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Deadline for submission: Pemesemaﬁon Number:
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Date and time of submission:

THIEA &4

Full Name of “Representer”:

TREREREA 24
Full Name of " Authorized Agent' :

454 Mr. Tsang Hok Ming Phlip
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Plan to which the representation relates:S/STT"rl
FR 1 B
Nature of and reasons for the representation:
%R E HH
Subject Matters : Nature : Reason
San Tin Technopole . <7 #5F Support |Strategic importance to the future of
JHKSAR
Crucial role in building Hong Kong's start [$73% Support [Development will create many tech r
up and innovation ecosystem elated jobs
Significant driving force for accelerating t [S745F Support [t will no doubt play a pivotal role in
he development of HKSAR into a world cl contributing to the future economic d
ass [&T and technology hub evelopment of HKSAR
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Representation Relating to Plan
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Reference Number;
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Deadline for submission:
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Date and time of submission;
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Full Name of “Representer”:
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Full Name of " Authorized Agent" :
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Representation Number: |
TPB/R/S/STT/1-R052

Plan to which the representation relates:S/STT"1
ER e 14 R EE
Nature of and reasons for the representation:
HIHZER HEE B
Subject Matters Nature Reason
San Tin Technopole - 32 FF Support  [Reinforcing the development and scaling
of startups
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Proposed Amendments to Plan(if any):
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Reference Number:

3B 5T BRI

Deadline for submission:

HEAZ A R IR

Date and time of submission:

FHGEA ) 24

Full Name of “Representér”:

TEREREA 24

Representation Relating to Plan

240422-210241-36956 ; Submission Number:
TPB/R/S/STT/1-S091

08/05/2024

22/04/2024 21:02:41

B

Je4E Mr. TAM CHUCK KIT RICHARD

Full Name of "' Authorized Agent" :TAM CHUCK KIT RICHARD

S LA B B

Plan to which the representation relates:S/SrIT/l
FH LR e 8
Nature of and reasons for the representation:
TIBHETT TEE B
Subject Matters Nature Reason
San Tin Technopole town planning |37 Support  [Strategic Importance to the Future of Ho

ng Kong

* There is a sense of urgency to identify
new growth engine and provide impetus
for the development of Hong Kong in ma
intaining its strategic importance and pos
ition in the global economic landscape.

* Innovation and Technology (I&T) secto
r is increasingly being viewed as a major
driver of economic growth across the wo
rld and playing a pivotal role in the globa

" |l economy.

* As an international business and financi
al centre, Hong Kong must keep its pace
with other advanced economies in movin
g the city towards more knowledge and t
echnology driven, allowing Hong Kong t
0 maintain its competitive edges and tap
vast opportunities brought about by the
GBA development and the Belt-and-Roa
d Initiative, ‘

* Competition in the I&T sector across th
e globe will only get intensified in the ye
ars to come given the enormous economji
¢ value and social impact to be potentiall
[y brought about by the emerging technol
ogies, as exemplified by the success of g
enerative Al and the rapid development o
f big data processing, blockchain and sup

ercomputing capabilities, to name a few.

Representation Number: |

TPB/R/S/STT/1-R053

o




Ecosystem Development and Talent Pool
* Hong Kong needs the San Tin Technop
ole to attract business and talents to boos
t local economy and strengthen Hong Ko
ng’s position as an international I&T hub
» It provides the critical mass necessary f
or nurturing and pooling talents of the [&
T sector which would in turn boost the ec
osystem development of different industr
ies in Hong Kong, bringing greater benef
its at large.

|ket: Leveraging vast opportunities within

» Comprehensive Innovation Ecosystem:
Promote a more comprehensive innovati
on ecosystem catering to different techno
logy areas and industry value chains, as
well as talent housing and support faciliti
es.

» Shared Talent Pool: Capitalize on the e
xtensive talent pool from Hong Kong an
d Shenzhen to equip the development an
d scaling of startups.

Regional Collaboration and Market Acce
SS

* Regional I&T Collaboration: Actasag
ateway for cross-border co-operation/ par
tnership, knowledge exchange and tech i
nnovation across the region.

» A gateway to the Greater Bay Area Mar

the huge GBA business market of over 8
0 million consumers.

» World Class I&T Hub: Serve as a clust
ered I&T hub connecting mainland Chin
ta to the global community through Belt-a
nd-Road Initiative and RCEP while attra
cting foreign investment.

Development in priority areas and assista
nce in achieving sustainability goals

» It is imperative to realize technology de
velopment in four priority areas covering
FinTech, Al, Smart City and Biotechnolo
gy, which require such infrastructure in t
he Northern Metropolis to support R&D
development and scaling with the industr
y.

* Under Smart City related technology cl
usters, there are many GreenTech and En
vironTech that could improve the overall
ESG performances and sustainability goa
Is of Hong Kong with realization of the ¢
ity’s pledge to achieve carbon neutrality
before 2050,
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S 1) 7 L

Representation Relating to Plan
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Submission Number:
TPB/R/S/STT/1-S093
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Deadline for submission: Representation Number:
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Date and time of submission:

FEELA , 24

Full Name of “Representer”:

CBEEREA 24,
Full Name of "Authorized Agent" :

54 Mr. Andrew Pang
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Plan to which the representation relates:
ARy M R e
Nature of and reasons for the representation:
7 56 25 T HE Hir
Subject Matters Nature Reason
San Tin Technology SCHF Support  [HK strategic importance in Technological develo
ment

Startup Development and inn {374 Support [SME support and HR sustainability
ovation roadmap
HK as a major IT hub and rol [¥4F Support [San Tin Technology will play a eritical role in spe
e as lead in GBA and global d arheading the economic development of technolo
evelopment gy for HK’s future
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Proposed Amendments to Plan(if any):
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Representation Relating to Plan
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Date and time of submission: 23/04/2024 13:31:04
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Full Name of “Representer”:

TIRRIEREA, 24
Full Name of '"Authorized Agent" :

Fo4E Mr. Calvin Cheng
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Plan to which the representation relates:
R 142 R B e
Nature of and reasons for the representation:
ARSI HE i
Subject Matters Nature Reason
San Tin Technopole Outlin|3z Support |Act as a gateway for cross-border co-operation/ part
e Zoning Plan (OZP) No. S nership, knowledge exchange, and tech innovation a
STT/1 ‘ cross the region
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Proposed Amendments to Plan(if any):
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Representation Relating to Plan

Eact tin

Reference Number:

PR FRAA

Deadline for submission:

PEAZ H AR B

Date and time of submission:

FERIEA 1 25

Full Name of “Representer”:

MEREAEAL 24
Full Name of " Authorized Agent" :

B S AF] R R

08/05/2024

23/04/2024
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Subrﬁjs_sipn Number:
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Representation Number:
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|

13:52:26

Je4 Mr. Lo Man Chung

Plan to which the representation relates:S'ISTT'I1
FR IR 1 e 3R
Nature of and reasons for the representatmn:
P T T
Subject Matters Nature Reason
San Tin Technopole Outline Zon [S57#%F Support ~ [There is a sense of urgency to identify new gro
ing Plan wth engine and provide impetus for the develo
pment of Hong Kong.
Crucial role of building startup e [5Z£3 Support [Hong Kong must keep its pace with other adva
cosystem in hong kong nced economies in moving the city towards m
: ore knowledge and technology driven, startups
is one of major source of tech and innovation i
dea that able to turn into element of economy
. lgrowth,
Allow innovation tech companes [37 ¥ Support [Competition in the I&T sector across the globe
from mainland china to have PO will only get intensified in the years to come.
C venue in hong kong, and same A partnership between mainland statups and d
arrangement for hong kong start omestic professional would create synergy for
ups having POC opportunities in building a better innovation ecosystem. -
GBA.
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Proposed Amendments to Plan(if any):




ALl I EH F

i

Representation Relating to Plan
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Reference Number:

PR PRI

Deadline for submission:
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Date and time of submission:

PHGEA § 24

Full Name of “Representer”:

MERHERIEA L 24
Full Name of "Authorized Agent" :
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Plan to which the representation relates:S/S L

RIS B P

Nature of and reasons for the representation:

submission Number:

TPB/R/S/STT/1-S121

240423-152414-45773

08/05/2024 Representation Number:

TPB/R/S/_S_TI[].-ROS?
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52 Mr. NG HO CHEONG RONALD

i I8 R
Subject M Nature Reason
atters

chnopole

San Tin Te |3 Ff Support

Strategic Location:

Close proximity to Shenzhen, China's technology hub, facilitates ace
ess to technological innovations and talent in Al

Nearness to the Guangdong-Hong Kong-Macao Greater Bay Area, w
hich is a massive market for logistics services.

Talent Pool:

Access o a highly skilled workforce proficient in Al and logistics, th
anks to nearby educational institutions and a global city's diverse tale
nt.

Market Access:

A gateway to China markets, providing vast opportunities for logisti
Cs slartups to scale quickly. ;

A high demand for Al applications in logistics. given the volume of t
rade that passes through Hong Kong.

Crucial rol
e in buildin
g Hong Ko
ng's Startu
p and inno
vation ecos
ystem.

W £F Support

Business-Friendly Environment: Hong Kong is known for its low ta
rates, robust legal system, and strong intellectual property protectio
n. This environment is conducive to startups wanting to protect their
innovations and scale up quickly.

Supply Chain Optimization: Startups in San Tin Technopole can lev
crage Al to optimize supply chains, which is a critical factor for logj
stics companies, especially in a major trading hub like Hong Kong.

driving for

Significant |37} Support

Bridge to Greater Bay Area: Leveraging its strategic location, San Tij

n Technopole can serve as a bridge between Hong Kong and the citi




ce for acce es within the Greater Bay Area, one of the world's largest and most p
lerating the opulous economic regions. This connection would facilitate the flow
developme of ideas, capital, and talent, and provide Hong Kong-based startups
nt of Hong with unprecedented access to mainland China's vast markets and res
Kong into ources. This cross-regional integration would be instrumental in crea
a world cla ting a dynamic I1&T ecosystem that is globally oriented and capable
ss I&T hub of competing with other tech hubs worldwide.
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Proposed Amendments to Plan(if any):
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S Mr. Lam Ka Fai Francis
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Submission Number:
TPB/R/S/STT1-5395

Representation Number:
\ TPB/R/S/STT/1-RO58

Plan to which the representation relate:s:S/STT/l
HR IR 2 e B e
Nature of and reasons for the representation:
AR ME HEEH
Subject Matters , Nature Reason
R 0ZP SZFF Support It is much needed for developing new tec|
hnologies and industries in Hong Kong
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Proposed Amendments to Plan(if any):
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Representation Relating to Plan

S epoE Submission Number:
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Deadline for submission: 08/05/2024 Representation Number:
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Date and time of submission:
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Full Name of “Representer”:

TIEERIA 24
Full Name of ""Authorized Agent" :

26/04/2024 11:27:35

4e4: Mr. Fan Kai To Jason -
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Plan to which the representation re[ates:S/STT/]

ERAILEAT 14 8 R B

Nature of and reasons for the representation: :

AR IE HE HE
Subject Matters Nature Reason

Hr EHFEHS O ZP SCF Support & HEIETE R E- (B ST R
FH DU BRI R S Ko
IS |

FHE R RIS S T 195T)
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Representation Relating to Plan
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Plan to which the representation rclates:S/ST o
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Nature of and reasons for the representation:
L B B
Subject Matters Nature Reason
o FHFHE 3RO ZP SZFF Support [Supporting the investment in new technolog
Y
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Proposed Amendments to Plan(if any):




s P £ R it
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Full Name of “Representer”: JE% Mr. Lau Yin Pong
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B ER A B i 5

Plan to which the representation relates:S/STwl

PRI M K

Nature of and reasons for the representation:

AR T HEFH
Subject Matters Nature Reason

All amendment items Y ¥F Support  [San Tin Technopole serves as a future ec
onomic engine of HKSAR and it plays a
critical role of National 14th 5-years plan
in the Greater Bay Area.
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Proposed Amendments to Plan(if any):
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S AR HE 340426-120755-83252 Submission Number:
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Full Name of “Representer”:
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Se4= Mr. Kwong Wai Yin
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Plan to which the representation relates:
ER AP R B e
Nature of and reasons for the representation:
HIHEH EECT By
Subject Matters Nature Reason
AT HEHRIROZP SZfF Support BN A

B A H R ZE T A HYED)

Proposed Amendments to Plan(if any):
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Representation Relating to Plan

Sz yRuE Submission Number:
Reference Number: 240426-124220-86764 TPB/R/S/STT1-S399
HEACIR , .

Deadline for submission: 08/05/2024 Representation Nuimber:
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FRAC H A R b

Date and time of submission:

PERALA , 2F

Full Name of “Representer”:

TIERAEEA , £H
Full Name of " Authorized Agent" :

26/04/2024 12:42:20

a4 Mr. LAU CHI KWONG

LAU CHI KWONG

AL e IR R

Plan to which the representation relates:S/S1 Gl
FR LA P R B
Nature of and reasons for the representation:
A HE B
Subject Matters Nature Reason
Hr RO ZP 4% Support It needs more innovation technologies an
d increase the job opporpunities ‘
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Proposed Amendments to Plan(if any):
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Representation Relating to Plan

Submission Number:

BRSNS
245 il 240426-140442-19156 TPB/R/S/STT1-5400
Reference Number:

| |
FEAZ R HH 08/05/2024 Representation Number:
Deadline for submission: TPB/R/S/STT/1-R063

Az 1 B e ie]

Date and time of submission:

MEEA | 224
Full Name of “Representer”:

MR REREEA L 24
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4 Mr. Wong Chun Pan Dennis
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Plan to which the representation relates:

HR e B PR

Nature of and reasons for the representation:

S/STT/1

T6H i N
il Nature Reason
Environmenta |7 % Support |I. The Environmental Impact Assessment was carried out profess
| Impact Asse ionally, and the report is objective and unbiased.
ssment Report 2. San Tin Technopole project will boost the development of Hon
for San Tin Te o Kong in many ways, e.g., uplifting our development of Technol
chnopole ogy and Innovation (T1), boosting our economy, better synergisin

g our effort in TI development in the GBA, and creating job oppo
rtunities for our labour market, etc.

3. All in all, the benefits that will be brought about by the San Ti
n Technopole project far outweigh the minimal impact to our env
ironment.

SN A T (T
Proposed Amendments to Plan(if any):
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Representation Relating to Plan
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| Reference Number:
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Deadline for submission:
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Date and time of submission:

THHLA 4

Full Name of “Representer”:

TTERGRERIEA , 24

Submission Number:
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08/05/2024 Representation Number:
TPB/R/S/STT/1-R064

26/04/2024 15:53:55

el Mr. BfiRHE

Full Name of ""Authorized Agent" :

ot LA

Plan to which the representation relates:

S/STT/

FRAILR 14 R B
Nature of and reasons for the representation:
AHETH M SRS
Subject Matters Nature Reason

R B RS
b 5= TR ) -

SZFF Support |AIF SRS HY « R A] DL —H i -

LSOt ARy > 4%
BRI T

SZHF Support R o — (] B SRR o] AFE 1B R © AR

O o

B R R -

SCRF Support BRAEAYERR VRS R RIDAPIET - R e

FEREY - RERRH - SE RS -
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Proposed Amendments to Plan(if any):
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Representation Relating to Plan

S Submission Number:
SR er:
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PR ) '
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Date and time of submission: 27/04/2024 12:46:25

CH A %4

Full Name of “Representer”:

THEEREA 24
Full Name of " Authorized Agent" :

S Mr. Yue tsz kit
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Plan to which the representation relates:S/STT/]
FR L) 14 R B
Nature of and reasons for the representation:
HhHEE MEE HEh
Subject Matters - Nature Reason
H EHFEHROZP SCfF Support [FEEr &GRSR o FRAL-HIUBAE

B[ A R (5T A HYEE)

Proposed Amendments to Plan(if any):
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PEMS Representation Page 1 of 1

WL R E H e A " Submission Number:

Representation Relating to Plan TPB/R/S/STT1-5412

n 1 L
i 240430-112438-95190 Representation Number: ‘
Reference Number: TPB/R/S/STT/1-RO66
PRI

2

Deadline for submission: 08/05/2024
123X 4 e e e

Date and time of submission: 30/04/2024 11:24:38

"HEEA , &4
Mr.
Full Name of “Representer”: Futk Mr. BT
PHEEREA ) 24
Full Name of ""Authorized Agent' :
B2 E Sl A TR R SIRTTIL
Plan to which the representation relates:”~ ~
ER R R B
Nature of and reasons for the representation:
7E] S [E3 B
Subject Matters Nature Reason

S/STT/1 7 F5F Support [[E&

S/STT/N S2FF Support |[ER

S/STT/1 S7FF Support |[EE

B AR EE T (R HYEE)

Proposed Amendments to Plan(if any):
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PEMS Representation ‘ Page 1 of 1

ﬁﬂ”ﬂztﬂ EF‘ Iﬂ_t Submission Number:
Representation Relating to Plan TPB/R/S/STT1-5428
SR 240502-145346-55562 Representation Number:
Reference Number: TPB/R/S/STT/1-RO67
PRI

Deadline for submission: UE/ U5l

HEL H B Ikf ]

Date and time of submission: 02/05/2024 14:53:46

r Al
FILA , 2% 454 Mr. Hong Wai Lun

Full Name of “RepreSenter”:

PREREAEEA , 24
Full Name of "Authorized Agent' :

57 E A BRI R 1 :
Plan to which the representation relatias:S/ST .
EH At P R B
Nature of and reasons for the representation:
BWEH & I

Subject Matters Nature Reason
TR 0ZP SCfF Support |EEREE LB R BARTE
S R R A S T (A YES)

Proposed Amendments to Plan(if any):
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Representation Relating to Plan

) Submission Numbey:
b 240502-161754-12182 "oRIR/S/STTI-SA42 [
Reference Number: . —
\

L2 1 E .
I;J;)Ldﬁlf_w’lﬂﬁf — 08/05/2024 Representation Number:

eadline for submission: TPB/RIS/STT/I-ROGB
FEAZ H 1A R e

Date and time of submission: 02/05/2024 16:17:54

THLA S

Full Name of “Representer”:

THERHE(REEA ) 24
Full Name of ""Authorized Agent" :

J4: Mr. Ngan Chiu Hang

B Ep ACAH 58] ] 1

Plan to which the representation relates:S'ISTT/1
ER AICH 1R e B
Nature of and reasons for the representation:
ARSI HHE HIH
Subject Matters Nature Reason
A EHEHOROZP SCRF Support [ (R EESORT EHFHS Y AR st a1

e F1) SR IZ S T AR YD)

Proposed Amendments to Plan(if any):
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Representation Relating to Plan

SE R

Reference Number:

HESL PRI

Deadline for submission:

TR H A B R

Date and time of submission:

PERILA ; &4

Full Name of “Representer”:

THEREREA , 24
Full Name of "Authorized Agent" :

08/05/2024

B ERALAE A [ 1 | S/STT/1

240502-164959-09269

Submission Number:
TPB/R/S/STT/1-S473

| Representation Number

TPB/R/S/STT/1-R069

o
.

—1

02/05/2024 16:49:59

54 Mr. Chiu Duncan

Plan to which the representation relates:
E L R B | |
Nature of and reasons for the representation:
HHHEIHE HE - HE
Subject Matters Nature Reason
pr ARSI 0ZP SCRF Support  [STRFE RS E
e TR e )y 2 % fF Support R A SRR AE - AL« T{FIR
D B HBRER - BENESE
' - =t papD
S 2 BT e B B SCHF Support [P H R AEFEFE KIEEIGE » HHEBE
: B > B mE L -

B RIHYEREST (A RIEE)
Proposed Amendments to Plan(if any):
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Representation Relating to Plan

2 o, . . .
f%fﬂ‘ﬁﬁ S 240502-175421-79949 sihinission Numbr:
eference Number: TPB/R/S/STT/1-S475
i
TRACRREH
Deadline for submission: 08402024 Representation Number:
TPB/R/S/STT/1-RO70
FR3T B R 02/05/2024 17:54:21 Ll
Date and time of submission: e
FEEA 24

Full Name of “Representer”: FefE Mr. Law Yiu Chung

MEREREA, 24
Full Name of " Authorized Agent" :

SRR
Plan to which the representation relates:S/Srm‘/1
ER AR M R R
Nature of and reasons for the representation:
H=SE A HH
Subject Matters Nature Reason

R 0ZP 5 Support  [Further enhance the collaboration efficie

: ncy with GBA and also leverage the reso
urce from SZ for our technology industry
development. Can be served as a hub for
connecting with Mainland enterprise wh
o would like to adapt Hong Kong technol
ogies.

B RV R (Z ST (A HIEE)
Proposed Amendments to Plan(if any):
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Representation Relating to Plan

SpyEn = .
SR . 240502-223822-87069 Submission Number:
Reference Number: TPB/R/S/STT/1-S476
TEACPRIA 08/05/2024 Representation Number:

Deadline for submission:

TPB/R/S/STT/1-R071

S
FR2T EI A R . 02/05/2024 22:38:22
Date and time of submission:

TERI A 24

Full Name of “Representer”:

MREREEA ) =4

Full Name of "Authorized Agent" :

44 Mr. LUK MAN CHUN

BRep At R BA RV E R
Plan to which the representation relates:S/STT“
Bl B 1 B R B
Nature of and reasons for the representation:
HHER HE H
Subject Matters Nature Reason
HTERRHEIHOZP : 2§ Support [A[ECEERAIREE o RS &4
Victorey = W G e k=i e

BRI EERIERT AR RYEE)

Proposed Amendments to Plan(if any):
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Representation Relating to Plan

Py Submissi —|
| &SRR 240503-100803-77340 v omission Nismber:
Reference Number: TPB/R/S/STT/1-S479
[
FEATIREH :
Deadline for submission: 08/05/2024 Representation Numbe
TPB/R/S/STT/1-R072
B i
EXEARIGE 03/05/2024 10:08:03
Date and time of submission:
PRIt A ) =45
Full Name of “Representer”: T Mr. BN
MEHEREBA ) 24
Full Name of "Authorized Agent" :
i ER AU BRI TR R
Plan to which the representation relat&es:S/Sﬁ‘/l
ERHIE M K R
Nature of and reasons for the representation:
BrEEE HE HEEH
Subjeet Matters Nature Reason
HTHRRIROZP 7 §5F Support

BT R A © B R R A
Bl R R 4 R i EE SR » BZRYI|
HORL Bl A AL R R TE » e TS
ik Ay BRI AT BT Ry

RN | ZEESANNEEERE
"EERh - AR HORTERET
(EEEEL TR

TR ORTEE S RS | ARIBAEE > &8
8240/ ARV 2 R HCE A YR HE (R
B EAREHEARE R - EP A=A
BN ESCFRYESE » BN T L8R
%%mmﬁﬁ’%%ﬁﬂ%ﬁﬁﬁw
it EBIERE © B HERREIREVAR BIiG R
SEEATEERE  BERBEERRTL
BEE  DGEERNEEEK -
AFEERHE | ARSI EEEUR ~ R
HIEEE > e EtERERERZ
AR -

(R CERIRTRZEE ¢ K49207.2940 BRY
1 iG B Rk LA o RELARAERE S
%m»ﬁﬁ%ﬁ@ﬂﬁ%ﬁﬁ@%ﬁ

H B HIEY B IERT (HRYEE)
Proposed Amendments to Plan(if any):

l

i
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Representation Relating to Plan

Submission Number:

SRR
b olbrenes Naniugs 240503-184036-62530 TPB/R/S/STT/1-S556

PR PRI

tation Number:
Deadline for submission: 08/05/2024 Representation

TPB/R/S/STT/1-RO73

FEAC H HA R Rs o
Date and time of submission: 03/05/2024 18:40:36

CHEA %4

Full Name of “Representer”:

CIERAECELA | 24
Full Name of ""Authorized Agent" :

Je4E Mr. Chan Wai Kwok Kenneth

BAL 1 CAE] o B ] )

Plan to which the representation relates:S/S] i

R M= prSiileE

Nature of and reasons for the representation:

EWEE WH A
Subject Matters Nature Reason

T HAF R b SZJ5F Support  [Need ASAP . HK already lack of advant
ages in Technology and Innovation comp
are to Singapore and SZ

BRI IEST GO RS

Proposed Amendments to Plan(if any):
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Representation Relating to Plan

) Submission Number:
SH RN 240504-123429-45247 TPB/R/S/STT/1-S575
Reference Number: -
f%iﬁlfxﬁﬁ o 08/05/2024 Representation Number:
Deadline for submission: TPB/R/S/STT/1-R074
FRAT H HA R EF

Date and time of submission: 04/05/2024 12:34:29

DA 2
Full Name of “Representer”:

CIEAECEEN ) 24
Full Name of ""Authorized Agent" :

Jc4: Mr. Lau Chun Kong

B R CAH BRI et )

Plan to which the representation relates:S'IS I/l

e AR R R
Nature of and reasons for the representation:
HEEH ME M
Subject Matters Nature Reason
The Plan 7 1F Support  {the plan will support the growth of Hong
Kong as an Innovation and Technology
Hub.

B REE IZ 3T (UA1EE)

Proposed Amendments to Plan(if any):
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Representation Relating to Plan

Submission Number-

Reference Number: =il EsIERtal-cEdlE ZEInsSTYARTE
i)%)iﬁﬁg’qf T 08/05/2024 Representation Number-
cadiine ior s mission:
TPB/R/S/STT/1-R075
HEAC H J0 R ] 04/05/2024 12:35:40

Date and time of submission:

FERIRE A | &4
Full Name of “Representer”:

"RHHEEA , &4
Full Name of ""Authorized Agent" :

M4 Mr. CHAN SZE CHIT

B8 ER A 58 7+ 8 1

Plan to which the representation relates:

HH AR 1 B R B

Nature of and reasons for the representation:

S/STT/1

HRRIHE ME HEEH
Subject Matters Nature Reason
All SZFF Support  [The plan is highly reasonable and is imp
ortant to the development of hk in the fut
ure

HERIY RSSO A 3R
Proposed Amendments to Plan(if any):

No |




Representation Relating to Plan

S T Submission Number:
Reference Number: SRUUS-015-21 307 TPB/R/S/STT/1-S605
A ——
Deadline for submission: 08/05/2024 Representation Num ET\ ,
TPB/R/S/STT/1-RO76 |

F2AT H HA KA e
Date and time of submission: 05/05/2024 00:34:19

i Rt A 1B
Full Name of “Representer”:

TEREREA , 4 :
Full Name of "Authorized Agent" :

764 Mr. Ng yat fung

BT E B AH 3R] [ R

Plan to which the representation relates:S/STT/’

FR IR 1 T R B

Nature of and reasons for the representation:

ElE HH B
Subject Matters Nature Reason

HTEH R kozp SCRF Support (EEFRAERE o
- A A 3t R 0 IR R,
HIL R A BRI R ‘

- SETIIAHERE S - ISR R
- TR AT FE At A A U S
- HEREA S LA B B &

S FI Y EER B S T (A 19ER)

Proposed Amendments to Plan(if any):
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Representation Relating to Plan

A=t . ¢

SRR 240505-010521-00514 Submission Number:

Reference Number: TPB/R/S/STT/1-S607

HEAC PRI

Deadline for submission: VSaIo Representation Number:
TPB/R/S/STT/1-R077

FEE ] M R R 05/05/2024 01:05:21

Date and time of submission: o

PHEA 2

Full Name of “Representer”: L Ms. WATYIK YU

TIEEELA 24
Full Name of " Authorized Agent" :

L ERAICAT BRI e H) T

Plan to which the representation relates:S/ST”l

FR AILA P4 R B e

Nature of and reasons for the representation:

HRHEE 1 LHER
Subject Matters Nature Reason
A B OoZP SZRF Support ({5 & f B £ Il
- (AR LR A R A

-E?JL =HRRM RS A BRSO EE
F

- PEHEE S IME R R R AR

FHEI R IZ ST AN A5E)

Proposed Amendments to Plan(if any):

| |
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Representation Relating to Plan

BB LR 240505-162924-32492 Submission Number:
Reference Number: TPB/R/S/STT/1-S620
1A R . |
Deadline for submission: 08/05/2024 Representation Number:

TPB/R/S/STT/1-R078
FEAS H B Rz AF RS

Date and time of submission: 05/05/2024 16:29:24

A | 24

Full Name of “Representer”:

TR , 24
Full Name of " Authorized Agent" :

J64E Mr. LUK Wai Lam William

EBL E AIAF IR s 1)

Plan to which the representation relates:S/STT”

ER AICAT M B R ¥ e
Nature of and reasons for the representation:
B EH M B
Subject Matters Nature Reason
B EHTHIROZP SZHF Support i ELII R (i B ST A 46 T Bl

DIFERE - 0 EFAS R RS R &M
FHSEI o 1 HLAERE S 22 i 2 o
A R S 1E B BIRHG AR, -

SHEHITEE 3 T )

Proposed Amendments to Plan(if any):

L
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Representation Relating to Plan

SR Lpae Submission Number:
Reference Number: 240505-164923-61843 TPB/R/S/STT/1-S622
?ﬁﬁf‘f@ﬁﬂ o 08/05/2004 Representation Number: |-
Deadline for submission: TPB/R/S/STT/1-RO79
Hz'< E
VRAC L S5 Ke 1 . 05/05/2024 16:49:23
Date and time of submission:

P | 4 . :
Full Name of “Representer”: Hok Kawdk Mg A.zuon

TIERHEREEA 24
Full Name of "Authorized Agent" :
B A 1 J—
Plan to which the representation relates:

FR Ay PR R B R
Nature of and reasons for the representation:

HhEIE M - B
Subject Matters Nature Reason
RO OZP SCFF Support  [HBOEARE - IR THEILE - &

BOEEALYHEHOCHITYE - B4
LLAR B EAT USRS S - fFE8 T
{TRIRH  FERIRFIRS SRR E
ECEIRIE T » 1R 5 F 5B
- R HE BT BESEE O T
| BUE S LA Ak S - iE bRy
I%%mﬁ%%mﬂﬁﬁﬁm%m&
HFPR -

BB R R IZ ST A 15E)

Proposed Amendments to Plan(if any):

!
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Representation Relating to Plan

SIEE . Submission Number:
Reference Number: 240507-225337-25374 TPB/R/S/STT/1-5954
e ifctidion 08/05/2024 Representation Number: )

eadline for submission:

TPB/R/S/STT/1-R0O80
s

HREC I A BB . 07/05/2024 22:53:37
Date and time of submission:

TR A 252

Full Name of “Representer”: Yt Mr. LEUNG CHUN FUNG

CERHEREA | 24
Full Name of " Authorized Agent" :

AL B AR BRI

Plan to which the representation relates:S/Sﬂ/1

Ay MR R R

Nature of and reasons for the representation:

el E X e H
Subject Matters Nature Reason ‘

RO ZP 745 Support  {Hong Kong requires more land for new d
evelopment and to fuel our new growth i
n economy. ‘

SHE R B ST DA AIES)

Proposed Amendments to Plan(if any):
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Representation Relating to Plan

SRR
Reference Number: 240506-112718-63134
HEAL PRI
Deadline for submission: 08/05/2024 Representation Number:
‘ TPB/R/S/STT/1-R081

FEST H Btk 06/05/2024 11:27:18
Date and time of submission: o

CHLA 4 e o
Full Name of “Representer”: JLAE M. T E

CIEZREREEA ) 24
Full Name of ""Authorized Agent" :
EEL ER ICAH 16 ) [ 1 ;
Plan to which the representation rclates:S/S1 L
ER LY 14 8 R
Nature of and reasons for the representation: )

A HE HH
Subject Matters Nature Reason

S SCRE Support [T RS ] G S T

A BT R R HS RS S S LR HE30023 TR
BUBLFIHY - BT 2540970085 7 5K Ardts
A > AHE 7 SRR 6

AN FE300 25 A BB R HR: 16
P o ISR TR0 ARES A

SN S BN AT R R o0 7

ML LR S Lot - i

PO & e AR A BRI - (558

b RIS -

SCRFEUNE RETE 20 H 1 T H s i
PSSR » [EIERIRITE R
EITHGEE > IR T] USRS E Gttt 7
o ER T RAVEIRL AL TEE o772
0244F TR - TR T4 2R -
M THET Y 20265E R4 » i FHFHR
SRAVAIEEB AR T % T [ A 35

VEAIHT R + BR B IR A
G EE -

EURZRRF A TR B 50 R
BFTFHE B 14 B35 120,000(F 5 0L
BEOL o B0 A B
50,0008 57 < 30023 HERIEIFL 4 b B
AT R 300 25 LEAYZE I BIRT R L &
THE » (HEHAT5E) A 4000
TAYIE 120055 » BH&R3ME > H
R R BB 52 L s 5 19 A 5
St EE RS - TS EEE

Submission Number:
TPB/R/S/STT/1-S627



HEBLERSN AT EE -

T — R BRI LA R RIS » ()
VTR R B SRV TS » 4
[ FRERATS  (BIALS AR
FIFLSERATIRREY - RIS R E
TERAEE RS SR
PREE Y+ 1 -

BT} 2 S i AT A A5 R P B LA Y
BT 3t o BORF T AR EEHERR it -
il o ST RSO R G R 3G
(FlanaEes - s - KEIRE » Bk
1T > (H R RIS SR B A
GE SRR L P et L
» FIRE— D

SR BT KR 4 T SR 14 5 .87
xR ETRRAE 1208 07 K408 (kI
fi - BUFHESS — LR - L8l
> TR PT1722024 £ 20274 RS 4 i £
VEAK o 5381 o ST HIA20/0 b
BURF -3t - B — AR 2
R IR SRR IR RR Y il S8 FE R
TR ZEESTA4990 A B S b

2 B O A
TR AT20000 ) - SRR OE S
HAYRHERE] - 35543 P 4T R 40
PRI S S e 5 5 H AT 104
B A T SE E IR A EL A 3 -
IWEA RS EE et

AT SR S5 T 05 3T

Proposed Amendments to Plan(if any):

L
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Representation Relating to Plan

— ,
i PN 240508-180138-06082 T T

TPB/R/S/STT/1-S1409
FR AR

Deadline for submission: 08/05/2024

Representation Number:

TPB/R/S/STT/1-R082

BEAE H H R s ]

Date and time of submission:

YN

Full Name of “Representer”:

TR REA , 24
Full Name of ""Authorized Agent' :

08/05/2024 18:01:38

SedE Mr. G

EAL Ef R T g e )

Plan to which the representation relates:S/STT/l

FR LAY 14 R 3

Nature of and reasons for the representation:

=1 .

; WE HH

SubgtiizMa Nature Reason

RUATEHRY  [SZRF Support (RIS SR S Bl AR S e Tl BUG ST B R RO, -

ROy DIAEE)ILEREN Er@m a3 - plriif 12 B & 5T AT Y

RPN TSy s TR S (SRSRS/STT/) - DAMEShESfHTH /756

E\iJj(féﬁEi{S NS - A EE L A R AT A o MR

STT/1)$zE

ACHYER I S0 e R AL B

k=870 AT EHRHSORGIR G HE (it s (B NV EFIRVE B ER AL » AKX
74 B R AL TEA JE AR - [RIE » BT T CIR g S | ARG %

[aHE R 57 it Ko A [RIASIA SCIRER A S bE » S FLARA Pre s siig - AS4t

RS AC i FRAE VSRR R LSRR oK - IRAE BRI e g B A 3t R

Sk 8 e eI > BT A S s TR - R TR
GrEsiEttlan , AUREIRLE -
SRS S BT EESONAY S B T RS S RIE E - 1§ Rk
AT R ARG o FRAPTSRER Rk W H A4
L (4RSES/STT/L) » JIMIH S ER BRI LR - s E
ARG T
BRI R B
RAEER TS REH

S AR IES T O H Y5

Proposed Amendments to Plan(if any):

I
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Representation Relating to Plan

Reference Number:

PEACPRIA

Deadline for submission:

FEAC H S R IRF ]

Date and time of submission:

CHLA

Full Name of “Representer”:

PREHREREA ) 24
Full Name of ""Authorized Agent'" :

B B ACAE R ] 1)

; 1

Submission Number:_-\
TPB/R/S/STT/1-S1411

240508-180936-66084

08/05/2024

Representation Number:

TPB/R/S/STT/1-R0O83

08/05/2024 18:09:36

Sod Mr. w5

Plan to which the representation relates:S/STwI
BRI M R B
Nature of and reasons for the representation:
HIHEIH ”
. =] M
Sub:tiitsMa Nature Reason
LT EAH [S255F Support  WRIS SR8 &) o AN ARRY S a1 - BURFE B R N »
U bt | LIHEBIE BT Eb @ S Ay S8 e o IR #2 B @ Rl A R aET R
A L[] - RSy S E T BRI S B (GRSES/STT/1) » DISEBhSs i, V5 5%
e S/STT/ M o AERE LS R A R M RRR -
DEACHEH
AT 5, SCRFE S BURTRITHY S 4
_ T EH R i B — (B R BT IR A — R A ol » SRR &
(o] S (Y EIEEE S S AR A I4R 18 » TR TRAE - WA O
FHFHSpY TR KR Tt S EIRHESE - REREUL S [((BS5 I RSEf AA e
i EF > TREE BT AT AR AR SR [ 2 i R8T < S
%;%ﬂ&%ﬁ@m’ﬂééﬁ  EEEREREE L TE > 1TiE T B ATR
B q 2
B A _
FHRHREAY T RSy S e 2 AR RS S R TE H > B A IR MR 7
&I VRFFEIR R s o FRAPTSRF T ERHRE IS e s A 4 2 [ (4RSS
STj'jl"/ 1) » ARECHT @S ERIBURE R R - InoaE AR ksE
%"’4 o
SRR & SR
SR & B8R
MR R ELEE
TTENTN & 58S

Il HIHTEFR ST (A EIE)

Proposed Amendments to Plan(if any):
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Representation Relating to Plan

S EE

Reference Number:

HEAC PRI

Deadline for submission:

FEAC H ] R A

Date and time of submission:

PEREEA ;22

Full Name of “Representer”:

PEIHEREEA , =
Full Name of "Authorized Agent" :

st A B

L .

— |

Submission Number:
TPB/R/S/STT/1-§1412
I

l?epresentation Numbe?[
TPB/R/S/STT/1-R084

240508-181310-80546

08/05/2024

08/05/2024 18:13:10

et Mr. b

Plan to which the representation relates:S/STT/l
FR Al 1 R R
Nature of and reasons for the representation:

BWEH | gl
Sub;teec;;Mat Nat:re Reason
SET M (5235 Support  (WRIS SR Syl SRRV SEREE T - BURFE S e
ik o s 1 i » DAES)AEESER Sl S8 ke o SR B2 B G S A AT
KA I (e HHAFH 3 o B A4 S5 8 (4R S/S TV 1) - LAHES S fee i [
5%S/STT/1) /RN o AE SRR A HR AL - MRRSRY -

ity it
FH

(GBI T
Rk
S

RAETE I KR

FrE G P ATRL AR A R GV - ARG A e
SR AU S (BB (RN A - KR
SO FDNA) SR R E S A BRI R ) -
AT AR BIAE A SG B R Bl
Hr AT AR A - AR RN

BT EE RO 8% fee e A A RIS P R JR IR ) F R AP akit
7 AR 2 o BRI RER EHRHS0 7 i A 40 58 (S
%‘ﬁS/SjT T/1) » FRBET EAE ER AR EE RS IEE AR
HF] .

EH i HIR R IS5 T N RYES)
Proposed Amendments to Plan(if any):
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Representation Relating to Plan

SR

Reference Number:

Deadline for submission:

HEAC B e R f

Date and time of submission:

TN, 24

Full Name of “Representer”:

CEHHERELA  £4
Full Name of ""Authorized Agent" :

S PR CAE B Py e )

Plan to which the representation relates:

240508-181505-60495 Submission Number:

TPB/R/S/STT/1-S1413
08/05/2024

08/05/2024 18:15:05

JefE Mr, FHEHp

S/STT/

HRIMAT 1 R i
Nature of and reasons for the representation:

HIH=EIE

: e B
SUthzcr';Mat Nature Reason
SANTEIRHS [SCRF Support  [FRISSE RS el AT RS ERTH » TS Faat I R R
T » BUEBYILETER @ @ AVEERE - TR SIZ B & F AT AR
R 4] 54 ] (4 FIRHSk o Wt B A4 BB (RSES/STT/) - LU Ed s
5 S/STT/1) RN « Ak LSRR Bk - VR R
i A Y Ef I
=3 (EHEE R KB EE
T EH G P B P SRR R AR » s sl e R A (2

Iof] 32 3 ST BRI RS (R ST - (RIEEAN AL ~ Fiili R
AR RS » FIFEo SR AR R S S R R T ] -
B AT o T FHRHSOME RS 1 B AR B B 2 R R 1)

W AT R A SR BRSO A RS RE

HTER IR 8 e SR B B RIS M S TR T ) > M R R Pt
T ACRFBIIFILS © BT RET R HR Sy 1 A 40 .8 (G
EJE%Sj"jFT/ L) » R LA 5 (R R LRI (AR - IR ek
T - '

B TR
BRI R PR
FURTIRIS = FPREZS
(CESEEIERS EH

#[E R (ER T (T HTET)

Proposed Amendments to Plan(if any):
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Representation Relating to Plan

(it

Reference Number:

HER R

Deadline for submission:

FEAL H U R g R

Date and time of submission:

DA ) 24

Full Name of “Representer”:

CIEIREREA ) 24
Full Name of " Authorized Agent" :

BAL FR 3210 [ 9 [ 1)

Plan to which the representation relates:

WA

240508-182203-03930 Fubmission Number:
TPB/R/S/STT/1-S1415 |

08/05/2024

Representation Numbej
TPB/R/S/STT/1-R0O85

08/05/2024 18:22:03

et Mr. FHE

S/STT/1

BRAICANY MR R 2
Nature of and reasons for the representation:
HRHETE ]
; e HH
SUthZitSMat Nature Reason
BURTHIRHS (SR Support  [FRIS I ) il ARV AE BRI > BURTSHBT3 =0 FHER
b | » DOEBICE AR & AT - IRATEEIZR B & RaT AR
A HR S (4 FEVRHRE8 S b 5 A B (4R SR S/S TTY 1) - LIS e s b
5ES/STT/1) FERGNMIE  ACErgk Al ss AT el AR -
HEAC Y HA At
=4z (e HE T K AR S
BT FH G A BRI B R » S 20 i 3 ] W e 4
[oH 3 7 S HEZEE IR S E R BB T (RIEEmA A~ Bl R s
R0k A A BN SR AR R A S (8 T ) o
5 e RIBIMS » WTHEEHURETEIREE B A B R B A S ER R A1

ST e AT LA Y BE B - AR T R RURE

AT ERHSRAY S R B AR M I H > 6 B kPRt
MPARRFSINT A AR © BT SZRERT R R sy 5 A 4R S (R
%JFLS/S);T/I) KL FE S (E R RIS (E AR - s sl
BLF ] -

BRI RR R FHEGE
BRI R b
FUATIEIAS R SRR
(CFEIE TR SRS

BRIV EST RIS

Proposed Amendments to Plan(if any):

[
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Representation Relating to Plan

SR

Reference Number: 240508-182558-28349 Submission Number:
TPB/R/S/STT/1-S1416 |

TRACFRHA

08/05/2024

Deadline for submission: Representation Number:

FEAT H 3 R TPB/R/S/STT/1-R086

Date and time of submission: 08/05/2024 18:25:58

THIHEA 24

Full Name of “Representer”:

CIERREREEA ) 24
Full Name of " Authorized Agent' :

S M. S

ERLER LA R i

Plan to which the representation rtf:latf.es:S/STT/l

FR B 4 B R FEL e
Nature of and reasons for the representation:

I RH 1

. M B

SUbjicrtS kg Nature Reason
BUATHIRHL  [SFF Support RIS I Ry AR SR F ] S T B8 Fe i EH R 1R
bk oy s » LAEBIIEERH G0 - Iz S & FHIAAGRIT
A ] HEF RS0 5t 51 A 4 R (AR S/S TV 1) CAHEB) 32
SES/ISTT/1)$ /ERGIHIE - At Lk AT e M FERZHF -

SEH LR
% P BE R (A 22
FTHENRAZURBES 34105 TR, © 750 R ML

B 397 5 TR TS o (L5 5 20 TR A e R P
RSk GEFH > BURTEHSe b 1 B BEIR A 2] L B4 s 1o K o
G IR RIS B (L0 25 (B KB E R » A s I

HAEREERIE  MORI(RE R s -

AaRsS TP S R iR s s g | i By
AP TIR T 7 A R F 25 - AP S HE T FER R I 5 2 )
NG S (4ReES/STT/) » ARSI 0 L B R i o
NS R AT A

KPR GES
AP SO
RAE BRI R Zok

SR S ST AR HIEE)

Proposed Amendments to Plan(if any):
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Representation Relating to Plan

BER Submission Number:

Refarenice Nitibaes 240422-141550-65306 TPB/R/S/STT/1-5083

AR

Deadline for submission: 08/05/2024 Representation Number:
TPB/R/S/STT/1-R087

$E3 B A R

Date and time of submission: 22/04/2024 14:15:50

FRLA ] &4

Full Name of “Representer”:

MESHEREA 25
Full Name of " Authorized Agent'" :

Hong Kong Productivity Council

B FRICAH AR ] R
Plan to which the representation relates:S/STT/]
FRSIER 1 e 3 :
Nature of and reasons for the representation:
H
B
T
5 iy HHH
Sub| Nature : Reason
ject
Mat
ters
Oth [3Z#F Support [The Hong Kong Productivity Council (HKPC) drives technology applicatio
er S ns and new industrialisation to enhance the productivity 6f Hong Kong ente
peci rprises, with a view to bolstering Hong Kong as the international innovatio
fied n and technology (1&T) hub.
Use :
s on HKPC supports the development of San Tin Technopole which will benefit
[nno the Hong Kong industry.
vati
on a Reasons for Support
nd T| :
ech 1. The development of San Tin Technopole will provide the solution to add
nolo ress the challenge of land supply shortage which limits the development of
gy : innovation and technology in Hong Kong, especially for SMEs. For exampl
e, traditional manufacturers such as garments, food, toys and electronic pro
ductions are currently facing difficulties to find land/premises for new indu
strialisation. The development will support the expansion of these compani
s,
2. Based on the planning document, the San Tin Technopole will serve as a
high-tech InnoValley linking innovation bases in Hong Kong and Shenzhen
. As such, the San Tin Technopole stands to integrate the I&T resources in t
he region, in terms of funding for R&D, research network, industry knowle
dge and technology experts, which will be to the benefit of Hong Kong. For
example, there are many funding schemes in the Mainland which supports
Ré&D endeavours. By teaming up with technology partners in Shenzhen wh




ich is a common funding criterion, Hong Kong SMEs can apply for such fu
nding schemes to conduct joint research projects. Such joint research effort
s would bring along opportunities in technology commercialisation and upg
tading, propelling the industry growth in Hong Kong.

3. Hong Kong companies also face a common issue of talent shortage whic
h inhibits their digital transformation and I&T development. The San Tin T
echnopole, with well-planned facilities for different I&T fields and compan
[ies in different stages of the I&T value chain, would attract multi-skilled tal
ents from the Mainland and around the world for the vast employment opp
ortunities therein. In addition, the Hong Kong younger generation, seeing t
he prospect, would be encouraged to pursue a career in 1&T, enlarging the t
alent pool in Hong Kong. These talents would support a sustained 1&T ecos
ystem serving Hong Kong as well as the Greater Bay Area.

4. In time, the San Tin Technopole would attract leading enterprises and pr
omising start-ups to Hong Kong, bringing in overseas capital and advanced
technologies to add fresh momentum to Hong Kong’s development in I&T.

Suggestions for Consideration

For the San Tin Technopole to fulfil the vision to be the core of industry de
velopment of the Northern Metropolis, there are 4 suggestions.

(a) Consulting target industries on the distribution and layout of specific I&
T uses and supporting facilities in the San Tin Technopole. Such industries

can be those that can extend their value chains across the border or emergin
g industries to bring new growth momentum to Hong Kong, such as advanc
ed materials, Al & Robotics, advanced manufacturing technology, Greente

ch, Biotech, new energy vehicles, Foodtech, semi-conductor and transform

ation of traditional industries. A survey with relevant industry stakeholders

could be conducted to obtain major views.

(b) Other suggestions on layout planning: providing shared facilities, such a
s labs and data centre to reduce business initial investment; smart boarder s

ystem to handle the daily worker flow from Shenzhen; suitable-sized land 1

ot for supply of large floorplate for scalable smart manufacturing; sufficient
industrial area as buffer from residential area to allow 24/7 operations and e
liminate potential nuisance; sufficient reserve area for purpose-built factori

es and future development.

(c) Setting up industry-friendly policies to engage I&T companies from Ho
ng Kong, Mainland and overseas in the San Tin Technopole.

(d) Leveraging existing industry support organisations to support companie
s in the San Tin Technopole, such as in upgrading traditional industries thro
ugh intelligent manufacturing, upskilling workforce, facilitating last-mile m|
anufacturing and commercialisation, and driving industry-research-universi
ty collaboration.

IR HI R BRI T (0B 19RE)
Proposed Amendments to Plan(if any):
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Regarding the HKIA” s Representation on Draft San Tin Technopole OZP No. 5/STT/1, please kindly
refer to the attached PEMS Representation Submission for processing.
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Secretariat
The Hong Kong Institute of Architects
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Dear Ms. HO,
HKIA” s Representation on Draft San Tin Technopole OZP No. S/STT/1

The Hong Kong Institute of Architects (HKIA) supports the draft OZP in principle as it addresses the
acute shortages of land supply and housing units in Hong Kong while capturing the potential synergy
with Shenzhen and fostering long-term benefits for the development of Hong Kong. HKIA have
submitted the attached comments and suggestions for amendment of the OZP to the Town Planning

Board on 7 May 2024.
HKIA kindly request the Town Planning Board's consideration of these comments and suggestions and

we are committed to supporting the sustainable growth of Hong Kong and look forward to further
engagement in the planning process.

Should there be any enquiries, please contact Mr. Nick KONG of the HKIA Secretariat at -or
email to

Yours Sincerely,
Benny CHAN Chak Bun, FHKIA, R.A.
President

The Hong Kong Institute of Architects

Encl.

Cc: Ms. LINN Hon Ho, Bernadette, JP, Secretary for Development, Development Bureau
sdev@devb.gov.hk <mailto:sdev@devb.gov.hk>

Cc: Mr. YAU Cheuk Hang, Vic, JP , Director, Northern Metropolis Co-ordination Office, Development
Bureau d.nmco@devb.gov.hk <mailto:d.nmco@devb.gov.hk>
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Ms. HO Pui Ling, Doris, JP

Permanent Secretary for Development (Planning & Lands)
Development Bureau

18/F, West Wing, Central Government Offices,

2 Tim Mei Avenue, Tamar, Hong Kong
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Dear Ms. HO,

HKIA’s Representation on Draft San Tin Technopole OZP No. S/STT/1

The Hong Kong Institute of Architects (HKIA) supports the draft OZP in principle as it addresses the
acute shortages of land supply and housing units in Hong Kong while capturing the potential synergy
with Shenzhen and fostering long-term benefits for the development of Hong Kong. HKIA have
submitted the attached comments and suggestions for amendment of the OZP to the Town Plannmg
Board on 7 May 2024.

HKIA kindly request the Town Planning Board's consideration of these comments and suggestions
and we are committed to supporting the sustainable growth of Hong Kong and look forward to
further engagement in the planning process.

Should there be any enquiries, please contact Mr. Nick KONG of the HKIA Secretariat at 2511 6323
or email to council@hkia.org.hlk.

Yours Sincerely,

S ——
enny CHAN Chak Bun, FHKIA, R.A.
President

The Hong Kong Institute of Architects
Encl.

Cc: Ms. LINN Hon Ho, Bernadette, /P, Secretary for Development, Development Bureau n'i«g_vﬁijcjvvli:ﬁgy_gl_:
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HKIA's Representation on Draft San Tin Technopole OZP No. S/STT/1

HKIA Support the Draft San Tin Technopole OZP No. S/STT/1 in principle, as it would ease the acute shortages
of land supply and housing units in HK; capture the synergy with the Shenzhen in term of infrastructural and
I&T development, cultural and ecological conservation and tourism, as well as education and nurturing of
talents; and also capitalize the long-term benefits for future development of HK.

We have the following comments and suggestions for amendment of the draft OZP:

1. Public Open Space for Recreational Uses

Provision of public open space for active and/or passive recreational uses serving the needs of
residents as well as the general public is supported. In ‘addition to the uses proposed,
community farms or agricultural uses should be permitted within Open Space to preserve
existing rural assets.

2. Mixed Uses and OU developments around San Tin Station

Mixed Uses and OU developments around proposed San Tin Station is supported. Flexibility in
height variations should be allowed especially for the “town centre” of the technopole, to
achieve an interesting urban morphology. The current morphology has room for improvement.
Instead of relying on a minor relaxation mechanism, there shall be a comprehensive review of
the allowable building height arrangement. Alternatively, the maximum allowable GFA could
be adjusted for some sites, while the overall development density remains unchanged.

3. Residential Elements in QU{I&T) Zone

Residential Elements within OU(I&T) Zone are supported. Staff quarters type of flat use is always
allowed in column 1 of OU(I&T) zone will give possible round-the-clock activities within the
Park. To further promote livability to retain talents, normal residences rather than just staff
quarters shall also be allowed with the I1&T Park. “Flat” use is allowed on Column 2. To
encourage such a use, the government may indicate in the Remarks that, based on the
individual merits, private residential developments occupying not more than a certain
percentage, say 50% of intended no. of residential units may be considered.

4, Existing Drainage Channels STEMDC and STWMDC

Revitalization of the two existing drainage channels as part of the blue green infrastructure in
the NBA is supported. They are more than 1km and 2km in length respectively. Instead of purely
functional drainage channels, they can be planned alongside with recreational uses, parks,
nodal points, and other amenity facilities together with creative landscape design for public
enjoyment and leisure use,

The alignments of the two drainage channels cutting across the OZP as proposed could be more
interesting and less restrictive. Consideration to allow a relatively easy mechanism to refine the
alignments and extents of the two drainage channel zones should be included in the Remarks,
to allow flexibility for more interesting urban design.

Part of the existing San Tin Technopole site is wetland and has the function as buffer zone during

flooding period. The two drainage channels should also have an integrated flood resilient
design, as part of the risk management measures.
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Itis also suggested in the Explanatory Statement that the two channels shall be more explicit in
details on the flood resilient, amenity and biodiversity consideration design.

Only the STWMDC is zoned as ‘0’ or Open Space in the draft OZP. STEMDC should also be zone
as ‘O’ to allow better use of the zone.

Landscape Deck at the junction of San Tin Highway and Road L14

San Tin communities will be hisected by the new San Tih Highway and new developments
should be planned to bridge the divided areas wherever possible. Therefore, the provision of a
landscape deck at the junction of San Tin Highway and Road L14 is supported.

Landscape deck should be zoned as OU instead, similar to Tin Shui Wai Public Market above Tin
Fuk Road.

Statutory control in CU (Innovation and Technology) Zone on major development parameters.

Adequate statutory control in OU {Innovation and Technology) Zone over major development
parameters ‘such as Sustainability KPI, open space and greening ratio, preservation of the
existing wetland, etc is desirable. Without clear statutory control, the future development is
only resorted to administrative control through drafting of the lease, which is not transparent
to the public and does not provide adequate safeguard to public interest for a highly
environmentally, culturally and ecologically sensitive area.

Urban design guidelines including the concept of urban-nature integration, as well as urban-
rural integration should be proposed. '

Inappropriate Land Uses allowed under column one in OU(Innovation and Technology) Zone

Uses such as off-course betting centre and warehouse are not related to Innovation and
Technology, and may be potential abuse. Such uses should be placed under column twa instead.

Building Height Restriction adjacent to village zone

There are no clear building height restriction considerations for new developments around
existing culturally sensitive historic villages/ buildings. Government’s intention of urban-rural
integration might be jeopardized.

Guidelines for achieving NM Action Agenda Vision 6 — Preserving Local Cultural Heritage should
be established, including building height restrictions around existing cultural sensitive historic

villages/ buildings, villages shrines, and fung shui trees.

Filling of fishponds and reduction of wetland area in area 19B and 19C

Rezoning of area 198 and 19C OU (Innovation and Technology) requires filling of fishponds and
reduction of wetland area. The northern part of the STLMC area of the Technopole falls within
the Wetland Conservation Area (WCA) or Wetland Buffer Area (WBA) (about 247 ha). Under the
TPB-PG No.12C, Clause 5, the principle of “no-net-loss in wetland is adopted, and the no-net-
loss can refer to both losses in “area” and “function”. It is also noted in TPB-PG No.12C that the
Guidelines are intended for “general reference only, and the decision to approve or reject an
application rests entirely with the Town Planning Board, and will be based on individual merits
and other specific considerations of each case”,
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10.

11.

12.

Environmental protection and climatic resilience are of prime importance for the coming era.
We hope that the Town Planning Board would ensure that the objectives under TPB-PG No.12C
are met, and that net loss of wetland area is fully justified, information for which is not yet
available to the public.

Urban-Rural Integration

Opportunities for urban-rural integration as stated in para 3.10 of TPB Paper No. 10954 have
not been fully explored, as Village Type Development zone Area 22 is excluded from the zoning
exercise. The building height restriction remain 8.23m, ‘which is highly incompatible with the
adjacent high-density development.

The new urban development should respect and integrate the original historical, cultural, social
and environmental background as the elements of hybrid new planning which can have its own
characteristic and growth with the new users for a successful co-living.

Many “Villages inside City” (igr2f7) on the Mainland have been turned-into vibrant cultural
recreational, RDE and tourist destinations and even becoming supportive residential supply
sources. They are usually results of government facilitated private enterprise and villager
cooperative efforts. In certain similar efforts elsewhere in the Mainland, as compensation to
the villagers, low to medium rise residential buildings are allowed within the transition zone
between village and urban-areas.

Government should review comprehensively the possibility of urban-rural integration and
development into cultural, retail & tourist destinations along with residential uses. Such
objective should be indicate in the “Planning Intention” of “V” zone. In this connection, we
suggest the adding of "Exhibition” and “Place of Recreation, Sports and Culture” to column 1,
and the removing of the wordings of (Holiday House only) from Hotel use on column 2. A buffer
area should be incorporated into adjacent zones for step down of height to existing
communities,

OU (Mixed-Use) Zone — Mixed Domestic and Non-domestic Uses

In post COVID work culture, mixed use is the current lifestyle trend, and therefore is supported.
Under Remarks (f), Section 16 application is required for mixed domestic and non-domestic
uses in a building. It is suggested to streamline such clumsy procedure.

Locations of MTR Station

From the public consultation information, 2 stations are proposed to serve the San Tin area,
which are unsatisfactory as they are very remote from the OU {Innovation and Technology)
Zone. We note that only one can be identified in the current Plan.

Considerations shall be given to optimum locations for MTR station(s), reducing the reliance on
road traffic, provision of centralized carparks at the peripheral, thus leaving more land for green
spaces or developments. Green internal transportation networks e.g. bike links, and alternative
sources of energy/ renewable energy vehicles that can reduce carbon emissions are encouraged
to be used in this future I&T Park.
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13. Urban-Nature Integration — Sensitive Interface

A more sensitive interface between Sam Po Shue Wetland Conservation Park and Technopole is
desirable. Instead of arbitrary straight or curved boundaries that truncate the fishponds
abruptly, Alternative idea on meandering boundaries following the footprints of the fishponds
has been suggested to Government before, as shown in the conceptual ideas shown in
Appendix A {Hard Copy will be sent by mail). It will create an interesting waterfront with longer
interface with nature, for public enjoyment. Some existing fishponds inside the Technopole
could be retained as ecological water features in the public open space.

The Hong Kong Institute of Architects
7 May 2024
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Draft San Tin Technopole 0ZP No. S/STT/1 . HKIA Support the Draft San Tin Technopole 0ZP

O ¥} Oppose | No. $/STT/1 in principle, as it would ease the
acute shortages of land supply and housing units
in HK; capture the synergy with the Shenzhen in
term of infrastructural and I&T development,
cultural and ecological conservation and
tourism, as well as education and nurturing of
talents; and also capitalize the long-term
benefits for future development of HK.
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1.Public Open Space for Recreational Uses
Provision of public open space for active and/or passive recreational uses serving the needs of residents as well as the

general public is supported. In addition to the uses proposed, community farms or agricultural uses should be permitted
within Open Space to preserve existing rural assets.

2.Mixed Uses and OU developments around San Tin Station

Mixed Uses and QU developments around proposed San Tin Station is supported. Flexibility in height variations should be
allowed especially for the “town centre” of the technopole, to achieve an interesting urban morphology. The current
morphelogy has room for improvement. Instead of relying on a minor relaxation mechanism, there shall be a comprehensive
review of the allowable building height arrangement. Alternatively, the maximum allowable GFA could be adjusted for some
sites, while the overall development density remains unchanged.

3.Residential Elements in OU(I&T) Zone d

Residential Elements within OU(I&T) Zone are supported. Staff quarters type of flat use is always allowed in column 1 of
OU(I&T) zone will give possible round-the-clock activities within the Park. To further promote livability to retain
talents, normal residences rather than just staff quarters shall also be allowed with the I&T Park. “Flat” use is allowed
on Column 2, To encourage such a use, the government may indicate in the Remarks that, based on the individual merits,

private residential developments occupying not more than a certain percentage, say 50% of intended no. of residential units
may be considered.

TS

e

4.Existing Drainage Channels STEMDC and STWMDC
Revitalization of the two existing drainage channels as part of the blue green infrastructure in the NBA is supported. They
are more than 1km and 2km in length respectively. Instead of purely functional drainage channels, they can be planned

alongside with recreational uses, parks, nodal points, and other amenity facilities together with creative landscape design
for public enjoyment and leisure use. .

ol
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The alignments of the two drainage channels cutting across the OZP as proposed could be more interesting and less
restrictive. Consideration to allow a relatively easy mechanism to refine the alignments and extents of the two drainage
channel zones should be included in the Remarks, to allow flexibility for more interesting urban design.

T

R

Part of the existing San Tin Technopole site is wetland and has the function as buffer zone during flooding period. The two
drainage channels should also have an integrated flood resilient design, as part of the risk management measures,

EELTLES

It is also suggested in the Explanatory Statement that the two channels shall be more explicit in details on the flood
resilient, amenity and biodiversity consideration design.

:

Only the STWMDC is zoned as ‘0’ or Open Space in the draft 0ZP. STEMOC should also be zone as ‘0’ to allow better use of
the zone.

5.Landscape Deck at the junction of San Tin Highway and Road L14
San Tin communities will be bisected by the new San Tin Highway and new developments should be planned to bridge the

divided areas wherever possible, Therefore, the provision of a landscape deck at the junction of San Tin Highway and Road
L14 is supported.

Landscape deck should be zoned as OU instead, similar to Tin Shui Wai Public Market above Tin Fuk Road.

6.Statutory control in OU (Innovation and Technology) Zone on major development parameters., .
Adequate statutory control in OU (Innovation and Technology) Zone over major development parameters such as Sustainability
KPI, open space and greening ratio, preservation of the existing wetland, etc is desirable. Without clear statutory
control, the future development is only resorted to administrative control through drafting of the lease, which is not
transparent to the public and does not provide adequate safeguard to public interest for a highly environmentally,
culturally and ecologically sensitive area.

Urban design guidelines including the concept of urban-nature integration, as well as urban-rural integration should be
proposed,

7.Inappropriate Land Uses allowed under column one in QU{Innovation and Technology) Zone
Uses such as off-course betting centre and warehouse are not related to Innovation and Technology, and may be potential
abuse. Such uses 'should be placed under column two instead.

8.Building Height Restriction adjacent to village zone
There are no clear building height restriction considerations for new developments around existing culturally sensitive
historic villages/ buildings. Government’s intention of urban-rural integration might be jeopardized,

Guidelines for achieving NM Actien Agenda Vision 6 - Preserving Local Cultural Heritage should be established, including

building height restrictions around existing cultural sensitive historic villages/ buildings, villages shrines, and fung
shui trees.

9.Filling of fishponds and reduction of wetland area in area 19B and 19C

Rezaning of area 19B and 19C QU (Innovation and Technology) requires filling of fishponds and reduction of wetland area.
The northern part of the STLMC area of the Technopole falls within the Wetland Conservation Area (WCA) or Wetland Buffer
Area (WBA) (about 247 ha). Under the TPB-PG No,12C, Clause 5, the principle of "no-net-loss in wetland is adopted, and the
no-net-loss can refer to both losses in “area” and “function”. It is also noted in TPB-PG No.12C that the Guidelines are
intended for “general reference only, and the decision to approve or reject an application rests entirely with the Town
Planning Board, and will be based on individual merits and other specific considerations of each case”. Ik
Environmental protection and climatic resilience are of prime importance for the coming era. We hope that the Town Planning g
Board would ensure that the objectives under TPB-PG No.12C are met, and that net loss of wetland area is fully justified, |y
information for which is not yet available to the public. i

18.Urban-Rural Integration

Opportunities for urban-rural integration as stated in para 3.18 of TPB Paper No. 18954 have not been fully explored, as
Village Type Development zone Area 22 is excluded from the zoning exercise. The building height restriction remain 8.23m,
which is highly incompatible with the adjacent high-density development.

The new urban development should respect and integrate the original historical, cultural, social and environmental

background as the elements of hybrid new planning which can have its own characteristic and growth with the new users for a
successful co-living.

Many “Villages inside City” (771 )on the Mainland have been turned into vibrant cultural recreational, RDE and tourist
destinations and even becoming supportive residential supply sources. They are usually results of government facilitated
private enterprise and villager cooperative efforts. In certain similar efforts elsewhere in the Mainland, as
compensation to the villagers, low to medium rise residential buildings are allowed within the transition zone between
village and urban areas.

hitps://pub32.1pb.gov.hk/pems/NewRepresentation.htrl 315
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Government should review comprehensively the possibility of urban-rural integration and development into cultural, retail &
tourist destinations along with residential uses. Such objective should be indicate in the “Planning Intention” of “v”
zone. In this connection, we suggest the adding of “Exhibition” and “Place of Recreation, Sports and Culture” to column 1,

and the removing of the wordings of (Holiday House only) from Hotel use on column 2. A buffer area should be incorporated
into adjacent zones for step down of helght to existing communities.

]
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11.0U (Mixed-Use) Zone - Mixed Domestic and Non-domestic Uses
In post COVID work culture, mixed use is the current lifestyle trend, and therefore is supported. Under Remarks (),

Section 16 application is required for mixed domestic and non-dorestic uses in a building. It is suggested to streamline
such clumsy procedure.

12.Locations of MTR Station
Fram the public consultation infermation, 2 stations are proposed to serve the San Tin area, which are unsatisfactory as

they are very remote from the OV (Innovation and Technology) Zone. We note that only one can be identified in the current
Plan.

EER A S G
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Considerations shall be given to optimum locations for MTR station(s), reducing the reliance on road traffic, provision of
centralized carparks at the peripheral, thus leaving more land for green spaces or developments. Green internal
transportation networks e.g. bike links, and alternative sources of energy/ renewable energy vehicles that can reduce
carbon emissions are encouraged to be used in this future I&T Park.

13.Urban-Nature Integration - Sensitive Interface

A more sensitive interface between Sam Po Shue Wetland Conservation Park and Technopole is desirable. Instead of arbitrary

straight or curved boundaries that truncate the fishponds abruptly, Alternative idea on meandering boundaries following the [
footprints of the fishponds has been suggested to Government before, as shown in the conceptual ideas shown in Appendix A B4
(Hard Copy will be sent by mail). It will create an interesting waterfront with longer interface with nature, for public

enjoyment. Some existing fishponds inside the Technopole could be retained as ecological water features in the public open <
space. L
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Important Notice

1. Representer must provide the full name shown on HKID Card/Passport
Representer must provide the first four alphanumeric characters of HKID Card/Passport number (e.g. C668)

3, The representative of the authorised agent (if applicable) must also provide his/her full name shown on HKID Card/Passport
and the first four alphanumeric characters of his/her HKID Card/Passport number (e.g. C668)

4 For submission made by authorised agent on the representer’s behalf, a copy of the authorisation letter signed by the
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Experts Group” (JPEG) format with a file size not larger than 2MB. The original signed authorisation letter s still required to
be submitted by hand or by post to the Secretariat of the Town Planning Board {the Board) at 15/F, Government North Point
Offices, 333 Java Road, North Point, Hong Kong within two weeks upon submission of the representation. :

5. Representer or his/her authorised agent is requested to provide postal address and/or email address to facilitate
communication in writing

6. If the representation contains more than 20 pages, or any page larger than A4 size, 4 hard copies and 1 soft copy are
required to be provided for the submission. Provision of Email address is also required '

T Representer is advised to read the Town Planning Board Guidelines No. 29C on “Submission and Processing of
Representations and Further Representations under the Town Planning Ordinance” (TPB PG-No. 29C).

If representer fails to provide the information of items 1 to 3 above, the representation submitted shall be treated as not having
been made. Failure to provide the document of item 4 above shall be taken as that no authorization agent is appointed for the
representation. Failure to provide information of item 5 above (note: incomplete or illegible correspondence may also be treated as
not having been provided) will be taken to indicate that the representer is not willing to receive further correspondences and attend
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From: Representation Number:

Sent: 2024-05-08 £ Hi= 15:35:43 TPB/R/S/STT/1-R089

To: tpbpd/PLAND <tpbpd@pland.gov.. .-

Subject: Representation on new draft San Tin Technopole OZP No.
S/STT/1 - submitted by The Hong Kong Institute of Surveyors

Attachment: The Hong Kong Institute of Surveyors_Representation.pdf;

Form No. S6_The Hong Kong Institute of Surveyors.pdf

Attn: Secretary of the Town Planning Board

Dear Sir/Madam,

Please find enclosed the Representation in respect of the new draft San Tin Technopole OZP No.
S/STT/ from The Hong Kong Institute of Surveyors and the completed Form No. S6 for your
attention.

Should you have any query, please feel free to contact us. Thank you.

Regards,
Margaret Yung

The Hong Kong Institute of Surveyors
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Form No. S6  Z:H#E5 S6 i

Reference No.
For Official Use Only FEZELRYE

SRS LA Date Received
gyt

The representation should be made to the Town Planning Board (the Board) before the expiry of the specified plan exhibition period. The
completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board, 15/F, North Point Government
Offices, 333 Java Road, North Point, Hong Kong,

L AT S RO R e PR A AT S B TR Uy (TR0 " A ) R LTI RO RPN R ey S R (e ) > A
SRR AE A AR 333 SRICABUA G 15 ML AR I ZE ) o R -

Please read the “Town Planning Board Guidelines on Submission and Processing of Representations and Further Representations” before you
fill in this form. The Guidelines can be obtained from the Secretariat of the Board (15/F., North Point Government Offices, 333 Java Road,
North Point, Hong Kong = Tel.: 2231 4810 or 2231 4835) and the Planning Enquiry Counters (PECs) of the Planning Department (Hotline: 2231
5000) (17/F., North Point Government Offices, 333 Java Road, North Point, Hong Kong and 14/F., Sha Tin Government Offices, 1 Sheung Wo
Che Road, Sha Tin, New Territories), or downloaded from the Board's website at http://www.tpb.gov.hk/ .

WARTIE A 2 1+ SRR AN T AR T AR MU P A2 By R T R LR S — A e B ) I AR S SRS | - (s Rl
RREA(E IR 333 WILMEOF &S 15 M - 558 2231 4810 B 2231 4835 LI E AT M TR A A4 (Bh4: 2231
5000)( FHEILAREEN 333 WOLABUN AW 17 AT AU M LA 1 YUVMEBUGEEE 14 #) B JreriisE A a g E ik
(485k: http://www.tpb.gov.hk/ ) «

This form can be downloaded from the Board’s website, and obtained from the Secretariat of the Board and the PECs of the Planning
Department. The form should be typed or completed in block letters, preferably in both English and Chinese. The representation may be
treated as not having been made if the required information is not provided.
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In accordance with the Town Planning Ordinance (the Ordinance), the Board will make available all representations received for public
inspection as soon as reasonably practicable at the Board's website and the PECs.  The representations will be available for public inspection
until the Chief Executive in Council has made a decision on the plan in question under section 9 of the Ordinance.

FA G BIRE (R T 0RE) ) ) BESGEEREI I ATTOVIER T - SR A sal b2 R d 1R RAER
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Person Making this Representation (known as “ Representer” hereafter)

UL EEHEMAAL (FE THIIRA,)

Full Name #:% / #5% (ivhs-MsofCormparry/Organization® 444k /401258 M )

The Hong Kong Institute of Surveyors

(Note: for submission by person, full name shown on Hong Kong Identity card/Passport must be provided)

CER: BEARK AU LU EESHE  GEABRNEH)

2. Authorized Agent (if applicable) 1 57 1 103 A (03 )

Full Name #:45 / #f8 (Mr./ Ms./Company/Organization* 542 /20 1:/ /A S)/ARHEY )

NA

(Note: for submission by person, full name shown on Hong Kong Identity card/Passport must be provided)

CEE: BEARE AR ELHEELES E  HERRAEH)

* Delete as appropriate 3§ fiHl=E 7 85
Please fill in “NA” for not applicable item 7R F&YTE IS ¥ @A




Form No. S6
RIRE 56 I

REPRESENTATION IN RESPECT OF
PLAN UNDER SECTION 6(1) OF
THE TOWN PLANNING ORDINANCE (CAP. 131)
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Form No. S6_ F3H&ES S6 5

3. Details of the Representation (use separate sheet if necessary)"

Rt (NAERE  #EERHA)

The plan to which the representation relates (please . ; :
specify the name and number of the plan) New San Tin Technopole Qutline Zoning Plan (OZP)

sep R R R (OB 4 R AE ) No. S/STT/

Nature of and reasons for the representation FI A1 7 8 i

Are you supporting or
Subject matters 77[¢HZE7H® | opposing the subject matter?

iR R R KT S B e Reasons "
New draft San Tin ]
Technopole OZP [V support ¥%§§
No. S/STTN O -abioss BN

L]  support %ff
[[]  oppose FZ¥f

[]  support %§¥
[l oppose [Z¥#f

Any proposed amendments to the plan? If yes, please specify the details.

HEAR S HEMERIEET? W05 - ST -

Please refer to our comments and suggestions on the new draft San Tin Technopole
Outline Zoning Plan No. S/STT/1 as attached.

If the representation contains more than 20 pages, or any page larger than A4 size, 4 hard copies and 1 soft copy are required to be provided
for the submission.  Provision of email address is also required.

BN 20 HAAE (£ —EA/NBIE A4 » RIZHUCEE A — IR — (U0 A « SR HE ) -

@  Please describe the particular matter in the plan to which the representation relates. Where the representation relates to an amendment
to a plan, please specify the amendment item number provided in the Schedule of Proposed Amendments. 3575 B B S e A LYY
TEETE » AR ML ERITIERTAR o SRR RS ETIR B HT RS ETIE E 4k -

Please also note that section 6(3A) of the Ordinance provides that any representation received under section 6(1) may be treated as not
having been made if, in the opinion of the Board that, the reason for the representation is a reason concerning compensation or assistance
relating to, or arising from resumption/acquisition/clearance/obtaining vacant possession of any land by the Government. The above
matters should be dealt with in accordance with the relevant statutory provisions on compensation and/or promulgated policy on
compensation.  Should you have any views on compensation or assistance matters, you may separately raise your views to the Director of
Lands or the relevant authority. G » RIS 6(3ANRETE - 405 B @R RIS ES 6(1) AU BN (T oy o HFTHR L iy TR F R BLE T
Welal ~ F /T8 BURE (] -1 it 22 Y8 4 HETT S R AT I BB BA AT R » BIAS RN ARl AT R B /R R -+ F OB R e DR )
RHEALTRIR SO, HE AT HECRIRTE - SR T AR« a1 BT mFRS BB A B -

Please fill "NA” for not applicable item 357 R BAAPEEME T FiEA |

at the appropriate box FE{EHEEM HHNIDE & B
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OUrgent [Return receipt [Expand Group [Restricted [Prevent Copy

Submission Number:

From: ino NN | oo rvisrres1i21 |

Sent: 2024-05-08 £#= 10:50:52 : ;
- tation Number:
To: tpbpd/PLAND <tpbpd@pland.gov.hk> \fpresen 2 IT " ROQ(J
Subject: Representation Relating to Plan S/STT/ TPB/R/S/STT/
Attachment: San_Tin_Technopole_HKIUD_Representation_202405.pdf; PAC-

24-003_HKIUD’s Comments on San Tin Technopole Outline
Zoning Plan_20240506.pdf

Dear Sir,
We would like to make a representation Relating to Plan S/STT/1. Thank you.
Full Name of "Representer": Hong Kong Institute of Urban Design

Full Name of Representer’'s Representative: CHEUNG Hoi Fo

ri<io: [

Hong Kong Institute of Urban Design
Unit 503, 5/F, Tower Two Lippo Centre, 89 Queensway, Admiralty, Hong Kong
T. +852 2235 9057 | F: +852 3007 3607 | E: ing@hkiud.org
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Hong Kong Institute of Urban Design

Reference Number: PAC/24/003
8 May 2024.

Plan No.: S/K3/35

Town Planning Board

Re: HKIUD's Comments on the San Tin Technopole Qutline Zoning Plan No. S/STT/1

HKIUD support the draft San Tin Technopole OZP No. S/STT/1 in principle, subject to
following comments or suggestions for consideration of the Town Planning Board:

1) Green Transportation System (GTS) for I&T Park

The two planned MTR stations are outside the technopole areas. The government
shall consider mandating the utilization of GTS for servicing the technopole for
reduction of traffic load to the surrounding roads and district. Considerations shall be
given to reducing the extent of roads for vehicles, provision of centralized carparks at
the peripheral, thus leaving more land for green spaces or developments.

Should members consider that GTS is essential, the statement “an acceptable GTS
shall be implemented alongside with the first intake of businesses or residents within
the 1&T Park shall be included in the Remarks of OU(IT) zone.

2) Urban / Village Integration

During the design study process, it seems that the government had given no

consideration into any integration of the two “totally segregated” village zones into the
overall planning.

Many “Villages inside City” (k4 ) on the Mainland have been turned into vibrant
cultural recreational, RDE and tourist destinations and even becoming supportive
residential supply sources. They are usually results of government facilitated private
enterprise and villager cooperative efforts. Nantou City ( B i) "is a very
successful example just across the border. '

We, therefore, proposed that the government to comprehensively review the possibility
of urban/village integration and indicate in under “Planning Intention” of “V” zone that
comprehensive redevelopment into cultural, retail & tourist destinations along with
residential uses. In this connection, we suggest the adding of “Exhibition or Convention
Hall" and “Place of Recreation, Sports and Culture” to column 1, and the removing of
the wordings of (Holiday House only) from Hotel use on column 2.

3) Development Intensity and Building Height Control for I&T Zone

' https://www.nantoucity.com/

Hong Kong Institute of Urban Design Limited

ik &0 G SIHBOYY L HI5HE5034 Unit 503, 5F, Tower Two Lippo Centre, 89 Queensway, Admiralty, Hong Kong
Tel: (852) 2235 9057 Fax: (852) 3007 3607 Web: www.hkiud.org Email: inq@hkiud.org
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Hong Kong Institute of Urban Design

In paragraph 12.5.2 of ES of OZP S/STT/1?% that 5.7 million s.m. of developments are
planned over net area 148 ha of OU(I&T) zone; this translates to a plot ratio of 3.85.
With height restrictions ranging from 15m to 75mPD and with only a few plots of land
allowing up to 100-125mPD in height, it seems that the resultant townscape will be very
tight and the resultant building footprints will have to be very large.

According to OZP S/LMCL/2%, Lok Ma Chau Loop OU zone for similar purpose has
1,143,000 s.m. of GFA and is planned over 53.49 ha of land destinated for OU (for
Research and Development, Education, and Cultural and Creative Industries) and this
translates to a plot ratio of 2.14 only. Allowable building heights are ranging from
18mPD to 54mPD. Although the allowable building heights are a little higher in San
Tin but the proposed plot ratio is approximately 80% higher than the Lok Ma Chau Loop
IT Park.

We suggest that a higher degree of flexibility in height variations should be allowed
especially for the “town centre” of the technopole. In fact, the currently proposed
“birthday-cake" cityscape morphology is less than interesting and should be reviewed.
The boundaries, such as the interfacing boundaries with fishing ponds and for the
wetland & wind corridor, shall be reconsidered to tally with actual site situation. Instead
of relying on a minor relaxation mechanism, there shall be a comprehensive review of
the allowable building height arrangement.  Alternatively, the maximum allowable GFA
shall be reduced.

4) Drainage Channels for Recreation Uses

The alignments of the two drainage channels cutting across the I&T Park as proposed
are uninteresting and too restrictive. They are of more than 1km and 2km in length
respectively but not planned alongside with any recreational uses, parks or nodal points.
Cheonggyecheon Restoration® in Seoul has shown the world how nice a drainage
channel can be. We would like to seek consideration to allow a relatively easy
mechanism to amend the alignments and extents of the two drainage channel zones.

2 0ZP SISTT/
https://www.0zp.tpb.gov.hk/api/Plan/PlanNote?planNo=S%2fSTT %2f1&lang=EN&ext=pdf&dType=ini#
nameddest=0U

3 0zP S/LMCL/2

https://www.ozp.tpb.qgov.hk/api/ Plan/PIanNote’?planNo=S%2fLMCL%2f2&Ianq=EN&
ext=pdf&dType=in#nameddest=0U

* hitps://www.seoulsolution.kr/en/content/seoul-urban-regeneration-cheongayecheon-restoration-and-
downtown-revitalization

Hong Kong Institute of Urban Design Limited

il Grifunegsk ey Ly HA5HH503% Unit 503, 5/F, Tower Two Lippo Centre, 89 Queensway, Admiralty, Hong Kong
Tel: (852) 2235 9057 Fax: (852) 3007 3607 Web: www.hkiud.org Email: ing@hkiud.org
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In this connection, we propose the government to immediately review the design of the
two channels and to see if any recreational uses can be incorporated alongside the
channels and resubmit a rezoning proposal at the soonest.

5) Better Integration with adjacent Wetlands

We understand the government’s consultant has claimed that there is no net loss of
ecological value according to EIA and with the instigation of the proposed Sam Po
Shue Wetland Conservation Park. We are disappointed that there is no further
consideration on integration or interfacing between the proposed IT Park and the
Wetland Park.
There are a few successful examples around the world that IT parks are constructed
next to wetlands and it was shown that there can be a smoother transitioning
between the IT parks and their adjacent wetlands. These examples include High
Tech Campus Eindhoven® and Nottingham Science Park®. As a larger scale
example, Qianhai, is a becoming a successful urban — wetland integrated
development’.

In this connection, we suggest the government to consider adding to the Remarks of

OU(I&T) zone that it is encouraged that wetland elements be integrated into the

landscape design of the IT Park

6) An Urban Design Guidelines for Future I&T Park

The ES on urban design appended to the OZP notes discussed urban design for the
entire OZP and there is no discussion of the any urban design within the I&T Park
except the stepped height “birthday-cake” height control diagram. The I&T Park will
generate most of the vehicular and pedestrian traffic within this OZP area and there
should definitely be a set of urban design guidelines for the future development within
the I&T Park and between the I&T Park and its neighbours.

For within the IT Park, there should be a framework for pedestrian connection, open
spaces and blue and green network within the Park and interfacing with the other
planned urban areas and villages, a conceptual plan for reduction of within Park
vehicular activities and GTS implementation and interfacing with the adjacent wetlands
(further discussion in item 8 below), etc.

We suggest to include in the Remarks to OU(I&T) zone that a set of urban design
guidelines shall be established before site formation for the I&T Park to begin. If this
cannot be implemented, the government shall promise to establish a satisfactory set of

® hitps://www. hightechcampus.com/

6 https://www. ukspa.org.uk/nottingham-science-park/

’ https://www.archdaily.com/1012860/gianhais-quiwan-park-field-operations

Hong Kong Institute of Urban Design Limited

i R8O L L e 5HIB03 A Unit 503, 5F, Tower Two Lippo Centre, 89 Queensway, Admiralty, Hong Kong
Tel: (852) 2235 8057 Fax: (852) 3007 3607 Web: www hkiud.org Email: ing@hkiud.org
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urban design guidelines before large scale site formation works for or disposition of any
lands within the 1&T Park.

' ~end-
Hong Kong Institute of Urban Design
May 2024

Hong Kong Institute of Urban Design Limited

1189 ey Lt 5HE503 4 Unit 503, 5F, Tower Two Lippo Centre, 89 Queensway, Admiralty, Hong Kong
Tel: (852) 2235 9057 Fax: (852) 3007 3607 Web: www hkiud.org Email: ing@hkiud.org
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. ' Submission Number:
Ourgent CIReturn receipt CExpand Group CRestricted OPrevent Copy TPBIRISISTT11-5976

From:

Sent:

To:

Subject:
Attachment:

i Representation Number:
2024-05-08 2= 12:05:00 +pB/R/s/STT/1-RO9L
tpbpd/PLAND <tpbpd@

pland.gov.h
REDA Representation on San Tin Technopole on San Tin OZP
Letter to Secretary to Town Planning Board re. San Tin
Technopole OZP (08-05-2024).pdf; REDA Representation on
San Tin Technopole OZP - Form No. 56 (08-05-2024).pdf; REDA
Representation on San Tin Technopole OZP (08-05-2024).pdf

To: Secretary, Town Planning Board (Email: tobpd@pland.gov.hk)

Date: 8 May 2024
Dear Sir / Madam,

Please find attached th

e representation of The Real Estate Developers Association of Hong

Kong on San Tin Technopole QZP.

Thank you and with best regards,
Maggie Lau
REDA Secretariat

Tel:
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A Adasnyg
THE REAL ESTATE DEVELOPERS ASSOCIATION OF HONG KONG

A cp EREEE 19 PEBERAE 1403 2
1403 World-Wide House, 19 Des Voeux Road Central, Hong Kong
Tel 28260111 Fax 28452521 www.reda.hk

“a0y ouon

8 May 2024 By Email and By Post

The Secretary

Town Planning Board

15 Floor North Point Government Offices
333 Java Road -

North Point Hong Kong

Dear Sir / Madam
Representation in Relation to the San Tin Technopole Outline Zoning Plan No. STT/1

We refer to the new Draft San Tin Technopole Outline Zoning Plan (OZP) No. S/STT/1” (the
“OZP") gazetted on the 8 March 2024,

“The Real Estate Developers Association of Hong Kong” hereby submit a representation to the
Amendments under Section 6(1) of the Town Planning Ordinance with regards to the OZP. The
reasans for the Representations are included in the paper attached to this letter.

This submission is made in relation to matters of principle as they apply to the OZP. It is
generally in support of the OZP. A number of comments are made which are intended to
improve the content of the OZP, ease the implementation of the proposals and to improve
the quality of the area when developed and occupied. They are not intended to be used as a

basis for the deferment of planning applications for development which comply with the
restrictions on the OZP.

Yours faithfully

For and on behalf of
The Real Estate Developers Association of Hong Kong

Encl
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REPRESENTATION IN RESPECT OF
PLAN UNDER SECTION 6(1) OF
THE TOWN PLANNING ORDINANCE (CAP. 131)
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Form No. 56 i 56 9

Reference No.

For Official Use Only IR AR

SR AR Date Received
Ui 3

1. The representation should be made to the Town Planning Board (the Board) before the expiry of the specified plan exhibition period. The
completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board, 15/F, North Point Government

Offices, 333 Java Road, North Point, Hong Kong.

'1:(iﬂE'E.'~EHB’HEEB*JIEE'JI&‘:|':Eﬂlmm:ﬁ'iﬁ‘ﬂ[ﬁ]h&ﬂﬂﬂﬁﬂ?féﬂﬁ (FHE TR ) HRE WUk B SRR MR ey ST )

ik L e 333 WRILABIT &% 15 Hp TR B G R -

2. Please read the “Town Planning Board Guidelines on Submission and processing of Representations and Further Representations” befare you
fill in this form.  The Guidelines can be obtained from the Secretariat of the Board (15/F., North Point Government Offices, 333 Java Road,
North Point, Hong Kong — Tel.: 2231 4810 or 2231 4835) and the Planning Enquiry Counters (PECs) of the Planning Department (Hotline: 2231
5000) (17/F., North Point Government Offices, 333 Java Road, North Point, Hong Kong and 14/F., Sha Tin Government Offices, 1 Sheung Wo

Che Road, Sha Tin, New Territories), or downloaded from the Board’s website at httQ:[[www.tgb.gov.hk{ :

KTk 2 SRR AR '“?Ei@ﬁtdﬁ%lﬁfﬂfﬂﬂéﬁ&lﬁf;ﬂ_ﬁiﬁlﬂﬁiﬁ—lﬁﬁim | ERTTILE A GREES | - iE{Es oM E
AR IA E LA REE 333 WAL S S 15 - HiEE: 2231 4810 o 2231 4835 F SR A R T A M (A 2231
So00)( ittt 333 BRILABUFEE 17 HE R DI L ARSERS 1 WV BU 55 14 H) 2N ARElHEZE R SR T

(&8tk: httg:[[www.tgb.gov.hk[ ) e

3. This form can be downloaded from the Board's website, and obtained from the Secretariat of the Board and the PECs of the Planning
Department. The form should be typed or completed in block letters, preferably in both English and Chinese, The representation may be

treated as not having been made if the required information is not provided.

Hop s TS R TR TR AR L I R R B e R R T BRI - S e A LA TENJ 2UsR L E RIS

Ft » ETHFDELE PSR - filoes A BEHL IR AT B AIj B d T AT BB B A B e e

4. In accordance with the Town Planning Ordinance (the Ordinance), the oard will make available all representations received for public
inspection as soon as reasonably practicable at the Board's website and the PECs.  The representations will be available for publicinspection

until the Chief Executive in Council has made a decision on the planin question under section 9 of the Ordinance.

FRLS (e EIRR ) (T TR ) F R G EE S I e T St AT AT L H AR il 25 25 B g 9 4 B R LS

PR SR AR AR TR TR E O R B SRR R OIS O e AT R B (e AT Rl

‘1 Person Making this Representation (known as “ Representer” hereafter)

bz g AL (TR THAA L)

—

Full Name 45 / %1 (Mrfsf€ompeny/Organization” H e fAL N B )
The Real Estate Developers Association of Hong Kong

(Note: for submission By person, full name shown on Hong Kong Identity card/Passport must be provided)

GEEE: SEARK ﬁil‘-{.héﬁé‘é‘i%é’rfﬁ%&/iﬁﬁ.ﬁﬁﬁﬁﬁ’ﬂ5’%‘%)

5. Authorized Agent (if applicable) S ACE A (0 )

Full Name #£45 / T8 (Mr./ Ms./Company/Organization* etz A ST A )

(Note: for submission by person, full name shown on Hong Kong |dentity card/Passport must be provided)

CER: BEARK .’f-ﬁ%ii&ﬂ%ﬁﬁ%%fﬁ%‘i{/%L"E!lﬁﬁﬁff&ﬂ’ﬂﬁ?i’u)

* Delete as appropriate S A RS
please fill in “NA” for not applicable item S A A 9rE B IRET "R ER



Form No. S6  FZHR%ES S6 5

3. Details of the Representation (use separate sheet if necessary)”

FRFEROERE  #BHRH)

The plan to which the representation relates (please . . ;
spechytheinameand number-aEihalan) New Draft San Tin Technopole Outline Zoning Plan No.

eI iR SmRgy | ST/

Nature of and reasons for the representation ER3LA14/E B 3 Hy

Are you supporting or
Subject matters f7[}fl*515€ | opposing the subject matter?

iz R ST s B
New Draft San Tin Generally supportive with some comments. Please
Technopole Outline refer to the accompanying Representation Statement.

Zoning Plan No. STT/1
support

oppose [z ¥t

O

[]  support % f¥#
[]  oppose Fz#f

(] support ¥fF
[]  oppose fZ¥#}

Any proposed amendments to the plan? If yes, please specify the details.
@R SH BT ERRIZET? RS - ST -
Please refer to the accompanying Representation Statement.

] If the representation contains more than 20 pages, or any page larger than A4 size, 4 hard copies and 1 soft copy are required to be provided
for the submission. Provision of email address is also required.

U 20 EH (T — BN A4 » BIZEHERZEEM A — A MO R — (YA - SAER I E et -

@  Please describe the particular matter in the plan to which the representation relates. Where the representation relates to an amendment
to a plan, please specify the amendment item number provided in the Schedule of Proposed Amendments. 371475 [0 A B 6 BlLAT TR
FEEYIE » e RN 2R T A  SFEERETEIS S TIa BT ATz T E 4RsE -

" Please also note that section 6(3A) of the Ordinance provides that any representation received under section 6{1) may be treated as not
having been made if, in the opinion of the Board that, the reason for the representation is a reason concerning compensation or assistance
relating to, or arising from resumption/acquisition/clearance/obtaining vacant possession of any land by the Government. The above
matters should be dealt with in accordance with the relevant statutory provisions on compensation and/or promulgated policy on
compensation. Should you have any views on compensation or assistance matters, you may separately raise your views to the Director of
Lands or the relevant authority. JfERE » (RIS 6(3ANRETEN  A0E B & HIRISES 6(1) PR EIRFE T T AL ATHE A THE By R BB TT
Vg B A/ B BT At 2 W A R T S REA i i BRBN A » BT e AP R B S SR < F s e 2 B )
PR AR R/ S A R EC SRR T - A E R B E AR, - o BT e EE RS Bk

Please fill “NA" for not applicable item F4F FEFHIH A M T FEf

at the appropriate box 3§ {1 AT N0 E & 8



HreARREY
@ .  THE REAL ESTATE DEVELOPERS ASSOCIATION OF HONG KONG

P IRAEREE 19 BERIRAK 1403 ¥
1403 World-Wide House, 19 Des Voeux Road Central, Hong Kong
Tel 28260111 Fax 28452521 www.reda.hk

Representation in Relation to the
San Tin Technopole Outline Zoning Plan No. STT/1
Representor : The Real Estate Developers Association of Hong Kong

1. Introduction

1.1 Onthe 8 March 2024 the Town Planning Board (TPB) gazetted a new Outline
Zoning Plan (OZP) called the San Tin Technopole Outline Zoning (OZP), Plan
No. S/ST/1, under Section 5 of the Town Planning Ordinance (TPO). This
new OZP completely replaced the previous San Tin OZP and established new
relationships with the existing adjoining OZPs for Ngau Tam Mei (No. S/YL-
NTM/13) and for Mai Po and Fairview Park (No. S/YL-MP/7). These latter
0ZPs have both been amended, including changes to the boundaries
between the OZPs.

1.2 The content and scope of the San Tin Technopole OZP (STT OZP) is a
significant change from the previous San Tin OZP, which was primarily for
Rural Type Development and various types of conservation. The new OZP
has taken into account the National Context provided by the “14'" Five Year
Plan for Economic and Social Development”, The Greater Bay Area (GBA)
Regional Strategy and the Northern Metropolis Development Strategy
(NMDS). Collectively these provide a new cross-boundary development
context based on closer integration with the Mainland and Shenzhen in
particular. In this context the STT OZP is primarily a plan for development,
with a focus on innovation and technology.

1.3 Thechange in the boundaries of the three OZPs has primarily separated the
development area from the conservation areas. The main area of the San
Tin man-made fish ponds has been included in the Mai Po & Fairview Park
OZP (MP OZP) and is zoned as “Other Specified Uses” annotated “Wetland
Conservation Park”. The amended Ngau Tam Mei OZP (NTM OZP) is a mix
of low-rise residential development, military land and Green Belt.
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1.4 This Representation is lodged by The Real Estate Developers Association of
Hong Kong (REDA). It addresses the principles which have been applied in
the new STT OZP and other associated matters used as the basis for the OZP.
This Representation relates to general matters applicable to a wide range of
issues. This submission is made in the broad interests of Hong Kong as a
whole and in the interests of maintaining an efficient, fair and sustainable
development system.

1.5  This Representation is generally in support of the STT OZP. A number of
comments are made which are intended to improve the content of the OZP,
ease the implementation of the proposals and improve the quality of the
area when developed and occupied.

2 The Particular Matters in the Draft Outline Zoning Plan to which the
Representation relates

General Support for the Proposal

2.1  The OZP has heen developed in accordance with the National 14th Five-Year
Plan and is based on improving general integration of Hong Kong with the
GBA; creating synergy with the Hong Kong-Shenzhen Innovation and
Technology Park (HSITP) and with technology in Shenzhen generally.
Recognition that the areas along the boundary are not remote from
economic activities in Hong Kong, but are close and convenient to economic
activities in Shenzhen, is long overdue. The forward-looking vision that is
reflected in this OZP, and in the concept of the Northern Metropolis, will
provide the basis for modernizing this area. It is largely underutilized and
poorly developed and not well managed. The proposal also includes
significant areas of nature conservation which will hopefully be better
conserved in an innovative way and integrated with the proposed urban
development. Forthese reasons the OZP is seen as being a big step forward.
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Achieving Better forms of Development and Implementation

2.2. Concerns over the impact of Climate Change and a broad acceptance of the
need to integrate sustainability components into modern urban
development are being demanded by the community to a greater extent
than ever before. This creates a need to use better forms of implementation
than in the past, and to have urban development which is not just a
repetition of the way things have been done in the past. We need to move
on from the way that things have been done in developing the New Towns
and NDAs. This needs to be explored.

2.3 TheNorthern Metropolis Action Agenda and the Explanatory Statement (ES)
of the STT OZP contain many references to including these sorts of things in
the planning and implementation of the OZP. These include things like the
“Blue-Green infrastructure”, “improving aesthetics and ecological values”,
“providing a “pleasant water-friendly experience”, “vibrant and liveable
communities”, “design harmony between the I&T development and the
proposed Sam Po Shue Wetland Conservation Park”, and a design which
mitigate the impacts of the “climate change effect”. The inclusion of these
concepts in the documents is significant in itself but proactive action must
be taken to fully integrate these concepts in the course of the
implementation of the STT. The actual implementation of sustainable
approaches to nature and development is necessary to meet the society’s
expectations and concerns.

Achieving a World Class I&T Hub

2.4 The stated objective is to establish the STT as a “World Class 1&T Hub” (ES
para 10.1.1. to 10.1.3). The Hong Kong-Shenzhen Innovation and
Technology Park (HKSTP) at the Loop, plus the STT will provide about 300ha.
The STT in conjunction with these activities, can successfully create a hub of
this type and of this importance. The setting of clear objectives, goals and
processes can help to focus the joint efforts of the private sector, the
government and academic organizations for effective implementation.
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2.5  Members of REDA would like to take an active role in helping to achieve this
objective by contributing their expertise and by investing in the
development of the STT. It is understood that the government is
undertaking a consultancy study to help define the development content of
the various parcels. This clarity may be significant when identifying the
competing uses and activities which should be permitted within the
relatively limited land area of the STT. The stated objective of the plan
seems to be to provide total flexibility within the 1&T land, whereas a more
focused approach may eventually become necessary. The ES is very general
when it states:-

“10.1.3 Planning areas of various sizes are planned to provide flexibility in
allocation of land for I&T facilities of different scales (start-ups and
leading tech firms), different I&T fields (life and health technology,
artificial intelligence and data science, advanced manufacturing
and new energy technology, etc), and different stages of the I&T
value chain (research and development (R&D), prototype, test
production, mass production, etc.). In order to nurture a more
complete I&T ecosystem, a wide range of permitted uses is
formulated under the zoning for I1&T land.”

A New Housing Mix

2.6 Inthe STT OZP ES there is a new mix of uses proposed within the I&T zones,
including some “6.400 talent accommodation units”.

*12.5.2 To promote the concept of ‘work-live-learn-play’ and to
nurture I&T development, a range of complementary uses which
could provide business support (e.g. office, convention facilities, hotel,
etc.), living support (e.g. talent accommodation, retail, dining,-etc.)
and other talent attractive uses (e.g. school, educational institution,
etc.) are allowed in the “OU(I&T)” zone.”



y Lt ReAdudy
7“  THE REAL ESTATE DEVELOPERS ASSOCIATION OF HONG KONG

Fech MM R 19 MAIR A 1403 =
1403 World-Wide House, 19 Des Voeux Road Central, Hong Kong
Tel 28260111 Fax 2845 2521 www.reda.hk

And paragraph 12.5.4:-

258 The exact location and number of talent accommodation
units to be provided will be contingent on the nature and scale of I&T
industries to be developed, as well as the operational and business
needs of the prospective I&T enterprises. Also, provision of talent
accommodation should duly observe the possible constraints posed
by the nearby less environmentally friendly manufacturing processe‘s,
if any.”

2.7  In the San Tin Technopole Action Agenda page 25 a statement is made
regarding residential accommodation and creating a “liveable town”:-

“In addition to providing land for I&T and other industries, San Tin
Technopole will be developed into a liveable town with comprehensive
community facilities, spacious public and green spaces, advanced and
resilient infrastructure and smart designs. It will provide about 50 000 to
54 000 housing units, and about 6 400 units of talent accommodation to
support the operation of I&T enterprises.”

2.8 This is a very important new concept to attract talents to work in the STT
and maximum flexibility should be provided to suit the needs of these
talents as the concept is further developed.

2.9 The housing mix in the STT OZP should be able to accommodate the various
types of people who need to be attracted to live and work in the STT. This
suggests a wide range of housing types will be needed to make the I1&T hub
a success. The general urban environment, the mix of uses and people
should encourage interaction and exchange of ideas and knowledge. If this
is the desired outcome, the provision of different housing types should be
wide and innovative. It also needs to take account of the competition from
Shenzhen of different housing types, and the high quality of urban
environment provided there which is attractive to Hong Kong people.
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2.10 The ES (paragraph 7) states that the standard public to private housing ratio
of 70:30 would apply to the STT, and would be subject to review to take
account of possible changing planning circumstances and development
needs. The STT OZP should enable the production of a substantial number
of public housing flats, but the allocation process for public housing limits
eligible people by strict income limits. It also applies other criteria, such as
length of time on waiting lists, length of residence in Hong Kong, etc, which
automatically exclude large numbers of people. Allowing only 30% of units
for private housing, the scope and mix is being quite constrained, The
opportunity is very low for the private sector to be able to contribute and
innovate by providing 'a range of housing types with different forms of
ownership and types of tenure with no restriction on eligibility.

2.11  Given the specific planning objectives established for the STT it would seem
desirable for a greater variety in private housing to be provided. A ratio of
50:50 may be appropriate as a starting point, and subject to periodical
review. It has been proposed by government that innovative ways of
providing sites for development will be considered. This provides
opportunities for requiring a suitable mix of private housing types through
a tender process which requires an indicative mix of housing types as part
of the tender, or by using some of the existing procedures such as the “Land
Sharing Scheme” with a requirement for a mix of private and public housing.
Members of REDA are open to innovation in this respect and looking
forward to helping to implement the STT.

Enable the Private Sector to help Innovate

2.12 The government should play an active role as a facilitator by providing a
policy framework which enables the private sector to be innovative and
adjust quickly to society’s changing requirements. It would be helpful to
identify clearly how this will be achieved in the STT and to establish specific
roles for government and business. Procedural barriers should be removed
and restrictions and controls minimised. Recent changes by government, to
streamline procedures by removing duplicated controls, is an example of
how this can be achieved.
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'~ 2.13  However the ES and Action Agenda indicate that there is likely to be a strong
reliance on controlling development through the non-statutory ODP and
through lease conditions requiring the submission of master layout plans
under the lease. Technology changes fast and innovation needs to be
provided by the private sector identifying and implementing opportunities
for growth and change.

2.14 Government should provide maximum flexibility through both the planning
system and lease controls. More general conditions under the lease which
permit a broad range of uses can be complemented by the TPO controls and
procedures, which are quite flexible and subject to statutory time limits,
whereas leases are not. Approval of master Layout plans and subsequent
changes can be more quickly handled through the TPO than through the
leases. Also, the leases do not provide opportunities for applications,
reviews and appeals as under the TPO. The system should provide more
opportunities by greater flexibility through planning application system
within a legal framework, rather than through a totally closed and rigid
administrative one with lengthy procedures.

2.15 How land is allocated, and to whom it is allocated, will help determine the
success or otherwise of the project. The wide range of uses possible within
the 1&T zone allows great flexibility. The private sector is well placed to help
determine the best types of uses and best forms of development which may
be appropriate. There should not be too much focus on government
determining use and development without private sector input, especially
to enable flexibility to respond to quickly changing demands.

3 The Nature of and Reasons for the Representation

3.1 Many of the reasons for this representation are included in the paragraph
above. However, some specific points which may help the way forward are
included below, specifically those relating to provision of connectivity,
planning of community support facilities and statements on
implementation.
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Transport and Connectivity

The ODP and the ES of the STT OZP indicate the need for various
components of transportation and connectivity, In summary:-

(a) Roads

The future Northern Metropolis Highway is an important link which
should be shown on the OZP and should be a priority for linking the
STT to the rest of Hong Kong. The roads on the OZP indicating to
connect the Northern Metropolis Highway to San Tin (Roads D1 and
D5) appear under-designed and do not connect well with San Tin
development areas. This connection should be reviewed and
additional land included if required. The Highway should be
implemented as soon as possible.

(b) Rail

Railways are fundamental to the accessibility of the STT. In Hong
Kong there is a history of railway links being provided too late, well
after significant development has taken place, such as in Tseung
Kwan O and Tuen Mun. The proposed Northern Link Main Line and
San Tin station must be in place before the first phase of the
proposed development is occupied in 2031.

The ODP and non-statutory documents show a tentative alignment
for the proposed Northern Link Spur Line which links the San Tin
Station to the main Mixed Use development in Area 23 and through
the HSITP to the Shenzhen Innovation and Technology Zone. This is
the fundamental connector between these important I&T areas, but
it is not shown on the OZP and there is no apparent implementation
date. It should be implemented together with Phase 1 and before
2034.
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Community Support Facilities

3.3 Inthe TPB Paper it indicated that the OZP did not contain sufficient facilities
to meet the HKPSG requirements for provision of community facilities. TPB
Members commented on this and asked for explanations. These
inadequacies include a shortage of Community Care Spaces (-788),
Residential Care for the Elderly (-737 spaces), Pre-school Rehabilitation
Service (-63 places), Child Care Centre (- 62 places). This is not acceptable
in a new development area where there is likely to be a strong demand for
child care facilities for working families involved in the I&T activities. In
addition, facilities and services for the elderly and rehabilitation services
should be properly planned now. This situation should not be accepted by
the TPB.

Implementation

3.4  The government has made various statements about how the STT will be
implemented. The government has initiated resumption of large areas of
private land before the STT OZP has even been fully considered by the TPB
and before the STT OZP is approved by the Chief-Executive in Council.

3.5 REDA members are concerned about how the implementation process is to
be carried out and the role of the private sector. Itis a general issue for all
affected landowners within the STT OZP and their private property right
should be duly respected. The most relevant statement on the
implementation process is included in paragraph 17.2 of the ES:-

“The Government will resume and clear the private land planned for public
works projects, public and private developments, carry out site formation
works, and provide infrastructure before allocating land for various
purposes, including disposal of land planned for private developments in the
market. Land formation and the provision of infrastructure will be
implemented in accordance with the development programme prepared by
CEDD”,
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The TPBs statement has no role for existing landowners in the
implementation of the STTP, other than through buying resumed land that
the government decides to dispose of in the open market.

3.6  But this statement is different to others recently made by government
officials and also currently available on the San Tin Technopole website at
https://nm-santintech.hk/en/implementation-arrangement/dmldtmf/. In
that it states importantly, that government will also consider in-situ land
exchanges:-

“The 2023 Policy Address has announced that the “Enhanced Conventional
New Town Approach” will be extended to development sites specified by the
Government in all New Development Areas (NDAs) in the Northern
Metropolis, including San Tin Technopole. Under this development
approach, the Government will in principle resume all private land planned
for development, before allocation for various purposes including disposal
of land for private development. However, for sites planned for private
development, the Government allows in-situ land exchange applications
from land owners subject to certain conditions”.

3.7 It also includes the reasons why government should consider in-situ land
“exchanges, and these reinforce the proposals discussed in the paragraphs
above, and are appropriate for the STT:-

“On the premise of maintaining government-led development and
safeguarding the interests of affected households, the revised
arrangements could expedite the implementation of the Northern
Metropolis and facilitate better development layouts by leveraging market
forces. Apart from allowing land owners’ in-depth participation in
development in a manner that complies with the Government’s planning,
enhances the speed of implementing the Northern Metropolis and
facilitates better development layouts, the revised arrangements will also
reduce the Government’s upfront spending on land resumption and public
works while allowing the Government to receive premium revenue earlier.

10
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3.8

4.1

41.1

4.1.2

4.1.3

4.1.4

The early provision of housing, industries and other development as well as
public facilities will also benefit the public.”

REDA supports the principles enunciated and looks forward to discussing
with the government how this process can be structured and used
effectively. The TPB could assist in this process by amending paragraph 17.2
of the ES to encourage the use of effective measures to enhance the speed
of implementation and to reduce the Governments upfront spending. The
ES should be consistent with government policy that enables existing land
owners to contribute towards implementation through land exchanges, and
under reasonable conditions that promote good development.

The Amendments Proposed to the Draft Plan

In summary the following amendments are proposed to the STT OZP, based
on the information provided in Sections 2 and 3 above.

Proposed Amendments to the draft STT OZP

To include the proposed alignment of the Northern Metropolis Highway on
the STT OZP.

To include the alignment of the Northern Link Spur Line on the STT OZP as
a preliminary alignment to assist in public understanding and to ensure that
it is implemented as an integral part of the Phase 1 development;

To include a use of “Talent Accommodation” in the Notes for the QU(I&T)
zone and the R(A) zone and to provide a definition.

To amend paragraph 7 of the ES on Housing so that the housing mix is 50:50

public housing and private housing. This will facilitate provision of a suitable
range of housing types to meet the changing needs of the STT.

11
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4.1.5 To amend the ES paragraph 17 on Implementation, and in particular
paragraph 17.2 to more closely reflect the flexibility that Governments
policy now includes. In particular it should include the following, or similar:-

“Under this development approach, the Government will in principle resume
all private land planned for development, before allocation for various
purposes including disposal of land for private development. However, for
sites planned for private development, the Government allows in-situ land
exchange applications from land owners subject to certain conditions”.

5. Conclusion

5.1  The proposals included on the STT OZP provide a firm basis for taking the
San Tin area forward into a new and exciting direction. The implementation
process will provide a new planning context which can be innovative in how
Hong Kong can undertake a new urban development. It will accommodate
changing technological, environmental and social factors, and overall will be
a process which will completely transform the area within the OZP
boundaries. REDA supports the proposed OZP and has suggested some
minor changes which are intended to introduce improvements. The
gazetting of this OZP is the start of a formal process which can be
accompanied by more informal discussions on how to move this project
forward quickly, and how to meet Governments objectives.

The Real Estate Developers Association of Hong Kong
May 2024

12
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Representation on Draft San Tin Technopole Outline Zoning Plan
(OZP No. S/STT/1)

(May 2024)



‘Preface

Background

*«  On 8 March 2024, the Town Planning Board (the Board) announced the publication of a new draft San Tin
Technopole Outline Zoning Plan (OZP) for the development of the San Tin / Lok Ma Chau area (the STLMC area)
of the San Tin Technopole. The new Draft San Tin Technopole OZP No. S/STT/1 is currently available for public

inspection and inviting representations.

Observations and Proposed Enhancements

»  We fully appreciate that the detailed planning of San Tin Technopole is underway. We support the gazettal of
the Draft San Tin Technopole OZP, which provides an overall land-use framework to guide future developments

in San Tin Technopole.

= Given the opportunity of this public engagement exercise, we also see opportunities to enhance the planning
framework so as to contribute to successful and timely implementation of the San Tin Technopole. We hereby
offer our observations and provide some corresponding enhancements focusing on the northern portion of

the planning area under the Draft San Tin Technopole OZP, which is where the future I&T Park will be

located.

1 BONAMNEREANNSENEHYBOG A [T
H TOWN PLANNING ORDINANCE HONG KONG TOWH PLANNING BOARD

SAN TIN TECHNOPOLE - OUTLINE ZONING PLAN
s

Sl B _

* Extracted from TPB Paper No. 10954 (2024)



Observations and Possible Enhancement (1)

Speed up implementation of the mixed-use development as the catalyst of San Tin Technopole by reviewing the railway alignment and
location of Chau Tau Station



-Timely implementation of mixed-use site as catalyst of San Tin Technopole

Key Issue

RESR mE=
The “OU(MU)” site is part of Phase 1 development of San Tin Technopole, it will serve | et ale
as the transport and commercial hub for the future I&T Park and may function as the e TR TS

Y Transport Network N
catalyst for development in the area. A SFUEENEE N
\ ;18 ' ~ L o PI.!-(._

According to the Revised RODP, the proposed NOL Spur Line and associated Chau e e pigd T Sso \

Tau Station bisects the OU(MU) site. Topside development at the "OU(MU)" site will

inevitably be highly constrained/dependent on implementation of NOL Spur Line.

However, there is currently no construction programme nor target commissioning

date for the NOL Spur Line. Without a concrete programme for the development the

amm Az

AT RS
Prarvard b, Lung brsmes

NOL Spur Line, the development of the “OU(MU)” site is unclear for such an

important catalytic site. Therefore, the planned intention of the site to serve the Phase 2 : . o o - smmmmih
N0 b . Development

future 1&T Park would be difficult to realize in a timely manner. !

Suggestion 361 oo retiy

Therefore, we urge the review of the Spur Line alignment and station. The

Government may consider co-locating the NOL Spur Line, Chau Tau Station, other “ou(Mu)” site g

related railway facilities and the future public road to expedite the nm<m_on3m3 of .
] .@- «» NOL Spur Line

the “OU(MU)” site and minimize the land resumption requirements and relieve fiscal

financial burden. v
(I

. e
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Government’'s Implementation Programme

2024 - 2028 Land resumption & clearance for Phase 1 San Tin Technopole (1}
Detailed planning & design stage of NOL Spur Line 2!

2026 [ 2027 First batch of formed sites (incl. lands for 1&T) 3 e e
N.au. ._um_.nmw first ﬂcﬂﬂ_mac_.- intake of Phase 1 of San Tin .ﬂmn_.:._o_uo_m 3) Source: “lilustrative Figure (7) - Transport Network” of the ES of the Draft Sen Tin Technopole 0ZP No. S/5TT/1
Sources ¥
2032 Anticipated site formation for land disposal of the “OU(MU)" site 4! OLcieof Prapairineiimton sl AR Tinmd DemAIR AN L IR O L
(2) Northern Metrepehs Action Agenda 2023 i s e N T o "o T o P30 :
2034 Envisaged completion of NOL Main Line (San Tin Station) &/ {3) PR Faper No. 10934 PR T o s

() EIA of San Tin Technopole - Apgendix 4.3 Construction Programme



‘Review the location of railway station to ensure timely implementation of the OU(M U) site

KEY ISSUES OF THE CURRENT PROPOSED LOCATION OF RAILWAY PROPOSED REVISIONS
CHAU TAU STATION AND NOL SPUR LINE ALIGNMENT

Mw Lok Ma Cha \\ D OF:gr; \ . T 5 ; D OCmg-..—w
\ - Ay F
\ U4 ! B\
R T E\ et
! 3 iz ) NOL Spur Line

San Tin Eastern Main
Drainage Channel

° To shift the location of the railway station to the periphery of the "OU(MU)" zone

and affect the timely implementation of this catalytic and at the intersection of the different land uses to better serve the surrounding
development land uses

o Likely to incur more upfront fiscal funds for land resumption o To shift the alignment of the railway to future public road to avoid the existing
of the railway as well as the public roads structures (e.g. drainage channel and road network etc.), as well as to minimize

interface issues with the planned mixed-use development and land resumption



Observations and Possible Enhancement (2)

To allow developments of compatible non-I1&T uses to enhance vibrancy and sustainability



-A. Optimize development flexibility for the land parcel designated for mixed-used development(s)

The future Chau Tau Station area (i.e. Area 23) is the only piece of land zoned “OU(MU)” that is
situated to the north of Fanling Highway and in close proximity to the future I&T park.

In particular, an explicit max domestic PR
Planning Area Area . PR (i.e. 3) & non-domestic PR (i.e. 4) are
(about m?) specified in the Explanatory Statement
(ES) of the OZP.
Area 23 75,600 7 EE §

In order to optimize land-use flexibility, we suggest to remove the PR split (i.e. Domestic PR as
3 and Non-domestic PR as 4) in the ES for the “OU(MU)” site. The merits are:-

1. Future implementation agent will have the flexibility to the development mix in accordance

to the Notes of the OZP.

2. This market-driven development approach will assure fast-tracked deliveries by attracting

participation from the private sector enabling the successful delivery of San Tin Technopole.

3. This will allow the Government to tap into the wider market and resources, encouraging the

private sector to participate towards the successful development of San Tin Technopale.
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B. Encourage a range of different land-uses to ensure a vibrant and synergistic development mix in the I&T Park

Flexibility allowed for development of non-1&T uses

With reference to the Hong Kong Innovation and Technology (I&T) Development Blueprint dated December
2022, the broad development direction is to “enhance the I&T ecosystem and promote new industrialization
in Hong Kong”. To this end, the Government has planned to provide more efficient and versatile spaces to
cater for the growth of the I&T industry. To align with this broad development direction, the Notes of
“OU(I&T)"” zone under the OZP have been tailor-made.

We welcome that the draft Notes have already provided flexibility to utilize the land in an efficient way,
where different types of complementary non-I&T uses are permissible.

Suggestion (1) — Flexibility to encourage a variety of land-uses for a sustainable 1&T community

1. For all planning areas designated as “OU(I&T)” uses, to ensure a vibrant, sustainable and synergistic
development mix of the future I&T Park, we suggest further flexibility could be allowed for
development by encouraging development/conversion of various compatible uses, either verticall
within a building or horizontally over a spatial area, to meet the changing global economy and the
rapidly evolving I1&T market. For example, existing land owner(s)/ future implementation agent(s) could
be allowed to develop I&T uses and complementary non-1&T uses at the same development site to cater

for diverse market needs/ circumstances.

D Planning Areas zoned “OU(I&T)”

S a2 W LM
SAN TIN TECHNOPOLE QUTLINE ZONING PLAN
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TR Ay P 4 P20 PLANNING AREA
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-B. Encourage a range of different land-uses to ensure a vibrant and synergistic development mix in the I&T Park

ASUFRARN RN

Sl rtvapnd M -
Issue — Irregular site configuration poses challenges for future I1&T developments y - N p— s 3
# AL ‘\\} Land parcels currently designated as “OU(I&T)" use under
NOLOGY (] the Draft OZP, which are in close proximity to Road D6 and
There are a number of land parcels designated as “OU(I&T)" in the core area in close Fanling Highway but relatively irregular in site configuration

proximity to existing/ planned road infrastructures (e.g. Road D6 and Fanling Highway).

& 8% 53 -
INNOVATION ANL N
TECHNOLOGY

These irregular land parcels are bisected by local roads and existing drainage channels
posing potential challenges and constraints for future I&T developments. These
irregular land parcels may be more suitable for uses that complement I&T

development.

Suggestion (2) — To Ensure a Critical Mass of Mixed Use Developments at a Core Area

CLELE
N\ INNOVATION AND

,,...‘ TECHNOLOGY,

2. For sites situated in planned railway station’s catchment, these will form into the
future core area, therefore higher density developments should be encouraged.
This is to ensure that a sufficient critical mass can be achieved leading to the

successful delivery of the San Tin Technopole development.
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Extract of Draft San Tin Technopole OZP (No. S/STT/1)



-C. Suggested planning principles for non-1&T uses in “OU(I&T)” zones

n “OU(I&T)" Uses

To facilitate the successful development of San Tin Technopole with comprehensive provision of 1&T
development and their supporting uses, it is essential that a set of planning principles shall be formulated to
guide it development. :

For example, some planning principles may include:-

«  Complementary non-1&T uses should be encouraged around major transport hubs so as to optimize the
development potential of those sites to achieve a balanced land use-mix while promoting a sustainable
walkable and diverse urban environment (i.e. a 15-minute city concept);

«  Complementary non-1&T uses could serve as an effective buffer / transitional area between the sensitive
uses (e.g. the industrial uses and the village settlements) to minimise possible interfacing issues;

«  Developments that could enhance the accessibility and connectivity of the future I&T Park should be
promoted; and

*  Developments that can act as catalyst for the timely development of San Tin Technopole should be [
encouraged.




Observations and Possible Enhancement (3)

To refine threshold for lease modification / land exchange application to facilitate early implementation



-To facilitate implementation of the I&T Cluster under such an enormous scale

Resumption Plan for the Development of San Tin Technopole (Mar 2024)

The Lands Department (LandsD) announced the proposal for land resumption at San Tin, Yuen Long, for : [0 Land to be Resumed

1

the development of the San Tin Technopole (Phase 1) under the Lands Resumption Ordinance (Cap. 124)
on 8 March 2024. For Phase 1 development, the resumption involves 1,776 private lots with an area of
about 171 hectares in total.

Under the Enhanced Conventional New Town (CNT) approach, as a general rule, the Government will
resume and clear all the private land planned for developments, and dispose these land parcels to the
market for private development. Prior to the resumption and clearance of the private land, the
Government may allow in-situ land exchange applications from private landowners for sites planned for

private development to facilitate early development of the NDA.

For an I&T park under such an enormous development scale, we believe that the Government would
announce guideline to allow in-situ land exchange application as soon as practicable.

Taking this opportunity, we would like to offer some suggestions to relax the threshold for lease
modification / land exchange applications to encourage more contribution from the private sector.




“To relax the threshold for lease modification / land exchange applications

Learning from the experiences in implementation of other New Development Areas in Hong Kong, we
suggest the Government to publish similar guidelines like the “Enhanced Conventional New Town {(CNT,
Approach” as soon as practicable, which sets out the threshold for lease modification / land exchange

application to ensure timely development of San Tin Technopole. Since disposal of large-scale
development sites requires massive financial resources, we suggest the Government to consider a less
stringent criteria to encourage participation of private initiative. For example:-

We agree with the Government’s current intended approach that the private sector can be allowed

to participate in land-uses zoning including “Other Specified Uses (Innovation & Technology)”;

and

With reference to the special criteria for consideration of applications for lease modification
including land exchange for development of land in Hung Shui Kiu / Ha Tsuen New Development
Area (Practice Note No. 1/2024), it is not a pre-requisite for the applicant of land exchange / lease
modification to have a 100% unified ownership within a development site. Instead, if the applicant
owns not less than 90% of the total area of the private land within the designated development
sites, the applicant would be e le for the lease modification / land exchange applications. The
intention is to better leverage market forces to enhance the speed of developing the No
Metropolis and bring about a better development layout. We suggest the same principle of
threshold should be applied in the future development of San Tin Technopole.

The early release of a comprehensive and well-coordinated implementation guideline can allow private
participants to advance the preparation for the joint implementation of San Tin Technopole. It can also

assure successful deliveries with more time for negotiation and coordination between the public and

private sectors during the land exchange stage.

&4t - ]
madr ¥i35 R E

KWU TUNG NORTH / FANLING NORTH
New Development Area

LAND EXCHANGE
APPLICATION AND
GUILDLINES

Land Exchange Applications

Lands Administration Office
- Lands Department

Practice Note

Issue No. 172024

Applications for Lease Modification

including Land Exchange for Development of Land

in Hung Shui Kin/Ha Tsuen New Development

Arca



Summary
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We support the gazettal of the Draft San Tin Technopole OZP, which provides an overall land-use framework to guide future developments in San Tin Technopole.

To contribute to a successful implementation of the San Tin Technopole, our observations and corresponding suggestions focusing on the future I&T Park are summarized below.

1) Speed up implementation of the mixed-use development as the catalyst of San Tin
Technopole by reviewing the railway alignment and location of Chau Tau Station

Observations
Since the construction programme of the NOL Spur Line and its station at Chau Tau is unknown,
we suggest that the location of the railway station should be carefully considered as having

the railway alignment and station bisect the “Other Specified Uses” annotated “Mixed Use”
(“OU(MU)") site will inevitably affect the timely implementation of this catalytic development.

Suggestions
1. Urge the review of the Spur Line alignment and station by considering the co-location of

the NOL Spur Line, Chau Tau Station, other related railway facilities and future public road
to expedite the development of the “OU(MU)” site as well as to minimize the land

resumption requirements to relieve fiscal financial burden.

[EER

Suggested
Alternative
NOL Spur Line

(&

San Tin Eastern Main
Drainage Channel

Source: “illlustrative Figure [7) - Transport Network™ of the ES of the Draft Sen Tin Technopole OZP No. S/5TT/1

ou(mu)

Indicative
location of
Chau Tau
Station
(proposed
by Govt)

Suggested
alternative
location of
Chau Tau
Station
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2) To allow developments of compatible non-I&T uses to enhance urban vibrancy

Observations
A vibrant and synergistic development mix within the I&T Park is essential to

enhancing the I&T Park’s sustainability. We suggest that more developments of
other compatible non-1&T use should be promoted in “OU(I&T)" sites to better

assure development flexibility.

Suggestions

1.

2.

For all land designated as “OU(I&T)” zone, we suggest that further flexibility
could be allowed for development by encouraging development/ conversion
of various types of compatible uses, either vertically within a building or

horizontally over a spatial area to meet the changing global economy and the

rapidly evolving I&T market;

For sites situated in planned railway station’s catchment, these will form into
the future core area, therefore higher density developments should be

encouraged. This is to ensure that a sufficient critical mass can be achieved
leading to the successful delivery of the San Tin Technopole development; and

“Planning principles for non-1&T uses should be formulated to facilitate the

successful development of San Tin Technopole.
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3) To refine the threshold for lease modification / land exchange application to facilitate early

implementation

Observations

Since land sale of large-scale development sites requiring parties with massive financial resources, we
suggest the Government to consider a less stringent criteria for lease modification / land exchange LAND mXOI ANGE
applications (similar guidelines like the “Enhanced Conventional New Town (CNT) Approach”) to >T_U_|_O >._._OZ PZD
encourage participation of private initiative during the development process.

GUILDLINES

Land Exchange Applications

Suggestions
1. Agree with the Government that the private sector can be allowed to participate in land-uses

zoning including “Other Specified Uses (Innovation & Technology)”;

2. Not less than 90% threshold of private land within the development site should be considered
sufficient for application of lease modification or land exchange; and - _ “.L““““” WH_H_ _._.“:E_M””S: ki

Practice Note

3. Early release of a comprehensive and well-coordinated implementation guideline can allow Issue No. 172024

private participants to advance the preparation for the joint implementation of San Tin Technopole.

It can also assure successful deliveries with more time for negotiation and coordination between Applications for Lease Modification
. - . including Land Exchange for Development of Land
the public and private sectors during the land exchange stage. in Hung Shui KiwHa Tsuen New Development Area
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Draft San Tin Technopole Outline Zonin
Plan No. S/STT/1 .

Nature of and reasons for the representation EHyREYM:E B #

Subject matters 75 [ifl:3IH@

Are you supporting or
opposing the subject matter?

IR R R E I dE?

Reasons I fja

Schedule of Use for
"OW(I&T)" Zone

Please refer to the attached Supplementary
Attachment.

Building height
restriction for "OU(I&T)"
Zone

(Providing Comments)

Please refer to the attached Supplementary
Attachment.

O
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support %
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Any proposed amendments to the plan? If yes, please specify the details.
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Suggestion on broadening the Schedule of Use for "OU(I&T)" zone to include 'Flat' and 'House' under
Column 1 and 'Electric Power Station', 'Chemical and Biochemical Plant” and 'Service Industries’ under
Column 2 for flexi zoning (Specific uses be specified in Layout Plan submissions and land grant conditions
if needed and once determined). Please refer to the attached Supplementary Attachment.

# If the representation contains more than 20 pages,
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or any page larger than A4 size, 4 hard copies and 1 soft copy are required to be provided
Provision of email address is also required.
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matters should be dealt with in accordance with the relevant statutory provisions on compensation and/or promulgated policy on
compensation.  Should you have any views on compensation or assistance matters, you may separately raise your views to the Director of
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Supplementary Attachment

1.1

1.2

(A)

2

Background

We refer to the area located to the north of Castle Peak Road - San Tin in Area 19C
(thereafter referred to as “the subject area”) — see Figure 1. The subject area is zoned
“Other Specified Uses” annotated “Innovation and Technology” (“OU(I&T)") on the Draft
San Tin Technopole (*STT") Outline Zoning Plan No. S/STT/1 gazetted on 8 March 2024,

While we are generally in_support of planning of the area to become a competitive
Technopole, we herewith provide comments in relation to the planning requirements on
the "OU(I&T)” zoning as follows.

Details of Representation

Potential for Early Implementation of the I&T Zone at Area 19C

The subject area is endowed with various enabling attributes for early implementation
of 1&T uses:

e Infrastructure largely in place: By abutting Castle Peak Road — San Tin which
connects onward to San Tin Highway, the subject area is well-served by existing
road network. Being in the westernmost portion of STT, the subject area is only a
15-minute direct drive from Yuen Long Town Centre via New Territories Circular
Road. Lok Ma Chau Control Point, which is in closé proximity to Shenzhen’s 1&T
zone in Futian, is also only 1.5km from the subject area, thereby offering great
potential for synergistic developments attractive to cross-boundary enterprises and
institutions.  Moreover, the subject area is largely occupied by brownfield
operations, meaning that it has already been significantly formed with some
supporting infrastructure available for immediate development.

e Technical feasibility of development ensured: A S12A Planning Application No.
Y/YL-ST/1 relevant to the subject area has been processed by the Town Planning
Board since September 2021. Development feasibility in terms of various aspects
(including environmental, traffic, sewerage, drainage, water supply, etc.) has been
verified vide the technical assessments of the planning application. In essence, a

- full-year Ecological Impact Assessment covering both wet and dry seasons has
been conducted, with mitigation measures identified to the satisfaction of relevant
Government Departments. Concerns on the impacts to migratory birds in the
ecosystem could somehow be addressed riding on the ecological efforts already
made.

» Consolidated land ownership pattern: In lieu of the very fragmented land
ownership in most other parts of STT, the inherent simple and scalable lot pattern
in Area 19C (>25 hectares for a lot) streamlines development of I&T parks with
critical mass, be it through Government land resumption or “area model” alike.



2.2

(B)

2.3

2.4

2.5

2.6

Given the above underlying features and readiness for development, the subject area
could be given the priority in the STT development and pilot the |&T development
with a view to timely unlock the spade-ready potential, eventually turning into a catalyst
for other 1&T developments and hence for a thriving I1&T hub to encompass.

More Flexibility for Land Uses in the “OU(I&T)” Zone

Housing Options to I1&T Professionals

We note that the total planning population of about 165,600 persons in the entire STT
is proposed to be accommodated via: (a) around 50,000 to 54,000 new flats in a 70:30
public-private mix, mostly situated in San Tin Town Centre; (b) 6,400 talent
accommodation units provided within the "OU(I&T)" zones to the north of San Tin
Highway and Fanling Highway. It is in great doubt that such level of housing provision
would be adequate to cater for the needs of 120,000 nos. of employment within STT
|&T sites, not to say their families and the non-1&T employment. '

While such potential inadequacy in accommodation may be supplemented by the
residential developments in other New Development Areas e.g. Kwu Tung North, the
importance of “proximity to work” in the residential choice of creative class - inclusive of
I&T high-end professionals - is inevitable as seen from various examples in Mainland
China and overseas', or else STT's attractiveness to expatriate talents would be
seriously impaired. Unnecessary traffic burden on the carriageways could also be
avoided by proper on-site residence provision. Indeed, quality residential
developments with sufficient supporting facilities/amenities should also complement
talent accommodation to offer a real “home” or a means to “take root” in the knowledge
economy on par with talents’ aspiration.

To this end, we note that only ‘Flat (Staff Quarters only)' is always permitted under the
“OU(I&T)” zone with the intention to avoid dilution of the I&T focus. Such specification
pinpointing “staff quarters” under a statutory vehicle is not necessary, considering the
possible flexibility that may need in the long term for spectrums of on-site housing
provision whilst aligning with the market/industry climate and talent cohorts’ aspirations.
Relevant considerations on the suitable types of housing on 1&T sites can instead be
reflected appropriately through the Layout Plan submission or necessary
clauses of Land Grant (e.g. alienation) depending on the prevailing context and
specific industry nature for flexibility, avoiding any over-rigidity in the statutory form
(see Figure 2). Such approach will also echo with Government’s intention on “flexi-
zoning” in which “necessary restrictions if any...may be imposed through administrative
means (e.g. land grant conditions)..." ?

On a side note, with ‘Flat included in the Schedule of Uses of “OU(I&T)", ‘House' should
also be considered to be incorporated for future flexibility given that some building
height restrictions as low as 15mPD have been imposed in the area.

' Lawton P, Murphy E, Redmond D (2013) Residential preferences of the ‘creative class'? Cities 31(2): 47-56.
Crossref. ISI.

2 | egislative Council Paper No. CB(1)506/2023(03). “Land Use Proposal of San Tin Technopole™
hitps:/www.legco.gov.hk/yr2023/english/panels/devipapers/dev20230523¢b1-506-3-e.pdf
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Possible |1&T Uses

It is observed that a few uses have been included in the “Other Specified Use” zonings
relevant to Yuen Long / Tseung Kwan O / Tai Po InnoParks while not in the “OU(I&T)"
zoning, e.g. ‘Electric Power Station', ‘Chemical and Biochemical Plant, 'Service
Industries’, etc. Particular considerations of the flexibility on the uses in “OU(I&T)” zone
- even those may appear nowadays to be remotely related to the strategic I&T industries
(particularly advanced manufacturing) - should be made to avoid unnecessary statutory
plan amendment processes in future. Any polluting uses may be put in Column 2
subject to Town Planning Board's scrutiny, concurrently not defeating the future
flexibility amidst technological advancement (Figure 2).

More Flexibility for Building Height Restrictions to Enhance Competitiveness of
the I&T Ecosystem

Four bands of building height restrictions (BHR) are now applied to a single "OU{I&T)"
zone at Area 19C, viz. 15mPD, 35 mPD, 75 mPD and 105 mPD (towards Castle Peak
Road — San Tin), constraining the design flexibility of I&T parks (Figure 3). On this,
Town Planning Board's attention is respectfully drawn to the followings.

 Need for creation of prominent landmarks: For a vision to become the flagship
innovation hub in the territory, bold architecture and intelligent space being able to
embrace futuristic needs should be envisioned in STT, particularly to maintain
competitive with the impressive skyline in the neighbouring I&T development zones
of Shenzhen (Figures 4 and 5). More flexible approach on building heights would
enable more iconic, world-class developments with a broad range of I&T facilities,
especially attractive to prominent tech giants.

e More scope for modular integrated construction (MiC): Adoption of the MiC
modules should be encouraged in the subject area which can shorten construction
period and reduce any disturbance/nuisance to the habitat.  The BHRs should
properly factor in the additional requirements needed by the technique (e.g. greater
storey height of MiC floors).

o More flexibility for wider birds’ flight paths & air/view corridors: More flexibility
on building height can avoid shoe-box building designs, in turn leaving more space
for possible birds' flight paths and air/view corridors leading to the adjacent wetland,
smoothening interfaces and befitting the habitat and the overall environment.

It is notable that a minor relaxation clause on the BHRs is included in the "OU(I&T)"
zoning. Nonetheless, with the consideration of the above, we hope the Board could
be prepared to favourably consider such applications on minor relaxation of
BHRs in future without over-stringent requirements — with a view to enable a fertile
supporting ground for I&T hub to grow.
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Concluding Remarks

The Board is earnestly requested to take into account the above on the “OU(I&T)" zone
to facilitate timely and flexible 1&T developments in the subject area, thereby
catalyzing the Technopole to become vibrant and competitive in a sustainable manner.
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Figure 1 —The Subject Area at Area 19C on the Draft San Tin Technopole Outline

Zoning Plan No. SISTTN




OTHER SPECIFIED USES (Cont’d)

Column |
Uses always permitted

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

For “Innovation and Technology” Only

Ambulance Depot

Animal Quarantine Centre
(in Government building only)

Broadcasting, Television and/or Film Studio

Cargo Handling and Forwarding Facilities

Creative Industries

Eating Place

Educational Institution

Exhibition or Convention Hall

Field Study/Education/Visitor Centre

Flat - -

Government Refuse Collection Point

Government Use

Hotel <+ 9

Industrial Use e

Information Technology and Telecommunications
Industries

Institutional Use (not elsewhere spcciﬁcd)

Library ,

Mass Transit Railway Vent Shaft and/or Other
Structure above Ground Level other than
Entrances

Off-course Betting Centre

Office

Petrol Filling Station

Place of Entertainment

Place of Recreation, Sports or Culture

Private Club

Public Clinic

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park

Radar, Telecommunications Electronic
Microwave Repeater, Television and/or Radio
Transmitter Installation

Recyclable Collection Centre

Refuse Disposal Installation

Religious Institution

Rescarch, Design and Development Centre

Residential Institution

Animal Quarantine Centre
(not elsewhere specified)
Dangerous Goods Godown

Gas Works

Helicopter Landing Pad

Sewage Treatment/Screening Plant
Electric Power Station

Chemical and Biochemical Plant
Service Industries

|

Flexi-loning for future
flexibility of necessary uses;

More specific uses should be
considered through
subsequent Layout Plan
submissions or necessary
clauses of Land Grant
Conditions to avoid rigidity in
the statutory zoning.

Figure 2 - Proposed Schedule of U

ses for “OU(I&T)” zone
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Figure 3 - Building Height Restrictions at Area 19C on the Draft San Tin
Technopole Outline Zoning Plan No. S/STT/1
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Figure 4 (above) — View of the skyline in the neighbouring Shenzhen 1&T
development zones from Hong Kong (in San Tin Technopole)

VS.

Figure 5 (below) Shenzhen

— View of San Tin Technopole from Futian,
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By Email and by Hand

Our Ref: S3013b/LBT/24/001Lg
— PLANNING LIMITED
MEEMARALE

7 May 2024
UNIT K. 16/F, MG TOWER
X 133 HOI BUN ROAD, KWUN TONG
Secretary, Town Planning Board KOWLOOM, HONG KONG
15/F, North Point Government Offices : R R 8 T 1 3368
333 Java Road . MU B LG E
£ WIETEL  (852) 3426 BASI
North Point WTFAX  (852) 34269737
Hong Kong WEREMAIL Kla@klaplanning.com
Dear Sir/Madam,

Submission of Representation
in Respect of Draft San Tin Technopole Outline Zoning Plan No. S/STT/1

Reference is made to the gazettal of Draft San Tin Technopole Outline Zoning Plan ("Draft
OZP") No. S/STT/1 on 8 March 2024.

On behalf of the Representer, Birkenhead Properties & Investments Limited, we submit
herewith representation containing comments in relation to the planning requirements of the
“Other Specified Uses” annotated “Innovation and Technology” of the Draft OZP. The
‘completed Form No. S6 and the original authorization letter signed by the Representer are
also attached with this letter for the consideration of the Town Planning Board.

Should you have any queries in relation to the above and attached, please do not hesitate to
contact the undersigned at 3426 8452.

Thank you for your kind attention.
Yours faithfully

- For and on behalf of
KTA PLANNING LIMITED

ﬂ(ﬁy Wong

Encl.: Supplementary Attachment (1 hardcopy)

cc. Applicant & Team

PL/KWivy




Birkenhead Properties & Investments Limited

29 April 2024

The Secretary

Town Planning Board

15/F, North Point Government Offices
333 Java Road

North Point

Hong Kong

Dear Sir/Madam,

Authorisation Letter

: Representation
Under Section 6(1) of the Town Planning Ordinance (Cap.131) for
Draft San Tin Technopole Outline Zoning Plan No. S/STT/1

We hereby authorise KTA Planning Limited to act as our Authorised Agent on the Submission of
Representation Under Section 6(1) of the Town Planning Ordinance (Cap.131) for the Draft San
Tin Technopole Outline Zoning Plan No. S/STT/1 for dealing with the related matters.

Yours faithfully
For and on behalf of

Birkenhead Properties & Investments Limited
“or and on ochall ot

RIRKENIEAD PROPERTIES ESTMENTS Lib

(Authorised Signature with Company Chop)



[lUrgent [IReturn receipt [JExpand Group [JRestricted [Prevent Copy

From: Kitty Wo_

Sent: 2024-05-07 S 14:44:45

To: tpbpd/PLAND <tpbpd@pland.gov.hk>

Ce

Subject: Submission of Representation in respect of Draft San Tin
Technopole OZP No. S/STT/1

Attachment: 20240507 S_STT_1_Representation (Birkenhead).pdf

Dear Sir/Madam,

On behalf of the Representer, we submit herewith the Representation in respect of Draft San Tin
Technopole Outline Zoning Plan No. S/STT/1 together with the completed Form No. S6 and
authorization letter for the consideration of the Town Planning Board.

A hardcopy of the submission will be sent to the TPB later this afternoon.

Thank you for your kind attention.

Regards,
Kitty




By Email and by Hand
Our Ref: S3013b/LBT/24/001Lg

7 May 2024

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

North Point

Hong Kong

Dear Sir/Madam,

Submission of Representation

A

PLANNING LIMITED
BHBA®NARLZE

UNITK. 1811, BG TOWER

133 KO BUN ROAD, K\VUR TONG
KOVLOON. HONG KONG
NIRRT
Bl E O IGHRKE

GEETEL  (B52) 3426 8451
(OTIFAX  (652) 426 9737
WEEMAIL Ma@kzplanning.com

in Respect of Draft San Tin Technopole Outline Zoning Plan No. S/STT/1

Reference is made to the gazettal of Draft San Tin Technopole Outline Zoning Plan ("Draft

OZP") No. S/STT/1 on 8 March 2024.

On behalf of the Representer, Birkenhead Properties & Investments Limited, we submit
herewith representation containing comments in relation to the planning requirements of the
“Other Specified Uses” annotated “Innovation and Technology" of the Draft OZP. The
completed Form No. S6 and the original authorization letter signed by the Representer are

also attached with this letter for the consideration of the Town Planning Board.

Should you have any queries in relation to the above and attached, please do not hesitate to

contact the undersigned at 3426 8452.
Thank you for your kind attention.
Yours faithfully

For and on behalf of
KTA PLANNING LIMITED

itty Wong
Encl.: Supplementary Attachment (1 hardcopy)

cc. Applicant & Team
PLKW/ry
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e Ya (?

FS 579815



Form No. S6 5855 S6 %

Reference No.
For Official Use Only TR

S ET L) Date Received
ez B 88

The representation should be made to the Town Planning Board (the Board) before the expiry of the specified plan exhibition period. The
completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board, 15/F, North Point Government
Offices, 333 Java Road, North Point, Hong Kong.
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Please read the “Town Planning Board Guidelines on Submission and Processing of Representations and Further Representations” before you
filtin this form.  The Guidelines can be obtained from the Secretariat of the Board {15/F., North Point Government Offices, 333 Java Road,
North Point, Hong Kong - Tel.: 2231 4810 or 2231 4835) and the Planning Enquiry Counters (PECs) of the Planning Department (Hotline: 2231
5000) (17/F., North Point Government Offices, 333 Java Road, North Point, Hong Kong and 14/F., Sha Tin Government Offices, 1 Sheung Wo
Che Road, Sha Tin, New Territorles), or downloaded from the Board's website at http://wwwe.tpb.gov.hk/ .
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(£34kE: http:/fwviw.tpb.gov.hk/ )

This form can be downloaded from the Board's website, and obtained from the Secretarlat of the Board and the PECs of the Planning
Department.  The form should be typed or completed in block letters, preferably in both English and Chinese, The representation may be
treated as not having been made if the required information Is not provided,
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In accordance with the Town Planning Ordinance {the Ordinance), the Board will make available all representations received for public
inspection as soon as reasonably practicable at the Board’s website and the PECs.  The representations will be available for public Inspection
until the Chief Executive in Council has made a decision on the plan In question under section 9 of the Ordinance.
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1.

Person Making this Representation (known as “ Representer” hereafter)

RHPERERMAL (T "EHMA )

Full Name #E4% / %1 tvefvis:/Company/Ergarization* 454 /4-H/ /M)

Birkenhead Properties & Investments Limited

[Note: for submission by person, full name shown on Hong Kong Identity card/Passport must be provided)

CEE: SEARK  FURERERS il  ERAIRKGEH)

2.

Authorized Agent (if applicable) 1433 i {8 38 A (013§ F5)

Full Name 24 / &1l (MrfMs/Company/Organization® 5otk /20H/ N B/ikIR )

KTA Planning Limited

(Note: for submission by person, full name shown on Hong Kong Identity card/Passport must be provided)

UERE: FEARK  ANT-RAFTRSGOH BEHAWRNLEH)

* Delete as appropriate (UL BHHE
Please fill in “NA” for not applicable itern SR{EFEAEMTHABIAG T FiEHE
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Details of the Representation (use separate sheet if necessary)”

IS (A RE » S ERY)"

The plan to which the representation relates (please
specify the name and number of the plan) Draft San Tin Technopale Oulline Zoning

s lAHRNMIEIRY (FAEEDAMAATA RAEE) Plan No. S/STT/1

Nature of and reasons for the representation EI}REAY4E BBl

Are you supporting or

: He ing
Subject matters F3HIIAE | opposing the subject matter? Reasons FRFRA

{iRse Fr R R A RBIR?

Schedule of Use for
"OU(I&T)" Zone

support A1 Please refer to the attached Supplementary
Attachment.
| po &

(Providing Comments)

Building height
restriction for "OU(I&T)"
Zone

(W] port-S i Please refer to the attached Supplementary
Attachment.
] _-oppose &}

(Providing Comments)

[J  support ¥
[0 oppose 2%

Any proposed amendments to the plan? If yes, please specify the details.
HEARES BT ARSI WEME - HEEEEENT -

Suggestion on broadening the Schedule of Use for "OU(I&T)" zone to include 'Flat' and 'House’ under
Column 1 and 'Electric Power Station', 'Chemical and Biochemical Planl” and 'Service Industries' under
Column 2 for flexi zoning (Specific uses be specified in Layout Plan submissions and land grant conditions
if needed and once determined). Please refer to the attached Supplementary Attachment.

If the representation contains more than 20 pages, or any page larger than Ad size, 4 hard copies and 1 solt copy are required to be provided
for the submission. Provision of email address is also required.

5 HVRARS 20 FEAT (FJ—EA/NBIA A4 - RIS A — KM (70— (3R - SARBREERY: -

Please describe the particular matter In the plan to which the representation relates.  Where the representation relates to an amendment
10 a plan, please specify the amendment item number provided in the Schedule of Proposed Amendments. /2% ] All 9 Saep 45 FAEY
FESEIIE  ERIR AN EEETARN - EERATEISETT BN ARSI E HHE -

Please also note that sectlon 6(3A) of.the Ordinance provides that any representation received under section 6(1) may be treated as not
having been made if, in the opinion of the Board that, the reason for the representation is a reason concerning compensation or assistance
relating to, or arising from resumption/acquisition/clearance/obtaining vacant possession of any land by the Government. The above
matters should be dealt with in accordance with the relevant statutory provisions on compensation and/or promulgated policy on
compensation. Should you have any views on compensaticn or assistance matters, you may separately raise your views to the Director of
Lands or the relevant authority. HHEE  (AGISE 6(3A)AETEA MR G IR BRI 6 )RR T PIRATHE AT B S8
B, A, R, R (e 4 a2 A IR T S (LA (R RBNA Y - AU RN s B T MR - IR IIRE RS R IR {ERR
HUE R/ B AT MR - OSWICEENFEAER  TSFEEEEE REAMN Rt -

Please fill “NA* for not applicable item FFTEFIBRAMHESRS " FiEA
[# at the appropriate box N TF BRI HEAMNE O 8



Supplementary Attachment

1.1

1:2

(A)

2

Background

We refer to the area located to the north of Castle Peak Road - San Tin in Area 19C
(thereafter referred to as “the subject area”) — see Figure 1. The subject area is zoned
“Other Specified Uses” annotated “Innovation and Technology” (“OU(I&T)") on the Draft
San Tin Technopole (“STT") Outline Zoning Plan No. S/STT/1 gazetted on 8 March 2024.

While we are generally in_support of planning of the area to become a competitive
Technopole, we herewith provide comments in relation to the planning requirements on
the "OU(I&T)” zoning as follows.

Details of Representation
Potential for Early Implementation of the I&T Zone at Area 19C

The subject area is endowed with various enabling attributes for early implementation
of I&T uses:

e [nfrastructure largely in place: By abutting Castle Peak Road — San Tin which
connects onward to San Tin Highway, the subject area is well-served by existing
road network. Being in the westernmost portion of STT, the subject area is only a
15-minute direct drive from Yuen Long Town Centre via New Territories Circular
Road. Lok Ma Chau Control Point, which is in close proximity to Shenzhen's I&T
zone in Futian, is also only 1.5km from the subject area, thereby offering great
potential for synergistic developments attractive to cross-boundary enterprises and
institutions.  Moreover, the subject area is largely occupied by brownfield
operations, meaning that it has already been significantly formed with some
supporting infrastructure available for immediate development.

e Technical feasibility of development ensured: A S12A Planning Application No.
Y/YL-ST/1 relevant to the subject area has been processed by the Town Planning
Board since September 2021. Development feasibility in terms of various aspects
(including environmental, traffic, sewerage, drainage, water supply, etc.) has been
verified vide the technical assessments of the planning application. In essence, a
full-year Ecological Impact Assessment covering both wet and dry seasons has
been conducted, with mitigation measures identified to the satisfaction of relevant
Government Departments. Concerns on the impacts to migratory birds in the
ecosystem could somehow be addressed riding on the ecological efforts already
made.

e Consolidated land ownership pattern: In lieu of the very fragmented land
ownership in most other parts of STT, the inherent simple and scalable lot pattern
in Area 19C (>25 hectares for a lot) streamlines development of I1&T parks with
critical mass, be it through Government land resumption or “area model” alike.
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(B)

2.3

24

2.5

2.6

Given the above underlying features and readiness for development, the subject area
could be given the priority in the STT development and pilot the I&T development
with a view to timely unlock the spade-ready potential, eventually turning into a catalyst
for other I&T developments and hence for a thriving 1&T hub to encompass.

More Flexibility for Land Uses in the “OU(I&T)” Zone

Housing Options to 1&T Professionals

We note that the total planning population of about 165,600 persons in the entire STT
is proposed to be accommodated via: (a) around 50,000 to 54,000 new flats in a 70:30
public-private mix, mostly situated in San Tin Town Centre; (b) 6,400 talent
accommodation units provided within the "OU(I&T)" zones to the north of San Tin
Highway and Fanling Highway. It is in great doubt that such level of housing provision
would be adequate to cater for the needs of 120,000 nos. of employment within STT
I1&T sites, not to say their families and the non-1&T employment.

While such potential inadequacy in accommodation may be supplemented by the
residential developments in other New Development Areas e.g. Kwu Tung North, the
importance of “proximity to work” in the residential choice of creative class - inclusive of
I&T high-end professionals - is inevitable as seen from various examples in Mainland
China and overseas’, or else STT’s attractiveness to expatriate talents would be
seriously impaired. Unnecessary traffic burden on the carriageways could also be
avoided by proper on-site residence provision. Indeed, quality residential
developments with sufficient supporting facilities/amenities should also complement
talent accommodation to offer a real "home” or a means to "take root” in the knowledge
economy on par with talents' aspiration.

To this end, we note that only ‘Flat (Staff Quarters only)’ is always permitted under the
“OU(I&T)” zone with the intention to avoid dilution of the I&T focus. Such specification
pinpointing “staff quarters” under a statutory vehicle is not necessary, considering the
possible flexibility that may need in the long term for spectrums of on-site housing
provision whilst aligning with the market/industry climate and talent cohorts’ aspirations.
Relevant considerations on the suitable types of housing on I1&T sites can instead be
reflected appropriately through the Layout Plan submission or necessary
clauses of Land Grant (e.g. alienation) depending on the prevailing context and
specific industry nature for flexibility, avoiding any over-rigidity in the statutory form
(see Figure 2). Such approach will also echo with Government’s intention on “flexi-
zoning” in which “necessary restrictions if any...may be imposed through administrative
means (e.g. land grant conditions)...” 2

On a side note, with ‘Flaf’ included in the Schedule of Uses of “OU(I&T)”, ‘House’ should
also be considered to be incorporated for future flexibility given that some building
height restrictions as low as 15mPD have been imposed in the area.

' Lawton P, Murphy E, Redmond D (2013) Residential preferences of the ‘creative class'? Cities 31(2): 47-56.
Crossref. ISI.

2 |egislative Council Paper No. CB(1)506/2023(03). “Land Use Proposal of San Tin Technopole™
https /iwww.leqco.qov.hk/yr2023/enalish/panels/devipapers/dev20230523cb1-506-3-e.pdf
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Possible |1&T Uses

It is observed that a few uses have been included in the “Other Specified Use” zonings
relevant to Yuen Long / Tseung Kwan O / Tai Po InnoParks while not in the "OU(I&T)”
zoning, e.g. ‘Electric Power Station’, ‘Chemical and Biochemical Plant', ‘Service
Industries’, etc. Particular considerations of the flexibility on the uses in "OU(I&T)" zone
- even those may appear nowadays to be remotely related to the strategic I&T industries
(particularly advanced manufacturing) - should be made to avoid unnecessary statutory
plan amendment processes in future. Any polluting uses may be put in Column 2
subject to Town Planning Board's scrutiny, concurrently not defeating the future
flexibility amidst technological advancement (Figure 2).

More Flexibility for Building Height Restrictions to Enhance Competitiveness of
the I&T Ecosystem

Four bands of building height restrictions (BHR) are now applied to a single "OU(I&T)”
zone at Area 19C, viz. 15mPD, 35 mPD, 75 mPD and 105 mPD (towards Castle Peak
Road — San Tin), constraining the design flexibility of I&T parks (Figure 3). On this,
Town Planning Board’s attention is respectfully drawn to the followings.

o Need for creation of prominent landmarks: For a vision to become the flagship
innovation hub in the territory, bold architecture and intelligent space being able to
embrace futuristic needs should be envisioned in STT, particularly to maintain
competitive with the impressive skyline in the neighbouring |&T development zones
of Shenzhen (Figures 4 and 5). More flexible approach on building heights would
enable more iconic, world-class developments with a broad range of I&T facilities,
especially attractive to prominent tech giants. ‘

e More scope for modular integrated construction (MiC): Adoption of the MiC
modules should be encouraged in the subject area which can shorten construction
period and reduce any disturbance/nuisance to the habitat. The BHRs should
properly factor in the additional requirements needed by the technique (e.g. greater
storey height of MiC floors).

e  More flexibility for wider birds’ flight paths & air/view corridors: More flexibility
on building height can avoid shoe-box building designs, in turn leaving more space
for possible birds' flight paths and air/view corridors leading to the adjacent wetland,
smoothening interfaces and befitting the habitat and the overall environment.

It is notable that a minor relaxation clause on the BHRs is included in the "OU(I&T)"
zoning. Nonetheless, with the consideration of the above, we hope the Board could
be prepared to favourably consider such applications on minor relaxation of
BHRs in future without over-stringent requirements — with a view to enable a fertile
supporting ground for I&T hub to grow.



3.1

Concluding Remarks

The Board is earnestly requested to take into account the above on the “OU(I&T)" zone
to facilitate timely and flexible I&T developments in the subject area, thereby
catalyzing the Technopole to become vibrant and competitive in a sustainable manner.
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Figure 1 — The Subject Area at Area 19C on the Draft San Tin Technopole Outline
Zoning Plan No. SISTT/1



OTHER SPECIFIED USES (Cont’d)

Column |
Uses always permitted

. Column 2
Uses that may be permitted with or

without conditions on application
1o the Town Planning Board

For “Innovation and Technology” Only

Ambulance Depot
Animal Quarantine Centre
(in Government building only)
Broadcasting, Television and/or Film Studio
Cargo Handling and Forwarding Facilities
Creative Industries
Eating Place
Educational Institution
Exhibition or Convention Hall
Field Study/Education/Visitor Centre
Flat "
Government Refuse Collection Point
Government Use
Hotel < 0
Industrial Use e
Information Technology and Telecommunications
Industries
Institutional Use (not elsewhere specified)
Library

Animal Quarantine Centre
(not elsewhere specified)
Dangerous Goods Godown

Gas Works

Helicopter Landing Pad

Sewage Treatment/Screening Plant
Electric Power Station

Chemical and Biochemical Plant
Service Industries

Mass Transit Railway Vent Shaft and/or Other

Structure above Gmund Level other than Flexi-Zoning for future

Bairnces flexibility of necessary uses;
Off-course Betting Centre o

Office More specific uses should be
Petrol Filling Station considered through

Place of Entertainment subsequent Layout Plan

Place of Recreation, Sports or Culture
Private Club

Public Clinic

Public Convenience

Public Transport Terminus or Station
Public Utility Installation

Public Vehicle Park

submissions or necessary
clauses of Land Grant
Conditions to avoid rigidity in
the statutory zoning.

Radar, Telecommunications Electronic
Microwave Repeater, Television and/or Radio
Transmitter Installation

Recyclable Collection Centre

Refuse Disposal Installation

Religious Institution

Research, Design and Development Centre

Residential Institution

Figure 2 - Proposed Schedule of Uses for “OU(I&T)” zone
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Figure 3 - Building Height Restrictions at Area 19C on the Draft San Tin
Technopole Outline Zoning Plan No. SISTT/1
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Birkenhead Properties & Investments Limited

29 April 2024

The Secretary

Town Planning Board

15/F, North Point Government Offices
333 Java Road

North Point

Hong Kong

Dear Sir/fMadam,

Authorisation Letter

Representation
Under Section 6(1) of the Town Planning Ordinance (Cap.131) for
Draft San Tin Technopole Outline Zoning Plan No. S/STT/1

We hereby authorise KTA Planning Limited to act as our Authorised Agent on the Submission of
Representation Under Section 6(1) of the Town Planning Ordinance (Cap.131) for the Draft San
Tin Technopole Outline Zoning Plan No. S/STT/1 for dealing with the related matters.

Yours faithfully
For and on behalf of

Birkenhead Properties & Investments Limited
“or and on oehall of

RIRKENIEAD PROPERTIES

NiIEIIEIAnnsanaarnann

(Authorised Signature with Company Chop)
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MASTERPLAN LIMITED

Planning and Development Advisors

8 B 2R B RE RS H PR 4 5

8 May 2024
By Email and By Hand

The Secretary

Town Planning Board

15 Floor, North Point Government
Offices, 333 Java Road

North Point, Hong Kong

Dear Sir/ Madam,

Representation in Relation to the Draft San Tin Technopole
Outline Zoning Plan No. STT/1 and the Proposed Amendments shown on the
Draft Mai Po and Fairview Park Outline Zoning Plan No. S/YL-MP/7

We are authorized by “Topcycle Development Limited”, the Representer, to lodge a
representation to the Town Planning Board in relation to both the new Draft San Tin
Technopole Outline Zoning Plan (OZP) No. S/STT/1 and the proposed amendments
shown on the Draft Mai Po and Fairview Park OZP No. S/YL-MP/7 gazetted on the 8
March 2024. ‘

This submission is made under Section 6(1) of the Town Planning Ordinance (the
Ordinance) with regards to both OZPs mentioned. A Representation Statement and
an authorization letter from the Representer are attached to this letter.

Under Section 6B of the Ordinance, a representer is entitled to attend and to be
heard either in person or by an authorized representative at a meeting. Given this is
a representation to both OZPs No. S/STT/1 and S/YL-MP/7, we intend to present in
the hearing of each mentioned OZP in support of this representation.

Yours faithfully,

_-// :

|I.T. Brownlee
For and On Behalf of
Masterplan Limited

"RECEIVED
B MAY 2024

Town Planning
Encl. Board

cc.  Clients (By Email)

Room 3516B, 35/F, China Merchants Tower, Shun Tak Centre, 200 Connaught Road Central, Hong Kong,.
Tel: (852) 2418 2880  Fax: (852) 2587 7068  Email: info@masterplan.com.hk
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Representation in Relation to the San Tin Technopole Outline Zoning Plan
Plan No. STT/1 and the Amendments to the
Mai Po and Fairview Park Outline Zoning Plan No. S/YL-MP/7

Representor : Topcycle Development Limited

Introduction

On the 8 March 2024 the Town Planning Board (TPB) gazetted under Section 5 of the
Town Planning Ordinance (TPO) a new Outline Zoning Plan (OZP) entitled the San Tin
Technopole OZP No. S/ST/1. This OZP replaces the original San Tin OZP and has new
relationships with the existing adjoining OZPs for Ngau Tam Mei (No. S/YL-NTM/13) and
for Mai Po and Fairview Park (No. S/YL-MP/7) which have also been amended.

The content and scope of the San Tin Technopole OZP (STT OZP) is a significant change
from the previous San Tin OZP, which was primarily for Rural Type Development and
various types of conservation. The new OZP has taken into account the National Context
provided by the 14" Five Year Plan for Economic and Social Development, The Greater
Bay Area Regional Strategy and the Northern Metropolis Development Strategy (NMDS)
which collectively provide a new cross-boundary development context based on closer
integration with the Mainland, and in particular Shenzhen. The STT OZP is primarily a
plan for development with a focus on innovation and technology.

The change in the boundaries of the three OZP’s has primarily delineated the development
area from the conservation areas.” The main area of the San Tin man-made fish ponds
has been included in the Mai Po & Fairview Park (MP OZP) and is zoned as “Other
Specified Uses” annotated “Wetland Conservation Park".

This representation relates to only the STT OZP and the MP OZP.

The Particular Matters in the Draft Outline Zoning Plans to which the Representation
Relates

The STT OZP and the MP OZP are closely related, not only in physical terms but also in
relation to the cross-boundary planning and development functions. When the TPB
considered these two plans on the 23.2.2024, it noted that the issues concerning the whole
area were interrelated, and both OZP's were presented and discussed together. For
similar reasons, this Representation is related to both the STT OZP and the MP OZP.

The San Tin Technopole OZP

This representation is generally supportive of the new STT OZP. Where appropriate some
minor suggestions and refinements are proposed to facilitate the implementation process.
The focus in both plans is on implementing innovation and technology (I&T) and it is
important that this be utilized for the full benefit of the cross-boundary community that will
live and work here. The “innovation” is therefore encouraged to be applied to the new
urban and conservation landscapes which is to be built within the boundaries of the STT
OZP, and not just in relation to “technology”. The following points are highlighted.



2.3

2.4

2.5

2.6

Strategic Location and Linkages

San Tin is an important cross-boundary city to Futien/Shenzhen and is strategically
located so as to be capable of significant integration in cross-boundary socio-economic
activities. To achieve this the transport linkages should be significantly improved in
advance of the development taking place for the I&T uses and future residents. Some
suggestions are made as to how this could be achieved.

Achieving a World Class I&T Hub

The stated objective is to establish the STT as a “World Class I&T Hub" (ES para 10.1.1.
to 10.1.3). The Hong Kong-Shenzhen Innovation and Technology Park (HKSTP) at the
Loop, plus the STT will provide about 300ha. The STT in conjunction with these activities,
can successfully create a hub of this type and of this importance. Clear objectives, goals
and processes can draw the private sector, the government and academic organisations
to collaboratively work together.

It is understood that the government is undertaking a consultancy study to help define the
development content of the various parcels. This clarity may be significant when
identifying the competing uses and activities which should be permitted within the
relatively limited land area of the STT. The stated objective of the plan seems to be to
provide total flexibility within the I&T land, whereas a more focused approach may
eventually become necessary. The ES states:

“10.1.3 Planning areas of various sizes are planned to provide flexibility in allocation
of land for 1&T facilities of different scales (start-ups and leading tech firms),
different I1&T fields (life and health technology, artificial intelligence and data
science, advanced manufacturing and new energy technology, etc), and
different stages of the I1&T value chain (research and development (R&D),
prototype, test production, mass production, etc.). In order to nurture a more
complete I&T ecosystem, a wide range of permitted uses is formulated under the
zoning for I&T land.”

Housing Mix

In view of the cross-boundary relationships and interaction capabilities, there is a new mix
of uses proposed within the new 1&T zones, including some “6.400 talent accommodation
units". !

“12.5.2 To promote the concept of 'work-live-learn-play’ and to nurture 1&T development,
a range of complementary uses which could provide business support (e.g. office,
convention facilities, hotel, etc.), living support (e.g. talent accommodation, retail,
dining, etc.) and other talent aitractive uses (e.g. school, educational institution,
etc.) are allowed in the "OU(I&T)" zone. A

And paragraph 12.5.3:-

192 5.3 The exact location and number of talent accommodation units to be provided will
be contingent on the nature and scale of |1&T industries to be developed, as well
as the operational and business needs of the prospective 1&T enterprises. Also,
provision of talent accommodation should duly observe the possible constraints

2



2.7

2.8

2.9

2.10

posed by the nearby less environmentally friendly manufacturing processes, if
an}/- N

In the San Tin Technopole Action Agenda page 25 a statement is made regarding
residential accommodation and creating a “liveable town":-

“In addition to providing land for I&T and other industries, San Tin Technopole will
be developed into a liveable town with comprehensive community facilities,
spacious public and green spaces, advanced and resilient infrastructure and smart
designs. It will provide about 50 000 fo 54 000 housing units, and about 6 400 units
of talent accommodation to support the operation of I&T enterprises.”

When housing mix in the STT OZP is considered (ES para 7) a rather limited approach
may have been taken. The various descriptions of the types of people to be attracted to
live and work in the STT indicate the need for a wide range of housing types to
accommodate the full range of local and global talents, entrepreneurs, investors,
professionals, executives and business people etc. to make the I&T hub a success. This
does not only relate to young single people, but also to those with young families and
those of an older age. The general urban environment, the mix of uses and multicultural
people should encourage interaction and exchange of ideas and flow of knowledge. [f this
is the desired outcome for this specific area, the provision of different housing types should
be wide and innovative.

The ES (paragraph 7) states that the standard public to private housing ratio of 70:30
would apply, but be subject to review to take account of possible changing planning
circumstances and development needs. The STT OZP should enable the production of a
substantial number of housing units, but the local allocation process limits eligible people
to strict income limits and other criteria, such as length of time on waiting lists, length of
residence in Hong Kong, etc. By having only 30% of units for private housing, the scope
and mix is not only severely constrained, the learning opportunities, competitiveness,
innovativeness, flows of knowledge, labour mobility, exploration and exploitation of
creative ideas at STT, will be rigorously curtailed. :

Nature, Ecology and Landscape: Scope for Innovation

The boundary ofthe STT OZP includes a significant area of existing man-made fish ponds,
areas of wooded hillsides and green knolls. The plan recognizes that these features
provide a unique setting with opportunities for integrating the urban components. The
OZP has taken account of this and the ES in paragraphs 9 and 10 recognizes the various
constraints and opportunities. In particular the following are addressed and incorporated
into the development of the planning for the OZP Area:-

Plentiful Natural and Landscape Features;

Ecological Resources, Biodiversity and Conservation;

Balanced, Vibrant and Liveable Community;

Urban-Rural Integration;

Integrated Landscape Network Optimizing Existing Ecological Capital,
Comprehensive Open Space Network;

Smart, Green and Resilient;

Climate Change and Flooding Risk;

P © © o © o @ ¢
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2.13

2.14

e Blue Green Network; and
e Breezeways.

Comments on the conservation of the man-made fish ponds will be addressed below in
Part B, the Mai Po and Fairview Park OZP. However, the STT OZP includes many aspects
which relate to the man-made fish ponds, and indicate how they will be taken into account.
Example of these are:-
o A description of the conservation measures to be included in the San Po Shue
Wetland Conservation Park (SPS WCP) which is to be adjacent to the STT OZP
(paras ES 10.1.4 to 10.1.8);
o The use of NBA’'s and BHR to protect bird flight corridors through the OZP area
(ES 10.1.8) design harmony between the 1&T development and the proposed
SPS WCP though sensible built form, reduced density and ecologically-sensitive
landscape (ES 10.1.11)
e The blue-green network creating ecological diversity and linking to the wetland
(ES para 10.2.1),
o Details of protection of ecologically important areas and flight paths through use
of NBA and BHR (ES para 11.9);
Reservation of a Fisheries Research Centre for AFCD in Area 17 (ES 12.5.8).

The proposed Fisheries Research Centre indicates the possibility of incorporating
innovation and research into the future development and management of modern
aquaculture production on food sustainability.

The Mai Po and Fairview Park OZP

In conjunction with the preparation of the STT OZP the remaining areas of man-made fish
ponds in the vicinity of San Tin have been included in the adjacent amended Mai Po and
Fairview Park OZP (MP OZP). The man-made fish ponds closest to San Tin have been
zoned “Other Specified Uses” annotated “Wetland Conservation Park” (OQU(WCP)) and
identified as becoming the “Sam Po Shue Wetland Conservation Park” (SPS WCP).

Wetland Conservation Park Zone

The SPS WCP was proposed by AFCD in their 2023 study of the “Strategic Feasibility
Study on the Development of the WCPs System under the Northern Metropolis
Development Strategy”. That study was a timely re-assessment of the current and future
means for enhancing the man-made fish ponds in the context of the Northern Metropolis.
It proposed that four WCP'’s be established throughout the Northern Metropolis area, each
with a specific positioning and function. This study has for the first time identified a
strategy for addressing the future conservation function of the area of Deep Bay Wetlands
and provides a revised context for the whole area.



2.15 One objective which is more clearly spelt out, is the need to retain fisheries and
aquaculture as an important economic component of the wetland park system. The
different functions of the WCP'’s are shown in Figure 1 taken from the study summary:-

Proposed Positioning and Functions of the Parks

b Each park shall achieve dual functions of ecological conservation and sustainable development of aguaculture at various degrees.
Based on their respective conditions, specific positioning and functions are also recommended for each park, so that the parks

could complement each other to form a comprehensive WCPs System.
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Figure 1
Proposed Functions of 4 Wetland Conservation Parks

216 Inthe ES of the MP OZP paragraphs 7.1.3 to 7.1.7 it is explained how the SPS WCP is to
be developed in phases with the first phase being the fishponds in the northern part. One
of the main objectives of the SPS WCP is “fo compensate for the impact on ecological and
fisheries resources arising from the development of the San Tin/Lok Ma Chau area of the
Technopol”. This is strongly supported as an objective and the ES gives a broad outline
of how it could be achieved. More details on how it will be implemented are subject to
further study. In the Consultation Brochure this context for the SPS WCP was summarized

in the following image Figure 2.
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Functions:

- Enhance the ecological qualfity and biodiversity of the
Northem Metropolis
Compensate for ecological and fisheries impacts
arising from development of San Tin Technopole, to
achieve no-netdoss in ecological function
Provide quality outdoor eco-education and recreation
facifities for public enjoyment
Introduce ecologically friendly and modemised
aquaculture operations in the park

Ecological Enhancement Measures to be Implemented:
=  Promote the establishment of ecologically friendly
fishponds that sesve dual ecological conservation and
pond fish culture funclions
Increase the number and diversity af wildlife fishponds
are able fo suppart by incorporating various ecolpgical
features
Establish enhanced freshwater welland habitats to
provide & mosaic of microhabitats for wildlife

Fisheries Enhancement Measures to be implementad:

-  Promote the establishment of ecologically friendly
fishponds that serve dual ecological conservation and
pond fish culture functions
Develop modemised and high production aquaculture
techniques

- QOther supporting measures: establish a fisheries

research centre in San Tin Technopole o promaote

\ aguaculture research; and brand-buiding for

I aquaculture products

B fﬁ},

&

ek

Figure 2
Implementation and Management of Wetland Conservation Parks

In AFCD's Stage 2 consultation on the Strategic Study of the Wetland Conservation Parks,
a specific question was raised regarding the preferred method of implementation and
management. Three options were proposed and were summarized in the following table
in the consultation document.

Potential Management Options to be Considered under the WCPs System

i Collaboration with
Direct NGOs, Local
Management by Communities, and —— Public-Private
Government o Agriculture and “s¥- Partnership

Department(s) bty

Figure 3
Potential Management Options Proposed by AFCD
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2.4

3.2

One concern arising from this approach to the SPS WCP, and also to the other WCP's, is
the dependence on government funding to implement the WCP in a timely manner. The
development of the PPP system arose because it was unlikely that government would be
able to fund the long-term wetland conservation implementation and management
process. The Representor has experience in implementing wetland conservation cum
residential development projects under the existing system. The system has been
effective in achieving multiple objectives, balancing urban growth and conservation
objectives. This could also be achieved in the SPS WCP if the PPP approach was to be
adopted. In the table in Figure 3 above, the PPP approach proposes collaboration with
land owners and provides for landowners to submit proposals for the long-term operation
and management of the parks. The ES also mentions achieving ‘co-existence of
development and conservation’ (para 9.9.15).

However, when looking at the Notes for the “Wetland Conservation Park” zone the
Planning Intention states that the “zone is primarily for the development of a Wetland
Conservation Park by the Government”. There is also no provision in the Notes of this -
zone for the landowner to propose a land use which may support the function of the WCP
system, as proposed in the Consultation process and mentioned in Figure 3 above. The
private sector should be encouraged to make financially-viable, nature—positive
applications, especially if there is expertise available to help achieve the planning
objectives, and even more so if government funding for wetland conservation is insufficient
to achieve the objectives. Itis therefore proposed to widen the range of uses in Column
2, to identify new opportunities, and to generate innovative insights on nature-positive
developments.

The Nature of and Reasons for the Representation
Supporting the Cross-Boundary Identity of the Proposals

The reasons provided for this representation are largely developed in the paragraphs
above. The two OZP’s are part of the same comprehensive scheme which forms part of
a wider strategic context, which brings forward a new growth future for the area. This
recognizes the development of an I&T focus in an area which is strategically located near
Shenzhen. Within this general framework there is scope for minor improvements and
these are specifically mentioned in paragraph 4 below.

Involving the Private Sector in Implementation

For the innovation economy, both IT and aquaculture productions are primarily privately-
driven and market-oriented. The existing land owners can collaborate more efficiently and
dynamically with the stakeholders across the boundary in achieving the planning
objectives, by partnering or developing their land in accordance with the strategic
objectives. However, the STT ES indicates that the process will only be by resumption:

“17.2 The Government will resume and clear the private land planned for public works
projects. public_and private developments, carry out site formation works, and provide
infrastructure before allocating land for various purposes, including disposal_of land
planned for private developments in the market. Land formation and the provision of

7
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3.4

infrastructure will be implemented in accordance with the development programme
prepared by CEDD".

Recently the Government has announced (see the San Tin Technopole website at.
https:llnm-santintech.hklenlimplementation-arranqemen’ddmldtmfl) that the detailed
revised land exchange arrangements for the Enhanced Conventional New Town Approach
ECNT would be extended to all NDA's .

“The 2023 Policy Address has announced that the “Enhanced Conventional New
Town Approach” will be extended to development sites specified by the Government
in all New Development Areas (NDAs) in the Northern Metropolis, including San Tin
Technopole. Under this development approach, the Government will in principle
resume all private land planned for development, before allocation for various
purposes including disposal of Jand for private development. However, for_sites
planned_for private_development, the Government allows in-situ_land_exchange
applications from Jand owners subject to certain conditions”.

The ES should be up-dated to reflect the latest position so that the existing land owners
can contribute towards implementation through land exchanges and under reasonable
conditions.

Transportation and Connectivity

The future Northern Metropolis Highway is an important link which should be shown on
the STT OZP and should be a priority for cross-boundary linkage and connection to the
rest of Hong Kong. The Northern Metropolis Highway is about 18 kilometres in length. It
will start from Tin Shui Wai in the west, link up Ngau Tam Mei, San Tin Technopole and
Kwu Tung North, and stretch to Lo Wu South in the east serving the Northern Metropolis
east to west. The roads connecting the Northern Metropolis Highway to San Tin (Roads
D1 and D5) appear under-designed and do not connect well to the San Tin development
areas. This should be reviewed so as to ensure adequate land is provided for this vital
connection.

Railways are fundamental to the accessibility of the STT. History has shown they are often
provided too late in Hong Kong. The Northern Link Main Line and San Tin station should
be in place before the first phase of the proposed development is occupied in 2031. The
ODP and non-statutory documents show a tentative alignment for the proposed Northern
Link Spur Line which connects the San Tin Station to the station in the mixed-use
development in Area 23, and through the HSITP to the Shenzhen Innovation and
Technology Zone. This railway is an important connector between these important 1&T
areas, but it is not shown on the OZP and there is no apparent implementation date. It
should be included on the STT OZP and implemented together with Phase 1 before 2034.
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5.1

The Amendments Proposed to the Draft Plans.

In summary the following amendments are proposed, based on the information provided
in Sections 2 and 3 above

Proposed Amendments to the STT OZP
To include the proposed alignment of the Northern Metropolis Highway on the STT OZP.

To include the alignment of the Northern Link Spur Line on the STT OZP as a preliminary
alignment;

Proposed Amendments to the MP OZP

To widen the range of uses included in Column 2 of the Notes to the OU(WCP) zone to
identify new opportunities, and to generate innovative insights on nature-positive
developments from the private sector.

Conclusion

The proposals included on these two OZP’s provide a firm basis for taking the San Tin
area forward into a new and exciting direction. The implementation process will provide a
new planning context which can be innovative in how Hong Kong can undertake a new
urban development while being sensitive to the natural context within which it is located.
It would be a progressive example of how integrated planning can be undertaken to
accommodate changing technological, environmental and social factors.

Masterplan Limited
May 2024
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Attn.: Mr. lan Brownlee (Managing Director)

Dear Sir,

Letter of Authorisation
Representation in Relation to the San Tin Technopole Outline Zoning Plan
No. STT/1 and the Amendments to the
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Submission Number:
TPB/R/S/STT/1-5003

Representation Number:

TPB/R/S/STT/1-R096

2024-03-20

Re: SANTINTE&H Project (Pétitfon) |
| .T'o whom it may c‘oncern (;'ax: 287"7'0245/252'28426)
l refe_\r to the Santin Development.
| am in support of this program but could you consider the following s.'uggestlons:

(1) Due to increased population, please improve/widen roads, increase number of
footbridges/tunnels, public transportation and- provision of public facilities, e.g.
public library, swimming pools, sports centrés, shopping facllitles, medical facilitles,
wet market, etc. = '

(2) My residence is close to the development, please ensure sufficient distance
between the newly developed developments {up to 40-storey?) to avold
Beterioration of air quality, lightning and even crime situafion. I'd suggest a
distance of at least 6Q meters between the new buildings from my residential
complex to ensure privacy to both sides of re;ideni:e.

(3) Building/erection of partition walls of the new developments from my residential
complex to protect both sides from crimes and provision of sufficient survelllance,
sensor-lights and drainage, etc.

(4) My family have a distant view with green vegetation and long range view to the

" Mainland China, please assess the density impact to minimize negative
externalities to the neighbors and consider subsidies to those affected.’

Mr. HO Chi-keung Frankie

20-MAR-2024 12:14 9gn ' P.ooi
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Representation Relating to Plan
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o ik 240503-223133-52477 TPB/R/S/STT/1-S560
eference Number:

HeAZ BRI Representation Number:

Deadline for submission: 08/05/2024 Tpg/n/g/5ﬂ/1-R097 :
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Date and time of submission: 03/05/2024 22:31:33

FHEA 1 224
Full Name of “Representer”:

MERRECEEA ) 24
Full Name of ""Authorized Agent" :

Je2E Mr. CHUNG Chit Chun Thomas

AL Safu A ol ] )

Plan to which the representation relates:

HR PR B B R

Nature of and reasons for the representation:

S/STT/

{115t

'

Sub P P

ject Nature Reason

Mat

ters

Othe|=7 §¥f Support [Supported but I have the following comments:

rSp _

ecifi Other Specified Uses (Innovation and Technology)

ed U A substantial area zoned as Other Specified Uses (Innovation and Technol
ses ( ogy) accounts for 210 ha which reflects its planning intention to provide de
[nno velopment space for accommodating a variety of innovation and technolog
vatio v uses, including research and development, production activities, data cent
n an re... and other complementary infrastructure. However, the term 'Innovatio
d Te n' does not appear in either Column | (Uses always permitted) or Column
chno 2 (Uses that may be permitted with or without conditions on application to
logy the TPB). It could have been subsumed in the Uses of’

)

- Creative Industries;

- Education Institution;

- Information Technology and Telecommunications Industries; and
- etc.

Nonetheless, | consider the term 'Innovation’ should appear in the Schedule
of Use Column to reflect its importance as well as its planning intention for
'Other Specified Uses (Innovation and Technology)'.

Villa|ZZ £ Support  {Village Type Development

ge T

ype To meet the demand, a total area of about 78.48 ha is designated for Villag
Dev e Type Development (V zone). The planning intention of this zone is to des
elop ignate both existing recognized villages and areas of land considered suitab

ment le for village expansion. Land within this zone is primarily intended for the




development of Small Houses by indigenous villagers. It is also intended to
concentrate village type development within this zone for a more orderly d
evelopment pattern, efficient use of land and provision of infrastructures an
d services.

Currently. only simple fire safety requirements are imposed for village type
development due to many inherited reasons. As such, I would like to propo
se the V zone should be so developed to improve the fire safety of the zone
such as the provision of EVA of the required standards at the virgin sites; s
ubsequently guided by detailed layout plans. Likewise, EVA should be rein
troduced to existing clusters of NTEHs of the zone. The move could avoid
the sprawl out of village type development and maintain an orderly spread
of such, and most importantly enhance fire safety in the zone. The anticipat
ed side effect of illegal parking along EVA should be able to resolve by the
concerted effort of Government departments.

S 5

T 55

Proposed Amendments to Plan(if any):
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Name: LAU. Man Kwan Julia
HKID:

Support in principle for innovation and technology development, however, uses can be more flexible in V
zone to enable mor vibrancy.
Julia
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