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(2) Examination of implemnentation plan by each revenue source

Two cases of revenue source, disposition of reserve land, and shared defrayment of
public facilities by the management authority, are examined. Case-1 as a revenue source
is supplied from disposition of reserve lands, due 1o the following reasons, however,
shared defrayment of public facilities by the management authority is expected to
introduce an encouraging land readjustment project.

. Land readjustment Iegal system has not been enacted in Thailand: As a result,
adjustinent process of project 1mplementat10n is quite complicated at present and -
takes too long.

J The plO_}ﬁCt can progress smoothly if the landowners agree in the
implementation. :
. - It is expected thdt project commencement will be the ﬁrst pﬁot project in
' 'Ihaﬂand

(3) The time to disposé reserve iaﬁd

Reserve land shall be disposed for revenues after the completion of the construction

- work.- The project area shall be divided into three construction sites: Phase 1, Phase 2,
and Phase 3. Phase | and Phase 2 shall be completed at the stage of the fourth fiscal
year. Therefore, it is possible to dispose of reserve land.

7.2  Reference Draft of Land Readjustrﬁent Impiementation Plan

An implementation plan on the land readjustment projéct must be stipulated by law and its
prescriptions in the clause of the L/R legal system proposal as follows.

(1) Project area

(2)  Outlinie of L/R design
(3)  Project schedule’
) Financial program

Moreover, the " principle contents of the land readjustment jmplementation plan are described
below.

L Project and Implementation Body
1.1 Project Name
1.2 Implementation Body
1.3 Project Area.

1.3.1 Location of Project Area
1.3.2  Map of project Area Boundary
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2. Outline of L/R Design

2.1 Purpose of the Project

2.2 Current Condition of the Project Area

2.3 Concept Plan

2.4 Comparison of Land Use before the Project and after the Project
2.5  Calculation of Reserve Land

2.6  Development Plan for Public Facilities

2.7 L/R Design Map

3. Project Schedule
4. Financial Program

4.1 Revenue

4.2  Expenditure

4,3  Annual Financial Plan
5. - Others

Reference

The land readjustment implementation plan of this project (85 ha) shall be attached as a
reference draft.
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L/R PROJECT IMPLEMENTATION PLAN (proposed)

L/R Project Title

1. L/R Project Title
( Project Title )

2. Name of the Developer

R Developer Name ' )

L/R Project Area

1. Location of the Project Area
The project area is located in the frmge of Bangkok urban area, about 8 km from
the west of the king's palace, is shown in Figure 3.4.50. The north side of the
project area is facing to an arterial road. Rama IX road and the south side of the
project area face the railway line. The opposite side of the Rama IX road, the '
Skytrain workshop is planned and proposed expressway alignment and proposed
Skytraln ahgnment across the pr(}]ect area.
The project area is designated to middie density residential area by thé Bangkok
General Plan. :

2. The Project Area Boundary
The project area is located in a part of Khet Huai Khwang as shown in Figﬂre
3.4.51.

L/R Design

L/R Design

1.1 Purpose of the Project

Purpose of the project are in line with the idea of CBD development as follows.
(1)  Mostadvanced and high grade CBD

(2) Multi-functional and diversified urban center for next generation
3 High quality urban landscape
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Figure 3.4.50 - Location of the Project Area

Figure 3.4.51 - The Project Area
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Existing condition of the project area

Outline of the project area

The basis features of the project area are summarized as follows.

(1) Pocket Land = Open Land
While Bangkok's built-up area has been largely cxpanding outward, the
project area was left as open land. The area still remained in the rural
land use conditions or rural community in spite of the fact the immediate
adjacent areas have already been densely built up.
This seems mainly due to the SRT railway blocking the urbanization
penetration in the area and the absence of Rama IX road which wads

recently constructed.

Consequently, the project area features agricultural land uses with some
farm houses located along the canal.

(2) Rapid Urbanization
Construction of Rama IX road is generous to urbanization in the project
area resulting in conflict between urban land use and agricultural land
use.

(3)  Large Scale Projects

Large scale projects such as the Expressway, Skytrain and Royal City
Avenue, etc., have been planned to traverse the project area.

Existing Land Use

Public Land 0.03%

Private Land for Public Use 13.46%
! - (proposed}) 6.75%

Private Land ' 76.92%
Existing Road and Private Land

There is a 6 m width road in the east side of the project area that is identified on
the cadastral map.

The others are private road called soi. 20 m width road aligns along the west
side of the project boundary where is under development and to through the
commercial facility called Royal City Avenue built up on the SRT property.

Most of the private land is being served by 100 m radius area from Rama IX

_road.
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Existing Building
Most of the newly developed commercial facililies and those under consiruction
are being designed as high rise buildings. However, housing design has the

majority of two story buildings. Buiidings in the Royal City Avenue are five
Storys.

Geographic Characteristics
The ground level of the project area is -0.5 m to 2.0 m above the sea level and

nearby flat undulation. The majority of the project area has a retained water
function due to grasslands, otherwise it is vacant land use.

Drainage

There is neither a drainage system nor a plan in the project area. Current storm
water in the project area drains to the existing canal.

Supply Facilities

There is a main water supply pipeline along the Rama IX Road, and a water
supply to Royal City Avenue (commercial facilities)

Other Facilities

There are no educational facilities and factory.
Existing Land Price

Official average land price in this area, data source from CVA, is 15,200 Baht

- per sgm.

L/R Design Concept
Land Use

Legal land use of the project area is mediiin density residential area cesignated
by the Bangkok General Plan. Under this category of land use, land use
development other than residential use is allowab]e within the 10% of the
medism densuy reﬂden‘ual area,

In this project, the land use plan as shown below is set forth in order to indicate
thie main distribution pattern of urban activities/functions.

Business office o
- Officefcommercial complex

Commetrcial

Residential
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Public Facilities Plan
¢  Road -
Road alignment is set forth based on the Master Plan of the hierarchical

road network.  Arterial road {width 30 m, 20 m), district road (12 m, 10
m) and access road are planned.

' Park

More than 3% of the project area is set forth in two areas, and open
space and park shall be a planned green network.

® Canal and Open Space

Khlong Sam Sen and Khlong Yommarat shall be improved for storm
water drainage and be planned storm water retention area in the project
area. Open space along the canal including canal space is set forth more
than 5% of the project area.

. Drainage |

Drainage pipe network shall be planned and dram into the exlstmg canal.

Sewerage system in this area shall be planned based on the sewerage

improvement plan by the BMA, the existing plan does not cover this area
* so that the sewerage is proposed by each developer.

- Water Supply

Water supply in the project area is served by the MWA.
Public Utilities
s Eleciricity/Telecommunication

Main transmission lines of electricity/telecommunication have been
constructed around the project area, The service system of electricity
and telecommunication in the project area shall be establishment by the
Metropohtan Electricity Authority and Telephone Organization of
Thailand.

Filling Land

The land in the project area shall be filled 1 m average up for preventing floods
on the existing land.
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Land Area befo.re and after the Project
Land Us¢ Comparison

See Table 3.4.44.

Contribution Ratio

See Table 3.4.45.

Proposed Reserved Land Area

Sce Table 3.4.47.

Public Facilities Ifnprovement Plan

Major Public Facilities Development except this Project.

Proposed Expressway alignment area and proposed Skytrain area are defined as
a proposed expropriated area. So that across the area between Expressway,
Skytrain and road, a park is defined as public land.

The Royal City Avenue is one of private commercial development, however, the
land belongs to the public sector, State Railway of Thailand, Some access roads
are connected to the Royal City Avenue development area due to the future
railway improvement plan.

Public Facilities Improvement

Road, lighting, safety guards and planting on the arterial and district road shall
be improved and roads shall be constructed on the filled land.

park : - parks shall be improved with necessary facilities,
' plaza and so on

canal :  edge of the canal improvement and canal dredging

shall be carried out. The area along the canal shall
. be improved as a retention area and a park,
public facilities list (Table 3.4.48)
L/R Work Design Drawing

L/R work design drawing shall be mapped out in the scale of more than 1/1000.
(Figure 3.4.52)
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Table 3.4.44-Land Use Comparison

Category “ Before Project - - After Project

Area Ratio Area Ratio
m2) | (%) m) 1 (%)

Public CBD arterial road 0] 0.00% 23,490 274%
Land District road 0 0.00% 38,035 | 4.43%
Distribution road : 0 0.00% 74,483 | 8.68%
" Access road 270 0.03% .| . 43,980 5.18%
Sub Total 270 0.03% 179,988 - | 20.98%
Canal 24,410 2.84% 16,828 2.00%
Open space 0 0.00% 26,501 3.10%
Park . 0 0.00% 26,880 3.10%
Sub Total 24,410 .| 2.84% 70,218 8.18%
Sub Grand Total 24,680 |  288% |- 250,206 | 29.16%
tand for | Expressway 39,621 4.62% 23,967 2.80%
Public | Skytrain Workshop 0| 0.00% . 0 0.00% .
Use Skytrain (MRT) 18,305 | 2.13% 6,131 0.70%
[ Royal City Avenue ' 93,025 | 10.84% | 89,640 | 10.40%
SRT .~ - 22,450 262% 20,109 . 2.30%
School 00 0.00% 0 0.00%
Sub Total 173,401 20.21% 130,847 | 16.30%
Private Residential 0 0.00% 0 0.00%
Land .Commercial 0 0.00% - 0 0.00%
| Private Road 0 0.00% 0 0.00%
Government 0 0.00% 0 0.00%
Wat 0 0.00% 0 0.00%
Agriculture 0 0.00% 0| 0.00%
1 Unused Land 660,004 76.92% 437,732 51.01%.
Sub Total 660,004 | 76.92% . 437,732 | 51.01%
Sub Grand Total | 833,405 | 97.12% 577,579 | 67.31%
Reserved Land 0 0.00% 30,300 3.53%
Adjustment : 0 0.00% _ 0 0.00%
Grand Total 858,085 | 100.00% 858,085 | 100.00%
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Table 3.4.45-Contribution and Ratio

- o Contribution Land Area . Contribution Rate
_ | Total Private |Total Adjusted] Private Land | Contribution | Contribution | Added up | Contribution | Contributiont Finat
Land Use Land Area |Area after PJ|  Area for Area for Land Area Rate for Rale for Contribution
A Inctuded Public Use Resarved Puhlic - Raserved Rate
Reserved Land Land
. Land
(A A E P R D p=P/A r=FyA d=DIA
_{sqm) (sgm) {sqm) (sqm) (sqm) {sqm) (%e} (%) (%}
833,405 833,405 607,879 225,526 30,300 255,826 27.06 3.64 30.70
Tabie 3.4.46-Private land Price
Private Land | Adjusted Land Land Priée Land Price |Land Area after|Land FPrice after[Land Price after|Increased Ratio
Arsa Area before PJ before PJ PJ PJ PJ
Uiy (Total) {Unity {Total)
") A a=VIA V=Aa E e=\"/E V'-Ee
{sqm)’ {sgm) (Baht/'sgm) {TB) {sgm) (Baht/sqm) (TB) y=e/a
] 833,405 833,405 15,200 12,667,756 607,879 30,000 18,236,370 1.97
Table 3.4.47-Proposed Reserved Land Area
otal Land PricﬁT otal Land PricejIncreased Land| Land Price per (Maximum Land | Reserved Land Ratio Remarks
before PJ after PJ Price (Total) { sqm after PJ | for Reserved Area
Land
V. v Delta V=V-V 8 Rmax=DV/e R R/Rmax
(TB) (TB) (TB) {Baht/sqm) {sqm} {sgm} (%)
12,667 18,236,370 | 5,568,614 30.00 185,620 30,300 16.32
TB: Thousand Baht Construction and Compensation Cost 909,600 TB 1.080706199 TB/sgm
Average LP before PJ 15.2 Thousand Baht
Land Price after PJ 30 Thousand Baht
increase Ratio 1.97
Table 3.4.48-Public Facilities List
Public Land Width Length Area Remark
(m.) (m.) (m?)
Land for Road
CRBD arteriat Road 30 780 23,490
- District Road 20 1,821 38,035
Distribution Road 18/16/12 5,389 74,484
Access Road 10 4,333 43,980
Land for Khlong 20 75 1,500 | Khiong Sam Sen:
: 18/15 307 5,097 L=1667 m .
13 787 10,231 Khiong Huai Khwang
L=102m
tand for Park and
Open Space
Pedestrian Park - - 11,458
District Park - - 15,431
Khlong Gresn Park - - 26,501
Total of Public Land 250,207
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IV,  Project Period

Commencement date (approved date)
Completion date
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Figure 3.4.52-L/R Design Map
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V. Financial Plan
1. Income
See Table 3.4.49.
2. Project Cost
See Table 3.4.50.
3, Annual Financial Plan
See Table 3.4.48.
Table 3.4.49-Income Flow
Category o Amount Calculation .
- _ (1000 BY) - ' 5
Natichai & local government's subsidies 0 . D
Sales of reserve land : 909,000 30,000 Bt/sgm * 30,300 sgm
Shared defrayment of public faciiities by : 0 : : : _
the management authority .
Others - ' R _ -0
Table 3.4.50-Project Cost
{tem - Amount B . Remark
R (x1,000 BY) N L
1. Compensation cost . .- 98,270 Refer to Table 2.8.2
2. InfraSt_ructure development cost 575,210 | Refer to Table 2.8.1
3. Survey and design fee 94,280 | 14%ofitem (1. +2)
4. Operation cost 76,770 10% of item (1. + 2. + 3.)
Subtotal ‘ 844,530
5. Repayment of interest _ 64,470 | Interest rate : 12%
- Project period: 5 years
Total Project Cost 3 909,000 1,059 Baht/m?
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Table 3.4.51-Annual Financial Plan

Unit: Thousand Baht

. Year 1 2 | '3 4 5 | Total
Expenses
Construction 0 0| 203020 281,290 0} 575210
Compensation 0 0 19,450 78,820 0 98,270
Survey & Design 18,800 23,600 14,000, 14,000 23,880 94,280
Intergst 2,028 6,615 30,267 25,560 0 64,470
Administration 15,000 15,000 15,000 15,000 16,770 76,770
Total 35,828 452151 372,637 | 414,670 40,650 | 909,000
income :
National & local 0 0 0 0 0 0
| government's Subsidies '
Shared defrayment of 0 0 0 0 o 0
pubiic faciiities by the
 management authority :
Sales of reserve land -0 0 Q] 454550 4545501 908,000
‘Total _ 0 0 0| 454,550} 454,550 909,000
Balance -35,828 -45,215 | -372,637 39,830 | 413,850 +0
Loan 35,828 45,215 372,637 0 0| 453,680
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Volume I:  Land Evaluation
1. Current Land Evaluation in Thailand

Land evaluation in Thailand is carried out as asset evaluation for the purpose of assessment of
taxes and registration fees. Evalvation for land, buildings, etc., was originally carried out
objectively by an experienced land assessor. The Ministry of Interior published the "Asser
Valuation Handbook" in 1982, and currently evaluation methods giving resulis close 1o market
values are employed.

The asset evalvation methods used in the Asset Valuation Handbook can be categorized into the
following three general divisions.

a. Income approach

b. Cost approach
C. Market approach

Of these three methods, the most appropriate method currently in Thailand is the market
approach. :

Moreover, in parallel to this, based on the Land Act (1954), Land Office, the Ministty of
Interior has produced the "Land Evaluation Handbook" for the calculation of land value which
is the basis for levying associated in the issuing of documents, surveying, registering of rights
and legal actions and execution of other actions related to real estate which indicate possession
of land rights. The evaluation process based on the Land Evaluation Handbook consists of the
following three stages.

a. creation of a map of the land to be valued

b. collection of trade data-for the previous three year period and other necessary
. data

C. comparison with market values, data analysis and evaluation of land

This comparison with the market value is the primary method uvsed in and evaluation in
Thailand.

2. Land Evaluation Method for L/R Projects in Thailand

2.1 Proposal Evaluation Method

The methed 'of land evaluation in Thailand is by calculation using market analysis. When this
evaluation method is applied to L/R projects, even if it is suitable in the pre-project stage, it is

difficult to project the market value for each lot after a project.

For L/R projects in Thailand, we would propose the street value type land evaluation method
which is generally used in Japan.

~ L/R projects aim at the improvement of public facilities and land use within the projeci area, and

land evaluation for an 1/R is not to be used in land transactions, but is used to realize fairness,
rights, land vaiue, with regard to land ownership rights and land lease rights, et cetera.
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Figure 4.1.1 Land Evaiuation Flow Chart
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Moreover, it is necessary to carry oul evaluation of ownership and lease rights covering a large
area within a relatively short period and it must be done in a fair and appropriate way. Changing
factors within the project due to project implementation and changing social factors without any
connection to the project must be separated, and an understanding of the project related factors
must be gained.

Regardless of how logically and scientifically the land value is measured, the calculation method
is remarkably complex and variations occur depending on the person camrying out the
evaluation. Morcover, results in terms of faimess between the persons concerned and
distribution of increased benefits due to the project, etc., can conflict considerably with common
sense making actual evaluation complicated.

Furthermore, in L/R projects, it is thought that in Thailand the righis of the lot before project
will be transferred to the replot at the time of reploiting disposition. Considerable time will be
required from the project approval to the replotting disposition thus, it is necessary to conduct
land evaluation using consistent evaluation standards.

In the above mentioned respects, the charactemstlcs of the street value type of land evaluation
are as follows.

- conducts evaluations on large areas in a comparatively short time.

- maintains the various balance for evaluation of large areas of land.

.- prevents differences in evaluations depending on the person doing the evaluations.

- can cope with time ditference before and after project.

- is relatively simple to obtain the consent of a large number of the concerned persons.

Land evaluation in the plannmg area will be camed out according to the process as in Figure
4.1.1,

2.2 Street Value Calculation
(1) Street Value

The standard value is expressed as the unit price of the standard lot which is assumed to face a
standard road on one side and is rectangular.

Street value needs (o be established to compare the mutual balance between the lots of the
planning area and changes in the lot usage value due to the project. It also needs to be logical
and objective enough to be cominonly accepted

The street values are expressed as an index number.  Expressing it as a monetary figure is to be
avoided because of fluctuations in the circumstances. Evaluation for L/R projects is convenient

. before and after implementation comparisons of fluctuations in price and increases in value due
to project factors.

(2) . Selection of Streets for Land Evaluation

In principle, sireet values should be giveﬁ on streets consisting of roads and footpaths and
making lot useable. When land evaluation is according to street value, the land value depends

IvV-1-3



o Sl o Aplinlo, Sl of dasd. Rusman in Vabnal Yoo, Buoprct T Tl ol

on the adjacent road with the street values on it. Accordingly, selection of roads to be given a
street value must be carried out with careful consideration. All the roads in the planning area
and roads outside the plahning area that connect with the planning area are studied, and of those
h'wmg basic value regardless of whether they are public or pnvate roads, selected roads are

then given street values,

Roads given street values will be selected based on the follow'ing points,
1y - Before L/R

¢ Public roads can be used by anyone without restriction and even if they are
unusable presently, they will be improved using public funds to make them
usable, increasing real value, Thus all roads on codasnal maps regardless of
width, will be glven street values. -

¢ Roads outside the project area that are essential for fand evaluation will also
be given street values,

¢ Private roads, excepting those that are not serving for access of the other lot,
will be given street values.

2) After L/R
By the nature of the project, all the roads will be used for vehicles and
pedestrains, and all roads within the project area will be given street values,

Roads outside the p]’OjCCI area and connected to it will be the same as before
readjustment. ~

3) Street Value Formula

The structure of the street value formula, while considering the trends of the various
coefficients, shall be studied considering the characteristics of the planning area.

"The elements makmg up the structure of the street value formula shall be street coefﬁ01ents
accessibility coefficients and land coefﬁmems These thiee 3) elements are: :

1. The categorization of general factors structmahzmg pnces of land resultmg from
L/R projects info various elements, :

2 find general values expressed by an element obtamed by arrangmg related
characteristics together and determining common points;

3 apply the general value to respective lots with adjustments tmade using elements
expressing the necessary condluons for each lot; and ,

In addition, when available, elements that express physical and other conditions
and clearly measure the affect of those conditions on each lot should be included.
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These are expressed in a formula as follows

(street value) = (strest coefficierit} + (accessibility coeflicient} + (land coefficient)

1)

(b)

~{t FWIE X}+{E m F(s)}+{u f(P.O+E Y}
Street Coefficient

The street coefficient is the coefficient expressing the usability value according to
the street to which the lot is fronting. It fluctvates according to the systematic
continuity, width, structure and landscaping of the street and is expressed as
follows,

street coefficient =t FW)+Z X
- F(W) D the usahility value of lot according to street traffic function
L X : the usability value of lot according to open space function and

degree provision of roads

¢ : coefficient expressing the grade of a sireet in terms of street
traffic flow characteristics, systematic and continuity, etc., in
the road network (see Table 3.3.1)

F(W) S the fuhction for street width, used to adjust the t value
. according to width
@ Fw) = Y-C W>C
. _ W
F(W) = '.}:.Vm .............. W(C
C
W
W) = ——
") w+C

‘However, C is a constant determined by the spegific project area

X : coeﬁicien.t for lot usability value based on open space function
provided in attached Table 4.1.2.

Table 4.1.1 "t" Value

. Commercial Area | Residential Area Remarks
Arterial Road 2.0-4.0 1.5~-2.5
Second Arterial ' 1.5-3.0 1.5-2.5
1 Road - _ o

Distrioutor ' 1.2-20 , 1.2-2.0
Access Road - 1.0-1.5 1.0~1.5
Impasse 0.5-1.5 © 0.5-1.5
Others '
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Table 4.1.2 "X" Value

Commercial Area | - Residential Area . Remarks
Pedestrian Path . 0.5-2.0 - 0.2~2.0
Side Walk : 0.1-0.5 0.1-0.3
Landscaped Road 0.1-0.2 0.1-0.2
Unpaved Road -0.1--0.2 o 0.1=-0.2 _
Others : 1 0.5-2.0 0.2-2.0 Canal

Determination of Coefficients
a, “t" Value

It is necessary to determine "t values by studying the connection
between arterial roads and the project area and the stratum structure of
roads, with sufficient consideration given to changes in the street value
for the roads.

In the planning area, Rama IX Road is the only public road before the
project while all the other roads are private. Private roads which are
used only in daily fiving are given a "t” value of 1.0. At post-
readjustment ordinary roads will be given a "#" value of 1.0 to be set as
the standard, From this, the "t” values will be set at 1.2 ~ 1.5 for
distributive roads, 1.5 ~ 2.0 for major roads and 2.0 ~ 2.5 for arterial
roads. The street value for each of these roads is set taking into
consideration the balance of the project area and using the respective “f"
values.

b. F{W) Value

The width of the study area roads is greater than 4 m generally. The
road width formula reflecting this is

W

Wi4

F(W) =

However, W=4 is calculated for roads less than 4 m in width so that
there are no changes to the F(W) value for these.

C. "X" Value

The "X" value is determined with cbnsideration of the balance with the
value t- F(W). '

The "X" value for footpaths is set 0.200 regardless of the .w'idth_ of the

footpath. Most roads in the central area of Bangkok are paved, unpaved
roads shall be given a value of -0.200 as deficient.
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2) Accessibility cocfficient
The accessibility coefficient expresses the benefits brought about by existing
traffic, leisure and public facilities, etc., and can be expressed both as a positive
and negative value.

Accessibility coefficient = Zn1-F(s)

H : index expressing size of benefits resulting from specific facilities
Fis} index successively diminishing the "m" value according to the distance
(s) from the specific facility. Expressed as follows.
Fs) = (5-5) x#n
S
S e effective range
n : characteristics of successive decrease
5 L distance between the strest and the specific facility

“Table 4.1.3 Siandard Values of "S", "m" and "a" Values

Facilities iy m {for m (for n Remarks
Commerci | Residential
al Area) Area)
Favourable . "
. . Railway Station | 800~5000 | 0.3-1.5 0.3-10 | lor2
Transport | . Bus Stop 300~1000 | 0.1-0.2 0.1-0.2 2
Facility : )
Commerci | . Neighborhood :
al Facility | . Market | 500~3000 - 0310 |for2
. . Supermarket ' '
School . Primary Schooi 500-1000 | 0.1~0.2 0.1~0.2 | 1or2 | Uniform value
. Secondary : applicabte all
School : | over the area
Park - |.Small Park - 0.1-0.2 0.1~0.2 - { Uniform value
: all over the
. Large Park 500~1000°| 0.2-0.5 0.2-0.5 | 1or2|@aea
1. Uniform value
applicable all
over the area
Adverse
With no . Dump Site
Antimeas | | Slaughter House .
ures . Electricity 100~300 | -0.i~-0.5 | -0.1~0.5
Substation :
AETE Ete.
_Other Favourable/Adverse Facility

IV-1-7



%éﬁ@mW&MM#MW@MWWWMW@JM:éﬁruaw&,wﬁ

Determination of Coefficients

The facilities related to the planning area arc shown in Table 4.1.3 and the use of
these facilities before and after readjustment has been determined with
consideration to the area conditions, characteristics of each facility and location,
et cetera. f

Table 4.1.4.4 Applicaﬁon of "§*", ?'m:" and "n'" Values

- Facility Location Application - Remarks

{to the area) .
' Befor |- After
. & : L

Transport . Railway Outside No No | .No effect on the area
Facility Station Outside No | Yes |.Open in future, effect

. Skytrain Inside - No No | expectable

Hopeweil ' . Very small effect although

.BusStop - : o there are routes
Commercial | Ratchadaphisek Qutside Yes Yes | Department stores (ex.
Facility Road Yaohan, Robinson) are

. _ . . . effective strongly
School . Japanese Qutside No No | . No effect on the area
' Schaol __ Outside No No | . Very small effective on the

. Uthai Tharam ‘ area

School . '
Park inside - Yes | Planned after the

implementation
The values for the coefficients are shown in Table 3.3.5
Table 4.1.5 "S", "m" and ''n"" Values
. Facility ) m n L Remarks
Commercial Facility 2,500 0.5 © 1
Skytrain/Hopswell 2,500 0.3 1 _
Park ' 0.2 Uniform ali over the area
a. "m!" Value

The effect of the various facilities on the planning area is small. The largest
- factors in the land evaluation are usage level derived from the road adjacent to

the lands and the regional conditions of the lots themselves.

However, there is some effect from the Rachadapisek Road commercial area,
which has therefore been designated as a commercial facility to give a "m” value
of 0.5. In addition, the new traffic systems are being planned and functioning by
the time that this L/R-project is implemented. ‘It will therefore be included only
as a part of post-readjustment and will be given a value of m=0.3. Furthermore,
it is thought that the distance from parks has no effect and therefore a uniform
value for the project area of m=0.2 has been assigned.
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"S" Value

The "S" value, effective range from the specific facilities, with consideration to
the fact that Thailand is a car oriented society, has been assigned a value of
$=2500 to cover the whole planning area.

“n" Value

It is t_hb_ught that the planning area is not influenced by steep successive decrease

resulting from distance from the facilities, and a value of n=1 has been assigned.

"s" Value

The “s” value, distance between the street and the facility is measured
considering Thailand's road network given as the effective radius (or the road

- distance). However, effective radius of every 500 m are categorized as a unit.

Land Coefficient

The land coefficient expresses the value for usage condition of the lot itself,
cubtural characteristics, safety characteristics and natural environment, etc., and
is expressed as follows. '

uw F(P.Q) : the usage and usability value of lots comprehensively derived
from the service level of the land use and the public facilities

Y : the lot usability value according to the culture and health factors

i1 : the general usability of the lot as a basic grade according to
regional conditions and land usabliity, shown'in Table 4.1.6.

Table 4.1.6 "u" Value

] Remarks
Commercial Area 1.0~ 3.0
Residential Area . 1.0~20
F(P.O): -the funclion modifies "u"” value depending on land usabhility, disaster

prevention and safety resulting from infrastructure improvement,
expressed as follows '

F(P.Q) = {PTF X010,

Py E standard ratio of pubtib land (%}, the standard value will be 20 ~ 30
P E ratio of public land in the district where the lot is located, (%)
Q, standard street density (m/ha), the standard value will be 200 ~ 300
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Stréef density in the district where the evaluation point is located!
(m/ha)

index expres'sing value and usability added due to physical conditions
such as improvement of uiilities with direct influence on fot usability,
shown in Table 4.1.7.

The P, and Q,, standard values have been determined using regions in Thalland where
land subdwisnon has been carried out as a reference. From this it was judged that the
L/R project after project public land ratios and street density will be approximately the
same as in Japan. Neverthgless these values may be aitered accordmg to conditions

in the project area.
Table 4.1.7 "Y" Value
_ Thems Y Remarks
Public Utilities Improvement of Both Water 0.3~05"
' Supply and Sewage
improvement of Water Supply 0.1~03
Only :
-{ Others
Natural Excellent 0.1-~0.2
Environment :
Bad . : 0.1 ~-0.2.
COthers '
° Determination of Coefficients
a. “u” Value -
> Before Readjustment

The planning area, except a small portion where land subdivision is
undergone is almost all under development. So undeveloped land will be
given a value of u=1.0 as the standard, while other lands are assigned
values of 1.0 ~ 1.6 based on comparisons using this standard and further
study.

After Readjustment

" The post-readjustment use planning is made up of commercial areas and

L

residential areas. The "u” value for the general residential arca of the
project area has been determined at approxirately 1.8, con31denng the
development, land contribution balance and pre-readjustment “x"” value.
The commercial area potential should be added to the original street
value. However for this study, considering the fact that use is not
established and the complexity of a dual street value allowance because
of changes in lot wutility either laterally or vertically, will include
commercial factors in the land valuation.

Iv-1-10
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b. The F(P,Q) Value
. P, and Q, Values

The P, and @y standard values will be 25 and 250
. “P" and "Q" Values

F(P,Q) modifies the "u"” value that expresses utility of lots, disaster
prevention and safety according to the condition of public facilities. "P”
is the ratio for public land use in the targeted area and "(Q" is the street
density for the targeted area.

Project area roads and roads outside the project area along the project
area boundaries influencing utility, disaster prevention and safety of the
area will be included in calculations for that area. In addition, the
previously mentioned effective usability, disaster prevention and safety
of the lot will be judged in total and regardless of whether public or
private road, all roads will be added to the street density and public land
ratio. :

. Before Readjustment

Public land area (m2) area of public land roads, canals + private road area

Road Ie'ngth {m) ' public road tength + private road iength

. _ ) .
P _ . pubiic lanq area (m") _—x100
calculated project area (m®)

road length {m)

¢ - calculated project area {ha)
F(P.Q) = 1+ T 25)x("7250)
. Afier project

Public land area (m<)

- area of public land roads, canals, parks

Road length {m) Length of planning roads, etc.

_ . ,
P - pubiic tand. arga {m*) 100
calculated project area (m*)

road fength {m)
calculated project area (ha)

1+ J{* / 25} x {* / 250)

F(P,Q)
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c. "Y" Value
Both before and after re'adj'u.stmem,' water utility - facilities will be
comnpleted or scheduled for-completion, Rainwater drainage is scheduled
to be completed after readjustment. The “Y” value will be 0.100 for

water supply only and 0,300 when water supply and water drainage
facilities are complete without sewage disposal facilities.

2.3 Land (Individual Lot) Evaluation
Evaluation of individual lot is conducted using the street value to find equivalent arcas and the
standard unit price and adjusting according to the 1nd1v1dua1 characteristics of each lot to find
the value for that particular lot.
(O Basic Calculation Formula and Individual Factors
The eva]uanon of individual lots is expressed using the followmg formula
(stn,et value) x (adjustments ﬂccordmg to 1nd1v1dual factors of each lot)
In calculating the lot values, carefu! atteniion must be paid to the md1v1dua1 factors concerning
the lot according to the lot usage conditions. When standard lots and general lots are
compared, the factors causing the difference in value can be largely divided into location in
relation to the road, alterations to the shape of the lot, and state of utility of the lot,
a. Adjustments accordmg to the location in relation to the road
Adjustments according occurrence of differences in the degree of lot usage due
to location of the lot to be valuated in relation to the road and adjoining

conditions.

* Adjustments to corner plots, plots with road frontage back and front, lots
without road access, et cetera. :

b. Adjustments according to alterations o the shape of the lot

Adjustments according to the discrepancy between the real conditions of the lot
and the standard, which affects the characteristic of the lot.

* Adjustments fo depth, height differences, frontages, et cetera.
¢. Adjustments according to the state of utility of lot

Adjustments according_to'differences in lot utility to the standard lot usage due
to the lot being put to special use.

* Adjustments to railway tracks, private roads, areas w1th high voltage
lines.

1V-1-12
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In carrying out the replotting design, it is sufticient for the before and after project
lots and lot values to be determined. When the replotting plan is produced, the
value should be expressed as an index, because the real amount of an equity
payment can be determined after the project.

(2)  Selection of Individual Lot Evaluation Factors

When' designated adjustment factors based on lot utility are automatically applied to land
evaluation for the before and after readjustinent, the outcome is often not appropriate for the
situation. Lot evaluation elements must be selected so that lot evaluation results in appropriate
prices which can satisfy the holder of the land rights.

Lot evaluation factors for the beforé and after readjustment have been adjusted to the conditions
of this study and shown in Tabie 4.1.8.

Table 4.1.8 Selection of Individual Lot Evaluation Factors

Adjustment Factor Application Remarks
Before |  After
Corner Lot Yes Yes
Lot Being Sandwiched Between | Yes - | Yes
Two Differant Roads - R S
Unaccessed Lot Yes No No unaccessed lot exists aiter

the implemeantation

Cul-de-saclot - Yes Yes
Lot With A High Depth Yes Yes
Irregularly Shaped Lot No No
Lot With Narrow Frontage No No
Lot Lower Than Road Level Yes Yes
Land Use ' Yes Yes

* For the case that land used as commercial areas, etc., is not reflected in the street
“value but in lot evaluation. :

(3 Lot Evaluation
1) © Terminology

Lot

Frontage

Standard lot.

Street value

Part of eniitled site, to which legal rights of use and
benefit, such as leaschold, tenant right and others are
attached,

Side of the lot facing its standard street
-Rectangular lot adjacent at right angles to the street which
is supposed to have the highest value in general usage of

lot.

Utility value of a standard lot which is hypothesized to
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Street order

. Front street

Side street
Back sireet

Large scale lot:

Indexes for lots, etc.

face a sfreet, expressed in value per m2.

Order of street in the list of street values for the lot with
multiple street. - The larger the street value, the higher the
rank. The larger the frontage the higher the rank, when
the street values are the same,

‘Streets with highest street order, among streets with lots

having multiple street faces.
Street which flanks the side face of a corner plot.

Street on to which the back face of a lot is adjacent.

~ Alot which is too large to be accommodated in ordinary

block, and which is or is going to be used as one uniform
lot.

a. Calculations for the original lot and replot is to give per square meter
indexes for each lot and a total index. - :

b. In special circumstances, neighboring lots may be unified and a total
index for the one lot calculated. The per square meter indexes and total
- indexes for each lot are then set to conform to this total index.

Calculation of Lot Indexes

Lots are classified as follﬂWs for per square meter and total index calculations.

Normal lots

Corner lots
Dual frontage lots:

Unaccessible lots:

Lots with only one side facing the street. .

Lots at the intersection of two (2) streets with two (2
sides facing the street. o :

Lots sandwiched between different streets where two
opposite sides of the lot face the street, '

Lots that have no road access.

Caiculations for Normal Lots

a. Calculations for normal lots use the adjacent street value index and make
adjustments as may be necessary. The per square meter index is
calculated and this is multiplied by the lot area to find the total index.

b, When it is necessary to divide a lot into two or more divisions, the index
for each division is calculated as indicated above and the swn of these
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indexes is divided by the area used to find the per square meter index.
The total index is found by multiplying the area by the per square meter
index.

Calculations for Corner Lots

Calculations for corner lots calculate the index as for normal lot

- calculations using the main street and to this the side street index is

added. This is divided by the area to find the per square meter index.
The total index is the value obtained by multiplying the area by the per
square meter index.

The side street additional index is calculated in the following way.

~ (side street additional index) ==  (side street value index) x (side street

frontage) x (side street addition ratio)

The side street addition ratio shall be 0.5 - 1.0.

Calculation for Dual Frontage Lots

a.

Calculations for dual frontage lots calculate the index as for normal lot
calculations using the main street and to this the back street index is
added. This is divided by the area to find the per square meter index. The
total index is the value obtained by multiplying the area by the per square
meter index.

The back street additional index is calculated in the following way.

" (back street additional index) = (back street value index) x (back street

frontage) x (back street addifion ratio)

_ The back sireet addition ratio shall be 0.25 ~ 0.5.

Calculations for Unaccessible lots

Calculations for unaccessible. lots use the street valuc index for the road primarily
used by that lot, to be multiplied by the unaccessible lot adjustment coeflicient
and other necessary adjustment coefficients in calculating the per square meter
index. The total index is the value obtained by multiplying the area for that lot

by the per square meter index.

Adjustment of Indexes

- Adjustments are made to the indexes of lots or parts thereof according to the

following.

a.

Degree of depth of the lot
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The depth coefficient shall be 1.00 ~ 0.80.

b, Cul-de-sac lot _
The coefficient shall be 0.98 ~ 0.95,

c, Unaccessible lot
Thc unaccessible Iot coefﬁ(:lent shall be Q. 90 0.80.

d. “Lot lower than road level _
' The low level lot coefficient shall be 0.95 ~ 0.80.

e. Current state of lot utility
The coefficient of current state of utihty shall be 1.10 ~ 0.80.

£ Lots used as (private) road
" The private road cocffluent shall be 0.30 ~ 0.10.

Calculations for large scale lots

Calculations for large scale lots shall use the weighted average of street length
and its street value on the lot to give the per-square-meter index for that lot. The
total index is the value obtained by multlplymg the area for that lot by the per-
- square- -meter index,

. Determinatioh of Coefficients
a. Depth Coefficient

The depth coefficient is set at a range so as not to be greater than
the unaccessible fot coefficient. This is because, while lots. are
valued according to specific street values, it is inconceivable that
lots adjacent to roads have less utility value than unaccessible lots
using the same road.

Accordingly, the value is set at 1.00 or less, which is the same
range as conditions not adjusted and the unaccessible lot
' coefﬁc1ent :

b Cul-de-sac Coeﬁ" cient

The primary section of cul-de-sac lots are' accessed by a driveway
from the road and therefore have less land uiility value than
normal lots. Even though compared to nonmal lots, the degree of
successive decrease differs to a certain extent according to the
project area, it is thought that generally a 5% degree of
successive decrease is appropriate.
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c. Unaccessible Lots

Because unaccessible lots are not adjacent to road, as long as lots
are evaluated according to street values given to roads, evaluation
using values calculated only with vicinity coefficients and lot
coefficients, but without street coefficient is thought to be
appropriate. However, if this method is simply applied to a given
project area, there is a possibility of the balance of valuation (in
other words a contribution ratio agreeable to the persons holding
rights to the land) being lost. Thus, the street value formula shail
be calculated without the street coefficient, to be multiplied by the
‘unaccessed coefficient. A coefficient of 0.800 has been
determined for this project area.

d. Low Level Coeﬁ“z‘cient

" The lots that are lower than the street level is not as good as for
lots where the level is the same as or higher than the road level
and are suscepiible to damage from rainwater and flooding.
Normally the successive decrease ratio for the cost of lot
improvement should be calculated but as discussed in the
establishment of the unaccessible road coefiicient, the value shall
be set with consideration to the overall land contribution balance.
For this project, the coefficient will be 0.95 when the difference in
the level of the road and the lot is less than 1 m and 0.90 when
the difference is greater than 1 m. :

e. Coefficient of State of Lot Utility

Adjustment for the state of ot use shall be based on residential
lots (the residential lot coefficient shall be 1.00) and the
coefficient for other lots shall be set after comparison to
residential  lots, For  commercial areas, there are extra

* characteristics to the original street value which can be included
in the value of each plot. In the study area, the utility of land is
not established and commercial elements shall be included in plot
evaluation. '

£ Private Road Coefficient

Private roads are for purposes of registration privately owned
(that is, not public), however, they used in the same way as public
roads. The original purpose is for road use and when compared
to general lots in land evaluation under I/R projects, even when
considering the ownership rights, it is projected that the value is
approximately 10% to 30% of that of general lots. The private
road coefficient for this area shall be 0.10 from the point of view
of comparison with other lots and the fact that such lots which
are exempted tax.
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G Calculations of Lot Value
The following symbols are used here.

.Ro, Street value index (points)

R

A . lotarea

! > Frontage of lot

R Depth of lot :

a : Unit land value index per square meter {points)

1% : : Total land value index of plot {points)

K (side) :  Additional vantage ratio by side street

K (back) :  Additional vantage ratio by back straet
m . Depth successive decrease ratio

ny : lsland decrease ratio |

nz ;. Cul-de-sac decrease ratio

n3 . Low ground level decrease ratio

fig . Private road decrease ratio

1) Ordinary lot

_R=-1,000 @ = Rxm

? 1=40m V. = axA
¥ a = 1000x100
A = 1,000
h=5m V. = 1,000 %2,000sqm
2,000 sq.m = 2,000,000 :
4
2) -Corner lot
R, =1000 Vioo= Rpxmxa
— + Ry XxhxK(side)
) 1=40m a - = ¥
: A
h=50m A V. = _.axA .
2,000 sq.m V' = 1,000 x 1.00 x 2,000 m?
+ 900 x50 m x0.5 (side)
v = 2,000,000 + 22,500
/ R = 2,022,500
R, =1,000 K (side)} additional vantage : _
0 = 2:022,500
" 2,000
= 1001
V= 501 X2,000 m?
= 2,022,000
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3) Lot with front and b‘ack streets

R! =1,000 V' = Rl xmxA
? - + RoxixK(back)
, . J=dom @ = v
: A A
h=5m v = aXxXA
2,000 sq.m V' = LODOX1.00 x 2,000 m?
+ 900 x40 m x0.25 (back)

1]

2,000,000 + 9,000

= 2,009,000
LK {back) additional vantage
2,009,000
a = n T
2,000 m
= 1,005
V= 1,005 X2,000m?
= 2010000
4 Isolated lot
R =1,000 a = Rxmxnjp
= axA
a = 1,000x1.00x090
q 1=40m = 900
> Vo= 900x2,000 m?
A = 1,800,000
h =50 ma
2,000 sg.m
5 i. Cul-de-sac lot
R=1000 _ a = Rxmxmn
T lism 5m vV = axA
I a = 1000 x1.00x095
- = 950 o
40m A Vo= 950 x1425m?
= 1,353,750
1,425 sq.m
K

" 1=40m I‘
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5) ii. Ordinary lot ® cul-de-sac lot (separate evaluation)
A =1.000 . 7,250,00 + 1,140,000
b = : F
to=2ml _ 2,450 m
< w a7 | = 976
wom | |, Vo= 976 x2450 m?
1o ' : = 2,391,200
1,250 sq.m’ A, = 1,200 sq.m
'S A= 2.450 sq.m
l* 1,=65m ’1
6) Ordinary lot (low ground level)
R = 1,000 RH=1.5m a4 = Rxmxng
L. = = = : = axA
T F R a = 1000X100X095
= 950
V. o= 950 x2,000 m?
h=580m A "
= 71,900,000
2.000s5q.m _
' : GH=1.00m
h 4
¢ 1=40m > .
7) Super block evaluation :
a = Ro+L ¥Ry + 1, v Ry + s +R 4+
[ 41,041,
R, =1,000 V = axA
1,=200m 1,000 % 200m + 980 % 150m + 950 % 200m + 900 x 150m
- : > R, =000 @ = '
- 200m-+ 150 + 200m + 150m
i, =150m A 1] : '
! 30,000 sq.m 200,000+ 147,000+ 190,000+ 135,000
: | S 0m
v 12 | 672,000
Ry =950 . 700m
[ i: length of road faced by plot = 960 -
V = 960 X 30,000 m?
= 28,800,000

2.5 Draft of Land Evaluation Standard

1. Objective
This standard, based on the (Law Name), determines the land evaluation implerﬁentatibn

method for the land readjustment project implemented by (Developer Name) and has as its
objective appropriate and balanced evaluation.
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Terminology
For the purposes of this standard, terminology shall be defined as follows.

Lot : Part of entitled site, to which legal rights of use and henefit, such as
" leasehold, tenant right and others are attached.

Frontage : Side of the lot facing its standard street

Standardlot Rectangular tot adjacent at right angles to the strest which is supposed
to have the highest valus in general usage of iot.

Street value . Utility value of a standard ot which is hypoihesized to face a street
expressed in value per me.

Street order : Order of st_reet in the list of street values for the lot with multiple street.
- The larger the street value, the higher the rank. The larger the
frontage the higher the rank, when the street values are same.

Front street : Streets with highest strest order, among streets with lots having
muitiple street faces.

- Side street Street which flanks the side face of a corner plot.
Back street  : Street on to which the back face of a lot is adjacent.
Large scale lot : A lot which.is too large to be accommodated in ordinary block, and

" which is or is going to be used as one uniform lot.
Evaluation Method
Lot evaluation shal, in principle, be carried out according e the street evaluation method.
- Roads Assigned Street Values
Street values shall; in principle, be assigned to all roads greater than 4 m in width for traffic of
both vehicles and pedestrians. However, in terms of land utility, this shall include all roads
which are fulfiliing these functions.
Method of Assigning Street Values

a. A street value shall, In principle, be assigned for each block.

b. When it is recognized that there are differences in the condition of lots on the same
block, street values shall be assigned to divisions of blocks.

Street Value Calculations
Street va!ué caicufationsrshali be carried out according to Appendix 1.
Street Value Expression
Street values in the project area shall havé a before project maximum index of 1000 and will be

expressed in the form of a comparative convergion index (hereinafter called the street value
index). ‘
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Indexes for Lots, etc.

a.

Normal lots and replots will have per square meter indexes and total indexes calculated
for each lot.

When necessary, neighboring lots will form one contiguous tot for which a total index
wifl be calcufated, the per square meter index and total index for each lot will then be
determined to conform with this index.

Calcudation of Lot Indexes

Leis are classified as fo!lows for per square meter and total index calculataons

Normal lots : Lots with on!y one side facing the street.

Corner lots : Lots at the intersection of two streets with iwo sides facing the
_ o sireet.

Dual frontage lots : Lots sandwiched between two different sirgets where two

opposite sides of the lot face the street.

Unaccessible lots : lots that have no road access.

Calculations foir Normal Lots

a.

Caiculations for normal lots use adjacent street valﬁe index and make adjusiments as
may be necessary. The per-square-meter index is calculated and this is multipiied by
the lot area to find the total index :

- When it is necessary to divide a lot into twe or more divisions, the index for each

division is calculated as indicated above and sum of these indexes is divided by the
area used to find the per square meter index. The total index Is found by multiplying
the area by the psr-square-meter index.

Calculations for Corner Lots

a.

Calculations for corner lots calculate the index as for normal lot calculations using the
main street and to this the side sireet index is added. This is divided by the area to

* find the per square meter index. The total index is the value obtained by muitiplying

the area by the per-square-meter index.
The side street index is calculated in the following way.

{side street additional index) = (side street va!ue index) x {side street frontage)
X (sude street addition ratio)

The side street additional ratio shall be 0.5 ~ 1.0

Calculation for Dual Frontagé Lots

a.

Calculations tor dual frontage lots calcufate the index as for normal ot caiculations
using the main street and to this the back street index is added. This is divided by the
area to find the per-square- meter index. The total index is the value obtained by
muitiplying the area by the per-square-meter index.

The back street index is calculated in the following way.

(back street additional index) = | {back street value index} x ({(back sireet
frontage) x (back street addition ratio)

The back street additional ratio shalt be 0.25 ~ 0.5,
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Calculations for Unaccessible Lots

Calcutations for unaccessible lots use the street value index for the road pfimari%y used by that
lot, to be multiplied by the unaccessible lot adjustment coefficient and other necessary’
adjustment coefficients in calculating the per square meter index. The total index is the value
obtained by. multiplying the area for that lot by the per-square-meter index.

Adjustment of indexes

Adjustments are made to the indexes of lots or parts thereof according 1o the following.

° Degree of depth of the lot
The degree of depth of shall be 0.80~ 1.00.

. Cul-de-saclot
The cul-de-sac coefficient shalt be 0.95 ~ 0.98.

» Unaccessible lot
The unaccessible lot coefficient shall be 0.80 ~ 0.80.
® Lot !oWer than road feve!

The low lavel lot coefficient shall be 0.80 ~ 0.95.

® Current state of lot utility
The current state of lot utility shail be 0.80 ~ 1.10.

» Lots used as (private) road
The privale road coeﬁicient shall be 0.10.

Calculations for large scale lots

Calculations for jarge scale lots use the weighted average street length and its street of the
street value on the lot, to give the per-square-meter index for that lot. The total index is the
value obtained by multiplying the area for that lot by the per-square-meter index.

t.ot Value Price

a. The lot value price shall be the value produced by multiplication of the lot total index
multiplied with the unit price of the index.

b.  The evaluated price for each plot shall be the sum of the evaluated prices for the lots '
within the plot.

Index Units-

One index unit price shall be determined based on an appropriate price (in other words,
standard price) of a standard lot at project completion.

Mandate

Aside from the designation of standard value, clauses recognized as necessary pertaining to
tand value shall be determined by {organization, committee, authority, etc.).

By-laws

These standards shall become effective from DOMMIYY.
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Appendix 1
_ (_Stree; value) = (street coefficient) + (acceSsi.bility coefficient) + (land coefficient)
(1) Street Coefficient
The street COét'ﬁcicn!; is the .coefﬁciént_expi'essing the utility valuc utility ﬁccording to

the street on to which the lot is adjacent. [t fluctuates according to the systematic
continuity, width, structure and landscaping of the street and is expressed as follows,

strest coefficient =t F(W)+Z X

LF(W) utility value and utility of the lot accor'din.g 1o street traffic

zX utility value of lots according to street spéce and standaid of imp’fovement

! | coefficient expressing the grade of a street in 'ie'rr.ns of street traffic flow

characteristics, systematic and continuity, etc., within the town area road network,
as in Table 4.1.9.

F(W) a function for street width, used to adjust the "t"value according to width
w .
F(w =
(W) W+4

However, W=4 is fpr roads less than 4-m.

X coefficient for lot utility value and utility and state of stféet repair based on street
vacancy, provided in attached Table 4.1.10.

Table 4.1.9 "#" Value

¢ Value Remarks
Arterial Road 15~25 '
Second Arterial Road -1.5-~-25
Distributor - 1220
Access Road : C1.0-~15
Impasse _ 05-~15.
Others

Tabile 4.1.10 "X" Value

X Value Femarks
Pedestrian Path 0.2-20
Side Walk 0.1-03
Landscaped Road 01-~02
Unpaved Road 0.1~ -0.2
Others
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) Accessibility coefficient

The accessibility coefficient cxpresses the benefits brought about by existing traffic,
leisure and public facilities, etc., and can be expressed as a positive or negative value.

Accessibility coefficient = X m.F(s)

m

index sxpressing size of benefits resulting from specific facilittes as in Table
4.1.1.

Fis) index successively decreasing the "m" value according to the distance (s) from
the specitic facility; expressed as follows.
(§-3
F(s)=——=
( S
S effective range 7
n characteristics of successive decrease
5 distance between targeted strest and the specific facility
Table 4.1.11 Standard Values of "'S", "m" and "n"
Facilities s | m [ n | Remarks
Favourable
Transport | . Railway Station 2,500 g1~10 . 1
Facility
Commerci | . Shopping area 2,500 0.3~1.0 1
al Facifity’ | | Market .
Park - 01~02 | - Uniform value all over the
area

3) FLand Coefficient

‘The land coefficient expresses the value for usage condition of the lot itself, cultural
characteristics, safety characteristics and natural environment, efc., and is expressed as
follows.

F(P.Q)

LY

the usage and utility value of lots comprehensively derived from
the standard of improvement for land utility, public facilities

the lot utility value according to the standard of improvement for
culture and health

the general utility of the lot as a basic gfade according to regional
conditions and land utility, shown in Table 4.1.12,
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Table 4,1.12 _ "y Value

i Remarks

Before Land Readjustment 1.0~ 3.0

After Land Readjustmant 1.0~-3.0

the function modifies "u” value depending on effectiveness of lot in land

F(rP.Q)
utllity, disaster prevention and safety resultmg from infrasiruciure
improvement, expressed as follows

F(P.Q) = 1T+ J(P1 Py )x(0,0p)

P, standard ratio of public land (%), the standard value will be 20 - 30

P ratio of public land in the district where the lot is located, (%)

Qo | standard street density (m/ha), the standard value will be 200 - 300

o street density in the district where the lot is located (m/ha)

Y index expfessing value and utility added due to p'hysical conditions such
as improvement of utilities with direct influence on ot utility, shown in
Table 4.1.13. :

Table 4.1.13 "Y" Value
tems Y Remarks
Public Utilities Improvement of Both Water 03-~05

Supply and Sewage
improvement of Water Supply 0.1-0.3
Only :
Qthers
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Volume 11: Replotting Design Method
1. Thai Replofting Methods

In Thailand, agricultural land consolidation projects or agricultural land readjustiment projects
are carried out bascd on the Agricultural Land Consolidation Act. Under this Agricultural
Land Consolidation Act, replotting designs are made and replotting is carried out. This
replotting method, the primary objective of which is the increase of the lot (for agricultural
use) usage value by alfering the plots and regardless of the pre-readjustment and
post-readjustment location and value differences, is the contribution ratio method (which is
termed as the area replotting calculation method in this report). A fixed contribution ratio
(usually less than 7%) is designated and land is replotied in or near the original location with
either road or canal frontage. -

2. Purpose of Replotiing Design

The objective of L/R projects is the integration of the improvement of public facilities and land
exchange, the alteration of plot formations, the creation of a favorable town while increasing the
effective usage of the lot and contribution to the increase of public welfare by way of carrying
out projects for real comprehensive development. This land readjustment project, in order to
realize these objectives, for instance in order to ensure public facilities essential in daily life such
as roads, parks, efc., takes over the original lots and substitutes with lots after the project, in
other words the owners of the land are provided with replotted land. The determination of
these replots is one of the key points in the smooth execution of land readjustment projects.

3. Replotting f)e_sign of L/R Projects in Thailand

The replotting design is to overlay .the total Jand before the project implementation to the land
after the project implementation by changing the lot shape. Replotting is executed by
designation of a replotting system based on the legal system of land rights before the project is
released, then replotted land is acquired at same time, L/R projects are worked out based on
replotting designs as the Thai Agricultural Land Consolidation projects were. It is the
replotting plan that provides the specifics of the replots. The replotting plan comprises the
method of how to decide the Tocation and size of the replots and how they are provided to the
owners of each of the original plots.

Considering agricultural land consolidation projects to date, and current social conditions, two
replotting calculation methods for land readjustment projects in Thailand will be proposed.
These melhods are as follows, :

(.1) Area replotiing calculation method

)] Fixed contribution ratio method (*1)
(the contribution ratio for each lot is the same for the whoie area)

2) Zoned contribution ratio method (¥2)

(the contribution ratio for each lot is the same within a respeciive calculation
zone according to various conditions)
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@ Evaluation replotting calculation method

1) Proportional evaluation type
(the lot is evaluated both before and after readjustment with contr 1butlon ratios
being calculated according to the increase in values for each plot of land)

. Advantages and disadvantages of (1) : :
° The calculation method is simple and clear, making calculatlons quick.
° In the event that there occurs a differénce in value between the various

lots (*1) is meffecuve but (¥2) can be effective if considered in mulupie
units of blocks.

. In the case of (*2), the contribution ratios will plobably be decided by
L/R committee and the far-sighted view method- will be taken. :

. Advantages and disadvantages of (2).

o The calculation method is logical enough to be accepted commonly

. The calculation method is wmparatlvely comphcated taking tlme to

* complete.

. This method is effective for the case whether the pro;ect area is large or
small and whether the difference among land values is large or small.

. Values after project can be projected prior to the commencement of
works. -

No hasty conclusions can be made regarding what kind of replotting calculation method should
be used as characteristics are different depending on the project area and selection of a
calculation method taking into account various conditions is important (creating new calculation
methods as may be necessary if the existing methods prove inadequate for this case). In balance
of contribution ratios, which are designated by the replotiing calculation method, the consent of
the people with rights in the pr()Ject area is the most important point.

Accordingly, replotting calculation methods are necessary whereby land contribution ratios aré
divided up evenly according to the increased usage of the lot resulting froin the implementation
of the project so that the difference in contribution ratios between each lot can be understood by
the people with nghts to the land concerned.
Here, it also becomes necessary to determine the method of equity payment calculations.
. Area replotting calculation method
Half of the difference between the calculated total of levy and compensation are
allocated to the respective lots proportionally in the group of levy or compensauon SO

that the actual total of levy and compensation get balance

In the case of multiple standard land contribution ratios, calculatlons are carried out in
the same way as for the evaluation replotting calculations. :

. Evaluation reploiting calculation method
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The equity is calculated as follows;

S =XEe [ 2Aa; X A, — Ee,

where

s : Amount of equity (Compensation or Levy)

Al :  Area of respective lot before project

a : ~ Unit price per square meter of respective lot befare project
E; : Area of respective lot after project

8; : Unit price per square meter of respective lot after project

3.1  Average Cont_ribution Ratio’

The average contribution ratio for the project area is designated in the project plan. The
average contribution ratio of the project 1mplementat10n area which is designated in the
replotting plan consists of the following.

A Total lot area before the project
B: Total lot after the project

C: Reserved land area

d: Average contribution ratio
where.

Contribution ratio for roads, water ways and parks = I-B/A
Contribution ratio for reserved land =C/A

d=1{B-Cya ... *
There are cases of no reserved land with subsidy.' In addition, lots which are to be
specially designated and lots which are to be adjusted, etc., would not be included to
calculate the average contribution ratio "d" for the replotting design.
3.2 AreaReplotting Calculation Method

¢y Fixed Contribution Ratio Calcuiation Method

This fixed contribution ratio calculation method calculates the replottmg area size using the
average coniribution ratio explained in 2.2.1.

Computed replotting area size "E;" is found from

E. =4 xd
This method is considered appropriate for the projects where there are little public roads prior
to implementation, no differences in the values of each lot and little change in land use after

implementation.

When project plans are carried out using this method, it is not necessary to have the land values
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before and after project for each lot. This is because when replotting is insufficient, equity made
using the value per square meter at the time when the implementation is completed.

(2)  Grouping Contribution Ratio Method

This gnoupmg contribution ratio method is baswally the same as the fixed contribution ratio
method, but according to the fot usage conditions before and afier implementation, contribution
ratios differ among the groups classified in the project area.” Under these conditions, the
replotting calculations are the same as for the fixed contribution ratio method, Here, it goes
without saying that even with replotting area being calculated with contribution ratios being set
by groups, the project area as a whole must match the average contribution ratio.

The conditions for the classification differ according to the specific project implementation area.
The following are examples of the methods.

1)) The project area is divided up into the following three types according to the
existing land use whereby the contribution ratios are set.

. lots without road access
J lots served as private roads
. lots not covered by the above
2) The project area is divided up into the fo]loWing four types according to the land

use after project whereby the land contribution ratios are set.
(normal lot etc. are defined in "3. Land Evaluasion”.)

. replots for normal lot
. replots for corner lot
. replots for lots between different roads
. replots not covered by the above
3 - Land use (commercial, residential, etc.) factor is combined with "2)"

4) A combination of "1)” and "2)” or "I)" and “3)"
5) Others
The contribution ratios are decided as follows.

a) Far-sighted decision by L/R council.

b) Far-sighted decision by a person-familiar with the project area.

<) Decision taking evaluation into account to a certain extent.
{(a modification of the street value method; the contribution ratios are classified
into some groups.)

The eciuity is made calculating the unit price per square meter after project as is the case of (1).

The method of equity caiculation of the above case c¢) is same as the evaluation replottmg
calcutation method.
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33  Evaluation Replotting Calculation Method

The evaluation replotting catculation method attempts to calculate replotting with a value
comparable to the pre-implementation lot expressed as a value using various conditions.
Specifically, it calculates the appropriate replotting area size for each lot while comparing the
total value calcultated from the before and after implementation values for each lot using the
street value. Practically, this value is substituted for an index number and calculated, as
discussed in "Land Evaluation”.

Where

a, : ~ Average index per square meter before project

e, : Average index per square meter after project

Aj : Area of respective lot before project

a : Index based on the unit price of respective lot before project
E; : Area of respective lot after project

e : Index based on the unit price of respective lot after project
d; : Contribution ratio

y : Increase ratio = e, / Gp.coverevnnnens 2

In L/R projects when before and after implementation lot index total are compared, the
following 3 cases result. '

(1)  When the total index number for post-implementation lots is higher than the total index
number for pre-implementation [ots and reservation land is obtained for a part of the
project cost

-~ Ag,<Ee,

E =A(l-d)

€ Sy Y v *3
giving

Ees=Aa,(I-d)y i *4

o =(l-d)y=EeylAay .. *5

o is one coefficient and in this case is called a "proportional coeﬁ“zcierzt".
In fhis case

(I -d)y=¢a >1

Reserved land cé.n be designated within the range of (£ ¢, - Aa ).

{2} When the total index number for the post—implémentation lats is less than the total index
number for pre-implementation lots
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Aao >FEe,
(I-diy=0v <1

The value corresponding to (A a, - E 'e_(_,) is paid as compensation for reduction of value.
In seme cases land for public facilities corresponding to the compensation for the
reduction of value wouid have been purchased in advance to the extent of (4 g, = £

€0)-

When the total index number for the post-implementation lots and the total index
number for the pre-implementation lots are approximately the same and the reduction in
value due to land contribution and the increase in value due to increased land utility are
balanced

-~ Aa, . Ee,
(1 -d)y=0o # 1

In any of the above cases, in order to conform the total index number for the
pre-implementation lots with the total index number for the post-implementation lots,
the index number is found by multiplying the ratio of the total index number for the
pre-implementation lots to total index number for the post-implementation lots by the
index number for the pre-implementation lots. Each lot is provided with replot area size

_corresponding to this right index number.

[} WhenAd a, < E e,

From *3 L Eje;lL Aja;=(l-d)y=u
L Ejej=0 L A;aq
E;=0 Aja;le
di=1-EjlAj=1-a;0 /¢

Accordingly, the contribution ratio for each lot fluctuates according to the increase ratio
of respective lot (y; = ¢; / a;). The higher the index number (e;) at the replotted
location, the higher the land contribution ratio.

2) WhenAg,>Be,=Ee,

As previously mentioned, the increases corresponding to the contribution ratio is not

expected and compensation is to be paid for the reduced lot value.

The index number corresponding to the compensation for reduced lot value for each lot
is found using the following formuia.

rp={(Aa,-Ee,)! Aa,)-A;a, .
r; . Index of the compensation of 4;
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The replotting area and the contribution ratio are calculated in the same way as 1).
3) WhenAa,x Bey,=Ee,
The replotting area and the contribution ratio are calculated in the same way as 1).
In this case, because

(I-d)y=a=l
There is no profit distribution from the project.

The contribution ratio of the lots where ¢; = a; is 0 (zero) and only the lots where ¢; >
a; are to have contribution to the extent of their increases.

Draft of Replotting Design Standard
1) Evaluation Replotting Catculation Method
(Objective)
1. This'sténdard airﬁs to provide an appropriate replotting design for the replotting
design of ((Project Name)) land readjusiment project implemented by
((Developer)} by way of determining necessary issues.
{Standard time of replotting design)

2. The reblotting is carried out for the lots existing at the project approval date
{hereinafter called the "Standard Day").

The tollowing change after the Starting Day may be taken into account on condition
-that there are no ill effects to other lots.

- Private land changed from public land
- Public land changed from private land
- Land remarkably changed in land use or environment
- Subdivided or consolidated land with application or registration on the righis or
disposition
- Land with aiteration of the original application or registration
(Original lot area size)
3. . The original lot area size and lot area size forland with rights other than
ownership rights, which are the basis for carrying out the replotting design,
_ shall be the area size recorded In the land registration.
(Replotting design method)
4, Replotting' design shall use the evaluation replotting calculation mathod.
- (Evaluation standard)

5. The standard for evaluating the pre-readjustment.lots and post-readjustment
lots shall be determined separately consulting with {(Council)}.
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(Replmting location)

The repfotting location shall, in principle, be in the originat lecation or within
close proximity of the original location.

(1) When reploiting cannot be carried out in the original location or its
proximity because of iand for use by newly constructed public facilities
brought about by the implementation of this project, rep!ottmg will be
catrried in a different location.

(2) For lots that are smaller than the original- lot area size, the replot

location- shall be determined with consideration of the usability’
conditions. :
(Replot area size)

The replot area size is determined using the area size produced by the
following formuia as the standard.

g . Aal-dy
] éi
E; : Area of replotting lot
e : Index of unit price of lot after project
A; : - Area of original lot _
a; : index of unit price of lot before project
q : Average contribution ratio
¥ : Average increase ratio

The area of replots Whlch have speCIaI des:gnatlons can be determined with

~ gconsideration to the jand use conditions.

{Replot shape)

The standard shape of replots will be rectangular and will be determined with
consideration to the original tand use conditions. However, in case that street
shape and the inter-reiationships with other lots' should requ:re special
cons:deratlons the above may rot be appllcable

(When replots are not designated with the consent of the owners)

For the lots where the owners (including holders of rights fo use or profit from
the original lot) make the application or consent, replots may not be
designated. ‘

{Replot correspondence)

Replotting, considering the uniformity of the orginal lots, will in principle
designate one replot area. However, when if is judged that one conliguous

“replot for original lots that are not uniform or muitiple replots for original

contiguous lots is appropriate, replots can be designated in such a way.

(Other necessary clauses)

" Other than the determination of these standards, other clauses necessary to

the replotting design are determined separately by the implementation party.
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Aroa Replotting Design Method

Replotting design standards for the area replotting design method are basicatly
the same as for the evaluation replotting design method for replotting design.
However, 4., 5. and 7. should be replaced with the following;

{Replotting calculation method)

4, Replotting calculations in the replotting design are according to the area
replotting design method.

{Evaluation standard)

5. Excluded. However the grouping contribution ralio method is exception and
same as the evaluation replotting method.

{Replot area size)

7. The replot area size is calculated with the following formula according to the
contribution ratio determined elsewhere;

(Replotting area) = (Original lot area) x [ 1 - (Coniribution ratio)]
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Volume I  Preliminary Replotting Plan for the Planning Area
1. - Issues of Preliminary Replotting Plan

The present conditions of the planning area are described in "Part lli, Volume HI - 2.1 Existing
Conditions of Planning Area.” The land use plan has been formulated considering on-going
projects such as the express way, skytrain, Royal City Avenue, et cetera,

The following charaétcriﬂics of the preliminary replotting plan are summarized and take the
present conditions and the preliminary implementation plan into cousideration, including
evaluation of land which is one of the preparatory conditions for the replotting design.

- Evaluation of land including setting of street value
: (There is little public land in the planning area for standard.)
- Balance of replotting location and contribution ratio

- Correspondence between replotting and block plan
- Condition of excessively smail lots and the countermeasure in replotting

2. Correspondence between Original Plots and Replots
2.1  Correspondence between Areas of Original Plots and Replots

The replotting plan is to be carried out considering the present conditions, especially the mega-
projects.

(I)  Land use plan

The land use plan is shown in “Part HI, Volume 11 - 2.2 Development Framework and Land
Use Plan."”

(2) . Contribution ratio

The average contribution ratio studied in the previous chapter is to be basis for the preliminary
* replotting.

3) Standard land area

Formally the standard land areas are to be evaluated lot by lot because registered land area and
actually surveyed area are usually different. However, the area by zone measured in the map
~with a scale of 1:4,000 used because this is the preliminary stage for selection of the
impiementation area, and the land survey has not been accomplished as yet. The zones have
‘been divided first from the east and west by the SRT site including Royal City Avenue, and
secondly from the north and south by Rama 9 road.

2.2  Results of Preliminary Replotting Plan

The results of the preliminary repldtting plan are shown in Tables 4.3.1 to 4.3.3. The sireet
value and the method of land evaluation for replotting is in accordance with “Land Evaluation.”
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Table 4,3.1 licrease Rétio_ and Index.

Before Replotting After Replotting Gontri- - | !ncrease | Index 2
| bution | Ratio"1
. Rate (%) _

Original @ 3 Replotted @ 3
: Area | Area -
Land for 550,800 700 499,100 1226 94 1 1751
Public Use o ' : :
Private 1,793,200 - 594 1,152,000 1,205 35.8 2.028
Land '

Priv'gte (1,738,890) (612) {1,162,000) | (1,205) (33.7) 1| (1.969) (1.304)
Lots 4

Private - {54,400) (64) - . ' .

Roads 4 o o :

Total 2,344,000 617 1,651,100 | 1,213 20.6 1966 | - 1.384
Reserved 99,900 1,213 -

Land

@ beiore replotling
@ after replotling

* .
1 Increase Ratio =

'2 Index = [i- (contributibn raﬁo)] X (increase ratio)
'3 @ : Index calculated by evaluated land value per square meter before and after replotting

4 Private lots and private roads are breakdown of private land,

Table 4.3.2 Increase Ratio and Contr_ibution Ratio by Zone
(Lands for public use are not included)

Before Replotting After Replotting Increased Contribution
Ratio Ratio (%)
Original Area | @ Replotted @ :
Area : .

Zone 1 397,500 - 730 283,100 - 1,327 1.818. 28.8
Private lots (374,000) (772) {283,100) {1.719) (24.3)
Private roads {23,500) (75) - - - -

Zone 2 ' 391,800 545 - 254,300 1,093 2.006 35.1
Private lots (389,800) | (548) (254,300) _ {1.095) | (34.8)
Private roads {2,000) (45) R - - -

Zone 3 459,400 B60 284,900 1,175 2.008 38.0
Private lots (457,600) (562) (284,900) (2.091) (37.7)
Private roads {1,800) (44) - - ' ' '

| Zone 4 544,500 564 328,700 1,205 2137 304
Private lots | (517,400) {520} {329,700) {2.042) (38.3)
Private roads (27,100) - (57) - - - -

Total 1,793,200 - 596 1,152,000 1,205 - 2.022 35.8
Private lots (1,738,800} (612) | (1,152,000) {1.969) (33.7)
Private roads (54,400) (64) - - - -
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Table 4.3.3 Allocation of Reserve Land (Land for public use are not included)
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Block Area Replotted Reserve Remarks
Area Land
Zone 1 298,300 283,100 15,200
Zone 2 241,000 254,300 - 13,300 No reserved land
Zone 3 317,500 284,900 32,600
Zone 4 395,100 329,700 " 65,400
Total 1,251,900 1,152,000 99,900

2.3 Issues and Discussions on Correspondence between Original Plots and Replots

Distribution of land prices in the planning area is shown as- official land prices by the Land
Office and the results of the second survey, which indicates the large difference of the price
between the lands along Rama IX Road and to the backside. If this difference is directly
associated to the land evaluation, the allocation of contributions will be inequal.

Generally speaking, objectives of land evaluation of land readjustment, taxation and trade are
different from one another. The main objective of land evaluation of land readjustment lies in
evaluating the. value of various lots before and after the project, comparing the value at various
times, as well as finding an appropriate increase ratio in a wide project area. It also aims to
. provide a mutual and equitable evaluation of the land and rights of people concerned, evaluating
increases in values and fair allocation of created benefit in a framework of established
conditions. From a view point of balancing of street values in the area, land evaluation of land
readjustment, taxation and trade should not differ much from one another.

The preliminary land evaluation and replotfing are studied by zone as follows:
(1) Zonetl

A 20 m wide private road is running from Rama IX Road to the north io National Housing
Bank and TV 9. The part along this road has been densely developed for shops and housing,
whose lot sizes are as small as about 100 m?. Contribution from smail lots would make it
difficult to maintain the present use condition. Besides, no place could be found for replotting
in the other zone. Therefore these existing small iots will be replotted to the ongmal location
without contribution. The block plan should reflect the above condition.

Taking the land use after the project as commer(;lal, the increase rate of land usability will be
low and the coniribution ratio will be small.

As shown in Table 4.3.3, the reserved land was calculated 15,000 m2, however this will be very
difficult to actualize without contributions from the developed smatl lands.

Zone 1 will not be advantageous for land readjustment as there are many existing buildings,

developed small lands which require compensation, and because a lot of access roads will be
.required in the developed area.
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(2) Zone 2
"The land for future wOrkshop of the Skyirain is excluded from replotting.

In this zone there are few roads or existing buildings, so the average land value is low. The
future land use of the area along Rama 9 road is planned as commercial and the other area as
residential for the next five years. The contribution ratio for public land in this zone is
calculated as high as about 38 % for wide roads, retention area and a park, compared to the
other zones. The evaluated land value is low because most area is for residential use. The
replotting area will be larger than the area of blocks as shown in Table 4.3.3. Therefore about
13,000 m2 should be replotted to the other zone and no reserved land will be secured in this
zone. As a matter of fact, replotting to the other zone will be difficult from the principle of the
equal land value and characteristics before and after replotting. It will also be difficult to
explain and convince the land owners that the land is the same as before and after replotting if
the replotting location is apart from the original. :

Therefore, decreasing public land contributions will be required (such as makmg roads more
narrow and parks smaller) in the implementation design.

There are 15 large land owners with an average landholding of about 11,000 mZ, and others
with an average of about 600 m2. This should be taken into consideration for block designs and
replotting.

(3)  Zone3

There are some buildings, and small roads, but many large lots of more than 1,000 m? in Zone
3. The areais divided north and south by the Khlong Kamen, The evaluated land value of these
two areas differs significantly. It is roughly estimated that the contribution ratio of the area
south of the Khlong Kamen should be 10 to 15 % and that of the north area by 45 to 55 %. In
this case replotting to the original location should be important.

Care should be taken to the lots adjoining the SRT and ETA land to ensure having an access
road.

4) Zone 4

Disordered development is in progress west of Zone 4. In the developed area coxhpen_sat_ion for
the existing buildings and correspondence of replotting should be considered for road design,
nevertheless removal of many buildings will be required.

The land for public use such as SRT, ETA, a pritnary school, etc., forms about 20 % of Zone 4

No contribution will be taken from the land for public use, which should be taken into
consideration in the block design and replotting design.

IV-1Ii-6



Part IV.
Heplottmg System and Design/Plan

| | Volume V.
| Replottmg Desugn for the Project Area






Tho My on, Applialivn Shere o dand Bradjisimant, i, Takvnal Unon Buodspanent, T : Jinal Popost

Volume IV. Replotting Design for the Project Area

1. Introduction

Replotting Design for the project arca (85 ha) shall be formulated in accordance with the
following procedure.

» Preparation of Replotting Design
o Land Evaluation
® Replotting Design

Each standard of evaluation, replotting, calculation method, and street value land evaluation
method which have been examined and proposed in Volume 1 and Volume 2 of Part V, shall be
adopted for the replotting design of the project area.

Numeric value of each coefficient shall be prepared by an output data of the topographic survey,
implementation plan, and site survey for replotting.

2. Preparatory Work for Replotting Design

2.1  Determination of Original Land Area Before the Project

The data of the original land area before the project sourced by the Land Department (CVA) of
the Ministry of Interior which is described on the certificate of land title shall be adopted.

However, the data differs from the area size of the cadastral map. Although the data which are
described on the certificate comes before the cadastral map data.

2.2 Cadastral Map
The cadastral map in the project area before the project is shown in Figure 4.4.1, and is
prepared based on the output of the topographic survey which was carried out before the L/R

project plan formulation and mapped at a scale of 1 to 1000. The location of lots before the
project, lot shops, lot number and ots, and project area boundary are described on the map.

2.3 Block Map

The block plan map shown in Figure 4.4.2.and the map showiﬁg the block. plaﬁ overlaid to the
cadastral map shown in Fi lgure 4.4.3, is prepared for the repIottmg design with a scale of 1 to
1000.

2.4  Setting Up of Planning Standards for Replotting

2.4.1 Land Evaluation Standards

Land evaluation standards for the project area which has been examined and proposed in the
course of previous volumes, is stipulated as follows.
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Figure 4.4.3 - Map Showing the Block Plan and Cadastral Map

MAP SHOWING THE BLOGK PLAN AND CADASTRAL MAD S —
Draft of Land Evaluation Standard
1. Objective
This standard, baéed on the {Name of Law)}, determines the land evaluation implementation
method for the land readjustment project implemented by (Developer Name) and has as its
objective appropriate and balanced evaluation.
2. Terminology

For the purposes of this standard, terminology shall be defined as follows.

. Lot : Part of entitled site, to which tegal rightsof use and benefii, such as
leasehold, tenant right and others are attached.

Frontage : Side of the lot facing its standard street

Standard ot~ : - Rectangular lot adjacent at right angles to the street which is supposed
: to have the highest value in general usage of lot.

Streetvalue : - Ulility value of a 's_tandard lot which is hypothesized to face a street,
expressed in value per m2.

Strestorder . Order of street in the list of street values for the lot with multiple street.

The. larger the street value, the higher the rank. The larger the
frontage the higher the rank, when the sireet values are same.

IV-1V-3



The Sy on Applation, Schons of banck Reccfushnent in, Nohonal Wobain Broeopmin; Mol : Tonal, Bepont

Front street : Streets with highest street order, among streets with lots having
multiple street faces.

Side street : Street which flanks the side face of a corner plot.
Back street : Street on to which the back face of a lot is adjacent.
Large scale ot : A lot which is too large to be accommodated in ordinary block, and

which is or is going to be used as one uniform lot.

Evaluation Methéd

Lot evaluation shall, in principle, be carried out according to the street evaluation method.

Roads Assigned Street Vaiues

Street vaiues shall, in principle, be assigned to all roads greater than 4 m in width for traffic of

both vehicles and pedestrians, However, in terms of land utility, this shall include all roads
* which are fulfilling these functions.

Method of Assignihg Strest Values

a. A street value shall, in principle, be assigned for each block.

b. When it is recognized that there are differences in the condition of lots on the same
block, street values shall be assigned to divisions of blocks.

Street Value Catcﬁlétidns

Street value calculations shall be carried out according to Appendix 1.

Street Value Expression

Street values in the project area shall have a before project m.aximum index of 1000 and will be
expressed in the form of a comparatwe conversion index (hereinafter called the street value

index).

Indexes for Lots, etc.

a. Normal lots and replots will have per square meter indexes and total indexes calcula!ed
for each lot.
b. When necessary, neighboring lots will form one contigubus fot for which a total index

will be calculated, the per square meter index and totai index for each lot will then be
determined to conform with this index:

Calculation of Lot Indexes

Lots are classified as follows for per square meter and total index calculations.

Normal lots : Lots with only one side facing the street.
Corner lots : Lots at the Intersection of two streets with two sides facing the
street.
Duat frontage lots : Lots sandwiched between two different streets where iwo
- opposite sides of the lot face the street.

Unaccessible lots : Lots that have no road access.
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Calculations for Normal Lots

a. Caleulations for normal lots use adjacent street value index and make adjustments as
may be necessary. The per-square-meter index is calculated and this is multiplied by
the lot area to find the total index

b. When it is necessary to divide a lot into two- or more divisions, the index for each
division is calculated as indicated above and sum of these indexes is divided by the
area used to find the per square meter index. The total index is found by multiplying
the area by the per-square-meter index.

Calculations for Corner Lots

a. ~Calculations for corner lots calculate the index as for normai lot calculations using the
main street and to this the side street index is added. This is divided by the area to
find the per square meter index. The total index is the value obtained by multiplying
the area by the per-square-meter index.

b The side street index is calcutated in the following way.

{side street additional index) = (side street value index) x {(side street frontage)
X (smde street addition ratio)

The side street additional ratio shall be 0.5~ 1.0.

Calculation for Dual Frontage Lots

a. ‘Calcitations for dual frontage lots calcutate the index as for normal lot calculations
using the main street and to this the back street index is added. This is divided by the
area to find the per-square- meter index. The tofal index is the value cbtained by
multiplying the area by the per-square-meter index.

b. The back sireet index is calculated in the following way.

{back strest additional index) = {back street value index) x (back street
frontage) x {back street addition ratio)

The back street additional ratio shall be 0.25 ~ 0.5.
Calcutations for Unaccessible Lots
Calculations for unaccessible lots use the street value index for the road primarily used by that
lot, to be multiplied by the unaccessible fot adjustment coefficient and other necessary
adjustment coefficients in calculating the per square meter index. The total index is the value
obtained by multiplying the area for that lof by the per-square-meter index,
Adjustment of Indexes

Adjustments are made to the indexes of lots or parts thereof according to the following.

- Degree of depth of the lot
The degree of depth of lot shall be 0.80 - 1.00.

. Cul-de-sac lot
The cul de-sac roeﬁlcaent shall be 0.95 -~ 0.98.

. Unaccessible lot
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The unaccessible lot 'coefficién't shall be 0.80 - 0.90.

. Lot lower than road leve!

The low level lot coefficient shall be 0.80 ~ (0.95.

e Current state of lot utility
The current state of lot utility shall be 0.80 - 1.10.

. Lots used as (private) road _
The private road coefficient shall be 0.10.

Lot Value Price

a. - . The lot value price shali be the value producéd by muitiplication of the lot total index
multiptied with-the unit price of the index.

h. The evaluated price for each plot shall be the sum of the evaiuated prices for the lots
within the plot.

Index Units

One index unit price shall be determined based on an appropriate price (in other words,
standard price) of a standard lot at project completion.

Mandate

Aside from the designation of_s:ahdard value, clauses recognized as necessary psriaining to
land value shall be determined by (organization, comrmittee, authority, etc.).

By-laws

These standards shall become eifective from DD/MM/YY.

Appendix 1

1)

(Street value) = (streét coefficient) + {accessibility coefficient) + (fand coefficient)

_Street Coefficient

The street coefficient is the coefficient expressing the utility value utility according to the street
on to which the lot is adjacent. It fluctuates according to the systematic continuity, width,
structure and landscaping of the street and is oxpressed as follows.

street coefficient tF(W)+ X

t-F(W) : utility value and utility of the lot according to street traffic

X : utility value of lots according to street space and standard of improvement

t : coefficient expressing the grade of a street in terms of street traffic flow
characteristics, systematic and continuity, etc., within the town area road network,
as in Tabla 4.4.1,

F(W)  afunction for street width, used to adjust the "t"value according to width
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F =
W) W+4

However, W=4 is for roads less than 4 m.

X 1 coefficient for lot utility value and utility and state of street repair based on sirest
vacancy, provided in attached Table 4.4.2.

Table 4.4.1 "t Value

¢t Value Remarks
Arterial Road 2.0 Rama IX Road
District Road 14-16 |
Distribution Road 1.2~1.3 '
Access Road o 10~-1.2
Impasse 05-~1.0

Tabie 4.4.2 "X" Value

X Value Remarks
Pedestrian Way _ 0.20 ' Width > 3 m
- 010 Width<3m
Canal - . 01
Unpaved Road 1.0

Accessibility coefficient

The accessibility coefticient expresses the bsnefits brought about by existing traffic, leisure and

- public facilities, etc., and can be expressed as a positive or negative value.

Accessibility coefficient = Zm- F(s)

m : index expressing size of benefits resulting from specific facilities as in Table
4.4.3. '
CF(s) index successively decreasing the "m"”valug according to the distance (s) from

the specific facility; expressed as follows,

(S—-s5)"
Fl{§) = —Ln
() 5

§ - effective range . .
n - characteristics of successive decrease
Ry distance between targeted street and the specific facility
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Table 4.4.3 Standard Values of "S", "m' and "n"

Faci!ities l § ] m ! " | Rérharks

Favourabte :

Transport | . Railway Station 2,500 0.6 1
Facility

Commerci | . Shopping area 2,500 0.3 1

| al Facility . Market

Park

. 0.1 - Uniform value all over the
area

(3)

Land Coefficient

The land coefficient expresses the value for usage condition of the lot itself, cultural
characteristics, safety characteristics and natural environment, etc., and is expressed as
follows. ' : :

F(P.Q) : the usage and utility value of iots comprehensively derived from the
standard of improvement for land utility, public facilities

Ty : the lot utility value according to the standard of improvement for
culture and health

u o the general utility of the lot as a basic grade according to regional.
conditions and tand utility, shown in Table 4.4.4. .

“Table 4.4.4 "u"” Value

U - Remarks
Before Land Readjustment 1.4~20 '
After Land Readjustment 2.0
F(P,0) - the function modifies 'u" value depending on effectiveness of lot in

land utility, disaster prevention and safety resulfing from infrastructure
improvement, expressed as follows

F(P,Q) = 1 J(P/RYX(Q]0y)

F, : standard ratio of pubfic land (%), the standard value will be 20 - 30

P : ratio of public land in the district where the lot is located, (%)

0, : standard street density (mvha}, the standard vaiue will be 200 - 300

Q : street density in the district where the fot is located {mv/ha)

Y : index expressing value and utility added due 1o physical conditions stich
as improvement of utilities with direct influence on lot utility, shown in
Table 4.4.5.
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Table 4.4.5 "Y'" Value

ltiems Y Remarks
Pubtic Utilities improvernent of Both Water 0.3 B
Supply and Sewage
Improvement of Water Supply 0.1
Only
i Others

Table 4.4.6 Adjustment Coefficient

Existing land use Adjustment cosfficient

Commercial 1.1
Housing 1.0
Swamp 0.8
Others " 0.8

242 Replotting Design Standard

Replotting design standard for the project area which has been examined and proposed in the
previous Volume shall be formulated as follows, and the evaluation, replotting calculation
method is adopted for this replotting design.

Draft of Replotiing Design Siandard

1)

Evatuation Replotting Calculation Method
(Objective)

1. This standard aims to provide an appropriate replotting design for the replotting design
of {(Project Name)} land readjustment project implemented by {{Developer)) by way of
determining necessary issues.

{Standard time of répl_oi‘ting design)

2. The replotting is carried out for the lots existing at the project-approval date (hereinafter
called the "Standard Day"}. '

The _followirig change after the Starting Day may be taken into account on condition
that there are no il effects to other lots. - '

- Private land changed from public land
Public land changed from private land
Land remarkably changed in land use or environment
- Subdivided or consolidated land with application or registration on the rights or
disposition
Land with alteration of the original application or registration

. .(Original lot area size) .

3. The or'iginal lot area size én_d lot area size for land with rights other than ownership
rights, which are the basis for carrying out the replotting design, shall be the area size
recorded in the land registration. ‘
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(Replotling design method)
4, -Heplotting'design shall use the evaluation rep'lottin'g calcuiation method.
{Evaluation standard)

5. The standard for evaluating the pre-readjus{ment lots and post-readjustment lots shall
be determined separately consulting with ((Council)).

{Reploiting location)

6. The replotting location shall, in principle, be in the original location or within close
proximity of the original location.

(1) When'replotti'ng cannot be carried out in the original Idcation or its' proximity
because of fand for use by newly constructed public facilities brought about by
the implemsntation of this project, replotting will be carded in a different
location. '

2) For lots that are smaller than the original lot area size, the _rep!ot location shall
be determined with consideration of the usability conditions.

(Replbt area éizg) .

7. The replot area size Is determined using'the area size produced 'by the following
formula ag the standard.

B = Aa(l-d)y

€
E, Area of replotiing lot -
2 Index of unit price of lot after project
A Area of original lot -
aq, index of unit price of lot before project
d Average contribution ratio
¥ Average increase ratio

The area of replots which have special designations can be determined with
consideration to the land use conditions.: _

{Feplot shape)

8. The standard shape of replots will be rectangular and will be determined with
consideration to the original fand use conditions. However, in case that street shape
and the inter-relationships with other lots should require special considerations, the
above may not be applicable. '

(When replots are not designated with the consent of the owners)

9. For the lots where the owners (including holders of rights 1o use or profit from the
ariginal lot) make the application or consent, replots may not be designated.

{Replot correspondence)
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10. Aeplotting, considering the uniformity of the original lots, will in principle designate one
replot area. However, when it is judged that cne contiguous replot for original lots that
are not uniform or muitiple replois for original contiguous lots is appropriate, replots can
be designated in such a way.

{Other necessary clauses)

11. Other than the deiermination of these standards, other clauses necessary to the
replotting design are determined separately by the implementation party.

3. Land Evaluation
31  Preparation Work and Land Evaluation

Precondition of advantage and disadvantage factor for the land evaluation in the project area
(85 ha) shail be examined as follows.

(1) Land use

2) Public facilities survey for setting-up of strect value
(3)  Environmental characteriéﬁcs

3.2 ALand Evaluation

3.2.1 Street Value Calculation

Project area roads and roads .outside the project area along the project arca boundaries
influencing utility, disaster prevention and safety of the area will be included in calculations for
that area. In addition, the previously mentioned effective usability, disasier prevention and
safety of the lot will be judged in total and regardless of whether public or private road, all
roads will be added to the street density and public land ratio.

. Before Readjustment

107,849 ni?
4410 m

Public Jand area (m?)
‘Road length {m)

S|

public land area(m’)

- =X 100
calculated project area{m” )

K

107,849
884,785

- 12.(%)

road length(m)
calculated project area(ha)

4,410
88.4785

= 50 (mlha)
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F(P.Q) = [+ J(12125)%(507250)
= 1.31
. After project
Public land area (m#)= area of public land roads, canals, parks
= 276,906 m?
Road length (m}= Length of planning roads, etc.
= 13,290 m
P . 2
p _ public la.r;d area{m”) % 100
calcwlated project area {(m* )
_ 276,906 % 100
884,785
= 31%
road length{m)
0 _ g
calculated project area(ha}
. B
88.4785
= 150 (miha)
F(P.Q) = 1+ 4/(31/25) x (150/ 250)
= 1.86

After the calculation of strect values, maximum street values before the project represents and
index number and defines 1000 indices. Any other street index is calculated by comparing with
the maximum street index as shown in Figure 4.4.7, Figure 4.4.8 and Table 4.4.7 and Table
4.4.8.

Table 4.4.7 Street Index of Maximum, Minimum and Mean

Max. Rate Min. Rate Mean B Remarks
Before the project 1,000 606 747
After the project 1,316 1,070 1,183

Tabhle 4.4.8 Coefficient for Street Yalue

Street Coefficient ACCGS:‘:‘,I%JIth Land Coefficient Remarks
o Coefficient o

Before the project 30.81% 5.57% 57.62%

After the project 24.09% 7.40% 68.51%
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Figure 4.4.4 - Width of Road Before Replotting
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Figure 4.4.6 - """ Value Before Replotting
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Figure 4.4.8 - Accessibility Coefficient Before Replotting 3
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Figure 4.4.9 - Accessibility Coefficient After Replotfing
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Figure 4.4.10 - Index of Street Value Before Replotting
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Figure 4.4.11 - Index of Street Value After Replotting -
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3.2.2 Land (Individual lot) Evaluation
Evaluation of individual lots is conducted by using the street value to find equivalent areas and
the standard unit price, and adjusiing according to the individual characteristics of each lot to
find the value for that particular lot.
The evaluation of individual lots is expressed using the following formula.

(street value) x (adjustiment according to individual factor of each lot)
Exceptionally, land for the Expressway and land for the Skytrain take measures that the land

value evaluates 50% of a normal lot as a result of the land value calculation summaried in Table
4.4.9 and Figure 44,13,

3.2.3 Block Evaluation After the Project
Block Evaluation after the project is calculated in accordance with proposed Land Evaluation

‘Method shown in Table 4.4.10 and Figure 4.4.14.

Table 4.4.9 Summary Table of Land. Evaluation

Lot Area (m2) @/m2 index Remarks
[ 9-H 24,849.60 1,075 26,708,560
9-K 24,819.80 940 23,319,168
10-J 2,124.00 367 779,508
14-G 16,062.00 916 16,541,812
15-A 39,374.00 653 25,699,308
15-8 ~ 86,448.00 597 51,606,714
15-C 123,766.00 607 75,060,414
[ 15-D | 103,588.00 ‘558 | 57,849,224
16-G 8276440 621 32,701,087
16-1 33,200.80 533 17,743,996
16-J . . 53,543.60 680 . 36,414,066
| 18-K 59,700.00 585 34,041,140
16-L 38,780.00 ' 663 _ 25,711,140
Total 660,008.20 643 | 424,175,227

Table 4.4.10 Block Evaluation Table

Subject Area (m?)° - @m? Total Index
468,031.00 1.267 592,004,534
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4. Re’p!otting Design

4.1 Preparatory Work for Replotting
(H Excéptional Measure
Public transportation projects, the Expressway and the Skytrain have been planned to
align in the project area arid commercial complex facility, (Royalz City Avenue) have also
been developed. In this regard, it is predicted that the function of those facilities would
be decreased by a normal replottmg measure. Therefore, those lands shall be taken as an
exceptional measure, -
2 - Reference of Replotting Design Data
Nurmeric data for re'plmﬁng design is described befow.
s Averagc Contribution Ratio
(1 - (Total private land area after the project/T otal private land area before the
project) x 100 : :
= (1 -437,732/660, 0{)9)) x 100
= 33.7%
° Private land value index per sgm. before the project
is 643 indices sourced from calculation result of land evaluation before the
project.
. Private land value index per sqm. after the project
is 1263 indecies sourced from calculation result of block evaluation.
. Increased ratio and proportional coefficient of private land.
Table 4.4.11 Increased Ratio and Proportional Coefficient
Before the Project Afier the Project Contribution ‘I_n'creased Proporiional
Area m2 @ | Replotting @ Ratio Ratio | Coefficient-
Area {%). .
Private land 660,009 643 437,732 1,267 33.7 1.97 1.306
Reserve - - 30,300 1,267 - - -
land : _
Exceptional 173,306 - - 139,847 - 19.3 - -
land '
Total 833,405 - 607,879 - - -
* @ defines value index per sqm. .
* Increased ratio shall be calculated that @ after the project devides @ before the project.
* Proportional coefficient shall be calculated (1 - average contribution ratio) x Increased ratio.
" Excepfional land represents land belong to Expressway, Skytrain, Royal City Avenue and SRT.

because area data on the ceriificate of [and title come befcre.

IV-1V-18
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Figure 4.4.12 Replotting Design Procedure
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. Standard index replotting lots

Standard index of replotting lots shall be calculated for the land value index
before the project times the proportional coefficient.
4.2 Reploiting Design
A replotting exercise in the project area is carried out to refer to the "preparatory work for
replotting design" of the above-mentioned according to the following procedure.
4.2.1 Location of Replot

"The location of a Replot in the project area, is 1o consider ifs origin of allocation with geological
and social considerations. Following points are taken in account for,

e Lot of Expressway, Skytrain, Royal City Avenue and SRT shall be replotted to original
location,
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Between last side of Royal City Avenue Axis in the project arca and that of west side
shall not be replotied.,

Lot of reserve land shall be replotted along the arterial road for smooth disposition.

4.2.2 Replotting Exercise

Replotting exercise is carricd out utilizing output of location of replot as shown in Figure

4.4.14 1o Figure 4.4.17.

4.2.3

Output of replotting design in the project area is tabulated as shown in Table 4.4.12.

Summarization of Replotting Design

Tabie 4.4.12 Summary Table of Replotting Design

Land before the Project Land after the Projsact Remarks
Area Total index Replot Area Total Value
Index

Public Land 24,680 - 250,100 -
Private Normal land 319 lots 192 lots Contribution
land 660,008 553,972,844 437,216 553,995,406 22562

Exceptional

land 173,396 - 139,847 -

Reserve land - - 30,922 -

Total 858,085 858,085 -

Total index before the project area means a total standard index to replot.
Error of reserve land area beiween impiementation plan and replotting design is caused by the
calcutation that increase ration and proportional coeflicient is calculated to round four decimals

down.

Public fand area after the project with Implementation Plan is 250,208 m? and that of area with
replotting design is 250,106 me.
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Figure 4.4.13 - Individual Lots Evaluation before Evaluated Replotting
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Figure 4,4,14 - Block Evaluation after Replotting
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Figure 4.4.15 - Replotting Design Area
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Figure 4.4,17 - Location and Area of Reserve Land
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Figurc 4.4.18 - Contribution Ratio by Block
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