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QUEZON CITY COMPREHENSIVE LAND USE PLAN

2011-2030

Chapter |
DEVELOPMENT FRAMEWORK

This introductory chapter sets out
the rationale for the current effort to re-
vise the existing Comprehensive Land Use
Plan of Quezon City, On the surface, the
need for such a revision stems from the
simple fact that the time frame of the cur-
rent CLUP is expiring this year, 2010. The
vear 2010 also saw the change over of the
city's leadership from the 3-term Bel-
monte Administration to the first term of
Mayor Herbert M. Bautista. Although the
new leadership does not represent a radi-
cal break from its predecessor; change 1s
nonetheless inevitable and the Bautista
Administration needs the revised plan to
get a pood grip of future growth and
change.

In a more profound sense, the need [or
plan revision is dictated by developments
and changing paradigms in the city's
broader national and regional context. The
planning and development of Quezon City
must not proceed in iselation. It must con-
sider the developments in the broader
national and regional context of which the
City is an Integral part. The growth polities
of the City shall likewise be guided by pre-
valling policies as embodied in higher level
plans.

For this purpose, the relevant provi-
sions of selected national and regional
plans, namely, the National Framework
for Physical Planning, the National Urban
Development and Housing Frameworlk,
and the Physical Development Framework
of Metropolitan Manila are briefly re-
viewed.

1.1 Quezon City in Its National and Re-
gional Context

1.1.1 National Framework for Physical
Planning (NFPP} {2001-2030])

The overall long-term physical
planning challenge that the NFPP ad-

dressesis to provide policy guidelines
towards the envisioned growth of the
country in a manner that is efficient,
efuitable, and sustainable. Itisa con
cern that is rooted on the fundamental
condition that the country seems to be
locked in - that of limited physical and
economic resources in the face ol [n-
creasing demands from a populaton
that continues to grow o unprece-
dented levels.

The framework provides for the
Land Use Policy guidelines covering
the four (4) major land use compo-
nents of Settlements Development,
Production Land Use, Protection Land
Use and Infrastructure Development.
Major issues and concerns and corre
sponding policy options in planning
for each component were defined in
the framewark

Settlement Development.  This fo-
cuses on the spatial distribution of
shelter, its support infrastructure and
networks, and services, It is also con-
cerned with the interrelationships of
settlements as they develop and estab-
lish functional linkages based on their
respective resource endowments and
comparative advantages. Some poli-
cies under this title that are of rele-
vance to Quezon City include:

(a] The formulation of town and city
plans with close attention paid to
improving opportunities for eco-
nomic growth, delivery of ser-
vices, and the overall quality of
life;

(b} Ta accommodate future growth
such options as urban renewal/
redevelopment, assisting  small
towns to grow, metiopolitan ar
rangement, opening new towns/
cities, and infilling vacant lands or
increasing densities in built up
areas shall be considered depend-
ing on the lecal situation;
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{c] Addressing the problem of informal settle-
ments through such approaches as direct allo-
cation of affordable housing, improving access
to unutilized land, encouraging mixed use and
higher density developments in selected ar-
eas; and improving infrastructure support to
existing residential areas; and

{d) Avoid loeating residential developments in
hazard-prone areas and reduce carbon foot-
prints of residential areas by encouraging
planned mixed use developments, increased
transit use, pedestrianization, and cultural/
historical preservation in large urban centers,

Production Land Use. The primary objective of
planning for this land use is to determine the most
efficient and equitable manner of utilizing and man-
aping land resources so that there is adequate and
accessible space for sustainable food production,
forest and mineral resource extraction, industry
and tourism, with the end in view of meeting the
material and other requirements of the population,
Relevant policies have to do with:

{a) Identifying and delineating potential tourism
areas and promaoting the development of these
areas by providing infrastructure support
giving due consideration to - their social and
environmental impacts;

{b] Reviewing the performance of existing indus-
trial areas and exploring alternative uses of
non-performing ones; and

(c] Adopting and implementing land use policies
and zoning regulations that encourage the use
of disaster mitigation and environmental pro-
tection measures that are embedded in the
production process.

Protection Land Use.  This refers to the con-
servation and management of sensitive/eritical eco-
systems to preserve their integrity, the rehabilita-
tion of degraded resources to allow them to regen-
erate, and the identification of environmentally
constrained areas and limiting access to these areas
to protect the human population from environ-
mental hazards. Salient protection policies include:

{a) Delineation and demarcation of protected area
boundaries to prevent confusion and conflict
among alffected segments of the population;
and

(b) Intensifying information, education and ¢om-
munication campaigns to instill in people the
value of protecting certain resources and of
disaster préparedness.
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The role of
structure in national development |5 to pro
built-up environment that allows production
sumption and service activities to take place
structure development in the NFPP covers fiv
sectors ; transpartation, communications,
water resources and soctal infrastructure.
infrastructure policies of relevance to Quezon
are;

{a) Promotion of inter-modal transportation sgs
tems, taking into account compatibility, ece
nomic feasibility, comparative advintage 4
linkages to facilitate smooth transfer of
and goods between points;

(b} Prioritizing projects that allow increas
cess to basic social and development se
while catering ta the productive sectors
market-hased industry putting the
population into the mainstream of susta
development; and

{c) Incorporating disaster mitigation principl
infrastructure development.

These national policies shall inform the
ning and management of Quezon City's ph
development over the long time horizon.

1.1.2 The National Urban Development and
Framework (NUDHF) 2009- 2016

In the near term the direction of urban
opment for the country is delined by the Nati
Urban Development and Housing Framew
mandated by the Urban Development and Hou
Act of 1992 [RA 72791, The current National
Bevelopment and Housing Frameworl (
2009-2016) is an updare of the previous frame
(NUDHF 1999-2004)

The Framework envisions for the countrya
urban system that facilitates economic growth,
velops and strengthens local comparative adva
tages, and significantly improves the quality of lif
of its restdents.

The three (3] basic themes that form as strigs
ture af the Framework consist of : (&) urban
tem; (b} housing and communities; and (c] gov
ance, The first theme is divided into two
themes: urban competitiveness and poverty redut:
tion; the second, into housing affordability and des
livery and sustainable communities, and the third
into performance-oriented governance, To
trate:
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pl {i] Urbon competitiveness. The urban system

i

(d)

(e)

plays a major role in the economic develop-
ment of the country. Given increasing global
integration, the extent to which the cities that
comprise the urban system can play this role
depends on their competitiveness relative to
other cities of the region and ol the world.

Poverty reduction. The continued relatively
high poverty incldence in the country is a di-
rect result of the lack of pro-poor economic
growth, As concentrations of economic activ-
ity, cities can serve as agents of poverty reduc-
fion.

(€] Housing affordability and delivery. A signifi-

cant part of the problem plaguing the housing
gector in the country is the lack of afforda-
bility. The fundamental solution to this prob-
tem is again rooted in economic growth, which
provides employment and income to house-
holds, which, in turn, can increase alforda-
bility levels. In the short-medium term, in-
ereasing the availability of housing credit and

financlal resources as well as lowering the

cost of land and housing production can make
asignificant difference.

Sustaingble communities. Communities need a

eombination of function and amenity based on
acceptable environmental standards.  They
need to be sustainable by providing minimum
service standards as well as from the point of
view of glabal climate change.

- . Govern-
ance cuts across all modules. It is the key to
improving urban competitiveness and poverty
reduction, to providing shelter, and to the de-
velopment ol sustainable communities. Im-
proving efliciency, reducing wastage and cor-
ruption, and improving coordination across all
layers of bureaucracy are needed while taking
intp account the decentralized structure of
gu!.-rarnmnnt.

The Framework is intended primarily as a

gulde to the formulation and implementation of
plans, programs and activities (PPAs) of both local
and national government through its strategic rec-
ommendations.

Recommendations are organized according to

the themes and modules as follows:

. Farurban competitiveness

« Improve national competitiveness by
increasing productivity and efficlency of
urban industrial regions. Build on exist-
ing strengths in manufacturing and pro-
ducer services, Focus export-oriented
activities in core export areas which are
potentially globally competitive,

= Support development of strategic clus-
ters; enhance value added of existing
clusters, support local promise, orient
development planning, research and data
collection to clusters.

s |ncrease Metro Manila's  attractiveness
as a plobal service center and visitors'
destination by improving basic lunc-
tions, addressing traffic congestion, mo-
bility, pollution, etc., - essentially taking
steps to demonstrate that the city works.

= Support IT enabled services to further
enhance the country's competitive  ad-
vantage In the sector.

= Support the tourism sector and its re-
giomal furban-rural linkages.

. Poverty alleviation

& |Irban-rural linkages
- Recognize and enhance rural-urban
linkages of poverty alleviation to im-
prove labor mobility and increase the
sharing of market information among
rural producers and urban consumers.

« Population management
- Encourage smaller size families.

= HR and livelihood
- Support human resource and liveli-
hood programs aimed at poverty alle-
viation.
- Increase entrepreneurial opportunities
for the poor.

Housing affordability

o Local regional planning
- Link local land use/physical and com-
munity development plans with indus-
tryflocal employment generating in-
vestment programs.

* Land access and management
- Provide incentives to unlock land for
affardable housing,
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- Provide and encourage access to land
for affordable housing.

e Explore promising financing sources and
schemes

- Increase funding and other resources
for proven and key housing programs
and institutions.

- Streamline  housing  development
transaction processes; reduce transac-
tion costs and protect housing consum-
ers.

Sustainable communities

» Use market-based incentives and disin-
centives to provide public amenities to
support urban land use objectives.

e Sustainable planning/green building

- Review and revise traditional zoning
and encourage sustainable and private
sector initiatives through performance
and service standards.

- Anticipate and encourage sustainable
development and building practices in
local and metropolitan development
plans and other ordinances.

- Continue to build capacities of LGUs in
development and land use planning,

e Integrate climate change adaptation and
disaster risk management into commu-
nity and regional development.

Performance-oriented governance

* [RA-based incentives
- Provide incentives for LGUs to be less
IRA dependent and to mobilize their
owhn revenue source; encourage LGUs
to tap innovative financing schemes.

» Horizontal linkages (plan-
implementation)

- Strengthen LGU capacity building in
strategic planning, investment pro-
gramming, budgeting and implementa-
tion linkages.

e Interagency coordination
- Improve vertical coordination among
levels of administration (national, re-
gional, provincial and city/municipal)

= Transparency and accountability
- Increase accountability of LGU and
private sector; increase process trans-
parency to minimize opportunities for
corruption; support private-public
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partnerships in project implementa-
tion.

e Encourage and support performance-
based local governance.

» Interlocal coordination
- Support metro (interlocal) jurisdic-
tional cooperation; provide real in-
centives to interlocal cooperation;
harmonize legal and service manage-
ment mechanisms among metropoli-
tan LGUs.

1.1.3 Towards a Humane World-Class Metropolis : A

Physical Development Framework Plan for Metro-
politan Manila (1996-2016)

The Physical Framework Plan for Metropoli-
tan Manila for the period 1996-2016 envisions
Metro Manila as a humane, world-class me-
tropolis renowned for its livability, economic
vitality and socio-cultural exuberance. It also
positions Metro Manila as the center of a growth
polygon which will influence the creation of
socio-economic opportunities for areas beyond
metropolitan boundaries.

To achieve the vision for Metro Manila, the
Plan adopted a strategy of development based
on selective specific policy zones consisting of
areas with varying stages of development,
These policy zones are :

(a) Regeneration _Development Areas (RDA).
These are zones within the urban centers,
mainly the inner core, where new construc-
tion and expansion of factories, higher educa-
tional institutions, among others are to be
contained.  Activities proposed for these
zones include regeneration, redevelopment
and preservation.

(b)Suburban Development Areas (SDA). These
are zones located in the intermediate and
outer cores of Metro Manila where planned
development especially for shelter or hous-
ing is encouraged subject to local zoning
regulations and environmental laws.

(c)Urban Promotion Areas (UPA). These are
zones located in the intermediate and outer
cores of Metro Manila wherein industries
may be promoted in order to serve as alter-
natives to activities which may no longer be
feasible in the RDAs. These areas are also
treated as redevelopment areas where struc-
tures and land use could be changed to other
suitahle activities consistent with the pre-
ferred development thrusts.

B —————— A ——




(d) Urban Contro! Areqs (UCA)., These are zones

extensively residential and commercial in
: nature and where land supply is considered
| exhausted except for some pockets of idle
| lands which are already intended for future
| development, New or additional develop-
ments are better deferred since they pose a
, strain on existing amenities and facilities.
Freferred activities are addition of basic ser-
vices, enhancement of facilities and utilities
and establishment of sound environmental
management programs.
(¢) Environmental Preservation Areas (EPA).
These are zones which are environmentally
U sensitive and where limited land use activi-
] ties could be allowed,

The foregoing zones designated in the Met-
ropolitan Framework Plan impinge on specific
areas of Quezon City as lollows: the area south of
EDSA falls under Regeneration Development Ar-
eas [RDA), the portion north of EDSA which is
largely within the boundaries of District 11 be-
longs to Urban Control Areas {(UCA), all the Trian-
gle areas to be for Urban Promaotion (UPA], the La
Mesa Dam together with the faultline and the riv-
ers belong to Environmental Preservation Areas
(EPA), and the Quezon Memorial Circe as the
Tourism Development Area (TDA), These macro-
level zomes are by and large consistent with the
spatial strategy and land use policies that are dis-
cussed in detaill in this Revised Comprehensive
Land Use Plan of Quezon City (2010 Edition),

12 Rationale for Plan Revision

The time horizon of the present Comprehensive
d Use Plan (CLUP) ends this year, 2010. From the
it was approved in 2000, significant transforma-
s have taken place in terms of the pattern, direc-
and intensity of change in the physical environ-

of the city. These changes are discussed fully in
T2

ther factor that has made the plan revision
s the peneral election in May 2010 that
in the change over fram one administration to
. With this revised plan the new leadership can
ownership over such a vital document that
48 A new guidepost 1o help them direct the
h of the city towards the preferred scenario as
teed i1 the vision statement.

another factor that has pushed the need for
sion to the front yard is the growing and
il concern for disaster risk reduction and
ge adaptation. The clamor for a revision of

the current zoning ordinance, for example, was raised
by several sectors of the city's constituency who had
experienced weather-related disasters whose severity
was yel unheard of in recent memory, The passing of
two laws, the Climate Change Adaptation Act (RA
972%9) and the Disaster Risk Reduction and Manage-
ment Act (RA 10121), has made it mandatory for all
local government units to mainstream disaster risk
reduction and management (DRRM] in all local gov-
ernment systems and processes. For its part, Quezon
City has taken the decisive move to make its CLUP,
CDP, and all subsequent detailed plans and programs
DRRM-compliant. [

Chapter 2
PHYSICAL DEVELOPMENT CHALLENGES

This chapter highlights the issues arising from
observed changes in the way land is being oceupied
and utilized within the territorial jurisdiction of Que-
zon City, The observations were initially made from
aerial photographs taken in 2003 and 2009, Additional
information was then sought from other sources
whenever available. Measurements were done elec-
tronically the form of background information as well
as explanations and implications of the observed
changes, were hased on local knowledge, the analysts
heing either residents of, or are thoroughly familiar
with their respective areas. Further validation on the
ground was made whenever the occasion called for it,

The observations are classified under the hasic
urban land use categories, namely, residential, com-
mercial, industrial, institutional, infrastructure and
utilities, and parks and open spaces. [See Annex 1)
The table at the énd of the chapter summarizes the
changes in each of the land use catepgories. The rest of
this chapter provides a discussion of the observed
changes.

2.1 Residential Land Use

in 1972, restdential communities comprised
dbout 21% of the Citv's urban area, with the southern
half (District 1, 1 & IV) being extensively occupied. In
the northern half, meanwhile, residential areas were
concentrated [n the western part and linearly located
along major roads llke Quirino Highway [rom
Balintawalk to Novaliches and along Tandang Sora Ave-
nue from Quirine Highway to Commonwealth Avenue.
At the eastern half of upper Quezon City, Fairview Sub-
division had yet to develop as a new satellite commu-
nity,

Residential growth continued its northward
spread so that by 1985, new communities had estab-



lished inwards
from both sides of
Quirinog  Highway
and Tandang Sora
Avenue. However,
a faster pace can be
ohserved along
Commonwealth
Avenue [which, by
then, was of more
improved  condi-
tion, widened and
conereted)  where
large-scale residen-
tial developments s

have taken place, L’)’/
like ilinwv

Filinvest

roads and the
-f\-/ﬁ improvement of
existing ones,

Another noatable
change is the
deterioration  of
some of the city's
old  residential
areas located in
Galas, Laloma
and Project 4.
This is attributed
partly to the ab-

sence of property
owners who had
lefl Ffor other

Homes, Don Anto-
nio, BF Homes and
Mapayapa Subdivision, Lagro served as the new satel-
lite community in that part of the city integrating the
linear growth from Quirine Highway on the west to
that along Commuonwealth Avenue on the sast, even as
large tracts of land in the mid-section of the district
remained vacant due to poor accessibility, The south-
ern parts af the city meanwhile had grown inwards
through in-filling, diminishing what used to be pockets
of vacant land in the inner areas.

Fig I Residential Map 2003

In 2009 residential development increased with
the opening of new subdivisions in District 11 particu-
larly in Capitol Area, Tandang Sora, Fairview and
sauyo. Moreover, the conversion of former industrial
lots into residential areas such as those of Sierra Vista
in Bgy. Nagkaisang Nayon and Circulo Verde in Bay,
Bagumbayan, contributed to the increase, Other con-
tributing factors to the growth of residential land use
are the conversion of the commercial areas in District
1 particularly in Bgy. Maharlika and
Lourdes, the military camp, and a [rovr-
tion of La Mesa Reservoir reservation
into a housing project,

Densification of residential areas
was also noted in 34 barangays of the
city from R1 to R2 and R3. Residential
lots in R1 were converted into multiple-
dwelling units like townhouses and
apartments, In B2 zones structures
were converted into  medium-rise
buildings.

Conversion of residential lots into
commercial use is also evident in the
linear expansion prevailing in District I
and District Il from R2 or B3 to C1; this
is attributed to the opening of new

Fig 2 Residential Map 2009 places and  en-

trusted their

property to caretakers. Another reason is the subdivi-

sion of some hig properties into smaller lots, thus mal-

ing it difficult to conselidate these again for purposes

of undertaking commercially viable redevelopment
projects

With the city's vast area of vacant spaces particu-
larly in Districe Il proliferation of informal settlers s
also evident in almost every available lot, be it pri-
valely or government-owned, or even alumg. water-
ways and other high risk arcas. Overall, residential
land use coverage increased from an area of 4,251.87
ha.in 2003 to 4,403.63 ha in 2009,

2.2 Commercial Land Use

Commercial establishments in the city have the
tendency Lo locate in areas accessible from residential
concentrations,

Fig 4 Commercial Map 20049
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Hence, ribbon type of growth has been the dominant
feature of commercial development in the city. Al-
though not entirely undesirable, such type of develop-
-ment Jeads to traffic congestion.

In 1972, commercial strips along major roads
| were mostly concentrated along Quezon Avenue and
A Bonifacio Avenue, Only the Cubao area particularly

| Araneta Center could be considered a more prominent
| commercial node in the city. Smaller commercial cen-
| ters of neighborhood scale usually established around
Lﬁdhlii: markets could be found throughout the devel-
oped residential areas in southern Quezon City, at the
Balintawak market area, at Munoz Market vicinity, and
. atNovaliches Proper.

- This type of land use occupied merely 0.88% of
the City's urban area. With the introduction of the
shopping center” type of commerdal establishments

the mid 70's, activity in Cubao increased, lfollowed
g SM City in the northern area and at Broadway Cen-

in New Manila in the 80's. In 1995 more com-
al nodes emerged such as at Sta. Mesa where 5M
point is located and at Capitol which is being
by the Gotesco Center. Simultaneously, tnten-
n and continuing linear spread took place
the populated districts so that by 1995, com-
al areas’ share had trebled to 2.93% of the urban

In the year 2000 additional commercial areas
rged in Falrview (SM City site}, North Triangle
s Center (where MRT 3 main depot is lacated),
Hastwond Cyberpark, the country’s free trade
infarmation technology at Bagumbayan where

dquarters of IBM and Citibank are located.

Gommercial development in the city proceeded at
t clip thereby increasing its
use share from 5.93% in year
o 6.26% in 2009. This was
ht about by the intensification
activities within resi-
| and industrial areas, in addi-
those in commercial zones,
ricts of the city. In District |
sserved along roads cate-
residential along Exam-
i D.Tuazon, Road 20,
or, Road 8, Del Monte and
Streets. Commercial estab-
intensified also in N.S.
 Street, Shorthorn, Min-
Visayas Avenues. In Dis-
trend was seen in Dahlia,
Ave, San Mateo-Batasan
and Buenamar Reads,
Avenue, Fairview

Fig 5 Industrial Map 2003

Extension, Quirino Highway, General Luis and Re-
galado Avenue. District 1 commercial intensification
was noted along Molave Street, avierville, Esteban
Abada, 200 Avenue, Liberty and Main Avenues, Magin-
hawa, Sct. Chuatoco, Ybardolaza, V. Luna Extension and
Kitanlad Street. In Industrial areas intensification of
commercial activities was seen at the portion of Ugong
Morte adjoining the Libis Cyberpark.

Ribhan-type development is still the dominant
feature of commercial development combined with the
intensification and continuing lingar spread at the
city’s major avenues and areas with distinct features,
In 2009, major land developments had taken place
with the promotion of mixed use development sup-
ported by high impact infra projects. This trend s
changing the character of commercial land use from
linear to nodal or concentrated form. Commercial land
use is seen to increase in absolute and relative terms
due to continued conversion of residential areas into
commercial uses.

The constiruction of the LRT station in Cubae and
the alignment of elevated tracks along Aurora Boule-
vard, however, contributed to the deterioration of the
area and the gradual closure of small retail and ser-
vice shops franting Aurora Boulevard.

Novaliches Proper and the Quezon Institute com-
pound are two areas that failed to develop according
Lo their intended use or reuse due to narrow streels
which are not conducive to intensive commercial ac-
tivities.

2.3 Industrial Land Use

From 1995 to 2000, a decrease in industrial de-
velopment was observed in the city due to the national
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policy on dispersion of big industries to areas outside
Metro Manila. Industrial development remains con-
fined at the city’s traditional industrial zones such as
Balinatwak, Novaliches and Libis due to their prox-
imity to the industrial areas of adjoining cities, Caloo-
can and Paslg City. In Libis, areas zoned as industrial
are now being converted into commercial use taking
advantage of the spill-over effect of the recent develop-
ment of Eastwood City, This conversion trend has led
to a diminishing share of industrial use from 3 99% in
2003 to 380 in 2009. It is perceived that industrial
areas would continue to decrease.

Industrial development in the Balintawak area
will however, continue for some more time due to the
development of several major roads that link it to the
seaport and the North Luzon Agro Industrial Economic
{lenter [Sublc and Clark). For its part, the Payatas area
has hecome a viable place for light industries due to
the economies generated by the existing dumpsite,
particularly those related to materials and energy re-
COvery,

2.4 Institutional Land Use

Fa 72 Institutional Map 2003

Fig 2 Institutional Map 2009

and private schools (pre-school, elementary and sec-
ondary levels), 87 colleges and universities including
vocational and technlcal scheols, 61 public and private
hospitals, 61 health centers, 130 barangay halls, 12
police stations, 19 fire stations, 125 churches and
chapels, and 67 government offices/agencies.

In recent years various institutional lots were
converted into commercial and residential. The Na-
tional Government Center site located in District 1 is
one of the major institutional zones of the city that was
reduced In skze with the declaration of 150 ha at
westside as socialized housing site under Presidential
Proclamation 134 and another area on the eastside
covering more than 100 ha as socialized housing site
under Proclamation 9207, Similarly, some portions of
undetermined size of UP Campus such as Krus na LI-
gas have also been withdrawn, albeit unofficially, from
institutional use.

With the rapid increase in the city's population
and the resulting growth of residential communities,
the need for support institutions such as schools of all
levels, health facilities, and the like, increased, espe-
cially in highly populous District 1. Service providers,
both government and private, re-
sponded to the need. The net effect of
this is the almost negligible increase in
the total share of institutional land use,
The lands allocated for these latter insti-
tutions moreover are severely inade-
quate, Their locations were sporadic and
lot sizes were below the standard pre-
scribed by the national government
Lack of sites of adequate size for public
schools particularly in District [l coupled
with the existence of hig classes and 2-3
shift class schedules has resulted in
overpapulated schools and poor learn-
ing conditions.

Another observation is the lack of space
for public cemeteries, as existing ceme-
teries have already far exceeded their

Institutional areas in 1972, constituted 3.41% of

the city's urban area, concentrated mostly in Districes [,
[I, and IV particularly along East Avenue and the Ellip-
tical Road. These are national agencies (LTO, 555, BIR,
DA, DAR) and government medical institutions (Heart
Center, East Avenue Medical Center) that have already
heen established since then, The large tracks of land
occupied by major universities/colleges like the Uni-
versity of the Philippines, Ateneo de Manila University
and Miriam College also form part of the traditional
[nstitutional zone. Adding to the inventory of institu-
tional areas are those occupied by at least 588 public

capacity and the number of burials is
increasing, This resulted in congestion
with graves seen spilling into paths and walkways.

2.5 Physical and Infrastructure Development
2.5.1 Physical Develapment

Built Environment

From 2003 to 2009, construction of resi-
dential structures 8 floors and above happened
muostly in District IV [20 approved applications
fur Location Clearance) followed by District 11
[12) then District | (7). District I has the lowest



share {33 in this type of developmenL However,
for low-rise constructions with 1 to 3 storeys,
District 1l came out on top with 6,800 applica:
tions followed by District 11 (1,600] and District
| (15000, District IV trailed behind with only
1,100, From this trend it can be observed that
urhan expansion is taking the form of densifica-
tinn iy the older built up past of the city (District
v, i and 1) while low density development is
still typical in the relatively under-built District
{1

Tahie 2.1
Approved Location Clearances for
Residential Building Construction (2003 to 2004]

‘No.of Storeys | Distl | Distl | Dist i DistIv | Total

— ite3 | 1528| GR23| 1617 11571 11125
T [~ 59 86| 289
T 3] i3l i 4

District Total | 1,613 6,892 1688 1,263 11456
Sowince ; EPOCE

This trend indicates that District 1T and
some parts of District [1L are still in the initial
development stage where new communities are
heing put up from once vacant lands, In the
older built-up areas on the other hand, redevel-
opment and transformation towards densifica-
tion through upwards expansion is the oceurring
pattern. Land values may also be attributed: in
places where these higher buildings are opted
than low rise structures,

Ffor commercial developments, the typical
retail and service type of activities still dominate
as indicated by the volume of approved applica-
tions for location clearances where, from 2003
to 2006, 91% of 1,368 are for low rise (1 to 3
Hoors) structures, 8% for medium rise [4 to 7
floors) and a mere 13 elearances (1%)] for com-
mercial buildings 8 floors and up.

Again, most of these construction projects
are in District 1V (377) followed by District 1
{344) then District 11l (264); District 11 where
383 projects are located represents one half of
the City's area that it could be regarded as pro-
portionately lower [about 128} than the other
district totals.

Tiahfe 2.2

Approved Location Clearances
for Commercial Building Construction (2003 to 2006)
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(a) Road Network

The City's total road length as of 2002 is
2,247.75 kilometers, an increase of  32.34
kems from 2003, This was generated by new
subdivisions and multi-dwelling villas de-
veloped during the period, located mostly
in District T and District 1

The growth pattern is generally of an
inward expansion from the existing pris
mary roads (ie: Quirino Highway, Com-
momwealth Avenue and Tandang Sora Ave-
nue) to inper areas where most of vacant
lands are situated.

QUEZON CITY
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Extension and inter-connection af main
roads also took place, these are: Kalipunan
Avenue In Nagkaisang Nayon, South Zu-
zuarregui Street in Old Balara, Congres-
sional Avenue in Culiat. This provided al-
ternate routes to motorists that decen-
gested traffic in parts of the network
[Novaliches Proper, Tandang Sora Avenue
corner Capitol Hills Drive, Tandang Sora
Avenue corner Visayvas Avenue) made eas-
ier access to Interior communities and
opened up land-locked areas for develop-
ment

Table 2.4
Increase/Decrease in Road Length
by Emgum by District, 2003-2009
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Fig 1t New Road Map

Capacity Improvement projects were
undertaken to improve traffic flow along
Commonwealth Avenue [additional 2 lanes
both sides), General Luis Avenue (one lane
each side) and Payatas [Litex) Road (one
lane both sides). Luzon Avenue, from Com-
monwealth Avenue to Congressional Ave-
nue and Katipunan Road [n Pansol (2 lanes
north bound) including the construction of
a new road sepment along Capitol golf
course until the fly-over acress Common-
wiealth Avenue under the C-5 project

Currently, road density in the City is at
1668 kms per 100 hectares (kphh) which
is still below the 26 kphh density for a to-
tally built up urban area. This indicates the
presence of undeveloped lands in the City.

Districts 1T and [ were noted to have
the lowest ratio for primary roads. The
inner area bounded by Quirino Highway,
Commonwealth Avenue, Tandang Sora
Avenue and Mindanao Avenue In District 11,
lacks primary roads for direct access to
communities thereat. Other areas expeti-
encing difficulty of access due to lack of
primary roads are Nagkaisang Nayon,
Balintawak, Payatas and, in District lII, Old
Balara [east side of Commonwealth Ave-
nue).

Table 2.6
Road Density (2009)
Dist1 Distll Dist Il Dist1v | City
CHREBOTY (uphh) |(iphi |(kphh) | Chphi | (Rphin)

| Primary 167 | 094 | 097 1.66 1.18
} e ;y : |
& Alternate 267|333 | 162 | 269 | 150

wurce; QPG

(b} Transport

Based on the traffic survey on mafjor
roads conducted by the MMDA Traffic En-
ginesring Center, EDSA is the most heavily
used road in the City with a total of 2,06
million vehicles per day (myvpd), followed
by A. Bonifacio Avenue with 1.34 mvpd
then Katipunan Avenue [C-5) and (uezon
Avenue each with 134 mypd. Along EDSA,
the portion from West Avenue to (uezon
Avenue has the highest count @t 0.3 mvpd
while the lowest is at the section from Bago
Hantay to Cangressional with 0.120 mvpd.
Along Quezon Avenue, the highest volume



ecurs at the section from BIR Road to El-
liptical Road with 0.2 mvpd and the lowest
om D. Tuazon to Banawe at 0.1 mvpd.

As to type of vehicles, jeepneys com-
prise 9% of the total traffic volume while
‘buses make up 4%, Cars comprise 70%
while trucks represent 4%. Motorcycles
miake up 12% of the total number of vehi-
‘cles in the streets, For tricycles which ply
‘the inner areas, the City’s Tricycle Regula-
‘tary Unit has registered a total of 24,800
‘tricyeles distributed among 150 Tricycle
Qperators and  Drivers  Assoclation
(TODA) routes.

fig 111 Transport Map

Light Rail Transit systems operate
along EDSA and Aurora Boulevard each
with capacity of 500,000 passengers per
day. MRT 3 along EDSA serves from North
Avenue to Taft Avenue in Pasay City (with
5 stations within QC) while LRT 2 on
Aurora Boulevard operates [rom Santo-
lan,Pasig City to Rizal Avenue in Manila
{with 7 stations in QC).

Extension of LRT 1 from Monumento
in Caloocan City to North Avenue wia

EDSA s about to operate, the viaduct of

which has been completed. It will link
with MET 3 on a commaon terminal. Also,
pending final approval of the proposal,
construction of the proposed MRT 7 from
Narth Avenue to San Jose del Monte City
I Bulacan ix aboul 1o commence,

{c) Utilities

Water Supply and Sewerage System

Water supply in the City is provided by
the twp concesslonaires of the Metropoli-
tan Waterworks and Sewerage System
(MW55). The north and west parts of the
City are within the concession area of
Maynilad Water Services, Inc while the
southeast is under the Manila Water Co.,
Inc. [See Fig. 12).

As for sewerage, the mosl common

Fig 12: Water Supply Connection Areas

type is the individual septic tank. Commu-
nity sewer treatment plants exist only in
older residential communities mostly de-
veloped by the then PHHC [now NHA)
namely: Roxas District, Quirino 2 and 3,
Project 4, &, and 7, Malaya Housing Project
(P Village, Teachers Village, Central, Pin-
yahan, Sikatuna Villages) G515 Village,
Congressional Village South Triangle, Ka-
muning, Heroes Hill and Philam Subd, (See
Fig. 13).

Maynilad undertook massive replace-
ment and rehabilitation of the old pipes
which dominate its territory being mostly
old communities. Expansion of its distri-
bution pipelines network to cover newer
communities was also undertaken. From
2007 to 2009, Maynilad spent more than
Php 1 Billion for this effort in various
parts of the City under its concession area

There are still parts in the City not vet
covered by the supply network of
Maynilad. These are in Payatas {around




g 13 Existing Community Sewer Treatment Plants

the dumpsite and near the boundary of
Rodriguez Rizal), in Holy Spirit (north
part of BF Homes), in North Fairview and
in Kaligayahan (inner part of Zabarte
Suhd.).

Maynilad is currently upgrading its
Communal Septic Facilities at Congres-
sional Avenue, Froject 7 (Road A and Roo-
sevelt]) and Project B8 (Legal and Grant)
and has plans to build 13 Sewerage Treat-
ment Plants along Dario Creek, San Fran-
cisco River and San juan River from 2010
to 2012,

Manila Water is currently undertaking
community-wide water pipe laving works
in Culiat and Pasong Tamo (Mira Nila,
Tierra Bella, Casanova, Muslim Com-
pound), and Capital Hills, and main line
replacement at Laging Handa, Damayang
Lagi, and E. Rodriguez Cubaa. For most
parts of the City within its concession
area, Manila Water has previously com-
pleted rehabilitation and replacement of
its water distribution pipes but more Im-
provement works are lined up for imple-
mentation in 2011 to 2013, This includes
pipe replacement along Quezon Avenue,
Commonwealth Avenue, North Avenue,
and Kamuning Road.

Also being implemented by Manila Wa-
ter is the massive replacement of sewer
lines in Project 6; UP Village, Teachers
Village, Central, Pinyahan, Sikatuna, the
entire Quirino District and Project 4. Pro-
grammed for 2011 are West Triangle, Sta
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Cruz, Seuth Triangle, Laging Handa, Palig-
sahan and Kamuning,

Power Supply

Manila Electric Company {MERALCO)
adequately serves the electric power re-
quirement of the City, Three (3} power
transmission lines (two from north Luzon
and one from South Luzon) of MERALCO
pass within the City terminating ar its
Ralintawak and Galas delivery point sta-
tions. There are twelve MERALCO sub-
stations all over the City.

Fig i41 Power Supply Map

MERALCO has a total of 512,255 cus:
tomers in the City as of December 2009,
Residential customers comprise 461,645
or 90.1% of this total; commercial make |
up 9.6% at 49,082 while industrial is at
L1110 or 0.2% and streetlights have 418
accounts. As to energy consumption, com-
mercial users expended 1,803,598 mega-
watthours (499%) while residential used
1,341,657 MWh [36%) and industrial con-
sumed 516266 MWh [14%). Streetlights
used 26,169 MWh.

Lapital projects lined up by MER-
ALCO for the next 5 years (2010 to 2015)
include expansion of Balintawak station
with installation of a 4 300 MVA trans
former, construction of high voltage (115
k¥} lines and expansion of five subs
stations with additdonal bank units.



Climate

Data obtalned from PAGASA Climatol-
ogy and Agrometeornlogy Branch at Sci-
ence Garden, Quezon City show that the
rainy season is from May to November
with peak between July to September,

2007 to 2009 records of rainfall
amount [in millimeter) have a mean of
66.6 for April which pumps to 2629 in
May while at the season’s end

1755 in Novaliches then drops to
42.9 in December, During the peak rainy
months of July to September, the mean
was 364.3, 492 1 and 664, 6 respectively,

In September 2009 when Typhoon
Ondoy hit Metro Manila, the recorded
rainfall volume was 1,123.5 mm almost
twice more than the average 440 mm for
the same manth in 2007 and 2008.

On temperatures, the average high is
34" 0 C in April and May, 30" 0° Cin De-
cember and January while the average low
for the same months is 24 00 C o 25' 00 C
[April, May) and 22' 0V  (December, Janu-
ary)

Drainage

The City is within the catchment area
of Hve river systems, [Fig. 15.] San Juan
River which collects surface run-off in
46%, of the City's territory has the largest
coverage, This Includes the area east side
of Quirino Highway at Barangays San Bar-
tolome, Baghag and Talipapa eastwards to
Holy Spirit then at south from Mayon
Street in La Loma down to Camp Agui-
naldo on the east side. About 100 kilome-
ters of rivers and creeks form the drain-
agenetworlk within this basin.

Tullahan River covers the next largest
area at 34% of the City. This includes the
Barangays of Commonwealth, Fairview,
Lagro then westward to Novaliches, Nag-
laisang Nayon then southwards to part of
Talipapa on the west side of Quirino
Mighway. Tullahan River also is the out-
flow channel of La Mesa Reservoir. About
'_::?B kilometers of creeks act as tributaries
tothis 12 kilometer main waterway,

Mariking River is third with 15% of
- the City's territory covered. This Includes

[E—
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Fig 15: River Basins Map

the area north side of Commonwealth
Avenue in Barangay Commonwealth, east-
ward to Payatas, Bagong Silangan then
southwards following the down slepe of
the ridge at Batasan Hills, Old Balara and
Pansol towards Ugong Norte.About 9 kilo-
meters of Marikina River serves as the
City's natural boundary into which 25
kilometers of creeks and canals directly
Aow.

The northernmost part of the City
{Green Fields Subd in Barangay San
Agustin and Kaligayahan and Maligaya
Park Subd in Pasong Putik) with an area
about 3% of the City is part of the Mey-
cauayan River basin while the southwest
periphery of the City west of Mayon Street
in La Loma flows down to the drainage
network of the adjoining communities in
Manila towards Pasig River. [See Table
2:7],

Tuble 27 Power Systems Coverage
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With elevation range from 2 meters
above sea level (as.l) on the south near
Manila up to 232m asl on the northern-
most tip of La Mesa Reservoir the City is
penerally unaffected by tidal fAooding
(See Fig. 16.) The low lying areas along
the banks of San Juan River in Barangay
Dona Imelda-Damayang Lagi and Talayan-
Roxas-Kalusugan, elevation at 2 meters
above sea level howewer are prone to
overflow flooding should San Juan River
start to back Mow at its junction with Pasig
River. Also prone to back flow flooding
due to adjacency to low lying parts of Ma-
nila are porticns of La Loma at Simoun,
Maria Clara, Calamba and M. Cuenco
Streets and, in Galas, abt Matimyas and
Mindanao Streets where the area drainage
collector culverts are located,

S

Fig 16 QC Elevation Map

Exceptional events of flooding have
occurred in other parts of the City. The
areas near the creels are most susceptible
when excessive downpour happens in the
City.

[n the builtup parts of the City, road
drainage facilities comprised mostly af rein-
forced concrete pipes and box culverts, serve
as local surface drainage collectors that empty
into theereel orriver,

Flooding occurs on several places in the
City's road network during heavy rain mainly
due to lack of drop-inlets in these low portions
or insufficient size of drainage pipes that easily
silted or clogped,

2.6 Parks and Open Space

On vacant lands, 4 decrease of 175.04 hectares
or -1.082 was observed from 2003 to Z009. It took
place after the 1997-1998 Asian financial crisis when
the economy rebounded and investors became active
in development. The city hecame the place of invest-

ment because of the presence of large tracts of land
ripe for development Of the 172.04 ha. of vacant lands
in 2002 that were developed, 119.26 ha. or 52.6%
were ulilized for residential projects which, theoreti-
cally, should have included open space allocation rang-
ing from 3.5% to 9% depending on the density, The
minimum area of functional open space expected to be
generated from the residential development is 4 has
However, the changes in land use distribution from
2003 to Z009 showed that the total area of apen
spaces has been reduced by 0.57 ha. which should not
have been the case Another observation is the practice
of some developers to divide their properties and con-
struct subdivisions or houstng projects with sizes be-
low one hectare to be exempted from the open space
requirement of the law. This strategy allows develop-
ers to maximize use of the land and generate and mar-
ket more lots for profit at the expense of ecologically
balanced development, |

In the last eight years, many parks were either
developed or rehahilitated. These include major parks
like the La Mesa Eco Park, Quezon Memaorial Circle and,
Balara Park and the neighborhood or community
parks. These were upgraded and furnished with park
amenities and facilities. This development was em-
barked upon during the Belmonte Administration
which recognized the role of parks in the improve-
ment of the environment and the quality of life of the
people.

Another observation is the competition for allo=
cation amang allowed public uses in open spaces such
as schools, health centers, barangay halls, places of
worship, roads, parks and playgrounds and recrea-
tional areas. In PO 1216, it is clearly stated that open
space Is an area reserved exclusively for parks, play-
grounds, recreational uses, schools, roads, places af
waorship, hospitals, health centers, barangay centers
and other similar facilities and amenities. Technically,
all these uses could be accommodated but due to limjs
tation in land area of most open spaces, there is cons)
flict as to which use should prevail over the ather,

Structural encroachments and informal settle-
ments on many open spaces were also a reason for the
decrease of open space. Likewise the conversion of @
portion of La Mesa Dam to a housing project for MWSS
employees decreased the share of open space from
15.80% in 2003 to 15.74% in 2009, Y

Schools like UP, Ateneo de Maniia University and®
Miriam College and some government institutions
have huge premises that have remained largely open
with relatively small building footprints. These ins
tians from the very start have big land reserves and do
have plans to preserve these huge open space allocs
tions, All these add up to the inventory of open spaces
in the city.



Tialele 28
Comparative Land Use, 2003, 2009
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ry of Issues Arising From Observed Land
Anges
* Based on the above table and on the preceding
jons the following observations can be made
iy of summary:
{a] Residential land use accounts for the biggest
inerease both in terms of actual hectarage
and percentage share, is added to the resi-
dential land. Noté however, that the in-
crease in hectarapge of socialized housing is
almost equal to the decrease in the area un-
der the informal settlers. This suggests that
no substantial allocation of new land was
given to low-income families. There was
simply a change of tenure among some in-
formal settlers through the community
mortgage program. It can be concluded
therefore that new residential land is being
put in the open market.

(b) Another gainer is commercial land use. The
increase in commercial hectarage comes
mastly from the conversion of former indus-
trial sites Into mixed-use commercial-
residential development. Because of the
large parcellation commaen in industrial
sites these sites are being put under high-
rise construction, The other pattern ob-

F served in commercial space production is
the development of extensive areas of va-
cant land. The mall-type commercial devel-
ppment is an inefficient way of otilizing
valuable urban space.

{c] Institutional land use increased very slightly
due to the increasing need for space for so-

Page |5

cial services like schools and health centers.
This stingv allocation of institutional land no
longer meets prescribed standards for vari-
ous services whose standards are heing
compromised.

[d} The biggest loser in absolute hectarage is
informal settlements. But this decrease s
prabably a positive development if there is a
commensurate increase in the allocation for
socialized housing, which is fortunately the
case, Otherwise the decrease can be attrib-
uted to off-site relocation. Can the city sus-
tain the policy of in-city relocation?

(e] Another loser is industrial land use. This is
due to the phase out of manufdcturing from
the metropolis that started in the early
1980's. The loss of manufacturing from the
city's landscape may be applauded for its
effect on cleaner environment, But the local
economy suffers from lack of diversity and
the services sector alone may not be able to
gencrate enough jobs for all job seckers.
Almost complete reliance on the services
sector ¢reates a society of consumers. The
challenge for the city leadership is how to
retain and encourage investments in “clean”
manulacturing to keep the city's economy
essentially diversified ER

Chapter 3
THE CITY’S VISION
AND THE NATIONAL PHYSICAL PLANNING GOALS

One visible step with which Quezon City seeks to
demonstrate its adherence to the national policy of
making local governments effective partners In the
attainment of natlonal goals is to align its vision to the
national physical planning goals, These goals were
adopted by the National Land Use Committee to guide
physical planning at all levels from the local to the na-
tlonal.

This chapter restates the new Vision of Quezon
City and then proceeds to determing how each descrip-
tor and success indicator in the vision relates to one or
more of the national physical planning goals.

1.1 The City's Vision

Quezon City is unique and incomparable in many
ways. Gifted with the biggest land area among the cit-
les in Metro Manila, it holds the greatest potential for
more diverse and better-planned urban development,
It has also the widest expanse of parks and open
spaces that provides a natural setting in an urban envi-




ronment. The city is likewise hame to major hospitals
and medical centers, all the national media and enter-
tainment networks, top-ranked institutions of highar
learning, and key natlonal government agencies and
offices. Quezon City has now the fastest growing 1CT
Industry being the location of chaice of business pri:-
ess outsourting firms. The City's population is gener-
ally young, educated and employable and is the big-
gest market base among all cities in the country, A
World Bank study noted that "the center of gravity of
all commercial activities in the coming vears™ is in Que-
zon Cily:

Given its many assets and comparative advan-
tages, therefore, Quezon City is poised to plav a major
ralein the future developments beyond its borders as:

- The Green Lung of Metro Manila
- The Knowledge Industry Capital of the Country
- The Health and Weilness Center in Asia

The inhabitants of Quezan City likewise perceive
their city as a high Quality Community for living,
working and playing. They dream of their clty as af-
fording them a high quality of living, a more prosper-
ous economy, a saler and more livable cityscape that
inspires & pood sense of place and civie pride, and a
well-governed constituency, Internally, Quezon City, is
envisioned to be a high quality community, a highly
desirable place that is ever blessed with

- A healthy, educated and secure citizenry

- A strong, diverse and vibrant economy

- A well-linked, balanced and attractive cityscape
- A clean, green and pleasant environment

= A dynamic, sound and participative governance

3.2 The Vision as it Relates to the National Physical
Planning Goals

Both inward and outward components of the city’s
vision are anchored on and supportive of the national
physical planning goals as adopred by the National
Land Use Committee (NLUC) namely:

s To effect rationai population distribution. This
goal can have different interpretations accord-
Ing to geopolideal jurisdiction. At the national
level, the settlement policy is that of "natianal
dispersion through regional concentration”
This s achieved by preventing over-
concentration of population and development
investments in the national capital and promot-
ing the growth of Cebu and Davao cities o
SeTVE as counter-magnets to Metro Manila, At
the level of reglons and provinces, the goal of
rational population distribution is attained
through a hierarchical ordering of urhan

QUEZON CIiTY COMPREHENSIVE LAND USE PLAN

20011-2030

growth centers. A hierarchy of settlements is
found to be the mast efficient way of cascading
information and development impulses. At the
city or municipal level, this geal can he
achieved through a well thought out spatial
strategy or urban form. A creative urban form
is one in which human settiements are located
in sale hazard-free areas and are adequately
serviced.

To ensure acress of population to basic social
services. and economic nppartunities, This 15 a
funetion of proper land use planning and trans-
port management. The location of settlements
relative to production areas and the adequacy
of infrastructure  support will determine
whether the population will be accorded physi-
cal access to essential social and economic ser-
vices. The simple approach to ensuring physical
access is o elther bring the service to where
the people are or to assist the people to come
where the service is located. It also invalves
locating services and infrastructure in hazard-
free areas to enable the people to avail them-
selves ol adequate, reliahle services uninter-
ripted by hazard events,

To promote sustainable utilization of resources,
This goal advocates judicious utilization of pre-
sent resources and the conscious avoidance of
all forms of waste so that the henefits of future
users of the same resources will be undimin-
Ished. Applied to extracted nmatural resources,
the principle of sustainability demunds that the
rate of extraction should be such that it will not
lead to-depletion of the resource therehy de-
priving futture generations of the same henefi-
cial use Also, If manufacturing or processing of
the resource is necessary care must be taken
that the process itself will net be the source of
nuisanee or create -hazards that will tend
negate the benelits of resource use,

To protect the integrity of the environment. This
goal promotes the view that protected aress:
are a legitimate: category of land use which
must be identified and set aside beforehand
and not simply treated as a residual after allo-
cating land for other purpeses. Protecting the
integrity of the environment alse advocates a |
change in the age- old belief that man is created
to have dominion ever nature into one in which -
man is only a steward of nature, Applied in ar
ban planning and management, this goal calls
for the maintenance at all times of the proper
balance between the bullt and the unbuilt envi-
ronment for the mutual benelit of the human
puputation and the natural envirenment,



These goals roughly cormespond to the four
land use policy areas of settlement, Infrastructure,
production and  protection which were  also
adopted by the NLUC to become the basic content

I aolland use plans at all levels.

321 Roles of Quezon City Bevond Its Borders:

The City as the Green Lung of the
Metropolis

Thecity is endowed with the most exten-
sive expanse of open space and greenery in the
metropolis.  Contributing to this network of
green areas are the large parks [ the Lo Mesa
Reservolr and its Watershed, the Quezan Mema-

rial Circle, and the Ninoy Aguing Parks & Wild-
life), the greenmeries and majer recreational
areas of huge university campuses and major
~ Institutions of higher learning, as well as vari-
‘ous limear parks of regional importance
[ easements af power transmission lines, center
traffic islands, treedined boulevards und stde-
‘walks, and the MWSS agueduct right of way).
' sald land resources are meant to be pre-
ed Bnd saﬁ:.guardad to ensure environ-

el auh'purt the fourth natipnal goal to pro-
the integrity of the environment.

The Country’s Knowledge Industry Capital

‘Quezon City is an educarion epicenter as il
to ténding universities and ‘academic
fitutions of the country.  In addition, the
has been cited as among the top emerging
outsourcing  cities, an advantage it has
d in the Information and Communica-
i Technology (1CT) Industry . Quezon City is
o known as the center of media operations
toall national televiston and movie
n outfits as well as the site of uni-
based facilities for visual and perfarm-

e existing advantages are to be ex-
the quality of urban services is to
to national or international stan-
nese initiatives will help provide the
0 access to basic social services and
opp ities, By seeking to achieve
i its role as the knowledge industry
{.i-!y will inevitably increase ity eco-
) an and provide employment to
portion of its labor force. This
I the city's vision is directly sup-
second and third goals of NLUC

Heaftheare and Weflness Center fn Asia

Quezon City is fast evolving as the health
and wellness tourlsm center of the Philippines,
it being host to the most number of hospitals
with the largest bed capacity, complemented by
health clinics, spas, physical fitness centers,
child care and development companies, care
giving schools, labaratories, medical transcrip-
tion firms, and other wellness facilities.

The city has poised itselfl to be the center
in the area of Health and Wellness  which
shall increase job opportunities as well as
goods and sérvices with high value that would
further boost the city’s economy. As health and
wellness is now in the forefront of global con-
sciousness, demand for this type of service is
on the rise, The realization of this component of
the vision will surely ensure access of the popu-
latlon to basic social services and economic
opportunities

3.2.2 Quezon City as a Desirable Human Seltfe-
ment

The desired characteristics of the city as a
place to live, work and play [inward desired
role] are expressed in the following: a high
Guality Community, a highly desirable place
ever blessed with -

* A healthy, educated and secure citizenry
{Besired Qualities af the Citizenry )

= A strong, diverse and vibrant economy
(Desired Character of the City's Econamy)

= A well-linked, balanced and attractive
cityscape [Desired Character of Bullt Envi-
romment)

*+ A clean, green and pleasant environ-
ment {Desived Quality of the Environment)

+ A dynamic, sound and participative gov-
ernance (Desived quality of Local Govern-
arite]

The descriptors of desired gualities of the
local pepulation, the local econemy, the natural
environment, the buill environment, and the in-
stitutions of local governance have success indi-
cators that gre likewise supportive of and con-
sistent with the NLUC physical planning goals.
This inward-looking component of the city's vi-
sion directly or indirectly addresses the national
goals. A brief discussion of the specific ways In
which each of the zectoral descriptors and sue-
cess indieators relate to the national goals is
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given below. The line-by-line matching of success
indicators and the four national goalsis shown in
Annex 2.

Social Sector

The aspiration to achieve a healthy, educated
and secure citizenry bears direct relationship to
the national physical planning goal to ensure ac-
cess to social services and economic opportuni-
ties. In additon, the descriptors "secure” and
"healthy" with corresponding success indicators
lilke “hazard-free settlements”, "decent and af-
fordable housing for all®, "uncongested neighbor-
hoods”, and “informal settlements assured of ten-
ure on land and dwellings” particularly support
the national goal of effecting a rational distribu-
tion of the population.

Economic Sector

The desire for a diversified, strong and vi-
brant economy geared towards enhancing the
city’s competitiveness as well as creating an ena-
bling environment for investments (n the city
clearly supports the national goal to ensure ac-
vess to sockal and economic opportunities. Indi-
rectly, this aspect of the city's vision contributes
to the goal of rational distribution of the popula-
tion. In specific terms, the success indicators un-
der the descriptor "diverse” which directly sup-
port the first two national goals are the following:

- World dass facilities for entertainment,
sports and performing arts established

- Ideal sites for both Services and Industry
sectors provided

- Quezon City as a leading tourist destina-
tion in Metro Manila catering to various
types of tourists, local and foreign.

Infrastructure Sector

The city's vision of a built environment that is
well-linked, balanced and attractive is strongly
supportive of the national poal to ensure access
to soctal and economic opportunities. Also, a
number of success indicators directly contribute
to the fourth national goal to protect the integrity
of the environment. The success indicators that
suppaort both the second and the fourth goals are:

Under the descriptor balanced,

- Built up areas are integrated into the city's
open spaces

- Prescribed standards on open space com-
plied with

- Urban development distributed in  self
contained communities

Under the descriptor attractive,

- Open spaces within the built up areas are
greened and developed

= The wrban landscape is enhanced by an
interlinked system of parks

At least one success indicator under the de-
scriptor attractive has direct contribution to the
national goal to effect a rational distribution of
the population: Blighted areas are redeveloped

Environment Sector

More than any c¢ity or municipality in Metro
Manila, Quezon City has the largest parks and
open space that provide the inhabitants access to.
recreational opportunities and an environment
that is conducive to pleasant urban living. The
desire for a clean, green and pleasant environs
ment addresses the second [access to social ond)
economic opportunities) and the fourth (integrity
of the environment maintained) goals of National
Physical Planning. It can also be inferred thata
clean, green-and pleasant city environment mi
mizes hazards to life and maximizes well-being a
the inhabitants. This indirectly leads to the reali-
zation of the first goal (rational distribution of the
papulation),

Institutional Sector

Effective and efficient administration is cha
acterized by a dynamic, sound and participative
governance. These three descriptors support the
third {Sustainable Utilization of Resources) of the:
National Physical Planning Goals. [l

Chapter 4
THE LONG TERM SPATIAL STRATEGY

At the city or municipal level the spatial strategyis
the conceptual guide to the distribution of population
and economic activities over the municipal territory)
order to achieve the goals of physical planning dig

the chosen spatial strategy is to develop a number o
growth nades or centers scattered strategically anoung
the city's territorial jurisdiction. In this revised editio
of the CLUP the same multi-centered growth
is adopted, with important modifications.

4.1 The Existing Spatial Strategy

The CLUP 2000 adopted the multi-nodal g r
strategy as the long-term spatial strategy to rational



seand distribute growth in Quezon City. It iden-
bt without defining specific boundaries or lim-
Areas of Growth or Influence which are either
cally situated exhibiting economic potentials,
extsting commercial and industrial establish-
pand services contributing to economic growth
providing employment to a big portion of the
tion, have significant environmental features
sting to eeological balance, or have huge popu-
concentration that represents a large consumer
et A large population also has a stronger prob-
ity to produce entrepreneurship and at the very
provide trainable manpower to supply the re-
ents of existing and emerging industries, In the
ng discussions the performance and current
n of each of the identified growth areas are
eviewed,

The mixed-use development that is intended
or this area started with the establishment of the
MRT Line 3 Project depot and station around the
gorner ol EDSA and North Avenue. Now, the huge
Tritiama Mall of Ayalaland Development Corpora-
sion is an added establishment and has become a
popular destination of shoppers and entertain-
ment seekers in Metro Manila, Ayalaband which
has entered into a joint venture agreement with
J the National Housing Authority which owns the

property will soon proceed with its expansion pro-

ject to include businesses, residences and a hotel.
l The Ayalaland initlative has caught the attention

of potential investors who have expressed interest
 totake part in the development of the Nerth and
| East Triangles. Etan Properties, another big player,
has put up its own mixed-use project at the corner
col EDSA and Quezon Avenue and is expected to
expand its investment in due time. The major chal-
lenige facing the development of the strategically-
placed triangles is the existence of big colonies of
informal settlers there.

Estwood Cyberpark

Eastwood Cyberpark consisting of a strip of
land along E. Rodrigues Jr. Avenue in the Bagum-
bavan-Ugong Norte area |s said te be the country’s
first information technology hub. Tt is now fully
developed with high-rise condominium buildings
hosting information  technology-based services
and industries incorporated with residential, rec-
reation, business and commercial activities. A few
low-rise buildings are mtended for ancillary and
support services like restaurants and entertain-
ment. This mixed-use area which is being pro-
moted as a “live-waorl-play enclave” is, however,

very compact and dense and s suffering from its
awn traffic problems, It could not expand horizon-
tally because of E. Rodriguez Ir. Avenue and Ma-
rikina River serving as its western and eastern
baundaries, respectively, Laterally, it could not
expand also because all properties there are pri-
vate whose owners have plans of their own, Being
located along a major arterial, its ingress and
epress are limited, In spite of this limitation how-
ever, the vicinity of the Cyberpark, which used to
be one of the traditional industrial zones in the
city is steadily transforming inte a commerclal
area, Because of this trend, growth Is beginning to
extend beyond the boundaries of the Eastwood
Cyberpark and will eventually encompass the con-
tiguous areas from Libis Creek down to the city
houndary at Ortigas Avenue.

Cubao Centrad Busingss District

The Cubao Central Business District is tradi-
tionally the Araneta Center itself. The renewal pro-
gram for the Araneta Center and the convergence
of the MRT Line 3 and LRT Line £ at the intersec-
tion of EDSA and Aurora Avenue are expected to
catalyze development and influence the renewal of
the immedlately surrounding areas, However the
pace of development catehing on is rather slow
and has not brought in higher- level services aside
from those contained in the Araneta Center. This |s
mainly attributed to the partern of small residential fand
parcellation prevailing In the vicinity of the center which
can not be easily consclidated for large-scale. commerchally
-viable development projects. Nevertheless, Cuban will
rermain an important growth center by virtue of ity strate-
git location and for its commercial, regsil and inter-modal
transport hub services,

-

The CLUP 2000 pictures the node at the cor-
ner of Quirino Avenue and Regalade Avenue as the
Lapro-Fairview Commercial Sub-Center. This Area
of Growth came ta public notice after the estab-
lishment of the SM-Falrview and the Rebinson's
Malls along opposite sides of Quiring Avenue; al-
though, the area comprising the Sacred Heart Mar-
ket and the corner of Quirino Avenue and Ascen-
glon Street in Lagro has long been existing as a
minor commercial area and commuter-transfer
potnt for Lagro, North Caloocan and Bulacan resi-
dents. Now, SM-Fairview and Hobinson’s shopping
malls cum call cenfers are serving as fmpaortant
transport terminals for commuters from the ear-
lier-mentioned places and also from Novaliches,
and Fairview areéas. 5M has apportioned at the
back of the mall a big portion of its property facing
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Mindanao and Regalado Avenues for its business
center project.

The Jacinto Steel, which, for a long time was
the lone landmark in the area, has partially phased
-out, maintaining only the warehouses and the
largely vacant land with a radio transmission
tower on the northern side of Quiring Avenue, The
Redwoods condominiom project of DMCI is now
tngoing canstruction between the vacant lot and
the warehouses. There is another big vacant land
going to Sacred Heart Village and Lagro.

With the MRT Line 7 planned to pass through
Regalado Avenue and turning right to Quiring Ave-
nue, this triangular and contiguous area starting
from the 5M and Robinson's Mall projects, cover-
ing the vacant lands north and south of Quirino
Avenue and north of Mindanao Avenue going
westward up to the intersection of the said two
avenues will most likely absarb hig-scale develop-
ments and key service industries with high impact
on the economy, The Lagro-Fairview area may
grow from a sub-center to a majar growth center
in the intermediate future,

The Two Nat G C (NGC's)

The first NGC {NGC 1] was orginally carved
mut of the central park comprising the North and
East Triangles and the area surrounding the Que-
zon Memorial Circle. Many government institu-
tions were actually established but portions of the
triangles remained largely unoccupied over the
years until informal settlers came in and this type
of spontaneous urban development intervened on
previously ser priorities. New demands brought
about by population Increase and etonomic
gprowth emerged, influencing the view and deci-
sion on the use of the land in a very prime location
in the city. Parts of the NGC | have consequently
been excluded [rom the operation of the NGC to
make them available for mixed-use development.
The development of the entire NGC [ forms part of
the Master Plan for a Central Business District
Actually, the development has started with the
establishment of the MRT 3 Depot and Trinoma
and the mixed-use development project of Ayala-
Land at the Narth Triangle and the Eton Properties
Inc. development at the East Triangle.

The second NGC (NGC 11 is lecated along
both sides of Commonwealth Avenue straddling
portions of Barangays Commonwealth, Payatas,
Batasan Hills and Haly Spirit, with the higgest par-
tion under the jurisdiction of Barangay Commoan-
wealth, The few institutions established there in-
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clude the House of Representatives [Batasang
Pambansa), Department of Social Welfare and De-
velopment , Civil Service Commission, Commission

on Audit, Sandiganbayan, and the Electoral Tribu-

nal of the House of Representatives. Many offices:
of the three branches of povernment were in-

tended to be located at the NGC 11 but for reasons

like lack af funds and changing priorities and pref
erences, the offices were not constructed. The |
huge tracks of vacant lands attracted droves of
migrants and settlers mostly the poor from differ-
ent parts of the country to a magnitude that could
no lenger be controlled and managed. The urban

poor constitute the biggest share of the housing
problem especially in Metre Manlila and since NGC
I was the biggest colony of informal settlers in the
country, it attracted the attention of the newly in-
stalled Cory Aquino government then. President
Corazon Aquino [ssued an exerutive order setting
aside some 150 heotares of land at the NGC 1T West.
for socialized housing. When President Fidel
Ramuos took over the presidency, he declared the
NGE [l East open for mixed-use development
include institutional, residential and commereial
LISES.

NGE 11 at present is one giant community of
the urban poor that is much bigper than some
Metro: Manila cities both In terms of land and)
population, 1t has become an important market:
place and transport terminal for people comingy
not only from the whole NGC 11 area, Payatas a
Bagong Silangan but also those from Mariking, San!
Mateo and E. Rodriguez.

Balintawak-Novaliches Industrial Area

Balintawak and Novaliches are the tra
tional industrial zones of Quezon City which usad
to bea major place of employment for many resis
dents. Industries that rose in the area includst
manufacturing plants that were pollutive and hag
ardous. When the policy to disperse growth and
remave these types of industries in Metro Ma la
was implemented, many industries phased outand
refocated outside of QC. The advancement in so
ence and technology likewise contributed Lo reg
dering some industries obsolete in systems and
processes and forcing them o elose shop due t
strong compeatition and changing nature of preds
ucts and seryices. The closed-down factories dnd
plants have turned the area inta blight. A few .
the abandoned fac llllIIE_‘n h:m= since |'||‘.‘L‘II o

mercial establishments.

Halintawak and Novaliches straddle the gate
way to the noerth and provide the essential lirnk i



to the production and growth areas ol
b and northern Luzon. Renewal of these ar-
reverse the blight and inject vibrancy to its
pmic fiber.

pecial Developrrent Ared

tin tremendous amount of infrastructural
cial investments in the Payatas area result-
marked improvements in-access and mobil-
galth, sanitation and environmental hyglene
the barangays of Payatas, Bagong Stlangan,
Commonwealth. Many new roads were
gd and existing ones paved making hard-to-
ch communities accessible, Moreover, health
__'_u;_du'mtiuna] facilities were built improving the
I-being of the residents, Community-based
g projects were implemented giving shelter
to informal settlers. Most of all, the dump-
d its vicinity were improved making the
Disposal Facility more sanitary and safe
madel of good environmental practices, The
yatas area still has vacant lands that are paten-
lized housing sites,

g

e Dgm Reservaiion Ared

The La Mesa Watershed is the largest compo-
- pent of the city's Green Lung network and plays a
vital role in cleaning the air people breathe. This
 nature reserve i unigue in Metro Manila and its
forest is home to numerous species of flora and
fauna; some of which are categorized -as threat-
©eped, endangered or critically-endangered. It is a
favorite destination for nature lovers and a pleas-
ant plage for relaxation and recreation, The col-
orative efforts of the city government, MWSS
~and Its two concesslonaires, DENR, and the private
sector particularly the Bantay Kalikasan Founda-
ool ABS-CBN have resulted in the rehabilitation
and development of the La Mesa Reservation area,
Comprising ahout 16% of the total land area of the
city, the reservation should be perpetually pre-
served and protected to ensure the integrity of the
city's environment.

4,2 The New Spatial Strategy

As gleaned from the preceding discussion, the ex-
lsting Areas of Growth or Influence display varying
“degrees of contribution to the overall growth of the
-.‘.. y The mult-centered growth strategy remains
“snundd (0 its basic conception and purpose, hence it is
retitned in this Plan,

- Todevelop several strategically situated areas that
will spatially distribute growth in an urban center that

isas hupe-as Quezon City 1san approach that has notc
lost fts justification. The growth centers will be ac-
corded priority in development as they are expected to
share and spread growth to their neighboring non-
growth areas in the process,

Some of the existing growth areas may not develop
in the pace and Intensity expected of them but they are
still important due to their special character and re-
quirements. Due to the actual and emerging changes in
the character and functions of these growth areas,
some expansion, redelineation or regrouping has be-
come necessary. The modifications on the mult-
centered growth strategy in this revised CLUP are
summarized as follows:

{a] Novaliches-Lagro is now Ireated as a growth
center in Its own right due to the traditional
central place function of Novaliches and the
emerging one of Lagro ds the market center
not only for northern QC but also for the
northern part of Caloocan City and San [ose
del Monte City and the southern municipali-
ties of Bulacan province. Strengthening this
function, will contribute to inllow of capital
into QC and increase its gross domestic prod-
uct,

{h) Balintawak has been expanded to include
Munoz to form the Balintawak-Munoz growth
area, This combines the food terminal function
of Cloverleal and Munox markets f[or the
northern portion of Metro' Manila. The tradi-
tional industrial function of Balintawak could
morph into new forms of processing such as
those of processing and packaging of fresh
agricultural products for mere sophisticated
mall-going urban consumers. Also, the recent
completion of the light rail connection be-
tween MRT 2 and LET 1 and the location of
train stations at Balintawak Cloverleaf and in
Munoz has made the Balintawak area an ideal
place for locating the central depot for MRT 3
which has to be moved out from its present
location in the North Triangle. A possible ri-
lated use of the Balintawak area near the Clo-
virleaf LRT station fs that of a consolidated
bus terminal For north-hound provincial boses
which have to be moved oul of their present
locations wlong EDSA in Cubao,

tc) The La Mesa Dam Watershed Forest Park is no
longer considered a# growth area for the very
abvious reason that it must be conserved and
protected from intensive human activities,

(d} The NGC ! Growth Center is now limited to the
aastern side of Commonwealth Avenue and |5
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renamed the Batasan-NGC Growth Center. The
western side of NGC 11 is predominantly resi-
dential in character, hence it may not qualify
as a growth center, per se. In contrast, the
eastern side, bestdes the predominantly insti-
tutional character of the area, also exhibits a
reasonable mix of central functions that cater
to the needs of the nearby communities as
well as those of far-Alung municipalities of Ri-
zal and Bulacan provinces, The Batasan-NGC
Growth Center is already covered by a Presi-
dentlal proclamation as a mixed-use develop-
ment are:,

Payuatas is likewlse not considersd a growth
arga but a special development area in this
revised CLUP, In spite of recent successes by
the city government in properly managing the
dumpsite, the precautionary principle dictates
that no intensive permanent developments
should be attempted on and around the area
in the immediate to intermediate future. Even
if the dumpsite s finally closed down, it is nat
known for certain how much flammable gas
lays trapped beneath the thick layers of gar-
bage that accumulated for decades,

The Eastwood Cyberpurk is no longer seen asa
growth center in this edition of the CLUP on
account of built-in site limitations. On one
hand, access to the area is limited by the pres-
ence of the major arterial, C-5, and the Ma-
rikina River on the other side. On the other
hand, the limited area of expansion is further
constrained by the potential hazard of ligue-
faction as the area les along a major meander
of the Marikina River. Despite the earlier ag-
gressive intensive development of Eastwood
City on the Libis side; future investments in
the southern portion in barangay Bagumbayan
will be limited to mixed use, largely residential
projects and the future services will increas-
ingly be designed fo cater to the needs of the
local resldents.

The creation of the CBD-Knowledge Commu-
nity District will showcase the realization of
the new vision for Quezon City as the green
lung of Metro Manila, the health and wellness
center, and the knowledge industry capital of
the country. This super-district embraces the
CED-in-the making, the NGC 1, all highly spe-
cialized hospitals and wellness facilities, the
home studios of national radio and television
and entertainment outfits, the campuses of the
top-ranked universities of UP, Atenco and
Miriam College, and within these campuses,
svience research and technobopy incubation

Lh.

{a) The CBD-Knowledge Community District
(b} Cuban Growth Center

(¢) NGC-Batasan Growth Center

(d) Novaliches-Lagro Growth Area

(2] Balintawak-Munoz Growth Center

This
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institutes; among-others. The area has also the
highest density of local, national and interna-
tional civil spciety organizations which main-:
tain their home-office headquarters in the
high-end residential subdivisions of UP Vil
lige, Teachers Village, and Xavierville. Within
this super-district the City intends to demon-
strate the capabilities and explore the possi
bilitles of its enormous intellectual capital. By
establishing strong links with the knowledge
institutions, the city and its constituents can’|
Lay priority claim to the benefits in the use u-[fj'
new and innovative products and processes|
that these institutions penerate. The CBD-
Knowledge Community District is, therefore,
envisioned to become the venue for demon-
strating the City's effurts to be at the forefront;
of moves to adopt green governance, to uss
and disseminate innovative tools and tech-
nigues in all fields of human endeavor, and to
promote the [ull lowering of the arts and s
ances nationwide.

The Cubao Growth Center is retained with)
minimal modification from the current CLURS
But there are important new proposals w)
strengthen its traditional CBD function and to)
take on emerging ones.

For the final consideration of this edition of the
CLUP are the following growth centers:

compre-
land wuse

plan is-a detailed
claboration of the
spatial strategy of
multiple growth
centers  as  de-
seribed in the pre-
ceding chapter, The
Plan consists of four
main parts, spread
in  four chapters,
Chapter 5 Is de-
voted to the growth
centers of  which
there are tive, Chap-
ter 6 deals with the
interstitial arpas,
the “non-growth’

Fig. 17 Multi-Centered Growth Aress b
————




Aing between the growth centers, Chapter 7 is
d to the network of open spaces which consti-
gy the protected areas which must be kept unbuilt
times, The circulation network that ties all the
5 together and serves as the skeletal framework
guiding the overall physical growth of the city is
d ot in Chapter 8. i

Chapter 5
GROWTH CENTERS

, rawth centers or growth areas are special points
trest in a city because of their unique or distine-

aracter, They owe their distinctive physical
th characteristics to the more-than-usual infusion
and private investments that have accumus-
the years, But such a distinction is superfi-

arroundings but alse the entire city and
alitan population. This is the main

‘- i ﬁf:."lug and deline.ﬂing 1hv five (5}

._ Growth {mler I:he NGC-Batasan
.ﬂw Novaliches-Lagro Growth Area, anid
unoz Growth Area.

ents fn order that their central
bie ephanced. The simple economic
tegy Is that by offering tertiary level

Ftatery

| their immediate environs. [n the case of
the growth centers service not only their

th centers communities within the

immediate Influence areaz as well as people Irom
across the city's borders will come and avail of these
services thereby contributing to inflow of capital and
increased gross domestic product of the city.

Because strengthening their central place func-
tigns is the main focus of policy ntervention in this
Plan, only tertiary level services are emphasized in
each growth center,

5.1 CBD Knowledge Community District

The proposed CBB-Knowledge Community Dis-
trict has a total area of 1,862 hectares and covers 22
barangays straddling portions of Districts 1, 111 and V.

g, 1% CBD Knowlvdge Community District Map

It embraces the proposed CBLD comprising of the
Morth and Hast Triangles and the Veterans Memaorial
Medical Center; the vicinity of SM North EDSA; UP
Campus including the UP-Ayala Techno Hub; the cam-
puses of Ateneo De Manila and Miriam College; Balara
Filtratien Plant; and the residential communities of UP
Village, Teachers' Village, Pinyahan, Krus na ligas,
Loyola Heights and Xavierville,

Due to its strategic location, magnitude and high
value assets and respurces, the proposed CBD covering
a total area of 250.6 hectares will play the most crucial
role in the redlization of a Knowledge Community in
the City. It is expected to assert the role of Quezon City
in the metropelitan economy particularly in serving
the demand for regional avcess, mass transit and infra-
structure efficiency; large scale mix development: ser-
vices for ICT, education, health, media-and recreation;
and employment, [t envisloned to be a model of good
urhan environment and urban renewal/
redevelopment practices: The Urban Triangle Commis-
sion; the presidential commission created to speed up
the development of the East and North Triangles and
the Veterans Memorial Area, has approved and en-
dorsed to the city government the Comprehensive
Master Plan for the Quezon City Central Business Dis-
trict including the Detailled Urban Design Guidelines
for the East and Nerth Triangles. The Master Plan is
herewith attached as Annex 4 and s made Integral
part of the Comprehensive Land Use Plan.
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[a) lnventory of Major Resources

Public Institutions

Education

- Three [3) premier educational institutions -
the University of the Philippines, Ateneo de
Manila University and Miriam College are
found in this growth area.

- Other universities providing tertiary educa-
tion include the Philippine Women's Univer-
sity in Bgy. West Triangle and those outside
the area but just a short distance away like
the New Era University across Central Ave-
nue and PSHA, NCHEA, TIP located in the
nearby Cubao area, =

Health

- Medical institutons and health facilities
sltuated in the district consist of seven (7)
hospitals and eight (8) health centers,

- Within the subject area are the Lung Center
of the Philippines, National Kidney anid
Transplant Institute at the East Triangle
area, the Philippine Children’'s Medical Cen-
ter in North Triangle, Veteran's Memorial
Medical Center along North Avenue, Philip-
pine Heart Center and East Avenue Medical
Center along East Avenue and the AFP Medi-
cal Center/V. Luna Hospital along V. Luna
Road and the UP Health Service in the UP
Campus with clientele on- and off-campus.

« The UP Veterinary Hospital providing ser-
vices for animal care is found in the [P Cam-
pus.

- A total of 118 accredited non-government
organizations (NGOs] hold offices in the
study area, 23 of these are located in District
I, 32 in Distriet [1l and 63 in District [V,
These NGOs are expected to take active part
in various aspects of governance and in pro-
moting the growth of the area. Among the
MGOs noted are the World Vision Develop-
ment Foundation in West Triangle, Partner-
ship of Philippines Support Service Agency
{Philssa) in Loyola Heights, ABS-CBN Foun-
dation and GMA Kapuse Foundation in
South Triangle, Migrante International in UP
Village and [law ng may Kapansanan Foun-
dation, Inc. in Krus na Ligas.

= The large institutional area is atributed to
the huge portion of North and East Triangles
and their immediate environs being sel
aside as government center.
There are 41 government agencies located
in the study area which vary lron national,

local and government owned and controlled
corporations (GOCCs), among which include
the Quezon City Hall - the seat of local gov-
ernment, National Housing Authority and
Housing and Land Use Regulatory Board
(HLURB) along Efliptical Road and Kalayaan
Avenue, the Department of Interior and Lo-
¢cal Government (DILG] at the corner of
EDSA and Mapagmahal 5t, Social Security
Swstem (555] and Bangko Sentral ng Pllipi-
nas (BSP) along East Avenue, Bureau of In-
ternal Revenue (BIR) and PAG-ASA along
BIR Road and Phivolcs along C.F, Garcia Ave-
nue in UP Diliman.

(b) Private Developments/Investments

(3

Major private developments have been occur-
ring in the study area. The pattern of develop-
ment ranges from shopping centers/malls; in-
formation and communications technology
(1CTs) establishments, and hotels and condo-
miniums, Shopping centers and mall ype de-
velopments emerged in the 1980s and gained
popularity in the 1990s. They are now domi-
nant features of the landscape in key areas in
the city. Two of the biggest shopping malls are
located in the study area — SM North ENSA and
TriNoMa.

Existing F
Green Lung of the City

The study area boasts of major parks and open
spaces that are habitat to numerous species of
flora and fauna - the Ninoy Aquino Parks and
Wildlife [NAPW) and Quezon Memaorial Circle
and open spaces in large institutional grounds
sich as UP, Ateneo de Manila University,
Miriam College, and Quezon City Hall,

ICT Industry

The UP-Ayala Techno Hub located along Com-
monwealth Avenue has one of the higgest con-
centration of IT parks and is considered the
Silicon Valley of the Philippines.

Retafl Hub

The §M North EDSA at the northside corner of
EDSA and North Avenue is one of the largest
shopping centers owned by Henry Sy. At the
southside of the same corner, the Avala-
developed Triangle North of Manila [TriNoMa)
can he found.

Health and Wellness Center

Notable medical facilities and specialized hos-
pitals within the study area are concentrated at




the Morth and East Triangles. Among these are
the National Kidney and Transplant Institute,
Philippine Children’'s Medical Center, Lung Gen-
ter of the FPhilippines, Veteran's Memorial
Medical Center, East Avenue Medical Center
canid Philippine Heart Center

Communications, Media and
Entertminment Center

Two of the leading networks, ABS-CEN and
GMA 7 and their associated radio stations are
logated in the South Triangle area, Also within
the study area at the northern portien is the
government-owned PTV-4,

Famous bars and restaurants are also in South
Triangle particularly at the area of Timog, T.
Morato and Quezon Avenues,

Furctional Open Spaces

Two major parks in the city, the Guezan Memo-
rial Cirele and Ninoy Aquino Packs and Wildlife,
with a tokal area of 44 hectares, are located at
the heart of the study area. These could be in-
tereonnected with UP, Miriam and Ateneo to
form the longest promenade.

The Bantayop ng mpa Bayani Monument, a city
Jandmark, where significant events are held is
also located thereat eccupying 1.3 hectares of
the corner of Quezon Avenue and EDSA.

important  landmarks — are
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this growth center shall be developed and
strengthened to serve as venue for realizing,
and eventually demonstrating the attain-
ment of the city's new vision to become the
nation's capital once again, this time, in the
field of knowledge management. Being host
to premier institutions of higher learning
and aleng with such institutions’ facilities
for science research and technology incuba-
tion affers an unegualed opportunity to be-
come, if not already is, the nation's knowl-
edge industry capital, The unspeiled green-
ery in the university campuses, public parls
and other open spaces within the institu-
tional reserves of many government agen-
cies lncated in this district preatly enhance
the city's role as the green lung of the me-
tropolis. Finally, the presence of highly spe-
cialized hospitals and medical centers easily
support the city's claim as the health and
wellness center. The necessary solt pro-
prams in support of these Functions are
spelled out in the Comprehensive Develop-
ment Plan. In this CLUP the needed physical
development components are identified as
follows: environment to enhance the al-
ready existing social inlrastructure and cre-
ate a good imapge of the city. The CHD-KC
District will give Aesh to the skeletal frame-
worlk laid out earlier in the Frost-Arellano
Plan, specilically the Great Quadrangle, the
Quezon Memaorial Civele, and the UP Diliman
Campus., Some ldeas worth pursuing in-
clude:

Promoting walking and biking as legitimate
modes of urban mobility by developing a
grand promenade inter-connecting the cam-
puses of Atenen, Miriam and U through to
the Queron Memorial Circle, the Ninoy
Aquino Park and thence, to any point of the
planmed CBD in Morth and East Triangles.
Minimum Infrastructure requirements in-
clude, safe pedestrian crossing, well-lighted
and shaded walkwavs, and dedicated bike
lanes. Major infrastructure components of
the grand promenade include a pedestrian
and hikers bridge across Katipunan Road,
linking the Ateneo and Miriam campuses
with LIP campus, and a thivd pedestrian un-
derpass linking the Quezon Memorial Circle
with Ninoy Aquino Parks and Wildlife Cen-
Ler.

- Reduring the number of gas-driven jeep-

« The CBD-Knowledge Community District is
' situated in the mosk strategic part of Quezon
ity As hinted at in the preceding chapter,

nevs and tricycles plving local streets
and replacing them with e-jeepneys and
street cars or trams A bus rapid transic




system may be designed as a transitien
to the full operation of a street car or
tram system.

- Full imptementation of the green huild-

ing ordinance and giving incentives to
innovative huilding designs such as the
passively cooled building and power-self
sufficient constructions using solar energy,
and the like.
Assisting the universities to provide ade-
quate housing for their out-of-town stu-
dents, faculty and staff to encourage on-
campus residence and thereby reduce
the intensity of commuting,

Developing the Pantheon and shrine of the
Quezon Memorial Circle as the site of the
new Quezon City Museum that will show-
case the city's historical and cultural heri-
tage.

Construction of the City's Convention Center
will provide a permanent venue for hosting
national and international conferences on
the arts and sciences,

Bringing to final resolution the status of
Krus na Ligas to pave the way for forging a
co-management arrangement belween LP
and the City Government for the redevelop-
ment of the area and possibly consolidating
therein all informal settlements within the
UF Diliman campus.

Promating the development of a media/
entertainment sub-district which will inter-
connect the two biggest television networks,
Channel 2 and Channel 7. The area can ac-
commodate  movie/television  museums,
apen air anditorium, small viewing room for
mature audiences, ete.
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(a] Population and Area Coverage

Cubao growth area covers in part or in whole
9 barangavs (Immacuiate Concepeton, Kaunlaran,
K Rodriguez, Socorro, San Martin de Porres, Silan-
gan, San Roque, Bagong Lipunan ng Crame,, Pinag-
leaisafran) of Districts 11 and IV, Araneta Center,
the vity's old CBD is the nucleus of the growth
areda. OF these barangays, the densest one is Bay
San Martin de Porres with a population density
of around 709 persons per hectare while the
least dense areas are Bpys Secorro and immacu-
late Concepcion with population density of 128
and 168, respectively.  Estimated population for
2010 is 237,559,

Public/Private Institutions

There are no tertiary level institutions put up
by the government in this district, only those nec:
essary to serve the requirements of local commu-
nities, The main reasen for this is that the Ara-
neta Center which is the focal point of the district
and which served as the central business districy
of the entire city for a long time is completely a|
private enterprise on a private sstate,

School Facilities :
There are 8 educational institutions in the
study area; 5 public schools and 3 privately
owned

Health Facilities |
One [1) Government-owned hospital  [(FNR
et Hosprital)

- Three [3)_Health Centers fCubao Health Cens
ter, Ermin Garcia HC, Socorro )

Palice Station
= Two {2) Araneta Police Assistance Ctr, Station
7QCPD, Camp Paneplo Stution)

Sports and Recreation

Arancta Coliseum known as the Big Dome, the
country's biggest sports and entertainment ven
with 20, 000 sitting capacity. Other sports
recreational facilities are located in their respec
tive barangays covering the district which include
parks and playgrounds among athers.

Religious activities/affairs of catholics are
served by the Immacolate Concepcion Parish
Church and nen-catholics by several other no
sectarian chapels in the area. '




c] Private Developments / Investments

All tertiary fevel services needed to perform
the central place function of this district are ac-
counted for by the private sector, Private devel-
opments in the area are concentrated at the Ara-
neta Center and its proximate vicinities, very no-
table of which are the Gateway Mall, which is a
high end shopping center, SM Cubao, Ali Mall,
Shopwise, Isetann, Puregold, Farmers Plaza, and
the famed Araneta Coliseun.

And nothing else typifies an up-to-date, dy-
namic commereial district with the presence ol
call centers - the fastest growing industry in our
cauntey,

The onzoing developments by the Megaworld
al a mixed residential/commercial buildings
known as Manhattan Garden City is prominent in
the area, There are already three (3} completed
high rise buildings of this kind, one ongoing and
MAOFE are Upcoming.

[d] Existing Function

s The areo is considered o shopping and enter-
tainment destination, Cubao area is known as
the central commercial district of Quezon City
- home of hip and groovy nightclubs, drinking
pubs, discos, and shopping malls. It conjures
up images of wet market stalls and people
Mocking there for a bargain. [t also  calls to
mind shopping malls where all manner of
goods-from the pricey imported goods to the
best of Filipino products--can be purchazed.
Coffee shops, movie houses, and restaurants
for every budget range can be found here.

o ftis the modal transfer hub of the city . The
center's lacation is all about convenience - it is
flanked by both the EDSA MRT station, which
travels from North to South; and the LRT-2
station, which runs from East to West. Cubao
area thus acts asa major ransport mode inter-
change zone where commuters transter rides
mostly to/from work or to/from school. The
growing number of public bus, jeepney and FX
terminals and stations have notably improved
accessibility from Quezon City to almost any
point in Luzon,

o The area afse functions as an 1T paric. Nothing
else typifies an up-to-date, dynamic commer-
cial district but the presence of call centers -
the fastest growing industry in our country, it
is home to call centers like APAC Telus, and
Stellar, each one equipped with advanced Lele-
communication facilities and broadband tech-

nilogy to meet the unigue requirements of
 modern-day entrepreneurs engaged in the
business of information technology,

The Araneta Center which has been rede
veloped towards a more contemporary
retail and recreational center that has ap-
peal not only Lo the masses but also 1o the
middle class,

The massive Araneta Coliseum, fondly
called “The Big Dome” stands at the epi-
center of the development, Adjacent to the
Araneta Coliseum is the 2 hillion peso new
Galeway Mall. Atop Galeway Mall is a 7-
storey office tower equipped with  ad-
vanced telecommunications facilities and
broadband technology designed to attract
business process outsourcing companies,

The Farmers market and Mega Q-Mart
are also ddentifying landmarks especially
for provincial commuters,

in Development Potentials and Needed Interven-
LiGns

o Redevelopment Potential. The presence
of international investors and hig private
groups to pursue the plan o transform
Araneta Center into an entertainment, re-
Lail and business center looms large in the
horizon depending on medium- to long:
term economic forecasts. Policy interven-
tion from the City Government may take
the form of incentives for owners of
hlighted property Lo invest in redeveloping
their property. This positive approach can
escalate into the application of the idle
lands [or its variation, underutilized prop-
erty) Lax il affectad property owners prove
to be unresponsive.

# The Presence of the Mass Rail / Light Rail
Transit Lines. The center's location is very
convenient. [t is fanked by both the EDSA
MRT station, which runs frem North to
South, and the LRT-Z station which runs
from East to West. The great mass of peo-
ple who visit the area however, are just
passing through and do not generate much
business. The property owners/ developers
should intensify efforts to make Araneta
Center a trip destination as it used to be in
the pust. The Cily Government can help in
this effort by helding some of its functions
at the Arancta Coliseum.
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5.3

Another function of the Araneta Center thal
needs policy intervention is that of modal
transfer hub of land-based transportation,
especially  those destined for provincial
areas, The usual government support is
limited to police activities during holiday
seasons, There is need for providing con-
venience for passengers such as  left
luggage lackers and decent but affordable
lay-over facilities for stranded passengers.

All bus terminals along EDSA should be
phased out. Morth-bound lines will be relo-
cated to the Halintawak central terminal.
South-bound lines will be consolidated in
the Araneta Cenler.

Regulate building heights within a 50 me-
ter margin along EDSA and Aurora Boule-
vard to allow effective dispersal of vehicu-
lar emissions. Beyond the 50-m margin
property owners will be encouraged lo
redevelop their property inte mediom to
high rise constructions,

Growth of IT-business in the area. With
the development of [T sector, many IT
based services  have located within the
city, The area, with its infrastructare al-
ready in place, becomes an ideal location
for this emerging industry and brings
greater competitiveness to the city's econ-
oy

i, 2i: Batasan-MGC Growth Center Map

This growth area is located at the northeastern

part of Quezon City. 1t is bounded on the nocth by lot
deep northeastern portion of Commanwealth Avenue,
then lot deep northern portion of Batasan Road; on the
east by lot deep eastern portion of Batasan Road; on
the south lot deep south eastern portion of Batasan
Road going westward to lot deep Commonwealth Ave-
nue down Lo Capitol Homes [rive; and on the west by

lot deep western side of Commonwealth Avenue from

Haly Spirit Drive up to creek

It has a total land arca of 22423 hectares cover-
ing the major portions of Barangays Commanwealth
and Batasan Hills and small parts of Barangays Bagong
Silangan, Holy Spirit and Payatas and identified as Na:
tional Government Center, It has an estimated popula-
tion ol 78402,

(a)] lnventory of Major Resources
Public/nstitutional

The study area has five (5} national governs
ment institutions namely: Sandiganbavan, Con-
mision on Audit, Departiment of Social Welfarg
and Development, Civil Service Commission, and_:
the House of Representatives or Batasang Pani-
bansa. The House of Representatives Electoral
Tribunal and the Prolessional Development Cens
ter are bwo (2] additional institutions which a
extension offices of the House of chresema_
tives and the Commission on Audit, respectivelyg
loeated next to the Sandiganbayan, In addition
twelve [(12) community Facilities are strategi
cally located in the study area such as barangap
hall of Bgy. Commonwealth, two [2) health cens
ters, five (5) daycare centers, ane [1) police st
tion, one (1) firé sub-station. The are two (2]
developed public parks in the area,

There are five (5) public schools, three (3]
elementary, one (1] secondary and one (1] tec
arv. Motably, Commonwealth E/S and its newly
built annex, the Pres, Corazon Aguing E/S anngy
along Batasan Road has the most number of st
dents in Quezon City. Batasan MNational High
Schoaol caters to enrollees within its ]'Illfi_l:',hhﬂﬂ
barangavs and has the highest nuniber of s
dents within Quezon City. The QU Polytechne
University located at Quirino Highway, Bgy. S
Bartolome has a newly opened branch in e
Fatasan-NGC district.

A total of bwelve (12] private schools i
fourud in the area, three (3] of which arve in bk
ary level, namely, ABE International Busi
College, Asian Institute of Computer Studis
[(AlCS) and AMA Computer University.

Other institutional facilities inchude the
(2] catholic churches namely: St Peter Pa
Church, Parokya ng Kristong Hari and three
chapels located within the interior streets of
Mational Government Center and feur (4) nai
catholic namely: [glesia ni Cristo, Seventh g
Adventist, Resurrection Power Christian Ch'



sand Pentecostal Missionary Church of Christ are
located within the study area.

(b} Private development/Investments

The stretch of Commonwealth Avenue is
eharacterized mainly by commercial develop-
* ment which is a mixture of retail and wholesale
establishments: The western portion of Com-
monwealth Avenue in particular has a high con-
tration of auto related businesses and con-
uetion supplies and services. Also, the re-
y opened Wilcon Depat, a one-stop-shop for
astruction supplies and materfals is lovated at
e orthernmost part of the study area,

Lommercial banks are visible in the study
such as HSHC, PS Bank, BPI Family Bank,
robank. Security Bank, Union Bank, Allied
Philippine Naijonal Banks and three (1)
thes: of Landbank to facilitate financial
Hons in the process of economic develop-

r Ever Gotesco Center Mall, one of the
shopping centers in the area and the
rous medium-rise commercial huildings
commodate the restaurant and fast food
pdike Pancake House, Starbucks, Jollibee,
aldy, Chowking and Tapa King are also
ilong Commonwealth Avenue. The Con-
Lompany known for leadership in rela-
management that hires hundreds of
efits the City's residents;

us Commonwealth Market serves
&'._p‘uinl. of different commodities
from the provinces of Rizal and
B It eaters to enormous numbers of cus-
: ng from neighboring civies.  Litex
Market and six [6) Nea markets
ension of Commonwealth Market
the need of NGC residents.

b distinguished landmarks in the
the Conmmission on Audit Com-
tasan Pambansa Complex built
ities as the site was originally
it the constitutional offices,

landmarks are the Sandigan-
co Center since maost of the
are located within or near
he most papular get-off point
0", s actually the intersec-

tion ol Villonco-Katuparan Streets and Commuon-
wealth Avenue. [t is still referred to as
"Manggahan” because In the past the NGC west
stde was filled with mango trees but was subse-
quently occupied by the informal settlers.

(d) Existing Functions

The existence of different national govern-
ment offices allirms the original role of the study
ared as & national government center. Most of
the said offices are independent constitutional
commissions and the other half of the natlonal
government's legislative function, Originally, the
plan for the National Government Center is to
house the rest of the povernment offices, how-
ever, informal settlers had ocoupled the NGC site
and petitioned the government to improve the
land and make it avallable to them.

As a soclalized housing district since the
approval of Republic Act No. 9207, otherwise
knewn as the National Government Center Act of
2003, it showeases the efforts of the government
to provide security of tenure to the bonafde
residents.

The presence of Commuonwealth Market anid
its extensive location caters not only city's resi-
dents but also those from neighboring cities and
provinces of Rizal and Bulacan. The "bagsakan
aread” adjacent to the market serves as a center
of regiongl trade.

(e] Policy Interventions

This growth center has the most polarized
of functions: the Batasan Complex is an enclave
af the country's pelitical elite who work and
hold office within the legislative premises during
the day when Congress is in session, Then the
members of the House go off to their residences
elsewhere. Surrounding the Batasan Complex is
possibly the biggest colony of the urban poor in
the country. There is absolutely no form of link-
ages between the two enclaves. The big chal-
lenge for the areais to establish such a fink by
sncouraging the surrounding communities Lo
provide facilities for temporary or seéasonal
housing for members of Congress who come
fram the provinces, their relatives and stafl dur-
ing that part of the year when Congress is in ses-
sion.

As for the socialized housing part of the dis-
trict, it could serve as the venue for experiment-
ing on various tenure types and innevative ap-




proaches to urban poor housing provision: For
this purpose, the City's UPAD may collaborate
with natienal shelter agencies and voluntary
organizations.

The maost visible central place function ol
the district is the presence of the Common-
wealth Market which serves as a foad terminal
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[t has a total land area of 445.00 heclares or
2.76% of the land area of the city covering Bgy. No-
vatiches Proper, Pasong Putik Proper and portions of
Bgys. Sta. Monica, San Agustin, Kalipayvahan, and
Greater Lagro. 1t has a total estimated population of |
31,591,

(a) Impartant Landmarlks

for agricultural products fram nearby towns of
Bulacan province in the north and Rizal province
in the east. The population of the district and
nearby communities is a huge consumer market
that pives emploviment to farmers in the fringes
of the metropalis. In trn, local vetailers are as-
sured of continuous business. The unhamperad
inflow of farm products is therefore important
to ensuring the food security of the City's popu-
lation. The minimum support that the City Gov-
ernment can give to this central function iz ko
provide efficient access roads and adeguate
market infrastructure: Also, provide facilities for
guality contrel to ensure that the [wodstulis be-
ing brought in from other areas are safe, clean
and sanilary,

Provide affordable tertiary social services
such as a community college and a general hos-
pital to benefit the low income families within
the immediate influence area as well as in the
metre fringe areas,

5.4  Novaliches-Lagro Growth Area

b
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Fig. 22 Nevaliches- Lagra Growth Area Map

This growth area is located at the northern part
of the city adjacent to Novaliches Watershed and near
the political boundary of Upper Caloocan City.  The
area is the Gateway of the city from neighboring citics
of Caloocan and San Jose del Monte of RBulacan inter-
connected By Quirino Highway, The industrial area of
the city along with those of the cities of Caloocan and
Valenzuels are also sited on the western side of the
study area,

The important landmarks noted in the area’
are the Nevaliches District Center, known as the
Mind-City hall located along Moses Street, the
Lady of Mercy Shrine; the S8 Park, the old exist-
ing Jacinto Steel Plant, 5M City Fairview and
Robinsons Place which are all located along
Quiring Highway.

[b] Present Functions

The existence of the three major shopping
realls in the study area makes it the commiercial
center ol the nocthern portion of the city includ-
ing its immediate environs such as upper Calog-
can City and the province of Bulacan, particds
larly San Jose Del Monte City. '

The project area can also be considered an
IT Center with the existence of two (2) major T8
companies specilically located inside Rohinsons
(Teletech) and M City Faliview
[ Teleperformance] with the support facilities of
the IT-related educational institutions.

b

The area g also the old community and)
commercial center of the Novaliches Distric

Calooean and San Jose Dol Monte.

The existonce of several terminals in the

rides mostly either to/lrom work or toffm'
schrool.

(c] arkable Constrain

& Constraints
= Congestion of commercial areas and nar
rowe road right-ol-ways thal agpravale
trallic and pedestrian circulation ﬁ.
limit the avea for high commetcial actlvd
ties, '-'

- Proliferation of various transport temls
nals and o-street parking [

- Limited buildable area for deve]npm‘j
in the Movaliches area. |




- Poor physical condition [unsanitary sur-
roundings] particularly in markets

- Slow phasing of the development in
Lagroarea,

- Loading and unloading of passengers
anywhere,

- Potentinls

- Private investors still consider the area
as a potential site for commerce by put-
ting up new development in the area.

- The existing zone classification [C3) will
provide investors an opportunity de-
velop the hiphest and best use of the
land,

- Availability of buildable areas for devel-
opment

= Presence of major 1T Companies

- Bxistence of 1T related educational insti-
tutions

- Proposal for the Areq

- Functions to be Retained or strength-
ened

- The commercial center thal provides
retail and trade businesses and employ-
ment,

= The I'T center that provides employment
particularly call center agents.

- The Transport Hub that needs rehahbilita-

tion te avoid major tralfic congestion,

‘s Widening of roads especially in Novaliches
Proper and decongesting Quirino Highway
by praviding alternative or parallel routes

'n-Ej@mur:age private investors to pul up mod-
m medical centers to supplement the few
“small hospitals that serve the growing

mnuﬁsliun of the area and the neighboring

tup tertiary educational institutions to
commadate the growing student popula-
'lai;_tlng up ¥ocational, 1T, Medical
ses in the area instead of going to the
versity Belt of the City of Manila,

ral-Mufioz Growth Distri

the middle Westside portion ol the
_i;targ,r with Calgocan City is at the junc-
and the Morth Luzon Expressway. Ap-

p_.lﬂ. 31

proximately 419.31 hectares, it covers hie entire Baran-
gays of Unang Sigaw, Balumbato and portions of nine
(%) other barangays namely Bgys. Bahay Toro, Ramon
Magsaysay, Veterans Village, Katipunan, Masambong,
Manresa and Balingasa in District | and Bgys, Baesa
and A, Samson in District 1L

Fig. 23 Balintaswak—Munez CGrowth Districn Map

The area has an estimated population of 56,864
representing 192% of the City's population,

{a)} Land Use (2009}

o Industries dominate at 37.28%, located
mostly in the inner core, along Oliveros
Drive and on the west bank of Balumbalo
Creek, along Samson Road, Guiring High-
way and oy Street Industries vary from
manufacturing and fabrications Lo ware-
houses or storage,

o Residential use, next largest land use at
22.79%,; comprises  the communilies
along Kaingin Road, Balingasa Road and
fairing Highway

o Informal settlers occupy about 4200 of
Lhe total areq.

» Commercial use comprises 9.62% located
along major thoroughfares, EDSA, A Beni-
facio, Quiring Highway and North Lozon
Expressway,

(k] Inventory of Major Resources

o Public/Private Institutions
- There are fve (5) public educational
institulions within the area. Four [4)
are elementary schools and one (1)
secondary school, There are also two
[2] privately owned colleges:
- There is one Police Community Precint

+
*




(Talipapa PS=3) located at Camachile
and one Police Assistance Center at
Cloverleal Area,

The area has twao (2] general hospitals,
the Quezon City General Hospital and
Pascual General Hospital.

- Faur {4) Barangay Halls are also lo-
cated in the area namely Balingasa,
Balumbato, Unang Sigaw and Apolonio
SAMSOI,

() Private Development/Investments

Area is host to nine (9 wet and dry mar-
lkets, concentrated at the Cloverleal area
along EDSA  and to the Walter Mart and
Mufioz Market at Mufloz area.

Whaolesale and retail activities sprawl
along EDSA, Old Samson Road, A, Boni-
facio Avenue and Quiring Highway,

Industrial activities yvary from manufac-
turing, [ahrication and warechouse and
mostly located at the inner core, along
Miveros Drive and on the west bank of
Balumbato Creek, along Samson Road,
Quirino Highway and Joy Street.

(o] Existing Functions

Known as trading center, a “hagsakan” for
agricultural produce, particularly from the
Morth,

Avea's traditional industrial character re-
sulted e the spill of industrial activities
from Caloocan. In fact, the area used to be
a portion-af the industrial zone ol Caloo-
can City before the ceeation of OO,

(e] Important Landmarls

-

The Bonifacio Monument located at
Balintawals Cloverleal area
Batintawak-Cloverleal Market "bagsakan”
and Mufiox Market

(F) Significant Prohlems

Physical

- Inefficient lot subdivision. The subdivi-
sion of ot parcels in the area without
provision for access of inner praperties
has resulted in jrregularly-shaped and-
gizad lats.

= Poor intra-area  circulation. This is
caused by the non-interconneclion of
existing roads and the exclusivity of
certain  subdivision roads heing por-
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tHons of private properties,
« Lack of area-wide transport system,
Inner areas of Balintawalk are heing
served only by TODAS while some areas
have no public transport like upper A
Samson and Unang Sipaw. On the other
hand, jeepney services pass only along
secandary roads such as Old Samson
Road and Kaingin Road.

Deficient drainage system, The local
drainage system is either clogged with
silt and garbage or has under-sized
drainage pipes. |
Roadside Friction, This is cansed by in: J
diseriminate loading and unloading of |
passengers by public utilicy vehicles, |
poor condition of road pavements, nar-
row roads and on-street parking.
Encroachment of industrial, and com- |
mercial developments and  squatters '
along waterways. This has contributed |
to the deterioration of the natural wa-
terways in the study area, This is exag-
erbated by the dumping of waste and
ather deletericus materials in the area's
rivers and creeks.

Socio-Econmmic

= Uncontrolted profileration of illegal ven- |
dors, The existence and uncontrolled:
operation of sidewalk vendors partiru-'
larly at the Cloverleal Market wone have
caused adverse effects on the physical
and environmental condition in the
SilTIe.

Presence of informal settlements,

- Inadequate fire-fighting services in the:
study area. '

- Decrease of ceonomicactivitios. Some of
the obd industrial establishments in the
area are now abandoned or being useds
as storage facilities/warehouses, Sail)
operation lessens productivity and e
nomic  activities in the area and only
contributes to the deterioration of it
environmental condition,

- Deteriorating conditions of the existing
markets, Most of the big markets in e
aren are operating for a long pcrjcrd'_q
time and structures are now deterior
ing, Some of Uiese markels are using
big portions of their area as stord
farilities. Also, maost of them have ngl
building permit and have been g
vinfating many repulations in the 53
tary Code and in the Fire Code ag well,




[2)] Advantages of the Area

¢ Locational
- Strategic location; crossroads of EDSA,
Manila North Diversion Road, Quiring
Highway and A, Bonifaclo Avenue Gate-
way Lo the North

o MRET Extension

= The extension of EDSA-MRT from North
Ave. A central Depot  towards Monu-
mento area in Caloocan will greatly n-
crease the volume of potential market/
investors.

- some of existing industrial establish-
ments with big site areas had long been
abandaned, thus, are ready for redevel-
opment,

[h) Pelicy Interventions

e Find a way Lo link the northern and the
southern parts of the district which is bi-
sected by EDSA and the LRT North-
Manumento Extension,

* Revive the proposal te develop the north-
ern part as the grand transport modal
transter huly where all bus lines from ar-
eas north of Metro Manila terminate, Com-
plementary to this development is to lo-
cate in the same area the central depot of
the MET 3,

e Retain the traditional function of the Clo-

| verleaf-Munoz streteh of EDSA as the food

terminal market for agricultural produce
| coming from central and northern Luzon,
| Integrate processing and packaging of
| agricultural producls destined for the
| more sophisticated urban consumer mar-
| keets,

¢ Determine the feasibility of city-owned
and operated abattolr of Triple A rating.
This is to counteract the continued illegal
traffic in "double dead” meat. G

Chapter 6
THE NON-GROWTH
AND SPECIAL DEVELOPMENT AREAS

Areas outside of the growth centers are desig-
nated as non-growth areas. This is not to imply that
~sich areas do not experience growth or are prohibited
from growing, It simply means that these areas lack
central place functions. The services available in these
dreas cater generally to the normal requirements of
pral residents, To avail of higher-order goods and ser-

vices, the residents in non-growth areas go elsewhere,
usualtly to the prowth centers.

Mon-growth areas in Quezon City are classified
into three types. One group is characterized by the pre-
dominance of mature, stable residential neighbor-
hoods. The residents In these areas feel secure and
satisfied and are not keen to embark on anything thar
would drastically alter the character of their area. Ex-
amples of this type are the residential subdivisions of
White Plains, Blue Ridpe, La Vista, Xavierville, Corin-
thiar, Green Meadows, and New Manila. The second
Lype s a variant of the first group in that this area is
typified by the existence of old deteriorating structures
and blighted environments, [n the case of residential
areas, the original occupant families may have reached
maturity and have since broken up, the children having
flown the coup-and the family house may have passed
an Lo renters and tenants, Sporadic relnvestiments hy
some of the property owners who manaped to consoli-
date a few adjoining lots can he ohserved but their
number is not massive enough to amount to a substan-
tial renewal of the area. Examples of this type are the
housing projects of the then PHHC (Projects 1, 2, 3, 4,
0, 7 and #). Blighted areas may also consist of indus-
trial sites which have either ceased operation or main-
tain minimal velume of business. Many of such sites
have been abandoned by their owners and the entire
premises are left to rust and rot A& few property own-
ers are seen to convert to mixed use development. This
category is typified by the industrial area of Libis, Nao-
valiches and Bagumbayan. The third type ol non-
growth areas consists of a collection of parcels of ir-
regular sizes and shapes many of which are being oc-
cupied without clear tenure arrangements. There is a
serious backlog in the provision of community facili-
ties and services primarily because of difficult external
and internal access. A considerable amount of vacant
lands still exist in these areas. This type of non-growth
dreas, designated here as Transitional Areas, is found
in the north central part of Quezon City (Districe 11
straddling barangays Sta. Lucia, Sauya, Pasong Tamao,
and Tandang Sora.

The nov-growth areas and their corresponding
policy interventions are described briefly in the suc-
ceeding section. Within some of these non-growth ar-
eas are the special development zones, namely, Ba-
nawe Street "Chinatown” Special Economic Growth
Area, Tomas Morato Avenue Special Development
Aone, Quezon Institute Heritage Preservation Precine,
and the Payatas Special Development Area,

6.1 The Mature Stable Arecas

These areas consist of high-end residential subdi-
visions on the southern and northeastern portions of
the city. Outside of the growth centers there are three




such AToAs:
Lhpong Norte,
Horseshoe  and
New Manila E

straddling  por-
tiong of Congres-
sional  Districts
[ and IV. LEn-
compassed
within these sta-
ble communities
are-11 barangays
with a combined
population of
over 100,000,
These 11 baran-
gays have a com-
hined land area
of 680 hectares.

fur 24: Mature Stable Arveas Map
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These areas are conspicuous for the presence of

rated comnunities. The subdivision design conforms
with standards for low density residential areas [R-1)
with ample provisions for epen space and cemmon
utility areas: Internal circulation is strictly by private
An exception to this general design
feature is New Manila where the internal streets are
generally open-access, s perimeter is porous bul
each lot is an enclave o itself surrounded by formida-
ble walls,

motor vehicles,

Because of the hiph sense of security felt hy the
residents of these areas they are not keen to introduce
any drastic changes on the character ol their place.
The policy intervention appropriate for these areas
therefore is to preserve their essential character,

Residential subdivisions with characteristics of

mature COHTe
munlties  that
happen Lo e
located inside a
prowth area
cannob  expoct
the same level
of protection./
Additional data
on the identi-
fiedd  blighled
ArEas are given
in Annex 5.1

.2 Blighted
Ar-
eas Flg 25 Blighted Areas Map
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Blighted areas cover almost half of the total land
area of the city and more than half of the population,
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Spread all over the city straddling 116 harangays and
grouped into 20 districls, these areas are predomi
nantly residential, (See Table 6.1}, Most of the housing:
stock is owner-occupied but the owner ocoupiers arg
abwviously not investing enough to maintain the guality
af their structures. Those that invest in the improves
ment of their housing are conspicuous in their own
netghborhood but their number is not big enough o
effect a massive urban redevelopment. |

The collective effect of the seeming neglect hj.Ll
hiomegwners to maintain the quality of their dwellings
i to give the city @ slum look, an unwelcome viswl
inage.

In the face of this predicament the city has limited?
aptions. [t does not have the capability to engage i
massive urban renewal. Urban land readjestment {54
possible alternalive but this urban renewal approach;
thouph soccessful in East Asian countries, has ot
found acceptance i the Philippines. |

Perhaps the city can try on a fimited pilot basis
certain schemes of assistance to owners of blighted
property whe are willing to invest in rehabilitation o
home improvement. Mare detailed data on the identi
fied blighted areas are givenin Anneay 5.2,
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6.3 Transitional Areas

The study area is located at the heart of the City
~oonfined in the second congressional district

The boundary delineation as follows:

Northi: by the northern boundary line of lols

534,767-B-1, 767-C, 586-A, 536-B, 537-B-
3; then going northward to the western
political boundary of Bgy. Sauvo-5ta. Lu-
cia; then going eastward along Tullahan
River

Fig 26 Transitional Areas Map

by eastern boundary line of Bpy. Sauyo;
then going eastward along Republic Ave:
nue up to Luzon Avenue; then southward
along Luzon Avenue

¢ by Congressional Avenue going south-

ward to Pasong Tamo River; then along
Pasong Tamo River up to Visayas Avenue,;
then northward along Visayas Avenue
and going westward along the southern
boundary line of Bey. Tandang Sora up to
Dario Creel:

by Dario Creels going northward up to
Mindanao Avenue; then northward along
Mindanaa Avenue and western houndary
line of By, Sauyo

Table 6.2
___Transitional Areas P
Density | zooT R
Aren [MZ) I Ferson/ | Popula- G_m'-".“’m"':- Popula-
oMaEs Elon | | tion
BT AGT 52 357 | 24050 | 2813 | 2eE7S
2.759,557.80 245 67SA7  LLA4S] 4562 |
4576 06,07 165 X340 3391 | 9L008 .
1507821485 192 F4.863 6.78‘}: a116d
ErE e A e et | : |
(12317,853.04 248,840 | 30340

s The study area has a total land area of 1,231.78
hectares consisting of four (4) barangays: Sta
Lucia, Sauye, Pasong Tamo and Tandang Sora.

# |t has an estimated population of 248,840 based
on the 2007 National Census.

[a] lnventary af Major Resources
= Public/fnstitutionad

= The study area has various community facilities
to deliver basic services at the barangay level,
The presence of four (4) barangay halls located
on their respective barangays
About Tour (4} health centers: Santa Lucia Super
Health Center, Sauwo Health Center, Banlac
Health Center and MJH, Pedro Health Center,

A total of twenty (200 dayeare centers contained
at the study area to provide a specialized pro-
gram or facility that cares for the preschonlers.
The study area has seven (7] public schools:
four {1} primary schaols and three {3) secan-
dary schools evenly distriuted having ane pri-
mary and secondary each barangays, exchuding
Bgy. Pasong Tame having only ene primary
sehool.

- A total of eiphteen (18) private schonls, [ifteen
[15) schowols of primary and secondary and
three (3] schools in tertiary -

- & total of eighteen (18] private schaoels, fifteen
[15]) schools of  primary and secondary and
three (3) schools in tertiary

- Pasong Tamo Public Libeary provides informa-
tion services responsive to the needs of the
COMmunigy.

Presence of Ann Franciz Hospital conveniently
located along GQuirine Highway to give immedi-
ate medical carg and treatment,

- Dther institutional facilities include ten [LO)
catholic churches/chapels and about five (%)
nan-catholic churches,

- Marlous religions fermations @ St Vincent Semi-
nary, Servants of Charity Convent and Oblates of
Mary Convent, Sisters of St Dorothy of Paula
Frassenetti Convent and Alagad ni Maria,

(b) Private development/Investments

- Numerous commercial developments have
emerged within the study area like restau-
rants, supermarkets, drug stores and wet
and dry markets,

- Thriving commercial growth areas: Visayas
-Tandang Sora Avenue and Mindanao-
Tandang Sora Avenue.

(c) Existing Functions

= The study area is bagically residential in
close proximity to each other.

- Major educational institutions: Far Eastern
University-FERN College, St Claire School,
SLoAnthony Academy of QU and St James
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College of (3C are located in the area.

- Presence of several religious congregation
facilities like convents, seminary and for-
mation centers,

- Presence of Himlayang Pilipino Memorial
Park.

{d] Transport Access

e External Access

- Major access points: Regalado Avenue,
Republic Avenue, Luzon Avenue, Tan-
dang Sora Avenue, Congressional Ave-
nue and Mindanao Avenue
Other access roads are secondary and
restricted to subdivision homeowners

only

= Internal Access
City and subdivision roads

e Major Transport Routes
- Mindanao Avenue
- Tandang Sora Avenue
Luzon Avenue
Republic Avenue
Don Julio Gregorio Avenue
- Himlayan Road
- General Avenue
- Visayas Avenue
- Congressional Ave Extn
s Secondary Roads
- Dld Sauyo Road
- Pantabangan Road
- Philand Road
TM. Kalaw Street
- MNarra Avenue
- Jose Abad Santos Street
= L.P. Rizal Streel
s Mode of Transport
- Public utility jeepneys, buses and FX ply
along Tandang Sora, Visayas, General and
Mindanao Avenues
- Tricyele services along secondary and
subdivision roads
- Padicabs run thru inner streets
s Choke Points
- ldentified as choke points during rush
hours are the intersections of Visayas -
Conpressional Avenue, Tandang Sora-
Himlayan Road and Tandang Sora-
Mindano Avenue
(e} Buildable Areas
s Significant sizes of private vacant lots are
found at Pingkian area specifically the area
adjacent to Himlayang Pilipino Memorial
Park
= Vacant lots along Don Julio Gregorio Street

([} Functional Open Spaces
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o About twelve [12) developed parks and
seventy-one [71] undeveloped parks

(g) Landmarks
¢ The study area is home 1o at least Lwo tour-
ist attractions and tourism-oriented facili-
ties: Tandang Sora Shrine and Himlayang

Pilipino
(h) Existing Places of Employment

e Service workers are confined  only at
Visayas-Tandang Sora Avenues and Min-
dano ~Tandang Sora Avenues

(i) Development Constraint
= Narraw and limited access roads leading to
and from the study area
o Incomplete development of Republic Ave-
nue
s Informal settlements in some parts of the
study area

{i) Develepment Potentials and Policy Interventions
e Public utilization of Conpressional Avenue
Extension to lessen the traffic low along
Visayas and Tandang Sora Avenues
» Improved quality of physical environment
and social infrastructure that create a good
image of the city
Quality human  resources harnessed  to
their full potentials
o Provision of more primary roads to en
hance the accessibility of the arca and thus
encourapge properly owners to invest in
improving their property

A& more detailed information on the transi-
tional  areas
are given in
Annex 5.3

Special De-

velopment

Areas

641 Banawe
Street
Special
Eco-
nomic
Grawth
Area

In  the
years  after
Warld War 1L,
the CGity of ———
Manila expanded eastward. As the area next @
Manila, the areas around Banawe, G. Araneta, and

Fig &7 Special Development
Areas Map




Del Monte were places of choice for many of Chi-
nese descent in search of a suburban sites. Then,
these Filipino Chinese residenl businessmen be-
gan to establish small retail stores/shops in the
area’s immediate vicinities, along majar thorough-
fares. The Banawe Street in particular was their
center of trade which developed and became
papular as the "Auto Parts and Accessories Capital
of the Country”, Today, several Fil-Chinese restau-
rants have also sprouted along the site adding on
o the area's growth. Because of the Chinese an-
cestry of many traders and residents in the area
and their invaluable contribution to the ecity's
economy, the site is now being promoted as the
(Quezon City Chinatown pursuant to City Ordi-
nance SP Mo, 1573, 5-2005 declaring Banawe Ave-
nue as Special Economic Growth Area [Banawe
Filipino-Chinese Business District) and City Reso-
lution Mo, SP-3039, 5-2005 seeking to strenpgthen
the economic base thru strong partnership with
the community.

The Banawe Street (Lot deep from E. Rodr-
guer Sr. Avenue to Sgt. Rivera S} s a concrete
paved road with 20 meters road-right-of-way. It
measures approximately 3 kilometers in lepgth
and straddles seven barangays of District [ and 1V,

The project site is classified as Major Com-
mercial zone {C2) in view thal commercial estab-
lishments are concentrated. There are also signifi-
cinl concentration of industries at the northern
portion bordered by Spt. Rivera St and Del Monte
Avenue,

The city povernment in consultation and co-
ordination with the members of its Fil-Chinese
community undertakes the improvement and
beautification of the site.

6.4.2 T. Morato Avenne Speciof Development Zong

The 1.7 kilometer stretch of Tomas Morato
ilot deep from E. Rodrigues Sr. Avenue Lo Scout
Albana) has been developed into a fine dining des-
tination where restaurants cater not only to city
residents but also domestic and international tour-
ists and visitors,

It is located in the 4t district and traverses
six [6) barangavs: namely Kristong Hari, Obrero,
Sacred Heart, Kamuning, Laging Handa and South
Triangle.

To maintain the present character of Tomas
Morato Avenue and be recopnized as the "City's
Restaurant Row”, an Ordinance was enacted to re-

o
TR,

P'ﬂju'l‘. 37

classify the area as Special Development Zone
{Ordinance Mo, SP-505, s-1997), It is povernad by
the General District requirements applicable For
Major Commercial {C2) Zone with additional re-
quirements for parking.

AL present, the improvement of frontage and
sidewalle of the area was developed in uniform
design by the city in consultation and cooperation
with business owners,  Augmentation of traffic
enforcers is being undertaken at site to malnlain
peace and order particularly during night time,
Included also is the re-routing of public vehicles
and use of side street easement or parking area
particularly during pealk hours,

6.4.3 Quezon Institute Heritage Conservation

fu] Location

It is loeated aleng K. Rodriguez Sr, Bled,
bounded on the west by E. Jacinto Street, 1
Block deep of G. Araneta Ave, and on the
sauth by Bayani Strect, Bpy. Dona Imelda,
this city, It covers a vast tract of land consist-
ing of five [5] lots with an aggregate land
area of 184,853 square meters owned by
Philippine Tuberculosis Society, Inc. (PTSI),

(b) Historical Background:

Quezon Institute (Q1] is then the country's
specialty hospital for the treatment and pre-
vention, not only of pulmonary tuberculosis,
but other complicated chest diseases as well,
Considered as one of the oldest hospitals in
the country, Established in 1918 with barely
15 to 20 rows of nipa shacks as their hospital
facilities, these were later converted to
wooden buildings.

The hospital building was designed in
19305 by Arch. Juan Felipe Nakpil, a National
Artist, This was built following a stately and
symmetrical design coneept. A grand avenue
leads to the two-storey main building accen-
tuated by strong Art Deco influences and geo-
metric details; Tt was formally inaugurated on
Aungust 19, 1938 as a 200-bed tertiary pulmo-
nary training hospital. [L became the center
of excellence in the management of lung ail-
ments particularly Tuberculosis hefore the
establishment of the Lung Center of the Phil-
ippines in Dliman,

To date, the PTS] has been managing the
affairs of the institute, Hall of the property is
leased to the Philippine Charity Sweepstakes
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Office (PCS0) for the agency's office and
transacting public,

fe) Zoning Classification

The PTSI property was formerly zoned as
Institutional based on the 2000 Quezon City
Zoning Ordinance. In 2003, when PTS1 lost
support and  assistance fram government
funding agencies, & portion (26,654 50, m.) of
the QI compound was converted per City Or-
dinance SP-918, S-2000 as amended, into a
Major Commercial Zone [C-2]. This is now
occupied by Puregold Supermarket. That por-
tion of the property was transformed into a
performing asset to generate funds to sup-
port the aperation of the charity hospital,

Consequently, in 2004 the entire property
hias been reclassified or rezoned from [nstitu-
tional to a Major Commercial Zone [C-2], the
area being compatible with the existing land
use pattern and zoning within its vicinity,

{d) Existing Condition

The L compound is entirely enclosed
with CHB fence with the following improve-
ments;  2-storey  U-Type building, the mid
portion serves as the Main hospital building
and Administration Office of PTSL The right
wing houses the hospital patient rooms while
the left wing is being occupied by BCSO. A
portion along E. Rodriguez was provided as
parking space for PCSO, An abandoned build-
ing also exists right at the back of the Main
building.

Generally, a large portion (approx., 59,099
san.) of the QI property is considerably va-
cant, covered with srass, plants and big Lrees
like acacia, The west and soutl peripheries of
the compound are encroached upon by
about 937 informal settler families (I5Fs] in
736 structures. There is also one covered
court and a building said to be occupied by
PHILHEALTH,

Within the vicinity of the G compound
are various commercial establishments rang-
ing from 2 Lo 5 storey buildings specifically,
along ERodripues Sr. Blvd, and G. Araneta
Ave., while on the western part are residen-
tial areas of Bey. Dona Aurora and Bgy. San-
tol. A housing project at the south-western
tip of the compound was also noted.

(e} Intervention

+ Preservation of QI Buildings and Pram-
ises

While the Quezon: Institute property
has already bheen reclassilied as Major
Commercial Zone(C-2), it has a potential
for a Mixed-Tse Development with Heri-
tage Conservation Component to restore
and preserve the existing buildings and
premises together with residential and a
mixture ol retail and wholesale trade,

Herftage conservation enhances pro-
gress and modernization, from urban revi-
talization and community housing, to the
revival of traditional crafts and the stimu-
lation of entreprencurial activides, [t
awakens cultural and historical aware-
ness, which often enhances tourism.

The transformation of these buildings
into a heritage site would require close
collaboration with appropriate agencies
such as the National Historical Institute
the Queron City Government and the PTSL

6.4.4 Payatas Special Development Avea

(a) Description of the Area

The study area is strategically located. [tis
within the city's Morth-Eastern periphery
along the boundary of Rodrigues and San
Mateo. It has a total land area of 915.83 hec-
tares covering the Barangay Payatas and
Barangay Bagong Silangan excluding the lot
decp boundary along Batasan Road, [t has
numerous developed subdivisions like Filin-
vest [I, Fil Helghts Spring Country Homes,
Filinvest Homes 11, Mountain View Subdivis
gion, Violago Homes Batasan and Violago
Park Homes, It has an estimated population
of 222,083 based on the population projec-
tion of the National Statistics Office [See ai-
nex b4

{i) Outstanding/Uinique Features {Landmark]

Once one of the largest open dumps in the
Philippines, Payatas is now a shining example:
of sustainable waste management and favor-
ite learning area for environmentalist and
students. It is the first open dump te be con:
verted into a controlled disposal Rclits
Moreover, it also pioneered the extraction
and future commercial utilization of methang
gas, As @ result, a 100-kW pilot methane
power plant has been built and became the
first registered Clean Development Mecha-




nism project under the Kyoto Protocol in
solid waste management in the Philippines
and Southeast Asia,

The availability of undeveloped land is
S attracting  interest among  private seclor
- groups such as businessmen and real estate
developers Lo participate in the development
of Payatas, The possibility is apen to utilize
the innevative land development schemes
- such as Land Readjustment, Joint Venture
and Land Swapping, ete,

The Gen, Licerio Geronimo Park  for-
-merly Gen. Henry W, Lawton Park memorial-
[zes the remarkable heroic act of Gen.

~ Geronimo during the battle of San

Mateo on December 19, 1899 where he
killed Gen. Henry W, Lawton and 13 Ameri-
can afficers.

{c] Present Functions
» Solid Waste Disposal

The Payatas Dumpsite is situated in
the Morthern part of the area some 3
kilometers from Commonwealth  via
Litex Road, It occupies move than 13
hectares of entirely private properties.
An estimated 2,000 cubic meters (924
tons) of garbage is being dumped in
Payatas daily by the residents of Quezon
City.

o Residential Subdivision

The big portion of the area has been
developed into residential subdivision
like Don Carlos Heights, Manila Rem-
nants, Dofia Micasia, Empire Subdivi-
sion, Capitel Homes [, Amlac Ville
Subd., Violago Homes Parkwood Subd.,
Madrigal Subd., Manahan Subd,, Filin-
vest I, Mountain View and Villa Gracia
Homes.

¢ Socialized Housing Project

The presence of about ffty (50) Com-
munity Mortgage Frogram (CMP) sites
in  Barangays Pavatas and Bagong Si-
langan contributed to the development
of Payatas area that utilizes an innova-
tive system  of mortgage financing
whereby beneficiaries, through the con-
cept of community ownership, may ac-
quire a privately-owned undivided tract
of land. Financing through the CMP is

2

intended primarily to assist residents of
blighted or depressed areas or the ur-
ban poor,

(d) Remarkable Constraints And  Develop-
ment Potentials

= Polentials

- The availability of vast tract of land
ta implement housing projects un-
der RA 7279 or UDHA and its vari-
ous community facilities,

- The existence of various govern-
ment and non-government organi-
zations providing. services to the
area and the community-based or-
ganizations Lo be tapped in the de-
velopment efforts,

¢ Constraints

- There is lack of conrdination amang
cencerned groups and agencies re-
sulting in overlapping and concen-
tration of services in some areas
and inadequacy or wotal lack in
other area.

- The adverse claims on the owner-
ship of certain pareels of land con-
tribute  to uncontrolled entry of
migrants and spread of unplanned
communities, the lack of road rights
-of-way to access inner areas facili-
tate local circulation and regional
network integration, and difficulty
of entry of utility services like elec-
tricity and water supply,

- The existence of several people's
organizationg results in conflicts in
representing the community,

{e) Functions to be Retained or Strength-
eneed

The solid waste management system
that resulted in an improved environment is
also expected to have a 200-kilowatt power
generating capacity fueled by methane emit-
ted from the decomposing waste from the
site. The project will save fuel cost since
methane is taken for free. [t will electrify the
city’s waste dump operation while excess
power will be seld to the power grid, Some
of its many benefits include contributing o
green house gas reduction hy capturing
methane, reducing and eliminating fire and
explosion hazards, improving slope stahility,
thus reducing trash slide improving com-
paction of the dumpsite due to the removal
of biogas and improving local air, water and
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soil quality.

{fl New Initiotives

There are initiatives from government
amnd non-government agencies. The Depart-
ment of Science and Technology has begun
to pilot test & project to convert residual
plastic into bricks. Likewise, the Holcim Ce-
ment discovered to reduce the volume of
garbage by utilizing used tires dumped at
the disposal facility as an alternative fuel in
the production of cement, the project known
as Used Tire Retrieval.

{a) Policy Interventions

s Road-link to cross Marikina River

s Need to regulate the pace and inten-
sity of development because the area
is still utilized as active waste dis-
posal site. Even after closure the use
must be limited to temporary activi-
ties until the gas deposit is thoroughly
extracted. BE

Chapter 7
THE GREEN LUNG NETWORK

Open space or the unbuilt environment, especially
when put under vegetative cover performs a vital func-
tion as life support system in any human settiement.
Among other things, it supplies fresh air, fresh water,
fresh food and digests the water generated in the built
environment. Bécause of this vital function open space
is treated in this CLUP as legitimate land use to be pre-
served and protected in order Lo maintain a proper
balance between the built and the unbuilt environ-
ment.

This chapter is devoted to the identification and
protection of the biggest expanse of apen space that
zerves as the “green lung” not only for the city but also
for the entire metropolis and beyond.

7.1 The Green Lung of the Metropolis

Quezon City is endowed with the most extensive
expanse of open space and greenery in Metro Manila,
[n relative terms open space takes up about one-fifth ol
the total land area of the city. Considering that the city
accounts for one-fourth of the metropolitan land area
its share of open space even in absolute heclarage is
unmatched hy any other city. The inventory consists of
major and special parks that are themselves unique in
terms of size, features, and even bindiversity; historical
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parks and shrines; community and neighborhood
parks; green pockets and strips: and street parks. It
also includes reserves and potential areas adding to
the City's expansive network of open spaces lile insti-
tutional grounds (UP, Ateneo de Manila University,
Miriam College, Congress, and the like), golf courses,
corridors or right-of-ways and river easemernts.

7.1.1 Major and Special Parks

[a] Quezon Memorial Civele, the Remaining
Core of the "Garden City”

Quezon City was envisioned to be a

Fig Z2it 1949 Capital City Master I'la

Fig 24: 1941 Frost Plan

"Garden City" in both the Frost Plan of 194
and the Master Plan for the Capital Gty
1949, In the plan prepared by A D Will
and Harry T. Frost before the war, parks
greens were recommended to be provi
all over the City. It reflected a massive, oS



tiguous green area emanating from the ra-
tunda [Quezon Memorial Cirde), sprawling
eastward to embrace the UP Campus, a huge
Watural Park in the vicinity of what is now
the Balara Filters Complex and extending
northeast-ward to the proposed Philippine
Military grounds. Extensive preenbelts were
proposed on the east bordering Marikina
River and alang the other rivers. There were
also provisions lor recreational and institu-
tional greens scattered in many parts of Qu-
ezon Lity,

The 1949 Master Plan for the Capital
City retained the Garden City concept It
contained generous provisions for parks
and greenbelts all over the City, allocated
land for ample parks and greenbelts for fu-
ture unforeseeable and unanticipated uses.
The Plan prescribed the establishment of
sufficient parks and recreational areasin the
lollowing areas;

s A Central Park of about 400 hectares in
the Diliman Quadrangle, one-half for a
Park and Botanical Garden including a
Zoological Garden and the other half for
a polf course and a stadiuny;

= A North Park consisting of 80 has. in the
northern section of the city and anather
80 hectares in the south portion;

*  Parks and greenbelts along rivers and
creeks;

= A system of playgrounds in  the
neighborhood units; and

«  Aminimum of one athletic field in addi-
tion to those in the playgrounds of pub-
lic schools for each neighborhood unit
and a bigger one proposed for each dis-
trict of the city,

The physical structure of Quezon City indi-
cates early adherence to the Master Plan like
the establishment of the Diliman Quadrangle
(East, South, West and North Triangles) with
the biggest rotunda at its northesstern corner
and from where roads emanate like the rays of
the sum. The Central Park was never realized as
several proclamations and orders were issued
and rescinded transferring the Park's admini-
stration from ene government agenecy to an-
other and altering its size many times. As the
1969 study of the Philippine Institute of Archi-
tects’ Special Committee on the Memorial Park
noted, “it appears that the hehavioral basis of
decisions in proclaiming and rescinding the

orders were not governed by any broad aware-
ness of the benefits and consequences that a
park er open space can give to an urhan popu-
lation. There is a very likelihood that the orders
reducing the size of the Quezon Memorial Park
were based on an over-optimistic sense that
large portions of Quezon City are sull undevel-
aped and that the need for a park is not urgent
asisrequired.

The 25-hectare Quezon: Memorial Circle
(QMC) together with the Ninoy Aquing Parks
and Wildlife Center and a mini-lorest located
between the Central Bank and the Lung Center
serves as the remnant of the Central Park af
yore. For all intents and purposes, it is the core
and unifying element of the city's open space
network system not only because of its histori-
cal importance but also  because of its strategic
location and high visibility,

The QMC taday is perhaps the most visited
parkin the city, It attracts people from all walles
of life, young and old alike. [ts components and
amenities include the following:

*  Quezon Memorial Monument {Pylon) and
shrine - the central element of QMC and
the reference point for all development
programs, projects and activities

= Meditative area

o Parks, plavgeound and other recreational
areas

= Venue for secial interaction, socio-cultural
exchange, celebrations and other public
patherings

= Venue for facilities for arts and culture and
historical heritage promotion

 [Environment protection showcase area
Economic enterprise area
A city museum which will soon be con-
structed

(b) Minoy Aquino Parks and Wildlife

The Ninoy Aquino Parks and Wildlife Cen-
ter (NAPWL] is the only zoological and botani-
cal garden with an area of 19.29 ha. located at
the southwest of the Quezon Memorial Circle,
According a 2009 report of the NAPWC, it
housed at that time some 38 species of trees
and shrubs which are represented by 2,443
trees commonly found in Philippine forests. It
alse kept various species of endemic and en-
dangered birds, mammals, reptiles and am-
phibians in the open-air Mini-zoo and Wildlife
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Rescue Center. It also serves as a wvenue for
public education, as a kraining and research
facility for future veterinarians and blologists,
and as a source of wildlife stock for local 7oos
and DENR-accredited facilities for their public
education, breeding, and other conservation-
oriented undertakings. Other amenities include
cottages available for conferences, meetings,

Table 7.1 ¢ Visitor Traffic and Income Generation

; Ninoy Aquino Parks & Wildlife Center |
| Year e utvisitors: || ueoné feneraead (7). |
!-.:g?ﬂf.‘. _ 349m10 3,103,735 |
| 2007 347359 | 3126201
| 2008 I s i el
| Toual 1,105,118 10,324,615.20

seminars, ete. and children's playground, visi-
tor's center, 2 man-made lagoon for fishing, a
rock garden and a craft village.

{c] LaMesa Watershed

The La Mesa Watershed is the last remain-
ing forest of its size in Metro Manila, With an
arca of about 2,500 hectares, it was declared as
Watershed Reservation with the issuance
Presidential Proclamation Mo, 1336 on 25 July
2007, Previously, the La Mesa Watershed was
under the jurisdiction of the Metropolitan Ma-
nita Waterworks and Sewerage System [MWS5])
from 1971 hy virtue of Republic Act No. 6234
until 2007, By virtue of Presidential Proclama-
tion Mo, 1336, the Watershed is now under the
joint administrative jurisdiction, supervision
and control of the MWSS and the Department of
Enviromment and Natural Resources (DENR).

The watershed is composed of a variety of
ecosystems and s habitat to more than 170
species of Philippine flora and fauna that are
categorized as either abundant, endemic or
indipenous and critically endangered, endan-
gered or wvulnerable. The species diversity for
flora is favorably diverse while trees or forest
hiomass is of normal diversity that is compara:
ble with that of the Taal Mountain Range-
Laurel area. The avian species diversity is rela-
tively moderate.

In view of the worsening state of the envi-
ronment in Metro Manila and the degradation
of the Watershed, the ABS-CEN Foundation, Inc,
launched "Bantay Kalikasan® [MNature Watch)
which aimed at revitalizing the 2500 ha.
largely denuded La Mesa Watershed. 1t also

sought to promote and sustain the La Mesaas a
watershed of immense resource and educa-
tional value. To date, 72 endemic Philippine
tree species have been planted by a toral of
20,000 volunteers in 1,344 ha, of the water-
shed.

One of the major attractions in the area is
the 30-Hectare La Mesa Ecopark Resort, a joinl
effort of the ABS-CBN Foundation with the
MWSS and the City Government. It has com-
bined a natural recreational refuge with educa-
tional purposes of an outdoor classroom envi-
sioned to bring the people back to La Mesa as it
did In the obd days. Amenities include the Or-
chidarium, Butterfly Garden, Hanging Bridge,
Pienicarea and Eco-trails.

[d) Community and Neighborhood Parks

Most accessible to the residents are the
community and neighborhood parks which
were largely subdivision open spaces intended
for park functions turned over to the City Gov-
ernment by subdivision developers or owners
in compliance with the requirement of the Sub-
division Law.

A community park is characterized by the
Parks Development and Administration De 3
partment as having the size enough to accom- |
modate residents of the community and adjoin- 1
ing barangays with the following features:

e 30-404% planted with trees, grass and ornis
mental plants

= Concrete walkways, benches, picnic tables
Standard multipurpose hall {6x%m)
1-2 standard concrete court pavement
apen or covered with lighting facilities :
Park lamps, perimeter lights
Standard comfort rooms, garbage hins

= Standard concrete stage

s Integrated plan system with sand bedding
and CHE enclosure

* Standard entrance arch

* Provision for ramps

A neighborhood park is a small, single
purpose park, usually 0.48 ha. or less, used pris
marily for passive recreation, having the fok
lowring:

o 10-20%green
o 2-3 Individual playground equipment
s 4G Concrete bench



¢ Parklamps

The QU Parks Dewvelopment and Admini-
stration Department (PDAD] reported that 231

Table 725
Developed Parks by Type and District, Quezan City: 2008
. T

s e _..B'.-m"'kg"j‘.-'._.'

FRE Dist Dist 1 pistenr T Total

', I il sah Eemsna 0 2 e
CommunityPark | 20 145 33 24 231
MeighborhoodPark | 13 | 10 | & | 3 | 32
MajorfSpecialPask. | - | 1 | 1 | & | B |
Historieal Park 0 i 2 .
Street Park B A il AN
{Ent] L. 145|160 | 44 | 37 | 286

community parks and 32 neighborhood parks
are either developed or partially-developed,
District [I has the most number of these parks,
[See Talile 7.2)

The PDAD report also indicates 285 parks
of various sizes and locations that remain unde-
veloped for such reasons as  they are en-
croached upon by structures mostly of informal
settlers, they are yet to be donated to the City
Government, and the like.

(e) Historical Parks

The known historical parks of Quezon City
are the Pugad Lawin Shrine, Tandang Sora
Shrine, A, Bonifacio Monument, Gen. Geronimo
Monument, Bantayeg ng mga Bayani, and the
Feople's Power Maonument,

(f} ParkStrips along Rivers and Creeks

The City's land surface is crisscrossed by an
extensive network of rivers and creeks. These
linear water bodies have an estimated total
length of 191 kilometers. The recovery and
development of at least 3-meter strip on both
sides is expected to generate at least 114 hec-
tares of parks.

[g] Linear Parks

Linear parlks of regional importance in-
clude sasements of power transmission lines,
eenter istands and tree-lined boulevards and
“sidewalks. The Botocan Transmission line has
an area of almost 35 ha. while the Balintawal:
- Transmission line has an area of more than 23
L for a total of 58 ha The agueducts have a
fal area of around 65 ha: A potential area

it will provide additional green is the non-
huildable 5-m easement on both sides of the

faultine running along the eastern border of
Queron City.

[h] Institutional Grounds

Quezon City is host to huge university cam-
puses such as those of the UP Diliman, Ateneo
e Manila and Miriam College and recreational
greens of major institutions such as Camp Agui-
nalde, Camp Crame, Veterans Memorial Medi-
cal Center and the privately-owned Capitol
Hills Golf and Country Club and the QU Sports
Club, Thege patches of preemery in a vast me-
tropolis provide a breathing space for the bur-
geoning population. They also provide refupe
to various wildlife that maintain a normal level
of biological diversity despite the constant
threat of creeping urbanization.

7.2 Integrated Open Space System

Maintaining the role of the Green Lung of the
Metropolis means more than accounting for the
largest share of preenery to total land area. It also
means seeing to it that the parks and open spaces
are really functional In that they are heing vsed and
patronized by the people for recreation and other
social activities and Inter-action.

The City should seek a meaningful system of
pubilic spaces consisting of a complementary set of
parks and open spaces that satisfy the broadest
range of community intérests and needs. It is im-
portant to look at the relationships and connections
of the different parks and open spaces and consider
how they can serve certain needs at certain levels of
the community. Meighborhood parks and school
grounds, for example, can provide children the eas-
ily reached space for play. QMC and Ninoy Aguine
Parks and Wildlife Center are the places to go to if
families prefer to have a picnic, longer walking, or
the more physical aerobics; watch programs or
shows, take a park ride; or meet other people. The
La Mesa Eco Park is the destination for maore seri-
ous nature-communing, swimming, and other ad-
ventures. On weekends, peaple can join throngs of
jogeers, bikers and frolickers at the academic oval
of UP in Diliman,

There are still areas in the city that do not have
any park within the residents’ walking or very short
cominuting distance, More open spaces will have Lo
be developed to fill in this gap; but more than
enfarging the capacity of the system, it is essential
1o link the different parts of the system in order for
them to work better lowards improving the quality
of life in the city. Major and community or
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neighborhond parks should be linked together and
connected Lo activity centers like places of resi-
dence, schools and employment centers. In this
sense, the Green Lung Metwark is comprised of dif-
ferent categories of parks and open spaces that are
interdependent and are functionally linked by well-
kept and landscaped roads, linear greenbelts and
park strips. High priority will be given to protecting
lands that can physically and functionally link open
spaces. These lands consist of river easements, ag-
veducts, transmission lines, fault lines, and roads.

The vast La Mesa Watershed will be linked to
the QMG at the heart of the city by the green-lined
Commonwealth Avenue, agueducts, and rivers. The
streets surrounding and radiating from QMC will be
preened and made walkable, and interconnected by
underpasses and overpasses, creating a continuuim
of connection to the other parks and the rest of the
city. A grand promenade linking the green grounds
of UP with QMC and the planned Central Business
Distriet is an interesting feature of the Green Lung
MNetwork, Community and neighborhood parks will
be linked to
schools and
residences
by  pedes-
Eri=g -
Friendly
sidewalks
and passes,
The major
thorough-
fares along
with  their
green center
islands  and
sidewalks
and  devel-
oped  park
strips along
rivers and
creeks  and
making right-of-ways of agueducts and power
transmissions lines and easements of the fault lines
will complete the chain linking all the open spaces
and parks in the city, (See Fig. 20.).

Fig A% Green Lung Network

Chapter 8
THE PROPOSED CIRCULATION NETWORK

The circulation network, existing and pro-
posed, constitutes a very vital component of the
CLUP. Roads are the essential life-line for existing
communities and economic activities. But more
importantly, from the point of view of this CLUP,

roads (and for that matter, railway lines) are used
to shape future development because  wherever
roads are built private investments will follow
sponer or later,

T ensure maximum accessibility for every part
of the city, there are five (5) circulation networks
estabiished in this Plan:

1 External ingressand egress

2. City-wide circulation network

3. Inter-growth center links

4. Linkage hetween growth centers and the non-
growth areas

Circulation within each growth center

A

The succeeding sections will analyze each of
these networks and where appropriate propose
measures to improve their functionality.

8.1 Ingressand Egress

Access to and from Quezon City to the rest of
Metro Manila and its environs is possible by means
of several existing major public thoroughfares and
light rail transport systems, These include:

(a) EDSA = the short name for Epifanio delos
Santos Avenue, a 50 meter wide divided highway
with 5 lanes each divection linking the City to the
neighboring cities of Caloocan, Valenzuela, Malabon
and MNavotas at the west and to the cities of Pasig,
Mandaluyong, Makati and Pasay at the south, The
international and domestic airports in Pasay City
are also accessed via EDSA. EDSA s also known as
Circumferential Road 4 (C-4) of Metro Manila. Pub:
lic buses plhy EDSA destined to as far as Alabang in
Muntinlupa City at the south, Malabon at the west
and Fairview at the north.Provincial buses to north
and south Luzon provinces alse have terminals
along EDSA. The Metro Rail Transit Line 1 is shar-
ing this west-to-south route from Caloocan City to
Pasay Cily thus greatly complementing the capacite |
of this route, Being the main entry-exit point of the
Marth Luzon Expressway, EDSA can also be consid:
ered as the primary gateway not only of Quezon
City but of Metro Manila to northern Luzon.

(b} General Luis Avenue — a 15 meter wide, 2
way, 2 lane road at the northwest ol the City pro:
viding additional access route to Caloocan City and ’
Valenzuela City. This road also has access to the,
Morth Luzon Expressway which s an important fink
Lo the apricultural regions in northern Luzon, How:
ever, this link towsrds the northwest 5 considerdd
wealk being only a 2-lane road, the only main road




serving this part of the region and is even further
congested by cargo trucks and public utility jeep-
geys regularly plying this route which passes
through industrial zones and dense residential
communities. Widening this road to at least a 4 lane
road woulld greatly ease access in this northwest
district of the City.

(¢} Tandang Sora Avenue - another road link
at the mid north of the City to Caloocan City and
Valenzuela City is this 12 meter wide, 2 way, 2 lane
road, Like General Luis Avenue, this route is also
considered a wealk link due to its narrowness and
congested load as it passes through dense residen-
tial areas. The road is also a truck route, It crosses
the expressway but has no entry or exit thereto,

(d) Mindanao Avenue - this 38 meter wide
double carrisge way road was recently inter
connected 1o the North Luzon Expressway via the
Circumferential Road 5 (C-51 to become another
important access to north Luzon regions and also as
anew link to Valenzuela City.

le] Araneta Avenue and Sgt. Rivera Avenue -
arg 38 meter wide major roads which form part of
Circumferential Road 3 (C-3) at the southwest por-
tien of the City that serve as access towards Caloo-
can Citv and Manita City and, on the other end,
south to San Juan City.

{f] Bonifacio Avenue - a 20} meter wide 6 lane
divided road along the western boundary of the
Gty that leads to the sea ports in Manila City. In the
Metropalitan perspective, this is part of Radial Road
o [H-8],

[} Quezon Avenue - a divided road with vary-
ing width of 40 and 60 meters, 3 to 5 lanes each
direction is the main link of the City to Manila City
at the south. This road is part of Radial Road 7. Ex-
tending northwards through the Elliptical Road,
Radial Road 7 connects to the 98 meter wide Com-
manwealth Avenue which tapers off to 38 meters as
itenters Fairview,

th} Aurora Boulevard - as part of Radial Road
6, this 4 to & lane avenue with varying width of 15
to 40 meters also serves as access to the City's
southern neighbors: the Cities of Manila, San Juan
and Mandaluyong as well as to Mariking City on the
east and further to Antpolo City and the other mu-
nicipalities of Rizal Province via Marcos Highway.
The Light Rail Transit Line 2 uses this south-to-east
corridor thereby increasing passenger transport
capacity of this road link.

(i} Circumferential Road 5 (C-5) - 4 38 meter
wide, 6 lane divided road is another major road link

of the City to the south towards the cities of Pasig,
and Taguig, Pateros and down to Paranague City.
This road also serves as major access of the City to
the South Luzon Expressway (SLEX) leading to agri-
cultural regions in southern Luzon,

{i] Batasan-San Mateo Road - a 20 meter wide,
2 way, 4 lane road linking the City to the Municipal-
ity of San Mateo, Province of Rizal to the east across
Marikina River and to the Municipality of Rodriguesz
[formerly Montalban] as well 45 to the City of Ma-
rikina, Additional acéess route between Batasan-
San Mateo Road and Aurora Boulevard which are
about § kilometers apart, would improve further
access o the City's eastern border,

{k) Payatas Road - a 15 meter wide, 2 way, 4
lane road at the northeast of the City bordering the
La Mesa Réservoir links the City to the Municipality
of Rodriguez in Rizal Province, This portion of the
City also needs additional access preferably be-
tween Payatas Hoad and the Batasan-San Mateo
Road which are also abour 5 kilometers apart,

(1] Quirino Highway - a 20 meter wide, 4 lane
road connecting the City to the northern parts of
the region, namely Caloocan City and San [ose del
Monte City in Bulacan Province, The proposed
Metro Rail Transit Line 7 will use this route from
EDSA wia North Avenue and Commonwealth Ave-
nue all the way to San Jose del Monte City in the
Province of Bulacan.

(m] Camarin Road - a 20 meter wide, 4 lane
road branching out from Quiring Highway that pro-
vides another access Mrom Caloocan City to the
north.

(n) North Luzon Expressway [NLEX) - a 440
meter wide, divided highway, 4 lane per direction
connecting the City to the agricultural regions of
northern Luzon and also to the Clark International
Airport in Pampanga and to the air and sea ports at
Suhic Bay in Bataan. With access junctions at ©-5
and General Luis Averniue, NLEX is also a preferred
raute used by those from the Cities of Valenzuela
and Caloocan,

8.2 City-Wide Circulation Network

For city and area-wide circulation, these pri-
mary roads are further extended inwards of the
City and spread out by several secondary and cal-
lector roads of the local road network. There are
158 Kilometers of identified primary roads in the
City for a density of 1.67 kms per 100 hectares
which is still below the ideal density of 2 kilome-
lers per 100 hectares. For secondary roads and al-
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ternate routes, the road-to-area density is 1,49 kms
per 100 hectares which is also below ideal.

Notably deficient in primary roads provision
is the north central part of the City within District 11
where the density is only 0.94 kms per hectare.
While the areas along Commonwealth Avenue and
Quiring Highway can be considered as having good
accessibility, most of those in the inner sites are
hardly accessible, This area of about 1,000 hectares
is: characterized by small willages with uncoordi-
nated road lay-outs that make access constricted
and circuitous. The 6 to 8 meter wide Sauyo Road
can hardly accommodate large traffic volumes in
this area, a condition made worse by tricycles ply-
ing this road as the only means of public transport.
Also in the same condition is Banlat Road at the
south poertion of this area which is only 6 to 8 me-
ters wide and a tricyele serviced road.

The proposed 98 meter wide Republic Avenue
which is part of the C-5 Read and supposed to serve
this part of the district in west-east direction re-
mains undeveloped. Also much awaited is the pro-
posed extension of the 38 meter wide Visayas Ave-
nue that would cut north-south through this district
which could spur preper development in this part
of the Ciky,

Another part where accessibility is difficult is
the Payatas - Bagong Silangan area at the north-
east part of the City. About 500 hectares of land in
this part of the city is land-locked much of it is now
occupied by informal settlers. While regular subdi-
vision roads are being developed in this area, these
roads are usually for the exclusive use of homeown-
ers of these subdivisions. The construction of a
new primary road from [BP Road eastwards to Rod-
riguez Rizal and the proposed Katipunan Avenue
extension northwards from Pansol to Payatas will
address this problem of access and circulation in
the area.

Also with deficits in primary roads provision
is District Ll where the computed ratio is only 0.97
kilometer per 100 hectares. This lack is mainly at
the Pansol - Matandang Balara area. However with
the on-going construction of the 38 meter wide C-5
Road segment via Katipunan Avenue in Balara, ac-
cessibility is expected to improve,

Circulation and access are also a problem in
the Balintawak area due to insufficlency in secon-
dary roads, Balingasa Road [6 meters wide), Ka-
ingin Road [6 meters wide), Apolonio Samson Road
{10 meters wide) serve the area south of EDSA

Howmart Road (3 to 6 meters wide) and Oliveros
Drive (8 meters wide) are both dead-end roads
north of EDSA. Further north is Mendes Road (6 1o
8 meters wide) traversing from Quirino Highway on
the west to Shorthorn Street to the east This poor
accessibility due to narvow main roads in the area
is seen as the main reason for the physical deterio-
ration, stagnant development and growing blight in
this otherwise prime urban area. At present, large
tracts of land which used to be industrial plants are
now underutilized if not ahandoned due to access
difficulties.

There is need to widen Balingasa Road and
Howmart Road to improve access and construct
new access roads to open it up for new urban func-
tinns,

8.3 Links Between Growth Centers

The City's traditional and emerging growth
centers are located aleng and inter-linked by the
existing major thoroughfares,

{a) Balintawak, the Triangle CBD and Cu-
bao Link - EDSA serves as the inter connector
road between these growth nodes. Together
with the light rail system and buses on EDSA,
this link between the said three growth cen-
ters is considerably strong.

(b) Triangle CBD, Batasan and North Fair-
view Link - Commonwealth Avenue runs be
tween the Triangle CBD and Batasan while
further north to North Fairview and Lagro is
Regalado Avenue which branches out from
Commonwealth Ave. This link is being served
by public utility vans and jeepneys and will |
soon be supplemented by the proposed light.
rail transit Line 7.

{c] North Fairview and Novaliches Link -
Quirine Highway, meanwhile connects Lagro
and Novaliches. Public utility vans, joepneys
and buses ply this route.

{d) Novaliches, Balintawak and Triangle
CBD Link - Quirino Highway also links No-
valiches to Balintawak or to the Triangle CBIDY
via Mindanao Avenue. These roules are alsg
served by public utility vans, jeepneys and:
huises,

i
ie) Libis, Cubao Triangle CBD and Batasan
Link - As for the Libis area, it is connected to
Cubao, to the Triangle CBI) and to Batasan by
Circumferential Road 5 [E. Rodrguez [r. Ave-




nue and Katipunan Avenue) which crosses
Aurora Boulevard (leading to Cubao) and
Commonwealth Avenue (leading to the Trian-
gle CBI} and Batasan). Public utility vans and
jeepneys serve the Libis - Cubao route via
Murphy and Project 4 areas. There is no direct
service for public commute from Libis to the
Triangle CBD ar to Batasan.

#.4 Linkage Between Growth Centers And Non
-Growth Areas

By the number of shops and the array of

goods, variety of services offered, the Ninctons
available and their strategic location, the Cit's
growth centers cater not only to the immediate
cammuities. but also to the regional population.
[See Fig. 371)

The area of influence of a commercial center is
determined by the following factors:

[a) Ease of Access.

While proximity is the first consideration,
the availability of public transport coupled
with the lesser number of ride transfoers ex-
tends further its influence zone. Should the
center be in a popular commuter transfer
point, volume of potential customers will even
be higher.

Traffic condition along routes leading o
Lhe area is also an important part in attracting
customers, For peaple with particular needs in
going to the center, their cholce of place would
be alfected by the lesser trip time they have to
make, whether by car or public convevance.
Here, a center with traffic prone route will less
likely be the choice,

For car riding customers, the availability of
parking space is added in making a choice.
Being more flexible as to which center they
waould go, such customers would prefer those
where parking is ample and less eoncern is
given about distance,

(b} Variety of Goods and Services Available

Most customers usually would go to a con-
ter not for a singular purpose of buying a
product or availing of a service that could oth-
erwise he availed of somewhere else nearer.
The wider array of goods to chonse from, the
mare kinds services offered and recreational
facilities available the more attzactive a center
is lo customers,

[c] Presence of Competition

As a function of distance, the existence of 3
competing establishment draws the limits of a
center's catchment area,

= Cubao - located at the crossing of EDSA and
Aurora Boulevard which is a popular com-
muter modal transfer point Cuban startod,
evolved and grew as a retail, service and
recreational hub serving even the residents
of eastern cities of Marikina, Pasig, Cainta
and Antipele. lts market began to shrink
only when new commercial eenters opened
in those cities (like Sta. Lucia in Cainta and
SMin Marikina), alternative routes to those
places became available (such as C-5) and
lately when commuters to/from Manila can
travel directly to Marilina via LRT 2 with-
out need to transfer ride at Cubao. The
opening of Greenhills Shopping Center also
decreased the influence area of Cubao.

Cubao is the most convenient destination
for shopping. dining and recreation to the
residents of Kamuning, Laping Handa, Pin-
vahan, Sikatuna, the districts of Quirine,
Project 4 and Murphy and nearby parts of
MNew Manila,



The presence of provincial bus terminals in
Cuban, along EDSA and inside Araneta Cen-
ter, is another distinctive feature of the
Area.

As for its immediate service area, access to
Cubao is convenient mostly by taking jeep-
neys passing through if not terminating in
the area.

« Balintgwgk - this commercial zone is a

known depot for agricultural produce
(vegetables, fruits, meat and pouliry] from
northern Luzon provinces. The North Lu-
#zon Expressway which has its main entry-
exit point here where A. Bonifacio Avenue
going to Manila, Quirino Highway going Lo
Movaliches and EDSA going to west and
cast of Metro Manila converge, were the
factors for Balintawak to prosper in this
type of commercial activity, Nearby com-
munities, meanwhile, are linked to
Balintawak through jeepncys and buses
along EDSA, A. Bonifacio Avenue and Quir-
ine Highway and tricyeles plying the local
routes. MRT Line 1 Extension along EDSA
will  soon  operate and  would  impact
Balintawak not only in terms of increased
volume of customers but also a challenge for
redevelopment In response to prospects af
prafitability this increased market poten-
tials affer.

Novaliches — one of the [irst commercial
nodes n the City owing to its good location
heing at the crossroads of old public roads,
namely Quirino Highway, General Luis Ave-
nue and Susano Road. The area Is a com-
muter transfer point for residents around
the town and even from neighboring cities
of Yalenzuela, Caloocan and San Jose del
Monte. As such vehicular and pedestrian
traffic volume is usually high. Merchandise
retailing is the main type of business and a
wide variety of personal services can be
avalled of in this area. Buses, jeepneys and
tricycles ply the local routes in and around
Novaliches,

The catchment area of Novaliches is a short
radius covering anly the nearby barangays
and, to some extent, retains those commut-
ers from Valenzuela and Caloocan. This
decrease took into account the existence of
commercial nodes in Deparo Caloocan, SM
Fairview, Robinson's Place and the newly
opened SM in Gulod.

North Foriview and Lagro - the area started
as a local commercial zane at the corner of
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8.5 Circulation Within The Growth Centers
(a)Balimtawal - Access to interior pars

(uirino Highway and the main road of
Lagro community which, again is a com-
muter transfer poinl. Recently with Hobin-
son's then followed by Shoe Mart establish-
ing commercial centers at nearby North
Fairview, the area expanded and intensi-
fied as a retail, personal services and rec-
reational center with clientele from: sur-
rounding communities, Caloocan and as far
as San Jose del Monte. Accessibility in the
area is good given existing grid-type road
network and wide avenues. However, con-
gestion is now becoming lrequent at Lagro
due to increasing population in the said
community and more significantly from
Caloocan and San Jose del Monte whose
only access is Quirino  Highway, The
planned Metre Rail Line 7 passing this area
towards San Jose del Monte will greatly
fncrease customer access to the area.

As a complete shopping, dining and recrea-
tion facility, the market influence of this
center extends south until Batasan area,
Caloocan and San Jose del Monte at the
narth and overlaps the north pares of No-
valiches. Public buses, jeepneys and vans
have terminals in the center and existing
road network makes it easily accessible to
car riding customers especially so that am-
ple parking areas are available.

THaRilE G | Bifsiiess sttt
Knowledge Precince - wide avenues namely

EDSA, North Avenue, Elliptical Road, Com- |
monwealth Avenue, West Avenue, Timog
Avenue, Visayas Avenue and Central Aves
nue serve access in and arcund this growth
center. Secondary reads in the arep are
similarly available and in good condition
However, congestion oecurs in such areas
as Morth Avenue corner Mindanao Avenue,
Commonwealth  Avenue near Ellipticl
Road and Visayas Avenue corner Central
Avenue.

Batasan - Commuonwealth Avenue and [BE
Road sufficiently provide access to thi
emerging growth node, '

Balintawalt is served by several secondar
and collector roads that branch out fron
EDSA, A Bonifacio Avenue and  Quiring
Highway that traverse the perimeters
the area. These access roads have widl



ranging from only 6 to 10 meters, guite
narrow for cargo trucks and vans to pass
through. Worst still, Oliveros Drive (8 me-
ter wide) and Howmart Road [10 meter
wide but only 3 meters at the corner of
ED5SA) which services the area north of
EDSA are dead-end roads making it more
difficult for said industrial vehicles to nego-
tiate. Along Quirino Highway, narrow roads
{nol more than & meter wide) cut inwards
to access properties located at the back, no
farther than 200 meters from Quirino
Highway. This poor access condition in the
area has stunted industrial aperations and
leads Lo deterioration in this more or less
90 hectares of potentially prime urban
area,

Sauth of EDSA, the 10 meter wide A. Sam-
son Road located just a hlock deep and
paraliel to EDSA is more of a back-street
going to the market site and insufficient to
provide access to inner parts of the area.
[eepneys ply this road to-from the market
and Del Monte Avenue at the adjacent
barangay south of Balintawak via Kaingin
Road, also a narrow 10 meter wide main
road. Balingasa Road a 6 meter wide road
at the south fringes of the area is the sole
ingress-egress from A, Bonifacio Avenue
and is insufficient even for the thousands
of residents in the area much less as the
main road of an industrial zone. Tricveles
serve as the anly means of public transport
for the inner areas in Balintawak.

(b} Cubap - Circulation within Cubao is delim-

ited by EDSA which bisects the area into its
west half and east halfl The road links be-
tween these halves are Aurora Blvd at the
mid portion and P. Tuazon Blvd at the
south perimeter, With heavy volume along
these two roads, link between these two
halves is insufficient as manifested by the
perennial traffic at these Intersections with
EDSA. Moreover, additional crossings to
link these halves s made difficult with the
MRT along EDSA such as at New York St
where the wviaduct was constructed on-
grade that crossing EDSA could only be
feasible either by fly-over or underpass but
since New York Street is only 10 meters
wide neither crossing structure is practical
Lo construct.

Inner circulation in the west half and east
half of Cubao area is provided by local sec-

ondary and tertiary roads of about 10 me-
ters wide whose regular prid pattern
makes it effective enough ro disperse traftic
and aveid prid-lock. Tricycles ply the inner
areas of Cubao except inside Araneta Cen-
ter.

[¢)Triangle CBD and Knov Precinet -

Comprised of large blocks of distinet devel-
opments, each with existing road network
for internal circulation, mobility within the
area is generally good. As for the 200 hee-
tare Morth and East Triangles, plans for the
proposed CED include the development of
its local road networlk for efficient district
wide circulation:

However, improvements to address traffic
congestion in some parts of the area are
still necessary. Katipunan Avenue fronting
Ateneg, Commonwealth Avenue at the vi-
cinity of Phileoa, West Avenue merging
EDSA, North Avenue towards Mindanao
Avenue are known traffic bottlenecks.

(d)Batasan-NGC — Commercial activities in the

area are concentrated along Common-
wealth Avenue particularly at the junctions
of IBP Road which are commuter transfer
points. The area inside this loop is a
densely populated low-cost housing com-
munity of about 70 hectares served only by
6 meters wide main access roads and ex-
tended inwards by even narrower alleys
and footpaths, Tricycles are the only means
of public transport inside the area.

Fig 320 Proposed Circulation Network
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(&) Movaliches — Lagro - As an old town plaza, Turlsle 2.7 : Land use Policy Areas
roads in Novaliches area are mostly nar- and Corresponding Land Use Types, Quizon Cily
row, only 5 to 6 meters wide, Only Quirino B e Specific Land lse Types
Highway which has a width of 20 meter Beitlen Residential : T e
carries much of traffic load in Novaliches. Ll
General Luis which is also 20 meter wide 5
has a narrow 6 meters opening at its junc- reefitiationa] - .
tion with Quirino Highway that it was des- Nativaal/legional
ignated a one-way street at said portion ;’:ﬁmw
Susano Road which proceeds northwards riately svwned far Pulilic Use
to Caloocan City is also quite narrow and oo e
easily gets congested. Jeepneys pass along Wtecreational I
these main roads in Nowvaliches and the SLaium -
buses are limited only on Quiring Highway. :ﬂ::':ﬁi::'mmm
The area is a bustling pedestrian zone gen- Dance alis Sl
erated by several wet and dry markets, Cultural =
commaodity stores, fast-foods and service .fﬂh;:s
shops thickly clustered in the center. Theaters e e

Production Commercial
Going further north, Quirino Highway
links Novaliches to Lagro which is a small

commercial node servicing the residential |
communities in the area. The newly emerg- ;
ing commercial hub near Lagro is where o
5M Fairview and Robinson's Place malls I’{E:ﬁ‘“““" =
are located. This area is also a [_m.put:.ir st F
commuter transfer point for those living in iy
nearby San Jose del Monte and Caloocan EroteCip ::mul.-'ﬂwihmr
City Camarin area. A hus terminal was pro- i ¢
vided by Robinson's for this purpose. Marangay . Sl
Easement
F : Abopg Bivers/Grecks
Construction of segment of Common- bz Right of Ways
wealth Avenue extension to Quirino High- 1I1II1I15L1F5-5L-|L;MI1H o
3 - E L Mesi Lk a5 EEETVIRT
WEI}" 15 thu': te commence WIHCh Is X~ Power Transmission Lines
pected to create another commercial node _Apueduct e e
between Movaliches and Lagro specially so 1:::_| h: ﬂ“:llj-“““r._t','ﬂ'_ﬂrf-‘m'
f i itectural Gems
that Zabarte Road (read to Camarin) is b cret ok e
only 150 meters away from this new main V. Infrastructure Circulation Ketwork
i Wirterkals MNational Metrs
intersectinn Bl l. B Sres
| Street Farmiurs
| Transpert Terminals/epnt |
Litilities e (U e 112
Chapter 9 Wiater Maing
Fower istribution Lines
COMPREHENSIVE LAND USE Fc".lﬁ FH&MEW&RK S ication Facdlitles
ot Offices

Ridie, Television Facllities

Lo 1 | i G Fuel Stovige
lTth chapter pulls together a!]_the policy inter nviron T
vention measures proposed for various areas of the Pirnigs s Sewrage.
city in chapters 5, 6, 7 and 8 into one cohesive frame- “nnl:i Wastﬂfhtr‘._ﬁ;ﬂcm
i : : ” : el 3 Sanitary Landfil
work. This policy framewaork W]’_“ then gulliL the revi Materials Recovery Facilities
sion of the existing zoning ordinance and the enact- Storage
g g ag
nt of additional legislation or the issuance of execu- L LI, il
]'l_'I-E.‘ b X g : : i Pablic Salety & Protection
tive orders in order to carry oul the proposals in this S

Police Headguarters and Prechice
plan more effectively. Nisaster Response Operatian Denter
Fire Protection
_— Eive Stations

In the formulation of these policies careful con- Fire Hydrants
sideration was given to the applicable provisions of lustice Administration

- i f Hall of Just
national laws and higher level policy documents, prin- L et
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cipally the National Framewaork for Physical Planning,
the Urban Development and Housing Framewaork, and
the Physical Development Framework for Metro Ma-
nila as reviewed earlier in chapter 1. In more concrete
terms the physical development challenges that sur
faced from the analysis of land use trends and changes
as discussed in chapter 2 were given particular atten-
tian,

In areas where higher level policy documents are
either silent or non-existent new policies were pro-
posed. [t remains to be determined whether these new
proposals fall within the prescribed powers of the city
Eoverniment, Those that turn out to be outside the
LGL'S powers will be taken up for lobhying with higher
bodies concerned,

Toensure comprehensiveness of coverage hoth in
topical and geographical terms, the policies are organ-
ized under the four land use policy areas adopted by
the National Land Use Committee, namely, settlements,
infrastructure, production, and protection. To the ex-
tent pussible, the policies were made place specific,
that is, thuse that pertain to growth centers were dis-
linguished [rom those that are appropriate for nen-
arowth areas, This is consistent with the spatial strat-
ey as discussed in Chapter 4.

Mareover, to facilitate translation of this CLUP
into the zoning ordinance, the specific land uses classi-
fied under the four policy areas adopted the land use
rategories in the zoning ordinance, Shown in table 9.1
are the four land use policy areas and the specific land
uses under each policy area. (See afso Annex (518

9.1 Policies on Urban Settlements

| settlement areas constitute what is conceplually
known as the space for living (and playing). In conven-
tional land use categories, settlement areas include
residential as well as institutional, cultural and recrea-
tional. The latter activities directly support the “living"
rather than the "“making a living” functions of city resi-
dents,

The general policy for settlements is that they be
located in areas that are free from natural and man-
made hazards and that the communities thereof are
accorded access to adequate services that enhance
their overall quality of life. To ensurs attainment of
- these policy objectives, proper regulation of residential
locations as well as density levels shall be strictly en-
forced.

Fhe lollowing are the place-specific policies an
lithzn settlements,

9.1.1. Residential

» Low-rise residential structures shall con-

sist of single family and single- detached
units wirh the usual community ancillary
services on a neighborhood scale and rela-
tively in exclusive subdivisions with com-
patible support facilities. It shall adapt the
maximum density restrictions, Only low-
rise residential structures are allowed in
matyre stahle residential neighborhoods
a5 identified in Chapter 6. This type is
also allowed in other areas,

Medium rise residential buildings shall
consist of multi-family housing like du-
plexes, town houses / apartments, acces-
sorias or row houses and other miultiple
family dwelling units on a limited seale of
up to seven (7} storevs with the usyal
community ancillary services and support
facilities. Evaluation of this type of struc-
tures shall be based on the carrying capac-
ity of the road and utilities, provision for
parking, load bearing capacity of the soil
and other relevant factors. This type of
residential structures shall be allowed in
any suitable part of the city except in the
mature stable neighborhosds identified in
Chapter 6,

High-rise residential structures character-
lzed mainly by mixed-housing types and
multi-level dwellings of more than seven
(7} fioors with the usual community ancil-
lary services catering also to the needs of
outlying areas, are projects increasingly
pursued at commercial in scale. Evalua-
tion of projects involving high-rise resi-
dential structures shall adopt the floor
drea ratio (FAR) based on the carrying
capacity of the road and utilities, provi-
ston lor parking, load bearing capacity of
the soil and other relevant factors. This
type ol residential structures shall be [rra-
maoted in the growth centers, hut it may
also be allowed in non-growth areas, ex-
cept in the mature stable neighborhsods
identified in Chapter 6.

High density residential development is
encouraged in growth  centers where
proximity to work places and mass transit
systems is given utmost significance to
promaote efficiency in energy and land use,
[n-filling of pockets of vacant lands in flly
-serviced areas of District |, District IV and
District 11, particularly those lots that lie
within identified growth centers, shall be
strongly encouraged to promole efficient
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utilization of urban land. The City govern-
ment shall consider applying the idle
lands tax on unresponsive property own-
ers concerned,

e [ncreasing residential densities through
vertical development shall be allowed
outside of the growth centers provided
that such densified sites are accessible to
public transport and transit hubs.

« To arrest the deterioration of the city's old
residential districts the city povernment
shall devise legal, fiscal and other forms of
incentives to encourage property owners
in identified blocks or neighborhoods to
undertake community-wide urban rede-
velopment rather than leave the matter of
urban renewal to individual initiative,
Whenever deemed feasible; the City gov-
ernment may itself undertake urban re-
newal projects.

» Conversion of residential lots to commer-
cial or office development shall be allowed
in the prowth centers only.

= At least half of the remaining vacant lands
shall be allocated for socialized housing to
ahsorb informal settlers who currently
occupy lots that are not available, or sim-
ply cannot be used for socialized housing.

+ Residential structures shall comply with
applicable laws on building construction
such as but not limited to PD 1096, PIX
1067, BP 220, PD 957, RA 7279, RA 4726,
PD1216, PD 1187.

9.1.2 Institutional Land Use Policies

Institutional land use, dominated by govern-
ment offices and lacilities, both local and national,
is highly concentrated in the old government cen-
ters which now form part of the CBD-Enowledge
Community District and the NGC-Batasan Growth
Center. Concentrated in these two districts are 67
national government agencies, tertiary-level and
specialized medical institutions, and large univer-
sities and colleges.

Other institutions with mainly local clientele
and occupying smaller lots are scattered through-
out the city positioned close to the communities
they serve. The total area of institutional land has
not changed, While the amount of institutional
reserves held by the natonal government was re-
duced by the conversion of portions of the NGC
into socialized housing sites, this was compen-
sated by the creation of new sites for community
level services like schoels and health centers to
meet the needs of a growing population.

Specific policies on Institutional land use are
as follows:

« No increase in the area for national gov-
ernment institutions is foreseen in this
Plan. Any requirements for future expan-
sion of the national government offices
shall be met by utilizing open areas within
their existing sites through vertical devel-
opment or by increasing building densi-
ties. Another option is to decentralize
certain services ta their regional offices.

e There is a need for additional institutional
space for local-level services in the form
of:

Mini-civic centers in the growth areas
where selected services of the city gov-
ernment will be decentralized.

Mew sites for public scheol s and
health centers parcticularly in  the
highly populous barangays in District

- New sites for cemeteries and memaorial
parks,

® Fach of the mini-civic centers to be estab-
lished in each of the growth centers, ex-
cept in the CED-Knowledpe Commumnity
District, shall have a district public library
and a museum to serve all barangays en-
compassed within the growth center and
its area of influence. Each baranpgay shall
maintain a reading center.

= Places of amusement and indeor recrea-
tion such as night clubs, dance halls, bars,
saloons, billiards and pool joints, bowling
alleys, and the like shall be allowed inthe
growth centers provided that such estab-
lishments are located beyond a 50 meter
radius of any school, hospital or church,

o In the selection of sites for institutional
use factors such as geographical central:
ity, accessibility, availability of transporta-
tion and communication facilities, drain-
age und sanitation, development and eco-
nomic progress and potential sources of
natural  and  human-caused  hazards
should be taken into consideration,

9.2 Policies on Production Areas

Production areas are allocated [or commercial,
industrial and office uses. These areas must be prop-
erly located to provide residents ease in availing of
goods and services thal they need. These are mainly




the employment areas of majority of the city's labor
force. Their locations greatly affect the volume and
direction of daily traffic low and can create some en-
vironmental issues,

821 Commercial

Lommercial establishments vary in type of
activities, seale of good and services offered and
clientele served. These establishments usually
locate in areas of highest accessibility, that is,
along major transport routes, within the central
business district (CBD), around traditional public
markets; near or avound transport hubs like bus
terminals, train statlons and similar areas, always
oriented to their clientele. Their choice of lacation
invariably makes a strong impact on the pattern of
concentration of public and private investinents in
an interactive way. Initially, commercial establish-
ments respond to public investments like roads,
ports, terminals, etc. Over time they create dis-
econamies and dysfunctions like traffic congestion
and environmental deterioration, which in turn
require government response and intervention.
The principal focus of government policy interven-
tion is tn preempt or prevent the diseconomies
feam oecurring. Hence, the following policies:

e The abisence of a traditional Central Business
District (CBD) for Quezon City justifies the
ereation of one, Development of East and North
Triangles and Veterans Memorial Area follow-
g an integrated and eénvironmentally bal-
anced and mixed used development model as
required by Executive Order Nos, 620 and 620-
A is a concrete step towards establishing the
CBD. Since its clientele is expected to come
fram the entire metropolitan and metro-fringe
areas the CBD will become the locale of the
most intensive commerdial activities in the fu-
ture. To achieve the needed concentration of
investments in this area therefore requires a
corresponding policy to modulate similar seale
of investments in other parts of the city.

*  The mall-type sprawling commercial establish-
ment is a highly inefficient utilization of valu-
ahle urban land. This type of commercial devel-
opment should now be discouraged in Quezon
City. Instead, the more compact multi-storey
mixed use construction shall be promoted es-
pecially in the growth centers.

* Conversion of abandoned industrial properties
into commercial development shall be allowed
e avert further disuse of urban assets, Com-
mercial activities however, generate higher
volumes of traffic than industrial ones. In the
evaluation of proposals to convert industrial
lots to commercial development, traffic impact

assessment shall be an added requirement for
the grant of a zoning clearance,

» The strong traffic generation potential of com-

mercial development should be a réason for

discouraging the traditional ribbon-type or lin-

ear pattern of distribution of business firms.

Instead, the nodal form is more efficient and

profitable for the businesses themselves, To

promote the concentrated nodal pattern of
commercial development, the following paticy
interventions are proposed:

- Revitalize the aging public markets as the
nucleus of community=level commercial de-
velopment so that the existing businesses
around the markets will likewise invest in the
revitalization of their own establishments,
Over 4 certain radius from existing and pro-
posed train stations, bus terminals and simi-
lar traffic generators shall be reserved for
commercial development,

- Encourage and assist neighborhoods in es-
tablished residential areas such as those  in
the South and West Triangles to create non-
mall shopping precinets that cater to custom-
ers from the neighborhood and bevond. As-
sistance can take the form of pedestrianiza-
tion of certain streets, provision of off-street
parking, and observing adeguate building
sethacks to make room for wider and ar-
caded side walks

* No places of amusement shall be established,
maintained or operated within the radius of

200 meters in case of video bars, beer gardens,

night clubs, cabaret, pavilion and similar places,

and 50 linear meters for dancing schools,
bars, saloons, billiard pools, bowling alleys ar
other similar places except cockpits [except
cockpits to be Jeft at the diseretion of the local
gavernment] from  any  public  buildings,
schools, hospitals and churches (RA 1224)

= Auto repair shops, vulcanizing shops, carwash,

emission testing centers are required to have a
minimum 100 sq. m. service area to avoid us-
ing sidewalks and road rights of way {ROW].
{Adopted from MMDA Order signed by all
mayvors af Metro Manila)

s Abattoirs/Slaughterhouses shall be at least 200
m. away from residential areas, schools,
churches and places of public assembly, 25 me-
ters away from markets and ather food estah-
lishiments, [PD 856 -Sanitation Code)

* Gasoline/Auto LPG refilling stations and other
industrial activities shauld secura DENR-ECC,
DOE Cerl. of Compliance and Standards Corm-
pliance Certificate [SCC) -  DOE Circular Nos,
2003-11-010, 2006-02-0082




9.2.2 Industrial

Industrial activities are also a provider of em-
ployment, a contributor to traffic situation and a
polluter of environment {depending on type of
manufacturing process the industry entails). Their
location must be carefully chosen in relation Lo
residential areas, schools, and other sensitive ac-
tivity areas.

Government should evaluate location of indus-
tries in terms of their impact on the environment,
traffic, provision of services and utilities (water,
power, telecommunication, service roads). The
following policies shall alse be considered:

s Industrial buildings shall adoept the require-
ments on the carrying capacity of the road and
utilities, provision for parking, load bearing
capacity of the soil and other relevant factors,
including buffer restrictions.

o [ndustry dispersal policy outside Metro Manila
({ncentives are no longer provided to industrial
investments in MM, | Generally non-pallutive,
non-hazardous businesses shall be allowed, but
pollutive / hazardous processing manufactur-
ing establishments ¢I1;Il1 be subject to evalua-
tion and must secure ECC from DENR

e Small scale cottage industries may be l{]L'ILH.l in

conjunction with commercial and residential
areds.

9.2.3 Office

Offices usually co-locate with commercial
activities because they share a common clientele.
However, it can be noted that there is now a shar-
ing of office use with residential spaces. This trend
that has been increasing is brought about by the
wide spread use of new/ modern information-
communication technology which is changing the
character of what used to be the traditional exclu-
sive residential areas. Small office uses in residen-
tial areas may be allowed provided they do not
alter the outside appearance of the residential
structure/premises and the dominant residential
use is maintained,

9.3 Policies on Protected Areas

The protected areas consist of parks and case-
ments and other functional open spaces and the heri-
tage and culture properties of the city that have to be
preserved and conserved for the benefit of the present
and future generations. Parks and easements are best
left open to safeguard their function of maintaining
ecological balance and preserving the integrity of the
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environment and providing cheap recreation opportu-
nities to the inhabitants, ensuring safe water supply, or
keeping the integrity of vital utility installations. Heri-
tage and cultural properties include places, structures,
and icons of important historical and cultural values
that instill in the citizenry a sensge of pride and identity
as a city.

9.3.1 Parks
National /Regional Parks

¢ Parks of national or regional significance
should be strategically located and should
be accessible not only to the city inhabi-
tants but also to people from nearby cities
and municipalities and other parts of the
country. As such, they should be near or
along public transport routes,

« Building footprints inside public parks
should be kept to the minimum for maxi-
mum rainwater infiltration and aquifer
recharge, hence, only uses, services and
amenities supporting and compatible with
park and recreational functions should be
allowed,

s The paolicy of preservation should be ab-
served in the development of these parks.
Mo portion of the parks should be segre-
gated for other uses,

City/C i r

s City/communily parks are those that
serve a cluster of barangays so they
should he within reasonahle walling and
commuting distance to the residents of
those barangays.

s Building footprints should be kept to the
minimum for maximum rainwater infiltra-
tion and aquifer recharge, hence, only
uses, services and amenities supporting
and compatible with park and recrea-
tional functions should be allowed.

s The policy of preservation should be ob-
served in the development of these parks,
Mo portion of the parks should be sepre-
gated for other uses. Whenever possible,
parks should be expanded commensurate
to the increase in the population they
SETVE,

Barang i rh

= Barangay or neighborhood parks cater the
residents of a barangay or neighborhood.
Hence, they should be within walking dis-



tance from places of residence without the
need to cross busy streets especially for
children, elderly and the disahled.
Building footprints should be kept to the
minimum for maximum rainwater infiltra-
tion and aquifer recharge, hence, only
uses, services and amenities supporting
and compatible with park and recrea-
tional functions should be allowed.

The policy of preservation should be ob-
served in the development of these parks.
Mo portion of the parks should he segre-
gated for other uses,

9.3.2 Easements

Along Rivers and Creeks

A minimum of 3-meter easement through-
out the entire length of rivers and crecks
should be provided as mandated by the
Water Code of the Philippines and other
applicable laws,

Special policies requiring easements other
than the minimum 3-meter requirement
of the Water Code being imposed in Metro
Manila shall be ohserved and enforced,

Road rights-ofway shall be provided to
connect different functional areas like
places of living, work and play and to fa-
cilitate the Now of people, goods, services
and communication,

Ruoad rights-of- way shall be provided and
developed in aceordance with the require-
ments of the laws on subdivision and open
SPACES,

They shall always be kept free of any ob-
struction and only uses such as vital utility
lings and facilities ensuring road safety,
visual clarity and good streetscape shall
he allowed,

Utility Easements

La Mesa Dam and Reservoir - this vital
land reserve shall be protected and pre-
served to safeguard its function as a major
water supply installation. lts natural state
shall be protected since it plays a critical
role in maintaining ecofogical halance in
the city, particularly providing habitat to a
host af flora and fauna that are either vul-
nerable, endangered, or critically-
endangered, deansing the city's ambient
alrand in recharging the aguifer,

¢ Power Transmission Lines and Aqueducts
- these corridor easements shall be pre-
served and protected and shall not be utl-
ized for any purpose except for their in-
tended uses and those installations and
facilities specifically allowed by law. They
shall not be occupied by any structure
that will compromise or endanger the ex-
isting utility installations.

2.3.3 Heritage and Culture Properties

o Structures dating at least 50 years old and
woks of national artists shall be pre-
served, conserved and promoted as pro-
vided for under RA No. 10066 otherwise
known as the National Heritage Act of
2009,

* Structures regardless of age which em-
body outstanding architectural and engi-
neering achievements, a significant tech-
nological Innovation, an important sym-
bolic value, or are unique or rare in their
design or function shall be preserved for
their scientific, historical, economic, cul-
tural of public interest value.

istorical Shri

s Sites and structures declared by the Na-
tional Historical Institute as historical
shrines shall be protected, preserved and
promoted as provided for under RA No.
L0066 otherwise known as the Nationa)
Heritage Act of 2009,

s Other sites associated with individuals or
events that made an important contribu-
tion to the historical develapment of the
city as determined by a counterpart local
historical committee shall be preserved as
historical shrines through enactment of a
lecal ordinance,

9.4 Policies on Infrastructure Areas
Infrastructure areas coensist of areas devoted to

circulation networks, utilities, environmental infra-
structures and public safety and protection,

9.4.1 Circulation Networdk
Arterials/National /Metropolitan

= Any proposed changes on arterial roacds
traversing any portion of Quezon City in-
cluding but not limited to widening, exten-
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sion, or new alignment shall be done by
the concerned national government
agency in consultation and coordination
with the local government and its affected
constituency pursuant to the provisions of
Sec. 26 and Sec. 27 of the Local Govern-
ment Code (RA 7160].

The needed right-of-way of identified pro-
posed primary and secondary roads shall
be purchased at approved appraised value
at the time the ordinance is passed, How-
ever, actual payment shall be made ac-
cording to a schedule which considers the
availability of funds and priority of imple-
mentation provided that affected property
owners shall be notified on the matter
immediately upon approval of the sched-
ule,

Riphts-of-way for widening existing pri-
mary and secondary roads to a specified
width in the ordinance shall be acquired
through imposition of sethack on all fu-
ture constructions in the affected proper-
ties. Necessary purchase shall also be im-
plemented [valuation and schedule of ac-
tual payment) on the same procedures
described above.

City Streets

= Development and maintenance ol road

lots, whether donated to the government
or not, that are undeveloped, encroached
upon, or illegally occupied shall be as-
sumed by the city government in order to
provide allerpnate routes for improved
inter-neighborhood circulation and  im-
proved area- wide traffic distribution
and/or open access to land-locked prop-
erties.

Notification to utility firms, specially the
concerned water and sewerage conces-
sionaires, on funded city road improve-
ment projects for them to proceed with
necessary pipe laying works, if any. Such
works requiring excavation of road pave-
ment shall not be permitted afier the
roadway has been concreted. To prevent
untimely and unnecessary excavation of
already concreted pavements, provision
of cross utility pipes for use of future con-
nections to abutting properties shall be
included in the City's program of works
for road concreting projects and properly

marked on site.
Padestrian safety shall be the primary
consideration in the design and construe
tion of city streets and installation of
street furniture.

Transport Terminals/Depot

Establishment of the Balintawak area
terminal for north bound pravincial buses,
integrated with a transfer station of City
buses, jespneys, vans and taxis also con-
nected to MRT stations should be given
high priority’

Bus terminals shall not be located imme-
diately along main roads to minimize traf-
fie obstruction.

Mo terminals shall be allowed within the
road right-of-way, only loading/unloading
and at controlled number of units.
Measures to control nuisances and pollu-
tion (noise, fumes, liquid, effluents, fire
hazard) shall be strictly implemented.

9.4.2 Environmental Infrastructure

I!Eﬂ i[l-l ge nnsl Eﬂmﬂnragﬂ

All natural waterways shall he identified
and rights of way established and im-
posed on all properties traversed by the
waterway especially in those cases where
the existing waterway forms part of, oris
not specifically separated in the title of the
subject property.

Construction of bank protection struc-
tures [Fip-rap, retaining wall, ete.) shall be
mandatory in all property development
projects for safety of affected lot buyers,
The required three-meter easement along
waterways shail be reckoned from the
bank pratection structure,

Solid Waste Management System

-

The location/site of solid waste manage-

ment [acilities shall be in accordance with

the provisions of RA 9003, otherwise

known as the Ecological Solid Waste Man-

agement Act of 2000,

Specifically for sanitary landfill, the site

must -

- Be accessible from major roadways or
thoroughfares;

- Have an adequate guantity of earth
cover material that is easily handiad
and compacted;



- Be chosen with regard for the sensitivi-
Hes of the community’s residents;
"Be located in an area where the land-
lili’s operation will not detrimentally
affect environmentally sensitive re-
sources such as aguifers, groundwater
reseirvoirs or watershed areas; and
Be large enough to accommoidate the
community's wastes for a period of five
(5) years during which people must
internalize the value of environmen-
tally sound and sustainable solid waste
disposal internalize the value of envi-
ronmentally sound and sustainable
solid waste disposal;
Solid waste facilities like materials recov-
ery facility, reduction and composting
plants, storage and collection and trans-
port facilities should be located where
they are reasomably accessible but do not
pose danger tn the environment and to
the health, safety and security of the com-
munity. The location and land area should
allow reteiving, sorting, processing, stor-
age and transport in an environmentally-
sound manner,

9.4.3 Public Sufety and Protection

Disaster Response Operation Cenler

A disaster response operation center shall
be established in accordance with RA Na,
10121 - An Act Strengthening the Philip-
pine Risk Reduction and Management
System,

The location of the center shall be in
highly accessible site where response can
be dispatched immediately and without
delay.

E‘"“.E :‘;.is'! ns
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Establishment of fire stations shall be
in accordance with the provisions of
RA 6975 Chapter V, Sec. 55-56
"Establishment of Fire Station” .

Fire stations shall be located where
they can dispatch response immedi-
ately and without delay.

[ail and Detention Centers

Jails and detention centers shall estab-
lished subject to the provisions of RA
6975 Chapter V Sec. £2-63 as amended by
RA 9263 “Establishment of District City

and Municipal Jail",

= They shall be located in areas within safe
distance from highly populated areas and
where measures ensuring safety of the
community can be effectively enforced. B

Chapter 10
IMPLEMENTING THE COMPREHENSIVE
LAND USE PLAN

The Comprehensive Land Use Plan is imple-
mented by means of both regulatory and developmen-
tal tools. The zoning ordinance is the principal regula-
tory tool but it ean be supplemented by other specific
ordinances lo be enacted subsequently by the Sang-
Buniang Panlungsad, as well as executive and adminis-
trative orders issued by the Local Chiel Executive, The
developmental tool is mainly the Local Development
Investment Program which embodies the priority pro-
jects that will be funded out of the development fund
component of the LGU's annual budget, Anather tool
which carries both regulatory and developmental ele-
ments is co-management darrangement between par-
ticular agencies of the national government and the
foeal government for the joint management of certain
portions of the local government territory over which
the latter does not have full authority.

This chapter explores the nuances of these instru-
ments so that they can be more effectively applied to
the successful implementation of this CLUE,

10.1 The Zoning Ordinance

The existing Zoning Ordinance of Quezon City
shall be revised in consonance with this Comprehen-
sive Land Use Plan. Selected features of the revised
Zoning Ordinance include the following;

16,11 Settlement Areas

Density limits in residential communities shall
primarily depend on the capacity of roads servicing the
area. Where lot sizes are smail and roads are narrow
as can be observed in socialized and low-cost housing
projects, density control by restricting building height
and imposing front setback shall be implemented,
These measures are intended to afford convenient ac-
cess and mobility in the community as well as mini-
mize risks of disastrous fire,
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Mature communities where residents are not
amenable to any drastic change on the character of
their place shall maintain their low density, low rise
nature,

Community and neighborhood scale commercial
activities such as home occupation, cottage industries,
convenience stores and the like may be allowed only
when they do not alter the outside appearance of the
residential area and major residential use is main-
tained.

Residential use is divided into five [5) zone classi-
fication described as follows:

s Low Density Residential Zone (R1) = a district
with a density of up to 20 dwelling units per
hectare and maximum building height shall be
3-storey or 10,00 meter whichever is lesse

¢ Low Density Residential Zone (R-1-A) - a dis-
trict with a density of 21-28 dwelling units per
hectare and a maximum building height shall
be seven (7] storeys.

s Medium Density Residential Zone (R-2) - a dis-
trict having a density of 29-60 dwelling units
per hectare and a maximum height of seven (7]
storeys.

e Medium Density Residential Yone A [ R-2-A) - a
district having a density of 61-100 dwelling
units per hectare and a maximum height of
seven (7) storeys.

s High Density Residential Zone (R-3) - a district
having a density of 101 and above dwelling
units per hectare and controlled by a floor area
ratic of 6.

10.1.2 Praduction Areas

The regional commercial function of the growth
centers shall be enhanced. Generally, high rise
structures shall be allowed in C-3 zones of the
area while in lower commercial zone classilica-
tivns (C-1 and C-2) building heights are con-
trolled by floor area requirements which essen-
tially consider the traffic capacity of the road.

e High rize structures shall be allowed in C-3
#Ones,

¢ Structures in lower classifications of commer-
cial zones {C-1 and C-Z] shall be subject to floor

area restrictions to regutate traffic to be gener-
ated.

® Parking requirements shall be strictly imposed
in tralfic generating activities.

e High rise structures should provide beacon
lights on the topmaost part of the building.

10.1.3 Protected Areas

= Buildings in parks shall be allowed only to
those providing necessary amenities and basic
facilities for the park users with limited height
and land space utilized,

¢ Mo buildings shall be allowed with rights-of-
way of aqueducts and power transmission lines
except for maintenance facilities necessary for
their upkeep and security.

« No structures shall be allowed within the 5.00
meter buffer of the West Valley Fault Zone, for
this purpose, all proposed structures near the
zone must first secure a clearance from Phil-
Vi,

» The three [3) meter mandatory easement along
waterways shall be kept open and unaob-
structed by any kind of structure,

10.1.4 Infrastructure Areas

Riphts-of-way identified [for proposed
roads, widening and extension shall be secured
by way of disallowing any future building con-
steuction thereon or through imposition of set-
back on proposed buildings abutting said rights-
af-way.

Existing natural waterways including the
required 3.00 meter easement thersof specifically
sepregated from the title of the property where
they are located shall be non-buildable and pre-
served for drainage purposes,

10.2 Other Regulatory Measures
10.2.1 Land toxes as regulatory tools
In addition to zoning, the city povernment
may use other authority-levers to deal with

property owners such as the exercise of its tax-
ing power and the power of eminent domain.



10.21.1 Imposition of graduated or se-
lective idle land tax. (Sec. 236-239, RA
T160). The idle land tax is an additionzl
impaosition of up to Ave percent (5%) on
the assessed value of land considered as
idle.

For urban lands ta be idle, these should
have an area of not less than 1,000 sq.m.,
one-half of which remains unutilized or
unimproved. Individual owners of subdi-
vision lots regardless of the size of lot are
liable to this imposition, Likewise, subdi-
Vision owners or operators with individ-
ual lots that remain untransferred to lot
buyers are subject to this special tax,

The idle land is a regulatory device to in-
fluence the pattern and directon of devel-
opment in accordance with the desired
urban form. For example, it could be used
te intensify development in the growth
centers in accordance with the spatial
strategy in the Comprehensive Land Use
Plan through in-filling of existing vacant
lots and by increasing densities, then the
idle lands tax should be imposed on idle
and under-utilized lots in the growth cen-
ters only. Otherwise, applying the tax
generally over the whole territory will not
help achieve the desired spatial outcome,

A possible variant of the idle lands tax
which is a tool to intensily development in
certain areas designated in the land use
plan is 2 tax on under-utitized property.

Lamd may not exactly be idle as legally
defingd. But its current use or use inten-
sity may he of a lower category than what
the market justifies in accordance with
the concept of “highest and hest use”. For
example, the owner of an inner-city ot
continues to hold on o a single-storey
residential house when the rest of the
black or neighborhood have already con-
verted to multi-storey residential or com-
mercial development. A useful indicator of
the intensity of development of an urban
property is the ratio of the value of im-
provements to the value of the land. The
lower this ratio the more likely is the

property being used in a sub-optimal
manner. For purposes of imposing the
special levy, a cut-off ratio should be de-
termined so that all properties with ratios
below the cut-off one will be subject to the
special levy. This regulatory device will
achieve the desired effect if it is applied in
conjunction with zoning plan that indi-
cates different levels of density for various
geagraphical sections of the city.

10.21.2 Special Benefit Levy. This isan
assessment on lands that are specially
benefited by public works projects,
whether these be new construction or
improvements on existing ones. This tax
allows local governments to recover as
much as sixty percent (60%) of the cost of
the project from contributions by the
owners of the lands that stand to benefit
tremendously as a result of the project in
the form of increased land values.

With the threar of this levy, landowners
may opt to donate portion of their prop-
erty for the proposed public works project
in anticipation of greater benelits that the
project will induce or accelerate in terms
nat only of increased land values byt more
particularly in terms of general improve-
ment in business climate and investment
opportunities,

1.2.2 Eminent Domain Proceedings

Another inherent power of the State to
deal with private property owners is the power
to take back private property for public purposes.
Local governments must be able to use their emi-
nent domain powers Lo acquire more private
property for land banking purposes. Land bank-
ing is the advanced acquisition and consalidation
of lands identified in the comprehensive land use
plan as areas for future urban expansion to be
able to curb speculative pricing of development
land and control the pace and timing of the devel-
opment in accordance with the plan.

10.3 Investment Programming

10.3.1 Public Investment

Whereas zoning ensures that projects are
located in the right place the projects subject to




Page 60

zoning regulation are often identified or initiated
by the private sector and are not always of the
right type in the sense of being socially accept-
able. Hence, there is a need to supplement zoning
with another authority-lever: public investment.

Investment in public infrastructure and
facilities is a powerful tool to shape local develop-
ment in accordance with the chosen urban form
in the CLUPE. When public facilities such as roads
and-bridges, schools, public buildings, water sup-
ply systems, or waste disposal facilities have been
established these have the potential to shape the
pattern of land use for decades, Public facilities
can also shape development in that they strongly
influence private investment in the desired direc-
tion. Public investment therefore is a double-

edged authority-lever. It improves the quality of

public services and at the same time it influences
private sector investment. Some of the major
infrastructure projects proposed in this CLUP are
the construction of convention center, museum,
pedestrian and bikers' lane, pedestrian under-
pass, modern medical center, medical schools,
abattoir, establishment of grand transport hub,
ete. [See Annex 7, 1ist of proposed projects).

Many of the physical development pro-
jects may not be completed during the first term
of the Bautista Administration. But these could be
started by conducting feasibility studies or mas-
ter plan preparation. For example, master plan-
ning will be needed for the proposed special de-
velopment areas like Banaue, Tomas Morato, Qu-
ezon Institute, and Payatas. Also, a feasibility
study and thence, master plan will be needed for
the proposed bus rapid transit or a street car
[tranvia) system for the Knowledge Community
District to interlink with the CBD.

13,2 Private nvestments

Yer another authority-lever available to
the LGU is the mandate to put in place measures
to altract private investments. The rationale for
such intervention measures derives from two
realities. First, the magnitude of investible re-
sources in the possession of the private sector is
much greater than of the public sector especially
at the local level. Significant local development
can be achieved better with the private sector
investing in the area in_such amounts as would
constitute a multiple {rather than a mere frac-
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tion) of the public sector investment.

Secondly, private investments when lelt
unguided may lead to unsatisfactory social out-
comes. Private investors are not known to give
prominent consideration for the general welfare
as a factor in their decision-making, State inter-
vention in private investment decisions is there-
fore necessary to promote distributive justice,
social equity, and the general welfare [Art. X1L,
Sec. b, Constitution).

The authority to guide private investments
is given Lo the Local Development Council [Sec,
109,24, BA 7160). Such puidance could take the
form of incentives to promaote the inflow and di-
rection of private investment capital. Such incen-
tives in turn consist of tax breaks, selective subsi-
dies, and reducing transaction costs like the set-
ting up of one-stop shops and eliminating bureau-
cratic red lape and graft and corruption. With
public and private investments complementing
each other the benefits that will accrue to the citi-
zens will be multiplied many times over.

10.4 Co-Management Arrangements

In order for the city government to extend its
regulatory and developmental authority over its entire
territorial jurisdiction, co-management arrangements
should be forged between the city and the concerned
national agencies or instrumentalities. Possible areas
that may be put under co-management are the UP Dili-
man campus, the La Mesa Dam and watershed, the
Ninoy Aguine Parks and Wildlife Center, and the mili-

tary camps. 5




& Sl B



. ol by

ﬂUEZ{JN CITY PLANNING & DEVELOPMENT OFFICE
Mevember 2010




