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EXECUTIVE SUMMARY 

(In case of discrepancy between English and Chinese versions, English shall prevail) 

This Application is submitted to the Town Planning Board (“the Board”) under Section 16 of the Town Planning 

Ordinance for Minor Relaxation of Plot Ratio Restrictions for Wholesale Conversion for Permitted Information 

Technology and Telecommunications Industries (Data Centre) (“the Proposed Development”) at 11-19 Wing Yip Street, 

Kwai Chung, New Territories (“the Application Site”). 

 

The Application is to accommodate floor space that is not Gross Floor Area (“GFA”) accountable for the existing cold 

storage use and will be GFA accountable for the proposed data centre use. These floor space mainly include electrical 

and mechanical (“E&M”) facilities on the upper and lower roof, and car parking spaces and E&M facilities on ground 

floor and lower ground floor. 

 

The Application Site, with an area of about 3,214m2, falls within an area currently zoned “Industrial” (“I”) on the Draft 

Kwai Chung Outline Zoning Plan No. S/KC/29 (“the OZP”). According to the OZP, the Application Site is subject to a 

maximum plot ratio of 9.5 and building height of +120mPD. Minor relaxation of development restrictions may be 

considered on application to the Board, based on the individual merits of the redevelopment proposal. The applied plot 

ratio restriction relaxation of about 7.3% for meeting the operational requirements for data centres will not result in any 

change to the existing building height of not more than +84.36mPD. The Proposed Development has a GFA of not 

more than 32,733m2, plot ratio of not more than 10.19 and 15 storeys including a basement. 

 

This proposal is in line with the policy initiatives for data centre development, while comforming to the overarching 

policy recommendations for land use restructuring and Hong Kong’s re-industrialisation, as well as the prevailing 

planning intention of the OZP. At a local context, the Proposed Development would serve as a catalyst for revitalising 

the Central Kwai Chung Industrial Area. The additional plot ratio sought is minor and is consistent with the recent 

Board’s approval of the similar application.  

 

On the basis of the above justifications, we sincerely wish that the Board can give a favourable consideration to this 

Application. 



Section 16 Application for Proposed Minor Relaxation of Plot Ratio Restriction for Wholesale 

Conversion for Permitted Information Technology and Telecommunications Industries Use (Data 

Centre) at 11-19 Wing Yip Street, Kwai Chung, New Territories 

Ref.: PPC-PLG-10087 

Report: Version 1.0 

 

ii 
 

 

內容摘要 

(如內文與其英文版本有差異，則以英文版本為準) 

本規劃申請根據《城市規劃條例》第 16 條，就新界葵涌永業街 11-19 號 （下稱「申請地點」）的用地，

向城市規劃委員會（下稱「城規會」） 申請略為放寬地積比率限制，以改裝整幢工業大廈作准許的資訊科

技及電訊業（數據中心）用途（下稱「擬議發展」）。 

部分樓面面積（包括天台樓層的機電設施以及地下和地庫樓層的停車位及機電設施）在現時的凍倉用途

並不須計算，但在擬議的數據中心用途須要計算。本規劃申請旨在容納上述樓面面積。 

申請地點（面積約 3,214 平方米）現時於《葵涌分區計劃大綱草圖 S/KC/29》（下稱「核准圖」）劃作「工

業」地帶。根據核准圖有關「工業」地帶的註釋，申請地點的最高地積比率及建築物高度限制為 9.5 倍及

主水平基準上 120 米。略為放寬上述發展參數須先向城規會申請，而城規會可按個別發展或重建計劃的

情況考慮批給或拒絕申請許可。本規劃申請擬議放寬地積比率限制約百分之 7.3 以滿足數據中心的運作

要求。現時主水平基準上 84.36 米的建築物高度維持不變。擬議發展總樓面面積不多於 32,733 平方米，

地積比率不多於 10.19 及樓高 15 層（包括 1 層地庫）。 

是次申請合乎香港鼓勵數據中心發展的政策方向，能夠支持重整葵涌工業區土地用途及香港再工業化的

相關規劃政策，以及符合法定大綱圖則的規劃意向。擬議發展可加速中葵涌工業區的活化進展，而且放寬

的地積比率實屬輕微，與近期城規會批准的類似申請一致。 

基於以上考量因素，申請人懇請城規會委員給予考慮並批准是次規劃申請。 
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1 INTRODUCTION 

1.1 The Application 

1.1.1 We are commissioned by the Applicant to prepare and submit on its behalf this planning application 

for minor relaxation of plot ratio restriction for wholesale conversion of permitted Information 

Technology and Telecommunications Industries Use (Data Centre) (“the Proposed Development”) at 

11-19 Wing Yip Street, Kwai Chung (“the Application Site”) to the Town Planning Board (“the Board”) 

under Section 16 of the Town Planning Ordinance (“the Ordinance”). 

1.1.2 The Application is to facilitate floor space that is not Gross Floor Area (“GFA”) accountable for the 

existing cold storage use and will be GFA accountable for the proposed data centre use. These floor 

space mainly include electrical and mechanical (“E&M”) facilities on the upper and lower roof, and 

car parking spaces and E&M facilities on ground floor and lower ground floor.  

1.1.3 The Application Site falls within the “ Industrial” (“I”) zone on the Draft Kwai Chung Outline Zoning 

Plan No. S/KC/29 (“the OZP”). Although ‘Information Technology and Telecommunications 

Industries ’ is a Column 1 use of the Notes of the OZP for “I” zone which is always permitted, minor 

relaxation of plot ratio restrictions requires prior application to the Board under the Ordinance, based 

on the individual merits of the development/redevelopment proposal.  

1.2 Structure of the Planning Statement  

1.2.1 In support of this planning application, this Planning Statement is divided into six chapters for the 

consideration of the Board members. 

1.2.2 Chapter 1 is the introduction above outlining the purpose of the current application and provided 

background information of the Applicant. Chapter 2 gives background details of the Application Site 

in terms of the current land-use characteristics and the surrounding developments. Chapter 3 

provides an overview on the planning context of the Application Site. Chapter 4 discusses the 

development proposal and the design features. Justifications for approval to the application are 

provided in Chapter 5 and a summary of the submission is provided in Chapter 6. 
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2 THE APPLICATION SITE AND SURROUNDINGS 

2.1 Current Condition of the Application Site 

2.1.1 The Application Site covers a total land area of about 3,214m2, located at 11-19 Wing Yip Street in 

Kwai Chung and is currently occupied by an existing industrial building (“IB”). The Application Site 

abuts Wing Yip Street to its south and Wing Yip Industrial building to its immediate east. Industrial/ 

commercial developments along Yip Shing Street and a public staircase connecting the higher level 

of Yip Shing Street and ground level of Tai Lin Pai Road are located north of the Application Site. 

Figure 1 shows the location of the Application Site. 

 
Figure 1 Location Plan (Source: GeoInfo Map) 

 

 

 

 

 

 

 

 

 

 

 

Application Site 
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2.1.2 Figure 2 shows the current condition of the Application Site which is occupied by a cold storage 

operation. The proposed data centre use will be implemented by a wholesale conversion which only 

involve alteration and modification of the existing building. 

 
Figure 2 Existing Condition of the Application Site 

2.2 Surrounding Land-use Characteristics 

2.2.1 The Application Site situates in the Central Kwai Chung Industrial/ Business Area, which is 

predominately occupied by a mix of commercial, industrial and industrial -office developments. The 

industrial/ business area is bisected by Tai Lin Pai Road, clustering along Kwai Chung Road and 

Wo Yi Hop Road.  

2.2.2 Developments along Wing Yip Street is on an uphill area to the general east. Tai Lin Pai Road, 

connecting Wing Yip Street is to the further west of the Application Site, with Kwai On Factory Estate 

sandwiched in between. To the further northeast across Castle Peak Road are residential 

developments of Green Knoll Court and Shek Lei Estate, while to the further northwest along Tai Lin 

Existing Cold Storage at 

Application Site 

Wing Yip 

Street 
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Pai Road are IBs and modern office buildings including one of the nodal developments of Kwai 

Chung: Kowloon Commerce Centre.  

  
Figure 3 Surrounding Land Use Context (Source: GeoInfo Map) 

 

2.3 Accessibility 

2.3.1 The Application Site is accessible from Tai Lin Pai Road via Wing Yip Street by foot from Kwai Hing 

MTR Station via Tai Lin Pai Road and Wing Yip. The Application Site is also served by public 

transport routes along Tai Lin Pai Road or Kwai Chung Road, including franchised buses and railway. 

The Kwai Hing MTR Station is within 10 minutes walking distance from the Application Site.  

2.4 Site Characteristics 

2.4.1 The Application Site is characterised by several features: it is located on a slight slope, adjacent to 

a public road, Wing Yip Street, with a fair walking environment, and surrounded by industrial/ 

business developments along Wing Yip Street, Yip Shing Street and Tai Lin Pai Road. 
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3 PLANNING CONTEXT 

3.1 Statutory Planning Context 

3.1.1 The Application Site falls entirely within the “Industrial” (“ I”) zone on the Draft Kwai Chung Outline 

Zoning Plan No. S/KC/29 (“the OZP”) (Figure 4). The planning intention of the “I” zone is “primarily 

for general industrial uses to ensure an adequate supply of industrial floor space to meet demand 

from production-oriented industries. Information technology and telecommunications 

industries…are also always permitted in this zone ”. The proposed use of Data Centre is under 

Column 1 uses and is always permitted under the Notes of the OZP. The “I’ zone, including the 

Application Site is subject to a maximum plot ratio and building height restriction of 9.5 and 

+120mPD respectively.  

3.1.2 Minor relaxation of plot ratio/building height restrictions stated in the notes of OZP may be 

considered by the Board upon application, based on the individual merits of the 

development/redevelopment proposal. 

 
Figure 4 Extract of Draft Kwai Chung OZP No. S/KC/29 (Source: Statutory Planning Portal)  

3.2 Building Gap within the Application Site 

3.2.1 The southwestern portion of the Application Site falls within the 15m-wide building gap from Wing 

Yip Street to Kwai On Road (portion coloured blue in Figure 4). As stipulated in the OZP, “…no new 

development (except minor addition, alteration and/or modification not affecting the building height 

of the existing building) or redevelopment of an existing building shall exceed the maximum building 

Application Site 
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height restrictions of 18mPD”. The Proposed Development to be implemented by wholesale 

conversion is neither a new development nor a redevelopment and would not result in any changes 

on the building height of the existing building. Hence, planning application for the section of the 

abovementioned building gap within the Application Site is not required. 

3.3 Efforts to Promote Re-industrialisation in Hong Kong 

3.3.1 The Government has been actively promoting re-industrialisation in Hong Kong in the recent years. 

Apart from providing financial and technology supports and nurturing young talents, effective use 

of land resource is one of the key factors to promote the growth of re-industrialisation. According 

to the Consolidated Land Requirement and Supply Analysis  published by the Planning Department, 

the current shortfall for special industries (including data centres) floor space is about 2.37 million 

m2, and the deficit is expected to increase to 3.39 million m2 in the short run. Hence, it is of grave 

concern to meet to the rising market demand and provide sufficient data centre floor space to support 

Hong Kong’s economic growth. 

3.3.2 One of the key merits of re-industrialisation, or industrial 4.0, is the high flexibility provided in the 

land use zoning. The “I” zoning is designed to accommodate a wide range of industrial developments 

with adequate industrial floor space provision. Flexible layouts and high headroom are basic design 

requirements for modern IBs and data centres.  

3.4 Retainment of Central Kwai Chung Industrial Area for the Provision of Industrial Land 

3.4.1 In recent years, the Central Kwai Chung area has been undergoing rapid transformation since the 

rezoning to “OU(B)” along Tai Lin Pai Road in the early 2000s. Nevertheless, the Central Kwai Chung 

Industrial Area (“CKCIA”) has been recommended to be retained, according to the Report on 2014 

Area Assessments of Industrial Land in The Territory  (“2014 Area Assessment”), to provide sufficient 

industrial land for the labour force of Tsuen Wan New Town as a whole.  

3.4.2 The overall vacancy of IBs in CKCIA is about 4.6% in the 2014 Area Assessment which is much  

lower than the 8.0% identified in the 2009 Area Assessments of Industrial Land in The Territory 

(“2009 Area Assessment”). In terms of usage, industrial uses including ‘Warehouse/Storage’ and 

‘Manufacturing/Workshop’ occupies about 81.2% of the total GFA o f IBs while only about 0.2% is 

occupied by data centre uses in CKCIA. Given the decreasing vacancy rate of the IBs in the area and 

their high usage for industrial uses, the 2014 Area Assessment recommends the area to be retained 

as “I” zone. 

3.5 Policy Initiative for Promoting Data Centre Development in Hong Kong 

3.5.1 The 2017 Policy Address indicated the Government’s intention in fostering the development of Hong 

Kong as an international innovation and technology hub. One of the core missions of the Office of 

the Government Chief Information Officer under the Innovation and Technology Bureau is to promote 

high-tier data centres. A number of time-limited concessionary land administrative measures were 

introduced in 2012 and were extended until further notice in 2016, these measures include: as 

exempting waiver fees for changing use of parts of IBs aged 15 years or above for data centre use; 

accepting lease modification with a premium charged based actual instead of optimal floor space; 

and customized Conditions of Sale for new sites for high-tier data centre. 

3.5.2 A designated official unit has also been established in July 2011 to provide useful information to 

the data centre industry, namely the Data Centre Facilitation Unit ( “DCFU”) to support owners and 

interested parties on matters related to setting up of data centres in Hong Kong. The conversion of 

existing IBs into data centres is one of the major recommendations by the DCFU to promote the 

innovation and technology industries development in Hong Kong. 
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3.6 Similar Planning Application for Minor Relaxation of Plot Ratio Restriction 

3.6.1 There is a similar application for minor relaxation of plot ratio restriction to accommodate the 

conversion of uses within an existing building in the Kwai Chung Area has been approved on 1 

February 2019 (Table 1 refers).  

Table 1 Approved Application for Minor Relaxation of Plot Ratio for Conversion of IBs into Data Centre  

No. 
Application 

No. 
Applied Use (Increase in Plot Ratio) 

Decision Date of 
 Town Planning Board 

1. A/KC/454 Proposed Minor Relaxation of Plot Ratio for Permitted 
'Information Technology and Telecommunications 
Industries (Data Centre)' Use (+ about 8.1%) 

1.2.2019 (Approved with 
Conditions) 
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4 THE DEVELOPMENT PROPOSAL 

4.1 Development Scheme 

4.1.1 The Application Site area is about 3,214m2. Layout of the Proposed Development is illustrated in 

Annex 1. The Proposed Development will be implemented through wholesale conversion of an 

existing 15-storey building (including 1 level of basement at LG/F). The proposed GFA will be not 

more than 32,733m2, equivalent to a plot ratio of not more than 10.19. The proposed building height 

of not more than +84.36mPD does not exceed the building height restriction of +120mPD as 

stipulated in the OZP. Proposed development parameters and the indicative accommodation 

schedule are illustrated in Tables 2 and 3 below.  

Table 2 Major Development Parameters  

Proposed Major Development Parameters 

Site Area About 3,214m2 

Total Gross Floor Area Not more than 32,733m2  

No. of Structure 1 

No. of Storey 15 storeys (including 1 level of basement) 

Building Height Not more than +84.36mPD 

(same as existing and not exceeding building height restriction of 

+120mPD stipulated on the OZP) 

Plot Ratio  Not more than 10.19  

(about 7.3% increase from the plot ratio restriction of 9.5 stipulated 

on the OZP) 

Site Coverage  Not more than 60% (above 15m) 

100% (15m and below) 

No. of Private Parking Space 33 (including 1 accessible car-parking space) 

No. of Motorcycle Parking Space 4 

No. of LGV Parking Space 3 

No. of LGV Loading & Unloading Space 3 

No. of HGV Parking Space 1 

No. of HGV Loading & Unloading Space 2 

Table 3 Indicative Accommodation Schedule  

Floors Proposed Indicative Uses  

UR/F Machine Room and Water Tank 

R/F Cooling Tower, Chiller, Generator and E&M facilities 

11/F - 13/F Generator Room and E&M Facilities 

4/F - 10/F  Data Hall and E&M Facilities 

3/F Flat Roof and E&M Facilities 

2/F Office and E&M Facilities 

1/F Switch Room and E&M Facilities 

LG/F - G/F Carpark, Transformer Bay/Room and E&M Facilities 

4.1.2 It is noteworthy that no changes will be made on the height of the existing IB. The relaxation of plot 

ratio restriction sought is solely for accommodating the new usage of data centre through wholesale 

conversion of the existing IB. Changes in the GFA accountable between the existing cold storage 
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use and proposed data centre use are listed in the below Table 4 and detailed in the GFA Comparison 

Plans in Annex 2. 

Table 4 Change in GFA Accountable for the Proposed Development 

Floors Change in Floor Area Items Leading to Change in Floor Area 

UR/F + about 347m2  GFA accountable for machine room 

R/F + about 555m2  GFA accountable store room and E&M facilities in the northern 

portion  

3/F - 13/F No change - 

2/F  - about 130m2  Removal of floor space in southern portion 

1/F - about 245m2  Removal of floor space in southern portion 

 TBE Room GFA Disregarded 

G/F + about 2,453m2  GFA accountable for majority of uses on G/F  

LG/F + about 2,453m2  GFA accountable for majority of uses on LG/F 

4.2 Traffic Consideration 

4.2.1 In accordance to Hong Kong Planning Standard and Guidelines, the Proposed Development will 

provide 33 private car parking spaces (including 1 accessible car parking space), 4 motorcycle 

parking spaces, 3 LGV parking spaces, 3 LGV loading/unloading spaces, 1 HGV parking space, and 

2 HGV loading/unloading spaces.  

4.2.2 With reference to the internal transport facilities provision requirements (enclosed in Annex 3), the 

parking and loading/unloading space provision for the Proposed Development is in the high-end 

under relevant requirements. 

4.3 Power Supply Consideration 

4.3.1 A consistent and fail-proof power supply is a prerequisite for the development of an up-to-standard 

data centre. The back-up transformer bay and generators on 3/F and 11- 13/F can prevent disruption 

in the operation of the proposed data centre due to power failure caused by extreme weather events 

or power blackout. 
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5 PLANNING JUSTIFICATIONS 

5.1 In Line with Policy Initiative on Promoting Data Centres Development 

5.1.1 The Proposed Development echoes with the governmen t’s policy direction to revitalise aged sub-

standard IBs into data centres in view of the Government’s policy on revitalising IBs for modern 

industrial uses including data centres and its promotion for Hong Kong to become an international 

innovative and technology hub. The applied plot ratio restriction relaxation is for accommodating 

operational needs for the proposed data centre. 

5.1.2 The provision of more floor areas renders the Territory’s scarce land resources to be better utilised, 

whilst increasing the stock of data centres at the same time. This application therefore serves as a 

prompt response to the abovesaid policy direction. 

5.2 Conforms to the Planning Intention of the Statutory Plan  

5.2.1 The planning intention of the “I” zone is primarily for general industrial uses which office related to 

industrial use, selected uses akin to industrial production and would not compromise building and 

fire safety are always permitted in the zone. The proposed data centre development, categorized as 

‘Information Technology and Telecommunications Industries’ Use, is always permitted on the 

statutory plan, which perfectly conforms to the planning intention under the OZP.  

5.3 Conforms to Recommendation of the Planning Policy for Land Use Restructuring and 

Hong Kong’s Re-industrialisation 

5.3.1 The Area Assessment recommended to retain the area for “ I” zone which can facilitate the 

transformation of traditional Kwai Chung industrial hub to industrial/business area. The conversion 

to a data centre supports the recommendation in the Area Assessment and hence actualises the land 

use restructuring.  

5.3.2 The additional plot ratio sought helps to address the much-needed data centre floor space which 

are unique in its spatial requirements , and to echo with Government’s intention for developing Hong 

Kong into an international innovation and technology hub. The existing floor-to-floor height of about 

4.72m is sufficient to meet operational requirements for data centres.  

5.4 Additional Plot Ratio Sought is Consistent with Established Board Principles on 

Approval of Similar Application  

5.4.1 Additional plot ratio sought in this application is consistent with the similar approved application as 

mentioned in Chapter 3 (Application No. A/KC/454) which facilitates the conversion of floor space 

within an existing IB for the proposed data centre use. The proposed increase in plot ratio can be 

accommodated in the current scheme without additional building height.  

5.4.2 Application No. A/KC/454, approved in February 2019, applied for an increase in plot ratio restriction 

from 9.5 to 10.269 (about 8.1% increase), which is comparable with the applied increase from 9.5 

to not more than 10.19 (an increase of 0.69 or about 7.3%) in the current Application. Only 

alterations and/or modifications to the existing building will be involved, no changes will be made 

on the overall building height of the existing development.  
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6 CONCLUSION  

6.1.1 This Planning Statement is submitted to the Town Planning Board in support of the proposed minor 

relaxation of plot ratio restrictions for wholesale conversion for permitted information technology 

and telecommunications industries use (data centre) at 11-19 Wing Yip Street, Kwai Chung, New 

Territories. This Planning Statement aims to provide background information and planning 

justifications in support of the Proposed Development.  

6.1.2 The Proposed Development is well justified on the grounds that it is responding to the territorial 

planning policy for re-industrialisation and retainment of the subject “I” zone, conforming to the 

planning intention of the statutory plan and the recommendations of the planning policy for land 

use restructuring, and echoing policy direction of promoting Hong Kong as an international 

innovation and technology hub. Approval of similar application also justif ies the appropriateness of 

the Proposed Development. 

6.1.3 In view of the above and the detailed planning justifications in this Planning Statement, we 

respectfully request the Board Members to give favourable consideration on this planning application. 

 
November 2021  
PlanPlus Consultancy Limited 
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