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L egidative Council Panel on Development

Proposalsto Facilitate Redevelopment by the Private Sector:

Applications Threshold under the
Land (Compulsory Sale for Redevelopment) Ordinance

PURPOSE

This paper invites Members' views on the Administration’s proposals
to lower the application threshold for certain classes of lots with respect to
applications for compulsory order for sale under the Land (Compulsory Sale for
Redevelopment) Ordinance (L CSRO) for redevel opment of the lots.

BACKGROUND

Urban decay and urban redevelopment in Hong Kong

2. The design working life' for norma buildings in Hong Kong is
assumed to be 50 years. There are now about 3 300 buildings aged 50 years or
above; it is estimated that every year about 500 buildings will reach the end of
their design lifein the next ten years.

3. With support from the Government, the Urban Renewal Authority
(URA) is implementing an urban renewal programme. Since its establishment
in 2001, the URA has commenced projects to redevelop 550 dilapidated
buildings (these redevelopment projects will take up to 2021 to be completed)
and rehabilitate another 500 buildings. It is clear that it is impossible to rely
on the public sector aone to tackle the problem of urban decay. Indeed, the
private sector has al along been an important player in urban redevelopment.
The urban regeneration experience in other Asian cities also indicates that
successful urban regeneration models usually involve a mix of public and
private sector participation.

4, The Government issued a policy statement Urban Renewal in Hong
Kong in 1996, setting out a comprehensive package of proposals to deal with
the problems of urban renewal in the short and long run.  One of the proposals
was to introduce legidation to enable owners holding a clear majority of the

1 This refers to the period of time during which a structure that has undergone normal maintenance is unlikely
to require major repairs.



shares in a lot which merits priority redevelopment to sell the whole lot, even
though the owners have not acquired the legal interests of the minority owners.
This has resulted in the LCSRO enacted in 1998 and came into operation in
1999.

5. The object of the LCSRO isto facilitate private sector participation in
urban renewal. Private sector involvement is recognised as necessary in order
to speed up urban renewal. In view of the difficulties in acquiring interestsin
properties due to problems such as defective titles, missing or intestacy of
owners, and unreasonable high prices demanded by owners, some legidative
provisions are justified.

Provisions under LCSRO

6. Under the LCSRO, persons who own a specified mgority of the
undivided shares in a lot (the “majority owners’) may apply to the Lands
Tribunal (the “Tribunal”) for an order for the sale of al undivided shares in the
lot for the purposes of redevelopment. The Tribunal may make such an order
If the specified criteriaaremet. Theseinclude —

(@ the mgority owners own not less than the specified mgority
(90%) of undivided sharesin the lot;

(b) redevelopment is justified on the ground of age or state of repair
of the existing buildings on the lot;

(c) the maority owners have taken reasonable steps to acquire all
undivided shares of the lot.

7. If the Tribunal agrees to make an order for sale, it will normally direct
the sale to be made by public auction and set areserve price. Thisisto ensure
transparency and the securing of the highest price. The reserve price will take
Into account the redevelopment value of the lot. Any person, including the
majority and minority owners, can bid for the lot.

8. To prevent colluson among bidders, the reserve price must be
approved by the Tribunal. It is common for the applicants to appoint surveyors
to assess the redevelopment values and submit their vauations for the
Tribunal’s consideration and adoption.  The minority owners may also appoint
their own surveyors and submit their assessments. The Tribunal, with a
gualified surveyor sitting as a panel member, will consider the assessed
redevelopment values of the lot before approving the reserve price for auction.
The Tribunal will adopt the most optimal redevelopment mode in determining
the redevelopment value of the lot and this will be done as close to the auction



date as possible; where necessary, the Tribunal may also direct a further hearing
on the updated valuations of the redevelopment value. This arrangement will
enable the minority owner to receive a share in the potential development value
of their properties, instead of just the existing use value. If the lot is
successfully sold, the Tribuna will direct that the minority owners should
receive a proportionate share of the sale proceeds. The key points of operation
of the LCSRO are summarised in Annex A.

Application threshold

9. At present, the LCSRO requires that the maority owners have to own
at least 90% of the undivided shares in a lot before they can apply to the
Tribunal for a compulsory order for sale of the whole lot for redevelopment
purposes. This 90% application threshold applies to all classes of lots,
regardless of its land use zoning, and the age and existing uses of the buildings
sitting on the lots. But the LCSRO also provides that the Chief Executive in
Council may specify alower application threshold (but not lower than 80%) for
certain specified classes of lots.

10. According to a study on urban regeneration policies and practices in
other Asian cities”, the required level of consent from existing owners for
privately-led redevelopment is the highest in Hong Kong. Consent from only
two-thirds of existing owners is normally required in Tokyo, Seoul, Shanghai
and Guangzhou. Taipel requires consent from owners of 50% to 75% of the
land and building floor area, depending on the priority for urban renewal of the
land. In the case of Singapore, the threshold is 80% for buildings aged 10
years or above, and 90% for buildings below 10 years.

Results of implementation

11. Since the LCSRO came into effect in June 1999, the Tribunal has
received 61 applications: 20 of which have resulted in compulsory orders for
sale made; one application was rejected because it could not satisfy the Tribunal
on the redevelopment need of the lot; 29 cases were cancelled or suspended; and
11 cases are being processed.

12, Over the years, we have received numerous comments from the public
onthe LCSRO. There are complaints from some minority owners that the sale
price of their lot is not high enough; there are also complaints from many
individual owner-occupiers living in old buildings in various districts that the
current application threshold istoo high. These individual owners usually live
in buildings over 40 years old, often without lifts, and the buildings are due for

2 “Urban Renewal Policies in Asian Cities for the Urban Renewal Strategy Review”, Dr CK Law & others,

University of Hong Kong, March 2009.



substantial repair and maintenance. Nevertheless, due to lack of resources or a
proper building management structure, the individual owners find it difficult to
carry out the maintenance works required.

13. Some of these individual owners were approached by developers
proposing to acquire the whole building for redevelopment. They said the
offer prices were reasonable and sometimes over 80% of the existing owners
had already agreed to sell their units, but there were often strategic investors,
who did not live in these buildings (so they did not care about the poor existing
conditions) and insisted on exceptionally high prices. As there are often
comparatively few units in these old buildings, these strategic investors can
easily control more than 10% of the total undivided shares in the lot and block
the acquisition attempts. Copies of some of the letters sent to Development
Bureau by individual owners reflecting the above sentiments are at Annex B
(Chinese only).

Public consultation in 2006

14, To further examine options to facilitate privately-led redevelopment,
the Administration consulted the public in 2006 on proposals to lower the
application thresholds for selected classes of lots. The idea was to make use of
an existing provision in the LCSRO to specify a lower application threshold of
not less than 80% of the undivided shares for the following classes of lots —

(@ lots with “all units but one” acquired — this was proposed to
facilitate private redevelopment of buildings with five to nine
units®>. Proposals to redevelop this type of buildings would
easily come to a deadlock if the owner of any one unit refuses to
sell their unit;

(b) lots with all buildings aged 40 or above — this was proposed to
facilitate redevelopment of older buildings, which usually have
more maintenance problems, as the enhancement in the value of
these buildings due to maintenance may not aways be
commensurate with the costs; and

(c) lots with missing or untraceable owners — this was proposed to
facilitate privately-led redevelopment when some owners cannot
be reached.

3 This assumes that each unit accounts for roughly the same percentage of the total undivided sharesin the lot.
For buildings with more than nine units, the last unit will take up 10% or less of the undivided shares of the
building, so application for compulsory sale may proceed according to the current threshold of 90%. But
for buildings with fewer than five units, as the last unit will have taken up more than 20% of the undivided
shares, application cannot proceed even under the proposed lower threshold of 80%.



15. It should be emphasised that these proposals concern only allowing a
lower specified majority of undivided shares (i.e. 80% instead of 90%) in the
specified classes of lots to trigger applications to the Tribunal. All these
applications will still have to satisfy the Tribunal that redevelopment is justified
on the ground of age or state of repair of the buildings, and that the mgjority
owners have taken reasonable steps to acquire all the undivided shares of the
lot.

16. The results of our consultation in 2006 showed that there was general
support for the policy direction to lower the application threshold to facilitate
privately-led redevelopment, but the community would also like to ensure that
there was adequate protection of the property rights of minority owners. As
regards the proposed classes of lots to benefit from a reduced application
threshold (i.e. 80%), many people expressed concerns about the proposal
involving missing or untraceable owners, in particular the possibility of
erroneously categorising some owners as missing or untraceable.

Consultation with LegCo Development Panel in early 2008

17. In the light of the results of the previous round of public consultation,
we decided to drop the proposal involving missing or untraceable owners. In
early 2008, we proposed to the LegCo Development Panel to designate a lower
application threshold of not less than 80% for only the following two classes of
lots —

(@ lotswith“all unitsbut one” acquired; and
(b) lotswith all buildings aged 40 or above.

The proposals were discussed at the Development Panel meeting on 22 January
2008 and a session for Members to hear representations and deputations was
arranged on 6 March 2008.

18. The proposal regarding lots with “all units but one” acquired received
general support from Members, but the proposed lower application threshold for
lots with all buildings aged 40 or above attracted mixed views. Some
Members supported the proposal because it would facilitate privately-led
redevelopment of old and dilapidated buildings, but some other Members
expressed concerns about the protection of minority owners and the possible
increase in development density due to the redevelopment in the absence of
comprehensive planning control.



Further deliberation
19. The Administration undertook to consider carefully the views and
suggestions made by Members and the deputations. During the past year,

we have looked at comparative practices in other places in the context
of the urban renewal policies in Asian cities commissioned for the
Urban Renewal Strategy Review;

we have encouraged professiona institutions to discuss the subject
and help educate the public. The highlights of this include a seminar
organised by the Hong Kong Institute of Surveyors (HKIS) on 13
March 2009 and alayman’s guide to compulsory sale published by the
HKISinApril 2009 (copy at Annex C, Chinese only);

we have commissioned an opinion survey to gauge public views on
the relevant matters (key findings of the survey are at Annex D);

We have discussed the background and relevant considerations of our
proposals with the chairmen and vice chairmen of all District Councils;
and

we have taken account of the implications of expedited urban
redevelopment against the current economic situation and their job
creation impact.

LATEST PROPOSAL

20. Taking into account the above work, previous comments by Members,
aspirations of individual owners and views of the industry, we have revised our
package of proposals as set out below.

Lots with “ All Units but One” Acquired

21. We propose to designate a lower application threshold (80%) for lots
with “al units but one” acquired. As pointed out by many individual owners,
attempts to redevelop old buildings consisting of few units often fail simply
because the owner of one single unit in the building reects the redevel opment
proposal. We believe we should not allow the owner of the last unit to obstruct
the collective decision of all other owners, if these owners together control not
less than 80% of the lot. There is no readily available information on the
number of buildings that may benefit from such a proposal, but we know that
over 6 700 private buildings aged 30 or above in Hong Kong are between five
to nine storeysin height.



22, We need to provide a definition for “units’ in this proposal. Our
proposal is to focus on the principal uses of a building (e.g. domestic flats in a
residential building): we will treat building parts with undivided shares alotted
but not falling within the common parts of a building as “units’, but car parking
spaces, roof-top areas, external walls and basements will be excluded for the
purpose of determining the last remaining unit in the building.* We consider it
necessary to ensure that if the majority owners have agreed to redevelop a
building, the redevelopment plan will not be unnecessarily hindered by owners
of building parts peripheral to the principal uses of the building®.

Lotswith All Buildings Aged 50 or Above

23. In response to the concern that the age of an existing building alone
cannot determine its need for redevelopment, we would like to reiterate that the
application threshold (whether set at 90% or 80%) only alows an application to
be made to the Tribunal, which will take an independent view on the matter and
in so doing, the age of the building is only one of the factors that the Tribunal
will consider in deciding whether to approve a compulsory order for sale. The
majority owners will also have to satisfy the other criteria set out in paragraph 6
above, including whether redevelopment of the lot can be justified on the
ground of the state of repair of the existing building and whether the majority
owners have taken reasonable steps to acquire all undivided shares in the lot.
In fact, the Tribunal rejected in 2007 an application for compulsory sale of alot
with two 47-year old buildings because the applicant had failed to satisfy the
Tribunal that redevelopment of the lot was justified due to the age or state of
repair of the existing buildings. In addition, the conditions of buildings of the
same age may vary substantially depending on the workmanship, usage and
maintenance of the buildings.

24, Notwithstanding the above, given the reservation expressed on this
proposal by some Members of the Development Panel of the previous term of
the Legidative Council and certain quarters of the community and that the
design working life of reinforced concrete buildings in Hong Kong is generally
assumed to be 50 years, we propose to adopt a more prudent approach, i.e.
raising the proposed age limit for buildings that will benefit from a lower

* TheHong Kong Institute of Surveyors has suggested the following definition which may meet our intention:

An existing entry in the Land Registry which corresponds to an accommodation which has been shown on
the approved building plans based on which an Occupation Permit has been issued, or the subsequent
amended building plans approved by the Building Authority.

Under this definition, if a majority owner of a residential building has acquired all units but one in the
building, leaving just one remaining unit and a few car parking spaces, so long as he has acquired more than
80% of the undivided shares of that lot, he may apply to the Lands Tribunal for a compulsory sae of the
whole lot. The Lands Tribunal will then consider this application according to the criteria specified in the
Ordinance.



application threshold of 80% from 40 years or above to 50 years or above.

25. According to Building Department’s records, there are about 3 300
buildings aged 50 years or above in Hong Kong, representing 8% of all existing
buildings, but they account for 19% of all building repair orders served by the
department during the past five years. We therefore believe that it is
reasonable to adopt a lower application threshold for the class of lots with all
buildings located thereon aged 50 or above. It will facilitate private
redevelopment of old and dilapidated buildings and help improve the living
environment of residents in these buildings.

26. In the opinion survey we conducted last year, the proportion of
respondents who supported or strongly supported the proposed lowering of
application threshold increased considerably from 42% to 60%, while the
proportion of respondents against or strongly against the proposal decreased by
half from 34% to 17%, when the age limit of buildings in the proposal was
raised from 40 years or above to 50 years or above. Furthermore, the
proportion of respondents who considered the protection of private property
rights under the proposal sufficient also increased from 48% to 56%, when the
building age was raised from 40 yeas or above to 50 years or above.

Lots with Industrial Buildings Aged 30 Years or Above Located in
Non-industrial Zones

27. With Hong Kong's industrial restructuring and the migration of
traditional manufacturing activities to the Mainland, the Administration reviews
the use of old industrial areas from time to time to ensure optimum use of our
land resources. The Planning Department assists the Town Planning Board in
periodically reviewing the land uses in the light of economic and socia needs
and revising the statutory land use zones in the Outline Zoning Plans of all
districts. Since 1991, the Planning Department has rezoned about 500 hectares
of surplus and suitable Industrial land for non-industrial uses, including ‘ Other
Specified Use (Business)’, ‘Residential (Group E)’, ‘Comprehensive
Development Area’ .

28. There are over 1450 private industrial buildings® in Hong Kong's
metro and new town areas, but the maority of them (70%) are located in
non-industrial zones — including 56% in “Other Specified Use (Business)”
zones, 7% in “Residential (Group E)” zones, and 2% in “Comprehensive
Development Area” zones. These figures suggest that despite changes in the
land use zoning, most of the existing industrial buildings have not been
redeveloped or converted for other uses. Whilst there may be a host of reasons

® Theseinclude private flatted factories, godowns and industrial-office buildings.



for this apparently slow pace of regeneration, the existence of multiple
ownerships in these buildingsis likely a contributory factor.

29. Under the current provision of the LCSRO, any person who owns
90% of undivided shares in a lot may apply to the Tribunal for a compulsory
order for sale for redevelopment, regardless of the nature of the building. To
facilitate regeneration of old industrial buildings and minimise
industrial-residential interface problems, we propose to extend the lowering of
application threshold from 90% to 80% to lots with existing industrial buildings
aged 30 years or above and situated in non-industrial zones.

30. According to government statistics, there are about 1000 private
industrial buildings situated in non-industrial zonings in the metro and new
town areas. Only 5% of these industrial buildings are 50 years old or more,
18% are between 40-49 years, 34% between 30-39years, and 44% were built
within the past 30 years. Since the mgority owners will have to prove to the
Tribunal that redevelopment of the existing buildings is justified on the ground
of their age or state of repair, we have considered whether there is a need to set
an age limit for industrial buildingsin this class of |ots.

31 Be that as it may, we also note the importance that Hong Kong people
attach to protection of private property rights and sustainable development (they
would not wish to see relatively new buildings knocked down and thereby
generating unnecessary demolition wastes). We therefore propose to set the
building age limit for this class of lots at 30 years or above and believe that this
would strike the right balance. The proposed building age limit will cover
about 56% of all industrial buildings currently located in former industrial areas
such as Kwun Tong, Kowloon Bay, Cheung Sha Wan, San Po Kong and Wong
Chuk Hang, where most if not al of the industrial land has been rezoned over
the years to non-industrial uses, notably “Other Specified Use (Business)”.
These buildings are relatively old and their current uses may not be entirely in
line with the current planning intention, so they should be given priority in
redevelopment. The proposed age limit on industrial buildings eligible for a
lower application threshold will help avoid premature demolition of existing
industrial buildings.

WAY FORWARD

32. In the light of the results of our previous consultation, discussions at
the Development Panel of the previous term of the Legislative Council and our
further analyses above, we propose to designate in a Gazette notice a lower
application threshold of not less than 80% for the following three classes of
lots —



(@ lotswith “all units but one” acquired;
(b) lotswith all buildings aged 50 or above; and

(c) lots with industrial buildings aged 30 or above located in
non-industrial zones.

33. Subject to Members' support, we aim to introduce the Gazette notice,

which is a piece of subsidiary legidation, into the Legidative Council as soon as
practicable.

Development Bureau
June 2009
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Annex A

Land (Compulsory Sale for Redevelopment) Ordinance

Based on the provisions of the Land (Compulsory Sale for Redevelopment)
Ordinance (LCSRO), the following highlights the key points of operation of
the Ordinance. The numbers in square brackets denote the section number of
the Ordinance.

1.

Application to Lands Tribunal

1.1 Magjority owner(s) -

12

1.3

(@

(b)

own not less than 90% of undivided shares in a lot (for the
calculation of the percentage of undivided shares of an owner, any
undivided shares in respect of common parts of the lot will be
excluded) [s3(1) & s3(7)(a)]; or

own an average of not less than 90% of undivided shares in two or
more lots connected by a staircase for common use by the occupiers

[s3(2)(0)].

Magjority ownersto - [s3(3)]

(@)
(b)

(©)

serve a copy of the application on each minority owner [s3(3)(a)];
register a copy under the Land Registration Ordinance (LRO)
[S3(3)(b)];

post a notice in Chinese and English on a conspicuous part of the
building/lot [s3(3)(c)(i)];

(d) advertise anoticein 1 Chinese and 1 English newspaper [s3(3)(c)(ii)];

(€)

and
serve a copy on any minority owners who cannot be found in a
manner specified by Lands Tribunal within a specified time [s3(4)].

Applications to be accompanied by a valuation report which should be -
[s3(1)(a)]

@
(b)

prepared not earlier than 3 months of the application submission

[Schedule 1]; and

setting out assessed market value of each property on the lot -

[Schedule 1]

(i)  onavacant possession basis;

(i) asif thelot cannot be made the subject of an application for an
order for sale; and

(ili) not to take into account the redevelopment potential of the
property or thelot.



2.1

2.2

2.3

3.1

3.2

Determination of Application

Lands Tribunal to -

(@) hear and determine a minority owner’s dispute over the value of any
property as assessed in the application [s4(1)(a)(i)]; and

(b) ensure absentee minority owners property as assessed in the
application is fair and reasonable (including when compared with the
value of the majority owners' property) [s4(1)(a)(ii)].

Lands Tribunal shall not make an order unless, after hearing the objections

of the minority owners concerned, it is satisfied that - [s4(2)]

(@) redevelopment of the lot is justified (whether or not the majority
owner proposes to or is capable of undertaking the redevel opment) -
[s4(2)]

(i) due to the age or state of repair of the existing development on
thelot; or

(i) on one or more grounds, if any, specified in regulations
[s4(2)(8)]; and

(b) the maority owner has taken reasonable steps to acquire undivided
shares on termsthat are fair and reasonable [s4(2)(b)].

Lands Tribunal to appoint in the order a sale trustee and specify the
remuneration for the trustees’ services (to be paid by the majority owner)
[s4(1)(c) & sA(11)].

Publication of the Order Granted

Majority ownersto - [s4(4)]

(@) serveacopy of the order on each minority owner[s4(4)(d)];

(b) serveacopy on Director of Landg[s4(4)(b)];

(c) advertise a notice in 1 Chinese and 1 English newspaper [s4(4)(c)];
and

(d) serve a copy on any minority owners who cannot be found in a
manner specified by Lands Tribunal within a specified time [s4(5)].

Trustees to cause a copy of the order of sale and Schedule 3
(redevelopment to be completed within 6 years or any further period as
approved by Lands Tribunal) to be registered under the LRO [s7(1) &
Schedule 3].



4.1

4.2

4.3

4.4

4.5

4.6

4.7

Selling of Lots

By auction (to the highest bidder) or other form as unanimously agreed by
al owners and approved by the Lands Tribunal [s5(1)(a)& (b) & s5(5)(a)].

If the lot is not sold within 3 months immediately following the date on
which the order is made or within such further period of 3 months as the
Lands Tribunal may specify on application, the order shall be deemed to
be of no effect [s5(4)].

Conditions in accordance with which a lot shall be sold by auction

[Schedule 2] -

(@) an advertisement to be published in not less than 1 Chinese and 1
English newspaper for not less than once in each of the 3 weeks
immediately preceding the date on which the auction is to be held,
stating, among others, the date, time and place of the auction; and

(b) the lot shall be sold subject to a reserve price which takes into
account the redevelopment potential of the lot on its own (or where 2
or more lots are the subject of the auction, on their own) AND
approved by the Lands Tribunal.

Conditions to which the purchaser and his successors are subject

[Schedule 3] -

(@) there shall be redevelopment of the lots and the redevelopment shall
be completed and made fit for occupation within 6 years after the
purchaser becomes the owner; and

(b) such further period, if any, the Lands Tribunal may alow on
application.

Majority and minority owners may assign their rights before there is a
purchaser [s7(5)(a)].

An order of sale may be deemed to be of no effect before there is a
purchaser if all the owners agree that they do not want the lot to be sold
[S5(2)].

Where there is a purchaser, the sales proceeds as well as the expenses of
the auction (or other means of sale) shall be apportioned among all owners
on a pro-rata basis (according to the value assessed in the valuation report
attached to the application or any subsequent amendments to the
assessments as approved by the Lands Tribunal). Where there is no
purchaser, the magority owner shall bear the expenses of the auction
[s10(1)(a)& (b) and Part 3 of Schedule 1].



5.1

5.2

5.3

5.4

5.5

5.6

5.7

Compensation to Tenants

The Lands Tribunal shall not take into account any provision of the
Landlord and Tenant (Consolidation) Ordinance (LTO) relating to the
right of atenant whose tenancy is terminated or is sought to be terminated
in determining an application for an order of sale [s4(3)].

The Lands Tribunal may order that compensation be paid to a tenant for
termination of tenancy [s4(6)].

The Lands Tribunal may take into account the following in determining

the compensation -

(@) by reference to any of the provisions of the LTO, and whether with or
without modifications [s8(3)(b)];

(b) thetenants representations [s8(4)(a)]; and

(c) the benefits afforded to the tenant (i.e. only required to deliver vacant
possession six months after the purchaser becomes the owner of the
lot (mense profit)) [s8(1)(b)(ii) & s8(4)(b)].

No compensation payable to the tenant in relation to any |ease entered into
on or after the date on which the order for sale of the lot concerned was
made [s8(5)].

L ease covers both oral or written agreement [s3(6)].

Upon the purchase of the lot, each ex-owner will be responsible for
paying the compensation to their own “ex-tenants’ occupying the lot
[s8(3)]. The trustee will deduct the compensation amount specified by
the Lands Tribunal from the sales proceeds before releasing the residual to
the owners [s11(2)(c)]. The trustee shall not pay more than half of the
compensation to the tenant before the tenant has delivered vacant
possession [s11(4)].

Notwithstanding the terms of any lease or provisions of LTO, the Lands

Tribunal may specify in directions -

(@) termination of tenancies immediately upon the purchaser becomes
the owner [s8(1)(b)(i)]; and

(b) tenant to deliver vacant possession upon expiry of 6 months
immediately following the day the purchaser becomes the owner

[S8(D)(b)(ii)].



5.8 The purchaser of the lot shall, not later than 14 days after the day he
became the owner of the lot, cause a notice, as specified in Schedule 4 and

in Chinese and English, to be served on the tenant by leaving the notice
with an adult occupier [S8(2)].

Development Bureau
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