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Our Ref: S3005/SS_WR/22/001Lg

BRNBEMAERALA
By Hand UNIT K. 16/F. MG TOWER

133 HOI BUN ROAD, KWUN TONG

KOWLOON, HONG KONG
Secretary, Town Planning Board TR SR 1338
15/F, North Point Government Offices :!‘zm“ ‘ (It;sz);a;;sm
333 Java Road WAL (852) 3426 9737
North Point WEEMAIL kta@ktaplanning.com
Hong Kong

Dear Sir/Madam,

Submission of Written Representation in respect of
Draft Fanling / Sheung Shui Outline Zoning Plan No. S/FSS/25
In relation to Amendment Item D4
— Rezoning Sheung Shui Area 4 from “I” to “OU(B)” with a maximum BH of 75mPD
at 6 Ka Fu Close, Sheung Shui Area 4, Sheung Shui

On behalf of Kung Hei Investment Limited, we submit herewith an original copy of the
completed Application Form No. S6 and 90 sets of Written Representation for the
consideration. of the Town Planning Board. An authorization letter and a completed
“Particulars of “Representer” and Authorized Agent" are also enclosed with this letter.

Meanwhile, should you have any queries in relation to the above please do not hesitate to
contact the undersigned or Ms Sylvia Lam at

Yours faithfully
For and on behalf of
KTA PLANNING LTD

/ Gl
1A% (g

[
David FOK

Encl.

ccC. the Representer

KT/DF/SLivy
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Form No. S6  =A&EE S6 5%

Official U Reference No.
For icial Use :
Only
o i Date Received
T UZ] E1 88

The representation should be made to the Town Planning Board (the Board) before the expiry of the specified plan exhibition period. The
completed form and supporting documents (if any) should be sent to the Secretary, Town Planning Board, 15/F., North Point Government
Offices, 333 Java Road, North Point, Hong Kong.

ELMERNEENERETHRERA ST RNERE (TR "E8E ) B EIIVRERSFE MR RIS E@ER) - 2
AR EAICAEEE 333 RILARNEE |5 BmREER SIS -

Please read the “Town Planning Board Guidelines on Submission and Publication of Representations, Comments on Representations and
Further Representations” before you fill in this form. The Guidelines can be obtained from the Secretariat of the Board (15/F., North Point
Government Offices, 333 Java Road, North Point, Hong Kong — Tel.: 2231 4810 or 2231 4835) and the Planning Enquiry Counters of the
Planning Department (Hotline: 2231 5000) (17/F., North Point Government Offices, 333 Java Road, North Point, Hong Kong and 14/F., Sha
Tin Government Offices, 1| Sheung Wo Che Road, Sha Tin, New Territories), or downloaded from the Board’s website at
http://www.info.gov.hk/tpb/. -

ELFRAE A SHREANR TR RREIR R A T - M ER RS e, s S RS -
EHIESNEERGHEREEIAEEE 333 HILABNSE 1518 - B35 2231481052231 4835 RARRIF VAR HIFRIE 0 3L
42231 5000)( FAEILAEEEE 333 SHILABRNEE 17 BRFFDH ERERE | FUOHBINEE 4 #) TR IFOEZ S G894
ET#; (48ik: http://www.info.gov.hk/tpb/)

This form can be downloaded from the Board’s website, and obtained from the Secretariat of the Board and the Planning Enquiry Counters of
the Planning Department. The form should be typed or completed in block letters, preferably in both English and Chinese. The
representation may be treated as not having been made if the required information is not provided.

IEFAETHE B FHERTE - T EZEEEWEERRESREFR IR R - R skey AEFTEN R ERSRE
RiE MRVEREPIOGHE « WERERMHRERS  AZEETEAMPMEST EiRER -

1.

Person Making this Representation (known as “ Representer” hereafter)

RHIERERAAL (TR THBA L)

Full Name 42 / %&f% (Me—Avs/Company/Organisation™® Joi /2 H//\T/HEHEY)

Kung Hei Investment Limited

(Note: for submission by person, full name shown on Hong Kong Identity Card/Passport must be provided)

CEB: BEEARX  FHELTAETEZIHE ERFHASEL)

2. Authorised Agent (if applicable) MEZERE A @EH)

Full Name #4% / 458 (MrAMs:/Company/Organisation® SoiE/Zr1//\TIHERE*)

KTA Planning Limited

(Note: for submission by person, full name shown on Hong Kong Identity Card/Passport must be provided)

CEE: EEART  FAHLAFTESHE EBRHFBRNEH)

3. Details of the Representation H it £ 1%

Draft plan to which the representation relates (please

specify the name and number of the draft plan) Draft Fanling/Sheung Shui Outline Zoning Plan
HEUERNEE GBEAEEAERED No. S/FSS/25

* Delete as appropriate FHMZ=FEAHE
Please fill in “NA” for not applicable item FF{EFEHAVEERE ¢ FEA |



Form No. S6  FH&E S6 5%

3. Details of the Representation (Continued) (use separate sheet if necessary)”

HILEE @) ERE > #EERAHE)’

Nature of and reasons for the representation ERHLAVME K ¥

. & Are you supporting or
Subject matters HRHEIE opposing the subject matter?
IR RN AR Reasons B
Amendment ltem D4 - Please refer to the attached Written Representation.
Rezoning Sheung Shui
Area 4 from “I" to “OU(B)"
with maximum building
height of 75mPD [0  support &f

V oppose fZ¥f

[J  support XFf
[0 oppose ¥

support X §5F
[0 oppose &

Any proposed amendments to the draft plan? If yes, please specify the details.
HEREZESHEMERET? WENE - FaEssE -

Please refer to the attached Written Representation.

#  If supporting documents (e.g. colour and/or large size plans, planning studies and technical assessments) is included in the representations,
90 copies (or 40 hard copies and 50 soft copies) of such information shall be provided.

RN SR E SRRV R R G B R SR RTRIEIR] « SHBIBFI RBTERE) - BIZEHRAL 90 (334NN 40 {5ENSC AR

50 {pETHES) -

@  Please describe the particular matter in the plan to which the representation relates. Where the representation relates to an amendment to a
plan, please specify the amendment item number provided in the Schedule of Proposed Amendments. 5552 & Bl PN EE 6 LA BHRYTE E =
H - NSRRI EETAM - BRI TR BRI TEE RS

Please fill “NA” for not applicable item $57EFEAMEBME T FERA |

M at the appropriate box SEERMERIHIEANN L M 5%
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Our Ref: 144-54-00-701-EW/OY/c1-2022-P0194
11 February 2022

KTA Planning Limited
Unit K, 16/F, MG Tower
133 Hoi Bun Road
Kwun Tong

Attn: Mr. David Fok

Dear Sir,

Submission of Written Representation in respect of

Draft Fanling / Sheung Shui Outline Zoning Plan No. S/FSS/25

In relation to Amendment Item D4

- Rezoning Sheung Shui Area 4 from “I” to “OU(B)” with a maximum BH of 75mPD
at 6 Ka Fu Close, Sheung Shui Area 4, Sheung Shui

We are pleased to appoint KTA Planning Limited (KTA) as the Planning Consultant to prepare
and submit the above Written Representation relating to the Draft Fanling/ Sheung Shui Outline
Zoning Plan No. S/FSS/25 on our behalf. KTA are hereby authorized to liaise and correspond
with relevant Government Departments regarding the captioned Written Representation.

Yours faithfully

For and on behalf of .
Kung Hei Inyestment Fimitac

..........................................

Authorized Signature(s)

KUNG KEI INVESTMENT LIMITED
3/F, One Harbourfront, 18 Tak Fung Street, Hunghom, Kowloon, Hong Kong % i JLHE 4T B £ '8 #8718 9% ¥ 18 0 35 — PR 34
Tel Tk +8522128 7500 Fax %11 +852 2128 7888

@& Member of CK Asset Group &I E £ £ @A 8
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Written Representation in relation to Amendment Item D4 of

Draft Fanling / Sheung Shui Outline Zoning Plan No. S/FSS/25 on
Rezoning of Park’N Shop Sheung Shui Fresh Food Distribution Centre
from “Industrial” to “Other Specified Uses” annotated “Business” Zone at
6 Ka Fu Close, Sheung Shui Area 4, Sheung Shui

- WRITTEN REPRESENTATION

E '

February 2022

Representer:
Kung Hei Investment Limited

Planning Consultant & Submitting Agent:
KTA Planning Limited

A

4

£3 S3005_SS_WR V04

PLANNING LIMITED
REBEBARA S
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Written Representation in relation to Amendment ltem D4 of Draft Fanling / Sheung Shui Outline Zoning

“Plan No. S/FSS/25 on Rezoning of Park’N Shop Sheung Shui Fresh Food Distribution Centre from

“Industrial” to “Other Specified Uses” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,
Sheung Shui

Executive Summary

This Written Representation is prepared and submitted on behalf of Kung Hei
Investment Limited (the “Representer”), under Section 6(1) of the Town Planning
Ordinance (“TPO") in relation to the Draft Fanling/Sheung Shui Outline Zoning Plan
(the “Draft OZP") No. S/FSS/25 gazetted on 17 December 2021.

. The represéntation is made with regard to Amendment ltem D4 to the Matters shown

on the Draft OZP, which is related to the rezoning of the Subject Site at 6 Ka Fu Close,
Sheung Shui Area 4, Sheung Shui (“the Representation Site”/ “the Site”) from
‘Industrial” (“I") into “Other Specified Uses” annotated “Business” (“OuU(B)") with
stipulation of plot ratio restriction of 5 and building height restriction of 75mPD.

Having reviewed the changing planning circumstances in the surrounding areas of
Sheung Shui Area 4 and in the metropolitan context, the Representer, being the owner
of the Representation Site, considered the redevelopment of the existing industrial
building at the Site would serve a good initiative from the private sector to facilitate the
functional land use transformation of the North District to align with the strategic
directions for the prospective comprehensive commercial/residential development in
Lo Wu/Man Kam To Comprehensive Development Node put forward under the
Northern Metropolis Development Strategy.

To enable a composite residential development in the emerging mixed-use ‘living
circle’ in the vicinity of the Site, the Representer puts forward a proposed rezoning from
‘I to “Residential (Group E)” (“R(E)") with a proposed domestic PR of 5 and a non-
domestic PR of 0.5, subject to the same building height restrictions of 75mPD set out
for the adjoining “OU(B)” zone.

The indicative development scheme for the proposed composite residential
development with a domestic plot ratio of 5 and a non-domestic plot ratio of 0.5 with a
maximum building height at 75mPD is feasible under the proposed “Residential (Group
E)" zoning for the Representation Site.

The Representation is fully justified with the following-grounds:

e The proposal will synergise with the Government's Northern Metropolis

- Development Strategy in unleashing potential for residential/commercial
- development in the North District; g

* The site is suitable for composite residential development;

e The proposed “R(E)" zoning-is in line with the transformation of Sheung Shui
Industrial Area into a mixed-use neighbourhood:; -

* The proposed composite residential development will continue to comply with
the building height restriction on the draft OZP: '

* Insupport of Government's on-going policy on increasing supply of flats to meet
the imminent housing demand; and '

. The proposed rezoning will not cause/subject to adverse environmental,’trafﬁc
and sewerage impact.

Written Representation . 2



Written Representation in relation to Amendment ltem D4 of Draft Fanling / Sheung Shui Outline Zoning
Plan No. S/FSS/25 on Rezoning of Park’N Shop Sheung Shui Fresh Food Distribution Centre from
“Industrial” to “Other Specified Uses” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,
Sheung Shui

In view of the above, the Board is kindly requested to recognise the potential
redevelopment opportunity of the Site for composite residential development by:

> Rezoning the Subject Site to “Residential (Group E)” zone (with a maximum
Plot Ratio of 5.5, in which a maximum pldt ratio of 5 shall be for domestic use
and a maximum plot ratio of 0.5 shall be for non-domestic use, and a maximum
building height of 75mPD.)

Written Representation ' ' 3
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Written Répresentation in relation to Amendment Item D4 of Draft Fanling / Sheung Shui Outline Zoning
Plan No. S/FS8/25 on Rezoning of Park’N Shop Sheung Shui Fresh Food Distribution Centre from

“Industrial” to “Other Specified Uses” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,
Sheung Shui

TBURE
(RXXEER » BUSLRARY%E)

B RIERAEFREBEIMA Kung Hei Investment Limited 5t (SRTTHEENEEI) 2 (R
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Written Representation in relation to Amendment item D4 of Draft Fanling / Sheung Shui Outline Zoning
Plan No. S/FSS/25 on Rezoning of Park'N Shop Sheung Shui Fresh Food Distribution Centre from
“Industrial” to “Other Specified Us€s” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,
Sheung Shui '
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Written Representatuon in relation to Amendment ltem D4 of Draft Fanling / Sheung Shui Outline Zoning
Plan No. S/FSS/25 on Rezoning of Park’N Shop Sheung Shui Fresh Food Distribution Centre from
“Industrial” to "Other Specified Uses” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,

Sheung Shui
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Written Representation in relation to Amendment ltem D4 of Draft Fanling / Sheung Shui Outline Zoning
-Plan No. S/FSS/25 on Rezoning of Park'N Shop Sheung Shui Fresh Food Distribution Centre from
“Industrial” to “Other Specified Uses’_’ annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,

1.2
1.2.1

1.2.2

Sheung Shui

1. INTRODUCTION

1.1 Purpose

1.1.1 The Written Representation is prepared and submitted on behalf of Kung

Hei Investment Limited (the “Representer”), under Section 6(1) of the Town
Planning Ordinance (“TPO”) in relation to the Draft Fanling / Sheung Shui
Outline Zoning Plan (the “Draft OZP”) No. S/FSS/25 gazetted on 17
December 2021. The Representation Site (the Site) is located at 6 Ka Fu
Close (Fanling Sheung Shui Town Lot 97) (Figure 1.1 refers).

{,.-\/_‘ 7 A

7 s% e ro
Kerry Warehouse k.
(Sheung Shu) 77

VY

] Subject Site

T} Existing Private Industrial Buildings

T Sheung Shui Area 4

-

Figure 1.1 Location Plan of Subject Site in Sheung Shui Area 4

The Particular Matters to which this Representation Relate
This representation is made with regard to

() Amendment Item D4 to the Matters shown on the Draft OZP, which is:

ltem D4 — Rezoning Sheung Shui Area 4 from “I" to “OU(B)” with a
maximum Building Height (BH) of 75mPD.

The Representer objects to the Draft Fanling / Sheung Shui Outling Zoning
Plan No. S/FSS/25 in relation to the above-mentioned Amendment Item.
The Representer urges the Town Planning Board (TPB) to recognise the
potential redevelopment opportunity of the Representation Site for
composite residential development and propose the following further
amendments to the Draft OZP: :
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Written Representation in relation to Amendment Item D4 of Draft Fanling / Sheung Shui Outline Zoning
Plan No. S/FSS/25 on Rezoning of Park’N Shop Sheung Shui Fresh Food Distribution Centre from
“Industrial” to “Other Specified Uses” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,
Sheung Shui - a
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Rezoning the Representation Site to “Residential (Group E)” zone (with
a maximum Plot Ratio of 5.5, in which a maximum plot ratio of 5 shall
be for domestic use and a maximum plot ratio of 0.5 shall be for non-
domestic use, and a maximum building height of 76mPD.)

1.3 Report Structure

1.3.1 Following this introductory section, the proposed zoning of the Site in the
Draft OZP and the planning context of the Site and its surrounding will be
briefly set out in Section 2. The indicative development scheme is included
in Section 3. Section 4 will provide the grounds and justiﬁcétions of this
representation while the proposed amendments to the Draft Fanling /
Sheung Shui OZP are outline at Section 5.
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Written Representation in relation to Amendment ltem D4 of Draft Fanling / Sheung Shui Outline Zoning
Plan No. S/FSS/25 on Rezoning of Park’N Shop Sheung Shui Fresh Food Distribution Centre from
“‘Industrial” to "Other Specified Uses” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,

Sheung Shui

2. THE SITE AND PLANNING CONTEXT

2.1 Site Location, Existing Use and Land Status

211 The Representation Site is located at FSSTL 97 at 6 Ka Fu Close, Sheung
Shui Area 4, Sheung Shui. The Site is bounded by Ka Fu Close to its
north-east, Cheung Wan Street, to its north-west, an industrial building
namely Cambridge Plaza to its south-west and a public vehicle park to its
south-east respectively. The planned public housing development in
Sheung Shui Area 4 (Site 2) is located about 60m to the south-east of the
Site.

2.1.2 The Representation Site has a site area of about 3,041m?and an existing

plot ratio of 4.439". It is currently occupied by a 6-storey industrial building
for the use of cold storage, workshop and ancillary office, namely Park’n
Shop Sheung Shui Fresh Food Distribution Centre, completed in July
1991. The subject building is currently under single ownership of the
Representer. Existing vehicular run-in and run-out the Site is provided on
Ka Fu Close. Figures 2.1 to 2.3 present the existing condition of the Site
and the adjacent developments in Sheung Shui Area 4.

Figure 2.1 View of the Representation Site from Ka Fu Close
(Photo taken on 30 January 2022)

1 According to Approved General Building Plan for the subject building (BOO Ref. 9360-89)
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Written Representation in relation to Amendment ltem D4 of Draft Fanling / Sheung Shui Outline Zoning
Plan No. S/FSS/25 on Rezoning of Park’'N Shop Sheung Shui Fresh Food Distribution Centre from

“Industrial” to “Other Specified Uses” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4, -
Sheung

Shui

q " Alpha Appliances Building

M=

g Early Light Planned Public

_ International Housing Site at
R ,

Centre "‘i __Sheung Shui

e aanns Area 4

oA,

Figure 2.2 View of the Representation Site and the surrounding developments from
Ka Fu Close (Photo taken on 30 January 2022)
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Figure 2.3 View of the Representation Site and the surrounding developments from
southern site boundary (Photo taken on 30 January 2022)
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Written Representation in relation to Amendment ltem D4 of Draft Fanling / Sheung Shui Outline Zoning
Plan No. S/FSS/25 on Rezoning of Park’N Shop Sheung Shui Fresh Food Distribution Centre from
“Industrial” to "Other Specified Uses” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,

Sheung Shui
2.2 Transformation of the Surrounding Area
2.21 The surrounding areas of the Representation Site is characterised by an

urban locality which has been undergoing gradual transformation from a
predominantly industrial area in the late 1980s to a mixed use
neighbourhood, intermingled with industrial buildings, commercial
buildings, Government, Institution and Community (“GIC") facilities and
planned residential developments, (Figure 2.4 refers).
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Figure 2.4 Land Use Pattern of the Emerging Mixed Use Neighbourhood in Sheung Shui Areas 4 and
30

Transformation for Business and Commercial Uses via Wholesale
Conversion of Industrial Buildings

2.2.2 The trend of wholesale conversion in the adjoining area of the
Representation Site is well-observed from past planning application
records. Alpha Appliances Building, located to the north-east of the
Representation Site along Ka Fu Close, has obtained planning permission
(under Planning Application No. A/FSS/234) in 2015 for wholesale
conversion for non-industrial uses including office, eating place and shop
and services uses with a total non-domestic GFA of 4,647 sq.m. In addition
the trend of land use transformation for non-industrial uses in the
surroundings is evidenced by 3 other industrial building sites in the
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Written Representation in relation tovAmendment Item D4 of Draft Fanling / Sheung Shui Outline Zoning
Plan No. S/FSS/25 on Rezoning of Park'N Shop Sheung Shui Fresh Food Distribution Centre from
“Industrial” to “Other Specified Uses” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,

Sheung Shui

223

2.2.4

225

adjacent Sheung Shui Area 30 undergoing different stages of wholesale
conversion for eating place, office and shop and services uses (approved
under Planning Application Nos. A/FSS/209, A/FSS/241, AIFSS/246)
involving a total of about 73,200 sq.m floorspace.

Transformation for Residential Uses —
Government’s Recent Proposal on Rezoning Sites in Sheung Shui for
Residential Uses Transformation for Residential Uses

It was affirmed in the 2014 Policy Address that the Government would
continue to actively conducting land use reviews and undertaking
procedures to rezoning sites as appropriate for residential use. In this
regard, some potential housing sites in Sheung Shui were identified in the
land use review to materialize the Government's policy -directives in
increasing land supply for housing development in a persistent manner.

The Government'’s proposals have been reflected on the recent rounds of
amendments to rezone various Government land parcels in Sheung Shui
for residential uses in the proposed amendments to Fanling/Sheung Shui
OZPs in 2019 and 2021, involving 4 nos. of public. housing sites with
domestic PR of 6 to 6.5 in close vicinity of the Representation Site (Figure
2.4 and Table 2.1 refers).

Table 2.1 Planned Housing Sites in the Vicinity of the Re presentation Site
| | A | Neot

Plot Ratio - | (iﬁrh‘é) ' Units
(about) | (about)

1 Choi Shun | R(A)11  |[Domestic 1.96ha 2,400
Street, Sheung 6.5 .
Shui Area 30

Original | Present

Ref. |. _ Focatign Zoning { Zoning

Non-domestic
0.2

2 (*) | Sheung Shui | R(A)4 [Domestic 6.5 1.44ha 2,088

Area 30 Site Non-domestic

0.6

3 (*) | Sheung Shui 1 R(A)4 |Domestic 6.5 1.13ha 1,556
" Area 4 Site Non-domestic

0.6

4 ' | Eastof Po 0 R(A)5 |Domestic 1.38ha 1,800
Shek Wu . 6

Road, Sheung |. Non-domestic
Shui Area 4 0.9

Total No. of Units: about 7,844

Remarks: (*) The planned public housing developments at Sheung Shui Areas 4 and 30 Site
are subject to a S.16 planning application No. A/FSS/280 approved by the TPB in May 2021
for minor relaxation of plot ratio restriction from a total PR of 6.6 (Domestic PR 6+ Non-
domestic PR 0.6) to a total PR of 7.1 (Domestic PR 6.5+ Non-domestic PR 0.6)

There is no doubt that the Sheung Shui Areas 4 and 30 are gradually
transforming into a mixed use neighbourhood with industrial, commercial
and residential developments.
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Plan No. S/FSS/25 on Rezoning of Park’'N Shop Sheung Shui Fresh Food Distribution Centre from
‘Industrial” to “Other Specified Uses” annotated Business Zone at 6 Ka Fu Close; Sheung Shui Area 4,

Sheung Shui

2.3

2.31

2:3.2

2.3.3

234

.2.3.5

Prevailing Proposed Amendments in Relation to the Site on the Draft

- OZP

The Sheung Shui Areas 4 had been zoned “Industrial’ (*I") on the draft
Fanling/Sheung Shui OZP No. S/FSS/1 in October 1987 and the the
subsequent Fanling/Sheung Shui OZPs. It was subject to development
restrictions of a maximum plot ratio (PR) of 5 and a maximum building
height (BH) of 25m. : '

Having in view of recommendations under the latest 2020 Area
Assessments of Industrial Land in the Territory with the purpose to facilitate
land use restructuring and address the potential industrial/residential
interface problems, the subject Sheung Shui Area 4 comprising 6 nos. of
industrial buildings are proposed to be rezoned from “Industrial” to “Other
Specified Uses” annotated “Business” (“OU(B)”) subject to a maximum plot
ratio of 5 and a building height restriction of +75mpD. .

According to the Draft Fanling / Sheung Shui Outline Zoning Plan (“OZP”)
No. S/FSS/25 (the Draft OZP), the Representation Site is rezoned from “I"
to “OU(B) (Figure 2.5 refers). The statutory notes of the Draft OZP
stipulates that the "OU(B)” zone is “intended primarily for general business
uses. A mix of information technology and telecommunications industries,
non-polluting industrial, office and other commercial uses are always
permitted in new “business” buildings” and “less fire hazard-prone office
use that would not involve direct provision of customer services or goods
to the general public is always permitted in existing inddstrial or industrial-
office buildings”. :

According to the Explanatory Statement of the Draft OZP, the subject
“OU(B)" zone is intended “to control the building density and avoid over-
development and the “OU(B)” zone ‘“is restricted to a maximum non-
domestic plot ratio of 5.0 and the maximum building height in terms of
metres above Principal Datum as stipulated on the Plan (viz. +75mPD) or
the plot ratio and the height of the existing building, whichever is the
greater.” ‘

In conjunction with the rezoning proposal, PlanD has undertaken a review

- on the BH restriction of the industrial area. Having regards to the changes

in planning circumstances brought by the planned Kwu Tung North/Fanling
North New Development Areas (KTN/FLN NDAs) and the planned public
housing developments (with maximum BH of +130mPD to +160mPD) in
the surroundings, the BH restriction for the subject “OU(B)” zone is relaxed
from 25m to +75mPD (equivalent to about 65m above ground with site
formation level at about 10mPD). It is understood that the relaxation of BH
would enable a greater flexibility to incentivise building conversion/
redevelopment for the other gainful land uses with more spacious street
environment.
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Written Representation in relation to Amendment ltem D4 of Draft Fanling / Sheung Shui Outline Zoning
Plan No. S/FSS/25 on Rezoning of Park’N Shop Sheung Shui Fresh Food Distribution Centre from
“Industrial” to “Other Specified Uses” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,

. Sheung Shui
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Figure 2.5 Statutory Zoning of the Representation Site on the Draft
Fanling / Sheung Shui OZP No. S/FSS/25

Government’s Determination on Increasing Housing Supply

In response to the acute shortage of land supply, the Government has put
strong emphasis on increasing supply of housing land in recent years to
resolve the housing and land problems in Hong Kong. Major policies to
expedite, in particular, the short to medium term land supply for private
housing are as follows: '

Multi-pronged Approach to Increase Land Supply for Housing

It has been the Government's Policy since 2013 to increase land supply to
meeting housing needs of Hong Kong through a multi-pronged approach
with short, medium and long term measures. The short term measures
include optimising the use of developed land as far as practicable through
reviewing land uses and rezoning sites with development potential to untap
the development potential of land and increasing development intensity
wherever appropriate.

The Task Force on Land Supply (the “Task Force”) was established in
September 2017 with a view to making recommendations to the overall
land supply strategy and prioritising different land supply options for the
Government. The Task Force submitted the final report to the
administration on 31 December 2018 for consideration. The report opined
that the actual land shortfall may be much higher than 1,200 ha and there
will be an acute shortage of land for housing (about 108 ha) in the short
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Plan No. S/FSS/25 on Rezoning of Park’N Shop Sheung Shui Fresh Food Distribution Centre from o>
“Industrial” to “Other Specified Uses” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,

Sheung Shui 5 -

term. As such, the Task Force suggests giving priority to studying and
implementing 8 land supply options and that no short-to-medium options
should be given up lightly unless there are strong justifications. Tapping
into private agricultural land reserve in the New Territories is one of the
three short-to-medium term supply options suggested by the Task Force
after wide consultations with the public. On 20 February 2019, the
Government announced that it fully endorses the recommendations
rendered by the Task Force on land supply strategy.

C O

24.4 As discussed in paragraph 2.2.4 above, 4 sites in Sheung Shui Areas 4
' and 30 were identified as housing sites providing over 7,800 number of
units.

© O

2.5 Government’s Latest Strategic Directions in the North District under
the Northern Metropolis Development Strategy

2.5.1 The Northern Metropolis Development Strategy (‘Development Strategy”)

' put forward by the Chief Executive in the 2021 Policy Address offers
strategic directions, spatial concepts, and planning principles with a vision
to develop Hong Kong into a promising metropolitan area to live in, work
and travel. Geographically speaking, the Development Strategy proposes
to expand the Northern Economic Belt under the Hong Kong 2030+ to
cover existing new towns in Yuen Long, Tin Shui Wai and Fanling/Sheung
Shui, various NDAs and development nodes in different planning and
construction stages as well as their neighbouring suburban and rural areas
with the purpose to consolidate the above into a holistic metropolis with a
total area of 30,000 hectares.

o O O

3

o

252 North District is one of the district administration areas falling within the
Northern Metropolis. The Representation Site is strategically located given
its location in the North District with proximity to the surrounding action
areas under Key Action Direction (3) and (4), consideration has been given
to extend the Northern Link eastwards by constructing the future railway
stations between Lo Wu South and On Lok Tsuen to form a railway link
connecting the strategic development nodes in the Kwu Tung North/
Fanling North NDA, Man Kam To Development Corridor and New
Territories North New Town. In parallel, a new Lo Wu/ Man Kam To
Comprehensive Development Node is proposed in land parcels which
span across the proposed Lo Wu South Station to the Man Kam To Control
Point and Lo Shue Ling.

© 0 0 e 0 0

253 As illustrated in Figure 2.6, the Representation Site is located about 425m
south of the proposed Lo Wu/ Man Kam To Comprehensive Development
Node (LW/MKT CDN), which has been identified for commercial/residential
development. With comprehensive/residential development likely dricven
by the enhanced provision of railway services, it is timely to undertake
planning review for the land uses in the surroundings and consider suitable

=
W
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Plan No. S/FSS/25 on Rezoning of Park'N Shop Sheung Shui Fresh Food Distribution Centre from
“Industrial” to “Other Specified Uses" annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,
Sheung Shui

locations of railway extension for more convenient and efficient railway
services such that development potential can be unleased for developing
the LW/MKT CDN, thereby substantially increasing the housing supply in

the long run.
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Figure 2.6 Representation Site in Proximity to the Proposed Lo Wu/ Man Kam To
Comprehensive Development Node and Eastern Extension of Northern Link under the
Northern Metropolis Development Strategy

Based on the figure on P.48 of the “Report on Northern Metropolis Development Strategy”
published on 6 October 2021
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Plan No. S/FSS/25 on Rezoning of Park’N Shop Sheung Shui Fresh Food Distribution Centre from
“Industrial” to “Other Specified Uses” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,
Sheung Shui

3. INDICATIVE DEVELOPMENT SCHEME

3.1 . Proposed Amendment to Rezone the Representation Site from “I” to
“R(E)”

3.1.1 Having reviewed the changing planning circumstances in the surrounding

areas of Sheung Shui Area 4 and the metropolitan context, the
Representer, being the owner of an existing industrial building at the
Representation Site, considered the redevelopment of the Site would serve
a good initiative from the private sector to facilitate the functional land use
transformation of the North District to align with the strategic directions for
the prospective comprehensive commercial/residential development in
LW/MKT CDN put forward under the Northern Metropolis Development
Strategy.-

-3.1.2 This Representation puts forward a propoéed rezoning from “1” to “R(E)”
with a proposed domestic PR of 5 and a non-domestic PR of 0.5. In terms
of land use compatibility and economic viability, the proposed “R(E)”

zoning for the Representation Site will provide incentive for redeveloping:

the existing industrial building at the Representation Site (with an actual
PR of 4.439) to enable a composite residential development to facilitate
the local transformation into a mixed-use residential neighbourhood in a
new ‘living circle’ in Sheung Shui. Under “R(E)” zoning, “Flat” is a column
2 use that would require further S16 Planning Application to enable the
proposed composite residential development.

3.2 Indicative Composite Residential Development

3.2.1 An indicative Development showing the proposed amendment of the Plan
is illustrated in Appendix 1. Based on a total plot ratio (“PR”) of 5.5
(Domestic PR: 5; Non-domestic PR: 0.5) and a site area of approximately
3,041sg.m, the indicative development yields a total Gross Floor Area
("GFA") of 16,725.50sq.m (Domestic GFA: 15,205 sq.m; Non-dome_étic
GFA of 15,202.5sq.m). The proposed composite residential development

at the Representation Site would be able to deliver about 304 residential -

units to accommodate an estimated population intake of about 882.
Subject to the agreement by the TPB on the proposed “R(E)” zoning, the
indicative development could be completed in late 2027.

3.2.2 The Indicative Development consists of 2 residential towers with 23 storeys
(including 1 level of retail shop, 1 level of landscaped podium and 2 levels
of basement). The proposed building height of the residential towers is
about +75mPD, which will comply with the maximum BH permissible (i.e.
+75mPD) under the “OU(B)” zoning of the Draft OZP. '

3.2.3 Other ancillary facilities in the form of residential recreational facilities and
landscape area are suitably proposed at the ground floor and podium level
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Written Representation in relation to Amendment Item D4 of Draft Fanling / Sheung Shui Outline ioning
“Plan No. S/FS8/25 on Rezoning of Park’N Shop Sheung Shui Fresh Food Distribution Centre from
“Industrial” to “Other Specified Uses” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,

3.3

3.3.1

'3.3.2

3.3.3

for enjoyment by the future residents. Retail facilities are proposed on
ground floor with convenient access to visitors from the general public.
Parking spaces and E&M facilities are located at the basement level.

Table 3.1 Indicative Development Schedule :

Site Area 3,041m?
Total PR Not more than 5.5
e Domestic PR Not more than 5
e Non domestic PR Not more than 0.5
Total GFA Not more than 16,725.5m?
o Domestic GFA ® Not more than 15,205m?
.« Non domestic GFA -Not more than 1,520.5m?
No. of Residential Units About 304
Total No. of Blocks 2 Residential Towers
Average Flat Size About 50m?
No. of Storeys 23 storeys
e Residential Tower 19 storeys
e Landscaped Podium 1 storey
o Retail Shop 1 storey
o Basement 2 storeys
Building Height (main roof) +75mPD
Site Coverage About 27.7%
Greenery Coverage Not less than 20% of site coverage
Estimated Population ® About 882

Remarks

(*) Site Area is based on Approved General Building Plan

(#) The estimated population is derived by assuming 2.9 persons per flat as per the
average household size in Fanling/ Sheung Shui New Town in the 2016 Population By-
Census carried out by the Census and Statistics Department

Key Design Considerations

it is the Representer's intention to demonstrate the feasibility of the
redevelopment the Representation Site for proposed composite residential
development with a prime objective in rejuvenating the mixed-use
neighbourhood in Sheung Shui.' The Indicative Development Proposal has
taken into account of the following considerations:

~ Appropriate Development Intensity

The development intensity of the indicative development has been
carefully devised to create -a harmonious built form with the future
developments in the adjacent “OU(B)” zone (subject to a maximum PR of
5 and building height of +75mPD) and the planned public housing
developments in Sheung Shui Areas 4 and 30 (with domestic PR ranges
from 6 to 6.5 and a non-domestic PR ranges from 0.2 to 0.9; and building
height ranges from +130mPD and +160mPD). ‘

In terms of BH, the indicative BH of the proposed residential composite
development in the Representative Site is at +75mPD, which will be in line
with the BH restriction of +75mPD stipulated in the adjoining “OU(B)" zone
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Written Representation in relation to Amendment ltem D4 of Draft Fanling / Sheung Shui Outline Zoning
Plan No. S/FSS/25 on Rezoning of Park'N Shop Sheung Shui Fresh Food Distribution Centre from
“Industrial” to “Other Specified Uses” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,

Sheung Shui

3.3.4

3.3.5

in Sheung Shui Area 4 on the Draft OZP. A stepped building height profile
would be created with the adjacent public housing development at Sheung
Shui Area 4 (Figure 3.1 below refers). In terms of PR, a maximum total
PR of 5.5 is proposed, of which a non-domestic PR of 0.5 is proposed for
retail floor space of about 1,520.5 sq.m, providing spaces for necessary
daily necessities in meeting the local needs. '

|nd|cate Ggszgloﬁnent A Sheung Shuu Area 4, Slte 2z
PR~ 5 5( *Oﬂs)m‘ "y “PR. 7.1 (6: 5*0 6)‘ {4
‘BHv75mPD S 4L
?;‘Sheung Shux'Area 369 AT LIPER: & ':;'Sheung Shun Area;! g
L PRET (6 '5? 02)< N (6 RaEast of Po Stk WoRokd
- +16 A5 NN RAYE “PR 6.9 (640.9)
BH-+130mPD

~ PR 71 :1(6. 5+0' 6)
'_BH‘vf'HfimPD

:l Planned Public Housing Sites R

b i) E:j Representation Site
K
Tai Tau tﬁngl’g] e e

Figure 3.1 Development Intensity of the Proposed Indicative Development
and Surroundings Planned Public Housing Sites

Encourage Mixed-Use Development in the Neighbourhood .
The proposal aims at encouraging a mixed-use development both within
the Representation Site and the adjoining neighbourhood to promote a
livelier ambience in the surrounding Sheung Shui Areas 4 and 30 under
transformation. The formulation of an overall domestic PR of 5 and a non-
domestic PR of 0.5 will encourage both residential uses and various
compatible non-domestic uses in the indicative development. The
indicative development will incorporate a continuous retail frontage of over
135m in length on the ground level along Ka Fu Close. The mixed-use
development scheme will extend the activity hours to enrich the urban
experience for those who live and work in Sheung Shui.

Single-level Podium Design

The indicative development will adopt a single-level podium design while
maintaining a relatively low site coverage at about 27.7% for the residential
towers above. Compared with the existing industrial building at the
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Written Representation in relation to Amendment ltem D4 of Draft Fanling / Sheung Shui Outline Zoning
Plan No. S/FSS/25 on Rezoning of Park’N Shop Sheung Shui Fresh Food Distribution Centre from

‘Industrial” to “Other Specified Uses” annotated Business Zone at 6 Ka Fu Close, Sheung Shui Area 4,
Sheung Shui

Representation Site with 90% actual site coverage, the indicative
development represents an enhancement in the reduction of building bulk.

3.4 . Access Arrangement and Internal Transport Facilities Provision

3.4.1 The vehicular access to the indicative development will be located at
Cheuk Wan Street at the south-western edge of the Representation Site.
The location of the proposed vehicular access is shown diagrammatically
in the Indicative Ground Floor Plan in Appendix 1. Internal transport
facilities would be provided in accordance with the requirements as
stipulated in the Hong Kong Planning Standards and Guidelines
("HKPSG"). The internal transport facilities provision for the indicative
development is presented in Table 3.2 below.

Table 3.2 Internal Transport Facilities Provision _

Type of Facilities : Proposed Provision
Private Car Parking Space 82
Visitor Parking Space 5
Loading/ unloading bay for goods vehicles 4
Written Representation 20
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4.

4.1

4.2

4.2.1

GROUNDS AND JUSTIFICATIONS FOR THE REPRESENTATION

The Proposal will Synergise with the Government’s Northern

Metropolis - Development Strategy in Unleashing Potential for -

Residential/ Commercial Development in North District
As announced in latest 2021 Policy Address, Government's Northern
Metropolis Development Strategy proposes to make optimal use of the

land by advocating the expansion of development in 10 key action.

directions. As illustrated in Figure 2.6 above, the Representation Site is
located about 425m south of the proposed Lo Wu/ Man Kam To
Comprehensive Development Node (LW/MKT CDN), which has been
identified for commercial/residential development. The Representation
Site is strategically located in the North District with proximity to the action
areas under Key Action Direction (3) and (4). Under these Key Action
Directions, the Northern Link is proposed to be extended eastwards to
connect with Lo Wu, Man Kam To, New Territories North and Fanling to
strengthen connections among different strategic development projects.

The indicative proposal in this Representation echoes with the
Government’s timely review of the land uses in the North District for

eastern extension of the Northern Link and the land use potential to be

unleased for commercial/residential in the surrounding development areas
in the future Northern Metropolis. ‘

Having reviewed the land use transformation potential of the surrounding,
the Representer, being the owner of an existing industrial building (with
existing PR of 4.439) at the Sheung Shui Area 4, considered the
redevelopment of the Representation Site for composite residential use
(with proposed domestic PR of 5 and non-domestic PR of 0.5) would serve
as a positive initiative from the private sector to facilitate the functional
transformation of the North District. The proposed “R(E)” zone for the
subject Site will therefore align with the strategic directions for the
prospective comprehensive commercial/residential development in
LW/MKT CDN as envisaged under the Northern Metropolis Development
Strategy.

The Site is Suitable for Composite Residential Development

Land Use Compatibility

The Representation Site is conveniently located among various emerging
mixed use neighbourhood in the surroundings of Sheung Shui Areas 4 and
30. As shown in Figures 2.2 and 2.5 above, four of the planned public
housing sites zoned “R(A)4”, “R(A)5" and “R(A)11” located at the south-
eastern fringe of the Sheung Shui Areas 4 and 30 are conveniently located
within a 400m-radius of the Representation Site. The closest planned
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4.2.4

4.2.5

4.2.6

4.2.7

public housing development is just about 60m away on the south-eastern
side of the Representation Site.

Adequately Properly Industrial/Residential Interface Issue

Being located in a mixed use neighbourhood with existing industrial
developments, the proposed composite residential development shall
properly address potential industrial/residential interface issues, such as
environmental noise and air quality issues.

The findings from the Environmental Assessment in Appendix 3 have
demonstrated that the indicative development are technically feasible
given that suitable mitigation measures are in place to resolve the potential
industrial/residential interface issue.

Potential Noise Impacts

As regards the fixed noise sources, some fixed plants are identified to the
south, southwest and west of the Representation Site. Nevertheless, the
lines of sight are blocked by the Kerry Warehouse (Sheung Shui) to the
west and Cambridge Plaza fo the south. Details of the mitigation for
potential fixed noise impact, if any, could be further investigated when the
detailed layout of the indicative composite residential development is
available.

In" respect of road traffic noise impact, with the implementation of
appropriate noise mitigation measures, including the installation of
acoustic windows (baffle type) on the affected residential units along Ka
Fu Close with potential noise exceedances, adverse road traffic noise
impacts for the future residents of the proposed composite residential
development are not anticipated. The working principle, tentative
configuration and schedule of the noise mitigation designs are illustrated

in Figures 4.3a and 4.3b of the Environmental Assessment (“EA”) in
Appendix 3.

In addition, the potential railway noise impacts from the East Rail Line at
the identified Noise Sensitive Receivers are evaluated. It is found that the
maximum railway noise levels during night-time would comply with the
noise criteria under the Noise Control Ordinance such that adverse railway

noise impact at the future residents of the indicative development is not
anticipated. ‘

Potential Air Quality Impact

There are expected potential air quality impacts during operation phase
due to vehicular emissions from surrounding roads and public vehicle park.
The roads abutting the Representation Site (viz. Ka Fu Close and Cheuk
Wan Road) are classified as ‘Local Distributor’ and 5m of buffer distances,
measured from the road kerbs of the road, shall be provided for the fresh
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4.2.9

4.2.10

4.3

4.3.1

air intake and active recreational uses. As shown in Figure 3.1 of the EA
in Appendix 3, all air sensitive uses of the indicative development will be
carefully positioned outside of the recommended buffer zone for the
respective road types under the Hong Kong Planning Standards and
Guidelines. ' '

As regards industrial emission, desktop survey was conducted on 20
January 2022 to identify active chimney and odour within the Study Area.
No chimneys were found within the 500m Study Area. Hence, adverse air
quality impact on and from the indicative development is not anticipated. -

Potential Odour Impact

The Shek Wu Hui Sewerage Treatment Works (“SWHSTW") is located at
about 143m north-west to the Representation Site. Previous on-site
measurement from the Final EIA Report for North East New Territories
New Development Areas Planhing and Engineering Study - Investigation
of Agreement No. CE 61/2007 (CE), Shek Wu Hui Sewage Treatment
Works is adopted as the basis to estimate the potential odour emission
rates associated with the expanded SWHSTW. Referring to the contours
of odour concentrations of SWHSTW at ground level (1.5m above ground)
and worst hit level (55m above ground) from the EIA Report (Appendix 3.1
in the EA in Appendix 3 refers), the Representation Site is not within the

50U non-compliance zone at 55m above the ground. It is concluded that .
no adverse odour impact within the Project Site is anticipated due to the
'SWHSTW from 2011 to after the completion of the planned expansion. .

Further Review under S16 Planning Application Procedures

Under the proposed “R(E)” zoning, the environmental acceptability of any
future residential development at the Representation  Site would be
guaranteed subject to the consideration of detailed assessments by
Government Departments and TPB in subsequent S16 Planning
Application(s). Details of the mitigation measures for potential
environmental impacts shall be further scrutinised and designed when the
detailed layout of residential development is available in future S16
planning application stage.

The Proposed “R(E)” Zoning is in Line with the Transformation of
Sheung Shui Industrial Area into a Mixed-Use Neighbourhood

Having reviewed the changing surrounding land use context with “R(A)”,
“OU(B)", “C” and “G/IC” zones discussed in Section 2, a “R(E)” zoning is
considered appropriate for the proposed composite . residential
development at the Representation Site located, which is intended
"primarily for phasing out of existing industrial uses through redevelopment
for residential use on application to the Town Planning Board". |n addition,
it is stated that “whilst existing industrial uses will be tolerated, new
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4.3.2

4.4

4.4.1

4.4.2

4.5

4.5.1

industrial developments are not permitted in order to avoid perpetuation of -
industrial/residential interface problem’. -

In terms of functional transformation, the planned public housing sites
along Po Shek Wui Road and Choi Yuen Road, together with a number of
old industrial developments undergoing wholesale conversion stages for
business/commercial uses, will form a new ‘living circle’ serving an
emerging mixed-use neighbourhood in Sheung Shui Areas 4 and 30. To
enable the proposed composite residential development at the subject
Site, it is considered appropriate to rezone the subject Site from to "‘R(E)Y’
to gradually phase out the existing industrial operations and to facilitate a
changing character of the immediate area from industrial to a mixed-use
neighbourhood.

The Proposed Composite Residential Development Will Continue to
Comply with the Building Height Restriction on the Draft OZP

PlanD has recently stipulated a more “relaxed” building height restriction
of +75mPD (vs 25m in the previous OZP) for the subject site and the
building height review is justified by the Government's latest visual
appraisal and Air Ventilation Assessment report. The building height of
indicative development at the Representation Site is therefore proposed to
be within +75mPD in order to ensure that the resultant residential
development would visually integrate with the overall building height profile
stepping down from the high-rise commercial and residential
developments in the southeast to the low-rise village settlements of
Sheung Shui Heung in the north, with a view to avoid creating adverse
visual and air ventilation impacts on the surrounding areas.

The indicative development with a building height of about 75mPD is
formulated in accordance with the maximum building height of 75mPD
stipulated under the “OU(B)” zone on the Draft OZP. Aiming to optimise
the building bulk, all of the car parking spaces and the majority of E&M
facilities will be accommodated in the basement level. As efforts have been
made to comply with the building height restriction of the draft OZP, the
proposed building height for the new “R(E)” zone is considered reasonable.

In Support of Government’s On-going Policy on Increasing Supply of
Flats to Meet the Imminent Housing Demand

In view of the continued tight supply of developable land in Hong Kong and
the acute housing shortage in short-to-medium term, addressing the land
shortage has been an urgent priority for many terms of government. The
Government has continued to adopt a multi-pronged strategy to increase
land supply on a sustained basis at full steam. Government's determination
on increasing housing supply has been reflected in the recent attempts to
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45.2

4.6
4.6.1

rezone 6 nos. of potential sites in Sheung Shui for planned public housing
developments. ~

The Representative Site falls under the sole ownership of the Representer.
The indicative development is self-contained in terms of provision of
vehicular éccess, internal transport facilities, open space and landscape
area. Under the Indicative Development Proposal, the proposed rezoning
of the Representation Site for residential use can make way for about 304
housing units that could be made readily available in the short to medium
term. The subject representa