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On Lok Tsuen “I” Area 1 
 

On Lok Tsuen (Site A13) 
 
Zoning: “Industrial” (“I”) 

Area (in ha) (about): 32.62 ha (No difference from 2014 Area Assessments (AA)) 
No. of Private Industrial Building (IB): 96 (- 2 from 2014 AA)1 

 

 
Uses 
 

*  The share of GFA for “Others” uses (in brackets) were research & development or testing centre (2.1%) in 2014, and 

research & development or testing centre (2.3%), data centre (0.9%), shop & services (0.3%) in 2020. 

 
Business Nature of Occupied Units  Number of IBs with planning / lease 

approval since 2014 (Plan A13a) 
 

 

Wholesale conversion for 

eating place, office, shop and 

services (and private club) 

4 

I&T  Industries 1 

Concrete batching plant 1 

 
                                                      
1 Compare with 2014 IAA, 9 IBs are deducted and 7 IBs are added resulting in a net reduction of 2 IBs. 

 Total Surveyed 
No. of Units Involved 1344 896 (66.7% of total) 

GFA Involved (about) 550,489m2 429,406m2 (78% of total) 

Other Building(s)/Site(s):    Private: Electricity sub-station (ESS), concrete batching plant and 

work in progress sites 
 Government: Car park, open space 

Surrounding Land Uses 

(Plan A13) 
Commercial, residential and village type developments, GIC facilities 

(including police station, fire station, pumping station, ESS, offtake 

station, school and church) and open space 

Accessibility MTR Fanling Station located to the southwest, bus and minibus along 

Sha Tau Kok Road and Jockey Club Road  

Total GFA: 
472,090m2 
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On Lok Tsuen “I” Area 2 
 

Area Assessments 
 

Site A13, which is located at the eastern fringe of the Fanling/Sheung Shui New Town, is the largest 

“I” area in the territory in terms of land area and number of IBs.  A majority of the 96 IBs in this 

survey (about 71%) are under single ownership. Warehouse/storage took up about 73.2% of the floor 

space as the largest user.  Manufacturing and workshop was the second largest user (about 8.7% 

of the GFA), closely followed by office use of about 8.2% of the GFA.  A mixture of uses grouped 

under “Others” (about 5.3% of the GFA) came last.  Only around 0.1% of the units in the survey 

was found subdivided, and the mode of floor space per unit was mostly in the range of 81m2 to 133m2.  

Associated to these uses, majority of the shares in GFA were occupied by business nature of transport, 

storage, postal and courier services (39%) and import/export, wholesale and retail trades (30%).  

Only a very minimal share of GFA of about 0.03% was taken up by Creative and Cultural Industry.  

Compared with 2014, the visible increment in warehouse/storage use contributed to the overall 

increase in the GFA share for industrial uses.  Data centre grouped under ‘Others” was also an 

emerging use.  

 

Majority of the business (about 80%) in Site A13 have been established for over 7 years and about 

69.6% of these companies have been operating for 5 to 10 years or more based on responses to 

optional questions.  About 13.7% of the units were used by start-ups in Site A13, mainly used by 

import/export, wholesale and retail trades for warehouse/storage uses.  In terms of employment, 

about 5,738 workers are estimated to be engaged in IBs in Site A13.  The observed rate of 

vacant/under renovation of Site A13 is 4.6%, which was lower than the rate of 5.9% in 2014 and also 

lower than district average vacancy of 5.3% of North district under Hong Kong Property Review 

2021 by the Rating and Valuation Department.  Since 2014 only four IBs have obtained planning 

permission for wholesale conversion for retail and office uses. 
 
The survey showed that IBs in Site A13 were still in active use with low vacancy rate.  Wholesale 

conversion of IBs or redevelopment of sites including those occupied by temporary structures was 

not apparent.  That said, Site A13 is located near the existing Man Kam To, Lo Wu, Lok Ma Chau 

and Liantang/Heung Yuen Wai Boundary Control Points, as well as the existing Fanling/Sheung Shui 

New Town, the planned Kwu Tung North and Fanling North New Development Areas (NDAs).  The 

area is also well-served by the East Rail and major road network (such as the existing Sha Tau Kok 

Road/Ma Sik Road/Jockey Club Road branched off from Fanling Highway, and the planned new road 

linking Fanling Highway and the Liantang/Heung Yuen Wai Boundary Control Point which will 

further enhance the connectivity to the Northeast New Territories areas).  The locational advantage 

provides the area the opportunity to capitalize on the economic interaction between Hong Kong and 

the Mainland and serve as the major employment node for the existing and planned population in the 

surrounding areas (including the NDAs).  Disposal of suitable government sites in the area might 

further catalyse redevelopment.  Given the future large scale developments in the Northern New 

Territories including the future developments in Heung Yuen Wai/Ta Kwu Ling/Ping Che/Queen’s 

Hill, further review of Site A13 may be required at an opportune time taking account of any new 

policy initiatives as well as changes in the local character or planning context. 
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Plan A13bPlan No. M/HOLS/21/16
Date : 8.10.2021

On Lok Tsuen
SCALE 1 : 5 000

Land Ownership recorded from Land Registry (as at 2.6.2020)
Survey Sheets No. 3-SW-A and C

Land Ownership, Building Age, Number of Storeys and Building Conditions

Source : Survey undertaken by PlanD (as at 12.2019 - 11.2020) and Building age as in 12.2020

=6
24

Total Area : 32.62 ha
Total No. of Industrial Buildings : 96
Total No. of units : 1,344
Building Condition

Land Ownership
Single

Multiple

Boundary of " I " Zone

Fair

Unknown

Number Of Storeys
Building Age (Years)

Good

Poor

Government Land

Private Land (Non-IBs)

Building Age Unknown*



Appendix III of RNTPC 

Paper No. A/FSS/284B 
 

 

Previous Application covering the Application Site  

 

 

Rejected Application 

 

Application No. Proposed Developments Date of 

Consideration 

Rejection Reasons 

A/FSS/112 Social Welfare Facility (Elderly 

Centre) 

8.2.1999 

rejected by RNTPC 

(1), (2) and (3) 

 

Rejection Reasons 

 

(1) The proposed development is not in line with the planning intention of the "Industrial" zone. No 

strong justifications have been provided for a departure from such planning intention. 

 

(2) The proposed development is incompatible with the surrounding land uses which are industrial in 

character. No information has been provided to demonstrate that the proposed development would 

not create industrial/residential interface problems. 

 

(3) The approval of the application would set an undesirable precedent for other similar applications.  



Appendix IV of RNTPC 

Paper No. A/FSS/284B 
 

 

Similar Applications within the same “I” Zone on the  

Draft Fanling/Sheung Shui Outline Zoning Plan No. S/FSS/25 

 

Approved Applications 

 

No. Application No. Proposed Developments Date of 

Consideration 

Approval 

Conditions 

1 A/FSS/233 Proposed Shop and Services/Eating 

Place (in Wholesale Conversion of an 

Existing Building) 

7.8.2015 

Approved by RNTPC 

(1), (2) and (3) 

2 A/FSS/245 Proposed Eating Place, Office, Shop 

and Services (in Wholesale 

Conversion of an Existing Building 

Only) 

19.2.2016 

Approved by RNTPC 

(1) and (2) 

3 A/FSS/247 Proposed Eating Place, Private Club, 

Shop and Services (in Wholesale 

Conversion of an Existing Building 

Only) 

19.2.2016  

Approved by RNTPC 

(1), (2) and (4) 

4 A/FSS/248 Proposed Office, Eating Place, Shop 

and Services (in Wholesale 

Conversion of an Existing Building 

Only) 

19.2.2016 

Approved by RNTPC 

(1), (2) and (5) 

5 A/FSS/283 Proposed Shop and Services 

(Showroom) and Office (Wholesale 

Conversion of an Existing Industrial 

Building) 

23.7.2021 

Approved by RNTPC 

(1) and (2) 

 

Approval Conditions 

 

(1) Submission and implementation of proposals for water supplies for fire-fighting and fire service 

installations. 

 

(2) Design and provision of car parking spaces and loading and unloading facilities. 

 

(3) Submission and implementation of landscape proposals. 

 

(4) Design and implementation including development programme of the pedestrian crossing facility 

across Lok Yip Road. 

 

(5) Design and provision of sewage treatment facilities/sewer connections to the site. 
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Appendix VI of RNTPC 

Paper No. A/FSS/284B 
 

  

Advisory Clauses 

 

(a) The current application is for conversion of the industrial floor spaces within 

existing IB for shop and services (showroom) and office uses.  In order not to 

jeopardise the potential long term planning intention of the Site, the approval 

would be for the lifetime of the building.  Upon redevelopment, the Site would 

need to conform with the zoning and development restrictions on the OZP in 

force at the time of redevelopment which may not be the same as those of the 

existing buildings; 

 

(b) to note the comments of District Lands Officer/North, Lands Department 

(DLO/N, LandsD) and the Chief Estate Surveyor/Development Control, 

LandsD (CES/DC, LandsD) that 

 

(i) the proposed conversion works would be in breach of user and types of 

building clauses under the lease.  Therefore, if the planning application is 

approved, the lot owner will need to apply to LandsD for a lease 

modification or a waiver to effect the proposed uses.  LandsD acting in the 

capacity of landlord will consider the application which, if approved, will 

be subject to such terms and conditions as considered appropriate including 

the payment of premium/waiver fee and administrative fee.  There is no 

guarantee that such application will be approved.  Besides, the proposed 

alterations and additions works would be scrutinized in building plan 

submission stage; 

 

(ii) as the applicant in paragraph 6.1 of the Planning Statement (Appendix Ia) 

showed the intention to apply for a special waiver, the applicant should 

refer to the LandsD Lands Administration Office Practice Note No. 6/2019 

(the PN) for the prerequisites, no change to existing structure/bulk, 

requirement of the designated portion and specified uses (both as defined 

in the PN) for application of a special waiver under the 2018 IB 

Revitalization Scheme; 

 

(iii) paragraph 6.4 of the Planning Statement (Appendix Ia) mentioned that the 

building height and number of storey (of the proposed development) would 

remain unchanged from the existing condition.  The applicant is reminded 

that the recovery of total accountable GFA due to conversion works is not 

permitted (e.g. recovery of total accountable GFA due to demolition of the 

floor slabs is not permitted) except subject to restrictive exceptions stated 

in the PN;  

 

(iv) LandsD reserves comments on the details of the proposed conversion 

works (such as the schematic drawings in Appendix 4 of the Planning 

Statement (Drawings A-1 to A-8), GFA calculation, GFA accountability, 

exiting building bulk, the proposed specified uses/ location/ design/ size of 

designated portion, etc. as contained in the planning statement which 

would only be examined and considered in detail upon LandsD receive the 

owner’s application for a special waiver; 



 

(c) to note the comments of Director of Fire Services (D of FS) that detailed fire 

safety requirements will be formulated upon receipt of formal submission of 

general building plans; and as no details of the emergency vehicular access 

(EVA) have been provided, comments could not be offered by his department at 

the present stage. Nevertheless, the applicant is advised to observe the 

requirements of EVA as stipulated in Section 6, Part D of the Code of Practice 

for Fire Safety in Building 2011 which is administered by the Building 

Department; 

 

(d) to note the comments of Director of Electrical and Mechanical Services 

(DEMS) that: 

 

(i) it is noted that the Site is located in the vicinity of the underground 

Intermediate Pressure synthetic natural gas pipeline running from NENT 

landfill to Tai Po Gas Production Plant; 

 

(ii) the applicant is responsible for checking with the Hong Kong and China 

Gas Company Limited about the existence of synthetic natural gas 

pipelines in the vicinity of the concerned areas/sites;  

 

(iii) the applicant should maintain liaison/coordination with the Hong Kong and 

China Gas Company Limited in respect of the exact location of existing or 

planned gas pipe routes/ gas installations in the vicinity of the proposed 

works area and the minimum set back distance away from the gas pipes/ 

gas installations if any excavation works are required during the design and 

construction stages of the development;  

 

(iv) the applicant shall also note the requirements of the Electrical and 

Mechanical Services Department’s Code of Practice on Avoiding Danger 

from Gas Pipes. 

 

(e) to note the comments of the Chief Building Surveyor/New Territories West, 

Buildings Department (CBS/NTW, BD) that: 

 

(i) before any new building works (including containers/open sheds as 

temporary buildings) are to be carried out on the Ste, the prior approval 

and consent from the BA should be obtained, otherwise they are 

Unauthorized Building Works (UBW).  An Authorized Person should be 

appointed as the co-ordinator for the proposed building works in 

accordance with the Buildings Ordinance (BO); 

 

(ii) for UBW erected on leased land, enforcement action may be taken by the 

BA to effect their removal in accordance with BDs enforcement policy 

against UBW as and when necessary.  The granting of any planning 

approval should not be constructed as an acceptance of any existing 

building works or UBW on the Site under the BO; 

 

(iii) if the Site does not abut on a specific street of not less than 4.5m wide, its 

permitted development intensity shall be determined under Regulation 



19(3) of the Building (Planning) Regulation at the building plan 

submission stage; 

 

(iv) 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 respectively; and 

 

(v) detailed comments under the BO would be provided at the building plan 

submission stage.  


