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AND 

PROPOSED AMENDMENTS TO THE APPROVED TUNG CHUNG TOWN CENTRE 
AREA OUTLINE ZONING PLAN NO. S/I-TCTC/20 

 
 
1.  Introduction 
 

1.1  The purpose of this paper are to seek Members’ agreement: 
 

(a)  that the following two new draft Outline Zoning Plans (OZPs) and their 
Notes are suitable for exhibition for public inspection under section 5 of the 
Town Planning Ordinance (the Ordinance): 

 
(i)  draft Tung Chung Extension Area OZP (TCE OZP) No. S/I-TCE/C (to 

be renumbered as S/I-TCE/1) (Annex I of Appendix A) and its Notes 
(Annex II of Appendix A); and 

 
(ii) draft Tung Chung Valley OZP (TCV OZP) No. S/I-TCV/C (to be 

renumbered as S/I-TCV/1) (Annex I of Appendix B) and its Notes 
(Annex II of Appendix B); 

 
(b) that the proposed amendments to the approved Tung Chung Town Centre 

Area OZP (TCTC OZP) No. S/I-TCTC/20 (Annex II of Appendix C) and 
its Notes (Annex III of Appendix C) are suitable for exhibition for public 
inspection under section 5 of the Ordinance; and 

 
(c) that the Explanatory Statements (ESs) of the draft TCE OZP and draft TCV 

OZP (Annex III of Appendices A and B) and the revised ES of the draft 
TCTC OZP (Annex IV of Appendix C) are an expression of the Town 
Planning Board (the Board)’s planning intention and objectives for various 
land uses of the OZPs. 

 
 

2.  Background 
 

2.1  The Tung Chung New Town Extension Study (the Tung Chung Study) was 
jointly commissioned by the Civil Engineering and Development Department 
(CEDD) and Planning Department (PlanD) in 2012 with the overall objective 
to extend Tung Chung into a distinct community and propose a development 
plan which can meet housing, social, economic, environmental and local needs.  
Three stages of public engagement were conducted from 2012 to 2014.  The 
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Board was briefed on 19.9.2014 during Stage 3 Public Engagement (PE3) on 
the draft Recommended Outline Development Plan (RODP) on future land 
uses of the proposed New Town extension in Tung Chung East (TCE) and 
Tung Chung West (TCW) formulated under the Tung Chung Study1

 

.  While 
there is generally no objection to the direction of the Tung Chung Study, 
Members made comments and suggestions on urban design, transport 
connectivity, housing mix, balanced development and the proposed marina 
development.  

 2.2 During PE3, more than 4,000 public comments were received.  The public 
generally supports that the extension for Tung Chung New Town (TCNT) 
should be implemented as soon as possible.  There are no major public 
concerns on the proposed reclamation and development intensity in TCE.  
However, the public requests that the natural environment and ecologically 
sensitive areas in TCW should be preserved.  The public comments on the 
draft RODP received during PE3 and Government’s responses are summarised 
in the Public Engagement Report available on the website of the Tung Chung 
Study.  Taking into account the public comments received, consultations with 
relevant government departments and planning and engineering considerations, 
the RODP has been revised and finalised (Plans 1 and 2).  An Environmental 
Impact Assessment (EIA) Report to assess the environmental impacts of the 
New Town extension was submitted under the EIA Ordinance (EIAO) on 
8.10.2015 to apply for approval.  The EIA2 Report has been exhibited for 
public inspection from 4.12.2015 to 2.1.2016.  According to the revised 
RODP, the planned population in the New Town extension will be about 
144,400. Together with the planned population in the TCNT (124,000), the 
planned population of the whole TCNT will amount to about 268,400 upon full 
development3

 
, and about 49,400 flats will be provided 

 
3.  The Statutory Plans for Tung Chung New Town 

 
3.1 The TCNT extension as proposed in the RODP formulated under Tung Chung 

Study includes about 120.5 ha reclamation for TCE New Town extension, and, 
about 8.6 ha reclamation for the proposed Road P1 (Tung Chung – Tai Ho 
Section) connecting TCE with Tai Ho Interchange, and about 120 ha of land 
for TCW New Town extension.  Based on RODP, new statutory plans 
covering the New Town extension areas in TCE and TCW are prepared to 
incorporate the land use proposals and to provide development guidance and 
statutory planning control on future developments.  In parallel, amendments 
to the TCTC OZP are required to incorporate the land use proposals in the 
RODP relevant to the existing town centre area and its extension and to reflect 
latest development proposals and as-built developments in the town centre area 
(Annex I of Appendix C).   

 
 
 

                                                 
1 Town Planning Board Paper No. 9726. 
2 A copy of the EIA Report is deposited at the meeting of the Board for reference. 
3 This does not include the planned population in the village areas. 
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Two New Statutory Plans 
 
Tung Chung Extension Area OZP (Plans 3a and 3b) 
 
3.2 The draft TCE OZP (about 216.67 ha) will cover the TCE New Town 

extension area on reclamation, the reclamation area for the proposed Road P1 
(Tung Chung – Tai Ho Section) and the proposed Tai Ho Interchange in 
accordance with the RODP for TCE New Town extension area.  The new 
TCE OZP will also cover existing slopes to the south of the North Lantau 
Highway (NLH) adjoining the Lantau North (Extension) Country Park in order 
to put the area currently outside Country Park under statutory planning control.  
The area to the north of Ying Hei Road which mainly comprises Tung Chung 
Areas 52 to 56 currently covered by the TCTC OZP will be excised from that 
OZP and incorporated within the proposed new TCE OZP, as according to the 
RODP, the future road and open space networks of this area will be integrated 
with those on the TCE New Town extension area.  The proposed planning 
scheme area of the new TCE OZP is shown in Plan 3b. 

 
Tung Chung Valley OZP (Plans 3a and 3c) 
 
3.3 The draft TCV OZP covers majority of the TCW New Town extension area in 

Tung Chung Valley (TCV) proposed mainly for village developments and 
low-rise low-density residential uses in the RODP under the Tung Chung Study. 
The remaining areas are largely designated for conservation purpose under the 
“Green Belt” (“GB”), “Conservation Area” (“CA”) and “Coastal Protection 
Area” (“CPA”) zonings in the RODP.  The existing environment of TCV is 
rural and natural in character and Tung Chung Stream in the area possesses 
high ecological value which would be susceptible to negative impact generated 
by any dumping/excavation activities and other unauthorized development. 
The TCV has been designated as a Development Permission Area (DPA) and 
covered by the draft TCV DPA plan gazetted on 21.8.2015 (Annex I of 
Appendix B).  The draft TCV DPA is to provide an interim planning control 
with a view to avoiding further proliferation of undesirable uses and 
degradation of the natural environment and rural character within TCV area.  
The TCV OZP will replace the DPA Plan.  The proposed planning scheme 
area of the new TCV OZP is shown in Plan 3c. 

 
3.4 During the exhibition of the draft DPA Plan, a total of 652 representations4

 

 
were received. One representation (R192) subsequently indicated that he had 
not made any representation. Majority of the representations received support 
the DPA Plan. On 20.11.2015, the representations were published for three 
weeks for public comments. As at 1.12.2015, one comment on the 
representation was received. The grounds of the representations and proposals 
and the comment are summarised below: 

 
 
 
                                                 
4 Amongst the representations, 631 are in the form of standard letters. Other representations include eight from 
Green Groups, four from Villages Representatives and nine from individuals/companies. 
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DPA Plan and Planning Scheme Boundary  
 to extend the DPA to cover the surrounding areas of the existing town 

centre, and other areas such as San Tau and Wong Lung Hang in order to 
preserve the natural environment and ecology of these areas; 

 
Conservation and Ecology 
 there is a lack of detailed zonings for conservation or development 

purposes; 
 to conserve, preserve or protect the ecological value, natural landscape and 

environment in TCV such as Tung Chung Stream;  
 to resume private land in TCV for conservation purpose;  
 to increase buffer zone of all river systems and tributaries in the valley; 
 to establish a river park in TCV; 
 to encourage agricultural activities in TCV; 

 
Development 
 to adopt sustainable development in TCV and to achieve balance between 

development and conservation, and allow development in villages; 
 development intensity for residential use in less environmentally sensitive 

area and within 500m from the planned railway station should be 
increased. However, other comments propose to have conservation related 
zones in TCV such as “GB”, “CA”, “CPA” etc. with no residential 
development zonings, except “V” zones;  

 to avoid underutilization of land and allow flexible land use zonings; 
 to adopt a balance housing mix in TCW; 
 to enhance internal and external connectivity;  

 
Engineering 
 flood control/prevention system and measures on Tung Chung Stream 

should be required;  
 there is doubt on the need and effectiveness of the planned polder system 

and attenuation ponds in TCV; 
 there is geotechnical risk in TCV that development in TCV is not suitable; 

 
Development Right and Land Resumption 
 to resume all the private land lots for establishment of a River Nature Park 

at Tung Chung Stream and its estuary; 
 to strike a balance between the rights of land owners and nature 

conservation, especially when designating private agriculture land for 
conservation purpose; 

 
Existing Use / Unauthorized Developments 
 there are concerns on the unauthorized developments, storage use, 

columbarium or other developments within TCV which would affect the 
natural environment and attract more unauthorized development; and 

 concerns on the existing use of columbarium in Nim Yuen, and the 
unauthorized conversion of New Territories Exempted House into 
columbarium use within TCV. 
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3.5 On 27.11.2015, the Board noted that a new TCV OZP, if agreed by the Board, 

would be exhibited under s.5 of the Ordinance. The DPA Plan would cease to 
be effective and the plan-making process of the DPA plan would not proceed 
further.  

 
3.6 The views of the representations and comment received have been taken into 

account and incorporated into the draft TCV OZP where appropriate.  The 
summary of representations and comment on the draft TCV DPA Plan received 
and government responses are at Annex V of Appendix B. A copy of the 
representations and comment(s) is deposited at the meeting for Members’ 
reference. 

 
Amendments to the Tung Chung Town Centre Area Planning Scheme Boundary  
 
Tung Chung Town Centre OZP (Plans 3a and 3d) 
 
3.7 Parts of the TCW New Town extension area to the west of Yat Tung Estate and 

along Tung Chung Road are intended for medium to high-rise developments 
including public housing and private residential developments, which are more 
compatible with the existing New Town developments.  These areas are 
proposed to be included within the planning scheme area of the existing TCTC 
OZP.  Opportunities are also taken to include the existing development areas 
in the town centre area, villages and slopes adjoining the Country Parks not 
covered by statutory plan into the planning scheme area of the TCTC OZP to 
put the areas under statutory planning control.  As such, the planning scheme 
boundary of TCTC OZP will be revised to include the following areas:  

 
(i) about 138.05 ha of land to the west and southwest of the existing town 

centre area to cover the existing developments (e.g. Yat Tung Estate, 
existing villages and existing Government, institution and community 
(GIC) facilities serving the New Town), public housing development 
under construction in Tung Chung Area 39, proposed development area 
under the Tung Chung Study and slopes adjoining the Country Park; 

 
(ii) about 3.01 ha of land to the south of the planning scheme area which is 

existing slope area adjoining the Country Park but not included within 
the Country Park to tally with the Country Park boundary; and 

 
(iii) existing pier and jetty (about 0.19 ha) which are not included within the 

planning scheme area. 
 

3.8 The area north of Ying Hei Road (about 37.28 ha) will be excised from the 
TCTC OZP for incorporation into the new TCE OZP, except the sea area 
originally proposed for pier use as it is no longer required as advised by the 
Transport Department.  As recommended in the Tung Chung Study, Tung 
Chung Bay and the outlet in Ma Wan Chung should be preserved and no 
reclamation is to be undertaken in these areas.  As such, the existing sea area 
in Tung Chung Bay will be excised from the planning scheme boundary of the 
TCTC OZP.  Areas within the Country Park will also be excised from the 
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planning scheme boundary to tally with the Country Park boundary. 
 

3.9 The proposed revised planning scheme boundary of the TCTC OZP is shown 
in Plan 3d. 

 
 
4.  Recommended Outline Development Plan under the Tung Chung Study 

 
The RODP (Plans 1 and 2) for the New Town extension formulated under Tung 
Chung Study has the following key features which have been incorporated in the three 
OZPs as appropriate (Plans 4a to 4e): 
 
Optimization of Development Potential in the New Town Extension (Plans 4a and 
4b) 

 
4.1 One of the objectives of the TCNT extension is to meet housing and other 

development needs of the territory.  As such, development potential of the 
New Town extension has been optimized, taking into account various 
constraints and considerations, including the Airport Height Restriction (AHR) 
and urban design concept.  TCE and TCW will be served by two new railway 
stations on the Tung Chung Line (TCL).  To capitalize on the enhanced 
accessibility to mass public transport, the sites within 500m of the proposed 
railway stations will have higher plot ratios (PRs) which are in line with the 
Transport Oriented Development (TOD) concept.  For TCE, a “Metro Core 
Area” is proposed to function as the key centre for the entire TCE and a total 
PR of 8.8 is proposed.  The “Metro Core Area” will be developed as an 
integrated development with housing, office and retail facilities.  For the 
proposed residential sites within 500m radius from the proposed railway station 
at TCE, total PRs of 6.4 to 6.9 are proposed.  Other sites will have PRs and 
building heights (BHs) descending from the “Metro Core Area” towards the 
waterfront.  For TCW, two residential sites (with PRs of 5 and 6) for public 
housing and three commercial sites serving TCW (with PRs of 2 to 3) are 
proposed near the proposed railway station at TCW and/or along Tung Chung 
Road. 

 
Public – Private Housing Mix 

 
4.2 The housing mix ratio of 60 (public) : 40 (private) recommended by the Long 

Term Housing Strategy Steering Committee and accepted by the Government 
is adopted.  The public:private housing ratio for the newly proposed 
developments in the New Town extension will be 63:37 and the overall 
housing mix upon full development in the whole New Town will be largely the 
same. 

 
Regional Commercial Hub (Plan 4c) 

 
4.3 The proposed commercial developments in TCE and the North Commercial 

District (NCD) in the Hong Kong International Airport (HKIA) have been 
planned to be complementary with each other.  With a comparative advantage 
due to its good accessibility to the city centre and proximity to the residential 
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developments, TCE provides an opportunity for the development of a regional 
office node with a gross floor area (GFA) of about 500,000m2

 

 for office use at 
the “Metro Core Area” and its adjoining area. 

4.4 About 163,000m2 GFA will be provided for regional retail uses and 164,000m2 
GFA for local retail uses in the New Town extension area.  Capitalizing on 
the opportunities from a proposed marina at the waterfront of TCE, a hotel with 
a GFA of about 50,000m2

 

 (about 1,000 rooms) with retail, dining and 
tourism-associated facilities is to be provided. 

4.5 It is estimated that more than 40,000 jobs (including those created by local 
retails) would be created from the proposed commercial developments. 

 
Balance between Conservation and Development in TCW 

 
4.6 In response to the public concerns and to ensure that development is balanced 

against environmental considerations, the originally proposed 14 ha 
reclamation in Tung Chung Bay in early phase of the Tung Chung Study will 
not be pursued. 

 
4.7 TCW is currently characterized by its rural and natural setting together with the 

presence of a number of recognized villages.  Due care has been exercised to 
ensure that the development be balanced against environmental considerations.  
Conservation related zonings such as “CA”, “CPA” and “GB” are proposed at 
various locations, taking into account the ecological function and 
environmental conditions of the area. 

 
4.8 Development sites are identified in areas with more convenient accessibility to 

the public transport and with less impact on the existing natural environment.  
For proposed residential sites closer to the existing town centre area and the 
future town park, PRs of 2 to 4 are proposed.  Scope for some low-rise 
low-density residential developments with PRs of 1 and 1.5 are proposed in 
land pockets in TCV.  The existing recognized villages are respected with the 
provision of “Village Type Development” (“V”) zones. 

 
4.9 A polder scheme with stormwater attenuation and treatment ponds is proposed 

in TCV to control the water quality of Tung Chung Stream and prevent 
flooding risk to the developments along the Stream.  Sections of Tung Chung 
Stream required for necessary drainage works, in particular along the section of 
Tung Chung Stream to be de-channelized, are proposed to be developed as a 
river park for environmental enhancement and amenity use. 

 
 Building Height Strategy 
 

4.10 The BHs for the developments within Tung Chung is subject to the gazetted 
AHR Plan (AHRP) and any potential amendments to the gazetted AHRP 
related to the development of HKIA in the Expansion of HKIA into a Three 
Runway System (3RS) Project.  Stepped BH profile is adopted by which BHs 
are gradually reduced from the mountain backdrop in the south to the 
waterfront area in the north.  This creates a distinctive outline of a varied 
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urban environment as well as respecting the current setting of the mountain and 
the sea. 

 
Open Space, Greenery and Activity Nodes (Plans 4a and 4b) 

 
4.11 The landscape framework of the New Town extension is designed to 

co-ordinate the proposed streetscapes, open space system, Central Green, town 
park and waterfront promenade to create strong linkages across the entire 
extension area and connect with the existing town centre.   

 
4.12 To add vibrancy to the future waterfront of TCE and enhance its attraction, a 

marina, hotel and associated commercial developments are located near the 
waterfront in TCE.  The number of berthing spaces in the proposed marina is 
about 95 so as to maintain the visual corridor to the north and appropriate size 
of the artificial bay for public waterfront activities from urban design 
perspective, thus, enhancing the recreational quality of the coastal front and to 
provide a higher quality recreational promenade for public enjoyment. A 
separate detailed study on the demand for marina within TCNT extension may 
need to be carried out to determine the appropriate number of berthing spaces 
and scale suitable for Tung Chung. 

 
4.13 Street vibrancy would be enhanced by retail and dining facilities encouraged to 

be provided on street frontages along pedestrian corridors and green walkways. 
 

Provision of GIC Facilities 
 

4.14 Adequate community, social welfare, recreational and educational facilities are 
proposed in accordance with the requirements under the Hong Kong Planning 
Standards and Guidelines (HKPSG) and departmental requirements.  A sports 
ground with 3 ha in area is reserved. Sites have also been reserved in TCE for 
the provision of post-secondary institution and other education uses to provide 
training for local residents to address job mismatch issue and reduce 
commuting needs. The GIC uses and supporting facilities are carefully planned 
and located such that they are easily accessible by local residents in TCE, TCW 
and the town centre area.   

 
Transportation and Connectivity (Plans 4d and 4e) 

 
4.15 Two new railway stations, one at TCE and the other at TCW, are proposed to 

serve the New Town extension.  Public transport interchanges will be 
provided to facilitate convenient transfer of various transport modes and 
enhancement of internal circulation.  In terms of road based transport, a 
section of the future Road P1 between Tung Chung and Tai Ho will be 
constructed, forming a major external highway connection for TCE.  The road 
network is also designed to minimize vehicular traffic going through the 
residential clusters. 

 
4.16 Comprehensive pedestrian network incorporated into the Linear Park system in 

TCE will link up the “Metro Core Area” with the waterfront, the existing town 
centre and all the key public facilities.  Cycling network along the waterfront 
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promenade and connecting to the possibly eco-trails within TCV will be 
provided.  Cycle tracks together with cycle parks provided at waterfront 
promenade, major GIC facilities and strategic locations are to encourage the 
use of cycling within the New Town. 

 
Implementation 

 
4.17 To achieve early delivery of land to meet the housing needs and ensure timely 

provision of a comprehensive range of commercial, retail, open space and GIC 
facilities in tandem with the population build-up, an implementation programme 
with proper phasing and packaging of works for the TCNT extension has been 
formulated.  Reclamation, site formation and engineering infrastructure works 
are scheduled to commence in phases from end 2017, to enable first population 
intake by end 2023 at the earliest.  The development of the Tung Chung New 
Town extension is expected to be fully completed by 2030. 

 
4.18 The overall programme for the provision of infrastructure within the Area of 

OZPs will be subject to review in the detailed design stage.  The 
implementation process will be gradual and may stretch over a long period of 
time depending on the availability of resources.  It will be undertaken through 
the participation of both public and private sectors.  The Government will 
resume and clear the private land planned for public works projects, public 
developments, carry out site formation works, and provide infrastructure.  Land 
formation and the provision of infrastructure will be implemented in accordance 
with the development programme prepared by CEDD.  Open space, social 
welfare and other community facilities will be implemented by the appropriate 
government departments.  Public housing together with the supporting facilities 
will be built by the Housing Department in accordance with the Public Housing 
Development Programme and other relevant agents. 

 
 
5.  Land Use Proposals for the OZPs 

 
5.1 The land use proposals as shown on the OZPs are formulated on the basis of the 

RODP taking into account relevant planning considerations and the existing and 
planned developments in Tung Chung.  The draft OZPs indicate the broad land 
use zones and major road network for TCNT and its extension area for forward 
planning and implementation.  While the permitted uses and uses subject to 
planning approval together with the development parameters are set out in the 
Notes of the OZPs, the planning intention and objections for various land use 
zonings of the OZPs are described in more details in the respective ESs to 
provide further guidance for development. 

 
5.2 A summary of the land use proposals in the three OZPs is at Table 1 below: 
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Table 1: Land Use Proposals in TCV, TCTC and TCE OZPs 

Zonings TCV TCTC TCE 
Area (ha) Area (%) Area (ha) Area (%) Area (ha) Area (%) 

“C” 
(Total PR from 2 to 9.5) 1.18 0.70 4.99 1.46 7.38 3.41 

“R(A)” 
(Total PR from 5 to 6.9) / / 54.47 15.94 42.03 19.40 

“R(B)” 
(Total PR from 2.5 to 
3.8) 

/ / 3.57 1.04 17.00 7.85 

“R(C)” 
(Total PR from 1 to 1.5) 19.31 11.48 / / / / 

“V” 14.59 8.67 16.90 4.95 / / 
“G/IC” 2.39 1.42 36.64 10.72 21.47 9.91 
“O” 3.00 1.78 40.97 11.99 27.12 12.52 
“OU” 
(Total PR from 1 to 8.8*) 8.45 5.02 3.62 1.06 10.81 4.99 

“GB” 51.93 30.86 103.60 30.32 20.32 9.38 
“CA” 54.63 32.47 9.49 2.78 / / 
“CPA” 6.49 3.86 / / / / 
Major Road, Nullah or 
River Channel etc. 6.3 3.74 67.41 19.74 70.54 32.54 

Total Area 168.27 100 341.66 100 216.67 100 
Population5 9,600  120,800 147,200 
* Apply to TCE OZP only 

 
5.3 Various land use zones designated on the three OZPs are detailed in the ESs of 

the respective OZPs (Annexes III of Appendices A and B and Annex IV of 
Appendix C) and summarized in the following sections. 

 
 
6.  Draft Tung Chung Extension Area OZP (Annex I of Appendix A) 
 

6.1  On 25.4.2015, under the power delegated by the Chief Executive, the Secretary 
for Development direct the Board, under section 3(1)(a) of the Ordinance, to 
prepare a new statutory plan for the Tung Chung Extension Area. 

 
Object of the Plan 
 
6.2 The TCE OZP is prepared to take forward the recommendations of the Tung 

Chung Study.  The object of the TCE OZP is to delineate the planning scheme 
area and to set out the broad land use zonings and major road network within the 
Tung Chung Extension Area (i.e. the TCE New Town extension area).  The 
TCE OZP provides the statutory land use framework within which the 
development would be taken forward in accordance with the more detailed 
departmental Outline Development Plan (ODP) to be prepared.  The ODP is a 
non-statutory plan which would be used as the basis for public works planning 
and implementation, allocation and disposal of sites for various uses.  

                                                 
5 The latest revised development scheme for Area 27 and Area 39 within the town centre area and village 
developments are included. 
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Planning Scheme Area for the TCE OZP 
 
6.3 The Area of TCE OZP (Plan TCE-1) is located on the northshore of Lantau 

Island to the southeast of HKIA at Chek Lap Kok, to the south of the artificial 
island of the Hong Kong Boundary Crossing Facilities (HKBCF) of the Hong 
Kong-Zhuhai-Macao Bridge (HZMB), and to the northwest of Tai Ho.  The 
total area covered by the Plan is approximately 216.67 ha, including about 129.1 
ha of land to be reclaimed for TCE extension and Road P1 (Tung Chung – Tai 
Ho Section).  The Area of TCE OZP is planned as an extension area of the 
existing Tung Chung town centre.  It consists of the existing Area 52 to Area 56 
to the north of Ying Hei Road6

 

 (Plan TCE-2), the reclamation area of the New 
Town extension (about 120.5 ha) and the reclamation area for the planned Road 
P1 (Tung Chung – Tai Ho Section) (about 8.6 ha) connecting the Area of TCE 
OZP with the existing town centre area and NLH. Mass Transit Railway Siu Ho 
Wan Depot is located to the southeast and the Lantau North (Extension) Country 
Park is to its south.  The Tuen Mun-Chek Lap Lok Link (TM-CLKL) 
connecting the HKBCF of HZMB with NLH is located to the east of the Area. 

Special Features of the TCE OZP (Appendix A) 
 
Appropriate Development Control 
 
6.4 It is the planning intention to maximize the development potential of TCE.  

Development intensities of TCE are proposed taking into account various 
constraints including the AHR and urban design considerations.  The OZP 
allows the maximum scale of development of various zones by stipulating 
maximum total PRs to allow maximum flexibility for future development, 
whereby detailed development parameters of individual sites will be set out in 
the departmental ODP to be prepared.  The ODP would be used as a basis for 
public works planning, allocation/disposal of sites for various uses as well as 
detailed development controls and guidance on planning, urban design, 
engineering and/or environmental aspect of individual site in accordance with 
the recommendations of Tung Chung Study.  This approach will also allow 
flexibility in the development process of the New Town extension, which may 
take many years for implementation, under various circumstances.  

 
Provision of Street Shops in “Residential” Zones 
 
6.5 It is proposed in the RODP that some commercial uses including shop and 

services and eating place are to be provided at the frontage of residential sites 
along pedestrian corridors and green walkway to encourage street life and to 
provide local commercial facilities serving the residents.  These residential sites 
are zoned “Residential (Group A)” (“R(A)”) and “Residential (Group B)” 
(“R(B)”) on the draft OZP.  While commercial uses are always permitted on the 
lowest three floors of a building or in the purpose-designated non-residential 
portion of an existing building in the “R(A)” zone, selected commercial uses are 
also permitted on the lowest three floors or purpose-designed non-residential 

                                                 
6 About 37 ha of area in Tung Chung Areas 52 to 56 to the north of Ying Hei Road currently covered by the 
TCTC OZP will be excised and incorporated into the TCE OZP. 
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portion of an existing building in some “R(B)” zones along the Linear Parks, 
pedestrian corridors and/or the waterfront promenade to allow the provision of 
shops, services and eating places along the site boundary fronting the pedestrian 
corridor/open space.  

 
The “Metro Core Area” 
 
6.6 According to the RODP, the “Metro Core Area” is located adjacent to the 

proposed railway station in TCE. The “Metro Core Area” will become the 
landmark in the New Town and provide a major office node on Lantau 
complementary with the commercial uses to be provided in the adjacent areas.  
The site is zoned “OU” annotated “Commercial and Residential Development 
cum Public Transport Interchange” on the draft OZP.  This zone is intended for 
an integrated development for commercial and residential uses cum public 
transport interchange (PTI) with the provision of open space and GIC facilities.  
Due consideration shall be given to better integrate with the future railway 
station in the design of the PTI and footbridges connecting to the nearby 
commercial sites. In addition, the site is subject to road and railway noise from 
NLH and TCL to its south, future layout of the development should be carefully 
planned to place commercial blocks along the southern boundary of the site to 
form a noise screen against traffic and railway noise. In this connection, due to 
the complexity of the development requirements, future development within this 
zone should be governed by Master Layout Plan (MLP) submission, as an 
administrative measure under the lease, by the project proponent to the 
satisfaction of the Director of Lands to ensure proper design of the development 
before the development proceeds. 

 
Land Use Proposals in the draft TCE OZP (Appendix A) 
 
“Commercial” (“C”) Zone 
 
6.7 About 7.38 ha of land are zoned “C” and intended primarily for commercial 

developments, which may include uses such as office, shop, services, place of 
entertainment, eating place and hotel, functioning as territorial business/financial 
centre and regional or district commercial/shopping centre. There are five sites 
zoned “C”. Area 53 to the north of Tung Chung Waterfront Road is planned for 
hotel development to take advantage of the scenic views towards HKIA and 
HKBCF. The site is restricted to a maximum PR of 5. Being in close proximity 
to the planned TCE railway station and with good linkages to other areas of the 
Area, three sites in Areas 57, 129 and 130 are zoned “C(1)” and “C(2)” which 
are restricted to maximum PRs of 9.5 and 9 respectively. These sites together 
with the commercial uses to be provided within the “Metro Core Area” are 
intended to form a commercial belt along NLH, providing regional office / retail 
facilities and functioning as a major office node in North Lantau. To capitalize 
on the extensive view of the waterfront, Area 128 is zoned “C(3)” with a 
maximum PR of 3. The “C(3)” site is intended for hotel development to create a 
vibrant waterfront. Areas zoned “C” are subject to the BH restrictions ranging 
from 45 to 160 metres above Principal Datum (mPD) as specified on the Plan. 
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“Residential (Group A)” (“R(A)”) 
 
6.8 About 42.03 ha of land are zoned “R(A)” and intended primarily for 

high-density residential developments. Commercial uses are always permitted on 
the lowest three floors of a building or in the purpose-designed non-residential 
portion of an existing building.  The “R(A)” zone covers land reserved for 
public and private housings.  Four sites are zoned “R(A)” and restricted to a 
maximum domestic PR of 5 in Areas 54, 55A, 55B and 56 to the north of Ying 
Hei Road. Areas 99, 100, 103, 109, 114 to 117, 119, 121 to 123 and 133 are 
zoned “R(A)1” to “R(A)5” subject to PRs ranging from 5.4 to 6.9. For sites 
located along the Linear Parks, pedestrian corridors and/or adjacent to the 
Central Green, shop and services and eating place uses are encouraged to be 
provided along the site boundary fronting the pedestrian corridor / open space to 
encourage street life, and to provide local commercial facilities serving the 
residents. Various commercial, educational, community, social welfare and 
recreational facilities may be included in the development of “R(A)” and “R(A)” 
sub-zones. A PTI each in Areas 99 and 133 are to be provided. Areas zoned 
“R(A)” and “R(A)” sub-zones are subject to the BH restrictions ranging from 
90mPD to 140mPD as specified on the Plan. 

 
“Residential (Group B)” (“R(B)”) 
 
6.9 About 17.00 ha of land are zoned “R(B)” and intended primarily for 

medium-density residential developments where commercial uses serving the 
residential neighbourhood may be permitted with or without application to the 
Board. Areas 106, 110, 125 to 127, 139, 141 and 142 are zoned “R(B)1” to 
“R(B)6”. On land designated “R(B)1”, “R(B)2”, “R(B)4” and “R(B)5” located 
along the Linear Parks, pedestrian corridors and/or the waterfront promenade, 
shop and services and eating place uses are encouraged to be provided along the 
site boundary fronting the pedestrian corridor / open space to encourage street 
life, and to provide local commercial facilities serving the residents. Land 
designated “R(B)1” to “R(B)6” is restricted to maximum PRs from 2.5 to 3.9 and 
BH restrictions ranging from 45mPD to 70mPD as specified on the Plan. 

 
“Government, Institution or Community” (“G/IC”) 
 
6.10 About 21.47 ha of land are zoned “G/IC” and intended 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, organizations 
providing social services to meet community needs, and other institutional 
establishments.  The overall GIC facilities provision in TCNT are planned in a 
holistic manner on the basis of HKPSG and under the Tung Chung Study to 
serve the population of the whole New Town. The planned GIC uses include 
primary and secondary schools, post-secondary institution and other educational 
uses, sports centre, sports ground, a possible cycle park clinic and utilities 
facilities. Area 124 is reserved for unforeseen GIC uses which may include 
educational use when need arises. Area 134 is zoned “G/IC(1)” and is intended 
for police quarters use. The “G/IC” sites are subject to the BH restrictions in 
terms of number of storey(s) or mPD as specified on the Plan.  The low-rise 



- 14 - 
 

 

GIC facilities could serve as visual relief and enhance air ventilation in the Area. 
 
“Open Space” (“O”) 
 
6.11 About 27.12 ha of land are zoned “O” and intended primarily for the provision 

of outdoor open-air public space for active and/or passive recreational uses 
serving the needs of local residents as well as the general public. The open space 
provisions in the Area are planned in accordance with HKPSG and in a holistic 
manner within the whole New Town.  The “O” zone covers a Central Green of 
about 5 ha in Area 118 which serves as a major focus and activity node in the 
central part of the Area.  To provide a continuous pedestrian thoroughfare all 
the way from the railway station to the waterfront, the section of road running 
across the Central Green will be provided as a depressed road underneath the 
Central Green. Linear Parks are also planned in north-south and east-west 
directions through the Area to provide pedestrian corridors and visual corridors, 
and to connect with the existing pedestrian spine network in town centre area.  
The “O” zone also covers the waterfront open spaces extending from the west at 
Area 52 all along the waterfront to Tai Ho Interchange in the east.  The 
waterfront open spaces and the areas around the planned marina are to be 
developed as the focal points in the Area.  Additional local open spaces will be 
provided within the public housing estates and private housing developments for 
the enjoyment of the local residents. 

 
“Other Specified Uses” (“OU”) 
 
6.12 About 10.81 ha of land are zoned “OU” and reserved for specified uses 

including petrol filling station in Area 51; TCE railway station in Area 112; 
commercial and residential development cum PTI to the north of the planned 
TCE railway station in the “Metro Core Area” in Area 113; and marina club, 
boat repairing and commercial facilities associated with marina development in 
Areas 143 and 144 in the northern part of the Area. 

 
6.13 The “OU” annotated “Commercial and Residential Development cum Public 

Transport Interchange” zone is located in the prominent location of the Area and 
will become one of the landmarks of and a major office node in TCNT.  The 
zone is intended for an integrated development for commercial and residential 
uses cum PTI with the provision of open space and GIC facilities.  The 
commercial developments may include uses such as office, shop, services, place 
of entertainment and eating place, functioning as territorial business / financial 
centre and regional and district commercial / shopping centre.  Two sites in 
Area 113 are under this zone.  The zone is subject to a maximum PR of 8.8 and 
BH restrictionof 185mPD.  Future development of the two sites should be 
governed by MLP submission, as an administrative measure under the lease, by 
the project proponent to the satisfaction of the Director of Lands to ensure 
proper design of the development before the development proceeds. 

 
6.14 The “OU” annotated “Marina Club, Boat Repairing and Commercial Facilities 

associated with Marina Development” zone is located in Areas 143 and 144.  
These sites are primarily intended for the development of a marina club with 
boat repairing and commercial facilities associated with the marina development.  
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The zone is restricted to maximum PRs of 1 and 3 and BH restrictions of 20mPD 
and 45mPD in Area A and Area B respectively as specified on the Plan. 

 
“Green Belt” (“GB”) 
 
6.15 About 20.32 ha of land are zoned “GB” and primarily for defining the limits of 

urban and sub-urban development areas by natural features and to preserve the 
existing topography and natural vegetation at the fringe of the new town as well 
as to provide passive recreational outlets.  There is a general presumption 
against development in the “GB” zone.  The southern fringe of the Area 
covering the foothills of Por Kai Shan adjoining the Lantau North (Extension) 
Country Park is zoned “GB”.  Development within this zone will be strictly 
controlled and development proposals will be considered on individual merits 
taking into account relevant Town Planning Board Guidelines. 

 
 
7.  Draft Tung Chung Valley OZP (Appendix B) 
 

7.1 On 12.9.2015, under the power delegated by the Chief Executive, the Secretary 
for Development directed the Board, under section 3(1)(a) of the Ordinance, to 
prepare an OZP to cover the TCV area. 

 
Object of the Plan 
 
7.2 The TCV OZP is prepared to take forward the recommendations of the Tung 

Chung Study.  The object of the TCV OZP is to delineate the planning scheme 
area and to set out the broad land use zonings and major road network within the 
TCV area.  The TCV OZP provides the statutory land use framework within 
which the development would be taken forward in accordance with the more 
detailed departmental ODP to be prepared.  The ODP is a non-statutory plan 
which would be used as the basis for public works planning and implementation, 
and allocation/disposal of sites for various uses.  

 
Planning Scheme Area for the TCV OZP (Plans TCV-1 to TCV-5f) 
 
7.3 The area of TCV OZP, covering a total area of about 168.27 ha, is located in the 

northern part of Lantau Island to the southwest of Tung Chung town centre area.  
It is accessible by vehicles via Tung Chung Road, Yu Tung Road and Shek Mun 
Kap Road.  It is encircled by the Lantau North (Extension) Country Park to the 
west, south and southeast, Tung Chung Bay to the north and Tung Chung town 
centre area to the northeast.  The periphery of TCV consists of hilly terrain 
along foothills of Nei Lak Shan, Lantau Peak / Pak Kung Au and Wo Liu Tun to 
the west, south and southeast.  The landscape setting of TCV is very distinct as 
it is enclosed by an undulating mountain ridgeline and hilly terrains.  The 
natural landscape of TCV consists of woodland, shrubland, grassland, wetland, 
mangroves, abandoned farmland and scenic coastline.  There are tributaries of 
the Tung Chung Stream, an Ecologically Important Stream (EIS), in the area 
flowing from the uphill area within the Country Park along TCV to Tung Chung 
Bay.  TCV is characterised by a rural ambience adjoining the transitional area 
of the urbanized Tung Chung town centre.  There are farmlands in the Area 
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where agricultural activities once flourished.  The farmlands are mainly 
covered by unmanaged orchards.  Except some pockets of active farmlands 
scattered in TCV, other farmlands are mostly fallow and covered with 
vegetations.  

 
7.4 There are six recognized villages in TCV, namely Ngau Au, Lam Che, Nim Yuen, 

Shek Lau Po, Mok Ka and Shek Mun Kap.  Shek Lau Po and Shek Mun Kap 
are located on the valley floor between the two main tributaries of Tung Chung 
Stream, while other village clusters are located along the foothills to the west of 
Tung Chung Stream.  Hau Wong Temple near Sha Tsui Tau and Lo Hon 
Monastery near Shek Pik Au are well-known temples in the Area.  Hau Wong 
Temple and the Entrance Gate at Shek Mun Kap are graded historic buildings.  
There are basically no significant economic activities in the Area. 

 
Special Features of the TCV OZP (Appendix B) 
 
Sustainable Development – Balance between Conservation and Development 
 
7.5 TCV is characterized by its rural and natural setting together with the presence 

of a number of recognized villages. In designating land use zonings on the draft 
OZP, due care has been exercised to ensure that the development be balanced 
against environmental considerations. Conservation related zonings such as 
“CA”, “CPA” and “GB” are proposed at various locations, taking into account 
the ecological function and environmental conditions of the areas such as Tung 
Chung Stream and the existing woodlands. Development sites are identified in 
areas with more convenient accessibility to the public transport and with less 
impact on the existing natural environment. Some low-rise low-density 
residential developments are allowed in land pockets in TCV. The existing 
recognized villages are respected with the provision of appropriate “V” zones. 

 
River Park, Stormwater Attenuation and Treatment Ponds and Polders 
 
7.6 To preserve the natural environment and avoid impact of human activities on 

Tung Chung Stream, an innovative drainage system is proposed in TCV.  The 
system will also serve to protect villages and residential developments from 
flood risk from Tung Chung Stream.  The components of the drainage system 
including stormwater attenuation and treatment ponds and polders are zoned 
“OU” on the draft OZP for the specified uses.  Opportunity is also taken to 
develop a river park along some sections of Tung Chung Stream and within 
areas to be used as stormwater attenuation and treatment ponds in order to retain 
the existing natural landscape, ecological or topographic features of the Tung 
Chung Stream for preservation, educational and research purposes.  The 
development of stormwater attenuation and treatment ponds along Tung Chung 
Stream is to remove pollutants generated within development areas and to 
mitigate flood risk.  Details of the riverpark, stormwater attenuation and 
treatment ponds and polders are subject to the detailed design.  

 
“Village Type Development” (“V”) Zone 
 
7.7 The existing recognized villages and areas of land considered suitable for village 
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expansion are zoned “V” on the draft OZP.  It is intended to concentrate village 
type development within this zone for a more orderly development pattern, 
efficient use of land and provision of infrastructures and services, and to 
minimize the impact on the natural and rural character in TCV.  The boundaries 
of the “V” zones are drawn up around existing clusters having regard to the 
village ‘environs’ (‘VE’), the local topography, the existing settlement pattern, 
site characteristics, the approved applications for Small House development, the 
outstanding Small House applications, as well as the estimated Small House 
demand.  Areas of difficult terrain, dense vegetation, burial grounds and 
streamcourses have been avoided where possible. The “V” zones have also taken 
account of shortage of land for Small House development in other villages 
within the entire Tung Chung Heung in particular for those within and/or close 
to the town centre area where limited land is available for village expansion. 

 
Land Use Proposals in the draft TCV OZP (Appendix B) 
 
“C” Zone (Plans TCV-1, TCV-2 and TCV-5b) 

 
 7.8 About 1.18 ha of land are zoned “C” and intended primarily for commercial 

developments, which may include shop, services, place of entertainment and 
eating place, functioning mainly as the local shopping centre serving the 
immediate neighbourhood.  Three sites in Areas 38A, 38B and 38C to the north 
of Yu Tung Road are designated “C(1)” and “C(2)” to capitalize on the proximity 
to the proposed railway station to the southwest of Yat Tung Estate.  The sites 
are restricted to maximum PRs of 2 to 3 and maximum BHs ranging from 
20mPD to 35mPD as stipulated on the Plan. 

 
“Residential (Group C)” (“R(C)”) Zone (Plans TCV-1, TCV-2 and TCV-5b) 
 
7.9 About 19.31 ha of land are zoned “R(C)” and intended primarily for low-rise, 

low-density residential developments where commercial uses serving the 
residential neighbourhood may be permitted on application to the Board.  
Seven sites area zoned “R(C)”.  They include Areas 60, 61A, 66A, 67, 
68A/68B, 71A and 71B.  These sites are identified as suitable for low-rise 
low-density residential development in the Tung Chung Study taking account of 
their relatively low ecological value as well as the rural and scenic character of 
the area.  Land designated “R(C)1” and “R(C)2” is restricted to maximum PRs 
of 1.5 and 1 and maximum BHs ranging from 20mPD to 55mPD as stipulated on 
the Plan. 

 
“V” Zone (Plans TCV-3 and TCV-5e) 
 
7.10 About 14.59 ha of land are zoned “V” to designate both existing recognized 

villages and areas of land considered suitable for village expansion.  Land 
within this zone is primarily intended for development of Small Houses by 
indigenous villagers.  It is also intended to concentrate village type 
development within this zone for a more orderly development pattern, efficient 
use of land and provision of infrastructures and services.  Selected commercial 
and community uses serving the needs of the villagers and in support of the 
village development are always permitted on the ground floor of a New 
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Territories Exempted House.  Other commercial, community and recreational 
uses may be permitted on application to the Board. There are six recognized 
villages in the Area, namely Ngau Au, Lam Che, Nim Yuen, Shek Lau Po, Mok 
Ka and Shek Mun Kap. The updated Small House Demand of these six 
recognised villages are summarised at Table 2 below for easy reference. 

 
Table 2: Small House Demand for the Recognized Villages within TCV OZP 

 
 
“G/IC” Zone (Plans TCV-1, TCV-2 and TCV-5b) 
 
7.11 About 2.39 ha of land are zoned “G/IC” and intended 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, organizations providing 
social services to meet community needs, and other institutional establishments.  
The overall GIC facilities in the TCNT are planned on the basis of the HKPSG 
and under the Tung Chung Study in a holistic manner.  The existing Hau Wong 
Temple (Grade 2 historic building) at Sha Tsui Tau, the Entrance Gate, Shek 
Mun Kap (Grade 3 historic building) to the north of Shek Mun Kap Village and 
Lo Hon Monastery near Shek Pik Au are zoned “G/IC”.  Major proposed 
facilities include a GIC complex in Area 36A for social welfare and other GIC 
facilities, a proposed telephone exchange in Area 36F near Hau Wong Temple 
and sewage pumping stations in different locations of the Area.   

 
“O” Zone (Plans TCV-1, TCV-2 and TCV-5c) 
 
7.12 About 3 ha of land are zoned “O” and intended primarily for the provision of 

outdoor open-air public space for active and/or passive recreational uses serving 
the needs of local residents as well as the general public.  The “O” zone covers 
the existing open area and recreational facilities in front of and around Hau 
Wong Temple and its nearby waterfront area in Area 36E.  It is intended to 
provide an open space to allow public enjoyment near Tung Chung Bay.  
Future development of this open space should be compatible with Hau Wong 

Recognized 
Villages 

New demand figures 
As at 1.1.2015 ‘VE’ 

Approx. 
Area 
(ha) 

“V” zone 
on draft 

OZP (ha) 

Required 
land to 

meet new 
demand 

(ha) 

Available 
Land to 

meet new 
demand 

(ha) 

Percentage of the 
new demand met 
by available land 

(%) 
Outstanding 

Demand 
10-year 
forecast 

Ngau Au 15 15 4.18 1.57 1.67 0.44 26.34 

Nim Yuen 0 12 1.72 
1.21 

0.30 
1.09 141.56 

Lam Che 1 18 0.58 0.47 

Mok Ka 4 67 2.53 2.02 1.85 1.4 75.68 

Shek Lau Po 35 103 5.94 7.05 3.58 4.31 120.39 

Shek Mun Kap 8 50 3.83 2.73 1.68 1.23 73.21 

Subtotal: 63 265 18.78 14.58 9.55 8.47 88.69 
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Temple as well as the waterfront character near Tung Chung Bay.  Blocking of 
the scenic view from Hau Wong Temple towards Tung Chung Bay should be 
avoided.  The local cultural / religious activities to be held at Hau Wong 
Temple should be allowed in future design of this open space. Area 80 is also 
under this zone to reflect the existing temporary soccer field and plant nursery.  
Subject to further study, there may be scope to develop Area 80 as part of the 
river park together with the adjoining man-made section of Tung Chung Stream 
to be de-channelized. 

 
“OU” Zone (Plans TCV-1, TCV-2, TCV-5c and TCV-5d) 
 
7.13 About 8.45 ha of land are zoned “OU” which covers the annotated uses 

including River Park, Stormwater Attenuation and Treatment Ponds and Polder.  
The “OU” zones are intended primarily for the development of a river 
park,stormwater attenuation and treatment ponds and polders in various 
locations in the Area.  The river park is intended to protect and retain the 
existing natural landscape, ecological or topographic features of the area for 
preservation, educational and research purposes and to separate sensitive natural 
environment of Tung Chung Stream from the adverse effects of development.  
Stormwater attenuation and treatment ponds to be provided along Tung Chung 
Stream are to  remove pollutants generated within development areas and to 
mitigate flood risk along Tung Chung Stream.  Provision of polders along Tung 
Chung Stream is for flooding mitigation purpose. 

 
“GB” Zone (Plans TCV-1, TCV-2 and TCV-5c) 
 
7.14 About 51.93 ha of land are zoned “GB” and primarily intended for defining the 

limits of development areas by natural features and to preserve the existing 
natural landscape as well as to provide passive recreational outlets.  There is a 
general presumption against development within this zone.  The “GB” zone 
covers the natural vegetated areas which consist of streamcourse, dense 
woodlands on some hillslopes, relatively young woodlands that have developed 
from abandoned agricultural land and existing burial grounds.  It also covers 
some fragmented woodlands.  Most of the woodlands and areas adjoining the 
Lantau North (Extension) Country Parks are within this zone. 

 
“Conservation Area” (“CA”) Zone (Plans TCV-1, TCV-2 and TCV-5c) 
 
7.15 About 54.63 ha of land are zoned “CA” and intended to protect and retain the 

existing natural landscape, ecological or topographical features of the area for 
conservation, educational and research purposes and to separate sensitive natural 
environment such as EIS and Country Park from the adverse effects of 
development.  There is a general presumption against development in this zone.  
In general, only developments that are needed to support the conservation of the 
existing natural landscape or scenic quality of the area or area essential 
infrastructure projects with overriding public interest may be permitted.  This 
zone includes the buffer area along Tung Chung Stream, an EIS, to avoid 
encroachment and adverse impact on the stream.  The mature woodlands near 
Ngau Au and Shek Mun Kap which are considered ecologically valuable are also 
zoned “CA”.  The hilly area to the south of Shek Mun Kap Road and the areas 
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between the upper tributaries of Tung Chung Stream contain a continuous stretch 
of dense and mature woodlands comprising native plant species are also zoned 
“CA”. Several floral species of conservation interest have been recorded in these 
woodlands. 

 
“Coastal Protection Area” (“CPA”) (Plans TCV-1, TCV-2 and TCV-5c) 
 
7.16 About 6.49 ha of land is zoned “CPA” and intended to conserve, protect and 

retain the natural coastlines and the sensitive coastal natural environment, 
including attractive geological features, physical landform or area of high 
landscape, scenic or ecological value, with a minimum of built development.  It 
may also cover areas which serve as natural protection areas sheltering nearby 
developments against the effects of coastal erosion.  There is a general 
presumption against development in this zone.  In general, only developments 
that are needed to support the conservation of the existing natural landscape or 
scenic quality of the area or area essential infrastructure projects with overriding 
public interest may be permitted.  At present, there are mudflat, mangrove and 
natural shoreline at the estuary of Tung Chung Bay.  The “CPA” zone provides 
a buffer area to avoid encroachment and adverse impact on the coastal area and 
both sides of the Tung Chung Stream near the outlet. 

 
 
8.  Tung Chung Town Centre Area OZP 

 
Proposed Amendments (Amendment Items A1 to R3) (Plans TCTC-1a to TCTC-6c) 
 
8.1 The proposed amendments to the TCTC OZP No. S/I-TCTC/20 (Annex II of 

Appendix C) are mainly related to the extension of the planning scheme 
boundary to include the existing and planned developments and proposed 
developments areas under the TCNT extension and revision of land use zonings 
on the basis of the RODP.  Opportunities are also taken to review the existing 
land uses within the town centre area including rezoning of “CDA” sites as 
agreed by the RNTPC, rezoning of a site at Area 6 from “G/IC” to “C” for better 
land utilization and enhancement of the retail and commercial centre at the town 
centre area, rezoning of a piece of land to the south of the Tung Chung 
Development Public Pier along Tung Chung Waterfront Road from “O” to area 
shown as ‘Road’ to reflect the existing condition, and zoning boundary 
adjustments to reflect the existing developments, as-built condition and other 
land use proposals. 

 
Adjustment of the Planning Scheme Area (Amendment Items A1 to A3 and B1 to B3) 
(Plans TCTC-1b, TCTC-2a to TCTC-2g, TCTC-3a to TCTC-3c) 

 
8.2 Amendment Item A1 is to extend the planning scheme boundary to include an 

area of about 138.05 ha to the west and southwest of the existing town centre 
area within the planning scheme boundary of the TCTC OZP to reflect existing 
developments and incorporate land use proposals for the New Town extension in 
TCW in the RODP (Plans TCTC-1b, TCTC-2a to TCTC-2g).  The area 
under Item A1 covers the following major existing and proposed developments 
to be zoned “R(A)”, “R(A)1”, “R(A)2”, “R(A)3”, “R(B)2”, “G/IC”, “O”, “V”, 
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“OU” annotated ‘Stormwater Attenuation and Treatment Ponds’, “OU” 
annotated ‘Petrol Filling Station’, “GB”, “CA”, and area shown as ‘Road’, 
‘Nullah’ and ‘River Channel’, as appropriate. 
 
 Yat Tung Estate 

 
8.2.1  Yat Tung Estate (about 15 ha) (Plan TCTC-2d) is a public housing 

development with 25 housing blocks completed in 2001-2005.  The 
domestic GFA of Yat Tung Estate is about 703,500m2

 

 and the BH is 
about 125mPD (41 storeys).  There are 12,000 flats with a population of 
more than 40,000.  The site is proposed to be zoned “R(A)” on the OZP 
with maximum domestic PR of 5 to reflect its existing development 
intensity. 

Public Housing Development in Tung Chung Area 39 
 

8.2.2 The public housing development with a site area of about 3.2 ha in Area 
39 (Plan TCTC-2d) is under construction and anticipated to be 
completed in 2018.  About 3,800 flats will be provided with a planned 
population of about 11,650.  The site is proposed to be zoned “R(A)1” 
on the OZP with maximum domestic PR of 6 and a BH of 130mPD in 
accordance with the development parameters stipulated in endorsed 
Planning Brief (PB). 

 
Proposed Public Housing Sites under the RODP 

 
8.2.3 A site in Area 42 of about 3.9 ha (Plan TCTC-2d) along Tung Chung 

Road is designated for public housing development with domestic PR of 
6, non-domestic PR of 0.4 and BH of 130mPD in the RODP.  It is 
estimated that about 4,300 flats will be provided in this site with a total 
population of about 13,100.  The site is proposed to be zoned “R(A)2” 
on the OZP with maximum PR of 6.4 and BH of 130mPD in accordance 
with the development parameters in the RODP. 

 
8.2.4 Another site in Area 46 of about 1 ha (Plan TCTC-2d) along Tung 

Chung Road is designated for public housing development with domestic 
PR of 5, non-domestic PR of 0.4 and BH of 140mPD in the RODP.  It is 
estimated that about 930 flats will be provided in this site with a total 
population of about 2,800.  The site is proposed to be zoned “R(A)3” on 
the OZP with maximum PR of 5.4 and BH of 140mPD in accordance 
with the development parameters in the RODP. 

 
Proposed Private Housing Site under the RODP 

 
8.2.5 A Site of about 1.2 ha in Area 33 (Plan TCTC-2d) to the west of Yat 

Tung Estate is designated for private residential development with a 
domestic PR of 3.5 and BH of 70mPD in the RODP. About 410 flats with 
a population of about 1,100 will be provided. The site is proposed to be 
zoned “R(B)2” on the OZP with maximum PR of 3.5 and BH of 70mPD 
in accordance with the development parameters in the RODP. 
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Existing Villages, Government, Institution or Community (GIC) Facilities 
and Slopes Adjoining the Country Parks 

 
8.2.6 The area covered by existing villages, GIC facilities and slopes adjoining 

the Lantau North and Lantau North (Extension) Country Parks will be 
zoned “V”, “G/IC”, “GB” and “CA” as appropriate on the OZP to reflect 
the existing land uses, natural state and ecological value of the area. 

 
“V” zone 
(a) The boundary of the “V” zone is designated taking account of site 

conditions of the area within ‘Village Environs’ (‘VE’), existing 
village clusters, local topography and site characteristics.  The 
Small House demand forecast and outstanding Small House 
applications are only one of the various factors in drawing up the 
“V” zones.  Only land suitable for Small House development has 
been included in the “V” zones whilst areas with dense vegetation 
and difficult terrain have been excluded. 

 
(b) Chek Lap Kok San Tsuen (Plans TCTC-2e and TCTC-7a) and 

four villages, namely, Sheung Ling Pei Village, Ha Ling Pei, Wong 
Ka Wai and Lung Tseng Tau Village (Plans TCTC-2e and 
TCTC-7b) which share a communal ‘VE’ are covered under 
Amendment Item A1.  The “V” zone for Chek Lap Kok San 
Tsuen covers the “VE” of the village and four existing village 
houses to its northeast.  The “V” zone of about 0.37 ha includes 
the existing village cluster and an additional area of about 0.03 ha 
could satisfy 30% of the 10-year Small House demand of Chek Lap 
Kok San Tsuen. 

 
(c) Another “V” zone in Area 49 covers Sheung Ling Pei, Ha Ling Pei, 

Wong Ka Wai and Lung Tseng Tau villages (Plans TCTC-2e and 
TCTC-7b). As advised by Agriculture, Fisheries and Conservation 
Department (AFCD), the mature woodland located to the south of 
Sheung Ling Pei Village is dense and in good condition.  This 
area with dense vegetation and difficult terrain is excluded from the 
“V” zone.  However, a strip of land of about 2.05 ha adjoining the 
common ‘VE’ of these four villagesand sandwiched between the 
existing village cluster and Tung Chung Road (Plan TCTC-2e) is 
considered suitable for village house development and is included 
within “V” zone for these villages to meet the 10-year Small House 
demand of these villages.  DLO/Is, LandsD has no objection to 
the proposed boundary of the “V” zone.  The proposed “V” zone 
of about 7.78 ha covers the existing village clusters and an 
additional area of about 3.34 ha which could satisfy 31.13% of the 
10-year Small House demand of these four villages. 

 
“G/IC” zone 
(d) 11 sites are zoned “G/IC” under Amendment Item A1 to reflect the 

existing and planned GIC uses.  They include the YMCA of Hong 
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Kong Christian College and Caritas Charles Vath College in Area 
40, the Construction Industry Council Wong Lung Hang Training 
Ground in Area 64 (Plan TCTC-2f), the planned special school in 
Area 108, Prajna Dhyana Temple (般若禪寺) (Plan TCTC-2f) in 
Area 44, the Tung Chung Visitation Chapel (Plan TCTC-2f) in 
Area 63, Tung Chung Fort (Plan TCTC-2f), which is a Declared 
Monument, in Area 62, the Auxiliary Medical Service Tung Chung 
Office (Plan TCTC-2f) in Area 49, the existing and reserved Fresh 
and Salt Water Service Reservoirs and their ancillary uses in Areas 
79A and 79B (Plan TCTC-2f), and a sewage pumping station in 
Area 107 (Part).  Area 107 and part of Area 26 (Plan TCTC-2c) 
are also zoned “G/IC” and reserved for unforeseen demand for GIC 
uses in future. 

 
“O” zone 
(e) The existing Chung Wai Street Children’s Playground (Plan 

TCTC-2g) is zoned “O” to reflect the existing open space use. 
 

“GB” zone 
(f) Amendment Item A1 also includes “GB” zone which is primarily 

for defining the limits of urban and sub-urban development areas 
by natural features and to preserve the existing topography and 
natural vegetation at the fringe of the new town as well as to 
provide passive recreational outlets.  This zone covers the natural 
vegetated areas which consist of streams and woodlands.  Most of 
the woodlands and areas adjoining the Lantau North (Extension) 
Country Park are within this zone.  The Fong Yuen area (Plan 
TCTC-2g) in Area 43 is also zoned “GB” in view of its ecological 
habitat as recommended in the RODP. 

 
“CA” zone 
(g) There are two sites zoned “CA” under Amendment Item A1. They 

include the mature woodland (Plan TCTC-2g) to the south of 
Sheung Ling Pei Village which is dense and in good condition.  
According to AFCD, dominant species within the woodland 
include Ficus microcarpa (榕樹) and Endospermum chinense (黃
桐 ). Species of conservation concern including Pavetta 
hongkongensis (香港大沙葉) and Aquilaria sinensis (土沉香) have 
also been found in the woodland.  The woodland is zoned “CA” in 
view of its ecological value.  The “CA” zone also covers Wong 
Lung Hang (Plan TCTC-2g), an EIS designated by AFCD and its 
riparian zones (30m buffer) to preserve the ecological value of this 
EIS and its riparian. 

 
8.3 Amendment Item A2 is to include areas of about 3.01 ha to the southeast of the 

existing town centre area within the planning scheme boundary of the OZP to 
tally with the existing Lantau North (Extension) Country Park boundary (Plans 
TCTC-1b, TCTC-3a to TCTC-3c).  The areas forming part of the existing 
slope adjoining the Country Park is zoned “GB” on the TCTC OZP to reflect the 
existing natural state. 



- 24 - 
 

 

 
8.4 Amendment Item A3 is to include existing coastal areas of about 0.19 ha within 

the planning scheme boundary of the OZP to reflect the existing Tung Chung 
Development Pier, and the piers and breakwater at Ma Wan Chung area (Plans 
TCTC-1b, TCTC-3a to TCTC-3c).  These sites are zoned “OU” to reflect 
their existing pier/jetty uses and breakwater. 

 
8.5 Amendment Item B1 is to excise areas of about 8.38 ha which are now the sea 

area from the planning scheme boundary of the OZP.  As recommended under 
the Tung Chung Study, Tung Chung Bay and the outlet in Ma Wan Chung should 
be preserved and no reclamation is to be undertaken in these areas (TCTC-1b, 
TCTC-3a to TCTC-3c). 

 
8.6 Amendment Item B2 is to excise areas of about 6.47 ha of the existing Country 

Park area from the planning scheme boundary of the OZP to tally with the 
existing Lantau North (Extension) Country Park boundary (TCTC-1b, 
TCTC-3a to TCTC-3c). 

 
8.7 Amendment Item B3 is to excise an area of about 37.28 ha to the north of Ying 

Hei Road (including Tung Chung Areas 51, 52 (Part), 53 to 57 and 59) from the 
planning scheme boundary of the TCTC OZP for incorporation within the new 
draft TCE OZP (TCTC-1b, TCTC-3a to TCTC-3c).  The area has been 
reclaimed but developments on it are yet to be completed.  According to the 
RODP, the future road and open space networks of this area will be integrated 
with those on the TCE New Town extension area. 
 

Rezoning of land currently covered by TCTC OZP to reflect land uses proposals on 
the RODP (Amendment Items C) 
(Plans TCTC-1b, TCTC-3a, TCTC-3b and TCTC-3d to TCTC-3f) 

 
8.8 Amendment Item C covers area to the north of Yu Tung Road and east of Chung 

Yan Road.  The zonings of this area (about 28 ha) are to be revised to reflect 
the land use proposals in the RODP.  Amendment Item C involves an area of 
about 28.4 ha to the east of Yat Tung Estate currently under “O” and “R(A)” 
zones and area shown as ‘Road’ in Tung Chung Areas 23, 24A, 24B, 28, 29A, 
29B, 34, 37, 41 and 48 on the TCTC OZP.  The area is proposed to be rezoned 
to “R(B)1”, “R(B)3”, “V”, “O” and other land use zonings, as appropriate (Plans 
TCTC-1b, TCTC-3a, TCTC-3b and TCTC-3d to TCTC-3f). 

 
Proposed Private Housing Sites under the RODP 

 
8.8.1 A Site in Area 23 of about 1.8 ha (Plans TCTC-3d and TCTC-3e) 

adjoining the proposed town park (Plan TCTC-3d) is identified for 
medium-density residential development with domestic PR of 4 and BH 
of 75mPD under the RODP.  About 1,090 flats with population of 2,900 
will be provided.  The site is proposed to be zoned “R(B)1” on the OZP 
with maximum PR of 4 and BH of 75mPD in accordance with the 
development parameters in the RODP.  In addition, a kindergarten of 
642m2 consisting of not less than 6 classrooms and other GIC facilities as 
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required by the Government are to be provided within the future 
development. 

 
8.8.2 A site in Area 48 with area of about 0.6 ha (Plans TCTC-3d and 

TCTC-3e) to the west of the “R(B)1” zone across Tung Chung Road 
North near Ma Wan Chung (Plan TCTC-3d) is also identified for 
medium-density residential development with domestic PR of 2 and BH 
of 55mPD under the RODP.  About 116 flats with population of 290 
will be provided.  The site is proposed to be zoned “R(B)3” on the OZP 
with the maximum PR of 2 and BH of 55mPD in accordance with the 
development parameters in RODP. 

 
Town Park, Existing Villages and the Adjoining Areas 

 
8.8.3 Majority of the area in Area 29A (Plan TCTC-3d) is proposed to be 

zoned “O” on the OZP and is intended for the future town park 
development.  The boundary of the “O” zone has been adjusted to tally 
with the boundaries of the North Lantau Hospital (Plan TCTC-3d) and 
area reserved for future hospital expansion, the existing police station and 
fire station.   

 
8.8.4 Wong Nei Uk Village and Ma Wan Chung Village (Plans TCTC-3d to 

TCTC-3f and TCTC-7a) which are existing recognized villages are 
zoned “V” to reflect the existing village cluster and land reserved for 
village expansion. 

 
(a) The proposed “V” zone for Ma Wan Chung Village (Plans 

TCTC-3d and TCTC-3f and TCTC-7a) covers an area of about 
3.16 ha including the existing village cluster and additional area of 
about 1.61 ha which could satisfy 49.54% of the 10-year Small 
House demand of Ma Wan Chung Village. 
 

(b) The proposed “V” zone for Wong Nei Uk Village (Plans TCTC-3d 
to TCTC-3f and TCTC-7a) covers the existing village cluster.  
As advised by Geotechnical Engineering Office (GEO) of CEDD, 
the ‘VE’ of Wong Nei Uk is overlooked by steep natural terrain 
with the risk of natural terrain hazard.  As such, the area at the 
back of the existing village clusters has been excluded from the 
“V” zone.  Instead, a piece of flat land in front of the existing 
village cluster adjoining Tung Chung Road North is considered 
suitable for village house development and is proposed to be zoned 
“V”.  The “V” zone for Wong Nei Uk Village covers an area of 
about 0.36 ha including existing village cluster and additional area 
of 0.21 ha which would be able to satisfy 38.18% of the Small 
House demand of the village.  

 
(c) The existing village cluster in Area 34 (Plans TCTC-3f and 

TCTC-7b) at the outfall of Ma Wan Chung is also zoned “V”.  It 
is not a recognized village and is occupied by existing village type 
houses and temporary structures.  This “V” zone is intended to 
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reflect the existing village type developments and conserve the 
traditional character of the village. 

 
8.8.5 Three sites are zoned “G/IC” to reflect the existing GIC uses and land use 

proposals under the RODP.  A site to the northwest of Area 34 (Plan 
TCTC-3e) is zoned “G/IC” to reflect the existing car parking uses at Ma 
Wan Chung area. Area 24A (Plans TCTC-3d and TCTC-3e) is partly 
intended for the improvement works for revitalization of Ma Wan Chung 
Village and partly reserved for unforeseen GIC uses.  The site is subject 
to a BH restriction of 45mPD in view of its location adjacent to the 
low-rise Ma Wan Chung Village.  Area 24B (Plans TCTC-3d and 
TCTC-3e) covers an existing sewerage pumping station.  

 
8.8.6 The part of Tung Chung Road North (Plan TCTC-3e) connecting Chung 

Yan Road and the public pier at Ma Wan Chung with portion to be 
widened is shown as ‘Road’ on the draft OZP.  

 
Rezoning of the “CDA” sites at Areas 4, 11, 14, 15, 19 and 21 (Amendment 
Items D1 to D2, E1 to E2, F1 to F2, G1 to G2, H1 to H2 and J) (Plans 
TCTC-1b, TCTC-4a to TCTC-4c) 

 
8.8.7  The sites covering Areas 4, 11, 14, 15, 19 and 21 (about 22.98 ha) (Plan 

TCTC-4c) is zoned “CDA” for residential and commercial development 
on the current OZP. The development at the subject sites have been 
completed in 1998 to 2011.  In the 2015 CDA review, the RNTPC 
agreed to rezone the “CDA” sites to reflect the existing developments.  
It is therefore proposed to rezone the sites to “R(A)4”, “R(A)5”, “R(A)6”, 
“R(A)7”, “C(2)”, “OU” annotated ‘Railway Station’, “O”, “G/IC” and 
area shown as ‘Road’ respectively to reflect the as-built developments 
and subject to the development restrictions as stipulated in the relevant 
lease conditions. 

 
8.8.8 Area 4 is proposed to be rezoned from “CDA” and area shown as ‘Road’ 

to “R(A)4” under Amendment Item D1 subject to maximum domestic 
GFA of 166,880m2 and non-domestic GFA of 3,350m2

 

 to reflect the 
existing development of Tung Chung Crescent (Plan TCTC-4c).  Three 
strips of land adjoining Tung Chung Crescent are rezoned from “CDA” 
and “O” to area shown as ‘Road’ to tally with the lot boundary of Town 
Chung Town Lot (TCTL) No. 1 under Amendment Item D2. 

8.8.9 Area 15 is proposed to be rezoned from “CDA” and “O” to “R(A)5” 
under Amendment Item E1 subject to maximum domestic GFA of 
108,630m2 and non-domestic GFA of 2,850m2

 

 to reflect the existing 
development of Seaview Crescent (Plan TCTC-4c).  Two strips of land 
adjoining Seaview Crescent are rezoned from “CDA” to “O” and area 
shown as ‘Road’ to tally with the lot boundary of TCTL No. 3 under 
Amendment Item E2. 

8.8.10 Area 11 is proposed to be rezoned from “CDA” and “O” to “R(A)6” 
under Amendment Item F1 subject to maximum domestic GFA of 



- 27 - 
 

 

253,100m2 and non-domestic GFA of 2,850m2

 

 to reflect the existing 
development of Coastal Skyline (Plan TCTC-4c).  Two pieces of land 
adjoining Coastal Skyline are rezoned from “CDA” to “O” and area 
shown as ‘Road’ to tally with the lot boundary of TCTL No. 4 under 
Amendment Item F2. 

8.8.11 Areas 19 and 21 are proposed to be rezoned from “CDA”, “O” and 
“G/IC” to “R(A)7” under Amendment Item G1 subject to maximum 
domestic GFA of 407,300m2 and non-domestic GFA of 5,350m2

 

 to reflect 
the existing development of Caribbean Coast (Plan TCTC-4c).  Two 
strips of land adjoining Caribbean Coast are rezoned from “CDA” to “O” 
and area shown as ‘Road’ respectively to tally with the lot boundary of 
TCTL No. 5 under Amendment Item G2. 

8.8.12 Area 14 is partly rezoned from “CDA”, “O” and “G/IC” to 
“Commercial(2)” (“C(2)”) under Amendment Item H1 subject to 
maximum non-domestic GFA of 80,000m2

 

 to reflect the existing 
development of Citygate and One Citygate (Plan TCTC-4c).  A strip of 
land adjoining the Skybridge at Citygate are rezoned from “CDA” to 
“G/IC” and area shown as ‘Road’ to tally with the lot boundary of TCTL 
No. 2 under Amendment Item H2. 

8.8.13 Remaining part of Area 14 which is occupied by the Tung Chung 
Railway Station (Plan TCTC-4c) is rezoned from “CDA”, “G/IC” and 
area shown as ‘Road’ to “OU” annotation ‘Railway Station’ to reflect the 
existing railway station, land status and as-built condition under 
Amendment Item J. 

 
Rezoning of the site at Area 6 (Amendment Item K)(Plans TCTC-1b, TCTC-4a, 
TCTC-4b and TCTC-4d) 
 
8.8.14 Area 6 (about 0.66 ha) (Plans TCTC-1b, TCTC-4a, TCTC-4b and 

TCTC-4d) is currently used as an open public transport interchange.  
This site abuts the Tung Chung Railway Station and is located within the 
retail and commercial centre of the existing Tung Chung town centre 
area. 

 
8.8.15 Area 6 is at present zoned “G/IC” on the TCTC OZP and is reserved for 

public transport interchange (including kiss and ride) with possible 
government offices building on top on the Tung Chung Town Centre 
Area Layout Plan (LP) No. L/I-TCTC/1G.  In tandem with proposing 
GIC facilities to serve the New Town extension in Tung Chung Study, the 
existing provision of GIC facilities and the sites reserved for GIC uses 
within the town centre area have been reviewed.  Area 6 which is no 
longer required for government offices use is considered suitable to be 
rezoned for other appropriate uses.  Considering its prime location, site 
context, existing uses of the surrounding areas and better utilization of 
land, Area 6 is proposed to be rezoned from “G/IC” to “C(3)” for 
commercial uses which may include office and retail uses to complement 
with the commercial developments proposed in TCE in the RODP.  The 
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“C(3)” zone is subject to maximum non-domestic PR of 5 and BH of 
100mPD, which is in line and compatible with the development intensity 
and BHs of the surrounding developments. 

 
8.8.16 An Air Ventilation Assessment (AVA) Expert Evaluation (EE) (Annex V 

of Appendix C) has been conducted to evaluate the air ventilation impact 
of commercial development in Area 6 and recommend measures to 
mitigate the impact of the proposed development on its surroundings, at 
the building design stage.  

 
8.8.17 A Visual Appraisal (Annex VI of Appendix C) has also been conducted.  

The site in Area 6 abuts the major retail and commercial centre, i.e. 
Citygate, and the Tung Chung Railway Station. High-rise residential 
developments including Yu Tung Court, Fu Tung Estate and Tung Chung 
Crescent ranging from about 88mPD to 151mPD in height are located to 
its southeast and southwest. Commercial developments in the area 
including Citygate Outlets, One Citygate and Novotel Citygate Hotel are 
about 22mPD to 75mPD in height.  There are also open spaces and 
other GIC facilities including indoor recreation centre and library in the 
town centre area.  In view of the development constraints, including the 
site area, the required reprovision of the existing PTI, presence of a 
drainage reserve and the railway protection area, and the floor space to be 
achieved and some localized visual impact is unavoidable.  In order to 
minimize its visual impacts, the future developer should explore various 
design measures, such as façade treatment and increasing permeability of 
the development in accordance with the Sustainable Building Design 
(SBD) Guidelines, in the detailed design stage. 

 
8.8.18 The development of Area 6 for commercial uses would require traffic 

impact assessment (TIA) and sewerage impact assessment (SIA) as 
advised by TD and EPD respectively to identify the impacts arising from 
the development and the necessary improvement measures to mitigate 
any possible adverse traffic and sewage impacts.  As confirmed with 
relevant departments, the assessments will be conducted under the new 
Design and Construction Consultancy of Tung Chung New Town 
Extension by CEDD prior to the disposal of the site. 

 
Other Amendment Items (Amendment Items L, M1 to M3, N1 to N2, P, Q1 to 
Q2 and R1 to R3) (Plans TCTC-1b, TCTC-4a, TCTC-4b, TCTC-4d, TCTC-5a 
to TCTC-5c and TCTC-6a to TCTC-6c) 
 
8.8.19 The site to the south of the Tung Chung Development Pier is proposed to 

rezone from “O” to area shown as ‘Road’ to reflect the existing 
loading/unloading area and taxi stand under Amendment Item L (Plans 
TCTC-4a, TCTC-4b and TCTC- 4d). 

 
8.8.20 Zoning boundary adjustments under Amendment Items M1 to M3, N1 

to N2, P, Q1 to Q2 and R1 to R3 are proposed to reflect the existing 
situation, as-built condition, local topography and land status (Plans 
TCTC-5a to TCTC-6c). 
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8.9 There are 10 recognised villages within the proposed revised planning scheme 

area of the TCTC.  Among these villages, only two villages, namely Sha Ha 
(Pa Mei) (Plan TCTC-7a) and Man Wan New Village (Plan TCTC-7b), are 
covered by the existing TCTC OZP. The other villages to be included within the 
planning scheme area are designated with appropriate “V” zone, taking into 
account the existing ‘VE’, the local topography, the existing village settlement 
pattern, site characteristics and the estimated Small House demand.  Areas of 
dense vegetation and difficult terrain are excluded.  The updated Small House 
demand of these 10 recognised villages are summarised at Table 2 below for 
easy reference.  No amendment is proposed for the existing “V” zones for Shan 
Ha (Pa Mei) (Plan TCTC-7a) and Ma Wan New Village (Plan TCTC-7b).  
Besides, as advised by DLO/Is, LandsD, there is no ‘VE’ for Ma Wan Village 
and Tai Po Village.  Thus, no “V” zone is designated for these two villages. 

 
Table 3: Small House Demand for the Recognized Villages and the provision of “V” zones for 

Recognised Villages and other villages within Tung Chung Town Centre Area OZP 

* 

 
Sheung Ling Pei, Ha Ling Pei, Wong Ka Wai and Lung Tseng Tau villages are under a communal ‘VE’ 

Recognized Villages 

Recognized 
Villages 

New demand figures 
As at 1.1.2015 

‘VE’ 
Approx
. Area 
(ha) 

“V” zone 
on draft 

OZP (ha) 

Required 
land to 

meet new 
demand 

(ha) 

Available 
Land to 

meet new 
demand 

(ha) 

Percentage of the 
new demand met 
by available land 

(%) Outstanding 
Demand 

10-year 
forecast 

Chek Lap Kok 
San Tsuen 0 4 0.28 0.37 0.1 0.03 30 

Shan Ha (Pa Mei) 10 17 2.68 2.63 0.83 0.62 74.7 

Ma Wan 0 24 0 0 0.6 0 0 

Wong Nei Uk 7 15 0.23 0.36 0.55 0.21 38.18 

Ma Wan Chung 0 130 5.73 3.16 3.25 1.61 49.54 

Tai Po 0 9 0 0 0.23 0 0 

Sheung Ling Pei 49 * 130 

7.08 7.78 10.73 3.34 31.13 
Ha Ling Pei 53 * 14 

Wong Ka Wai 13 * 86 

Lung Tseng Tau 12 * 48 

Subtotal: 144 477 16.00 14.3 16.29 5.81 35.67 

Resited village and other village 
Existing village 

cluster in Ma 
Wan Chung area 

N/A N/A N/A 0.29 N/A 0 N/A 

Ma Wan New 
Village N/A N/A N/A 2.30 N/A 1.04 N/A 

Subtotal: N/A N/A N/A 2.59 N/A 1.04 N/A 

Total: 144 477 16.00 16.89 16.29 6.85 42.05 
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8.10 Proposed Amendments to the Matters shown on the OZP (Annex II of 

Appendix C) 
 
Amendment Item A1 
 
8.10.1 Incorporation of the area to the west and south of Chung Yan Road into 

the planning scheme area and zone it as “R(A)”, “R(A)1”, “R(A)2”, 
“R(A)3”, “R(B)2”, “G/IC”, “V”, “O”, “OU” annotated “Stormwater 
Attenuation and Treatment Ponds”, “OU” annotated “Petrol Filling 
Station”, “GB”,  “CA”, areas shown as ‘Road’, ‘Nullah’ and ‘River 
Channel’ and stipulation of building height restrictions of 130mPD, 
130mPD, 140mPD, 70mPD for the “R(A)1”, “R(A)2”, “R(A)3” and 
“R(B)2” zones in Areas 39, 42, 46 and 33 respectively and “G/IC” 
zones including 1 storey for Area 63, 2 storeys for Area 62 and the 
“G/IC” zone at the northern part of Hai Lung Pei in Area 49 
respectively, 3 storeys for Area 44 and 8 storeys for Area 108 (Plans 
TCTC-1b, TCTC-2a to TCTC-2g). 

 
Amendment Item A2 
 
8.10.2 Incorporation of areas adjoining the northwestern boundary of the 

Lantau North (Extension) Country Park into the planning scheme area 
and zone it as “GB” (Plans TCTC-1b, TCTC-3a to TCTC-3c). 

 
Amendment Item A3 
 
8.10.3 Incorporation of the Tung Chung Development Pier and 

pier/breakwater at Ma Wan Chung into the planning scheme area and 
zone them as “OU” annotated “Pier” and “OU” annotated “Breakwater” 
(Plans TCTC-1b, TCTC-3a to TCTC-3c). 

 
Amendment Item B1 
 
8.10.4 Excision of existing sea area to the south Chek Lap Kok South Road 

from the planning scheme area (Plans TCTC-1b, TCTC-3a to 
TCTC-3c). 

 
Amendment Item B2 
 
8.10.5 Excision of areas to the east currently covered by the Lantau North 

(Extension) Country Park from the planning scheme area (Plans 
TCTC-1b, TCTC-3a to TCTC-3c). 

 
Amendment Item B3 
 
8.10.6 Excision of an area to the north of Ying Hei Road from the planning 

scheme area for incorporation into the draft Tung Chung Extension 
Area Outline Zoning Plan (OZP) No. S/I-TCE/1 (Plans TCTC-1b, 
TCTC-3a to TCTC-3c). 
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Amendment Item C 
 
8.10.7 Rezoning of the area west of Shun Tung Road and east of Chung Yan 

Road  from “O”, “G/IC”, “R(A)” and area shown as ‘Road’ to “V”, 
“G/IC”, “O”, “R(B)1”, “R(B)3”, “OU” annotated “Pier”, “OU” 
annotated “Breakwater” and area shown as ‘Road’ and stipulation of 
building height restrictions of 75mPD, 55mPD and 45mPD for the 
“R(B)1” and “R(B)3” zones in Areas 23 and 48 and “G/IC” zone in 
Area 24A respectively (Plans TCTC-1b, TCTC-3a, TCTC-3b and 
TCTC-3d to TCTC-3f). 

 
Amendment Item D1 
 
8.10.8 Rezoning of the area occupied by Tung Chung Crescent from 

“Comprehensive Development Area” (“CDA”) and area shown as 
‘Road’ to “R(A)4” (Plans TCTC-1b, TCTC-4a to TCTC-4c). 

 
Amendment Item D2 
 
8.10.9 Rezoning of three strips of land adjoining Tung Chung Crescent from 

“CDA” and “O” to area shown as ‘Road’ (Plans TCTC-1b, TCTC-4a 
to TCTC-4c). 

 
Amendment Item E1 
 
8.10.10 Rezoning of the area occupied by Seaview Crescent from “CDA” and 

“O” to “R(A)5” (Plans TCTC-1b, TCTC-4a to TCTC-4c). 
 
Amendment Item E2 
 
8.10.11 Rezoning of two strips of land adjoining Seaview Crescent from 

“CDA” to “O” and area shown as ‘Road’ (Plans TCTC-1b, TCTC-4a 
to TCTC-4c). 

 
Amendment Item E3 
 
8.10.12 Rezoning of three strips of land adjoining Man Tung Road Park from 

“O” to area shown as ‘Road’ and from area shown as ‘Road’ to “O” 
(Plans TCTC-1b, TCTC-4a to TCTC-4c). 

 
Amendment Item F1 
 
8.10.13 Rezoning of the area occupied by Coastal Skyline from “CDA” and 

“O” to “R(A)6” (Plans TCTC-1b, TCTC-4a to TCTC-4c). 
 
Amendment Item F2 
 
8.10.14 Rezoning of a piece of land adjoining Coastal Skyline from “CDA” to 

“O” and area shown as ‘Road’ (Plans TCTC-1b, TCTC-4a to 
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TCTC-4c). 
 
Amendment Item G1 
 
8.10.15 Rezoning of the area occupied by Caribbean Coast from “CDA”, “O” 

and “G/IC” to “R(A)7” (Plans TCTC-1b, TCTC-4a to TCTC-4c). 
 
Amendment Item G2 
 
8.10.16 Rezoning of two strips of land adjoining Caribbean Coast from “CDA” 

to “O” and area shown as ‘Road’ (Plans TCTC-1b, TCTC-4a to 
TCTC-4c). 

 
Amendment Item H1  
 
8.10.17 Rezoning of the area occupied by Citygate and One Citygate from 

“CDA” , “O” and “G/IC” to “Commercial(2)” (“C(2)”) (Plans 
TCTC-1b, TCTC-4a to TCTC-4c). 

 
Amendment Item H2 
 
8.10.18 Rezoning of a strip of land adjoining the Skybridge at Citygate from 

“CDA” to “G/IC” and area shown as ‘Road’ (Plans TCTC-1b, 
TCTC-4a to TCTC-4c). 

 
Amendment Item J 
 
8.10.19 Rezoning of the area occupied by the Tung Chung Railway Station 

from “CDA”, “G/IC” and area shown as ‘Road’ to “OU” annotation 
“Railway Station” (Plans TCTC-1b, TCTC-4a to TCTC-4c). 

 
Amendment Item K 
 
8.10.20 Rezoning of a piece of land adjoining the Tung Chung Railway Station 

from “G/IC”, “CDA” and area shown as ‘Road’ to “C(3)” and 
stipulation of building height restriction for the “C(3)” zone (Plans 
TCTC-1b, TCTC-4a, TCTC-4b and TCTC-4d). 

 
Amendment Item L 
 
8.10.21 Rezoning of a piece of land in Area 52 along Tung Chung Waterfront 

Road from “O” to area shown as ‘Road’ (Plans TCTC-1b, TCTC-4a, 
TCTC-4b and TCTC-4d). 

 
Amendment Item M1 
 
8.10.22 Rezoning of the area occupied by the railway traction substation and 

portal adjoining Man Tung Road and North Lantau Highway from 
“G/IC” and area shown as ‘Road’ to “OU” annotated “Traction 
Substation cum Portal” (Plans TCTC-1b, TCTC-5a to TCTC-5c). 
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Amendment Item M2 
 
8.10.23 Rezoning of three strips of land adjoining Tung Chung North Park 

along North Lantau Highway from “O” and “G/IC” to area shown as 
‘Road’ (Plans TCTC-1b, TCTC-5a to TCTC-5c). 

 
Amendment Item M3 
 
8.10.24 Rezoning of an area of the Tung Chung North Park from “G/IC” to “O” 

(Plans TCTC-1b, TCTC-5a to TCTC-5c). 
 
Amendment Item N1 
 
8.10.25 Rezoning of a strip of land adjoining North Lantau Highway, Tung 

Chung Waterfront Road, Shun Tung Road and Tat Tung Road from 
“G/IC”, “O” and “OU” annotated “Cable Car Terminal and Related 
Commercial Development” to area shown as ‘Road’ (Plans TCTC-1b, 
TCTC-6a to TCTC-6c). 

 
Amendment Item N2 
 
8.10.26 Rezoning of a strip of land in Area 1 occupied by Tat Tung Road 

Garden from “G/IC” to “O” (Plans TCTC-1b, TCTC-6a to 
TCTC-6c). 

 
Amendment Item P 
 
8.10.27 Rezoning of a strip of land near Tung Chung Railway Station from area 

shown as ‘Road’ to “OU” annotated “Railway Ventilation and Other 
Associated Plants” and two strips of land adjoining the railway 
ventilation site from “OU” annotated “Railway Ventilation and Other 
Associated Plants” to area shown as ‘Road’ (Plans TCTC-1b, 
TCTC-6a to TCTC-6c). 

 
Amendment Item Q1 
 
8.10.28 Rezoning of the strips of land in Area 10 along Tat Tung Road, Shun 

Tung Road and Yu Tung Road from “R(A)”, “OU” annotated “Sewage 
Pumping Station” and “G/IC” to area shown as ‘Road’ (Plans 
TCTC-1b, TCTC-6a to TCTC-6c). 

 
Amendment Item Q2 
 
8.10.29 Rezoning of the strips of land along Yu Tung Road and Cheung Tung 

Road from “GB” and area shown as ‘Road’ to “G/IC” and the strip of 
land along Yu Tung Road from area shown as ‘Road’ to “GB” (Plans 
TCTC-1b, TCTC-6a to TCTC-6c). 
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Amendment Item R1 
 
8.10.30 Rezoning of a strip of land adjoining North Lantau Hospital from 

“G/IC” to area shown as ‘Road’ and a strip of land of the Lantau North 
Divisional Police Station from area shown as ‘Road’ to “G/IC” (Plans 
TCTC-1b, TCTC-6a to TCTC-6c). 

 
Amendment Item R2 
 
8.10.31 Rezoning of a strip of land at Tung Chung Area 27 from area shown as 

‘Road’ to “R(A)1” (Plans TCTC-1b, TCTC-6a to TCTC-6c). 
 
Amendment Item R3 
 
8.10.32 Rezoning of the strips of land adjoining Ma Wan New Village from “V” 

to “GB” and area shown as ‘Road’ and “GB” to “V” respectively (Plans 
TCTC-1b, TCTC-6a to TCTC-6c). 

 
8.11 Proposed Amendments to the Notes of the TCTC OZP 

 
The proposed amendments to the Notes of the OZP with additions in bold and 
italics and deletions in ‘crossed out’

 

 are at Annex III of Appendix C for 
Members’ consideration.  The proposed amendments are summarised as 
follows: 

8.11.1 The covering Notes is revised to include provision relevant to the “CA” 
zone. 

 
8.11.2 The Notes of the “C” zone is revised to include development 

restrictions for the “C(2)” and “C(3)” zones to reflect the maximum 
GFA restrictions for the existing Citygate and One Citygate and the 
maximum PR and BH restrictions for the proposed commercial use in 
Area 6 as mentioned in paragraphs 8.8.7, 8.8.12 and 8.8.14 to 8.8.18 
above. 

 
8.11.3 The Notes of the “CDA” zone is deleted as mentioned in paragraphs 

8.8.7 to 8.8.13 above. 
 
8.11.4 The Notes of the “R(A)” zone is updated to revise the development 

restrictions for the “R(A)1” zone and to include development 
restrictions for the “R(A)2” to “R(A)7” to reflect the maximum PR and 
BH restrictions for the committed public housing developments in Area 
39 and the proposed public housing developments in Areas 42 and 46 
based on the recommendation of the Tung Chung Study and the 
maximum domestic and non-domestic GFA restrictions for the existing 
private residential development of Tung Chung Crescent, Seaview 
Crescent, Coastal Skyline and Caribbean Coast as mentioned in 
paragraphs 8.2.2 to 8.2.4 and 8.8.7 to 8.8.11 above. 

 
8.11.5 To match with the proposed medium-density residential developments 
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in Areas 23, 33 and 48 based on the recommendation of the Tung 
Chung Study as mentioned in paragraphs 8.2.5, 8.8.1 and 8.8.2 above, a 
new set of Notes for the “R(B)” zone including three sub-zones 
“R(B)1”, “R(B)2” and “R(B)3” based on the Master Schedule of Notes 
(MSN) for “R(B)” zone with revisions is incorporated. 

 
8.11.6 The Notes of the “G/IC” zone is updated to delete “Flat (Government 

Staff Quarters only)” use from Column 1, add “Flat” use in Column 2 
based on the MSN for “G/IC” zone and to include Remarks for the 
“G/IC” zone. 

 
8.11.7 The Notes of the “OU” annotated “Pier” zone is revised to amend 

“Government Use” to “Government Use (not elsewhere specified)” in 
Column 2. 

 
8.11.8 To match with the proposed new zonings of “OU” zones for Tung 

Chung Railway Station in Area 5A, the existing breakwater at Ma Wan 
Chung area and the stormwater attenuation and treatment ponds in Area 
45A as mentioned in paragraphs 8.2, 8.4 and 8.8.13 above, three sets of 
new Notes for “OU” annotated ‘Railway Station’, “OU” annotated 
‘Breakwater’ and “OU” annotated ‘Stormwater Attenuation and 
Treatment Ponds’ are incorporated. 

 
8.11.9 The Notes of the “GB” zone is revised to add “House” use in Column 2 

and Remarks regarding division of streams, filling or excavation of land 
based on the MSN for “GB” zone. 

 
8.11.10 To match with the “CA” zones required by AFCD as mentioned in 

paragraph 8.2.6(g) above, a new set of Notes for the “CA” zone based 
on the MSN for “CA” zone with revisions is incorporated. 

 
8.12 Revision to the Explanatory Statement of the OZP 

 
The Explanatory Statement (ES) of the OZP has been revised to take into 
account the proposed amendments as mentioned in the above paragraphs.  
Opportunity has also been taken to update the general information for the 
various land use zones to reflect the latest status and planning circumstances of 
the OZP. A copy of the revised ES with the proposed additions highlighted in 
bold and italics and deletions in ‘crossed out’

 
 is at Annex IV of Appendix C. 

 
9.  Notes of the OZPs 
 

9.1  Attached to each of the draft OZP is a set of Notes that shows the types of uses 
or developments which are always permitted within the Area and other uses for 
which planning permission from the Board should be sought (Annex II of 
Appendix A and Annex III of Appendices B and C). The provision for 
application for planning permission under section 16 of the Ordinance allows 
flexibility in land-use planning and control of development to meet the changing 
needs.  To provide flexibility for development with design adopted to the 
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characteristics of particular sites, minor relaxation of the specific development 
restriction(s) stated in the Notes for particular zones may be considered by the 
Board through the planning permission system. Each proposal will be considered 
on its individual planning merits.  

 
9.2 The draft Notes are formulated on the basis of the latest set of Master Schedule 

of Notes (MSN) endorsed by the Board.  In view of the unique development 
nature of the TCNT, some additions to/deviation from the MSN are proposed to 
the Notes attached to the each OZPs.  

 
 
10.  Plans Number 
 

Upon gazetting, the draft TCE OZP, TCV OZP and TCTC OZP will be renumbered as 
S/I-TCE/1, S/I-TCV/1 and S/I-TCTC/21. 

 
 
11. Implementation 

 
The OZPs provides a broad land use framework within which more detailed 
departmental ODP will be prepared in consultation with government departments 
concerned.  The ODP is a non-statutory plan which will be used as the basis for 
public works planning and site reservation of purposes.  It includes information on 
detailed land uses, development parameters and boundaries of individual sites, green 
coverage, waterworks and drainage reserves, site formation levels, road alignment and 
dimensions, location of pedestrian facilities, public utility facilities as well as other 
building and engineering requirements.  These should generally be followed in land 
transactions and allocations.  In particular, the OZPs together with the ODP will serve 
as the basis for processing the lease modification applications and land sales.  

 
 
12. Consultation 

 
12.1 The draft OZPs together with the Notes and the ESs have been circulated to the 

relevant government bureaux and departments for comments. Comments 
received have been incorporated into the draft OZPs No. S/I-TCE/C, S/I-TCV/C 
and S/I-TCTC/20D together with their Notes and ESs as appropriate.  

 
12.2 Subject to the Board’s agreement, the Islands District Council (IDC), Tung 

Chung Rural Committee (TCRC) will be consulted on the draft OZPs during the 
exhibition period of the draft TCE OZP No. S/I-TCE/1, draft TCV OZP No. 
S/I-TCV/1 and draft TCTC OZP No. S/I-TCTC/21.  

 
 

13. Decision Sought 
 
Members are invited to agree that: 
 
(a)  that the following two new draft Outline Zoning Plans (OZPs) and their Notes 

are suitable for public exhibition under section 5 of the Town Planning 
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Ordinance (the Ordinance): 
 

(i)  the draft TCE OZP No. S/I-TCE/C (to be renumbered as S/I-TCE/1) 
(Annex I of Appendix A) and its Notes (Annex II of Appendix A); and 

 
(ii) the draft TCV OZP No. S/I-TCV/C (to be renumbered as S/I-TCV/1) 

(Annex II of Appendix B) and its Notes (Annex III of Appendix B); 
 
(b) that the proposed amendments to the approved TCTC OZP No. S/I-TCTC/20 

(Annex II of Appendix C) and its Notes (Annex III of Appendix C) are 
suitable for exhibition for public exhibition under section 5 of the Ordinance; 
and 

 
(c) that the ESs of the two new draft TCE and TCV OZPs (Annex III of Appendix 

A and Annex IV of Appendix B) and the revised ES of the draft TCTC OZP 
(Annex IV of Appendix C) are an expression of the Board’s planning intention 
and objectives for various land uses of the OZPs. 

 
 
14. Attachments 
 
Plan 1 Recommended Outline Development Plan for Tung Chung East 
Plan 2 Recommended Outline Development Plan for Tung Chung West 
Plan 3a Proposed Planning Scheme Boundary of the Three Statutory Plans 
Plan 3b Proposed Planning Scheme Boundary for Tung Chung Extension Area 
Plan 3c Proposed Planning Scheme Boundary for Tung Chung Valley 
Plan 3d Proposed Planning Scheme Boundary for Tung Chung Town Centre Area 
Plan 4a Urban Design Concept for Tung Chung East 
Plan 4b Urban Design Concept for Tung Chung West 
Plan 4c Commercial Facilities in Tung Chung East 
Plan 4d Pedestrian and Cycling Network in Tung Chung East 
Plan 4e Pedestrian and Cycling Network in Tung Chung West 
  
Plan TCE-1 Aerial Photo of Tung Chung Extension Area 
Plan TCE-2 Site Photo 
  
Plan TCV-1 Tung Chung Valley OZP – Aerial Photo 
Plan TCV-2 Existing Physical Features 
Plan TCV-3 Village Environs, Land Ownership and Proposed “Village Type Development 

Zone 
Plan TCV-4 Cultural Heritage, Major Religious Building and Local Features 
Plan TCV-5a to 
TCV-5f 

Site Photos 

  
Plan TCTC-1a  Location Plans – Tung Chung Town Centre OZP No. S/I-TCTC/20 
Plan TCTC-1b Location Plans – Tung Chung Town Centre OZP No. S/I-TCTC/20D 
Plan TCTC-2a Proposed Amendment Item A1 – Site Plan 
Plan TCTC-2b Proposed Amendment Item A1 – Aerial Photo 
Plans TCTC-2c 
to TCTC-2g 

Proposed Amendment Item A1 – Site Photos 
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Plan TCTC-3a Proposed Amendment Items A2, A3, B1 to B3 and C – Site Plan 
Plan TCTC-3b Proposed Amendment Items A2, A3, B1 to B3 and C – Aerial Photo 
Plans TCTC-3c 
to TCTC-3f 

Proposed Amendment Items A2, A3, B1 to B3 and C – Site Photos 

Plan TCTC-4a Proposed Amendment Items D, E, F, G, H, J and K – Site Plan 
Plan TCTC-4b Proposed Amendment Items D, E, F, G, H, J and K – Aerial Photo  
Plans TCTC-4c 
to TCTC-4d 

Proposed Amendment Items D, E, F, G, H, J, K and L – Site Photos 

Plan TCTC-5a Proposed Amendment Items M1 to M3 – Site Plan  
Plan TCTC-5b Proposed Amendment Items M1 to M3 – Aerial Photo  
Plan TCTC-5c  Proposed Amendment Items M1 to M3 – Site Photos 
Plan TCTC-6a Proposed Amendment Items N, P, Q and R – Site Plan 
Plan TCTC-6b Proposed Amendment Items N, P, Q and R – Aerial Photo 
Plan TCTC-6c Proposed Amendment Items N, P, Q and R – Site Photos 
Plans TCTC-7a 
to TCTC-7b 

Recognized Villages and other villages – Site Photos 

  
Appendix A Tung Chung Extension Area 

Annex I Draft Tung Chung Extension Area OZP No. S/I-TCE/C 
Annex II Notes of the Draft Tung Chung Extension Area OZP No. S/I-TCE/C 
Annex III Explanatory Statement of Draft Tung Chung Extension Area OZP No. 

S/I-TCE/C 
  

Appendix B Tung Chung Valley 
Annex I Draft Tung Chung Valley DPA Plan No. DPA/I-TCV/1 (reduced scale) 
Annex II Draft Tung Chung Valley OZP No. S/I-TCV/C 
Annex III Notes of the Draft Tung Chung Valley OZP No. S/I-TCV/C 
Annex IV Explanatory Statement of Draft Tung Chung Valley OZP No. S/I-TCV/C 
Annex V Summary of views on the draft Tung Chung Valley Development Permission 

Area Plan No. DPA/I-TCV/1 received during the public exhibition period  
 

  
Appendix C Tung Chung Town Centre Area 

Annex I Approved Tung Chung Town Centre Area OZP No. S/I-TCTC/20 (reduced 
scale) 

Annex II Draft Tung Chung Town Centre Area OZP No. S/I-TCTC/20D 
Annex III Schedule of Amendments and revised Notes of the Draft Tung Chung Town 

Centre Area OZP No. S/I-TCTC/20D 
Annex IV Revised Explanatory Statement of Draft Tung Chung Town Centre OZP No. 

S/I-TCTC/20D 
Annex V Air Ventilation Assessment - Expert Evaluation for Area 6 in Tung Chung  
Annex VI Visual Appraisal for Area 6 in Tung Chung  

 
 
Planning Department 
December 2015 









































































































DRAFT TUNG CHUNG EXTENSION AREA 
OUTLINE ZONING PLAN NO. S/I-TCE/C 

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

 
NOTES 

 
(N.B.  These form part of the Plan) 

 
(1) 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 

 
(ii) 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 
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prevailing at the time when the use or change of use was approved. 
 
(4) 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. 

 
(5) Road junctions, alignments of roads and railway tracks, and boundaries between zones 

may be subject to minor adjustments as detailed planning proceeds. 
 
(6) 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. 

 
(7) 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. 

 
(8) 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: 

 
on-street vehicle park and railway track. 

 
(9) 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. 

 
(10) 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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Schedule of Uses 
 
 
 

 Page 
 

 COMMERCIAL 1 
 

RESIDENTIAL (GROUP A) 3 
 
RESIDENTIAL (GROUP B) 6 

 
GOVERNMENT, INSTITUTION OR COMMUNITY 9 

 
OPEN SPACE 11 
 
OTHER SPECIFIED USES 12 
 
GREEN BELT 17 
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COMMERCIAL 
 

 
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 

 
Broadcasting, Television and/or Film Studio 
Flat 
Government Refuse Collection Point 
Hospital 
Mass Transit Railway Vent Shaft and/or  
 Other Structure above Ground Level 
 other than Entrances 
Petrol Filling Station 
Residential Institution 

Commercial Bathhouse/Massage Establishment 
Eating Place 
Educational Institution  
Exhibition or Convention Hall 
Government Use (not elsewhere specified) 
Hotel 
Information Technology and  
  Telecommunications Industries 
Institutional Use (not elsewhere specified)  
Library 
Off-course Betting Centre 
Office 
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   
School  
Shop and Services  
Social Welfare Facility  
Training Centre   
Utility Installation for Private Project  
Wholesale Trade   

 
 

Planning Intention 
 

This zone is intended primarily for commercial developments, which may include uses such as 
office, shop, services, place of entertainment, eating place and hotel, functioning as territorial 
business/financial centre and regional or district commercial/shopping centre. These areas are 
usually major employment nodes. 
 
 

(Please see next page) 
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COMMERCIAL (Cont’d) 

 
Remarks 

 
(a)  On land designated “C”, 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 plot ratio of 5, or the plot 
ratio of the existing building, whichever is the greater. 

 
(b)  On land designated “C(1)” to “C(3)”, 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 plot ratio specified below, 
or the plot ratio of the existing building, whichever is the greater: 

 
Sub-area 

 
Maximum Plot Ratio 

C(1) 
 

9.5 
 

C(2) 
 

9 

C(3) 
 

3 
 

  
(c)   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 the maximum building height in terms of metres above Principal Datum as 
stipulated on the Plan, or the height of the existing building, whichever is the greater.  
 

(d)  In determining the relevant maximum plot ratio for the purposes of paragraphs (a) and 
(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, provided such uses and 
facilities are ancillary and directly related to the development or redevelopment, may be 
disregarded.  
 

(e) Based on the individual merits of a development or redevelopment proposal, minor 
relaxation of the plot ratio and/or building height restrictions stated in paragraphs (a) to 
(c) above may be considered by the Town Planning Board on application under section 
16 of the Town Planning Ordinance. 
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RESIDENTIAL (GROUP A) 
 

 
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 
Flat 
Government Use (not elsewhere specified) 
House 
Library 
Market 
Place of Recreation, Sports or Culture  
Public Clinic 
Public Vehicle Park (for cycles only) 
Public Transport Terminus or Station 
 (excluding open-air terminus or station) 
Residential Institution 
School (in free-standing 
 purpose-designed building only)  
Social Welfare Facility 
Utility Installation for Private Project 
   

Commercial Bathhouse/Massage Establishment 
Eating Place  
Educational Institution 
Exhibition or Convention Hall 
Government Refuse Collection Point  
Hospital 
Hotel 
Institutional Use (not elsewhere specified)  
Mass Transit Railway Vent Shaft and/or Other 

Structure above Ground Level other than 
Entrances  

Office 
Petrol Filling Station 
Place of Entertainment  
Private Club  
Public Convenience  
Public Transport Terminus or Station  
 (not elsewhere specified)  
Public Utility Installation 
Public Vehicle Park (not elsewhere specified, 
 excluding container vehicle) 
Religious Institution 
School (not elsewhere specified) 
Shop and Services 
Training Centre  

 
 
 
 
 
 

(Please see next page)
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RESIDENTIAL (GROUP A) (Cont’d) 
 

 
Column 1 

Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

  
In addition, the following uses are always 
permitted (a) on the lowest three floors of a 
building, taken to include basements; or (b) in 
the purpose-designed non-residential portion of 
an existing building, both excluding floors 
containing wholly or mainly car parking, 
loading/unloading bays and/or plant room: 
 

 
 

  
Eating Place  
Educational Institution   
Institutional Use (not elsewhere specified)   
Off-course Betting Centre  
Office  
Place of Entertainment   
Private Club   
Public Convenience   
Recyclable Collection Centre   
School  
Shop and Services  
Training Centre   

 
 

Planning Intention 
 

This zone is intended primarily for high-density residential developments.  Commercial uses 
are always permitted on the lowest three floors of a building or in the purpose-designed 
non-residential portion of an existing building. 
 
 

Remarks 
 

(a)  On land designated “R(A)”, 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 plot ratio of 5, or 
the plot ratio of the existing building, whichever is the greater. 

 
 
 

(Please see next page) 
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RESIDENTIAL (GROUP A) (Cont’d) 
 
 
(b)  On land designated “R(A)1” to “R(A)5”, 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 plot ratio specified below, 
or the plot ratio of the existing building, whichever is the greater: 

 
Sub-area 

 
Maximum Plot Ratio 

R(A)1 
 

6.9 

R(A)2 
 

6.5 

R(A)3 6.4 
 

R(A)4 5.9 
 

R(A)5 5.4 
 
 

(c) 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 
the maximum building height in terms of metres above Principal Datum as stipulated on 
the Plan, or the height of the existing building, whichever is the greater.  

 
(d) In determining the relevant maximum plot ratio for the purposes of paragraphs (a) and (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 Government, institution 
or community facilities as required by the Government may be disregarded.   

 
(e) On land designated “R(A)3”, any floor space that is constructed or intended for use 

solely as public transport terminus may be disregarded. 
 
(f) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the plot ratio and/or building height restrictions stated in paragraphs (a) to (c) 
above may be considered by the Town Planning Board on application under section 16 of 
the Town Planning Ordinance. 
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RESIDENTIAL (GROUP B) 
 

 
Column 1 

Uses always permitted 

Column 2 
Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 
Flat 
Government Use (Police Reporting Centre, 
 Post Office only) 
House 
Library 
Residential Institution 
School (in free-standing purpose- 
 designed building only) 
Utility Installation for Private Project 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Eating Place 
Educational Institution 
Government Refuse Collection Point 
Government Use (not elsewhere specified) 
Hospital 
Hotel 
Institutional Use (not elsewhere specified) 
Market 
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 
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 
School (not elsewhere specified)  
Shop and Services 
Social Welfare Facility  
Training Centre 

 
 
 
 

(Please see next page) 
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RESIDENTIAL (GROUP B) (Cont’d) 
 

 
Column 1 

Uses always permitted 

Column 2 
Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 
On land designated “R(B)1”, “R(B)2”, “R(B)4” 
and “R(B)5”, the following uses are always 
permitted (a) on the lowest three floors of a 
building, taken to include basements; or (b) in 
the purpose-designed non-residential portion of 
an existing building, both excluding floors 
containing wholly or mainly car parking, 
loading/unloading bays and/or plant room: 
 
 
Eating Place 
School (Kindergarten only) 
Shop and Services 

Planning Intention 
 
This zone is intended primarily for medium-density residential developments where 
commercial uses serving the residential neighbourhood may be permitted with or without 
application to the Town Planning Board. 
 

Remarks 
 

(a)  On land designated “R(B)1” to “R(B)6”, 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 plot ratio specified below, 
or the plot ratio of the existing building, whichever is the greater: 
 

Sub-area 
 

Maximum Plot Ratio 

R(B)1 
 

3.9 

R(B)2 
 

3.8 

R(B)3 3.5 
 

R(B)4 
 

3.4 

R(B)5 2.8 
 

R(B)6 
 

2.5 
  

 
(Please see next page) 
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RESIDENTIAL (GROUP B) (Cont’d) 
 
 

(b)  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 the maximum building height in terms of metres above Principal Datum as 
stipulated on the Plan, or the height of the existing building, whichever is the greater. 

 
(c) In determining the relevant maximum plot ratio for the purposes of paragraph (a) 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.  

 
(d) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the plot ratio and/or building height restrictions stated in paragraphs (a) and 
(b) above may be considered by the Town Planning Board on application under section 
16 of the Town Planning Ordinance. 
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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 
Eating Place (Canteen, Cooked Food Centre only) 
Educational Institution 
Exhibition or Convention Hall 
Field Study/Education/Visitor Centre  
Flat (Government Staff Quarters only, on land 

designated “G/IC(1)” only) 
Government Refuse Collection Point 
Government Use (not elsewhere specified) 
Hospital 
Institutional Use (not elsewhere specified)  
Library 
Market 
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 (not elsewhere specified) 
Funeral Facility 
Holiday Camp 
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 

Residential Institution 
Sewage Treatment/Screening Plant 
Shop and Services 
Utility Installation for Private Project 

 
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. 
 

(Please see next page) 
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GOVERNMENT, INSTITUTION OR COMMUNITY (Cont’d) 
 

Remarks 
 
 

(a)  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 
the maximum building height in terms of number of storey(s) or metres above Principal 
Datum as stipulated on the Plan, or the height of the existing building, whichever is the 
greater. 

 
(b) In determining the relevant maximum number of storeys for the purposes of paragraph 

(a) above, any basement floor(s) may be disregarded. 
 
(c) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the building height restrictions stated in paragraph (a) above may be 
considered by the Town Planning Board on application under section 16 of the Town 
Planning Ordinance. 
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OPEN SPACE 
 

 
Column 1 

Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

  
Aviary 
Field Study/Education/Visitor Centre  
Park and Garden 
Pavilion  
Pedestrian Area  
Picnic Area 
Playground/Playing Field 
Promenade  
Public Convenience 
Public Vehicle Park (for cycles only) 
Sitting Out Area  

Eating Place 
Government Refuse Collection Point 
Government Use (not elsewhere specified) 
Holiday Camp  
Mass Transit Railway Vent Shaft and/or Other 
 Structure above Ground Level other than 
 Entrances  
Pier 
Place of Entertainment  
Place of Recreation, Sports or Culture 
Private Club  
Public Transport Terminus or Station 
Public Utility Installation 
Public Vehicle Park (not elsewhere specified, 
 excluding container vehicle) 
Religious Institution 
Service Reservoir 
Shop and Services 
Tent Camping Ground  
Utility Installation for Private Project 

 
 
 
 
 
 
 
 
 
 
 

Planning Intention 
 
This zone is intended primarily for the provision of outdoor open-air public space for active 
and/or passive recreational uses serving the needs of local residents as well as the general 
public. 
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OTHER SPECIFIED USES 
 

 
Column 1 

Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

 
 

For “Petrol Filling Station” Only 
 

Petrol Filling Station  
 
 

Planning Intention 
 

This zone is intended for the development of petrol filling station. 
 
 

Remarks 
 
 

(a)  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 the 
maximum building height in terms of metres above Principal Datum as stipulated on the 
Plan, or the height of the existing building, whichever is the greater. 

 
(b) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the building height restriction stated in paragraph (a) above may be considered 
by the Town Planning Board on application under section 16 of the Town Planning 
Ordinance. 

 
 

 
For “Railway Station” Only 

 
Railway Station 
Mass Transit Railway Vent Shaft and/ or Other 

structure above Ground Level other than 
Entrances 

Government Use (not elsewhere specified) 
Public Utility Installation 
Utility Installation for Private Project 

  
 

Planning Intention 
 

This zone is intended for the development of the Mass Transit Railway Station. 
 

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

 
Column 1 

Uses always permitted 
 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

 
For “Commercial and Residential Development cum Public Transport Interchange” Only 

 
Ambulance Depot 
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 
Mass Transit Railway Vent Shaft and/or Other 

Structure above Ground Level other than 
Entrances  

Off-course Betting Centre 
Office 
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 
Residential Institution 
School 
Shop and Services 
Social Welfare Facility 
Training Centre 
Utility Installation for Private Project 

Broadcasting, Television and/or Film Studio 
Commercial Bathhouse/Massage Establishment 
Petrol Filling Station 
 

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

 
For “Commercial and Residential Development cum Public Transport Interchange” Only 

(Cont’d) 
 

Planning Intention 
 
This zone is intended for an integrated development for commercial and residential uses cum 
public transport interchange with the provision of open space and Government, institution or 
community facilities. The commercial developments may include uses such as office, shop, 
services, place of entertainment and eating place, functioning as territorial business / financial 
centre and regional and district commercial / shopping centre.  
 

Remarks 
 
(a) 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 plot ratio of 8.8, or the plot ratio of the existing building, whichever is the 
greater. 

 
(b) 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 
the maximum building height in terms of metres above Principal Datum as stipulated on 
the Plan, or the height of the existing building, whichever is the greater. 

 
(c) In determining the relevant maximum plot ratio for the purposes of paragraph (a) 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 Government, institution 
or community facilities and public transport terminus as required by the Government 
may be disregarded.   

 
(d) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the plot ratio and/or building height restrictions stated in paragraphs (a) and 
(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 

Uses always permitted 
 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

 
For “Marina Club, Boat Repairing and Commercial Facilities 

associated with Marina Development” Only 
 

Boat Repairing (Area A only) 
Eating Place 
Marina Club 
Shop and Services 
 

Hotel 
Government Refuse Collection Point 
Government Use (not elsewhere specified) 
Office 
Place of Entertainment 
Place of Recreation, Sports or Culture 
Public Utility Installation 
Recyclable Collection Centre 
 

 
Planning Intention 

 
This zone is primarily intended for the development of a marina club with boat repairing and 
commercial facilities associated with the marina development.  

 
 

Remarks 
 

(a)  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 plot ratio specified below, or the plot ratio of the existing building, 
whichever is the greater: 

 
Sub-area 

 
Maximum Plot Ratio 

Area A 
 

1 
 

Area B 
 

3 

 
(b) 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 the maximum building height in terms of metres above Principal Datum as 
stipulated on the Plan, or the height of the existing building, whichever is the greater. 
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(c) In determining the maximum plot ratio for the purposes of paragraph (a) above, any 
floor space that is constructed or intended for use solely as car park, loading/unloading 
bay, plant room and caretaker’s office, provided such uses and facilities are ancillary 
and directly related to the development or redevelopment, may be disregarded.   

 
(d) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the plot ratio and/or building height restrictions stated in paragraphs (a) 
and (b) above may be considered by the Town Planning Board on application under 
section 16 of the Town Planning Ordinance. 
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GREEN BELT 
 

 
Column 1 

Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

 
Agricultural Use 
Government Use (Police Reporting Centre 

only) 
Nature Reserve  
Nature Trail  
On-Farm Domestic Structure  
Picnic Area  
Public Convenience 
Tent Camping Ground 
Wild Animals Protection Area  

 
Animal Boarding Establishment 
Broadcasting, Television and/or Film Studio 
Columbarium (within a Religious Institution or 

extension of existing Columbarium only) 
Crematorium (within a Religious Institution or 

extension of existing Crematorium only) 
Field Study/Education/Visitor Centre  
Government Refuse Collection Point 
Government Use (not elsewhere specified) 
Holiday Camp 
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 

 
 

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 preserve the existing topography and natural 
vegetation at the fringe of the new town as well as to provide passive recreational outlets.  There is 
a general presumption against development within this zone. 
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 DRAFT TUNG CHUNG EXTENSION AREA 
OUTLINE ZONING PLAN NO. S/I-TCE/C 

 
 (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 Tung 
Chung Extension Area Outline Zoning Plan (OZP) No. S/I-TCE/C.  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 
 
On 24 April 2015, under the power delegated by the Chief Executive, the Secretary for 
Development, directed the Board, under section 3(1)(a) of the Town Planning 
Ordinance (the Ordinance), to prepare an OZP for the Tung Chung Extension area.   On 
XX January 2016, the draft Tung Chung Extension Area OZP No. S/I-TCE/1 (the Plan) 
was exhibited for public inspection under section 5 of the Ordinance.   

 
 
 

3. OBJECT OF THE PLAN 
 

3.1 The object of the Plan is to indicate the broad land use zonings and major 
transport networks so that development and redevelopment within the Planning 
Scheme Area (the Area) can be put under statutory planning control.  Such 
control is necessary to develop Tung Chung Extension Area as part of the 
balanced community of Tung Chung New Town.  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. 

 
3.2 The Plan is to illustrate the broad principles of development 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. 

 
3.3 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 
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taken into account in plot ratio 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 Tung Chung area and not to 
overload the road network in this area. The land use zones may also include 
local open space and internal access and/or emergency vehicular access within 
and serving the sites. These areas are to be excluded in determining the net site 
area for the purpose of plot ratio (PR) and/or gross floor area (GFA) calculation.  

 
 

4. NOTES OF THE PLAN 
 

4.1 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.   

 
4.2 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 and can be downloaded from the Board’s 
website at http://www.info.gov.hk/tpb. 

 
 
5. THE PLANNING SCHEME AREA 

 
5.1 The Area, covering a total area of about 216.67 hectares (ha), is located on the 

northshore of Lantau Island to the southeast of the Hong Kong International 
Airport (HKIA) at Chek Lap Kok, to the south of the artificial island of the 
Hong Kong Boundary Crossing Facilities (HKBCF) of the Hong 
Kong-Zhuhai-Macao Bridge (HZMB), and to the northwest of Tai Ho.    The 
Area is planned as an extension area of the Tung Chung New Town from its 
existing town centre area.  It consists of the existing Area 52 to Area 56 to the 
north of Ying Hei Road, the reclamation area of the New Town extension (about 
120.5 ha) and the reclamation area for the planned Road P1 (Tung Chung – Tai 
Ho Section) (about 8.6 ha) connecting the Area with the existing town centre 
area and North Lantau Highway (NLH).  Mass Transit Railway (MTR) Siu Ho 
Wan Depot is located to the southeast and the Lantau North (Extension) 
Country Park is to its south.  The Tuen Mun-Chek Lap Lok Link (TM-CLKL) 
connecting the HKBCF of HZMB with NLH is located to the east of the Area.  

 
5.2 The Area is separated from the artificial island of HKBCF of HZMB by a water 

channel of about 390m wide.  NLH and the MTR Airport Express (AE) and 
Tung Chung Line (TCL) pass through the southern part of the Area to link with 
the town centre area and the airport island.  According to the Recommended 
Outline Development Plan (RODP) formulated under the Tung Chung New 
Town Extension Sudy (the Tung Chung Study), a planned railway station in 
Area 112 is located along TCL connecting to Tung Chung Railway Station and 
Sunny Bay Railway Station.  
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5.3 Complex geological conditions are known to exist within the Northshore Lantau 
Area, which can have significant effects on foundation design and construction 
in terms of both development costs and construction programme.  The affected 
area is referred to as “the Designated Area of Northshore Lantau”.  Information 
on the geology of Tung Chung and technical guidance on foundation works are 
available from the Civil Engineering Library and the website of the Civil 
Engineering and Development Department (CEDD).  

 
5.4 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 as shown on the Plan.  

 
 
6. POPULATION 
 

There is currently no population in the Area as no development has been completed yet 
for population intake.  The planned population in the Area is about 147,200.  

 
 
7. PLANNING DESIGN CONCEPT AND FEATURES  

 
7.1 The Tung Chung Study was jointly commissioned by CEDD and the Planning 

Department, with the overall objective to extend Tung Chung into a distinct 
community and propose a development plan which can meet housing, social, 
economic, environmental and local needs.  Three stages of public engagement 
were conducted and a RODP on future land uses of the proposed New Town 
extension in Tung Chung East (TCE) and Tung Chung West (TCW) has been 
formulated under the Tung Chung Study.  TCE New Town extension area falls 
within the Area and the detailed land uses in the Area are designated on the basis 
of the RODP with the following design concepts and features relevant to the 
Area (Figures 2 to 7) and taken into account other relevant planning 
considerations: 

 
 Optimization of Development Potential of Tung Chung New Town (Figure 2) 
 
7.1.1 One of the objectives of the Tung Chung New Town extension is to meet 

housing and other development needs of the territory.  As such, 
development potential of the New Town extension has been optimized, 
taking into account various constraints and considerations, including the 
Airport Height Restriction (AHR) and urban design concept.  TCE will 
be served by a new railway station on TCL.  To capitalize on the 
enhanced accessibility to mass public transport, the sites within 500m 
walking catchment of the proposed railway station will have higher PRs 
which are in line with the Transport Oriented Development concept to 
encourage the use of rail mode transport and to take advantage of the 
convenient public transportation network.  A “Metro Core Area” is 
proposed to function as the key centre for the entire TCE and a total PR 
of 8.8 is proposed.  The “Metro Core Area” (Area 113) will be 
developed as an integrated development with housing, office and retail 
facilities.  A public transport interchange (PTI) is planned at the “Metro 
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Core Area” to provide convenient transfer with other modes of public 
transport.    Residential sites in Areas 99, 100, 114 to 117 and 133 (with 
PRs from 6.4 to 6.9) and commercial sites in Areas 57, 129 and 130 
(with PRs from 9 to 9.5) are also high-density developments within the 
500m catchment of the planned TCE railway station and the PTI.  Other 
sites will have PRs and building heights (BHs) descending from the 
“Metro Core Area” towards the waterfront.   

 
Gateway to the New Town 

 
7.1.2 As part of the Tung Chung New Town extension, the Area is located at a 

prominent location which is connected with major infrastructures such 
as HKIA, HKBCF of HZMB, TM-CLKL, NLH, and MTR AE and TCL.  
The Area has an opportunity to create an inspiring and lasting image that 
represents the city’s urban identity to the world.  Located strategically 
along the North Lantau Coast, the Area is endowed with an extensive 
coastline that will be highly visible from HKIA, as well as HKBCF and 
TM-CLKL. Developments along the waterfront including the 
post-secondary institution in Area 137 and sports ground in Area 138 
would have opportunities for adopting creative architectural design that 
helps establishing a unique and memorable character at the gateway of 
the Tung Chung New Town to be enjoyed by residents and visitors. 

 
Regional Commercial Hub (Figure 3) 

  
7.1.3 The proposed commercial developments in TCE and the North 

Commercial District (NCD) in HKIA have been planned to be 
complementary with each other.  With a comparative advantage due to 
its good accessibility to the city centre and proximity to the residential 
developments, TCE provides an opportunity for the development of a 
regional office node with a GFA of about 500,000m2

 

 for office use at the 
“Metro Core Area” and its adjoining area. 

7.1.4 About 163,300m2 GFA will be provided for regional retail uses and 
113,700m2 GFA for local retail uses in the Area.  Capitalizing on the 
opportunities from a proposed marina at the waterfront, a hotel in Area 
128 with a GFA of about 50,000m2

 

 (about 1,000 rooms) with retail, 
dining and tourism-associated facilities is to be provided.  

Building Height Strategy (Figures 2 and 5) 
 

7.1.5 The BH for the developments within the Area is subject to the gazetted 
Airport Height Restriction Plan (AHRP) and any potential amendments 
to the gazetted AHRP related to the development of the HKIA in the 
Expansion of HKIA into a Three Runway System 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 Airport Height Restriction 
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(AHR), or any amendment thereto. 
 
7.1.6 Stepped BH profile is adopted by which BHs are gradually reduced from 

the mountain backdrop in the south to the waterfront area in the north.  
This creates a distinctive outline of a varied urban environment as well 
as respecting the current setting of the mountain and the sea.  

 
Breezeways and View Corridors (Figures 2 and 6) 
 
7.1.7 Assessments on air ventilation and visual impact have been conducted in 

the Tung Chung Study.  Non-building areas (NBAs) are planned to serve 
as breezeways taken account of prevailing wind to improve air 
circulation and/or to provide major view corridors from the hillside to 
the sea area to the north.  They are strategically placed in order to create 
a comprehensive breezeway system to promote better air ventilation and 
urban climate. The breezeways incorporate opportunities to provide 
views to the mountain backdrop and the sea from various nodes and 
open spaces within the Area.  Detailed restrictions of NBAs for 
individual sites will be set out in the departmental Outline Development 
Plan (ODP) to be prepared. 

 
Comprehensive Connectivity (Figure 4) 
   
7.1.8 A new railway station at TCE is proposed to serve the New Town 

extension. A section of Road P1 connecting the Area with NLH will be 
constructed to provide external highway connection.  A comprehensive 
road network has been designed within the Area to connect the 
residential sites, commercial sites and Government, institution or 
community (GIC) facilities. PTIs will be provided to facilitate 
convenient transfer of various transport modes and enhancement of 
internal circulation.  Comprehensive pedestrian network incorporated 
into the Linear Park system in the Area will link up the “Metro Core 
Area” and other residential sites with the waterfront, the town centre 
area and all the key public facilities and activity nodes such as the 
waterfront parks and marina.  Cycling networks are also provided along 
major roads and the waterfront promenade in the Area to encourage the 
use of cycling.  These measures would reduce the demand for vehicles 
and thus reduce greenhouse gas emissions. 

   
 Landscape Framework (Figure 7) 
   
7.1.9 The landscape framework is designed to co-ordinate the proposed 

streetscapes, open space system, Central Green and waterfront 
promenade to create strong linkages within the Area with the town 
centre area.  The Central Green is designed to form the focus of the 
landscape framework for the Area to provide a signature, high quality 
open space corridor through the heart of the development and is 
accessible to all. To provide a continuous pedestrian thoroughfare all the 
way from the railway station to the waterfront, the section of road 
running across the Central Green will be provided as a depressed road 
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underneath the Central Green. The open space system is designated 
along the major wind paths. As part of a comprehensive circulation 
strategy, the Linear Parks perform as both open space amenities and 
pedestrian routes.  Distinctive urban design features such as the public 
plaza in the “Metro Core Area” and focal points/cultural plaza at the 
waterfront promenade are incorporated to serve as activity nodes and 
event venues.  

 
 Vibrant Waterfront and Streets (Figures 2, 3 and 4) 

 
7.1.10 A marina, hotel and associated commercial developments are located 

near the waterfront to enhance vibrancy.  Local retail uses are planned 
along the Linear Parks and the main streets forming key pedestrian 
spines and activities corridors. They are intended to create street 
vibrancy and enhance the activities on the ground floor and provide 
opportunities for local residents to open up small business, and to create 
a generous spatial experience where retail and dining are combined with 
the open spaces for recreation and leisure. It is proposed that some 
commercial uses including shop and services and eating place are to be 
provided at the frontage of residential sites along pedestrian corridors 
and green walkways to encourage street life and to provide local 
commercial facilities serving the residents. 

 
 Environmental and Ecological Considerations 
 
7.1.11 There are several major infrastructures in the close proximity of the Area 

including HKIA, TM-CLKL, NLH etc. which impose environmental 
constraints in particular noise impact on the developments in the Area.  
To optimize the development potential in the Area, “Government, 
Institution or Community” (“G/IC”) and “Commercial” (“C”) zones are 
carefully planned to help alleviate the noise impact.  The commercial 
developments in Areas 57, 113, 129 and 130 should provide noise screen 
from railway and road traffic noise from TCL and NLH.  Timely 
implementation of these commercial developments should be required 
to facilitate the residential developments planned to the further north 
within the Area.  While noise barriers may need to be provided in some 
sections of roads, appropriate layout design including provision of set 
back and non-sensitive building may be applied on individual sites in 
detailed design stage of the respective development.  The possibility of 
using new road surfacing material with considerable traffic noise 
reduction capability may be explored when test results on its application 
in Hong Kong are available.  

 
7.1.12 The proposed reclamation at TCE and Road P1 (Tung Chung – Tai Ho 

Section) has avoided encroachment on waters with high ecological value 
as well as Tai Ho Inlet.  The footprint of the proposed reclamation is at 
the location among the lowest use by Chinese White Dolphin in North 
Lantau waters and is not found to be important for other marine fauna of 
conservation importance.  By adopting non-dredged method for the 
reclamation, the disturbance of seabed sediments will be greatly reduced 
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and the water quality impacts caused by suspended solid or sediment 
plumes will be minimized. 

 
 
8. LAND USE ZONINGS 

 
8.1 “Commercial” (“C”) : Total Area 7.38 ha 

 
8.1.1 This zone is intended primarily for commercial developments, which 

may include uses such as office, shop, services, place of entertainment, 
eating place and hotel, functioning as territorial business/financial centre 
and regional or district commercial/shopping centre. These areas are 
usually major employment nodes.   

 
8.1.2 There are five sites zoned “C”. Area 53 to the north of Tung Chung 

Waterfront Road is zoned “C” and planned for hotel development to take 
advantage of the scenic views towards HKIA and HKBCF.  
Development and redevelopment within the “C” zone are subject to a 
maximum PR of 5 and a maximum BH of 70mPD. 

 
8.1.3 Being in close proximity to the planned TCE railway station and with 

good linkages to other areas of the Area, Areas 57 and 129 are zoned 
“C(1)” and Area 130 is zoned “C(2)”.  These sites together with the 
commercial uses to be provided within the “Metro Core Area” (Area 113) 
are intended to form a commercial belt along NLH, providing regional 
office/retail facilities and functioning as a major office node in North 
Lantau.  To capitalize on the extensive view of the waterfront, Area 128 
is zoned “C(3)” for hotel development to create a vibrant waterfront.  
Development and redevelopment within “C(1)”, “C(2)” and “C(3)” 
zones are subject to maximum PRs of 9.5, 9 and 3 and maximum BHs of 
160mPD, 140mPD and 45mPD respectively. 

 
8.1.4 In determining the relevant maximum PR, any floor space that is 

constructed or intended for use solely as car park, loading/unloading bay, 
plant room and caretaker’s office, provided such uses and facilities are 
ancillary and directly related to the development or redevelopment, may 
be disregarded. 

 
8.1.5 Based on the individual merits of a development or redevelopment 

proposal, minor relaxation of the PR and/or BH restrictions may be 
considered by the Board on application under section 16 of the 
Ordinance. 

 
8.2 “Residential (Group A)” (“R(A)”) : Total Area 42.03 ha 

 
8.2.1 This zone is intended primarily for high-density residential 

developments.  Commercial uses are always permitted on the lowest 
three floors of a building or in the purpose-designed non-residential 
portion of an existing building.  It covers land reserved for both public 
and private housing developments.  
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8.2.2 Four sites in Areas 54, 55A, 55B and 56 to the north of Ying Hei Road 

are zoned “R(A)”. Development and redevelopment within these sites 
are subject to a maximum domestic PR of 5 and maximum BHs ranging 
from 90mPD to 140mPD.  

 
8.2.3 Areas 99, 100, 103, 109, 114 to 117, 119, 121 to 123 and 133 are zoned 

“R(A)1” to “R(A)5”.  Development and redevelopment within “R(A)1”, 
“R(A)2”, “R(A)3”, “R(A)4” and “R(A)5” zones are subject to maximum 
PRs of 6.9, 6.5, 6.4, 5.9 and 5.4 respectively and maximum BHs ranging 
from 90mPD to 140mPD.  A kindergarten each with GFA of 642m2 
consisting of not less than 6 classrooms shall be provided in Areas 99, 
100, 114, 117, 122 and 133.  For sites located along the Linear Parks, 
pedestrian corridors and/or adjacent to the Central Green, shop and 
services and eating place uses are encouraged to be provided along the 
site boundary fronting the pedestrian corridor/open space to encourage 
street life, and to provide local commercial uses serving the residents. 
Various commercial, educational, community, social welfare and 
recreational facilities may be included in the development of “R(A)” and 
“R(A)” sub-zones.   PTIs of GFA of not less than 3,000m2 each are to be 
provided in Areas 99 (“R(A)3”) and 133 (“R(A)3”).  

 
8.2.4 In determining the relevant maximum PR, 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 GIC facilities as required 
by the Government may be disregarded. 

 
8.2.5 On land designated “R(A)3”, any floor space that is constructed or 

intended for use solely as public transport terminus may be disregarded. 
 
8.2.6 To provide flexibility for innovative design adapted to the characteristics 

of particular sites, minor relaxation of the PR and/or BH restrictions may 
be considered by the Board through the planning permission system.  
Each proposal will be considered on its individual planning merits. 

 
8.3 “Residential (Group B)” (“R(B)”) : Total Area 17.00 ha 

 
8.3.1 This zone is intended primarily for medium-density residential 

developments where commercial uses serving the residential 
neighbourhood may be permitted with or without application to the 
Town Planning Board.  

 
8.3.2 Areas 106, 110, 125 to 127, 139, 141 and 142 are zoned “R(B)1” to 

“R(B)6”.  Development and redevelopment within “R(B)1”, “R(B)2”, 
“R(B)3”, “R(B)4”, “R(B)5” and “R(B)6” zones are subject to maximum 
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PRs of 3.9, 3.8, 3.5, 3.4, 2.8 and 2.5 respectively and maximum BHs 
ranging from 45mPD to 70mPD. A kindergarten each with GFA of 
642m2 consisting of not less than 6 classrooms shall be provided in 
Areas 139 and 142.  For sites located along the Linear Parks, pedestrian 
corridors and/or the waterfront promenade, shop and services and eating 
place uses are encouraged to be provided along the site boundary 
fronting the pedestrian corridor / open space to encourage street life, and 
to provide local commercial uses serving the residents. As such, limited 
commercial uses are always permitted on the lowest three floors of a 
building or in the purpose-designed non-residential portion of an 
existing building within the “R(B)1”, “R(B)2”, “R(B)4” and “R(B)5” 
zones. 

 
8.3.3  In determining the relevant maximum PR, 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. 

 
8.3.4 To provide flexibility for innovative design adapted to the characteristics 

of particular sites, minor relaxation of the PR and/or BH restrictions may 
be considered by the Board through the planning permission system.  
Each proposal will be considered on its individual planning merits. 

 
8.4  “Government, Institution or Community” (“G/IC”) : Total Area 21.47 ha 

 
8.4.1  This zone is intended 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, organizations providing 
social services to meet community needs, and other institutional 
establishments.  The overall GIC facilities provision in Tung Chung 
New Town is planned in a holistic manner on the basis of the HKPSG 
and under the Tung Chung Study to serve the population of the whole 
new town. 

 
8.4.2  Major planned facilities in the Area include a sports ground (3 ha) (Area 

138), post-secondary institution and other educational uses (Areas 135 
and 137), a police station (Area 131) and a fire station (Area 136) in the 
eastern part of the Area. These GIC facilities form the major GIC cluster 
in the Area.  Other planned facilities include seven primary schools and 
three secondary schools (Areas 89, 102, 120 and 140), two sports 
centres (Areas 102 and 140), a refuse collection point (Area 57), an 
electricity substation and a clinic (Area 59), two sewage pumping 
stations (Areas 104 and 132), a salt water pumping station (Area 105),  
Existing facility includes the pigging/offtake station (Area 148). These 
facilities are distributed in various locations in the Area to serve the 
local communities. Area 134 which is designated “G/IC(1)” is reserved 
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for the development of police married quarters. Area 147 is reserved for 
a possible cycle park near the future Tai Ho Interchange. Area 124 is 
reserved for unforeseen GIC uses which may include educational use 
when need arises. 

 
8.4.3 Areas zoned “G/IC” are subject to BH restrictions in terms of number of 

storey(s) or mPD as specified on the Plan. The low-rise GIC facilities 
could serve as visual relief and enhance air ventilation in the Area. In 
determining the maximum number of storeys for BH restrictions, any 
basement floor(s) may be disregarded.  To provide flexibility for 
innovative design adapted to the characteristics of particular sites, minor 
relaxation of the BH restrictions may be considered by the Board 
through the planning permission system.  Each proposal will be 
considered on its individual planning merits. 

 
8.4.4 GIC uses not requiring free-standing sites will be provided within the 

public housing estates and the private development sites. 
 

8.5 “Open Space” (“O”) : Total Area  27.12 ha 
 

8.5.1 This zone is intended primarily for the provision of outdoor open-air 
public space for active and/or passive recreational uses serving the 
needs of local residents as well as the general public. 

 
8.5.2 The “O” zone covers a Central Green of about 5 ha in Area 118 which 

serves as a major focus and activity node in the heart of the Area.  To 
provide a continuous pedestrian thoroughfare all the way from the 
railway station to the waterfront, the section of road running across the 
Central Green will be provided as a depressed road underneath the 
Central Green.  Linear Parks are also planned in north-south and 
east-west directions through the Area to provide pedestrian corridors and 
visual corridors as well as to connect with the existing pedestrian spine 
network of the town centre area. 

 
8.5.3 The “O” zone also covers the waterfront open spaces extending from the 

west in Area 52 all along the waterfront to Tai Ho Interchange in Area 
146 in the east. The waterfront open spaces and the areas around the 
planned marina are to be developed as the focal points in the Area. 
Promenade and cycle tracks will be provided along the waterfront to 
allow the public to enjoy the open sea view. There is potential to further 
extend the waterfront promenade to the further east in future.  

 
8.5.4 The provision of open spaces are planned in accordance with the 

HKPSG.   Additional local open spaces will be provided within the 
public housing estates and private housing developments for the 
enjoyment of the local residents. 
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8.6 “Other Specified Uses” (“OU”) : Total Area 10.81 ha 
 

8.6.1 This zone denotes land allocated or reserved for specified uses including 
the following: 

 
(a) a planned petrol filling station in Area 51 which is subject to the 

maximum BH restriction of 15mPD; 
 
(b) a planned railway station along TCL in Area 112; 
 
(c) commercial and residential development cum PTI in the “Metro 

Core Area” in Area 113 to the north of the planned railway station; 
and 

 
(d) marina club, boat repairing and commercial facilities associated 

with marina development in Areas 143 and 144. 
 
“Commercial and Residential Development cum Public Transport 
Interchange” 
 

8.6.2  The “OU” annotated “Commercial and Residential Development cum 
Public Transport Interchange” zone (Area 113) is located in the 
prominent location of the Area and will become one of the landmarks of 
and a major office node in Tung Chung New Town.  The zone is 
intended for an integrated development for commercial and residential 
uses cum PTI with the provision of open space and GIC facilities. The 
commercial developments may include uses such as office, shop, 
services, place of entertainment and eating place, functioning as 
territorial business/financial centre and regional and district 
commercial/shopping centre.  Development and redevelopment within 
this zone is subject to a maximum PR of 8.8.  A public toilet of GFA of 
not less than 100m2, two kindergartens with GFA of 642m2 consisting of 
not less than 6 classrooms each and a PTI of GFA of not less than 
10,000m2 shall be provided.  The PTI will provide interchange services 
from the adjoining planned railway station to the rest of the Area and the 
town centre area.  Due consideration shall be given to better integrate 
with the planned railway station in the design of the PTI and footbridges 
connecting to the nearby commercial sites. 

 
8.6.3 The site is subject to a maximum BH of 185mPD. A stepped height 

concept is adopted within the site to form an interesting urban landscape. 
Detailed restrictions will be set out in the departmental ODP to be 
prepared. In addition, as the site is subject to noise impact from NLH 
and TCL, the layout of the development should be carefully designed 
with commercial blocks with adequate BH and length to function as a 
noise screen for the residential uses in the remaining parts of the sites.  
Future development of the sites should be governed by Master Layout 
Plan (MLP) submission, as an administrative measure under the lease, 
by the project proponent to the satisfaction of the Director of Lands to 
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ensure proper design of the development before the development 
proceeds.  

 
8.6.4 In determining the maximum PR, any floor space that is constructed or 

intended for use solely as car park, loading/unloading bay, plant room, 
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 GIC facilities and public transport terminus, 
as required by the Government, may also be disregarded. 

 
8.6.5 To provide flexibility for innovative design adapted to the characteristics 

of particular sites, minor relaxation of the PR and/or BH restrictions may 
be considered by the Board through the planning permission system.   
Each proposal will be considered on its individual planning merits. 

 
“Marina Club, Boat Repairing and Commercial Facilities associated 
with Marina Development” 
 

8.6.6 The “OU” annotated “Marina Club, Boat Repairing and Commercial 
Facilities associated with Marina Development” covers two linked sites 
in Areas 143 and 144. These sites are intended for the development of a 
marina club with boat repairing and commercial facilities associated 
with the marina development.  Development and redevelopment within 
this zone are subject to maximum PRs of 1 (Area A) and 3 (Area B) and 
maximum BHs of 20mPD (Area A) and 45mPD (Area B) respectively.  

 
8.67 In determining the maximum PR, any floor space that is constructed or 

intended for use solely as car park, loading/unloading bay, plant room 
and caretaker’s office, provided such uses and facilities are ancillary and 
directly related to the development or redevelopment, may be 
disregarded. 

 
8.6.8 To provide flexibility for innovative design adapted to the characteristics 

of particular sites, minor relaxation of the PR and/or BH restrictions may 
be considered by the Board through the planning permission system.  
Each proposal will be considered on its individual planning merits. 

 
8.7  “Green Belt” (“GB”) : Total Area 20.32 ha 
 

8.7.1 The planning intention of this zone is primarily for defining the limits of 
urban and sub-urban development areas by natural features and to 
preserve the existing topography and natural vegetation at the fringe of 
the new town as well as to provide passive recreational outlets.  There is 
a general presumption against development in the “GB” zone. 

 
8.7.2 The southern fringe of the Area covering the foothills of Por Kai Shan 

adjoining the Lantau North (Extension) Country Park is zoned “GB”.  
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Development within this zone will be strictly controlled and 
development proposals will be considered on individual merits taking 
into account relevant Town Planning Board Guidelines. 

 
9. COMMUNICATIONS 
 

9.1  Roads  
 
9.1.1 Only the major road network including trunk, primary and district 

distributor roads is indicated on the Plan.  As the Plan is drawn in a small 
scale, details of major road junctions, local roads, the utility service road, 
cycle tracks and footpaths will be subject to detailed design. 

 
9.1.2 The NLH running in an east-west direction in the Area provides the 

strategic link from Tung Chung New Town and HKIA with other areas 
in the territory. TM-CLKL is located to the east of the Area and 
connects to NLH within the Area.  External access to and from the Area 
is mainly via NLH and through the existing Tung Chung Eastern 
Interchange, the planned Tai Ho Interchange and Road P1.  There will 
be a slip road from the planned Tai Ho Interchange connecting to 
Cheung Tung Road to enhance connectivity. 

 
9.1.3 Within the Area, a hierarchy of primary and district distributors and 

local roads is planned to provide convenient connection among various 
development areas and activity nodes. 

 
9.1.4 Roadside amenity areas to be integrated with pedestrian footpaths and 

cycle tracks are provided along major roads.   These areas are broadly 
shown as part of the overall road network on the Plan. 

 
9.2 Railways 

 
The Plan makes provision for railway lines, namely MTR AE providing express 
services between the airport and Hong Kong Island, and MTR TCL providing 
local domestic services between Tung Chung and Hong Kong Island.  The Area 
will be served by a planned railway station in Area 112. Railway system is 
planned as the backbone of the passenger transport system in Tung Chung New 
Town extension. The design and construction of the planned railway station is 
subject to the implementation of future railway operator. 
 

9.3 Public Transport 
 

Franchised buses will be the main modes of public transport in addition to the 
railway services. One major PTI of GFA of not less than 10,000m2 is planned in 
Area 113 adjacent to the planned railway station in Area 112. Two PTI facilities 
of GFA of not less than 3,000m2 each are planned in Areas 99 and 133 covering 
the major population clusters. 
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9.4 Pedestrian and Cycle Network 
 

Comprehensive networks of cycle tracks and pedestrian walkways are planned 
under Tung Chung Study to promote convenient cycle and pedestrian 
movements within the Area. These networks will be provided along the 
waterfront promenade and the linear park system and are intended to connect 
with the existing town centre area. A possible cycle park is proposed  in Area 
147 near the future Tai Ho Interchange. There is potential to further extend the 
cycle track to east in future. 
 
 

10. UTILITY SERVICES 
 
10.1  Water Supply 

 
10.1.1 Fresh water supply to the Area will be provided by new fresh water 

service reservoir outside the Area via the associated distribution mains 
which will be laid in phases together with the road works.  

 
10.1.2 A salt water supply system will be provided for flushing.  Temporary 

supply of fresh water will be used for flushing until the salt water supply 
system is made available.  A salt water pumping station is planned in 
Area 105.  

 
10.2 Electricity 
 

Electricity is supplied to the Area through a new distribution network. A site is 
reserved in Area 59 for electricity substation to meet the demand in the Area. 

 
10.3 Telephone 
 
 Telephone services are made available through the telephone exchange in Area 

12 in the town centre area (outside the Area) to provide the essential service to 
the Area. 

 
10.4  Gas 
 
 Gas supply is extended from its existing network in the New Territories to the 

Area via submarine pipelines.  The gas pipeline lands at Ta Pang Po (outside the 
Area) and routes to the Area via the pigging/offtake station in Area 148. 

 
10.5 Sewerage and Drainage 
 

10.5.1 Sewage is collected and conveyed via a network of sewer reticulation 
system and transferred via sewage pumping stations in the Area (Areas 
104 and 132) to the sewage treatment works at Siu Ho Wan (outside the 
Area) for treatment.  

 
10.5.2 An urban drainage system comprising storm drains and box culverts is 

planned in the Area to discharge the surface runoff.  A stormwater 
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pumping station is planned at the low point of the depressed Road D1 
with rising main to discharge the surface runoff via the drainage system. 

 
 
11. CULTURAL HERITAGE 

 
 As the Area will be largely formed on the reclamation land in the open sea, no cultural 
heritage item including site of archaeological interest, graded historic building and 
declared monument is encountered. 
 

 
12. IMPLEMENTATION  

 
12.1 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 and the various licensing authorities. 

 
12.2 The Plan provides a broad land use framework within which more detailed 

departmental ODP will be prepared in consultation with government 
departments concerned.  The ODP is a non-statutory plan which will be used as 
the basis for public works planning and site reservation of purposes.  It includes 
information on detailed land uses, development parameters and boundaries of 
individual sites, NBAs, green coverage, waterworks and drainage reserves, site 
formation levels, road alignment and dimensions, location of pedestrian 
facilities, public utility facilities as well as other environmental, building and 
engineering requirements. These should generally be followed in land 
transactions and allocations.  In particular, the Plan together with the ODP, 
when available and where appropriate, will serve as the basis for processing the 
lease modification applications and land sales.  

 
12.3. To achieve early delivery of land to meet the housing needs and ensure timely 

provision of a comprehensive range of commercial, retail, open space and GIC 
facilities in tandem with the population build-up, an implementation 
programme with proper phasing and packaging of works for the Tung Chung 
New Town extension has been formulated.  Reclamation, site formation and 
engineering infrastructural works are scheduled to commence in phases from 
end 2017, to enable first population intake by end 2023 at the earliest.  The 
development of the Tung Chung New Town extension is expected to be fully 
completed by 2030. 

 
12.4 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.  Land formation and 
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the provision of infrastructure will be implemented in accordance with the 
development programme prepared by CEDD.  Open space, 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 together with the supporting facilities will 
be built by the Housing Department in accordance with the Public Housing 
Development Programme and other relevant agents. 

 
12.5 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 
ODP/layout plans, and the Guidelines published by the Board.  The ODP/ layout 
plans, if any, will be available for public inspection at the Planning Department.  
Guidelines published by the Board are available from the Board’s website, the 
Secretariat of the Board and the Technical Services Division of the Planning 
Department.  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, the Technical Services Division and the relevant 
District Planning Office of the Planning Department.  Applications should be 
supported by such materials as the Board thinks appropriate to enable it to 
consider the applications. 
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DRAFT TUNG CHUNG VALLEY 

OUTLINE ZONING PLAN NO. S/I-TCV/C 

 

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

 

NOTES 

 

(N.B.  These form part of the Plan) 

 

(1) 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) No action is required to make the use of any land or building which was in existence 

immediately before the first publication in the Gazette of the notice of the draft 

development permission area plan conform to this Plan, provided such use has 

continued since it came into existence.  Any material change of such use or any other 

development (except minor alteration and/or modification to the development of the 

land or building in respect of such use which is always permitted) must be always 

permitted in terms of the Plan or in accordance with a permission granted by the Town 

Planning Board.  

 

(4) A use or development of any land or building permitted under an earlier draft or 

approved plan including development permission area plan for the area and effected 

or undertaken during the effective period of that plan is always permitted under this 

Plan.  Any material change of such use or any other development (except minor 

alteration and/or modification to the completed development of the land or building 

which is always permitted) must be always permitted in terms of the Plan or in 

accordance with a permission granted by the Town Planning Board. 

 

(5) Except to the extent that paragraph (3) or (4) applies, any use or development falling 

within the boundaries of the Plan and also within the boundaries of the draft 

development permission area plan, unless always permitted in terms of the Plan, shall 

not be undertaken or continued on or after the date of the first publication in the 

Gazette of the notice of the draft development permission area plan without 

permission from the Town Planning Board. 

 

(6) 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.  
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(7) Road junctions, alignment of roads, and boundaries between zones may be subject to 

minor adjustments as detailed planning proceeds. 

 

(8) The following uses or developments are always permitted on land falling within the 

boundaries of the Plan except (a) where the uses or developments are specified in 

Column 2 of the Notes of individual zones or (b) as provided in paragraph (9) in 

relation to areas zoned “Conservation Area” or “Coastal Protection Area”: 

 

 (a) maintenance, repair or demolition of a building; 

 

 (b) provision, maintenance or repair of plant nursery, amenity planting, open space, 

rain shelter, refreshment kiosk, footpath, bus/public light bus stop or lay-by, cycle 

track, taxi rank, public utility pipeline, electricity mast, lamp pole, telephone 

booth, telecommunications radio base station, automatic teller machine and 

shrine; 

 

 (c) maintenance or repair of road, watercourse, nullah, sewer and drain; 

 

 (d) geotechnical works, local public works, road works, sewerage works, drainage 

works, environmental improvement works, waterworks (excluding works on 

service reservoir) and such other public works co-ordinated or implemented by 

Government; 

 

 (e) rebuilding of New Territories Exempted House; 

 

 (f) replacement of an existing domestic building i.e. a domestic building which was 

in existence on the date of the first publication in the Gazette of the notice of the 

draft development permission area plan, by a New Territories Exempted House; 

and  

 

 (g) provision, maintenance or repair of a grave of an indigenous New Territories 

villager or a locally based fisherman and his family members for which 

permission has been obtained from Government. 

 

(9) In areas zoned “Conservation Area” or “Coastal Protection Area”, 

 

 (a)  the following uses or developments are always permitted: 

 

  (i)  maintenance or repair of plant nursery, amenity planting, sitting out area, 

rain shelter, refreshment kiosk, road, watercourse, nullah, public utility 

pipeline, electricity mast, lamp pole, telephone booth, shrine and grave; 

 

  (ii) 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 

 

  (iii) provision of amenity planting by Government; and 

 

 (b) the following uses or developments require permission from the Town Planning 

Board: 
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  provision of plant nursery, amenity planting (other than by Government), sitting 

out area, rain shelter, refreshment kiosk, footpath, public utility pipeline, 

electricity mast, lamp pole, telephone booth and shrine. 

 

(10) In any area shown as „Road‟, all uses or developments except those specified in 

paragraphs (8)(a) to (8)(d) and (8)(g) above and those specified below require 

permission from the Town Planning Board: 

 

 road and on-street vehicle park. 

 

(11) (a)  Except in areas zoned “Conservation Area” or “Coastal Protection Area”, 

temporary use or development of any land or building not exceeding a period of 

two months is always permitted provided that no site formation (filling or 

excavation) is carried out and that the use or development is a use or development 

specified below: 

 

  structures for carnivals, fairs, film shooting on locations, festival celebrations, 

religious functions or sports events. 

 

 (b) Except as otherwise provided in paragraph (11)(a), and subject to temporary uses 

for open storage and port back-up purposes which are prohibited in areas zoned 

“Conservation Area” or “Coastal Protection Area”, temporary use or 

development of any land or building not exceeding a period of three years 

requires permission from the Town Planning Board.  Notwithstanding that the use 

or development is not provided for in terms of the Plan, the Town Planning Board 

may grant permission, with or without conditions, for a maximum period of three 

years, or refuse to grant permission. 

 

 (c) Temporary use or development of land or building exceeding three years requires 

permission from the Town Planning Board in accordance with the terms of the 

Plan. 

 

(12) 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 permission is required. 

 

(13) In these Notes, unless the context otherwise requires or unless as expressly provided 

below, terms used in the Notes shall have the meanings as assigned under section 1A 

of the Town Planning Ordinance. 

 

“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. 

 

“New Territories Exempted House” means a domestic building other than a 

guesthouse or a hotel; or a building primarily used for habitation, other than a 

guesthouse or a hotel, the ground floor of which may be used as „Shop and Services‟ 

or „Eating Place‟, the building works in respect of which are exempted by a certificate 

of exemption under Part III of the Buildings Ordinance (Application to the New 

Territories) Ordinance (Cap. 121). 
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COMMERCIAL 
 

 

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 

Commercial Bathhouse/Massage Establishment 

Eating Place 

Educational Institution  

Exhibition or Convention Hall 

Government Use (not elsewhere specified) 

Hotel 

Information Technology and  

  Telecommunications Industries 

Institutional Use (not elsewhere specified)  

Library 

Market 

Off-course Betting Centre 

Office 

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  

School 

Shop and Services 

Social Welfare Facility 

Training Centre  

Utility Installation for Private Project 

Wholesale Trade  

 

Broadcasting, Television and/or Film Studio 

Flat 

Government Refuse Collection Point 

Hospital 

House (other than rebuilding of New 

Territories Exempted House or 

replacement of existing domestic building 

by New Territories Exempted House 

permitted under the covering Notes) 

Mass Transit Railway Vent Shaft and/or  

 Other Structure above Ground Level 

 other than Entrances 

Petrol Filling Station 

Residential Institution 

 

Planning Intention 

 

This zone is intended primarily for commercial developments, which may include shop, services, 

place of entertainment and eating place, functioning mainly as the local shopping centre serving 

the immediate neighbourhood. 

 

(Please see next page) 
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COMMERCIAL (Cont‟d) 

 

Remarks 

 

(a) On land designated “C(1)” and “C(2)”, 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 plot ratio specified below, 

or the plot ratio of the building which was in existence on the date of the first publication 

in the Gazette of the notice of the draft development permission area plan, whichever is 

the greater: 

 

Sub-area 

 

Maximum Plot Ratio 

C(1) 

 

3 

C(2) 

 

2 

 

(b) 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 

the maximum building height in terms of metres above Principal Datum as stipulated on 

the Plan, or the height of the building which was in existence on the date of the first 

publication in the Gazette of the notice of the draft development permission area plan, 

whichever is the greater. 

 

(c) In determining the relevant maximum plot ratio for the purposes of paragraph (a) above,  

 

(i)  any floor space that is constructed or intended for use solely as car park, 

loading/unloading bay, plant room and caretaker‟s office, provided such uses and 

facilities are ancillary and directly related to the development or redevelopment, 

may be disregarded; and 

 

(ii) on land designated “C(1)”, any floor space that is constructed or intended for use 

solely as public transport terminus may be disregarded. 

 

(d) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the plot ratio and/or building height restrictions stated in paragraphs (a) and 

(b) above may be considered by the Town Planning Board on application under section 

16 of the Town Planning Ordinance. 
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RESIDENTIAL (GROUP C) 

 

 

 

 

Column 1 

Uses always permitted 

 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

 

  

Flat 

Government Use (Police Reporting Centre, Post 

Office only) 

House 

Utility Installation for Private Project 

Eating Place 

Educational Institution 

Government Refuse Collection Point 

Government Use (not elsewhere specified) 

Institution Use (not elsewhere specified) 

Library 

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 

 Residential Institution 

Rural Committee/Village Office 

School 

Shop and Services 

Social Welfare Facility 

Training Centre 

 

 

Planning Intention 

 

This zone is intended primarily for low-rise, low-density residential developments where 

commercial uses serving the residential neighbourhood may be permitted on application to the Town 

Planning Board. 

 

 

 

(Please see next page) 
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RESIDENTIAL (GROUP C) (Cont‟d) 

 

Remarks 

 

(a) On land designated “R(C)1” and “R(C)2”, 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 plot ratio specified below, or the 

plot ratio of the building which was in existence on the date of the first publication in the 

Gazette of the notice of the draft development permission area plan, whichever is the greater: 

 

Sub-area 

 

Maximum Plot Ratio 

R(C)1 

 

1.5 

R(C)2 

 

1 

 

(b)  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 the 

maximum building height in terms of metres above Principal Datum as stipulated on the 

Plan, or the height of the building which was in existence on the date of the first publication 

in the Gazette of the notice of the draft development permission area plan, whichever is the 

greater 

 

(c)  In determining the maximum plot ratio for the purposes of paragraph (a) 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.  

 

(d) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the plot ratio and/or building height restrictions stated in paragraphs (a) and (b) 

above may be considered by the Town Planning Board on application under section 16 of the 

Town Planning Ordinance. 
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VILLAGE TYPE DEVELOPMENT 
 

 

Column 1 

Uses always permitted 

 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

 

 

Agricultural Use 

Government Use (Police Reporting Centre, 

  Post Office only) 
 

House (New Territories Exempted House only)  

On-Farm Domestic Structure 

Public Vehicle Park (for cycles only) 

Religious Institution (Ancestral Hall only)  

Rural Committee/Village Office  

  

 

Eating Place 

Government Refuse Collection Point 

Government Use (not elsewhere specified) # 

House (not elsewhere specified) 

Institutional Use (not elsewhere specified) #
 
 

Market 

Place of Recreation, Sports or Culture 

Public Clinic 

Public Convenience 

Public Transport Terminus or Station 

Public Utility Installation #  

Public Vehicle Park (not elsewhere specified, 

excluding container vehicle) 

Religious Institution (not elsewhere specified) # 

Residential Institution # 

School # 

Shop and Services 

Social Welfare Facility # 

Utility Installation for Private Project 

 

In addition, the following uses are always 

permitted on the ground floor of a New Territories 

Exempted House: 

 

 

Eating Place 

Library 

School 

Shop and Services 

 

 

 

 

 

(Please see next page) 
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VILLAGE TYPE DEVELOPMENT (Cont‟d) 

 

Planning Intention 

 

The planning intention of this zone is to designate both existing recognized villages and areas of land 

considered suitable for village expansion. Land within this zone is primarily intended for 

development of Small Houses by indigenous villagers. It is also intended to concentrate village type 

development within this zone for a more orderly development pattern, efficient use of land and 

provision of infrastructures and services. Selected commercial and community uses serving the needs 

of the villagers and in support of the village development are always permitted on the ground floor of 

a New Territories Exempted House. Other commercial, community and recreational uses may be 

permitted on application to the Town Planning Board. 

 

 

Remarks 

 

(a) No new development, or addition, alteration and/or modification to or redevelopment of an 

existing building (except development or redevelopment to those annotated with #) shall 

result in a total development and/or redevelopment in excess of a maximum building height of 

3 storeys (8.23m) or the height of the building which was in existence on the date of the first 

publication in the Gazette of the notice of the draft development permission area plan, 

whichever is the greater.   

 
(b) Based on the individual merits of a development or redevelopment proposal, minor relaxation 

of the building height restriction stated in paragraph (a) above may be considered by the Town 

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

 
(c) Any diversion of streams, including that to effect a change of use to any of those specified in 

Columns 1 and 2 above or the uses or developments always permitted under the covering 

Notes (except public works co-ordinated or implemented by Government, and maintenance, 

repair or rebuilding works), shall not be undertaken or continued on or after the date of the 

first publication in the Gazette of the notice of the draft development permission area plan 

without the permission from the Town Planning Board under section 16 of the Town Planning 

Ordinance. 
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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 

Eating Place (Canteen, Cooked Food 

 Centre only) 

Educational Institution 

Field Study/Education/Visitor Centre 

Government Refuse Collection Point 

Government Use (not elsewhere specified) 

Institutional Use (not elsewhere specified) 

Library 

Market 

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 

Rural Committee/Village Office 

School 

Service Reservoir 

Social Welfare Facility 

Training Centre 

Wholesale Trade 

Animal Boarding Establishment 

Animal Quarantine Centre (not elsewhere 

 specified) 

Columbarium 

Correctional Institution 

Crematorium 

Eating Place (not elsewhere specified) 

Funeral Facility 

Holiday Camp 

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 

Residential Institution 

Sewage Treatment/Screening Plant 

Shop and Services 

Utility Installation for Private Project 

 

 

 

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. 

(Please see next page) 
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GOVERNMENT, INSTITUTION OR COMMUNITY (Cont‟d) 

 

 

Remarks 

 

(a) 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 the 

maximum building height in terms of number of storey(s) or metres above Principal Datum as 

stipulated on the Plan, or the height of the building which was in existence on the date of the 

first publication in the Gazette of the notice of the draft development permission area plan, 

whichever is the greater.   

 

(b) In determining the relevant maximum number of storeys for the purposes of paragraph (a) 

above, any basement floor(s) may be disregarded. 

 
(c) Based on the individual merits of a development or redevelopment proposal, minor relaxation 

of the building height restriction stated in paragraph (a) above may be considered by the Town 

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

 

 

Column 1 

Uses always permitted 

 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

 

  

Aviary 

Barbecue Spot  

Field Study/Education/Visitor Centre  

Park and Garden 

Pavilion  

Pedestrian Area  

Picnic Area 

Playground/Playing Field 

Promenade  

Public Convenience 

Public Vehicle Park (for cycles only) 

Sitting Out Area  

 

Cable Car Route and Terminal Building 

Eating Place 

Government Refuse Collection Point 

Government Use (not elsewhere specified) 

Holiday Camp  

Mass Transit Railway Vent Shaft and/or Other 

 Structure above Ground Level other than 

 Entrances  

Place of Entertainment  

Place of Recreation, Sports or Culture 

Private Club  

Public Transport Terminus or Station 

Public Utility Installation 

Public Vehicle Park (not elsewhere specified, 

 excluding container vehicle) 

Religious Institution 

Service Reservoir 

 

 

 

 

 Shop and Services 

 Tent Camping Ground  

 Utility Installation for Private Project 

 

 

 
Planning Intention 

 

 

This zone is intended primarily for the provision of outdoor open-air public space for active and/or 

passive recreational uses serving the needs of local residents as well as the general public. 
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OTHER SPECIFIED USES 

 

 

Column 1 

Uses always permitted 

 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

 

 

For “River Park” Only 

 

Field Study/Education/Visitor Centre 

River Park 

Stormwater Attenuation and Treatment Pond 

Eating Place 

Government Use (not elsewhere specified) 

Public Utility Installation 

Shop and Services 

 

Planning Intention 

 

This zone is intended primarily for the development of River Park, which forms part of the 

sustainable drainage and flood prevention system in the Area. It is also intended to protect and 

retain the existing natural landscape, ecological or topographic features of the area for 

preservation, flood prevention, educational and research purposes through the development of 

River Park and to separate sensitive natural environment of the Tung Chung Ecologically 

Important Stream from the adverse effects of development. 

 

For “Stormwater Attenuation and Treatment Ponds” Only 

 

Field Study/Education/Visitor Centre 

Stormwater Attenuation and Treatment Pond 

 

Government Use (not elsewhere specified) 

Public Utility Installation 

 

 

Planning Intention 

 

This zone is intended for the development of stormwater attenuation and treatment ponds, which 

form part of the sustainable drainage and flood prevention system in the Area. 

 

 

For “Polder” Only 

 

Polder Government Use (not elsewhere specified) 

Public Utility Installation 

 

Planning Intention 

 

This zone is intended for the development of polder, which forms part of the sustainable drainage 

and flood prevention system in the Area. 
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GREEN BELT 

 

 

 

Column 1 

Uses always permitted 

 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

 

  

Agricultural Use 

Government Use (Police Reporting  

Centre only) 

Nature Reserve 
 
 

Nature Trail
  
 

On-Farm Domestic Structure 

Picnic Area 

Public Convenience 

Tent Camping Ground 

Wild Animals Protection Area 

Animal Boarding Establishment 

Broadcasting, Television and/or Film Studio 

Burial Ground 

Cable Car Route and Terminal Building 

Columbarium (within a Religious Institution or 

extension of existing Columbarium only) 

Crematorium (within a Religious Institution or  

 extension of existing Crematorium only) 

Field Study/Education/Visitor Centre  

Government Refuse Collection Point 

Government Use (not elsewhere specified) 

Holiday Camp 

House (other than rebuilding of New Territories 

Exempted House or replacement of existing 

domestic building by New Territories 

Exempted House permitted under the covering 

Notes) 

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 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(Please see next page) 
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GREEN BELT (Cont‟d) 

 

 

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. 

 

 

Remarks 

 
Any diversion of streams, filling of land/pond or excavation of land, including that to effect a change 

of use to any of those specified in Columns 1 and 2 above or the uses or developments always 

permitted under the covering Notes (except public works co-ordinated or implemented by 

Government, and maintenance, repair or rebuilding works), shall not be undertaken or continued on 

or after the date of the first publication in the Gazette of the notice of the draft development 

permission area plan without the permission from the Town Planning Board under section 16 of the 

Town Planning Ordinance. 
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CONSERVATION AREA 

 

 

 

Column 1 

Uses always permitted 

 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

 

  

Agricultural Use (other than Plant Nursery) 

Nature Reserve 
 
 

Nature Trail
  
 

On-Farm Domestic Structure 

Picnic Area 

Wild Animals Protection Area 

Field Study/Education/Visitor Centre  

Government Refuse Collection Point 

Government Use (not elsewhere specified) 

House (Redevelopment only) 

Public Convenience 

Public Utility Installation 

Radar, Telecommunications Electronic 

Microwave Repeater, Television and/or  

 Radio Transmitter Installation 

Tent Camping Ground 

Utility Installation for Private Project 

 

 

 

 

 

Planning Intention 

 

This zone is intended to protect and retain the existing natural landscape, ecological or topographical 

features of the area for conservation, educational and research purposes and to separate sensitive 

natural environment such as Ecologically Important Stream or Country Park from the adverse effects 

of development. 

 

There is a general presumption against development in this zone. In general, only developments that 

are needed to support the conservation of the existing natural landscape or scenic quality of the area 

or are essential infrastructure projects with overriding public interest may be permitted. 

 

Remarks 

 
(a)  No redevelopment, including alteration and/or modification, of an existing house shall result in 

a total redevelopment in excess of the plot ratio, site coverage and height of the house which 

was in existence on the date of the first publication in the Gazette of the notice of the draft 

development permission area plan. 

 

(b) Any diversion of streams, filling of land or excavation of land, including that to effect a change 

of use to any of those specified in Columns 1 and 2 above or the uses or developments always 

permitted under the covering Notes (except public works co-ordinated or implemented by 

Government, and maintenance or repair works), shall not be undertaken or continued on or after 

the date of the first publication in the Gazette of the notice of the draft development permission 

area plan without the permission from the Town Planning Board under section 16 of the Town 

Planning Ordinance. 
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COASTAL PROTECTION AREA 

 

 

Column 1 

Uses always permitted 

 

Column 2 

Uses that may be permitted with or 

without conditions on application 

to the Town Planning Board 

 

  

Agricultural Use (other than Plant Nursery) 

Barbecue Spot 

Nature Reserve 
 
 

Nature Trail
  
 

On-Farm Domestic Structure 
Picnic Area 

Wild Animals Protection Area 

Field Study/Education/Visitor Centre  

Government Use  

House (Redevelopment only) 

Pier 

Public Convenience 

Public Utility Installation 

Radar, Telecommunications Electronic 

Microwave Repeater, Television and/or  

 Radio Transmitter Installation 

Tent Camping Ground 

Utility Installation for Private Project 
 

 

Planning Intention 

 

This zone is intended to conserve, protect and retain the natural coastlines and the sensitive coastal 

natural environment, including attractive geological features, physical landform or area of high 

landscape, scenic or ecological value, with a minimum of built development. It may also cover areas 

which serve as natural protection areas sheltering nearby developments against the effects of coastal 

erosion.  

 

There is a general presumption against development in this zone. In general, only developments that 

are needed to support the conservation of the existing natural landscape or scenic quality of the area 

or are essential infrastructure projects with overriding public interest may be permitted. 

 

Remarks 

 

(a)  No redevelopment, including alteration and/or modification, of an existing house shall result in 

a total redevelopment in excess of the plot ratio, site coverage and height of the house which 

was in existence on the date of the first publication in the Gazette of the notice of the draft 

development permission area plan. 

 

(b) Any diversion of streams, filling of land/pond or excavation of land, including that to effect a 

change of use to any of those specified in Columns 1 and 2 above or the uses or developments 

always permitted under the covering Notes (except public works co-ordinated or implemented 

by Government, and maintenance or repair works), shall not be undertaken or continued on or 

after the date of the first publication in the Gazette of the notice of the draft development 

permission area plan without the permission from the Town Planning Board under section 16 of 

the Town Planning Ordinance. 
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DRAFT TUNG CHUNG VALLEY 

 
OUTLINE ZONING PLAN NO. S/I-TCV/C 

(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 Tung 
Chung Valley Outline Zoning Plan (OZP) No. S/I-TCV/C.  It reflects the planning 
intention and objectives of the Town Planning Board (the Board) for various land use 
zonings of the plan. 

 
 
2. 
 

AUTHORITY FOR THE PLAN AND PROCEDURE 

2.1 On 25 April 2015, under the power delegated by the Chief Executive, the 
Secretary for Development directed the Board, under section 3(1)(b) of the 
Town Planning Ordinance (the Ordinance), to prepare a draft plan designating 
the Tung Chung Valley area as a development permission area (DPA). 

 
2.2 On 21 August 2015, the draft Tung Chung Valley DPA Plan No. DPA/I-TCV/1 

was exhibited for public inspection under section 5 of the Ordinance. During the 
two-month exhibition period, a total of 652 representations were received.  On 
20 November 2015, the representations were published for three weeks for 
public comments.  Upon expiry of the publication period on 11 December 2015, 
XX comments were received. 

 
2.3 On 12 September 2015, under the power delegated by the Chief Executive, the 

Secretary for Development directed the Board, under section 3(1)(a) of the 
Ordinance, to prepare an OZP to cover the Tung Chung Valley area. 

 
2.4 On XX January 2016, the draft Tung Chung Valley OZP No. S/I-TCV/1 (the 

Plan) was exhibited for public inspection under section 5 of the Ordinance.  
 
2.5  Pursuant to section 20(6) of the Ordinance, the Tung Chung Valley DPA Plan 

No. DPA/I-TCV/1 ceased to be effective on 8 January 2016 (except for the 
provision related to the existing use and unauthorized development), as the land 
in respective of the DPA Plan was included in the draft Tung Chung Valley OZP 
No. S/I-TCV/1 on the date.  The plan-making process for the draft Tung Chung 
Valley DPA Plan No. DPA/I-TCV/1 did not proceed further. 

 
 
3. 
 

OBJECT OF THE PLAN 

 3.1 The object of the Plan is to indicate the broad land-use zonings and major 
transport networks so that development and redevelopment within the area of 
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Tung Chung Valley (the Area) can be put under statutory planning control.  
Such control is necessary to develop the Area as part of the balanced 
community of Tung Chung New Town.  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. 

 
 3.2 The Plan is to illustrate the broad principles of development within the Area.  

As it is a small-scale plan, the road alignments and boundaries between the 
land-use zones may be subject to minor adjustments as detailed planning and 
development proceed. 

 
3.3 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 Tung 
Chung area and not to overload the road network in this area.  The land use 
zones may also include local open space and internal access and/or emergency 
vehicular access within and serving the sites.  These areas are to be excluded in 
determining the net site area for the purpose of PR and/or gross floor area 
(GFA) calculation. 

 
 
4. 
 

NOTES OF THE PLAN 

 4.1 Attached to the Plan is a set of Notes which shows the types of uses or 
developments which are always permitted within the Planning Scheme 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 the changing needs. 

 
 4.2 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 and can be downloaded from the Board’s 
website at http://www.info.gov.hk/tpb. 

 
 
5. 
 

THE PLANNING SCHEME AREA 

 5.1 The Area, covering a total area of about 168.27 ha, is located in the northern part 
of Lantau Island to the southwest of Tung Chung town centre area.  It is 
accessible by vehicles via Tung Chung Road, Yu Tung Road and Shek Mun Kap 
Road.  It is encircled by the Lantau North (Extension) Country Park to the west, 
south and southeast, Tung Chung Bay to the north and Tung Chung town centre 
area to the northeast.  
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 5.2 The periphery of the Area consists of hilly terrain along foothills of Nei Lak 

Shan, Lantau Peak / Pak Kung Au and Wo Liu Tun to the west, south and 
southeast.  The landscape setting of the Area is very distinct as it is enclosed by 
an undulating mountain ridgeline and hilly terrains.  The natural landscape of 
the Area consists of woodland, shrubland, grassland, wetland, mangroves, 
active/abandoned farmland and scenic coastline.  There are streamcourses 
(commonly known as Tung Chung Stream) with parts designated as 
Ecologically Important Stream (EIS) flowing from the uphill area within the 
Country Park along Tung Chung Valley to Tung Chung Bay.  The EIS is 
characterised by its high diversity of freshwater fish species, with records of 
species of conservation importance and concern such as Beijiang Thick-lipped 
Barb (Acrossocheilus beijiangensis) (北江光唇魚), Philippine Neon Goby 
(Stiphodon atropurpureus) (黑紫枝牙鰕虎) and Rice Fish (Oryzias curvinotes) 
(弓背青鱂).  Mature woodlands can be found in the vicinity of several villages, 
such as Shek Mun Kap and Ngau Au.  Floral species of conservation interests 
such as Aquilaria sinensis (土沉香 ) and Pavetta hongkongensis (香港大沙葉) 
have been recorded in these woodlands.  The endangered Romer's Tree Frog 
(Liuixalus romeri) (盧文氏樹蛙 ), the rare Jhora Scrub Hopper (Aeramachus 
jhora) (寬鍔弄蝶 ) and other species of conservation importance, such as the 
Collared Scops Owl (Otus lettia) (西領角鴞 ), Greater Coucal (Centropus 
sinensis) (褐翅鴉鵑 ) and Common Emerald Dove (Chalcophaps indica) (翠翼
鳩 )

 
 have also been recorded in the Area. 

  5.3 The Area is characterised by a rural ambience adjoining the transitional area of 
the urbanized Tung Chung town centre.  There are farmlands in the Area where 
agricultural activities once flourished.  The farmlands are mainly covered by 
unmanaged orchards.  Except some pockets of active farmlands scattered in the 
Area, other farmlands are mostly fallow and covered with vegetations.  There 
are six recognized villages in the Area, namely Ngau Au, Lam Che, Nim Yuen, 
Shek Lau Po, Mok Ka and Shek Mun Kap. Shek Lau Po and Shek Mun Kap are 
located on the valley floor between the two main tributaries of Tung Chung 
Stream, while other village clusters are located along the foothills to the west of 
Tung Chung Stream.  Hau Wong Temple near Sha Tsui Tau and Lo Hon 
Monastery near Shek Pik Au are well-known temples in the Area. Hau Wong 
Temple and the Entrance Gate at Shek Mun Kap are graded historic buildings.  
There are basically no significant economic activities in the Area. 

 
5.4 Yu Tung Road, Tung Chung Road and Shek Mun Kap Road are the main access 

roads to the Area.  The southern section of Tung Chung Road beyond its 
junction with Shek Mun Kap Road is subject to the Closed Road Permit system 
and only franchised buses, Lantau taxis and vehicles with permit can have 
access to this section of the road.   

 
 5.5 The boundary of the Area is shown by a heavy broken line on the Plan. For 

planning and reference purpose, the Area has been divided into a number of 
smaller planning areas as shown on the Plan. 
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6. 
 

POPULATION 

 According to the 2011 Census, the population in the Area is about 1,000.  It is 
estimated that the planned population in the Area would be about 9,600. 

 
 
7. 
 

PLANNING DESIGN CONCEPT AND FEATURES 

 7.1 The Tung Chung New Town Extension Study (Tung Chung Study) was jointly 
commissioned by the Civil Engineering and Development Department (CEDD) 
and Planning Department, with the overall objective to extend Tung Chung into 
a distinct community and propose a development plan which can meet housing, 
social, economic, environmental and local needs.  Three stages of public 
engagement were conducted and a Recommended Outline Development Plan 
(RODP) on future land uses of the proposed New Town Extension in Tung 
Chung East (TCE) and Tung Chung West (TCW) has been formulated under the 
Tung Chung Study.  Part of the TCW New Town extension area falls within the 
Area and the detailed land uses in the Area are designated on the basis of the 
RODP with the following design concepts and features relevant to the Area 
(Figures 2 to 4) and taken into account relevant planning considerations: 

   
 
 
Optimization of Development Potential of Tung Chung New Town (Figure 2) 

7.1.1 One of the objectives of the Tung Chung New Town extension is to meet 
housing and other development needs of the territory.  As such, 
development potential of the New Town extension has been maximized, 
taking into account various constraints and considerations, including the 
Airport Height Restrictions (AHR) and urban design concept.  TCW 
will be served by a new railway station on the Tung Chung Line (TCL) 
located to the east outside the Area.  To capitalize on the enhanced 
accessibility to mass public transport, the sites near the proposed railway 
station and along Tung Chung Road will have higher PRs which are in 
line with the Transport Oriented Development (TOD) concept.  

 

 
Balance between Conservation and Development 

7.1.2 The Area is characterized by its rural and natural setting together with 
the presence of a number of recognized villages.  Due care has been 
exercised to ensure that the development be balanced against 
environmental considerations.  Conservation related zonings such as 
“Conservation Area” (“CA”), “Coastal Protection Area” (“CPA”) and 
“Green Belt” (“GB”) are proposed at various locations, taking into 
account the ecological function and environmental conditions of the 
areas including the riparian zone of Tung Chung Stream and mature 
woodlands in the Area.  Development sites are identified in areas with 
more convenient accessibility to the public transport and with less impact 
on the existing natural environment.  Scope for some low-rise 
low-density residential developments with PRs of 1 and 1.5 are proposed 
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in these land pockets in the Area.  The existing recognized villages are 
respected with the provision of appropriate “Village Type Development” 
(“V”) zones. 

 
7.1.3 A polder scheme with stormwater attenuation and treatment ponds is 

proposed in the Area to control the water quality of Tung Chung Stream 
and prevent flooding risk to the developments along the Stream.  
Sections of Tung Chung Stream required for necessary drainage works, 
in particular along the section of Tung Chung Stream to be 
de-channelized, are proposed to be developed as a river park for 
environmental enhancement and amenity use. 

   

   
Integration and Compatible Built Form (Figures 2 and 4) 

7.1.4 New development seeks to maximize integration with the existing 
built-form and to balance the need for new residential developments with 
preservation of the natural environment.  A stepped height profile to 
achieve integration with the natural topography and existing built-form 
has been adopted.  The height and density of the buildings descend 
from the mountain side towards the waterfront and the estuary of Tung 
Chung Stream.  Besides, open spaces and buildings are organized to 
form view corridors for visual relief and breezeway for better air 
ventilation.  

 

 
Local Commercial Centre (Figure 2) 

7.1.5 In line with the TOD concept, a railway station is proposed near Yat 
Tung Estate and Area 39 to the east outside the Area. To capitalize on the 
proximity and convenient access to the proposed railway station, three 
sites in Areas 38A, 38B and 38C are planned to be developed as a local 
commercial centre with a public transport interchange (PTI) to be 
provided in Area 38A to serve the Area including the key activity node at 
Hau Wong Temple. Government, institution or community (GIC) uses 
and supporting facilities are also planned adjoining the local commercial 
centre which is easily accessible by local residents. 

 

 
Comprehensive Connectivity (Figure 3) 

7.1.6 A comprehensive road network has been designed in the Area to connect 
residential areas and villages with the town centre area. PTIs will be 
provided to facilitate convenient transfer of various transport modes and 
enhancement of internal circulation.  Cycling networks connecting to 
the possible eco-trails within the Area will be provided.  Cycle tracks 
together with cycle parking facilities provided at major GIC facilities and 
strategic locations are to encourage the use of cycling. 

 

 
Breezeways and View Corridors (Figure 2) 

7.1.7 Assessments on air ventilation and visual impact have been conducted in 
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the Tung Chung Study. Two non-building areas (NBAs) of 20m and 30m 
are proposed in Areas 60 and 71A respectively as breezeway to promote 
better air ventilation and to enhance visual permeability in the Area.  
The NBA in Area 60 is to follow the prevailing wind direction to 
establish a continuous air corridor towards Ngau Au Village, extending 
along existing and planned roads.  The NBA in Area 71A is to enhance 
visual permeability which provides a view corridor that creates an open 
view from Shek Mun Kap Village to the north.  The open space in front 
of Hau Wong Temple near Tung Chung Bay is to allow public enjoyment.  
Blocking of the scenic view from Hau Wong Temple towards Tung 
Chung Bay should be avoided.  Detailed requirements of NBAs for 
individual sites will be set out in the departmental Outline Development 
Plan (ODP) to be prepared. 

 

 
Sustainable Drainage and Flood Prevention System 

7.1.8 Tung Chung Stream possesses high ecological value which is worthy for 
preservation.  However, the areas along the stream are susceptible to 
flooding risk.  While the riparian zones of the stream are designated as 
“CA” to protect the Stream from adverse impact of human activities, a 
sustainable drainage and flood prevention system which consists of 
polders and stormwater attenuation and treatment ponds is proposed.  
The stormwater attenuation and treatment ponds serve to treat the surface 
runoff collected from the development areas before discharging to the 
streamcourse, and to alleviate flood risk along the stream.  The polders 
will provide flooding mitigation measures to the area along the stream. 
Opportunity is also taken to develop some sections of the riparian zone 
and the stormwater attenuation and treatment ponds into a river park.  
The river park is to protect and retain the existing natural landscape, 
ecological and topographic features of Tung Chung Stream.  It also 
provides an opportunity for leisure, educational and research purposes. 

 
 
8. 

 
GENERAL PLANNING INTENTION 

8.1 The general planning intention of the Area is to conserve the ecologically 
sensitive areas, to protect the rural and natural character, to maintain the unique 
landscape character and cultural heritage of the Area. Land is also reserved for 
Small House development by indigenous villagers. Areas suitable for low-rise 
and low-density development compatible with the rural and natural environment 
is also reserved based on the RODP formulated under the Tung Chung Study. 

 
8.2 Various land use zones are designated to protect the ecologically sensitive areas 

and to preserve the natural environment and rural character of the Area. 
Enforcement actions will be taken against any unauthorized development which 
would have impacts on the natural and rural character of the Area.  Land 
suitable for development will be guided and controlled in accordance with the 
Plan.   
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9. 
  

LAND USE ZONINGS 

 9.1 “Commercial” (“C”)
 

: Total Area 1.18 ha 

9.1.1 This zone is intended primarily for commercial developments, which 
may include shop, services, place of entertainment and eating place, 
functioning mainly as the local shopping centre serving the immediate 
neighbourhood.  Three sites in Areas 38A, 38B and 38C to the north 
of Yu Tung Road are designated “C(1)” and “C(2)” to capitalize on the 
proximity to the proposed railway station to the southwest of Yat Tung 
Estate.  A public transport terminus of about 3,000m2

 

 is planned in 
Area 38A to provide convenient transfer with other modes of public 
transport.  With a convenient accessibility, the sites will serve as a 
local shopping centre and form a focal point with the area surrounding 
Hau Wong Temple to the north. Development and redevelopment 
within the “C(1)” zone are subject to maximum PR of 3 and maximum 
BHs ranging from 25 metres above Principal Datum (mPD) to 35mPD. 
Development and redevelopment within the “C(2)” zone are subject to 
maximum PR of 2 and maximum BH of 20mPD.  

9.1.2 In determining the relevant maximum PR, any floor space that is 
constructed or intended for use solely as car park, loading/unloading 
bay, plant room and caretaker’s office, provided such uses and facilities 
are ancillary and directly related to the development or redevelopment, 
may be disregarded. On land designated “C(1)”, any floor space that is 
constructed or intended for use solely as public transport terminus may 
be disregarded. 

 
9.1.3 To provide flexibility for particular development, minor relaxation of 

the PR and/or BH restrictions may be considered by the Board through 
the planning permission system.  Each proposal will be considered on 
its individual planning merits. 

 
9.2 “Residential (Group C)” (“R(C)”)

 
: Total Area 19.31 ha 

9.2.1 This zone is intended primarily for low-rise, low-density residential 
developments where commercial uses serving the residential 
neighbourhood may be permitted on application to the Board.  Seven 
sites are zoned “R(C)” including Areas 60, 61A, 66A, 67, 68A/68B, 
71A and 71B.  These sites are identified as suitable for low-rise 
low-density residential development in the Tung Chung Study taking 
account of their relatively low ecological value as well as the rural and 
scenic character of the Area.  Development and redevelopment within 
“R(C)1” and “R(C)2” zones are subject to maximum PRs of 1.5 and 1 
respectively and maximum BHs ranging from 20mPD to 55mPD.  The 
maximum BHs are adopted in accordance with the stepped height 
profile with BH descending from the mountain side towards the 
waterfront and the estuary of the Tung Chung Bay. 
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9.2.2 In determining the maximum PR, 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. 

 
9.2.3 To provide flexibility for particular development, minor relaxation of 

the PR and/or BH restrictions may be considered by the Board through 
the planning permission system.  Each proposal will be considered on 
its individual planning merits. 

 
9.3 “Village Type Development” (“V”)

 
: Total Area 14.59 ha 

9.3.1 The planning intention of this zone is to designate both existing 
recognized villages and areas of land considered suitable for village 
expansion.  Land within this zone is primarily intended for 
development of Small Houses by indigenous villagers.  It is also 
intended to concentrate village type development within this zone for a 
more orderly development pattern, efficient use of land and provision 
of infrastructures and services.  Selected commercial and community 
uses serving the needs of the villagers and in support of the village 
development are always permitted on the ground floor of a New 
Territories Exempted House (NTEH).  Other commercial, community 
and recreational uses may be permitted on application to the Board. 

 
9.3.2 There are six recognized villages in the Area, namely Ngau Au, Lam 

Che, Nim Yuen, Shek Lau Po, Mok Ka and Shek Mun Kap.  The 
boundaries of the “V” zones are drawn around existing village clusters 
with regard to the village ‘environs’ (‘VE’), the local topography, the 
existing settlement pattern, site characteristics, the approved 
applications for Small House development, the outstanding Small 
House applications, as well as the estimated Small House demand.  
Areas of difficult terrain, dense vegetation, burial grounds and 
streamcourses have been avoided where possible.  

 
9.3.3 Development and redevelopment within the “V” zone are subject to a 

maximum BH of 3 storeys (8.23m) or the height of the building which 
was in existence on the date of the first publication in the Gazette of the 
notice of the draft DPA plan, whichever is the greater. 

 
9.3.4 To provide flexibility for particular development, minor relaxation of 

the BH restriction may be considered by the Board through the 
planning permission system.  Each proposal will be considered on its 
individual planning merits. 

 
9.3.5 As diversion of streams may cause adverse drainage impacts on the 
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adjacent areas and adverse impacts on the natural environment, 
permission from the Board is required for such activities, except public 
works co-ordinated or implemented by Government, and maintenance, 
repair or rebuilding works. 

 
9.3.6 There is currently no existing public sewer for the villages, and at 

present, each house is typically served by its own on-site septic 
tank/soakaway pit system. It is planned to provide public sewerage 
system to existing villages zoned “V” within the Area. For 
NTEH/Small House development in area without public sewer 
connection, the design and construction of sewage disposal facilities 
need to comply with relevant standards and regulations, such as the 
Environmental Protection Department (EPD)’s Practice Note for 
Professional Persons (ProPECC PN) 5/93, if applicable, for protection 
of the water quality of the Area.  

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

 
: Total Area 2.39 ha 

9.4.1 The “G/IC” zone is intended 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, 
organizations providing social services to meet community needs, and 
other institutional establishments.  The overall GIC facilities provision 
in the Tung Chung New Town are planned in a holistic manner on the 
basis of the Hong Kong Planning Standards and Guidelines (HKPSG) 
and under Tung Chung Study to serve the population of the whole new 
town. 

 
9.4.2 The existing Hau Wong Temple (Grade 2 historic building) (Area 36B) 

at Sha Tsui Tau, the Entrance Gate, Shek Mun Kap (Grade 3 historic 
building) (Area 81) to the north of Shek Mun Kap Village and Lo Hon 
Monastery (Area 83) near Shek Pik Au are zoned “G/IC”.  The scenic 
views from Hau Wong Temple and Lo Hon Monastery towards Tung 
Chung Bay should be maintained.  Development affecting such views 
should be avoided.  The existing Tung Chung District Recreation 
Centre (Area 36C), Tung Chung Outdoor Recreation Camp (Area 36D), 
Ngau Au Public Toilet (in Area 96B) and Shek Mun Kap Fresh Water 
Pump House (Area 82) are also under this zoning.  

 
9.4.3 Major proposed facilities include a GIC complex in Area 36A for social 

welfare and other GIC facilities, a proposed telephone exchange in 
Area 36F near Hau Wong Temple and sewage pumping stations in 
different locations of the Area. 

 
9.4.4 Areas zoned “G/IC” are subject to the BH restrictions in terms of 

number of storey(s) or mPD.  In determining the maximum number of 
storeys for BH restrictions, any basement floor(s) may be disregarded. 
To provide design flexibility for particular development, minor 
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relaxation of the BH restrictions may be considered by the Board 
through the planning permission system. Each proposal will be 
considered on its individual planning merits. 

 
9.5 “Open Space (“O”)”

 
: Total Area 3.00 ha 

9.5.1 This zone is intended primarily for the provision of outdoor open-air 
public space for active and/or passive recreational uses serving the 
needs of local residents as well as the general public. 

 
9.5.2 The “O” zone covers the existing open area and recreational facilities in 

front of and around Hau Wong Temple and its nearby waterfront area in 
Area 36E.  It is intended to provide an open space to allow public 
enjoyment near Tung Chung Bay.  Future development of this open 
space should be compatible with Hau Wong Temple as well as the 
waterfront character near Tung Chung Bay.  Blocking of the scenic 
view from Hau Wong Temple towards Tung Chung Bay should be 
avoided.  The local cultural/religious activities to be held at Hau Wong 
Temple should be allowed in future design of this open space. The 
function of the open space would also be for visual relief as part of the 
visual corridor and for better air ventilation. Area 80 is also under this 
zone to reflect the existing temporary soccer field and plant nursery.  
Subject to further study, there may be scope to develop this area as part 
of the river park together with the adjoining man-made section of Tung 
Chung Stream to be de-channelized. 

 
9.6 “Other Specified Uses” (“OU”)”

 
: Total Area 8.45 ha 

9.6.1 This zone covers the following specific annotated uses: 
 

(a) River Park
This zone is intended primarily for the development of a river park in 
Areas 84 and 85, which form part of the sustainable drainage and flood 
prevention system in the Area.  It is also intended to protect and retain 
the existing natural landscape, ecological or topographic features of the 
area for preservation, flood prevention, educational and research 
purposes through the development of a river park and to separate 
sensitive natural environment of the EIS from the adverse effects of 
development.  Subject to detailed design, this zone may include 
facilities of stormwater attenuation and treatment ponds to form part of 
the sustainable drainage and flood prevention system along Tung Chung 
Stream in the Area.  It is also planned to convert the existing 
man-made section of Tung Chung Stream in Area 85 as part of the river 
park upon its dechannelization works.  Ancillary facilities of the river 
park which may include field study/education/visitor centre will be 
provided.  

  

 
(b)  Stormwater Attenuation and Treatment Ponds

This zone is intended for the development of stormwater attenuation 
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and treatment ponds, which form part of the drainage and flood 
prevention system in the Area.  There are five sites (i.e. Areas 45B, 
45C, 45D, 45E and 45F) in the Area along Tung Chung Stream 
designated for the provision of stormwater attenuation and treatment 
ponds to treat the surface runoff collected from the development areas 
before discharging to Tung Chung Stream, and to alleviate flood risk 
along Tung Chung Stream.  Subject to detailed design, this zone may 
include facilities of river park to be provided as part of the sustainable 
drainage and flood prevention system along Tung Chung Stream in the 
Area. 

 
(c)  Polder

This zone is intended for the development of polders, which form part 
of the sustainable drainage and flood prevention system in the Area. 
Area 86 is designated for the provision of polders along Tung Chung 
Stream for flooding mitigation purpose.  Subject to detailed design, 
this zone may include facilities of the sustainable drainage and flood 
prevention system. 

  

 
9.7 “Green Belt” (“GB”)
 

: Total Area 51.93 ha  

9.7.1 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. 

 
9.7.2 The “GB” zone covers the natural vegetated areas which consist of 

streamcourses, dense woodlands on some hillslopes, and relatively 
young woodlands that have developed from abandoned agricultural 
land, and the existing burial grounds.  It also covers some fragmented 
woodlands in the vicinity of the villages.  Most of the woodlands and 
areas adjoining the Lantau North (Extension) Country Parks are within 
this zone. 

 
9.7.3 Development in this zone will be strictly controlled.  Development 

proposals will be considered by the Board on individual merits taking 
into account the relevant Town Planning Board Guidelines.  As 
diversion of streams, filling of land/pond or excavation of land may 
cause adverse environmental and drainage impacts on the adjacent 
natural landscape and environment as well as the existing ecological 
sensitive habitats, permission from the Board is required for such 
activities, except public works co-ordinated or implemented by 
Government, and maintenance, repair or rebuilding works. 

 
9.8 “Conservation Area” (“CA”)

 
: Total Area 54.63 ha 

9.8.1 This zone is intended to protect and retain the existing natural 
landscape, ecological or topographical features of the area for 
conservation, educational and research purposes and to separate 
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sensitive natural environment such as EIS and Country Park from the 
adverse effects of development.  There is a general presumption 
against development in this zone.  In general, only developments that 
are needed to support the conservation of the existing natural landscape 
or scenic quality of the area or are essential infrastructure projects with 
overriding public interest may be permitted. 

 
9.8.2 This zone includes the riparian area along Tung Chung Stream, an EIS, 

to avoid encroachment and adverse impact on the stream.  The mature 
woodlands near Ngau Au and Shek Mun Kap which are relatively large 
and intact are also zoned “CA”.  Floral species of conservation interest 
such as Aquilaria sinensis (土沉香) and Pavetta hongkongensis (香港
大沙葉) have been recorded in these woodlands.  The hilly area to the 
south of Shek Mun Kap Road and the areas between the upper 
tributaries of Tung Chung Stream contain a continuous stretch of dense 
and mature woodlands comprising native plant species.  Several floral 
species of conservation interest, such as Cibotium barometz (金狗毛蕨) 
and Aquilaria sinensis ( 土沉香 ), have been recorded in these 
woodlands.  To better preserve these woodlands and the upper 
catchment of Tung Chung Stream, these areas are also zoned “CA”. 

 
9.8.3 New residential development is not permitted under this zone. 

Redevelopment of existing houses may be permitted on application to 
the Board.  The redevelopment of existing houses shall not result in a 
total redevelopment in excess of the PR, site coverage and height of the 
house which was in existence on the date of the first publication of the 
draft DPA plan.  

 
9.8.4 As diversion of streams, filling of land or excavation of land may cause 

adverse environmental and drainage impacts on the adjacent natural 
landscape and environment as well as the existing ecological sensitive 
habitats, permission from the Board is required for such activities, 
except public works co-ordinated or implemented by Government, and 
maintenance or repair works. 

 
9.9 “Coastal Protection Area” (“CPA”)

 
: Total Area 6.49 ha  

9.9.1 This zone is intended to conserve, protect and retain the natural 
coastlines and the sensitive coastal natural environment, including 
attractive geological features, physical landform or area of high 
landscape, scenic or ecological value, with a minimum of built 
development.  It may also cover areas which serve as natural 
protection areas sheltering nearby developments against the effects of 
coastal erosion.  There is a general presumption against development 
in this zone.  In general, only developments that are needed to support 
the conservation of the existing natural landscape or scenic quality of 
the area or essential infrastructure projects with overriding public 
interest may be permitted. 
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9.9.2 At present, there are mudflat, mangrove and natural shoreline at the 

estuary of Tung Chung Bay.  The “CPA” zone provides a buffer area 
to avoid encroachment and adverse impact on the coastal area and both 
sides of the Tung Chung Stream near the outlet. 

 
9.9.3 New residential development is not permitted under this zone.  

Redevelopment of existing houses may be permitted on application to 
the Board.  The redevelopment of existing houses shall not result in a 
total redevelopment in excess of the PR, site coverage and height of the 
house which was in existence on the date of the first publication of the 
draft DPA plan.  

 
9.9.4 As diversion of streams, filling of land/pond or excavation of land may 

cause adverse environmental and drainage impacts on the adjacent 
natural landscape and environment as well as the existing ecological 
sensitive habitats, permission from the Board is required for such 
activities, except public works co-ordinated or implemented by 
Government, and maintenance or repair works. 

 
 

10. 
 

COMMUNICATIONS AND UTILITY SERVICES 

10.1 Road Network and Footpath
 

  

 At present, the Area is accessible by vehicles via Yu Tung Road and Shek Mun 
Kap Road leading from Tung Chung Road.  While most parts of the Area are 
inaccessible due to lack of proper vehicular access, some parts may be 
accessible by village access, footpaths and walking trails and some of which are 
famous walking trails connecting to other areas on Lantau such as San Tau, Sha 
Lo Wan, Tai O, Tei Tong Tsai and Ngong Ping.  District and local distributors 
as shown on the Plan are planned under the Tung Chung Study to provide 
convenient external and internal connection.  Roadside amenity areas to be 
integrated with pedestrian footpaths and cycle tracks will be provided along 
major roads.  
 

10.2 
  
Public Transport 

 An existing bus terminus is located at Shek Mun Kap Road providing public 
transport services to the Area connecting Tung Chung town centre area.  The 
closest existing PTI is located at Yat Tung Estate outside the Area.  A public 
transport terminus of about 3,000m2

 

 is planned in the commercial area at Yu 
Tung Road in Area 38A to capitalize on the proximity to or convenient access to 
the proposed railway station at Yat Tung Estate and one smaller scale public 
transport terminus, which is an on-street bus terminus, is planned at Shek Mun 
Kap Road for the enhancement of internal connection.  
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10.3 Utility Services
 

  

 At present, the Area is supplied with water, electricity and telephone services.  
Provision of sewerage and drainage systems, gas supply and other utility 
services are being planned under the Tung Chung Study.  Fresh water supply is 
available to the existing village clusters within the Area, including Ngau Au, 
Shek Lau Po, Mok Ka and Shek Mun Kap.  For major development in the Area, 
sufficient lead time should be allowed for upgrading of the water supply system 
as necessary.  Water supply is not available in the south-western part of the 
Area and the areas south of Shek Mun Kap, which have terrains generally above 
60mPD to 130mPD.  

 
 
11. 

 
CULTURAL HERITAGE 

11.1 Sha Tsui Tau Site of Archaeological Interest as well as two graded historic 
buildings, namely Hau Wong Temple and Entrance Gate, Shek Mun Kap fall 
within the boundary of the Plan.  Hau Wong Temple is a Grade 2 historic 
building located at Sha Tsui Tau while Entrance Gate, Shek Mun Kap is a Grade 
3 historic building located in the inner part of Tung Chung Valley.  All of the 
above site of archaeological interest and historic buildings are worthy of 
preservation. 
 

11.2 The Antiquities Advisory Board (AAB) released a list of new items in addition 
to the list of 1,444 historic buildings.  These items are subject to grading 
assessment by the AAB.  Details of the list of 1,444 historic buildings and the 
new items have been uploaded onto the website of the AAB at 
http://www.aab.gov.hk. 
 

11.3 Prior consultation with the Antiquities and Monuments Office (AMO) of the 
Leisure and Cultural Services Department (LCSD) should be made if any 
development, redevelopment or rezoning proposals might affect the above 
historic buildings, new items pending grading assessment, or site of 
archaeological interest and their immediate environs.  

 
11.4 If disturbance to the site of archaeological interest is unavoidable, a detailed 

archaeological impact assessment (AIA) shall be conducted to evaluate the 
archaeological impact imposed by the proposed works.  If necessary, a 
qualified archaeologist shall apply for a licence under the Antiquities and 
Monuments Ordinance (Cap. 53) for an archaeological field investigation.  A 
proposal of the AIA shall be submitted to the AMO for agreement prior to 
applying for a licence. Subject to the findings of the AIA, appropriate mitigation 
measures shall be fully implemented by the project proponent in consultation 
with the AMO of LCSD. 
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12. 
 

AIRPORT HEIGHT RESTRICTION 

The BH for the developments within the Area is subject to the gazetted Airport Height 
Restriction Plan (AHRP) and any potential amendments to the gazetted AHRP related 
to the development of the Hong Kong International Airport (HKIA) in the Expansion of 
HKIA into a Three Runway System 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 Airport Height Restriction (AHR), or any 
amendment thereto. 
 

 
13.  
 

ECOLOGICAL CONSTRAINTS 

The Area contains high ecologically value which are worthy of preservation, prior 
consultation with the Agriculture, Fisheries and Conservation Department (AFCD) 
should be made if any development proposal might affect the ecology in the Area.  
Subject to consultation with AFCD, an assessment may be required to evaluate the 
ecological impact imposed by the proposed development or works.   

 
 
14. 

 
GEOTECHNICAL CONSTRAINTS 

Areas near Lam Che, Shek Mun Kap and Lo Hon Monastery are overlooked by steep 
natural terrain and meet the Alert Criteria for a Natural Terrain Hazard Studies (NTHS).  
For any new development proposals within these areas, the developer would be 
required to carry out a NTHS and provide suitable hazard mitigation measures, if found 
necessary, as part of the development. 

 
 
15. 

 
WATER GATHERING GROUNDS AND STREAMCOURSES 

There are small areas zoned “CA” in the southwest and southeast which fall within the 
Lower Direct and Lower Indirect water gathering grounds (WGGs).  There is a 120m 
wide no-blasting zone for the existing Water Supply Department (WSD) water tunnel at 
the southern edge of the Area. In general, no excavation, drilling or filling shall be 
carried out within 60m on plan from the centre line of any waterworks tunnel unless the 
proposed works will not adversely affect the integrity of the tunnel.  For NTEH/Small 
House development in area without public sewer connection, the design and 
construction of sewage disposal facilities need to comply with relevant standards and 
regulations, such as the EPD’s ProPECC PN 5/93, for protection of the water quality of 
the Area.  

 
 
16. 
 

BURIAL GROUNDS 

The five permitted burial grounds falling within area zoned “GB” located to the north of 
Ngau Au, west of Mok Ka, west of Shek Mun Kap and east of Tung Chung Road in the 
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Area are to be retained and should be protected from development. 
 

 
17. 

 
PLANNING CONTROL 

17.1 The types of permitted developments and uses on land within the Area are listed 
in the Notes to the Plan.  Unless otherwise specified, all building, engineering 
and other operations incidental to and all uses directly related and ancillary to 
the permitted developments and uses within the same zone are always permitted 
and no separate permission is required. 

 
17.2 Uses of land or building which were in existence immediately before the first 

publication in the Gazette of the notice of the draft DPA Plan and which are not 
in compliance with the terms of the Plan may have adverse impact on the 
environment, drainage and traffic of the Area.  Although no action is required 
to make such use conform to this Plan, any material change of such use or any 
other development (except minor alteration and/or modification to the 
development of the land or building in respect of such use which is always 
permitted) must be always permitted in terms of the Plan or, if permission is 
required, in accordance with a permission granted by the Board.  The Board 
will consider these applications on their individual merits.  Those alteration 
and/or modification works which may lead to environmental improvement or 
upgrading to the Area may be considered favourably by the Board. 

 
17.3 Planning applications to the Board will be assessed on individual merits.  In 

general, the Board, in considering the planning applications, will take into 
account all relevant planning considerations which may include the 
departmental ODP/layout plans, and the guidelines published by the Board.  
The ODP/layout plans, if any, will be available for public inspection at the 
Planning Department.  Guidelines published by the Board are available from 
the Board’s website, the Secretariat of the Board and the Technical Services 
Division of the Planning Department.  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, the Technical Services Division and 
relevant District Planning Office of the Planning Department.  Applications 
should be supported by such materials as the Board thinks appropriate to enable 
it to consider the applications. 

 
17.4 Any development, other than those referred to in paragraph 17.1 above or in 

conformity with this Plan or with the permission of the Board, undertaken or 
continued on or after 21 August 2015 on land included in the draft Tung Chung 
Valley DPA Plan, may be subject to enforcement proceedings under the 
Ordinance.  Any diversion of streams, filling of land/pond or excavation of 
land in the relevant zones on or after the exhibition of the specific plan referred 
to in the Notes of the relevant zones without the permission from the Board may 
also be subject to enforcement proceedings.  
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18. IMPLEMENTATION
 

  

18.1 The Plan provides a broad land use framework for development control and 
implementation of planning proposals for the Area. A more detailed 
departmental ODP will be prepared in consultation with government 
departments concerned.  The ODP is a non-statutory plan which will be used as 
the basis for public works planning and site reservation purpose.  It includes 
information on detailed land uses, development parameters and boundaries of 
individual sites, NBAs, green coverage, waterworks and drainage reserves, site 
formation levels, road alignment and dimensions, location of pedestrian 
facilities, public utility facilities as well as other environmental, building and 
engineering requirements.  These should generally be followed in land 
transactions and allocations.  In particular, the Plan together with the ODP, 
when available and where appropriate, will serve as the basis for processing the 
lease modification applications and land sales.  

 
18.2 To achieve early delivery of land to meet the housing needs and ensure timely 

provision of a comprehensive range of commercial, retail, open space and GIC 
facilities in tandem with the population build-up, an implementation programme 
with proper phasing and packaging of works for the Tung Chung New Town 
extension has been formulated.  Site formation and engineering infrastructural 
works are scheduled to commence in phases from end 2017, to enable first 
population intake by end 2023 at the earliest.  The development of the Tung 
Chung New Town extension is expected to be fully completed by 2030. 

 
18.3 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.  The 
Government will resume and clear the private land on need basis planned for 
public works projects, public developments, carry out site formation works, and 
provide infrastructure.  Land formation and the provision of infrastructure will 
be implemented in accordance with the development programme prepared by 
CEDD.  Open space, social welfare and other community facilities will be 
constructed by the appropriate government departments on the basis of the 
Capital Works Programme and other Public Works Programme.  Public 
housing together with the supporting facilities will be built by the Housing 
Department in accordance with the Public Housing Development Programme 
and other relevant agents. 

 
18.4 Notwithstanding the above, minor improvement works, e.g. access 

improvements, utility services installation and public works projects will be 
implemented through the Public Works Programme and the Rural Public Works 
Programme subject to priority and resource availability.  Private developments 
will be effected principally through private sector initiatives in accordance with 
the zoned uses indicated on the Plan, provided that their proposals meet 
Government requirements. 
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 Summary of Representations and Comments in respect of 

 
the Tung Chung Valley Development Permission Area Plan No. DPA/I-TCV/1 

 
Major Issues in Representations and Comments Responses 

General 
 Support the draft DPA Plan and the promulgation of a statutory land 

use plan for Tung Chung Valley which enables planning enforcement 
action and will help reduce unauthorized land uses and 
eco-vandalism. 

 
 Appreciate the gazettal of the draft DPA Plan, but concern on the 

ecological and conservation importance of the Tung Chung Valley.  
 

 Noted the support of the gazettal of the draft DPA Plan for Tung 
Chung Valley (TCV). The TCV area has been designated as a DPA to 
provide planning control with a view to avoiding further proliferation 
of undesirable uses and degradation of the natural environment and 
rural character of the area, and to enable the Planning Authority to 
take enforcement action against unauthorized development. 
Enforcement actions will be taken against any unauthorized 
development in TCV. 

 
 Based on the Recommended Outline Development Plan (RODP) 

formulated under the Tung Chung New Town Extension Study (Tung 
Chung Study), the TCV OZP is formulated. The general planning 
intention of the TCV OZP which replaces the DPA is to conserve the 
ecologically sensitive areas, to protect the rural and natural character, 
to maintain the unique landscape character and cultural heritage of the 
Area. Various land use zones (e.g. “Green Belt” (“GB”), 
“Conservation Area” (“CA”), “Coastal Protection Area” (“CPA”)) are 
proposed in the TCV OZP to protect the ecologically sensitive areas 
and to preserve the natural environment and rural character of the 
TCV. Only areas suitable for low-rise and low-density development 
compatible with the rural and natural environment are proposed. 

DPA Plan and the Planning Scheme Boundary  
 Tung Chung Bay, Tin Sam and Wong Lung Hang should be included 

in the DPA Plan. A representer also opposes the boundary of the draft 
DPA Plan as it does not include areas of existing development to its 
east. 

 
 A representer objects the use of ‘Tung Chung Valley’ as the name of 

the Area. Propose to name the ‘Tung Chung Stream’ as ‘Tung Chung 
Hang (東涌坑)’ 

 The planning scheme boundary of TCV and the name of the Plan is 
considered appropriate as to reflect the valley area in Tung Chung, 
which is part of the Tung Chung West New Town Extension. The 
periphery of TCV consists of hilly terrain along foothills of Nei Lak 
Shan, Lantau Peak / Pak Kung Au and Wo Liu Tun to the west, south 
and southeast.  The landscape setting is very distinct as it is enclosed 
by an undulating mountain ridgeline and hilly terrains and forms a 
valley in nature. TCV covers most of the rural area including Tung 
Chung Stream (which is commonly adopted as the stream name) and 
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its riparian, and the area outside the boundary of Country Parks.  
 
 To the east of TCV are the existing developments in Tung Chung New 

Town (e.g. Yat Tung Estate, public housing developments in Area 39 
etc.), and the proposed public housing site along Tung Chung Road 
which will be included in the extended area of Tung Chung Town 
Centre Area OZP (TCTC OZP).  

 
 Wong Lung Hung, which is an Ecologically Important Stream (EIS) 

will be included in the TCTC OZP and is zoned “CA” to reflect the 
ecological value. 

 
 As there is no reclamation proposed in Tung Chung Bay as 

recommended in the RODP of Tung Chung Study, there is no 
proposed land use in Tung Chung Bay. Nevertheless, “CPA” zone is 
proposed along the coastline of Tung Chung Bay where appropriate 
for preservation of the coastal environment.  

 
 Tin Sam is located in San Tau Village of Tai O Heung which falls 

outside the Tung Chung New Town extension (TCNTE). Due to its 
remote location from Tung Chung, area of Tin Sam/San Tau are not 
included in the TCV OZP.  

Conservation and Ecology 
 The Notes and Explanatory Statement of the draft DPA Plan should 

be amended to strengthen environmental and ecological protection.  
 
 A representer opposes the draft DPA Plan that no sustainable 

development in TCV to conserve ecological and nature values are 
proposed.  

 
 Tung Chung Stream system and the natural section of Wong Lung 

Hang Stream should be protected and preserved. A representer 
concerns on the lack of long-term conservation of Tung Chung 
Stream-cum-Bay System. 

 
 To designate Wong Lung Hang Stream and its riparian zone and Tung 

Chung Bay as “Site of Special Scientific Interest” (“SSSI”), 

 Ecological surveys have been conducted in formulating the land use 
proposals in the RODP which forms the basis of the OZP.  
Ecologically sensitive areas and habitats such as Tung Chung Stream 
and its riparian zones and Tung Chung Bay have been identified with 
a view to protecting them from any development or impacts from 
development nearby. 

 
 Based on the RODP and the ecological surveys, the TCV OZP is 

formulated to replace the DPA Plan, and relevant land use zonings are 
also proposed including “GB”, “CA”, and “CPA” where appropriate 
on the OZP. There is a general presumption against development 
within these conservation zonings. 
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ecologically sensitive area under conservation zoning, the coastline of 
Tung Chung Bay as “Coastal Protection Area” (“CPA”), Fung Shui 
woodland and mature woodland as “Conservation Area” (“CA”), and 
the natural vegetation as “Green Belt” (“GB”). 

 
 The ecological linkage between the woodlands and the Country Parks 

should be maintained. The proposed development should not block 
the existing ecological connection between the riparian areas and 
existing woodlands. 

 
 Future development in TCV should not further degrade the remaining 

marshes and agricultural areas. 
 
 To establish a River Nature Park along Tung Chung Stream. 
 
 To provide 50m buffer zone on each side of all river systems and 

tributaries, to acquire land not for village type development at 
appropriate location and designate it as conservation-related zones, 
and to maintain low development intensity. 

 
 Not to develop residential and industrial area in TCV, and to delete 

the non-essential road access to ecological sensitive areas. A 
representer opposes large-scale land development at area from Shek 
Lau Po to Shek Mun Kap. 

 
 Retain and encourage agriculture use to encourage agriculture 

activities and to promote eco-tourism in TCV. A representer suggests 
that areas in Shek Lau Po and Shek Mun Kap should be designated as 
“GB” or “Agriculture” (“AGR”). Other comments propose to have 
conservation-related zones in TCV such as “GB”, “CA”, “CPA” etc. 
and “V” zones with no other residential zonings. Not to propose 
residential use in Shek Mun Kap and riverine area of Tung Chung 
Valley, proposed residential use at Shek Mun Kap should be rezoned 
to nature park. 
 

 To adopt measures to prevent environmental vandalism and preserve 

 Tung Chung Stream, an EIS and its riparian area of 20m to 30m wide, 
is zoned “CA” to preserve the stream from impact from human 
activities.. The mature woodlands near Ngau Au and Shek Mun Kap 
which are relatively large and intact where floral species of 
conservation interest have been recorded in these woodlands are zoned 
“CA”.  The hilly area to the south of Shek Mun Kap Road and the 
areas between the upper tributaries of Tung Chung Stream contain a 
continuous stretch of dense and mature woodlands composed of native 
plant species. To better preserve these woodlands and the upper 
catchment of Tung Chung Stream, these areas are also zoned “CA”. 

 
 Most of the woodlands and areas adjoining the Lantau North 

(Extension) Country Park are within “GB” zone in TCV. The “GB” 
zone also covers the natural vegetated areas which consist of 
streamcourses, dense woodlands on some hillslopes and relatively 
young woodlands that have developed from abandoned agricultural 
land.  It also covers some fragmented woodland in the vicinity of the 
villages. 

 
 A river park is proposed along the eastern section of Tung Chung 

Stream and the man-made section which will be de-channelised. The 
area is under the “OU(River Park)” zone which intends to protect and 
retain the existing natural landscape, ecological or topographic 
features of the area for preservation, flood prevention, educational and 
research purposes through the development of a river park and to 
separate sensitive natural environment of the Tung Chung EIS from 
the adverse effects of development. 

 
 Wong Lung Hang, which falls within the extended area of TCTC 

OZP, and its riparian areas with natural and dense vegetation are 
zoned “CA” on the TCTC OZP in recognition of their ecological 
values. 
 

 The road system proposal for TCV in the RODP has been minimized 
taken into account the natural and rural environment of the area. Other 
than accesses provided for the residential sites, others are rural roads 
which provide access to the villages. While the ecologically sensitive 
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Tung Chung Stream-cum-Bay System, to formulate comprehensive 
drainage strategy and system, and to take into account air quality. 

 

areas are to be preserved, opportunities have been taken to allow 
low-rise low-density residential developments in land pockets with 
less ecological value in order to maximize land resources to address 
housing demand. These sites have been carefully planned with PRs of 
1 to 1.5 only in appreciation of the existing natural and rural 
environment of TCV. No industrial use is proposed in TCV. 
 

 As for agricultural use, it is noted that the farmlands in TCV are 
mainly covered by unmanaged orchards. Except some pockets of 
active farmlands scattered within the villages, other farmlands are 
mostly fallow and covered with vegetations. Agricultural activities can 
continue on farmlands within the “V” zone. Other abandoned 
farmlands now covered by vegetations are included within the “GB” 
zone to reflect their existing state, and agricultural use is always 
permitted within the “GB” zone on the OZP.  
 

 The ES of the draft OZP provides detailed information on the 
objective and planning intention of various land use zones including 
the conservation zonings in consultation with government departments 
including Agriculture, Fisheries and Conservation Department during 
preparation of the OZP to incorporate relevant information.  

Development  
 The DPA plan lacks of detailed zonings. More facilities and services 

to meet demands of local community and tourism development should 
be provided. A balance housing mix in TCW should be adopted. 
There is also a need to enhance internal or external connectivity 
should be enhanced. It is suggested to adopt sustainable development 
in TCV and to achieve balance between development and 
conservation, and allow development in villages. 
 

 Development intensity should be increased at the least 
environmentally sensitive area and within 500m of the proposed TCW 
railway station, to provide more private housing in TCV to enhance 
internal connectivity, and to designate appropriate land use zoning for 
more efficient use of land. Underutilization of land should be avoided 
and land use zonings should allow flexibility. 

 

 TCV DPA Plan is only temporary in nature providing interim control 
on land use and development within the TCV area. Detailed land uses 
are provided in TCV OZP, which replaces the DPA Plan. The TCV 
OZP is formulated on the basis of the RODP of Tung Chung Study 
taking into account relevant planning considerations. In the 
formulation of the RODP of Tung Chung Study, due consideration has 
been made to designate land uses and provide community facilities in 
a comprehensive and balance manner, in terms of the types and 
locations of such facilities.  The provision of Government and 
community facilities and open space in the RODP has also been 
planned in accordance with HKPSG and taking into account public 
comments received.  The RODP has also made provision to improve 
linkage within the whole New Town including connection between 
TCE and the existing town centre area with TCW. Land uses in TCW 
in the RODP are proposed taken into consideration various factors, 



5 
 

 Review the land use around the proposed TCW railway station to 
create a vibrant district centre, the drainage system to avoid large 
scale land resumption, and land ownership status to facilitate quick 
implementation of the development of TCV. 

 
 New land for “Village Type Development” (“V”) should be provided 

to compensate the land designated for conservation-related zones. 
Road network, carparks and sewerage system for each village should 
be provided. 

 
 

including urban planning, local demand for 
housing/infrastructure/facilities, the sensitive natural environment, 
findings of ecological survey, environmental impact, departmental 
requirements as well as comments received from various stages of 
public engagement activities.  The proposals aim to strike a balance 
between these various requirements and considerations. As mentioned 
above, ecological surveys have been conducted in formulating the land 
uses proposals in the RODP.   

 
 A GIC complex and commercial sites (PRs of 2.5 and 3) are planned 

in Areas 36A and 38A to 38C respectively to capture the advantage of 
the planned TCW railway station. While ecologically sensitive areas 
are designated with appropriate conservation zonings (e.g. “GB”, 
“CA” and “CPA”) for areas such as Tung Chung Stream and it 
riparian areas, along Tung Chung Bay coastline, various woodlands in 
TCV etc., the areas with lower ecological value are identified for 
low-density residential uses (PRs ranged from 1 to 1.5) to optimize the 
use of land resources in an acceptable degree of development in TCV 
compatible with the natural environment and rural setting of the area.  

 
 Furthermore, existing villages together with areas suitable for village 

expansion are designated “V”.  In designating the “V” zone, 
considerations including the existing ‘Village Environs’ (VE), 
outstanding small house applications, 10-year small house demand 
forecast, the topography and the natural environment. Road 
connection and sewage system to the villages are planned under Tung 
Chung Study. 

 
Engineering 
 Flood control/prevention system and measures on Tung Chung 

Stream should be required. However, a representer doubts on the need 
and effectiveness of the planned polder system and attenuation ponds 
in TCV. 

 
 There is geotechnical risk in TCV that development in TCV is not 

suitable. 

 To preserve the natural environment and avoid impact of human 
activities on Tung Chung Stream, an innovative drainage system is 
proposed in TCV. Polder and stormwater attenuation and treatment 
ponds are to be provided to protect villages and residential 
developments from flood risk for Tung Chung Stream as well as to 
remove pollutants generated within development areas. Details of the 
polder and drainage system will be subject to detailed design.  
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 Development overlooked by steep natural terrain may meet the Alert 

Criteria for a Natural Terrain Hazard Studies (NTHS).  For any new 
development proposals within these areas, the developer(s) would be 
required to carry out a NTHS and provide suitable hazard mitigation 
measures, if found necessary, as part of the development. 

Development Right and Land Resumption 
 There are views to resume all the private land lots for establishment of 

a River Nature Park at Tung Chung Stream and its estuary, River 
Nature Park for proactive management of natural riverine and 
estuarine ecology and landscape, and for flood regulation. 

 
 It is also a concern to strike a balance between the rights of land 

owners and nature conservation, especially designating private 
agriculture land for conservation purpose. Compensation to the 
landowners is requested before designating their land for 
conservation-related zones. A representer objects land for village 
development being used for conservation purpose. 

 
 

 See response above about the proposed river park in TCV. 
 

 Land resumption will be required for the provision of public road, 
infrastructure, housing and facilities for Tung Chung New Town 
extension (TCNTE). The associated land resumption will be carried 
out under the prevailing mechanism and the existing land resumption 
policy in accordance with, for example, the Lands Resumption 
Ordinance; the Roads (Works, Use and Compensation) Ordinance; 
Mass Transit Railway (Land Resumption and Related Provisions) 
Ordinance etc. The Government will resume and clear the private land 
on need basis planned for public works projects, public developments, 
carry out site formation works, and provide infrastructure.   

 
 Notwithstanding the above, private developments will be effected 

principally through private sector initiatives in accordance with the 
zoned uses indicated on the Plan, provided that their proposals meet 
Government requirements. 

Existing Use / Unauthorised Development 
 There are concerns on the unauthorized developments, storage use, 

columbarium or other developments within TCV which would have 
impact on the natural environment and ecology in TCV. The road 
layout in the TCV would affect the natural environment and attract 
more unauthorized development. 
 

 A representer objects to the existing use (“EU”) of columbarium in 
Nim Yuen. There are concerns on the unauthorized conversion of 
New Territories Exempted House into columbarium use within the 
Area. 
 

 According to the s.1A of the Ordinance, “EU” in relation to a DPA 
means a use of a building or land that was in existence immediately 
before the publication in the Gazette of notice of the draft plan of the 
DPA. Any development, other than “EU” or uses in conformity with 
the Plan or with the permission of the Board, undertaken or continued 
on or after the first gazettal of the DPA Plan, may be subject to 
enforcement proceedings under Town Planning Ordinance (the 
Ordinance).  

 
 It is noted that a representer claims their columbarium development at 

Nim Yuen as “EU”. Nim Yuen is a recognized village and it is 

http://www.hklii.hk/eng/hk/legis/ord/131/s1a.html#building�
http://www.hklii.hk/eng/hk/legis/ord/131/s1a.html#development_permission_area�
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 A representer does not agree with paragraphs 6.1 and 7.4 of the 
Explanatory Statement of the draft DPA Plan and argues that their 
columbarium development in Nim Yuen is an “EU”. It is suggested 
that ‘Columbarium’ as Use always permitted’ should be included in 
Annex A of the Notes and to take existing use of Nim Yuen into 
account and include the ‘Columbarium’ use in the DPA Plan. 

 

considered appropriate to zone the existing village houses in the 
village area as “V”.  
 

 







 
 

 
 

SCHEDULE OF AMENDMENTS TO  
THE APPROVED TUNG CHUNG TOWN CENTRE AREA  

OUTLINE ZONING PLAN NO. S/I-TCTC/20 
MADE BY THE TOWN PLANNING BOARD 

 
UNDER THE TOWN PLANNING ORDINANCE (Chapter 131) 

 
I. Amendments to Matters shown on the Plan 

 
 Item A1 – Incorporation of the area to the west and south of Chung Yan Road into 

the planning scheme area and zone it as “Residential (Group A)” 
(“R(A)”),“R(A)1”, “R(A)2”, “R(A)3”, “Residential (Group B)2” 
(“R(B)2”), Government, Institution or Community” (“G/IC”), Village 
Type Development” (“V”), “Open Space” (“O”), “Other Specified 
Uses” (“OU”) annotated “Stormwater Attenuation and Treatment 
Ponds”, “OU” annotated “Petrol Filling Station”, “Green Belt” (“GB”),  
“Conservation Area” (“CA”), areas shown as ‘Road’, ‘Nullah’ and 
‘River Channel’ and stipulation of building height restrictions for the 
“R(A)1”, “R(A)2”, “R(A)3” and “R(B)2” zones and “G/IC” zones in 
Areas 44, 49, 62, 63 and 108. 
 

 Item A2 – Incorporation of areas adjoining the northwestern boundary of the 
Lantau North (Extension) Country Park into the planning scheme area 
and zone it as “GB”.  
 

 Item A3 – Incorporation of the Tung Chung Development Pier and pier/breakwater 
at Ma Wan Chung into the planning scheme area and zone them as “OU” 
annotated “Pier” and “OU” annotated “Breakwater”.   

    
 Item B1 – Excision of existing sea area to the south Chek Lap Kok South Road 

from the planning scheme area.  
    
 Item B2 – Excision of areas to the east currently covered by the Lantau North 

(Extension) Country Park from the planning scheme area. 
    
 Item B3 – Excision of an area to the north of Ying Hei Road from the planning 

scheme area for incorporation into the draft Tung Chung Extension Area 
Outline Zoning Plan (OZP) No. S/I-TCE/1. 

    
 Item C – Rezoning of the area west of Shun Tung Road and east of Chung Yan 

Road  from “O”, “G/IC”, “R(A)” and area shown as ‘Road’ to “V”, 
“G/IC”, “O”, “R(B)1”, “R(B)3”, “OU” annotated “Pier”, “OU” 
annotated “Breakwater” and area shown as ‘Road’ and stipulation of 
building height restrictions for the “R(B)1” and “R(B)3” zones and 
“G/IC” zone in Area 24A. 
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 Item D1 

 
 

– Rezoning of the area occupied by Tung Chung Crescent from 
“Comprehensive Development Area” (“CDA”) and area shown as 
‘Road’ to “R(A)4”. 
 

 Item D2 
 
 

– Rezoning of three strips of land adjoining Tung Chung Crescent from 
“CDA” and “O” to area shown as ‘Road’. 
 

 Item E1 – Rezoning of the area occupied by Seaview Crescent from “CDA” and 
“O” to “R(A)5”. 
 

 Item E2 – Rezoning of two strips of land adjoining Seaview Crescent from 
“CDA” to “O” and area shown as ‘Road’. 

    
 Item E3 – Rezoning of three strips of land adjoining Man Tung Road Park from 

“O” to area shown as ‘Road’ and from area shown as ‘Road’ to “O”. 
    
 Item F1 – Rezoning of the area occupied by Coastal Skyline from “CDA” and 

“O” to “R(A)6”. 
 

 Item F2 – Rezoning of a piece of land adjoining Coastal Skyline from “CDA” to 
“O” and area shown as ‘Road’. 
 

 Item G1 – Rezoning of the area occupied by Caribbean Coast from “CDA”, “O” 
and “G/IC” to “R(A)7”. 
 

 Item G2 – Rezoning of two strips of land adjoining Caribbean Coast from “CDA” 
to “O” and area shown as ‘Road’.  

    
 Item H1 – Rezoning of the area occupied by Citygate and One Citygate from 

“CDA” , “O” and “G/IC” to “Commercial(2)” (“C(2)”). 
 

 Item H2 – Rezoning of a strip of land adjoining the Skybridge at Citygate from 
“CDA” to “G/IC” and area shown as ‘Road’. 
 

 Item J – Rezoning of the area occupied by the Tung Chung Railway Station 
from “CDA”, “G/IC” and area shown as ‘Road’ to “OU” annotation 
“Railway Station”. 
 

 Item K – Rezoning of a piece of land adjoining the Tung Chung Railway Station 
from “G/IC”, “CDA” and area shown as ‘Road’ to “C(3)” and 
stipulation of building height restriction for the “C(3)” zone. 

    
 Item L – Rezoning of a piece of land in Area 52 along Tung Chung Waterfront 

Road from “O” to area shown as ‘Road’. 
 

 Item M1 – Rezoning of the area occupied by the railway traction substation and 
portal adjoining Man Tung Road and North Lantau Highway from 
“G/IC” and area shown as ‘Road’ to “OU” annotated “Traction 
Substation cum Portal”. 
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 Item M2 – Rezoning of three strips of land adjoining Tung Chung North Park 

along North Lantau Highway from “O” and “G/IC” to area shown as 
‘Road’. 

    
 Item M3 – Rezoning of an area of the Tung Chung North Park from “G/IC” to 

“O”. 
    
 Item N1 – Rezoning of a strip of land adjoining North Lantau Highway, Tung 

Chung Waterfront Road, Shun Tung Road and Tat Tung Road from 
“G/IC”, “O” and “OU” annotated “Cable Car Terminal and Related 
Commercial Development” to area shown as ‘Road’. 
 

 Item N2 – Rezoning of a strip of land in Area 1 occupied by Tat Tung Road Garden 
from “G/IC” to “O”. 

    
 Item P 

 
– Rezoning of a strip of land near Tung Chung Railway Station from area 

shown as ‘Road’ to “OU” annotated “Railway Ventilation and Other 
Associated Plants” and two strips of land adjoining the railway 
ventilation site from “OU” annotated “Railway Ventilation and Other 
Associated Plants” to area shown as ‘Road’. 

    
 Item Q1 – Rezoning of the strips of land in Area 10 along Tat Tung Road, Shun 

Tung Road and Yu Tung Road from “R(A)”, “OU” annotated “Sewage 
Pumping Station” and “G/IC” to area shown as ‘Road’. 

    
 Item Q2 – Rezoning of the strips of land along Yu Tung Road and Cheung Tung 

Road from “GB” and area shown as ‘Road’ to “G/IC” and the strip of 
land along Yu Tung Road from area shown as ‘Road’ to “GB”. 

    
 Item R1 – Rezoning of a strip of land adjoining North Lantau Hospital from 

“G/IC” to area shown as ‘Road’ and a strip of land of the Lantau North 
Divisional Police Station from area shown as ‘Road’ to “G/IC”. 

    
 Item R2 – Rezoning of a strip of land at Tung Chung Area 27 from area shown as 

‘Road’ to “R(A)1”. 
    
 Item R3 – Rezoning of the strips of land adjoining Ma Wan New Village from 

“V” to “GB” and area shown as ‘Road’ and “GB” to “V” respectively. 
     
 
II. Amendment to the Notes of the Plan 

 
 (a) Revision of the covering Notes to include provision relevant to the “CA” zone. 

 
(b) Revision of the Notes of the “C” zone to include development restrictions for the 

“C(2)” and “C(3)” zones. 
 
(c) Deletion of the Notes for the “CDA” zone.  
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(d) Revision of the Notes of the “R(A)” zone to revise the development restriction for 
the “R(A)1” zone and include development restrictions for the “R(A)2” to “R(A)7” 
zones. 
 

(e) Incorporation of a new set of Notes for the “R(B)” zone. 
 

(f) Revision of the Notes of the “G/IC” zone to delete ‘Flat (Government Staff Quarters 
only)’ use from Column 1 and add ‘Flat’ use in Column 2 and to include Remarks for 
the “G/IC” zone. 

 
(g) Revision of the Notes of the “OU” annotated “Pier” zone by amending ‘Government 

Use’ to ‘Government Use (not specified elsewhere)’.  
 

(h) Incorporation of new sets of Notes for the “OU” annotated ‘Railway Station’, “OU” 
annotated “Breakwater” and “OU” annotated “Stormwater Attenuation and 
Treatment Ponds” zones. 
 

(i) Revision of the Notes of the “GB” zone by adding ‘House’ use to Column 2 and 
Remarks regarding division of streams, filling or excavation of land. 
 

(j) Incorporation of a new set of Notes for the “CA” zone. 
 
 
 

 
 
 
 
 

 



APPROVED DRAFT TUNG CHUNG TOWN CENTRE AREA 
OUTLINE ZONING PLAN NO. S/I-TCTC/20D 

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

 
 

NOTES 
 

(N.B.  These form part of the Plan) 
 
 

(1) 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 

 
(ii) 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 
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  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) 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. 

 
(5) Road junctions, alignments of roads and railway tracks, and boundaries between zones 

may be subject to minor adjustments as detailed planning proceeds. 
 
(6) 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. 

 
(7) The following uses or developments are always permitted on land falling within the 

boundaries of the Plan except (a) where the uses or developments are specified in 
Column 2 of the Notes of individual zones or (b) as provided in paragraph (8) in 
relation to areas zoned “Conservation Area”: 

 
(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. 

 
(8) In areas zoned “Conservation Area”, 
 

(a) the following uses or developments are always permitted: 
 
(i) maintenance or repair of plant nursery, amenity planting, sitting out area, 

rain shelter, refreshment kiosk, road, watercourse, nullah, public utility 
pipeline, electricity mast, lamp pole, telephone booth, shrine and grave; 
and 
 

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

 
(b) the following uses or developments require permission from the Town 

Planning Board: 
 

provision of plant nursery, amenity planting, sitting out area, rain shelter, 
refreshment kiosk, footpath, public utility pipeline, electricity mast, lamp pole, 
telephone booth and shrine. 

 
(8)(9) 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: 

 
on-street vehicle park and railway track. 

 
(9)(10) 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. 

 
(10)(11) 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. 

 
 “New Territories Exempted House” means a domestic building other than a guesthouse 

or a hotel; or a building primarily used for habitation, other than a guesthouse or a hotel, 
the ground floor of which may be used as ‘Shop and Services’ or ‘Eating Place’, the 
building works in respect of which are exempted by a certificate of exemption under 
Part III of the Buildings Ordinance (Application to the New Territories) Ordinance 
(Cap. 121). 
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COMMERCIAL 
 

 
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 

 
Broadcasting, Television and/or Film Studio 

Commercial Bathhouse/Massage Establishment Flat 
Eating Place Government Refuse Collection Point 
Educational Institution  Mass Transit Railway Vent Shaft and/or 
Exhibition or Convention Hall  Other Structure above Ground Level 
Government Use (not elsewhere specified) other than Entrances 
Hotel Petrol Filling Station 
Information Technology and  Residential Institution 
 Telecommunications Industries  
Institutional Use (not elsewhere specified)   
Library  
Off-course Betting Centre  
Office  
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   
School  
Shop and Services  
Social Welfare Facility  
Training Centre   
Utility Installation for Private Project  
Wholesale Trade   

 
 

Planning Intention 
 

This zone is intended primarily for commercial developments, which may include uses such as 
office, shop and services, place of entertainment, eating place and hotel, functioning as the 
commercial centre in the Town Centre. 
 
 

(Please see next page) 
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COMMERCIAL (Cont’d) 

 
Remarks 

 
(a) On land designated “Commercial (1)”, 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 plot ratio of 5 and a the 
maximum building height of 70 in terms of metres above Principal Datum as stipulated 
on the Plan, or the plot ratio and height of the existing building, whichever is the 
greater. 

 
 (b)  On land designated “C(2)”, 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 gross floor area of 
80,000m2

  

, or the gross floor area of the existing building, whichever is the greater. A 
public open space of not less than 1.39 ha including a Town Square of not less than 
0.18 ha shall be provided. 

 (c)  On land designated “C(3)”, 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 plot ratio of 5 and the 
maximum building height  in terms of metres above Principal Datum as stipulated on 
the Plan, or the plot ratio and height of the existing building, whichever is the 
greater. 

  
(b)

 

(d) In determining the relevant maximum plot ratio/ gross floor area for the purposes of 
paragraphs (a) to (c) above,  

(i)  any floor space that is constructed or intended for use solely as car park, 
loading/unloading bay, plant room and caretaker’s office, provided such uses 
and facilities are ancillary and directly related to the development or 
redevelopment, may be disregarded; and 

 
(ii)  on land designated “C(1)”and “C(3)”, any floor space that is constructed or 

intended for use solely as public transport terminus interchange shall be 
included for calculation.; and  

 
(iii) on land designated “C(2)”, any floor space that is constructed or intended for 

use solely as public transport interchange may be disregarded. 
 
(c)

 

(e)  Based on the individual merits of a development or redevelopment proposal, minor 
relaxation of the plot ratio, gross floor area and/or building height restrictions stated in 
paragraphs (a) to (c) above may be considered by the Town Planning Board on 
application under section 16 of the Town Planning Ordinance. 
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COMPREHENSIVE DEVELOPMENT AREA 
 

 
Column 1 

Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

  
 Commercial Bathhouse/Massage 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 
 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  
 Place of Recreation, Sports or Culture 
 Private Club 
 Public Convenience 
 Public Transport Terminus or Station 
 Public Utility Installation 

 Public Vehicle Park (excluding container 
vehicle) 

 Railway Station 
 Recyclable Collection Centre  
 Religious Institution 
 Residential Institution 
 School 
 Shop and Services 
 Social Welfare Facility 
 Training Centre  
 Utility Installation for Private Project 

 
(Please see next page) 
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COMPREHENSIVE DEVELOPMENT AREA (Cont’d) 
 
 

Planning Intention 
 

This zone is intended for comprehensive development/redevelopment of the area for 
residential and commercial uses with the provision of open space and other supporting 
facilities. The commercial developments may include uses such as office, shop and services, 
place of entertainment, eating place and hotel, functioning as the commercial centre in the 
Town Centre.  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. 
 
 

Remarks 
 
(a) Pursuant to section 4A(2) of the Town Planning Ordinance, and except as otherwise 

expressly provided that it is not required by the Town Planning Board, an applicant for 
permission for development on land designated “Comprehensive Development Area” 
shall prepare a Master Layout Plan for the approval of the Town Planning Board and 
include therein the following information: 

 
(i) the area of the proposed land uses, the nature, position, dimensions, and heights 

of all buildings to be erected in the area; 
 
(ii) the proposed total site area and gross floor area (GFA) for various uses, total 

number of flats and flat size, where applicable; 
 
(iii) the details and extent of Government, institution or community (GIC) and 

recreational facilities, public transport and parking facilities, and open space to be 
provided within the area; 

 
(iv) the alignment, widths and levels of any roads proposed to be constructed within 

the area; 
 
(v) the landscape and urban design proposals within the area; 
 
(vi) programmes of development in detail; 
 
(vii) 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; 

 
 

(Please see next page) 
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COMPREHENSIVE DEVELOPMENT AREA (Cont’d) 
 
 

Remarks (Cont’d) 
 

(viii) 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; 

 
(ix) a traffic 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; and  

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

 
(b) The Master Layout Plan should be supported by an explanatory statement which contains 

an adequate explanation of the development proposal, including such information as land 
tenure, relevant lease conditions, existing conditions of the site, the character of the site 
in relation to the surrounding areas, principles of layout design, major development 
parameters, design population, types of GIC facilities, and recreational and open space 
facilities. 

 
(c) 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 GFA of 750,120 m² for residential use and a maximum GFA of 93,000 m² 
for commercial use including hotel, or the GFA of the existing building, whichever is the 
greater. 

 
(d) In determining the maximum GFA for the purposes of paragraph (c) above, any floor 

space that is constructed or intended for use solely as car park, loading/unloading bay, 
plant room, caretaker’s office and caretaker’s quarters, or 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 public transport facilities, railway station development or 
GIC facilities, as required by the Government, may also be disregarded. 

 
(e) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the GFA restriction stated in paragraph (c) above may be considered by the 
Town Planning Board on application under section 16 of the Town Planning Ordinance. 
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RESIDENTIAL (GROUP A) 
 

 
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 Commercial Bathhouse/Massage Establishment 
Flat Eating Place  
Government Use (not elsewhere specified) Educational Institution 
House Exhibition or Convention Hall 
Library Government Refuse Collection Point  
Market Hospital 
Place of Recreation, Sports or Culture  Hotel 
Public Clinic Institutional Use (not elsewhere specified)  
Public Vehicle Park (for cycles only) Mass Transit Railway Vent Shaft and/or Other 
Public Transport Terminus or Station Structure above Ground Level other than 
 (excluding open-air terminus or station)  Entrances  
Residential Institution Office 
School (in free-standing Petrol Filling Station 
 purpose-designed building only)  Place of Entertainment  
Social Welfare Facility Private Club  
Utility Installation for Private Project Public Convenience  
 Public Transport Terminus or Station  
  (not elsewhere specified)  
 Public Utility Installation 
   Public Vehicle Park (not elsewhere specified, 
  excluding container vehicle) 
 Religious Institution 
 School (not elsewhere specified) 
 Shop and Services 
 Training Centre  

 
 
In addition, the following uses are always permitted 
(a) on the lowest three floors of a building, taken to 
include basements; or (b) in the purpose-designed 
non-residential portion of an existing building, both 
excluding floors containing wholly or mainly car 
parking, loading/unloading bays and/or plant room: 
 

 
 

  
Eating Place  
Educational Institution   
Institutional Use (not elsewhere specified)   
Off-course Betting Centre  
Office  
Place of Entertainment   
Private Club   
Public Convenience   
Recyclable Collection Centre   
School  
Shop and Services  
Training Centre   

(Please see next page)
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RESIDENTIAL (GROUP A) (Cont’d) 

 
 

Planning Intention 
 

This zone is intended primarily for high-density residential developments.  Commercial uses 
are always permitted on the lowest three floors of a building or in the purpose-designed 
non-residential portion of an existing building. 

 
 

Remarks 
 

(a) On land designated “R(A)”, No 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 plot ratio of 5, or 
the plot ratio of the existing building, whichever is the greater. 
 

(b) On land designated “R(A)1” to “R(A)7”, 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 plot ratio of 6 
and/or gross floor area specified below and a maximum building height of 135 metres 
above Principal Datum, or the plot ratio and/or gross floor areaheight of the existing 
building, whichever is the greater.: 
 

Sub-area 
 

Maximum Plot Ratio/GFA 

R(A)1 
 

Maximum domestic plot ratio of 6  
 

R(A)2 
 

Maximum plot ratio of 6.4  
 

R(A)3 
 

R(A)4 
 
 

R(A)5 
 
 

R(A)6 
 
 

R(A)7 

Maximum plot ratio of 5.4 
 
Maximum domestic gross floor area of 166,880m2 and maximum 
non-domestic gross floor area of 3,350m2

 
  

Maximum domestic gross floor area of 108,630m2 and maximum 
non-domestic gross floor area of 2,850m2

 
  

Maximum domestic gross floor area of 253,100m2 and maximum 
non-domestic gross floor area of 2,850m2

 
  

Maximum domestic gross floor area of 407,300m2 and maximum 
non-domestic gross floor area of 5,350m

 
2 

 
(Please see next page) 
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RESIDENTIAL (GROUP A) (Cont’d) 

 
 
(c)  On land designated “R(A)1” to “R(A)3”, 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 the maximum building height in terms 
of metres above Principal Datum as stipulated on the Plan, or the height of the existing 
building, whichever is the greater.   

 
(c)

 

(d)  On land designated “R(A)”, In in determining the relevant maximum plot ratio for the 
purposes of paragraph (a) above, area of any part of the site that is occupied or intended 
to be occupied by free-standing purpose-designed buildings (including both developed 
on ground and on podium level) solely for accommodating Government, institution or 
community facilities including school(s) as may be required by Government shall be 
deducted in calculating the relevant site area.  

(d)(e)  In determining the relevant maximum plot ratio/ gross floor area for the purposes of 
paragraphs (a) and (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 
Government, institution or community facilities as required by the Government may be 
disregarded.  

 
(f) On land designated “R(A)6” and “R(A)7”, any floor space that is constructed or 

intended for use solely as covered walkways for public passage as required by the 
Government may be disregarded. 

 
(e)

 

(g) Based on the individual merits of a development or redevelopment proposal, minor 
relaxation of the plot ratio, gross floor area and/or building height restrictions stated in 
paragraphs (a) and to (bc) above may be considered by the Town Planning Board on 
application under section 16 of the Town Planning Ordinance. 
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RESIDENTIAL (GROUP B) 
 

 
Column 1 

Uses always permitted 

Column 2 
Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 
Flat 
Government Use (Police Reporting Centre, 
 Post Office only) 
House 
Library 
Residential Institution 
School (in free-standing purpose- 
 designed building only) 
Utility Installation for Private Project 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
Eating Place 
Educational Institution 
Government Refuse Collection Point 
Government Use (not elsewhere specified) 
Hospital 
Hotel 
Institutional Use (not elsewhere specified) 
Market 
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 
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 
School (not elsewhere specified)  
Shop and Services 
Social Welfare Facility  
Training Centre 

 
 
On land designated “R(B)1”, the following 
uses are always permitted (a) on the lowest 
three floors of a building, taken to include 
basements; or (b) in the purpose-designed 
non-residential portion of an existing 
building, both excluding floors containing 
wholly or mainly car parking, 
loading/unloading bays and/or plant room: 
 
School (Kindergarten only)  
Social Welfare Facility  

(Please see next page) 
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RESIDENTIAL (GROUP B) (Cont’d) 

 
 

Planning Intention 
 
This zone is intended primarily for medium-density residential developments where 
commercial uses serving the residential neighbourhood may be permitted on application to 
the Town Planning Board. 

 
 

Remarks 
 

(a) On land designated “R(B)1”, “R(B)2” and “R(B)3”, 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 plot ratio 
specified below, or the plot ratio of the existing building, whichever is the greater: 
 

Sub-area 
 

Maximum Plot Ratio 

R(B)1 
 

 Maximum plot ratio of 4 

R(B)2 
 

R(B)3 
 

Maximum plot ratio of 3.5 
 

Maximum plot ratio of 2 

    
(b) 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 the maximum building height in terms of metres above Principal Datum as 
stipulated on the Plan, or the height of the existing building, whichever is the greater. 
 

(c) In determining the relevant maximum plot ratio for the purposes of paragraph (a) 
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.  

  
(d) On land designated “R(B)1”, in determining the relevant maximum plot ratio for the 

purposes of paragraph (a) above, any floor space that is constructed or intended for 
use solely as Government, institution or community facilities as required by the 
Government may be disregarded. 
 

(e) Based on the individual merits of a development or redevelopment proposal, minor 
relaxation of the plot ratio and/ or building height restrictions stated in paragraphs (a) 
and (b) above may be considered by the Town Planning Board on application under 
section 16 of the Town Planning Ordinance. 
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VILLAGE TYPE DEVELOPMENT 
 

 
Column 1 

Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

  
Agricultural Use Eating Place 
Government Use (Police Reporting Centre, Government Refuse Collection Point  
 Post Office only)  Government Use (not elsewhere specified) #  
House (New Territories Exempted House only)  House (not elsewhere specified)  
On-Farm Domestic Structure  Institutional Use (not elsewhere specified) #  
Public Vehicle Park (for cycles only) Market  
Religious Institution (Ancestral Hall only)  Petrol Filling Station 
Rural Committee/Village Office Place of Recreation, Sports or Culture  
 Public Clinic  
 Public Convenience  
 Public Transport Terminus or Station  
 Public Utility Installation #
 

  
Public Vehicle Park (not elsewhere specified, 

  excluding container vehicle) 
 Religious Institution (not elsewhere specified) #  
 Residential Institution  
 School #  
 Shop and Services 
 Social Welfare Facility #  
 Utility Installation for Private Project  
  
 
In addition, the following uses are always 
permitted on the ground floor of a New 
Territories Exempted House: 
 

 

 
Eating Place 

 

Library   
School  
Shop and Services  

 
 

(Please see next page) 
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VILLAGE TYPE DEVELOPMENT (Cont’d) 

 
 

Planning Intention 
 
The planning intention of this zone is to reflect existing recognized and other villages, and to 
provide land considered suitable for village expansion and reprovisioning of village houses 
affected by Government projects.  Land within this zone is primarily intended for development 
of Small Houses by indigenous villagers.  It is also intended to concentrate village type 
development within this zone for a more orderly development pattern, efficient use of land and 
provision of infrastructures and services.  Selected commercial and community uses serving 
the needs of the villagers and in support of the village development are always permitted on the 
ground floor of a New Territories Exempted House.  Other commercial, community and 
recreational uses may be permitted on application to the Town Planning Board. 
 
 

Remarks 
 
(a) No new development, or addition, alteration and/or modification to or redevelopment of 

an existing building (except development or redevelopment to those annotated with #) 
shall result in a total development and/or redevelopment in excess of a maximum 
building height of 3 storeys (8.23m) or the height of the existing building, whichever is 
the greater. 

 
(b) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the building height restriction stated in paragraph (a) above may be 
considered by the Town Planning Board on application under section 16 of the Town 
Planning Ordinance. 

 



S/I-TCTC/20D 
- 13 - 

 

 

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 Columbarium 
Broadcasting, Television and/or Film Studio Correctional Institution 
Cable Car Route and Terminal Building Crematorium 
Eating Place (Canteen, Cooked Food Centre  Driving School 
 only) Eating Place (not elsewhere specified) 
Educational Institution Flat 
Exhibition or Convention Hall   Funeral Facility 
Field Study/Education/Visitor Centre  Holiday Camp 
Flat (Government Staff Quarter only) Mass Transit Railway Vent Shaft and/or Other 
Government Refuse Collection Point  Structure above Ground Level other than 
Government Use (not elsewhere specified)  Entrances 
Hospital Off-course Betting Centre 
Institutional Use (not elsewhere specified) Office 
Library Petrol Filling Station 
Market Place of Entertainment 
Place of Recreation, Sports or Culture Private Club 
Public Clinic Radar, Telecommunications Electronic  
Public Convenience  Microwave Repeater, Television and/or  
Public Transport Terminus or Station  Radio Transmitter Installation 
Public Utility Installation Sewage Treatment/Screening Plant 
Public Vehicle Park (excluding container Shop and Services 
 vehicle) Utility Installation for Private Project 
Recyclable Collection Centre  
Religious Institution  
Research, Design and Development Centre  
Rural Committee/Village Office  
School  
Service Reservoir  
Social Welfare Facility  
Training Centre  
Wholesale Trade  
  

 
 

(Please see next page) 
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GOVERNMENT, INSTITUTION OR COMMUNITY (cont’d) 

 
 

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. 

 
Remarks 

 
(a) 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 the maximum building heights in terms of number of storeys/metres above 
Principal Datum as stipulated on the Plan, or the height of the existing building, 
whichever is the greater. 

 
(b) In determining the relevant maximum number of storeys for the purposes of 

paragraph (a) above, any basement floor(s) may be disregarded. 
 
(c) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the building height restrictions stated in paragraph (a) above may be 
considered by the Town Planning Board on application under section 16 of the Town 
Planning Ordinance. 
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OPEN SPACE 
 

 
Column 1 

Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

  
Aviary Cable Car Route and Terminal Building 
Barbecue Spot  Eating Place 
Field Study/Education/Visitor Centre  Government Refuse Collection Point 
Park and Garden Government Use (not elsewhere specified) 
Pavilion  Holiday Camp  
Pedestrian Area  Mass Transit Railway Vent Shaft and/or Other 
Picnic Area  Structure above Ground Level other than 
Playground/Playing Field  Entrances  
Promenade  Pier 
Public Convenience Place of Entertainment  
Public Vehicle Park (for cycles only) Place of Recreation, Sports or Culture 
Sitting Out Area  Private Club  
Zoo Public Transport Terminus or Station 
 Public Utility Installation 
 Public Vehicle Park (not elsewhere specified, 
  excluding container vehicle) 
 Religious Institution 
 Service Reservoir 
 Shop and Services 
 Tent Camping Ground  
 Utility Installation for Private Project 
 
 

Planning Intention 
 
This zone is intended primarily for the provision of outdoor open-air public space for active 
and/or passive recreational uses serving the needs of local residents as well as the general 
public. 
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OTHER SPECIFIED USES 
 

 
Column 1 

Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

 
 

For “Breakwater” Only 
 
Breakwater Government Use (not elsewhere specified) 

Public Utility Installation 
  

 
Planning Intention 

 
This zone is primarily intended for the provision of breakwater.  

 
 

For “Petrol Filling Station” Only 
 

Petrol Filling Station 
 

 

Planning Intention 
 

This zone is intended for the development of petrol filling stations. 
 
 

For “Pier” Only 
 

Pier  
Public Convenience 

 

Eating Place 
Government Use (not elsewhere specified) 
Marine Fuelling Station 
Public Utility Installation 
Shop and Services (not elsewhere specified) 

 

  
 

Planning Intention 
 

This zone is intended to designate land for piers to facilitate marine access to Tung Chung. 
 

Remarks 
 

Kiosks not greater than 10m² each in area and not more than 10 in number for use as Shop and 
Services are considered as ancillary to “Pier” use. 

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

 
 

Column 1 
Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

 
 

For “Railway Station” Only 
 

Railway Station 
Mass Transit Railway Vent Shaft and/ or 

Other structure above Ground Level 
other than Entrances 

Eating Place  
Government Use (not elsewhere specified) 
Public Utility Installation 
Shop and Services 
Utility Installation for Private Project 

  
 

Planning Intention 
 

This zone is intended for the development of the Tung Chung Mass Transit Railway Station. 
 
 
 

For “Railway Ventilation and Other Associated Plants” Only 
 

Railway Ventilation and Other Associated Plants  
 

Planning Intention 
 

This zone is intended for the development of railway ventilation and other associated plants. 
  

 
 

For “Sewage Pumping Station” Only 
 

Sewage Pumping Station 
 

Planning Intention 
 

This zone is intended for the development of a sewage pumping station. 
 
 
 
 
 

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

 
 

Column 1 
Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

 
 

For “Stormwater Attenuation and Treatment Ponds” Only 
  
Field Study/Education/Visitor Centre 
Stormwater Attenuation and Treatment  

Pond 

Government Use (not elsewhere specified) 
Public Utility Installation 

  
Planning Intention 

 
This zone is primarily intended for the development of stormwater attenuation and treatment 
ponds, which form part of the sustainable drainage and flood prevention system in the Area. 

 
 
 

For “Traction Substation cum Portal” Only 
 

Traction Substation cum Portal  
 

Planning Intention 
 

This zone is intended for the development of a traction substation cum portal. 
 

 
 

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

 
 

Column 1 
Uses always permitted 

 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

 
For “Cable Car Terminal and related Commercial Development” Only 

 
 Cable Car Route and Terminal Building 
 Commercial Bathhouse/Massage 

Establishment 
 Eating Place 
 Exhibition or Convention Hall 
 Field Study/Education/Visitor Centre 
 Government Refuse Collection Point 
 Government Use (not elsewhere specified) 
 Mass Transit Railway Vent Shaft and/or Other  

Structure above Ground Level other than 
Entrances  

 Office 
 Place of Entertainment  
 Place of Recreation, Sports or Culture 
 Public Convenience 
 Public Transport Terminus or Station 
 Public Vehicle Park (excluding container 

vehicle) 
 Public Utility Installation 
 Radar, Telecommunications Electronic 

Microwave Repeater, Television 
and/or Radio Transmitter Installation 

 Shop and Services 
 Utility Installation for Private Project 
 
 

Planning Intention 
 

This zone is intended for the development of cable car terminal cum related commercial 
developments and supporting facilities, including a transport interchange, coach parking and 
ancillary car parking to serve the terminal and the commercial floor space. 
 
 
 

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

 
For “Cable Car Terminal and related Commercial Development” Only (Cont’d) 

 
Remarks 

 
(a) An applicant for permission for development on land designated “Other Specified Uses” 

annotated “Cable Car Terminal and related Commercial Development” shall prepare a 
layout plan for the approval of the Town Planning Board and include therein the 
following information: 

 
(i) the area of the proposed land uses, the nature, position, dimensions, and heights 

of all buildings, including structures, to be erected on the site; 

(ii) the proposed total gross floor area (GFA) for various uses and facilities; 

(iii) the details and extent of the cable car terminal facilities, parking and 
loading/unloading spaces and open space to be provided within the site; 

(iv) the alignment, widths and levels of any footpaths and roads proposed to be 
constructed within the site; 

(v) the landscape and urban design proposals within the site; 

(vi) programmes of development in detail; 

(vii) the details of supply of utilities and infrastructure to meet the needs of the 
proposed development; 

(viii) 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; 

(ix) a traffic 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; and 

(x) such other information as may be required by the Town Planning Board. 
 
(b) No new development, or addition, alteration and/or modification to or redevelopment of 

an existing building including structure, shall result in a total development or 
redevelopment in excess of a maximum building height of 35 metres above Principal 
Datum and a maximum commercial GFA of 308 m², or the height and commercial GFA 
of the existing building including structure, whichever is the greater.  

 
 
 

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

 
For “Cable Car Terminal and related Commercial Development” Only (Cont’d) 

 
Remarks (Cont’d) 

 
 
(c) In determining the 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 caretakers’ office, 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 cable car terminal facility, transport 
interchange and coach park, as required by the Government, may also be disregarded. 

 
(d) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the GFA and/or building height restrictions stated in paragraph (b) above 
may be considered by the Town Planning Board on application under section 16 of the 
Town Planning Ordinance. 
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GREEN BELT 
 

 
Column 1 

Uses always permitted 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

 
Agricultural Use 

 
Broadcasting, Television and/or Film Studio 

Barbecue Spot Cable Car Route and Terminal Building 
Government Use (Police Reporting Centre 

only) 
Columbarium (within a Religious Institution or 

extension of existing Columbarium only) 
Nature Reserve  Crematorium (within a Religious Institution or  
Nature Trail   extension of existing Crematorium only) 
On-Farm Domestic Structure  Field Study/Education/Visitor Centre  
Picnic Area  Government Refuse Collection Point 
Public Convenience Government Use (not elsewhere specified) 
Tent Camping Ground  
Wild Animals Protection Area 

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 
  
  

 
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 preserve the existing topography and natural 
vegetation at the fringe of the new town as well as to provide passive recreational outlets.  
There is a general presumption against development within this zone. 
 

(Please see next page) 
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GREEN BELT (cont’d) 

 
 

Remarks 
 

Any diversion of streams, filling or excavation of land, including that to effect a change of 
use to any of those specified in Columns 1 and 2 above or the uses or developments always 
permitted under the covering Notes (except public works co-ordinated or implemented by 
Government, and maintenance, repair or rebuilding works), shall not be undertaken or 
continued on or after the date of the publication in the Gazette of the notice of the draft Tung 
Chung Town Centre Area Outline Zoning Plan No. S/I-TCTC/21 without the permission 
from the Town Planning Board under section 16 of the Town Planning Ordinance.  
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CONSERVATION AREA 
 

 
 

Column 1 
Uses always permitted 

 

 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 

 
Agricultural Use (other than plant nursery)  
Nature Reserve 
Nature Trail 
On-Farm Domestic Structure 
Picnic Area 
Wild Animals Protection Area 

Barbecue Spot 
Field Study/Education/Visitor Centre 
Government Refuse Collection Point 
Government Use (not elsewhere specified) 
Holiday Camp 
House (Redevelopment only) 
Public Convenience 
Public Utility Installation 
Radar, Telecommunications Electronic 

Microwave Repeater, Television and/or 
Radio Transmitter Installation 

Tent Camping Ground 
Utility Installation for Private Project 
 
 

Planning Intention 
 
This zoning is intended to protect and retain the existing natural landscape, ecological or 
topographical features of the area for conservation, educational and research purposes and 
to separate sensitive natural environment such as Ecologically Important Stream from the 
adverse effects of development. 
 
There is a general presumption against development in this zone. In general, only 
developments that are needed to support the conservation of the existing natural landscape 
or scenic quality of the area or are essential infrastructure projects with overriding public 
interest may be permitted. 
 

Remarks 
 
(a) No redevelopment, including alteration and/or modification, of an existing house 

shall result in a total redevelopment in excess of the plot ratio, site coverage and 
height of the house which was in existence on the date of the publication in the 
Gazette of the notice of the draft Tung Chung Town Centre Area Outline Zoning 
Plan No. S/I-TCTC/21. 

 
 
 
 

(Please see next page) 
 



S/I-TCTC/20D 
- 25 - 

 

 

 
CONSERVATION AREA (cont’d) 

 
 
(b) Any diversion of streams, filling or excavation of land, including that to effect a 

change of use to any of those specified in Columns 1 and 2 above or the uses or 
developments always permitted under the covering Notes, shall not be undertaken or 
continued on or after the date of the publication in the Gazette of the notice of the 
draft Tung Chung Town Centre Area Outline Zoning Plan No. S/I-TCTC/21 without 
the permission from the Town Planning Board under section 16 of the Town 
Planning Ordinance. 
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 APPROVED DRAFT TUNG CHUNG TOWN CENTRE AREA 
OUTLINE ZONING PLAN NO. S/I-TCTC/20D 

 
 (Being an Approved 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 approved draft 
Tung Chung Town Centre Area Outline Zoning Plan (OZP) No. S/I-TCTC/20D.  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 On 27 May 1993, under the power delegated by the then Governor, the then 
Secretary for Planning, Environment and Lands (SPEL), directed the Board, 
under section 3(1)(a) of the Town Planning Ordinance (the Ordinance), to 
prepare an OZP for the Tung Chung Town Centre area.  On 14 January 1994, 
the draft Tung Chung Town Centre Area OZP No. S/I-TCTC/1 was exhibited 
for public inspection under section 5 of the Ordinance.  On 28 July 1995, the 
then Governor in Council approved the draft Tung Chung Town Centre Area 
OZP, which was subsequently renumbered as S/I-TCTC/2. 

2.2 On 25 September 1997, under the power delegated by the then Governor which 
was deemed to have been made by the Chief Executive, the then SPEL directed 
the Board, under section 3(1)(a) of the Ordinance, to extend the planning 
scheme boundary of the approved OZP to the west to include Areas 22 and 25 
and the future town park.  On 10 March 1998, the Chief Executive in Council 
(CE in C) referred the approved OZP to the Board for amendment under section 
12(1)(b)(ii) of the Ordinance. 

2.3 On 24 July 1998, the draft Tung Chung Town Centre Area OZP No. 
S/I-TCTC/3 extending the plan boundary to the west and incorporating the land 
use proposals for the western extension of the Town Centre area was exhibited 
for public inspection under section 5 of the Ordinance.  On 22 June 1999, the 
CE in C, under section 9(1)(a) of the Ordinance, approved the draft Tung Chung 
Town Centre Area OZP, which was subsequently renumbered as S/I-TCTC/4.  
On 10 October 2000, the CE in C referred the approved OZP to the Board for 
amendment under section 12(1)(b)(ii) of the Ordinance.  Since then, the OZP 
was amended three times and exhibited under section 5 or 7 of the Ordinance 
for public inspection. 
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2.4 On 30 April 2002, the CE in C, under section 9(1)(a) of the Ordinance, 
approved the draft Tung Chung Town Centre Area OZP, which was 
subsequently renumbered as S/I-TCTC/8.  On 8 October 2002, the CE in C 
referred the approved OZP to the Board for amendment under section 
12(1)(b)(ii) of the Ordinance.  The OZP was subsequently amended and 
exhibited for public inspection under section 5 of the Ordinance. 

2.5 On 1 April 2003, the CE in C, under section 9(1)(a) of the Ordinance, approved 
the draft Tung Chung Town Centre Area OZP, which was subsequently 
renumbered as S/I-TCTC/10.  On 8 July 2003, the CE in C referred the 
approved OZP to the Board for amendment under section 12(1)(b)(ii) of the 
Ordinance.  Since then, the OZP was amended three times and exhibited for 
public inspection under section 5 or 7 of the Ordinance.  

2.6 On 3 January 2006, the CE in C, under section 9(1)(a) of the Ordinance, 
approved the draft Tung Chung Town Centre Area OZP, which was 
subsequently renumbered as S/I-TCTC/14.  On 30 January 2007, the CE in C 
referred the approved OZP to the Board for amendment under section 
12(1)(b)(ii) of the Ordinance. The OZP was subsequently amended and 
exhibited for public inspection under section 5 of the Ordinance. 

 
2.7 On 31 March 2009, the CE in C, under section 9(1)(a) of the Ordinance, 

approved the draft Tung Chung Town Centre Area OZP, which was 
subsequently renumbered as S/I-TCTC/16.  On 24 April 2009, the approved 
Tung Chung Town Centre Area OZP No. S/I-TCTC/16 was exhibited for public 
inspection under section 9(5) of the Ordinance. 

 
2.8 On 3 November 2009, the CE in C referred the approved OZP No. S/I-TCTC/16 

to the Board for amendment under section 12(1)(b)(ii) of the Ordinance.   On 
11 December 2009, the draft OZP No. S/I-TCTC/17 incorporating the 
amendments to rezone a site to the east of Tat Tung Road in Area 3 from 
“Commercial” to “Commercial (1)” and to adjust the zoning boundaries of the 
“Other Specified Uses” annotated “Cable Car Terminal and related Commercial 
Development”, “Comprehensive Development Area”, “Open Space”, 
“Government, Institution or Community” zones and areas shown as ‘Road’ was 
exhibited for public inspection under section 5 of the Ordinance.  During the 
two-month exhibition period, no representation was received.   

 
2.98 On 1 June 2010, the CE in C, under section 9(1)(a) of the Ordinance, approved 

the draft Tung Chung Town Centre Area OZP, which was subsequently 
renumbered as S/I-TCTC/18.  On 11 June 2010, the approved Tung Chung 
Town Centre Area OZP No. S/I-TCTC/18 was exhibited for public inspection 
under section 9(5) of the Ordinance. 

 
2.10 On 2 September 2014, the CE in C referred the approved OZP No. S/I-TCTC/18 

to the Board for amendment under section 12(1)(b)(ii) of the Ordinance.  The 
reference back of the OZP for amendment was notified in the Gazette on 19 
September 2014 under section 12(2) of the Ordinance. 
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2.119 On 17 October 2014, the draft OZP No. S/I-TCTC/19 incorporating the 
amendments to rezone a site in Area 27 from mainly “Government, Institution 
or Community” to “Residential (Group A)1” and to adjust the zoning 
boundaries of the adjoining land was exhibited for public inspection under 
section 5 of the Ordinance.  No representation was received during the 
two-month exhibition period ended on 17 December 2014.   

 
2.1210 On 31.3. March 2015, the CE in C, under section 9(1)(a) of the Ordinance, 

approved the draft Tung Chung Town Centre Area OZP, which was 
subsequently renumbered as S/I-TCTC/20.  On 17.4. April 2015, the approved 
Tung Chung Town Centre Area OZP No. S/I-TCTC/20 (the Plan) was exhibited 
for public inspection under section 9(5) of the Ordinance. 

 
2.11 On 24 April 2015, under the power delegated by the CE, the Secretary for 

Development, directed the Board, under section 3(1)(a) of the Ordinance, to 
revise the planning scheme boundary of the Tung Chung Town Centre Area 
OZP to include the existing developments in the Tung Chung Town Centre 
area and the proposed development areas under the Tung Chung New Town 
Extension Study (the Tung Chung Study); to excise areas north of Ying Hei 
Road from the planning scheme area; and to include/excise areas to tally with 
the existing coastline and Country Parks boundary. 

 
2.12 On 21 July 2015, the CE in C referred the approved OZP No. S/I-TCTC/20 to 

the Board for amendment under section 12(1)(b)(ii) of the Ordinance.  The 
reference back of the OZP for amendment was notified in the Gazette on 21 
August 2015 under section 12(2) of the Ordinance. 

 
2.13 On XX January 2016, the draft OZP No. S/I-TCTC/21 (the Plan), 

incorporating the amendments which mainly include the extension of the 
planning scheme area to include the existing developments in the Tung 
Chung Town Centre area and proposed development areas under the Tung 
Chung Study, excision of areas north of Ying Hei Road from the planning 
scheme area, revision of the zonings of area to the east of Yat Tung Estate to 
reflect land use proposals under the Tung Chung Study, and 
inclusion/excision of areas to tally with the existing coastline and Country 
Parks boundary, was exhibited for public inspection under section 5 of the 
Ordinance. 

3. OBJECT OF THE PLAN 

3.1 The object of the Plan is to indicate the broad land use zonings and major 
transport networks so that development and redevelopment within the Planning 
Scheme Area (the Area) can be put under statutory planning control.  Such 
control is necessary to develop Tung Chung into a balanced community in 
support of the Hong Kong International Airport (HKIA). 

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

 
3.3 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 (SC) calculation.   
Development within zones should be restricted to building lots carrying 
development right in order to maintain the character and amenity of the Tung 
Chung area and not to overload the road network in this area. The land use 
zones may also include local open space and internal access and/or 
emergency vehicular access within and serving the sites. These areas are to 
be excluded in determining the net site area for the purpose of PR and/or 
gross floor area (GFA) calculation. 

4. NOTES OF THE PLAN 

4.1 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.   

4.2 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 and can be downloaded from the Board’s 
website at http://www.info.gov.hk/tpb. 

5. THE PLANNING SCHEME AREA 

5.1 The Area is located on the northshore of Lantau Island to the southeast of the 
Hong Kong International AirportHKIA at Chek Lap Kok.  The total area 
covered by the Plan is approximately 253341.66 hectares (ha), including about 
127 ha of reclaimed land Phases 1, 2, 3A(part) of the Tung Chung New Town 
development.  

5.2 The Area extends from Kei Tau Kok on the northern coast of Lantau Island in 
the east to Tung Chung Bay and Tung Chung Valley to its westMa Wan 
Chung in the west.  In the north, the Area is bounded by the reclamation limit 
Ying Hei Road and the existing coastline, while in the south it is enclosed by a 
series of mountain slopes as the backdrop.  It is planned as the Town Centre of 
the North Lantau New Town (Tung Chung New Town). 

5.3 The Area is separated from the airport island of Chek Lap Kok by a 200m wide 
water channel.  The North Lantau Highway (NLH) and the Mass Transit 
Railway (MTR) Airport Express (AE) pass through the Area to link with the 
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airport island.  The railway alignment bifurcates near the eastern edge of the 
Area where the MTR Tung Chung Line (TCL) also passes through the Area 
with terminus at the extends westwards to the Tung Chung Railway 
StationTung Chung MTR Station at the Town Centre.  The Tung Chung Cable 
Car system links up Tung Chung with Ngong Ping via the angle stations at 
Airport Island and Nei Lak Shan.  Starting from the Tung Chung Terminal in 
Tung Chung Town Centre, the cable car route runs above the open space along 
Tung Chung Waterfront Road and then along the northern side of Chek Lap 
Kok South Road to the angle station on the Airport Island.  It then turns an angle 
and ascends to Ngong Ping and terminates at Ngong Ping Terminal. 

5.4 Complex geological conditions are known to exist within the Northshore 
Lantau Area, which can have significant effects on foundation design and 
construction in terms of both development costs and construction programme.  
The affected area is referred to as “the Designated Area of Northshore Lantau”.  
Information on the geology of Tung Chung and technical guidance on 
foundation works are available from the Civil Engineering Library and the 
website of the Civil Engineering and Development Department (CEDD). 

5.5  The Tung Chung Study was jointly commissioned by CEDD and the Planning 
Department (PlanD), with the overall objective to extend Tung Chung into a 
distinct community and propose a development plan which can meet housing, 
social, economic, environmental and local needs. Three stages of public 
engagement were conducted and a Recommended Outline Development Plan 
(RODP) on future land uses of the proposed New Town Extension in Tung 
Chung East (TCE) and Tung Chung West (TCW) has been formulated under 
the Tung Chung Study. According to the RODP, the planned population of 
the Tung Chung New Town Extension is about 144,400. Parts of the New 
Town Extension are covered in the Area, in which there will be new 
high-density public and medium-density private residential developments, 
open spaces, government, institution or community (GIC) facilities, 
infrastructure and infrastructure improvement works for Ma Wan Chung. 
Taking into account the villages and the latest development proposals within 
the Town Centre area, the total planned population of this Area is about 
120,800. 

5.55.6 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 as shown on the Plan. 

6. POPULATION 
 

According to the 2011 Census, the total population in the Area was about 38,00078,000, 
made up mainly of residents of Fu Tung Estate, Yu Tung Court, Tung Chung Crescent, 
Seaview Crescent, Coastal Skyline, Caribbean Coast, Yat Tung Estate  Shan Ha 
Village and the existing settlement in Ma Wan Chung village clusters.  The planned 
population in the Area is about 78,000120,800.  



 - 6 - S/I-TCTC/20D 
 

 

7. LAND USE ZONINGS 

7.1 “Commercial” (“C”) : Total Area 2.144.99 ha 

7.1.1  This zone is intended primarily for commercial developments, which 
may include uses such as office, shop and services, place of 
entertainment, eating place and hotel, functioning as the commercial 
centre in the Town Centre.   

7.1.2  The major commercial cluster covering three commercial sites is 
located around the Tung Chung Railway Station. This commercial 
cluster acts as a gateway to Tung Chung Town Centre from HKIA and 
other areas in Hong Kong through NLH. 

7.1.27.1.3 Being in close proximity to the Tung Chung Railway Station Tung 
Chung MTR Station and with good linkages to other areas of the New 
Town, a site in Area 3A is zoned as “C(1)”.  The ground level of the 
“C(1)” site nearer to the MTR station will accommodate an extension of 
the existing public transport interchange at One City gate to be designed 
in integration with the commercial development within the “C(1)” site 
and the “Comprehensive Development Area” site next to the MTR 
station.  Development and redevelopment within the “C(1)” site are 
subject to a maximum plot ratioPR of 5 and a maximum building height 
of  70 metres above Principal Datum (mPD).  

7.1.4  Area 14 is zoned “C(2)” and located adjacent to the Tung Chung 
Railway Station. The commercial development namely Citygate was 
completed in 2000. It provides accommodations and facilities for retail, 
office and hotel purposes, including the Citygate Outlets, the One 
Citygate and the Novotel Hong Kong Citygate. A public open space of 
not less than 1.39 ha including a Town Square of not less than 0.18 ha 
has been provided in accordance with the approved development 
scheme. A public transport interchange is also provided. Development 
and redevelopment within the “C(2)” site are subject to a maximum 
non-domestic GFA of 80,000m2 to reflect the approved development 
scheme.  

7.1.5  Another site in Area 6 abuts to the Tung Chung Railway Station is 
zoned “C(3)”.  The ground level of the “C(3)” site adjoining to the 
Tung Chung Railway Station will accommodate a public transport 
interchange.  Development and redevelopment within the “C(3)” site 
are subject to a maximum PR of 5 and a maximum building height of 
100 mPD. 

7.1.37.1.6   In determining the relevant maximum plot ratioPR/GFA, any floor 
space that is constructed or intended for use solely as car park, 
loading/unloading bay, plant room and caretaker’s office, provided such 
uses and facilities are ancillary and directly related to the development 
or redevelopment, may be disregarded. On land designated “C(1)” and 
“C(3)”, any Any floor space that is constructed or intended for use 
solely as public transport terminus interchange shall be included for 



 - 7 - S/I-TCTC/20D 
 

 

calculation. On land designated “C(2)”, any floor space that is 
constructed or intended for use solely as public transport interchange 
may be disregarded. 

7.1.47.1.7  In order to provide flexibility for innovative design adapted to the 
characteristics of particular sites the “C(1)” site, minor relaxation of the 
plot ratioPR, GFA and/or building height restrictions as mentioned 
above may be considered by the Board through the planning permission 
system.  Each proposal will be considered on its individual merits.  

 7.1.5 Another site in Area 53 adjacent to the proposed pier at the waterfront is 
reserved for hotel development to take advantage of the scenic views of 
Tung Chung Bay. 

7.2 “Comprehensive Development Area”(“CDA”) : Total Area 22.98 ha 

7.2.1  This zone is intended for comprehensive development/redevelopment 
of the area for residential and commercial uses with the provision of 
open space and other supporting facilities.  The commercial 
developments may include uses such as office, shop and services, place 
of entertainment, eating place and hotel, functioning as the commercial 
centre in the Town Centre.  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.  This zone covers parcels of land 
intended for comprehensive development in conjunction with the 
construction of the AE and the MTR Tung Chung Line.  The 
development within the “CDA” will be integrated with the Tung Chung 
MTR Station and designed in a comprehensive manner.  The 
development will include residential, retail, office and hotel uses 
together with public transport interchange and other supporting 
facilities such as post office, day nursery, kindergartens and market.  
Adequate vehicle parking spaces and local open spaces will also be 
provided within the “CDA”. 

7.2.2 In accordance with the recommendations of the Tung Chung Town 
Centre Study approved by the Government, development and 
redevelopment within the “CDA” are restricted to a maximum total 
gross floor area (GFA) of 750,120m² for residential uses and 93,000m² 
for commercial uses including hotel, or the GFA of the existing building, 
whichever is the greater.  The 93,000m² of commercial GFA is planned 
to comprise 56,000m² of retail/commercial GFA, 22,000m² of hotel 
GFA and 15,000m² of office GFA. 

7.2.3  Pursuant to section 4A(1) of the Ordinance, any development on land 
designated “CDA” would require planning approval of the Board by 
way of a planning application under section 16 of the Ordinance.  A 
Master Layout Plan (MLP) should be submitted together with the 
relevant assessment reports and other materials as specified in the Notes 
of the Plan for the approval of the Board pursuant to section 4A(2) of the 
Ordinance.  This is to ensure proper planning control of the planning 
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design, layout, building heights and the provision of facilities within the 
sites.  A copy of the approved MLP should be made available for public 
inspection in the Land Registry pursuant to section 4A(3) of the 
Ordinance. 

7.2.4  On 24 October 1997, the Board approved with conditions an application 
for increasing the residential GFA to 968,280m² for the “CDA”.  On 8 
December 2000, the Board approved an application for deletion of one 
of the residential towers on geotechnical grounds, resulting in a reduced 
residential GFA of 935,910m².  The proposed development would 
accommodate a population of about 32,000.  Several applications for 
amendments to the approved MLP were subsequently approved by the 
Board.  On 7 January 2011, revision 20 of the approved MLP was 
deposited  in the Land Registry for public inspection under Section 4A(3) 
of the Ordinance. 

 
7.2.5 To provide flexibility for innovative design adapted to the 

characteristics of particular sites, minor relaxation of the GFA 
restriction may be considered by the Board through the planning 
permission system.  Each proposal will be considered on its individual 
planning merits. 

7.37.2  “Residential (Group A)” (“R(A)”) : Total Area 31.9454.47 ha 

7.2.1  This zone is intended primarily for high-density residential 
developments.  Commercial uses are always permitted on the lowest 
three floors of a building or in the purpose-designed non-residential 
portion of an existing building.  It covers land reserved for public rental 
housing estates, Home Ownership Schemes (HOS) and private 
residential developments.   Commercial uses such as banks, offices, 
restaurants and retail shops are permitted on the lowest three floors 
(taken to include basements) or in the purpose-designed non-residential 
portion of an existing building.  Other commercial uses will require 
planning permission from the Board.   

7.2.2 Development and redevelopment within the “R(A)” zone are restricted 
to a maximum domestic plot ratioPR of 5, or the plot ratioPR of the 
existing building, whichever is the greater, in accordance with the 
planning and design principles for Tung Chung as recommended in 
North Lantau Development Study (NLDS). 

7.2.3  To the south of Fu Tung Street, a site in Area 10 is zoned “R(A)” for 
public rental housing estate and HOS developments.  The developments, 
namely Fu Tung Estate and Yu Tung Court, were completed in 1997.  
Adequate cCommercial, educational, community and recreational 
facilities have been included in the development in accordance with the 
Hong Kong Planning Standards and Guidelines (HKPSG).  These 
include two primary schools, two secondary schools, a clinic, local open 
spaces and other community facilities.  

 
7.3.3 To the west of the future Town Park, two sites in Areas 23 and 48 are 
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zoned “R(A)” for private residential developments.  Setting against the 
backdrop of the Town Park the tallest point of which is about 75mPD, 
the future developments within the sites should pay due regard to the 
knolls of the park in terms of design, height and scale.  Also, the area 
may be subject to traffic noise impact from Road D2.  Careful detailed 
design should be adopted to mitigate the traffic noise impact.  These two 
sites fall within the extension areas of the Tung Chung New Town 
Extension Study.  Future detailed land uses are subject to further 
assessment under this study. 

7.3.4 Adjacent to the proposed pier at the waterfront in Areas 54, 55 and 56 
are three “R(A)” sites, the former two are intended for medium-rise 
private residential developments and the latter for public housing.  This 
is primarily to conform to the urban design principles set out in NLDS, 
which recommends, inter alia, descending heights of building blocks 
approaching the coast.  In addition, the sites abut the major road of Road 
P1 and may be subject to traffic noise impact.  Careful detailed design 
should be adopted to mitigate the traffic noise impact. 

7.2.4 Yat Tung Estate located to the north of Yu Tung Road in Area 30 and 
Area 31 is zoned “R(A)”. Yat Tung (I) Estate was completed in 2001 
and Yat Tung (II) Estate was completed in 2004/05. Commercial, 
educational, community and recreational facilities have been 
included in the development. These include three primary schools, 
one secondary school, local open spaces and other social welfare 
facilities. 

7.3.57.2.5 A Two sites in Area 27 north of Chung Yan Road and Area 39 
west of Tung Chung Road areis zoned “R(A)1” for HOSpublic 
housing developments.  Development and redevelopment in the 
“R(A)1” zone are subject to a maximum domestic plot ratioPR of 6 and 
a maximum building heights of 135mPD for Area 27 and 130mPD for 
Area 39 respectively, or the plot ratioPR and height of the existing 
building, whichever is the greater. 

7.2.6 A site in Area 42 to the west of Tung Chung Road and southwest of 
Lung Tseng Tau is zoned “R(A)2”. It is intended for public housing 
development as recommended in the Tung Chung Study. The 
"R(A)2" zone is subject to a maximum PR of 6.4 and a maximum 
building height of 130mPD, or the PR and height of the existing 
building, whichever is the greater. 

7.2.7 A site south of Shek Mun Kap Road in Area 46 is zoned “R(A)3” and 
intended for public housing development as recommended in the 
Tung Chung Study. The site is subject to a maximum PR of 5.4 and a 
maximum building height of 140mPD, or the PR and height of the 
existing building, whichever is the greater. 

7.2.8 Tung Chung Crescent, Seaview Crescent, Coastal Skyline and 
Caribbean Coast in Areas 4, 15, 11, 19 and 21 are zoned “R(A)4”, 
“R(A)5”, “R(A)6” and “R(A)7” respectively. These sites are subject to 
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maximum domestic GFA and maximum non-domestic GFA specified 
below to reflect the approved development scheme: 

 
Sub-area 

 
Maximum GFA 

R(A)4 
 

Maximum domestic GFA of 166,880m2 and maximum 
non-domestic GFA of 3,350m2.  

R(A)5 
 

Maximum domestic GFA of 108,630m2 and maximum 
non-domestic GFA of 2,850m2.  

R(A)6 
 

Maximum domestic GFA of 253,100m2 and maximum 
non-domestic GFA of 2,850m2.   

R(A)7 
 

Maximum domestic GFA of 407,300m2 and maximum 
non-domestic GFA of 5,350m2.  

 
7.2.9 A kindergarten each with GFA of not less than 350m2 have been 

provided within the “R(A)4”, “R(A)5”, “R(A)6” and “R(A)7” sites in 
accordance with the approved development scheme. GIC facilities 
including a post office of net operational floor area (NOFA) of not 
less than 615m2 in the “R(A)4” site, a day nursery of NOFA of not less 
than 379m2 and a covered wet market of GFA not more than 550m2 in 
the “R(A)7” site have been provided in accordance with the approved 
development scheme. 

 
7.2.10 On land designated “R(A)”, in determining the relevant maximum PR, 

area of any part of the site that is occupied or intended to be occupied 
by free-standing purpose-designed buildings (including both 
developed on ground and on podium level) solely for accommodating 
GIC facilities including school(s) as may be required by Government 
shall be deducted in calculating the relevant site area. 

 
7.2.11 In determining the relevant maximum PR or GFA, 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. In determining the relevant maximum PR/ GFA, any 
floor space that is constructed or intended for use solely as GIC 
facilities as required by the Government may be disregarded. On land 
designated “R(A)6” and “R(A)7”, any floor space that is constructed 
or intended for use solely as covered walkways for public passage may 
be disregarded. 

 
7.3.67.2.12 To provide flexibility for innovative design adapted to the 

characteristics of particular sites, minor relaxation of the PR/ GFA 
and/or building height restrictions may be considered by the Board 
through the planning permission system.  Each proposal will be 
considered on its individual planning merits.  
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7.3 “Residential (Group B)” (“R(B)”) : Total Area 3.57 ha 

7.3.1  This zone is intended primarily for medium-density residential 
developments where commercial uses serving the residential 
neighbourhood may be permitted on application to the Board. 

7.3.2  This zone covers three sites for private residential development in 
Areas 23, 33 and 48 with development intensities and building heights 
as recommended in the Tung Chung Study. 

7.3.3  A site north of Wong Nai Uk in Area 23 is zoned “R(B)1”. A 
kindergarten with GFA of 642m2 consisting of not less than 6 
classrooms shall be provided. The site is subject to a maximum PR of 4 
and a maximum building height of 75mPD, or the PR and height of 
the existing building, whichever is the greater. GIC facilities as 
required by the Government may be provided within this site. 

7.3.4  A site west of Yat Tung Estate in Area 33 is zoned “R(B)2”. The site is 
subject to a maximum PR of 3.5 and a maximum building height of 
70mPD, or the PR and height of the existing building, whichever is 
the greater. 

7.3.5 A site east of Ma Wan Chung in Area 48 is zoned “R(B)3”. The site is 
subject to a maximum PR of 2 and a maximum building height of 
55mPD, or the PR and height of the existing building, whichever is 
the greater. 

 
7.3.6 In determining the relevant maximum PR, 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. On land 
designated “R(B)1”, any floor space that is constructed or intended for 
use solely as GIC facilities as required by the Government may be 
disregarded.   

 7.3.7  To provide flexibility for innovative design adapted to the 
characteristics of particular sites, minor relaxation of the PR and/or 
building height restrictions may be considered by the Board through 
the planning permission system.  Each proposal will be considered on 
its individual planning merits.  

7.37.4  “Village Type Development” (“V”) : Total Area 5.4616.9 ha 
 

7.4.1  The planning intention of this zone is to reflect existing recognized and 
other villages, and to provide land considered suitable for village 
expansion and reprovisioning of village houses affected by Government 
projects.  Land within this zone is primarily intended for development of 
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Small Houses by indigenous villagers.  It is also intended to concentrate 
village type development within this zone for a more orderly 
development pattern, efficient use of land and provision of 
infrastructures and services.  Selected commercial and community uses 
serving the needs of the villagers and in support of the village 
development are always permitted on the ground floor of a New 
Territories Exempted House.  Other commercial, community and 
recreational uses may be permitted on application to the Town Planning 
Board. 

7.4.2  Ten recognized villages in the Area, namely Sheung Ling Pei, Ha Ling 
Pei, Wong Ka Wai, Lung Tseng Tau, Wong Nei Uk, Ma Wan Chung, 
Ma Wan (resited to Ma Wan New Village), Shan Ha (Pa Mei), Chek 
Lap Kok San Tsuen and Tai Po are zoned “V”. The boundaries of the 
“V” zones are drawn around existing village clusters with regard to 
the village ‘environs’ (‘VE’), the local topography, the existing 
settlement pattern, site characteristics, the approved applications for 
Small House development, the outstanding Small House applications, 
as well as the estimated Small House demand.  Areas of difficult 
terrain, dense vegetation, burial grounds and streamcourses have 
been avoided where possible. 

7.4.27.4.3 Shan Ha Village together with the expansion area in Area 69 is zoned 
“V”.  The boundaries of the “V” zone are drawn with regard to the 
existing village ‘environs’, topography, site constraints and the 
estimated Small House demand.  The “V” zone also covers other village 
clusters including the The village resite area at Pa Mei North in Area 70 
is also zoned “V”.   (Ma Wan New Village). It is intended for rehousing 
the indigenous villagers of Ma Wan and Ma Wan Chung affected by the 
Tung Chung development. 

7.4.4  The existing village cluster at the outfall of Ma Wan Chung is also 
zoned “V”. It is not a recognized village and is occupied by existing 
village type houses and temporary structures. This “V” zone is 
intended to reflect the existing village cluster and conserve the 
traditional character of the village. 

7.4.37.4.5  On land designated “V”, 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 building height of 3 storeys (8.23m), or the height 
of the existing building, whichever is the greater. 

7.4.4 The village expansion and village resite areas will be guided by more 
detailed layout plans. 

7.4.6  To provide flexibility for innovative design adapted to the characteristics 
of particular sites, minor relaxation of the building height restriction 
may be considered by the Board through the planning permission system.  
Each proposal will be considered on its individual planning merits. 



 - 13 - S/I-TCTC/20D 
 

 

7.5  “Government, Institution or Community” (“G/IC”) : Total Area 21.2436.64 ha 

7.5.1  This zone is intended primarily for the provision of Government, 
institution or community (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, organizations providing social services to meet 
community needs, and other institutional establishments.  The overall 
GIC facility provision in Tung Chung New Town is planned in a 
holistic manner within the Plan Area, which has been planned on the 
basis of the Hong Kong Planning Standards and Guidelines (HKPSG), 
is considered adequate to serve the population of the Area and under the 
Tung Chung Study to serve the population of the whole new town. 

7.5.2  Major existing facilities under this zoning include a swimming pool 
complex in Area 2, a youth camp in Area 8, an electricity substation in 
Area 9, a telephone exchange and a refuse collection point in Area 12, a 
fire station cum ambulance depot and a police station in Area 13, an 
indoor recreation centre cum library, a community hall and a residential 
care home for the elderly in Area 17, the sewage pumping stations at 
Chung Mun Road and Chung Yan Road in Areas 107 and 24B, the 
Auxiliary Medical Service’s Tung Chung Office in Area 49, the Tung 
Chung Service Reservoir in Area 79A and the North Lantau Hospital 
(Phase I) in Area 25 (Part) as well as primary and secondary schools in 
various Planning Areas. 

7.5.3 14 primary and secondary schools are provided within the Area and 
six are zoned “G/IC” and eight are within Fu Tung Estate and Yat 
Tung Estate under the “R(A)” zone. The seven primary schools 
include the Hong Kong Federation of Education Workers Wong Cho 
Bau Primary School, Ho Yu Primary School, Ching Chung Hau Po 
Woon Primary School, Ling Liang Church Sau Tak Primary School, 
Po on Commercial Association Wan Ho Kan Primary School, 
Salvation Army Lam Butt Chung Memorial School and Tung Chung 
Catholic School in Areas 10, 17, 20 and 30. The seven secondary 
schools include the Hong Kong Federation of Education Workers 
Wong Cho Bau Secondary School, Ho Yu College, Ling Liang 
Church E Wun Secondary School, Po Leung Kuk Mrs Ma Kam Ming 
- Cheung Fook Sien College, Tung Chung Catholic School, Caritas 
Charles Vath College and YMCA of Hong Kong Christian College in 
Areas 10, 17, 20, 30 and 40. 

7.5.37.5.4  Major proposed facilities include a town hall in Area 1, a special 
school in Area 108 (with a building height restriction of 8 storeys), 
Fresh Water Service Reservoirs next to the existing Tung Chung 
Fresh Water Service Reservoir and Salt Water Service Reservoirs in 
Area 79A, proposed Indoor Recreation Centre in part of Area 107, 
proposed expansion of the Chung Mun Road Sewage Pumping 
Station and the proposed hospital extension in Areas 13(Part), 22 and 25 
(Part).  As the hospital site is close to the future Town Park, the tallest 
point of which is about 75mPD, a maximum building height of 65mPD 
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should be adopted to commensurate with the surrounding environment 
and reduce the possible visual impacts.  Compatibility with the knolls of 
the park in design and scale is also required.  Besides, as the area may be 
subject to traffic noise impact from Yu Tung Road and Chung Yan Road, 
mitigation measures against the traffic noise should be adopted. Part of 
Area 26, Area 58 and part of Area 107 are reserved for other GIC uses 
including religious uses and undesignated GIC uses. 

7.5.5  The Tung Chung Fort which is a Declared Monument under the 
Antiquities and Monuments Ordinance and the Prajna Dhyana 
Temple are also zoned “G/IC”. 

 
7.5.47.5.6 GIC uses not requiring free-standing sites such as nursery and 

kindergarten will be provided within the public housing estates and the 
large private residential developments within the “CDA” and “R(A)” 
and “R(B)” zones. 

 
7.5.7 A “G/IC” site in Area 24A is partly intended for the improvement 

works for revitalization of Ma Wan Chung and partly reserved for 
unforeseen GIC uses. This site is subject to a building height 
restriction of 45mPD in view of its location adjacent to the low-rise Ma 
Wan Chung Village. 

 
7.5.8 “G/IC” sites in Areas 44, 49, 62 and 63 are subject to building height 

restrictions of 3 storeys, 2 storeys and 1 storey respectively to reflect 
the existing developments. 

 
7.5.9 To provide design/architectural flexibility, minor relaxation of the 

building height restrictions may be considered by the Board on 
application under section 16 of the Ordinance.  Each application will 
be considered on its individual merits. 

7.6 “Open Space” (“O”) : Total Area  55.7040.97 ha 

7.6.1  This zone is intended primarily for the provision of outdoor open-air 
public space for active and/or passive recreational uses serving the needs 
of local residents as well as the general public. 

7.6.2  The knolls in Area 29A to the northeast of Yat Tung Estate are zoned 
“O” for the development of a Town Park town park.  The knolls present 
a special natural landscape feature constituting an important part of the 
townscape. A promenade will be provided along the northern 
boundary of the future town park to provide linkage between the Town 
Centre area and Ma Wan Chung.  On the northwestern slope of the 
knolls lie the remnants of Tung Chung Battery, which is a Declared 
Monument, Game Board Carving and a temporary storage area for Fu 
Tei Wan lime kilns.  They will be integrated with the design of the Town 
Park town park. 

7.6.3  The “O” zone also covers the waterfront open spaces in Areas 52 (Part) 
and 59 which may include a prestigious waterfront promenade to be 
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extended to the east to TCE and Tai Ho and to the west to Tung Chung 
WestTCW in future.  It also covers the open space links and other open 
spaces in Areas 5, 7, 16 and 18 which serve as environmental buffers for 
the NLH and the major roads. The Chung Wai Street Children's 
Playground in Area 26 is also zoned “O” to reflect the existing use. 

7.6.4  A site in Area 32 located to the north of Yat Tung Estate and 
immediately west of Ma Wan Chung Village is zoned “O”. This site is 
planned to serve as a waterfront park with open view towards Tung 
Chung Bay and the airport island. An amphitheatre is proposed to 
encourage outdoor activities and enhance vibrancy of the waterfront.  

7.6.4 Areas 29 and 52 (Part) fall within the extension areas of the Tung Chung 
New Town Extension Study.  Future detailed land uses are subject to 
further assessment under this study. 

7.6.5 The provision of open spaces in the whole Tung Chung New Town has 
been planned in a holistic manner according to the HKPSG.  The level 
of provision provided for in the Plan is adequate to serve the Area.  
Additional local open spaces will be provided within the public housing 
estates and private residential developments zoned and the “CDA” and 
“R(A)” and “R(B)” sites for the enjoyment of the local residents. 

 

7.7  “Other Specified Uses” (“OU”) : Total Area 2.863.62 ha 

7.7.1 This zone denotes land allocated or reserved for specified uses including 
the following: 

 
(a) railway ventilation and other associated plants to the northeast of 

the Tung Chung Railway StationTung Chung MTR Station; 
 
(b) a sewage pumping station in Area 12; 
 
(c) the Tung Chung Development Pier to the north of Tung Chung 

Waterfront Road and two piers including the Tung Chung Public 
Pier at Ma Wan Chung proposed ferry pier use in Area 50; 

 
(d) two three petrol-cum-liquefied petroleum gas (LPG) petrol filling 

stations including two in Area 58 and one located southwest of 
Area 27; 

 
(e) a traction substation cum portal in Area 58; and 
 
(f) cable car terminal and related commercial development in Area 2;. 
 
(g) the Tung Chung Railway Station located between Areas 6  and 14;  
 
(h) a breakwater at Ma Wan Chung located to the west of Area 34; 

and 
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(i)  stormwater attenuation and treatment ponds at Area 45A.  

7.7.2 Statutory planning control is required for the cable car terminal and 
related commercial development as it is located in a prominent location 
of the Town Centre and will become one of the landmarks of and a 
major tourist node in Tung Chung.  The “OU (Cable Car Terminal and 
related Commercial Development)” zone accommodates the cable car 
terminal, the cable car related commercial development and supporting 
facilities, including a transport interchange, coach parking and ancillary 
parking to serve the terminal and commercial floor space.  Development 
within the zone is restricted to a maximum height of 35 mPD and a 
maximum commercial GFA of 308m2 for building(s) including 
structure(s) or the height and the commercial GFA of the existing 
building including the structure, whichever is the greater. 

 
7.7.3 To provide flexibility for innovative design adapted to the 

characteristics of particular sites, minor relaxation of the commercial 
GFA and/or building height restrictions for the “OU (Cable Car 
Terminal and related Commercial Development)” may be considered by 
the Board through the planning permission system.  Each proposal will 
be considered on its individual planning merits. 

 

7.8 “Green Belt” (“GB”) : Total Area 47.15103.6 ha 
 

7.8.1 The planning intention of this zone is primarily for defining the limits of 
urban and sub-urban development areas by natural features and to 
preserve the existing topography and natural vegetation at the fringe of 
the new town as well as to provide passive recreational outlets.  There is 
a general presumption against development in the “GB” zone. The 
southern fringe of the Area covering the foothills of Pok To Yan and Por 
Kai Shan is zoned for this purpose.  This zone also covers the natural 
vegetated areas which consist of streams and woodlands. Most of the 
woodlands and areas adjoining the Lantau North (Extension) Country 
Park are within this zone.   Besides, Fong Yuen area in Area 43 which 
is located in between Tung Chung Stream eastern branch and Tung 
Chung Road, to the north of Shek Mun Kap Road is also covered in 
this zone to preserve the natural habitat of this area.  

 
7.8.2 Development within this zone will be strictly controlled and 

development proposals will be considered on individual merits taking 
into account relevant Town Planning Board Guidelines.  As diversion of 
streams, filling of land or excavation of land may cause adverse 
environmental and drainage impacts on the adjacent natural 
landscape and environment as well as the existing ecological sensitive 
habitats, permission from the Board is required for such activities, 
except public works co-ordinated or implemented by Government, 
maintenance, repair or rebuilding works. 
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7.9  “Conservation Area” (“CA”): Total Area 9.49 ha 

7.9.1  This zoning is intended to protect and retain the existing natural 
landscape, ecological, topographical or archaeological features of the 
area for conservation, educational and research purposes and to 
separate sensitive natural environment such as Ecologically 
Important Stream from the adverse effects of development.  There is a 
general presumption against development in this zone.  In general, 
only developments that are needed to support the conservation of the 
existing natural landscape or scenic quality of the area or the 
development are an essential infrastructure project with overriding 
public interest may be permitted.  

7.9.2  Wong Lung Hang, an Ecologically Important Stream, and its riparian 
areas with natural and dense vegetation are zoned “CA” in 
recognition of their ecological values.  This zone also covers the 
mature woodland located to the south of Sheung Ling Pei Village 
which is dense and in good condition. Dominant species include Ficus 
microcarpa (榕樹) and Endospermum chinense (黃桐). Species of 
conservation concern including Pavetta hongkongensis (香港大沙葉) 
and Aquilaria sinensis (土沉香 ) have also been found in the 
woodland. 

7.9.3  Uses in support of the conservation purposes such as nature reserve, 
are permitted as of right.  New developments which are not necessary 
to support the conservation objectives are not permitted in this zone.  
Only a selective range of uses such as public convenience which would 
unlikely have significant impact on the ecology, environment and 
infrastructural provision of the areas may be permitted with or without 
conditions on application to the Board. 

7.9.4  As diversion of streams, filling of land or excavation of land may 
cause adverse environmental and drainage impacts on the adjacent 
natural landscape and environment as well as the existing ecological 
sensitive habitats, permission from the Board is required for such 
activities. 

8. COMMUNICATIONS 

8.1 Roads 

8.1.1  Only the major road network including trunk, primary and district 
distributor roads is indicated on the Plan.  As the Plan is drawn in a small 
scale, details of major road junctions, local roads, the utility service road, 
cycle tracks and footpaths will be subject to detailed design. 

8.1.2  The NLH running in an east-west direction in the Area provides the 
strategic link between the Hong Kong International AirportHKIA and 
other areas in the Territory. 
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8.1.3  External access to and from the Area is mainly via NLH through Tung 
Chung Eastern Interchange and Tung Chung Waterfront Road. 

8.1.4  Connection between the airport island and the Area is via Chek Lap Kok 
South Road, which bridges over the sea channel and serves as the 
secondary linkage to the airport from the Area. 

8.1.5  Within the Area, a hierarchy of primary and district distributors and 
local roads is planned to provide convenient connection between various 
development areas and activity nodes. 

8.1.6  Roadside amenity areas to be integrated with pedestrian footpaths and 
cycle tracks are provided along major roads.   These areas are broadly 
shown as part of the overall road network on the Plan. 

8.2 Pier 
 

Land forThe existing ferry piers in the Area include the Tung Chung 
Development Pier, the Tung Chung Public Pier and a pier in Ma Wan Chung. 
The Tung Chung Development Pier provides is reserved at the waterfront in 
Area 50 to cater for demand of ferry services between Tung Chung and other 
areas in the Territory.  

8.3 Railways 
 

The Plan makes provision for two railway lines, namely MTR AE providing 
express services between the airport and Hong Kong Island, and MTR Tung 
Chung LineTCL providing local domestic services between Tung Chung and 
Hong Kong Island.  The Area is served by Tung Chung Railway StationTung 
Chung MTR Station. 

8.4 Public Transport 
 

Franchised buses and ferries are the main modes of public transport in addition 
to the railway services.  Public transport interchange facilities have been 
provided close to Tung Chung Railway StationTung Chung MTR Station. 

8.5 Cable Car 
 

The cable car system between Tung Chung and Ngong Ping has commenced 
operation in September 2006. 

8.6 Pedestrian and Cycle Network 
 

A network of cycle tracks and pedestrian walkways willhas been designed to 
promote convenient cycle and pedestrian movements within the Area.  
Grade-separated crossings will be provided at major junctions between roads 
and pedestrian/cycle crossing points at the detailed design stage. 



 - 19 - S/I-TCTC/20D 
 

 

9. UTILITY SERVICES 

9.1 Water Supply 

9.1.1  Fresh water supply to Tung Chung is obtained from the Tung Chung 
fresh water sService rReservoir in Area 79A (outside the Area) via the 
associated distribution mains which are laid in phases together with the 
road works. 

9.1.2  A salt water supply system will be provided for flushing.  Temporary 
supply of fresh water will be used for flushing until the salt water supply 
system is made available.  

9.1.3   New fresh and salt water service reservoirs are planned next to the 
existing Tung Chung Service Reservoir in Area 79A. 

9.2 Electricity 
 
 Electricity is supplied to the Area through a new distribution network. Adequate 

sites Sites have been reserved for electricity substations to meet the demand in 
the short and long terms. 

9.3 Telephone 
 
 Telephone services are made available through the telephone exchange in Area 

12 to provide the essential service to the Area. 

9.4 Gas 
 
 Gas supply is extended from its existing network in the New Territories to the 

Area via submarine pipelines.  The gas pipeline lands at Ta Pang Po (outside the 
Area) and routes to the Area via the pigging/offtake station at Tai Ho (outside 
the Area). 

9.5 Sewerage and Drainage 
 
 Sewage is collected and conveyed via a network of sewer reticulation system 

and transferred via a sewage pumping stations in the Area to the sewage 
treatment works at Siu Ho Wan (outside the Area) for treatment. 

10. CULTURAL HERITAGE 

 10.1  Several sites which are of historical significance and archaeological interest are 
located within the Area.  Situated on the knolls in the west of the Area are Tung 
Chung Game Board Carving Site of Archaeological Interest and the Tung 
Chung Battery which is a Declared Monument under the Antiquities and 
Monuments Ordinance.  Adjacent to Tung Chung Battery is the Fu Tei Wan 
Kiln Site of Archaeological Interest.  Design of the future Town Park is required 
to pay special attention to these heritage sites.  Development in the western part 
of the Area should also have regard to the Ma Wan Chung Site of 
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Archaeological Interest.  These heritage sites are worthy of preservation and the 
Antiquities and Monuments Office (AMO) of the Leisure and Cultural Services 
Department (LCSD) should be consulted well in advance on any development 
or redevelopment affecting these sites and their immediate environsWithin the 
boundary of the Plan, there are declared monuments, sites of archaeological 
interest and graded historic building which are worthy of preservation. The 
Tung Chung Fort and Tung Chung Battery are Declared Monuments under 
the Antiquities and Monuments Ordinance (Cap. 53). Three sites of 
archaeological interest, namely Tung Chung Game Board Carving Site of 
Archaeological Interest, Fu Tei Wan Kiln (relocated to Tung Chung) Site of 
Archaeological Interest and Ma Wan Chung Site of Archaeological Interest 
and a Graded 2 historic building, namely Tin Hau Temple in Wong Lung 
Hang of Tung Chung are located within the Area. 

 10.2  A detailed archaeological impact assessment (AIA) shall be conducted to 
evaluate the archaeological impact imposed by the proposed works if there is 
any development within the site of archaeological interest.  If necessary, a 
qualified archaeologist shall apply for a licence under the Antiquities and 
Monuments Ordinance (Cap. 53) for an archaeological investigation.  Subject to 
the findings of the AIA, appropriate mitigation measures shall be fully 
implemented by the project proponent in consultation with the AMO of 
LCSD.The Antiquities Advisory Board (AAB) also released a list of new items 
in addition to the list of 1,444 historic buildings. These items are subject to 
grading assessment by the AAB. Details of the list of 1,444 historic buildings 
and the new items have been uploaded onto the website of the AAB 
at http://www.aab.gov.hk. 

 10.3  Prior consultation with the Antiquities and Monuments Office (AMO) of the 
Leisure and Cultural Services Department (LCSD) should be made if any 
development, redevelopment or rezoning proposals might affect the above 
historic building, new items pending grading assessment, or sites of 
archaeological interest and their immediate environs.  

 10.4  If disturbance to the site of archaeological interest is unavoidable, a detailed 
archaeological impact assessment (AIA) shall be conducted to evaluate the 
archaeological impact imposed by the proposed works.  If necessary, a 
qualified archaeologist shall apply for a licence under the Antiquities and 
Monuments Ordinance (Cap. 53) for an archaeological field investigation.  A 
proposal of the AIA shall be submitted to the AMO for agreement prior to 
applying for a licence. Subject to the findings of the AIA, appropriate 
mitigation measures shall be fully implemented by the project proponent in 
consultation with the AMO of LCSD. 

11. IMPLEMENTATION  

11.1 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 planPlan, or if permission is required, in 
accordance with the permission granted by the Board.  The Board has published 

http://www.aab.gov.hk/�


 - 21 - S/I-TCTC/20D 
 

 

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 and the various licensing authorities. 

11.2 The Plan provides a broad land use framework within which more detailed 
departmental Outline Development Plan (ODP) will be prepared in 
consultation with government departments concerned. The ODP is a 
non-statutory plan which will be used as the basis for public works planning 
and site reservation of purposes.  It includes information on detailed land 
uses, development parameters and boundaries of individual sites, green 
coverage, waterworks and drainage reserves, site formation levels, road 
alignment and dimensions, location of pedestrian facilities, public utility 
facilities as well as other building and engineering requirements. These 
should generally be followed in land transactions and allocations. In 
particular, the Plan together with the ODP, when available and where 
appropriate, will serve as the basis for processing the lease modification 
applications and land sales.The Plan provides a broad land use framework 
within which more detailed non-statutory plans are prepared.  These detailed 
plans are used as the basis for planning of public works and reservation of sites.  
As in other new towns, the implementation of the development projects such as 
formation of sites and provision of services within the Area involves concerted 
efforts from various Government departments which will be co-ordinated by 
the Civil Engineering and Development Department. 

11.3 The development of the Town Centre area has been implemented in phases.  
The strategic transport links and infrastructures for development of the Phase I 
of the Town Centre area are components of the Airport Core Programme 
projects. 

 11.4  Public housing developments at the “R(A)” sites including Fu Tung Estate 
and Yu Tung Court in Area 10 and Yat Tung Estate in Areas 30 and 31 have 
been completed by the Housing Department. Private residential developments 
including Tung Chung Crescent in Area 4, Seaview Crescent in Area 15, 
Coastal Skyline in Area 11 and Caribbean Coast in Areas 19 and 21 have also 
been completed. Construction works for the public housing development at 
Area 39 is in progress. 

 11.5   To achieve early delivery of land to meet the housing needs and ensure timely 
provision of a comprehensive range of commercial, retail, open space and 
GIC facilities in tandem with the population build-up, an implementation 
programme with proper phasing and packaging of works for the Tung Chung 
New Town Extension has been formulated.  Site formation and engineering 
infrastructure works are scheduled to commence in phases from end 2017, to 
enable first population intake by end 2023 at the earliest.  The development of 
the Tung Chung New Town Extension is expected to be fully completed by 
2030. 
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 11.6    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. The 
Government will resume and clear the private land planned for public works 
projects, public developments, carry out site formation works, and provide 
infrastructure.  Land formation and the provision of infrastructure will be 
implemented in accordance with the development programme prepared by 
CEDD.  Open space, 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 together with the supporting facilities will be built by the Housing 
Department in accordance with the Public Housing Development Programme 
and other relevant agents. 

11.4 Developments at the “R(A)” site in Area 10 for public rental housing (Fu Tung 
Estate) and HOS (Yu Tung Court) have been completed by the Housing 
Department.  For the “CDA” sites, the MTR Corporation Limited has been 
granted the land for comprehensive development together with the construction 
of the railway links and station.  Development is taking place in phases.  Tung 
Chung Crescent in Area 4, Citygate in Area 14, Seaview Crescent in Area 15, 
Coastal Skyline Phase 1 in Area 11 and Caribbean Coast Phase 1 in Area 21 
have been completed. 

 
11.5 Reclamation works covering Areas 52 (Part), 53 to 56 under Phases 3A of the 

New Town development were completed oin2003 

 11.7  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 ODP/layout plans, and the Guidelines published by the Board.  
The ODP and the layout plans are available for public inspection at the 
Planning Department.  Guidelines published by the Board are available from 
the Board’s website, the Secretariat of the Board and the Technical Services 
Division of the Planning Department.  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, the Technical Services 
Division and the relevant District Planning Office of the Planning 
Department.  Applications should be supported by such materials as the 
Board thinks appropriate to enable it to consider the applications. 
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	CONSIDERATION OF THE DRAFT
	TUNG CHUNG EXTENSION AREA OUTLINE ZONING PLAN NO. S/I-TCE/C AND
	TUNG CHUNG VALLEY OUTLINE ZONING PLAN NO. S/I-TCV/C
	AND
	PROPOSED AMENDMENTS TO THE APPROVED TUNG CHUNG TOWN CENTRE AREA OUTLINE ZONING PLAN NO. S/I-TCTC/20
	Optimization of Development Potential in the New Town Extension (Plans 4a and 4b)
	4.1 One of the objectives of the TCNT extension is to meet housing and other development needs of the territory.  As such, development potential of the New Town extension has been optimized, taking into account various constraints and considerations, ...
	Public – Private Housing Mix
	4.2 The housing mix ratio of 60 (public) : 40 (private) recommended by the Long Term Housing Strategy Steering Committee and accepted by the Government is adopted.  The public:private housing ratio for the newly proposed developments in the New Town e...
	Regional Commercial Hub (Plan 4c)
	4.3 The proposed commercial developments in TCE and the North Commercial District (NCD) in the Hong Kong International Airport (HKIA) have been planned to be complementary with each other.  With a comparative advantage due to its good accessibility to...
	4.4 About 163,000mP2P GFA will be provided for regional retail uses and 164,000mP2P GFA for local retail uses in the New Town extension area.  Capitalizing on the opportunities from a proposed marina at the waterfront of TCE, a hotel with a GFA of abo...
	4.5 It is estimated that more than 40,000 jobs (including those created by local retails) would be created from the proposed commercial developments.
	Balance between Conservation and Development in TCW
	4.6 In response to the public concerns and to ensure that development is balanced against environmental considerations, the originally proposed 14 ha reclamation in Tung Chung Bay in early phase of the Tung Chung Study will not be pursued.
	4.7 TCW is currently characterized by its rural and natural setting together with the presence of a number of recognized villages.  Due care has been exercised to ensure that the development be balanced against environmental considerations.  Conservat...
	4.8 Development sites are identified in areas with more convenient accessibility to the public transport and with less impact on the existing natural environment.  For proposed residential sites closer to the existing town centre area and the future t...
	4.9 A polder scheme with stormwater attenuation and treatment ponds is proposed in TCV to control the water quality of Tung Chung Stream and prevent flooding risk to the developments along the Stream.  Sections of Tung Chung Stream required for necess...
	Building Height Strategy
	4.10 The BHs for the developments within Tung Chung is subject to the gazetted AHR Plan (AHRP) and any potential amendments to the gazetted AHRP related to the development of HKIA in the Expansion of HKIA into a Three Runway System (3RS) Project.  Ste...
	Open Space, Greenery and Activity Nodes (Plans 4a and 4b)
	4.11 The landscape framework of the New Town extension is designed to co-ordinate the proposed streetscapes, open space system, Central Green, town park and waterfront promenade to create strong linkages across the entire extension area and connect wi...
	4.12 To add vibrancy to the future waterfront of TCE and enhance its attraction, a marina, hotel and associated commercial developments are located near the waterfront in TCE.  The number of berthing spaces in the proposed marina is about 95 so as to ...
	4.13 Street vibrancy would be enhanced by retail and dining facilities encouraged to be provided on street frontages along pedestrian corridors and green walkways.
	Provision of GIC Facilities
	4.14 Adequate community, social welfare, recreational and educational facilities are proposed in accordance with the requirements under the Hong Kong Planning Standards and Guidelines (HKPSG) and departmental requirements.  A sports ground with 3 ha i...
	Transportation and Connectivity (Plans 4d and 4e)
	4.15 Two new railway stations, one at TCE and the other at TCW, are proposed to serve the New Town extension.  Public transport interchanges will be provided to facilitate convenient transfer of various transport modes and enhancement of internal circ...
	4.16 Comprehensive pedestrian network incorporated into the Linear Park system in TCE will link up the “Metro Core Area” with the waterfront, the existing town centre and all the key public facilities.  Cycling network along the waterfront promenade a...
	Implementation
	4.17 To achieve early delivery of land to meet the housing needs and ensure timely provision of a comprehensive range of commercial, retail, open space and GIC facilities in tandem with the population build-up, an implementation programme with proper ...
	4.18 The overall programme for the provision of infrastructure within the Area of OZPs will be subject to review in the detailed design stage.  The implementation process will be gradual and may stretch over a long period of time depending on the avai...
	Object of the Plan
	Planning Scheme Area for the TCE OZP
	Special Features of the TCE OZP (Appendix A)
	Object of the Plan
	Planning Scheme Area for the TCV OZP (Plans TCV-1 to TCV-5f)
	Special Features of the TCV OZP (Appendix B)
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	EXPLANATORY STATEMENT
	1. INTRODUCTION
	2. AUTHORITY FOR THE PLAN AND PROCEDURE
	2.1 On 27 May 1993, under the power delegated by the then Governor, the then Secretary for Planning, Environment and Lands (SPEL), directed the Board, under section 3(1)(a) of the Town Planning Ordinance (the Ordinance), to prepare an OZP for the Tung...
	2.2 On 25 September 1997, under the power delegated by the then Governor which was deemed to have been made by the Chief Executive, the then SPEL directed the Board, under section 3(1)(a) of the Ordinance, to extend the planning scheme boundary of the...
	2.3 On 24 July 1998, the draft Tung Chung Town Centre Area OZP No. S/I-TCTC/3 extending the plan boundary to the west and incorporating the land use proposals for the western extension of the Town Centre area was exhibited for public inspection under ...
	2.4 On 30 April 2002, the CE in C, under section 9(1)(a) of the Ordinance, approved the draft Tung Chung Town Centre Area OZP, which was subsequently renumbered as S/I-TCTC/8.  On 8 October 2002, the CE in C referred the approved OZP to the Board for ...
	2.5 On 1 April 2003, the CE in C, under section 9(1)(a) of the Ordinance, approved the draft Tung Chung Town Centre Area OZP, which was subsequently renumbered as S/I-TCTC/10.  On 8 July 2003, the CE in C referred the approved OZP to the Board for ame...
	2.6 On 3 January 2006, the CE in C, under section 9(1)(a) of the Ordinance, approved the draft Tung Chung Town Centre Area OZP, which was subsequently renumbered as S/I-TCTC/14.  On 30 January 2007, the CE in C referred the approved OZP to the Board f...

	3. OBJECT OF THE PLAN
	3.1 The object of the Plan is to indicate the broad land use zonings and major transport networks so that development and redevelopment within the Planning Scheme Area (the Area) can be put under statutory planning control.  Such control is necessary ...
	3.2 The Plan is to illustrate the broad principles of development 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 plannin...

	4. NOTES OF THE PLAN
	4.1 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 provi...
	4.2 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 and can be downloaded from the Board’s website at http:/...

	5. THE PLANNING SCHEME AREA
	5.1 The Area is located on the northshore of Lantau Island to the southeast of the Hong Kong International AirportHKIA at Chek Lap Kok.  The total area covered by the Plan is approximately 253341.66 hectares (ha), including about 127 ha of reclaimed l...
	5.2 The Area extends from Kei Tau Kok on the northern coast of Lantau Island in the east to Tung Chung Bay and Tung Chung Valley to its westMa Wan Chung in the west.  In the north, the Area is bounded by the reclamation limit Ying Hei Road and the exi...
	5.3 The Area is separated from the airport island of Chek Lap Kok by a 200m wide water channel.  The North Lantau Highway (NLH) and the Mass Transit Railway (MTR) Airport Express (AE) pass through the Area to link with the airport island.  The railway...
	5.4 Complex geological conditions are known to exist within the Northshore Lantau Area, which can have significant effects on foundation design and construction in terms of both development costs and construction programme.  The affected area is refer...
	5.5  The Tung Chung Study was jointly commissioned by CEDD and the Planning Department (PlanD), with the overall objective to extend Tung Chung into a distinct community and propose a development plan which can meet housing, social, economic, environm...
	5.55.6 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 as shown on the Plan.

	6. POPULATION
	7. LAND USE ZONINGS
	7.1 “Commercial” (“C”) : Total Area 2.144.99 ha
	7.1.1  This zone is intended primarily for commercial developments, which may include uses such as office, shop and services, place of entertainment, eating place and hotel, functioning as the commercial centre in the Town Centre.
	7.1.2  The major commercial cluster covering three commercial sites is located around the Tung Chung Railway Station. This commercial cluster acts as a gateway to Tung Chung Town Centre from HKIA and other areas in Hong Kong through NLH.
	7.1.27.1.3 Being in close proximity to the Tung Chung Railway Station Tung Chung MTR Station and with good linkages to other areas of the New Town, a site in Area 3A is zoned as “C(1)”.  The ground level of the “C(1)” site nearer to the MTR station wi...
	7.1.4  Area 14 is zoned “C(2)” and located adjacent to the Tung Chung Railway Station. The commercial development namely Citygate was completed in 2000. It provides accommodations and facilities for retail, office and hotel purposes, including the Cit...
	7.1.5  Another site in Area 6 abuts to the Tung Chung Railway Station is zoned “C(3)”.  The ground level of the “C(3)” site adjoining to the Tung Chung Railway Station will accommodate a public transport interchange.  Development and redevelopment wit...
	7.1.37.1.6   In determining the relevant maximum plot ratioPR/GFA, any floor space that is constructed or intended for use solely as car park, loading/unloading bay, plant room and caretaker’s office, provided such uses and facilities are ancillary an...
	7.1.47.1.7  In order to provide flexibility for innovative design adapted to the characteristics of particular sites the “C(1)” site, minor relaxation of the plot ratioPR, GFA and/or building height restrictions as mentioned above may be considered by...
	7.1.5 Another site in Area 53 adjacent to the proposed pier at the waterfront is reserved for hotel development to take advantage of the scenic views of Tung Chung Bay.

	1.1 “Comprehensive Development Area”(“CDA”) : Total Area 22.98 ha
	7.2.1  This zone is intended for comprehensive development/redevelopment of the area for residential and commercial uses with the provision of open space and other supporting facilities.  The commercial developments may include uses such as office, sh...
	7.2.2 In accordance with the recommendations of the Tung Chung Town Centre Study approved by the Government, development and redevelopment within the “CDA” are restricted to a maximum total gross floor area (GFA) of 750,120m² for residential uses and ...
	7.2.3  Pursuant to section 4A(1) of the Ordinance, any development on land designated “CDA” would require planning approval of the Board by way of a planning application under section 16 of the Ordinance.  A Master Layout Plan (MLP) should be submitte...
	7.2.4  On 24 October 1997, the Board approved with conditions an application for increasing the residential GFA to 968,280m² for the “CDA”.  On 8 December 2000, the Board approved an application for deletion of one of the residential towers on geotech...

	7.37.2  “Residential (Group A)” (“R(A)”) : Total Area 31.9454.47 ha
	7.2.1  This zone is intended primarily for high-density residential developments.  Commercial uses are always permitted on the lowest three floors of a building or in the purpose-designed non-residential portion of an existing building.  It covers lan...
	7.2.2 Development and redevelopment within the “R(A)” zone are restricted to a maximum domestic plot ratioPR of 5, or the plot ratioPR of the existing building, whichever is the greater, in accordance with the planning and design principles for Tung C...
	7.2.3  To the south of Fu Tung Street, a site in Area 10 is zoned “R(A)” for public rental housing estate and HOS developments.  The developments, namely Fu Tung Estate and Yu Tung Court, were completed in 1997.  Adequate cCommercial, educational, com...
	7.3.4 Adjacent to the proposed pier at the waterfront in Areas 54, 55 and 56 are three “R(A)” sites, the former two are intended for medium-rise private residential developments and the latter for public housing.  This is primarily to conform to the u...
	7.2.4 Yat Tung Estate located to the north of Yu Tung Road in Area 30 and Area 31 is zoned “R(A)”. Yat Tung (I) Estate was completed in 2001 and Yat Tung (II) Estate was completed in 2004/05. Commercial, educational, community and recreational facilit...
	7.3.57.2.5 A Two sites in Area 27 north of Chung Yan Road and Area 39 west of Tung Chung Road areis zoned “R(A)1” for HOSpublic housing developments.  Development and redevelopment in the “R(A)1” zone are subject to a maximum domestic plot ratioPR of ...
	7.2.6 A site in Area 42 to the west of Tung Chung Road and southwest of Lung Tseng Tau is zoned “R(A)2”. It is intended for public housing development as recommended in the Tung Chung Study. The "R(A)2" zone is subject to a maximum PR of 6.4 and a max...
	7.2.7 A site south of Shek Mun Kap Road in Area 46 is zoned “R(A)3” and intended for public housing development as recommended in the Tung Chung Study. The site is subject to a maximum PR of 5.4 and a maximum building height of 140mPD, or the PR and h...
	7.2.8 Tung Chung Crescent, Seaview Crescent, Coastal Skyline and Caribbean Coast in Areas 4, 15, 11, 19 and 21 are zoned “R(A)4”, “R(A)5”, “R(A)6” and “R(A)7” respectively. These sites are subject to maximum domestic GFA and maximum non-domestic GFA s...

	7.3 “Residential (Group B)” (“R(B)”) : Total Area 3.57 ha
	7.3.1  This zone is intended primarily for medium-density residential developments where commercial uses serving the residential neighbourhood may be permitted on application to the Board.
	7.3.2  This zone covers three sites for private residential development in Areas 23, 33 and 48 with development intensities and building heights as recommended in the Tung Chung Study.
	7.3.3  A site north of Wong Nai Uk in Area 23 is zoned “R(B)1”. A kindergarten with GFA of 642m2 consisting of not less than 6 classrooms shall be provided. The site is subject to a maximum PR of 4 and a maximum building height of 75mPD, or the PR and...
	7.3.4  A site west of Yat Tung Estate in Area 33 is zoned “R(B)2”. The site is subject to a maximum PR of 3.5 and a maximum building height of 70mPD, or the PR and height of the existing building, whichever is the greater.
	7.3.5 A site east of Ma Wan Chung in Area 48 is zoned “R(B)3”. The site is subject to a maximum PR of 2 and a maximum building height of 55mPD, or the PR and height of the existing building, whichever is the greater.
	7.3.7  To provide flexibility for innovative design adapted to the characteristics of particular sites, minor relaxation of the PR and/or building height restrictions may be considered by the Board through the planning permission system.  Each proposa...

	7.37.4  “Village Type Development” (“V”) : Total Area 5.4616.9 ha
	7.4.1  The planning intention of this zone is to reflect existing recognized and other villages, and to provide land considered suitable for village expansion and reprovisioning of village houses affected by Government projects.  Land within this zone...
	7.4.2  Ten recognized villages in the Area, namely Sheung Ling Pei, Ha Ling Pei, Wong Ka Wai, Lung Tseng Tau, Wong Nei Uk, Ma Wan Chung, Ma Wan (resited to Ma Wan New Village), Shan Ha (Pa Mei), Chek Lap Kok San Tsuen and Tai Po are zoned “V”. The bou...
	7.4.27.4.3 Shan Ha Village together with the expansion area in Area 69 is zoned “V”.  The boundaries of the “V” zone are drawn with regard to the existing village ‘environs’, topography, site constraints and the estimated Small House demand.  The “V” ...
	7.4.4  The existing village cluster at the outfall of Ma Wan Chung is also zoned “V”. It is not a recognized village and is occupied by existing village type houses and temporary structures. This “V” zone is intended to reflect the existing village cl...
	7.4.37.4.5  On land designated “V”, 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 building height of 3 storey...
	7.4.4 The village expansion and village resite areas will be guided by more detailed layout plans.
	7.4.6  To provide flexibility for innovative design adapted to the characteristics of particular sites, minor relaxation of the building height restriction may be considered by the Board through the planning permission system.  Each proposal will be c...

	7.5  “Government, Institution or Community” (“G/IC”) : Total Area 21.2436.64 ha
	7.5.1  This zone is intended primarily for the provision of Government, institution or community (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 ...
	7.5.2  Major existing facilities under this zoning include a swimming pool complex in Area 2, a youth camp in Area 8, an electricity substation in Area 9, a telephone exchange and a refuse collection point in Area 12, a fire station cum ambulance depo...
	7.5.3 14 primary and secondary schools are provided within the Area and six are zoned “G/IC” and eight are within Fu Tung Estate and Yat Tung Estate under the “R(A)” zone. The seven primary schools include the Hong Kong Federation of Education Workers...
	7.5.37.5.4  Major proposed facilities include a town hall in Area 1, a special school in Area 108 (with a building height restriction of 8 storeys), Fresh Water Service Reservoirs next to the existing Tung Chung Fresh Water Service Reservoir and Salt ...
	7.5.5  The Tung Chung Fort which is a Declared Monument under the Antiquities and Monuments Ordinance and the Prajna Dhyana Temple are also zoned “G/IC”.

	7.6 “Open Space” (“O”) : Total Area  55.7040.97 ha
	7.6.1  This zone is intended primarily for the provision of outdoor open-air public space for active and/or passive recreational uses serving the needs of local residents as well as the general public.
	7.6.2  The knolls in Area 29A to the northeast of Yat Tung Estate are zoned “O” for the development of a Town Park town park.  The knolls present a special natural landscape feature constituting an important part of the townscape. A promenade will be ...
	7.6.3  The “O” zone also covers the waterfront open spaces in Areas 52 (Part) and 59 which may include a prestigious waterfront promenade to be extended to the east to TCE and Tai Ho and to the west to Tung Chung WestTCW in future.  It also covers the...
	7.6.4  A site in Area 32 located to the north of Yat Tung Estate and immediately west of Ma Wan Chung Village is zoned “O”. This site is planned to serve as a waterfront park with open view towards Tung Chung Bay and the airport island. An amphitheatr...
	7.6.4 Areas 29 and 52 (Part) fall within the extension areas of the Tung Chung New Town Extension Study.  Future detailed land uses are subject to further assessment under this study.
	7.6.5 The provision of open spaces in the whole Tung Chung New Town has been planned in a holistic manner according to the HKPSG.  The level of provision provided for in the Plan is adequate to serve the Area.  Additional local open spaces will be pro...

	7.7  “Other Specified Uses” (“OU”) : Total Area 2.863.62 ha
	7.7.1 This zone denotes land allocated or reserved for specified uses including the following:
	7.7.2 Statutory planning control is required for the cable car terminal and related commercial development as it is located in a prominent location of the Town Centre and will become one of the landmarks of and a major tourist node in Tung Chung.  The...

	7.8 “Green Belt” (“GB”) : Total Area 47.15103.6 ha
	7.9  “Conservation Area” (“CA”): Total Area 9.49 ha
	7.9.1  This zoning is intended to protect and retain the existing natural landscape, ecological, topographical or archaeological features of the area for conservation, educational and research purposes and to separate sensitive natural environment suc...
	7.9.2  Wong Lung Hang, an Ecologically Important Stream, and its riparian areas with natural and dense vegetation are zoned “CA” in recognition of their ecological values.  This zone also covers the mature woodland located to the south of Sheung Ling ...
	7.9.3  Uses in support of the conservation purposes such as nature reserve, are permitted as of right.  New developments which are not necessary to support the conservation objectives are not permitted in this zone.  Only a selective range of uses suc...
	7.9.4  As diversion of streams, filling of land or excavation of land may cause adverse environmental and drainage impacts on the adjacent natural landscape and environment as well as the existing ecological sensitive habitats, permission from the Boa...


	8. COMMUNICATIONS
	8.1 Roads
	8.1.1  Only the major road network including trunk, primary and district distributor roads is indicated on the Plan.  As the Plan is drawn in a small scale, details of major road junctions, local roads, the utility service road, cycle tracks and footp...
	8.1.2  The NLH running in an east-west direction in the Area provides the strategic link between the Hong Kong International AirportHKIA and other areas in the Territory.
	8.1.3  External access to and from the Area is mainly via NLH through Tung Chung Eastern Interchange and Tung Chung Waterfront Road.
	8.1.4  Connection between the airport island and the Area is via Chek Lap Kok South Road, which bridges over the sea channel and serves as the secondary linkage to the airport from the Area.
	8.1.5  Within the Area, a hierarchy of primary and district distributors and local roads is planned to provide convenient connection between various development areas and activity nodes.
	8.1.6  Roadside amenity areas to be integrated with pedestrian footpaths and cycle tracks are provided along major roads.   These areas are broadly shown as part of the overall road network on the Plan.

	8.2 Pier
	8.3 Railways
	8.4 Public Transport
	8.5 Cable Car
	8.6 Pedestrian and Cycle Network

	9. UTILITY SERVICES
	9.1 Water Supply
	9.1.1  Fresh water supply to Tung Chung is obtained from the Tung Chung fresh water sService rReservoir in Area 79A (outside the Area) via the associated distribution mains which are laid in phases together with the road works.
	9.1.2  A salt water supply system will be provided for flushing.  Temporary supply of fresh water will be used for flushing until the salt water supply system is made available.
	9.1.3   New fresh and salt water service reservoirs are planned next to the existing Tung Chung Service Reservoir in Area 79A.

	9.2 Electricity
	9.3 Telephone
	9.4 Gas
	9.5 Sewerage and Drainage

	10. CULTURAL HERITAGE
	10.1  Several sites which are of historical significance and archaeological interest are located within the Area.  Situated on the knolls in the west of the Area are Tung Chung Game Board Carving Site of Archaeological Interest and the Tung Chung Batt...
	10.2  A detailed archaeological impact assessment (AIA) shall be conducted to evaluate the archaeological impact imposed by the proposed works if there is any development within the site of archaeological interest.  If necessary, a qualified archaeolo...
	10.3  Prior consultation with the Antiquities and Monuments Office (AMO) of the Leisure and Cultural Services Department (LCSD) should be made if any development, redevelopment or rezoning proposals might affect the above historic building, new items ...
	10.4  If disturbance to the site of archaeological interest is unavoidable, a detailed archaeological impact assessment (AIA) shall be conducted to evaluate the archaeological impact imposed by the proposed works.  If necessary, a qualified archaeolog...

	11. IMPLEMENTATION
	11.1 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 planPlan, or if permission is required, in accordance with t...
	11.2 The Plan provides a broad land use framework within which more detailed departmental Outline Development Plan (ODP) will be prepared in consultation with government departments concerned. The ODP is a non-statutory plan which will be used as the ...
	11.3 The development of the Town Centre area has been implemented in phases.  The strategic transport links and infrastructures for development of the Phase I of the Town Centre area are components of the Airport Core Programme projects.
	11.4  Public housing developments at the “R(A)” sites including Fu Tung Estate and Yu Tung Court in Area 10 and Yat Tung Estate in Areas 30 and 31 have been completed by the Housing Department. Private residential developments including Tung Chung Cre...
	11.5   To achieve early delivery of land to meet the housing needs and ensure timely provision of a comprehensive range of commercial, retail, open space and GIC facilities in tandem with the population build-up, an implementation programme with prope...
	11.6    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 th...
	11.4 Developments at the “R(A)” site in Area 10 for public rental housing (Fu Tung Estate) and HOS (Yu Tung Court) have been completed by the Housing Department.  For the “CDA” sites, the MTR Corporation Limited has been granted the land for comprehen...
	11.7  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 ODP/layout pla...







