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FINAL REPORT COMPOSITION

The Final Report is composed of the following rcports:

1. SUMMARY REPORT .

2. MAINREPORT- _ '
3. KASIBA Project Guidelines & Manual for Practical Procedure
4. Basic L/C Guidelines & L/C Project Implementation Manual

This Report is the Basic L/C Guidelines & L/C‘ijcc:t Implcmentation Manual.
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1. Introduction
- (Background)

Land consolidation (L/C) projects in Indonesia have been broadly implemented all over the
- country since 1980. - These L/C projects were implemented mainly for the purpose of land -
tenure arrangement and land use management rather than m[‘rastmcture lmprovement

Although most of the urban L/C prolects already nnplemented have not suf‘tlctently
contributed to the urban environment improvement through infrastructure development, it is
supposed that the essential elements necessary for an advanced urban area development
system are already installed. Morcover, L/C projects in Indonesia will be progressively
lmproved toward more eﬂectlve measures for urban development ancl strengthcncd by stage

- For further progress of L. /C pro_]ects and therr better contrlbutton to soc1ety in the ﬂrture the -

nature of ordinary L/C projects is necessary to be modified into due aspects from a
comprehensive cily plannmg and an integrated urban development ach1evements like tand
readjustment pro;ccts in Japan .

In th1s regard It is mdrspensable t'or alI the personnel concerned to keep the followmg

viewpoints on L/C projects as a principle pohcy They are summarized and proposed as
basrc guidelines for L/C prOJects o . : . '

(Outhne)
s Basrc gu1del|nes rndrcate the essentral drrectlon for pro;ect nnplementatlon in accordance with
- the basic concepts of the L/C pro;ect itself, following legal art1cles such as in the L/C Law_ :

and Regulatrons to be prcpared in the commg stage S

The basrc guldelmes are used for mtprovrng the Indonesran L/C system mcludmg legal

“systems, promoting systems and supporting ideas for local governments, as - well as

formulalmg, planning and 1mplementmg LIC pro;ects in experrmental stages.

B Smce this guideline can provrdc only a skeleton/example it is necessary to nnprovc thrs in the L

. practrcal ﬁeld course of the L/C prolect rmplemontauon

| _jMeanwhrle the practrcal procedures for LIC plannmg and pmJect rmplementatron in concrete .
7' are explamed separately f'rom thrs gurdelmc in the ‘LIC Pro;ect Implementatron Manuals L
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2. Basic L/C Projects Framework for Urban Development

At first, it is necessary to confirm the common recognition that L/C (Land Consolidation)
and/or L/R (L'tnd Readjnstmont) are unique pro;eots in the urban development system

LIC pl’OJCClS by nature, have the dlstmcttve feature of eﬂlcwntly reallzrng comprehensrve
urban area development in an integrated manner, different from other urban development -
methods, such as individual infrastructure development through the land acquisition system.
Therefore, all partlmpants concerning L/C pro;ects should always kcep these mherent
characterrstlcs in nnnd They 1nclude . - - : :

N (l) Comprehenswe and extenswe urban development

- (2) Replotting method without land acquisition, .
(3) Fair distribution of development benefits and costs,
(4) Continuation and determination of land tenures,

(5) Tmpartial (Equitable) procedure, and

(6) Paruetpatron by landowners :

~ Since Iand consohdatlons have the above menttoned dlstmetwe features to rcallze .
- comprehensive arca developments all the L/C projects should be planned and nnplemented n .
- compllance with the prmctple concepts as summamed below ' -

(1) Comprehensrve and extensrve urban development o

thlerent from the individual development of mt"rastruclures such as roads and parks LIC

. projects enable to develop public facilities and building lots in an integrated manner in

. accordance with the planned land use and design. Accordlngly, comprehensrve area .
development can bring about enough significant rmprovements in the urban environment. '

Moreover L/C projects can be applied not only for the development of urban residential areas

. but also for devclopment of industrial complexes and goods- drstnbutlon centers, and

redevelopment of built-up downtown areas. L/C pI’O_]CClS have an extensrve capabrhty for
urban area development ' : . : LT B R T

(2) Replotting method withol_lt land acquisit'ion'f:”_

_ The replotling system is an inherent -techn-iqne in L/C projects. " It is a method 10 rearrange

the original land rights before the project into a new location after the project, ‘within the
project area, in accordance with the replotting plan. Therefore, all the land tenures are =~ -
- preserved, wrthout relocation to outside of the project area, throughout the proteet perrod and S

the local oommumty remains almost the same as before the prOJect
: (3) Falr dlstnbut:on ofdevelopnlent benel‘ts and costs

When mfrastruetures are developed and burldrng lots are orderly rearranged through L/C

projects, the land use value will rise, thereby boostmg Iand prlces and 1ncreasrng property, 3

value for the landowners

The L/C project is basrcally a self: ﬁnancmg project. - Costs for the T/C pro;eet"'.'__f._:.
implementation are borne fairly by all the landowners, through land contribution, within the -

~ . development benefits derived from increases in their property value. Land contnbuted by
landowners is used both for public. facrhtles and reserve land (cost equrvalent land)
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(4) Contuumtlon/l’reservatton ofland tenures

The landowners land tenures are preserved and guaranteed throughout the L/C project
- implementation. - Therefore, L/C has the significant advantages of preserving an existing
- community and economic/social activity unlike the usual land acquisition method.
Moreover, when there are unregistered land tcnures in the pro;ect area, all the land tenures are
oﬂlcrally certified after completron of the prOJect

(5) Imparhal (E qurtable) procedures
T A prlnclplc of the L/C project is to be rmplemented with fair and jllSl piocedures both for

- governments and all landowners from its preparation and through its completion. . It is
- necessary to establish a system in whlch landowners have opportunmes to express thelr

L opmlons at every stage of the pl’OjCCt

| (6) Partrcrpatton by landowners "

e IIC pl OJccts are executed by lmplementmg bodres through partlcrpatron of the landowners

In case of the association type, L/C landowners can participate in the project implementation
- through general meetmg by stage whrle pro;ects are dlscussed in a councrl by the local
: government R e i

L The L/C prolects that are 1mplemented based on the above‘mentroncd concepts can provrde
various eﬂects and advantages as follows R TE :

| ni' sonl 'n_ ey

l Comprehensrve lmprovement in hvrng envrronment

- 2. Increase in land value, - S
-3 Certrﬁcatron/preservatron of land tltles

o ffeg;ts Io admlmst at yeo ga_;atmns

1 Development of publrc faclhtres

~ . 2. Reduction in public mvestment

““ 3. Confirmation of land titles, -

. j 4 Inerease in tax revenue ofland and buddmg tax

' 1 The local communrty remains as before wrthout the whole Iand purchase
co e T2 Landowners can share development costs and benefits impartially.
e 3, Ef’ﬁcrent land use 1s achleved by orderly shaped burldrng lots wrth approprlate
o L0 access roads.

y -4 Public utilities such as roads parks water supply and sewerage are provrded in an
R mtegrated manner o s - :
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3. Guidclines for L/C Pto;ect lmplementahon

Although the present execution of L/IC prOjCCtS in Indonesra isina developmg stage with an

. lnadcquate legal system specific to the project implementation, this guideline can be used for

- improving the existing L/C system, mcludmg the legal and promotion systems and supporting
ideas for the local government as well as various stages of the project implementation. -

3.lEl;ut_njngG|' lines  What is the basic policy of L/C projects?) -

1. L/C pro;ects are deﬁned as an essentlal component of urban and env1romnent development
.. projects. : ; - : -
2. LIC projects are tmplementcd based on the cny plannmg system and approach whtch
“clearly specifies the concept, purpose and plan in the context of spatlal plan authon?ed by
local governments :

' (1) Clty plannmg purposes o

: I IC prOJects are formed and nnplemented to achleve a ctty plannmg purpose crty planmng is
to prospect a future urban development image in conjunction with the existing conditions and
its future progress, and to perform its plan through both control and development measures.
Since L/C prOJects are defined as one of the most eflicient neasurés to implement a ctty
- planning purpose in certain areas, the location of the projects should’ be socially justified
within the future urbamzatlon growth of mumelpalmes under the authonzed spatlal plan :

' (2) Development contett '

. The LIC pro;cct areas are selectcd within certain potential zones in present and future urban -
_ 1mprovemenl/development from the viewpoints of total city planning in municipalities: such

as urbanization expanston areas, built- up areas and new: urban development management

areas. :

The development contents of each L/C prOJect should be elaborated and duly jllSllﬁed in

accordance wnh the charactensucs to realwe these mherent development goals and concepts

(3) Scope ol‘ (levelopment N

L/IC pro;ects are 1nst1tul1onal|zed as one of the nnplementmg measures of the total spattal plan )
authorized by local govemments and the scope of L/C projects such as location, land use, -
"~ infrastructure development, time frane and stage development; will be defined and. planned -
. under the general urban area development program of mumcrpahttes Future urban area
development programs, mcludmg ‘development. . purpose/concept, land “use structure, -

infrastructure and environment - improvement, ‘social/economic f‘ramework will be prepared -

" based on the balance between the publlc mterest and collectlve lnterest of the restdents of
: mumcrpahtles S e : : : S
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M_OxganEMnQMIlecs_,uﬂmLo;rganLLaiioLLi&nemxx_ibr_L&i_llln!c_nmntalion? )

1. L/C projects are implemented by public oriented and non-profit organization being
controtled by the adnnmstratlon guidelines for protecting publlc interest as well as
landowners” interest. o -

2. There are two types of L/C pro;ccts by nnplementmg body Govemment type and
landowners® association type. The government type emphasizes more on the public
interests for urban and infrastructure improvement as a whole, while the association type
stresses more on landowners collective lnteresls for the envnronmcntal nnprovcmcnt in
their locatities. ' : '

3. L/C projects are unplementcd through coordlnauon and cooperahon among the local
government and landowners based on their respective rights and responsibilities: Overall
organization for implementing L/C works as a mechanism of coordination among them. -

4. LC associations are established to respond to landowners that empower them to
implement L/C pro;ects in the assocntton type case 4

(Please rct‘cr to 155 Organuatlonal S\stcm in Main erOli)
(1) T) pes ‘md class:ﬁcahon o!' L/C pro;ects
There wnll be two kmds of LIC pro;ects by type of nnplementmg orgamzahon

- Government type L/C to promote publlc interests for urban envnronmental
' lmprovement of cities and towns as a whole (public interest _orientéd).

- Landowners’ association type L/C: to promote landowners’ collective interests -

© for lhe lmprovement of local commumues (collectwe mteresl onented)

Both lypcs of I/C pro;ecls ultlmately aim at performlng the prospectwe urbamzatlon in
compllancc w1th the Spallal plan asa fulure goal of cnty plannmg :

| (2) Orgamzatlon for the assoc:atlon type LIC pro;ects L
_Though it is necessary to formulate some law&/regulatlons in order to mstltunonah?e this
: proposal an overatl orgamzauon structure for implementing an L/C project assocnatlon typc '

in the future as an example can be lllustratod in the followmg dlagram

Overall Organuahon ofAssocmlmn ]ype LIC Implcmenmtmn

. L/C Coordination J

Seconding
Engineer elc.

3 D.
“Local Government o4l o LC Assochationof 17 5 National Association of
Mayor - 777722 ©  * Landowners .. - [§7°C S T oy
'_ Dnision\lofllc _ R ST R
TR T T_‘r BolslcriringC T
EE T T - National Land Agency (BPN) - SRR R I
Promotcrhmhatorltechnw'll 'ulusorlcoordmator Sl .

SRR O A )
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Pmposcd Agencms for Assocmtwn Typc LIC Implementatmn

Agency FFunction |
A:  L/Cassociation Authorized L/C implementing agency
B:  L/C coordination Team | Coordination and support for project implementation ]
C: _ Local govemment Local administrative center (in the Division of 1./C) - ]
;.  National L/C association | Disseminating information on L/C and supporting L/C 3§§OCIat|0|1s
E: ~ National Land Agency Promoter, initiator, tcchmcal advlscr in addmon to land
e administrator

As a practlcal proposal of orgamzatlon for L/IC 'lssomatlon descrlbed in the \flanual an

: example of orgamzatlon of L/C association is shown as follows:

Olgamzatlon Example of LIC Assocnatlon |

Decision niaking bdd_v g Execuiing ofﬁcc

General meefing BMME(LQ[S :
Items of decision by voling ) S s
1.Change of A A ﬂSeculana[ ] I
2.Change of LP .

3 Loan and repayment
4.Income and expenditure
5 Share of expernditure
6.Levy and colleclion

7 Provisional replotting
& Replotting plan . -

9 Disposilion of reserved lalld %Renlolline Div; : l _
10.Election of dm:clors

—‘;{Accountmg Div. I

%Conslruchon Div. l

T ymawaneman ||lIll'l'll1

. -E\perls'anlm.er

Nohers - 3 IR

Etcculron of lmplcmcnlmg \wrks b\ Association

N
I A-%smhllmmmkts_ ]

{3) Vohmteers for project lmtmtmn and promotmn

itobe sevonded
gl‘rom National
sassociationof ¢

;i L'C, BPN and
fete.

H .
Pevasrsnnrrunnan [TLTTY SR

gt N
$Works to be sub- :
fcontracted o

'dexelopers,

teonstruction

$firms, BPN and i

:
iele.

H »
- Ferannauss avaatmguanad

7 In the mouvatlon slagc of the assocuatlon {ype L/C an adequate group of promoters/pmjectors

is to be orgamzed to 1mt|ate the project.

_ rhe current LIC practlces in TIndonesia depend upon the Landowners Pamtla (Commnttee) as
a project initiator/promoter, and it is advisable that the L/C assocnauon be formulated lhrough

developmg and legally slrenglhenmg the Pamlla




" BASIC 1/C GUIDELINES FOR TRANSFER OF TECHNOLOGY

: MALMMM§LIMQ(_lLMmMgeMeMJ

l. Land is managed physwally, leg,’tlly and ﬁnancrally through the replottmg system in L/C

© . projects. ' .

2. Replotting i is to convert original land Iots (before the L/C project) to new parcels of land

"~ developed after the L/C project, in accordance with three principles: continuation of land

- right/utilityfvalue, fair sharmg of cost and beneﬁt among landownels and cost recovery'

by development benefit. ‘

3. Replotting is designed and executed applymg a physrcal and lcgal replotting techmque

~ established/agreed by the L/C association. _ .

(Please ref‘er to 4-5-3 Land Managenrent in Main report)
. (l) Conl‘u matnon of exrstmg land trtles '

;'_In the begmnmg stage of the L/C pr0ject nnplementatlon all exrstlng land rlghts elther
e certrﬁed or nol should be clarlﬁed as, the basw lnput mformahon of the prolect area.

""(2) Replottlng svstems S

' -'lhe reploltmg system is the essentlal system ol‘ L/C pl’O_]eClS Land is basrcally managed by
a landowners themselves through the L/C assocratron wlnle govemment is to support
o landowners self help of‘ land management :

kR Smce the preservatton and contmuahon of land lltles ut111ty and value are the pnnmple of
3 replottmg in L/C protects the followmg measures are necessary to secure the ﬁmdamenlal
' purposes of‘ replotung DRI : Lo

e ;_ ) l) An objectrve techmcal replottlng method should be developed in order to obtain all of the

landowners consent for the replottmg plan based on the two pnncrples

- Pnnerple ol correspondenee in replottmg, and
- Replottlng based on land value evalualron

5 - 2) Provrstonal replotttng durmg the construetlon perrod o[‘ L/C proteets is an mdrspensable
. system for keepmg continuation of land ullhzahon wrthout mtermptrons of darly
socral/econonnc aetlvmes f'or the landowners ' - : — : :

3) Legal mterpretauon that the replotted Iand aﬁer the protect is completely equal to the
- original land in terms of land rights, is indispensable to guarantce all property secuntles
- and crcdltors who have moﬂgages or collateral on the orlgmal fand.

- (3) Lxecutulg mechamsm of replott:ng

._ '.‘, : _Replottlng is to be 1mplemented in accordance wrth a plan objecnvely and farrly decrded
through legal admrmstralwe proeedures O T e
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I. L/C project implementation is controlled for protecting pnblrc interest as well as
landowners’ interest so as to altain a balance among them. - :

2. To this end, the government and L/C association respectively approve thc pro;ect for Iegal_
_ authorization being followed by a subsequent legal execution by stage of the L/C project

- implementation: 1) at the initiation stage 2) at the exccullon stage 3) at thc termination

slage.

3. Approval is made through due admrnrstratrve procedures establlshcd in 1esp0nsc to the
- difterent conditions. : : : : -

(Plcase refcr to 4-5—2 Government Approval and Ag'réémé}.‘: of Laudowners ‘i:n Main report)

(l) chal anthm ization proccss of assocrat:on type L/C prmccts

- LIC pro;ccts arc rmplemented under a process of lcgal authorrzatron and subsequent lawful
_exccution by the unplernentrng body. - Therefore the association type of L/C projects are
administered properly by the initiative of landowners’ associations.
items by stage of project nnplementatlon and these processes are designated to secure the -
publlc and landowners mtcrcst/nght Ihroughont the L/C pl’OjCCl execut:on R ~ '

Followings are typical

Inlllalron Sagc ‘ : F\recullon Stage Tcrnnuahon Slagc
Apprmal for Icgal l. L/C nnplemcnlahon plan . Provisional rcplollmg,. 1. quurdaiaon of‘ LIC
aulhomrallon 2. Project area, ' ._Reploltmg plan N pro_|ect :
3, Organwallonstmcturc and ' EPR B
R " arlicles of L/C associalion. o
Legal exccution 1. Establishment of L/C Dcsrgmllon of l DlSSOluhon of Lr’C
RIS =, association with all - e provisional rcplollmg, B assocrahon
~landowners as nwmbcrs :f . Disposition of N PR
2. L/C project execution b) o1 o replotting plan,
. associalion in accordance | 3. chlslratlon of land
B 'with aoprovcd‘arliclos.‘ ) Iltlc : ' E

) Dccnsron makmg process for apploval - .

LIC pro;ccts mstrtuttonalrze the necessary dccrsron rnakmg proccss as a socral coordrnatron -
_ system among fandowners with government approvals based on the regulatrons and arhcles of
thc L!C assocralton supportcd by the L/C Law : :

Gm’crnmcnl Appro\'al

Landowners® Approval

l .'spallal Plan ]

——~—>I Dcsignation of L/C¢ ana }/

[ UC Law I[

/I_UC Dc\clopmcm plan l_\ -

Genéral Meeting

! LvC Implemenlallon plan I.{ '

- :
| L/C Re- plollmg plan ,|< -

of Association
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3.5 Kinancial gg‘uiglglhlcs_( How (o finance L/C? )

1. L/C projects are implemented basically through a self-financing system of cost recovery
- including cost recovery by beneficiarics among landowners as well as government’s

- obligatory investment for public infrastructure improvement. :

2. The government finances the construction cost of necessary ml‘rastmctures and pubhe
facilitics, including the cost of land purchase in the project area, which is an ordinary
responsnbthty of government pursuant to the existing laws and regulations regarding publlc
works.

3. The L/C association finances all the cost ot the 1./C prolect except 1tem 2 of government
responsibility. ‘

4. The government should make eﬂorts to assml L/C assomatton in mobtllzmg mttial capttal

- and to increase its financing capability. S :

(Pleose refer tok 454 Finhncia.l' System in Main rep'ort)r
: (l) Self—l‘nancmg system . '

L and consoltdatton projects are bas1cally tmplemented under a self ﬁnancmg system in
“which ail the development cost including infrastructure construction is financed through the
“sale of reserve land contributed by andowners. Landowners_ arc compensated by an
_ apprecnatton of land value resulting from the development. On the other hand, the
government should financiatly support the L/C when the infrastructure and public facllttles to
be constructed will benefit or affect people beyond the L/C areas. In these circumstances,
the government should provide a certain cost to L/C prOJects in order to achieve the main two
missions: realize orderly urban development and 1mprove the ltvmg enwronment of the :
general pubhc : L S T

i (2) Cash ﬂow mechamsm

~ Various expendltures are requlred throughout the L!C prOJect At the beginning a project |
office must be establtshed where admlmstrattve work will be coatducted Before the -

,,'estabhshmenl of an L/C association, various surveys, tncludmg site surveys and social

- surveys, must be carried out.  Land development construction works of infrastructure and
public faCllllleS and replotting require a lot of capttal mobilization. On the other hand, the
revenue by sale of reserve land is performed only in the final stage of the project. - Therefore,
- the financial program should be carefully examined from various aspects and who pays what
. expenses must be thoroughly discussed between the task force in the government and the L/C
assoctatton at the begmmng of the preparatton stage ‘ SRRP I S : :

) Cqmttt-dt;Bmﬁ_Dﬂ'_:k\ment 4

" Redoced Individed Lund : Lmdsdelol)nehpetl{?m{t;’l-:;;;-«_
T S o Perum Perurgnas £ SOE -

- v Desigaof - N ) “_‘— . :
-+ [Lad Constidation . Reavedlmd Sale of Reserved Land
. ('u;-‘.uei by &4 and N
Land Owers’Associstiond . . - . S S - o )
PR . Land for lafrastruchure » Infeatrcture Consbruction ’
. - - L . - . . R . Loan

- . Pepament
o Fund:land Cwrars’dsseciation> .

. SOE : State Oved Enterprisss ' RO . - 4\ G - :- . S
E e T I - Bk lesa !|A§~-----vi :
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(3) Fmancnl suppor tmg systein

Since the decentralr?alron laws were adopted it has become casier for the local government to
borrow money from financial institutions, issue bonds, and guarantee the borrowing of local
entitics.  Considering that the L/C association usually does not have access to long-term
financing, the government should facilitate the initial capital mobilization of the L/C
~ association: i.e. issues bonds and on-lend to the L/C association, or guarantees the borrowrng
: of the LIC assocratron :

(4) Iuc: ease in ﬁnauce capabrhty by the local govemment

' When the local government does not have enough f'mancral resources {o ﬁnance the
infrastructure construction requested for an L/C project, the local government could use loans
or bonds under the expectation that tax revenues will increase after the realization of the L/C
- project.  However, although more than 60% of the land reglstratron tax and the land and
building tax are retained at the tocal level, an expected increase in tax revenues froin these
“sources is by no means sufficient to cover the loan or bond repaymcnt - The local
' govermnent should consider any possibility to mcrease the revenue levied on local economies,
since major taxes (mcome tax, value added lax etc) are currently solely caplured or regulated
by the central government : :

' 3.6 Eny enmentall;paﬂAss;ssmmLﬁodﬂJs '

1. Environmental mrprovement is the essential purpose of L/C projects. - | -
2. Even L/C projects should be examined in accordance wrth the authorlzed procedures ol‘ the
envlronmental impact assessment :

Necessary LIA

" Act No 23 of 1997 prescrlbes that every development plan/prOJect that is consrdered hkely to
- have a significant impact on the envrronment should be accompamed by an envrronmenlal _
mrpact assessment (A\ADAI fl‘lr\) ' - : : : ‘

E hven though envrronmental rmprovement is one of the essentral purposes of L/C pl‘OjeClS rt is
subject to the AMDAL/EIA procedures, and envrronmental mltrgatlon measures must be
rncorporated in the prOJect mlplementatron E :

To substanttate envrronmental preservalron and rmprovement the Envrronment Management
“Plan is set up in the pro_rect unplernentatron procedures mcludmg the orgamzatron and stafl. '
for environment management throughout the prOJect e:-.ecutron : . '

e
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Introduction

1. Background

Land consolidation (L/C) projects have been broadly carricd out throughout Indonesia by the
National Land Agency (BPN). The most significant characterisiic of the L/C projects in
Indonesia is that they are implemented mainly for the purpose of land tenure registration.
Although the National Land Agency made every endeavor to implement L/C projects
effectively and successfully, there are some difficulties in terms of infrastructure improvement,
financial sources, community participation and so on. In order to belter respond to the local
needs, it is required to improve the existing L/C system. In addition to the system
improvement, it is also required to consider the applicability to local government along with
the movement of decentralization in government reformation. '

2 Objectives

- The main objective of this manual is to contribute to the legalization and systematization of
future 1/C projects in Indonesia, by showing L/C projects cxpected procedures from the
“viewpoints of both tocal government and tandowners.  This manual is prepared not to show
 the sequence of the procedures corresponding to existing L/C projects, but to give substantial

materials for the understahding of future L/C’s inherent features and to assist the legalization
~and systematization of L/C in the near future. Therefore, the procedures shown in this
manual are developed on the assumption that relevant laws/regulatmns and administrative
~ structures will be prepared and that a public administration takes project lmplementatlon

: imllahves : ,

3. _Overall Framéwork_

The L/C implementation procedures are roughly classified into steps based on the
implementation process, and cach step is defined as a task for the local government or
landowners. The sequence of steps and their definition can be modified depending on the
actual conditions of the pl’O_lECl tor example when an L/C project can be initiated by -~
Iandowners : : : '

. The framework of LIC prOJect lmplementatlon proccdures is summanzed in the followmg 24
'steps Each task is explained (by step) in this manual as a typlcal examplc of association
lype L/C projects. :
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PREPARATION STAGE FOR IMPLEMENTATION

| PRLPARA'I IO'\l S I'AGF l*OR lMPI EMLNTATION

STEP i Set—up of Task I‘once in Local Government
[By ,ocal Government] - .

ln order o realtze a land consohdatron (L/C) prOJect it is essentnl that the local government
take the initiative throughout the preparation stage. There are, generally, lots of tasks to be
addressed by the related agencics, thus a task force of whlch the staft is engaged in L/C
should be establtshed at the local government '

1. Otgantzatton of the Task I'orce at the Local Government

An example of orgamzatton of the task force at the local government lS outlmed as follows

Governor/ Mayor . -
res, ey Chairman -

Head of Urban Planning Department

| * Head of Urban _ Members
| Planning Department

Head of Local Public Works Office,
Head of Local Land Office, and ~
Cther Heads of related Agencies

"~ Head of Bureau of
Land Consolidation {L/C} 1.

CU Staff o . Staff o S Staff <
_in charge of " in charge of " . in charge of
Genera!l Affairs Urban Management Land Management

vt P o m am AR AL m e e e e e e e A

- Figurel An Example of Organizatlon for _the Local Government Task Yorce .

In the above example the orgamzatlon is drvrded mto two umts the Steermg Commtttee and

- the L/C Bureau. * The function of the steermg committee is, as an advisory body, to manage

" the activities on L/C projects as well as urban planning and development On the other hand,

' the L/C bureau is in charge of praettcal tasks such as promotion of land consolidation,
= meetmg with promoters and landowners forma’uon of prOJects and momtormglsupervrsmg '

: }‘The L/C bureau consrsts of three (3) secttons general af‘t‘arrs urban management and land
_management As for the technical staff, it is desirable that the staft in charge of urban -

- .management be attached to BAPPEDA and the staff in charge of tand management be from

. theLocalLand Oﬂ‘tce SR --‘.;s\'_ z;_":.';;-:g SREPESER T

L In order o promote L/C projects |t is essenual that the staff of the Bureau keep up a

-:--"‘-\;relatronshtp with . resrdents of the admlmstratrve area, especially with certain leaders (who - |

" 'may be candidates or volunteers for’ promotmg of L/C projects) in the neighborhood.
© - Because the molivation of the commumty 1mprovement accrues from the neighborhood’s

- “‘3-'op|mon about thetr ltt‘e envrronment and the staﬂ‘ of Bureau can provrde appropnate :
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information/materials to improve the communily’s environment and to promote L/C projects
under the condition that they maintain a favorable relationship with the neighborhood.

2. Fxpected Work of the Task Yorce at the Local G'm?c-f-_i'.i_iei_nt |

In the preparation stage, the expected work of the task force at the local 'gov'ernment is
tabulated as follows: . . ‘ o

| 'l‘al)le 1 luxpected Work of(lre Task Borce

Bureau of Land Consolidation . , Steering Committee (of L/C pro_lecl)
- Project formation and its promotion %+ | - Advice on actlivitics of L/C burean .- - "
- Technical assistance to promoters team - | - Coordination among related agencies
- Exploration for project ‘[‘EPJ_‘E‘}}SLL‘FEF’_!E_ .| - Examination on L/C implementation plan_ -

To mmate L/C prOJects in the preparatron stage, the most 1mportant task for the Bureau is how
to increase the tendency toward systematization of the team of promoters within a candidate
arca for L/C projects. There may be several methods for the systematization depending on
the characteristics of each commumty The followmg procedures which also form the initial
work of the prOJect formatron descrlbed in Step 3, 1s an rdea to systemau?e the team of
promoters . _ o ; :

(1) Selectron 0fCand1date Areas l‘or L/C Prolect

Candtdate arcas for an LIC prOJect should be selected wrthm the desrgnaled urban promotton )
“area in the Spatial plan, based on its urban nnprovement program. - An area, in which
disordered urbanization has been in progress and rmprovement of urban envrronment rs :
urgently needed, is appllcable to L/C pl’OjCCIS ‘ : : -

(2) Preparalron of Explanatory Materrals on LIC Pro;ects '
Fxplanatory materials, whrch help landowners to deepen thelr understandmgs on LIC prOJects .. -
can be utilized to encourage leaders to promote L/C projects in their neighborhood and to
proceed with explanatory meetings smoothly. Ihese matenals are prepared by a sludy for _

' prolect formatron desorlbed in later steps

(3) Meetmg wrth Leaders ofthe Candrdate Areas - L

: Leaders are needed to systemahzelrun a team of promoters (pre—assocranon) And- then S
“consensus building for L/C projects can be started through those leaders. - Accordmgly, the -~

stalf of the Burcau have to seek Ieaders in the candidate areas, and obtain their cooperatron '

“ through social gathering and so on. ' It is deemed that heads of the RTfRW and mﬂuentlal ) .

persons of the nerghborhood are ehgtble for the leaders .

| (4) Implementahon of Oplmon Poll Suwey

It s desrrable that the LIC Bureau carries’ out an opmlon poll survey o understand o

~ landowners® awareness of the- present condmons concermng the nerghborhood and therr__,_ |

’ opmlon about commumty lmprovement
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(5) Explanatory Meeting for Landowners in the Candidate Arvea

" The L/C Bureau holds explanatory meetings for landowners in cooperation with leaders when
their understanding on L/C projects is deepened. 1t is decmed that the meetings should be
held autonomously (RT/RW) because leaders are llkely selected based on such autonomous
: unlts o

' (6) Reqnest for Leader s to be Promoters

'When the landowners opinions grow toward the mlplementauon of L/C prOJects through
opinion poll surveys and the explanatory meetmg, the L/C Bureau should work on the leaders

~ to form a team of promoters (pre- assocratton) in order to summarize landowners opnnons
and to establish an L/C assocratlon T o o 3

E il Set-up of the leam of Pronroters
C IBy andowners} " oo

_ Thc charactenstrc of LIC by assomanon is that the pro;ect is nnplenrented based on the

: landowners own ]udgment in order to increase the utility of their land and improve their

community with & provision of efficient public utilitics, and the majority of the projects arc

: democratrcally lmplemented by themselves. To establish an L/C association (in case of L/C

* projects in Japan) it is necessary to have 7 or more promoters who volunteer among

~ landowners within the expected project area, and two thirds or more of the landowners and

" leaseholders both in terms of acreage of owned lands and in absolute numbers. = The

: promoters, as a team, seek to gain the landowners’ understanding and approval on the L/C

.- project in terms of voluntarism, respect for private nghts and expected eflects wrth techmcal
: assnstance and adwee from the local government : SO T

‘Procedure to set up a team of promoters (pre-assoctatlon) and to obtaln techmcal a551stance
: from the local government 1s outlmed as fo!lows - S SR

_Appointrnerut of Pron_toters -
- Estoblishment of -
Pre—Association = ©

: Applicationof .~ .7
- Technical Assistance
to Local Government

1 . Concensus Building . 14— Projéct Formation 1
1 T s by Local Govemment i

: Fi‘g‘“.“?-_.2 Establlshment of :a ?reQAssocintiOn S
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l. Appointment of Promoters |

It is deemed that there may be two cases where promoters are appointed by landowners.  On

~ the one hand the promoters are requested by the iocal government and then appointed by the
- landowners when the local government initiates fhe project, on the other hand they are
necessarily appointed by landowners when it is initiated by landowners spontancously. In
any case, the oulline of L/C project has to be understood and agreed by most of the
landowners. -

-2, Establishment of a Prc-nssocia(ion ('l‘eam of Promnters)
. The appomted promoters form a pre assoc1ahon asa team of promoters The role of the pre-
~ association is to continue the work on landowners to increase their mterest in L/C projecs,
and to apply to the local government for technical assnstance
- 3. Applreation of Techmcal Assrstance to the Local Covernment :
There are lots oftasks wlnch reqmre technleal know—how in order to realtze L/C pl’OJCClS

Therefore, the pre-association should ask technical assistance to the local government except
- when they can aﬂord fo engage techmcal advisers. - S :

E B.P '-= Pro;ect Formatmn

[By the Local Government]

o The local government is to study the prOJect area in order to promote the nnplementatton of

LiC prOJects The study is divided into three categories according to the procedure master - ‘

plan study, pro;ect implementahon plan study and publlc relations as follows T

: Master Plan Study Thts study begms from the selectlon of a candldate area for LIC
project on a topographrcal map (a scale of 1/25,000 to 1/10 000) in accordance wnth the

- Spatial plan and its program. The purpose of this study is to examine potential L/C projects.
- The concept plan is to be drawn on a topographlcal map (a scale of lIS 000 to ll2 500) based '
" on the results of various exammahons on the candrdate area. ' -

Pro;ect ]mplementatlon Plan Study l"hls study is camed out 1n order I check the

5 ~ details of the candidate area for the pro;ect 1mplementahon when a possnblllty for an L/IC .

project has been judged by the master plan study. The project impleméntation plan is to be

drawn on a topographical map (a scale of 1/1,000 to 1/500), and the 1mplementahon costisto

. be calculated on a trial basis. * The results of this study are used for the formulauon of the -
: rmplementahon plan ' : . RPN . _

'Publlc Relatlons . Smce the key to a successful L!C pro;ect lmplementanon hes on thek o
~ understandings and cooperatlon of the landowners in the project area, it is necessary to carry

- out reséarch on their awareness and attltudes toward the prOJect at the preparatlon stage and e
to cany ont actmtles for pubhe relatlons B SR . . S

l‘he followmg ﬁgure shows the ovcrall procedures for the pl’OjeCl formatlon i
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" Master Plan Study

_______________________________

Appllcallon of, | Designation of :

1 1
1 1
1 Technical Assnstance : : .Urban Development |
'

]

______________ v Premotion Area_ )

Selection of | - :'. © Preparationof
Candidate Arca for - - Topographicat Map
L/G Project - (1/25,000 - 1/10.000) |

Co e Preparation of
1€ Site Survey {1) 4— Topographical Map
y (175,000 - 1/2,500)

Examination of
Regional Context

Evaluation of the
Candidate Area

Examination of
Policies and Preconditions
for (:ommumt).r Tprovement

Formufation of
L/G Master Plan {

. - :
Project Implémentation Plan Study| [Public Refations

Y
Delimitation of LAG| - 07 S S Preparation of
Project Area i o S ceed ERE . Explanatory Maler‘iaﬁ!s
. - S Preparalion of  for Community
- '_ — Site Survey (2) 14— Topographical Map Improvement .
Yy : L {174,000 ~ 1/500) . —

FO(H‘]I.I!&I“O“H of I Explanatory Meeting |

L/C Design :

Examinalion of ; Ll S RS . f
Expecled Results - . : ‘
" by Project

| Opinion Poll Survey I

_ Formulation of
. L/GProject -

| Umplementation Plan EER
ARSI - Site Survey (3)

B,

1 Exploration of -
"1 Implementation
L

I‘lgul‘e3 Pl‘ocedures omeJect Formatmn

e Master Plan Study

[ (1) Selectlon of Candldate Area l‘or L/C Pro;ect - -i L

_In prmcnple the candldate area’ f‘or an L/C prOJect should be selected wnhm the des:gnatcd
e iurban promotton area m the SpatIaI plan and based on lts urban 1mprovement program In
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addition to the principle area, in which landowners’ demand for the L/C project
implementation is also applicable for the candidate area, tlrc other criteria for the selection of .
the candidate area are found as follows: : '

Urban frmge where dlsordered urbamzalron has been in progress
Urban fringe with poor infrastructure.

Area adjacent to large scale development

' Built-up area wherc rcdcvelopment is needed.

A topographical map of a scale of 1/25 000 to l/ 10, 000 is generally used for thc consrderatron
of the L/C candrdate area.. A _ : S

(2) Srte Surve) (1)

A site survey (l) is carned out in order to obtam necessary mformatlon of the candrdate area
to formulate the master plan accurately and in detail. - The area for the survey shall include
~ the environs of the candidate area. The results are drawn ona topograplncal map of a scale
of 1/5,000 to 1/2,500. Thc major contents of the srte survey (l) are shown as f‘olloWs

- Area of the site, populatron number of houscholds
- Administrative boundaries - :
- Qutline of land price and land right ~ S
- Geographic features, soil condrtrons water system o
- Environmental conditions .. o B
- Land use, outline of buildings :
- Road network traffic volume of major road planned road .
- Conditions of parks and green = . R
-~ Conditions of rivers and drarnage
- Sanitary system R
- Conditions of water supply and power supply
- Conditions of solid waste
- Conditions of socrallpublle facrlrtles '

3) Exammatlon of Reglonal (,ontext

It is necessary to examme the regronal context requrred for the candtdate area usmg a
topographlcal map of a scale of 1/25,000 to 1/10,000. - The results are consrdered to '
: formulate the master plan Items to be examme is shown as follows St :

- Correlatlon wrth reglonal center (populatlon employment key mdustrres S

- transportalron efc).

- - Trend of urbantzatron in surroundmgs (numbers of households large scale S
development, major social/public facilities, major road network, etc). ~

- Regronal development plan spahal plan major development pro;ect etc

' (4) Evaluatwn of the Candldate Area _

._7" :

The evaluatlon of the candldate area is to clarr[‘y the necessrty of L/C proyects concretely and

- directly on the topographtcal map (scale of 1/5,000 to. 1/2 500) ~The results of tlrrs';-;'_.
_evaluatton are to be precondttrons for the formulatlon of‘ the master plan and project SR
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implementation plan, and to be helpful for discussions between local government and
landowners. The items for the evaluation are shown as follows:

- a. Evaluatron on present con(lltlons of urban environment : -
- This evaluation is to clarify the present conditions of urban environment based on the results
of site survey (1).  Generally the following elements arc clarified by the evaluation.

- - Llements to be preserved -
- : Elements to be eliminated - - -
- Elements to be improved

“o b, Itmccast on future conditions ol'urban environment : -
- This forecast is 1o find the future problems, which may occur if the present condltlons
. continue as they are. - Conditions of urban environment in the surroundmgs and/or in an area

. snnllar to the candidate area may be helpful for the forecast.

Sunnnar ization of evaluahon :esults - : :
In accordance with the evaluation on present and future condmons of urban environment, it is
- better to show those evaluation results and the necessity of urban improvement on a

o topograplncal map - This map can be used as one of the e\(planatory matenals to promote
LIC prOJects = ~ o _ o o

: (5) Etammatwn ol' Poltcres and Preconditlons for Commumty Improvemcnt

Based on the exammalton of the reglonal contexl and the evaluatron of the urban enwromnent
it is necessary to elaborate policies and preconditions for the community 1mprovement of the

- candidate area. . The policies may consist of such items for planmng as population, land usc,

o _transportatlon infrastructure and so on.  And the precondmons may. consist of such items as
= allocation of soelallpubhc faCllllleS orgamzatlon in the candldate area, basm ot‘ river,

- geographle fealures and soon.

. -(6) Formulatlon of the Master Plan

o The concept plan is a gmde plan wlnch shows the d1rectlon of developmenthmprovement of
- the candldate arca. ~ The ﬁlﬂCllOl‘lS of the master plan for LIC pro;ects are as follow

5 - '10]udge the appllcabilrly ofLIC syslem Sl
1 -+ -To make it easier to take an overall view of the pro_Iect area. — :
R L] optlmlze for understandlngs and coopcratlon of landowners 1n the candrdale _
t >;'_'_area - e s P cnk : SUEEE S
i tThe concept plan conswts of the followmg elements
Basrcstlucture i Fhe basrc structure of the concept plan can be exammed on the '
: topographlcal map ofa scale of 1/5,000 to 1/2,500 in accordance with the above-mentioned

pohcres and precondmons ‘The basrc structurc is outlmed by the major road network, land
o use and allocatlon ofparks o : . o ,

pet e

Populatlon plan Thc populatlon of thc candldate area at the tlme of completron of the .
. pro;ect lS estrmated Thrs estrmahon is used for the desagn of socral/publlc facrintles of which )

CaMa
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; magmtudes depend on the planned populanon

Neighborhood plfm DA nelghborhood is a basrc umt ol‘ the urban arca, and fa(:llmes
which are necessary for everyday life, and planned/allocated by this unit. : An autonomous
arca (RT/RW), catchment of school and rcsrdentlal environment are some examples of a
nerghborhood as a unit. ‘ : - :

Land use plan : The candidate area is divided by the land use plan in accordance to the
development pollcws and basic structure. In order to realize the land use plan, there are
sevcral mcthods such as regulation by zoning, admmrstratwe gurdance mducement

N ‘llansport'rtron plan . T ransportanon facilities such as roads and rarlways form a frame of
~ the candidate area and give an enormous eflect on the residential environment, therefore it is
- important to be carefully planned taking into consideration the neighborhood plan and land -

use plan. ~ As for road nctwork it should be hierarchically planned in order to maximize the
road utrllty :

- Parks and greens plan - Funetlon size and overall arrangement of parks and greens are
10 be exannned for those allocauon in the candrdate arca. oo -

_l)ramage plan ': An essentlal part of the dramage plan is to deternnne the way to wlnch
rainwater is discharged from the candidate area. - Generally, urbanization decreases the
natural function of detannng rainwater on fand, and jeopardizes the area along the -
downstream if there are no overall countermeasnres 1o protect the whole of catchment area

. from floods. - Therefore, in the dramage plan |t is nccdcd to examme thc development
eﬂccts ontothe downstream area. : R : ' -

' Plans l‘or water supply, samtatmn, power supply and telecummumcatlons #oo1o o These
" facilities are absolutely necessary for residents in order to have a comf‘ortable urban ltfe and
“they should be planned in accordance with those improvement programs of the related -

agcncres Capacmes of those facrllues are planned by the populauon objectlvc and areas.

Seclallpubllc facnhtles plan Socmllpubhe faerlrtres sueh as educatronal and adnnmstrauve

. - services are to be planned taking into consideration the population plan and tand use plan as

' well as the existence of smnlar facrlltres in the surrouudmg areas of the candldate area.

' Consrderatwn ol‘the prOJect area: In the master plan the candldate area may be dwrded
into several parts in accordance with the results of the site survey (1) as well as the results
" from examinations in the process of the formulation of the master plan. - In general it is
- difficult from a financial and technical vrewpomt to carry out the L/C project in al these
divided areas at same tinte. - "lheref'ore it 1s necessary to examlne whtch area is the most
applleable for the L/C prOJect ' SRR i e

2 Pro;ect Implementahon Plan Study

(1) Dehmltatron ot‘ the L/C Pro_;ert Area

Based on the master plan an area for the UC pro;ec{ |mplementauon is to be sclccted through .
_ the overall exammatlon of‘the followmg 1tems L T N RS -
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- Necessity of infrastructure nnprovcmcnt - :
- - Necessity of community nnprovement from viewpoint of urbamzatlon trend

" Opinion of landowners . :

- Feasibility of lmplementatron

OFf the delimitation of the L /C project area, the L/C prOJect area boundarics should be selected
atong nnmovablc objects such as roads and rivers.

. .(2) Srte Snryey 2) .

The site survey (2) is carried out in order to obtain necessary information on the selected area

for the L/C project to formulate the project implementation plan accurately and in detail.
The results are drawn on a topographical map of a scale of 1/1,000 to 1/500. Thc maJor

contents of the s1te survey (2) are shown as follows e R

: -__' ' Area of the protect srte populatron number ot‘ hortseholds

- land prices and number of landowners
- - Geographic features in detarl

- - Land use in detail e R : L
- Numbers ofburldrngs olassrﬂed by purpose ofuse and structure e

- (3) Formulatron ol‘ the LIC Desrgn

| Based on the master plan and srte survey (2) the land consolrdatron (L/(,) desrgn is to be

~ carried out. In advance to the formulation of L/C design, basic structure and design

- standards should be prepared ~The construction cost is estimated based on the formulated
: L/C desrgn o L . _ _

o Basre structure ' ‘ I : o
F he basic structure is a gurde for L/C desrgn it consrsts of zonrng t‘or land use, dragram of
- traffic - circulation,. network - of parks - and greens allocatron of publro facrlrtres -
- countermeasures of flood run- -off. . R REU I PUERE PEP e L L

b. Desrgn standards — : . o o
-+ Design standards of mfrastructures and pubhc facrlrtres should be establrshed by ¢ach L/C

" ~ project to carry out the 1/C design.  Most of those design standards may be prepared by

- related agencies. - As-for the application of those standards to the 1/C project is exammed :
7 through drscussron among the Iocal government and the related agencres -

. (4) Exammatron of stpected Results b)’ 1’1"3.1“t ..

It is necessary to examme the expected results by the L/C desrgn l‘he 'exarnination is

. carried out by comparison between conditions before and ‘afler the project in terms of urban

- ; envrronment and sufﬁcrency of urban facrlrtres If needed the L/C desrgn may be modrf’red

ia, Compar:son of urbnn envrronment E

_ . The urban environment before and after the prOJect can be compared with three items clarrﬂed -
- by the evaluation in the master plan elements to be preserved elements to be eliminated and
o elements to be 1mproved e ST : T
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b. Comparison ef urban facilities’ sufl'iclency :
The sufticiency of urban facilitics, before and after pro;cct can be compared wnh the

occupancy ratio of each infrastructure and facrhty, from the land use rcsultcd by site survey
(2) and the L/C design. R ‘

(5) Formulation of the L/C PlO]CCt Implcmcntat:on Plan o

The above-mentloned works are put logclher as an L/C pro;ect implcmcntat_i_on plan. The
L/C project implementation plan is a basis for the exploration of the implementation and the
formulation of the nnplcmcntatlon plan dcscrlbcd in the latcr stcp :

' (6) Slte Survey (3)

Slte survey (3) is carncd out in order to obtaln necessary mformatlon of the L/C prolecl area
to formulate the nnplementanon plan accurately and in detail. - The results are drawn on &
~ topographical map of a scale of 1/1,000 to lISOO Thc main contcnts of Ihe srte survey (2)

are shown as follows: TR Co . o K

Identrﬁcatlon of' lots and thosc landowners '
Identification of land rights - - .

1dentification of building rights

Identlﬁcanon of mfrastruclures and publlc facrlltles

: These resulls are used for lhe replomng desrgn as well

{_13 Publ:c Relatlons s
() Preparahon of prlanatory Matenals :

In accordance to the masler plan and/or pr()ject nnplcmentatlon plan explanatory materlals
should be prepared focusing on the necessity of the L/C project and the overall procedure.
These materials will be very use[‘ul in order to increase lhe landowners mterests toward tho o
nnplementatron of L/IC pro;ects : : -

(2) Explanalor; Mectmg

i"ln ordcr to dccpen the landowners undcrstandmgs and cooperatlon wrth the L/C pro;ect - |
explanalory meetmgs should be held e T o Sl

3) Opmlon Poll Sun'ey

- As the basrs to formulate the master plan and prOJect 1mplemental10n plan an oplmon poll .
.. survey should be carried out. *The content of the survey reflects the people’s awareness on -
the ncrghborhood cnwronmont llfe plannmg, land nt1l|zat10n admlmstratwe condmons and e

soon. SN S LT :
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TEP 4] - Cons_cnsus_Buil(ling
- [By Landowners]

Consensus building is one of the most important tasks to operate an L/C project smoothly, and

may be attained by the landowners’ understanding and approval of the community

~ improvement pollcy, contrrbutron ratio, planned road nctwork etc. through explanatory
mecllngs and SO on.

As for L/C pro;ects by assocratron the team of promoters proceeds wrlll the consensus

building among the landowners, in cooperation with the local government.  Most of the

" needed materials and mformatron for ihe team of promotcrs shall be pr0v1ded by the local
government s task f'orce ' :

[STEP 5 Exploration for Implementation

- {By Local Government] o
- Based on the projeot implementation plan, the local government (burcau of L/C) operates to
“ realize the implementation in cooperation with the team of promoters. * The works are
“directed from the possible organization’s viewpoint, consensus of landowners, financial
: procurcment and infrastructurc development with other projects.  And the results of the

B works are collected in a draft of implementation plan whlch consrsls of documents of basrc
: polrcres for lhe pro;ect submrtled by lhe {eam of promoters : ST

: ‘I. Exploratron of Possrble Organrzatlon

: The local government should examine the possrble orgamzauon to operalehmplemcnt the LIC |
project, in cooperation wrth the team of promoters The examination is carried out on the
l'ollowrng 1tems ' - - :

- 0\'erall orgamzatron The overall organrzalron is to syslematrze the cooperatron among tlre
~ local government, L/C association and prwale sector. In principle, the L/C project is
- implemented by an association, however, it is iimpossible to operate the project without the
cooperation between administeation and L/C association and the private sector’s participation.

"'.Therefore it is necessary to prepare the systemaufatron of an approprrate overall
' orgamzatron A : : :

L ‘Orgamzatron of assoeratron The orgamzatron of the I /C assocratron should be consrdered

' _from the vrewpomt of its operalron because the L/C pro;ect requires sonie specralrsls and its
- needed work varies in accordance with the implementation process. = The operatron is
o substantrally performed by ‘an executing unit established within the L/C association.

o .-:'Generally, the executing unit consists of a board of exccutives and an executive office; the
.+ fortner of whlch riembers are represen{atlves of the landowners, (approved by a first general
- ;-.-rmeetmg) is’an organ to decrde the activities of L/C association, and the latter is an organ to -
- - manage the substantial work. Accordmgly, the executrve office has to be orgamzed by some

'5,-._'specralrsts of such fields as accounting, civil: engmeermg, law and s0 on. It is deenied that _
" those staffs may be drspatched from the loeal governmenl as a par1 of tcehmcal assrslance or
from the prrvate sector on contract e e : s =

M
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Roles of the local government  : During the implementation stage of an L/C project, the
role of the local govcinment is mainly to monitor and approve the activitics of the L/C
assaciation. In addition, it is better to dispatch appropriate technical stafls to the executive
oﬂlcc when the L/C association asks for technical assrstance :

Participa_tion ol‘ _the private secior : Thcrc is an additional way for the private sector,
_especially for private developers, to participate in an L/C project. - Under a condition of
~ purchase reserve land and/or as one of the landowners, private developers may be entrusted
~ by the L/C association for underlakmg most of the tasks on the L/C project opcratlon This

method may have the f‘ollowmg characterlstlcs -

- szpcctatlon of commercral eﬂorts to promote the rmplcmentatlon
- Smooth/prompt operation by private sector know-how -
- Utilization/employ of private funds, especially for initial cost of project
- - Promotion of ordered urban 1mprovement by pnvate sector usmg its owned land

2. Exploratlon of SoclallPohttcal Acceptance

-T he L/C prOJect is one of the methods uscd to reahze cnty plannmg, and its purposcs are
- summarized as lnfrastmcture development and increase of land utility. Its mechanism is
 summarized as follows to lmprove 1nfraslructures on ceitain land (contrrbutlon) produced by
* landowners in an area and to increase the area’s land utility by improving the infrastructure,
accordingly, if the contribution is less than the increased land utility the landowners are
- theoretically/economically to gain. - In order to reahze the city planning through L/iC pro_;ects

therefore, the local government has to explore a prospccl of acceptance by landowners in
" terms of the administrative policy and the L/C mechamsm - The contnbutlon ratio is one of
the matcrlals used to examine the prospect

: '_.3. Exploration of Fmanc:al_ Resources y |
(1) Cash Blow Analysrs

a, Forecast ofland value after LIC e : : .
‘The price of reserve land must be estimated by prcdlctmg the land prrce appreclatron aﬂer the -
. land consohdat:on Vo s L R . IR :

: b. Dcvelopment ofa cash ﬂo“ schedule and estrmatron ofthe size ol' rcserve land

“A cash flow schedule that balances, throughout the project period, the expenses mcludmg _
- interests and the revenues must be developed The size of the reserve land is estlmated based

- onthis, cash flow schedule and the land value forecast ; : L

,"The local government $ subsrdles must be mcorporated mto the cash ﬂow when they are“

. introduced. Cost for the constructron and its accompanying land acquisition, of the

R mfrastructure and public facilities, whlch are deemed to benefit the géneral public must be -

. borne by the central or local government. Also from the perspectrve of facrhtatmg urban"

. development, the government should provide subsrdres to the L/C association if the proceeds

o from the sale of reserve land are not large enough to cover all the rnfrastructure constructron

3 Based on the cash flow schedule the amount and trmmg of caprtal reqtnrement are rdentrﬁed



© PREPARATION SI'I'AGE FOR IMPLEMENTATION

~ Scnsitivity analysns '
A sensitivily analysis is conducted by changmg paramcters that are affected by external
conditions, such as inflation or thc mterest rate.

(2) Idcnhf’catmn of Fmancnl Somces fm L/C

It is envisaged that L/C prolects rcquest a mgmﬁcant amount of capltal expenses prior to the
sale of reserve land. The following are the possible financial sources for L/C:

- Commercial bank loans. Thc loa'ns would havc to bo gua_ranteéd by the local
, government. A grace period must be given until the start of the reserve land sale.
- Issuance of bonds by the local government, which are on-lent to the L/C association.
The terms of the bonds should coincide with the capital needs of the L/C project.

4, Exploratlon ofRegwnal Inf:ashuctme Development '

If thcrc isa pro;ect asa reglonal mfrastmclurc development adjacent to tho L/C pro;ect area, it
is ratlonal to carry out both projecis at the same time, The local govemmcnt thercfore, has
~ to consider the possibility of this case in accordance with spatial plan and its program.
" Possible regional 1nfrasiructures are the toll road mterchange reglonal arterlal road flood
' protecuon water supply and soon. . : : g

‘ E Q Formalwatlom‘Legahzahon ofthe I,/C Pro_|ect

' [By the Team of Promoters] :

, -The team of promotcrs preparcs Iegal documents stipulated by the Land (,onsol[datlon
' Law/Regulatlon and its prescriptions, which shall be legislated in the near future, to apply the
- establishment of the L/C association succeeding to the project implementation plan and the

results of its exploration prepared by the local government. . The procedure of

formalization/legalization of L/C projects ls_outhned as follows. @il o f

P Explorationef =~ |1 ) “ - Formulation of - " Formulation of Artictes
HE Implementation ; :: Tmplementation Plan (Draft) of L/0 Association {Draft}
___________________ 1 T
: o]
' BT g o .
' . Gollegtionof -~
i R Cerlificates of Consensus
E N J
: TSN N . Applicatien of :
P { T : o Establishment of L/C Association -
___________________ 'y L = L - i
i ‘.. Exhibision of D! : * '
{ Implementation Plan Oraft) § § . Preparationof
L g ,[ ] - " First General Meetmg N
------------------- A - Nl
EApprovaI ofEstab!nshmen.t of} : R
L/GAssoc:!atlon S Y ': SRS
+ 1
o T |

 Wigwed Procedureat Formaliatonlgatiaton of LIC Prjects

CeaMB
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1. l'ormulatron oflhe Implementatron Plan (l)r aft)

The rmplcmentanon plan is a legal document that mdrcates the plan on the ﬁrndamemﬁt ilems
of the L/C project, based on the planning works already conducted in the prevrous steps.
‘The contents of the rmplemcmatron plan consrsls of four major items:

Tocation and boundary of the prOJect area
Outline of the L/C design

Implementalron schedule -

Fmanclal plan

t

An example of delalled contents of the unplementatron plan is shown as foliows

1. Project and lmplementatron Body
. L.l Project Name - e
~ 1.2 Implementation Body
i 2, Project Area 0 o -
e 21 Localron of Pro;ect Area o
- 2.2 Map of Arca Boundary
. 2.3 Project Area Zoning
3. OQutline of the L/C Design
‘3.1 Objectives of Project - . PRIt
- 3.2 Present Condition of Project Area { PRSI
- 3.3 Design Policies v S
- 34 Comparrson of Land Use before and aﬂer PrOJect
3.5 Calcutation of Reserve Land : C O N 2
3.6 Development and Improvement Plan of Publrc l'acrlltles Lo
c37LICPlan v bt e e D e T
4. Project Implementation Schedute IR TR TR AT
. Financial Plan LT i ey Do o e
- 5.1 Revenue B
5.2 Expenditure -
5.3 Annual Financial Plan -
. 6. Reference Materials 10
6.1 Articles of L/C Assocratlon (Draﬁ) _ 5h ST
. 6.2 Drawing of Present Condition: Use ofland and burldmgs B
63Land UsePlan Lt . L . ,

Wn

2 Formu!atlon of Artlcles of the L/C Assocratlon (Draft)

The land Consolldatlon Law/Regulatlon and rts prescnptrons whlch shall'be legtslated in. the‘ s
near future, I‘undamentally stipulates the activities of the L/C association. . However, the .

detailed rules have to bc carefully examined and defined by cach assocratron in accordance

with the circumstances. - The detailed rules are called articles of the L/C association, and the
drafl is attached to the implemertation plan as one of the reference materrals llle_follo_\ylng FRRE

items have tobe specrﬁed in the artrcles B
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- Name of L/C assoctation
- Location of project
- Contents of project
- Location of oftice
- Method of cost sharing
- . Number of executives and audrlors their terms, responsrbrhtres and method of therr
electing ST : :
- - i Items concermng general meetmg
. - - Project period - L
‘. - Method of public announcement
- Method of drsposmg reserve land - :
- Items concerning decision of datum area before p!‘OjCCl
- Items concerning accounting
~ - - ltems concerning land evaluation
- Itcms concermng equrty payment

3, (,ollechon of(‘ertlﬁcates ol‘Consensus -

"~ The team of promoters have'to collect ceniﬁc'ates'of consent on the L/C project from
- landowners in order (o apply for the association’s establishment at the local government. It
- is desirable 1o collect 100% (or nearly 100%) of the certificates from landowners within the

. project area. ' (In Japan, 2/3 or more of agreelnents of landowners are Iegally necded lo

rmplement an LIC prOJect) ' - S T A S TP R

4 Applrcatmn of Estabhshment ofthe I /C Assocratlon

' 'Z:In order to cstabhsh the UC assocratlon the team of promoters has to submit an apphcalron o
: wrth the related doeumems fo the governor. The needed documenls are: '

Draﬁ of nnplementatlon plan mcludmg artlcles of L/C association .
© Certificates of consensus with a list of both numbers of approval and drsapproval
_' - Duplrcatrons of applrcanls rdentrﬁcatrons

":"'5 Preparatlon oﬂhe i‘ll‘St General Meelrng

The team of promoters has to proceed wnh the preparauons for the first general meehng in
N advance lhe preparalrons consrsts of the followmg 1lems ,

4 : Place and dale
- Agenda
- Assignment for proceedmgs , : :
.~ 74 Notification on election of executrves and audrtors E
s Nouﬁcatlon on convocatlon :

oM
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