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Executive Summary 
 
The Applicant, Shinnyo-En Hong Kong, is seeking approval from the Town Planning 
Board (“TPB”) for the proposed Religious Institution partly at Level 2 of the 
commercial podium of Nos. 2-4 Tin Hau Temple Road and partly at No. 18 Tung Lo 
Wan Road, Tin Hau, Hong Kong (“the Subject Premises”).  The Subject Premises 
falls within area zoned “Residential (Group A)” (“R(A)”) and partly within an area 
zoned “Commercial/Residential” (“C/R”) on the Draft North Point Outline Zoning Plan 
(“Draft OZP”) No. S/H8/27. 
 
The Subject Premises has a floor area of about 1,165 sq.m.  Various facilities 
including a main altar area, multi-purpose rooms, private meditation rooms and other 
supporting facilities will be provided within the Premises for worshipping and religious 
training activities.   Fire services installations will be implemented within the Subject 
Premises in efficient working order at all times.    
 
The proposal is fully justified based on the following reasons: 
 
▪ The proposal will continue to meet the planning intention of the “C/R” and “R(A)” 

zones. 
 

▪ The proposed Religious Institution is a suitable use at the Subject Premises in 
terms of compatibility and accessibility. 
 

▪ The approval of this Planning Application will enable the continuous provision of 
this much needed religious services to the local community.   
 

▪ The Subject Premises is located at the non-domestic portion / commercial 
podium of the two buildings with separate access via Parks Commercial Building 
at Tung Lo Wan Road.   No disturbance or nuisance to the local residents of 
Magnolia Mansion will be anticipated. 
 

▪ The approval of this Planning Application will be consistent with TPB’s previous 
decisions.   
 

▪   No adverse impact due to the proposed Religious Institution onto the 
surrounding neighbourhood is anticipated. 

 
With the justifications presented above, we sincerely request the TPB to give 
favourable consideration to this Planning Application.         
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行政摘要 
 
申請人香港眞如苑，擬就《城市規劃條例》第 16條向城市規劃委員會(下稱「城
規會」)申請在天后廟道 2-4 號及銅鑼灣道 180 號 2 樓商業平台的申請處所作宗
教機構用途。申請處所位於北角分區計劃大綱草圖(下稱大綱草圖)編號 S/H8/27
的「住宅(甲類)」及「商業/住宅」地帶內。 
 
申請處所的樓面面積約 1,165 平方米。處所内將提供各種設施，包括主祭台、多
功能室、私人冥想室和其他支援設施，用於宗教崇拜及培訓活動。申請處所會設
置消防裝置，確保消防安全。 
 
擬議宗教機構理據充份如下： 
 
▪ 擬議宗教機構將繼續符合「住宅(甲類)」和「商業/住宅」地帶的規劃意向。 
 
▪ 在土地相容性和可達性方面，申請處所很適合作宗教機構用途。 

 
▪ 規劃申請如獲批准將能够為社區繼續提供需要的宗教服務。 

 

▪ 申請處所位於兩棟建築物的非住用部分/商業平台內，由百樂商業中心在銅
鑼灣道的入口進出，不會對景香樓的居民帶來滋擾。 

 

▪ 同類型規劃申請先前亦獲城規會批准。 

 

▪ 擬議宗教機構不會對周邊環境帶來不良影響。 
 
基於上述理據，希望是次申請能獲得城規會支持。



Proposed Religious Institution in “Residential (Group A)” and “Commercial/Residential” Zones, Level 2 Commercial 
Podium, Nos. 2-4 Tin Hau Temple Road and No. 180 Tung Lo Wan Road, Tin Hau, Hong Kong - S16 Planning 
Application 

 

 
Supporting Planning Statement 
   

4 

Executive Summary 
行政摘要 
 
Table of Contents 
 
1.   INTRODUCTION  
1.1 Purpose 
1.2 Report Structure 
 
2.   SITE AND PLANNING CONTEXT  
2.1 Site Location 
2.2 Existing Condition 
2.3 Accessibility  
2.4 Statutory Planning Context 
2.5 Surrounding Land Use  
 
3. BACKGROUND OF SHINNYO-EN AND PROPOSED LAYOUT FOR THE 

PREMISES 
3.1 Background of Shinnyo-en  
3.2 Nature of Activities to be Held at the Subject Premises 
3.3 The Proposed Layout 
 
4.   PLANNING MERITS AND JUSTIFICATIONS  
4.1 Continue to Meet the Planning Intention of the “Residential (Group A)” and 

“Commercial/Residential” Zones  
4.2  Suitability of the Proposed Use at the Subject Premises 
4.3      Providing the Much Needed Religious Service 
4.4 No Nuisance to Local Residents  
4.5 The Approval of Planning Application Would be Consistent with Previous 

Decisions of the Town Planning Board 
4.6 No Adverse Impact 
  
5. SUMMARY AND CONCLUSION  
 
List of Figures 
Figure 2.1     Site Location Plan  
Figure 2.2  Photos of Existing Condition of the Subject Premises 
Figure 2.3  Zoning Context Plan (Extracted from OZP No. S/H8/27) 
 
List of Tables 
Table 2.1  Major Floor Uses 
Table 4.1 Similar Planning Applications Previously Approved by the Town 

Planning Board  
  
Appendices 
Appendix 1   Typical Schedule of Shinnyo-en 
Appendix 2 Layout of Subject Premises 



Proposed Religious Institution in “Residential (Group A)” and “Commercial/Residential” Zones, Level 2 Commercial 
Podium, Nos. 2-4 Tin Hau Temple Road and No. 180 Tung Lo Wan Road, Tin Hau, Hong Kong - S16 Planning 
Application 

 

 
Supporting Planning Statement 
   

5 

  
 
 
 

S16 Planning Application 
Draft North Point OZP No. S/H8/27 

 
Proposed Religious Institution  

in “Residential (Group A)” and “Commercial/Residential” Zones,  
Level 2 Commercial Podium,  

Nos. 2-4 Tin Hau Temple Road and  
No. 180 Tung Lo Wan Road,  

Tin Hau, Hong Kong 
 

Supporting Planning Statement 
 
 
1.  INTRODUCTION 
 
1.1 Purpose 
1.1.1 This Supporting Planning Statement is prepared and submitted on behalf 

of Shinnyo-En Hong Kong (“the Applicant”) to seek approval from the 
Town Planning Board (“TPB”) under Section 16 of the Town Planning 
Ordinance for the proposed Religious Institution at Level 2 of the 
commercial podium of Nos. 2-4 Tin Hau Temple Road and partly at No. 18 
Tung Lo Wan Road, Tin Hau, Hong Kong (“the Subject Premises”).  The 
Subject Premises falls partly within area zoned “Residential (Group A)” 
(“R(A)”) and partly within “Commercial/Residential” (“C/R”) on the Draft 
North Point Outline Zoning Plan (“Draft OZP”) No. S/H8/27.  This 
Planning Statement is to provide the TPB with the necessary information 
to facilitate consideration of this Planning Application. 

  
1.2  Report Structure 
1.2.1 Following this Introductory Section, the site and planning context will be 

briefly set out in Section 2.  The proposed development layout will be 
described in Section 3.  The planning merits and justifications of the 
Proposed Development are included in Section 4.  Section 5 concludes 
and summarizes this Supporting Planning Statement.     
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2. SITE AND PLANNING CONTEXT 
 
2.1 Site Location 
2.1.1 The Subject Premises is partly located at level 2 commercial podium of 

Nos. 2-4 Tin Hau Temple Road (currently occupied by Magnolia Mansion) 
and partly at No. 180 Tung Lo Wan Road (currently occupied by Park 
Commercial Centre), Tin Hau, Hong Kong (Figure 2.1 refers).  Magnolia 
Mansion is bounded by Tin Hau Temple Road to its north, Ming Tak 
Building to its east and Chaung’s On the Park to its south while Park 
Commercial Centre is bounded by Tin Hau Temple Road to its north, Tung 
Lo Wan Road to its west and Kin Wah House to its south.  The podium of 
the two buildings are interlinked at G/F to 2/F and the Subject Premises 
has a total floor area of about 1,165 sq.m.     

   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 Figure 2.1  Site Location Plan 
 
2.2 Existing Condition  
2.2.1 Magnolia Mansion is a 23-storey residential development completed in 

1976 and Park Commercial Centre is a 24-storey commercial development 
completed in 2002.   The major floor uses of the two buildings are 
summarized in Table 2.1 below.  The Subject Premises is currently 
vacant (Figure 2.2 refers).    
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Table 2.1  Major Floor Uses  
Level Current Uses 
Magnolia Mansion (Nos. 2-4 Tin Hau Temple Road) 
G/F Shop and Services 
1/F Kindergarten 
2/F Subject Premises 
3/F – 23/F Residential Units 
Parks Commercial Centre (No. 180 Tung Lo Wan Road) 
LG/F Eating Place 
G/F Shop and Services and Eating Place 
1/F Kindergarten 
2/F Subject Premises 
3/F – 22/F Office and Learning Centre / Tutorial School 

 
2.2.2 Photos showing the existing condition of the Subject Premises can be 

found in Figure 2.2. 
  

Figure 2.2  Photos of Existing Condition of the Subject Premises 
 
 
 
 
 
 
  

 
   
        
    
  
 
 
 
 
 
 
 
 
 
 
 
      

   
  
 
 

 

Photo 1  Entrance at Tin Hau Temple Road Photo 2   Commercial Podium/ 
Non-residential Portion of 
Magnolia Mansion and Park 
Commercial Centre  

Photo 3   Existing Condition of the 
Premises 

Photo 4   Existing Condition of the 
Premises 
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 2.3  Accessibility 
2.3.1  The Subject Premises can be accessed via the escalator from G/F 

entrance of Parks Commercial Building (at Tin Hau Temple Road).  The 
Site is well served by various public transport modes including MTR Tin 
Hau Station (only 50m away from the Site) and various bus routes and 
tram service running along Causeway Road.       

 
2.4 Statutory Planning Context 
2.4.1 The Subject Premises falls within an area zoned “R(A)” and “C/R” on the 

Draft OZP (Figure 2.3 refers).  According to the Statutory Notes of the 
Draft OZP, the planning intention of “R(A)” zone is “primarily for 
high-density residential developments.”  It is also stated that “Commercial 
uses are always permitted on the lowest three floors of a building or in the 
purpose-designed non-residential portion of an existing building except in 
“Residential (Group A) 4” zone”.  For “C/R” zone, the planning intention is 
“primarily for commercial and/or residential development”.  It is also 
stated that “commercial, residential and mixed commercial/residential uses 
are always permitted”.  ‘Religious Institution’ is a column 2 use under both 
zonings and permission from the TPB is required.       

   
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2.3  Zoning Context Plan (Extracted from OZP No. S/H8/27) 
 
2.5 Surrounding Land Use  
2.5.1 The Site is located in a predominately residential neighbourhood 

surrounded by some Government, Institution or Community uses and 
major district open space.  Within the same “R(A)” zone, there are a 

Not to Scale 
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number of residential developments including Kin Wah House, Chuang’s 
On the Park, Trillion Court and Dragon View.  Across from Tin Hau 
Temple Road to its northeast is another “C/R” zone occupying by a number 
of composite buildings including Hung On Building, Park Lee Building and 
Kiu Hing Mansion.  To its northwest across from King’s Road / Causeway 
Road is another “C/R” zone where Park Towers is situated.  To its 
southwest is an area zoned “Government, Institution or Community” 
(“G/IC”) currently occupied by Queen’s College.  To its east is an “Open 
Space” (“O”) zone where Tin Hau Temple Garden is located.  Adjacent to 
it is another “G/IC” zone occupied by Tin Hau Temple.  To its further 
northwest across from Causeway Road is a large “O” zone where Victoria 
Park is located.                      
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3. BACKGROUND OF SHINNYO-EN AND PROPOSED LAYOUT FOR     
THE PREMISES 

 
3.1  Background of Shinnyo-en 
3.1.1 Shinnyo-en is an international Buddhist community grounded in cultivation 

of the wisdom and love embodied in the Buddha's teaching.   The 
spiritual path to peace and happiness cultivated at Shinnyo‑en is rooted in 
a profound sense of shared humanity that comes from understanding that 
all living beings are interconnected.  Shinnyo‑en practices cultivate the 
three Buddhist disciplines of integrity, meditation, and wisdom.  These 
practices nurture and bring out the natural goodness of people, and foster 
harmony in their lives and in the relationships shared with others.    

 
3.2 Nature of Activities to be Held at the Subject Premises 
3.2.1 Three main activities will be conducted at the Subject Premises on a 

monthly basis.  A typical schedule is enclosed at Appendix 1 of this 
Supporting Planning Statement. 

 
1.  Buddhist services (法會 )involve chanting and typically a talk. 

Participants will be seated in a theatre format, facing the altar in the 
main worship hall or facing television screens in other rooms. Such 
services are conducted 5 to 10 times a month.  About 100 to 150 nos. 
of participants would attend over the weekend at each service.  
Weekday services typically have less than 100 nos. of participants 
attending.  Each service lasts for about 1 to 1.5 hours (maximum).  
Prior reservation of seats is required for the service.   

 
2.  Meditation training which is often conducted at the end of each 

service or by itself.  Post service meditation training (接心) is held in 
the main altar room or in individual private rooms.  In the main altar 
area, meditation trainees are seated shoulder to shoulder forming a 
square facing each other.  The meditation guides will provide 
meditation guidance to the trainees on an one-on-one basis.  Each 
trainee will receive a short personalized meditation guidance up to 
three to four minutes from the meditation guide.   For the private 
meditation session, it usually lasts from 15 minutes to at the most 30 
minutes.   Another “meditation only” training (會坐) that takes place 
on a bi-monthly basis is conducted on its own with session begins 
after a short chanting.   The entire session will last up to 2 hours.   
There will usually be about 80 trainees per training.    

 
3.  Dharma School (智流學院) with its three course levels involves 

students attending teachings at the temple. There are up to 10 
students at each course level. Classes are conducted via 
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pre-recorded video lessons.  Normally there are two lessons 
conducted per class, with each lesson lasting for an hour. Classes are 
conducted over the annual semester from April to November each 
year with 1 to 2 classes per month.   

 
3.2.2 Other activities include meetings with a maximum of 30 people attending.  

There are volunteer activities such as temple cleaning which takes place 
once in a few months. 

 
3.3 The Proposed Layout 
3.3.1      Schematic layout plan for the proposed Religious Institution is presented 

in Appendix 2 of this Supporting Planning Statement.  There will be a 
main altar area for worship activities with an altar preparation room, 
interpretation room, AV control room, prayer writing room and storage 
room adjacent to it.  There will be 3 nos. of multi-purpose rooms for the 
Dharma School and for service attendance, meditation training and 
meetings and 5 nos. of private meditation rooms.  Other supporting 
facilities including ancillary office space for staff, restrooms, lockers, and 
smaller rooms for baby-sitting of children and social gatherings, etc will 
also be provided within the Premises.   Fire services installations will be 
implemented within the Subject Premises in efficient working order at all 
times.    
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4.   PLANNING MERITS AND JUSTIFICATIONS  
  
4.1 Continue to Meet the Planning Intention of the “Residential (Group A)” 

and “Commercial/Residential” Zones 
4.1.1  The Subject Premises is located partly in area zoned “R(A)” and partly 

zoned “C/R” on the Draft OZP.  The planning intention of the former is 
primarily for high-density residential developments with commercial uses on 
the lowest three floors of a building or in the purpose-designed 
non-residential portion of an existing building while the latter is primarily for 
commercial and/or residential development.  The proposed Religious 
Institution is a column 2 use on the Statutory Notes of both zonings.  The 
Subject Premises, located at 2/F of a purposely designed non-residential 
portion of the building / commercial podium, would conform to the planning 
intention of both “R(A)” and “C/R” zones.       

 
4.2 Suitability of the Proposed Use at the Subject Premises 
 
 Compatibility 
4.2.1 The Subject Premises is located in a purposely designed non-residential 

portion of the building / commercial podium and Religious Institution is 
considered compatible with other uses including School (kindergarten), 
Shop and Services and Eating Places uses.  The proposed Religious 
Institution is also considered not incompatible with the adjacent land uses 
including predominately residential developments with shop and services, 
eating places on the lower floors and other “G/IC” uses in the vicinity.    

 
Accessibility 

4.2.2 The Subject Premises can be easily accessed via the escalator at Parks 
Commercial Building along Tin Hau Temple Road.  It is also well served by 
various public transport modes including MTR, bus and tram routes running 
along Causeway Road.    

 
4.3      Providing the Much Needed Religious Service  
4.3.1 Shinnyo-en was inaugurated in Hong Kong more than 30 years ago.  The 

current premises of Shinnyo-en in Wan Chai has been in use since 1998.  
The existing premises is located in an older building with sights of water 
seepage.   Apart from deteriorating condition of the facilities, the Applicant 
is facing the problem of insufficient available floor space that hinder the 
provision of quality service.  Moreover, the existing premises (with limited 
floor space per floor) spans over 3 levels which is inconvenient for staff and 
participants, especially young children and elderly.  With the need of 
service expansion and improved building condition, a new premises with 
larger floor space is required.  The Subject Premises with floor area of 
1,022 sq.m would be suitable for the provision of various facilities to meet 
the service needs.  Shinnyo-en practices put emphasis on the cultivation of 
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three Buddhist disciplines i.e. integrity, meditation, and wisdom through the 
various activities including Buddhist service, meditation training and training 
course i.e. Dharma School.  All these services would bring 
participants/trainees together to receive guidance and to gather in 
community to share their experiences of practice, ask questions, and study 
the basis of these disciplines as they practice them.  Hence, the approval 
of this Planning Application will enable the continuous provision of the much 
needed religious services to the local community.    

           
4.4 No Nuisance to Local Residents 
4.4.1 The Subject Premises is located at the non-domestic portion / commercial 

podium of the two buildings with separate access via Parks Commercial 
Building at Tung Lo Wan Road.   No disturbance or nuisance to the local 
residents of Magnolia Mansion will be anticipated.   

 
4.5 The Approval of Planning Application Would Be Consistent with 

Previous Decisions of the Town Planning Board  
4.5.1 Similar Planning Applications for ‘Religious Institution’ in “R(A)” and “C/R” 

zones on the same OZP were approved or approved with conditions by the 
TPB in previous years.  Details of these precedent cases are provided in 
Table 4.1 below: 

 
Table 4.1  Similar Planning Applications Previously Approved by the 

Town Planning Board  
         Address Nature of Application & 

Application No. 
Date of Approval 

Unit A and B, 1/F, 
Yalford Building, 44-58 
Tanner Road, North 
Point 

Religious Institution (Bible Study 
Rooms) at “R(A)” Zone 
(Planning Application No. 
A/H8/375) 
 

25 Nov 2005 

1/F (Portion) and 2/F 
(Portion), New Trend 
Plaza, 278-288 King's 
Road, North Point  
 

Proposed Religious Institution 
(Church) at “C/R” Zone 
(Planning Application No. 
A/H8/410) 

16 Dec 2011 

Shop D of G/F and 1/F, 
Aik San Mansion, 
355-361 King’s Road, 
North Point 
 

Proposed Religious Institution at 
“C/R” Zone 
(Planning Application No. 
A/H8/426) 
 

14 Sep 2016 

 
4.5.2 Hence, the approval of this Planning Application will be consistent with 

TPB’s previous decisions.   
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4.6 No Adverse Impact 
 
 Traffic 
4.6.1 The Subject Premises is conveniently located along King’s Road / 

Causeway Road in Tin Hau which is well served by various public transport 
modes.  Tin Hau MTR Station is just located opposite across Causeway 
Road with only about 50m walking distance away from the Site.   The 
staff/participants/visitors/trainees can easily gain access to the Subject 
Premises via various public transport modes instead of private cars.  No 
adverse traffic impact onto the surrounding road network will be anticipated. 

 
 Environmental 
4.6.2 The Subject Premises will not rely on openable window for ventilation.  

Hence, there will not be any traffic noise or air quality impact associated 
with the proposed use.   

 
 Fire Safety 
4.6.3 Fire services installations will be implemented within the Subject Premises 

in efficient working order at all times.   No fire safety hazards will be posed 
to the users of the Premises.      
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5.  SUMMARY AND CONCLUSION 
 
5.1 In light of the above, it is evident that the proposed Religious Institution at 

the Subject Premises should be favourably considered by the TPB from 
land use planning perspective. 

 
5.2 The Planning Department is respectfully requested to give favourable 

consideration to support the Planning Application in planning context based 
on the following: 

 
a) The Applicant is seeking approval from the TPB under Section 16 of 

the Town Planning Ordinance for the proposed Religious Institution at 
the Subject Premises.   
 

b) The proposal will continue to meet the planning intention of the “R(A)” 
and “C/R” zones. 

 
c) The proposed Religious Institution is a suitable use at the Subject 

Premises in terms of compatibility and accessibility. 
 

d) The approval of this Planning Application will enable the continuous 
provision of this much needed religious services to the local 
community.      

 
e) The Subject Premises is located at the non-domestic portion / 

commercial podium of the two buildings with separate access via Parks 
Commercial Building at Tung Lo Wan Road.   No disturbance or 
nuisance to the local residents of Magnolia Mansion will be anticipated. 

 
f) The approval of this Planning Application will be consistent with TPB’s 

previous decisions.   
 

g) No adverse impact due to the proposed Religious Institution onto the 
surrounding neighbourhood is anticipated.  
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MPC Paper No. A/H8/440

Similar s.16 Applications for Religious Institution
within the “Commercial/Residential” (“C/R”) and

“Residential (Group A)” (“R(A)”) Zones
on the Draft North Point Outline Zoning Plan No. S/H8/27

Approved Applications within “C/R” Zone

Application
No.

Location Date of
Consideration

Approval
Conditions

1 A/H8/175 1/F, 238 King’s Road, North Point 20.9.1991 (1)
2 A/H8/225 Part of G/F to 3/F (including upper

part), 438-497 King’s Road, North
Point

12.1.1996 Nil

3 A/H8/410 1/F (Portion) and 2/F (Portion), New
Trend Plaza, 278-288 King’s Road,
North Point

16.12.2011 (2)

4 A/H8/426 Shop D of G/F and 1/F, Aik San
Mansion, 355-361 King’s Road, North
Point, Hong Kong

14.9.2016 (2)

Approval Conditions
(1) Provision of noise mitigation measures for the church against traffic noise from King’s Road.
(2) Provision of fire services installations and water supplies for firefighting.

Approved Application within “R(A)” Zone

Application
No.

Location Date of
Consideration

Approval
Conditions

1 A/H8/375 Unit A and B, 1/F, Yalford Building, 44-
58 Tanner Road, North Point

25.11.2005 (1)

Approval Condition
(1) Provision of water supply for firefighting and fire service installations.
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Appendix IV of
MPC Paper No. A/H8/440

Recommended Advisory Clauses

(a) to note the comments of the Chief Building Surveyor/Hong Kong East and
Heritage, Buildings Department (BD) that:

(i) the proposed religious institution partly falls within Park Commercial
Centre and partly falls within Magnolia Mansion which are physically
separated by fire shutters.  The fire shutters separating the premises should
be maintained;

(ii) since the proposed religious institution is situated at the premises of two
different buildings, the applicant is reminded that both parts of the premises
should be self-sustainable under the Buildings Ordinance (BO) in all
aspects including but not limited to the provisions of Means of Escape,
Means of Access, Fire Resisting Construction, Barrier Free Access and
Sanitary Fitments;

(iii) deficiencies in the provision of facilities for persons with a disability is
noted as the approved accessible toilet at 2/F of Park Commercial Centre is
removed from layout plan submitted by the applicant;

(iv) according to the BO, any person who intends to carry out building works in
private buildings (including alterations and additions works in existing
buildings) or on private land are required to submit plans to the BD for
prior approval and consent, unless such works are exempted under section
41(3) of the BO or are carried out as minor works following the simplified
requirements of the Minor Works Control System;

(v) before commencement of building works, advice from building
professionals, registered contractors and, when necessary, authorized
persons should be sought for ensuring compliance with the BO; and

(vi) detailed comments on compliance with the BO would be given upon formal
building plans submission;

(b) to note the comments of the Commissioner for Transport that the applicant is
advised to adopt management measures to encourage
staff/participants/visitors/trainees to use the public transport to reduce any traffic
impact; and

(c) to note the comments of the Director of Fire Services that detailed fire services
requirements will be formulated upon receipt of formal submission of general
building plans or referral from the licensing authority.


