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TOWN PLANNING BOARD GUIDELINES FOR APPLICATION
FOR OPEN STORAGE AND PORT BACK -UP USES

UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE

(ImportantNote:

TheGuidelinesareintendedfor generalreferenceonly.

Any enquiryon this pamphletshouldbedirectedto theSecretariatof theTown PlanningBoard(15th Floor,
North PointGovernmentOffices(NPGO),333JavaRoad,North Point,HongKong - Tel. No. 22314810or
22314835) or thePlanningEnquiryCountersof thePlanningDepartment(Hotline: 22315000)(17th Floor,
NPGOand 14th ShaTin GovernmentOffices,1 SheungWo CheRoad,ShaTin).

TheGuidelinesaresubjectto revisionwithoutprior notice.)

1. Scopeand Application

1.1 The Town PlanningBoard (the Board) recognisesthat the proliferationof
open storageactivities in the New Territories has led to considerable
degradationof therural environment andcausedseriousproblemsrelatedto
impactsof noiseandair pollution, flooding andvisual intrusionaswell as
traffic congestionandsafety. In orderto preventfurtheruncontrolledsprawl
of activities and minimise adverseenvironmentalimpactsresulting from
these land uses, “Open Storage” (“OS”) and “Other Specified Uses”
annotated“Port Back-up Uses” (“OU(PBU)”) zones are designated in
appropriateareasonstatutorytownplanswith aview to meetingthe demand
for open storageand port back-up sites and to regularisingthe already
haphazardproliferationof suchuseswithin thesezones. The intention is
to provide for the rational developmentof open storage of materials
which cannotbeaccommodatedin conventionalgodown premises.

1.2 In “OS”, “OU(PBU)” and “Industrial (GroupD)” (“I(D)”) zones,open
storageandport back-up usesaregenerallypermitted. That said,specific
openstorageand port back-up usessuchas containerstorage,storageof
dangerousgoods and container trailer/tractor park which may cause
significant environmentalnuisance,safety hazardsor transportproblems
requireplanningpermissionfrom the Board. Thepurposeis to ensurethat
such open storage and port back-up useswould have no adverse
environmental,drainage,traffic andotherimpacts on the surroundingareas.

1.3 Temporaryopenstorageandport back-up usesmayalsobe permissibleon
applicationto the Boardin areascoveredby rural statutorytown plansbut
outside the designated zones in paragraph 1.2 above, except in
environmentally/ecologicallysensitiveareasincluding the “Site of Special
Scientific Interest” (“SSSI”), “Conservation Area” (“CA”), “Coastal
Protection Area” (“CPA”), “Other Specified Uses” annotated
“Comprehensive Development and Wetland Enhancement Area”
(“OU(CDWEA)”) and “Other SpecifiedUses” annotated“Comprehensive
DevelopmentandWetlandProtectionArea” (“OU(CDWPA)”) zones where
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such usesare prohibited. In granting permissionfor temporaryuses,the
Boardwould, basedon individual meritsof eachapplication,determinethe
exacttime periodof permission,andsuchperiod, in any event,would not
exceed3 years.

OpenStorageUses

1.4 “OpenStorage”usesconsideredhererelateto activitiescarriedout on a site
for which thegreaterpartof thesite(i.e. generallyassumedto bemorethan
50%of the site area) is uncoveredandusedfor storage,repair or breaking
other than container-relateduses. Uncoveredstorageactivities ancillary
to industrial, workshopandwarehousingon thesamesite, if not exceeding
50% of the site area,are excludedfrom this definition. The definition
howeverincludestemporarystructuressuchasthosefoundon dumpingand
vehicle repairsites(for examplegalvanisedsheetingusedfor carports),as
thesedo not radically differ from the appearance,nature or impact of
operationscarriedout in openaccommodation.It alsoincludesopenstorage
usewith on-site commercialactivities,e.g.displayandsaleof vehicles.

1.5 Examplesof open storageactivities conforming to the above definition
include:

- storageof generalgoodssuchasrattanandbamboo,logsandtimber,
ceramic/pottery products, processedagricultural products, used
electrical appliances/scrapmetal, cans/tanks,constructionmaterial,
constructionequipment,recyclablematerials(e.g. wastepaper and
wasteplastics),etc.

- storageof cement/sand
- storageof chemicalproducts
- storageof dangerousgoods
- storageof vehiclesfor stripping/breakingor repairing
- storageof vehiclesandvehiclepartsfor saleor disposal
- vehicle depot

Port Back-upUses

1.6 Port back-up usesare thoseport-relatedactivities which are situated off-
port (i.e. beyond the perimeter of the container terminals, river trade
terminalsandpublic andprivatecargoworking areas). Suchactivitiesare
essentialto the operationof port activities but do not needto be located
within the confinesof the port. For the purposeof theseguidelines,the
following activitiesaredefinedasportback-upuses:

- containerstorage/repairyard
- containerfreightstation
- containervehiclepark/container vehiclerepairyard
- freight forwarding servicescenter
- logisticcentre
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2. General Planning Criteria

Thefollowing arecriteriato beusedin theassessmentof planningapplicationsfor
openstorageandportback-upuses.

2.1 SiteLocation

(a) Category1 areas

Category1 areasare areasconsideredsuitablefor openstorage and
portback-upuses.In general,suchusesshouldbesitedin areas zoned
“OS”, “OU(PBU)”, “Industrial” (“I”) or “I(D)” where there are
compatible usessuchasindustrialuses, publicutility installations and
otherport back-up andopenstorageactivities. Apart from theabove
zones,other suitablesites in the North East andNorth West New
Territories are also included within this category.Generally, open
storage/port back-up uses are permitted as of right under such zones.
Proposed uses which may cause significant environmental and traffic
concerns require planning permission from the Board in accordance
with the notes of theplans.Favourableconsideration will normally be
given to applications within these areas, subject to nomajor adverse
departmental comments and local objections, or the concernsof the
departmentsand local residents can be addressed throughthe
implementation ofapproval conditions.Technical assessmentsshould
besubmitted iftheproposeduses, suchas containertrailer/tractorpark
and openstorage ofchemical products/dangerous goodsetc., may
causesignificantenvironmental andtraffic concerns.

(b) Category2 areas

Category2 areasareareasmostly without clear planning intention or
fixed development programme; areas to be affected by major
upcoming infrastructural projects; areas within or close to clusters of
open storage, port back-up or other types of brownfield sites/
temporary uses. In addition,the areasshould not besubjectto high
floodingrisk. Technicalassessments, whereappropriateor if required,
shouldbe submitted todemonstratethat theproposeduseswould not
haveadverse drainage,traffic, visual, landscapingand environmental
impacts on thesurroundingareas.Subjectto no adversedepartmental
commentsandlocalobjections,or theconcernsof the departmentsand
local residentscan be addressedthrough the implementation of
approval conditions,planning permissioncould be granted on a
temporarybasisup to a maximumperiodof 3 years.

(c) Category3 areas

Category3 areasare thoseoutsidethe Category1, 2 and 4 areas.
Within these areas, “existing” and approved openstorage and port
back-upuses areto becontainedandfurtherproliferationof such uses
is notacceptable.Applicationsfalling within Category3 areaswould
normallynot be favourablyconsidered unless theapplicationsareon
siteswith previousplanning approvals (irrespectiveof whetherthe
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applicationis submitted bythe applicantof previousapprovalor a
different applicant). In that connection, sympathetic consideration
maybe givenif genuine efforts have beendemonstratedin compliance
with approval conditions of thepreviousplanningapplicationsand/or
relevanttechnical assessments/proposalshavebeenincluded in the
freshapplications,if required,to demonstratethat theproposeduses
would notgenerateadversedrainage,traffic, visual, landscapingand
environmentalimpacts on the surroundingareas. Subject to no
adverse departmental comments and local objections, or the concerns
of the departments and local residents can be addressed through the
implementation of approval conditions, planning permission could be
granted on a temporary basis up to a maximum period of 3 years.

(d) Category4 areas

Category4 areasare areas with ponds orwetlandor with extensive
vegetationor closeto environmentallyor ecologicallysensitiveareas;
areaswhich aremostly usedfor residential purposeor proposedfor
such purposes,areasnear existingmajor village settlementsor areas
subjectto extremelyhigh floodingrisk. Applicationsfor openstorage
andportback-up uses in Category4 areaswould normallyberejected
exceptunderexceptional circumstances.For applicationson siteswith
previousplanningapprovals(irrespectiveof whethertheapplicationis
submitted by the applicant of previous approval or a different
applicant),and subject to noadverse departmentalcommentsandlocal
objections, sympathetic considerationmaybe givenif genuine efforts
have beendemonstratedin compliancewith approvalconditions of the
previousplanningapplicationsand/or relevanttechnicalassessments/
proposalshavebeenincluded in thefreshapplication,if required,to
demonstratethat the proposeduses would not generate adverse
drainage,traffic, visual,landscaping andenvironmentalimpactson the
surroundingareas.Theintention is however to encourage the phasing
out of such non-conforming uses as early as possible.Planning
permission fora maximum period of3 yearsmay be allowed for an
applicant to identify suitable sites for relocation.Application for
renewalof approvalwill beassessedon its individualmerits.

(e) Takinginto accountthedemandfor cross-boundaryparking facilities,
applicationsfor such useat suitablesitesin areasof closeproximity
to the boundary crossing points, suchas in the San Tin area,
particularlynear theexisting cross-boundarylink in Lok Ma Chau,
may also be considered. Notwithstandingthe criteriaset out in
paragraphs2.1(c) and (d) above,applicationof suchnaturewill be
assessedon its ownmerits, including its natureand scale ofthe
proposeduseandthe local circumstances,andsubject to satisfactory
demonstrationthat theproposedusewould nothaveadversedrainage,
traffic, visual, landscaping and environmental impacts on the
surroundingareas, andeachcasewill be considered on its individual
merits.

2.2 OtherSiteLocationConsiderations
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(a) Apart from the abovebroadlocation criteria, the following specific
criteria arealsoapplicableto applicationsfor openstorage andport
back-upuses:

(i) port back-up sitesand thosetypesof openstoragegenerating
adversenoise,air pollutionandvisualintrusion(e.g.dumpsites,
vehicle repair activities, scrap metal and vehicle breaking,
storageof wind blown materialssuchassandandcement)and
frequentheavyvehicletraffic shouldnot be locatedadjacentto
sensitive receivers such as residential dwellings, hospitals,
schoolsandothercommunityfacilities;and

(ii) where the site has to be accessedby local roads adjoining
sensitive receivers, traffic generating activities, such as
containerstorage/repairyards, containertractor/trailer parks,
and containerfreight stations,would not be permittedunless
traffic generationto andfrom thesitecanbedemonstratedto be
acceptable.

(b) The broadcoverageof Category1, 2, 3 and 4 areasis indicatedon
thefollowing plans:

Plan 1a - NorthWestNewTerritories(NorthernPart)
Plan 1b - NorthWestNewTerritories(SouthernPart)
Plan 2a - NorthEastNewTerritories(NorthernPart)
Plan 2b - NorthEastNewTerritories(SouthernPart)
Plan 3 - SouthEastNewTerritories
Plan 4 - SouthWestNewTerritories

2.3 SitePlanning

(a) Adequate screening of sites through landscaping and/or fencingshould
be consideredat the periphery of the site within the boundary,
especially where sites are located adjacent to public roads or are visible
from surrounding residential areas.  The planting reduces visual
intrusion of unsightly storage uses such as dumping and vehicle
breaking and prevents overspill of activities beyond the curtilage of the
site.

(b) Applications should demonstratethat no adverseimpacts on the
amenity of surrounding sensitive receivers will result, and that
adequatebuffering is available between sensitive receivers and
potential noise emitters such as containertrailer/tractor parks and
containerstorage/repairsites.

(c) For containerstorage/repairsitesthat would causesignificant visual
intrusionto surroundingor adjoiningresidentialusesin rural areas,a
maximumstackingheightrestrictionof 3 units is recommended.For
safetyreason,the stackingheight of the materialsstoredwithin 5
metresof the peripheryof the applicationsite shouldnot exceedthe
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heightof theboundaryfence, if any.

2.4 Transport

(a) Port back-up usesare major generatorsof traffic, with container
trailer/ tractor parksgeneratingthe highesttraffic per unit area. In
general,therefore,port back-up sitesshouldhavegoodaccessto the
strategicroad network, or be accessedby meansof purposebuilt
roads.

(b) Subject to the advice of Transport Department,Traffic Impact
Assessment(TIA) shouldbecarried out for thoseport back-up and
openstorageusesgeneratingsubstantialvolumesof traffic. TIA for
sitesservedby local roadswouldneedto demonstratethat traffic does
not interfere with sensitivereceivers, that traffic volumes do not
exceed the capacity of the local road network,or that proposed
mitigationmeasuressuchasjunction improvementsarepracticaland
effective. Sitesaccessedby unpavedtracksshould not beconsidered
for port back-upuses.

(c) Sitesshouldhavea clearly definedexit and entrancepoint, usually
restricted to one unless demonstratedthat separateexit/entrance
points are required(usually for largeport back-up uses)asdetailed
in a TIA. These should meet the Transport Department’s
requirements.

(d) Adequateparkingand queuingfor operationalfunctionsandvisitor
parkingshouldbe providedwithin the curtilageof the site to avoid
on-streetparkingandqueuing. Adequatemanoeuvring spaceshould
also be provided within the site for container-related and other
vehicles. To facilitatetheassessmentof theapplication,information
on thetypeandthenumberof vehiclesvisiting thesite andlengthof
stayof vehicleswithin the siteneedsto beprovided.

(e) Adequatesetbacks should be provided from public roadsto allow
adequatesightlines tomeetTransport Department’srequirements.

2.5 EnvironmentalPlanning

(a) Applicants should take note of the requirementsunder the
EnvironmentalImpactAssessmentOrdinance(EIAO) (Cap. 499).  In
order todeterminewhetherthe proposeddevelopmentis aDesignated
ProjectasdefinedundertheEIAO, Schedules2and3 of theEIAO must
bechecked.

(b) To minimizeenvironmentalnuisancesgeneratedby openstorageand
port back-up uses,suchasair andnoise pollution, the environmental
measures recommended in the latest “Code ofPracticeon Handling the
EnvironmentalAspectsof TemporaryUses & Open Storage Sites”
issued by Environmental Protection Department should be adopted.

(c) Container storage/repair sites and container trailer/tractor parks are
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considered major noise emitters.Efforts shouldbe made toensurethat
the noiseimpactcausedby these activities will be minimisedthrough
screening, mounding, protection by noise tolerant buildings or
structures/empty container boxes notsubjectto on-siteactivitiesand/or
ensuring thatsourcesof noise have no line ofsight to noisesensitive
uses. It may be necessary for a traffic noise impactassessmentto be
carried out in combinationwith a TIA. Where necessary,noise
modeling may berequired to demonstratethat noiseimpacts on
sensitivereceiversare within thoserecommendedunder the Noise
Control Ordinance.Hours of operation may be specifiedwhere sites
cause noiseproblemsto sensitivereceiversthroughtraffic generation
andon-site activities.

(d) Noise Impact Assessments may need tobe undertakenfor noise
generatingactivities suchas thosewhich involve the useof heavy
machineryincluding manoeuvringof heavyvehiclesand workshop
activities.

(e) To avoid potential landand water contaminationfrom dischargeof
untreatedwasteandleakageof oils, fuelsandotherdischarges(relating
mostly to containerstorage/repairyards,containertrailer/tractorparks,
anddumping/breaking/repairingof motorvehiclesandusedelectrical
appliances/scrapmetals),propertreatment and/or disposal of storage
materials, wastes, oils and fuels should be ensured.Paving of site
would help avoiding potential land and water contamination and
reducing dust emissions from vehicular traffic, container handling and
related operations. Technical assessment to address this aspectmay be
required.

(f) The water demand generated from temporary open storage and port
back-up uses is presumed to be low.If water intensive uses/operations
would be located at the sites, water impact assessment shouldbe
includedin the planningapplicationsto identifymitigationmeasuresto
the water supply impactarisingfrom thedevelopment.

(g) Thereis a general presumption against conversion ofactiveor good
qualityagricultural land and fish ponds to other uses on an ad-hoc basis
in rural areas. Forflood prone areas (i.e. in flood plains) or siteswhich
would obstructnaturaldrainagechannelsand overlandflow, advice
from theDrainage ServicesDepartmentshould besoughton thisaspect
if in doubt. Planningapplicationsin suchzonesmay need toinclude a
drainage impactassessment(DIA) and include necessary flood
mitigation measureswhereappropriate. Sitesshould have adequate
drainage installations and proper discharge points of adequate capacity
to allow adequate stormwater discharges to minimise flood risk.

(h) Adequate on-site provision should be made for refuse/waste collection
and disposal.

(i) Reference should be made to the Dangerous Goods Ordinance and
Waste Disposal Ordinance for guidelines onstorage, handling and
licensing procedures.
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(j) The application should demonstrate that all fire safety requirements
have been met.

2.6 OtherConsiderations

(a) Notwithstandingthe abovelocationalandsiteplanningcriteria, each
application will be assessed on its individual merits, taking due
account of the nature and scale of the proposeduse and local
circumstances. For applications involving sites with previous
planningapprovals,shouldtherebe no evidenceto demonstratethat
the applicantshave made any genuineeffort to comply with the
approvalconditionsof the previousplanningapplications,the Board
may refuse to grant permission,notwithstandingothercriteriaset
out in thisGuidelinesarecompliedwith.

(b) Having consideredthattheopen storage andport back-upuseshavea
role to play in Hong Kong’s economyand provide considerable
employment opportunities, and the operators/uses affected by
resumption and clearance operations of the Government to make way
for developments may facedifficulties in finding a replacement site,
sympathetic consideration could be given to such type of applications,
except those involving land in Category 4 area (only minor
encroachment may be allowed), if the following criteria aremet:

(i) policy support is given by the relevantbureau(x)to the
applicationfor relocationof the affecteduses/operationsto
theconcernedsites; and

(ii) no adversedepartmentalcommentsandlocal objections, or
theconcernscouldbeaddressedby approvalconditions.

3. Applications in New DevelopmentAreas (NDAs)

3.1 The planningfor variousNDAs (including potentialdevelopmentareas)in
the New Territories has beenin progressand the land use proposalsfor
some of theseareashave been incorporatedas appropriateinto relevant
statutorytown plans. The NDAs will be implementedby phases.While it
is envisagedthat the existing openstorageand port back-up usesin these
areaswill be graduallyphasedout, sympatheticconsiderationmaybe given
to applicationsfor continuedoperationof theseusesduring the interim
periodbeforethesitesarerequiredfor NDA development.For applications
in NDAs with new/amendedOZPsgazetted,theassessmentcriteria setout
in the following paragraphs,insteadof thosein paragraph2.1above,should
beadopted.

3.2 For existing open storageand port back-up siteswith previous planning
approval(s) and/or permitted under the previous OZPs, sympathetic
considerationmay be given to the application(irrespectiveof whetherthe
applicationis submittedby the applicantof previousapprovalor a different
applicant)until the concernedsite is requiredfor implementationof NDA
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development,provided that the relevantapprovalconditions,if any, have
beencompliedwith. Technicalassessments,whereappropriate,may also
need tobe submittedto demonstratethat the continuedoperationof the
current uses would not haveadversedrainage,traffic, visual, landscaping
and environmentalimpactson the surroundingareasand the concernsof
the departmentsand local residents,if any, can be addressedthrough the
implementationof theapprovalconditions.

3.3 In view of the impendingimplementationof NDAs, new openstorageand
port back-up uses aregenerallynot encouraged to infiltrateinto the NDAs.
However, sympathetic consideration may be given to applications for
relocation ofthe uses/operations affected by governmentprojectsto sites
designated for development purposein NDAs (including those planned for
GIC and open space developments)as temporary use/development before
these sites are required for NDA development, subject to policy support given
by the relevant policy bureau(x)to the applicationand no adverse
departmental comments and local objections, or the concernscould be
addressedby approvalconditionsas set out in paragraph 2.6(b) above. There
is ageneralpresumptionagainst such usesatsiteswith landusecompatibility
issue,e.g.in closeproximity to existing residentialdwellingswhichmay be
subject toenvironmentalnuisances causedby the OS and PBU uses.
Applications will normally be rejected unless under exceptional
circumstances.

3.4 Any approvedtemporaryuse and developmentshould not jeopardizethe
long-term planneddevelopmenton the respectivesite/thesurroundingarea
underthe NDA and the applicantshouldbe advisedthat the site would be
requiredby the governmentat anytime during the planningapprovalperiod
for implementationof governmentprojects.

3.5 The aboveparagraphsare applicableto areascoveredby the Kwu Tung
North/FanlingNorth NDA, Hung Shui Kiu/Ha TsuenNDA and Yuen Long
SouthStages 1 & 2Development, aswell as future NDAs uponthe gazetting
of the relevantnew/amendedOZPs for suchareas.

4. Complianceof Approval Conditions

4.1 To mitigateanyadverseimpactsof openstorageandport back-up useson
the surrounding areas,planning applicationsare usually approvedwith
conditions, for example, the submissionand implementationof various
technical proposals.Under normal circumstances,the time allowed for
submissionand implementationof such technical proposalsis 6 and 9
monthsrespectively,from thedateof approvalof theplanningapplication.

4.2 Application for extensionof time for compliancewith the time-limited
approvalconditionswill beassessedon individual merits. Suchextension
of time will not be grantedif the applicantshaveshownno genuineeffort
in compliance with the approval conditions. Depending on the
circumstancesof each case, the Board coulddeterminethe appropriate
extensionperiod, which may be shorter than the time under request. In
anyevent,for applicationsfor openstorageandport back-up uses approved
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on a temporarybasisfor 3 years,the maximumperiod for complianceof
approval conditions is normally 18 months. Beyond that, no further
extensionof timewill beallowedandtheplanningapprovalwill berevoked,
unless under veryexceptionalcircumstances.

5. Renewalof Temporary Planning Permission

For sites with temporarypermissionsfor openstorageand port back-up uses,if
therehas beenno majorchangein planning circumstancessince the lastapprovalof
theapplication,theapplicantwill not berequiredto preparenew,but just theupdates
of, technicalassessments to support the application for renewal of the planning
permission, provided that the approval conditions of the previous permission have
beencomplied with and there are noadverse departmental comments and local
objections.Reference can bemadeto theproceduresandassessmentcriteria under
the Board’sGuidelines(GuidelinesNo. 34D or its latest version) on “Renewalof
PlanningApproval andExtensionof Timefor Compliancewith PlanningConditions
for Temporary Use or Development”.

6. Guidance Notes/The Board’s Guidelines

6.1 In conjunction with this set of Guidelines, a “Guidance Notes for
Application for Permissionfor TemporaryOpenStorageandPort Back-up
Uses underSection16 of the Town PlanningOrdinance(Cap.131)” has
beenpreparedto illustratehow to comply with andto fulfill the technical
requirements imposed bytherelevant Government departments andto give
astep-by-step guideto assistapplicants inmakingsubmissionsfor planning
applications, andsubmissionsfor compliancewith approval conditions.The
Board’sGuidelines(GuidelinesNo. 34D or its latest version) on “Renewal
of Planning Approval and Extension ofTime for Compliancewith Planning
Conditionsfor TemporaryUseor Development” set out the proceduresand
assessment criteria for such applications.All applicants are encouragedto
read the Guidance Notes andGuidelines 34D in parallel with these
Guidelines.

6.2 Apart from Plans1a, 1b, 2a, 2b, 3 and4 which would be availableon the
Board’s web-site (address: http://www.info.gov.hk/tpb/) and at the
PlanningEnquiry Counters(PECs) of the PlanningDepartmentand the
Secretariatof theBoard,advicecouldbesoughtfrom therespectiveDistrict
PlanningOffice (DPO) as follows on relevant information regardingthe
details of theGuidelinesandthecategorizationof land:

TuenMun & YuenLongWest DPO- Tel: 2158 6301
Fanling/SheungShui& YuenLongEastDPO- Tel: 3168 4025
ShaTin, Tai Po& NorthDPO- Tel: 2158 6274
SaiKung& IslandsDPO- Tel: 2158 6177
TsuenWan & West Kowloon DPO- Tel: 2417 6658

6.3 Besides,large scaleplansare also availableat the PECsof the Planning
DepartmentandtheSecretariatof theBoardfor public reference.
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