TOCO PLANNING CONSULTANTS LTD.
TOWN PLANNING., ENVIRONMENT & DEVELOPMENT CONSULTANCY
Unit No. 5, 13/F., Technology Plaza,

No. 651 King's Road,

The Secretary, North Paint, Hong Kong
Town Planning Board pr"ii j;?; %ES
15/F, North Point Government Offices E-mail: tocoplanning@hotmail.com

333 Java Road, Website: hitp://www.tocoplanning.com
North Point, Hong Kong

Your Ref.;: A/'YL-TT/685
Dear Sir/ Madam, 24 March 2025

Section 16 Planning Application for
Proposed Religious Institution (the Supreme Kwan Ti Temple) with Ancillary Facilities
and Associated Excavation and Filling of Land, Lots 1475 (part), 1591 (part), 1594 (part),
1595 (part), 1600 S.A (part), 1600 S.B (part), 1602 (part), 1622, 1624, 1629, 1630 S.A (part),
1630 S.B, 1630 S.C, 1630 S.D, 1631, 1632, 1633, 1634, 1635, 1636 (part) in D.D. 117 and

Adjoining Government Land, Tai Tong, Yuen Long

(Technical Planning Letter)

We have received comments from relevant Government departments via District Planning Office/
Tuen Mun and Yuen Long West (DPO/TM&YLW) emails dated between 10.1.2025 and 10.3.2025.

During the aforesaid period, DPO/TM&YLW conveyed their comments on the following aspects:-
(1) Layout of the plans to tally with ‘North’ oriented vertically up the page;

(2) Clarify about the operation of the existing Tai Tong Organic Ecopark;

(3) Provide justification on the Scale of the Development;

(4) Provide justification on the area of “Green Belt” (‘GB”) land used; and

(5) Provide justification on the proposed Government land used.

It was agreed that the Applicant should provide further detailed justifications for relevant
government departments/ Town Planning Board (TPB) to consider the application. Thus, the Applicant

herein provides the following clarifications/ justification and are detailed below:-

Comment 1: Layout of the plans to tally with ‘North’ oriented vertically up the page.

As a traditional cultural heritage, Feng Shui is an integral part of the spiritual belief of ancient
Chinese society and have been used to design buildings and spaces to achieve harmony and
balance with the environment. The current architectural layout plans indicated the central
axis of the temple, allowing the worshippers/ceremonial parties to follow from the starting
point at the West while ascending from one courtyard to the next until reaching the Grand
Hall of the Supreme Kwan Ti to the East. According to the Project Architect, this is the
traditional format and drawing expression for temples, thus it is proposed the floor plans (i.e.
Plan G to Plan K) and Landscape Master Plan (Plan O) to remain its current orientation (i.e.
West at bottom of the page to East at top of the page). Further details regarding the

—_— orientation of the layout plans from architectural perspective is attached in Annex 1 of this
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letter. However, technical plans such as the Zoning and Location Plan (Plan A}, Site and
Land Status- Plan (Plan B), Master Layout Plans (Plan E and Plan F), Routing for the
Proposed Shuttle Service (Plan P) and Access Improvement Proposal (Plan Q) are oriented
with the “North” vertically up the page. The amended pages of the Planning Statement have
been attached in Attachment 1 of the Further Information (1).

Comment 2: Clarify about the operation of the existing Tai Tong QOrganic Ecopark.

Part of the application site is currently part of the operational area of the Tai Tong Organic
Ecopark (Ecopark). The Applicant had consulted the operator of the Ecopark and the
operator had supported the proposed Temple development (see Appendix Il of the Planning
Statement). Subject to the approval of the captioned Section 16 (s.16) planning application
and commencement of construction of the Temple, the operator acknowledges part of the
operational area of the Ecopark within the application site will be closed. [n order to provide
the main entrance of the Temple, the existing greenhouses within the application site will be
demolished. This will result in minor change in operation, use and character of the Ecopark.

Comment 3: Provide justification of the Scale of the Development.

The application site of the proposed development is located in the low-lying part of ihe valley
floor, and a combination of the existing landform, the density of the existing mature tree
growth and the proximity of existing built development which serve to contain and, in some
locations, obscure views. The proposed scheme is based on high quality landscaping
design and special design requirements and characteristics of a Chinese Temple, but at the
same time fo respect the existing rural character of the area. It is noted that the Urban
Design Unit of Planning Department considers that the development may not be considered
as out of context in this wider area. Nevertheless, to further reduce the building bulk, within
the framework set by this temple building typology, further adjustments to the building
complex form have been proposed, as follows:

» lowering of the overall building height of the Hall of Manifestation through reductions in
floor-to-floor height;

¢ significant lowering the ancillary building (E&M/Restrooms) to the south of the Hall of
Manifestation to achieve better stepped height profile towards the southern edges of the
site;

« further articulation of the western fagade of the Hall of Manifestation to reduce the visual
scale / create a more interesting form and appearance;

¢ relocation of an E&M room adjacent to the Swords and Arts Arena to enhance the width
of the E-W visual corridor through the site; and
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er enhance the steppe Bﬂﬂ%ﬁﬁg profiles, the pitched roofs of the Abbot's and
Staff Lounge, Swords and Arts Arena are changed to landscaped flat roof. '

Comment 4: Provide justification of the area of “GB” land used.

According to the Explanatory Statement of the OZP, the object of the plan is to indicate the
broad land use zonings and major road networks for the Tai Tong Area so that development

and redevelopment within the area can be put under statutory planning control. The plan is
also to illustrate broad principles of development and planning control only. The planning

intention of the “GB” zone “...is primarily for defining the limits of urban and sub-urban
development areas by natural features and to contain urban spraw! as well as to provide
passive recreational outlets...” Even though from the Notes of the OZP that there is a
general presumption against development within the “GB” zone, however this does not mean
that no development is possible. The Explanatory Statement similarly provides that there is
a general presumption against development within the “GB” Zone. However, it goes on to
provide that ... “Limited development may be permitted with or without conditions on
application to the Board, and each application will be considered on its individual merits
taking into account the relevant Town Planning Board Guidelines.” Therefore, the question
is whether the Applicant has shown sufficient individual merits in the Proposed Development
to warrant a slight departure from the planning intention of the “GB” Zone.

The existing landscape and visual amenity are characterised by a semi-rural context, and the
application site is in immediate proximity to commercial leisure and recreational facilities (i.e.
Tai Tong Kwan Ti Square, Tai Tong Organic EcoPark, Buddhist Statue Garden, horse riding
facilities, camping grounds and motor sport circuits, etc.). Over 40% of the total Development
Site is within the "REC" zone, thus the proposed religious institution is not incompatible with
the adjacent leisure and recreational facilities and will form a future component part of these

local attractions. It is noted such extension of existing facilities in “GB" zone is not

uncommon in rural areas. As assessed by the ecological consultant, the “GB" area within
the application site is an artificial plantation and not a natural buffer for the Tai Lam Country
Park (TLCP). The rural plantation within the application site (southern part of the application
site) is detached from the northern boundary of TLCP by a developed area (i.e. existing road),
and showing in map that a “REC" zone is between “GB" and TLCP. Furthermore, human
disturbances are already introduced between the application site and the northern fringe of
TLCP over decades. In addition, the Temple will be mainly reserved for religious and
cultural activities in relation fo paying respect to the spirit of Kwan Ti for the general public.
It is generally in line with the planning intention of the “GB” zone as well as the "REC” zone.
Further design measures are also added in the updated submission, including the adoption of
green roofs and vertical greenery, view corridors, separations and setbacks to mitigate the
potential visual impacts and blend in with the surrounding topography. The development
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PLARNNE Sroposal hias thken *into " acéount the surrounding topography and environment with a

well-thought architectural design concept and landscape design.

In view of the characteristics of the application site and its surrounding context and the merits
of the proposed development presented in this letter, Planning Statement and Further
Information(s), it is considered that the Applicant has discharged its burden of showing the
proposed development as an exceptional case which warrants a departure from the planning
intention of the "GB” zone. The proposed development will inevitably become one of the
landmarks in Hong Kong and in line with Government’s initiative to enhance cuitural
confidence and revitalize Hong Kong's Tourism industry, making better use of Hong Kong
rich and unigue resources.

Comment 5: Provide justification of the proposed Government land used.

Due to the special nature of the proposed development and positive significance it may bring
to the community and Hong Kong, the use of the mostly vacant land (both private and
Government land) within the application site could promote rural economy and employment,
boosting surrounding businesses such as restaurants and retail, thus overall bringing in new
prospects and positive impact to Hong Kong and Yuen Long South District.

The Organization (Applicant) is a charitable religious institution under section 88 of the Inland
Revenue Ordinance. Throughout the years, they have been providing religious, ethical and

_— philosophical teachings derived from Kwan Ti through different forms of activities (see Annex

2). The Policy Address has placed strong emphasis on enhancing national identity and
appreciation of the richness and beauty of the traditional Chinese culture amongst the people
of Hong Kong, in addition, land development in the Northern Metropolis. The proposed
development is in line with the Government’s infention and will provide a diversity of uses in
the region. It will be a communal facility of good will and benevolence devoting to cultural/
religious/ tourism development of the city and the community, and not for commercial basis.

The Organization had been actively conducting site search based on special design
requirements for the Tempie and special criteria for site selection, and finally considered the
Temple site as the most ideal site.  Since August 2023, the Applicant had approached Home
and Youth Affairs Bureau (HYAB) and consulted local representatives regarding the proposed
development. In support of this s.16 planning application, several pre-submission
discussions with the relevant Government departments have also been conducted, and no
adverse comments from relevant Government departments regarding the proposed application
site have been received. HYAB has supported the captioned development subject to
comments from other Government departments. The Applicant understands that subject to
the approval of the captioned s.16 planning application, appropriate land applications will be
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submitted to the Lands Department (LandsD) and it will be subject to such terms and
conditions as may be imposed by LandsD.

Conclusion and Recommendation

In view of the planning justifications provided above, the Applicant sincerely requests that
relevant Government departments would give appropriate consideration to this proposed
development application so as to allow a mostly vacant site to be put into good use and the
planning gains of the proposed development will benefit the larger community and Hong Kong.

Yours faithfully,

Toco Planning Consultants Ltd.

Ted Chan
Managing Director

cc. Client
DPO/TM&YLW- Ms. Eva Tam
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The orientation and ascending along the central axes of temples embraces the deep
rooted cultural values of Chinese Architecture. Central axis symbolizes symmetry,
harmony, representing the center of Universe and its orders. The expression of the
central axis in the middle of the drawings vertically is of key importance.

The “Supreme Kwan Ti Temple” is a unique “Three Courts Three Halls” religious
facility. Aligned along the central axis from the lower starting point is the Gate of Unity
(& #& ¥) ~ progressing through the Garden of Peach Blossoms (4 & ) ~ Gate of
Harmony (4= ) ~ Court of Harmony (§= &) ~ Gate of Divinity (#¢ § ) ~ Ceremonial
Main Court (4 #Z5¢) and congregating in climax at the Grand Hall of the Supreme
Kwan Ti (B & + % %) which anchors at the East overlooking towards the West.
This also acts as the ceremonial worshipping path for processions as well as visitors,
where space is sequenced in Solemnity, Supremacy and Grandeur. As such, the
Architectural Layout Plans are represented with the expression of the central axis and
the progressive spaces.

Other technical diagrams, including:

The proposed “Supreme Kwan Ti Temple” Application Site Location Plan ™ 4 i# 3. 2 B &
Bogov R LR

Land Grant Appl|cat|on Location Plan #-3 ¢ 3= % ®(D.D.117); and

Master Layout Plan for the Development Site 4 & 5.5, % % & £ 8 6tc.,

are all being scaled down in size with the North orientated vertically up the page.
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