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Chapter 1

IMPLEMENTATION PROCEDURES FOR L/R IN JAPAN

All implementing pfocedure of L/R are dominated by the law of L/R which
reflects the soclo-economic and political peculiarity of Japan. :

The basic features of L/R law in Japan, which regulate thé technical and
legal procedure of 1mplementation of L/R projects, are enumerated below.

1. - The law defines that L/R projects are of a public character by
saying that.the purpose is to promote public welfare through
fmproving the living environment in the urban area.

2.  The Japanese constltution prescribes that the public interest

takes precedence over privatée rights. Accordingly L/R

projects of public interest as defined above are éndowed with

legal enforcement over all landowners and others c¢oncerned as

far as the disadvantages, if any, on the landowners caused by

the implementation of project remain within socially

acceptable standards. It also justifies government financial
assistanca to the project. :

3. In line with the publié defini61on or recogn1t10n of L/R, the
law providés 'a legal basis' for both. organization of
implementation and implementatlon of the project. (It is not
necessary to rely on other laws)

4. The strict regulations on both the organization (establishment
and management) and implementation (financial, technical rules
and others). are set forth dictating due administrative
procedures thlough which the approval eof- government and
individual participants arve. sought, in order to secure the
public interest, which is the main purpese of the project and
also to defend individual rights and ‘interests or maintain
equality among the individual participants.

The prevailing perspective on Land Readjustment inm Japan is illustrated
in Fig. , centering on administrative procedure being followed by
plan and design process (Technical Procedures). The main characteristics
of Japanese L/R admlnistrat1ve procedure can be divided into 2 steps as
follows: :

1. Preject and implementing organizations (in the case of an
assoclation) are to be legitimated, if and when “action plan
and implementation ordinance” are approved by the government.
These only state basic features of the project and do not
include replotting in detail.

2. Replotting, which is the chief concern of individual
landowners, is to be approved or agreed by government or
assoclation In the course of implementatlon of the ptoject.

In responsa to the administrative procedure for 1mp1ementat10n of teh
project, a development plan, an action plan, replotting design and a
replotting plan must be prepared.
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Chapter 2

Preparation of Development Plan

The technical report for the  Laem Chabang specific plan which has
already been formulated shall be reorganized into a development plan
report with the contents as follows:

. . Project Area

Existing Condition

.. Goals/Objectives
.Concept Plan

Land Use Plan
Infrastrueture Plan
Community Facility Plan

-
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_ Chapter 3
Proparation of Action Plan






Chapter 3
Preparatxon of Actxon Plan

The - action plan firmly establishes the basic pollcy for the 1mprovement
of the ploject area, and for the implemcntatlon of the project.

The . itéms which have been decided in the development plan are designed,
calculated and laid out in concrete terms in ;the action plan

3.1 Stud[;Prdggdure

Total study pfocedure is shown in Fxgure caan

First, the boundary of the project area 1s dalineated and followed by
the. an explanation of existing condition of the area and land
readjustment design which is ro be used as the basis for replotting.

Sec@ﬁd, based on the ‘L/R. design a f1nanc1a1 plan and program is
éstablished focusing on the caleculation of contribution ratio and
resérve land which are o serve as the majoer funding sources for the
project : -

’The key con31derat10n 1n prepaang the action plan is to attain a
reasonable‘“Contr1but10n Ratio

The ratlo should be at a level acceptable (the lower, the Better) to
land owners ‘who are to contribute land and at the same time sufficient
(the higher, thé better) to shoulder the project contributed by land
‘OWners. b .

}.3.2: Study Items and Contents

. 3.2.1 Bound ry _of Proiect Area

Project aréa of land readjhstment shall be selectéd within the
development planning area, taking into consideration such factors as
follows" ; 5 :

L. Appropriate size of project area in correspondence with .
~+ implementing capability.

2, Econemic, social and ‘physical’ unity. .

3.©  Schedule of prOJects relatad to the area.

Boundary of project Area 1s to be dellneated along physical structures
like roads, railway creeks etc., whose location is fixed throughout the
implementation of the project. In the absence of such structures, the
project area is to be bounded by a continuous line consisting of the
boundaries of individual entitled tands which are to enjoy the benefit
of the project

(See Format Fig. 1)
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3 2. 2 EXiSting Conditions I

An accurate picture of the existing cond1tions should be described for
formulating the action plan as well as the veplotting design, the
building removal plan, and others,

Existing conditions should be depicted on a topogtaphtcal map at a scale
of 1 to 500 including such items as follows:

1. "Publie facilities such ag  roads, parks  and
waterworks, S L . i .
2. Building and other structures, as well "~ as: oéther

land use conditions,
3. Undulations within the area.
4, Shrines, temples, scenic and historic spots etc.
5 Boundary marks. :

{See Format Fig. 2)

31.2.3 Land Readjustment Design

Detailed physical development plan which is to be implemented by means
of land readjustment shall be formulated as follows:

Detailed Land Use Plan

Land Use Plan formulated previously in a development plan shall be
prepared {n detailed for the project area,

This is to be conducted in conjunction with layout/design of the area.
{See Format Fig. 3)

Layout/Design

Site plan for the area consists of layout of the hierachical network
of roads ranging from artertal and feeder roads to access roads to
each lot, other public facilities and block design for each land use.

Design policies have to be formulated for the site plan as follows:

1. Basic Policy for laying Out Road Network

Road network In the projeet area has to be planned to attain
systematic and smooth traffic flow and safety. :

2. Basic Policy for Block Design

*Block® which is enclosed by the roads should be well desigued
so that lots being -located In the block can be efficiently
used in accordance with the land use plan and the block can
accommodate the existing lots without any large differences in
location of lots before and after the execution of the
project, through techniques of replotting.



Standard size and scale of block should be determined supposing the size
- and sc¢ale of lots to be replotted in the block and optimum size and

scale of lots for utilization of land:-in accOrdance with planned land
use in the. block. : : : :

(See Format Fig. 4)
Coﬁstruction Works

Infrastructure aud utility service facilities are planned and designed
in accordance with the site plan formulated above. All ‘necessary public
works are listed :

In addition to the public works, plan and design  for the implementatlon
of L/R project such as land filling of the blocks, removal of buildings
and other structures like electric poles, waterworks and so on should be
prepared.

(See Format Fig. 5 and 6 and Tab. 2)

Cost Estimation

Cost of the proJect is estlwated includ1ng cost of constructlon works
which are implemented in the project, share defrayment of water
works/sewerage, compensation for loss and damages, interest on loans,
cost for study and des1gn cffice cost and others.

{See Format Tab 3)

3.2.4 .Financial-Plan

1) Revenue by Dispdsition of Reserved Land

Land Value

Incréease Ratio in total land value shall be estimated t¢ indicate
economic.benefit of the project. Unit land prices before and after the
project are estimated and- multlplled by the area of the site before and
after the project, respectively, to gain total land value.

(See Format Tab. 4)

Reserved land

The area of reéserved land. should not exceed the ﬁaximum allowable area
for veserved land; the total land value is equivalent to total land
value increasé'by the project. : o '

Necessary area of resefved land, which is to be sold for finanéing the
cost of the project is set within the maximum allowable area.

.(See Format Tab )

Government refunding which is equivalent to. the total construction cost
for . infrastructures and facilities which the .government entrusted the



implementing agency (e.g. L/R association) to censtruct.
{S¢e Format Tab. §)
Contribution Ratio/Area

Lands in the project area are contributed to create sites for publie
facilities and reserve land,

Gontribution area for public facilities is equal to the increased area
~of public facility before and after the project. {= area of public
facilities after the project - area of those before the project)

Total contributien area 1s'equ31 to the summlng up of the increased area
of public facilities and reserved land calculated above.

The contribution ratio can be estiﬁated by dividing the total
contribution area by the site area before the project.

(Sce Format Tab. 7)
Financial Plan

Financial Plan is formulated by tabulating cash flow of revenue and
éxpenditure by fiscal year. :

{See Format Tab. 8)

3-5






Fig. 1
Fig. 2
Fig. 3
Tab 1
Fig. 4
Fig. 5
Tab 2
Fig.
Tab 3
Tab 4
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APPENDIX 1.

FORMAT FOR-PRE?ARATION OF ACTION PLAN

Map of Boundary of Project Area

Specify the project = area with the boundary delineated on a
map at a scale of 1 to 1000.

Maps of Existing Conditions
Draw the existing condition maps at a scale af 1 to 500
bDetailed Land Use Plan

Indicate the 1and use of each block enclosed by the road on a
map al a scale of 1 to 1000.

(It is canvenient to use the design map prepared at the next
step as the base map for the land use plan)

Land Yse before and after the Project Pesign Map

The aréas of land use are measured and tabulated as in Table 1.
Design Map
Design the site for public facilities - roads, parks, schools,
administrative and other institutional facilities on a map at
a scale of 1 to 1000.
Public Facility Plan
Desigh pﬁblic facilities such as reads, parks, drainage
facilities, waterwvorks and others on maps at appropriate
scales.
List of Public Works
Public works are listed in the Table 2.
Map showing'plans of buildings removed and gas, telephone
poles, water supply and sewerage disposal facilities
relocated.

List of Expenditure

Costs of all the construction works are estimated and
tabulated in Table 3.

Land Value

Increase ratio Iin total land value can be estimated through
completing Table 4,

Al=-1



Tab 5 Reserved Land

Necessary areas . for‘frésErvédi\lénd are set within maximunm
allowable area in Table 5. :

Tab 6 ﬁevenue
All the revenues are'liétéd in Table 6.

Tab 7 Contribution Aréa/Ratio

Contribution area/ratio can be calculated through completing
Table 7. o . A . :
Tab 8 Cash Flow

Cash fléw is tabulated in Table 8.

Alw2



“Table 1 “LAND USE BEFORE AND AFTER THE PROJEGT

, Before_the2 Ratio ~After the ~ Ratio
Project (u°) (%) Project (u?) (%)
- Avea Road :
Public Parks
Fac_ilities | : R o R
Klong
“Others
Total
Area ; Residence _ _ ‘ _ |
of Sites : S : — _ .
Commerce ' : '
Indostry :
i ___{- o 1
Agriculture _
] . — —
Others ' '
Total of . B i
Private Sites
Governmental o
Sites :
Total
Gap bétgeen
Registered Area
and Surveyed Area
— e
Reserved Land
_— : U S E— 1
Grand Total’

Al+3




Table ‘2

‘PUBLIC WORKS

Width

_ Length |  Area
{m} (m) (n?)
Road ‘Artery
3
Peeder 1
. 2
| 3

.Klong/Canhl~

parks and Green
Areas

Others

Total

#___Af,v;yg_;ﬂ

A1=4



Table 3 - EXPENDITURE

. ——a— : .

Tteas Unit ;Quantﬁty Am;unt. Rémarks

Coﬁstrugtion Cost

— — s —

Roads LuArtéry

Feeder
VS [SAS—— - -

Total.

‘klong/Caﬁal:

[_P; -

arks and Green Areas

Others

— — - —_—t— ]

" Cost for Removal
s €r ,

| suirgings 1 T
[ 1 o —
Others {electric poles :
waterworks and so on)

Cost for Land Filling

Other Construction Cost
|

Cost fér Study and Design

Share Pafrayment of
Haterworks/Sewerage

H .
Compensation for loss
and damages

Interest on Loans _ ' B

Office Cost

Tatal .
. |
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- Table 4

LAND VALUE

ﬁréa.of.sites before the project me\
Adjusted arég of sites before me
the project | '
Unit.land'pfice before the project B/ m
Total land talﬁe before thg pr&ject ]
Area of sités_after thé project w?
{including reserved land) _
Estimated unit 1&nd price ﬁfrn2
after the project
_Tétal land value after -the project B
Increase ratio in total land value %

Al+d




~Table 5. .RESERVED. LAND

Total land valué of the sites

beféfé'thé project - B
Total land value of the sites : O
. aftér the project :

Total increase in land value '
betweén before and after : _ #
the pro,yeot _

Estimatcd_SElling uwnit price
of land after the project _ _ _ _J
‘Maximum allowable area for o S
rescrved land

- Necessary ‘avea for reserved land , ' m

Percentagé of necessary area
to maximum allowable land
for reserved land
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“Table ‘6 - REVENUE® - -

L N .'Amduntl- R;tio' R
:Resource of Reévenues {1,000 ﬁ} b .(z) .R?margs i

Bisposition of
Reserved Land

:Otﬁers‘

Total

Aiea




Table 7

" PRELTMINARY GALCULATION OF CONTRIBUTION RATIO

I?EMS

and reserved land

Accumulated reglstered area of ,mé
the 31tes before the prOJect T
The area adJusted with gaps betheen m? _
regzstered and Surveyed area o
— SN
The area of sntes g , . >
after the proaect _ Incluﬂlng resgrved lagd m
Excluding reserved Iand_. " e
_Qontrlbutéd area For public fécilitiés WE
e x
For public facilities me
. and reserved’ land
TSN — e ]
Contribution ratio For public facilities w
For public fac111t1es ' %
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. Table 8 .-

CASH FLOW .

Fiscai Year

Ttens

Total

'Expenditure

. Construetion
.+ Compensation
. Interest
N Othet‘s
Total

Revenue

. Disposition
of Resérve Land
. Government
Refunding
. Subsidy and
Grant
+ Others
Total

Balance

Borrowing
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Chapter 4

LAND EVALUATION

4.1 Concept of land evaluation

4.1.1 'Lahd‘Evaluatibn

Land evaluatlon is a value judgment on how 1and is economically
utilized, It is expressed im calculated value which is an aggregate ‘of
values iIndicated in numerical value table for tax collection or land
evaluation standard for land readjustment pxo;ect.- : :

4.1.2 Pattern of Land Evaluation

Methods of land evaluation have been eétablished in the form of
standards - and guidelines.  They wvavy depending on the purpose of
evaluation but can be roughly classified as follows e

Standards for real estate appraisal
Ceen standard for evaluation being used by real estate appraiser

Standards fox evaluatlon for real propexty tax
----- ' gtandard for evaluation béing used for the basis of ‘real
property taxatlon :

Standards and guidelines for compensation for losses incurred by
land acquisition by povernment

----- standard for evaluation being used for land acquiSLCion fin
government projects.

. Standard for calculation of land utilizatien increase-ratio _
----- In addition to official standards established by the state
there are standards established by the implementing agency of each
land readjustment project



4.2 Land. evaluation for land readjustment projects

Land evaluation for land readjustment projects is not necessary for land
purchasing but for smeasuring how much the land value will change after
the development, that is the degree of site utilization increase.

A very extensive amount of land and rights such as leasehold must be
consistently and equitably evaluated in keeping the balance with one lot
to another in a relatively short period of time,

4.2.1 Purpose

Necessitykénd purposes of land evaluation are defined in Ehe'éoursefof
implementation of land readjustment project as follows :-

Calculatlon of re-plot area

As stipulated in the land readjustment 1aw, re- plot should correspond to
the original lot in terms of location, area, soil condition, water
utilization, land use and environment of lot. '

The more the area of land for‘pubiic Eacilitiesiincréaéeé through the
land readjustment project, the more the area of private land decreases.

The question of how to rationaiiy share the decreased land among the
existing lots before the development should be answered by calculating
the re-plotting area.

It is generallj' said that lots are re-plottéd witﬁ the right being
equivalent to that before the development in terms of price.

Accordingly, estimation of price of right on land hold and leasehold is
imperative for re-plotting design,

Galculation of equity payment

Since lots ave re-plotted within certain limitations (i.e. inte the
block designed in the action plan), disparity in value between the
original lot and the re-plet, discrépancy between the re-plot area
caleulated in the re-pletting design and the area of re-plot which has
actually been allotted in the block, and imbalance among re-plots may
occur,

Such disparity, discrepancy and imbalance as stated above should be
corrected by equity payment, for which land evaluation is necessary.

Establishment of reserved land (or compensation for decreased value)

The reserved land shall be set in such a manner that its total land
value is within the range of value which is equivalent to the increment
of the total value of lands through the project. In order to estimate
the increment In monetary terms, evaluation of land before and after the
development must be conducted,



4. 2 2 Conditions

Main conditions of 1and evaluation for land readjustment are enumerated
as follows i-

1. A very extensive amount of land must be evaluated in a
relatively short period of time. ' :

2.  Evaluations of indiVidual parcels covering an extensive area
must be balanced with ¢ach other. -

3. Land evaluation should not vary with aifferent valuators.

4. Although the project extends over a relatively long period of
time from its inception te its completion, the land evaltation
method must be capable of evaluating the area both before and
after the developnient with the same standard. :

5. It should be able to convince a large numbér of land owners.
Base year for evaluation

With the project extending over a iong period from the start to the end
of development, a base year must be fixed for land evaluation.

In principle, the base year for evaluation of land before the
developrerit is set at the year when the official announcement of the
action plan is made and the base year for evaluation of land after the
development is set at the time when the construction works -are
completed.

However, in practical terms, land evaluations are usually conducted when
judgments are made on the necessity of compensation for decreased value
and establishment of reserved land in the course of preparation of
action plan and when re-plotting design and calculation of equity
payient are carried out in the formulation of the re-plotting plan.

Year of price

Land price the time when the construction is nearly completed shall be
used for the calculation of equity payment so that factors net being
attributed to the land readjustment project cannot influence the land
evaluation. .

Leasehold and its price

The price of leasehold and the price of ownership which is subject to
lease land ave closely interrelated to each other.

Practices and maturity of business transactions of leasehold vary
depending on cities and regions.

Price of leasehold is generally recognized on the land to whieh
leasehold 1is established. It is reasonable to set the share of
leasehold in value at some. percentage depending on land use of the
district.



In the land readjustment project shatre of leasehold shall be carefully
determined in consideration of the relationship of lot before and after
the development RN : .

4. 2 3 Hethods of land evaluation

Methods of Iand evdluation include far- sighted view evaluation method.
contour price method, cost value method, market price comparison method,
and. ptofit analysis . method. However “The  Street Value Evaluation
Method" 1is generally chosen as it complies with all the conditions
enumerated in Chapter 2 (2)

The street value evaluation mechod

In this method a lot. with a standard frontage, depth and shape is
hypothesized, and the hypothetical land value per unit area (m )} which
is called "street value" is calculated on the basis of the street the
lot faces, . '

This hypothetical 1land value is medified by such individual
characteristics as actual lot shape and condition, and the relationship
with the street it faces in order to get the value of individual leots.

Zone price

In the projéct site whete the street value evaluation method seéems to be
unsuitable due. to the existing land use such as extensive land ceverage
by farm land, forest or field etc., land can be evaluated by using "Zone
price". : \

The project site is divided into zones with approximately the same land
price : _ .

The street value evaluation methoed can be corxespondingly applied to the
evaluation of 1and value of zones, :



4.3 Necessary data for land evaluation - -

Surveys must be COnducted.to obtain necessary data .and information on
existing condition of lands which are used and going to be used for
public facilities and on the existing land use condition of lots,

4.3.1 'Survgxﬁ,on“lahd eV&luation

'Surveys on land evaluation must be ¢arriéd out with a view to prepare
the base data for re:plotting design,. ¢alculation of equity payment,
design of reserve land and compensation for decreased land and so on,

a.

Survey'on publiC-service facilities befére the development.

Road, ¢anal, river (width, structure' system consistency,
‘land scope, curve,’ gradient, and S0 on)

. Existing _conditLon of transport facxlltles such as
raflway, station, bus terminal and so on. Distances between
the" fac111t1es and each street.

'Scthl; hoSpital, transmission station,’' incinérator and
cultural/soeial welfare facilities,

Water wdrks,'seWerége, drainage, gas-pipe, electrie
" facilities and other urbam facilities, ‘

Survey on city plamning currently in force and on environment
before the development,

. ‘Locational relationship bétween the center of town and the
project site or neighboring ‘area.

CGity plan, regulation and limitatiens.
Scenery, landscape, nolse and other public nuisance.

Topography, geology, ground condition, sunlight, wind,
humidity and others which are supposed to influence 1land
value, :
Survey on plan and pregrams of facilities and structures which
are to be constructed in relation to the land readjustment
project.

. Street construction (the right of way, structure, system
and network, tandscape, curves, gradient and level of
improvement of streets).

Plaza, park, green area, reserveir, ecreeks, river
{construction work and distance to each street). :

. Plan of new construction and renovation of streets.

Plan of public service facilities.
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e. Survey on block plan/design
Block plan/deslgn with shape and area .
Linkage betwaen compos[tion -of block and urban facilitles;

. Other factors which are supposed to influence land value
after the development

£, Survey on rights and interests entailed on land

It is necessaty to survey all the rights and interests that
exist in the area, including the .title of real estate,
ownership, lease holding etc. Data on these are obtained
from land registers and cadastral maps at the register office.
Information on location;  land category, area, history,
registration date, ground and address of the land owner and
the lease holder etc. are obtained from the land register, and
information on street unit boundary, street name, lot boundary
and lot number are obtained from the cadastral maps.: Since
some ‘of the lands owned by the state and others, may not be
-ragisteréed, it is necessary .to. study the ' ledgers of the
authoritiés concerned and - survey maps to obtain all the
necessary information,

Land registration ledger cadastral map and application of
rights,

Datum area and indication of lots before the development.

Coordination on nullification and reverion of laﬁds'used
for public facilities.

Pre-empted. lands for public facilities ‘and lands for
coimpensation for decreased land.

E. Assessment for taxation and example of transaction
. Survey on standard tax of real property,

Survey on standard fer assessment of property for
inheritance tax.

Survey on example of real estate transaction and
distribution of land price.

. Survey on real estate appraisal.

4,.3.2 Preparation of data for evaluation

Compilation and examination of necessary data are. very impbrtant for
land evaluation, Form, content and date ave carefully checked for
effective utilization of data.



Data for calculation of street vaIue

Action plan and related map ' '

Existing condition map (survey map, 1/1 000)

Gity plan

Streéet map before the development

Street plan after the development . '

Land map before the development (1/500)

Record book and map for filling in elenents censtltuting street

. value {(before and after)

‘Calcutation table of street value (before and after) _
Base map for filling in coefficient and indlces of  street
value, L

Data for cafcqlation'of lot value

Land registration record and leasehold record
Lédger of land directory

Record of datum area of lot

Land map béfore the development (1/500)
Caleulation table of lot value

Map for calculation of lot value

Data related to tax assessment (for reference only)

. Assessment map for real property tax, unit price (per m), map of

street value index.

. Map of standard price for inheritance tax, map of street value

Index.

List of land price all over the state and commodity price index,

Example of transaction of real properly

]

4.3.3

Record and map of transaction
Map of land price in public announcement
Record and map of real estate appraisal

Formation of standard for land evaluation

Determination of basic policy

"Street value evaluation method" has broadly been adopted for land
readjustment projects.

Content of the standard

Items which must be stipulated in the standard in response teo the actual
condition of each land readjustment project are enumerated as follows.

Purpose for establishing the standard for land evaluation
Application area of the standard

Definition of terms

Method of evaluation



. Glassification’ of land uses: .. . e e cro
. Streets whose street value should be calculated

. Method of titling street value.and indication of street value

. Calculation of street value., .

. - Evaluatien of land value of the original lot and re: ploc

. _Definition of lot and ¢alculation of lot. value index

. Method of lot land value. evaluatibn -

. Modiffcation of index - ,
Evaluation .of i{ndex and others
Evaluation of large scale lot
Evaluacion of blocks = .

. Partition of lot and others

. Measures for the cases where items stipulated in this standard
are not applicable

Draft of standards for land evaluation is illustrated in the Appendix



4.4 Calculation of street valug

4 Q 1: Street value and street value index

Utillty Value of each lot varies depending on the IOCationaI conditions
which determine values inherent to. the place the 1ot belongs to. '
Land value evaluation may be. standardized by introducing "Uniform lot
value area"”, that is, area where lots ara of uniform. value, .

Unifotm lot vaﬁﬁe,area'may_be:ideﬁtified.through judgment on what are
the locational conditions determining:. thé values. inherent to the places
and demarcating the area in the same locational conditions,

Street’ value is-the standafd pricé of lot in the uniform lot value area.

The street value is not expressed in monetary values bug. by the "index",
a relative value which is referred to as "street value indew“

In spite of the possibility that the economic value oE a lot may change
over a long project implementation period, :in the land readjustment’
project evaluations of land values at different times (before and after
the development) must be made at one time (that is, at the onset of the
project). Land value expressed in indéx numbers havée such advantages as
substantiality of real value, flexibility to on-going ¢conemic changes,
and easiexr comparison of the increase ratio before and after the
project.

The index number is multiplied by unit price (Bper m ) to express the
value in monetary terms, With the highest street value calculated in
the project site being equivalent to an index number of 1,000 units,
street wvalue index number of other streets can be proporcionally
calculated,

4.6.2 Method of setting up street value
Streets whose street value shoulé be calculated and set up

. Streets owned by the state or local government
. Private streets, the lands of which are not re-plotted in the
- re-plocting plan :

. Path, canal, alley, whose calculatiun of street values lead to
proper site development.

. Street value should be set up on each side of the street when
land conditions on each side are greatly different

Section for street value

Street value s set up on every section of streets enclosing
blocks

At section of street shall be subdivided if the land values
along that section differ very much

One single street value can be set up over 2 or more blocks with
no difference in land value



4.4.3 Galculation of street value _ ST A T

Street value represents utility Value of ‘lots aIOng the street évaluated
on general conditions of block (i.e. specific conditions which diﬁfe:
depending on each: lot are excluded). - Accordingly, characteristicsfof
lot ot block (for instance size, gradient, 'soil ground, ete): ‘shalll dat
be taken into account for evaluacing street value. Based on the result
of examination of the elements composing the streéet value, scteet value
can be calculated-as follows 1+ =

Street value = Strest ‘coefficient + accessibility
= : cOefficient + land coefficient o

- Street coefficient : To represent utilicy value/effect accruing only
from the street which the lot faces.- oo

Accessibilicy coefficient : -To ffepreéent- benefit or 1loss which is
determinéd according  to the relativeé access distance from the lot to
facilxties such as transport amusenent and publlc services.

Land coefficient ¢ To represent the value being determined by theé 1and
characteristics such as effectiveness of Iand use,’ c¢ultural wvalue;
safety etc. : : o ? '



4.5 Lot evaluation o

Lot value is established through modification of “the " 'street value
calculated as base value, in response to the individual nature of each

iy
. .

Unit index (index number per m ) ‘and total index shall be
calculated and established on each lot in* the planhing area
before and after the development (original lot and re- plot)

. In speclal c¢ases, with a lot being sub d1v1ded or some lots
being aggregated into a single lot, “unit- land value index can
be calculated and established : - : o :

. Index number for one entitled right shall be the sum of index
 numbers of lots consisting of the one éentitled right

street  value ‘is pultiplied By depth successive decrease ratio
to calculate and establish the unit land valueé index and total
land value index of ordinary lot"

As for_ corner lot, flrst, the - total index of the lot ' is
¢calculated as that of ordinary lot is as above. Second, index
" of additional  vantage aceruing from side street 1§ added to
"the total index of lot éaléulated as ordinary 1o6t. The total
index is divided by the area to get unit land valué index of
corner lot

When lot is sandwiched between two  different ‘'streets, an
aggregate of both total index being calculated as a ordinary
lot and index of additional vantage accrulng from back street

is divided by the area of lot in order to get unit land value
index of the lot

To gain unit land value index of "island lot" streét value
index of styeet, which the lot mainly gives access to, is
multiplied by depth successive decrease ratio at the depth
which 1Is equivalent to the distance from the street to
centroid of the lot

Major coefficients . which are used for modification in
response to the condition of lot are enumerated as follows :-

Depth successive decrease ratio

Triangle successive decrease ratio
Irregular angle successive decrease ratlo
Irregular shape successive decrecase ratio
Island successive decrease ratio

ClLiff successive decrease ratio

Private street successive decrease ratio



4.6 -Evaluation of block

4.6.1

The purposes

The purposes of evaluation of block are to get a balanced value indei
and a contribution ratio of lot over the blocks and to obtaln gverage

“unit land value of block which 15 to be used for calculating the area of
re- plot in the block. :

4.6.2 Hethod of block evaluation

Hajor

methods of block evaluation among many methods which can be

applied in response to different conditions of block are as follow :-

1

The block is to be divided into two -paxts with corner lots
(at the rate of frontage length 2 to depth 3) by center line
running between front and back streets.

Average indices of each part arxe caleculated with additlonal
vantage of the corner lots.

The block is to be divided into 2 (two) parts by the even
points in.land value from both frout street and back street.

" The _depfh decfgases afe  céléuléted at the déptﬁ which is
. equivalent to the distance betweén the even point and both of

front street and back street respectively.

Average unit land value of bleck is calculated using average

street value of all the streets enclo$ing-the block.

Boundary of back yard and coruner lots of ‘block are supposedly

:_desigued on_ the basis of presumed re-plotting for the original

lots. On this ground indices are calculated.

4.6.3 Qutput of block evaluation

The area, total land value index and unit land value index {per m )



4.7 Roles of evaluator

When values of land and yights. which exist on land are determined for
reserved land and equity payment in the re-plotting design, and fox
compensation for decreased value, the implementing body must consult
evaluators, and the following data and materials should be prepared as
follow ;- ' :

. Standard for land evaluation (draft)

. Street value (map) before the development

. Street value (map) after the devel6pment

- Lot evaluation  before the development (area, unit and total

land value) ' :
Lot evaluation after the development (area, unit and total land
value) . :
Price of unit value _

. Percentage of share of rights

-9
1
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O Lot it - APPENDIX 2’ Gl e oo
STANDARDS FOR LAND EVALVATION

Purgose ' N

i, 'The purpose of these standard is té- establish a formula of land
evaluation for land readgustment projects being implemented by ----
“under’ thé ' land readdustment law which 1eads to fair and balanced
evaluation; : . : R : .

2. These standards are to épply to ‘land evaluation’ réquifed at various
stages of implementatlon of land réadjustment projects asifollows:-

Fbrmylatlon of action ‘plan;  Estimated "unit - landprice”’ before :and
after the development is a basis for setting up policies on reserved
1and ‘and advanced 1and putchase for public 1and o L

o prp s

Re pIQttIng DESLRH‘- Estimated ”1and price: of 1ot before the: deve10pment
and {its fiuncreasing ratio" are determinants of ‘éntitled. value of land
after the development‘

ge-plott;gg dispositlgni Final seétting of land price of lot béfore the
development, ‘entitled value of land'and re-plotted land value‘afteér the
development -is neteséary for determining equity payment and COmpensation
for decreased value

Deflhttioh of terms
3. In these standards, terms are defined as follows :-

Lot: . Part of entitled lot to:which: legal rights of use and béneflt
'such as leasehold tenant right and - OthEIS, ‘are attached it

'Frontage' side of 1ot adjacent to street. ' Peatseia

Standard lot: Rectangle lot adjacent at’ right angles £o street*which
is supposed to have the hlghest land value in general usage of lot

Streeat value utility value of standard 1ot whieh is hypoth951zed to
havé- a standard ftontage, depth and shape, which is GXpressed in-value
per mo. o : S R :

Streét ordér order of streét in: the magnltude of street value. The
1arger the street value, the highér rank the street is 1n.‘ '

Front street. street with higher street order,.among streets which 1ot

facés, - R
R

Side street: street which flank of corner- lot faces.



.Back street: street which back yard of lot adjacent to 3 or 4 different
street faces,. '

pPartition lipe: Boundaxry line dividing land into lots.

Depth suceessive decrease ratio: The ratio of value which express the
change in value according to the depth of lot.'

Lirge scale lok: lot wh;ch is too large to be accommodated 1n ordinary
block, which is or is going to be used for one united land use.

‘Method of evaluation o¢f lot

4. Land evaluation must in principle follows the standards stipulated
in the following articles, 6 to.23.

Classlficatlon‘of land use

5. Land use shall be classified into (A) advanced commercial avea, (B)
commercial area, (C) residential ‘area, (D) industrial area. These
classifications are used as land use conditions for street value
and lot value evaluation..

Streets whose strget value should be calculated

6. Street value of all the streets with a width of more than 4 m,
which can act as road way and pedestrian way should be- evaluated

Additionally, streets which are supposed to “have functioné
equivalent to those of street identified above should be included.

Pedestyrian Path

7. Street value of pedestrian paths which are plammed and constructed
in urban development project on view that pedestrian paths are
connected with the streets which can work as road way also should
be evaluated. '

Method of titling street value

8. Street value should be titled on each block section of stfeet.

2. In spite of this rule, street value can be titled on sections
being subdivided due to different land uses along the section
and on both sides of sections due teo the different land use
between the right and left side of the street. S

Galculation of strget value

9. Street values should be calculated following the formula prescribed
in the appendix-t
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Indication of street value

10. Street value 1s 1ndicated ‘in street value index which is
proporticnally calculated “with the highest street value in the
project site being equivalent to an index of 1,000 units. '

Lot indeg

11. Unit value index: {per M.y and total value 1ndex of both lots before
the development and re-plet should be calculated

2.  In a case of special neCessity, séveral lots adjacent to one
another which are aggregated can be ‘régarded-as one lot, whose
total value index is calculated. 1In correspondence with the
total value index, unit value index and total value index of
cach compoment lot can be calculated.

3. Value index of one registered right of site consisting of some
- pleces of lots can be ¢alculated by aggregating total value
{ndices of . the pieces of lots. ‘

Calculation of lot value index

12, Unit index (per m ) and total Index should be calculated as
indicated articles 13 to 17 with the lots being classified as
. follows: :

(1) Ordinary lot «--- lots, one of the sides of which is adjacent
to a street

(2) Corner lot ---- lot being located in the corner of 2 crOSSlng
- streets, which the lot faces

(3) Lot being sandwiched between twe different streets ---- Lot
being sandwiched betwesn two dlfferent streets, both of which
thé lot is adjacent to.

{4} ‘Lot being adjacent to 3 (three) or &4 (four) different streets
- =-+< Lot being adjacént to 3 or 4 different streets, all which
.the lot is adjacent to.

(5) 1Island lot ---- lot being adjacent to no street.

Calculation for ordinary lot

13. Unit land value index of individual lot is caléulatéd in the mamner
: that. the street value index of the street the  lot faces is
multiplied by. depth succéssive decrease ratio, -and which is
corrected in response to the shape and condition. of the lot as
stipulated in article 18, - :

Total-land;value index ef individual lot is: caleculated by
multiplying the unit land value index (per m )} by the area of lot

{m ).
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Unit land value index =  Street value index :
% depth successive decrease ratio
“x correction by shape and condition

of: Iot

2. When calculation must be made for moxe than 2?2 pieces which one
lot is sub-divided into, the aggregate of the individual index
of each plece which is sepatately calculated in the sSame way
as above shall be divided by lot area to obtain the unit land
value index of the lot, and total land value index 1is
calculated by multiplying the unit land value index by the
total area of lot,

Galculation for corner lot

14.

To galn unit land value index of corner lot an aggregate of both
total land value index by front street, which is calculated as an
ordinary lot (neglécting the side street of corner lots), and
additional vantage index of. corner lot shall be divided by the
total area of the lot,

The unit land value index multiplled by the area of lot is total
land value index. : ‘

land wvalue index = (upnit land value index of ordinary
lot + additional vantage index of
corner lot) / lot area

2. Additional vantage index is calculated as follows:-

Additional vantage index = = stireet value index of side street
x side frontage length of lot
¥ additional vantage ratio

Table -2 -1 generally applies to additional vantage ratio.

However in the case that the frontage length of lot is no more
than 15.0 m, the values and figures listed in the table -
2 -1 must be multiplied by 1/15 x frontage length of lot to
get the additional vantage ratio.

3. In tﬁe case where the value 6f
(Street value of side street‘>
t

Street value of front stree
exceeds 0.8 and the length of side street Erontage is longer
than that of front street frontage of lot, calculations of lot
value index must be made in the same way as stipulated above,
in 2 cases with each of ‘2 streets the lot faces being front
street respectively.

The  larger- one is defined as the land wvalue index of the
corner lot.
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Caleulation:for lot belng sandwiched by two different streets

15.

To' gain unit land value: index of sandwiched: lot, -an aggregate of

both total land value index of front street and additional vantage

index of back street shall be divided by the lot area. The unit

land value index multiplied by the total area is total land value

index of lot. .

2. Additional vantage index - by back street is calculated as
follows:- C

Additional vantage index by back street ‘=
Street value index of back street
x depth successive deerc¢ase¢ ratioe-
x additlonal vantage ratio
x length of back yard frontage 2
% depth x /streét value index of back street )
(§treet value index of front street

Table 2-7 ° generally- apylies to additxénal vantage ratio of
back street. However, in the case where the depth of lot is

: no more than 30m, the values and index being 1listed in the
Table 2-2 must be multiplied by 1730 x .depth of lot (m) to
get additional vantage 1ndex by back street.

Calculation for 1ot _belng adiacent to 3 or 4 different streets

16.

To gain unit land value indéx of 10t belng adjacent to 3 or 4
different streets, an aggrepate of unit land value index by front
street, additional vantage index by side street (article 14.2) and
additional vantage index by back street (article 15.2) shall be
divided by the 1lot area. - Article '13.2° can be applied
correspondingly to caleulation of total land value index of lot.

2.  Artiele 14.2 can be applied correspondingly.

Calculation for island lot

17.

To pain unit land value index of island lot, street value index of
street which the lot mainly gives access to 'shall be multiplied by
depth successive decrease ratio at the depth which is equivalent to
the distance between the street and centroid of the lot, which is
corrected inthe way that article 18 prescribes.

Correction of index

18.

Depth successive decrease ratio shown in Table 2-3 applies to
corréction of Index depending on the depth of Iot.

2. Land value index of lot or its part which comes under such
categories as - prescribed bélow should be corrected the way
relevant item dictates as follows :-

{1) tot whose frontage 1éngth is less than 4 m. To be
multipiied by Frontage successive decrease ratio shown in
Table 2-4. :



(2)

" Lot whose depth is more than 3 times of frOntage length.

- To be multiplied by huge depth decrease ratio shown in

(3)

)

(5)

(6)

{(7)

{8)

(9)

(10)

Table 2-5,
Triangle lot in isolation.

To be multiplied by triangle decrease ratio which is set
at 0.9. :

Triangle lot baing'a part of 1ot..

To be multiplied by triangle decrease ratio which is set
at ¢.95.

Lot at irrégular angle to street.

(Lot being at less than 85 angle to street with 2 side
lines of lot being roughly in parallel to each other}.

Toe be multiplied by irregular angles decrease ratio shown
in Table 2-6.

Lot with irregular shape.

To be multiplied by irregular shape decrease ratio
ranging from 1.00 to 0.90.

Cul-de-sac (blind alley). lot.
To bé multiplied by Cul-de-sac decrease ratio (0.95).
Island lot.
To be multiplied by island decrease ratio (0.90).
Tnclining (cliff) lot.
To be multiplied by cliff decrease ratio (0.5 - 0.3).

Lot with different ground levels,

(Lot with different ground levels, which:needs cutting
and filling and lot with difference in ground level
between lot and front street),
To be multiplied by decrease ratio shown iun Table 2-7
depending on the degree of difference. . The decrease

ratio should be selected within the range of expenses
incurred for the cutting and filling.

Evaluation of private street and others

19. Unit land - value index of both streets whose street values are
calculated and titled, and lots or their parts being used for
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private streets should be calculated in compliaHCe with such
stipulations as follows, instead of those in article 12.

(1) Lot or its part which is QXempfed from proberty tax.

Street value calculated is lmﬂiiplied by decrease ratio of
less than 0.1.

(2) Lot or its part which is not exempted from property tax.

Street value calculated is multiplied by decrease ratio of
0.3. S ' :

Calculation of lot iuncluding private streets and others

20.

lot,. a part of which is used for street with street value or
private ‘street, should be divided into the proper part and the
other, whose unit land value indices are calculated in ¢onformity
with stipulations of article 19 and 12 respectively. Unit land
value index and total land wvalue index of the whole lot are
caleulated in the same way as stipulated in article 13-2.

Evaluation of large scale lot

21.

Land value {index of large scale lot should be determined ‘taking
into consideration purpose of development, size and shape of lot
and the results of comparative studies on distribution patterns of
land prices being formed in mnormal land wuse conditioens,
profitability and others. ‘

Evaluation of block

22.

Land value index of block as a unit of calculation is a basis for
caleulating lot utility increase ratio.

With the block being divided intoe more than 2 parts in
consideration of re-plotting In the block, the method of evaluation
of lot stipulated in article 4 can apply to the evaluation of
block, which is encompassed by streets titled with street value
indices. :

Partition of lot and others

23,

(1)

(2)

When lots are partitioned or mexged after the designation of
temporary re-plotting, the total indices of lots are calculated as
follows.

The total land value of the lot is proportionally distributed to
pleces which the lot is divided into so that the total land value
of the lot before the partition is equal to an aggregate of total
land values of pieces of lot after the parctition.

An aggregate of total land values of lots before the merger is
equal to the tetal land value of the lot after the merger.
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Evaluated price of lot

24, Evaluated price of lot is to be equal to. the total 1and value index
multiplied by unit price of index. :

2. Evaluated price of each entitled land should be a summation of
evaluated prices of lots in the entitled land.

Unit price of index

25. Unit price of index should be determined on the basis of average
and reasonable land price on completion of construction work.

Price of xight

26. To calculate the price of rights vésted in the lots before the
development and re-plot total land value index. of lots with the
rights shall be multiplied by standard share of rlghts shown in
Table 2-8 and unit price of index.

Entrust

27. is entrusted to determine what is recognized to be necessary
for land evaluation in addition to the stipulations in this
standard. :

Document of Jand evajuation

28. In erder to make land evaluation clear, such document as foliows
should be prepared:-

(1} Report on calculation of street value.

{(2) Map of street value index before and after the development
{(scale 1/1,000 - 1/500)

{3) Map of unit 1and value index of lots before and - after the
development ' (scale i/, OOD - 1/500) C

(4) Report on calculation of unit land value index (per m2)

{5} Report on Iand evaluation,
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FORHU[.AJ-—: Calcu_gtion of Street Yalue

The street value is equal to an aggregate of t:he following 3 (three)
‘elements, L i

Road value = street coefficient + acc¢3551b11i.ty coefficuent
: “+ land coefficient’ ' .

1. Street Coefficient

The street coefficient varies ac:cording to the street network
continuity, width, construction, gt‘adlng. curve, and scenery along the
street, and is described bu the following expression: :

Street coefficient = t.F{w) + 5X }

Vhen ¢ ... Coefficient of strée_t characteristics in.terms of strect
network and continuity, which is given in Table 1-1.

F{w) .... Modifing the t wvalue .in accordance with width {w) of
street,

Formulas of F(w) are 'e':stéblishéd' as follows, and the
most appropriate one shall be selected.

Filw) = W e AW 2 4 00)
FIW) = ~—‘g-—_______'_(w < 4m)
Flw) = W;f’ ________ AW Zem)
b _
[ FIW) = —'I-“é"m— ________ (W <6m)
Flw) = -i"'—;'—,"_‘?%_'_““(w 23m)yY
¢ New Development
- Flw) = —g— (W <3m) JArea
d Fi{w) = W—%‘;’ﬂg_ﬁ_ HHHHHHHHH SN Genera!

A2-9



X .... Coefficient desé¢xibing characteristics of ‘street
construction: in terms of facters such as: paved or

. unpaved; existence of. separate sidewalk; .grading; ‘¢urves
- and scenery along the street, which is given in Table 1- 2.

2. Accessibility Coefficient

This coefficlent describes the relative distance between the_site and
the public facilities, and may vary according to the kind and the nature
of such influencing facilities.

It is described as follows:

Accessibility coefficient = LM . F(s)
& .... Degree of influence of the said facility
F({s) ”."Reduce the ¥ value in accordance with the distance(s)

between the said facility and the evaluation point of the
street value. :

F{(s) is expressed as follows.

- S5-5 n >
Fls) (S~R) (s2R)
Fls)} = l {s <R}
S : Degree of range of effects, which varies depending on the
nature of the said facility. S values are pgiven in the Tabie

1-3,

R : Fixed distance, within the’ Fange of which M value keeps
constant, which is given in Table 1-3.

n : Successive decrease rate of effect of the said facility, which
is. g1ven in Table 1-3.

s : Distance between the said facillty and the evaluation peint of
the street value.

3. Land Coefficient

This coefficient is used to evaluate the kind of purposes for the site
such as residential, commevrcial and others, degree of spread of utilicy
and disposal facilities, and availability of the right to enjoy
sunlight. The following expression describes the land coefficlent.

Land coefficient = U.F (P.Q) + Y

U.F(P.Q) .... Representing utilization value and effect of lot which
are to be created by land use and public utility
improvement.
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FP.Q)

Po

Qo :

Degree of utilization value of lot as urban
land, beéing influenced by land use, building
density, commercial potential, maturality of
urban development and so on, which is given in
Table 1-4,

Modifying U value depending on e¢ffectiveness
of lot in land use, disaster prevention and .
safety resulting from infrastructure
{mprovement. It is expressed as follows. '

D)

Standard ratie of public.open land which is
given in Table 1-5. :

i

Cﬂgw

Ratio of public open land in the district where
evaluatlon point is located, (X) =

Standard street density (length of $creef in’
the district/district aryea}) which is given in
Table 1-5.

Street density in the distriet where evaluation
point is located.

Representing value and effect being added to the lot by
physical cenditions, such as availability of waterworks
and disposal facilities, accessibility to waterworks and
so on, which is glven in Table 1-6.
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1-1 .t Yalue: ;o
. " Land Useé ‘advanced [Commercial]Residential tndustrial Rerarks

Road o Jeomaercial i

Arterial Read 2.5 ~5.0 |2.5 ~4.0 | 1.0~2.0 |2.0 ~4.0

Second Arterial Road 2.0 ~1.0 {1.5 ~3.0°] 1:5~2.5 2.0 ~3.0
Qallectorlnistributor 1.5 ~3.0 {1.2 ~2,0 ] 1.2 ~ 2.0 1.5 ~ 2.5

Access Road 1.0 ~2.0 }1.0 ~4.5 | 1.0 ~ 1.5 |1.0 ~2.0

Impasse with Turning Space  |0.8 ~ 1.0 [0.8 ~ 1.0 | 6.8 ~ 1.0 {0.7 ~1.0

0.5

Impasse without Turning Space

0.5 ~ 1.0

9.5 ~0.8

0.5 ~¢.8
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{4) Road Pollution

Pollution Heasures

~0.1~ -85

i-2 X Value | o : -
. H i
: H t
R N
: i : : ¢ g
iteﬁs : : aﬁx'apced; Co:merma;! ‘Residestial ] < ln_dusn‘iax Ropacks
o : Cozmercial o4 . .
. - B . * 1 B N
(1) Pedesirian path W™ 1.6 ~ 3.0 0.5 ~2.0 S 03 10 (9.3 ~0.8
d>wgzas 1.0 ~ 1.4 0.5 ~ 6.8 L 0.2 < 0.4 T 0.2 ~0.4
( iE s W B LS 0.5 ~1.0 0.3 0.5 0.2 ~0.3 0.2 ~0.3
3 L5 W 0 0.5 0~ 0.2 0~0.2 0~ 0.2
i g . s 3 s : s
P e |y side walx wEe 0.3 ~0.8 0.2 ~ 0.5 0,15 ~ 0.3 6.15 ~0.3
] R S s . ‘ L ‘
D8 6 W 235 0.2 ~0.4 0.1 ~ 0,25 0.1 ~ 0.2 [ 0.1 0.2
] INFW LS 0.1 ~0.3 0.05 ~0.2 0.05 ~ 0,15 0,05 ~ 0.15
H : - R 5 : | ,
] ' : . ] . . .
1.5 > W 0~0.2. 0~0.1 9 ~a.l 0~ 121
(3) Nafting Bdy installed P02 0.1 - 0.1
{4) Landscape of Roaditood S8~ 0D 8.1 0.2 0.05 ~ 9.2 q.t ~0.2
- (1) Pavesent Non ‘ -0.1 ~ -0.3 -8.1 ~-0.3 0,05 ~ 0.2 -0.1 ~-0.3
3 : , _ ,
i p .
L : o .
£ @ 1(2) Gradient 3% <a<6% 0 ~-0.1 0 ~:-0.1 0 ~-0.1 S0~ Dk
- , ‘ . g
. € d : ; ' .
B %z a 0 ~-0.2 0 ~-0.2 C 0 ~-0.2 0 ~-0.2
-
s>
3 (3) Cutve Intérior Curve 0 ~-0.05 0 ~=:9.05 = -
S o . L - . .
= : ¢ lExteriér Cutve: ¢ ~0.05 6 ~90.05 - -
B : o 5
<] !
-1 : . ‘
[T N R i
S No Anti - - .

Others
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1-4 u Yalue .
Commereial Maturity of Commercial Developaent
Potentiality - - - Remarks

High Medium Low

o .

3 I .

2 |nign 3.5 ~ 4.0 3.0~ 3.5 3.0~ 3.5
5
g . — - -
§ o jHediua 3.0 ~ 3.5 2.5~ 3.0 2.0~ 2.5
S :
2 gyﬁ - - - -

g Low 2.0 ~ 2,5 1.5~ 2.0 1.0~ 1.5

L8
= High 2.5 ~ 3.0 2.3~ 2.5 2.0~ 2.3
g3 —
% 2 Hedium 2.0~ 2.3 1.8 ~ 2.0 1.5~ 1.8
3

Low 1.5 ~1.8 1.2~ 1.5 1.0~ 1.2
Subdivision Haturity of Urban Development
of Lot Remarks
' Righ Hedium Low

\ § _ : :
3 HlLarge 1.8~ 2.0 1.4 ~ 1.6 1.0 ~ 1.2
A '
o d :
4 o [Hedium 1.8 ~ 2.0 1.4 ~ 1.8 0.8 ~ 1.0
R :
v 5[ )
- FLEY § 1.6~ 1.8 1.2 ~ 1.4 0.8 ~1.0

i .
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1-5 Po, Qo, Yalue i
Advanced Commercial Residential | 1ndustrial Remarks
Commercial Area Area  Arfea
ro - %) 25 ~ 30 25 ~~ 30 25 20 ~ 25
o (mfha) 250 ~ 350 | 250 ~ 300 250 200 ~ 250
1-6 Y Value
1
Iteas
Public Isprovement of Both Water Supply and Sewerage 8.3 ~0,5
Utilities -
Improvemeént of Water Supply Only 0,1 ~¢,3
Others 0.1 ~0.2
Natural Bad Condition of Drainage ~0, 1 ~ -0.2
Envivonment -
Natural Environmental Condition] Bad 0.1 A -0.2
(Sunlight, Husidity) ———
Excellent 0.k~ 0.2
Others
Others
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b

2-1 Additional Vantage Ratio by Side Street

orner Lot vith 2 Croésing Street Corner Lot with Une Bending Street
Advancetf._i i!c}mmercia} Area 7 L5 ) 0.35
Cowmercial Area o o 1.0 ] . . o . 0,50
Fesidential Area _ o _ 0.5 : ) . 0,25
Industrial Area : T B 0.25
2-2 . Additional Vantage Ratio by Back Street
Lot bhéing Sanduiched'by 2._Bifferent.' Street|Lsat being sandwiched by one Street
advanced Coemercial drea . 0.200 : 0.100
Comnercial Area o 0.150 ’ ©8.61s
Residential Area ' 0.075 T 0.040
Industrial Area 0.05¢ _ 9.025
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2-3-(1) Depth Successive Decrease Ratio (x)

Depth A B C D pepth A :3 4] 1]
(=) advanced |Commercial|Reslidential Industcial} (w) Advanced [Coaserciai|Residentiad|Industrial
Comaercial ' - Cozsercial )

1 113.2 Ht.3 167.2 115.5 | st 49.¢ 59.8 1.5 88.6
z 109.6 108.8 106.1 13,3 | 52 41.8 se.6l . 124 83.5
3 106,2 105.4 104.9 tie.3 [ 53 41.8 59.5 17.4 88.4
1 02,8 | ot 163.8 108.5 § 54 4.7 sea | 113 83.3

5 89.6 © 101.8 " 102.1 p07.9 | 5% 47.1 59,3 7.2 83.2
& 96.4° 85.6 10,5 106.5 | s& 21.§ $9.2 7141 85.1
7 93.4 9i.5 100.4 105.1 | 57 47.6 59.0 71.1 83.1

8 90.4 45.4 §9.3 103.9 | - 58 1.8 53.9 7.0 88.4
9 87.6 93.4 98.3 102.8 | 59 41.5 58.9 76.9 87.%

10 84.9 91.4 91.2 1018 | 60 174 58.8 6.9 87.9

1 82.2 9.5 95.1 0. | 62 41,4 58,7 15.3 31.%

12 79.7 87.1 93,1 100.1 | 62 41.3 58,6 6.3 81.7

13 77.3 86.0 e1.1 49,3 £3 41.3 58.5 16.1 81.2

14 74.9 34.3 93.1 98.6 | €4 43.2 58.4 76.7 81.6

15 12.1 82.7 gz.1 $7.9 | &% 47.2 58.4 2%.6 81.%

16 10.6 {- 81.1 91.1 $1.3 33 47.2 58.3 6.6 7.5

17 €8.6 79.6 $0.1 95.7 | &7 111 $5.2 76.5 B7.4

18 66.7 78.2 39,1 86,2 | 68 T £8,2 16.5 87.4

19 65.8 16.8 - 88.1 5.7 | 69 47.1 58.1 16.5 87.3

20 63.1 75,5 81.2 5.2 | 10 47.1 58.1 16.4 87.3

= e

2 61.5 | 74,3 85.3 1.1 3 1M 41.¢ 58.0 16.4 sr.i

22 50.0 3.1 85.5 95.3 | 72 47.0 57.% 16.4 87.2

23 58.8 2.0 84.8 s40| T3 11.0 51.9 16.3 87.1

24 57.3 TL.Q 84.2 2.6 T4 46.9 57.8 16.3 7.3

25 56.1 16.0 83.6 3.3 ] 715 £5.9 57.8 76.3 81.1

2% 85.0 2. | 83.e 92.9 | 15 6.9 57.8 78.2 87.0

27 54,1 65.3 82,6 92.6 | 17 16.9 51.7 76.2 87.0

25 53.2 67.5 82.1 92.3 | 78 6.9 51.% 76.2 66.%

F1 52.4 66,8 81.7 92,11 19 46.8 57.6 76.1 86.9

30 51.7 6.1 81.4 st.8 | so £5.8 57.6 5.1 85.9

31 51.1 £5.5 81.0 st.6 | 81 46.8 57.6 16.1 £6.8

3z 50.1 £5.0 89.7 21,3 ] sz 46.8 57,5 76.1 85.8

33 50.3 61.5 BO.4 91,1 | 23 46.8 57.5 76.0 85.8

3t 50.0 64.0 80.1 50.9 | a1 | £6.17 57.4 76.0 85.17

35 £9.8 63.6 79.9 90.7 | 85 46.7 57.4 75,0 66.7

36 49.6 63.2 79.7 90,5 | &8 5.1 57.4 16.0 56,7

37 9.5 §. . 62.% 74.5 0.4 | 87 46.7 57.4 76.0 B5.6

38 49.3 §2.5 79.3 96.2 | =8 46.7 57.3 5.9 66.6

s 49.1 62.2 79.1 80.0 | 8% 15.7 57.3 15.9 85.6

40 43.0 §1.9 78.9 89.9 [ 90 46.7 57.3 15.% 86.6

11 458.9 61.7 18.7 89,1 = 45.6 57.2 15.9 86,5

42 45.7 61.4 18.6 89.6 | 92 £5.6 57.2 15.9 86.5

13 4a.6 61.2 8.4 89,5 | 93 5.6 57.2 75.8 86.5

44 48.5 61.0 18.3 83.3 ! o 45.6 £7.2 75.8 85.5

45 48.4 60.8 8.2 8%.2 § 95 46.5 $7.1 | 75.8 B%.5

" - —
16 48.3 €90.6 78.0 89.1 ] 96 6.6 51.1 75.8 56.4
47 48.2 40,4 71.9 5.0 | 97 16.6 57.1 75.8 85.4
18 18,1 60.2 1.6 88,3 | 98 46.6 57.1 15.8 86.4
49 15.1 60.1 7.7 £8.8 § 99 16.5 57,1 15.17 £5.4
50 48.0 53.9 17.6 89,7 | 100 46.5 57.0 5.7 85.3
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2-3-(2) Revised Depth Succeasive Decrease Ratio
[]
Depth A B c D | Pepth A B [ 0
(m) | Advanced [Commercial[Residentlal|indusirial| (w} | Advanced |Commercial|Residential|Industrial
" {towmercial . {Coanercial
1 0.0 ‘85.0 : 80.0 14.0] 5b €5.3 5.7 §7.2 35,9
z . 85.0 91,3 L 85,9 ‘82,3 | 52 61,9 75.3 57.0 95.7°
3 91.0 (94,3 89.5 (56.8 | 53 64.6 75.1 86.8 95.6
1 95,0 - 96.0 . 92,0 ;89,7 54 5.3 1.8 36.6 $5.4°
5 _§B.6 9241 T 937 "s1.6 | 55 64.0 1.5 86.5 95.3
8 391 97.% $5.0 93.k | S8 53,1 7.2 86.3 95.%
1 29.4 ‘98.5 . 98,1 ‘sea b ost 63.4 13.9 86.1 95.1
8 . 99.7 88.9 " 86.9 ;95,0 | s8 §3.2 73.1 86.9 84.%
9 - 99.8 '99.3 97.6 95.7 5§ 62,9 3.4 - 85.8 94.8°
16 100.0 99,6 $8.2 '95.2 | 60 62.6 13.2 55.1 5.1
n 98,5 99.8 D 98.6 i96.7 [ 62 62.4 13.0 85,3 4.6
12 81.0 100.0 29.1 .97.1 | 2 62.1 12.7 85.4 4.5
13 * 95.6 99,0 " 99.4 97,5 | 83 61.9 12.5 §5.2 94.4
it) 64.2 28.0 $9.7 7.8 | st 61.% 72.2 $5.1 94,3
15 92.1 7.0 104.0 98.0 | &5 51.5 2.1 §3.0 04,2
16 1.5 95.1 93.5 93.2 68 £1.2 71.9 84.9 54,1
17 80.2 $5.2 98.9 98.5 { &7 6L.0 ¥3.7 84.7 9¢.9
18 £3.0 94.4 98.4 98.7 | 68 £0.8 7.5 84.6 93.9
19 87.8 93.4 91.% 98.8 | 69 €0.6 1.3 B4.5 93.8
20 86.6 92.5 97,4 g9.0 | 10 &0.4 EIY 844 43.7
21 . B%.4 g1.7 96.9 ¢g.1 | 11 60.2 70.9 84,3 93.6.
22 84,3 90.9 96,4 9.3 ] 12 €0.1 30.7 84.2 93.%
23 “83.2 90,1 95,9 ss.4 | 13 59.9 70,5 84.0 93,4
2 ‘82,2 39.3 96.4 - 99,5 14 59.7 70,4 . 83.9 93.3
25 "s1.1 "88.% , 95.0. 99,6 | - 15 59,5 70.2 63.8 931.3
6 80.2 87.8 848 s3.71 | 18 59.4 70.0 83.7 $3.2
27 79.2 87.1 94,1 °9.8 § 77 58.2 69,9 83.6 33.1
28 8.3 86.4 93,7 9.9 [ 78 $9.0 69.7 83.5° 93.0
29 174 85.7 3.3 99.9 ] 19 58.9 9.5 83.5 91.3
30 6.6 85.1 §2.9 1€0.0 80 58,7 63.4 83.4 92.9
a 5.8 84.5 92.5 93,71 21 59.6 69.3 §3.3 82.5
3T 75.0 83.9 92.1 83.5 | &2 58.5 69.1; 83.2 92.1
33 7.2 53.3 91.8 9%.2 83 58,3 65.0 83,1 92.6
34 73.5 82.7 91.4 93.0 | 84 58.2 63.8 83,0 92.6
35 2.9 82.2 21.1 23.5 | a3 58,0 68.7 82.9 $2.%
as 12,2 81.7 20.3 $8.5 [ 88 57.9 €5.6 52.9 92.4
3 1.6 83.2 81,5 98,3 | 817 51.8 £8.5 82.8 92.4
s 11.0 80.1 $0.2 48,1 | .38 51,7 68.3 82.1 $2.3
33 0.5 40,2 8%.9 $7.9 | 89 51.5 68.2 82,6 92.2
€0 70,0 1.8 89.5 51,7 %0 57.4 68,1 §2.5 92.2
. —
'} 63,4 39,3 ‘59,4 97.5.] 91 37,3 $5.0 82.% 92.1
12 68.9 78.9 89,1 T 91.3 $7 57.2 67.8 82.4 $2.1
23 5%.4 18,5 £8.9 37,1 | 93 51.1 51.1 82.3 $2.90
41 £8.0 78.1 88.6 97.0 } 94 56.9 £7.6 82.3 91.9.
15 6%.6 yv.v 83.4 g6.8 | 9s 55.8 £1.5 82.2 9.9
45 67.1 7.3 '88.2 96.6 | 36 56,7 61.4 82.1 91.3
CY I T 1.6 ‘88.0 96.5 | 97 86,6 61.3 _82.1 91.8°
18 66,4 76.6. 81.3 96,3 | 98 56.5 67,2 52.0 91,1
49 66.0 76.3 87.8% 95.1 | 99 56.4 67.1 s1.¢9 91.17
50 65.4 76.0 87.4 86.0 [ 100 56.3 67.0 a1.9 91,6
. N —




2-4

Frontage Successive Decrease Ratio

Léss than| 20 » 2-5 n 3.0m 35 e Hc-ré than : :

Length of Frontage 2 l I : ) :I : ‘ ‘ 4.0m " ; !

' T ’ 2h m 3.0 m 35 a 4.0m : !
Advanced _ .
Comaercial Area o . : S .

_ : 0.85 0.38 0.91 0.94 ¢.97 1.00 ;
Cosmercial Area N ' !
Resident‘iarl g s ) .

N A .80 0.84 0.92 0.92 0.95 1,00 :
Industrial :
2-5 Kuge Depth Decrease Ratio
Ratio of 3.0 4.0 5.0 6.0 7.0 8.0 |Hore than
Cepth/#rontage I I : ‘ { l I 9.0 -
’ 1.0 5.0 6.0 7.0 8.0 9.9 ‘
Deciease Ratio 0.99 0.98 0.97 0.96 0.94 0.92 0,90
2-6 Irregular Angle Decrease Ratio
Less than .
Angle 20° 25° 30" 35" 0’ 5’ 50°
Decrease Ratio e.70 | . 0.78 0.80-|  0.83 0.86 0.85. 0.90
Angle st ) eet | et | w0 5" so" | &
Decrease Ratio . 0.92 4_-6.935 0,950 7,965 0.4985 0,985 0.995
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2-17

Different Ground Level Decrease Ratio

The share of other rlight should be considered in response io
to the peculiacity of the district

A2-21

- pifferénce in Less than "2.0'm 4.0 | 6.0mn 8.0 Higher than
cround Lével ‘20w I | _ l 1 10,6 w
: : '} 409 $.0 = 8.0 m 16.0 S
Déérease ratio'of _
| iot with higher 1,00 0.95 0.44 0.88 0.80 0.70
ground level than’ : ’
street ]
) . : L
Decieasé ratio of .
lot with lower 0.95 0.50 0.52 0.72 0.60 -
ground level than
street i
2-8 Standard Share of Right
Advanced Commercial [ResidentialfIndustrial
Comnercial
Right of Ownership 0.3 0.4 0.5 0.5
Right of Lease 0.7 Q.6 0.5 0.4




Remarks

1.

Depth ‘successive decrease ratio Table 2-3-(1) applies to the
calculation of unit value index of cul-de-sac part of lot and

island lot.

Revised successive decrease ratio Table 2- 3 (2) applies. to the
calculation of unit value index of ordinary lot excluding cul-de-
sac lot, corner lot, and lot being enclosed by 2, 3 or

4 different streets,

The decrease rétio under A (advanced commércial area) applies to

. the commercial  district where there is supposed to be a great

difference in land value between front yard and back yard of lot.

The decrease ratio - under B (commercial area) applies to . the
commercial distriet where there is supposed to be least difference
in land value between front yard and back yard of lot.

The dec¢rease ratio under ’G (residential' area) :applies _to,;the
residential district where there is supposed to be least differénce
in land value between front yard and back yard of lot.

The decrease rvatio under D {industrial arvea) applies to the
industrial district where there is supposed to be least difference
in land value between front yard and back yard of lot.

Other decrease ratio can apply, if necessary, due to special
condition of area and land use and the like.

Remarks to Table 2-5

1.

This decrease ratio applies to lots: of approximately rectangle
shape, being at an angle of less than 85 (degree) to the front
street.

This decrease ratio applies to lot with the di fference in>angle of
7 sidelines to the frent street between belng less than 10
{degree).

Angles with which to determine decrecase ratio should be angles

between the line connecting the center point of frontage and the
centroid of lot and the front street.
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APPENDIx 3

Guidelines for Galculating Street Value

Calculation of street value which is prescribed in the standard of land
evaluation for ..... - Land Readjustment Project should be made in
accordance with these guidelines. : :

1. Procedure for Calculating Street Value

Calculation of street value should in principle proceed as fOllOWS

(1)
(2)

3y

{4)
(5

(6)
)
®)
(9
(10)

(11)

Drawing up of transPOrt and public facilities maps.

Drawing up of Data - maps sﬁowing coefficients necessary for
calculation. (Before and after the development)

Calculation of coefficient for the street value before the
development‘ - ‘ S ;

Calculation of street value index before the development,

Calculation of coefficient for the street wvalue after the
development.

‘Calculation of street value index after the devélopment.

Drawing-up of street value map before the devélopment.
Drawing-up of street value after the development

Drawing-up of street value index map before the development
Drawing up of street value index map after the development

Flnal adjustment for streéet value index.

2. Drawlng,up of Transport and Public Faeilities Maps

(L)

Before the development

Existing streets whose street value should be calculated
{standard &) and facilities and land use which could form the

" basis for calculation of street value must be surveyed. And

all the facilities such as transport facilities (railways, bus
services and so - on), government/commercial/cultural
facilities, schools, and parks, which are supposed to affect
land prices of lots shall be drawn up on the tepographical map
(scale 1/2500) (Facilities being located outside of the
project site should be also included as far as they are
considered influential to the land prices of lots within the
site)
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(2)

After the development:'agff-ﬂ

In the ‘same ‘way as . above planned ‘transport and other
facilities affecting land prices shall ‘be 10cated on design

’ map (scale 1/1000)

Drawing_pp of Data-map Showing Goefficients' Nacessary for

@

Galculation
(1) Before the development

i
‘.

Data map for Calculating street coefficients
pData map contains such items and figures as follows:

T a, Stteet Number

'According to STANDARD 8 streets should be divided into

gsections which forms blocks. Street numbers are-put -in the
middle of the sections on the map. When the section of street
happens to be either winding or too long, the section should
be modified.

b. Width of Street (Right of way)

The width of street shall be measured by section on the map
and recorded along the section on the map. (unit 0.1 m):

c. t Value

t value presents street characteristics in texrms of street
network and continuity.

The more important the street is in transportation, the more
influential the street is te land evaluation. '

t value shall be selected within the range being set in the
STANDARD Tahle 1-1 taking into consideration balanced weight
with accessibility coefficient and land coefficient.

t value is to be written under the item of the width of street
on the map,

d. X value
X value presents characteristies of street <onstruction in

terms of pavement condition (paved or wunpaved), c¢onstruction
of separate sidewalk grading, curves and scenery aleng the

~street,

X wvalue shall be selected from the list established in the
STANDARD Table 1-2. :

Data map for caleulating accessibility coefficient.

Data map contains such ftems and figures as follows.
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2)

a, Street Numbers

. Street numbers are tlanscribed from the. data map (1) (:)

b. Dlstance from the facilities influencing_land Qrice

Bistance Etom the facllities o the 1ocation of the street
section shall be measured and recorded on the map

(Bistance should be toad dLstance in pr1uc1ple but can be
direct distance for simplification purpose). - '

Data map for éaléulating land coefficiént

Pata map contains.sucﬂ items and figures as follows:

a. Street number
Street number are transcribed from the data map (1} ~(:)
b. U value

U value represents volume of building floor space on a site,
building density in terms of lot density.

Appropriate figures for U value should be selected from the
STANDARD Table 1 4, _

c. Po, P value

Po is standard ratio of public open 1and which are gliven in

- STANDARD Table 1-5.

© P is ratio of public open land {n the project site.

4, Qo, O value

Qo is standard street density {length of street (m)/area (ha).
These are given in the STANDARD Table 1-3.

Q is street denéity in the project site.

f. XY value

Y value represents availability of watexr supply and disposal
faciltities, accessibility to water works, availability of sun
light {which varies depending upon the divection of the street
the site faces) and natural environment These are given in
the STANDARD Table 1-6. ' -

After the development

Data map for calculating street coefficients. Data map which
contains data for caléulating street- ¢oefficients should be
prepared on the basls of action plan. (public Ffacility
development plan, deslign map, and so on). '
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a. Street numbey

In principle, streets are divided into sections representing
each block, :

However, sections should be adjusted, 1if necessary, in
response to different land uses im a block, to attain proper
relationship with other coefficients and balance between
before and after development.

b. Width of street

Widths of street are transcribed from the street development
‘plan in the action plan.

c. ¢t value

t values are determined'referring to the STANDARD Table 1-} ‘in
consideration with balanced weight with acceéssibility and land
coefficients. '

d. X wvalue

Apprbpfiatel figﬁre for X value shall be selected from the
STANDARD Table 1-2.

Data map for Calculating accessibiiity coefficient.
Data map contains such ftems and figures as follows:

a., Street nunber

Street.numﬁers are transcribed fromrthe défa ap (2)-(:)
b. Distance from the facilities influencing land prices.
The same as (1) - (Z) - b

Data map for caulculating land coefficient
Data map contains such items and figures as follows:

a. Street number

The same as (2) - (:) - a

b. U value

Based onithe land use plan formulated in che‘aétion'plan,
appropriate filgures for U value should be selected from the
STANDARD Table 1-4.

c. Y_value

Based on the public facility development plan in .the action

_plan apprbpriate flgure for Y wvalue should be selected from
the STANDARD Table 1-6. : ‘
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4, Calculatiog of Goefficlent for the Street Value Index before the
evelopm 0t

Street coafficient accessibility caéfficient-and land'coefficient'fOr

1~-3,

(L

@

(2)

calculating tha street value Index aré computed following the format

Street COefficient

(use the format 1) .

Street number .

Street numbers are transcribed from the data map for street
coefficient ( 3 . (1) - (:) )

. Width of street: (ﬁl

Widths of street are transcribed from the data map for street

coefficient ( 3 - (1) - (:) )
Fiw)"

Appropriate formula for F(w) should be selected from the

- STANDARD Formula-1l.

£

t value are transcribed from the data map for street
coefficient ( 3 - (1) -

4 F(W)

t value { {4) ) muliplied by F(¥) ( (3) ) is t.F(W)

iX

X values are transcribed from the data map for street

coefficient ( 3 - (1) - (:) )

Street coefficient

t.F(w)+EX

Accessibility coefficient

{use the format-2)

Street number

The same as & - (1) - (:)

Name of facilities to be considered

Real names of facilitfes shall be recorded in the colusm.
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(3)

-a. -§.va1u R PRI LR SR S I ST IO

© glven in the STANDARD Table 1-3,

$ values show degree of range of effects, which varies
depending on'-the naturé of: the ‘said- facility S'values‘aré

b. m value

» value represents the degree of influence of the said
facility. Taking into consideration :the:actial. cendition of
the facilities an appropriate M value should be selected from
the STANDARD Table 1-3, C

- ¢, n_valde

0 value shows a succesaivc decrease rate of ecffects of.the
said facility in accordance with distance. N value should be
selected from the STANDARD Table 1-3.

d-ueal_\m

s value presents the distance between the said Eacility and
the evaluation point of the street value

s values ' are transcribed from data map fér"accessibility

coefficient 3 - (1) -
S-s \M

- »(3F) .

This value shows the degree of influence over the land price

at the evaluation points in accordance with the distance from
the said facility. .o

Accéssibility coeffiéient

Accessibllity coeffictent of a section of street is anm
aggregation of rn( S-s )“ over all facilities listed.

; e S-R : : PP

Land coefficient

(use the format-3) (See page....)

Street number

The same as 4 - (1) - (:)

U value

U‘valucs are transcribed from 3 - (1) - (:) :

P value (ratio of public open space)

a Ptoject site Should be divided 1nte districts (roughly, a

few replotting design districts or major land use
“district) !
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10

b Distriet areas and areas of public apen space are
measured on the map, and then the ratio of public open
space. (area of public open space/district sxea) is
calculated by district.

Q value (street denslty)

'Total lengths of streets of more than & rnr ﬁid%ﬁ shall be

measured by district and then street density (Total length of
streets/district area is calculated by district)

Po. . .

Coge

Po is standard rat10 of pub11c apen land Which is glven in the

STANDARD Table 1-5.

g

Qo is standard street density (1ength of  street in
dlstrlct/dlstrict area), which is given in the STANDARD Tahle

L5,

f'%:

F(P Q) is computed as follows: F(PQ) = 1¢ (?f%) % (BQE)
u. F(P,Q] ’

U ﬁéiue’is ﬁuléipliédLby F(P:Q).
Y

Y wvalues a%é.traﬁsc}ibeé=from data méﬁifdt éaiculating fand
coefficient 3 - (1) - (:)

Land c¢oefficlent

iand éoefficient is a suﬁmétion 6f U.%(PLQ) and EY f

5. Calculation of Street Value Index before the Development

“Street value” is - the summation:' of 3(three) coefficients. which were
calculated in  Chapter 4. : (Street coefficient: + accessibility
coefficient + land coefficient) : o e

With the maximwn street value ¢alculated being equivalent to. an: index of
1,000 'units,  street value indices of other streets are calculated
following the format-4. : : S

(:) Street number

The same as 3 - {1) - (:)
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-

“Street céeffiéignt

Street coefficient shall be transcribed from 4 - (1) - (7)

Accéssibility coefficient

Accessibility coefficient shall be transcribed from & - (2) -

Land coeffiéient
Land coefficient shall be transcribed from 4 - (3) -
Street value

Street value is equal to the summation of the street,
accessibility and land coefficients. :

Stteet value 1ndex
when the street with the highest street value -is given an
index &f 1,000 units, street value indices of other streets

are calculated as follows

Street value index = street value x 1,000 units
highest street value

(Minimum unit shall be either 1 or 5 or 10 by rounding off)}

Length of street section

Length of each street section is measured on the data map for
street coefficients ( 3 - (1) - (:) )

R x L

Length of each street section is multiplied by street value
index.

Calculation of Coefficients for Street Value after the Develdpment

(1)

Street coefficient, accessibility coefficient and land coefficlent fox
caleculating the street value index after the deVelopment are computed
following the format 1-3, ‘ :

Calculation method of coefficients for street value after the
" development is exactly same as that for before the. development which is
described In Chapter 4.

Street coefficient

{use the format - 1)
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Street number

Street wnumbers are transcribed from the data ‘map for street
coefficient 3 - (2) - ‘

Width of Street (W)

Widths of stresets are transcribed from the data map for street
coefficient 3 - (2) - (:)

EG)

" appropriate formula for ‘F(w) should be ‘selected from the

STANDARD Formula.

L

t valuées are transcribed from the data map for street
coefficient 3 - (2) - (:)

(:) L F{w)

(2)

t value ( (&) ) is multiplied by F(w) ¢ (3) )
EY

X wvalues are transcribed from the data map for streect
coefficient 3 - (2) - ()

Street coefficient

t. F(w)+rx

AcceSSihility coefficient

{use the format - 2)
Street number
The zame as 6 - (1) --(:)

Napme of  facilities:

Real names of public facilities shall be recorded in the
colamn,

a. 8§ value

.S values are selected from the STANDARD Table 1-3,
b. m_value

1 values'are séleétedrfrom the STANDARD Taﬁle 1-3.
¢. n_value

n values are selected from the STANDARD Table 1-3,
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(3)

d. s value T O

.8 values . ar transeribed from .the data map for
accessibility coefflcient 3 - (2) .

. -$
e m(E)" |
Calculate m_(%%%. based on the values selb.above.

Accessibility coefficient

Accessibility coefficient of a seétidn of_Sftéef is an
aggregation of, (S s) over all the facilities listed.
S-R DR

Land coefficient

{use the format - 3)

Street numﬁer

The same as 6 - (1) - @
U valueé

U values ave transcribed from 3 - (2) - (:)

. P value (ratio of public open lang)

a Project site should be dlvided inte dlstriéts (roughly a
few replotting design districts or major lané use
districts)

b District areas and areas of public open land are measured
on the map, and then the ratios of publlc open land (area
of public open land/district area) are calculated by

district, :

0 value (street density)

Total length of streets of more than 4 wm width shall be
measured by district and then street density (Total length of
streets/district area) is calculated by district.

- o

Po is the standard ratio of public open land, which is given
in the STANDARD Table 1-5. :

Q¢ -

Qo {s the standard street density (length of  street in
district/district area), which is given in the STANDARD Table
1-5, - .
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7 ﬂw R T _
F(P Q) is computed as follows: ®{P.Q) = 1+ (PPO S_:(-g—ﬁ
8 U.F(P. g) | |
U value is multipiied By.F{P.Q)*
Y- values are transciibed from the data map fof éalckiating

-coefficient 3 - (2) -

10 Land coefflcient

Land coefficient is a summation of U k(P Q) and EY

7. Calculacion of Street Value Index after the Development

"Street value” is the summation of 3{thtee) ccefficients which are
calculated in Chapter 6 Co B

Wlth the maximum streetr value caleulated beihg-eﬁuivalent to an index of
1,000 wnit, street  wvalue - indices of other streets are calcéulated
following the format-4.

_(:)_ Straet number

The séme as 3 - (2) - (D

(:) Street coefficient ‘ _
Street coefficient shall be transctibed frOm 6 -'(1) (:)

(:) Accessibili;y coefficient

- Accessibility coefficient shall be ‘transcribed. from 6 - (3 -

Laﬁd coefficient

Land caefficient shall be transcribed from 6 - (3) - A
Street value

Street value is equal to summpation of street, accessibility
and land ¢oefficients,

(:) Street value index

when the street with the highest street value in the project
site before the development is given an index of 1,000 unit,
street value indices of other street are proportiOnaly
calculated as follows:
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Street value index = Street value X 1,000 uvanits:
highest street
value ‘before the

: : development

Length of street section

Length of cach street section is measured on.the data map for
street coefficients (3 - (2) - () )

RxL

Length of each street section is multiplied by street value
‘index. :

8. Drawing-up of Stfeet‘Valué Map before thé Development

Coefficient énd values being‘Calculated above are shown in the ﬁiddle_of
street section on the éexisting topographical map (scale 1/1000) ‘in the
following order:-

5

A

L
Y

(Street coefficlent) ........... - T E%
{Accessibility coefficient) ........ vee. 50
(Land coefficient) ................ RS- SR (O N
(Street value) ... ... . it iinnniaiss 3 - ®

9. Drawing-up of Street Value Map after the Dévelopment

Coefficients and values being calculated above are shown in the middle
of each street section on the design map of the action plan (scale
1/1000) in the following order:-

s
A
L
S.v

(Street coefficient) ................ PR B ).
(Accessibility coefficient) ....... U B &)
(Land coefficient) ................c.... 7- @
(Street value) ....... e e 7-®

10, Drawing-up of Street Value Index Map before the Development

Street value index map (scale 1/1000) shows the following information:

0}
@
®

Street number 5 - (D)
Street value index 5 - (:)

Block number

Blocks are the areas enclosed by either stréets, rivers,

creeks or rallways.
Block numbers are placed in the uiddle of each bleck.
quckféreé

Block areas are measured Hy.....,,.'(or...»----)
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11: Drawing;gp,of Street Varué Inder Hap after the Development
Street;vafue 1nder map (scalé l/iGdOi sthg the foilbwihg ianrmation::
.(:) TStréet ﬁumber f 7 - (:)
(:) :scréet value iﬁﬂex ; 7 - (i)
(:) | Bloék nﬁmber

‘Block nuabers are placed In the piddle of blocks: which are
detérmined in the actlon plan

'<:) .Block area
zﬁlock areas are measured by i {or (....... )

12. Final Adiustment for Street Value Index

(Street value index_before the development)

The street value index should be adjusted. in case there are streets
whose street value index turnes out to be greatly different from the
land value evaluatlon which 1s generally approved in property tax
assessment real property transactlon and appraisals etc.

- After such adjustment as mentloned above, the street value index shouid
be finalized (Format-5)

{Street value index after the development)
Street value:indices_being caleulated above shall be checked through
comparison between “average contribution ratio of the project site “and”

affordable share pf each Street value

{ 1 - Street value index before the development ™
Street value index after the development

In the case where a different great results, the type of adjustment
described above must be carried out,
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APPENDIX 4
GUIDBLINES FOR GALGULATION LDT LAND VALUE
-1; égaﬁda;d article 6. (Idéntification.ﬁf stree£s whose street
value should be calculated)
é;'  Standard article 11 (Lot index)
3. Standard’article 13 {Caiculation for o;dinary lot)
4. Standard article 14 (Corner lot)

5. Standard article 16 (Lot being adjacent to 3 or 4 different
streets) S ' - S R ’

6. Sténdard article 17 (Island lot)
7. ‘Standard artiele 20 (Lot fncluding private stréets’ and others)
8. Standard article 22 (Evaluation of block)

9. ¢ Stahéard'article 28 (Document of land evaluation )

Legend

‘In these guidelines the following symbols are used:-

Street value index Rl, R2......
Depth suctessive decrease ratio

Revised DSDR . : < {revised)
Frontage length of lot :

Depth of lot h

Area of lot A

Additional vantage ratio by side street K-side

Additional vantage vatio by back street -~ = K-back

Unit land value Index {per m ) @

Total land value index .V

Frontage successive decitase ratio n- frontage

Huge depth decrease ratio n-huge

Triangle deéreasg ratio n-triangle
Revised Triangle decrease ratio - n-revised triangle
Irregular ‘angle decrease ratio n-Irregular angle
Irregular shape decrease ratio n-Irregular shape
Cul-de-:sac decrease ratio - n-cds

Island decrease ratio n-island

Gliff decrease ratlo n-cliff

Different ground level decrease ratio n-different

In these guiqelines “C" being placed before the figures of stréet value
index represents the "C" of land classification, which denotes
residential area.
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1. Standard article 6 (Streetsuwhosg_§tfeet yalug shOUld.be
calculated) '

(1) Streeﬁé.ﬁﬁééé‘éirééﬁ vdiﬁé éhéﬁid.ﬁe.céicﬁiRtéd'ate to include
streets which are USually used by general traffic regardless
of their land use. i ‘

(2) _Under'the standard 6 are sites of rivers, canals creeks or
railways, which ‘are used for  transportation, ‘cargo handling
and the 1like, when benefits accruing from rivers, canals,
creeks or railways must be taken into consideration for land
evaluation

2. Sfandard article 11'(th indeﬁ)I

(1) Lengths of lot frontage and depth which ‘are to be used for
calculation of let index per m must be measured on  the
. existing land map. and finalized lots map (scale 1/500), except

~ in special case. S .

(2) A special case is defined as a case in which lots adjacent to
one another belong to one sole owner and are in united land
use,

3. Standard 13 (Calculatlon on ordinary lot)

(1} Rectangle lot

To calculate unit land value index of rectangle lot (Fig. '-1),-stréct
value index (R) of the street the lot faces is multxplied by dept‘h
successive decrease ratio (Table 2-3-{1)).

Unit land value index (@5 |

= gtreet value index (R) ' ' Fig. — 1
% depth successive decrease - : .
rvatio () . , ' C 1000

= .1, 000 X 97 4 = 974 units N EE

' 100 - Co [ REIB M
e h=20M
; : A-‘-’300M2

Total iand value index (V)

= @ X Area of lot.

C=. 974 x 300 : = : 292,000 units

Ad=2



Remark . o , o L

l.l;JThis method of calculation is ccrrespandingly applied to Iot with 2
sidelines being approximately at a wight. angle (85° - .95%) .to -the
street,

2. When a 10t has different lengths of sidelines, - the same wethod is
applied with the length of the center line between the 2 side lines
~xunning in parallel presumed to be the theoretical depth of the
lot. :

However in the " following cases, the result must be modified by the
decrease ratto°f ‘

1 When 1ength of frontage {1;) is less than &m (1<&m) . To be
i modified by Frontage successive deerease ratio {n (fromtage))
Shown in Table 2-4.

2 \When depth of lot is wore than. 3 times: the frontage length
{n/lz3). .

To be modified by huge decrease ratio {n-huge) shown 1iu
Table 2- b .

(2) Rectangle lorc belng at’ 1rregular angle to street,

The lot shown in Flg 2 has 2 parallel Slde 1ines with the line
connecting the center point of frontage and centroid of the lot beiug at
a angle of less than 85 to the street. :

Applying. the sane method-as described above (1): to this case, the' street
value index (R) is multiplied by depth successive decrease ratio (Table
2-3- (1)) and 1rregular angles decrease ratio (standard 18- 2 (5), Table

Fig‘« 2

Unit Iand value 1ndex (@)

= street value index (R) S
X depth successive decrease ratio (ﬂ)
% irregular angles decrease ratio

(n (angle})

= R x M %x n {angle)

C= 1,000 x 93.7 x 0,935

100
= - 876.0 " 876 units
a, Whenl < bm -------. Decreése Ratio n (frontage)
b, Whenh /4 23 .----. Decrease Ratic - N-{huge)} .

(3) Triangle lot

To calculate the unit land value of triangle lot with onc side of the



1ot beinp attached to the stieet (Fig. 3), the street value indexiof:the
street. is multiplied by depth successive decrease ratio at 2/3 (twe
third) of the dépth of triangle lot:and triangle ‘decrease tatio which is
set at 0.9 in articlée 18-(3) in the standard, - .- S :

Unit land value index @

= . streét value index-(R)r- Fig.- 3
%x depth successive decrease '

ratio (&) ' © ¢ 21000
% trlangle decrease ratio n {triangle) - ' ’

= R xux n(triangte)

= 1,000 x 97.4- x 0,90
100

~ 876.6 &= 877 units
Theoretical depth = 2 h = 20m

a. When L < 4m  ----- Pecrease Ratio n(frontage)
b. Whenh /4 2 3 ----- Decrease Ratio n(huge)

{#} Irvegularly Shaped Lot

To caleculate the wunit laud wvalue index of an irregularly  shaped lot
(Fig. 4), the street value index of the sgtreet is multiplied by dépth
successive decrease ratio at the depth- of . the lot,  which is
theoretically calculated by dividing the area of the let by the length
of the lot frontage, and the irregular shape decrease ratio ranging from
1.00 te 0.90, which is stipulated in article 1 : -16) of the standard.

The irregular shape decrease ratio is determined within the range of
1.00 to 0.90 depending on the degree of irregularity of the lot.

Uﬁit land value index (@)

Fig -4
= street value index (R) . -
% depth successive decrease —
ratio (&) , € 10060

x irregular shape decrease .
ratio n (irrégular shape) = 13 M

= R x#4x nf{irregular shape)

- 1,000 x 98.9 ' x 0.95
100

- 9395 = 940 units
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Theoretical depth h = A = 225" = 17.3m

a. VWhen 1 < 4n --<:-° Décrease Ratio n(fréntaga)
b. Whenh /} = 3m ----- Decrease Ratio nlhuge)

{5) Cul-de-sac lot

To calculate the unit land value index of a cul-de-sac lot (Fig. 5), an
apgregate of the total land value index of the 2 (two) parts, being
shown in Fig. 5, which the cul-de-sac lot 13 partitloned into, is
divided by the total area of lot.

(1) Part of lot ---- The same method with (1) reéctangle lot.

{I1) Part of lot =---- To calculate the total land value index of
(I1) part of .lot, the street value is multiplied by depth
successive decrease ratio (Table 2-3-(1)) at the depth whic¢h
15 equivalent to the length between the street and centyoid of

*'(II)'part of lot, and cul-de-sac decrease ratio- (0‘95§ being
set in . the article 18-(7) of the standard, and the area of the
part of lot, '

o Fig— 5
(I) Part of iot
- : - ¢ 1000
-
'Total Iand v‘alru'e index (V’) o L=6M h=isM

= R xiix A(l)
(1)) (m}
- 1,000 x 91.1 % 210 = 191,310 units T R
ICERTROID
100 I
1

(IL) Part of lot

Total land value index (VJ)

= street value index (R) -
x depth successive decrease ratio (u)
x cul-de-sac decrease ratio n{cul-de-sac)
x the area of the part of lot (A)

= 1,000 x 83.6 x 0.95 x 400 = 317,680 units
100 '
Unit land value index'{@)

=  Summation of total land Value indices of I and 11 part
Total area of the lot

A4-F
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i

v’ of (I) Part. + V' of (I1) Part
A of (I) Part + A of: (II) Part

191,310 4+ 317,680 = 834.4 i 834 units
210+ 400

i

As foxr (1) Paxt

a. When I<fm . ----- Decrease Racip'n(ftontage)
b. Whenh /1l 2 3 ----- Decrease Ratio nhuge)-

As for (II) Part

c¢. When the shape of lot is irregular ---- Decrease Ratio
n{irregular shape)

(6) Inclining (CIiff lot)

To calculate the Unit iand'ﬁalué‘indek'of a lot iﬁcluding_cliffs (rig.
'6) an, aggregate of total land value indices of ordinary and cliff parts
which the lot is partitioned into is divided by the total area of lot.

(1) Part of 16t ---- The same method with (I) rectangle lot

(11} Part of lot =---- Ta calculate the total land value index of
cliff part of the lot, street value is multiplied by depth
sucéessive decrease ratio (Table. 2-3-(1)) at the depth which
is ‘equivalent to the length between the street and centroid of
(11) part of the lot, and cliff decrease ratio (0.5-0.3) being

_set in the article 18:{9) of the standard, and the axea of the

part of lot,

(I) Part of lot ----- ordinary lot

Total land value index (V‘)
= R xitx A(D)

= 1,000 % 99.7 x 210 = 209,370 units
100 :

Fign—I S
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4.

(1)

As prescribed in the standard article 14,
calculated by dividing an aggregate of both total land .value index by
front street and additional vantage index: by side street by the area of
lot. : : :

The unit land value index multiplied by the area of the lot is the total

= R
: 1

(II) Part of lot ---- CLiff lot

. -Total land value index (V') :

is

= ‘Sﬁfee% value index (R)

b depth successive decrease ratlio (i)
X cliff successive decrease ration n{cliff)
x the_agea of the part of lot (A)

# % n(cliff) x A

x N .
,000 %x'90,1 x 0.4 x 90 = 32,436 units
' 100 ' '

Unit land value index

‘Summation of total land value indices of (I) and (II) part

Total area of the lot

v’ o{.(l) Part + v’ of (11) Part
A of (I) Part + A of (II) Part

209,370 + 32,436 =  806.0 = 806 units
210 + 9B :

On (I) and (II) part respectively

a. Hhen 1 --~- Decrease Ratio n(frontage)

< &
b. When h /L 2 3 --.-- Decrease Ratio n{huge)

Standard article 14 (Corner lot)

Ordinary corner lot

land value index.

Unit land value index (@) .

= [street value index (R1}) x. depth successive decrease
vratio (4) x area of lot (A)

+ street value index (R2) x side frontage length of

lot (h) x additional vantage ratio (k-side)]
/ area of lot

a4 7

‘the unit land value index is



- Rl % x A+ RZ x h x (k-side) :

A Fig. - 7

(1,000 x 92,9 % 450 +700 x 30 x.0.5) . T Y6190

- 100 ] Hi-1m
T 450 o g-'
B S s G700
= 418,050 + 13,500 . . . : - S
750 - o : o A= 450M |h=30M

= 431,550 = 959 units - | @ -aoDiTioNAL

Total iand value index
= @xA = 959 x 450 = 431,550 units

The frontage length of a corner lot is the swmmation of the front and
side frontage lengths. '

{(2) Speéidl ceorner lot

Fig. 8 shows a special corier lot with the value of :

street value of side street ™ being more than 0.8, and the side
(street value of front street

street frontage being longer than the front stréet frontage, as
prescribed in the standard 14-3. The unit land value index "6f the
special corner lot is larger than the total land value index being
calculated by the method for theiordinary corner lot and the total land
value index being calculated with the side street being the front street
and the front street being the side street.

a. Calculation on front street

Total land value index {V'l)

= [street value index of fromt street (R1)
x depth successive decreéase vatio (u}
x the area of lot (A)] '
+ [street value index of side street (R2)
¥ side frontage length (h)
% additional vantage ratiée (k-side)]

= RLx .UUxXxA+R2 %X h x (k-side)

= 1,000 x 88.4 x 675 + 950 x45 x0.5
100

- 596,700 + 21,375 - 618,075 units
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b. Calculation on side street

Total land value index (V'Z)

-~ [R2 xuix A+ RL x £ % (k-side)]

@ 1000

. h=45
= 950 x 100 x 675 + 1,000 x15 x 0.5
100
- 641,250 7,500 = 648,750 units —
" Fig. - 8
as v2' s bigger than vl’, unit land value index @ is . s
v /A = G648 , 750 = 961.1 = 961 units .
6?5
Total land value index = unit land value index @
‘ - X the area of 10t1(A)
= @ x & = 961 x 675
= 648,675 units
5. Standard article 15 (Lot being sandwiched between two different

Streets)

(1) Ordinary lot

As prescribed in standard article 15, the urnit ‘land value index is
calculated by dividing aggregate of both total land value index by fromt
street and additional vantage 1ndex by back street by the area of the

lot. Fig.— 9
Total land value index (V') ' @ <1000
. ' ‘ I=15m
- [street value index of front street (R1)}
x depth successive decrease ratio (4)
x the area of lot (A}} he 40N
+ [street value index (R2)
x depth successive decrease ratio () 5
x additional vantage ratle (k-back) x (gg PR
x the area of lot (A)] @ csoo
= 1

,000 x 89.6 x 600 + 600 x 89.6 x 0.075 x( 600 Y x 600

100 o 100 1,000

~ 537,600 + 8.769 =~ 546,309 units
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Unit 1and value index @

= ¥ = 546,308
A 600

~ 910.5 = 911 units

The depth which the depth successive ratio is selected at is h.
- : 2

(2) Speclal lot

Sﬁecial lot shown in Fig. 10 is partitioned into 3 parts, total land

value index of which is calculated respectively as folleows !

(I) Part of lot ---- Caléulation method for ordinary 10& being
sandwiched between 2 different streets as shown_above.

(1) and (111) Part. of lot ---- 1afger value should be
selécted from the results of calculation by two
different methods as follows :

1 The same method as applied to the cul-de-sac lot described in
section (5) but additional vantage ratio of back street (n-
back) is added to the result.

2 tThe same method és"applied to the ordinéry' rectangle lot
described in section (I).

(I) Part of lot

Total land value of I part of lot (V-1)

= [street value of front street (Rl)
% depth successive decrease vatio ()
x area of I part of lot (A-1}]
+ [street value of back street {(R2)
% depth successive decrease ratio {4}
x additional vantage ratio {n-back)
X (gg 2 % the area of lot (A-II)]
Rl ‘ '

L : 2
= 1,000 x 91.4 x 272 + 600 x 91.4 x 0.075 % ( 600 ) X 272

100 100 1,000
"« 248,608 + 4,027 = 252,635 units @ ciooo
_ 8M.
hisl4m
Fig.-t0 Ne34M

h2a 20M (n)i (1) Jom)

t 1
cMi 8Mi6M
@ ¢ 600
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(II) Part of lot

:fotaluiqnd ;alue index offIi part 6f lot (V’.—Z)

= [street value of front street (R1) .
x dépth successive decrease ratio (4)
x cul-de-sac de¢rease ratio {(n-¢ul-de-sac)
% area of II part. of lot. (A-1I) .
+ [street value of back streét (R?)
X
X

depth successive decrease ratio (W)

ggg tiogal vantage ratio (k- hack}

( > % the area of lot (A-1I)
- 1 000 x 84.2 X-0.95 x 120 + 600 x 97.4 x 0.075
S 7100 _ 100
600 Bx 120
1,000

~ 95,988 + 1.893 - 97,881 units

Total land vélue'indei of Ii part of lot (V" -2)

= street value index of front street (RZ)
% depth successive decrease ratio ()
x the area of lot (A-1I}.

= 600 x 97.4 x 120
100

= 70.128 units

As V' -2 is larger than v’ -2, the total land value index (V-1I) is
97.881 units. . ‘ .

Unit land valué index {{@)

= (V-1) + (V-IT) + (V-III)
Total area of lot {A)

= 252.635 + 97.881 + 97.881 = 876 units
512

Total land value index {V)

~ @xA -~ 876 x 512 = 448,152 units
a. In the case of {I) part of lot

The depth at which the huge depth decrease ratio is selected
from Table 2-5, should be the length of hl shown in Fig. 10.
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(1)

b. In the case of (1I) and (III) part of lot

The frontage length of part (II) and (III) should be a
summation of lengths of frontage of part (1), (II), (II1) of.
lot.

Standard article 16 (Lot being 'ad]acent to 3 "or 4 different
streets) . : L

To calculate unit land value index "of 16t being’ enclosed by 3
different streéts, an aggregate of the tétal land  value index
calculated - ordinary rectangle lot according to the calculation
method stipulated in section (1), the additional vantage index by
side street and the additional vantage index by back stréet by the
area of lot.

Total land value index (V')

= [street value of front street (RLl)
x depth successive decrease ratio (u)
®x avrea of lot] + [street value index of side street
(R2) x side frontage length (h) C
X additional vantage ratio by side street (k-side)}
+ [street valuée index of back street (R3)
x depth successive decrease ratio ()
x additional vantage ratio by back street (k-back)
R3)2 x area of lot (A)]
R1

= Rl x x A+ R2xhx (k- 51de) + R3 x x (k-back)
x( ) X A

1,000 x 88.4 x 1,350 + 700 x 45 x 0.5 + 500 x 88.4

i

100 100
x ¢.075 x / 500 \" x 1,350
1 oo ® ci000
. £z30M
= 1,193,400 + 15,750 + 11,187
= 1,220,337 units Fig.m 11 - 1@]n=asm
C 700 ”
. ’ 1350 M
Unit land value index (@) Asts
3 cs500

JF

904 units ";] [

- VvV = 1,220,337 =~ 903.9
A i,350 '
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(2)

Total land value fndex . - .. .
“ @xA = 904 % 1,350,

= 1,220,400 units

‘To caleculaté unit laund value index: of *lot being enclosed by 4

different streets, an aggregate of total land value index
calculated as that of ordinary rectangle lot, additional vantage

indices by 2 side street and ‘additional vantage index' by back

street by the area of lot.

“Total land value index (V')

= [street value of front street (R1)
depth succéssive decrease ratio (u)
area of lot' {A)]
[street value of side street (R3)
side frontageé length (h) ‘
additional vantage ratio by 51de street (k side)]
[street value of side strecet (Rh)
-gide frontage length {h)
additional vantage ratio by side street (k- sidc)]
[street value of back street (R2)
depth successive decrease ratleo {(u)
additlonal vantage ratlo by back street (k- back)
(Bg x area of lot (A))
R1 :

ESE A A I

= R x4 x A+ RY ¥ h ¥ (k- Side) + R4 x h x (k-side} + R2
x &4 x (k-back) x {R2\¢ x A

RL
= 1,000 x 83 A x 2,400 + 700 x 80 x 0.5 + 600 x 80 x 0.5
- 100 ,
+ 800 % 83.4 x 0,075 x 800 2y 2,400
100 1, 1,000
ig.—12
- 2,130,400 units Fig
_ D c1000
Unit land value index (@) L=30M
- Vv = 2,130,400
A 2,400
' _ : &) @
= 887.6 = 888 units
C 700 C 600
Total land value index (V)
-~ @xA - 888 x 2,400
= 2,131,200 units @ ¢ BOO
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(3) Special case of lot being eunclosed by 3 streets -

In the case of a lot, the frontage length of which is ‘less than 30m, the
calculation of additional wvantage index by side streets shall be
conducted as follows : : o

Additional vantage by second street is to be given: only to the part of
lot stretching 15m from the second street. : S

Additloual vantages by third strest is to be given to the rest of the
lot. .

Fig-13

1=20 (D ¢ 1000
1i=15M {l2-45M

1€)

@[h: 26m
' ¢ 700

¢ 800

Total land value index (V')

= [street value of front street (R1)
depth successive decrease ratio (u)
area of lot]}
[streets value of second street (RZ)
side frontage length {(h)
additional vantage ratio by side street (k-side))
[street value of third street (R3)
side frontage length (h) )
additional vantage vatio by side street (k-side)
frontage length - 15]"
15

L B B

RL x #x A+ R2xhx (k- slde) + R3 x h x (k-side) x /2
13

1,000 x 96 .3 x 520 + 800 x 26 x 0.5 + 700 X 26 x 0.5 x5
100 15

1

504,833 units

1

n-

491,400 + 10,400 + 3,033

Unit land value index (@)

=, 504,833 = 970.8 5 971 units

v ,833
A 7502

V = @xA =~ 971 x 520 = 504,920 units
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7. Standard article 17 (Island lot)

To calculate unit land value index of an island lot, street value (R) is
multiplied by depth successive decrease_ratio at the depth. which is
theoretically equivalent to the distance between the street and centroid
of the lot and island decrease ratio which is stipulated in the standard
‘article 18-(8). '

Unit'iénd value index (@) - : L Fig.ilg

= . street value (R} . - ; D
% depth successive decrease rat1o (n) C 1000
x island decreasée ratio {(n-island)

-~ R % ux (n-island)

- 1,000 x 83.6 x 0.9
- 100

= 752.4 =, 752 units

Total land value index (V)

- @xA = 752 x 300 = 225,600 units

When the shape of the lot is irregular, irregular shape dec¢rease ratio
(n-irrvegular shape) must be multiplied,

8. Sfandard:afticie 20 (Lot including prlva£e stréets and otﬁers)

Figure 15 shows an example of a lot whose part is used for street being
attached street value,

The total and unit land value of the lot which is divided into street
area and the other area shall be calculated. following the standard 13-

(2).
(1) "~Part of the lot corresponding to the land for street on the
assumption that the street belongs to the streets stipulated
in the standard 19-(2).
Land value index is calculited as follows :
The total land value of the (I) part of lot {street) (V'I)

= street value (R)
x 0.3 x the area of (I) part of lot

< R x0.3x A1)

= 1,000 x 0.3 x 30 = 9 000 units
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(II) Part of lot (The other part)
The ‘total land value of the (II) part of-1ott(V'II}

‘= street value (R)
x depth successive decrease ratio {(4)
% area of (II) part of lot

| . , Fig. — 15
= R x & % A(II) part of let -
« 1,000 x 100 x 150 = 150,000 units
100 S I B
aml . 15
Unit land value index {@) ol 1
Y18 4] (1m)

- v part) + V' (II part)
A (I part) + A (II part}

= 9,000 + 150,000 = 883 units 1000
180 R

Total land value index (V)

= @xA = 883 x 180 = 158,940 units

9. Standard article 22 {Evaluation of block}

The block evaluation index is calculated as follows, and is used for
estimating utilization increase ratio and compensation for decréased
value of lot.

| J1 J L
o {23-618700 (23-71BEOO '
oM 0N |
o . g BtOCKE% BLOCK ] |5
The block evaluation index o2 E5lE =g
ot 11 oft |o gl«
2 ¢ els
o
: 40H | [
= A LR! + ErBR . i24-61c250 S x -
£t ol® cou |
) i 74{23) C400
Fig.— 16 3] ]
A ERL : approximate evaluation index based on the
£l ' ' ' .

street values of front streets

A : area of the block
R : street value of streets enclosing the block
1 : length of each side of the block
rBR ¢! accumulated additional vantage index of 4 corner lots
(side street)
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r : length of side street frontage = -
when £>30m y = 30x1 = 1i5m
e 2 o
when [ < 30m ¢ = 1 x1
2
B : Additiﬁnal vantage ratio By side street
(Table 2-1, A = 1.5, B=1.0, G,D =0.5)

10, Standard article 28 (Document of 1and_pv§1gatioﬁ)

(1) Report on calculation of street value

In addition to the format 1 4 for calculacion of street value maps
should be prepared 1ndicating base data for calculations such as street
section number before and after the development, condition of pavement
of roadways, gradient, t value, facilities 1iable,’ value’ of m and s,
systems of water supply and drainagée and the like,

{2) Héps of street vﬁlue index before and after the development

.(:) Maps  of street value index before . the develoPment shall be
prepared on the basis of the existing topographic map at a
scale of 1/1,000 or 1/500.

() Héps of street value index after the déﬁelopment-shail be
prepared on the basis of the design map at a scale of 1/1,000
of 1/500

(3) Maps of unit Iaﬁd value index
(:) Map of unit lahd value index:before the 6éve10pment .

a. Street value index, unit land value index of entitled right
and lots shall be recorded on the existing topography wap
at a scale of 1/1,000 or 1/500. Entitled right including
several lots adjacent to one another shall be evaluated as
one lot with the symbol.o?' and the nuaber of leased lots
shall be put on the right of lease.

b, _Land or lot being used for public fa0111ties shall be
_ colored as follows T- . .

A. land owned by Government

i. Street, plaza etc. - brawn

ii. River, canal ete. - green.

1ti. Other public facilities - yellow

B. Lots belng used for publib'facilities
i. Lots with decrease ratio of less

than 0.1 (Standard article 19) - brown
ii. Lots with decrease ratio of 0.3 - red
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(:) Map of unit land vaﬁqe ihdeg after the de?elopment

Unit land value index is recorded on the design map or the
finalized development map, at a scale of 1/1,000 or 1/500 in
the samé way as(f)

(4) Report on land evaluation

A rveport on the calculation of land evaluation should be prepared as

follews: -

(:) The ordex of dfawing'ﬁp

The report shall be prepared in the order of the district,
street and number of lot. Table 1 is used for }and owners and
Table 2 for other right "holders.

(:) Draulng up of report

One column of the table is used for one entitled right of lot.

In the case of anéntitled right of lot before the development,
which is thereafter re- plotted into several lots, one column
is used for one entitled lot before the development and one
column is used for one re- plqtted 1ot after the development.

(:) Guidelines for drawing up

i.

The number of holders

A series of numbers are put on the helders
The name of land hoider and ;enanF-

Record the naﬁes of land helder épd tenant
The number of leases held | .

When there is no right of leaée, the mark * * is put into
the blank. ‘

When there is a right of lease, the lease numbers of
are put Into the blank. If some parts of the lot
include own land, mark "own land" in the remarks column.

Datum area, leased land area, re-plat area .

In principle either datum area or leased land area, or
finalized re-plot area shall be recorded.

Street value index

All the street value indices which are used for

calculation of land value shall be recorded.

Ad~18



vi,

vii,

ix.

xi.

: Unit land value index

- Unit land value indices which are calculated following
" the standard 12 shall be recorded.

Total land value index

 Total land value indices beéfore the development which ate
. calculated according to the standard article 12, and the

total land value of re-plot which are éalculated
according to the standard article 11-(2) shall be
recorded. :

The block number

The number of blocks inte which lots are.re-plotted shall
be recorded. -

Mark of re- plot

Marks of re- plot shall be recorded.

: Collection and payment of equity, ‘contribution ratio

Index for collection and payment of equity, which is

equivalent - te the balance between the. total land value
index prior to and after the development shall be
recorded. Contribution ratie shall also be calculated

. and recorded.

Remarks

Special note on lots, for imstance, island lot, pfivate
street and the like shall be recorded. .

Ad-19
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Chapter 5
Re-plotting Design






Chapter 5

-

Re-plottinq Desiqn

5.1 Purposes

. . : - i R
In ve-plotting,  the re-plot should correspond in principle to the
original lot in terms of lecatien, area, soil, water supply, land use,
environeent ete. = The purpose of re-plotting design is to properly
redistribute land to lots after the development on the basis of existing
lots before the development . : :

Re-plotting design must follow the standard being established,
stipulating corresponding 1re-plot, exceptions to principle  of
correspondence, and others in consideration of each particular project
area. Document of re-plotting design must include calculation table of
re-plotting design (table of comparison between original lot and re-
plot) and re-plotting design map (original lots map and re-plotting
design map).

5.2 Hethod of re-plotting design

5.2.1 Llocation of re-plot

It is a principle that lots should be located at or near their original
places of them, which leads to compliance with the condition of
correspondence

Locational conditions of lots greatly affect their land value., So if
the let is located at its original place without any change in
locational conditions, the land holder can more easily be persuaded to
accept the re-plot.

Lots which should be re-plotted with special conSLderation of w1th their
original locations are as follows:-

a. lots under regulations or limitations enforced by ordinance.

. On distance and space
On frontage and area
On styucture
Regulation by zoning and building code
Others

b, Lots of facilities difficult Or‘improper to relocate.
High rise huilding, large scale structure

0l1d building
Improper in terms of structure



Overlapping map of original lots map prior te the development and block
design map after the development is used for re-plotting design to
accomnodate the original lots in and around the block into the block.
In this process, location and shape of each re-plot are also presumed.

The difference between the total land value index of block and the
summation of the standard land value index of each lot to be
accommodated in the block, and contribution ratio should be balanced
over every block. Flying re-plotting (re-plotting in a distant place)
is inevitable for the original 1lots. which happen to locate in land
plaunned and designated for public facilities in the actioun plan.

Either method of "flying.r3aplotting" or "pushing re-plotting” shall be
adopted for re-plotting of original lots which happen to exist -in the
planning area for parks, plazas, stveets with wide right of way etc.

PLANNING BOUNDARY
FOR PARK

FLYING REPLOT TING : PUSHING REPLOTTING

Considerations for flying re-plotting are as follows:-

1 The lots for flying re-plotting shall be designated at those
places where the locatiecnal advantage is equivalent to or beyond
that of the place, to which the lots would otheruwise presumably be
re-plotted, Co

2 The flying re-plot should be determined in consideratien of such
factors as differences in ground level, directional incline, land
filling, distances from the facilities influencing land value of
lot. '

3 In the flying re-plotting of a plural number of lots, their flying
directions should be a similar ‘as possible and not cross with the
re-plotting direction of lots where the flying re-plots arve
accommodated, ' o '

4 One unit of re-plot should be confined to covering only adjacent
own land so that unreasonable ec¢oncentration of re-plets in one
- specific place confusing the ordex of lots array, shall be aveided.



5 Many land owners would iike to have their own lots’ merged'into one
spot. MHowever, this could result in the construction of apartments
in low density residential area.

6 The lots being 10Cated at 2 (two) or more spots can be aggrepated
into one re-plot only when the area of individual re- plot falls
'short of appropriate size of lot '

? Lots adjacent to one another ind owned by a single land holder
C shall be te-plotted 1nto one spOt. : ' = :

8 One single policy should apply to both the flying re-plot the re-
- plot remaining at the original place.

5.2.2 Area of re—plo

Re- plots should be allotted in accordance with the estlmated re-plot
areas in the re-plotting c¢alculation. The re-ploL areas are generally
calculated on the basis of such factors as location, original area and
value of the lots. More specifically, in: the re-plotting design, the
area of re-plot should be determined in conformity with such conditions
as appropriateness of lot size, measures for speclal lots, reserved land
cte. :

There are three major methods of re-pletting design through which re-
plot areas can be estimated: Evaluation re-pletting calculation methed,

areal re-plotting - 6631gn method and combined re-plotting calculat1on
method.

In the evaluation re-plotting calculation methed, the original lot and
the re-pleot are separately evaluated so that the equity comes as close
to zero as possible In the re-plotting design. ' Therefore, when this
method is adopted in the re-plotting design, there seems little problem
of equity, but the contribution ratio may become unbalanced when the
conditions of land use vary within the project area, or when there is
considerable differencé in lot price before and after the development.

The areal re-plotting design method is based on acreage. The re-plot
area is determined ¢on the basis of the original lot area, taking inte
consideration frontage and the width of street the lot faces. This
method gives a fair contribution ratio in terms of acreage. However,
the utility increase ratio may not necessarily be Fair In the re-
plotting design usiug this method.

The combined re-plotting calculation method combines the areal re-
plotting design method and the evaluation re-plotting calculation
method, taking both the utility increase ratio and contributien ratio
into account, Although the re-plotting design using this method 1is
complicated, it partially solves the problems of the previous iwo
methods. -

Adoption of one of the three methods outlined above depends on the
conditions of the project area. It can safely be said that the areal
re-plotting design method is most suitable to a hillside area where much
of it Is undeveloped, and the evaluation re-plotting calculation method
is often selected for the re-plotting design in an already urbanized
area,



a. Evaluation re- plotting calculation method

The economlc gain created by the project is. equivalent to. the difference
between the accumulated land value of all lots in the project site
before and after the development ; . S : ’e

This economic gain is to be distributed to . all lots 1n propor tion to
their original land value before the development. To calculate the
total land value of each re-plot after the development, the total land
value of the original lot before the development is multiplied by the
average land value increase ratio of the project site before and after
the development. . {Land value of each lot -is to increase at the average
land value increase ratio of all lots in the project site)

Total land value ] { Total land value The avérage total land
of re-plot of original lot value increase ratio
. : Jof project site

Ei ef = Al af x - E-eo

A a0
here eo = y (utillity increase ratio)
ao. . '
E = A(l-d) = 1-d (average contribution.
A A -n ratio)
El ei = AL < ai (1-d) y
{The area of re-plot) _.,
Ei Al - al (1-d) ¥
ei .
Before the development : After- the develoﬁment
(original lot) {(Re-plot)
The accumutated total . The accﬁmulated totai
area of lots : .- A area of re-plots --- E
The total area of lot --- AL . The total are of lot --- E
Unit land value of lot --- ai Average unit land
- : value of lots in.the
block --- el
Average unit land value - Average unit land
of original lots in the . : .+ value of re-plot in
project site --- ao the project site --- eo

Average contribution
ratio of the pro}ect
site ca- d



Al contributiOn ratfo -

fpllows i-

(B)
(F)

(R

Pi -

el

Ei

of ve-plot -~ i oo-widi
CIn practice, the re-plotting design ‘calculation is standardized as
® - (®
(B}
Pi - Bl (K
Ei = Fi
’ et

= Thée accumulated total land ~value index of all
"~ original lots before the development _ o

= The accumulated total land value ‘index’ of all re-
" plets after the development _ '

= ‘Proportien ratio (= ~average totél - land wvalue
" iuncrease ratio of preject site)

=’ Standard re-plotting land value fndex

.= Unit land value 1ndex of block: in whlch the lot 1is

re-plotted _
- 'meamaofr&pbt

The characteristics of this calculation method are summarized as

follows: -

b,

1

It is also possible to calculate the arvea of re- plot not being
alloted at the location of the original lot

The area of re—plot can be logically estimated based on land
value of lot.

The area of ve-plot and the amount of equity payment can
sitmultaneouslty calculated

Areal Re—plotting Design Method

In the areal re-plotting design method, re:-plots are determined on the
basis of areas and locations of sites béfore the project, using the
principle of original location re-plotting and taking mainly the
conditions of front roads into consideration. Evaluations ecarried out
before and after thé project are not used for re-plotting calculation :
however,
equity payment

L

they are necessary in ord91 to calculate the increase ratio and

Area of additional vantage

The utility value of a site may Increase/decrease depending on
whether the site faces a rYoad, and how wide the road is,
Therefore, part of the road which the site faces is added to
the site area before the project as the area to be considered
in re-plotting, and this additional area is usually set at one
half of the road width, In casés where the road is
particularly wide, or the sité is located at a corner, a value



(2)

less than one half of the width of the road Is often added, on
the basis of a similar idea to that of froutage contribution,

Gontribution area for pubiic facilities

The acreage of land contribution fer public facilities is
called "contribution for public facilities”, which is divided
further 1inte “frontage contribution” and "communal
contributien”,

a) Frontage contribution

When a new road is created or an old one is widened, sites
facing the road share the burden of ceontributing half of its
width. This is based on the idea that the utility value of
re-plots varies depending on the width of the reads they face.
This contribution is called frontage contribution. If a road
is a particularly wide one, the central part of the width is
shared by all sites in the avea, since not only the utility
value of sites directly facing the wide road inereases but §0
also does the utility value of all other sites in the area.

As for. the corner let, it is responsible for one. quarter of
the road it faces on one side,. Thus, the frontage
contribution is determined by the length the site actually
faces the road, and the width of the road it faces.

b) Communal contribution

Contribution areas for parts of roads which cannét be shared
by the frontage contribution, parks and rivers are shared in
proportion to areas to be considered in re-plotting. This is
called "communal contribution.

¢) Reserved land contribution

Reserved land contribution is to cover the cost for
implementing the project, and in principle it is treated In
the same way as communal contribution. :

The  above explanation may be expressed in the following
formulas with symbols.

A ..., Total area of sites before the project

| Total areas of additional road vantage before the
_ project .
Aw ... Fotal area to be considered for re-plotting
Ka ..... Total area for public faeilities before the
project

de ..... Communal contribution ratio

E s-...  Total area of re:plots after the preject

B ..... Total area of frontage contribution

C ..... Area  of . communal contribution for public
. facilities S ;
- Ke ..... . Total area - for  public facilities after the

: : project ‘ : *
G . ...., Reserved land area.



"a. Cases where there is no reserved land

Aw = At W
A = AW W N ¢ b
B = A-(Ke -Ka)  .iiiiiiiin.. (2)

Therefore, the avea for communal contribution for public facilities, G,
is:

¢ = (Kd - B) - (Ka - W) = (Re - Ka) - (B - W) ........ (3
When cﬁpreésions'(lj angd (3} are substituted into (2} :
E = Aw-B-GC s e (W)

" And the cbmmunal‘contribution ratio, de, for the area to be considered
in re-plotting is '

de = C = Aw - B - E = B+ 8B

— - 1 —_—

Aw Aw Aw

The above relations may be expressed iﬁ the following drawings:

- Before the project . After the project
¥V ®e-w T T T T T Ka-W N
K T i PG N LS
___EU__ W l B ] [ke
A S S I
A Aw
E
J

b. Caseg vhere reserved land is created
Expressions (2), (4) and (5) are :
E - A - (Ke -.ka) -G
E = Aw - B - C -G

de = C+ ¢



The areal re-plotting design method has the following characteristics !
(1) The caleulation is relatively easy. L

(2) 1f there is a large discrepancy in land values, frontage
contribution may be unfair, even when the width of the road is

- the sdme,

(3) In dlstrlcts where land values différ to a greater extent, the
communal contribution may be unfair.

(4) It is suitable for areas with relatively high site utility
increase ratie, such as a newly urbanizing area.

c. Combined Re-plotting Calculation Method

The combined re-plotting calculation method attempts to realize
advantages of the above two methods, whilst easing the disadvantages as
much as possible. This method may be divided into two methods: the one
where the areal method plays the main role with additional features from
the evaluation method, and the one im which the evaluation method plays
the major role with additional features from the areal method.

5.3 Standard for re-plotting desigq

With regard to the land use of a lor, it is supposed that re- -plotting is
designed to facilitate utilization of one lot with one building on it.
For this utilization of lot, shape, size, topography, soil, drainage,
etc. are of considerable importance. Therefore in rve-plotting design
the following standards should be established:-

5.3.1 Location of re-plot

It is most desirable to choose a re-plet in the original location of the
lot prior to development. However it may become necessary to locate the
re-plot away from the original location (called flying re-plot) when the
original land is allotted for a public facility, or vhen special
arrangements for sub-standard lots in terms of size must be made.

5.3.2 Axrangement of re-plot
Re-plots should be alloted in two rows atong the longer sides of the

rectangular shaped block. Locational order of original lots have to be
given great consideration in the arrangement of re-plots.

5.3.3 Area of re-plot

Re-plots should be allotted in accordance with the estimated re-plot
area in the re-plotting calculation so that the least equity is
obtainable. However, efforts should be extended in order that the
contribution ratios of different lots remain fairly even at the average
contribution ratio of the total project area. Theé maximum contribution
ratic may be limited to about 1.2-1.5 times the average contribution
ratio. It may be necessary to take into special consideration that the
utility of excessively small lots or already-standing buildings is not
damaged as a vesult of the re-plotting design.



5.3.4 Shapé and boundary of -lot

Re-plots should generally be 'in rectangular shapes. - The width of a. re-
plot is determined by the back yard boundary of the black in which the
te-plot is located,- 1t is generally held that 'the optimal depth of a
re-plot is about one and a half times that of it¢ frontage, which Is
supposed to be no. less than 5 m.

Lot boundaries should meet at right angles or as close as possible to
‘right angles to the street. ' The back yard boundaries of -lots should be
parallel to the longér sides of the rectangular shaped block, ‘and be as
straight as possible. '

JU L L
TI0LET
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5.3.5 Combinatiqn of re-plots

The follewing combinations of original lots and reé-plots are possible :-

a One re-plot for one original ltot. _

b. One re-plot for two or more original lots (referred to as am
annexation re-plot).

c. Two or more re-plots for one original let (referred to as

divided re-plots).

In principle, combination {(a) is most desirable. 1t is not advisable ta
allow two or more re-plots for two or more original lots.



5.4 First lines of Ie-plotging_design'

Re-plot should be designed based on the principle of ¢orrespondence with
a view to establishing a fairly even contributiOn vatio (being close to
average ratio) over all the lots in terms of area of 1ot and least
equity in terns. of value of lot : =

A re- plotting calculation method which is viewed,mést suitable for
the real conditions of the project site should be selected and
.detailed standards.for the implementation by that metheod should be
established :

Entitled lots and rights should be determined.

Lots being kept aside for special arrangements along with their
conditions should be determined.

Standards of re- plotting design for general lots should be
established. .

In the case of adjustments for;sﬁb-standard lots in terms of size,
and lease hold, the standards : for their {impleméntation should be
established.

In the case of multi-level re- plotcing (re- plottlng on bu11ding
floor), standards should be established.

In the case of taking measures for spécial lots, detailed
gutdelines for their implementation should be established.

In the case of setting‘ up reserve land requiéite items Ffor
implementation such as 1its :location, area and etc, should be

determined.

Standards and pracedures of land evaluatibn should be established.
Necessary measures for handling matters such as calculation of
shares of divided lots in relation to transference of rights after

finalization of re- plotting shall be stipulated in detall,

Stipulations on any peculiarity in the project te be taken into
consideration should be made and established, if necessary.



5.5 Re-plot ng Desigg

5.5. 1 Basxc data for re- plgttinz design

a. 'Identification of lots for special arrangements

Lots to be purchased in order to mitigate contribution raﬁio.

. Original lots - for which re-plots. will not be .alletted at the

request of or on agreement with land holders {law article 90).

. Lots, if any, which need special_arrangement must be identif;ed as

follows :-

L. Lots and leased lots whose sizes and area should be adjusted
in re-plotting. design and . the minumun size. of lot, which
could be a standard for the lat adjustment . (Law article 91,

92, 57).

2, Lots to which no re-ﬁlot_éhail be alloted just with EQUity

payment,

3. lots to which either additidnai'orlreduced-re-pibt shall -be

alloted.

4. large scale lots which  shall née&.spéciaiized contribution

ratio for appropriate size of let.

Lets being used for public services,. which need . special

arrangements stipulated in the law article 95.

. Reserve 1and with its area and total prlces when there are

specific plans to use the reserve land.
The area and location shall be arranged in response to the purpose

b.- Galculation of average contribucion ratio

Average contribution ratio of the project site: is 'calcuiatéd
follows:-

D = A-E - 1 -

E
A

Total accumula;ed area of original lots In the

project site prior to development “e-ere-- AL

Total-accumdlated'area of re-plots in the
project site aftexr the development : L eemmmsee E

Average contribution ratio of the project site T

as

In- the case of 'reservea _léhd and creatj&e re-plotting,  the aﬁerage
contribution ratie should be calculated wilth the area. corresponding to
them being subtracted from the total accumulated area of the original

5]
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