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Town Planning Board Guidelines for
Application for Open Storage and Port Back-up Uses
(TPB PG-No.13G)

1.  On 14.4.2023, the Town Planning Board Guidelines for Application for Open Storage
and Port Back-up Uses under Section 16 of the Town Planning Ordinance (TPB PG-No.
13G) were promulgated, which set out the following criteria for New Development
Areas:

(a) The planning for various New Development Areas (NDAs) (including potential
development areas) in the New Territories has been in progress and the land use
proposals for some of these areas have been incorporated as appropriate into
relevant statutory town plans. The NDAs will be implemented by phases. While it
is envisaged that the existing open storage and port back-up uses in these areas will
be gradually phased out, sympathetic consideration may be given to applications
for continued operation of these uses during the interim period before the sites are
required for NDA development.

(b) For existing open storage and port back-up sites with previous planning approval(s)
and/or permitted under the previous OZPs, sympathetic consideration may be given
to the application (irrespective of whether the application is submitted by the
applicant of previous approval or a different applicant) until the concerned site is
required for implementation of NDA development, provided that the relevant
approval conditions, if any, have been complied with. Technical assessments,
where appropriate, may also need to be submitted to demonstrate that the continued
operation of the current uses would not have adverse drainage, traffic, visual,
landscaping and environmental impacts on the surrounding areas and the concerns
of the departments and local residents, if any, can be addressed through the
implementation of the approval conditions.

(c) In view of the impending implementation of NDAs, new open storage and port
back-up uses are generally not encouraged to infiltrate into the NDAs. However,
sympathetic consideration may be given to applications for relocation of the
uses/operations affected by government projects to sites designated for
development purpose in 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 application and no adverse departmental comments and local objections, or
the concerns could be addressed by approval conditions. There is a general
presumption against such uses at sites with land use compatibility issue, e.g. in
close proximity to existing residential dwellings which may be subject to
environmental nuisances caused by the open storage and port back-up uses.
Applications will normally be rejected unless under exceptional circumstances.

(d) Any approved temporary use and development should not jeopardize the long-term
planned development on the respective site/the surrounding area under the NDA
and the applicant should be advised that the site would be required by the
government at any time during the planning approval period for implementation of
government projects.



2. In assessing applications for open storage and port back-up uses, the other major relevant
assessment criteria are also summarised as follows:

(a)

(b)

(©)

(d)

(€)

(M

port back-up sites and those types of open storage generating adverse noise, air pollution
and visual intrusion and frequent heavy vehicle traffic should not be located adjacent to
sensitive receivers such as residential dwellings, hospitals, schools and other community
facilities;

port back-up uses are major generators of traffic, with container trailer/ tractor parks
generating the highest traffic per unit area. In general, therefore, port back-up sites
should have good access to the strategic road network, or be accessed by means of
purpose built roads;

adequate screening of sites through landscaping and/or fencing should be considered
where sites are located adjacent to public roads or are visible from surrounding residential
areas;

there is a general presumption against conversion of active or good quality agricultural
land and fish ponds to other uses on an ad-hoc basis. For flood prone areas or sites
which would obstruct natural drainage channels and overland flow, advice should be
sought;

for applications involving sites with previous planning approvals, 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, notwithstanding other criteria set out in this Guidelines are complied
with; and

having considered that the open storage and port back-up uses have a role to play in Hong
Kong’s economy and provide considerable employment opportunities, and the
operators/uses affected by resumption and clearance operations of the Government to
make way for developments may face difficulties 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 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

(i) no adverse departmental comments and local objections, or the concerns could be
addressed by approval conditions.
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Previous S.16 Application covering the Application Site

Approved Application

Application No.

Development(s)/Use(s)

Date of Consideration

(RNTPQC)

AIYL-TTI757

Proposed Temporary Warehouse (Excluding
Dangerous Goods Godown) with Ancillary
Facilities and Associated Filling of Land for a
Period of 3 Years

17.4.2026
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Similar Applications for Temporary Open Storage and Associated

Filling of Land within the Subject “Agriculture” Zone

on the Tai Tong Outline Zoning Plan in the Past Five Years

Approved Applications

Application No. Development(s)/Use(s) Date of Consideration
(RNTPC)
1 A/YL-TT/583 Proposed Temporary Vehicle Repair Workshop 23.6.2023
and Open Storage for a Period of 3 Years and
Associated Filling of Land [Revoked on
23.12.2024]
2 A/YL-TT/617 Proposed Temporary Open Storage of Mobile 8.12.2023
T_0|!et for a Period of 3 Years and Associated [Revoked on 8.6.2024]
Filling of Land
3 A/YL-TT/642 Proposed Temporary Open Storage and 24.5.2024
Warehouse for Storage of Construction
Materials for a Period of 3 Years and Filling of [Revoked on
Land 24.11.2025]
4 A/YL-TT/675 Proposed Temporary Vehicle Repair Workshop 11.4.2025
and Open Storage for a Period of 3 Years and
Associated Filling of Land
5 A/YL-TT/695 Proposed Temporary Vehicle Repair Workshop 5.9.2025
and Open Storage for a Period of 3 Years and
Associated Filling of Land
6 A/YL-TT/770 Proposed Temporary Open Storage and 10.7.2026
Warehouse for Storage of Construction
Materials and Associated Filling of Land for a
Period of 3 Years
7 AIYL-TT/776 Proposed Temporary Open Storage of 8.5.2026
Construction Materials with Ancillary Facilities
and Associated Filling of Land for a Period of 3
Years
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Rejected Application

Park and Open Storage of Agricultural
and Construction Machinery and
Materials for a Period of 3 Years and
Associated Filling of Land

Application No. Development(s)/Use(s) Date of Rejection
Consideration

RNTPC! Reason(s)

1 | A/YL-TT/590 | Proposed Temporary Public Vehicle 19.5.2023 1), 2), (3)

Rejection Reason(s):

1. No strong justification provided to support a departure from the planning intention.

2. Not in line with the Town Planning Board Guidelines for “Application for Open Storage and Port
Back-up Uses” (TPB PG-No. 13G).

3. The applicant failed to demonstrate that the land filling was essential for the proposed use.
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Government Departments’ General Comments

1. Traffic
(@) Comments of the Commissioner for Transport:
* no adverse comment from traffic engineering perspective; and
* advisory comments as detailed in Appendix V.

(b) Comments of the Chief Highway Engineer/New Territories West, Highways
Department:

* no adverse comment on the application from highways maintenance perspective; and

e advisory comments as detailed in Appendix V.

2. Environment
Comments of the Director of Environmental Protection:
* no objection to the application;

* no substantial environmental complaint concerning the application site (the Site) has
been received in the past three years; and

* advisory comments as detailed in Appendix V.

3. Landscape

Comments of the Chief Town Planner/Urban Design & Landscape, Planning Department:

* based on the aerial photo taken in 2025, the Site was situated in an area of miscellaneous
rural fringe landscape character comprising temporary structures, graves and farmlands.
The proposed uses are considered not entirely incompatible with the landscape character
of the area;

* with reference to the above aerial photo and site photos taken by District Planning
Office on 24.6.2026, the Site was formed and mostly vacant. Some potted plants were
observed within the Site. No distinctive landscape resource was observed within the
Site. As stated in the Application Form, no tree felling will be involved;

* according to the Landscape Proposal in Further Information, 30 new trees are proposed
along the site boundary as a buffer to mitigate landscape impacts;

* inview of the above, no significant adverse landscape impact arising from the proposed
uses are anticipated; and

* advisory comments as detailed in Appendix V.
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4. Drainage

Comments of the Chief Engineer/Mainland North, Drainage Services Department:

* no objection to the application from the public drainage point of view provided that all
existing drains/watercourse should be maintained and the overland flow from adjacent
lands should not be affected;

* should the application be approved, conditions should be stipulated in the approval letter
requiring the applicant to submit a drainage proposal and to implement and maintain
the proposed drainage facilities to the satisfaction of the Director of Drainage Services
or of the Town Planning Board; and

* advisory comments as detailed in Appendix V.

5. FEire Safety

Comments of the Director of Fire Services:

* no in-principle objection to the proposal subject to the fire service installations and
water supplies for firefighting being provided to the Site; and

e advisory comments as detailed in Appendix V.

6. District Officer’s Comments

Comment of the District Officer (Yuen Long), Home Affairs Department:

His office has not received any comments on the application from the village
representatives in the vicinity of the Site.

7. Other Departments

The following departments have no objection to/ no comment on the application and their
advisory comments, if any, are detailed in Appendix V:

* Chief Building Surveyor/New Territories West, Buildings Department;

* Chief Engineer/Construction, Water Supplies Department;

* Project Manager (West), Civil Engineering and Development Department;
 Director of Electrical and Mechanical Services; and

e Commissioner of Police.
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Recommended Advisory Clauses

(@) to resolve any land issues relating to the development with the concerned owner(s) of the
application site (the Site);

(b) failure to reinstate the Site as required under the relevant approval condition upon expiry of the
planning permission might constitute an unauthorized development under the Town Planning
Ordinance and be subject to enforcement and prosecution actions;

(c) to note the comments of the District Lands Officer/Yuen Long, Lands Department (DLO/YL,
LandsD) that:

(i)

(i)

(iii)

(iv)

the Site comprises Government Land (GL) and Old Schedule Agricultural Lots held under
the Block Government Lease which contains the restriction that no structures are allowed
to be erected without the prior approval of the Government;

no permission is given for occupation of GL (about 406m? as mentioned in the application
form) included in the Site. Any occupation of GL without Government’s prior approval
is an offence under Cap. 28;

there are unauthorised structure(s) and/or uses on Lot 1598 S.A in D.D. 118 which is
already subject to lease enforcement actions according to case priority. The lot owner(s)
should rectify/apply for regularisation on the lease breaches as demanded by LandsD; and

if the planning application is approved, the lot owner(s) shall apply to LandsD for a Short
Term Waiver (STW) and Short Term Tenancy (STT) to permit the structure(s) erected
within the said private lot(s) and the occupation of the GL. The application(s) for STW
and STT will be considered by LandsD in its capacity as a landlord and there is no
guarantee that such application(s) will be approved. The STW and STT, if approved, will
be subject to such terms and conditions including the payment of waiver fee, rent and
administrative fee as considered appropriate by LandsD. Besides, given the proposed
uses are temporary in nature, only erection of temporary structure(s) will be considered;

(d) to note the comments of the Commissioner for Transport that:

(i)

(i)

the local track and footpath leading to the Site are not under Transport Department’s
purview. The applicant shall obtain consent of the owners/managing departments of the
local track and footpath for using the local track and footpath as the access to the Site; and

sufficient manoeuvring space should be provided within the Site. No vehicles are allowed
to queue back to public roads or reverse onto/from public roads;

(e) to note the comments of the Chief Highway Engineer/New Territories West, Highways
Department (CHE/NTW, HyD) that:

(i)

(i)
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HyD should not be responsible for maintaining any access connecting the Site and Tai
Shu Ha Road West; and

adequate drainage measures should be provided to prevent surface water running from the
Site to nearby public roads and drains;
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(F) to note the comments of the Director of Environmental Protection that:

(i)

(i)

(iii)

(iv)

the applicant should follow the relevant mitigation measures and requirements in the latest
“Code of Practice on Handling the Environmental Aspects of Temporary uses and Open
Storage Sites” issued by Environmental Protection Department to minimise the potential
environmental nuisances on the surrounding areas;

the applicant should implement appropriate pollution control measures outlined in the
Professional Persons Environmental Consultative Committee (ProPECC) Practice Notes
2/24 *Construction Site Drainage’ to minimise any potential environmental impacts on
nearby water bodies during the construction of the project;

all workshop activities shall be conducted within solid structures equipped with a
mechanical ventilation system, and its exhaust outlet should be located as far as
practicable from the nearby potential sensitive receivers; and

it is the obligation of the applicant to meet the statutory requirements under relevant
pollution control ordinances;

(g) to note the comments of the Chief Engineer/Mainland North of Drainage Services Department
(CE/MN, DSD) that:

(i)

(i)

(i)

the Site is in the vicinity of an existing streamcourse and the applicant shall be required
to place all the proposed works 3m away from the top of the bank of the streamcourse.
All the proposed works in the vicinity of the streamcourse should not create any adverse
drainage impacts, both during and after construction. Proposed flooding mitigation
measures if necessary shall be provided at the resources of the applicant to our
satisfaction;

the applicant is reminded to minimise the possible adverse environmental impacts on the
existing streamcourse in his design and during construction. Director of Environmental
Protection and Director of Agriculture, Fisheries and Conservation should be consulted
on possible environmental and/or ecological impacts of the development; and

for any change of existing ground level and associated works proposed by the applicant
that could affect adjacent land and cause other impacts and/or other issues to public, please
submit technical assessment(s) in other aspect(s) and seek comment from relevant
departments as necessary;

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

(i)

(i)

(iii)
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the relevant layout plans should be incorporated with the proposed fire service
installations (FSIs) to the Fire Services Department for approval;

the layout plans should be drawn to scale and depicted with dimensions and nature of
occupancy, and the location of the proposed FSls to be installed should be clearly marked
on the layout plans; and

if the proposed structure(s) is required to comply with the Buildings Ordinance (BO) (Cap.
123), detailed fire service requirements will be formulated upon receipt of formal
submission of general building plans;
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(i) to note the comments of the Chief Building Surveyor/New Territories West, Buildings
Department (CBS/NTW, BD) that:

(i)

(i)

(iii)

(iv)

v)

(vi)

(vii)

before any new building works (including containers/open shed as temporary buildings,
demolition and land filling, etc.) are to be carried out on the Site, prior approval and
consent of the BA should be obtained, otherwise they are UBWSs under the BO. An
Authorized Person should be appointed as the coordinator for the proposed building works
in accordance with the BO;

the Site shall be provided with means of obtaining access thereto from a street and
emergency vehicular access in accordance with Regulations 5 and 41D of the Building
(Planning) Regulations (B(P)R) respectively;

the Site does not abut on a specified street of not less than 4.5m wide and its permitted
development intensity shall be determined under Regulation 19(3) of the B(P)R at
building plan submission stage;

land of any pertinent right of way within the captioned lots giving access from a street to
the land-locked site in Lots No. 1598 S.B and 1598 S.C in D.D. 118 for compliance with
Regulation 5 of the B(P)R should be provided and excluded from the site area calculation
for the purpose of determining the development intensity under Regulation 19(3) of the
B(P)R;

if the existing structures are erected on leased land within the approval of the Building
Authority (BA), they are unauthorized building works (UBWSs) under the BO and should
not be designated for any proposed use under the captioned application;

for UBW erected on leased land, enforcement action may be taken by the BD to effect
their removal in accordance with the prevailing enforcement policy against UBW as and
when necessary. The granting of any planning approval should not be construed as an
acceptance of any existing building works or UBW on the Site under the BO;

any temporary shelters or converted containers for office, storage, washroom or other uses
considered as temporary buildings are subject to the control of Part VII of the B(P)R; and

(viii) detailed checking under the BO will be carried out at building plan submission stage; and

(J) to note the comments of the Chief Town Planner/Urban Design & Landscape, Planning
Department (CTP/UD&L, PlanD) that:

please be advised that the proposed tree species Tabebuia chrysotricha (& {L)E#5 K) and Cassia
surattensis (1) are not native species. The applicant is suggested to proposed native species
for achieving the design intent to enhance biodiversity and visual amenity.
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OUrgent OReturn receipt OExpand Group ORestricted OPrevent Copy

tpbpd/PLAND _ _ _

B ]
HFHBEH: V 202607 B 12HEHH 23:11
g tpbpd/PLAND
E3=F A/YL-TT/794 DD 118 Tai Tong
5l Internet Email

A/YL-TT/794

Lot Nos. 1594, 1595, 1596, 1597, 1598 S.A, 1598 RP, 1599, 1600, 1609, 1610, 1611, 1612,

1613 (Part) iin D.D. 118 and Adjoining Government Land, Tai Tong, Yuen Long

Site area: About 6,335sg.m (Includes Government Land of about 406sg.m)

Zoning: "Agriculture”

Applied use: Recyclable Collection Centre (Construction Materials) 6 Vehicle Parking / Filling of Land

Dear TPB Members,
The ink hardly dried on the 757 approval on 17 Apr, and already he envelope is being pushed.
Another relocation sob story.

“the proposed use is temporary in natufe. Approval of this application would not jeopardize the long-term
planning intention of the “AGR” zone”

Land that has been used for recycle operations is inevitably contaminated and will never again be suitable for
cultivation, or even for housing for that matter. :

“The application site in Yuen Long is adequately sized and currently vacant. Given that
the surrounding area is transitioning into brownfield sites to accommodate relocated

business operations, including open storage and vehicle repair workshops”

The consultant has deliberately excluded the reality that there is considerable agricultural activity in area and ’
this is reflected in the following statement:

“The application site falls under Category 3 areas”
The relocation ticket is now being used to penetrate into every corner of NT that will result in not the 22"
Century vision of a progressive tech led metropolis but instead clusters of high rises surrounded by badly

_ planned, third world operations surrounded by high rusting barriers.

Board members should resist the pressure from govt depts and adhere to the agreed formula re the
designation of areas suitable for relocation. :

The application should be rejected.
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Regards
Mary

From: I
To: tpbpd <tpbpd@pland.gov.hk>

Date: Thursday, 1 January 2026 6:10 PM HKT
Subject: A/YL-TT/757 DD 118 Tai Tong
A/YL-TT/757

Lot 1594 (Part) in D.D. 118, Tai Tong, Yuen Long
Site area: About 864sq.m

Zoning: "Agriculture”

Applied use: Warehouse/ 2 Vehicle Parking / Filling of Land

Dear TPB Members,

Strong Objections. Another Copy and Paste R-Riches relocation sob story. Hopefully the
consultant is not charging applicants for a 5-min exercise.

No previous history of applications, The location is NOT CAT 2 zoning. Moreover, it is part of a
cIus_ter of lots with active agriculture use.

| attended the Tai Tong OZP meeting. A generous amount of land was zoned for logistics and
brownfield use. This in addition to the large amount of Agriculture zoning allocated to Cat 2 to
accommodate relocations.

DevB when consulting Legco and other parties with regard to its plans for NT never advised that all
Agriculture land could be converted to brownfield as long as the operator could provide details of
relocation.

The application should be rejected.

Mary Mulvihill

From:

To: tpbpd <tpbpd@pland.gov.hk>

Date: Tuesday, 23 December 2025 3:54 AM HKT
Subject: A/YL-TT/757 DD 118 Tai Tong
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A/YL-TT/757 :
Lot 1594 (Part) in D.D. 118, Tai Tong, Yuen Long
Site area: About 864sq.m
Zoning: "Agriculture”
Applied use: Warehouse / 2 Vehicle Parking / Filling of Land
Dear TPB Members,

Strong Objections. No record of previous applications.
Another R-Riches copy and paste relocation sob story.

This is not Cat 2 designated. Moreover, these small warehouse operations are notorious for failure
to comply with regulations, in particular with regard to Fire Safety.

Dev Bureau has promised many times to limit the spread of brownfield operations and to
encourage the development of large purpose-built logistics parks.

lts continued support for ramshackle operations like this is contrary to the Good Story we are -
bombarded with on Hong Kong being a leading edge technology centre when reality is third
world. DB is shameless in its support of expediency over providing a modern living environment.

The application should be rejected.
Mary Mulvihill
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