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The Hong Kong Institute of Architects

Our Ref. : BLA/PD/NENT3/DL/ew/1211

2 November 2012 By Fax and By Post

Director of Planning

Planning Department

Territorial Planning Division

Studies and Research Section

16/F North Point Government Offices
333 Java Road

Hong Kong

Atth : Mr Raymond W M WONG, Assistant Director of Planning / Territorial

Dear Mr Wong

Stage Three Public Engagement
North East New Territories New Development Areas Planning and Engineering Study

Thank you for your letter dated 19 June 2012 from ‘both Planning Department and Civil
Engineering Development Department informing the launch of stage three public
engagement seeking public views on the Recommended Outline Development Plans for the
North East New Territories New Development Areas.

The Institute is pleased to deliver our views and comments on the subject. Please find
enclosed the written submission of the Institute for your consideration.

Thank you for your kind attention.

. Yours sincerely

S L0

Dominic Lam FHKIA RA
President

Encl
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The Hong Kong Institute of Architects

Position Paper on Stage 3 Public Engagement

The North East New Territories New Development Areas
Planning and Englneering Study

The Hong Kong Institute of Architects (HKIA) welcomes the planning of the North East
New Territories (NENT) New Dsvelopment Areas (NDAs) to help promote visionary social
and economic developments in Hong Kong and to address the growing demands for
housing and employment.

Hong Kong should not turn its back to Shenzhen and we should enhance the intercity
relationship in urban design and planning terms. The Stage 3 Public Engagement
however sparked a lot of heated controversies in the society. It is important o review our
planning technicalities as well as to investigate into the cause for social discontent that
cannot be light-mindedly relegatsd into disregard.

After much deliberation within the Hong Kong Institute of Architect (HKIA), we would like
to submit herewith our consolidated views as follows:

A) Delinking Planning Issues from Administrative / Immigration Issues

The Public Consultation was intended to be a stage milestone for an on-going planning
exercise of many years. While the Institute acknowledges the need for demographic
profiling, so as to enable the various subsequent forecasts and technical studies, the
notion of “Visa-free” or "Multiple-visa" entry to Hong Kong are pure administrative
late-additions that complicate the discussions in planning terms. It also introduces
unquantifiable projected "worries” into the public discussion domain which are hard to
rebut in any meaningful terms. The HKIA therefore urges the Government to delink the
two agenda and remain focus on the technicalities of the planning exercise.

B) Population Profile and Social Strata

While HKIA holds a positive view on encouraging multi-cultural / multi-facet society for
Hong Kong, and therefore supports the idea of closer social integration with mainland in
principle, there is however a legitimate concern in the opposing voices that we must also
acknowledge the factual land scarcity in Hong Kong. Given the record-high property
prices in the Territories now, there is a general impression by the concerned groups that
the future property developments in the NDAs would be affordable only to the
resource-rich investors, be they local or overseas, rather than helping to satisfy basic local
housing need. Core to this problem stems from years of polarization of private/public
sectors in our housing policy. It is a matter of "choice”, or the lack of it prompted by
economics to be precise, that breeds the current discontent. The Government should
take this opportunity to explore multiple private/public development models to cater for
different needs from different social strata. The published 43% public housing heeds not
be entirely developed by Government Authorities. Example can be seen in Britain where
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it is now requirad that 25% of any private development must be socially affordable housing.
Singapore also prides itself for good quality public housing designs. The world trend, as
it seems, is to lower “class distinction” to allow different sectors of the society to ease in
with each other. From this perspective, the HKIA opines that now may be a good
opportunity to review our policies on standard public housing provisions under the Hong
Kong Housing Authority and to research into derivatives of it.

C) Ensuing Good Private / Public Housing Mix

The HKIA supports an increase in Public Housing proportion in the NDAs. Nevertheless,
good mix of public and private housing should be encouraged to avoid repeating the
dismal experience of Tin Shui Wai where singularisation of any particular social strata is
paid with heavy social costs. The mix of public and private housing units can be
encouraged under one development through good designs. Also, PSPS and other
private-public partnerships should be proactively explored.

D) Public Housing Development Programme

Apart from improvements on the appearance of public housing to avoid a “labeling effect”,
due to various administrative bureaucracies nowadays public housing development
programmes are not much faster than those of the private developments. The benefit
from mass production is literally lost. In order t0 meet the pressing housing need the
HKIA urges the Government to take bold steps in streamlining the cutrent planning/
building approval procedures.

E) Farming

A responsible Government should respect its citizen’s individual choice. Therefore, The
HKIA opines that farmers should be allowed to stay farming locally, if they so wish.
However, respecting individual's choice does not equate to lack of governance or
enforcement. Many farmlands in Hong Kong have indeed fallen into misuse as container
car parks. The Government should consider administrative measures to ensure
farmlands are preserved, managed and protected, At the same time, centralized
container car park sites should be identified and developed to resolve this haunting
problem in the longer term.

More importantly, the Government should not eliminate any opportunities for development
of organic farming and greenhouse farming in Hong Kong, which are now gaining
momentum in a world-wide innovative green industry boom.

Some members of the public suggest swapping farm sites for better planning. The HKIA
supports the idea only when there is no other alternative, as we believe through better
design efforts farmland can be planned to mingle within the NDAs to create new and
successful habitats without any need for relocating / regrouping them to specific areas in
north and south of Long Valley.

214
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F) Other Uses

Shenzhen is among the world’s top cities on the booming green technology industry.
While HKIA does not object in principle to closer tie with Shenzhen the current plans give
little detail on industrial and commercial co-operation, and how such could be facilitated in
planning terms. The three NDAs should not be planned to tackle the short-term shortage
of housing units only. They must also be visionary in community-building. More
commercial and special industrial uses can create more diversified employment
opportunities in the areas. Same-district employment can be facilitated without repeating
the mistake of Tin Shui Wai. It is suggested to increase the percentage of land assigned
for special industrial uses, OU zones, and the six innovative industries.

G) Intercity Planning

Appropriate school! sites should be planned within the NDAs to address the needs of
cross-border students, which will inevitably increase in numbers as a result of tighter
social integration. Also, in the current plan, Lok Ma Chau Loop and Liantang / Heung
Yuen Wai are linked to the NDAs only in terms of traffic engineering master plan for better
traffic streaming. There is however little social-economic vision along this new East-west
corridor. The relationship of NDAs and Lo Wu, the historic border gateway with
Shenzhen, should be capitalized and reinforced.

H) Building Heights and Development Densities of NDAs

Uniform building height should be avoided, and this must be applied to public housing site
too. The rationale for working out the different proposed plot ratios and population mix
for the three NDAs should be fully explained. While the HKIA supports the idea of
predominantly lower plot ratios across the board in the NDAs, there could be areas
specifically developed as “Town Centres” where public transport interchange network is
readily provided. In which case, higher plot ratios might be appropriate. The poor
planning of Ma On Shan (lack of any sense of town centre) should be avoided.

l) Encouraging Sustainable Design

The Government should take this opportunity to promote sustainable living and to develop
a new model of 21% century habitat based on sustainable principles. In this regard,
district-wide concepts that were “argued” to be difficult to implement elsewhere should be
seriously considered for the three NDAs, such as district-wide refuse collection,
centralized cooling, renewable or bio-diesel fuels, comfortable pedestrian walkway
networks and cycle-track networks , efc,

J) Minimizing CDA Sites

While it is acknowledged that for rural areas CDA planning approach might be a
convenient means in project execution for the Government, based on past examples in
new towns such as Ma On Shan, Tseung Kwan O, etc. CDA approach often results in
self-centred development pockets that offer the least integration and connectivity with the
town proper. Urban environment and quality of street life are often hampered. Same
mistakes should not be repeated again in the NDAs. Smaller plots of land will engender
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a more varied and interesting townscape. Small businesses should be actively
encouraged along the ground pedestrian level in residential zones to reinforce proper
street lives.

K) Village Houses

According to official reports from the Government, the available land reserved for “V Zone”
is approx. 1200ha as compared to only 400ha reserved for residential developments.
Should these figures be correct, the Government would be in dire need for a major
policy-shift on village houses, which appears to have contradicted with our core social
values on equalities and opportunities as it now stands.

| L) Resumption of Land
Under Section 3 of Chapter 124 Lands Resumption Ordinance, The Chief Exscutive in
Council is empowered to resume any land if it is for a “public purpose”.

With regards to the proposed NDA land resumption by Government, while the HKIA
agrees to the intention of more effectiveness, comprehensiveness and better coordination
on the NDA development planning, the Government must be cautioned that re-packaging
land lots "for sale” by way of land resumption may subject to legal challenges as the notion
of “public purpose” is threading on fine line of misinterpretations. Land resumption can
only be imposed on lands for bona fide public facilities. Also, the effectiveness of
resumption is doubtful under the current political situation. The resumption might take
many years and hamper the NDA development programmes.

The HKIA shall be delighted to meet with you to explain the above in more detail, should
this be required.

The Hong Kong Institute of Architects
October 2012
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W4 : Lo Kai Nam

RATARE B R A LA FT#I? © Because these days, I saw many our nature resources like Lung
Mei, are start the government demolishing plan. I want to be a farmer in Hong Kong, as to
provide the safe and organic vegetables to the Hong Kong people because this world the foods
are not safe. Our environment is becoming more and more commercial buildings, not many
natures. And this plan will make our boundary between Hong Kong and Mainland become disappear
mainland Sheung Fei, richmen and smugglers can come to Hong Kong strictly, and our Hong Kong
will give our territorial sovereignty to the Mainlanders as they are brutal to demolish our
natures, traditional Hong Kong cultures like Hong Kong old Cha Chan Tengs as only Mainland

style, and the policy from the Mainland government to Hong Kong government can be expressed
strictly.

Time: Sunday November 11, 2012 at 4:49 am



B A B S SR 3 R B & TR R AR IE S A P B SR il s o
LRITZ I AT IIME, FH5HE.

1 AR AR, 75 25— U2
2 BLREHIL T G T 22/9 HET IS IEBLIA A0S SRME Ao B AT 2 S8 2
3 (ERGEREU BRI G IO P BRI LI, CREBEH, R
SR ?
53R 42 , 36— O R B, TR G2

ARSI 27
SEHRA A2

s

A E
LIPS



13-NOU-2812 @89:25

ﬁmb Wﬁ &wﬁw /4« m% zﬂwﬁ/u&%
%\ﬁw%«?/ﬂ m Mwﬁu\ 2 .r)ymvu /fkm%/«x
T a0 S ERAEY A Y 2 EE R e

SR ) B Mm%MJ ]l ey S bl
FrRomH e Y ARR 20T Sl Wi

S rer AR T

) —
bt s i <

T Mﬁ(\yﬁmﬁm £ Ry %ﬂfl!.

e
L ’lL

R han ﬁ?ﬂﬁf.ﬁw
| mm.,%,/ﬂ%

o o 4 AR ,,% Rt

Yoy .l
n.l. —— 20— ¢




.ra.d iol

-

CI.. .Pn,,.\ LTy

¥ R ﬁ/ww,%r% m‘f%ﬁ e

e G mw\/%?y.ﬁb,/,nﬁ\ %/rmu\ﬁ! JV«V/.» )

(195 ¢

}.“IA:AJ./

P

.........

PR TL KT

,. b& (w%%% RS %/\m, V«/u S8 ,bmh,/m .%nvﬁ%gﬁw

lllll

mmnw/ﬁ )W.\/ﬁ 1y .ﬁ& Vnﬂw\wm\i A Jv/,/w/..nﬂu W
sﬂ, »«%ﬁuﬂ }%Af W%W T SR
S %iﬁa m%ﬁﬂaé ﬂ&mh

ol g o8 o} P

T vy ML
o ——— g

a—

T0TAL P.003
o al



(966

ANERRH,

AR AR [T A CAH SRR IR | SRy, AZERE R LUF &8

1. EWRBAE, KRR HEKEY 2R

2. FERIRILERE

Bl 20 SEAURE =R, B L 6,000 AR, BEHL 4,000 ALELIH
BERWERTTE, BUNLERREE R T RS, R BB e

3.EEBEHENER



(501

g O A dbgr R E RS X TREMR] #ErE R

B AR 3% B R AL, 8 b 2 B SREEVERE AT 2 A B A T
&2 N, DR RBUFBIE0E B8 2 ZERIn g 2 B DUn bR s 48 it ]
7

HRBFRAEBRERG. SN, mEmEiEmEsg4
A 35 BaE, AAMEE T RESESMNNEE b, %k
MR35, ReEZfm, BEIATHR, EEREZHE, AR0LEH
2. FIRERRMEERER MR I B R SR, 285K,
BRI, 55 &5 AT AN . MRRERTLEH, &
PR B Lo 524, SEARIEIE

mHREISEZ AR, HEEL, SEXE, MEESLigts

TR, Ve R, B ESEN, TREAE RS,
BEE R, EKEMERERKE N BEBUFI R ! TIREZ
fEfL, BEEAEEERELMIEZ R2R3ERFEAE DI B

MNEROEE, ik, REER % Q&C@

O e o

hoJ o€




/{708

o G A b R RE R B R TR R #HER.:

BUR #&TRRABUE EIRE, ZRINE A BUmtisiz TAEMNES . 58
Ehensdt, ERRBIEERMEEREERES AZABRER
FEANET, MbEARBHZ FEN, HEMN, BE, iz,

/NGRS RNGUETRT TR, R

ST REISE L AR, HERDE, SBEHS, I REAFENRE S
PR R AR AT LUTRITE RS M RE B &4, bnsd R AT #E A
MEIEG B 53, TRRE T I B . TS ing, Sk
HE, NBAZ, B, R

~EAER3SE TR AT, SRR, AR E AR,
A IR ENTTEAR BN EEY, REEREES
KE, A" RUBTHzS ", EEREEELFEEZK. HEZIE,

%‘5@%%@0

B, Fri A4 DRIRG. WA, MRS, A,
ERBEREREKKR, Kg, KR! rBLEE, AEKE (B
REEEIRER BHERRE, %, #xXA. ARE R, 477,
Bl AIRERZRK. ZHAEL, EalfE, RRBELZHTE, &
T B MR Rl REZPRREEEHEEN, &0, £,
NERSE, RWEE, BEELRY, £, AUTREFEERITER,

Y



[ 1708

HE. fRAEH!

AHZIRBUR R R RERET, BT KRR, HEEsE
#, BERBBRIKZE, RMEMFERRE. FEREANENFRA
2, RMZEFERKAERERE, FAEURRED, HEBEMIRARE
BB EILRE, BILERA REEER R . (T3 R LAt
LEMZ N AEERTE, BRERMEEPEAARSGERYRE

Ak, BAPTREA I !




Bt D AR RRER S L TREAR] SN ER:

BURFE) CEr R AL B R E S8 = W30 ] MIRIB A SRR T,
ERFEE RN, RRRMARECN, BEEERTERE.
ZRTE, BERICRHE, AYDBAEREES FRBHREN, £&
RS KERRAEA LR ERAYEE, REBEE e REAR
WISEERM, BREEITHE. EPRET R,

FEILEEEN O ENLES, Es a1 S - -
ERRANWMEGHES, N EREFBENSA R EGEN1£
BRI TSR EREM. TTH, LEREARAKBARRZHBELH
NGB O, MRAFESEH, BENREREENEN, EEAUA
W, NSl !

RBUR R AL B R AT T 8, B3 HRAL, #hsdh BT s &y
INEESEEREEA, ABMAD -8 AR, BRI EER
MR EER? AR —6F, ENREL, LEBF&EEES,
BULE ra ¥ IR, ZOEERE M RsSRIEE, AR
REWFRED, HMERRE, BREFZTHMEBEH T HAFILERE
At d], PETTIEZIREFORERINIEM . IR 70 R E SR sk R
B, CFRERER TSRS RNERT,

S R/NARAEE, BUTKERTEOS $HEZ R ERBNAE, DR
AR A IKERRY, ML PRI, EAEERNES, BUFTA
HE#s M RAVER E, HROH “20]. MER” fB0AE B KoK
Ly BEIHEG, RICME, #2017 % “BW” BUF TR, MK
FHEAAMATE R BINHBERT .

Wiz ,7;%;: 49 B B

e N

D rda. T

Y A

'K’\ }",?7 i‘;’\
: . ,}4

7]

[( P09




Bt DR RAbH S RE A S R TREVR ] S E R

MCEREUT L DB A R AL S R R R TR A ) 563Rs EATasIR
M, BMRATEARELREZEUSERNEE. s2EN
S IRRRTS, TRMBURN SR EN T R, RBUFEE SR
BUR Jy BACE Ry38%, 4-IGIR A e i R o e iR AL

HRABEFNAR. BRUNER, BRATVIMEGERIOGER. &
LHEZMRINERFYE, HEFRMT. BRFIREE BIBUF B 1R
Ko I EBRJIERE. BURMMERT, R S E BN EE R
S5, BUN ARG, WREF FHENESR, $4EBHERE M
R

bl Bk AT EEAD 20 £ 8, BERsCl iR m g, D
ABURF IATE R S A H 2. 0 L BATSRE s sk f s @ A 1
HUB - EE AL, TEAEES, ks mEnas, 2
BA RSURE MR . BUREILEERE RN T, AERLE
Rz, AHERBWE, —RIUT, FHEEIRERINA DR 20 8,
LR, BREERER, RESPREMAMEZL.

AR ZERA R REOTR, FABEEEDEEMENEA
FW+ZEEIREE, N ERE ARG RERRE WA R
, AN, EGRBEZEREY), B PR T BRNTEE
71, BEGEEIEEAE AR T, FTCRMGR S & IR S 2R #
fb, BBRAALE B RIRTIE O

—. AT, MEKS

B T EAEERIIEBA R E T RSN, dRYIEOR, &P, 28, X
SR VERSUN. WEAABRMNHIREIA O, BOUS SRR, TR
FERE R L. B, HEAENIT M, RIURGILEE
B ZRAN > 1) R 22

/(G0



/(90

BREPEREN NSNS, LELMHBEERER, HE 3 RitE
SRE, PaEE L2, SRlRENAKE, ANSE, BRLEy
L AR FRHERMEE IR E, 5 0 LU B/ e
FUORZHZIEI T, 2B REELE. St &R B8R ET K
HEMERKIET, EFIRT LERGE I RAE BN,

HIRE BT R B LB A0 SR R RE S - REEI I TR & 2, TR
FEALE B8, MRS RIS ER 4B BRI, T
PRI, MR RYIESRERENANT L, B SERES
BAER R IR AT W R, TR AR T A4 At

MEBUF—OHEMELE WA DA, BEEGEEE, SEEER
£, ORBUERRITR, RIFREEEREFEERN.

= MERBRAE . RMUHETE

B R EER SR, BIEEGITEILE FK RIS —
U ENRENE T EREEEIAGEN . GEEN, 8
B BB, NN, NUEN, BRI, AEER, LN, ke
B, KN, XEN%,

RS PRAT 2 B WA R DA R U 1 B R R L S B, B
MBI MR BT B, HBRIERIZ, EME4L.

ZEMBUT LR BRFTT S USRI, A KE R HK S
IR, EATREMREOE TAR, R AR i ST 4% 2 AT hr BBk,
CAB BRI T JRA — SNV BEAURKHE R .

PTaB &N T RER, s B AR K, BEAR AT LAEF4RKE
el (B PR 0 Folseil, Eataims, KRR HEKE
wi FUHIKAE TS, SEARRAE, RARAE, Rl EREERERK
A BKBRARENEREFEH S EE.



[(Feco

B RF TR E, CAEEG BT, W e
. (BRHAE RO A & BURECE, B RESME, 7
REFUKHAEMBERT, ERERAMESES, SEEWEGEE,
— FARBANMERRANTEREREII &, R TS B ARSR B R R A

REBRNNBERE LRSI RATTHUATE =LA, T
KNI AR RIAEAT = — 4, AR e, aEE
Ligst, HHE, Bk HERBERN, B, BTGNS %,
HIRE BB A A S5B3RS ah, A RA 40 10 BK SRR 5
MG R EE.

=. RIEZRME, HEEME?

BURER & A B E A 30 8, FKA 10 ZEM. WEbH
P E RS 10 28, FREMSWERMTER, BEAGEHILE
23BN LB — {8 F K B S R B

TR ER. BB, BEETR, fEESRE, HE
IR, HEERERNB],

il R A A e WO AT B B B ) \ AT B, (RIS BRI R A
TR ZROBAFTE. REBTHNERERIAR, TARE
LAEF SR NI T 3K,

0. EIT8E - mRRO

CIEBUR SR AL — S B BRI, S 1#, HEMG
AEIALEE SRR, BUEE AR S BAIERRE iR, BE], £4
BT E BT, b, ERUE LR TR BRI B KRBT

BUF P &AL R B Mg — AT &, &M S &g
M2 NIE. BiF. BR, GEBEMBIERETEE. HEANK
THSEEAARRLT, TRER T EEMAEEZOES. BHR0EE



[{Fto
RTEEEMLGEA T E.

- 2A
%mn%:

ERARMEMHBAOHERNTER, REEBUFETHERHAS
%=, NENRBEWMASIR. SEREZERN=([I7, K.

1. HRACE R % ISRt i AR 2%, 0@ T, A5 NDFEA,
EHARE EIMA D KR, AATHERES, EMARRsE S E L
TR B P S B R 5 T AL & IR 7 RAN R AT R,

2. PPA/ATHU TN, BE OSSR, AR T
N I S B T I 75 SRR ) (ELRAR 5 2 2 2 O PR B 1
SR T A A & TR T R IR AT,

3. Bradb AR BB R AR, REARG, R EHNACENELH
AMAZREES, FAFEMS AL, WELE L.

DA ERRRE, i EBUFRERIVES B, BUEEM SR RAT &, A
BEAT BRI BlEE. mlAERIEREE.

% ke BAA YRR IBR PBE AT

Ded ,__'3?% —
/ Ao
3
Y
TN e
T N g

. “\J
R Y
§;




/1711

# [FrRRIGEEREREIR TEMAR] SaNER

BAFER St ( R ) RETTHER RN BRI S E RSN
BIECHh  (ERERERA— R AR AR LEE  HESE | KR,
RieE  REWIL , BEREZE,

ERNERTE , MERIERERERENNEK , BRIRRE RS
JFEER  RIPBERREFRNARES. FERRNREN S 28
RELRERIEEIR,

TtERE—ELtEERAERTE BT SRR
BRZIEMHERILEFE BRSO ERMEST, TER
SRR ARIORE , ATSIEE !

MK, BEEFR  ErERIIERE R EE T
MAOSEtZBRIRE ? FtEERKRX NS IEREES
B, EEREE WA , (FPERILEEATIRERENS ?

(1) =RE ? (RMPIBERNSARDEHESHBIERZ A,
(2) 2ELARTTHTTHEE ? (REFEERIHE.
(3) £EBHNBRETS ? AL TERAERERAIE.

0% 4] (4) EREHERRE ? (MBS ERILES I HENAIE,

Pl BARE REEERIESE ? BRI 7@5@5“
E R TN R | 2

BAE S 2w Wi 3EH 9 BE% Trag
Y P .
@/ ;3\’@}% 4; ;; A /ﬁ fﬁ‘;z?ﬁ%% fg Q/@ %{‘?ﬂf\ é(l}f ﬁ j& 3;%




[LTIL

B AR R RER S R TR SN E R

SERBUE B8 2 ER N A B LI % AR R /7. BUR BT 05
Rt E, WA REILE —RIIMBERER, LRemsdt (BRE)
BT, FHEEE S BENARUBREZ A.

JRAHE B SRR — A 00 Ly BT A2 5k, KT, BRIk . 2 ATEK
JR 5% FEHT T SRR ELAB AR, B K385, MAENBERAR, BT
o B AR RSO, R BT — A 2 AR B LR TEY IR
o, BIESZIR, RAREE, ZREE, KERY, BRKEZS, #
JIREBOI T HE BE TR — AR A B 2R R G 0 KRR

ERRMERT A, MEPUIRRE R ZE N EK, [FIR IR SR
JRAAERR, ATt E, BAPRRA M R BUR 3 RE
B. FRBFANE—EI4T

RMEE RS, REERNRIE, FEBUFEERORR, X
iR, BIRHEERNEE:

— ﬁ%ﬁ%ﬁﬁﬁfﬁﬁﬁmﬁ% RERERNEE

. IERREEE, CAREEL
\M@ﬁﬁ%%,ﬁﬁ%ﬁ%%%%%
Y, FPEEER, MICOEER, HE, ¥, HEEEEE,
%, BRETNIARE G SR

JOB B2 —EAH B BRI T 4, IR T %0, ﬁ%ﬂﬁxd g@
R, EREIFULTHRIA LR BROERGE W, BHEAH
IR fE? AT —ER OGR!

o A s BAR Wp ok G Beg BER
@‘

Epg PG 7:;7»%% ges

2wl Eeeen B

N\~
] %ﬁ\%g‘

oJ

2%$%f ?ﬁﬁ%ﬂ

i

@y&
4



[(F(3

B [FrREIrREREIR TEAR] SaNER

BB (ARt REREIR TEWR] s5aRSERERg
HE , HfRRAxe Rt B FERUNEEANNE SEENSE
iR¥ | MEMREFESERKEENG R | RRFEE CHMERES
BNEHLEEE. SIUEMESNREEEEMRERL.

BRASEENAR. FEEHAEX  ERASHEEEERNER. X
SHEMRBMEARELEE  HEHIGET. RMEERBFNELR
X INERDERE. BURRERT, (HEECESMEEIMENEERK. .
BRFREERENE | IMESSHENER , BSEEEREMEL.

TERFCETEREAL 20 28 , ERXEREERHENEK . 2
REBFESEEERIEE, N ERHEEOHRENEREAL, &
HUSHEELItE , MEAENRYE  HRrEREALEnNaE 2
EERSEEE LA, BNEtEERERNER T , NERER
=, TEREREWE , SIEAILERIAOSEL208 , 5LI0F ., 85
TEER , Bee s,

TR EERRHERGENER e ENNENSERE
TZEEXE INLEREAN , BIRiEH. EREERERS , EM¥E
IFNZETFERIREES  EKEETEER 7, LEMARTe®E

2 EETEGBRREN  bEAHERRRIED.
T ik MBS E— BT R RIS IR ? R

7 RomiElE , MOLER ; MY 7 SRR, . tBNER—
B AT — RIS S | BRI ERE
R, BStEECNRS , SESHEE , G, RS NRKF—S
Mﬁﬁ%%ﬁﬁ%ﬁ%ﬁﬁﬂﬁ%ﬂ,ﬁﬁ%*%&%ﬁﬁ%ﬂ!;%%%

Brz  dig 2B cfg Ak DR 4law
BEb g iy s a0 TEE
I RE: L e M [ e e s
i %,\//3;’,2/‘5\;?7 é?}é%é\ AN =

-~

ey b /"(;'e/\; a3
SN IT N gpdde




i

To whom it may concern,

Regarding the NENTNDA, I hope it would not become a replica of other new towns in HK like
Tseung Kwan O / Tin Shui Wai. Instead, it would be nice if there would be less shopping malls
more shops along corridors, opportunities for small business owners. It would be bad if there
are bus terminals under the malls, and many high rises on top of malls yet again.

Wong, Ka Ping Benny
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From: Wai Yee Andrea NG

Sent: Friday, October 19, 2012 3:19 PM
Subject: Sustainable Development in Hong Kong: Transition to a Green Economy

To: Mr. TSANG Chun Wah, John, GBM, JP
Financial Secretary,

HKSAR Government,

25/F, Central Government Offices

2 Tim Mei Avenue, Tamar, Hong Kong SAR

Dear Mr. Tsang,

Please find attached a position paper from Earthcare regarding the urgent need for Hong
Kong's transition to a sustainable green economy.

Yours faithfully,

Andrea

ok ok ok ok ok ok ok sk ok ok ok ok ok sk ok ok sk ok ok K

NG Wai Yee Andrea

Earthcare
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Mr. TSANG Chun Wah, John, GBM, JP
Financial Secretary,

25/F, Central Government Offices

2 Tim Mei Avenue, Tamar, Hong Kong SAR

18 October, 2012

Sustainable Development in Hong Kong: Transition to a Green Economy

RODPs for the three NDAs of Kwu Tung North, Fanling North and Ping Che/Ta
Kwu Ling as Illustration

Background

The “Hong Kong 2030: Planning Vision and Strategy” (the HK2030 Study), completed
in 2007, has revisited the need for strategic development areas in the New Territories, and
recommended proceeding with some of the New Development Areas (NDA)
developments to address the long-term housing demand and provide employment
opportunities.

To initiate the implementation of these NDAs, the Civil Engineering and Development
Department (CEDD) and the Planning Department (PlanD) of the Hong Kong Special
Administrative Region (HKSAR) Government jointly commissioned The North East
New Territories New Development Areas Planning and Engineering Study (NENT NDAs
Study) in June 2008. The Study is anticipated to be completed by 2013,

The Development Bureau launched the Stage Three Public Engagement Exercise for the
North East New Territories New Development Areas Planning and Engineering Study
and rolled out the Recommended Outline Development Plans for the three New
Development Areas (NDAs) of Kwu Tung North, Fanling North and Ping Che/Ta Kwu
Ling.

_The objective of implementing the NDAs is to cope with the growing population and to
address the long-term housing and economic development needs of Hong Kong. The
Civil Engineering and Development Department and the Planning Department are
carrying out the North East New Territories New Development Areas Planning and
Engineering Study (the NENT NDAs Study) to establish a planning and development
framework for the three NDAs, namely Kwu Tung North (KTN), Fanling North (FLN)
and Ping Che/Ta Kwu Ling (PC/TKL), and to prepare development plans and
implementation strategy.
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Taking into account the public views collected during the Stage One and Stage Two
Public Engagement as well as the findings and recommendations of various technical
assessments, the Study Consultants have refined the previous development proposals and
formulated the Recommended Outline Development Plans (RODPs).

The Stage Three Public Engagement has commenced in mid-June in 2012 and Earthcare
has attended a stakeholder meeting in July 2012 to express our views on the RODPs for
the three NDAs.

Scope of this Position Paper

Creating new land for new towns is considered an environmental issue. It is also a socio-
economic issue - land for housing, social services, business and industries. It is also an
important financial issue - will there be valid, effective and reliable fiscal mechanisms
and incentives for the development of a sustainable economy and more employment
opportunities in the NDAs?

How can jobs be generated while at the same time a green economy could be developed?

References have been made regarding 'sustainable' and 'green economy' in previous
financial budgets, but a mixed bag of dirty policies and harm mitigation measures
lopsided towards traditional environmentally-destructive construction business and post-
tsunami financial industry in practice would render Hong Kong SAR losing our
remaining competitive edges soon. Financial initiatives without taking in the big picture
are destined to fail in the medium and long run.

Smart economic growth calls for appropriate redevelopment of existing areas where there
is already infrastructure. New land requires new roads, sewers, and other expensive
amenities — police and fire service, etc.

The key question is - what type of economy are we talking about?

What type of economy are we envisaging? |

What type of growth are we expecting?

This short position paper cannot provide and delineated detailed solutions.

Instead, Earthcare wants to pinpoint important loopholes and inadequacies of long-term
planning and the RODPs. These looping holes and inadequacies are not limited to the
proposed NDAs of the north-eastern part of the New Territories. In fact these problems
are inherent and could be found in all existing and planned "new towns" of Hong Kong.

2



From information society to a knowledge-based economy, is HKSAR ready when we are
still lacking any integrated approach to the problems facing us?

For instance, the widening gap between rich and poor and the Gini coefficient in Hong
Kong issue is not mentioned within a long-term planning vision and strategy regarding
the NDAs and its relationships, connections and integration with the rest of the city /
community.

Strategic Roles of NDAs

According to the assessment of the HK2030 Study, the net requirement for special
industries would amount to 2.9 million m* so as to prepare for a strategic reserve of land
ensure a strong and diversified economic base for Hong Kong,

The HK2030 Study recommends that the NDAs should be developed for a mixture of
uses, emphasising the creation of a quality living and working environment to meet the
long-term needs of the population. Other than providing housing land, the NDAs could
also serve to meet other land use requirements such as value added, special, non-polluting
industries and higher educational uses.

The ex-CE proposes six new pillars of industries, including educational hub and creative
industries. The HK2030 study stated that Kwu Tung North, given its serene rural setting
and convenient access to the Mainland, would be a desirable location for the development
of tertiary educational faculties to attract Mainland and international students and skilled
professionals to study and work in Hong Kong. Ping Che/Ta Kwu Ling NDA should be
considered for the provision of land reserves for special industries in the long run.

However, apart from the emphasis to 'capture' economic opportunities due to strategic
locations near Shenzhen / Pearl River Data, there is a lack of concrete proposals about
what exactly are the industries that Hong Kong need in 30 or 50 years' ahead!? What
exactly are the nature and contents of education / higher education in the 21st century?

What does it mean by "non-polluting industries"? Various proposals have been made, e.g.
research, entertainment, creative cultural industries, higher education, recreation etc..
However, are these industries "non-polluting"? If they are "non-polluting", is there a need
to allocate a special need of land (far away from CBD and urban development) for them?

There are many self-contradicting issues within the planning strategies, especially when it
comes to socio-economic issues that all have financial implications.

What kinds of "standards" are we setting for Hong Kong?

3
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What and where are the "yardsticks"?

Are we repeating and using the same economic models / or nodes and mistakes as we had
been doing during the last 60 years, e.g. trade, entrepot port and logistics, entertainment,
etc..?

What means by "professional” services node for business?

If there is an element of "residential” or "commercial” node in the RODPs, are they
basically no different from a private or public housing estate built thirty years ago, except
the additional provisions of "Sewage Treatment and Use of Treated Effluent” for "total
water management" or "effluent reuse system, renewable energy, district cooling system”
and another railway station (to promote public transport) as proposed in the PODPs and
RODPs?

Sustainable Economy = Non-Polluting Industries?

The concept(s) of "sustainable economy" and/or "green economy" are very different from
"non-polluting industries" or "environmental industries".

How can Hong Kong retain any of our competitive advantages after 10 years?

Measures to mitigate the pollution and damage caused by construction and high-rise
buildings are proposed in the various ODPs, but they are more harm reduction
measures/mechanisms rather than designing for a sustainable economy or green
economy.

How are jobs generated while at the same time a green economy could be developed?

The government has not yet given any concrete proposal(s) about how to strike a balance
between agriculture and housing so that farm land could be preserved on the one hand,
while public/HOS housing could be built on the other hand.

For instance, there should be funding or tax initiatives to develop the cycling business
and to provide public works and infrastructure to allow practicable operations.

With the first overseas branch of the renowned 24-hour Eslite Bookstore opened in Hong
Kong, one of the biggest book retailers in Taiwan, that quickly reduced its opening hours
drastically after a short trial period, it is just a reminder that Hong Kong has still a long,
long way to go regarding the attempt to diversify our economy and to break the
domination of a handful of industries.



Sustainable Development? HKSAR is Lagsine Far Behind!

Introduction of more enjoyable view corridors, breezeways and green corridors while
building high-rise hotels or commercial buildings that block flight paths of birds on the
one hand, while there is no promotion of the care and retention of resting places for birds;
lack of proper and safe relocation and resettlement plans and arrangements for wildlife,
trees and animals are setting a bad example for our future generations that life could be
sacrificed ruthlessly or easily with no value "in the name of development" or
"expediency".

So-called "harmonisation" of "existing" and "new" developments are achieved by killing
a lot of wild animals and plants ruthlessly, to be replaced by cement and concrete and
"view corridors" and "breezeways" that are "more enjoyable" (but disastrous to nature,
discourage any creative thinking and nurturing of the appropriate mindset and values for
a sustainable future/generations) that lay the ground of just another private or public
housing estate / commercial shopping arcade which are no different, by nature, to what
had been operating in the days of colonial Hong Kong.

What are the lessons to be learned from the "Stockholm Convention” and the the "Dirty
Dozen"? The Stockholm Convention was adopted on May 22, 200! in Stockholm,
Sweden. The Convention entered into force on May 17, 2004. The People's Republic of
China (PRC) signed the Stockholm Convention on May 23, 2001 and ratified the
Convention on August 13, 2004. The Convention became effective to the PRC, including
the Hong Kong Special Administrative Region (HKSAR), on November 11, 2004. What
had been considered as the most important technological inventions were banned to
provide a POPs Free Environment for our future generations?

The birds singing happily on the trees and their children would die due to our lack of care
and concerns in the engineering and construction processes.

A lot of birds have been fatally bumping into the glass on windows during migratory
season.

In cities like Chicago or Toronto, the planning authority had updated their ordinances to
provide standards and guidelines for "Bird-safe architecture" and "Bird-Safe Buildings".
These guidelines would emphasize checklists and affirmative measures, such as
certification programs that bestow official blessing on buildings that "enhance bird
safety" or "avoid creating hazards."

International and state research evidence suggests that a network of sites selected as
important for birds will capture most other biodiversity and that they are very useful
(although still imperfect) indicators of species richness and endemism patterns.

5
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Changes in bird populations can also provide a useful indication of broader
environmental change.

Birds have been used as environmental health barometers at a local level ever since
canaries were used to indicate the safety of air in coal mines; only in recent years,
however, have other jurisdictions used monitoring data and analytical tools to use wild
bird populations as environmental health barometers on a large spatial level.

Birds help us measure our natural and cultural health - healthy birds equal a healthy
planet.

Birds are bellwethers of our natural and cultural health - they are indicators of the
environment’s integrity, on which we humans depend for clean air and water, fertile soils,
and other natural resources.

Urban sprawl is one of the greatest threats to many birds.
There is a lack of an effective strategy for protecting birds in Hong Kong.

Changes in bird populations tend to integrate a set of ecological factors. Given adequate
ecological knowledge, they can provide a useful indication of environmental change
(Bennun and Fanshawe 1997, Donald et al. 2001, Gregory et al. 2003).

For instance, the UK government has adopted an index based on wild bird populations as
one of its 15 headline Quality of Life indicators.

Bird-safety architecture design, avian audit and bird-safe engineering and construction
should be taken into account of and integrated in every step of the planning processes.

A comprehensive Avian Protection Plan (App) could help reduce harm to birds and
improved health of birds could reduce chances of bird-flu in the long run.

The government should provide financial support for relevant departments to develop and
implement effective APP.

The proposed RODPs fail to address the safety of birds effectively.

Bird-watching is becoming a popular option in eco-tourism industry and would bring
green business opportunities.

Jobs could be generated for youths and elderly alike.

What kinds of "standards” are we setting for Hong Kong SAR in the long run?



Housing and Accommodation Crisis in HKSAR - Not_Affordable and Not
Sustainable — Sustainable Livelihoods or Sustainable Prosperity?

After making reference to the past experience in new town development, it was "decided"
that the percentage of the number of public rental housing (PRH) units in the total
number of residential units in a new town could not exceed 50% in the future.

To tie in with the Study on the NDAs, the HKSAR Government had commissioned the
University of Hong Kong to conduct an independent study to review the development of
Tin Shui Wai New Town and to make relevant recommendations. The study points out
that special regard should be paid to the building of a balanced community and the
planning of a balanced housing mix in the planning of the NDAs. The HKSAR
Government also drawn on experience in the development of existing new towns and the
views collected during the Stage Two Public Engagement (including the proposal for a
balanced development between public and private housing in the NDAs) and believes
that the proposed overall public-private housing mix of 43% : 57% will help achieve a
balanced community profile.

According to the RODPs, the NDAs will provide a total of about 53,800 new residential
units that can accommodate a population of about 151,600. Overall, some 43% of the
new residential units are for public rental housing (PRH) and the remaining 57% for
various types of private housing are proposed as a balanced housing mix.

Regarding the respective years of intake for the PRH and private residential units in these
districts; according to the current programme, the intake for the PRH units in the KTN
and FLN NDAs is expected to start in 2022 at the earliest. The site formation works for
the private residential sites in these two NDAs are scheduled for completion between
2018 and 2027, and between 2026 and 2028 for the PC/TKL NDA. The NDAs will
provide about 23,100 PRH units which are scheduled for completion between 2022 and
2029.

However, suitable sites from the land designated for private housing in the NDAs for new
Home Ownership Scheme (HOS) development and the exact number and the timetable
for the disposal of the new HOS flats are not yet available.

Is there adequate communication with stakeholders regarding the proportion of public
and HOS flats?

But what exactly is the impact of this "balanced housing mix"? No information is
available. No knowledge is provided here if knowledge implies normative concerns.

7
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Land should be reserved in the Ping Che/Ta Kwu Ling NDA for the construction of PRH
and housing for sandwiched class. It has been argued that in view of the limitation of
infrastructure in the PC/TKL NDA and to achieve compatibility with the surrounding
rural developments, it is considered not appropriate to develop higher-density PRH in the
area. However this is a neglect of the fact that there are low-density PRH in Hong Kong
SAR and other jurisdictions. Moreover, PRH could be divided into various categories for
different purposes. For instance, low-density PRH could be designed for the elderly and
people with special needs, provided that there are good infrastructure and facilities,
public transportation and ease of access. To allow low-density private housing
development to be owned by a small number of households but at the expense of the lives
and welfare of thousands of poorer sections of the community and other non-human
species, like birds and wildlife is not justifiable and would be questioned by various
stakeholders.

However, no public housing or HOS would be adequate without systematic and long term
costs-control policies and welfare provisions (e.g. cheap transport fees for commuters)
and appropriate purchase-sales mechanisms so as to guarantee "affordability". This is an
important housing and accommodation issue that is out of the scope of this short position

paper.

Nowadays residents of Hong Kong are talking about Tung Chung being the next "city of
sadness" after Tin Shui Wai.

Tin Shui Wai earned the miserable moniker after a string of deaths amid domestic
violence. The most horrific incident was in October 2007 when a mother threw her two
children, aged nine and 12, from their flat in Tin Shui Wai's Tin Yiu Estate before
jumping to her own death.

Many professionals and local people are not surprised that Tung Chung is now
recognized as another troubled area.

All the RODPs etc. of new towns or NDAs etc. provides no data or information regarding
critical polarisation issues facing HKSAR nowadays and overlook the desperate
situations facing impoverished families and children. '

The sacrifice of the village families and their homes/vegetables farms/agricultural
land/livelihoods is an important matter.

IF the main objective of the NENT NDAs Study is to address the housing and
employment demand arising from population growth, to help tackle the problem of
housing shortage and affordability, the Fanling and Kwu Tung NDAs should be used
mainly for public housing and affordable housing for the middle class / sandwiched class.

8
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Then the rest of the NDAs should be mainly designated for the development of green
industries and not for land sale to developers for low-density luxurious apartments which
is against the notion of land efficiency and DENY the access to land for long term jobs
provisions and public space (for various social, public health and communal purposes).

Furthermore, the small house policy should be reviewed regarding its economic and
social impact, particularly the yardstick of land efficiency. Maybe the public housing
arrangements on the land bank available after land resumption could provide a long-term
sustainable solution. The legal risks have to be balanced against the long-term benefits
regarding a possible drastic change of policy.

Many jurisdictions eye tougher penalties for polluting industries to improve
environmental practices. Tougher financial penalties could be meted out for polluting
industries which might culminate in termination of business in the New Territories.
Operational permits and licenses renewal with conditions regarding communal health and
environmental protection are integral parts of business registration reform.

Conservation_of River Ecology and Wildlife - Planning a_Green and Natural
Riverfront for Biological Integrity and Leaving a Natural riverside area open to the
Public '

It is proposed in the RODPs that greening works would be carried out along the banks of
the river by building a continuous riverside promenade in which the planning is set out in
the Stage 3 Public Engagement Digest, and the details to be worked out during the project
design stage.

Earthcare opposes the idea of building a riverside promenade covered with cement and
concrete.

Water bodies and all wildlife living in and alongside the rivers and streams, including
Shek Sheung River, Sheung Yue River, Ng Tung River, Ping Yuen River and Shenzhen
River would be affected to a certain extent. Some would lose a landing area. Some
wildlife species would lose a natural resting place that they would feel safer and rest.
Some species would lose important sources of food and water important for their
survival,

It is not uncommon that other Jurisdictions would, apart from a separate green buffer
zone between the planned urban development and the rivers and streams, the whole river
shorelines and stream shores would remain intact as a nature heritage trail not covered
by concrete and cement.
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In fact, there are a lot of "natural riverside heritage trails" in many jurisdictions, e.g.
the UK and USA etc.

The advantages of this green riverfront arrangement include, but not limited to, the
following:

1) The natural habitat and biodiversity of the precious birds and wildlife species could be
preserved intact;

2) It would serve as a nature education site for families and schools to visit and learn
about river and stream ecology and wildlife /bird-watching educational activates;

3) It promotes the spirit of harmony between development and nature;
4) It is beneficial for the health of vegetation and trees.

5) Picnic benches and cycling tracks could be established in the buffer zone to provide
additional leisure and public access.

6) Walkable New Towns - The completed trail will link different communities and
housing estates within the North-eastern part of New Territories.

7) Riverside and streamside heritage trails had become a wonderful weekend escape to
many people - the trails are first and foremost a recreational resource providing an
exceptional environment for walking, biking, exercising, bird watching and many other
activities as demonstrated and proven in other jurisdictions. Hikers will find unmarked
trails for bird-watching, nature photography or just a daytime get-away.

8) Eco-tourism and ecotours could be promoted.

9) The riverside trails could be linked up with other trails that provide access to the built
cultural heritages like the Hung Shing Temple, Man Mo Temple, Hau Ku Shek and
Ancestral Hall, Sin Wai Nunnery and other cultural heritages etc.. Links could be
provided to provide access to Lung Yeuk Tau Heritage Trail etc.

10) Helps to preserve the natural drainage system.
11) Could be linked with riverside parks.

12) Small businesses operations that are so important to poor elderly people and people
without high educational backgrounds could serve the needs of eco-tourism.

The original shorelines, trees, shrubs and wetland etc. should be maintained and
preserved intact so that the wildlife could continue to live and feed in their natural habitat
while lawn and vegetation areas could be restored with the addition of supplemental

10
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topsoil where it is thin or eroded or affected by construction projects. Improve soils with
organic matter, lime and fertilizer to improve water holding capacity and reduce acidity
to facilitate their ability to support plant growth.

Planting should also be used to a degree to provide separation between areas of different
intended uses. Low shrub planting could be established for the base of the embankment
as part of the natural promenade to provide additional physical separation from the
residential housing and commercial areas. The planting was intended to be low so as not
to obscure views from the inner parts of the town and the flight paths of birds.

International awards have been given to design of promenades where there are no
"concrete canyons" there, nor are there tight spaces. The riverside promenade is and can
be "a lot of soft edges, tropical, natural and human-scaled”, not hard concrete and cement
slabs.

Draft design guidelines for our Hong Kong riverfronts and stream shores include, but not
limited to the following:

- Any plan should respect and preserve the area's history and natural environment.

- Maintain a distinct identity for the riverfront that conveys its heritage and respects the
natural environment.

- Preserve view opportunities to the river from public viewpoints.
- Enhance pedestrian access to the river and connections that lead to it.
- Provide pedestrian connections to the riverfront.

- Promote creative new design for public features that subordinate to the natural character
and heritage.

- Preserve cultural and historic features/heritages that exist in the area.

A riverside path could be established for smaller streams or rivers. For instance, in UK,
there are Development and Project Planning Study for Traffic-free Riverside Cycling as
an important part of the National "Sustainable Travel” Modes,

In other jurisdictions, these natural riverside heritage trails are managed by various
modes: public management after land resumption, NGO and/or public-private
partnerships.

Afterall, this nature / riverside heritage trail provided a new aspect for use as a riverside

park.
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Last but not the least - the devil is in the details again - there are at least 16 important
qualities that green building materials should strive to achieve and that builders need to
weigh during the materials selection process of a project.

These types of arrangements could help to maintain biological integrity,
biodiversity, create and protect the natural habitat for Hong Kong's wildlife.

Areas / Sites of High Ecological Value

Areas like Long Valley and other ecologically sensitive wetlands would be affected by
the NDAs.

The Long Valley habitat supports a diverse range of flora and fauna, including a number
of globally, regionally and locally threatened species of birds of conservation importance.

Long Valley has high ecological value. It is the home for over 210 species and
endangered species, including 29 species of conservation importance

Pollution during construction drive away the birds and animals.

Overall speaking, there would be loss of farmland.

Channeling of river would cause damage to irreversible damage to the aquatic ecosystem.
Many shorebirds, waterbirds and land birds and other species (flora and fauna) would be
affected by the development of NDAs and these are irreversible damages to their natural

habitats which are the homes of the wildlife.

In 2004, Long Valley and Ho Sheung Heung was identified as one of the twelve "priority
sites for enhanced conservation" under the New Nature Conservation Policy (NNCP).

At Lin Ma Hang, there is an undisturbed valley that holds two Sites of Special Scientific
Interest (SSSI) - Lin Ma Hang Lead Mines and Lin Ma Hang Stream. The former hosts a
very large roost of over 1,000 bats, while the latter is an unmodified stream that supports
a very diverse lowland fish community, including a number of rare species.

Areas / Sites of High Historical and Cultural Value / Heritage Sites

There is a lack of data about the carbon footprint of the tourism models.

Under the background of a low carbon economy, no plans are presented so far regarding
low-carbon scenic and low-carbon travel communities.

12
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"Compensated Areas" - Dangerous Zones? Feasible or Practicable?

Colonies of breeding herons and egrets that lie near the northern part of the New
Territories (both North-Eastern and North-Western New Territories) are sustained by
wetlands within, while, in particular, Ho Sheung Heung Egretry, one of the largest in
Hong Kong, lies in the Closed Area near large areas of wetland at Hoo Hok Waj and
Long Valley.

The proposed temporary wetland is unlikely to be effective or practical to compensate for
the habitat loss during the construction stage of the Project. The compensation areas are
very close to firing ranges and shooting ranges of shooting / gun clubs in Hong Kong.

There is negative impact on air quality with hazardous chemicals during shooting
practice.

There is also noise pollution that would threaten the birds and wildlife.

Some examples include the Table Hill Firing Range often used by Swiss Rifle
Association, Hong Kong, and HK Police Training School (PTU) at Fanling etc..

The "compensated area" is doing more harm than good.

Sustainable Business

Given the development theme of "Quality Business/Residential Area" adopted for the
Ping Che/Ta Kwu Ling NDA and the reservation of land for "Special Industry" use in the
areas, the types of industries expected to move into the area and the economic benefits
and possible pollution to be brought by them are key concerns.

It is envisaged that the NDAs will create approximately 52,000 new jobs.
However, there are no details regarding the nature, forms and size of business.

To Earthcare, the encouragement of local procurement is important to reduce carbon
footprint.

According to government information, the 36-hectare Special Industries area in the

PC/TKL NDA, which is to capitalise on the NDA's strategic location of being in

proximity to Shenzhen and the Liantang/Heung Yuen Wai Boundary Control Point, will

provide space for the development of high value-added and non-polluting special

industries, including environmental and logistics industries. These industries, together
13
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with other local sectors, will create about 10,700 new jobs in the PC/TKL NDA.
However, there is no details and evidence / data regarding what exactly are these "non-
polluting" logistics industries and how they could generate S#### jobs and the
implications.

"Environmental industries” is not equivalent to "Non-Polluting Industries". Are these
industries labour-intensive?

For instance, medical tourism might produce a lot of medical waste which is often
hazardous and very harmful to the environment. Medical wastes that end up in landfills
would cause land contamination. Eco-tourism to visit dolphins had contributed to
bringing harm and death to these beautiful creatures.

The logistics backup function of NDA to replace the current fragmented open spaces in
the New Territories could bring air pollution issues and may not be in harmony with the
natural rural landscape as envisaged in the official documents for non-pollutive
industries.

Carbon Neutrality and Audit Issues

No data is available so far regarding the carbon footprint of building related emissions
and infrastructure related emissions in these new NDAs.

There should financial incentives for environmental improvements that are available to
residents of all residents of Hong Kong, particularly the NDAs. These incentives should
also target both homeowners and renters.

No data is available so far regarding the carbon footprint of building related emissions
and infrastructure related emissions in these new NDAs and proposed new town
developments.

Regarding all NDAs and proposed new town developments planning, whether the
guiding principle of low carbon economy and green community is achievable is
questioned given the extensive travelling, business and accommodation needs.

The ecological areas or "compensated area” in the proposed ODPs are so small while the
proposed development intensity would set a negative precedent for developments in the
surrounding areas.

The ecological impacts of the NDAs and the LMC Loop development on the surrounding
areas and in particular on the birds’ flight paths should not be underestimated and so far

14
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there is a lack of any concrete proposals that could demonstrate that comprehensive and
integrated arrangements would be prepared or could be implemented effectively at all.

Financial Incentives for Business and Industries

Can the six "new" pillars of industries (are they really "new" - relative to when and
which?) promote a "knowledge-based economy"?

What exactly are the biggest gap(s) between Hong Kong SAR and other jurisdictions?

A growth strategy with a heavy emphasis on the financial and banking sector with a lack
of respect and care for life and nature is not sustainable in the long run. It is against the
most basic underlying principle of sustainable economy and is self-defeating.

There should also be financial incentives for environmental improvements that are
available to companies and business of Hong Kong that promote a low carbon economy,
particularly those that are/shall be established in the NDAs, for example, provides
technical and financial assistance or tax rebates to help green business on the one hand,
and SMEs and mini-businesses identify and install relevant measurements and equipment
in their facilities.

Climate Change, Water Quality and Pollution Issues

According to one RODP, the NDAs will provide a total of about 53,800 new residential
units that can accommodate a population of about 151,600. Overall, approximately more
than 40% of the new residential units are for public rental housing (PRH) and the
remaining 50% or more (slightly different figures are available in different papers and
sources) for various types of private housing. The NDAs will create approximately
52,000 new jobs.

Self-sufficiency in water could be achieved by careful defining water use targets for
buildings, identifying and preservation of on-site water sources and re-use options and
the promotion of the importance of reducing water demands.

Rainwater harvesting for toilets may be employed given the relatively larger roof area
compared to number of toilets and showers in the buildings in Kowloon or Hong Kong
Island.

As there is a lack of sewerage facilities in some parts of the FLN NDA, such facilities
have to be constructed during the development of the NDA. This will help improve the
water quality of Ng Tung River.

15
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Planning of all new towns should incorporate Sustainable Urban Drainage (SUDS)
techniques and the preservation of the natural soil with its original vegetation and slopes
management which contribute to an integrated approach to mitigate the impact of
flooding risks. For instance, rainwater and stormwater collection system, design and
facilities should be integrated into the planning processes. This could help prevent
flooding and water could be reused.

Waste Management

The plans and designs should also consider transport and waste strategies to allow
occupants to minimise their reliance on landfills and to be able to recycle waste on-site
easily.

No policies or details about how to reduce, recycle and reuse wastes systematically in
HKSAR has been revealed / tabled yet.

Travelling, Commuting and Transportation - "Walkable" and "Cyclable"”

The plans and designs should also consider transport strategies to allow occupants to
minimise their reliance on cars and to be able to cycle easily to communal and
community facilities and public transport nodes / stations.

There is no proper bike path on the Hong Kong Island.

Folding bikes and dogs are not allowed on public transport. Old people or families who
have a dog as a friend or family member could not enjoy his or her company for a relaxed
walk.

Many back-pack travellers prefer low-carbon travelling to visit cultural heritages.

Connectivity, parking and accessibility by cycling within and outside the NDAs are not
discussed.

Cycling Friendly Infrastructure Absent in Hong Kong SAR

Materials for the cycling track are not known. Materials that are not bird-friendly,
wildlife-friendly and/or cycling-friendly are used in the typical promenades in HKSAR.

Wooden and/or natural dirt tracks are common in many jurisdictions - used also in
16



international and regional official competitions.
Is Hong Kong a cycling-friendly city?

A school ground offers an untapped potential resource and great opportunity to construct
a safe, low cost, dedicated off-road cycle track to encourage children to cycle and to
establish a cycling culture. However there are no such plans in HK NDAs so far.

Energy Efficiency, Renewable Energy and Sustainable Architecture

All buildings and spaces should be designed to maximise natural solar / day lighting to
limit need for artificial lights and incorporate daylight control.

Earthcare would not recommend using wind turbines in high density areas, as there are
issues associated with maintenance and the additional loads this arrangement would
impose on wildlife and the local infrastructures.

Given the effect of wind turbines on birds, solar power utilities are more appropriate
mechanisms for generation of renewable energy.

There are opportunities however for possibly incorporating solar-power generators within
the road lamps, roadworks, flood defences which would need integration with the flood
works that are already being tendered or under planning or construction.

Photo-voltaics and solar thermal hot water heating may be most appropriate technologies
for the development for:

* Visual recognition of energy generation

* Local energy production and

¢ Educational Tool.

Earthcare would recommend the employment of natural ventilation where possible, and
incorporate heat recovery within the ventilation systems to minimize energy demands.
The installation of a "District Cooling System" in the Commercial, Research and
Development Zone of the Kwu Tung North NDA and the Special Industries Area of the
Ping Che/Ta Kwu Ling NDA is NOT a panacea and solution to the problems.

Earthcare also recommends green rooftops and green walls to be established in all
buildings whenever appropriate to attenuate the urban heat island effect and improve air

quality.

Sustainability of Materials

17
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The impact of the materials used in all types of construction (e.g. buildings, roads, trails
etc.) could be reduced through careful selection of materials that take into account
possible harm on wildlife, animals, aquatic life, human beings, air quality, water quality
and the natural environment.

However no information has been provided so far for our analysis and evaluation.

Finetuning and Improving the Environmental Impact Assessment (EIA)

In accordance with the requirements stipulated in the Environmental Impact Assessment
Ordinance, it is necessary to implement appropriate mitigation measures during the
construction period to minimise the nuisance caused to the nearby residents, such as
regular activation of the watering system to reduce dust emission and use of quiet
equipment and erection of temporary noise barriers, etc. to reduce noise impacts. There
should also be pre-construction and post-construction audit regarding the effectiveness of
protection of wildlife but these data and information are not available at all. Pre-
construction and post-construction Avian and Animal Count / Surveys should be
conducted so as to ensure the safety of wildlife during re-arrangements.

Compensation and Rehoming of Affected Stakeholders

The implementation of the NDA proposals will inevitably affect private land. The
HKSAR Government should strive to ensure that the affected parties will be reasonably
compensated or rehoused. There should be a review of the current compensation and
rehousing policy, taking into account various controversial land resumption like those in
Choi Yuen Tsuen, with a view to coming up with a more acceptable and concrete
arrangement before embarking on any future major infrastructure projects (e.g. NDAs).

Land should be preserved for local rehousing of affected households.

The issue of "eligibility" has been a bone of contention. The HKSAR government should
stand in the shoes of all affected parties with care and concern.

Community Networking and Communal Facilities

The lack of sufficient facilities and social support might contribute to social problems.
Recreational and social facilities for single-parent families, non-working mothers and
young people should be provided.
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Poor Air Quality and Poor Health

Air pollution in Hong Kong is a serious problem. Air pollution levels at most of Hong
Kong’s monitoring stations exceeded recommended World Health Organization
guidelines most of the time in 2012. Apart from short-term and long-term health effects,
poor air quality can also affect productivity.

No data and information about the potential carbon footprint of the NDAs are provided
for analysis.

Conclusion

When cities and wetland "collide", are we facing the naked truth that we are NOT
integrating natural flora and fauna into our towns and cities - instead, we are continuing
to produce sites riddled with damages and scars of a previous era for our future
generations.

What were proposed in the RODPs are more about a city with “man-made gardens” -
please note the important difference between a truly green city and merely a “garden
city”.

Birds have real economic importance in their own right - a useful attribute in an indicator.

Green groups are not necessarily anti-development, though they are easily characterised
as being so. However we object to measures and development mechanisms that are
destroying mother earth, the home for our future generations.

Earthcare believes that carefully tailored, time-bound and targeted fiscal and
financial incentives are essential in facilitating the transition towards a green
economy.

Regulatory penalties and appropriate financial incentives policies are essential for better
environmental performance.

Earthcare hope all Hongkongers, tourists and the wildlife, animals and birds etc. can
continue to enjoy our unique rural landscape, riverfront and streams in its natural,
historical and esthetic grandeur.

We shall all take pride in this natural treasure.

18



/{98

Contact Person for Further Information

NG Wai Yee Andrea
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