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1. Purpose

This paper is to seek Members’ agreement to the proposed revisions to the Town Planning
Board Guidelines No. 13E for Application for Open Storage (OS) and Port Back-up (PBU)
Uses under Section 16 of the Town Planning Ordinance (TPO) (the Guidelines/TPB PG-
No.13E).

2. Background

2.1 While noting the contribution of OS/PBU industries to the economy of Hong Kong,
the Town Planning Board (the Board/TPB) recognizes that haphazard proliferation
of OS and PBU activities in the New Territories (NT) may cause serious problems
related to degradation of rural environment, noise and air pollution, flooding, visual
intrusion as well as traffic congestion and safety concern. To facilitate the Board
in considering applications for OS/PBU uses, the Board has promulgated the
Guidelines setting out the criteria in assessing such planning applications. In gist,
in order to prevent uncontrolled sprawl of activities and minimize environmental
impacts, the Board has designated suitable sites for such uses under “Open Storage”
(*OS™), “Industrial’” (“I’’), “Industrial (Group D)” (“I(D)”) and “Other Specified
Uses” (“OU”) annotated “Port Back-up Uses” zones on rural statutory town plans.
Besides, to provide greater flexibility in the planning permission system to cater for
short-term operations as required by the trade, temporary OS/PBU uses not
exceeding three years may be allowed on application to the Board in areas outside
these zones specifically designated for such purposes. Applications to operate
such uses in environmentally/ecologically sensitive areas® are however prohibited.

2.2 Since the Guidelines (TPB PG-No0.13) were first issued in 1994, they have been
amended 5 times in 1999, 2001, 2003, 2005 and 2008 to take into account changing
planning circumstances. In particular, TPB PG-No. 13B promulgated in 2001 set
out a set of locational assessment criteria through the identification of specific ‘will-
go’, ‘tolerated’, ‘outside’ and ‘no-go’ areas with the intention to channel OS and
PBU uses to specific areas, thereby preventing them from proliferating into the
much wider unspoiled rural area. These categories were renamed as Category 1,
2, 3 and 4 areas respectively under TPB PG-No0.13C promulgated in 2003, and
remain unchanged on the current TPB PG-No. 13E promulgated in 2008. The
assessment criteria for considering planning applications involving land in the 4

1 Environmentally/ecologically sensitive areas include “Conservation Area”, “Coastal Protection Area”, “Site of

Special Scientific Interest”, “OU” annotated “Comprehensive Development and Wetland Protection Area” and
“OU” annotated “Comprehensive Development and Wetland Enhancement Area” zones.
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Categories of locations are summarized below.

Locational Assessment criteria
category

Category 1 | areas considered suitable for OS and PBU uses. In general, such uses should be

sited in areas zoned “OS”, “OU(PBU)”, “I” or “I(D)” where there are compatible
uses such as industrial uses, and other port back-up and open storage activities.
Generally, OS/PBU uses are permitted as of right under such zones. For proposed
uses of similar nature requiring planning permission, favourable consideration will
normally be given, subject to no major adverse departmental comments and local
objections.

Category 2 | areas mostly without clear planning intention or fixed development programme;

areas to be affected by major upcoming infrastructural projects; areas within or close
to clusters of OS/PBU sites which are “existing uses” under the TPO and/or subject
of previous planning approvals. In addition, these areas should not be subject to
high flooding risk. Subject to no adverse departmental comments and local
objections, planning permission could be granted on a temporary basis up to a
maximum period of 3 years.

Category 3 | areas outside the Category 1, 2 and 4 areas. Within these areas, “existing” and

approved OS and PBU uses are to be contained and further proliferation of such
uses is not acceptable. Applications would normally not be favourably considered
unless the applications are on sites with previous planning approvals.

Category 4 | areas with ponds or wetland, or with extensive vegetation, or close to

environmentally or ecologically sensitive areas; areas which are mostly used for
residential purpose or proposed for such purposes; areas near existing major village
settlements; areas subject to extremely high flooding risk. Applications would
normally be rejected except under exceptional circumstances.

Note: the classification of Category 1 to 4 areas is to facilitate the consideration of planning
applications for OS/PBU uses (which are mostly temporary in nature).  Their boundaries do not
necessarily follow the boundaries of land use zonings on the OZP.

Need for Review and Updating

3.1

3.2

Since the last updating of the Guidelines in 2008, there have been substantial
changes in the planning circumstances in the NT. New statutory town plans have
been exhibited to extend the statutory planning control to various areas including
Country Park enclaves. Moreover, amendments to land use zonings on OZPs have
been made to meet development needs of the community including implementation
of the New Development Areas (NDAs) (i.e. Kwu Tung North/Fanling North
(KTN/FLN), Hung Shui Kui/Ha Tsuen (HSK/HT)) and rezoning for various housing
developments. At the same time, some planned developments have been
implemented over the years. To reflect the changed planning circumstances, there
is a need to review and update the coverage, site classification and assessment
criteria of the Guidelines.

The “Study on Existing Profile and Operations of Brownfield Sites in the New
Territories - Feasibility” (the Brownfield Survey) was completed in 2019. The
Brownfield Survey captures a snapshot of comprehensive profile across brownfield
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sites? in the NT. With such information, opportunity is taken to review the site

classification of land, particularly those with brownfield uses, under the current
Guidelines to provide proper guidance for such uses in the NT.

Coverage of the Guidelines

4.1 The current TPB PG-No. 13E cover areas in 35 OZPs in the North West NT (NWNT)
and North East NT (NENT) only. Over the years, a number of new OZPs have
been exhibited to provide statutory planning control for different parts of the NT
including some Country Park enclaves.  To provide proper guidance for
development, it is proposed to update the coverage of Guidelines to include all areas
covered by rural statutory town plans including those covered by these new OZPs.
As shown in Appendix I, there are in total 42 OZPs to be covered by the revised
Guidelines: including 22 in NENT, 1 in NWNT, 8 in South West NT (SWNT), 10 in
South East NT (SENT) and one in Tsuen Wan (Chuen Lung and Ha Fa Shan OZP3).

4.2 The land in these 42 OZPs have been classified based on the established assessment
criteria as set out in paragraph 2.2 above. Apart from land under
environmentally/ecologically sensitive areas which prohibit application for OS/PBU
uses, all the other newly included areas are proposed to be classified under either
Category 4 (about 93%) or Category 3 (about 7%). The locations and classification
of the newly included areas are shown on Plans 1b, 2a, 2b, 3 and 4 under the revised
Guidelines at Appendix I11.

Site Classification

(A) Update to take into account latest planning circumstances

5.1 Since the promulgation of TPB PG-No. 13E in 2008, there have been changes in
planning circumstances in the rural NT, rendering the site classification for some
sites no longer appropriate. For example, some sites have been rezoned to other
uses with a different planning intention and permissible uses (e.g. rezoning from
“Undetermined” to residential zonings), or the intended permanent development
under the relevant zonings (e.g. “Comprehensive Development Area”, “Residential
(Group B)”, “Government, Institution or Community”) have been implemented and
there is no room for temporary OS and PBU uses at these sites. As such,
opportunity is taken to review the classification of the relevant sites.

5.2 Upon review, the classification of 44 sites with zoning changed and/or permanent
development implemented is proposed to be amended. Among them, 43 sites are
re-classified from Category 2/Category 3 mainly to Category 4, to reflect the zoning

2

3

Under the Survey, brownfield sites include primarily agricultural land in NT which has been formed and occupied
by industrial, storage, logistics and parking uses. Most of the brownfield uses captured by the Survey, except for
a few uses including warehouse (those with more than 50% of site covered), workshops and parking for private
cars, are OS/PBU uses covered by the Guidelines.

While being located in Tsuen Wan district in Metro Area, the OZP was previously covered by a Development
Permission Area Plan as similar to other rural OZPs, and is therefore included.
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amendments and completed developments of the concerned sites (Plans 1 to 11),
and a site zoned “I(D)” is re-classified from Category 3 to Category 1 considering
that the site is suitable for OS and PBU uses. The re-classification proposals with
their justifications are set out in Appendix 11.

(B) Update with regard to Brownfield Survey

5.3 According to the Brownfield Survey, there was a total of 1,579 ha of brownfield
sites in NT as at the survey period between 2017 and 2018. About 653 ha are
within the NDAs.  With the implementation of NDAs in time, the existing OS and
PBU uses in the areas will be phased out. To avoid spreading out of these uses to
environmentally sensitive areas, there is a need to channel them to more appropriate
locations.  With this in mind, the current Category 1 to 4 areas have been reviewed
on the basis of assessment criteria in paragraph 2.2 above.

5.4 The existing Category 1 and 2 areas are considered as the most suitable locations for
OS and PBU uses, and should be kept to provide room for accommodation of such
uses, which may be displaced from other areas, particularly NDAs.

5.5 For areas with extensive vegetation or within/close to village setting/residential
areas, they are primarily classified as Category 4. The intention remains to be
keeping such areas intact and discouraging proliferation of OS and PBU uses in
these areas, and applications for OS and PBU uses will normally be rejected. Upon
review, the Category 4 areas should generally be kept, and any unauthorized uses in
these areas should be phased out and channelized to other more appropriate locations,
e.g. Category 1 and 2 areas.

5.6 As revealed in the Brownfield Survey, a number of sites falling within areas
currently categorized as Category 3 are mainly occupied with brownfield uses which
are regarded as existing uses* under the TPO or having obtained planning
permissions from the Board over the years. The Survey reveals that some of the
sites accommaodating these authorized brownfield uses have congregated in certain
areas as clusters, and the concerned sites have generally lower landscape value but
with road access. Reflecting evolution of changing circumstances and planning
intention over time, areas occupied by these sites generally comply with the
designation criteria for Category 2 area set out in paragraph 2.2 above, and have
scope to accommodate brownfield operations particularly those displaced by the
NDAs. Upon review, 20 sites (about 148 ha of land) in Yuen Long, Tuen Mun and
North District currently classified as Category 3 are identified as suitable to be re-
classified to Category 2. Most of them are located within or close to existing
brownfield clusters classified as Category 1 and 2 of TPB PG-No. 13E, and/or
mainly occupied by brownfield uses which are existing uses or covered by planning
permissions (Plans 1 to 11). The detailed re-classification proposals with their
justifications are at Appendix I1.

4 “Existing use” means a use in existence before the publication of the first statutory plan covering the area, and is
tolerated under the TPO.



(C) NDAs

5.7 Inthe past decades, some NDAs have been identified to serve as major development
nodes in the NT to meet the housing and economic needs of the community. For
KTN/FLN NDA and HSK/HT NDA, the relevant OZPs were approved in 2015 and
2018 respectively. In accordance with the land use framework in the OZPs, the
NDAs will proceed with implementation by phases, and the existing OS and PBU
uses in these areas will be gradually phased out and replaced by land uses designated
on the relevant OZP newly approved for the NDA concerned.  Since the impending
NDA development will already provide a solution for re-planning the existing land
uses in the area, the assessment criteria in paragraph 2.2. above are considered no
longer relevant. In view of the above, an alternative approach is suggested for
consideration of planning applications for OS and PBUs uses in the NDAs.

5.8 The current site classification in NDAs is proposed to be removed and replaced by
‘NDA’ designation on the relevant map (Plans 1a and 2a of Appendix I11) under
the Guidelines. Where a planning application for the area involves existing OS and
PBU uses in the said NDA with planning permission from the Board or permitted
under the previous zonings of the OZP (that drawn up before the area was planned
as NDA), it is proposed that sympathetic consideration may be given to applications
for continued operation of these uses (through applications for renewal of planning
permission or through fresh applications involving the same site) until the land is
required for NDA implementation, provided that there are no adverse departmental
comments and local objections and the approval conditions under previous planning
permission, if any, have been complied with. Technical assessments, where
appropriate, should be submitted in the planning application to demonstrate that the
continued operation of the uses would not have adverse drainage, traffic, visual,
landscape and environmental impacts on the surrounding areas and the concerns of
departments and local residents, if any, can be addressed through implementation of
approval conditions.

5.9 To avoid infiltration of new OS and PBU uses before the implementation of NDAs,
new applications involving sites which are not previously approved for OS and PBU
uses would normally be rejected unless under exceptional circumstances.

5.10 The suggested approach should also be adopted for future NDASs upon the gazetting
of relevant new/amended OZPs for the NDAs”.

Assessment Criteria

6.1 To facilitate assessments on applications for temporary OS and PBU uses, the
current Guidelines set out the general requirements of concerned departments on site
planning, transport, environmental planning, and other matters. The concerned
bureaux/departments have been consulted to update the relevant requirements in the
Guidelines.

5

The future NDAs may include those in Yuen Long South and New Territories North.



6.2

6.3
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Some OS and PBU uses have been operated in compliance with the planning regime
for some time, and are generally allowed to continue the operation if not for the
resumption and clearance by Government to make way for development. These
OS and PBU uses have a role to play in Hong Kong’s economy and provide
considerable employment opportunities. Some of the affected operators may wish
to continue their business but face difficulties in finding a replacement site. To
allow flexibility to cater for such circumstances, it is proposed that 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 are met:

@ policy support is given by the relevant bureau(x) to the application for
relocation of the affected uses/operations to the concerned sites; and

(b)  no adverse departmental comments and local objections, or the concerns
could be addressed by approval conditions.

A set of draft revised Guidelines (to be renumbered as TPB PG-No. 13F) with
incorporation of the proposed revisions mentioned in paragraphs 4 to 6.2 above as
well as other amendments proposed by the concerned departments are at Appendix
111, with amendments highlighted in bold and italics or erossout. The Guidance
Notes currently attached to the Guidelines setting out the relevant submission
requirements have also been updated, and a revised version is at Appendix Illa.

Revised Areas under the Guidelines

7.1

Taking into account the proposed extension of the coverage of the Guidelines in
paragraph 4 and re-classification proposals in paragraph 5 above, the change in the
land areas under the Guidelines are set out as follows:

Area (ha)
Catl | Cat2 | Cat3 | Cat4 | NDAs | Total

(A) TPB PG-No. 13E 630 157 3,946 | 5633 | 1,057 | 11,423
(B) Extending coverage to include areas 0 +0.08 | +360 | +4,673 i +5,033

covered by greater number of OZPs
(C) Review Site Classification

- tq reflect change in planning 47 24 -106 +108 i 154

circumstances

- with regard to the Brownfield Survey 0 +148 -148 0 - 0
(©) 'Zg;‘]d area upon review [ie. (A) + (B) + | g5 | 2g1 | 4052 | 10,414 | 1,057 | 16.441
Change [D)-(A)] +7 +124 | +106 | +4,781 ) +5,018

# about 15ha of land re-classified from Category 2 or Category 3 to No Category

6

There were two similar cases approved by the Board in the past. These two applications for temporary OS uses in
the “Agriculture” zone in Pat Heung OZP (Category 3 area with no previous approval) were approved by the
Rural and New Town Planning Committee in 2011 on sympathetic consideration that the applied use is for
reprovisioning of the business affected by the Guangzhou-Shenzhen-Hong Kong Express Rail Link project, with

the support of the Highways Department.




7.2 The updated areas under Category 1 to 4 and location of the NDAs are shown on
Plans 1 to 4 of Appendix I1I.

8.  Comments of Bureaux and Departments
The proposed revisions to the TPB PG-No. 13E have been circulated to relevant
Government bureaux/departments (B/Ds) for comments. The comments of the B/Ds
on the re-classification proposals and revised assessment criteria have been incorporated,
as appropriate, in the proposed revised Guidelines at Appendix I11. No objection or
major adverse comments have been received. The major comments received from B/Ds
and Planning Department (PlanD)’s responses are set out in Appendix V.

9. Promulgation
Upon Members’ agreement to the proposed revisions to the TPB PG-No. 13E, a press
release will be issued and the revised TPB PG-No. 13F will be uploaded to the Board’s
website to inform the public of its promulgation. The revised Guidelines shall take
effect upon promulgation.

10. Advice Sought
Members are invited to endorse the proposed revisions to the TPB PG-No. 13E at
Appendix I11.

Attachments

Plans 1 to 11 Location of the Proposed Re-classified Sites

Appendix | Proposed Extended Coverage of the Guidelines
Appendix I List of Proposed Re-classified Sites
Appendix 111 Revised Draft TPB Guidelines for Application for Open Storage and

Port Back-up Uses under Section 16 of the Town Planning Ordinance
(Draft TPB PG-No. 13F)

Plan 1a and 1b: NWNT

Plan 2a and 2b: NENT

Plan 3: SENT

Plan 4: SWNT

Appendix Illa  Revised Guidance Notes for Application for Permission For Temporary

Open Storage and Port Back-up Uses under Section 16 of the Town
Planning Ordinance (Cap. 131)

Appendix IV Major Comments of Bureaux/Departments and PlanD’s Responses

PLANNING DEPARTMENT
MARCH 2020
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Appendix Il of
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List of Proposed Reclassified Sites

Site No.
(Site areg
(about)

Zoning on Outline Zoning
Plan (OZP)

Proposed
re-classification

From

| To

Reasons forProposedRe-classification/
Remarks

Yuen Long District

YL-1
(14.84 ha

SBHVLGHQWLDO
(R(D))& 2$JULFXO
(3$*5)(Plan )

Cakegory
(Cat)3
(14.20ha)
/
Catl
(0.64ha)

Cat2*

fMostly occupied by brownfieldses
which existed when the first statutory
plan was gazetted

fAccessible vidDeep Bay RoadAlso
senved by an alternative road (Kai Peé
Ling Road)from the south

YL-2
(14.97 ha)

S5HFUHDRECRQ”
(Plan 1)

Cat3

Cat2*

fMost of the site subject &pproved
s.16 applications faemporaryopen
storage QS) uses

fAccessible via local trackoff Tin Tsz
Road

YL-3
(15.83h4)

S& RPSUHKHQVLY
'HYHORSPHQW $
(*&'$) DQG 25(Plan

2)

Cat 3

Cat2*

fMostly occupied bybrownfield uses
which existed when the first statutor
plan was gazetted

f$GMRLQV DQ 2, ' ~ ]RQ

fAccessible via San Tam Road and
Chuk Yau Road

YL-4
(7.89 ha

3,GXVwWULDO *
(3(D) ") (Plan 2

Cat 3

Catl

fReclassified to Cat 1, taking into
account thed(D) “zoning for the site

fAccessible via San Tam Road and
Chuk Yau Road Improveal
accessibility with completion a@hun
ShinRoad to the north of the site in
2004

YL-5
(5.73 ha)

34GR"(Plan 2

Cat3

Cat2*

fBoth clusters are currently largely
occupied by various brownfield uses

f$GMRLQ D &DW DUHE
the north

fAccessible via San Tam Road / Fung
Kat Heung Road

YL-6
(11.25 ha)

3$*5(Plan 2

Cat 3

Cat2*

fSome of the existing OS and vehicle
repair workshop uses are subject to
temporary planning approvals

fSeparated from residential area to t
north by Tsing Long Highway

fAccessible via Kam Tin Road

YL-7
(2.9ha)

35 "“(Plan 3

Cat 3

Cat2*

fMostly occupied by brownfield uses
which existed when the first statutory
plan was gazetteand/orwith
approved s.16 applications for

* Proposede-classificationwith regardto the Brownfield Survey
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Site No.
(Site areg
(about)

Zoning on Outline Zoning
Plan (OZP)

Proposed
re-classification

From

To*

Reasons forProposedRe-classification/
Remarks

temporarybrownfield uses

fBoundedby Shek Kong Barracks ang
Kam Tin River

fAccessible via Kam ShiNorth Road

YL-8
(5.05h3)

3$*5(Plan 3

Cat 3

Cat2*

fMostly occupied bybrownfield uses
which existed when the first statutory
plan was gazetted

fThe westermpartadjoins a Cat 1 area
3, ' ]R1Q the north

fAccessible via Kam Shi8outhRoad

YL-9
(2353 ha)

AGR " (Plan 3)

Cat 3

No
Cat

fTo reflect the existing Shek Kong
Stabling Siding®f XRL

YL-10
(8.00h3)

AGR " (Plan 3

Cat 3

Cat2*

fSome of the sitesitih approveds.16
applications fotemporaryOSuses

fAdjoins Cat 1 areas to the east and
north acoss Kam Tin Roa@32 6~
zone) Thesites are surrounded by
Shek Kong Stabling Sidings of XRL
DQG 326" ]RQH

fAccessiblevia Kam Tin Road / local
track off Kam Tin Road

YL-11
(11.12ha)

35 ' (Plan 3

Cat 3

Cat2*

fMostly occupied by brownfield uses
which exsted when the first statutory
plan was gazetteahd/orwith
approved s.16 applications for
temporarybrownfield uses

fTo its south across Kam Tin Road is
Catlareq326” ]RQH

fAccessible vidkam Tin Road

YL-12
(5.12ha)

35 ' (Plan 4)

Cat 3

Cat2*

fMostly occupied bybrownfield uses
which existed when the first statutory
plan was gazetted

fAccessible vidckan Kam Road

Others
(56.21 ha

Various(Plans 1to 4)

Cat2/
Cat3/
No cat

Cat4/
No
Cat

f To reflectexistingtompleted
developmentdo reflect planing
intention of sites, to reclassify based
on updated zoning$o tally with
zoning boundaries

North District (Plans 5 to 8)

NE-1
(5.69 ha)

REC’ (Plan 5)

Cat 3

Cat2*

fMostly occupied byrownfield uses
which existed when the first statutory
plan was gaetted

fAccessible vidtkwu Tung Road and
Kam HangRoad

NE-2
(7.08 ha)

35 ' 7 3g*HPlan 5)

Cat 3

Cat2*

fMostly occupied bybrownfield uses
which existed when the first statutory

* Proposed relassification with regard ttihe Brownfield Survey
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Site No. Zoning on Outline Zoning Proposed Reasons forProposedRe-classification/
(Site areg Plan (OZP) re-classification Remarks
(about) From To*
plan was gazetted
fAccessible via a local track
connecting Hang Tau Road
NE-3 AGR " (Plan 5) Cat 3 Cat 4 | fTo reflectthe planned AgrPark Phasg
(9.08 ha I
NE-4 REC’ (Plan 5) Cat3 | Cat2* | fMostly occupied by brownfield uses
(3.35 ha) which existed when the first statutor
plan was gazettear with approved
s.16 applications faemporary
brownfield uses
fAccessible via Fan Kam Road
NE-5 3% *5(Plan 6) Cat3 | CatZ | fMostly occupied byrownfield uses
(21.69 ha which existed when the first statutory
plan was gazetted
fAccessible via Kong Nga Po Road
NE-6 3%*5(Plan 6) Ca3 Cat2* | fMostly occupied byrownfield uses
(8.26 ha) which existed when the first statutory
plan was gazetted
fAdjoins a Cat 2 area to the north
fAccessible via Ping Che Road
NE-7 3$*5(Plan 7) Cat3 Cat2* | fMostly occupiedoy brownfield uses
(0.92 ha) which exiged when the first statutory
NE-8 plan was gazetted
(0.23 ha) fSites NE-7 andNE-9 adjoin Catl
NE-9 ares (326 ° ] RO tHe north
(0.91 ha) fAccessible via Sha Tau Kok Road /
local track off Sha Tau Kok Road
NE-10 3$*5(Plan 7) Cat3 | Cat2* | fThe eastern siteith approveds.16
(2.85 ha) application for temporary public
vehicle park
fThe western site is covered by
brownfield usesvhich existed when
the first statutory plan was gazetted
fLocated near Cat 1 and Cat 2 areas
the northwest across Shau Kok
Road
fAccessible via Sha Tau Kok Road
NE-11 S5HVLGHQWLDQO Cat3 Cat 4 | fToreclassiy based oupdatel
(28.19 ha) S5HVLGHQWLDO zonings
dillage Type
'"HYHOR S PI$®3N -
3*UHHQ %61 W~
32SHQ 6SDFH&’
(Plan 7)
Others Various(Plans 5 to 8) Cat3/ | Cat3/| fTo reflectexistingtompleted
(7489 ha) Cat4/ | Cat4/| developmentgo reflect planning

* Proposed relassification with regard ttihe Brownfield Survey
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Site No. Zoning on Outline Zoning Proposed Reasons forProposedRe-classification/
(Site areg Plan (OZP) re-classification Remarks
(about) From To*
No cat No intention of sites, to reclassify based

Cat on updated zoning#o tally with
zoning boundaries

Tuen Mun Distri ct

T™-1 R(D) (Plan 9) Cat3 Cat2* | fMostly occupied bybrownfield uses

(3.35 ha) which existed when the first statutory
plan was gazetted

Others 3*0p”  3* (Rlan 10) Cat3 Cat4 | fTo reflect completedevelopments

(7.11ha) and to tally with zoning bawdaries

Tai Po District

Others Various(Plan 11) Cat3/ | Cat4/ | fTotally with theboundaryof the

(4.2ha) Cat 4 Cat 3 relevant zones

* Proposed relassification with regard ttihe Brownfield Survey
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TPB PGNo. 1FEF(draft) (Revisedoeteberz008Viarch 2020

TOWN PLANNING BOARD GUIDELINES FOR APPLICATION
FOR OPEN STORAGE AND PORT BACK-UP USES
UNDER SECTION 16 OF THE TOWN PLANNING ORDINANCE

(Important Note:

The Guidelines are inteled for general reference only.

Any enquiry on this pamphlet should be directed to the Secretariat of the Town Planning
Board (1%' Floor, North Point Government Offices (NPGO), 333 Java Road, Hong Kong
- Tel. No. 223 4810 or 2231 4835) or the Planning Enquiry Counters of the Planning
Department (Hotline: 2231 5000) (17 loor, NPGO and 12 Sha Tin Government
Offices,1 Sheung Wo Che Road, Sha Tin).

The Guidelines are subjectrevision without prior notice.)

1. Scope and Application

1.1 The Town Planning Board (the Board) recognises that the proliferation of
open storage activities in the New Territories has led to considerable
degradation of the rural environment and caused serious problems related
to impacts of noise and air pollution, flooding and visual intrusion as well
as readraffic congestion and safety. In order to prevent further
uncontrolled sprawl of activities and minisai adverse environmental
LPSDFWV UHVXOWLQJ IURP VWDKHVH:IDE Q 0 G/ HYW K24
6SHFLILHG 8VHV  DQQR¥WBWHWE 33RVBVWWBDFNRQHV
designated in appropriate areas on statutory town plans with a view to
meeting the demand for open storage and port -bpckites and to
regularisingthe already hapazard proliferation of such uses within these
zones. The intention is to provide for the rational development of open
storage of materials which cannot be accommodated in conventional
godownpremises.

1.2 ,Q 326"~ 328 3%8 " DQG 3} QGXVWULDOQR@MERXS '~
storage and port backip uses are generally permitted. That said,
specific open storage and port bagk uses such as container storage,
storage of dangerous goods and container trailer/tractor park which may
cause significant enviromental nuisance, safety hazards or transport
problems require planning permission from the Board. The purpose is to
ensure that such open storage and port-ogakses would have no adverse
environmental, drainage, traffic and othenpiacts on the surroding
ares.



1.3

Temporary open storage and port bagkuses may also be permissible on
application to the Board in areas covered by rural statutory town Iplans
outside the designated zones in paragraph 1.2 aboescept in
environmentally/ecologic®@ O\ VHQVLWLYH DUHDV LQFOXGLQJ
6FLHQWLILF ,QWHUHVW"’ 3666, S&RQVHUYDWLR
SBURWHFWLRQ $UHD”’ 3&3%° 3 2W &nHdthted6 SHF LI L H
3Comprehensive Development and Wetland Enhancement } Area

328 &':($ ~DQ GthéSpecified UseS D Q Q R Wanmprehénsive
Development and Wetland Protection Area 328 &':3%$ °~ JRQHV
where such uses are prohibited. In granting permission for temporary
uses, the Board would, based on individual merits of each application,
determne the exact timgeriod of permission, and such period, in any
event, would not exceed 3 years

Open Storage Uses

1.4

1.5

32SHQ 6 WRUDJH® XVHV FRQVLGHUHG KHUH UHODW&E
for which the greater part of the site (i.e. gengrafisumed to be more than
50%) is uncovered and used for storage, repair or breaking other than
containefrelated usedJncovered Storage activities ancillary to industrial,
workshop and warehousing on the same #iteot exceeding 50% of the

site area,are excluded from this definition. The definition however
includes temporary structures such as those found on dumping and vehicle
repair sites (for examplgalvanisedsheeting used for carports), as these do
not radically differ from the appearance, urat or impact of operations
carried out in open accommodation. It also includes open storage use with
on-site commercial activities, e.g. display and sale of vehicles.

Examples of open storage activities conforming to the above definition
include :

- Sstorage ofgeneral goodsuch asrattan and bamboéogs and timbey
ceramic/pottery productgprocessed agricultural productsised
electrical appliancescrap metalcans/tanks construction materia)
construction equipmentrecyclable materialge.g. waste paper and
waste plastick etc.

- Sstorage of chemical products

- Sstorage of dangerous goods

- Sstorage of vehicles for stripping/breaking or repairing

- Sstorage of vehicles ahvehicle parts for sale or disposal
- Mvehicle depot



Port Backup Uses

1.6 Port backup uses are those padlated activities which are situated
off-port (i.e. beyond the perimeter of the container terminals, river trade
terminals and public andipate cargo working areas). Such activities are
essential to the operation of port activities but do not need to be located
within the confines of the port. For the purpose of these guidelines, the
following activities are defined as port bagf uses :

- container storage/repair yard

- container freight station

- container vehicle park/container vehicle repair yard
- freight forwarding services center

- logistic centre

General Planning Criteria

The following are criteria to be used in thesassment of planning applications for
open storage and port bagk uses.

2.1 Site Location

(@) Cateqgory 1 areas

22  Category 1 areas are areas considered suitable for open storage and
port backup uses. In general, such uses should be siteceas ar
JRQHG 326" 328 3%8 ~ 33QGXVAKHWIHOWRHUH D
compatible uses such as industrial uses, public utility installations,
qguarrying and other port baelp and open storage activities.
Apart from the above zones, other suitable sites iregweximity
to the existingand proposedross boundary links in the North West
New Territories are also included within this category. Generally,
open storagé port backup uses are permitted as of right under
such zones. Proposed uses which may cawsgnificant
environmental and traffic concerns require planning permission
from the Board in accordance with the notes of the plans.
Favourable consideration will normally be given to applications
within these areas, subject to no major adverse depagment
comments and local objections, or the concerns of the departments
and local residents can be addressed through the implementation of
approval conditions. Technical assessments should be submitted if
the proposed uses, such as container trailer/tractide gnd open
storage of chemical products/dangerous goods etc., may cause
significant environmental and traffic concerns.

(b)  Cateqgory 2 areas

23 Category 2 areas are areas mostly without clear planning intention
or fixed development programmeareas to be affected by major
upcoming infrastructural projectsaareaswithin or close to clusters
of open storagesrport backup or other types of brownfielgites
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(c)

ZKLFK DUH UHJDUGHG DV B3H[LVWLQJ XVHV"™ X
Ordinance and/orsubject of pevious planning approvals In
addition, the-andareasshould not be subject to high flooding risk.
Technical assessments, where appropriate, should be submitted to
demonstrate that the proposed uses would not have adverse
drainage, traffic, visual, landapingand environmental impacts on

the surrounding areas. 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, planrgnpermission could be granted on a
temporary basis up to a maximum period of 3 years.

Cateqory 3 areas

24

Category 3 areas are those outside the Category 1, 2 and 4
areas. Within these DUHDV S3H[LVWLQJ DQG DSSI
storage and port baalp uses are to be contained and
further proliferation of such uses is not acceptable.
Applications falling within Category 3 areas would normally
not befavourablyconsidered unless the applications are on
sites with previous planning approva(grespectve of
whether the application is submitted by the applicant of
previous approval or a different applicant) In that
connection, sympathetic consideration may be givehef
applicants—have—demeonstratggnuine effortshave been
demonstratedn compliancewith approval conditions of the
previous planning applicationand ireluded—in—the—fresh
apphicationsrelevant technical assessments/propokalse

been included in the fresh applicationsf required, to
demonstrate that the proposed uses would not gener
adverse drainage, traffic, visual, landscaping and
environmental impacts on the surrounding areas. Subject
to no adverse departmental comments and local objections,
or the concerns of the departments and local residents can be
addressed through the piementation of approval
conditions, planning permission could be granted on a
temporary basis up to a maximum period of 3 years

2-5(d) Category 4 areas

Category 4 areas are areas with ponds or wetland or with extensive
vegetation orclose to enviromentally or ecologically sensitive
areas, areas which are mostly used for residential purpose or
proposed for such purposes, areas near existing major village
settlements or areas subject to extremely high flooding risk.
Applications for open storage apdrt backup uses in Category 4
areas would normally be rejected except under exceptional
circumstances. For applications on sites with previous planning
approvals(irrespective of whether the application is submitted by
the applicant of previous approvair a different applicant) and
subject to no adverse departmental comments and local objections,

sympathetic consideration may be giventhke—applicants—have
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demonstrated-genuine efforts have been demonstratedin
compliance with approval conditions of ethprevious planning
applications andneluded—in—the—applicationselevant technical
assessments/proposave been included in the fresh applicatipn

if required, to demonstrate that the proposed uses would not
generate adverse drainage, traffic, visu#ndscaping and
environmental impacts on the surrounding areas. The intention is
however to encourage the phasing out of suchaomfiorming uses

as early as possible. Since the planning intention of Category 4
areas is to phase out the open storage pontl backup uses, a
maximum period of2 years may be allowed upon renewal of
planning permission for an applicant to identify suitable sites for
relocation. No further renewal of approval will be given unless
under very exceptional circumstances andheapplication for
renewal of approval will be assesl on its individual merits.

26(e) Taking into account theacreasingdemand for crosboundary car
parking facilities, applications for cro&®undary parking facilities
at suitalle sites inareas of tose proximity to the border crossing
points, such as in théSan Tin area, particularly near the existing
crossboundary link in Lok Ma Chau, mgaalso be considered.
Notwithstanding the criteria set out in paragraphs 2.1(c) and (d)
above, aApplication of such nature will be assessed on its own
merits, including its nature and scale of the proposed use and the
local circumstances, and subject to satisfactory demonstration that
the proposed use would not haadverse drainage, traffic, visual,
landscaping ah environmental impacts on the surrounding areas,
and each case will be codsred on its individual merits.

2.2 Other Site Location Considerations

2-#(a) Apart from the above broad location criteria, the following specific
criteria are also applicabte applications for opestorage and port
backup uses:

(a) port backup sites and those types of open storage generating
adverse noise, air pollution and visual intrusion (elgmp
sites vehicle repair activities, scrap metal and vehicle breaking,
storage of wind blown materials such as sand and cement) and
frequent heavy vehicle traffic should not be located adjacent to
sensitive receivers such as residential dwellings, hospitals,
schools an@ther community facilities; and

(bil) where the site &s to be accessed by local roads adjoining
sensitive receivers, traffic generating activities, such as
container storage/repair yards, container tractor/trailer parks,
and container freight stations, would not be permitted unless
traffic generation to anttom the site can bdemonstrated to
be acceptable.

2-8(b) The broad coverage of Category 1, 2, 3 and 4 aredseNerth
West New TerritoriesNorth East New Territories, and Southern
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part-of-North—\WesNew Territeriesis indicated orthe following
plans:Plans-1;2-and-3-respectively

Plan 1a - North West New TerritoriegNorthern Part)

Plan 1b - North West New Territorieg¢Southern Part)

Plan 2a - North East New TerritoriegNorthern Part)

Plan 2b - North East New TerritoriegSouthern Part)

Plan 3 SouthEastNew Territories

Plan 4 SouthWestNew Territories

2.3  Site Planning

(a)29 Adequate screening of sites through landscaping and/or fencing
should be provided at the periphery of the site within the boundary,
especially where sites atecated adjacent to public roads or are
visible from surrounding residential areas'he planting reduces
visual intrusion of unsightly storage uses such dsmping and
vehicle breaking and prevents overspill of activities beyond the
curtilage of the site. In order to provide a satisfactory screening
effect, adequate setback of boundary fence should be allowed for
continuous landscaping along the site boundary facing public
frontage. aAll the planting should be providedt-grade en-the
ground—or in fixed planters. and—+renlants in novable

containerspots plants-are not acceptable.Fhis—+reduces—visual

nllien N
kD

(b)2-20Applications should demonstrate that no adverse impacts on the
amenity of surrounding sensitive receivers will result, and that
adequate buffermp is available between sensitive receivers and
potential noise emitters such as container trailer/tractor parks and
container storage/repair sites.

()2 There-will-be-a—general presumption-against-developmentsenof

sites of less than 2,008neach for port backup usesand below
1,000n% eachfor open storage uses in rural argagyenerally not
encouraged other than sites located in major road corridors,
industrial/godowrl workshop areas, quarrying activities or where it
is demonstrated that optum use is made of the site. This is to
prevent the further proliferation of small sites in rural areas and
concentrate activities within appropriate surroundings, thus
minimisingsprawl over countryside@as and reducing travel trips.

(d)2-22For corainer storage/repair sites that would cause significant visual
intrusion to surrounding or adjoining residential uses in rural areas,
a maximum stacking height restriction of 3 units is recommended.
For safety reason, the stacking height of the matestated within
5 metresof the periphery of the application site should not exceed
the height of the boundary fence.



2.4

2.5

Transport

(a)2-33Port backup uses are major generators of traffic, with container
trailer/tractor parks generating the highasiffic per unit area. In
general, therefore, port bacip sites should have good access to the
strategic road network, or be accessgdnteans of purpose built
roads.

(b)224Traffic Impact Assessment (TIA) should be carried out for those
port backup and open storage uses generating substantial volumes
of traffic. TIA for sites served by local roads would need to
demonstrate that traffic does not interfere with sensitive receivers,
that traffic volumes do not exceed the capacity of the local road
netwak, or that proposed mitigation measures such as junction
improvements are practical and effective. Sites accessed by
unpaved tracks should not be considered for lpackup uses.

(c)25Sites should have a clearly defined exit and entrance poirallyisu
restricted to one unless demonstrated that separate exit/entrance
points are required (usually for large port bagkuses) as detailed
in a TIA. These should meet the Tr&@& UW 'HSDUWPHQW
requirements.

(d)2-26Adequate parking and queuing foresgtional functions and visitor
parking should be provided within the curtilage of the site to avoid
onstreet parking and queuing. Adequatenoeuvring space
should also be provided within the site for contairetated and
other vehicles. To facilitatéthe assessment of the application,
information on the type and the number of vehicles visiting the site
and length of stay of vehicles withilne site needs to be provided.

(e)227Adequate setbacks should be provided from public roads to allow
adequatssight lines to meet Transport DegadV PHQW TV UHTXLUHP |

Environmental Planning

238a)Applicants should take note of the requirements under the
Environmental Impact Assessment Ordinance (Cap. 499). In order
to determine whether the proposedrelepment is a Designated
Project as defined under the Ordinance, Schedules 2 andh& of
Ordinance must be checked.

2-39b)To minimize environmental nuisances generated by open storage
and port backup uses, such as air and noise pollution, the
enviioQPHQWDO PHDVXUHV UHFRPPHQGHG LQ \
Practice on Handiig the Environmental Aspects of Temporary
8VHV 2SHQ 6WRUDJH 6LWHV™ LVVXKHG E\ (QY
Department should be adopted.

2-20(c)Container storage/repair sites, and cargatrailer/tractor parks are
considered major noise emitters. Efforts should be made to ensure

v



that the noise impact caused by these activities wilnbemised
through screening, mounding, protection by noise tolerant buildings
or structures/empty coriteer boxes not subject to mite activities
and/or ensuring that sources of noise have no line of sight to noise
sensitive uses. It may be necessary for a traffic noise impact
assessment to be carried out in combination with a TIA. Where
necessary, nogs modeling may be required to demonstrate that
noise impacts on sensitive receivers are within those recommended
under the Noise Control Ordinance. Hours of operation may be
specified where sites cause noise problems to sensitive receivers
through trafficgereration and orsite activities.

221(d)Noise Impact Asssments should be undertaken for noise
generating activities such as those which involve the use of heavy
madineryincluding manoeuvring of heavy vehicleendworkshop
activities.

2-24e)To avoid potential land and water contamination from discharge of
untreated waste and leakage of oils, fuels and other discharges
(relating mostly to container storage/repair yards, container
trailer/tractor parks, anddumpingbreaking/repairing of motor
vehcles and used electrical appliances/scrap metals), proper
treatment 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 addrédss aspect is required.

()  The water demand generatefdtom temporary open storage and
port backup usesis presumed to be low. If water intensive
uses/operions would be locatedat the sites, water impact
assessment should be included in the planning applications to
identify mitigation measures to the water supply impact arisen
from the development.

223g)There is a general presumption against conversfoagricultural
land and fish ponds to other uses on aihacl basis in rural areas,
particularly in flood prone areas (i.e. in flood plains) or sites which
would obstruct natural drainage channels and overland flow.
Advice from the Drainage Services Dejpaent should be sought on
this aspect if in doubt. Planning applications in such zones should
include a drainage impact assessment (CdAJ include necessary
flood mitigation measures where appropriate. Sites should have
adequate drainage installatiomsd proper discharge points of
adequate capacity to allow adequate stormwater discharges to
minimiseflood risk.

224h)Adequate orsite provision should be made for reflgaste
collection and disposal.

2-25i) Reference should be made to the DaogerGoods Ordinance and



Waste Disposal Ordinance for guidelines on storageqlimgnand
licensing procedures.

2-2§j) The aplication should demonstrate that all fire safetguirements
have been met.

2.6 Other Considerations

2-24(a)Notwithstandirg the above locational and site planning criteria, each
application will be assessed on individual merits, taking due account of the
nature and scale of the proposed use and local circumstances. For
applications involving sites with previous planning aais, should there
be no evidence to demonstrate that the applicants have made any genuine
effort to comply with the approval conditions of the previous planning
applications, the Board may refuse to grant permission, or impose a shorter
compliance periodfor the approval conditions, notwithstanding other
criteria set out in thiSuidelines are complied with.

()  Having considered that the open storage and port bagkuses have a
role to play in Hong Kondgs economy and provideconsiderable
employment opprtunities, and theoperatorgusesaffectedby resumption
and clearance operations of the Government to make way for
developmentsmay face difficulties in finding a replacement sjte
sympathetic consideratiortould be given to such type ofapplications
exceptthose involving landn Category4 area(only minor encroachment
may be allowe}] if the following criteria are met

- policy support is given by the relevant burgajto the application
for relocation of the affected uses/operations to the concersitels
and

- no adverse departmental comments and local objections, or the
concernscould be addressed by approval conditions

3. Applications inNew Development AreatNDAS)

3.1 The planning forvarious NDAs (including PDASs)in the New Territories
has keenin progress and the land use proposdfs some ofthese areas
have beenncorporatedas appropriatanto relevant statutory town plans.
The NDAs will beimplemented byhases. While it is envisaged that the
existing open storage and port bathp uses in these area will be
gradually phased out, sympathetic consideration may be given to
applications for continued operation of thesesesduring the interim
period before the sitesare required for NDA development. For
applications in NDAs withnew/amenled OZPs gazetted the assessment
criteria set out in the following paragraps) instead of those in paragraph
2.1 aboveshould be adopted.

3.2  For existingopen storage and port baekp uses with previous planning
approval(s) and/or permittedunder the pevious OZPs, wmnpathetic
consideration may be giveto the application(irrespective of whether the
application is submitted by the applicant of previous approval or a
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3.3

3.4

3.5

different applicant) until the concerned site is required for
implementation ofNDA dewelopmenf provided that the relevant approval
conditions, if any, have been complied withTechnical assessments,
where appropriate, should be submitted to demonstrate thattreinued
operation ofthe current useswould not have adverse drainage, traff
visual, landscaping anenvironmentalimpacts onthe surrounding areas
and the concerns of the departments and local residentsany, can be
addressed through the implementatioof the approval conditions.

In view of the impending implementatioaf NDAs, new open storage and
port backup uses are generally not encouraged to infiltrate into the
NDAs. There is a general presumption againstich uses at greenfield
areas and/or at siteswith land use compatibility issuee.g.in close
proximity to eisting residential dwelling which may be subject to
environmental nuisancescaused by the OS and PBU usesApplications
will normally berejectedunless under exceptional circumstances

Any approved temporaryse anddevelopment should not jeopaemt the
long-term planned development on the respective /8ie surrounding
area under the NDAand the applicantshould be advised that the site
would berequired by the government at any time during the planning
approval period for implementation of gousement projects.

The above paragraphs are applicable to areas covered by the Kwu Tung
North/Fanling North NDA and Hung Shui Kiu/Ha Tsuen NDA, as well

as future NDAs upon the gazetting of the relevant new/amended OZPs for
such areas.

Compliance d Approval Conditions

43.1

To mitigate any adverse impacts of open storage and poriupagkes on

the surrounding areas, planning applications are usually approved with
conditions, for example, the submission and implementation of various
technical prposals. Under normal circumstances, the time allowed for
submission and implementation of such technical proposals is 6 and 9
months respectively, from the date of approval of the planning application.
For special cases that close monitoring is requisedh as uses within
Category 4 areas, a shorter coraptie period may be imposed.

Application for extension of time for compliance with the tilimeited
approval conditions will be assessed on individual merits. Such extension
of time will not begranted if the applicants have shown no genuine effort
in compliance with the approval conditions. Depending on the
circumstances of each case, the Board could determine the appropriate
extensionperiod, which may be shorter than the time under requést.

any event,for applicationsfor open storage and port baekp uses
approved on a temporary basis for 3 years, the maximum period for
compliance of approval conditions m®rmally 18 months. Beyond that,

no further extension of time will be allowed atié planning approval will

be revoked, unless undegry exceptional circumstances.
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Renewal of Temporary Planning Permission

For sites with temporary permissions for open storage and poriuipagkes, if

there is no major change in planning ciratamces since the last approval of the
application, the applicant will not be required to prepare new, but just the updates

of, technical assessments to support the application for renewal of the planning
permission, provided that the approval conditiohthe previous permission have

been complied with and there are no adverse departmental commentcand
objections.Referencecan be made to the procedures and assessment criteria

under Board $ Guidelines(Guidelines No. 3€ RU LWV ODWHVavewaHUV LR Q
of Planning Approval and Extension of Time for Compliance with Planning
&RQGLWLRQV IRU 7THPSRUDU\ 8VH RU '"HYHORSPHQW"’

Guidance Notes/he Board § Guidelines

65.1

6.2

,Q FRQMXQFWLRQ ZLWK WKLV VHW RI *XLGHOLC
Application fa Permission for Temporary Open Storage and Port Back

8VHV XQGHU 6HFWLRQ Rl WKH 7RZQ 30DQQLQ
HQFORVLQJ 37HFKQLFDO 1RWH RQ WKH 6XEPLVV
Landscape Proposals for Compliance with Conditions for Approved
Applications for Open Storage and Port BagkUses under Section 16 of

WKH 7RZQ 30DQQLQJ 2UGLQDQFH™ DQG RWKHU J>
Services Department, Environmental Protection Department and Lands
Department has been prepared to illustrate how toplomith and to

fulfill the technical requirements imposed by the relevant Government
departments and to give a stepstep guide to assist applicants in making
submissions for planning applications, and submissions for compliance

with approval conditions The Board$ Guidelines(Guidelines No. 3AC

RU LWV ODWHVW YHUVLRQ RQ 35HQHZDO RI 30DQ
Time for Compliance with Planning Conditions for Temporary Use or
'"HYHORSPHQW" VHW RXW WKH SURFHGXUHV DQG
applications. All applicants are encouraged to read the Guidance Notes and
Guidelines34AC in parallel withthiese Guidelines.

Apart from Plans 4, 1b, 2a, 2b, 3and34 which would be available on the

% R D U G%ite @dtlEesshttp://www.info.gov.hkipb/) and distributedat

the Planning Eenquiry Ceounters(PECs)of the Planning Department and
the Secretariat of the Board, advice could be sought from the respective
District Planning Office (DPO)as follows on relevant information
regarding the detailsf the Guidelines and the categorization of lamthe

Tuen Mun & Yuen LongWestDPO - Tel: 2158 6301
Fanling/Sheung Shui& Yuen Long East DPQO Tel: 31684025
Sha Tin, Tai Po & North DPO- Tel: 2158 6274

Sai Kung & Islands DPO- Tel: 21586177

Tsuen Wan & West Kowloon DPOTel: 24176658
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6.3 Besides, large scale plans are also available @&reiry-ounterECs of
the Planning Departmentand the Secretariat dhe Board for public
reference.

TOWN PLANNING BOARD
OCGTOBER2008VMARCH 2020
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