pak Lap because there was n2 public sewer.

Access to ‘the village was the subject of Country and Marine Parks Board meeting
Oct 2012 after it was found that a section of the pedestrian path connecting to the
village has been .illegally widened causing significant ecological damage to the
wetland. Members agreed that it was not appropnate to open up the enclave to
vehicles.

The proposed almost 500 capacity facility would require the transportation of tonnes
of equipment in the construction stage and any sizeable even temporary residence
would require the importation of considerable quantities of daily necessities.
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The site owner has been organizing recreational events on the site but there is no
record that it applied for or received the requisite approvals. When the shopping
mall near my home hosts similar events it has to display copies of the approvals.
When such events are held at locations with no sewerage and wter supply for
hygiene, hand washing etc, the conditions should be more stringent.

The planmng intention of “AGR” is primarily to retain and safeguard good quality
agricultural land/farm/fish ponds for agricultural purposes. It is also intended to retain
fallow arable land with good potential for rehabilitation for cultivation and other
agricultural purposes. The site certainly ticks this box.

‘Education’ has been grossly abused in recent times as a route to easy revenue,
particularly as the authorities fall for the ‘Not for Profit’ angle. However the crisis in
our education sector should be a wake up call that focus should be on the process
of genuine and quality education that benefits students from all sectors. 1 would
remind members how the saga of Mount Kelly has played out.

While the developer has expectations of high returns on its investment in the land
purchasmg lots within a country park comes with restrictions and uncertainties. In
view of the lengthy discourse during the OZP on the need to preserve the
ecosystems and integrity of our country parks, members must strongly reject this
application as totally inappropriate and remind the authorities of the need to carefully
monitor activities within the parks.

Mary Mulvihill



Secretary, Town Planning Board : _ I _ 7/
15/F, North Point Government Offices -
333 Java Road, North Point, Hong Kong
(E~mail:tpbpd@pland.gov.hk) '
By emaii only
T .
’ 1 September 207%;;. \\\
Dear Sir/Madam, , / e
' /

Comments on the planning application for the proposed Temporary Place&of

Recreatlon, Sports or Culture and Tent Campmg Ground with Ancillary Storage ‘for~ A
Period of 3 Years at Pak Lap (A/SK-PL/2)

The Hong Kong Bird Watching Society (HKBWS) obje‘cts to the planning application
based on the following reasons.

1 Notin line with the planning intention of the “Agriculture” (AGR) zoning
1.1 The application site is located: within the AGR zone, where the planning

intention is “to retain and __safequard good quality agricultural
land/farm/fish ponds for agricultural purposes. It is also intended to retain
fallow arable land with good potential for rehabilitation for cultivation and
other dgricultura/ purposes”. .

1.2 Moreover, referring to the minutes of the 1244th ‘Meeting of the Town
Planning Board held on 23rd April 2021, after considering the
representations and comments, the Town Planning Board (Board) decided
that “it was necessary to provide a buffer to protect the stream on the FR

Site as it discharged into Pak Lap Wan which had very good water quality

and the high ecological value of the surrounding Country Park” and ‘it is

considered appropriate to rezone the FR Site from “V” to “AGR” for
provision of a bujffer to the stream’. It clearly suggests that the intention of
the AGR zone in Pak Lap is to buffer the stream.

1.3 However, according to the Supplementary Planning Statement submitted by

1

2
. - .
BirdLife
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EEBEB B E Hong Korfg Bird Watching Society . - e
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the applicant, the proposed recreational development would include “a tent
camping area, outdoor activities area and barbecue area”. This recreation-

intensive development is not in line with the above intention to retain land

for agricultural purposes, and it would also undermine the intended
buffering functions of AGR zoning to protect the steam and Pak Lap Wan

against adverse environmental impacts from undesirable developments.

Therefore, we urge the Board to reject this application.

2 Adverse environmental impacts from the proposed recreational development

2.1

2.2

2.3

Pak Lap, where is encircled by Sai Kung East Country Park on three sides and
connecting to the Pak Lap Wan, is of ecological importance. According to the
planning statement submitted by the applicant, there are ‘scattered colonies
of water fern are found at the wetland habitat of the “AGR” zone to the south
of the northeastern “V” zone area’. Water Fern Ceratopteris thalictroides is
of conservation significance and is under Class Il national protection.

However, the applicant anticipated that “approx. 60 parficipants with 30
st_ajj‘s will attend” while “catering and/or ba}beque may be provided”. We
are concerned the maximum of 90 population/visitors at once, especially
with catering and overnight camping, would significantly increase the

disturbance and potential pollution (i.e. noise, light pollution, water

pollution, domestic waste and sewerage) to the nearby stream which flows
into Pak Lap Wan. ' - |

Gi\}en the ecological sensitivity of Pak Lap and the incompatibility of the
proposed intensive recreational development, we consider the applicant -
should conduct corresponding comprehensive assessments on the
environmental and ecological impacts and adopt “precautionary approach”,
to ensure that the proposed land use would not have adverse impacts on

the ecology of Pak Lap, the connecﬁng country park and Pak Lap Wan.

3 The Town Planning Board should not encourage “destroy first, build later”

3.1 The application site was previously wet agricultural land of conservation

value, but then affected by eco-vandalism including unauthorized land

excavation/filling activities and drainage works in the past ten years. The

2
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application site was also issued with enforcement notices (Case No. E/SK-
PL/0001 and E/SK-PL/000) for the unauthorized development of land
excavation and storage uses in 2011 and 2021. We consider that this is_
“destroy first, develop later”. .

3.2 Inthe 1244th Meeting of the Town Planning Board held on 23rd April 2021,
the Board’s members suggested that “allowing more intensive levels of
development after extensive devastation of an area wds fundamentally
wrong”. Besides, the Board has also suggested that “the Board will not
tolerate any deliberate action to destroy the rural and natural environment
in the hope that the Board would give sympathetic consideration to

. subsequent development on the site concerned.”

3.3 The approval of the current application would further legitimize the current
misuse of the AGR zone within Country Park Enclave, leading to the
promotion of “destroy first, develop later” attitudes among landowners in
the locality. We urge the Board to reject this application. '

Set an undesirable precedent to the future development
The approval of this application will set an undesirable precedent to the future

similar_applications within the AGR zone in Pak Lap, and thus nullifying the

statutory planning control mechanism to buffer the stream from adverse

environmental impacts. More importantly, this would also set a bad precedent to

the applications associated with “Destroy First, Build Later” within AGR zone in
other Country Park Enclaves. We urge the Board to reject this application in order

to protect AGR zone and the connecting ecological sensitive stream and beach
from any development threats.

Justifications for the decision and comments made by Government departments
‘ and the Board

Accordihg to the Hong Kong Planning Standards and Guidelines (HKPSG), Chapter
10, Section 2.1 (ii); the Board has the responsibility to, “restrict uses within
conservation zones to those which sustain particular landscapes, ecological and
geological attributes and heritage features”, and (iii), the Board has the

responsibility to “control adjoining uses to_minimise adverse impacts on

3
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conservation zones and optimise their conservation value”.. We note that all other

Government bureaux/departments are also bound to the HKPSG, and the
Agriéuiture, Fisheries and Conservation Department (AFCD) and the Planning
Department (PlanD) have the responsibility to advise the Board on the ecqlogical1
and planning aspects in particular. Given AFCD’s mission to conserve natural
environment and safeguard the ecological integrity 2, and the proposed
development is not in line with the planning intention of the statutory zoning,
HKBWS would also expect AFCD and PlanD to object to this application. Should
AFCD, PlanD or the -Board feels otherwise, we urge that the- appropriate

justifications are provided.

HKBWS trusts that the Board “would carefully scrutinize the impact of planning
applications on the “AGR” zones of Pak Lap considering its CPE background”, and we
respectfully requests the Board to take our comments into consideration and reject
the current application for intensive recreational development. Thank you for your -

kind attention.

Yours faithfully,

St
Wong Suet Mei

Conservation Officer
The Hong Kong Bird Watching Society

1 AFCD Role of Department.” Available at:
http://www.afcd.gov.hk/english/aboutus/abt_role/abt role.html

2 AFCD Vision and Mission. Available at:
http://www.afcd.gov.hk/english/aboutus/vision _mission/abt_vision mission.html

3 https://www.info.gov.hk/tpb/en/meetings/TPB/Minutes/m1244tpb e.pdf
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The Conservancy Association
‘Designing Hong Kong 7

Kadoorie Farm and Botanic Garden
WWF — Hong Kong

TrailWatch
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The application no. to which the comment relates:

TIRERA M/ /I Miss Martha Chan

Name of person making this comment:
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Details of the Comment :
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[J Urgent (] Return receipt [1Sign [ Encrypt [l Mark Subject Restricted [] Expand personal&public groups

HKFC's comments on Appllcatlon A/SK-PL/2
02/09/2021 18:04

From: A
To: tpbpd <tpbpd@pland.gov.hk>
Cc: gea——

- FileRef:
1 attachment

TPB- Pak Lap.jpeg

Dear Sir/Madam, -

Please find attached our Objections and comments on this apphcaflon
Kindly confirm receipt.
-Regards,

Roger Nissim

Chairman, HKCF




Do 7w Horg Kong Courtryde Foundsion
YT
Town Planning Board
15/f, North Poing Govt.Offices,
333, Java Road,

North Point,
Hong Kong.

Email: 3™ Septernber 2021

Dear Sirs, . -

Application A/SK-PL/2 — Pak Lap OZP No. S/SK-PL/3

Objection to Application for Permission for proposed Temporary Place of Recreatlon,
Sports or Cultural and Tent Camping Ground with Ancillary storage facilities,

1. This application is contrary to the general planning Intention of the Country Park Enclave
and includes multiple uses which will undermine the planning Intention for the Area which has
been identified as having good potential for rehabilitation for cultlvation and other agricuitural
. purposes.
2. This zoning of Pak Lap was achieved recently after much public debate and Judicial
Review such that it would be wrong In principle to immediately overtumn the final concensus. The
- Hong Kong Countryside Foundation was part of the planning process and feel that it is totally
inappropriate for such an incompatible Appllcatlon to be considered so soon after the
‘agricultural' zoning was confirmed.
3. In the absence of any EIA, TIA, Landscape Impact, drainage and sewage impact
assessments it Is completely unprofessional and irmesponsible for the applicant to claim that there
will be no advese impacts on any of these elements as a result of thelr proposals which could
result in additlonal daily figures of up to 60 visitor/camper population plus a staff of 30, it Is not
hard to imagine the impact these numbers would have on the existing drainage, sewage and
transport arrangements. It Is simply not good enough to say that portable tollets will be provided!|
4, The proposed location of the 'Tent City' is immediately adjacent to the existing village and
it is not difficult to Imagine the impact on the quiet enjoyment of the residents the bbq activities
wilt have with all the noise, smell and rubbish that will, inevitably, be 4generated.
5. Importantly what the apﬁllcant has falled to demonstrate Is a genuine need for these
proposed facilities. There Is no mention made of the perfectly adequate and suitabie camping
area which has Been available for very many years immediately at the rear of the beach of Pak Lap
Wan, just around the corner from this site. Theré has been no suggestion that these exiétlng
facllities are in any way inadequate,
6. Accordingly as there in no proven need for the additional camping site this defective
application should be rejected and the owners advised to follow the recently articutated planning
thon for the site to be rehabilitated for cultivation and other agricultural purposes

rf:L

Roger Nissim
Chairman

Reglsterad office: Unlt D, 13/F Skyline Tower, 18 Tong Mi Road, Mongkok, Kowloon, Hong Kong

Correspondence office:  Unit A, 17/F Nathan Commercial Building, 430-436 Nathan Road, Yaumatei,
Kowloon, Hong Kong

T: 2698 0467 F: 2698 0364 E: enquiry@hkcountryside.org

F: 2698 0364 www.hkcountryside.org
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- [J urgent XI Return receipt [ Sign [ Encrypt [] Mark Subject Restricted [_] Expand personal&public groups.

Re: Comments on Application A/SK-PL/2, DD 368 - Pak Lap, Sai Kung, NT - Tent
City/BBQ -
03/09/2021 16:08

|
]
From: I im>

To: tpbpd <tpbpd@pland.gov.hk>
FileRef: -

Dear Sirs,
Good afternoon.

Please see the attached letter from Mr. Ruy Barretto S.C. in relation to the subject matter
~ for your kind attention.

Thank you for taking the time in respect of'perusing this message.

Best regards.

Yours faithfully,

Francisco das Caldas
Clerk to Mr. Ruy Barretto S.C.

T: (+852) 2523 2003 (General)
F: (+852) 2810 0302

www.templechambers.com

DMPORTANT: This email may contain confidential and privileged information and is intended for the addressee only. If you are not the
addressee, please contact me immediately by return email and delete this email from your system without using, disclosing or copying it to
anyone. Unauthorised use, copying or disclosure may be unlawful. )

Letter to TPB (03.09.21).pdf
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16/F One Pacitic Place

88 Queensway, Hong Kong,
T2 (+852) 2523 2003
F: (+852) 2810 0302
\\'ww.templ.cchambers.com

Chambers Manager: Franky Wong

& - 088

Town Planning Board
15/F, North Point Govemment Offices
333 Java Road

North Point
Hong Kong

: 3nd September 2021
Email: tpbpd@pland.gov.hk

By Post and Email
Dear Sirs,
Re: Application A/SK-PL/2, DD 368 — Pak Lap. T
Sai Kung, New Territories — Tent City/BBQ

1. This Application is contrary to the general planning intention of the Country Park

Enclave and wholly incompatible with the planning intention of the area which is
to safeguard good Agricultural Land for agricultural purposes. The Application
covers multiple uses which are totally contrary to the Planning Intention of the
Agricultural Land which is owned by a development company the Applicant.

2. This zoning of Pak Lap was achieved recently after much public debate and Judicial
Review and it would be wrong in principle to overturn the final consensus.:

3. The Application does not comply with the claimed Use applied for, ie Temporary
Recreation, Sports or Culture and Tent Camping. The Application is a cover for
Multiple Uses which are not compatible. In particular,

(a) This Application is not to be used for the purpose of Sports or Culture.

(b) It is not primarily for Tent Camping, and it is not genuine camping.

(c) It is not for real recreation, but for commercialized accommodation and
entertainment, comprising music festivals, BBQ, plus food catering, food
storage, refrigeration, cooking, gas and fuel storage and some food production
but probably designed to avoid the Guest Houses rules and perhaps other rules
relating to food and hygiene among others.

(d) Nor is it temporary use, but part of an ongoing long term project with
continuing commercial activities. More and more may be applied for once the
environment has been degraded to such an extent it can be argued that more
intense commercial uses can be developed.

(e) This is likely to be the thin end of the wedge to achieve degradatlon and
cement the conversion of AGR to development land, thus enabling the long
term and permanent change of use of the AGR.
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(f) The Application prevents or thwarts the planning intention decided by the
Town Plannning Board after much public concern.
(g) This will create a precedent that trashing AGR land is profitable.
(h) Long term implications will be caused, contra to the claim in the
~ Application.
(i) What happens after 3 years? There is NOTHING about reinstatement to AGR
because this will become long term.

It is not suitable for a Country Park setting in a Marsh Valley Landscape. The
Application shows it is for multiple incompatible uses. High numbers of users, 90
persons per day will cause major impacts with minimal facilities which will fail to
safely-handle sewage, drainage and. basnc hygiene. No washing or showering
facilities are included.

The Multiple Use Project Application adjacent for a resort/accommodation and leisure
development in A/SK-PL/1 which was objected to in July 2021 will cause cumulative
impacts with this Application. Any educational element claimed by the so called
Study Centre will be negated by the overtly entertainment and BBQ uses which
conflict with that claim. Please refer to objections by myself and others to that -
Application to sce the cumulatxve impacts and conflicts between the 2
Applications.

This Application appears primarily for use as a resort/entertainment development
with a population of 90 indulging in uses causing continuing impact and disturbance
to the Country Park setting. The admission that a Music Festival for 70 people took

- place confirms that the business model is unsuitable and incompatible with Country
Park Enclave. There is no information that any permission/licence was obtained from
the authorities for this entertainment. Constant noise from multiple machines,
refrigerators, air-conditioners, gas stoves, fans and food preparation etc will disturb
the locality, and the noise from music/entertainment in the open will destroy the
tranquility of the adjacent countryside.

The name misrepresents the multiplc incompatible uses planuned. No planning
gains will be achieved, it will prevent or reverse the AGL planning intention
established recently.

The Project does not meet the criteria and spirit of Revitalizing a village under the
Government policies. This is a strategy to provide accommodation. It does not
promote traditional NT heritage, architecture or way of life. It does nothing to
restore traditional the water based agriculture systems. Traditional agriculture is
mostly abolished. '

This Application takes advantage of the method for destroy first and develop later.
The previous Application A/SK-PL/1 describes the historic flooding of the valley.
However the previous Marsh Valley Landscape and wetland with valuable species
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was mostly destroyed and converted to the current state. There is no ecological
compensadtion. Local amenity is reduced, not enhanced.

Previous Planning Department Explanatory Statements in the OZP process described
this as a “large piece” of unauthorized “excavation works” which has resulted in
land “cleared and ready for developnient”. Members at previous Board Meetings will
recall photos of mechanical excavators on site for May 2020 works. I am informed
that unauthorized uses persist with a current Enforcement Notice concerning
camping etc. This critical background is omitted from the Application papers.

No objective evidence that it is suitable. Conflict and impact is certain. These
plans will cause impact and conflict whereby light pollution will attract and harm

nocturnal insect populations and mosquito/insect complaints will cause the usual

indiscriminate insecticidal fogging of the surroundings to kill most water borne

insects using the natural habitats. The toxic runoff of the usual pesticides will also
accumulate here.

Being close to the old village, impact is certain. Surrounded by ample natural
attractions for Country Park users, there is no need for harmful activities dressed up
as local green tourism for a minority seeking entertainment, BBQ and incompatible
activities in sensitive areas. This does not comply with the 2020 Policy as claimed.
There is no green ecological restoration element, and no claim for historical or
cultural element under the Policy.

There is no Ecological Impact Assessment. Polluted Run off from the hard and soft
surface areas will lead into the natural water system as there is no Drainage
Assessment. There is no specific objective or conservation activity to restore the
marsh/wetland which was a key value of Pak Lap before it was partly destroyed.
There is no Conservation Management Plan whereby the seasonal flooding is best
used to restore the marsh landscape. This shows there is no genuine habitat
conservation to be implemented.

There is no commitment to basic protection and enhancement of known valuable

resources at Pak Lap. The “Beautification” landscaping claimed is meaningless.

NO mitigation will be implemented. _

() No commitment to protect the marsh landscape, to restore the wetland.

(b) No commitment to protect and enhance the stream course and its habitats and
species, the insect life associated with marsh, and finally

(©) No commitment to protect and enhance the Marine life which is so special in
Pak Lap Wan.

No recognition of the special Pak Lap Marine life, its identity, values and the
impacts caused by the Application are shown. There is no drainage plan, no
hygiene, so showers and gray water pollution is ignored. Toxic run off will add to
the other pollution of the sensitive marine life close to the shore.. General.assertions
downplaying the threats are provided.:

-3-
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There is no need for this commercialized entertainment accommodation venture in
this special location. Such ordinary leisure activity can be done in a less sensitive
and more appropriate place elsewhere in the NT. It does not have to be in this special
Country Park Enclave. Government policies make this clear, but this Application
does not comply. The type and scale of the multiple uses, the accommodation and
waste generated and impact are not needed.

There is no need for this accommodation for local tourism.This is primarily a
entertainment/accommodation idea for 60-90 people. It does not claim to enhance
conservation of heritage or nature in any specnﬁc proposed way so as to justify the
continuing damage to be caused.

The Application is food catering and entertainment and accommodation based,
which add to the disturbance and add to the disruption to the lives of nocturnal
creatures from night activities and light pollution. There is no need for these activities
in this special location, such food, catering, entertainment activities can be done with
less harm in less special places in the NT. In Lung Mei near the Artificial Beach the
noise and smell and fumes from BBQ is overpowering and a nuisance.

This is not primarily for Camping, but for multiple uses and impaéts, such as
development, entertainment, music festival performances, and accommodation for
high numbers. :

‘There is no public interest gain or benefit to the Country Park. The Proponent

must prove some specific public gains consistent with Country Park Ordinance
objectives in order to be considered. This does not exist here.

It could be the precursor for a luxury housing resort in due course. More
applications will happen once the current multiple use ideas fail to provide a viable
business plan. This Application will test the waters for an unsuitable precedent. The
Application is based on assertion and opinion, and contrary to existing policies and
principles. Temporary is probably part of a business plan to become long term.

The Real Impacts on the Country Parks and the Marine ecosystems are not assessed.
An ‘ordinary Country Park user’ will feel betrayed by the Authorities who have
permitted inadequate Portaloos. The smell and sight of these and the food storage
works areas will ruin the nature experience of the nearby sensitive area.

The Sewage Plan is not feasible, inadequate and causes risk. There is no Drainage
plan and nothmg for washing, showering, and gray water pollution. Based on the
so called Study Centre/Resort applied for by the same Applicant, 90 persons would
generate 17 cubic metres of waste water per day. Each Portaloo only holds about 200
litres of waste. 6 Portaloos marked on the Plan for 90 persons for more than 24 hours
of eating and drinking but without washing will be inadequate and cause pollution and
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hygiene risks.. The Application claims that it will.improve local hygiene, when it
will probably make nuisance and hygiene problems for the public and village.

No plan is provided for emptying the Portaloos. If tankers come daily by sea with
pipes across Government land and beaches to pump out the tanks this will be a
serious nuisance to Country Park users and marine users. It will be unacceptable,
unreliable and cause a high risk of accidents and pollution to shore and marine life.

Waste collection will cause more nuisance for Country Park users, especially if via
boat.- The remote location makes the site impractical and very expensive to operate.

Overloading of the Road system at Week ends, the target time, is not acceptable
and will prejudice ordinary Country Park users at the peak times at week ends.

This Application is mostly wrong uses. However the remote location is perfect for
special Country Park activities appropriate to the special ecological values of Pak
Lap. This remote and special place deserves a special and genuine use and restores its
Marsh Valley Landscape.

This Application is NOT appropriate planning in any way. The alleged gains are in
fact losses and impacts. It conflicts with the natural setting and ecology in most
respects. This Application is fundamentally wrong in too many ways and must be -
rejected in total. Responding to the Executive Summary/Conclusion, and the
Planning Statement which is in subjective and promotional terms , some objective
objections are summarized as follows

The Application is not supported by the Government policies etc that are
referenced. It does not revitalize Pak Lap as properly defined under the Policy.
There is no cultural, traditional agricultural, and heritage gain to the old village.

However, the Application is unsuitable for the use and developments applied for.
The place being so remote, such degree of use, such numbers are not compatible with
the Country Park setting. It is not green tourism and is contrary to Policy. There is no
relevant public benefit. There is serious detriment and impact, not assessed.

Being totally incompatible with the surroundings, The Application imposes on the
high quality landscape a contrived multiple use multiple impact development,
with high impact on all levels. It increases human impact and disturbance to destroy
the Country Park environs and the remaining ecology. It will enable participants to
contribute to the disturbance and destruction begun by others. The Board knov\s
of the folly of this Appllcatlon now. '

Everything needs to be brought in and out at great expense and with high carbon
footprint and high risk of pollution from waste, sewage, and barges. There is
nothing genuinely sustainable. Contrary to the claims, the Non Existent Sewage

¢
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~and Drainage and Washing and Hygiene arrangements will probably cause a risk of

health and hygiene problems from pollution of the area and the marine environment.

The Application shows no planning gain. This is mostly an entertainment and
accommodation project. What happens after 3 years? It is not genuinely temporary
but probably part of a long term business plan. The Application will deprive the
public of the planning intention decided by the Board indefinitely and prevent that

_intention from being implemented and enforced.

Traffic impacts will be targeted at week ends to the increased detriment of Countfy
Park users.

There being no ecological assessment, and no restoration or protection of the
environment, severe and long term ecological impacts and loss of function are
probable.

The Application fails to meet basic criteria and has so many defects, that it is not

possible at this stage to compile the long list of Conditions to be attached to the
Application. No suggested conditions are provided by the Applicant, showing the -
lack of reality of the Application. ‘ ' :

It is contrary to the Hong Kong BSAP Policy 2016. It is contrary to BSAP Action 2
to pollute habitats which are to be conserved. Awareness raising to achieve '
conservation under Action 20 is prevented and not achieved. This Application omits
awareness of the ecological damage already caused and makes that damage
permanent by continuing incompatible uses and makes new sources of pollution and
impacts on the Country Park and sea. The so called temporary uses.are NOT AGL
uses and is probably part of some incompatible long term business plan with long
term impacts.

This Application is not in the public interest in Country Park Enclave and overwhelm
Pak Lap. In conclusion the Planning Statement assertions are not supported by
the actual facts. The Application should be rejected.

Please let me know the progress of this case.
Yours faithfully,

P . /)_Ruy Barretto S.C.

[9681.rb] i o
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3" September 2021

Town Planning Board

15/F North Point Government Offices
333 Java Road

North Point

Hong Kong

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

RE: Comments on the Section 16 Application No. A/SK-PL/2
The Conservancy Association (CA) OBJECTS to the captioned application.

1. Not in line with the planning intention of Agriculture (AGR) zone

According to The Approved Pak Lap Outline Zoning Plan (OZP) No. S/SK-PL/3,
the planning intention of AGR zone “is intended primarily to retain and safeguard
good quality agricultural land/farm/fish ponds for agricultural purposes. It is also
intended to retain fallow arable land with good potential for cultivation and other
agricultural purposes”. However, all the proposed uses are largely not for
cultivation or farming-associated ancillary use. We do not think such plan is in line

with the planning intention.

2. Adverse environmental impact

Limited details are available to justify how the proposed outdoor tent area, outdoor
activity zone & BBQ area, fruit zone would pose no adverse environmental impacts
during both construction and operation phase. For example, all potential sources of
water pollution (either from visitors or operators) during daily operation of the
outdoor tent area, outdoor activity zone & BBQ area, have not been fully identified.

The site was rezoned to AGR zone after 1244™ TPB meeting. During the discussion
and deliberation session of the meeting, It is agreed that the site should be kept as a
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The Conservancy Association

i a5 RS eETEER 77-81 % Magnet Place — 3 W Tel.:(852)2728 6781 MWI Fax.:(852)2728 5538

138 1305-6 = B¥E4# E-mail:cahk@cahk.org.hk
Add.: Units 1305-6, 13/F, Tower 1, Magnet Place, 77-81 Container Port

Road, Kwai Chung, New Territories, H.K.

#3ik Website:www.cahk.org.hk

buffer for the adjacent stream.

“after conmsulting relevant government departments, the proposed “AGR”
zone was considered to be a suitable buffer for the stream. Under the “AGR”

zone, other than agriculture use that was always permitted, other
developments including recreational uses would require the Board's planning

permission and the applicants had to demonstrate to the Board that the

applied use(s) would not generate adverse impact to the environment in_the

area, including the stream. Conditions requiring the applicant to comply with

certain technical requirements might also be imposed upon granting planning

approval”’

“...Nevertheless, after considering the representations and comments, the

Board decided that it was necessary to provide a buffer to protect the stream

on the FR Site as it discharged into Pak Lap Wan which had very good water

quality and the high ecological value of the surrounding Country Park”

“Any future planning applications in Pak Lap should be assessed with caution

taking account of the stream and the CPE background. The stream was in a

very good condition with high value for conservation back in 2014, and the
“AGR” buffer should be implemented without further delay”

We worry that polluted water arises from the proposed activities and works in this

planning application would end up in entering the stream, and then the famous Pak

Lap Wan where most of the outdoor and water activities are currently concentrated

in.

! Section 52(d), Minutes of 1244th Meeting of the Town Planning Board held on 23.4.2021
https://www.info.gov.hk/tpb/en/meetings/ TPB/Minutes/m1244tpb_e.pdf
% Section 52(e), Minutes of 1244th Meeting of the Town Planning Board held on 23.4.2021
https://www.info.gov.hk/tpb/en/meetings/ TPB/Minutes/m1244tpb_e.pdf

* Section 82, Minutes of 1244th Meeting of the Town Planning Board held on 23.4.2021
https://www.info.gov.hk/tpb/en/meetings/TPB/Minutes/m12441pb_e.pdf ‘
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3. Undesirable precedent of “destroy first, build later”
This site has been subject to land formation including land filling and vegetation
clearance since 2010 (Figure 1-6). Enforcement Notices have once been served

against the unauthorized use within the site on 2021.

From our previous observation in late-February 2021, the site was paved and
covered by artificial lawn. A few tent-like and stage-like structures were put on the
site. Suspected illegal discharge can be spotted connecting to the natural stream,
while the stream bank next to the site has been largely modified (Figure 7-9). It was

suspected that this was a case of “destroy first, build later”.

Planning Department and members of Town Planning Board (TPB) should alert that
TPB has announced approaches to deter “destroy first, build later” activities in 2011.
It stated that “the Board is determined to conserve the rural and natural environment
and will not tolerate any deliberate action to destroy the rural and natural
environment in the hope that the Board would give sympathetic consideration to -
subsequent development on the site concerned””. Therefore, this application should
not be given any sympathetic consideration or it will set an undesirable precedent

for similar cases in future.

Yours faithfully,
Ng Hei Man
Campaign Manager

The Conservancy Association

* TPB Press Release. Available at: )
http://www.info.gov.hk/gia/general/201107/04/P201107040255.htm
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The Conservancy Association
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Add.: Units 1305-6, 13/F, Tower 1, Magnet Place, 77-81 Container Port
Road, Kwai Chung, New Territories, H.K.
#31k Website:www.cahk.org.hk

Figure 1-6 According to aerial photos, the site (marked in red) was

subject to land formation and vegetation clearance in the past (Source: Google
Earth)

May 2008

KT T

May 2009

Google Earth
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Figure 7-9 Site condition observed in mid-February 2021
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Figure 10-11 From our observation, suspected illegal discharge can be spotted
connecting to the natural stream, while the river bank has been largely modified
(circled in red)

Condition of the natural stream in 2020
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BERHFAEREER 8T BEE Tel: +852 2526 1011
EEPL 1558 {87 Fax:+852 2845 2764
15/F, Manhattan Centre wwfi@wwf.org.hk

8 Kwai Cheong Road wwf.org.hk

Kwai Chung, N.T., Hong Kong

3 September 2021
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: Proposed Temporary Place of Recreation, Sports or Culture and Tent
Camping Ground with Ancillary Storage for a Period of 3 Years in “Agriculture”
zone at Pak Lap, Sai Kung (A/SK-PL/2)

WWF would like to lodge our objection to the captioned application.

Not in line with the planning intention of “AGR” zone

The captioned development is located within the “Agriculture” (‘AGR”) zone of the draft
Pak Lap Outline Zoning Plan No. S/SK-PL/3. According to the Schedule of Uses of this
OZP, the planning intention of the “AGR” zone is “primarily to retain and safeguard good
quality agricultural land/farm/fish ponds for agricultural purposes. It is also intended to
retain fallow arable land with good potential for rehabilitation for cultivation and other

agricultural purposes”. Since the captioned development is neither for rehabilitation for

cultivation or other agricultural purposes, we consider that it is not in line with the planning———_

intention of the “AGR” zone and therefore should be rejected. / 2 BIVED \\
! [ A WL

' - [ -3 gep |

Suspected “destroy first, apply later” case \ ’ /

As per the aerial photos (Fig. 1a & 1b), sign of site formation and structures can be found, Plan ”/ :

within the application site in 2019 and 2021 respectively. As such, we suspect thét\the;,:_/’/
daptioned applicant is a “destroy first, apply later” case. We urge the members of the

Town Planning Board to investigate if the captioned development involved any “destroy

tugether possible.

MEHA . FEERHTHETRERE ST | BRI NHATARS

P EME KRR GBS T GBS ) Honorary Company Secretary:
T o GFRAE BTN | W ARESERAT The Chief Executive of the HKSAR McCabe Secretarial Services Limited
ﬁi‘zi*;'k : SNt iy Chairman: Mr Daniel R Bradshaw Honorary Treasurer: HSBC
e . SFEIN ¢ R CEO: Ms Nicole Wong Registered Charity
ottt : (Incorporated With Limited Liability)

HEMGIG Registered Name: 1 57 524 &:#) 2k £ @ World Wide Fund For Nature Hong Kong
(R AR TR 7T12: 8] Incorporated in Hong Kong with limited iabilty by guarantee)



- 08B

first, apply later” activities. If yes, we consider that the application should be rejected so
as to in line with the statement made by the Board on 4™ July 2011, which “the Board is
determined to conserve the rural and natural environment and will not tolerate any
deliberate action to destroy the rural and natural environment in the hope that the Board
would give sympathetic consideration to subsequent development on the site
concerned”'. Otherwise, we worry that the approval of the captioned application will set
an undesirable precedent for other applicants to adopt similar “destroy first, apply later”

tactic and cause further damage to the ecology and rural landscape of Pak Lap.
We would be grateful if our comments could be considered by the Town Planning Board.

Yours faithfully,

Andrew Chan

Senior Conservation Officer, Policy

¢ https://www.info.qov.hk/di_a/qeneral/ZO1 107/04/P201107040255.htm
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Fig 1a. Sign of site formation work in the application site in 2019 (Application site
boundary marked with red polygon approximately) (/mage source: Google Earth)

Image © 2021 CNES / Airbus
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Fig 1b. Several structures found erected on the application site in 2021

(Application site boundary marked with | red polygon g_gpronmatelv) (Image
source: Google Earth)

e
Image & 2021 Maxar Technol .
} , - 8 3 Google Earth
1 FTE ngs. ‘
gery Date: 2/1/2021 22°2112.39" N 1114°21'3B/03"E elevi Om eyealt 224 m
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02 September 2021

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

Proposed Temporary Place of Recreation, Sports or Culture and Tent Camping Ground with
Ancillary Storage for a Period of 3 Years
(Application No.A/SK-PL/2)

Dear Chairman and Members,
Designing Hong Kong Limited objects the captioned for the following reasons:
o The proposed area is zoned as "Agriculture (AGR)". The planning intention of this zone is
primarily for retaining and safeguarding good quality agricultural land/farm/fish ponds for
agricultural purposes. It is also intended to retain fallow arable land with good potential for

rehabilitation for cultivation and other agricultural purposes.

e From the Google Earth's aerial image, artificial lawn, stage, activity tents were already set up at
the proposed site back in February 2021.

e

- s s | S ~ ey 7
7 o  LOWR Plarnying /
February 2021 . ot
21/F, Chun Wo Commercial Centre, 25 Wing Wo Street, Central, Hong Kong

Tel:+852 3014 2767 Fax: +852 2187 2305 Email: info@designinghongkong.com
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e From our site visit in April, the proposed site has already been set up as the current proposal,
including hand washing basins, barbeque stoves, camp fire setups, storage facilities and tree
plantation, without any planning application and approval.

" April 2021

e [t is noted that an enforcement notice (Case No. E/SK-PL/0007) has been issued for use of
toilets, changing rooms and bathing facilities and storage use on 04 January 2021. The approval
of the application will further legitimize unauthorized use of land set an undesirable precedent
to regularize unlawful activities through a planning application.

e There are also lots of advertisements, photographs and videos on the internet and social media
promoting the recreational development in Pak Lap. It is believed that these activities have been
operating in Pak Lap for years, without any planning approval.

e The Town Planning Board made a clear statement! backin 2011 that “The Board is determined
to conserve the rural and natural environment and will not tolerate any deliberate action
to destroy the rural and natural environment in the hope that the Board would give
sympathetic consideration to subsequent development on the site concerned”.

! hitps://www.info.gov.hk/gia/general/201 107/04/P201 107040255 h’cm
21/F, Chun Wo Commer :
Tel: +852 3014 2767
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o In the 1244t Town Planning Board Meetings on 23 April 20212, a Board Member opined that
“the Government should step up planning enforcement and send out a clear message to deter
‘destroy first, build later’ activities. Allowing more intensive levels of development after extensive
devastation of an area was fundamentally wrong.”

e We concern the Town Planning Board may be rewarding a “Destroy First, Development Later”
practice and unauthorized development here through the approval of the captioned
application. The Board should reject the application to send out a clear message to stop all these
illegal activities.

e Moreover, the applicant fails to provide sufficient data on waste management for the application.
As a popular hiking and camping spot in Hong Kong, tons of waste and rubbish has been
generated during the weekend and it is common to see the rubbish is laying on the ground as it
has exceeded the capacity of the waste collection bin at the entrance of the village. '

o It is believed that more waste will be generated after the approval of the application and it is
doubtful whether there is enough capacity to accommodate the extra waste from the
development. Currently, the workers have to carry the waste all the way uphill to the nearest Sai
Kung Man Yee Road. More waste would mean more burden for the workers on their duties.

e Besides, the applicant fails to show in the sewerage impact assessment that the proposed
development would not bring any adverse environmental impact to the surrounding areas. As
the applicant claims “portable toilet will be deployed as necessary for activity participants and
campers.”, there is no further explanation on how the sewage would be treated.

e Itis expected there is a tank to store the sewage temporary before a sanitation company arrives
with a truck to empty the tank. However, there is an operation difficulty that the large truck is
unable to access the site as there is no vehicular road in Pak Lap. The applicant fails to illustrate
how the sewage would be treated and removed from the site and we worry the environment
would be polluted and damaged due to improper sewerage treatment and management.

e Inthe same meeting in April, the Board decided to rezone the proposed site from “Village House
Development (V)” to “AGR”. The Board believes “it was necessary to provide a buffer to protect
the stream on the FR Site as it discharged into Pak Lap Wan which had very good water quality
and the high ecological value of the surrounding Country Park.” And therefore, approved the
amendment for the rezoning.

e The existing planning application will bring active human activities near the river. We worry
these such intensive human activities would bring adverse impacts to the environment and the
stream. As there is insufficient evidence that the applicant can ensure the sewerage and waste
can be managed properly, we worry the approval of this application would be a threat to
the environment and stream in Pak Lap.

2 https://www.info.gov.hk/tpb/en/meetings/TPB/Minutes/m1244tpb_e.pdf
21/F, Chun Wo Comme

Tel: +852 30142767  Fax:

ial Centre, 25 Wing

8522187 2305 Er
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e Pak Lap is a Country Park Enclave (CPE) and is surrounded by the Sai Kung East Country Park.
All development within the CPE would unavoidably affect the adjacent Country Park. The
proposed application will bring environmental and ecological disturbance to Pak Lap and
the Country Park. All the development within the CPE should be considered the possible
_damages to the vulnerable asset in the city.

o Theapproval of the application would set an undesirable precedent for other applicaﬁons within
the CPE and "Agriculture (AGR)" zone, and lead to a general degradation of the natural
environment and value of the Country Park in Hong Kong.

Here we submit our concerns for your consideration.

Yours, ;
Designing Hong Kong Limited
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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)

2nd September, 2021. By email only

Dear Sir/ Madam,

Proposed Temporary Place of Recreation, Sports or Culture and Tent Camping

Ground with Ancillary Storage for a Period of 3 Years

- (A/SK-PL/2)

1. We refer to the captioned. .

2. We would like to remind the Board that Pak Lap is a Country Park Enclave (CPE) and
the current application site covers nearly entirely the area under the further amendment (e.g.,
from Village Type Development (V) zone to Agriculture (AGR) zone) discussed, considered
and conﬁﬁned by the Board not long ago (e.g., in the TPB hearing for consideration of further
representations regarding Pak Lap OZP held on 23 April 2021); this area (and also the
application site) is located to the southeast of the existing village cluster at Pak Lap and to the
- west of a section of a watercourse which drams into Sai Kung East Country Park and Pak Lap
Wan, and the current application site nearly bounds the western margin of this watercourse
section.

3. Regarding the aforementioned amendment, we would like to refresh the memory of the
Board and thus some key points extracted from the minutes of the relevant meetings/

hearings'>? are shown below for your reference: P

-

{ \
;
/."

_.-';n(' o n
, l" ’1

Uhttps://www.info.gov.hk/tpb/en/meetings/TPB/Minutes/m1234tpb_e.pdf \T

2 https://www.info.gov.hk/tpb/en/meetings/TPB/Minutes/m1244tpb_e.pdf

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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Minutes of 1234th Meeting of the Town Planning Board held on 13.11.2020"
Section 72: '
‘A Member said that the interface between the “V” zone and the adjacent sensitive areas
should be carefully handled. There was a potential risk of pollution caused by SH
development to the nearby stream, the beach and the country park areas as the “V” zone
was close to these areas without a buffer. Another Member pointed out that even if the
stream was not an EIS, a non-polluted stream was already worth of conservation and

the surface runoff could also be a threat to the water quality of the stream and the

beach. Some Members considered that human activities in Pak Lap should be kept to

the minimum so as to avoid disturbances to the natural environment.’

Section73:

‘Members generally agreed that the size of the “V” zone in Pak Lap should be reduced
and consideration should be given to providing a buffer area between the “V” zone
and the stream. In considering how the boundary of the “V” zone should be adjusted,
Mr Raymond K.W. Lee, the Director of Planning, advised that PlanD should be
requested to conduct a review on the “V” zone boundary taking account of Members’

comments for the Board s further consideration.’

Minutes of 1244th Meeting of the Town Planning Board held on 23.4.20212

Section 52(d): E

PENT after consulting relevant government departments, the proposed “AGR” zone was
considered to be a suitable buffer for the stream. Under the “AGR” zone, other than
agriculture use that was always permitted, other developments iﬁcluding recreational
uses would require the Boards planning permission and the applicants had to
demonstrate to the Board that the applied use(s) would not generate adverse impact to
the environment in the area, including the stream. Conditions requiring the applicant
to comply with certain technical requirements might also be imposed upon granting

b

planning approval......

Section 52(e):

S a s PlanD would consult AFCD on the ecological conditions of an area and the

existence of any plant, animal or habitat that required protection under conservation

zonings when drawing up land use zones in statutory plans. Where there were streams,

PlanD would also ask AFCD to advise whether they were EIS and the protection

required for the riparian zone. AFCD would not normally require any buffer or
EETRAREARBLER

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfhg.org
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conservation zoning for the riparian zone of non-EIS, as in the case of Pak Lap, though
there were exceptions for other ecological reasons. Nevertheless, after considering the

representations and comments, the Board decided that it was necessary to provide a
buffer to protect the stream on the FR Site’ as it discharged into Pak Lap Wan which

had very good water quality and the high ecological value of the surrounding Country

Park. Considering also that there were only four outstanding SH applications, the Board

decided to reduce the “V” zone and proposed to rezone the riparian area as
“AGR”...... ’

Section 82:

‘A Member expressed resentment over the ‘destroy first, build later’ approach,
particularly in the case of Pak Lap which was originally of high ecological value. The
Member opined that the Government should step up planning enforcement and send out
a clear message to deter ‘destroy first, build later’ activities. Allowing more intensive
levels of development after extensive devastation of an area was fundamentally wrong.
Any future planning applications in Pak Lap should be assessed with caution taking

account _of the stream_and the CPE background. The stream was in a very good
condition with high value for conservation back in 2014, and the “AGR” buffer
should be implemented without further delay. The Member also remarked that the

“AGR” zoning for Old Schedule Lots demised for agricultural use was proper.’

Section 83:

‘4 Member cautioned against adopting a confrontational approach to conservation and
said that more communication with the land owners might lead to a win-win situation.
The Chairperson responded that the further hearing demonstrated that the Board had
struck a balance between development and conservation. She also agreed that

planning enforcement in Pak Lap should be stepped up, and the Board would

carefully scrutinize the impact of planning applications on the “AGR” zones of Pak

Lap considering its CPE background.’

Section 87:
‘In response, Mr van M.K. Chung, the Director of Planning, advised that there were
remarks under the “AGR” zone which stipulated that any diversion of streams would

require the Board’s planning permission. When commenting on future planning

3 Remarks: the present application site is located within the ‘FR’ (further representation) site aforementioned.

=2 B dert A N AN
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Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kibg.org
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4.

applications in the “AGR” zone, concerned departments would also consider any
impacts on the stream that might arise from the applied use. Therefore, Members’

concern_on_the stream could be adequately addressed through the planning

application mechanism.’

In view of the uses proposed in the current application, its location, the general settings

of the Pak Lap enclave and its surroundings as well as the planning intention of the zoning of

concern, we urge the Board to consider and/ or to consult relevant parties/ authorities

regarding the following:

Are the proposed uses in line with the planning intention of the AGR zone?

Would the proposed uses affect the ‘buffering function’ provided by the concerned AGR
zone (as mentioned in the minutes as shown above)?

Has sufficient information been provided by the applicant to demonstrate to the Board
that the applied uses would not generate adverse impact to the environment in the area,
including the stream? Is there a detailed sewage impact assessment, water quality impact

assessment and ecological impact assessment provided for this application?

According to the supplementary planning statement* (Section 4.1.2) for this application,
the following is mentioned: ‘The Proposed Temporary Development will mainly be used
during weekends and limited to participants with prior registration. At full capacity, it is
anticipated approx. 60 participants with 30 staffs will attend. Catering and/or barbeque
may be provided. Participants will be transported via Shuttle Bus operated by the
Applicant from Sai Kung Town Centre to the Site.” And Section 5.8.1 of the same
document mentions: ‘Due to the limited population size, Portable toilets will be deployed
as neéesSary for activity participants and campers. No adverse sewerage impact is
anticipated.” Would the Board please clarify with the applicant as to how the sewage and
waste collected by the-proposed portable toilets is to be treated? We would like to remind
the Board that at present there is no suitable vehicle road connected to the Pak Lap
enclave, and this enclave is completely surrounded by Sai Kung East Country Park.
There is also no communal sewer serving this enclave. Also, besides (portable) toilets,

would there be bathing facilities? Would the potential catering and/ or barbeque activities

* https://www.info.gov.hk/tpb/en/application_collection/A_SK-PL_2/Planning_Statement _1.pdf

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kibg.org
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(i.e., ‘Catering and/or barbeque may be provided’) generate sewage/ pollutants?

- Would the approval of this application encourage more similar applications/ approaches
within the Pak Lap enclave or other CPEs? We believe the Board is already aware that
there is another ongoing application within Pak Lap (A/SK-PL/1). Based on the
information retrieved from the Planning Department on 2 September 2021, there. is an
Enforcement Case (E/SK-PL/0003) covering both the current application site
(A/SK-PL/2) and the application site of A/SK-PL/1, and the problems involved include
‘use for place of recreation, sports and culture (including hobby farm and playground),
use for tent camping ground, storage use and use for barbecue area’. The Enforcement
Notice was issued on 7 June 2021. We urge the Board to liaise with relevant authorities as
to whether this case has been settled (according to our observation at Planning
Department on 2 September 2021, no Compliance Notice for this case has been issued
yet). We would like to remind the Board that the statutory planning application
system is NOT a ‘Develop First, Apply Planning Permission Later’ regime.

5. The reasons to proactively cover CPEs with OZPs (or incorporate them into Country
Pai'k) by the authorities after the Tai Long Sai Wan incident should have been elaborated in
detail in our submission for A/SK-PK/1 (attached for your reference in Appendix 1). In this
regard, we strongly urge that the Board also need to be fully aware the ﬁnique CPE
background of Pak Lap when considering this application; indeed, as repeatedly reflected by
the commenter/ representer’s representative during the hearing on 23 April 2021, Pak Lap,
as a CPE, is different from many other rural places, such as Yuen Long Pat Heung, in
the New Territories. Furthermore, the Board is also reminded to seriously take note of the
supreme water quality of Pak Lap Wan and the amphioxus community, which is a Class II
Protected Species in China and considered to be a living fossil®, known to flourish in this

bay".

6. The Board should also seriously consider the potential cumulative effects of approving

this application as the approval will set a precedent for other similar applications.

7. Finally, we urge the Board to reject this application as the proposed uses are unlikely to

be in line with the planning intention of the AGR zone, and we also cannot see from the

Shttps://www.afed.gov.hk/english/conservation/Con_hkbsap/bsap_links_to_resources/files/Appendix_10_Mari

ne Living Fossils Subgroup Report Red List FG.pdf

SN T , .. s
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Lam Kam Road, Tai Po, [\*—\ T H‘ltul ies, Hong Kong
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supporting documents that the potential environmental issues have been appropriately
addressed in detail by any comprehensive and adequate assessments.

8. Thank you for your attention.

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

cc. The Conservancy Association
Designing Hong Kong
Hong Kong Bird Watching Society
The Hong Kong Countryside Foundation
WWF-HK

EBFRARENRBLORE
Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kibg.org
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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)

20th July, 2021. 4 By email only

Dear Sir/ Madam,

Proposed Field Study/Education/V isitor Centre
(A/SK-PL/1)

1. We refer to the captioned. The Outline Zoning Plan (OZP) for Pak Lap, which is a
Country Park Enclave (CPE), has been discussed for several years, and its zonings, which
help to regulate the land use in the area, were formulated after a lot of thought and
considerations. The ultimate result of the discussions is that there is a vast reduction in the
development pressure facing this enclave. In addition, as reflected from subsequent OZPs for
CPEs of similar nature (e.g., remote, limited infrastructures, largely natural and/ or rural), a
consensus seems to have been generally accepted by the Town Planning Board (hereafter
called “TPB’, or ‘the Board”) — these enclaves are not intended to support any new large-scale
development incompatible with their own settings as well as the surrounding CPs. Thus, we
have found the present proposal to be completely incomprehensible and inconceivable, in
view of its nature, outlook and scale. We strongly object to the captioned application, and our
views (and relevant information) are presented below.

The formulation of the land use planning regime in Pak Lap and tlge general planning

intention of the area

2. We believe the Board are aware that Pak Lap is entirely surrounded by Sai Kung East CP
and its land use zoning plan/ development permission area plan was only prepared not long
ago, mainly due to the Tai Long Sai Wan incident that happened in 2010. Under the ‘Nature
Conservation’ Section of the 2010/2011 Policy Address, the following was indicated:

‘Hong Kong boasts over 40 000 hectares of land of scenic beauty. However, the recent

= Mk 3 ok R U AN 4
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Lam Kam Road, Tai Po, New Territories, Hong Kong
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Tai Long Sai Wan incident has highlighted the need to take prompt action to regulate
land use in the vicinity of country parks to forestall human damage.

We have prepared draft Development Permission Area plans for Sai Wan, Hoi Ha, Pak
Lap and So Lo Pun. There remains 50 sites adjacent to country parks but not yet covered
by statutory plans. To meet conservation and social development needs, we will either
include them into country parks, or determine their proper uses through sz‘az‘utorjz
planning. We will start work as soon as possible......"!

3. Inareply to a member of the Legislative Council by the Secretary for the Environment
in 2013, the following was also mentioned: '

“..ooo.dn June 2010, unauthorised excavation works were detected on both private land
and government land of the country park enclave of Sai Wan, which triggered

significant public concerns on_the protection of country park enclaves in Hong
52

4. During the development of the OZP for Pak Lap, several hearings (as there were
numerous representers and commenters) were organised for the public to present their views
to the TPB. Representations by environmental NGOs (eNGOs, including Kadoorie Farm and
Botanic Garden (KFBG)) were partially upheld by the Board and the Village Type
Development (V) zone at Pak Lap was greatly reduced (almost the whole of the current
Application Site had been proposed to be zoned V but was eventually zoned Agriculture
(AGR) (i.e., after the TPB hearing in 2014)).

5. In 2017, the Hoi Ha, Pak Lap and So Lo Pun OZPs made by the authorities were

“successfully challenged by a Juridical Review (JR); amendments to these three plans were
then proposed and the hearing for these changes was carried out in 2020; after this hearing, |
the V zone at Pak Lap was further reduced (eNGOs’ views were partially upheld by the Board
.again) and now the proposed V zone almost only covers the existing village cluster and
approved Small House sites. In 2021, another round of hearing was held for Pak Lap (for the
proposed reduction in the V zone following the hearing in 2020), but the size of the reduced V
zone was not changed (i.e., not to be resumed).

! https://www.policyaddress.gov.hk/10-11/eng/p122.html

2 https://www.info.gov.hk/gia/general/201310/09/P201310090471 .htm
EBHAREMHRB LR

Lam Kam Road, Tai Po, New Territories, Hong Kong
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6. KFBG participated in nearly all TPB hearings relating to the plans of Hoi Ha, Pak Lap
and/ or So Lo Pun, as well as many other CPEs. From the above and from our collective
understanding over the years, we would like to remind the Board the following:

- The formulation of the recent OZPs for CPEs (including Pak Lap) was mainly
triggered by public concerns on their protection, which was initiated by the

development and/ or unauthorised works at Tai Long Sai Wan.

- As reflected from the nature of the representations, a large number of citizens urged
for the better protection of Pak Lap (completely outweighing the outcry for
increasing the development zone).

- The zonings (V, AGR, Conservation Area (CA), Government, Institute and
Community (G/IC)) under the Pak Lap OZP, and their respective size, are the
outcomes of numerous hearings (and meetings) over the years (the latest hearing was
just completed in April 2021); we believe the Board are well aware of the
justificaﬁons presented by various parties (including the Planning Department,
eNGOs and other stakeholders) and thoroughly deliberated and considered all these
justifications. Simply speaking, this OZP was not haphazardly formulated; it was
developéd after due consideration of various factors including the settings and-
characters as well as the land status and history of Pak Lap and its surroundings (e.g.,
CP).

- The development pressure at Pak Lap was reduced gradually through the decisions
made by the TPB (i.e., reduction in V zone).

- As aforementioned, a large part of the Application Site had once been proposed to be
zoned V by the Planning Department, but the Board decided to replace this V zone
by AGR zone, not long ago (i.e., in 2014).

- Based on our memory (i.e., the discussion in the hearings) and the relevant meeting
minutes (over the years), it would seem that not much discussion relating to
promoting recreational activities/ building large-scale recreational/ education
facilities at Pak Lap took place; the discussions mainly focused on nature
conservation (e.g., ecological and conservation value of Pak Lap and its
surroundings), potential environmental pollution concern. caused by human

ERFAREMNSE SR

Lam Kam Road, Tai Po, New Territories, Hong Kong
Email: eap@kfbg.org
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activities/ development, ‘Destroy First, Build Later’ approach and the need of Small
House development (e.g., the size of V zone). Only during the latest hearing held in
April 2021 were some views relating to the recreational potential of this enclave
exchanged?.

- Recreation (REC) zone has never been formally proposed (i.e., as shown in the plans
exhibited for public review) by the Planning Department or the Board to be
designated at Pak Lap. There is also NO REC zone in other CPEs in which the first
drafts of the OZPs were prepared and gazetted after the Tai Long Sai Wan event (a§
at 19 July 2021); certain land use zonings that seem to be related to passive/ active
recreation (e.g., Open Space) can be found in some of these CPEs but they mainly
reflect existing features/ uses (e.g., sandy beaches and associated facilities (e.g.,
public toilet) in Tung A*, water sports recreation centre run for more than 30 years in
Hoi Ha’), and Government, Institute and Community (G/IC) zones in these CPEs
mainly reflect public/ community facilities/ structures (most are existing uses/
structures). No zonings intended primarily to encourage the development of new
(and large-scale) short-term overnight accommodation facilities can be found in
these CPEs (i.e., those OZPs made after the Tai Long Sai Wan incident; as at 19 July
2021). '

7.  We urge the Board to thoroughly review/ recall all relevant discussions in the TPB
hearings/ meetings, and consider whether there was any thought/ intention/ attempt to
facilitate the setup of large-scale recreational/ educational facilities (with overnight
accommodation) within Pak Lap during the formulation of the Pak Lap OZP.

8. According to the latest Explanatory Statement (ES) of the Pak Lap OZP®, the general
planning intention of the area is as follows: '

‘The general planning intention for the Area is to protect its high natural landscape
value, to protect its natural and rural character which complements the overall

naturalness and the landscape beauty of the surrounding Sai Kung East Country

3 https://www.info.gov.hk/tpb/en/meetings/TPB/Minutes/m1244tpb_e.pdf
4 hitps://www2.0zp.tpb.gov.hk/plan/ozp_plan_notes/en/S_SK-TA_2_e.pdf
5 https://www?2.0zp.tpb.gov.hk/plan/ozp_plan_notes/en/S_NE-HH 4 _e.pdf#fnameddest=0OU
6 https://www2.ozp.tpb.gov.hk/plan/ozp _plan_notes/en/S_SK-PL_3_e.pdf
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Park and to make provision for future Small House development for the indigenous
villagers of Pak Lap.

In the designation of various zones in the Area, consideration has been given to protect

the natural habitats of high ecological significance in the Area such as the wooded areas

at the periphery of the Area which form a_continuous stretch of well-established

vegetation with those located in the adjoining Sai Kung East Country Park. Fallow

agricultural land is retained in view of the good potential for agricultural use.’

9. In the ESS, there is no detailed description/ expectation/ recommendation on the

potential (or ‘opportunities’) to develop large-scale recreational/ educational facilities (with

overnight accommodation) in the area, and all existing zonings are definitely NOT primarily

intended to develop such facilities. Simply speaking, we cannot understand how the
proposed “field study/ education/ visitor centre’ (in such scale and nature) can be in line with

the general planning intention of the area as well as the intention of the AGR zone of concern.

Discussion on ‘Destroy First, Build Later’ approach, and existing enforcement cases in

Pak Lap
10. As mentioned in our representations in various TPB hearings relating to Pak Lap and

many news reports, there have been many environmental destruction/ suspected unauthorised

activities in Pak Lap in recent years. Some discussion took place regarding the ‘Destroy First,

Build Later’ approach in the 2014 TPB hearing’ relating to Pak Lap, and the following was '

mentioned:

‘......Some representers alleged that illegal tree felling and suspected unauthorised site

formation and drainage works were previously found in So Lo Pun and Pak Lap
respectively. The “destroy first, build later” approach should not be rewarded with
development zoning.

A Member said that in response to the arguments put forward by the representers and

commenters, the “V” zoning of land previously subject to suspected unauthorised site

formation works in Pak Lap should be reviewed. Members noted that the concerned area

in Pak Lap was fdllow agricultural land overgrown with grass and shrubs. The zoning of
the land would be considered upon deliberation on individual OZPs.

7 https://www.info.gov.hk/tpb/en/meetings/TPB/Minutes/m1057tpb_e5.pdf
EBFTAREME LR
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After further discussion, the Chairman concluded and Members agreed that the Board

was determined to conserve the rural and natural environment and would not tolerate

any deliberate action to destroy the rural and natural environment in the hope that the

Board would give sympathetic consideration to subsequent development on the site
concerned. To ensure that activities within the “AGR”, “GB” and “CA” zones would
not result in adverse environmental impact, the Notes of the OZPs had stipulated that

any diversion of stream, and filling of land/pond were subject to the approval by the
Board... ...°

11. As aforementioned, part of the V zone in Pak Lap originally proposed by the Planning
Department (the flat land to the east of the main watercourse within the Pak Lap enclave) was
rezoned to AGR, after the hearing in 2014; the current Application Site is mainly located in
this area (i.e., which was once proposed to be zoned V but later amended to AGR).

12.- As mentioned above and in the meeting minutes ©“#- 7, there were some suspected
unauthorised activities within Pak Lap; but even today in 2021 unauthorised activities still
- appear in Pak Lap. According to the information retrieved from the Planning Department in
mid-July 2021, a total of six enforcement cases have appeared within the Pak Lap enclave
(i.e., E/SK-PL/0001, E/SK-PL/0002, E/SK-PL/0003, E/SK-PL/0005, E/SK-PL/0007 and
E/SK-PL/0008), and based on our observation, no Compliance/ Cancellation Notices have
been issued for E/SK-PL/0003 and E/SK-PL/0008; a Compliance Notice has been issued for
E/SK-PL/0005 but a Reinstatement Notice has then been issued afterwards (that means the
case has not been settled yet). The case E/SK-PL/0008 mainly involves excavation and
filling of land. The case E/SK-PL/0003 (Enforcement Notice issued on 7/6/2021; expiry
date: 7/8/2021) almost entirely covers the current Application Site, and the
predominant unauthorised uses are: ‘use for place of recreation, sports and culture
(including hobby farm and playground), use for tent camping ground, storage use, use for
barbecue area’.

13. We urge the Board to liaise with relevant authorities as to whether the enforcement case
E/SK-PL/0003 which largely covers the current Application Site has been settled. We also
urge the Board to seriously consider whether the approval of this application would be
considered by some members of the public to be rewarding ‘Destroy First, Build Later’/
‘Operate First, Apply Later’ approach.

SR e St B ol A < Yod
TR AREABRORE
Lam Kam Road, Tai Po, New Territories, Hong Kong
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Recent observations at Pak Lap

14. As aforementioned, the Pak Lap enclave is completely surrounded by Sai Kung East CP
(the beach to the south of the Pak Lap enclave is also within CP). During our visits to Pak Lap
over several years (the latest visit was carried out in mid-July 2021), we observed vehicles,
tracked crawler carriers and/ or excavators within the enclave and/ or its immediate
surroundings (Figure 1). We would like the Board to discuss with relevant authorities/
parties as to whether or not these vehicles/ machineries were driven to the locality through the
CP; if not, how these vehicles/ machineries were brought to the area? Please note that without
the consent from the Country and Marine Parks Authority no vehicle is allowed to be brought
into CP.

15. Besides the presence of vehicles/ machineries, we could also observe stockpiling of
construction materials at many locations in the area (also observed during the visit in
mid-July 2021), and these stockpiling sites were usually haphazardly distributed (Figure 2).
In the area abutting the recently built houses (which is located to the north of the Application
Site), in addition to construction materials, we could also observe_ other materials (e.g.,

barrels, suspected portable toilets), a lot of garbage and even signs of burning (Figure 3).

16. Furthermore, many warning signs by Government departments (i.e., Agriculture,
Fisheries and Conservation Department (AFCD) and Lands Department) could be seen in the
Pak Lap area (including the footpath leading to Pak Lap from Man Yee Road), reminding
people not to conduct unauthorised activities (e.g., uprooting plant/ disturbing soil in CP
without authorisation, bringing vehicles into CP without authorisation, excavation/ dumping/ -
occupation of Government land; Figure 4). We urge the Board to liaise with relevant
authorities and determine the incidence of unauthorised activities that have already
been detected in Pak Lap; and that are suggested by the number of warning signs
present. -

17. We urge the Board to contemplate whether the approval of this application would
degrade (or help to improve?) the environment of Pak Lap and its surroundings (i.e.,
CP).

Is the proposal just a ‘Field Study/ Education/ Visitor Centre?

18. The proposed use is entitled as ‘Field Study/ Education/ Visitor Centre’. According to

the ‘Definition of Terms’ under the TPB website, ‘Field Study/ Education/ Visitor Centre’ is

grouped with some recreational uses (e.g., Golf Course, Holiday Camp) under ‘Category V —
ERFAREBEHBLEE

Lam Kam Road, Tai Po, New Territories, Hong Keng
Email: eap@kibg.org
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Recreation and Leisure’®, and the definition of ‘Field Study/ Education/ Visitor Centre’ is as
follows:

‘Means any place or premises exclusively or primarily used for displaying information
or conducting field study and educational programmes on the environment and related
subjects.f9

19. We would like the Board to note that there is no mention of accommodation in the above
definition. However, under the definition of ‘Holiday Camp’ or ‘Holiday House’, we can see
the word ‘accommodation’; for instance, the definition of Holiday Camp means ‘any place
where huts, cabins or other structures are put up as short-term accommodation for leisure for

people on outings or on vacation.’

20. We would like the Board to seriously consider whether the proposed development (a
so-called ‘Nature Education Park’ which can accommodate 300 persons including a
maximum of 240 overnight visitors (figures from the sewerage impact assessment) can be
simply considered as a ‘Field Study/ Education/ Visitor Centre’. Or should the title include
‘Holiday Camp’ as well?

Compatibility

21. As mentioned in the documents submitted for this application, there would be ‘three’
main blocks to be built at the Site. But in fact there are four connected tower-like structures at
‘Block 2° (‘Wind and Rain Bridge’); Block 1 resembles a ‘Hakka Tulou’ (Hakka earthen
house) and Block 3 is a building with a performance stage. * All are massive structures
compared to the old and new houses in Pak Lap (e.g., Blocks 1 and 2 of the proposed
development: four-storey vs. houses within existing village cluster: usually two to
three-storey (Figure 5)).

22. We would like the Board to discuss with relevant authorities/ experts as to whether
‘Hakka Tulou’ and ‘Wind and Rain Bridge’ are structures that could normally/ generally be
seen in Hong Kong’s traditional Hakka-style/ rural villages. Based on our understanding,
Fujian’s Hakka Tulou is very famous and this type of structure also appears in Guangdong,

but we would like the Board to seriously consider, after consulting relevant authorities/

8 https://www.info.gov.hk/tpb/en/forms/dot_revised_broad.html
° https://www.info.gov.hk/tpb/en/forms/dot_revised_index_ftoo.html#field
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experts, whether ‘Hakka Tulou’ exists/ has ever existed in any of Hong Kong’s traditional
rural villages. The same query can also apply to the proposed ‘Wind and Rain Bridge’ (Block
2).

23. During our numerous visits to various CPEs all over Hong Kong, we have never seen
any ‘Hakka Tulou’ or ‘Wind and Rain Bridge’ structures like those illustrated in the document
for this application. Indeed, we would like the Board to recall the Hakka-style village and
buildings in Pak Sha O (another CPE in Sai Kung), and then seriously consider what kind of

structures (and on what scale) can be considered as compatible with the traditional rural

villages within CPEs. Based on the height, location, style and/ or scale of the proposed
buildings, we do not consider they are compatible with the existing settings of Pak Lap and
the surrounding CP.

Ecological Impact Assessment

24. Section 7.2.1 of the ES of the latest Pak Lap OZP mentions the ecological significance of

the area; this section is reproduced below:

‘Most of the flora and fauna in the Area are common and widespread species. Many
native species such as Cinnamomum camphora (&) and Ficus variegata var.
chlorocarpa (& £12) arve found in the wooded areas forming a continuous stretch of
well-established vegetation with those located at the adjacent Sai Kung East Country
Park and are ecologically linked to the natural habitats therein. One of the species of
conservation interest found is Pavetta hongkongensis (Z 25K /0ZE), which is recorded
in the woodland near the village. It is a protected plant under the Forests and
Countryside Ordinance (Cap. 96). A small colony of Ceratopteris thalictroides (7K
was recorded in the wet abandoned fields and its occasional occurrence is subject to

site conditions. Developments that maﬁ adversely affect the general rural character

and the adjacent ecologically sensitive areas should be avoided.’®

25. Indeed, the current Application Site covers the area where Ceratopteris thalictroides
(Water Fern, 7KJ#&) has been recorded.

26. Moreover, in the ‘Marine Living Fossils Report’ prepared by local professors/ experts
under the Biodiversity Strategy and Action Plan exercise led by the AFCD, Pak Lap Wan (the
bay outside Pak Lap) is considered to be an important habitat for a living fossil — the

S 3 e B e 8 Bk 48 0
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amphioxus. This report can be downloaded from the AFCD’s website!? and some of the text
of this report is extracted and reproduced below:

‘In 2014, the Town Planning Board gave approval for village house development in Pak
Lap (Draft Pak Lap Outline Zoning Plan No. S/SK-PL/1), which poses threats to the
amphioxus communities in Pak Lap Wan on a number of fronts. Development in the area
will include the diversion of streams, which could affect the deposition of sediments in
Pak Lap Wan. The use of on-site septic tanks and soakaway (STS) systems to disperse
untreated wastewater into the surrounding soil and the direct discharge of greywater
“into storm drains could lead to increased pollution in Pak Lap Wan, and development in
Pak Lap will require excavation and exposure of the topsoil and underlying sediments,
posing the risk of sediment discharge into Pak Lap Wan, which could smother the

amphioxus communities (Laurie, 2014).”

27. Pak Lap Wan is even recommended to be designated as a Marine Protection Area in this
report.

28. During our recent visit to Pak Lap, we observed a trench full of muddy water (the
approximate location of this trench is shown in Figure 6). This trench connected with the
main watercourse to the west of the Application Site (Figure 6), and this watercourse drains
into Pak Lap Wan. We urge the Board to investigate with relevant authorities as to whether

this trench is within the Application Site and whether this trench is natural or man-made.

29. In view of the ecological significance and sensitivity of the Pak Lap enclave and its
surroundings mentioned above as well as the scale of the proposed development, we would
like the Board to seriously consider whether Terrestrial and Marine Ecological Impact
Assessments should be carried out for the captioned application. According to the gist and
the TPB website!!, it appears that no ecological impact assessment was submitted for this

application.

Population-in the area and sewage calculation

30. According to the Sewerage Impact Assessment submitted for this application, the

Ohttps://www.afcd.gov.hk/tc_chi/conservation/Con_hkbsap/bsap_links_to_resources/files/Appendix_10_Mari
ne_Living_Fossils_Subgroup_Report Red List FG.pdf
1 https://www.info.gov.hk/tpb/en/application_collection/A_SK-PL_1/A_SK-PL_1.html
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proposed ‘Nature Education Park’ would accommodate a total of 300 persons (including a
maximum of 240 overnight visitors). But Section 6 (‘Population”) of the ES of the latest Pak
Lap OZP indicates the following:

‘According to the 2016 By-census, the population of the Area estimated by the Planning
Department was less than 50 persons. It is expected that the total planned population

of the Area would be about 230 persons.’

31. We suggest that the Board liaise with relevant authorities and determine if during the
formulation of the Pak Lap OZP there was ever an expectation that there would be a ‘Park’
providing overnight accommodation for 240 visitors (which is even more than the total
planned population of the Area). Based on this context, we would also like the Board, with
input from the relevant authorities, to estimate the maximum population that might appear in
Pak Lap (e.g., the population that is expected/ estimated to appear in the existing V zone plus
the number of visitors staying in the so-called ‘Park’), and then to seriously consider whether
the environments of Pak Lap and its surroundings (i.e., Sai Kung East CP, Pak Lap Wan and
Man Yee Road) are likely to be under strain (e.g., increased disturbance to the surroundings),
if this application is to be approved.

32. Regarding the Sewerage Impact Assessment submitted for this application, we would
also suggest that the Board liaise with relevant authorities and determine whether the Unit
Flow Factors (UFFs) adopted for the calculation are acceptable; for instance, the adopted
UFF of overnight visitor is 0.15, and the sewage flow of the 240 overnight visitors is
estimated to be 36 m*/day only.

Precedent effect :
33. We urge the Board to seriously consider whether the approval of this application would

set a precedent for other similar proposals in other CPEs. Would the approval of this
application encourage more ‘Hakka Tulou’ and ‘Wind and Rain Bridge’ (or similar structures)
to be proposed/ built in various CPEs (say Tai Long Wan which is also surrounded by Sai
Kung East CP)? Would the approval encourage more applications for visitor facilities with
overnight accommodation in other CPEs?

34. Overall, we strongly object to the application as it is not in line with the planning

intention of the Area and the AGR zone of concern; furthermore, we do not consider it to be

compatible with the enclave and the surrounding Sai Kung East CP.
EEBEFAREMNB LR
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35. We urge the Board to unequivocally reject this application.

4
36. Thank you for your attention.

Ecological Advisory Programme
Kadoorie Farm and Botanic Garden

cc. The Conservancy Association
Designing Hong Kong
Hong Kong Bird Watching Society
Hong Kong Countryside Foundation
WWF-HK
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Figure 1. Vehicles, tracked crawler carriers and/ or excavators within the Pak Lap enclave

and/ or its immediate surroundings observed during our visits over several years.
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Figure 1. Cont’d.
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Figure 2. Stockpiling of construction materials.
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Figure 3. Barrels, suspected portable toilets, garbage and sign of burning.
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Figure 5. Existing village cluster and houses in Pak Lap.
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Figure 5. Cont'd, Approximate location of the
B 1 proposed 4-storey ‘Hakka Tulou™
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Clean water from the main
watercourse was polluted by the
muddy water from the trench.
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2021 [ | Water at the main watercourse to the west of the Application Site was quite clean (at least not muddy at all).
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Appendix IV of RNTPC
Paper No. A/SK-PL/2

Advisory Clauses

(a) to note the comments of District Lands Officer/Sai Kung, Lands Department that under the lease, the
lessee must obtain the approval of Government before any buildings or structures of any description are
erected or constructed on the land. The applicant is required to submit a formal Short Term Waiver
application to LandsD for consideration of any proposed structures to be erected/installed at the lots.
LandsD would process such application in the capacity of a landlord and if the application is approved,
it will be subject to such terms and conditions, including the payment of fees as considered appropriate.
However there is no guarantee that such application will be approved;

(b) to note the comments of the Commissioner for Transport that the applicant should seek the Director of
Agriculture, Fisheries and Conservation’s (DAFC’s) comments on the proposed arrangement for staff
accessing the Site by private cars already registered with permit from DAFC;

(c) to note the comments of the Commissioner of Police that all legislations of Hong Kong must be
complied with, in particular that permits must be obtained from DAFC for entering Pak Tam Chung
Barrier;

(d) to note the comments of the DAFC that the proposed “shuttle bus service” would involve bringing
vehicles into SKECP via the Pak Tam Chung Barrier Gate in which permits are required under the
Country Parks and Special Areas Regulations (Cap. 208A). In order to minimise potential impacts to
the natural environment, there is strict control on vehicular entry into country parks. Generally
speaking, his Department will only consider issuing permits to persons carrying out official duties,
works or controlled activities approved by his Department;

(e) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning Department
that approval of the application does not imply approval of tree preservation/removal scheme under the
lease. The applicant should seek comments and approval from the relevant authority on the proposed
tree works and compensatory planting proposal, where appropriate;

(f) to note the comments of the Chief Engineer/Construction, Water Supplies Department (CE/C, WSD)
that WSD’s approval should be sought on vehicles accessing Man Yee Road and the Conditions for the
Use of Waterworks Access Road at Appendix Ila of the RNTPC paper should be noted;

(g) to note the comments of the Chief Engineer/Mainland South, Drainage Services Department that the
applicant is reminded to minimise the possible adverse environmental impacts on the existing
streamcourse in the design and during construction. Adequate stormwater drainage collection and
disposal facilities should be provided in connection with the proposed development to deal with the
surface runoff of the Site or the same flowing on to the Site from the adjacent areas without causing any
adverse drainage impacts or nuisance to the adjoining areas. All the proposed works including site
formation works should be situated at 3m away from the nearby streamcourse. Sand, silt and
cementitious materials shall be prevented from being washed down into the natural streamcourse;

(h) to note the comments of the Director of Fire Services that either a street fire hydrant supplied directly
from town main or a fire hydrant system with adequate flow, pressure and size of water tank is
considered necessary to secure the water supplies for fire-fighting. In consideration of the
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design/nature of the proposal, FSls are anticipated to be required. Therefore, the applicant is advised
to submit relevant layout plans incorporated with the proposed FSIs to his Department for approval.
The layout plans should be drawn to scale and depicted with dimensions and nature of occupancy.
The location of where the proposed FSIs to be installed should be clearly marked on the layout plans.
The good practice guidelines for open storage at Appendix IIb of the RNTPC paper should be adhered
to. If the proposed structure(s) is required to comply with the Buildings Ordinance (Cap. 123) or
license is required for the subject place of recreation, sports or culture and tent camping ground,
detailed fire service requirements will be formulated upon receipt of formal submission of general
building plans or referral from relevant licensing authority respectively;

to note the comments of the Chief Building Surveyor/New Territories East 2 and Rail, Buildings
Department as detailed in Appendix II of the RNTPC Paper; and

to- note the comments of the Director of Food and Environmental Hygiene from the licensing
perspective at Appendix II of the RNTPC Paper. Besides, there should be no encroachment on the
public place and no environmental nuisance should be generated to the surroundings. Its state should
not be a nuisance or injurious or dangerous to health and surrounding environment. Also, for any
waste generated from such activities/ operation, the applicant should arrange disposal properly at their
own expenses.



