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Participatory and Inclusive Land 
Readjustment (PILaR) 

a pro-poor land readjustment management 
strategy for city development

Maria Buhigas, Robert Lewis-Lettington and 
Rebecca Ochong
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Why land readjustment?

Kabul, Afghanistan

• Estimated between 
400% and 600% 
population growth in 20 
years

• Almost all informal
• Unusual? Perhaps at 

the end of a spectrum 
but not so unusual.

Input parcels Output parcels

Source:Kishii Takayuki

What is land readjustment?
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What is PILaR?

Participatory in process, inclusive in outcome

Who are the stackeholders ?

6
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Road map

Consists of about 100 steps in 7 phases:
1. Preliminary
2. Diagnostic
3. Formulation
4. Adoption
5. Management and execution
6. Finalise project
7. Evaluate project
The road map has broadly held true and we are in 
phase 5 at the moment with construction expected in 
2016.

Basic principles or ‘ground rules’

• Process should be participatory:
o As of right, because people should have a say in 

decisions that affect them; and
o Utility, because people are readier to accept a process 

they feel they own

• Process must be inclusive, ensuring that all 
residents benefit from the outcome: ‘everyone who 
lives in Candelaria, stays in Candelaria’

• The city is a recognised stakeholder with clearly 
defined short and long term objectives

These principles were reflected in a more complex 
written agreement between Medellin and UN-
Habitat
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Site selection

Sites proposed by city and assessed by both city and 
UN-Habitat according to 19 main criteria:

1. Project area size
2. Community size
3. Community characteristics
4. Location
5. Type of settlement
6. Physical and environmental
7. Potential to increase serviced 

land or built space
8. Land tenure (incl disputes)
9. State of land records
10. Land use potential

11. Status in planning instruments
12. Links to other major projects
13. Public space provision and need
14. Potential for land contribution 
15. Current land use density
16. Financial options (subsidy and 
land value)
17. State of nearby infrastructure
18. Quick win as a pilot?
19. Political risk 

Site selection: what we would do this time

• Actual or potential availability of open space
• Infill or peripheral / green field
• If infill, what is current and potential density
• What defines the project area: e.g. is it defined by 

a social or economic challenge, by a physical 
reality or by arbitrary boundaries?

o A project area probably needs to be based on a 
combination of factors: a primary reason and then a 
review based on feasibility
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Medellin , study case

1928: 120,044 inhabitants

1981: 1,337,496 inhabitants 2013: 2,417,325 inhabitants

1945: 270,534 inhabitants 

Sites considered in Medellin

• Plaza de Ferias. 
o Limited residents and largely public already.

• Bombona
o Competing projects. 

• San Lorenzo
o Social challenges.

• El Chagualo
o Competing projects.

• Jesus Nazareno
o Competing projects

• Moravia
o Large, dense and major enviro. and social challenges
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Candelaria : History

Origins. invasion of private 
and public land

2007. Regularisation and 
legalisation plan. Only 
partially realised:
• One block, of proposed 

4, built 
• Partial regularisation of 

tenure
• Proposed change in 

streets not completed

La Candelaria
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La Candelaria : objectives

• Improve street layout
• Improve public space
• Recover river setback
• Accommodate all 

residents in improved 
housing

• Provide economic 
opportunities

• Offset as much public 
cost as possible

La Candelaria : basic area statistics

Uso N° predios Área %

Espacio Público 2 13.156,36 36

Residencial 227 13.053,03 36

Servicios 1 6.332,00 17

Residencial y comercial 32 2.086,89 6

Sin construir 49 1.650,97 5

Otros 2 152,79 0

Equipamiento 1 101,05 0

TOTAL 314 36.533,09 100

Polígono Área (m2) A. ocupada (m2) Ocupación (%)

Z2_MI_11 37.872,09 18.624,10 49

Z2_R_49 56.124,61 17.044,73 30
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Existing construction

The most common height is three 
stories, 36% of the total.

Most properties are between 20 and 50 
m2 size.

La Candelaria : cadastral status
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La Candelaria : tenure status (tenants)

La Candelaria : proposal 
Condominium and specific building typologies
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La Candelaria : financial summary

N.B. Colombian pesos

22

La Candelaria : project phasing

PILaR in Practice, September 2015
Kigali, Rwanda
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