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VISION PLANNING CONSULTANTS LTD. Paper No. A/FSS/305
shii A B ERERAT

Our Ref: FS-LYT(S)2/PA/EH/25-11 By Hand and Email
Your Ref: TPB/A/FSS/305 (tpbpd@pland.gov.hk)
Date: 15 May, 2026

The Secretary,

Town Planning Board,

c/o Town Planning Board Section,
Planning Department,

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

North Point,

Hong Kong.

Dear Sirs,

Planning Application for Proposed Regularisation of Existing Columbarium Use
(for Columbarium Niches Sold before 30.6.2017 only) at G/F - 6/F (Parts) of an
Existing Religious Building in “Government, Institution or Community”
(“G/IC”) Zone at Lot No. 4433 S.17 in D.D. 51, 18 Sha Tau Kok Road-Lung
Yeuk Tau, Lung Yeuk Tau, Fanling, New Territories (Application No.
A/FSS/305) — Further Information (2)

On behalf of the Applicant, we would like to submit herewith, a total of 4 sets of the
following materials to respond to comments raised by the Food and Environmental
Hygiene Department, the Planning Department, the Transport Department and the
general public:

i.  Responses-to-Comments (“R-to-C”) Table dated 15.5.2026 (Table A);
ii. Replacement Pages of the Planning Statement (Annex A); and

iii. Replacement Pages of the Management Plan (Annex B).

As requested by the Food and Environmental Hygiene Department, the full address of
the application site should read as: “G/F — 6/F (Parts), Emperor Hall, 18 Sha Tau Kok
Road-Lung Yeuk Tau, Lung Yeuk Tau, Fanling, New Territories (Lot 4433 S.17 in
D.D. 51)”.

Regarding the memorial plaques (MPs) (or called as “ancestral tablet””) now placed on
3/F, the breakdown of these MPs is provided in Table 1 below for information
purpose. It should be noted that the Applicant has sold a total of 47 MPs in the past 8
year between 2017 and 2026 (i.e. the selling rate of this MP is around 6 MP per year).
The Traffic Impact Assessment (“TIA”) in the subsequent planning application for
unsold columbarium niches will include all these MPs for a comprehensive traffic
impact consideration.
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Table 1 Breakdown of Sold/Unsold MPs on 3/F

Before 30.6.2017 2017-2026 Unsold MP No. Total

Sold MP (“tH7:fir”) 149 (56.9%) 26 (55.3%) - 175

Sold MP (“{E A i) 113 (43.1%) 21 (44.7%) - 134
Unsold MP (“$H5=f/{E A fL) - - 351 351
Total 262 (100%) 47 (100%) 351 660

Should you have any queries with regard to the above, please do not hesitate to contact our
Mr Otto Lung or the undersigned at 1.

Thank you very much for your kind attention.

Yours faithfully,
for and on behalf of

A2 53 (0) G CONSULTANTS LTD.

Kim On CHAN
Managing Director
Encl.

[KC/OL]
[FS-LYT(S)2/PA/EH/25-11]
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Table A

Responses-to-Comments (““R-to-C””) Table dated 15.5.2026



Application No. A/FSS/305 Proposed Regularisation of Existing Columbarium Use (for Columbarium Niches Sold before 30.6.2017 only) at G/F — 6/F (Parts) of an Existing
Religious Building in “Government, Institution or Community” Zone, 18 Sha Tau Kok Road-Lung Yeuk Tau, Lung Yeuk Tau, Fanling, New Territories (Lot 4433 S.17 in
D.D. 51)

Table A: Responses-to-Comments (15.5.2026)

Departmental Comments

| Applicant’s Responses

A.

| Food and Environmental Hygiene Department (received on 30.4.2026)

Application Form

1.

Item 3(a) on P.2 & Gist of application on P.14

Application form:

G/F - 6/F (Parts), Emperor Hall, 18 Sha Tau Kok Road-Lung Yeuk Tau
Section, Lung Yeuk Tau, Fanling, New Territories (Lot 4433 S.17 in
D.D.51)

PCAO record:
G/F - 6/F (Parts), Emperor Hall, 18 Sha Tau Kok Road-Lung Yeuk Tau,
Lung Yeuk Tau, Fanling, New Territories (Lot 4433 S.17 in D.D.51)

Noted and the full address of the Subject Site has been amended
accordingly, i.e. “G/F — 6/F (Parts), Emperor Hall, 18 Sha Tau Kok Road-
Lung Yeuk Tau, Lung Yeuk Tau, Fanling, New Territories (Lot 4433 S.17
inD.D. 51)" .

Planning Statement

Section 7(a) of Appendix IV (i.e. Management Plan) did not contain any
related information about The Emperor Hall Foundation.

1. Item 2 of Table 1 under Section 5.2 on P.5 The total actual GFA of the Premises is about 3,001m? in according with
the approved GBPs. The Application Summary filed in PCAO will be
Planning statement: updated accordingly after the approval of s.16 of planning application.
Total existing GFA (under approved GBPs): About 3,001m?
Application Summary in PCAQ record:
Total building floor area: 2,500m?
2. Item (v) under Section 5.3 on P.7 It should be 3(a) of Appendix IV and NOT Section 7(a). An updated

replacement page (i.e. Page 7) is now attached to reflect the typographical
mistake above. Planning statement is revised accordingly (Annex A).
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Religious Building in “Government, Institution or Community” Zone, 18 Sha Tau Kok Road-Lung Yeuk Tau, Lung Yeuk Tau, Fanling, New Territories (Lot 4433 S.17 in
D.D. 51)

Departmental Comments

| Applicant’s Responses

B.

Planning Department (received on 5.5.2026, 11.5.2026, 12.5.2026 & 14.5.2026)

1.

Please clarify whether the English name of the columbarium is “Emperor
Hall” or “The Emperor Hall”;

Please be clarified that the subject building is named as “Emperor Hall”.

Please clarify whether the subject application covers the whole lot (i.e.
Lot 4433 s.17 in D.D. 51, including parts of the religious and
columbarium building), or only parts of the religious and columbarium
building;

Please note that the subject application covers the whole lot (i.e. Lot 4433
S.17 in D.D. 51. Emperor Hall comprises both religious and columbarium
uses. This planning application solely focuses on Sold columbarium niches
filed at PCAO.

The application premises under the current application fully in lines with
the applications for licence and Temporary Suspension of Liability
submitted by the applicant to the Private Columbaria Licencing Board for
approval under the Private Columbaria Ordinance.

Please clarify whether “Z75{H" is the name of the whole lot or only
the religious and columbarium building. If the whole lot is named “&
Fifa” |, please also advise whether the building has any other name;

=

Please note that “Z77{a" comprises two primary uses (namely religious
and columbarium). They are all under the Applicant’s administration and
management.

“EifH”  is the name of the whole lot including the religious and
columbarium building.

Please provide a site layout plan showing, including but not limited to: the
religious and columbarium building; the waiting area; the site
entrance/exit; and the site connection to On Lok Mun Street via the service
lane to the southwest, as well as connection to the cycling track and
footpath alongside Sha Tau Kok Road — Lung Yeuk Tau;

Noted. A new site layout plan is provided accordingly (Annex A).

Please clarify why parts of G/F, 1/F, 4/F and 6/F of the religious and
columbarium building are involved in the subject application, even though
no sold niches are involved;

Please note that they are floor areas required (e.g., for pedestrian space
purposes) by PCAO.




Application No. A/FSS/305 Proposed Regularisation of Existing Columbarium Use (for Columbarium Niches Sold before 30.6.2017 only) at G/F — 6/F (Parts) of an Existing
Religious Building in “Government, Institution or Community” Zone, 18 Sha Tau Kok Road-Lung Yeuk Tau, Lung Yeuk Tau, Fanling, New Territories (Lot 4433 S.17 in
D.D. 51)

Departmental Comments

Applicant’s Responses

6.

It is noted that, besides columbarium use, the building is also for religious
purposes. Please provide more details of the religious services/activities
currently conducted, if any;

For religious services/activities, the building provides a place of worship
of the Hin Yuen Hung Di and other heavenly deities.

The Applicant hereby confirms that the religious part of Emperor Hall will
be closed during the Festival Periods to avoid unnecessary Crowd Control
interface problems. All worship activities, if any, will be conducted inside
Emperor Hall.

Please advise more details of the sold niches before 30.6.2017 (e.g. when
selling commenced and until when)

All sold niches under application were completed between 14.7.2005 and
15.6.2014, as filed at PCAO.

Please provide more details regarding Hin Yuen Ancestral Temple and its
relationship to “s= " ;

Please refer paragraph 3.1, Figure 3 and Appendix 6 in the Planning
Statement for details.

It is noted that a separate application will be submitted for unsold niches.
Please advise whether any information related to the unsold niches within
the building is available (e.g. the number of unsold niches);

As filed at PCAQ, the total unsold niches available for sell at “&77{E"
is 1,325.

10.

Please confirm whether the sold niches and the floor areas demarcated for
the sold niches, pedestrian space and waiting area under the current
application are in line with the applications for licence and Temporary
Suspension of Liability submitted by the applicant to the Private
Columbaria Licencing Board for approval under the Private Columbaria
Ordinance;

Yes.

11.

According to your FI dated 16.4.2026, it is understood that all religious
ceremonies will be held indoor and burning of incence will be limited to
one light-incence for each visitor inside the columbarium room. Please
consider incorporating these mitigation measures in sections 3.3(f) and
3.4 of the management plan respectively;

Noted. Sections 3.3(f) and 3.4 of the Management Plan updated
accordingly.
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D.D. 51)

Departmental Comments

Applicant’s Responses

12.

It is understood that the columbarium is operated for members
exclusively. In this regard, please provide more background about “#f

LG STy

“HFEE S A AL 4 @7 is an in-house columbarium niches related
membership mechanism for effective administrative and crowd control
management in practice. All purchasers of columbarium niches must
become a Member of prior to acquisition. Please also refer Annex 1 of the

‘e a4 for details.

13.

According to paragraph 1.6 of the planning statement, it is mentioned that
the management plan has been submitted to the Private Columbaria
Affairs Office on 30.1.2026. Please advise whether it is Private
Columbaria Affairs Office or Private Columbaria Licencing Board.

It is Private Columbaria Affairs Office. Please note that the Food and
Environmental Hygiene Department has set up a “Private Columbaria
Affairs Office” (PCAQ) to handle matters relating to the implementation
of the Private Columbaria Ordinance and provide executive support to the
Private Columbaria Licensing Board.

14.

According to the applicant, there are some unsold niches within the
building, which will be handled under a separate planning
application. Please advise the reasons why those unsold niches are not
involved in the same application for TPB’s consideration, or whether the
applicant will consider submitting an application that includes both sold
and unsold niches for consideration by TPB;

The applicant has a responsibility to provide certainty to the purchasers of
the sold niches before 30.6.2017 only to continue to be kept in that niche.

Besides, the layout, interval, total number of unsold niches are still subject
to the verification by PCAO.

Regarding the technical constraints, unlike the planning application, which
only involves the number of niches sold before 30 June 2017, the planning
application covering those unsold niches requires a traffic impact
assessment instead of a management plan. This is to demonstrate that the
proposed development will not have an adverse traffic impact on the
surrounding area. In addition, the applicant requires more time for
tendering and appointing the traffic consultant to prepare the traffic impact
assessment.

In view of the above, those unsold niches will be handled under a separate
planning application.
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Departmental Comments

Applicant’s Responses

15.

In relation to the above, please advise whether, if a valid planning
permission cannot be obtained for those unsold niches at a subsequent
stage, those unsold niches will be sealed off;

If a valid planning permission for the unsold niches cannot be obtained
from the TPB at a subsequent stage, these unsold niches will be
permanently sealed off thereafter.

16.

It is noted that some floor areas for ancillary facilities are not included in
the current application, e.g. toilet and E&M facilities. Please advise the
reasons for their exclusion from the current application and how the
columbarium can be operated without taking those facilities into account;

All ancillary facilities, including toilet and E&M facilities, in Emperor
Hall are and will be sharely used by all visitors. The extent of the applicant
premises is exactly made in accordance to PCAQO’s demand for the PCL
requirements.

17.

According to the planning statement, the original purpose of Hin Yuen
Ancestral Temple (HYAT) to serve as a place for worship and the storage
of ancestral tablets and funeral urns containing human ashes. Please
advise the number of sets of ashes that was interred in HYAT, if the
information is available; and

The applicant is unable to provide such information back to half century
ago.

18.

Please advise the subsequent procedure/practice for handling the unsold
niches if a valid planning permission can be / cannot be obtained from the
Town Planning Board.

If a valid planning permission for the unsold niches is obtained from the
TPB at a subsequent stage, the applicant will continue to apply the PCL
under the PCO.

If a valid planning permission for the unsold niches is unable to obtain
from the TPB at a subsequent stage, these unsold niches will be
permanently sealed off thereafter.

C.

Transport Department (received on 5.5.2026)

General comment

1.

No mitigation or management measures have been/will be implemented
by TD in close vicinity of the site during the periods of Ching Ming and
Chung Yeung Festivals.

Noted.
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Departmental Comments

| Applicant’s Responses

Comment on the Traffic and Crowd Management Plan (Appendix 4 to the Planning Statement)

surrounding areas.

2. Section 3 - There is a discrepancy between the opening hours stated in the | Please note that the opening hours is 10:00-16:00. The website
Management Plan and the website (https://theemperorhall.com), which | (https://theemperorhall.com) is currently under maintenance and will be
are 10:00-16:00 & 9:00-17:00 respectively. revised accordingly.

3. Section 4 - The following routes only operate outside the opening hours | Noted. Section 4 and Figure 5 of the Traffic and Crowd Management Plan
of the columbarium and should be removed from the content: Bus: 270C, | updated accordingly.
270D, 270E, 270S, 279A, 279B, 373, 673A, 978A, E43, N78, N373,

N42A, N78, NA43

GMB: 501S

Figure 5 - The parking spaces at "A" should be removed from the list of
metered parking spaces.

Figure 5 - Please check if the number of parking spaces at "D" is 11
instead.

Figure 5 - Please review whether there are currently no carparks at "7",
"o", 10",

Figure 5 - Please check if the names of carparks "11", "12", "13" are
outdated.

Public Comments

1| 2R BAEHMER - S

3. The proposed development would cause adverse traffic impact on the | The Traffic and Crowd Management Plan has demonstrated that the

potential traffic impacts caused by the proposed development would be
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Departmental Comments Applicant’s Responses

minimal with the implementation of proposed crowd mitigation measures
during the periods of Ching Ming and Chung Yeung Festivals.

4. | AR EE ek e e ETEES 18 SRea RS | AIEBIHE SRRSO EIE S A N E A g o
BIRZEFIHEE - FoRE - BHRAT - 7~ 2017 = 6 H 30 H[ (FRVEBIRZERMEE) T (e ) &£
WERIFIEEENE A AN B IR Z BT - 1R1B (1&F1) =
LT TAZR S © BEETH B AR (BIMEREER) (E— | k> BB ANEES TS ) s - TR RLBEM
2 bF - i THEARIAVFTHE ~ 1208 R S A E R A BRI ZES ) A DBERE 00 T RVEE KL EATHRIE | R

EH) > HEETEHERERGR - B BT - HkETH | '

INEETE  EERIHIERER e R E S HE TR K 5
530 B (| BB ER AR R AERE—1E 30m x 30m AYZA8ET T R K —Hi T
FERE (TR FL) - AREEFREENY 1,364 (HC S HEXALE
2. [FE A RN FREEREEARET K - KT AEERIE | SEESE > FTESEUAR /AT W H » BRAstEES
PRET P BB ZE 3 (BN A SR MEE e 2R AR ) | F RERAVER SR NEFENREE - Bt R s - 2
SERRT IS BT LR BESBAE - BERERZ | BOKPTEEN 70m SHEHFEE > WE%TFH A2 > REFERZY
FI E rEE - =M o IS RZ BN YA R BB RS - AR T
SHEAT e A R B N T L E S - BRI EE R R EF 2019

3. B AR A B REE B ZAENL O TIEREN 2 5 7788) - 2 | BTG - EH HEHFE TR » AFRLBE R RAfEE
AR ZAE ~ B A WS DR BRI > MR ERTHVEIER | fr » WARASG AR - KB E R A IS E T B s
BERIREREEAEE - ILREFEELN OCEERNREAEESE | A -

EHIH &mA O -

4. TREBHEFAZNHIE G « BRIN 28N TER - -FHE
AREARIEERA - SR E I - FK S R T
FEAHER > SRPTMYZ 2 Rl S TS I - I LR Bk s
HERRLG - REGRKZHHHERLE - I RAEEGREICE > 8
HEATEIEN > BER BB E LS INEEREIREE -




Application No. A/FSS/305 Proposed Regularisation of Existing Columbarium Use (for Columbarium Niches Sold before 30.6.2017 only) at G/F — 6/F (Parts) of an Existing
Religious Building in “Government, Institution or Community” Zone, 18 Sha Tau Kok Road-Lung Yeuk Tau, Lung Yeuk Tau, Fanling, New Territories (Lot 4433 S.17 in

D.D. 51)

Departmental Comments Applicant’s Responses
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Annex A

Replacement Pages of the Planning Statement
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4.5

4.6

4.7

4.8

4.9

Sha Tau Kok Road-Lung Yeuk Tau Section (Photos 5 to 7, Figure 4).
Additionally, there is a 1.3m level difference between Luen Wo Hui Playground
(T frih 52 3 ) (at +13.2mPD) and the Subject Site (at +11.9mPD) (Figure
4). Combined with the Hall’s 13m setback from Sha Tau Kok Road-Lung Yeuk
Tau Section, these factors further screen the building from residential
developments to the far west, southwest and northwest of the Subject Site.

The Hall is located approximately 88m (building wall to building wall) from the
nearest existing residential developments in the Luen Wo Hui area, and is
physically isolated from these residential areas by a cluster of urban
developments - including Luen Wo Road, Sha Tau Kok Road — Lung Yeuk Tau
Section and the linear Luen Wo Hui Playground (Figure 4).

The Subject Site benefits from excellent pedestrian accessibility. Two pedestrian
subways run underneath Sha Tau Kok Road-Lung Yeuk Tau Section, connecting
the Site to Luen Wo Hui: one is located approximately 70m southwest of the Site,
and the other about 110m northeast (Figure 5a). These subways provide a
convenient pedestrian link across both sides of the road for all users.

The Subject Site is also served by a comprehensive public transport network
(Figure 5a). MTR Fanling Station is situated approximately 850m southwest
of the Site, with a walking time of just 10 to 15 minutes via the existing pedestrian
walkway system (Figure 5a).

Within a 300m catchment radius of the Subject Site (a 5-minute walk or less),
there is access to 32 public routes (261, 270C, 270D, 270E, 270S, 277A, 277X,
278A, 278K, 279A, 279B, 279X, 373, 56A, 673A, 673, 673P, 70K, 73B, 78A,
78B, 78K, 79K, 978A, A43, A43P, N373, N42A, E43, N78, N373 and NA43)
and 16 Green-Minibus (“GMB”) routes (52A, 52B, 52K, 54A, 54K, 55K, 56A,
56B, 56C, 56K, 501A, 501C, 5018, 505, 506 and 507).

Most bus and GMB stops are in close proximity to the Subject Site, with a
walking time of only 5 to 8 minutes via the local walkway system (Figure 5a).
A GMB terminus is located approximately 190m north of the Site, adjacent to
Wo Mun Street between Grand Regentville ( #a#* ) and Regentville ( # iz
# ) . GMB Route 55K operates between MTR Fanling Station and this GMB
terminus, providing one of the most convenient transport options for travel to and
from the Hall (Figure 5a).
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Application for Regularisation of Existing Columbarium Use (for Columbarium Niches Sold before 30.6.2017
only) at G/F to 6/F (Parts) of an Existing Religious Building in “Government, Institution or Community”
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V.

Vi.

Vii.

All purchasers of columbarium niches must become a Member of The
Emperor Hall Foundation prior to acquisition, as the columbarium operates
exclusively for Foundation Members (Section 3(a), Appendix 4);

No religious services may be conducted in any columbarium area without
prior permission, to maintain a quiet environment (Sections 3(f)-(9),
Appendix 4);

The burning of joss paper is prohibited inside the Hall and within the
boundaries of the Subject Site (Sections 3(4)-(5), Appendix 4);

viii. No on-site parking is provided, given the readily availability of a wide range

Xi.

of public transport services in the immediate vicinity of the Hall (Section
3(h). Appendix 4);

Two sets of Crowd Control Arrangements (“CCA”) have been clearly
defined: one for normal operational days and one for Festival Periods
(Sections 3(b) and 5(2), Appendix 4). Figure 13 shows the festival period
CCA, which has been successfully trialled in practice over the past two years;
Key considerations for Traffic and Public Transportation (“TTP”) are
outlined in Sections 4(1) and 4(2), Appendix 4;

The maximum visitor holding capacity for the columbarium rooms on the
2/F, 3/F and 5/F of the Hall is 159, 136 and 132 persons per visiting timeslot
respectively (with each timeslot set at one hour during Festival Periods)
(Table 3 and Section 5(2), Appendix 4). For conservative fire safety
purposes, a maximum of only 80 persons will be permitted in each active
columbarium room per timeslot during Festival Periods; and

Table 3 Estimated Visitor Holding Capacity of Columbarium Use by Floor*

Floor Approximate Usable Floor Area (“UFA”) Holding Capacity
(For Columbarium Use Only) [UFA/2m?] (person)
2IF 318m? 159
3IF 272m? 136
5/F 263m? 132
TOTAL 853m? 427

* Unsold columbarium niches - which form an undivided part of the niche walls — on each floor

Xi.

have been included in the calculations to reflect a worst-case scenario for visitor holding
capacity.

Visitors are required to use the internal staircases (in accordance with the
directional signage, Figure 14) for vertical movement, except for those
with walking difficulties or disabilities who may use the internal lifts.

5.4 Itis important to note that the MP at Appendix 4 is the most up-to-date version
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6.12

6.13

6.14

Unique Community-based Columbarium Services

The Subject Site has served the local community since the late 1920’s.  While
Luen Wo Hui (the local ‘town market’) has since developed into a modern
township with surrounding industrial developments, the land use zoning of the
Subject Site in the current OZP has been intentionally retained to preserve its
community-based function as a traditional culture heritage asset for the local area.

The redevelopment of the HYAT (renamed as The Emperor Hall) has not altered
the original purpose of the site — to serve as a place for worship and the storage
of ancestral tablets and funeral urns containing human ashes (now referred to as
a “columbarium”).  Beyond the physical revitalisation of the site, the
redevelopment was driven by a commitment to uphold the original mission of
optimising the land use to continue providing community-based columbarium
services and address the soaring community demand for such facilities.

Based on the above, and taking into account the following factors, the Subject
Site is deemed the most suitable location for the proposed (existing)
columbarium use and is fully compatible with surrounding developments.

a. The Subject Site is situated in a secluded location, physically separated from
the nearest residential developments in Luen Wo Hui (Figure 4);

b. Existing urban developments (i.e., the Luen Wo Hui Playground and Sha Tau
Kok Road-Lung Yeuk Tau Section) form a natural buffer zone, separating the
Hall from the nearest residential clusters in Luen Wo Hui (Figure 4);

c. Most parts of the 7-storey Hall are screened by mature roadside trees along
the Sha Tau Kok Road-Lung Yeuk Tau Section (Figure 4);

d. The Subject Site is entirely surrounded by industrial developments (Figure
1);

e. A well-established pedestrian walkway network connects the Subject Site to
Luen Wo Hui town centre and to MTR Fanling Station (a 10 to 15-minute
walk) (Figure 5a);

f. All visitors are advised to use the existing pedestrian walkway network and
public transport to access the Subject Site, with no on-site parking provided
for visitors; and

g. The burning of joss paper is strictly prohibited at the Subject Site.
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