Proposed Flat with Permitted Shop and Services, Eating Place,
Social Welfare Facility and Public Vehicle Park (excluding container vehicle) at
(i) Government Land at Junction of Tai Chung Kiu Road and On Sum Street (new Lot to be known
as Sha Tin Town Lot 626 (STTL 626))

(ii) Government Land at Junction of On Sum Street and On Ping Street (new Lot to be known as
Sha Tin Town Lot 627 (STTL 627))

Shek Mun, Sha Tin

(Application No. A/ST/1053 under s.16 of the Town Planning Ordinance)

Responses to Comments — Public Comments

No. | Comments Responses
1 | Concerns on Traffic and Infrastructure Capacity
General Comments
1.1 The existing road network in Sha Tin District The Traffic and Transport Impact Assessment
(including Shek Mun Interchange, Tai Chung Kiu (TTIA) has been carried out with thorough
Road and Fo Tan Road) is already saturated with consideration on the existing traffic flow,
severe congestion during morning peak hours. anticipated traffic growth, other planned
Introducing such scale of development with about developments, planned junction improvement
962 flats for STTL626 and 494 flats for STTL627 works, highway infrastructure in the future and
(total of 1,456 flats), will further worsen the traffic the trip generation / attraction from the subject
condition in Sha Tin District. STTL626 and STTL627 sites based on
guidelines/requirements ~stipulated in the
Transport Planning and Design Manual
Despite that Traffic and Transport Impact (TPDM) published by Transport Department.
Assessment (TTIA) has been carried out, the traffic
impact induced by the subject development at
STTL626 and STTL627 seems to be With the future highway infrastructure - Trunk
underestimated and not on the conservative side, Road T4 commissioned, traffic to/from Eagle
which does not reflect the actual traffic condition. Nest Tunnel and Shing Mun Tunnel will bypass
Shek Mun Interchange, Tai Chung Kiu Road
and Fo Tan Road, resulting in an alleviation of
traffic flow. TTIA has concluded that junctions
and road links along Shek Mun Interchange,
Tai Chung Kiu Road and Fo Tan Road will
operate within capacity with the proposed
development.
1.2 The introduction of new residents is expected to To cater for the PT demand from the subject

generate excessive pedestrian trips and public
transport (PT) demand to the existing PT services,
including Shek Mun MTR Station and bus stops at
Tai Chung Kiu Road, which are considered
saturated in the existing condition.

The existing bus services are anticipated not
capable of accommodating additional PT demand
from the subject development at STTL626 and
STTL627.

development at STTL626 and STTL627,
additional bus and public light bus services
would be preliminarily proposed. With these
additional PT services, normally, the existing
bus laybys at Tai Chung Kiu Road would
operate in good condition and would not queue
back along Tai Chung Kiu Road.

Although the proposed development is located
within walking distance of Shek Mun MTR
Station, future residents may also utilize bus
and public light bus services to access other
railway stations and destinations. As such, the
additional travel demand generated by the
proposed development would not concentrate
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solely on Shek Mun Station.

1.3 Shortage of public parking spaces has been a severe Various parking surveys have been conducted
problem in Shek Mun, which results in illegal to assess the parking demand and available
parking activities in the vicinity, especially in On parking spaces in Shek Mun area. The
Sum Street, On Ping Street and On Yiu Street. The proposed PVP at STTL626 with 110 private
conversion of existing public parking spaces at vehicles, 45 LGVs and 15 motorcycles parking
STTL626 into residential buildings with spaces has taken into consideration the survey
reprovision of public vehicle park (PVP) (i.e. 110 results.
nos. of private car, 45 nos. of light goods vehicle,

15 nos. of motorcycle parking spaces without any
HGYV parking space) could not accommodate the
public parking demand.

1.4 The application documents have not -clearly For the interim parking spaces during
explained the interim arrangements for reprovision construction period, alternative public parking
of parking spaces during the construction period, facilities are available in the vicinity.
nor demonstrated whether the number of public
parking spaces re-provided upon completion would
be sufficient to maintain the existing level of Upon  completion of the proposed
service. Inadequate arrangements may further development, public parking spaces of 110
aggravate illegal parking and traffic congestion private vehicles, 45 LGVs and 15 motorcycles
problems in the vicinity. would be re-provided.

1.5 The proposed run-in/out at On Ping Street will The run-in/outs have been designed in
impose pedestrian-vehicular conflicts, which accordance with Transport Planning and
would increase the risk of accidents and adversely Design Manual. Pedestrian accesses are also
affect pedestrian safety. A footbridge connecting to proposed with segregation to vehicular access,
nearby shopping malls, public transport facilities minimizing potential pedestrian-vehicular
and other commercial complexes shall be conflicts at the run-in/outs. Appropriate street
considered to improve the pedestrian connectivity furniture, road markings or other safety
in Shek Mun. measures might be proposed to enhance

pedestrian and vehicular safety, subject to
planning and design by the future developers
and vetting by the relevant authorities.

In addition, the Level-of-Service (LOS) of the
assessed at-grade walkways in the vicinity are
found satisfactory to accommodate the
additional pedestrian flow induced by the
subject development.

Specific Comments
1.6 (Comment No.1)

To maintain an orderly and visually pleasant
streetscape, and to reduce obstruction to
pedestrians, I respectfully request that the Town
Planning Board consider imposing a planning
condition requiring the applicant to provide
appropriate, well-located bicycle parking facilities
within the development or along its frontage. This

would help accommodate legitimate bicycle

Please be advised that 65 and 33 nos. of
ancillary bicycle parking spaces are proposed
at STTL626 and STTL627 respectively, in
accordance with the parking provision
requirement in Hong Kong Planning Standards
and Guidelines.
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demand, prevent illegal parking on public
footpaths, and support sustainable mobility in the
district.
1.7 (Comment No.5)
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1.9 (Comment No. 14)
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1.10 (Comment No.20)

Severe Parking Shortage & Traffic Paralysis: The
proposed re-provision of merely 45 light goods
vehicle spaces completely ignores heavy vehicle
needs, while 110 private car spaces are hopelessly
inadequate for 1,456 residential units. Widespread
illegal parking of large vehicles will paralyze Tai
Chung Kiu Road and surrounding arteries - a
premature move given that key infrastructure like
Trunk Road T4 is not yet completed.

An assessment of the parking provision for
heavy goods vehicles (HGVs) was conducted
in the Traffic and Transport Impact Assessment
(TTIA). The assessment concluded that the
existing On Ping Street and On Lai Street
Night-time on-street parking spaces and
Grandtech Centre have sufficient vacant HGVs
parking spaces to accommodate the anticipated
demand.

Furthermore, in addition to the Public Vehicle
Park (PVP), ancillary parking spaces (i.e. 260
and 101 nos. of private car parking at STTL626
and STTL627 respectively) are provided for
future residents of the development in
accordance with the Hong Kong Planning
Standards and Guidelines (HKPSG).
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Based on the current information, Trunk Road
T4 is expected to have been commissioned by
2030, ahead of the proposed development’s
completion for occupation in 2032.

1.1

(Comment No. 21)

First, the traffic implications alone are alarming.
Adding 1,456 units means thousands of new
residents, which will inevitably clog Tai Chung Kiu
Road and the surrounding streets beyond breaking
point. Our MTR station is already stretched thin
during rush hours; this project would push it into
complete gridlock.

Although the proposed development is located
within walking distance of Shek Mun MTR
Station, future residents may also utilize bus
and public light bus services to access other
railway stations and destinations. As such, the
additional travel demand generated by the
proposed development would not concentrate
solely on Shek Mun Station.

Furthermore, additional bus and public light
bus services have been proposed to cater for the
anticipated demand arising from the
development. The assessment indicates that the
surrounding public transport facilities would
continue to operate at acceptable levels.
Therefore, no unacceptable impact on public
transport convenience or service quality is
anticipated due to the proposed development.

1.12

(Comment No.22)
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1.13

(Comment No. 30)
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1.14 (Comment No. 31)
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1.15 (Comment No. 32)
For reasons of pedestrian safety, accessibility, The non-domestic podium at the development
walkability and improved connection to Kowloon- of STTL626 would serve a pedestrian
bound public transport, I respectfully request the connection between On Sum Street and leisure
Town Planning Board to consider imposing a area underneath Shek Mun Interchange.
planning condition requiring the applicant to
maintain a safe, direct and 24-hour pedestrian
access path through Lot STTL 626 (currently STT Based on the pedestrian travel patterns
2218), including a covered walkway connection to associated with the proposed development, the
the leisure area beneath the Shek Mun Interchange. concerned footpath link is expected to serve
minimal pedestrian from the proposed
development. The provision of formal footpath
In addition, I request that a formal footpath link be link is outside the scope and purview of the
provided along the boundary of the Shek Mun proposed development and would be subject to
Fresh Water Booster Pumping Station and the On separate consideration by the relevant
Ping Street keyhole dead-end, replacing the current authorities.
unsafe practice of pedestrians crossing the road and
climbing over a curb.
The operation of the Sha Tin Community
Green Station and any associated pick-
Finally, given the presence of the Sha Tin up/drop-off or lay-by arrangements fall outside
Community Green Station and its need for the scope of the subject development. Such
occasional vehicle pick-up and drop-off activities, arrangements would be subject to separate
I ask that the applicant and relevant departments consideration by the relevant authorities and
consider  appropriate  kerbside or lay-by operators.
arrangements to ensure safe and orderly temporary
stopping without obstructing pedestrian movement
or traffic flow.
1.16 | (Comment No. 33)
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1.17 (Comment No. 37)
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1.19 (Comment No. 48)

The TIA concludes that the road network would

operate satisfactorily in 2036 on the assumption

Based on the current information, the
concerned junction improvement works at J5
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that planned improvement schemes will be
implemented. Table 5.2.2 shows that the projected
performance of J5 and J7 depends on completion of
the schemes. However, the TIA provides no
evidence that the necessary works have been
committed to or will be completed before
occupation of the development. The conclusion that
the proposal would not result in unacceptable
traffic impacts is therefore not fully substantiated.

The applicant estimates that the proposed
development will introduce approximately 3,785
additional residents. This increase will place further
pressure on Shek Mun MTR Station, nearby bus
stops and pedestrian facilities. Increased demand is
likely to result in longer queues, more crowded
services and greater competition for taxi services
during peak periods. Existing and future residents
may therefore experience a decline in public
transport convenience and service quality.

are tentatively scheduled to be completed by
2027, prior to the anticipated completion of the
subject development in 2032.

The junction J7 performance presented in
Table 5.2.2 incorporates the traffic impact
arising from another public housing
development at the Fo Tan ex-cottage area.
However, this development has yet to
commence, and its completion date for
occupation remains subject to confirmation.
Accordingly, for the current TTIA of the
proposed development at STTL626 and
STTL627, reference should be made to
junction J7 performance under the scenario that
excludes this public housing development, as
shown in Table 5.3.1, which meets the current
junction performance standards.

Should other developments in Shek Mun affect
the performance of J7, the relevant party
should carry out a new TTIA to reassess the
junction performance of J7 arising from their
development and  determine  whether
improvement works at J7 are required.

The concerned junction improvement works at
J7 is subject to confirmation and will be
implemented by others instead of the subject
development. The sensitivity test on Section
5.3 of TTIA concluded that the junction would
be operated in spare capacity without the
concerned planned improvement scheme.
Therefore, road improvement works would not
be regarded as impacts arising from the
proposed development.

Although the proposed development is located
within walking distance of Shek Mun MTR
Station, future residents may also utilize bus
and public light bus services to access other
railway stations and destinations. As such, the
additional travel demand generated by the
proposed development would not concentrate
solely on Shek Mun Station.

Furthermore, additional bus and public light
bus services have been proposed to cater for the
anticipated demand arising from the
development. The assessment indicates that the
surrounding public transport facilities would
continue to operate at acceptable levels.
Therefore, no unacceptable impact on public
transport convenience or service quality is
anticipated as a result of the proposed

Page 7 of 13




No. | Comments Responses
development.
1.20 (Comment No. 52)
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1.24

(Comment No. 87)

1. For section 2.2.6, according to Annual Traffic
Census (ATC), Tai Chung Kiu Road and Fo Tan
Road servicing are identified as primary
Distributor, please clarify the road link capacity
adopted for the assessment.

2. Refer to section 2.4.3: the bus routes mentioned
above were found to be not crowded and were
operating with sufficient spare capacity,
indicating that they can accommodate
additional passenger demand from the future
development, the purpose of TIA is to assess
and support the potential traffic impact of the
development, all statement should be provided
with supportive data and assessment.

3. For section 5, please clarify the trip
generation/attraction of retails facilities are
included in the assessment.

4. For section 5.1.4, traffic rate of private housing
(mean) is adopted and no comparison of
nearby/similar developments, please confirm
this trip rate is representative for the proposed
development. Otherwise, the assessment is
considered no conservative.

5. Refer to the junction capacity assessment in

section 5.2, the reserved capacity ratio of J1

1. In assessing the capacity of the surrounding
road network, the Traffic Impact
Assessment considered relevant factors
including the road classification, number of
traffic lanes, roadside activities and traffic
characteristics of individual road sections.
The road link capacity adopted for Tai
Chung Kiu Road (L1) and Fo Tan Road
(L2) are 5,250 pcu/hr and 5,600 pcu/hr
respectively in Table 2.2.4, 5.2.3 and 5.4.4.
They are categorized as primary distributor
for the determination of their respective
road link capacity.

2. Based on the estimated public transport

patronage arising from the proposed
development in the future, additional bus
and public light bus services are
preliminarily proposed to cater the public
transport demand for the proposed
development. Therefore, the passenger
demand induced by the proposed
development would be fully
accommodated by these additional
proposed bus and minibus services and
would not result in adverse impacts on the
operation of the public transport services.

Furthermore, based on the capacity
assessment of the existing bus laybys in
Section 6.5 of TTIA, the existing bus
laybys on Tai Chung Kiu Road operates in
good conditions and would not cause queue
back with the additional bus service.

3. The trip generation/attraction of retail

facilities has been included in Table 5.1.3 of
traffic impact assessment.

4. Having considered the development’s

scale, location and availability of public
transport facilities, the use of mean trip
rates is considered reasonable and
comparable to practice adopted by similar
TTIA studies.

5. With the future highway infrastructure -

Trunk Road T4 commissioned, traffic
to/from Eagle Nest Tunnel and Shing Mun
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reduced from 0.93 in 2026 existing scenario to
0.82 in 2036 reference scenario while other
junctions’ performance decreased with the
proposed development, please clarify this
assessment is valid.

6. Refer to Section 5.2.5 on the proposed junction
improvement for J7 (Tai Chung Kiu Road / Fo
Tan Road / Sha Tin Road), please
supplement/clarify:

a) Long queue [200m to 300m] always
observed on Fo Tan Road (NB) towards
Yuen Wo Road during AM peak period,
please confirm the proposed junction
improvement has considered this queuing
issue, otherwise, please kindly provide
relevant traffic assessment.

b) The exist arm at Fo Tan Road is reduced to
approx. 8m, please clarify whether two
12.8m franchise bus can turn at the same
time.

¢) As the proposed development is a private
housing project, the proposed work agent
should be borne by the developer instead
of the HKSAR. This should be included in
the application approval condition.

7. For section 5, the traffic impact assessment
only assessed the junction performance during
weekday AM and PM peak period.

It is noted that event/learning centres at Kings
Wing Plaza (I & II) will attract and generate
numerous traffic and pedestrian during
weekend, please clarify the nearby junctions
could operate with ample junction capacity
during weekend.

Please also confirm whether nearby car park
can cater the parking demand during weekend
and construction period.

8. Refer to section 5.5.4: illegal parking activities
were observed along On Sum Street, On Lai
Street, On Ping Street, On Yiu Street, On Kwan
Street and On Muk Street during both daytime
and nighttime periods, please clarify if these
illegal parking would affect the observed
junction capacity performance.

Tunnel will bypass Shek Mun Interchange
(J1), resulting in an alleviation of traffic
flow. Therefore, the junction performance
of J1 is improved in 2036 reference
scenario.

6. Under the assessment on Section 5.3 of
TTIA, junction improvement for J7 is not
required for the proposed development at
STTL626 and STTL627.

7. From typical trip-making phenomena, the
additional traffic generated by the
residential development (in measure of
PCU/hour) would be relatively small
during weekends, compared to AM/PM
peak hour on normal weekday.

Alternative public parking facilities are
available in the vicinity.

8. Please be clarified the junction assessments
were conducted according to guidelines
stipulated in Transport Planning and Design
Manual (TPDM).

Illegal parking is a traffic management and
enforcement issue. Traffic and Transport
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Impact Assessments (TTIAs) are generally
conducted based on lawful use of the road
network and normal traffic operating
conditions.
As such, the capacity assessment in TTIA
has not assumed that illegal parking would
occupy traffic lanes on a permanent basis.
9. ?Zfzr to notes (1) and (2.) of tablq 5.5.5, Table 9. Please be clarified that Note (2) shall refer
.4.4a and Table 5.4.2a is absent in the report, Table 5.5.4a while Note (3) shall refer t
please supplement further information as illegal EF ab'e o--.4a Whtle Note 1) shall reter to
o N . able 5.5.2a.
parking is a serious issue in Shek Mun area.
10.Refer to table 6.2.5, the development site will
generate and attract 1695 and 1670 pedestrian 10.1t is observed that the subject bus layby
trip, please clarify sufficient bus stop queuing currently serves only one regular bus route
area in the nearby bus stops. (i.e. 38B) and one special bus route (i.e.
49X). The additional bus trips and public
light bus trips as preliminarily proposed in
the TTIA are anticipated to be
accommodated at the southern bus layby.
The detailed service arrangement and
allocation of bus layby facilities will be
subject to the planning and operational
considerations of the relevant public
transport operators.
11.Refer to table 6.5, there is only one bus route 11.As the additional bus and public light bus
(special route) located in the most southern bus trips preliminarily proposed in the TTIA are
layby, please clarify that adopting 4 no. of anticipated to be accommodated at the
laybys at Tai Chung Kiu Road SB in the southern bus layby, the adoption of 4 no. of
assessment is valid. Otherwise, traffic measure bus laybys along Tai Chung Kiu Road
should be proposed to avoid bus waving/tail- southbound for the layby capacity
back issue. assessment is considered valid.
Based on the capacity assessment of the
existing bus laybys in Section 6.5 of TTIA,
the existing bus laybys on Tai Chung Kiu
Road operates in good conditions and
would not cause queue back with the
additional bus service.
2 | Concerns on Gas Safety
2.1 The existing Petrol-cum-LPG Filling Station is The Quantitative Risk Assessment (QRA)

located immediately adjacent to the subject sites,
resulting in potential hazard and safety concerns for
future residents, which is not desirable for
residential development at the subject sites.

report has been carried out to identify the
possible hazards in the vicinity and conclude
the feasibility of residential development at the
subject sites. It was found that the proposed
development meets the requirements as
stipulated in Guidance Note on Quantitative
Risk Assessment Study for High Pressure Town
Gas Installations in Hong Kong and the risk is
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tolerable.
According to correspondence with
Environment and Ecology Bureau (EEB), the
LPG facilities of this station will be
decommissioned and there will be no LPG
supply at this station after 31 Jan 2029.
Therefore, the risk associated with the LPG
component of this Petrol-cum-LPG Filling
Station will not exist after 31 Jan 2029.

3 | Concerns on Visual Impact to the Surroundings

3.1 The proposed residential buildings are too high (i.e. According to the Explanatory Statement of
up to +130mPD), which are incapable of blending Approved Sha Tin Outline Zoning Plan No.
into the surrounding contexts, especially the S/ST/40, STTL626 and STTL627 are subject
residential buildings of Pictorial Garden (i.e. to a maximum building height of +130mPD.
~+96mPD) and Garden Vista (i.e. ~+86mPD). The residential development proposed in the

application (i.e. +123 — 130mPD at STTL626
and +126 — 130mPD at STTL627) complied
with this building height restriction as outlined
in the OZP.

3.2 The proposed high-rise residential towers would The proposed Indicative Scheme in the
create a wall effect, adversely affecting air Application met the building setback and
ventilation, visual permeability, and natural light building separation distance stipulated in the
penetration in Shek Mun area, thereby resulting in Sustainable Building Design Guideline.
undesirable environmental and visual impacts on Photomontages have also been conducted.
nearby residents. Therefore, undesirable environmental and

visual impacts to nearby residents are not
anticipated.

4 | Concerns on Land-Use of the Sites

4.1 The subject sites are zoned as “Commercial (1)”, Please be advised that “Flat” may be permitted
but the application proposed a development with with planning permission from the Town
domestic PR of 6.0 and non-domestic PR of 0.2. Planning Board undgr Column 2 of the Notes
This proposal is inconsistent with the planning for the “Commermal (1)” Zone on the
intention as outlined in OZP, by providing Approved Sha Tin Outline Zoning Plan No.
commercial facilities for the local community. S/ST/40.

Accordingly, the current Section 16 application
follows the statutory planning mechanism. The
proposed development, comprising a domestic
plot ratio of 6.0 and a non-domestic plot ratio
0f 0.2, may be permitted subject to approval by
the Town Planning Board and is considered
compatible with the OZP planning framework.
4.2 Shopping malls and other commercial facilities in The development at STTL626 and STTL627

Shek Mun are extremely limited. Residents of
Pictorial Garden, Garden Vista and Ravana Garden
are required to travel approximately 10 to 20
minutes to reach the nearest major shopping
centers, such as Kings Wing Plaza and City One

would provide non-domestic facilities with
GFA of 1,603m? and 823m? respectively.
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Shatin. This indicates a demand for additional local
commercial and retail facilities to better serve the
daily needs of the existing and future population in
the area.
S | Concerns on Environmental Impact to the Surroundings

5.1 Introducing new residential development with A Preliminary Environmental Review (PER)
additional traffic would further increase the noise has been carried out in accordance with
level to the surroundings. It is noted that mitigation Environmental Impact Assessment Ordinance
measures are proposed for the residential towers and the relevant guidelines.
only at STTL626 and STTL627, but not for the
existing developments. Therefore, the induced
traffic will further diminish the living environment
of the existing residents.

5.2 The proposed residential development will The Preliminary Environmental Review (PER)
inevitably require extensive construction activities, has been carried out to evaluate the potential
including large-scale piling, excavation, concrete environmental impact during the construction
works, and heavy machinery operations, resulting period. With implementation of appropriate
in prolonged noise, vibration, dust, and air mitigation measures during construction as
pollution. recommended in the PER, no insurmountable

environmental impact, including noise, air,
water quality and waste, would be induced.
As the site is situated immediately adjacent to
existing residential neighborhoods, these impacts
will be borne directly by nearby residents. The Some examples of mitigation measures to
environmental nuisance and disturbance generated control potential dust impacts during
by the proposed residential development are construction are listed below:
expegt'ed to significantly deterlor.ate thg living e High standard of housekeeping would
conditions throughout the construction period. . 2.
be maintained to prevent emission of
fugitive dust; and
e Any piles of materials accumulated on
or around the work areas would be
cleaned up regularly.
6 | Concerns on Public Utility Infrastructure
6.1 The existing sewer and drainage infrastructures in The Drainage Impact Assessment (DIA) and

Shek Mun were originally designed for industrial
use, which involved significantly lower population
density than residential development.

Introducing an additional 1,456 high-density
residents, together with the associated increase in
sewage generation, is likely to exceed the capacity
of the existing sewerage network. This may lead to
sewage backflow, and an increased risk of localized
flooding and drainage system failure, thereby
adversely affecting the surrounding community and
environment.

Sewerage Impact Assessment (SIA) have been
carried out to estimate the anticipated drainage
runoff and sewage flow generated by the
development and assess the capacity of the
drainage and sewerage infrastructure network
in the vicinity of the sites. With the proposed
connection/infrastructure works (to be carried
out by future Developer) in place, no
insurmountable impact on drainage and
sewerage aspects are anticipated.
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