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Appendix 1 
Replacement page of Executive Summary (English) 



Request for Amendment to the Draft Tuen Mun Outline Zoning Plan No. S/TM/36 

from “Recreation” zone to “Residential (Group C)” zone for a Residential Development 

at Tuen Mun Town Lot No. 550, Area 45, Tuen Mun, New Territories 

 

Executive Summary 

 

This rezoning application is submitted on behalf of King Brave Limited (the 

“Applicant”) to request for amendment to the Draft Tuen Mun Outline Zoning Plan 

(OZP) No. S/TM/36 from “Recreation” (“REC”) zone to “Residential (Group C)” 

(“R(C)”) zone for a proposed residential development at Tuen Mun Town Lot (TMTL) 

No. 550, Area 45, Tuen Mun, New Territories (the “Application Site”). 

 

The Application Site, with an area of about 1,852 m2, currently falls within “REC” zone 

on the Draft Tuen Mun OZP No. S/TM/36. The Application Site is currently vacant and 

was formerly used for agricultural purposes but ceased over 20 years ago. The 

Application Site, or part of it, is the subject of a rezoning application (No. Y/TM/11) to 

rezone the Application Site from “Green Belt” (“GB”) to “REC” which was partially 

approved by the Town Planning Board (the “Board”) on 5.4.2013. Subsequently, a 

planning application (No. A/TM/469) for a proposed holiday camp use was approved 

by the Board on 22.5.2015.   

 

In consideration of planning circumstances of optimizing use of private land to increase 

housing land supply with better living environment and explore the feasibility of 

effective utilization of the “REC” area, the Applicant proposes to rezone the 

Application Site from “REC” to “R(C)” with a maximum plot ratio of 0.4 and a 

maximum building height of 2-storey to facilitate a residential development. In support 

of the application, the Applicant has prepared an indicative scheme, which would have 

three 2-storey houses with respective private garden. With a total site area of about 

1,852m2, a total domestic GFA of about 739.275m2 is proposed. It is anticipated that 

the proposed residential development will be completed by 2029. 

 

The major justifications for the proposed houses are: 

(1) In Line with Government Policy to meet the imminent housing need by boosting 

supply 

(2) Compatible and Suitable Development Scheme 

(3) Suitable Site to be Rezoned for Residential Use 

(4) A More Preferrable Development Scheme than the “REC” Zone 

(5) Acceptable Development Intensity and Sensitive Design 

(6) Responding to Change Planning Circumstances 

(7) Better Utilization of Land Resources 

(8) No Interface Problem 

(9) Insignificant Environmental, Traffic, Landscape, Drainage and Geotechnical 

Impacts 

(10) Not an Undesirable Precedent 

 
In view of the above justifications, we trust that the Board will see fit to approve this 

rezoning application so as to facilitate the implementation of this residential 

development in Tuen Mun area. 
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APPLICATION FOR AMENDMENT OF PLAN UNDER  

SECTION 12A OF THE TOWN PLANNING ORDINANCE (CAP. 131) 

( 131 ) 12A  

 

Development Proposal (only for indicative purpose)  

擬議發展的發展計劃（只作指示用途） 

 

1. Development Proposal  

□ Proposed Gross floor area (GFA) 擬議總樓面面積 

□ Proposed plot ratio 擬議地積比率 

□ Proposed site coverage 擬議上蓋面積 

□ Proposed number of blocks 擬議座數 

□ Proposed number of storeys of each block 

每座建築物的擬議層數 

 

 

□ Proposed building height of each block 

 每座建築物的擬議高度 

 

□ Domestic part住用部分 

GFA總樓面面積 

number of units 單位數目 

average unit size單位平均面積 

estimated number of residents估計住客數目 

 

□ Non-domestic part非住用部分 

□ hotel 酒店 

 

 

□ office 辦公室 

□ shop and services/eating place 

 商店及服務行業/食肆 

 

□ Government, institution or community facilities 

政府、機構或社區設施 

 

 

 

 

□ other(s)其他 

 

 

 

 

 

□ Open space休憩用地 

□ private open space私人休憩用地 

□ public open space公共休憩用地 

 

……………………… sq.m. 平方米 □ About 約 

…………………………… □ About 約 

…………………………… % □ About 約 

…………………………… 
…………………………… storeys 層 

 include包括    storeys of basements層地庫 

exclude不包括    storeys of basements層地庫 
 
…………………………… m 米 □ About 約 
……………… mPD 米(主水平基準上) □ About 約 
 
 
………………………… sq.m. 平方米  □ About 約 
…………………………… 
………………………… sq.m. 平方米  □ About 約 
…………………………… 

GFA 總樓面面積 
………………………… sq.m.平方米  □ About 約 
………………………… sq.m.平方米  □ About 約 

(please specify the number of rooms  

請註明房間數目: ……………………………) 
………………………… sq.m.平方米 □ About 約 
………………………… sq.m.平方米 □ About 約 
 
 
(please specify the use(s) and concerned land 

area(s)/GFA(s)) 

(請註明用途及有關的地面面積/總樓面面積) 
……………………………………………………… 
………………………………………………………
……………………………………………………… 

(please specify the use(s) and concerned land 

area(s)/GFA(s)) 

(請註明用途及有關的地面面積/總樓面面積) 

………………………………………………………
………………………………………………………
……………………………………………………… 

(please specify land area(s)) (請註明面積) 

………………… sq.m.平方米 □ Not less than 不少於 
………………… sq.m.平方米 □ Not less than 不少於 
 

Appendix  

✓ ✓
✓
✓
✓
✓

✓

✓
✓

✓

✓
✓

✓

739.275
0.4
22
4

1-2

2.3 - 7

739.275

8

3
246.425

✓
✓ ✓8

✓32.45 - 37.15

✓

✓

Guard House:
Land area: about 1.48 sq.m.; 
Height: not more than 2.3m 
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Gist of Application    
(Please provide details in both English and Chinese as far as possible.  This part will be circulated to relevant 
consultees, uploaded to the Town Planning Board’s Website for browsing and free downloading by the public and 
available at the Planning Enquiry Counters of the Planning Department for general information. )  
(請盡量以英文及中文填寫。此部分將會發送予相關諮詢人士、上載至城市規劃委員會網頁供公眾免費瀏覽及
下載及於規劃署規劃資料查詢處供一般參閱。)   

Application No. 
申請編號 

(For Official Use Only) (請勿填寫此欄) 

Location/address 
位置／地址  
 

 

Site area 
地盤面積  

 

sq. m 平方米   About 約 

(includes Government land of包括政府土地       sq. m 平方米   About 約) 

Plan 
圖則  
 

 

Zoning 
地帶 
 

 

Proposed 
Amendment(s) 
擬議修訂 

  Amend the Covering Notes of the Plan  

 修訂圖則《註釋》的說明頁  

  Amend the Notes of the zone applicable to the site  

 修訂適用於申請地點土地用途地帶的《註釋》 

  Rezone the application site from__________________ to ________________  

 把申請地點由____________地帶改劃為_________________________ 

Development Parameters (for indicative purpose only) ( ) 

(i) Gross floor area 
and/or plot ratio 
總樓面面積及／或 
地積比率 
 

 sq.m 平方米 Plot Ratio地積比率  
Domestic 
住用   
 

 
 About 約 
 Not more than
不多於 

  About 約 
Not more than
不多於 

Non-domestic 
非住用   
 

 
 About 約 
 Not more than
不多於 

  About 約 
Not more than
不多於 

(ii) No. of block 
幢數 
 

Domestic 
住用   
 

  

Non-domestic 
非住用   
 

  

Composite 
綜合用途   
 

For Form No. S.12A S.12A

Tuen Mun Town Lot No. 550, Area 45, Tuen Mun, New Territories

1,852 ✓

NA

Draft Tuen Mun Outline Zoning Plan No. S/TM/36

Recreation 

✓ "Recreation" "Residential (Group C)" 

✓ ✓
739.275 0.4

3

1

NA



Request for Amendment to the Draft Tuen Mun Outline Zoning Plan 
No. S/TM/36 from “Recreation” zone to “Residential (Group C)” zone at 
Tuen Mun Town Lot No. 550, Area 45, Tuen Mun, New Territories 

 

May 2023                                                                               1 
 

Lawson David & Sung 
Surveyors Ltd.  

 

SUMMARY OF APPLICATION 
 
 

Applicant: King Brave Limited 
  
Location: Tuen Mun Town Lot (TMTL) No. 550,  

Area 45, Tuen Mun, New Territories 
  
Existing Zoning:  “Recreation” (“REC”) 
  
Proposed Zoning:  “Residential (Group C)” (“R(C)”) 
  
Site Area: 1,852 sq.m. 
  
Proposed 
Development:  

Use: Proposed Residential Development (House) 
Total GFA: about 739.275 sq.m. 
Plot Ratio: Not more than 0.4 
No. of Blocks (Houses): 3 
No. of Storeys: 2 
Height: Not more than 7m 

  
Lease: New Grant No. 22878 

User: A Holiday Camp of not more than 14 guest rooms 
together with such other ancillary facilities 

  
Statutory Plan: Draft Tuen Mun Outline Zoning Plan No. S/TM/36 gazetted 

on 22.7.2022 
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May 2023                                                                               6 
 

Lawson David & Sung 
Surveyors Ltd.  

intention, it is proposed to rezone the Application Site from “REC” to “R(C)” zone for 
a low-rise and low density residential development so that the Board could consider a 
development scheme with mitigation and management measures to protect surrounding 
natural environment and enhance the value of the area comprehensively. 
 
Land Status 

 
3.11 The Applicant is the registered owner of the Application Site. Upon receipt of planning 

approval (No. A/TM/469) for a holiday camp development, the Applicant had applied 
for a land exchange application from the Lands Department. The Application Site, with 
the previous lot known as Lot No. 33 RP in D.D.300, surrendered in exchange for the 
current lot, TMTL 550.  
 

3.12 Based on the record shown in the Land Registry, the lot is held under New Grant No. 
22878 for a lease term of 50 years from 1.2.2021 and is restricted to a holiday camp of 
not more than 14 guest rooms together with such other ancillary facilities. 

 
3.13 Should this application be approved by the Board, the Applicant will pursue another 

land exchange application for the proposed residential development. 
 

 
4. REZONING PROPOSAL 

 
Proposed Rezoning 

 
4.01 In order to facilitate a better utilization of valuable land resources and to provide 

housing supply in the locality, the Applicant seeks planning permission to rezone the 
Application Site from “REC” to “R(C)” for a residential development.  
 

4.02 The planning intention of the proposed “R(C)” zone is for “low-rise, low-density 
residential development where commercial uses serving the residential neighbourhood 
may be permitted on application to the Board”. Under the “R(C)” zone, the proposed 
development (i.e. house) is a permitted use under Column 1. The current Notes of the 
“R(C)” zone under the Tuen Mun OZP is adopted and shown at Appendix 1. 

 
4.03 To facilitate the Board’s understanding on the Applicant’s development proposal, a brief 

description of the indicative development proposal is set out as follows: 
 

Indicative Development Proposal 
 
4.04 The Application Site is intended to be developed for a private residential development 

of three 2-storey houses. With a total site area of about 1,852m2 and a plot ratio of not 
more than 0.4, the total GFA proposed in the present development scheme will be about 
739.275m2. The site coverage of the proposed development will be about 22%. The 
proposed building height of houses is not more than 7m. A private garden / greenery 
area will be provided behind the proposed houses and a guard room is provided near 
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Lawson David & Sung 
Surveyors Ltd.  

the entrance. Tentatively, it is anticipated that the proposed residential development will 
be completed by 2029. Table 4.1 summarizes the key development parameters. The 
indicative Master Layout Plan of the proposed development scheme has been carefully 
designed and is shown in Figure 5 and the schematic sections, elevations and floor 
layout are shown in Figures 6 and 7.  
 

Table 4.1: Key Development Parameters 
1. Site Area 1,852 m2 (about) 

2. Total Plot Ratio Not exceeding 0.4 

3. Proposed Gross Floor Area (GFA) 
- Domestic GFA 
 
 
 

739.275 m2 (about) 
309.39 m2 (G/F)  
408.555 m2 (1/F)  
21.33 m2 (Stairhood)  
GFA of Each House = 246.425 m2 

4. Site Coverage  About 22% 

5. No. of Blocks (Houses) 3 

6. No. of Storeys 2 

8. Building Height 
- Houses 
- Guard House 

 
Not more than 7m (about 37.15mPD) 
Not more than 2.3m (about 32.45mPD) 

9. Car Parking Provision  
- Residents private car parking 
- Visitors private car parking 

 
6 (2.5m x 5m) 
3 (2 for Private Cars (2.5m x 5m) 

(1 for Disabled (3.5m x 5m) 

10. Loading / Unloading Space 
- Light Goods Vehicle 

 
1 (3.5m x 7m)  

11. Proposed Greenery About 20% 

12. Designed Population 8 (Average household size 2.6 adopted) 

13. Anticipated Completion Year 2029 
Remarks: the guard house is excluded from GFA calculation according to the Notes of the 
approved Tuen Mun OZP No. S/TM/37 for “R(C)”zone, i.e. GFA for caretaker’s office would 
be exempted from GFA calculation.  
 

4.05 The proposed residential development will be single family houses with the a design 
population of 8, based on 2.6 persons per flat from 2021 Population Census of Tuen 
Mun New Town.  
      
Access to the Site and Traffic Arrangement 

 
4.06 There is an existing trail connecting the Application Site and San Shek Wan Road about 

80m to the north. The northern portion of existing trail was originally paved for 
vehicular access to the vacant Government land from San Shek Wan Road which the 
area was originally occupied by container storage yard a long time ago and site for the 
storage of construction materials during the construction of Lung Fu Road. It is 
proposed to widen and enhance the existing access road to a 4.5m wide with 1.6m 
footpath on the eastern side of the vehicular access road forming the main access to the 
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1. INTRODUCTION 

1.1 Project Background 

1.1.1 The Application Site is located at T.M.T.L. 550, Tuen Mun, New Territories, zoned as 
“Recreation (REC)” under the Tuen Mun Outline Zoning Plan No. S/TM/36. The Subject 
Site is about 1,852 m2. A planning application for the use of “Holiday Camp” was 
approved in May 2015 (A/TM/469). 

1.1.2 The purpose of the submission is to rezone the application area to “Residential (Group 
C)” zone. 

1.1.3 In order to support the planning application of the proposed development, an 
environmental assessment (EA) shall be prepared to support the proposed 
development from the environmental points of view.  

1.1.4 Ramboll Hong Kong Limited (the Consultant) has been commissioned by the applicant 
to conduct this environmental assessment in relation to the planning application. 
Architectural drawings and technical information of the Subject Site were provided by 
Design Consultants Limited and Lawson David & Sung Surveyors Limited respectively 
whereas information on road traffic forecast was provided by CKM Asia Limited (the 
Traffic Consultant).  

1.2 Application Site and its Environs 

1.2.1 The Application Site is located at T.M.T.L. 550 in Tuen Mun. The site is currently zoned 
“Recreation”. 

1.2.2 The Subject Site is bounded by road carriageways on three sides. Lung Fu Road and 
Lung Mun Road are aligned on the northwest and southeast sides of the Subject Site 
respectively.  

1.2.3 The Application Site is vacant currently and situated more than 1 km away from any 
existing/planned industrial developments 

1.2.4 Figure 1 shows the location of the Application Site and the surrounding environs. 

1.3 Proposed Development 

1.3.1 Under the current application, the Proposed Development consists of three 2-storey 
houses for residential purpose. The maximum building height is 37.15 mPD. A 
proposed underground septic tank which follows the same treatment strategy 
proposed in the previous approved holiday camp application, will be located at the 
north of House 1. The master layout plan and sections of the Proposed Development 
are shown in Appendix 1. 

1.3.2 The tentative completion year for the Proposed Development is 2029. 

1.4 Key Environmental Issues and Study Approach 

1.4.1 Key Environmental issues and concerns as identified for the Project include: 

Air Quality 

1.4.2 For the construction phase, the potential air quality impacts would be caused by the 
dust emissions generated during construction activities.  For the operation phase, the 
potential air quality impacts arising from the vehicular emissions of the nearby roads, 
and the chimney emissions (if any) of the nearby industrial activities should be 
addressed.   
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Appendix II of RNTPC 
Paper No. Y/TM/31A 

 
Detailed Departmental Comments 

 
1. Comments of the Chief Town Planner/Urban Design & Landscape, Planning Department 

(CTP/UD&L, PlanD): 
 

The applicant is reminded that approval of the s.12A application under the Town Planning 
Ordinance does not imply approval of the site coverage of greenery requirements under the 
Practice Note for Authorized Persons, Registered Structural Engineers and Registered 
Geotechnical Engineers (PNAP) APP-152 and/or under the lease.  The site coverage of 
greenery calculation should be submitted separately to Buildings Department for approval.  
Similarly, for any proposed tree preservation/removal scheme and compensatory planting 
proposal, the applicant should approach relevant authority direct to obtain necessary 
approval as appropriate. 

 
2. Comments of the Chief Building Surveyor/New Territories West, Buildings Department 

(CBS/NTW, BD):  
 

(a) The site shall be provided with means of obtaining access thereto from a street and 
emergency vehicular access in accordance with Regulations 5 and 41D of the Building 
(Planning) Regulations (B(P)R) respectively.  

 
(b) If the Site does not abut on a specified street of not less than 4.5m wide, its permitted 

development intensity shall be determined under Regulation 19(3) of the B(P)R at the 
building plan submission stage. 

 
(c) All existing/future streets/roads (including internal streets for site classification 

purpose) should be excluded from site area of the proposed development for the plot 
ratio and site coverage calculation under the B(P)R. 

. 
(d) Before any new building works (including containers/open sheds as temporary 

buildings) are to be carried out on the application site, the prior approval and consent 
of the BD should be obtained, otherwise they are Unauthorized Building Works 
(UBW).  An Authorized Person (AP) should be appointed as the coordinator for the 
proposed building works in accordance with the Buildings Ordinance (BO). 

 
(e) If the proposed plot ratio is based on the assumption that Gross Floor Area (GFA) 

exemption will be granted for green/amenity features and non-mandatory/non-
essential plant rooms etc., the pre-requisites in PNAP APP-151 and APP-152 should 
be complied with.  

 
(f) Disregarding private car parking spaces from GFA calculation under the BO will be 

considered on the basis of the criteria set out in PNAP APP-2 during building plan 
submission stage. 

 
(g) If there are existing structures which had been erected on the leased land without 

approval of the BA (not being a New Territories Exempted House), they are 
unauthorised under the BO and should not be designated for any approved use under 
the captioned application. 

 
(h) For UBW erected on the leased land, enforcement action may be taken by the BD to 

effect their removal in accordance with BD's enforcement policy against UBW as and 
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when necessary.  The granting of any planning approval should not be construed as an 
acceptance of any existing building works or UBW on the application site under the 
BO. 

 
(i) Detailed comments under the BO will be provided at the building plan submission 

stage. 
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