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EXECUTIVE SUMMARY  
(In case of discrepancy between English and Chinese versions, English shall prevail) 

 
This Planning Statement is submitted to the Town Planning Board (hereinafter referred to as 
“the Board”) in support of a planning application (hereinafter referred to as “the Current 
Application”) for Proposed Religious Institution (Ancillary Quarters and Facilities to Existing 
Temple) at Lot 542 in D.D. 401 and the adjoining Government Land, Ma Yau Tong, Sai Kung, 
New Territories (hereinafter referred to “the Application Site”). The Application Site has a total 
area of approximately 994.6m2 (including about 65.5m2 of Government Land). This Planning 
Statement serves to provide background information and planning justifications in support of 
the Current Application in order to facilitate the consideration by the Board.  
 
The Current Application involves an existing temple namely Fat Yuen Temple (hereinafter 
referred to “the existing temple”) and a proposed development of a 3-storey building serving 
as Proposed Religious Institution (Ancillary Quarters and Facilities to Existing Temple) 
(hereinafter referred to “proposed ancillary use”). The total gross floor area (GFA) of the 
Current Application is about 735m2, which comprises the existing temple block with a GFA of 
about 186m2 (about 25%) and the proposed ancillary use with a GFA of about 549m2 (about 
75%).   
 
The Applicant is a non-profit organization aiming to advocate Buddhism in Hong Kong and has 
operated the existing temple with simple and crude ancillary facilities for many years. While 
there are currently temporary structures in the vicinity of the existing temple for sheltering 
monks and carrying out various religious activities in support of the existing temple, the 
existing temporary structures are considered to be structurally unsafe and subject to various 
defects and concerns. The Applicant therefore wishes to seek planning permission from the 
Board for the proposed ancillary use for regularizing the current setting by relocating existing 
religious activities into the proposed ancillary use so as to house the aged monks in a safe and 
hygienic shelter and continue their daily religious activities. The proposed ancillary use would 
also improve the overall management and operation of the existing temple and facilitate the 
advocation of Buddhism. 
 
The Application Site falls largely within an area zoned “Village Type Development” (“V”) (about 
83%) with the remaining minor portion of the area (about 17%) falling within “Green Belt” 
(“GB”) on the Draft Tseng Lan Shue Outline Zoning Plan (OZP) No. S/SK-TLS/9 which was 
exhibited for public inspection on 25.2.2022 (hereinafter referred to as “the Current OZP”). 
According to the Notes of the Current OZP, ‘Religious Institution’ is a Column 2 use for both 
“V” and “GB” zones. Planning permission from the Board is therefore required.  
 
Majority of the Application Site falling within “V” zone is currently used for religious use in 
relation to the existing temple. The entire portion falling within the “GB” zone is currently 
vacant. Upon approval of the Current Application, the proposed ancillary use will be erected 
entirely within the “V” zone portion of the Application Site. No development will be proposed 
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within the “GB” zone portion of the Application Site. As detailed throughout this Planning 
Statement, the Current Application is well justified on the grounds that: - 
 

(a) There is a genuine need for a proper and permanent ancillary shelter in housing the aged 
monks, the proposed ancillary use would provide a standardised, safe and hygienic 
environment that is less prone to storms, water leakage and fire hazards. The proposed 
ancillary use would continually support the operation of the existing temple; 

(b) The proposed ancillary use aims to regularise current setting with temporary substandard 
structures by consolidating current scattered religious activities, and relocating them to a 
standardised, controlled indoor environment. It is also intended to demolish current 
substandard structures and comply with relevant regulations and requirements; 

(c) The proposed ancillary use is purely serving as religious purpose and would give an 
opportunity to the Applicant to utilise the Application Site to provide a pleasant, safe and 
convenient living environment for continual promotion of Chinese Buddhism and serving 
of loyal Buddhists; 

(d) The existing temple has a long history and majority of the Application Site falling within 
“V” zone has long been established for religious purposes before the gazettal of the Tseng 
Lan Shue Interim Development Permission Area Plan No. IDPA/SK-TLS/1 dated 12.10.1990 
(hereinafter referred to as “IDPA Plan”) and development of the adjoining village; 

(e) The proposed ancillary use that is serving as religious purposes is line with uses permitted 
under lease conditions; 

(f) The site for erecting the proposed ancillary use is an appropriate location in functional 
and environmental aspects since it is in close proximity to the existing temple and does 
not encroach upon the “GB” zone; 

(g) The Current Application allows better utilisation of land resources since the subject lot (i.e.  
Lot 542 in D.D. 401) is under single ownership by the Applicant, who has no intention to 
utilize the subject lot for New Territories Exempted Houses (hereinafter referred to as 
“NTEHs”) development; 

(h) The proposed ancillary use is not incompatible with the surrounding uses, which is 
predominately occupied by low rise residential developments and village houses.  

(i) The proposed ancillary use would not set an undesirable precedent since there are similar 
applications approved within other OZPs and the Current Application shares similar merits, 
and; 

(j) The proposed ancillary use is small in scale and no adverse impacts from traffic, visual, 
landscape, environmental and infrastructure perspectives are anticipated. 
 

In view of the above and the list of detailed planning justifications in the Planning Statement, 
it is sincerely hoped that members of the Board will give favourable consideration to approve 
the Current Application.  
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行政摘要 

(如內文與其英文版本有差異，則以英文版本為準) 

此規劃報告書在支持一宗遞交予城市規劃委員會（以下簡稱「城規會」）的規劃申請（以下簡稱「是次申

請」），作擬議宗教機構（現存寺院的附屬宿舍及設施）。該申請所涉及地點位於新界西貢馬油塘丈量約份

第 401 約地段第 542 號及毗鄰政府土地（以下簡稱「申請地點」）。申請地點的面積約為約 994.6 平方米 

(包括約 65.5 平方米的政府土地) 。此規劃報告書提供該申請的背景資料及規劃理據以支持擬議用途供城規會

考慮。 

 

是次申請包括現存法源寺（以下簡稱「現存寺院」）以及一橦三層高作擬議宗教機構（現存寺院的附屬宿舍

及設施）的擬議發展項目（以下簡稱「擬議附屬用途」）。是次申請的總樓面面積合共約 735 平方米，其中

現存寺院的總樓面面積為約 186 平方米（佔約 25%），擬議附屬用途總樓面面積為約 549 平方米（佔約

75%）。 

 

申請人乃一間非牟利機構，致力於香港宏揚佛法。申請人自久以來一直營運著現存寺院，並一直利用於現存

寺院毗鄰的的現存簡陋建築物作僧侶處所及宗教用途以支援現時寺院的運作。鑑於該臨時建築物長年受風化

影響，除結構安全成疑，亦飽受各項困擾憂患。有見及此，申請人希望藉此機會將目前的作業規範化，將現

時的宗教活動移師至擬議附屬用途，以提供一個安全的而衛生的處所讓主持繼續營運現存寺院。擬議發展將

完善現存寺院的運作，並加以推廣佛法傳承。 

 

申請地點於 2022 年 2 月 25 日供公眾查閱的井欄樹分區計劃大綱草圖編號（編號︰S/SK-TLS/9）內大部分

被劃為「鄉村式發展」地帶（約 83%），其餘少部分為「綠化地帶」（約 17%）。考慮到擬議附屬用途所屬

之「宗教機構」均屬於「鄉村式發展」地帶及「綠化地帶」的第二欄用途，因此須向城規會提出申請。 

 

目前大部分立於「鄉村式發展」的申請地點用作支持現時寺院的宗教用途，其餘於「綠化地帶」的土地則閒

置用地。擬議附屬用途將完全位於「鄉村式發展」上，是次申請並不涉及於「綠化地帶」進行任何發展。此

規劃報告書內詳細闡述擬建用途的規劃理據，當中包括︰- 

 

(一) 擬議附屬用途是為著回應目前現存寺院殷切需求，為年邁的僧侶提供一個恰當而永久的處所及一個免

受風暴，漏水及火災憂患的環境。該標準化、安全、衛生的處所將繼續支持現存寺院的運作； 

(二) 擬議附屬用途是為著規範化目前的作業，並將目前於臨時建築物及周邊分散的宗教活動歸入一個受管

理並受法規所定的室內環境，亦會清拆現時臨時建築物並滿足相關法例及其他法規之要求； 

(三) 擬議附屬用途完全用作宗教用途，並提供一個舒適、安全而便捷的環境以服務善信、宏揚佛法； 

(四) 現存寺院歷史悠久，而絕大部分坐落於「鄉村式發展」地帶的申請地點於中期發展審批地區憲報首次

刊登前已建立用作宗教活動； 

(五) 擬議附屬用途為宗教用途，與土地契約訂明之用途一致； 

(六) 考慮到擬議附屬用途毗鄰現存寺院，並不涉及於「綠化地帶」進行任何發展，其選取地點於功能及環

境考慮上視為適合作擬議附屬用途； 

(七) 申請人為申請地點所涉及的私人地段（即第 401 約地段第 542 號）唯一的現行土地擁有人，考慮到申

請人無意發展該私人地段作小型屋宇用途，是次申請有助善用土地資源； 
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(八) 申請地點的擬議附屬用途與鄰近的鄉郊環境並非不協調，不會造成不良影響； 

(九) 考慮到在其他大綱圖的「鄉村式發展」地帶中已有類似是次申請的規劃申請獲批准，而是次申請具備

相同的優點，批准擬議附屬用途並不會立下不良先例，及 

(十) 擬議附屬用途規模細小，預計不會為帶來交通、視覺、景觀、環境及建設上的不良影響。 

 

鑑於以上及此規劃報告書所提供的詳細規劃理據，懇請城規會各委員批准該申請。 
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1 INTRODUCTION 
 
1.1 Purpose 
 
1.1.1 Pursuant to Section 16 of the Town Planning Ordinance (TPO) (Cap. 131), this Planning 

Statement is submitted to the Town Planning Board (hereinafter referred to as “the 
Board”) in support of a planning application (hereinafter referred to as “the Current 
Application”) for Proposed Religious Institution (Ancilary Quarters and Facilities to 
Existing Temple) at Lot 542 in D.D. 401 and adjoining Government Land,  Ma Yau Tong, 
Sai Kung, New Territories (hereinafter referred to “the Application Site”). This 
Planning Statement serves to provide background information and planning 
justifications in support of the Current Application in order to facilitate the 
consideration by the Board.  The location of the Application Site is shown on Figure 1 
and Figure 2. The Application Site has a total area of approximately 994.6 m2 
(including about 65.5 m2 of Government Land). Figure 3 indicates the relevant private 
lot and the Government Land in which the Application Site involves. 

 
1.1.2 The Current Application involves an existing temple namely Fat Yuen Temple 

(hereinafter referred to “the existing temple”) and a proposed development of a 3-
storey building serving as Proposed Religious Institution (ancillary quarters and 
facilities to existing temple) (hereinafter referred to “proposed ancillary use”). The 
total gross floor area (GFA) of the Current Application is about 735m2, which 
comprises the existing temple block with a GFA of about 186m2 (about 25%) and the 
proposed ancillary use with a GFA of about 549m2 (about 75%).  

 
1.1.3 The proposed ancillary use locates to the east of existing temple, comprises of monks 

quarters rooms, meditation rooms and retreat rooms, meeting rooms, library, kitchen, 
staff dining areas and other ancillaries. The proposed ancillary use will be serving the 
existing temple and be purely used for religious purpose. 
 

1.1.4 The Applicant, Fat Yuen Temple Limited (hereafter collectively referred to as “the 
Applicant”), is a non-profit organization established on 4.9.1981. Since its 
establishment, the Applicant has operated the existing temple inherited from their 
predecessor and maintain daily operation of the existing temple with simple and 
crude ancillary facilities for many years. While there are currently temporary 
structures in the vicinity of the existing temple for sheltering monks and carrying out 
various religious activities in support of the existing temple, the existing temporary 
structures are dilapidated and are considered to be structurally unsafe and prone to 
water leakage, flooding, and fire hazards. In view of the aged monks are no longer 
able to carry out frequent maintenance and repair works by themselves, the 
Applicant therefore is seeking a planning permission in regularising current setting by 
relocating existing religious activities into the proposed ancillary use so as to house 
the aged monks in a safe and hygienic shelter and continue their daily serving 
activities. 
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1.1.5 Having a religious institution with quarters and ancillary facility next to a temple is a 
norm in Buddhist practice and a proper ancillary building is considered necessary in 
carrying out daily operation of the temple, including providing venue for spiritual 
learning, chanting, meeting, storage of scripture, books, cleaning tools and other 
utilities, venue for cooking and dining etc. Considered the current temporary nature 
and operational limitations of the substandard structures, in hope of serving the 
existing temple by their heirs in long run, the Applicant wishes to regularise current 
substandard setting by proposing a permanent building, a 3-storey ancillary building 
for ancillary quarters and facilities adjoining the existing temple. The major objective 
is to regularise current setting by consolidating current scattered religious activities 
within a standardised, controlled, and indoor environment, this relocation is aimed 
for provision of proper and permanent shelter for the monks and allowing better 
operation and management in the future. The proposed ancillary use that would 
continue serving the religious purpose, was supported by the Hong Kong Buddhist 
Association. As a recognised religious organisation, it is anticipated that the proposed 
ancillary use would facilitate the advocation of Buddhism in Hong Kong.  
 

1.1.6 The Application Site mainly falls within an area zoned “Village Type Development” 
(“V”) (about 83 %) with a small portion within an area zoned “Green Belt” (“GB”) 
(about 17%) on the Draft Tseng Lan Shue Outline Zoning Plan (OZP) No. S/SK-TLS/9 
which was exhibited for public inspection under section 5 of the Ordinance on 
25.2.2022 (hereinafter referred to as “the Current OZP”) (please refer to Figure 4).  
According to the Notes of the Current OZP, the proposed ancillary use should be 
regarded as ‘Religious Institution’ use which is a Column 2 use for both “V” and “GB” 
zones. Planning permission from the Board under section 16 of Town Planning 
Ordinance is therefore required.  Although a minor portion of the Application Site falls 
within “GB” zone, no developments or structures are proposed within the “GB” zone 
portion of the Application Site. In this connection, the Applicant wishes to apply for a 
planning permission from the Board. 

 
1.1.7 Prepared on behalf of the Applicant, Aikon Development Consultancy Limited has 

been commissioned to prepare and submit the Current Application.   
 
1.2 Background 
 

Brief Account of the Applicant 
 

1.2.1 The Applicant, Fat Yuen Temple Limited was found as a non-profit organisation in 
Hong Kong since 1981.  The mission of the Applicant is to arrange and organize 
Buddhism activities to promote, advocate, and practice the dharma of Buddhism; to 
establish, construct, and maintain the temple, pagoda, and censer for Buddhist monks 
to practice monastics and Buddhist worship; to sponsor, support, establish, and 
maintain different types of social welfare and education and healthcare organizations, 
including elderly retreat houses, schools, memorial halls, ancestor halls etc. and to 
organize charity events and promote public welfare. Over the years, the Applicant has 
dedicated themselves in advocating Buddhism by providing venue for chanting, 
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spiritual learning and services for Buddhists and arranging religious assembly with 
their continuous effort. It is noted that the Applicant is being recognised by Hong 
Kong Buddhist Association for its long religious history and efforts on promoting social 
welfare. 
 

1.2.2 The Applicant, Fat Yuen Temple Limited is on list as ‘Administered Temples’ of Chinese 
Temples Committee (華人廟宇委員會), that is a statutory body established in 1928 

under the Chinese Temples Ordinance (Chapter 153). The Applicant is also a religious 
and charitable organisation under section 88 of the Inland Revenue Ordinance (IRO).  

 
Background of the Application Site 
 

1.2.3 According to the Applicant, their predecessor found the location in which majority of 
the Application Site is located since 1950s and started reclaiming land at the 
Application Site in a primitive manner. As shown in Illustration 1-I, establishments for 
the existing temple have long been existed, with form of temple structures erected 
before 1976. Part of these structures are served as monks quarters at the time being. 
Modification letter from Lands Department (“LandsD”) was issued in permitting chai 
tong development on 27.2.1975, which permitted the erection of a religious 
development, alias Fat Yuen Temple, with additional premium. In 1978, the 
Application Site saw a square-shaped structure, which Fat Yuen Temple was built on 
land surrounded by vast agricultural land. At present, the nearest village type 
developments at the north are found 100m from the existing temple.  
 

1.2.4 Being the sole current landowner of the private lot in which the Application Site 
involves (i.e. Lot No. 542 in D.D. 401), the Applicant is entitled the right to develop 
the land as residential and/or religious purposes under lease condition.  
 
Existing Condition and Current operation  
 

1.2.5 On the whole, the current temple operation consists of the existing temple and 
existing temporary structures at the north and at the south. At present, the existing 
temple falls within the Application Site, with part of the temporary structures at the 
south also falls within the Application Site boundary (See Illustration 1-III). 
 

1.2.6 The existing temple provides venue for chanting and meditating with statues placed 
in the temple hall, while the temporary structures at the south comprise of kitchen, 
staff dining area, meeting room, two lavatories and a shower room at G/F and monks 
quarters rooms at 1/F. These floors are connected by an outdoor staircase. The 
temporary structures are connected to the existing temple via a covered walkway at 
G/F and the area covered by a sheet metal roofing as a common meeting area and 
utility storage (See Illustration 1-IV). 
 

1.2.7 According to the Applicant, there are three practices of dharma of Buddhism daily. 
The dharma of Buddhism is practiced in a way of chanting and mediating in early 
morning at 4:00 a.m. before opening of the temple at 9:00 a.m. After early practice 
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at the temple, the monks return to the current ancillary structures for cooking, dining, 
meeting, studying and carry out other daily chores. During opening hours, they also 
serve loyal Buddhists and use the current outdoor area underneath metal sheet 
roofing as a gathering venue. It is noted that there is insufficient room for arranging 
these religious gatherings, which is crucial to build a Buddhist community. After 
temple closure at 4:30 p.m. and the monks return to their quarters. It is noted that 
their daily lives heavily rely on an ancillary facility in providing them shelter and facility 
to operate the existing temple. While there are currently 4 to 5 monks staying in the 
Application Site, spare quarters rooms are always reserved for Buddhist Master 
visiting from Mainland, for their stay in leading chanting and spiritual learning during 
religious assembly. In special occasions such as dharma and religious assembly, the 
monks prepare dishes for limited Buddhists by using their existing kitchen. Visitors 
are normally limited to existing Buddhists only, who usually travel via public transport. 
Public visitors without referral are not served. However, with keen interests from the 
Buddhists, it is noted that room for chanting within existing temple is usually fully 
booked, and there is a concern in having insufficient room for newcomers with 
referral, which frustrates the advocation of Buddhism. 
 

1.2.8 In light of above, the whole operation of the existing temple requires support of an 
ancillary facility. While the current substandard structures are considered to be 
unsafe and undesirable using as ancillary quarters and facility in long run and there is 
insufficient room to accommodate current religious activities, therefore, the 
Applicant wishes to seek a more decent and permanent shelter for their monks and 
continue their religious activities. 
 

1.3 Objectives 
 
1.3.1 The Current Application strives to achieve the following objectives:- 

 
(a) To provide a permanent, safe and proper shelter for the aged monks and their 

heirs and continue support daily serving of Fat Yuen Temple; 
(b) To regularise the current setting with temporary substandard structures by 

consolidating current scattered religious activities, and relocating them to a 
standardised, controlled indoor environment. It is also intended demolish current 
substandard structures and comply with relevant regulations and requirements; 

(c) To give an opportunity to the Applicant to utilise the Application Site to a pleasant, 
safe and convenient living environment for continual promotion of Chinese 
Buddhism and serving of loyal Buddhists, and; 

(d) To give an opportunity to put forth the proposed ancillary use under proper 
planning control by the Board and/or other relevant Government department(s). 
 

1.4 Structure of the Planning Statement 
 
1.4.1 This Planning Statement is divided into 6 chapters. Chapter 1 is the above 

introduction outlining the purpose and background of the Current Application. 
Chapter 2 gives background details of the Application Site in terms of the current 
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land-use characteristics and neighbouring developments. Planning context of the 
Application Site is reviewed in Chapter 3 whilst Chapter 4 provides details of the 
Current Application as well as the design of proposed development. A full list of 
planning justifications is given in Chapter 5. Chapter 6 summarizes the concluding 
remarks for the proposed ancillary use.  
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2 SITE PROFILE 
 

2.1 Location and Current condition of the Application Site 
 

2.1.1 As shown in Figure 1 and Figure 2, the Application Site is located at southern Tseng 
Lan Shue in Sai Kung and is situated at the fringe of Ma Yau Tong village and “GB” 
zone. The Application Site is remote from urban areas and predominately in a semi-
rural character. The Application Site abuts an unnamed local road which joins Ma Yau 
Tong Road to Tsui Lam Road and Po Lam Road.  
 

2.1.2 The Application Site has a total site area of approximately 994.6m2 including about 
65.5m2 of Government Land (about 7%). Over 74% (about 730.6m2) of the Application 
Site is hard paved, with a relative flat terrain where the existing temple and part of 
temporary structures erected. There is an existing slope which occupies 
approximately 84m2 (about 8%) within the Application Site with an existing tank 
erected on it. There is a natural slope of about 180m2 (about 18%) with steep profile 
at the fringe of the area falling within “GB” zone (See Figure 1 and Illustration 1-III). 
 

2.1.3 The Application site is within a 5-minutes walking distance to the main road, Po Lam 
Road. There is a bus stop served by 17 bus routes and existing green minibus routes 
providing services along Po Lam Road.  
 

2.1.4 Majority of the Application Site is occupied by the Applicant operating officially as 
religious use since 1982. However, majority of the Application Site was found and 
developed by the Applicants’ predecessor long before that. As shown in the aerial 
photos, structures for the temple were observed since 1976 and the temple structure 
established in 1978 has not been changed since (See Illustration 1-I). The overall 
settings of the Application Site have not been substantially changed as to that before 
the gazettal of Tseng Lan Shue Interim Development Permission Area Plan No. 
IDPA/SK-TLS/1 dated 12.10.1990 (hereinafter referred to as “IDPA Plan”) (See 
Illustration 1-II).  
 

2.1.5 The existing temple locates at the centre of the Application Site and provides a venue 
for chanting and meditating with statues placed in the Buddhist Hall. The existing 
temple consists of 1 storey with an approximate GFA of 2,000 ft2. The existing temple 
is about 25-feet high, erected on a foundation with 3.38m high. There is an existing 
outdoor staircase for accessing the existing temple.  
 

2.1.6 Four blocks of temporary structures are situated to the north and south of the existing 
temple. A minor portion of the temporary structures is currently situated within the 
Application Site. These temporary structures were allowed by Government Land 
License and have been used as ancillary purposes by the Applicant since the 
development of the existing temple in 1975. These temporary structures comprise of 
kitchen, staff dining area, meeting room, two lavatories and a shower room at G/F 
and monks quarters rooms at 1/F, are connected by an outdoor staircase. As shown 
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in Illustration 1-IV, these structures that are made of iron sheet and wood, have been 
heavily worn out and subject to various defects. The structures are connected to the 
existing temple via a covered walkway at G/F and the area covered by a sheet metal 
roofing as a common meeting area and utility storage.  

 
2.2 Surrounding Land-use Characteristics 

 

2.2.1 As shown in Figure 1, the Application site falls at the fringe of the “GB” zone and 
within Ma Yau Tong area and the surrounding environment of the Application Site is 
typical of a semi-rural locality characterised by low-rise villages houses. 
 

2.2.2 In a local context, to the immediate north of the Application Site is a temporary 
structure, which is owned by the Applicant and serving as religious purpose. To the 
immediate east of the Application Site is a steep slope with a graveyard built on. To 
the immediate south of the Application Site are 3 blocks of temporary structures 
currently used as ancillary facilities and monks quarters for the existing temple. To the 
immediate west are steep slopes with vast vegetation. On the whole, the Application 
Site is surrounded by residential dwellings and villages houses of Ma Yau Tong at its 
north and east. With about 6m level difference and existing vegetation at the 
immediate east of the Application Site, it creates a screening effect and provides 
visual buffer between the proposed ancillary use and the surrounding residential 
dwellings.   
 

2.2.3 In a wider context, as shown in Figure 2, the Application Site is located within Ma Yau 
Tong area which is on a mountain pass between Po Lam of Tseung Kwan O New Town 
and Lam Tin of Kowloon. To the further northeast of the Application Site are certain 
water treatment plants in Tseung Kwan O area. These Government, Institution or 
Community (hereinafter referred to as “GIC”) uses are connected to Tsui Lam Estate 
at their further east, a public housing site in Po Lam. To the further west of the 
Application Site is planned and urbanised. Large sale residential developments are 
situated, including Po Tat Estate and Anderson Road public housing site abuts along 
Po Lam Road and On Sau Road. To the further southwest of the application site is the 
Tseung Kwan O Tunnel Toll Station, where there is convergence of traffic between 
Kwun Tong area and Tseung Kwan O area.  
 

2.2.4 On the whole, the Application Site falls within the fringe of a village cluster 
characterised by low-rise villages houses to the north and east of the Application Site 
and vast vegetation to the west and southof the Application Site. To the north is an 
area zoned “GB” which extends to northward to Tseng Lan Shue. To the south of the 
Application Site is Ng Kwau Shan which extends to the south to Yau Tong and Junk Bay.   
 

2.3 Land Status  
 

2.3.1 As indicated by the Lot Index Plan (see Figure 3), the Application Site comprises one 
private lot, Lot No. 542 in D.D. 401 with an area of 929.1m2 and the adjoining 
Government land. The total area of the application site is about 994.6 m2 of which 
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about 65.5 m2 of the Government is land is included.  
 

2.3.2 As verified by the relevant Land Registration Records, the private lot concerned is 
under single ownership of the Applicant. The private lot concerned, i.e., Lot No. 542 
in D.D. 401, was demised as a building and agricultural lot held under New Grant 
Lease originally granted on 1.7.1898 with a term of 99 years. The lease was extended 
to 2047 by virtue of the provisions of New Territories Lease (Extension) Ordinance, 
Cap.150. The lease was originally granted to Applicant’s predecessor on 30.6.1971 
and inherited to the Applicant in 1982. Subject to lease modification which ‘chai tong 
development’ was permitted in 1975, residential use and/or religious use are 
permitted under the lease condition.  
 

2.3.3 Upon approval of the Current Application under the Town Planning Ordinance, the 
Applicant will submit an application to the District Land Office for a land exchange 
and lease modification. In parallel, all the building works and site formation works will 
be submitted to the Building Department for approval.   
 

2.3.4 As shown in Figure 3, there is a Government Land License record (S7698) covering 
two areas at the north and south of the Application Site where part of the current 
temporary structures falls within. Upon approval of the Current Application for the 
proposed ancillary use, the Applicant is willing to undertake demolition works of 
existing temporary structures and comply with relevant regulations.  
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3 PLANNING CONTEXT 
 

3.1 The Current OZP 
 

3.1.1 The Application Site currently straddles across two zones, with a majority of site area 
falls within “Village Type Development” zone (“V”) (about 83%) and a minor portion 
falls within “Green Belt” zone (“GB”) (about 17%) on the Current OZP (please refer to 
Figure 4). According to the Current OZP, the planning intention of “V” zone is to 
designate both existing recognised villages and areas of land considered suitable for 
village expansion and reprovisioning of village houses affected by Government 
projects. Land within this zone is “primarily intended for development of Small Houses 
by indigenous villagers. It is also intended to concentrate village type development 
within this zone for a more orderly development pattern, efficient use of land and 
provision of infrastructures and services”. While the planning intention of “GB” zone 
is “primarily for defining the limits of urban and sub-urban development areas by 
natural features and to contain urban sprawl as well as to provide passive recreational 
outlets”.  It should be clearly noted that the proposed ancillary use will be erected 
completely on “V” zone while there is no development proposed within “GB” zone.  
 

3.1.2 The proposed ancillary use is in line with the definition of ‘Religious Institution” as 
defined under the Definition of Terms used in Statutory Plans (hereinafter referred to 
as “DoT”). According to DoT, ‘Religious Institution’ means any place or premises 
where in accordance with the practice of religious principles services are held or 
prayers said by congregations loyal to a belief, which includes mosque, chapel, Tsz 
Tong, church, seminary, nunnery, monastery, temple, ancestral hall, shrine, pavilion, 
convent, and religious statue. It also includes ancillary office, car parks and/or 
quarters that are essential to the operation of the particular organization.  The 
proposed ancillary use is fully in line with this definition.  
 

3.1.3 According to the Notes of the Current OZP, ‘Religious Institution’ is a Column 2 use for 
both “V” and “GB” zones which planning permission from the Board is required.  In 
this connection, the Applicant wishes to apply for a planning permission from the 
Board. 
 

3.1.4 According to the remarks for “V” zone of the Current OZP, “No new development, or 
addition, alteration and/or modification to or redevelopment of an existing building 
(except development or redevelopment to those annotated with #) shall result in a 
total development and/or redevelopment in excess of a maximum building height of 
3 storeys (8.23m) or the height of the building which was in existence on the date of 
the first publication in the Gazette of the notice of the interim development permission 
area plan, whichever is the greater.”  It is noted that the building height restriction for 
“V” zone is not applicable to the proposed ancillary use under the Current Application 
since it shall be categorised as ‘Religious Institution’ .  
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3.2 Previous Planning Applications 
 

3.2.1 The Application Site is not subject to any previous planning application. 
 

3.3 Similar Planning Applications 
 

3.3.1 There are no similar section 16 planning applications with the same proposed use as 
the proposed ancillary use of the Current Application and with the Application Site 
straddle across both “V” zones and “GB” zone of the Current OZP.  Considered that 
large proportion of the Application Site falls within ‘V” zone (about 83%), similar 
applications proposing religious institution within “V’ zones are referenced from 
other OZPs. There are 9 similar applications in proposing religious institution within 
‘V’ zones over past 10 years in the other OZPs.  9 similar planning applications are 
tabled below.  
 
Table 1:  Similar Planning Applications for Uses being similar to the Proposed Use covered by the various 

OZPs in the recent 10 years 

Application No. Proposed Use(s) Decisions 

A/YL-ST/560 Proposed Religious Institution (Church) Approved with condition(s) on 

20.03.2020 

A/YL/252 Proposed Composite School and Religious 

Institution (Church) Development, with 

Minor Relaxation of Building Height 

Restriction 

Approved with condition(s) on 

03.05.2019 

A/NE-SSH/120 Proposed Comprehensive Residential and 

Commercial Development with 

Government, Institution or Community 

Facilities with Minor Relaxation of Gross 

Floor Area and Building Height Restrictions 

Approved with condition(s) on 

18.01.2019 

A/I-PC/13 Proposed Religious Institution (Temple) Rejected/Not agreed on 

21.09.2018 

A/HSK/15 Proposed Religious Institution 

(Redevelopment of Seminary) 

Approved with condition(s) on 

17.08.2018 

A/TM-LTYY/332 Proposed Shop and Services, Eating 

Place, Religious Institution (Shrine) and 

Minor Relaxation of Building Height 

Restriction 

Rejected/Not agreed on 

10.11.2017 

A/ST/896 Religious Institution (Nunnery, 

Management Office and Ancillary Facilities) 

Approved with condition(s) on 

18.03.2016 

A/I-LI/24 Proposed Religious Institution (Relocation 

of Church) 

Approved with condition(s) on 

27.02.2015 

A/YL-NTM/276 Renewal of Planning Approval for 

Temporary Religious Institution (Seminary) 

for a Period of 3 Years 

Approved with condition(s) on 

a temporary basis on 

20.07.2012 

(Revoked on 7.2.2014) 
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3.3.2 Applications for proposed religious institution within “V” zones are approved by the 
Board mainly based on the following reasons: 
 
• Long site history – long been used as religious purposes; 
• Lease entitlement; 
• Dilapidated condition and subject to the need of redevelopment; 
• For comprehensive residential and commercial development; 
• Non-incompatibility with the surrounding;  
• Not large in scale; 
• Insignificant visual, landscape and traffic impacts; 
• Owned solely by the Applicant who has no intention to develop the site into 

NTEH and was not the subject of any small house application; and 
• Existing sufficient land for outstanding small house applications.  

 
3.3.3 The Current Application shares similarities with these approved applications by 

having a long site history of religious use, lease entitlement, non-incompatibility with 
the surrounding, small-scale, insignificant visual, landscape and traffic impacts and 
sole landownership by the Applicant which will be discussed in following chapters. 
Considered the site has been operated by the Applicant long before the gazettal of 
IDPA Plan and the development of adjoining village, it is not subject to substantial 
change ever since, while there is a genuine and imminent need in having a proper 
ancillary premises within the Application Site, it is sincerely hoped that the Board 
could give favourable consideration to approve the Current Application.  
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4 THE DEVELOPMENT PROPOSAL 
 

4.1 Site Configuration, Layout and Operation 
 

4.1.1 The Application Site has a site area of approximately 994.6m2.  The Application Site 
comprises of a private lot (i.e., No. 542 in D.D. 401) which has an area about 929.1m2 
(about 93%) and the adjoining Government Land of about 65.5m2 (about 7%). The 
Master Layout Plan (“hereinafter referred to as “MLP”) and drawings illustrating the 
overall development scheme, floor plans and section drawings of the proposed 
ancillary use are shown in Appendix I. 
 

4.1.2 The Current Application involves an existing temple and a proposed development for 
proposed ancillary use, i.e., a 3-storey building serving as ancillary quarters and 
facilities to the existing temple. The total GFA of the Current Application is about 
735m2, which comprises the existing temple block with a GFA of about 186m2 (about 
25%) and the proposed ancillary use with a GFA of about 549m2 (about 75%). The 
existing temple would be retained and there will be no modifications involved for the 
existing temple under the Current Application. While the existing temple has a GFA of 
approximately 186m2, the maximum area permitted to be built over is 3,000ft2 under 
the lease grant. Upon approval of the Current Application, the Applicant will submit 
an application to the District Land Office for a land exchange and lease modification 
before implementation. In parallel, all the building works and site formation works 
will be submitted to the Building Department for approval.   
 

4.1.3 The proposed ancillary use is configured as a low-rise and low-density development, 
which involves a 3-storeys ancillary facility building erects to the east of the existing 
temple. The height of the proposed ancillary use is about 9.45m. The proposed 
ancillary use comprises of en-suite monks quarters, meditation rooms and retreat 
rooms, library, meeting rooms, kitchen, and staff dining area which are all connect via 
lift and internal staircase. 

 
4.1.4 With regards to the design and layout, the proposed ancillary use would not involve 

any basement floors. There will be a total of 6 en-suite monks quarter rooms at 2/F, 
with other ancillary and supporting facilities at G/F and 1/F. The roof level serves as 
emergency purposes only.  Schedule of accommodation is detailed in Table 2.  
 
Table 2: Schedule of Accommodation  

Floor  Uses 

Roof  Flat Roof, E&M, Water Tank 

2/F Monks Quarters [6 Rooms], E&M 

1/F Meeting Room, Meditation Room/ Retreat Room, Lavatories, E&M 

G/F Staff Dining Area, Kitchen, Library, Meditation Room/ Retreat Room, 
Lavatories, E&M 

 
4.1.5 There will be site formation works with excavation of existing slope involved for the 
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formation of site level of the proposed ancillary use in order to better utilise the 
current detached slope area within the “V” zone of the Application Site (See 
Illustration 1-V). No site formation works would be carried out within the “GB” zone. 
Details of site formation works will be carried out in detailed design stage. 
 

4.2 Development Parameters  
 

4.2.1 The MLP and architectural drawings are shown in Appendix I whilst the key 
development parameters for the current application are tabulated in Table 3.  

 
Table 3: Major Development Parameters of the Current Application  

Total Site Area 
About 994.6m2 

(including about 65.5m2 of Government Land 
(about 7%)) 

Total PR 0.74 

Total GFA 
- Existing Temple 
- Proposed Ancillary Use 

About 735m2 
About 186m2 [a][b] (About 25%) 

About 549m2 (About 75%) 

Building Height 
- Existing Temple 
- Proposed Ancillary Use 

 
About 11m[c]  
About 9.45m 

Number of Storeys Not exceeding 3 storeys 

Site Coverage About 37% 

Number of Building Blocks 
2 

(including 1 block for existing temple and 
1 block for proposed ancillary use) 

Number of Vehicle Parking Spaces 
(Private Car, Van-type Light Goods 
Vehicles and Taxis) 

1 

 
[a]  

 

The GFA of the existing temple is approximately 2,000 ft2 (about 186m2). Under the lease granted, the 
maximum area permitted to be built over is 3,000ft2 

[b]  The existing temple with the abovementioned development parameters exists before the gazettal of IDPA 
dated 12.10.1990. 

 
[c] The building height of the existing temple consists of 7.62m of existing structure and 3.38m of foundation. 

 
4.3 Design and Operation  

 

4.3.1 The site for developing the proposed ancillary use is considered to be the only suitable 
location. Apart from its close proximity to the existing temple, which allows better 
operation as an ancillary facility, the subject area is considered posing the least impact 
on the adjoining “GB” zone. In addition, in order to avoid vehicles waiting or queuing 
up at the frontage of the Application Site, sufficient area for manoeuvring of vehicles 
and one parking space are proposed at the centre of the Application Site. The open 
area fronting the proposed ancillary use shall also serves as emergency vehicular 
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access. 
 

4.3.2 While there is no building height restriction for the proposed use, the overall 
proposed building mass aims to harmonise with the surroundings by having the same 
number of storeys as the adjoining residential clusters. Together with the existing 
level difference, the proposed ancillary use would not block vistas and create adverse 
visual impacts on the nearby residents. In addition, the whole development has 2m 
building setback from the refined slope, which is considered as a design merit in order 
to enhance the sunlight penetration and wind permeability.  
 

4.3.3 The proposed ancillary use has adopted inclusive designs, such as provision of lifts 
and disabled lavatories, in order to provide an inclusive and elderly friendly living 
condition for the aged monks. The proposed modern and low-rise building would 
create a user-friendly atmosphere and be spacious enough for users to carry out 
various religious activities. 
 

4.3.4 As referred to schedule of accommodation in Table 2, the proposed ancillary use 
purely serves religious purposes, and the function arrangement of each floor is 
explained below. 
 
Ground Floor 
 

4.3.5 The lobby is proposed at the main entrance of the proposed ancillary use which 
directly facing the existing entrance gate. Kitchen and staff dining area are proposed 
as ancillary services for the monk’s usage. The kitchen and staff dining area are 
primarily serving the monks and are not intended to open to public, but in certain 
occasion, the kitchen would be used for preparing meals for loyal Buddhists during 
religious assembly. Both kitchen and staff dining area are proposed away from 
dwellings to the northeast and this arrangement also enables a shorter fire escape 
route to enhance fire safety. 
 

4.3.6 A meditation room/retreat room is proposed at the rear of proposed ancillary use. 
The meditation room / retreat room is served as venue for spiritual learning, studying 
and group chanting by accommodating additional chanting and other religious 
activities due to insufficient room of existing temple. A library is proposed for storage 
of scripture and books and venue for studying.  There is a total of 3 lavatories including 
one for the disabled at this floor.  
 
First Floor  
 

4.3.7 A meeting room is proposed on this floor. It is designated for discussing temple 
matters such as daily operation and preparation for their annual or monthly religious 
assembly. There are two meditation room/ retreat rooms served as venue for spiritual 
learning, studying and group chanting on this floor.  These rooms shall accommodate 
additional chanting and other religious activities due to insufficient room of existing 
temple. It is also designated to confine current outdoor religious activities such as 
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Buddhist meeting and gathering in weather-proof, indoor venue. There is a total of 3 
lavatories including one for the disabled at this floor. 
 
 Second Floor  
 

4.3.8 There is a total of 6 en-suite monk's quarter rooms on the second floor. These rooms 
are equipped with exclusive shower and lavatory.  Spare quarter rooms are proposed 
for monks visiting from mainland during religious assembly.  
 
Roof Floor  
 

4.3.9 The roof floor consists of a lift shaft and the exit of staircases, which serves for 
emergency purposes. Other E&M services together with a water tank are proposed 
on the roof. 
 

4.4 Vehicular Access and Parking Arrangement 
 

4.4.1 To provide a direct vehicular access, a minor portion of the Government Land is 
included in the Application Site to connect the Application Site to the roundabout of 
the unnamed road. As such, the proposed application boundary is extended to 
include an access connecting the Application Site to the existing roundabout. 
Sufficient space for drop-off and manoeuvring of vehicles is allowed within the 
Application Site.  
 

4.4.2 While it is expected that loyal Buddhist would continue rely on public transport in 
accessing the temple, one carparking space at the uncovered area of the Application 
Site in private car standard (2.5m x 5m)  is proposed for private cars, van-type light 
goods vehicles and taxi as reserved purposes. The uncovered area fronting the 
existing temple would provide sufficient space for drop-off and maneuvering within 
the Application Site. 
 
A bus stop served by 17 bus routes and green minibus services are available within 
400m from the Application Site along Po Lam Road. There is variety of public 
transportaion options provided within 5 minutes walking distance (see Illustration 2-
III). 

 

4.5 Landscape Treatment 
 

4.5.1 In a wider context, the Application Site is remote and surrounded by vast vegetation 
at its west and south, the existing greenery shall provide sufficient visual amenity.  
While the development is small in scale, the overall implication on the landscape 
character is not significant. It is noteworthy that no trees are to be fallen in this 
Application and developments are not encroached into the “GB” zone.  
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4.6 Provision of Drainage Facilities  
 

4.6.1 The proposed ancillary use would connect to the existing drainage network. There are 
currently U-channels running along the periphery of the hard paved area of the 
Application Site. Given the site configuration, surface runoff will be diverted to the 
south and be effectively collected/discharged via the existing U-channel and catchpits 
to the nearby stream course at the south of the Application Site. No adverse drainage 
impact arising from the proposed ancillary use is anticipated. The Applicant is willing 
to fulfil the requirements set out by the relevant Government departments through 
complying with approval conditions upon approval of the Current Application.  

 

4.7 Provision of Sewage Treatment  
 

4.7.1 There is an existing septic tank and soakaway system at the south of Application Site. 
The proposed ancillary use would connect to the existing installed system to treat the 
wastewater. No adverse sewage impact arising from the proposed ancillary use is 
anticipated on the surroundings. The Applicant is willing to fulfil the requirements set 
out by the relevant Government departments through complying with approval 
conditions upon approval of the Current Application.  
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5 PLANNING JUSTIFICATIONS 
 

5.1 Genuine Need for a Proper and Permanent Ancillary Shelter for the Aged Monks 
 

5.1.1 The current temporary ancillary structures are already dilapidated and considered to 
be structurally unsafe, subject to various defects and prone to water leakage, flooding, 
and fire hazards. There is a genuine and imminent need in having a proper ancillary 
shelter not requiring constant maintenance and repairs works by the monks 
themselves.  With a view to housing the aged monks in a structurally safe and hygienic 
shelter, the Applicant is seeking a permission for a permanent ancillary quarters and 
facilities to provide them better protection and living conditions. The proposed 
ancillary use that is equipped with lift and disabled facilities would further aid the 
aged monk’s usage.  Fire safety protection would be greatly enhanced upon the 
relocation. Given the proposed ancillary use is non-profit in nature, the Applicant 
wishes to provide a more decent and permanent shelter for current monks and their 
heirs so as to continue serving the existing temple and the Buddhist community.  

 
5.2 Regularize Current Substandard Setting   

 
5.2.1 The current operation of the existing temple is scattered, where the detached 

temporary structures are used as quarters and ancillary and other activities such as 
gatherings and storage are carried out underneath metal sheet roofing due to 
insufficient room. While it is inconvenient to have their ancillary operation detached 
from the existing temple, having activities in outdoor area that is prone to weather is 
undesirable.  
  

5.2.2 It is also undesirable to have dilapidated temporary structures operated for a long 
period of time in regulation point of view, where continuous efforts on inspection and 
management are required by relevant departments. With an intention to allow better 
management of the proposed ancillary use and provide a permanent shelter in a legal 
manner and proper planning control, the Applicant take this opportunity in 
regularising current setting and relocate current operation into the proposed ancillary 
use which is to be approved by relevant departments. The proposed ancillary use that 
confines all religious activity indoor allows better management without adverse 
impact posed on the surroundings. Upon relocation, the Applicant is willing to uptake 
the responsibility of demolition of current temporary structures and comply with 
other departmental regulation.  
 

5.3 Provide a Better Environment in Advocating Buddhism 
 

5.3.1 The proposed ancillary use that is purely serving as religious purpose, would give an 
opportunity to the Applicant to utilise the Application Site to a pleasant, safe and 
convenient living environment for continual promotion of Chinese Buddhism and 
serving of loyal Buddhists. Support from the Hong Kong Buddhist Association for the 
Current Application has been sought, which concur the proposed ancillary use would 
continue serving the Buddhist community and facilitate the advocation of Buddhism. 
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Apart from providing a pleasant living environment for the monks, a hygienic and 
decent environment shall provide better user experience of the visitors during their 
religious visit. In addition, meditation rooms and retreat rooms proposed within the 
proposed ancillary use shall accommodate additional chanting and religious activities 
due to spatial limitations of existing temple, giving more opportunities for the 
Buddhist’s participation. The proposed ancillary use that provides an indoor venue 
for group chanting, spiritual learning and religious gathering for the Buddhists, could 
be a meaningful and useful facility in building the Buddhist community.  
 

5.4 Respecting Long Site History and Existing Use  
 

5.4.1 According to the Applicant, the Application Site was found by their predecessor in 
1950s. Prior to 1960s, reclamation works have been carried out in a primitive manner 
and establishments for the temple were erected in 1970s. By the time when the 
existing temple was erected, the monks made use of current temporary structures as 
their quarters and ancillary facilities to serve the temple daily. This practice has been 
carried on for many years. Before IDPA Plan came into place, the Applicant has 
continued their predecessor’s mission in operating the existing temple and become 
and sole landowner of Lot No. 542 in 1982. It is noted that the majority of Application 
Site falling within “V” zone has been serving as religious use over 50 years. However, 
by the time when the area of the Application Site was incorporated into OZP, its 
religious use at the time being was not being reflected. Given its long site history to 
be respected, while the proposed ancillary use would continue serving the religious 
use, the proposed ancillary use is considered generally acceptable having regard to 
the site history and the nature of the proposed use. 

 
5.5 In Line with Uses Permitted Under Lease Conditions 

 
According to the lease, private residential use is permitted under new grant lease 
conditions. Subject to lease modification in 1975, chai tong development, alias the 
development of existing temple, was permitted in exchange of additional premium 
paid. The private lot involved, i.e. Lot No. 542 in D.D. 401 entitled the right for 
residential and/or religious use under lease condition. The proposed ancillary use that 
comprises of ancillary quarters and facilities is in line with the uses under lease 
conditions.  Upon approval of the Current Application, the Applicant will submit to 
the District Land Office an application for a land exchange and lease modification 
before implementation. In parallel, all the building works and site formation works 
will be submitted to the Building Department for approval.   
 

5.6 Appropriate Location for the Proposed Ancillary Use And Better Utilization of 
Valuable Land Resources 
 

5.6.1 According to the Buddhist practice, it is a norm for having religious institution with 
quarters next to a temple, in order to allow morning services and facilitate better 
management and operation of the temple. With a view that the current operation of 
existing temple heavily relies on the support of an ancillary facility, the proposed 
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ancillary use that is in close proximity to existing temple allows a shorter walking 
distance for the monks during their daily services and hence, facilitating efficient 
operation and better management. While there is a large portion of the Application 
Site is zoned “V”, the Application Site involves a private lot owned by the Applicant 
which is entitled to residential and/or religious development. With no intention to 
utilise the site for NTEH developments, single ownership has rendered the Application 
Site suitable for the proposed religious use, development of small houses and NTEHs 
by other indigenous villagers is unlikely. Given to the above reasons, the proposed 
ancillary use allows better utilisation of valuable land resources. The site for erecting 
the proposed ancillary use is considered to be the most suitable location.  
 

5.7 Non-incompatible Use 
 

5.7.1 While having a religious ancillary institution adjacent to existing temple is considered 
appropriate, the nature of the proposed ancillary use which serves as quarters, 
kitchen, dining, etc., is considered not incompatible to surrounding residential use. 
The proposed ancillary use that opens from 9:00 a.m. to 5:00 p.m. that involves 
limited visitors would not bring adverse impact to the surroundings. Upon relocation 
of current activities into the proposed ancillary use, the Applicant would demolish 
current temporary structures within Application Site, which provides a greater 
certainty for the implementation of the proposed ancillary use that is particularly 
suitable for the Application Site by following regulations and requirements.  
Furthermore, the proposed ancillary use that confines all religious activities in an 
indoor environment in the Current Application would not bring adverse impact on the 
surroundings. 
 

5.7.2 In addition, the 3-storey proposed ancillary use has the same number of floors as that 
of house developments as permitted in the “V” zone, which should be an appropriate 
development height. While the proposed ancillary use erects completely on “V” zone 
instead of “GB”, the Current Application ensures no development encroached on the 
“GB” zone.  
 

5.8 Not Setting an Undesirable Precedent  
 

5.8.1 The Board in recent years has approved a number of s.16 planning application for 
religious use in “V” zones, which many of the approved applications carry the same 
and similar nature and merits as that of the proposed ancillary use in this application, 
such as having a long site history of religious use, lease entitlement, dilapidated 
conditions which subject to the need of redevelopment, non-incompatibility with the 
surrounding, small-scale, insignificant visual, landscape and traffic impacts and sole 
ownership. Considering the individual merits of this application, it is believed that 
approving the current application would not set an undesirable precedent. 
 

5.9 No Adverse Traffic Impact 
 

5.9.1 The proposed ancillary use will not pose adverse traffic impact since the proposed 



Section 16 Planning Application for Proposed Religious Institution 
 (Ancillary Quarters and Facilities to Existing Temple) at Lot 542 in D.D. 401  
and the adjoining Government Land, Ma Yau Tong, Sai Kung, New Territories 

Ref.: ADCL/PLG-10240/R001 
 

 

 

Aikon Development Consultancy Ltd.  

毅 勤 發 展 顧 問 有 限 公 司 

 
P a g e  | 22 

                                           

ancillary use serves as a means of relocating current religious activities. While there 
are currently no traffic issues arisen, it can be concluded that the proposed ancillary 
use is considered acceptable from the traffic point of view. 
 

5.9.2 Sufficient area within the Application Site is allowed for the manoeuvring of vehicles 
and one parking space is proposed as reserve purposes.  In this connection, there 
would be no vehicles waiting or queuing up at the frontage of the Application Site.  
 

5.9.3 There are various existing public transport options available in proximity to the 
Application Site. A variety of routes for bus and minibus are available within 5-minutes 
walking distance that connects the vicinity of Application Site to urban areas. Visitors 
are anticipated to continually rely on public transport in accessing the Application Site. 
A such, smooth passenger and vehicle flow can be maintained along Po Lam Road. 
Given that the proposed ancillary use is for relocation but not expansion in principle, 
the proposed ancillary use would not lead to overloading or deficit of the existing 
transport system in the district. 
 

5.10 No Adverse Visual Impact 
 

5.10.1 Although the proposed ancillary use has the same number of storeys as the 
surrounding village houses, it would be screened off by the existing slope. Given the 
existing site configuration, the proposed ancillary use is erected on a lower existing 
level (+136.2m) which results in at least 6m level difference from nearby dwellings 
and would not block vistas of the adjoining dwellings. Design measures are adopted 
to mitigate the impact of the proposed development. Windows of the proposed 
ancillary use are opened facing the refined slope at the south, where interfaces 
between monks and residents are limited. As these surrounding dwellings are having 
their frontage facing to the northeast, the visual and interface impact induced by the 
proposed ancillary use is anticipated to be insignificant (see Illustration 2-I).  
 

5.11 No Adverse Landscape Impact 
 

5.11.1 It is noteworthy that no trees are proposed to be fallen under the Current Application 
and developments are not encroached upon the “GB” zone. Considering small scale 
of the proposed development, it is unlikely that the proposed ancillary use would 
affect the overall landscape character of the area (see Illustration 2-II).   
 

5.12 No Adverse Environmental Impact 
 

5.12.1 The design and layout arrangement also steer to minimise interface issues by 
proposing the kitchen at least 20m from the surrounding dwellings. It is anticipated 
that there will be no adverse environmental concern, such as emission and effluent 
from the proposed kitchen to the surrounding neighbourhood. Given the 
development is self-contained with all religious activity confined in an indoor 
environment, it is unlikely that adverse noise impact will be generated. As the 
proposed ancillary use is non-polluting in nature, it shall not in any sense pose adverse 
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noise or odour impact. Furthermore, the proposed ancillary use serving 4-5 monks 
for their daily operation would not induce other significant adverse environmental 
impact.  
 

5.13 No Adverse Infrastructural, Drainage nor Sewerage Impact 
 

5.13.1 As there are existing drainage channels within the Application Site for collecting 
surface run-off to connect with the existing stream to the west of the Application Site, 
the proposed ancillary use is anticipated not to give rise to any drainage impact to the 
adjoining areas. Should the Current Application be approved, the Applicant more than 
willing to submit a detailed drainage proposal together with a thorough investigation 
of the existing drainage system and implement such to the satisfaction of the Board 
and the concerned Government departments. 
 

5.13.2 The proposed ancillary use shall connect with existing septic tank and soakaway 
system to treat the wastewater. Given the nature of the Current Application is for 
relocating current religious activity, the proposed ancillary use is anticipated not to 
give rise to any sewerage impact. Should the Current Application be approved, the 
Applicant more than willing to submit a detailed sewerage proposal such to the 
satisfaction of the Board and the concerned Government departments. 
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6 CONCLUSION 
 

6.1.1 This Planning Statement is submitted to the Board in support of the Current 
Application for Proposed Religious Institution (Ancillary Quarters and Facilities to 
Existing Temple). The Application Site has a total area of approximately 994.6m2 
(including about 65.5m2 of Government Land). This Planning Statement serves to 
provide background information and planning justifications in support of the Current 
Application in order to facilitate the consideration by the Board.  
 

6.1.2 The Current Application involves an existing temple and a proposed development of 
a 3-storey building serving as Proposed Religious Institution (Ancillary Quarters and 
Facilities to Existing Temple). The total gross floor area (GFA) of the Current 
Application is about 735m2, which comprises the existing temple block with a GFA of 
about 186m2 (about 25%) and the proposed ancillary use with a GFA of about 549m2 

(about 75%).   
 

6.1.3 The Applicant is a non-profit organization aiming to advocate Buddhism in Hong Kong 
and has operated the existing temple with simple and crude ancillary facilities for 
many years. While there are currently temporary structures in the vicinity of the 
existing temple for sheltering monks and carrying out various religious activities in 
support of the existing temple, the existing temporary structures are considered to 
be structurally unsafe and subject to various defects and concerns. The Applicant 
therefore wishes to seek planning permission from the Board for the proposed 
ancillary use for regularizing the current setting by relocating existing religious 
activities into the proposed ancillary use so as to house the aged monks in a safe and 
hygienic shelter and continue their daily religious activities. The proposed ancillary 
use would also improve the overall management and operation of the existing temple 
and facilitate the advocation of Buddhism. 
 

6.1.4 The Application Site falls largely within an area zoned “Village Type Development” 
(“V”) (about 83%) with the remaining minor portion of the area (about 17%) falling 
within “Green Belt” (“GB”) on the Draft Tseng Lan Shue Outline Zoning Plan (OZP) No. 
S/SK-TLS/9 which was exhibited for public inspection on 25.2.2022 (hereinafter 
referred to as “the Current OZP”). According to the Notes of the Current OZP, 
‘Religious Institution’ is a Column 2 use for both “V” and “GB” zones. Planning 
permission from the Board is therefore required.  
 

6.1.5 Majority of the Application Site falling within “V” zone is currently used for religious 
use in relation to the existing temple. The entire portion falling within the “GB” zone 
is currently vacant. Upon approval of the Current Application, the proposed ancillary 
use will be erected entirely within the “V” zone portion of the Application Site. No 
development will be proposed within the “GB” zone portion of the Application Site. 
As detailed throughout this Planning Statement, the Current Application is well 
justified on the grounds that: - 
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(a) There is a genuine need for a proper and permanent ancillary shelter in housing 
the aged monks, the proposed ancillary use would provide a standardised, safe 
and hygienic environment that is less prone to storms, water leakage and fire 
hazards. The proposed ancillary use would continually support the operation of 
the existing temple; 

(b) The proposed ancillary use aims to regularise current setting with temporary 
substandard structures by consolidating current scattered religious activities, and 
relocating them to a standardised, controlled indoor environment. It is also 
intended to demolish current substandard structures and comply with relevant 
regulations and requirements; 

(c) The proposed ancillary use is purely serving as religious purpose and would give 
an opportunity to the Applicant to utilise the Application Site to provide a pleasant, 
safe and convenient living environment for continual promotion of Chinese 
Buddhism and serving of loyal Buddhists; 

(d) The existing temple has a long history and majority of the Application Site falling 
within “V” zone has long been established for religious purposes before the 
gazettal IDPA Plan and development of the adjoining village; 

(e) The proposed ancillary use that is serving as religious purposes is line with uses 
permitted under lease conditions; 

(f) The site for erecting the proposed ancillary use is an appropriate location in 
functional and environmental aspects since it is in close proximity to the existing 
temple and does not encroach upon the “GB” zone; 

(g) The Current Application allows better utilisation of land resources since the subject 
lot (i.e.  Lot 542 in D.D. 401) is under single ownership by the Applicant, who has 
no intention to utilize the subject lot NTEHs development; 

(h) The proposed ancillary use is not incompatible with the surrounding uses, which 
is predominately occupied by low rise residential developments and village houses.  

(i) The proposed ancillary use would not set an undesirable precedent since there are 
similar applications approved within other OZPs and the Current Application 
shares similar merits, and; 

(j) The proposed ancillary use is small in scale and no adverse impacts from traffic, 
visual, landscape, environmental and infrastructure perspectives are anticipated. 
 

6.1.6 In view of the above and the list of detailed planning justifications in the Planning 
Statement, it is sincerely hoped that members of the Board will give favourable 
consideration to approve the Current Application.  
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毅勤發展顧問有限公司
Tel  電話︰(852) 3180 7811  

Fax 傳真︰(852) 3180 7611 

Email 電郵︰ info@aikon.hk 

Web 網址︰ www.aikon.hk 

Date :  30th June, 2022 
 
Your Ref. : TPB/A/SK-TLS/60 
Our Ref. : ADCL/PLG-10240/L003 
 
The Secretary 
Town Planning Board 
15/F., North Point Government Offices 
333 Java Road, North Point, Hong Kong By Email and Fax (No. 2877 0245) 
 
 
Dear Sir/Madam, 
 
Re:  Section 16 Planning Application for Proposed Religious Institution (Ancillary Quarters and Facilities 

to Existing Temple) at Lot 542 in D.D 401 and the adjoining Government Land,  
Ma Yau Tong, Sai Kung, New Territories 

  
We refer to the comments from, Landscape Unit of Urban Design & Landscape Section of Planning 
Department (UD&L/PlanD), Civil Engineering and Development Department (CEDD), and Lands Department 
(LandsD) converyed by Planning Department (PlanD) on 09.06.2022, 16.06.2022 and 24.06.2022 and  would 
like to attach hereto our Response-to-Comments as per Appendix 1 with a view to addressing comments 
from UD&L/PlanD, CEDD and LansD.  
 
In addition to the above, with a view to facilitating your consideration, we would like to provide clarifications 
as follow: - 
 

• There is a total of 7 monks quarter rooms within existing temporary structures, the current 
application that aimed at regularising existing religious activity, proposed no additional rooms, but 
a reduction in provision; 

• The existing temporary structures are currently accommodating 4-5 long-stay monks with occasional 
stay of monks from China during religious assembly. Upon relocation, the proposed ancillary use 
shall remain accommodating 4-5 long-stay monks; 

• The current application involves no private columbarium use. There will not be any columbarium 
use within the proposed ancillary use; 

• Temporary structures proposed for demolition are shown in Figure 1 (Appendix 2 refers). Temporary 
structures would be demolished upon relocation of religious activities into the proposed ancillary 
use; 

• The existing meter room and water tank will be reprovisioned within the Application Site (Appendix 
2 refers); 

• The related land issues will be dealt with during land exchange and lease modification in later stage;  

• The current application and proposed site formation involve no tree fell, the approximate area for 
excavation and site formation is shown in Figure 2 (Appendix 2 refers); and,  

• The applicant will liaise the relevant lot owners in obtaining right of way for emergency vehicular 
access. 
 
 

Appendix Ib of RNTPC
Paper No. A/SK-TLS/60A



 

Our Ref.: ADCL_PLG_10240_L003 Page 2 of 2

  

Aikon Development Consultancy Ltd.  

毅 勤 發 展 顧 問 有 限 公 司

Thank you for your kind attention and should you have any queries, please do not hesitate to contact our 
Mr. Thomas Luk or Miss Isa YUEN at 3180 7811.  
 
 
Yours faithfully, 
For and on behalf of 
Aikon Development Consultancy Limited 
 
 
 
 
__________________________________ 
 
 

    

 
Encl. 
 
c.c. Client (w/o. Encl.) 
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Date Department Comments Responses 
16.6.2022 CEDD Comments of Head of the Geotechnical Engineering 

Office, Civil Engineering and Development Department 
(CEDD) (Contact person: Ms. Hammer K M LAM, Tel: 2762 
5381):  
 
"According to our records, existing registered man-made 
feature nos. 11NE-D/FR147, 11NE-D/CR648 are found 
within or adjacent to the proposed site which may affect 
or be affected by the proposed development.  The future 
geotechnical study should cover all man-made slopes and 
retaining walls within or in the vicinity of the subject site, 
if such slopes or retaining walls could affect or be affected 
by the development under the project, or if their failure 
could affect lives and property within or outside the site 
under the project.  As a result of the study or design, and 
if found necessary, all upgrading works to existing man-
made slopes and retaining walls or construction of new 
man-made slopes and retaining walls should meet the 
current safety standards."  
 
 
 

 
 
 
 
 
Noted. Once the current application is approved, the Applicant is 
will conduct geotechnical study, if and when required by CEDD or 
relevant Government departments during the subsequent 
General Building Plan submission and/or by way of compliance of 
approval conditions to their satisfaction. 

Date Department Comments Responses 
16.6.2022 
 
 
 
 
 
 
 
 
 
 
 
 

PlanD Comments of the Chief Town Planner/Urban Design and 
Landscape, Planning Department (Landscape Unit):  
 
"Observations and Comments - Landscape  
According to the aerial photo of 2020, the Site is situated 
in an area of miscellaneous urban fringe landscape 
character predominated by village houses and 
woodlands. The proposed development of a new three-
storey ancillary block adjacent to the existing temple is 
not entirely incompatible with the existing landscape 
character in the proximity.  
 
With reference to the planning statement, the proposed 

 
 
 
 
Noted.  
 
 
 
 
 
 
 
Noted. 
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09.06.2022 

new ancillary block would not encroach into the "GB" 
zone and no existing trees would be affected by the 
proposed development. As no significant adverse impact 
on existing landscape resources and landscape character 
is anticipated due to the proposed development, I have 
no comment on the application from the landscape 
planning perspective.  
 
Detailed Comments / Advisory Comments  
The applicant is reminded that approval of the application 
under Town Planning Ordinance does not imply approval 
of tree works such as pruning, transplanting and felling. 
The applicant should seek comments and approval from 
the relevant authority on the proposed tree works and 
compensatory planting proposal, where appropriate."  
 
The consultant should clarify whether the proposed 
development involves slope cutting, retaining wall(s) or 
other foundation supporting structure(s) within/outside 
the southeast of the Site.  Please also indicate site 
formation level of the proposed development on Section 
A-A (Drawing S-01) of Appendix I."  
 

 
 
 
 
 
 
 
 
 
As requested, Section A-A (Drawing S-01) per Appendix A 
attached indicates the site formation. The new ancillary block will 
involve slope cutting, retaining wall(s) or other foundation 
supporting structure(s) near the southeast of the application site. 
Once the current application is approved, the Applicant will 
engage professional land surveyor to conduct a detailed land 
survey and conduct geotechnical study with detailed design and 
extent of excavation, if and when required by CEDD and/or 
relevant Government departments during the subsequent 
General Building Plan submission and/or by way of compliance of 
approval conditions to their satisfaction. 
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Date Department Comments Responses 
24.6.2022 LandsD  a) The applicant proposed to retain the existing one 

storey (11m or about 36 ft in height) temple and 
erect a 3 storey (9.45m or about 31 ft) building for 
monk quarters and ancillary religious use having a 
total GFA of 735m2 and site coverage of 37%. The 
proposed religious development contravenes the 
existing lease conditions s including the maximum 
building height of 2 storeys and 235 feet above 
the mean formation level, and built over area not 
exceeding 3000ft2. Also, the remaining area of the 
lot shall be used for agricultural purposes only. 

 
b) The application site includes Lot No. 542 in D.D. 

401 (“the Lot”) and a portion of Government land 
between the Lot and the road at front which is 
intended to be used for vehicular access. There is 
no guarantee that this portion of Government 
land will be granted if any application to this office 
is received. Also, it is noted that this portion of 
Government land is being occupied. No 
permission has been given for the unauthorised 
occupation. Government reserves the right to 
take action as may be considered appropriate.  

 
c) If planning approval is given to the proposed 

religious development over the site, the 
registered owner will need to apply to the Lands 
Departments for a lease modification/ land 
exchange for the above development proposal. 
However, there is no guarantee that such 
application will be approved. The application will 
be considered by Lands Department acting in the 
capacity as the landlord at its sole discretion. In 
considering any such application received, the 
portion of Government land between the Lot and 
the road may not be granted and there is no 

Noted. Once the current application is approved, the Applicant is 
well aware of and is prepared to submit an application to the 
District Land Office for a land exchange/lease modification for the 
new ancillary block as well as regularising and rectifying any 
unauthorised use/ structure within the application site. 
 
 
 
 
Ditto. 
 
 
 
 
 
 
 
 
 
 
 
 
Ditto. 
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guarantee that any right of way will be given. In 
the evenet that the application is approved, it 
would be subject to such terms and conditions as 
the Government shall deem fit to do so, including 
among others, charging of premium and 
administrative fee as may be imposed by Lands 
Department. Irrespective of whether planning 
approval is given or not, Government reserves the 
right to take any lease enforcement or land 
control action as may be considered appropriate 
should any breach of lease conditions or 
conditions of any land documents or 
unauthorised occupation of Government land is 
erected. 
 

d) There are existing structures straddling the Lot 
and the area under Crown Land Permit S7698 
granted for temporary structures and cultivation 
only with 3 structures permitted separately for 
accommodation, store and latrine. The permittee 
is not the registered owner of the Lot nor the 
applicant. The applicant is required to clarify. 
According to the applicant’s information, the 
structures straddling the Permit and the Lot are in 
breach of the Permit. There are some other 
structures erected on and outside the permit area 
which are also in breach of the Permit, no 
permission has been given to occupy the 
adjoining Government land. Government 
reserves the right to take any enforcement or 
land control action as may be considered 
appropriate should any breach of the conditions 
of any land documents or unauthorised 
occupation of Government land is detected. 

 

e) It is noted from the applicant’s information that 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
Ditto. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Ditto. 
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the height of the existing temple is 11m (i.e. about 
36 feet) which exceeds 25 feet permitted under 
the existing leases. Also, as shown on the Roof 
Floor Plan of Appendix I, the roof of the existing 
temple has encroached onto the adjoining 
Government land outside the northeastern 
boundary of the Lot. No permission has been 
given to occupy the adjoining Government land 
and Government reserves the right to take any 
lease enforcement and land control actions as 
may be considered appropriate. 
 

f) The proposed development may affect the 
adjoining Slope Feature Nos. 11NE-D/CR648(2) 
and 11NE-D/FR147(1). In considering any lease 
modification or land exchange application, if 
received, to implement the proposal, the 
applicant of such application may be required to 
maintain these slope features.  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
Ditto. 
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毅勤發展顧問有限公司
Tel  電話︰(852) 3180 7811  

Fax 傳真︰(852) 3180 7611 

Email 電郵︰ info@aikon.hk 

Web 網址︰ www.aikon.hk 

Date :  15th August, 2022 
 
Your Ref. : TPB/A/SK-TLS/60 
Our Ref. : ADCL/PLG-10240/L009 
 
The Secretary 
Town Planning Board 
15/F., North Point Government Offices 
333 Java Road, North Point, Hong Kong  
 
 
(Attn: Ms. Cherry CHAN)                                                                                  By Email and Fax (No. 2877 0245) 
 
Dear Ms. Chan,  
 
Re:  Section 16 Planning Application for Proposed Religious Institution (Ancillary Quarters and Facilities 

to Existing Temple) at Lot 542 in D.D 401 and the adjoining Government Land,  
Ma Yau Tong, Sai Kung, New Territories 

  
We refer to the comments from Lands Department (LandsD) and Building Department (BD) conveyed by 
Planning Department (PlanD) on 24.6.2022 and 4.7.2022 respectively and Environmental Protection 
Department (EPD) on 30.6.2022, 11.7.2022 and 9.8.2022 respectively, enclose herewith our Response-to-
Comments as per Appendix 1 and Replacement Pages of Planning Statement as per Appendix 2 with a view 
to addressing comments from LandsD, BD and EPD. In order the further substantiate the current application 
and hence to facilitate the consideration by Town Planning Board (TPB), we would like to clarify on the 
following points:- 
 

• The current application involves only the development of proposed ancillary building, serving as 
ancillary quarter for the monks at the existing religious temple. It is intended to replace, relocate 
and regularise the long-existed temporary structures. The existing temple is proposed to be retained 
without any modification.  

• The Proposed Ancillary Quarters and Facilities Building (hereinafter referred to as “the Proposed 
Ancillary Building”) only strives to replace the existing temporary structures with no generation of 
additional visitors and monks, no additional sewerage capacity is therefore anticipated.  

• A total of 6 Long-existed Temporary Structures would be demolished and replaced by the Proposed 
Ancillary Building for reprovision of accommodation, toilet, kitchen and meeting rooms, etc. 
(hereinafter refer to “the Ancillary Facilities”). The locations of the said structures are shown per 
Figure 1 in Appendix 3 refers; 

• There are no existing columbarium uses within the existing temple nor any of the Long-existed 
Temporary Structures. The current application will also involves no columbarium use; 

• The current application would regularise current temporary structures and the existing temple, if 
and when required by relevant Government department. It is confirmed by the Applicant that, if and 
when required, any use(s) or structure(s) within or surrounding the existing temple within the 
application site will be duly rectified and regularised if they are found to be unauthorised by relevant 
Government department during the then lease modification/land exchange application and/or 
General Building Plan submission. As for the Long-existed Temporary Structures, they will all be 
demolished and replaced by the Proposed Ancillary Building; 

rctsang
文字框
Appendix Ic of RNTPC
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• The local van track leading to the application site has long been formed and utilised not exclusively 
by the existing temple and despite of this, the Applicant is committed to seek owner consent(s) from 
any private Lot(s) involved during the later lease modification application and/or general building 
plan submission stage. One approved planning application (No. A/TP/652) for Religious Institution 
and Columbarium with Ancillary Quarters with portion of proposed substandard access road 
involving private ownership and pending owners’ consent more or less implied that TPB would 
consider such issue not a major planning issue and should be able to dealt with at the later lease 
modification application and/or general building plan submission stage. More importantly, the 
Applicant will seek fundings from donators to participate more actively into local 
community/infrastructural works arising from the Proposed Ancillary Building including the existing 
local van track and make contribution to the management/maintenance costs arising thereof; 

• With keen support from the Buddhists and related charity of the existing temple, resources will only 
be available and allocated in supporting of the local community/infrastructural after planning 
permission can be sought from TPB; and 

• Apart from the planning justifications provided throughout the submitted Planning Statement, TPB 
shall consider the rationale behind the current application from town planning perspectives and any 
planning merits/exceptional grounds. In this connection, the current application shall deserve 
sympathetic consideration by TPB as it only strives to erect the Proposed Ancillary Building with 
Ancillary Facilities for aged monks in replacement of the Long-existed Temporary Structures within 
and outside the application site which have been in dilapidated condition for decades with no 
increase in population nor changes of internal uses at all whilst on the other hand, to enable relevant 
Government departments to subsequently and effectively regularise any unauthorised 
use(s)/structures within or surrounding the existing temple. 

 
In view of the above, we sincerely hope that TPB will give sympathetic consideration to allow the current 
application. 
 
Thank you for your kind attention and should you have any queries, please do not hesitate to contact our 
Mr. Thomas Luk or Miss Isa YUEN at 3180 7811.  
 
 
Yours sincerely, 
For and on behalf of 
Aikon Development Consultancy Limited 
 
 
 
 
__________________________________ 
 
 

    

Encl. 
 
c.c. DPO/ TKO (Attn: Ms. Caroline TANG) – By Email  
       DEP (Attn: Mr. Henry LEUNG) – By Email 
       Client (w/o. Encl.) 
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Date Department Comments Responses 
30.6.2022 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

EPD Water Quality Impact  
 
1. Please supplement information on the no. of monks 

that living in the Application Site, visiting monks (e.g. 
the Buddhist Master and monks visiting from 
Mainland, as mentioned in S.1.2.7 and S.4.3.8  of the 
Planning Statement), visiting Buddhists, and staff or 
other visitors (if any) during the operation phase, and 
provide estimation of the quantity of sewage and 
wastewater to be generated from the Application Site 
during the operation phase under various scenarios 
(e.g. normal days, during religious assembly, in special 
occasions, etc.) with consideration of all the sources 
(e.g. toilet(s), shower facilities, kitchen, etc.).  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

1. The current application involves only the development of 
proposed ancillary building, serving as ancillary quarter for 
the monks at the existing temple. It is intended to replace, 
relocate and regularise the long-existed temporary 
structures. Against such background, the numbers of monks, 
visiting monks, visiting Buddhists, and other visitors during 
the operation phase are expected to remain the same as that 
of the long-existed temporary structures. There is a total of 4-
5 long-stay monks (in normal days) and 1-2 monks (in special 
occasion only) visiting from Mainland during the operation 
phase. The long-stay monks will be solely responsible for the 
operation of the temple without the assistance of other staff, 
in this connection, with a scale similar to a New Territories 
Exempted House, the sewage discharge is anticipated to be 
minimal.  
 
According to the Applicant, it is estimated that the maximum 
number of visiting Buddhists and other visitors of the existing 
temple is about 20 persons in normal days. During special 
occasion, the maximum number of visiting Buddhists and 
other visitors of the existing temple is less than 100 persons.  
The number of visiting Buddhists and other visitors of the 
existing temple is strictly controlled by the temple, public 
visitors without referral are not served. In addition, the 
visiting Buddhists would only stay at the Application Site 
during practices of dharma of Buddhism at daytime (i.e, about 
1-2 hours) in normal days, the Application Site would serve 
no visitors after its closure at 4:30pm. There will be no 
overnight stays of the visitors at the Application Site in normal 
days or special occasions. Against this background, the 
quantity of the sewage and wastewater to be generated from 
the Application Site during the operation phase under various 
scenarios are considered as not significant.  
 



Planning Application No. A/SK-TLS/60  Responses to Comments Table 
Section 16 Planning Application for Proposed Religious Institution (Ancillary Quarters and Facilities to Existing Temple) 
at Lot 542 in D.D 401 and the adjoining Government Land, Ma Yau Tong, Sai Kung, New Territories 15.08.2022 

2 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
11.7.2022 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
Comment on 11.7.2022 

 
RtC Item 1 & S5.13 
 

a) Please supplement information in S5.13 to clarify 
that besides longstay monks, whether there are 
other staff at the Application Site during the 
operation phase, and if it is positive, provide the no. 
of staff.  
 

b) Please also supplement information in S5.13 on the 
estimated maximum no. of visiting Buddhists and 
other visitors (e.g. during special occasions) during 
the operation phase.  
 

c) The wastewater collected from the kitchen in the 
Application Site, including that from the basins, 
sinks and floor drains, shall be discharged via a 
grease trap capable of providing at least 20 minutes 
retention during peak flow.  Please supplement 
relevant in S5.13 where appropriate. 
 
 
 

It is also clarifired that the proposed kitchen is intended to 
serve as a domestic kitchen for the monks living at the 
proposed ancillary use. The kitchen would only be used 
internally. The Applicant has no intention to operate the 
kitchen, serving the public and for restaurant and food 
business purposes. Sewage and wastewater to be generated 
from the kitchen is considered as minimal.   

 
Given the foregoing intention of the current application, no 
additional sewage and/or wastewater is expected to be 
generated by allowing the proposed ancillary building under 
the current application.  

 
 
 
 
 

Please see the reponses above. Section 5.13 has been 
supplemented accordingly (See Appendix 2). 
 
 
 
 
Please see the reponses above. Section 5.13 has been 
supplemented accordingly (See Appendix 2). 

 
 
 

Please see the reponses above. It is reiterated that the 
proposed kitchen is intended to serve as a domestic kitchen 
for the monks living at the proposed ancillary use. The kitchen 
would only be used internally. The Applicant has no intention 
to operate the kitchen, serving the public and for restaurant 
and food business purposes. Sewage and wastewater to be 
generated from the kitchen is considered as minimal.   
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9.8.2022 
 
 
 

d) Please incorporate part of the response in the RtC 
(e.g. “the numbers of monks, visiting monks, 
visiting Buddhists, staff and other visitors during 
the operation phase are expected to remain the 
same as that of the long-existed temporary 
structures, i.e. a total of 4-5 longstay monks (in 
normal days) and 1-2 monks (in special occasion 
only) visiting from Mainland during the operation 
Phase”.) in S5.13 of the Planning Statement for 
clarity.  Besides, please clarify whether the 4-5 
longstay monks would stay at the Application Site 
in both normal days and in special occasions and 
revise as necessary.    

 
Comment on 9.8.2022 
 

S5.13.1, Last Sentence  
Suggest to provide the full name of “NTEH”. 
Besides, please revise “sewerage” as “sewage”.  
 
S5.13.2  
To further support the conclusion in the last 
sentence of S5.13.2, it is suggested to add a 
sentence before the last sentence (i.e. “Against this 
background…”) to briefly address usually how long 
would the visiting Buddhists or other visitors stay at 
the application site for a visit, and whether they 
would stay overnight. 

 

Please see the reponses above. Section 5.13 has been 
supplemented accordingly (See Appendix 2). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Noted and revised accordingly. 
 
 
 
Please see the reponses above. Section 5.13 has been 
supplemented accordingly (See Appendix 2). 
 

30.6.2022 
 
 
 
 
 
 
 

 2. Please state whether there will be wastewater 
generated from joss paper furnaces or other joss 
paper burning apparatuses at the Application Site, and 
if it is positive, please specify how would the 
wastewater be treated and the quantity of 
wastewater to be generated.  

 
 

2. The current application involves only the development of 
proposed ancillary building, serving as ancillary quarter for 
the monks at the existing religious temple. It is intended to 
replace, relocate and regularise the long-existed temporary 
structures. The existing temple is proposed to be retained 
without any modification. The proposed ancillary use that 
serves as an ancillary quarter does not involve any incense/ 
joss paper burning, and no adverse sewerage impact is 
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11.7.2022 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Comment on 11.7.2022 
 

RtC Item 2  
 

Noted that the Application Site includes both the 
existing temple and the proposed ancillary use.  
Please state where appropriate whether there will 
be wastewater generated from joss paper furnaces 
or other joss paper burning apparatuses at the 
Application Site, and if it is positive, please specify 
how would the wastewater be treated and the 
quantity of wastewater to be generated.    

 
 
 

anticipiated.  
 
Notwithstanding the above, it is clarified by the Applicant that 
activities for joss paper furnaces or other joss paper burning 
apparatuses for the existing temple within the Application 
Site have been strictly controlled since 2019 by suggesting 
alternative forms of worshipping without pollution effect, 
such as offering flower. As informed by the Applicant, no 
complaints have been received since, as such, it is considered 
that the impact is insignificant. The Applicant is also well 
prepared to upgrade the existing joss paper furnace system 
by adopting the Best Available Technology and carrying out 
good operational practice and administrative measures as 
suggested in the Guidelines on Air Pollution Control for Joss 
Paper Burning at Chinese Temples, Crematoria and Similar 
Places by EPD. In addition, the Applicant is also committed to 
ensure that wastewater generated from joss paper furnaces 
or other joss paper burning apparatuses at the Application 
Site, would be properly handled, and would not be discharged 
to stormwater drains or nearby water environment. 
  
 
 
 
 
 
Please see the reponses above.  
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9.8.2022 Comment on 9.8.2022 
 

S5.13 / RtC 2 
 
Suggest to incorporate part of the responses in RtC 
2 (i.e. “The Applicant is also well prepared to 
upgrade the existing joss paper furnace system by 
adopting the Best Available Technology and 
carrying out good operational practice and 
administrative measures as suggested in the 
Guidelines on Air Pollution Control for Joss Paper 
Burning at Chinese Temples, Crematoria and 
Similar Places by EPD. In addition, the Applicant is 
also committed to ensure that wastewater 
generated from joss paper furnaces or other joss 
paper burning apparatuses at the Application Site, 
would be properly handled, and would not 
discharged via rainwater pipes to stormwater 
drains.”) in S5.13 where appropriate.  Besides, it is 
suggested to revise “would not discharged via 
rainwater pipes to stormwater drains” as “would 
not be discharged to stormwater drains or nearby 
water environment.”. 
 

 
 
 
 
Section 5.13 has been supplemented and revised  
accordingly (See Appendix 2). 
 

 

30.6.2022 
 
 
 
 
 
 
 
 
 
 
 
 

EPD 3. Please justify why the Application Site could not be 
connected the public sewerage system.  

 
 
 
 
 
 
 
 
 
 
 

3. As the proposed development is small scale in nature and the 
current application involves only the development of 
proposed ancillary building, as such, the quantity of the 
sewage and wastewater to be generated from the Application 
site are considered as not significant.  While there is no 
public sewerage system in close proximity to the Application 
Site, the clear distance from the Application Site to the 
nearest public sewerage system along Po Lam Road is about 
200m and involves various private land lots of existing village 
house. Taking into account the potential difficulty related to 
the design and implementation of the connection to public 
sewer, e.g. land availability, conflicts with utilities, it is not 
cost effective to construct a sewer connecting to Po Lam 
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11.7.2022 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
Comment on 11.7.2022 
 

RtC Item 3 & S4.7 
 

a) According to S4.7.1, there is an existing septic tank 
and soakaway (STS) system at the south of the 
Application Site. Please provide a figure showing 
the location of the existing STS system. Since there 
are watercourses in close proximity to the 
Application Site, please review the clearance 
distance from the STS to the watercourses to 
ensure compliance to the clearance distance as 
stated in ProPECC PN 5/93. Please supplement 
relevant information in S4.7.  
 
 
 
 
 
 
 
 
 
 
 
 
 

b) Please supplement information in S4.7 to state the 
current condition and performance of the STS 
system and address whether the STS system would 
be checked, maintained and repaired if necessary 
before and during the operation of the proposed 
development. 

Road.  
 
 
 
 
 
 
 
A new septic tank and soakaway system (hereinafter referred 
to as “STS system”) with adequate capacity would be 
constructed and used for the application site (See Appendix 
2). Based on the unit factors for domestic factors, the 
estimated sewage generation for the proposed development 
will be 1.62m3/day.  The proposed septic tank and soakway 
system will have sufficient capacity to cater the additional 
sewage generation from the proposed development. The 
new STS system would follow the requirements stated in 
Professional Persons Environmental Consultative Committee 
Practice Note 5/93 (“hereinafter referred to as “ProPECC PN 
5/93”), such as clearance distance and percolation test, and 
duly certified by an Authorised Person. As there is an existing 
STS system at the southern side of the Application Site, the 
new STS existing is considered to be an upgrade or proper 
improvement to replace the existing STS system in treating 
wastewater.  In this connection, no adverse sewage impact 
arising from the proposed ancillary use is anticipated on the 
surroundings. 
 
Section 4.7.1 and 4.7.2 have been supplemented (See 
Appendix 2). 
 
Ditto. 
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9.8.2022 
 
 
 
 
 
 

 
 
Comment on 9.8.2022 
 

S4.7 
 

a) The Applicant shall supplement information in S4.7 
to briefly address why the Application Site could 
not be connected to the public sewerage system 
(e.g. availability of public sewerage system near the 
application site, the distance to the nearest public 
sewerage system etc.).  
 

b) Appendix D of ProPECC PN 5/93 “Drainage Plans 
subject to Comment by the Environmental 
Protection Department” specifies that the clear 
distance from septic tank and soakaway (STS) 
system to stream courses should be 15 m (or 30 m 
if the water from the stream is used or likely to be 
used for drinking or domestic purpose).  According 
to S4.7.1 and Figure 1, the distance between the 
existing STS system and the nearest stream to the 
south of the temple is only 8 m, which could not 
comply with the clearance distance requirement 
stated in ProPECC PN 5/93.  As such, a new STS 
system with adequate capacity shall be constructed 
and used instead of the existing STS system for the 
application site, and the new STS system shall 
follow the requirements stated in ProPECC PN 5/93, 
such as clearance distance and percolation test, 
and duly certified by an Authorised Person. Please 
revise S4.7 as appropriate.  
 

c) Please provide the full name of ProPECC PN 5/93 
the first time it appears in the text.  

 
 

 
 
 
 
 
 
Please see the response above. Section 4.7.1 and 4.7.2 have 
been supplemented accordingly (See Appendix 2). 
 
 
 
 
 
Please see the response above. The new STS system would 
follow the requirements stated in Professional Persons 
Environmental Consultative Committee Practice Note 5/93 
(“hereinafter referred to as “ProPECC PN 5/93”), such as 
clearance distance and percolation test, and duly certified by 
an Authorised Person. Section 4.7.1 and 4.7.2 have been 
supplemented accordingly (See Appendix 2). 
 
 
 
 
 
 
 
 
 
 
 
 
 
Noted and revised accordingly.  
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30.6.2022 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 4. Since there are watercourses in close proximity to the 
Application Site, water quality impacts arising from the 
proposed development during construction and 
operation phases shall be assessed and evaluated, 
with provision of relevant mitigation measures where 
necessary.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

4. The Applicant has given due consideration to control 
potentially adverse impacts from the development and 
mitigation measures are recommended to avoid and 
minimise the potential for discharges of pollutants to the 
nearby watercourses in the vicinity of the development. In 
view of small scale of the proposed development, it is 
anticipated the potential water quality impacts from the 
proposed development is minimal.  
 
Section 5.12 has been supplemented accordingly (See 
Appendix 2). 
 
Potential Sources of Impacts  
Construction Phase 
The major construction activities include site formation, 
excavation, foundation, superstructure and building 
construction, landscaping, slope stabilisation and E&M 
work.  Only small construction plants will be required. 
Therefore, potential sources of water quality impacts 
associated with the construction of the Development Site 
comprise: 
 
-  Construction runoff and drainage; 
- Runoff from general construction activities; and 
- Domestic sewage effluent produced by the on-site 

construction workers. 
 

Local water pollution could be an issue if the construction site 
runoff is allowed to spill outside the construction site area 
and drain into the nearby streams, the storm drain or natural 
drainage without treatment.  However, with the proper 
implementation of a specific suite of mitigation measures, 
good site practices and housekeeping, unacceptable water 
quality impacts due to construction runoff and drainage are 
not expected. 
 
Meanwhile, the wastewater (i.e. from concrete washing and 
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vehicle washing, uncontrolled discharge of debris and rubbish 
and spillages of liquids and chemicals stored on site) may 
contain high levels of suspended solids and high pH 
value.  Direct discharge of such wastewater would have 
potential impacts to the watercourses located below the 
Development Site. The debris and rubbish could enter the 
drainage systems on site and cause blockages.  The spillage of 
liquids may also result in water quality impacts if they enter 
storm water drains or open drainage channels. 

 
Operational Phase 
Potential sources of water quality impacts during operation 
of the Project include: 
 
-  Surface runoff and drainage including the Development 

Site; and 
-   Domestic sewage effluent produced by the operators 

and visitors. 
In view of small scale and minor work activities, it is also 
anticipated that the potential water quality impacts due to 
the operation of the Proposed Development would be 
minimal. 
 
Mitigation Measures 
Construction Phase 
- Recommended mitigation measures to alleviate potential 

water quality impacts be implemented during 
construction phase include: 

- Temporary peripheral drainage system shall be properly 
designed and constructed, in accordance with 
requirements stipulated in ProPECC PN 1/94 along the 
Project Site boundary;  

- Construction site drainage system shall be properly 
designed and constructed, in accordance with 
requirements stipulated in ProPECC PN 1/94, and the 
above-mentioned peripheral site drainage system will be 
equipped with sand/silt removal facilities including 
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11.7.2022 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Comment on 11.7.2022 
 

RtC Item 4 & S5.12 
  

a) Please be reminded that good site practices as 
recommended in the Professional Persons 
Environmental Consultative Committee Practice 
Note 1/94 “Construction Site Drainage” (ProPECC 
PN1/94) and the “Recommended Pollution Control 
Clauses for Construction Contracts” issued by EPD 
shall be adopted to minimize the water quality 
impacts during the construction phase of the 
proposed development. Please supplement 
relevant information in S5.12.  
 

b) Besides, since the Application Site is in close 
proximity to inland watercourses, the practices 
outlined in ETWB TC (Works) No. 5/2005 
“Protection of natural streams/ rivers from adverse 
impacts arising from construction works” should 
also be adopted where applicable to minimize the 
water quality impacts on the watercourses. Please 

containment of site runoff and provision of temporary 
drains, sedimentation basins, sand/silt removal facilities 
and similar facilities to properly treat the surface runoff 
collected prior to discharge;  

- The Contractor shall apply for a discharge license under 
the Water Pollution Control Ordinance (“WPCO”) and the 
effluent discharge from the construction activities shall 
comply with the terms and conditions of the license;  

- Management of general construction activities including 
maintaining good housekeeping on site and storing oils, 
fuels and chemical securely to prevent spillages and 
leakage will be carried out; and  

- Management of sewage effluent from the workforce via 
provision and maintenance of adequate temporary 
sanitary facilities. 
 
 
 
 

Noted. Section 5.12 has been supplemented accordingly (See 
Appendix 2). 

 
 
 
 
 
 
 
 
 

Noted. Section 5.12 has been supplemented accordingly (See 
Appendix 2). 
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9.8.2022 

supplement relevant information in S5.12.  
 

c) The Professional Persons Environmental 
Consultative Committee Practice Note 5/93 
“Drainage Plans subject to Comment by the 
Environmental Protection Department” (ProPECC 
PN 5/93)”, provides guidelines and practices for 
handling, treatment and disposal of various 
effluent discharges to stormwater drains and foul 
sewers. The design of site drainage and disposal of 
site effluents generated within the Application Site 
during the operation phase of the proposed 
development should follow the relevant guidelines 
and practices as given in the ProPECC PN 5/93.. 
Please supplement relevant information where 
appropriate. 

 
Comment on 9.8.2022 
 

S5.12.5 
 

a) Since the mitigation measures in S5.12.5 is for the 
construction phase, it is suggested to revise “during 
construction and operation phase where 
applicable:” as “during construction phase where 
applicable:”.  
 

b) Bullet Pint 3: Please revise “EPCO” as “WPCO”, and 
revise “the discharge shall…” as “any effluent 
discharge from the proposed construction activities 
shall…”.  
 

c) Suggest to delete the last bullet point (i.e. “- 
Provision of adequately designed sewerage system 
to the existing septic tank and soakaway system 
with capacity”). 
 

 
 
Section 5.12 has been supplemented accordingly (See 
Appendix 2). 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Section 5.12 has been revised accordingly (See Appendix 2). 
 
 
 
 
 

Section 5.12 has been revised accordingly (See Appendix 2). 
 
 
 
 

Section 5.12 has been revised accordingly (See Appendix 2). 
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30.6.2022 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
11.7.2022 
 
 
 
 
 
 
 

EPD Air Quality Impact 
 
1. There is no air quality impact assessment for the 

captioned application. The applicant should evaluate 
the air quality impact arising from both construction 
and operation of the project in order to demonstrate 
the environmental acceptability of the development. 
The assessment should demonstrate the compliance 
with the buffer distance requirements for both road 
and chimney as stipulated in Chapter 9 of HKPSG.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Comment on 11.7.2022 
 

Air Quality Impact 
 

We are fully aware of the intention of the subject 
application for replacing the existing substandard 
structures at the subject site with safe premises for 
carrying out religious activities. Yet, we take note 

 
 

1. It should be reiterated that the intention of the current 
application is solely to replace, relocate and regularize the 
current religious accommodation and facilities from the long-
existed  temporary structures (already subject to 
Goverrnment License permitted for quarter, kitchen and 
toilet) to the proposed ancillary building and the nature of 
which should not in any sense posing any air quality impact 
to the surrounding environs. The kitchen serves for internal 
use only and it has no intention to serve the public as the 
commercial use.  
 
The surrounding environment of the Application Site has a 
semi-rural locality that is characterised by low-rise villages 
houses (See Figure 2 in Appendix 3). While the proposed 
ancillary use is regarded as an Air Sensitive Receiver, there is 
no chimney in the vicinity of the Application Site and the 
chimney buffer distance requirement as stipulated in Chapter 
9 of HKPSG is fulfilled. 
 
The Application Site that abuts a local track, is positioned far 
from local distributor (i.e., Po Lam Road) with a clear distance 
of about 200m. The location of the proposed ancillary use has 
ensured a >5m buffer distance from the existing local track 
and local distributor and fulfilled requirement as stipulated in 
Chapter 9 of HKPSG. 
 
Section 5.14 has been supplemented (See Appendix 2).  
 
 
 
 
Noted. As the proposed development is small scale in nature 
and the current application involves only the development of 
proposed ancillary building for relocation purpose, as such, 
the air quality impact arising from both construction and 
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9.8.2022 
 
 

from the R-to-C that our previous comment from 
air quality perspective at Item (1), which the 
applicant should evaluate the air quality impact 
arising from both construction and operation of the 
project in order to demonstrate the environmental 
acceptability of the development, have not been 
properly addressed.    

 
 
 
 
 
 
 
 
 
 
 
Comment on 9.8.2022 
 

Air Quality Impact 
 

As the proposed religious institution is an Air 
Sensitive Receiver, please supplement whether 
there is any chimney in the vicinity of the 
application site and confirm if the chimney buffer 
distance requirement is fulfilled.    

 

operation of the project is considered as minimal. With a 
scale similar to a New Territories Exempted House, the 
proposed ancillary use is considered as environmentally 
acceptable.  
 
Notwithstanding the above, please note that the future 
construction of the proposed ancillary use will adopt the 
precast & prefabricated elements for the new building to 
minimise any unfavourable environmental impacts. Relevant 
government departments will be consulted upon the 
commencement of the proposed development.  Good site 
practices and relevant guidelines, where applicable, would be 
strictly followed during construction phase. In addition, the 
Applicant is well prepared to implement mitigation measures 
to alleviate air quality impact during construction and 
operation phase at the later design stage.  
 
Section 5.14 has been supplemented. (See Appendix 2). 
 
 
 
 
Please see the reponses above. Section 5.14 has been 
supplemented. (See Appendix 2). 

30.6.2022 
 
 
 
 
 
 
 
 

EPD 2. The applicant should supplement whether incense 
and/or joss paper burning will be involved in the 
proposed development. If yes, please evaluate the 
potential odour/emission from these activities and 
propose mitigation measures to avoid causing 
nuisances to nearby residents. Reference should be 
made to the Guidelines on Air Pollution Control for 
Joss Paper Burning at Chinese Temples, Crematoria 
and Similar Places.  

2. No incense/or joss paper burning will be involved in the 
proposed development (i.e. proposed ancillary use), and it is 
anticipated that there will be no adverse air impact generated 
from the proposed development. Please note that the current 
application involves only the development of a proposed 
ancillary building, serving as ancillary quarter for the monks at 
the existing temple. It is intended to replace, relocate and 
regularise the temporary structures. The current application 
does not involve any redevelopment of existing temple, which 
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11.7.2022 

 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Comment on 11.7.2022 
 

Major Comment 
 

As stated in item (2) of the previous comment, the 
applicant should clarify whether incense and/or 
joss paper burning will be involved in the proposed 
development. If yes, please evaluate the potential 
odour/emission from these activities and propose 
mitigation measures to avoid causing nuisances to 
nearby residents.  Reference should be made to 
the Guidelines on Air Pollution Control for Joss 
Paper Burning at Chinese Temples, Crematoria and 
Similar Places.  

 
 

does not form part of the current application. No 
odour/emission is aniticipated to be generated by the 
proposed ancillary use.  
 
Notwithstanding the above, it is clarified by the Applicant that 
activities for joss paper furnaces or other joss paper burning 
apparatuses for the existing temple within the Application 
Site have been strictly controlled since 2019 by suggesting 
alternative forms of worshipping without pollution effect, 
such as offering flower. As informed by the Applicant, no 
complaints have been received since, as such, it is considered 
that the impact is insignificant. The Applicant is also well 
prepared to upgrade the existing joss paper furnace system 
by adopting the Best Available Technology and carrying out 
good operational practice and administrative measures as 
suggested in the Guidelines on Air Pollution Control for Joss 
Paper Burning at Chinese Temples, Crematoria and Similar 
Places by EPD. 
  
 
Section 5.14 has been supplemented. (See Appendix 2).  

 
 
 
 

Please see the response above. Section 5.14 has been 
supplemented. (See Appendix 2). 
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30.6.2022 
 
 
 
 
 
 
 
 
 
 
11.7.2022 
 
 
 
 
 
 
 
 
 
 
 
 

EPD 3. In addition, as kitchen is proposed, the applicant 
should observe and follow the recommendations in 
the Guidelines on Control of Oily Fume and Cooking 
Odour from Restaurants and Food Business to avoid 
causing odour impact as far as practicable. In 
particular, the applicant should position the exhaust 
vent of the kitchen away from nearby village houses as 
far as possible to avoid causing any odour impact. 

 
 
 

Comment on 11.7.2022 

Other Comments 

The applicant should demonstrate in a qualitative 
air quality impact assessment chapter to be 
supplemented to the planning statement about the 
fulfilment of buffer distance requirements as 
stipulated in Chapter 9 of HKPSG, together with 
discussions kitchen exhaust as exhibited in our air 
quality-related R-to-C Item (3).    

 

3. Noted. The exhaust vent of the kitchen would be positioned 
away from nearby village houses as far as possible to avoid 
causing any odour impact. Please also note that the kitchen is 
intended to serve as a domestic kitchen for the monks living 
at the proposed development. The kitchen would only be 
used internally. The Applicant has no intention to operate the 
kitchen, serving the public and for restaurant and food 
business purposes. No adverse air quality impact would be 
anticipated. Section 5.14 has been supplemented (See 
Appendix 2). 

 
 

 
 
Noted. Please refer to RtoC (1) and the response above and 
and refer to section 5.14 (See Appendix 2).  
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Date Department Comments Responses 
24.6.2022 LandsD  a) The applicant proposed to retain the existing one 

storey (11m or about 36 ft in height) temple and 
erect a 3 storey (9.45m or about 31 ft) building for 
monk quarters and ancillary religious use having a 
total GFA of 735m2 and site coverage of 37%. The 
proposed religious development contravenes the 
existing lease conditions s including the maximum 
building height of 2 storeys and 235 feet above 
the mean formation level, and built over area not 
exceeding 3000ft2. Also, the remaining area of the 
lot shall be used for agricultural purposes only. 

 
b) The application site includes Lot No. 542 in D.D. 

401 (“the Lot”) and a portion of Government land 
between the Lot and the road at front which is 
intended to be used for vehicular access. There is 
no guarantee that this portion of Government 
land will be granted if any application to this office 
is received. Also, it is noted that this portion of 
Government land is being occupied. No 
permission has been given for the unauthorised 
occupation. Government reserves the right to 
take action as may be considered appropriate.  

 
c) If planning approval is given to the proposed 

religious development over the site, the 
registered owner will need to apply to the Lands 
Departments for a lease modification/ land 
exchange for the above development proposal. 
However, there is no guarantee that such 
application will be approved. The application will 
be considered by Lands Department acting in the 
capacity as the landlord at its sole discretion. In 
considering any such application received, the 
portion of Government land between the Lot and 
the road may not be granted and there is no 

Noted. The Applicant is intended to submit an application for land 
exchange/ lease modification to District Land Office and comply 
with the lease conditions of the subject landlot upon the approval 
of the subject application  
 
 
 
 
 
 
 
 
Noted. Your office will be consulted and sought before the 
submission of application of lease modification/ land exhcnage 
upon the approval of subject planning application.  
 
 
 
 
 
 
 
 
 
Noted. The Applicant is intended to submit lease modification/ 
land exchange for the proposed development upon the approval 
of subject planning application.  Your office will be consulted. 
The Applicant is prepared and intended to comply the lease 
conditions stipulated under the latest lease and rectify any 
unauthourised occupation of government land.  
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guarantee that any right of way will be given. In 
the evenet that the application is approved, it 
would be subject to such terms and conditions as 
the Government shall deem fit to do so, including 
among others, charging of premium and 
administrative fee as may be imposed by Lands 
Department. Irrespective of whether planning 
approval is given or not, Government reserves the 
right to take any lease enforcement or land 
control action as may be considered appropriate 
should any breach of lease conditions or 
conditions of any land documents or 
unauthorised occupation of Government land is 
erected. 
 

d) There are existing structures straddling the Lot 
and the area under Crown Land Permit S7698 
granted for temporary structures and cultivation 
only with 3 structures permitted separately for 
accommodation, store and latrine. The permittee 
is not the registered owner of the Lot nor the 
applicant. The applicant is required to clarify. 
According to the applicant’s information, the 
structures straddling the Permit and the Lot are in 
breach of the Permit. There are some other 
structures erected on and outside the permit area 
which are also in breach of the Permit, no 
permission has been given to occupy the 
adjoining Government land. Government 
reserves the right to take any enforcement or 
land control action as may be considered 
appropriate should any breach of the conditions 
of any land documents or unauthorised 
occupation of Government land is detected. 

 

e) It is noted from the applicant’s information that 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Noted. The Crown Land Permit S7698 is granted to the ancestor 
of the Applicant, and the subject area had been continuely used 
for the same purpose since permit is granted. The applicant is 
prepared to demolish and rectify any existing structures 
straddling the Lot and the area under Crown Land Permit S7698, 
if and when required by your office and any other relevant 
Government Departments. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Noted. Upon the approval of the current planning application, 
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the height of the existing temple is 11m (i.e. about 
36 feet) which exceeds 25 feet permitted under 
the existing leases. Also, as shown on the Roof 
Floor Plan of Appendix I, the roof of the existing 
temple has encroached onto the adjoining 
Government land outside the northeastern 
boundary of the Lot. No permission has been 
given to occupy the adjoining Government land 
and Government reserves the right to take any 
lease enforcement and land control actions as 
may be considered appropriate. 
 

f) The proposed development may affect the 
adjoining Slope Feature Nos. 11NE-D/CR648(2) 
and 11NE-D/FR147(1). In considering any lease 
modification or land exchange application, if 
received, to implement the proposal, the 
applicant of such application may be required to 
maintain these slope features.  

 

the Applicant is prepared to rectify any unauthorised structures 
and regularised unauthorised structures, when it is required. The 
Applicant will also apply for an application on lease modification/ 
land exchange and comply with the lease conditions under the 
lastest lease, if approved.  
 
 
 
 
 
 
 
Noted. However, the the maintenance of slope features shall be 
subject to further agreement and discussion between the 
Applicant and your office at the lease modification/ land 
exchange stage.  
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Date Department Comments Responses 
4.7.2022 BD I have no in-principle objection under the Building 

Ordinance (BO) to the application subject to the following 
comments:- 
 

a) Unless the site abuts on a specified street under 
Building (Planning) Regulation, (B(P)R) 18A(3) of 
not less than 4.5m wide, its development 
intensity should be determined by the Building 
Authority under B(P)R 19(3). In this connection, 
please request the applicant to clarify the land 
status/ integrity of the adjoining government land 
and existing access road.  

 
 
 

b) The means of obtaining access to the proposed 
building from a street including the land status of 
the adjoining government land and the existing 
access road should be clarified to demonstrate 
compliance of B(P)R 5; 

 
c) Emergency Vehicular Access (EVA) should be 

provided in accordance with B(P)R 41D; 
 

d) All unauthorised building works (UBW) has to be 
removed 

 
 
 
 
 
 
 
 
 
 

Noted. 
 
 
 
Noted. The application site would make use of existing local van 
track for Emergency Vehicular Access (EVA). The local van track 
leading to the application site has long been formed and utilised 
not exclusively by the existing temple. Upon approval of the 
Current Application under the Town Planning Ordinance, the 
Applicant will submit an application to the District Land Office for 
a land exchange and lease modification and the Applicant is 
committed to seek owner consent(s) from any private Lot(s) 
involved during the later lease modification application and/or 
general building plan submission stage. 
 
Ditto. 
 
 
 
 
 
Noted.  
 
 
Noted. The current application would regularise current 
temporary structures and the existing temple, if and when 
required by relevant Government department. It is confirmed by 
the Applicant that, if and when required, any use(s) or 
structure(s) within or surrounding the existing temple within the 
application site will be duly rectified and regularised if they are 
found to be unauthorised by relevant Government department 
during the then lease modification/land exchange application 
and/or General Building Plan submission. As for the Long-existed 
Temporary Structures, they will all be demolished and replaced 
by the Proposed Ancillary Building. 
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e) The granting of the planning approval should not 

be construed as an acceptance of the UBW on site 
under BO. Enforcement action may be taken to 
effect the removal of all UBW in the future. 

 
f) Detailed comments will be given during general 

building plans submission stage. 

 
Noted. 
 
 
 
 
Noted.  
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4.6 Provision of Drainage Facilities  
 

4.6.1 The proposed ancillary use would connect to the existing drainage network. There are 
currently U-channels running along the periphery of the hard paved area of the 
Application Site. Given the site configuration, surface runoff will be diverted to the 
south and be effectively collected/discharged via the existing U-channel and catchpits 
to the nearby stream course at the south of the Application Site. No adverse drainage 
impact arising from the proposed ancillary use is anticipated. The Applicant is willing 
to fulfil the requirements set out by the relevant Government departments through 
complying with approval conditions upon approval of the Current Application.  

 

4.7 Provision of Sewage Treatment  
 

4.7.1 As the proposed development is small scale in nature and the current application 
involves only the development of proposed ancillary building, as such, the quantity 
of the sewage and wastewater to be generated from the Application site are 
considered as not significant.  While there is no public sewerage system in close 
proximity to the Application Site, the clear distance from the Application Site to the 
nearest public sewerage system along Po Lam Road is about 200m and involves 
various private land lots of existing village house. Taking into account the potential 
difficulty related to the design and implementation of the connection to public sewer, 
e.g. land availability, conflicts with utilities, it is not cost effective to construct a sewer 
connecting to Po Lam Road.  
 

4.7.2 In this regard, a new septic tank and soakaway system (hereinafter referred to as “STS 
system”) with adequate capacity would be constructed and used for the application 
site (See Appendix II).  The new STS system would follow the requirements stated in 
Professional Persons Environmental Consultative Committee Practice Note 5/93 
(“hereinafter referred to as “ProPECC PN 5/93”), such as clearance distance and 
percolation test, and duly certified by an Authorised Person. As there is an existing 
STS system at the southern side of the Application Site, the new STS existing is 
considered to be an upgrade or proper improvement to replace the existing STS 
system in treating wastewater. In this connection, no adverse sewage impact arising 
from the proposed ancillary use is anticipated on the surroundings. 
 

4.7.3 The Applicant is willing to fulfil the requirements set out by the relevant Government 
departments through complying with approval conditions upon approval of the 
Current Application.  
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ancillary use serves as a means of relocating current religious activities. While there 
are currently no traffic issues arisen, it can be concluded that the proposed ancillary 
use is considered acceptable from the traffic point of view. 
 

5.9.2 Sufficient area within the Application Site is allowed for the manoeuvring of vehicles 
and one parking space is proposed as reserve purposes.  In this connection, there 
would be no vehicles waiting or queuing up at the frontage of the Application Site.  
 

5.9.3 There are various existing public transport options available in proximity to the 
Application Site. A variety of routes for bus and minibus are available within 5-minutes 
walking distance that connects the vicinity of Application Site to urban areas. Visitors 
are anticipated to continually rely on public transport in accessing the Application Site. 
A such, smooth passenger and vehicle flow can be maintained along Po Lam Road. 
Given that the proposed ancillary use is for relocation but not expansion in principle, 
the proposed ancillary use would not lead to overloading or deficit of the existing 
transport system in the district. 
 

5.10 No Adverse Visual Impact 
 

5.10.1 Although the proposed ancillary use has the same number of storeys as the 
surrounding village houses, it would be screened off by the existing slope. Given the 
existing site configuration, the proposed ancillary use is erected on a lower existing 
level (+136.2m) which results in at least 6m level difference from nearby dwellings 
and would not block vistas of the adjoining dwellings. Design measures are adopted 
to mitigate the impact of the proposed development. Windows of the proposed 
ancillary use are opened facing the refined slope at the south, where interfaces 
between monks and residents are limited. As these surrounding dwellings are having 
their frontage facing to the northeast, the visual and interface impact induced by the 
proposed ancillary use is anticipated to be insignificant (see Illustration 2-I).  
 

5.11 No Adverse Landscape Impact 
 

5.11.1 It is noteworthy that no trees are proposed to be fallen under the Current Application 
and developments are not encroached upon the “GB” zone. Considering small scale 
of the proposed development, it is unlikely that the proposed ancillary use would 
affect the overall landscape character of the area (see Illustration 2-II).   
 

5.12 No Adverse Environmental Impact 
 

5.12.1 The design and layout arrangement also steer to minimise interface issues by 
proposing the kitchen at least 20m from the surrounding dwellings. It is anticipated 
that there will be no adverse environmental concern, such as emission and effluent 
from the proposed kitchen to the surrounding neighbourhood. Given the 
development is self-contained with all religious activity confined in an indoor 
environment, it is unlikely that adverse noise impact will be generated. As the 
proposed ancillary use is non-polluting in nature, it shall not in any sense pose adverse 



Section 16 Planning Application for Proposed Religious Institution 
 (Ancillary Quarters and Facilities to Existing Temple) at Lot 542 in D.D. 401  
and the adjoining Government Land, Ma Yau Tong, Sai Kung, New Territories 

Ref.: ADCL/PLG-10240/R002 
 

 

 

Aikon Development Consultancy Ltd.  

毅 勤 發 展 顧 問 有 限 公 司 

 
P a g e  | 23 

                                           

noise or odour impact. Furthermore, the proposed ancillary use serving 4-5 monks 
for their daily operation would not induce other significant adverse environmental 
impact.  
 

5.12.2 The Applicant has given due consideration to control potentially adverse impacts from 
the development and mitigation measures are recommended to avoid and minimise 
the potential for discharges of pollutants to the nearby watercourses in the vicinity of 
the development. In view of small scale of the proposed development, it is 
anticipated the potential water quality impacts from the proposed development is 
minimal. Notwithstanding the above, the practices outlined in the Environment, 
Transport and Works Bureau Technical Circular (Works) No. 5/2005 “Protection of 
natural streams/ rivers from adverse impacts arising from construction works” would 
be adopted where applicable to minimize the water quality impacts on the 
watercourses. 
 

5.12.3 Good site practices as recommended in the Professional Persons Environmental 
Consultative Committee Practice Note 1/94 “Construction Site Drainage” (hereinafter 
referred to as “ProPECC PN1/94”) and the “Recommended Pollution Control Clauses 
for Construction Contracts” issued by EPD would be adopted where applicable to 
minimize the water quality impacts during the construction phase of the proposed 
development. 
 

5.12.4 The Applicant is well prepared to implement the following mitigation measures to 
alleviate potential water quality impact during construction phase where applicable: 

 

• Temporary peripheral drainage system shall be properly designed and 
constructed, in accordance with requirements stipulated in ProPECC PN 1/94 
along the Project Site boundary;  

• Construction site drainage system shall be properly designed and constructed, 
in accordance with requirements stipulated in ProPECC PN 1/94, and the above-
mentioned peripheral site drainage system will be equipped with sand/silt 
removal facilities including containment of site runoff and provision of 
temporary drains, sedimentation basins, sand/silt removal facilities and similar 
facilities to properly treat the surface runoff collected prior to discharge;  

• The Contractor shall apply for a discharge license under the Water Pollution 
Control Ordinance (“WPCO”) and any effluent discharge from the construction 
activities shall comply with the terms and conditions of the license;  

• Management of general construction activities including maintaining good 
housekeeping on site and storing oils, fuels and chemical securely to prevent 
spillages and leakage will be carried out; and 

• Management of sewage effluent from the workforce via provision and 
maintenance of adequate temporary sanitary facilities. 
 

 



Section 16 Planning Application for Proposed Religious Institution 
 (Ancillary Quarters and Facilities to Existing Temple) at Lot 542 in D.D. 401  
and the adjoining Government Land, Ma Yau Tong, Sai Kung, New Territories 

Ref.: ADCL/PLG-10240/R002 
 

 

 

Aikon Development Consultancy Ltd.  

毅 勤 發 展 顧 問 有 限 公 司 

 
P a g e  | 24 

                                           

5.13 No Adverse Infrastructural, Drainage nor Sewerage Impact 
 

5.13.1 There is a total of 4-5 long-stay monks (in normal days) and 1-2 monks (in special 
occasion only) visiting from Mainland during the operation phase. The 4-5 long-stay 
monks would stay at the Application Site in both normal days and in special occasions. 
The long-stay monks will be solely responsible for the operation of the temple without 
the assistance of other staff, in this connection, with a scale similar to a New 
Territories Exempted House, the sewage discharge is anticipated to be minimal. 
 

5.13.2 According to the Applicant, it is estimated that the maximum number of visiting 
Buddhists and other visitors of the existing temple is about 20 persons in normal days. 
During special occasion, the maximum number of visiting Buddhists and other visitors 
of the existing temple is less than 100 persons.  The number of visiting Buddhists and 
other visitors of the existing temple is strictly controlled by the temple, public visitors 
without referral are not served.  In addition, the visiting Buddhists would only stay at 
the Application Site during practices of dharma of Buddhism at daytime (i.e, about 1-
2 hours) in normal days, the Application Site would serve no visitors after its closure 
at 4:30pm. There will be no overnight stays of the visitors at the Application Site in 
normal days or special occasions. Against this background, the quantity of the sewage 
and wastewater to be generated from the Application Site during the operation phase 
under various scenarios are considered as not significant.  
 

5.13.3 While the Current Application only seeks permission for the proposed ancillary use 
by relocating the existing ancillary use into the proposed 3-storeys development, the 
numbers of monks, visiting monks, visiting Buddhists, staff and other visitors during 
the operation phase are expected to remain the same as existing. Given the intention 
of the Current Application, no additional sewage and/or wastewater is expected to 
be generated by allowing the proposed ancillary building under the Current 
Application. 
 

5.13.4 The proposed ancillary use would connect to the newly proposed septic tank and 
soakaway system with a view to upgrading and properly improving the treatment of 
wastewater. Given the nature of the Current Application is for relocating current 
religious activity, the proposed ancillary use is anticipated not to give rise to any 
sewerage impact. The proposed kitchen is intended to serve as a domestic kitchen for 
the monks living at the proposed ancillary use. The kitchen would only be used 
internally. The Applicant has no intention to operate the kitchen, serving the public 
and for restaurant and food business purposes, in this connection, sewage and 
wastewater to be generated from the kitchen is considered as minimal.   

 
5.13.5 The design of site drainage and disposal of site effluents generated within the 

Application Site during the operation phase of the proposed development would 
follow the relevant guidelines and practices as given in the ProPECC PN 5/93.  

 
5.13.6 The Applicant is also well prepared to upgrade the existing joss paper furnace system 

by adopting the Best Available Technology and carrying out good operational practice 



Section 16 Planning Application for Proposed Religious Institution 
 (Ancillary Quarters and Facilities to Existing Temple) at Lot 542 in D.D. 401  
and the adjoining Government Land, Ma Yau Tong, Sai Kung, New Territories 

Ref.: ADCL/PLG-10240/R002 
 

 

 

Aikon Development Consultancy Ltd.  

毅 勤 發 展 顧 問 有 限 公 司 

 
P a g e  | 25 

                                           

and administrative measures as suggested in the Guidelines on Air Pollution Control 
for Joss Paper Burning at Chinese Temples, Crematoria and Similar Places by EPD. In 
addition, the Applicant is also committed to ensure that wastewater generated from 
joss paper furnaces or other joss paper burning apparatuses at the Application Site, 
would be properly handled, and would not be discharged to stormwater drains or 
nearby water environment. 

 
5.13.7 As there are existing drainage channels within the Application Site for collecting 

surface run-off to connect with the existing stream to the west of the Application Site, 
the proposed ancillary use is anticipated not to give rise to any drainage impact to the 
adjoining areas. Should the Current Application be approved, the Applicant more than 
willing to submit a detailed drainage proposal together with a thorough investigation 
of the existing drainage system and implement such to the satisfaction of the Board 
and the concerned Government departments. 

 
5.14 No Adverse Air Quality Impact  

 
5.14.1 The surrounding environment of the Application Site has a semi-rural locality that is 

characterised by low-rise villages houses (See Illustration 2-I). While the proposed 
ancillary use is regarded as an Air Sensitive Receiver, there is no chimney in the vicinity 
of the Application Site and the chimney buffer distance requirement as stipulated in 
Chapter 9 of HKPSG is fulfilled. 
 

5.14.2 The Application Site that abuts a local track, is positioned far from local distributor 
(i.e., Po Lam Road) with a clear distance of about 200m. The location of the proposed 
ancillary use has ensured a >5m buffer distance from the existing local track and local 
distributor and fulfilled requirement as stipulated in Chapter 9 of HKPSG. 

 
5.14.3 The proposed kitchen is intended to serve as a domestic kitchen for the monks living 

at the proposed development and would only be used internally. The Applicant has 
no intention to operate the kitchen, serving the public and for restaurant and food 
business purposes. No adverse air quality impact would be anticipated. To ensure no 
adverse impact on the surrounding, the exhaust vent of the kitchen would be 
positioned away from nearby village houses as far as possible to avoid causing any 
odour impact.  
 

5.14.4 The proposed ancillary use in current application involves no incense/or joss paper 
burning, as such, no adverse air quality impact is anticipated.  Notwithstanding the 
above, the Applicant is well prepared to upgrade the existing joss paper furnace 
system by adopting the Best Available Technology and carrying out good operational 
practice and administrative measures as suggested in the Guidelines on Air Pollution 
Control for Joss Paper Burning at Chinese Temples, Crematoria and Similar Places by 
EPD.   
 

5.14.5 As the proposed ancillary use is small scale in nature and the current application 
involves only the development of proposed ancillary building for relocation purpose, 
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as such, the air quality impact arising from both construction and operation of the 
project is considered as minimal. Notwithstanding the above, the future construction 
of the proposed ancillary use will adopt the precast & prefabricated elements for the 
new building to minimise any unfavourable environmental impacts. Relevant 
government departments will be consulted upon the commencement of the 
proposed development.  Good site practices and relevant guidelines, where 
applicable, would be strictly followed during construction phase. In addition, the 
Applicant is well prepared to implement mitigation measures to alleviate air quality 
impact during construction and operation phase at the later design stage. With a scale 
similar to a New Territories Exempted House, the proposed ancillary use in terms of 
construction and operation is considered as environmentally acceptable with the 
aforementioned mitigation measures proposed.  
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Paper No. A/SK-TLS/60A 

 

Relevant Extracts of Town Planning Board Guidelines for Application for Development  

within Green Belt Zone under Section 16 of the Town Planning Ordinance 

(TPB PG-No. 10)  

 
The relevant assessment criteria are as follows: 

 

(a) There is a general presumption against development (other than redevelopment) in a “Green Belt” 

(“GB”) zone.  In general, the Board will only be prepared to approve applications for development 

in the context of requests to rezone to an appropriate use.   

 

(b) An application for new development in a “GB” zone will only be considered in exceptional 

circumstances and must be justified with very strong planning grounds.  The scale and intensity of 

the proposed development including the plot ratio, site coverage and building height should be 

compatible with the character of surrounding areas.  With the exception of New Territories 

Exempted Houses, a plot ratio up to 0.4 for residential development may be permitted.  

 

(c) Redevelopment of existing residential development will generally be permitted up to the intensity 

of the existing development.  

 

(d) Applications for government, institution or community (G/IC) uses and public utility installations 

must demonstrate that the proposed development is essential and that no alternative sites are 

available.  The plot ratio of the development site may exceed 0.4 so as to minimize the land to be 

allocated for G/IC uses. 

 

(e) The design and layout of any proposed development should be compatible with the surrounding 

area.  The development should not involve extensive clearance of existing natural vegetation, 

affect the existing natural landscape, or cause any adverse visual impact on the surrounding 

environment.  

 

(f) The vehicular access road and parking provision proposed should be appropriate to the scale of 

the development and comply with relevant standards.  Access and parking should not adversely 

affect existing trees or other natural landscape features.  Tree preservation and landscaping 

proposals should be provided.  

 

(g) The proposed development should not overstrain the capacity of existing and planned 

infrastructure such as sewerage, roads and water supply.  It should not adversely affect drainage 

or aggravate flooding in the area.  

 

(h) The proposed development must comply with the development controls and restrictions of areas 

designated as water gathering grounds.  

 

(i) The proposed development should not overstrain the overall provision of G/IC facilities in the 

general area.  

 

(j) The proposed development should not be susceptible to adverse environmental effects from 

pollution sources nearby such as traffic noise, unless adequate mitigating measures are provided, 

and it should not itself be the source of pollution.  

 

(k) Any proposed development on a slope or hillside should not adversely affect slope stability. 
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Detailed Comments from Government Departments 

 

Comments of the Chief Building Surveyor/New Territories West, Buildings Department (BD):  

 

(a) unless the application site (the Site) abuts on a specified street under Building (Planning) 

Regulation (B(P)R) 18A(3) of not less than 4.5m wide, its development intensity should be 

determined by the Building Authority under B(P)R 19(3).  In this connection, the land 

status/integrity of the adjoining GL and existing access road should be clarified; 

 

(b) the means of obtaining access to the proposed building from a street including the land status of 

the adjoining GL and the existing access road should be clarified to demonstrate compliance with 

B(P)R 5; 

 

(c) emergency vehicular access (EVA) should be provided in accordance with B(P)R 41D; 

 

(d) all unauthorized building works (UBW) have to be removed; 

 

(e) the planning permission, if granted, should not be construed as an acceptance of the UBW on site 

under the Buildings Ordinance.  Enforcement action may be taken to effect the removal of all 

UBW in the future; and  

 

(f) detailed comments will be given during general building plans submission stage. 

 

 

Comments of the Director of Environmental Protection: 

 

Noise Impact 

 

(a) as the Site is located about 200m away from Po Lam Road, the existing temple and proposed 

ancillary block are not anticipated to be subject to adverse road traffic noise impact.  In view of 

the existing use nature and small scale of the subject religious institution, no adverse noise impact 

to and from the proposed development is expected; 

 

Air Quality Impact 

 

(b) the applicant has confirmed that there is no chimney in the vicinity of the Site.  According to the 

applicant, the proposed kitchen will only serve as a domestic kitchen for the monks living at the 

proposed ancillary block and will not serve the public for restaurant and food business purposes.  

The exhaust vent of the kitchen will be positioned away from nearby village houses; 

 

(c) the applicant has clarified that activities for joss paper furnaces or other joss paper burning 

apparatuses at the existing temple have been strictly controlled since 2019 by suggesting 

alternative forms of worshipping without pollution effect, such as offering flower.  The applicant 

is also well prepared to upgrade the existing joss paper furnace system by adopting the best 

available technology and carrying out good operational practice and administrative measures as 

suggested in the Guidelines on Air Pollution Control for Joss Paper Burning at Chinese Temples, 

Crematoria and Similar Places issued by her department; 
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Water Quality Impact 

 

(d) according to the applicant, good site practices as recommended in the Professional Persons 

Environmental Consultative Committee Practice Note 1/94 “Construction Site Drainage” and the 

“Recommended Pollution Control Clauses for Construction Contracts” issued by her department 

will be adopted where applicable to minimise the water quality impacts during construction; and 

 

(e) the applicant has committed to ensure that wastewater generated from joss paper furnaces or other 

joss paper burning apparatuses at the Site will be properly handled and not be discharged to 

stormwater drains or nearby water environment.  The applicant also confirms that a new Septic 

Tank and Soakaway (STS) system with adequate capacity will be constructed and used for the 

Site.  The new STS system will follow the requirements stated in Professional Persons 

Environmental Consultative Committee Practice Note 5/93, such as clearance distance and 

percolation test, and be duly certified by an Authorized Person. 

 

 

Comments of the Director of Fire Services: 

 

(a) detailed fire safety requirements will be formulated upon receipt of formal submission of general 

building plans; 

 

(b) the EVA provision in the proposed development 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 BD.  Also, the EVA provision of the nearby 

buildings shall not be affected by the proposed development; and 

 

(c) shall the proposed development affect any EVA provision of nearby buildings or licensed premises 

in the area, such as petrol filling station or dangerous goods store, the applicant should make 

separate enquiry to his department to ensure work feasibility. 

 

 

Comments of the Director of Electrical and Mechanical Services: 

 

(a) in the interests of public safety and ensuring the continuity of electricity supply, the applicant 

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 Site.  The applicant should also 

observe the Electricity Supply Lines (Protection) Regulation and the “Code of Practice on 

Working near Electricity Supply Lines” established thereunder when carrying out works in the 

vicinity of the electricity supply lines; and 

 

(b) there is an intermediate pressure underground town gas transmission pipeline (running along 

Tseung Kwan O Tunnel) which is in the vicinity of the Site.  For the sake of public safety and 

ensuring the continuity of town gas supply, the applicant shall therefore liaise with the Hong Kong 

and China Gas Company Limited in respect of the exact locations of existing or planned gas 

pipes/gas installations in the vicinity of the Site and any required minimum set back distance away 

from them during the design and construction stages of works.  The involved parties are also 

required to observe the requirements of the Code of Practice on “Avoidance of Damage to Gas 

Pipes” (2nd Edition) issued by his department for reference. 
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Recommended Advisory Clauses 

 

(a) to note the comments of the District Lands Officer/Sai Kung, Lands Department (LandsD) that: 
 

(i) the application site (the Site) includes Lot No. 542 in D.D. 401 (the Lot) and a portion of 

Government land (GL) between the Lot and the road at front which is intended to be used 

for vehicular access.  There is no guarantee that this portion of GL will be granted if any 

application to his office is received.  Also, it is noted that this portion of GL is being 

occupied.  No permission has been given for the unauthorized occupation.  The 

Government reserves the right to take action as may be considered appropriate; 

 

(ii) it is noted that the height of the existing temple is 11m (i.e. about 36ft) which exceeds 25ft 

permitted under the existing lease.  Also, as shown on the roof floor plan, the roof of the 

existing temple has encroached onto the adjoining GL outside the northeastern boundary of 

the Lot.  No permission has been given to occupy the adjoining GL and the Government 

reserves the right to take any lease enforcement and land control actions as may be 

considered appropriate; 

 

(iii) based on the applicant’s submissions, the structures straddling the Crown Land Permit S7698 

(the Permit) and the Lot are in breach of the Permit.  There are some other structures erected 

on and outside the permit area which are also in breach of the Permit.  No permission has 

been given to occupy the adjoining GL.  The Government reserves the right to take any 

enforcement or land control action as may be considered appropriate should any breach of 

the conditions of any land documents or unauthorized occupation of GL is detected; 

 

(iv) the registered owner of the Lot needs to apply to LandsD for a lease modification/land 

exchange for the development proposal.  However, there is no guarantee that such 

application will be approved.  The application will be considered by LandsD acting in the 

capacity as the landlord at its sole discretion.  In considering any such application received, 

the portion of GL between the Lot and the road may not be granted and there is no guarantee 

that any right of way will be given.  In the event that the application is approved, it would 

be subject to such terms and conditions as the Government shall deem fit to do so, including 

among others, charging of premium and administrative fee as may be imposed by LandsD.  

The Government reserves the right to take any lease enforcement or land control action as 

may be considered appropriate should any breach of lease conditions or conditions of any 

land documents or unauthorized occupation of GL is detected; 

 

(v) the proposed development may affect the adjoining slope features No. 11NE-D/CR648 and 

11NE-D/FR147.  In considering any lease modification or land exchange application, if 

received, to implement the proposal, the applicant of such application may be required to 

maintain these slope features; 

 

(b) to note the comments of the Chief Building Surveyor/New Territories West, Buildings Department 

(BD) that: 

 

(i) unless the Site abuts on a specified street under Building (Planning) Regulation (B(P)R) 

18A(3) of not less than 4.5m wide, its development intensity should be determined by the 

Building Authority under B(P)R 19(3);  

 

(ii) the means of obtaining access to the proposed building from a street including the land status 

of the adjoining GL and the existing access road should be clarified to demonstrate 
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compliance with B(P)R 5; 

 

(iii) emergency vehicular access (EVA) should be provided in accordance with B(P)R 41D;  

 

(iv) all unauthorized building works (UBW) have to be removed; 

 

(v) the granting of the planning permission should not be construed as an acceptance of the 

UBW on site under the Buildings Ordinance.  Enforcement action may be taken to effect 

the removal of all UBW in the future;  

 

(vi) detailed comments will be given during general building plans submission stage; 

 

(c) to note the comments of the Chief Town Planner/Urban Design and Landscape, Planning 

Department that approval of the application does not imply approval of tree works such as pruning, 

transplanting and felling.  The applicant should seek comments and approval from the relevant 

authority on the proposed tree works and compensatory planting proposal, where appropriate; 

 

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

 

(i) detailed fire safety requirements will be formulated upon receipt of formal submission of 

general building plans; 

 

(ii) the EVA provision in the proposed development shall comply with the standard as stipulated 

in Section 6, Part D of the Code of Practice for Fire Safety in Buildings 2011 under B(P)R 

41D which is administered by BD.  Also, the EVA provision of the nearby buildings shall 

not be affected by the proposed development;  

 

(iii) shall the proposed development affect any EVA provision of nearby buildings or licensed 

premises in the area, such as petrol filling station or dangerous goods store, the applicant 

should make separate enquiry to his department to ensure work feasibility; 

 

(e) to note the comments of the Head of the Geotechnical Engineering Office, Civil Engineering and 

Development Department that the existing registered man-made features No. 11NE-D/FR147, 

11NE-D/CR648 may affect or be affected by the proposed development.  The future geotechnical 

study should cover all man-made slopes and retaining walls within or in the vicinity of the Site, if 

such slopes or retaining walls would affect or be affected by the development under the project, or 

if their failure could affect lives and property within or outside the Site.  As a result of the study 

or design, and if found necessary, all upgrading works to existing man-made slopes and retaining 

walls or construction of new man-made slopes and retaining walls should meet the current safety 

standard; 

 

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

 

(i) in the interests of public safety and ensuring the continuity of electricity supply, the applicant 

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 Site.  The 

applicant should also observe the Electricity Supply Lines (Protection) Regulation and the 

“Code of Practice on Working near Electricity Supply Lines” established thereunder when 

carrying out works in the vicinity of the electricity supply lines; and 
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(ii) there is an intermediate pressure underground town gas transmission pipeline (running along 

Tseung Kwan O Tunnel) which is in the vicinity of the Site.  For the sake of public safety 

and ensuring the continuity of town gas supply, the applicant shall therefore liaise with the 

Hong Kong and China Gas Company Limited in respect of the exact locations of existing or 

planned gas pipes/gas installations in the vicinity of the Site and any required minimum set 

back distance away from them during the design and construction stages of works.  The 

involved parties are also required to observe the requirements of the Code of Practice on 

“Avoidance of Damage to Gas Pipes” (2nd Edition) issued by his department for reference.  

 




