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APPENDIX C

“LAND BEADJUSTMENT :

ri._ﬁfINTRODUCTION
f,Reasons for Selection of Laem Chabang

The Laem Chabang New Town _area . was selected for the land readjustment
- (L/R) study for two reasons. First, it offered the convenience of an
‘ already- prepared development plan. Several technical studies (e. g,
jz"Technzcal Study for- Preparatlon of’ Laem Chabang Coastal “Area™) had
- been -prepared, and “the staff of DTGP was. well- acqualnted with the
: study ared through ‘the. preparation of its spec1fic plan, The second
reason for ch0031ng Laem Chabang' New. Town was :that it offered a test
© case’ for- showlng how the specific’ plannlng system. can be made
f‘practlcal “and’ functional. Indeed the goal: of land readaustment is to
:make speciflc plannlng easier to 1mplement.

‘foDevelopment Plan .

J“The Development Plan for the Laem Chabang New Town area wag prepared
. and 1nc0rporated in the Laem Chabang General’ Plan.f Also, the -
_:Development Plan has been translated into a draft of a speczflc plan
" and: is. now: awaltlng ‘its  enactment into law. In this study, CDICP
dec1ded to use the flrst draft of ‘the spe01f1o plan.

E _Laem Chabang New Town Communlty Deuelopment

.ﬁlThe new:: town communlty 15 one of the pr1n01pa1 developments in ‘the .
*LfLaem Chabang area. . The Tiew - town “is ‘aimed ‘at- prov1ding housing -to
faccommodate workers on the Laen Chabang Area Project, Whlch ‘consists
jz_of a deepnsea port and an 1ndustrial estate. S :

iis'Land Use Plan and Project Szte

.'fBaseé on these deveIOpment concepts,.a 1and use plan was mapped out in
~ the. specxflc plannlng process (see Figure C-1}. The:site for the land
.read;ustment pxoaect was de31gnated w1th1n thlS new town (see Flgure
L~ 2} : . _

'-:PREPAHATION OF ACTION PLAN

'iThe study procedure for prepar1ng an Actlon Plan is shown in Flgure C~
3. First, the project. area boundary was’ de11neated followed by an

'!.fanaly81s of existlng condltlons ‘and’ the formulatlon of the: land

_'readgustment d881gn, wh1ch provides . the, ba51c for replotting. Based_

. .. on- the L/R design,. a f1nanc1al plan and program were establ1shed

' .centering on the calculation’ of contrlbutlon ratio and reqerve lend J
key elemente in- pro;ect flnanc1ng. : S
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Project Area Boundary

The project area. for the study covers about 2.5 square kilometers
{1,636.39 rai), which is about one-fourth of the proposed New Town
Area as defined by DTCP's Specific Planning Division. The project
area boundary was established along immovable physical structures:
Sanitary Road 10-3 {north), the Huay Ban Na Waterway (south}, a gas
pipeline (east}, and the Sukhumvit Road (west). In addition, the

following factors were taken into consideration in designating the
project site:

- extent of service area of public facilities {e.g., roads and
parks) being constructed through the land readjustment project
area; ‘ ' '

- economic, social, and physical unity envisioned in the land use
plan (e.g., neighborhood units); and '

- size of project area that would best facilitate implementation.

Unfortunately, the last factor could not effectively be applied in
this study because the implementing body had not been identified.
However, it was known that the new town development will be divided
inta. three or four phases; therefore, to facilitate implementation, a
project area equivalent to approximately one phase of the new town
project was selected. ' :

Existing Conditions

Topography and Vegetation. The topography of the study area is
characterized by flat land with an elevation varying from 10 to 30
meters. Cassava fields cover most of the study area, with clusters of
coconut and mango trees scattered throughout.

Climate. The study area has two distinct seasons. A dry season with a
-northeast monsoon lasts from November to April, while a wet season
with a southwest monsoon extends from May to October,

The average temperature is 28.0 degrees C. The mean relative humidity
ranges from 66% in December to 80% in September.  The diurnal
variation in relative humidity is 30-35% during the dry season and 25~
-31% during the rainy season. The average annual rainfall is about
1,300 mm, of which more than 80% occurs during the wet season.

Gedlogg. In general, the geology of the study area provides a solid
foundation. Most of the area is loamy.

Population. The study area has 68 households. and a population of
approximately 350, assuming an average household size of 5.

Existing Land Use. The area is mostly agricultural with a few
developments along Sukhumvit Road. Approximately 40 households are
clustered in the southwest corner of the study area, along Sukhumvit
Road. Also, two warehouses are located near Sukhumvit Road. Paddy
fields and orchards (coconut and mango) account for all the remaining
© land. :




Existing Faeiliti{es. Currently, the study area has roads, electricity,
. and water. However, the road infrastructure is  limited to a few
laterite roads, And the water is not available through. pipes, but
rather the residents tap into the groundwater supply with their own
‘artesisn basins.

Land Readjustment Design
Detailed Land Use Plan

This land readjustment study was conducted in a manner consistent with
the land use plan developed in the specific planning process. The
land use plan called for a row house residential area over a large
part of the project area, with a "town center" commercial area serving
_ the residential areas.

Layout/Désign

Basie Policy for Laying Out Road Network. The layout of the road
network - has 4 significant effect .on the land readjustment process
'because the road network determines the physical and economic
framework for replotting. [1]  The main roads in the new town are a
- loop-type ‘arterial rvoad: connected with the regional arterial road
(Sukhumvit Road) and the other arterial roads traversing the 31te from
east to west. These main roads are supplemented.by secondary ‘roads
that provide access Lo areas left unserved by. the arteridl: roads.
These arterial and secondary roads seem to divide the new town into
several super blocks into which feeder roads penetrate, The gpecific
plan does not. provide any details on access roads frow these feeder:
roads to individual lots. The lack of any details on access roads
could be explained by any ‘of a number of reasons. . For ‘example, the
planners may have assumed that the construction of theseé roads ‘is the
responsibility of the individual landowners. Also, it may have been
assumed that the developers, whether public or -private, would purchase
and consolidate 1land for the development Of access. roadsi’ In
addition, it may be assumed that access roads were not designed
because super block developments were intended. In any case,
consistent with the specific plan, access roads were not designed in

this land use readjustment study. . S

Basic Block Design Policy. In the graft of the.specific plan, the size
of an average block is approximately 300 m by 600 m. The technical
manual prepared by the JICA Study Team indicated that the standard
size of a block should be determined baged on the size of the lots to
be replotted in the block and the optimum size of lots for the land
use.  Taking these factors into consideration, such a block size may
be appropriate to accommodate the row house or :town center development
called for in the draft of the specific plan.

{11 Replots are allotted. in the b]ocks formed by the road network
and roads are a major factor affecting land values, which provide
the basis for economic calculations in the replotting process.

¢
Ch



" Since the study accepted the condition of compliance with the draft of
the specific plan, the working group adopted the blocks designed in
the draft plan. However, additional measures must be implewented if
the process is to prove to be a feasible means of bridging the gap

between the existing land use (private and subdivided) and the planned
use (row house and town center).

Consifuction Work

The publlc facilities to be improved in this project 1nclude roads
(arterials 1 and 2 and a collector road), a klong or canal, parks, and
‘many others. A more detailed list appears in Tables C~1 angd C-~2,

Cost Estimation

The total'project'cost of all facilities was estimated at 250 million

baht, . as shown in Table C-1. This includes both the cost of

congtruction (about.70% of the total) and the cost for landfill

" {accounting for 25%1). The total cost amounts to approximately
153,000 baht/rai. :

Change in Land Allocation Based on the Lay Out/Design

- Land use before and after the project is summarized in Table C-2

‘With 1mp1ementat10n of the public facility improvement plan, the area
_devoted to public facilities would increase from 48.52 rai before the
project to 25U4.22 rai after the project. = At the same time, the area
devoted to private uses would decrease from 1,587.87 rai to 1,302.17
rai (including .147 rai of reserve land).

' Financial Plan
Estimated Revenue Jrom Disposition of Reserve Land

Land value, The total land value before the project is estimated at
1.2703 billion baht. After the project it is expected to increase by
96% to 2.4879 bllllon baht, The details of the calculation are
presented in Table C- 3 The total land value amounts to 2,000
baht/wah or 800,00 baht/rai before the project and L, 500 baht/wab or
1,800,000 baht/rai after the project.

Reserve Land. As shown in Table -4, the maximum allowable area of
reserve land is calculated by dividing the increase in the total land
value of 'the project area :(1.2176 billion baht) by the estimated unit
selling price of land after the project {4,500 baht/wah) The amount
of reserve land necessary to fund the total project construction cost
- was estlmated at 147 rai assuming that all the reserve land will be
sold 'at a price of 4,500 baht/wah. This quantity of reserve land
would consume only .21.7% of the maximum allowable land for reserve
land. Thus, only 21.7% of the economic benefits {i.e., the land value
increases) from the project would be needed for financing with the
remaining 78.3% to be left for the participating landowners
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TABLFE COST ESTIMATION (EXPENDITURES)
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TABLE €-2 TAND USE BEFORE AND AFTER THE PROJECT

H Befoire H After I Ratia
i Road H 39.29 ] Prde39 1.7
Area + Parks H Q.00 T0.00 | g3
of y Hlong V .23 G230 Vet
Facilities: Others : 0.00 0.0 | g
! Tetal v 48.52. 254,22 | 15.5  Z0S.70 % ‘
- e —— - == =={Contributed Area)
i Residence H S 3%.30 1,185017 % 594 . g .
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of v Center H H co
Private | Industry H 15.73 Q.00 |} 0.0
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TABLE C~3 TLAND VALUE CALCULATION

Avea of existing private land

.-_.....__..__...;-..._....._.--...-,-_-—.__........_,..,.,......._._...-.._..‘w.-_..__._.,__

Adjusted, area ‘af, ,1¢85 thOPe

EhlStlng un:t Land price

'__.._..._.....__-..._._._..u...._..._,.-...._,._..,.._._‘_.._...,...‘.._._.H.,..—_‘-....,_‘_....

Total ex;st;ng-grlvate’s land value

L e B it i s o s ot s S o Yt i 2 P o 4 Rt S v B

‘Tetal proposed praject lalﬂuse
Aincluding iese}ved land)-

...-—--.—-....-..-.---———-.........,.....,H......___.,.____.._.n....u..‘_..._...._._-._

Estimated unit land prica:
after fhe Projett

i 18 R T e ) Bk it Y M gt e e e ke i Y At it o o S i A e e P e e

Total land valuwe after the prp;ect

B00,000 paht/Rai

........... e e e
1,270.3 mile-kaht.

1,382.17 rai

o e e e o et o R e i B R bk i b et i e R

1,300,000 baht/Rai

‘Incre gase rat;u 1n total 1aud value 193-9 %
% nst;mated Z,UDO baht/wa or 800,000 haht/hal
#% Estimated 44,5000 baht/wa ar 1,;000 aQc haht/Eal

TABLE C-4 RESERVE LAND_CALCULATION

Total E\latlhg private land value

or the site

Total land value of the sites
afitey ithe pvnject

R e e i Rt e Ak A s A L sk bR R L 4 A i R o T o s L PR W Tt ok o B St Lk S R S e B L i e St o

Tatal increase 1n lanq valug
“hotween hefore and aftar
“the projsct

-—-y.._......,..-—~.«_._.__..,,....r e e e e e e e e e e e e e e e b e e e e e

Estimated selling unit price
of rand aftei the p1naact

-—-.-.-.«-.-.-——--—.-v.H....“_....-—.—...-‘.-..——.-.-.-.——-—b._.“...w-.---.-..-—-.__._..,.w—.-.-.——-_.w.-q P o s o o i e e e et e e e e

Maximum &l1lowakle area for
resevved land,

_Nétéﬁsarﬁ area for reserved land

. ---._..._..._....-.-._._...._.._..__«-.-._......_._._.__'--.___..,_.,!._......_.._._.‘..-_._._._-._..__._._....-...._._.___..._......w..__-.._,..r.,ﬂ

'Pe:centqge of necessﬂry ﬁrea
to maximum alllewahle 1and
for reservesd laﬂd

GH7GD rai
147. ﬂn “ral
21.7 %



Contribution Ratio/Area

Land in the project area is to be contributed to create sites for
public facilities and to provide reserve land. Table C-5 shows the
calculation of contribution area and the contribution ratdio. . The
contribution .area for public facilities is equal to the increase ‘in
area devoted to public facilities. In other words, it is the area
(254,22 vai) of public facilities after the project minus the public
facilities area {48.52 rai) before the project, The - total
contribution area is equal to the sum of reserve land and the increase
in area devoted to public facilities. The contribution ratio is equal
to total contribution area divided by total area devoted to existing

. land uses.
Financial Plan

Details of the financial plan are described in Table C-6. The cash
flow of the land readjustment project from 1991 to 2005 is presented.

LAND VALUATION AND REPLOTTING
Purpose and Methodology

The aim of the land readjustment study was to train DTCP staff members
to the point at which they could train themselves. To aid the DTCP
staff, technical manuals were prepared, including one that focused on
land valuation and another on replotting {calcnlatipn of area and
replotting design}. The manuals included examples, standards,
guidelines, and detailed explanations (e.g., as shown in Figure C-4),

Land Information

The land information used was drawn from municipal tax maps and
cadastrial maps prepared by the Department of Lands. One problem is
that parts of the project area have not been covered by these wmaps.
Also, land speculation has led to some land transactions not being
registered, making it very difficult to know who actually owns land.

Calculation of Street Value

"Street Value" is equal to the sum of three elements: the  Street
Coefficient, the Accessibility Coefficient, and the Land Coefficient.
The three coefficients are discussed below, but first street numbers
are described, ' .

Street Numbers. Street number maps, ‘which are used to divide streets
into sections that represent blocks, show street numbers before and
‘after development. Streets before development are represented with
three~digit numbers, and streets after development are represented
with four-digit numbers,

In the case study, street numbers were designed in accordance with a
street hierarchy based on proposed width. Number 1100 represented a
street with a proposed width of 60 meters; Numbeprs 2200 through 3012
represented streets with a proposed width of 40 meters; numbers 1010-
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TABLE €-6 FINANCTAL PLAN (REVENUES)
CASHFLON FOR LAKD BRADJUSTHENT PROJECT 1391-200%

"""" Phave L 1991-1995(1) o B I EARN Phase [If: 2001-2005(1) - i
1991 R IRR IR ms ms 1901 1 1998 ¢ 193 © 2000 1t 200 1 2092 1 200 ¢ 2008 1 2008 12 TOTAL

REVSRUES - : : : : :
LProj Loan{2} "13 0t ]5.00 112,00 :10G.00 : 5-.00 n U.DD D000k 000 B OD 0.00 ¥
3. Land ha!es(’l Dﬁo . 00 1 4.00 'IS ! '27 00 "JZ.IU 131,40 :27.00 12340 18.00 ]

00t 060 9, 00 G.O_O : .09 ::'55.00
Jb 15 10 15 W 15_.11? 115,30 1:264.60
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402k represented streets with a proposed width of 25 meters; and
numbers 5000 to 5052 represented streets with a proposed width of 18

neters,

The proposed road number 5020, which is located in the replotting
area, is profiled in detail below to provide a clearer understanding
of how street value is calculated. ' :

Street Coefficient. The Street Coefficient varies according to the
street hierarchy, continuity, width, construction, grading,-curves,
and scenery along the street. The variables that determine the street

coefficient are:

Street width;

W=

F{W) = A function of street width;

T = Coefficient of street characteristics in terms of street
hierarchy, network, and continuity in relation to land
use; and :

X = Coefficient describing the of streéet in terms of factors

such as paving, existence of a separate sidewalk,
“grading, curves, and scenery. - ' : :

For the proposed road (numbér 5020}, W equals 18 méters. F{W) egﬁals
0.92, T equals 3 (relatively high for a road with a width of 18 meters
because it is located near a commercial area}, and x equals 3.

The Street Coefficient is'dalculated as follows:
T*F(W) +BX = .92% 3.0+ 3.0 =5.75

Therefore, the Street Coefficient'of the proposed road (number 5$020)
is 5.75. ' ' ' '

Table C-7 presents the calculation of ‘street coefficients 'after
~development. Figures C-5 and C-6 present. computer-drawn graphs of
street coefficients, both before {Figure C-5) and after (Figure (-6)
project implementation. ’ -

Accessibility Coefficient. The Accessibility Coefficient describes |
the distance between the site and public facilities,_and:varies with
the nature of the facility. In the case study, .seven "facilities"
were designed to serve the -study area: a bus stop, & park, a school, a
social -welfare facility, an administrative office, and two commercial
districts. o . - : : _

To calculate the Accessibility Cééfficiént; it-is,first;neééssary to

calculate coefficient values for each facility. In particular, the
following variables must be considered: ' C

m = Degree of influence of the particular facility {(e.g., the

"' value of a bus stop is Fixed at *0.20.%);



STREET COEFFICIENTS (AFTER'DEVELOPMENT)

TABLE C-7
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N = "No dimension successive decrease rate of effect" of the
facility (the "N" value of all seven facilities are
fixed equally at 2.0};

5 = Range of impact, which varies depending on
the nature of the facility (e.g., & bus stop as a range of
impact of 300 meters);

R - = Fixed distance for which the "M" wvalus remains constant
(for all seven exampleg, the "R" value is fixed at 50
neters);

s = Disgtance between the facility and the point for street

valuation (varies with distance to the Ffacility; the "s"
value of road 5020 for a bus stop is 207 meters):

F{s) = Reduced "M" value in accordance with the distance (s)
between the facility and the point for street valuation.

F(s) dis expressed as follows:
R !

if s > R, F(s) = 8-s
S-R;

if s < R, F{s) = 1.

For road 5020, the F(s) for a bus stop is 0.028. After obtaining the
value for each facility, the Accessibility Coefficient can be
calculated by multiplying m times F(s). Thus, the Accessibility
Coefficient for road 5020 is equal to 0.028 + 0. 157 or 0.185. See
Table C-8 for all the details.

Accessibility coefficients can be calculated for the situation both
before and after development. Figures C-7 and C-8 show computer-drawn
graphs of accessibility coefficients before and after development,
respectively.

Land Coefficient. The Land Coefficient is. used to evaluate the
proposed land use area (e.g., residential, commercial, dindugtrial,
agricultural), the availability of utility and disposal facilities,
and other factors. Calculation of the Land Coefficient involves two
sets of variables.

- The first set includes the following variables:

U: Utilization value of the lot as urban land (influenced by
land use, bu1ld1ng density, commercial potentlal maturity
of urban development and other factors);

P: the percentage of public open land in the block
where land value is measured;

Q: the street density in the block where land values are
measured;
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TABLE C-8
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PO: the standard percentage of public open land;
Qo: the standard street density; and

F(P*Q): a modification of "M that depends on land use, dlsaster_
prevention, and safety enhancements from infrastructure

1mprovements

The second set of variables, the so-called Y variables, represent the
impact of physical conditions on the lot. Five Y varlables were
employed in this case study. Y1 represents the water supply and
sewerage system, Y2 represents electricity, Y3 represents the
telephone systeam, Y4 represents parks, and Y5 represents. adverse
environmental effects such as noise {a negative value)

For road number 5020, the following values were used:

4,0 (relatively high due to location heaf a commercial

U = _
area);

P = 12 35% (calculated by dividing the total road area, 52. 06
rai, by the total block ares, ﬂ21 0 rai);

Q = 69.83 (calculated by dlvldlng total road length i 704

meters, by total block area, 67.36 hectares);

PO = 30 {relatively high due to location near a commercial
area) ; o ‘

= 350 (again, relatively high due to location near a
commerC1al area}l;

F{P*Q) = 1.28; and

= 0.90 {based on the values for the three utllltles provided
to the road, Y1, Y2, and Y3) :

Calculation of the land values are based on the following equation:s
Land Coefficient = U*F(P*Q) + Y.

Thus, the Land Coefficient for proposed road number 520 is equal to
4*1.28 + 0.90 or 6.02. Table C-9 provides the details of the Land
Coefficient calculations for all the proposed roads in the study area.
Figures C-9 and C-10 show computer-drawn graphs of Land Coeff1c1en+s

vefore and after development respectlvely

Calculatzon of Street Vazue Indem (Before and After Deuelopment}

Street Value, : Street Value 1is Lhe gum of the three coeff1C1ents
described sbove: . the Street Coefficient, Lhe Accessibility
Coefficient, and the Land Coefficient. For proposed road 5020. the
Street Value is 11.96 (5.75 + 0.19 + 6.02). Pléase note that the
Street Value Index for this road is'relatively high, «cleose to the
maximum of 14-56 {see Table C~10). The reason why proposed road 5020
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LAND COEFFICIENT (BEFORE)

Fig. C-9
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TABLE C-10 CALCULATION OF STREET VALUE INDEX (AFTER DEVELOPMENT)

i Street ! Sireet !Accessibility!  Land i Street !Strest Value! Length !Strest Valus Indev!
i (Section) Coefficiant! Coofficient !'Ceefficient! Valys ' Index ! of . X

'} No.- E :' E ':'{ug‘ :' "R :' ostreet\ |f Length of Street ;
: § : : R :
: ; : : S AL : :
: ‘ C i L T D i SHEE W) Rl .
U
! 100 ! z./05 ! 0.26 ! 2.33 ) 5.54 ! 381 ! 1,295.0n ! 492,205

! 2200 ! 2.92 1 0,34 1 %L R Y A 417 ! &E4 B0 231,018 !
! 2201 | 7.81 ! 0.18 ! 5,02 ! 14.03! esr ! 712,00 ! £a3 7ey )
E gggi_i 2.33 : g.lg : g.gi ; i.g? E :ns ' 5es.00 | 212,828

P 2202 a2 27 ] 81 ] 5,01 ! 131 23100 ) 97,891 |
! 22043 2,82 ! 0.61 ! 2,58 ! 722 ! 496 ' 125.00 ! 91,760 !
! 2208 | - 0.07 ? 2.33 ! 5.32 ! 388 ' 20,00 47,500 ¢
H iona | 2,92 | 0.09 | 2.81 ! 5.82 1 a0 ' 22100 ) B&, 400
Yooz001/1) 2,89 ! 0.49 1 2.81 ! 7.18 ! 493 ' 295.00 ! 145,435
Vooan0i/2) XTI 0.60 ! 2.81 ! 5.74 1 g4 ' 295,00 ! HE,520 §
! 2002 | 2.02 ! 0.0 | 2,82 ! 5.8% ! 402 ' 27,00 ! 135,474 !
! aena | 2,92 1 0,21 ! 2.83 1 5,07 ! 219 ¢ 2300 ! 122,122 |
! 3004 ! 2,021 0,08 | 2,53 | 554 ! 221 ' 130,00 ! 49,820 !
! 3010 | 2.92 | 0.2v ! 2.85 1 505! 412 ! 237,00 ! 1en, sne !
o011/t 7.81 ! 1,29} 2.81 1 tt.aa ! 813 1 175.00 | 142,275 |
Yoo/ 2,92 0.00 ! 2,98 ! 5.91 ! 408 1 175,00 ! ©T1,080 !
(YA K 7.81 ! 0.3 !} 6.38 1 14 86! 1,000 1 274.00 ! 374,000 |
! zot2/2! 2.9} 1.31°F 1.50 | 7.14 ! 532 ' 374.00 ! 198,968 !
P 4010718 z.88 | 0.41 ¢ 0.90 | | 4.19 ! 288 1 104.00 | 29,052 |
Yo40t0/2! . 3.35 ! 0.00 } 2:70 ! 6.05 ! 415 1 104.00 !} 43,160 )
Pooao11/1) 2,35 | 0.42 ! 0.90 | 4,88 ¢ 322} 223.00 ! 71,806 |
HE-LI VY 2.28 !} 0.00 ! 2,70 | 5.58 ¢ 383 ! 223.00 ¢ 25,409 |
H 4012 } 2,25 1 0.60 ! 3.62 ! 7.57 ¢ s20 ! as4.00 % .ige,280 |
! 013/} 6.75 ! 1.82 ! 2,811 11,08 ! 761 ! 298.00 ! 304,356 !
' gonasn! 3.35 ! 0.09 ! 5.0 ! 9,23 ! g44 1 285,00 ! 255,024 |
: 4020 ! 3.35 ! p.2¢ 1 2.85 ! .41 440 ! 270,00 ) 118,800 !
P01/ 3.35 1 0.8 ! 0.9¢ ! 4,72} A28 ! 15.60 ! 24,450 )
HEE- ' -3 V2 2,28 ¥ g.00 ¢ 2,82 ! .47 ! 424 ! 75.00 ! 31,200 ¢
! 4002 | 2,75 ! 0.22 ! 295 | B4 ¢ 443 ¢+ 485,00} 201,110 !
! 4927 | 2.35 ! 1,01 ¢ 2,82 ! 748! 492 ' a0 pg ! g2, 020 1
Lo T o.o0 ! 0,17 ! 285} .02 207 ¢ f79.00 ) 37,052 |
Yo£000/1) r.exl 0,00 ! 2,82 ! 7.4 504 1 2 00 ! 72,504
osonos2) 2,82 | .00 ! 242! £.45 ! 224 1 gzs pa? g2 02
H 5010 1 2.3 ! 1.8 ! 4,08 ! 7,90t g11 ! sa.en ! 40 en !
33 A 2,83 ! z.15 | 2.80 ! g.78 ! £02 ' 203 00 ! 176,870 !
P01/l 2.83 ! 0.60 ! 2.00 | 5.82 ¢ g1 ! 203 00 ! 147,408 f
! 5012 1 2.22 ) 1.25 ! 220 ! a.p8 ! 413 ! 43,00 203,857 !
! 2013 ¢ 2,82 " n.9g ! 3,82 ! 725t 512 1 21100 ! 102,022 !
P02/ 5,75 ! 0.9 !} 6,02 1 11,85 g1 1 228,00 ) 067,648 1
booEn20/2! .82 7 p.es ! 2,70 ! &,70 ! a3 ! 22800 ! 143,114 ]
'ED21/YY & 75 ! 0.8 ! g.n2 ! 13,88 ! 3 U I N 183,128 ¢
Poooapat et 2.3 !t a.0n ! A0 1 2,06t Fae 178 na 107,009 !
v osp22 2.9} 9.70 ! g.22 ! 978} g0 1 117,00 ! 112,590
Yoo b L IE-5 3 1,97 ¢ 2,08 ! 7.68 ! 484 ! 799 0p | 187,797 |
P! 202 .12 2.85 f  e.en ! Aos 1 SEE.ED 154,500 4
'Rzt a8n i 0.00 ! E.07 ! 7,00 £a7 ! 285,00 ! 129, s85 7
v os022 2.23 ! 1.36 ! 507! 9.2} s 1 52,00 ! 23,072 1
' spa3/e! 2.82 ! 0.45 !} 2.85 ) 6,74 ! aza ! 210,00 | 92,438 |
! R033/2! 2,23} 0.54 | 5,071 ‘a.es! el 21 121,020 ;
P 5034 2.83 } 0.26 | 2.82) 5,92 ! 4cg | 23000 97,024
! 5035 } 2,83 ) 0.08 ! 2.62 ) 5.54 ! agt ] 288,00 | 147,828 !
: 5040 ! 2.83 ! 1,09 ! 2.9 | . 6.61 ) 454 ) 451,00 204,754
boRpdi/) 2.483 ! 2,32} 2.69 1 1.91 ! §43 } . 451.00 244,893 )
' orp41/2t 2,83 1 0.00 } 2.69 1 8,52 1 a7e ! - ig2.00 ; €8,978 5
! 5050 ! 2.83 | 0.22 1 -2.83 1 5.88 1 401 ' 240,00 ! 95,9¢0 !}
! 5051 © 2.87 ! 0,01} 2,22 ! 8,48 ! 444 ' . 456,00 ! 202,464 !
! 5052 | 2,21 ! 0.12 z.22 ! s.pat ang ! 245,00 ) 129,000 !



has a relatively high street value is that it is located near a well-
developead commercial area.

Figures (¢-11 and C-12 shoyw computer~drawn graphs of‘ Street Values
before and after. development, respectively. ‘Figure C-13 presents a
map of Street Values before the project. T :

Street Value Index. Wlth the maximum Street Value set at 1,000, the
Street Value indlces for partlcular streets were calculated as

follows:

Street Value Index = Street Value x 1,000
Maximum Street Value

ihus. the Street Value Index of proposed road 5020 is 11}96 x'
1 OGOjlﬂ 56 or 821, ‘

Teble c-9 prOVldeS the details for caloulation ‘of . the’ Street Value
Index for all proposed roads. - Figure C~ ~14 presents & map of Street
Value Index’ flgures after the pro;ect._ .

;Flnal AdJustment of Street Value Index. The Street Value lndex should
be -adjusted if there are streets .with a Street Value Index' that
differs 51gn1flcant1y from land valuatlons such as those perforned. forj
property tax assessments. In some cases the Street Value Index after
development should be checked by comparing the "average contribution
ratio of the project site” with the "affordable. share of each street
value." . An adjustment should be made if these two values dlffer
greatly,

Calculatioh of Lot Land'Velue

Lot Land Value was established through modlfylng Street Value based on
the individual nature of the lot. A "unit index” (index number per
sq. m.} and a “total index". were calculated for each lot in the
planning area before and aftep development.

The variables used for calculatlon of Lot Land Value were "the
following:

h = "Depth" of lot (the dlstance in meters between of

the frontege lot and. the centreld)

1 = Frontage 1ength {the 1ength in meters of the 51de of
the lot adjacent to the street)

A =. Area of. lot (1n square meters),

R ; Street Value Index- '

U = "Depth Successive Decrease Ratio" (a retlo expressing_t

the change in lot value by lot depth),
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n~island = "jdland Decrease Ratio" (a standard ratio
axpresging the change. in value
nigland lot" type); and

n-angle = "Tpregular Angle Decrease Ratio"

The -Unit Land Value Index, or "v" is calculated by multipiying R times
N. The Total Land Value Index, or "v," is calculated by multlplylng A .
by a.

Lot types were classified into the followlng f1ve categorles'

- Qrdinary Lot. A lot hav1ng one 51de adjacent to a street.
- Corner Lot. A lot that faces two intersecting streets.

- TIsland Lot. A lot that is not adjacent to any street.

- Sandwiched Lot. A lot adjacent to two parallel streets.

- Special Lot. A lot adjacent to three or four different
- streets. ' ’ A S - :

Only ordinary lots, corner lots, and 1sland lots were represented in
this case study. : e

Consider Lot No. 74, an island lot, as an example. ,?he'variables used
for b&lCUl&thﬂ are: ; :

o

Depth of lot (h) 110,0 meters

‘Q'

i

Frontage length (1)

Lot Area (A)

i

- 6,100 square meters

[£)

Street Value Index {R) 8.0

- 0.75

Depth Successive Ratio {0)

1

Island Decrease Ratio (n—lsland)

u

olgo
The calculatl_ons of the indices are as follows- '

R*U * N

Unit Land Value.index:(é)=
_ 84.0 * 0. 75 *: 0 90

ru

57. 00
“A ¥ a
6400 * 57 0 _

Won

Total Lénd_Value Index (V)

i

= 36” 800 ; :-

Table C-11 presents the detalls of the- Lot Land Value calculatlons for
all lots.in the study area.
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Caleutation of Block Unit Value

Block Unit Value is Caloul&ted 1o prov1de a balanced value index and a
- contribution ratio for the lots on one block. An average unit land
value for the block is used in calculating the aree of replottmg

The variables used for calculatlon of Block Unit Value are. Street.
Length (L). and the Street Value Index (R). Block unit value ig
calculated by the following equation: : :

Block Unit Value (ri) = R* L.
A  block w1th COmplete cedastr131 maps -was eelected for an example.
This area containg 10 lots (Lots 74, 86, 87, 88, 89, 90, 91, 92, 192,
and 194} with a combined area of H9. 6 rai or 7.9 hectares. The
selected block would be surrounded by several proposed roads (a012
5020, 50841, and 907) with a- comblned length of 8]7 meters. The
calculation of Block Unit Value is as follows:

.fi L R*L
L

169,815
871

535,71 . -

Table C-12 provides the details of the calculation.
Lot Value Before and After Development

In pr1nc1ple a replotted lot ehould be 51mllar to the’ orlglnal lot in
terns of location, area, soil condltlons, water supply, 1end ‘use,
environment, and other factors.  The replotting process should
redistribute land after the development on the bagis of the lots owned
before the development.  The doctimentation for a replotting should
include a table and a map comparing the orlglnal lots w1th the
replotted lots.

The variables used to calculate Lot Land Valuee in the replottlng

. process are!

(B): The accumulated total 1and value index of all the or1g1nal
lots;

(F): The accumulated total lang value 1ndex ‘of all replotted
lots, : . .

. (K): Proportion ratio. average total 1end value increase ratio
of progect site (Utlllty Increase Ratio);

Bi: “Standard Orlglnal Land Value Index“ (valuefof lot before
development) ; o



Pi: - "Standard Replotting Land Value Index" {value of lot after
development)

el UniL Land Value Index of the block in which the lot is re-~
-plotted;

,_Ei: The area of the replot: and
ri: Averege unit value of the block.
The formulas are'

®K) = ()
(B)

Pi = Bi (K)
‘B = PL
P el

fTeﬁleﬁC iS shows how lot wvalues before and after replotting are
calculated in the example. :

The- total value of lots before development (B) can be obtalned by the
-taklng the’ sum of the value of the individual lots {referring to Table
€-10: V ="A * a), which 'is 4,795,286 units in the example.

For - the total value of the lots after the project, (F) is first
obtdined by calculation of block value (ri) as shown in Table C-~12,
In the examplé,. the ri ‘value is 535.71., . Next, total area after the
project (A), 40,724 square meters in the example, is found. Then, the
total land value index of all the replotted lots (F) can be calculated
by using the follow;ng formula:

(F) Ax ri

- 40,724 'x 535.71
21,816,254

[ I H

To find the Utility Increase Ratio (K}, the following formula is used:

K) = (F) = 21,816,245 = 4.55
o (B) | 4,795,286

“To’ calculate the value of Lot 7“ (an example) after development, first
estimate the Standard_Orlglnal Land Value Index {the value of the lot
- before development)} in the following manner:

(Bi) = (A) *a = 6H00 x 57 = 364,800 units

Nekﬁ, estimate the Standard Land Value Index (ﬁhe value of the
- development) as Follows:

(i]

(Pi) = Bi* (K)
364,800 * 4.55 = 1,659,840 units
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%Tﬁéﬁ; estlmate the value of Lot 74 after development with the
'Tfollowing equation

by _ P
ori R 535 71
= 3, 098 square meters or 1. 9 rai :
The value for the remalnder of the. replotting area (Lots 86 87, 88,

-89, 90, 91, 92, 192 and 19%4) can be calculated in the.same manner. The
‘total replotted area-is 4o,724 square meters or 25.45 rai compared to

. the original ‘avea of 79, 296 square kilometers or 49.56 rai. Figures

‘¢~1%5 ‘and C-16 pvov1de maps showing the pro;ect area before and after
-~replott1ng . .

C-33
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APPENDIX D
. DISTRICT PLANNING






APPENDIX. D

DISTRICT PLARNING

CISE I (OLD CHIANG MAA)

The flrst dlStPlCt planning exerciee involved implementlng the
follow1ng steps for the old soctlon of the city of Chiang Mai:

: anelysis of exlstlng condltione,_
establlshment of development goals; .
development of ‘a district improvement plan, and
development of a detelled d15tr1ct control plan.

ﬂ”'Eeeh etep is dlscussed below
1Exlst1ng Cond1t1ons *,:;

"Soc1oec0nom1c condltlons 1n the reglon. the general plan for' Chlang

N fMal tourlsm dévelopment prograns, and other factors were evaluated at

=the outset.. ‘Elements con51dered included’ ex1st1ng ldnd use, building
.condltlons, parks and’ open space,.edueatlon, health serVAceer
populatlon wholesale/retall trade,-rmanufacturlng industry, .
.employment urban development progects, and traffzc condltlons '

‘One maJor task wasﬂthe development of a database in. whlch detaileo
1nformatlon on the plennlng area’ (e g4 ex1st1ng rlghts ~af- way,

',_“trafflc volumes, bulldlng use by category,“ constructlon materlals,

'helght and. color: of the bulldlngs. street plans, ancient monuments,
'and new buildlngs) were plotted on e base -ap w1th a scale of 1/4,000.

dThe database was’ developed wmth the a1d of a fleld survey,'whlch made
the follow1ng flndlngs. espe01ally w1th regard to bulldlngs '

;ngs are . re51dences : After re31dentlal uses,
.rel :'Ommer01el and 1nst1tut10nal uses were most common
: (in that ordeér)..
S Bulldlng materlals are of three tynee. wood'_concrete, and &
- combination of wood and’ concrete. ' o
'~ White or gray and brown are the- most common colors - However,
~ the roofs are. typlcally of locel terra Lotta, hhlch is mostly
_brown or.yellow. : .
Y Roofs were either flat or had gables.

'ﬁFlgure D 1 presents a gradlng of bu1ldings and spaces in the study
‘ares. 1n terms of historical- and enV1ronmental value, with the grades

3-,rang1ng from- A (hlghest 1mportance) to D (no 51gn1f1cance) ‘Figure D-

2 maps ‘the existing v1sual structure (e By nodes, paths, -edges) in

";',the study area.__-f

'_ The analy31s of ex1st1ng v1sual condltions resulted 1n two: pr1nc1pal
_conclus1ons._ Flrst, Ragadamneon Avenue hae served as en .important
focus for urban actlvities and po1nts of hlstoric 1nterest In fact
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the most important histeric monuments in the study area are located
along the avenue.  In addition, many local festivals, ceremonies, and
parades take place on the street. The avenue offers a combination of
the old and the new, with a nixture of different residential,
religious, and governmental uses, The second principal conclusion of
the analysis of existing visual conditions was that Tha Pae Gate,
Glang Saquare, and Wat Phra Singh conmpose a visual corrldor that
orgenlzes the landscape of the area.

Development Goals

In addition to the analyqls of existing conditions, development plans
for the planning area and v101n1Ly' wore reviewed in order to set
development goals for the area. Plans reviewed 1ncluded the  "Five-
Year Development Plan of the Northern Reglon," the general and master
plan. for the area, and the "Tourism Development Plan of Chiang Mai.'
In addition, Thailand's Fifth Econonmic and Social Development Plan
was examined., It identified Chiang Mai. as Lhe principal city of the
Northern Region, a center of dctivities in  the commerce, “finance,
education, public heéalth, communications and transportatlon,'and
tourism sectors. Further, various specific objectives were ebtabllshed
for Chiang Mai:

- reinforce the city's status as a center of tourism as well as
commerce, services, and 1ndustry,

- enhance the city's economic base to increase employment-

- develop social programs such as vocational education to meet
the needs of the c1ty s work force;

- develop the city's transportation system and its pub11"
utilities. :

The old section of. Chiang Mai. is of major historic and religious
significant for the Thai people. Indeed, 01d Chiang Mai has several
well-known sites that attract both Thai and foreign tourists.
Therefore, it is classified as a conservation area in the general
plan. . .

Conservation of the histéric and cultural monumente in. Chlang Mai is
strongly related to development of the city's tourism industry. The .
motivation of most tourists.who come to Chlang Mai is to experience
the rich history and culture of the area.  Therefore, the conservation
of the monuments of 0ld Chiang Mai is vital to promote tourism and to
generate tourism-related income for the Municipality.

Setting development objectives is often cemplicated.' Consider, for
examplée, that short-term and long-term objectives may conflict.
Tourism development in the old parts of Chiang Mai may well stimulate
economic growth in the short run hut mnay change the indigenous culture
and lifestyle in the long run,

One of the primary reasons Chlang Mai has been attractlng tourlsts
‘from all over the world is that 0ld Chlang Mai is clearly a city that
was built in an earlier era. Thus, the promotion of tourism -and
historic conservation are inextricably linked. The development plan
is therefore designed to preserve historic resources by enhancing the



historic atmosphere created by such physical elements as temples,

- pagodas, monuments, and (more generally] the townscape of the historic
quarter of the old city.

- The Chiang Mai historic conservation project had two goals. One was
to preserve historic and religious resources, such as temples, old
buildings, and townscapes in the old city. The other was to promote
tourism to revitalize the c1ty and surrounding areas.

Dlstrict Tmprovenent Plan

" Baged on the evaluation of existing conditions and the development
‘goals ‘set for the area, a district improvement plan was formulated in
the form of conservation and development policies for the sareas
identified. In particular, the areas were classified into four major
categories: :

~ areas to be strictly preserved; -

- areas to be preserved but not rehabilitated;

- areas in need ‘of environmental improvements; and
- .areas to be redeveloped for public purposes.

Figure D-3 presents a conservation and development policy map for the
study area. The details of the classification scheme are set forth
- below. '

~ Areas classified as P are to be fully preserved and enhanced.
New developments, including the alteration or expansion of
existing structures, are not allowed in P areas. All
buildings and surroundlng spaces are to be maintained in their
present state. For certain spec1al buildings, sensitive
treatments {e.g., "damp prooflng or the replacing of damaged
wooden structures) may be required, but no significant changes
to the exterior or the interior are permitted. All open space,
trees, and landscaping must be specially treated; new
plantings must be suitable and any unsightly land must be
improved.

P2 areas are those with recently-constructed structures that
create wvisual conflict resulting: in the degradation of the
guality of the area. In P2. areas, these structures are to be
rem@ved. However, a case-by-case consideration is necessary
to identify appropriate solutions for the removal of eyesores;
-in some cases, an exte nal change may be sufficient. '

- -Areas classified as C are to be preserved and- conserved New

developments and 1arge ~gcale renewal progects cannot be

- carried out in these areas., C areas are not of the highest

"historic or architectural importance, but they have some

important buildings.  Therefore, ‘these individual buildings

and the special fabrlc of the area should be preserved. Trees
and open space must also be taken into con51derat10n.

In‘CE_areaS. the rehabllitatlon of existing bulldlngs and the
development of vacant land is to be encouraged. A
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comprehensive survey to identify buildings to be rehabilitated
and sites to be developed should be made. Incentives should
be employed to encourage property owners and developers to act
in accordance with the plan.

= Area classified as I are designated for environmental
improvement. In areas claggified as I1, the streetscape will
be improved by imposing controls over advertising, new
sidewalks, street furniture, plants, and trees. An I2 area is
one in which pedestrian circulation is to be improved by
gradually reducing vehicular movements and diverting autos

from the area in the long term. 12 areas are mostly
residential neighborhoods at some distance from Rajadamneon
Avenue and the main tourist attractions. In an area

designated as I3, development {and demclition) proposals must
be examined on their merits by the municipality, which will
evaluate such proposals based on the district plan. In an il
area, unsightly structures (e.g., ugly signs)} are to be
removed. . In the long term, visually inappropriate structures
of a more permanent nature such as buildings, electric cables,
and posts must also be removed. General improvement schemes
(e.g., the improvement of footpaths, open space, and street
lighting) should be carried out in I% areas. In 16 areas,
surveys of building conditions must be undertaken, to be
followed by rehabilitation, upgrading, or home improvement
schemes, as appropriate. In I7 areas new development is most
likeély to be accepted if it is consistent with development
control policies.

- The R areas are to be redeveloped by the municipality for
public purposes. These areas obstruct views of important
buildings and permit the opportunity for redevelopment for the
purpose of tourism,

The improvement plan alsc includes a district facilities plan, as
shown in Figure D-Y. Access roads, pedestrian ways, open space, and
parks are included.

Detailed Control District Plan
Fvaluation of Past Performance

Existing conservation activities in Thailand can be classified into
three major areas. The first category is activities relating to
ancient monuments, or religious places of great archaeological
significance. The well~known Department of Arts of the Ministry of
Education is responsible for these tasks but suffers from financial,
manpower, and technical constraints.

Second, the Town and Country Planning Act {1975) has empowered DTCP to
formulate general and specific plans for townsg and cities all over the
country. Currently, Chiang Mai has only & general plan. Specific
plans are formulated primarily for the purpose of implementing
development control in zones identified in the general plan. The
identification of conservation areas may be accompanied by a policy to
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prevent undesirable types of developments (e.g., factories or fuel
stores) in the area. Since specific plans have the force to limit
development rights, they are effective tools for implementing district
plans. -

Third, under the, Building Control Act {1979) and local "Bylaws,"
municipalitiés regulate the demolition and renovation of buildings.
Major considerations in this process include structural soundness and
fire. safety. Chiang Mai Munlcipality has recently introduced the
regulatlons to control building de31gn However, the regulations are
limited to roofing and very little emphasis is placed upon préserving
buildings of historic importance.

Thus, it is clear that the existing planning and control practices in
Thailand in general and in Chiang Mai in particular are not achieving
their objectives in terms of conservation of the built environment.
However, there is an urgent need to encourage only appropriate
development in conservation areas and to better integrate conservation
and tourism development p011c1es

Criterta for Formulatzng Control MHeasures

The exercise attempted to formulate the rost approprlate urban control
measures to promote specific development purposes in Chiang Mai, with
the measures. formulated intended to serve as an example for similar
aress. ‘Considéering thé special character of the oid section of Chiang
Mai, the plan  aims to conserve the historical environment of the area

by encouraging desirable development. Only under these conditions can
tourism play an important role in the economic and social development
‘of the old city. '

The aims'declared above will be achieved by méans of district
planning. - Regarding implementation feasibility, the plan will be
formulated to meet three criteria‘

- It must be 6951gned to pinimize the potential for arbitrary
manlpulatlon

- Its enforcement must be feasible taking into account local
adminigtrative c&pabllltles ‘

- The cost of its administration must be reasonable in the llght
of other dewmands on publlc funds.

Basie Policy.for the Control Plan

The basic p011c1es underlylng the detailed district contreol plan are
outllned below

- The areé_along Rajadamneon Avenue was selected for this. pilot
conservation project  for three reasons. First, it has long
been the main axis of the historic city, running across the
niddle of 0l1d Chiang Mai in an east- west direction. Second,

'many of Chlang Mai's most important ancient monuments are on
this avenue, - including Wat Phra Singh and Wat Chedi Luang.
Third, Ratchadamnieon Avenue has served the city as a site for
important 10ca1 festivals, ceremonies, and parades.



- (Conservation of ancient monuments is essential for Chiang Mai
to preserve its local culture and promotg tourism, It is
‘pelieved that religious monuments, such as temples and
pagodds, will be generally wall-preserved through the gensrous
gupport of the Thai people.

- However, many traditional- regidential units are dlsappearlng
from the old part of Chiang Mai due to the high cost .of
maintenance and changing llfestyles‘ Therefore, urgent
assistance for maintenance and renovation {inclugding the
control of demolition) is required to preserve the traditional
culture of the area. In this exercise, control systems for
the conservation of these historic and religious monuments

were proposed.
Detailed Control Plan
New Building Control

Zoning. Zoning, the most important development. control wmeasure, is
aimed at promoting the efficient use of Jand in an urban area. The
planning area wag zoned in a manner consistent with the Conservatlon
policies established for the old part of Chaing Mai (see Figure D-3)
and the city's general plan, More detailed control wmeasures,: such as
building PEStPlCtIOHS are llnked to the zoning c¢lassifications.

Building Cc Covermg_ARatro The survey of existing condltlons in the old
section of Chiang Mai found that the ‘average building coverage ratio
was 2U4%. The maximum ratio permitted -in this area by the local Bylaws
is 70%. In this exercise, a maximum ratio was set for each zone based
on the characteristics and development objectives of the zone (Figure

D-5). The maximum coverage ratio provided for each type of Zone was
as follows:

~ Commercial Zone I ....... Y (¢ 4

-~ Commercial Zone II ,.cieuivieeravenennes. 60%

~ Residential Zone .......cvoeiieniani.ia. 60%

- Environmental Conservation Zone ........ 40%

- Educational and Institutional Zone ...... 50%

~ Governmental and Public Facilities Zone.. 604

However, the municipality reserves the authority to formulate more’
specific provisions,

Building Height. The Bylaws provide for a maximum building height of
12 m, measured up to the ceiling of the top floor. Based on
development objectives and the existing townscape, a maximum. height
was set for each zone in this exercise. The proposed height limits
were as follows:

- Commercial Zone I ...eveveveverravnnaees 12

m
- Commercial Zone I1. . ....vvieniivinina,s.. B om
- Regidential Zone  ........:ieenibeien...  8m
- Environmental Conservation.Zone :........ Hm
- Educational and Institutional Zone ..... 12 m
~ CGovernmental and Public Facilities Zone.. 12 m

D-10
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Building Lines and Setbdcks. Building lines and setbacks are
regulated in the Chiang Mail Municipality Bylaws. PBffective controls
were instituted to preserve conservation areas and pedestrian space
(see Figures D-4 and D-6). Such controls will result in a widening of
existing pedestrian ways, thereby promoting more enjoyable walking and
sightseeing. The increase in pedestrians that should result is
expected to generate increased retail sales in the study area.

Building Design, Coler, and Style. In order to maintain the
traditional atmosphere of the area, the exercige adopted the building
design controls dincluded in the mynicipal Bylaws. Either the Larnna-
Thai style or the local northern style {with ga~lae on top of gablesg)

~is required.

Special controls were adopted for -the tourist areas along
Rhajadamnerne and Intarawarorot Roads, as shown in Figure D-6.
Buildings must be brown (light or dark), white, or gray. Roofs must
be yellow, orange, or brown. The design of the roof must be gable,
hip, or hip-gable, with a slope of 30 to 40 degrees. .

Controls for Existing Buildings

The control measures proposed for existing buildings include the
following: ' - S .

Restoration. All plans for building restoration must comply with the
conservation policy. All restoration work requires the approval of
municipality, with the approval to be based on a written. application
with drawings. o '

Alteration. The existing Bylaws already restrict building alterations
and should assure compliance with the conservation policy. All
alteration work requires the approval of the municipality, with the
approval to be based on a written application with drawings.

Demolition. ‘The Building Control Act regulates demolition for safety
reasons, However, in this exercise, demolition is controlled to
preserve buildings of historic or religious significance in the old
city of Chiang Mai. It is recommended that a comprehengive building
survey be conducted to identify such buildings, with the results of
the survey to be applied in the regulatory process. o

EXERCISE IT (.TOMTI_ENl PATTAYA)

First, existing conditions in the Jomtien Beach area were ahalyzed.
Next, development goals were set. Finally, a detalled district
control plan was formulated. Each of these tasks is:gummarized below.

Exigting Conditiong
The evaluatién of existing conditions includéd an analysis of general

geographic characteristics, urban growth, resort and tourism
development, and the infrastructure of Pattaya. :
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1) Ceneral Geographzc Characteristics

Jomtien Beach is a part of the city of Pattaya, located at a latitude
of 13 degrees noirth and a longitude of 101 degrees east, approximately
150 kilometers from Bangkok (see Figure D- 7). It is within the
administrative - boundary. of the Bang-la- mung District in Chon Buri

Province.

Pattaya, which is on the eastern coast of Thailand, covers
approximately 208.1 square kilometers. = The total beach length is:
approximately 15 kilometers. Jomtien Beach alone is about 6.8
kllometers iong and is in the southern part of the city.

2) Urban Growth

Pattaya first became recognlzed as a magor Thai seqsxde resort about
thirty years ago. In the last ten years, Pattaya has become well-
known as a seaside resort that meets international standards. Since
Pattya is located relatively close to Bangkok, it attracts many Thai
tourists who make day or weekend trips. With the pace of urban growth
quickening as tourism to the aresa increased, in 1978 the Government
established the city of Pattaya with a city manager system under the
control of a professional administrator.

Currently, the northern part of Pattaya and the area along Ao Pattaya
are fully developed. In particular, the .area along Ao Pattaya is
well-known for its heterogeneous urban atmosphere and night life. At
the sawe time, Jomtien Beach (south of Ao Pattaya) has gradually.
gained in popularity among the tourists -and visitors who prefer a
guieter and more relaxing atmosphere. Jomtien Beach is at present a
relatively low density area, but the development potential of the area
is extremely high. Indeed, land prices have increased rapidly and the
city has received a number of applications for projects on Jomtien
Beach, ' :

3) Resort and Tburtsm Development

Pattaya was formerly a small flshlng v1llage W1th a medlum populatlon
density. However, as previously mentlcned Pattaya has become an
lnternatlonally_recognlzed resort., As a consequence, rapid economic
growth has oceurred in the area, with large investments made in the
hotel sector and numerous other tourism- related businesses having .
developed,

Jomtien Beach differs quité substantially from the main tourist spots
in Pattaya in that it is much quieter and more peaceful - Therefore,
the hotel fac111tles in this area are much smaller,

4) Infrastructure

The tourism industry of Patteya has expanded in recent years,
resulting in the rapid development of hotels, restaurants, and
entertainment facilities; As a consequence, the city's infrastructure
is now insufficient to provide basic public utilities services such as
water supply, wastewater disposal, and telecommunications. These
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problems must be promptly addressed, particularly regarding the supply
of water during the peak of the tourist season and the dlqposal of’

wastewater from the big hotels.

5} General Plan

As shown in Figure D {. the Pattaya general plan calls for only’
limited development in the Had Na Jomtien area, with the goal of
establishing commercial and medium~-density residential areas in order
to maintain the area's excellent environment. “In addition, the
Pattaya Hill area has been designated a low~density residential area
with a public park on top of the hill.

Development Goals

Based on the analy51s of ex1st1ng condltlbns, the review of the
Pattaya general plan, and an assessment of tourism development
programs, it has been determlned that the development goals for
Jomtien Beach are for a resort area that maintains a quiet atmosphere
and natural seaside envlronment._ Therefore, only orderly development
should be permltted to keep densltles relatively 1ow and to control
traffic congestion.

Distfict_Detailed'Disfrict Control Plan

. The formulation of development control measures in the Jomtien' area

reflect the need to preserve the area's natural environment, while
periitting socme devéelopment. Other ohjectives considered included
personal security, publiec health, and the promotion of the tourism -
industry. The control measures are described below.

Zoning

Bearing in mind the land use policy éet forth in the Pattaya genersal
plan, land uses in the Jomtien district plan ares were further
subdivided into six zones, as listed below and shown in Figure D-8:

- high density commercial and residential areas;
- 1low density commercial and r651dentlal areas;
- medium density re31dent3al areds;
~ low density residential areas,
- governumental institution, public fac111ty, or Utlllty areas,
and
- open space for recreation and env1ronmental conservatlon

Building Couverage Ratio

In this exercise, maximum building coverage ratios were Sef for each
zone based .on the characteristics and development ob;ectlveb of  the .
zone. The maximum coverage ratio provided for. each type of zone was:
as follows: . . : _

~ high density commercial and residential areas: . .'60%

- low density commercial and residential .areas (I): 254
~ low density comwmercial and residential areas (II): 30%
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-  medium density re51dentia1"afea: o . 50%

-  low density residential area: - ' . 30%
- governmental institution, public facility,‘
or utility areas: : 25%
- open space for recreation and environmental _
conservation: - . ' 5%

Building Height

The city's Bylaws prov1de for a maximum height of 14 meters for all
buildings within 200 meters of’ the beath; no 1imit is set for
buildings in other locations. However, - addxtional puilding - height
limits were proposed in the exercise. to control. populatlon density and
promote the harmony of the townscape.

- high density commer01a1 and residentlal areag: . no limit
- low density commercial and residential areas (I): 7-9 meters -
- low density commercial and residential areas (XI): 12-14 meters

- medium density residential areas: . . " no limit
~ low density residential areas: : ' 12-14 meters
- governmental institution, publlc IaC111ty, .
or utility areas: .79 meters
- open space for recreatlon and env1ronmenta1 _ - '
conservation: | o - 3-6° meters

Of course, the current bu11d1ng helght 11m1ts in the Bylaws still
‘apply -to high density commercial and reSldentlal areas and to medium
density areas if the areas are within 200 meters of the beach.

Building Linés and Setbacks

In the exercise, setback requirements' were applied to reserve space
for pedestrians. For example, a setback requirement of four meters
was applled along Beach Road and three meters along the Pattaya 2.
Road. Along other roads the setback requirement was put at either two
meters or the requirenment establlshed in the c1ty s existing Bylaws,
whichever is greater.

Floor Height

Floor height controls are effective tools for promoting attractive
townscapes. In this exercise, '‘a floor height of 3.5 meters.was
proposed for the ground floor (first floor) and 3.0 meters for upper
floors in all buildings other than detached or semi- detached
residences. The restrictions in the existing Bylaws were recommended
for detached and semi-detached re51dences.

6} Building Color-

The objective of controllzng the color of bu1ld1ngs 1s to harmonlze' '
development with the natural env1ronment * The areas to: be subjected
to color regulations are thode which -are’ most 1mportant for
waintaining the attractive townscape of the. district plan area.
These areas are classified as special design control areas, as shown
in Figure D-9.. It is recommended that buildings in special de31gn
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control areas be made of natural materials from the local area.

7) Fencing

Fencing is an essential component of any townscape. The Bylaws of the
Building Control Act regulate -only  the maximum helght of a fence,
which is set at three meters measured from.the level of the road. In
this exercise, measures for regulatlng fen01ng were recomnended in the
special design control areas (see Figure D- 9} to help maintain
attractive townscapes. It was proposed that solid-wall fences should
hot be more than one meter above pavement level.  If a fence is to be
above this height, it must be a light structure. ‘

8) Signboards

The control of signboards is an 1mportant measure contrlbutlng to an
attractive townscape. Thepefore, provisions regulating ‘the size and
form of signboards are recommended for the Jomtien District Plan area.

The control measures proposed in the exercise were=the following:

~ A sign attached to the fascia of a roof or located on a
sloping roof may not extend more than 1,20 meters above the
upper edge of the fascia..

- A sign to be painted or installed upon the hanglng border of
any awning or canopy must have only one line of. letters. the
height of the letters not to exceed 0.20 meter.

- A projecting signboard attached to the wall of a building may
not exceed 3.50 meters in length and may not .project more
than 1.20 meters -into the public right-of-way. The lower
edge of the signboard must be no less than 2 40 meters above
the footpath level.:

- A hanging signboard attached ‘to the canopy of any bu11d1ng
pust not exceed 0.40 meter in width and 1. 80 meters in

length. The signboard may not extend beyond 3.00 meters into

the public right-of-way. " The lower edge of the signboard
must be no less than 2.4 meters above the footpath level.

- A detached signboard supported by a post on the ground may
not obstruct the public right- of -way. The lower edge of the
signboard must be no léss than 2.40 meters above the footpath
level. In addition, the upper edge of the 31gnboard may not
extend more . than 1.20 meters above the upper .edge of the
fascia of the roof of the bu11d1ng assoc1ated with the
gignboard.

~ Signboards must be safely Jnstalled 80 that they will not
endanger the public.

The 31gnboard controls are to’ 1mplemented in the spe01a1 design
control areas shown in Figure D9, - o

9) Vegetqtion
The - preservation of local vegetetion'is'an'imﬁerfahtxmeasﬁre for

protecting  the natural env1r0nment It is proposed that sugar palm
trees be preserved since they contribute greatly to the identity of



the Jomtien Beach area. If it becomes abéolutely necessary to cut
‘down any of the sugar palms, advance permission from the Pattaya
Municipality should be required.

In addition, if any Etree (whatever the species) with a diameter of
more than 0.15 meter is to be cut down, advance permission from the
Pattaya Municipality should be required. Also, a new tree of the same
species or a species recommended by the Pattaya Municipality should be
‘planted for each tree that is cut down.
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Chapter '3 Hap Projection and Applied Techuiyues for Maps

3.1

3.4

Tronsverss Hercator Projection

3.3i.1 Htistery and Features

4.1.2 FYoxmulas for tha Fllipsoldal Projection
conformal Happing

Metheds of Dotexmining Area

3.3.1 Gaperal

3.3.2 Metheds of Determining Avea.

3,3.3  Instruments

3.3.4 HMeasurement by Ualny the Digieixer.
Digital Maps

VOLUME III

SOCIOECONGMIC ANALYSIS

" PART 1

Objectiver of Socio-Economic Analysis
Analysis Procedures

Data Collection and Compilation
3.1 Population ’ .
3.1.} Data to be Collected
3.1.2 tCompilation Format
3.2 Economic Activity
3.2.1 Data to be Collected
3.2.2 Compllation Format

Analysls of Exlsting conditions .
4.1 Population
4.1.1 Population Growth Trend
4.1.2 Population Distribution Peunsity
4.1.3 Age-Sex Structure
4.1.4 TLabor Force
4.1.% Household Cheracteristices
4.1.6 QOthex Special Matters
4.2 Econonle Activity
3.2.1 Age-Sex Structure of Employed Populatinn
4.2.2 Employment by Sector
4.2.3 Enmployment Disftibqtion
4.2.4 Situation Of_Commetéial Activities
4.2.5 Situatlon of Industrial Activities
4.2.6 Special Ecomomic Activity
4.2.7 Housezhold Income
4.2.8 Economic Position and Role of the
Area in a Wider Area

Frojection of Future Cpnditions
5.1 Population
5.1.1 Tetal Population
5.1.2 Age-Sex Structure
5.1.3 Laber Force
%.1.4 Other Special hspecks
%.2 Economic Activiﬁy
5.2.1 Employment by Sector
5.2.2 Value Added by Sector
5.2.3 Special Fconemic Activivy

Setring up Sociceconomic Framework
6.1 Contents of Frawmework
6.2 Itemz o ha Considered

PART 1!
1 Intréduction
2 concept of Bystan

2-1 ‘Purpose of Byatem
3=2 Concept of Systen

3 Bysten Design
~3-1 Definition of System anction
3-2 Dote Items
3-3  Coda Pesign
3-8 Input/Output Formakt
35  Datails of Softuare
4 operation Hanual
4~1 ‘staxting ABASE IIX PLUS
4-2 Operation of Data Input.
4~3  Operatlon of Basic Tabulation
VOLUME IV LAND USE PLANNING
L I4nd Usa Planning and Its objectives
2 Flanning Procedures and Approaches
3 Hethodology
3.1 'P;éparatoxy Work
3./1.1" Preparation for Burvey
¥.1.2 Basie Survey
3.2  Analysis and Evaluation
3.2.1 Xiems to be Analyzed
3.2.2 Amalytical Hethods
. 2.2.3 TConclusions
3.3  Iand Démand Projections
. 3.3.1 Residential Land
3.3.2 Commercial RLand
3.3.3 Intustrial Land
3,3.4 Agricultural Land
3.3.5 Recreatlon and Open Spaéa‘
3.4 land Yse Planning:
3:i4.1 Setting Up of Goals and Objactives
3.4.3 Land Usa Policles
3.4.3  Layoukt -
3.4.4 Coordination with the Concarned hgencies
3.4.5 canpllathn of the Draft Land Uge Flan
4 Prazentation
4.1 Planning Boundary
4.2 Draft Land Usa Plan
4.‘..\ Land Use Plan
5 Revigion




VOLUME V. . TRANSPORT PLANNING

PART 1t I_HSF_QQ.QSILQH
1.3 Usa of Thin Hanual
C 4.2 Institutional Packgxound to thn rlanning for the

FART &1 BLIEBHMKMERBQ&Q&LIQJ’L&LWMH&I&

£.1 Introduction

6.2 Bimpiiried Appronches to Pennnd Anmdyaia
Trapsperh Systen in Yhal clties : {trand nnalylsis / road density approich /
((transport planning as statutory planaing / simpYification In 0-b data collectlon /
relovant authorities responsibla for planning of simpilitication in modelling}
urban- tkanspokrt systens in Thailand) . : '
1.3 Definition and Scope of Transport Plaunning 6.3 Estimation of 0-D Matrix Dased on Traffic Counts
.Concerned in This Hanuak ] (modelling. / solution methed / worked example)
; . . 6.1 Discrate Choice Ahalysis
BART 2t ZRANSPORT RIANNING PROCESD ’ (randon utility theoxry and discrete choelce models/
2.1 Transport Plumsng Procesy - Generanzad Frocedura : apﬂﬁ:&'}:ﬁseﬁi:ifizgoﬁt’-'ﬁgﬁm"3.3’1?2?3"}9 4
2.2 Coordlnation with Related Bactors t y

questionnaire design / sawple design}
PART 3t IMEMMMQM

3.1 pesign of riald Burvey

3.2 Transport Bystem Survey
{read inventory / publie: transpozt systen / bicycle
and pedastrian routes)

PART 71 mmm.u.__mmzmm ZIER _PLAM DESXGHING

7.1 Introduction
{element of a transport plan / transport
developaent' tranework / lnnd use constraints}

7.2 Rozad Hetwork besign
3.3 Traffic Studies - : 7.2.1 Urban Structure and Network Pattarns
3.3.1 Trafric Yolume and Conposition - : . {urban structure / local streek network
{time span for expressing traffic volume /

patterns}

Function ' of Rozds

{function of roads / design volupa and
capacity speclfication)

7.2,3 TRoad Density and Accessibility &

type of traffic count / counting techniques 7.2.2
'/ whan and hoW long shoild the tragfic :
i volume count be conducted)
3.3.2 Travel Time and Speed Survey

{purpose of travel tizme and speed survey / 7.3 Planning for Busas
neasuring method)

{role of bus transport / bus reoute planning /
3.4 O-p Surveys - - : related bus impruvement measures)

3.4.) 'Type of 0-p Surveys 7.4 Trapsport Terminals and Other Hode of Tramsport
{parson txip survey / vehicle 9-D survay / {alrport / bus snd truck terminals / docks and
copzodity flow sukvey) harbours / railvay system / pedestrian and

5.4.2 O-D Survey Deskign - ~ bicycle path)

(zoning / sanple design/ prepﬂration and 7.5 %raffic Hanajement Maasures
conduct of flald survey) . B
3.5  Other Related Information PART 81 'm;_mm.x&m

(trattic congestion / nccident statistics s

PASSANGAY OCCURANCY BUEVEY) 8.1 Eviluation Proceas in Transport Yll\nnihq
8.2

i ) Conprehensive Evaluatioh
FART 4t L:mmmm&xﬂm 8.2.1 Evaluation Criteria
8.2.,2 -Selectlon Method
Econonic Evaluatlon :
. 8.3.1 . Purpose c{! Econonic zvaluati;n

. . B.3.2 Calculation of Cost and Benefits

4.1.2 Tratfic Pata Analysis ' {estimatlion of the caplial tost / vehicle
{tratfic volume anad conpositinn of analysis/ -

cperating costs / valua of tine
voluze To capacity (v/c) rotio / traftic calculation of benefits / discount rate}
speed / functions of road section /

43 conpilation and Analysis of Basic DAta ' 0.3
4. .1 Cnﬂpilation of Transpoﬂ: systen Data

. suzmarizing everall trafflc preblens)- p,\p_-p: 91 HOTE ON_PLAM REVISION
4.1.,3 Analysis of Travel Behavioux and Existing

O-D Pattern

APPENDICES
- {mcdal aplit / trip xate / O-D pattern) .
4.2 Identiticauon of Bxistinq Problems and Constraints REFERENCES
{area-wide transport problens / probl(-ms by ::auhas/ : .
land use constralnts) -
4.3 Permulating Planning Etrategy
{Goale &nd Dbjectivas) .
I _ VOLUME VI URBAN FACILITIES PLANNING
7 MMM&M . :
5.3 Introduotion . .
" (modslling approuch o ttansport demand analysis / . Part I : Procedure and Guideline
resouria requirensnt / which cities ragquire .
modellin n [/ alt i oach )
5.2 Eﬁ,u.&h‘gépgﬁ‘;i;ﬂﬁ ernative approaches) . Chapter 1 Planning Procedures
5.2,1 Constructison ofim-escnt. o-D Hat:ixi ‘1 : _ 1.3 Urban Utility Planning Procedure
é&)[;p::tgfxt;agfnc‘g:’r?ﬁe:;d/t;’l';esnoit:. ::a(siic 1.2 rFark and Recreation Area Plapnning Frocaedure
"movensnt ./ thé sinmation of data Gollected 1.1 Ccoordination with Related Sectors
through intexview survey and cordon line : 5
survey / ococupancy rates / expansion factorsf | . 1.4 Flanning Approaches
construction of 0-D natrices)
5.2.2 HNgtwork Representation . . . .
. {traffic zone and zone centrofd / )Jnk and Chapter 2 Urban Utilities .
node datsf Q/V curves) . ’ 2.1 brainsge/Sewerage/rlesd Control
5,2.3 . Socio-Econonle Framework . 1
{sinple allecatica nethod of popuution and 2.2 Water Supply
ﬁnploi‘ﬁent’ 2.3 Electricity
5.3 Trlp Ganetat on . . -
5.3.1 Trip Rate Hathod 2.4 Telecommunlcatiens
: {land use’ ratioc method / person trip ratio 2.% Solid Waste
. method)
5.3.2  Regression Analysls Mathed 2.6 slaughterhouse
(theoryiand r;dodgii.ing process / exauple 2.7 Firefighting
regrassioh models . :
5.4 Trip piatribation. .. ] 2,8 Other Facilities

5.4.1. Growth Factor Method
{uniform factor method / average :actot

method / Detreit / Fratar, ucerhod) ' Chapter 3 Park and Recreation Areas

5.4.2 “Gravity ’fo'ji’l ; 3.1 Role of Parks and Recreation Arvcas
‘5.5 - Hodal Split Analysis- R : : .

' (£actors aftecting radal split / modal split 1.2 Slze of Parke aund Recreatien Areas

approfiches - diversion curvd / discret choice 3.3 Location

modalling) : g :
5.6 7Traffic Aasignment 3.4 Clagssification

5.6,1 Shorteast Path Algorithn 3.5 Facilities

5.6.2 All or Wothing Assignmant - f

5.6.1 Capaclty Constrained Assignment 3.6 Planning




VOLUME VT URBAN FACILITIES PLANNING

VOLUME VIT

DATA BASE MANAGEMENT 'SYSTEM

Chapter 4 Soclal Service Facilities and Others: 1. Fntroduction
4.1 cClassificatloen of Soeial Service Facilities T . : ’
4.2 Data Collectien - : i 2.  Purgose of DIMS in €ity Plamning
4.3 Fducatlional Facllitias : B 5 S
4.4 Publi€ Mealth/Medical Faciilties 3. concept of DMS in Cliy Rlanning
4.5 cultural Facilities e e
. 4. System Design {Software)’
4.6 Religiona Focillties 4-1 Organizaticn of Seftwaie System
4:7 Harkets 4-2 Definitlon of Systes Function
4.8 Truck Terminal 4-3 Input/Output Dsta Ttems
4.9 Othaxr Facllities 4-4 Codg Deaign
- ' 4-5 File Design’
Part II : Technical Reference 4~-§ pata Base Hanngemnnt Package
: 4-7 Progrum Spacificntion
Chapter 1 Drainage/Severage . -
1.1 General 5. Computer Systen Davalopuent {Hafdvgfa)
1.2 Deslgn Procedure 5-1 Outline of Computer Systéem Development
5.2, Hardware of 'Inceptive Stage -
Chapter 2 Water SUpply 5-3 Hardware of Jnnovativée Stage
2.1 Predution and Transmission Systen -4 Propoaai fér:?ull Scale.Daveiopmént
2.2 Drinking Water Quality - SETEEE -t
: : 6. Gperation of Ccmpu€a£ Syéﬁin
chapter 3 Electricity . : DR . .. .
" 3.1 Electric Power §ystem 7. hppendix
3.2 Dexand Forecast
Chapter 4 Telecommunications . o L
VOLUME VIII = LAND READJUSTHMENT
chapter 5 Solid Haste . . i N .
3.1 Classificntion of Solid Wastes i Iﬁpleﬁenting Procedure of Land Readjustment 1in Japan
5.2 :Amount and_quality of Waste. ) o 7 . . L :
5.3 ﬂgthod'OI:TranSfer 2 Preparation of Developzent Plan
§.4 Hethod of Final Disposal L . PRI
$.5 Sanitary Landfiil 3 Preparation of . Actiﬁn Plan
$.6 Incineration ' 3-1 " Study Procedure:
5.7 Composting 32 stuay Tkems and Contents,
5.8 Glossary (1) Boundary of ¥rojact Area
) {2) Existing cOnditlnn .
chapter 6 slaughterhouse {3) Land Readjustqenb;Dasign_
6.1 Guidellnes of Locatlon 1} Detalled Zand Use Plan
. 6.2 Opera.tin_n_ ’ 2} l.ayauh/Dasign
. 3) - Gonstructisn Hork
Chapter 7 Fitefighting . - 4) Cost Estimatioen
7.1 Locatfon of Fire Station {4y Financial Plan.
7.2 City Planning Measures for Firg P;eventi?n i) Revenue hy Dlspnsltlon of Reserva Land
. : ) ’ 2} Contribution Ratio/Area
Chapter 8 Parks and Recreatlon Areas 3 Einancial ?1an :
£.1 Example of Standard and Classificatien ‘ : ' : R
B.2 Offices/Authoritios Concernsd APPENDIX : fORHAT FOR PREPARATIOH OF ACTION PLAN
8.3 Check Points for Planning Do S gah :
. 8.4 S5lze of Sports Facllities 4 Land Svaluation
3.5 Example of Parks ) 4~1 Concept of Land Evaluation
&.6 Standexds Prepared by speciric Plann;ng #-2. tand Evaluation Tor Land Readjustment Projects
plvision 1) Purpose |
{2} cConditfons - - :
Chapter ¢ Authorities and Relategd Laus/Regulations af . {3} Hetheds of Land Evaluation -
Urban Facilities 4=3 Hecessary Data for Land Evaluation
(1) Surveys oh.land Evaluation .
(2} Preparstich of Data for, Valuatiou , )
(3} - Formation of Standard for tLard Evaluation
A=3 calculntion -of street Valua'fT
(1} Streat Value and street Value ‘ndex
{2} Hethed o! Setting Up’ Street Valua
{3}, Calculation of Streat value
ﬁ-é_ tog Evaluation
4-5 Evaluation of Blnck
{1} - Purposea : tr -
(2} . Method -of ‘Black EValuation
{3) "Output of Bloek Evaluation
4-7

:Rolas of Evaluator




VOLUME VIII = LAND READJUSTMENT

APPENDEX~1

EXAMPLE OF STARDARDS FOR LAND VALUATION
APPENDIX~2 ' EXAMPLE OF GDIDELINES FOR CALCULATING STREET VALUE
- APPENDIX<3 EXAHPLE OF GHIDLLIHES FOR CALCULAFING LOT LARD

VALUE

& '_Replptting Deslgn
_5—; Purposes
5-2 Method of Replotting Design
(1) .Lbcatiop af heplot
{2} Avea of Replot
8. Fvaluatlion Replotting caleculetion Method
b. Areal Replotting Design Hethod
. €. Coembined Repletting Calculation Matnod
5-3 standard for Replotting Design
5-4 Flrst Linas of Replotting Dasign
5-5 Replotting Design :
{1) Basic pata tor Replotting Design
. (2} rutting Lotz into Block

APPENDIX-1  EKAMFLE OF STANDARD FOR REPLOTTING DESIGH
J\.PPEN.DIX—Q EXM-!PLE 6? GUIDELINE FOR REPLOTTINC DESIGHN
VOLUME IX  DISTRICT PLANNING
INTROBUCTION -

1 DISTRICT PLANNENG sys:m'; IN JAPAN -

1 Estahlishnant af District Planning Systen
1.1 Background of the District Planning Systen
1.2 Requirenenta for tha Dlstrict Plen
2 outline of the DiShrict Planning Systen
2.1 Rele of District Plan
2.2 objective Area fox District Plan
3 Control Measurss Applied in Dlecrict Plauning Area
3.1 HNotificatioh and Advice
3.2 bistrict Plannihg ond Development Permit
3.3 " Transfer .of the Control Measures of District.
:Plan to.be a Bullding code
3.4 Dovelopment of District Fncilities
# Planning Method
4.1 Base of: the Formuiation of District Plan
4.2 Planning Pracgdure fox Formulation of
District Plan
4.3 Plannihg organlzntion-
5 Pazticipation of the Residents
5.1 Significance af Participation
5.2 Provision for the Participatinn of the
Residents
5.3 Form of Participation f the Residents

1 APPLICATION OF D_ISTRICT.PLAH IF THAILAND

1 General View
1,1 Background
"1.2 Present Situation of cantrnl Systen for
Urban Dev21npment :

- Application of the Dlstrict Plan
. 2.1 objective at pistrict Plan
2.2 Application of the Distrlct Plan in Thalland
- 2.3 Propused Planning Prncedura
1)  Staga 1 3 Pzepuration

2) Stags 2 1 Study of Existinq Conditiona

.Sj staée 3 1. Setting of the oal of  Devolopnent
4) Stage 4 : Formulation of pistrict Plan

5) gtage 3 : Implementation Progran

3 Conaiderable Constraines Pactor for Distvict
© Plannihg
-3.1  Advantages and Dlsﬂdvantases for Landowmers
and Tenants .
3.2 Interest by the Residents
3.3 Congensus for Development Objectives
2.4 Others

IIT FUTURE FROSPECTS OF DISTRICT PLANHING IN THAILAND

2 Institutfonal
1.1 Fromotlon of the District Plan
1.2 cCenaralization of the District Planning Mathea
‘1.3 Establishment of a Standard for Implementation
l.4 Cooperatlon with other Comcermed Authorities
1.5 Advance to the Lecalizetion
1.6 Securing the Consensus
2 Promotional Measures
2.1 Taxation
2.2 Financlal .
2.3 Social Benefirs
2.4 lLegal Benefits
3 Implemﬂntation of the District Plan
3.1 ‘The Measures £o be Inplemented by the Cutrent
yrhan cqntrol Systen
1.2 The Heasures to be Implemented by the Specific Plan

4 Recommnndations

ANNEXES 1. Class{fication'of Land Use Plan in DICP
2. Research Survey. Sheet
3, Existing Urban Control Measures (Bylavs)
'&. Procedure of Permisston
%. Basie Knowledge of Diastrict Planning in Japan
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APPENDIX F

SUMMARY. OF THE SEMINARS

_Ae an essentlal part of the study, a serxes of seminars were held at
critlcal points during 'the. .study period {i.e., at the end of each
stage of the: study) The” purposes and targeted part1c1pants were
specif‘lcaliy def‘ined for each seminar.

'Groups Targeted for Téchnology Transfer

Durlng the course of thlS proaect the JICA Study Team . shared its
plannlng expertlse with. the. DTCP Counterpart Team. However, it was
con51dered important. to spread knowledge of - the technigques developed
to planners ‘throughout DTCP and more generally to planners in other
agencxes at allilevels of government. The seminars. proved very
effective 'in ach1ev1ng this objective of dlssemlnatlng knowledge of
advanced plannlng technxques.- : :

Subgects Conbldered
The seminars had the follow1ng spec1f1c obgectlves

- fdlseemlnatlon of 1nformat10n on Lechnlques developed durlng
“this study; ﬁ

=  ré&finement of the manuals wlth the aid of the feedback

" peceived during the seminars; and

- stimulation’ of discussion and interest to ald in DTCP s goal
of implementing technlcal 1mprovements {e.g:, & database.
management system)

"In. the : first semlnar ‘the DTCP study team members (along w1th JICA
._members) shared with their- ‘division. colleagues the insights they
galned durlng the preparation of the plannlpg_‘manuals and
ulmplementatlon of - the case studies. In'the'second seminar, the
'ﬁmanuals were prebented to representatlves of DTCP's divisions in order
“to: further: famlliarlze ﬁepartment staff with the manuals to gain
téedback from them to aid in the revision and reflnement of the
'manualso.j In addltlon, it stlmulated dlscu3510n of DICP's plans ‘to
~1mp1ement advanced. plannlng techniques. In the third seminar, policy
issues such 85 DTCP 5 new approach for integrated city plannlng and
development were discussed with several prominent Thai city planners,
both' government planners froi “outside DTCP and planning experts from
~ the academic community. Excerpts from the draft final report of this

fstudy and ‘the manua1s were presented.

The seminars are summarlzed in Table E-~1, w1th 1nf0rmat10n prov1ded on
the seminar schedule, lecturers, ocbjectives, subjects, and mateplals



Table F-1

SUMMARY OF THE SEMINAR

First Seminar

‘Hecond Seminar

Third Seminar

Daﬁe

Feb. 15 7 29, 1988 {10 days) Aug, % *.5, 1988 {3 days) Nov. 23 ~ 25, 1988 (3 days}
Particlpsnt Sectoral sesaion to eachi - ditto = !J’ICP. :
divialon concarned Other central gonrment
. . . “loasl goverssent
Ueneral pesslon to the ogsdeale fostitutes
representative of all divlsfon . . ' .
Lecturer DTCP counterpart and - ditte ~ DYCP Directors ‘ahd Head ol
JIGA 5TUDY TEAM Horking Graup -
Representative of Other
_'C_entnl and Local GCovernsent
Professor of : Yhai/Japanese
Unjversities
Beclqral Session '

gbjectliven

{1) Introduce nawly proposed:
eethods and techalques to
related divisions and to
dlscuss thelr appraarlatenen

{2) Hake plonning senuals known
to edch diviaten, which are
betng prepared by JICA Study
Teau and DICP counterparta,
and fanilierize the procedurs
of csae atudies

To discuss the kay areas that are
significaat for the overall
igprovessnt in the planning

- procesa of DICP

{1} Standardization of city
. planning
(2} Cosputer applicatica in
planning
{3) Hex Fmplementation
Techelques In city
planning

{1] To present. the draft A
sanvals for city planning,’
 which vers consolidsted
through the case studies,
to the representatives
‘of all thi divislons

(2) To sctivate further
discussion on the = .
realization of Data Base
Manegexcnt System, and
tend Readjiutoenk, which-
ary proposed 1o conatitule |
ealn focuses of the forth-
coning inprnnunl. thm:t
af DTCP

it

{1) To dha“lnate the :
“techalqies and knouledges
developed i the study,:

.and get leedback to the
‘propoazd miauale,
{2} To mtialn understandings
and cocoperations amongst
Tagencies concerned on .
brce's faproveredt thrun.
including trafning secvices,
inplesentation of Land

Resdjustaént and =0:0n. !

To estatlish the Inttiatives:

of DTCP to lesd and ¢oordinate

Thal City Planning and

Developrents

—

Schadile zpd
Subjects

Fab. 13 Gpening
Specia) lecture
{Sectorisl Sesalon)
15 Happlng )
18 3ocio Econonic -
Data Bxsg - .
17 Land Uzs Planning
18 Tranzport Planning
19 Yrdan Pacility
231 Land Readjusteent
24 Dlatrict Plannlng
(Gen:ral Session).
25 Mew Technlques of
* Ieplesentetion in
City Planning
28 Cesputar Application
79 Standardizetion of
¢lty Planning

Aug. 1 Opening
{General Sesslon)

» Integrated City lemim;

and Jectorial Outline

« Data Bara Hanegement:

« Land Rerdjustment
{dectorial Seasion)
Avg. .2 Happing

; Soclo-zcenualc :

Aug. 3 Land Yae Transport
Aug. 4 Urban Facillity

- Disteict Plarning - -
{¥arkahap}
Ayg. ‘T DEN3 {Systen Hanagensnt}

Auge 3 (3ycten Dasign)

Aug.- 4 (Evaluatica} :

AUg. 2 Lond Resdfustsent {Actlon Plan)
Aug. 3 * = . {Replotting)
A_u[. i " -

[Ponaible Application)

il’u!el Dlacusslon} .

Aug. .5 City Planning Hu\uel
Datx Bame Hanagement
Land Baadjustaent
(Necezanry Inplezsnting
-Arcangenent)

-Kav, 23 ODen\n; dress

New: approach In clty plenning

HESDA'a veaponding reasrks

Special lecture on "Genersl

Yiew on Cltr Plunmng Szatesn

Japaa”

Outijne of Prep-oscd Te:hnlcll

isprovepent

1 Clty plmnins techniques and
manuals ‘%

2 Dats Base Ha.:aaguant Snlen

3 Ioplemtatation Techniques

.

Fov, 24 . Technical reporta =

divided into 3 groups

Cutrent topies’ on .

Thai City Planning

- Urhsn Planning and
Houszing - policy

- The role of priute

. megtor - -

= Tranapert pllnnln‘

- in _;‘_hnl cantext .

.

Hov. 25 {Pansl Discusslon): .
Towsrd luteznted clty phnnin;
- Remute

. Thai Ur'ban Deulopnenl
Adajnistration
. Propazed Plannlng System
. Inplegentation of urban
davelopeent -
- = Xeynola .
« halan Cantext of.
- Lasd Readjustaent
. Froapect of Lend
Readfustment in
Thailand

Sealnar Haterinis

Propazed technlenl juprovement

plen and draft planning sanuals

'iec'hnlcni ﬁepurt: ol
Cars Study (I}, {11)

Excerpt [rom Dealt Finnl Report
of the SLuu’y and Mznuala
Speclsl paper prepared by the
guzst apenkérs

F-2
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