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Appendix Il of RNTPC
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Recommended Advisory Clauses

to note the comments of the Chief Highway Engineer/New Territories East, Highways
Department (CHE/NTE, HyD) that:

0] at least 2m clearance zone from the outer surface of any highway structures shall
be reserved. No building, underground structure, trees, fence wall, boundary wall
and other types of obstacles should be located within the clearance zone unless
agreed with HyD. Free and unrestricted access at all time shall be allowed for the
government and his maintenance works agent to this clearance zone for
maintenance purposes or any other purposes; and

(i) the government has no responsibility for constructing and maintaining any
additional structures for the development (e.g. noise enclosure);

to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning
Department (CTP/UD&L, PlanD) that:

Q) approval of the application does not imply approval of tree works such as pruning,
transplanting and felling. The applicant/eventual developer is reminded to seek
approval for any proposed tree works from relevant departments prior to
commencement of the works; and

(i)  approval of the application does not imply approval of the site coverage of greenery
requirements under PNAP APP-152. The site coverage of greenery calculation
should be submitted separately to the Buildings Department (BD) for approval;

to note the comments of the Director of Leisure and Cultural Services (DLCS) that part of
the soft landscape at the existing amenity area is currently under Leisure and Cultural
Services Department’s (LCSD) maintenance. LCSD has no in-principle objection to give
way to the proposed private housing development. However, a handover meeting between
the applicant/eventual developer and the Sha Tin District Leisure Services Office should
be held before any implementation takes place;

to note the comments of the Director of Electrical and Mechanical Services (DEMS) that:

0] if there are major changes in the development parameters (e.g. an increase in
maximum population to be housed in these sites), the applicant / eventual developer
should prepare an updated risk assessment;

(i) the architectural drawings may only be the preliminary framework and may be
subject to further changes in the future, the applicant/ eventual developer should
ensure that all the building structures on G/F, 1/F and 2/F (mainly car parks and
retail uses) are at least 3m away from the high pressure town gas pipeline, as this is



(€)

()

(iii)

the typical setback distance required by Towngas for maintenance as well as a safety
requirement under international standards. For residential blocks, the setback
distance from the high pressure town gas pipe should be at least 12m; and

if the nearby petrol-cum-liquefied petroleum gas filling station is eventually coexist
with the proposed development, a Quantitative Risk Assessment should be
conducted to ensure that the risks posed by the filling station comply with the
government’s risk guidelines under Chapter 12 of the Hong Kong Planning
Standards and Guidelines (HKPSG);

to note the comments of the Director of Fire Services (D of FS) that:

(i)

(i)

detailed fire safety requirements will be formulated upon receipt of the formal
submission of general building plans; and

the provision of emergency vehicular access shall comply with Part D of Code of
Practice for Fire Safety in Buildings 2011 which are administered by the BD;

to note the comments of the Director of Food and Environmental Hygiene (DFEH) that:

(i)

(i)

(iii)

(iv)

no Food and Environmental Hygiene Department’s (FEHD) facilities should be
affected;

proper licence/permit issued by FEHD is required if there is any food business/
catering service/activities regulated by the DFEH under the Public Health and
Municipal Services Ordinance (Cap. 132) and other relevant legislation for the
public. Under the Food Business Regulation (FBR), Cap. 132X, a food business
licence is required for the operation of the relevant type of food business listed in
the Regulation. For any premises intended to be used for food business (e.g. a
restaurant, a food factory, a fresh provision shop), a food business licence from the
FEHD in accordance with the Public Health and Municipal Services Ordinance
(Cap. 132) shall be obtained. The application for licence, if acceptable by the
FEHD, will be referred to relevant government departments such as the BD, Fire
Services Department and Planning Department for comment. If there is no
objection from the departments concerned, a letter of requirements will be issued
to the applicant for compliance and the licence will be issued upon compliance of
all the requirements;

pursuant to section 4 of the FBR (Cap. 132X), the expression of ‘food business’
does not include any club. As such, a club is exempted from obtaining food
business licence from FEHD except for permission to sell restricted foods specified
in Schedule 2 to the FBR;

proper licence issued by FEHD is required if related place of entertainment is
involved. Any person who desires to keep or use any place of public entertainment
for example a theatre and cinema or a place, building, erection or structure, whether
temporary or permanent, on one occasion or more, capable of accommodating the
public presenting or carrying on public entertainment within Places of Public
Entertainment Ordinance (Cap. 172) and its subsidiary legislation, such as a concert,



(9)

(v)

(vi)

(vii)

(viii)

opera, ballet, stage performance or other musical, dramatic or theatrical
entertainment, cinematograph or laser projection display, a circus, a lecture or story-
telling, an exhibition of any 1 or more of the following, namely, pictures,
photographs, books, manuscripts or other documents or other things, a sporting
exhibition or contest, a bazaar, a dance party or an amusement ride and mechanical
device which is designed for amusement, a Place of Public Entertainment Licence
(or Temporary Place of Public Entertainment Licence) should be obtained from
FEHD whatever the general public is admitted with or without payment;

a swimming pool licence must be obtained from FEHD for any artificially
constructed pool used for swimming or bathing and to which the public have access
(whether on payment or otherwise) or which is operated by any club, institution,
association or other organisation. A swimming pool licence is not required for any
swimming pool which serves not more than 20 residential units and to which the
public have no access;

there should be no encroachment on the public place and no environmental nuisance
should be generated to the surroundings. Its state should not be a nuisance or
injurious or dangerous to health and surrounding environment. Also, for any waste
generated from such activities/operation, the applicant should arrange disposal
properly at their own expenses;

if provision of cleansing service for new roads, streets, cycle tracks, footpaths,
paved areas, etc., is required, FEHD should be separately consulted. Prior consent
from FEHD must be obtained and sufficient amount of recurrent cost may have to
be provided to FEHD. FEHD will not provide cleansing service within the
application sites (the Sites) under private grant; and

if domestic waste collection service of FEHD is required in future, prior comments
from FEHD on the waste collection plan, including the accessibility and
maneuverability of refuse collection vehicle to refuse collection point (RCP),
should be sought. The RCPs of domestic waste and the commercial waste should
be clearly separated. The share use of RCP for both domestic and commercial waste
is not recommended; and

to note the comments of the Chief Building Surveyor/New Territories East 2 & Rail, BD
(CBS/NTE2&Rail, BD) that:

(i)

(i)

PNAP APP-2, HKPSG and the advice of Commissioner for Transport will be
referred to when determining exemption of gross floor area calculation for private
carpark, public carpark including the public vehicle park and loading and unloading
areas;

before any new building works (save for exempted works and minor works) are
carried out, prior approval and consent from the Building Authority should be
obtained, otherwise they are Unauthorized Building Works (UBW). An Authorized
Person must be appointed to coordinate all new building works in accordance with
the Buildings Ordinance (BO). However, the carrying out of minor works can
follow the provision laid down under the Minor Works Control System;



(iii)

(iv)

(V)

the granting of any planning approval should not be construed as an acceptance of
any existing building works or UBW on the Sites under the BO;

if the proposed use under application is subject to the issue of a licence, please be
reminded that any existing structures on the Sites intended to be used for such
purposes are required to comply with the building safety and other relevant
requirements as may be imposed by the licensing authority; and

detailed comments will be given during general building plans submission stage.
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MIRENERES
SEURGR

Reference Number:

/%R HE R Making Comment on Planning Application / Review

260814-160556-91693

1R3ZPREA

Deadline for submission: 01/09/2026

13z H H# e B

Date and time of submission: 14/08/2026 16:05:56

AR AR

The application no. to which the comment relates: A/ST/1053

TRERA L HBEE

Name of person making this comment: 5tE Mr. Poon

BERHE

Details of the Comment :

Title: Request for Provision of Bicycle Parkmg to Prevent Illegal On-Street Parking (Applicatio
n No. A/ST/1053)

I wish to prov1de a comment regarding Application No. A/ST/ 1053 The proposed development
at STTL 626 is located directly adjacent to the Sha Tin cycle track network, and the area already
experiences frequent bicycle use by residents, visitors and users of nearby leisure facilities. How
ever, there is currently no designated bicycle parking along On Ping Street or near the Shek Mun
Fresh Water Booster Pumping Station frontage. :

As a result, bicycles are often left informally on footpaths, railings and roadside edges, creating
visual clutter and negatively affecting the streetscape. In some cases, bicycles obstruct pedestria
n movement or are placed in locations that compromise safety and accessibility. With the introduf
ction of approximately 1,456 new residential units, the likelihood of increased bicycle usage—a
nd therefore increased illegal bicycle parking—will be significant.

To maintain an orderly and visually pleasant streetscape, and to reduce obstruction to pedestrian
s, I respectfully request that the Town Planning Board consider imposing a planning condition re
quiring the applicant to provide appropriate, well-located bicycle parking facilities within the de
velopment or along its frontage. This would help accommodate legitimate bicycle demand, prev
ent illegal parking on public footpaths, and support sustainable mobility in the district.




TR BB FE/ B 1Z1E B R Making Comment on Planning Application / Review
SEET

Reference Number:

260821-194555-32793

123 R

Deadline for submission: 01/09/2026

RRZ BRI

Date and time of submission: 21/08/2026 19:45:55

AR B PEERR

The application no. to which the comment relates: A/ST/1053

TRERA . #8/28

Name of person making this comment: 784 Mr. Cheung Hou Wing

ERHE

Details of the Comment :

EEIEE MiE RART BEaRURE TR IR R AR LR i
DUt




MR EIPEE

SE R
Reference Number: 260814-170220-1 8~5 o7

/B %R B R Making Comment on Planning Application / Review

RIS
Deadline for submission: 01/09/2026

125 F 4 R 00
Date and time of submission: 14/08/2026 17:02:20

BRASIRE R A/ST/1053

The application no. to which the comment relates:

TRRREA . HE/EE ' %54 Mr. Lai Shiu Ming

Name of person making this comment:

ERFHE

Details of the Comment :

[APEEEXECHEEE - R ERETEREEEN




ARSI

SE R | '
Reference Number: 260814-230651-34385

&/2B %12 B R Making Comment on Planning Application / Review

1R3ZPREA '
Deadline for submission: 01/09/2026

RRAMREE - 06
Date and time of submission: , 14/08/2026 23:06:51

ARRNFE S ERE AR A/ST/1053

The application no. to which the comment relates:

FRERA . HR/28 5 A Mrs, EE7E

Name of person making this comment:

BER#EE

Details of the Comment : ‘
EEN T ERMMHERED  BUTEMREAIESE  EEBSWTEAM - bUEES
B MATEERMA  TEENHERRECORREHN - RENETHHARAERE -




ThIRSBIPFE/BIZIRH E R Making Comment on Planning Application / Review

SE Rk
Reforence Number: 260815-015835-31690

2 32 PR HA -
E )L (I
Deadline for submission: : 01/09/2026

R HE KSR ' .5Q.
Date and time of submission: 15/08/2026 01:58:35

=1 pe s A/ST/1053

The application no. to which the comment relates:

TIEERAL GR/AE

Name of person making this comment: 76 Mr. .YIP Chun-hei, Bryan

ERHE

Details of the Comment :

AARMLHBPFEEERLRY - REWT -

Eit R it A B A ACHR G R EREE - BEERNRIEER - STTL62681HIARY
BERE /D RO30K - —BREMHSERMSIBKE - AENERXREEZEEMZEEY
4 WIBEWMEIRE SR IEEMETHELFTNERHE - SSTL27TM A APIEEEES - M
MREENETEEREREANRLRNG EMRERESRETHBRMINENERER
RSB - SIBMEFRE - BE  2O0F  ZRYFE—SHLIREAERBE - BERY
AREEE - ERBEHER - BRESASRNARAERNEBRBABES« - HAIER
ERTHEARERLS - HRREAEETREIEISEE -

APIBA—E RIRRERNE - MRMTE—#£F13002EEN - HEADRINBIERA R
M EREE SEEEMETEREMEABTIHEAE  HEEREENAREE
BREDMRENWELEES - HEWNWERERE - HEFRESHEEE - RER
BLE - EMETEEEZEBEBRE U+ BRIENRNERELBERKE AR
iR - —B%ER - HEBAAOR LTS ERERERERERAEBEEAR
O ABEEREREE - IBEA=BARMAETER | BR{EE - ZMTEERE
RICE - HEMAEREAGFERRZREEE - KMMEIRMEEMNEEE -

EME RSN  EFHEAHBELIRGE BEE . ER - HREEP AERIA
BREEBARNENARTE  EERRFEERTAHES  BREZSRMIIX
ESENET  MEHBERERASHWENTE - RNEANERRPBEDTAIHERLE
IS EPIIRIEY) - A EMEREE B HE RS RIRERE - FBUEMNAER -




FIREIPH

SERW
Reforence Number: 260815-222931-20371

/B %1% 2 E R Making Comment on Planning Application / Review

1R 3ZPREH |
Deadline for submission: 01/09/2026

=32 B HA B 5 R 50-
Date and time of submission: 15/08/2026 22:29:31

ARARYIR B R F RS A/ST/1053

The application no. to which the comment relates:

TRERA. #H8/21 4=+ Ms. Chan

Name of person making this comment:

ERHE

Details of the Comment :

Oppose the application. The Applicant does not mention the fact that the proposal is not in line t

o the planning intention of the C(1) zone, that the current residential development is not "primari
ly" a commercial development. A more substantial commercial element should be proposed inst

ead of only a non-domestic PR 0.2.




/B2 HE R Making Comment on Planning Application / Review

FAIREIEREE

SERR
Reference Number: - 260816-1725 1_7-23596

HEAIPREA

Deadline for submission: 01/09/2026

A H R B

Date and time of submission: 16/08/2026 17:25:17

AR REEE  A/ST/1053

The application no. to which the comment relates:

MEERAL @R/218

: N i
Name of person making this comment: I\ Miss HULYING

BEREE

Details of the Comment :

1. HRAERESHEEARRBENESEEE

REERURENTEE SR - 58| EESHIEESHN2EMENEETAEEI30K) -
EEREMTEE2RE ( £863K ) RMIIEBIER ( K9963K ) -

EIEEAE  BARBERNITERIOIERD D EMWLE - RBERERBERL
B BEYEERSEREENEEERREYEEBE - (FRELEFEIENER - A
HILER R -

. RiBEEE—LMNE '
AF—EIRESEDHEEENT - ABEE - AFERERERERRENRBEEE
= - [FEAHIZEA1,456BFAETEN - BEISIAREADKERH -
ENEERE X AIE SN BB ORERT - BEERBEREERNERAKCEOBTE LR - #1ig
HEERNSRBERBE  FEREERUAKAREE -

3. LR R~ H 22 ) ) :

CPERAENERE - AEEE  BREEMEECSAE TR - #AREBHEZRH
HEBE R SRR - BEEM456EEMMBRMADER - HE—PNERAR
fMEiE - REEEERREBER -

4. MBS E RS M RERE

BREAMIBEE THE0) . W BEARERELBERERST - ANEEEEE_
AR - TS - BECEMREEMRE (WERTEE,ZNTEEMEZIEE ) EH
| [EABEEEREEBEMNAEE  ERERAMEBRENTEHEMNE - WIFSHLIRE
AR -

AANERBRENTCEINFENER - BARBEXREBE - BENRIBRERBRA
EENEEEDS SHE XBRAEBEEE D - ERHE A/ST/I05385F - NEKKEME
BEREBE SERAE DUNEHBEEERNEE -




FhIE 2B 5E/E 1ZIE B R Making Comment on Planning Application / Review
SEURTE '

Reference Number: 260813-110909-25069

R REH

Deadline for submission: 01/09/2026

1232 HEA R 5

Date and time of submission: 13/08/2026 11:09:09

BB EIBERSR

The application no. to which the comment relates: A/ST/1053

MRERA . /28

Name of person making this comment: X Ms. Heidy Leung

BER#E

Details of the Comment :
RE W REEA

72 52 L 3B Y T ST 5 B AR It




FhIREI A/ EZIEL B R Making Comment on Planning Application / Review
EEZmI

Reference Number: 260813-174656-80470

1R3ZPRE

Deadline for submission: 01/09/2026

"R B K EE

Date and time of submission: 13/08/2026 17:46:56

AEIRYR B P B RER

The application no. to which the comment relates: AJST/103

"EERA L #H&/21

Name of person making this comment: 3+ Ms. LAU Wing Chi

BER#EE

Details of the Comment :

AARAMPLROMERNBERR—F - RIETIERE

ERIBOEBHTRHATEIEN P EAREEEMTRBERY) (EEEFHF400E600R
BEREBWEN )  HOHERERS4ERERBE_NRFEREETER  MEREE
RGBEREMHRERAZNTE  EZHKEE - MTATNEFTESRERKRORELE
L - T ARREILE T RHEERMD -

REAARE  BF SSLAHANBREZSMUHZEENSZER - BEMRBIUR
FEE - DEREREZHRI -




IR B8 EE/E 1ZIE B B R Making Comment on Planning Application / Review
SERWR

Reference Number: 260813-185237-62105

TREPREH

Deadline for submission: 01/09/2026

#E3Z B 8 A B

Date and time of submission: 13/08/2026 18:52:37

AHRARYVR B RER LR

The application no. to which the comment relates: A/ST/1053

MEERAL H2/2%

Name of person making this comment: ARA Mrs. Terry Tse

ERFHRE

Details of the Comment :

ARAEIEEERN  BE I EREARRS  NRAAETH BERRES
BETEE - BEEN—B -
BRAEREEAEEAALERN - REREESETEN - MR T A
RRERA-E - WASZEARBRELRENRE - YWASEMNE - HAREE
B Mo RETE -




FIRBIERE

Reforence Number: 260814-065114-89064

/B 1Z1R B B R Making Comment on Planning Application / Review

R PREA
Deadline for submission: 01/09/2026

EXAYRER <.
Date and time of submission: 14/08/2026 06:51:14

A RIAIR B S AR |  ASTIL0S3

The application no. to which the comment relates:

MREERA L H8/21

Name of person making this comment: P84 Mr. PANG KAHO

ERHE

Details of the Comment :
A ERE ERAE RS
HISEIR BRI
AOBEBHMGEIAREE




AR B
SEIRM®

Reference Number:

&/721%12 i B2 R Making Comment on Planning Application / Review

260814-084757-39980

1RAZPREA

Deadline for submission: 01709/ 2026

R B AR FE .

Date and time of submission: 14/08/2026 08:47:57
430 2| g iE 4R

AR BB R RS AISTI053

The application no. to which the comment relates:

TEERAL &/28

Name of person making this comment: XL Ms. Selina Yu

ERHB .

Details of the Comment : _

ORAHREBIEE  BEARBEMNERSRL—F  AEREAE  SAPOUEER
[T 4ERE  BROBBETHHEM EETAPIE - RERHERKEZSERRE - Ul
EREEARESHEREFEENM




IR EI RS/
SERR

Reference Number:

E1Zi2 X E R Making Comment on Planning Application / Review

260814-101732-84993

1R PREH

Deadline for submission: 01/09/2026

1225 L #A R B RS

Date and time of submission: 14/08/2026 10:17:32

BEIRYR B P EARIR

The application no. to which the comment relates: AST/1053

MIRER AL &/AH

N . .
Name of person making this comment: I Miss Hui Tung

SRR

Details of the Comment :

[ disagree with the proposal because it will be over-crowded and blocking the view of the other r
esidents in Ravana Garden, Garden Vista and Pictorial Garden. '




= R Making Comment on Planning Application / Review

FIREN e
SERR

Reference Number:

AIERRERY

260814-105438-48840

RAZIREH

Deadline for submission: 01/09/2026

R R EE

Date and time of submission: 14/08/2026 10:54:38

AHRARYIR B RELRR

The application no. to which the comment relates: A/ST/1053

TRER AL #&/28

Name of person making this comment: ¥t Ms. Leung Hiu Yan

ERHE

Details of the Comment : :
¥ EEEST (A/ST/1053) - AAAMREEENERE B TONRSEAXEREE ¥
BABRRARAE BRAFBERMGRE 2 6l : B Ruh ? BMIER ? i NEE
KBEBRBAPEN ? FERUMAZSERBEE - ERIEEHRE - WRIRENE
35 BREREHE . EEEIN M IEATHATEER —ESEHBNME 7
A BT - HORAHSBHETE - RRZIRY -




| EAsEIEES

% [}
2E{RR 260814-111202-04709

Reference Number:

E3ZPREA .
Deadline for submission: 01/09/2026

1235 A RIS R | ‘ 1.
Date and time of submission: 14/08/»2026 11:12:02

AHRARYR B PERR A/ST/1053

The application no. to which the comment relates:

TRERA . HR/EE %+ Ms. Josephine

Name of person making this comment:

BEREE

Details of the Comment :

/%R H 2 R Making Comment on Planning Application / Review

i)
Xt
s
L
Bt

|R% - APRECEFEET  FSRETS  XB—E




MIRE

SERR
Reforer.ce Number: , | 260814-134942-70171

/B#ZIR2E B R Making Comment on Planning Application / Review

IR PRH

Deadline for submission: 01/09/2026

1RAZ A H R B

Date and time of submission: 14/08/2026 13:49:42

AR R SRS A/ST/1053

The application no. to which the comment relates:

TRBR A #2/2%

Name of person making this comment: A+ Ms. sum siu chun

BERHE

Details of the Comment :

RARRA/ST/1053 , '
AARERIE - SIEHSEEN - AR - APARTEERCORIESE  ERBE5

SVERLRERERT - RTEARERLFEKAE  BEE  FE5S%  BAPEA
BArEEREZEM -

o SHSERMARS - BRAEA - ADEMN - ZAHRERCELLREBTURER -




LR EI B 5/ B 1ZIE B R Making Comment on Planning Application / Review
SERR

= 260814-142241-28063 -
Reference Number: 608 o

1232 REA .
Deadline for submission: - 01/09/2026

=y +
?zeng,ﬁ.Eisjzﬂqu‘i o 14/08/2026 14:22:41
Date and time of submission:

SRR SR A/ST/1053

The application no. to which the comment relates:

FREEA L 1EEE 4+ Ms. 1da Chang

Name of person making this comment:

ERHEE

Details of the Comment :

IREEEAE SECHN JBPEFCEEEE  XBRIECHEK

1%



5/ 1121 B R Making Comment on Planning Application / Review

FIREIERR

SEES ‘
Reference Number: 260814-143044-73056

1R 3RIRE
Deadline for submission: ' 01/09/2026

IR HE R ISR ' .an-
Date and time of submission: 14/08/2026 14:30:44

AR EIRRERETR A/ST/1053

The application no. to which the comment relates:

TRERA . HR/21E 554 Mr. Chen Cheng Ta

Name of person making this comment:

BEREE
Details of the Comment : :
[Support and Hope to provide more shopping facility to support the needs of neighborhood. |




#%12 H & & Making Comment on Planning Application / Review

R I B ER B

Reference Number: | 260814-143857-55313

=32 PR 01/09/2026
Deadline for submission:

1232 B K A5 S 2.
Date and time of submission: 14/08/2026 14:38:57

AMGRB RS A/ST/1053

The application no. to which the comment relates:

MEERA L #HE/21%

Name of person making this comment: FE M. CK CHAN

ERHE

Details of the Comment :

To: Town Planning Board

Objection to Proposed Private Residential Development at Tai Chung Kiu Road / On Sum Street
On Ping Street, Shek Mun, Sha Tin (Application No.: A/ST/1053)

I strongly object to the planning application (Sha Tin Town Lots Nos. 626 and 627) to build five
32—34-storey commercial/residential towers for 3,700 new residents. This proposal will impose
unacceptable impacts on our neighborhood, most critically regarding traffic congestion:

Severe Traffic & Road Paralysis (Primary Concern): Tai Chung Kiu Road is already at peak cap
acity. Introducing thousands of residents before major infrastructure like Trunk Road T4 is comp
leted is puting the cart before the horse. Furthermore, the proposed 110 private car parking space
s are vastly insufficient for 1,456 units, which will trigger severe illegal parking and traffic tailb
acks onto main roads. '

Overburdened Medical & Community Facilities: Local facilities, including Yuen Chau Kok Clin
ic, Sha Tin Hospital, and district amenities, are already operating beyond capacity.

Environmental & Visual Impact: The towering structures will create a "wall effect"—blocking v
entilation and open views for Garden Vista residents—while construction and future vehicular e
missions will degrade air quality.

[ earnestly urge the Board to reject this application or mandate a major reduction in density alon
gside independent traffic assessments before any further consideration.




MRS S

SEmT » 7
Reforence Number: 260814-145013-02715

/B %12 E R Making Comment on Planning Application / Review

RITMRE

Deadline for submission: 01/09/ 2026.

RARZEHA KBS E

Date and time of submission: 14/08/2 026 14:50:13

HRARREIPERTE A/ST/1053

The application no. to which the comment relates:

FEERAL !li%/%ﬁ

I\ i
Name of person making this comment: ]\ Miss KT HUI

BR#EE

Details of the Comment :

To: Town Planning Board

Objection to Proposed Private Residential Development at Tai Chung Kiu Road / On Sum Street
On Ping Street, Shek Mun, Sha Tin (Application No.: A/ST/1053)

[ strongly object to the planning application (Sha Tin Town Lots Nos. 626 and 627) to build five
32-34-storey commercial/residential towers. This proposal will impose unacceptable impacts on
our neighborhood, most critically regarding the loss of heavy vehicle parking and severe traffic
paralysis:

Loss of Open Parking & Severe Heavy Vehicle Overflow (Primary Concern): The site currently
serves as an open-air carpark vital for numerous heavy goods vehicles and commercial transport
supporting the local industrial/logistics hub. Replacing it without adequate alternatives will forc
e heavy vehicles to park illegally along On Sum Street, On Ping Street, and Tai Chung Kiu Roa

d. .

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

Overburdened Medical & Community Facilities: Local facilities, including Yuen Chau Kok Clin
ic, Sha Tin Hospital, and district amenities, are already operating beyond capacity.

Environmental & Visual Impact: The towering structures will create a "wall effect"—blocking v
entilation and open views for Garden Vista residents—while construction dust and vehicular emi
ssions will degrade local air quality.

[ earnestly urge the Board to reject this application or mandate a major reduction in density alon
gside an adequate heavy-vehicle parking allocation scheme.




FhIRBI R E/EZIRH E R Making Comment on Planning Application / Review
SE R

Reference Number: 260817-195350-26475

R IRE

Deadline for submission: 01/09/2026

=SS

Date and time of submission: 17/08/2026 19:53:50

ARARREI P HRE

The application no. to which the comment relates: A/ST/1053

TRERAL @&/218

Name of person making this comment: £ Ms. Mandy Choi

BRRFE

Details of the Comment :

As a resident of Pictorial Garden Phase I, I am writing to register my strongest objections to the
proposed development on Lots 626 and 627 (An Shun Street and An Ping Street). The sheer scal
e of this project—five towers reaching up to 34 storeys with a plot ratio of 6.2—is wholly dispro
portionate to our community’s capacity and will bring lasting harm to our daily lives.

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

[Equally concerning is the environmental toll. These looming high-rises will form an unbroken ¢
oncrete barrier along the Shing Mun River, stripping our neighbourhood of natural light and fres
h air while trapping heat and worsening the urban heat island effect. On top of that, our local inff
astructure—from medical clinics to childcare centres and public parks—simply does not have th
e spare capacity to absorb this influx.

Finally, we cannot ignore the protracted construction ordeal. With completion not expected until
2032, residents face six gruelling years of relentless noise, choking dust, and frequent road diver
sions.

[ strongly urge the Board to reject this application and instead pursue low-density community a
menities or open green spaces that genuinely serve the public good.

[Yours faithfully,
Mandy Choi
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Name of person making this comment:

ERFE

Details of the Comment :

.Dear Members of the Town Planning Board,

[ am writing to formally oppose Application A/ST/1053 regarding the proposed conversion of go
vernment land in Sha Tin Shek Mun (Lot Nos. 626 and 627) into high-density private housing. I
nstead, I urge the Board to prioritize the development of stress-relief entertainment and cultural f
acilities that directly address the pressing mental health needs of the Sha Tin community.

Reasons Against Private Housing Development in Sha Tin Shek Mun:

» Severe congestion risk: The proposed 1,456 units would significantly increase traffic along Tai
Chung Bridge Road and On Shun Street, where existing road networks are already strained.

» Public facility overload: Local hospitals, clinics, and community centers are operating at capac
ity. Additional housing would exacerbate demand without corresponding infrastructure expansio
n. ,

» Mental health burden: In 2024, Sha Tin recorded 99 suicide cases, representing 8.7% of Hong
Kong’s total, above the five-year average. Adding dense housing without leisure infrastructure wi
ould intensify stress levels.

« Community imbalance: Sha Tin already has abundant residential projects. Further housing wou
Id worsen the imbalance between housing supply and leisure facilities, undermining quality of i
fe. ‘ ' :

*

[Evidence of Mental Health Challenges in Sha Tin:

« Working-age stress: The majority of suicide cases fall within the 30-59 age group, reflecting pr,
essures from employment, family responsibilities, and housing costs.

» Preventive infrastructure gap: While medical services exist, non-clinical stress-relief spaces re
main scarce, leaving residents without accessible outlets for emotional release.

International Best Prdctic_es:




* Copenhagen (Denmark): Cultural venues and recreational hubs are integrated into urban planni
ng, contributing to its high global happiness index.

* Melbourne (Australia): Community arts centers and sports complexes reduce stress and foster
social cohesion.-

» Tokyo (Japan): District-level entertainment zones, including multipurpose halls and creative st
udios, support both leisure and mental well-being.

[Proposed Alternatives for Sha Tin:

* Integrated Leisure Complexes: Multi-purpose centers combining music halls, theaters, and exh
ibition spaces.

* Sports and Wellness Facilities: Indoor gyms, yoga studlos and climbing arenas to promote bot
h physical and psychological health.

* Creative and Cultural Spaces: Art corridors, outdoor performance stages, and dlgltal entertain
ment hubs (e.g., e-sports centers) to engage youth and reduce stress.

|* Public Restorative Areas: Green plazas and open-air relaxation zones to provide accessible urb
an oases for residents.

Conclusion: , . _ v

The proposed private housing development in Sha Tin Shek Mun would intensify existing probl -
ems: severe traffic congestion, overburdened public facilities, and rising mental health pressures
already evidenced by elevated suicide rates. With Sha Tin’s residential supply already abundant,
further housing would worsen the imbalance between homes and essential leisure infrastructure,
undermining community well-being.

[For these reasons, I strongly urge the Town Planning Board to reject Application A/ST/1053. Th
e land should instead be rezoned for stress-relief entertainment and cultural facilities, which wou
Id provide preventive support for mental health, restore balance to the district’s urban planning,
and contribute to Hong Kong’s vision of a livable and resilient city. :

Yours sincerely,
[Yau Chun Lam Donald (Mr)
Pictorial Garden Resident
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EE: Opposition to Private Housing Development in Sha Tin Shek Mun — Proposal for Stress-

Relief Entertainmenf Facilities

=Rl Internet Email

Dear Members of the Town Planning Board,

| am writing to formally oppose Application A/ST/1053 regarding the proposed conversion of government
land in Sha Tin Shek Mun (Lot Nos. 626 and 627) into high-density private housing. Instead, | urge the
Board to prioritize the development of stress-relief entertainment and cultural facilities that directly
address the pressing mental health needs of the Sha Tin community.

Reasons Against Private Housing Development in Sha Tin Shek Mun:

« Severe congestion risk: The proposed 1,456 units would significantly increase traffic along Tai Chung
Bridge Road and On Shun Street, where existing road networks are already strained.

» Public facility overload: Local hospitals, clinics, and community centers are operating at capacity.
Additional housing would exacerbate demand without corresponding infrastructure expansion.

» Mental health burden: In 2024, Sha Tin recorded 99 suicide cases, representing 8.7% of Hong Kong’s
total, above the five-year average. Adding dense housing without leisure infrastructure would intensify
stress levels. '
e Community imbalance: Sha Tin already has abundant residential projects. Further housing would
worsen the imbalance between housing supply and leisure facilities, undermining quality of life.

Evidence of Mental Health Challenges'in Sha Tin:

» Working-age stress: The majority of suicide cases fall within the 30-59 age group, reflecting pressures
from employment, family responsibilities, and housing costs.

" e Preventive infrastructure gap: While medical services exist, non-clinical stress-relief spaces remain
scarce, leaving residents without accessible outlets for emotional release.

International Best Practices:

» Copenhagen (Denmark): Cultural venues and recreational hubs are integrated into urban’ planmng,

. contributing to its high global happiness index.

e Melbourne (Australia): Community arts centers and sports complexes reduce stress and foster social
cohesion. ,

« Tokyo (Japan): District-level entertainment zones, including multipurpose halls and creative studios,

1
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support both leisure and mentalwell-being.

Proposed Alternatives for Sha Tin:

* Integrated Leisure Complexes: Multi-purpose centers combining music halts, theaters, and exhibition
spaces. :

* Sports and Wellness Facilities: Indoor gyms, yoga studios, and climbing arenas to promote both
physical and psychological health.

« Creative and Cultural Spaces: Art corridors, outdoor performance stages, and digital entertalnment
hubs (e.g., e-sports centers) to engage youth and reduce stress.

* Public Restorative Areas: Green plazas and open-air relaxation zones to provide accessible urban
oases for residents.

Conclusion:

The proposed private housing development in Sha Tin Shek Mun would intensify existing problems:
severe traffic congestion, overburdened public facilities, and rising mental health pressures already
evidenced by elevated suicide rates. With Sha Tin’s residential supply already abundant, further housing
would worsen the imbalance between homes and essential leisure infrastructure, undermining
community well-being. ’

For these reasons, | strongly urge the Town Planning Board to reject Application A/ST/1053. The land
should instead be rezoned for stress-relief entertainment and cultural facilities, which would provide
preventive support for mental health, restore balance to the district’s urban planning, and contribute to
Hong Kong’s vision of a livable and resilient city.

Yours sincerely,
Yau Chun Lam Donald (Mr)
Pictorial Garden Resident
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The application no. to which the comment relates:
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Name of person making this comment: 524 Mr. Poon

BRHE

Details of the Comment :

Request for 24-Hour Pedestrian Access, Covered Walkway Provision, Additional Footpath Link
and Pedestrian-Crossing Improvements at STTL 626 (Application No. A/ST/1053)

[ wish to provide comments on Application No. A/ST/1053. Residents of Pictorial Garden Phase
s I-I1I and users of the Shek Mun Rowing Centre have, for many years, relied on the informal p
edestrian access through the carpark within Lot STTL 626 (currently operated under STT 2218)
as part of their daily walking route to On King Street and the Kowloon-bound bus stop. This acc
ess forms a well-established pedestrian desire line and has been used continuously in daily practi
ce. In addition to this long-standing route, pedestrians also commonly walk across On Ping Stree]
t and climb over a half-leg-high curb at the Shek Mun Fresh Water Booster Pumping Station bou
ndary to reach the leisure path and the shortest walking route toward MTR Shek Mun Station. T
his informal movement highlights the need for a safe, formalised footpath connection in this loc
ation.

All current pedestrian routes from Pictorial Garden III—whether using the north side of Tai Chu
Ing Kiu Road, which measures about 650 metres, or detouring through On Ping Street and On Su
m Street, which measures about 800 metres—require two full signal cycles, resulting in total tra
vel times of about 13 to 15 minutes. Users of the Shek Mun Rowing Centre must walk an additi

onal 150 metres, adding 2 minutes of walking time, bringing their total travel time to approximat
ely 15 to 17 minutes. The situation is further constrained because the footpath on the south side

of Tai Chung Kiu Road terminates in a dead-end at the boundary of Lot STTL 626, preventing d
irect east—west movement and forcing pedestrians into longer detours.

The proposed development will introduce approximately 1,456 new residential units, significant
ly increasing pedestrian demand in the area. The neighbourhood also includes elderly residents,
school-children and sports-facility users who rely heavily on safe and direct pedestrian routes. It
is therefore essential to ensure efficient, safe and barrier-free pedestrian connectivity to public tr
ansport facilities.

The planning drawings submitted by the applicant already indicate a continuous pedestrian path
at approximately +6.00 mPD (grey-shaded zone), as well as an internal circulation route through
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|the 2/F retail area within STTL 626. These elements demonstrate that the applicant has already p
lanned feasible pedestrian corridors within the site. I am not requesting any additional constructi
on beyond what is shown; we request that these indicated pedestrian routes be formally committ
ed as a 24-hour public access path to maintain essential connectivity for existing and future resid
ents.

(We propose a 24-hour access path through Lot STTL 626/STT 2218, either closely alongside the
elevated road of the Shek Mun Interchange or through the 2/F retail area. The proposed route pr

ovides a shorter 650-metre connection and allows crossings within one signal cycle, reducing tot
al travel time to about 11 minutes. This aligns with Hong Kong planning practice, where 400-50
0 metres is considered a comfortable walking distance and 800 metres is generally regarded as t

he upper limit for daily walking access. The improvement benefits a substantial population of ro
ughly 3,000-3,600 residents and 100—150 daily users of the Shek Mun Rowing Centre.

To further enhance pedestrian safety and comfort, I also request that the applicant provide a cove
red walkway connecting On Sum Street via the proposed 24-hour access path to the leisure area
located beneath the Shek Mun Interchange. This would ensure weather-protected access for resi

'| [dents and users of the Shek Mun Rowing Centre.

'With the proposed development, traffic and pedestrian volumes at the junction of On Sum Street
and Tai Chung Kiu Road are expected to increase. The pedestrian flow at this junction should be
considered in the traffic design process, and signal timings for pedestrian crossing should be opti
mised to prevent pedestrians from needing two full cycles to complete a diagonal crossing. A tw

o-cycle wait creates conditions that increase pedestrian non-compliance, often resulting in hazar

dous behaviours such as running across the junction or making illegal crossmgs Optimised timi

ng is essential for pedestrian safety.

The proposed 24-hour access path and covered walkway are consistent with the Town Planning
[Board’s planning principles on walkability, barrier-free access and pedestrian connectivity. Give
n the permanent dead-end constraint on the south side of Tai Chung Kiu Road, formalising this a
ccess path is necessary to maintain safe and efficient pedestrian movement.

To further improve pedestrian connectivity, I also request that a formal footpath connection be p
rovided along the boundary at the Shek Mun Fresh Water Booster Pumping Station and the On P
ing Street keyhole dead-end. This short link would allow pedestrians to move safely and directly
between the development and the footpath along the cycling path at the Pumping Station frontag
e, eliminating the need to cross On Ping Street in order to reach the common leisure route or the
shortest walking route to MTR Shek Mun Station. At present, pedestrians frequently walk across
the carriageway and climb over a half-leg-high curb to reach this desire line, creating avoidable
safety risks and discomfort. Given the existing pedestrian desire lines and the expected increase
in foot traffic from the proposed development, establishing this footpath connection is essential f]
or maintaining safe, efficient and barrier-free movement in the area.

In addition, I ask the Board and relevant departments to consider the operational needs of the Sh
a Tin Community Green Station. The facility occasionally requires short-duration pick-up and dr
op-off activities for visitors, programme participants and small delivery vehicles. A designated te
mporary stopping area—properly integrated with the pedestrian improvements mentioned above
—would help ensure safe interaction between pedestrians and vehicles, reduce ad-hoc stopping
on On Ping Street, and support the continued community function of the Green Station without ¢
ompromising traffic flow or pedestrian safety.

For reasons of pedestrian safety, accessibility, walkability and improved connection to Kowloo
n-bound public transport, I respectfully request the Town Planning Board to consider imposing a
planning condition requiring the applicant to maintain a safe, direct and 24-hour pedestrian acce




ss path through Lot STTL 626 (currently STT 2218), including a covered walkway connection t
b the leisure area beneath the Shek Mun Interchange. In addition, I request that a formal footpat.
h link be provided along the boundary of the Shek Mun Fresh Water Booster Pumping Station a
nd the On Ping Street keyhole dead-end, replacmg the current tnsafe practice of pedestrians cros
sing the road and climbing over a curb. Finally, given the presence of the Sha Tin Community G
reen Station and its need for occasional vehicle pick-up and drop-off activities, I ask that the app
licant and relevant departments consider appropriate kerbside or lay-by arrangements to ensure s
afe and orderly temporary stopping without obstructing pedestrian movement or traffic flow.
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To: The Secretary, Town Planning Board
Objection to Planning Application No. A/ST/1053

| am writing to express my strong objection to Planning Application No. A/ST/1053 regarding the
proposed residential development at Sha Tin Town Lots No. 626 and 627 (An Shun Street and An Ping
Street, Shek Mun). The proposal to build five 32-to-34-storey residential towers prowdlng 1,456 units at a
‘plot ratio of 6.2 will severely impact our local community for the following reasons:

1. Severe Traffic Congestion: Adding nearly 1,500 residential units will cause massive traffic gridlock
-along Tai Chung Kiu Road, An Shun Street, and An Ping Street, while further overwhelming the already
saturated Shek Mun MTR station.

2. Wall Effect and Microclimate Deterioration: Building five high-rise towers up to 34 storeys will create a
massive visual barrier, blocking natural ventilation and sunlight along the Shing Mun River, intensifying ’
the urban heatisland effect. - :

‘3. Overburdened Community Infrastructure: Shek Mun lacks sufficient public space, medical facilities,
and child care services. Allocating prime land to private housing without adequate public amenities

drains vital neighborhood resources.

4. Protracted Construction Nuisance: With completion expected in 2032, surrounding residents will
suffer through six years of severe noise, dust pollution, and temporary road ctosures. '

| strongly urge the Town Planning Board to reject Application No. A/ST/1053 and prioritize low-density
community facilities or green spaces instead.

Yours faithfully,
Choi Man Tan |

Resident of Pictorial Garden Phrase |
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xE: Strongly opposition to planning application for rezoning and construction of 5
residential blocks opposite Garden Vista

#Al: Internet Email

A /ST//wi

To: Secretariat, Town Planning

| am a resident of Garden Vista and am writing to express my strong opposition to the planning application
regarding the proposed rezoning and construction of 5 residential blocks on the government land opposite
Garden Vista. My objections are based on the following grounds:

1. Overburdened Traffic Network: The existing road capacity and public transport infrastructure in the area
are already saturated. Constructing 5 high-density residential blocks will drastically increase the local
population and traffic volume, inevitable worsening congestion and exacerbating traffic bottlenecks in the
surrounding area.

2. Inadequate Community Facilities and Infrastructure: A influx of new residents will exert immense pressure
on existing community facilities, including healthcare, schools, recreational spaces, and retail amenities, which
are already insufficient to support rapid population growth.

3. Adverse Impacts on Visual Quality and Ventilation (Wall Effect): The proposed high-density, high-rise
development will cause severe visual obstruction and blockage of natural light and airflow for neighboring
developments, leading to permanent degradation of the living environment and quality of life for existing
residents. '

4. Environmental and Noise Pollution: Noise, air pollution, and light nuisance generated during the
construction phase and subsequent post- occupancy phase will severely disturb the daily lives and health of
nearby residents.

In light of the above reasons, | strongly urge the Town Planning Board to carefully consider the concerns of
local residents and reject this rezoning application, so as to safeguard the Ilvmg guality and sustainable
development of our communlty :

Objector (Resident): __Li Ching yee Contact Number: _

Date: Day __ 28 /Month _8 /2026
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To: Secretary, Town Planning Board

By hand or post: 15/F, North Point Government Offices, 333 Java Road, North Point, Hong Kong
By Fax: 2877 0245

By e-mail: tpbpd@pland.gov.hk

The application no. to which the comment relates A/ST/1053

BREE (WERE > FHEHH)
Details of the Comment (use separate sheet if necessary).

o 1E 7 R R B

TREEA | HY LT

Name of person/company mjaking this comment HRE

e 4 HEH

Signature ﬂ Date 27/8/2026
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B/B 1212 B R Making Comment on Planning Application / Review

AR EERE
SE RN

Reference Number:’ 260831-1 00739—86293

1R3ZPRER

Deadline for submission: 01/09/2026

=32 HH K R fE

Date and time of submission: 31/08/2026 10:07:30

AR R B RE SR

The application no. to which the comment relates: AJST/103

TIRERAL ®R/218

Name of person making this comment: 3+ Ms. chiu sau ching

ERFHE

Details of the Comment :

we are the residents of Garden Vista where facing directly to the Planning area. this proposed co
nstruction will higly affect the environment both in terms of air conditions and noise level. more
over, transportation can't afford this coming large population.

therefore, we strongly against this proposal.

44
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The application no. to which the comment relates: AST/1053
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Name of person making this comment: ]NE Miss Andrea Lam
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The application no. to which the comment relates: A/ST/1053

FIRERAL HR/2H

Name of person making this comment: Ft4 Mr. Kao Chun

BERHE

Details of the Comment :

[ am a resident of Pictorial Garden. I write to object to the Section 16 Application (Application
No.: A/ST/1053) (“the Application”) on the following grounds:

1. Contravention of the Planning Intention

According to the Outline Zoning Plan (OZP), the subject site is intended “primarily for commer
cial developments... functioning mainly as a local shopping centre serving the immediate neigh
bourhood.”

The Application proposes a predominantly residential development, with a domestic plot ratio of}
6.0 (97%) and a non-domestic plot ratio of only 0.2 (3%). This is clearly inconsistent with the pl
anning intention of providing commercial facilities and employment opportunities for the local ¢
ommunity. The proposal would effectively convert a designated commercial site into a residential
| development and undermine the objectives of the OZP.

2 -Leoss of Scarce Commercia d

Commercial land in the district is extremely limited. Despite the large residential population in t
he surrounding area, there is no shopping centre in the district. Residents of Pictorial Garden and)
nearby developments have long relied on facilities outside the area for daily needs. The nearest
major shopping mall, Fortune City One, is approximately a 20-minute walk from Pictorial Garde|
n. -

Section 4.1.2 of the Supporting Planning Statement (“the Planning Statement”) states that the pr
oposed development will provide a suitable amount of non-domestic floor space for retail uses t
o serve future residents. The Application appears to focus only on future residents while overloo
[king the needs of the existing community. This is again inconsistent with the planning intention

of the commercial zone under the OZP, which is intended to serve the “immediate neighbourhoo
d” rather than the new proposed residential development.

Although the retail and commercial property market has weakened following the COVID-19 pa




ndemic, land-use planning should adopt a long-term perspective and respond to the enduring nee |
ds of the community. Temporary market conditions should not outweigh the district’s shortage 0
f retail facilities and commercial amenities.

3. Aggravation of Existing Traffic Problems

Traffic congestion has long been a serious problem in the district, particularly during peak hour
s. The Application would introduce a substantial population through 1,456 residential units, a sc
ale comparable to the total number of units in the three phases of Pictorial Garden (1,734 units).
Together with the proposed 403 parking spaces, the development would generate significant add
itional vehicular traffic and travel demand, worsening congestion and reducing road safety.

According to Section 2.2.5 of the Traffic Impact Assessment (“TIA”), three key junctions, namel
y Shek Mun Interchange (“J1”), Tai Chung Kiu Road/On Lai Street/On King Stréet (). 5, and
Tai Chung Kiu Road/Fo Tan Road/Sha Tin Road (“J77), are identified as exceptions to the gener
al finding that assessed junctions would operate with spare capacity in 2025. This indicates that t
hese junctions already have limited capacity.

The TIA concludes that the road network would operate satisfactorily in 2036 on the assumption
that planned improvement schemes will be implemented. Table 5.2.2 shows that the projected pe
rformance of J5 and J7 depends on completion of the schemes. However, the TIA provides no ev
idence 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 im
pacts is therefore not fully substantiated.

4. Increased Pedestrian Congestion and Pressure on Public Transport

The applicant estimates that the proposed development will introduce approximately 3,785 addit
ional 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 crowd
ed services and greater competition for taxi services during peak periods. Existing and future res
| [idents may therefore experience a decline in public transport convenience and service quality.

While the TIA concludes that pedestrian and public transport facilities would continue to operate
within acceptable capacity limits, it does not specifically address waiting times, queue lengths, b
oarding opportunities or passenger comfort. Accordingly, it does not fully demonstrate that the e|
xisting level of service will be maintained.

5. Increase in Traffic Noise

Residents of nearby developments already experience traffic noise from existing roads. The addi
tional vehicular movements generated by the proposed development are likely to further increas
e noise levels. :

Section 5.2.3 of the Planning Statement acknowledges potential noise impacts. It predicts traffic
noise levels of up to 78 dB(A) during operation and proposes mitigation measures including enh
anced acoustic balconies and acoustic windows. However, these measures are intended only for

future residents and do not address impacts on existing communities. Existing developments suc
h as Pictorial Garden, Garden Vista and Ravana Garden were built more than 30 years ago and d
0 not have comparable noise mitigation features. Any increase in traffic may therefore further di
minish the living environment of existing residents.

6. Excessive Building Bulk and Wall Effect




The Application proposes three residential towers on STTL 626 and two residential towers on S
TTL 627, reaching 123-130mPD, making them among the tallest buildings in the district.

Given their height, scale and proximity, the combined effect of these towers would create excess
ive building bulk and a significant wall effect along Tai Chung Kiu Road. This would adversely
affect the visual character of the area and reduce the sense of openness within the streetscape. Fu
rthermore, the visual impact assessment relies mainly on distant viewpoints rather than street-lev,
el views along Tai Chung Kiu Road, where the development would be experienced most directly
by the community.

[Even from more distant viewpoints, the photomontage for Viewpoint 2 (MMH/CE19/TO4/PR/F
1G/5.3) shows that the proposed development would form an overly wide building mass extendi
ng beyond the ridgeline backdrop. Its visual presence would therefore be incompatible with the s
urrounding urban and landscape context.

In addition, the substantial building mass and wall effect are likely to impede wind penetration a
nd natural air circulation, adversely affecting pedestrian-level ventilation and contributing to urb
an heat island effects.

7. Deterioration of Privacy

The proposed residential use is also incompatible with the surrounding environment from a priv
acy perspective.

[Under the existing planning intention for commercial development, office spaces are generally o
ccupied during weekday working hours when many residents are away from home. Residents ca
n therefore enjoy a reasonable level of privacy during evenings, weekends and public holidays.

In contrast, residential premises are occupied throughout the day and night. The introduction of
multiple high-rise residential towers immediately adjacent to existing developments will create ¢
ontinuous and direct overlooking between residential units. This will result in a substantial and p
ermanent loss of privacy for neighbouring residents and diminish their enjoyment of their home
S.

Conclusion

The Application places considerable emphasis on increasing housing supply as a public policy p
riority. While the need for additional housing is acknowledged, such housing should be accomm
odated on suitably planned sites and should not come at the expense of the living environment, u
rban amenity, transport convenience, privacy and overall well-being of the existing community.

For the reasons set out above, I respectfully invite the Town Planning Board to reject this Sectio
n 16 application. - :
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MTR Corporation Limited : ' ' ’
EBEBHBLT | 3 M I R | / ‘

Secretary, Town Planning Board . Our ref: T&ESD/E&IC/ES/EnvE/L1340

15/F, North Point Government Offices,
333 Java Road,

North Point,

Hong Kong o  Date: - 18EP 2026
By Post and Fax
(Fax no.: 2877 0245)

Dear Sir/Madam,

Comments on the Section 16 Planning Application regarding Proposed Flat with
Permitted Shop and Services, Eating Place, Social Welfare Facility and Public Vehicle
Park (excluding container vehicle) on Government Land at STTL 626 and STTL 627 in
Shek Mun, Sha Tin

(Application No. A/ST/1053)

Operational Railway Noise Concerns

The Corporation has, in general, no objection to the captioned Section 16 application
(Application No. A/ST/1053) for proposed flat with permitted shop and services, eating place,
social welfare facility and public vehicle park (excluding container vehicle) on Government
Land at STTL 626 and STTL 627 in Shek Mun, Sha Tin. As the proposed development is
situated close to the MTR Tuen Ma Line (TML), noise from train operations could have a

potential impact on any future occupants.

We understand that the applicant has already conducted a Preliminary Environmental Review,
including a Railway Noise Impact Assessment (RNIA), which will be reviewed by the
Environmental Protection Department (EPD) to ensure full compliance with the statutory

" requirements. From the RNIA, we noticed that typical innovative noise mitigation designs
(INMD), including acoustic windows and enhanced acoustic balconics, are the key mitigation
measures of railway noise impact. The predicted noise levels at some of the noise sensitive
receivers are only marginally within the applicable noise limits.

We wish to caution that the proposed residential development will comprise noise sensitive
receivers located approximately 40 m from the TML and may be subject to airborne railway
noise impacts. It is therefore essential for the development proponent and its consultant to
ensure that the mitigation measures proposed in the RNIA are practical, effective and fit for
purpose. We recommend that the development proponent conduct on-site noise measurcments
to verify the assumed noise reduction effectiveness of the INMD, ensuring that the noise
Jevels at all residential floors comply with the relevant statutory criteria prior to occupation.

01-SEP-2026 10:21 ' I 9% P.001
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.
MTR Carporation Limited -
FRMRAMLN 3 MTR

Our ref: T&ESD/E&IC/ES/EnvE/T. 1340
Date: -1 SEP 2026

Should approval be granted to the Section 16 Planning Application we respectfully urgc‘thc
Town Planning Board to give due consideration to our concems and 1mpo>e appropriate
development requirements through planning approval conditions. :

Should you have any queries, please feel free to contact our Lead Environmental Manager Ms.
Catherine Leung at

~Yours faithfully,

Chan Hing Keung
Chief of Operations Engineering Service & Innovation

Assistant Director of EPD (Environmental
Assessment)

Dr. LAW Chi Wing - Priﬁcipal Environmental Protection Officer
(Assessment & Noise)

c.c Mr. TAM Cheuk Wai, Gary
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MR PR/ BRZIELE

SER
Reference Number: ~ 260901-114058-64466

5 Making Comment on Planning Application / Review

B3 PRER ' - :
Deadline for submission: 01/09/2026

B3 HEA B SR A
Date and time of submission: 01/05/2026 11:40:58

BRAREIPBHER A/ST/1053

The application no. to which the comment relates:

RREA, EEER | 2+ Ms. HE

Name of person making this comment:

ER#EE

Details of the Comment :

[EEREESEhARE LI BE

i



FAIREN RS

SE R '
Reference Number: 260901-114340-88821

/B %R E R Making Comment on Planning Application / Review

123 PRER
Deadline for submission: 01/09/2026

H B
1232 H A RIS . 01/09/2026 11:43:40
Date and time of submission:

BRI IRE PR A/ST/1053

The application no. to which the comment relates:

TRERAL E&B/218

Name of person making this comment: FoE Mr. Chan

BERFHE

Details of the Comment :

1EEHEBEERIRS - DURERBREIRIE

REE/MEEAHE LI A/NEBY - DURBIRASRBEEINE LIhE S
JEEMREST UHEERBEHE#X - #F2AME™
WERBAFERRE @ R5IBRKRBERBE

SIBEREIIMBE IS

+5



FhIR B PRE/BZIRH E R Making Comment on Planning Application / Review

SEUR | |
Reforence Number: ~ 260901-114831-52340

IR IRER . |
Deadline for submission: 01/09/2026

1855 B R IS o .
Date and time of submission: 01/09/2026 11:48:31

AR RS R AST/053

The application no. to which the comment relates:

TRERA HE/EE - 2+ Ms. BINE

Name of person making this comment:

ERHE

Details of the Comment :

BEBUBERBRLDD  EEATREMHIERERE - DUeERELSE - WEIIE
EELHMETREERD  EEUERNREBUMMREEZRY - BIHI2IHRE=EH
RERRE  LUIETREBLEEERRE -




FRIRBIEREE/E 1ZIZ2H B R Making Comment on Planning Application / Review
SEREN®

Reference Number: 26090 1-115211-73156

X PREA

Deadline for submission: 01/09/2026

=32 B HA K I T

Date and time of submission: 01/09/2026 11:52:11 .

BRARYIR B PEEAR R

The application no. to which the comment relates: A/S_T/1053

TREERA . /28

Name of person making this comment: 5o Mr. LO

BRHE

Details of the Comment :

BRI MERBEEZAREFES (ASHR/\E) - APFIRREEN - EHZHEENR
it - BINBEFEZAFRNRNZAEHRA B RAMKERE -
EEEXEAFESRETERSEIIGEIRKS - RIS - X
AEBERESE

1+



FIRENERER
SERR

Reference Number:

/B2 HE R Making Comment on Planning Application / Review

260901-115524-23388

1A PR

Deadline for submission: 01/09/2026

1232 B R B ]

Date and time of submission: 01/09/2026 11:55:24

B S RERR

The application no. to which the comment relates: A/ST/1053

TERRAL H8/218

/)N i
Name of person making this comment: I Miss WONG

BRFE

Details of the Comment :

ZRRBEREAE  ARMIISABEEWRE - 55 - BUTLERRERES
B BEEABGTAESRSEENRENS - BHEOT  BAARERBLEERE
Bisit T TR A RS HEEE BTSSR B8

(REN B RBETREE - AiFEHT  IREEPATNERESES




&/Z 1Z1E 1B R Making Comment on Planning Application / Review

FIRBIER

X1 .
Reforence Number: 260901-120126-90443

epe: B
Deadline for submission: 01/09/2026

1233 A 43 R B ' e 1901+
Date and time of submission: 01/09/2026 12:01:26

AR s R ASTI0S3

The application no. to which the comment relates:

TRERAL @R/2%8 St Mr. AU

Name of person making this comment:

ERHFB

Details of the Comment :

[FemmEas - BREARRERLZ BRI -




MIREN RS
SER

Reference Number:

/B ZIRE E R Making Comment on Planning Application / Review
260901-120305-01873

1EATPRER

Deadline for submission: 01/09/2026

232 HHA K s ]

Date and time of submission: 01/09/.2026 12:03:05

A BARYRE| R A 4R R

The application no. to which the comment relates: A/ST/1053
TIRER AL R2/2818 %=+ Ms. HO

Name of person making this comment:

ERFS

Details of the Comment :

R E BT LSRR — 1@@@*%‘5’]‘?/!}\ BEFARRE . KAGmEET - BE

BEAZBHESEHKEAE @ BE&HE  FELABENERHS - 5 zﬁzﬁ/quﬂEﬁAﬁq
—{E




R EI#A/E %R 2 R Making Comment on Planning Application / Review
SERWR

Reference Number:

260901-120647-73643

1R MR

Deadline for submission: 01/09/2026 -

R A

Date and time of submission: 01/09/2026 12:06:47

ARARYR B R R 4R 5R

The application no. to which the comment relates: A/ST/1053

rREEA , HE/SE

Name of person making this comment: - ®EMs. LAM

ERFHE

Details of the Commeént :

HEERBRTTENERNG - BABYALHEERVEANRBREY - MERBHE®L
NER  BYEZRHEE - MEF/EXTENEE - BFUEERBYIFHE -
FEEWE—HRENSIE - '

BARLEBNZEARBOBNRE - T REEES626627HEZET - BFIE &N
BEmzE - UBgKHR




/2112 1 E R Making Comment on Planning Application / Review

FIRBIREE

BRI
Reforence Number: 260901-120906-477 1v6

R BRER
Deadline for submission: 01/09/2026

1R 32 H HA K =5 ’ .00-
Date and time of submission: 01/09/2026 12:09:06

AR BB R A/ST/1053

The application no. to which the comment relates:

TRERA . #H8/2% , T4 Ms. BIZ1E

Name of person making this comment:

ERHE
Details of the Comment :
E%ﬁ*ﬁ BFAERBESENEES -
Sl BRI ARG - BEEABOK . FEEBAE EE%HEEHLL%E?Z% g it -
EERAEEMS | tEA— ekt - BREE—ERAENERNES FLR |

%2



FIRBI R
SERIR

Reference Number:

/B 1ZIRH E R Making Comment on Planning Application / Review

260901-121133-64136

1R3ZFRAA

Deadline for submission: 01/09/2026

RRZHEARKE

Date and time of submission: 01/09/2026 12:11:33

AR B R A R

The application no. to which the comment relates: A/ST/1053

TRERA L E&/B%

Name of person making this comment: 78 Mr. CHAN

BRFHE

Details of the Comment :

R AEmEthEREET - MR R EREET - RERIUE RIRB ARG E i
75 - RAERFEMTALEEEERRNE B HEAETEEXEATIIERER
LIt EERNEZE A EEEEEMAAE - .




TR BB/ B 1ZIR B R Making Comment on Planning Application / Review
SE R ’

Reference Number: 260901-121304-46536

1RAZPREA

Deadline for submission: 01/09/2026

232 H HA K s

Date and time of submission: 01/09/2026 12:13:04

BRRYHE B RE R

The application no. to which the comment relates: A/ST/1053

TEERAL R/218

Name of person making this comment: A 78 Mr. HO
BEREE

Details of the Comment :
ERARTEEMNRENARFES .
APRBEAAERSE  —ALANAREESELEAN




TR BIER A /B 1Z 1R 1 E R Making Comment on Planning Application / Review
SE R

Reference Number: 260?0 1-121527-63325

R3ZPREA

Deadline for submission: 01/09/2026

1232 H 3 R B

Date and time of submission: 01/09/2026 12:15:27

AR

The application no. to which the comment relates: A/ST/1053

FRERAL HE/ABE

£
Name of person making this comment: FE M

BRHE

Details of the Comment :

EINAFEZBHIR - #A811 A - 284F%E

| PR B SRR B AR O EHEAPIEMUEN - EER TR - FRihRgs
SREX  FEfL - BEURERESTIERWEILRIRA O REME - DaFE8E
RAEFRE - ABBERLZOERENTZEO - AZENSRIAHSB+FIEO -




i 78 8|35/ B %18 B E R Making Comment on Planning Application / Review

SERM
Reference Number: 260831-153102-05596

A PREA '
Deadline for submission: 01/09/2026

H 75 +
1232 H A R s . 31/08/2026 15:31:02
Date and time of submission:

AR EIEBEE AR TR A/ST/1053

The application no. to which the comment relates:

TEEEA, HE/AE

Name of person making this comment: %t Ms. Ho Ching Ting

ERERB

Details of the Comment :

BR - MIRBIRBARIE A/ST/1053 RRRENIER

EEEAR RNV EEMRBEBRA L tEESERET  Bi5 - BE - HEENRER AR
FES

KA HBAPIZFH-SEEET O ( Grandtech Centre ) WABLIEA - CRAKEEF
RRIEPL ~ EEREF - B LR ERE (4RI A/ST/1053 ) BEBRBEREBENE
& RHPMTMERAMEZET :

. ZEHRRRERRE CEITERMN

T HRAMTIBEENTTEFER - ARNBOISHRIEEAE  SHEAAEEEER
5 BEEERYRERED EE - RBE L TRATREECRR  2¥E—FELS
HIRAEIBE -

2. BAESAEBERE . '

BRI ZPHEBMSSEAEMENFH - AREZHRETHENER - BERER
HBTNEEARER  FARESEENERREASRE - ERAEABERERY
BRA - REMNERFHNBERBERZRINERSE -

3. BRI AR A ORI L R BET

RIBVGRE - ZEBEENEFHAOBRRLZEE - HMA+TIEE - ARELER
EHBNARBRER  DURERETEANEER  IERBRER  52HEHETF
HEL  HWEHAREETERNESEERELEREGR - EAESMBRUBENRBIA
= FEERYEREPORBEAFPHBENLERRE -

4. NEFBEHELZEIERE
BEAMRAFSERRE TEHNTARSCEEEN  EFBREETERSIAR

%6



TEEA - SAAEN T ASEE, AR HEEPOASREETANBRESE
RLIRE - , '

AR

ER FTAHRERE - BABCRBFEESHNEAER  RABRERTHRIEES
HEEHEEIRPER  BOEEES LERRE - ROWIES

c BREMGZBEENRBERETL (TIA) WEERTSERER ;
cBRPFFAERRBEMEAD -  SRESBHERAHE (ANKFELZAOBBRTE
ZOE ) ; K

- WARLREYTHRELERN - MRELGFRARERFNGERSEHRES -




IR B P 5/ B %R R Making Comment on Planning Application / Review
SEEWR

Reference Number:

260901-150932-05368

1E3ZPREA

Deadlme for submission: 01/09/2026

R H AR ESE

Date and time of submission: 01/09/2026 15:09:32

HRARYRE BB IR

The application no. to which the comment relates: A/ST/103

Name of person making this comment:

ERFHE

Details of the Comment :

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 capa01ty adopte
d for the assessment.

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

‘| B- For section 5, please clarify the trip generation/ attractlon of retails facilities are included in th
e assessment. :

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

- 15. Refer to the junction capacity assessment in section 5.2, the resefved capacity ratio of J1 redu
ced 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 queues [200m to 300m] always observed on Fo Tan Road (NB) towards Yuen Wo Road
during AM peak period, please confirm the proposed junction improvement had 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 fran
chise bus can turn at the same time. , _
Cc)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 approv,
al condition.

LF



7. For section 5, the traffic impact assessment only assessed the junction performance during we
ekday AM and PM peak period. It is noted that event/ learning centres at Kings Wing Plaza (I &
1) will attract and generate numerous traffic and pedestrian during weekend, please clarify the a
11 nearby junctions could operate with ample junction capacity during weekend.Please also confi
rm whether nearby car park can cater the parking demand during weekend and construction peri
od. ‘

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

0. Refer to notes (1) and (2) of table 5.5.5, Table 5.4.4a and Table 5.4.2a is absent in the report, p
lease supplement further information as illegal 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
trip, please clarify sufficient bus stop queueing area in the nearby bus stops.

11. Refer to table 6.5, there is only one bus route (special route) located in the most southern bus
layby, please clarify that adopting 4 nos. of laybys at Tai Chung Kiu Road SB in the assessment
is valid. Otherwise, traffic measure should be proposed to avoid bus waving/ tail-back issue.




FhiRBI g/ EZIRH ER Making Comment on Planning Application / Review

SE iR
Reforence Number: 260901-233906-82243

RAPREA :
Deadline for submission: 01/09/2026

R HE KRB 20
Date and time of submission: 01/09/2026 23:39:06

BRI E B ERR A/ST/1053

The application no. to which the comment relates:

"RERAL HB/218

Name of person making this comment: 3t Ms. Fung Hau Ling

BRREE

Details of the Comment :

w LR BB - RABU TR R KT

1.STTL626 8 GEZAF SRR BIMIRSAURLL - INRIL R MK - &L
= - EESAFESRRENRSMIAML - MR HKIEMRLABEREES - M
BEHSRNEERRELAENTE  BHUERXBNRENEE -

D ABIEAETS - B - MK RHKIESTEHRMWIBIERE - SRS =R - IKE
SHBANERRE - AHERCARSERGSEFERAMIEANRL  ENMLEZSEERRE
REERHIE—BEAENARERS  BERCENE LEERESHE - WBAEER
I8 o L AABBEETRBEARFHIL - MKW RHKIEBFRRE - SERE
ROSRIE - IDMIE RKIG R BB S ? MRARENTE  EHBEEEIER
A BEMESAEEERRENER - B0 7 LIiFRERIRENEE -

JERETRREE—EARAREFESHNINS - BEARFESNRELRBEHEZER
EEN ? FRARERARFESHNRELR  HRXBEEBRNS RRZVTHIEER

% REACHEE; EMEtBLITRE  AREERGHELHARLERNES - i
MEZENARFESKEMARCHEEBBRRIBNIER  HHERBELEERTE - &
[BASBAREENBEERNEEIR ? RIBPFHE - BBNLARFHEEEEME L -
EMES - ELFHESERREMET TN - LURVPERYNSE - BNKRE LR ?
59k - STTL626 i B M BMAAFIRERKIBEE - HERKBESTEENERES
RAWFE -

4 ERAEESTTLO27THI B BB EENREES VEPL) - FARRXS - BHLER
FREEEREEE ? WERSESRFEERRAEN - LUIRETRNEE - BE
REERREN EEMEZBNETRREAR?

3 -




OUrgent OReturn receipt OExpand Group ORestricted CPrevent Copy ' g?

tpbpd/PLAND

FhE: I

H4BR: 20265E09 801 A2 23:24.

Wt tpbpd/PLAND

xE: A/ST/1053 CEDD Tai Chung Kiu Road / On Sum Street, Shek Mun
B Al Internet Email

A/ST/1053 CEDD

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)) and GL 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

Site Area: STTL 626: About 8,015sg.m / STTL 627 About 4,116sq.m

Zoning: “Commercial (1)” _

Applied development: 5 Towers — 1,466 Units / Shop and Services / Eating Place / Social Welfare Facility / 110
Public Vehicle Park / PR 6.2 / 130mPD / OS 3,785sq.m / 413 Vehicle Parking

Dear TPB Members,

Strong Objections to what should be a Sec 12 application, yet another conversion of a Commercial site to
Residential. This trend is short sighted and based not on any sustainable vision of the development of the city
but a quick way to replenish government coffers vis land sales.

Of course, CEDD trots out the usual demand for housing blah blah, but this in effect the demand is not for
housing but for investment products for Mainland entrepreneurs. The HKSAR has learned no lessons from the
fall of the property market in China. The government there can change its policies at any point with strong
impact on the housing market here.

Sites that were intended for and should be used to provide employment opportunities for the local population
are disappearing. Even in the Northern Metropolis there are already multiple applications to effectively
rezone land intended for enterprises to residential. This at a time that the administration is constantly
insisting that it is attracting increasing numbers of international businesses to establish production here.

In order to save money, the parking facilities will be above ground. No images provided but for sure two very
ugly podiums. The need to provide so much parking leaves little room for community facilities and

shops. The location of the shops so far from the street means that their use will be restricted to at most
convenience stores and cram schools. The contraction in the retail sector makes locations with restricted
footfall untenable.

The location is most undesirable for residential use with wide and very busy highways on most sides,
indicating noise disturbance if windows are opened and high levels of air pollution. The "C" zoning reflects
these issues.



OUrgent OReturn receipt TExpand Group CRestricted OPrevent Copy

The applications should be rejected. Generating quick revenue for the adminstration is not a justification for
inappropriate land use.

Mary Mulvihill



