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Major Development Parameters of the Proposed Innovation and Technology (I&T) Hub 

(Based on Applicant’s Indicative Proposal) 

 

Major Development Parameters 

Site Area 163,181m2 

- Pond Filling Area 117,445m2 

- Land Filling Area 45,736m2 

Proposed I&T Hub (for indicative purpose only) 

Total Plot Ratio (about) 4.24 

Total Gross Floor Area (about) 691,498m2 

- Research and Development Laboratories and Offices 419,308m2 

- Warehouse and Industrial Uses 164,088m2 

- Staff Quarters 59,544m2
 

- Automatic Parking System (APS) 16,290m2 

- Commercial Uses (Shop and Services and Eating Place) 13,410m2 

- Data Centre 11,403m2 

- Utilities (i.e. cooling centre and substation) 5,334m2 

- Visitor Centre and Education 2,121m2  

Site Coverage (about) 41% 

Number of Blocks 14 

Building Height (above ground)* 2 storeys to 19 storeys /  

21mPD to 75mPD 

- I&T Blocks 12 storeys / 75mPD 

- Staff Quarters with Commercial Uses 19 storeys / 75mPD 

- Data Centre with APS 9 storeys / 75 mPD 

- Visitor and Education Centre 3 storeys / 21mPD 

- Cooling Centre 2 storeys / 21mPD 

- Substation 2 storeys / 21mPD 

Estimated Number of Working Population 24,130 

Estimated Number of Units in Staff Quarters 1,680 

Parking Spaces 3,047 

- Private car 1,333 

- Motorcycle 124 

- Light goods vehicle (LGV) 189 

- Heavy goods vehicle (HGV) 99 

- Bicycle 1,302 

Loading/unloading Spaces 641 

- Taxi 15 

- Coach 7 

- LGV 378 

- HGV# 226 

- Container 15 

Site Coverage of Greenery (about) 65.9% 

Local Open Space Not less than 33,632m2 
Remarks 

*Excluding basement for parking use. 
# Including 29 spaces to be used for LGV or medium goods vehicles or HGV. 
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Relevant Extracts of the Town Planning Board Guidelines for  

Application for Developments within Deep Bay Area  

under Section 16 of the Town Planning Ordinance 

(TPB PG-No. 12C) 

 

The Site falls partly within the Wetland Conservation Area (WCA), and partly within Wetland 

Buffer Area (WBA) in Deep Bay Area under TPB PG-No. 12C.  The land use concept, 

development guidelines and key assessment criteria are summarised as follows: 

 

Wetland Conservation Area 

 

(a) The WCA comprises the existing and contiguous, active or abandoned fish ponds in the 

Deep Bay Area, which should all be conserved.  The intention of the WCA is to conserve 

the ecological value of the fish ponds which form an integral part of the wetland ecosystem 

in the Deep Bay Area.  The Town Planning Board (the Board) may consider development 

with conservation objectives within the WCA under the “private-public partnership 

approach”; 

 

(b) new development within the WCA would not be allowed unless it is required to support 

the conservation of the ecological value of the area or the development is an essential 

infrastructural project with overriding public interest.  Any such development should be 

supported by an ecological impact assessment (EcoIA) to demonstrate that the 

development would not result in a net loss in wetland function and negative disturbance 

impact; 

 

(c) for any redevelopment which requires planning permission from the Board, an EcoIA 

would also be required. Wetland compensation is required for any development involving 

pond filling and mitigation measures against disturbance would be necessary. They would 

be imposed as part of the planning approval conditions; and 

 

(d) subject to submission of EcoIA, the types of activities which may be considered within 

the WCA must be related to uses concerning (i) conservation of the wetland in Deep Bay 

Area, (ii) environmental education, or (iii) essential infrastructure projects needed for 

public purpose for which no suitable alternative locations outside the WCA could be 

identified; and should not add to the pollution loading of the Deep Bay Area. 

 

Wetland Buffer Area 

 

(a) The intention of the WBA is to protect the ecological integrity of the fish ponds and wetland 

within the WCA and prevent development that would have a negative off-site disturbance 

impact on the ecological value of fish ponds; and 

 

(b) within the WBA, for development or redevelopment which requires planning permission, 

an EcoIA would need to be submitted.  Some local (including public utility installation of 

electricity mast, lamp pole, pipeline and telephone booth) and minor uses (including 

temporary uses) are however exempted from the requirement of EcoIA. 

 

 

  



Appendix A 

 

List of Uses Exempted from Ecological Impact Assessment within the Wetland Buffer Area 

 

For planning applications involving uses/development within the Wetland Buffer Area, the 

following uses/development are exempted from the requirement of ecological impact 

assessment as part of the submission to the Board : 

 

- Temporary Uses 

- Agricultural Use (except in SSSI Zone) 

- Ancestral Hall 

- Bank# 

- Barbecue Spot 

- Barber Shop# 

- Beauty Parlour# 

- Burial Ground 

- Clinic/Polyclinic* 

- Electricity Substation of single storey 

- Government Refuse Collection Point^ 

- House (Alteration, modification and/or redevelopment to the existing building bulk only) 

- New Territories Exempted Houses 

- Off-Course Betting centre# 

- On-farm Domestic Structure 

- Photographic Studio# 

- Playground/Playing Field in “V” and “R(D)” zones 

- Police Post/Police Reporting Centre 

- Post Office* 

- Private Club# 

- Public Convenience 

- Public Library* 

- Public Utility Installation (electricity mast, lamp pole, pipeline and telephone booth only)^ 

- Pumping Station of single storey 

- Refreshment Kiosk 

- Retail Shop# 

- School* 

- Showroom excluding Motor-vehicle Showroom# 

- Shrine 

- Social Welfare Facility* 

- Tent Camping Site 

 
Note: 

# other than free-standing building 

* other than free-standing building exceeding 3 storeys 

^ not applicable to the “Other Specified Uses” annotated “Eco-lodge” zone on the Ma Tso Lung and Hoo Hok 

Wai Outline Zoning Plan 
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Previous s.16 Applications covering the Application Site 

 

Approved Applications 

 

No. Application No. Proposed Use(s)/Development(s) 
Date of Consideration 

(RNTPC) 

1. A/DPA/YL-ST/24* Open Storage of Container Trailers and 

Tractors 

 

15.7.1994 

2. A/DPA/YL-ST/28* Temporary Container Trailer Park 

 

5.8.1994 

 

Rejected Applications 

 

No. Application No. 
Proposed 

Use(s)/Development(s) 

Date of 

Consideration 

(RNTPC/TPB) 

Rejection 

Reasons 

1. A/DPA/YL-ST/19* Proposed Container 

Vehicle Parking and 

Servicing Uses 

 

15.10.1993 

(RNTPC) 

(1), (3), (4), 

(6), (7) 

2. A/DPA/YL-ST/20* Open Storage of 

Container Trailers and 

Tractors 

25.3.1994 

(TPB upon review) 

 

(3), (4), (6) 

3. A/YL-ST/20^ Open Storage of 

Container Trailers and 

Tractors 

27.6.1997 

(TPB upon review) 

 

(1), (4), (5), (9) 

 

4. A/YL-ST/45^ Temporary open storage 

of containers and 

container trailer park for a 

period of 12 months 

12.6.1998 

(TPB upon review) 

 

(1), (2), (9) 

5. A/YL-ST/91@ Container Vehicle 

Parking and Container 

Storage 

26.5.2000 

(TPB upon review) 

[Appeal dismissed 

on 4.7.2000] 

(2), (4), (5), (8) 

 

Rejection Reasons 

(1) not in line with the planning intention of the area 

(2) not in line with the Town Planning Board Guidelines for Application for Developments 

within Deep Bay Area in that there is insufficient information to demonstrate that the 

development would not have significant ecological or environmental impacts on the 

surrounding areas 

(3) not compatible with the surrounding areas 

(4) insufficient information to demonstrate that the development would not cause adverse 

impact including drainage, sewage, environment and ecology on the surrounding areas, 

in particular the Mai Po Nature Reserve 

(5) insufficient information to demonstrate that the vehicular access road to the application 

site can be provided 

(6) failed to demonstrate that the proposed improvement of the existing track leading to 

Castle Peak Road could be implemented 
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(7) no noise mitigation measures were proposed in the submission 

(8) failed to address the interface problems of the San Tin Eastern Main Drainage Channel 

and the Village Flood Protection Works for San Tin Villages 

(9) set an undesirable precedent for similar applications and the cumulative effect of which 

would further degrade the environment of the area 

 

Remarks 

* zoned “Undetermined” at the time of consideration by RNTPC 

^ zoned “Conservation Area” at the time of consideration by RNTPC 

@ zoned “Other Specified Uses” annotated “Container Back-up Uses” at the time of consideration by 

RNTPC 
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Recommended Advisory Clauses 

 

(a) to resolve any land issues relating to the proposed use with the concerned owner(s) and/or 

occupant(s); 

 

(b) the application site (the Site) falls within Innovation and Technology (I&T) Cluster 3 

under the endorsed Planning and Design Brief (PDB) for Sites zoned “Other Specified 

Uses” annotated “I&T” on the San Tin Technopole Outline Zoning Plan.  The planning 

and design requirements under the PDB will be implemented via the submission of 

Master Plan(s) for consideration and approval by the Designated Committee under the 

Development Bureau.  The applicant should refer to the endorsed PDB for planning and 

design of the proposed I&T Hub and submit Master Plan(s) to the Designated Committee 

for approval before commencement of substantive works of the proposed I&T Hub; 

 

(c) to note the comments of the District Lands Officer/Yuen Long, Lands Department 

(DLO/YL, LandsD) that the Site falls within portions of private lot, i.e. Lot 764 RP in 

D.D. 99, which is an Old Schedule Agricultural Lot held under the Block Government 

Lease.  No structure shall be erected without prior written approval of the Government; 

 

(d) to note the comments of the Secretary for Transport and Logistics that: 

 

(i) cross-boundary operation of low-altitude flights is one of the application scenarios 

tested under the Low-altitude Economy Regulatory Sandbox X.  Any future 

operation of such application scenarios would be subject to the prevailing policies 

and regulatory guidelines to be promulgated taking into account the experience of 

Sandbox X; and 

 

(ii) as the Site is in the vicinity of ecologically sensitive areas, the applicant should 

consult the related environmental groups, local communities and 

bureaux/departments; 

 

(e) to note the comments of the Commissioner for Transport that: 

 

(i) sufficient manoeuvring spaces shall be provided within the Site or its adjacent 

area.  No vehicles are allowed to queue back to public roads or reverse onto/from 

public roads; and 

 

(ii) the nearby lands near the Site are not under the Transport Department’s 

purview.  The applicant shall obtain consent of the owners/managing department of 

the lands for using them as the vehicular accesses to the Site;  

 

(f) to note the comments of the Chief Highway Engineer/New Territories West, Highways 

Department (HyD) that:  

 

(i) HyD shall not be responsible for the maintenance of the proposed access connecting 

the Site (i.e. San Tin Tsuen Road); and 

 

(ii) adequate drainage measures shall be provided to prevent surface water running from 

the Site to the nearby public roads and drains; 
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(g) to note the comments of the Project Manager (North), North Development Office, Civil 

Engineering and Development Department (CEDD) that:  

 

(i) the Site falls within Phase 1 Stage 2 development of the Technopole.  The applicant 

should observe the requirements/ recommendations/ proposed mitigation measures 

in the approved Environmental Impact Assessment (EIA) report (AEIAR-261/2024 

- Project Title: San Tin/Lok Ma Chau Development Node) and its approval 

conditions, associated Environmental Monitoring and Audit Manual, submissions 

specified in the approval conditions, and Environmental Permits issued/to be issued 

for the Designated Projects as stated in the approved EIA Report, that are applicable 

to the Site and associated development and pond filling proposal, in particular: 

 

(1) the applicant should liaise and coordinate with CEDD and relevant authorities 

regarding the pond filling sequence and programme to ensure that potential 

adverse impacts to the wetlands due to proposed construction activities can be 

minimised; and 

 

(2) no pond filling works shall be allowed prior to commencement of construction 

of the ecologically enhanced fish ponds at the planned Sam Po Shue Wetland 

Conservation Park; and 

 

(ii) the construction access routes proposed by the applicant will traverse, and may 

consequently be affected by, the proposed site formation works, roadworks and the 

revitalisation works of the San Tin Western Main Drainage Channel.  The applicant 

should keep close liaison with CEDD; 

 

(h) to note the comments of the Director of Environmental Protection (DEP) that: 

  

(i) the proposed I&T Hub includes staff quarters use, and the Site partly falls within 

Deep Bay Buffer Zone 2.  The applicant is reminded that a residential development, 

other than New Territories Exempted Houses, within Deep Bay Buffer Zone 1 or 2 

is a Designated Project under the EIA Ordinance, and an Environmental Permit is 

required for the construction and operation; and  

 

(ii) given the Site overlaps with the project boundary of the Technopole, for which 

CEDD is the project proponent, the applicant is reminded to liaise closely with 

CEDD on project interface issues, including the implementation of and compliance 

with the recommendations of the approved EIA Report and related approval 

conditions; 

 

(i) to note the comments of the Director of Agriculture, Fisheries and Conservation that the 

Site is in close proximity to a constructed wetland provisioned under a drainage project, 

namely San Tin Constructed Wetland (Lotus Pond).  The applicant shall consider any 

indirect ecological impacts affecting the Lotus Pond arising from the project and the 

interface with other ongoing/planned projects in the vicinity, including the New Nature 

Conservation Policy Management Agreement projects administered by Countryside 

Conservation Office;  

 

(j) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning 

Department that the approval of the application does not imply approval of tree works, if 
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any, such as pruning, transplanting and felling.  Application for any tree works should 

be submitted direct to relevant authority(ies) for approval;  

 

(k) to note the comments of the Chief Engineer/Mainland North, Drainage Services 

Department (DSD) that:  

 

(i) no public sewerage maintained by DSD is currently available for connection.  No 

sewerage collected from the Site should be discharged to the drainage system.  For 

sewage disposal and treatment, agreement from DEP shall be obtained; 

 

(ii) the applicant shall ascertain that all existing flow paths would be properly intercepted 

and maintained without increasing the flooding risk of the adjacent areas.  It is 

noted that existing drains are running through the Site.  The applicant should ensure 

the flow remains unobstructed during the period; 

 

(iii) the applicant is reminded that the proposed drainage proposal/works as well as the 

Site boundary should not cause encroachment upon areas outside his jurisdiction; 

 

(iv) the applicant should consult DLO/YL regarding all the proposed drainage works 

outside the lot boundary in order to ensure the unobstructed discharge from the Site 

in future; and 

 

(v) all the drainage facilities should be constructed and maintained by the applicant at 

his own cost.  The applicant should ensure and keep all drainage works on Site 

under proper maintenance at all times; 

 

(l) to note the comments of the Director of Fire Services that detailed fire services 

requirements will be formulated upon receipt of formal submission of short term 

tenancy/short term waiver, general building plans or referral of application via relevant 

licensing authority as appropriate.  Furthermore, the emergency vehicular access 

provision in the captioned work shall comply with the standard as stipulated in Section 

6, Part D of the Code of Practice for Fire Safety in Buildings 2011, which is administered 

by the Buildings Department (BD); and 

 

(m) to note the comments of the Chief Building Surveyor/New Territories West, BD that: 

 

(i) it is noted that 14 structures and associated filling of ponds are proposed in the 

subject application.  Before any new building works (including containers/open 

sheds as temporary buildings, demolition and land filling, etc.) are to be carried out 

on the Site, prior approval and consent of the Building Authority (BA) should be 

obtained, otherwise they are unauthorized building works (UBW) under the BO.  

An Authorized Person should be appointed as the co-ordinator for the proposed 

building works in accordance with the BO; 

 

(ii) the Site shall be provided with means of obtaining access thereto from a street and 

emergency vehicular access in accordance with Regulations 5 and 41D of the 

Building (Planning) Regulations (B(P)R) respectively; 
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(iii) the Site does not abut on a specified street of not less than 4.5m wide and its 

permitted development intensity shall be determined under Regulation 19(3) of the 

B(P)R at building plan submission stage; 

 

(iv) if the existing structures are erected on leased land without the approval of the BA, 

they are UBW under the BO and should not be designated for any proposed use 

under the subject application; 

 

(v) for UBW erected on leased land, enforcement action may be taken by BD to effect 

their removal in accordance with the prevailing enforcement policy against UBW as 

and when necessary.  The granting of any planning approval should not be 

construed as an acceptance of any existing building works or UBW on the Site under 

the BO; 

 

(vi) any temporary shelters or converted containers for office, storage, washroom or other 

uses are considered as temporary buildings are subject to the control of Part VII of 

the B(P)R; and 

 

(vii) detailed checking under the BO will be carried out at building plan submission stage. 
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