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PROPOSED AMENDMENTS TO 
THE DRAFT TUEN MUN OUTLINE ZONING PLAN NO. S/TM/29 

 
 
1. Introduction 

 
It is recommended that: 
 
(a) the proposed amendments to the draft Tuen Mun Outline Zoning Plan (OZP) 

No. S/TM/29 and its Notes are suitable for exhibition for public inspection 
under section 7 of the Town Planning Ordinance (the Ordinance); and 
 

(b) the revised Explanatory Statement (ES) of the OZP should be adopted as an 
expression of the Town Planning Board (the Board)’s planning intentions and 
objectives for the various land use zonings of the OZP and is suitable for 
exhibition together with the draft OZP.   

 
 

2. Status of the Current Draft Tuen Mun OZP No. S/TM/29 
 
2.1. On 5.7.2011, the Chief Executive in Council (CE in C) referred the approved 

Tuen Mun OZP No. S/TM/28 to the Board for amendment under section 
12(1)(b)(ii) of the Ordinance.  The reference back of the OZP was notified in 
the Gazette on 23.9.2011 under section 12(2) of the Ordinance. 
 

2.2. Since the reference back, on 23.3.2012 the draft Tuen Mun OZP No. S/TM/29, 
incorporating amendments mainly on the rezoning of sites in Area 9 to the west 
of the West Rail Tuen Mun Station from “Industrial” to various 
“Comprehensive Development Area” zones for residential use, commercial use, 
“Commercial (1)” (“C(1)”), and “Other Specified Uses” (“OU”) annotated 
“Business” zones taking reference to the Area Assessment 2009 of Industrial 
Land in the Territory; rezoning of sites in Areas 44 and 56 from “Government, 
Institution or Community” (“G/IC”)  to “Residential (Group A)” and 
“Residential (Group B)” respectively; rezoning of a site in Area 41 from 
“Green Belt” (“GB”) to “G/IC”; incorporation of a proposed road in Area 54; 
and amendments to the Notes of the OZP was exhibited for public inspection 
under section 5 of the Ordinance.  During the statutory public inspection 
periods, 19 representations and 5 comments were received. On 17.8.2012, the 
Board considered and decided not to uphold all the representations and 
comments. 

 
2.3. A copy of the current OZP No. S/TM/29 is at Appendix A for Members’ 

reference. 
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3. Scope of the Current OZP Amendments 
 
Incorporation of the Tuen Mun-Chek Lap Kok Link Authorised by CE in C 
 
3.1. The Tuen Mun and Chek Lap Kok Link (TM-CLKL) was authorised by CE in 

C under the Roads (Works, Use and Compensation) Ordinance (the Roads 
Ordinance) on 18.10.2011. According to section 13A of the Ordinance, any 
works or use authorised under the Roads Ordinance shall be deemed to be 
approved under the Ordinance.  It is therefore proposed to reflect the 
authorised scheme including the proposed reclamation area, road and facilities 
in association with the TM-CLKL on the OZP for public information. 

 
Rezoning Proposals 
 
3.2. It is also proposed to amend the OZP for a “Container and Cargo Handling and 

Storage Area” site within the future reclamation area and a “Road Reserve” in 
Area 40.  Both of these two areas though embraced by the works area of the 
TM-CLKL, do not form part of the TM-CLKL authorised by CE in C. 
 

3.3. Opportunity is also taken to amend the Notes and Explanatory Statement of the 
OZP accordingly.    

 
 

4. Incorporation of the Tuen Mun – Chek Lap Kok Link Authorised by CE in C  
 

The Road Project 
 

4.1. The proposed TM-CLKL is a strategic road linking Tuen Mun and the 
proposed Tuen Mun Western Bypass (TMWB) in the north, the proposed Hong 
Kong - Zhuhai - Macao Bridge (HZMB), Hong Kong Boundary Crossing 
Facilities (HKBCF) the Hong Kong International Airport (HKIA) at Chek Lap 
Kok and North Lantau in the south (Plan 1). The full length of the proposed 
TM-CLKL is about 9 km and is a dual 2-lane carriageway.  Part of the road 
(about 5 km long) will be across Urmston Road in the form of a sea tunnel 
linking up Tuen Mun and North Lantau. 
 

4.2. On 21.8.2009, the proposed TM-CLKL was gazetted under the Roads 
Ordinance.  The Environmental Protection Department approved its 
environmental impact assessment report on 23.10.2009 and issued the 
Environmental Permit on 4.11.2009.  The CE in C approved and authorised the 
road works and reclamation of the TM-CLKL without modification under the 
Roads Ordinance on 18.10.2011.     As the proposed road project will involve 
reclamation at the waterfront of Area 40 in Tuen Mun, the OZP boundaries 
would need to be extended to cover the proposed reclamation area.  On 
6.8.2012, the Secretary for Development, under the delegated authority of the 
CE in C, directed the Board under section 3(1)(a) of the Ordinance to extend 
the planning scheme boundary of the OZP to cover the said area on the OZP. 

 
4.3. According to the gazetted drawings under the Roads Ordinance (Plans 2a to 

2e), the TM-CLKL northern landfall will involve reclamation at the waterfront 
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of Area 40 to the east of the River Trade Terminal.  The proposed maintenance 
depot and training ground, proposed administration building, reprovisioning of 
the Government facilities and berths, and ventilation building will be on the 
proposed northern landfall reclamation (Plans 2c to 2e).  Elevated roads will 
be provided linking up the northern landfall reclamation and the toll plaza in 
Area 46 (Plans 2b and 2c).  A proposed toll control building will be at the toll 
plaza in Area 46.  The construction of TM-CLKL is scheduled for 
commencement in mid 2013 for completion by end 2017. 
 

The Site and its Surroundings (Plans A-1 to A-4b) 
 

4.4. The northern landfall reclamation of TM-CLKL is currently water body and is 
not covered by the OZP except a minor portion at the western fringe which is 
within the “Other Specified Uses” annotated “River Trade Terminal” 
(“OU(RTT)”) zone (Plans A-3 and Plan A-4a). The site for the toll plaza of 
the TM-CLKL is currently used for golf course centre under short-term 
tenancy (STT) and the remaining area is mainly vegetated slopes.  It is mostly 
zoned “OU” annotated “Crematorium, Columbarium, Funeral Services Centre 
and Open Space” (“OU(C&C)”) with parts of areas zoned “Green Belt” 
(“GB”), undesignated “Government Institution or Community” (“G/IC”) and 
minor part in “Industrial (3)” (“I(3)”) zone (Plans A-3 and A-4b). 

 
4.5. To the west of the northern landfall reclamation is the RTT while to the north 

are the existing godowns and temporary industrial uses which form part of a 
larger industrial area in Area 40 mainly for some temporary industrial activities 
such as sawmills and open storages.  As regards the toll plaza, the surrounding 
area are hilly vegetated area with several vacant platforms zoned “OU(C&C).  
It is noted that Food and Health Bureau is examining an alternative 
columbarium site in Tsang Tsui.  Planning Department, and Civil Engineering 
and Development Department will commission, in late 2012, a consultancy 
study to examine the future uses of sites, amongst others, in Tuen Mun Areas 
40 and 46 adjacent to the TM-CLKL toll plaza (Plan 3). 
 

For Public Information and Reference Only 
 

4.6. According to legal advice, the incorporation of the authorized road works 
including the northern landfall area and the toll plaza into the OZP would not 
need to be regarded as amendment items. Regarding the consequential 
extension of the planning scheme boundary of the OZP by inclusion of the 
north landfall reclamation area and deletion of a portion of each of “OU(RTT)”, 
“OU(C&C)”, “GB”, “G/IC”, and “I(3)” for the northern landfall area and the 
toll plaza would also need not to be regarded as amendment items.  In this 
regard, a remark will be added to the OZP indicating that the road works and 
facilities and affected areas mentioned in paragraphs 4.3 and 4.4 above are 
shown on the OZP for information only. 
 
 

5. Proposed Rezonings 
 

5.1        Proposed Container and Cargo Handling and Storage Area 
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(a) As mentioned in paragraph 4.3 above, the TM-CLKL northern landfall 

will involve reclamation at the waterfront of Area 40. The reclamation is 
scheduled in early 2016 and would block the marine frontage of an 
existing godown (Chu Kong Godown Wharf & Transportation Co., Ltd. 
(CKGW) (Plan 4), a subsidiary of Chu Kong Shipping Enterprises (Group) 
Company Limited (CK).   

 
The Existing Site 
 
(b) The CK currently owns two godowns of 5 storeys each and a marine 

frontage of 86m in length on TMTL 320 and TMTL 316 at Ho Yeung 
Street in Tuen Mun Area 40 for the berthing of vessels from Mainland 
China, loading/unloading of containers as well as consolidation/de-
consolidation of cargoes and their warehousing.  The total site area of 
CKGW’s existing facilities in Ho Yeung Street is 13,077m2, which 
comprises an open yard of 6,612m2 for the stacking of containers up to a 
total of 8 layers, and warehousing and ancillary facilities 1

 

 of 6,465m2 
housed in multi-storey buildings with a total gross floor area (GFA) of 
about 25,700m2.   

(c)  CKGW plays an important role in facilitating river trade between Hong 
Kong and the Pearl River Delta region.  According to CK, CKGW 
operates to 27 ports in the region and handles around 210,000 Twenty-foot 
Equivalent Units (TEUs) a year (which is equivalent to about 3% of Hong 
Kong’s river trade throughput for 2011) with about 40 vessel arrivals each 
day.  The cargoes handled include daily supplies such as food, papers, 
daily commodities, construction materials and electric goods from the 
Mainland.  The cargoes are transported out of CKGW either through 
vessels or by trucks through Lung Mun Road.   

 
The Proposed Development 
 
(d) The planned reclamation works for the construction of TM-CLKL in early 

2016 will completely close the marine access to CKGW (about 86m), 
rendering it unable to continue its existing operation.  In view of this, CK 
has requested the Government to provide a site with marine access for the 
continued operation of CKGW. 

 
(e) Having considered the contributions made by CK towards the 

development of the logistics industry and the importance of CKGW in 
CK’s river trade network, the Transport and Housing Bureau (THB) has 
given in-principle policy support to provide a site of about 23,800m2 with 
marine access at about 850m from the existing CK’s facilities at the future 
northern landfall reclamation.  According to THB, the site to be designated 
as container and cargo handling and storage area (CCHSA) (Plan 4) is 
proposed to be granted at full market premium to reprovision the essential 

                    
1 They include office space, maintenance workshop, container loading/unloading platforms, etc. 
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facilities of CKGD to enable it to continue its current mode and scale of 
operation.  The essential facilities to be reprovisioned at the new site 
include an open yard for the stacking of containers unloaded from / to be 
loaded to vessels, a container freight station for the consolidation / de-
consolidation of urgent consignments 2

 

, and ancillary facilities covering 
office space, maintenance workshop, container loading and unloading 
platforms and vehicle waiting area.        

(f) With a marine frontage of 238m following the elongated shape of the TM-
CLKL northern landfall, the proposed CCHSA has an area of about 
23,800m2  comprising (i) 11,000m2 for open yard for container storage; (ii) 
8,000m2 GFA including 7,000m2 for a container freight station for the 
temporary storage of urgent consignments requiring immediate processing 
and 1,000m2 for ancillary office and maintenance/ repair workshops; and 
(iii) 4,800m2 uncovered area for ancillary facilities including internal 
vehicular access, loading/unloading area, vehicular waiting area and 
emergency vehicular access. 

 
(g) Due to the more stringent loading restriction of the CCHSA imposed by 

the tunnel structure of TM-CLKL underground, the stacking height of 
containers is reduced to 4-6 layers at the CCHSA compared to the 8 layers 
permitted for the existing site. Compared to the existing yard area of 
6,612m2, a larger container yard of 11,000m2 is therefore required for 
handling a similar number of containers at the CCHSA. Since the CCHSA 
is located about 850m away from the existing site, a small scale container 
freight station with ancillary office and maintenance/repair workshop of 
8,000m2 is required for the temporary storage of urgent consignments 
requiring immediate processing and for meeting the operational needs.  As 
part of the marine frontage will be taken up by the above mentioned 
facilities due to the elongated shape of the site with a width of 100m, the 
effective marine frontage available for vessels berthing will be reduced to 
about 128m.  

 
(h)  According to THB, the CCHSA is intended to reprovision only the 

essential facilities of CKGW for continuing the existing wharf operation 
and the proposal does not cater for any possible expansion of CKGD.  The 
marine traffic routing via the Urmston Road and road traffic routing via 
Lung Mun Road will remain similar to that at the existing site, and the 
marine and road traffic as well as the environmental impacts generated 
from the CCHSA shall be comparable to that generated from the existing 
site. 

 
Traffic, Environmental and Visual Aspects 

 
(i) On traffic aspect, the Commissioner for Transport (C for T) states that 

since the width of the public road serving the proposed development will 
maintain at 10.5m wide which is the same as the width of Ho Yeung Street, 

                    
2 Cargoes with a lower priority will be taken to the existing godowns for further processing or storage. 
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there would not be substantial changes in the level of services of the 
proposed development.  As such, C for T considers that a traffic impact 
assessment is not necessary for the proposed development on the 
reclamation area. The Director of Marine (D of M) also indicates no 
comments on the proposal. 
 

 
(j)  The CCHSA site will be subject to a building height restriction of 20 mPD 

which does not apply to containers stacks and crane structures.  The 
building height restriction is lower than that of the adjacent River Trade 
Terminal (RTT) of 30mPD.  Regarding the stacking height of containers 
on the CCHSA, a maximum of 6 containers above the tunnel structure of 
TM-CLKL (with only a maximum of 4 containers on other part of the 
reclamation area) (Plan 4)) would be lower than those on RTT with a 
maximum stacking height of 8 containers.  Against the similar container 
storage and handling activities at the RTT site as a background 
development, the proposed development on site would not pose adverse 
visual impacts on the surrounding environment.   

 
(k) It should also be noted that there is no sensitive receiver nearby and the 

closest residential development Melody Garden in Tuen Mun is quite far 
away (about 1,700 m).  Together with a maximum GFA restriction of 
8,000 m2, the resultant development will unlikely be bulky and visually 
intrusive. DEP comments that the proposed development is not a 
Designated Project under the EIAO and thus a formal EIA is not required 
under the EIAO. 

 

(l) It is considered that the proposed development in general is compatible  
with the existing adjacent River Trade Terminal and industrial uses in 
Area 40 and the proposed uses on the reclamation including highways 
ancillary facilities viz. the ventilation building, tunnel maintenance centre 
and administration building, petrol filling station, Fire Station and 
Customs Building and planting areas.  Relevant departments, including 
Project Manager/HZMB of Highways Department have no objection to the 
proposed development. 

  
5.2         Proposed Road Reserve 
 

(a)  As mentioned in paragraph 4.1, the TM-CLKL will link up with the 
TMWB to the north (Plan 1).  According to the gazetted drawings of TM-
CLKL (Plans 2a and 2b), two sites at the central part of the toll plaza of the 
TM-CLKL will be reserved for the road works of the TMWB.  As these two 
sites are not covered by the TM-CLKL authorised by CE in C, it is proposed 
to rezone these two sites which are embraced by the toll plaza of TM-CLKL  
to area shown as ‘Road’ to cater for the future road works. 

 
The Site and its Surroundings (Plans A-1, A-2, A-3 and A-4b) 
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(b) The two pieces of land are currently partly used for golf course centre under    
short-term tenancy (STT) and the remaining area is mainly vegetated slopes.  
They are partly zoned “OU(C&C)”, “GB” and “G/IC” on the OZP.   (Plans 
A-1, A-2, A-3, and A-4b). 

 
(c) The proposed road reserve sites are surrounded by the TM-CLKL toll plaza.  

As given in paragraph 4.5, a consultancy study will be commissioned on the 
future uses for sites in Areas 40 and 46 adjacent to the TM-CLKL toll plaza. 

 
 

6. Proposed Amendments to Matters shown on the Plan (Appendix B, Plan A-1)   
 

Based on paragraphs 5.1 and 5.2 above, the proposed amendments to the OZP are as 
below: 

 
(a) Amendment Item A (about 2.38ha) 

Incorporation of “OU” annotated “Container and Cargo Handling and Storage 
Area” zone on the proposed reclamation area of TM – CLKL.  The proposed 
maximum building height restriction of 20mPD and the proposed maximum 
GFA of 8,000m2  will be stipulated in the Notes.    

 
(b) Amendment Item B (about 1.84ha) 
 Rezoning parts of Area 46 from “OU” annotated “Crematorium, Columbarium, 

Funeral Services Centre and Open Space”, “GB”, and  “G/IC” to area shown as  
‘Road’.   
 
 

7. Proposed Amendments to the Notes (Appendix C) 
 

The proposed amendments to the Notes of the OZP which are shown on the revised 
Notes with the proposed additions highlighted in bold and italics at (Appendix C).  The 
proposed amendment to the Notes is for incorporation of a new set of Notes, including 
schedule of uses, planning intention and remarks for the “OU” annotated “Container 
and Cargo Handling and Storage Area”.   

 
 
8. Revision to the Explanatory Statement of the OZP (Appendix D) 

 
The Explanatory Statement (ES) of the OZP has been updated in association of the TM-
CLKL and the proposed amendments as mentioned in the above paragraphs.  
Opportunity is also taken to update the ES for “Comprehensive Development Area (2)” 
(“CDA(2”).  On 17.8.2012, after hearing a representation (No.R/S/TM/29-6) on the 
previous amendment of a “CDA(2)” zone in Tuen Mun Area 9 as mentioned in 
paragraph 2.2 above, the Town Planning Board did not uphold the representation but 
agreed that the the ES for “CDA(2)” zone on the OZP would need to be amended to 
clarify the planning intention of “CDA(2)” zone is primarily for commercial use. ‘Flat’ 
use has been included in the Column 2 of the Notes of the “CDA(2)” zone only to 
provide flexibility if the future development could suitably address the 
industrial/residential interface problem.  Non-domestic development will be subject to 
the maximum plot ratio of 9.5 as stipulated in the Notes but the development intensity 
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of any mixed development involving residential element will be subject to the 
maximum permissible level of 5/9.5 for domestic/ non-domestic uses generally 
applicable to the New Town.   Therefore, paragraph 9.2.4 of the ES is amended 
accordingly.   As the above remarks are also applicable to the “C (1)” zone located in 
Tuen Mun Area 9, corresponding amendments are also provided to paragraph 9.1.4 of 
the ES for the “C(1)” zone.   A copy of the revised ES with the proposed additions 
highlighted in bold and italics and deletions in ‘cross-out’ is at Appendix D.  
 
 

9. Consultation 
 
9.1. Tuen Mun District Council (TMDC) and Traffic and Transport Subcommittee 

of TMDC were consulted on 5.5.2009 and 13.7.2012 respectively on the TM-
CLKL, and the proposed “Container and Cargo Handling and Storage Area” 
site on the reclamation area respectively.  No adverse comments were received.  
Departments and bureaux consulted also have no adverse comments on the 
OZP amendments.  Their comments have been reflected in the proposals where 
appropriate.   

 
9.2. Should the Committee agree on the proposed amendments, TMDC will be 

consulted again during the two-month exhibition period of the draft Tuen Mun 
OZP No. S/TM/29A (to be renumbered to S/TM/30 upon exhibition) for public 
inspection under section 7 of the Ordinance.  Publication of the proposed 
amendments to the OZP under the provision of the Ordinance is a statutory 
channel to solicit public views.  

 
 

10. Decision Sought 
 
Members are invited to: 
 
(a) agree the proposed amendments to the draft Tuen Mun OZP No. S/TM/29 as 

shown on the draft Tuen Mun OZP No. S/TM/29A at Appendix B (to be 
renumbered to No. S/TM/30 upon exhibition) and its Notes at Appendix C are 
suitable for exhibition for public inspection under section 7 of the Ordinance;  
 

(b) adopt the revised ES at Appendix D for the draft Tuen Mun OZP No. 
S/TM/29A as an expression of the planning intention and objectives of the 
Board for various land use zones on the Plan; and 

 
(c) agree that the revised ES was suitable for exhibition together with the draft 

Tuen Mun OZP No. S/TM/29A (to be renumbered to S/TM/30 upon exhibition) 
and issued under the name of the Board.   

 
 

11. Attachments 
  

Appendix A 
 

Draft Tuen Mun Outline Zoning Plan No. S/TM/29 
 

Appendix B Draft Tuen Mun Outline Zoning Plan No. S/TM/29A 
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Appendix C 
 

Notes of the Draft Tuen Mun Outline Zoning Plan No. S/TM/29A 
 

Appendix D Explanatory Statement of the Tuen Mun Outline Zoning Plan No. 
S/TM/29A 
 

Plan 1 
 

Overall Indicative Alignment of TM-CLKL  
 

Plan 2a to 2e 
 
 
Plan 3 
 
 
Plan 4 

TM-CLKL Gazetted Drawings for Northern Landfall and Toll 
Plaza  under the Roads Ordinance 
 
Proposed Study Area of the Planning and Engineering Study of 
Tuen Mun Areas 40 and 46 
 
Proposed Chu Kong Site on the northern landfall of TM-CLKL 
 

Plan A-1 Comparison of Current OZP and Amended OZP 
 

Plan A-2 Site Plan for Amendments A and B 
 

Plan A-3 
 

Aerial Photo for Amendments Items A and B 

Plan A-4a Site Photo for Amendment Item A  
 

Plan A-4b Site Photo for Amendment Items A and B 
  
 
 
 
 
 
 
 
 

 

PLANNING DEPARTMENT 
AUGUST 2012 
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