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~y° TOWNLAND CONSULTANTS 1TD.

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

Reference SHH/2/VIN/O7 - By HAND only
Date 25 November 2021

The Secretary, Town Planning Board
cfo Planning Department
15/F North Point Government Offices

333 Java Road, North Point, HONG KONG

Dear Sirs / Madams,

SECTION 12A PLANNING APPLICATION
THE TOWN PLANNING ORDINANCE (CHAPTER 131)

PROPOSED AMENDMENT TO THE APPROVED CLEAR WATER BAY PENINSULA SOUTH
OUTLINE ZONING PLAN NO. S/SK-CWBS/2 FROM “VILLAGE TYPE DEVELOPMENT” TO
“COASTAL PROTECTION AREA” AT PART OF HIU PO PATH,

SHEUNG SZE WAN, SAl KUNG

Townland Consultants Limited on behalf of some residents of Sheung Sze Wan hereby submits the
captioned Section 12A Planning Application to seek the BOARD's permission.

Please find enclosed 5 copies of the Section 12A Planning Application Form duly completed and the
Site Location Plan, together with 8 hard copies of the Supplementary Planning Statement (SPS) for
Government Departmental circulation and distribution to Members of the BOARD.

Should there be any queries, please do not hesitate to contact the undersigned, Ms Cindy Tsang, Mr.
Vincent Lau, or Mr Lec Chung.

Yours faithfully
FOR AND ON BEHALF OF
TOWNLAND CONSULTANTS LIMITED

L

K. R. Seddon
Chief Executive Officer

KRS/VIN/LEOC

Enc  Application Form — 5 copies
SPS - 8 hard copies .

cC Client

MAIN HONG KONG OFFICE @

2801, 28th Floor, 148 Electric Read, North Point, Hong Kong
Telephone : (B52] 2521 2911 Facsimlle : {852) 2521 &631
E-mail address : weitd@townland.com  Waebslite : www.townland.com

CHINA QFFICE :

Reom 803, North Wing, Cangsong Building, Tairer 6th Read, Chegongmiao,
Futian District, Shenzhen City, PRC, Postal Code 518040 -

Telephone : (86){755} 83469 0780

E-mall address : teitd@townland.com

INDIA OFFICE -

CRD Samarth, 3rd Flaor, 86 5.V Road, Khar (W],

Mumbai, 400 052, India ASSOCIATED COMPANIES :
Telephone : [F1 22) 2600 0583
E-mall address : kepl@townland.com TOWNLAND CONSULTANTS {INTERNATIONAL} UIMITED (Intcrnational]
INOONEStA OFFICE & TOWNLAND CONEULTANTS {SHENZHEN] LIMITED (China}

Q
Gedung Manara Argeah, Lantal 2) TOWNLAND CONSULTANTS PVT. LIMITED {india) (o)
Kantor Taman E.3.3, JI. DR, lde Anak Agung Gde Agung Lot.8.6:8.7 HKOAR
kawazan Mega Kuningan, Jakarta Selatan 12950 FT TOWHNLAND INTERNATIONAL [Indenesia)
Telephone : (62 21] 2941 0621 ! 150 700): 2015
E-malt address : tdjki@townfand,com HOWARD & SEDDON PARTNERSHIP [Unlted Kingdom} Certificate No.: CCB44
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'Form No. S12A
S12A 5

APPLICATION FOR
AMENDMENT OF PLAN UNDER SECTION 12A OF
THE TOWN PLANNING ORDINANCE
(CAP.131)

R (M mEEIER)(E131=)
B 12A 15 B X 0 & 5T B Bl = 5B

Applicant who would like to publish the notice of application in local ncwspap'ers 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.hik/tpb/en/plan_application/apply.html

FREE A A EA R E T2 BB - DASRE S AR 62 8 @ st B ER 1T e 3e A B BB AR T
THEREAMEENE Y -BSESE AU THLEREEENREFZRA ¢
hitpsi/www.info. sovhi/tpb/te/plan_application/apply.htm]

2022% 017 48

i §eE] AN AL
R R L BRRE RO A ESURREE]
HR e .

This document is received on ZZBZ NVf h-

The Town Planning Board will formally acknowledge
the date of receipt of the application only upon receipt
. of all the required informatron and documents.
General Note and Annotation for the Form

¥ “Current land owner’” means any person whose name is registered in the Land Reglstry as that of an owner
of the land to which the a%mcanon relates, as at 6 weeks before the application is made

"fﬁﬁ:ti&?ﬁi?ﬁkJ BERUBHENNEN  H AR EA T MR B ARG TN
EAEIHER ALY

& Please attach documentaly proof EETEHfTERER i

~  Please insert number where appropriate  E57E 4 & J7 5L HE 4R 5L

Please fill “NA” for inapplicable item EEETEAMNEEEE TA#EFE

Please use separate sheets if the space provided is insufficient YIFFHRALAIZERHIAR R  EEEHHR
Please inserta M+ | at the appropriate box FHEBERIFEALINE Tv | 3




Form No. S12A iR S12A &

Application No. ) ' . T -
*iorgjfficﬁjal’%seﬁ%n%% EHEAERE \( [Ck - Cl 83/6
aH ” Date Received W
doleceied | & IMN 022

. The completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board (the Board),
15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong. . .
e 3% AZR I SZ AV R g AR B S SRR B B YO () AT AL AR EEE 333 SUILABUR SR 15 BIERTH
HIZEE(THE "E8S WS-

. Please read the “Guidance Notes” carefully before you fill in this form. The document can be downloaded from the Board’s
website at littp://www.info.gov.hik/tpb/. 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 Kang and 14/F, Sha Tin Government Offices, 1 Sheung Wo Che Road, Sha Tin, New Territories).

SN (AN ) WERER  KBESLRE RO XHEITREBGNER TH (Fik:
 http//www.info.govhk/tpb/) » FREI[ME S GINEE (BHILA R 333 SILABNEE 15 8 — &5 ¢ 2231 4810
©. BX22314835) AR M AR I AR SpR (B0eR ¢ 2231 5000) (B Edb A EEEE 333 SELMBN &2 17 @R P H
AR 1 SO EBINEE 14 8)RE -

. 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 informagion or the required copies are incomplete. .

RS RSB T I JNE % S SR E i BRI B AR IR SRR - Rk ARFTEI AR E
FHER AR o INRFE AFFREMIER SRR AE S - ZE G {EREBEAHH -

1. Name of Applicant HH A L/LFE

(OMr. 464 /O Mrs, A /O Misé /NE O Ms. 2t /%ompany 43E] /O Organisation $#4 )

Townland Consultants Limited

2. Name of Authorised Agent (if applicable) 3 HERE A#&/2H (OB

(OMr. St /OMrs. A /O Miss /NE /DO Ms, 24 /O Company 245] / U Organisation $5# )

3. Application Site H &7 il BY

(a) Whether the application directly | Yes & W
relates to any specific site?

FIER BT B BRI AR 7 No & (0 (Please proceed to Part 6 SEEGUARTE 6 &)

(b)  Full address/ location/ demarcation . L
district and lot number (if Part of Hiu Po Path and Adjoining Government Land,
applicable) Sheung Sze Wan, Sai Kung

EEAEMLE RS LB A R
HERSERS (J03MA)

(c) Site Area EHSEHHEKETAY 1,390 sqm EF P About £

2 Parts 1, 2 and 3 815 2 B3 3 $9r




Form No. SIZA 55 S12A a8

(dy Area of Government . land
included (if any) 1,390 el .
PERIBIR LR () | e sqn K P Abou £

Local access road {Hiu Po Path) with some alleged

unauthorised uses/works
(¢) Current use(s) AR

(If there are any Governmend, institution or community facilities, please illustrate on plan
and specify the use and gross floor area)

G FEEET - SRt Eeanlt - SRR R ST - T R A R AR )

4. “Current Land Owner” of Application Site EF EE¥BEAY T HIT + iﬂi BE A
The applicant 8354 A -

[0 s the sole “current land owner™* (please proceed to Part 6 and attach documentary proof of ownership).

RE—A9 TIRFT LR A ) (GBS 6 800 o MIRHT ST -

[} isone of the “current land owners™ & (please attach documentary proof of ownership).

EEp—& TERT MR A L T GHTEHT SRR -

[ isnota “current land owner™,

AR TRIT A AL "

@? The application site s entirely on Government land (please proceed to Part 6).
B (T BUT i (GRESUEEE 6 &5 ) -

5. Statement on Owner's Consent/Notification

B MEE AN EE AR 4 A A &Y B

(a) According to the record(s) of the Land Registry a5 at ......ocoviiiviiiiiininnninens
application involves a total of .........ocviis “current land owner(s) ™.
RS REEZE - B o,
BB B TRAT AN T -

(b) Theapplicant EZ5% A —

[0 has obtained consent(s) of .........coee “eurrent land owner(s)™.
BRI ceieeeecneens & T LHEEE A L IEE -

Details of consent of “current land owner(s)”? obtained /H%é{.r BT S A "EIEATEES

No. of *Current . Date  of consent
' , | Lot number/address of premis€s as shown in the record of the | obtained

Land Ownei(s)

3847 L b B Land Registry where congent(s) has/have been obtained (DD/MM/YYYY)
5 AJT%’EE | TRIE R AR C S RS M | S EEEYHES

(El/H /4y
/

/ {Please use separate sheets if the space of any box above is insufficient, ¥ EFHEME[FRATERTE - S5HERE)

3 Parts 3 (Cont’d) 4 and 5 % 3(E-EAaRESH




Form No. Si2A FHiRE S12A 3

] has notified ............... “current land owner(s)™*

BEIlEH o, & TIRITEHBEEA 7.

Details of the “cusrent land owner(s)™ ¥ notified Eiﬁiﬁé‘,{l TIRFT SR A FRIEERmR /
No. of ‘Cm_'m}t Lot number/address of premises as shown in the record of the D_ate of notjfication
Land Owner(s) . o o : given
F 88 75 - Land Registry where notification(s) hasthave been given
= HH T ARIE MR SR T AL BRI E Y R ER RS R A

/

A=A R - HEEHI)D

(Please use separate sheets if the space of any box above is insufficient. #01-%1{3d

ERI S BSOS LS AR R S A S SR - FEENT

Reasonable Steps to Obtain Cons-ent of Qwner(s) Eut& - Hri

(DD/MM/YYYY)
SR = ok B B T B — T A

i

S VIEER B G  BR ER DR PSR AT AR (L B RS R R R B T A

[0 sent notice to relevant owndrs' corperation(s)/owners’ committee(s)/mutual aid committee(s)/management
office(s) or rural commiyfee® on (DD/MM/YYYY)

ey (BRI IR E I RE S/ GRS S ECEHE -
REMOREZ BES
Others HAlR

[] others (plepte specify)
Hflr (FHFEER)

ay insert more than one " v/ ; .

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

BESR—EFHIAINE TV 8

Eiﬂ.,ﬁ)vﬁ?ﬂﬂ%ﬁ&ﬁﬁ&—iﬂ.ég (M ) BokER ({675 ) SRR uhEE

4 Parts 5 (Cont’d) 55 3[4y (EH)



Form No. S12A S5 S12A 98

6. Plan Proposed to be Amended ¥Es3{EET 8V E Bl

(a) Name and number of the Approved Clear Water Bay Penlnsula South Outline Zoring Plan
refated statutory plan{s) No. SISK-CWBS/2

B E R AR 478 R RS

{b) Land use zone(s) involved (if

applicable) "Village Type Development"
5 R - 1 R RS (U
22)

7. Proposed Amendments EEEEEET

(a) Propose to rezone the application site to the following zone(s)/use(s)
(May insert more than one T v | ) (Please illustrate the details on plan)
PTG BT S LAY A SR A (E TR / Fig
(AESFH—EFEANL Tv ) 3 FEBRISETHE)

[] Comprehensive Development Area [ ] O] Commercial [ ] B [ ]

ﬁr‘-A Z [ .
FERRE [ ] [] Village Type Development [ ]

O Residential (Growp CIACIBCICOIDCE) [ ] SRR [ )
e OB/ OZ8 /0B /OTHE/OFE [ 1 O Industrial[ ] T [ ]
[ Agriculture [ ] B2 [ 1 [] Open Storage[ ] BRI [ )
(0 Industrial (GroupD)[ 1 T8 (TH)[ ] [ Open Space [ ) {REEF3H: { ]
[ Govemnment, Institution or Community [ ] [ GreenBelt{ 1 &{LHt%s [ )
B ~ PRARILTE [ ] {ﬁ Coastal Protection Area [ ]
(] Recreation[ ] RER[ ] - SEEHRE [ ]
O CountryPark [ ] ZESFAXE [ ] [J Site of Special Scientific Interest [ |
[J Conservation Area| | BEIARBE [ ] ' AFHRERHRELS [ ]
O Other Specified Uses (("IBusiness{_JIndustrial Estate/ TMixed Use/_JRural Use/[_JPetrol Filling Station/
(TOthers (please specify N
HftfseHg (O /D / TREm®% / SEisAR / Ohnidss /
0 Hfth (FHEEeA : N
1 Road i#ER 7 Others (please specify )
; Fot (55205 )

Please insert subzone in [ ] as appropriate.

R IAERIEE -

] Proposed Notes of Schedule of Uses of the zone attached
AR b P

Parts 6 and 7 456 588 7 Hi4y




Form No, S12A  FSIEEE S12A 5%

(b) Propose to amend the Notes of the Plan(s) i {SETIRIAIN ()

[ CoveringNotes {3:7%) SifHE

[Tl Notes of the zone applicable to the Site I s 5 i A iRabRENY (3E8EE)
Details of the proposed amendment(s) to the Notes of the Plan, where appropriate, are as
(Please use separate sheets if the space below is insufficient)
GRIZETEIAIRY {(3ERR) BVRRN - WEAT
(MTFERAF R  FEAFER)

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

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

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

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

B R L L R R 2 e D R L L R I R ]

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

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

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

8. Details of Proposed Amendment (if any) ESBESTsEE (HH)

{1 Particulars of development are included in the Appendix,

Fif ok B03E — (B ke RRATARIED -

WNO specific development proposal is included in this application.
B AT S E AR R B -

9. Justifications EEH

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

TR AR IR R R RN - AT EHS RS -

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

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

6 Parts 7 (Cont’d). 8 and 9257 () -~ E 8 BEE 9 4t




Form No. S12A S12A

T R N L O N N N I O O N N Ty

P L L L L T N R R R P R P PR

R R e T LT TR

FetrrrEN A rEAreaEs eI AR R I AR e r Sk

D R T

R N T T

R R R I O O O T T T N R R R N A L

T O T L L T T T T O S I ceeasarnanaay

P N L L R R N T P P R PR

P R R R N R R LR R TN

IR RN R R L T R R R R N T T R R e R T PR

R N R R R R R N R R L T RN

R R N O O N R T T RN YN YRR

R NI N N O T O T TN Y T T I

R IO e O e I e T T T T R T TP

P R I R R L T T R R R P R IR

P T T L LI N I

T T R LR N T T T TR R

BRI NN OO e T R PR I E R I

R N R A R R R T R PR R R P T T T

T T N N R R R L R R L L L R T

R L P N R T TR

e A I N T N L L L R T

Part 9 (Cont’d) 5 9 EZR4(ED




10. Declaration Elﬁ

1 hereby declare that the particulars given in this application ﬁre correct and true to the best of my knowledge and belief,
AAFEIRYE A AR PR hEE - A ARRRIRARE - MR -

T hereby grant a permission to the Board to capy 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.

BABLERF R R ENVE i*‘l‘f/ix,ﬁy HEH R ETERE S AP A ORI R R R R s > B AR T -

Signature WApphcam EIZE A /(0 Authorised Agent gﬁrﬁ?{{{t@ A

E =

.................. R R L LI EE L TR T

-K. R. Seddon - Chief Executive Officer

.............. T e e
i (EELTEEEE) Wefir  (HPEAH)

Professional Qualification(s) @Member &8 / [ Pellow of 4SS

TREH KD BHmEESE / O HCA SEREHee /
O BXIS H#HEaisd / O HKIE FHETEES /
M HKILA FHEEEmE S/ [ HKIUD FHERATEL RS
() RPP SETELsIR ST
Others FAE oo, -
on behalf of

e Townland Consultants Limited

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

W Company #48] / [[] Organisation Name and Wapplicable) HEREETS A SR (MBA)

Date HEH

...................... 25112021 o (DDMMIYYYY E/E/AR)

Remark {E&L

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.

HREFFEAREGDEAFNBTNENEANE R UHBHFEAE - SREGRHEEIHLT » BIRHRH
B LREERAGERNATERRER TH -

Warning 34

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.

EMAEHARAENER T - R E AR t R B - RN (RSRTHED -

Statement on Personal Data

1. The personal data submitted to the Board in this application will be used by the Secretary of the Board and Government
dcpamncms for the following purposes:
B EUESRPBHEIEIEARN SR B G RSP  DURIE CUnvsRmiRe) RiasmemtmiE
M R e RS S R E R BT R R -

(a) the processing of this application which inciudes making available the name of the applicant for public inspection
when makmg available this application for public mspectmn and
RS - RIEARIERIREGATERM - EE AT AERELRERN | DR

(b) facilitating communication between the apphcam and the Secretary of the Board/Government departments.

AR AT B B BRSP4 -

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,

HREE A\ LI SR IR MR AR » SRR A AL RS DR LIS | BB PAYAE -

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

19 (EA SIS CRIR)IEI ) (5 486 BORVELE 38 Az B R A el - ﬂﬁiﬁtﬁﬁﬂ&?ﬁﬂlﬁiﬁﬂ
IE % E FRAERERER - BIGERE b ETEREE 333 PULARREE 15 ¥

8 Part 10 £ 10 3845




Form No, 512A F#EEE S124 3
Appendix [

APPLICATION FOR AMENDMENT OF PLAN UNDER
SECTION 12A OF THE TOWN PLANNING ORDINANCE (CAP. 131)

PRI BIGRBI(EE 131 2)58 124 (RESNVEETEIRI RS

Development Proposal (only for indicative purpose)

gensEavE R g (RUIEETRRER)

Development Proposal #5814

O

Opgh space (R FEFHTE
T private open space FA A (KEEFRHE
0J  public open space 23 4Lk EEFH

1.
[l Proposed Gross floor area (GFA) EERSMRIER = ..ooorerrreiieis sqm. FEFHH I About
[0 Proposed plat ratio EEEERMBELZE 7 Abaut 29
[l Proposed site coverage 8 FEEMRE === 0000 % ] Adout 43
(3 Proposed number of blocks EEHEEERE e :
[ Proposed number of storeys of each block L storeys @
SRR EL include B1%E_____ storeys of basemerdts @il EE
Cexclude F&5E storeys of bpdements JEHIE -
[0 Proposed building height of each block i, ] About &9
C EEBSEMATEEEE e mPD R(EKPEEE ) [ About &y
[0 Domestic part {¥FH &5
GFAMBIEET v, sqm. A3 [ About 49
number of units BB 00000 e i
average unitsize B EEEIE @000 e sqm. JEJ73H [ About &Y
estimated number of residents (BEHEZTME @ 0 i i
’ GFA EEE
[ Non-domestic part FJHEFIENST 00000 i, sqmEHHE LI About &9
T hotel SEIE i e sam EHH [ About &9
(please specify the number of rooms
BRI e )]
[0 office YWANE e sqm.EK ] About %3
[ shopandservices/eatingplace /i sqmIEHH 3 About 49
I R RIS T o AR
(1 Govemment, institution or commyity facilities (please specify the wuse(s) and concerned land
BT - BHEG T mERE area(s)/GFA(s))

(LA AR Ra B e E B A R T m A

R N e R A P P

(please specify the concemed land
area(s)/GFA(s))

(R BB R ARt EEH AR EE )

use(s) and

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

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

(please specify land area(s)) (555FEAFIf)
..................... sq.m.3E ¢ ] Not less than A /Lpe
..................... sq.m.3EJ73 [ Not less than “F205%

Appendix Bfi%




Form No. S124A S12A 5

Agpendix EH '-E; A

(] Transport-related facilities BLESHATERAVELNE
[ parking spaces {SEEfr

Private Car Parking Spaces FLZEHIE{y

Motorcycle Parking Spaces TEZEEEI {7

Light Goods Vehicle Parking Spaces I IIHIIf
Medium Goods Vehicle Parking Spaces thZl B MBI
Heavy Goods Vehicle Parking Spaces ETJEEIHEfr
Others (Please Specify) EHAlr (3HTIEH)

[ loading/unloading spaces E34% 8 Hi {ir

Taxi Spaces BY+EE{ir

Coach Spaces S L

Light Goods Vehicle Spaces #REI & EeE {7
Medium Goods Vehicle Spaces SPEIS B Sy
Heavy Goods Vehicle Spaces EXIFEH{T
Others (Please Specify) XAt (EE%UsH)

[T other transport-related facilities

R BB A BAEIERSE

(please specify type(s) and number(s))
(R RESRTEIR R Y E)

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

(please specify type(s) and ptimber(s))
(GESTHRTEE R E)

(please specify type(s) and number(s))

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

Use(s) of different floors (if applicable) %—’fﬁ@ﬂ'ﬂ%iﬁ(ﬁﬂi@d@)

[Block number] [Floor(s)]
(A& (&)

[Proposed use(s))
[ERAR]

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

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

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

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

Proposed use(s) of uncovered atea (if any) BRI EIEES R

Any vehicular acgc/ss to the site? EEEHERSESHE?

Yes & (71 Ahere is an existing access. (please indicate the street name, where appropriate)
A—IRAER - GEEIEEEABONER))

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

[ Thereis a proposed access.  (please illustrate on plan and specify the width)

B IREEATERE - GHAERRIBER - ASEIHERAREE)

10 Appendix (Cont’d) Higk (L&)



Form No. SI2A 55 S12A B
Appendix_[{i8%

2.

Impacts of Development Proposal

RESRITENBZE

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

IORE NS - S RAT OB R/ TR IR RSN - TRUGHIR MRS -

Yes & [ Please provide details FHIEHEEEE
Does the development
proposal T8 L [ P S
alteration of existing
building? || i
BB EHEIETE | | it e e e e e snnesne s e
EIRFESEYEEE? | No B 0
Yes & |:| (Pleasc indicate on site plan the boundary of concemed land/pond(s), ang”particulars of stream
diversion, the extent of [illing of land/pond(s) and/or excavation of land)
(G A P EEPERTI R, S AR LR O - M 3B N2 e,
TEED)
{71 Diversion of stream JA] 35T
Does the development U] Filling of pond SRiff '
proposal involve the Area of filling SEIEETE ...-eeeeenn .. sq.m IEHH OAbout £y
op%l?;;n on the ;ght;a Depth of filling SEHEEEE ..o fiiniinnnn, mx: OAbout £y
BREBRTEHRLE.
syt . [ Filling of land -+
Arcaof filling ELEM ......~ ..cer0ns sq.m P4 OAbout &9
Depth of filling EEERE .4 viiiiniiiinnnn, m3E  OAbout £y
"] Excavation of land §&=4=
Area of excavation fEHHE......ovevvnnns sqm P53k OAbout £
Depth of excavationAZE-IERE ..o m 3t OAbout &5
No = U]
On environment $IEIE Yes & [ No 7€ [
On traffic B35\ Yes & [ No & [
On water supply ¥R Yes & (] No Fé&r [
On drainage $HEK Yes & (] No Fé& []
On slopes Effilig Yes & [] No F& [}
Affected by slopes Sl e Yes & [ No g [
Landscape Impact Sk RIREE Yes & No &% ]
Tree Felling  BRfkdstR Yes & [ No &g [
Visual Impact FEpREREEE Yes & [ No F& []
Others (Pleasé Specify) EAth (G57I[HR) Yes @ [ No Fgr [
Would the development 7
proposal cause any 7 :

. . -
%ﬁrgggg;%;é@ .. | Plegée state measure(s) to minimise the impact(s). For tree felling, please state the number, diameter
ﬁk‘%? %ﬁé o B 1 apbreast height and species of the affected trees (if possible)

O Vg .

SHEL A R D T « AU RIRABR SRR ERARATRIE - BT RAERE
8 R s (fR ) '

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

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

Appendix {Cont’d




Form No. $12A SR8 S124 3
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Ecological Assessment for a Proposed Rezoning Exercise at Sheung Sze Wan, Clearwater Bay

Job Ref.: 20/1961/562 TCL-SSW Ecological Appraisal Report (Executive Summary) (Issue 1)
EXECUTIVE SUMMARY
1. aec Limited has been commissioned to carry out an Ecological Assessment for a S12A

Application/ Rezoning Request under Section 12A of the Town Planning Ordinance to revert
the zoning of a concerned site at Sheung Sze Wan from "Village-Type Development" to
"Coastal Protection Area" on the Approved Clear Water Bay Peninsula South Outline Zoning
Plan No. S/SKCWBS/2 (the Approved OZP). The intention of the Rezoning Request is to cease
the worsening environmental degradation and reinstate the environmental and ecological
vibrancy of the Sheung Sze Wan Bay.

2. A desktop review of available literature, aerial photographs and maps was conducted. Field
ecological surveys with special attention to the intertidal flora and fauna at the concerned
site were also carried out in dry and wet seasons in 2021 in order to establish an ecological
baseline for the Site. The surveys covered the flora (primarily seagrasses) and intertidal fauna
of the intertidal habitat and watercourses nearby. A total of 3 seagrass, 9 bird, 45 fish and 23
invertebrate species were recorded from literature review and recent field surveys. Based on
the findings, it is considered that Sheung Sze Wan is of Moderate to High ecological value.

3. It is known that there are operations of alleged unauthorized recreational kayak businesses,
dive shops and eateries on and around Hiu Po Path. In particular, some recreational kayak
businesses are located very close to the identified seagrass area. Based on field observations,
it is found that these businesses resulted in various direct ecological impacts to the
seagrasses in the form of physical damages such as trampling. Indirect impacts from human
disturbance and environmental degradation due to construction works and water pollution
may also arise from the alleged unauthorized businesses.

4, In order to understand the current effort in seagrass sites protection in Hong Kong and to
compare the situation of Sheung Sze Wan with other sites, a review of the existing protection
measures and current zonings of all 26 recognised seagrass sites in Hong Kong has been
carried out. The review suggests that, considering that Sheung Sze Wan is the only seagrass
site in the entire Clear Water Bay Peninsular, and that the site is one of a few localities in
Hong Kong that supports the rare seagrass Zostera japonica. The site at Sheung Sze Wan is
severely under protected; the seagrass beds are vulnerable to disturbance from local
construction practices, increased visitor numbers and unregulated water-sports operations.
The fragmented CPA zones (interrupted by V zones along the shore) fails to offer sufficient
protection for the coastal ecological community.

5. Our review and assessment suggest that the seagrass site in Sheung Sze Wan warrants a
better form of protection, which would directly benefit the seagrass, the intertidal and
subtidal habitats, as well as the various floral and faunal communities that depend on these
habitats. It is considered that urgent planning enforcement should be taken, followed by
rezoning of the V zones facing the waterfront to CPA zones (consistent with their CPA
designation on the Former Adopted ODP prior to 2002) to offer a holistic statutory
protection for the seagrasses and the intertidal habitat in Sheung Sze Wan.

END OF EXECUTIVE SUMMARY
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Ecological Assessment for a Proposed Rezoning Exercise at Sheung Sze Wan, Clearwater Bay

Job Ref.: 20/1961/562 TCL-SSW Ecological Appraisal Report (Issue 5)
1 INTRODUCTION

1.1 Background

1.1.1 aec Limited has been commissioned by Townland Consultants Limited to carry out an

1.1.2

2.11

2.1.2

Ecological Assessment in support of a S12A Application/ Rezoning Request under Section 12A
of the Town Planning Ordinance to revert the zoning of a concerned site at Sheung Sze Wan
from "Village-Type Development" to "Coastal Protection Area" on the Approved Clear Water
Bay Peninsula South Outline Zoning Plan No. S/SKCWBS/2 (the Approved OZP). The intention
of the Rezoning Request is to cease the worsening environmental degradation and reinstate
the environmental and ecological vibrancy of the Sheung Sze Wan Bay.

This Ecological Appraisal Report is prepared to:

1. present findings on the ecological baseline condition of the site from literature review and
recent ecological field surveys;

2. discuss and evaluate the ecological value of the site; and

3. review whether the existing zoning and protection measures are appropriate and
adequate.

LEGISLATION

Legislations and guidelines relevant to this ecological assessment include:

e Forests and Countryside Ordinance (Cap. 96) and its subsidiary legislation, the Forestry
Regulations;

e Wild Animals Protection Ordinance (Cap. 170);
e Country Parks Ordinance (Cap. 208) and its subsidiary legislation;
e Marine Parks Ordinance (Cap. 476);

e Environmental Impact Assessment Ordinance (Cap. 499) and the associated Technical
Memoranda; and

e Protection of Endangered Species of Animals and Plants Ordinance (Cap. 586) and its
subsidiary legislation.

Where relevant and practical, this assessment also takes into account the following
guidelines and standards:

e Hong Kong Planning Standards and Guidelines (HKPSG) Chapter 10, "Conservation";

e PELB Technical Circular 1/97 — Works Branch Technical Circular No. 4/97 "Guidelines for
Implementing the Policy on Off-site Ecological Mitigation Measures";

e EIAO Guidance Note No. 6/2010 — Some Observations on Ecological Assessment from
the Environmental Impact Assessment Ordinance Perspective;

e EIAO Guidance Note No. 7/2010 — Ecological Baseline Survey for Ecological Assessment;

e FEIAO Guidance Note No. 10/2010 — Methodologies for Terrestrial and Freshwater
Ecological Baseline Surveys;

e EIAO Guidance Note No. 11/2010 — Methodologies for Marine Ecological Baseline
Surveys;

November 2021
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2.1.3

3.1

3.11

3.2

3.21

3.2.2

e New Nature Conservation Policy; and

e Hong Kong Biodiversity Strategy and Action Plan (2016-21).

Other international conventions and guidelines that are relevant to this assessment include
the following:

e Convention on International Trade in Endangered Species of Wild Fauna and Flora
(“CITES”). This Convention regulates international trade in certain animal and plant
species. Their trade is subject to permits or certificates of origin. Hong Kong's
obligations under this Convention are enforced via the Protection of Endangered
Species of Animals and Plants Ordinance (Cap. 586);

e |UCN - The World Conservation Union maintains, through its Species Survival
Commission, a “Red List” of globally threatened species of wild plants and animals (see
http://www.iucnredlist.org);

e United Nations Convention on Biological Diversity. This convention requires parties to
regulate or manage biological resources important for the conservation of biological
diversity whether within or outside protected areas, with a view to ensuring their
conservation and sustainable use. It also requires parties to promote the protection of
ecosystems, natural habitats and the maintenance of viable populations of species in
natural surroundings. The People’s Republic of China ratified the Convention on
Biological Diversity on 5" January 1993. The HKSAR Government has stated that it is
"committed to meeting the environmental objectives" of the Convention. The
Convention and Protocol were extended to Hong Kong on ot May 2011.

METHODOLOGY

General

A desktop review of available and relevant literature, aerial photographs and maps was
conducted to collect information regarding the ecological characteristics of Sheung Sze Wan
and its vicinity. Special attention was paid to ecologically sensitive habitats, species of
conservation interest within the area.

Methodologies of the Ecological Survey

Field ecological surveys with special attention and focus to the intertidal flora and fauna at
Sheung Sze Wan intertidal area were carried out in order to establish an ecological baseline
for assessing the ecological value of the Site. The surveys covered the flora (primarily
seagrasses) and intertidal fauna (including avifauna, intertidal/estuarine fishes and macro-
invertebrates) of the intertidal habitat and watercourses near the concerned site. Seagrass
species on the intertidal habitat were recorded and identified. Extent of seagrass bed was
mapped by GPS device. For fauna species, detailed walk-over surveys were conducted along
the intertidal area adjoining the coast to record species present.

Due to the seasonal difference in growth pattern among various seagrass species, the field
surveys were carried out in both wet season and dry season in 2021. Table 1 below shows
the schedule of field surveys conducted under the current study.

Table 1. Schedule of field survey conducted under the current study

2021
Survey Jan | Feb | Mar | Apr | May | Jun | Jul [ Aug | Ssep
Dry Season Wet Season
Intertidal Floral | v | v | | | v | | | v

November 2021
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4.1

41.1

4.1.2

4.1.3

4.1.4

4.1.5

Surveys

Fauna Surveys v v v v

ECOLOGICAL BASELINE CONDITIONS

Findings from Literature Review
General

Seagrasses are a group of flowering plants with a habitat preference in sheltered marine
environment (Wong 2018). They are commonly referred to as ‘seagrass’ since most of the
species are morphologically similar to grasses (i.e. with elongated and linear leaves) (den
Hartog & Kuo 2006). Whilst they also resemble some marine algae, all seagrasses are in fact
higher plants which have well developed vascular system, leaves, rhizomes (underground
horizontal stems), roots, and produce flowers and fruits for sexual reproduction (Wong
2018). Some seagrasses occur in subtidal marine environment up to 60m in depth, though
generally they occur in intertidal habitats, which are submerged during high tide and
exposed to air during low tide (Hogarth 2007, Wong 2018). Some species of seagrasses have
developed special ecological and physiological adaptations to the estuarine habitats that are
primarily brackish, where salinity is lower than sea water and fluctuates rapidly and regularly
(Wong 2018).

In Hong Kong, five seagrass species, namely Halophila beccarii, H. ovalis, H. minor, Ruppia
maritima and Zostera japonica, have been recorded (Hong Kong Herbarium 2012). As shown
in Plate 1, seagrasses in Hong Kong are mainly distributed in the coastlines of Northwest
New Territories, Lantau Island, Sha Tau Kok Hoi, Tolo Harbor, Tolo Channel and Sai Kung.
Table 2 below presents the known localities of the five seagrass species in Hong Kong as
summarised in Wong (2018).

Table 2. Known localities of the five seagrass species in Hong Kong (per Wong 2018)

Species Known Localities

Sheung Pak Nai, Pak Nai, Ha Pak Nai, Nan Chung Yeung Uk, Tai Tam Bay, Tsim Bei Tsui,

Halophila beccarii Tai Ho Wan

San Tau, Kai Kuk Shue Ha, Starfish Bay (Hoi Sing Wan), To Kwa Peng, Yam O, Nim Shue
Halophila ovalis Wan, Ho Chung, Lai Chi Wo, Siu Tan, Sheung Sze Wan, Tsam Chuk Wan, Hoi Ha, Sheung
Pak Nai, Wu Shek Kwok, Tai Tam Bay, Ting Kok

San Tau, Lai Chi Wo, Siu Tan, Tsam Chuk Wan, Yim Tin Tsai, Ho Chung, To Kwa Peng, Tai

Halophila minor Tam, Hoi Ha, Sunny Bay, Yam O

Ruppia maritima Mai Po, Ham Tin, Shek O

Zostera japonica Lai Chi Wo, San Tau, Sheung Sze Wan, So Lo Pun, Siu Tan

Sheung Sze Wan

As shown on Plate 1, Sheung Sze Wan is the only site in the Clear Water Bay Peninsular
where seagrass occurs. The seagrasses at Sheung Sze Wan were first reported in Fong
(1998a), where two species, namely H. ovalis and Z. japonica, were recorded in the bay.

Fong (1999a) reported that subsequent monitoring following Fong (1998a) revealed that the
H. ovalis expanded from several small patches covering 10m? in 1998 to about 1 hectare in
1999, while the bed of Z. japonica found in 1998 (less than 10m?) have increased in coverage
to 20m?in the following year. In Kwok et al. (2005), the measured seagrass areas in Sheung
Sze Wan are 6m?*for H. ovalis and 375m?*for Z. japonica.

No subsequent information after 2005 regarding the seagrass at Sheung Sze Wan is available,

although the Sheung Sze Wan site is still presented on the updated distribution map of
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4.1.6

4.1.7

4.2

421

4.2.2

4.2.3

4.2.4

4.2.5

4.2.6

4.2.7

seagrasses in Hong Kong prepared by the Agriculture, Fisheries and Conservation
Department (AFCD) (see Plate 1).

Both H. ovalis and Z. japonica are listed in Rare and Precious Plants of Hong Kong (AFCD
2003) as “native species that have important scientific interests or potential value in various
uses”, with “small populations and sparse distribution” in the context of Hong Kong. In Hong
Kong, both species are listed as Rare (Corlett et al. 2000).

Like other seagrasses, they are considered to be of special scientific interest because they are
one of a few marine flowering plants in Hong Kong. Zostera japonica was previously thought
to be limited to temperate region and is thus of additional special interest in terms of plant
biogeography.

Findings from Field Surveys
Flora

The surveyed site is a sheltered bay area with an extensive intertidal sandflat (see Plate 2).
During the survey period, two species of seagrass, namely H. minor and Z. japonica, were
recorded from Sheung Sze Wan (see Plates 3 to 6). H. ovalis, which was reported to occur in
Sheung Sze Wan, was not recorded in the present surveys.

Unlike some other sites in Hong Kong where seagrasses form continuous, unfragmented beds
of large size, the seagrasses in Sheung Sze Wan were found as isolated patches of small sizes.
Due to the patchiness and small size, measurement of total seagrass coverage in the bay area
was not conducted. Instead, the approximate distribution and extent of seagrass patches
within the bay was mapped with the aid of GPS device (see Figure 1).

As shown on the map, the seagrasses are mainly distributed in the southwest of the bay,
near Hiu Po Path and Siu Hang Hau. The largest extent of seagrass was recorded in the dry
season surveys. Extensive Sargassum bed was also observed in the sub-tidal shallow waters
of Sheung Sze Wan. Sargassum is a genus of brown macroalgae (i.e. seaweed) that generally
inhabit shallow water and reefs, providing food, refuge, and nursery grounds for an array of
marine animals.

In the wet season, however, only a few small patches of Z japonica remained, and no
Halophila species were sighted. The Z. japonica patches seen in the wet season were also in
poor growth condition (see Plates 7 and 8).

Intertidal and sub-tidal fauna

A total of nine bird, 45 fish, and 23 invertebrate species was observed in the intertidal and
subtidal habitats in Sheung Sze Wan. A full list of recorded bird, fish and invertebrate species
are provided in Appendix 1.

Five of the bird species recorded are of conservation importance, namely Little Egret, Pacific
Reef Heron, Black Kite, Grey-tailed Tattler and Collared Crow. Although the abundance of
these birds are generally low (i.e. in singles), they were found foraging in the bay. Some
species in particular, e.g. Little Egret and Pacific Reef Heron, were recorded frequently in the
surveys.

A moderate diversity of fishes and invertebrates were recorded; these are mainly comprised
of common and widespread species that are typical of intertidal sandflats and rocky reefs in
Hong Kong. Some of the recorded species are uncommon in Hong Kong (AFCD 2021, To et al.
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2013), and five of the recorded species are considered as indicator reef fish species,
suggesting that the reef in Sheung Sze Wan is of moderate ecological value.

5 DISCUSSION

5.1 Evaluation of Ecological Value of Sheung Sze Wan

5.1.1 The ecological value of Sheung Sze Wan as an intertidal/subtidal habitat complex is evaluated
here in accordance with the guidelines provided in Annex 8 of the Technical Memorandum of
Environmental Impact Assessment Ordinance (EIAO-TM).

Table 3. Ecological evaluation of the Sheung Sze Wan intertidal and subtidal habitat complex
Criteria Sheung Sze Wan intertidal and subtidal habitat complex

Sheung Sze Wan is a largely natural, sheltered bay comprised of two small estuaries, a
moderate-sized sandflat with seagrasses and subtidal rocky reef. The site’s naturalness,
however, has been compromised by nearby human disturbances (see details in Section

Naturalness

5.3 below)
Size Moderate size
Diversity Moderate diversity for intertidal and subtidal fauna community

Sheung Sze Wan is a rare habitat in both local and regional contexts. Locally speaking,
Sheung Sze Wan is the only seagrass site in the Clear Water Bay Peninsular, which is
geographically distinct from Sai Kung where more seagrass sites are known from. In the
context of Hong Kong as a whole, seagrass bed only accounts for less than 0.01% of land
area in Hong Kong and is thus the rarest habitat in the HKSAR (ERM 2008). In terms of
species, all three seagrass species that have been recorded in Sheung Sze Wan (namely
H. minor, H. ovalis and Z. japonica) are considered Rare in Hong Kong. In particular, Z
japonica is only known from five localities in Hong Kong. Other fauna species of
conservation importance (incl. Little Egret, Pacific Reef Heron, Black Kite, Grey-tailed
Tattler and Collared Crow) have also been recorded in the area.

It is practically impossible to re-create any habitat with the same ecological functions in
the Sheung Sze Wan elsewhere, especially the seagrass colonies. Previous
transplantation of seagrass had demonstrated a low success rate in Hong Kong, and it is
Re-creatability often difficult to find a site to fulfil the biological and physical requirements for
persistence of transplantation of seagrasses due to the small size of Hong Kong and the
lack of suitable areas for seagrasses (as most natural low-gradient coastlines have been
destroyed (Fong 1999a, 1999b, 2000).

Fragmentation No fragmentation is observed

There are good, functional ecological and hydrological linkages between subtidal zones,
the intertidal area (incl. the seagrasses colonies), as well as the semi-natural streams in
the south feeding into the bay. These allow exchange of water and nutrients and
movement of organisms. The linkages between the sea and those streams suggest that
migratory (diadromous) fish species of conservation importance (such as Stiphodon spp.,
Kuhlia spp. and Anguilla spp.) may make use of the migration corridor and could
potentially occur upstream to the bay area. Sheung Sze Wan is also linked to other
marine ecological hotspots such as the coral areas in Port Shelter.

Although the Sheung Sze Wan area is now frequented by visitors, and that the seagrasses
appeared to be disturbed, the potential value remains high as seagrasses in Hong Kong is
known to be able to recover very quickly If allowed to grow in suitable habitats naturally
without any artificial disturbance (Fong 1999a, 1999b, 2000). Therefore, if the existing
human disturbances in the area could be stopped with proper protection measures
implemented, the ecological value of the bay could further increase.

Rarity

Ecological Linkage

Potential Value

Nursery/

Breeding Ground Nursery and breeding ground for seagrasses and other marine/intertidal fauna

Presumably old; seagrass was reported to be common in Sheung Sze Wan in the 1970’s

Age (Fong 1999a)

Abundance/

Richness of Wildlife Moderate to high

The ecological value of the intertidal and subtidal habitat complex of Sheung Sze Wan is
Ecological Value considered to be MODERATE TO HIGH due particularly to :
e the uniqueness of the site as the only seagrass site in Clear Water Bay Peninsular;
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Criteria

Sheung Sze Wan intertidal and subtidal habitat complex

e the presence of Z. japonica which is the second rarest seagrass in Hong Kong;
e the presence of other species of conservation importance;
e the fact that the site is not re-creatable;

e Good ecological linkages and high potential value

Evaluation of Species of Conservation Importance

The ecological value of species of conservation importance recorded are evaluated here in
accordance with the guidelines provided in Annex 8 of the EIAO-TM.

Table 4. Ecological evaluation of flora species of conservation importance recorded

Species Conservation & Protection Status | Statusin HK' | Distribution’ Ecological Value
. . Listed in Rare and Precious Plants .
Halophila ovalis of Hong Kong (AFCD 2003) Rare Widespread Moderate
Halophila minor - Rare Widespread Moderate
. . Listed in Rare and Precious Plants . .
Zostera japonica of Hong Kong (AFCD 2003) Rare Restricted Moderate to High
Note:

1.  Status in Hong Kong refers to Corlett et al. 2000.
2.  Distribution refers to Wong (2018).

Table 5. Ecological evaluation of fauna species of conservation importance recorded

Species Conservation & Protection Status’ | Status in HK> | Distribution’ Ecological Value
Little Egret PRC (RC) Abundant Widespread Low to Moderate
Pacific Reef Heron (LC); CSMPS(11) Common Widespread Low to Moderate
Black Kite (RC); CITES(Il); CSMPS(l1); Cap.586 Abundant Widespread Low to Moderate
Grey-tailed Tattler LC; IUCN(NT) Common Widespread Low to Moderate
Collared Crow LC; RLCV(NT); IUCN(VU) Common Widespread Low to Moderate

Note:

1. Conservation and protection status refers to Fellowes et al. (2002), Red List of China’s Vertebrates (Jiang et al. 2016), IUCN

(2021), China State Major Protection Status, CITES (2021), Cap. 170 and Cap. 586.

a. Conservation status by Fellowes et al. (2002): LC = Local Concern; PRC = Potential Regional Concern; RC = Regional
Concern. Letters in parentheses indicate that the assessment is on the basis of restrictedness in breeding and/or
roosting sites rather than in general occurrence.

b. Conservation status by Red List of China’s Vertebrates (RLCV) (Jiang et al. 2016): NT = Near Threatened.

c Conservation status by IUCN (2021): NT = Near Threatened; VU = Vulnerable.

d Protection status by China State Major Protection Status (CSMPS): Il = Class Il Protected Species in China.

e. Protection status by CITES (2019): Il = Listed in CITES Appendix II.

f. All wild birds in Hong Kong are protected under Cap. 170 Wild Animals Protection Ordinance.

g. Cap. 586 = Protection of Endangered Species of Animals and Plants Ordinance.

Status in Hong Kong refers to Carey et al 2001 and the latest Hong Kong Bird Report.

Identification of Potential Ecological Impacts

Direct Impacts

It is known that there are operations of alleged unauthorised recreational kayak businesses,
dive shops and eateries on and around Hiu Po Path. In particular, some recreational kayak
businesses are located very close to the seagrass area (see Figure 1 and Plate 9).

In the dry season, i.e. the low-season for watersports, it was noted that a lot of kayaks that
are not in use were stored along the shore bordering Hiu Po Path, directly on top of the
seagrass patches, especially Z. japonica. Seagrasses in Hong Kong including Z. japonica are
adapted to exposed environments. With the kayaks placed directly on top of these
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seagrasses, shading occurs, and sunlight is blocked which will negatively affect the seagrasses’
ability to photosynthesize. Further to the blockage of light, in low tides, the kayaks become
stranded on the sandflat and cause physical damage to the seagrass due to direct contact.
These are indicated in Plates 9 to 14.

In the wet season, when kayaking activities increase, it was noted that number of visitors also
increased substantially. Therefore, the seagrasses in Sheung Sze Wan becomes particularly
vulnerable to direct impacts from trampling by visitors. Some visitors were even observed
collecting seagrasses and marine organisms in the bay. During low tides, kayakers drag the
kayaks from the shore near Hiu Po Path towards deeper waters to start kayaking. This
dragging of kayaks causes further physical damage to the seagrasses. These are indicated in
Plates 15 to 19.

Indirect Impacts

Disturbance impacts include active disturbance arising from noise or other human activities
such as increased traffic and human presence, and passive disturbance resulting from
avoidance by fauna of the area. For fauna species there are two main reactions to
disturbance. The earliest reaction is to become alert, which usually involves the cessation of
foraging or roosting; this in itself is energy-intensive and reduces foraging efficiency. The
second reaction is to move away or (in the case of birds) take flight, or ‘flush’, when it is felt
security is threatened. Disturbance effects may cause the complete avoidance of an area
because a sense of security is compromised all the time (which is comparable to habitat loss),
reduced densities (where only less-sensitive individuals utilise an area) or reduced habitat
quality (where feeding efficiency is reduced as a result of increased vigilance). Thus, although
a species may be observed close to a disturbance source, this is not necessarily evidence that
there is no disturbance effect. Ultimately, an organism will only approach a potential
disturbance source up to the point at which the negative effects prevent achieving sufficient
benefits of being there.

In Hong Kong, disturbance impacts are most significant to larger mammals and large birds
using open habitats, notably waterbirds and large raptors. The distances within which species
were predicted to be excluded and disturbed are often unknown, and the low abundance of
waterbirds and raptors recorded in the bay despite its relatively large size and availability of
suitable foraging opportunities may be a sign of human disturbances affecting these species.

Further, some construction works have taken place along the waterfront at Hiu Po Path
within the CPA zone near Hiu Po Path, where a concrete ramp with a shrine was constructed
in recent years (see Plates 20 and 21). Dust, exposed earth, and run-off from construction
works can enter the immediately adjacent intertidal and subtidal areas, particularly during
periods of heavy rain. This can lead to high turbidity from soil particles (which can block the
gills of aquatic organisms) and eutrophication as a result of nutrient enrichment. Growth of
seagrasses have been demonstrated to be inhibited by the increased level of total suspended
solids in Lee (1997). This may be the result of reduced light penetration or increased free-
floating algae populations following eutrophication. Severe eutrophication can lead to
oxygen depletion and the impoverishment of aquatic communities, as well as animals that
prey on them (e.g. waterbirds). Organisms at a higher trophic level are unlikely to be directly
impacted by run-off before their prey (e.g. fish would be affected before fish-eating birds);
hence, the availability of food for the higher trophic levels may be reduced. In extreme cases,
where the lack of food items becomes severe, this may lead to abandonment of habitat.

Pollution of water would also arise from nearby construction works and the alleged
unauthorised business operations near Hiu Po Path, as well as domestic rubbish dumped in
the bay. Toxic pollutants have potential to enter the bay. Furthermore, spillage and run-off
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from outdoor showers, shops, eateries, and septic tanks from NTEHs may contain high levels
of organic and/or toxic pollutants such as detergent, oil, lubricants, etc. which may cause
direct mortality of flora and fauna or sub-lethal impacts (e.g. reduced breeding success,
reduced foraging efficiency). Bio-accumulation may also occur should toxic substances be
passed up the food chain in increasing concentrations. Such a process would impact top-level
predators such as large waterbirds.

Review of Current Zonings and Protection Measures at Sheung Sze Wan

Seagrass beds are of considerable conservation value due to their important ecological roles
in the coastal environment, including but not limited to stabilising the coast by trapping
sediment, providing food for primary consumers in the ecosystem, as well as acting as shelter
and feeding ground for other organisms (Chan & Chan 2007, Wong 2018). Generally, in Hong
Kong, any established seagrass bed, regardless of its size, is considered to be an important
habitat type, according to Annex 8 of the EIAO-TM. Any proposed development that could
potentially affect seagrass bed in Hong Kong needs to undergo an Ecological Impact
Assessment in accordance to EIAO in order to avoid and/or minimise threats to seagrass
habitats in Hong Kong (Chan & Chan 2007). Seagrass bed is also one the rarest habitat type in
Hong Kong (ERM 2008).

Protection of seagrass sites and the adjoining intertidal or coastal habitats has been achieved
via designation of protected areas (such as SSSls, Country Parks, Marine Parks, etc.) and
through appropriate zonings on the relevant Outline Zoning Plans (OZPs). To understand the
current effort in seagrass sites protection in Hong Kong and to compare the situation of
Sheung Sze Wan with other sites, a review of the existing protection measures and current
zonings of all 26 recognised seagrass sites in Hong Kong has been carried out by checking
relevant OZPs, the Register of SSSIs (PlanD 2015), and boundaries of existing Country Parks
and Marine Parks. The result of the review is presented below in Table 6.

Table 6. Existing protection measures and zonings of recognised seagrass sites in Hong Kong

Recognised Seagrass Sites | Protected Adjacent Remarks
in Hong Kong within Zoning(s) on OZP

New Territories East

1. |Nam Chung Yeung Uk - CA; CPA Surrounded by PSL and PC CPs
2. |Kai Kuk Shue Ha - CA; CPA Surrounded by PSL and PC CPs
3. |Yung Shue Au CA CA; GB Surrounded by PC CP
4. |So Lo Pun CA GB Surrounded by PC CP
5. |Lai Chi Wo SSSI; MP CA Surrounded by PC CP and DH MP
6. [SiuTan CA GB Surrounded by PC CP and DH MP
7. |Sam A Chung CA GB Surrounded by PC CP and DH MP
8. |Ting Kok SSSI CPA -
9. |Starfish Bay - CA; SSSI -

10.|Hoi Ha SSSI; MP CPA Surrounded by SKW CP and HHW MP
11.|To Kwa Peng - CPA Surrounded by SKE CP

12.|Ham Tin CP CA Surrounded by SKE CP

13.|Tsam Chuk Wan - CPA Surrounded by SKW CP

14.|Yim Tin Tsai - N/A Remote island; no development near seagrass site
15.|Ho Chung CPA CPA -

16.|Sheung Sze Wan - V; CPA -

New Territories West

17.|Mai Po SSSI; MPNR CA Within Mai Po and Inner Deep Bay Ramsar Site
18.|Sha Kong Tsuen - CPA

19.|Sheung Pak Nai SSSI CPA -

20.|Pak Nai - CPA -

21.|Ha Pak Nai - CPA -

Lantau

22. |Yam 0 - U No villages and major development near the shore
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85.|Sham Wat - CPA -
26.|Tai O Salt Pan CA CA -
e
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for abbreviation: CA = Conservation Area; CPA = Coastal Protection Area; CP = Country Park; MP = Marine Park;
SSSI = Site of Special Scientific Interest; GB = Green Belt; MPNR = Mai Po Nature Reserve; V = Village Type
Development; R(D) = Residential (Group D); U = Undetermined; N/A = the area is not covered by any OZP; PSL =
Pat Sing Leng; PC = Plover Cove; DH = Double Haven; SKW = Sai Kung West; SKE = Sai Kung East; HHW = Hoi Ha
Wan.

* The concern site Sheung Sze Wan is highlighted in orange.

Among the 26 recognised seagrass sites in Hong Kong, almost all of the sites are under some
form of protection, most commonly by designation of an uninterrupted CPA zone to protect
the full-length of the waterfront adjoining or near the seagrasses.

In Sheung Sze Wan, however, the CPA is broken into four distinct sections that are
interrupted by V zones at Hiu Po Path, Siu Hang Hau and Tai Hang Hau (see Plate 2 and
Figure 1); this is not seen in any other recognised seagrass sites in Hong Kong. The existing V
zone near Hiu Po Path used to be part of the CPA zone prior to 2002, demonstrating the area
indeed has its conservation value and importance. This area was rezoned to V zone in 2002
despite objections from some residents, which partly contributed to the clear mismatch
between the CPA and seagrass locations, e.g. the patches of seagrasses near Hiu Po Path and
Siu Hang Hau are fronted by V zones; whilst the CPA zones in the east and northwest of the
bay offers no effective protection for the seagrasses (see Figure 1).

As mentioned, Sheung Sze Wan is among one of the few localities in Hong Kong where the
seagrass Z. japonica occurs. Table 7 below listed the existing protection measures and
zonings of sites with Z. japonica. Compared to other sites where Z. japonica occurs, the
seagrasses in Sheung Sze Wan have no statutory protection and are directly bordered by V
zones.

It should also be highlighted that, during our present surveys, the seagrass H. minor was
newly discovered in Sheung Sze Wan. The species was first reported to occur in Hong Kong in
Kwok et al. (2005), and has not been reported to occur in Sheung Sze Wan until now. This
further adds to the conservation significance of the site.

Obviously, the current situation is contradictory to the statement “The “CPA” around Sheung
Sze Wan serves to give protection to the inter-tidal sands below the high water mark in the
Area, which is a territory-wide important habitat for seagrass species of conservation concern
and other species worthy of preservation.” in the Explanatory Statement of the Approved
Clear Water Bay Peninsula South Outline Zoning Plan No. S/SK-CWBS/2.

Table 7. Existing protection measures and zonings of recognised seagrass sites in Hong Kong
where Zostera japonica occurs

Sites in Hong Kong with Protected Adjacent Remarks
Zostera japonica within Zoning(s) on OZP

New Territories East
1. |So Lo Pun CA GB Surrounded by PC CP
2. |Lai Chi Wo SSSI; MP CA Surrounded by PC CP and DH MP
3. [SiuTan CA GB Surrounded by PC CP and DH MP
4. [Sheung Sze Wan - V; CPA -
Lantau
5. |San Tau sssl CPA -

bbreviation: CA = Conservation Area; CPA = Coastal Protection Area; CP = Country Park; MP = Marine Park; SSSI =
Site of Special Scientific Interest; GB = Green Belt; V = Village Type Development; PC = Plover Cove; DH = Double
Haven.
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* The concerned site Sheung Sze Wan is highlighted in orange.

Considering that Sheung Sze Wan is the only seagrass site in the entire Clear Water Bay
Peninsular, and that the site is one of a few localities in Hong Kong that supports the rare
seagrass Z. japonica, it is clear that the existing protection measure in a form of incomplete
CPA zones interrupted by V zones is insufficient in safeguarding the seagrass population in
the area, not to mention the unregulated business uses and potential illegal works nearby.

Potential for Recovery of Seagrasses at Sheung Sze Wan

It is noted that the seagrasses in Sheung Sze Wan are rather patchy and do not form a
continuous bed which is of high ecological value. Also, the seagrass population has largely
reduced in the wet season of 2021, with no sign of any Halophila spp. and a few remaining
patches of Z. japonica in relatively poor conditions. Nevertheless, these should not be used
as an excuse to justify that the current V zones are appropriate.

Previous studies have suggested that Z. japonica showed a great seasonal variation in Hong
Kong due to seasonal changes in different environmental parameters (Lee 1997, Fong 1998,
Fong et al. 1998). According to the study on the Z japonica seagrass bed at San Tau from
1993 to 1994 by Lee (1997), the leaf density of Z. japonica reached the peak in March, i.e. the
end of dry season. During the wet season, however, both leaf density and seagrass bed size
of Z. japonica are reduced due to strong desiccation and high temperature (Fong, 1998; Fong
et al., 1998). These may explain the seasonal differences in growth condition and distribution
of Z. japonica in Sheung Sze Wan. The apparent decline of Z. japonica may be a part of
seasonal pattern of the species, though it is believed that the increased human disturbances
in the wet season also played a part.

On the other hand, Halophila species are short-lived annual plant that relies heavily on
seeding for year-to-year survival and therefore often disappears completely over a short
period of time but reappears in the next growing season; this cycle of disappearance and re-
growth of is repeated each year in Hong Kong (Fong 2000). This may explain the complete
absence of Halophila species in Sheung Sze Wan in the wet season.

As mentioned in Fong (1999a), seagrasses were reportedly common at Sheung Sze Wan in
the 1970s, although most seagrasses disappeared when building of residential houses began,
followed by deterioration of the bay’s water quality. However, large patches of seagrasses
reoccurred only in late 1990s following the end of small houses constructions; these may be
derived from the seed bank of the sandflat, or may represent recolonisation from other
seagrass populations in the Eastern New Territories (Fong 1999a). Between 1998 and 1999,
Fong (1999a) reported that, within a year’s time, the H. ovalis in Sheung Sze Wan expanded
from several small patches covering 10m? to about 1 hectare large , whilst Z. japonica
doubled its coverage from less than 10m?to beyond 20m?. In particular, Halophila species are
opportunistic, pioneer r-strategist that can rapidly colonise suitable areas in a short time due
to its high fecundity and rapid rhizome extension rates (Fong 1998, 1999, 1999b). Therefore,
the survival and well-being of seagrasses in Sheung Sze Wan is largely influenced by
anthropogenic disturbance. If the human disturbances in the bay and its vicinity could be
avoided and controlled, the seagrasses could can recover and survive very well.

CONCLUSION

Literature review and field surveys were carried out in dry and wet seasons in 2021 to
investigate the ecological baseline conditions of the intertidal and subtidal habitats of Sheung
Sze Wan. A total of 3 seagrass, 9 bird, 45 fish and 23 invertebrate species were recorded.
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Based on the findings from literature review and recent field surveys, it is considered that
Sheung Sze Wan is of Moderate to High ecological value.

A review of the existing protection measures and current zonings of all 26 recognised
seagrass sites in Hong Kong has been carried out, in order to understand the current effort in
seagrass sites protection in Hong Kong and to compare the situation of Sheung Sze Wan with
other sites. Whilst the relevant OZP states that the existing CPA zones around Sheung Sze
Wan are intended to give protection to the habitat for seagrasses and other species of
conservation importance, it is clear that the fragmented CPA zones interrupted by V zones
along the shore, together with the disturbances resulted from local construction practices,
increased visitor numbers and unregulated water-sports operations, failed to offer such
protection as it intended. Instead, it is considered that the inappropriate mix of land use
zoning is posing serious threats to the survival of the seagrasses in Sheung Sze Wan, as well
as other intertidal and subtidal organisms found in the bay.

Comparison of Sheung Sze Wan with other sites that support the rare seagrass Z. japonica
further highlights that the site is severely under protected and thus vulnerable to disturbance
impacts. The lack of a continuous CPA zone to protect the entire waterfront is not justified.
Our review and assessment suggest that the seagrass site in Sheung Sze Wan warrants a
better form of protection, which would directly benefit the seagrass, the intertidal and
subtidal habitats, as well as the various floral and faunal communities that depend on these
habitats. It is considered that urgent planning enforcement should be taken, followed by
rezoning of the V zones facing the waterfront to CPA zones (consistent with their CPA
designation on the Former Adopted ODP prior to 2002)to offer a holistic statutory protection
for the seagrasses and the intertidal habitat in Sheung Sze Wan.
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Appendix 1.
Lists of Seagrass and Fauna Species Recorded in Sheung Sze Wan
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Ecological Assessment for a Proposed Rezoning Exercise at Sheung Sze Wan, Clearwater Bay

Job Ref.: 20/1961/562 TCL-SSW Ecological Appraisal Report (Issue 5)
Table 1. List of seagrasses species in Sheung Sze Wan reported from literature and/or recorded from current surveys
Species Conservation & Protection Status Status in HK" Distribution’ Re‘ported L) LI CLER D)
literature(s) current Surveys

Listed in Rare and Precious Plants San Tau, Kai Kuk Shue Ha, Starfish Bay (Hoi Sing Wan), To Kwa Peng, Yam O, Nim Shue Wan,
Halophila ovalis of Hong Kong (AFCD 2003) Rare Ho Chung, Lai Chi Wo, Siu Tan, Sheung Sze Wan, Tsam Chuk Wan, Hoi Ha, Sheung Pak Nai, Wu N4
6 5 Shek Kwok, Tai Tam Bay, Ting Kok

San Tau, Lai Chi Wo, Siu Tan, Tsam Chuk Wan, Yim Tin Tsai, Ho Chung, To Kwa Peng, Tai Tam,

Halophila minor - Rare Hoi Ha, Sunny Bay, Yam O

Zostera japonica LIStz‘: L'noizrzoanngd(;;ic;;go?;nts Rare Lai Chi Wo, San Tau, Sheung Sze Wan, So Lo Pun, Siu Tan v N4

Notes:
1. Statusin Hong Kong refers to Corlett et al. 2000.
2. Distribution refers to Wong (2018).

Table 2. List of avifauna species in Sheung Sze Wan intertidal areas recorded from current surveys

Species Conservation and Protection Status® Status in Hong Kongz
Little Egret PRC (RC) Abundant, present all year in wetland areas throughout HK, mostly in the Deep Bay area
Egretta garzetta
Pacific Reef Heron . .
(LC); CSMPS(11) Locally common resident in rocky coastal areas
Egretta sacra
Black Kite (RC); CITES(I1); CSMPS(II); Cap.586 Abundant, present all year and widespread, with increased numbers in winter between October and March

Milvus migrans

Common Sandpiper

Actitis hypoleucos - Common and widespread in wetlands, present all year though few in summer

Grey-tailed Tattler

. . LC; IUCN(NT) Common passage migrant to rocky coastal and intertidal areas with occasional summer reocrds
Tringa brevipes

Collared Crow

LC; RLCV(NT); IUCN(VU) Locally common resident, mainly in coastal areas
Corvus torquatus

Crested Myna

. . - Abundant resident of lowland habitats including urban areas
Acridotheres cristatellus

Black-collared Starling

. o - Common resident of open-country, village edge and urban habitats
Gracupica nigricollis

Blue Rock Thrush

. o - Locally common passage migrant and winter visitor, mostly to rocky or coastal areas but sometimes village edge or farmland
Monticola solitarius

Note:
3. Conservation and protection status refers to Fellowes et al. (2002), Red List of China’s Vertebrates (Jiang et al. 2016), IUCN (2021), China State Major Protection Status, CITES (2021), Cap. 170 and Cap. 586.
h. Conservation status by Fellowes et al. (2002): LC = Local Concern; PRC = Potential Regional Concern; RC = Regional Concern. Letters in parentheses indicate that the assessment is on the basis of restrictedness in
breeding and/or roosting sites rather than in general occurrence.
i.  Conservation status by Red List of China’s Vertebrates (RLCV) (Jiang et al. 2016): NT = Near Threatened.
j.  Conservation status by IUCN (2021): NT = Near Threatened; VU = Vulnerable.
k. Protection status by China State Major Protection Status (CSMPS): Il = Class Il Protected Species in China.
I.  Protection status by CITES (2019): Il = Listed in CITES Appendix II.
m. All wild birds in Hong Kong are protected under Cap. 170 Wild Animals Protection Ordinance.
n. Cap. 586 = Protection of Endangered Species of Animals and Plants Ordinance.
4. Status in Hong Kong refers to Carey et al 2001 and the latest Hong Kong Bird Report.
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Table 3. List of fish species in Sheung Sze Wan intertidal and subtidal areas recorded from current surveys

Scientific Name

Common Name

Status in Hong Kong®

Indicator Species of Hong Kong Reef Check’

Ambassis sp. Glass Perchlet Common
Lateolabrax japnoicus Japanese Sea Perch Common
Chaetodon auriga Threadfin Butterflyfish Common Yes
Chaetodon wiebeli Hong Kong Butterflyfish Common
Apogon doederleini Douderlein's Cardinalfish Common
Apogonichthyoides pseudotaeniatus Doublebar Cardinalfish Common
Petroscirtes breviceps Short-head Sabretooth Blenny Common
Fisstularia commersonii Bluespotted Cornetfish Common
Abudefduf bengalensis Bengal Sergeant Common
Abudefduf vaigiensis Indo-Pacific Sergeant Common
Neopomacentrus bankieri Chinese Demoiselle Common
Plotosus lineatus Striped Eel Catfish Common
Monacanthus chinensis Fan-bellied Leather Jacket Common
Thysanophrys celebica Celebes Flathead Uncommon
Parupeneus multifasciatus Manybar Goatfish Uncommon
Upeneus tragula Freckled Goatfish Common
Amblygobius phalaena Banded Goby Common
Bathygobius sp. Goby -
Cryptocentrus leptocephalus Pink-speckled Shrimp Goby Uncommon
Favonigobius gymnauchen Sharp-nosed Sand Goby Common
Favonigobius reichei Indo-Pacific Tropical Sand Goby Common
Glossogobius giuris Tank Goby Common
Istigobius diadema Urchin Goby Common
Eleotris acanthopoma Spinecheek Gudgeon Uncommon
Eleotris oxycephala Sharphead Sleeper Common

aec
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Job Ref.: 20/1961/562 TCL-SSW

Scientific Name Common Name Status in Hong Kong® Indicator Species of Hong Kong Reef Check’
Cephalopholis boenak Chocolate Grouper Common Yes
Epinephelus awoara Yellow Grouper Common
Gerres oblongus Slender Silver-biddy Common
Mugil cephalus Grey Mullet Common
Planiliza subviridis Greenback Mullet Common
Acanthopagrus latus Yellowfin Seabream Common
Chelonodon patoca Milk-spotted Puffer Common
Takifugu alboplumbeus Grass Puffer Common
Siganus canaliculatus Mottled Spinefoot Common
Sebastiscus marmoratus Marbled Rockfish Common
Scatophagus argus Spotted Scat Common
Microcanthus strigatus Stripey Uncommon
Sillago aeolus Oriental Sillago Common
Pisodonophis sp. Snake Eel -

Lutjanus argentimaculatus Mangrove Red Snapper Common

Lutjanus russellii Russell's Snapper Common Yes
Rhynchopelates oxyrhynchus Sharpbeak Terapon Uncommon

Terapon jarbua Crescent Grunter Common

Halichoeres nigrescens Bubblefin Wrasse Common Yes
Thalassoma lunare Moon Wrasse Common Yes

Note:

Ecological Appraisal Report (Issue 5)

1. Statusin Hong Kong follows Hong Kong Biodiversity Database (AFCD 2021) and Hong Kong Reef Fish Photo Guide (To et al. 2013).
2. Status of indicator species follows Field Guide to Indicator Species of Hong Kong Reef Check (Chow et al. 2021).
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Table 4. List of invertebrate species in Sheung Sze Wan intertidal and subtidal areas recorded from current surveys
Species Group Species Indicator Species of Hong Kong Reef Check’
Clam Gafrarium pectinatum
Rock Oyster Saccostrea cucullata

Monodonta labio

Littoraria articulate

Gastropod Turbo chinensis

Siphonaria japonica

Batillaria zonalis

Sea Hare Bursatella leachii
Starfish Archaster typicus
Sea Cucumber Holothuria leucospilota Yes

Balanus amphitrite

Barnacle
Capitulum mitella

Alpheus spp.

Shrimp
Palaemon pacificus

Portunus pelagicus

Thalamita crenata

Thranita crenata

Calappa philargius

Crab
Thranita danae

Thranita sp.

Grapsus albolineatus

Eriphia smithii

Tube-worms Hydroides spp.

Note:
1. Status of indicator species follows Field Guide to Indicator Species of Hong Kong Reef Check (Chow et al. 2021).

November 2021
aec



Ecological Assessment for a Proposed Rezoning Exercise at Sheung Sze Wan, Clearwater Bay
Job Ref.: 20/1961/562 TCL-SSW Ecological Appraisal Report (Issue 5)

PLATES

October 2021
dec



Ecological Assessment for a Proposed Rezoning Exercise at Sheung Sze Wan, Clearwater Bay

Job Ref.: 20/1961/562 TCL-SSW Ecological Appraisal Report (Issue 5)

Plate 1. Locations of the 26 recognised seagrass sites in Hong Kong

, % )
Yung Shue Au "'-?1_5 N
, 89 Lo Pun 2 |
P e J . Y
. | Laichiwo . s
~Kai Kuk Shue ljl(af L ChiVe q" T nﬂ S0
I:{an’l (,hung Yeung Uk e o ﬂa< (
7 ; “Mai Po §,/’ i BN S
o Ting K°'$ . &iplfl’la :
Sheung Pak VaL Sha Kong Tsuen - )?t Y 4!,,5 = . ¥
Pak Nai « < S .
Starﬁsi\\Bay/ By Kw en
Ha Pa N’al |/ v TP ,f
N/ J m Tin
N | ,' u)\, -’l‘ sam Ch k Wan
¥ PR Tm
\t B o~ i }\
2 20 ?, Ho Chung * ﬁ”\ ;} g
- ’_‘__? ,ya O x—:\,w\‘- 0 §\ (,»'\\\)\_ ‘_V‘ .
A) r’{ ol S . i \\"“\ >-€ '\‘, \-
Yiaa 7 i ”‘me Shue Wa“r- \":’; 4 bhodng Sze Wan
& an Tau £ j C a.. #{ o
2’ Sham Wat a‘{) \‘ } r/{jv o
AniOSaltPan .~ A M Ry K YT
Y, e e f .fa\ -\lg 'I‘ \
0?\ . e J_‘:’] 2 Z,—l Vs ,{Jﬁ @}'(;‘/_q P © 91}\? }_l‘ chcnd
&S - - { X (U8 :
Do CAN D 9/ Scagrass
= 3

October 2021



Ecological Assessment for a Proposed Rezoning Exercise at Sheung Sze Wan, Clearwater Bay
Job Ref.: 20/1961/562 TCL-SSW Ecological Appraisal Report (Issue 5)

Plate 2. Site Condition in Dry Season (Shore areas indicated in red and yellow is the approximate locations of V zones and CPA zones, respectively)
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Plate 3. Submerged Zostera japonica at Sheung Sze Wan recorded in the dry season
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Plate 4. Exposed Zostera japonica at Sheung Sze Wan recorded in the dry season
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Ecological Appraisal Report (Issue 5)
Plate 5. Submerged Halophila minor at Sheung Sze Wan recorded in the dry season
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Plate 6. Submerged Halophila minor at Sheung Sze Wan recorded in the dry season
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Plate 7. Zostera japonica at Sheung Sze Wan recorded in the wet season showing poor growth condition
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Plate 8. Zostera japonica at Sheung Sze Wan recorded in the wet season showing poor growth condition
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Plate 9. A number of seagrass patches were found located in close proximity to the section of Hiu Po Path zoned as V zone, where kayak business takes place.
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Ecological Appraisal Report (Issue 5)
Plate 10. Kayaks not in used were left on the intertidal area and overlapped with the seagrasses
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Plate 11. Aerial photo showing locations of kayaks and boats parked in the intertidal area of the bay in dry season 2021
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Plate 12. Seagrass pat
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Plate 13. Seagrass patches (as indicated) threatened by physical disturbance from unused kayaks
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Plate 14. Seagrass patches (as indicated) threatened by physical disturbance from unused kayaks. Domestic rubbish were also frequently sighted on the bay
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Plate 15. Visitors stepping on the bay and/or collecting marine organisms including seagrass, fishes and shrimps were seen frequently
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Plate 16. Kayakers dragging kayaks and equipment on the sandflat
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Plate 17. Kayakers dragging kayaks and equipment on the sandflat
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Plate agging traces and footprints left by kayakers dragging kayaks and equipment
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Plate 19. Numbers of kayaks and boats parked in the bay have increased dramatically from the dry season to the wet season in 2021 (Taken in September 2021)
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Plate 20. Aerial photographs showing concrete ramp and shrine recently constructed on government land within CPA zone near Hiu Po Path (Left: taken in January 2015;
Right: taken in February 2021)

Image Copyright © 2021 Maxar Technologies (via Google Earth)
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Plate 21. Concrete access and shrine recently constructed on government land within CPA zone near Hiu Po Path (taken in September 2021)
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EXECUTIVE SUMMARY

This S12A Application/ Rezoning Request (“Rezoning Request”) is submitted on behalf of certain residents of Sheung
Sze Wan, to rezone a part of Hiu Po Path, Sheung Sze Wan (“SSW”), Sai Kung (the “Rezoning Site” or the “Site”) from
“Village Type Development” (“V”) to “Coastal Protection Area” (“CPA”) on the Approved Clear Water Bay Peninsula South
Outline Zoning Plan (“OZP”) No. S/ISK-CWBS/2 (the “Approved OZP”). The intention is to comprehensively reintroduce
the statutory “CPA” intention back to SSW to enable planning protection, to curtail the worsening environmental damage
and to reinstate the overall natural integrity of SSW Bay.

The Rezoning Site, located along the SSW coastline, is currently zoned “V” on the Approved OZP, while the majority of
lands surrounding the SSW Waterfront are zoned “CPA”. A natural inlet with waterbody connecting to Port Shelter, SSW is
of moderate to high ecological value as a territory-wide important habitat for seagrass and with the presence of other
species worthy of preservation. Unfortunately, SSW has suffered from cumulative negative impacts over the years, in
particular with the recent proliferation of Unauthorised Commercial Uses, including Kayak Shops, in both “V” and “CPA”
zones resulting in the degradation of the coastal character, environmental destruction, illegal landfilling, serious
nuisances, sewage, rubbish and traffic congestion problems. The unmitigated growth of unregulated commercial
businesses catering to kayaking and other water-based recreation, dredging and land filling in the surrounding “CPA”
calls for the urgent need for proper protection and planning control on this sensitive marine environment which the
existing “V” zone is wholly unable to achieve. The proposed CPA zone will emphasise the need for conservation and
protection, together with its presumption against development. This Rezoning Request is imperative as an Ecological
Appraisal has established that the damaged seagrasses and rare ecology at SSW can recover and survive very well if the
human disturbances in SSW and its vicinity could be avoided and/or controlled.

This Supplementary Planning Statement (“SPS”) demonstrates that this Rezoning Request deserves favourable
consideration by the Town Planning Board (“TPB”) in light of the strong justifications that are summarised below:

o Imperative to preserve sensitive natural coastline: There is a need to preserve the flora, fauna, and natural
character of the coastal environment. As identified in the Ecological Appraisal Report, SSW is a rare habitat in
both local and regional contexts. By stipulating statutory control consistently on the coastline and establishing a
general presumption against development under the proposed CPA zone, the Rezoning Request will help to
protect the sensitive natural ecology of SSW;

o Continuous and uninterrupted zoning will assist protection: The Rezoning Request will address the existing,
interrupted zoning to form instead a continuous and comprehensive coastal protection for the area. This will
echo the intention of CPA around SSW to give protection to inter-tidal sands below the High Water Mark (“HWM”)
in the area, which is also a territory-wide important habitat for seagrass and other species worthy of preservation.
The existing “V” zone is inadequate in doing so;

. A natural buffer is required between the village and inter-tidal sands: There is a need for a natural buffer
between the HWM, the inter-tidal sands and Village Development. A protection-oriented and conservation-led
continuous buffer (as opposed to the existing partial "V" zoning) along the SSW Waterfront will be able to help
protect the HWM and the inter-tidal sands from encroachment and further deterioration. It is clear that the
existing protection measure in a form of incomplete “CPA” zones interrupted by a “V” zone is insufficient in
safeguarding the seagrass population and ecology in the area;

. Rezoning Site meets the principles of CPA zone: It should be noted that the Rezoning Site was first zoned
“CPA” on the Former Adopted ODP, demonstrating the area indeed had significant conservation value and
importance. As demonstrated in recent man-made (alleged unauthorised uses and works) and natural (Typhoon)
destruction to the environmental and ecological features, there is a need to realign the Rezoning Site with the
planning intention in respect of a CPA zone to "serve as natural protection sheltering nearby developments
against the effect of coastal erosion”, as called for by Representors to the OZP in 2002;

) It is not too late to take action to alleviate and rectify the recent ecological damage: Whilst the Ecological
Appraisal has established that it is “practically impossible” to create a new “CPA” elsewhere in Hong Kong to
compensate for loss of ecological value at SSW, it has concluded that the seagrasses at SSW can recover and
survive very well if the human disturbances in SSW and its vicinity could be avoided and/or controlled;

. Statutory protections are critical: The Rezoning Request will establish necessary statutory regulation that
deters and regulates any human activities that may result in adverse impacts to the natural environment;
. The Rezoning Request is consistent with current Government environmental policies: Environmental

awareness has significantly increased in Hong Kong over the last two decades, with the Government taking a
proactive stance in environmental and ecological protection, as evident in current policy directives; and

. This Rezoning Request is considered to be an appropriate and desirable precedent as it will protect the
important habitats for seagrass and the natural characteristics of the SSW Bay.

In view of the above justifications and as detailed in this SPS, Members of the TPB are sincerely requested to give
favourable consideration to the Rezoning Request.
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24 November 2021

TO THE TOWN PLANNING BOARD:

SECTION 12A PLANNING APPLICATION
THE TOWN PLANNING ORDINANCE (CHAPTER 131)

PROPOSED AMENDMENT TO THE APPROVED CLEAR WATER BAY PENINSULA SOUTH

1.1

111

1.1.2

1.13

114

OUTLINE ZONING PLAN NO. S/SK-CWBS/2 FROM “VILLAGE TYPE DEVELOPMENT” TO

“COASTAL PROTECTION AREA” AT PART OF HIU PO PATH,
SHEUNG SZE WAN, SAI KUNG

- SUPPLEMENTARY PLANNING STATEMENT -
INTRODUCTION
Background and Purpose

We have been instructed by certain residents of Sheung Sze Wan (“the Applicant”) to submit this
S12A Application / Rezoning Request (“Rezoning Request”) to amend the Approved Clear Water
Bay Peninsula South Outline Zoning Plan (“OZP”) No. S/SK-CWBS/2 (the “Approved OZP”). The
Applicant seeks to rezone part of Hiu Po Path, Sheung Sze Wan (“SSW”), Sai Kung (the
“‘Rezoning Site” or the “Site”) from “Village Type Development” (“V”) to “Coastal Protection Area”
(“CPA”) in order to enable statutory planning protection for the ecologically important SSW Bay
which has been subject to the unmanaged proliferation of unregulated commercial businesses
catering to kayaking and other water-based recreation, with resultant environmental and
ecological degradation. Whilst the overall adverse impacts of the kayaking businesses have been
widely reported in the media, this Application proposes a planning solution to help reinstate and
protect the environmental and ecological vibrancy of SSW in the long term.

The Rezoning Site, located along the SSW coastline, is currently zoned “V” on the Approved OZP,
while the majority of lands surrounding SSW are zoned “CPA”. This is an inconsistent zoning. The
current unmitigated growth of unregulated Kayak/Boat Rental Shop/Centres (“Kayak Shops”) on
both the Rezoning Site and adjoining “CPA” areas is having a significant negative effect on this
sensitive marine environment. Serious direct impacts to the Rezoning Site include degradation of
the coastal character, environmental destruction, and illegal landfilling and dredging. Off-site
impacts of these unregulated businesses include nuisance to residents, sewage, rubbish, traffic
congestion problems and water safety-risks for customers. These Kayak Shops have grown
exponentially over the last summer, and will likely significantly expand again in the summer of
2022, accentuating these problems.

The purpose of this Supplementary Planning Statement (“SPS”) is to furnish Town Planning
Board (“TPB”) Members and relevant Government Departments with the information necessary to
facilitate consideration of this Rezoning Request. Specifically, this SPS sets out the benefits of
rezoning the concerned site to “CPA”. The Rezoning Request is well justified on planning and
ecological grounds as demonstrated in this SPS.

In support of this Rezoning Request, an Ecological Appraisal was commissioned to present
findings on the ecological baseline condition of the site from literature review and recent
ecological field surveys to discuss and evaluate the ecological value of the site; and present
justifications for the proposed "CPA” zoning from an ecological perspective. The Ecological
Appraisal Report is provided in Appendix 1.
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SITE AND PLANNING CONTEXT

SITE CONTEXT

Site Context
Location and Land Status

The Rezoning Site, with an area of approximately 1,390.00m?, is located at along the eastern
shoreline of SSW, a natural inlet (Figure 2.1 refers). The Rezoning Site comprises mainly of Hiu
Po Path and adjoining Government Land. The Rezoning Site is restricted to Government Land. A
substantial portion (including Hiu Po Path) of the Rezoning Site is located outside the Village
Environs.

Accessibility

Hiu Po Path is a dead-end, one-lane-two-way road, which historically served as the local access
road to private houses as well as the EVA for the SSW waterfront area. Sheung Sze Wan Road is
a mix of two-lane and one-lane-two-way sections that leads to Hiu Po Path from Clear Water Bay
Road. During the weekends, a considerable amount of vehicles of visitors/customers of the Kayak
Shops are parked along the Hiu Po Path, leaving only a narrow single lane for two-way traffic.

There are no lay-by/parking areas along Sheung Sze Wan Road and Hiu Po Path. Unauthorised
parking by crowds of visitors to the Kayak Shops have led to major traffic congestion including
blockage of the EVA and access road for local residents.

Surrounding Land Uses

The Rezoning Site is predominantly rural in nature with low density village clusters in the vicinity.
The Rezoning Site is located along the SSW Waterfront, with its eastern boundary following the
High Water Mark (“HWM?”), while Sheung Sze Wan Village is located to the north and west of the
Rezoning Site. The surrounding uses mainly consist of village houses, Kayak Shops, Dive Shops
and Eateries along the SSW Waterfront. The surrounding area is predominately zoned “V”,
consisting of recognised villages namely Sheung Sze Wan Village and Siu Hang Hau Village,
while areas along the SSW Waterfront are zoned as a combination of “vV” and “CPA”. To the
further east are areas zoned “Conservation Area” and the Clear Water Bay Country Park (Figure
2.1 refers).

Ecological Context

SSW is a largely natural, sheltered bay comprised of two small estuaries, a moderate-sized
sandflat with seagrasses and subtidal rocky reef. The site’s naturalness, however, has been
compromised by nearby human disturbances (explained further in Section 3.1 below). An
Ecological Appraisal Report was conducted to present findings on the ecological baseline
condition of the site from literature review and recent ecological field surveys; and to discuss and
evaluate the ecological value of the Rezoning Site and its vicinity (Appendix 1 refers).

Seagrass is the only flowering plant surviving when wholly submerged in coastal marine and
estuarine waters. Five seagrass species are found in Hong Kong which are Halophila beccarii, H.
ovalis, H. minor, Ruppia maritima and Zostera japonica. Seagrass occurs mostly in shallow,
sheltered soft-bottom marine coastlines and estuaries and it is very uncommon and rare in Hong
Kong. According to AFCD’s distribution map of seagrass in Hong Kong (data collected from 2002
to 2019), SSW Wan is listed as one of the popular seagrass sites. As identified in the Ecological
Appraisal Report, three seagrass species have been recorded in SSW (namely H. minor, H. ovalis
and Z. japonica) and are considered rare in Hong Kong. In particular, Z. japonica is only known
from five localities in Hong Kong. Other fauna species of conservation importance (including Little
Egret, Pacific Reef Heron, Black Kite, Grey-tailed Tattler and Collared Crow) have also been
recorded in the area.
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234
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2.3.6

2.3.7

Statutory Planning Context
Approved Clear Water Bay Peninsula South OZP No. S/SK-CWBS/2

The Rezoning Site is zoned “Village Type Development” (“V”) on the Approved Clear Water Bay
Peninsula South OZP No. S/SK-CWBS/2, gazetted on 09/06/2006 (“Approved OZP”) (Figure 2.2
refers).

According to the Explanatory Statement (“ES”) of the Approved OZP, the “General Planning
Intention” of the Area is “to conserve the undisturbed woodland, long stretch of natural coastline
and rural character by protecting the natural landscape, topographical features and ecologically
sensitive areas from encroachment by development.”

According to the Approved OZP, the Planning Intention of “V” zone is “to reflect existing
recognized and other villages, and to provide land considered suitable for village expansion and
reprovisioning of village houses affected by Government projects. Land within this zone is
primarily intended for development of Small Houses by indigenous villagers. It is also intended to
concentrate village type development within this zone for a more orderly development pattern,
efficient use of land and provision of infrastructures and services. Selected commercial and
community uses serving the needs of the villagers and in support of the village
development are always permitted on the ground floor of a New Territories Exempted House
(“NTEH”). Other commercial, community and recreational uses may be permitted on application to
the Town Planning Board.” (Figure 2.3 refers).

According to the ES of the Approved OZP, in order to protect the natural coastline along the “V”
zone in SSW, special attention should be paid in the planning and allocation of Small Houses to
ensure that adequate buffer would be preserved between the Small House developments and the
HWM. No Small House development should be allowed within the buffer area (Figure 2.4 refers).

While the Rezoning Site is zoned “V” on the Approved OZP, it is located along the coastline of
SSW and bounded to the north and south by the “CPA” zones. According to the Approved OZP,
the Planning Intention of the “CPA” zone is “to conserve, protect and retain the natural coastlines
and the sensitive coastal natural environment, including attractive geological features, physical
landform or area of high landscape, scenic or ecological value, with a minimum of built
development. It may also cover areas which serve as natural protection areas sheltering
nearby developments against the effects of coastal erosion. There is a general presumption
against development in this zone. In general, only developments that are needed to support the
conservation of the existing natural landscape or scenic quality of the area or are essential
infrastructure projects with overriding public interest may be permitted.” (Figure 2.5 refers)

According to the Approved OZP, within the “CPA” zone, (1) Any filling of land/pond or (2) any
diversion of stream or excavation of land including that to effect a change of use to any of those
specified in Columns 1 and 2 above or the uses or developments always permitted under the
covering Notes (except maintenance or repair works), shall not be undertaken or continued on or
after the date of the first publication in the Gazette of the notice of the draft development
permission area plan or draft Clear Water Bay Peninsula South OZP No. S/SK-CWBS/1
respectively, without the permission from the TPB under S16 of the TPO. (Figure 2.5 refers).

The ES of the Approved OZP indicates that the “CPA” around SSW serves to give protection to
the inter-tidal sands below the HWM in the area, which is a territory-wide important habitant for
sea grass species of conservation concern and other species worthy of preservation. (Figure 2.6
refers).
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VILLAGE TYPE DEVELOPMENT

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

Agricultural Use Burial Ground
Government Use (Police Reporting Centre, Eating Place
Post Office only) Government Refuse Collection Point
House (New Territories Exempted Government Use (not elsewhere specified)#
House only) House (not elsewhere specified)
On-Farm Domestic Structure Institutional Use (not elsewhere specified)#
Religious Institution Market
(Ancestral Hall only) Place of Recreation, Sports or Culture
Rural Committee/Village Office Public Clinic

Public Convenience
Public Transport Terminus or Station
Public Utility Installation#
Public Vehicle Park
(excluding container vehicle)
Religious Institution (not elsewhere specified )#
Residential Institution#
School#
Shop and Services
Social Welfare Facility#
Utility Installation for Private Project

In addition, the following uses are always
permitted on the ground floor of a New
Territories Exempted House:

Eating Place
Library

School

Shop and Services

Planning Intention

The planning intention of this zone is to reflect existing recognized and other villages. and to
provide land considered suitable for village expansion and reprovisioning of village houses affected
by Government projects. Land within this zone is primarily intended for development of Small
Houses by indigenous villagers. It is also intended to concentrate village type development within
this zone for a more orderly development pattern, efficient use of land and provision of
infrastructures and services. Selected commercial and community uses serving the needs of the
villagers and in support of the village development are always permitted on the ground floor of a
New Territories Exempted House. Other commercial, community and recreational uses may be
permitted on application to the Town Planning Board.

Remarks
(Please see next page)
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VILLAGE TYPE DEVELOPMENT (cont’d)

Remarks

(a) No new development, or addition, alteration and/or modification to or redevelopment of
an existing building (except development or redevelopment to those annotated with #)
shall result in a total development and/or redevelopment in excess of a maximum building
height of 3 storeys (8.23m) or the height of the building which was in existence on the
date of the first publication in the Gazette of the notice of the draft development
permission area plan, whichever is the greater.

(b) Based on the individual merits of a development or redevelopment proposal, minor
relaxation of the building height restriction stated in paragraph (a) above may be
considered by the Town Planning Board on application under section 16 of the Town
Planning Ordinance.

s FIGURE 2.3 (CONT'D) STATUTORY NOTES ATTACHED TO THE APPROVED
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Each proposal will be considered on its individual planning merits.

9.1.3 Two single dwellings fronting Clear Water Bay Road to the
north-east of Tai Wan Tau are under this zoning.

9.2 Village Type Development (“V”) : Total Area 36.81 ha

9.2.1  The planning intention of this zone is to reflect existing recognized
and other villages, and to provide land considered suitable for village
expansion and reprovisioning of village houses affected by
Government projects. Land within this zone is primarily intended
for development of Small Houses by indigenous villagers. It is also
intended to concentrate village type development within this zone for
a more orderly development pattern, efficient use of land and
provision of infrastructures and services. Selected commercial and
community uses serving the needs of the villagers and in support of
the village development are always permitted on the ground floor of a
New Territories Exempted House. Other commercial, community
and recreational uses may be permitted on application to the Board.

9.2.2 Development on land zoned “V”, except otherwise specified, is
subject to a maximum building height of 3 storeys (8.23m), or the
height of the existing building(s), whichever is the greater.

923 To provide flexibility for innovative design adapted to the
characteristics of particular sites, minor relaxation of the building
height restriction stated in paragraph 9.2.2 above may be considered
by the Board through the planning permission system. Each proposal
will be considered on its individual planning merits.

9.2.4  This zone includes the five recognised villages in the Area, namely
Ha Yeung (including Mau Po, Siu Hang Hau and Leung Fai Tin),
Sheung Sze Wan, Tai Hang Hau, Tai Wan Tau (including Tai Au
Mun and Tsiu Wo) and Po Toi1 O, and areas which are considered
suitable for expansion of these villages. Another village settlement,
namely Ha Yeung New Village, and some residential lots around the
villages are also zoned “V” to retain the existing village character.
The boundaries of the “V” zones are drawn up with regard to the
existing village ‘environs’, estimated Small House demand, local
topography, emergency vehicular access (EVA) provision and other
site constraints.  Sufficient land has been reserved within the zone to
cope with the estimated Small House demand up to 2013.

9.2.5 In order to protect the natural coastline along the “V” zone in Sheung
Sze Wan, special attention should be paid in the planning and
allocation of Small Houses to ensure that adequate buffer would be
preserved between the Small House developments and the high water
mark. No Small House development should be allowed within the
buffer area. Moreover, some areas zoned “V” are adjacent to steep
natural terrain and may be affected by natural terrain hazards. New
Small House development in these areas may be required to carry out

s FIGURE 2.4 EXPLANATORY STATEMENT ATTACHED TO THE APPROVED
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a natural terrain hazard study and provision of necessary hazard
mitigation measures.

9.2.6  The “V” zone of Tai Wan Tau Village is embraced by steep slopes
with dense mature trees and at present has no vehicular access. An
EVA is required for major development within this “V” zone. An
EVA proposal and other technical assessments to address the
infrastructure and other development constraints in the area should be
submitted to the satisfaction of relevant Government departments for
any application for grant of land for major Small House
developments.

9.3 Government, Institution or Community (“G/IC”) : Total Area 2.35 ha

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

9.3.2 To maintain the existing and committed scale of development, this
zone is sub-divided into three sub-areas with variations in maximum
building heights. Four sites located to the east of Lung Ha Wan
Road are under this zoning. The site of a Home for the Aged owned
by Cham Shan Monastery Ltd. in the “G/IC(1)” sub-area is subject to
a maximum building height not exceeding 12.50m with 4 storeys to
reflect an approved redevelopment scheme. The Cham Shan
Monastery sites in the “G/IC(2)” sub-area are subject to a maximum
building height not exceeding 10.67m. The Tzu Te Home for the
Aged in the “G/IC(3)” sub-area is subject to a maximum building
height not exceeding 7.62m with 2 storeys.

9.3.3  Other existing GIC uses include the Tai O Mun Store Beaches with a
refuse collection point and a public toilet at the junction of Clear
Water Bay Road and Lung Ha Wan Road, the sewage treatment plant
and refuse collection point to the immediate west and north
respectively of the public car park of Clear Water Bay Second Beach,
and Tin Hau Temple to the west of the Clearwater Bay Golf and
Country Club. They are within the “G/IC(3)” sub-area subject to a
maximum building height of 7.62m with 2 storeys.

9.3.4 To preserve the existing amenity and character, no development or
redevelopment on land under this zoning should exceed the building
height restrictions set out in paragraphs 9.3.2 and 9.3.3 above or the
height of the existing building(s), whichever is the greater. To
provide flexibility for innovative design adapted to the characteristics
of particular sites, minor relaxation of the building height restriction
stated in paragraphs 9.3.2 and 9.3.3 may be considered by the Board
through the planning permission system. Each proposal will be
considered on its individual planning merits.

SHH/2
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COASTAL PROTECTION AREA

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

Agricultural Use (other than Plant Nursery) Field Study/Education/Visitor Centre

Barbecue Spot Government Use

Country Park* Holiday Camp

Nature Reserve House (Redevelopment only)

Nature Trail Pier

On-Farm Domestic Structure Public Convenience

Picnic Area Public Utility Installation

Wild Animals Protection Area Radar, Telecommunications Electronic

Microwave Repeater, Television
and/or Radio Transmitter Installation
Tent Camping Ground
Utility Installation for Private Project

* Country Park means a country park or special area as designated under the Country Parks
Ordinance (Cap. 208). All uses and developments require consent from the Country and
Marine Parks Authority and approval from the Town Planning Board is not required.

Planning Intention

This zoning is intended to conserve, protect and retain the natural coastlines and the sensitive
coastal natural environment, including attractive geological features, physical landform or area of
high landscape, scenic or ecological value, with a minimum of built development. It may also
cover areas which serve as natural protection areas sheltering nearby developments against the
effects of coastal erosion.

There is a general presumption against development in this zone. In general, only developments
that are needed to support the conservation of the existing natural landscape or scenic quality of
the area or are essential infrastructure projects with overriding public interest may be permitted.

Remarks
(Please see next page)
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COASTAL PROTECTION AREA (cont’d)

Remarks

(a) No redevelopment, including alteration and/or modification, of an existing house shall
result in a total redevelopment in excess of the plot ratio, site coverage and height of the
house which was in existence on the date of the first publication in the Gazette of the
notice of the draft development permission area plan.

(b) Any diversion of stream or excavation of land, including that to effect a change of use to
any of those specified in Columns 1 and 2 above or the uses or developments always
permitted under the covering Notes (except maintenance or repair works), shall not be
undertaken or continued on or after the date of the first publication in the Gazette of the
notice of the draft development permission area plan without the permission from the
Town Planning Board under section 16 of the Town Planning Ordinance.

(c) Any filling of land/pond, including that to effect a change of use to any of those specified
in Columns | and 2 above or the uses or developments always permitted under the
covering Notes (except maintenance or repair works), shall not be undertaken or
continued on or after the date of the first publication in the Gazette of the notice of the
draft Clear Water Bay Peninsula South Outline Zoning Plan No. S/SK-CWBS/1 without
the permission from the Town Planning Board under section 16 of the Town Planning
Ordinance.

s FIGURE 2.5 (CONT'D) STATUTORY NOTES ATTACHED TO THE APPROVED
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required for such activities.

0.8 Conservation Area (“CA”) : Total Area 189.82 ha

9.8.1  This zoning is intended to protect and retain the existing natural
landscape, ecological or topographical features of the area for
conservation, educational and research purposes and to separate
sensitive natural environment such as Country Park from the adverse
effects of development. There is a general presumption against
development in this zone. In general, only developments that are
needed to support the conservation of the existing natural landscape or
scenic quality of the area or are essential infrastructure projects with
overriding public interest may be permitted.

0.8.2  The natural slopes and hills sandwiched between Sheung Sze Wan and
Ha Yeung, to the east of Tai Hang Hau, to the south of Mau Po and
around Tsiu Wo and Tai Wan Tau are extension of the surrounding
ranges comprising mature woodland with a diversity of native species.
A ‘fung-shui” wood comprising mature trees is located to the further
north-east of Tai Wan Tau Village. These areas are zoned “CA” for
the preservation of natural features and the well-structured woodland.

9.8.3  Areas adjoining the Clear Water Bay Country Park around Clear
Water Bay Road in the west and around Tai Hang Tuk and Tai Hang
Tun in the east are zoned “CA” to safeguard the well-vegetated and
undisturbed hillslopes extending from the Country Park. They also
provide a buffer for the sensitive natural system in the Country Park.

9.8.4  Areas around Po Keng Teng to the south-east of Clearwater Bay Golf
and Country Club are also designated as “CA” to safeguard the
natural topographical features near the coast overlooking the open
sea.

0.8.5 Diversion of stream, filling of land/pond or excavation of land may
cause adverse drainage impacts on the adjacent areas and adverse
impacts on the natural environment. In view of the conservation
value of the area within this zone, permission from the Board is
required for such activities.

9.9 Coastal Protection Area (“CPA”) : Total Area 35.60 ha

9.9.1 This zoning is intended to conserve, protect and retain the natural
coastlines and the sensitive coastal natural environment, including
attractive geological features, physical landform or area of high
landscape, scenic or ecological value, with a minimum of built
development. It may also cover areas which serve as natural
protection areas sheltering nearby developments against the effects of
coastal erosion. There is a general presumption against development
in this zone. In general, only developments that are needed to support
the conservation of the existing natural landscape or scenic quality of
the area or are essential infrastructure projects with overriding public
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interest may be permitted.

9.9.2 “CPA” zones are designated along the coastline running from Tai Hang
Tun in the east to Fat Tong Kok in the south and Tai Miu Wan in the
south-west where rocky cliffs and reef, flat rocks, rock outcrops, sandy
bay, caves, split islands are common. These coastal features are
unique natural landscape resources which merit special protection.
The “CPA” around Sheung Sze Wan serves to give protection to the
inter-tidal sands below the high water mark in the Area, which is a
territory-wide important habitat for seagrass species of conservation
concern and other species worthy of preservation.

9.9.3 To safeguard the ecology and character of the natural shoreline, no new
residential development is permitted and any redevelopment of houses
requires permission from the Board.

9.9.4  Diversion of stream, filling of land/pond or excavation of land may
cause adverse drainage impacts on the adjacent areas and adverse
impacts on the natural environment. In view of the conservation
value of the area within this zone, permission from the Board is
required for such activities.

COMMUNICATIONS

10.1 Road Network

The Area is currently served by Clear Water Bay Road, which is the major
distributor linking the Area with Sai Kung Town in the north via Hiram’s
Highway and TKO New Town in the north-west via Hang Hau Road. Major
internal access is mainly provided by two roads with connections to Clear Water
Bay Road; Lung Ha Wan Road extending to the north-eastern part of the Area
and Tai Au Mun Road providing access to the southern part.

10.2 Public Transport

The Area is served by public transport including franchised buses, mini-buses
running along Clear Water Bay Road to and from TKO New Town and East
Kowloon. Many parts of the Area are accessible by taxis.

UTILITIES SERVICES

11.1 There is no sewerage system in the Area at present. Septic tanks and soakaway
pits are generally used in the villages. Future sewerage works comprising
improvement to Ha Yeung, Sheung Sze Wan, Tai Hang Hau and Tai Au Mun
will be considered when new development strategy arises.

11.2 Potable water supply is available in most parts of the Area except the area to
the east of Tai Hang Hau. The Area is served by the Tai Po Tsai Fresh
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Non-Statutory Planning Context

Outline Development Plans

Adopted Clear Water Bay Peninsula South Outline Development Plan No. D/SK-CWBS/1 (the
Adopted ODP)

The Rezoning Site is located within a “V” zoning under the Adopted ODP (Figure 2.7 refers
adopted on 22/04/2002 as the Approved OZP. Similar to the Approved OZP, the Rezoning Site is
sandwiched between two “CPA” zonings to the immediate north and south along the coast.
According to the ES of the Adopted ODP, one of the planning concepts and objectives of the Plan
is to conserve the natural landscape, undisturbed woodland, ecologically and environmentally
important/sensitive areas, coastal features and habitats.

As indicated in the ES of the Adopted ODP, two ‘sea grass’ species of conservation importance,
Zostrea japonica and Halophlia ovate, were found at the inter-tidal sands in Sheung Sze Wan in
May 1998, which is a territory-wide important habitat worthy of preservation. The unique
environment in Sheung Sze Wan is created by the convergence of different substratum types in
the area where a high diversity of animals, algae and coral are found. The ES of the Adopted ODP
also indicates that, at the time, the Country and Marine Parks Authority was investigating the
feasibility of setting up a Marine Park within the waters from Shelter Island to the north and Fat
Tong Kok to the south, however this proposal was not taken forward.

Former Adopted Clear Water Bay Peninsula North Outline Development Plan No.
D/SK-CWBN/1A (the former Adopted ODP)

Under the former Adopted ODP (Figure 2.8 refers), there was a continuous strip of “CPA”
zoning along the waterfront of the Sheung Sze Wan inlet to reflect the intention to protect and
preserve the coastal habitat and natural environment of the area. This was changed under the
Adopted ODP in 2002 re-designating a portion of the CPA to “V” zone along Hiu Po Path.

Relevant Government Policies

Hong Kong 2030+: Towards a Planning Vision and Strategy Transcending 2030

Prepared by the Planning Department, “HK2030+: Towards a Planning Vision and Strategy
Transcending 2030” is a comprehensive strategic development framework that outlines
Government’s planning strategy and spatial development directions. One of the Guiding
Principles of the Final Recommendations of the HK2030+ is the proactive management of
selected areas of high ecological value.

HK2030+ recommends that in order to uphold environmental stewardship, there is a need to
mainstream climate change, biodiversity and other environmental considerations in the planning
and development process and proactively manage selected areas of high ecological value,
thereby contributing to environmental sustainability and achieving carbon neutrality before 2050.
HK2030+ further recommends the exploration of suitable mechanisms for proactive management
of selected areas of high ecological value and to minimise impacts on ecologically sensitive areas.

Hong Kong Planning Standards and Guidelines

The Hong Kong Planning Standards and Guidelines (“HKPSG”) is a Government manual of a set
of criteria for determining the scale, location and site requirements of various land uses and
facilities and is intended to be applied in preparation/revision of town plans and development
control. Chapter 10 of the HKPSG presents a set of measures and guidelines on environmental
planning and conservation of Hong Kong's invaluable natural resources and features, in particular
natural landscape and habitats, so as to raise the quality of life of Hong Kong residents

According to Chapter 10 of the HKPSG, the following four principles should be adopted for the
practical pursuit of conservation in land use planning (para. 2.1 of Chapter 10 of the HKPSG
refers):
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1. Retain significant landscapes, ecological and geological attributes and heritage features as
conservation zones;

2. Restrict uses within conservation zones to those which sustain particular landscapes,
ecological and geological attributes and heritage features;

3. Ensure compatibility of adjoining uses to minimise adverse impacts on conservation zones and
optimise their conservation value; and

4. Create, where possible, new conservation zones in compensation for areas of conservation
value, which are lost to development.

Moreover, Chapter 10 of the HKPSG also emphasizes the importance of conservation of natural
landscapes and habitats, which is not only for preserving the key components of biodiversity but
also to maintain the associated ecosystem services which provide innumerable benefits and
protections to humans, such as water provisioning, carbon sequestration, and flood prevention.
Habitats that are known for their support of rich biodiversity should therefore be given due
considerations in nature conservation work.

United Nations Convention on Biological Diversity

Adopted in the 1992 Earth Summit on Sustainable Development and came into operation in 1993,
the Convention on Biological Diversity (“the Convention”) is an international treaty on the
conservation of biological diversity, the sustainable use of natural resources and the fair and
equitable sharing of benefits deriving from the use of genetic resources. The Convention requires
its signatories to reach conservation targets by a specific time in order to alleviate the loss in
biodiversity across the world. Moreover, the implementation of the Convention should also
proactively promote the protection of ecosystems, natural habitats and regulate or manage
biological resources considered important in a sustainable manner for the conservation of
biological diversity within as well as outside protected areas adopting policies and development
approaches with conservation focus. The Hong Kong Special Administrative Region Government
has been party to the convention since 2011, after the People’s Republic of China extended it to
cover the city as well.

Hong Kong Biodiversity Strategy and Action Plan (“BSAP”) (2016-21)

Recognising the importance of conserving biodiversity and developing sustainably to the city’s
long-term prosperity, the Government formulated the first city-level Biodiversity Strategy and
Action Plan (“BSAP”) to step up biodiversity conservation and support sustainable development in
Hong Kong over the next five years according to Hong Kong’s own conditions and capabilities.
Under the Protected Areas in Hong Kong from BSAP, SSW is predominantly surrounded by a
number of Conservation areas and Country Park areas.

According to the BSAP, other than designation of nature conservation purposes, land use
planning controls are also deployed to protect ecologically important habitats from being
adversely impacted by incompatible development. The planning intentions of conservation
zonings such as “CA” and “CPA” have a general presumption against development and are meant
to protect and retain the existing natural landscape, ecological or topographical features for the
area for conservation, educational and research purposes. Within such Conservation zoning, few
uses other than those necessary for management of natural resources are permitted. In addition,
uses in neighbouring areas are often controlled to minimise adverse impacts on the conservation
zonings.

Planning History of the Site

The land within the Clear Water Bay Peninsula South OZP was previously included in the draft
Clear Water Bay Peninsula South Development Permission Area (“DPA”) Plan No.
DPA/SK-CWBS/1, which was exhibited for public inspection under S5 of the TPO on 26/7/2002.
An Objection was submitted by of a group of residents of Hiu Po Path opposing the rezoning of a
swath of CPA along Hiu Po Path at the Sheung Sze Wan Waterfront (2002 Objection Site”) to “V”
on the DPA Plan No. DPA/SK-CWBS/1 against the Former Adopted ODP (the “2002 Objection”)
(Reference No. O/DPA/SK-CWBS/1-5).
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The reasons for this 2002 Obijection at the time were to seek the more comprehensive authority of
the TPB to protect the HWM and inter-tidal sands of Sheung Sze Wan against the continuous
encroachment by illegal dumping; to provide a buffer between the HWM and the Village; to avoid
cumulative erosion of the CPAs in Sheung Sze Wan area; to preserve the ecology and natural
character of the coastal environment; and to avoid new problems associated with the “V” zoning.

On 17/02/2003, the TPB decided not to uphold the 2002 Objection as it was at the time
considered that:

(a) the objection site formed part of the "Village Type Development" ("V") zone for Sheung Sze
Wan Village. It comprised mainly Hiu Po Path which served as a village access, some village
houses and private gardens. The "V" zoning of the objection site was appropriate to reflect the
present uses on the site;

(b) the objection site had been developed. There was no natural or unspoiled coastal feature or
habitat within it to warrant protection by the "Coastal Protection Area" ("CPA") zoning. There
was no strong justification for the proposed rezoning to "CPA"; and

(c) no significant additional development was envisaged on the objection site and the existing Hiu
Po Path could define the limit of development and provide a buffer from the High Water Mark
and inter-tidal sands. There was no strong justification to rezone the objection site to "CPA".

This Rezoning Request will demonstrate the validity of the reasons behind the 2002 Objection,
and how problems have been exacerbated since then as a result of the “V” zoning. In view of the
change in planning circumstances and the general shift in ecological/environmental awareness
and protection adopted by the Government and internationally, there is a pressing and genuine
need to reassess the planning intention of the SSW area.

Overwhelming number of complaints filed to Government

We are aware that a significant number of complaints have been filed to Government, including
PlanD, LandsD, BD, EPD, HAD, etc by Residents of SSW, green groups and individual members
of the public regarding the degradation of the coastal character, illegal structures, land filling,
environmental destruction and nuisances in and around SSW due largely to the proliferation of
Kayak Shops.

These matters have been widely reported in the media documenting the ongoing unauthorised
land uses as well as the operation of unregulated Kayak Shops with resultant safety incidents
involving the public at sea. This media attention has raised general awareness and concerns from
the general public, environmental and green groups on the lack of regulation of commercial kayak
rental activities; lack of any feasibility studies on environmental, ecological, transport and other
impacts; the continuing degradation of the natural environment of the SSW area; and spoilage of
the previous tranquil village character and nuisance to residents.

Planning Approvals within the Subject Sites

A preliminary search was undertaken of the TPB Statutory Planning Portal. No submitted and/or
approved Planning Applications were identified within the Rezoning Site or its immediate vicinity.
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THE NATURE AND RATIONALE BEHIND THE PROPOSED AMENDMENT TO THE
APPROVED OZP

Alleged Contraventions against Existing Statutory Planning Provisions
Alleged Unauthorised Uses

Residents of SSW have been suffering from worsening noise, pollution, safety and hygiene
problems caused by a growing number of alleged Unauthorised Uses and developments (as
described below) that have been occurring in and around SSW (Appendix 2 refers). Despite
these uses operating from the “V” zone, they do not serve the needs of the villagers, do not
support village development and, in most cases, do not comply with the Statutory Planning
Framework nor have the requisite TPB Approvals.

The majority of the nuisance and degradation of the rural and tranquil character of SSW is caused
by the unmitigated and growing operation of unauthorised uses including Kayak Shops, Dive
Shops and Eateries (collectively described as “Non-Compliant Businesses”). In these same
areas, frequent outdoor dining (barbeque) with sale of alcohol also occurs very late into the night
causing extreme nuisance and distress to local residents. Other nuisances, such as illegal
dumping of trash, occur in and in the vicinity of the Rezoning Site. The mooring together of over
900 kayaks in the SSW Bay causes intolerable noise, particularly at night as winds and waves
increase in the cooler months.

While it is understood that some of these Non-Compliant Businesses may be run by local
indigenous villagers, they primarily cater to visitors from all parts of Hong Kong (rather than
serving the needs of local villagers) with widespread advertising on Facebook and other media as
well as coverage on TV such as TVB. The scale of these Non-Compliant Businesses has
increased substantially over the past 12 months and in warmer months and has led to significant
problems. Aside from the environmental and ecological issues already described, these problems
include: noise and nuisance from crowds; accidents in the water;, smoke and odour from
commercial barbeque spots which are located directly adjacent to village houses; serious traffic
congestion from both public taxis and private visitor vehicles; increased risk of fatalities
(particularly with small children) from increase in traffic and speeding cars; inability of emergency
vehicles to gain access to SSW due to blocked roads; hygiene problems due to lack of proper
waste / sewerage management and infrastructure; littering; lack of rubbish removal due to
frequent inability of waste removal trucks to access Hiu Po Path; increased safety and security
risks; overloading of existing village infrastructure and general decline of local village/rural
character.

Alleged Unauthorised Works

There is noticeable evidence of recent changes to the physical setting of SSW within both the “V”
zone and the existing “CPA” zone as a result of Unauthorised Works and land uses.

Firstly, it is evident that a concrete ramp from the Shrine towards the shore was built recently for
the operation of Non-Compliant Businesses within the existing “CPA” adjacent to the Rezoning
Site to the north and in the inter-sands tidal area. It is also understood that an existing Shrine for
local indigenous villagers was recently expanded adjacent to this ramp. (Appendix 2 refers).
Large concrete boulders were previously dumped on the shore in front of the Shrine by persons
unknown, but these were removed after complaints by residents.

LandsD has taken enforcement action to remove the concrete ramp adjacent to the Shrine and
leading to the shore. However, Non-Compliant Businesses still continue to operate from the same
“CPA” area. The Applicant has no objection to local indigenous villagers conducting reasonable
activities in pursuit of their culture and heritage. However, there is a concern that further
encroachment and reclamation of the “CPA”, or other Unauthorised Uses of such “CPA” land, will
occur in the absence of sufficient planning oversight, including potentially additional
Non-Compliant Businesses such as Kayak Shops.

Secondly, identified within the “CPA” zone adjacent to the Rezoning Site to the south, dredging
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within SSW, a concrete ramp, diversion of the estuary and moving of rocks on the sea bed and
some reclamation and filling of land and building of concrete slabs in front of the surveyed
squatter structure along the waterfront have been observed and recorded over time (Appendix 2
refers).

According to the Notes of Approved OZP, any filling of land within the “CPA” zone undertaken on
or after the date of the first publication in the Gazette of the notice of the draft DPA plan requires
permission for the TPB. After complaints by the public, LandsD has taken enforcement action to
fence off the concrete ramp in front of the shop. However, Non-Compliant Businesses continue to
operate around those areas.

Thirdly, some recent unsightly maintenance/ repaving of the existing seawall and ramp were
observed within the “V” zone (Appendix 2 refers) of Siu Hang Hau Village. According to the
Approved OZP, geotechnical works or other public works co-ordinated or implemented by
Government is always permitted. While there is no objection to the repaving/strengthening of the
existing seawall by Government, such works should be investigated in the Statutory Planning
context to prevent any damage to the adjacent CPA and to ensure proper engineering and safety
standards are maintained.

Significant Damage to The Ecological Value of Sheung Sze Wan

As indicated in Section 2.4 above, the ES of the Approved OZP indicates that the “CPA” around
SSW serves to give protection to the inter-tidal sands below the HWM in the area, which is a
territory-wide important habitant for seagrass species of conservation concern and other species
worthy of preservation.

As indicated in the Ecological Appraisal Report, five seagrass species, nhamely Halophila beccarii,
H. ovalis, H. minor, Ruppia maritima and Zostera japonica, have been recorded in Hong Kong.
SSW is the only site in the Clear Water Bay Peninsular where seagrass occurs. The Ecological
Appraisal Report concludes that the ecological value of the intertidal and subtidal habitat complex
of SSW is considered to be Moderate to High due particularly to :

the uniqueness of the site as the only seagrass site in the Clear Water Bay Peninsular;

the presence of Z. japonica which is the second rarest seagrass in Hong Kong;

the presence of other species of conservation importance;

the fact that the site is not re-creatable;

Good ecological linkages and high potential value

Unfortunately, the operation of the Non-Compliant Businesses within and in the vicinity of the
Rezoning Site, which is located close to the seagrass habitat, has resulted in direct adverse
ecological impacts. Notably, in the dry season, the mooring of kayaks along the SSW shore
bordering Hiu Po Path, directly above seagrass habitats, have resulted in the blocking of sunlight
which will negatively affect the seagrasses’ ability to photosynthesize. In addition, in low tides the
kayaks become stranded on the sandflat and cause physical damage to the seagrass due to
direct contact. During the wet season, when kayaking activities increase, it was noted that the
number of visitors increase substantially. Therefore, the seagrasses in SSW becomes patrticularly
vulnerable to direct impacts from trampling by visitors. Some visitors were even observed
collecting seagrasses and marine organisms in SSW. During low tides, kayakers drag the kayaks
from the shore near Hiu Po Path over the sandflat towards deeper waters to start kayaking. This
dragging of kayaks causes further physical damage to the seagrasses.

The Alleged Unauthorised Works taking place on and in the vicinity of Hiu Po Path has also
resulted in dust, exposed earth, and run-off to enter the immediately adjacent intertidal and
subtidal areas, particularly during periods of heavy rain. This can lead to high turbidity from soll
particles (which can block the gills of aquatic organisms) and eutrophication as a result of nutrient
enrichment. Growth of seagrasses has been demonstrated to be inhibited by the increased level
of total suspended solids.

Furthermore, toxic pollutants/pollution of water would also arise from such works and the
Non-Compliant Businesses, as well as domestic rubbish dumped in SSW, which may cause direct
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mortality of flora and fauna or sub-lethal impacts (e.g. reduced breeding success, reduced
foraging efficiency).

It is evident that that the unmitigated growth of the alleged unauthorised uses and works in SSW,
including the Non-Compliant Businesses and dredging and land filling in the “V” and “CPA” zones
is having a significant negative effect on this sensitive marine ecological environment. Urgent
action is required before this ecology is irreversibly damaged.

Changes in Water Levels and Increase in Extreme Weather Patterns

The United Nations’ Intergovernmental Panel on Climate Change (“IPCC”) predicted that climate
change may raise sea level as much as 1m globally towards end of the century and increase the
threats of storm surges. Consequently, coastal areas could be subject to inundation or increased
frequency of flooding due to storm surge. In Hong Kong, with the exception of some low-lying
areas, while the risk of coastal inundation due solely to sea level rise is generally low, more
frequent flooding brought about by storm surges during adverse weather will occur. This has been
noticeable with recent extreme weather events experienced in Hong Kong. There are longer-term
considerations that should be taken into consideration, such as areas which should not be built on
and even areas where a retreat in the future might have to be considered.

The HWM, defined as being 2.3 metres above the Hong Kong Principal Datum (*“mPD”) is
indicated on Government Survey Plans. It is understood that the updating of alignment of the
HWM on plans is under the purview of the Survey and Mapping Offices (“SMQ”) of LandsD. It is
also understood that the existing Hiu Po Path is intended by TPB to define the limit of
development and provide a buffer from the HWM and inter-tidal sands and the effects of coastal
erosion. Based on the survey sheets by the SMO, the HWM has not been updated since 2002 to
reflect the changes of higher water levels and extreme conditions during subsequent typhoon
seasons. However, rising sea levels and incidents of flooding mean that the Rezoning Site is not
actually suitable for the development of NTEH. Rather, TPB has a responsibility to consider the
beneficial role of the Rezoning Site in acting as a protection area for the CPA (i.e. an ancillary
buffer) from nearby developments.

Itis very likely that, with global climate change and its associated weather changes and rising sea
levels, higher water levels will become more frequent occurrences. High waves and water levels
have risen well above both the marked HWM and beyond Hiu Po Path itself, in particular during
typhoons. For example, during Typhoon Mangkhut in 2018, the ground floors of the village houses
along Hiu Po Path on the SSW Waterfront were substantially flooded for several hours (Appendix
2 refers). Similar flooding for several hours, albeit on a lesser scale, occurred in 2008 with
Typhoon Hagupit, which also destroyed portions of Hiu Po Path itself, which was later rebuilt
(Appendix 2 refers). Clearly, Hiu Po Path functions as a natural barrier to storm surges and is not
in itself suitable for Village-Type Development.

In addition to the need to revisit the marked HWM, the review of the planning intention at Hiu Po
Path is required to align the planning intention in respect of a CPA zone to "serve as natural
protection sheltering nearby developments against the effect of coastal erosion" at the Rezoning
Site as outlined in the Approved OZP.

Overloading the Capacity of Hiu Po Path

The Rezoning Site mainly consists of a portion of Hiu Po Path along the SSW waterfront. Hiu Po
Path is a dead-end, one-lane-two-way road which is intended to serve as the only local access
road for residents of Hiu Po Path as well as the EVA to this waterfront area. Sheung Sze Wan
Road itself is a mix of two-lane and one-lane-two-way road sections (with 5 one-lane-two-way
road points) that leads to Hiu Po Path from Clear Water Bay Road. There are no lay-by/parking
areas along Sheung Sze Wan Road and Hiu Po Path. Access to the area for local residents has
historically been problematic even without the intrusion of the Non-Compliant Businesses and the
resulting significant increase in non-resident visitors and traffic, as described below.

The 2002 Objection was rejected by the TPB in part because the Board concluded that the 2002
Objection Site of Hiu Po Path "serves as a village access, some village houses and private
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gardens. The V zoning of the objection site is appropriate to reflect the present uses on the site".
It is now clear that the present uses and conditions of the 2002 Objection Site at Hiu Po Path have
very much changed since that time with the operation of the Non-Compliant Businesses and
associated external visitor traffic; with unauthorised dredging and landfill; and with the typhoon
damage that has subsequently occurred during surges over Hiu Po Path and associated shift of
the HWM.

There has been a significant increase in volume of traffic and visitors as a result of both the
additional Small Houses built in Sheung Sze Wan Village since the 2002 Objection as well as
from the Non-Compliant Businesses. This has created an extreme burden on the local village
environment and infrastructure. Over this same 19 year period, there has been no incremental
investment in infrastructure by the Government.

In comparison of the Survey Sheets between 2002 and 2020, it is our understanding that an
estimate of over 130 new Small Houses were built in Sheung Sze Wan and Siu Hang Hau
Villages. This represents an additional 390 residents based on a conservative average 3 member
family. To access these houses, residents must all drive through a one-lane-two-way point on
Sheung Sze Wan Road. Assuming 1.5 vehicles per household, that equates to approximately
195 additional vehicles and therefore an estimated 780 additional vehicle movements per day
through that one single-lane choke point, based on a conservative assumption of 2 return trips per
day. This does not account for additional movements from taxis, commercial suppliers,
maintenance and emergency vehicles. Negative impacts on other infrastructure such as parking,
sewerage/septic tanks, rubbish collection etc, have escalated with the increasing population and
limited infrastructure capacity.

Regarding traffic from external visitors to the Non-Compliant Businesses, it is estimated there are
now over 900 single/double commercial kayaks in the SSW (compared to less than 100 a year
ago), attracting over 1,000 visitors per day. This implies over 1,000 daily vehicle movements from
the visitors including private vehicles, taxis and minibuses each day in and out, excluding
suppliers and service providers, down Sheung Sze Wan Road, and the single-lane/dead end Hiu
Po Path in particular. The existing village roads simply cannot accommodate this volume, as they
are barely adequate for village residents themselves.

2002 Objection Fears Have Become Reality

As demonstrated above, the very reasons for which some residents of SSW lodged their 2002
Objection to the “V” zone in respect of the Draft Clear Water Bay Peninsula South DPA Plan have
become a reality given the lack of planning protection afforded by a “CPA” zoning. The Rezoning
Site has been adversely affected, resulting in significant impacts to the natural coastal character
and ecological features and habitats of the site and of the adjacent “CPA’s.

The bases on which TPB made its decision to not uphold the objection in 2002 (Para 2.5 refers)
have fundamentally changed, and that calls for the TPB to re-evaluate its justifications for the “V”
zone. The planning intention of the Rezoning Site has never been more pressing as the grounds
for not upholding the 20020 Objection are no longer applicable.

TPB Grounds for not to upholding the 2002 Objection Applicant’s response

(a) the objection site formed part of the "V" zone for | e The use of the site is no longer limited to
Sheung Sze Wan Village. It comprised mainly Hiu residential/vilage access, but has been
Po Path which served as a village access, some occupied by the Non-Compliant Businesses,

village houses and private gardens. The "V" zoning including associated pedestrian and vehicular
of the objection site was appropriate to reflect the movements, resulting in the degradation of
present uses on the site; the coastal character, environmental

destruction, illegal landfilling, serious

nuisances, sewage, rubbish and traffic
congestion problems. The unmitigated growth
of unregulated commercial businesses
catering to kayaking and other water-based
recreational activities, as well as dredging and
land filling in the surrounding CPA, is having a
significant negative effect on this sensitive
ecological environment.
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(b)

the objection site had been developed. There was
no natural or unspoiled coastal feature or habitat
within it to warrant protection by the “CPA" zoning.
There was no strong justification for the proposed
rezoning to "CPA"; and

e As demonstrated in Section 3.2, the
Ecological Appraisal Report concludes that
the ecological value of the intertidal and
subtidal habitat complex of SSW is
considered to be Moderate to High. The
ecological merits of SSW are not restricted to
the zoning. However, the lack of “CPA”
designation at the Site has encouraged and
resulted in further destruction of those
adjoining CPA zones, including illegal
landfilling and commercial utilisation, also
resulting in destruction of flora and fauna on
the inter-tidal sands.

The OZP does not limit CPA zones to natural
or unspoiled coastal features. The Planning
Intention of the CPA indicates that the “CPA”
zone may also cover areas which serve as
natural protection areas sheltering nearby
developments against the effects of coastal
erosion, of which the Rezoning Site is a prime
example of areas fulfiling this protective
purpose.

©

no significant additional development was
envisaged on the objection site and the existing Hiu
Po Path could define the limit of development and
provide a buffer from the High Water Mark and
inter-tidal sands. There was no strong justification to
rezone the objection site to "CPA".

There has been illegal landfill and dredging
activity on and around the objection site.
Non-Compliant Businesses with unregulated
operations have resulted in significant
adverse environmental and ecological
impacts to SSW.
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4 PROPOSED AMENDMENT TO THE APPROVED OZP

4.1 Proposed “CPA” Zone

4.1.1 In view of the aforementioned issues/concerns, it is evident that the current “V” zoning is
incapable of protecting the ecological and environment values of SSW. The SSW Waterfront is
under serious threat and the Rezoning Site has its own intrinsic merit and is worthy of a “CPA”
zoning.

4.1.2 The re-designation of a portion of Hiu Po Path as “CPA” zone will give the strongest planning
protection and control to protect against further encroachment as well as comprehensively
promoting the statutory planning intention of coastal protection in this area (Figure 4.1 refers).

4.1.3 The proposed “CPA” zoning at the Rezoning Site will enable a continuous, uniform and
uninterrupted “CPA” strip along the waterfront of SSW inlet to protect the natural coastline and
coastal features. In parallel, the “CPA” zone would also help protect the important fauna and flora
against further encroachment onto the HWM and the inter-tidal sands of the SSW inlets.

4.1.4 Irrespective of the existing condition of the Rezoning Site including sections of Hiu Ho Path, the

CPA zoning will ensure a buffer zone is maintained between the village proper and the HWM to
preclude further erosion of the inter-tidal sands. The buffer zone is essential to protect and
conserve the important habitats, the inter-tidal sand, the rare seagrass species and other
ecologically-important species which accords with the general planning intention of the Approved
OZP. The proposed CPA zoning would therefore fulfil the statutory planning intention of the CPA
zone to "serve as natural protection sheltering nearby developments against the effect of coastal
erosion".
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5.1.3

514

515

5.1.6

517

5.1.8

PLANNING JUSTIFICATIONS
Need to Preserve the Flora, Fauna, and Natural Character of the Coastal Environment

As described in the ES of the Approved OZP, the “CPA” around Sheung Sze Wan serves to give
protection to the inter-tidal sands below the high water mark in the Area, which is a territory-wide
important habitat for seagrass species of conservation concern and other species worthy of
preservation.

As identified in the Ecological Appraisal Report, SSW is a rare habitat in both local and regional
contexts. Locally speaking, SSW is the only seagrass site in the Clear Water Bay Peninsular,
which is geographically distinct from Sai Kung where more seagrass sites are known. In the
context of Hong Kong as a whole, seagrass bed only accounts for less than 0.01% of land area in
Hong Kong and is thus the rarest habitat in Hong Kong. As indicated, in terms of species, all three
seagrass species that have been recorded in SSW (namely H. minor, H. ovalis and Z. japonica)
are considered Rare in Hong Kong. In particular, Z. japonica is only known from five localities in
Hong Kong. Other fauna species of conservation importance (incl. Little Egret, Pacific Reef Heron,
Black Kite, Grey-tailed Tattler and Collared Crow) have also been recorded in the area

Generally, in Hong Kong, any established seagrass bed, regardless of its size, is considered to be
an important habitat type, according to Annex 8 of the EIAO-TM. Any proposed development that
could potentially affect seagrass bed in Hong Kong needs to undergo an Ecological Impact
Assessment (“EIA”) in accordance with the EIAO in order to avoid and/or minimise threats to
seagrass habitats in Hong Kong. Yet, Non-Compliant Businesses and Unauthorised Works have
been recorded in SSW with no record of relevant statutory approval.

Protection of seagrass sites and the adjoining intertidal or coastal habitats has been achieved via
designation of protected areas (such as Sites of Special Scientific Interest (“SSSI”s), Country
Parks, Marine Parks, etc.) and through appropriate zonings on relevant OZPs. Among the 26
recognised seagrass sites in Hong Kong, almost all of the sites are under some form of protection,
most commonly by designation of an uninterrupted “CPA” zone to protect the full-length of the
waterfront adjoining or near the seagrasses.

In SSW, however, the “CPA” is broken into four separated sections that are interrupted by V
zones at Hiu Po Path, Siu Hang Hau and Tai Hang Hau. Separation of conservation zoning is not
seen in any other recognised seagrass sites in Hong Kong, which is a potential factor in
documented ecological damage in SSW.

It should also be emphasised that the existing “V” zone near Hiu Po Path (portion of the current
Rezoning Site) used to be part of the “CPA” zone under the Former Adopted ODP prior to 2002,
demonstrating the area indeed had significant conservation value and importance. This area was
rezoned to “V” zone in 2002 despite objections from some local residents who feared a resultant
environmental destruction. The fears of the residents have come to pass in the absence of
statutory protections. This partly contributed to the clear mismatch between the “CPA” and
seagrass locations, e.g. the patches of seagrasses near Hiu Po Path and Siu Hang Hau are
fronted by “V” zones; whilst the CPA zones in the east and northwest of SSW offer no effective
protection for those seagrasses.

It is also important to note that it is practically impossible to re-create any habitat elsewhere with
the same ecological functions as SSW, especially the seagrass colonies. Previous transplantation
of seagrass had demonstrated a low success rate in Hong Kong, and it is often difficult to find a
site to fulfil the biological and physical requirements for persistence of transplantation of
seagrasses due to the small size of Hong Kong and the lack of suitable areas for seagrasses (as
most natural low-gradient coastlines have been destroyed). Nonetheless, the survival and
well-being of seagrasses in SSW is largely influenced by anthropogenic disturbance. If the human
disturbances in the bay and its vicinity could be avoided and/or controlled, the seagrasses can
recover and survive very well.

Preserving the overall natural integrity of SSW is of utmost importance. It is clear that the existing
protection measure in a form of incomplete “CPA” zones interrupted by “V” zones is insufficient in
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5.2
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52.2

5.3

531

54

54.1

54.2

safeguarding the seagrass population in the area, not to mention the unregulated business uses
and potential illegal works nearby. The rezoning to “CPA” of the Rezoning Site facing the SSW
Waterfront, coupled with the existing “CPA” zones, can offer better protection for the seagrasses
and the intertidal habitat in SSW. As previously stated, the Rezoning Site was largely zoned “CPA”
under the Former Adopted ODP prior to 2002, demonstrating the area indeed has its conservation
value and importance.

Need for a Natural Buffer between the HWM, the Inter-tidal Sands, and Village Development

To prevent the coastal erosion and the continuous encroachment on HWM and inter-tidal sands,
there is clearly a need to establish and maintain a buffer between the current HWM/inter-tidal
sands and the village developments in SSW Village instead of the current "V" zoning at the
Rezoning Site. While the ES of the Approved OZP recognises that “in order to protect the natural
coastline along the “V” zone in Sheung Sze Wan, special attention should be paid in the planning
and allocation of Small Houses to ensure that adequate buffer would be preserved between the
Small House developments and the high watermark”... and that “No Small House development
should be allowed within the buffer area”, the “V” zone fails to protect the natural coastline but has
rather encouraged activities that has led to adverse impacts to the area.

In fact, the Planning Intention of the “CPA” - to “conserve, protect and retain the natural coastlines
and the sensitive coastal natural environment, including attractive geological features, physical
landform or area of high landscape, scenic or ecological value, with a minimum of built
development. It may also cover areas which serve as natural protection areas sheltering nearby
developments against the effects of coastal erosion” - is highly appropriate at the Rezoning Site.
A protection-oriented and conservation-led continuous buffer (as opposed to the current "V"
zoning) along the SSW Waterfront will be able to assist to protect the HWM and the inter-tidal
sands from encroachment and further deterioration, by providing enhanced statutory protections.

Need to Avoid Cumulative Erosion of the CPAs in Sheung Sze Wan Area

It is evident that the Non-Compliant Businesses and Unauthorised Works on and in the vicinity of
the Rezoning Site have threatened the HWM and inter-tidal sands of SSW and expedited the
propensity of landforms along the coastal areas to erode. The existing “V” zone of the Rezoning
Site frustrates the planning intention of the adjacent “CPA” zone by allowing continuous village
developments and business activities in this part of SSW immediately abutting and impacting on
the HWM and inter-tidal sands. There continues to be a risk that adverse impacts from the
existing problems will spread to other “CPA”s in the vicinity. To reduce harm and prevent
cumulative and irreversible impacts on the intertidal and subtidal habitat complex of SSW which is
considered to be of Moderate to High ecological value, the "V" zoning should be replaced by a
proper control mechanism such as a continuous “CPA” zoning.

“V” Zoning of the Rezoning Site is Inappropriate

As mentioned in Section 2.4 above, the planning intention of the “V” zone is “to demarcate
existing villages and areas considered suitable for village expansion”. The Rezoning Site,
however, is not suitable for village development as it is a narrow coastal strip within the HWM and
a substantial portion of it is outside the village "environs". It has been frequently flooded during
storm surges. It is unlikely that the Rezoning Site can meet the building and servicing
requirements of village housing, that is, making the bold assumption that there is no further
encroachment/land take beyond the HWM.

Unfortunately, the current "V" zoning encourages an opposite view, not least the right to
development as allowed under Column 1 or 2 of the notes. Present encroachments are in the
form of use by Non-Compliant Businesses, dumping of building materials and the creation of
hardstandings for road access and parking by non-resident vehicles attracted by the
Non-Compliant Businesses. The "V" zoning can only encourage these activities which in turn will
exacerbate the adverse impact on the adjoining CPA. There is no reason whatsoever why the
Rezoning Site cannot be a legitimate part of a CPA zone and serve as a buffer to the village
proper. Given the existing problems in the area, a strong presumption against development as
would be imposed under the CPA zone is required.
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55 Meeting the Principles of the CPA Zone

5.5.1 The Statutory Planning Intention of the “CPA” zone is “to conserve, protect and retain the natural
coastlines and the sensitive coastal natural environment, including attractive geological features,
physical landform or area of high landscape, scenic or ecological value, with a minimum of built
development. It may also cover areas which serve as natural protection areas sheltering
nearby developments against the effects of coastal erosion.” Therefore, this intention should
not be construed to limit zoning coverage to natural coastlines if the “CPA” zoning can indeed help
to protect sensitive coastal natural environments, as demonstrated in this case.

5.5.2 Referencing the principles adopted for conservations zoning in the HKPSG (para. 2.5.1 refers),
the proposed “CPA” zone on the Rezoning Site can help to reinstate and preserve the ecological
attributes of SSW by providing protection against damaging uses within SSW, not least by
recognising the overall natural integrity of SSW through designation of an uninterrupted “CPA”
zone to optimise conservation value. The Ecological Appraisal has also determined that it is
“practically impossible” to create a new “CPA” elsewhere to compensate for loss of ecological
value at SSW, however, the seagrasses can recover and survive very well if the human
disturbances in SSW and its vicinity could be avoided and/or controlled.

5.5.3 The United Nations Convention and HK2030+ also provide the policy context for proactive
management of selected areas of high ecological value and to minimise impacts on ecologically
sensitive areas. The proposed Rezoning is the means to achieve this purpose. It will bring a
significant positive impact to Hong Kong’s ecological initiatives and drive for ecological protection
as well as public benefits.
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6 CONCLUSION
6.1 The SPS demonstrates that this Rezoning Request deserves favourable consideration by the

TPB

in light of the strong justifications that are summarised below:

Imperative to protect and preserve sensitive natural coastline: There is a need to
protect and preserve the flora, fauna, and natural character of the SSW coastal environment.
As identified in the Ecological Appraisal Report, SSW is a rare habitat in both local and
regional contexts. By stipulating statutory control consistently on the coastline and
establishing a general presumption against development under the proposed CPA zone, the
Rezoning Request will help to protect the sensitive natural ecology of SSW;

Continuous and uninterrupted zoning will assist protection: The Rezoning Request will
address the existing, interrupted zoning to form instead a continuous and comprehensive
coastal protection for the area. This will echo the intention of CPA around SSW to give
protection to inter-tidal sands below the High Water Mark (“HWM”) in the area, which is also
a territory-wide important habitat for seagrass and other species worthy of preservation. The
existing “V” zone is woefully inadequate in doing so;

A clear buffer is required between the village and inter-tidal sands: There is a need for a
clear buffer between the HWM, the inter-tidal sands and Village Development. A
protection-oriented and conservation-led continuous buffer (as opposed to the existing
partial "V" zoning) along the SSW Waterfront will be able to help protect the HWM and the
inter-tidal sands from encroachment and further deterioration. It is clear that the existing
protection measure in a form of incomplete “CPA” zones interrupted by a “V” zone is
insufficient in safeguarding the seagrass population and ecology in the area;

Rezoning Site meets the principles of CPA zone: It should be noted that the Rezoning
Site was first zoned “CPA” on the Former Adopted ODP, demonstrating the area was
recognised for its significant conservation value and importance. The Ecological Appraisal
undertaken for this Rezoning Request has confirmed that the ecological value is still present,
although gravely under threat by recent man-made (alleged unauthorised uses and works)
and natural (Typhoon) destruction to the environmental and ecological features. There is an
urgent need to realign the Rezoning Site with the planning intention of the CPA zone to
"serve as natural protection sheltering nearby developments against the effect of coastal
erosion;

It is not too late to take action to alleviate and rectify the recent ecological damage:
Whilst the Ecological Appraisal has established that it is “practically impossible” to create a
new “CPA” elsewhere in Hong Kong to compensate for loss of ecological value at SSW, it
has concluded that the seagrasses at SSW can recover and survive very well if the human
disturbances in SSW and its vicinity could be avoided and/or controlled;

Statutory protections are critical: The Rezoning Request will establish necessary statutory
regulation that deters and regulates any human activities that may result in adverse impacts
to the natural environment.

The Rezoning Request is consistent with current Government environmental policies:
Environmental awareness has significantly increased in Hong Kong over the last two
decades, with the Government taking a proactive stance in environmental and ecological
protection, as evident in current policy directives.

This Rezoning Request is considered to be an appropriate and necessary action as it will
protect the important habitats for seagrass and the natural characteristics of the SSW Bay.

7.2 In view of the above justifications detailed in this SPS and the wider ecological interest that can
result, Members of the TPB are sincerely requested to give favourable consideration to this

Rezoning Request.

Edited &
Approved by

Prepared by:

Date:
File Ref:

: Keren Seddon

Cindy Tsang
Vincent Lau
Leo Chung
24 November 2021
SHH/2
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Our Reference SHH/2/LEOC/01
Date 24 November 2021

Photo 1: Sheung Sze Wan Waterfront (Photo taken on a weekend during the wet season (30.8.2020))
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Our Reference SHH/2/LEOC/01
Date 24 November 2021

Photo 3: Kayaks on Slipway next to the Shrine

Photo 4: Development of Concrete Ramp in "Coastal Protection Area" (“CPA”) and "Village Type
Development" (“V”) zones in the Vicinity of the Rezoning Site - Comparison Photos Taken between 2002
and 2020

Photos taken on 30.8.2020
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Our Reference SHH/2/LEOC/01
Date 24 November 2021

Photo 5: Concrete Retaining Wall - Comparison of Photos along Sheung Sze Wan Bay between 2002 and
2020

'y

R e = ==
2002 (Photos taken on 19.9.2002)

Photo 6: The Operation of the Kayak Shop, Dive Shop and Local Eatery in the Vicinity of the Rezoning Site
during the Wet Season(Videos/Photos taken on 29.7.2020, 1.9.2020, 27.9.2020 and 27.9.2021)
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Our Reference SHH/2/LEOC/01
Date 24 November 2021

Photo 7: Dredging within Sheung Sze Wan along Hiu Po Path (Rezoning Site) (Video taken on 3.8.2020)

Photo 8: Traffic Congestion and Lack of Access for Emergency Vehicles at/around Hiu Po Path(Rezoning
Site) (Photos taken during July to October 2020)
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Our Reference SHH/2/LEOC/01
Date 24 November 2021

Photo 9: Flooding beyond Hiu Po Path into adjacent village houses during Typhoon Manghkut (Video and
Photo taken on 16.9.2018)
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Our Reference SHH/2/LEOC/01
Date 24 November 2021

Photo 11: Hiu Po Path (Rezoning Site) and in the vicinity of the Rezoning Site during the Dry Season in
2020 (Photos taken on 16.11.2020)
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Our Reference SHH/2/LEOC/01
Date 24 November 2021

Photo 12: Kayaking activities along Hiu Po Path (Rezoning Site) and in the vicinity of the Rezoning Site
during the Wet Season of 2021
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Our Reference SHH/2/LEOC/01
Date 24 November 2021

Photo 13: Kayaking activities in Hiu Po Path (Rezoning Site) and in the vicinity of the Rezoning Site during
the Wet Season in 2021
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Our Reference SHH/2/LEOC/01
Date 24 November 2021

Photo 15: Alleged Unauthorized Kayak Businesses Occupying the Rezoning Site for Commercial Operation
and Storage of Equipment during the Wet Season in 2021
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Our Reference SHH/2/LEOC/01
Date 24 November 2021

Photo 16: Kayak visitors drying out a seahouse that was collected from the Sheung Sze Wan Bay
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Our Reference SHH/2/LEOC/01
Date 24 November 2021

Photo 17: Excess rubbish generated by the alleged unauthorized Kayak shops and their visitors on
Rezoning Site

Page 11 of 13



Our Reference SHH/2/LEOC/01
Date 24 November 2021

Photo 18: Kayak debris in the vicinity of the Rezoning Site along the Sheung Sze Wan Bay
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Our Reference SHH/2/LEOC/01
Date 24 November 2021

Photo 19: Alleged Unauthorized Kayak Businesses operating in the “Coastal Protection Area” zone to the
north of the Rezoning Site where an unauthorized concrete ramp was recently removed in Lands
Department’s enforcement action
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Appendix la of RNTPC
‘ Paper No. Y/SK-CWBS/5

— TOWNLAND CONSULTANTS LTD.

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

Reference SHH/2/VIN/08 By Email and Fax
Date 7 March 2022

The Secretary, Town Planning Board

c/o Planning Department

15/F North Point Government Offices

333 Java Road, North Point, HONG KONG

Dear Sirs / Madams,

SECTION 12A PLANNING APPLICATION
THE TOWN PLANNING ORDINANCE (CHAPTER 131)

PROPOSED AMENDMENT TO THE APPROVED CLEAR WATER BAY PENINSULA SOUTH
OUTLINE ZONING PLAN NO. S/SK-CWBS/2 FROM “VILLAGE TYPE DEVELOPMENT” TO
“COASTAL PROTECTION AREA” AT PART OF HIU PO PATH,

SHEUNG SZE WAN, SAI KUNG
(TPB Ref: Y/SK-CWBS/5)

We write with regards to the captioned Planning Application submitted to the Town Planning Board
(“TPB”) on 25 November 2021.

Comments were received from Agriculture, Fisheries and Conservation Department (“AFCD”) on 16
February 2022, and from the Public. Please find our responses in the enclosed Responses-to-
Comments Table (Attachment 1).

Please kindly note that this further information does not constitute any material change to the nature of
the captioned Application as well as to the findings of the Ecological Appraisal Report.

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

Yours faithfully
FOR AND ON BEHALF OF
TOWNLAND CONSULTANTS LIMITED

i

Cindy Tsan
Director

CT/VIN/LEOC

Enc
cc Client
DPO/SKI Ms Melissa Kwan, TP/SK 1 (mchkwan@pland.gov.hk)

MAIN HONG KONG OFFICE
2801, 28th Floor, 148 Electric Road, North Point, Hong Kong

Telephone : (852) 2521 2911 Facsimile : (852) 2521 6631
E-mail address : tcitd@townland.com Website : www.townland.com

CHINA OFFICE
Room 803, North Wing, Cangsong Building, Tairan 6th Road, Chegongmiao,
Futian District, Shenzhen City, PRC. Postal Code 518040

Telephone : (86)(755) 8369 0780
E-mail address : tcltd@townland.com

INDIA OFFICE

CRD Samarth, 3rd Floor, 86 S.V. Road, Khar (W),
Mumbai, 400 052, India

Telephone : (91 22) 2600 0583

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

ASSOCIATED COMPANIES -

INDONESIA OFFICE : TOWNLAND CONSULTANTS (SHENZHEN) LIMITED (China)
Gedung Menara Anugrah, Lantai 21

Kantor Taman E.3.3, JI. DR. Ide Anak Agung Gde Agung Lot.8.6-8.7
Kawasan Mega Kuningan, Jakarta Selatan 12950, Indonesia
Telephone : (62 21) 2941 0621

TOWNLAND CONSULTANTS PVT. LIMITED (India)

PT TOWNLAND INTERNATIONAL (Indonesia)

ISO 9001: 2015
E-mail address : tcljkt@townland.com HOWARD & SEDDON PARTNERSHIP {United Kingdom]) Certificate No.: CC844
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Proposed Amendment to the Approved Clear Water Bay Peninsula South Outline Zoning Plan No. S/SK-CWBS/2

ATTACHMENT 1

from “Village Type Development” to “Coastal Protection Area” at Part of Hiu Po Path, Sheung Sze Wan, Sai Kung (TPB Ref: Y/SK-CWBS/5)

Comments/ Suggestions

Applicant’s Responses

ecological importance of the intertidal habitats of Sheung Sze Wan
(SSW) particularly the seagrass to justify the proposed rezoning.
However, it does not include any assessment of the application site,
which comprises a hard-paved vehicular access and a fringe of the
coastal shoreline. Besides, for the marine ecological assessment of
SSW, recording and identifying marine fishes by means of walk-over
surveys along the intertidal areas is questionable.

A. Comments of the Director of Agriculture, Fisheries and
Conservation received on 16 February 2022
1. The Ecological Appraisal Report (EAR) intends to highlight the | The intention of the captioned Rezoning Request is to establish statutory planning

control against unauthorized activities taking place at the Rezoning Site that are in
turn detrimental to the ecologically important sensitive adjoining intertidal habitats
of Sheung Sze Wan (“SSW”) Bay. In this regard, the Ecological Appraisal Report
(“EAR”) was not intended to assess the application site itself, but rather the
adjoining coastline and intertidal environment of SSW which it serves to protect.

According to the statutory planning intention, one of the main purposes of the
“Coastal Protection Area” (“CPA”) zone is to protect natural coastlines and the
sensitive coastal natural environment. To this end, regulation of uses within the
Rezoning Site will reduce the anthropogenic disturbances to the adjoining intertidal
environment and establish a comprehensive statutory planning intention of coastal
protection in this area.

The Rezoning Site itself is not, and is not required to be, ecologically significant. It
is unclear how an ecological assessment of the Rezoning Site itself is relevant to
the purpose of this EAR and the Rezoning Request. The EAR has demonstrated
the ecological importance of the intertidal habitats of SSW and has provided
substantiation on how the Non-Compliant Businesses and unauthorized works
taking place at the Rezoning Site and the surrounding areas (i.e. SSW Bay) are
threatening the adjacent coastal environment. The Rezoning Request seeks to
invoke the more stringent statutory protection associated with the CPA designation.

We would like to remind Government that the Rezoning Site was once designated
“CPA” under the Former Adopted Clear Water Bay Peninsula North Outline
Development Plan No. D/SK-CWBN/1A (the former Adopted ODP) to reflect the
intention to protect and preserve the coastal habitat and natural environment of the
area.

Furthermore, the field survey methodology adopted in the EAR primarily focused
on the intertidal flora and fauna, rather than marine fishes. Nonetheless, to allow for
understanding of wildlife present in the study area, all species of the focus of the
surveys, including fish, were recorded and identified when sighted.

That said, we wish to remind Agriculture, Fisheries and Conservation Department’s
(“AFCD?”) of its public Mission to conserve Hong Kong’s natural environment and
safeguard the ecological integrity. According to AFCD’s website, objectives of
conservation work include:
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Proposed Amendment to the Approved Clear Water Bay Peninsula South Outline Zoning Plan No. S/SK-CWBS/2 ATTAC H M E NT 1
from “Village Type Development” to “Coastal Protection Area” at Part of Hiu Po Path, Sheung Sze Wan, Sai Kung (TPB Ref: Y/SK-CWBS/5)

Comments/ Suggestions

Applicant’s Responses

2. Based on the supporting documents, it is not clear how the proposed
rezoning can effectively contribute to the conservation of the intertidal
habitats of SSW.

e To conserve local flora, fauna and natural habitats through offering
conservation advice on development proposals, planning strategies and
environmental impact assessment; law enforcement; research and
implementing biodiversity conservation plans; and identifying Sites of
Special Scientific Interest (SSSIs); and

e To conduct regular ecological surveys to take inventory and update the
status of our biodiversity assets and to establish an ecological database for
Hong Kong.

This Application is submitted on behalf of concerned residents of SSW as an
environmental and public initiative. The EAR should provide sufficient evidence for
AFCD to take immediate action against destructive activities, if not conduct their
own further field surveys of the area. As a minimum, AFCD should actively support
conservation efforts consistent with its published Mission.

We have already described above that the intention of the captioned Rezoning
Request is to establish statutory planning control against unauthorized activities
taking place at the Rezoning Site that are, in turn, detrimental to the adjoining and
ecologically important sensitive intertidal habitats of SSW Bay. The current
“Village Type Development” (“V”) zone of the Rezoning Site clearly fails to provide
any protection to the adjacent ecologically important seagrass site at SSW Bay. On
the contrary, the existing “V” zone has allowed the Rezoning Site and the intertidal
area to be taken for granted by some as a free-for-all with minimal regulation and
no official sanction or regulation of unauthorised or destructive activities. As
discussed and verified in Section 5.3 of the EAR, the operation of Non-Compliant
Businesses within and in the vicinity of the Rezoning Site has resulted in adverse
ecological impacts to the invaluable yet sensitive adjacent seagrass habitat.
Particularly, both direct and indirect impacts brought about by the Non-Compliant
Business operations and associated unauthorized works have resulted in direct
physical impacts to the seagrass colonies and disturbance impacts to wildlife.

Problems at SSW have been widely reported in the media. AFCD’s failure to act
against the ongoing destruction of SSW will send a negative signal to Hong Kong
people regarding the sincerity of the Government’s commitment to conservation.

The proposed “Costal Protection Area” (“CPA”) zoning would, with immediate
effect, establish the necessary statutory planning framework/controls as the basis
for much needed Government enforcement and prosecution actions against the

\tclwfs012\TCL_PC\TCL PROJECTS\SHH_2+\Outgoing_Doc\Misc\Others\S12A\RtC\20220307_RtC Fl1.docx prepared on 7 March, 2022 Page 2 of 7




Proposed Amendment to the Approved Clear Water Bay Peninsula South Outline Zoning Plan No. S/SK-CWBS/2 ATTAC H M E NT 1
from “Village Type Development” to “Coastal Protection Area” at Part of Hiu Po Path, Sheung Sze Wan, Sai Kung (TPB Ref: Y/SK-CWBS/5)

Comments/ Suggestions

Applicant’s Responses

3. The Biodiversity Strategy and Action Plan provides a broad framework
for the conservation of biodiversity from different perspectives,
including the planning perspective. However, each planning
application should be reviewed on its own merit.

4, According to Appendix A, Annex 16 of the EIAO-TM, ecological
assessment should be required for designated projects that encroach
or affect important habitats such as seagrass beds. However,
whether the commercial businesses and works in SSW constitute
designated projects under the EIAO would depend on the nature and
scope of individual projects.

unauthorized uses within the Rezoning Site, which in turn directly impact the
adjoining coastline and intertidal environment of SSW. It is necessary to prevent or
reduce the adverse impacts of unmitigated kayak businesses and visitors in order
to provide the conditions necessary for the regrowth and reinstatement of
ecologically-important species seagrass in SSW. The proposed rezoning would
also enable an uninterrupted “CPA” strip along the waterfront of SSW inlet such
that the overall natural integrity of SSW can be preserved if not further enhanced.

Noted and agreed. The Hong Kong Biodiversity Strategy and Action Plan and its
general approach and guiding principles towards biodiversity conservation in Hong
Kong are nonetheless relevant to this Application, especially given the lack of legal
protection in SSW as demonstrated in Section 5.4 of the EAR.

The EIAO-TM stipulates that an ecological assessment would be required if a
proposed development would affect established seagrass beds of any size.

It should be repeated that the ongoing damage to the important ecological habitat
is occurring precisely due to the fact that there is uncontrolled, unauthorized and
unregulated commercial activity occurring on Government Land, without any formal
applications for development projects. It is doubtful whether Environmental
Protection Department (“EPD”) or AFCD would receive any enquiries or application
from the relevant developers/operators of the Non-Compliant Businesses or
potential unauthorized works occurring on the Government Land in SSW. In this
situation, we believe it is the Government’s responsibility to take immediate and
alternative actions to prevent further damage to the seagrass bed at SSW (which is
of recognised ecological importance) and to provide the proper protections for the
seagrass habitat. The proposed “CPA” zoning of the Rezoning Site is one solution
to emphasise the necessary planning controls as well as send a clear message to
the public on the ecological importance of SSW bay. AFCD cannot merely deflect to
formal applications under the EIAO where there is blatant destruction of seagrass
beds and/or rely on third party action and evidence.
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Proposed Amendment to the Approved Clear Water Bay Peninsula South Outline Zoning Plan No. S/SK-CWBS/2 ATTAC H M E NT 1
from “Village Type Development” to “Coastal Protection Area” at Part of Hiu Po Path, Sheung Sze Wan, Sai Kung (TPB Ref: Y/SK-CWBS/5)

Comments/ Suggestions

Applicant’s Responses

B

Public Comments

117 nos. of comments were received from the public during the Public
Inspection Period. Major comments are summarized as follows:-

Supporting Comments (68 nos.)

e The Rezoning Request will help to preserve the Flora, Fauna,
biodiversity, ecological integrity and/or natural character of the
coastal environment of Sheung Sze Wan (“SSW”);

e The Rezoning Request is the first step and last chance to protect
this already endangered area from creeping development,
pollution, and unregulated uses;

e The Rezoning Request will enhance the continuity of the “Coastal
Protection Area” zone;

e There has been an increase in watersports (kayak rental) and boat
anchoring which is impacting the bay and shoreline. The
Proposed Rezoning can help alleviate the environmental
damages that may be caused due to the uncontrolled commercial
activities;

e The protection of seagrass is fundamental to maintain biologically
diverse and sustainable marine environment. Action needs to be
taken to improve and protect the biological situation at SSW.

e The indigenous villagers have abused the land, waters, and
shoreline making the village overcrowded and polluted;

e The Rezoning Request will mitigate serious nuisances, sewage,
rubbish resulted from the unauthorized use;

e The Rezoning Request will alleviate the traffic congestion/illegal
parking resulted from the unauthorized use/business;

e The Rezoning Request will improve the personal safety of the
local residents and reinstate SSW’s tranquil living environment;
and

e The Rezoning Request would contribute to the Government of
Hong Kong’s Climate Action Plan 2050 initiative.

Support to the Planning Application is noted. Approval of the Rezoning Request
will also give a strong message to the public on the TPB’s stance against the
unauthorized and rampant destruction of ecologically valuable resources.

\tclwfs012\TCL_PC\TCL PROJECTS\SHH_2+\Outgoing_Doc\Misc\Others\S12A\RtC\20220307_RtC Fl1.docx prepared on 7 March, 2022 Page 4 of 7




Proposed Amendment to the Approved Clear Water Bay Peninsula South Outline Zoning Plan No. S/SK-CWBS/2 ATTAC H M E NT 1
from “Village Type Development” to “Coastal Protection Area” at Part of Hiu Po Path, Sheung Sze Wan, Sai Kung (TPB Ref: Y/SK-CWBS/5)

Comments/ Suggestions Applicant’s Responses

Opposing Comments (47nos.)

e The Rezoning Site is essential for village expansion/development. | This comment proves how the planning intention of the “Village Type
The Rezoning Request will deprive Indigenous Villagers’ | Development” (“V”) zone (being “to demarcate existing villages and areas
traditional rights by interfering their ways of living as well as | considered suitable for village expansion”) gives the wrong message for the
impeding small house development and village expansion in | Rezoning Site and is one of the key factors for the continued misuse of this area.
SSW. Fundamentally, the Rezoning Site is not practical nor suitable for village

development within the Rezoning Site in view of it being a narrow coastal strip

within the High Water Mark (“HWM”) which is frequently flooded during storm
surges. Also, a substantial portion of the Rezoning Site is in fact outside the
village environs (“VE”). Besides, a significant portion of the Rezoning Site falls
within Hiu Po Path, the only access road for residents of Hiu Po Path as well as
the emergency vehicular access (“EVA”) to this waterfront area. The Rezoning

Site is thus infeasible to be utilized for village expansion/ Small House

development.

To this very point, on 17/02/2003 the TPB concluded in its decision in upholding
representations to the then Draft Development Permission Area (“DPA”) Plan
that“...no significant additional development was envisaged on the objection site
and the existing Hiu Po Path could define the limit of development...”. Clearly, the
TPB intended that this site was not to be utlised for Vvillage
expansion/development. The Applicant would like to stress that the Rezoning
Request does not seek to change the existing uses of the Rezoning Site.

In addition, with reference to the Explanatory Statement of the Approved Clear
Water Bay Peninsula South Outline Zoning Plan (*OZP”), in order to protect the
natural coastline along the “V” zone in SSW, special attention should be paid in
the planning and allocation of Small Houses to ensure that adequate buffer would
be preserved between the Small House developments and the HWM. No Small
House development should be allowed within the buffer area. The current “V”
zone does not properly infer this message as reflected by this comment.

The buffering function of the Rezoning Site is better expressed through the
proposed “CPA” zoning which is more suited to protecting the adjoining natural
coastline and coastal features, and protecting the important fauna and flora
against further encroachment onto the HWM and the inter-tidal sands of the SSW
inlets.

e The bay fronting the Rezoning Site has historically used as | As indicated, the Rezoning Request does not seek to change the existing uses of
berthing space for local fisherman and for recreational purposes the Rezoning Site nor will it affect the historic uses of SSW Bay for berthing

spaces for local fisherman as well as for recreational purposes by SSW villagers.
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Proposed Amendment to the Approved Clear Water Bay Peninsula South Outline Zoning Plan No. S/SK-CWBS/2 ATTAC H M E NT 1
from “Village Type Development” to “Coastal Protection Area” at Part of Hiu Po Path, Sheung Sze Wan, Sai Kung (TPB Ref: Y/SK-CWBS/5)

Comments/ Suggestions Applicant’s Responses

by SSW villagers; Instead, the Rezoning Request aims to establish a comprehensive statutory
planning intention of coastal protection in this area from a land use planning
standpoint, while the existing use of Hiu Po Path as a local access road should
remain unaffected.

The historical use of SSW Bay by all SSW villagers was proportional to the local
village population. Respect for the Bay by the villagers had allowed the local
ecology to flourish. There is nothing comparable between the scale of past uses
by locals and the current proliferation of unauthorised kayak and water sports
shops who are catering to external visitors with no consideration whatsoever of
local capacities or impacts on local residents.

Over the recent years, SSW has suffered from the cumulative negative impacts
on its sensitive ecology and invaluable natural environment as well as the daily
lives of its residents, in particular with the recent proliferation of unauthorized
commercial uses, including kayak and water sports shops, in both “V” and
“Coastal Protection Area” (“CPA”) zones. This has resulted in serious
degradation of the coastal character, environmental destruction, illegal landfilling,
major nuisances, sewage, rubbish and traffic congestion problems.

The proposed “CPA” zone on the Rezoning Site will be a pragmatic means to
reinstate and preserve the ecological attributes of SSW by establishing the
necessary statutory planning control against only those unauthorized uses within
the Rezoning Site as well as to mitigate their consequential serious nuisances,
sewage, rubbish problems etc. In this regard, the Rezoning Request is a
proactive effort in maintaining the overall natural integrity of the area and
fostering a pleasant environment for the enjoyment of SSW villagers as well as
the general public.

e The Rezoning Site consists of Hiu Po Path, a local access road, | The Rezoning Request aims to establish a comprehensive statutory planning
which is important for transport of construction materials that are | intention of coastal protection in this area from a land use planning standpoint,
essential for small house developments; while the existing use of Hiu Po Path as a local access road should remain

unaffected. There is no inconsistency between maintaining Hiu Po Path as both

an access road and a physical buffer between the village development and the
natural coastline.

Notwithstanding, the proposed Rezoning will an important first step towards
regulating the proliferating unauthorized uses and developments through
enhanced statutory planning controls and a clear planning intention. At present,
the traffic congestion/illegal parking resulting from the influx of visitors to
unauthorized uses/businesses has prevented normal access to Hiu Po Path.
Hence, the Rezoning Request will also help to improve the traffic condition of Hiu
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Proposed Amendment to the Approved Clear Water Bay Peninsula South Outline Zoning Plan No. S/SK-CWBS/2

ATTACHMENT 1

from “Village Type Development” to “Coastal Protection Area” at Part of Hiu Po Path, Sheung Sze Wan, Sai Kung (TPB Ref: Y/SK-CWBS/5)

Comments/ Suggestions

Applicant’s Responses

The designation of the Site as “Marine Reserve” under CAP
476 will seriously restrict the daily lives of villagers and may
result in the relocation of essential government and community
facilities, such as refuse collection point and public
transportation services;

Unauthorized activity is the major reason for the environmental
degradation not the existing zoning of the Area. Other than
rezoning the Site, there are other options to protect the coastal
environment, such as enforcement action by the Government.

Po Path for the use of local villagers.

CAP 476 is the Marine Parks Ordinance and is not related to this Rezoning
Request which is submitted under the Town Planning Ordinance (CAP131). The
Rezoning Request will not result in “Marine Reserve” designation. Therefore
there should be no impact on essential government and community facilities.

In fact, control of the unauthorised development and land uses will instead help to
support essential government and community facilities by getting rid of the
associated nuisance, pollution, safety risks and serious traffic jams which are
already adversely affecting local lives on a daily basis.

Agreed. There should be a concerted effort amongst Government Departments
to clean up the current proliferation of unauthorized uses and developments
which have arisen precisely due to the lack of meaningful and effective
enforcement actions by Government Departments to stop Government
Land/public resources from being occupied and exploited for unauthorized
commercial uses.

However, this is not the reality. Despite numerous complaints lodged by local
residents to relevant Government Departments, the unauthorized uses in the
SSW area have only increased due to a lack of a proper platform or framework
for concerted Government action. The proposed “CPA” rezoning will establish a
clear message to both Government bodies and the public to protect the Bay area
from damage.

This Rezoning Request will give the strongest statutory planning protection and
associated control to the Rezoning Site to facilitate effective enforcement and
prosecution action by the Government. The “CPA” zone is not intended to be an
entire solution, but only one part of several necessary actions to regulate against
unauthorized uses and to promote the planning intention of coastal protection in
this area.

Date:
File Ref:

7 March 2022
SHH/2
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Appendix II of RNTPC
Paper No. Y/SK-CWBS/5

Details on the Objection to the draft Clear Water Bay Peninsula South

Development Permission Area Plan No. DPA/SK-CWBS/1

Grounds of the objection

Responses to the objection

(i) there was serious problem of
encroachment onto the High Water
Mark (HWM) and inter-tidal sands
due to illegal dumping of demolition

and construction materials;

e no obvious dumping material within
and adjoining the objection site was
observed and no complaint regarding
illegal dumping had been received;

e the “Village Type Development”
(“V”) zone did not encroach onto the
HWM and inter-tidal sands;

e a substantial part of the objection site
was occupied by village houses and
private gardens, existing car parks
and Hiu Po Path. The “V” zoning
was appropriate to reflect these uses;

e the objection site comprised largely
government land and development on
the objection site would be subject to
the scrutiny of the relevant

government departments;

(i) a buffer in the form of a “Coastal
Protection Area” (“CPA™) zone
between village development and
HWM and inter-tidal sands to protect

the fauna and flora was necessary;

e the objection site had largely been
developed. No  significant
additional development was
envisaged on the site. The existing
Hiu Po Path could be define the limit
of development and provide a buffer
from the HWM and inter-tidal sands;

(iii) the objection site was an integral part
of the coastline which provided an
important habitat for various types of
flora and fauna of conservation
importance. The proposed rezoning
to “CPA” would provide for
continuity of the “CPA” zoning along
Sheung Sze Wan (SSW) inlet;

e there was no natural or unspoiled
coastal feature or habitat within the
objection site to warrant protection
by the proposed “CPA” zoning.
The planning intention to retain the
natural coastlines and to protect the
attractive natural character would not

be jeopardised by the “V” zoning;




(iv) the Site was not suitable for village

development as it was a narrow
coastal strip and a substantial portion
of it was outside the ‘VE’;

the “V” zoning was appropriate to
reflect the present uses on the

objection site;

)

the objection site was previously
zoned “CPA” on an adopted Outline
Development Plan (ODP). Hiu Po
Path also served SSW fishermen and
was an important amenity and access
for villagers and visitors to enjoy
passive leisure and recreation along
the coastline. Hiu Po Path should be
“CPA” zone and

served as a buffer to the villager

included in the

properly; and

road use including the existing Hiu
Po Path on the objection site was
permitted in “V” zone. There was
no restriction for fishermen or
visitors to access the coastal area via
Hiu Po Path.

objection site to “CPA” was not

Rezoning the

necessary;
the ODP, which was approved in
1987, was an obsolete plan. In the
rationalisation of the  zoning
boundary in the plan, only areas with
natural coastal features and habitats

were zoned “CPA”; and

(vi)

the proposed “CPA” zone was in line
with the public interest and planning
intention to preserve the coastline in
SSW Bay.

to emphasise the planning intention
to protect the existing natural
coastline along the “V” zone, the
Objection Hearing Committee of the
Town Planning Board agreed to state
clearly in the Explanatory Statement
of the Outline Zoning Plan that
special attention should be made in
the planning and allocation of Small
Houses to avoid damage to the
coastline. No Small House
should be allowed

within the buffer area.

development




PEMS Comment Submission | ~ Appendix 111 of RNTPC
' Paper No. Y/SK:ICWBS/S

FLA B B/ A e B B, Making Comment-on Planning Application / Review
SRR -

Reference Number: 220116-220722-79347

TR RS

Deadline for submission: 04/02/2022

| $83X H B R Rf i

Date and time of submission: 16/01/2022 22:07:22

H BRI R R A R

The application no. to which the comment relates: Y/SK-CWBS/S

TR R

: Mr. Hugh Stanle
Name of person making this comment: Fel g Y

BREFFE

Details of the Comment :

Having lived in the area for many years I have seen the severe erosion of the natural habitat caus
ed by creeping development, pollution, and unregulated use. This application could be the first.s
tep and the last chance to protect this already endangered area

file://pld-egis3-app/Online_Comment/220116-220722-79347_Comment_Y SK-CWB... 17/01/2022



PEMS Comment Submission 4 . Page 1 of 1

2

FUAR B R 5/ AR N B B Making Comment on Planning Application / Review

SRR
Reference Number: 220118-120726-72283

FEXTFREA
‘| Deadline for submission: 04/02/2022

%ﬁﬁ%&ﬂ?ﬁeﬁ . . ' ~ 18/01/2022 12:07:26
Date and time of submission:

H BRI R S ARk

The application no. to which the comment relates: Y/SK-CWBS/5

TIRERA L EH/EH

. . 44 Mr. Paul Etherington
Name of person making this comment:

BERAE

Details of the Comment :

Dear Sirs,

With regard to the above application Y/SK-CWBS/5.

[ fully agree that Sheung Sze Wan bay and coastline should be protected and it’s natural environ
ments, rocks, beach, sea grass, and corals saved from destruction of village development. There
has been a big increase in water sports (kayak rental)and boat anchoring which is impacting this

bay and shoreline. The indigenous villagers have blatantly abused their land, waters and shorelin
e making the village overcrowded and polluted.

Best regards
Paul Etherington
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St IR S /A %R = K Making Comment on Planning Application / Review

Reformmce Number: 220119-091808-47747

HEAIRA S
Deadline for submission: 04/02/2022

#2535 H B R B S 0015,
Date and time of submission: 19/01/2022 09:18:08

ARREIAR SR B4R R Y/SK-CWBS/5

The application no. to which the comment relates:

TRERA L R %4 Ms. Helena Iveson

Name of person making this comment:

| ERsEE

Details of the Comment :

[ support this application because I am concerned by the environmental damage that may be cau
sed to the coastline due to uncontrolled commercial activities.




PR B R ES/ AE H 2 5 Making Comment on Planning Application / Review
BE R

Reference Number:

220119-092431-47700

IR

Deadline for submission: 04/02/2022

$eAC A A s F

| Date and time of submission: 19/01/2022 09:2_4:31

A BRET A FR S A

The application no. to which the comment relates: Y/SK-CWBS/5

MEER AL HR/28

Name of person making this comment:

Zr1+ Ms. QUAN

BEREE
Details of the Comment :

TFULLY SUPPORT THE APPLICATION AS THIS AREA REQUIRES APPROPRIATE EN
VIRONMENTAL PROTECTION.

OUR COSTLINE IS PRECIOUS AND I WOULD LIKE MY CHILDREN AND THE NEXT G
ENERATION BE ABLE TO APPRECIATE IT. HENCE ALL EFFORTS AND ACTIONS AR
E REQUIRED.

MANY THANKS AND KIND REGARDS.




PR B EE/E 2 f2 H E K. Making Comment on Planning Application / Review

SR

Reference Number:

220119-093456-85238

TR

Deadline for submission: 04/ 02/202,2

$EsX H A R

Date and time of submission: 19/01/2022 09:34:56

A RRHIRL B R dmeT

The application no. to which the comment relates: Y/SK-CWBS/5

TRERA L BRI

Name of person making this comment: | 5E4E Mr. Fred Ga’gme

ERE

Details of the Comment :

[ support this application to ensure that the ecological integrity of the bay and sea shore be conse
rved and the recent damages be fixed.




R S H S5/ %R = K. Making Comment on Planning Application / Review

SEEYE |
Reference Number: 220119-094149-56222

PR '-
Deadline for submission: 04/02/2022

AT H B B A1-
Date and time of submission: 19/01/2022 09:41:49

ERITRBIE AR Y/SK-CWBS/5

The application no. to which the comment relates:

"RERAL R 24 Ms. Janine Canham

Name of person making this comment:

| BRFRE

Details of the Comment :

[ support this application because of the increasing damage being done to the environment and t
he community.




PR SR B/ 22 i E i, Making Comment on Planning Application / Review

El

Reference Number:

220119-094525-41737

PRI IRIEA
Deadline for submission: ' 04/02/2022

FEAL HHH S fep ]

Date and time of submission: 19/01/2022 09:45:25

AR B ERIT
The application no. to which the comment relates: Y/SK-CWBS/5

RERA L ERATE

Name of person making this comment: St Mr. Mayrice Devlin

ERFE

Details of the Comment :

[l agree with this submission as the area is being ruined. |




LR EIR /B ZIeH E R Making Comment on Planning Application / Review

Reference Number: 220119-095207-51626

TR

Deadline for submission: 04/02/2022

R IR

Date and time of submission: 19/01/2022 09:52:07

ARARIR B ERE , :
The application no. to which the comment relates: Y/SK-CWBS/5

| TIRERA L #B/ATE

Name of person making this comment: Fe4E Mr. Matthew Canham

EREFE

Details of the Comment :

[[ agree as this area was a beauty spot, and is now polluted and rubbish.




FLHR B R B/ B Z L = R Making Comment on Planning Application / Review
SELR

Reference Number:

220119-095454-50568

$ES PRI

Deadline for submission: 04/02/2022

| BRI

Date and time of submis_sion: 19/01/2022 09:54:54

el R

The application no. to which the comment relates: Y/SK-CWBS/5

MRER A H/TE

Name of person making this comment: JefE Mr. Josh Canham

BRERE

Details of the Comment :

I live in the area and am really upset that it is being allowed to get spoiled like this. Nature is so
important.




FLREIR A/EZEEH 2 R Making Comment on Planning Application / Review
BRI

Reference Number:

220119-095613-15782

SRR PRI

Deadline for submission: 04/02/2022

1235 F I R I

Date and time of submission: 19/01/2022 _09:56:13

A RRHIAR B E 4R |
The application no. to which the comment relates: Y/SK-CWBS/5

"IRERA ) T

Name of person making this comment: JEE Mr. Sam Canham

EREFE

Details of the Comment :

[ am sad to see the beach taken over by businesses and being dirty and the natural flora being da
maged forever. Why is this happening?




i1

SIS R AR/ AL R Making Comment on Planning Application / Review
5w

Reference Number:

220119-100227-87171

HeAZPRIA

Deadline for submission: 04/02/2022

$e A H 3 B

Date and time of submission: 19/01/2022 10:02:27

~

FBHEIRE SRR R |

The application no. to which the comment relates: Y/SK-CWBS/5

Med RN a4

Name of person making this comment: JELE Mr. Gregory

ERE

Details of the Comment :

[ support this application because there are too many visitors to the village because of the new k:
ayak businesses creating bad traffic, danger to children in the village due to lots of traffic, illegal

parking, so much trash thrown in the sea and destruction of the environment. This is a residentia
| area not a business district.
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SRS/ IR L E . Making Comment on Planning Application / Review

5

Reference Number: 2201 19-1015‘18—88080

HRAZRRHA

Deadline for submission: 04/02/2022

$eA H HA B FTE]

Date and time of submission: 19/01/2922 10:15:18

B 2

The application no. to which the comment relates: Y/SK-CWBS/5

Med AL /e

Name of person making this comment: 584 Mr. HAYLOCK

=t 23 ,IEE
/E’\Eﬂzﬁ B

Details of the Comment :

Excellent initiative for the preservation and betterment of an important part of Hong Kong's natu
ral coastline resources. Selfish commercial actions by the few are having a significant and lastin

g detrimental impact on the environment which is valued by the majority. As a city with limited

resources, it should be a matter of priority for the government to approve this application.
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SLHEHES /%R 7S F Making Comment on Planning Application / Review

BE R

Reference Number:

220119-101758-99677

HRA PRI

Deadline for submission: 04/02/2022

3255 O B R

Date and time of submission: 19/01/2022 10:17:58

1 BRAY AL FR A %

The application no. to which the comment relates: Y/SK-CWBS/5

MR R A BR/amE

Name of person making this comment: KA Mrs. Sonia Enberg :

B

Details of the Comment :

[ support the application because Sheung Sze Wan should be a coastal protection area. The local
villagers have no regard for the local residents, the local flora & fauna, nor their own patrons. T
here have been accidents and a fatal death due to the illegal unregulated kayak businesses. It is v
ery sad to see what has happened to Sheung Sze Wan in the last 12 months.




SR B R B AR S
BE T

Reference Number:

5. Making Comment on Plannin Application / Review

220119-110034-23014

PR PRI

Deadline for submission: 04/02/2022

$e2Z B B R s

Date and time of submission: 19/01/2022 1 1:00.:34

1 BRI AL FH R 517

' The application no. to which the comment relates: Y/SK-CWBS/5

MeER A s

Name of person making this comment: 784 Mr. Chris D

== B 23 ,IEE
/E\ IIIEIg 5]

Details of the Comment :

[ support this application to protect the beautiful coastline within Sheung Sze Wan. Over the last
couple of years in particular the area has been overran with day trippers who create litter issues aj
nd traffic pollution. As a regular swimmer in the bay there has been a notable increase in waste
being dropped into the ocean - mainly plastic bottles,.plastic bags and disposable masks. On lan
d there has been numerous examples of litter being left and even the day trippers who want to us
e the waste bins cannot because these are overflowing with waste. The natural beauty of the area

is disappearing fast - there is concrete being added - and the constant flow of day trippers will er
ode the coastline and add pollution. '
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SSRGS/ EIZHE S H Making Comment on Planning Application / Review

BERD

Reference Number: 220119-123058-09210

HRAC PRI

Deadline for submission: 04/02/2022 ‘

$EAZ H A B HF ]

Date and time of submission: 19/01/2022 12:30:58

1 BRI R S R 2 R

The application no. to which the comment relates: Y/SK-CWBS/5

MR RAL a2

Name of person making this comment:

* A Mrs. SP

== 5 2 ,I.EE
B u%é H

Details of the Comment :

[ fully support this application because it will help to protect our coast, improve quality of the w
ater where kids swimming have been getting major skin infections in the past year from pollutio
n generated by illegal businesses. Preserving our villages will also improve road traffic that has
worsen monthly making it unsafe for the children living in those villages to play around without
getting at risk to be hit by a car.
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LR A A A e T
B w0

Reference Number:

Making Comment on Planning Application / Review

220119-132541-87174

HRA PRI

Deadline for submission: 04/02/2022 .

#3283 HA B ]

Date and time of submission: 19/01/2022 13:25:41

1 BRAD AR ER A A Ol

The application no. to which the comment relates: Y/SK-CWBS/S

MR AL /a8

Name of person making this comment: JE4E Mr. LAI Kwok Lun

== 23 ,I\i
/E\ HEF: H

Details of the Comment :

[ support the said application because if it is approved, the CPA coverage in that particular area
will be more complete, enhancing the protection effect on the whole Sheung Sze Wan beach. Th
e current CPA coverage is more or less rendered ineffective just because the area in application
stands as an opening, whereby visitors, especially in the past one year, commercial activities (th
e rampant kayak rental business) give rise to massive trampling on the beach, leaving enormous
| jamount of rubbish at the beach. As I live there, I can witness those everyday.




tpbpd@pland.gov.hk 1

i I
HHAHE: 202201 A198EH=17:12
UetE: tpbpd@pland.gov.hk

*BE: Re: Y/SK-CWBS/5

75

A R [EE, ANERIES AR R, 0 EE KRR
HEBNEEZES

FE

fE

<tpbpd@pland.gov.hk> 2 2022 4 1 A 18 H A_— F4F 11:17 58 -

bRER

ARRAE 1R 14 EIBLERBI A GRS Y/SK-CWBS/S) ST ISIZ% B ey EEEUE - e
- RTHABIEVEE MRS S BR R -

TTREIE A SRR
(R

-~ rrom: [N
- Sent: Friday, January 14, 2022 5:18 PM
~ To: tpbpd@pland.gov.hk’

* Subject: Y/SK-CWBS/5

 RTEBEES

R AR B R, A A S AT R R S SRR A SR 4
5 kT, SART TS, FA A GRIERRE R SRS s, FEAMNRAY
s EEREETERAEEAA.

|
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tpbpd@pland.@v.hk 18

B |
BHFEM: 2022015190 E24= 20:10
Uz - tpbpd@pland.gov.hk
E3=H " Y/SK-CWBS/5 - comment by Daniel Jacob
B 42k IMG_20220119_084514.jpg; IMG_20220119_084345 jpg; IMG_20220119_084408 jpg; IMG_

20220119_084415.jpg; IMG_20220119_084500.jpg

Dear Members of the Town Planning Board,

With interest | have read your announcement in Sheung Sze Wan. Unfortunately | do not know the details and
background but | believe the intention is correct and supported by me. | live since 2009 in Sheung Sze Wan and a
better protection of the coastal area is needed especially considering the green goals we have for Hong Kong. The
trend in the Bay area has taken a worrying direction in the past years and | hope with your initiative you can make a
change. ’

This morning | made a walk in a part of your area and took the attached pictures.
Image 084514: digger used to work in the ocean

Image 084500: example how the natural coast is destroyed

Image 084345: old motors since months at the coast side

Image 084408: unused Kayaks — became rubbish

Image 084415: oil can at the coast side polluting the environment

This is just to give you little impression. In general | believe the tendency of increaéing boats.in the Bay need to be
managed in a constructive way, bringing the people interest and the environment needs in a better balance.

If you need further information please feel free to contact me anytime on 95 10 04 30.

Kind regards,
Daniel Jacob

Best regards,

Daniel Jacob
Chief Executive Officer

Supplier CML Management Ltd

Units 6 — 8, 11/F., Hilder Centre, 2 Sung Ping Street, Hung Hom, Kowloon, Hong Kong
BENEABMITEH 295, ERPOL111E1106-8 E

T +852 3628 1418

M -+

www.cmi-globalsolutions.com
Contact me via MS Teams

«CML

fdore than a manufacturer

in| > (!

$1


















tpbpd@pland.gov-hk 13

HrE: |

BFE: 2022401 F19A 2= 2057

Uzt &: tpbpd@pland.gov.hk

E3=F ‘ WG: Y/SK-CWBS/S - comment from Juergen Mahn

At IMG_20220119_084514.jpg; IMG_20220119_084345 jpg; IMG_20220119_084408.jpg; IMG_

20220119_084415 jpg; IMG_20220119_084500.jpg

Dear Members of the Planning board,

I am happy to see this new development plan and transfer of the SSW costal area into a protected zone. The situation
has gotten out of contro the recent years and our environment is being poluted by too many people. Some recent
pictures attached, we could do many more to show how careless certain parts of the community treat our
environment.

| hope this will change immediately.

| am living in the neighborhood so if you want more details feel free to call me on -

Take care
Juergen Mahn


















SRS RS/ L E Fl Making Comment on Planning Application / Review

B b

Reference Number:

220120-181831-06357

RS

Deadline for submission: 04/02/2022

$e A H A B s ]

Date .and time of submission: 20/01/2022 18:18:31

1 BRI A & R IR

The application no. to which the comment relates: Y/SK-CWBS/5

MEERA BR/4H 44 Mr. MARTELLY Pierre Emmanuel
Name of person making this comment: Dominique
ERFE

Details of the Comment :

[Dear Town Planning Board,
I strongly support the rezoning application, to improve the continuity of the CPA protection aroul
Ind Lobster Bay, and further discourage the illegal kayak rental businesses that are too intensive f

or the environment.

Best regards,

Pierre MARTELLY
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Tt SR 25 /78 /%P2 2 <. Making Comment on Planning Application / Review

SERI

Reference Number:

220120-191759-16442

FESXPRAA

Deadline for submission: 04/02/2022

FEAX HH o]

VD'ate and time of submission: 20/01/2022 19:17:59

ERARVAR B ER Rt

The application no. to which the comment relates: Y/SK-CWBS/5

TRERA BRTE

Name of person making this comment: JEZE Mr. Mihail Mastroyiannis

EREHE

Details of the Comment :

Environmental protection is a must for all citizens. As a resident of Tai Hang Hau Village I want

the green environment to be preserved. Consequently we need to protect the Whole Bay and nor
only parts of it.

This part has to become CPA.




22

FLAREH /%2 E R Making Comment on Planning Application / Review
SELRIR

Reference Number:

220121-120511-12536

FEATPRIA

Deadline for submission: 04/02/2022

HEAL H HA B

Date and time of submission: 21/01/202212:05:11

A BRI B E 4R :

The application no. to which the comment relates: Y/SK-CWBS/5

TRERA ) AT
Name of person making this comment: JT4E Mr. greg hagen
BREFE

Details of the Comment :

rdinary natural beauty of that area of waterfront for all to enjoy.

[ support this application for protection of the environment and coast line and also for the extrao
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SR EIEEES /B R & . Making Comment on Planning Application / Review

S i

Reference Number: 220121-124253-25173

FEAC PR A

Deadline for submission: 04/02/2022

$e3Z B B R AT

Date and time of submission:. 21/01/2022 12:42:53

1 BRI AL R R

The application no. to which the comment relates: Y/SK—CWBS/S

MeE RN ts2/4a0

Name of person making this comment: JE4E Mr. Adrian McCarroll

BERE

Details of the Comment :

[ fully support this move to better improve the protection of the coastline around Sheung Sze W
|lan. Hopefully, the denigration by commercial activities will be better controlled and the damage
that has already been done may now be reinstated to its former condition.




LRSS/ Z e 2 R Making Comment on Planning Application / Review
SRR

Reference Number:

220121-172600-77594

HE PR

Deadline for submission: 04/ 02/202.2

$EAT H A R HRF

Date and time of submission: 21/01/2022 17:26:00

A RRHIAA I SR 4Rt

The appllcatlon no. to which the comment relates: "Y/SK-CWBS/5

r%%%AJ ﬂ%/’l@li% B = .
Name of person making this comment: HEENGRES

EHRE

Details of the Comment :

1%275 FAEES Y/SK-CWBS/5 : Zliﬁﬁ%i“‘ BrERIR, BB ATl i{ﬂﬁxﬁﬁliﬁ%/ﬁ—?

BN ENER = 0F, —ESEEBRANIERE R TORE— ’%’“#:VEI/% JERARSS
Fcell, iR SN B0 LR U A YR, E R BRAETIAAE A BB RAE
OB S — T R A AR (o PRt BB R

UL N R BRI TR ST, R ARIE R A BT/ T TS A, R ARt — R Dk, R
gﬂtg?ﬁ‘gggi&)ﬂ & RE T Z S B Bk T A B RE R THRER B 2 2K,
I Y -

IS IR AR AR VAT S ity 73 S B ARBWENBESFRER, MATE
(50 P % it B VF 2k RO B R S, BRI f%%ﬂﬁﬁf’ﬂmﬁii@ 275 B R (B 24
YRR (5 O] EBURF e/ A IR B R — 1P 4 B A s A e .

ST E AT B A B




PLER B 2E /75 % = R Making Comment on Planning Application / Review

ek i

Reference Number:

220121-185116-34023

$EAXPREA

Deadline for submission: 04/02/2022

TR H R

Date and time of submission: 21/01/2022 18:51:16

B RHHIAR B F 4t

The application no. to which the comment relates: Y/SK-CWBS/5

"IRERA fR/TE

Name of person making this comment: /N Miss Momc'a

BREE

Details of the Comment :

[ support this application because it is hazardous with all the cars coming and parking illegally a
nd a complete nuisance for villagers who cannot even get to their house anymore




SLELE A/ e H 2 AL Making Comment on Planning Application / Review
B bk

Reference Number:

220121-202201-20242

HeA FR A

Deadline for submission: 04/02/2022

$e3Z 3 A b F ]

Date and time of submission: 2,1/01/2022 20:22:01

B B S e

The application no. to which the comment relates: Y/SK-CWBSZS

MeE R A a4

Name of person making this comment: KA Mrs. Jordana Anderson

SN ui[ﬁ

Details of the Comment :

[ support the application because of the large 1mpact the unauthorized businesses on the area hav
e had on the villages, waterways and the way my family have to live our lives when there are to
urists passing by our home viewing our family activities and in particular our small children. We
"ve lost ALL privacy and our children can no longer enjoy playing by the water or in the water d
ue to the high tourist traffic going out and coming in on kayaks every day. Also we suffer traffic
and parking problems immensely. Taxis and Ubers are not careful driving in the area and are the
refore a danger to our chikdren.




27

TR B R S5/ B 2 E R Making Comment on Planning Application / Review

SELRI

Reference Number:

220123-182825-39175

HESX R

Deadline for submission: 04/02/2022

BT S R

Date and time of submission: 23/01/2022 18:28:25

HRREIARE R R

The application no. to which the comment relates: Y/SK-CWBS/S

TIRERA HR/aTE

Name of person making this comment: JE4 Mr. Bron Holt

BREE

Details of the Comment :

5t




TR S 2 A/ HE = R Making Comment on Planning Application / Review

Reforence Number: - 220123-191713-46860

HEAZPRHA

Deadline for submission: 04/02/2022

FE3T H FA B RF ]

Date and time of submission: 23/01/2022 19:-1.7:13

R B e A AR

The application no. to which the comment relates: Y/SK-CWBS/5

TREERA ) ERTE

Name of person making this comment: FefE Mr. Lam Jo Wing

BRE

Details of the Comment :

LA P RUR /KB USRI (85 ) FIREEREUT i

CREUSCAITEER BB 4RI ECEE | G R (BRI ) M




FUER S R 25/ e 1 2 K, Making Comment on Planning Application / Review

Reference Number:

220123-191928-13720

TR

Deadline for submission: 04/02/2022

FE3 H H R ]

Date and time of submission: 23/01/2022 19:19:28

ARSI R

The application no. to which the comment relates: Y/SK-CWBS/5

"RERA 2T -
Name of person making this comment: RA Mrs. S

BRHE

Details of the Comment :

FT R RR /KA RUE BRI (B ) MIBbERIET Lt

GRS SHE R IR A TN AR | IFES ERERER | i
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BEAR S
SERE

Reference Number:

/Bt E . Making Comment on Planning Application / Review

220123-211227-74657

TEX IR

Deadline for submission: 04/02/2022

HeAC H B he

Date and time of submission: 23/01/2022 21:12:27

A BRI S F R

The application no. to which the comment relates: Y/SK-CWBS/5

CREERA ) BT

ST Kk
Name of person making this comment: el Mr. ﬁ‘i‘ﬂ%‘
ERFE

Details of the Com.ment H
e ZE RS Y/SK-CWBS/5

BT SRS A /KB EUEBR S (B0 MIMEEAYEUT it
it IEH AR T ABA R ) IR E R T B R REE ) MR

pEtHaREUS #
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FLAR B P E/EZ I = R Making Comment on Planning Application / Review

Reference Number: 220123-214410-38160

$EA PRI

Deadline for submission: 04/02/2022

$EAT H HA B HRs ]

Date and time oi" submission: 23/01/2022 21:44:10

A RHERRA S 4w

The application no. to which the comment relates: Y/SK-CWBS/S

| TRERA #H/aRE

Name of person making this comment:

Sefs Mr. FR{E(E

BERHE

Details of the Comment :

ANSCEAR BB AUR (BB ) MELERIBUN L3 - i T AR, WA El R T
B RERE | o BRESBE2022FBUTEISHEITRY " 27 B RESEME | FIRLS A
ER 0 BEVERUENIIRESE - (BIEBCRMESE ERMLA L SR - EA0iAE
B AT (B ) MBLEABUT LM - B T A SR, @R TBRRER
» IR RERE I AT T (F SR - BACREE | TREHIN RERN R - JUSE&H
FEE | iSRRI it 3R |

LN (e
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TR B35/ 2 H 2 R Making Comment on Planning Application / Review

Reference Number: 220123-224837-38795

TR
Deadline for submission: 04/02/2022
=P
S H BRI 23/01/2022 22:48:37

Date and time of submission:

A RRRAR BT SR 4wt

The application no. to which the comment relates: Y/SK-CWBS/5

TRERA T

Name of person making this comment: Ft4 Mr. Lam Tak Keung

BEREE

Details of the Comment :

ARAEREUT  HEREBR =T SEEL - HAREFHRELER TSN EERZE
AR - FRIBERIFAERS T o Ty ziate ) i ERssEuE T 2 - BUFHE TR
PIILAT - BRI EISRE © SR &R/ B I A LS SR PR RS - AR
E—if TN RE ) EORER TERRER ) - BEFNIREREA#L  BER
EANERRIRE - AA(EHEIISY -




PEMS Comment Submission | . Page 1 of 1
33

PR B i/ iR B R Making Comment on Planning Application / Review
&R '

Reference Number: 2ZQ 119-151932-04048 |

]

Deadline for submission: 04/02/2022

3 H AR R

Date and time of submission: 19/01/2022 15:19:32 .

BRI B R

The application no. to which the comment relates: _ Y/ SKfCWBS/ 5

TRERA L E2/EH 44 Mr. Ritchie Bent

Name of person making this comment:

BRI

Details of the Comment :

I have been a resident of HK working in both the Govt and private sector for over 44 years, and
still remain active with my own business. I have watched HK grow and prosper over the past fo
ur decades and despite many people wishing to leave, neither I nor my wife, or daughter who wo
rks here, has any intention to leave. I am particularly proud of eur unique coastline and countrys
ide, which makes HK very special and differentiates it from most other major Asian cities. As pr
eservation of the environment and sustainability becomes increasingly important, so too must be.
the preservation of what we have. I have noted with horror the recent proliferation of plastic kay
aks, notably in the Sheung Sze Wan area, which is both an eyesore and a major potential polluta
| nt, and thus contrary to HK's desire to remain a modern 'global’ city. Whilst understanding the i
mportance of giving people a means to enjoy the wonderful coastline, there needs to be far bette
r control, for both environmental and safety reasons. Zoning and appropriate policing will go a 1
ong way towards achieving this. Dr Ritchie Bent

1 dhalAd amia? ann/Nnlina Cammant/220110.181022.04048 Camment ¥V SK-CWR . 20/01/2022



PEMS Comment Submission ' : : Page 1 of 1

34
ﬁiﬁ?ﬂ$%/§ﬁ"ﬁtﬂ%ﬁ. Makmg Comment on Plannmg Application / Review
SR , |
Reference Number: : - 220120-114813- 50976
PR PR ' | o :

Deadline for submission: 04/02/2022

3 H AR IR : ;N

Date and time of submission: 20/01/2022 11:48:13

=1l

The application no. to which the comment relates Y/SK-CWBS/5
FRERA L /408 ' /INH Miss Sze Wan Sharon

Name of person making this comment: _ Mok

BREFE

Details of the Comment :

I support the application because Seagrass is the fundamental of to maintain biologically diverse
and sustainable marine environment for life to flourish. It is strengthening HK's marine ecosyste
ms. IF we are not taking action to improve biological situation in SSW, the retention rate of seag
frass bed seeds survive rate will reduce to another new low rate. To work on seagrass floor restor
ation takes years and costly to rebuild the marine biological system around. I wish government
would take this serious and pass the application to sustain HK marine system.

Flad/inld_amicAann/Nnlina Cammant/2IN01IN_11AR12.AN0T7A Camment V. QKLCWR M0/01/207072



PEMS Comment Submission

Page 1 of 1

FhEE B B 3/ IR 2 B Making Comment on Planning Application / Review

SHEE
Reference Number: | 220120-120933-19759

PRSI | | 04/02/2022

Deadline for submission:

2T H HH B AR 20/01/2022 12:09:33

Date and time of submission:

R RS Y/SK-CWBS/5

The application no. to which the comment relates:

TIRERA L ER/ETE . 4+ Ms. Danielle Virgona

Name of person making this comment:

BRI o

Details of the Comment :

35

I support this application. We need to protect this area of future irreparable damage.

flanld_amicann/Nnline Camment/2720170.1720023-19750 Comment Y SK-CWR..

20/01/2022



tpbpd@pland.gov.hk - 36

Sz ]
- BHEH: 2022401 H20A 2430 16:38

WefkE: tpbpd@pland.gov.hk

3= Y/SK-CWBS/5

Dear Town Planning Board Members,

I have read the planning application to rezone the site from Village Type Development to Coastal
Protection Area. '

| would like to thank the TPB and Governrhent for taking this initiative which 1 strongly support.

There has been a lot of damage to the coastal environment in the bay over the past few years as a result of
the increased pedestrian traffic to the area. '

Rezoning the site would hopefully control this traffic and allow the coastal environment to recover. This
initiative would also contribute to The Government of Hong Kong’ s Climate Action Plan 2050 initiative.

David Nichols
Sheung Sze Wan resident



PEMS Comment Submission | | : Page 1of 1
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BB R /A AZ 2 B B Making Comment on Planning Application / Review
SEER

| Reference Number: 1220124-153826-59734

SRR

Deadline for submission: 04/02/2022

$e3T HHH b Rp

Date and time of submission: - 24/01/2022 15:38:26

A BRHYAR B Rt

The application no. to which the comment relates: Y/SK-CWBS/S5

TIRERA R

Mr. Chang chi pui ka
Name of person making this comment: FulE Mr g cii pui karry

BRE

Details of the Comment :

MHEEARCERHANEAERNBE RN CAREREDR » BEFEUR—HERERN
FARE  WRABVBARFERREL (B ERILEHTE A 2 EEMERS
TS FEATRIIEENAED) MRS REE - AN TREEBINT A HER B2 &
S

file://pld-egis3-app/Online_Comment/2201 24-153 826-59734 Comment Y SK-CWB... 25/01/2022



PEMS Comment Submission ' ‘ : 'PageA lofl
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P EZERER Makjng Comment on Planning Application / Review
SEER

Reference Number: 220124-210807-10815

TE3CFRAA

Deadline for submission: _ 04/02/2022

$R3C H A R Rf T

Date and time of submission: 24/01/2022 21:08:07

HRHIAR B YRR

The application no. to which the comment relates: Y/SK-CWBS/S

TRREA  H/ T

Mr. Lok hang wai
Name of person making this comment: Sute &

BREFE

Details of the Comment :

AN EBNEER REN Y B ORE RS

file://pld-egis3-app/Online_Comment/220124-210807-10815_Comment Y SK-CWB... 25/01/2022



PEMS Comment Submission Page 1 of 1

33

AR B R/ EZ IR E R Making Comment on Planning Application / Review
SEEW

Reference Number: 220125-035329-80298

AR

Deadline for submission: 04/02/2022

3T H HH R IR ]

Date and time of submission: 25/01/2022 03:53:29

HBRESR AR

The application no. to which the comment relates: Y/SK-CWBS/S

"RERA L /4T

. . 54 Mr. Simon Cox
Name of person making this comment:

BRE

‘Details of the Comment :

I am writing to express my support of the application to change this land zoning to CPA. I have |
ived in Sheung Sze Wan for almost 20 years. Over that period, there has been a lot of environme
ntal destruction both on the land and in the sea. It seems obvious to have a continuous CPA zoni
ng around Sheung Sze Wan bay. I would like to see the Government fulfil its commitments to gr
eater environmental protection through real action, not just empty words. CPA zoning should he

Ip achieve that commitment with stronger statutory protection. I hope the damage can then be re
versed. '

Also, during typhoons, our house has been subjected to flooding from storm surges and waves cr
ashing across Hiu Po Path. This shows that this area of land is an important buffer, albeit not al
ways sufficient to protect the village houses.

. file://pld-egis3-app/Online- Comment/220125-035329-80298_Comment_Y_SK-CWB... 25/01/2022
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LR B R /IR B R Making Comment on Planning Application / Review
SR

Reference Number: 220125.—122424-90357_

TR

Deadline for submission: - 04/02/2022

$E3Z B B AR

Date and time of submission: 25/01/2022 12:24:24

ARREIA R H SR

“The application no. to which the comment relates: Y/SK-CWBS/5

"REERA L SRR

Ms. Louise Drake
Name of person making this comment: x+

R

Details of the Comment : -

The waterfront used to be beautiful and peaceful and all neighbours got on very well. Now there
is rubbish on land and in the water and it is impacting the birds and sea life. The drainage and ro
ads also cannot cope with the increased use.

file://pld-egis3-app/Online_Comment/220125-122424-90357 Comment_Y SK-CWB... 25/01/2022
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SAA S B/ AR B A Making Comment on Planning Application / Review
SRR '

Reference Number: 220125-234232-09970

TESFRI

Deadline for submission: 04/02/2022

$E3T H F R R R

Date and time of submission: 25/01/2022 23:42:32

R B R

The application no. to which the comment relates: Y/SK-CWBS/5

RERA L HE 2T

Mr. wong siu kwon
Name of person making this comment: e 8 8

BREE

Details of the Comment :

BRI - —UIARA R -

file://pld-egis3-app/Online_Comment/220125-234232-09970_Comment_ Y SK-CWB... 27/01/2022
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42

FLAA R R /AR H B R Making Comment on Planning Application / Review
SELRR

Reference Number: 220127-002141-18916

TR IR

Deadline for submission: 04/02/2022

3% F B R SR

Date and time of submission: 217/01/2022 00:21:41

BRI R Rt

The application no. to which the comment relates: Y/SK-CWBS/5

"IRERA L R/

Name of person making this comment:

5‘&& Mr. LI

BERES
Details of the Comment :

(VIS AR

BN ERBEER - ARE
SEEBIZE

RS E SR

HER RGBSR AR &
AEFEREAENREFEN

HEEAHEENEERAREREERER
PAGRRE R AN [ BT RE 23

ﬁle://pld-egis3-app/Online_Cor;lment/220 127-002141-18916 _Comment Y SK-CWB..: 27/0 1/2022
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TR B /B IR = R Making Comment on Planning Application / Review

SEGR:

Reference Number:

220127-162426-62097

FESPRIA

Deadline for submission: 04/02/2022

$E3T H 3 BB

Date and time of submission: 27/01/2022 16:24:26

A BRI AR S A w5t

The application no. to which the comment relates: Y/SK-CWBS/5

TIRERA L /5T

Name of person making this comment: S4 Mr. Hon Stanley LI Sai-wing

SRR

Details of the Comment :

ERFIZoRE I T RN RS, X8R e s

AR AR B RT  AA SRS TN RRRE, (V Zone) T
/tr“”ﬁ{%uxln:ng (CPA) » H5E4RST - Y/SK-CWBS/S - 873 - FEFHILEHE - FER
—HZFRIKEREEMLSURRKERES - 2SS HINEE BEEEL CRyH,
iz iRiE CBEABEREEREESD) - BREEETIRIPTEEN  —oK EIE
@JEL/“”A%/E@J%BK%@T? EESh o [RARAHSRASRICE NG BERR - L2 {E
FEZ T RASTHAT - ERENITRERESER 5 - it ZIKA%JKLII &
T %?Z%EEJ%@%—%E@@EK/ VB

DUESTH R Rl - BN NigR=REE, 1% (EARIE > 40 YRR AL
A EIEAERE - BBV ZoneE T » EHE 7 RIS REFIR(EMESY) - HEMPETE
> PHACHFEREBNMENRE - B8R NEBENREE, & > HREREEEIINE
° ZafEREEILH - AR EIABCHE S | Bex kR & RE SRRV ER - NS 0 |
BT BAHENIHIRENR - BERE192F 127 T EEEREHISR » 2201856
Rk o ERAME42,678R TEHER - BES NERERESREAZIIRNILE - FERMN
FRE A LREANE R(E RIRERRE - MOMERECERBITER - MRESIHRER
(HESEE 0 LI AFRRIELFIRHERIER -

I A AR T EREEERE SR AR ETATE - #DHZJ&% » TR Ryl
- AER - ECUEE SR R S AR - S

T
T AEMER !

ke e ARt MH
—E - —F—F+AH
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PEH S 25/ % 2 H 2, Making Comment on Planning Application / Review

Reference Number: 220128-052505-13296

TR PRI

Deadline for submission: 04/02/2022

$eAC H BA R HRF

Date and time of submission: 28/01/2022 05:25:05

A BRHIAR B SE 4w 5t

The application no. to which the comment relates: Y/SK-CWBS/5

TRERA ) #R/0TE

Name of person making this comment: 784 Mr. Warren

B REE

Details of the Comment :

[ support this application because we need to protect the natural beauty and it’s surroundings. W
ith too much development and commercial enterprises within a residential area will not work an
d cause a lot of problems with local residents.
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FLAR SR/ B e = R Making Comment on Planning Application / Review
SRR

Reference Number:

220129-174325-07015

PESXPREA

Deadline for submission: 04/02/2022

$ESX H A B F ]

Date and time of submission: 29/01/-2022 17:43:25

A FEHIAR R B4R

The application no. to which the comment relates: Y/SK-CWBS/5

TRERA L BT =
Name of person making this comment: 2k Ms. 15T

BRFFE

Details of the Comment :

Y/SK-CWBS/5

= WA ER TR IR i

5 (5 FAIRERT] -

BLAT SR A/ K BB (BhMy) MINLERTBUR 3t - SR A AR =E
TRHSRAISE - NILHRL R /B R A St - BEI R BRAEREE S ERARA
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BUER E HHE5 /% it B R Making Comment on Planning Application / Review
SELRIR

Reference Number: 220129-175307-93397

TR PRI

Deadline for submission: 04/02/2022

FE3 H bR

Date and time of submission; 29/01/2022 17:53:07

ARREAREH R zﬁﬂ‘é

The application no. to which the comment relates: Y/SK-CWBS/5

"RERA L BB

Name of person making this comment: 5B4E Mr. Wan

RS

Details of the Comment :

RARAREEER  FHHHEEETRFENU L -
—EDRBEBRRIRZRINEAL » LHEEEFARBEZURIIEEENA » 5
L BB FHIA -

T > TR RESRVEELLESEE - HA AR AR B T » B
LT ZERT R EE e By T 71 BR DL EIBEh R ATAT St st i Ry B R AR R RSB 8E ZISEEFJ
E o ERETARE T ETIREE b8, o BIGE T R 0 TIRE ) EER SR -
LH o At EREERESNEER—FEERDE ’/xﬁ—“ﬁﬁﬁi%i’éj——“kZ% BER
CREF T o IRAAFEH > HEE ARE N BIRUAH S B HEE - (EMAER - AEREHAMRK
| PEEE G o AN\ BAE S8 K AR AR B 2 AR (4 EIIH:L‘%EF' )\ﬁéAfE RIEIETE
PEUEBIENGE o TTFESRBEAE AR

B BERFEEHER SRS FITESEE  BUARER - MO
ZARGEENG RIS - 3

[ERIECL EHRE - A ASRFUSCH FREE A\ ST 1+ A 3R




4°¢

St EIR 55/ % 2 = K Making Comment on Planning Application / Review

Reference Number:

220129-175548-36566

TEATPRAA

Deadline for snbmission: 04/02/2022

$EAX H A R

Date and time of submission_: 29/01/2022 17:55:48

A BRHIAR S B4Rt

The application no. to which the comment relates: Y/SK-CWBS/5

TIRERA . T JINEEL Miss #k

Name of person making this comment:

BRFFE

Details of the Comment :

5]




PR B R/ EIZ 2 = K Making Comment on Planning Application / Review

Referonce Number: 220129-181205-57575

PR PRI | |
Deadline for submission: 04/02/2022

e H f#A S B 19
Date and time of submission: 29/01/2022 18:12:05

A RANVA B E 4RoE ‘
The application no. to which the comment relates: Y/SK-CWBS/5

RERA ) 5/ 44 Ms. HEE

Name of person making this comment:

BERFFE

Details of the Comment :

&3]




FUAR S 2/ e H 2 K. Making Comment on Planning Application / Review
SRR

Reference Number:

220129-181539-08994

FERPREA |
Deadline for submission: : _ 04/02/2022

FExT HEA BB <.
Date and time of submission: 29/01/2022 18:15:39

E R B R AR Y/SK-CWBS/5

The application no. to which the comment relates:

"IRERA ) SR/

Name of person making this comment:

L+t Ms. 5REE

SRR

Details of the Comment :

(52 % : |




P 55/ 78 %2 = K. Making Comment on Planning Application / Review

Reference Number:

220129-182638-28878

RATPRIA
Deadline for submission: 04/02/2022

R HEA R e
Date and time of submission: 29/01/2022 18:26:38

HRAHIR B 55wt
The application no. to which the comment relates: Y/SK-CWBS/5

"REERA g S Mr. N jack ki

Name of person making this comment:

B REHE

Details of the Comment :

ES ]
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TR BB EE/ B2 2 E R Making Comment on Planning Application / Review

SERIT

Reference Number:

220129-191932-50009

FRATPRIA
Deadline for submission: : 04/02/2022

HEAE M R B

Date and time of submission: 29/01/2022 19:19:32

A BRHIAR B SR 4RIt

The application no. to which the comment relates: Y/SK-CWBS/S

TRERA . /TR

Name of person making this comment: /ME Mlss Yan Cheuk

BRHE

Details of the Comment :

[t




52

TR B S5/ B PR B R Making Comment on Planning Application / Review

SERI -
Referonce Number: | 220129-194005-00041

FRACPREA
Deadline for submission: 04/02/2022

B s
RS HA R - 29/01/2022 19:40:05
Date and time of submission:

A RN B HH B 4R
The application no. to which the comment relates: Y/SK-CWBS/5

TIREE A | H2/2755% ' 7INE Miss 2N

Name of person making this comment:

BRE

Details of the Comment : ’

[ sz |




SR E A/ EZ Y = R Making Comment on Planning Application / Review

SERE

Reference Number:

220129-204206-00899

TR PRI

Deadline for submission: 04/02/2022

FEAT HBA R

Date and time of submission: 29/01/2022 20:42:06

AT E AR

The application no. to which the comment relates: Y/SK-CWBS/5

"RERA ) BaTE

Name of person making this comment: 4 Ms. kourt yuk ying

BRE

Details of the Comment :

&5




94

W SRR R
SE R

Reference Number:

Making Comment on Planning Application / Review

220129-232741-95281

HESCPRIA

Deadline for submission: 04/02/2022

$EAX H R R

Date and time of submission: 29/01/2022 23:27:41

A RHIAA B SR 4Rt

The application no. to which the comment relates: Y/SK-CWBS/5

TIRERA ) #R0TE

Name of person making this comment: /INE Miss Chloe Chik

EREE

Details of the Comment :

AR B R AT (B ) AMLER BT 1 - B | BT | Al s |
BRREIE | TSR0 F RIS TR | 27 SRBIRING | ARSI
ERE 7FE VERIEIRIEST  EILBERES %Eﬁﬁiﬁ?ﬁﬁﬁiﬂﬂ’ﬁ%ﬁ {ELATTRHAE R
/EZ S (i) AMLBCBIT-LI > B | A | R R | BEFEREE
R LT BERER L ATAT L (RS IR - BRACREIE | TMHIHIN RERN G - SUSASER ||
(8 | B RERREAIM A T | |

PRUEAS AAE SRS 3 !
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TR 2 1 55/ % 1 = K. Making Comment on Planning Application / Review

SE I

Reference Number: 220129-233933-73858

$EXPRA

Deadline for submission: 04/02/2022

FEC H S BB

Date and time of submission: 29/01/2022 23:39:33

R B R 4wt

The application no. to which the comment relates: Y/SK-CWBS/S

TRERA ﬁi%/%ﬁ , .
Name of person making this comment: /IME Miss 5277

BRI

Details of the Comment :

A NS EE BB AR (Bhy) MBLEEIBT L0k > B " A EER R | s R T
ﬁl—{% Gl ) 2R SSE2020 FEUNTRIHETH) - 2T SREBRIMIE | (RS E
> HESR *B VERNEIREE © ELECR S R TR AT T R o (HAKHE
&ZW«‘ (3t MIBCERATEUR 3t > ey r?EBﬁ"E?*FJ WSS TR AR
AL FERE LR L ER R - RACREE | RN R RN - SJUE SHHE
| SR NI i Ty 2 |
RIEA ASEHIRFUS T |




36

PRSI H 35/ EZ = R Making Comment on Planning Application / Review

ek i

Reference Number:

220130-011806-21086

$EC IR

Deadline for submission: 04/02/2022

PR H I A

Date and time of submission: 30/01/2022 01:18:06

A BRI SR SE R

The application no. to which the comment relates: Y/SK-CWBS/5

TIRERA L BT

B i
Name of person making this comment: FE M. RS
BRFE

Details of the Comment :

A ANGEL96TEZE2008EEFAERENT » BEPNIRAEAN BEIMERE » ERBF2STFEE

Rt ZAy/ N R EE S KER > HEERNES TR 0FESZRESE - FEEER

AT BB RB (TSR FEERRS (2B AZILLEST - 8K » WFEg

| [BEZEA S REE LB REE P - B - (HEAGRM S R

M- RESCEERTHETT » TFU— (&0 - EBEERRIITREBFAERE TG TR

Eggggﬁﬁ% » Tt/ D N % TRERS BIHAM T R/ N— (BB 7 - Buth A A5gs
FUBCHI R




bR B EE/E %2 H 2 R Making Comment on Planning Application / Review

SEER

Reference Number:

220130-083056-58210

FEXCPREA
Deadline for submission: 04/02/2022

$E3 HHA KB ' .
Date and time of submission: ’ 30/01/2022 08:30:56

HRRAIF B B 4RTT
The application no. to which the comment relates: Y/SK-CWBS/5

"IRERA L R

Name of person making this comment: SEfE Mr. Lau chi cheung

BRHE

Details of the Comment :

K% EEHEERERAE. | |




o8

d AR B EH S/ B e H 2 & Making Comment on Planning Application / Review

SERIR
Reference Number: 220130-125958-13184

FESXPREA

Deadline for submission: 04/02/2022

$EAC H 5 R A

Date and time of submission: 30/01/2022 12:59:58

ARAHIAR S B4Rt

The application no. to which the comment relates: Y/SK-CWBS/5

TRERA L EREE
Name of person making this comment: AL Ms. EEME

BREE

Details of the Comment :

2 $ AR B A B BB R FRIRERE - EBENERANE - AR
FEAIA SR ARG HRERCE - B ERATEEANRY !




LA E eSS/ B PR H 2 R Making Comment on Planning Application / Review
SELEI .

Reference Number:

220130-132315-20868

HEsX IR

Deadline for submission: 04/02/2022

FESC H S R A

Date and time of submission: 30/01/2022 13:23:15

AR S R 45t

The application no. to which the comment relates: Y/SK-CWBS/5

rIREEA | /G

Name of person making this comment:

Z+ Ms. BEMfE

BRE

| Details of the Comment :

58 Bl |

SRR BB A R RUE REFEREE - ENEEMERETE - N3
%E%D/Aéjﬁ-f%_&._%ﬁﬁ HHERGE - S ERATREAN Y |

S A EEY)




2= %, Making Comment on Planning Application / Review

Reference Number: 220130-131848-12357

TR PREA
Deadline for submission: 04/02/2022

HEAL H 3 R s ] 18-
Date and time of submission: 30/01/2022 13'18'48 :

BREATIR B E R Y/SK-CWBS/5

The application no. to which the comment relates:

TIRERA HRATE /INE Miss Yip

Name of person making this comment:

BREHE

Details of the Comment :

e !




60

FREIR S ERREER Maing Comment on Planning Application / Review

Reference Number:

220130-133132-87393

PRI

Deadline for submission: 04/02/ 2022'

$EAX H B B ]

Date and time of submission: 30/01/2022 13:31:32

A BRHIAR B SR 455t

The application no. to which the comment relates: Y/SK-CWBS/5

TREERA L BT

Name of person making this comment: /INH Miss Lam

BHRSE

Details of the Comment :

5]
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FLRR & R 2A/ B P H = K. Making Comment on Planning Application / Review

Reforence Number: ~ 220130-163939-73565

FREAZPRHA | _
| Deadline for submission: 04/02/2022

e HEA B BE i ' 20-
Date and time of submission: 30/01/2022 16:39:39

BRI B FRoE
The application no. to which the comment relates: Y/SK-CWBS/5

TREEA L YR | s Mir. e cIE

Name of person making this comment:

BHREHE

Details of the Comment :

B T BN R S RO BN E B L BB /KB L B (B0 FIMEAIE
Hﬁ“/ii{ﬁEEE%%ﬁtﬁ%EE PRSI , ER NERREENT ) FEEREITY/SK-CW
S/5 , : '




PLAR & P EA/E e HE R Making Comment on Planning Application / Review

SEET
Reference Number:

220130-164955-03446

$ESPRIA

Deadline for submission: 04/02/2022

$E3C H 0 e

Date and time of submission: 30/01/2022 16:49:55

A RRERL B SR 4

The application no. to which the comment relates: Y/SK-CWBS/5

TRERA ) ER/TE

B
Name of person making this comment: el Mr. Ba5AAE
HHEEHE
Details of the Comment :

A NB&SAEAE VBN R E RN RS ¥ ¥ 5 va 57K SRR R (B ) MBI
i H I EREE R T A SRR | SER T B REEN . B4Rt Y/SK-CW

BS/5




R EIGEEZIEHER Makmg Comment on Planning Application / Review
BRI

Reference Number:

220130-165120-80376

HER TR

Deadline for submission: - 04/02/2022

HRAC H A B

Date and time of submission: 30/01/2022 16:51:20

A BRI R R 4t

The application no. to which the comment relates: Y/SK-CWBS/5

TRERA L #/TE , v
Name of person making this comment: /I Miss B8554E A

BEREHE

Details of the Comment :

BS/5

A NBE S RUEN RS RN RS #ritra B A/ KA USRI 1 (35 ) AL AT EL
fF L B R IRA AN B ) B R TEBRREENTT ) FHERETTY/SK-CW)




t A E 55/ 78 %32 1 = K, Making Comment on Planning Application / Review

BERIR

Reference Number:

220130-165219-38086

TR PRI

Deadline for submission: 04/02/2022

$E3 H R ]

Date and time of submission: 30/01/2022 16:52:19

H BRHIAR S B4Rt

The application no. to which the comment relates: Y/SK-CWBS/S

TRERA #R/ETE

Name of person making this comment:

St Mr. BRZREE

BERFE
Details of the Comment :
RN R B ERENRE R R)RE #rira = E/KEHE RSB R (&) FImtEAE

Iﬁ‘?:ﬁk%ﬂﬁ%iﬂz,%ﬁﬂﬂ TSN ) EIR TBRIREENT ) HEERTTY/SK-CW
BS/5




PLAR B EE /B e E R Making Comment on Planning Application / Review

Refronce Number: 220130-165334-63341

FESPREA

Deadline for submission: 04/02/2022

| s B R AR

Date a‘nd time of submission: 30/01/2022 16:53:34

A BRHIARE] R Rt

The application no. to which the comment relates: Y/SK-CWBS/5

TIRERA L d/aTE
Name of person making this comment: A Ms. EIRE

BHREE

Details of the Comment :

A N EIREAR EUEN (N RS ¥t ia =R /KIS BB R R (B ) %DM%%E@BCH?:!:#&
RS RER T T AR Y | @R T BRIREEME | HEE4RTE: Y/SK-CWBS/S




LRSI 55/ Z it = K Making Comment on Planning Application / Review

SR

Reference Number:

220131-133216-32493

| 48R

Deadline for submission: 04/02/2022

HEAZ H H R B

Date and time of submission: 31/01/2022 13:32:16

B BRHIAR I B 4R 5t

The application no. to which the comment relates: Y/SK-CWBS/5

TIRERA ) T

Name of person making this comment:. 7t4 Mr. BOB

BRI

Details of the Comment :

[ support the application because Sheung Sze Wan infrastructure cannot support the volume of p
eople on weekends and the destruction that they bring to the environment.




66 41w

Pt E /B %2 = R Making Comment on Planning Application / Review
SRR

Reference Number:

220131-165933-06133

TR IR

Deadline for submission: 04/02/2022

FESCH A R ]

Date and time of submission: 31/01/2022 16:59:33

A BRHIAR B SE 4Rt

The application no. to which the comment relates: Y/SK-CWBS/5

"IRERA L AT

Name of person making this comment:

G4 Mr. bob

BRI

Details of the Comment :

i support this application as the infrastructure of cannot support the volume of people with subse
quent destruction of the natural environment




6g PlAfle>

TR & e 35/ Bt = R Making Comment on Planning Application / Review

SR

Reference Number: 220201-074749-97527

AR
Deadline for submission: 04/02/2022
A H A 01/02/2022 07:47:49

Date and time of submission:

AR B F4RoE

The application no. to which the comment relates: Y/SK-CWBS/5

TRERA ) AT

Name of person making this comment: 5t Mr. BOB

BREFE

Details of the Comment :

i support this application as the infrastructure in Sheung Sze Wan cannot handle the volume of p
eople and the damage to the environment that they cause




PEH SR 5/ % = R Making Comment on Planning Application / Review

SHEED
Reforence Number: 220131-133617-37278

$ES PRI

Deadline for submission: .04/02/2022

$EAX H H B HRF

Date and time of submission: 31'/01/2022 13:36:17

RN e

The application no. to which the comment relates: Y/SK-CWBS/5

TRERA HAATE |
Name of person making this comment: JB4E Mr. Mayank

BREE

Details of the Comment :

[ support this application because it’s good for the village, the community it’s safety and the sea
and water quality.




LR SR S5/ e 1 B 5, Making Comment on Planning Application / Review

Reference Number:

220131-133936-97791

PR

Deadline for submission: 04/02/2022

HEAX H R R

Date and time of submission: 31/01/2022 13:39:36

ARSI E w5

The application no. to which the comment relates: Y/SK_-CWBS/S

TRERA HR/4THE

Name of person making this comment: SE4E Mr. Blumberg Mark

EREFE

Details of the Comment :

Please stop all building and commercial activities (kayak businesses) in the Lobster Bay, Mau P
0, Sheung Sze Wan area which directly impact the environment and resident safety due to lack o
f access from illegal parking. '




69

BHE SIS E

EAZHEHE AL Making Comment on Planning Application / Review

Reference Number: 220131-135417-30432

FESCPREHA

Deadline for submission: 04/02/2022

FESC A R

Date and time of submission: 31/01/2022 13:54:17

R RAHYAR B SR 4R

The application no. to which the comment relates: Y/SK'CWBS/ 5

"IRERA ) #R/HE

Name of person making this comment: KA Mrs. Hannah Jamieson

BRAERE

Details of the Comment :

[l agree with the application because the coast should be protected. !




SEL G/ PR = B Making Comment on Planning Application / Review

B b

Reference Number:

220131-140956-48318

HRACPREA

Deadline for submission: 04/02/2022

$e3C H B F e

Date and time of submission: 31/01/2022 14:09:56

BRI & ER AR A

The application no. to which the comment relates: Y/SK_C_WBS/S

MR R AL B2/

Name of person making this comment: 5E4 Mr. Gareth Lane

| BRE

Details of the Comment :

[ fully support the application for the area to be changed to CPA. There are 3 rare species of flor
a in the area: Halophila Ovalis, Halophila Minor, Zostera japonica which are listed in the Rare a

nd Precious Plants of Hong Kong. This gap in the CPA in the area needs changing to help ensur

e this species protection. We have seen a huge increase in plastic pollution in the area since the o
pening of the kayak businesses and there is a huge concern in the community that this is already

having a damaging effect on the environment.




1

L G/ AL PR 7T L Making Comment on Planning Application / Review

%%ﬁ%

Reference Number:

220131-141148-62353

FEALFREA

Deadline for submission: 04/02/2022

$e5Z B A B RFfE]

Date and time of submission: 31/01/2022 14:11:48

I BRAT AL R AR AR B

The application no. to which the comment relates: Y/SK-CWBS/5

MREE A M2/

Name of person making this comment: JE%E Mr. Robert Sheridan

/L.\E‘n'ii‘ Iﬁ

Details of the Comment :

[ strongly support the proposed rezoning request. [ have been a resident of Hiu Po Path for nearl
y 4 years and have been concerned about accessibility and the degradation of the local environm
ent due to elevated levels of foot and road traffic of late. Nearly all of the residents on the street

have had their vehicles damaged numerous times as a result of abnormal volume of taxis and pri
vate vehicles dropping off and collecting passengers. We have all been left to pick up significant
amounts of rubbish left by these visitors, creating very real environmental and hygiene issues. T
his is one of the most beautiful places I have been in Hong Kong - please help to protect it.




72

h AR B S/ E R 1 B K Making Comment on Planning Application / Review

SR

Reference Number: 220131-144204-20628

$EXREA

Deadline for submission: 04/02/2022

FEC H B e

Date and time of submission: 31/01/2022 14:42:04

A HHIAR B EE RSt

The application no. to which the comment relates: Y/SK-CWBS/5

MIREE A M4/

Name of person making this comment: KA Mrs. Nathalie Attias

BRHE

Details of the Comment :

[Essential to keep safe the last few environmental areas.




73

WAk

CHE RS/ 12 Fe = L Making Comment on Planning Application / Review

%%ﬁ%ﬂi

Reference Number:

220131-151102-00089

AR

Deadline for submission: 04/02/2022

1R H A R R

Date and time of submission: 31/01/2022 15:11:02

A BRI A R R A o5

The application no. to which the comment relates: Y/SK-CWBS/5

MEER A H2/275E

Name of person making this comment: FA Mrs. Robyn Schats

/Ln IZIEF'Iﬁ

Details of the Comment :

Dear Sirs

[ fully support rezoning the water front area into "Coastal Protection Area". I have lived here for
nearly 20 years and in just the last year or 2 years I have found it quite distressing the damage an|
d abuse the coastal front has had to deal with from people. The rubbish it's self has increased by
ten folds. The coastal front needs our protection and we must do what we can. A applaud your at
tention on this matter and thank you from the bottom of my heart.

Many thanks

Robyn




B

| FR G e L

BE w5

Reference Number:

Making Comment on Planning Application / Review

220131-154521-89258

HeACPREA

Deadline for submission: 04/02/2022

$eAZ H e RF ]

Date and time of submission: 31/01/2022 15:45:21

A R AR B 2 A

The application no. to which the comment relates: Y/SK-CWBS/5

MR R A e

Name of person making this comment: JE%E Mr. Laurent Quignon

ERR

Details of the Comment ;

To whom it may concern,

Very happy to see government paying attention the costal protection and our village in general.
Hopefully traffic could be controlled so both the village owners, resident and tourists could enjo
y Clear Water Bay for the decades to come.

Thank you




FLHE R 55/78 7% 2 = K Making Comment on Planning Application / Review
BRI

Reference Number:

220131-155535-27236

FRATPREA ' |
Deadline for submission: 04/02/2022

X HEA R A ' <&
Date and time of submission: 31/01/2022 15:55:35

A BRI B 5 4T ,
The application no. to which the comment relates: Y/SK-CWBS/5

TRERA L #ERITE 5%4E Mr. Gareth Hirst

Name of person making this comment:-

BHRFE

Details of the Comment :

|My family and I support the proposal. Saving the natural eco system for our kids and future gen
e

rations is the right thing to do.




SRR G/ B = A Making Comment on Planning Application / Review

B w5

Reference Number:

220131-162751-63753

AR EA

Deadline for submission: 04/02/2022

$eAC H R RFfE]

Date and time of submission: 31/01/2022 16:27:51

1 BRI AR & R S5 R

The application no. to which the comment relates: Y/SK-CWBS/S

MR R AL tR/2H0

Name of person making this comment: AA Mrs. MCGILLIVRAY

= 23 ,[EE
/E_\ nqé B -

Details of the Comment :

[ fully support the proposal to improve the protection of the coastline around Sheung Sze Wan.
Commercial Business operators (to my knowledge are unlicensed) have already done huge damaj.
ge to the coastline, including coral reefs and the water quality. If these commercial operators can
be better managed, further damage could be prevented and hopefully the damage that has been d
one can revert to it's original state.




I

.| Deadline for submission:

FEHR S N EE/ B e E K. Making Comment on Planning Application / Review
E =t i

Reference Number:

220131-162937-23267

=y
A RREA 04/02/2022

1837 B A RS

Date and time of submission: 31/01/2022 16:29:37

A RARYAR B EH B 4RSIt

The application no. to which the comment relates: Y/SK-CWBS/5

TRERA L BT

Name of person making this comment: 584 Mr. Nick

EREE

Details of the Comment :

[ fully support this application for a matter of safety, environmental matters and cor the respect t
he private life of the people living in the area.
This coast must be better protected.




FLRR B R 2/ Bt = R Making Comment on Planning Application / Review

SER

Reference Number:

220131-163017-09724

$ESC PRI

Deadline for submission: 04/02/2022

$EsX H 8 Ko Br

Date and time of submission: 31/01/2022 16:30:17

E BRI B R 4Rt

The application no. to which the comment relates: Y/SK-CWBS/5

TIREERA L fBTE

Name of person making this comment: 24 Ms. Yuen Wai Chi Erica

BREFRE

Details of the Comment :

[ support the application since I am one of the residents in this neighborhood. Safety and environ
mental issues are the key. Pls considerate. Thx!
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FLHR SR EE /2Pt = K Making Comment on Planning Application / Review

Reference Number:

220131-164238-01968

FEAZ R
Deadline for submission: 04/02/2022

e HHA KB R 49-
Date and time of submission: 31/01/2022 16:42:38

A RARVR B B 4R5E
The application no. to which the comment relates: Y/SK-CWBS/5

TRERA ) /AT 554k Mr. Goni

Name of person making this comment:

EREE

Details of the Comment :

[l support the application to maintain the health of the natural environment and wildlife.




SEHLEI GG/ %R I 2 F Making Comment on Planning Application / Review
B b

Reference Number:

220131-165532-88328

$eAC PRI

Deadline for submission: 04/02/2022

$eAC H A e ]

Date and time of submission: 31/01/2022 16:55:32

1 BRI A AR R IR

The application no. to which the comment relates: Y/SK-CWBS/5

MR AL /a8

Name of person making this comment: 784 Mr. David Nichols

/|_.\ uqélﬁ

Details of the Comment :

[Dear Town Planning Board Members,

[ have read the planning application to rezone the site from Village Type Development to Coastal
[l Protection Area.

[ would like to thank the TPB and Government for taking this initiative which I strongly support
There has been a lot of damage to the coastal environment in the bay over the past few years as
a result of the increased pedestrian traffic to the area. :

[Rezoning the site would hopefully control this traffic and allow the coastal environment to recov

er. This initiative would also contribute to The Government of Hong Kong’s Climate Action Pla
n 2050 initiative.

avid Nichols
Sheung Sze Wan resident




31

PR E 5/ EZ i = R Making Comment on Planning Application / Review

SE

Reference Number: 220131-172733-86427

SR PREA

Deadline for submission: 04/02/2022

FEAC H 3 R B

Date and time of submission: 31/01/2022 17:27:33

BRI E RSB RY Y/SK-CWBS/5

The application no. to which the comment relates:

TRERA L fRATE

Name of person making this comment: FuE Mr. Trevino

ERFE

Details of the Comment :

[ support this application because this area needs protection from all the rubish and plastic left b
y water tours.




TS 55/ % 2 = R Making Comment on Planning Application / Review

Reference Number:

220131-184633-31965

TR PREA

Deadline for submission: 04/02/2022

$esX HH S B

Date and time of submission: 31/01/2022 18:46:33 ‘

A RARA B R 4RIt

The application no. to which the comment relates: Y/SK-CWBS/5

TRERA ) 2T

Name of person making this comment: FR4E Mr. guy remington

=
/E\ DE? =]

Details of the Comment :

[ support the application because we cannot see the continued destruction of HK's coastal shores
due to unregulated business practices that destroys important widelife and coastal waters in HK.




- 83

SRS/ A% R = Il Making Comment on Planning Application / Review

BRI

Reference Number:

220131-191843-82395

HRACPREA

Deadline for submission: 04/02/2022

$EAC H S RF T

Date and time of submission: 31/01/2022 19:18:43

F1 BRE A R SRR %

The application no. to which the comment relates: Y/SK-CWBS/5

MeE RN /a0

Name of person making this comment: 21 Ms. Anh Nichols

= 5 2 ,]Eg
BREEE

Details of the Comment :

[ am very supportive of this rezoning application. As a frequent visitor to this seaside area of NT
, it is beautiful and full of beautiful sea life. It is a very unique part of Hong Kong that needs bett
er environmental protection.

Such rezoning'would be perfectly inline with Hong Kong government’s goal of Climate Action
plan of 2050.

Thank you.

Anh Lu
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SRR ES A P2 HH 2 Bl Making Comment on Planning Application / Review

BEHR

Reference Number:

220131-192018-37914

HeACBREA

Deadline for submission: 04/02/2022

| $232 H BB R

Date and time of submission: 31/01/2022 19:20:18

1 BRA AL R G Bl

The application no. to which the comment relates: Y/SK-CWBS/5

MR A AL g/

Name of person making this comment: JEZE Mr. Andrew Stanley

ERE

Details of the Comment :

[ support this application as a local homeowner and long time resident, I have seen significant er
osion of the otherwise tranquil and peaceful way of life for visitors and residents alike. Noise po
Ilution, rubbish, and dangerous situations caused by the irresponsible kayak operators.




35

Reference Number: 22013 1'195757'37177

HERZPRHA
Deadline for submission: . 04/02/2022

FEAT H HA R Rs

Date and time of submission: 31/0172022 19:57:57

A BRHIAE] R F 4Rt

The application no. to which the comment relates: Y/SK-CWBS/5

TRERA L /ST 5G4 Mr. Harry Shah

Name of person making this comment:

BRFE

Details of the Comment :

PR B a5/ izt 1 B &, Making Comment on Planning Application / Review

[We support. Thanks.




st UL 224
BEHRT

Reference Number:

220131-200550-12487

PEA PR

Deadline for submission: 04/02/2022

$eAZ H H p RE

Date and time of submission: 31/01/2022 20:05:50

1 BRI R A R

The application no. to which the comment relates Y/SK-CWBS/S

MeE R AL /28

Name of person making this comment: JC4E Mr. Schats Pieter

i) u%élﬁ

Details of the Comment :

[ fully support the application to re-instate Hui Po Path's coastline zoning category to "Coastal P
rotection Area" as soon as is practicably possible. This area needs this zoning to ensure all the re
sidents can enjoy the much improved are where the influx of cars, trucks, tourists/visitors and th
e resulting pollution, high levels of rubbish and destruction of the area due to the influx is dama

ging the area.

Warm regards,

[Pieter Schats
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AR BRI IR B
SE R

Reference Number:

5, Making Comment on Planning Application / Review

220131-205739-61635

FES PRI

Deadline for submission: 04/ 02/2022

$E3X H B R F

Date and time of submission: 31/01/2_022 20:57:39

ARSI F R

The application no. to which the comment relates: Y/SK-CWBS/5

TREREA L SR

Name of person making this comment: 4= Ms. Melinda Hu

BEREFE

Details of the Comment :

[ support the application to reduce damages to the environment and conservation of the marine li

fe. To also respect the day-to-day life of the local residents, as well as provides safety for the chi
Idren living in the village.
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FUHH IR /& Z R = K Making Comment on Planning Application / Review

Reformrce Number: | 220131-212152-08456

BSIR
Deadline for submission: 04/02/2022

AT H A R .
Date and time of submission: 31/01/2022 21:21:52

H R B E 4R
The application no. to which the comment relates: Y/SK-CWBS/5

TRERA ) /5TE ' 4%4E Mr. Andrew Eldon

Name of person making this comment:

EREFE

Details of the Comment :

[[ support this application to preserve the natural coastline and the wildlife that lives along it |
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e el FH A A R R L
%%#ﬁﬁ)ﬁ

Reference Number:

» . Making Comment on Planning Application / Review

220131-213201-51308

AR

Deadline for submission: 04/02/2022

$eAZ H A b g

Date and time of submission: 31/01/2022 21:32:01

1 BRI AL AR AR I

The application no. to which the comment relates: Y/SK-CWBS/5

MRE R H2HE

Name of person making this comment: 7e4 Mr. How

u_.\ﬁ.u‘fi‘ Iﬁ

Details of the Comment :

[ support the rezoning application as it will save and preserve a precious part of Hong Kong’s co
astline, something that all too common is given up for development and prosperity of the ‘few’.

There is a vast amount of sea life in the area that will be permanently damaged if this coast line i
s not preserved. Already we have lost the annual star fish migration due to kayak business that h
as built up.

We will be left with so little of the original coastline that shows just how Hong Kong was forme
d by the pushing up of the shifting plates, something that if you walk this area you can see and s
hare with children to-insight their love for the planet.

[Preserve that which is here! ~
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S EH G/ %3¢ 1 78 Tl Making Comment on Planning Application / Review

BE R

Reference Number: 220131-221.251—17260

$RR AR

Deadline for submission: 04/02/2022

$23Z B BB AREH]

Date and time of submission: 31/01/2022 22:12:51

e e

The application no. to which the comment relates: Y/SK-CWBS/>

MR R AL #2078

Name of person making this comment: Z 1+ Ms. Williams

BN

Details of the Comment :

[ support the application to reinstate Hui Bo Path’s coastline zoning category to ‘Coastal Protect
lion Area’ because our environment and natural habitats must be protected. We must not allow th
e destruction of our beautiful coastline for the sake of dollars for a few people. There are many lil
| Jving things within and around the coastline that depends on its ability to naturally provide shelte
r, food and space to survive. Our area is one of natural outstanding beauty and must be respected
and encouraged to remain to provide awe and enjoyment to generations to come.
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2t
oh

AR

SELRIR
Reference Number:

it H = H Making Comment on Planning Application / Review

220131-221822-77157

PR PREA

Deadline for submission: 04/02/2022

$E38 H B BeBsr

Date and time of submission: 3 1/,01/2022 22:18:22

A BRHYAR B SR 4Rt

The application no. to which the comment relates: Y/SK-CWBS/5

"TRERA R

Name of person making this comment: 54 Mr. Cyrille Dimitri Troublaiewitch

BRI

Details of the Comment :

[ support the application given how unique our Sheung Sze wan coast is and to protect it from e
xcessive use for commercial purpose
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SR B HH 35/ IR H = K Making Comment on Planning Application / Review

SERR

Reference Number: 220131-224152-70744

$EX R

Deadline for submission: 04/02/2022

$E3T H B B FRFiE]

Date and time of submission: 31/01/2022 22:41:52

AR E AR

The application no. to which the comment relates: Y/SK-CWBS/S

TIEERE A T

Name of person making this comment: JEfE Mr. Steven Tindall

BREE
P =} ﬁ

Details of the Comment :

[ support this action because too much of the Bay has already been lost to development. It is par
amount that the natural ecosystem is not further disrupted or damaged.
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}& & R Making Comment on Planning Application / Review

SE R

Reference Number: 220131-224828-44073

$ESX PR

‘Deadline for submission: 04/02/2022

$E3T H HA B Rf ]

Date and time of submission: 31/01/2022 22:48:28

ERREA B E 4RSE

The application no. to which the comment relates: Y/SK-CWBS/S

TIRERA . E/TE

Name of person making this comment: KA Mrs. Veronica Southgate

BREE

Details of the Comment :

[ support this application because we need to protect our coast environment, it is very important
for the marine life. The unnecessary commercial activities are damaging our beautiful ocean.
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SR R G/ IS R L Making Comment on Planning Application / Review

BE R

Reference Number:

220202-110029-58670

HRAZPREA

Deadline for submission: 04/02/2022

$eAC H B b HF ]

Date and time of submission: 02/02/2022 11:00:29

o B AR B e e

The application no. to which the comment relates: Y/SK-CWBS/5

MR R A 2208

Name of person making this comment: 1 Ms. Patricia Griffiths

EE=EY ,I.EE
/E\ Hir:‘ B

Details of the Comment :

Having lived in Clearwater Bay for 17 years and in Lung Ha Wan for 14 years I am appalled tha
t the government shows no respect for coastal Protection in this area and appear to have no powe]
r in stopping the commercial practices that are having devastating consequences to the coastal ar
ea and marine life.
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PR 35/ e H = R Making Comment on Planning Application / Review

BRI

Reference Number:

220202-133115-81171

RAZRHA
Deadline for submission: 04/02/2022

FEAX H I S

Date and time of submission: 02/02/2022 13:31:15

AR B R 4R

The application no. to which the comment relates: Y/SK-CWBS/5

"RERA EL/ETHE 4+ Ms. Alison

Name of person making this comment:

BRFE

Details of the Comment :

I support this proposal in order to more proactively protect the vulnerable and at-risk coastline |




CRR B E G/ A A H & L Making Comment on Planning Application / Review

%’%rfﬁ’?ﬁ

Reference Number:

220203-170603-39225

PR BRI

Deadline for submission: 04/02/2022

23 H AR s

Date and time of submission: 03/02/2022 17:06:03

1 BRE AL B A IR

The application no. to which the comment relates: Y/SK-CWBS/5

MRER A /s

Name of person making this comment: Z 1 Ms. Taylor P A

=3 F!E'élﬁ

Details of the Comment :

[ have read the application and as a resident of 20 years in the area would like to record my supp
ort for establishing a CPA as indicated on the maps. [ have seen great deterioration of flora and f
auna in the vicinity and mass destruction of coastal biodiversity both in and out of the water in p
articular over the last two years. The infrastructure in this small NT village cannot cope with nor
sustain the numbers of visitors that visit on fine weather days for outdoor pursuits. I hope the TP
B will look favorably on the application and work with local residents to balance the area to visit]
ing people, private cars, taxis and trucks. Its totally unfair as a resident that I regularly cannot ge

t to/from my home and on numerous occasions time delays block emergency service vehicles to
0. Thank you




FLHEH 55/ % 2 = H. Making Comment on Planning Application / Review
SRR

Reference Number: 220203-175021-23837

SRS PREA

Deadline for submission: 04/02/2022

AT HHA AR

Date and time of submission: 03/02/2022 17:50:21

AR R S 4R

The application no. to which the comment relates: Y/SK-CWBS/5

"IRERA L BT

Name of person making this comment:

/NGH Miss BS B

BRI

Details of the Comment :

RN TSR B a5 AR 9T Y/SK-CWBS/S » ST PR /KEAR BUEBERI I ()
FOBEBREYEUT 13t - BREEH AU, RSB S TERRERE , R o

A NBHEERER  WNEIREENEEE - CEFNEEETK LES) - GREFX -
WIRE - TARREUEYA T BRE i R T RS R s TR - BRREIH - i 8f ik
BURF— B LASRER T R B R R 28 BURF SR AV S IR AR - ORI (e I RER B A e i e a4
» AN EE KRB HES -




LB E5 /4R 5 Tl Making Comment on Planning Application / Review
g g App

BE w5

Reference Number: 220203-205327-18151

AT R

Deadline for submission: 04/ 02/ 2022

$EAZ 2 A 5 s ]

Date and time of submission: 03/02/2022 20:53:27

AT BRAD AL FR FE A B

The application no. to which the comment relates: Y/SK-CWBS/5

Mem RN /208

Name of person making this comment: JE4 Mr. de Krassel

= | 2y
/E\ Hélélﬁ

Details of the Comment :

[ have been a resident of Hui Po Path for 20 years. I moved here to get away from the concrete j

ungles of the city and be closer to the beautiful coastline, trees, and tranquil environment. I am h
orrified at the destruction that has been done to the coastline the last few years to make illegal ra
mps for kayaks that in turn bring several hundred, if not more than a thousand, people on a daily
basis, weather permitting. The trash, traffic and continued destruction of fauna and flora by the ¢
areless, clueless and selfish city slickers is beyond belief. I strongly urge the TPB to support the

application to preserve Hong Kong's rapidly deteriorating and disappearing coastline.




FL SR 55/ e B R Making Comment on Planning Application / Review

Reference Number:

220204-000213-54969

FEXRI

Deadline for submission: 04/02/2022

$EA8 HEH S

Date and time of submission: 04/02/2022 00:02:13

5 BRHIAR B 5B 4R 5

The application no. to which the comment relates: Y/SK-CWBS/S

TRERA L fRTE

Name of person making this comment: e Mr. Keith WONG

EREE

Details of the Comment :

AANRBEEAEERER  RIEAEARLZRA Lt R AR RIEHES » JEEERIOZ
BI B LLES & A EIFE R BEM AR E - SULBURTPBRSIN BRI E &
BRI BN E BB REE - B IS I2A AR R B 2 RN MBI A B DA AR R
B LAY R (E LSRR © 08 MBI RERRY A BRI B R ERR RS > — IR
WITRHET /A AE TR HIENT S BB BRI - A NS EEE NIV ET I IRERE Z il i =
BRI EZ 5ear N - EARANMERZ N B2 BRI E AR SRR E RS TPB,
SR —(EE AL RR R A E AT LR
DRENBIRBRETERNATERE (AEFERMFEER) @ BESEHFERE
A B0 E B R R AT 0 3 IR — A B EAERIEEARRE
IRELERG [ A/ DINERREEN LR ERIL R2E ZHAFEE it » BEELUREEILER
FEIE FEFSSRERY bayside areafll\PADE » BERISE (FRYTOISR AART—(E/ NES » B A8
R T W SR A A BT AR A RV E R UL - S RREAEAREVENT » SNESZIS ]
HE N SR EPIN SUERRZER > UBCEFERE AR kE BN L RE -
D)8 OZPLEERA » R IEL %/ Vzone Lt » 1HE ML EFAA S R H
» A ANB—CZRARREEEFB N A S B SE N S e R REE - &
FE K% DRVE MR R LA » &2 P SRR R 3 S12A T I ERA A L H#1S1
6 - EEABTIMAZLE  EH - FHEEBLSEERNGE - HEEBZILEERS -
EAE S Y o RS TEREEASEAEZE - BEES REM 28 - 3  HOZP
Higal e A TRt B 2 MBI IIARSE Y - LR B BUR B /ARVERTT T8
UE B K T 2 28 - |
B a5 A M et s — BB slE A A EBIE TR R R G BB E R B MR A
SHFRILLE o ETIE—AR AR Z B > ER A2 F I FER AT OZP 2R HIRE
g’gg;ﬁ%g@%ﬁ%kﬁ%5%ﬁ%@ﬁﬁﬁ% - BAEENIRHFREERAEMAER
: T |
EH A NME R B BRI RRAR SRS 2 F - IR EREILRE 0 TPB/&
=R L RBURES - RAZFAN SR E AR ISIEE » INEA FBUFERF SR e
 EHBUF S hea MEF BT/ BRI ARG - £RMEEBUFVEZRET] - BAE
ERERE - MBS B P T RHE SR A BRI ENE 3 E(EREBURHYRLA)
A ENINART/ERB ] ——RBESETRIMIER LSBT ARAME - FEH
=T THELA ) AREENRIRE R U IRER B FE LSRR RE T A R
EELER A BAE R REBUT S AIFIVEE - EE TPB/EHREH = E ILSI2AH 5
ZRDNERER TSR » B RREE =R R S BT S EP TRd— A RIS A R IE
FYBVA AR B FIHVIARRE - BREER —(ASSRE M S RIS - & |
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TRAR R/ ’ig@‘i’:tﬂ% Making Comment on Planning Application / Review

SELRSR

Reference Number: 220204-001255-48630

FESCPREA

Deadline for submission: 04/02/2022

FEAL H S R A

Date and time of submission: 04/02/2022 00:12:55

A RRHIAR B SR 4R oT

The application no. to which the comment relates: Y/SK-CWBS/5

TIRERA ) M2/

Name of person making this comment: RA Mrs. Yiu Lai Hing

BRI

Details of the Comment :

RARK HEEARERER » ERGEEEHARNZERE -2 Z A e - JEE
MERYOZBLA BB Lt ER R B A E IR H B ASRA E S B R TPBIS SIS B4
L E R EEA B E R IReEE - L LIAYS12ACE AR B a5 SZ HERY S NEE R A )
DLAERRR A SR R E LRSI R e R R A R & Rl (R o2 g -
— RS RABHER 2 FRE IR AAAIET SR @R Z RS - A N ETHR 5 AR R IR (L RE
SR LSRN AE R 0 EARAEEZ N RSB OEAEEEER
S TPBK S 1 (i —(EEe AP b SRR A R T IS |
DREAEREEERNAERE (BRFEEEMEER)  BEREHEERE
AL LS B B R RAT 8 F IR — IR - B RFrEREITED AR -
IREFRG A/ DINERRERNICE ZEI RS S ERE 0t » SEDUIREFEIER
HE LSRR SSRERY bayside areafll\PARTE - BERRS IR ST IR —E/NES » B AR
B TR SN A BRI FIRVE R UL » B ZEBEARA0RITBT » SNEZHERART
HE N SEAEE TN UEERZER » LBOERRE R KERT BN UL RE -
)i & OZPLLEAG K » BB SR A %/ Vzone 13, » tHE -t DA BRI R
» A AR —CZRRKEEEEFREE A DB EBIN SRt e ERER - &
T K% VIVEMEFEE LA - FEEHFRENBUT LS 12ATFERA A L3#1S1
6 ERARIIMAZL  EH—-TEERESEVS RERKE  REEESIIAES -
e M EES Y » EENEHEANKEAEZE  EEESREM 8 - 3R » FH0ZP
Eimal e A AR AL R 2 BN IO AR - Wl - At R BN B aRER T T8t
EIRB Y KImTL 8 - '
BEHE AR S—EB M EA N EOE TR R R E BB E IR BRI R
SFHIL o BLToE A AR ZEE  MER AN BRI FE MR B OZP 2R A fRE
% S%%A%'EEE"@EEE R ARRORRATATE > ARERIRHERE LR AE M AGER
: |
EH EANE Rt B TNR T AR REE 2 % » R E A & TPB/&
B R R R BURE) » RAZRN MM EAT(SILE - TREN EBUR P I8 ERE %
> BB S hes I F RS/ ERRAY#RE - REEBIFBUEZRET » AAE
ERUERE - SR LBUR AT PRSI A BRI 3 E(RREBUR YT A )
N AEERENART/ BB —— R EET RIS AAME - B X
EER LA AOREENRRE R 2B ERER P F BRI AT AR ER
BB A ZIF R REBUF S SUATIFIRVEIE - BE TPB/ RS = ILS12AH55
7 DGR TOFF » A R AR A R S BUT S0P T4 — A RIS A R E

HYBGA AR B ATAVITARTRE - BPCEE R (BRSBTS MEAVERR Y - o !
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[J Urgent ] Return Receipt Requested [ ] sign ] Encrypt [ mark Subject Restricted [_] Expand personal&g

LegCo member objects the Planning Application_Hiu Po Path Sheung Sze Wan
Clear Water Bay, Sai Kung, New Territories
28/01/2022 17:19

From: David TW NG/HAD/HKSARG@HAD

-To: mchkwan@pland.gov.hk, tpbpd@pland.gov.hk
File Ref:

Dear All,

_Our office has received a letter from the Hon Stanley LI Sai-wing, MH (T35 & 225

2% 5, MH) on the subject issue.

His letter is attached for your information, please.

20220126 P E-REERHUBESRITRBILE TINNER, gk FBRREE, pdf

Please reply direct to The Hon Stanley LI Sai-wing, MH with a copy with our office.

Regards,

David NG, Tuen-wai
Liaison Officer (Hang Hau)
Sai Kung District Office

Home Affairs Deiartment
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7 Hong Kong Speciat Adminstrative Region of The People's Republic of China

hE ARSEMEEFERITHE

2 v ¥ @  Legislative Council Member
E Z={iERS 38 E, MH  Hon Stanley LI Sai-wing, MH

A B RT IS iR 38 9%

PR R ERBF e RS (;—.IF‘ ) iﬂZT}SZ 4-6 1
EERBEHES

S - 0P

Y ERRRREE  E KA VBB RIS - AAEFHE TSR 5 (V Zone)
wiy TIREEREE 5 (CPA) » FIEEERSE ¢ Y/SK-CWBS/S - B - THRFH TG
EHE - BEREESEMKCREEILDUE BT GEL - 25 HILHIR
e EEER DR T2 — - iRE (BRABEREFRREERE) - FRIEEE
TR ESS - — UK LSS ROS SIS R REETT - ISt JRAMA

IR BINET G B - WEF EREPERRTRAeHHAE  BHE
%ﬁﬁlﬁ%é&'%\%ﬁ%ﬁnZﬁﬁ HIE  AARRER BT > EXREIERE-FEL
BEFEEARZERE °

DUERE AR R B TBREAIRER s 18 0 BRI 4 - BEY
R AR RIS IRIERGE - BRAE V Zone B - BHEEZ A RERUZ(EME
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LR EER /% ie S B Making Comment on Planning Application / Review
SR |

Reference Number: 220204-151057-87501

FRITFRI

Deadline for submission: 04/02/2022

R I A B

Date and time of submission: 04/02/2022.15:10:57
AR B P EE R
The application no. to which the comment relates; Y/SK-CWBS/5
r :
RERA 1 /27T 554 Mr. Glen

Name of person making this comment:

BRI

Details of the Comment :

I support this application as I consider it important to protect what coastal land to maintain the e
nvironmental integrity so that all people can enjoy a more pristine coastline. COmmercial activit
y along the coast line is just going to end up a steady degradation of the ecology and Environme
nt. '

file://pld-egis3-app/Online_Comment/220204-151057-8750 l_Corhment;Y_SK—CWB .. 10/02/2022
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LB R /AR B B Making Comment on Planning Application / Review

SEE
Reference Number: o 220204-161736-73505

BRI 04/02/2022

| Deadline for submission:

FET H HA R 04/02/2022 16:17:36

Date and time of submission:

BRI BIRE4ReR Y/SK-CWBS/5

The application no. to which the comment relates:

Name of person making this comment:

| BREE

Details of the Comment :

BN R R St & BN R R R A AL R RO BRI E8 b
A BT BRI R, - ARSI RS e B R AR -

file://pld-egis3-app/Online Comment/220204-161736-73505_Comment Y SK-CWB... 10/02/2022
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E)Eﬁ?ﬂ$%/%$§%ﬂj% &, Making Comment on Planning Applica'tion'/ Review
SRR

Reference Number: 220204-191612-36495

IR

Deadline for submission: 04/02/2022

$R3X H i e ]

PDate and time of submission: 04/02/2022 19:16:12

HETRB AR
The application no. to which the comment relates: Y/SK-CWBS/S
r . N .
WERA  H2/25 Hele Mr. Bryan

Name of person making this comment:

Sk

Details of the Comment :

My family chose to live on the seafront in Sheung Sze Wan in 2008. Having lived in Silverstran
d and Sai Kung before. When we arrived, there were a few private boats on lift up morings, whi
ch looked very attractive. As locally owned, they did not add to the transport loads.

There was absolutely no commercial business being conducted like today. Nearly 1000 kayaks,
Lplus customers, plus food, rubbish, transport, out door showers no toilets is completely ruining t
he sea, beach, beautiful old walls, flooding during typhoons. The government must preserve this
diamond in HK! :

file://pld-egis3-app/Online_ Comment/220204-191612-36495_Comment Y SK-CWB... 10/02/2022
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ﬁﬁ%ﬁﬂ‘a‘%/ﬁf&?ﬁﬁjﬁﬁ Making Comment on l?lanning Application / Revie;’v

Reference Number: 220204-200709-51975

A MRIA
Deadline for submission: 04/02/2022
A 04/02/2022 20:07:09

Date and time of submission:

B RRETAH B R RSR

The application no. to which the comment relates: Y/SK-CWBS/S

FERRA . ER/4TE

Mr. Richard McK
Name of person making this comment: %4 Mr. Richard McKeown

BREFE

Details of the Clomment :

[ am in favour of the proposal under Y/SK-CWBS/5 to rezone the application site from "Village
Type Development" to "Coastal Protection Area" as the site requires better protection by the Go
vernment against development, commercial activities and environmental destruction.

[ have lived in the area for over 15 years and the deterioration of the environment in this period,
and particularly in the past 5 years, has been marked.

I totally support the rezoning as a Coastal Protection Area.

 file://pld-egis3-app/Online_Comment/220204-200709-51975_Comment_Y_SK-CWB... 10/02/2022
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LS/ BIZIEHE R Making Comment on Planning Application / Review
SR
Reference Number: 220204-203214-96246
TR FR ,
Deadline for submission: 04/02/2022
%ﬁﬁﬁﬁ&ﬂ?ﬁ'ﬁﬁ L 04/02/2022 20:32:14
Date and time of submission:
| BRI R
The application no. to which the comment relates: Y/SK-CWBS/5
I
ERAEA ﬂ%/%m ) R A Mrs. Jean McKeown
Name of person making this comment:
BREFE
Details of the Comment :
[ support the application Y/SK-CWBS/5 and the rezoning of the site to a Coastal Protection Are |
a. The coastline at SSW is an important natural habitat which deserves to be protected from ove |’
r-development and safeguarded for future generations. L

file://pld-egis3-app/Online_Comment/220204-203214-96246_Comment_Y_SK-CWB... 10/02/2022
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RS EZRELER Making‘Comment on Planning Application / Review
SRR

| Reference Number: 220207-191808-08999

$E RN

Deadline for submission: 18/02/2022

$23% H B R R I

Date and_time of submission: 07/02/2022 19:18:08

AR R V/ST/S
The application no. to which the comment relates:
r
%E%AJ ﬁi%/ %Tﬁ %é Mr. R Chan

Name of person making this comment:

BHEE

Details of the Comment :

I could not agree to the proposal in terms of its scale and the feasibility to implement it without t|-
he consent of majorities of the registered owners. I therefore maintain my strong objection to the
application via my submission made in November 2021. It is a totally unacceptable arrangement|
to ask public to give comments on-line, but no soft copy of the applicant’s submissions are avail | -
able on-line. '

file://pld-egis3-app/Online_Comment/220207-191808-08999_Comment_Y_ST_52.ht... 10/02/2022
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S |

sS4 2022401 H28 A2 A 7:57

Uat&: tpbpd@pland.gov.hk

*E: Y/SK-CWBS/5

Dear Sirs

| totally agree with this rezoning - it is a beautiful coastal area and needs protection.
Many thanks '

Kind regards

Peter Brien

Tai Hang Hau Village

Sent from my iPhone
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] Urgent L] Return Receipt Requeéted ] Sign ] Encrypt L] Mark Subject Restricted [ Expand personal&publi

Objection on planning application Y/SK-CWBS/5
04/02/2022 19:26

From: ;
To: tpbpd@pland.gov.hk
File Ref:

1 attachment

Objection on planning application.docx

Dear Officer,
please find the document attached below for my opinion on the Y/SK-CWBS/5 planning

application.

Regards,
Alan Wong



Dear Town Planning Board Officer,

| am writing to express my concerns regarding the PROPOSED AMENDMENT TO THE
APPROVED CLEAR WATER BAY PENINSULA SOUTH OUTLINE ZONING PLAN NO. 5/SK-CWBS/2
FROM ‘VILLAGE TYPE DEVELOPMENT’ TO ‘COASTAL PROTECTION AREA’ AT PART OF HIU PO
PATH, SHEUNG SZE WAN, SAN KUNG.

As an indigenous inhabitant who lived in Sheung Sze Wan for nearly 15 years, | strongly
disagree with the proposed amendment as it will bring adverse impact to the local
community and yet provide limited support in environment conservation. | outlined the

reasons in the following letter.

An unauthorised commercial activities are the major reason for environmental degradation
in SSW. The unauthorised commercial activity created significant environmental issues in
SSW including environmental destruction, illegal landfilling, serious nuisances and traffivc
congestion problems (Chung & Lau 2021). It is clear that unauthorised commercial activity is
the major reason for the environmental degradation but not the existing land zone system
(Village Type Development). By prohibiting the unauthorised commercial activity, it can

. reduce the number of kayaks in the coéstal area and improve the living condition of the
seagrass. Also, the number of visitors will reduce significantly as the unauthorised business
is closed. As a result, the problem of traffic congestion, sewage and rubbish will be

minimized.

Land use restrictions will bring a negative impact on the local community. Any construction
within the Coastal Protection Area (CPA) land use zone will be prohibited unless it does not
create ANY damage to the environment (Town Planning Board 2003). It means that it is
impossible for property owner to renovate or built their house within that area as it will
create environmental pollution no matter how well the protection is. As a result, the local
community will become the victim of this proposed application. Christie et al. (2014)
pointed out that local support is a very important factor in preserving rﬁarine resources and
biodiversity. Without the support from locals, | believe the CPA could not bring a significant

improvement in coastal conservation.

CPA is not an effective way to improve the coastal environment. Bennett (2014) pointed out

that marine protected area is not an effective way to protect the coastal environment, over



76% percent of the protected area is managed ineffectively. It is clear that CPA is not a good
option to protect the coastal. Other than CPA, there are many options to raise people's

awareness in environmental protectioh such as education, eco-tourism, etc.

Thus, we believe that the proposed development will bring a negative impact on the
neighbourhood and less contribution to the coastal environment. It is, therefore, requested

to consider my concerns during the review of the proposed application.

Regards,

Alan Wong
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Reference

Bennett NJ & Dearden P (2014) ‘Why local people do not support conservation: Community
perceptions of marine protected area livelihood impacts, governance and management in

Thailand’, Marine policy, 44:107-116, doi:10.1016/j.marpol.2013.08.017.

Christie P, Mckay BJ, Miller ML, Lowe C, White AT, Stoffle R et al. (2003) ‘Toward developing
a complete understandings: a social science research agenda for marine protected areas’,

Fisheries, Vol 28, pp.22-26.

< https://miami.pure.elsevier.com/en/publications/toward-developing-a-complete-

understanding-a-social-science-resea>

Town Planning Board (2003) * Outline Zoning Plans in Various Planning Areas’, HONG KONG
PLACE |

< httb://www.hk-_place.com/view.php?id=402 >



110

[] urgent [] Return Receipt Requested [ Sign [] Encrypt (] Mark Subject Restricted [ Expand personal&publi

Application # Y/SK-CWBS/5
31/01/2022 17:47

From:

To: tpbpd@pland.gov.hk
File Ref:

I support this application because the presence of thousand of Kayaks in a such small area is
deteriorating the land and the life of villagers that are literally invaded by thousand of visitors
a day during the summer peak. It is insane and nothing is made to support such a massive
afflux of people ( roads/trashes/parking/buses)

Thank you for saving this peaceful village

Caroline Theate, villager
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(] Urgent [] Return Receipt Requested [ ] Sign ] Encrypt L] Mark Subject Restricted [_] Expand personal&publi

Y/SK-CWBS/5 Sheung Sze Wan CPA
02/02/2022 03:18

From:

To: tpbpd <tpbpd@pland.gov.hk>
File Ref: I

Y/SK-CWBS/5

Government Land at and adjoining Hiu Po Path (Part), Sheung Sze Wan, Clear
- Water Bay, Sai Kung

Site area : About 1,390sq.m
Zoning : "VTD"

Proposed Amendment : Rezone to "Coastal Protection Area"

Dear TPB Members,
Strongly support the application.

It is clear that board members in 2002 when making their decision re the ‘V’ zoning
did not envisage commercial exploitation of the zoning. It was considered to be a
mere “housekeeping” exercise.

On 17/02/2003, the TPB decided not to uphold the 2002 Objection as it was at the
time considered that: (a) the objection site formed part of the "Village Type
Development"” ("V") zone for Sheung Sze Wan Village. It comprised mainly Hiu
Po Path which served as a village access, some village houses and private
gardens. The "V" zoning of the objection site was appropriate to reflect the
present uses on the site ; ie Housekeeping

(b) the objection site had been developed. There was no natural or unspoiled
coastal feature or habitat within it to warrant protection by the "Coastal Protection
Area" ("CPA") zoning. There was no strong justification for the proposed rezoning
fo "CPA" and '

(c) no significant additional development was envisaged on the objection site
and the existing Hiu Po Path could define the limit of development and provide a
buffer from the High Water Mark and inter-tidal sands. There was no strong
justification to rezone the objection site to "CPA".

- Two decades later it is clear that the zoning has encouraged inappropriate-and
destructive exploitation along the ecological sensitive coastline.
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That this strip along the coast be rezoned CPA would be a sensible decision as it
would eliminate the missing link and help form a continuous protected buffer zone.

As the land is 100% government owned and a rising number of studies on the
importance of the different.coastal ecosystems for storm protection have been
published, the change in zoning would allow the implementation of measures to
ensure that our coast line is not subjected to undue pressure that would erode its
ability to mitigate the severity of waves and storm surges predicted in coming
decades. ' ' '

Mary Mulvihill
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