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Chairman and Members
Town Planning Board

E-mail: tpbpd@pland.gov.hk

DearSir/Madam

Commentn Pak Sha O Drafutline Zoning PlatOZP) (No: SINE-PSO/1

The Conservancy Association (CAyould object toPak Sha O Draft Outline Zoning Plan
(OZP)(No: SINE-PS0/1).

1. Genuine need osmall house

CA stronglysuspectdhat the small house demand presented by Village Representdfje
is NOT genuine Within the proposed V zone, at least 50% of land tatge beeeensold to
the developenamedXinhua Bookstore ¥ang Jiang Group LimitedFigure 1) It is hardto
say that many villagers will really be back and resettle in Pak Sha O.

In mid-2012, the developer acquired nearly 60% of land within the proposed VRecw .t
from The Land Registrghow thatthe deeloperdivided a significant portion othe land in
the proposedV zoneinto separate lotén mid-2012 (Figure 3) These were transferred to
various individuals surnamed Ho, Yip,on (Figure 4) and so onCoincidentally 14 small
house applicationgwvolve these land lotgFigure 5). The above is similar tthe common
practiceof transferring the beneficial rights to thging to a developer whoonstrucs small
house for profit-making purpose rather than for the use by timdigenous villagergthe
apdicants)

We do notagreethat the proposed V zone is designateddtsfygenuine needlt therefore
should be deleted from the OZP.
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2. Alternati ve to secure small house demand

According to PB paper No. 1001@dditional land has already secured in Fakn Au, Sai
Kung, to cater small house demawidvillages within water gathering ground, includiRgk

Sha 3. During the discussion of To Kwa Peng/Pak Tam Au OZP dat®dAp4il 2015, the

VR stated thafihe had accepted crossllage SH applications frortheexVR and the current
VR of Pak Sha O Villagé

One of the commenters also mentiotieel following points:

fiPak Tam Au Village would accept crogage SH applications, and the village had so
far accepted at least 5 crosillage SH applicationsrom Pak Sha O Villagg.

fvillagers from villages within WGG, particularly Pak Sha O and Pak Sha O Ha Yeung,
would welcome the surplus AVO zone in Pak
crossvillage SH applications ¢

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

At that time, TPB has decided to keep the size\bkzone in Pak Tam Au unchangéd/ithin

this V zone 46 houses can be bui#ind evercalculatingthe new demand (i.e. 25 according to
10-year forecast) in Pak Tam Athere is stillsurplusspacefor crossvillage application from

Pak Sha OAny justified small house demand in Pak Sha O should therefore be transferred to
the V zone in Pak Tam Au.

3. Potential impactstriggered by village expansion

Expansion of V zone in Pak Sha O would leagatential environmentampacs in adjacent
Pak Sha O environmenmthich is Sai Kung West Country Park with ecological aedthetic
importance.

3.1 Environmental damage by additional transport supporting facilities

One of the concerns is the increasing demand of spaces for parking cars. Even the government
might not recessarily provide adequate parking spaossny rural villages would simply

trash the site by removing vegetation cover andHélsite with concrete to creafgrivated

! Section 4.1(g), TPB Paper No. 10019

2 Section11(a),Minutes of the 1083rd Meeting of the Town Planning Board held on 14.4.2015
% Section 12(a)Minutes of the 1083rd Meeting of the Town Planning Board held on 14.4.2015
* Section 34Minutes of the 1083rd Meeting of the Town Planning Board held on 14.4.2015



car parking space. What we can also envisage is that, since there is currevelyicudar
access to Pak Sha O, cars might illegally park in Hoi Ha Road.

Another concerns that theres no proper access arrangement to Pak Sha @ew of this,

CA wishes torefer to the example of a Section 16 application in To Kwa Peng
A/DPA/NE-TKP/4. While Planning Department had no objections to this planning application,
several members have once expressed the following conecettms TPB meeting

fia membermopined that the sites were not suitable for Small House developments
view of th@&@ remotenessand the lack of infrastructure provision, in particular
vehicular access, which would render if difficult to meet the daily and emergency
needs of the future resideéts

A Member considered that the application should not be supported asabevsite

not suitable for Small House developments given their remoteness and the lack of a
proper access. It took at least 30 minutes to walk from the application site to reach

Pak Tam Road. Upgrading the access would affect the Sai Kung East Country

Parké This Member said that the relevant Government departments should have

considered the access and environmental problems in approving the applications for
the 16 Small Houses in the District Lands Office Conferénce

This planning application was finallyjeeted by TPB or22™ July 2011.0One of the reasons
wa s tthk sites wére remote. The applicant failed to demonstrate that proper access
arrangement could be provided for the proposed Small Houses

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

3.2 Sewerage

In response to the potential sewerage impact caused by increasing small househa®ak S
it i s sthesetsodld be deanbnstridbly effective means (such as proper waste water
treatment plant) to ensure that the effluent water quality is acceptableoncerned
government departmenifs Septic tank and soakaway systems for sewage treatment and
disposal would not be considerddowever,the risk of water pollution arise from negpoint

® Section 84Minutes of 445th Meeting of the Rural and New Town Planning Committee held on 22.7.2011
® Section 86Minutes of 445th Meeting of the Rural and New Town Planning Cdieenheld on 22.7.2011
" Section 41(h), TPB Paper No. 10019



source(increase in human activities within the new village atrestill not been tackled in
full. This should not been undestimated as theloi Ha EIS lies close to the proposed V
zone. As any potential adverse impacts from nRpaoint source cannot be assessed again
through planning application systefmally the EISwould be prone to water pollution

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

To be in line with the planning intentiaxf Pak Sha O OZF.e. to conserve the high natural
landscape and ecological significance of #hrea in safeguarding the natural habitat and
natural system of the wider are&A opines that both Planning Department and TPB could
act as a gatekeeper in earlier planning stage by preventingstzatge village expansion in
ecologicallysensitive arealike Pak Sha O.

4. Implication on village expansion inAGR zone

Regarding the proposed AGBone, we are in grave concern that it would only result in
promoting small house application rather than genuine, sustainable farming ptadieesl,

most of theAGR zoneis in Village Environ(Figure6). Given theapproval rate of oves0%

for housesn AGR zone it appears as if another land reserve for small house. This AGR zone
should be deleted to kill the false hope of the developers and villagers.

5. Visual impact

We do not agree with the preliminary discussion in TR&tingdated13" November2015
that the proposed V zone has considered potertahl impacts posed on the historic Pak
Sha Ovillage. Theso a | @ e n sie w ahatddn achab a buffeetween the existing
village and the proposed V zonsimply neglects other visually sensitive receivéhen we
view the proposed V zone from the walking trail leadinghe village (Figure 7) and the
hiking tralil linking Lo Fu Kei Shek and Shek Uk Shéfigure 8), we think that the small
house development is HIGHLY INCOMPATIBLE with the Country Park and pose significant
visual impact on the aredo protect the village setting, TPB should not confine to the
discussion to how wide the setback of the psmobV zone from the village cluster but
consider the rural charactand tranquil environment of Pak&Oas a whole.

Referring to the case of Tai Long Wan OZfereis precedent case for Planning Department

8 LCQ17: Land reserved for building New Territories small houses (6 Feb 2013)
http://gia.info.gov.hk/general/201302/@201302060426_0426_106939.pdf
® Section 3.3TPB Paper No. 10019



and TPB to adopta conservation approach planningCountry Park enclaven view of the

natural settingThe pl anni ng | nto ereserveothe natuocal éndronrbeat, N
unspoiled landscape, historic buildings and the archaeological site with a view to
strengthening the protection of the Ar)am encroachment by developmemt$Vhile more
restrictive clauses had been included in the V zone, the size of V zone had been substantially
reduced to include existing structurBhere is also implication that any new small house
demands have to be mat i Sa i Kung MfAHeungoan bywtoswillahe Tali
applications. The above arrangement wouldchelp fiminimize the potential threats to the
existing landscape quality and heritage value of the &(@&B Paper N0.5929).

The Planning Repodf Pak Sha (has already outlined the landscape character of Pak Sha O.
Pak Sha Gs an outstandingwell-preserved vernacular Hakka village with graded historic
buildings, such as Ho&idence, Ho Ancestral Hall (both in Grade 1), Immaculate Heart of
Mary Chapel (Grde 3).It is also classified as of high quality landscape value of an enclosed,
tranqui l and coherent | a n damdseapeeValue Mappiagcof e r |,
Hong Kong (2005)'°. Other important landscape resources include the woodlands, Hoi Ha
EIS and its tributaries, lowying freshwater marshes, and so @he conservation approach
adopted in Tai Long Wan, therefore, is applicable in Pak Sha O. We understand that currently
the proposed V(1) zone aims at preserving the existing village setingha more effort
needechow is to cut the V zone to avoid unnecessary development expectation in the area.

6. Flood risk
From theOZPR the proposed V zone is mostly encircled by th®. Ehe proposed plan has not
takeninto consideration the threaf flooding for future esidens during rainstorra.

Yours faithfully
Ng Hei Man
AssistantCampaigrManager

19 Section3.3.4, Planning Report of Pak Sha O



The latest land ownership in theproposedV zone (checked in Deember
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Figure 3 The Deed Pollby the developer dated23® May 2012 11 (narked in red)
out of 18 lots applied were within the proposed V zone

Premises affected by the Instrument ST AR N Al

Property Reference Number 5025 85 8 gli§

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

Lot Number(s) HuES4E5F

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

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

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

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

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

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

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

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

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

[0} LOT KO, 1001 1N 0.0, 290 be divided into =
- Section A of Lot No.1 00V in Demarcation District Mo, 200
- Section Hof Lot No. 1&01 in Demarcation District No.290
- Section € of Lot No.1.001 In Demarcation District No. 200" ;
- Tha Bemaining Portion of LAt Ne. 1001 in Bemarcatian District No.290




Figure 3
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= Section A of Lot Mo 1004 in Demarcation District Mo, 190

- Section B of Lot No.1004 in Demarcation Distrlct No.290

- SEI:tlunCul Lot Mo. 1004 in Demarcation District No.290°

- Sectlon D of Lot No.1004 in Demarcation District No.290 ¢

- Section Eof Lot No.1004 in Demarcation District No.230°

- Section F of Lot No. 1004 | ‘In Demarcation District No.290 -

- Saction G of Lat No. 1004 in Damarcation District No 280

-The Hem-amlng Portion of Lot Mo.1004 In Demarcaticn District Nn_lﬁ‘n

LOTNO. 1_DD|:| IN D.D. 290 be divided it -

- Section A of Lot No.1000 in Demarcation District No.250

=Section B’ﬂf Lot ND.'IDUU in Demarcation DI!ll'll:t Mo, 290

- The Remaini ng Portion of Lot Mo.1000 in Demarcation District Mn..29ﬂ

THE REMAINING PORTION OF LOT NO. 1018 1IN DD, 290 be divided into -
-Section A of Lat No 1078 in Demarcation District Na.igﬁ

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

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

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

LOT NO. 1020 IN D.D. IHJ be divided into =
- Section A of Lot No.1020/in Demarcation District Mo 290
- Section B’quotNu 1020'in Demareation District No.200
- The Remaining Partion of Lot No.1020 in Demardation District M. 29}

(15)

(18]

(7

{18}

LOT NO. 990 IN D.D. 290}:-.- divided into -
- Section Aof Lot No 950 In Demarcatian District No. 250
= Thia Remaining Portion of Lot No. Eﬂﬂliﬂ Demarcation District No.290

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

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

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

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




Figure 4 Brief records of Land Registry on the 10 land lots with outstanding small house
demand
DD290 Name of Owner DATE OF DATE OF
INSTRUMENT REGISTRATION
995
21/07/200 14/8/200
RADeveloper 04/11/200 02/12/200
17/05/201 24/05/201
17/05/201 24/05/201
SAYIP 23/5/201 1/6/201
SBHO 23/5/201 1/6/201
21/07/200 14/8/200
sdDevebper 04/11/200 02/12/200
17/05/201 24/05/201
17/05/201 24/05/201
SDIP 23/5/201 1/6/201
99¢
REDeveloper 16/2/201 29/2/201
SALAM 23/5/201 1/6/201
SBWONG 23/5/201 1/6/201
SQYIP 23/5/201 1/6/201
SDYIP 23/5/201] 1/6/201
SEWONG 23/5/201 1/6/201
SHHO 23/5/201 1/6/201
SGDeveloper 16/2/201 29/2/201
SHHO 23/5/201 1/6/201
100(¢
REWONG 23/5/201 1/6/201
SAYIP 23/5/201 1/6/201
SBHO 23/5/201 1/6/201
1001
RFDeveloper 16/12200¢ 15/1/201
SADeveloper 16/12/200 15/1/201
SBHO 23/5/201 1/6/201
SCHO 23/5/201 1/6/201
1003




REHO 23/5/201 1/6/201
SAHO 23/5/201 1/6/201
SBIP 23/5/201 1/6/201
21/07/200 148/200¢
sdDeveloper 04/11/200 02/12/200
17/05/201 24/05/201
17/05/201 24/05/201
1004
REHO 23/5/201 1/6/201
21/07/200 14/8/200
sADeveloper 04/11/200 02/12/200
17/05/201 24/05/201
17/05/201 24/05/201
SBHO 23/5/201 1/6/201
SQHO 23/5/201 1/6/201
SDIP 23/5/201 1/6/201
SEIP 23/5/201 1/6/201
SHHO 23/5/201 1/6/201
21/07/200 14/8/200
04/11/200 02/12/200
SGDeveloper
17/05/201 24/05/201
17/05/201 24/05/201
101§
RELAM 23/5/201 1/6/201
SAHO 23/5/201 1/6/201
SBIP 23/5/201 1/6/201
SQYIP 23/5/201] 1/6/201
SDWONG 23/5/201 1/6/201
102(
RFEHO 23/5/201 1/6/201
21/07/200 14/8/200
04/11/200 02/12/200
SADeveloper
17/05/201 24/05/201
17/05/201 24/05/201
21/07/200 14/8/200
04/11/200 02/12/200¢
SBDeveloper
17/05/201 24/05/201
17/05/201 24/05/201
108(
REIP 23/5/201 1/6/201
SAHO 23/5/201 1/6/201
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Figure 5 Comparison between the past and updated Lot Index Plan. 10 land lots
(marked in purple) in the proposed V zonehave beendivided into smaller lots (47 in
total). Coincidentally, 14 small house applicationsvere involved in these land lots



