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1 Introduction 

 

The purpose of this paper is to: 

 

(a) report on the results of the consultation with the Tsuen Wan District Council 

(TWDC) and the Islands District Council (IsDC) on the draft Siu Ho Wan 

Outline Zoning Plan (OZP) No. S/I-SHW/B; and 

 

(b) seek Members’ agreement that the draft Siu Ho Wan OZP No. S/I-SHW/B, its 

Notes and Explanatory Statement (ES) (Attachments I to III) are suitable for 

exhibition for public inspection under section 5 of the Town Planning 

Ordinance (the Ordinance). 

 

 

2 Background 

 

2.1 On 5.1.2018, the Town Planning Board (the Board) gave preliminary 

consideration to the draft Siu Ho Wan OZP No. S/I-SHW/B (TPB Paper No. 

10374). The TPB Paper No. 10374  and an extract of the minutes of the Board’s 

meeting held on 5.1.2018 are at Attachments IV and V respectively for 

Members’ reference. The Siu Ho Wan OZP is required to stipulate necessary 

planning control over the area which is currently not covered by any statutory 

plan. 

 

2.2 At the meeting on 5.1.2018, some Members commented that the waterfront area 

should be accessible by the general public and the requirements should be 

clearly reflected on the draft OZP. Consideration should be given to the 

provision of cycle tracks along the waterfront. The Board therefore agreed that, 

in order to guide the preparation of layout plan of the proposed topside 

development of the Siu Ho Wan depot, the ES should be revised with respect to 

the requirement for better connection to the waterfront and possible setback of 

the podium for provision of more space for cycle track network and amenity, 

and reference could be made to the discussion of the Advisory Council on 

Environment (ACE) on the Environmental Impact Assessment (EIA) reports for 

the proposed topside development. Subject to the above, the Board agreed that 

the draft OZP (Plan 1) was suitable for consultation with TWDC and IsDC. 

 

2.3 Accordingly, refinements have been made to ES on urban design requirements 

as highlighted in paragraphs 2.4(g)(iv) and (v) below. The draft OZP, its Notes 

and the revised ES were submitted to TWDC and IsDC for consultation. 
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2.4 For Members’ ease of reference, major land use proposals of the draft Siu Ho 

Wan OZP No. S/I-SHW/B have been highlighted in the TPB Paper No. 10374 

(Attachment IV) and are recapitulated below (Plan 1):  

 

 “Government, Institution or Community” (“G/IC”): Total Area 15.54 ha 
 

(a) Most of the “G/IC” sites are to reflect the existing Government, Institution 

or Community (GIC) uses, such as the Siu Ho Wan Government 

Maintenance Depot, Siu Ho Wan Vehicle Pound/Vehicle Examination 

Centre and Weigh Station and Sham Shui Kok Chlorine Loading and 

Unloading Area. Sites are also reserved for other potential/proposed GIC 

uses including the service reservoirs to the east of the existing Siu Ho Wan 

Water Treatment Works (SHWWTW) which are intended to serve Tung 

Chung New Town Extension (TCNTE) and other planned developments 

in North Lantau. Other “G/IC” sites are now occupied by temporary uses 

including works areas and bus depots and long-term uses of these sites are 

yet to be designated. 

 

“Other Specified Uses” (“OU”) Total Area: 63.60 ha 
 

This zoning denotes land allocated or reserved for specified uses including the 

following: 
 

“Railway Depot and Public Transport Interchange with 

Commercial/Residential Development” 
 

(b) This zone is intended primarily to provide land for railway depot with 

commercial and/or residential development above with the provision of 

public transport interchange, GIC facilities and other supporting facilities.  

This site is at present occupied by the Mass Transit Railway (MTR) Siu 

Ho Wan Depot. The zoning is to facilitate appropriate planning control 

over the development mix, scale, design and layout of development, 

taking account of various environmental, traffic, infrastructure and other 

constraints as well as air ventilation and visual considerations.  
 

(c) To ensure that development or redevelopment would be developed and 

designed in an integrated manner, an applicant should submit a 

development or redevelopment proposal in the form of a layout plan with 

supporting documents, including environmental, drainage and sewerage, 

traffic and transport, air ventilation, visual and other relevant assessment 

reports, landscape and urban design proposal including connectivity 

proposals, as well as other materials as specified in the Notes of Plan for 

the approval of the Board. Adequate open space and GIC facilities shall be 

provided within the development to serve the future residents and the 

community. 

 

(d) Development and/or redevelopment in this “OU” site are subject to a 

maximum domestic GFA of 1,040,000 m
2
 and a maximum non-domestic 

GFA of 30,000 m
2
 for commercial use, which are demonstrated by an 

indicative scheme as part of the submission approved under the EIA 

Ordinance and justified by Mass Transit Railway Corporation Limited 
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(MTRCL)’s supporting assessments. In addition, a public transport 

interchange, three 30-classroom schools, a total number of 24 

kindergarten classrooms and a minimum of 4,000 m
2
 GFA for social 

welfare facilities as required by the Government shall be provided within 

this “OU” site. A minimum of 75,600 m
2
 open space will be provided to 

serve future residents. According to the indicative scheme submitted by 

MTRCL, the proposed development would provide a total of about 14,000 

flats for a total population of about 37,800. 

 

(e) In determining the maximum GFA of the development and/or 

redevelopment in this “OU” site, the GFA for railway uses, public 

transport interchange, schools, GIC or social welfare facilities, as required 

by the Government, or covered walkway may be exempted from GFA 

calculation. 

 

(f) It is envisaged that the proposed development will comprise a podium 

accommodating the railway depot, public transport interchange, 

commercial/retail facilities and car parking facilities. Domestic towers 

will be provided above the landscape deck. The existing railway depot 

will be migrated by phases and a deck will be constructed on top of the 

depot to facilitate the commercial/residential development atop. The 

proposed commercial/ residential development atop will also be 

implemented by phases to tie in with the migration work of the railway 

depot. The phased development should be self-contained and sustaining in 

provision of GIC facilities. 

 

(g) Since the site is in elongated configuration sitting along the foothill facing 

the seafront, a number of urban design measures as demonstrated in the 

indicative scheme in support of the EIA should be made reference for the 

future development on the site. These include: 

 

(i) provision of at least four 30m-wide major air/visual corridors that 

generally align in the north-south and east-west directions and at 

least six 15m-wide supplementary air/visual corridors that 

generally align in the northwest-southeast direction amongst the 

residential towers to facilitate sea breeze penetration and improve 

visual permeability; 
 

(ii) building disposition to enhance visual permeability, e.g.  adoption 

of curvilinear layout for buildings along the southern site 

boundary;  
 

(iii) provision of  stepped building height profile with building heights 

gradually reduced from northeast to the southwest nearer to Tai 

Ho Wan. According to an indicative development scheme 

prepared by MTRCL for the approved EIA, building height of the 

residential towers ranges from 86 mPD to 106 mPD;  
 

(iv) submission of a connectivity proposal including but not limited to 

provision of all-weathered pedestrian walkway/linkage from 
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different parts of the development within the site to the proposed 

railway station and commercial facilities, vertical connections at 

appropriate intervals between the podium deck and the waterfront, 

as well as the cycle track network and open space network to 

enhance both internal and external connectivity and walkability 

within the site and also to the adjacent waterfront and nearby 

TCNTE; and 

 

(v) landscape planting on podium/deck and vertical greening on 

façades as well as viewing balcony at podium level should be 

provided.  Planting along the edges and terraced design with 

greening should be applied to the podium for further visual relief 

of the long façade along both the North Lantau Highway (NLH) 

and the waterfront.  Further setback of depot from the waterfront 

with local recess in some parts at ground level should be explored 

to create more space for cycle track, tree planting and 

aesthetically pleasing landscape design for public enjoyment and 

amenity.  
 

(h) The project proponent should examine design concepts and give due 

considerations to further alleviate the landscape and visual impact of the 

residential buildings and podium with a view to harmonizing with the 

landscape character of the surrounding area. Landscape and urban design 

proposals for the proposed development including but not limited to the 

features as mentioned in paragraph (g) above should be submitted for 

approval by the Board upon application under section 16 of the 

Ordinance. Future developments within this zone should follow 

Sustainable Building Design Guidelines to achieve higher building 

permeability and improve wind environment. 
 

(i) The building height for the developments within this zone is subject to the 

gazetted Airport Height Restriction Plan (AHRP) and any potential 

amendments to the gazetted AHRP related to the Expansion of Hong 

Kong International Airport (HKIA) into a three runway system (3RS) 

Project. No part of building or buildings or other structure or equipment 

erected or to be erected within the Area (or any addition or fitting to such 

building or buildings or structure or equipment) shall exceed the 

“restricted height” prescribed under the Hong Kong Airport (Control of 

Obstructions) Ordinance (Cap. 301), usually referred to as AHR, or any 

amendment thereto. 
 

(j) Aircraft noise due to overflight of approaching and departing aircraft from 

HKIA is anticipated for the proposed development. The developer(s) 

should explore and review the use of acoustic insulation in form of 

well-gasketted window to enhance the indoor living environment. 
 

(k) With the future 3RS operations in HKIA, a review of the existing AHR for 

the current 2RS operations is being conducted. Subject to verification of 

the new AHR, possible AHR relaxation can take effect administratively. 

As such, there is scope to further maximise the development potential of 
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the site. To provide flexibility for maximizing development potential of 

the site upon relaxation of AHR and for innovative design adapted to the 

characteristics of the site and planning circumstances, relaxation of the 

GFA restriction may be considered by the Board through the planning 

application system.  Each proposal will be considered on its individual 

planning merits.   
 

“Water Treatment Works” 
 

(l) The site includes an existing water treatment works and a raw water 

booster pumping station to its northwest.  The water treatment works treat 

water from Tai Lam Chung Reservoir and Shek Pik Reservoir before 

supplying to Tung Chung, Discovery Bay, HKIA, Siu Ho Wan, Penny’s 

Bay and other settlements in North Lantau.  
 

“Sewage Treatment Works” 
 

(m) This zone is intended primarily for the provision of sewage treatment 

works serving the needs of the community.  A site to the southeast of NLH 

has been developed into a sewage treatment works serving Tung Chung, 

HKIA, Siu Ho Wan and Penny’s Bay.   
 

(n) The sewage treatment works will need further fitting-out, expansion and 

upgrading in order to cope with the additional sewage arising from the 

medium-term and long-term developments in North Lantau, including 

TCNTE, 3RS of HKIA, Siu Ho Wan Development, etc. The proposed 

expansion of the SHWSTW to its immediate west will be subject to 

further study. 
 

“Organic Resources Recovery Centre” 
 

(o) This zone is intended primarily to designate land for Organic Resources 

Recovery Centre (Phase I) (ORRC1) developed by Environmental 

Protection Department.  The ORRC1 is currently under construction. 
 

“Refuse Transfer Station” 
 

(p) This zone is intended primarily to designate land for refuse transfer 

station.  This zone is occupied by a refuse transfer station.  It receives 

solid waste collected from the HKIA, Tung Chung New Town, Kwai 

Chung, Tsuen Wan as well as additional solid waste from the HKIA 

wastewater treatment plant.  The consolidated waste will eventually be 

transferred by barges to the West New Territories Landfill for disposal.  
 

“Columbarium” 
 

(q) This zone is intended primarily to designate land for columbarium use and 

garden of remembrance. It is located at the western side of Sham Shui 

Kok Drive near NLH and the proposed Road P1. The site can provide 

about 26,000 niches and a garden of remembrance.  
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“Pumping Station and Associated Facilities” 
 

(r) This zone is intended primarily to designate land for pumping station and 

associated facilities. This zone covers a Potable Water Booster Pumping 

Station near SHWWTW along Discovery Bay Tunnel Link, which serves 

Discovery Bay and is in operation. 

 

 “Green Belt” (“GB”) Total Area: 68.04 ha 

 

(s) The lowland slopes adjoining the Lantau North (Extension) Country Park 

is zoned “GB” in order to preserve the natural vegetation and to serve as 

buffer between the developed areas and country park.  This area is largely 

undeveloped hill slopes except for a few informal footpaths.  The hilly 

area consists of scrubland/shrubland with some existing trees scattered 

around.  At higher level, the hillsides are characterised by grassland and 

scattered rock outcrops. 

  

 

3 Consultation on the draft OZP 

 

3.1 TWDC and IsDC were consulted on the draft OZP at their meetings on 

30.1.2018 and 12.2.2018 respectively. Whilst members of TWDC and members 

of IsDC have no objection to the draft Siu Ho Wan OZP, they express concerns 

on road and rail traffic impacts as well as the development intensity of proposed 

topside development on Siu Ho Wan depot, and request to enhance the 

provision of vehicular and pedestrian connections to improve the accessibility 

of the Area. The major comments of members of TWDC and IsDC on land use 

planning on the draft OZP are summarized below: 
 

Planning Intention 

 

(a) the proposed topside development of the Siu Ho Wan depot is one of the 

measures identified under the Government’s multi-pronged approach for 

increasing housing land supply. The planning intention of the draft OZP in 

reserving land for GIC facilities and supporting infrastructure as well as in 

facilitating sustainable residential/commercial development and 

maximising the development potential on suitable land is generally 

supported. However, some members of TWDC consider that the “GB” 

zone should be enlarged to provide wider buffer between country park and 

the development areas. 
 

Road and Rail Traffic Impacts 

 

(b) Upon full development, the proposed topside development at Siu Ho Wan 

depot would provide a total of about 14,000 flats for a total population of 

about 37,800. Members of TWDC and IsDC raise concerns on the 

increased traffic (both road and rail traffic) generated by the proposed 

development which may overload the strategic road/rail network in North 

Lantau and at the downstream side in Tsuen Wan area, especially at the 
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critical section in Tsing Ma Bridge. Together with TCNTE, other planned 

developments in North Lantau and the possible Siu Ho Wan reclamation, 

the overall long-term traffic impact should be assessed and reviewed in a 

holistic and cumulative manner. 
 

Siu Ho Wan Depot Topside Development 

 

(c) One member of TWDC opines that the development intensity of the 

proposed topside development at Siu Ho Wan depot should be reduced in 

view of the potential adverse traffic impact to Tsing Ma Bridge and the 

potential aircraft noise impact. In addition, the provision of subsidised 

housing within the proposed topside development should be considered. 

On the other hand, some IsDC members consider that the development 

potential of the site should be maximised. 

 

(d) Some members of TWDC consider that various urban design 

considerations should be incorporated in formulating the proposed topside 

development scheme, including the adoption of stepped building height 

profile to enhance visual interest and the provision of pedestrian 

connections to the surrounding areas. One member of IsDC supports the 

current stepped building height profile with building heights gradually 

reduced from northeast to the southwest nearer to Tai Ho Wan in order to 

reduce the visual impacts to Tai Ho Estuary. 
 

Provision of Community and Social Welfare Facilities 
 

(e) Some members of IsDC opine that the provision of community and social 

welfare facilities should be thoroughly considered to take account of the 

population increase, public aspirations on the additional social welfare 

service and relevant government bureau/departments’ requirements with a 

view to not only serving local demand, but also on a wider context at this 

early planning stage.  
 

Proposed Columbarium Development at Sham Shui Kok 

 

(f) Members of TWDC consider the Government should explore to 

accommodate more number of niches at the proposed columbarium 

development at Sham Shui Kok in order to maximize the development 

potential within a single location. They raise concern on traffic 

arrangement for the proposed columbarium and consider that the detailed 

design of it should take into account the feasibility of connecting the site 

directly to the highway as well as other pedestrian connection to the 

surrounding areas. 
 

 

4 Planning Department’s Responses 

 

4.1 In consultation with departments concerned, the Planning Department 

(PlanD)’s responses to the above comments are as follows: 
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Planning intention  
 

(a) According to the recently promulgated Sustainable Lantau Blueprint, the 

“North Lantau Corridor” covering TCNTE, the Topside Development at 

HKBCF Island and Siu Ho Wan Development is proposed mainly for 

economic and housing development. Siu Ho Wan has the potential to 

accommodate housing development with appropriate development 

intensities. The topside development of Siu Ho Wan depot is in line with 

the Government policy for rail-based development to facilitate fast and 

mass movement of people in an environmentally-friendly mode of 

transport. 

 

(b) It is considered that the general planning intention of the Area is 

appropriate while relevant government departments have no adverse 

comments on the current zonings to reserve land for GIC facilities and 

supporting infrastructure as well as facilitate sustainable 

residential/commercial development and maximise the development 

potential on suitable land. The support of DC members of such planning 

intention is noted. 

 

(c) Regarding comments on the designation of larger “GB” zone on the draft 

OZP, it should be noted that the zoning of “GB” is proposed after careful 

land use review to reflect the planning circumstances of the Area. The 

“GB” zone generally covers hillslopes and natural vegetations including 

scrubland/shrubland adjoining the Lantau North (Extension) Country 

Park. Designation of the “GB” zone not only conserves the natural and 

landscape characters of the Area, but also serves a buffer between the 

development areas and the Country Park. While areas to the north are 

covered by existing/planned GIC uses, further extension of the “GB” to 

the south is not necessary as the area is already within the Lantau North 

(Extension) Country Park. 
 

Road and Rail Traffic Impacts 

 

(d) In response to the policy initiative to make full use of the potential of land 

along railway for property development, MTRCL submitted a technical 

study report to the Government to explore the feasibility of the residential 

and commercial development atop the depot. A traffic and transport 

impact assessment (TTIA) has been undertaken to assess the traffic 

impact and public transport facilities requirement based on the existing 

and planned road and railway networks, with due consideration of various 

committed project in North Lantau. A possible railway station at Siu Ho 

Wan has been explored by the MTRCL to provide train service for the 

residents of the proposed property development atop. According to the 

initial findings by MTRCL, there would be sufficient road capacities to 

support the proposed topside development with Route 11 and Road P1 

(Tai Ho to Sunny Bay Section) which are expected to be available before 

the Assessment Year of 2038 in the TTIA. 
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(e) Notwithstanding the above, according to the draft OZP, the project 

proponent of the topside development is required to submit a proposal in 

the form of a layout plan with supporting technical assessments for the 

approval of the Board. Government departments would have further 

opportunities to review the traffic impact arising from the proposed 

topside development under the process. 
 

Siu Ho Wan Depot Topside Development 

 

(f) According to the indicative development scheme submitted in MTRCL’s 

technical study report, the depot site with a total site area of about 30ha, 

could be designated for a mix of residential and commercial development 

including 1,040,000m
2
 GFA for domestic use and 30,000 m

2
 GFA for 

commercial/retail use atop railway depot with supporting facilities. 

Preliminary technical assessment on various aspects including traffic and 

transport, air ventilation, environmental, sewerage, drainage, water 

supply and utilities, quantitative risk, geotechnical and structural 

feasibility, landscape and visual for the proposed residential and 

commercial development atop Siu Ho Wan depot have been undertaken to 

review the feasibility of the development proposal and the required 

supporting infrastructure. 
 

(g) Relevant Environmental Impact Assessments (EIAs) for the proposal 

were submitted under the EIA Ordinance.  On 29.11.2017, the EIA 

Reports for “Siu Ho Wan Station and Siu Ho Wan Depot Replanning 

Works” and “Proposed Comprehensive Residential and Commercial 

Development atop Siu Ho Wan Depot” were approved with conditions in 

accordance with the provisions of the EIA Ordinance (Cap.499). 
 

(h) The designation of subject “OU(Railway Depot and Public Transport 

Interchange with Commercial/Residential Development)” zone is 

intended primarily to facilitate appropriate planning control for the 

development of railway depot with commercial and/or residential 

development above with the provision of public transport interchange, 

GIC facilities and other supporting facilities. To ensure that development 

or redevelopment would be developed and designed in an integrated 

manner, an applicant is required to submit a development or 

redevelopment proposal in the form of a layout plan with supporting 

technical documents. Provision of subsidized housing, if any, could be 

incorporated in the proposed scheme to be submitted under the planning 

application system for the Board’s consideration. 
 

(i) Since the site is in elongated configuration sitting along the foothill facing 

the seafront, a number of urban design measures as demonstrated in the 

indicative scheme in support of the EIA should be made reference for the 

future development on the site. As clearly stated in the ES of the draft 

OZP, the project proponent should examine design concepts and give due 

considerations to further alleviate the landscape and visual impact of the 

residential buildings and podium with a view to harmonizing with the 

landscape character of the surrounding area. Future developments within 
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this zone should also follow Sustainable Building Design Guidelines to 

achieve higher building permeability and improve wind environment.  
 

(j) Aircraft noise due to overflight of approaching and departing aircraft from 

HKIA is anticipated for the proposed development and has been assessed 

and considered under the EIA process. The developer(s) should also 

explore and review the use of acoustic insulation in form of 

well-gasketted window to enhance the indoor living environment in 

accordance with the mitigation measures proposed under the approved 

EIA. 
 

Provision of Community and Social Welfare Facilities 
 

(k) Relevant government departments would keep in view the need for 

community and social welfare facilities to be provided in the Area subject 

to detailed consideration and assessments on, inter alia, population, 

provision standards and resources availability. As also stated in the ES of 

the OZP, a minimum of 4,000 m
2
 gross floor area for social welfare 

facilities as required by the Government would be provided within the 

“OU(Railway Depot and Public Transport Interchange with 

Commercial/Residential Development)” zone. 
 

Proposed Columbarium Development at Sham Shui Kok 

 

(l) The designation of “OU(Columbarium)” zone located at the western side 

of Sham Shui Kok Drive near NLH and the proposed Road P1 is intended 

primarily to reserve land for columbarium use and garden of 

remembrance. Preliminary assessment has been conducted under a 

feasibility study of potential sites for columbarium development in Tsuen 

Wan.  According to the preliminary proposal by Food and Environmental 

Hygiene Department, the site can provide about 26,000 niches and a 

garden of remembrance.  

 

(m) The goverment will carry out the detailed design for the columbarium in 

due course. An Engineering Feasibility Study (EFS) Review will be 

commissioned by Civil Engineering and Development Department in 

2018 to explore the possibility to develop additional niches and 

recommend traffic arrangement at the subject site, with due consideration 

of comments from members of TWDC. Relevant planning considerations 

including access arrangement, hazard assessment, infrastructure capacity 

and visual impact, etc. will be taken into account during the review of EFS 

and detailed design of the proposed columbarium development. 
 

4.2 In summary, no amendments to the draft OZP are proposed and the land use 

zonings on the draft OZP No. S/I-SHW/B as highlighted in paragraph 2.4 are 

considered appropriate. 

 

4.3 Refinements to the ES are highlighted (bold and italics for addition and cross 

out for deletion) at Attachment III for Members’ easy reference. 
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5 Consultation 

 

After the Board’s agreement to the publication of the draft Siu Ho Wan OZP under 

section 5 of the Ordinance, TWDC and IsDC will be consulted during the exhibition 

period of the OZP. 
 

 

6 Decision Sought 

 

Members are invited to: 

 

(a) note the comments from and responses to members of TWDC and IsDC on the 

draft Siu Ho Wan Outline Zoning Plan (OZP) No. S/I-SHW/B; 

 

(b) agree that the draft Siu Ho Wan OZP No. S/I-SHW/B (to be renumbered as 

S/I-SHW/1 upon gazetting) and its Notes (Attachment I and II) are suitable for 

exhibition for public inspection under section 5 of the Ordinance; 
 

(c) adopt the ES (Attachment III) as an expression of the planning intention and 

objectives of the Board for various land use zonings of the draft Siu Ho Wan 

OZP No. S/I-SHW/B; and 

 

(d) agree that the ES (Attachment III) is suitable for exhibition for public 

inspection together with the draft OZP and issued under the name of the Board. 

 

 

7 Attachments 

 

Plan 1 Proposed Land Uses of draft Siu Ho Wan Outline Zoning Plan 

(OZP) No. S/I-SHW/B 

Plan 2 Aerial Photo 

Plan 3 Existing Land Uses 

  

  

  

Attachment I Draft Siu Ho Wan OZP No. S/I-SHW/B 

Attachment II Notes of the draft Siu Ho Wan OZP No. S/I-SHW/B 

Attachment III Explanatory Statement of the draft Siu Ho Wan OZP No. 

S/I-SHW/B 

Attachment IV TPB Paper No. 10374 

Attachment V Extract of Minutes of the Town Planning Board Meeting held 

on 5.1.2018 
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