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LAND POOLING AND READIJUSTMENT

WHAT IS LAND READJUSTMENT?

Land readjustment is a legal process that reorganizes property boundaries and

reallocates parcels for planned urban development. All plots in a designated area
are pooled temporarily; each owner receives a serviced plot proportional to their
original contribution. This redistributes gains and losses, internalizing land-value

increases without expropriation or municipal purchase. It translates land-use plans

into practice through a formal procedure led by a municipal readjustment board.

WHY ARE THEY USED?

The process facilitates orderly, equitable development in areas with fragmented

ownership. Without coordination, infrastructure delivery is inefficient and densities

remain low. Pooling creates a collective where a public authority or licensed

developer prepares plans, evaluates parcels, and allocates responsibilities. Owners
contribute land for roads, parks, schools, and affordable housing, receiving smaller
but more valuable serviced plots.

HOW DO THEY WORK IN PRACTICE?

Strategic Designation of LR
Zones Municipalities
designate LR areas based on
housing need and access to
transit, services, jobs and
public amenities. LR
proceeds only where it
clearly supports affordability,
social mix and inclusive
urban growth.

Public Leadership and
Initiation The municipality
leads the LR process, creating a
dedicated authority to manage
surveying, valuation, planning
and negotiations. Developers
may contribute expertise but
do not control decisions.

Pre-Development Valuation &
Equalisation Land is valued at
existing-use levels to prevent
windfalls. Owners receive
proportional development
rights, with safeguards for
small and vulnerable owners.
This ensures fairness and
reduces resistance

Integrated Plan With
Mandatory Affordable
Housing A binding plan
specifies layouts,
infrastructure and
climate measures, and
requires 30-50%
affordable or cost-rental
housing. Parcels for
public-interest providers
are identified from the
outset.

Land Contribution for
Public Uses Owners
contribute a fair share of
land (e.g., 25 %) for
affordable housing, schools,
parks and mobility corridors.
Transparent contributions
secure public value before
development begins

Infrastructure Delivery &
Servicing The LR
authority delivers

utilities, roads and public

facilities using landowner
contributions, public
investment and value
capture. Climate and
energy infrastructure is
integrated.

Redistribution of
Serviced Plots Owners
receive smaller but more
valuable serviced plots
aligned with their rights.
Affordable-housing
parcels transfer to public-
interest providers. Mixed-
tenure blocks are
facilitated through
combined parceling

Housing Delivery by
Regulated Providers
Municipal housing
companies, CLTs,
cooperatives and limited-
profit developers build
under clear cost-rent or
social-rent rules. Design
competitions promote high-
quality, inclusive and low-
carbon neighbourhoods.

Long-Term Affordability &
Stewardship Affordable
housing remains regulated
through public or
community ownership,
leaseholds or long-term
covenants. Monitoring
ensures sustained
affordability, accessibility
and social mix.
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| WHERE ARE THEY USED IN EUROPE?
L

Germany applies a public-led, plan-driven approach to implement compact

EqualHouse development. The German umlegung is used to address the issue of fragmented

ownership impeding residential development at the urban fringe. It is regarded as
mutually beneficial because it preserves the property rights of, and assigns
development rights to, landowners, while allowing municipalities to extract land
and costs for infrastructure and affordable housing.

In Spain, reparcelacion was traditionally undertaken by landowners or public
authorities but, with local government capacity lacking, was traditionally
undertaken by the former. Since an innovation introduced in Valencia in the 1990s,
non-landowning developers are allowed to submit readjustment proposals. While
this exposes reparcelacion to private sector development risks, being tied to
speculative housing expansion and finance, it also adds an opportunity for public
authorities to introduce additional developer obligations, including affordable
housing, through a public tender stage at which developers are selected for the
project.

WHAT ARE THE RELATIVE STRENGTHS AND WEAKNESSES?

Strengths Weaknesses
e Risk of speculation and
* Mobilizes land without overdevelopment when market-
expropriation, reducing conflict. e driven.
e Shares costs and benefits equitably. e Does not guarantee affordable
e Enables coordinated, housing without strong
infrastructure-aligned e requirements.
development. e Poor spatial outcomes without
¢« Overcomes fragmented ownership planning controls.
and reduces transaction costs. e Fiscal incentives may distort
decisions.

Where can | learn more?
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