SC Paper N0.12/2009

Seering Committee on Review of the Urban Renewal Strategy

Policy Sudy on Urban Regeneration in Other Asian Cities -
Supplementary Study on Development Rightsin Taipei and Tokyo

Purpose

This paper explains the background for the rdgenbnducted
Supplementary Study on Development Rights in Taiped Tokyo (the
‘Supplementary Study’) arising from the Policy Stuzh Urban Regeneration
in other Asian Cities (the ‘Policy Study’) carriedit in late 2008. Members
are invited to comment on the findings of the Sep@ntary Study (copied at
Annex) after the consultants’ presentation at the mgetin

Background

2. The Policy Study, conducted by the Departna#nBocial Work and

Social Administration of the University of Hong Kgmn support of the Urban
Renewal Strategy (URS) Review, examined urban mgéon practice in six
Asian cities including Tokyo and Taipei. The Poltudy revealed that in both
cities, redevelopments are mainly regulated anditeded by the respective
governments and implemented by urban redevelopassciations formed by
property owners and developers.

3. In both cities, particular and unique practieesse identified in land
valuation and development in the context of urbegeneration. In Tokyo, in
respect of the redevelopments at Roppongi Hills @ntbtesando Hills, it was
apparent that landowners and building owners natpatiwith the developers in
exchange for their property ownership based oriuthéamental concept of="
fred, ("exchange based on equal value®). The properthamge was based
on one valuation date only and that was on the shatewhen the government
formally approved the redevelopment proposal fahlibe existing properties
and the future development.

4. The Policy Study, due to its scope and natuad,not covered in detalil
the valuation process, the burden of risk on owraard developers or the
potential relevance of these unique practices togH¢ong.



5. For example, it was understood that “TransfeDevelopment Right”
in Taipei is an implemented policy, and that thea@oment right can actually
be traded in the market. Taking a closer look as tholicy, including its
background, the mechanism for tracking rightssitscess and its relevance to
Hong Kong is recommended.

Scope of the Supplementary Sudy

6. Valuation consultants with appropriate expece and knowledge of

valuation practice in Asia and Tokyo and Taipei particular have been

appointed by the URA to conduct the Supplementandysto address the

limitations of the Policy Study as mentioned inggaaphs 5 and 6 above. The
Supplementary Study has explored in greater déylpolicies in these cities,

the relevant examples and the potential for apjdicaof such approaches in
Hong Kong.

Advice Sought

7. The draft final report of the Supplementary $tisdattached ahnnex.
Members are invited to comment on the findingshef Supplementary Study to
be presented at the meeting. Upon finalizatior, 8upplementary Study
report can be uploaded onto the URS Review website.

Secretariat, Seering Committee on Review of the Urban Renewal Strategy
July 2009
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Study on Development Rights

1

11

1.2

Introduction

Project description

CB Richard was commissioned by the Urban Renewdhdkity in March 2009 to provide
consultancy services and a report on the studyesaldpment rights for the Urban Renewal
Strategy Review.

The report (initially prepared in Chinese), is nipia study on the “rights exchange” policy
of Tokyo and the “floor area transfer” policy ofipai.

Structure of the Report

This Report comprises the following parts:

Party 1 is an introduction to the Report.

Party 2 describes the “floor area transfer” operathode in Taipei and relevant regulations.
Part 3 contains an analysis of the results of fflx@a transfer” in Taipei.

Part 4 analyses the applicability of “floor areansfer” to Hong Kong.

Part 5 provides details about the implementaticthefrights exchange” policy of Tokyo
and the relevant processing mechanism.

Part 6 describes how “rights exchange” is execintehde Roppongi Area redevelopment
project.

Part 7 analyses the applicability of the “rightslange” policy to Hong Kong.

Party 8 defines the terms used in the Report.

Party 9 sets out the data referred to in the Report
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2 “Floor area transfer” in Taipei
2.1 Introduction

Land reserved for public facilities in Taipei isually acquired through cash compensation.
However, statistics of the Taipei Department of &rlbevelopment show that Taipei had
about 940 hectares of private un-requisitioned laaderved for public facilities by
December 2008., The government needs to pay tdlliof NTD to acquire all the land
through cash compensation. As such, the governradapts a policy to acquire land
reserved for public facilities through “floor argansfer”, which is applied in requisitioning
historic sites. The government hopes to compernikatéand owners by selling floor area to
them. In doing so, the government can also cut dihnencompensation cost, guarantee the
interests of the owners of land reserved for pulaladities, and facilitate the acquisition and
development of land for public facilities.

The legal basis for “floor area transfer” in Taipeludes “Measures for Implementation of
Floor Area Transfer for Urban Planning” and “Measufor Floor Area Transfer for Historic
Sites” promulgated by the Ministry of the Interior.

“Floor area transfel”is the transfer of part or all of the buildabledt area of a parcel of
land to another buildable parcel of land for camgtipn upon approval by the government.

The purposes of “floor area transfer” are as folow

1) To preserve and maintain properly buildings witmmemorative or artistic value;

2) To facilitate the development of land reserved gublic facilities, improve the urban
environment, and relieve the fiscal burden of theegnment;

3) To achieve the effective use of the sites fadpgn spaces by appropriately increasing
the floor area of those sites whilst increasingphbblic space in the city and improving the
environment; and

4) Guarantee the interests of and make compensatiomwners of land with development
restrictions.

! Article 5 of Measures for Implementation of Fldrea Transfer for Urban Planning (Measures for Enpéntation)
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2.1.1 Scope of implementation
The application for “floor area transfer” is limd to ‘giving’ sited and ‘receiving’ sites
specified in “Measures for Floor Area Transfer fdistoric Sites” or “Measures for
Implementation of Floor Area Transfer for Urban rflang”. Land of other types is
ineligible for “floor area transfer”. ‘Giving’ site must be of the types set out below, and
“floor area transfer” should follow the principld transfer to any other buildable land
within the same planned area of the city. If aiggyv site is a historic site and is not within
the planned area of the city, the ‘receiving’ sitey be any buildable nonurban land in the
same township. If necessary, the governments oficipatities and counties (cities) will
specify the target areas in consideration of treraiurban developmeht

‘Giving’ sites include:

1) Historic sites (land attached to private resads, family temples and ancestral halls
designated as historic sites);

2) Private land in historic preservation areas;

3) Private land in historic preservation land;

4) Private land including buildings specified ®ffireserved in the urban plan or recognised
by governments of municipalities and countiesésitias valuable for preservation;

5) Buildable land complete in shape, measuring@B®0 M, and used as public space
(e.g. children’s playground); and

6) Land reserved for public facilities in a prigatrban plah

2 Article 6 of Measures for Implementation, articlefaVleasures for Floor Area Transfer for HistoriteS, and article
3 of Conditions for Examination and Approval of &idArea Transfer in Taipei Urban Plan (“Conditidos
Examination and Approval”)

8 Article 7 of Measures for Implementation

4 Article 8 of Measures for Implementation and Arié of Measures for Floor Area Transfer for Hist@ites

® But excluding land that should be acquired by zexmropriation, urban land readjustment or by otheans of
overall development specified in the urban plabyother means of acquisition or development
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2.2 Application procedure and examination

2.2.1 Procedure of application for “floor area sfan”
“Floor area transfer” includes two circumstasicka one circumstance, in accordance with
“Measures for Floor Area Transfer for Historic Sitethe applicant may apply for “floor
area transfer” according to the land set out inréggster of historic sites announced by the
historic site authority; in the other circumstantiee applicant may apply for “floor area
transfer” according to the register of reservedilannounced in “Measures for Floor Area
Transfer for Urban Planning”

If the ‘giving’ land is a historic site, the larmivner of the historic site should work out a
plan for the management, maintenance, repair aered the historic site, to ensure the
owner undertakes the responsibility for manageraadtmaintenance of the historic Sitt
the ‘giving’ land is “land reserved for public féities in private urban plan”, the applicant
should apply to the Department of Urban Developmnteninquire whether the land was
purchased or requisitioned. If this land receivey payment from the government for
purchase or requisition, then the said land is ‘temdd reserved for public facilities”,
therefore, no application for “floor area transfevill be granted. Before an application is
lodged for “floor area transfer”, whether for atbisc site or for land reserved for public
facilities, the owners of the ‘giving’ and ‘recemg’ sites should negotiate with each other in
advance.

For “floor area transfer” in urban planning, tleplicant must be the owner of the
‘receiving’ sité€ and the application for the historic site musidmged jointly by the owner
of the giving site and the owner of the ‘receivisife’. After the application for “floor area
transfer” is examined by the government, the ovaighe ‘receiving’ site will be notified to
promptly register matters relating to giving, adifion, clearance and presentation of the
site. If the “floor area transfer” case is confign® meet the relevant provisions and the
relevant rights have been clarified and registetteel,government will notify the owners of
the ‘giving’ and ‘receiving’ sites that “floor aremansfer” is approved, and a letter of
approval of “floor area transfer” will be issd&dFor the “floor area transfer procedure”,
refer to Appendix 1. For the “flowchart of applicat for floor area transfer for land
reserved for public facilities”, refer to Appendix

& Article 5 of Measures for Implementation

7 Article 8 of Conditions for Examination and Appaiv

8 Article 16 of Measures for Implementation and Arib of Measures for Floor Area Transfer for Hiat@ites
9 Article 10 of Measures for Floor Area Transfer ffiistoric Sites

10 Article 10 of Conditions for Examination and Appab
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2.2.2 Examination conditions

Regarding any application for “floor area transfaélie Examination Committee will make
a decision after careful examination of the coodti of the ‘giving’ site and ‘receiving’
site. In accordance with the “Conditions for Exaation and Approval of Floor Area
Transfer in Taipei Urban Plan”, if the ‘giving’ siis land reserved for public facilities, its
area must reach the relevant limit, and the argsd€ use, green space and plaza must be
less than two hectares; the road must be wider 1bameters, and approval of “floor area
transfer” must be obtained from all the ownershef tand within the application rarngelf
the ‘giving’ site applied for is an undevelopeddpds holding period must be longer than
five years. If the ‘giving’ site is private landdluding historic relics and buildings, the
owner of this land should, in accordance with QualtiHeritage Preservation Law, propose
a plan for the repair and reuse of the historie*’sitvhich is subject to examination and
approval by Department of Cultural Affairs and dom&tion by the city government before
an application is made.

There is also a restriction on the “receiving” sitean application of the “floor area
transfer”. The type of district of the ‘receivingite shall be subject to the type of the
‘giving’ site. If the giving site is private land¢luding historic relics and buildings, its floor
area can be transferred to any buildable land withé jurisdiction of Taipei City. If the
giving site is private land reserved for publicilities, its floor area can be transferred to
the following districts: the site is located witf®0 m radius of the entrance and exit of a
mass rapid transit station and is to face a prejeatban road under development which is
over eight meters wide; or there is a public pankdar development with an area of 0.5
hectares within 500 m radius of the site, and iteeis to face a projected urban road under
development which is over 15m wide or face two g@ertgd roads under development, one
of which must be at least 12 m wide

There is also a restriction on the area of a ‘réngi site, which should exceed 1,000 m
and must not include any historical relics or binidg, or near a street, having low potential
for land use, or within a preservation region, agtural region or river region where “floor
area transfer” is forbidden in the urban plan aegion not included in the urban ptan

As the Examination Committee will also considebam development density, total
development volume and the proportion of publidlities in examining the application for
“floor area transfer®, the owner of the land within the range of theeiging site must
propose a building plan, which is subject to exatiom and approval by Taipei Urban

L Article 4 of Conditions for Examination and Appedv
12 For the contents of the plan for repair and raisehistoric site, refer to Appendix 4
13 Article 6 of Conditions for Examination and Appedv
14 Article 7 of Conditions for Examination and Appedv
15 Article 4 of Conditions for Examination and Appedv
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Design and Land Use Development Commission androoetion by the city government
before an application is made for “floor area tfaris If the building plan for the receiving
site is changed or the floor area allowed to basfexred is not used in full because of
limitations of the site so that retransfer is reseey, another building plan shall be
submitted for revieW. For the “examination procedure”, refer to Apper@li

2.2.3 Processing before application

1) Private land in historic site preservation area
To urge the historic site owners to undertake thsponsibility for managing and
maintaining the historic sites, if the giving siteprivate land in historic site preservation
areas, the giving site owners must work out plamgtHe management, maintenance, repair
or reuse of the historic sites. The plans for tlmagement and maintenance of historic sites
will be filed with the historic site authorities dfie relevant municipalities and counties
(cities) and the plans for repair and reuse ofohistsites will be examined by the historic
site authorities of the relevant municipalities aoolunties (cities) and filed with the
Department of Civil Affairs under the, Ministry tfterior.

The plans worked out by historic site owners fog thanagement, maintenance, repair or
reuse of the historic sites shall comply with thevsions of Cultural Heritage Preservation
Law and the implementation rules thereof, and tbeirtent and form shall include graphic
data, a historical study, an architectural stylelgt a survey on present conditions, a survey
on damages, rules for management and maintenamggir rand reuse, estimated
preservation cost and drawings of present conditidfor the “Contents of plans for
management and maintenance, repair and reusetofitisites”, refer to Appendix 4.

If the ‘giving’ site is a historic site or privateand which includes buildings worthy of
preservation, in the examination of an applicafamfloor area transfer, complete or partial
transfer can be selected, and the governmentnfidtin the owners of a ‘giving’ site and a
‘receiving’ site of the approval of “floor area mrsfer” and issue a letter of approval of “floor
area transfer” to the owner of the ‘receiving’ site

The owners of historic sites or buildings worthypoéservation still have ownership over the
land, and the buildings on the ‘giving’ sites sltbbé preserved permanently. The owners
should restore any buildings on the sites the vafehich has been lost or reduced

16 Article 4 of Measures for Implementation
17 Article 18 of Measures for Implementation
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2) Private land with land reserved for public faclities
The applicant should, before the specified deadtitarify the encumbrances relating to land
improvements, lease agreements, other rights astdcted registration of the ‘giving’ site
and register the land ownership transfer with titye government which can then issue an
approval certificate for “floor area transfer”. Theban planning authority notifies the
owners of the giving site and receiving site tH&dr area transfer” is approved, and issues
a letter of approval of “floor area transfer” teetbwner of the ‘receiving’ site.

The registration fees, stamp tax and other taxe¥lbor area transfer” and land ownership
transfer shall be the responsibility of the appiith

Ownership of public open space and land resemepublic facilities should be transferred
to the local governmelit After the floor area transfer, the increase aectehse of floor
area of the ‘giving’ and ‘receiving’ sites will balid in perpetuits’.

18 Article 8 of Conditions for Examination and Appadv

19 Article 13 of Measures for Implementation and &lgi10 of Conditions for Examination and Approval

20 Floor area on a buildable site may be added bymethods at present: One is to apply for floor aeseard and the
other is to buy floor area through floor area tfans=loor area increased through reward will ks ibthe relevant
building disappears or is rebuilt and the benchrflade area will be restored; floor area increag@dugh purchase
will be valid permanently and will not be restotedhe benchmark floor area because of rebuildimgleer factors,
therefore after floor area is bought for the reicj\site, its building floor area will permanentyg benchmark floor
area plus purchased floor area.

10
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2.3 Calculation of transferred floor area
Applications for “floor area transfer” fall undewo categories in principle: One for private
land which includes historic relics and buildingsrtly of preservation, and the other for
private land which includes land reserved for pufdcilities. Transferrable floor area may
be calculated in different ways depending on tipesyof ‘giving’ land. Calculation for
“floor area transfer” should be based on the berchrfioor area.

For private land which includes historical relimsd buildings worthy of preservation, its
transferrable floor area is its benchmark flooraameinus the built floor area. For private
land which includes land reserved for public faig8, its transferrable floor area is in
principle its benchmark floor area, but the acttrahsferrable floor area is subject to
decision by the relevant authority of the munidigabr county (city) in the light of the
actual conditions. If the 'giving’ site has any tretion on floor area ratio, its transferable
floor area should be calculated based on the agdlagr area ratio of neighbouring land.

The calculation of transferable floor area faltgler six categories: Private land which
includes buildings recognized as valuable for pregt®n, land set out as a preservation area
or for preservation use, land not under regulatiofloor area ratio before being set out as

or changed into a preservation area, buildable fmodided for public space, land reserved
for public facilities in a private urban plan, aadd the neighbouring land of which is for
urban development. For calculation examples, tefé&ppendix 5.

2.3.1 Recognition of built floor area
From the calculation method for “floor area tram$imentioned in the preceding section, the
transferable floor area of historic site or landakhincludes buildings worthy of
preservation should be calculated after deductigheobuilt floor area. The build floor area
will be reviewed by the relevant authority. Thedaling are the methods for recognition of
the built floor area of these buildings, includimgtoric sites and buildings worthy of
preservation. Historic sites and buildings are actiio recognition by local historic site
authorities and there are two recognition methddeir built floor area should be as
recorded in the historic site repair or reuse gheaamined and approved by local historic site
authorities. Also, the local historic site authiestmay, in checking historic sites eligible for
“floor area transfer”, measure the buildings onhistoric sites and calculate the built floor
area on the historic sites.

11
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The preservation floor area of buildings worthypoéservation is subject to recognition by
the local historic site authorities and the pragdctioor area is subject to recognition by the
urban design committee or by the urban plannindpaiites if there is no urban design
committee.

2.3.2 Conversion of transferred floor area
The transferred-out floor area of a ‘giving’ sitehen converted into transferred-in floor area
of the ‘receiving’ site, should be calculated by tiatid® of present values of ‘giving’ and
‘receiving’ sites announced in the period of thelmation for “floor area transfef®.
Therefore, the transferred-out floor area of thegifg’ site is not equal to the floor area of
the ‘receiving’ site. The actual ‘receiving’ flo@rea depends on the ratio between its
announced present value and the announced presastof the ‘giving’ site. The larger the
ratio, the smaller the ‘receiving’ floor area wile. Therefore, if floor area is transferred
from land with a larger announced present valultd with a smaller announced present
value, the floor area acquired will be relativedyder. The conversion rate is calculated as
follows:

Transferred-in floor area of the ‘receiving’ site = .

Present value of the ‘giving’ site in the periot
X the application for floor area transfer

Present value of the ‘receiving’ site in the pe

of the application for floor area transfer

Transferre-out floor area of
the ‘giving’ site

B[EHEM A s 0 st 300
50,000 & /m? 100,000 F/m* 150,000 /m?*

‘Giving’ site A: NTD50,000/n?
‘Receiving’ site: NTD100,000/m
‘Giving’ site B: NTD150,000/n?

2 present land value announced by the municipatityaunty (city) government in accordance with Egialisation
of Land Rights Act (Article 12 of Land Tax Law). Aounced present value is land value estimated dgahernment
every year, primarily for assessing land value dddg.

22 Article 4 of Measures for Implementation

2.3.3 Restriction on “floor area transfer”
To avoid excessive development of a region, thesfier-out or transfer-in of floor area is
clearly restricted in “Measures for Floor Area Ts#an for Historic Sites” or “Measures for

12
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Implementation of Floor Area Transfer for Urbanri?ieng”.

The floor area that can be transferred into the€iving’ site should in principle not exceed
30% of its benchmark floor area, or in particul@##if the ‘giving’ site is a historic site. For
land under integrated development, land under urbaewal, land facing permanent open
space or other land specified in the urban plantrdnsferred-in floor area may be increased
appropriately but should not exceed 40#4he ‘giving’ site is a historic site, the
percentage may by up to 56%

The ‘giving’ site, unless used as open space, tnaagfer out its floor area several times
over. The ‘receiving’ site may take floor area #fenred out from different ‘giving’ sites if
the limit of transferable floor area is not excedle

When the ‘receiving’ site applies for buildingtlife floor area allowed to be transferred in is
not used in full because of limitations of the es#n application can be made to transfer the
unused floor area to other buildable land in thesarincipal planning region on a
once-for-all basfs.

Z Article 8 of Measures for Implementation and Aidl of Measures for Floor Area Transfer for Hist@ites
24 Article 10 of Measures for Implementation and Agi® of Measures for Floor Area Transfer for Hist@ites
% Article 11 of Measures for Implementation and Ari6é of Measures for Floor Area Transfer for Higt@®ites

13
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2.4  Floor area transaction mechanism

2.4.1 Transaction operation of “floor area trarisfer

See the following example to obtain a better urtdading of the conversion of floor area
and the calculation of maximum acceptable flooaare

Simulated assessment plan of “floor area
transfer”

I) Giving site: Sinyi District Elementary
School Land

1) Section and Land No.: 396, Subsection 1,
Yongji Section, Sinyi District (Yong;ji
Elementary School)

2) Land use zoning: Elementary school land
3) Land area: 1,645

4) Announced current value of land:
NT$357,024/ping

5) Market price of local homes (residential
area): NT$300,000/ping

6) Building cost of homes: NT$80,000/ping

II) Receiving site: Neihu 6th Readjustment
Area

1) Section and Land No.: 212, Subsection 4,
Xihu Section

2) Land use zoning: Type lll of Industrial Zone
3) Land area: 3,271.82°m

4) Announced current value of land:
NT$266,357/ping

5) Market value of local homes

(Factory facilities in industrial zone):
NT$280,000/ping

6) Building cost of homes: NT$80,000/ping

14
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The conversion of “floor area transfer” is as falk
Item ‘Giving’ ‘Receiving’
site site
Land area (1) 1,645 3,271.82
Floor area ratio (%) 225 300
Benchmark area ( 3,701.25 9,815.46
Built floor area ()
Transferable floor area @n 3,701.25
Maximum acceptable floor area {m 2,944.64
Announced current value of land: NTD /ping 357,024 266,357
Floor area conversion ratio 1.34
Note:

1) Transferable floor area = Benchmark floor ar&uitt floor area = 3,701.25 -0 =
3,701.25 A

2) Maximum acceptable floor area = Benchmark fla@a x 30% = 9,815.46 x 30% =
2,944.64

3) Floor area conversion ratio = Announced curvatite of land of ‘giving’ site /
announced current value of land of the ‘receivisitg = 357,024 / 266,357,00 = 1.34

4) Benchmark floor area ratio of the ‘giving’ sitecalculated according to Type llI
Residential Area in its surrounding

The calculation result of “floor area transfer” gersion is as follows:

1) Floor area accepted by ‘receiving’ site = 2,844t

2) Floor area transferred by ‘giving’ site = 2,984int /1.34= 2,197.49 M
3) Transferable floor area of ‘giving’ site = 1,508 nf

4) Acceptable floor area of ‘receiving’ site = G m

For “Operation Demonstration for People to Apply fdoor Area Transfer”, refer to
Appendix 6; for “Example of Government Examinatipréfer to Appendix 7
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2.4.2 Background information of Dadaocheng flo@aatransfer case
) ‘Giving’ site: Historic Block
1) Section and Land No.: 309,313, Dihua StrEg8, etc., Subsection 2, Yanping, Datong
2) Land use zoning: Special Area (for speaimhmerce)
3) Land area: 293 @n
4) Announced current value of land: NT$167,648/

IV) ‘Receiving’ site: Area nearby Keelong River (fom Jhongshan Bridge to Chengmei
Bridge)

1) Section and Land No.: 36-6, 36-7 etc., Jigz8ection, Neihu District

2) Land use zoning: Industrial Zone (for lighdustry)

3) Land area: 2,740.44 {n

4) Announced current value of land: NT$57,000/m

The calculation of “floor area transfer” is afidas:

Item ‘Giving’ site | ‘Receiving’ site
Land area () 293 3,271.82
Floor area ratio (%) 505 200
Benchmark floor area (h 1,481 5,480.88
Built floor area () 824.23
Transferable floor area (n 656.77
Ma;ximum acceptable floor area o 2,192.35
(m%)
Announced current value of 167,648 57,000
land: NTD /nf
Floor area transfer ratio 2.9411

Note:

1) Transferable floor area = Benchmark floor ar&uitt floor area = 1,481-824.23 =

656.77 M

2) Maximum acceptable floor area = Benchmark fla@a x 40% = 5,480.88 x 40% =

2,192.35

3) Floor area conversion ratio = Announced curvaihtie of land of ‘giving’ site /
announced current value of land of ‘receiving’ sit&67,648 / 57,000 =2.9411
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The calculation result of “floor area transfer” gersion is as follows:

1) Floor area transferred by ‘giving’ site = 656M7

2) Floor area accepted by ‘receiving’ site = 658.20411 = 1,931.69 M

3) Acceptable floor area for ‘receiving’ site = 22135.77 — 1,931.69 = 260.66 m
4) Transferable floor area for ‘giving’ site = ¢ m

For the layout of the sites and buildings, refeAppendix 9
Dadaocheng Historical District

It has always been the main task of the Taiwaregowent to preserve the historic block
around Dihua Street.. Such planning attaches grgmirtance to the balance between urban
preservation and redevelopment. On 12 January 2080;aiwan government published the
“Detailed Plan of Dadaocheng Historical Districtive Datong District of Taipei”, aiming to
preserve traditional streets by defining a “higtalistrict” and registering historic buildings,
protecting the style of historic blocks, formulaginrban design rules, and executing floor
area transfer while balancing the preservationdswktlopment of Dadaocheng district. On
the other hand, the rights and interest of ownétsoases or land would be protected so as
to protect historic buildings and provide an incemtfor upgrading old urban blocks
ushering a new page on the historic styles andifesitof Dadaocheng district, and bearing
witness to its early economic and urban development

N
RN i PEEVN
SEA R e R

s L LN
RV eoraugy YEER S

Map of Dadaocheng Historical District
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Objectives:

1. Preserve and continue the historic memory artilearoe of the form of urban space and
industrial features.

2. Introduce new urban activities and industrialdtions to revitalise commercial activities
in street blocks.

3. Actively guide and encourage private departmentaiild, develop, and invest in public
facilities, so as to drive regional development.

4. Promote the redevelopment of Dadaocheng distmict balance urban development.

Incentive:

To preserve historic styles and features, all kihédings in the historic street blocks of
Dadaocheng historic district can be included inboif area transfer measures. The costs of
protecting buildings and providing public faciliie site scale and explanation on
environmental impacts may be converted to a coordipg floor area award as strong
incentives to the repair and reconstruction ofdings by the neighbourhoods.

Results:

From the implementation of “floor area transferfitil the end of February 2008,
Dadaocheng issued 205 floor area transfer periitd, there were 108 ‘giving’ and 153
‘receiving’ sites. In the last two years, the numbé applications for floor area transfer
increased significantly and the old buildings iodis were frequently renovated, bringing
new opportunities to strengthening traditional cancral activities and revitalising historic
street blocks.

Data source: Taipei Urban Planning Committee
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2.4.3 Transaction mechanism on the market

Floor area transactions are similar to residentésactions on open market. Sellers and
buyers of floor area negotiate agreements indepelydand usually the conclusion of the
agreement may be assisted by an intermediary. Thmlafloor area transaction price is
however less transparent than that of a residansiasaction, and trading volumes are also
lower than those of residential transactions. Wientransaction agreement is concluded,
the applicant applies to the government for flooeaatransfer. After review, the
government would inform the seller whether he/she ttansfer out floor area and inform
the buyer the floor area that his/her land mayivece The limit on receivable floor area
would depend on the floor area around the ‘recgi\gite.

It is possible that the deliberation committeesdoet accept the agreement signed between
the floor area seller and buyer owing to problerakted to development planning,
therefore the buyer should be liable to any susk. l©Once the application is refused, the
buyer of the floor area may resell the floor areacerned or apply for “floor area transfer”
to another parcel of land.

For “floor area transfer”, the application redinas established by the government for
historic buildings are fewer than those for comnmublic facilities, so that historic
buildings can be preserved successfully. If the€igng' site cannot accept a large
building, the deliberation committee may add a heigmit to permission conditions to
shift part of the building underground, and addhdtlon the floor area to be transferred to
control the height and size of the building. Margstrictions however have been
established for the application of “floor area sf&n” of common public facilities or roads,
for example, the land transferred should neverriitled to government compensation (see
Examination Conditions in Appendix 3 for detailt)is understood from the discussion
with the Department of Urban Development of Taiheit the applications for “floor area
transfer” of many parcels of public facility landwe been refused because this land was
once entitled to government compensation.

The floor area of a ‘giving’ site and its annouthasalue may be referred to intermediary
website&’, and investors may directly seek intermediariewners of ‘giving’ sites to
negotiate the transaction price, information onalthtannot be easily found on the open
market. The current price is based on the annouwcecknt value, and generally the
transaction price is lower than the announced vdtuis understood from the visit with
local property staff engaging in “floor area trarsfthat generally the announced value is
one third of the market price of the land, andrkarer the land to urban area, the closer
the announced current value to the market pricdoAhe “floor area transfer” of lands

% See Appendix 8 for sale information concernimgflarea listed in intermediary website
reserved for public facilities, the transactioricerof a road is about 70~80% of the
announced current value; the price of a squaregrk, mnd green space is over 80% of
announced current value; and the price of a hiswité is about 60~85% of the announced
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current value. As the price is determined accordingifferent urban planning areas and
changeable, it is difficult to know the actual jeric

It is understood from the visit that Taipei's “flo@rea transfer” market lacks relevant
information of the two transaction parties. Thogemending floor area have no way to
obtain information about the floor area suppliesd similarly the floor area providers

cannot obtain the relevant information of floor aardemanders. Therefore a complete
transaction platform and open market informatiamlacking. In such a situation, although

the two transaction parties intend to conduct arflarea transfer, they cannot obtain each
other’s information and reasonable transactionegtiso that both parties have to wait and
see.
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Analysis of strategy effectiveness

From the comprehensive analysis of “floor areandfer”, it may be inferred that the

establishment of a “floor area transfer” marketaigolicy direction which can benefit

participants in the “floor area transfer’ marketpvgrnment departments formulating
relevant policies and the floor area owner, anastors, however its actual effectiveness
depends on other relevant examination and appfagtirs.

In the free market of “floor area transfer”, thevgrnment may acquire the lands reserved
for public facilities and preserve historic siteglduildings with historic value by non-fiscal
means. These means may include formulating reletflodr area transfer” policies and
urban planning so as to save fiscal expendituré,improve the efficiency of acquiring the
lands reserved for public facilities to facilitatee development of public facilities and
improve the environmental quality of residentiadéar Owners of land reserved for public
facilities may also obtain reasonable compensabgnselling floor area on the free
transaction market to make up for the losses g iiom the long-term restriction on land
development. In addition, land developers or inmsstmay buy the floor area needed for
development on the “floor area transfer” markeinitrease the incentives for development
and then transfer the floor area to a suitable ldpweent zone to support government
policies, and promote the reasonable and effedawelopment of the urban area.

As the government is committed to preserve histosites and buildings with

commemorative or artistic value, once a buildingpisved worthy of preservation, the
government may try its best to assist the ownea Gkceiving’ site to preserve the said
building. The government may conduct research ataicespecific projects to relax the
examination conditions, so as to preserve buildgugsessfully.

During the implementation of “floor area transfesince the government hopes to control
the floor area of a certain district, it is strgtreviewing and approving the applications of
floor area transfer of other lands reserved forlipulacilities and land for public space;
therefore generally the relevant review conditioagnot be met. It is understood from the
interview that with regard to the acquisition of-taguisitioned lands reserved for public
facilities or roads, none of the “floor area trarsfprocedures of the lands reserved for
public facilities had been completed from making #imnouncement up until now.

Therefore, most approved cases of “floor areasfeahwere related to historic sites or to the
lands designated by the government as worthy ofdingi preservation . For “Taipei
Dadaocheng Floor Area Transfer Case”, refer to i@®ecR.4.2 and Appendix 9; for
“Announcement of the Applications Approved by thev@rnment”, refer to Appendix 10;
for the number of floor area transfer cases andatimeunt of transferred floor area in
Dadaocheng, refered to Appendix 11.

In addition, no floor area was originally planrfed lands reserved for public facilities in the
design of the urban plan. Floor area bonus was taddp solve the problem that the
government lacked the capacity to requisition thads reserved for public facilities,
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however such a solution may ignore the problemsriofdn development and the increase in
demand for public facilities. Moreover, such a cemgation method actually ignores the
real rights and interests of land owners becausartirket price of existing lands reserved
for public facilities is far below the make-up iset for requisition, and is only about 20%
of the announced current value, therefore theliameficiaries may be investors.

In such a situation, some owners of the landsrvedefor public facilities hope that their
lands may be requisitioned by the government atca fppased on announced current value.
As this price is higher than that on the “floor ateansfer” market calculated according to
the announced current value, land owners are Lnwitb get compensation for their lands
reserved for public facilities by “floor area tréas.

In the light of this, from the perspective of fir, “floor area transfer” is in favor of the

government and investors, but from the perspedfand owners, it is uncertain that this
solution may ensure that they can obtain fair careption. In addition, the examination of
“floor area transfer” should be strict. Except fbe procedures of ‘given’ and ‘receiving’

sites, more attention should be paid to the follmypoints: urban development density, total
development volume, public facilities defining ceipa etc.; when the examination

procedures were not controlled properly, adverfectf on the overall urban planning and
development may arise.
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Applicability of strategy

In requisitioning antiquities and monuments angsprving regional or private public lands,
Taipei adopts “floor area transfer” instead of pagduisition. According to the description
and analysis in the preceding sections, readersd g known something about the
advantages and disadvantages of “floor area tndnsfethe society, the economy, and on
promoting property development. In-depth understan@ébout the question that whether
such an arrangement is applicable to present igihsabf Hong Kong may be obtained from
the following analysis.

At present, while resuming private lands for patilevelopment, Hong Kong mainly refers
to the Land Resumption Ordinance (Chapter 124), theMass Transit Railway (Land
Resumption and Related Provisions) Ordinance (Chapter 276) and thdass Transit Railway
Ordinance (Chapter 519) etc. All of these land resumptiatirances compensate the losses
incurred to the private property rights held bydaswners or other stake holders only in
cash. Alternatively, Hong Kong may give floor aampensation for the private buildings
resumed for public purpose according to 8uwlding (Planning) Regulations (Chapter
123F).

Therefore, according to the existing ordinaAted Hong Kong, for the requisition of
antiquities and monuments, cash compensation isilynaidopted to compensate land
owners for the losses caused by acquiring thepenty rights for public purposes. For some
particular cases, land exchange may be negotiataccampensation solution.

According to the evaluation by the Antiquities Astwy Board last year, nearly 100 private
buildings were rated as Grade | Historic Buildin@sice these buildings are under threat of
demolition, the Antiquities Authority may declakeetsaid buildings as proposed monuments
according toAntiquities and Monuments Ordinance (Chapter 53), and freeze the related
rebuilding rights. For the loss of rebuilding righthe Government may need to allocate tens
of billions of public funds to compensate for tlmwromic losses to land owners. In addition,
the compensation by floor area increase adoptedcauiring private lands for public
purposes may be constrained due to the height ligstrictions or, other building or
environmental protection ordinances.

In this context, the “floor area transfer” practicén Taipei may be regarded as a
compensation method for acquiring antiquities armhuments or private land for public
purposes, with the advantage that “floor area feahimay help the government to resume

#’According to Article 8 ofAntiquities and Monuments Ordinance, the Antiquities Authority may,
with the prior approval of the Chief Executive, gaythe owner of a proposed monument or
monument the compensation equal to the financéal suffered by him/her (Amendment in
Paragraph 3 of Article 59 of 2000)

historic sites and private public land without aliting public funds. In adopting this method,
it is necessary to consider the circumstances fagddong Kong that the existing relevant
land and property ordinances do not allow suchsfean. In addition, in recent years Hong
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Kong citizens have expected higher standards iir@mwental protection and the quality of
life, hence the Government has begun in differeaysmo set restrictions on plot ratio in
order to reduce the impact of high density buildimg infrastructure, traffic and air quality
etc. Therefore, to push ahead in adopting “floaaatransfer”, it is necessary to amend
appropriately relevant ordinances, to ensure fagnand to attain environmental protection
standards.

Additionally, if it is assumed that “floor areaaftrsfer” replaces cash compensation during
acquisition in Hong Kong, the increase of land twoif area is only another form of
compensation by public funds, since land revenugnismportant element of Hong Kong
fiscal revenue and fundamentally does not diffehwash compensation.

Furthermore, “floor area transfer” involves prdpevaluation. In Hong Kong, property
transactions are intense, and property prices lzageable. Although property transaction
information is abundant and very open, due to thee tperiod of a transaction, many
uncertainties may arise during the transfer, hdéegal proceedings for transaction disputes
are common. In particular, as the government ugaalhounces transaction prices quarterly,
the price varies from market transactions, resgllimarket speculation on these floor areas.
In this way, the situation is similar to the letfef B speculation which occurred in the Hong
Kong property market before 1997, or similar tataagion in Taipei that as the announced
value is even higher than market value, under siyehmlogy of expectation, it is difficult to
create a trading market, therefore bringing no fiet@ encouraging the preservation or
repair of cultural and historic buildings.

Although history may not repeat itself thanks he tmany years of experience in dealing
with such outcomes, if the Government does notaés@rproper control , the overall
development of Hong Kong may be influenced. Fornapla, too wide a scope of
application or too high a percentage of relaxatimgly increase the urban floor area and
density suddenly, bringing adverse impacts on ugianning and land development, not to
mention that the Government may cause great con@ersociety if it acquires historic sites
and public lands for free.

Although the “floor area transfer” system has bé@eaplemented for many years in the
United States, the “win-win” for the governmentdaowners, residents and developers etc.
cannot be achieved as imaged. Foreign governmésadimit the transfer of development
rights (TDR) to specific objects (for example, theeservation of historic sites or the
protection of sensitive geological districts), aatl the same time establish a rigorous
examination system and other measures to preveetsaeffects to the urban development
arising from the ordinances.

Therefore, in requisitioning antiquities and momums, private public land, and land
reserved for public facilities by “floor area tré$ instead of by paying compensation, full
consideration must be giving to the advantagesdisadvantages of “floor area transfer”
measures, the passing of relevant ordinances antlrsanagement and restrictions, or the
relevant restrictions imposed on “floor area trarisfFailure to do so will deal a serious
blow to the development of the urban environment.
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5.  “Rights exchange” policy of Tokyo
5.1 Introduction

5.1.1 The Purpose of Urban Redevelopment
Urban redevelopmefit refers to the government's, planning, full renawat partial
rebuilding or preservation of the urban areas whidhibit economic activity due to
deterioratiing building structures, old or unusetblfc facilities, or poor urban function, in
order to rebuild the urban function, optimise tlevelopment and effective utilization of
land and to enhance public security and welfaree Pphrposes of urban development
mainly include improving the quality of life andethenvironment, preventing potential
urban disasters and providing urban housing antigoiailities.

5.1.2 The History of theand Redevel opment Act
The Land Redevelopment Act was promulgated in 1&%wa 44). It is a new act
combining theUrban Renewal Act, which focuses on the arrangement of public faedi
(station forecourts, streets etc.), and Fire-proof Building Block Construction Act, which
focuses on promoting the construction of fire-prbafldings. The “urban redevelopment
project” specified in this new Act focuses on thategration and comprehensive
development of existing blocks.

The Land Redevelopment Act of Japan was combined with th&rban Renewal Act and
Disaster Prevention Building Block Construction Act in 1969 in order to mirror the changes
in economic and social conditions and to meet duyglirements of urban construction and
development. It has however been amended many timitss40 odd years of enactment.

Since the originalUrban Renewal Act lacks regulations for the requisition of land for
necessary public facilities and adjoining areasalsmather than large scale urban area
renovation can only be undertaken. As the origidedaster Prevention Building Block
Construction Act can be executed only with the consent of all thiigebs in a disaster
prevention area, any large scale land renovatiomatabe implemented either. Therefore
the revised_and Redevelopment Act introduces and legalises new renovation metfidds
enable integrated block renovation.

To make the conduct of large-scale land redevessproonstruction practicable, thieghd
Redevelopment Act” introduces the “right exchange” of “equivalentcbange” in the
handling of the ownership of lands or buildings.

8 | and Redevelopment Act (“the Act”) Article 1 (Purpose)
% Data source: Urban Redevelopment Associationmdrda
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The urban redevelopment projects are categongediiype | urban redevelopment projects
and Type Il urban redevelopment projects wherddhmer achieves urban regeneration by
“right exchange”, and the later achieves it by asitjan®.

By 31 March 2008, Tokyo completed the redeveloprpeniects for 166 urban blocks, of
which 70% were implemented by associations and w@% conducted by individudls

5.1.3 Land Redevelopment Act of Japan
The existing-and Redevel opment Act of Japan (promulgated on 8 June 2006 (Heisei 18)
has 9 chapters and 149 articles. Chapter 1. GeReyaisions, Chapter 2: Implementer
Chapter 3:Type | Urban Redevelopment Project. GliaptType Il Urban Redevelopment
Project. Chapter 5: Bearing of Cost etc. Chapt&ufiervision. Chapter 7: Confirmation of
Redevelopment Project Plan. Chapter 8: DetailediRégns. Chapter 9: Regulations on
Punishment. Table 1 lists the outlines of Land Rebigment Act of Japan.

Table 1-- Outlines of the Urban Redevelopment Actapan.

Land Redevelopment Act of Japan Description

Chapter 1 General Provisions
Types of urban renewal (Article 2)
There are two types:

Type | of Urban Redevelopment
Type Il of Urban Redevelopment

Restrictions on renewal: 2/3 of both the people Basic conditions for land redevelopment
and land (Article 7~2)

Chapter 2 Implementer Can be handled individually
Falls into: Individual (Article 7~9)
Several persons: More than 5 persons (Article|11)

Organisation: Assessments of members are paspecify the assessments (public facilities
of the amount of utility buildings and the dues areand dues (fees).
organisation fee. (Article 40)

~—

Local public bodies (Article 51). The Urban Specify the participation of public bodies
Development Corporation (Article 58)

Chapter 3 Type | of Urban Redevelopment Projecpecify the applications for not
participating

% Clause 1 of Article 2 of the Act (Definition)
#Bureau of Urban Development Tokyo Metropolitan Goveent
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Application for absence from “right exchange
(Article 71)

A

Individual implementation and the agent of
business organization (Article 112)

In the event of any interruption of
implementation by individuals or organisatiof
prefectures will act as the business agent.

Chapter 4 Type Il Urban Redevelopment
Project.

Specify the formalities of Type Il
redevelopment

Joint implementation of land zoning and
development (Article 118-32, 118-33).

Specify the implementation method of renew
and land readjustment

Chapter 5 Bearing of Cost

Subsidies for expenditure (Article 122),
Financing (Article 123)

Chapter 6 Supervision

Assign supervision staff

Chapter 7 Confirmation of Redevelopment
Project Plan

Plan submission and approval

Chapter 8 Detailed Regulations

Reduction and exemption of fixed assets tax

Chapter 9 Regulations on punishment

5.1.4 Basic Regulations of the Act

The urban redevelopment project may be implemehietheets the conditions listed in
the Act by the government. The Type | urban redsymeient project can be implemented in
an urban redevelopment promotion area if it mewt<dllowing condition¥:

1) Located in the intensively used areas, urbaenetion special areas or specific

planned areas;

2) The statutory floor area ratio is less than thirel;
3) The land is utilised imperfectly or inefficieyitland
4) The height utilisation in the said area has riloated greatly to the recovery of the

overall urban function.

32 Article 3 of the Act (Implementation area of Tylef Urban Redevelopment Project)
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5.2 Introduction of “rights exchange”
“Rights exchange” refers to the exchange basedequal value of the rights or
compensation related to the regenerated site tibgiby the obligees and investors in the
area after the redevelopment project was finisteraing to the assets provided by the
obligees and investors. In short, “rights exchangdérs to the rights adjustment through
which the rights relationship before redevelopméntchanged into the new rights
relationship.

Property rights in Japan include land, surfacel bmilding rights and the right to lease
buildings, hence the “right exchange” may be adtein various ways. The following
introduction will be based on non-surface-rightadéf type “right exchangé®,

According to non-surface-right default type “righgxchange”, the building lands will be
combined and jointly owned by all the obligees rafite “right exchange” and each obligee
will obtain a share of the redeveloped buildingsoading to the assets provided bythe
obligee.

Obligees or right-related persons refer to landuitding owners and land or residential
lessors etc. who have provided lands or buildingtee rights in the redevelopment area.
Investors refer to the persons providing fundsauigipate in rebuilding.

5.2.1 Surface right non-default type
The feature of surface right non-default type afglt exchange® is that after the
redevelopment, the lands are jointly owned by B# pbligees with building rights,
including the obligees existing prior to redevel@miand buyers in the reserved area. Such
“rights exchange” is expected to be widely usedabee the joint ownership of land rights
may solve many future problems . In this light, lstigght exchange” is the most suitable
residential redevelopment mettiad

*rhe surface right default type “right exchange” endivided into ‘principle’ type or ‘special’ typ&he principle
type is also known as the surface right defaulthoet that is, after the redevelopment projectnssfied, the surface
right is jointly owned by all the floor area ownensd the land is jointly owned by those land owivene exist before
the redevelopment project. The special type isgmatsed into urban renewal type (surface right default-type) and
disaster prevention block type (full-consent typgé)e surface right non-default type refers to theation that after the
redevelopment project was finished, the ownershgudace right is the same as that of the prircippe, and the land
is also jointly owned by all the floor area ownetg full-consent type is a comparatively free tighchange method.
See Appendix 12 for details of the aforesaid exgeanodes.

3Article 111 of the Act

% Data source: Urban Redevelopment Associationdida

5.2.2 Evaluation criterion
In the of “right exchange” plan, obligees may dbtihe redeveloped building floors or
units according to the value of the rigfitewned by them before the redevelopment.
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5.3

Therefore, the evaluation of the value of the sghiwned by obligees and the value of new
building floors or units should be fair. The evdioa date should be selected properly. This
evaluation date is called the “evaluation criteriday”, namely the 31 day after the
issuance of the “confirmation of individual implemation” or the “confirmation of
organization implementation”.

The pre-redevelopment evaluation on the valugghits of building land, land leasehold,
buildings, and residential leasehold will be deteed®’ according to the transaction price
during the 30 days before the confirmation of thel@ation criterion day by referring to
similar properties or lands in the vicinity of trelevelopment site.

The post-redevelopment value evaluation on therah for estimating the value of lands,
burgage, or buildings will be determirfédccording to the transaction price within the
aforesaid 30 days by referring to the expensesddgwelopment projects, and the rights of
the same category of similar lands or buildingshef same category in the vicinity of the
redevelopment.

Formalities and procedures

The ‘“rights exchange” plan must be implementedtrafjovernment approval of the

establishment of a relevant organisation and prqjlms. After announcing the approval,
conducting registration including, property rigteagistration and preparing the “right

exchange” plan for handling the “right exchangb¥ bbligees may apply to not participate
during this period. The completed “rights exchangkih will be exhibited to the obligees

for their opinions. After the finalisation of theights exchange” plan, the organisation will
apply for government approval of the plan. Oncebeehted by the government, relevant
procedures, including registration of the “rightslange”, announcement of completion of
construction engineering and registration of wtiliiuildings, will be executed on the

“rights exchange day” specified in the “rights eanbe” plan. See Appendix 13 for the
“flow of Type | of urban redevelopment project” aralevant details are introduced in the
following sections.

% The right value before renewal refers to the valiie existing ownership, excluding its develdpaintential

value.

37 Article 80 of the Act (calculation standards ofaeriof curtilage, etc.)
%8 Article 81 (calculation standards of appropriatiegof utility building land, etc.)

5.3.1 Establishment of organization

A type | urban redevelopment project may be hahble an individual or several persons.
For individuals, the implementer should formulaikes and a project plan. If the number of
owners or obligees of leasing land are more thaihé rules and project plan should be
formulated jointly, and an organizatiSrshould be established upon the approval of the
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governor of the prefecture and in line with the istity of construction ordinance. The
urban redevelopment organization ("organisatiord tegal person stafiis

The rule§' formulated by the organisation should include: tiagne of the organisation,
names of regions in the implementation area (implaation area and work area if any),
the scope of the Type | of urban redevelopmenteptoj the address of the organization,
matters relating to organization members, the isdlexpenses, the quorum of cadres, the
service term, job sharing and election, the relevaatters of election method, matters
relating to conference, matters relating to allrespntatives and congress if any, project
year, the method of announcement, the mattersimglé jurord? and accountants. The
project plan should specify the implementation adesign outline and financial pfén
pursuant to the ministry of construction ordinance.

The organisation requires the apprétaf over 2/3 of the owners of buildings and land an
obligees of leasing land on over 2/3 of the arde project plan should be implemented
upon approvaf by the managers of the public facilities in thepiementation area and
provide inhabitants of the public fund buildingstiwiopportunitie® to participate. All
owners of the curtilage or obligees of leasing lanthe implementation area are regarded
as the organisation members. Except organisatianb®es, other persons who intend to
participate in Type | urban redevelopment projesplemented by the organisation and
who have formulated rules, will be regarded asigpgting organisation members or
future organisation membéfs

%9 Article 11 of the Act (approval)

40 Article 8 of the Act (legal person status)

“1 Article 9 of the Act (rules)

42 Article 43 of the Act (jurors): The organizationasild have more than 3 jurors, who have speciaMenge and
experience in rights and valuation of land anddings, and are elected at a meeting.

43 Article 12 of the Act (project plan and basic ajguidelines), and Paragraph 11 of Article 7hef Act (project
plan)

44 Article 14 of the Act (approval by the owner ofrilage and obligee of leasing land), and Artickedf the Act
(declaration of burgage)

% paragraph 12 of Article 7 of the Act (approvalguplic facilities managers)

48 Article 13 (providing opportunities for participan for participating organisation members)

47 Article 20 of the Act (organisation members) amticke 21 (participating organisation members)
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The application for the project plan will be subied to the governor of the prefecture (“the
government”). The project plan will be announcedhmsy governor of the said area and will
be exhibited in public for 2 weeks. In the eventaofy opinion on the project plan, the
obligee of Type | of urban redevelopment projectynsbmit the opinion to the
government within 2 weeks after the expiry of théibition period. If the government
thinks the opinion is adoptable after examinatitbwe, project plan will be revised.; If the
opinion is not adoptable, the government will alsdorm the proponefit of the
corresponding intent and decision.

After the project plan is approved, the governdr aisplay the name of the organisation,
the project implementation period, the implementatirea and design outline in the office
of the said city, town or village for the publicteading®. See Appendix 14 for the
“procedure of establishment of organisation”.

5.3.2 Registration at the very beginning of “rigiithange” formality
After the individual implementation or establishth@f an organisation is approved and
announced, all lands and buildings will be restdctoy the “rights exchange”. If an
unwitting third party buys the land or buildingtime said scope, many unnecessary issues
on property rights will arise, trapping both theybu and implementer. Therefore, the
“rights exchange” should be registetedat the very beginning in order to avoid
unnecessary disputes on property rights. The rggigtl register all lands, buildings and
land tenancies.

After the “right exchange” registration, the satesmortgage of property rights within the
implementation scope must be approved by the imghéen in advance, because the
“rights exchange” plan and design may need corredipg changes.

“8 Article 16 of the Act (citizen hearing of the peo} plan and the disposal of opinions)
49 Article 19 of the Act (announcement about approesd.)
%0 Article 70 of the Act (registration of rights exarige procedure)
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Before the implementation of the rights exchanige,pall existing property rights must be
listed clearly. After the establishment of the aigation is approved and announced, the
implementer must registérall lands and buildings within the implementatiarea. Save
with any objection, all investigation data will deemed as trdg and be used as the basis
for the “rights exchange” in future. The earliee throperty rights are registered, the earlier
the outlines of the “rights exchange” will be exted to relevant obligees.

5.3.3 Application for non-participation

All obligees in the implementation area have tightrto choose whether to participate in
the renewal project or not, and can propose tarttpdementer that they do not want to
exchange rights according to the “rights exchang&n within 30 days after the
announcement date of the project plan. After thbnsssion of the application for
non-participation, the obligees of land, leasingdlaand buildings will be deemed as
wishing to replace their property rights with mon&ie obligees of residential leases may
also propose to decline the residential leasehaltihg this period. All obligees must
propose, within the specified period, their finateintions® that they want to move out of or
participate in the redevelopment plan.

5.3.4 Preparations for rights exchange

After the registration of property rights and ttletermination of the number of people
participating in the “rights exchange”, the implerter will conduct the valuation and
determine the standards of “rights exchange” on whkiation benchmark day for the
property rights before and after development retbgeg. Such work will be set out in the
“rights exchange” plail including a layout design drawing which shows kbeations of

buildings after redevelopment and the “rights excled plan before and after
redevelopment. The design outline according tolegiguns should lay out the distribution
and uses of what the obligees receive, the locatians of facility building land, and the
layout of public facilities. The “rights exchanggfan should include the following items:

51 Article 68 of the Act (land agreement and objegeament)

®2 Data source: Urban Renewal Association

%3 paragraph 1 of Article 71 of the Act (proposabpplication for right exchange)
54 Article 73 of the Act (content of the right exclygnplan)
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® Types, contents and prices of rights before andr afie “rights exchange” of the
obligees of land, leasing land, buildings, residdrieases and of mortgages in the
“rights exchange” plan;

® Types, contents and prices of rights, methods atdsdof payment of obligees not
participating in the “right exchange” plan;

® Types, contents and prices of rights of the obBgebo are not allowed to participate
due to enlying rights to too small an area;

® Details of distribution of the participating orgaafion members;

® Management, lease conditions and standard rehedéased properties;

® Outlines of values of utility buildings, land andir&ace rights and land leasing
conditions;

® Land belongingness of new public facilities; and

® Date of the “rights exchange”, specified time afdatransfer, and specified time of
completion of engineering.

5.3.5 Exhibition
As the implementation of the “rights exchange”lwidve impacts on the obligees in the
implementation area and other related obligees|ribbts exchange” plan should be open
to the public so as to create a democratic atmesphée organisation should exhibit the
“rights exchange” plan to the public for two weelktdeast, during which relevant obligees
may propose any opiniohto the organisation. If upon examination the Exwation
Committee thinks the opinion is adoptable, the pldlhbe changed accordingly and will
be exhibited to the public again.

If the exhibition date of the “rights exchange’apl does not fall within the 6 months
following 30 days after the announcement of thereygl of the establishment of the
organization, the obligees have another chancepty dor non-participation in the “rights
exchange”. If the redevelopment plan has unaninagsoval, it will be not necessary to
exhibit it.

%5 Article 83 of the Act
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5.3.6 Application for the “rights exchange” plan

The implementer should formulate or change thghtd exchange” plan upon the approval
of over % of the jurors or the resolutidrof the Urban Redevelopment Examination
Committee. According to laws and regulations, thights exchange” plan should be
determined under the condition of completely coesity the balanééamong all obligees.
The “rights exchange” plan approved by most peajliebe submitted to the government
for review®. The reviewed “rights exchange” plan will be extdd to the public and
relevant obligees will receive notice.

5.3.7 “Right exchange day”
The “rights exchange” plan will be implemented @ding to the specified formalities and
procedures on the “rights exchange day”. The laittlinvthe implementation scope is
shared by all obligees, while the buildings beldaghe implementer who is entitled to
dismantle the buildings on the land to conduct wexieengineering. The leaseholds of all
lands or buildings will be cancelled on the “rightechange day”.

The implementer should handle the cancellatiorsteggion of the mark of the original land
and the registration of the mark of the new landhi@ implementation area as soon as
possible, and should apply for the necessary ragjisi’® of relevant land rights after the
“rights exchange”.

The implementer may require land transfer to thieais occupying the land or on the land
within the implementation area within a specifiegtipd. This period will expire on the
30th day" following the proposal of the requirement.

At the time of land transfer or moving objectse timplementer should compensate land
occupiers and persons with interests in the obfecteelated losses. The compensation for
the losses should be determiffedhy the implementer and relevant obligees upon
negotiation.

%6 Article 30 of the Act (resolutions of the natioraisociation), Article 32 of the Act (procedurethoé national
association, etc.), and Article 84 of the Act (f#piation of jurors and Urban Redevelopment ExatidmaCommittee)
57 Article 74 of the Act (standards of determining tights exchange plan)

%8 Article 72 of the Act (finalisation and approvdlthe rights exchange plan)

%9 Article 87 and Atrticle 88 of the Act (the rightsalange taking effect on the rights exchange day)

%0 Article 90 of the Act (registration of rights exarige)

61 Article 96 of the Act (land expropriation)

52 Article 97 of the Act (compensation for lossesiaig from land expropriation)

In addition, relevant obligees within the curtiagf or buildings in the implementation area
who lose their rights on the “rights exchange dayid cannot obtain building land,
buildings, a joint ownership portion or residentlabsehold after the renewal project,
should be compensated by the implementer. The cosatien should be estimated by
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comparison with the transaction prices within 3@sdaf similar rights of nearby similar
lands or buildings. Intere§fswill be paid as per 6% of the estimated compeosativery
year.

The utility building land and land rights are deshas they have been set on the “rights
exchange day” pursuant to the “rights exchangei.plhe implementer should pay land
owners the estimated land pfitédrom the “rights exchange day” to the day when the
completion of construction engineering is announced

The implementer should make an announcement atify ath obligees responsively after
the completion of construction engineering, ancoesively handle the registratfGrof
buildings and relevant obligees.

8 Article 91 of the Act (compensation, etc.)

54 Article 88 of the Act (the right exchange takirféeet on the rights exchange day)

8 Article 100 of the Act (announcement about coniptebf construction, etc.) and Article 101 (regision of utility
building)
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5.4 Disposal mechanism

5.4.1 Distribution of the “rights exchange”
Excepting applications for non-participation iretltrights exchange”, all owners of land
and legal buildings in the implementation area participate in the "right exchange” in
accordance with the Land Redevelopment®®Acthe obligee of a residential lease may
accept the residential leasehold from the persdim avlegal building in the implementation
area, but if the owner of the building proposediagtion for non-participation, the obligee
of a residential lease may obtain the residengabéholf in a utility building of the
implementer. Therefore, all landowners and obligefelsuildings and of residential leases
in the implementation area have the right to pigdie in the “rights exchange”.

As specified in the definition of "rights exchafigehe obligees can “equivalently
exchange” the rights of a building site or buildingy compensation according to the asset
value. If during liquidation there is any spreadwsen the value of any distributed utility
building land, the joint ownership portion or a tpaf a utility building and the original
asset value in the implementation area, the impiéeneshould lawfully collect the spread
from the related obligee or make compensationegaé¢hated obligeé

The part of the utility building that the obligeeceives is determin&according to the
position, area, floor area, environment and usalitions of the land or building of the
obligee in the implementation area, as well aspibsition, floor area and environment of
the relevant part of the utility building. Land pals beyond the utility building land belong
to the implementé?.

% Article 76 of the Act (utility building land) andirticle 77 (part of utility buildings, etc.)

57 Article 88 of the Act (the rights exchange takiftect on the rights exchange day)

8 Article 104 of the Act (liquidation)

8 paragraph 2 of Article 77 of the Act (part of igibuildings, etc.): The utility building to bestiibuted must be
evaluated upon consideration of the position, lareh or usable area, environment and use conddifahe land or
building of the transferee in the construction aeeal the position, usable area and environmetfteopart of the
utility building to be distributed to the transferén a bid to avoid unbalance among obligees cdvibus spread
between the current price and original price.

"0 paragraph 4 of Article 77 of the Act (part of thtdity building, etc.)

5.4.2 Example of the “rights exchange”
The following is an example of the “rights exchahgf non-surface-right setting type,
which explains how the obligee exchanges his caigissets for property rights after
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project renewal.

Suppose the total value of the building in thel $miplementation area before renewal is
180 and the total value of land is 400; the progétr renewal is a 4-floor building and the
land is distributed among all owners by the flood &alue. The first, second, third, and
fourth floor respectively occupies 10 shares, Seha@.5 shares and 2.5 shares of the land
rights which adds up to 20 shares. The land vaeguivalent to the value before renewal,
so the first floor occupies the land value of 1200 = 200, the second floor occupies
that of 5/20 x 400 = 100, the third floor and tbarth floor occupy that of 2.5/20 x 400 =
50 respectively. In addition, assume that the Ingidralue of each floor after completion

of renewal engineering is 200, and the total bnddralue is 800,

Obligee A has open land with an original valugof Given that he receives the first floor,
he will get a building with the building value 0® & 200/400 = 40 and a land share value
of 80 x 200/400 = 40.

Likewise, Obligee B has a piece of land with aigioal value of 100 and a building with
value of 40., He will then be distributed with dlting with a land share value of 140 x
200/400 = 70 and a building value of 140 x 200/40M.

Obligee C has a piece of land with an originalieadf 120, but he leases a part of the land
to Obligee E. Given the value of the part lease@libigee E is 80, the original land value
of Obligee C is 40. Given that the unit distributedhim is also on the first floor, he will
receive the building with the land share value @k4£00/400 = 20 and a building value of
40 x 200/400 = 20.
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Obligee E has a building with building value of @®the land (with land value of 80)
rented from Obligee C, so the value of the net @riypof Obligee E is 140 in all. Given
that a unit distributed to Obligee E is on the secfboor, he will receive the land share
value of 140 x 100/300 = 47 and building value 40 X 200/300 = 93.

Obligee D does not intend to participate in thights exchange” plan. He has a piece of
land with value of 100 and a building with value8®f and the building is leased to a
tenant, so Obligee D can obtain compensation elpuit/o his original asset value.
Obligee D’s assets will belong to the implemen@&wen that the tenant chooses to select
the unit on the third floor after renewal, ImplerterS will get a building with a land share
value of 180 x 50/250 = 36 and a building valud®&® x 200/250 = 144. The implementer
must lease the unit to the said tenant.

Implementer X can receive all remaining buildingsotal value of 620, including the
building value of 367 and the land share value8af. 1
See Table 2 below and Appendix 15 for the afodeaaalysis and conclusions.

Table 2 — Exchange of property rights after projenewal with assets before renewal

Before renewal After renewal
Building | Land | Total | Building | Land | Total | Distributed floor
value value

Total assel 180 400 580 800 400| 1200
value (1)
A 0 80 80 40 40 80| 1/F
B 40 100 140 70 70 140| 1/F
C 0 40 40 20 20 40| 1/F
D 80 100 180 0 0 0 | Non-participation
E 60 80 140 93 47 140\ 2/F
S 0 0 0 144 36 180 | 3/F
Subtotal 180 400 580 367 213 580
2
X((1)-(2)) 0 0 0 433 187 620
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Value of land and building after renewal

Building Land Total value
1/F 200 200 400
2/F 200 100 300
3/F 200 50 250
a/F 200 50 250
Total value 800 400 1200

5.4.3 Management of public facilities land

As public facilities land is often involved durirtie development, the person who applies
for approval on development should get the codSehpublic faciliies managers relating
to the development action. The land for new pufduilities replacing the original public
facilities as per the “right exchange” plan belongghe state if the original land owner is
the state, and belongs to public body if the owsehe public body. The land of the newly
set public facilities belongs to the public faddi manager, which is appointédipon
negotiation before determination of the rights plan

5.4.4 Resettlement measures

The people, who provide land for the developmérhe renewal project and thereby lose
residence or living dependence during the projaplémentation, may require resettlement
measures from the implementer, including obtainlmgldings of suitable curtilage,
residence and shops, land for farmland developnrentiving vocational introduction,
guidance or training. The implementer should cauy/® the application for resettlement
measures where possible.

5.4.5 Agreement and rules of residential leasinglitions

In the “rights exchange” plan, where some buildimhich may accommodate obligees of
residential leases, by laws and regulations shbeldegotiated for their rents and other
residential leasing conditions, including leaseppse, rent, date and method of payment,
payment of deposits or an amount equivalent tadhielential leasehold.

" paragraph 12 of Article 7 of the Act (approvalguplic facilities manager)

2 Article 82 of the Act (regulations on ownershiptioé land used for public facilities) and Articl2 8f the Planning
Act (approval by public facilities managers, etc.)

3 Article 74 of the Planning Act (measures of renlesiir disaster)

™ Article 102 of the Act (valuation of part of utifibuildings, etc.)
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If the agreement on residential leasing conditibas not been concluded before the
announcement date of the completion of engineetirimplementer may lawfully rule as

per the proposal of either party or two partiesisThling will depend on the approval of

more than half of the jurors or on the resolutibnhe Urban Redevelopment Examination
Committee. If the ruling is not satisfactory, apeal may be lodged within 60 days after
the date of validation of the ruling.

5.4.6 Valuation of renewal rights and objectiorpdisal mechanism
The lands, land tenancy or buildings in the impdatation area are valued in 30 days with
reference to the transaction price of similar propeights of similar nearby land or
building. The lands, burgage or buildings are vaftiafter development with reference to
the of the redevelopment project expenses, andrémsaction price of similar rights of
similar nearby land or buildings in the last 30slay

In case of any objection to the valuation, the ewwvmay apply to the expropriation
committee for the ruling of the said valuation witB0 days after the valuation notice date.
The application for the ruling does not affect ghiegress of the renewal project according
to Paragraph 1 of Article 85 of the Act.

The implementer may determine the related expeatdbe time of completion of the
renewal project, and according to the governmenteds, refer to the transaction price of
similar rights within 30 days of similar nearby thor buildings to determine the value of
facility building land or facility buildings, or thrent of the facility buildings leased out by
the implementer. In case of any objection to theepnotice, the obligee may lodge an
appeal to require an increase or decréagithin 60 days after receiving the notice.

S Article 80 of the Act (calculation standards oicgrof curtilage, etc.) and Article 81 (calculatistandards of
appropriate price of utility building land, etc.)
6 Article 103 of the Act (valuation of part of utifibuildings, etc.)
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5.4.7 Expenses of buildings

The expenses of the renewal project are paid byirthestor in principle, and must be
returned to the investor from the reserved areardet to the implementation mode of the
“rights exchange” plan. The reserved area refetkgaemaining floor area arising from the
high use of land during the renewal project afistridbution of the floor area to the owners
of the original land and buildings according to tirginal proportion of rights values. As
the obligee does not need to pay any renewal frejgienses, the expense will not affect
the distribution of the renewed land/buildingshe bbligees.

The following briefly describes the expense burgarsuant to the “Urban Redevelopment
Act of Japan”:

The expenses necessary for the redevelopmejecprare born€ in principle by the
implementer;

Cost shar€ of local government: The public body may require local government
to bear part of the expenses for the interestetoltained by the government in the
redevelopment project. The expenses and methoddartaking may be negotiated by
the public body and local government. If the nemain fails, the minister of
construction will rule according to the applicatiohthe party after listening to the
opinions of the party and consulting with the ntmif home affairs; and

Cost shar€ of public facilities management body: In view tbe important public
facilities in the redevelopment project, the impégrrer may require the related
management body to bear all or part of any necgessgpenses. The implementer
should get the approval and agreement of the pédatitities management body for its
assessment and specify it in the project plan.

7 Article 119 of the Act (undertaking of expenses)
8 Article 120 of the Act (cost share of local pulidiody)
™ Article 121 of the Act (cost share of public fétis managers)
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The revenues and expenditure of the redevelopmejeqgp generally includé

Revenue

Generally including:
General accounting subsidy from the state, capit
and prefecture

Assessments of public facilities managers including

the state and other relevant managers
Distributed area in the reserved area
Assessments of participating organization memb

ers

Expenditure

Generally including:

Expenses of investigation, design and plan,
expenses of land development, compensation
including land compensation, building
compensation and other compensation.
Engineering expenses: Building facilities

engineering expenses, public facilities engineering

expenses, other accessory compensation.
Office expenses.
Interests on loans.

8 Data source: Urban Renewal Association of Japan
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5.4.8 Subsidy

Japanese Central Government subsitfishe renewal project for the local government and
implementer with a subsidy ratio within 1/3 of thebsidized project. The subsidy given by
the Central Government to the implementer is adlifatt subsidy”. That is to say, the
Central Government appropriates the subsidy tdaba government, through which the
subsidy is appropriated to the implementer. Thet@eiGovernment requires the local
government to raise the matching grant equal tcolthe subsidy. Generally, the subsidy
for the implementer is borne by the Central goventrfor 1/3, the prefecture for 1/6, the
city, town or village for 1/6, and the implementer the remaining 1/3.

The subsidy of the Central Government for the enmnter covers the expenses of
investigation, planning and design, architecturasigh, land formation and dismantling
buildings, expenses of public facilities developtmand the allowance for improvement of
public facilities, disaster prevention and regiortivaation. The subsidy of the Central
Government for the local government covers the es@g necessary for the formulation of
the basic plan of the renewal area, the basic glamban comprehensive regeneration and
the promotion of renewal.

These subsidy measures show that the subsidy d¢iyehe Central Government to the
local government targets the expenses of invesiiyaind planning necessary for the
overall and wide basic plan of renewal while thbsidy to the implementer aims at the
specific cases of the renewal project. Actuallyt aibrenewal projects may be subsidised
and the actual subsidy depends on the relevanniplgrand circumstances of the case,
however all subsidy cases must meet the Centraé@awent subsidy conditions in Table
3:

81 Article 122 of the Act (subsidy of expenses) antiah Renewal Association of Japan
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Table 3 — Conditions Applying to the Central Goveamt for the Allowances on Renewal
Project
Implementer Organization Individual implementer

Conditions of
implementation
areas

1. Type | renewal project in the
widely utilised areas, urban
regeneration special areas and
specific planned areas

2. The areas in the urban
redevelopment promotion areas

District area

Over 0.5 hectares (on the basis of the
central line of roads)

Over 1,000

Renewal
buildings

Building area is over 500m

The total floor area is over 2,000 and

the buildings should have over four floofsn®and the buildings should have

The total floor area is over 1,00(

over three floors

Rate of open
area

The rate of open area in the district area The rate of open area in the

should be over 45% (including roads,
squares, parking lots)

district area should be over 30%
or the rate in the project site are
should be over 10%

[

Parking space

In accordance the regulations on parkin

gComplies with the parking

regulations

In addition, if the fire-resistant buildings inettwidely utilised areas are in line with the
urban plan, the fixed assets tax of the renewgépraan be reducéd

It is very important for the government to manaige finance of redevelopment project
because urban redevelopment project should malte dsats meet. The settlement of the
redevelopment project involves the expenses of &plisition, the removal of buildings,

development works and the study and research oadhestment of rights as well as the
expenses of disposing of the lands and buildinggs #ie completion of the development.
See Appendix 16 for the explanation of financialemue and expenditure of the urban
redevelopment project.

82 paragraph 2 of Article 6 of Local Tax Act and Rmegh 1 of Article 8 and Article 138 (tax cut okdid-asset tax) of

Planning Act

5.4.9 Floor area incentive
As for the development of renewal projects, thmdase Government grants a certain
amount of floor areas to ensure the effective dgraknt of the renewal project and the
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areas for investors, that is, the revenues can makle renewal projects expenses after the
lands in the reserved area are sold. In additl@FEixamination Committee and the

obligees of the projects will discuss every renepvaject and grant different floor area
incentive&® to different projects.

8  Data source: Urban Renewal Association of Japan
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5.4.10 Financing System
At the outset of carrying out the renewal projélag Japanese Government realised that it
would cost a large sum of money to pull down old dilapidated buildings and replace
them with new and sound buildings over a long itmest payoff period. Although
arenewal project can obtain a steady income, iha@anobtain high returns. Meanwhile,
those with rights in a renewal project are at adisntage in financial means, and credit
worthiness, so a long-term low-interest loan iskag to the success of a renewal project.
Therefore, when drawing up the Redevelopment Aqtad definitely specified that public
and private financial institutions should providgeg-term low-interest loaffsto promote
urban renewal projects.

In financing by public institutions, the Housingn&nce Corporation mainly provides
loans for the renewal of residences, which shoatwant for over 50% of the gross site
area. The financing object of the Development Bafiklapan is commercial office
buildings. In addition, private financial institatis include the institutions promoting
urban development and the Shoko Chukin Bank. Medewthe urban development
capital system also provides loans, in particulae, Shoko Chukin Bank provides loans
for small and medium enterprises and the Japann&&aorporation for Small and
Medium Enterprise and the National Life Finance gooation in turn provide loans for
relevant renewal projects.

84 Data source: Urban Renewal Association of Japan

47




A Study on Urban Renewal Policies of Other Citre#\sia
A Supplementary Study Report on Development Righf&ipei and Tokyo

(Final Version)
Urban Renewal Authority
July 2009

5.4.11 Debt guarantee
If the redevelopment projects initiated by the warb@development organisation, personal
implementer and redevelopment cooperative intendbtain loans from the public and
private financial institutions such as the HouskKigance Corporation to promote their
new projects, they can apply to the “Private Religraent Promotion Fund” set by the
“Urban Renewal Association of Japan” for the debargntee. The application scope
includes the consulting fee at the preparatoryest#ghe plan and the expenses for land
acquisition and renewal projects. In general, thimaorporated applicants receive very
strict inspection from the financial institutiorss) it is not easy for them to obtain loans.
See Table 4 for the summétgf debt guarantee provided by the Association:

Table 4 — The Summary of Debt Guarantee of Orgdais&edevelopment Promotion Fund

Initial Capital

Construction Capital

Guarantee project

1. Consulting fees for investigation, planning
and design

2. The expenses for using the lands of the
out-migrants

3. Settlement allowances for the out-migrants
4. Compensation
5. Other necessary capital
Object of guarantee| 1. Personal implementer and urban redevelopmean@ation
2. Right-related persons
3. Relevant consulting firms and specific builders
4. Development companies
5. Members of the Renewal Association and pasditip in special businesses

Limit of guarantee

The expenses for obtaining the lands are ¥0.5
billion and other expenses are ¥0.1 billion

Within 80% of borrowings of
financial institutions (within 90%

under special circumstances)

Guarantee period

The period should be no more than five years

(drod of the implementer who

implements his project by stages should be cakedltbm the date of his initial

financing)

Assurance and joint
guarantor

1. If the limit of guarantee is less than
¥30,000,000, the assurance and guarantor ar:
not needed

Assurance should be provided i
eprinciple, but if the applicant
cannot provide any assurance in

2. If the limit is over ¥30,000,000, the assurarn
and guarantor are needed in principle

ckact, he should have a joint
guarantor

Guarantee fee

1. 0.3%~0.75% of the guarantee loan amount
the current year
2. The fee should be paid once a year

df. The half of 0.3%-0.45% of the
balance of the guarantee loan
amount of the current year shou
be subsidised by the governmer
of the area where the project is
developed

2. The fee should be paid once

—

574

year

8 Data source: Urban Renewal Association of Japan
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6. Redevelopment in Roppongi Area

6.1 Introduction
6.1.1 The Process of renewal

TV Asahi was relocated in 1986 after the comptetif Ark Hills, and the Tokyo
Metropolitan Government then considered that théaahould be renewed entirely and
defined the area as the “representative area efuah and convening talkfests on building
streets and consultations to coordinate the landosvn

The feasibility of the overall renewal plan in RPopgi Area was gradually improved by
convening consultations. In 1990, after gettingrapal of 80% of those people with land
rights, the executor set up the Preparatory Coramifor Urban Renewal, drew up the
renewal plan and the “rights exchange” plan andgkbuo reach agreements, as
exemplified by the facts that the urban plan wasnged in 1995, the “Renewal
Association” was established in 1998, the “righichange” plan was examined and
approved and construction work was started in 26@d;h was completed in April 2003.

6.1.2 Economics
The renewal project in the Roppongi Area was dmped in the period of the bubble
economy from the mid 1980s to the1990s. Therefbeesharp increase and decrease of the

market price of real estate caused the rights iatiem and “rights exchange” of the project
to become difficult.

6.1.3 A Survey before renewal

In the scope of renewal, TV Asahi was one of thggdst landowners which had
three-hectare of uneven land. Due to the sevefitigeofall between the Company land and
the land opposite over the road, it was difficolteffectively use the land. Apart from the
TV station, the commercial area was at the roadsidkeresidences were located between
the TV station and the commercial area, hence & waypical mixed-use housing and
commercial area. See Appendixes 17 and 18 fomfieenhation on the area before renewal.
On the basis of the existing circumstances andurfeatof the area, the Committee
suggested that it should be developed into a cdmpsive project including housing,
offices and recreation in order to make full us¢hefland.
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6.1.4 Roppongi Hills after the renewal

After 14-years of discussion and three years oéwal, the Roppongi Hills was developed
into a comprehensive project, which includes Blo8k®8 and C. There are squares, shops
and special beauty schools in Block A; the new haaudk tower-Mori Tower and TV Asahi
in Block B. Meanwhile, an art gallery, a platforor fobservation, and an education center
and a membership club in the highest building. &reme four large residential buildings
which can contain 840 households and temples iokBla Therefore, the whole residential
site is surrounded by parks, greenbelt and shops. Nori Garden, which beautifies
Roppongi Hills, is established in a bid to resethie 350-year-old historical park. In
addition, a 1,300 frhanging plantation 45 m above the ground hastasa built, showing
the local people attach great importance to enuient®. See Table 5 and Appendixes 19
and 20 for the overview on the development projacRoppongi Hills, locality and
contents.

Table 5 — Overview on the Development Project ipptmgi Hills

Block Name of building Contents Floor area The
number of
storey

A 6,600 n? Hollywood Beauty Plaza Beauty and hair salons and24,500 m 12F/B3

shops
Metro Hat Exit and entrance of metrd 2F/B
and restaurants

B Roppongi Hills Mori Tower| Offices, shops and art 380,100 M 54F/B6

57,200mM gallery

Grant Hyatt Hotel Hotel (380 rooms) and 69,100m° 21F/B2

shops

Keyakizaka Roppongi Virgin TOHO Film City 23,800mM 6F/B2

Comprehensive Building and shops

TV Asahi Studio, shops and offices 73,700M 8F/B3
C 21,000 | Residence A Housings and shops The total aregq 6F/B2

Residence B of the four| 43F/B2

Residence C residential 43F/B2

Residence D buildings_ is| 18F/B2

150,000rA

Famous shops in KeyakizakaOffices and shops 6,900 nf 6F/B1

Wooden building at the Offices and shops

entrance

Jomyo-ji Temple Temple 500nt 2F

Storage 200nt 1F

% Data provided by Mori Building Co., Ltd.
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6.1.5 Development schedule

Roppongi Hills has had a six-year history sinsejiening on 25 April 2003, and the
renewal project took 17 years starting from therdimation of rights-related persons to the
completion of the renewal from the™t the 2% Century. This renewal completed by the
Renewal Association is the largest scale reneveéptrin Japan. See Table 6 for the
developing process of the above renélval

Table 6 — The Schedule of Development of the RehBvagect in Roppongi

November 1986

The Roppongi 6-chome area was set as the
"representative area of renewal” by Tokyo

1988

The ‘talkfests’ on building streets were convened

1990

The consultations on building streets were convened

December 1990

Preparatory committee for renewal in Roppongi
6-chome area established

April 1995

The Type 1 of urban redevelopment project (the
approval of urban plannin®)in Roppongi 6-chome
area was approved by the Urban Planning
Commission in Tokyo

October 1998

The Renewal Association in Roppongi 6-chome
area was established

December 1998

The architectural design was developed

May 1999

The architectural design was completed

2 October 1999

The rights exchange plan was announced

29 October 1999 — 11 November 1999

The public exhibition of the “rights exchange” pla
was developed

December 1999

The application for approval of the “rights
exchange” plan

February 2000 The governor of Tokyo granted the permit of the
rights exchange plan (the approval of the rights
exchange plan)

April 2000 The renewal project was developed

September 2000 The name of Roppongi Hills wagreed

March 2003 The renewal project was completed

25 April 2003 Opening

8" Data source: URCA Renewal Research No. 24 translatid Code of Renewal of Cities in Japan
8 90% members of the Renewal Association agreeuetplan
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6.1.6 Method of consultation

6.2

As the largest-scale renewal project in Japan,rémewal plan case in Roppongi Hills
covered an area of 11 hectares with 380 ownerghaadbiggest problem was how to
integrate the opinions of all the land owners af esach agreement.

The key to integrating the opinions of all thedawners of and making them come to
agreement in promoting the renewal was to balaheeekisting principles of the whole
organisation and the requirements of individualgg®s. When the Preparatory Committee
of Renewal was established, it at one time convemadt 100 meetings within a year.
Meanwhile, the Renewal Committee issued monthlpntspto explain the progress of the
renewal to each of the obligees and receive indalid¢onsultation during the 17 years of
promoting the renewal project. Therefore, the Reriedssociation, which had been
established for about one year at that time, coafdplete the “rights exchange” plan and
achieve the approval of most obligees.

“Rights exchange”

6.2.1 The application of the “rights exchange” plan

On 2 October 1999 when the Renewal Associationblegth set up for one year, the “rights
exchange” plan was announced for two weeks. Thigedd should then decide within two
months in which they could change their willingnésgarticipate at any moment. After
the two months, the “rights exchange” plan appilicatvas submitted to the Government
for approval on 2 December 1999. On 8 February 2€89€ “rights exchange” plan was
approved by the Government and launched formall§FRebruary.

6.2.2 The process of tentative calculation

The base date of the evaluation of the land pridke “rights exchange” plan was 1999.
The land price in 1999 was a quarter of the terggtrice calculation determined in 1991.
In addition, the renewed area was wide and the [aimk declined at different rates in
different locations, so it is difficult for the Rewal Association to promote the renewal
project. The planners of the renewal project broufgihward four different tentative
calculation methods of the “rights exchange” in 1,99993, 1995 and 1996 until the
Renewal Association was established formally, amddggplly made every obligee
understand the preconditions of the tentative ¢aticun, the situation at different point in
time and the predicted result of the tentative dation.
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6.2.3 Floor area ratio of land
Before the development, the floor area ratios vdifferent ranging from 100% to 350%
and averaging at 327%. Upon negotiation with theréBament, Mori Building Co., Ltd.
would provide public facilities for the project,cading roads and parks, so the average
floor area of the whole development project inceea® 723%%.

6.2.4 Rights distribution of obligees and develsper
The “rights exchange” plan clearly divided the Wharea into the rights area and reserved
area. As for the distribution proportions, the gbés accounted for 30% of Blocks A and B
as the commercial areas and the investors accotmtetD%; the obligees accounted for
55% of the Block C as the residential area andithestors accounted for 45%. The
residential area includes Buildings A, B, C andThe reserved area includes Building C
and the high floors of the commercial building (Ropgi Hills Mori Tower) in the hope of
guaranteeing the “rights exchange” and the featsilof the renewal project.

6.2.5 Distribution after the renewal
The distribution after the renewal should be cameld in accordance with relevant
regulations on the basis of the values of landsuddings. Owing to the unique features of
each unit, the willingness of obligees should besatered in the distribution at first. When
there are at least two choices on the same uritydluntary consultation is the preferential
solution. If the consultation fails, the distritri will be determined in the light of the
result of the draw. In the development case of Ragp only one unit was distributed on
the basis of the result of the draw. After the reale about 95% of the people did not move
out. The interview with Mori Building Co., Ltd. stws that the Mori Building Co., Ltd.
provided the obligees with more compensation thHan dtatutory compensation. Most
obligees obtained the larger area than their algirea and the average area was 2.5 times
of the original average area.

8 The floor area of 90% lands before the renewal 3¢096; that of the commercial lands was 840% aatidghthe
lands for housing was 630% after the renewal. @hd brea was 89,400 and the area for buildings was 646,362 m
% Data source: Interview with the Mori Building Catd.
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See Appendix 21 for the illustration of rightsRdppongi before renewal and Appendix 22
for the illustration of the distribution of “rightsxchange” of Roppongi after renewal.

6.2.6 Rights distribution of non-participation
According to relevant acts, the obligees havetsiglot to take part in the “rights exchange”
plan . In view of the plan case, the Mori Buildi@g., Ltd. spent 14 years negotiating with
the obligees. In particular, some obligees declératithey would not participate in this
plan at different stages and sold their propegkits to the Mori Building Co., Ltd. The
compensation the above obligees obtained werelatdcuon the basis of the market price
of their property rights at that time. Becausehef ¢conomic fluctuation at that time, the
obligees obtained different compensation.

6.2.7 Arrangement of management fees
The numerous obligees in the area were worrietthiearesidential management fees
would be increased after the renewal. To removeethorries, though the building areas
some obligees’ would decrease, they could posspag af the “income area” (one storey
of the office building of the Mori Building) aftehe renewal. This one storey was
handled in the form of master lease and it shoaldebted by the Mori Building Co., Ltd.
to ensure the rental incomes of the obligees. There 120 obligees taking part in the
above distribution planning, who were also the smers of the one storey. This mode
could allow the obligees of land to obtain rentaidmes after the renewal and reduce their
burden of paying the residential management feles.stirplus of rental incomes should be
given to relevant obligees and the remaining incomere set as the fund to stabilise the
future management fees.

6.2.8 Rental incomes
The distribution of the “rights exchange” is or thasis of the original asset value, so if the
unit value distributed after the renewal is lesmtthe value of the original asset, the
shortage should be made up. In this case, there 14 obligees jointly possessing the
income area, which was also specified in the “sgitchange” plan. The “income area”
covered five storeys of the office building, whiekre leased by the Mori Building Co.,
Ltd. to ensure the rental incomes.
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6.2.9 Management of common assets
The common real estates could increase incomesnamgrate assets, but the numerous
obligees make management and decision-making wliffiln order to solve this problem,
the income area set up the legal person of landeds in December 2002, who started to
integrate rights in the form of civil trust andnisact trust businesses after the completion
of the renewal.

6.2.10 Compensatory measures during the constructio
Because the project took three years, all obliggesild leave their original homes and
suspend all businesses in the area during theraatish. The Mori Building Co., Ltd.
compensated and resettled obligees elsewhere tmedtie losses and the effect of the
project on all obligees.

The obligees of the original commercial officeltirigs and shops could continue to work
in the office buildings and shops possessed byMbg Building Co., Ltd. or in other
buildings or shops rented by the Corporation. Asofbier obligees and owners, the Mori
Building Co., Ltd. negotiated compensation withnthene by one. The data provided by
the Mori Building Co., Ltd. shows that the compaimwawas equal to the rental incomes
lost by the owners during the construction.

Settling the obligees who once lived in the aneahie temporary residences was the
priority of promoting the renewal project. In thevélopment project of Roppongi, most
houses were located in the south of the area astdreaidential unit had about 30 pihg
Settling the obligees in temporary residences Withsame area as their original homes
was the main object.

However, as the main houses in Roppongi were fpidg apartment buildings at that
time and there were exclusive residential distict&loto-Azabu and Yuan Mawei, it is
difficult to settle the obligees in the originakarof Roppongi. At last, the Mori Building
Co., Ltd. determined the land construction resideiur the temporary residences of the
obligees, which was in Moto-Azabu and Nishi-Azabousnd the Roppongi 6-chome area,.
The construction was started in 1998 (Heisei 1@) fanr residences were built up as the
temporary residences in the early 2000 (Heisei AR)obligees moved to the temporary
residences in mid March 2000 (Heisei 12) and ddrnplstarted on 27 April 2000 (Heisei
12).

1 A ping is 36 square foot
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6.2.11 Financial plan
The investor¥ should be responsible for raising money for threveal project. According
to the interview with the Mori Building Co., Ltdthe Government subsidised the project
due to the facilities provided by the project swh parks, roads, public spaces and
residences. The subsidy accounted for 4% of thegiréees. However, it was understood
from the interview with the Urban Renewal Assodatof Japan that the formalities of
applying for the subsidy were complicated, so thgeases paid by implementers should
be obtained from the reserved area in the “rightha&nge” plan. To raise money for the
project, the Mori Building Co., Ltd. adopted theoject finance by the real estate
securitisation of SPC (Special Purpose Companwhich is rarely seen in real estate
development. Obtaining a loan however through bwa method during the construction
is of great significance to the renewal plan. Sepéekdix 23 for the structural diagram of
real estate securitisation finance.

92
93

The investors are the participating organisatiomimers specified in the Land Redevelopment Act pada
The method of SPC (i.e. the company with specigh@se established for the renewal project) estaiblis
financial planning.
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7.  Applicability of Strategy
The feature of the urban redevelopment projeciapian is that the expenses for renewal
projects should be made up by selling the reseaved, that is, the earnings of selling the
reserved area should offset the expenses for tewed project. According to the Land
Redevelopment Act of Japan and Planning Act, tbauredevelopment area should be set
as the intensively used (e.g.downtown) area andbuliiding coverage ratio and floor area
ratio should be improved in the area. If the urbegievelopment area is set as the urban
regeneration special area, its floor area ratidccbe at least 25%~30%igher than the
benchmark floor area ratio. The builders, who conduct landscaping and provicels,
could obtain additional floor areas or the cashigraf the Government.

From the date of the publication and implementatié the Land Redevelopment Act of

Japan to late March 2006, about 955.1 hectaresarod In 651 areas in Japan have
completed renewal projects and the floor areamddancreased from 0.9 times before the
renewal to 5.86 times after the renewal, thathis,durrent floor area is the 6.5 times of the
original floor area.

Because the residential density in the urban egdion area of Japan is very low, the
builders have a lot of room to negotiate the caonii of renewal with obligees on the basis
of the conditions which are superior to the requieats of “equivalent exchange”
stipulated in relevant laws. However, in the Roppaproject, the average development
intensity increased from 3.27 times to 7.23 timafsthe original density, but the increased
floor area ratio was only 2.2 times of the origimatio, so the Mori Building Co., Ltd.
established more commercial areas with high vaheealowed the original owners to use
most residential units. The obligees obtained carsgion which was on average 2.5 times
that of the original floor area, so the Mori Buiidi Co., Ltd. gave the obligees generous
conditions.

The Japanese Government encouraged developersgtiiate and cooperate with the

owners of the properties in order to jointly deyetbese renewal plans. It is reported that
only two enforcement cases were among the neaflyurBan renewal cases of Japan by
the end of 2007. Though the laws permit enforcen@mions, developers or builders

usually spent a lot of time obtaining 100% apprasfabbligees and then they developed
the renewal projects, so they had to spend a iamgydn the urban renewal of Japan.

% The floor area ratio of the Japanese Industry Elab increased from 1,000% to 1,231.8%; that @f karunouchi
Building increased from 900% to 1,152.88%; thattleé Marunouchi OAZO Building increased from 1,00@86
1,272.3% and that of the Meieki 4-chome (Toyota\tii Building) increased from 1,000% to 1,420%.

%The number is 7.22 times provided by other infoiamat
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In Hong Kong, most the real estate developmerjept® of private developers or the urban
renewal plan of public bodies purchase the propertf the obligees by cash, and they
complete the purchase procedures and unite theeries of the project in line with the
schedule of the whole project as soon as possiblis. mode is conducive to stepping up
transactions, indirectly promoting the constructioh renewal projects and preventing
negotiators from getting involved in these problemkting to laws, time and agreement
when they negotiate conditions with each otheraddition, the buyers and sellers cannot be
restricted by the project cooperative developmgnéement but they can respectively freely
handle their own properties.

Apart from purchasing the properties by cash,dbeelopers also adopt other diversified
ways to conduct the real estate development psojactiong Kong, as exemplified by the
famous cooperative development plan of the Civiv&ets' Co-operative Building Society
of The Belcher’s in Sai Wan and Shun Tak Holdingsited.

In 1988, some real estate developers submittedatygerative development plan to the Civil
Servants' Co-operative Building Society of Hong §@nd Shun Tak Holdings Limited put
forward a takeover offer in 1989. After negotiatiwgh each other for several years and
settling the relationship between the Belcher's #mel Co-operative Building Society in
Chatham Road, the developers devised favourabigsteuch as exchanging one house for
two houses and providing three-year housing all@eamithin the development period, and
together they jointly developed the Belch&’wing to the fluctuating property market
during this period, Shun Tak Holding Limited indt&un Hung Kai Properties, Liu Chong
Hing Investment Limited and New World Developmemin@any Limited to jointly develop
the project. They spent 16 years inviting all dptnts to develop the Belcher’s, which was
completed on 18 May 2004.

In addition, some small and medium developers ggsssdjoining sites, but they cannot
reach agreement to sell or purchase these secsionisey have to cooperate with each other
for their joint development. When the project isnpbeted, they can obtain their buildings
upon draw result or their agreement to completantingle cooperation process.

% Because the original development terms of the Belsthad special restrictions, the developers shpaly

money on behalf of all members to the local govemnimfor redeeming the lands and they could notiobta
development right or new development floor areadl uhey paid about HK$4.9 billion for changing tfend deed.
The cooperative of the Belcher's once had 224 umits a land area was 29,998 and a total floorspace of about
21,000 m. After paying to redeem the land, the land are20i425 riand the permitted total floorspace for renewal is
247,273 A, of which 20,000 fhis commercial land. The floor area ratio is tH2 #nes of the original ratio.
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Other than the time factor, this cooperation mizde® some extent applicable .Whether
however the cooperative mode or the renewal prajdtisucceed or not mainly depends
on the increased floor area after the renewal.eikample, according to the urban renewal
plan of Japan, the Japanese Government requiredhthancreased floor area of the plan
should make up for the expenses for developmentdéessribed above, the average floor
area in the renewal plan in Japan was about 6 &stiime original area for development, so
the plan in Japan could be conducted smoothly.

The density of old areas in Hong Kong is 4 torBes of that in Japan. According to the
Buildings Ordinance, a renewal project can obtaiouh a nine to eleven-fold plot ratio. If
the project is used for commercial purposes, itatatain about 12 to 15 times the plot ratio.
The Building (Planning) Regulations (Chapter 128p&cify that private buildings which
are used for public purposes can be granted withpemsatory floor area.

It can be seen from the above rough figures thatiicreased floor area is two to three
times of the original buildings. After prewar andspwvar buildings with relatively low
density are renewed, the remaining buildings wétatively high density are buildings
developed in the early 1960s in accordance withBidings Ordinance of 1962, so the
renewal of these buildings cannot bring a lot ofdfids to the developers nor even the
interests make up for the costs of the renewaldéscribed above, Hong Kong has fewer
increases in plot ratio than Japan to make up Herdosts of renewal. Apart from the
original properties with high development intensitjHong Kong, Hong Kong does not set
up the same “urban regeneration special areasdicae tof Japan, which can obtain greater
plot ratio. In recent years, Hong Kong citizens édaplaced increasingly higher
requirements for environmental protection, the iguabf air, living environment and
landscaping, so the Government in Hong Kong syri@kamines applications for
compensatory floor area.

In addition, the permitted plot ratio in accordanith the Buildings Ordinance was also
reduced through the outline zoning plans in the s years, such that the permissible
development density of some high density areasradisced to plot ratio 9 to 7.5.  This

trend of reducing development density has also bedended to “Comprehensive

development area” renewal plans, which are resttitd only plot ratio 6.0 or a specified

development floor area. This shows the attitudetid Government toward the

development intensity of land.
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From these aspects , we can notice that the pignofi urban regeneration in Japan is
similar in mode to the plan adopted by developeitdong Kong, and the only difference is
that Hong Kong did not relax the floor area bonltiserefore, this redevelopment method
of using higher floor area in exchange for develdaite is difficult to implement for the
lack of sufficient development revenues to pay tgument project costs, unless it is a
valuable land like the Belchers with a low density original buildings of the Civil
Servants Society or is dominated by commercial gntigs with high value.

Besides, the key to the success of a projectriéise time required for the development of
these project. From the above examples and otlanges on rights exchange in Japan, it
takes more than 10 years to complete a projectumed in this development mode. The
expenses, interests and venture management invaireechot only the criteria for the
success of a project but also the important factwesidered for each real estate
development project during research and prepatation

However, in comparison with other development nspdbis cooperative development
mode has a risk advantage in for the developert iShthe developer does not need to pay
a huge land price and interest expenditure of amg bears the construction cost of
property development and the rental of the smahen® temporary residences during the
development period. Therefore the developer doebesar any risk of the land arising from
the fluctuation of the property market during tlevelopment period. The development risk
however still exists for the property of the laridkeholders, because stakeholders do not
have land or could not sell their land for cashdabieve the real-time loss or profit.

In addition, the expenditure on construction byadepers is determined when they sign the
contract with the contractors who bear the constgcisk.

If the property market continues fluctuating whitre project is completed, both land
stakeholders and developers need to bear the irop#uat fluctuation on the price of their
properties. Therefore, this cooperative mode dasstmnansfer the risk of one person to
another.
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8 Definition of terms

8.1 “Floor area transfer”

Floor area:
Benchmark floor area:

Given residential site:

Taken residential site:

8.2 “Right exchange”

Urban Redevelopment
Project:

Implementer:
Implementation area:
Public Facilities:
Curtilage:

Utility buildings:

Utility building land:

Total buildable floor area of land.

The product of floor area and the upper limit obfl area ratio
specified in the urban plan or other relevant lawg regulations
The land with transferable floor area to be entital partly
transferred to other buildable area for constructio

The land accepting the transferable floor areaefgiven
residential site.

With the view of seeking reasonable, sound andh@ite use of
urban areas and of regenerating the urban functibesuilding
and building site development, relevant projectpudflic facilities
development, and accessory projects implementadenyrban
Planning Act or Land Redevelopment Act of Japarairerban
redevelopment projects. They fall into the Tyamd Type Il of
urban redevelopment project respectively specifigdhapter 3
and Chapter 4 of Land Redevelopment Act of Japan.

Person who implements the urban redevelopmentgiroje
Area for the implementation of the urban redeveleptiproject.
Facilities like roads, parks, squares availablepfdsic use.

The land beyond the land for public facilities dhd land of the
state, local public bodies and other persons asfigakin other
laws.

Buildings built in accordance with the urban redepment
project.

The building land planned by the urban redevelopmerject.
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Part of utility buildings:

Part of utility buildings different from special itdings with
ownership.

Part of utility buildings, etc.:

Part of utility buildings and the portion of theriace right under
joint ownership aiming at holding the building.

Part of building facilities:

Part of utility buildings and portion of the landder joint
ownership of the said building.

Burgage: The surface right and leasehold that aim to holttlimgs, other
than with obvious temporary facilities and the bt set for
other temporary uses.

Renting land: Curtilage used for renting.

Residential leasehold:

The leasehold of buildings, save with the builditnyiously set
for temporary use.
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9. Reference data
9.1 “Floor area transfer”
Books and laws

1. Measures for Floor Area Transfer for HistoriteSi(11 May 2007).

2. Urban Renewal Ordinance (16 January 2008).

3. Measures of Bulk Reward for Urban Renewal (150er 2008).

4. Measures for Implementation of Floor Area Trangér Urban Planning (30 June 2004).

Website data

1. Road precinct: http://www.54168.com.tw/ Datdagfin: 13 May 2009.

2.Wime Construction Development Co., Ltd.: httpulimwime.com.tw/ Date of login: 1
May 2009.

3. Urban Development District of Taipei Government:
http://www.udd.taipei.gov.tw/exhibits/measure _#spx?Node=35&Index=BPate of login: 13
May 2009.

9.2 *“Right exchange”
Books and legislations

1. Urban Renewal Law (Law No. 61, 8 June 2006).

2. Order for Implementation of Urban Renewal Lawdé€y No. 334, 31 October 2008).

3. Urban Planning Renewal Law (Law No. 40, 23 Mag8.

4. Law on Special Measures for Urban Renewal (Law2®, 5 April 2002).

5. lllustration of urban redevelopment project; ibiaal Urban Renewal Association; Edition
15 (1 May 2008).

6. A Practical Handbook for Urban Renewal <200830&) Urban Division, Urban
Governance Bureau, Department of State Land anuspaatation; Dacheng Press; Edition 1.

7. Tony Hunt (2003), Urban Renewal Projéheory and Practice for Right Change and
Valuation.

8. Internalization of Real Estate Valuation (20d8prporate legal person) Japan Real Estate
Institute, Edition 1, 2008.

9. Roppongi Hills(2005) Mori Building -

10. He Fangzi & Ding Zhicheng (2006), Japan UrbabiRh Code 2006: urban renewal
cases and regulations, Corporate Legal Person URbaawal Research and Development
Foundation.

11. Shiodome, Akiba, Roppongi Technorati and Rogptinhome of ongoing large projects,
to build a “metropolitan Tokyo”, August issue ofky@ Construction Monthly.

12. Yu Chu Hong Jing, translated by He Fangzi, URRBA&levelopment Research No. 24,
Japan Redevelopment Promoters Association, Septe2b8

13. Ding Zhicheng, Urban Renewal News 2004/05,ds%3) Corporate Legal Person Urban
Renewal Research and Development Foundation.

14. Ding Zhicheng, Urban Renewal News 2004/05,d< Corporate Legal Person Urban
Renewal Research and Development Foundation.
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15. Ding Zhicheng, Urban Renewal News 2004/05,d9) Corporate Legal Person Urban
Renewal Research and Development Foundation.

16. “Japan Urban Regeneration Investigation RepBeport on Official Visits Overseas
(2008), Taipei City Government.

Online information
1. http://www.uraja.or.jpissued on 30 April 2009.
2.http://www.toshiseibi.metro.tokyo.jp, issued dhApril 2009.
3. Mori Building:http://www.mori.co.jp/ issued or®3April 2009.
4. http://urca.or.jp issued on 30 April 2009
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Appendix 1

Regulation phase

ke overall review phase W———— Application and approval phase
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Appendix 2

Flowchart of Application for Floor Area Transfer for Land Reserved for Public Facilities

Flowchart of Floor Area Transfer Application for Lands Reserved for Public Facilities 980219

After the owner ofthe ‘giving’  site (the owner of land reserved for public facilities) applies to the Department of Urban Development for inquiring whether the
land has been purchased or requisitioned, the Department of Urban Davelopment will examine the road width, parks, green spaces, plaza use etc., of the land
If the: requirements are met, the Department of Urban Development will invite by mail the land use authority and the land administration autharity to re-axamine
the application and finally the Department of Urban Development replies to the owner ofthe  “giving'  site.

|

Accarding to Article 16 of Measures for Implementation of Floar Area Transfer for Urban Planning, the owner ofthe  ‘recelving”  site should attach relevant
data {please download documents and fables from the website of Department of Urban Development) when applying to this Department. (Accepted by.

Department of Urban Developrment)

Department of Urban Development {Section of Urban Planning) will finish the examination within 15 days and inform by mail the applicant that the next stage
urban design deliberation of the ‘receiving’ site has been accepted. For unaccepted applications, the applicant should make improvements within 15 days

!

After finishing boundary verification, the applicant confirms the liquidation of land improvements of the  “giving  site to the park office or new construction

office.
!

The applicant submits the building plan ofthe  ‘receiving  site according to the reguirements of the urban design deliberation decuments (Section of Urban

Design, Department of Urban Development).

The applicant liquidates the relevant rights of the  ‘glving”  site according to Article 17 of Measures for Implementation of Floor Area Transfer for Urban

Planning
!

Urkan design deliberation (Section of Urban Design, Department of Urban Development)

I

Issue letter of approval for reference of urban design deliberation (Section of Urban Design, Department of Urban Development) according to the revision plan
submitted by the applicant, and natify the Park Office or New Construction Office

!

The applicant applies for the confirmation of right liquidation, then the Department of Urban Development (Section of Urban Planning) invites relevant units te
have a meeting for confirmation.

1. Land Administration Cffice: Confirm whether the applicant has acquired the ownership ofthe  “giving'  site, or whether the applicant has ather rights, ar
whether legal relations such as registration rastrictions exist,

2. Department of Urban Development: Confirm wheather the declaration of the applicant meets the requirements.

3. Park Office or New Construction Office: Confirm whether the land improvements have been handled according to requirements.

l

The applicant and land use unity register the endewment and land transfer.

|

The applicant attaches the registered land date and submits to the Department of Urban Development (Urban Layout Section), Department of Urban
Development (Section of Urban Planning), which will issue “Flocr Area Transfer Approval Certificate” within 10 days.

Data source: Construction and Planning Agency of Ministry of Interior



Examination Procedure

Appendix 3

Whether the
drawing documents
are complete

Whether the
"giving’ site and
‘receiving’ site are
qualified

‘ Complete

| ‘ Incomplete | ‘

Qualified

Notification of
supplementary
information
required

Complete

1

Do not supplement
in the time limit

Cancel

Refuse

Ungualified

Verify calculation of
floor area transfer

Approve volume of
transferred floor
area

Uncertain volume
of transferred floor
area

I

Municipalities or
urban planning
units confirm
wolume of
transferred floor
area

1

Examination of
Urban Planning
Committee

L

Confirm volume of
transferred floor
area

Data source: Construction and Planning Agency of Ministry of Inferior




Appendix 4

Contents of Plan for Management and Maintenance, Repair, and Reuse of Historic Sites

Image data

“Spatial image data
“Photo of existing conditions

Historical study

"Historical study

“Developmeant history

*Geographical environment and cultural
background

Study on architeclural style

“Criginal pattern

*Building analysis

*Study on architectural space
*Study on the building core

Survey an current utilisation

*Analysis and survey on current utilisation
*Evaluation on utilisation

Suggested
farm of the
plan of

management

&
maintenance,
repair and
reuse

Survey on building damage

*3urvey an current condition and building
camage
*Damage assessment

Rules for management &
maintenance, repair and reuse

Estimated preservation expenses

Survey drawing of current circumstances

“Survey drawing
"Restoralion drawing
“"Repair drawing

R IEITRNES

D wWN =

-

1. Cld photos and images
2. Outline phatos and perspectives
- 3.
4. Important cultural relics {menument. plague etc)

Special images of impartant buildings

. Characters or lineage life

Formation and development of religion

. Cultivation and land development, social system...

Records of construction and repair

. Variations and development

Long-term preserved cultural relics

External envirenment

. Pattern form
. Structure form

Decoration

. Comparing buildings of the same categary

- Repair history

2. UMilisation, management and cperation mode of space

[

. External envirenment
. Floor, wall, roof truss, roofing, etc., and the overall treatment of the building
surface

Structural safety inspection (earthguake resistance, and subsidence)

. Objective of management & maintenance, repair and reuse

2. Rules of management & maintenance, repair and reuse

ENED A

PENGNE VN

Method of management & maintenance, repair and reuse
Contents of management & maintenance, repair and reuse
Plan of soil improvement and structural reinforcement

. Estimated engineering work {fence, temperary water and electricity, fire

protection...)

External environmeant project (dismantling additional structures, relaying
floar, pipeline ...}

Building preject ({floor, wall, column, jeist, repair, paint, insect prevention,
corrasion prevention_. .}

Base impravement and structural reinforcement

Electric fire-contral project

Making of interpretation system

Profit of contractor, taxes. and incidental expenses {about 10%-15%;
Design and supervision fee {about 8%)

Urban planning drawing
Cadastral map
Cadastral and survey drawing

- Site drawing

Deployment drawing {layout plan of the whole area)
Layaut plan of each floor

. Elevation drawings

Vertical and cross sectional drawing

. Detailed drawing {of huilding characteristics)

Data source: Canstruction and Planning Agency of Ministry of Interior




Appendix 5

Calculation of Floor Area Transfer

Type [: Private land attached to buildings with preservation value upon confirmation
Transferable floor area = Benchmark floor areaittBloor area

Example: Land area: 1,110°m

Floor area ratio specified by urban plan or relévagulations: 300%

Benchmark floor area = 1,110°m 300% = 3,330 f

Built floor area=1,605 f

Transferable floor area = 3,33¢ A1,605 = 1,725 m

Type Il: The defined reserved area or land

Transferable floor area = Benchmark floor area teefbe definition - Built floor area
Example: Land area: 1,110°m

Floor area ratio before the definition (specialisega) 225%

Benchmark floor area=1,110°m 225% = 2,497.5

Built floor area = 1,605 fn

Transferable floor area = 2,497.5 1h,605 = 892.5

Type lll: Land without floor area ratio regulation before being defined as or changed to
reserved area.

Transferable floor area = Maximum average floonasgio of adjacent land use zoning x Land
area - Built floor area

Example: Land area: 1,110°m

The maximum average floor area ratio of adjacem lase zoning ( all belong to Type Il of
residential area) is 225%

Benchmark floor area = 1,110°m 225% = 2,497.5 fn

Built floor area = 1,605 f

Transferable floor area = 2,497.5 r,605 = 892.5 M

Type IV: Buildable land provided for building publi ¢ space

Transferable floor area = Benchmark floor area22Q®6o)

The actual transferable floor area of each ‘givate should still be confirmed by the authoritiés o
municipalities, counties (cities) according to

actual conditions.

Example Land area: 1,110°m

The floor area transfer ratio (Type Il of residaharea) is 225%

Benchmark floor area=1,110°m 225% = 2,497.5Mm

Transferable floor area = 2,497.5 m(1+20%) = 1,998 Mm-2,997 M



Type V: Land reserved for public facilities in private urban planning

Transferable floor area = Maximum average flooaasgio of adjacent land use zoning x
Land area (1+40%)

The actual transferable floor area of each ‘givisite should still be confirmed by
municipality and county (c(i)tg/) authorities accorglito actual conditions.

Example: Land area: 1,110°'m

The maximum average floor area ratio in adjacemd lase zoning (all belong to type I
of residential area) is 225%

Transferable floor area = 1,11¢ m225% x (1+40%) = 1,498.5%3,496.5 M

Type VI: Land where all adjacent land use zonings @ not urban development land.
The transferable floor area should be confirmedromicipality and county (city) urban
planning authorities by referring to adjacent urlievelopment and the announced
current value of lang and should be examined by the relevant Urban nitign
Committee.

Date source: Construction and Planning Agency of Ministry of Interior, Measures for
Floor Area Transfer for Historic Stes and Measures for Implementation of Floor Area
Transfer for Urban Planning

! Refer to the current value of land (Article 12.ahd Tax Act) announced by the municipality, and county (city)
government according fthe Equalisation of Land Rights Act. The announced current value of land refers tdathe
value estimated by the government each year.



Appendix 6

Operation Demonstration for Floor Area Transfer Applicants

I) Basic information of simulation area
i) ‘Giving’ site: Sinyi District
elementary school land
1. Section and land No.: 396,
Subsection 1, Yongji Section, Sinyi
District (Yongji Elementary
School)
2. Land use zoning: Elementary
school land
3. Land area: 1,645m
4. Announced current value of land:
NT$357,024/ping
5. Market price of local properties
( residential area):
NT$300,000/ping
6. Building cost of properties:
NT$80,000/ping

i) ‘Receiving’ site: Neihu 6th

Readjustment Area

1. Section and land No.: 212,
Subsection 4, Xihu Section

2. Land use zoning: Type Il of
Industrial Area

3. Land area: 3,271.82°m

4. Announced current value of land:
NT$266,357/ping

5. Market price of local properties
( factory facilities in industrial
zone ): NT$280,000/ping

6. Building cost of properties:
NT$80,000/ping
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II). Flow of floor area transfer and simulation form

i) The owner of ‘giving’ site is informed to transfer floor area
After the government of Taipei publishes the urpkm of floor area transfer, the
owner of the ‘giving’ site located in 396, Subsentil, Yongji Section, Sinyi District
may transfer the floor area with development restms.

i) Inquire about floor area transfer

To know relevant procedures of floor area tranafet his rights and obligations, the

owner of the said private land reserved for putalalities inquires of the Department

of Urban Development of the government of Taipei.

7



Type Il of industrial area of Neihu 6th Readjustm@rea is located in the floor area
receiving area definelly the Department of Urban Development accordinghto
overall review procedure in the urban plan. To knoelevant regulations and
application procedures for floor area transfer, olnner of the aforesaid land also
inquires of the Department of Urban Development.

iii) Agreement
The owner of the ‘giving’ site refers to the lidtftoor area transfer implementation
areas stored in the Land Administration Office anguires of the Department of
Urban Development about the procedures and actpfdying for floor area transfer.
Through tentative financial calculation, the twatps find the transfer acceptable.
Upon negotiation, the two parties agree to be th&ehing sites for floor area transfer,
and they assign respective representatives talsegagreement of floor area transfer.

1) Apply for floor area transfer permission
After signing the negotiated agreement, the owrtdrshe ‘giving’ site and the
‘receiving’ site fill in the floor area transfer plcation and check the documents
required to be attached to the application. Nex¢, dwner of the ‘receiving’ site
applies to the Department of Urban Developmentlémr area transfer.

Copies of national ID card of applicants

Agreement

Land registration transcript of the ‘givingtesi

Copy of ownership certificate of the ‘givingtes

Land registration transcript of the ‘receivirsife

Copy of ownership certificate of the ‘receivisge

Copy of national ID card of the owner of thesigg’ site orthe registration

certificate of the legal person and the proof sfriepresentative statustbe

overseas Chinese identification document of theavwithe ‘giving’ site.

8. Copy of national ID card of the owner of theceiving’ site otthe registration
certificate of the legal person and the proof sfrieipresentative statusthe
overseas Chinese identification document of theavwithe ‘giving’ site.

9. The diagram and land use zoning certificatdhefgiving’ site

10. The diagram and land use zonlng certificatdefreceiving’ site

11. The lease deed of the ‘giving’ site and thdatation of dealing with other rights

NogkrwbhPE



IV). Calculation of transferable floor area

V)

The calculation of “transferable floor area” conversion is as follows:

ltem ‘Giving’ site | ‘Receiving’ site
Land area (1) 1,645 3,271.82
Floor area ratio (%) 225 300
Benchmark floor area  3,701.25 9,815.46

(m°)

Built floor area (M)

Transferable floor arep  3,701.25

(m?)
Maximum accepted _ 2,944.64
floor area (M)
Announced current 357,024 266,357
value of land:
(NT$/ping)
Floor area conversio 1.34
ratio
Note:
1. Transferable floor area = Benchmark floor arBaiitt floor area = 3,701.25 -0
=3,701.25

2. Maximum accepted floor = Benchmark floor are20% = 9,815.46 x 30% =
2,944.64

3. Floor area conversion ratio = Announced curvaiie of land of the ‘giving’
site / Announced current value of land of ‘recegvisite = 357,024 + 266,357 =
1.34

4. The benchmark floor area ratio of the ‘givisge is calculated according to
type Il of the residential area in its adjacergaar

Calculation result of floor area transfer convenmsio

1. Floor area accepted by ‘receiving’ site = 2,84

2. Floor area transferred by ‘giving’ site = 2,%#inf / 1.34 = 2197.49 f
3. Transferable floor area of ‘giving’ site = 1,508 nf

4. Acceptable floor area of ‘receiving’ site = G m

The owner of the ‘receiving’ site obtains the owership of the ‘giving’ site, and
registers the site acquired as public property

The owner of the ‘receiving’ site should, in accande withArticle 19 of Measures
for Implementation of Floor Area Transfer for Urban Planning, obtain the
ownership of the ‘giving’ site and liquidate theathimprovements, lease deed and
other rights of the ‘giving’ site, and the legalateons such as registration limit, and
then register the ‘giving’ site as public propeatcording to Article 14 of the
aforesaid Measures for Implementation.



VI) Obtain floor area transfer permit

After calculating the volume of transferable fl@vea of the ‘giving’ site and
‘receiving’ site respectively, and confirming thiae said volumes and the forms
required for application meet the regulations,Dlepartment of Urban
Development approves the application and issukmadrea transfer permit.

VII) Deliberate the development application of thereceiving’ site (such procedure

is required only in Taipei at present)

The “Essentials of Deliberation Committee of Apmben Urban Design and Land
Use Development in Taipei” clearly specify that domstruction development case
of a ‘receiving’ site should be submitted to thdiberation Committee of Approval
on Urban Design and Land Use Development in Taf@agonsideration.
Therefore, the land owner should draft a develogmkm and apply to the Urban
Design Deliberation Committee for development pssiain.

VIIl)Application for building permit

1X)

X)

After acquiring the approval for developing thecee/ing’ site, the land owner
applies to the Construction Management Departnuerd building permit, together
with the floor area transfer permit and other ralguwequired documents.

Obtain building permit and begin to develop

After confirming the application for building pertmmeets the regulations, the
Construction Management Department issues a bygilggnmit, after which the
applicant should develop lawfully and notify thedaetment of Urban
Development, Land Administration Office of the iasage of the building permit.

Apply for retransferring approval of acceptable floor area
In this case, as all the floor area transferretthéo'receiving’ site can be utilised in
the site, it is unnecessary to apply for the retinof acceptable floor area.

Source: Construction and Planning Agency of Ministry of Interior
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Appendix 7

Example of Government Examination —
Simulation Operation of Government Department

Overall review in the urban plan

Take Taipei for example:

1. Confirm the purpose of floor area transfer @pli
Example: To improve the urban landscape, enharecatilisation of urban land,
facilitate the acquisition and development of laretserved for public facilities
and to promote the preservation and maintenanbeifefings with
commemorative or artistic value, it is necessaryansfer part or all of the
buildable floor area of the ‘giving’ site confirmég the government to the
scope of the ‘receiving’ site in the plan area.

2. Designate the scope of areas of acceptance
Example: The areas of accepting floor area in the gre as follows:
i Neihu 4th Readjustment Area
ii. Neihu 6th Plan Area
iii. Keelung River Straight Channel Area

3. Confirm the maximum transferred floor arearafas of acceptance
Example: For the application of applicants for sf@nring floor area to the areas
of acceptance specified in the plan, the accepftldze area of each site should
not exceed 30% of the statutory floor area of tid site.

4. Others
Example: Matters not specified in the Plan shoddbbjected tdleasures for
Floor Area Transfer for Historic Ste andMeasures for Implementation of Floor
Area Transfer for Urban Planning.

Inspection and documentation of the ‘giving’ ste
1. Inspect and report
I. ‘Giving’ sites include historic sites, buildinggth preservation value, lands
reserved for public facilities in private urbanmdaand public space.
The Department of Urban Development invites vagi@nd authorities to
inspect and report on the former three types af.lan
ii. The ‘giving’ site in this case belongs to lare$erved for public facilities in
the private urban plan.

2. Confirm the sequence of floor area transfdandls reserved for public facilities

i. The Department of Urban Development confirmszbeing priority of
development in the urban plan, the future builddiequence and the
sequence of defining the land reserved for publadifies in order to
establish the priority for floor area transfer.

ii. Assume that the ‘giving’ site in this case e tsite judged to have floor area
transfer priority.

iii. Documentation of private land reserved for plfacilities with floor area
transfer priority.

11



Taking the ‘giving’ site in this example, the cents included into the plan album

are as follows:

Categories of public facilities

Elementary schawid

Land use zoning

Culture and education district

Section and land No.

396 Subsection 1, Yongji 8acti

Land area (1) 1,645
Owners of land Hsu X X
Portion 1/3
Content of other rights None
Benchmark floor area(t 3,701.25
Transferable floor areafin 3,701.25
Floor area transferred this time{m

Transferable floor areafin

Announced current value of land (NT$/m 108,000

Previous

Volume of transferred floor area {jn

transfer

Section and land No. of ‘receiving’ site

Remarks

Date of data updating

iv. Send the plan album of the ‘giving’ site to stnuction management unit

and Land Administration Office with letter.

[l1). Notice/announcement/ reference
1. Notice and announcement

The Department of Development of the municipal goreent should inform

the owner of the ‘giving’ site promptly, and anncarthe atlas of the ‘giving’

site to the Department of Urban Development andbuardistrict offices, and

publish the date and place of the announcemeheim¢wspaper.

2. Publish the plan album of the ‘giving’ site faublic reference
Place the plan album with complete announcementcegres in the

Department of Urban Development,

administration offices for public reference.
Based on the principle of non-disclosure of propdtte contents for the public
to refer to do not include the ownership data ef‘tiving’ site.

various districiffices and

land

Categories of public facilities

Elementary schiaold

Land use zoning

Culture and education are

Section and land No.

396 Subsection 1, Yo
Section

ngji

Land area (1) 1,645
Benchmark floor area(h 3,701.25
Transferable floor area (n 3,701.25
Floor area transferred this time{m

Transferable floor area (n

Announced current value of land (NTD)m 108,000

Previous transfer

Transferable floor aresi)

Site of ‘receiving’ site

Remarks

Date of data update

12



V)

V)

Vi)

Negotiation contact and consulting service

For any doubt about acts concerning floor areastesinthe owner of the ‘giving’
site or the ‘receiving’ site may inquire of the Rejnent of Urban Development
about relevant acts, application procedures, aadigints and obligations of the two
parties. As Taipei has established a Communityri@aBystem, a community
planner can also act as a consultant.

In this case, after the owners of the ‘giving’ sated the ‘receiving’ site express the
wish for the floor area transfer and conditiongeo& the Department of Urban
Development acts as coordinator and communicaterdas the two parties. Upon
the coordination and communication of the Departroéevelopment, the owner
of the ‘giving’ site in this case negotiates andgaas with the owner of the
‘receiving’ site without the interference of Depaent of Urban Development.

Acceptance of floor area transfer application
The owner of the ‘receiving’ site applies to thep@gment of Urban Development
with documents and drawings required.

Examination

1) Examination of application for floor area tragrsf
Taipei Department of Urban Development examinesagmication for floor
area transfer and fills in results in the applmatiorm.

v, ‘Giving’ site ‘Receiving’ site

Examination Approved floor| Transferable | Approved floor| Acceptable
results (filled in| area transferred floor area (m*) | area accepted| floor area (m*)
by urban (m*) (m*)

planning unit) 2197.49 1503.76 2944.64 0

Director seal section chief seal group leadereftseal underwriter seal

I.  Filling in an examination form
Examine the following items:
(1) Whether the application documents are complete
(2) Whether the ‘giving’ site and the ‘receivingfesare earmarked in
accordance with the law
(3) Whether the volume of transferred floor ared accepted floor area
comply with regulations

13




Table of Examination result of Application for Floor Area Transfer

Examination
authority:
Taipei
Department of
Urban

the site

o—historical sites (hames), section and land Ndhefsite
o—nhistorical buildings (names), section and land dfdhe site
o—public space (types of the public space), sedctiod land No. 0]

Development
Examination
date: 2
October 2000
Types of
‘giving’ site

=

o—Iland for elementary schooprivate land reserved for publi¢
facilities (types of land reserved for public fags), section and lan
No. of site: 396, Subsection 1, Yongji Section,ybistrict, Taipei

O

Examination items

Conformities| Nonconformities

Reason for
nonconformities

Whether the transferred floor ar
of the ‘giving’ site is correctly
calculated

a)
-

a

The accepted floor area of t
‘receiving’ site can
re-transferred once only

be

Whether the accepted floor ar
of the ‘receiving’ site is correctl
calculated

Whether the total accepted flo
area of the ‘receiving’ site i
within the upper limit

Whether necessary documents
the application for floor are

transfer are complete

Remarks:

Director seal

section chief seal

group leadeiefy seal

underwriter seal

Notify the owner of ‘receiving’ site to respamely handle the matters

relating to the acquisition, clearance, donatiord amgistration in the

‘giving’ site

14



VII) Approval
After the application is examined and approved taedowner of the ‘receiving’ site
completes the acquisition, clearance, donationragitration of the ‘giving’ site,
the owner of the ‘giving’ site should be notifiefl the approval of the floor area
transfer through the floor area transfer permit.
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. .
s ST

VIill)Deliberation on application for development approval of ‘receiving’ site
(currently only for Taipei)
The “Essentials of Deliberation Committee of Appaben Urban Design and Land
Use Development in Taipei” clearly specify that tlwnstruction of the
development project on the ‘receiving’ site shobksubmitted to the Deliberation
Committee of Approval on Urban Design and Land Dseelopment in Taiwan for
consideration.

16



IX) Updating the plan album of the ‘giving’ site /preparing the (update) plan

album of the ‘receiving’ site
1) Update the plan album of the ‘giving’ site

Categories of public facilities

Elementary schawid

Land use zoning

Culture and education district

Section and land No.

396, Subsectionl, Yongji Section

Land area (1)

1645

Owners of land HsuXX
Portion 1/3
Content of other rights None
Benchmark floor area (th 3701.25
Transferable floor area @n 3701.25
Floor area transferred this time{m 2197.49
Transferable floor area (n 1503.76
Announced current value of land (NT$)m 108,000
Previous transferl Volume of transferred floor area {jn 2197.49

Section and land No. of ‘receiving’ site

212 Subieecd, Xihu Section

Remarks Date of data updating

89.11.9

17



2) Prepare the plan album of the ‘receiving’ site

Site No.

Land use zoning

Type 3 of industrial zone

Section and land No.

212 Subsection 4, Xihu Section

Land area 3721.82
Owners of land Wang XX
Portion All
Benchmark floor area 9815.46
Acceptable floor area 2944.64
Accepted floor area 0

Floor area accepted this time 2944.64

Acceptable floor area 0

Announced current value of land 80,573

Previous transfer Volume of accepted floor area 2944.64

Section and land No. of ‘giving’ site 396, Subsection 1, Yongji Section

Types of ‘giving’  site oHistorical sites

oHistorical buildings

oPublic space

oPrivate land reserved for public

facilities
Remarks Other rewarded floor area 0
Data of updating information 89.11.9
Note:

1. The bonus floor area is calculated on the badise benchmark floor area
before application for transfer-in of floor area

2. The announced current value of land and portmasegularly renewed every
July.

X) Regulation

1) The Development Council shall record the traneésults on the Land Use
Zoning Certificate

2) The renewed atlas should be transferred todhstmuction management unit.
The Department of Urban Development will sendrdreewed atlas to the
construction management unit for construction mamant matters.

3) The renewed atlas should be transferred ttatigkregistration authority
The Department of Urban Development will give teeewed atlas to Sinyi
District land office and Neihu District land offider filing.

4) Open for public inquiry
In the public service inquiry window of Taipeiyigovernment and the district
office and land office of Sinyi District and Neilistrict, the atlas will be open
for public scrutiny.

XI) The Application, examination and issuance of @nstruction licence
The construction management unit handles the aiit construction license,
confirms that the laws and regulations are met wp@mination, then issues the
construction license.

Data source: Construction and Planning Agency of Ministry of Interior
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Appendix 8

Floor Area Sale Information
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Appendix 9

Dadaocheng Floor Area Transfer Case
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Pictures of Dadaocheng historical district
Data source: Taipel Urban Planning Committee
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Appendix 10

Announcement of Floor Area

ey N
2008 Wi (5 Mg 2 Mamz 2009 M 5 Mg 2 Naiz daAmSm
E280 L L EE 2N [PIFCET BEPE] [ 253 o e 4 25 4 3RBA G il pi i) [#07
AL AR e 1A =CHE
SHER AREET S8/ SEdEm e s EE80-
F488 - 88-1 - 92-2 - 92- 3 - 80-4 - 81-3#bY 98 4 F 240 FHH
288 ¢ 93.93-1 . 03-2%7% sl 3098310450004
b5k
St AR BER /N SHER R AR S EY80-
(88 - 88-1 - 92-2 - 92- 3 - 80-4 - 81-3Huk 9795268 FEI
261 5. 93.93-1- 93257 2008/9/26 ..., 0973424750014
iR
St AR S /)y BRIl R -
[Y88 - 88-1 - 92-2 - 92-  115-BHuik 97465300 FFH
260 ¢ 93.93-1 - 93-2%57% 2008/6/30 ... 097327901004
Hiush
-5\ ol o | o i VR ST S s P N 5 [ ofy =g T R 2H T RS
210 [i5-2 01 +12.12-1 . E¥21 .22.23.24 .25 2008317 0‘9'7:‘308‘2"5;7’00%
13 - 143565 HbGR FEEHIGR
SHER A LEEAER2/)N SRS R ER2 N
F¥188 - 189 - 191 - £4390 - 390-1 - 391 - RES LT
221 197 . 203-2:EEFHIEE  301-1 - 392 - 392-1%6 bl 096365487004
B
SR A LW SR/ BEdbrE PO IEEY5 RE ST
220 (%188 - 189 - 191 - EYA7 4 2008/1/30 o‘ga:);esis';oogye
197 - 203-2255%F Huik
SHER A DWW/ BEdbrmdh LB 4 42 EE32- R
222 [¥188 - 189 - 191 - 4 - 32-5%5 25 HiEY 2007/12/11 0‘963572' 4100
197 - 203-2%555 H b i
LR AW/ EJETRPI IR SEEYS /)N P
223 [4188 - 189 - 191 - EYB04b 2007/12/3 D‘QG;BSBQ.O;OO%
197 - 203-225:5%5 Hi
ST AW SN2/ LTI IS /) L
224 py188 - 189 - 191 - E¥137 - 138 - 146 - 147 2007/11/26 (o0n 0 cn nnoue

22

= BT or =]



Appendix 11

Dadaocheng Floor Area Transfer Processing in Taipei
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Rights Exchange Mode

Principle type (also called surface right default method)

Appendix 12

Reserved bed of X

Lessee C B
Ownership c
of
Ownership of buildings A D
buildings of B of D
>
Land Leased land Joint surface right of A, B, C and X
ownership of D
of & Land ownership of B Land owned by Aand B
Reserved bed of X
Lessee C B
Special type Ownership c
(surface right of
non-default Ownership of buildings A D
type) buildings of B of O
»
Lend Leased land =
ownership of D Joint surface right of A, B, Cand X
of A Land ownership of B
A B A-B X
A B A-B A
A B
A B A-B B
—_—
A B A B A-B A-B-X
A B

Special type {full consent type)
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Flowchart of Type 1 of Urban Redevelopment Project
Rights exchange procedure
(Relevant obligees)

Appendix 13

(Implementers)

(Governor of prefecture)

Announcement an approval of

personal implementation and
(Within 30 days)

establishment of organisation
Registration of the start of rights

exchange procedure

Application far non-participation in

Completion of land transfer and
rights exchange

property transfer investigation books

Y 4
4 4

Waluation benchmark day
Occasion of personal implementation ‘

Preparation of right exchange plan (case) ‘

I I
Full consent of relevant obligees ! \\ K b

—
r

onsent of jurars
Occasion of organisational implementation

i

Submission [

of opinions (Within 2 weeks) Overview
m—

Resaolutions
national associ

i

Submission of opinions

Mot
applicable for
full-consent

Consent of jurars
type

i

‘ Resolutions of rights exchange plan (case)

Application for approval |

v
»
L4

-~

| Approval

Notice of relevant issues

Approval announcerment

' Payment of Compensation

(Article 81)

Puhblic offering of
specific builders

ﬁ{ Rights exchange (rights exchange day) ‘

‘ Rights exchange registration
‘:{ Payment of Caormpensation (Article 97) ‘

Request for vacating

Engineering

Announcement about
completion of engineering

i Notice

‘ Rights exchange registration

Data source: Urban Renewal Association of Japan
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Organisation Establishment
Procedure

(Governor of city, town,

(Local officer) . !
and village)

Consent of public facilities
managers

Participation of participating

organisation members of ———m——"or)

haousing construction

Participation of participating
organisation members of
housing construction

Preparation of basic guidelines of project plan

Appendix 14

(Governor of prefecture)

(Within 2 weeks)

b

(within 2 weeks after overiew)

Cverview of the project plan €====

4
+
Application for Announcement
unregistered {Within 30 days) of the project
land tenancy area
Consent of owners of curtilage
and obligees of leasing land
J' (Via)
Application for approval of Y .
establishment of organisation 4 d

y

Submission put forward

j

<4 Submission of opinions
Opinions of governor of city, N l
town, and village 4
.: 1 Approval
(Establishment of Organisation)
Announcement

Data source: Urban Renewal Association of Japan
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Appendix 15

Example of Rights Exchange

3
3
Implementer 3
3
B F E G 3
30 90 90 81
J J J J
F E 5
A B F E G A B c D 10
80 100 60 90 70

Land owned by A B, C, D, E and the implementer

Data source: Urban Renewal Association of Japan
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Explanations
Project

Expenses of projects
aided by treasury
(general accounting)

Engineering expenses for
public facilities

Compensation for people who
have their buildings dismantled
in public facilities areas

(Expenditure)

Expenses for
investigation and
design, and planning
expenses

Appendix 16

(Revenue)

Subsidy

Engineering
expenses

Interest

Borrowing

Organisations, FPublic
otc-- - banks, report:-«---
etc debt

local

Disposal expenses of
reserved beds
(assessments of
participating
organisation
members)

Office expenses

Construction
expenses for public
facilities

Assessments of
public facilities
managers

Data source: Urban Renewal Association of Japan
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Mational fees
(special road
fees)local fees
(national
highways
under central
government)



Appendix 17

Changes of Roppongi before and after Renewal

Pictures source: He Fangzi. Ding Zhicheng (2006), 2006 Code of Renewal of Cities in Japan: Urban
Renewal Cases and System, Urban Regeneration R&D Foundation
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Appendix 18

Pictures source: Mori Building Co., Lid.
30

Building Pictures of Roppongi Hills before Renewal



Roppongi Hills Mori Tower
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Appendix 20

Development Plan of Roppongi Hills
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Appendix 21

lllustration of Rights of Roppongi before Renewal

A1: Owners of land and buildings AZ: Cwners of land A3 Owners of buildings {(with land leased)

B: Obligees of leasing land {24 in all including 11 owners of land and buildings) C: 99 gbligees of leasing housing

Picture source: He Fangzi, Ding Zhicheng (2006), 2006 Code of Renewal of Cities in Japan.
Urban Renewal Case and Sysfem, Urban Regenerafion R&D Foundation
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Appendix 22

lllustration of Distribution of Right Exchange of Roppongi after Renewal

Block A Block B Block C Block C | Block C | Block C | Block C

A: Floorage of right building (distributed among the obliges of original lands and buildings)

X: Floorage of reserved right {distributed among investors)

Picture source: He Fangzi, Ding Zhicheng (2006), 2006 Code of Renewal of Cities in Japan:
Urban Renewal Case and System, Urban Regeneration R&D Foundation
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Appendix 23

Structural diagram of Securitisation Financing of Real Estate

Urban Renewal Association of Roppongi

Lessees (offices, stare, hotels, etc.)

™~

Replace SPC to collect funds

Acquisition of building rights

The huilding financing provided by Mori
Building Development company

Rent, etc.

Building Lease

Real estate trust

Beneficiary right of the trust

Trust renting management

Transfer of trust beneficial rights

Mitsubishi Trust and Banking corporation
{trustee)

Roppongi Hills - Financial Carporation (SPC)

Provide building financing
{unsecured after
completion of work)

Provide unsecured
finance

Private financial institution

Development Bank of Japan

Private legal person corporate
organisation

Picture source; He Fangzi, Ding Zhicheng (2008), 2006 Code of Renewal of Cities in Japan. Urban
Renewal Case and Mechanism, Urban Regeneration R&D Foundation
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