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Executive Summary

Leveraging its comprehensive multimodal transport network, 

advanced technology and talent for handling high-value cargo, 

efficient cargo clearance, favourable and fair business 

environment, and institutional advantages under ñOne 

Country, Two Systemsò such as a simple, low tax system and 

bilingual common law system, Hong Kong has become an 

international logistics hub.  However, Hong Kong is land-

scarce, and a stable supply of logistics land is crucial for the 

logistics industry's development. Insufficient logistics land will 

constrain the development of Hong Kong's logistics industry 

and lead to rising rental costs, thus undermining Hong Kong's 

competitiveness as an international logistics hub.

In light of this, the Transport and Logistics Bureau (TLB) 

proposed in the Action Plan on Modern Logistics Development 

promulgated in October 2023 to develop modern logistics 

clusters with different functions in the new development areas 

of the Northern Metropolis in the long term, with the 

approximately 36 hectares of logistics land in the Hung Shui 

Kiu/Ha Tsuen New Development Area (HSK/HT NDA) as a 

pilot site (hereinafter referred to as the "HSK Logistics 

Cluster").

In fact, land formation takes time.  To ensure a sufficient long-

term supply of logistics land, the Government will continue with 

the planning and development of logistics land, and establish a 

land reserve of logistics sites, with land to be released in a 

timely manner having regard to market demand.
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Modern logistics increasingly applies automated logistics 

equipment to enhance operational efficiency and cargo 

handling and tracking capabilities.  Furthermore, green 

logistics is also a major global development trend. The 

industry increasingly adopts energy-efficient and 

internationally certified green building designs for modern 

logistics centres, and makes use of electric logistics vehicle 

fleets.  Logistics services are also diversifying, further 

extended to cover specialised packaging and processing, 

supply chain finance, inventory management and 

marketing, in addition to core transportation and 

warehousing services.

Logistics clusters refer to the clustering of modern logistics 

facilities, as well as interconnected logistics enterprises 

and related organisations, thereby fostering organic 

development and creating a logistics ecosystem with 

synergy effect.

To meet the development needs of modern logistics, 

modern logistics facilities often require larger land plots and 

high-ceiling design.  In recent years, many modern logistics 

facilities in the Chinese Mainland and overseas adopt these 

designs and development scales.  In contrast, current 

modern logistics facilities in Hong Kong are mainly multi-

storey logistics buildings with vehicular ramps to each floor 

and conventional industrial buildings built to lower level 

specifications, making it difficult to meet these new 

development needs.  Furthermore, referencing the 

development experience of similar logistics clusters in the 

Chinese Mainland and overseas, they often revolve around 

large logistics enterprises or enterprises with high logistics 

demand, thereby attracting other upstream and 

downstream logistics service providers, as well as ancillary 

service providers such as banks, trade services, business 

consulting and talent training, to move in, thereby forming 

an organic ecosystem and a logistics industrial cluster.

5

Modern Logistics and 
the Logistics Cluster
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Strengths Analysis of HSK Logistics Cluster

The HSK Logistics Cluster, being large and concentrated in one area, not only addresses 

the past issue of land fragmentation but also helps to aggregate high value-added upstream 

and downstream industries to achieve scale in operation. 

Geographically, the HSK Logistics Cluster is adjacent to Shenzhen 

Qianhai and Nanshan District, and is separated from the Shenzhen 

Bay Port by only a bridge, making it the preferred location for cross-

boundary cargo flow.  In addition, the area is well served by a 

comprehensive land transport network.  It is only an approximate 5-

minute drive to the Shenzhen Bay Port, and about a 25-minute drive 

to Hong Kong International Airport and Kwai Tsing Container 

Terminals.  Coupled with future road planning, the area will have 

strong sea, land, and air multimodal transport capabilities which as a 

strategic advantage ensures efficient supply chain operation.

However, as the HSK Logistics Cluster is located in a new 

development area, the relevant industries in the surrounding area 

remain to be developed in the initial development stage. The market 

may be cautious about the development. On the other hand, 

although the land cost in the new development area may be lower 

than that in urban areas, the construction of modern specification 

logistics facilities involves significant capital investment, and their 

construction costs may be reflected in the operating cost.
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The sustained growth in high-value goods re-export and 

e-commerce, the development prospect of emerging 

industries such as commodity trading and low-altitude 

economy, and the significant increase in airport capacity 

brought by the completion of the Three-Runway System 

present opportunities for the HSK Logistics Cluster 

blessed with a convenient transportation network.  

Furthermore, with the transformation of the Huanggang 

Port into a passenger-only clearance port, cross-

boundary cargo transport will form an "East-In East-Out, 

West-In West-Out" pattern, and HSK/HT NDA, which is 

adjacent to the Shenzhen Bay Port, will become a major 

cargo distribution centre for cross-border cargo flows 

between Hong Kong and Shenzhen, ensuring an 

adequate and stable supply of cargoes.

Logistics clusters are novel concept in Hong Kong and inevitably carries certain 

challenges in its initial development. In facing the global trend of logistics modernisation 

and competition from neighbouring cities, Hong Kong's logistics industry requires 

breakthrough thinking,  as well as sufficient space to develop modern logistics. We believe 

that the strategically located HSK Logistics Cluster will effectively leverage Hong Kong's 

strength in sea, land and air logistics to become a premier logistics industrial cluster in the 

region. This view was widely shared by the  stakeholders, whom the study team met over 

more than 30 in-depth interviews, including logistics facility developers, logistics 

enterprises, advisory and statutory bodies, and logistics industry associations.

In face of the global trend of logistics modernisation and 

competition from neighbouring cities, Hong Kong's 

logistics industry requires breakthrough thinking, as well 

as sufficient space to develop modern logistics.  We 

believe that the strategically located HSK Logistics 

Cluster will effectively leverage Hong Kong's strength in 

sea, land and air logistics to become a premier logistics 

industrial cluster in the region.  This view was widely 

shared by the stakeholders whom the study team met 

over more than 30 in-depth interviews, including logistics 

facility developers, logistics enterprises, advisory and 

statutory bodies, and logistics industry associations. 
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Conceptual Plan of HSK Logistics Cluster

Based on the views of the interviewees, the study team developed a 

conceptual plan for the HSK Logistics Cluster.  The HSK Logistics Cluster 

is divided into five zones, focusing on the development of logistics 

businesses such as high-value goods logistics, e-commerce logistics, 

freight forwarding, and low-altitude economy.  This allows similar 

businesses to generate industrial agglomeration effects within the same 

zone, while different zones can have functional complementarity that 

promotes the organic development of an industry chain. One of the land 

parcels will be reserved for the development of a Smart and Green Mass 

Transit System (SGMTS) depot, which connects the HSK Logistics Cluster 

with the town centre and railway station of the HSK/HT NDA, providing 

convenient transport services for the Logistics Cluster.

8
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Three Directions and Six Measures

Regarding the development of the HSK Logistics Cluster, stakeholders provided various views.  

They suggested that the Government should provide support during the initial development stage 

of the Logistics Cluster to help form an industrial cluster; lower the plot ratio of the Logistics 

Cluster sites and consider modes of land disposal besides the 'highest bidder wins' approach; 

release land in a flexible and orderly manner according to market demand; relax development 

controls on logistics facilities, for instance, by facilitating the adoption of high headroom designs 

by the industry, to promote the development of smart and green logistics; and strengthen cross-

boundary cooperation on low-altitude cargo logistics and consider planning for the provision of 

low-altitude transport infrastructure within the Logistics Cluster.

Having taken into account the views of the industry, drawing on the Chinese Mainlandôs and 

overseas development experiences, and combining these with the actual situation of logistics 

development in Hong Kong, the study has established three directions to guide the development 

of the HSK Logistics Cluster, and proposes corresponding measures under each direction for 

implementation.
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The study recommends tailor-made entry terms for anchor enterprises to cater for their 

specific operational requirements while requiring their commitments in respect of 

development scale, innovation adoption, and smart and green logistics development to drive 

the formation of an industry cluster.

The study recommends that the HSK Logistics Cluster adopts flexible development modes 

having regard to actual market conditions, including adopting non-traditional means of land 

disposal, allowing low-rise logistics development, consolidating suitable land parcels to 

provide larger plots, and facilitating the provision of longer sub-letting terms.  Such measures 

are intended to reduce development costs and enhance flexibility in project implementation.

In view of the evolving economic environment, the study recommends inviting the industry to 

submit Expressions of Interest (EOI) prior to the release of sites to gauge market demand and 

gather views on development proposals including key development parameters, development 

scale and financial viability so as to echo the Governmentôs investment promotion policy and 

ensure that the land development terms meet the needs of the industry.
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The study recommends, with reference to stakeholdersô views and relevant experience in the 

Chinese Mainland, providing practice guidelines on improving gross floor area (GFA) calculation 

for high headroom to encourage the industry to adopt smart logistics equipment that demands 

greater operational space, thereby reducing reliance on manpower, and promoting the 

development of the industry.  The study also recommends encouraging incorporation of green 

elements (such as electric goods vehicle charging facilities and energy-saving installations) in 

logistics facilities to help enterprises to meet Environmental, Social and Governance (ESG) 

requirements and enhance the competitiveness of the industry.

The study recommends that, in addition to providing modern logistics services, the HSK Logistics 

Cluster should review land uses and incorporate value-added elements of industrial manufacturing 

and processing, in response to the industryôs shift towards higher value-added development, 

thereby fostering the organic development of the industry value chain.

The study recommends reserving space within the HSK Logistics Cluster to support the 

development of low-altitude economy for logistics-related purposes and other industries as new 

productive forces, including logistics distribution and cross-boundary unmanned aerial vehicle 

(UAV) logistics operations, as well as the provision of relevant infrastructure.

Next Step
Given that the HSK Logistics Cluster comprises multiple land parcels, the 

study recommends that prior to land disposal, the Government invite the 

industry to submit EOIs for each site, taking into account the specific 

development and operational requirements of the logistics facilities 

concerned.  Each development should be assessed in respect of its 

economic benefits, implementation arrangements and financial viability, so 

as to ensure that the most suitable development mode is adopted.

The Government will invite the industry to submit EOIs in 2026 for the first 

site of the HSK Logistics Cluster, and taking into account the intents of the 

industry, the terms and development approach concerning the site will 

subsequently be drawn up, and the site will be released to the market 

subject to market conditions.



HSK/HT NDA Modern Logistics Cluster12

Foreword
Hong Kong has long been a premier logistics hub in Asia and 

an important gateway for trade between the Chinese Mainland 

and the rest of the world.  With its excellent geographical 

location; free port status; well-developed infrastructure; 

comprehensive sea, land and air transport networks; sound 

legal system; simple and competitive tax regime; experienced 

professional talents, as well as its status as an international 

business and financial centre, Hong Kong has obvious 

competitive advantages in playing a pivotal role in promoting the 

flow of goods in the region. Under the principle of "One Country, 

Two Systems", Hong Kong has direct access to the enormous 

Chinese Mainland market and strong international connectivity 

at the same time, serving as a bridge linking the Chinese 

Mainland and the rest of the world.

To foster the development of the logistics industry and enhance Hong Kong's position as a 

sustainable international logistics hub focusing on high-value goods and e-commerce markets, 

the Government promulgated the Action Plan on Modern Logistics Development (hereinafter 

referred to as the "Action Plan") in October 2023 to steer the future development of Hong Kong's 

logistics industry.  Considering that a stable supply of logistics land is of utmost importance to 

promoting the development of modern logistics, the Action Plan proposes to develop modern 

logistics clusters with different functions in the new development areas of the Northern Metropolis 

to leverage the clustering effect, enhance the operational efficiency of the logistics industry, and 

thereby promote the sustainable development of smart and green logistics in Hong Kong.  The 

Chief Executive proposed in the 2023 Policy Address that in the first phase a study would be 

conducted on the development model for logistics sites in the new development areas, starting 

with the 36 hectares of land reserved in the Hung Shui Kiu/Ha Tsuen New Development Area 

(HSK/HT NDA) as a pilot site to develop the modern logistics clusters (hereinafter referred to as 

the "HSK Logistics Cluster"), which will serve as the logistics gateway to the Greater Bay Area 

(GBA).  The planning study for the development of the HSK Logistics Cluster commenced in 

March 2024 and was completed in December 2025.

The HSK Logistics Cluster will congregate modern logistics facilities as well as interconnected 

logistics enterprises and related organisations in the same area for their organic development 

and formation of an industry cluster, thereby creating a logistics ecosystem with synergy effect.
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Modern logistics is an industrial system centred on supply chain integration, technology 

application, and high value-added services. Unlike traditional warehousing and cargo transport 

activities, modern logistics places greater emphasis on efficiency, precision, technology 

application, and cross-boundary collaboration capabilities.

Modern logistics operations generate diverse logistics service demands. Consequently, the 

concentration of modern logistics facilities can attract various enterprises to move in, forming an 

industrial cluster.  Relevant enterprises include logistics facility developers, logistics operators, 

trading companies, suppliers, and even service providers offering ancillary services such as 

testing and certification.  The related logistics enterprises and organisations agglomerate and 

grow organically, forming  a vibrant logistics ecosystem, which is why it is called a logistics 

cluster.

To this end, modern logistics facilities typically feature specialised designs, often integrating 

warehousing, sorting, distribution, value-added logistics, logistics technology application, and 

management control into one comprehensive facility.  In addition to core warehousing and 

distribution functions, these facilities often accommodate value-added activities such as 

packaging, labelling, simple processing, quality inspection, and reverse logistics.

Modern Logistics 
and Modern Logistics Cluster

A modern logistics cluster does not only reduce operating costs and enhance operational 

efficiency through resource sharing and economies of scale, but also integrates other logistics 

ancillary services to provide diversified high value-added modern logistics services, thereby 

promoting the sustainable development of modern logistics in Hong Kong.

14
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The study sites are located in the northwest part of the Hung Shui Kiu/Ha Tsuen New Development 

Area, with a total area of approximately 36 hectares, subdivided into 9 logistics sites.  Land has 

been reserved in the nearby area  for electricity substations and laying of power supply cables to 

provide a stable and adequate power supply for the HSK Logistics Cluster and the adjacent areas.  

One of the logistics sites, Site No. 7 in Figure  1, has been reserved for the depot of the Smart and 

Green Mass Transit System (SGMTS), which connects the HSK Logistics Cluster with the town 

centre of and the railway station in the HSK/HT NDA, providing convenient transport services for 

the Logistics Cluster.

Study Site
Figure 1: HSK Logistics Cluster Study Site 

15

Proposed HSWRL
Hong KongïShenzhen Western Rail Link

Hung Shui Kiu ïQianhai)

Site No.8

Site No.7

Site No.6

Estimated Site Available Date

Site No. 2to No. 6: 2027/2028 to 2030

Site No. 7: 2027

Site No. 8 and No. 9: 2031 to 2032

5-minute Drive to 

Shenzhen Bay Port

25-minute Drive to 

Hong Kong International Airport and 

Kwai Tsing ContainerTerminals

Site No.9

Site No.5

Site No.4

Site No.3

Proposed SGMTS
(Smart and Green 

Mass Transit System) Proposed HSWRL

Ha Tsuen Station

Site No.2

Site No.1

The HSK Logistics Cluster is strategically located in the northwestern part of the New Territories.  It 

has a prime geographical location, being in proximity to boundary control points, and connected to 

Hong Kong International Airport (HKIA) and Kwai Tsing Container Terminals (KTCTs) via major 

roads.  Directly connected to the Kong Sham Western Highway, the HSK Logistics Cluster is only 

an approximate 5-minute drive to the Shenzhen Bay Port, and about a 25-minute drive to HKIA and 

KTCTs.  Therefore, it is primed to develop cross-boundary supply chains and regional distribution 

functions, making it a vital gateway for air and sea cargo entering and exiting the GBA.



HSK/HT NDA Modern Logistics Cluster

The main objectives of the study are to explore the conceptual plan and 

development mode of the HSK Logistics Cluster, including proposing primary 

land uses for the study sites, and to make recommendations on the positioning, 

logistics fields of focus, development directions, and related implementation 

measures for the logistics cluster through market research and analysis of 

industry views.

Study Objectives

16

Regarding the current situation of Hong Kong's logistics industry and the trend of 

demand for logistics facilities, the study collected relevant data, including data on 

Hong Kong's external trade commodities, volume of online sales as a percentage 

of overall retail sales volume, and modes of cargo transport, to analyse the 

demand for offering logistics services from the HSK Logistics Cluster.  The study 

also referenced modern logistics facilities in Hong Kong, the Chinese Mainland 

and overseas to propose recommendations on the types of modern logistics 

facilities the HSK Logistics Cluster requires.  The study team conducted over 30 

in-depth interviews with logistics industry stakeholders, including logistics facility 

developers, logistics enterprises, advisory and statutory bodies, and logistics 

trade associations, to understand market demand, development opportunities, 

and challenges. In the process of formulating this study report, the study team 

extensively consulted the industry and maintained close liaison with various 

government departments, as well as advisory and statutory bodies to discuss the 

policy and technical aspects of the HSK Logistics Cluster's development. 

Study Methodology

In terms of transport infrastructure, in addition to the MTR Tuen Ma Line, the planned Hong 

Kong-Shenzhen Western Rail Link (Hung Shui Kiu ï Qianhai) (HSWRL) will provide cross-

boundary rail service directly connecting Qianhai via the Shenzhen Bay, expected to commence 

in 2035.  Concurrently, the SGMTS is planned within the HSK/HT NDA to provide convenient 

transport services within the area.

Site formation and infrastructure works for the most of the study sites have already commenced.  

According to the current programme, relevant works will be progressively completed two years 

after the completion of land resumption in 2026, with land anticipated to be made available in 

phases from 2028 onwards, except Site No. 7 which will be developed by the successful bidder 

of the first phase of the SGMTS, and the project will be tendered in 2026. 

As Site No. 1 is relatively close to the future Hung Shui Kiu town centre, the Government is 

currently reviewing its use to align with the overall development of the HSK/HT NDA.  

Furthermore, the Government will review the land uses in the HSK/HT NDA and surrounding 

areas from time to time, and will keep in view the industry's demand for logistics land.  If 

necessary, more land may be incorporated into the HSK Logistics Cluster in future to support 

the development of the logistics industry.
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