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Executive Summary 

 

This planning application under section 12A of the Town Planning Ordinance (s.12A application) 

is submitted by Toco Planning Consultants Limited on behalf of Ka Fuk Services Limited (the 

Applicant), which is the operator of Koon Yam Tong in No. 13 Nim Wan Road, Ha Pak Nai, Lau 

Fau Shan, Yuen Long, New Territories. It is for the agreement of the Town Planning Board to 

amend the zoning of a site covering Lot No. 118 in D.D. 135 (the application site) from “Coastal 

Protection Area” (“CPA”) to “Government, Institution or Community” (“G/IC”) on the Approved 

Sheung Pak Nai and Ha Pak Nai Outline Zoning Plan (OZP) No. S/YL-PN/9. The proposed 

“G/IC” zone will facilitate the continual operation of the existing Pre-cut-off Columbarium with 

967 niches in Koon Yam Tong. 

 

The existing New Territories Exempted House (NTEH) on the application site was built in 1981 

and has not been demolished or re-built. In view of the public demand for columbarium niche 

spaces in Hong Kong in the past 40 years, as well as the site suitability for columbarium use 

due to its isolated location, the NTEH has been renovated and operated as a columbarium 

under the name of Koon Yam Tong since 2010. In response to the requirement of Private 

Columbaria Ordinance (PCO) in 2017, the Applicant had submitted a private columbarium 

licensing application to the Private Columbaria Licensing Board on 6.3.2018 to apply for a 

Licence for Koon Yam Tong. The Applicant had fulfilled a series of specified requirements and 

obtained the Approval-in- principle Temporary Suspension of Liability (TSOL) on 11.11.2021, 

and further obtained a 3 years extension for the TSOL on 8.11.2024. This s.12A application is 

submitted partly to comply with the licensing requirements under the PCO and partly to satisfy 

the town planning requirements. 

 

Planning and technical assessments have indicated that this s.12A application is well justified. 

The application site is suitable for columbarium use as it is located at a secluded and tranquil 

location, and is far away from residential development. It is also visually obstructed by slopes 

and mature trees. This s.12A application will not propose any new building. The applied use is 

only confined within the NTEH which is small scale in nature, and is compatible with the 

surrounding rural character. In order to minimise any possible impact on technical aspects that 

may arise from the subject development, as well as to avoid any potential unnecessary 

disturbance to the surrounding area as far as practicable, the Applicant has proposed to largely 

reduce the number of niches in Koon Yam Tong to no more than 967 from originally 3,162. An 

all-year-round-visit-by-appointment-and-management-system will be implemented, and all 

visitors are required to pre-book with the Applicant and are advised and encourage to go to and 

leave the NTEH by taking the existing public mini-bus service. The opening hours will be 

changed from 9:00am to 4:00pm from Monday to Friday (excluding public holidays), and 

extended only from 7:00am to 5:00pm from Monday to Friday (excluding public holidays) within 

4 weeks before and after Ching Ming Festival and Chung Yeung Festival. The number of 

visitors per (30-minute) session will be limited to 4 persons only. All appointments must be 

made at least 2 days in advance, and Koon Yam Tong opens only if there is confirmed visiting 

appointment, otherwise it remains closed with no staff on duty. 
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In view of the above, the subject development will not result in any significant adverse impacts 

on land use, traffic, environmental, drainage, sewerage, landscape, visual and ecological 

aspects of the locality. Burning of joss papers is strictly prohibited within the site. Due to its 

secluded location, small scale, new measures and new policy initiatives, this application will not 

set an undesirable precedent for similar applications in the area. It will help meeting part of the 

urgent demand for columbarium niche spaces in Hong Kong. The internet memorial service 

provided by the Applicant can take of the filial descendants who emigrated overseas to pay 

respects to their ancestors. 
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行政摘要行政摘要行政摘要行政摘要 

(內容如有差異，應以英文版本為準) 

 

嘉福服務有限公司 (申請人) 是新界元朗流浮山下白泥稔灣路 13號觀音堂的經營者，現透

過達材都市規劃顧問有限公司，根據城市規劃條例第 12A條向城市規劃委員會遞交修訂圖

則申請，將位於丈量約份第 135約地段第 118號 (申請地點)，由現時在上白泥及下白泥分

區計劃大綱核准圖編號 S/YL-PN/9內之「海岸保護區」改為「政府、機構或社區」，以協

助將現時在觀音堂內的截算前骨灰安置所，當中存放的 967個靈灰位能夠繼續運作。 

 

申請地點內的現存新界豁免管制屋宇 (屋宇) 於 1981年興建，至今再沒有拆卸或重建。鑒

於公眾在過去 40 年來對骨灰位的需求，加上申請地點因位於偏遠地方而很適當作靈灰安

置所用途，該屋宇於 2010 年進行翻新並改為現時名為觀音堂的靈灰安置所用途。申請人

因應 2017 年私營骨灰安置所條例的要求，已於 2018 年 3 月 6 日就牌照事宜向私營骨灰

安置所發牌委員會提交了私營骨灰安置所牌照申請 (牌照申請)，並已經符合了一系列的指

定要求，最終在 2021年 11月 11日獲得了原則上同意暫免法律責任書，及於 2024年 11

月 8 日再獲得暫免法律責任書的三年延期。是次規劃申請是為了符合牌照申請的相關要

求，同時亦符合城市規劃要求。 

 

規劃及工程研究指出是次申請理據充分，申請地點寧靜隱蔽，四周被樹木和山坡所包圍，

並與住宅發展相隔一段甚遠距離，所以很適合用作靈灰安置所用途。是次申請不會在申請

地點加設新的建築物，而申請用途主要位於一座規模細小的新界豁免管制屋宇內，因此在

土地利用上與周邊的鄉郊特色互相配合。為了在實際可行的範圍內減少任何就是次發展所

產生有關技術方面的影響，以及避免對附近環境造成任何潛在不必要的滋擾，申請人擬將

靈灰位數目由原先 3,162大幅減至不多於 967。觀音堂將會實施全年性訪客預約及管理制

度，所有訪客必須與申請人預約及建議並鼓勵乘坐現有的公共小巴服務前往／離開屋宇。

觀音堂的開放時間將改為星期一至五 (不包括公眾假期) 的早上 9 時至下午 4 時，以及改

為只在清明節和重陽節的前後四星期的星期一至五 (不包括公眾假期) 的早上 7 時至下午

5 時，而每 (半小時) 節的訪客人數將限制至不多於 4 人。所有預約必須在最少兩天前進

行，而觀音堂只會在有預約的情況下開放，否則會維持關門及沒有工作人員當值。 

 

基於以上安排，本發展不會對本區及附近的土地利用、交通、環境、排水、排污、園景、

視覺景觀及生態造成不良影響，申請地點範圍內嚴禁燃燒冥鏹。基於觀音堂隱蔽的位置、

小規模、最新的管理改善建議和最新政策措施，本申請不會對同區的類似申請立下不良先

例。相反，本申請能滿足公眾人士對骨灰存放位的強烈需求，而擬議網上思念拜祭服務亦

能照顧到移居開外的孝子賢孫可以拜祭先人。 
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1. INTRODUCTION 

 

1.1 Purpose of Submission 

 

This planning application under section 12A of the Town Planning Ordinance (s.12A 

application) is submitted by Toco Planning Consultants Limited on behalf of Ka Fuk 

Services Limited (the Applicant), which is the operator of Koon Yam Tong in No. 13 Nim 

Wan Road, Ha Pak Nai, Lau Fau Shan, Yuen Long, New Territories (NT). It is for the 

agreement of the Town Planning Board (TPB / the Board) to amend the zoning of a site 

covering Lot No. 118 in D.D. 135 (the application site) from “Coastal Protection Area” 

(“CPA”) to “Government, Institution or Community” (“G/IC”) on the Approved Sheung 

Pak Nai and Ha Pak Nai Outline Zoning Plan (OZP) No. S/YL-PN/9 (see Plan A). The 

proposed “G/IC” zone will facilitate the continual operation of the existing Pre-cut-off 

Columbarium1 with 967 niches in Koon Yam Tong.  

 

1.2 The Application’s Background 

 

The existing New Territories Exempted House (NTEH) on the application site was built 

in 1981 and has not been demolished or re-built. In view of the public demand for 

columbarium niche spaces in Hong Kong in the past 40 years, as well as the site 

suitability for columbarium use due to its isolated location, the NTEH has been renovated 

and operated as a columbarium under the name of Koon Yam Tong since 2010. 

 

On 30.6.2017, the Private Columbaria Ordinance (PCO) came into effect to resolve 

properly the historic problems which have accumulated over the years regarding 

consumers who purchased niches from private columbaria. The Government is 

prepared to adopt a pragmatic and sensitive approach to resolve the Pre-cut-off 

Columbaria under a licensing scheme and all the private columbarium in Hong Kong 

must be either covered with a Licence or an Exemption (see Appendix I). 

 

In response to the requirement of the PCO, the Applicant had submitted a private 

columbarium licensing (PCL) application to the Private Columbaria Licensing Board 

(PCLB) on 6.3.2018 to apply for a Licence for Koon Yam Tong (see Annex I of 

Appendix III). The Applicant had fulfilled a series of specified requirements and obtained 

the Approval-in-principle (AIP) Temporary Suspension of Liability (TSOL) on 11.11.2021, 

and further obtained a 3 years extension for the TSOL on 8.11.2024 (see Annex II and 

Annex III of Appendix III). During the validity period of TSOL until 10.11.2027, the 

Applicant has to comply with a series of licensing requirements, including but not 

limited to town planning, land lease and building safety, in order to obtain the full Licence. 

Hence, this s.12A application is submitted partly to comply with the licensing 

requirements under the PCO and partly to satisfy the town planning requirements. 

                                                 
1
 “Pre-cut-off columbarium” means a columbarium that was in operation, and in which ashes were 

interred in niches, immediately before the “cut-off time” (i.e. 8 a.m. on 18.6.2014). 
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1.3 The Improved Scheme in Reponses to the TPB’s Concerns 

 

The application site and its adjoining Government land is the subject of a previous 

s.12A application (No. Y/YL-PN/7) for rezoning from “CPA” to “G/IC” for regularisation 

of columbarium development with 1,000 niches (hereafter refer as “the previous 

application”). The previous application was rejected by the Board on 3.2.2017 mainly 

on the grounds in relation to no strong justification for columbarium to be located in 

“CPA” zone, technical concern (i.e. traffic, landscape and ecological aspects) and 

precedent effect arising from the development. 

 

Hence, the consultant team has comprehensively studied the previous application and 

the Applicant has made utmost effort to address the above TPB’s concerns by way of a 

series of improvement measures. Two rounds of pre-submissions were submitted to 

the Planning Department (PlanD) on 3.7.2025 and 15.10.2025 respectively, and 

majority Government departments had no major comment on/ objection to the case 

(see Appendix III). 

 

This Planning Statement has been updated accordingly by taking into account the 

departmental comments received from the PCL application, the previous s.12A 

application and the aforesaid pre-submissions. The improvement measures as 

proposed under this s.12A application are summarised as follows: 

 

(a) Fully Comply with the Private Columbaria Ordinance 

This s.12A application is intended to fully comply with the PCO’s requirements. In 

order to tally with the requirement of PCL application, the development scheme 

under this s.12A application, including the proposed layout, the site boundary and 

the total number of niches, has been prepared entirely based on the latest 

proposed layout plan for the PCL application for Koon Yam Tong. 

 

(b) Largely Reduce the Total Number of Niches 

In order to further minimise any possible impact on traffic, environmental and 

ecological aspects that may arise from the subject development, the Applicant 

has decided to largely reduce the total number of niches in Koon Yam Tong from 

originally 3,162 to 967. Hence, the expected visitor demand per year for Koon 

Yam Tong will be significantly reduced. The Niche Information under Annex 13 of 

the PCL application have been updated and submitted to the PCLB on 

17.12.2025. 

 

(c) Site Boundary Improvement 

The site boundary under this s.12A application has also been largely reduced, 

and it only covers the subject lot – no Government land has been involved. It is 

mostly covered by the NTEH, which has been established at the application site 

for nearly half a century. The present scheme does not involve any change in the 

overall form of the existing building, and will not propose any new building. 
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Considering there is no existing landscape resource within the site, significant 

adverse impact on the landscape resources is not anticipated. 

 

(d) Proper Development Control 

In order to regularise the Pre-cut-off Columbarium in Koon Yam Tong, but at the 

same time to respect some ecological sensitive areas nearby, it is proposed to 

amend the zoning of the application site to “G/IC” with only “Columbarium” to be 

placed under Column 1 of the schedule of uses, and no other uses to be put 

under Column 1 or Column 2 of the schedule of uses. Such proposal will also 

facilitate the Applicant to obtain the full Licence as soon as practicable by way of 

a streamline development control process. There will be sufficient control 

mechanism on details and technical requirements of the columbarium use under 

the licence regime of PCO. 

 

(e) Traffic and Crowd Management Plan (TCMP) 

A Traffic Impact Assessment (TIA) with a workable TCMP has been prepared by a 

reputable traffic consultant – CKM Asia Ltd. (see Appendix IV). In order to 

minimise traffic impact and to avoid any potential unnecessary disturbance to the 

surrounding area as far as practicable, an all-year-round-visit-by-appointment- 

and-management system will be implemented by Koon Yam Tong. All visitors are 

required to pre-book with the Applicant, and strongly advised and recommended 

to access the NTEH by the existing public mini-bus service. They will be 

reminded car parking is not available on site and in the vicinity.  

 

All appointments must be made at least 2 days in advance. The number of visitors 

per (30-minute) session will be limited to 4 persons only. During the Ching Ming 

and Chung Yeung Festival Periods (within 4 weeks before and after Ching Ming 

and Chung Yeung Festival Days (the Festival Periods), the visitation period is from 

7:00am to 5:00pm from Monday to Friday (excluding public holidays). Outside the 

Festival Periods, the visitation period is from 9:00am to 4:00pm on Monday to 

Friday (excluding public holidays). However, Koon Yam Tong opens only if there is 

confirmed visiting appointment, otherwise it remains closed with no staff on duty. 

 

In order to be in line with the TIA, the Management Plan has been further 

updated (see Appendix IV), and has also been submitted to the PCLB on 

17.12.2025. The Applicant will ensure that the future operation of Koon Yam Tong 

can be run in a safe, orderly and smooth fashion. 

 

(f) Environmental Friendly Arrangement 

According the latest TCMP, all visitors are advised and encouraged to access the 

NTEH via the existing public transport, and the number of visitors per day will be 

minimal. Internet memorial service will be provided by the Applicant for all niche 

owners as an alternative option to in-person visitation. 
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Burning of joss stick, joss papers, incense and candles is prohibited within the 

site. Koon Yam Tong will not involve burning of joss paper and offerings within or 

outside the NTEH. The existing toilet within the NTEH are planned to be dismantled 

and a portable toilet will be provided within the site. In order to further minimise 

disturbances to the surrounding area, the Applicant proposes to reduce the lighting 

inside the building, and to provide one-way window glass film on each window. 
 

Therefore, the subject development will not cause adverse environmental impacts 

to the surrounding area. A Drainage Proposal has been prepared to minimise the 

potential drainage impacts that may arise from the site (see Appendix VI). 
 

Planning and technical assessments have indicated that this s.12A application is well 

justified based on the following reasons: 
 

(a) the NTEH has been in existence at the site since 1981, before the statuary town 

plan of the area came into force in 1990, and it has been renovated and operated 

as a columbarium since 2010; 

(b) this s.12A application is aimed at regularising the columbarium niches as at the 

cut-off-time (i.e. 8 a.m. on 18.6.2014), which is in line with the spirit of PCO to 

resolve the Pre-cut-off Columbarium under a pragmatic and sensitive approach; 

(c) it is also in line with the Government’s intention to relieve part of the urgent 

demand for columbarium niche spaces in Hong Kong; 

(d) the internet memorial service provided by the Applicant can take of the filial 

descendants who emigrated overseas to pay respects to their ancestors; 

(e) the application site is suitable for columbarium use as it is located at a secluded 

and tranquil location, and is far away from residential development; 

(f) the columbarium is only confined within the NTEH which is small scale in nature, 

and is compatible with the surrounding rural character; 

(g) the total number of niches in Koon Yam Tong will be largely reduced from 3,162, 

thus the expected visitor demand per year for Koon Yam Tong will also be 

significantly reduced; 

(h) the application site, being hard paved and mostly occupied by a NTEH for a long 

period of time, has never functioned as Coastal Protection Area; it is surrounded 

by mature trees and located more than 100m from the coastline or at least 80m 

away from any potential ecological sensitive areas; 

(i) the proposed scheme represents a significant improvement over the previous 

scheme to address the TPB’s concerns; 

(j) the small scale development will not result in any significant adverse impact on 

land use, traffic, visual, environmental, drainage, sewerage, landscape and 

ecological aspects of the locality; and 

(k) the proposed “G/IC” zone is tailor-made for Koon Yam Tong and it will not set a 

bad precedent for similar applications in the area in view of its secluded location, 

small scale, new measures and new policy initiatives. 
 

The above planning justifications will be further elaborated in Section 5. 
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2. PLANNING BACKGROUND 

 

The location, accessibility, site condition, adjacent land uses, planning history and land 

status of the application site will be presented in this section. 
 

2.1 Site Location and Accessibility 
 

The application site is located in No. 13 Nim Wan Road, Ha Pak Nai, Lau Fau Shan, 

Yuen Long, NT (see Plan B). It is situated at a secluded and tranquil area mainly 

surrounded by mature trees, vacant land, track and orchards, and is hardly visible from 

outside. A popular local temple, known as Kwun Yam Tin Kau Temple (觀音堂天后廟), is 

located about 50m west of the application site. 
 

The application site is accessible by an existing footpath on the northern side leading to 

a track connecting Nim Wan Road, which eventually connects to Deep Bay Road. A 

green mini-bus (GMB) route No. 33 running along Nim Wan Road connecting Ha Pak 

Nai and Yuen Long New Town area. A minibus stop is available in Nim Wan Road, 

which is less 1 minute walking distance from the site. 
 

2.2 Site Condition 
 

The application site has a total site area of about 92.9m2. It is mostly covered by a 

three-storey NTEH with a gross floor area (GFA) of about 195.12m2. Since 2010, the 

existing NTEH at the site has been renovated and operated as a columbarium under 

the name of Koon Yam Tong (Photo 1). The columbarium portions are situated on all 

three floors (Photo 2 - Photo 4), while the management office and toilet facilities are 

located on G/F (Photo 5 and Photo 6). 
 

Currently, the ash interment capacity of Koon Yam Tong (i.e. 3,162 niches) has been 

based on that as at the cut-off time (i.e. immediately before 8 a.m. on 18.6.2014). 

Breakdown of niche information for Koon Yam Tong based on the Private Columbaria 

Affairs Office (PCAO)’s record dated 10.9.2021 is shown in Table 2.1. According to the 

information provided by the Applicant, an occupied niche on 1/F has been recently 

removed. Besides, in order to minimise the potential traffic impact, the total number of 

niches will be reduced and some columbarium walls will be sealed off in future. 
 

Table 2.1: Breakdown of Niches Information for Koon Yam Tong as at 10.9.2021 

Category Size G/F 1/F 2/F Total 

Occupied niches 
Single-urn 4 1 0 5 

Double-urn 0 0 0 0 

Sold niches but not yet occupied 
Single-urn 0 0 0 0 

Double-urn 0 0 0 0 

Niches available for sale 
Single-urn 593 785 778 2,156 

Double-urn 456 269 276 1,001 

Total 1,053 1,055 1,054 3,162 
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Photo 6: Toilet.Photo 5: Management office.

Photo 4: 2/F of NTEH.Photo 3: 1/F of NTEH.

Photo 2: G/F of NTEH.Photo 1: Koon Yam Tong.

Site Photos
(See Plan B for Visual Points)

(Prepared on 16.6.2025)



Photo 11: Vacant land connecting Nim Wan Road. Photo 12: Kwun Yam Tin Kau Temple.

Photo 9: Nim Wan Road. Photo 10: Minibus Stop.

Photo 8: Track connects to Nim Wan Road.Photo 7: Existing footpath leading a track.

Site Photos (2)
(See Plan B for Visual Points)

(Prepared on 16.6.2025)
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2.3 Adjacent Land Uses 

 

The surrounding areas have the following characteristics: 

 

(a) North –  An existing footpath (Photo 7) is located on the northern side of the site 

leading to a track (Photo 8), which connects to Nim Wan Road (Photo 

9). Further north of the site across the track are some scattered rural 

residential dwellings and orchards. 

 

(b) East –  Further east of the site across the orchards is the Nim Wan Road. A 

minibus stop is located about 20m northeast of the site along Nim Wan 

Road (Photo 10). 

 

(c) South – To the immediate south of the site is a piece of vacant land (Photo 11) 

connecting Nim Wan Road. To the further south is a latrine and 

orchards. 

 

(d) West –  A Kwun Yam Tin Kau Temple (Photo 12) is located about 50m west of 

the site across the small knoll with mature trees. It comprises a Tin Hau 

Temple, a Kwun Yam Temple, a Jade Emperor Hall and a 6-storey 

pagoda.  

 

2.4 Planning History 

 

The application site falls within the “CPA” zone on the Approved Sheung Pak Nai and 

Ha Pak Nai OZP No. S/YL-PN/9 (see Plan A). According to the Notes of the OZP, the 

planning intention of this zone is intended to conserve, protect and retain the natural 

coastlines and the sensitive coastal natural environment, including attractive geological 

features, physical landform or area of high landscape, scenic or ecological value, with a 

minimum of built development. It may also cover areas which serve as natural 

protection areas sheltering nearby developments against the effects of coastal erosion. 

 

Although there is a general presumption against developments in the “CPA” zone, it 

should be highlighted that the subject NTEH has been long been erected at the 

application site before the publication of the first Sheung Pak Nai and Ha Pak Nai 

Interim Development Permission Area (IDPA) Plan No. IDPA/YL-KTN/1 on 14.9.1990. 

Since then, the NTEH on the site has not been demolished or re-built, and has been 

renovated for columbarium use in 2010. 

 

In view that ‘Columbarium’ use is neither under Column 1 nor Column 2 of the current 

“CPA” zone, a s.12A application (No. Y/YL-PN/7) for rezoning the site and the adjoining 

Government land from “CPA” to “G/IC” for regularisation of columbarium development 

with 1,000 niches was submitted by the Applicant on 5.2.2016. It was rejected by the 

Board on 3.2.2017 mainly on the grounds that there is no strong planning justification 

for the columbarium development at the site which is located in “CPA” zone which is 
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intended to protect the landscape and scenic value of the area; relevant departments 

shown concern on traffic, landscape and ecological impacts on the surrounding uses; 

and approval of the application would set an undesirable precedent for similar 

applications. 

 

In response to the requirement of PCO in 2017, the Applicant had submitted a PCL 

application to the PCLB on 6.3.2018 to apply for a Licence for Koon Yam Tong. This 

s.12A application is submitted partly to comply with the licensing requirements under 

the PCO and partly to satisfy the town planning requirements. In order to address the 

TPB’s concerns on the previous application, the consultant team has studied the 

previous departmental comments and latest relevant statutory requirements in detail, 

and has prepared a compromised scheme with detailed technical assessments for 

Koon Yam Tong for the consideration of the Board. 

 

2.5 Land Status 

 

The application site involves Lot No. 118 in D.D. 135 (see Plan B), which is owned by 

the Applicant. The subject lot is a New Grant Lot covering New Grant No. 2757 which 

permits the erection of one building not more than 3 storeys nor exceed a height of 7.6 

and the maximum built-over-area not exceeding 65.04m2 for non-industrial purposes. 

No grave shall be made on the subject lot nor shall any human remains whether in 

earthenware jars or otherwise be interred therein or deposited thereon. 

 

If this s.12A application is accepted by the Board, and further planning application 

under section 16 of the Town Planning Ordinance (s.16 application) to the Board is not 

required, the land owner will submit request for a permanent lease modification 

application under streamlined processing or a temporary Short Term Waiver (STW) to 

Lands Department, where appropriate to permit the columbarium use, after an AIP 

Licence for Koon Yam Tong is obtained from the PCLB. 
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3. REZONING PROPOSAL 

 

This s.12A application involves the following amendments to the Approved Sheung Pak 

Nai and Ha Pak Nai OZP No. S/YL-PN/9:- 

 

(i) Amendment Item 1 – OZP (Plan C) 

It is proposed to rezone the area covering Lot No. 118 in D.D. 135 from “CPA” to 

“G/IC” in order to regularise the Pre-cut-off Columbarium in Koon Yam Tong. 

 

(ii) Amendment Item 2 – Schedule of Uses (Table 3.1) 

According to the planning cases in relation the s.12A application for regularising 

the Pre-cut-off Columbarium, it is noticed that the TPB has recently approved 

several columbarium cases and recommended ‘Columbarium’ use to be placed 

under Column 1 uses (i.e. uses always permitted) of a proposed new zone. This 

is because the Board considered there will be sufficient control mechanism on 

details and technical requirements of the columbarium use under the licence 

regime of PCO and, thus, consideration could be given to streamline the 

development control process. 

 

In view that the Applicant has submitted a detailed development proposal with 

supporting technical assessments, ‘Columbarium’ use is suggested to be placed 

under Column 1 of the proposed “G/IC” zone so as to allow the Applicant to 

comply with the town planning requirements and obtain the full Licence within the 

validity period of TSOL. 

 

In order to address any potential adverse ecological impact to the surrounding 

area, all uses that are currently fall under Column 1 or Column 2 of the “CPA” 

zone, such as ‘Agricultural Use’ and ‘Picnic Area’ etc., will be excluded to be put 

under the schedule of uses in the proposed “G/IC” zone. They are not related to 

the current operation or future improvement plan of Koon Yam Tong. 

 

(iii) Amendment Item 3 – Planning Intention and Remarks (Table 3.1) 

It is proposed to specify this new zoning is intended for columbarium use. The 

maximum number of columbarium niches within this zone as a whole shall not 

exceed 967 niches. A building height restriction of 3 storeys has been imposed in 

the new zoning. 

 

It should be noted that there is no “G/IC” zone under the current Sheung Pak Nai and 

Ha Pak Nai OZP. Therefore, the proposed “G/IC” zone is tailor-made zoning to facilitate 

the continual operation of the existing Pre-cut-off Columbarium with 967 niches in Koon 

Yam Tong. 
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Table 3.1 Proposed Schedule of Uses for “G/IC” Zone 

 

GOVERNMENT, INSTITUTION OR COMMUNITY 

 
Column 1 

Uses always permitted 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 
Columbarium (specified number of niches in 
paragraph (a) under Remarks) 

 

 
 

Planning Intention 
 

This zone is intended primarily for columbarium use. 
 
 

Remarks 
 

(a) On land designated “Government, Institution or Community”, the maximum number of 
niches for columbarium use shall not exceed 967. 

 
(b) No new development, or addition, alteration and/or modification to or redevelopment of 

an existing building shall result in a total development and/or redevelopment in excess of 
the maximum building height of 3 storeys or the height of the existing building, whichever 
is the greater. 

 
(c) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the number of niches/building height restriction stated in paragraphs (a) and 
(b) above may be considered by the Town Planning Board on application under section 
16 of the Town Planning Ordinance. 
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4. DEVELOPMENT PROPOSAL 

 

The development proposal in support of this s.12A application will be presented in this 

section. 

 

4.1 Master Layout Plan and Development Schedule 

 

(a) Master Layout Plan 

The existing NTEH on the application site was built in 1981, i.e. well before the 

publication of the first Sheung Pak Nai and Ha Pak Nai IDPA Plan No. 

IDPA/YL-KTN/1 on 14.9.1990. Since then, it has not been demolished or re-built, 

and has been only renovated for columbarium use in 2010. The development 

scheme in support of this s.12A application is entirely intended to comply with the 

requirements of PCO for regularising the existing columbarium in Koon Yam Tong. 

It does not involve any change in the overall form of the existing building, and will 

not propose any new building. The master layout plan, which was prepared 

based on the latest proposed layout plan of the PCL application for Koon Yam 

Tong, is shown at Plan D. 

 

The application site is not accessible by vehicles. However, emergency vehicles 

could reach onto the vacant land south of the site from Nim Wan Road. In order 

to operate Koon Yam Tong in a safe, orderly and smooth fashion during the 

grave sweeping occasions, a TCMP has been proposed by the Traffic Consultant. 

An all-year-round-visit-by-appointment-and-management system will be 

implemented. All visitors must pre-book with the Applicant, and they are strongly 

advised and recommended to access the NTEH by taking the existing public 

mini-bus service. They will be reminded car parking is not available on site and in 

the vicinity. All appointments must be made at least 2 days in advance, and Koon 

Yam Tong opens only if there is confirmed visiting appointment, otherwise it 

remains closed with no staff on duty. Internet memorial service will also be 

provided by the Applicant for all niche owners as an alternative option to 

in-person visitation. For further details, please refer to the TIA and Management 

Plan in Appendix IV and Appendix V respectively. 

 

Two rounds of pre-submission were submitted to the PlanD on 3.7.2025 and 

15.10.2025 respectively, and majority Government departments had no major 

comment on/ objection to the case (see Appendix III). In order to further minimise 

the potential traffic impact and to avoid any potential unnecessary disturbance to 

the surrounding area as far as practicable, the Applicant has decided to largely 

reduce the total number of niches in Koon Yam Tong from originally 3,162 to 967. 

The opening hours of Koon Yam Tong will be from 9:00am to 4:00pm on Monday 

to Friday (excluding public holidays), and extended only from 7:00am to 5:00pm 

from Monday to Friday (excluding public holidays) within the Festival Periods. 
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According to the bounding conditions as stated in the Fire Safety Assessment 

(FSA) Report for the Applicant’s Alternative Approach for fulfilment of the Building 

Department (BD)’s requirements, the maximum number of persons on each floor 

of the subject NTEH will have to be controlled not to exceed 10 persons 

(including minimum one staff). Considering the FSA Report and the average 

boarding percentage of the existing mini-bus service, it is proposed that number 

of visitors per (30-minute) session will be limited to 4 persons. This introduces 

additional or more stringent controls to further enhance fire safety and 

operational management.  
 

In order to fulfill the bounding conditions as mentioned in the FSA Report, the 

final discharge of the required staircase on ground floor (G/F) will be modified. 

The existing door on G/F will be demolished and blocked by a wall. New wall 

opening and new step with metal balustrade will be provided such that there will 

be no door at the exit point to facilitate the evacuation process. The management 

office on G/F will be converted into the fire service (F.S.) pump room. The 

administrative office of Koon Yam Tong will change to the Applicant’s another 

office in Yuen Long, i.e. G/F of No. 151 Ping Ha Road. 
 

In order to further minimise disturbances to the surrounding area, the Applicant 

proposes to reduce the lighting inside the building, and to provide one-way 

window glass film on each window. Besides, the Applicant is planned to 

dismantle the existing toilet facilities within the NTEH and a portable toilet will be 

provided within the site. The toilet rooms will be converted into store rooms in 

future. Floor plans, elevation plans and section plan of Koon Yam Tong are 

shown in Plan E – Plan J. 
 

The above improvement measures as proposed under this s.12A application 

have been incorporated in the latest Management Plan (see Appendix V). As 

explained in the Authorised Person’s Undertaking Letter recently submitted to BD 

(see Attachment 1 of Annex II of Appendix III), the latest Management Plan 

has been prepared with full reference to the FSA Report. The recommendations 

and fire safety strategies outlined in the report form the basis of the operational 

and safety measures proposed in the Management Plan. The Management Plan 

incorporates a number of operational controls that align with the FSA Report. 

These measures – including adjustments to occupancy limits, visitor access 

protocols and transport arrangements – were primarily formulated in response to 

traffic-related considerations identified in the TIA, but they are contribute 

positively to fire safety and overall operational management. All other core 

recommendations from the FSA Report have been fully adopted. 
 

The FSA Report provides a comprehensive and sufficient foundation for the fire 

safety provisions, and the changes in the updated Management Plan are minor 

but for enhancement purpose. By all means, the safety level as worked out in the 

FSA Report would not be lowered due to the changes, and the operator remains 
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committed to implementing the measures in full accordance with the report’s 

guidance. 

 

(b) Development Schedule 

Development schedule for the present application is shown in Table 4.1. The 

subject development is low-rise in nature with a total GFA of not exceeding 

195.12m2. It is compatible with the surrounding rural character. 

 

As stated above, the total number of niches in Koon Yam Tong will be reduced 

from originally 3,162 to 967. New arrangement on distribution of niches for Koon 

Yam Tong is shown in Table 4.2. In regards to the 2,195 niches that are no longer 

under this s.12A application and the PCL application, the Applicant will further 

discuss with relevant Government departments under the PCL application on the 

way forward to permanently sealed off the niches in future. 

 

Table 4.1: Development Schedule for the Present Application 

 Application Site 

Site Area (m
2
) About 92.9m

2
 

Plot Ratio 2.1 (approximate) 

Proposed GFA (m
2
) Not exceeding 195.12m

2
 

Floor Facilities GFA 

G/F 

Columbarium 50.75m
2
 

F.S. Pump Room 6.97m
2
 

Store Room 2.92m
2
 

Access 4.40m
2
 

1/F 
Columbarium 58.98m

2
 

Access 6.06m
2
 

2/F 
Columbarium 58.98m

2
 

Access 6.06m
2
 

Site Coverage 70% (approximate) 

No. of Block(s) 1 

Max. Building Height Not more than 7.6m (3 storeys) 

No. of Niche(s) 967 niches 

 

Table 4.2: New Arrangement on Distribution of Niches in Koon Yam Tong 

Category Size G/F 1/F 2/F Total 

Occupied niches 
Single-urn 4 0 0 4 

Double-urn 0 0 0 0 

Sold niches but not yet occupied 
Single-urn 0 0 0 0 

Double-urn 0 0 0 0 

Niches available for sale 
Single-urn 329 277 245 851 

Double-urn 112 0 0 112 

Total 445 277 245 967 
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Plan E: Floor Plan (G/F)
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Plan F: Floor Plan (1/F)
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Plan G: Floor Plan (2/F)
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Plan J: Section Plan (1)
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4.2 Special Traffic and Pedestrian Arrangements 

 

The application site is located off the western side of Nim Wan Road in Ha Pak Nai. It 

is a NTEH, and has no internal transport facilities. Nim Wan Road in vicinity of the site 

runs along the coastline from Ha Pak Nai to Sheung Pak Nai. It then continues 

northward as Deep Bay Road towards Lau Fau Shan, where it connects with Lau Fau 

Shan Road providing external regional access. Internal transport facilities are not 

provided at present within the application site, and cannot be provided in future. 

 

GMB No. 33 is the only public transport service which operates along Nim Wan Road. 

In order to manage and minimise the potential traffic and pedestrian impact, special 

traffic and pedestrian arrangements are proposed by the Applicant. Details are 

described in paragraphs below. 

 

(a) Opening Hours 

During the Ching Ming and Chung Yeung Festival Periods, i.e. within 4 weeks 

before and 4 weeks after the Ching Ming Festival Period Day, and within 4 weeks 

before and 4 weeks after the Chung Yeung Festival Day, visitation to Koon Yam 

Tong is by appointment only and is from 7:00am to 5:00pm on weekdays, i.e. 

Monday to Friday, and closed on Saturdays, Sundays, and public holidays, 

including Ching Ming and Chung Yeung Festival Days. 

 

Outside the Festival Periods, visitation to Koon Yam Tong is also by appointment 

only and is from 9:00am to 4:00pm on Mondays to Fridays; and, closed on 

Saturdays, Sundays, and public holidays. 

 

(b) Visit-by-Appointment Arrangement 

Visit-by-Appointment Arrangement will be implemented by the Applicant requiring 

all visitors to register at least 2 days prior to visiting Koon Yam Tong at all times. 

Hence, the number of grave sweepers can be regulated. 

 

Registration will be available via internet, smart phone application, or by phone. 

Visitors are required to provide the Applicant with the expected number of visitors, 

the niche to be visited, and the intended visiting time and date. The registration 

will only be regarded as successful after the Applicant has confirmed the visiting 

details with the grave sweepers. 

 

(c) Transport Arrangement 

The Applicant will advise and encourage all visitors to access Koon Yam Tong by 

GMB No. 33. Visitors will also be reminded access by private car and taxi are 

discouraged, and car parking is not available in Koon Yam Tong. 

 

(d) Notice on Visiting and Transport Arrangements 

Under the condition of sale of niches, the Applicant will clearly state and 

emphasise the following: 
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(i) Opening hours and closure period; 

(ii) Visit-by-Appointment Arrangement required; 

(iii) Encourage the use of GMB Service; 

(iv) Discourage access by private car and taxi; 

(v) No parking in Koon Yam Tong; and 

(vi) The Applicant reserves the right to adjust the closure period and other 

operational arrangement without prior notice. 

 

Niches owners will be reminded prior to each Ching Ming and Chung Yeung 

Festival Periods of the above condition of sale. 

 

(e) Visiting Capacity 

Visiting capacity will be limited at 4 visitors per session, and the length of each 

session is 30 minutes, i.e. 8 visitors per hour. 

 

According to the FSA Report prepared for Koon Yam Tong, the maximum 

occupancy on each floor is 10 people at any one time. Hence, limiting the visiting 

capacity at 4 visitors per session is considered necessary to ensure no more than 

10 people would occupy Koon Yam Tong at any one time, say, during the time 

in-between 2 sessions, with a departing group of 4 visitors, and an arriving group 

of 4 visitors and 2 staff. 

 

(f) Waiting Areas 

In view that the number of visitors is limited to only 4 per session, a designated 

waiting area is not needed. 

 

(g) Availability of Internet Memorial Service 

Internet memorial service will be provided by the Applicant for all niche owners as 

an alternative to in-person visitation. 

 

(h) Data Collection and Review of the Special Traffic and Pedestrian Arrangement 

The Applicant will maintain records on visit-by-appointment, number of niches 

occupied, and observed operation condition etc., after obtaining the Town Planning 

Approval and the Columbarium Licence. This information can used to review and 

evaluate the operation efficiency of the special traffic and pedestrian arrangement. 

 

A revised TCMP can be submitted to the Transport Department and the Hong Kong 

Police Force for follow-up reviews, and if necessary makes amendments.  The 

special traffic and pedestrian arrangements and visit-by-appointment arrangements 

will be detailed in the TCMP of the full Licence, and the implementation of these 

arrangements will be closely monitored by the PCLB to ensure compliance. 

 

The above special traffic and pedestrian arrangements have been elaborated in detail 

in the TIA and Management Plan attached in Appendix IV and Appendix V 

respectively. 
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4.3 Environmental Proposal 
 

Burning of joss stick, joss papers, incense and candles are prohibited within the site. 

Koon Yam Tong will not involve burning of joss paper and offerings within or outside the 

NTEH. The Applicant is committed to follow good operation practice and administrative 

measures recommended in Guidelines on Air Pollution Control for Joss Paper Burning 

at Chinese Temples, Crematoria and Similar Places published by Environmental 

Protection Department (EPD), and also reminded to comply with the Air Pollution 

Control Ordinance (APCO). 
 

To maintain a peaceful and tranquil environment, no funeral service would be allowed 

at the application site. The religious and worshipping activities would be properly 

monitored to ensure no nuisance would be caused by the noise generated from the site. 

Staff will be deployed to manage the site in a proper and tranquil manner. In addition, 

there will be no extensive fixed noise sources or any public address/loudspeaker to be 

operated associated with the proposal. The Applicant is reminded that the operation of 

the proposal, should it be approved by TPB, is controlled under Noise Control 

Ordinance (NCO), and the Applicant will design and operate the proposal in full 

compliance with the relevant requirements and recommendations under Hong Kong 

Planning Standards and Guidelines (HKPSG), Professional Persons Environmental 

Consultative Committee Practice Notes (ProPECC PN) and NCO. 
 

Although there are two existing toilet facilities served with a septic tank within the NTEH, 

the Applicant is planned to dismantle the toilet facilities and a portable toilet with a size 

of 400 litre sewage capacity will be provided within the site. Sewage and waste from 

the portable toilet shall be collected and disposed by licensed collectors. The location 

of the portable toilet is shown in Plan E. In addition, there will be no construction works 

to be conducted in future. Mitigation measures to ease the water quality impacts during 

construction phase are therefore not required. Nevertheless, the Applicant is reminded 

to comply with the Water Pollution Control Ordinance (WPCO). 
 

In order to minimise the potential drainage impacts that may arise from the site during 

the operation phase, a Drainage Proposal has been prepared and attached in 

Appendix VI. It is recommended that the existing U-channel and the proposed 

U-channel and underground pipe have proven to provide capacity for the design peak 

flow. However, since the existing U-channel has not been properly maintained, 

improvement works will be carried out by the Applicant to allow it to restore its 

functionality to the design capacity. 
 

4.4 Implementation Programme 
 

This s.12A application is intended to facilitate the regularisation of a Pre-cut-off 

Columbarium under the name of Koon Yam Tong on the application site. In view of the 

validity period of TSOL for Koon Yam Tong will lapse on 10.11.2027, the Applicant will 

have to comply with the remaining licensing requirements, including but not limited to 

town planning, management plan, building safety on fire aspect and land lease, as 

soon as practicable in order to obtain the full Licence. 
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5. PLANNING JUSTIFICATIONS 

 

The columbarium in Koon Yam Tong has been in operation within the NTEH at the 

application site for more than 15 years. For regularising a Pre-cut-off Columbarium, each 

planning application shall be assessed on individual merit based on the following criteria: 
 

(a) analysis on columbarium history, site background, and Government’s intention; 

(b) assessments on site suitability and land use compatibility; and 

(c) technical and precedent concerns have been adequately addressed. 
 

Planning and technical assessments have indicated that the proposed rezoning is well 

justified and complies with the above criteria for the reasons as presented in this section. 
 

5.1 Long History of the Existing House and Establishment of Koon Yam Tong 
 

Since the 1970s, the Government has been encouraging cremations instead of traditional 

burials. In accordance with an Executive Council decision, the Government has stopped 

processing applications for private cemeteries where permanent earth burials may be 

permitted since 1976. The number and percentage of cremations have risen substantially 

in the past 40 years. However, the progress in providing new public columbaria is mainly 

constrained by the limited land supply and most people’s ‘not in my back yard’ attitude. 
 

The NTEH on the application site was built in 1981 (see Plan K), and has not been 

demolished or re-built since then. In other words, it has been in existence at the site long 

before the gazettal of the first Sheung Pak Nai and Ha Pak Nai IDPA Plan on 14.9.1990. 

The NTEH was previously occupied by domestic use for several years. However, due 

to its isolated and inconvenient location, they moved out and the house left vacant for a 

long period of time. In view of the public demand for columbarium niche spaces in 

Hong Kong in the past 40 years, as well as the site suitability for columbarium use due 

to its secluded and tranquil location, the NTEH has been renovated and operated as a 

columbarium under the name of Koon Yam Tong since 2010. 
 

5.2 Essential Planning Mechanism to Comply with the Private Columbaria Ordinance 
 

This s.12A application for rezoning the application site from “CPA” to “G/IC” for 

columbarium use is fully in line with the Government’s policy objectives to regularise 

the Pre-cut-off Columbarium in Koon Yam Tong for the following reasons: 
 

(a) The Government’s Intention to Resolve the Historic Problems 

The Government has emphasised in many public occasions that they are prepared 

to adopt a pragmatic and sensitive approach to resolve the historic problem of 

these Pre-cut-off Columbaria so as to minimise any social disruption arising from 

people who have purchased these niches and massive displacement of interred 

ashes before the introduction of regulatory regime. In contemplating these policy 

initiatives, the Government would take into account the overall interests of the 

community so as to avoid affecting the descendants (see Appendix I). 
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(Aerial Photo No. 45792 Taken on 30.11.1982 by Lands Department) 

Plan K: Aerial Photo in 1982
(Prepared on 20.6.2025)
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On 30.6.2017, the PCO came into effect and the private columbarium in Hong 

Kong must be covered with a Licence, Exemption or TSOL. The policy objectives 

aim at stipulating proper regulation on private columbaria so that they could 

complement the public columbaria to meet the social needs for ancestral 

worshipping, to add supply and choice of niches and related services. As such, 

the Applicant had submitted the PCL application for Koon Yam Tong before the 

expiry date on 29.3.2018 to apply for a Licence (see Annex I of Appendix II). 
 

(b) Essential Planning Mechanism to Comply with the Licensing Requirements 

The Applicant had fulfilled a series of specified requirements and obtained the 

AIP TSOL on 11.11.2021, and further obtained a 3 years extension for the TSOL 

on 8.11.2024 (see Annex II and Annex III of Appendix II). During the 3 years 

validity period of TSOL, the Applicant has to satisfy, including but not limited to, 

town planning, land lease and building safety. To comply with the town planning 

requirements, the Applicant is required to submit s.12A application or section 16 

application unless the columbarium is an “Existing Use” (in existence before the 

publication of the first Sheung Pak Nai and Ha Pak Nai IDPA Plan No. 

IDPA/YL-KTN/1 on 14.9.1990). Since the Pre-cut-off Columbarium in Koon Yam 

Tong has been in operation since 2010, the Applicant can only comply with the 

town planning requirement by way of planning application. 
 

Since ‘Columbarium’ use does not fall under Column 1 or Column 2 of the current 

“CPA” zone, the Applicant herein submits a s.12A application to amend the zoning 

of the site to “G/IC” with ‘Columbarium’ use to be placed under Column 1 of the 

new zoning. This could streamline the development control process for Koon Yam 

Tong to comply with the town planning requirements for the PCL application. 

Thus, the proposed rezoning is an essential mechanism to facilitate regularisation 

of the columbarium ancillary to Koon Yam Tong. It is in line with the Government’s 

intention to take care of the sentiment of the descendants, in particular their wish 

not to upset the resting place of the deceased as far as practicable. 
 

As of today, there are a number of Pre-cut-off Columbaria that have applied for Licence 

and still have not met the town planning requirements. Therefore, the Private Columbaria 

(Amendment) Ordinance 2025 was gazetted on 30.5.2025, and the Government 

introduced an additional option for the operators of Pre-cut-off Columbarium to submit a 

new Exemption application2
 to the PCLB. With such pragmatic and sympathetic approach, 

it enables the Pre-cut-off Columbaria to continue operating at their current scale, avoids 

social disruption from large-scale ash disposal. However, Koon Yam Tong is not eligible 

to submit this new Exemption application, as it cannot fulfill one of the conditions that 

no planning application in respect of the columbarium has been refused by the Board. 

Hence, the Applicant has no other alternative but to continue with the Licence application. 

                                                 
2
  Pre-cut-off Columbaria that may have successfully obtained an Exemption through the new application 

can retain niches they sold before the enactment of the PCO. Unlike that applicable to a Licence, an 
Exemption application is not required to fulfil the planning-related requirement, nor submit a 
management plan for prior approval by the PCLB. 



Section 12A Application from “Coastal Protection Area” to “Government, Institution or Community” 
for Regularisation of a Pre-cut-off Columbarium for Koon Yam Tong, 

Lot No. 118 in D.D. 135, No.13 Nim Wan Road, Ha Pak Nai, Lau Fau Shan, Yuen Long, New Territories 

 

Toco Planning Consultants Ltd. Page 18 December 2025 

5.3 Fully Conforming the Government’s Intention 

 

The TPB as a public body has a duty to act fairly and reasonably, while consistency and 

fairness are linked concerning Government’s policy initiatives for Pre-cut-off Columbaria, 

which are highly relevant. As detailed in Section 5.2(a), the Government introduced the 

PCO to establish a licensing regime in order to ensure private columbaria’s compliance 

with statutory and Government requirements, enhance protection of consumer interests, 

and foster adoption of a sustainable mode of operation by the industry. The intention of 

this s.12A application has fully compiled with the Government’s policy objectives, such as: 
 

(a) Policy Initiative to Safeguard Overall Interest of the Community 

Burial arrangement is a necessary element to allow family, relatives and friends 

pay respect to their ancestors and loved ones, which is an important matter for 

both the departed and the living. The wish of deceased to have their cremated 

ashes to be properly placed should be respected. With the introduction of PCO, 

the Government have strong intention to resolve the historic problems of 

Pre-cut-off Columbaria under the sensitive approach towards the consumers who 

have purchased these niches, and the dedicated persons, to minimise their losses 

and any social disruption arising from massive displacement of interred ashes. 
 

The subject columbarium exists before the pre-cut-off time and the present 

application is in line with the spirit of PCO to regulate the operation of private 

columbaria through a licensing scheme. The Applicant has a genuine intention to 

regularise the existing columbarium and the total number of 967 niches under this 

application is the same as the latest PCAO’s record. 
 

(b) Meeting the Strong Demand for Columbarium Niche Spaces in Hong Kong 

According to the Census and Statistics Department, Hong Kong has an annual 

death rate of about 7.1% (see Table 5.1). The numbers indicate a relatively steady 

increase in annual demand for niche spaces. With a growing ageing population 

and other factors in Hong Kong, the number of deaths and cremations have been 

gradually rising annually, resulting in an increasing public demand for columbarium 

facilities. Thus, the demand for niche spaces will continue to increase. 
 

Although columbaria are essential facilities for the community, it is not easy to 

develop given the small geographical size and the large population as well as 

strong local resistance against such facilities to be provided in their area. The 

subject columbarium with 967 niche spaces available for sale at this suitable 

location can facilitate in increasing the supply of columbarium niches to help 

meeting the urgent public demand. 
 

Table 5.1: No. of Death and Death Rate in Hong Kong (2018 - 2023) 

 2018 2019 2020 2021 2022 2023 

No. of Death 47,477 48,704 50,650 51,536 61,556 56,774 

Death Rate 6.4 6.5 6.8 7 8.4 7.5 
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(c) Meeting the Special New Demand for Internet Memorial Worshipping Service 

Over the past 5 years, relevant sources from census and media reflect that there 

were over 300,000 Hong Kong people migrated to other countries such as 

England, Canada, Australia and Taiwan. Due to the strong influence by Chinese 

traditional culture, the elders with emigrant children would prefer to be buried in 

Hong Kong after death. Therefore, the internet memorial service provided by the 

Applicant is aimed at meeting special new demand for emigrants who can pay 

tribute and show condolence to their lost loved ones at any time, and from 

anywhere by way of website.  
 

This s.12A application is in line with the policy objectives which aim at stipulating proper 

regulation on private columbaria so that they could complement the public columbaria 

to meet the social needs for ancestral worshipping, to add supply and choice of niches 

and related services. 
 

5.4 Site Suitability for Columbarium Use 
 

A planning assessment on the site suitability for columbarium use in Koon Yam Tong 

has been conducted and the findings are summarised as follows: 
 

(a) Accessible Location 

Although the application site is situated in a rural setting, it is well-connected by 

Nim Wan Road to the entire Pak Nai area. The site is located less 1 minute 

walking distance from the nearest minibus stop. The green minibus route (No. 33) 

running along Nim Wan Road connecting Ha Pak Nai and Yuen Long New Town 

area. Thus, visitors can easily reach Koon Yam Tong by public transport and then 

walk to the site via the existing footpaths in the area. 
 

Moreover, Highways Department is now undertaking a study on the improvement 

of Nim Wan Road from an existing single lane carriageway with two-way traffic to 

a single two-lane carriageway to meet the latest traffic need and current design 

standards, including reducing sharp curves, improving driving sightline and traffic 

safety. With the completion of Nim Wan Road improvement proposal, the traffic 

situation in the area will be significantly improved in the future. 
 

(b) Segregation from Domestic Uses 

Koon Yam Tong is located at a secluded part of Ha Pak Nai area and is far away 

from populated residential settlements. The existing 3-storey NTEH within the 

application site is low-rise in nature and it is hardly able to see from outside due 

to its topography and visual barriers by mature trees, orchards and small knoll. 

Thus, no social interface problem is anticipated. The existing environment within 

Koon Yam Tong allows the visitors to commemorate their ancestors in a 

convenient and peaceful environment. Up to the present moment, the Applicant 

has demonstrated smooth operation of Koon Yam Tong without create any 

unnecessary nuisance to the surrounding areas. 
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(c) Land Use Compatibility 

Land use character in the vicinity of the site is shown in Plan L. The proposed 

(existing) columbarium within the NTEH fully integrates with the surrounding 

areas which are predominately rural in character, predominantly covered with 

mature trees, orchards, small knoll, religious institution, temporary structures, 

vacant land, latrine and vehicular access roads (i.e. Nim wan Road and tracks). 

The current scheme is intended to regularise the existing operation of the 

columbarium at the site without changing the overall form of the existing building 

or proposing any new building. As regard the development intensity, a built-over 

area of about 65.04m2 and a building height of not more than 7.6m (3 storeys) 

are considered compatible with the surrounding areas. Kwun Yam Tin Kau 

Temple is about 50m west of the application site. 

 

(d) No Insurmountable Constraints 

As detailed in Section 5.7 - Section 5.9 and the technical assessments in the 

Appendices, the subject development is sustainable in visual, landscape, traffic, 

environmental and engineering terms. The subject development is small scale in 

nature and there would be no insurmountable problems caused by the 

development taken into account the improvement measures proposed in the 

technical assessments. 

 

In view of the observations above, the application site is well suitable for columbarium 

use in terms of locational advantage, reasonable distance away from residential use, 

and good management in the past. With the proposed mitigation measures adopted, 

the potential impacts of the small scale development to the vicinity would be minimised. 

 

5.5 No Ecological Impact or Adverse Impact on the Existing “CPA” Zone  

 

The proposed “G/IC” zone will not result in adverse impact on the existing “CPA” zone 

at the application site and its surrounding areas based on the following reasons: 

 

(a) Rationalisation of the Existing Land Use Pattern 

The application site has been zoned “CPA” since the gazettal of the first Sheung 

Pak Nai and Ha Pak Nai OZP on 10.6.1994 and remains unchanged since then. 

Although the planning intention of the “CPA” zone is mainly to conserve, protect 

and retain the natural coastlines and the sensitive coastal natural environment, 

including attractive geological features, physical landform or area of high 

landscape, scenic or ecological value, with a minimum of built development, it 

should be highlighted that the site has been hard paved and occupied by the 

subject NTEH since before the gazettal of the first Sheung Pak Nai and Ha Pak 

Nai IDPA Plan on 14.9.1990 (see Plan M). Since then, the NTEH on the site has 

not been demolished or re-built, and has been renovated for columbarium use in 

2010. This s.12A application only aims to regularise the columbarium use at the 

NTEH without changing the overall form of the existing building or proposing any 

new building. 
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(b) Never functioned as Coastal Protection Area 

When the statutory planning control of the Sheung Pak Nai and Ha Pak Nai area 

came into force on 14.9.1990, the TPB had taken a comprehensive approach to 

zone the entire area into “Unspecified Use”. Subsequently on 10.6.1994, the 

entire area stretching westward from Nim Wan Road to the coast line had been 

rezoned to “CPA” in order to preserve the natural coastline with a minimum of 

built development, and to serve as natural protection areas which shelter the 

nearby development from the effects of coastal erosion. Since the subject NTEH, 

as well as the adjacent Kwun Yam Tin Kau Temple, is located western side of 

Nim Wan Road, it had been included in the larger “CPA” zone. 

 

As stated above, the application site, being hard paved and occupied by a NTEH 

for a long period of time, has never been functioned as “CPA” since the gazettal 

of the first Sheung Pak Nai and Ha Pak Nai OZP in 1994. For example, the site is 

not located at the coastline or the sensitive coastal natural environment. It is 

surrounded by mature trees and located more than 100m from the coastline or at 

least 80m away from any potential ecological sensitive areas such as pond (see 

Plan N). The function of the site being serves as natural protection area 

sheltering nearby developments against the effects of coastal erosion is low. 

 

Due to the long history of valid building entitlement at the application site, it is 

considered not appropriate, and the Applicant has no obligation, to demolish the 

existing NTEH. Instead of leaving the NTEH vacant, the regularisation of Pre-cut- 

off Columbarium with a stringent TCMP presents an opportunity to better utilise 

the site for more desirable use that are compatible with the surrounding areas 

and not subject to adverse traffic, environmental and ecological impacts. In fact, 

the site has a small area of about 90m2, which represents less than 0.01% of the 

entire “CPA” zone (i.e. 789,635m2) on the Sheung Pak Nai and Ha Pak Nai OZP. 

Hence, the proposed (existing) use would not result in a significant loss of “CPA” 

land. 

 

(c) No Adverse Impact on the Surrounding “CPA” Zone 

Moreover, approval of this s.12A application will not result in any significant 

adverse impact on the surrounding “CPA” zone. In order to avoid any potential 

unnecessary disturbance to the adjacent area as far as practicable, an all-year- 

round-visit-by-appointment-and-management system will be implemented and all 

visitors must pre-book with the Applicant and they are required to go to/leave the 

NTEH by taking the existing public GMB service. The number of visitors per 

(30-minute) session will be limited to 4 persons only. Therefore, vehicular 

emission will not increase due to additional visitors. 

 

Burning of joss stick, joss papers, incense and candles is strictly prohibited within 

the site. Koon Yam Tong will not involve burning of joss paper and offerings within 

or outside the NTEH. In addition to the proposed measures on reducing the light 
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inside the building and providing one-way window glass film on each window to 

minimise disturbances to the surrounding area, the Applicant will restrict the 

visiting time to 9:00am to 4:00pm throughout the year, and to 7:00am to 5:00pm 

only for weeks before and after Ching Ming Festival and Chung Yeung Festival 

during the operation phase. 

 

5.6 Significant Improvement of the Proposed Scheme over the Previous Scheme 

 

The application site and its adjoining Government land is the subject of a previous 

s.12A application (No. Y/YL-PN/7) for rezoning from “CPA” to “G/IC” for regularisation 

of columbarium development with 1,000 niches. The previous application was rejected 

by the Board on 3.2.2017 mainly on the grounds in relation to no strong justification for 

columbarium to be located in “CPA” zone, technical concern (i.e. traffic, landscape and 

ecological aspects) and precedent effect arising from the development. 

 

The consultant team has comprehensively studied the previous application and the 

Applicant has made utmost effort to address the above TPB’s concerns. This s.12A 

application represents a significant improvement over the previous scheme for the 

following reasons: 

 

(a) Strong Justification for the Proposed Rezoning 

As detailed in Section 5.2 and Section 5.3, the Applicant had submitted PCL 

application for Koon Yam Tong before the expiry date on 29.3.2018 to apply for a 

Licence. This is totally in line with the Government’s intention to address the 

Pre-cut-off Columbarium under a pragmatic and sensitive approach so as to 

minimise any social disruption arising from people who have purchased these 

niches. 

 

The previous application was considered by the Board before the introduction of 

the PCO on 30.6.2017. The importance of the Pre-cut-off Columbaria Policy was 

noted in the Gig Lok Monastery (GLM) Appeal Decision3. The Town Planning 

Appeal Board (TPAB) considered that the TPB as a public body has a duty to act 

fairly and reasonably, while consistency and fairness are linked concerning 

Government’s policy initiatives for Pre-cut-off Columbaria, i.e.:- 

 

(i) Government’s purpose was to take into account the “overall interests of the 

community”; to minimise losses and “any social disruption”; and “to avoid 

affecting the descendants in particular their wish not to disturb the interred 

ashes of the deceased as far as practicable”. 

 

(ii) On how such aims would be achieved, this included reference to the fact 

                                                 
3
 GLM, a Pre-cut-off Columbarium located in Tuen Mun, lodged a planning appeal No. 5 of 2021 against 

the TPB’s decision. On 29.9.2023, the TPAB allowed GLM’s appeal and granted them the planning 
approval. 
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that niches were purchased and ashes interred before members of the 

public knew that Government would introduce a regulatory regime in the 

PCO, which came into effect on 30.6.2017, and was not retrospective. 

 

The TPAB also raised the point that Government’s policy initiative and Press 

Release are highly relevant. As consistency is a cardinal principle of good 

administration, a pragmatic and sensitive approach (rather than strict, over 

legalistic, or literalistic) are appropriate. 

 

Hence, the proposed rezoning is well justified to facilitate the regularisation of 

Pre-cut-off Columbarium at the site. As detailed in Section 5.5, the site being 

hard paved and occupied by a NTEH for a long period of time has never been 

functioned as “CPA” since the gazettal of the first Sheung Pak Nai and Ha Pak 

Nai OZP in 1994. It is surrounded by mature trees and located more than 100m 

from the coastline. 

 

(b) Traffic Impact has been Addressed 

Although the current ash interment capacity of Koon Yam Tong has been based 

on that as at the cut-off time, which is totally in line with the requirement of 

Pre-cut-off Columbarium under the PCO, the Applicant has decided to largely 

reduce the total number of niches from 3,162 to 967 in order to minimise the 

potential traffic impact. Moreover, a TIA with a workable traffic plan has been 

prepared and it indicates that the amount of traffic to be induced by the site would 

be small and the potential traffic impact to be induced by the columbarium would 

not pose adverse traffic impacts to the road network in the vicinity of the site. In 

addition, the TCMP has been incorporated to the Management Plan which will be 

enforced by the PCLB subsequent to the approval of the current s.12A 

application and the approval of the License. Any violation to the TCMP and the 

traffic/ pedestrian situations not being controlled as planned would result in the 

revoke of license from the PCLB. The proposed measures are thus considered 

enforceable and implementable.  

 

(c) Landscape Impact has been Addressed 

In comparison with the previous application which covers both the application site 

and its adjoining Government land, the site boundary under this s.12A application 

has been largely reduced. It only covers the subject lot which is mostly covered 

by the NTEH and there is no existing landscape resource within the application 

site. Thus, landscape impact arising from the subject use on the surrounding 

areas is not anticipated. 

 

(d) Ecological Impact has been Addressed 

As discussed in Section 5.5, significant improvements have been made as 

compared to the previous application to ensure the current scheme would not 

cause adverse ecological impacts and are summarised as follows: 
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� The site area has been largely reduced and only covers the existing NTEH; 

 

� The site is located more than 100m away from the coastline or at least 80m 

away from any potential ecological sensitive areas such as pond, and with 

a buffer of mature trees. The function of the site being serves as natural 

protection area sheltering nearby developments against the effects of 

coastal erosion is low; 

 

� Under the all-year-round-visit-by-appointment-and-management system, all 

visitors must pre-book with the Applicant and they are required to go 

to/leave the NTEH by taking the existing public GMB service, without 

proposing additional services. The number of visitors per (30-minute) 

session will be limited to 4 persons only. Therefore, vehicular emission will 

not increase due to additional visitors; 

 

� Burning of joss stick, joss papers, incense and candles is strictly prohibited 

within the site. Koon Yam Tong will not involve burning of joss paper and 

offerings within or outside the NTEH; and 

 

� The Applicant is planned to dismantle the existing toilet facilities and septic 

tank replacing them with a portable toilet with a size of 400 litre sewage 

capacity within the site. Sewage and waste from the portable toilet shall be 

collected and disposed regularly by licensed collectors, to reduce 

contamination of the surrounding environment; and 

 

� In addition to the proposed measures on reducing the light inside the NTEH 

and providing one-way window glass film on each window to minimise 

disturbances to the surrounding area, the Applicant will restrict the visiting 

time to 9:00am to 4:00pm throughout the year, and to 7:00am to 5:00pm 

only for weeks before and after Ching Ming Festival and Chung Yeung 

Festival during the operation phase. 

 

(e) No Precedent within the Subject “CPA” Zone 

As discussed in Section 5.10, a comprehensive site study was conducted and no 

similar case (i.e. Pre-cut-off Columbarium) was found within the subject “CPA” 

zone. Thus, the risk of “creating a precedent” due to the approval of this 

application is highly unlikely. 

 

In view of the above, the Applicant has addressed all the concerns raised by the Board 

for the previous application. It is hoped that the relevant Government departments and 

the Board will not judge this application based on the previous rejected case which is a 

totally different scheme in comparison with this application (see Table 5.2). Each 

application would be considered based on its individual merits. 
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Table 5.2: Current Scheme vs Previous Scheme (No. Y/YL-PN/7) 

 Current Scheme Previous Scheme 

Site Area 92.9m
2
 

(Not involving Government land)
 

1,352.8m
2
 

(incl. 1,259.9m
2 
Government land) 

Proposal Only intended to regularise the 
Pre-cut-off Columbarium within the 

NTEH. 

Regularise the existing 
columbarium within the NTEH and 

proposed car park and lay-by. 

No. of Niche(s) 967 niches for on-site in-person 
grave sweeping, with alternative 

internet memorial service. 

1,000 niches for on-site in-person 
grave sweeping. 

Planning Parameters 

� Proposed GFA (m
2
) 

� No. of storey 

� Max. Building Height 

 

195.12m
2
 

3 storeys 

7.6m 

 

195.12m
2
 

3 storeys 

7.6m 

Traffic Scheme Visit-by-appointment system; 

Restricted to 80 visitors per day; 

Utilisation of the existing GMB 
service. 

Proposed shuttle bus service; 

16 car parking spaces; 

15m long general layby. 

Landscape Scheme N/A 

(Site mostly covered by the NTEH) 

2m wide planting zone along the 
eastern boundary. 

Environmental Measures No burning of joss papers; and 

Dismantle the existing toilet 
facilities and septic tank replacing 

them with a portable toilet. 

No burning of joss papers; and 

Only staff will use the exiting toilet 
in the office and visitors will use the 

portable toilet. 

Ecological Measures Reduce the light in the NTEH; and 

Provide one-way window glass film 
on each window 

N/A 
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5.7 No Adverse Impact in Traffic 

 

A Traffic Impact Assessment has been carried out as presented in Appendix IV. It has 

the following conclusions: 

 

(a) The application site, Koon Yam Tong, is located at No. 13 Nim Wan Road, Ha 

Pak Nai, Yuen Long, i.e. Lot No. 118 in D.D. 135, which is an existing NTEH 

being used as a columbarium. The Applicant proposes to provide no more than 

967 niches. As of September 2025, it has 4 occupied niches. 

 

(b) Internal transport facilities are not provided at present within the application site, 

and cannot be provided in the future. 

 

(c) As traffic and pedestrian management measure, Koon Yam Tong will open by 

appointment only on weekday, and be closed on Saturdays, Sundays, and public 

holidays, including the Ching Ming and Chung Yeung Festival Days. 

 

(d) During the Ching Ming and Chung Yeung Festival Periods, visitation to Koon Yam 

Tong is by appointment and is from 0700 to 1700 hours on weekdays, i.e. 

Monday to Friday, and closed on Saturdays, Sundays, and public holidays, 

including Ching Ming and Chung Yeung Festival Days 

 

(d) Outside the Festival Period, visitation to Koon Yam Tong is also by appointment 

and is from 0900 to 1600 hours on Mondays to Fridays, and closed on Saturdays, 

Sundays, and public holidays. 

 

(e) Visit-by-Appointment arrangement will be implemented year-round with a visiting 

capacity of 4 persons per each 30-minute session, and all reservations must be 

made at least 2 days in advance. Hence, the number of visitor will be controlled. 

 

(f) Visitors are advised and encouraged to use public transport service, i.e. GMB No. 

33, and reminded that access by private car and taxi are discouraged, and car 

parking is not available at Koon Yam Tong. 

 

(g) Internet memorial service will be provided by the Applicant for all niche owners as 

an alternative to in-person visitation. 

 

(h) Manual traffic counts were conducted at selected junction and road links on a 

weekday in April 2025, and the observed traffic flows are used as basis to 

estimate the 2033 traffic flows for analyses without and with the development. 

 

(i) Pedestrian flows were counted at the track between the application site and Nim 

Wan Road, and the observed pedestrian flows are used as basis to estimate the 

2033 pedestrian flows for analyses without and with the development. 
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(j) Occupied survey for public transport service, i.e. GMB No. 33, was conducted 

and has identified spare capacities. 

 

(k) Pedestrian generation of the development will be controlled by the 

Visit-by-Appointment Arrangement, with an hourly generation of 8 visitors per 

hour. Hence, the additional passenger demand on GMB No. 33 is 8 passengers 

per hour, and there will be no additional traffic generation. 

 

(l) In view completion year of the Upgrading of Deep Bay Road and Nim Wan Road 

are both uncertain as of September 2025, the 2033 junction and road link 

capacity analyses were performed for the scenarios without and with the planned 

upgrading work. 

 

(m) The year 2033 traffic and pedestrian analyses concluded that Koon Yam Tong will 

the proposed special traffic and pedestrian arrangements implemented, it will not 

result in traffic and pedestrian impact. 

 

(n) Existing GMB No. 33 has sufficient capacity to accommodate the additional 

passenger demand generated by the subject columbarium. Potentially, additional 

carrying capacity could be introduced. 

 

In view of the above, the subject development is acceptable from traffic engineering 

aspect. Based on the TCMP as proposed in the TIA, the Management Plan has been 

updated and attached in Appendix V. This will ensure the future operation of Koon 

Yam Tong can be run in a safe, orderly and smooth fashion, and avoid any potential 

unnecessary disturbance to the surrounding area as far as practicable. 
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5.8 Minimum Environmental Impact 

 

The proposed (existing) development will not result in any significant environmental 

impact (i.e. air quality, vehicular emission, noise, water quality, sewerage and drainage) 

based on the following considerations: 

 

(a) Air Quality Aspect 

 Major source of air pollutants during the operation of a columbarium would be 

burning of ritual papers at the site. However, there will be no incineration process 

and no burning of joss stick, joss papers, incense, and candles at indoor or 

outdoor area of the subject development as administrative measure. The worship 

activities, if any, would be mainly carried out at indoor and staff will be deployed 

to manage the site in a proper and tranquil manner. Thus, the operation of Koon 

Yam Tong will not cause unacceptable air quality impact to the surrounding. 

Potential air sensitive receivers (ASRs), such as temporary (domestic) structures, 

are properly segregated by mature trees and access roads. 

 

On the other hand, there is no major air and odour emission sources in the 

vicinity of the columbarium. The application site is situated at a relatively remote 

location mainly surrounded by mature trees, orchards and small knoll. Based on 

the site visit conducted in April 2025, no chimneys were identified within 500m 

from the site. Hence, visitors and staffs in the columbarium will not be subjected 

to adverse air quality impact from the surrounding. 

 

(b) Vehicular Emission Aspect 

Air pollutions related to vehicular emissions are resulted from the nearby traffic 

emissions and concentration levels of these pollutants are related to dispersion 

distance of the pollutants. The application site can only be allowed to be reached 

on foot from Nim Wan Road. Air quality impacts due to the traffic emissions from 

the surrounding road of the site may assess based on the criteria of HKPSG, 

which stated the minimum buffer distance requirement from different road types 

to different open space uses in Table 3.1 of Chapter 9 of the Guideline. 

 

Table 5.3: Distance between the Site and the Roads in the Vicinity of the Site 

Road/Street Distance from 
the subject site 

Road Type Buffer distance from passive 
recreational uses stated in 

HKPSG for different road type 

Compliance 
with the 
HKPSG 

Nim Wan Road ~20m Rural Road 
Not specified in the HKPSG 

>5m following the Local Road 
Yes 

Rural track at the 
north of the site 

~10m Rural Road 
Not specified in the HKPSG 

>5m following the Local Road 
Yes 

 

Table 5.3 shows the distance between the application site and the roads around 

the site. The distance between the subject rural track situated north of the site 

and Koon Yam Tong has a distance of about 10m, which meets HKPSG’s 
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requirements. Moreover, based on the latest traffic arrangement, no internal 

transport facilities will be provided within the application site. Visitors are advised 

and encouraged to take the GMB from Yuen Long and drop off at the nearby 

GMB stop in Nim Wan Road, and then walk through a footpath to access the 

application site. Therefore, no significant vehicular emission impact will be 

imposed to the application site. 

 

(c) Noise Aspect 

There will be no extensive fixed noise sources or any public address/loudspeaker 

to be operated associated with the proposal. The Applicant is reminded that the 

operation of the proposal, should this s.12A application be approved by TPB, is 

controlled under NCO, and the Applicant will design and operate the proposal in 

full compliance with the relevant requirements and recommendations under 

HKPSG, ProPECC PN and NCO. 

 

 Since the columbarium is not designed for noise sensitive use, it is not 

considered as noise sensitive receiver, as such, the noise criteria specified in 

HKPSG is not applicable to the site. Also, due to the columbarium is not designed 

for conducting any funeral ceremony, and the general operation activities such as 

worships/ praying to be mainly carried out at the site is relatively quiet in nature, 

adverse noise impact due to operation of the columbarium on the surrounding 

areas is not expected. The worshipping activities would be properly monitored to 

ensure no nuisance would be caused by the noise generated from the site. 

 

(d) Water Quality, Sewerage and Drainage Aspects 

There will be no construction works to be conducted for the project. Thus, 

mitigation measures to ease the water quality impacts during construction phase 

are not required. During operation phase, sewage/wastewater generation from 

staff and visitor is the major source of water pollution. There is no catering service 

provided to the visitors or site staff. 

 

Although there are two existing toilet facilities served with a septic tank within the 

NTEH, the Applicant is planned to dismantle the toilet facilities and a portable 

toilet will be provided within the site. In accordance with the results of TIA, a 

maximum 80 visitors and max. 2 staffs per day will visit the columbarium. With 

reference to the Environmental Impact Assessment (EIA) report of Sandy Ridge 

Cemetery, the estimated sewage flows during festive periods for the columbarium 

has been suitably adopted as presented in Table 5.4. A more conservative 

approach has been applied that 70% (instead of 50%) of the total number of 

visitors and visitor escort coordinators will be assumed to use toilet and 

contribute to sewage flow generation. The peak daily flow for the development is 

estimated to be 0.3056m3 per day. It is recommended a portable toilet with a size 

of 400 litre sewage capacity within the site to cater the need. Sewage and waste 

from the portable toilet shall be collected and disposed by licensed collectors. To 
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ensure no adverse odour impact arising from the portable toilet, the Applicant is 

committed to increase the frequency of collected the sewage and waste by the 

licensed collectors, and ensure proper maintenance of the portable toilet. 

 

Table 5.4: Sewage Generation of Visitors during Festival Periods 

Total No. of visitors A 80 visitors/day As advised by the Traffic Consultant 

Total No. of staffs to be stationed on-site 
at all time during the opening hours 

B 2 staffs/day As advised by the Traffic Consultant 

Unit flow fate (for staffs) C 0.08m
3
/person/day Refer to Commercial Employee of GESF

(1)
 

Unit flow fate (for visitors and visitor 
escort coordinators) 

D 0.0026m
3
/person/visit 

200ml micturtion
(2)

 + 1L flushing 
(3)

 + 1.4L 
Handwashing

(4)
 

% of visitors will go to toilet E 70% Based on other Monastery Project 
(5)

 

Total unit flow rate (visitors and visitor 
escort coordinators + staffs) 

F 
0.3056m

3
/day 

= 305.6 Litres/day 
(A x E x D) + (B x C) 

1. EPD publication Guidelines for Estimating Sewage Flows (GESF) for Sewage Infrastructure Planning Version 1.0, March 2005 
2. Human’s micturition is assumed to be 200mL in accordance with p. 3081 of “Magill’s Medical Guide”, 6

th
 ed. 

3. The volume of flushing system is advised by the supplier of chemical/container toilet 
4. BEAM Plus New Buildings Version 1.2 in July 2012 
5. Reference has been made to the sewage flow calculation from the Tai Po Tsz Shan Monastery project, in which 50% of the 

total number of visitors were assumed to contribute to sewage flow generation. Due to the relatively remote location of Koon 
Yam Tong site, a more conservative approach has been applied that we have assumed 70% of the total number of visitors will 
use toilet and contribute to sewage flow generation. 

 

In order to minimise the potential drainage impacts that may arise from the site, a 

Drainage Proposal has been prepared and attached in Appendix VI. It has the 

following conclusions and recommendations: 

 

� The existing U-channel and the proposed U-channel and underground pipe 

have proven to provide capacity for the design peak flow. 

 

� However, since the existing U-channel has not been properly maintained, 

improvement works will be carried out by the Applicant to allow it to restore 

its functionality to the design capacity. 

 

� Considering the very low peak flow rate contributed by the site’s runoff, and 

that improvement works will be carried out to the existing U-channel near the 

site, a positive drainage impact is expected. 

 

� Up to the present moment, Home Affair Department, DLO and Drainage 

Services Department have indicated that they are not responsible for the 

maintenance of the existing drainage components. In the absence of any 

Government department assuming maintenance responsibility, it is proposed 

that restoration works be undertaken, with the assignment of future 

maintenance responsibilities to be clarified at a later stage. 

 

(e) Waste Management Aspect 

Since no construction work will be required for the project, it is anticipated that no 

construction waste will be generated. The only major type of waste that will be 
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generated from the operation of the site would be municipal solid waste (MSW). 

This will be collected and disposed of regularly by a licensed waste collector and 

disposed of at an appropriate waste disposal facility. Since no catering service 

will be provided, no significant amount of food waste will be generated during the 

operation phase. In addition, different types of waste will be reused and recycled 

by the Applicant as far as practicable before they are disposed. As such, no 

adverse waste management impact is anticipated and no special measures are 

likely to be required to manage MSW. 

 

The Applicant will be reminded to comply with relevant environment protection and 

pollution control ordinances, including APCO, NCO and WPCO. 

 

5.9 Minimum Visual and Landscape Impacts 

 

The proposed (existing) development will not result in any significant visual and 

landscape impacts based on the following considerations: 

 

(a)  The application site is topographically located in a secluded area of Ha Pak Nai 

in Yuen Long and is far away from populated residential settlements. The site and 

its surrounding area is rural in character intermixed with mature trees, orchards, 

small knoll, religious institution, temporary structures and access roads. With a 

small site size of 92.9m2, it is mostly occupied by a 3-storey NTEH, which was 

built at the site in 1981. The existing building at the site is low-rise and 

small-scale in nature and it has been used for columbarium use for a long period 

time. The subject small NTEH, which is well segregated by mature trees and 

access roads, is hardly visible from outside. 

 

(b) This s.12A application is intended to comply with the requirements of PCO to 

regularise the columbarium use at an existing 3-storey NTEH at the application 

site. It does not involve any alterations and additions to the existing building and 

no new building has been proposed at the site. Taking into account the 

reasonable separation from nearby residential developments, the location of the 

application site, as well as the existing hill slope and landscape features 

surrounding the site, the proposed (existing) development is unlikely result in 

significant visual impacts on the surrounding area. 

 

(c) Based on the aerial photo of 2023 (see Plan N after Page 19), the application site 

is situated in an area of rural landscape character dominated by mature trees, 

temporary structures, vacant land and access roads. A local temple is also found 

to the further west of the site. Since the columbarium is located within the NTEH 

which was built in 1981, as well as there is no existing landscape resource within 

the application site, landscape impact arising from the subject use on the 

surrounding areas is not anticipated. The development is considered not 

incompatible with the surrounding environment. 



Section 12A Application from “Coastal Protection Area” to “Government, Institution or Community” 
for Regularisation of a Pre-cut-off Columbarium for Koon Yam Tong, 

Lot No. 118 in D.D. 135, No.13 Nim Wan Road, Ha Pak Nai, Lau Fau Shan, Yuen Long, New Territories 

 

Toco Planning Consultants Ltd. Page 32 December 2025 

5.10 Unlikely to Set an Undesirable Precedent 

 

In view of its secluded location, small scale and new policy initiatives, the present 

application will unlikely become an undesirable precedent for similar application based 

on the following justifications: 

 

(a) The Subject Development is not an Undesirable Use 

The existing NTEH on the application site was built in 1981 and has not been 

demolished or re-built. It has been renovated and operated as a columbarium 

under the name of Koon Yam Tong since 2010. This application is to seek TPB’s 

approval to rectify the existing columbarium use at the site, which is in line with 

the policy objective for regularising the private columbarium existed before the 

introduction of PCO. It involves the retention of existing building which is low-rise 

and low-density in nature.  

 

The application site and the surrounding “CPA” zone are far away from residential 

uses, and are well segregated from them by mature trees, small knoll and access 

roads. Koon Yam Tong located in such isolated location is not incompatible with the 

surrounding land uses. It is relatively a clean facility and is not an undesirable use. 

 

(b) Special Type of Columbarium Application 

The columbarium in Koon Yam Tong can be defined as a Pre-cut-off 

Columbarium which refers to columbarium that was in operation, and in which 

ashes was interred in niches, immediately before 8 a.m. on 18 June 2014. In 

response to the latest requirement of PCO, the Applicant had submitted both 

applications for Columbarium Licence and TSOL for Pre-cut-off Columbarium in 

Koon Yam Tong to the PCLB before the expiry date of 29.3.2018. In order to 

facilitate the columbarium licensing application, the Applicant has to comply with 

all statutory requirements, including town planning, land lease and building safety. 

Thus, this s.12A application is submitted to regularise the existing columbarium 

and the nature of this application is totally different to those planning application 

for providing a new columbarium or increasing number of columbarium niches.  

 

(c) No Similar Case in the Same “CPA” zone 

Apart from Koon Yam Tong, it is noticed that there is no other Pre-cut-off 

Columbarium within the same “CPA” zone (see Plan O). Therefore, the risk of 

“creating a precedent” due the present application is not substantial. 

 

Hence, approval of this application will not result in setting an undesirable precedent for 

similar applications. The Applicant trusts that the Board could consider each case on its 

individual merits to ensure no adverse impact will be resulted, similar to a s.16 

application (No. A/YL-PN/84) for a proposed Thai Buddhist Monastery with ancillary 

facilities and filling of land within the same “CPA” zone that has been recently approved 

by the Board on 1.8.2025. 
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Plan O: Assessment on Similar Case
(Prepared on 20.6.2025)
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6. CONCLUSION 

 

On 30.6.2017, the PCO came into effect to resolve properly the historic problems which 

have accumulated over the years. In response to the requirements of PCO, the Applicant 

had submitted the PCL application for Koon Yam Tong to the PCLB on 6.3.2018. The 

Applicant had fulfilled a series of specified requirements and obtained the AIP TSOL on 

11.11.2021, and further obtained a 3 years extension for the TSOL on 8.11.2024. During 

the validity period of TSOL until 10.11.2027, the Applicant has to satisfy a list of stringent 

statutory requirements, including town planning, land lease and building safety. 

 

In order to fulfill the town planning requirement, this s.12A application is submitted to 

seek TPB’s agreement to amend the zoning of the site covering Lot No. 118 in D.D. 135 

from “CPA” to “G/IC” on the Approved Sheung Pak Nai and Ha Pak Nai OZP No. 

S/YL-PN/9. The present scheme does not involve any change in the overall form of the 

existing building, and will not propose any new building. The proposed “G/IC” zone will 

facilitate the continual operation of the existing Pre-cut-off Columbarium with 967 niches 

in Koon Yam Tong. 

 

Planning and technical assessments have indicated that the present application is well 

justified based on the following reasons:- 

 

(a) the NTEH has been in existence at the site since 1981, before the statuary town 

plan of the area came into force in 1990, and it has been renovated and operated 

as a columbarium since 2010; 

(b) this s.12A application is aimed at regularising the columbarium niches as at the 

cut-off-time (i.e. 8 a.m. on 18.6.2014), which is in line with the spirit of PCO to 

resolve the Pre-cut-off Columbarium under a pragmatic and sensitive approach; 

(c) it is also in line with the Government’s intention to relieve part of the urgent 

demand for columbarium niche spaces in Hong Kong; 

(d) the internet memorial service provided by the Applicant can take of the filial 

descendants who emigrated overseas to pay respects to their ancestors; 

(e) the application site is suitable for columbarium use as it is located at a secluded 

and tranquil location, and is far away from residential development; 

(f) the columbarium is only confined within the NTEH which is small scale in nature, 

and is compatible with the surrounding rural character; 

(g) the total number of niches in Koon Yam Tong has been largely reduced from 

3,162 niches, thus the expected visitor demand per year for Koon Yam Tong will be 

significantly reduced; 

(h) the application site, being hard paved and mostly occupied by a NTEH for a long 

period of time, has never functioned as Coastal Protection Area; it is surrounded 

by mature trees and located more than 100m from the coastline or at least 80m 

away from any potential ecological sensitive areas; 

(i) the small scale development will not result in any significant adverse impact on 
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land use, traffic, visual, environmental, drainage, sewerage, landscape and 

ecological aspects of the locality; 

(j) the small scale development will not result in any significant adverse impact on 

land use, traffic, visual, environmental, drainage, sewerage, landscape and 

ecological aspects of the locality; and 

(k) the proposed “G/IC” zone is tailor-made for Koon Yam Tong and it will not set a 

bad precedent for similar applications in the area in view of its secluded location, 

small scale, new measures and new policy initiatives. 

 

In view of the small scale development and planning justifications presented in this 

Planning Statement, honourable members of the TPB are requested to agree with this 

s.12A application. 
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Policy initiatives related to land premium and traffic impact assessment of pre-cut-off

columbaria announced by Government

*********************************************************************************

     The Government today (November 22) announced that the Chief Executive in

Council has approved two policy initiatives to address the land premium and traffic

impact assessment (TIA) issues of pre-cut-off columbaria seeking a licence.

     According to the Private Columbaria Ordinance, a pre-cut-off columbarium means a

columbarium that was in operation, and in which ashes were interred in niches,

immediately before the cut-off time, i.e. 8am on June 18, 2014.

Policy initiatives in line with overall interests of the community

     A government spokesman said, "We need to resolve properly the historic problems

which have accumulated over the years. Quite a number of people had purchased

niches from these columbaria or even interred the ashes of their deceased relatives

therein before they knew that the Government would introduce a regulatory regime.

Given this, we need to adopt a pragmatic and sensitive approach towards the

consumers who have purchased these niches, and the dedicated persons, to minimise

their losses and any social disruption arising from massive displacement of interred

ashes.

      "In contemplating these policy initiatives, the Government mainly takes into account

the overall interests of the community so as to avoid affecting the descendants, in

particular their wish not to disturb the interred ashes of the deceased as far as

practicable.

      "We must emphasise that all pre-cut-off columbaria will not automatically get a

licence as a result of the policy initiatives. The Private Columbaria Licensing Board will

still consider each application in accordance with the requirements for applying for a

licence as set out in the Ordinance."

Land premium arrangement and safeguards to protect consumers

      On land premium, in respect of pre-cut-off sold niches, originally only pre-cut-off

columbaria eligible for an exemption in all other respects (in operation before January 1,

1990) were allowed to apply for waiving payment for the regularisation exercise (the

waiving arrangement). The Government has now decided to extend the waiving

arrangement to allow pre-cut-off columbaria eligible for a licence in all other respects (in

operation before 8am on June 18, 2014) to apply.

     The Government spokesman added, "Only those pre-cut-off columbaria eligible for a

licence in all other respects can apply. In other words, the prerequisites are that the

operator: 1) must be a pre-cut-off columbarium; 2) must fulfil the licensing criteria for a

licence in all other respects, which include more than 10 relevant requirements on

planning, building and fire safety.

     Specifically, a pre-cut-off columbarium confirmed to be eligible for a licence in all

other respects may apply for administratively regularising, in respect of the pre-cut-off

sold niches, breaches of relevant lease conditions and/or unlawful occupation of

unleased land by way of a waiver and/or a short term tenancy (STT), and waiving the

relevant waiver fees, STT rentals and administrative fees before and during the licence

Appendix I: Policy initiatives for Pre-cut-off Columbaria



period. However, each application will be considered on a case-by-case basis having

regard to its circumstances and merits.

     The Government will impose a series of safeguards on pre-cut-off sold niches

covered by the waiving arrangement, including that the operators are not allowed to

impose extra charges beyond what was provided in the original agreements with the

consumers concerned.

     At the same time, the operators should seek the agreement of the consumers to

abide by the restrictions below: (1) for those partially filled or unfilled niches, replacing

the name of a dedicated person where his/her ashes have yet to be interred with

another person is only limited to his/her relative (in accordance with the definition of

"relative" in the Ordinance); (2) for filled niches, if any interred ashes are removed

subsequently in the future, such niches are not allowed to be "refilled". After the niches

referred to in (1) have become the niches referred to in (2) in future, the restriction in (2)

would also apply to them. As such, the operators have to provide to the Licensing Board

registers for endorsement for the purpose of the restrictions in (1) and (2) above.

     For the number of niches without agreement between the operator and the

consumers being reached, or in the absence of other equally effective means to ensure

compliance with the above safeguards, a full market value (FMV) land premium will be

payable. If FMV land premium is paid, such niches could be traded in the market free of

the above restrictions. The operators must pay an FMV land premium for all the

post-cut-off sold or newly let out niches.

     "The above waiving arrangement is aimed at protecting consumers. From the

consumer's perspective, whether a pre-cut-off columbarium applies for an exemption or

a licence should make no difference to them as they have already purchased or even

have been using the relevant niches. If the operators recoup land premium from

consumers who have purchased the niches in the past or they pass on the land

premium to consumers who will purchase niches in future, various kinds of disputes will

arise," said the spokesman.

Initiative relating to TIA

     Taking into account the overall interests of the community, the Government has

decided to use an empirical evidence approach as the basis for assessing traffic

impacts when the Government departments process the licence application from a

pre-cut-off columbarium whose operation only involves the number of niches sold

before June 30, 2017 (the enactment date of the Ordinance).

     The Government has studied this issue in depth and has the following three

observations. Firstly, the columbaria concerned are not brand-new planned

establishments but have already been in existence and operation in the community for a

long time. Secondly, the traffic and pedestrian flow problem mainly surface during the

grave-sweeping seasons (Ching Ming Festival and Chung Yeung Festival) and the

situation outside the grave-sweeping seasons is usually not a major concern. Thirdly, an

applicant for a licence would have to submit a management plan covering the traffic and

crowd control measures for prior approval by the Licensing Board, and is required to

comply with the licensing conditions relating to the traffic and pedestrian flow

management measures imposed by the Board.

     According to on-site observation, traffic and pedestrian flow management

arrangements are already implemented by the Government departments in some of the

areas where a number of columbaria are located together. The Government

departments concerned have prepared contingency plans in areas with needs to cater

for ad hoc situations. The Government has also noticed that some columbaria also



actively make some traffic arrangements during Ching Ming Festival and Chung Yeung

Festival, such as providing dedicated coaches to pick up and drop off gravesweepers. If

only niches sold as at June 30, 2017 of pre-cut-off columbaria are counted, the traffic

level in those areas during the peak hours is, overall speaking, still at an acceptable

level. On the part of individual columbaria, operators have the responsibility to provide

practicable mitigation measures within their capability. The Government departments will

reflect to the Licensing Board their views on suitable mitigation measures that should be

followed up by individual cases. We believe that the Licensing Board will, having regard

to the situation, vet the management plan of the operators and impose appropriate

licensing conditions.

     If a pre-cut-off columbarium would like to sell or newly let out niches after June 30,

2017, or any post-cut-off columbarium would like to submit planning or licence

applications for their development, the TIA mechanism is applicable to them.

Responsibilities of private columbarium operators

     "The operation of a private columbarium in Hong Kong must be covered by a licence,

an exemption or a temporary suspension of liability according to the Ordinance. Only

private columbaria that have obtained licences may sell or newly let out niches. This

fundamental principle has not been changed and will not be changed," added the

spokesman.

     "Operators of private columbaria have the responsibility to abide by the various

licensing requirements as stipulated under the Ordinance."

     According to section 99 of the Ordinance, a person who commits an offence of

providing information that is false or misleading is liable on conviction to a fine of

$500,000 and to imprisonment for two years. In addition, if an operator deceives the

Government, thus resulting in prejudice to the Government, that person commits the

offence of fraud under the Theft Ordinance, which would render an offender liable on

conviction to a maximum penalty of imprisonment for 14 years. Moreover, if a

columbarium operator and a consumer conspire to deceive the Government, they

commit the offence of conspiracy to defraud. Such an act is contrary to Common Law

and punishable under the Crimes Ordinance, which would render an offender liable to a

maximum penalty of imprisonment for 14 years.

     A Legislative Council brief on the above arrangements can be downloaded from the

Food and Health Bureau's website (www.fhb.gov.hk/download/press_and_publications/

otherinfo/160700_columbarium/e_legco_brief_on_land_premium_TIA.pdf).

Ends/Wednesday, November 22, 2017

Issued at HKT 17:30
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Table 3.1 Proposed Schedule of Uses for “G/IC” Zone 

 

GOVERNMENT, INSTITUTION OR COMMUNITY 

 
Column 1 

Uses always permitted 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 
Columbarium (specified number of niches in 
paragraph (a) under Remarks) 

 

 
 

Planning Intention 
 

This zone is intended primarily for columbarium use. 
 
 

Remarks 
 

(a) On land designated “Government, Institution or Community”, the maximum number of 
niches for columbarium use shall not exceed 967. 

 
(b) No new development, or addition, alteration and/or modification to or redevelopment of 

an existing building shall result in a total development and/or redevelopment in excess of 
the maximum building height of 3 storeys or the height of the existing building, whichever 
is the greater. 

 
(c) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the number of niches/building height restriction stated in paragraphs (a) and 
(b) above may be considered by the Town Planning Board on application under section 
16 of the Town Planning Ordinance. 

Appendix II of RNTPC
Paper No. Y/YL-PN/12
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1. PURPOSE OF SUBMISSION 

 

In response to the requirements of Private Columbaria Ordinance (PCO) enacted on 

30.6.2017, Ka Fuk Services Limited (the Applicant) had submitted a private columbarium 

licensing (PCL) application to the Private Columbaria Licensing Board (PCLB) on 

6.3.2018 to apply for a Licence for Koon Yam Tong. The Applicant had fulfilled a series 

of specified requirements and obtained the Approval-in-principle (AIP) Temporary 

Suspension of Liability (TSOL) on 11.11.2021, and further obtained a 3 years extension 

for the TSOL on 8.11.2024. During the validity period of TSOL until 10.11.2027, the 

Applicant has to comply with a series of licensing requirements, including but not limited 

to town planning, land lease and building safety, in order to obtain the full Licence. 

 

In order to partly comply with the licensing requirements under the PCO and partly to 

satisfy the town planning requirements, the Applicant will need to submit a planning 

application under section 12A of the Town Planning Ordinance (s.12A application). In 

order to support the s.12A application, a pre-submission with a copy of the Planning 

Statement with technical assessments were submitted to the Planning Department 

(PlanD) on 3.7.2025. After the first pre-submission, relevant departmental comments 

were received between 4.8.2025 and 27.8.2025, including:-  
 

� Agriculture, Fisheries and Conservation Department (AFCD) 

� Buildings Department (BD) 

� Drainage Services Department (DSD) 

� Environmental Protection Department (EPD) 

� Fire Service Department (FSD) 

� Food and Environmental Hygiene Department (FEHD) 

� Lands Department (LandsD) 

� Home Affairs Department (HAD) 

� Hong Kong Police Force (HKPF) 

� Landscape Unit (LU) and Urban Design Unit (UD) of PlanD 

� Transport Department (TD) 
 

PlanD also advised that the following departments have no objection/ no adverse 

comment on the pre-submission: 
 

� Chief Engineer/Land Works (CE/LW), Geotechnical Engineering Office (GEO), 

and Project Manager (West) (PMW) of Civil Engineering and Development 

Department (CEDD) 

� Electrical and Mechanical Services Department (EMSD) 

� Leisure and Cultural Services Department (LCSD) 

� Water Supplies Department (WSD) 
 

The consultant team appreciates the departmental comments received, and have 

revised the Planning Statement accordingly. The responses to the comments received 

from the abovementioned departments are provided in Section 2 below. 
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The Applicant understands that the planning application process has been streamlined 

to avoid delay in processing the application, and the Town Planning Board (TPB) 

cannot accept further information submitted not falling within the specified periods, as 

mentioned in paragraph 2.2 in the TPB Guidelines No. 32B. Therefore, a second 

Pre-submission with a copy of the revised Planning Statement with technical 

assessments was submitted to PlanD on 15.10.2025. Since majority of the relevant 

Government departments have no major comment on/ objection to the first 

Pre-submission, core recommendations as proposed in the previous Planning 

Statement have been fully adopted in the revised Planning Statement. As supported by 

the findings of the latest Traffic Impact Assessment, additional improvement measures 

have been proposed to further minimise potential traffic concerns in the surrounding 

area, i.e. a large reduction of columbarium niches in Koon Yam Tong from 3,162 to 999. 

 

After the second pre-submission, comments from Electrical and Mechanical Services 

Department (EMSD) and further comments from AFCD, BD, DSD, EPD, FSD, FEHD, 

HAD, HKPF, LandsD, TD, UD of PlanD and WSD were received between 24.11.2025 

and 15.12.2025. PlanD also advised that Antiquities and Monuments Office (AMO) of 

Development Bureau (DevB), CE/LW, GEO and PMW of CEDD, LCSD, LU of PlanD 

and WSD have no objection/ no adverse comment on the second pre-submission. 

 

After discussions, the Applicant has agreed with AFCD’s suggestion to restrict the 

visiting time to 9am – 4pm throughout the year, and to 7am – 5pm only for 4 weeks 

before and after the Ching Ming Festival and Chung Yeung Festival during the 

operation phase (see Annex IV of Appendix III). The proposed opening days as 

previously suggested in the pre-submission remain unchanged (i.e. closed on 

Saturdays, Sundays and Public Holidays), and the newly proposed operation hours 

are: 

 

(a) 9am – 4pm only apply to Monday to Friday (excluding public holidays) outside 

Festival Periods; and 

 

(b) 7am – 5pm only apply to Monday to Friday (excluding public holidays) 4 weeks 

before and after Ching Ming and Chung Yeung Festival Days. 

 

On 15.12.2025, the Applicant was informed by PlanD via email that FEHD offered no 

comment on the revised operation hours (see Annex IV of Appendix III). In order to 

implement the new operation hours, the columbarium niches in Koon Yam Tong have 

been further reduced from 999 to 967. 

 

The responses to the latest comments received from the abovementioned departments 

are provided in Section 2 below. Some previous responses to the departmental 

comments in the Appendix III of the Planning Statement in the Applicant’s second 

pre-submission have been updated (highlighted in grey) to tally with the latest proposal. 
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2. RESPONSES TO DEPARTMENTAL COMMENTS 

 

2.1 Responses to Comments from Agriculture, Fisheries and Conservation Department 

Items Departmental Comments The Applicant’s Responses 

Comments on First Pre-submission Received on 27.8.2025 

AFCD 

(A1) 

In the current pre-submission, the applicant has 

provided information to demonstrate that the 

proposed development would not cause 

significant adverse ecological impacts to the 

surrounding ecological sensitive areas including 

a management plan on how to restrict the 

number of visitors and the opening hours. We 

have no adverse comments on the proposed 

columbarium use under the current 

development parameter and management plan. 

Please note that the comments above are 

based on the assumptions in the management 

plan of the pre-submission dated 3.7.2025. 

Should there be any changes from the current 

scheme and management plan, our comments 

may need to be revised accordingly. 

 

Noted. 

Comments on Second Pre-submission Received on 21.11.2025 

AFCD 

(B1) 

As compared with the previous submission, it is 

noted that there are changes in the proposed 

management plan as compared with that 

submitted in July 2025. For a total of 4 months 

in a year (i.e. within 4 weeks before and after 

the Ching Ming Festival and Chung Yeung 

Festival, the opening hours will be extended 

from 9am-4pm to 7am-7pm and the maximum 

daily visitors will be increased from 56 to 96. 

Such changes will bring increased disturbances 

to the surrounding rural area especially during 

early morning and at dusk as compared with the 

previous management plan. We have 

reservation on the proposed changes in the 

management plan. 

 

Your concern on the proposed opening hours of 

Koon Yam Tong is well noted. After discussions, 

the Applicant has agreed with your suggestion 

to restrict the visiting time to 9am – 4pm 

throughout the year, and to 7am – 5pm only for 

4 weeks before and after the Ching Ming 

Festival and Chung Yeung Festival during the 

operation phase (see Annex IV of Appendix 

III). Besides, the Applicant proposes to reduce 

the lighting inside the building, and to provide 

one-way window glass film in order to minimise 

disturbances. 

 

It is hope that the above improvement measures 

have adequately addressed your comments. 

. 
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2.2 Responses to Comments from Buildings Department 

Items Departmental Comments The Applicant’s Responses 

Comments on First Pre-submission Received on 29.8.2025 

BD 

(A1) 

Comments from the licensing point of view 

under the Buildings Ordinance (“BO”) on the 

proposal are as follow: 

 

(i) there is no in-principle objection under the 

BO to the proposed use on the application 

site; 

 

(ii)  there is no record of approval by the 

Building Authority for the structures 

existing at the application site; 

 

(iii) the subject premises are subject to an 

application for Specified Instruments (“SI”) 

under the Private Columbaria Ordinance 

(Cap 630) (“PCO”); 

 

(iv) the applicant’s Authorized Person advised 

in his letter dated 18 August 2025 that the 

pre-submission proposal involves access 

restriction to 1/F and 2/F and there is a 

decrease on occupancy capacity. As 

compared with that in the Fire Engineering 

Report accepted by the Fire Safety 

Committee. Detailed building safety 

requirements will be provided separately 

upon receiving the relevant documents 

under the Licence application; and 

 

(v) a private columbarium eligible to apply for 

a SI under the PCO can be (a) a building 

or building works which complies with the 

requirements for approval and consent to 

the commencement of building works under 

section 14 of the BO; (b) a Certifiable 

Building (‘CB”); or (c) a part or the whole of 

Structures Certifiable for Pre-cut-off 

Columbarium (“SCPC”). When the SCPC 

are covered by a SI or the application of 

such, they are not subject to the BD’s 

enforcement under section 24(1) or 24C(1) 

of the BO on the ground of contravening 

section 14(1) of the BO. However, should 

they become dangerous or likely to cause 

danger, they will have to be removed under 

Noted. 
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Items Departmental Comments The Applicant’s Responses 

the relevant provisions of the BO. 

 

BD 

(A2) 

The applicant’s attention is drawn to the 

following points: 

 

(i) except for SCPC and CB, no part of a 

private columbarium shall be located under 

or over any structures built without the 

approval and consent of the BD; 

 

(ii)  SCPC are UBWs and so are the building 

works to improve or strengthen such. 

Where building works for improvement is 

indispensable, the qualified professionals 

appointed by the applicant should prepare 

the improvement/strengthening proposal 

for acceptance by the PCLB or the BD 

under the licensing regime; 

 

(iii) If any building improvement works result in 

extending the size of the SCPC, such 

extensions might NOT be qualified as 

SCPC but UBWs actionable under the BO 

albeit covered by the application of an SI; 

 

(iv) If alteration of a NTSB resulting in size 

exceeding the exemption criteria under 

Cap. 121, e.g. addition of an external 

staircase or making openings between 

party walls of NTSBs combining two or 

more NTSBs, it will be ultra vires for the 

BD to process such alteration proposals 

under the PCO or the BO unless the 

relevant CoE is still valid; 

 

(v) After issuance of an SI, if unauthorised 

alteration works be identified without prior 

acceptance by the PCLB or the BD, such 

works will be regarded as UBWs but not 

covered by the SI. The BD would raise 

objection to the PCLB upon application for 

renewal of the SI, and such UBWs will be 

subject to enforcement under the BO for 

removal; and 

 

(vi) The applicant should provide certification 

issued by qualified professionals certifying 

that the requirements specified by PCLB 

Noted. 
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Items Departmental Comments The Applicant’s Responses 

and the BD are complied with. Annexes 4 

and 5 of the “Application Guide for Private 

Columbarium Licence and Other Specified 

Instruments” are relevant. 

 

Comments on Second Pre-submission Received on 1.12.2025 

BD 

(B1) 

Please be advised that comments under the 

Buildings Ordinance (B.O.) from the licensing 

point of view are as follow: 

 

(i) the applicant's Authorized Person ("AP") 

submitted an explanatory letter, 

undertaking letter and email clarifications 

dated 4 November 2025, 14 October 2025 

and 21 October 2025 respectively (all 

attached in Appendix I (see Annex III of 

Appendix III) regarding the proposed 

amendments to the bounding conditions 

stated in paragraphs 2.2 and 2.6 of 

Appendix IV (Fire Safety Management 

Plan) of the Fire Safety Assessment 

Report ("FSAR") accepted by the Fire 

Safety Committee on 6 March 2024 as well 

as refinement on wordings to 

pre-submission proposal in order to tally 

with the accepted FSAR. There is no 

objection in principle to the proposed 

amendments provided that the FSAR 

should be revised accordingly with the 

endorsement by the AP and the fire 

engineering consultant for BD's 

acceptance under the licensing regime. 

Currently there is no such application has 

been received by this office; and 

 

Noted. 

BD 

(B2) 

(ii)  our previous comments conveyed in 

paragraphs 2(i) to 2(iii), 2(v) and 3 of the 

email dated 29 August 2025 under f(55) in 

B.C. TP(NT) 8/36 PT.II are still applicable. 

Copies of which are attached in Appendix 

II (see Annex III of Appendix III) for 

your information. 

 

Noted. 

BD 

(B3) 

For further enquiry, please contact our Connie 

Wong, Building Surveyor/New Territories West 

5, at 2626 1440. 

 

Noted. 
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2.3 Responses to Comments from Drainage Services Department 

Items Departmental Comments The Applicant’s Responses 

Comments Received on 4.8.2025 

DSD 

(A1) 

Please find my comment on the drainage 

proposal: 

 

(a) The existing channel, to which the 

applicant proposed to discharge the 

stormwater from the subject site was not 

maintained by this office.  The applicant 

should identify the owner of the existing 

drainage facilities and obtain consent from 

the owner prior to commencement of the 

proposed works.  In the case that it is a 

local village drains, DO/YL should be 

consulted. 

 

(b)  Further to (a) above, since there is no 

record of the said discharge path, please 

provide site photos to demonstrate its 

presence and existing condition. 

 

 

(c) The cover levels and invert levels of the 

proposed u-channels, catchpits/sand traps 

should be shown on the drainage plan. 

 

(d) Sand trap or provision alike should be 

provided before the collected runoff is 

discharged to the public drainage facilities. 

 

(e) Where walls or hoarding are erected are 

laid along the site boundary, adequate 

opening should be provided to intercept 

the existing overland flow passing through 

the site. 

 

(f) The development should neither obstruct 

overland flow nor adversely affect existing 

natural streams, village drains, ditches and 

the adjacent areas, etc. 

 

 

 

 

Noted. The owner of the existing drainage 

facilities will be sought in due course and 

consent from the owner prior to commencement 

of the proposed works will be obtained. 

 

 

 

 

 

 

 

Please refer to the Drainage Photo Record and 

Plan attached in Annex V of Appendix III. 

 

 

 

 

Please refer to the updated proposed drainage 

drawing SK-02 Rev. B. 

 

 

Noted, a storm water terminal manhole (SWTM) 

has already been proposed and shown on the 

drawings. 

 

Noted. 

 

 

 

 

 

Noted. 

DSD 

(A2) 

Please remind the applicant’s A.P. of the 

following general comments/ requirements on 

the drainage works. 

 

(a) The proposed drainage works, whether 

 

 

 

 

Noted. 
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Items Departmental Comments The Applicant’s Responses 

within or outside the lot boundary, should 

be constructed and maintained by the lot 

owner at his expense. 

 

(b) The existing drainage system proposed for 

discharge of the runoff from the subject 

site is not maintained by DSD.  Consent 

from the owner/maintenance party, users 

of this drainage system and DO/YL should 

be sought for the proposed drainage 

connection.  Moreover, the applicant 

should ensure that this drainage system 

and the existing downstream drains/ 

channels have adequate capacity to 

convey the additional runoff from the 

subject site. In addition, regular 

maintenance should be carried out by the 

lot owner/developer to avoid blockage of 

drain. 

 

(c) The applicant/owner that their drainage 

facilities shall be properly designed, 

constructed and maintained in good 

condition without causing adverse 

drainage impact to the adjacent area at all 

times, and the applicant is required to 

rectify/modify the drainage systems if they 

are found to be inadequate or ineffective to 

accommodate the additional runoff arisen 

from the application.  The applicant/owner 

shall also be liable for and shall indemnify 

claims and demands arising out of damage 

or nuisance caused by failure or 

ineffectiveness of the drainage systems 

caused by their application.  

 

(d) For works to be undertaken outside the lot 

boundary, prior consent and agreement 

from DLO/YL, DO/YL and/or relevant 

private lot owners should be sought. 

 

(e) The applicant/owner should take all 

precautionary measures to prevent any 

disturbance, damage and pollution from 

the development to any parts of the 

existing drainage facilities in the vicinity of 

the lot.  In the event of any damage to the 

 

 

 

 

Noted. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Noted. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Noted. 

 

 

 

 

Noted. 

 

 

 

 

 



Section 12A Application from “Coastal Protection Area” to “Government, Institution or Community” 
for Regularisation of a Pre-cut-off Columbarium for Koon Yam Tong, 

Lot No. 118 in D.D. 135, No.13 Nim Wan Road, Lau Fau Shan, Ha Pak Nai, Yuen Long, New Territories 

 

Toco Planning Consultants Ltd. Page 9 December 2025 

Items Departmental Comments The Applicant’s Responses 

existing drainage facilities, the lot 

owner/developer would be held 

responsible for the cost of all necessary 

repair works, compensation and any other 

consequences arising therefrom. 

 

(f) A minimum soil cover of 450mm and 

900mm should be provided for the 

connection pipe constructed under 

footpath and carriageway respectively. 

 

(g) The lot owner/developer should also be 

advised that the limited desk-top checking 

by Government on the drainage proposal 

covers only the fundamental aspects of the 

drainage design which will by no means 

relieve his obligations to ensure that: 

 

(i) the proposed drainage works will not 

cause any adverse drainage or 

environmental impacts in the vicinity; 

and 

 

(ii) the proposed drainage works and the 

downstream drainage systems have 

the adequate capacity and are in good 

conditions to receive the flows 

collected from his lot. 

 

 

 

 

 

 

 

Noted. 

 

 

 

 

 

 

 

 

 

 

 

Noted. 

 

 

 

 

Noted. 

DSD 

(A3) 

Nevertheless, I have no objection in principle to 

the proposed application from a drainage point 

of view.  For any change of existing ground 

level and associated works proposed by the 

applicant that could affect adjacent land and 

cause other impacts and/or other issues to 

public, please consider to require the applicant 

to submit technical assessment(s) in other 

aspect(s) and seek comment from relevant 

departments as necessary. Should the Town 

Planning Board consider that the application is 

acceptable from the planning point of view, I 

would suggest that a condition should be 

stipulated in the approval letter requiring the 

applicant to submit a revised drainage proposal, 

to implement and maintain. 

 

Noted. 
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Comments on Second Pre-submission Received on 1.12.2025 

DSD 

(B1) 

Please find my comment on the drainage 

proposal: 

 

(a) Referring the R to C item (b) to DSD in 

Appendix III, the applicant could not 

demonstrate the existing downstream 

drains/channels have adequate condition 

to convey the additional runoff from the 

subject site. 

 

 

 

 

As per paragraphs 6.2 and 6.4 of the Drainage 

Proposal V2, improvement and restoration 

works are proposed to carry out should be 

drainage proposal be accepted. Adequate 

condition of the existing downstream 

drains/channels will be achieved after the 

works. 

 

DSD 

(B2) 

(b) In Drawing No. SK-02, the invert level of 

component A is higher than the cover 

level.  Please review. 

 

Noted. Please find the revised drawing SK-02 

Rev C in the latest Drainage Proposal (see 

Appendix VI).  

DSD 

(B3) 

Please note that our comments (a), (e) (f) in 

para. 1 and general comments/requirements in 

para. 2 in previous reply are still valid. 

 

Noted. The comments/requirements will be 

addresses/followed.  
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2.4 Responses to Comments from Electrical & Mechanical Services Department 

Items Departmental Comments The Applicant’s Responses 

Comments on Second Pre-submission Received on 21.11.2025 

EMSD 

(A1) 

Please be advised that we have no particular 

comment on the document from electricity 

supply safety aspect. However, in the interests 

of public safety and ensuring the continuity of 

electricity supply, the parties concerned with 

planning, designing, organizing and supervising 

any activity near the underground cable or 

overhead line under the mentioned document 

should approach the electricity supplier (i.e. 

CLP Power) for the requisition of cable plans 

(and overhead line alignment drawings, where 

applicable) to find out whether there is any 

underground cable and/or overhead line within 

and/or in the vicinity of the concerned 

site.  They should also be reminded to observe 

the Electricity Supply Lines (Protection) 

Regulation and the “Code of Practice on 

Working near Electricity Supply Lines” 

established under the Regulation when carrying 

out works in the vicinity of the electricity supply 

lines.  

 

Noted. 

EMSD 

(A2) 

We have no particular comment on the 

document as far as electricity supply safety is 

concerned. 

 

Noted. 
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2.5 Responses to Comments from Environmental Protection Department 

Items Departmental Comments The Applicant’s Responses 

Comments on First Pre-submission Received on 4.8.2025 

EPD  

(A1) 

I refer to your memo under reference. The 

subject is a pre-submission for rezoning 

application. The applicant seeks planning 

permission for amendment to the OZP to 

rezone the application Site from “CPA” to “G/IC” 

on the approved Sheung Pat Nai and Ha Pak 

Nai OZP. We note from the proposed schedule 

of OZP amendment (Table 3.1 of Planning 

Statement), only “Columbarium (not exceed 

3,162 no. of niches)” is specified in Column 1, 

and no other proposed use under Column 2 of 

the G/IC zones.  

 

Correct. The following amendments are being 

adopted in the revised Traffic Impact 

Assessment (TIA) to further minimise the 

potential traffic impact, as well as to alleviate 

AFCD’s latest comments: 

 

1) The number of niches is reduced from 

3,162 to not more than 967. 

 

2) With no operation on weekends and public 

holidays including Ching Ming and Chung 

Yeung Festivals, the opening hours will be 

from 9:00am to 4:00pm from Monday to 

Friday, and only from 7:00am to 5:00pm 

from Monday to Friday within 4 weeks 

before and after Ching Ming and Chung 

Yeung Festival Days. 

 

3) Pre-booking system will be adopted and 

the columbarium limits to 5 occupants (4 

visitors and 1 staff) per floor at any given 

time. No parking space will be provided. 

 

The above changes in the TIA are minor but are 

for enhancement purpose. Relevant pages in 

the Planning Statement have been amended 

accordingly. 

 

EPD  

(A2) 

According to the application, the proposed use 

of columbarium (Koon Yam Tong) is a current 

use of the application site, and is located at an 

existing 3-storey NTEH. Same as Y/YL-PN/10 

and Y/YL-PN/11, the columbarium would 

provide 3,162 niches. Operation hours would be 

from 9am and 4pm daily from Mondays to 

Fridays, with no operation on weekends and 

public holidays including Ching Ming and Chung 

Yeung Festivals. A maximum of 70 visitors will 

visit the columbarium. Pre-booking system will 

be adopted and the columbarium limits to 5 

occupants (4 visitors and 1 staff) per floor at any 

given time. No parking space will be provided. 

 

EPD  

(A3) 

In addition, Joss-stick/candle burning is not 

allowed and there is no incineration process. 

One smoke-free increase stick per niche owner 

is not allowed to be lit. No extensive fixed noise 

sources or any public announcement system 

will be used. The two existing toilets connected 

to septic tank will be dismantled and a portable 

toilet with a size of 400L sewage capacity within 

the Site. The sewage and waste from the 

portable toilet will be collected by licensed 

collectors. 

 

Under the latest arrangement, burning of joss 

stick, joss papers, incense and candles is 

prohibited within the site. No extensive fixed 

noise sources or any public announcement 

system will be used. The two existing toilets 

connected to septic tank will be dismantled and 

a portable toilet with a size of 400L sewage 

capacity within the site. The sewage and waste 

from the portable toilet will be regularly collected 

by licensed collectors. Relevant pages in the 

Planning Statement have been amended 

accordingly. 

 

EPD  

(A4) 

From environmental planning perspective, we 

have no objection to the pre-submission of 

rezoning application. Nevertheless, please 

Noted. 
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address the information in the planning 

supporting document as provided an Annex. 

Should the application approved by the TPB, the 

applicant is reminded to comply with relevant 

environment protection and pollution control 

ordinances, including APCO, NCO and WPCO. 

 

EPD 

(A5) 

We noted that you are seeking advice from 

AFCD from nature and conservation 

perspective. Please take into account any 

comments from AFCD. 

 

Noted. 

EPD 

(A6) 

Annex: Comment to the Planning Statement 

 

Air Quality 

1. Table 5.3 – The meaning of “N/A” in the 

last Column is unclear. Please clearly 

confirm whether the HKPSG buffer 

distance requirement is fulfilled for the two 

concerned roads. 

 

2. Section 5.8 – It is noted that sewage and 

waste from the portable toilet will be 

collected by licensed collectors. The Site 

will provide general cleaning and 

housekeeping to maintain a safe and 

hygienic environmental. Nevertheless, the 

applicant shall supplement with 

recommendation of relevant measures for 

implementation to ensure no adverse 

odour impact shall be imposed on any 

nearby ASRs from the proposed portable 

toilet, such as increasing frequency, proper 

maintenance, etc. 

 

 

 

 

Typo. The HKPSG buffer distance requirement 

is fulfilled for the two concerned roads. Relevant 

page in the Planning Statement has been 

amended accordingly. 

 

 

Thank you for the suggestions. Additional 

measures, such as increasing frequency and 

proper maintenance, have been added to 

ensure no adverse odour impact arising from 

the portable toilet. Relevant page has been 

amended accordingly. 

Comments on Second Pre-submission Received on 21.11.2025 

EPD  

(B1) 

2.  According to the updated development 

scheme in this circulation, the number of 

niches is reduced from 3,162 to not more 

than 999. Revised opening hours for 

special operations (within 4 weeks before 

and after Ching Ming and Chung Yeung 

Festival Days) will be from 7:00am to 

7:00pm Monday to Friday. A portable toilet 

with a size of 400L sewage capacity is 

proposed to cater a maximum of 96 visitors 

Correct. The following amendments are being 

adopted in the revised TIA to further minimise 

the potential traffic impact, as well as to alleviate 

AFCD’s latest comments: 

 

1) The number of niches is reduced from 

3,162 to not more than 967. 

 

2) With no operation on weekends and public 

holidays including Ching Ming and Chung 
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and 2 staff (instead of 70 visitors). Other 

environmental aspect remains unchanged, 

including no burning of joss stick, joss 

papers, incense and candles, no funeral 

service at the Site, no extensive fixed 

noise sources or any public announcement 

system. 

 

Yeung Festivals, the opening hours will be 

from 9:00am to 4:00pm from Monday to 

Friday, and only from 7:00am to 5:00pm 

from Monday to Friday within 4 weeks 

before and after Ching Ming and Chung 

Yeung Festival Days. 

 

3) Pre-booking system will be adopted and 

the columbarium limits to 5 occupants (4 

visitors and 1 staff) per floor at any given 

time. No parking space will be provided. 

 

The above changes in the TIA are minor but are 

for enhancement purpose. Relevant pages in 

the Planning Statement have been amended 

accordingly. 

 

EPD  

(B2) 

4.  We note that the applicant has addressed 

minor textual suggestions in the planning 

supporting document per out last advice. 

Considering the updated development 

scheme with proposed mitigation 

measures in place, we maintain our stance 

of no objection to the pre-submission of 

rezoning application from environmental 

planning perspective. Should the 

application approved by the TPB, the 

applicant is reminded to comply with 

relevant environmental protection and 

pollution control ordinances, including 

APCO, NCO and WPCO. 

 

Noted. The Applicant is reminded to comply with 

relevant environmental protection and pollution 

control ordinances, including APCO, NCO and 

WPCO. 
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2.6 Responses to Comments from Fire Service Department  

Items Departmental Comments The Applicant’s Responses 

Comments on First Pre-submission Received on 12.8.2025 

FSD 

(A1) 

Please be informed that I have no specific 

comments on the captioned submission subject 

to water supplies for firefighting being provided 

to the satisfaction of Director of Fire Services. 

Detailed Fire Services requirements will be 

formulated upon receipt of formal submission of 

general building plans or referral from relevant 

Licensing authority. 

 

Noted. 

Comments on Second Pre-submission Received on 21.11.2025 

FSD 

(B1) 

Please be informed that I have no specific 

comments on the captioned submission and my 

previous comments are still valid. 

 

Noted. 
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2.7 Responses to Comments from Food and Environmental Hygiene Department 

Items Departmental Comments The Applicant’s Responses 

Comments on First Pre-submission Received on 4.8.2025 

FEHD  

(A1) 

Under the Private Columbaria Ordinance (the 

PCO), only private columbaria that have 

obtained a licence may sell or newly let out 

niches. Any private columbarium which applies 

for a licence must comply with the Town 

Planning Ordinance (Cap. 131) and other 

requirements prescribed in the PCO or specified 

by the Private Columbaria Licensing Board (the 

PCLB), including land-related, building-related, 

right to use the columbarium premises, deed of 

mutual covenant (if applicable), fire safety, etc. 

Section 18(2) of the PCO stipulates that the 

PCLB may grant a licence only if a management 

plan submitted by the applicant has been 

approved by the PCLB. The management plan 

submitted to the PCLB should cover matters 

including traffic and public transport 

arrangement or management, crowd 

management, manpower deployment on peak 

grave sweeping days or periods and other days 

or periods, etc. For cases in which planning 

permission has been given by the Town 

Planning Board (TPB), the management plan 

should include the crowd and traffic 

management measures accepted (and the 

conditions imposed) by the relevant departments 

and the TPB when the TPB approved the 

planning application. In considering the 

management plan submitted by a licence 

applicant, the PCLB will take into account 

comments provided by concerned departments 

including Transport Department, the Police, Fire 

Services Department and the Planning 

Department. In case that the Management Plan 

and the associated licence application are 

approved by the Licensing Board, then the 

PCAO will undertake the monitoring of 

implementation of the Management Plan within 

the site boundary covered by the licence. 

 

Noted. 

FEHD  

(A2) 

According to our record, the private 

columbarium (PC) named "Koon Yam Tong" (觀音堂) at No. 13 Nim Wan Road, Ha Pak Nai, Lau 

Fau Shan, Yuen Long, New Territories (Lot No. 

Noted. 
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118 in DD 135), a set of application for specified 

instruments (SI) viz. a licence and temporary 

suspension of liability in respect of a pre-cut-off 

columbarium have been received by the 

Licensing Board and the application is being 

processed by the Private Columbaria Affairs 

Office (PCAO) according to the prevailing 

procedure. The applicant is Ka Fuk Services 

Limited ( 嘉 福 服 務 有 限 公 司 ). The TSOL 

application of the above PC has been approved 

in principle with a validity period of 3 years from 

11 November 2021 to 10 November 2024. The 

applicant was further informed of an extension of 

the validity period for another 3 years till 10 

November 2027. 

 

FEHD  

(A3) 

Based on the latest proposed plans and niche 

information submitted by the applicant in 

support of this SI application, it was preliminary 

noted that the total number of niches proposed 

for the SI applications, i.e. 3,162, apparently 

tallies with that proposed for this 

pre-submission. However, discrepancies were 

detected in the number of sold and unsold 

niches with its ash interment figures as 

elaborated in paragraph below. Having said 

that, we are still in the course of detailed 

checking of the niche information to verify its 

accuracy. PCAO will notify Plan D of the 

verification result once vetting of niche 

information is completed. 

 

Noted. The Planning Statement has been 

revised accordingly. 

FEHD  

(A3) 

The following discrepancies were found in this 

pre-submission as compared with that in our 

PCAO's record, clarification with the applicant is 

required:- 

 

(Remarks: for comment’s details, please 

refer to Annex I of this Appendix III) 

 

(i) Name of Applicant 

 

 

 

 

(ii) Submission date of application 

Please find our clarifications below for your 

attention. Relevant pages in the Planning 

Statement have been revised accordingly. 

 

 

 

 

 

Typo. The name of Applicant (i.e. Ka Fuk 

Services Limited) in the PCAO’s record is 

correct. Relevant pages in the Planning 

Statement have been amended accordingly. 

 

Typo. The submission of PCL application has 
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(iii) Site area & GFA 

 

 

 

 

 

 

 

 

 

 

(iv) Proposed plans 

 

 

 

 

 

(v) Niche information 

 

(vi) Management Plan 

 

 

 

been revised to 6.3.2018. 

 

The site boundary under the subject planning 

application is the same as the site boundary 

under the PCL application. According to the lot 

boundary survey conducted by the Land 

Surveyor – Ted Chan & Associates Limited in 

August 2021, the site area which covers the 

entire Lot 118 in D.D. 135 is 92.9m
2
. Hence, the 

Application Summary under the PCL application 

has been updated and submitted to the PCLB 

on 14.10.2025. 

 

Noted. The proposed plans under Annex 13 of 

the PCL application have been updated and 

submitted to the PCLB on 14.10.2025. Plan E in 

the Planning Statement has also been updated 

accordingly. 

 

Table 2.1 of the Planning Statement has been 

amended accordingly. 

 

Noted. The latest Management Plan under this 

planning application has been submitted to the 

PCLB on 14.10.2025. 

 

FEHD  

(A3) 

Since the applicant has opted Alternative 

Approach (AA) for fulfilment of the BD’s 

requirements, a copy of revised comment from 

BD re. AA, which was issued on 24.4.2024, was 

attached herewith for easy reference. In BD's 

comment, it clearly stated that applicant should 

require to implementation all those bounding 

conditions as mentioned in the Appendix IV of 

fire safety report. 

 

Referring the Planning Statement and its 

appendices, some items therein were deviated 

from the bounding conditions as stated in the 

fire safety report in BD’s revised comments on 

AA. Further clarification with the applicant on 

the following aspects is required:- 

 

(Remarks: for comment’s details, please 

refer to Annex I of this Appendix III) 

 

 

In order to minimise potential traffic impact, a 

series of improvement measures have been 

proposed under this s.12A application and they 

have been incorporated in the latest 

Management Plan (see Appendix V). As 

explained in the Authorised Person’s 

Undertaking Letter recently submitted to BD 

(see Annex III of Appendix III), the latest 

Management Plan has been prepared with full 

reference to the Fire Safety Assessment (FSA) 

Report. The recommendations and fire safety 

strategies outlined in the report form the basis of 

the operational and safety measures proposed 

in the Management Plan. The Management 

Plan incorporates a number of operational 

controls that align with the FSA Report. These 

measures – including adjustments to occupancy 

limits, visitor access protocols and transport 

arrangements – were primarily formulated in 

response to traffic-related considerations 

identified in the TIA, but they are contribute 
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(a) Opening hours of PC 

 

 

 

 

 

 

 

 

 

 

(b) Mode of Grave Sweeping 

 

 

 

 

 

(c) Transportation 

 

 

(d) Visiting Capacity 

 

 

 

 

 

(e) Fire Safety Management 

 

positively to fire safety and overall operational 

management. All other core recommendations 

from the FSA Report have been fully adopted. 

 

The FSA Report provides a comprehensive and 

sufficient foundation for the fire safety 

provisions, and the changes in the updated 

Management Plan are minor but for 

enhancement purpose. By all means, the safety 

level as worked out in the FSA Report would not 

be lowered due to the changes, and the 

operator remains committed to implementing 

the measures in full accordance with the 

report’s guidance. 

 

There are minor changes in the opening hours 

of Koon Yam Tong, i.e. the opening hours will be 

changed from 9:00am to 4:00pm from Monday 

to Friday (excluding public holidays), and 

extended only from 7:00am to 5:00pm from 

Monday to Friday (excluding public holidays) 

within 4 weeks before and after Ching Ming and 

Chung Yeung Festival Days. Relevant pages in 

the Planning Statement and the Management 

Plan have been updated accordingly. 

 

There are changes to the proposed 

arrangement that all floors will be available for 

visit-by-appointment and internet memorial 

service. Please refer to item (3) of the updated 

Management Plan. 

 

Under the latest traffic arrangement, no free 

shuttle services will be provided. 

 

Limiting the visiting capacity at 4 visitors per 

(30-minute) session is in line with the FSA 

Report that the maximum number of persons on 

each floor will be controlled not to exceed 10 

persons. 

 

Under the latest arrangement, burning of joss 

stick, joss papers, incense and candles is 

prohibited within the site. Relevant pages in the 

Planning Statement have been amended 

accordingly. 
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FEHD  

(A4) 

Apart from the above, the applicant is also 

required to clarify and provide the details on the 

following issues:- 

 

(Remarks: for comment’s details, please 

refer to Annex I of this Appendix III) 

 

(a) Application premises 

 

 

 

 

 

 

(b) Internet memorial worshipping services 

 

 

 

 

 

(c) On-site in-person visit 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

(d) Provision of Portable Toilet 

 

 

(e) Lodging of complaints from public 

 

 

 

 

 

 

 

 

For consistency in wording, the naming of floors 

of the application premises in Chinese and 

English are now: G/F (地下), 1/F (一樓) and 2/F 

(二樓). Niche Information under Annex 13 of the 

PCL application has been updated and 

submitted to the PCLB on 14.10.2025. 

 

There are changes to the proposed 

arrangement that all floors will be available for 

visit-by-appointment and internet memorial 

service. Please refer to item (3) of the updated 

Management Plan in Appendix V. 

 

There are changes to the proposed 

arrangement. An all-year-round-visit-by- 

appointment-and-management-system will be 

implemented, and all visitors are required to 

pre-book with the Applicant and strongly 

advised and recommended to use green 

mini-bus route No. 33. All appointments must be 

made at least 2 days in advance, and Koon Yam 

Tong opens only if there is confirmed visiting 

appointment, otherwise it remains closed with 

no staff on duty. 

 

There will be 14 on-site visit sessions daily  

from Monday to Friday (excluding public 

holidays), and 20 on-site visit sessions daily 

from Monday to Friday (excluding public 

holidays) within 4 weeks before and after Ching 

Ming and Chung Yeung Festival Days.  

 

Please refer to the revised Plan D of the 

Planning Statement. 

 

Please refer to item (11) of the updated 

management plan. 
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FEHD  

(A5) 

In addition, comment of Management Plan from 

PCAO was provided herewith for follow-up 

action by the applicant:- 

 

Item (1) Basic information of the columbarium 

1. The address of the columbarium is not tally 

with the PCAO record. Please clarify or 

submit a revised version. 

 

2. The applicant should state the year of 

tenancy. 

 

 

 

 

 

 

1. Please refer to Item (1) of the updated 

Management Plan in Appendix V. 

 

 

2. Ditto. 

 

FEHD  

(A6) 

Item (2) Site information and building 

management 

1. The site area is not tally with the 

Application Summary submitted. Please 

clarify or submit a revised version. 

 

 

2. If portable toilet(s) is/are used, the 

applicant should state the cleansing 

frequency. [Remarks : As stated in page 11 

of the “Planning Statement” that “Applicant 

is planned to dismantle the existing toilet 

facilities within the NTEH and a portable 

toilet will be provided within the site”.] 

 

3. “Other buildings which are facilities 

necessary for or ancillary to the operation 

of the columbarium” and “Other facilities 

necessary for or ancillary to the operation 

of the columbarium” are not tally with the 

Application Summary submitted. Please 

clarify or submit a revised version. 

 

 

 

1. The Application Summary under Annex 20 

of the PCL application has been updated 

to reflect the parameters of the subject 

planning application. 

 

2. Please refer to Item (2) of the updated 

Management Plan in Appendix V. 

 

 

 

 

 

 

3. The Application Summary under Annex 20 

of the PCL application has been updated 

and submitted to the PCLB on 14.10.2025. 

 

 Item (3) Visitor Holding Capacity and Admission 

Control 

1. The applicant should provide the 

information as stated in page 13 of the 

“Planning Statement” that “Visiting capacity 

will be limited at 4 visitors per session, and 

the length of each session is 30 minutes, 

i.e. 8 visitors per hour.” 

 

2. The applicant should provide a time table 

to show visiting sessions of a day. 

 

 

 

1. Please refer to Item (3) of the updated 

Management Plan in Appendix V. 

 

 

 

 

 

2. Please refer to Appendix A of the updated 

Management Plan in Appendix V. 
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3. The applicant should exhibit the opening 

hours of the columbarium at the entrances 

and exits. 

 

4. The applicant should provide the details on 

provision of internet memorial worshipping 

services for 1/F and 2/F of the 

columbarium. [Remarks : As stated in page 

3 of the “Planning Statement” that “…while 

the 1/F and 2/F will only offer internet 

memorial worshipping service”.] 

 

3. Please refer to the item (3) of the updated 

Management Plan in Appendix V. 

 

 

4. There are changes to the proposed 

arrangement that all floors will be available 

for visit-by-appointment and internet 

memorial service. Please refer to item (3) 

of the updated Management Plan in 

Appendix V. 

 

FEHD  

(A7) 

Item (6) Security Management 

1. The applicant should clearly state the duty 

of the trained staff member for security and 

emergency management in the content of 

staff concerned in item 7.1 “Staffing”. 

Otherwise, the information in item 6.1 is 

not tally with the information in item 7.1. 

 

 

1. Please refer to item (6) of the updated 

Management Plan in Appendix V. 

FEHD  

(A8) 

Item (7) Manpower Deployment 

1. The applicant states at item 7.1 “Staffing” 

that the columbarium operates with one 

permanent staff and two part-time staff, but 

item 7.3 “Organization Chart” shows that 

the columbarium operates with one 

permanent staff and three part-time staff. 

The applicant should confirm and revise 

the number of staff employed at the 

columbarium in the above regard and 

amend accordingly. 

 

2. The applicant should provide appropriate 

information having regard to the actual 

circumstances of the private columbarium 

on the following:  

 

� The top management personnel (e.g.: 

general manager, chief executive 

officer, etc.), including their names, 

positions, contact telephone numbers, 

years of service, experience, duties 

and professional qualifications (if any); 

 

� The years of service, experience, 

duties and professional qualifications 

of other managerial personnel (if any);  

 

1. Please refer to item (7) of the updated 

Management Plan in Appendix V. 

 

 

 

 

 

 

 

 

 

2. Ditto. 

 



Section 12A Application from “Coastal Protection Area” to “Government, Institution or Community” 
for Regularisation of a Pre-cut-off Columbarium for Koon Yam Tong, 

Lot No. 118 in D.D. 135, No.13 Nim Wan Road, Lau Fau Shan, Ha Pak Nai, Yuen Long, New Territories 

 

Toco Planning Consultants Ltd. Page 23 December 2025 

Items Departmental Comments The Applicant’s Responses 

� Training such as first aid, etc. 

Equipment for the staff including first 

aid box, etc. 

 

FEHD  

(A9) 

Item (8) Contingency plans for emergencies 

1. The applicant should provide the name, 

position and contact telephone number of 

the person-in-charge of the emergency 

cases. 

 

2. The applicant should provide staff training 

and professional qualifications such as first 

aid etc. 

 

3. The applicant should provide a clear 

escape route map showing escape routes 

and safe assembly points as well as give 

the escape route map a name. 

 

 

1. Please refer to item (8) of the updated 

Management Plan in Appendix V. 

 

 

 

2. Ditto. 

 

 

 

3. Ditto. 

 

FEHD  

(A10) 

Item (11) Complaint Handling 

1. The applicant should exhibit at 

conspicuous locations of the columbarium 

notices which provide to the public the job 

titles and telephone numbers of staff who 

can immediately handle enquiries and 

complaints. 

 

 

1. Please refer to item (11) of the updated 

management plan. 

FEHD  

(A11) 

Item (12) Financial Plan 

1. The applicant should clearly state the size 

and duty of the finance team in the content 

of staff concerned in item 7.1 “Staffing”. 

Otherwise, the information in item 12.4 is 

not tally with the information in item 7.1. 

 

 

1. Please refer to item (12) of the updated 

management plan. 

FEHD  

(A12) 

Addition Information Items should be provided 

in the Management Plan: 

 

Item (a) Measures to ensure compliance with 

licensing conditions, guidelines and codes of 

practice stipulated or issued by the Private 

Columbaria Licensing Board (PCLB) 

1. The applicants should state what 

measures will be taken to ensure that the 

columbarium is in compliance with the 

licensing conditions, guidelines and codes 

of practice stipulated or issued by the 

 

 

 

 

 

 

 

1. Please refer to item (13) of the updated 

Management Plan in Appendix V. 
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Items Departmental Comments The Applicant’s Responses 

PCLB, including measures to ensure that 

the managerial and frontline staff are 

acquainted with such conditions, 

guidelines and codes of practice and 

relevant monitoring, recording and 

reporting arrangements to ensure 

compliance. 

 

FEHD  

(A13) 

Item (b) Persons responsible for the 

implementation and approval of management 

plan 

1. The applicant should provide the following 

information： 

 

� The particulars of the person 

responsible for the implementation of 

the management plan (such as name, 

position, contact telephone number 

and email address); 

 

� The particulars of the person 

responsible for approving the 

management plan (such as name, 

position, contact telephone number 

and email address). 

 

 

 

 

1. Please refer to item (14) of the updated 

Management Plan in Appendix V. 

FEHD  

(A14) 

Item (c) Statement of Purpose (Made under the 

Personal Data (Privacy) Ordinance) 

1. The applicant should include the Statement 

of Purpose (Made under the Personal Date 

(Privacy) Ordinance) in the management 

plan. 

 

 

 

1. Please refer to the Statement of Purpose 

of the updated Management Plan in 

Appendix V. 

Comments on Second Pre-submission Received on 21.11.2025 

FEHD 

(B1) 

The comments from PCAO/FEHD on the 

second round of pre-submission for Koon Yam 

Tong Columbarium are provided as below. 

 

On Table 4.2 of the Planning Statement, a 

typo on single-urn unsold niche is noted. 

 

(Remarks: for comment’s details, please 

refer to Annex II of this Appendix III) 

 

Noted. 

 

 

 

Table 4.2 of the Planning Statement has been 

amended accordingly. 

FEHD 

(B2) 

On Item A3 of Item 2.5 RtoC from FEHD of 

Appendix III, the applicant has opted 

Noted. 
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Alternative Approach for fulfilment of the 

Building Department's (BD) requirements 

with comments stipulated on 24.4.2024 [(See 

attached file:觀音堂_Comment from BD re. 

Alternative Approach.pdf)] to the applicant 

for compliance. It was noted that some 

measures proposed in the planning 

statement of this pre-submission are not 

completely conform with the bounding 

conditions outlined in the Appendix IV of fire 

safety report. Since the applicant has 

recently submitted an undertaking to BD 

direct on 14.10.2025 [(See attached file: 觀音堂 Amend FSAR to BD 20251014.pdf)] 

claiming that their adjustments in term of 

occupancy control, visitor admission, 

transport arrangement and fire service 

installation are to ensure compliance with 

relevant fire safety standard and docs not 

compromise the integrity of the fire safety 

provision in the fire safety report, 

PCAO/FEHD offers no specific comment in 

this aspect subject to the 

further views from BD. 

 

FEHD 

(B3) 

In addition, the following discrepancies were 

found in this pre-submission as compared with 

that in PCAO’s record, clarification with the 

applicant is required. 

 

(Remarks: for comment’s details, please 

refer to Annex II of this Appendix III) 

 

Issue concerned 

(i) Name of Applicant 

 

 

 

 

(ii) Address of application premises 

 

 

 

 

 

 

Please find our clarifications below for your 

attention. Relevant pages in the Planning 

Statement have been revised accordingly. 

 

 

 

 

 

 

Typo. The name of Applicant (i.e. Ka Fuk 

Services Limited) in the PCAO’s record is 

correct. Relevant pages in the Planning 

Statement have been amended accordingly. 

 

To be further line with the address of application 

premises, the title name of the Planning 

Statement has been amended to “Section 12A 

Application from “Coastal Protection Area” to 

“Government, Institution or Community” for 

Regularisation of a Pre-cut-off Columbarium for 

Koon Yam Tong, Lot No. 118 in D.D. 135, No.13 
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(iii) Proposed plans 

 

Nim Wan Road, Ha Pak Nai, Lau Fau Shan, 

Yuen Long, New Territories”. 

 

The latest proposed plans, which are in parallel 

with the planning submission, have been 

submitted to the PCLB on 17.12.2025. 

 

FEHD 

(B2) 

Regarding the revised management plan of 

Appendix V, it is considered acceptable and with 

no outstanding items. The applicant was 

required to clarify the following minor deviations/ 

contradictions for our consideration:- 

 

(Remarks: for comment’s details, please 

refer to Annex II of this Appendix III) 

 

Issue concerned 

(i) Name of Applicant 

 

 

 

 

(ii) Address of application premises 

 

 

(iii) Provision of shuttle service 

 

 

 

(iv) Burning of joss stick 

 

 

 

 

 

 

 

 

 

 

 

Typo. The name of Applicant (i.e. Ka Fuk 

Services Limited) in the Management Plan is 

correct. Relevant pages in the Planning 

Statement have been amended accordingly. 

 

The address is amended to align with the 

application record. 

 

No shuttle service will be provided. Relevant 

paragraph of the Management Plan is updated 

for submission. 

 

Burning of joss stick will be prohibited. Relevant 

paragraph of the Management Plan is updated 

for submission. 
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2.8 Responses to Comments from Home Affairs Department 

Items Departmental Comments The Applicant’s Responses 

Comments on First Pre-submission Received on 4.8.2025 

HAD 

(A1) 

As the documents concern technical matters 

over which we have no expertise, we are not in 

a position to comment. 

 

Noted. 

HAD 

(A2) 

The application involves a total of 3,162 niches, 

relevant stakeholders including but not limited to 

DCs, RCs, chambers of commerce, residents’ 

associations, owners’ corporations etc may 

have comments or views regarding it. Therefore, 

it is recommended for the applicant and/or 

Planning Department to seek their views on the 

subject matter, and this office stands ready to 

provide assistance upon request. 

 

Noted. 

Comments on Second Pre-submission Received on 21.11.2025 

HAD 

(B1) 

As the documents concern technical matters 

over which we have no expertise, we are not in 

a position to comment. 

 

Noted. 
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2.9 Responses to Comments from Hong Kong Police Force 

Items Departmental Comments The Applicant’s Responses 

Comments on First Pre-submission Received on 4.8.2025 

HKPF 

(A1) 

The Police have no objection in principle, but 

wish to highlight that any significant increase of 

traffic flow along Nim Wan Road, which is a 

single lane dual carriageway that the residents, 

the emergency services and the Hong Kong 

Garrison of the Liberation Army rely on. 

 

Noted. The following amendments, and special 

traffic and pedestrian arrangements are 

proposed by the Applicant to minimise the traffic 

impact: 

 

i) The number of niches is reduced to no 

more than 967 from 3,162, a reduction of 

69%, and 

 

ii) The Proposed Columbarium will open by 

appointment only, and the visiting capacity 

is limited to 4 visitors per 30-minute 

session, thus the number of visitors is 

controlled at all time. 

 

The Applicant will remind niche owners the 

year-round visit-by-appointment arrangements, 

and strongly advise and encourage all visitors to 

access by public transport service, i.e. Green 

Minibus No. 33, and discourage the to use 

private cars and taxi, hence, no additional traffic 

is anticipated. 

 

HKPF 

(A2) 

As such, consideration for widening of Nim Wan 

Road to mitigate any potential impact to the 

community should be considered. 

 

It is noted widening of Nim Wan Road and Deep 

Bay Road are currently being planned by the 

Government. 

 

Nevertheless, the Traffic Impact Assessment 

concluded the Proposed Columbarium with the 

special traffic and pedestrian arrangement 

imposed will not result in traffic impact. 

 

Comments on Second Pre-submission Received on 21.11.2025 

HKPF 

(B1) 

Comprehensive traffic assessment shall be 

required to ensure the planning aligns with 

traffic patterns and public transport integration 

including analysis of potential impacts on local 

public transport networks regarding the greater 

number of potential visitors during the Festive 

Period due to the revised opening hours.  

 

A Traffic Impact Assessment is prepared and 

submitted as part of the application for review 

by Transport Department and others (see 

Appendix IV). The TIA concluded the proposed 

columbarium with the traffic and crowd 

management implemented will not have 

adverse traffic and pedestrian impact. 

 

HKPF 

(B2) 

While the captioned proposal is still subject to 

change at detailed design stage, this office has 

no objection in principle. 

Noted. 
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2.10 Responses to Comments from Lands Department 

Items Departmental Comments The Applicant’s Responses 

Comments on First Pre-submission Received on 4.8.2025 

LandsD 

(A1) 

The application site comprises Lot No.118 in 

D.D.135 (“the Lot”) held under New Grand No. 

2757 which contains, Inter alia, the following 

restrictions:- 

 

(i) The Lot and any building erected thereon 

or any part of such building shall not be 

used for any purpose other than 

non-industrial purposes; 

 

(ii)  no structure shall be erected on the Lot 

other than one building which shall not 

contain ,ore than three storeys nor exceed 

a height of 7.6m; 

 

(iii) the maximum built-over area of the Lot 

shall not exceed 65.04m
2; 

and  

 

(iv)  no grave shall be made on the Lot, nor 

shall any human remains whether in 

earthenware jars or otherwise be interred 

therein or deposited thereon. 

 

Noted. 

LandsD 

(A2) 

I must point out that the following irregularities 

covered by the subject pre-submission have 

been detected by this office: 

 

Unauthorised columbarium use within the 

applicant site under the Pre-submission 

There is unauthorized columbarium use (“觀音堂”) in the existing building on the Lot. The lot 

owner should immediately rectify/regularize the 

lease breaches and this office reserves the rights 

to take necessary lease enforcement action 

against the breaches without further notice. 

 

 

 

 

 

 

 

In order to regularise the Pre-cut-off 

Columbarium in Koon Yam Tong, the Applicant 

had submitted a PCL application to the PCLB on 

6.3.2018 to apply for a Licence and TSOL. The 

Applicant had fulfilled a series of specified 

requirements and obtained the AIP TSOL on 

11.11.2021, and further obtained a 3 years 

extension for the TSOL on 8.11.2024. Under the 

PCO, the TSOL would enable the columbarium 

and its associated facilities to continue 

operating and providing services before a 

Licence is granted. If this s.12A application is 

accepted by the Board, and further planning 

application under section 16 of the Town 

Planning Ordinance (s.16 application) to the 
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Board is not required, the land owner will submit 

request for a permanent lease modification 

application under streamlined processing or a 

temporary Short Term Waiver to Lands 

Department, where appropriate to permit the 

columbarium use, after an AIP Licence for Koon 

Yam Tong is obtained from the PCLB. 

 

LandsD 

(A3) 

In the event the subject application under s.12A 

of the Town Planning Ordinance (TPO) is 

accepted by the Town Planning Board (TPB) 

with a set of clear development parameters 

(including but not limited to the proposed user, 

gross floor area, building height and car parking 

provisions, as appropriate) defined / firmed up 

and further submission to the TPB (including 

application(s) for permission under s.16 of the 

TPO after the corresponding amendment to the 

Outline Zoning Plan (OZP) has been made) is 

not required, the land owner may submit 

request for a permanent lease modification 

application under streamlined processing or a 

temporary Short Term Waiver (STW) where 

appropriate to permit the columbarium use. 

Depending on the circumstances of each case, 

Lands Department (LandsD) at its sole and 

absolute discretion may, upon receipt of such 

valid request and subject to payment of the 

administrative fee(s) by the land owner, 

commence the streamlined processing of the 

lease modification application on a without 

prejudice and non-committal basis or the 

processing of the STW while Planning 

Department (PlanD) is taking forward the 

relevant OZP amendment. 

 

Noted. 

LandsD 

(A5) 

The land owner is reminded that once the 

accepted or partially accepted proposal is 

reflected in the OZP and approved under s.9 of 

the TPO, a formal application for lease 

modification by land owner to LandsD is still 

required. Every lease modification or STW 

application submitted to LandsD will be 

considered on its own merits by LandsD at its 

absolute discretion acting in its capacity as a 

landlord and there is no guarantee that the lease 

modification or STW application will eventually 

Noted. 
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be approved by LandsD. If the application for 

lease modification or STW is approved by 

LandsD, it will be subject to such terms and 

conditions as may be imposed by LandsD at its 

absolute discretion, including payment of 

premium or waiver fee, and administrative 

fee(s). 

 

LandsD 

(A6) 

In addition, LandsD reserves the right to take 

enforcement action against the lot owner for any 

breach of the lease conditions, including the 

breaches already in existence or to be detected at 

any point of time in future. 

 

Noted. 

LandsD 

(A7) 

Please notify the applicant of our 

comments/requirements as stated above. 

 

Noted. 

Comments on Second Pre-submission Received on 12.11.2025 

LandsD 

(B1) 

Please tick as appropriate: 

 ✔ No objection / No adverse comment* 

 No comment 

 Objection / Have adverse comment* 

 

Noted. 

LandsD 

(B2) 

The application site comprises Lot No.118 in 

D.D.135 (“the Lot”) held under New Grant No. 

2757 which contains, inter alia, the following 

restrictions:- 

 

(i) The Lot and any building erected thereon 

or any part of such building shall not be 

used for any purpose other than 

non-industrial purposes; 

 

(ii)  no structure shall be erected on the Lot 

other than one building which shall not 

contain more than three storeys nor 

exceed a height of 7.6m; 

 

(iii) the maximum built-over area of the Lot 

shall not exceed 65.04m
2; 

and  

 

(iv)  no grave shall be made on the Lot, nor 

shall any human remains whether in 

earthenware jars or otherwise be interred 

therein or deposited thereon. 

Noted. 
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LandsD 

(B3) 

I must point out that the following irregularities 

covered by the subject application have been 

detected by this office: 

 

Unauthorised columbarium use within the 

applicant site under the Pre-submission 

There is unauthorized columbarium use (“觀音堂”) in the existing building on the Lot. The lot 

owner should immediately rectify/regularize the 

lease breaches and this office reserves the rights 

to take necessary lease enforcement action 

against the breaches without further notice. 

 

 

 

 

 

 

In order to regularise the Pre-cut-off 

Columbarium in Koon Yam Tong, the Applicant 

had submitted a PCL application to the PCLB on 

6.3.2018 to apply for a Licence and TSOL. The 

Applicant had fulfilled a series of specified 

requirements and obtained the AIP TSOL on 

11.11.2021, and further obtained a 3 years 

extension for the TSOL on 8.11.2024. Under the 

PCO, the TSOL would enable the columbarium 

and its associated facilities to continue 

operating and providing services before a 

Licence is granted. If this s.12A application is 

accepted by the Board, and further planning 

application under section 16 of the Town 

Planning Ordinance (s.16 application) to the 

Board is not required, the land owner will submit 

request for a permanent lease modification 

application under streamlined processing or a 

temporary Short Term Waiver to Lands 

Department, where appropriate to permit the 

columbarium use, after an AIP Licence for Koon 

Yam Tong is obtained from the PCLB. 

 

LandsD 

(B4) 

In the event the subject application under s.12A 

of the Town Planning Ordinance (TPO) is 

accepted or partially accepted by the Town 

Planning Board (TPB) with a set of clear 

development parameters (including but not 

limited to the proposed user, gross floor area, 

building height and car parking provisions, as 

appropriate) defined / firmed up and further 

submission to the TPB (including application(s) 

for permission under s.16 of the TPO after the 

corresponding amendment to the Outline 

Zoning Plan (OZP) has been made) is not 

required, the land owner may submit request for 

a permanent lease modification application 

under streamlined processing or a temporary 

Short Term Waiver (STW) where appropriate to 

permit the columbarium use. Depending on the 

circumstances of each case, Lands Department 

Noted. 
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(LandsD) at its sole and absolute discretion 

may, upon receipt of such valid request and 

subject to payment of the administrative fee(s) 

by the land owner, commence the streamlined 

processing of the lease modification application 

on a without prejudice and non-committal basis 

or the processing of the STW while Planning 

Department (PlanD) is taking forward the 

relevant OZP amendment. 

 

LandsD 

(B5) 

The land owner is reminded that once the 

accepted or partially accepted proposal is 

reflected in the OZP and approved under s.9 of 

the TPO, a formal application for lease 

modification by land owner to LandsD is still 

required. Every lease modification or STW 

application submitted to LandsD will be 

considered on its own merits by LandsD at its 

absolute discretion acting in its capacity as a 

landlord and there is no guarantee that the 

lease modification or STW application will 

eventually be approved by LandsD. If the 

application for lease modification or STW is 

approved by LandsD, it will be subject to such 

terms and conditions as may be imposed by 

LandsD at its absolute discretion, including 

payment of premium or waiver fee, and 

administrative fee(s). 

 

Noted. 

LandsD 

(B6) 

In addition, LandsD reserves the right to take 

enforcement action against the lot owner for any 

breach of the lease conditions, including the 

breaches already in existence or to be detected 

at any point of time in future. 

 

Noted. 

LandsD 

(B7) 

Please notify the applicant of our 

comments/requirements as stated above. 

 

Noted. 

 



Section 12A Application from “Coastal Protection Area” to “Government, Institution or Community” 
for Regularisation of a Pre-cut-off Columbarium for Koon Yam Tong, 

Lot No. 118 in D.D. 135, No.13 Nim Wan Road, Lau Fau Shan, Ha Pak Nai, Yuen Long, New Territories 

 

Toco Planning Consultants Ltd. Page 34 December 2025 

2.11 Responses to Comments from Landscape Unit, Planning Department 

Items Departmental Comments The Applicant’s Responses 

Comments on First Pre-submission Received on 12.8.2025 

LU 

(A1) 

Please also note that CTP/UD&L (Landscape 

Unit) has no comment on the presubmission 

from landscape planning perspective. 

 

Noted. 
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2.12 Responses to Comments from Transport Department 

Items Departmental Comments The Applicant’s Responses 

Comments on First Pre-submission Received on 26.8.2025 

TD 

(A1) 

The assessment of the Applicant is based on 

the proposed “visit by appointment system” and 

“Internet memorial service”. TD has reservation 

to the aforesaid proposals and opines that such 

system would not be strictly followed by all 

visitors. Some visitors may perform ritual 

activities outside the premise of the 

columbarium during the visiting days of Ching 

Ming and Chung Yeung Festivals, and the 

applicant could not control. In this regard a 

certain percentage of visitors shall be assumed 

to visit the columbarium during the days of 

Ching Ming and Chung Yeung Festivals. Deep 

Bay Road is a single track road with limited 

traffic capacity, the potential traffic impact 

arising from the aforesaid visitors shall be duly 

assessed. 

 

The following amendments are being adopted in 

the revised TIA by the Applicant to minimise the 

potential traffic impact (see Appendix IV): 

 

1) The number of niches is reduced to no 

more than 967 from 3,162, a reduction of 

69%. 

 

2) The Proposed Columbarium is opened by 

appointment only on weekdays, i.e. closed 

on Saturday, Sunday, and public holidays, 

including Ching Ming and Chung Yeung 

Festival Day. In addition, it remains closed 

and unstaffed on weekdays if there is no 

confirmed appointment. 

 

3) Opening hours is 0900 to 1600 hours on 

normal days, and extended to become 

0700 to 1700 hours during the Ching Ming 

and Chung Yeung Festival Periods, i.e. 

within 4 weeks before and 4 weeks after 

Ching Ming and Chung Yeung Festival Day. 

 

4) Visiting capacity is limited to 4 visitors per 

30-minute session. 

 

5) Visitors are strongly advised and 

encouraged to access by existing public 

transport service and the use of private 

cars and taxis are strongly discouraged. 

 

All of the above (2) to (5) will be stated in the 

conditions of sale, and emphasised by the 

Applicant to all niche owners, who will also be 

reminded before each Ching Ming and Chung 

Yeung Festival Day. 

 

Hence, with the special traffic and pedestrian 

arrangements imposed, the Proposed 

Columbarium is not anticipated to generate any 

additional traffic, but a small additional demand 

on existing public transport service, thus the 

Revised TIA concluded it will not result in traffic 

impact. 
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Items Departmental Comments The Applicant’s Responses 

TD 

(A2) 

Furthermore, according to the Chinese tradition, 

visitors typically visit columbariums around or on 

the days of the Ching Ming and Chung Yeung 

Festivals. Therefore, the assumption that visitors 

would spread out over the 244 weekdays of the 

columbarium open days seems unreasonable 

and may not reflect the actual situation.  

 

The special traffic and pedestrian arrangements 

proposed in the Revised TIA includes extended 

opening hours during the Ching Ming and 

Chung Yeung Festival Periods, i.e. within 4 

weeks before and 4 weeks after Ching Ming and 

Chung Yeung Festival Day. Hence, the 

Proposed Columbarium has sufficient capacity 

to serve the potential festive visiting demand. 

 

TD 

(A3) 

As proposed by the Applicant, the public is not 

allowed to visit niches at 1/F and 2/F.  Only 

mandatory "internet memorial service" would be 

provided for niches at 1/F and 2/F. The Applicant 

shall seek FEHD's advice whether such 

arrangement is pragmatic and enforceable by 

FEHD. If the mandatory "internet memorial 

service" could not be enforced by FEHD, the 

Applicant shall consider to review the number of 

niches under the application. 

 

In view the number of niches is reduced to no 

more than 967, all niches will be allowed to 

worship in-person by visit-by-appointment. To 

further reduce the number of visitors, the 

Applicant will continue to provide “internal 

memorial service” to all niche owners as an 

alternative way for worshipping besides visiting 

in-person. 

TD 

(A4) 

Besides, the submitted Traffic Impact 

Assessment has enclosed a layout of project, 

Upgrading of Deep Bay Road – Investigation. 

This project has no solid 

implementation programme. 

 

Noted. The Revised TIA assessed the scenarios 

without and with the planned upgrading of Deep 

Bay Road and Nim Wan Road, and concluded 

with the special traffic and pedestrian 

arrangements imposed, the Proposed 

Columbarium will not result in traffic impact, and 

is acceptable from traffic engineering viewpoint. 

 

Comments on Second Pre-submission Received on 15.12.2025 

TD 

(B1) 

On the basis that the total applied number of 

niches has been revised from 3,162 to 999 in 

total, I have no comment on the pre-submission 

from traffic engineering point of view. 

 

Noted. 
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2.13 Responses to Comments from Urban Design Unit, Planning Department 

Items Departmental Comments The Applicant’s Responses 

Comments on First Pre-submission Received on 4.8.2025 

UD 

(A1) 

The application site (the Site) is located 150m 

(about) away from the coast of Deep Bay to its 

west and near Nim Wan Road to its east. Its 

rural locality mainly comprises vegetated land 

with scattering temporary structures and 

low-rise buildings. According to your memo and 

the submission, the intended application is to 

regularise the current columbarium use in an 

existing New Territories Exempted House 

(NTEH) at the Site. As stated in paras. 4.1(a) 

and 5.9(b) of the PS, it does not involve any 

alterations and additions to the existing NTEH, 

and no new building has been proposed at the 

Site. In view of this and given the small scale 

and low-rise nature of the proposal, there are no 

particular comments from the urban design and 

visual perspectives. 

 

Noted. 

 

 

UD 

(A2) 

Our comments are made based on the existing 

available information of this pre-submission. 

Further comments may be provided upon 

receipt of the formal (and complete) submission. 

 

Noted. 

UD 

(A3) 

Comments from the Landscape Unit, if any, will 

be provided under separate cover. 

 

Noted. 

Comments on Second Pre-submission Received on 21.11.2025 

UD 

(B1) 

As the applied use is confined within an 

existing/as-built New Territories Exempted 

House and not involving intensification or 

increase in building heights or building masses, 

we have no comments on the application. 

 

Noted. 

 

UD 

(B2) 

Comments from the Landscape Unit, if any, will 

be provided under separate cover. 

 

Noted. 
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Annex I
Comments from Food and Environmental Hygiene Department on First Pre�submission

See Attachment 1 of Annex I
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(BD’s Comments (24.4.2024)) 

 

 

 

 

 

 

 

 

 

 









































 

 

 

 

 

 

 

Attachment 2 

(Comments on Management Plan) 
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PCAO's comments on the management plan of “Koon Yam Tong”: 

 

 

Item (1) Basic information of the columbarium  

 

1 The address of the columbarium is not tally with the PCAO 

record. Please clarify or submit a revised version. 

2 The applicant should state the year of tenancy. 

 

Item (2) Site information and building management 

 

1 The site area is not tally with the Application Summary 

submitted. Please clarify or submit a revised version. 

2 If portable toilet(s) is/are used, the applicant should state the 

cleansing frequency. [Remarks : As stated in page 11 of the 

“Planning Statement” that “Applicant is planned to dismantle 

the existing toilet facilities within the NTEH and a portable 

toilet will be provided within the site”.] 

3 “Other buildings which are facilities necessary for or ancillary 

to the operation of the columbarium” and “Other facilities 

necessary for or ancillary to the operation of the columbarium” 

are not tally with the Application Summary submitted. Please 

clarify or submit a revised version. 

 

Item (3) Visitor Holding Capacity and Admission Control 

 

1 The applicant should provide the information as stated in page 

13 of the “Planning Statement” that “Visiting capacity will be 

limited at 4 visitors per session, and the length of each session 

is 30 minutes, i.e. 8 visitors per hour.” 

2 The applicant should provide a time table to show visiting 

sessions of a day. 

3 The applicant should exhibit the opening hours of the 

columbarium at the entrances and exits. 

4 The applicant should provide the details on provision of internet 

memorial worshipping services for 1/F and 2/F of the 

columbarium. [Remarks : As stated in page 3 of the “Planning 
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Statement” that “…while the 1/F and 2/F will only offer internet 

memorial worshipping service”.] 

 

Item (6) Security Management 

 

1. The applicant should clearly state the duty of the trained staff 

member for security and emergency management in the content 

of staff concerned in item 7.1 “Staffing”. Otherwise, the 

information in item 6.1 is not tally with the information in item 

7.1. 

 

Item (7) Manpower Deployment 

 

1 The applicant states at item 7.1 “Staffing” that the columbarium 

operates with one permanent staff and two part-time staff, but 

item 7.3 “Organization Chart” shows that the columbarium 

operates with one permanent staff and three part-time staff. The 

applicant should confirm and revise the number of staff 

employed at the columbarium in the above regard and amend 

accordingly.   

2 The applicant should provide appropriate information having 

regard to the actual circumstances of the private columbarium 

on the following:  

� The top management personnel (e.g.: general manager, 

chief executive officer, etc.), including their names, 

positions, contact telephone numbers, years of service, 

experience, duties and professional qualifications (if any); 

� The years of service, experience, duties and professional 

qualifications of other managerial personnel (if any);  

� Training such as first aid, etc. Equipment for the staff 

including first aid box, etc. 

 

Item (8) Contingency plans for emergencies 

 

1 The applicant should provide the name, position and contact 

telephone number of the person-in-charge of the emergency 

cases. 

2 The applicant should provide staff training and professional 
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qualifications such as first aid etc . 

3 The applicant should provide a clear escape route map showing 

escape routes and safe assembly points as well as give the 

escape route map a name. 

 

Item (11) Complaint Handling 

 

1 The applicant should exhibit at conspicuous locations of the 

columbarium notices which provide to the public the job titles 

and telephone numbers of staff who can immediately handle 

enquiries and complaints.  

 

Item (12) Financial Plan 

 

1 The applicant should clearly state the size and duty of the 

finance team in the content of staff concerned in item 7.1 

“Staffing”. Otherwise, the information in item 12.4 is not tally 

with the information in item 7.1. 

 

Addition Information Items should be provided in the Management 

Plan : 

 

 

Item (a) Measures to ensure compliance with licensing conditions, 

guidelines and codes of practice stipulated or issued by the Private 

Columbaria Licensing Board (PCLB) 

 

1 The applicants should state what measures will be taken to 

ensure that the columbarium is in compliance with the licensing 

conditions, guidelines and codes of practice stipulated or issued 

by the PCLB, including measures to ensure that the managerial 

and frontline staff are acquainted with such conditions, 

guidelines and codes of practice and relevant monitoring, 

recording and reporting arrangements to ensure compliance. 

 

Item (b) Persons responsible for the implementation and approval of 

management plan 
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1 The applicant should provide the following information：  

� The particulars of the person responsible for the 

implementation of the management plan (such as name, 

position, contact telephone number and email address); 

� The particulars of the person responsible for approving the 

management plan (such as name, position, contact 

telephone number and email address). 

 

Item (c) Statement of Purpose (Made under the Personal Data 

(Privacy) Ordinance) 

 

1 The applicant should include the Statement of Purpose (Made 

under the Personal Data (Privacy) Ordinance) in the 

management plan. 
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[Our Ref: PDYL 1/0/114]
 
Dear Sir/Madam,
 
Re your pre-submission dated 15.10.2025, please find the following comments from PCAO/FEHD for your information please.
 
PCAO/FEHD (Contact Officer: Mr. Raymond CHAN, Tel: 3141 1231)

2. The comments from PCAO/FEHD on the second round of pre-submission for Koon Yam Tong Columbarium are provided as below:

On Table 4.2 of the Planning Statement, a typo on single-urn unsold niche is noted:
Category Size G/F 1/F 2/F Total

Occupied niches
Single-urn 4 0 0 4
Double-urn 0 0 0 0

Sold niches but not yet
occupied

Single-urn 0 0 0 0
Double-urn 0 0 0 0

Niches available for sale
Single-urn 329 277 277 884

(typo, should be 883)
Double-urn 112 0 0 112

Total 445 277 277 999

On Item A3 of Item 2.5 RtoC from FEHD of Appendix III, the applicant has opted Alternative Approach for fulfilment of the Building Department's (BD) requirements with comments stipulated on
24.4.2024 [(See attached file: 觀音堂_Comment from BD re. Alternative Approach.pdf)] to the applicant for compliance.  It was noted that some measures proposed in the planning statement of this pre-
submission are not completely conform with the bounding conditions outlined in the Appendix IV of fire safety report. Since the applicant has recently submitted an undertaking to BD direct on
14.10.2025 [(See attached file: 觀音堂 Amend FSAR to BD 20251014.pdf)] claiming that their adjustments in term of occupancy control, visitor admission, transport arrangement and fire service
installation are to ensure compliance with relevant fire safety standard and does not compromise the integrity of the fire safety provision in the fire safety report, PCAO/FEHD offers no specific
comment in this aspect subject to the further views from BD.

In addition, the following discrepancies were found in this pre-submission as compared with that in PCAO's record, clarification with the applicant is required:-

Issue concerned Planning Statement PCAO’s Record

(i) Name of Applicant Ka Fu Services Limited Ka Fuk Services Limited
(ii) Address of application premises No. 13 Nim Wan Road, Ha Pak Nai, Yuen Long No. 13 Nim Wan Road, Ha Pak Nai, Lau Fau Shan, Yuen Long,

New Territories (Lot No. 118 in DD 135)
(iii) Proposed plans

As stated in Para. 4.1(a) of P.11, applicant intended to
move the F.S. pump facilities to the roof level of the
NTEH and the management office will remain on G/F.
As shown in Plan E, the annotation of “Office” was
marked at floor plan of G/F

According to the latest revised plans submitted on 22.10.2025,
the annotation of “FS Pump Room” was marked at floor plan
of G/F (Plan No. 003)

Regarding the revised management plan of Appendix V, it considered acceptable and with no outstanding items. The applicant was required to clarify the following minor deviations/contradictions
for our consideration:-

Issue
concerned

Planning Statement Management Plan

Name of
Operator

Executive Summary:

 
Para.1.1, page 1

 

Item 1, page 1

Action required

Please clarify the name of operator

Address of
application
premises

--- Item 1, page 1

(Remarks: as in PCAO’s record, the application address should be  No. 13 Nim Wan
Road, Ha Pak Nai, Lau Fau Shan, Yuen Long, New Territories (Lot No. 118 in DD 135)

Action required

Please clarify the address of application premises
Provision
of shuttle
service

Para.4.2, page 13

 

Item 12.2, page 23

 

Action required

Please clarify if the shuttle services will be provided.
 Burning
of joss
stick

Para.4.3, page 15

 

Item 12.3, page 24

Action required 

It was given to know that burning of joss stick would be prohibited on site, please
review whether joss sticks would be provided for the worship-related services.  

Annex II
Comments from Food and Environmental Hygiene Department on Second Pre�submission

See Attachment 1 of Annex I

See Attachment 1 of Annex II
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Pre-submission
To rezoninga site from COAStR Protection Arca to

"Government, Institution or Community
at Lot in D.D. Ha Pak Nai, Yuen Long, New Territories

2.

, 00

.

“ | ”

”

118 135 ,

Please be advised that comments under the Buildings Ordinance (B.O.) from the

licensingpoint of view ate as follow:

(i) the applicant'sAuthorized Person ("AP") submitted an explanatoryletter, undertaking
letter and eniail clarifications dated 4 November 2025 , 14 October 2025 21

October 2025 respectively(all attached in Appendix I) regarding th0 proposed
arnendments.to the boundingconditions stated in paragraphs2.2 and 2.6 of Appendix
Ⅳ (Fire Saf 0 ty Management丹an ) of the Fire Safety Assessment Report ('TSAR'")
acceptedby the Fire Safety Committee 0 n 6 March 2024 as well as refinement 0 n

wordings
•

to pre-submissiofiproposal.inorder to tallywith the acceptedFSAR. rhere
is no objection in-principleto the proposedamendments provided that the FSAR

should be revised accordinglywith the endorsement by the AP and the fire engineering
cpnsulfantforBD's acceptanceunderthe licensing regime. Currently th0 re is-no such

applicationhas been received by this omc.e;and

(ii) 0 ur previous co 皿 nent 5 Oonveyedin paragraphs2(i) to 2(iii), 2(v)and 3 of the email

dated August under f in B.C. TP(NT) PT.II ar still applicable.
Copiesof $hjchare attached in Appendix for your information.

3 ,

29 2025 (55 ) 8/36 0

Ⅱ

For further enquiry,please contact 0 ur Connie Wong, Build'ng SurveyorNew
Territories West 5 , at 26 26 1440 ,

Annex III
Comments from Buildings Department on Second Pre�submission
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FOTT 0 N ELA ARCHITECTS LTD.
- 兆 民 建 築 師 有 限 司

ARCHITECT8•lNTERlOR CONSULTANT8 及 內 骱 · 峸 · 物 發

Your Ref. BD 1515 /n4/1 7

Our Ref. 09 / 19067146
Date 4 Nov 2025

Buildings Department
BuildingsDepartment Headquarters, North Tower,
west Kowloon Government Offices,
11 Hol Ting Road,Yau Ma ㄒei , Kow 】ooh
Attn: Mr. SZETO wai pong,Toby

Dear M 「. SZET 0 ,

: S.12A Ptarfn!ngApplication for Columbarium of Koon yam Tong, 20 , 13 Nim wan
Road, Ha Pak Nail Lau Fau Shan, Yuen Long, New Territories (Lot 20 , 11 8 in 00

135) - Undertaking an Management Plan fire Safety Approach

| refer to the pre-submission of the S.12A PlanningApplicationsubmitted by TOCO Planning
Consultants Limited to the PlanningDepartmerit,dated 3 July 2025 and 15 October 2025 , fo 「

the captioned columbarium.

According to the email sent from you to Ms. Chan of PCAO on 24 October 2025 , the

BUildingsDepartment (BDㄧhas, In principle, no 0b亅ec 〔ion to the proposed amendments
outlined in the undertaking letter and the subsequent ctarlfications submitted to BD on 14
October ~025 and 21 October 2025 , respectively, by myself as the Authorized Person (AP)
for this project.

| would like to turther clarify that the followlng sections of the Management Plan submitted
together with the abovementioned pre-submisslon dated IS October 2025 shali be
amended as follows:

Ection 5.1 — Mopftdrinø&pacity

original Text:

0 ensure 0 controlled ands 0fe envjronment , 0 ccess is permitted 0 c「055 all threefi 00 rs ,.

maintaining safety and comfort/ 0 r all. And the maximum number of occupants will be
limited to 10 pe 「fl 0 or.

"

Amended Text :

"To ensure 0 contr 0 Iled and safe environment , access Is permitted0 cross all three floors “

maintalnlng safety and comf0 rtfor all. *

Section 9.2.2 一 Staircase and Evacuati 0 n Enhancements

Original Text;

· Handr 0 ils_on80 thSidesof 忇eSt 0 ircase : 丆oprevent accidents duringevacuation.

II Page

No.5Chemg
長

Addre••
5 廈

Infoetoltenol•.aam

24- NOV 一 2025 14 : 19 97% · 006
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ROTT 0 N ELA ARCHITECTS LTD.
•

兆 民 -築 師 有 司
ARCH 仃ECTOMERI 0 RD ! atCNERS , e€GlNERS 吖OWN PLANNERS , DEVELOPMENTCONSULTANT8

Your Ref„ BD 1515 /9024 /17
Our Ref. 08 /19067146
Date 4 Nov 2025

· C0 mpen€at0 ry Measu 戺 s for Sta /rcaSe wlth Winder Steps:
0 Handrails (850—1100mm~with minimal projection
。 Sl!p-resistanttread surfacesand w 0 「ningsignsfor winders
0 Ret 0 In tread width of ot feast for str 0 Ightflights

Exit Relocation 0 n G/ F (Z F) : an existing door witha new wall openlng : 0

Improve evacuation fl 0 w

, Upgrade of Fire Doors: Doors leading to the requlred staircase upgradedt0 /60,/ 6 0)
,

Amended Text :

H罒 亻rails on 80 th 5 /desoftheSt 0 Irc 0 se• . TO preventaccldentsdu「Ing evacuati 0 n.

CompensatoryMeasures for Staircase and Mid ~andin 9 with Winder Steps:
0

' ' Mandr0 Ils WII,' be inst 0 fled at 0 height 0 / not less than 8SOmm and not more

than II 00 mm, w{th a pr 0丿ect}on not exceeding 90mm on each side of the
staircase.

0 Jhe tread surfacewill be firm " dslip- r_“ istant .

0 "equate warning sl 9 ns will be posted at the entrance-to the staircase to

alert occup 0 ntsab 0 "t Chepresence of winders.
0 rtreexisting tread width of not less than 225mm alongthe straight flight will

be matntalned.
Exit Relocation on / ("T) : Replacing an existing door with a new wall opening to

Improve evacuation flow.
Upgradeof 月re 000 rs; Doors leading to the requi「ed staircase upgr 0dedtO /50/50丿

Moreover, since the locatlon Of the p「oposedFS pump room on G/F WIII remain unchanged-

contrary to the undertaking letter sent to you with reference 08 /19067146 dated 14
Octobe 「2025 - the table Of key differences between the Fire EngineeringReport (Issue S)
and the Management Plan shall be amended as attached.

We trust that this letter will serve as a thoroughsupplementaryclarificatlon.

Yours faithfully,
Fotton ELA Archltects Ltd.

Lee Siu Man
Authorized Person 一 List 1
Reglsteced Architect

C.c. 丁oco Planning Consultants Limited

2 丨 8

Rong No S Churn Add?"' 佇i: |mfoefo| 1.00 m

24 一 NOV 一 2025 1 4 : 20 97% , 007
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F 0 TT 0 N ELA ARCHITE 0 TS LTD ·

兆 民 建 築 師 有 限 司
ARCHTECT 8 吖OWNPLANNERS , 0 |. CONSULTANTS

Your Ref. 1515 /9024 /17
our Ref. 08 /19067146
Date 4 Nov 2025

Key differences between

Fire Engineerlng Report ( Issue 5) and Management Plan

Aspect
FE Report Management Plan

Recommendation Proposal
Status

Limit to iO per flo酊 凵mitt04 Ⅵsitors per
Occupancy Mai Qccupants (includingstaff to be session (1 staffwlll be
Contro perfi 00 「| stationed stationed in the

•Mödlfled
an each

|00 buitdln )
丨00

Access
A | 「5 accessible

All f rs accessible but

only onefl 00 r Is
Restriction with a limit of

occupants per
allowed per sesston

Modified
floor

with a limit of 4 visltors
,

Ⅵ 斪 Appolntment
Recommend Mandatory

Adm'sston System appolntment-based appolntmentsystem FullyAdopted
access ear-round

On ordinary weekdays, MohdavthroughFriday
Sundays, and only —

public
from 7 :OC am

·

holidays. 00
. to 7

am to
:009 : pm duringthe

, ,

00 p.m. On Festival Ching Ming and Chung ;4 :

Days —defined as the Yeung Festival periods
weekends (Saturday (definedas the 4

4
weeks

bef 。re and 4 weeks
Openlngdays and

and Sunday)before after each festival day),
hours

and after the Ching 9
Modified

Ming and ChungYeung
and from :00, am to

Festiv 』Days. well
4:00 pm on all other

as

as any public holidays weekdays outside
一

within those a-week
these periods with

periods—thehours
the Site rematnlng

7 :30 to
closed on

are a.m. Saturdays,
4

and all
:00 p.m.

Sundays, public
holidays.
privaEeVehide Access

Transport Prlvate Vehicle
IS discouraged,Access

Arrangement
N ot mentioned t 「 New Addition

• Access .bypublle ansport
such as GMB No. 33 Is
encour d

Transport Mode
Shuttle service during Encourage andadvised

•

festivals via publ\ctransport
Modified

3 | 户

UralY. No No.6 'tee Strut. Kw.•loon E • m,毗 Addraø• (; ; Inro@fottonel , . cam

24 一 NOV 一 2026 ! 4 : 20 97% P. ooe
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POTT 0 IN ARCHITE 0 TS L'rm
兆 民 建 築 師 有 限 司

ARCH 仃ECTB 咁 亅 · Ⅷ |,ANNER8 , CONSULTANT 8

Your Ref. 1515 /9024 7

our Ref. 08 /19067146
Date 14 0 ct 2025

BuildingsDepartment
BuildingsDepartment Headquarters,North Tower,
West Kowloon Government Offices,
11 Hoi Tine Road,Yau Ma Tel, Kowloon
Attn: Mr. SZETO wal pong,Toby

Dear Mr. SZETO,

S.12A Planning Appltcatlon for Columbarium of Koon Yam Tong. NO. 13 Mm Wan
Road, Ha Pak Nai, Lau Fau Shan, Yuen Long, New Territories (LotNo. 118 in DD
135 ) · Undertaking on Management Plan Fire SafewApproach

refer to the pre-submisslon of S.12A submitted' by TOCO Planning Consultants Limited to
the Planning Department d?ted 3 July 2025 for the captionedcolumbarium. I would like to
confirm that the Management Plan as enclosed in the submission has been preparedwith
full reference to the Fire EngineeringReport (Issue 5 ), whlch has been accepted by your
department in year 2024. The recommendations and fire safety strategies outlined in the
report form the "sis of the operattonaland safety measures proposed in the Management
Plan.

As demonstrated In the comparison table below, the Management Plan incorporates a

number of operationa | cont 「0 Is that align with the Fire Engineering Report. These
measures 一 Includlng adjustmentsto occupancy (imlts, visitor access protoc 0 Is, and
transport arrangements — were primarily formulated tn response to traffic-related
considerations identlfied In the Traffic Impact Assessment (TIA), but they 』s 0 contribute
positively to fire safety and overall 0 peratlonal management. All other core

「ecommendatlons from the Fire EngineeringReport have been fully adopted.

In addition, as stated in the PlanningStatement and supported bythe findings of the TIA, the
proposed arrangements have been formulated to better suit the planning 【ntent 丨on Of the
relevant zoning Of the site, with a view to minimizing traffic concerns In the surrounding area 、,

These arrangements include:
'

- Implementing a mandatory year-round vislt-by-appointment system, under whlch each
group of up to 4 ylsitors per 3C-minute time slot must hold a confirmed booking,

- Provision of internet worshippingservices to all niche owners to reduce the number of site•
VISIt

1 | Page

B. NO S E•mall Add ran (• 子 : Infoafai(onolø.com

24 一 NOV 一 2025 14 : 20 · 009
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r FOTTON ELA ARCHITECTS LTD„
, 兆 民 您 築 師 有 限 一

心NERENa |NEERa , 3 • 0 EVELORMENTCON8ULTANT8 及 內 , 市 , 發 閮

your Ref.. BD 1515 /9024 / 17
Our Ref. 08 / 19067145

Date 14 Oct 2025

- St 「0 ng advised and recommended usingGreen Minibus Route No, 3 3, ,

- Changing the opening daysto Monday through Fridayonly ~ from 7 • am to 7:00 pm
during the ChingMing and ChungYeung Festival periods(defined as the 4 weeks before and
4 weeks after each fest |va | day),and from 9 :00 am to 4' , 00 I pm on all other weekdaysoutSIde
these 一 with the site remalnlng closed on Saturdays, Sundays, and all public
holidays.

· No car park|ng Is available on-site or in the vicinity

These measures "have been designed in response to the conclusions of the TIA, which
confirms that, with such arrangements in place, the proposed dev ㄖopment would not result
in adverse traffic or pedestrian impacts and is acceptable from a traffic engineering
perspective.

Furthermore,please note that the originally proposed Fire Services (FS)pump 「oomw Ⅲnow
be retained for Office use. All FS installations, includingthe pumps and water tank, will be
relocated to the rooftop of the building.This adjustmenthas been reviewed to ensure

compliancewith relevant fire safety standards and does not compromise the integrity of the
fire safety provisions outlined in the Fire EngineehngReport.

We trust that the Fire Engineering Report provides a comprehensive and sufficient
foundation for the fire safetyprovisions, the changes in the Management Plan are minor but
are for enhancement purp 0 se . By all means, the safety level as worked out In the Fire
Engineering Report would not be lowered due to the changes, and the operator remains
committed to implementing these measures in full accordance with the report's guidance.

Yours faithfully,
Potton ELA Architects Ltd.

Lee Siu Man Ervln
Authorized Person 一 List 1
Registered Architect

c.c. 丁oco PlanningConsultants Limited

Page
Urut•B. tlF..Cn•un» Kong No S Md Yes E mall Addn•• a

24 一 NOV 一 2025 14 : 20

2 丨
• ) 、 、

. 010
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rorT0N ELA ARCHITE 0 TS LTD.
兆 民 建 築 師 有 限 公 司

ARCH 仃 · 忄 0 R 0 3 .ENGINEERG吖OWNAANNERS'DEVEL 0 PMENTCONSULTAMt8

Your Ref. BD

ou 「Ref.
Date ct

Kev differences between

Fire EnglneeringReport (Issue ) and Management Plan

Aspect
FE Repon Management Plan

Recommendation Proposal
Status

Imit to 10 per floor Llmlt to sit rs per
Occupancy Mak Occupants • (includlng staff be sesslon staff will be
C 0 nero | per Floor stationed on each stationed In the Modified

floor) bunding)

All f accessible
All floors accessible but

Access
with limit of 10 on y one f is

Restriction
a

occupants per floor allowed per session
with a timit Of visitors

Visitor Appointment
Recommend Mandatory

Admission System appointment-based appolntment system FullyAdopted
access ar-round

On ordinaryweekdays, MondaythroughFriday
Sundays, and public nty f om 7 •m am

holidays.
t 7 00

a.m. to pm duringthe

p.m. On Festival ChingMlng and Chung
Days —defined

.

as the Yeung Festtval periods
weekends (Saturday (dennedas the weeks

Opening days and
and Sunday)bef

before and 4
re

weeks
.

and after the Ching
after each festival day),

hours
Ming and ChungYeung

and from am to
Modified

Fest val Days as well pm on all other

as anv publtc holidays weekdays outside

within chose 4-week
these per10ds with

periods—the hours
(he site remal nlne

on
are a.m. to

-closed Saturdays,
alt

p.m. -Sundays,and public
- holidays.

Private Vehlcie Access
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DUrgent OReturn receipt ÜExpandGroup ORestricted OPrevent Copy DConfidentiaI

Toby WP SZETO 堌 0

寄件者 : Info Fotton Ela <info@fottonela.com
寄件 日期; Tuesday, October
收件者 : Tobywp SZETO/BD
主旨 : Re: Koon Yam Tong,No. Nim Wan Road, Ha Pak Nai, Lau Fau Shan, Yuen Long New

Territories
附件 ; plans,pdf

類別 :

>

21 2025 4 :00

13 ,

Internet Email

Dear Mr. Szeto,

This supersedesmy earlier email today.

Referring to my emall dated 14 October 2025 , I am pleased to confirm that the layoutof the subject
columbarium as adopted in the Fire Engineering Assessment Report beingacceptedby the BuildingAuthority
will remajn unchanged.

There will be no change for the location of the FS pump room being converted from the existing office.

A set Of revised planson which the number of urns to be reduced to 999 (the rest of the urns are to be
blocked up) Is enclosed for your perusal,

Should you have comments or require further information, pleasefeel free to |et me know at your
convenience,

I apologise for any inconvenience caused.

aest Regards,
Ervin Lee

w/encl

On Tue, Oct 21 , 2025 at 3 :13 6M Tobywp SZETO/BD wrote:

Dear Mr Lee,

Knowing that you're out of office this afternoon, please kindly follow up the 2 Items below:

1. Please specify In email if there |5 st Ⅲany change for the |ocat |on of the FS pump room (if it would remain on G/F
by converting the existing office)

24 一 NOV 一 2025 14 : 20
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OUrgent ÜReturn receipt ÜExpandGroup ORestricted DPrevent Copy CConfidentiaJ
2. Noted that there is a set of revlsed plan in your preceding email but seems there was no related attachment. Pls

kindly confirm.

Feel free to discuss,thanks!

Regards,

SZETO Wai-pong,Toby

BS/Lic17

| : 3842 3301

From: Info Fotton Ela
Sent: Tuesday, October 21 , 2025 12 : 30
To: Toby WP SZETO/BD >; tocoplannlng
Subject: Re: Koon Yam Tong,No. 13 Nim wan Road,Ha Pak Nai, Lau Fau Shan, Yuen Long, New Territories

Dear Mr. Szeto,

Referring to my email dated 14 October 2025 , | am pleased to confirm that the layout of the subjectcolumbarium as

adopted in the Fire Engineering Assessment Report beingaccepted by the BuildlngAuthoritywill remain unchanged.

A set of revised plans on which the number of urns to be reduced to 999 (the rest of the urns are to be blocked up) is
enclosed for your perusal.

Should You have comments or require further information, pleasefeel free to let me know at your convenience.

Best Regards,

Ervin Lee

On Tue, Oct 14 , 2025 at 5 : 19 PM Info Fotton Ela wrote:

Dear Mr. Szeto,

Followingmy email sent to you on 18 August 2025 , | am pleasedto enclose a revised copy Of the letter
relating to the amendments

undertaking
made to the Fire Englneer•ng Assessment, which was accepted by BD in 2024. For

advance information,
your

a set of planssubmitted to the PCAO of FEHD today is also attached.

As previouslydiscussed, a revised Fire Enelneerlng Assessment will be submitted followingTPB's acceptance of the
t; S12A Submission for the subject columbarium, In the meantime, I would be most grateful if BD could confirm its

24 一 NOV 一 2025 14 : 21

2

9 ? . 013



14 : 16 (FAX) · 0102025 / 11 / 24

囗Urgent OReturn receipt DExpandGroup ÜRestricted 囗Prevent Copy n Confidential
acceptance of the aforementioned amendments to the Fire EngineeringAssessment and indicate no objection to both
the content Of the amendments and the proposed arrangement for future submission.

Best regards,

Ervin LEE

On Mon, Aug 18 , 2025 at 12 : 18 PM Info Fotton Ela <info@fottonela.com> wrote:

Dear Mr. Szeto,

Please find our revised letter dated 18 August, 2025 beingself-explanatory.
丨 Best Regards,

Ervin Lee

On Frl, Aug 15 , 2025 at 2 : 59 'PM Info r-ötron Ela > wrote:

Dear Mr. Szeto,

• Please find my letter regarding changesin the ManagementPlan.

Best Regards,

! Ervin Lee

Fotton ELA Architects Limited
Tel.: 2651 3昍 0 Fax: 2651 9999

: Address: Address: unit BI 」 11 /F , Cheung Kong FactoryBuilding,5 Cheung Shun Street and 6 Cheung
. ! : Yee Street, Cheung Sha Wan, Kowloon

3

24 一 NOV 一 2025 14 : 21 97% .014



2 025 / 11 / 24 14 : 16 (FAX) , 011

OUrgent ÜReturn receipt 囗ExpandGroup C]Restricted OPrevent Copy OConfidentiaI
| : Fotton ELA A 「chitects Limited
刂 Tel.: 2651 3880 Fax: 2651 9999| Address: Address : LJnit B 1, 11 F , Cheung KongFactory Building.5 ChéungShun Street and 6 Cheung

Yee Street. Cheung Sha Wan, Kow 亅oon

Fotton ELA Architects Llmlted
Tel.: 2651 3880 Fax: 2♂51 9999
Address: Address: unit 11 /气 CheungKong Factory Building, 5 Cheung Shun Street and 6 Cheung
Yee Street. Cheung Sha Wan, Kowloon

Fotton ELA Architects Limited
Tel.: 2651 3昍 0 Fax: 2651 9999
Address; Address: unit Bl , 11 /F , CheungKong Factory Building,5 Cheung Shun Street and 6 Cheung
Yee Street, Cheung Sha Wan. Kowloon

Fotton ELA Architects Limited
Tel.: 2651 3880 Fax: 2651 9999
Address: Address: unit B 1 , 1 IF, Cheung Kong Factory Building,5 Cheung Shun Street and 6 Cheung
Yee Street. Cheung Sha Wan, Kowloon
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connte CKWONG/B
TQbYWP PETQ/Bn

Yuen-MamLQ&EliD
Re: Request for Comments from PlanD Pre submEsdon for Koon Yan TM9 App catlon fo
rezon ng from "CPA to "GII at LO 18 In 135, Ha Pak Yuen New Territories

日期 ,

, 016

0
:

【 〕 , , “ Ⅱ 「
| ' : " ~ 1 0.0 ,

Friday,
Nal, Long,

29 August2025 4: 26 : 00 PM

haaeQIÄ.pug

Dear Wilfred CHU,

Your email dated 12 August 2025 refers.

2 , Comments from the licensing point of view under the BuildingsOrdinance
("BO") on the proposal are as follow:

there' is no in-principleobjectionunder the BO to the proposed use on
the applicationsite;

there is no record of approval by the BuildingAuthority fo「 the
structures existingat the applicationsite;

(iii) the' subject premises are subject to an applicationfor Specified
Instruments (· SIR)I under the P 「ivate Columbaria Ordinance (Cap
630 ) ("PCO");

(iv) the applicant'sAuthorized Person advised in his letter dated 18
August 2025 that the pre-submission proposal involves access

restriction to I/F and 2/F and there is a decrease on occupancy
capacity. as compared with that in the Fire Engineering Report
accepted by the Fire Safety Committee. Detailed building safety
requirementswill be provided separately upon receiving the relevant
documents under the Licence application; and

(v) a private columbarium eligible to apply for a Sl under the PCO can be
(a) a buildingor buildingworks which complies With the requirements
fo 「 approval and consent to the commencement of building works
undersection 14 of the BO; (b) a Certifiable Building(℃B " )2 ; 0 「

part •or the whole of Structures Certifiable for Pre-cut-off
Columbarium When the SCPC are covered by a SI 0 「
the applicationof such, they are not subject to the BD's enforcement
under section 24 (1) or 24C (1) of the BO on the ground of
contraveningsection 14 (1) of the BO. However, should they become
dangerous or likely to cause dangers,they will have to be removed
under the relevant provisions Of the BO.

3 , The applicant's attention is drawn to the following points:

except for SCPC and CBI no part of a columbarium shall be
located

private
under or over structures built without the and

consent of the 80
any approval

,

24 一 NOV 一 2025 14 : 21 , 020
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SCPC are UBWs and so are the building works to improve or
strengthen such. i.'Vhere building works for improvement is
indispensable, the qualified professionals appointed by the applicant
should prepare the improvement/strengthening proposal for
acceptance by the PCLB 0 「the BD under the licensing regime;
竹any building improvement works result in extending the size of the
SCPC, such extensions mightNOT be qualified as SCPC but UBWs
actionable under the BO albeit covered by the application of an SI;

If alteration of a NTSB resulting in size exceeding the exemption
criteria under Cap. 121 , e.g. addition of an external staircase 0 「
making openings between party walls of NTSBs two 0 「
more NTS3s, it will be ultra vires for the BD

combining
to

alteiation
process such

proposals under the PCO or the BO unless the relevant
COE is still valid• ,

After issuanæ of an Sli if unautho 「ised alteration works be identified
without prior acceptance by the PCLB 0 「 the BD

十
such works will be

regarded as UBWs but not covered by the Sl. he BD would 「als 0

objection to the PCLB upon for renewal -of the SI, and
such UBWs will be subject

application
to enforcement under the BO for 心 moval;

and

The applicant should provide •certification issued
professionals certifying

by qualified
that the requirements specified by PCLB and

the BD are compliedwith. Annexes 4 and 5 of the "ApplicationGuide
fo 「 Private Columbarium Licence and Other' Specified Instruments"
are relevant.

Foot notes

AS defined under section 2 of the PCO. which may be a TemporarySuspensionof liability,an
Exemption 0 「a Licence.

2 As defined in seetidn 3 (3》of Schedule 2 to the PCO 、

3 As defined in sectjön 4 of Schedule 2 to the PCO includesthe gr 0 und storey of 0 「a

New Territories Small Building("NTSB"that int0 existence on 0 r after 16 0 ctobe 「1987 but

not issued with certifieate of Exemption ( " COE") operatingbefore the 0 uv · 0 ff time and with ash 03

interred in niches.

Regards,
Connie WONG
BuildingSurveyor/NTW5
BuildingDepartment
Tel: 2626 1440

24 一 NOV 一 2025 14 : 21 9 ? , 021
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Re: [Departmental Comments] Pre-submission for S12A application for Koon Yam Tong Columbarium at Ha Pak Nai

寄件者 Wilfred Ka Hing CHU/PLAND <wkhchu@pland.gov.hk>
日期 週一 2025-12-15 12:03
收件者 tocoplanning <tocoplanning@hotmail.com>
副本 Janet Hiu Nga FUNG/PLAND <jhnfung@pland.gov.hk>; Belva Yuen King TONG/PLAND <byktong@pland.gov.hk>

[Our Ref: PDYL 1/0/114]
 
Dear Mr. Chan,
 
Please find the comments from FEHD and TD for your information please.
 
FEHD (Contact Officer: Mr. Raymond Chan – Tel: 3141 1231)
 
Please be informed that Private Columbaria Affairs Office (PCAO)/FEHD offered no comment on the revised operation hours proposed by the
applicant.
 
TD (Contact Officer: Mr. Forrest NG – Tel: 2399 2422)
 
On the basis that the total applied number of niches has been revised from 3,162 to 999 in total, I have no comment on the pre-submission from
traffic engineering point of view.
 
Thanks and Regards,
Wilfred CHU
TP/YLW4, TMYLW DPO, PlanD
Tel: 2158 6290
 

 
From: Toco Planning Consultants Ltd TOCO <tocoplanning@hotmail.com>
Sent: Monday, December 8, 2025 2:47 PM
To: Wilfred Ka Hing CHU/PLAND <wkhchu@pland.gov.hk>
Subject: 回覆: [Departmental Comments] Pre-submission for S12A application for Koon Yam Tong Columbarium at Ha Pak Nai

Dear Wilfred,
 
Thank you for your email.
 
Correct. The proposed opening days as previously suggested in the pre-submissions remain unchanged (i.e. closed on Saturdays, Sundays and Public Holidays), and the newly
proposed operation hours are:
 
(a)  9am-4pm only apply to Monday to Friday (excluding public holidays) outside Festival Periods; and
(b)  7am-5pm only apply to Monday to Friday (excluding public holidays) 4 weeks before and after Ching Ming and Chung Yeung Festival Days.
 
Regards,
 
Ted Chan
Toco Planning Consultants Ltd.

寄件者 : Wilfred Ka Hing CHU/PLAND <wkhchu@pland.gov.hk>
寄件日期 : 2025年12月8日 14:32
收件者 : tocoplanning <tocoplanning@hotmail.com>
主旨 : Re: [Departmental Comments] Pre-submission for S12A application for Koon Yam Tong Columbarium at Ha Pak Nai

Dear Mr. Chan,

 

While we note that the proposed operation hours have been revised, grateful if you would clarify on whether the opening days remain unchanged
(i.e. the columbarium would be closed on Saturdays, Sundays and Public Holidays) and that the new operation hours:

 

(a)  9am-4pm only apply to Monday to Friday (excluding public holidays) outside Festival Periods; and

(b)  7am-5pm only apply to Monday to Friday (excluding public holidays) 4 weeks before and after Ching Ming and Chung Yeung Festival Days.

 

Thanks and Regards,

Wilfred CHU

TP/YLW4, TMYLW DPO, PlanD

Tel: 2158 6290

 

 

Annex IV
Discussions with Planning Department and

Agriculture, Fisheries and Conservation Department

https://jpn01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.pland.gov.hk%2Fpland_tc%2F&data=05%7C02%7C%7C8f8beee2924f41dca28008de3b8ed9f3%7C84df9e7fe9f640afb435aaaaaaaaaaaa%7C1%7C0%7C639013681910283591%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=DidAI8xQKCt8YyueozFKOUXlUV9nYjI17R5iEhJuwd8%3D&reserved=0
https://jpn01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.pland.gov.hk%2Fpland_tc%2F&data=05%7C02%7C%7C8f8beee2924f41dca28008de3b8ed9f3%7C84df9e7fe9f640afb435aaaaaaaaaaaa%7C1%7C0%7C639013681910283591%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=DidAI8xQKCt8YyueozFKOUXlUV9nYjI17R5iEhJuwd8%3D&reserved=0
https://jpn01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.pland.gov.hk%2Fpland_tc%2Fabout_us%2F35a%2Findex.html&data=05%7C02%7C%7C8f8beee2924f41dca28008de3b8ed9f3%7C84df9e7fe9f640afb435aaaaaaaaaaaa%7C1%7C0%7C639013681910332432%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=CTGMVrBpOirBLFmq0njehU47ekBNy3%2FQ43FkUvYf3Z4%3D&reserved=0
https://jpn01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.pland.gov.hk%2Fpland_tc%2Fabout_us%2F35a%2Findex.html&data=05%7C02%7C%7C8f8beee2924f41dca28008de3b8ed9f3%7C84df9e7fe9f640afb435aaaaaaaaaaaa%7C1%7C0%7C639013681910332432%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=CTGMVrBpOirBLFmq0njehU47ekBNy3%2FQ43FkUvYf3Z4%3D&reserved=0
https://jpn01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.facebook.com%2Fplandgovhk&data=05%7C02%7C%7C8f8beee2924f41dca28008de3b8ed9f3%7C84df9e7fe9f640afb435aaaaaaaaaaaa%7C1%7C0%7C639013681910365097%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=6%2FuUPBjM0uPpXKpq2EB%2FsDuR51ClmJZHVDIB6sA1qVg%3D&reserved=0
https://jpn01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.facebook.com%2Fplandgovhk&data=05%7C02%7C%7C8f8beee2924f41dca28008de3b8ed9f3%7C84df9e7fe9f640afb435aaaaaaaaaaaa%7C1%7C0%7C639013681910365097%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=6%2FuUPBjM0uPpXKpq2EB%2FsDuR51ClmJZHVDIB6sA1qVg%3D&reserved=0
https://jpn01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.instagram.com%2Fplandgovhk%2F&data=05%7C02%7C%7C8f8beee2924f41dca28008de3b8ed9f3%7C84df9e7fe9f640afb435aaaaaaaaaaaa%7C1%7C0%7C639013681910386282%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=8bW6Fe3ww7IxiLpQ3E3Pgr8qKc%2BnOCc12pSiveyc7fQ%3D&reserved=0
https://jpn01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.instagram.com%2Fplandgovhk%2F&data=05%7C02%7C%7C8f8beee2924f41dca28008de3b8ed9f3%7C84df9e7fe9f640afb435aaaaaaaaaaaa%7C1%7C0%7C639013681910386282%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=8bW6Fe3ww7IxiLpQ3E3Pgr8qKc%2BnOCc12pSiveyc7fQ%3D&reserved=0
mailto:wkhchu@pland.gov.hk
mailto:tocoplanning@hotmail.com
https://jpn01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.pland.gov.hk%2Fpland_tc%2F&data=05%7C02%7C%7C8f8beee2924f41dca28008de3b8ed9f3%7C84df9e7fe9f640afb435aaaaaaaaaaaa%7C1%7C0%7C639013681910408720%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=FuE7tKWyQXDtxsPxsTJA5afrOhNyniIg02mW1vxKTDc%3D&reserved=0
https://jpn01.safelinks.protection.outlook.com/?url=https%3A%2F%2Fwww.pland.gov.hk%2Fpland_tc%2F&data=05%7C02%7C%7C8f8beee2924f41dca28008de3b8ed9f3%7C84df9e7fe9f640afb435aaaaaaaaaaaa%7C1%7C0%7C639013681910408720%7CUnknown%7CTWFpbGZsb3d8eyJFbXB0eU1hcGkiOnRydWUsIlYiOiIwLjAuMDAwMCIsIlAiOiJXaW4zMiIsIkFOIjoiTWFpbCIsIldUIjoyfQ%3D%3D%7C0%7C%7C%7C&sdata=FuE7tKWyQXDtxsPxsTJA5afrOhNyniIg02mW1vxKTDc%3D&reserved=0
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Outlook

回覆: [Departmental Comments] Pre-submission for S12A application for Koon Yam Tong Columbarium at Ha Pak Nai

寄件者 Toco Planning Consultants Ltd TOCO <tocoplanning@hotmail.com>
日期 週三 2025-12-03 14:37
收件者 azaria_ky_wong@afcd.gov.hk <azaria_ky_wong@afcd.gov.hk>
副本 Wilfred Ka Hing CHU/PLAND <wkhchu@pland.gov.hk>

Dear Dr. Wong, 

Thank you for your email for your suggestion.

We have discussed with our Client and he agreed to the suggested operation hours. Hence we will revise the Planning Statement accordingly.

 

Regards,

Ted Chan

寄件者: azaria_ky_wong@afcd.gov.hk <azaria_ky_wong@afcd.gov.hk>
寄件日期: 2025年12月3日 09:18
收件者: Toco Planning Consultants Ltd TOCO <tocoplanning@hotmail.com>
副本: Wilfred Ka Hing CHU/PLAND <wkhchu@pland.gov.hk>
主旨: Re: [Departmental Comments] Pre-submission for S12A application for Koon Yam Tong Columbarium at Ha Pak Nai
 
Dear Mr. Chan,

I refer to your email of 26/11/2025.

Given that the surrounding area of the application site is rural and largely undisturbed, in additional to the proposed measures about lighting and "one-
way window glass film" to minimize disturbances, please consider to restrict the visiting time to 9am-4pm throughout the year, and to 7am-5pm only for
4 weeks before and after the Ching Ming Festival and Chung Yeung Festival during the operation phase.

Regards,
Dr. Azaria K.Y. WONG
Nature Conservation Officer (Yuen Long)
Agriculture, Fisheries and Conservation Department
Tel: 2150 6932

From:        "Toco Planning Consultants Ltd TOCO" <tocoplanning@hotmail.com>
To:        "azaria_ky_wong@afcd.gov.hk" <azaria_ky_wong@afcd.gov.hk>
Cc:        "Wilfred Ka Hing CHU/PLAND" <wkhchu@pland.gov.hk>
Date:        26/11/2025 17:53
Subject:        [Departmental Comments] Pre-submission for S12A application for Koon Yam Tong Columbarium at Ha Pak Nai

Dear Dr. Wong,
 
We refer to your comments on our second planning pre-submission received via Planning Department’s email on 21.11.2025 regarding the captioned.
 
Further to our phone conversation today, your concern on the proposed extended opening hours from 9am-4pm to 7am-7pm which will bring increase
disturbances to the surrounding rural area especially during early morning and at dusk is well noted.  Therefore, we propose to reduce the opening
hours from 7am-7pm to 9am-7pm.  The maximum daily visitors will be decreased from 96 to 80. In addition, we propose to reduce the lighting inside
the building, and to provide one-way window glass film on each window in order to minimise disturbances to the surrounding area.
 
Should the above suggestion be acceptable from your office, we will revise the Planning Statement and submit the formal planning application in due
course.  Thank you for your attention and we look forward to your early favourable reply.
 
Yours faithfully,
 
Ted Chan
Toco Planning Consultants Ltd.



Existing Drainage Components Photos 

 
Photo 1 – Existing gully and manhole 

 
Photo 2 – existing underground pipe and U-channel covered in heavy 

vegetation 

Annex V
Drainage Photo Record and Plan



Existing Drainage Components Photos 

 
Photo 3 – Existing U-channel 



Existing Drainage Components Photos 

Photo 4 – Existing U-channel covered in heavy vegetation 

Photo 5 – Existing 1200mm (approx.) underground pipe and open drainage pit 



Existing Drainage Components Photos 

Photo 6 – Existing gully, manhole, 1200mm (approx.) underground pipe, and 

open drainage pit 
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1.0 INTRODUCTION 
 
Background 

1.1  The Subject Site, which is known as Koon Yam Tong, is located at 13 Nim Wan 
Road, Ha Pak Nai, Yuen Long, i.e. Lot No. 118 in D.D. 135. Figure 1.1 shows 
the location of the Subject Site. 
 

1.2  At present, the Subject Site is a 3-storey New Territories Exempted House 
(“NTEH”) which was constructed in the early 1980s, and has been used for 
storage of cremated human bodies, i.e. columbarium, since 2010. (hereinafter 
the “Proposed Columbarium”).  
 

1.3  To comply with the Private Columbaria Ordinance (Cap. 630), the Applicant has 
submitted an Application for Private Columbarium License and an Application 
for Temporary Suspension of Liability for operation of the Proposed 
Columbarium, referred as Pre-Cut-Off Columbarium, to the Private Columbaria 
Licensing Board (“PCLB”) of Food and Environmental Hygiene Department 
(“FEHD”). A prerequisite of the private columbarium license is to obtain 
approval of planning permission from the Town Planning Board; hence, a S12A 
Rezoning Application is being submitted. CKM Asia Limited, a traffic and 
transportation planning consultancy firm, is commissioned by the Applicant to 
carry out a Traffic Impact Assessment (“TIA”) for the Proposed Columbarium as 
part of the S12A Rezoning Application. 
 

1.4  To minimise potential traffic and pedestrian impact, the Applicant proposes to 
provide 967 niches within the Proposed Columbarium, and the following special 
traffic and pedestrian arrangements are proposed: 
 
(i) During the Ching Ming and Chung Yeung Festival Periods i.e. within 4 

weeks before and 4 weeks after the Ching Ming Festival Day, and within 4 
weeks before and 4 weeks after the Chung Yeung Festival Day (hereinafter 
the “Festival Periods”), visitation to the Proposed Columbarium is by 
appointment only and is from 0700 to 1700 hours on weekdays, i.e. 
Monday to Friday, and closed on Saturdays, Sundays, and public holidays, 
including Ching Ming and Chung Yeung Festival Days; 

(ii) Outside the Festival Periods, visitation to the Proposed Columbarium is 
also by appointment only and is from 0900 to 1600 hours on Mondays to 
Fridays; but, closed on Saturdays, Sundays, and public holidays; 

(iii) Visit-by-appointment arrangement will be implemented with a capacity of 4 
visitors per 30-minute session, and all reservations must be made at least 2 
days in advance; 

(iv) All visitors are advised and encouraged to use public transport service, i.e. 
Green Minibus (“GMB”) No. 33 (“GMB 33”) from Yuen Long to Ha Pak 
Nai via Tin Shui Wai, and reminded that access by private car and taxi are 
discouraged, and car parking is not available at the Proposed Columbarium 
and in the vicinity; and 

(v) Internet memorial service will be provided by the Applicant for all niche 
owners as an alternative to in-person visitation. 
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Scope of Study 
1.5  The main objectives of this study are as follows: 

 To present existing traffic information associated with the Subject Site; 

 To review the traffic conditions in the vicinity of the Subject Site; 

 To present the proposed traffic and pedestrian management measure for the 
Proposed Columbarium;  

 To quantify the traffic and pedestrian generated by the Proposed 
Columbarium; 

 To examine the traffic and pedestrian impact on the local road junctions, 
road links, pedestrian facilities, and public transport services; and 

 To identify deficiencies, if any, in the road network and pedestrian facilities 
in accommodating the impact associated with the Proposed Columbarium. 

 
Contents of the Report 

1.6  After this introduction, the remaining chapters contain the following: 
 
Chapter Two - Describes the existing condition and surveys, 
Chapter Three - Outlines the Proposed Columbarium and the proposed 

special traffic and pedestrian arrangement, 
Chapter Four - Presents the traffic, pedestrian, public transport impact 

analyses, and 
Chapter Five - Summarises the overall conclusion. 
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2.0 THE EXISTING SITUATION 
 
The Subject Site and Proposed Columbarium 

2.1  The Subject Site is located off the western side of Nim Wan Road in Ha Pak Nai. 
Figure 2.1 shows the existing layout. It is a NTEH, and has no internal transport 
facilities. As of December 2025, the Proposed Columbarium has 4 occupied 
niches.  
 
The Road Network 

2.2  Nim Wan Road in vicinity of the Subject Site runs along the coastline from Ha 
Pak Nai to Sheung Pak Nai. It then continues northward as Deep Bay Road 
towards Lau Fau Shan, where it connects with Lau Fau Shan Road providing 
external regional access.  
 

2.3  At present, both Nim Wan Road and Deep Bay Road are single track roads with 
passing bays and passing areas serving local developments and villages between 
Ha Pak Nai and Lau Fau Shan. Some sections of carriageway are around 6m 
allowing concurrent 2-way traffic flow. 
 
Traffic Surveys 

2.4  In view the Proposed Columbarium will only open on weekdays, traffic surveys 
were conducted on Tuesday, 8th April, 2025, which is the first Tuesday after the 
2025 Ching Ming Festival Day on Friday, 4th April, 2025, i.e. a weekday within 
the Ching Ming Festival Period. Details of the traffic surveys are described in 
below paragraphs. 
 
Traffic Counts at Junction and Road Links 

2.5  Manual classified traffic counts were conducted at the selected junction and road 
links within the Area of Influence (“AOI”) as indicated in Figure 2.2, and 
summarised in Table 2.1. 
 
TABLE 2.1 SURVEYED JUNCTION AND ROAD LINKS 

 
Ref. 

 
Surveyed Location 

 
Road Junction 

J01 Lau Fau Shan Roundabout 
 

Road Link 

L01 Deep Bay Road south of Lau Fau Shan Roundabout 
L02 Deep Bay Road / Nim Wan Road in Sheung Pak Nai 
L03 Nim Wan Road near the Subject Site 

 
2.6  The traffic counts were classified by vehicle types to enable traffic flows in 

passenger car unit (“pcu”) to be calculated. The AM, Noon, and PM peak hour 
identified are 0800 to 0900 hours, 1300 to 1400 hours, and 1700 to 1800 hours, 
and the peak hour traffic flows are shown in Figure 2.3. 
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Operational Performance at Surveyed Junction and Road Links 
2.7  Existing operational performance of the surveyed junction and road links are 

calculated based on the peak hour traffic flows, and the analysis method found in 
Volume 2 of the Transport Planning and Design Manual (“TPDM”). Tables 2.2 
and 2.3 summarises the analysis results, and the detailed calculations are found 
in Appendix A. 

 
TABLE 2.2 EXISTING JUNCTION OPERATIONAL PERFORMANCE 

 
Junction 

 

 
Peak Hour RFC 

AM Noon PM 

J01 Lau Fau Shan Roundabout 0.326 0.429 0.348 
 Note: RFC – Ratio of Flow to Capacity 

 
2.8  Table 2.2 indicates the Lau Fau Shan Roundabout operates with capacities 

during the analysed peak hours. 
 

TABLE 2.3 EXISTING LINK OPERATIONAL PERFORMANCE 
 

Link 
 

Peak Hour P/Df 
AM Noon PM 

L01 Deep Bay Road south of Lau Fau Shan Roundabout 2.04 2.00 1.88 
L02 Deep Bay Road / Nim Wan Road, Sheung Pak Nai 0.72 0.62 0.60 
L03 Nim Wan Road near the Subject Site in Ha Pak Nai 0.50 0.38 0.29 
Note: P/Df -  Peak Hourly Flows/ Design Flow Ratios, where design flow in reference with TPDM for 

 single track access road, i.e. 100 veh/hr.  
 

2.9  Table 2.3 indicates Deep Bay Road south of Lau Fau Shan Roundabout (L01) 
currently operates over-capacity during the analysed peak hours. Whereas, Deep 
Bay Road / Nim Wan Road in Sheung Pak Nai (L02), and Nim Wan Road near 
the Subject Site (L03) operate with capacities. 

 
Pedestrian Count at Pedestrian Facilities 

2.10  Pedestrian counts were conducted at the track between Nim Wan Road and the 
Subject Site as indicated in Figure 2.2. 

 
2.11  Based on the peak hour pedestrian flows observed, the Level of Service (“LOS“) 

analysis with reference to TPDM Volume 6, Section 10.4 was conducted and 
Table 2.4 summarize the pedestrian flows and analysis results. 

 

TABLE 2.4 EXISTING PEDESTRIAN FACILITIES OPERATIONAL PERFORMANCE 
 

Pedestrian  
Facilities 

 
Measured 

Width  
(m) 

 
Effective 
Width  

(m) 

 
Peak Hour 

2-way  
Pedestrian Flow 

(ped/hour) 

Flow Rates  
[LOS] 

(ped/m/min) 
AM Noon PM AM Noon PM 

FP01  Pedestrian Track between Nim 
Wan Road and the Subject Site 

3.0m 2.0m 5 5 5 0.1 
[A] 

0.1 
[A] 

0.1 
[A] 

Note: Due to small amount of pedestrian, 2-way pedestrian flows are rounded-up to nearest 5. 
 

2.12  Table 2.4 shows that the surveyed pedestrian track operates satisfactorily. 
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Public Transport Service 
2.13  GMB 33 is the only public transport service which operates along Nim Wan 

Road, and Table 2.5 summarises the details. 
 

TABLE 2.5 PUBLIC TRANSPORT SERVICE OPERATING NEAR THE SUBJECT 
SITE 

 
Route 

 
Routing 

 
Service Hour 

 

 
Frequency 
(minutes) 

GMB 33 Yuen Long (Tai Fung Street)  Ha Pak Nai Daily 0500 – 2130 hours  20 - 30 
Source: HKeMobility, Transport Department 
 

Occupancy of Existing Public Transport Service 
2.14  Occupancy survey for GMB 33 was conducted at the Lau Fau Shan Roundabout 

on Tuesday, 8th April, 2025, and the results are summarised in Table 2.6. 
 

TABLE 2.6 RESULTS OF OCCUPANCY SURVEY FOR GMB 33 
 

Hour 
 

Inbound towards Ha Pak Nai 
 

Outbound towards Yuen Long 
Number 
of Trips 

Observed 
(trips/hr) 

(1) Hourly 
Capacity  
(pax/hr) 

Number of 
Passenger 
Observed  
(pax/hr) 

Surplus 
Capacity 
(pax/hr) 

Number 
of Trips 

Observed 
(trips/hr) 

(1) Hourly 
Capacity  
(pax/hr) 

Number of 
Passenger 
Observed  
(pax/hr) 

Surplus 
Capacity 
(pax/hr) 

0700 – 0800 2 32 18 14 2 32 20 12 
0800 – 0900 2 32 21 11 2 32 17 15 

0900 – 1000 2 32 17 15 2 32 18 14 
1000 – 1100 2 32 16 16 2 32 17 15 
1100 – 1200 2 32 21 11 2 32 18 14 
1200 – 1300 2 32 9 23 2 32 14 18 

1300 – 1400 2 32 15 17 2 32 20 12 
1400 – 1500 2 32 12 20 2 32 17 15 
1500 – 1600 2 32 14 18 2 32 19 13 

1600 – 1700 2 32 13 19 2 32 21 11 
1700 – 1800 2 32 14 18 2 32 19 13 
1800 – 1900 2 32 15 17 2 32 17 15 
(1) Only 16-seat vehicles were observed operating GMB 33. 

 
2.15  Table 2.6 shows GMB 33 operates with capacity during the surveyed period at 

present. 
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3.0 THE PROPOSED COLUMBARIUM 
 
Layout of the Subject Site with the Proposed Columbarium 

3.1 Layout of the Subject Site with the Proposed Columbarium remains as in the 
present and is shown in Figure 2.1. 
 

3.2 The Proposed Columbarium will accommodate 967 niches, of which 4 has been 
occupied as of December 2025. 
 
Internal Transport Facilities 

3.3 The Proposed Columbarium has no internal transport facilities, and all staff and 
visitors are advised and encouraged to arrive and depart using public transport 
service, and are also reminded that the use of private cars and taxis are 
discouraged in view that car parking is not available at the Proposed 
Columbarium. 
 
Pedestrian Access of the Subject Site 

3.4 Pedestrian access of the Subject Site, including the Proposed Columbarium, will 
remain unchanged as in the present condition. 
 
Special Traffic and Pedestrian Arrangements  

3.5 Special traffic and pedestrian arrangements are proposed by the Applicant to 
manage and minimise the potential traffic and pedestrian impact. Details are 
described in below paragraphs below. 
 
Opening Hours 

3.6 During the Ching Ming and Chung Yeung Festival Periods i.e. within 4 weeks 
before and 4 weeks after the Ching Ming Festival Day, and within 4 weeks 
before and 4 weeks after the Chung Yeung Festival Day, visitation is by 
appointment only and is from 0700 to 1700 hours on weekdays, i.e. Monday to 
Friday, and closed on Saturdays, Sundays, and public holidays, including Ching 
Ming and Chung Yeung Festival Days.  
 

3.7 Outside the Festival Periods, visitation is also by appointment only and is from 
0900 to 1600 hours on Mondays to Fridays; and closed on Saturdays, Sundays, 
and public holidays. 

 
Visit-by-Appointment Arrangement 

3.8 Visit-by-Appointment Arrangement will be implemented by the Applicant 
requiring all visitors to register at least 2 days prior to visiting at all times; hence, 
the number of grave sweepers can be regulated.  
 

3.9 Registration will be available via internet, smartphone application, or by phone. 
Visitors are required to provide the Applicant with the expected number of 
visitors, the niche to be visited, and the intended visiting time and date. The 
registration will only be regarded as successful after the Applicant has confirmed 
the visiting details with the grave sweepers. 
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Transport Arrangement  
3.10 The Applicant will advise and encourage all visitors to access the Proposed 

Columbarium by GMB 33. Visitors will also be reminded access by private car 
and taxi are discouraged, and car parking is not available at the Proposed 
Columbarium. 
 
Notice on Visiting and Transport Arrangements 

3.11 Under the condition of sale of niches, the Applicant will clearly state and 
emphasise the following:  
(i) Opening hours and closure period,  
(ii) Visit-by-Appointment Arrangement required,  
(iii) Encourage the use of GMB Service,  
(iv) Discourage access by private car and taxi, 
(v) No parking at the Proposed Columbarium, and  
(vi) The Applicant reserves the right to adjust the closure period and other 

operational arrangement without prior notice. 
 

3.12 Niche owners will be reminded prior to each Ching Ming and Chung Yeung 
Festival Periods of the above condition of sale.  

 
Visiting Capacity 

3.13 Visiting capacity will be limited to 4 visitors per session, and the length of each 
session is 30 minutes, i.e. 8 visitors per hour. 
 

3.14 According to the “Fire Safety Management Plan” (“FSMP”) prepared for the 
Proposed Columbarium, the maximum occupancy on each floor is 10 people at 
any one time. Hence, limiting the visiting capacity at 4 visitors per session is 
considered necessary to ensure no more than 10 people would occupy the 
Proposed Columbarium at any one time, say, during the time in-between 2 
sessions, with a departing group of 4 visitors, an arriving group of 4 visitors and 2 
staff. 
 

3.15 An extract of the FSMP is found in Appendix B for reference. 
 

Waiting Areas 
3.16 In view that the number of visitors is limited to only 4 per session, a designated 

waiting area is not needed. 
 

Availability of Internet Memorial Service 
3.17 Internet memorial service will be provided by the Applicant for all niche owners 

as an alternative to in-person visitation. 
 

Data Collection and Review of the Special Traffic and Pedestrian Arrangement 
3.18 The Applicant will maintain records on visit-by-appointment, number of niches 

occupied, and observed operation condition etc., after obtaining the Town 
Planning Approval and the Private Columbarium License. This information can 
be used to review and evaluate the operation efficiency of the special traffic and 
pedestrian arrangement. 
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3.19 A revised Traffic and Crowd Management Plan can be submitted to the Transport 
Department and the Hong Kong Police Force for follow-up reviews, and if 
necessary, makes amendments. The special traffic and pedestrian arrangements 
will be detailed in the Traffic and Crowd Management Plan of the Private 
Columbarium Licence, and implementation of these arrangements will be closely 
monitored by the PCLB to ensure compliance. 

 
Comparison on Visiting Demand and Visiting Capacity 

3.20 Table 3.1 compares the estimated visitor demand and visiting capacity for the 
Proposed Columbarium during the Festival Periods. 

 
TABLE 3.1 COMPARISON ON VISITOR DEMAND AND VISITING 

CAPACITY DURING THE FESTIVE PERIODS 
 
Estimated Visitor Demand for each Festive Period 

Number of visitors / occupied niches = 2.89 visitors/niche (Note 1) 
Total number of niches = 967 niches 
Total number of visitors per year 
(Each niche is visited once per year) 

= 967 niches x 2.89 visitors/niche 
= 2,795 visitors 

 
Visiting Capacity for each Festive Period 
Visiting capacity = 4 persons per session 
Number of sessions / hour = 60 min/hr ÷ 30 min/session 

= 2 sessions/hr 

Opening hours of the Subject Site = 0700 to 1700 hours  
= 10 hrs/day 

Number of sessions / day = 10 hrs/day x 2 sessions/hr 
= 20 sessions/day 

Daily visiting capacity = 4 visitors/session x 20 sessions/day  
= 80 visitors/day 

Number of Weekdays Ching Ming Festival Period 
= 5 days / week x 8 weeks – 5 public holidays (Note 2) 
= 35 weekdays 
 
Chung Yeung Festival Period 
= 5 days / week x 8 weeks – 3 public holidays (Note 3) 
= 37 weekdays 

Minimum Visiting Capacity Ching Ming Festival Period 
= 35 days x 80 visitors / day 
= 2,800 visitors > Visitor Demand of 2,795 
hence, OK 
 
Chung Yeung Festival Period 
= 37 days x 80 visitors / day 
= 2,960 visitors > Visitor Demand of 2,795 
hence, OK 

Note 1: Based on surveys conducted at the Memorial Park Hong Kong located at 93 Fo Tan Village, Sha Tin, which is 
an existing columbarium approved under Rezoning Application TPB Y/ST/47, and PCLB Serial 1 with 
Approval-in-Principle under License Application. 

 Note 2: Ching Ming Festival Period has 5 public holidays, including (i) Ching Ming Festival Day, (ii) Good Friday, (iii) 
the Day following Good Friday, (iv) Easter Monday, and (v) Labour Day (1st May). 

 Note 3: Chung Yeung Festival Period has 3 public holidays, including (i) Chung Yeung Festival Day, (ii) National Day 
(1st October), and (iii) the Day following Mid-Autumn Festival. 

 
3.21 Table 3.1 shows the visitor demand is estimated to be 2,795 per festive period, 

which is less than the visiting capacity of 2,800 visitors during Ching Ming 
Festival Period, and 2,960 visitors during Chung Yeung Festival Period. 



Proposed Columbarium, 
Koon Yam Tong, 13 Nim Wan Road 
Lot No. 118 in D.D. 135, Ha Pak Nai 
Yuen Long, New Territories 

Traffic Impact Assessment 
Final Report 

 

J7404_TIA_FR_R3A, 18th December 2025 Page 9 Prepared by CKM Asia Limited 
   

3.22 Hence, the proposed visiting capacity of 4 persons for each visiting session to be 
implemented during the Festive Periods, is considered acceptable, and will be 
sufficient to accommodate the expected festive visitor demand.  
 
Pedestrian and Traffic Generation of the Proposed Columbarium 

3.23 Pedestrian generation associated with the Proposed Columbarium will be 
controlled with the implementation of the Visit-by-Appointment. Table 3.2 
summarises the peak hour pedestrian generation of the Proposed Columbarium. 

 
TABLE 3.2 PEAK HOUR PEDESTRIAN GENERATION OF THE PROPOSED 

COLUMBARIUM 
 

Item 
 

Peak Hour Pedestrian Generation 

Number of visitors controlled by visit-by-
appointment arrangement (From Table 3.1) 

= 4 visitors / sessions x 2 sessions / hour 
= 8 visitors / hour 

TOTAL = 8 people / hour 

 
3.24 As mentioned above, all visitors are advised and encouraged to access the 

Proposed Columbarium by GMB 33, and are discouraged from using private cars 
and taxis. Hence, there is NO additional peak hour traffic generation, but only 8 
additional passengers per hour on GMB 33. 

 
Placement of Cremated Ashes 

3.25 Placing of cremated ashes into niches must also follow above management 
arrangement. It will be by appointment only, and considered as a regular visiting 
session. 
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4.0 TRAFFIC IMPACT 
 
Design Year 

4.1 A planning horizon of 5 years is assumed for the Proposed Columbarium to 
obtain its Private Columbarium Licence from the PCLB, i.e. say by 2030, and the 
assessment year adopted is 2033, i.e. 3 years after its license approval. The 
following scenarios are assessed: 
 
(i) Year 2033 without the Proposed Columbarium; and  
(ii) Year 2033 with the Proposed Columbarium. 
 
Population Projection  

4.2 Reference is made to the “Projections of Population Distribution 2023 - 2031” 
published by the Planning Department for new towns located nearby including 
Tin Shui Wai New Town and Hung Shui Kiu / Ha Tsuen New Town. Table 4.1 
presents the population projections. 
 
TABLE 4.1 PROJECTED POPULATIONS FOR NEARBY NEW TOWNS 

 
Year 

 
Population Projection 

Tin Shui Wai New Town Hung Shui Kiu / Ha Tsuen New Town TOTAL 

2025 281,000 47,700 328,700 
2031 277,500 52,900 330,400 

Average Annual Growth (2025 to 2031) +0.1% 

 
4.3 Table 4.1 shows that population for new towns in the vicinity are projected to 

increase by 0.1% per annum from 2025 to 2031. 
 
Historic Traffic Flow 

4.4 The annual average daily traffic (“AADT”) of roads located in the vicinity from 
the Annual Traffic Census (“ATC”) published by Transport Department, are 
presented in Table 4.2.  

 
TABLE 4.2 AADT OF ATC STATIONS IN THE VICINITY 

 
ATC 

Station No. 
5689 5858 6603 

 
Overall 

Road Ping Ha Road Ping Ha Road & Lau 
Fau Shan Road 

Deep Bay Road  
 

From Hung Tin Road Tin Ha Road Lau Fau Shan Road 

To Tin Ha Road Deep Bay Road Nam Sha Po 
 

Year 
 

Annual Average Daily Traffic (vehicles / day) 
2017 16,800 12,370 2,330 31,500 

2018 17,210 12,680 2,920 32,810 
2019 17,090 12,590 2,320 32,000 
2020 - - - - 
2021 - - - - 
2022 - - - - 
2023 20,170 8,590 2,960 31,720 
2024 20,220 8,610 3,180 32,010 

Average Annual Growth  +0.2% 
 Note: Due to COVID-19 pandemic, AADT between 2020 and 2022 are disregarded and not shown above. 
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4.5 Disregarding the AADT for 2020 to 2022 due to the COVID-19 pandemic, Table 
4.2 shows that the overall average annual growth in AADT is +0.2% between 
2017 and 2024. 

 
Traffic Forecast 

4.6 The design year traffic flows are estimated as follows: 
(i) Expected traffic growth from 2025 to 2033; 
(ii) Traffic generated by other known planned / committed developments 

located in the vicinity, and 
(iii) Traffic generation of the Proposed Columbarium 

 
(i) Traffic Growth Rate 

4.7 In view that the population growth from 2025 to 2031, is +0.1% per annum 
(Table 4.1 refers), and the historic traffic flow from 2017 to 2024 is +0.2% per 
annum (Table 4.2 refers), a conservative growth rate of +0.5% per annum is 
adopted to derive the 2033 traffic flows. 
 
(ii) Other Known Major Planned / Committed Developments 

4.8 A review of public domain, including the Town Planning Board's Statutory 
Planning Portal 3, etc., was undertaken to identify other known major planned / 
committed developments located within the AOI, and details are presented in 
Table 4.3. 
 
TABLE 4.3 DETAILS OF OTHER KNOWN MAJOR PLANNED / COMMITTED 

DEVELOPMENT 

Ref. 
 
Planned / Committed Development 

 
Parameter 

A. Proposed Temporary Transitional Housing with Ancillary Uses (Approved 
Planning Application Nos. A/YL-LFS/425 and A/YL-LFS/509) 

1,233 flats 

 
(iii) Traffic Generation of the Proposed Columbarium 

4.9 As stated in Paragraph 3.24, the Proposed Columbarium is not anticipated to 
generate any additional traffic. 

 
2033 Traffic Flow 

4.10 Year 2033 traffic flows for the following cases are derived: 
 
2033 Traffic Flows without the 
Proposed Columbarium [A] 
 

= 2025 Existing Traffic Flows + Traffic 
Growth from 2025 to 2033 + Traffic 
Generated by Other Development 
 

2033 Traffic Flows with the 
Proposed Columbarium 

= [A]  

 
4.11 Figure 4.1 shows the year 2033 peak hour traffic flow for the case without the 

Proposed Columbarium, which is also the same as the case with the Proposed 
Columbarium in view no additional traffic will be generated. 
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Planned Upgrading of Deep Bay Road and Nim Wan Road by the Government - 
Public Works Programme (“PWP”) Item No. 878th  
 
Upgrading of Deep Bay Road 

4.12 On 10th December 2021, the Government gazetted the widening work to 
upgrade the section of Deep Bay Road between Lau Fau Shan Roundabout and 
Nim Wan Road, from the existing single lane access track configuration to 
become standard single 2-lane carriageway.  
 

Upgrading of Nim Wan Road (North) 
4.13 As part of PWP Item No. 878th, the Nim Wan Road (North) section between 

Deep Bay Road and the West New Territories Landfill is proposed for upgrading 
which include realigning and widening the existing single lane carriageway with 
2-way traffic to become a standard single 2-lane carriageway. 
 
Implementation Programme 

4.14 According to the Legislative Council (“LegCo”) Paper No. CB(1)177/2022(05), 
dated 25th April 2022, the Upgrading of Deep Bay Road and the Upgrading of 
Nim Wan Road (North) are anticipated to be completed in phases by around 
2029. 
 
Year 2033 Capacity Analysis 

4.15 In view completion year of the Upgrading of Deep Bay Road and Nim Wan 
Road are both uncertain as of December 2025, the 2033 junction and road link 
capacity analyses were performed by adopting the following scenarios: 
 

Scenario (1): Without upgrading of Deep Bay Road and Nim Wan Road, i.e. 
   both remain as single track access road as in present condition; 
   and  

Scenario (2): With upgrading of Deep Bay Road and Nim Wan Road, i.e. both 
   become single-2 lane carriageway standard. 

 
4.16 Tables 4.4 and 4.5 summarise the analysis results, and detailed calculations are 

found in Appendix A. 
 

TABLE 4.4 YEAR 2033 JUNCTION OPERATIONAL PERFORMANCE  
 

Junction 
 

 
Scenario 

 
Peak Hour RFC 

Without Proposed 
Columbarium 

With Proposed  
Columbarium 

AM Noon PM AM Noon PM 
J01 Lau Fau Shan 

Roundabout 
(1) 0.365 0.472 0.386 0.365 0.472 0.386 

(2) 0.340 0.440 0.360 0.340 0.440 0.360 
Note: RFC – Ratio of Flow to Capacity  

Scenario (1) - Without upgrading of Deep Bay Road, i.e. no modification of Lau Fau Shan Roundabout. 
Scenario (2) - With upgrading of Deep Bay Road. , i.e. includes modification of Lau Fau Shan Roundabout. 
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TABLE 4.5 YEAR 2033 LINK OPERATIONAL PERFORMANCE 
 

Link 
 

Scenario  
 

Peak Hour P/Df 
Without Proposed 

Columbarium 
With Proposed 
Columbarium 

AM Noon PM AM Noon PM 

L01 Deep Bay Road south of Lau 
Fau Shan Roundabout) 

(1) 2.110 2.080 1.950 2.110 2.080 1.950 
(2) 0.151 0.149 0.139 0.151 0.149 0.139 

L02 Deep Bay Road / Nim Wan 
Road, Sheung Pak Nai 

(1) 0.750 0.650 0.620 0.750 0.650 0.620 

(2) 0.054 0.046 0.044 0.054 0.046 0.044 
L03 Nim Wan Road near the 

Subject Site in Ha Pak Nai 
(1) 0.520 0.390 0.300 0.520 0.390 0.300 
(2) 0.037 0.028 0.021 0.037 0.028 0.021 

Note: P/Df - Peak Hourly Flows/ Design Flow Ratios 
Scenario (1) -  Without upgrading of Deep Bay Road and Nim Wan Road, Design flow in reference with TPDM for single track 

access road, i.e. 100 veh/hr.  
Scenario (2) - With upgrading of Deep Bay Road and Nim Wan Road,.Design flow in reference with TPDM for single 2-lane 

6.75m carriageway, i.e. 1,400 veh/hr for both direction of flow. 
 

 

4.17 Tables 4.4 and 4.5 show that, with the proposed special traffic and pedestrian 
arrangements implemented, the Proposed Columbarium will not result in traffic 
impact at the surveyed junctions and road links. 
 
Pedestrian Forecast 

4.18 Year 2033 columbarium peak hour pedestrian flows are estimated based on the 
existing pedestrian flow and the estimated pedestrian growth to 2033 shown in 
Table 4.1. To be conservative, a growth rate of 0.5% per annum is adopted to 
derive the 2033 pedestrian flows: 
 

Year 2033 Reference Case without 
the Proposed Columbarium [A] 
 

= Existing Pedestrian Flows + 
Estimated Pedestrian Growth to 2033 
 

Year 2033 Design Case with the 
Proposed Columbarium 

= [A] + Pedestrian Generation 
associated with Proposed 
Columbarium 

 
Year 2033 Pedestrian Facilities Operation Performance 

4.19 Year 2033 columbarium peak hour pedestrian facilities operational performance 
is calculated and summarised in Table 4.6. 
 

TABLE 4.6 YEAR 2033 PEDESTRIAN FACILITIES OPERATIONAL PERFORMANCE  
 

Pedestrian  
Facilities 

 
Actual 
Width 

(m) 

 
Effective 
Width 

(m) 

 
 

Item 

 
Without Proposed 

Columbarium 

 
With Proposed 
Columbarium 

AM Noon PM AM Noon PM 
FP01 3.0m 2.0m 2-way Ped. Flow (ped/hr) 5 5 5 20 20 20 

Flow Rate (ped/min/m) 0.1 0.1 0.1 0.2 0.2 0.2 
LOS [A] [A] [A] [A] [A] [A] 

Note: Due to small amount of pedestrian, 2-way pedestrian flow is rounded-up to nearest 5. 

 
4.20 Table 4.6 shows during columbarium peak hours, the pedestrian track analysed 

shall operate satisfactorily, i.e. LOS C or better. 
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Assessment on Public Transport Service 
4.21 As mentioned in Paragraph 3.24, up to 4 visitors will access the Proposed 

Columbarium during each 30-minute session, i.e. a total 8 additional passengers 
will be generated on GMB 33 for each hour in each direction on weekday. 
 

4.22 Table 2.6 shows GMB 33 operates with spare capacity at present during the 
opening hours of the Proposed Columbarium. For inbound towards Ha Pak Nai, 
11 to 23 seats is available hourly. For outbound towards Yuen Long, 11 to 18 
seats is available. Both inbound and outbound services have sufficient capacity 
to accommodate the additional passenger demand of 8 passengers per hour per 
direction. 

 
4.23 In addition, Table 2.5 shows GMB 33 is scheduled to operate at a frequency of 

20 to 30 minutes, i.e. 2 to 3 trips per hour, where Table 2.6 shows only 2 trips 
were observed for each hour, i.e. an additional 1 trip per hour could be added 
under the present service schedule to increase the hourly capacity. 
 

4.24 Also, GMB 33 currently operates with 16-seat vehicles, of which these vehicles 
have gradually been replaced by 19-seat vehicles in the territory. Hence, in long 
term, the carrying capacity will also increase by 3 seats per vehicle. 
 

4.25 With an additional 1 trip and replacement with 19-seat vehicles, the hourly 
capacity of GMB 33 could be increased with an additional 25 seats per hour 
[Calculation: 1x 19-seat + 2x 3 additional seats = 25 seats], an increase of 78%. 
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5.0 SUMMARY  
 

5.1  The Subject Site, Koon Yam Tong, is located at 13 Nim Wan Road, Ha Pak Nai, 
Yuen Long, i.e. Lot No. 118 in D.D. 135, which is an existing NTEH being used 
as a columbarium, i.e. the Proposed Columbarium. The Applicant proposes to 
provide 967 niches. As of December 2025, it has 4 occupied niches. 
 

5.2  Internal transport facilities are not provided at present within the Subject Site, 
and cannot be provided in the future. 

 
5.3  As traffic and pedestrian management measure, the Proposed Columbarium will 

open by appointment only on weekday, and be closed on Saturdays, Sundays, 
and public holidays, including the Ching Ming and Chung Yeung Festival Days. 
 

5.4  During the Ching Ming and Chung Yeung Festival Periods, visitation to the 
Proposed Columbarium is by appointment only and is from 0700 to 1700 hours 
on weekdays, i.e. Monday to Friday, and closed on Saturdays, Sundays, and 
public holidays, including Ching Ming and Chung Yeung Festival Days. 
 

5.5  Outside the Festival Periods, visitation to the Proposed Columbarium is also by 
appointment only and is from 0900 to 1600 hours on Mondays to Fridays, and 
closed on Saturdays, Sundays, and public holidays  
 

5.6  Visit-by-Appointment arrangement will be implemented year-round with a 
visiting capacity of 4 persons per each 30-minute session, and all reservations 
must be made at least 2 days in advance. Hence, the number of visitor will be 
controlled. 
 

5.7  Visitors are advised and encouraged to use public transport service, i.e. GMB 33, 
and reminded that access by private car and taxi are discouraged, and car 
parking is not available at the Proposed Columbarium. 
 

5.8  Internet memorial service will be provided by the Applicant for all niche owners 
as an alternative to in-person visitation. 
 

5.9  Manual traffic counts were conducted at selected junction and road links on a 
weekday in April 2025, and the observed traffic flows are used as basis to 
estimate the 2033 traffic flows for analyses without and with the Proposed 
Columbarium. 
 

5.10  Pedestrian flows were counted at the track between the Subject Site and Nim 
Wan Road, and the observed pedestrian flows are used as basis to estimate the 
2033 pedestrian flows for analyses without and with the Proposed Columbarium.  
 

5.11  Occupancy survey for public transport service, i.e. GMB 33, was conducted and 
has identified spare capacities. 
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5.12  Pedestrian generation of the Proposed Columbarium will be controlled by the 
Visit-by-Appointment Arrangement, with an hourly generation of 8 visitors per 
hour. Hence, the additional passenger demand on GMB 33 is 8 passengers per 
hour, and there will be no additional traffic generation. 
 

5.13  In view completion year of the Upgrading of Deep Bay Road and Nim Wan 
Road are both uncertain as of December 2025, the 2033 junction and road link 
capacity analyses were performed for the scenarios without and with the planned 
upgrading work. 
 

5.14  The year 2033 traffic and pedestrian analyses concluded that the Proposed 
Columbarium with the proposed special traffic and pedestrian arrangements 
implemented, it will not result in traffic and pedestrian impact. 
 

5.15  Existing GMB 33 has sufficient capacity to accommodate the additional 
passenger demand generated by the Proposed Columbarium. Potentially, 
additional carrying capacity could be introduced.  
 

5.16  In view of the above, the Proposed Columbarium is acceptable from traffic 
engineering aspect. 
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Appendix A –  

Junction Capacity Analysis 



Roundabout Analysis

Junction: Lau Fau Shan Road / Deep Bay Road / Shan Tung Street - Lau Fau Shan Roundabout Job Number: J7404
Scenario: 2025 Exisitng Weekday J01 - P. 1
Design Year: 2025 Designed By: WCH Checked By: WCH Date:

AM Peak Hour
Arm To A To B To C To D To E To F To G To H Total qc

From A 68 151 11 106 336 24
From B 102 1 2 7 112 189
From C 18 4 0 5 27 288
From D 178 15 0 4 197 193
From E
From F
From G
From H
Total 366 171 13 122 672

Noon Peak Hour
Arm To A To B To C To D To E To F To G To H Total qc

From A 35 179 63 166 443 21
From B 90 1 0 6 97 280
From C 33 2 0 3 38 302
From D 162 2 12 4 180 313
From E 0 341
From F 0 341
From G 0 341
From H 0 341
Total 320 184 75 179 0 0 0 0 758

PM Peak Hour
Arm To A To B To C To D To E To F To G To H Total qc

From A 36 142 13 171 362 4
From B 112 0 1 7 120 222
From C 24 1 0 3 28 327
From D 141 1 1 1 144 329
From E
From F 0 317
From G 0 317
From H 0 317
Total 313 144 15 182 0 0 0 0 654

Legend Geometric Parameters
Arm Road (in clockwise order) Arm e (m) v (m) r (m) L (m) D (m)  S

A Lau Fau Shan Road From A 4.5 3.5 10.0 3.0 40 55 0.5
B Deep Bay Road (Pak Nai) From B 4.5 3.5 20.0 3.0 40 55 0.5
C Shan Tung Street From C 4.0 3.0 15.0 5.0 40 55 0.3
D Deep Bay Road (Tsim Pei Tsui) From D 5.0 2.5 40.0 5.0 40 25 0.8
E From E
F From F
G From G
H From H

Predictive Equation QE = K(F - fcqc) Limitation
QE Entry Capacity e Entry Width 4.0 - 15.0 m
qc Circulating Flow across the Entry v Approach Half Width 2.0 - 7.3 m

K = 1-0.00347(-30)-0.978[(1/r)-0.05] r Entry Radius 6.0 - 100.0 m
F = 303x2 L Effective Length of Flare 1.0 - 100.0 m
fc = 0.210tD(1+0.2x2) D Inscribed Circle Diameter 15 - 100 m
tD = 1+0.5/(1+M)  Entry Angle 10° - 60° 
M = exp[(D-60)/10] S Sharpness of Flare 0.0 - 3.0
x2 = v+(e-v)/(1+2S)
S = 1.6(e-v)/L

Ratio-of-Flow to Capacity (RFC)
QE Entry Flow RFC

Arm x2 M tD K F fc AM Noon PM AM Noon PM AM Noon PM

From A 3.984 0.135 1.440 0.864 1207 0.543 1032 1034 1041 336 443 362 0.326 0.429 0.348
From B 3.984 0.135 1.440 0.913 1207 0.543 1009 963 992 112 97 120 0.111 0.101 0.121
From C 3.610 0.135 1.440 0.897 1094 0.521 846 840 828 27 38 28 0.032 0.045 0.034
From D 3.462 0.135 1.440 1.042 1049 0.512 990 926 917 197 180 144 0.199 0.194 0.157
From E
From F
From G
From H

10 October 2025

CKM Asia Limited J01



Roundabout Analysis

Junction: Lau Fau Shan Road / Deep Bay Road / Shan Tung Street - Lau Fau Shan Roundabout Job Number: J7404
Scenario: 2033 Without Proposed Columbarium (No Upgrading of Deep Bay Road) J01 - P. 2
Design Year: 2033 Designed By: WCH Checked By: WCH Date:

AM Peak Hour
Arm To A To B To C To D To E To F To G To H Total qc

From A 71 185 11 110 377 25
From B 136 1 2 7 146 196
From C 19 4 0 5 28 329
From D 185 16 0 4 205 231
From E
From F
From G
From H
Total 411 206 13 126 756

Noon Peak Hour
Arm To A To B To C To D To E To F To G To H Total qc

From A 36 213 66 173 0 0 0 0 488 21
From B 120 1 0 6 0 0 0 0 127 291
From C 34 2 0 3 0 0 0 0 39 340
From D 169 2 12 4 0 0 0 0 187 351
From E 0 0 0 0 0 0 0 0 0 380
From F 0 0 0 0 0 0 0 0 0 380
From G 0 0 0 0 0 0 0 0 0 380
From H 0 0 0 0 0 0 0 0 0 380
Total 359 218 78 186 0 0 0 0 841

PM Peak Hour
Arm To A To B To C To D To E To F To G To H Total qc

From A 37 173 14 178 402 4
From B 139 0 1 7 147 231
From C 25 1 0 3 29 362
From D 147 1 1 1 150 364
From E
From F 0 352
From G 0 352
From H 0 352
Total 348 175 16 189 0 0 0 0 728

Legend Geometric Parameters
Arm Road (in clockwise order) Arm e (m) v (m) r (m) L (m) D (m)  S

A Lau Fau Shan Road From A 4.5 3.5 10.0 3.0 40 55 0.5
B Deep Bay Road (Pak Nai) From B 4.5 3.5 20.0 3.0 40 55 0.5
C Shan Tung Street From C 4.0 3.0 15.0 5.0 40 55 0.3
D Deep Bay Road (Tsim Pei Tsui) From D 5.0 2.5 40.0 5.0 40 25 0.8
E From E
F From F
G From G
H From H

Predictive Equation QE = K(F - fcqc) Limitation
QE Entry Capacity e Entry Width 4.0 - 15.0 m
qc Circulating Flow across the Entry v Approach Half Width 2.0 - 7.3 m

K = 1-0.00347(-30)-0.978[(1/r)-0.05] r Entry Radius 6.0 - 100.0 m
F = 303x2 L Effective Length of Flare 1.0 - 100.0 m
fc = 0.210tD(1+0.2x2) D Inscribed Circle Diameter 15 - 100 m
tD = 1+0.5/(1+M)  Entry Angle 10° - 60° 
M = exp[(D-60)/10] S Sharpness of Flare 0.0 - 3.0
x2 = v+(e-v)/(1+2S)
S = 1.6(e-v)/L

Ratio-of-Flow to Capacity (RFC)
QE Entry Flow RFC

Arm x2 M tD K F fc AM Noon PM AM Noon PM AM Noon PM

From A 3.984 0.135 1.440 0.864 1207 0.543 1032 1034 1041 377 488 402 0.365 0.472 0.386
From B 3.984 0.135 1.440 0.913 1207 0.543 1005 958 988 146 127 147 0.145 0.133 0.149
From C 3.610 0.135 1.440 0.897 1094 0.521 827 822 812 28 39 29 0.034 0.047 0.036
From D 3.462 0.135 1.440 1.042 1049 0.512 969 906 899 205 187 150 0.211 0.207 0.167
From E
From F
From G
From H

10 October 2025

CKM Asia Limited J01



Roundabout Analysis

Junction: Lau Fau Shan Road / Deep Bay Road / Shan Tung Street - Lau Fau Shan Roundabout Job Number: J7404
Scenario: 2033 With Proposed Columbarium (No Upgrading of Deep Bay Road) J01 - P. 3
Design Year: 2033 Designed By: WCH Checked By: WCH Date:

AM Peak Hour
Arm To A To B To C To D To E To F To G To H Total qc

From A 71 185 11 110 377 25
From B 136 1 2 7 146 196
From C 19 4 0 5 28 329
From D 185 16 0 4 205 231
From E
From F
From G
From H
Total 411 206 13 126 756

Noon Peak Hour
Arm To A To B To C To D To E To F To G To H Total qc

From A 36 213 66 173 0 0 0 0 488 21
From B 120 1 0 6 0 0 0 0 127 291
From C 34 2 0 3 0 0 0 0 39 340
From D 169 2 12 4 0 0 0 0 187 351
From E 0 0 0 0 0 0 0 0 0 380
From F 0 0 0 0 0 0 0 0 0 380
From G 0 0 0 0 0 0 0 0 0 380
From H 0 0 0 0 0 0 0 0 0 380
Total 359 218 78 186 0 0 0 0 841

PM Peak Hour
Arm To A To B To C To D To E To F To G To H Total qc

From A 37 173 14 178 402 4
From B 139 0 1 7 147 231
From C 25 1 0 3 29 362
From D 147 1 1 1 150 364
From E
From F 0 352
From G 0 352
From H 0 352
Total 348 175 16 189 0 0 0 0 728

Legend Geometric Parameters
Arm Road (in clockwise order) Arm e (m) v (m) r (m) L (m) D (m)  S

A Lau Fau Shan Road From A 4.5 3.5 10.0 3.0 40 55 0.5
B Deep Bay Road (Pak Nai) From B 4.5 3.5 20.0 3.0 40 55 0.5
C Shan Tung Street From C 4.0 3.0 15.0 5.0 40 55 0.3
D Deep Bay Road (Tsim Pei Tsui) From D 5.0 2.5 40.0 5.0 40 25 0.8
E From E
F From F
G From G
H From H

Predictive Equation QE = K(F - fcqc) Limitation
QE Entry Capacity e Entry Width 4.0 - 15.0 m
qc Circulating Flow across the Entry v Approach Half Width 2.0 - 7.3 m

K = 1-0.00347(-30)-0.978[(1/r)-0.05] r Entry Radius 6.0 - 100.0 m
F = 303x2 L Effective Length of Flare 1.0 - 100.0 m
fc = 0.210tD(1+0.2x2) D Inscribed Circle Diameter 15 - 100 m
tD = 1+0.5/(1+M)  Entry Angle 10° - 60° 
M = exp[(D-60)/10] S Sharpness of Flare 0.0 - 3.0
x2 = v+(e-v)/(1+2S)
S = 1.6(e-v)/L

Ratio-of-Flow to Capacity (RFC)
QE Entry Flow RFC

Arm x2 M tD K F fc AM Noon PM AM Noon PM AM Noon PM

From A 3.984 0.135 1.440 0.864 1207 0.543 1032 1034 1041 377 488 402 0.365 0.472 0.386
From B 3.984 0.135 1.440 0.913 1207 0.543 1005 958 988 146 127 147 0.145 0.133 0.149
From C 3.610 0.135 1.440 0.897 1094 0.521 827 822 812 28 39 29 0.034 0.047 0.036
From D 3.462 0.135 1.440 1.042 1049 0.512 969 906 899 205 187 150 0.211 0.207 0.167
From E
From F
From G
From H

10 October 2025

CKM Asia Limited J01



Roundabout Analysis

Junction: Lau Fau Shan Road / Deep Bay Road / Shan Tung Street - Lau Fau Shan Roundabout Job Number: J7404
Scenario: 2033 Without Proposed Columbarium (With Upgrading of Deep Bay Road) J01 - P. 4
Design Year: 2033 Designed By: WCH Checked By: WCH Date:

AM Peak Hour
Arm To A To B To C To D To E To F To G To H Total qc

From A 71 185 11 110 377 25
From B 136 1 2 7 146 196
From C 19 4 0 5 28 329
From D 185 16 0 4 205 231
From E
From F
From G
From H
Total 411 206 13 126 756

Noon Peak Hour
Arm To A To B To C To D To E To F To G To H Total qc

From A 36 213 66 173 0 0 0 0 488 21
From B 120 1 0 6 0 0 0 0 127 291
From C 34 2 0 3 0 0 0 0 39 340
From D 169 2 12 4 0 0 0 0 187 351
From E 0 0 0 0 0 0 0 0 0 380
From F 0 0 0 0 0 0 0 0 0 380
From G 0 0 0 0 0 0 0 0 0 380
From H 0 0 0 0 0 0 0 0 0 380
Total 359 218 78 186 0 0 0 0 841

PM Peak Hour
Arm To A To B To C To D To E To F To G To H Total qc

From A 37 173 14 178 402 4
From B 139 0 1 7 147 231
From C 25 1 0 3 29 362
From D 147 1 1 1 150 364
From E
From F 0 352
From G 0 352
From H 0 352
Total 348 175 16 189 0 0 0 0 728

Legend Geometric Parameters
Arm Road (in clockwise order) Arm e (m) v (m) r (m) L (m) D (m)  S

A Lau Fau Shan Road From A 6.0 3.5 12.5 3.0 40 55 1.3
B Deep Bay Road (Pak Nai) From B 4.5 3.5 20.0 3.0 40 55 0.5
C Shan Tung Street From C 4.0 3.0 15.0 5.0 40 55 0.3
D Deep Bay Road (Tsim Pei Tsui) From D 5.0 2.5 40.0 5.0 40 25 0.8
E From E
F From F
G From G
H From H

Predictive Equation QE = K(F - fcqc) Limitation
QE Entry Capacity e Entry Width 4.0 - 15.0 m
qc Circulating Flow across the Entry v Approach Half Width 2.0 - 7.3 m

K = 1-0.00347(-30)-0.978[(1/r)-0.05] r Entry Radius 6.0 - 100.0 m
F = 303x2 L Effective Length of Flare 1.0 - 100.0 m
fc = 0.210tD(1+0.2x2) D Inscribed Circle Diameter 15 - 100 m
tD = 1+0.5/(1+M)  Entry Angle 10° - 60° 
M = exp[(D-60)/10] S Sharpness of Flare 0.0 - 3.0
x2 = v+(e-v)/(1+2S)
S = 1.6(e-v)/L

Ratio-of-Flow to Capacity (RFC)
QE Entry Flow RFC

Arm x2 M tD K F fc AM Noon PM AM Noon PM AM Noon PM

From A 4.182 0.135 1.440 0.884 1267 0.555 1108 1110 1118 377 488 402 0.340 0.440 0.360
From B 3.984 0.135 1.440 0.913 1207 0.543 1005 958 988 146 127 147 0.145 0.133 0.149
From C 3.610 0.135 1.440 0.897 1094 0.521 827 822 812 28 39 29 0.034 0.047 0.036
From D 3.462 0.135 1.440 1.042 1049 0.512 969 906 899 205 187 150 0.211 0.207 0.167
From E
From F
From G
From H

10 October 2025

CKM Asia Limited J01



Roundabout Analysis

Junction: Lau Fau Shan Road / Deep Bay Road / Shan Tung Street - Lau Fau Shan Roundabout Job Number: J7404
Scenario: 2033 With Proposed Columbarium (With Upgrading of Deep Bay Road) J01 - P. 5
Design Year: 2033 Designed By: WCH Checked By: WCH Date:

AM Peak Hour
Arm To A To B To C To D To E To F To G To H Total qc

From A 71 185 11 110 377 25
From B 136 1 2 7 146 196
From C 19 4 0 5 28 329
From D 185 16 0 4 205 231
From E
From F
From G
From H
Total 411 206 13 126 756

Noon Peak Hour
Arm To A To B To C To D To E To F To G To H Total qc

From A 36 213 66 173 0 0 0 0 488 21
From B 120 1 0 6 0 0 0 0 127 291
From C 34 2 0 3 0 0 0 0 39 340
From D 169 2 12 4 0 0 0 0 187 351
From E 0 0 0 0 0 0 0 0 0 380
From F 0 0 0 0 0 0 0 0 0 380
From G 0 0 0 0 0 0 0 0 0 380
From H 0 0 0 0 0 0 0 0 0 380
Total 359 218 78 186 0 0 0 0 841

PM Peak Hour
Arm To A To B To C To D To E To F To G To H Total qc

From A 37 173 14 178 402 4
From B 139 0 1 7 147 231
From C 25 1 0 3 29 362
From D 147 1 1 1 150 364
From E
From F 0 352
From G 0 352
From H 0 352
Total 348 175 16 189 0 0 0 0 728

Legend Geometric Parameters
Arm Road (in clockwise order) Arm e (m) v (m) r (m) L (m) D (m)  S

A Lau Fau Shan Road From A 6.0 3.5 12.5 3.0 40 55 1.3
B Deep Bay Road (Pak Nai) From B 4.5 3.5 20.0 3.0 40 55 0.5
C Shan Tung Street From C 4.0 3.0 15.0 5.0 40 55 0.3
D Deep Bay Road (Tsim Pei Tsui) From D 5.0 2.5 40.0 5.0 40 25 0.8
E From E
F From F
G From G
H From H

Predictive Equation QE = K(F - fcqc) Limitation
QE Entry Capacity e Entry Width 4.0 - 15.0 m
qc Circulating Flow across the Entry v Approach Half Width 2.0 - 7.3 m

K = 1-0.00347(-30)-0.978[(1/r)-0.05] r Entry Radius 6.0 - 100.0 m
F = 303x2 L Effective Length of Flare 1.0 - 100.0 m
fc = 0.210tD(1+0.2x2) D Inscribed Circle Diameter 15 - 100 m
tD = 1+0.5/(1+M)  Entry Angle 10° - 60° 
M = exp[(D-60)/10] S Sharpness of Flare 0.0 - 3.0
x2 = v+(e-v)/(1+2S)
S = 1.6(e-v)/L

Ratio-of-Flow to Capacity (RFC)
QE Entry Flow RFC

Arm x2 M tD K F fc AM Noon PM AM Noon PM AM Noon PM

From A 4.182 0.135 1.440 0.884 1267 0.555 1108 1110 1118 377 488 402 0.340 0.440 0.360
From B 3.984 0.135 1.440 0.913 1207 0.543 1005 958 988 146 127 147 0.145 0.133 0.149
From C 3.610 0.135 1.440 0.897 1094 0.521 827 822 812 28 39 29 0.034 0.047 0.036
From D 3.462 0.135 1.440 1.042 1049 0.512 969 906 899 205 187 150 0.211 0.207 0.167
From E
From F
From G
From H

10 October 2025

CKM Asia Limited J01



Road Link Analyses
Project Number: J7404 Date: Page: 1 of 1

Design
Link AM Noon PM Flow AM Noon PM
L01 204 200 188 100 2.040 2.000 1.880
L02 72 62 60 100 0.720 0.620 0.600
L03 50 38 29 100 0.500 0.380 0.290

Design
Link AM Noon PM Flow AM Noon PM
L01 211 208 195 100 2.110 2.080 1.950
L02 75 65 62 100 0.750 0.650 0.620
L03 52 39 30 100 0.520 0.390 0.300

Design
Link AM Noon PM Flow AM Noon PM
L01 211 208 195 100 2.110 2.080 1.950
L02 75 65 62 100 0.750 0.650 0.620
L03 52 39 30 100 0.520 0.390 0.300

Design
Link AM Noon PM Flow AM Noon PM
L01 211 208 195 1,400 0.151 0.149 0.139
L02 75 65 62 1,400 0.054 0.046 0.044
L03 52 39 30 1,400 0.037 0.028 0.021

Design
Link AM Noon PM Flow AM Noon PM
L01 211 208 195 1,400 0.151 0.149 0.139
L02 75 65 62 1,400 0.054 0.046 0.044
L03 52 39 30 1,400 0.037 0.028 0.021

Peak Hourt Traffic Flow (vph) Peak Hourly Flow / Design Flow Ratios 

Peak Hourt Traffic Flow (vph) Peak Hourly Flow / Design Flow Ratios 

Peak Hourt Traffic Flow (vph) Peak Hourly Flow / Design Flow Ratios 

Peak Hourt Traffic Flow (vph) Peak Hourly Flow / Design Flow Ratios 

Peak Hourt Traffic Flow (vph) Peak Hourly Flow / Design Flow Ratios 

10 October 2025

2025 Existing

2033 Without Proposed Columbarium - No Upgrading of Deep Bay Road & Nim Wan 
Road

2033 With Proposed Columbarium - No Upgrading of Deep Bay Road & Nim Wan Road

2033 With Proposed Columbarium - With Upgrading of Deep Bay Road & Nim Wan 
Road

2033 Without Proposed Columbarium - With Upgrading of Deep Bay Road & Nim Wan 
Road
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This Fire Safety Management Plan (FSMP) describes the arrangements and 
procedures to reduce the risk of fire and protect the safety of occupants and property 
for the private columbarium building, Koon Yam Tong. The building is served by 
only one staircase with winders, which cannot comply with relevant statutory 
requirements. 
 

( )
, 

 
 
This FSMP addresses responsibilities of staff who should implement the FSMP and 
the training of staff to perform their duties. To ensure safe evacuation of occupants, 
fire action plan is developed. The FSMP also contains measures to prevent fire and 
the maintenance regime of fire safety provisions. 
 

 
 
This FSMP should be endorsed by the owner to ensure that the FSMP will be 
implemented throughout the lifetime of the development in order to assure the fire 
safety. An undertaking letter endorsed by the building owner should be incorporated 
into this FSMP. 
 

 

A set of approved General Building Plan (GBP), Fire Service Installations (FSI) plans 
and any relevant documents shall be incorporated into this FSMP. Copies of FSMP 
should be kept at building management office. The management procedures stated in 
the FSMP should be effectively implemented. 

 

The FSMP should be regularly reviewed to ensure that it reflects the most up-to-date 
status of the building.  

 
 

 
 
 
 



 

 

1  

- No smoking or naked flame is allowed. Burning of joss stick, joss paper, 
incense and candle is prohibited in the building.  

 
- Custody services will be provided at open space outside the building for 

bulk belongings brought by visitors. 

 
- Rubbish bin will be placed outside the building and regularly being 

cleared to prevent waste accumulation. 

 
 

 Occupant Control  

The maximum number of persons on each floor will be controlled not to 
exceed the following design occupant capacity: 

 
 

Floor 
 

Design Occupant Capacity* 
 

G/F 
 

10 max. 
10  

1/F 
 

10 max. 
10  

2/F 
 

10 max. 
10  

Remarks: *Staff is included in the design occupant capacity. 
*  

 
Min. one staff (included in the maximum 10 persons per floor) will be 
deployed on each floor for population control. Visitors entering the building 
will be required to register their names, contacts, the arrival and leaving time 
on each floor. By this method, staff can control the number of visitors. In 
addition, these staff will also monitor the situation of the respective floor. In 
case of fire, these trained staff will take actions to direct occupants to evacuate 
according to the established fire evacuation strategies and provide timely 
assistance. 
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Drainage Proposal



1. Introduction 

1.1 Fotton ELA Architects Limited is appointed to act as an engineering consultant to 

prepare a drainage proposal for a Temporary S.12A Planning Application for a 

Columbarium known as Koon Yam Tong at No. 13 Nim Wan Road, Lau Fau Shan, Yuen 

Long, New Territories (Lot No. 118 in D.D. 135) 

2. Location and the Environs of the Application Site 

2.1 The Site lies within the Coastal Protection Area (CPA). With reference to drawing no. SK-

02, the Site is situated approximately 15 meters from Nim Wan Road, with the nearest 

shoreline of Deep Bay (Shenzhen Bay) located about 130 meters to its west.  

2.2 The application area consists solely of the columbarium building and a small forecourt, 

both of which are directly bordered by paved surfaces enclosed by vegetated land.  

2.3 Immediately west of the Site, there is a small sandy hill with scattered large rocks and 

clusters of trees.  

2.4 From a broader perspective, the Site is surrounded by substantial tree coverage and 

unpaved land. 

3. Proposed Operational Nature of the Site 

3.1 The Site is proposed to be used as a columbarium, providing a resting place for the 

deceased and a space for mourners to pay their respects.  

3.2 Air and noise controls will be implemented where no joss sticks, incense, or candles will 

be allowed in the Site.  

4. Site Survey 

4.1 In order to better understand the topography and hydrology of the Site and its 

surrounding, a survey of the site and its surrounding was conducted on 18 June 2025 

from 12:30 p.m. to 1:30 p.m., utilizing both drone-based aerial survey and on-ground 

inspection. Notably, approximately 46.3 mm of rainfall had been recorded on the 

preceding day, providing a valuable opportunity to observe post-rainfall drainage 

behavior. The following observations were made:  

4.1.1 With reference to drawings SK-01, the Site is generally surrounded by vegetated 

government land, sparsely scattered buildings, and paved roads. 

4.1.2 The roof of the columbarium building was identified as the primary source of 

surface runoff. It was found to be clean, with only several outdoor air-

conditioning units placed on it. 

4.1.3 Existing downpipes are found connecting from the roof to ground level to 

discharge collected runoff. 

4.1.4 No surface ponding was observed in the surrounding areas, whether vegetated 

or paved.  

4.1.5 The drone-based aerial survey allowed for a more accurate determination of the 

gravitational flow of surface runoff. The estimated flow directions are marked 

on drawings SK-01 to SK-03 for easy reference. The sections of the Site and its 

surroundings can be found in drawings SK-04. 

4.1.6 The upland catchment area was estimated and denoted as Area A on drawing 

SK-02.  

4.1.7 The catchment area sharing the same natural gravitational flow paths as the Site 

was also determined and denoted as Area B on drawing SK-02.  

4.1.8 Considering the Site catchment (Area C) only comprised of a columbarium 

building and a small forecourt totaling an area of approximately 92.9m, it does 



not block the flow of surface runoff from the upland catchment (Area A) and 

surrounding area (Area B).  

4.1.9 In order to better understand the existing runoff discharge pathways at the 

broader scale, the surrounding drainage facilities were also investigated.  

4.1.10 With reference to drawings SK-01 and SK-02, a U-channel was identified near 

the Site along Nim Wan Road. Although partially obstructed by debris, it remains 

structurally serviceable and is proposed for reuse following improvement works.   

4.1.11 Moreover, an open pit with discharging point and catch basin was found about 

60m from the Site diverting collected runoff by a section of U-channel along Nim 

Wan Road into the sea.  

4.1.12 The forest-covered upland to the east of the Site is also found to be relatively 

flat and there are only small hills with mild steepness, surface runoff is expected 

to be fairly low due to high level of interception by vegetation and infiltration 

into the soil.  

4.1.13 Other parts of the Site surrounding exhibits substantial arboreal coverage and 

unpaved lands, strong interception by vegetation and infiltration into the soil 

were expected. Moreover, a very high proportion of these lands are 

Government lands.  

4.1.14 No flooding has been observed near the close vicinity of the Site due to its 

relatively elevated location and high surrounding arboreal coverage. This area is 

also not within flooding black spot.  

4.1.15 A search for government-constructed and maintained drainage facility drawings 

was conducted, and no relevant records could be retrieved.   

4.1.16 Based on the above, it was found that the surface runoff in the area of Ha Pak 

Nai is not systematically collected and is allowed to either freely flow down the 

gradient into the sea or absorbed by the soil of which mostly fall within 

government lands.  

4.1.17 Based on the above survey results, it is proposed to reuse a section of the 

existing U-channel near the Site for discharging runoff collected on-site.  

4.1.18 Since a U-channel is proposed to pass through the sandy grassland to the east of 

the Site, the catchment area of this area is also estimated and denoted as Area D 

as marked on drawing SK-02.  

4.1.19 Since the existing 300 mm channel is proposed for reuse, the runoff collected 

from its surrounding catchment must be estimated. This includes the relevant 

catchment area of the rolling forest located east of the Site, identified as Area E 

on drawing SK-02. 

5. Evaluations and Calculations  

5.1 To support the conclusion made in 4.1.18, the following is proposed: 

5.1.1 The flow from the existing downpipes which collect surface runoff from the roof 

will be collect by the proposed U-channels.  

5.1.2 Surface runoff collected by the Site and the surrounding catchments are 

proposed to be discharged to the existing 300mm U-channel with reference to 

drawings SK-02 and SK-03.  

5.1.3 The catchpit and manhole standard drawings are shown on drawings D-02 and 

D-03. 

5.1.4 As the condition of the existing 300 mm U-channel is currently suboptimal, 

improvement works will be undertaken to restore its capacity to the intended 

design level. And to support the proposal with calculations:  

5.1.5 For simplicity, rational method is chosen to estimate the peak runoff.  



5.1.6 For Area A, it can be regarded as a sandy rolling forest with some large stones on 

the slopes. A runoff coefficient of 0.25 is chosen.  

5.1.7 For the concrete paved area (Area B) around the site, a runoff coefficient of 0.9 

is chosen. 

5.1.8 Since the Site is paved, a runoff coefficient of 0.9 is chosen.  

5.1.9 Area D is regarded as flat sandy grassland and a runoff coefficient of 0.15 is 

chosen.  

5.1.10 For the rolling forest to the East of the site (Area E), the soil was found to be 

sandy and mild in steepness and a small total area of land paved, a runoff 

coefficient of 0.25 is chosen.  

5.1.11 Considering the very small catchment area, the elevated location of the Site and 

its surroundings, and the lack of maintained drainage infrastructure in the Ha 

Pak Nai area, a duration of 60 minutes and a return period of 10 years have 

been chosen to provide a more realistic rainfall intensity for calculations. 

According to Table 2a of the Stormwater Drainage Manual (with Eurocodes 

incorporated), Fifth Edition, May 2018, issued by the Drainage Services 

Department, Government of Hong Kong (the 'Manual'), this corresponds to a 

rainfall intensity of 104 mm/h. 

5.1.12 With reference to Table 28 of the Corrigendum No. 1/2022 of the Manual, a 

rainfall increase due to Climate Change for projection towards end of 21st 

Century of 16% plus an allowance of 12.1% due to climate change are applied to 

the estimated intensity above giving an adjusted 60-minute duration and 10-

year return period rainfall intensity i of 133mm/h.  

5.1.13 By rational method, with reference to Manual: 

 

 

 

 

5.1.14 With reference to drawing SK-02, the catchment area of the Site and its 

surrounding is determined and their peak runoff values are tabulated below: 

Catchment Area C i (mm/h) A (km2) Qp (m3/s) 
A – Rolling forest to the west of Site 0.25 133 0.000225 0.00208 

B – Paved land surrounding the Site 0.9 133 0.0003 0.00998 

C – Site columbarium building and 
forecourt 

0.9 133 0.0000929 0.00309 

D – Sandy grassland to the east of 
the Site 

0.15 133 0.000494 0.00274 

E – Rolling forest to the East of the 
Site 

0.25 133 0.011899 0.10999 

   Total 0.12788 

 

5.2 The following conclusions can be drawn: 

5.2.1 Due to the very small size of the upland, Site and the surrounding catchments, 

the estimated volumetric peak runoff rates Qp are very low.  

5.2.2 Considering the low Qp of Area A, it can reasonably be assumed that most of the 

runoff is absorbed into the soil and thus very little runoff will enter Area B and 

the Site.  

Given Qp = 0.278 CiA  
where Qp = peak runoff in m3/s 

 C = runoff coefficient (dimensionless) 
 i = rainfall intensity in mm/hr 
 A = catchment area in km2 



5.2.3 The low Qp of Area B ensures that there will not be any significant addition to 

the surface runoff collected by the surrounding catchments of the Site.  

5.2.4 Similarly the Site Qp is also very low and there will be a very insignificant addition 

to the runoff collected by the surrounding catchments.  

5.2.5 Since surface channels are proposed to be installed around the Site, surface 

runoff from Area A, B, D and the Site will be collected and discharged through 

the proposed drainage system.  

5.2.6 The capacities of the proposed and existing U-channels as well as the proposed 

underground pipe surrounding the Site is estimated as follows:  

With Manning’s Formula for discharge capacity of drain  
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5.2.7 For the 225m U-channel, 

n = 0.011 for concrete channel with neat cement finish 

A = 0.01988 m2 (225mm U-channel, 225mm height) 

P = 0.353429 m 

R = 0.05625 m 

S = 1/100 

 Qc225mm = 0.02653 m3/s (fig 5.1) 

Sum of peak flow rate of collected runoff in Area A, B, C and D = 0.01789m3/s < Qc225mm 

Therefore, the proposed 225mm U-channel will provide enough capacity.  

 

5.2.8 For the proposed 160mm underground pipes at 85% bore, 

n = 0.009 for uPVC pipe 

A = 0.0182m2 

P = 0.375m 

R = 0.0485m 

S = 0.04 

 Qc160mm = 0.0538m3/s (fig 5.2) 

Sum of peak flow rate of collected runoff in Area A, B, C and D = 0.01789m3/s < Qc160mm 

Therefore, the proposed 160mm underground uPVC pipe will provide enough capacity.  

 

5.2.9 For the Existing 1:25 300mm U-channel 

n = 0.011 for concrete channel with neat cement finish (after restoration) 

A = 0.0353 m2 (300mm U-channel, 100mm height) 

P = 0.471 m 

R = 0.075 m 

where Qc = discharge capacity of drain in 
m3/s 

 n = roughness coefficient 
 A = flow area in m2 
 P = wetted perimeter in m 

R = A/P = hydraulic radius in m 
S = bed gradient  



S = 1:25 

 Qc300mm = 0.286 m3/s (fig 5.1) 

Sum of peak flow rate of collected runoff in Area A, B, C, D and E  

= 0.12788m3/s < Qc300mm 

Therefore, the proposed restoration of the existing 300mm U-channel will provide 

enough capacity.  

 

6. Conclusions and Recommendations 

6.1 The existing U-channel and the proposed U-channel and underground pipe shown on 

drawings SK-02 and SK-03 have proven to provide enough capacity for the design peak 

flow.  

6.2 However, since the existing U-channel has not been properly maintained, 

improvement works will be carried out by the Applicant to allow it to restore its 

functionality to the design capacity.  

6.3 Considering the very low peak flow rate contributed by the Site's runoff, and that 

improvement works will be carried out to the existing U-channel near the Site, a 

positive drainage impact is expected. 

6.4 As of the date of this report, the Yuen Long District Office (HAD), Yuen Long District 

Land Office (DLO), and the Drainage Services Department (DSD) have indicated that 

they are not responsible for the maintenance of the existing drainage components. In 

the absence of any government department assuming maintenance responsibility, it is 

proposed that restoration works be undertaken, with the assignment of future 

maintenance responsibilities to be clarified at a later stage. 
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Belva Yuen King TONG/PLAND

 寄件者: Wilfred Ka Hing CHU/PLAND
寄件日期: 2026年01月05日星期㇐ 14:11
收件者: tpbpd/PLAND
副本: Belva Yuen King TONG/PLAND
主旨: Fw: Supplementary Information for Planning Application No. Y/YL-PN/12
附件: Plan I 20260105.pdf; Plan H 20260105.pdf; Plan J 20260105.pdf

SI for Y/YL-PN/12 
 

From: Toco Planning Consultants Ltd TOCO < >  
Sent: Monday, January 5, 2026 2:05 PM 
To: Wilfred Ka Hing CHU/PLAND <wkhchu@pland.gov.hk> 
Cc: Belva Yuen King TONG/PLAND <byktong@pland.gov.hk>; Janet Hiu Nga FUNG/PLAND <jhnfung@pland.gov.hk> 
Subject: Supplementary Information for Planning Application No. Y/YL-PN/12 
 
Dear Mr. Chu,  
 
We refer to your email today.  
 
Further to the Project Architect's checking, it is confirmed that that building height is not more than 7.6m. 
Thus, please find enclosed updated Plan H, I, and J for your attention.  
 
Regards, 
Toco Planning Consultants Ltd.  

寄件者: Wilfred Ka Hing CHU/PLAND <wkhchu@pland.gov.hk> 
寄件日期: 2026 年 1 月 5 日 11:37 
收件者: tocoplanning < > 
副本: Belva Yuen King TONG/PLAND <byktong@pland.gov.hk>; Janet Hiu Nga FUNG/PLAND 
<jhnfung@pland.gov.hk> 
主旨: Supplementary Information for Planning Application No. Y/YL-PN/12  

  

Dear Mr. Chan,  
  
Regarding your submission of planning application no. Y/YL-PN/12, please find below 
our comments for your further action. 
  

1. According to the Elevation Plans (Plans H-J) in your submission, the 
building height is 7.62m rather than not more than 7.6m as indicated in 
your application form and planning statement. Hence, please review 
whether the application form, planning statement or any plans/drawings 
should be revised.  

  
For the timely processing of this application, grateful if you could provide the 
supplementary information in a separate email to us by 6.1.2026 (Tue). Thank you. 
  

Appendix Ib of RNTPC
Paper No. Y/YL-PN/12
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Thanks and Regards, 
Wilfred CHU 
TP/YLW4, TMYLW DPO, PlanD 
Tel: 2158 6290 
  

 
  

  
  



Scale 1:75

(Prepared on 5.1.2026)
Plan H: Elevation Plan (1)



Scale 1:75

(Prepared on 5.1.2026)
Plan I: Elevation Plan (2)



FS PUMP ROOM

(Prepared on 5.1.2026)
Plan J: Section Plan (1)



Section 12A Application from “Coastal Protection Area” to “Government, Institution or Community” 
for Regularisation of a Pre-cut-off Columbarium for Koon Yam Tong, 

Lot No. 118 in D.D. 135, No.13 Nim Wan Road, Ha Pak Nai, Lau Fau Shan, Yuen Long, New Territories 

 

Toco Planning Consultants Ltd. Page 9 December 2025 

Table 3.1 Proposed Schedule of Uses for “G/IC” Zone 

 

GOVERNMENT, INSTITUTION OR COMMUNITY 

 
Column 1 

Uses always permitted 
Column 2 

Uses that may be permitted with or 
without conditions on application 

to the Town Planning Board 
 
Columbarium (specified number of niches in 
paragraph (a) under Remarks) 

 

 
 

Planning Intention 
 

This zone is intended primarily for columbarium use. 
 
 

Remarks 
 

(a) On land designated “Government, Institution or Community”, the maximum number of 
niches for columbarium use shall not exceed 967. 

 
(b) No new development, or addition, alteration and/or modification to or redevelopment of 

an existing building shall result in a total development and/or redevelopment in excess of 
the maximum building height of 3 storeys or the height of the existing building, whichever 
is the greater. 

 
(c) Based on the individual merits of a development or redevelopment proposal, minor 

relaxation of the number of niches/building height restriction stated in paragraphs (a) and 
(b) above may be considered by the Town Planning Board on application under section 
16 of the Town Planning Ordinance. 

Appendix II of RNTPC
Paper No. Y/YL-PN/12
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Paper No. Y/YL-PN/12

Y/YL-PN/12

Previous Rezoning Applications Covering the Application Site

Rejected Application

Application No. Proposed Amendment Zoning Date of Consideration
(RNTPC/TPB)

Rejection
Reasons

1 Y/YL-PN/7 Rezoning from “CPA” to
“G/IC” for columbarium
development with 1,000

niches

CPA 3.2.2017 (1) to (3)

Rejection Reasons

(1) No strong planning justification for the development at the site.
(2) Failure to demonstrate adverse landscape, drainage, ecological and traffic impacts could be

satisfactorily addressed.
(3) Setting an undesirable precedent.
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Y/YL-PN/12

Detailed Comments from Relevant Government Departments

Licencing

(a) Comments of the Chief Building Surveyor/New Territories West (CBS/NTW), BD:

(i) Except for Structures Certifiable for Pre-cut-off Columbarium (“SCPC”) and
Certifiable Building (‘CB”), no part of a private columbarium shall be located
under or over any structures built without the approval and consent of the BD;

(ii) SCPC are unauthorised building works (UBWs) and so are the building works to
improve or strengthen such. Where building works for improvement is
indispensable, the qualified professionals appointed by the applicant should
prepare the improvement/strengthening proposal for acceptance by the Private
Columbaria Licensing Board (PCLB) or the BD under the licensing regime;

(iii) If any building improvement works result in extending the size of the SCPC, such
extensions might NOT be qualified as SCPC but UBWs actionable under the
Buildings Ordinance (BO) albeit covered by the application of an SI;

(iv) If alteration of a New Territories Small Building (NTSB) resulting in size
exceeding the exemption criteria under Cap. 121, e.g. addition of an external
staircase or making openings between party walls of NTSBs combining two or
more NTSBs, it will be ultra vires for the BD to process such alteration proposals
under the PCO or the BO unless the relevant Certificate of Exemption (CoE) is still
valid;

(v) After issuance of an SI, if unauthorised alteration works be identified without prior
acceptance by the PCLB or the BD, such works will be regarded as UBWs but not
covered by the SI. The BD would raise objection to the PCLB upon application
for renewal of the SI, and such UBWs will be subject to enforcement under the BO
for removal; and

(vi) The applicant should provide certification issued by qualified professionals
certifying that the requirements specified by PCLB and the BD are complied
with. Annexes 4 and 5 of the “Application Guide for Private Columbarium
Licence and Other Specified Instruments” are relevant.

Fire Safety

(b) Comments of the Director of Fire Services (D of FS):

(i) Detailed fire safety requirements will be formulated upon receipt of formal
submission of general building plans and referral from relevant licencing authority.

(ii) Furthermore, the Emergency Vehicular Access provision in the Site shall comply
with the standard as stipulated in Section 6, Part D of the Code of Practice for Fire
Safety in Buildings 2011 under the Building (Planning) Regulation 41D which is
administered by the Buildings Department.
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Drainage

(c) Comments of the Chief Engineer/Mainland North, Drainage Services Department
(CE/MN, DSD) on the submitted drainage proposal:

(i) In Drawing No. SK-02, the proposed U-channel is 225mm in dimension but the
cover level and invert level of Component A, B, C, D (i.e. U-channel and catchpit)
are not consistent with the size of U-channel. Please review and revise.

(ii) The applicant should submit a revised drainage proposal, implement and maintain
the proposed drainage facilities to the satisfaction of DSD.

Environment

(d) Comments of the Director of Environmental Protection (DEP):

Should the application approved by the Town Planning Board, the applicant is reminded
to comply with relevant environmental protection and pollution control ordinances,
including Air Pollution Control Ordinance, Noise Control Ordinance and Water Pollution
Control Ordinance.
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