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PURPOSE

11

This paper brief Members on the Stage 1 Community Engagement (CE) for
the Planning and Engineering Study for Tuen Mun Areas 40 and 46 and the
Adjoining Areas (the Study). The Stage 1 CE aims to seek community’s
views on the proposed land use for areas under the Study.

BACKGROUND

2.1

2.2

Tuen Mun Areas 40 and 46 will connect with the Hong Kong — Zhuhai -
Macao Bridge Hong Kong Boundary Crossing Facilities (HZMB HKBCF)
and North Lantau via the future Tuen Mun — Chek Lap Kok Link (TM-
CLKL), which will also link up with the proposed Tuen Mun Western
Bypass (TMWB) to the northwest New Territories. The enhanced
accessibility of Tuen Mun Areas 40 and 46 will provide opportunities for
optimizing development potential. Hence, a comprehensive review and
planning of the land use in the areas are required.

The Planning Department (PlanD) and the Civil Engineering and
Development Department (CEDD) jointly commissioned the Study. It aims
to formulate appropriate land use and development parameters for areas
under the Study, and to produce a Recommended Outline Development Plan
and Recommended Layout Plans as a basis to guide the future development.

POTENTIALDEVELOPMENT AREAS

3.1

Tuen Mun Areas 40 and 46 and the vicinity can be divided into the southern
and northern portions. At present, the areas to the south of Lung Mun Road
mainly comprise logistics, special industrial and industrial uses, while the
areas to the north of Lung Mun Road are mainly slopes and platforms
created after former borrowing activities. Four parcels of land are identified
as Potential Development Areas (PDAS), which cover a total area of about
50 hectares (Plan 1), which include:



(@)

(b)

(©)

(d)

PDA-A: located at Tuen Mun Area 46 and falls within an area mainly
zoned “Undetermined”! and partly zoned “Green Belt” (“GB”) and
shown as ‘Road’ on the approved Tuen Mun Outline Zoning Plan (OZP)
No. S/TM/33. It comprises several platforms formed by former
borrowing activities and partly occupied by temporary works area and
site office for construction of TM-CLKL;

PDA-B: a vacant platform located to the north of the future toll plaza
of TM-CLKL, and falls within an area zoned “Government, Institution
or Community” (“G/IC”) on the OZP;

PDA-C: a waterfront site located at Tuen Mun Area 40 and zoned
“Industrial (3)” on the OZP. Apart from some private warehouses, a
fire station and a government laundry, the area is mainly occupied by
temporary uses, such as sawmills, concrete batching plant, open
storage and machine repair workshops; and

PDA-D: located to the west of Tuen Mun Area 46 and falls within an
area zoned “G/IC” and “GB” on the OZP. It mainly comprises slopes
and platforms formed by former borrowing activities and partly
occupied by temporary uses of government projects.

4. PLANNING CONSIDERATIONS

4.1 We have analysed the opportunities for optimising the development potential
of the PDAs and the constraints that need to be taken into account or
overcome. The opportunities and constraints are summarized as follows (see
Pages 7 to 10 in Appendix 1):

Opportunities

(@)

(b)

Enhanced Accessibility — The future TM-CLKL and the proposed
TMWB will greatly enhance the accessibility and connectivity of Tuen
Mun Areas 40 and 46.

Complementary with Adjacent Developments — Development of the
PDAs can be complementary to future developments serving different
functions, including Hung Shui Kiu New Development Area, Yuen
Long South, Topside Development at HKBCF Island of HZMB and
North Lantau.

! The site was originally planned for columbarium use and was previously zoned “Other Specified
Uses” annotated “Crematorium, Columbarium, Funeral Services Centre and Open Space” on the
Tuen Mun OZP. Since an alternative site at Tsang Tsui was identified in July 2010, the site could be
released for other uses. It was subsequently rezoned to “U” on the Tuen Mun OZP No. S/TM/32.



(©)

(d)

(€)

New Land to meet Imminent Demand — The land resources of the
PDAs would help relieve pressure for imminent land demand, in
particular there is a shortage of sites for modern logistics facilities.

Create Job Opportunities — Leveraging the strategic location, the
PDAs have potential for development of suitable industries to promote
economic activities and create job opportunities for the Tuen Mun
District and the Territory.

Availability of Waterfront Flat Land — PDA-C is a piece of
reclaimed waterfront flat land and the availability of sea frontage is
particularly suitable to accommodate marine-related uses which require
marine transport.

Constraints

(f)

(9)

(h)

@)

(k)

()

Road Capacity — Lung Mun Road is the major road serving the area
and improvement works are required to enhance its capacity. Most of
the traffic to/from the area is via Wong Chu Road and Tuen Mun Road
and the traffic condition of these two roads is reaching their capacities.

Overhead Power Lines and Pylons — The existing overhead power
lines (OHL) and pylons pose development constraints to the northern
platforms of PDA-A and PDA-D, as well as PDA-B. In addition, it
would be very difficult to develop PDA-B due to the proposed TMWB
tunnel underneath and its steep terrain.

Landfills — The restored Pillar Point Valley Landfill and the restored
Siu Lang Shui Landfill limit the scope for future expansion of the
PDA:s.

Environmental Constraints - In planning the PDAs, due
consideration should be given to the nearby industrial/logistics uses,
TM-CLKL and its toll plaza in order to appropriately address the
possible environmental and visual impacts associated with these
developments.

Nature Conservation — Future development at PDA-D should not
adversely affect the habitats of the Siu Lang Shui Site of Special
Scientific Interest (SSSI) which is the largest known butterfly
overwintering site in Hong Kong.

Airport Height Restrictions — Future development of the PDAs is
subject to airport height restrictions.

Current Uses — Development at PDA-C may affect the current
industrial uses/operation.



5. VISION AND GUIDING PRINCIPLES

5.1 The overall vision of the Study is to transform Tuen Mun Areas 40 and 46
into a major economic activity area in the northwest New Territories,
capturing the geographical advantage, enhanced accessibility and
opportunity of bridgehead economy brought by new road infrastructure and
development projects.

5.2 The following guiding principles would be taken into account in considering
the development of the PDAs (see Pages 11 and 12 in Appendix I):

(@) enhance strategic role of Tuen Mun West;

(b) create synergy with surrounding industrial uses;

(c) avoid negative traffic impact;

(d) respect environmental and ecological considerations; and
(e) create a sustainable environment.

6. PROPOSED LAND USE

6.1 Taking into consideration of the development opportunities and constraints,
the overall vision and guiding principles, the proposed development theme,
scale and strategy for the PDAs are as follows (see Pages 13 to 15 in
Appendix I):

Development Theme

(@) To capture the geographical advantage, the PDAs are suitable to be
developed as a modern logistics/green industry hub to address the
demand for sites in Hong Kong, and to create job opportunities for the
Tuen Mun District and the Territory.

(b) The PDAs are proposed for modern logistics uses, such as distribution
and packaging centres with modern warehouse facilities and related
testing and certification services, to handle high value goods and to
provide high-value added logistics services; as well as green industry
uses, such as high value-added recycling process (e.g. the production of
eco-paving blocks).

Development Scale

(c) A plot ratio of 4 (about 6 to 8 storeys high) is proposed by making
reference to the modern logistics developments in the waterfront of
Tsing Yi to optimize land utilization and to cater for the operational
requirement of modern logistics uses.



Development Strategy

(d) Due to the limited road capacity of Tuen Mun Road and Wong Chu
Road, developments will concentrate at parts of the PDAs to meet the
short and medium term demand for land. The remaining parts are kept
as land reserve for future development to allow greater flexibility in the
use of land resources.

(e) Taking into account the capacity of the road network, it is initially
estimated that about 10 ha of developable land and about 400,000m?
GFA can be provided creating about 9,500 job opportunities.

7. STAGE 1 COMMUNITY ENGAGEMENTACTIVITIES

7.1

7.2

7.3

Community Engagement will be conducted in two stages. The two-month
Stage 1 CE, which focuses on collecting community’s views on the proposed
land use for the PDAs, has commenced and will last until mid November
2015. The views collected would duly be taken into consideration in
formulating the draft RODP in the next stage of the Study:.

Other than briefing to the Town Planning Board, activities also include
briefings to other statutory/advisory committees such as Tuen Mun District
Council, Tuen Mun Rural Committee, Planning Sub-committee of Land and
Development Advisory Committee, etc. and focus group meetings will be
arranged to collect views from relevant stakeholders. A community
workshop will be organized in October 2015 to collect views from the
general public. A Study website has been established to provide a
convenient channel for promulgation of CE materials and events as well as
to collect community’s views.

A copy of the Stage 1 CE Digest is at Appendix | for Member information.

8. ADVICE SOUGHT

8.1

Members are invited to offer views on the proposed land use, development
scale and development strategy of the PDAs.



ATTACHMENTS
Plan 1 Location Plan of the Potential Development Areas
Appendix | Stage 1 Community Engagement Digest

Planning Department
Civil Engineering and Development Department
October 2015



T
L7 ¢ TUEN MUN WEST

ol \ ARBENE
POTENTIAL
DEVELOPMENT AREAS

WE
§

NN

EMME KEY PLAN

O
RN
\\\

N

\\\“\

ERARIEME
Temporary Public
| Bank

W LEGEND

[:] RARRENE

RERrRRYHEPIR A A MR
B BEMA P AE AR TR

(TM-CLKL) (UNDER CONSTRUCTION)

POTENTIAL DEVELOPMENT AREA (PDA)

INDICATIVE ALIGNMENT OF TUEN MUN - CHEK LAP KOK LINK
AND PROPOSED TUEN MUN WESTERN BYPASS

T
nwh
S
X
S S~
RN Q
~~
S~
2>

7
REN

/

S
% ou
PO PR

// Rlver Trade
Terminal

: X AN
77T \SO~ )
S G AN e Gy G ) !

(7

7Y N N
S LG
C
 C commrma o
PROPOSED TUEN MUN | \ /
STERN.BYPASS)™, I )
L\ - < ’Ilfld) <; )

(S

", /TM-CLKL-TOLL PLAZA
UNDER CONSTRUGTION)

/f

/
LB

)
S
(f’l’

Gl

w2,

L

ﬂ‘\Pﬂ?\FEHE’ i
HARERNREE >/

\

RS

Bk =R A e
TM-CLKL
(UNDER CONSTRUCTION)

ZMBEER201559722 O 5864 » FTiRBMY
FOH A A RIHM20CRAHRER 5

EXTRACT PLAN PREPARED ON 22.9.2015
BASED ON SHEET No. 5 IN SERIES HM20C

HEFI40E K 46 B FBLE b [E

MBI R TEME
PLANNING AND ENGINEERING STUDY
FOR TUEN MUN AREAS 40 AND 46
AND THE ADJOINING AREAS

* SCALE 1: 15 000 HLHIR
METRES 3([)0 0 300 8?0

¥
METRES
1 il 1 I I

) " BN E
PLANNING
| ] DEPARTMENT

TATIRERR
= CIVIL ENGINEERING
(432) AND DEVELOPMENT
i DEPARTMENT

BERN =
REFERENCE No. PLAN
M/TM/15/111 1




,,Q

L
Stagel @@mmmﬂiy

: September 2015
Planning and L.

. . A ndix
Engineering Study for ngel’:;)e: ;{, 10003
Tuen Mun Areas 40 and 46

Rt

} S CEDD TARIEBRES —
e ' Civil Engineering and
e T D Plannina Department Z=2Z=2 Dpevelopment Department A:COM






B

Contents

HF740[= K 46[=
ANBLE [

Tuen Mun Areas
40 and 46 and the
Adjoining Areas

BRERENE

Potential Development Areas

MEIR=R

Planning
Considerations

Fas KSR A

Vision and Guiding
Principles

BEE T AR
Proposed Land Use

mrER

Your Views




FEFI40R K 4618 A 28 1% 8856 FE P 2 7R B A B i IR E 108
HORABEEOFERAMBILACES - AR HEPIARHE
B3 R PE AL BEEY  FRRTHEFI40IE R 4612 R 3R AY AT E M1
AKIEF @ WinRBREE - FLt - BREZERT RN
ZIBRAMA A TR o

MEBMEIA T RIRZSFRASAE @ REEEE
AP = PEBAYHEFI40[E ~ 46 FRH E Hh[E o

Tuen Mun Areas 40 and 46 will connect with the Hong Kong —
Zhuhai — Macao Bridge Hong Kong Boundary Crossing Facilities
(HZMB HKBCF) and North Lantau via the Tuen Mun — Chek Lap Kok
Link (TM-CLKL), which will also link up with the proposed Tuen Mun
Western Bypass (TMWB) to the Northwest New Territories. The
enhanced accessibility of Tuen Mun Areas 40 and 46 will provide
opportunities for optimizing the development potential. Hence, a
comprehensive review and planning of the land uses in the areas are
required.

The Planning Department and the Civii Engineering and
Development Department jointly commissioned the Study. The areas
under the Study include Tuen
Mun Areas 40 and 46 and the
adjoining areas at the western
part of the Tuen Mun District.
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#9507 L8 o At present, the areas to the south of Lung Mun Road mainly comprise logistics, special

industries and industrial uses, while the areas to the north are mainly slopes and platforms

FEMENEARERSREBHESIZTESE created after former borrowing activities.

WA ERBEREE - Four parcels of land are identified as Potential Development Areas (PDAs), which cover a total
area of about 50 hectares.

The Study aims to formulate appropriate land uses and development parameters for the PDAs.
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The TM-CLKL under construction and the proposed
TMWEB will greatly enhance the accessibility and
connectivity of Tuen Mun Areas 40 and 46. For
example, the journey time between Tuen Mun and
Hong Kong International Airport will be significantly
reduced from about 30 minutes to about 10 minutes.

Development of PDAs can be complementary to future
developments serving different functions in wider
areas, including Hung Shui Kiu New Development
Area, Yuen Long South, Topside Development at
HKBCF Island of HZMB and North Lantau.

The land resources of the PDAs would help relieve
pressure for imminent land demand, in particular there
is a shortage of sites for modern logistics facilities.

Leveraging the strategic location, the PDAs have
potential for development of suitable industries to
promote economic activities and create job
opportunities for the Tuen Mun District and the Territory.

PDA-C is a piece of reclaimed waterfront flat land and
the availability of sea frontage is particularly suitable to
accommodate marine-related uses which require

marine transport.
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Restored Pillar Point Valley Landfill
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Lung Mun Road is the major road serving the area and road improvement
works are required to enhance its capacity. Most of the traffic to / from the
area is via Wong Chu Road and Tuen Mun Road. The traffic condition of
these two roads is reaching their capacities.
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The existing overhead power lines (OHL) and pylons pose development
constraints to the northern platforms of PDA-A and D, as well as PDA-B.
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Apart from the OHL and pylons, PDA-B is not recommended for development due to its steep
terrain and the proposed TMWE tunnel underneath.

BBRAENARKDRILIEEEZFERAHEARKREEEN
RIKHERE - S EIRRIS AR o

PDA-A and D are located near to the restored Pillar Point Valley Landfill
and the restored Siu Lang Shui Landfill which limit the scope for future
expansion of the PDAs.
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In planning the PDAs, due consideration should be given to the nearby industrial /
logistics uses, TM-CLKL and its toll plaza in order to appropriately address the
possible environmental and visual impacts associated with these developments.
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The Siu Lang Shui Site of Special Scientific Interest (SSSI) is the largest known
butterfly overwintering site in Hong Kong. In planning PDA-D, the habitats at the
SSSI should not be adversely affected.
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Future development of the PDAs is subject to airport height restrictions.
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Development at PDA-C may affect the current industrial uses / operation.

iﬁiu;ﬁ Planning Considerations
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; = = geographical advantage, enhanced accessibility and opportunity
Rk %?EFE|254E)EEf6E%¥ﬁﬁE of bridgehead economy brought by new road infrastructure and
I —EEZEEEEE - development projects.
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Vision
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Guiding Enhance Strategic Role of Tuen Mun West
AE S

BEENIRE T EASEE BRXUE

Create Synergy with Surrounding Industrial Uses
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To capitalize on the geographical advantage and AER -

to promote economic activities in Tuen Mun
Areas 40 and 46 in order to enhance the
strategic role of Tuen Mun West.

To create synergy with existing and planned uses in the
surrounding areas and support the continued growth of Hong
Kong's existing core industries, new high-tech and high-value
added industries, with a view to creating job opportunities

( ] and addressing the needs of the Tuen Mun District.

11 FBS K #53%E 5 Bl vision and Guiding Principles
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Avoid Negative Traffic Impact
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To propose appropriate development strategy for the
PDAs, taking into consideration the traffic generation of
existing and planned developments and the traffic
capacity of the road network.
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To ensure marine traffic safety by implementing

appropriate measure for any proposed developments that
would generate more marine traffic.
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Respect Environmental and Ecological Considerations
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To propose uses which are less sensitive to the adverse

environmental impacts caused by existing and planned uses /
infrastructure in the area.
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To preserve the existing habitats nearby and to minimize
disturbance and negative impact on the surrounding sensitive
environment, particularly the Siu Lang Shui SSSI.
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Create a Sustainable Environment

s (BERFBEMERAY RS

To promote sustainable and low-carbon mode of development.

?L Eﬁ” Vision and Guiding Principles
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Proposed Development Theme

+ To capture the geographical advantage, the PDAs

are suitable to be developed as a modern logistics /
green industry hub to address the demand for sites
in Hong Kong, and to create job opportunities for the
Tuen Mun District and the Territory.

Modern Logistics / Green Industry Uses

+ The PDAs are proposed for modern logistics uses,
such as distribution and packaging centres with
modern warehouse facilities and related testing and
certification services, to handle high value goods
and to provide high-value added logistics services;
as well as green industry uses, such as high
value-added recycling process (e.g. the production
of eco-paving blocks).

+ The proposed uses and the availability of
waterfront at PDA-C would allow greater flexibility
to accommodate additional facilities such as
public cargo working area, typhoon shelter, and
other supporting facilities complimentary to the
proposed uses, subject to further review.

Proposed Development Scale

+ A plot ratio of 4 (about 6 to 8 storeys high)
is proposed by making reference to the
modern logistics developments in the
waterfront of Tsing Yi to optimize land
utilization and to cater for the operational
requirement of modern logistics uses.

+ |t is initially estimated that about 10 hectares
of developable land and about 400,000m?
gross floor area can be provided creating
about 9,500 job opportunities.

b L] ==PE Proposed Land Use
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R R Proposed Development Strategy

e AN TPFARE E2EKINER ¢ Due to the limited road capacity of Tuen
BNEAMR  BEAEREESRSE Mun Road and Wong Chu Road,

> =, |\ BEAHADS < - developments will concentrate at parts
ﬁ%}\%j}[:—ﬂ J"l%_:_‘{j? . EPf:ﬂ[%’Jj: of the PDAs to meet the short and
OFSOR » SlREEL R AR 30 DL T e b medium term demand for land. The

RARBIERRER  LIEEEE remaining parts are kept as land reserve
ERIMEFENEN - for future development to allow greater

flexibility in the use of land resources.

“-.._‘___"-.._‘_ “--.___ =N - L - < r
33 ..,_‘% Pl . e
oo & iy o /1) Bl R
i ik

%3] - e e L [H141 6]

>all LA T He
=

N PDAID ey

% el A AR A HO R e
(s %DEH[?\J/T\/EEW%E&&ii’h$§IE )
Possible Land' Reserve
(Road and site formation works
not required in short term)

SREAZRRBEHARKCE
Develop PDA-A and C first

B RAREENABRDE )
Develop PDA-A and D first (=R

Possible’Land Reserve

(Allow contin u\é\d\‘ \p \\\éhon of current

industrial use'm h%n term)

AR

BEtTiAR

15 Proposed Land Use




EL At B EEHY A

Other,Uses that have been[considered|

FEAR

s ARREBNDERI—FREN

T RREMNERGELEE
MERAZEE  GREES

EEM38IER N A & E RSB
24NHEE  BHHITER
ERIFEEFPBANTERR
ENEmMBRERE -

Residential Use

+ The PDAs are undesirable for residential use
due to adverse air quality impacts from
clustering of special industries in the vicinity
and heavy vehicular traffic flow from future
road infrastructure.

¢ The 24-hour operation of the river trade
terminal in Tuen Mun Area 38 would induce
adverse noise impact on noise-sensitive
residential developments that rely on open
windows for ventilation.

ERFRIEAE BRI A IR

* BARERBNAR | BERE

BT HRNEHZERE
RRRERERE  RRY
BA IR BRI R - 2P SN

o EEETHERLIRIERIN AR

FREADBEERNMERSD -

Tourism-related Uses

+ Existing and planned uses / road infrastructure
cause adverse air quality and traffic noise
impacts which limit tourism-related uses such
as outdoor recreational uses.

¢ Comparing with tourism-related uses, the
proposed land use could better capitalize on
the geographical advantage of this area.

#isg T F3E Proposed Land Use 16
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Further Thoughts Land|Use]

fREIEHEEAVIRN
M | IR IR 7

Do you agree with the proposed modern
logistics / green industry uses ?

BREHMEE 7
alue-Added Any other suggestion?

R AR
Development/Scale

{RE8 R AERRY G EE 3R AMT
(#6Z8ES ) EECEEHFEHM 7
Do you think the proposed plot ratio of 4
(about 6 to 8 storeys high) has achieved optimal site utilization ? ﬁ E%Hﬁ

Development Strategy.
& e—EERS | BIER
BERBEEAGHE 7
Or a higher / lower development
intensity is more appropriate ?

BB ERIER -
fREEICE R A BT mTAE
{EL ARG 7

In view of the traffic constraint, do you agree
parts of the PDAs be retained as land reserve ?

{RE8 B e 5 28 R IbE
HEgRENRR 7
Which PDA(s) you think should
be developed first ?

Fias - HE AR S Proposed Land Use
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Community Engagement Programme

Tit[= T {E15 Community Workshop

(ZATESLEEC Please Register )

- HodiE
S e Address
5 FE PR G R
Butterfly Bay Community Hall
G/F, Butterfly Estate, Tuen Mun,

New Territories
20155108248 (2H3X) EE
T o Z5RE Telephone

24t October 2015 (Saturday),
2:00 p.m. - 5:00 p.m.

(EI=
Fax

EEL

Email

Tsuen Wan Government Offices,
No. 38 Sai Lau Kok Road,

You are invited to express views on
the planning proposals of the Study.

Your views are vital to the
formulation of the Preliminary
Qutline Development Plan at the
next stage of the Study.

Please send your views to us by
post, fax or email on or before
16t November 2015.

IATRRIEE

Civil Engineering and
Development Department

HAARER
Z /PR A R385
ZEHT&E25/E
New Territories West
Development Office, 25/F,

Tsuen Wan

2417 6367

2412 0358

mAEAMENEE
SRIEFRNER -

For more information about
the Study, please visit:

[=] e [
o _

www.tm4046.hk

MEIZ

Planning Department

PR T EATE AR &R
FTFOHE EREIR15R
DHABEEE14E

Tuen Mun and Yuen Long

West District Planning Office,
14/F Shatin Government Offices,
No. 1 Sheung Wo Che Road,

Sha Tin, New Territories

2158 6301

2489 9711

enquiry@tm4046.hk

fiset © fEAKERBANTE (HEFI40E R4c@BMALEERRR TREME) BREPAMRINFN I ATRMEZREMBRNZSE - SRR FRABERSZLIATRAREE VRSN BEMNA

7 (BEEAMRERTE) A - MTEBEEREF - FNMEHEE R NEENFHERA -

Remarks: Persons or organizations providing any comments and suggestions to the Planning Department or the Civil Engineering and Development Department on the “Planning and Engineering Study for Tuen
Mun Areas 40 and 46 and the Adjoining Areas” shall be deemed to have given consent to the Planning Department and the Civil Engineering and Development Department to partially or wholly publish the

comments and suggestions (including the names of the individuals and organizations). If you do not agree to this arrangement, please state so when providing cormments and suggestions.

BAYE R Your Views 18
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