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Introduction

The purpose of this paper is to:

(a)

(b)

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

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).

Background

2.1

2.2

23

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.

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.

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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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 I'V) 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? and a maximum non-domestic
GFA of 30,000 m’ 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> GFA for social
welfare facilities as required by the Government shall be provided within
this “OU” site. A minimum of 75,600 m* 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.

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.

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.

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:

(1) 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;

(i1) 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
facades 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 facade 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.

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.

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.

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.

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.

E2]

“Water Treatment Works

() 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) (ORRCI1) developed by Environmental
Protection Department. The ORRCI1 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.



“Pumping Station and Associated Facilities”
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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

(©)

(d)

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.

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

Q)

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.

Planning Department’s Responses

4.1

In consultation with departments concerned, the Planning Department
(PlanD)’s responses to the above comments are as follows:



Planning intention

(2)

(b)

(©)

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.

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.

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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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

()

(2

(h)

(1)

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> GFA for domestic use and 30,000 m*> 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.

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).

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.

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.

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’ 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

(M

(m)

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.

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.

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.

Refinements to the ES are highlighted (bold and italics for addition and eress
out for deletion) at Attachment I1I 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;

(©) 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 I1 Notes of the draft Siu Ho Wan OZP No. S/I-SHW/B

Attachment I1I 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

PLANNING DEPARTMENT

MARCH 2018
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DRAFT SIU HO WAN OUTLINE ZONING PLAN NO. S/I-SHW/B

(Being a Draft Plan for the Purposes of the Town Planning Ordinance)
NOTES
(N.B. These form part of the Plan)

(D These Notes show the uses or developments on land falling within the boundaries of the
Plan which are always permitted and which may be permitted by the Town Planning
Board, with or without conditions, on application. Where permission from the Town
Planning Board for a use or development is required, the application for such
permission should be made in a prescribed form. The application shall be addressed to
the Secretary of the Town Planning Board, from whom the prescribed application form
may be obtained.

(2) Any use or development which is always permitted or may be permitted in accordance
with these Notes must also conform to any other relevant legislation, the conditions of
the Government lease concerned, and any other Government requirements, as may be
applicable.

(3) (a) No action is required to make the existing use of any land or building conform to
this Plan until there is a material change of use or the building is redeveloped.

(b) Any material change of use or any other development (except minor alteration
and/or modification to the development of the land or building in respect of the
existing use which is always permitted) or redevelopment must be always
permitted in terms of the Plan or, if permission is required, in accordance with the
permission granted by the Town Planning Board.

(c) For the purposes of subparagraph (a) above, “existing use of any land or building”
means -

(i)  before the publication in the Gazette of the notice of the first statutory plan
covering the land or building (hereafter referred as ‘the first plan’),

. a use in existence before the publication of the first plan which has
continued since it came into existence; or

. a use or a change of use approved under the Buildings Ordinance
which relates to an existing building; and

(i) after the publication of the first plan,

. a use permitted under a plan which was effected during the effective
period of that plan and has continued since it was effected; or

. a use or a change of use approved under the Buildings Ordinance
which relates to an existing building and permitted under a plan
prevailing at the time when the use or change of use was approved.
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(6)
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(10)

Except as otherwise specified by the Town Planning Board, when a use or material
change of use is effected or a development or redevelopment is undertaken, as always
permitted in terms of the Plan or in accordance with a permission granted by the Town
Planning Board, all permissions granted by the Town Planning Board in respect of the
site of the use or material change of use or.development or redevelopment shall lapse.

Road junctions, alignments of roads and railway tracks, and boundaries between zones
may be subject to minor adjustments as detailed planning proceeds.

Temporary uses (expected to be 5 years or less) of any land or building are always
permitted as long as they comply with any other relevant legislation, the conditions of
the Government lease concerned, and any other Government requirements, and there is
no need for these to conform to the zoned use or these Notes. For temporary uses
expected to be over 5 years, the uses must conform to the zoned use or these Notes.

The following uses or developments are always permitted on land falling within the
boundaries of the Plan except where the uses or developments are specified in Column
2 of the Notes of individual zones:

(a) provision, maintenance or repair of plant nursery, amenity planting, open space,
rain shelter, refreshment kiosk, road, bus/public light bus stop or lay-by, cycle
track, Mass Transit Railway station entrance, Mass Transit Railway structure
below ground level, taxi rank, nullah, public utility pipeline, electricity mast,
lamp pole, telephone booth, telecommunications radio base station, automatic
teller machine and shrine;

(b) geotechnical works, local public works, road works, sewerage works, drainage
works, environmental improvement works, marine related facilities, waterworks
(excluding works on service reservoir) and such other public works co- ordmated
or implemented by Government; and

(¢) maintenance or repair of watercourse and grave.

In any area shown as ‘Road’, all uses or developments except those specified in
paragraph (7) above and those specified below require permission from the Town
Planning Board: -

toll plaza, on-street vehicle park and railway track.

Unless otherwise specified, all building, engineering and other operations incidental to
and all uses directly related and ancillary to the permitted uses and developments within
the same zone are always permitted and no separate planning permission is required.

In these Notes, “existing building” means a building, including a structure, which is
physically existing and is in compliance with any relevant legislation and the
conditions of the Government lease concerned.
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GOVERNMENT, INSTITUTION OR COMMUNITY 1
OTHER SPECIFIED USES 2

GREEN BELT 7
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GOVERNMENT, INSTITUTION OR COMMUNITY

Column 1
Uses always permitted

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

Ambulance Depot

Animal Quarantine Centre (in Government
building only) ,

Broadcasting, Television and/or Film Studio

Cable Car Route and Terminal Building

Eating Place (Canteen, Cooked Food Centre only)

Educational Institution

Exhibition or Convention Hall

Field Study/Education/Visitor Centre

Government Refuse Collection Point

Government Use (not elsewhere specified)

Hospital

Institutional Use (not elsewhere specified)

Library

Market

Pier

Place of Recreation, Sports or Culture

Public Clinic

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container vehicle)

Recyclable Collection Centre

Religious Institution

Research, Design and Development Centre

School '

Service Reservoir

Social Welfare Facility

Training Centre

Wholesale Trade

Animal Boarding Establishment

Animal Quarantine Centre (not elsewhere
specified)

Columbarium

Correctional Institution

Crematorium

Driving School

Eating Place (not elsewhere specified)

Flat

Funeral Facility

Helicopter Landing Pad

Helicopter Fuelling Station

Holiday Camp

Hotel

House

Marine Fuelling Station

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

Private Club

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

Refuse Disposal Installation (Refuse Transfer
Station only)

Residential Institution

Sewage Treatment/Screening Plant

Shop and Services

Utility Installation for Private Project

Zoo

Planning Intention

This zone is intended primarily for the provision of Government, institution or community
facilities serving the needs of the local residents and/or a wider district, region or the territory. It is
also intended to provide land for uses directly related to or in support of the work of the
Government, organizations providing social services to meet community needs, and other

institutional establishments.
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OTHER SPECIFIED USES

Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

For “Railway Depot and Public Transport Interchange
with Commercial/Residential Development” only

Railway Depot Ambulance Depot
Railway Station Commercial Bathhouse/Massage
Railway Track Establishment

Eating Place

Educational Institution

Exhibition or Convention Hall

Flat

Government Refuse Collection Point

Government Use (not elsewhere specified)

Hotel

House

Information Technology and
Telecommunications Industries

Institutional Use (not elsewhere specified)

Library

Market

Off-course Betting Centre

Office

Petrol Filling Station

Pier

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 (excluding container
vehicle)

Recyclable Collection Centre

Religious Institution

Research, Design and Development Centre

Residential Institution

School

Shop and Services

Social Welfare Facility

Training Centre

Utility Installation for Private Project

(Please see next page)
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OTHER SPECIFIED USES (cont’d)

For “Railway Depot and Public Transport Interchange
with Commercial/Residential Development” only (cont’d)

Planning Intention

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, Government,
institution or community facilities and other supporting facilities. 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.

(a)

Remarks

An applicant for permission for development on land designated “Other Specified

Uses”

annotated “Railway Depot and Public Transport Interchange with

Commercial/Residential Development™ shall prepare a layout plan for the approval of
the Town Planning Board and include therein the following information:

(@)

(ii)

(iii)

(iv)

)

(vii)

(viti)

(ix)

)

the areas of the proposed land uses, the nature, position, dimensions, and heights
of all buildings to be erected in the area;

the proposed total site area and gross floor area (GFA) for various uses, total
number of flats and flat sizes, where applicable;

the details and extent of Government, institution or community (GIC) and
recreational facilities, public transport and parking facilities including cycle
parking spaces, and open space to be provided within the area;

the alignment, widths and levels of any access proposed to be constructed
within the area;

the landscape and urban design proposals, including connectivity proposals
within the area;

programmes of development in detail;

an environmental assessment report to examine any possible environmental
problems that may be caused to or by the proposed development during and
after construction and the proposed mitigation measures to tackle them;

a drainage and sewerage impact assessment report to examine any possible
drainage and sewerage problems that may be caused by the proposed
development and the proposed mitigation measures to tackle them;

a traffic and transport impact assessment report to examine any possible traffic
problems that may be caused by the proposed development and the proposed
mitigation measures to tackle them;

(Please see next page)
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OTHER SPECIFIED USES (cont’d)

For “Railway Depot and Public Transport Interchange
with Commercial/Residential Development” only (cont’d)

Remarks (cont’d)

(xi) an air ventilation assessment report to examine any possible air ventilation
problems that may be caused by the proposed development and the proposed
mitigation measures to tackle them;

(xii) a visual impact assessment report to examine any possible visual impacts that
may be caused by the proposed development and the proposed mitigation
measures to tackle them; and

(xiii)) such other information as may be required by the Town Planning Board.

No new development, or addition, alteration and/or modification to or redevelopment
of an existing building shall result in a total development and/or redevelopment in
excess of a maximum domestic GFA of 1,040,000 m? and a maximum non-domestic
GFA of 30,000 m” for commercial use, or the GFA of the existing building, whichever
is the greater.

In determining the relevant maximum GFA for the purposes of paragraph (b) above,
any floor space that is constructed or intended for use solely as car park,
loading/unloading bay, plant room and caretaker’s office, or caretaker’s quarters and
recreational facilities for the use and benefit of all the owners or occupiers of the
domestic building or domestic part of the building, provided such uses and facilities
are ancillary and directly related to the development or redevelopment, may be
disregarded. Any floor space that is constructed or intended for use solely as railway
depot/station and associated facilities, public transport interchange, schools, GIC or
social welfare facilities, as required by the Government, or covered walkway may also
be disregarded.

Based on the individual merits of a development or redevelopment proposal, relaxation
of the GFA restrictions stated in paragraph (b) above may be considered by the Town

Planning Board on application under section 16 of the Town Planning Ordinance.

(Please see next page)



S/I-SHW/B
-5-

OTHER SPECIFIED USES (Cont’d)

Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

For “Water Treatment Works” Only

Water Treatment Works Government Use (not elsewhere specified)
Service Reservoir Public Utility Installation

Planning Intention

This zone is intended primarily for the provision of water treatment works serving the needs of the
community.

For “Sewage Treatment Works” Only

Sewage Treatment Works Government Use (not elsewhere specified)
Public Utility Installation

Planning Intention

This zone is intended primarily for the provision of sewage treatment works serving the needs of
the community.

For “Organic Resources Recovery Centre” Only

Organic Resources Recovery Centre Government Use (not elsewhere specified)
Recyclable Collection Centre Public Utility Installation

Planning Intention

This zone is intended primarily to designate land for organic resources recovery centre.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

For “Refuse Transfer Station” Only

Refuse Transfer Station Government Use (not elsewhere specified)
Public Utility Installation

Planning Intention

This zone is intended primarily to designate land for refuse transfer station.

For “Columbarium” Only

Columbarium Public Utility Installation
Garden of Remembrance Religious Institution
Government Use (not elsewhere specified) Utility Installation for Private Project

Planning Intention

This zone is intended primarily to designate land for columbarium use and garden of
remembrance.

For “Pumping Station and Associated Facilities” Only

Pumping Station and Associated Facilities Government Use (not elsewhere specified)
Public Utility Installation

Planning Intention

This zone is intended primarily to designate land for pumping station and associated facilities.
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GREEN BELT
Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board
Agricultural Use Animal Boarding Establishment
Barbecue Spot Broadcasting, Television and/or Film Studio
Government Use (Police Reporting Centre Burial Ground
only) Cable Car Route and Terminal Building

Nature Reserve Columbarium (within a Religious Institution or
Nature Trail extension of existing Columbarium only)
On-Farm Domestic Structure Crematorium (within a Religious Institution or
Picnic Area extension of existing Crematorium only)
Public Convenience Field Study/Education/Visitor Centre
Tent Camping Ground Flat
Wild Animals Protection Area Government Refuse Collection Point

Government Use (not elsewhere specified)

Helicopter Landing Pad

Holiday Camp

House

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

Petrol Filling Station

Place of Recreation, Sports or Culture

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container
vehicle)

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

Religious Institution

Residential Institution

School

Service Reservoir

Social Welfare Facility

Utility Installation for Private Project

Zoo

Planning Intention

The planning intention of this zone is primarily for defining the limits of urban and sub-urban
development areas by natural features and to contain urban sprawl as well as to provide passive
recreational outlets. There is a general presumption against development within this zone.
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DRAFKT SIU HO WAN OUTLINE ZONING PLAN NO. S/I-SHW/B

(Being a Draft Plan for the Purposes of the Town Planning Ordinance)

EXPLANATORY STATEMENT

Note: For the purposes of the Town Planning Ordinance, this Statement shall not be deemed
to constitute a part of the Plan.

1. INTRODUCTION

This Explanatory Statement is intended to assist an understanding of the draft Siu Ho
Wan Outline Zoning Plan (OZP) No. S/I-SHW/B. It reflects the planning intention and
objectives of the Town Planning Board (the Board) for various land use zonings on the

Plan.

2. AUTHORITY FOR THE PLAN AND PROCEDURE

2.1

2.2

On 7 December 2017, under the power delegated by the Chief Executive (CE),
the Secretary for Development, directed the Board, under section 3(1)(a) of the
Town Planning Ordinance (the Ordinance), to prepare an OZP for Siu Ho Wan
area.

On XX XXXX 2018, the draft Siu Ho Wan OZP No. S/I-SHW/1 was exhibited
for public inspection under section 5 of the Ordinance.

3. OBJECT OF THE PLAN

3.1

3.2

3.3

The object of the Plan is to indicate the broad land use zonings and major
transport networks for the Siu Ho Wan area so that development and
redevelopment within the Planning Scheme Area (the Area) can be put under
statutory planning control.

The Plan is to illustrate the broad principles of development and planning
control within the Area. As it is a small-scale plan, the alignments of the roads
and railways and boundaries between the land use zones may be subject to
minor adjustments as detailed planning and development proceed.

Since the Plan is to show broad land use zonings, there would be situations in
which small strips of land not intended for building development purposes and
carry no development right under the lease, such as the areas restricted as
non-building area or for garden, slope maintenance and access road purposes,
are included in the zones. The general principle is that such areas should not be
taken into account in plot ratio (PR) and site coverage -calculation.
Development within zones should be restricted to building lots carrying
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development right in order to maintain the character and amenity of the Siu Ho
Wan area and not to overload the transport networks in this area.

NOTES OF THE PLAN

4.1

4.2

5.1

52

53

Attached to the Plan is a set of Notes which shows the types of uses or
developments which are always permitted within the Area and in particular
zones and which may be permitted by the Board, with or without conditions, on
application. The provision for application for planning permission under
section 16 of the Ordinance allows greater flexibility in land use planning and
control of development to meet changing needs.

For the guidance of the general public, a set of definitions that explains some of
the terms used in the Notes may be obtained from the Technical Services
Division of the Planning Department (PlanD) and can be downloaded from the
Board’s website at http://www.info.gov.hk/tpb.

THE PLANNING SCHEME AREA

The Area covers about 186 ha of land located to the east of Tung Chung New
Town Extension (TCNTE) area at the northern shore of Lantau Island. It
stretches from Sham Shui Kok in the northeast to the proposed Tai Ho
Interchange in the southwest enclosed by the Lantau North (Extension) Country
Park in the east and south with the foothills of Tai Che Tung, Lau Fa Tung and
Lo Fu Tau within the country park.

Siu Ho Wan was a bay surrounded by hillside with vegetation fronting an open
sea in the 1980s. Part of the vegetation at the foothills of the natural terrain was
removed due to slope formation and the bay was largely reclaimed for
development purpose in the early 1990s, in association with the construction of
the North Lantau Highway (NLH) and the Airport Railway. The reclamation
and the associated construction works were completed in 1997.

The Area is mainly occupied by various infrastructure and government uses to
support Tung Chung New Town (TCNT), the Hong Kong International Airport
(HKIA) and Northeast Lantau developments. The land to the south/southeast of
NLH contains primarily depots and utility installations, such as sewage
treatment works, water treatment works, organic resources recovery centre, etc.
and slope areas adjoining the Lantau North (Extension) Country Park which is
largely a continuous stretch of scrubland/shrubland with some existing trees
scattered around. Land to the north of NLH houses mainly a railway depot
which is the largest single development on the reclamation area in the west, a
refuse transfer station and a site proposed for columbarium development in the
cast. As most of the land is formed by reclamation, the shoreline is
circumvented by the existing man-made seawall without natural coastal features.
There is no village settlement within the Area. To its southwest, Tai Ho Valley,
Tai Ho Wan and Tai Ho Stream have been identified as one of the priority sites
for enhanced conservation under the New Nature Conservation Policy with a
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view to better conserving this ecologically important area.

The boundary of the Area is shown in a heavy broken line on the Plan. For
planning and reference purposes, the Area has been divided into a number of
smaller planning areas.

6. STRATEGIC PLANNING CONTEXT

6.1

6.2

6.3

6.4

6.5

The Area, situated in the northshore Lantau, has always been an integral part of
Lantau development. Upon completion of the Port and Airport Development
Strategy (PADS) in 1989, the Government decided to build a new international
airport at Chek Lap Kok, i.e. the current HKIA. PADS also recommended to
develop North Lantau New Town (NLNT) as a supporting community of HKIA.
Subsequently, the North Lantau Development Study (1992) proposed
development of a new town in the area to accommodate an ultimate population
of about 260,000. Siu Ho Wan was considered in the Study to be a suitable
location for industrial activities related to the new airport and other major
utilities such as water treatment works and sewage treatment works.

Pursuant to the 2004 Policy Address, the Lantau Development Task Force was
set up in February 2004 to provide a high-level policy steer on the economic and
infrastructure development on Lantau. The Revised Concept Plan for Lantau
endorsed by the Task Force in 2007 recommended the water off Siu Ho Wan
could be reclaimed to host the Lantau Logistic Park (LLP) and to serve as a
transportation hub given its proximity to the Hong Kong-Zhuhai-Macao Bridge
(HZMB). Together with HKIA and other strategic transport links, the proposed
LLP would strengthen Hong Kong’s role as a regional transport and logistics
centre.

On the other hand, the former Financial Secretary stated in his 2012 Budget that
the Government should make optimal use of the development potential of
railway-property projects and explore opportunities for development along
railways. In 2013, the former CE stipulated in his Policy Address that the top
priority of the Government was to tackle the housing problem and the
Government would explore vigorously the residential development potential of
land along existing and planned railways.

Taking into account the comments of the Lantau Development Advisory
Committee (LanDAC) formed in January 2014 to provide advice conducive to
the sustainable development and conservation of Lantau, and public’s view
gathered during the public engagement exercise carried out between January
and April 2016, the Sustainable Lantau Blueprint was published by the
Government in June 2017 to provide a reference roadmap for guiding and
implementing the development and conservation initiatives on Lantau. Siu Ho
Wan Development is one of the key projects within the “North Lantau Corridor”
which is proposed mainly for economic and housing development.

In response to the policy initiative to make full use of the potential of land along
railway for property development, Mass Transit Railway Corporation Limited
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(MTRCL) as the current occupier and operator of the Siu Ho Wan railway depot
commissioned a technical study to explore the feasibility of residential and
commercial development atop the depot. 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. A possible railway station at Siu Ho Wan has been explored by
MTRCL to provide train service for the residents of the proposed property
development atop. Relevant Environmental Impact Assessments (EIAs) for the
proposal were submitted under the EIA Ordinance. On 29 November 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).

POPULATION

There is currently no population in the Area as no residential development has been
completed for population intake. It is expected that the planned population of the Area
would be about 37,800.

OPPORTUNITIES AND CONSTRAINTS

Opportunities

Optimising the use of land along railway

8.1.1 Being located in the proximity to TCNTE and connected with urban
areas by strategic rail and road links, Siu Ho Wan, which is currently
occupied by government and depot uses, has the potential to
accommodate housing development with higher development
intensities. The Tung Chung Line (TCL) and NLH, providing
convenient connection between Tung Chung and the urban areas, could
also serve to enhance the accessibility of the Siu Ho Wan area with a
possible railway station at Siu Ho Wan and suitable road base transport
network enhancement.

8.1.2 Topside development of Siu Ho Wan depot is also 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.
Opportunities exist to make better use of valuable land resources atop
the railway depot. The depot site requires no land agglomeration and
hence could be implemented in a timely manner. Early implementation
of residential development atop the depot could help address the acute
demand for housing. '
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8.2 Constraints

Accessibility

8.2.1

Cheung Tung Road is the only existing external vehicular access to the
Area except Siu Ho Wan railway depot which is connected by a
particular slip road branching off NLH. The Tai Ho Interchange
proposed under the TCNTE project serving as the major access point
from NLH to Cheung Tung Road would improve the accessibility of the
Area. However, with the anticipated increase in traffic to be generated
by new developments, both the Lantau Link and NLH are expected to be
subject to capacity constraints. New road (Road P1 and Route 11)
would be necessary to meet the development needs of the Area. The
possible traffic impact of new developments on NLH and Lantau Link
will be carefully considered and assessed.

Noise and Vehicle Emissions

8.2.2 Development within the Area is constrained by adverse traffic noise and

8.2.3

emissions from NLH and railway. The latest infrastructure proposals
around North Lantau including the Tuen Mun — Chek Lap Kok Link
(TM-CLKL) and HZMB (including the associated Hong Kong Link
Road and Hong Kong Boundary Crossing Facilities (HKBCF)) projects
would likely increase the traffic flow on NLH which in turn may have
further implication on the environment of the Area. The potential
development atop Siu Ho Wan depot has been studied under the EIA
process and noise mitigation measures have been proposed in
accordance with the EIA Ordinance.

Aircraft approaching and departing from HKIA is identified as one of
the key existing noise sources which affects the Area. Although the
Area falls outside the coverage of Noise Exposure Forecast (NEF) 25
contour under the HKIA three-runway system (3RS), the Area is in
proximity to HKIA, which is a very busy airport operating 24 hours and
aircraft noise due to overflight of approaching and departing aircraft is
anticipated. The developer(s) in the Area should explore and review the
use of acoustic insulation in form of well-gasketted window to enhance
the indoor living environment. In addition, the Area is in proximity to
the helicopter holding area above Pak Mong and HKIA and helicopter
flight paths, which might also contribute to noise environment.

Civil Aviation

8.2.4 Given its proximity to HKIA, the Area is subject to Airport Height

Restriction (AHR). No part of any 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),
any regulation or order made thereunder and any amending legislation.
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A study with regard to feasibility of relaxing the existing AHR for the
current two-runway system (2RS) operations is being conducted. The
study results will be subject to verification of the new AHR for the
future 3RS operations. Any AHR relaxation, if feasible, can take effect
administratively by temporary exemption by Civil Aviation Department
(CAD) after verification of the new AHR under 3RS operations pending
legislative amendment under the Hong Kong Airport (Control of
Obstructions) Ordinance (Cap. 301).

Besides, the western tip of the Area is beneath a helicopter holding area
“H5” over Pak Mong, which is an essential helicopter holding point for
GFS flight operations and emergency response flights. In addition, the
Area is also within the vicinity of the NLH route, which is a 500 feet
high (above mean sea level) flight corridor along the coastline of North
Lantau between Pak Mong and the Toll Plaza of the Tsing Ma Bridge.
The route is essential for GFS to conduct emergency response fights
during bad weather times. A Forward Base (FB) is being established to
relocate part of the emergency helicopter services. Prior to a fully
established and commissioned FB is available, GFS will continue to use
the route.

In addition to the helicopter noise arising from the operation of GFS
helicopters in and out of HKIA via designated Silvermine Pass and Pak
Mong Helicopter Holding Area will present an adverse impact on the
Area, any development within the Pak Mong Holding Area will
adversely affect GFS flight operations, particularly for emergency
flights during bad weather times. Any future development or
redevelopment within the Area should take into account this constraint.

Risk Hazard

8.2.8

8.2.9

The eastern part of the Area falls within the 1km Consultation Zone (CZ)
of the Siu Ho Wan Water Treatment Works (SHWWTW). The
SHWWTW is classified as Potentially Hazardous Installation (PHI) on
account of the storage of liquefied chlorine in one tonne drums. For any
proposed development in CZ of SHWWTW that will result in an
increase in the number of persons living or working, the project
proponent should prepare and submit a Hazard Assessment (HA) to the
Coordinating Committee on Land-use Planning and Control relating to
Potentially Hazardous Installations (CCPHI) to assess the potential risks
associated with SHWWTW and obtain the approval from CCPHI. In
addition, the Sham Shui Kok Chlorine Loading and Unloading Area
(SSK CLUA) is located within CZ of SHWWTW. Relevant departments
should be consulted if there is any development in the vicinity of SSK
CLUA.

The high pressure gas pipeline and offtake & pigging station located to
the southwest outside the Area are classified as Notifiable Gas
Installations (NGIs) under the Gas Safety Ordinance (Cap. 51), and its
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construction and use are required to undergo an approval system. The
southwestern part of the Area is within 200m of these NGIs. For any
proposed development in the vicinity (i.e. within 200m) of these NGIs,
the increase in population brought by the proposed development would
be a concern and thus a risk/hazard assessment would be required from
the project proponent to assess the potential risks associated with these
NGIs.

Infrastructure

8.2.10 Fresh water supply to Siu Ho Wan area is provided by SHWWTW. The
existing water supply system does not have the capacity to meet the
demand of future developments on Lantau. The water supply system
will need to be upgraded and extended, which may include expansion of
SHWWTW, construction of new pumping stations and construction of
new service reservoirs at the hillside, to keep pace with the new
developments in North Lantau.

8.2.11 Any increase in population or number of visitors to the Area or further
residential/commercial developments will require upgrade or new
sewage collection and transfer system to be provided to keep pace with
the increasing sewage arising from the new development areas.
Moreover, the existing Siu Ho Wan Sewage Treatment Works
(SHWSTW) does not have the capacity to meet the demand for sewage
treatment from the new developments on Lantau in the medium and long
terms. The sewage treatment works will need to be expanded and
upgraded. The proposed expansion of SHWSTW to its immediate west
will subject to further study.

Geotechnical

8.2.12 The southern and eastern portions of the Area are overlooked by steep
natural terrain and meet the Alert Criteria for a Natural Terrain Hazard
Study (NTHS). For future development in these areas, the developer(s)
may be required to carry out a NTHS and provide suitable mitigation
works, if found necessary, as part of the development. Some of the land
is overlooked by registered man-made slopes and retaining walls. If
these slope features would affect or be affected by any development and
redevelopment, geotechnical investigations and studies including the
details of any permanent geotechnical works should be submitted to the
Geotechnical Engineering Office (GEO) of CEDD for checking in
accordance with the principle laid down in the Environment, Transport
and Works Bureau Technical Circular (Works) No. 29/2002.

8.2.13 The area within the Designated Area of North-Shore Lantau might be
underlain by locally complex geological condition. Due attention should
be paid to the potential problems associated with high rise buildings and
other structures involving deep foundation. The requirements as
stipulated in the Environment, Transport and Works Bureau Technical
Circular (Works) No. 4/2004 should be followed for government
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projects and the Practice Note for Authorized Persons, Registered
Structural Engineers and Registered Geotechnical Engineers (APP-134)
should be followed for private projects.

Ecological Consideration

8.2.14 The southern periphery of the Area is adjoining to the Lantau North
(Extension) Country Park, which is an integral part of the natural
landscape comprising scrubland/shrubland with some existing trees
scattered around. This area with high degree of naturalness should be
protected against any impact from development. The Area also fronts on
The Brothers Marine Park which was designated in 2016, with the aim to
help better conserve the Chinese White Dolphins, their habitats and
enhance the marine and fisheries resources therein.

Landscape Consideration

8.2.15 Major landscape feature in the vicinity is the Lantau North (Extension)
Country Park which is a natural landscape of valuable landscape
resources. The lowland slopes are vegetated scrubland/shurbland with
some existing trees scattered around the area adjoining to the Lantau
North (Extension) Country Park. Tree species observed within this area
are native woodland species such as Macaranga tanarius [f #d ,

Sterculia lanceolate fEFE2E, Mallotus paniculatus F Y, Dicranopteris
pedata T-E and Schefflera heptaphylla JEZE5. It would serve as a
landscape buffer between the country park and built-up area to be

preserved and conserved.

GENERAL PLANNING INTENTION

The general planning intention for the Area is to reserve land for Government,
Institution or Community (GIC) facilities and supporting infrastructure taking
advantage of the geographical location and to facilitate sustainable
residential/commercial development and maximise the development potential on
suitable land. Due consideration should be given to preserve the existing natural
landscape and maintain suitable buffer between the country park and the built-up area.

URBAN DESIGN CONCEPT

10.1 In general, the Area is mainly occupied by government land and the valley
within the Area is predominantly occupied by low-rise GIC facilities, creating a
visual relief space with an unobstructed view towards a natural mountain
backdrop. Any development/redevelopment within this valley should respect
the natural and rural characters of the surroundings, preserve the view towards
the mountain backdrop and create a harmonious building height profile.
Detailed building height restriction for the GIC facilities in the Area is specified
in the adopted Siu Ho Wan Layout Plan No. L/I-SHW/1A.
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10.2 Located amid Tai Ho Estuary and the low-rise GIC facilities in the Area, the Siu
Ho Wan railway depot site, currently occupied by low-rise railway depot
structures, provides an open view from NLH towards the sea and gives a
transition from industrial/utilities uses to the natural and rural environment at
Tai Ho. The relatively open area also facilitates penetration of prevailing winds
within the Area. The proposed commercial/residential development atop the
Siu Ho Wan depot would inevitably have an impact on the existing open view
towards the sea and affect the transition between the Area and Tai Ho Estuary.
To achieve a development that is compatible with the natural and rural character
of the surroundings, preserve the visual character of the Area, any
development/redevelopment on the depot site shall be planned and designed in a
holistic manner to take into account, inter alia, preservation of view corridors
and breezeways, integration with/transition to the waterfront and Tai Ho
Estuary, the interface with the railway depot and adjacent GIC facilities, the
gazetted Airport Height Restriction Plan (AHRP) and any potential
amendments to the gazetted AHRP related to the Expansion of HKIA into a 3RS
Project, etc. To this end, planning application in the form of layout plan for the
development/redevelopment atop the depot site shall be required for approval
by the Board to ensure an integrated and compatible layout for development.

11. LAND USE ZONINGS

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

11.1.1 The planning intention of this zone is primarily for the provision of GIC
facilities serving the needs of the local residents and/or a wider district,
region or the territory. It is also intended to provide land for uses
directly related to or in support of the work of the Government,
organisations providing social services to meet community needs, and
other institutional establishments.

11.1.2 Most of the “G/IC” sites are to reflect the existing GIC uses, such as 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 SHWWTW which are intended to serve TCNTE and
other planned developments in North Lantau. Sites are also reserved for
unforeseen GIC uses.

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

11.2.1 This zone denotes land allocated or reserved for specified uses including
the following:
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“Railway  Depot and Public Transport Interchange with
Commercial/Residential Development”

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 occupied by the 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.

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.

Development and/or redevelopment in this “OU” site are subject to a
maximum domestic GFA of 1,040,000m’ and a maximum
non-domestic GFA of 30,000 m> for commercial use, which are
demonstrated by an indicative scheme as part of the submission
approved under the EIA Ordinance and justified by 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® GFA for social welfare facilities
as required by the Government shall be provided within this “OU” site.
A minimum of 75,600 m* 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.

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.

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
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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.

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:

(a)

(b)

(d)

(e)

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 directions amongst the
residential towers to facilitate sea breeze penetration and improve
visual permeability;

building disposition to enhance visual permeability, e.g. adoption
of curvilinear layout for buildings along the southern site
boundary;

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, the building height of the
residential towers ranges from 86mPD to 106mPD;

submission of a connectivity proposal including but not limited to
provision of all-weathered pedestrian walkway/linkage from
different parts of the development within the site to the proposed
railway station and commercial facilities, vertical connections af
appropriate intervals between the ameng-podium deck;pedium
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

landscape planting on podium/deck and vertical greening on
facades 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 facade along both the North Lantau Highway and the
waterfront—and—interest. Further setback of depot from the

waterfront with local recess in some parts/petential set-backat-the
northern—part-of the-depot-along—the—waterfront at ground level

should-could be explored-provided to create for-ereation-ofgreen
pockets/more space for cycle track, tree planting and aesthetically

pleasing landscape design-and-prepesat for public enjoyment and
amenity.
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11.2.8 The project proponent should examine design concepts and give due

11.2.9

11.2.10

11.2.11

11.2.12

11.2.13

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 11.2.7 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.

The building height for the developments within this zone is subject to
the gazetted AHRP and any potential amendments to the gazetted AHRP
related to the Expansion of HKIA into a 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.

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.

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 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”

This zone is intended primarily for the provision of water treatment
works serving the needs of the community.

The site includes the existing SHWWTW 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.
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The water treatment works are classified as PHI, any developments near
the site shall comply with the recommendations contained in the CCPHI
Report. Furthermore, any development proposal resulting in an increase
in residential or working population within the Consultation Zone is
subject to the approval of CCPHI.

“Sewage Treatment Works”

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 the SHWSTW serving Tung Chung,
HKIA, Siu Ho Wan and Penny’s Bay.

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 SHWSTW to its immediate west will be subject to further
study.

“Organic Resources Recovery Centre”

This zone is intended primarily to designate land for Organic Resources
Recovery Centre (Phase I) (ORRC1) developed by the Environmental
Protection Department. ORRC] is currently under construction.

“Refuse Transfer Station”

This zone is intended primarily to designate land for refuse transfer
station. This zone is occupied by the North Lantau Refuse Transfer
Station. It receives solid waste collected from HKIA, TCNT, 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”

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.
In view of its vicinity to the CZ of SHWWTW, the project proponent
should prepare and submit a HA to the CCPHI to assess the potential
risks associated with SHWWTW and obtain the approval from CCPHI.

“Pumping Station and Associated Facilities”

This zone is intended primarily to designate land for pumping station
and associated facilities. This zone covers a Potable Water Booster
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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

11.3.1  The planning intention of this zone is primarily for defining the limits of
urban and sub-urban development areas by natural features and to
contain urban sprawl as well as to provide passive recreational outlets.
There is a general presumption against development within this zone.

11.3.2 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

12. COMMUNICATIONS

12.1

12.2

12.3

12.4

The existing NLH, a dual-three-lane highway, is the major strategic road link
connecting HKIA and TCNT with other parts of the territory. Siu Ho Wan
railway depot is accessible through a slip road branching off NLH. Cheung
Tung Road, which is primarily a single two-way utility service road runs along
the southern side of NLH and provides access and maintenance convenience for
the government uses and utility installations along the highway corridor as well
as access to the Discovery Bay Tunnel Link. An underpass is built under NLH
to connect the North Lantau Refuse Transfer Station and a site proposed for
columbarium development to Cheung Tung Road.

TM-CLKL is a strategic road link connecting HKBCF of HZMB with other
parts of the territory. The Southern Connection of TM-CLKL will connect with
the existing NLH at Tai Ho/Siu Ho Wan. The proposed Tai Ho Interchange to
the west of the Area is a grade-separated interchange serving as the major access
point for vehicles from NLH to the Area. A slip road linking Cheung Tung
Road and the Tai Ho Interchange is proposed under the TCNTE project.

The proposed Road P1 (Tung Chung to Tai Ho Section) is a primary distributor
with dual-two-lane carriageway parallel to NLH providing another access to
developments in Siu Ho Wan, Tai Ho and Tung Chung. It also serves to
re-route traffic in the event of accidents on NLH. The road alignment and
implementation of Road P1 (Tung Chung to Tai Ho Section) are subject to
review in the detailed design stage of TCNTE. Further extension of the
proposed Road P1 between Siu Ho Wan and Sunny Bay is subject to further
studies.

Discovery Bay Tunnel Link is restricted to public buses, private buses, private
light buses, goods vehicles, Urban and Lantau taxi, other specific vehicles and
emergency vehicles under the Discovery Bay Tunnel Link Ordinance (Chapter

AN
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520) [Notice under section 23] gazetted on 26 October 2014.

The Airport Express (AE) and TCL run from east to west within the transport
corridor on the northern shore of Lantau and pass through the Area. Two types
of services are provided, AE runs between AsiaWorld-Expo Station and Hong
Kong Station, and TCL runs between Tung Chung Station and Hong Kong
Station through the urban area providing commuter service to developments in
North Lantau.

Currently, the available public transport to the Area is by Lantau taxis, urban
taxis or by the franchised bus service No. 36, which provides several departures
daily each way (with additional services on Sunday and public holidays)
between Siu Ho Wan and TCNT.

UTILITY SERVICES

13.1

13.2

13.3

Water Supply

Fresh water supply to Siu Ho Wan area is provided by SHWWTW, currently via
the pumping water main leading to Tung Chung fresh water service reservoir.
Temporary mains water (i.e. fresh water) is being provided for flushing. The
existing water supply system at Siu Ho Wan does not have the capacity to meet
the demand of future developments in the Area. The water supply system will
need to be upgraded and extended, which may include expansion of SHWWTW,
construction of new pumping stations and construction of new service
reservoirs at the hillside, to cater for additional demand from TCNTE and other
planned developments in North Lantau.

Sewerage

The sewage collection and transfer system in Siu Ho Wan are being
implemented in phases to keep pace with the new development areas. In the
first phase, sewage arising from HKIA, Tung Chung and Penny’s Bay is
conveyed to SHWSTW via rising mains in the utility reserve. New sewerage
systems will need to be provided to collect and transfer sewage to SHWSTW
from the new development areas, including, TCNTE and Siu Ho Wan depot
redevelopment, etc. The sewage treatment works will need to be expanded and
upgraded. The proposed expansion of SHWSTW to its immediate west will be
subject to further study.

Drainage

A drainage system has been devised for the Area that conveys the runoff from
the upland steep basins to the seaward outfall points. It also collects stormwater
drained from the reclamation area. The major components of the drainage
system include an open channel and receptor running along the edge of the
existing coastline to gather water from the major streams. Box culverts across
the Area are constructed to direct stormwater into the sea. Secondary pipe
culverts will also be built along Road P1.
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Electricity

The entire North Lantau Development is served primarily by a 132kV
electricity network. The network is afforded by three submarine cables with
landfall at Sham Shui Kok. At Sham Shui Kok Electricity Station to the east of
the Area, the transmission voltage is stepped down to 11kV distribution level.
Both 132kV and 11kV cables are routed via Cheung Tung Road to other
primary substations and individual developments respectively.

Gas

Town gas is supplied via the submarine gas pipeline to Ta Pang Po. There are
several existing underground town gas transmission pipes located within the
Area (running along and across NLH). Should any excavation works is
required, prior liaison/coordination with the Hong Kong and China Gas
Company Limited in respect of the exact location of existing or planned gas
pipes routes/gas installations in the vicinity of the proposed work area and the
minimum set back distance away from the gas pipelines is required. Reference
should also be made to the Electrical and Mechanical Services Department’s
“Code of Practice on Avoiding Danger from Gas Pipes”.

Telecommunications

There is a new fibre optic cable telephone system with a telephone exchange at
Tung Chung which also serves the Area.

CULTURAL HERITAGE

There are no declared monuments, graded buildings or recorded site of archaeological
interest within the Area.

IMPLEMENTATION

15.1

15.2

Although existing uses non-conforming to the statutory zonings are tolerated,
any material change of use and any other development/redevelopment must be
always permitted in terms of the Plan or, if permission is required, in accordance
with the permission granted by the Board. The Board has published a set of
guidelines for the interpretation of existing use in the urban and new town areas.
Any person who intends to claim an “existing use right” should refer to the
guidelines and will need to provide sufficient evidence to support his claim.
The enforcement of the zonings mainly rests with the Buildings Department, the
Lands Department (LandsD) and the various licensing authorities.

The overall programme for the provision of infrastructure within the Area will
be subject to review in the detailed design stage. The implementation process
will be gradual depending on the availability of resources. It will be undertaken
through the participation of both public and private sectors. Disposal of sites is
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undertaken by LandsD. Land formation and the provision of infrastructure will
be co-ordinated by CEDD in conjunction with the client departments and the
works departments, such as the Highways Department and the Architectural
Services Department. Social welfare and other community facilities will be
implemented by the appropriate government departments on the basis of the
Capital Works Programme and other Public Works Programme. Public housing,
if any, together with the supporting facilities will be built by the Housing
Authority or other relevant agents.

15.3  Planning applications to the Board will be assessed on individual merits. In
general, the Board, in considering planning applications, will take into account
all relevant planning considerations which may include the departmental layout
plans, and the guidelines published by the Board. The layout plans will be
available for public inspection at PlanD. Guidelines published by the Board are
available from the Board’s website, the Secretariat of the Board and the
Technical Services Division of PlanD. Application forms and guidance notes
for planning applications can be downloaded from the Board’s website and are
available from the Secretariat of the Board and the Technical Services Division
of PlanD. Applications should be supported by such materials as the Board
thinks appropriate to enable it to consider the applications.
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Purpose

The purpose of this paper is to seek Members’ agreement that:

(a)

(b)

the draft Siu Ho Wan Outline Zoning Plan (OZP) No. S/I-SHW/B
(Appendix I) and its Notes (Appendix II) are suitable for consultation with
the Islands District Council (IsDC) and Tsuen Wan District Council
(TWDC); and

the Explanatory Statement (ES) (Appendix IIT) is an expression of the
planning intention and objectives of the Town Planning Board (the Board)
for the various land use zonings of the draft OZP and is suitable for
consultation with IsDC and TWDC together with the draft OZP.

Background

2.1

On 7 December 2017, under the power delegated by the Chief Executive
(CE), the Secretary for Development (SDEV) directed the Board, under
section 3(1)(a) of the Town Planning Ordinance (the Ordinance), to prepare
an OZP for Siu Ho Wan area (Plan 1).

Strategic Planning Context

3.1

3.2

The Siu Ho Wan area (the Area) covers about 186 ha of land located to the
east of Tung Chung New Town Extension (TCNTE) area at the northern
shore of Lantau Island. It stretches from Sham Shui Kok in the northeast to
the proposed Tai Ho Interchange in the southwest enclosed by the Lantau
North (Extension) Country Park in the east and south with foothills of Tai
Che Tung, Lau Fa Tung and Lo Fu Tau within the Country Park (Plans 2
and 3).

The Area, situated in the northshore Lantau, has always been an integral part
of Lantau development. Upon completion of the Port and Airport
Development Strategy (PADS) in 1989, the Government decided to build a
new international airport at Chek Lap Kok, i.e. the current Hong Kong
International Airport (HKIA). The PADS also recommended to develop
North Lantau New Town (NLNT) as a supporting community of HKIA.
Subsequently, the North Lantau Development Study (1992) proposed
development of a new town in the area to accommodate an ultimate
population of about 260,000. Siu Ho Wan was considered in the Study to be a
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suitable location for industrial activities related to the new airport and other
major utilities such as water treatment works and sewage treatment works.

Pursuant to the 2004 Policy Address, the Lantau Development Task Force
was set up in February 2004 to provide a high-level policy steer on the
economic and infrastructure development on Lantau. The Revised Concept
Plan for Lantau endorsed by the Task Force in 2007 recommended the water
off Siu Ho Wan could be reclaimed to host the Lantau Logistic Park (LLP)
and to serve as a transportation hub given its proximity to the Hong
Kong-Zhuhai-Macao Bridge (HZMB). Together with the HKIA and other
strategic transport links, the proposed LLP would strengthen Hong Kong’s
role as a regional transport and logistics centre.

On the other hand, the former Financial Secretary stated in his 2012 Budget
that the Government should make optimal use of the development potential
of railway-property projects and explore opportunities for development
along railways. In 2013, the former CE stipulated in his Policy Address that
the top priority of the Government was to tackle the housing problem and the
Government would explore vigorously the residential development potential
of land along existing and planned railways.

Taking into. account comments of the Lantau Development Advisory
Committee (LanDAC) formed in January 2014 to provide advice conducive
to the sustainable development and conservation of Lantau, and public’s
view gathered during the public engagement exercise carried out between
January and April 2016, the Sustainable Lantau Blueprint was published by
the Government in June 2017 to provide a reference roadmap for guiding and
implementing the development and conservation initiatives on Lantau. Siu
Ho Wan Development is one of the key projects within the “North Lantau
Corridor” which is proposed mainly for economic and housing development
(Plan 4).

In order to facilitate the development of the Siu Ho Wan area according to
the planning strategy of economic and housing development as highlighted
in the Sustainable Lantau Blueprint and at the same time giving due

-consideration to the existence of developed strategic/regional infrastructure

and utility installations as well as their planned expansion, an OZP has been
prepared to provide statutory planning guidance and control on the future
development of the Area. Details of the land use considerations are contained
in the Planning Report on Siu Ho Wan at Appendix IV. Some major issues
in relation to the proposed zonings are stated in the following paragraphs.

4 Object of the Plan

4.1

The object of the Plan is to indicate the broad land use zonings and major
transport networks for the Siu Ho Wan area so that development and
redevelopment within the Planning Scheme Area can be put under statutory
planning control. It also provides the planning framework for preparing
more detailed non-statutory plans which form the basis for public works
planning and site reservation for various uses.
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The Plan is to illustrate the broad principles of development and planning
control within the Area. As it is a small-scale plan, the alignments of the
roads and railways and boundaries between the land use zones may be
subject to minor adjustments as detailed planning and development proceed.

Since the Plan is to show broad land use zonings, there would be situations in
which small strips of land not intended for building development purposes
and carry no development right under the lease, such as the areas restricted as
non-building area or for garden, slope maintenance and access road
purposes, are included in the zones. The general principle is that such areas
should not be taken into account in plot ratio (PR) and site coverage
calculation. Development within zones should be restricted to building lots
carrying development right in order to maintain the character and amenity of
the Siu Ho Wan area and not to overload the transport networks in this area.

5 The Planning Scheme Area (Plans 1 to 3)

5.1

52

53

Siu Ho Wan was a bay surrounded by hillside with vegetation fronting an
open sea in the 1980s. Part of the vegetation at the foothills of the natural
terrain was removed due to slope formation and the bay was largely
reclaimed for development purpose in the early 1990s, in association with
the construction of North Lantau Highway (NLH) and the Airport Railway.
The reclamation and the associated construction works were completed in
1997. As most of the land is formed by reclamation, the shoreline is
circumvented by the existing man-made seawall without natural coastal
features.

The Area is mainly occupied by various infrastructure and government uses
to support Tung Chung New Town (TCNT), HKIA and Northeast Lantau
developments. The land to the south/southeast of NLH contains primarily
depots and utility installations, such as sewage treatment works, water
treatment works, organic resources recovery centre, etc and slope areas
adjoining the Lantau North (Extension) Country Park which is largely a
continuous stretch of scrubland/shrubland with some existing trees scattered
around. Land to the north of NLH houses mainly a railway depot which is the
largest single development on the reclamation area in the west, a refuse
transfer station and a site proposed for columbarium development in the east
(Plan 5). The boundary of the Area is shown by a heavy broken line on the
OZP (Appendix I).

There is no village settlement within the Area. The Area has no residential
population as no development has been completed yet for population intake.
To its southwest, Tai Ho Valley, Tai Ho Wan and Tai Ho Stream have been
identified as one of the priority sites for enhanced conservation under the
New Nature Conservation Policy with a view to better conserving this
ecologically important area.
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Vehicular access to the Area is via Cheung Tung Road, which is primarily a
single two-way utility service road runs along the southern side of NLH,
connecting the Area to Tung Chung, HKIA and the metro area as well as
access to the Discovery Bay Tunnel Link. An underpass is built under NLH
to connect the North Lantau Refuse Transfer Station and the site for the
proposed columbarium to Cheung Tung Road. The existing NLH, a
dual-three-lane highway, is the major strategic road link connecting HKIA
and TCNT with other parts of the territory. Siu Ho Wan railway depot is also
accessible through a slip road branching off NLH.

The proposed Tai Ho Interchange to the west of the Area will serve as the
major access point for vehicles from NLH to the Area. A slip road linking
Cheung Tung Road and the future Tai Ho Interchange is proposed under the
TCNTE project to improve the connectivity between TCNTE area and Tai
Ho area. The proposed Road P1 (Tung Chung to Tai Ho Section) providing
another access to developments in Siu Ho Wan, Tai Ho and Tung Chung is
subject to review in the detailed design stage of TCNTE.

The Airport Express (AE) and Tung Chung Line (TCL) run from east to west
within the transport corridor on the northern shore of Lantau and pass
through the Area. Two types of services are provided, the AE runs between
AsiaWorld-Expo Station and Hong Kong Station, and TCL runs between
Tung Chung Station and Hong Kong Station through the urban area
providing commuter service to developments in North Lantau.

Land Use Planning Considerations

Optimising the use of land along railway

6.1

6.2

Being located in the proximity to TCNTE and connected with urban areas by
strategic rail and road links, Siu Ho Wan, which is currently occupied by
government and depot uses, has the potential to accommodate housing
development with higher development intensities. The TCL and NLH,
providing convenient connection between Tung Chung and the urban areas,
could also serve to enhance the accessibility of the Siu Ho Wan area with a
possible railway station at Siu Ho Wan and suitable road base transport
network enhancement.

Topside development of Siu Ho Wan depot is also 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.
Opportunities exist to make better use of valuable land resources atop the
railway depot. The depot site requires no private land resumption and hence
could be implemented in a timely manner. Early implementation of
residential development atop the depot could help address the acute demand
for housing.
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Development Proposals in response to Policy Initiative

6.3

6.4

6.5

6.6

6.7

6.8

In response to the policy initiative to make full use of the potential of land
along railway for property development, Mass Transit Railway Corporation
Limited (MTRCL) as the current occupier and operator of the Siu Ho Wan
railway depot submitted a technical study report to the Government to
explore the feasibility of the residential and commercial development atop
the depot. ’

According to the indicative development scheme submitted in MTRCL’s
technical study report (Annex of Appendix IV), 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?> GFA for domestic use and
30,000 m® GFA for commercial/retail use atop railway depot with supporting
facilities. Indicative layout plans, section plans and artistic illustrations
showing the proposed development are extracted at Plans 6a to 6i.

The maximum building height of the proposed development ranging from
86mPD to 106mPD (15 to 22 residential storeys) is subject to the gazetted
Airport Height Restriction Plan (AHRP) and any potential amendments to
the gazetted AHRP related to the Expansion of HKIA into a 3RS Project. The
layout of the development would be planned and designed in a holistic
manner to take into account the AHRP and the interfacing work with the
railway depot and associated facilities.

Upon full development, the proposed development would provide a total of
about 14,000 flats for a total population of about 37,800. Various
Government, Institution or Community (GIC) and retail facilities would be
provided at appropriate location to serve the new population and the
community, including a public transport interchange, three 30-classroom
schools, a total number of 24 kindergarten classrooms, a minimum of 75,600
m” of open space and a minimum of 4,000 m* GFA for social welfare
facilities. The proposed commercial/ residential development atop will be
implemented by phases to tie in with the migration work of the railway
depot.

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. 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.

Relevant Environmental Impact Assessments (EIAs) for the proposal were
submitted under the EIA Ordinance. On 29 November 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
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the provisions of the EIA Ordinance (Cap.499).

Planning Intention

The general planning intention for the Area is to reserve land for Government,
Institution or Community facilities and supporting infrastructure taking advantage
of the geographical location and to facilitate sustainable residential/commercial
development and maximise the development potential on suitable land. Due
consideration should be given to preserve the existing natural landscape and
maintain suitable buffer between the Country Park and the built-up area.

Urban Design Concept

8.1

8.2

In general, the Area is mainly occupied by government land and the valley
within the Area is predominantly occupied by low-rise GIC facilities,
creating a visual relief space with an unobstructed view towards a natural
mountain backdrop. Any development/redevelopment within this valley
should respect the natural and rural characters of the surroundings, preserve
the view towards the mountain backdrop and create a harmonious building
height profile. Detailed building height restriction for the GIC facilities in the
Area 1s specified in the adopted Siu Ho Wan Layout Plan No. L/I-SHW/1A
(Appendix V).

Located amid Tai Ho Estuary and the low-rise GIC facilities in the Area, the
Siu Ho Wan railway depot site, currently occupied by low-rise railway depot
structures, provides an open view from NLH towards the sea and gives a
transition from industrial/utilities uses to the natural and rural environment at
Tai Ho. The relatively open area also facilitates penetration of prevailing
winds within the Area. The proposed commercial/residential development
atop the Siu Ho Wan depot would inevitably have an impact on the existing
open view towards the sea and affect the transition between the Area and Tai
Ho Estuary. To achieve a development that is compatible with the natural
and rural character of the surroundings, preserve the visual character of the
Area, any development/redevelopment on the depot site shall be planned and
designed in a holistic manner to take into account, inter alia, preservation of
view corridors and breezeways, integration with/transition to the waterfront
and Tai Ho Estuary, the interface with the railway depot and adjacent GIC
facilities, the gazetted AHRP and any potential amendments to the gazetted
AHRP related to the Expansion of HKIA into a 3RS Project, etc. To this end,
planning application in the form of layout plan for the
development/redevelopment atop the depot site shall be required for
approval by the Board to ensure an integrated and compatible layout for
development.
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Land Use Zonings (Plan 7)

9.1

9.2

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

9.1.1  The planning intention of this zone is primarily for the provision of
GIC facilities serving the needs of the local residents and/or a wider
district, region or the territory. It is also intended to provide land for
uses directly related to or in support of the work of the Government,
organisations providing social services to meet community needs,
and other institutional establishments.

9.1.2  Most of the “G/IC” sites are to reflect the existing 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
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 the following specified
uses:

“Railway  Depot  and  Public  Transport _ Interchange  with
Commercial/Residential Development”

9.2.1  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 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.

9.2.2  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.
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Development and/or redevelopment in this “OU?” site are subject to
a maximum domestic GFA of 1,040,000 m® and a maximum
non-domestic GFA of 30,000 m? for commercial use, which are
demonstrated by an indicative scheme as part of the submission
approved under the EIA Ordinance and justified by 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?> GFA for social welfare
facilities as required by the Government shall be provided within
this “OU” site. A minimum of 75,600 m® 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.

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.

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.

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:

(a) provision of at least four 30m-wide major air/visual corridors
that generally align inthe north-south andeast-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;

(b) Dbuilding disposition to enhance visual permeability, e.g.
adoption of curvilinear layout for buildings along the southern
site boundary;
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(c) 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;

(d) submission of a connectivity proposal including but not
limited to provision of all-weathered pedestrian
walkway/linkage from different parts of the development
within the site to proposed railway station and commercial
facilities, vertical connections among podium and the
waterfront, as well as the cycle track network and open space
network to enhance connectivity and walkability within the
site and also to the adjacent waterfront and nearby TCNTE;
and

(e) landscape planting on podium/deck and vertical greening on
facades should be provided. Planting along the edges and
terraced design with greening should be applied to the podium
for further visual relief and interest. Local recess in some part
of the depot along the waterfront at ground level could be
provided for creation of green pockets/aesthetically pleasing
landscape design and proposal for public enjoyment and
amenity.

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 9.2.6 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.

The building height for the developments within this zone is subject
to the gazetted AHRP and any potential amendments to the gazetted
AHRP related to the Expansion of HKIA into a 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.

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
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insulation in form of well-gasketted window to enhance the indoor
living environment.

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 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”

9.2.11

9.2.12

9.2.13

This zone is intended primarily for the provision of water treatment
works serving the needs of the community.

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.

The water treatment works are classified as PHI, any developments
near the site shall comply with the recommendations contained in
the CCPHI Report. Furthermore, any development proposal
resulting in an increase in residential or working population within
the Consultation Zone is subject to the approval of CCPHI.

“Sewage Treatment Works”

9.2.14

9.2.15

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.

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 the 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”’

9.2.16

This zone is intended primarily to designate land for Organic
Resources Recovery Centre (Phase I) (ORRC1) developed by
Environmental Protection Department. The ORRCI is currently
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under construction.

“Refuse Transfer Station”

9.2.17

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’”

9.2.18

9219

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. In view of its vicinity to the CZ of SHWWTW, the
project proponent should prepare and submit a Hazard Assessment
to the Coordinating Committee on Land-use Planning and Control
relating to Potentially Hazardous Installations (CCPHI) to assess
the potential risks associated with SHWWTW and obtain the
approval from CCPHI.

“Pumping Station and Associated Facilities”

9.2.20

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

93.1

932

The planning intention of this zone is primarily for defining the
limits of urban and sub-urban development areas by natural features
and to contain urban sprawl as well as to provide passive
recreational outlets. There is a general presumption against
development within this zone.

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.
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94 A summary of land use zonings for the draft Siu Ho Wan OZP No.
S/I-SHW/B is shown in the table below:
. Area on Draft OZP
Land Use Zoning (ha) (%)
“Government, Institution or Commmunity” 15.54 8.35
“Other Specified Uses” 63.60 34.18
“Green Belt” 68.04 36.57
Major Road etc. 38.89 20.90
Total Area 186.07 100
Notes of the Plan

Attached to the Plan is a set of Notes which shows the types of uses or developments
which are always permitted within the Area and in particular zones and which may
be permitted by the Board, with or without conditions, on application. The draft
Notes are formulated on the basis of the latest set of Master Schedule of Notes
(MSN) to Statutory Plans endorsed by the Board. The provision for application for
planning permission under section 16 of the Ordinance allows greater flexibility in
land use planning and control of development to meet changing needs.

Consultation

11.1

11.2

The draft OZP together with its Notes and ES as well as the Planning Report
have been circulated to relevant government bureaux and departments for
comments. Comments received have been incorporated into the draft OZP,
its Notes and ES and the Planning Report as appropriate.

Subject to the agreement of the Board, the draft OZP No. S/I-SHW/B will be
submitted to IsDC and TWDC for consultation. Comments from IsDC and
TWDC will be submitted to the Board for further consideration prior to the
publication of the draft OZP under section 5 of the Ordinance.

Pecision Sought

Members are invited to:

(a)

(b)

(©)

agree that the draft Siu Ho Wan Outline Zoning Plan (OZP) No. S/I-SHW/B
(Appendix I) together with its Notes (Appendix II) is suitable for
consultation with IsDC and TWDC;

agree that the ES (Appendix III) is suitable to serve as an expression of the
planning intention and objectives of the Board for the various land use
zonings of the draft OZP; and

agree that the ES (Appendix III) is suitable for consultation with IsDC and
TWDC together with the draft OZP.
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Plan 1 Location Plan of the Planning Scheme Area

Plan 2 Boundary of the Planning Scheme Area

Plan 3 Aerial Photo

Plan 4 Spatial Planning and Land Use in Lantau

Plan 5 Existing Land Use

Plans 6a to 6i Indicative Scheme submitted by MTRCL

Plan 7 Proposed Land Use Pattern

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

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

Appendix III Explanatory Statement of the draft Siu Ho Wan OZP

No. S/I-SHW/B

Appendix IV Planning Report on Siu Ho Wan

Appendix V Adopted Siu Ho Wan Layout Plan No. L/I-SHW/1A
PLANNING DEPARTMENT

JANUARY 2018
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DRAFT SIU HO WAN OUTLINE ZONING PLAN NO. S/I-SHW/B

(Being a Draft Plan for the Purposes of the Town Planning Ordinance)
NOTES
(N.B. These form part of the Plan)

These Notes show the uses or developments on land falling within the boundaries of the
Plan which are always permitted and which may be permitted by the Town Planning
Board, with or without conditions, on application. Where permission from the Town
Planning Board for a use or development is required, the application for such
permission should be made in a prescribed form. The application shall be addressed to
the Secretary of the Town Planning Board, from whom the prescribed application form
may be obtained.

Any use or development which is always permitted or may be permitted in accordance
with these Notes must also conform to any other relevant legislation, the conditions of
the Government lease concerned, and any other Government requirements, as may be
applicable.

(a) No action is required to make the existing use of any land or building conform to
this Plan until there is a material change of use or the building is redeveloped.

(b) Any material change of use or any other development (except minor alteration
and/or modification to the development of the land or building in respect of the
existing use which is always permitted) or redevelopment must be always
permitted in terms of the Plan or, if permission is required, in accordance with the
permission granted by the Town Planning Board.

(c) For the purposes of subparagraph (a) above, “existing use of any land or building™
means -

(i)  Dbefore the publication in the Gazette of the notice of the first statutory plan
covering the land or building (hereafter referred as ‘the first plan®),

. a use in existence before the publication of the first plan which has
continued since it came into existence; or

. a use or a change of use approved under the Buildings Ordinance
which relates to an existing building; and

(i) after the publication of the first plan,

*  ause permitted under a plan which was effected during the effective
period of that plan and has continued since it was effected; or

. a use or a change of use approved under the Buildings Ordinance
which relates to an existing building and permitted under a plan
prevailing at the time when the use or change of use was approved.



(4)

&)

®

™)

®

®

(10)

Except as otherwise specified by the Town Planning Board, when a use or material
change of use is effected or a development or redevelopment is undertaken, as always
permitted in terms of the Plan or in accordance with a permission granted by the Town
Planning Board, all permissions granted by the Town Planning Board in respect of the
site of the use or material change of use or development or redevelopment shall lapse.

Road junctions, alignments of roads and railway tracks, and boundaries between zones
may be subject to minor adjustments as detailed planning proceeds.

Temporary uses (expected to be 5 years or less) of any land or building are always
permitted as long as they comply with any other relevant legislation, the conditions of
the Government lease concerned, and any other Government requirements, and there is
no need for these to conform to the zoned use or these Notes. For temporary uses
expected to be over 5 years, the uses must conform to the zoned use or these Notes.

The following uses or developments are always permitted on land falling within the
boundaries of the Plan except where the uses or developments are specified in Column
2 of the Notes of individual zones:

(a) provision, maintenance or repair of plant nursery, amenity planting, open space,
rain shelter, refreshment kiosk, road, bus/public light bus stop or lay-by, cycle
track, Mass Transit Railway station entrance, Mass Transit Railway structure
below ground level, taxi rank, nullah, public utility pipeline, electricity mast,
lamp pole, telephone booth, telecommunications radio base station, automatic
teller machine and shrine;

(b) geotechnical works, local public works, road works, sewerage works, drainage
works, environmental improvement works, marine related facilities, waterworks
(excluding works on service reservoir) and such other public works co-ordinated
or implemented by Government; and :

(c) maintenance or repair of watercourse and grave.

In any area shown as ‘Road’, all uses or developments except those specified in
paragraph (7) above and those specified below require permission from the Town
Planning Board:

toll plaza, on-street vehicle park and railway track.

Unless otherwise specified, all building, engineering and other operations incidental to
and all uses directly related and ancillary to the permitted uses and developments within
the same zone are always permitted and no separate planning permission is required.

In these Notes, “existing building means a building, including a structure, which is
physically existing and is in compliance with any relevant leglslatlon and the
conditions of the Government lease concerned.
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S/I-SHW/B

GOVERNMENT, INSTITUTION OR COMMUNITY

Column 1
Uses always permitted

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

Ambulance Depot

Animal Quarantine Centre (in Government
building only)

Broadcasting, Television and/or Film Studio

Cable Car Route and Terminal Building

Eating Place (Canteen, Cooked Food Centre only)

Educational Institution

Exhibition or Convention Hall

Field Study/Education/Visitor Centre

Government Refuse Collection Point

Government Use (not elsewhere specified)

Hospital

Institutional Use (not elsewhere specified)

Library

Market

Pier

Place of Recreation, Sports or Culture

Public Clinic

Public Convenience

Public Transport Terminus or Station

Public Utility Installation

Public Vehicle Park (excluding container vehicle)

Recyclable Collection Centre

Religious Institution

Research, Design and Development Centre

School

Service Reservoir

Social Welfare Facility

Training Centre

Wholesale Trade

Animal Boarding Establishment

Animal Quarantine Centre (not elsewhere
specified) :

Columbarium

Correctional Institution

Crematorium

Driving School

Eating Place (not elsewhere specified)

Flat

Funeral Facility

Helicopter Landing Pad

Helicopter Fuelling Station

Holiday Camp

Hotel

House

Marine Fuelling Station

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

Private Club

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

Refuse Disposal Installation (Refuse Transfer
Station only)

Residential Institution

Sewage Treatment/Screening Plant

Shop and Services

Utility Installation for Private Project

. Zoo

Planning Intention

This zone is intended primarily for the provision of Government, institution or community
facilities serving the needs of the local residents and/or a wider district, region or the territory. Itis
also intended to provide land for uses directly related to or in support of the work of the
Government, organizations providing social services to meet community needs, and other

institutional establishments.
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OTHER SPECIFIED USES

Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

For “Railway Depot and Public Transport Interchange
with Commercial/Residential Development” only

Railway Depot " Ambulance Depot
Railway Station Commercial Bathhouse/Massage
Railway Track Establishment

Eating Place

Educational Institution
Exhibition or Convention Hall
Flat
Government Refiise Collection Point
Government Use (not elsewhere specified)
Hotel
House
Information Technology and
_ Telecommunications Industries
Institutional Use (not elsewhere specified)
Library
Market
Off-course Betting Centre
Office
Petrol Filling Station
Pier
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 (excluding container
vehicle)
Recyclable Collection Centre
Religious Institution
Research, Design and Development Centre
Residential Institution
School
Shop and Services
Social Welfare Facility
Training Centre
Utility Installation for Private Project

(Please see next page)
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OTHER SPECIFIED USES (cont’d)

For “Railway Depot and Public Transport Interchange
with Commercial/Residential Development™ only (cont’d)

Planning Intention

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, Government,
institution or community facilities and other supporting facilities. 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.

(a)

Remarks

An applicant for permission for development on land designated “Other Specified

Uses”

annotated “Railway Depot and Public Transport Interchange with

Commercial/Residential Development” shall prepare a layout plan for the approval of
the Town Planning Board and include therein the following information:

€

(i)

(iif)

(v)

)

(vii)

(viti)

()

€9

the areas of the proposed land uses, the nature, position, dimensions, and heights
of all buildings to be erected in the area;

the proposed total site area and gross floor area (GFA) for various uses, total
number of flats and flat sizes, where applicable;

the details and extent of Government, institution or community (GIC) and
recreational facilities, public transport and parking facilities including cycle
parking spaces, and open space to be provided within the area;

the alignment, widths and levels of any access proposed to be constructed
within the area;

the landscape and urban design proposals, including connectivity proposals,
within the area;

programmes of development in detail;

an environmental assessment report to examine any possible environmental
problems that may be caused to or by the proposed development during and

‘after construction and the proposed mitigation measures to tackle them;

a drainage and sewerage impact assessment report to examine any possible
drainage and sewerage problems that may be caused by the proposed
development and the proposed mitigation measures to tackle them;

a traffic and transport impact assessment report to examine any possible traffic
problems that may be caused by the proposed development and the proposed
mitigation measures to tackle them;

(Please see next page)
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OTHER SPECIFIED USES (cont’d)

For “Railway Depot and Public Transport Interchange
ith Commercial/Residential Development” only (cont’d)

Remarks (cont’d)

(xi) an air ventilation assessment report to examine any possible air ventilation
problems that may be caused by the proposed development and the proposed
mitigation measures to tackle them;

(xii) a visual impact assessment report to examine any possible visual impacts that
may be caused by the proposed development and the proposed mitigation
measures to tackle them; and

(xiii) such other information as may be required by the Town Planning Board.

No new development, or addition, alteration and/or modification to or redevelopment
of an existing building shall result in a total development and/or redevelopment in
excess of a maximum domestic GFA of 1,040,000 m” and a maximum non-domestic
GFA of 30,000 m? for commercial use, or the GFA of the existing building, whichever
is the greater.

In determining the relevant maximum GFA for the purposes of paragraph (b) above,
any floor space that is constructed or intended for use solely as car park,
loading/unloading bay, plant room and caretaker’s office, or caretaker’s quarters and
recreational facilities for the use and benefit of all the owners or occupiers of the
domestic building or domestic part of the building, provided such uses and facilities
are ancillary and directly related to the development or redevelopment, may be
disregarded. Any floor space that is constructed or intended for use solely as railway
depot/station and associated facilities, public transport interchange, schools, GIC or
social welfare facilities, as required by the Government, or covered walkway may also
be disregarded.

Based on the individual merits of a development or redevelopment proposal, relaxation
of the GFA restrictions stated in paragraph (b) above may be considered by the Town
Planning Board on application under section 16 of the Town Planning Ordinance.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

For “Water Treatment Works” Only

Water Treatment Works Government Use (not elsewhere specified)
Service Reservoir . Public Utility Installation

Planning Intention

This zone is intended primarily for the provision of water treatment works serving the needs of the
community.

For “Sewage Treatment Works” Only

Sewage Treatment Works Government Use (not elsewhere specified)
Public Utility Installation

Planning Intention

This zone is intended primarily for the provision of sewage treatment works serving the needs of
the community.

For “Organic Resources Recovery Centre” Only

Organic Resources Recovery Centre Government Use (not elsewhere specified)
Recyclable Collection Centre ‘ Public Utility Installation

Planning Intention

This zone is intended primarily to designate land for organic resources recovery centre.

(Please see next page)
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OTHER SPECIFIED USES (Cont’d)

Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board

For “Refuse Transfer Station” Only

Refuse Transfer Station Government Use (not elsewhere specified)
Public Utility Installation

Planning Intention

This zone is intended primarily to designate land for refuse transfer station.

For “Columbarium” Only

Columbarium Public Utility Installation
Garden of Remembrance Religious Institution
Government Use (not elsewhere specified) Utility Installation for Private Project

Planning Intention

This zone is intended primarily to designate land for columbarium use and garden of
remembrance.

For “Pumping Station and Associated Facilities” Only

Pumping Station and Associated Facilities Government Use (not elsewhere specified)
Public Utility Installation

Planning Intention

This zone is intended primarily to designate land for pumping station and associated facilities.
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GREEN BELT
Column 1 Column 2
Uses always permitted Uses that may be permitted with or
without conditions on application
to the Town Planning Board
Agricultural Use Animal Boarding Establishment
Barbecue Spot Broadcasting, Television and/or Film Studio
Government Use (Police Reporting Centre Burial Ground .
only) Cable Car Route and Terminal Building

Nature Reserve Columbarium (within a Religious Institution or
Nature Trail extension of existing Columbarium only)
On-Farm Domestic Structure Crematorium (within a Religious Institution or
Picnic Area extension of existing Crematorium only)
Public Convenience Field Study/Education/Visitor Centre
Tent Camping Ground Flat
Wild Animals Protection Area Government Refuse Collection Point

Government Use (not elsewhere specrﬁed)

Helicopter Landing Pad

Holiday Camp

House

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

Petrol Filling Station

Place of Recreation, Sports or Culture

Public Transport Terminus or Station

Public Utility Instailation

Public Vehicle Park (excluding container
vehicle)

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

Religious Institution

Residential Institution

School

Service Reservoir

Social Welfare Facility

Utility Installation for Private Project

Zoo

Planning Intention

The planning intention of this zone is primarily for defining the limits of urban and sub-urban
development areas by natural features and to contain urban sprawl as well as to provide passive
recreational outlets. There is a general presumption against development within this zone.
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DRAFT SIU HO WAN OUTLINE ZONING PLAN NO. S/I-SHW/B

(Being a Draft Plan for the Purposes of the Town Planning Ordinance)

EXPLANATORY STATEMENT

Note: For the purposes of the Town Planning Ordinance, this Statement shall not be deemed
to constitute a part of the Plan.

1. INTRODUCTION

This Explanatory Statement is intended to assist an understanding of the draft Siu Ho
Wan QOutline Zoning Plan (OZP) No. S/I-SHW/B. It reflects the planning intention and
objectives of the Town Planning Board (the Board) for various land use zonings on the

Plan.

2. AUTHORITY FOR THE PLAN AND PROCEDURE

2.1

22

3.1

3.2

3.3

On 7 December 2017, under the power delegated by the Chief Executive (CE),
the Secretary for Development, directed the Board, under section 3(1)(a) of the
Town Planning Ordinance (the Ordinance), to prepare an OZP for Siu Ho Wan
area.

On XX XXXX 2018, the draft Siu Ho Wan OZP No. S/I-SHW/1 was exhibited
for public inspection under section 5 of the Ordinance.

OBJECT OF THE PLAN

The object of the Plan is to indicate the broad land use zonings and major
transport networks for the Siu Ho Wan area so that development and
redevelopment within the Planning Scheme Area (the Area) can be put under

~ statutory planning control.

The Plan is to illustrate the broad principles of development and planning
control within the Area. As it is a small-scale plan, the alignments of the roads
and railways and boundaries between the land use zones may be subject to
minor adjustments as detailed planning and development proceed.

Since the Plan is to show broad land use zonings, there would be situations in
which small strips of land not intended for building development purposes and
carry no development right under the lease, such as the areas restricted as
non-building area or for garden, slope maintenance and access road purposes,
are included in the zones. The general principle is that such areas should not be
taken into account in plot ratio (PR) and site coverage -calculation.
Development within zones should be restricted to building lots carrying
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development right in order to maintain the character and amenity of the Siu Ho
Wan area and not to overload the transport networks in this area.

NOTES OF THE PLAN

4.1

4.2

Attached to the Plan is a set of Notes which shows the types of uses or
developments which are always permitted within the Area and in particular
zones and which may be permitted by the Board, with or without conditions, on
application. The provision for application for planning permission under
section 16 of the Ordinance allows greater flexibility in land use planning and
control of development to meet changing needs.

- For the guidance of the general public, a set of definitions that explains some of

the terms used in the Notes may be obtained from the Technical Services
Division of the Planning Department (PlanD) and can be downloaded from the
Board’s website at http://www.info.gov.hk/tpb.

THE PLANNING SCHEME AREA

51

5.2

53

The Area covers about 186 ha of land located to the east of Tung Chung New
Town Extension (TCNTE) area at the northern shore of Lantau Island. It
stretches from Sham Shui Kok in the northeast to the proposed Tai Ho
Interchange in the southwest enclosed by the Lantau North (Extension) Country
Park in the east and south with the foothills of Tai Che Tung, Lau Fa Tung and
Lo Fu Tau within the country park. -

Siu Ho Wan was a bay surrounded by hillside with vegetation fronting an open
sea in the 1980s. Part of the vegetation at the foothills of the natural terrain was
removed due to slope formation and the bay was largely reclaimed for
development purpose in the early 1990s, in association with the construction of
the North Lantau Highway (NLH) and the Airport Railway. The reclamation
and the associated construction works were completed in 1997.

The Area is mainly occupied by various infrastructure and government uses to
support Tung Chung New Town (TCNT), the Hong Kong International Airport
(HKIA) and Northeast Lantau developments. The land to the south/southeast of
NLH contains primarily depots and utility installations, such as sewage
treatment works, water treatment works, organic resources recovery centre, etc.
and slope areas adjoining the Lantau North (Extension) Country Park which is
largely a continuous stretch of scrubland/shrubland with some existing trees
scattered around. Land to the north of NLH houses mainly a railway depot
which is the largest single development on the reclamation area in the west, a
refuse transfer station and a site proposed for columbarium development in the
east. As most of the land is formed by reclamation, the shoreline is
circumvented by the existing man-made seawall without natural coastal features.
There is no village settlement within the Area. To its southwest, Tai Ho Valley,
Tai Ho Wan and Tai Ho Stream have been identified as one of the priority sites
for enhanced conservation under the New Nature Conservation Policy with a
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view to better conserving this ecologically important area.

The boundary of the Area is shown in a heavy broken line on the Plan. For
planning and reference purposes, the Area has been divided into a number of

‘smaller planning areas.

6. STRATEGIC PLANNING CONTEXT

6.1

6.2

6.3

6.4

6.5

The Area, situated in the northshore Lantau, has always been an integral part of
Lantau development. Upon completion of the Port and Airport Development
Strategy (PADS) in 1989, the Government decided to build a new international
airport at Chek Lap Kok, i.e. the current HKIA. PADS also recommended to
develop North Lantau New Town (NLNT) as a supporting community of HKIA.
Subsequently, the North Lantau Development Study (1992) proposed
development of a new town in the area to accommodate an ultimate population
of about 260,000. Siu Ho Wan was considered in the Study to be a suitable
location for industrial activities related to the new airport and other major
utilities such as water treatment works and sewage treatment works.

' Pursuant to the 2004 Policy Address, the Lantau Development Task Force was

set up in February 2004 to provide a high-level policy steer on the economic and
infrastructure development on Lantau. The Revised Concept Plan for Lantau
endorsed by the Task Force in 2007 recommended the water off Siu Ho Wan
could be reclaimed to host the Lantau Logistic Park (LLP) and to serve as a
transportation hub given its proximity to the Hong Kong-Zhuhai-Macao Bridge
(HZMB). Together with HKIA and other strategic transport links, the proposed
LLP would strengthen Hong Kong’s role as a regional transport and logistics
centre.

On the other hand, the former Financial Secretary stated in his 2012 Budget that
the Government should make optimal use of the development potential of
railway-property projects and explore opportunities for development along
railways. In 2013, the former CE stipulated in his Policy Address that the top
priority of the Government was to tackle the housing problem and the
Government would explore vigorously the residential development potential of
land along existing and planned railways.

Taking into account the comments of the Lantau Development Advisory
Committee (LanDAC) formed in January 2014 to provide advice conducive to
the sustainable development and conservation of Lantau, and public’s view
gathered during the public engagement exercise carried out between January
and April 2016, the Sustainable Lantau Blueprint was published by the
Government in June 2017 to provide a reference roadmap for guiding and
implementing the development and conservation initiatives on Lantau. Siu Ho
Wan Development is one of the key projects within the “North Lantau Corridor”
which is proposed mainly for economic and housing development.

In response to the policy initiative to make full use of the potential of land along
railway for property development, Mass Transit Railway Corporation Limited
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(MTRCL) as the current occupier and operator of the Siu Ho Wan railway depot
commissioned a technical study to explore the feasibility of residential and
commercial development atop the depot. 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. A possible railway station at Siu Ho Wan has been explored by
MTRCL to provide train service for the residents of the proposed property
development atop. Relevant Environmental Impact Assessments (EIAs) for the
proposal were submitted under the EIA Ordinance. On 29 November 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).

POPULATION

There is currently no population in the Area as no residential development has been
completed for population intake. It is expected that the planned population of the Area
would be about 37,800.

OPPORTUNITIES AND CONSTRAINTS

Opportunities

Optimising the use of land along railway

8.1.1 Being located in the proximity to TCNTE and connected with urban
areas by strategic rail and road links, Siu Ho Wan, which is currently
occupied by government and depot uses, has the potential to
accommodate housing development with higher development
intensities. The Tung Chung Line (TCL) and NLH, providing
convenient connection between Tung Chung and the urban areas, could
also serve to enhance the accessibility of the Siu Ho Wan area with a
possible railway station at Siu Ho Wan and suitable road base transport
network enhancement.

8.1.2 Topside development of Siu Ho Wan depot is also 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.
Opportunities exist to make better use of valuable land resources atop
the railway depot. The depot site requires no land agglomeration and
hence could be implemented in a timely manner. Early implementation
of residential development atop the depot could help address the acute
demand for housing.
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Constraints

Accessibility

8.2.1

Cheung Tung Road is the only existing external vehicular access to the
Area except Siu Ho Wan railway depot which is connected by a
particular slip road branching off NLH. The Tai Ho Interchange
proposed under the TCNTE project serving as the major access point
from NLH to Cheung Tung Road would improve the accessibility of the
Area. However, with the anticipated increase in traffic to be generated
by new developments, both the Lantau Link and NLH are expected to be
subject to capacity constraints. New road (Road P1 and Route 11)
would be necessary to meet the development needs of the Area. The
possible traffic impact of new developments on NLH and Lantau Link
will be carefully considered and assessed.

Noise and Vehicle Emissions

8.2.2 Development within the Area is constrained by adverse traffic noise and

8.2.3

emissions from NLH and railway. The latest infrastructure proposals
around North Lantau including the Tuen Mun — Chek Lap Kok Link
(TM-CLKL) and HZMB (including the associated Hong Kong Link
Road and Hong Kong Boundary Crossing Facilities (HKBCF)) projects
would likely increase the traffic flow on NLH which in turn may have
further implication on the environment of the Area. The potential
development atop Siu Ho Wan depot has been studied under the EIA
process and noise mitigation measures have been proposed in
accordance with the EIA Ordinance. '

Aircraft approaching and departing from HKJIA is identified as one of
the key existing noise sources which affects the Area. Although the
Area falls outside the coverage of Noise Exposure Forecast (NEF) 25
contour under the HKIA three-runway system (3RS), the Area is in
proximity to HKIA, which is a very busy airport operating 24 hours and
aircraft noise due to overflight of approaching and departing aircraft is
anticipated. The developer(s) in the Area should explore and review the
use of acoustic insulation in form of well-gasketted window to enhance
the indoor living environment. In addition, the Area is in proximity to

" the helicopter holding area above Pak Mong and HKIA and helicopter

flight paths, which might also contribute to noise environment.

Civil Aviation

8.2.4 Given its proximity to HKIA, the Area is subject to Airport Height

Restriction (AHR). No part of any 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),
any regulation or order made thereunder and any amending legislation.
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A study with regard to feasibility of relaxing the existing AHR for the
current two-runway system (2RS) operations is being conducted. The
study results will be subject to verification of the new AHR for the
future 3RS operations. Any AHR relaxation, if feasible, can take effect
administratively by temporary exemption by Civil Aviation Department
(CAD) after verification of the new AHR under 3RS operations pending
legislative amendment under the Hong Kong Airport (Control of
Obstructions) Ordinance (Cap. 301).

Besides, the western tip of the Area is beneath a helicopter holding area
“H5” over Pak Mong, which is an essential helicopter holding point for
GFS flight operations and emergency response flights. In addition, the
Area is also within the vicinity of the NLH route, which is a 500 feet
high (above mean sea level) flight corridor along the coastline of North
Lantau between Pak Mong and the Toll Plaza of the Tsing Ma Bridge.
The route is essential for GFS to conduct emergency response fights
during bad weather times. A Forward Base (FB) is being established to
relocate part of the emergency helicopter services. Prior to a fully
established and commissioned FB is available, GFS will continue to use
the route.

In addition to the helicopter noise arising from the operation of GFS
helicopters in and out of HKIA via designated Silvermine Pass and Pak
Mong Helicopter Holding Area will present an adverse impact on the
Area, any development within the Pak Mong Holding Area will
adversely affect GFS flight operations, particularly for emergency
flights during bad weather times. Any future development or
redevelopment within the Area should take into account this constraint.

Risk Hazard

8238

8.2.9

The eastern part of the Area falls within the 1km Consultation Zone (CZ)
of the Siu Ho Wan Water Treatment Works (SHWWTW). The
SHWWTW is classified as Potentially Hazardous Installation (PHI) on
account of the storage of liquefied chlorine in one tonne drums. For any
proposed development in CZ of SHWWTW that will result in an
increase in the number of persons living or working, the project
proponent should prepare and submit a Hazard Assessment (HA) to the
Coordinating Committee on Land-use Planning and Control relating to
Potentially Hazardous Installations (CCPHI) to assess the potential risks
associated with SHWWTW and obtain the approval from CCPHI. In
addition, the Sham Shui Kok Chlorine Loading and Unloading Area
(SSK CLUA) is located within CZ of SHWWTW. Relevant departments
should be consulted if there is any development in the vicinity of SSK
CLUA.

The high pressure gas pipeline and offtake & pigging station located to
the southwest outside the Area are classified as Notifiable Gas
Installations (NGIs) under the Gas Safety Ordinance (Cap. 51), and its



7 S/I-SHW/B

construction and use are required to undergo an approval system. The
southwestern part of the Area is within 200m of these NGIs. For any
proposed development in the vicinity (i.e. within 200m) of these NGIs,
the increase in population brought by the proposed development would
be a concern and thus a risk/hazard assessment would be required from
the project proponent to assess the potential risks associated with these
NGIs.

Infrastructure

8.2.10 Fresh water supply to Siu Ho Wan area is provided by SHWWTW. The
existing water supply system does not have the capacity to meet the
demand of future developments on Lantau. The water supply system
will need to be upgraded and extended, which may include expansion of
SHWWTW, construction of new pumping stations and construction of
new service reservoirs at the hillside, to keep pace with the new
developments in North Lantau.

8.2.11 Any increase in population or number of visitors to the Area or further
residential/commercial developments will require upgrade or new
sewage collection and transfer system to be provided to keep pace with
the increasing sewage arising from the new development areas.
Moreover, the existing Siu Ho Wan Sewage Treatment Works
(SHWSTW) does not have the capacity to meet the demand for sewage
treatment from the new developments on Lantau in the medium and long
terms. The sewage treatment works will need to be expanded and
upgraded. The proposed expansion of SHWSTW to its immediate west
will subject to further study.

Geotechnical

8.2.12 The southern and eastern portions of the Area are overlooked by steep
natural terrain and meet the Alert Criteria for a Natural Terrain Hazard
Study (NTHS). For future development in these areas, the developer(s)
may be required to carry out a NTHS and provide suitable mitigation
works, if found necessary, as part of the development. Some of the land
is overlooked by registered man-made slopes and retaining walls. If
these slope features would affect or be affected by any development and
redevelopment, geotechnical investigations and studies including the
details of any permanent geotechnical works should be submitted to the
Geotechnical Engineering Office (GEO) of CEDD for checking in
accordance with the principle laid down in the Environment, Transport
and Works Bureau Technical Circular (Works) No. 29/2002.

8.2.13 The area within the Designated Area of North-Shore Lantau might be
underlain by locally complex geological condition. Due attention should
be paid to the potential problems associated with high rise buildings and
other structures involving deep foundation. The requirements as
stipulated in the Environment, Transport and Works Bureau Technical
Circular (Works) No. 4/2004 should be followed for government
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projects and the Practice Note for Authorized Persons, Registered
Structural Engineers and Registered Geotechnical Engineers (APP-134)
should be followed for private projects.

Ecological Consideration

8.2.14 The southern periphery of the Area is adjoining to the Lantau North
(Extension) Country Park, which is an integral part of the natural
landscape comprising scrubland/shrubland with some existing trees
scattered around. This area with high degree of naturalness should be
protected against any impact from development. The Area also fronts on
The Brothers Marine Park which was designated in 2016, with the aim to
help better conserve the Chinese White Dolphins, their- habitats and
enhance the marine and fisheries resources therein.

Landscape Consideration

8.2.15 Major landscape feature in the vicinity is the Lantau North (Extension)
Country Park which is a natural landscape of valuable landscape
resources. The lowland slopes are vegetated scrubland/shurbland with
some existing trees scattered around the area adjoining to the Lantau
North (Extension) Country Park. Tree species observed within this area
are native woodland species such as Macaranga tanarius [ ff§,
Sterculia lanceolate {BFEEE, Mallotus paniculatus E#X, Dicranopleris
pedata T=H and Schefflera heptaphylla $8E%E. 1t would serve as a
landscape buffer between the country park and built-up area to be
preserved and conserved.

GENERAL PLANNING INTENTION

The general planning intention for the Area is to reserve land for Government,
Institution or Community (GIC) facilities and supporting infrastructure taking
advantage of the geographical location and to facilitate sustainable
residential/commercial development and maximise the development potential on
suitable land. Due consideration should be given to preserve the existing natural
landscape and maintain suitable buffer between the country park and the built-up area.

Urban Design Concept

10.1 In general, the Area is mainly occupied by government land and the valley
within the Area is predominantly occupied by low-rise GIC facilities, creating a
visual relief space with an unobstructed view towards a natural mountain
backdrop. Any development/redevelopment within this valley should respect
the natural and rural characters of the surroundings, preserve the view towards
the mountain backdrop and create a harmonious building height profile.
Detailed building height restriction for the GIC facilities in the Area is specified
in the adopted Siu Ho Wan Layout Plan No. L/I-SHW/1A.
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10.2 Located amid Tai Ho Estuary and the low-rise GIC facilities in the Area, the Siu
Ho Wan railway depot site, currently occupied by low-rise railway depot
structures, provides an open view from NLH towards the sea and gives a
transition from industrial/utilities uses to the natural and rural environment at
Tai Ho. The relatively open area also facilitates penetration of prevailing winds
within the Area. The proposed commercial/residential development atop the
Siu Ho Wan depot would inevitably have an impact on the existing open view
towards the sea and affect the transition between the Area and Tai Ho Estuary.
To achieve a development that is compatible with the natural and rural character
of the surroundings, preserve the visual character of the Area, any
development/redevelopment on the depot site shall be planned and designed ina
holistic manner to take into account, inter alia, preservation of view corridors
and breezeways, integration with/transition to the waterfront and Tai Ho
Estuary, the interface with the railway depot and adjacent GIC facilities, the
gazetted Airport Height Restriction Plan (AHRP) and any potential
amendments to the gazetted AHRP related to the Expansion of HKIA into a 3RS
Project, etc. To this end, planning application in the form of layout plan for the
development/redevelopment atop the depot site shall be required for approval
by the Board to ensure an integrated and compatible layout for development.

11. LAND USE ZONINGS

11.1 _“Government. Institution or Community” (“G/IC™) : Total Area 15.54 ha

11.1.1 The planning intention of this zone is primarily for the provision of GIC
facilities serving the needs of the local residents and/or a wider district,
region or the territory. It is also intended to provide land for uses
directly related to or in support of the work of the Government,
organisations providing social services to meet community needs, and
other institutional establishments.

11.1.2 Most of the “G/IC” sites are to reflect the existing GIC uses, such as 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 SHWWTW which are intended to serve TCNTE and
other planned developments in North Lantau. Sites are also reserved for
unforeseen GIC uses.

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

11.2.1 This zone denotes land allocated or reserved for specified uses including
the following:
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“Railway Depot and Public Transport Interchange with
Commercial/Residential Development”

11.2.2 This zone is intended primarily to provide land for railway depot with

1123

commercial and/or residential development above with the provision of
public transport interchange, GIC facilities and other supporting
facilities. This site is occupied by the 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.

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. :

11.2.4 Development and/or redevelopment in this “OU” site are subject to a

11.2.5

maximum domestic GFA of 1,040,000 m*> and a maximum
non-domestic GFA of 30,000 m®> for commercial use, which are
demonstrated by an indicative scheme as part of the submission
approved under the EIA Ordinance and justified by 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” GFA for social welfare facilities
as required by the Government shall be provided within this “OU” site.
A minimum of 75,600 m® 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.

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.

11.2.6 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
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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.

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:

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

generally align inthe north-south andeast-west directions and at

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

generally align in the northwest-southeast directions amongst the

residential towers to facilitate sea breeze penetration and improve
visual permeability;

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

11.2.8

of curvilinear layout for buildings along the southern site
boundary;

(c) 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, the building height of the
residential towers ranges from 86mPD to 106mPD;

(d) submission of a connectivity proposal including but not limited to
provision of all-weathered pedestrian walkway/linkage from
different parts of the development within the site to the proposed
railway station and commercial facilities, vertical connections
among podium deck, podium and the waterfront, as well as the
cycle track network and open space network to enhance
connectivity and walkability within the site and also to the adjacent
waterfront and nearby TCNTE; and

(e) landscape planting on podium/deck and vertical greening on
facades should be provided. Planting along the edges and terraced
design with greening should be applied to the podium for further
visual relief and interest. Local recess in some parts/potential set
back at the northern part of the depot along the waterfront at
ground level could be provided for creation of green
pockets/aesthetically pleasing landscape design and proposal for
public enjoyment and amenity.

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 11.2.7 above should be
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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.

11.2.9

11.2.10

11.2.11

11.2.12

11.2.13

11.2.14

The building height for the developments within this zone is subject to
the gazetted AHRP and any potential amendments to the gazetted AHRP
related to the Expansion of HKIA into a 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. '

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.

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 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”

This zone is intended primarily for the provision of water treatment
works serving the needs of the community.

The site includes the existing SHWWTW 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. -

The water treatment works are classified as PHI, any developments near
the site shall comply with the recommendations contained in the CCPHI
Report. Furthermore, any development proposal resulting in an increase
in residential or working population within the Consultation Zone is
subject to the approval of CCPHI.
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11.2.20
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“Sewage Treatment Works”

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 the SHWSTW serving Tung Chung,
HKIA, Siu Ho Wan and Penny’s Bay.

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 SHWSTW to its immediate west will be subject to further
study.

[

‘Organic Resources Recovery Centre”

This zone is intended primarily to designate land for Organic Resources
Recovery Centre (Phase I) (ORRC1) developed by the Environmental
Protection Department. ORRCI is currently under construction.

“Refuse Transfer Station”

This zone is intended primarily to designate land for refuse transfer
station. This zone is occupied by the North Lantau Refuse Transfer
Station. It receives solid waste collected from HKIA, TCNT, 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.

“Columbarijum”

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.
In view of its vicinity to the CZ of SHWWTW, the project proponent
should prepare and submit a HA to the CCPHI to assess the potential
risks associated with SHWWTW and obtain the approval from CCPHI.

“Pumping Station and Associated Facilities”

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

11.3.1 The planning intention of this zone is primarily for defining the limits of
urban and sub-urban development areas by natural features and to
contain urban sprawl as well as to provide passive recreational outlets.
There is a general presumption against development within this zone.

11.3.2 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

12. COMMUNICATIONS

12.1

12.2

12.3

12.4

The existing NLH, a dual-three-lane highway, is the major strategic road link
connecting HKIA and TCNT with other parts of the territory. Siu Ho Wan
railway depot is accessible through a slip road branching off NLH. Cheung
Tung Road, which is primarily a single two-way utility service road runs along
the southern side of NLH and provides access and maintenance convenience for
the government uses and utility installations along the highway corridor as well
as access to the Discovery Bay Tunnel Link. An underpass is built under NLH
to connect the North Lantau Refuse Transfer Station and a site proposed for
columbarium development to Cheung Tung Road.

TM-CLKL is a strategic road link connecting HKBCF of HZMB with other
parts of the territory. The Southern Connection of TM-CLKL will connect with
the existing NLH at Tai Ho/Siu Ho Wan. The proposed Tai Ho Interchange to
the west of the Area is a grade-separated interchange serving as the major access
point for vehicles from NLH to the Area. A slip road linking Cheung Tung
Road and the Tai Ho Interchange is proposed under the TCNTE project.

The proposed Road P1 (Tung Chung to Tai Ho Section) is a primary distributor
with dual-two-lane carriageway parallel to NLH providing another access to
developments in Siu Ho Wan, Tai Ho and Tung Chung. It also serves to
re-route traffic in the event of accidents on NLH. The road alignment and
implementation of Road P1 (Tung Chung to Tai-Ho Section) are subject to
review in the detailed design stage of TCNTE. Further extension of the
proposed Road P1 between Siu Ho Wan and Sunny Bay is subject to further
studies.

Discovery Bay Tunnel Link is restricted to public buses, private buses, private
light buses, goods vehicles, Urban and Lantau taxi, other specific vehicles and
emergency vehicles under the. Discovery Bay Tunnel Link Ordinance (Chapter
520) [Notice under section 23] gazetted on 26 October 2014.
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The Airport Express (AE) and TCL run from east to west within the transport
corridor on the northern shore of Lantau and pass through the Area. Two types
of services are provided, AE runs between AsiaWorld-Expo Station and Hong
Kong Station, and TCL runs between Tung Chung Station and Hong Kong
Station through the urban area providing commuter service to developments in
North Lantau.

Currently, the available public transport to the Area is by Lantau taxis, urban
taxis or by the franchised bus service No. 36, which provides several departures
daily each way (with additional services on Sunday and public holidays)
between Siu Ho Wan and TCNT.

UTILITY SERVICES

13.1

13.2

13.3

Water Supply

Fresh water supply to Siu Ho Wan area is provided by SHWWTW, currently via

the pumping water main leading to Tung Chung fresh water service reservoir.

Temporary mains water (i.e. fresh water) is being provided for flushing. The

existing water supply system at Siu Ho Wan does not have the capacity to meet

the demand of future developments in the Area. The water supply system will

need to be upgraded and extended, which may include expansion of SHWWTW,
construction of new pumping stations and construction of new service

reservoirs at the hillside, to cater for additional demand from TCNTE and other

planned developments in North Lantau.

Sewerage

The sewage collection and transfer system in Siu Ho Wan are being
implemented in phases to keep pace with the new development areas. In the
first phase, sewage arising from HKIA, Tung Chung and Penny’s Bay is
conveyed to SHWSTW via rising mains in the utility reserve. New sewerage
systems will need to be provided to collect and transfer sewage to SHWSTW
from the new development areas, including, TCNTE and Siu Ho Wan depot
redevelopment, etc. The sewage treatment works will need to be expanded and
upgraded. The proposed expansion of SHWSTW to its immediate west will be
subject to further study.

Drainage

A drainage system has been devised for the Area that conveys the runoff from
the upland steep basins to the seaward outfall points. It also collects stormwater
drained from the reclamation area. The major components of the drainage
system include an open channel and receptor running along the edge of the
existing coastline to gather water from the major streams. Box culverts across
the Area are constructed to direct stormwater into the sea. Secondary pipe
culverts will also be built along Road P1.
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Electricity

The entire North Lantau Development is served primarily by a 132kV
electricity network. The network is afforded by three submarine cables with
landfall at Sham Shui Kok. At Sham Shui Kok Electricity Station to the east of
the Area, the transmission voltage is stepped down to 11kV distribution level.
Both 132kV and 11kV cables are routed via Cheung Tung Road to other
primary substations and individual developments respectively.

Gas

Town gas is supplied via the submarine gas pipeline to Ta Pang Po. There are
several existing underground town gas transmission pipes located within the
Area (running along and across NLH). Should any excavation works is
required, prior liaison/coordination with the Hong Kong and China Gas
Company Limited in respect of the exact location of existing or planned gas
pipes routes/gas installations in the vicinity of the proposed work area and the
minimum set back distance away from the gas pipelines is required. Reference
should also be made to the Electrical and Mechanical Services Department’s
“Code of Practice on Avoiding Danger from Gas Pipes”.

Telecommunications

There is a new fibre optic cable telephone system with a telephone exchange at
Tung Chung which also serves the Area.

CULTURAL HERITAGE

There are no declared monuments, graded buildings or recorded site of archaeological
interest within the Area.

IMPLEMENTATION

15.1

15.2

Although existing uses non-conforming to the statutory zonings are tolerated,
any material change of use and any other development/redevelopment must be
always permitted in terms of the Plan or, if permission is required, in accordance
with the permission granted by the Board. The Board has published a set of
guidelines for the interpretation of existing use in the urban and new town areas.
Any person who intends to claim an “existing use right” should refer to the
guidelines and will need to provide sufficient evidence to support his claim.
The enforcement of the zonings mainly rests with the Buildings Department, the
Lands Department (LandsD) and the various licensing authorities.

The overall programme for the provision of infrastructure within the Area will
be subject to review in the detailed design stage. The implementation process
will be gradual depending on the availability of resources. It will be undertaken
through the participation of both public and private sectors. Disposal of sites is
undertaken by LandsD. Land formation and the provision of infrastructure will
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be co-ordinated by CEDD in conjunction with the client departments and the
works departments, such as the Highways Department and the Architectural
Services Department. Social welfare and other community facilities will be
implemented by the appropriate government departments on the basis of the
Capital Works Programme and other Public Works Programme. Public housing,
if any, together with the supporting facilities will be built by the Housing
Authority or other relevant agents.

15.3 Planning applications to the Board will be assessed on individual merits. In
general, the Board, in considering planning applications, will take into account
all relevant planning considerations which may include the departmental layout
plans, and the guidelines published by the Board. The layout plans will be
available for public inspection at PlanD. Guidelines published by the Board are
available from the Board’s website, the Secretariat of the Board and the
Technical Services Division of PlanD. Application forms and guidance notes
for planning applications can be downloaded from the Board’s website and are
available from the Secretariat of the Board and the Technical Services Division
of PlanD. Applications should be supported by such materials as the Board
thinks appropriate to enable it to consider the applications.

TOWN PLANNING BOARD
JANUARY 2018
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1.1

1.2

INTRODUCTION

Purpose of the Planning Report

The purpose of this Planning Report is to give an account
of the background and an appraisal of the existing
conditions, characteristics and development opportunities/
constraints of the Siu Ho Wan area (the Area). It also
aims at providin;g a basis for the preparation of the Siu Ho
Wan Outline Zoning Plan (OZP) and the formulation of a
planning framework to guide future development of the
Area.

Background

1.2.1 Siu Ho Wan (Figuré 1) is located to the east of
Tung Chung New Town Extension (TCNTE) area
at the northern shore of Lantau Island (Figure 2).
The Area is largely formed by reclamation. It
houses various utility facilities including sewage
treatment works, water treatment works, refuse
transfer station and railway depot, etc in supporting
the adjacent new town development, the Hong
Kong International Airport (HKIA) and Northeast
Lantau developments. '

12.2  The former Financial Secretary stated in his 2012

1.2.3

Budget that the Government should make optimal
use of the development potential of railway-
property projects and invite the Mass Transit
Railway Corporation Limited (MTRCL) to explore
opportunities for development along railways. The
former Chief Executive (CE) announced in his
2013 Policy Address that the Government would
explore vigorously the residential development
potential of land along existing and planned
railways. The 2015 Policy Address reaffirmed the
initiative to explore the development potential of
stations and related sites along existing and future
rail lines, specifically highlighting Siu Ho Wan
railway depot on Lantau, as one of the short and
medium-term measures to increase land supply to
meet the public’s housing needs.

According to the Sustainable Lantau Blueprint
published by the Government in June 2017, Siu Ho
Wan Development is one of the key projects within
the “North Lantau Corridor” which is proposed
mainly for economic and housing development.
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1.2.4

1.2.5

1.2.6

MTRCL which is the current occupier and operator
of the Siu Ho Wan railway depot, commissioned a
technical study to explore the feasibility of
residential and commercial development atop the
depot. Preliminary technical assessments have been
carried out to review the feasibility of the
development proposal and the required suppotting
infrastructure.  Relevant Environmental Impact
Assessments (EIAs) for the proposal were also
submitted under the EIA Ordinance. The findings
and recommendations of the technical study
including the statutory EIAs would also serve as a
reference to formulate appropriate land use control
on future development on the Siu Ho Wan depot
site.

Given that all the land in Siu Ho Wan area except
the railway depot is government land occupied by
various utility facilities, the preparation of a
Development Permission Area plan to enable
statutory planning enforcement control on the area
is considered not necessary.

It is considered that preparation of a draft OZP is
more appropriate to take account of the overall

1.2.7

existing and planned land uses under the recent
studies to provide a statutory planning framework
to guide long-term development of the Area.

On 7 December 2017, under the power delegated
by the CE, the Secretary for Development pursuant
to section 3(1)(a) of the Ordinance, directed the
Town Planning Board (the Board) to prepare an
OZP for the Area. On 29 November 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).
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2.1

22

THE STUDY AREA

Location (Figures 2 &3)

2.1.1 The Area covers about 186 ha of land in the eastern
extremity of the TCNTE. It stretches from Sham
Shui Kok in the northeast to the proposed Tai Ho
Interchange in the southwest enclosed by the
Lantau North (Extension) Country Park in the east
and south with foothills of Tai Che Tung, Lau Fa
Tung and Lo Fu Tau within the Country Park.

2.1.2 Vehicular access to the Area is via Cheung Tung

Road which runs in parallel to North Lantau

Highway (NLH), connecting the Area to Tung

Chung, HKIA and the metro area. Siu Ho Wan
railway depot is also accessible through a slip road
branching off NLH. '

Physical Setting and Conditions

The Area is mainly occupied by various infrastructure and
government uses to support Tung Chung New Town
(TCNT), HKIA and Northeast Lantau developments. The
land to the south/southeast of NLH contains primarily
depots and utility installations, such as sewage treatment

23

works, water treatment works, organic resources recovery
centre, etc and slopé areas adjoining the Lantau North
(Extension) Counfry Park which are largely a continuous
stretch of scrubland/shrubland with some existing trees
scattered around. Land to the north of the NLH houses
mainly a railway depot in the west, a refuse transfer station
and a site proposed for columbarium development in the
east. As most of the land is formed by reclamation, the
shoreline is circumvented by the existing man-made
seawall without natural coastal features. There is no
existing residential and commercial development nor
village settlement within the Area. To its southwest are
Tai Ho Valley, Tai Ho Wan and Tai Ho Stream which
have been identified as one of the 12 priority sites for
enhanced conservation under the New Nature
Conservation Policy with a view to better conserving this

ecologically important area.

Historical Development

Siu Ho Wan was a bay located at the north shore of Lantau
Island. It was surrounded by hillside with vegetation
fronting an open sea in the 1980s. Part of the vegetation at
the foothills of the natural terrain was removed due to
slope formation and the bay was largely reclaimed for
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25

development purpose in the early 1990s, in association
with the construction of NLH and the Airport Railway.
The reclamation and the associated construction works
were completed in 1997. Siu Ho Wan railway depot is the
largest single development on the existing reclamation
area.

Population and Employment

The Area has no residential population. There are only a
limited number of workers in the utility installations and
depots. The existing water treatment works are classified
as Potentially Hazardous Installation (PHI) due to the
storage of liquefied chlorine in one tonne drums. In
accordance with the relevant Coordinating Committee on
Land-use Planning and Control relating to Potentially
Hazardous Installations (CCPHI) Report, no more than
300 workers should be allowed in the area adjacent to the
water treatment works.

Exi_sting and Committed Land Uses

The major existing land uses in the Area include the
following (Figures 4 & 5a to Sc):

Government, Institution or Comrﬁunity (GIC) Facilities
2.5.1 Major existing/planned/proposed GIC facilities in
the Area to meet the community needs include:

(a) North Lantau Refuse Transfer Station;

(b) proposed columbarium development;

(¢) Siu Ho Wan Vehicle Pound , Vehicle
Examination Centre and Weigh Station;

(d) Organic Resources Recovery Centre (Phase 1)
(under construction);

(e) Siu Ho Wan Water Treatment Works;

(f) Siu Ho Wan Sewage Treatment Works; and

(g) Siu Ho Wan Government Maintenance Depot

2.5.2 Other existing GIC facilities include Sham Shui
Kok Chlorine loading and unloading area and Civil
Engineering and Development Department (CEDD)
Public Works Regional Laboratory.

Industrial Uses

2.5.3 There are three bus maintenance depot sites in the
Area. The bus depots have been allocated to three
franchised bus companies under short term
tenancies.
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2.6

254 A railway depot for the Airport Express (AE),
Tung Chung Line (TCL) and Disneyland Resort
Line (DRL) is located to the north of the NLH.

2.5.5 There are also several temporary works/storage
areas allocated to Highways Department, Drainage
Services Department and Environmental Protection
Department for infrastructure projects.

Others

2.5.6 The Discovery Bay Tunnel Link connects
Discovery Bay with Cheung Tung Road. The
Discovery Bay Tunnel Link toll plaza is located at
the end of Tunnel Link.

2.5.7 There is a Potable Water Booster Pumping Station
‘near Siu Ho Wan Water Treatment Work along
Discovery Bay Tunnel Link which is already in
operation.

Transportation

2.6.1 The existing NLH, a dual-three-lane highway, is

26.2

the major strategic road link connecting HKIA and
TCNT with other parts of the territory. Before the
opening of the Northern Connection of Tuen Mun
— Chek Lap Kok Link (TM-CLKL), NLH is the
only access road for the public transport services to
/ from HKIA and TCNT. Siu Ho Wan railway
depot is accessible through a slip road branching
off NLH. Cheung Tung Road, which is primarily a
single two-way utility service road runs along the
southem side of NLH and provides access and
maintenance convenience for the government uses
and utility installations along the highway corridor
as well as access to the Discovery Bay Tunnel Link.
An underpass is built under NLH to connect the
North Lantau Refuse Transfer Station and a site
proposed for columbarium development to Cheung
Tung Road.

TM-CLKL is a strategic road link connecting Hong
Kong Boundary Crossing Facilities (HKBCF) of
the Hong Kong-Zhuhai-Macao Bridge (HZMB)
with other parts of the territory. The Southemn
Connection of TM-CLKL will connect with the
existing NLH at Tai Ho/Siu Ho Wan.
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2.6.4

2.6.5

The proposed Tai Ho Interchange to the west of the
Area is a grade-separated interchange serving as
the major access point for vehicles from NLH to
the Area. A slip road linking Cheung Tung Road
and the Tai Ho Interchange is proposed under the
TCNTE project to improve the connectivity
between TCNTE area and Tai Ho area.

The proposed Road Pl (Tung Chung to Tai Ho
Section) is a primary distributor with dual-two-lane
carriageway parallel to NLH providing another
access to developments in Siu Ho Wan, Tai Ho and
Tung Chung. It also serves to re-route traffic in the
event of accidents on the NLH. The road alignment
and implementation of Road P1 (Tung Chung to
Tai Ho Section) are subject to review in the
detailed design stage of TCNTE. Further extension
of the proposed Road PI between Siu Ho Wan and
Sunny Bay is subject to further studies.

Under the Discovery Bay Tunnel Link Ordinance

(Chapter 520) [Notice under section 23] gazetted

on 26 October 2014, public buses, private buses,
private light buses, goods vehicles, Urban and
Lantau taxi, other specific vehicles and emergency

vehicles are allowed to use the tunnel link.

2.6.6 Currently, the available public transport to the Area
is by Lantau taxis, urban taxis or by the franchised
bus service No. 36, which provides several
departures daily each way (with additional services
on Sunday and public holidays) between Siu Ho
Wan and TCNT.

2.6.7 The AE and TCL run from east to west within the
transport corridor on the northern shore of Lantau
and pass through the Area. Two types of services
are provided, the AE runs between AsiaWorld-
Expo Station and Hong Kong Station, and the TCL
runs between Tung Chung Station and Hong Kong
Station through the urban area providing commuter
service to developments in North Lantau.

2.7 Land Ownership

Majority of the Area is government land occupied by
public utility facilities and other short-term uses except
MTR running line and Siu Ho Wan depot which has been
granted to MTRCL by private treaty for use as a railway
workshop and a maintenance depot from 1995 to 2050. A
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2.8

small part of the Area at the uphill to the east of the Area
falls within the area covered by a Deed of Restrictive

Covenant.

Infrastructure and Utility Services

Water Supply

2.8.1

Fresh water supply to Siu Ho Wan area is provided
by Siu Ho Wan Water Treatment Works
(SHWWTW), currently via the pumping water
main leading to Tung Chung fresh water service
reservoir. Temporary mains water (i.e. fresh water)
is being provided for flushing. The existing water
supply system at Siu Ho Wan does not have the
capacity to meet the demand of future
developments in the Area. The water supply
system will need to be upgraded and extended,
which may include expansion of Siu Ho Wan
Water Treatment Works =~ (SHWWTW),
construction of new pumping stations and
construction of new service reservoirs at the
hillside, to cater for additional demand from
TCNTE and other planned developments in North
Lantau.

Sewerage

. 2.8.2 The sewage collection and transfer system in Siu

Ho Wan are being implemented in phases to keep
pace with the new development areas. In the first
phase, sewage arising from the HKIA, Tung Chung
and Penny’s Bay is conveyed to Siu Ho Wan
Sewage Treatment Works via rising mains in the
utility reserve. New sewerage systems will need to
be provided to collect and transfer sewage to the
SHWSTW from the new development areas,
including, TCNTE and Siu Ho Wan depot
development, etc. The sewage treatment works will
need to be expanded and upgraded. The proposed
expansion of the SHWSTW to its immediate west
will subject to further study.

Drainage

2.8.3 A drainage system has been devised for the Area

that conveys the runoff from the upland steep
basins to the seaward outfall points. It also collects
stormwater drained from the reclamation area. The
major components of the drainage system include
an open channel and receptor running along the
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edge of the existing coastline to gather water from
the major streams. Box culverts across the Area
are constructed to direct stormwater into the sea.
Secondary pipe culverts will also be built along
Road P1.

Electricity

2.8.4 The entire North Lantau Development is served

Gas

2.8.5

primarily by a 132kV electricity network. The
network is afforded by three submarine cables with
landfall at Sham Shui Kok. At Sham Shui Kok
Electricity Station to the east of the Area, the
transmission voltage is stepped down to [1kV
distribution level. Both 132kV and 11kV cables
are routed via Cheung Tung Road to other primary
substations and  individual  developments
respectively.

Town gas is supplied via the submarine gas
pipeline to Ta Pang Po. There are several existing
underground town gas transmission pipes located
within the Area (running along and across NLH).

Should any excavation works is required, prior
liaison/coordination with the Hong Kong and
China Gas Company Limited in respect of the
exact location of existing or planned gas pipes
routes/gas installations in the vicinity of the
proposed work area and the minimum set back
distance away from the gas pipelines is required.
Reference should also be made to the Electrical
and Mechanical Services Department’s “Code of
Practice on Avoiding Danger from Gas Pipes”.

Telephone

2.8.6 There is a new fibre optic cable telephone system
with a telephone exchange at Tung Chung which
also serves the Area.

Bus Depots

2.8.7 The three bus depots in Siu Ho Wan area are
essential facilities for provision of proper and
efficient franchised bus services for HKIA, Tung
Chung, HKBCF of HZMB and other planned
developments on Lantau. The sites are being
utilised for provisioning of bus repair, cleansing,
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parking and refuelling services and are strategically
located in North Lantau to the effect that the
franchised bus operators can minimize dead
mileage of buses to/from the depot and can deploy
replacement buses and recovery vehicles in a swift
manner in the event of bus breakdown in the area.
Due to the expansion of bus fleets to cater for the
new demand from TCNTE and other planned
developments on Lantau, expansion of the bus
depots is desirable. The Government is currently
conducting a preliminary assessment and review on
the long-term provision of depots for franchised
buses in the territory.




Planning Report on Siu Ho Wan

3

3.1

PLANNING ANALYSIS

PlanningContexts

3.1.1

The Area, situated in the northshore Lantau, has

always been an integral part of Lantau
development. Upon completion of the Port and
Airport Development Strategy (PADS) in 1989, the
Government decided to build a replacement
international airport at Chek Lap Kok, i.e. the
current HKIA. The PADS also recommended to
develop North Lantau New Town (NLNT) as a
supporting community of HKIA. Subsequently, the
North Lantau Development Study (1992) proposed
development of a new town in the area to
accommodate an ultimate population of about
260,000. Siu Ho Wan was considered in the Study
to be a suitable location for industrial activities
related to the new airport and other major utilities
such as water treatment works and sewage
treatment works. With the subsequent change in
planning circumstances of the surrounding area
including the designation of Tai Ho Stream as Site
of Special Scientific Interest (SSSI) in 1999, the
introduction of the New Nature Conservation

Policy in 2004 and the development of strategic

infrastructure projects in North Lantau such as
HZMB and the associated boundary crossing
facilities, as well as TM-CLKL, development of
the area has evolved accordingly.

Pursuant to the 2004 Policy Address, the Lantau
Development Task Force was set up in February
2004 to provide a high-level policy steer on
economic and infrastructure development on
Lantau. The Revised Concept Plan for Lantau
endorsed by the Task Force in 2007 recommended
the water off Siu Ho Wan could be reclaimed to
host the Lantau Logistic Park (LLP) and to serve as
a transportation hub given its proximity to HZMB.
Together with HKIA and other strategic transport
links, the proposed LLP would strengthen Hong
Kong’s role as a regional transport and logistics
centre.

On the other hand, the former Financial Secretary
stated in his 2012 Budget that the Government
should make optimal use of the development
potential of railway-property projects and invite
MTRCL to explore opportunities for development
along railways. In 2013, the former CE stipulated
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3.14

in his Policy Address that the top priority of the
Government was to tackle the housing problem and
the Government would explore vigorously the
residential development potential of land along
existing and planned railways. The former CE
reaffirmed in his 2015 Policy Address that the
initiative to explore the development potential of
stations and related sites along existing and future
rail lines, specifically highlighting Siu Ho Wan on
Lantau, as one of the short and medium-term
measures to increase land supply to meet the
public’s housing and other needs.

Taking into account comments of the Lantau
Development Advisory Committee (LanDAC)
formed in January 2014 to provide advice
conducive to the sustainable development and
conservation of Lantau, and public’s view gathered
during the public engagement exercise carried out
between January and April 2016, the Sustainable
published by the

Government in June 2017 to provide a reference

Lantau Blueprint was

roadmap for guiding and implementing the

development and conservation initiatives on

Lantau. Siu Ho Wan Development is one of the

32

key projects within the “North Lantau Corridor”
which is proposed mainly for economic and
housing development (Figure 6).

For strategic traffic and transport infrastructure, a
possible railway station at Siu Ho Wan is being
explored by MTRCL to provide train service for
the residents of the proposed property development
atop the existing Siu Ho Wan Depot.

Development Opportunities

3.2.1

~ Optimising the use of land along railway

Being located in the proximity to TCNTE and
connected with urban areas by strategic rail and
road links, Siu Ho Wan, which is currently
occupied by government and depot uses, has the
potential to accommodate housing development
with higher development intensities. TCL and
NLH, providing convenient connection between
Tung Chung and the urban areas, could also serve
to enhance the accessibility of Siu Ho Wan area
with a possible railway station at Siu Ho Wan and
suitable road base transport network enhancement.

11
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3.2.2 Topside development of Siu Ho Wan depot is also

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. Oppottunities exist to make better use of
valuable land resources atop the railway depot. The
depot site requires no private land resumption and
hence could be implemented in a timely manner.
Early implementation of residential development
atop the depot could help address the acute demand
for housing.

3.3 Development Constraints (Figure 7)

Accessibility

3.3.1

Currently, Cheung Tung Road is the only proper
external vehicular access to the Area except Siu Ho
Wan railway depot which is connected by a
particular slip road branching off NLH. The Tai Ho
Interchange proposed under the TCNTE project
serving as the major access point from NLH to
Cheung Tung Road would improve the

accessibility of the Area. However, with the

anticipated increase in traffic to be generated by
new developments, both Lantau Link and NLH are
expected to be subject to capacity constraints. New
roads (Road P1 and Route 11) would be necessary
to meet the development needs of the Area. The
possible traffic impact of new developments on
NLH and Lantau Link will be carefully considered
and assessed.

Noise and Vehicle Emissions

33.2 Development within the Area is constrained by

adverse traffic noise and emissions from NLH and
railway. The latest infrastructure proposals around
North Lantau including TM-CLKL and HZMB
(including the associated Hong Kong Link Road
and HKBCF) projects would likely increase the
traffic flow on NLH which in turn may have -
further implication on the environment of the Area.
The potential development atop Siu Ho Wan depot
has been studied under the EIA process and noise
mitigation measures have been proposed in
accordance with the EIA Ordinance.

- 12
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334

Aircraft approaching and departing from HKIA is
identified as one of the key existing noise sources
which affects the Area. Although the Area falls
outside the coverage of Noise Exposure Forecast
(NEF) 25 contour under the HKIA three-runway
system (3RS), the Area is in proximity to HKIA,
which is a very busy airport operating 24 hours and
aircraft noise due to overflight of approaching and
departing aircraft is anticipated. The developer(s)
in the Area should explore and review the use of
acoustic insulation in form of well-gasketted
window to enhance the indoor living environment.

In addition, the Area is in proximity to the
helicopter holding area above Pak Mong and
HKIA and helicopter flight paths, which might also
contribute to noise environment.

Civil Aviation

335

Given its proximity to HKIA, the Area is subject to
Airport Height Restriction (AHR). No part of any
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

33.6

33.7

"~ (Cap.

buildings or structure or equipment shall exceed
the “restricted height” prescribed under the Hong
Kong Airport (Control of Obstructions) Ordinance
301), any
thereunder and any amending legislation.

regulation or order made

A study with regard to feasibility of relaxing the
existing AHR for the current two-runway system
(2RS) operations is being conducted with the
assistance of the Civil Aviation Department (CAD).
The study results will be subject to verification of
the new AHR for the future 3RS operations. Any
AHR relaxation,
administratively by temporary exemptioﬁ by CAD
after verification of the new AHR under 3RS
operations in 2018 tentatively pending legislative

if feasible, can take effect

amendment under the Hong Kong Airport (Control
of Obstructions) Ordinance (Cap. 301) tentatively
in 2021.

Besides, the western tip of the Area is beneath a
helicopter holding area “H5” over Pak Mong,
which is an essential helicopter holding point for
GFS flight operations and emergency response
flights. In addition, the Area is also within the

13
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33.8

vicinity of the NLH route, which is a 500 feet high
(above mean sea level) flight corridor along the
coastline of North Lantau between Pak Mong and
the Toll Plaza of the Tsing Ma Bridge. The NLH
route is essential for GFS to conduct emergency
response fights during bad weather times. A
Forward Base (FB) is being established by GFS
and CEDD to relocate part of the emergency
helicopter services. Prior to a fully established and
commissioned FB is available, GFS will continue
to use the NLH route.

In addition to the helicopter noise arising from the
operation of GFS helicopters in and out of HKIA
via designated Silvermine Pass and Pak Mong
Helicopter Holding Area which will induce an
adverse impact on the Area, any development
within the Pak Mong Holding Area will adversely
affect GFS flight operations, particularly for
emergency flights during bad weather times. Any
future development or redevelopment within the
Area should take into account this constraint.

Risk Hazard

3.3.9 The eastern part of the Area falls within the 1km

Consultation Zone (CZ) of the SHWWTW. The
SHWWTW is classified as PHI on account of the
storage of liquefied chlorine in one tonne drums.
For any proposed development in the CZ of
SHWWTW that will result in an increase in the
number of persons living or working, the project
proponent should prepare and submit a Hazard
Assessment (HA) to the CCPHI to assess the
potential risks associated with SHWWTW and
obtain the approval from CCPHI. In addition, the
Sham Shui Kok Chlorine Loading and Unloading
Area (SSK CLUA) is located within CZ of
SHWWTW. WSD and EPD should be consulted if
there is any development in the vicinity of SSK
CLUA.

3.3.10 The high pressure gas pipeline and offtake &

pigging station located to the southwest outside the
Area are classified as Notifiable Gas Installations
(NGIs) under the Gas Safety Ordinance (Cap. 51),
and its construction and use are required to
undergo an approval system. The southwestern
part of the Area is within 200m of these NGls. For
any proposed development in the vicinity (i.e. .
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within 200m) of these NGlIs, the increase in
population -brought by the proposed development
would be a concern and thus a risk/hazard
assessment would be required from the project
proponent to assess the potential risks associated
with these NGls.

Limited Infrastructure

3.3.11

33.12

Fresh water supply to Siu Ho Wan area is provided
by SHWWTW. The existing water supply system
does not have the capacity to meet the demand of
future developments on Lantau. The water supply
system will need to be upgraded and extended,
which may include expansion of SHWWTW,
construction of new pumping stations and
construction of new service reservoirs at the
hillside, to keep pace‘with the new developments
in North Lantau.

Any increase in population or number of visitors to
the Area or further residential/commercial
developments will require upgrade or new sewage
collection and transfer system to be provided to
keep pace with the increasing sewage arising from

the new development areas. Moreover, the existing
SHWSTW do not have the capacity to meet the
demand for sewage treatment from the new
developments on Lantau in the medium and long
terms. The sewage treatment works will need to be
expanded and upgraded. The proposed expansion
of SHWSTW to its immediate west will be subject
to further study.

Geotechnical Constraints

3.3.13 The southern and eastern portions of the Area are

overlooked by steep natural terrain and meet the
Alert Criteria for a Natural Terrain Hazard Study
(NTHS). For future development in these areas, the
developer(s) may be required to carry out a NTHS
and provide suitable mitigation works, if found
necessary, as part of the development. Some of the
land is overlooked by registered man-made slopes
and retaining walls. If these slope features would
affect or be affected by any development and

redevelopment, geotechnical investigations and

studies including the details of any permanent
geotechnical works should be submitted to the
Geotechnical Engineering Office (GEO) of the

15
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33.14

CEDD for checking in accordance with the
principle laid down in the Environment, Transport
and Works Bureau Technical Circular (Works) No.
29/2002.

The area within the Designated Area of North-
Shore Lantau might be underlain by locally
complex geological condition. Due attention
should be paid to the potential problems associated
with high rise buildings and other structures
involving deep foundation. The requirements as
stipulated in the Environment, Transport and
Works Bureau Technical Circular (Works) No.
4/2004 should be followed for government projects
and the Practice Note for Authorized Persons,
Registered Structural Engineers and Registered
Geotechnical Engineers (APP-134) should be
followed for private projects.

Ecological Consideration

33.15

The southern periphery of the Area is adjoining to
the Lantau North (Extension) Country Park, which
is an integral part of the natural landscape
comprising scrubland/shrubland with some existing

trees scattered around. This area with high degree
of naturalness should be protected against any
impact from development. The Area also fronts on
The Brothers Marine Park which was designated in
2016, with the aim to help better conserve the
Chinese White Dolphins, their habitats and
enhance the marine and fisheries resources therein,

Landscape Consideration

3.3.16 Major landscape feature in the vicinity is Lantau

North (Extension) Country Park which is a natural
landscape of valuable landscape resources. The
lowland slopes are vegetated scrubland/shurbland
with some existing trees scattered around the area
adjoining to the Lantau North (Extension) Country
Park. Tree species observed within this area are
native woodland species such as Macaranga
tanarius [ #7 , Sterculia lanceolate B 38 %%,
Mallotus paniculatus E#, Dicranopteris pedata
TCH and Schefflera heptaphylla $&&5¢. 1t would
serve as a landscape buffer between the Country
Park and built-up area to be preserved and
conserved.

16
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3.4 Development Pressure/Proposals

34.1 At present, there are no private developments

proposed in the Area except the proposed
development at Siu Ho Wan railway depot. It is
anticipated that development in the Area would be
only limited to government uses related to
infrastructure and Government, Institution or
Community (GIC) facilities. The hillsides at the
east and south of the Area fall within the Strategic
Cavern Areas delineated under the Cavern Master
~ Plan, which are considered with potential for cavern
development. The potential portal locations
identified in the Strategic Cavern Areas fall within
the Area. A consultancy study on the Siu Ho Wan
reclamation and landside development is also being
conducted to explore the technical feasibility as one
of the five shortlisted sites being identified under
the Enhancing Land Supply Strategy - Reclamation
outside Victoria Harbour and Rock Cavemn
Development.

C’ommercial

Proposed  Residential  and

Development atop Siu Ho Wan Depot

34.2

1343

344

In response to the policy initiative to make full use
of the potential of land along railway for property

. development, MTRCL has commissioned a study

to explore the potential for residential development
at Siu Ho Wan depot since 2012.

On 12.5.2017, the MTRCL submitted two EIA
reports covering Siu Ho Wan Station and Siu Ho
Wan Depot Replanning Works as well as Proposed
Residential and Commercial Development atop Siu
Ho Wan Depot to EPD for consideration under the
EIA Ordinance. The EIA Reports were published
for public inspection in July 2017 in accordance
with the "provisions of the EIA Ordinance
(Cap.499). The ElAs
conditions on 29 November 2017.

were approved with

In December 2017, MTRCL submitted the
finalised study report of the proposed residential
and commercial development atop Siu Ho Wan
depot for Government’s consideration (Annex I).
The entire 30-ha depot site is proposed to be
decked over with railway facilities provided within
the deck and property development on top.




" Planning Report on Siu Ho Wan

34.5 According to the proposal, a residential improvement and mitigation measures.
development with 14,000 flats, in 108 tower blocks
of 15 to 22 residential storeys with commercial and
other GIC facilities is proposed on top of the
railway depot. Development will be implemented
in 4 phases. The construction of the proposed
topside development will be commenced in 2023-
24 and the first population intake is anticipated in
2026-27. A possible railway station on TCL as
well as a Public Transport Interchange are being
explored by MTRCL to serve the topside
development.

3.4.6 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.
According to MTRCL’s study, it is concluded that
the proposed development can comply with
relevant regulations and requirements and are
broadly feasible without insurmountable planning
and engineering problems subject to appropriate
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4  PLANNING PROPOSALS

4.1

The Qutline Zoning Plan

4.1.1

The draft Siu Ho Wan OZP (the Plan) prepared
under section 3(1)(a) of the Ordinance is to provide
a statutory framework for planning control over the
Area. Uses and developments that are always
permitted and those for which the Board’s
permission must be sought in various zones are set
out in a schedule of Notes attached to the Plan.
Also accompanying the Plan is an Explanatory
Statement to assist an understanding of the Plan
and to reflect the planning intentions and
objectives of the Board for various land-use

zonings.

4.2  Planning Objectives

4.2.1

In line with the planning strategy of economic and
housing development in the Area but at the same
time giving due consideration to development
constraints such as the existence of PHI and other
infrastructure provisions, the development of the
Area should gear towards the following objectives:

o to reserve land for GIC facilities and supporting
infrastructure;
sustainable residential and

e to facilitate

commercial development on suitable land; and

e to preserve the existing natural landscape
including the landscape resources and landscape
such as trees/vegetation

character areas

types/landform/topography  and  maintain
suitable buffer between the Country Park and

the built-up area.

4.3 Planning Principles

43.1

The main planning principles below are adopted
for preparation of the planning and development
proposals of the Area:

(a) suitable land should be designated/reserved for
existing/potential GIC facilities/expansion,

taking advantage of the geographical location;

(b) to maximise the development potential of the
existing railway depot through residential and

19
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commercial development in sustainable

manner on top of the depot; and

(c) to provide an buffer between the developed
North
(Extension) Country Park. This buffer area,

areas and the adjoining Lantau
which is largely a continuous stretch of
scrubland/shrubland with some existing trees
scattered around, should be preserved and
protected in its natural state to safeguard the
natural landscape.

44 Urban Design Concept

44.1

In general, the Area is mainly occupied by
government land and the valley within the Area is
predominantly occupied by low-rise GIC facilities,
creating a visual relief space with an unobstructed
view towards a natural mountain backdrop. Any
development/redevelopment within this valley
should respect the natural and rural characters of
the surroundings, preserve the view towards the
mountain backdrop and create a harmonious
building height profile. Detailed building height
restriction for the GIC facilities in the Area is

442

specified in the adopted Siu Ho Wan Layout Plan
No. L/I-SHW/1A.

Located amid Tai Ho Estuary and the low-rise GIC
facilities in the Area, the Siu Ho Wan railway
depot site, currently occupied by low-rise railway
depot structures, provides an open view from NLH
towards the sea and gives a transition from
industrial/utilities uses to the natural and rural
environment at Tai Ho. The relatively open area
also facilitates penetration of prevailing winds
The  proposed
commercial/residential development atop the Siu

within the Area.
Ho Wan depot would inevitably have an impact on
the existing open view towards the sea and affect
the transition between the Area and Tai Ho Estuary.
To achieve a development that is compatible with
the natural and rural character of the surroundings
and to preserve the visual character of the Area,
any development/redevelopment on the depot site
shall be p]ahned and designed in a holistic manner
to take into account, inter alia, preservation of view
corridors and breezeways, integration
with/transition to the waterfront and Tai Ho
Estuary, the interface. with the railway depot and

20
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adjacent GIC facilities, the gazetted Airport Height
Restriction Plan (AHRP) and any potential
amendments to the gazetted AHRP related to the
Expansion of HKIA into a 3RS Project, etc. To this
end, planning applicaﬁon in the form of layout plan
for the development/redevelopment atop the depot
site shall be required for approval by the -Board to
ensure an integrated and compatible layout for
development.

4.5 Land Use Proposals (Figure 8)

4.5.1

In the designation of various land use zones in the
Area, consideration has been given to the natural
environment, physical landform, existing land use
pattern and availability of infrastructure. It also
takes into account the relevant recommendations of
the Policy Address, the Sustainable Lantau
Blueprint and other relevant Government studies
on land use development in North Lantau and
The
following land use zones are proposed to be

designated on the OZP.

infrastructure capacities affecting the Area.

452

“Government, Institution or Community” (“G/IC™)

(@) The planning intention of this zone is
primarily for the provision of GIC facilities
serving the needs of the local residents and/or
a wider district, region or the territory. It is
also intended to provide land for uses directly
related to or in support of the work of the
Government, organisations providing social
services to meet community needs, and other

institutional establishments.

(b) Most of the “G/IC” sites are to reflect the
existing 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.

(c) Sites are also reserved for other

potential/proposed GIC uses including the

service reservoirs to the east of the existing

SHWWTW which are

TCNTE and other planned developments in

North Lantau. Other “G/IC” sites are now

intended to serve
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453

occupied by temporary uses including works |
areas and bus depots. Long term uses of these

sites are yet to be designated.

“QOther Specified Uses” (“OU”)

This zoning denotes land allocated or reserved for
the following specified uses:

Railway Depot and Public Transport Interchange

with Commercial/Residential Development

(a) 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 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.

(b) 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 repotts, landscape and urban design
proposals 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.

(c) Development and/or redevelopment in this

“OU” site are subject to a maximum domestic
GFA of 1,040,000 m*> and a maximum non-
domestic GFA of 30,000 m? for commercial use,
which are demonstrated by an indicative scheme
as part of the submission approved under the
EIA Ordinance and justified by MTRCL’s
supporting assessments. In addition, a public
transport interchange, three 30-classroom
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schools, a total number of 24 kindergarten

classrooms and a minimum of 4,000 m? GFA

for social welfare facilities as required by the

Government shall be provided within this “OU”
site. A minimum of 75,600 m” 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.

(d) 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.

(e) 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 and their

supporting facilities.

Since the site is in elongated configuration
sitting along the foothill facing the seafront, a
number of urban design measures should be
made reference for the future development on
the site as demonstrated in the indicative
scheme and the ElAs approved under the EIA
Ordinance. These include:

(i) provision of at least four 30m-wide major
ait/visual corridors that generally align
inthe north-south andeast-west directions
and at least six 15m-wide supplementary
air/visual corridors that generally align in
northwest-southeast direction amongst the
residential towers to facilitate sea breeze

23



Planning Report on Siu Ho Wan

penetration  and  improve  visual
permeability;

(ii) building dispostition 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 the
indicative development scheme prepared
by MTRCL for the approved EIA, the
building height of the residential towers
ranges from 86mPD to 106mPD;

(iv) submission of a connectivity proposal

including but not limited to provision of
all-weathered pedestrian walkway/linkage
from different parts of the development
within the site to the proposed railway
station and commercial facilities, vertical
connections among podium deck, podium
and the waterfront, as well as the cycle

track network and open space network to
enhance 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 facades should be
provided. Planting along the edges and
terraced design with greening should be
applied to the podium for further visual
relief and interest. Local recess in some
parts/potential set back at the northern part
of the depot along the waterfront at
ground level could be provided for
creation of green pockets/aesthetically
pleasing landscape design and proposal
for public enjoyment and amenity.

(g) 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 pfoposals for the proposed development
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including but not limited to the features as

mentioned in paragraph 4.5.3(f) above should
be submitted for approval by the Board upon
application under section 16 of the Ordinance.
Future development within this zone should
follow Sustainable Building Design Guidelines
fo achieve higher building permeability and

improve wind environment.

(h) The building height for the developments

(M)

within this zone is subject to the gazetted
AHRP and any potential amendments to the
gazetted AHRP related to the Expansion of
HKIA into a 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
of Obstructions)
Ordinance (Cap. 301), usually referred to as

Kong Airport (Control
AHR, or any amendment thereto.

Aircraft noise due to overflight of approaching
and departing aircraft from HKIA is anticipated

0

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.

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 the site. To provide
flexibility  for
potential of the site upon relaxation of AHR

maximizing development
and for innovative design adapted to the
of the site and planning
relaxation of the GFA
restriction may be considered by the Board

characteristics
circumstances,

through the planning application system. Each
proposal will be considered on its individual
planning merits.
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4.5.4 Water Treatment Works

@

(b)

(©)

This zone is intended primarily for the
provision of water treatment works serving the
needs of the community.

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.

The water treatment works are classified as
PHI, any developments near the site shall
comply with the recommendations contained
in the CCPHI Report. Furthermore, any
development proposal resulting in an increase
in residential or working population within the
CZ is subject to the approval of CCPHI.

4.5.5 Sewage Treatment Works

(@) 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.

(b) 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 [ong-term
developments in North Lantau, including the
TCNTE, 3RS of HKIA, Siu Ho Wan
Development, etc. The proposed expansion of
SHWSTW to its immediate west will be
subject to further study.

4.5.6 OQOrganic Resources Recovery Centre

This zone is intended primarily to designate land
for Organic Resources Recovery Centre (Phase 1)
(ORRC1) developed by Environmental Protection
Department. The ORRCI is currently under
construction.
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4.5.7 Refuse Transfer Station

45.8

This zone is intended primarily to designate land
for refuse transfer station. This zone is primarily
occupied by a refuse transfer station. It receives
solid waste collected from HKIA, TCNT, 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

(a) 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.

(b) The site can provide about 26,000 niches and
a garden of remembrance. In view of its

vicinity to CZ of SHWWTW, the project

proponent should prepare and submit a HA to
CCPHI to assess the potential risks associated

with SHWWTW and obtain the approval from
CCPHLI.

4.5.9 Pumping Station and Associated Facilities

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 Discoveryv Bay
Tunnel Link, which serves Discovery Bay and is in
operation.

4.5.10 “Green Belt” (“GB™)

(a) The planning intention of this zone is
primarily for defining the limits of urban and
sub-urban development areas by natural
features and to contain urban sprawl as well as
to provide passive recreational outlets. There
is a general presumption against development
within this zone.

(b) The lowland slopes adjoining the Lantau North
(Extension) Country Park is zoned “GB” in
order to preserve the natural vegetation and to
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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.
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5

5.1

IMPLEMENTATION

Infrastructural Provisions

5.1.1

For developments in the vicinity of PHI/NGI
which require a risk/hazard assessment, the
project proponent should maintain
liaison/coordination with EMSD/EPD/WSD and
the minimum set back distance away from the
PHI/NG] if any works are required during the
construction

design . and stages of the

development.

The implementation of Tai Ho Interchange and
the road alignment of Road P1 (Tung Chung and
Tai Ho Section) is subject to the review in the
detailed design stage of TCNTE.

Fresh water supply to the Area is provided by

 SHWWTW, currently via the pumping water

main leading to Tung Chung fresh water service
reservoir. Temporary main water (i.e. fresh water)
is being provided for flushing. The existing
water supply system in the Area will need to be
upgraded and extended, which may include

expansion of SHWWTW, construction of new

5.14

pumping stations and construction of new service
reservoirs at the hillside to keep pace with the
new developments in North Lantau/Lantau.

The sewage collection and transfer system in the
Area requires expansion or new system provided
in order to keep in pace with and as an integral
part of the new developments in North Lantau.
Upgrading of SHWSTW including reprovision of
submarine outfall will be required in order to
cope with the additional sewage arising from the
medium-term and long-term developmenfs in
North Lantau. The proposed expansion of
SHWSTW to its immediate west will subject to
further study.

Prior to the implementation of any government
building pfojects, the development proposal
should be subject to Government Property
Administrator’s scrutiny and endorsement of site
utilization level to be achieved.

PLANNING DPEARTMENT
DECEMBER 2017
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Proposed Comprehensive Residential and Commercial Development
atop Siu Ho Wan Depot, Lantau

EXECUTIVE SUMMARY

Introduction

The 30-hectare Siu Ho Wan Depot (SHD) has been highlighted in both 2015 and 2016 Policy Address as a
potential railway site being explored by MTR Corporation in collaboration with the Government to
provide housing supply (the Proposed Development). The Corporation supports this Government
initiative to make better use of railway land by commissioning a multi-disciplinary consultant team to
review the development potential of SHD, with the aim to optimise housing provision. The 2017 Policy
Address has announced that Government would commence the statutory planning procedures for SHD,
with the aim to provide not less than 14,000 residential units in the medium to long term.

Key Opportunities and Challenges

Situated along the North Lantau transport corridor, SHD is served by existing road and railway network
with good accessibility to the urban area, New Territories West and Hong Kong International Airport, as
well as the Pearl River Delta via the future Hong Kong-Zhuhai-Macao Bridge. As private land resumption
and reclamation is not required, and environmental acceptability of the project has been ascertained, no
major public concern on the development proposal due to unacceptable impact is anticipated.

The Proposed Development involves complicated replanning and phased migration of an operating depot.
The key challenge of the project is to ensure safe and uninterrupted railway operation during construction.
In addition, the Subjcct Sitc is constraincd by the Airport Height Restrictions, noisc impact from North
Lantau Highway and Lantau Airport Railway, underground utility reserves, and interface with nearby
Government facilities and infrastructure, which have posed limitations on scheme design of the Proposed
Development.

The Proposed Development Scheme

With reference to the Sustainable Building Design Guidelines, the proposed Development Scheme
comprises a total of about 108 medium-rise towers (max height +106mPD) situated on a terraced podium
decking over the entire depot site to provide some 14,000 units with a domestic plot ratio of about 3.5, or
1.04 million m? of domestic gross floor area (GFA), Commercial/retail facilities of about 30,000m? GFA,
along with recreational and supporting facilities, would be provided to serve the local community.
Transport facilities have been proposed which include a public transport interchange and a new MTR Siu
Ho Wan (SHO) Station with its concourse integrated with the podium for convenient accessibility.

As agreed with Education Bureau, three 30-classroom schools and four 6-classroom kindergartens have
been reserved for provision in tandem with the population growth, subject to review at the detailed design
stage. The provision of further Government, Institution or Community (G/IC) facilities would be
reviewed in the detailed design in collaboration with relevant Government departments.

Breezeways and visual corridors have been introduced at strategic locations across the Proposed
Development to enhance air ventilation and visual permeability. Conceptual Greening and Urban Design
Frameworks have been formulated to provide about 9ha of greenery coverage. Curvilinear building
alignment coupled with landscape design would be provided to soften the podium edge and building
fagade.

Technical Feasibility

Technical assessments have been conducted to demonstrate feasibility of the proposed Development
Scheme from traffic and transport, air ventilation, environmental and ecological, landscape and visual, and
utilities perspectives.  Specifically, Environmental Impact Assessment (EIA) of the Proposed
Development, depot replanning works and the SHO Station has been approved under the EIA Ordinance
in November 2017. Civil Engineering and Development Department has indicated that the Proposed
Development would be taken into consideration in the planning and design of the Siu Ho Wan
Reclamation and infrastructurc to cnsurc compatibility.

Fresh water supply and sewage treatment capacities from the nearby Siu Ho Wan Water Treatment Works
and Sewage Treatment Works have been identified by relevant Government departments to support the
planned population of about 37,800. Upgrading of transport and utility infrastructure by Government may
be required to accommodate various new development proposals in Lantau in the long run.

Planning Justifications

The Proposed Development supports Government’s housing supply initiative by optimising utilisation of
valuable land resources conveniently served by the MTR network. In line with Government’s Sustainable
Lantau Blueprint published in June 2017, SHD has been earmarked as one of the key projects in the North
Lantau Corridor to be developed as a new community of about 40,000 population in the medium to long
term. With the significant number of job opportunities created by various new projects in Lantau, the
Proposed Development would contribute housing accommodation to the workforce at a convenient
location to promote smart urban growth with jobs closer to home.

Development Programme

On the assumption that approval of the statutory planning process could be obtained by 2019, population
intake of the Proposed Development is tentatively estimated to begin in Year 2026/27 with project
completion by Year 2038, subject to further depot and development studies, Government approval
processes, depot migration progress and market conditions.
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INTRODUCTION
Background

MTR Corporation (the Corporation) has conducted a number of studies to investigate possible
topside development at the 30-hectare Siu Ho Wan Depot (SHD, the Subject Site) for
predominantly residential use since the completion of the Lantau Airport Railway (LAR) project in
1998.

A feasibility study on retrofitting topside development was undertaken in response to Financial
Secretary’s suggestion in his 2012 Budget Speech to explore opportunities for development along
railways. A report was submitted for Government’s consideration in September 2012 which
demonstrated - technical feasibility of the topside development, subject to allocation of
infrastructurc capacitics by the Government. A new Siu Ho Wan (SHO) Station along MTR Tung
Chung Line (TCL) had been proposed to meet the transportation needs of the development and
enable building of a sustainable community.

SHD has been highlighted in both 2015 and 2016 Policy Address as a potential railway site being
explored by the Corporation in collaboration with the Government to provide housing supply (the
Proposed Development). The Corporation supports Government’s policy initiative to make better
use of railway land by commissioning a consultancy study to optimise housing provision at the
Subject Site. A technically feasible development scheme of 14,000 flats (the proposed
Development Scheme) was presented in the Study Report submitted to Government in February
2016, with revised submissions made in December 2016 and November 2017 to address
departmental comments.

The 2017 Policy Address has announced the initiative to commence the statutory planning
procedures for the Proposed Development, with the aim to provide not less than 14,000 residential
units in the medium to long term.

To take this potential development forward, the Corporation has commissioned preliminary design
on depot replanning and SHO Station to study the depot migration programme and sequence and
the station design, along with identifying the associated risks to ensure safe and uninterrupted
railway operation.

Environmental Impact Assessment (EIA) has been conducted under the EIA Ordinance (Cap 499)
for the Proposed Development, depot replanning works and SHO Station. Separate EIA Reports,
namely “Proposed Comprehensive Residential and Commercial Development atop Siv Ho Wan
Depot (AEIAR-213/2017)" and “Siu Ho Wan Station and Siv Ho Wan Depot Replanning Works
(AEIAR-214/2017)", were exhibited for public inspection in July 2017, which have been approved
by the Director of Environmental Protection in November 2017.

1.2

1.2.1

Purpose of this Submission

This submission presents the context of the Subject Site, planning and design considerations of the
Proposed Development, along with planning and technical justifications with the aim to optimise
its development potential in flat supply. The proposed Development Scheme has taken into
account the findings of the aforesaid preliminary design of SHD Replanning and SHO Station, and
the approved EIA Reports. Due consideration has been given to address comments received from
Government bureaux/departments on the previous Study Report submissions.
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2.2

2.2.1

SITE CONTEXT
The Subject Site

Lantau is the largest outlying island in Hong Kong with a land area of about 147km® The
Government has the vision to develop SHD into a smart and low-carbon community for living, as
promulgated in the Sustainable Lantau Blueprint published in June 2017.

The Subject Site is situated on reclaimed land in Northshore Lantau at about Skm east of the Tung
Chung New Town and Hong Kong International Airport (HKTA) (Figure 2.1). It is bounded by a
seawall and a service road to its north, and the LAR and the North Lantau Highway (NLH) to its
south. An aerial photo of the Subject Site and its surrounding context is presented in Figure 2.2.

With an area of 300,707m? under the lease plan, the Subject Site is a long trapezoidal linear piece
of land of about 1,600m along the southern boundary and 240m wide. Site formation level is at
about +6.3mPD.

SHD provides essential stabling, maintenance and supporting facilities for the entire fleet of TCL,
Airport Express Line (AEL) and Disneyland Resort Line, including stabling tracks, workshops,
and running/heavy maintenance facilities as well as infrastructure maintenance facilities.

The Surrounding Environment

Surrounding environment of the Subject Site is characterised by a combination of transport
infrastructure, Government facilities and natural landscape. Major land uses in the vicinity are
illustrated in Figure 2.3, which include the following:

e Siu Ho Wan Government Maintenance Depot, Discovery Bay Tunnel Administration Building,
and New Lantao Bus Company Siu Ho Wan Depot at about 70-90m to the east/southeast;

e Lantau North (Extension) Country Park at about 250m to the south, with the Lo Fu Tau
Country Trail and the Hong Kong Olympic Trail at over 1.5km from SHD;
Siu Ho Wan Sewage Treatment Works (SHWSTW) at about 420m to the east;
Organic Wastc Treatment Facilitics (OWTF), under construction, at about 670m to the
northeast;

e Siu Ho Wan Vehicle Pound Vehicle Examination Centre and Weigh Station at about 680m to

the northeast;

Siu Ho Wan Water Treatment Works (SHWWTW) at about 740m to the east;

Luk Hop Yuen Kung (&2 %), a Taoist temple, at about 780m to the south;

North Lantau Refuse Transfer Station (NLRTS) at about 1km to the northeast; and

Pak Mong (9 t%), a recognised village, at about 1.2km to the southwest.
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In the regional context, a number of committed major projects are located in North Lantau as
illustrated in Figure 2.1, which include the following:

Tung Chung New Town Extension (TCNTE);

HKIA Three-Runway System (3RS) and the North Commercial District (NCD); and

Hong Kong Boundary Crossing Facilities (HKBCF) Island of the Hong Kong-Zhuhai-Macao
Bridge (HZMB) and its topside development.

The TCNTE Study has recommended to provide a total of 49,400 new residential units, of which
about 63% would be subsidised housing. Total population of Tung Chung New Town after
completion of its extension is expected to be about 277,600. Commercial facilities planned
including a 500,000m” GFA regional office node at Tung Chung East, 163,000m?> GFA regional
retail and 164,000m* GFA local retail uses, and a hotel of about 1,000 rooms. The TCNTE is
expected to create about 40,000 new job opportunities, with population intake targeted to
commence in 2023,

Supported by the Executive Council in March 2015, the 3RS project involves reclamation of
approximatcly 650ha of land north of the cxisting airport island, targcting to be opcrational in
2023-24. With the completion of the 3RS project, the direct employment will increase to some
123,000 jobs. In addition, HKIA has planned to convert its NCD at the north-eastern corner of the
Airport Island for retail and entertainment uses, namely the SKY CITY. The first phase of the
NCD development includes a hotel and a facility combining retail, dining and entertainment
purposes, targeted for completion in 2021. According to the Sustainable Lantau Blueprint, the
NCD development would provide up to 668,000m” floor space.

The Topside Development at HKBCF Island of HZMB Study, commissioned by Civil Engineering
and Development Department (CEDD) and Planning Department (PlanD), is underway.
According to the Stage 1 community engagement digest, its development potential could be more
than 300,000m> GFA and could possibly be brought up to 500,000 m® GFA, subject to technical
feasibility.
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2.3

234

The Enhancing Land Supply Strategy: Reclamation Outside Victoria Harbour and Rock Cavern
Development Study has earmarked Siu Ho Wan (SHW) as a potential location for near-shore
reclamation. Land uses under consideration include residential, retail, entertainment and dining
facilities, along with strategic economic activities such as educational uses, as indicated in CEDD’s
Technical Study on Developments at Siv Ho Wan and the Associated Transport Infrastructures —
Feasibility Study. Whilst CEDD has advised that the implementation programme is currently not
available, they have agreed to take into consideration the Proposcd Development in the planning

and design of the SHW Reclamation and infrastructure as far as practicable to ensure compatibility.

Due consideration has also been given in the proposed Development Scheme to allow flexibility
for pedestrian and road connections with the potential SHW Reclamation and infrastructure. Close
liaison and coordination would be maintained with CEDD during the course of the study.

Planning Context

Strategic Planning
The Hong Kong 2030+: Towards a Planning Vision and Strategy Transcending 2030 (HK2030+)

public engagement document (October 2016) has proposed to underscore transit-oriented, compact
development with railway as the backbone of the public transport system, as well as to optimise
land uses by exploring more topside development.

The Proposed Development supports the strategic planning objective of building a sustainable
comimunity served by environmentally friendly rail transport. It also contributes housing
accommodation to the workforce at a convenient location which aligns with the key strategic
direction of “Reshaping Travel Pattern™ to promote smart urban growth with jobs closer to home as
promulgated by HK2030+.

Local Planning
The Lantau Development Advisory Committee (LanDAC) has recommended “Strategic Economic

and Housing Development” as the planning theme for the North Lantau Corridor, with the
Proposed Development earmarked as one of the medium-termn projects in their First-terin Work
Report published in January 2016. This has been affirmed in the Sustainable Lantau Blueprint
which has identified SHD as home for about 40,000 people with a possible new railway station.

The Subject Site is not covered by any Outline Zoning Plan (OZP) hence no statutory planning
requirements have been stipulated. Preparation of an OZP with appropriate development zoning
would facilitate and guide the Proposed Development.

24

24.1

Land Status

The existing depot site (Lot No. 143 in D.D. 346) was granted to MTR Corporation on 15
September 1995 under Private Treaty Grant as shown on the lease plan (Figure 2.4). Under the
lease conditions, railway workshop, maintenance depot and their ancillary uses are permitted.
Lease modification would be required for the change in use of the lot to implement the Proposed
Development.
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THE PROPOSED DEVELOPMENT
Objectives of Scheme Optimisation

A comprehensive study has been undertaken to formulate the proposed Development Scheme to
optimise flat supply. With a reduction in average flat size as compared with the 2012 scheme to
suit market conditions, higher design flexibility has been allowed on the development flat mix to
address community demand.

Development Constraints

The Proposed Development is subject to the following inherent constraints as illustrated in Figure
3.1, which have significant implications on the scheme design:

e Airport Height Restriction (AHR): Maximum building height has been limited to about
+86mPD to +106mPD across the Subject Site.

e Traffic and Railway Noise: Significant noise impacts from LAR and NLH abutting the
southern site boundary pose constraints on building design and disposition in order to comply
with relevant criteria as stipulated in the Noise Control Ordinance (NCO) and the Hong Kong

Planning Standards and Guidelines (HKPSG). Building setback of some 200m from NLH is

required to mitigate the traffic noise impact which is considered not practicable,

o Utility Reserve: The three box culvert protective zones of 10m to 25m-wide situated across
the Subject Site pose constraints on structural arrangement.

e Geotechnical Condition: The Subject Site is located adjacent to the Designated Area of
Northshore Lantau as outlined under Geotechnical Engineering Olffice Technical Guidance
Note 12, localised areas with complex ground conditions may be anticipated.

o SHWWTW Hazard: About 8,600m® at eastern end of the Subject Site falls within the
consultation zone of SHWWTW, a designated potentially hazardous installation for its chlorine
storage, pose constraints on land use planning.

e Depot Replanning: Development atop an operating depot involves complicated replanning
and costly migration to be carried out in phases to ensure safe and uninterrupted railway
services, which poses constraint on structural arrangement and building disposition.

e Existing Infrastructure: The Tuen Mun — Chek Lap Kok (TM-CLK) Link slip road under
construction and the existing NLH along the southern site boundary, the existing depot
facilities, as well as the TCL and AEL alignments, pose constraints on design and location of
the proposcd SHO Station.

3.3
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Scheme Design Considerations

The following planning and design considerations have been incorporated in formulating the
proposed Development Scheme.

Development Mix

The Proposed Development supports Government’s policy initiative by optimising railway site for
housing land supply. Alternative land use options such as offices or large-scale commercial/retail
uses are considered not suitable, as the Subject Site is located relatively remote from the existing
and planned/proposed central business districts, lacking the critical mass of business services to
support office development. Further, significant commercial/retail and office facilities have
alrcady been planned at TCNTE, NCD and the topside development of HKBCF Island.

Sustainable Building Design
The scheme design has made reference to the Sustainable Building Design (SBD) Guidelines

promulgated by Buildings Department in accordance with the Practice Note for Authorised
Persons, Registered Structural Engineers and Registered Geotechnical Engineers (PNAP) APP-
152 to promote quality and sustainable built environment.

Urban Design and Development Permeability

Due consideration has been given to development bulk reduction, building orientation, disposition
and building form to enhance visual interest and create a more spacious pedestrian environment.
Double-storey design would be adopted for car park and plant rooms, as far as practicable, to
reduce podium bulk in the detailed design. Breezeways and visual corridors have been introduced
at strategic locations across the Subject Site to enhance wind penetration and visual permeability of
the Proposed Development.

Development Height Profile

Terraced podium with enhanced greening opportunitics has been incorporated above the depot
deck to break down the physical bulk, promote wind circulation and enhance visual interest from
the waterfront. With adherence to the AHR, medium-rise towers have been deployed with
building height diminishing gradually towards the Tai Ho Estuary, while preserving the ridgeline
of the mountain backdrop. Lower building height would have undesirable impact on flat supply
lhence is not recommended.
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3.3.10

3.3.11

Self-Protecting Building Design
The HKPSG has stipulated that in situations where adequate separations between sensitive uses

and noise emitters cannot be provided, other methods including self-protecting building design
should find applications in the Hong Kong context. The approved E1A Report has recommended
the adoption of self-protecting building design for towers along the southern site boundary,
coupled with the provision of noise canopy and acoustic windows, for noise mitigation.

To enhance the living environment, prescribed windows of the towers along the southern site
boundary have been designed to face the open spaces to the north. Fixed glazing would be
provided at the southern fagade of the habitable rooms facing NLH/LAR to provide lighting and
views, while ventilation has been maintained. Possible options to promote cross-ventilation would
be examined in the detailed design.

Curvilinear disposition of the towers would be adopted to optimise penmeability; with the fagade
further broken up by limiting to maximum 4 towers per cluster with buffer planting for towers
along the southern site boundary to enhance visual permeability and provide gaps for wind
penetration. Further consideration would be given in the fagade design, such as provision of
greening, to add visual interest.

Government, Institution or Community (G/IC) Facilities and Open Space

Reference has been made to the HKPSG requirements in planning of G/IC facilities as summarised
in Table 3.1. Three 30-classroom schools and four 6-classroom kindergartens have been reserved
for provision in tandem with the population build-up, as agreed with the Education Bureau. The
schools are located on Phases 2-4 of the podium deck while the kindergartens are located within
the podium for each phase. Out of the three planned schools, one secondary school has been
assumed for technical assessment purpose. Location and provision of the education facilities
would be reviewed at the detailed design stage.

The provision of further G/IC facilities would be reviewed in collaboration with the Government,
with space of about 2,000m’ allowed within the podium (up to 4,000 m? GFA on a 2-storey
arrangement), subject to detailed design.

Adequate private open space would be provided for future residents. Active and passive
recreational facilities would be provided, coupled with landscaping features, to create a vibrant
environment.
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Table 3.1 Proposed G/IC Facility Provisions

Type of HKPSG Requirements Provision Remarks
Facilities Reserved
Secondary | whole-day classroom for 40 | 3 x30- | As agreed with Education Bureau.
School persons aged 12-17 classroom
Primary 1 whole-day classroom for
School 25.5 persons aged 6-11
Kindergarten 26 classrooms for 1,000 4x6-
/ Nursery children aged 3-6 classroom
Police Post No specified standard - Subject to Commissioner of
Police’s requirement at the
detailed design stage.
Post Office No specified standard - Subject to HK Post’s requirement
at the detailed design stage.

Proposed Development Scheme

The proposed Development Scheme comprises 108 residential towers of 15 to 22 residential
storeys situated on a podium deck over the 30ha depot site. With a domestic GFA of about 1.04
million m® and a domestic plot ratio of about 3.5, some 14,000 flats would be provided with a
design population of 37,800.

A grade-separated approach with general traffic largely contained within the podium has been
adopted to provide a plcasant walking cnvironment on the podium deck. A building podium has
been incorporated for commercial/retail, kindergarten, public transport interchange (PTI), internal
roads, car parking and loading/unloading facilities, SHO Station concourse, private recreational
facilities (clubhouses), utility plant rooms and supporting facilities. The clubhouses, including a
private sports centre subject to detailed design, would be provided in accordance with the PNAP
APP-104 Exclusion of Floor Areas for Recreational use. The proposed Development Scheme and
sections are presented in Figures 3.2 and 3.3, respectively.

Neighbourhood commercial/retail facilities of about 30,000m> GFA has been planned within the
Phase 1 podium to serve the local community. Additional GFA has been reserved for other non-
domestic uses including schools, kindergartens, PTI, depot and railway facilities, and covered
walkways, subject to review at the detailed design stage. The proposed Development Schedule is
presented in Table 3.2.
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3.4.6

3.4.7
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The Conceptual Greening Framework with minimum 30% site coverage of greenery (based on the
entire site) as required by the SBD Guidelines is presented in Figure 3.4. The greening design
concept aims to create a pleasant and attractive environment by means of landscaping, provide
active and passive recreational facilities and open space to the residents and visitors, and to
integrate in harmony with the architectural style and create identity. Environmentally-friendly
design, such as skylights to promote natural light penetration to the podium and photo-voltaic
pancls, would be cxplored in the detailed design.  Artist Impression of the Conceptual Greening
Framework is presented in Figure 3.5.

Four 30m-wide diagonal corridors and six supplementary air paths of 15m-wide running
perpendicular to NLH/LAR have been designated across the Subject Site to enhance wind
penetration and visual permeability of the Proposed Development, with activity nodes (e.g. civic
square and outdoor exercise area) at the intersections, as presented in the Urban Design Framework
(Figure 3.6). The proposed building height profile and the AHR are illustrated in Figure 3.7.
Artist Tmpression of the proposed Development Scheme is presented in Figure 3.8.

To create a pedestrian-friendly environment with convenient access to the SHO Station, all-
weather pedestrian links would be provided at both the podium deck and within the podium.
Within the podium (+19.1mPD), the elongated shopping mall connecting to the station concourse
would providc an air-conditioncd passagcway, with all the residential towers gencrally located
within 500m from this corridor to facilitate efficient and comfortable pedestrian movement. At the
open air podium deck level (+20.1 and +26.5mPD), covered walkway would be provided with
landscaping and street furniture to enhance pedestrian experience. An internal cycle track network
would be provided to facilitate east-west movement within the Proposed Development particularly
to access the proposed SHO Station. Other options to further enhancing pedestrian access to the
SHO Station, such as travellator, would be explored in the detailed design. An indicative
Pedestrian and Cycling Circulation Plan is presented in Figure 3.9.

A promenade would be provided along the northern boundary on the podium deck with pedestrian
walkway and cycle track. To enhance the integration with the waterfront, possible connection with
the potential SHW Reclamation has been discussed with CEDD, with a connection point reserved
at the western comner, subject to detailed design.  Vertical connection including staircascs and
accessible lifts would be provided along the northern podium boundary for access to the existing
service road at the waterfront or the future SHW Reclamation.

Vertical greening opportunitics along the northern depot fagade/fence wall would be explored in
the detailed design. Green pockets would be created by locally recessing the SHD by about 2m at
ground level for enjoyment of future users and amenity. Artist impression illustrating possible
integration of the Proposed Development and the waterfront is presented in Figure 3.10.
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3.4.10

3.5

3.5.1
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Two vehicular access points have been planned at both ends of the Proposed Development. The
western one is the primary access connecting to Tai Ho Interchange with slip roads connecting
both directions of NLH and the planned Road P1 (Tung Chung to Tai Ho Section). The eastern
one at Phase 4 would be connected to the future Road P1 (SHW Section) or follow the existing
connection to the Sham Shui Kok Drive (with local widening) before the connection is available.
The provision of low-emission shuttle service within the Proposed Development would be
cxplored in the detailed design to cnhance accessibility to the SHO Station. An indicative
Vehicular Circulation Plan is presented in Figure 3.11.

A PTI of about 9,000m* GFA has been planned next to the proposed SHO Station concourse
within the Phase 1 podium. If necessary, feeder service would be provided to/from existing MTR
station(s) to serve the initial phase of the Proposed Development before the opening of the SHO
Station, which is subject to its construction programme and TCL operation.

Proposed Siu Ho Wan Station

Located at the western position of the Proposed Development, the proposed SHO Station
comprises at-grade side platforms along the TCL tracks, with a station concourse of about 8,000m>
GFA integrated with the Phase 1 podium located in between the PTI and the commercial/retail
facilities.

The existing alignment of AEL/TCL shared track at the western location is level, with sufficient
clearance between the southern depot boundary and the TM-CLK Link slip road along NLH hence
is readily constructible. Alternative design options had been reviewed in the approved EIA Report,
with due consideration on operational impact, risk, constructability and other technical aspects.
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Table 3.2 Proposed Development Schedule 3.6 Tentative Development Programme
Development Site Area (based on Lease Plan) 300,707m"
Tndicative Net Site Area (excluding internal road, school sites and About 245,000m> 3.6.1 The Proposed Development will be implemented by phase based on depot migration progress and
emergency vehicular access) market conditions. Subject to Government approval processes, population intake is anticipated to
_ . begin in Year 2026/27 and the project is tentatively assumed to be completed by Year 2038 based
Domest!c GFA . . 1,040,000m" on an outline development replanning strategy and development sequencing, subject to review at
Domestic Plot Ratio (based on Development Site Area) 3.5 the detailed design stage. Tentative implementation programme of the Proposed Development is
No. of Flats 14,000 . . . . . - .
- . summarised in Table 3.3, with the indicative phasing plan presented in Figure 3.12, subject to
Average Flat Size (GFA) 74.3m . .
No. of Blocks 108 review by further depot and development studies.
No. of Residential Storeys (excluding lobby) 151022
Design Population (PPOF 2.7)" 37,800 Table 3.3 Tentative Implementation Programme
Residential Car Parking Space™ 3,953 Key Milestones Commencement Completion
Visitor Car Parking Space™ 459 SHD Replanning and 2019 2036
Residential Motorcycle Parking Space™ 140 Property Enabling Works
Residential Bicycle Parking Space™ 277 Key Milestones Commencement Population Intake
Residential Loading/Unloading Bay™ 108 Proposed Development
Open Space About 75,600m” Phase 1 2023-24 2026-27
Phase 2 2026-27 2030
Commercial/Retail GFA 30,000m” Phase 3 2030-31 2034
Commercial/Retail Plot Ratio (based on Development Site Area) 0.10 Phase 4 2031-35 2035-38
Commercial/Retail Car Parking Space®™ 237
Commercial/Retail Motorcycle Parking Space™ 24
Commercial/Retail Loading/Unloading Bay™ 38
3 x 30-Classroom Schools (GFA)™ 38,370m”
4 x 6-Classroom Kindergartens (GFA)"™ 2,000m*
Depot and Railway Facilities (GFA)™ 310,000m” .
Public Transport Interchange (GFA)™" 9,000m”
Covered Walkway (GFA)™ 5,000m”
SHO Station Concourse (GFA)™ 8,000m"

Notes:

(i)  Person-Per-Occupied-Flat ratio as agreed with Planning Departinent.

(i) In accordance with the HKPSG, subject to review at the detailed design stage. Detailed calculations
are presented in the T&TIA Report (Appendix I).

(iii) Indicative floor area for reference purpose only, subject to review and adjustment at the detailed
design stage.

Remarks: All key development parameters are approximate only and subject to change at the detailed
design stage.
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PLANNING JUSTIFICATIONS

Contribution to Housing Supply by Land Use Optimisation

The Proposed Development supports Government’s housing policy initiative by optimising the
utilisation of 30ha valuable land to provide 14,000 units scrved by the MTR nctwork. The Subject
Site is currently available for development and under 100% MTR ownership, therefore no private
land resumption or reclamation is required for development to proceed, offering an attractive
opportunity to deliver quality housing supply to meet community demand.

No Major Community Concern Envisaged

The Proposed Development is largely confined to already developed depot land with its
environmental acceptability confirmed. Further improvement on the scheme design, in particular
on urban design and environmentally friendly measures, would be made at the detailed design
stage in response to comments/advice received from the public and other stakeholders. No major
concern from the community due to unacceptable impact is envisaged.

Achievement of Strategic and Local Planning Objectives

SHD has been earmarked in the Government’s Sustainable Lantau Blueprint as one of the key
projects in the North Lantau Corridor for housing supply in the medium to long term. The
Proposed Development supports the local planning objective by creating a self-contained
community with supporting commercial/retail, recreational, and G/IC facilities. ~With the
significant number of job opportunities created by various new projects on Lantau, the Proposed
Development would contribute housing accommodation to the workforce at a convenient location.

The Government’s strategic planning objective promulgates prudent use of land resources around
railway stations to facilitate fast and mass movement of people in an environmentally friendly
mode of transport. The Proposed Development supports the transport sustainability initiatives by
adopting thc transit-oricnted development concept which is widcly accepted as a sustainable form
of urban development to minimise the reliance on road transport, thereby help reducing vehicular
trip generation, rationalise traffic flows and minimise the level of traffic-induced pollution.

4.4

44.1

4.4.2

4.5

Quality Built Environment for a New Community

The local cnviron is suitable for residential development to take place at SHD. The proposed
Development Scheme has been designed by making reference to the SBD Guidelines to promote
quality and sustainable built environment. Terraced podium design has been adopted to reduce
development bulk, with major corridors introduced at strategic positions across the development to
enhance wind and visual permeability. Building height profile descends gradually towards Tai Ho
Estuary to create visual harmony.

Contributing to micro-climate enhancement, the landscaped deck with about 9ha of greenery
coverage offers ample opportunities for tree and amenity planting, outdoor furniture, recreational
facilities and open space to create a pleasant living environment and encourage community
activities. The opportunity to deck over the railway depot would add landscape and visual interests
to the area.

Sustainable Technical Performance

Technical assessments conducted have demonstrated that the proposed Development Scheme is
sustainable from traffic and transport, cnvironment and ccology, air ventilation, landscape and
visual, as well as utility service perspectives. Specifically, the road and railway network are able
to support the Proposed Development with extra road capacity, i.e. Route 11 and Road P1 (Tai Ho
to Sunny Bay Section) as illustrated in the Susrainable Lantau Blueprint, expected to be
commissioned in time to support future developments in North Lantau. Relevant Government
departments have indicated their objective of planning and design of Siu Ho Wan Reclamation and
infrastructure to be compatible with the Proposed Development.

MTR Corporation Limited
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TECHNICAL JUSTIFICATIONS
Introduction

This section summarises key findings of the technical assessments to confirm that the proposed
Development Scheme is sustainable from traffic and transport, TCL capacity, air ventilation,
environment, landscape and visual, and utilities perspectives. Full reports of these assessments and
the Executive Summary of the approved EIA Report for topside development are provided in
Appendices 1 to VIL.  Mitigation/improvement measures recommended in the technical
assessments have already been incorporated in the proposed Development Scheme, as appropriate.

In addition, information pertaining to SBD Guidelines and the preliminary Geotechnical and
Structural Feasibility Assessment is also provided in this section.

Traffic and Transport Impact Assessment (T&TIA, Appendices T and IT)

A T&TIA has been undertaken to assess the traffic impact and public transport facilities
requirement based on existing and planned road and railway networks, with due consideration of
various comimitted projects in Northshore Lantau.

The Subject Site is served by a comprehensive road network including NLH and the Lantau Link,
as well as the TM-CLK Link under construction, providing convenicnt conncction to the HKIA,
the future HKBCF Island, New Territories West and the urban areas, as well as the Pearl River
Delta via the future HZMB. The Tai Ho Interchange (THI) of NLH provides access to the SHD.
A new dual 2-lane carriageway, namely Road P1, has been earmarked as a medium term project
(Year 2023-2030) in Government’s Sustainable Lantau Blueprint serving as a distributor road
parallel to the NLH, with its Tung Chung to Tai Ho Section currently under detailed design.

Based on trip generation surveys conducted at Tung Chung private residential developments, along
with other reference sources for.commercial/retail and education facilities, it is estimated that the
Proposed Development would generate and attract a total of 1,235 and 915 pew/hr in AM and PM
peak, respectively. The Proposed Development is also estimated to generate about 7,600 personal
trips during peak hours, of which about 60% (i.c. 4,500 trips) would bc using railway.

Traffic forecasts of the Assessment Year 2041 (3 years after project completion) have been
prepared by extracting background traffic flows from the updated AECOM in-house traffic model
which has taken into account the Enhanced 2011-Based Territorial Population and Employment
Data Matrix (TPEDM). Results have indicated that all road junctions in the vicinity and key
junctions in Tung Chung New Town are predicted to be operating within design capacity.

5.2.5

5.2.6

527

5238

529

5.2.10

5.2.11

With the timely implementation of the Route 11 between Sunny Bay and Yuen Long via Tsing
Lung Tau and the Road P1, cumulative road traffic performance at all the key road links are
predicted to be operating within manageable level.

In the long run, the proposed strategic road network linking Lantau and Hong Kong Island via the
East Lantau Metropolis is expected to be in place to provide further capacities to support the
developments under the planning frameworks proposed by the Sustainable Lantau Blueprint and
the HK2030+. Notwithstanding, it is also expected that more personal trips would be contained
within Lantau Island when the new job opportunities at various planned projects are progressively
materialised in the future.

The TCNTE Study has recommended upgrading THI to a 3-lane interchange with connecting
ramps/slip roads to Road P1, NLH and SHD. A new signal controlled junction would be provided
outside the western access of the Proposed Development connecting to the slip road from Road P1
to/from the THI.

The eastern access of the Proposed Development would be connected to the future Road P1 (SHW
Section). In the case that the connection is not available when the Phase 4 development is
commissioned, the existing maintenance access road to Sham Shui Kok Drive would be upgraded
to single 2-lane carriageway, as far as practicable, to cater for the traffic to/from the eastern access
as a temporary measure if necessary.

A new SHO Station of TCL has been planned to serve the Proposed Development. Based on
results of the TCL Capacity Assessment (Appendix II), the peak TCL loading with the Proposed
Development is estimated to be within its maximum carrying capacity even under the more
stringent density level scenario of 4 persons/m’.,

The proposed residential car parking provision has taken into account the discount factor as
stipulated in the HKPSG for developments which fall within the 500m-radius catchment area of
the proposed SHO Station. Considering that there are no alternative car parking spaces in the
vicinity, high end of the HKPSG requirement has been adopted for residential car parking
provision due to expected strong demand in Lantau, as agreed with Transport Development.
Higher car ownership incentive is expected for Lantau developments if the cross-boundary vehicle
quota system for the HZMB is implemented. The residential car parking provision would be
reviewed in the detailed design stage to ensure sufficient supply.

In conclusion, the T&TIA and the TCL Capacity Assessment have demonstrated that there would
be sufficient road and rail capacities to support the Proposed Development.
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Air Ventilation Assessment — Expert Evaluation (AVA-EE, Appendix III)

An AVA-EE has been conducted in accordance with the Technical Circular No.l/06 — Air
Ventilation Assessments published by the Government to assess air ventilation impact of the
proposed Development Scheme on areas in the vicinity.

Wind data available for the Subject Site from Planning Department, Site Wind Availability Study
of the planned Tung Chung East, and Hong Kong Observatory Siu Ho Wan Weather Station has
been analysed. Annual prevailing wind directions vary from NNE to SE, whereas summer
prevailing wind directions vary from SE to WSW.

NLH is considered as the major wind corridor in the area. With four dedicated 30m-wide
breezeways generally align in the north-south and east-west directions and six supplementary air
paths of minimum 15m-wide generally align in the northwest-southeast direction, coupled with
open space/low-rise structure at the intersections, incoming wind would ventilate across the
Proposed Development and minimize the ventilation impact to its surrounding. Considering the
existing Taoist temple and Pak Mong Village are located at some 780m and 1.2kin away,
respectively, with a small hill up to +117mPD in the windward side dominating the wind
environment under annual prevailing wind condition, potential air ventilation impact on the temple
and the villages would be insignificant. While under the summer prevailing wind conditions, the
temple and the villages are located at the upwind side of the Proposed Development and therefore
negligible impact would be encountered.

Breezeways and supplementary air paths have been incorporated in the proposed Development
Scheme, along with the terraced podium, to facilitatc wind penctration across the development.
The AVA-EE has concluded that the Proposed Development would have negligible to minimal
impact to the local wind environs. Quantitative AVA would be conducted to further enhance wind
performance of the Proposed Development at the detailed design stage.

5.4

5.4.1

54.2
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Environmental Impact Assessment (EIA, Appendix 1V)

Statutory EIA has been conducted to identify and evaluate potential impacts arising from the
construction and operation of the Proposed Development, SHD replanning works and SHO Station.
The approved EIA Reports of Proposed Comprehensive Residential and Commercial Development
atop Siu Ho Wan Depot (Topside Development EIA, AEIAR-213/2017) and Siu Ho Wan Station
and Siu Ho Wan Depot Replanning Works (Railway EI[A, AEIAR-214/2017) have covered the
following designated project elements:

¢ Engineering feasibility study of an urban development project (Schedule 3, Item 1);

* Sewage pumping station with an installed capacity of about 12,100m’ per day (Schedule 2, Item
F.3(b));

¢ SHO Station and associated track works (Schedule 2, item A.2); and

o The operation of SHD after replanning works (Schedule 2, Item A.4).

The principle of avoidance and minimisation of environmental impacts has been incorporated in
the planning, design and operation of the Proposed Development, with key approaches adopted as
below:

o the Proposed Development and its associated infrastructure are all land-based with no
reclamation and marine works to be carried out, aveiding impact to the marine environment;

o the residential blocks fronting NLH, TCL/AEL would adopt self-protecting building design
such as using non-noise sensitive facades, coupled with the provision of noise canopy and
acoustic windows, to minimisc adversc noisc impact;

e the Proposed Development would not encroach onto recognised sites of conservation
importance including Lantau North (Extension) Country Park, Tai Ho Stream Site of Special
Scientific Interest, Conservation Area and Tai Ho Ecologically Important Stream and Coastal
Protection Area; and

o the Proposed Development has avoided encroachment onto Consultation Zone of SHWWTW to
avoid any hazard implications.

The EIA has confirmed that the Proposed Development would be environmentally acceptable with
the implementation of the recommended mitigation measures. By providing a landscaped deck
over the entire depot site, the Proposed Development would bring environmental benefits to the
community by containing the existing industrial operation, while acting as a focal point with new
community facilities to allow flexibility for future land use planning of Siu Ho Wan Area. A
summary of predicted environmental outcomes are summarised in Table 5.1. The approved EIA
Reports are available at the ETA register and the EIA Ordinance website (www.epd.gov.hk/eia).
Exccutive Summary of the Topside Development EI4 is provided in Appendix IV.

MTR Corporation Limited
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5.4.5

5.4.6

5.4.7

Due consideration has been given to address the comments received by the public and the
Advisory Council on the Environment (ACE) during the report inspection period, particularly on
the proposcd Development Scheme and cnvironmentally friendly mcasurcs, which would be
further explored in the detailed design.

The EIA findings, along with the mitigation measures, would be further reviewed and updated
where necessary to ascertain the environmental acceptability of the changes arising from the
detailed design and implementation of the Proposed Development.

Environmentally-Friendly Measures

To create a low carbon sustainable community, the Proposed Development is aimed to achieve at
minimum the Hong Kong Building Environmental Assessment Method (BEAM) Plus Gold
accreditation for its design and construction to reap the benefits of better indoor environment,
minimise pollution to the external environment, provide energy-efficient buildings and reduce
unsustainable consumption of scarce resources.

Further green measures, such as electric vehicle charging at residential and visitor car parking
spaces, high performance building system and equipment, rainwater recycling for non-potable uses,
municipal solid waste separation and recycling, and food waste decomposing facility, would be
implemented subject to detailed design.

Table 5.1: Summary of Environmental Outcomes

Category Predicted Environmental Outcomes with Implementation of
Recommended Mitigation Measures
Air Quality o All critcria pollutants arc predicted to comply with the Hong Kong Air

Quality Objectives and relevant standards during construction and
operational phases.

* Negligible odour impact from the proposed underground sewage
pumping station.

Noise » All predicted noise levels for construction noise, rail noise, road traffic
noise, fixed noise, helicopter noise and marine traffic noise comply with
relevant criteria.

» Situated at over 1km from the Noise Exposure Forecast 25 (NEF25)
contour under full operation of the Three-Runway System of the HKIA.

Water Quality e No marine works.

o Control of surface runoff during construction by good site practices.

Sewerage and e Sewage generated would be conveyed to SHWSTW.

Sewage Treatment | e Increase storage capacity at the sewage pumping station with standby
pumping capacity and spare pump stockpiled to minimise the chance of
cmergency discharge. '

Waste ¢ Reduce the generation of and reuse surplus inert Construction and

Management Demolition materials in-situ as far as practicable.

Implications ¢ Implement precast construction method as far as practicable to minimise
construction waste.

¢ TImplement trip ticket system and GPS on dump trucks to minimise the
chance of fly tipping.
¢ Explorc food waste recycling at OWTF with Government.
Land ¢ No potential contaminative activity identified.
Contamination o Follow up site investigation work to verify land contamination issues

and identify any remedial actions needed after decommissioning of
depot facilitics.

Ecology o No percussive piling and marine works to minimise potential impact to
Chinese White Dolphins and Brothers Marine Park.
* No species of conservation importance found within the Subject Site.

Fisheries ¢ No loss in fishing ground or change in fishing operation location due to
the Proposed Development.
* No adverse impact on fisheries resources and fishing ground.

Landscape and e Major visual corridor from Tai Ho to the sea not affected.

Visual o Compensatory planting would be adopted to the affected trees of

(see below section common Species.

for detailed)

Hazard to Life o Proactively located residential population outside consultation zone of

SHWWTW.
e Individual risk satisfies relevant risk criterion, while societal risk curve

falls within “As Low As Reasonably Practicable (ALARP)” region.

MTR Corporation Limited
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5.5.1

5.5.1

5.5.2

Landscape and Visual Impact Assessment (LVIA, Appendix V)

LVIA has been performed as part of the approved EIA, with predicted outcomes summarised as
below.

The Subject Site is located within an area of low/moderate landscape value and sensitivity. Major
landscape resources in the vicinity include the water body at Tai Ho Bay and woodland on slopes
between NLH and Lantau North (Extension) Country Park would not be affected by the Proposed
Development. Broad brush tree survey conducted has identified that some 520 trees of common
species, mostly within the existing depot, would be affected. Compensatory tree planting would be
provided in accordance with relevant Technical Circulars.

Key visually sensitive receivers (VSRs) within the visual envelope of the Proposed Development
have been identified in the Topside Development EIA. These include users at Tung Chung East,
NLH, Hong Kong Olympic Trail, Lo Fu Tau Country Trail, Tuen Mun South Coast, and Pak Mong
village. Indicative photomontages have been prepared to illustrate the massing of the proposed
Development Scheme with incorporation of recommended landscape and visual enhancement
measures (Appendix V, extracted from the Topside Development EI4). Views from the VSRS are
generally obstructed by existing vegetation, topography and infrastructure.

The terraced-design podium enhanced with minimum 30% site coverage of greenery would soften
the podium edges and add visual interests at the pedestrian zone. Landscape and visual
enhancement measures proposed in the Topside Development EIA, including aesthetic design of
building fagadc and noisc canopy, and buffer/compensatory planting ctc., would be further studicd
at the detailed design stage. For VSRs travelling along NLH, the proposed diagonal and
perpendicular corridors would maintain visual permeability and connection to the sea. VSRs from
far distances e.g. Tuen Mun South Coast, would have limited visibility of the Proposed
Development.

The EIA has concluded that the overall landscape and visual impact is considered acceptable with
implementation of the proposed mitigation measures. Landscape and visual character of the
Subject Site would be transformed from low-rise industrial to an urban development node with
greening.
aesthetic design of the noise canopy would be explored in the detailed design.

Further visual enhancement measures including innovative fagade treatment and

5.6

5.6.1

56.2

5.63

5.6.4

Preliminary Utilities Feasibility Study (Appendices VI and VII)

Drainage

Stormwater drains ranged from 300mm to 1,200mm diameter are available within the Subject Site,
connecting to the existing box culverts in the drainage reserve areas. As the catchment area and
surface characteristics after the Proposed Development would be similar to the existing condition,
the surface runoff pattern and quantity should remain generally the same and the existing box
culverts should be adequate to collect the stormwater from the Proposed Development without
causing adverse drainage impact.

Seywerage
The existing SHWSTW is a chemically enhanced primary treatment works with a design capacity

of 180,000m>/day. Sewage generated from the Proposed Development is estimated to be about
12,100m’/day (Average Dry Weather Flow, ADWF) based on EPD’s Guidelines Jfor Estimating
Sewage Flows for Sewage Infrastructure Planning (GESF). Additional sewage flow generated
from SHD replanning works and the proposed SHO Station is estimated as about 483m*day
ADWF, as compared with the existing condition. The Government has identified sufficient
capacity at the SHWSTW to accept the total sewage arising from the Proposed Development, SHO
Station and the replanned SHD.

In addition to the ncw sewage pumping station to be installed within the Proposcd Development, a
new sewer (450mm diameter twin rising mains) with an indicative alignient of about 900m
crossing the LAR/NLH via a new underground trench would be constructed to convey sewage to
the SHWSTW for treatment. Sewerage and sewage treatment implications have been assessed part
of the approved EIA.

Water Supply

Total fresh and flushing water demand upon full completion of the Proposed Development is
estimated to be about 15,400m%day and 3,400m’/day, respectively, based on Water Supplies
Department (WSD)’s Departmental Instruction (DI) No.1309 and EPD’s GESF. Tn addition, water
demand for fire-fighting of a R2 residential development site would be 6,600m*/day for 8 hours in
accordance with DI No.1309. Further, it is estimated that an additional demand of about
1,100m*/day would be required for the SHO Station and SHD. Application for water supply would
be made to WSD in accordance with the Waterworks Ordinance and Regulations at the detailed
design stage.
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5.6.5

5.6.6

5.6.7

5.7

5.7.1

SHWWTW currently has a water treatment capacity of 150,000m*/day, which will be increased to
300,000m’day by Year 2025 according to WSD's latest plan. CEDD has commissioned
consultants to undertake detailed design of a new fresh water service reservoir and the associated
water supply network for TCNTE. Upon completion of the proposed waterworks, WSD would
connect them and improve the existing water supply network to provide gravity fresh water supply
to the Proposed Development.

The new fresh water supply network would provide connection point(s) at the eastern or western
end of the Proposed Development; while salt water would be supplied by the proposed Tung
Chung Salt Water Pumping Station located at TCNTE with connection point near the western end
of the Proposed Development.

Other Utility Services

Other utility services including electricity, gas and telecommunication are currently available at the
Subject Site. No insurmountable problem has been identified with respect to extending the
supplies to cater for the Proposed Development despite local upgrading or new facilities, e.g.
electricity sub-station, gas kiosks, might be required, which would be reviewed at the detailed
design stage.

Sustainable Building Design Guidelines Consideration

The proposed Development Scheme design has made reference to the SBD Guidelines with respect
to building separation, building setback and site coverage of greenery in accordance with PNAP
APP-152 as summarised below.

The Subject Site is bounded by sea and highway/railway infrastructure with limited pedestrian
network connection. With the ground level occupied by an operating depot and railway facilities,
construction of basement is considered not feasible. As indicated in Figure 3.9, the main open air
pedestrian zone for residents and visitors is therefore on the podium deck at +20.1 and +26.5mPD,
which is adopted as the “Level Zero” and the “Ultimate Place of Safety” for both the buildings
above (i.e. residential towers, schools etc.) and the building podium below (i.e. PTI, carpark,
commercial/retail facilities etc.). The design of buildings above “Level Zero™ of the site would
comply with the Design Requirements as stipulated in PNAP APP-152.

Building Separation

Continuous Projected Facade Length (Lp) of Buildings Abutting a Street: As no proposed building
is within 30m from the centerline of the abutting streets, the Design Requirement on the maximum
permissible Lp is not applicable.

5.7.4

5.7.5

5.7.6

5.8

Separation Distance and Permeability of Buildings: While one of the vertical projection plane is
set in relation to the connecting road to the THI/the proposed upgraded Sham Shui Kwok Drive
(these two roads are of similar orientation), and the other plane would be set in the perpendicular
direction. Minimum Permeability of 20% and 33.3% would be allowed for these 2 chosen planes.

Building Setback
The width of the cxisting strect abutting the Subject Site is more than 15m. As no part of the

buildings is situated at less than 7.5m from the centerline of the abutting streets, the proposed
Development Scheme has complied with the building setback requirements.

Site Coverage of Greenery
The minimum requirement on site coverage of greenery for the Proposed Development is 30%

(based on the entire site), of which half (15%) should be located at the pedestrian (primary) zone.
As indicated in the Conceptual Greening Framework (Figure 3.4), landscaped open space with tree
planting would be located at the podium deck level which is the pedestrian zone of the proposed
Development Scheme.

Preliminary Geotechnical and Structural Feasibility Study

The Subject Site is located adjacent to the Designated Area of Northshore Lantau as outlined under
Geotechnical Engineering Office (GEO) Technical Guidance Note 12. Based on available
geotechnical information, the ground generally consists of 3m thick layer of general fill, 7 to 19m
thick laycr of marince sand fill, 5.5 to 14m thick laycr of marinc deposit, 1 to 15m thick layer of
alluvial deposits, and 1 to 46m thick layer of in-situ decomposed rock. The granitic bedrock is
located at about +5 to -60mPD. Reference would be made to GEO Publication No. 1/2006 and
GEQ Technical Guidance Note No.26 for technical guidance in foundation design in areas
underlain by marble and marble-bearing rocks where appropriate.

Structural system of the Proposed Development would consist of shear wall structure for the tower
on top of a concrete transfer plate, which would be supported by columns and beams framework of
the podium and the depot. Negative skin friction would be considered for the foundation design.
No insurmountable problem has been identified on geotechnical and structural feasibility matters.
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6.1.4

CONCLUSION

As a positive response to the 2015 Policy Address, MTR Corporation has commissioned a multi-
disciplinary consultant team to study the development potential of the Siu Ho Wan Depot to
optimisc housing supply. The objective is to utilisc the cxisting depot of about 30 hectare to build
an integrated residential and commercial development atop a landscaped podium decking over the
entire depot and railway facilities.

The Subject Site is served by cxisting road and railway nctwork with good accessibility to other
parts of the territory, as well as the Pearl River Delta via the future Hong Kong-Zhuhai-Macao
Bridge. The Proposed Development involves complicated replanning and phased migration of the
operating depot. Other development constraints include the Airport Height Restrictions, noise
impact from adjacent highway and railway, underground utility reserves, and interface with nearby
Government facilities and infrastructure.

A proposed Development Scheme has been formulated to provide a self-sufficient community of
about 14,000 residential units (domestic plot ratio about 3.5) to accommodate some 37,800
population with local commercial/retail facilities of about 30,000m> GFA, supported by private
recreational facilities and open space, education facilities, public transport and other supporting
facilities. A new Siu Ho Wan Station for MTR Tung Chung Line has been proposed to meet the
transportation needs of the development and enable the building of a sustainable community.

Preliminary design of the depot replanning works and the SHO Station has been conducted to
facilitate design and planning of the topside development, with migration of facilities to be carried
out in phases to maintain safe and uninterrupted railway operations.

Technical assessments conducted have demonstrated that the Proposed Development is sustainable
in traffic and transport, environmental and ecological, air ventilation, landscape and visual, and
engineering terms. Specifically, the approved Environmental Impact Assessment has confirmed
environmental acceptability of the Proposed Development with mitigation.

With the timely implementation of the new road links by Government, including Route 11 and
Road Pl, to support various development projects proposed under the Sustainable Lantau
Blueprint, all the key road links are predicted to be operating within manageable level in Year
2041. Tung Chung Line would have sufficient capacity to cater for the Proposed Development
even under the more stringent density level scenario of 4 persons/mz. In the long run, the proposed
strategic road corridor linking Lantau and Hong Kong Island via the East Lantau Metropolis is
expected to be in place to provide further capacities.

6.1.7

6.1.9

No private land resumption or reclamation is required for the Proposed Development. With the
development taking place on existing railway depot land and the closest residents at Pak Mong
Village located at some 1.2k away, no major concern from the public due to unacceptable impact
is anticipated.

In summary, the proposed Development Scheme has achieved:
(i) Optimal utilisation of railway land to provide housing supply;

(if) Strategic planning objective of building a sustainable community served by environmentally
friendly rail transport; and

(iii) Local planning objective of providing home for about 40,000 people along the North Lantau
Corridor as promulgated by the Sustainable Lantau Blueprint to support the significant
workforce from planned developments in Lantau.

The proposed comprehensive development atop Siu Ho Wan Depot is justified from land use
suitability and technical sustainability perspectives. Government is requested to initiate the
Outline Zoning Plan preparation to confirm the depot topside development and commit
infrastructure support to secure the housing supply of 14,000 units to be completed by 2038
tentatively.

MTR Corporation Limited
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