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8 Recommendations 

 

Recommendations for “I” and “OU(B)” Areas 

 

8.1 It is considered that a cautious approach should be adopted to review the 

existing industrial land stock in “I”, “OU(B)”, “R(A)”, “R(E)” and “CDA” areas 

in view of the following:      

 

(a) a substantial amount of industrial land (with a total of about 295.4 ha “I” 

zone) has already been rezoned to “OU(B)” and other zonings since 2001 

after previous three rounds of Area Assessments to cater for the changing 

needs of the community (Appendix 1.1).  About 8.6 ha of “I” sites shall 

be subject to rezoning to other uses, while another 29.2 ha of “I” sites are 

subject to ongoing studies for possible rezoning to other non-industrial 

uses;  

 

(b) both vacancy rates of IBs in “I” and “OU(B)” areas have decreased from 

about 6.5% and 8.4% in 2009 to about 3.5% and 6.0% in 2014 

respectively, while the usage for both industrial and non-industrial uses in 

both types of areas has stabilised during the same period with about 48.9% 

GFA for industrial use in 2014.  The industrial areas in these two zones 

therefore still contribute to economic activities in various districts; 

 

(c) more active transformation to non-industrial use has occurred in “OU(B)” 

areas in the last five years, while relatively slower pace of new 

development and redevelopment was found in “I” area during the same 

period; 

 

(d) there is still a continued genuine need for industrial floorspace for the 

wide range of economic activities from traditional industrial uses to other 

industrial-related services/office uses.  The projected total industrial GFA 

for manufacturing and general warehousing uses are 16.06 million m
2
 in 

2018 and 16.90 million m
2
 in 2023; 

 

(e) sufficient floorspace in IBs needs to be provided to particularly meet the 

increasing demand for general logistics and warehousing use as well as 

the demand from manufacturing business relating to local consumption 

and supporting operations and functions of the city; and 

 

(f) floorspace for appropriate types of activities should be retained in 

different areas to help achieve a better balance in the distribution of 

population and employment. 

 

8.2 It is considered that further large-scale rezoning of land from “I” to other uses 

such as residential use should not be encouraged or promoted.  As such, the 

two outstanding rezoning proposals for Siu Lek Yuen and Fo Tan “I” areas 

should not be pursued.  Other than that, On Lok Tsuen “I” area should have 

some scope for increasing development intensity to help accommodate the 
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sustained demand of industrial floorspace, better use the land resources and 

increase job opportunities.  On the other hand, two “I” areas (i.e. Chai Wan 

Kok and Ap Lei Chau West) that have already been undergoing relatively more 

active transformation in the last five years could be considered for rezoning to 

“OU(B)” to further facilitate their transformation.   

 

8.3 On the other hand, there is a need to plan for new industrial land to meet the 

future demand for industrial use.  While land has been reserved in the new 

development areas (NDAs) in the NT for different economic land uses to 

provide jobs for substantial intake of population, the existing Metro areas which 

accommodate about 59.3% of the population in the territory (according to 2011 

Population Census) should also provide a variety of economic land uses in 

different districts to balance the distribution of homes and jobs and to reduce the 

travel needs.  As such, some industrial areas should therefore be retained in 

Metro areas, especially those that have not undergone substantial transformation 

and have largely been retained as predominantly industrial use.    

 

Areas with Scope for Transformation 

 

8.4 Chai Wan Kok “I” area in Tsuen Wan and Ap Lei Chau West “I” area in 

Southern District which have signs of transformation particularly in the last five 

years, and relatively high percentages of IBs under single ownership are 

considered having potentials for rezoning to “OU(B)”.  

 

8.5 Chai Wan Kok “I” area (Plan A12 at Appendix 3.6)  

 

(a) Chai Wan Kok is a traditional industrial area (about 19.1 ha) and a major 

employment node in Tsuen Wan.  About one-third of the land (about 6.9 

ha), mainly in the southwest near MTR Tsuen Wan West Station, had been 

rezoned to “OU(B)” in 2001.  In the last five years, this “OU(B)” portion 

has undergone gradual transformation with two new IBs completed 

(mainly for Office use) and one new commercial/office building under 

construction
30

.  

 

(b) The remaining “I” area of about 10.9 ha has a total of 40 IBs.  It has a 

high vacancy rate of about 9.0% which is much higher than the territorial 

figure of 3.5% for all “I” areas.  The vacancy is partly contributed by the 

existence of two wholly vacant IBs of over 50 years.  Over half of the 

IBs (23 buildings or about 57.5% of the buildings) are 30 years or above, 

including 11 buildings of over 50 years.  Over one-third (15 buildings or 

about 37.5%) of the IBs are under single ownership.  The GFA for 

industrial use in the area has decreased from about 53.5% in 2009 to about 

49.7% in 2014, which is much lower than the overall of figure of 62.5% 

identified for all “I” areas in 2014.  The subject “I” is still vibrant with 

majority of the GFA (about 44.8%) used for Warehouse/Storage purpose 

                                                      
30

  The survey for the area was conducted in November 2013.  The construction of the new commercial/office 

building was subsequently completed with occupation permit issued by the Building Authority in October 

2014. 
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(mostly in flatted factory buildings
31

), followed by Office use (about 

22.8%).  Only about 4.9% of the GFA is for Manufacturing/Workshop.  

On the other hand, the GFA for “Other Uses” has doubled from about 

1.7% in 2009 to about 3.4% in 2014 with the majority for showroom, 

wholesale centre and shop and services.  A planning application for 

wholesale conversion of two of the IBs for research, design and 

development centre, training centre, place of recreation, sports or culture, 

shop and services and eating place was approved by the Metro Planning 

Committee (MPC) of the Board in January 2015. 

 

(c) Noting that there would be a substantial quantum of population increase in 

Tsuen Wan in the coming years arising from the new residential projects 

currently under construction and planning
32

, and taking advantage of the 

highly accessible location of the area which is not far away from both 

MTR Tsuen Wan and Tsuen Wan West Stations, more employment 

opportunities and variety of jobs should be provided with a view to 

maintaining the area as a major employment node for a more balanced 

distribution of homes and jobs in the district. 

 

(d) In view of the above, the whole Chai Wan Kok “I” area is considered 

suitable to be rezoned to “OU(B)” to form a cluster with the existing 

“OU(B)” portion to facilitate transformation in the longer term. 

 

8.6 Ap Lei Chau West “I” area (Plan A5 at Appendix 3.6)  

 

(a) In the 2009 Area Assessments, the “I” area to the north of Lee Lam Road 

with five IBs (about 3.7 ha) was recommended for rezoning to “OU(B)”.  

Two out of five IBs in the area are under single ownership, while two IBs 

have less than 10 owners each.  In terms of use, about 38.3% of the GFA 

is for non-industrial use, including one IB each mainly for shop and 

services, and another IB mainly for Office use.  For the remaining three 

IBs, two of them are mainly for Warehouse/Storage, and one is mainly for 

car repairing and servicing.  A planning application for rezoning the site 

to “OU(B)” for a new office/commercial development was approved by 

MPC of the Board in March 2015. 

 

(b) In a wider context, the area is subject to changes in the future.  It is 

within about 700 walking distance from South Horizons where the 

terminus of MTR South Island Line (East) to be completed in 2016 would 

be located.  As mentioned in paragraph 6.38(a) in Chapter 6, , a site in 

the area together with adjoining “Other Specified Uses” annotated “Cargo 

Handling Area” and “G/IC” sites to the south of Lee Nam Road, which is 

mainly used as a temporary motoring school, has been identified for 

residential development.   

                                                      
31

  Flatted factory buildings generally refer to buildings designed for general manufacturing processes and uses. 
32

  A total of 15 residential projects are currently under construction or planning in Tsuen Wan.  Upon 

completion of all these projects, Tsuen Wan is expected to have an increase of about 16,770 flats for 

accommodating an additional population of about 40,200 persons. 
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(c) Taking advantage of the changing circumstances of the surrounding area, 

there is potential for further transformation of the area to non-industrial 

use.  It is therefore recommended to retain the recommendation of the 

2009 Area Assessments by rezoning the “I” area to the north of Lee Nam 

Road to “OU(B)” to provide more flexibility in the use of the land in the 

area. 

 

Scope for Enhancement of On Lok Tsuen “I” Area 

 

8.7 Apart from the above rezoning proposals, due consideration could be given to 

enhancing On Lok Tsuen “I” area in Fanling/Sheung Shui (Plan A17 at 

Appendix 3.6) with a view to better utilising the land resources, increasing 

employment opportunities and job variety, and helping achieve a more balanced 

distribution of homes and jobs in the district. 

  

8.8 The On Lok Tsuen area is the largest “I” area in the territory (about 32.6 ha with 

98 private IBs) as well as the major employment node in the North District.  

Currently, the area is subject to a maximum plot ratio and building height 

restrictions of 5 and 25m respectively on the Fanling/Sheung Shui OZP.  All 

the IBs are seven storeys or below in height, among which over one-third (36 

IBs or about 36.7%) are temporary structures of one to two storeys.  Majority 

of the IBs (73 IBs or about 74.5%) of the IBs are under single ownership.  28 

IBs or about 28.6% are 30 years or above and 34 IBs or about 34.7% are in poor 

condition.  In terms of usage, about 64.6% of the GFA is still for industrial use.  

Majority of the GFA (about 52.9%) is for Warehouse/Storage use, mostly in 

flatted factory buildings
30

.  The second and third largest users are Office (about 

12.3%) and Manufacturing/Workshop (about 11.7%) respectively.  The largest 

manufacturing business identified is car repairing occupying about 35.7% of the 

Manufacturing/Workshop GFA, most of which is in the said temporary 

structures of one to two storeys.  The vacancy rate of the area is 5.0% which is 

slightly higher than the territorial figure of 3.5% for all “I” areas.  The pace of 

new development/redevelopment in the area is generally slow.  In the last five 

years, only four new IBs were completed.  Three of them are predominantly 

for Warehouse/Storage use while the remaining one is mainly for Office use. 

 

8.9 In a wider context, the area is close to the East Rail Fanling Station, the Fanling 

North and Kwu Tung North NDAs with a total planned population of 176,900.  

In this regard, the area should better be retained as “I” to act as an employment 

node to serve the existing and new population in North District.  Other than 

that, proactive measures should be taken to identify available government land 

in the area for suitable uses, with a view to increasing employment opportunities 

and job variety.  This would help achieve a more balanced distribution of 

homes and jobs in the district.  Taking advantage of the strategic location of the 

area near the existing Sha Tau Kok Control Point and the future Liantang/Heung 

Yuen Wai Boundary Control Point, consideration may be given to disposing 

suitable government sites in the area for commercial/office and/or 

logistics/warehousing developments.  These new developments may also act as 

a catalyst to encourage more redevelopment of existing IBs in the area by the 
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private sector. 

  

8.10 Besides, with the relatively high percentage of IBs of single ownership, old age 

and poor condition, subject to technical assessment on its feasibility, 

consideration may also be given to relaxing the existing development 

restrictions on the OZP to help optimise the utilisation of the sites and also 

encourage private redevelopments.  

 

Outstanding Rezoning Proposal in 2009 Area Assessments not to Further 

Pursued 

 

8.11 Fo Tan “I” Area (Plan A14 at Appendix 3.6) 

 

As regards the outstanding rezoning proposal of 1.9 ha of land in Fo Tan (near 

East Rail Fo Tan Station) from “I” to “OU(B)” as recommended in 2009 Area 

Assessments (see paragraph 6.37 in Chapter 6), a review has been undertaken 

based on the latest findings collected in the subject Area Assessments.  Noting 

that all five IBs on the site are fully occupied with Warehouse/Storage as 

predominant use and that majority (about 91.6%) of the GFA is related to 

“Transportation, Storage, Postal and Courier Services”, it is considered more 

appropriate to retain the site as “I” to continue meeting the requirements of the 

industries and the demand for general logistics/warehousing floorspace. 

 

8.12 Siu Lek Yuen “I” Area (Plan A15 at Appendix 3.6) 

 

(a) The Siu Lek Yuen “I” area of about 7.5 ha comprises nine IBs, a bus depot 

and a site under construction for a new hotel development.  The whole 

area was recommended for rezoning to “R(E)” in the 2009 Area 

Assessments, subject to relocation of the bus depot.  The bus depot site is 

held under private ownership for bus depot use.  At present, it is still in 

operation without any relocation programme.  With the presence of the 

bus depot, the previous rezoning proposal for residential use is not 

recommended in view of the potential industrial/residential interface 

problems. 

 

(b) While the vacancy rate of the area has increased from 4.2% in 2009 to 

7.2% in 2014, most of the vacant GFA is found in one IB.  In terms of 

usage, about half (50.1%) of the GFA is still for industrial use, including 

about 35.3% for Warehouse/Storage use and about 14.8% for 

Manufacturing/Workshop (including an existing beverage factory).  On 

the other hand, the percentage of GFA for Office use has slightly 

decreased from about 19.7% in 2009 to about 15.5% in 2014, while that 

for “Other Uses” has significantly increased from about 0.4% in 2009 to 

about 7.4% in 2014.  Apart from the new hotel under construction, one 

IB had been wholly converted for office and commercial uses. 

 

(c) Despite the said hotel development and wholesale conversion project, 

there are still vibrant industrial operations in the area with majority of 
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GFA for industrial use.  As such, the existing “I(1)”
33

 zoning could be 

retained to cope with the demand arising from general 

logistics/warehousing.  However, noting the good accessibility of Siu 

Lek Yuen “I” area to the Ma On Shan Rail City One Station, government 

sites occupying by temporary uses adjacent to the area may be considered 

for non-industrial use such as commercial/office development so as to 

better utilise land resources, increase employment opportunities and 

support the industrial activities in the area. 

 

Measures to Further Facilitate “Other Uses” 

 

8.13 A large number of “Other Uses” have infiltrated into IBs, particularly those 

under multiple ownership, in recent years.  The figures have significantly 

increased as compared to those identified in 2009 Assessments, with GFA 

increased from about 2.4% to about 3.8% in “I” zone, and from about 3.5% to 

about 6.2% in “OU(B)” zone.  Many of the “Other Uses” are not uses 

permitted under prevailing planning and land administration regimes.  

Consideration is being given to providing more flexibility in land use zoning so 

as to enable better utilisation of the existing IBs.  From planning point of view, 

uses that would not cause nuisance to other users of IBs and would not 

compensate building safety and fire risk should be acceptable.  For instance, 

art studio not involving direct provision of services and goods has been 

incorporated in the “I” and “OU(B)” zones on Sha Tin OZP.  Similar 

amendments would be considered for other OZPs when opportunity arises.  

Apart from art studio, opportunity would further be taken to examining the 

feasibility of further allowing flexibility to facilitate more “Other Uses” in IBs, 

particularly for those which would unlikely have building and fire safety 

concerns and would not attract large number of outsiders/visitors.  Possible 

examples of emerging uses like hydroponics and aquaculture. 

 

8.14 Existing IBs, particularly those in urban area, with high ceiling design, heavy 

floor loading, and flexible floor layout are attractive to many uses, such as art 

gallery, religious institution, place of sports, culture or entertainment due to the 

relatively lower rent that they may offer when compared with office buildings.  

According to Fire Services Department’s advice, uses that would likely attract a 

large number of visiting members of the public due to direct provision of 

customer services or goods are not supported in IBs from the fire safety point of 

view.  Nevertheless, noting that many “Other Uses” have been in existence in 

IBs for years, a rising trend for such uses has been identified in the subject Area 

Assessments and many general public are patronising these uses every day, 

relevant departments should explore possible measures to safeguard the public 

against continuous exposure to fire risk in IBs. 

 

  

                                                      
33

  The Siu Lek Yuen “I” area was rezoned from “I” to “I(1)” in September 2006 to allow planning 

application for ‘Hotel’ use. 
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Recommendations for “R(A)”, “R(E)” and “CDA” Areas 

 

8.15 Certain positive signs of transformation could be identified in “R(A)”, “R(E)” 

and “CDA” areas, including relatively higher overall vacancy rate of IBs in 

these three zones (about 7.7%) than that in “I” and “OU(B)” zones (about 5.0%), 

and the approvals of 18 sites in the last five years for new developments or 

redevelopment for non-industrial use.  While a few sites are still found active 

for industrial use such as Tuen Mun Area 9 “R(A)” area and Sham Tseng “R(E)” 

area, it is considered not practical to rezone these sites back to “I” as they are 

already located in districts dominated by residential use.  It is therefore 

recommended to retain the zoning of all the sites in these three zones to 

continue encouraging and facilitating transformation. 

 

Possible Implications on Industrial Land Supply and Employment 

 

8.16 Taking into account the rezoning proposals of Chai Wan Kok and Ap Lei Chau 

from “I” to “OU(B)”, those “I” sites under preparation for rezoning highlighted 

in paragraph 6.36 in Chapter 6, and those “I” sites under other studies or 

reviews highlighted in paragraph 6.38 in Chapter 6 (excluding Sheung Shui
34

), 

the total land area of “I” zone in the territory is expected to decrease by about 

33.4 ha or 13.0% from about 256.1 ha to about 222.7 ha.  In terms of GFA, it 

would decrease by about 1.28 million m
2
 or 12.9% from about 9.93 million m

2
 

to about 8.65 million m
2
.  Table 8-1 below shows a summary of “I” sites with 

rezoning proposals: 

 

Table-8.1 Summary of “I” Sites with Rezoning Proposals 

Area Land Area Involved GFA of Existing IBs Involved  

“I” sites already under preparation for rezoning 

Kennedy Town 0.6 ha 51,141m
2
 

Sha Tin Area 65 2.8 ha --- 

Fanling Area 48 5.2 ha 2,476m
2
 

Sub-total 8.6 ha 53,617m
2
 

“I” sites under other studies/reviews for non-industrial use 

Ap Lei Chau West 0.3 ha --- 

Ping Shan 9.9 ha 68,944m
2
 

Sub-total 10.2 ha 68,944m
2
 

“I” sites proposed for rezoning to “OU(B)” in 2014 Area Assessments 

Chai Wan Kok 10.9 ha 896,388m
2
 

Ap Lei Chau West 3.7 ha 256,490m
2
 

Sub-total 14.6 ha 1,152,878m
2
 

TOTAL 33.4 ha 1,275,439m
2
 

 

 

8.17 For the “OU(B)” zone, the rezoning proposals will lead to an increase in total 

                                                      
34

 Sheung Shui “I” area is excluded as the study for public housing development being undertaken by HD is at 

an initial stage.  It is premature to determine the area of land to be rezoned for non-industrial use.  
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8.17 For the “OU(B)” zone, the rezoning proposals will lead to an increase in total 

land area from 198.6 ha to about 213.2 ha (by 14.6 ha or 7.4%).  In terms of 

GFA, it would increase by about 1.15 million m
2
 or about 7.6% from about 

15.16 million m
2
 to about 16.31 million m

2
.   

 

8.18 The rezoning proposals recommended would still retain the concerned industrial 

land for economic land uses.  As such, no significant impact on employment is 

expected.  The Chai Wan Kok and Ap Lei Chau West “I” areas proposed to be 

rezoned to “OU(B)” are estimated to have engaged 9,435 workers with the 

majority (about 78.8% or 7,433 workers) in non-manufacturing business.  

Even if all the IBs in these two areas are transformed to business use, new jobs 

will be created by the new development under the “OU(B)” zoning.  That may 

result in an increase in employment opportunities and more variety of jobs in 

view of the higher development intensity and worker density as compared with 

the existing IBs. 

 

8.19 As shown in Chapter 3, the existing IBs in “I” area amounts to about 9.93 

million m
2
 GFA (including those covered by the rezoning proposals as set out in 

paragraph 8.16 above), which is insufficient to meet the projected total 

manufacturing and warehousing GFA demand of 16.06 million m
2
 in 2018 and 

16.90 million m
2
 in 2023, not to mention the long-term estimated total industrial 

GFA requirement of 19.86 million m
2
 in 2041.  Nevertheless, it should be 

noted from Chapter 4 that about 40.1% or 6.08 million m
2
 GFA in the “OU(B)” 

area is still for industrial use.  Based on the trend over the past decade, it is 

found that redevelopment of IBs in “OU(B)” area has been going on 

progressively but it takes long time to materialise.  Assuming that such trend 

will continue with all existing 6.08 million m
2
 GFA for industrial use in “OU(B)” 

area be fully displaced by 2041, it is roughly estimated that about 5.15 million 

m
2
 and 4.00 million m

2
 GFA in “OU(B)” area would still be for industrial use in 

2018 and 2023 respectively (Table 7-5 in Chapter 7).  Such a situation 

indicates that the total IBs stock in “I” and “OU(B)” areas may not be able to 

fully meet the said demand for manufacturing and general warehousing 

floorspace.  To address the possible shortfall, available government sites in 

area zoned “I”, if considered suitable, may be disposed for industrial use to help 

augment potential industrial land supply.  However, the land lease and disposal 

arrangements may need to be further considered to ascertain whether and how 

such new land supply could meet demand for space for industrial uses apart 

from commercial uses.  Besides, redevelopment of existing IBs, which are 

currently underutilised still happening albeit at a slower pace, will also help 

increase the industrial floorspace supply.   

 

8.20 The tight supply of industrial floorspace would continue to be monitored, 

particularly that for manufacturing and general warehousing, amidst the 

rezoning of “I” in existing industrial areas to other zoning, continued conversion 

and redevelopment of IBs especially those in “OU(B)” zone to other 

non-industrial uses, and competing demand for floorspace in existing IBs from 

other uses. 
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8.21 In the long term, it would be important to identify, plan and reserve suitable new 

industrial land to meet the future demand of industrial sector, in particular those 

with special requirements such as modern logistics and warehousing.  To this 

end, economic land requirements and spatial development strategy for various 

types of industrial uses among others will be reviewed under the Hong Kong 

2030+: Towards a Planning Vision and Strategy Transcending 2030 Study 

(Hong Kong 2030+ Study) commissioned by PlanD, and in that context the 

future planning and provision of land for industrial use including but not limited 

to those from existing IBs will be examined holistically.  The provision of 

dedicated, modern and new industrial accommodation would need to be 

considered, not only for the modern logistics sector, but also for new industrial 

processes requiring high standard of accommodation.  By doing so, the 

demand for general warehousing floorspace in IBs would likely decrease if 

more purposely built private storage buildings are developed, thereby freeing up 

the space currently occupied in the existing IBs.  


