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SCHEDULE OF AMENDMENTS TO
THE APPROVED FANLING/SHEUNG SHUI

OUTLINE ZONING PLAN NO. S/FSS/26
MADE BY THE TOWN PLANNING BOARD

UNDER THE TOWN PLANNING ORDINANCE (Chapter 131)

I. Amendments to Matters shown on the Plan

 Item A – Rezoning of a site at the corner of Ma Sik Road and Fan Leng Lau Road
from “Village Type Development” (“V”) to “Residential (Group A)12”
(“R(A)12”) with stipulation of building height restriction.

 Item B – Stipulation of building height restriction for the “Comprehensive
Development Area” (“CDA”) zone.

II. Amendments to the Notes of the Plan

 (a) Revision to the Remarks for the “R(A)” zone to incorporate “R(A)12” sub-area
with development restrictions.

(b) Revision to the Remarks for the “CDA” zone to incorporate development
restrictions and requirements.

(c) Revision to the covering Notes and the Notes in accordance with the Revised
Master Schedule of Notes to Statutory Plans.

Town Planning Board
12 May 2023
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R32  Li Bau Tan
R33  Fan Lai Wan
R34  Lee Tsz Ting
R35  Lee Kwok Nam

Annex III of
TPB Paper No. 10941



- 2 -

Representation No.
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“ the submission and implementation of a drainage proposal to the satisfaction of 

the Director of Drainage Services or of the TPB.” 

 

50. The Committee also agreed to advise the applicant to note the advisory clauses as 

set out at Appendix VI of the Paper. 

 

[The Chairman thanked Mr Kevin K.W. Lau and Mr Harris K.C. Liu, STPs/STN, and Ms 

Sandy K.S. Wu, ATP/STN, for their attendance to answer Members’ enquiries.  They left 

the meeting at this point.] 

 

[The meeting was adjourned for a 5-minute break.] 

 

 

 

Fanling, Sheung Shui and Yuen Long East District 

 

[Mr Anthony K.O. Luk, District Planning Officer/Fanling, Sheung Shui and Yuen Long East 

(DPO/FSYLE), Mr Patrick M.Y. Fung and Mr Louis H.W. Cheung, Senior Town 

Planners/Fanling, Sheung Shui and Yuen Long East (STPs/FSYLE), Ms Loree L.Y. Duen, 

Town Planner/Fanling, Sheung Shui and Yuen Long East (TP/FSYLE), were invited to the 

meeting at this point.] 

 

 

Agenda Item 18 

 

[Open Meeting] 

Proposed Amendments to the Approved Fanling/Sheung Shui Outline Zoning Plan No. 

S/FSS/26 

(RNTPC Paper No. 3/23) 

 

51. With the aid of a PowerPoint presentation, Mr Patrick M.Y. Fung, STP/FSYLE, 

briefed Members on the background, the proposed amendments to the Fanling/Sheung Shui 

(FSS) Outline Zoning Plan (OZP) and the Notes of the OZP, the technical considerations, 

consultation conducted and department comments as detailed in the Paper.  The proposed 
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amendments, mainly to take forward the decisions of the Committee on two section 12A 

applications, involved the following: 

 

(a) Amendment Item A – rezoning of a site at the corner of Ma Sik Road and 

Fan Leng Lau Road from “Village Type Development” to “Residential 

(Group A)12” with stipulation of a maximum building height (BH) of 

110mPD for a proposed private residential development with social welfare 

facilities (neighbourhood elderly centre and privately operated residential 

care home for the elderly (RCHE)) and public vehicle park (No. Y/FSS/18) , 

and incorporating a domestic plot ratio (PR) restriction of 5 and 

non-domestic PR restriction of 0.18 (for the RCHE only); and 

 

(b) Amendment Item B – revision of the BH restriction of the “Comprehensive 

Development Area” (“CDA”) zone from 3 storeys over one-storey carport 

to 130mPD for a proposed private residential development with social 

welfare facilities (privately operated RCHE), and revision of the PR 

restriction of 0.8 to a domestic PR restriction of 4.3 and non-domestic PR 

restriction of 0.09 (for the RCHE only) (No. Y/FSS/19). 

 

52. As the presentation of Planning Department (PlanD)’s representatives had been 

completed, the Chairman invited questions and views from Members. 

 

53. A Member asked whether there was any mechanism to monitor the 

implementation of the privately operated RCHEs proposed within the two amendment sites.  

In response, Mr Anthony K.O. Luk, DPO/FSYLE, said that lease modification would be 

required for the proposed development at the Amendment Item A site and relevant lease 

conditions requiring the provision of RCHE would be considered at lease modification stage.  

For the Amendment Item B site, the applicant was required to submit a Master Layout Plan 

(MLP) when seeking planning permission from the Town Planning Board (the Board) under 

“CDA” zone and relevant approval condition(s) could be imposed to require provision of the 

RCHE.  In addition, the floor spaces for the RCHEs would need to be provided in the 

general building plans and the operation and management of the RCHEs would be governed 

under relevant ordinance/regulations. 
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54. Noting that the applicant of application No. Y/FSS/19 was her personal friend, 

Miss Winnie W.M. Ng declared an interest on the item.  As Miss Winnie W.M. Ng’s 

interest was direct, the Committee agreed that she could stay in the meeting but should refrain 

from participating in the remaining discussion of the item. 

 

55. Some Members raised the following questions: 

 

(a) noting that air ventilation was one of the concerns when the Committee 

considered the section 12A application No. Y/FSS/19 (Amendment Item B), 

whether the Explanatory Statement (ES) needed to be amended to duly 

reflect such concern; and 

 

(b) whether the cumulative impacts of the two proposed developments at the 

amendment sites had been taken into consideration. 

 

56. In response, with the aid of some PowerPoint slides, Mr Anthony K.O. Luk, 

DPO/FSYLE, made the following main points: 

 

(a) any proposed development the “CDA” site with regard to Amendment Item 

B would require planning application with submission of a MLP.  Should 

there be any change in the layout and disposition of building blocks as 

compared to the indicative scheme under the agreed section 12A 

application, the applicant would be required to provide supporting technical 

assessments, which might include an updated quantitative air ventilation 

assessment with appropriate mitigation measures; and 

 

(b) in general, assessment for any proposed development would need to take 

into consideration the cumulative impacts of other earlier committed 

developments.  In other words, the technical assessments for the latter 

Application No. Y/FSS/19 had taken into account the cumulative impact of 

the committed developments in its area of influence at the time of 

conducting the assessment.  However, the two amendment sites were 

located at a distance and the cumulative impact of the two proposed 

developments might not be a relevant consideration. 

 

57. A Member said that noting the history of tree felling on the site and the 
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inadequacy of the tree compensation proposed under Application No. Y/FSS/19, careful 

consideration should be given to the revised tree compensation proposal of the MLP 

submission for the proposed development within the “CDA” zone of the Amendment Item B 

site. 

 

58. After deliberation, the Committee decided to : 

 

(a) agree to the proposed amendments to the approved FSS OZP No. S/FSS/26 

and that the draft FSS OZP No. S/FSS/26A at Attachment II of the Paper 

(to be renumbered to S/FSS/27 upon exhibition) and its Notes at 

Attachment III of the Paper were suitable for public exhibition under 

section 5 of the Ordinance; and 

 

(b) adopt the revised ES at Attachment IV of the Paper for the draft FSS OZP 

No. S/FSS/26A (to be renumbered to S/FSS/27) as an expression of the 

planning intentions and objectives of the Board for various land use zonings 

of the OZP and the revised ES would be published together with the OZP. 

 

59. Members noted that, as a general practice, the Secretariat of the Board would 

undertake detailed checking and refinement of the draft OZP including the Notes and ES, if 

appropriate, before their publication under the Town Planning Ordinance. Any major 

revisions would be submitted for the Board’s consideration. 

 

 

Agenda Item 19 

 

[Open Meeting] 

Proposed Amendments to the Approved Kwu Tung South Outline Zoning Plan No. 

S/NE-KTS/18 

(RNTPC Paper No. 2/23) 

 

60. With the aid of a PowerPoint presentation, Mr Louis H.W. Cheung, STP/FSYLE, 

briefed Members on the background, the proposed amendments to the approved Kwu Tung 

South (KTS) Outline Zoning Plan (OZP) and the Notes of the OZP, the technical 

considerations, consultation conducted and department comments as detailed in the Paper.  

The proposed amendments, mainly to take forward the decisions of the Committee to 



Provision of Major Community Facilities and Open Spaces in Fanling/Sheung Shui New Town
(Including Fanling/Sheung Shui Extension Area)

Type of
Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

HKPSG
Requirement

(based on
planned

population)

Provision
Surplus/
Shortfall
(against
Planned

Provision)

Existing
Provision

Planned
Provision
(including
Existing

Provision)
District Open
Space

10 ha per 100,000
persons#

36.78 ha 20.18 ha 29.41 ha - 7.37 ha

Local Open
Space

10 ha per 100,000
persons#

36.78 ha 48.98 ha 66.49 ha + 29.72 ha

Sports Centre 1 per 50,000 to
65,000 persons#

(assessed on a
district basis)

5 5 5 0

Sports Ground/
Sports Complex

1 per 200,000 to
250,000 persons#

(assessed on a
district basis)

1 1 1 0

Swimming Pool
Complex -
standard

1 complex per
287,000 persons#

(assessed on a
district basis)

1 1 1 0

District Police
Station

1 per 200,000 to
500,000 persons

(assessed on a
regional basis)

0 0 0 0

Divisional
Police Station

1 per 100,000 to
200,000 persons

(assessed on a
regional basis)

1 1 1 0
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Type of
Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

HKPSG
Requirement

(based on
planned

population)

Provision
Surplus/
Shortfall
(against
Planned

Provision)

Existing
Provision

Planned
Provision
(including
Existing

Provision)
Magistracy
(with 8
courtrooms)

1 per 660,000
persons

(assessed on a
regional basis)

0 1 1 + 1

Community Hall No set standard N.A 4 6 N.A

Library 1 district library
for every 200,000
persons#

(assessed on a
district basis)

1 3 3 + 2

Kindergarten/
Nursery

34 classrooms for
1,000 children
aged of 3 to under
6#

204
classrooms

226
classrooms

291
classrooms

+ 87
classrooms

Primary School 1 whole-day
classroom for
25.5 persons aged
6 to 11#

(assessed by EDB
on a district/
school network
basis)

602
classrooms

648
classrooms

852
classrooms

+ 250
classrooms

Secondary
School

1 whole-day
classroom for 40
persons aged 12
to 17#

(assessed by EDB
on a territory-
wide basis)

450
classrooms

584
classrooms

584
classrooms

+ 134
classrooms
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Type of
Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

HKPSG
Requirement

(based on
planned

population)

Provision
Surplus/
Shortfall
(against
Planned

Provision)

Existing
Provision

Planned
Provision
(including
Existing

Provision)
Hospital 5.5 beds per 1,000

persons

(assessed by
Hospital
Authority on a
regional/cluster
basis)

2,068
beds

658
beds

2,158
beds

+ 90
beds

Clinic/Health
Centre

1 per 100,000
persons

(assessed on a
district basis)

3 2 3 0

Child Care
Centre

100 aided places
per 25,000
persons#

(assessed by
SWD on a local
basis)

1,471
places

420
places

576
places

- 895 ~

places

(A long-term
target assessed

on a wider
spatial context

by SWD~)

Integrated
Children and
Youth Services
Centre

1 for 12,000
persons aged 6 to
24#

(assessed by
SWD on a local
basis)

4 7 7 + 3

Integrated
Family Services
Centre

1 per 100,000 to
150,000 persons#

(assessed by
SWD on a service
boundary basis)

2 3 3 + 1
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Type of
Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

HKPSG
Requirement

(based on
planned

population)

Provision
Surplus/
Shortfall
(against
Planned

Provision)

Existing
Provision

Planned
Provision
(including
Existing

Provision)
District Elderly
Community
Centres

One in each new
development area
with a population
of around 170,000
or above#

(assessed by
SWD)

N.A. 1 1 N.A.

Neighbourhood
Elderly Centres

One in a cluster
of new and
redeveloped
housing areas
with a population
of 15,000 to
20,000 persons,
including both
public and private
housing#

(assessed by
SWD)

N.A. 5 11 N.A.

Community
Care Services
Facilities (CCS)

17.2 subsidised
places per 1,000
elderly persons
aged 65 or above #

*

(assessed by
SWD on a district
basis)

1,941
places

389
places

724
places

- 1,217 ~

places

(A long-term
target assessed

on a wider
spatial context

by SWD~)

Residential Care
Homes for the
Elderly

21.3 subsidised
beds per 1,000
elderly persons
aged 65 or above#

(assessed by
SWD on a cluster
basis)

2,404
beds

1,232
beds

1,952
beds

- 452 ~

beds

(A long-term
target assessed

on a wider
spatial context

by SWD~)
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Type of
Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

HKPSG
Requirement

(based on
planned

population)

Provision
Surplus/
Shortfall
(against
Planned

Provision)

Existing
Provision

Planned
Provision
(including
Existing

Provision)
Pre-school
Rehabilitation
Services

23 subvented
places per 1,000
children aged 0 to
6#

(assessed by
SWD on a district
basis)

422
places

208
places

208
places

- 214
places

(A long-term
target assessed

on a wider
spatial context

by SWD~)

Day
Rehabilitation
Services

23 subvented
places per 10000
persons aged 15
or above#

(assessed by
SWD on a district
basis)

722
places

130
places

610
places

- 112 ~

places

(A long-term
target assessed

on a wider
spatial context

by SWD~)

Residential Care
Services

36 subvented
places per 10,000
persons aged 15
or above#

(assessed by
SWD on a district
basis)

1,131
places

279
places

849
Places

- 282 ~

places

(A long-term
target assessed

on a wider
spatial context

by SWD~)

Community
Rehabilitation
Day Centre

1 centre per
420,000 persons#

(assessed by
SWD on a district
basis)

0 0 0 0

District Support
Centre for
Persons with
Disabilities

1 centre per
280,000 persons#

(assessed by
SWD on a district
basis)

1 1 1 0
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Type of
Facilities

Hong Kong
Planning

Standards and
Guidelines
(HKPSG)

HKPSG
Requirement

(based on
planned

population)

Provision
Surplus/
Shortfall
(against
Planned

Provision)

Existing
Provision

Planned
Provision
(including
Existing

Provision)
Integrated
Community
Centre for
Mental Wellness

1 standard scale
centre per
310,000 persons#

(assessed by
SWD on a district
basis)

1 1 1 0

Notes:
The planned population of the Fanling/Sheung Shui New Town (including Fanling/Sheung Shui Extension Area) would be about
376,000 persons.  If excluding transients, the overall planned population is about 367,800.  All population figures have been
adjusted to the nearest hundred.

Remark:

#   The requirements exclude planned population of transients.

*  Consisting of 40% centre-based CCS and 60% home-based CCS.

~ The deficit in provision is based on Outline Zoning Plan planned population while the Social Welfare Department (SWD)
adopts a wider spatial context/cluster in the assessment of provision for such facility.  In applying the population-based
planning standards, the distribution of welfare facilities, supply in different districts, service demand as a result of the
population growth and demographic changes as well as the provision of different welfare facilities have to be considered.
As the Hong Kong Standards and Guidelines (HKPSG) requirements for these facilities are a long-term goal, the actual
provision will be subject to consideration of the SWD in the planning and development process as appropriate.  The
Government has been adopting a multi-pronged approach with long-, medium- and short-term strategies to identify suitable
sites or premises for the provision of more welfare services which are in acute demand.
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