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Proposed Rezoning of Tung Chung Traction Substation and
Adjacent Areas for Residential Use

R R R 2R o BBk S M At 5 R E(E R
Information Brief ¥

1. BASELINE REVIEW E:&fest
1.1. The Subject Site and its Surrounding Context 75 i FH 3, 5 & B IR 5

1.1.1.The Subject Site is located at Man Tung Road. It is bounded by Hei Tung Street to the north,
railway tracks of MTR Tung Chung Line to the east, railway tracks of Airport Express and
North Lantau Highway to the south and Man Tung Road to the west.

AR AL SRS - HBRLULE SR - DUREBEERREERTE - DirEi
SR IR A R ALK NS T DAPS I SR

1.1.2.The northern portion of the Subject Site is being used by the Civil Engineering and
Development Department (CEDD) as the Public Works Regional Laboratory (North Lantau)
on a temporary basis. Major portion of the Site is occupied by the existing Tung Chung
Traction Substation and associated facilities for the MTR Tung Chung Line and Airport
Express.

A8 P A JL T B 53 87 I F R TAE M e ey T lEtskat Bapr (ALK - Mgg T
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1.1.3.Figure 1.1 illustrates the location of the Subject Site and its existing conditions.
B 1.1 R 1A R A B R RAE RN -
1.1.4.With regards to its surrounding context, the area west of the Subject Site is largely dominated

by high density residential developments. Supporting Government, institution or community
(GIC) and recreational facilities such as school and park are located close to the Subject Site.
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1.2. Tung Chung Traction Substation 3;EZES |Fo &Lk

1.2.1.The existing Tung Chung Traction Substation serves the MTR Tung Chung Line and Airport
Express. The Traction Substation provides traction power to trains and railway facilities of
the MTR lines.

SRURZE S (e e Ry B s R R 48 M A R e B IR A - 225 [RCBE UL IR o b1 B R st s e
ez Eh] -

1.2.2. At present, the Traction Substation is served by a vehicular ingress/egress via Man Tung
Road which allows the access by large vehicles to deliver large equipment/machines in case
of replacement of equipment in the Traction Substation is required.

S A5 O R A B L AL (7 SRS - 4007 7 8 S R 5 R D 3%
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1.3. Statutory Planning Context JA BB &

1.3.1. The Subject Site is covered by the approved Tung Chung Town Centre Area Outline Zoning
Plan (OZP) No. S/I-TCTC/22.

AR E G ABRE M o0 M oy ST B Az B (o Et 8RAE ) S5t
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1.3.2. According to the current OZP, the Subject Site comprises “Other Specified Uses (Traction
Substation cum Portal)” zone, “Government, Institution or Community” (G/IC) zones and
areas shown as ‘Road’. Figure 1.2 provides the location of Subject Site on the approved
Tung Chung Town Centre Area OZP No. S/I-TCTC/22.
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2. THE PROPOSED DEVELOPMENT #5332
2.1. Conceptual Scheme #E25%E

2.1.1. A Conceptual Scheme has been prepared in support of the proposed residential development
within the Subject Site. The Conceptual Scheme is presented in Figure 2.1. With
consideration of technical feasibility and requirements, five GIC facilities, namely an
integrated home care service team sub-base, a social and recreational centre for the disabled, a
service base for the on-site pre-school rehabilitation services, a parents/relatives resource
centre, and a home care service for persons with severe disabilities, as requested by the Social
Welfare Department, will be provided on the ground floor and level +11.5mPD of the
proposed development to serve the community. An Indicative Section A-A is also presented
in Figure 2.2.

LT R EH 1A o P A B R s S R I T 1 - ARARL ST EHORE 2.1 - 5
FERIRa mIA TR R EOK - BRI G e A B AR - SRt MBS - et
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2.1.2.As shown in Figure 2.1, three residential towers are located within the Subject Site. The
residential towers will be developed atop a transfer plate decking over the existing Tung
Chung Traction Substation Site.

B 2.1 BUr AR R At =R - BAREURES (s nt FI R i e
MET AR S 2 F3%E -

2.1.3. As the operating Tung Chung Traction Substation will remain in-situ, the Subject Site will
therefore be jointly used by the proposed residential development and the existing Tung
Chung Traction Substation. Vehicular and pedestrian access for railway facilities will be
separated from the residential development. Vehicular entrance for the Tung Chung Traction
Substation will remain at Man Tung Road while vehicular entrance for the proposed
residential development will be located at Hei Tung Street.

FHFBOR 25 [BCBEuh i R AL OR B - A AR S8 i B A Y BUR 225 [BC B A A
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2.1.4.The three proposed residential towers are designed with consideration of the potential impact
on air ventilation of the area. Also, the residential towers have setback from North Lantau
Highway, Man Tung Road and Hei Tung Street to mitigate the potential air pollution and road
traffic noise. In addition, 55m separation distance from the two petrol-cum-liquefied
petroleum gas (LPG) stations is provided.

BRI = R R AN EE T B F e & N 22 R P E VB RS - ARG (EER
REIDRMELLIANES ~ SORES e SR BRI GIRTS - DURES S B i B S R 2 R VB E
ZE AT AL S B T AR o KRS o 75 o (o R AN B R {18 O 2 SR SR b T
55 SKHEERE -

2.1.5.Taking into account the building heights of the neighbouring developments and the existing

site conditions of the Subject Site, the proposed building height of the residential blocks will
be compatible with the existing building heights of nearby property developments.

5 8 FIAPAT SR = [ R e FHHEAYBR AR - ek (2 E Ry & [ AN AR A )
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2.2. Proposed Development Parameters B33 E 28

2.2.1.Table 2.1 below summarises the major development parameters of the proposed Conceptual
Scheme.

2.1 TR T R LR R 2

\

Table 2.1 Proposed Development Parameters

R21LEBRERESH
Site Area 14,385 sq. m.
MR THITR 14,385 SE 755k
Domestic Plot Ratio 5
ERAREER
Domestic Gross Floor Area (GFA) 86,310 sg. m.
R E IR 86,310 *F- 757K
No. of Residential Storeys 47 storeys + 1 refuge floor per tower
fEFRE R I A7 [ B2 1 T
No. of Towers 3
BTRE




Building Height Tower 1: 184mPD
BERYEE 51 FAKPRAEDL - 184 0Kk
Tower 2: 175mPD
55 28 FAKEREAEDL | 175 0K
Tower 3: 184mPD

3 F/KPAAEDL | 184 oK

GIC Facilities e Integrated Home Care Service Team Sub-base
BUT ~ 1B IER & e o & RIS R 7

e Social and Recreational Centre for the Disabled
TE N 438 S BEEE AL

e Service Base for the On-site Pre-school
Rehabilitation Services
PR R E R SR

e Parents/Relatives Resource Centre
&/ HEE R0

e Home Care Service for Persons with Severe
Disabilities

B R A o IR R % A Ak

2.3. Indicative Landscape Master Plan BS &t 248 E
2.3.1. An Indicative Landscape Master Plan has been prepared with the following design objectives:
Esaa TS dEE A LN et B

e To provide a quality and sustainable environment with adequate landscape area for the
enjoyment of the residents of the proposed development

RERE AT F R T R E R - W2 B K A RHEN R

e To incorporate new trees and shrubs to enhance the greenery

AFEHE AN - SR (EEk(ElE

2.3.2.The Indicative Landscape Master Plan prepared also complies with the greenery requirements
that are stipulated in the Sustainable Building Design (SBD) Guidelines. Not less than 20%
greenery (i.e. 2,877 square metres) will be provided within the Subject Site.

BESEGTSREIR TS (AIRERESRGETES]) fUG(EEK - AR AR R
DI E 2 sk EZER] (B 2,877 FT55K) -

2.3.3.Figures 2.3 and 2.4 respectively illustrate the Indicative Landscape Master Plan at ground
level and podium level.

[ 2.3 K 2.4 73 pllfEeos T P e iy E SRS T RE S dEE -



2.4. Local Open Space #5<&{KEE B i,

2.4.1.As per the Hong Kong Planning Standards and Guidelines (HKPSG) standard of provision for
local open space, 3,481 square metres of local open space will be provided within the Subject
Site.

fRIZ (BN EERAEEAEA]) FraT IRV AR S (R I (L HEAR A > 3 B A A P2 £
3,481 P RAVAE R At -

2.5. The Rezoning Proposal (&t 3 iR ESH

2.5.1.Based on the proposed Conceptual Scheme outlined above, it is proposed to amend the
approved Tung Chung Town Centre Area OZP No. S/I-TCTC/22 as follows:

RIS Z - Sk RUR T O e oy s T SR G2 A B SRt S/1-TCTC/22 (R~
(E

e To rezone the Subject Site from “Other Specified Uses” annotated “Traction Substation
cum Portal”, “Government, Institution or Community” and areas shown as ‘Road’ to
“Residential (Group A) 8”7, with a maximum domestic plot ratio of 6 whilst any floor
space that is constructed or intended for use solely as railway facilities, as required by the
Government, may be disregarded for GFA calculation.

AR T B iR ERE | R T ES (ICEE R EE AL FBUT?“ et
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3. TECHNICAL ASSESSMENTS ##ifst4h

3.1. Air Ventilation ZZR 48

3.1.1.A Quantitative Air Ventilation Assessment Initial Study has been conducted. The air
ventilation performance under the existing condition and the Conceptual Scheme was

compared.

EEF’?I%EEBZE{E SR RS G HTE - M BRI E I RS T ZE MY ZE SR
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3.1.2.Dominated annual prevailing wind is from east direction. North Lantau Highway serves as
the major wind corridor surrounding the Subject Site and major air paths include Ying Hei
Road and Man Tung Road. Adequate setback distance from Ying Hei Road and Man Tung
Road is provided in the Conceptual Scheme with an aim to facilitating the wind movement
that would not cause any substantial blockage to the approaching annual prevailing wind.

EERTE EE AR E R o JLARUR LN ESE £ FmEURD - 1M AE RS S SRS S
i e R R BLAIERS R OCHRES 2 ITEE T e SRR - DUMREZE R - AR 2
FRATIRS R E RS -

3.1.3.Summer prevailing wind is dominated from south-southwest direction and North Lantau
Highway serves as a major wind corridor, and major air paths include Ying Hei Road and
Man Tung Road. With the provision of sufficient setback distance from Ying Hei Road and
Man Tung Road in the Conceptual Scheme, it would not impose major obstruction to the
summer prevailing wind.

B R AT EE AR E PG e R p T o LA LN 6 2 B EURE - T A RS S SR B
FHEE - R BRSBTS RS ORI T e e gt NI A EF R
TTHEGSRE AR -

3.1.4.The Conceptual Scheme has incorporated air ventilation improvement features to enhance air
ventilation and permeability in the immediate vicinity of the Subject Site, including:

e RO EEUEERIMEREGT - PUeTHA B AT R R A 22 Sfom il fO2 18
& Bl

e Building permeability in terms of elevated podium at the lower zone of the proposed
development

RS AP e e > DUe (R iy i

e Orientated aligning with the NE-SW direction to reduce impediment to the annual and
summer prevailing wind

R AL-PHEE T R BEY IR T » DUR V¥ 24 R E R TR

e Streamlining the podium footprint thus to minimise the blockage of summer wind
flowing from south

4/ NP ERERt R - DU D E TR EUR BN R



3.1.5.As compared with the existing condition, with the proposed development in place, the annual
weighted average velocity ratio will change from 0.405 to 0.377, while the summer weighted
average velocity ratio will change from 0.379 to 0.335. The air ventilation performance
associated with the Conceptual Scheme is considered to be comparable to the existing
condition. Please see Figure 3.1 for contour map of annual/summer weighted average velocity
ratio for details.

ERERERERUR - IRARF I E Y EEREER 0405 85Ky 0.377  E R0
@$wmﬁ¢%moam 55 Ry 0.335 o fhbare 2 Jee MH BRI HY 22 SR I 10 R B G B R IS 175 D50 A
& o sFiEESRE 3.1 £ BRI (E PR R LR F s Rt -

3.1.6.According to the Computational Fluid Dynamics (CFD) modelling results, it is concluded that
no insurmountable impact to the surrounding wind environment is envisaged with the
proposed development in place.

FRIZETROMAGE I R HUGE R - THET BESE S8 R0 A & Bl AT BUER B 7 2 A m e e 52
488 o

3.2. Environment IR5E

3.2.1.An Environmental Assessment has been conducted. Potential impacts, such as vehicular
emissions, road traffic noise and railway noise have been studied.

BAM B R C A TIREEEF G - DAIWTST e B SRR BE T S HER 5 SRR Ik S VB E
-2

3.2.2.To ameliorate traffic noise from North Lantau Highway and Man Tung Road, and railway
noise from MTR Tung Chung Line and Airport Express, sufficient building setback will be
provided. Building blocks disposition and internal layout have been carefully designed to
alleviate the potential road traffic noise and railway noise. Road traffic noise impact
assessment and railway noise impact assessment have been conducted and concluded that the
road traffic noise and railway noise are considered acceptable with the implementation of
appropriate mitigation measures.
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3.2.3.With respect to the potential issues arising from vehicular emission, minimum horizontal
buffer separations of 5m for local distributors and 20m for trunk roads, as per Table 3.1 of
Chapter 9 of HKPSG, is proposed between the respective nearest road kerb of Man Tung
Road and Hei Tung Street (both are local distributors) and North Lantau Highway (a trunk
road) and the proposed development. To this extent, no unacceptable air quality impact due to
vehicular emission is anticipated.
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3.2.4.1t is concluded that the extent of these environmental impacts would be acceptable with the
recommended mitigation measures implemented.
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3.3. Visual 758

3.3.1.A Visual Impact Assessment has been conducted. The assessment was conducted with the
preparation of a series of photomontages from key local viewpoints, representing public
viewers from different distance and major directions. Please see Figures 3.2 to 3.5 for
photomontages of the proposed development for details.
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3.3.2.The proposed development, with the height and mass in keeping with the existing and planned
high-rises in the surroundings, will be perceived as part of the high-rise residential group of
Tung Chung North. Besides, the introduction of greening framework at lower level of the
proposed development will also soften the building mass and development edges, and
introduce visual amenity to the public viewers.
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3.3.3.Given the high density residential developments adjacent to the Subject Site, together with
careful consideration of the building form, building height, tower disposition and greening
framework, it is concluded that the proposed residential development would not cause any
major visual obstruction to its surrounding visual context. Taking into account the sensitivity
of the key public viewers, visual resources and visual amenities, the proposed development
would not generate unacceptable visual impact on various selected viewpoints.
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3.4. Traffic 33§

3.4.1.A Traffic Impact Assessment has been conducted. The proposed development is expected to
generate a two-way traffic of 188 pcu/hour and 114 pcu/hour in the AM and PM peak hours
respectively. Junction capacity assessments have been carried out for the key junctions and
the assessment results reveal that all concerned junctions will operate with spare capacity in
the future scenarios. The traffic generated by the proposed development is not anticipated to
induce significant traffic impact onto the adjacent junctions. Please see Figure 3.6 for the
location of surveyed junctions for details.
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3.4.2.The estimated number (two-way) of MTR passengers generated from the proposed
development for the AM Peak and PM Peak are 508 passengers/hour and 349 passengers/hour
respectively, while estimated number (two-way) of franchised bus passengers generated from
the proposed development for the AM Peak and PM Peak are 499 passengers/hour and 343
passengers/hour respectively. It is anticipated that the proposed development will not
generate significant amount of pedestrian demand on the public transport facilities.
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3.4.3.The findings of the Traffic Impact Assessment indicate that the traffic generated by the
proposed residential development is not anticipated to induce significant traffic impact onto
the adjacent junctions and railway network. The road and railway networks in the vicinity of
the Subject Site would be able to cope with the proposed residential development.
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3.5. Sewerage HE'5

3.5.1.A Sewerage Impact Assessment has been conducted. The report has reviewed the existing
sewerage system of the Subject Site, evaluated the potential sewerage impact induced from
the proposed development and recommended feasible options for provision of sewerage
connection from the Site to the existing public sewerage system. The proposed development
will generate an estimated average dry weather flow of 735.95 m®/day. As the existing public
sewerage infrastructure in the vicinity of the Site will not have sufficient hydraulic capacity to
cater for the cumulative sewage flows with the inclusion of the proposed residential
development, it is recommended that the sewerage system of the proposed development be
connected to the planned trunk sewer under CEDD’s Agreement No. CE 76/2014 (CE) via a
new sewerage pipeline to be constructed along Man Tung Road.
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3.6. Drainage HE/K

3.6.1.A Drainage Impact Assessment has been conducted. The report has reviewed the existing
drainage arrangement and evaluated potential drainage impacts arising from the proposed
development to the existing drainage system. There is a drainage pipeline of diameter ranging
from 300mm to 750mm along Hei Tung Street to the north of the Subject Site. There is a
multi-celled box culvert to the southeast of the Site. The downstream end of the drainage
pipeline at Hei Tung Street connects to the 900mm diameter public stormwater pipeline at
Man Tung Road.
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3.6.2.1t is recommended that the stormwater runoffs from the Subject Site be discharged to the
existing drainage pipeline at Hei Tung Street via a new terminal manhole. Based on the
calculations, the existing 750mm diameter section of the pipeline along Hei Tung Street will
have sufficient hydraulic capacity to convey the stormwater flows from the proposed
residential development, while the existing 450mm diameter section will need to be upgraded
to 525mm diameter pipes to provide adequate hydraulic capacity. Existing drainage
connections for the Tung Chung Traction Substation to existing public drainage system
remain to be unchanged. With the implementation of the proposed drainage upgrading works,
the proposed residential development will not cause any adverse drainage impacts on the
existing drainage systems and surrounding areas.
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3.7. Geotechnical 2+

3.7.1.A Geotechnical Planning Review Report has been conducted. Existing site topography, man-
made slopes, natural terrain and ground investigation have been appraised. Possible
foundation types have also been appraised. Based on the available geotechnical data and
general guidance on ground investigation and foundation works stipulated in relevant practice
notes and technical guidance notes, the proposed development is considered to be
geotechnically feasible. Nevertheless, more ground investigation shall be carried out to verify
the geological conditions in the detailed design stage.
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3.8. Quantitative Risk & E\f&

3.8.1.A Quantitative Risk Assessment has been conducted. The assessment has studied the risk
impact of two petrol-cum-LPG stations to the proposed development and its surrounding
population. The results of risk analysis are presented in terms of individual risk and societal
risk. Individual risk to the offsite population is lower than the 1 x 107 per year risk contour
and decreases at distances further away from the LPG facilities. Societal risk in 2029 with the
proposed development lies within the “acceptable” region. Therefore, the overall risk in terms
of individual risk and societal risk as a result of an increase of population from the proposed
development satisfies the criteria set out in the HKPSG.
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4. PLANNING GAINS AND JUSTIFICATIONS 3R &M 25 5 8

4.1. Making Good Use of an Existing Site
SZHEA T

4.1.1.Developable land is a scarce resource in Hong Kong. The proposal to develop housing atop
the existing Traction Substation is concerted engineering efforts to increase housing supply
and optimise existing land resource. The proposed development will be served by existing
roads, infrastructure and railway network.
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4.2. Compatible with Planning and Development Contexts

BT e SR PR AR 1R

4.2.1.Given the Subject Site is located within an area that is dominated by high density residential
developments, the proposed residential development is considered compatible with the
surroundings. Social welfare facilities will also be provided within the proposed development
to serve the community.
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4.3. Acceptable in Infrastructure, Engineering, Environment, Visual and Landscape Aspects

HEEE - TE - B - HRIKERITENEX

4.3.1.The technical assessments have confirmed that no significant adverse impact will result from
the proposed development from air ventilation, environmental, traffic, sewerage, drainage,
geotechnical, quantitative risk, landscape and visual aspects.
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5. CONCLUSION &5z

5.1.1.A rezoning study is conducted to examine the feasibility of property development at the
existing Tung Chung Traction Substation Site and adjacent areas, taking into consideration the
local context, statutory planning context and various development constraints of the Subject
Site. A series of technical assessments conclude that the proposed development has no
significant adverse impact on its surroundings.
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Disclaimer EHH
If there is any inconsistency or ambiguity between the English version and the Chinese version of
the Information Brief, the English version shall prevail.
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Figure 2.2 Indicative Section A-A
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