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SCHEDULE OF AMENDMENTS TO 
THE APPROVED FU TEI AU AND SHA LING 
OUTLINE ZONING PLAN NO. S/NE-FTA/16 
MADE BY THE TOWN PLANNING BOARD 

UNDER THE TOWN PLANNING ORDINANCE (Chapter 131) 
 
I. Amendments to Matters shown on the Plan 

 
 Item A1 

 
 
 
Item A2 

– 
 
 
 
– 
 

Rezoning of a site in Wa Shan, Sheung Shui from “Agriculture” 
(“AGR”) to “Residential (Group A)” (“R(A)”) with stipulation of 
building height restriction. 
 
Rezoning of three pieces of land in Wa Shan, Sheung Shui from “Green 
Belt” to “R(A)” with stipulation of building height restriction. 
 

 Item B  – Rezoning of a piece of land to the west of the public housing site in Wa 
Shan, Sheung Shui from “AGR” to “Government, Institution or 
Community” (“G/IC”). 
 

II. Amendments to the Notes of the Plan 
 

 (a) Incorporation of a new set of Notes for the “R(A)” zone. 
 
(b) Revision of ‘Shop and Services’ to ‘Shop and Services (not elsewhere specified)’ 

under Column 2 of the Notes for “G/IC” zone.  
 

 
 
 

Town Planning Board 
28 April 2023 
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Annex III of TPB
Paper No. XXXXX

List of Representers and Commenters
in respect of the Draft Fu Tei Au and Sha Ling Outline Zoning Plan No. S/NE-FTA/17

I. List of Representers

Representation No.
(TPB/R/S/NE-FTA/17-)

Name of Representer

R1 石湖新村（河北段）街坊會

R2 毛善良

R3 Mary Mulvihill

II. List of Commenter

Comment No.
(TPB/R/S/NE-FTA/17-)

Name of Commenter

C1 Mary Mulvihill
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30.9.2023; 

 

(e) in relation to (d) above, the implementation of FSIs and water supplies for 

fire-fighting within 9 months from the date of planning approval to the 

satisfaction of the Director of Fire Services or of the TPB by 31.12.2023;  

 

(f) if the above planning condition (c) is not complied with during the planning 

approval period, the approval hereby given shall cease to have effect and 

shall be revoked immediately without further notice; and  

 

(g) if any of the above planning condition (a), (b), (d) or (e) is not complied 

with by the specified date, the approval hereby given shall cease to have 

effect and shall on the same date be revoked without further notice.” 

 

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

set out at Appendix V of the Paper. 

 

 

Agenda Item 12 

 

[Open Meeting] 

Proposed Amendments to the Approved Fu Tei Au & Sha Ling Outline Zoning Plan  

No. S/NE-FTA/16 

(RNTPC Paper No. 1/23) 

 

23. The Secretary reported that the proposed amendments mainly involved a public 

housing development to be developed by the Hong Kong Housing Authority (HKHA), of 

which the Housing Department (HD) was the executive arm, and supported by an 

Engineering Feasibility Study (EFS) conducted by the Civil Engineering and Development 

Department (CEDD).  The following Members had declared interests on the item : 

 

mwlau
文字框
Annex V of TPB
Paper No. 10934

mwlau
線

mwlau
線

mwlau
線

ssyyik
打字機
Extract of Minutes of Meeting of 
the Rural and New Town Planning Committee held on 31.3.2023



 
- 13 - 

Mr Paul Y.K. Au 

(as Chief Engineer 

(Works), Home Affairs 

Department) 

 

- being a representative of the Director of Home 

Affairs who was a member of the Strategic 

Planning Committee and the Subsidised Housing 

Committee of HKHA; 

Dr C.H. Hau - currently conducting contract research projects 

with CEDD and being a voluntary member of a 

focus group of CEDD; 

 

Dr Conrad T.C. Wong - having current business dealings with HKHA; 

and 

 

Mr K.L. Wong - being a member and an ex-employee of the Hong 

Kong Housing Society which currently had 

discussion with HD on housing development 

issues. 

 

24. The Committee noted that Dr Conrad T.C. Wong had tendered an apology for 

being unable to attend the meeting.  The Committee also noted that according to the 

procedure and practice adopted by the Town Planning Board (the Board), as the proposed 

amendments to the Outline Zoning Plan (OZP) in relation to the public housing development 

were proposed by the Planning Department (PlanD), the interests of Members in relation to 

HKHA and HD on the item only needed to be recorded and they could stay in the meeting.  

As Dr C.H. Hau had no involvement in the EFS conducted by CEDD, the Committee agreed 

that he could stay in the meeting.  

 

Presentation and Question Sessions 

 

25. The following government representatives from PlanD, CEDD, HD and WSP 

(Asia) Limited (WSP) (consultant of CEDD) were invited to the meeting at this point: 

 

PlanD   

Ms Margaret H.Y. Chan - District Planning Officer/Sha Tin, Tai Po and 

North (DPO/STN) 
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Mr Tim T.Y. Fung  - Senior Town Planner/Sha Tin, Tai Po and North 

Ms Amy Y.T. Chong - Assistant Town Planner/Sha Tin, Tai Po and 

North 

 

CEDD   

Mr F.S. Sit - Chief Engineer/Housing Projects 3 Division 

(CE/HP3D) 

Mr Bruce L.C. Cheung - Senior Engineer/Housing Projects 3 Division 

Ms O.Y. Yip - Engineer/Housing Projects 3 Division 

Ms Sandy T.F. Chan - Landscape Architect/Housing Projects 3 Division 

  

HD   

Ms Lily L.H. Sze - Senior Planning Officer 

Mr Tony M.H. Leung - Senior Architect (SA) 

Ms Cindy S.M. Chan - Architect 

Mr Damon S.F. Yung - Civil Engineer 

Ms Janet H.Y. Ngai - Planning Officer 

 

WSP   

Mr Vincent Y.S. So  - Technical Director 

Mr Dan W.H. Chau - Associate 

Mr C.L. Yau - Principal Engineer 

Mr Sam T.Y. Wong  - Principal Engineer 

Ms Daphne Y.M. Lam  - Senior Landscape Consultant 

Ms Kelly X.H. He  - Tree Specialist 

Mr Y.F. Lin  - Senior Associate (Air Ventilation) 

Ms Taylor P.S. Hung  - Associate (Air Ventilation)  

Mr Nate Y.C. Lee  - Assistant Engineer (Air Ventilation) 

Mr Bill H.B. Chan  - Senior Associate (Environmental) 

Ms Lily H.C. Chow - Assistant Environmental Consultant 

 

26. With the aid of a PowerPoint presentation, Ms Margaret H.Y. Chan, DPO/STN, 

briefed Members on the background of the proposed amendments to the OZP, technical 

considerations, provision of government institution and community (GIC) facilities and open 
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space in the area, consultation conducted and departmental comments as detailed in the Paper. 

The proposed amendments were as follows:  

 

(a) Amendment Items A1 and A2 – to rezone a site in Wa Shan, Sheung Shui 

(the Site) from “Agriculture” (“AGR”) and “Green Belt” to “Residential 

(Group A)”, subject to a total maximum plot ratio of 6.7 and maximum 

building height of 170mPD for the proposed public housing development; 

and 

 

(b) Amendment Item B – to rezone a piece of land to the west of the Site from 

“AGR” to “Government, Institution or Community” for reprovisioning of 

the refuse collection point and public toilet currently located within the Site. 

 

[Miss Winnie W.M. Ng and Mr Paul Y.K. Au joined the meeting during PlanD’s 

presentation.] 

 

27. As the presentation by PlanD’s representative had been completed, the Chairman 

invited questions from Members. 

 

Traffic Aspect 

 

28. A Member asked about the details of the existing vehicular-cum-pedestrian 

bridge across Ng Tung River, whether the bridge was the only access road serving the Site, 

and whether the capacity of which was adequate to serve the additional traffic flow upon the 

population intake of the proposed public housing development at the Site.   In response, Mr 

F.S. Sit, CE/HP3D, CEDD, said that the existing vehicular-cum-pedestrian bridge over Ng 

Tung River was a proper vehicular access road with one inbound lane and one outbound lane, 

and was the only access road serving the Site.  Taking into account that the anticipated 

traffic flow arising from the proposed public housing development at the Site was not 

substantial, the capacity of the bridge would be adequate.  

 

Fanling Bypass and its Interface with the Proposed Public Housing Development 

 

29. A Member asked about the design of the planned Fanling Bypass (Western 
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Section) (FLBP(W)) located to the south of the Site along Ng Tung River and its current 

status.  In response, Mr F.S. Sit, CE/HP3D, CEDD, said that FLBP(W), the construction of 

which was targeted to commence in 2024 for completion in 2031, was a key component of 

the road network serving the Fanling North New Development Area (FLNNDA) as well as its 

surrounding areas.  It was aimed to divert part of the traffic flow which currently relied on 

the Fanling Highway, offering alternative routes to the main urban area and the New 

Territories West, so as to relieve the traffic congestion problem and capacity issues.  In 

respect of design, FLBP(W) would be in the form of viaduct whereas FLBP(Eastern Section) 

(FLBP(E)) near the Site would be at-grade.  While the construction of FLBP(E) had already 

commenced, the road scheme of FLBP(W) had been gazetted under the Roads (Works, Use 

and Compensation) Ordinance (Cap. 370), subject to authorisation by the Executive Council 

after resolution of objections.  The road scheme of FLBP(W) had been formulated before 

the Site was identified for the proposed public housing development.  

 

30. The same Member asked if there were any design measures adopted in the 

indicative scheme for the proposed public housing development to address the potential 

environmental nuisances and interface issues with FLBP(W).  In response, Ms Margaret 

H.Y. Chan, DPO/STN, PlanD, said that the environmental impact of FLBP(W) on the 

proposed public housing development had been duly assessed and addressed in the 

Preliminary Environmental Review conducted under the EFS.  Concerning design measure, 

in addition to a building setback of 20m from the southern boundary of the Site, the proposed 

Public Transport Terminus cum carpark block in the southern part of the Site would serve as 

a buffer between Block 1 of the proposed public housing development and FLBP(W).   

 

31. The same Member asked whether there were mitigation measures proposed at 

source, i.e. FLBP(W), to alleviate the potential traffic noise impacts.  In response, Mr F.S. 

Sit, CE/HP3D, CEDD, said that as FLBP(W) might adopt a typical maximum speed of 

50km/h, at-source mitigation measure such as the use of low-noise road surfacing was 

considered not efficient.  CEDD would explore ways to further improve the design of 

FLBP(W) with a view to alleviating potential environmental impacts on the surrounding 

areas including the proposed public housing development without compromising the 

implementation programme. 

 

32. The same Member observed that HD had endeavoured to address the potential air 
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ventilation and traffic noise with sensitive layout design.  At the invitation of the Chairman, 

Mr Tony M.H. Leung, SA, HD, responded that HD had considered alternative design for the 

proposed public housing development, including the adoption of building blocks of smaller 

footprints.  However, the current scheme was considered a more favourable and balanced 

option in terms of flat production, air ventilation performance and traffic arrangements.  

There would still be scope to further optimise the building layout/disposition and to 

incorporate additional design measures at the detailed design stage.  The same Member, 

while appreciating HD’s effort in deriving a sensitive layout and building design to deal with 

air ventilation and traffic noise issues, suggested that relevant government departments 

should consider the adoption of additional mitigation measures at FLBP(W) in order to 

minimise its environmental impact on the immediate surroundings including the proposed 

public housing development.  

 

33. In response to the Chairman’s question regarding the planning of the area around 

FLBP(W), Ms Margaret H.Y. Chan, DPO/STN, said that the area to the south of FLBP(W) 

across Ng Tung River was the northern part of FLNNDA where there were planned GIC 

facilities and the planned Central Park of the FLNNDA, and other planned residential 

developments were located to the further south-east.  

 

Hill Fire Risk 

 

34. Noting that the Site was located in close proximity to the hillslopes to its east and 

northeast where hill fires frequently occurred, a Member asked whether the potential risks 

and impacts of hill fires had been assessed and taken into account in the proposed public 

housing development.  In response, Ms Taylor P.S. Hung, Associate (Air Ventilation) of 

WSP said that while an Air Ventilation Assessment – Expert Evaluation was conducted under 

the EFS, no assessment was conducted regarding the potential hill fire risk on the proposed 

public housing development.  Given a considerable distance between the residential blocks 

and the concerned hillslopes, it was considered that no substantial impacts would be caused 

to the proposed public housing development in case of hill fires.  

 

35. The same Member opined that the disturbance of potential hill fires to the future 

residents of the proposed public housing development should be properly evaluated by a risk 

assessment and addressed with mitigation measures, and suggested that tree planting in 
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appropriate location might be an effective way to prevent the spread of hill fires. 

 

36. Noting that Members had no further questions or views, the Chairman remarked 

that Members’ concerns regarding the potential environmental impacts of FLBP(W) and the 

potential hill fire risks would be recorded in the minutes of meeting and the relevant 

government departments, including CEDD and HD, would follow up as appropriate in the 

upcoming development stages of FLBP(W) and the proposed public housing development, 

respectively. 

 

37. Members had no questions regarding other proposed amendments to the OZP and 

generally considered that they were acceptable. 

 

38. After deliberation, the Committee decided to : 

 

“(a) agree to the proposed amendments to the approved Fu Tei Au & Sha Ling 

Outline Zoning Plan (OZP) No. S/NE-FTA/16 and that the draft OZP 

No. S/NE-FTA/16A at Attachment II (to be numbered as S/NE-FTA/17 

upon exhibition) and its Notes at Attachment III are suitable for exhibition 

for public inspection under section 5 of the Town Planning Ordinance; 

and 

 

(b) adopt the revised Explanatory Statement (ES) at Attachment IV for the 

draft OZP No. S/NE-FTA/16A (to be renumbered as S/NE-FTA/17 upon 

exhibition) as an expression of the planning intentions and objectives of 

the Board for various land use zonings of the OZP and the revised ES will 

be published together with the OZP.” 

 

39. 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 

revision would be submitted for the Board’s consideration. 

 

[Mrs Vivian K.F. Cheung joined the meeting during the question and answer session.] 
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[The Chairman thanked the government representatives and the consultants from WSP for 

their attendance to answer Members’ enquiries.  They left the meeting at this point.] 

 

 

Agenda Item 13 

Section 16 Application 

 

[Open Meeting (Presentation and Question Sessions Only)] 

A/NE-FTA/222 Proposed Three Houses (New Territories Exempted Houses - Small 

Houses) in “Agriculture” Zone, Lots 208 S.A, 208 S.B and 208 S.C in 

D.D. 52, Sheung Shui Wa Shan, Sheung Shui 

(RNTPC Paper No. A/NE-FTA/222) 

 

Presentation and Question Sessions 

 

40. With the aid of some plans, Mr Tim T.Y. Fung, STP/STN, briefed Members on 

the background of the application, the proposed developments, departmental and public 

comments, and the planning considerations and assessments as detailed in the Paper.  The 

Planning Department did not support the application. 

 

41. Members had no question on the application. 

 

Deliberation Session 

 

42. After deliberation, the Committee decided to reject the application.  The reasons 

were : 

 

“(a) the proposed developments are not in line with the planning intention of the 

“Agriculture” zone which is primarily to retain and safeguard good quality 

agricultural land/farm/fish ponds for agricultural purposes and to retain 

fallow arable land with good potential for rehabilitation for cultivation and 

other agricultural purposes. There is no strong planning justification in the 

submission for a departure from the planning intention; and 

 

(b) land is still available within the “Village Type Development” zone of Wa 
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Item 2 - Proposed Amendments to the Approved Fu Tei Au and Sha Ling 
Outline Zoning Plan (No. S/NE-FTA/16) and Public Housing 
Development at Wa Shan, Sheung Shui 
(NDC Paper No. 30/2022) 

 
3. The Chairman welcomed eight representatives of government 
departments and the consulting firm to attend the meeting, including Ms Margaret 
CHAN, District Planning Officer/Sha Tin, Tai Po and North, and Ms Amy 
CHONG, Assistant Town Planner/North of the Planning Department (“PlanD”); 
Mr SIT Fung-sing, Chief Engineer / Housing Projects 3, and Mr CHEUNG Li-
chun, Senior Engineer 3 / Housing Projects 3 of the Civil Engineering and 
Development Department (“CEDD”); Ms Lily SZE, Senior Planning Officer 3, 
Mr Antony CHUNG, Senior Architect 25, and Mr Damon YUNG, Civil Engineer 
6 of the HD; and Mr SO Yan-shing, Technical Director of WSP (Asia) Limited.  
He invited the representatives of the PlanD to present NDC Paper No. 30/2022. 
 
(Mr CHEUNG Chun-wai joined the meeting at this juncture.) 
 
4. Ms Margaret CHAN presented NDC Paper No. 30/2022 with the aid of 
PowerPoint slides at Annex I. 
 
(Mr LI Kwok-fung joined the meeting at this juncture.) 
 
5. Hon CHAN Yuet-ming pointed out that data showed that the Public 
Housing Development at Wa Shan, Sheung Shui would result in a population 
increase of 11 300 in the area.  Thus, she was very concerned about the traffic 
problems arising from the development.  She noted that the Secretary for 
Housing recently stated publicly that special attention would be paid to the 
arrangements for ancillary transport facilities in carrying out public housing 
programmes in future.  However, at present, the paper only mentioned that a 
public transport terminus would be set up in the development area and lacked 
detailed information.  She also pointed out that residents living in public housing 
generally relied on public transport for commuting.  Therefore, ancillary 
transport facilities were crucial.  She opined that the department should learn 
from the traffic problems in respect of the Queen’s Hill Estate.  She asked the 
department concerned to explain the method used to calculate the traffic demand 
after the development in the area to assess whether the existing infrastructure was 
adequate and whether targeted traffic measures and improvements would be 
devised for the development. 
 
6. Mr Warwick WAN also expressed his concerns about the ancillary 
transport facilities and said that transport infrastructure should be a planning 
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priority in the development of the Northern Metropolis.  He pointed out that 
there were already many traffic problems in Sheung Shui Wa Shan.  For 
example, Jockey Club Road in Shek Wu Hui and Tai Tau Leng Roundabout were 
traffic congestion hotspots.  He inquired whether there was any room for the 
development of a bypass or other forward-looking planning in Wa Shan to 
connect Sheung Shui and Fanling including Lung Shan Tunnel as well as the 
vicinity of Liantang and Ta Kwu Ling, from the outside to accommodate future 
development and address the current traffic problems. 
 
7. Mr HAU Chi-keung said that the Sheung Shui District Rural Committee 
supported the Public Housing Development at Wa Shan, Sheung Shui.  
However, he shared similar concerns about traffic issues since the current traffic 
situation in Sheung Shui was already very busy and an increase in population 
would add further strain.  He supported Mr Warwick WAN’s suggestion to 
develop a bypass and proposed the construction of a junction connecting to 
Fanling Highway, allowing drivers to reach Tai Po and Shatin areas directly 
without passing through Shek Wu Hui.  He hoped the department would 
consider these proposals.  In addition, he noted that the Public Housing 
Development at Wa Shan, Sheung Shui involved squatter huts and warehouses, 
and he inquired if the department had any corresponding rehousing plans, 
especially for squatters. 
 
8. Mr Simon HAU expressed support for the Public Housing Development 
at Wa Shan, Sheung Shui, but he considered that there was a need for 
improvement and room for improvement in respect of the ancillary transport 
facilities in Kwu Tung North, Sheung Shui.  He pointed out that the traffic at Tai 
Tau Leng Roundabout was extremely congested during morning peak hours and 
hoped that the department would address this issue. 
 
9. Ms Margaret CHAN thanked Members for their questions, and she asked 
the representatives of the CEDD to respond to enquiries on transport. 
 
10. Mr SIT Fung-sing said that the consulting firm had conducted a 
preliminary traffic assessment taking into account the existing and potential 
transport networks affected by the development in the area.  It had also consulted 
the Transport Department (“TD”) and made reference to the traffic and transport 
impact assessment study of the Fanling North New Development Area (“NDA”).  
The scope of the preliminary traffic assessment included 12 junctions in the 
vicinity of Wa Shan, among which, junctions J4, J5 and J11 required expansion 
(for the addition of a left-turn lane) to increase the traffic capacity.  With these 
traffic improvements and the construction of new roads in the Fanling area, the 
existing transport network in the area would be sufficient to accommodate the 
future population growth in Wa Shan. 
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11. In response to Mr HAU Chi-keung’s enquiry about rehousing the 
squatters, Ms Margaret CHAN responded that if it was confirmed that the Public 
Housing Development at Wa Shan, Sheung Shui would be implemented, the 
Lands Department (“LandsD”) would record and verify the information of the 
affected occupants.  If the affected persons needed rehousing, the Clearance Unit 
would make referrals to the Hong Kong Housing Authority and the Hong Kong 
Housing Society for follow-up.  Besides, the Government had compensation 
arrangements and mechanisms in place for land resumption and development 
clearance matters. 
 
12. Mr HAU Chi-keung said that at present vehicles mostly concentrated at 
Shek Wu Hui in Sheung Shui and then travelled to the highway through Jockey 
Club Road and Castle Peak Road, resulting in traffic congestion there (including 
Tai Tau Leng Roundabout and Kai Leng Roundabout).  He reiterated his hope 
that the Government would improve road planning to provide junctions 
connecting to the Fanling Highway. 
 
13. Mr SIT Fung-sing thanked Members for their opinions.  He pointed out 
that the construction of Fanling Bypass was currently underway.  The Eastern 
Section would be completed in a few years whereas the Western Section would 
be completed in about 2030.  Provision had been made for junctions to connect 
the Bypass with other roads. 
 
14. Hon CHAN Yuet-ming indicated that the departmental representatives 
had failed to address her question concerning the calculation methods used for 
assessing ancillary transport facilities requirements and in transport planning. 
 
15. Mr SIT Fung-sing responded that the consulting firm had discussed with 
the TD about the calculation of the corresponding increase in traffic volume 
generated by the additional population in Wa Shan.  Regarding the ancillary 
transport facilities, there would be a public transport terminus in the development 
area in Wa Shan for use by the bus and the green minibus.  The TD would closely 
monitor the situation and liaise with the bus operators in due course to plan future 
bus routes to be incorporated. 
 
16. Hon CHAN Yuet-ming opined that the responses above still failed to 
address her questions.  She asked whether the representatives of the CEDD 
could provide supplementary information in writing after the meeting. 
 
17. Mr Warwick WAN pointed out that North District had lacked 
comprehensive ancillary transport facilities, and the proposal to construct an outer 
loop was made years ago.  However, the departmental representatives still 
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referred to the outdated Hong Kong Planning Standards and Guidelines as 
planning standards, lacking forecast data based on population distribution and 
development needs, etc.  As a result, they failed to keep up with and adjust to the 
development strategy of the entire North District.  He once again asked the 
departmental representatives whether forward-looking planning had been 
conducted. 
 
18. Mr HAU Chi-keung said that due to a lack of parking spaces in Shek Wu 
Hui, Sheung Shui, large lorries and private cars were parked along the road from 
North District Government Offices and Fanling Wai to the vicinity of Jockey Club 
Road in Sheung Shui near Shek Wu Hui after 5 p.m.  Therefore, he hoped that 
the Police would crack down on illegal parking to prevent the road from becoming 
a parking lot.  He urged the department to take note of the problem of insufficient 
parking spaces and suggested that the department might consider providing more 
car parks in the development area in Wa Shan or locations near Sheung Shui.  
 
19. The Chairman asked whether there was a road connecting the 
development area in Wa Shan to the Fanling Bypass Eastern Section. 
 
20. Mr SIT Fung-sing responded that a road connection would be provided in 
the development area in Wa Shan, which would lead to Sheung Shui direction, 
and allowing vehicles to directly access the Fanling Bypass Eastern Section via 
Lung Sum Avenue on the southwest side of the proposed public housing in Wa 
Shan, as well as the newly constructed L4 and L3 roads. 
 
21. The Chairman asked if there was a more direct route to access Fanling 
Bypass. 
 
22. Mr SIT Fung-sing responded that the routing mentioned by the Chairman 
involved the resumption of additional land (including land at Shek Wu San Tsuen 
and nearby designated burial ground sites).  After negotiation and discussion, it 
was believed that the current traffic plan was more appropriate. 
 
23. The Chairman asked whether the planning of the Fanling Bypass Western 
Section was underway, and whether there would be a road in the development 
area in Wa Shan which would connect to the said section.  He was concerned 
about the alignment of the relevant projects in terms of their timelines: The Wa 
Shan development project was scheduled for completion in 2031/32, and by then, 
housing projects of similar scale in areas such as Po Shek Wu Estate, Fanling Wai 
and Tai Tau Leng would had been completed one after another.  He pointed out 
that the current traffic planning only focused on connecting residents to Sheung 
Shui Station and questioned whether such planning could accommodate future 
population growth.  Taking the example of the residents of Queen’s Hill Estate, 
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a majority of whom currently relied on KMB Route 78A for transportation, he 
pointed out the long queue of passengers often caused congestion at the bus stop 
and the passageway at the bus stop.  Besides, the roundabout near Landmark 
North was already overcrowded, and there was indeed a need to widen the roads 
in the vicinity of Sheung Shui Station, including the passenger holding area at the 
bus stop.  He asked whether the departmental representatives could provide 
relevant forecast data, such as the proportion of commuting trips made by the 
railway and buses respectively, if the traffic planning objective was to encourage 
residents to primarily use the railway.   
 
24. Mr SIT Fung-sing gave a consolidated response as follows: 
 

(a) Regarding the computation methodology, the data used was based on 
the year of completion of the buildings (2030/31) covered by the 
project plus three years (i.e. 2033/34), including the data from 
concurrent development projects of the same period.  Capacity 
changes at various road junction were then calculated by computer 
models.  The results showed that road junctions J4, J5 and J11 
required additional traffic improvement measures such as adding a lane 
before entering a road junction to enhance traffic capacity of the road 
junction; 
 

(b) As for forward-looking traffic planning, he pointed out that the 
Government launched the public consultation exercise on Three 
Railways and Three Roads the previous week, which included proposals 
such as Shatin Bypass and Northern Metropolis Highway.  The 
proposed Fanling Bypass Eastern Section would be completed in 
around three years while the Western Section would be completed in 
2030.  It was believed that Fanling Bypass could ease the traffic 
burden in the vicinity; 
 

(c) In regard to the load capacity of the Sheung Shui MTR Station and the 
bus stop, he pointed out that the consulting firm had previously 
conducted a study to assess the usage of the bus stop and found that 
there was still room to increase the frequency of the bus service at the 
bus stop to accommodate the residents of the Wa Shan NDA; and 
 

(d) In respect of parking spaces, he pointed out that the HD would provide 
parking spaces in the public housing estates in the Wa Shan NDA 
according to the upper limit prescribed in the relevant standards.  

 
25. Mr LEE Koon-hung considered that the existing planned routing was 
rather circuitous: Given that Fanling Bypass was located beside the Wa Shan 
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NDA, he questioned the necessity of bypassing the Sheung Shui Town to reach 
Fanling Bypass which was against the environmental protection principles.  He 
also pointed out that the buildings within the routing proposed by the Chairman 
were mostly squatter huts, not villages.  Given that the land resumption for the 
project already involved a large portion of these squatter huts in the area, he 
wondered why the remaining small plots of land were not resumed to construct a 
more direct road connecting to Fanling Bypass, effectively addressing the traffic 
load issues arising from the Public Housing Development at Wa Shan. 
 
26. Mr SIT Fung-sing pointed out that the relevant proposal inevitably 
involved some non-vacant squatter huts.  The results of the preliminary traffic 
impact assessment showed that the existing traffic planning proposal was capable 
of handling future traffic volume. 
 
27. Mr LEE Koon-hung reiterated that the entire Public Housing 
Development at Wa Shan would resume a considerable amount of squatter huts 
in the area.  He suggested resuming the remaining small portion of squatter huts 
to construct a more direct road connecting Fanling Bypass. 
 
28. Mr SIT Fung-sing responded that the department had considered the 
proposal.  However, it was not adopted due to issues including the involvement 
of squatter huts, the difference in terrain levels and road safety concerns. 
 
29. Mr LEE Koon-hung pointed out that the issue of the difference in terrain 
levels could be addressed by the application of engineering techniques, and thus 
he did not understand what concerns the department had about road safety. 
 
30. Mr SIT Fung-sing said that because of the complexity of the project and 
time constraints, it was impossible to provide a detailed explanation of the issue 
of road safety concerns at the meeting. 
 
31. Ms Margaret CHAN thanked Members for their questions.  She pointed 
out that the relevant proposal might face resistance due to the resumption of land 
with a higher number of residents.  However, the department would endeavor to 
reduce the number of affected residents when considering different options.  She 
also thanked Members for their views and would consider the views in 
consultation with relevant departments and consultants to examine if there was 
room for improvement.  She responded that the buildings included in the project 
were public housing under the HD and no public parking spaces would be 
provided.  Nevertheless, she would convey the related opinions to the TD for 
their follow-up action.  She indicated that the TD was also aware of the demand 
for public parking spaces and would try to find suitable locations elsewhere for 
such purposes. 
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32. The Chairman asked if the Fanling Bypass Western Section would be 
completed by 2030 and whether the related section could be connected to the 
Eastern Section and the Wa Shan public housing development area.  He also 
asked if the departmental representatives would submit information relating to the 
traffic assessment after the meeting, such as the proportion of people using the 
railway and buses for travel. 
 
33. Mr SIT Fung-sing said that the construction of the Fanling Bypass Eastern 
Section was underway.  According to the project schedule, the Section would be 
completed in about 2025 whereas the Western Section, in about 2030/31. 
 
34. The Chairman said that if the construction of the Fanling Bypass Western 
Section had not yet begun, whether the traffic planning routing and exits under 
the traffic planning for the Public Housing Development at Wa Shan could be 
included in the project scope of the Western Section, in order to connect the two 
places and bring the entire transport infrastructure and community project of Wa 
Shan Tsuen to the area of Kwu Tung North and Man Kam To, to resolve the 
congestion in Shek Wu Hui. 
 
35. Mr SIT Fung-sing said that according to the planning, road improvements 
would be carried out and new roads would be connected to the roundabout of 
Fanling Bypass, which would ultimately be connected to the Fanling Bypass 
Western Section. 
 
36. The Chairman reiterated that the current planned routing of the road was 
rather circuitous.  He remarked that emphasis should be placed on the 
connectivity with infrastructure to avoid the possibility of insufficient space for 
extension when other temporary housing projects were completed in the future. 
 
37. Mr SIT Fung-sing said that the project design for the Fanling Bypass 
Western Section should have been completed and since the Western Section 
featured an elevated bridge design, there would be no direct road connection from 
the ground level to the Wa Shan public housing development area.  According 
to the current design, vehicles would use the improved Lung Sum Avenue, and 
the new L4 and L3 roads to go to the Western Section via the roundabout of 
Fanling Bypass. 
 
38. Mr LEE Koon-hung added that Members were concerned about there 
being only a single road to and from the Wa Shan public housing development 
area.  If there was a traffic accident on that road, it would cause congestion on 
other roads.  He pointed out that if there was a road directly connecting to the 
Fanling Bypass Western Section, drivers would have an additional road to return 
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to the Wa Shan public housing development area, which helped to ease the traffic 
flow. 
 
39. Mr SIT Fung-sing said that the department had considered the scenario 
mentioned by Mr LEE Koon-hung and thus it was suggested to include the 
widening of Lung Sum Avenue in the junction improvement scheme.  In the 
event of a traffic accident, vehicles could travel in a single lane.   
 
40. Mr LEE Koon-hung suggested to the Chairman that the Members present 
generally agreed to the application of the PlanD to change the land use so that the 
department could proceed with the preparatory work as soon as possible.  
However, he considered that the department must explain the relevant planning 
for ancillary transport facilities at future NDC meetings and take into account 
Members’ views to address their concerns. 
 
41. The Chairman concluded that the NDC approved and supported in 
principle the Amendments to the Approved Fu Tei Au and Sha Ling Outline 
Zoning Plan (No. S/NE-FTA/16) and Public Housing Development at Wa Shan, 
Sheung Shui.  However, it considered that the traffic planning for the connection 
of the Fanling Bypass Western Section was one of the key concerns, with 
significant room for improvement.  He hoped that the departmental 
representatives would study the relevant views.  If there was any update, it could 
be reported at the NDC meeting again. 
 
(Post-meeting note: The PlanD, the CEDD, and other relevant departments 
provided supplementary responses to Members’ views on traffic planning after 
the meeting.  The details were at Annex II.) 
 
 
Item 3 - District Lands Office/North: Returns on Small House 

Applications and Redevelopment of New Territories Exempted 
House Applications in North District 
(NDC Paper No. 31/2022) 

 
42 The meeting noted NDC Paper No. 31/2022. 
 
43. Hon CHAN Yuet-ming raised the following points of concern: 
 

(a) The paper showed that the accumulative number of cases was higher 
than that of the previous time.  She enquired of the District Lands 
Office/North (“DLO/N”) how to improve the situation; and 
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