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2011-2030 COMPRYHENSIVE LAND USE PLAN

EXECUTIVE SUMMARY

This Comprehensive Land Use Plan is
one of the plans which the Local Gov-
ernment Code {RA 7160} directs all local govern-
ment units to prepare. The city government of
(Juezon City has come up with this CLUP not only
in compliance with the mandate of the Code.
More importantly, the City needs this plan to suc-
ceed the CLUP 2000 which expired in 2010, in
order to have a continuous guide to the manage-
ment of planned urban growth and change.

Prepared through a process that involved
multi-stakeholder participation and extensive
consultation, this plan document contains 14
chapters. Each chapter is briefly described below.

Chapter 1 Development Framework situ-
ates the planning effort of (uezon City in the na-
tional and regional contexts, citing relevant por-
tions of the National Framework for Physical
Planning 2001-2030, the National Urban Develop-
ment and Housing Framework 2009-2016 and
Physical Development Framework Plan for Metro
Manila 1996-2016. 1t cites as rationale for revi-
sion of CLUP the expiry of said plan in 2010, the
significant changes in the land use pattern, and
the need to mainstream parameters and consider-
ations in disaster risk reduction and climate
change adaptation.

Chapter 2 Land Use & Infrastructure De-
velopment Challenges enumerates land use and
infrastructure development challenges based on
analysis of the pattern of land use changes by
comparing two aerial photographs taken in 2003
and 2009. Analysis focuses on changes in the resi-
dential, commercial, institutional, industriai and
other major uses (heritage/historical and cultural
sites) and the trends in the built environment,
parks and open space land uses. Included in the
land use and infrastructure development chal-

lenges facing Quezon City are the issues arising
from observed land use changes and risks to natu-
ral hazards llke floods, earthquakes, increased
temperature impacts and human-caused hazard
like fire as well as the assessment for each risk.

Chapter 3 The City's Vislon & the National
Planning Goals elaborates on the city’s vision to
be the knowledge industry capital and center of
health and wellness of the country and the green
lung for Metro Manila, as well as to remain a desir-
able habitat for residents and visitors alike.

Chapter 4 The Long-Term Spatial Strategy
describes a long-term spatial strategy that will
lead to the realization of the city’s vision. It adopts
the multiple growth centers’ strategy in the prede-
cessor plan which is most appropriate for the
large size of Quezon City. However, the number of
growth centers has been reduced from eight in the
old plan to five.

Chapter 5 Growth Centers is devoted to
detailed land use proposals for each of the five
growth centers: the CBD-Knowledge Community
district, the Cubao Growth Center, the NGC-
Batasan Growth Center, the Novaliches-Lagro
Growth Area, and the Balintawak-Mufioz Growth
Center.

Chapter 6 The Non-Growth & Special De-
velopment Areas contains proposed policies deal-
Ing with the “non-growth centers” or the interstic-
es between the growth centers, Non-growth cen-
ters consist of four categories: the mature stable
areas which do not need any intervention during
the plan period; the blighted areas where the
property owners have not been investing in im-
proving their structures collectively giving their
premises a slum-look; the transitional areas char-
acterized by lands with indeterminate tenure sta-
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tus and substantial number of unutilized or aban-
doned lots; and special development areas requiring
actions necessary to preserve or reclaim their unique
and outstanding character.

Chapter 7 The Green Lung Network is devot-
ed to the recovery and conservation of the network
of open spaces which must be put under perpetual
greenery and protected at all times in order to realize
the vision of Quezon City as the “green lung” of Metro
Manila.

Chapter 8 The Proposed Circulation Net-
work establishes the circulation network that ties all
the areas together and provides the skeletal frame-
work for guiding the pattern and direction of the
physical growth of the city. The proposed network
links the city with other areas in the region as well as
between areas with the city’s borders,

Chapter 9 The Land Use Plan describes the
demand for land resulting from increasing popula-

tion and the capacity of the City to absorb the popu-
lation growth. It likewise explains the allocation of

land for various uses and the reasons for such alloca-

tion.

Chapter 10 Comprehensive Land Use Policy
Framewaoark consolidates all land use policies cover-
ing alt growth centers and non-growth center areas
and classifies these policies under the four policy
areas of the National Framework for Physical Pian-
ning namely, settlements, production, protection
infrastructures land uses.

Chapter 11 Implementing the Comprehen-
sive Land Use Plan spells out the instruments need-
ed to implement the CLUP such as a revised zoning
ordinance, basic taxes and special levies on real
property, land banking, public investment program-
ming, guided private
management arrangements between the city and
relevant material government agencies with exten-
sive land-holdings in the city. '

investments, and co-
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DEVELOPMENT FRAMEWORK

his introductory chapter sets out the ra-

tionale for the current effort to revise 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
current CLUP is expiring this year, 2010. The year
2010 also saw the change over of the city’s leader-
ship from the 3-term Belmonte Administration to the
first term of Mayor Herbert M. Bautista. Although the
new leadership does not represent a radical break
from its predecessor, change is nonetheless inevita-
ble and the Bautista Administration needs the re-
vised plan to get a good grip of future growth and
change.

In a more profound sense, the need for plan revi-
sion is dictated by developments and changing para-
digms in the city’s broader national and regional con-
text. The planning and development of Quezon City
must not proceed in isolation. It must consider the
developments in the broader national and regional
context of which the City is an integral part. The
growth policies of the City shall likewise be guided by
prevailing policies as embodied in higher level plans.

For this purpose, the relevant provisions of se-
lected national and regional plans, namely, the Na-
tional Framework for Physical Planning, the National
Urban Development and Houslng Framework, and
the Physical Development Framework of Metropoli-
tan Manila are briefly reviewed.

1.1 Quezon City in Its National and Regional Con-
text

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

The overall long-term physical planning
challenge that the NFPP addresses is to provide
policy guidelines towards the envisioned growth
of the country In a manner that is efficient, equi-
table, and sustainable. It is a concern that is
rooted on the fundamental condition that the
country seems to be locked in ~ that of limited

physical and economlc resources in the face of
increasing demands from a population that con-
tinues to grow to unprecedented levels,

The framework provides for the Land Use
Policy guidelines covering the four (4} major
land use components of Settlements Develop-
ment, Production Land Use, Protection Land Use
and Infrastructure Development. Major Issues
and concerns and corresponding policy optlons
in planning for each component were defined in
the framework.

Setilement Development. This focuses on the

spatial distribution of shelter, its support infra-
structure and networks, and services, It is aiso
concerned with the interrelationships of settle-
ments as they develop and establish functional
linkages based on their respective resource en-
dowments and comparative advantages. Some
policies under this title that are of relevance to
Quezon City include:

{a) The formulation of town and city plans with
close attention paid to improving opportuni-
ties for economic growth, delivery of ser-
vices, and the overall quality of life;

{(b) To accommodate future growth such options
as urban renewal/redevelopment, assisting
small towns to grow, metropolitan arrange-
ment, opening new towns/cities, and infil-
ling vacant lands or increasing densities in
built up areas shall be considered depending
on the local situation;

{c) Addressing the problem of informal settle-
ments through such approaches as direct
allocation of affordable housing, improving
access to unutilized land, encouraging mixed
use and higher density developments in se-
lected areas; and improving infrastructure
support to existing residential areas; and

(d) Avolding the focation of residential develop-
ments in hazard-prone areas and reducing

Chepter 1: DEVELOPMENT FRAMEWORK
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carbon footprints of residential areas
through encouragement of 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 managing land resources so that there is ade-
quate and accessible space for sustainable food
production, forest and mineral resource extrac-
tion, 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) [dentifying and delineating potential tourism
areas and promoting the development of the-
se 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/critical
ecosystems to preserve their integrity, the reha-
bilitation of degraded resources to allow them to
regenerate, and the identification of environmen-
tally constrained areas and limiting access to the-
se areas to prolect the human popuiation from
environmental hazards. Salient protection policies
include:

{a) Delineation and demarcation of protected
area boundaries to prevent confusion and
conflict among affected segments of the pop-
ulation; and

{b) Intensifying information, education and
communication campaigns to instill in peo-
ple the value of protecting certain resources
and of disaster preparedness.

Infrastructure Development. The role of in-

frastructure in national development is to pro-
vide the built-up environment that allows pro-
duction, consumption and service activities to
take place. Infrastructure development in the
NFPP covers five subsectors transportation,
communications, energy, water resources and
social infrastructure. Selected infrastructure pol-
icies of relevance to Quezon City are:

{a) Promotion of inter-modal tansportation
systems, taking into account compatibility,
economic feasibility, comparative advantage
and linkages to facilitate smooth transfer of
people and goods between points;

(b) Prioritizing projects that allow increased
access to basic social and development ser-
vices while catering to the productive sec-
tors and market-based indusiry putting the
entire population into the mainstream of
sustainable development; and

{¢) Incorporating disaster mitigation principles
in infrastructure development.

These national policies shall inform the plan-
ning and management of Quezon City’s physical
development over the long time horizon.

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

In the near term the direction of urban de-
velopment for the country is defined by the Na-
tional Urban Development and Housing Frame-
work as mandated by the Urban Development and
Housing Act of 1992 (RA 7279).The current Na-
tional Urban Development and Housing Frame-
work (NUDHF 2009-2016) is an update of the
previous framework (NUDHF 1999-2004}

The Framework envisions for the country an
urban system that facilitates economic growth,
develops and strengthens local comparative ad-
vantages, and significantly improves the quality of
life of its residents.

The three (3) basic themes that form as
structure of the Framework consist of : (a} urban
system; (b} housing and communities; and (c)
governance. The first theme is divided into two
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sub-themes: urban competitiveness and poverty
teduction; the second, into housing affordability
and delivery and sustainable communities, and
the third, into performance-oriented governance.
To illustrate:

(a) Urban competitiveness. The urban system

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 rela-
tive to other cities of the region and of the
world.

The urban system .. Urban competitiveness.

- Poverty reduction

Housing and com-| Housing Affordability and delivery
munities. Sustainable communlties

Governance Performance-oriented governance

{b) Poverty reduction. The continued relatively

high poverty incidence in the country is a
direct result of the lack of pro poor economic
growth. As concentrations of economic ac-
tivity, cities can serve as agents of poverty
reduction.

(c) Housing qffordability and delivery. A signifi-
cant part of the problem plaguing the hous-
ing sector in the country is the tack of afford-
ability. The fundamental solution to this
problem is again rooted in economic growth,
which provides employment and income to
households, which, in turn, can increase
affordability levels. In the short-medium
term, increasing the availability of housing
credit and fnancial resources as well as low-
ering the cost of land and housing produc-
tion can make a significant difference.

(d} Sustainghle communities. Communities need

a combination 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 global climate change.

{e) Performance-oriented governance. Govern-
ance cuts across all modules, 1t is the key to
improving urban competitiveness and pov-

erty reduction, to providing shelter, and to
the development of sustainable communities.
Improving efficiency, reducing wastage and
corruption, and improving coordination
across ail layers of bureaucracy are needed
while taking into account the decentralized
structure of government.

The Framework {s intended primarily as a
guide to the formulation and implementation of
plans, programs and activittes (PPAs) of both local
and nationa! government through its strategic
recommendations.

Recommendations are prescribed according
to the themes and modules as follows:

1. For urban competitiveness

» Improve natfonal competitiveness by
increasing productivity and efflciency 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
potentiaily globally competitive.

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

¢ Increase Metro Manila’s attractiveness
as a global service center and visitors'
destination by improving basic func-
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 tourism sector and its region-
al /urban-rural linkages.

2. Poverty alleviation
+ Urban-rurallinkages

* Recoghize and enhance rural-urban
linkages of poverty alleviation to im-
prove labor mobility and increase the

Chapter I: DEVELOPMENT FRAMEWORK
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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 opportuni-
ties for the poor.

3. Housing affordability

e Local regional planning

* Link local land use/physical and com-
munity development plans with indus-
try/local employment generating in-
vestment programs.

¢ Land access and management

* Provide incentives to unlock land for
affordable housing.

* Provide and encourage access to land
for affordable housing.

» 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 con-
Sumers.

4 Sustainable communities

e [Jse market-based incentives and disin-
centives to provide public amenities to
support urban land use objectives.

¢ Encourage sustainable planning/green
building
* Review and revise tradifional 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.

» Integrate climate change adaptation and
disaster risk management into commu-
hity and regional development,

. Performance-oriented governance

* IRA-based incentives

* Provide incentives for LGUs to be Jess
IRA dependent and to mobilize their
own 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 implemen-
tation linkages.

¢ Interagency coordination

* Improve vertical coordination among
levels of administration (national, re-
glonal, 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
partnerships in project impiementa-
tion.

» Encourage and support performance-
based local governance.

# Interlocal coordination

* Support metro (interlocal) jurisdic-
tional cooperation; provide real incen-
tives to interlocal cooperation; harmo-
nize legal and service management
mechanisms among metropolitan
LGUs.




e

1011-2025 GG COMPREHENSIVE LAND USE PLAN

1.1.3 Towards a Humane World-Class Metropolis

: A Physical Development Framework Plan
for Metropolitan Manila (1996-2016)

The Physical Framework Plan for Metro-
politan Manila for the period 1996-2016 envi-
sions Metro Manila as a humane, world-class
metropolis renowned for its livability, eco-
nomic vitality and socie-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 heyond metropolitan boundaries.

To achieve the vision for Metro Manila,
the Plan adopted a strategy of development
based on selective specific policy zones con-
sisting of areas with varying stages of devel-
opment. These policy zones are :

(a) Regeneration Development Areas {RDA).
These are zones within the urban centers,
mainly the inner core, where new con-
struction and expansion of factories, high-
er educational institutions, among others
are to be contained. Activities proposed
for these zones include regeneration, re-
development and preservation.

(b) Suburban Development Areas (SDA). The-
se are zones located in the intermediate
and outer cores of Metro Manila where
planned development especially for shel-
ter or housing is encouraged subject to
local zoning regulations and environmen-
tal laws.

(c) Urban Prometion Areas (UP4). These are

zones located in the intermediate and
outer cores of Metro Manila wherein in-
dustries may be promoted in order to
serve as alternatives to activities which
may no longer be feasible in the RDAs.
These areas are also treated as redevel-
opment areas where structures and land
use cotild be changed to other suitable
activities consistent with the preferred
development thrusts.

(d) Urban Promotion Areas {UPA). These are

zones located in the intermediate and
outer cores of Metro Manila wherein in-
dusiries may be promoted in order to
serve as alternatives to activities which
may no longer be feasible in the RDAs.
These areas are also treated as redevel-
opment areas where structures and land
use could be changed to other suitable
activities consistent with the preferred
development thrusts.

(e} Urban Control Aregs (UICA). These are

zones extensively residential and com-
mercial 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 developments are better de-
ferred since they pose a strain on exist-
ing amenities and facilities. Preferred
activities are addition of basic services,
enhancement of facilities and utilities and
establishment of sound environmental
management programs.

(f) Environmental Preservation Areas (EPAL
These are zones which are environmen-
tally sensitive and where limited land use

activities could be allowed.

The foregoing zones designated in the Metro-
politan Framework Plan impinge on specific are-
as of Quezon City as follows: the area south of
EDSA falls under Regeneration Developiment
Areas {RDA), the portion north of EDSA which is
largely within the boundarles of District If be-
longs to Urban Control Areas (UCA), all the Tri-
angle areas to be for Urban Promotion {UPA}, the
La Mesa Dam together with the fauitline and the
rivers belong to Envirommental Preservation
Areas (EPA), and the Quezon Memorial Circle as
the Tourism Development Area {TDA). These
macro-level zones are by and large consistent
with the spatlal strategy and land use policles
that are dlscussed in detail in this Revised Com-
prehensive Land Use Plan of Quezon City (2010
Edition).

Page 5
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1.2 Rationale for Plan Revision

The time horizon of the present Comprehensive
Lang Use Plan (CLUP) on 2010. From the year it was
approved in 2000, significant transformations have
taken place in terms of the pattern, direction and
intensity of change in the physical environment of
the city. These changes are discussed fully in Chapter
2.

Another factor that has made the plan revision
imperative is the general election in May 2010 that
resulted in the change over from one administration
to another. With this revised plan the new leader-
ship can now claim ownership over such a vital docu-
ment that will serve as a new guidepost to help them
direct the growth of the city towards the preferred
scenario as articulated in the vision statement.

Yet anather factor that has pushed the need for
plan revision to the front yard is the growing and
widespread concern for disaster risk reduction and
climate change 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 yet unheard of in recent memory.
The passing of two laws, the Climate Change Adapta-
tion Act (RA 9729) and the Disaster Risk Reduction
and Management Act (RA 10121), has made it man-
datory for ali local government units to mainstream
disaster risk reduction and management (DRRM) in
all local government systems and processes.

For its part, Quezon City has taken the decisive
move to make its CLUP, CDP, and all subsequent de-
tailed plans and programs DRRM/CCA -compliant

The Climate Change Adaptation Act mandates
the formulation of a Framework Strategy for Climate
Change by the Climate Change Commission (CCC) cre-

ated under the Act. The Framework should be based
on climate change vulnerabliity, specific adaptation
needs, and mitigation potentials, In accordance with
international agreements. The CCC formulated the
National Framework Strategy on Climate Change for
2010-2020, identifying key result areas (KRAs) and
strategic priorities for Mitigation and Adaptation as
well as strategies on cross-cutting areas of Capacity
Development, Knowledge Management, Information
Education and Communication (IEC), Research and
Development (R&D), and Technology Transfer. The
Framework Strategy was translated into the National
Climate Change Action Plan for 2011-2030. The Plan
sets seven priorities which are Food Security, Water
Sufficiency, Environmental and Ecological Stabilit
Human Security, Climate-friendly Industries and S¢r-
vices, Sustainable Energy and Knowledge and Capac' iy
Development.

The Philippine Disaster Risk and Reductior and
Management Act of 2010 (RA 10121) decree; the
strengthening of the Philippine Disaster Risk leduc-
tion and Management providing for the Natio al Dis-
aster Risk Reduction and Management Fra nework
and the National Disaster Risk Reduction and Afanage-
ment Plan.

The Natitonal DRRM Framework of 2.'11 envi-
slons a “safer, adaptive and dlsaster-resilier ¢ Filipino
communities towards sustainable development” to be
achieved through four (4) distinct yet mutu lly rein-
forcing priority areas: {a) Disaster Prever tion and
Mitigation; (b) Disaster Preparedness; (c ) Disaster
Response; and (d) Disaster Recovery and Reh ibilita-
tion. The National DRRM Plan for 2011-20:8% sets
long-term goals, objectives, outcomes and activiti-s for
the sald four priority areas which can guide LGL's in
preparing their own Local DRRM Plan and impleme nt-
ing projects in accordance with their Iocal plan. B

-
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LAND USE AND
INFRASTRUCTURE
DEVELOPMENT CHALLENGES

This chapter highlights the issues arising
from observed changes in the way land is being occu-
pied and utilized within the territorial jurisdiction of
Quezon (ity. The observations were initially made
from aertal photographs taken in 2003 and 2009.
Additional information was then sought from other
sources whenever available. Background information
as well as explanations and implications of the ob-
served changes, were based on local knowledge, the
analysts being either residents of, or are thoroughly
familiar with their respective areas. Further valida-
tion on the ground was made whenever the occasicn
called for it.

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

2.1 Land Use Patterns
2.1.1 Resldential Land Use

In 1972, residential commu-
nities comprised about 21% of
the City’s urban area, with the
southern half (District I, Il & IV)
being extensively occupied. In
the northern half meanwhile,
residential areas were concen-
trated in the western part and
linearly located along major
roads like Quirino Highway from
Balintawak to Novaliches and
along Tandang Sara Avenue from
Quirine Highway to Common-
wealth Avenue. At the eastern
half of upper Quezon City, Fair-

velop as a new satellite community.

Residentdal growth continued its north-
ward spread so that by 1985, new communities
had established inwards from both sides of Qui-
rino Highway and Tandang Sora Avenue. How-
ever, a faster pace can be observed along Com-
monwealth Avenue {which, by then, was of
more improved condition, widened and con-
creted} where large-scale residential develop-
ments have taken place, like Filinvest Homes,
Don Antonio, BF Homes and Mapayapa Subdivi-
sion. Lagro served as the new satellite commu-
nity in that part of the city integrating the linear
growth from Quirino Highway on the west to
that along Commonwealth Avenue on the east,
even as large tracts of land in the mid-section of
the district remained vacant due to poor acces-
sibility. The southern parts of the city mean-
while had grown inwards through in-filling, d:-
minishing what used-to be pockets of vacart
land in the inner areas.

view Subdivision had yet to de-

Py I: Regkizntial Map 2003

Fig 2 Restdential Map 2009
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In 2009, residential development in-
creased with the opening of new subdivisions in
District 11 particularly in Capitol Area, Tandang
Sora, Fairview and Sauyo. Moreover, the con-
version of former industrial lots into residential
areas such as those of Sierra Vista in Bgy.
Nagkaisang Nayon and Circulo Verde in Bgy.
Bagumbayan, contributed to the increase, Other
contributing 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 portion of
La Mesa Reservoir reservation intc 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 R2 zones structures were
converted into medium-rise buildings.

Conversion of residential lots into com-
mercial use is also evident in the linear expan-
sion prevailing in District I and District Il from
R2 or R3 to C1; this is attributed to the opening
of new roads and the {mprovement of existing
OnNes.

Another notable change is the deteriora-
tion of some of the city’s old residential areas
located in Galas, Laloma and Project 4. This is
attributed partly to the
absence of property own-
ers who had left for other
places and entrusted their
property to caretakers.
Another reason is the sub-
division of some big prop-
erties into smaller lots,
thus making it difficult to
consolidate these again
for purposes of undertak-
ing commercially viable
redevelopment projects

With the city's vast
area of vacant spaces par-
ticularly in District Il pro-

liferation of informal settlers is also evident in
almost every available lot, be it privately or gov-
ernment-owned, or even along waterways and
other high risk areas. Many properties however
have been developed into Soclalized Housing
Projects including Community Mortgage Pro-
jects (CMP} As of 2010, the city made 215
CMPs with 9,204 beneficiaries of said 5,308
generated lots In 19 city-owned properties.
Overall, residential land use coverage increased
from an area of 425187 ha. in 2003 to
4,403.63 ha. in 2009,

2.1.2 Commercial Land Use

Commercial establishments in the city
have the tendency to locate in areas accessib'e
from residential concentrations. Hence, ribbc n
type of growth has been the dominant feature »f
commercial development in the city. Altho' gh
not entirely undesirable, such type of deve op-
ment leads to traffic congestion,

In 1972, commercial strips along major
roads were mostly concentrated along (.uezon
Avenue and A. Bonifacio Avenue. Oy the
Cubao area particularly Araneta Center .ould be
considered a more prominent commer ial node
in the city. Smaller commercial ¢ nters of
neighborhood scaie usually establishe | around
public markets could be found throug hout the
developed residential areas in souther 1 Quezon
City, at the Balintawak market area, : t Munoz

L
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Market vicinity, and at Novaliches Proper.

This type of land use occupied merely
0.88% of the City's urban area. With the intro-
duction of the “shopping center” type of com-
mercial establishments in the mid 70’s, activity
in Cubao increased, followed by SM City in the
northern area and at Broadway Centrum in New
Manila in the 80's. In 1995 more commercia)
nodes emerged such as at Sta. Mesa where SM
Centerpoint is Jocated and at Capitol which is
being serviced by the Gotesco Center. Simulta-
neously, intensification and continuing linear
spread took place within the populated districts
so that by 1995, commercial areas’ share had
trebled to 2.93% of the urban area.

In the year 2000, additional commercial
areas emerged in Fairview (SM City site), North
Triangle Business Center (where MRT 3 main
depot is located), and the Eastwood Cyberpark,
the country’s free trade area for information
technology at Bagumbayan where the head-
quarters of IBM and Citibank are located.

Commercial development in the city pro-
ceeded at a fast clip thereby increasing its land
use share from 5.93% in year 2003 to 6.26% in
2009. This was brought about by the intensifi-
cation of commercial activities within residen-
tial and industrial areas, in addition to those in
commercial zones, in all districts of the city. in
District I this was observed along roads catego-~
rized as residential along Examiner, Corumi,
D.Tuazon, Road 20, Corregldor, Road 8, Del
Monte and Dangay Streets. Commercial estab-
lishments intensified also in N.S. Amoranto
Street, Shorthorn, Mindanao, and Visayas Ave-
nues. In District II this trend was seen in Dahlia,
Luzon Ave, San Mateo-Batasan Road, Litex and
Buenamar Roads, Commonwealth Avenue, Fair-
view Extension, Quirino Highway, General Luis
and Regalado Avenue. District Ili commercial
intensiftcation was noted along Molave Street,
Xavierville, Esteban Abada, 20th Avenue, Liberty
and Main Avenues, Maginhawa, Sct. Chuatoco,
Ybardolaza, V. Luna Extension and Kitanlad
Street. In industrial areas intensification of

commercial activities was seen at the portion of
Ugong Norte adjoining the Libis Cyberpark Rib-
bon-type development is still the dominant fea-
ture of commercial development combined with
the intensification and continuing linear spread
at the city’s major avenues and areas with dis-
tinct features. In 2009, major land develop-
ments had taken place with the promotion of
mixed use development supported by high im-
pact infra projects. This trend is 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 residen-
tial areas into commercial uses. Attached on
Annex 2-A is the updated list of registered busi-
nesses in Quezon City.

The construction of the LRT station in
Cubao and the allgnment of elevated tracks
along Aurora Boulevard, however, contributed
to the deterioration of the area and the gradual
closure of small retall and service shops front-
ing Aurora Boulevard.

Novaliches Proper and the Quezon Insti-
tute compound are two areas that failed to de-
velop according to their intended use or reuse
due to narrow streets which are not conducive
to intensive commercial activities

2.1.3 Industrial Land Use

From 1995 to 2000, a decrease in industri-
al development was observed in the city due to
the national policy on dispersion of big indus-
tries to areas outside Metro Manila. Industrial
development remains confined at the city’s tra-
ditlonal industrial zones such as Balintawak,
Novaliches and Libis due to their proximity to
the industrial areas of adjoining cities, Caloocan
and Pasig City. In Libis, areas zoned as industri-
al are now being converted into commercial use
taking advantage of the spili-over effect of the
recent development of Eastwood City. This con-
version trend has led to a diminishing share of
industrial use from 3.99% in 2003 to 3.80 in
2009, It is perceived that industrial areas

Chapter 22 LAND USE AND INFRASTRUCT™. ke DEVELOPMENT CHALLENGES



Page 10

Chepter 2 LAND USE AND INFRASTRUCTURE. DEVELOPMENT CHALL ENGES

2011-2025 QC COMPREHENSIVE LAND USE PLAN

would con-
tinue to
decrease.

Indus-
trial devel-
opment in
the Balint-
awak area
will how-
ever, con-
tinue for
some more
time due to
the devel-
opment of
several
major
roads that
link it to
the seaport
and the
North Lu-
Zon Agro
Industrial
Economic
Center
(Subic and
Clark). For
its part, the
Payatas ; s 4
area has become a viable place for light indus-
tries due to the economies generated by the
existing dumpsite, particularly those related to
materials and energy recovery.

Fig 5: Bdusirial Map 2002

2.1.4 Institutional Land Use

Institutional areas in 1972, constituted
3.41% of the city’s urban area, concentrated
mostly in Districts I, 11, and 1V particularly along
East Avenue and the Elliptical Road. These are
national agencies (LTO, SSS, BIR, DA, DAR) and
government medical institutions (Heart Center,
East Avenue Medical Center) that have already
been established since then. The large tracks of
land occupied by major universities/colleges
)Mike the University of the Philippines, Ateneo de

Manila University and Miriam College also form
part of the traditional institutional zone

Adding to the inventory of institutional
areas are those occupied by at least 588 public
and private schools (pre-school, elementary and
secondary levels), 87 colleges and universities
including vocational and technical schools, 61
public and private hospitals, 61 health centers,
130 barangay halis, 12 police stations, 19 fire
stations, 125 churches and chapels, and 67 gov-
ernment offices/agencies.

In
recent
years
various
institu-
tional lots
were con-
verted
into com-
mercial
and resi-
dential,
The Na-
tional
Govern-
ment
Center

site locat~
ed in Dis-
trict II is
one of the
major insti-
tutional
zones  of
the city
that was
reduced in
size  with
the declara-
tion of 150
ha at
westside as
socialized

Fg & astiiutional Map 2009
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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 Llgas have also been withdrawn, albeit unof-
ficially, from institutional use.

With the rapid increase in the city’s popu-
lation and the resulting growth of residential
communities, the need for support institutions
such as schools of ali levels, health facilities, and
the like, increased, especially in highly populous
District II. Service providers, both government
and private, responded to the need. The net ef-
fect of this is the almost negligible increase in
the total share of institutional land use. The
lands allocated for these latter institutions
moreover are severely inadequate. Their loca-
tions were sporadic and lot sizes were below
the standard prescribed by the natlonal govern-
ment. Lack of sites of adequate size for pubiic
schools particularly in District I coupled with
the existence of big classes and 2-3 shift class
schedules has resulted in overpopulated
schools and poor learning conditions.

Ancther observation is the lack of space
for public cemeteries, as existing cemeteries
have already far exceeded their capacity and the
number of burials ts increasing. This resulted in
congestion with graves seen spilling into paths
and walkways.

2.1.5 Other Uses (Historical/Heritage and
Cultural Sites, Tourism District, etc.)

The National Historical institute (NHI)
identified several historial sites in Quezon City
based on their importance, characteristics and
significance. Among these sites Is the Pugad
Lawin Shrine in Barangay Bahay toro, where the
first cry of freedom against the Spanish colonial
regime was made. A famous historical landmark
in the city is the Quezon Shrine in the 25-hectare
Quezon Memorial Circle (QMC). Inside the shrine
are the tomb of President Manuel L. Quezon, the

city’s founding father and the museum dedicated
to him.

An obscure site at General Macabulos
Street in Barangay Bagong Sllangan Is the Gen-
eral Lawton Monument The US General was
killed on this site by the Katlpuneros during the
American’s occupation of the country.

The internationally famous, especially to
freedom-lovers, 1986 EDSA Revolution occurred
at the Epifanio delos Santos Avenue (EDSA) bor-
dering Camp Aguinaldo and Camp Crame. To
commemorate the historical events there are

now established EDSA Shrine at the comer of
EDSA and Ortigas Avenue and the People Power
Monument at the corner of EDSA and Katipunan
Avenue. (See Annex 2.3 for list of other major
uses)

2.1.6 Trends in the Built Environment

From 2003 to 2009, construction of resi-
dentlal structures 8 floors and above happened
mostly in District IV (34) approved applica-
tions for Location Clearance) followed by Dis-
trict 11T (14) then District 1 (13). District I} has
the lowest share (6) in this type of develop-
ment. However, for low-rise constructions with
1 to 3 storeys, District 11 came out on top with
10,110 applications followed by District [1I
(2,441) and District 1 (2,371).  District IV
trailed behind with only 1,780. From this
trend it can be observed that urban expansion
is taking the form of densification in the older

Poge 11
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built up part of the city (District IV, 111, and I)
while low density development is still typical
in the relatively under-built District II,

This trend indicates that District If and
some parts of District 1Il are still in the inltial
development stage where new communities are
being put up from once vacant lands. In the old-
er built-up areas on the other hand, redevelop-
ment and transformation towards densification
through upwards expansion is the occurring
pattern. Land values may also be attributed in
places where these higher buildings are opted
than low rise structures.

For mp]mémiql developments, the typi-

' Tc:%ﬂ retail'and service type of activities still domi-

nate as indicated by the volume of approved
applications for location clearances where, from

Toble 2.1
: Approved Location Clearances for
Rg:!dehtlal Bui_ldlngt:nnutmctlon {2003 to 2009)

Table 2.2
Approved Location Clearances
for Commercial Building Construction (2003 to 2009)
i o | Diat | DistIl | DistINl | DistTV | Toal
1103 456 526 321 461 1,764
47 44 23 2 65 164
B & up 6 1 3 8 20
Dist Total Lsnﬁ 550 358 53 | 1,948
|
S emac PO
2.Infrastructure Development
2.2.1 Road Network

The City’s total road length as of 2009 is
2,247.75 kilometers, an increase of 32.34 kms from
2003. This was generated by new subdivisions and
muiti-dwelling villas developed during the period,
located mostly in District IT and District IIL

Na. of Stareys. | Diat1.:|Dist I [Dist Il [Dist IV | Total
i A Nl it il e e Table23: Comparative Road Length 2003 and 2009
103 2371 10,110 | 2441 | 1,780 | 1L125 Ca 2003 2009 Increase/(Decre: se)
Y | (Kms) | (Kms) (Kms) .
4107 131 m 116 137 483 P 156.68 158.45 178
8&up 13 § 14 34 &7 Secondary 160.13 161.26 1.12
Alteenate 017 | 4043 025
Lnimmnm: 2,315 | 10217 i,m 1951 | 17,254 ol 039 | 37380 0
Soent s EPDO Testiary 131197 | 133504 21.10
—]
2003 to 2009, 91% of 1,948 are for low rise (1 Service 17620 | 18077 4.68
to 3 foors) structures, 8% for medium rise (4 to L YeuwToml | 221841 | 224775 1234 R

7 floors) and a mere 20 clearances (1%) for
commercial buildings 8 floors and up.

Again, most of these construction pro-
jects are in District Il (550) followed by District
IV (534), District I (506) and District IIl with
358 projects.

Swere QPO

The growth pattern is generally of an inward
expansion from the existing primary roads (ie: Quiri-
no Highway, Commonwealth Avenue and Tandang
Sora Avenue) to inner areas where most of vacant
lands are sttuated.

Extension and inter-connection of main roads
also took place, these are: Katipunan Avenue in

LD 1
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Increase /Decrease In Road Length
by Caf ry, by District, 2003-2009
come | B | 2| ot [ e
Primary 0 178 0 0
Secondary 0 0.85 0.29 0
Alternate 0 0.25 0 ) 0
Collector o 151 1.89 0
Tertlary 0.33 16.50 3.35 0.92
Service 0 1.14 0 3.53
Dist Total 033 2204 5.52 445
Source: QPCDO

Nagkaisang Nayon, South Zuzuarregui
Street in O!d Balara, Congressional Ave-
nue in Culiat. This provided alternate
routes to motorists that decongested
traffic in parts of the network
{Novaliches Proper, Tandang Sora Ave-

Page 13
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Table 2.5
Total Road Length by Category,
by District, 2009

Dist] | Dist1l | Dise I |Diet IV

Primery 32.56 65.00 21.75 39.14

Secondary | 38.19 5229 2657 | B2

Altermate 13.95 12.86 517 8458

Collector | 53.88 230.36 48.55 40.91

Tertiary | 17380 | 81935 | 1B80.11 | 159.78

Service 1nmn e 4125 52.44

Diist Total | 324.08 | 1,255.34 | 32340 | 34493

Saurex QCPDO

nue corner Capitol Hills Drive, Tandang
Sora Avenue corner Visayas Avenue)
made easier access to interior commu-
nities and opened up land-locked areas
for development.

Chapter 22 LAND USE AND INFRASTRUCTURE DEVELOPMENT CHALLENGES
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Capacity improvement projects were under-
taken to improve trafiic 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 Common-
wealth Avenue to Congressional Avenue and Kati-
punan Road in Panso! (2 lanes north bound) includ-
ing the construction of a new road segment along
Capitol golf course until the fly-over across Common-
wealth Avenue under the C-5 project.

Currently, road density in the City is at 16.68
ks per 100 hectares (kphh) which is still below the
26 kphh density for a totally bulit up urban area. This
indicates the presence of undeveloped lands in the

City.

Districts I and Iil were noted to have the low-
est ratio for primary roads. The inner area bounded
by Quirino Highway, Commonwealth Avenue,
Tandang Sora Avenue and Mindanao Avenue in Dis-
trict II, Jacks primary roads for direct access to com-
munities thereat. Other areas experiencing difficulty
of access due to lack of primary roads are Nagkaisang
Nayon, Balintawak, Payatas and, in District IlI, Old
Balara {east side of Commonwealth Avenue).

Table 2.6
Road Denslty (2009)

Catego Discl | Distll | Distlli | pietlv | ciy
| Y phi) | Gephb) | (kphiy | Gophb) | (iphb)

Primary 167 094 097 1.66 i18
Secondary &

Alternate 267 333 LLGZ .69 150
ource: QCPDO ]

2.2.2 Transport

Based on the traffic survey on major
roads conducted by the MMDA Traffic Engl-
neering Center, EDSA is the most heavily used
road in the City with a total of 2.06 million ve-
hicles per day (mvpd}, followed by A, Bonifacio
Avenue with 1.34 mvpd, then Katipunan Ave-
nue [C-5) and Quezon Avenue each with 1.34
mvpd. Along EDSA, the portion from West Ave-
nue to Quezoh Avenue has the highest count at
0.3 mvpd while the lowest is at the section
from Bago Bantay to Congressional with 0.120

mvpd. Along Quezon Avenue, the highest vol-
ume occurs at the section from BIR Road to
Elliptical Road with 0.2 mvpd and the lowest is
from D. Tuazon to Banawe at 0.1 mvpd.

As to type of vehicles, jeepneys comprise
9% of the total traffic volume while buses
make up 4%. Cars comprise 70% while trucks

Fgt1: TransportMap -
R T S A

represent 4%. Motorcycles make up 12% of
the total number of vehicles in the sireets. | or
tricycles which ply the inner areas, the Cit /s
Tricycle Regulatory Unit has registered a tctal
of 24,800 tricycles distributed among 150 Tri-
cycle Operators and Drivers Association
(TODA) routes.

Light Rail Transit systems operate along
EDSA and Aurora Boulevard each with capaci-
ty of 500,000 passengers per day. MRT 3 along
EDSA serves from North Avenue to Taft Ave-
nue in Pasay City (with 5 stations within QC)
while LRT 2 on Aurora Boulevard operates
from Santolan,Pasig City to Rizal Avenue in
Manila (with 7 stations in QC].

Extenston of LRT 1 from Monumento in
Caloocan City to North Avenue via EDSA is
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about to operate, the viaduct of which has been
completed. It will link with MRT 3 on a com-
mon terminal. Also, pending final approval of
. the proposal, construction of the proposed
MRT 7 from North Avenue to San Jose del Mon-
te City in Bulacan is about to commence.

2.2.3 Power Supply

Manila Electric Company (MERALCQO)
adequately serves the electric power require-
ment of the City. Three (3) power transmission
lines (two from north Luzon and one from
South Luzon) of MERALCQO pass within the City

Fiyy 12: PowerSupply Map

" o

terminating at its Balintawak and Galas deliv-
ery point stations. There are twelve MERALCO
sub-stations all over the City.

MERALCO has a total of 512,255 custom-
ers in the City as of December 2009, Residen-
tial customers comprise 461,645 or 90.1% of
this total; commercial make up 9.6% at 49,082
while industrial is at 1,110 or 0.2% and street-
lights have 418 accounts. As to energy con-
sumption, commercial users expended
1,803,598 megawatthours (49%) while resi-
dential used 1,341,657 MWh (36%) and in-
dustrial consumed 516,266 MWh (14%).
Streetlights used 26,169 MWh.

2

Capital projects lined up by MERALCO for
the next 5 years (2010 to 2015) include expan-
sion of Balintawak station with installation of a
4th 300 MVA transformer, construction of high
voltage (115 kV] lines and expanslon of five
sub-stations with additional bank units.

2.2.4 Water Supply and Sewerage System

Water supply in the City is provided by
the two concessionaires of the Metropolitan
Waterworks and Sewerage System (MWSS).

Poge 15
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"The north and west parts of the City are within
the concession area of Maynilad Water Ser-
vices, Inc while the southeast is under the Ma-
nila Water Co,, Inc. (See Fig. 12}.

As for sewerage, the most common type is
the individual septic tank. Community sewer
treatment plants exist only in older residential
communities mostly developed by the then
PHHC (now NHA] namely: Roxas District, Quiri-
no 2 and 3, Project 4, 6, and 7, Malaya Housing
Project (UP Village, Teachers Village, Central,
Pinyahan, Sikatuna Villages) GSIS Village, Con-
gressional Village South Triangle, Kamuning,
Heroes Hill and Philam Subd. (See Fig. 13].

Maynilad undertook massive replacement
and rehabilitation of the old pipes which domi-
nate its territory being mostly old communities.
Expansion of its distribution pipelines network
to cover newer communities was also undertak-
en. From 2007 to 2009, Maynllad 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 yet cov-
ered by the supply network of Maynilad. These
are in Payatas (around the dumpsite and near
the boundary of Raodriguez Rizal}, in Holy Spirit
(north part of BF Homes), in North Fairview and
in Kaligayahan (inner part of Zabarte Subd.}.

Maynilad is currently upgrading its Com-
munal Septic Facilities at Congressional Avenue,
Project 7 (Road A and Roosevelt) and Project 8
(Legal and Grant) and has plans to build 13
Sewerage Treatment Piants along Dario Creek,
San Francisco River and San Juan River from
2010 to 2012

Manila Water is currently undertaking
community-wide water pipe laying works in
Culiat and Pasong Tamo (Mira Nila, Tierra Bella,
Casanova, Muslim Compound), and Capitol Hills,
and main line replacement at Laging Handa,
Damayang Lagi, and E. Rodriguez Cubao. For
most parts of the City within its concession area,
Manila Water has previously completed rehabil-

itation and replacement of its water distribution
pipes but more improvement works are lined
up for implementation in 2011 to 2013, This
includes pipe replacement along Quezon Ave-
nue, Commonwealth Avenue, North Avenue, and
Kamuning Road.

Also being implemented by Manila Water
is the massive replacement of sewer lines in
Project 4, UP Village, Teachers Village, Central,
Pinyahan, Sikatuna, the entire Quirino District
and Project 4. Programmed for 2011 are West
Triangle, Sta Cruz, South Triangle, Laging Han-
da, Paligsahan and Kamuning,

2.2.5 Drainage

The City is within the catchment area of
five river systems. (Fig. 15) San Juan River
which collects surface run-off in 46% of the
City’s territory has the largest coverage. This
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Flg 15: River Basins Map

includes the area east side of Quirino Highway
at Barangays San Bartolome, Baghag and Taii-
papa eastwards to Holy Spirit then at south
from Mayon Street in La Loma down to Camp
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Aguinaldo on the east side. About 100 kilome-
ters of rivers and creeks form the drainage net-
work within this basin,

Tullahan River covers the next largest area
at 349 of the City. This includes the Barangays
of Commonwealth, Fairview, Lagro then west-
ward to Novaliches, Nagkaisang Nayon then
southwards to part of Talipapa on the west side
of Quirino Highway. Tullahan River also is the
outfiow channel of La Mesa Reservoir. About 28
kilometers of creeks act as tributaries to this 12
kilometer main waterway.

Marikina River is third with 15% of the
City’s terrltory covered. This includes the area
north side of Commonwealth Avenue in Baran-
gay Commonwealth, eastward to Payatas, Ba-
gong Silangan then southwards following the
down slope of the ridge at Batasan Hills, Old
Balara and Pansol towards Ugong Norte.About 9
kilometers of Marikina River serves as the Clty's
natural boundary into which 25 kilometers of
creeks and canals directly flow.

The northernmost part of the City (Green
Fields Subd in Barangay San Agustin and Kaliga-

Table 2.7
Power Systems Coverage
. % of total
S (i )
A A, )
Fﬂn]mﬂiﬁl 7,461
106,06 ks of ivers and creeks
Tollahsii River (nclodes 2478 | 5416 el et
hat La Meaa Darn) [ L I
s i ) o
*40.65 kmsc_bf vvers and creeks
T

r‘34.21 Yema of gvers and crecks

5.11 kms of rivers and creeks

Pasig River . *

43,99 ks of sivers and crosks

TOTAL T ez | 0%

‘ f«muv_im

yahan and Maligaya Park Subd in Pasong Putik)
with an area about 3% of the City is part of the
Meycauayan 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).

With elevation range from 2 meters above
sea level {a.s.l} on the south near Mantla up to
232m asl on the northernmost tip of La Mesa
Reservoir the City is generally unaffected by
tidal flooding. (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 however are prone to overflow ficod-
ing should San Juan River start to back flow at
its junction with Pasig River. Also prone to back
flow flooding due fo adjacency to low lying
parts of Manila are portions of La Loma at Si-
moun, Maria Clara, Calamba and M. Cuenco
Streets and, in Galas, at Matimyas and Mindanao
Streets where the area drainage collector cul-
verts are located,

Exceptional events of flooding have oc-
curred in other parts of the City. The areas near
the creeks are most susceptible when excessive
downpour happens in the City.

In the built-up parts of the City, road
drainage facllities comprised mostly of rein-
forced concrete pipes and box culverts, serve as
local surfdce drainage collectors that empty into
the-creek or river.

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 clogged.

2.2.6 Communications

With the liberalization of the telecommuni-
cation industry, more firms are now oifering
telephone services in the city. As of December
2010, there are five {5) telephone companies

Page 17
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" that provide phone services in the city, ie.,

PLDT, Bayantel, Digitel, Multimedia and Eastern
Telecommunication Services, Inc.

Cellular mobile phones are offered by
Giobe, Smart, Bayantel and Digitel while broad-
band services are now available through PLDT,
Bayantej, Digitel, Smart and Globe.

Primeworld and Radio Marine. Telegraph
and Telex services are provided by PT&T while
postal services are provided primarily by the QC
Central PhilPost Office. The city has 10 post
offices and 9 private postal stations distributed
citywide. Other services include mail and parcel
delivery, money order, domestic and interna-
tional express mails and PO Box leasing.

The city is also abreast with modern infor-
mation technology with the entry of internet
service providers and the emerging local and
international call centers.

In the broadcast media, in 2010 the city is
home base to eleven (11) local television net-
works including ABS-CBN in Mother Ignacia
Street, the GMA Network in Timog cor EDSA,
TV5 in San Bartolome, Novaliches , the state-
owned NBN in Visayas Avenue and RPN 9 and
IBC-13 in Broadcast City ‘ :
Capitol Hills, Also located
in Quezon City are six (6)
cable TV network, seven
(7} AM radio stations, and
four (4) FM radio stations.
All major newspapers and |
magazines and publications
are easily available even in '

the remotest corners of the
city..

2.2.7 Solid Waste Man-
agement System

With the closure of the
Payatas Controlled Disposal
Facility in December 2010,
the City shall be disposing its
garbage in a 3.2 hectare

Sanitary Landfill, located near the Payatas Con-
trolled Facility. It Is owned and operated by IPM-
ESI and shall start in fanuary 2011.

The QC Sanitary Landfill is located in Baran-
gay Payatas, in the northeastern part near the
boundary of Rodriguez, Rizal. It is about 3.5 kms,
from the junction of Litex Road and Common-
wealth Avenue and can be reached via the two-
lane concrete paved Litex Road.

The Integrated Solid Waste Management
Facility has three (3) project components:

- Materials Recovery and Processing Facility
forwaste reduction/processing

. Engineered Sanitary Landfill for the dis-
posal of residual wastes

- Maintenance and post closure care of the
Payatas Controlled Disposal Facility

In order to closely monitor the landfill opera-
tion pursuant to DENR regulation and adminis-
trative order, a Multi-partite Monitoring Tean
was created and is composed of the DENR-EMI,
MMDA, EPWMD and POG, IPM-ESL no -
government organizations and the Barangay.
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The post closure care of the old dumpsite is
being undertaken to ensure its safely to human
health and the environment About 1,694 trees
and 730 seedlings were planted on the site by
different government employees, NGO's and stu-
dents. At present, there are 87 wells drilled in the
old dumpsite to continue the City’s Blogas Emis-
sion Reduction Project in cooperation with the
Italian group called PANGEA Green Energy. The
project involves extraction, collection, flaring and
conversion to energy of blogas that earns Ceril-
fied Emission Reduction {CER) or Carbon Credits,
revenues which can be used for sustainable devel-
opment projects,

2.3 Parks and Open Spaces

On vacant lands, a decrease of 175.04 hectares
or -1.082 was observed from 2003 to 2009. It took
place after the 1997-1998 Asian financial crisis
when the economy rebounded and investors be-
came active in development. The city became the
place of investment because of the presence of large
tracts of land ripe for development. Of the 172.04
ha. of vacant lands in 2003 that were developed,
119.26 ha. or 52.6% were utilized for residential
projects which, theoretically, should have included
open space allocation ranging from 3.5% to 9% de-
pending on the density. The minimum area of func-
tional open space expected to be generated from the
residential development is 4 has. However, the
changes in land use distribution from 2003 to 2009
showed that the total area of open 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 construct
subdivisions or housing projects with sizes below
one hectare to be exempted from the open space
requirement of the law. This strategy ailows devel-
opers to maximize use of the land and generate and
market more lots for profit at the expense of ecolog-
ically balanced development. ' '

In the last eight years, many parks were either
developed or rehabilitated. These include major
parks like the La Mesa Eco Park, Quezon Memorial
Circle and Balara Park and the ﬁeighliorhood'or

community parks. These were upgraded and fur-
nished with park amenities and facilities. This de-
velopment was embarked upon during the Belmon-
te Administration which recognized the role of
parks in the impravement of the environment and
the quality of life of the people.

Another observation is the competition for allo-
cation among allowed public uses in open spaces
such as schools, health centers, barangay halls, plac-
es of worship, roads, parks and playgrounds and
recreational areas. In PD 12186, it is clearly stated
that open space is an area reserved exclusively for
parks, playgrounds, recreatlonal uses, schoals,
roads, places of worship, hospitals, health centers,
barangay centers and other similar facilities and
amenities. Technically, all these uses could be ac-
commodated but due to limitation in land area of
most open spaces, there is conflict as to which use
should prevail over the other.

Structural encroachments and informal settie-
ments on many open spaces were also a reason for
the decrease of open space, Likewise the conversion
of a 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,

Schools like UP, Ateneo de Manila University
and Miriam College and some government institu-
tions have huge premises that have remained large-
ly open with relatively small building footprints.
These institutions from the very start have big land
reserves and do have plans to preserve these huge
open space allocations, All these add up to the in-
ventory of open spaces in the city.

2.4 Jssues Arjsing from Observed Land Use
Changes

Based on the above table and on the preceding
discussions the following observations can be made
by way of summary:

(a) Residential land use accounts for the biggest
increase both In terms of actual hectarage and per-
centage share, is added to the residential land. Note
however, that the increase in hectarage of social-
ized housing is almost equal to the decrease in the

Chapter 22 LAND USE AND INFRASTRUCTURE DEVELOTMENT CHALLENGES
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Table 2.8 Comparative Land Use 2000, 2009}
LAND AREA (in hettares)
LAND USE ' e rre,
| YEAR 2000 G to TOTAL| YEAR 2009 o, D JOTAL
Resideraii | 2.268.58 26.50%]
Eommercisl | 96076 5.90% which is fortunately the case.
Industrial S42.08 E?
rwtitutonsl | 1,413 T 7.uu’ 1,154.10
Fﬂj.l IM 1681 0.10’5’ &9,
[Prev Space 13405 1.48%
Recreational | 6081 0.38% 60 osr%  {0.8) O
S 15 saa J.SES%L 200 o
rdormal
bt 13077 7 oas  s7ed  gam) s
tary 221.06 1.3‘7,5( 215.8!1 13&! B8]

8658 Q“KL mﬁ 0.% 35.2; .08
1ty Lmaa kﬁ 25584 1.5747 14 O
Mocat | 206050 279 192613 1195% (13437

(233.31)

E\nzd 2,349.94 u.ﬂ‘l{
F!tnetways 144.43

[mm. 16,1125 | 1

area under 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 informal settlers through the
community mortgage program. It can be concluded
therefore that new residentiai land is being put in
the open market.

[b} Another gainer is commercial land use. The
increase in commerclal hectarage comes mostly
from the conversion of former industrial sites into
mixed-use commercial-residential development.
Because of the large parcellation common in indus-
trial sites these sites are being put under high-rise
construction. The other pattern observed in com-
mercial space production is the development of
extensive areas of vacant land. The mall-type com-
mercial development is an inefficient way of utiliz-
ing valuable urban space.

(c) Institutional land use increased very slightly
due to the increasing need for space for social ser-
vices like schoois and health centers This stingy
allocation of institutional land no longer meets pre-
scribed standards for various services whose stand-
ards are being compromised.

(d} The biggest loser in absolute hectarage is in-
formal settlements. But this decrease is probably a
positive development if there is a commensurate
increase in the allocation for socialized housing,
Otherwise the de-
crease can be attributed to off-site refocation. Can
the city sustain the policy of in-clty relocation?

{(e) Another loser is industrial land use. This is
due to the phase out of manufacturing from the me-
tropolis that started in the early 1980’s. The loss of
manufacturing from the city’s landscape may be ap-
plauded 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 generate
enough jobs for all job seekers. Almost complete
reliance on the services sector creates a society of
consumers. The challenge for the city leadership is
how to retain and encourage investments in “clean”
manufacturing to keep the city’s economy essentially
diversified.

2.5 Hazqrds

The assessment presented in this section cove s
three hazards most commonly occurring in the city or
with greatest threat and impacts in terms of din-
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ger to human and physical aspects. These hazards Tabis 25: Tap Five Bamngays for each of the critical

are flood, earthquake and fire.
b o

2.5.1 Flood Risk Assessment

Feafthcare Certere  Central, Bagumbuhay

The City Government entered into a Memo-

randum of Agreement with the Earthqualée and Emergency and Res- Masambong, N. 5 Amoranto
Megacitles Initiatives (EMI) for the joint under- 2‘: Operation Cen- (G"“""gn‘z’::'l:);m"’s“"“‘“"‘"'
taking of the “Building a Disaster Resillent Que-

zon City * Project. Among the outputs of the pro- High Loss Potential [Fairview, BagongLipimaangCrame, Ba-

Ject are the Hazards, Vulnerability and Risk As- Facilitics yan, E. Rodrigue, Holy Spirit

Huazardous Pacilitics [Fatalon, Manress, Bagumbayan, Sto. Do-
ringo (Matalahib), Talayan

Barangay Hotspots
Based on Flaod Hazard and Vidndratulity

jor Roads Pag—ibigsaNayon, Commonwealth, Sta,
;-“.—h:.;--um Mcmica, Cspri, Duy‘un-duym
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DB oot czary
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Population affected by floods

. "A total of 700,000 people-are estimated to be
affected In Quezon City. (16% in low suscepti-
bility areas, 30% moderate flood susceptibility
areas and 54% in high flood susceptibility are-
as).

- The top three Barangays that have greater
than 80% within the high flood susceptibility
area are Caprl, Talayan and Katipunan,

- The JICA model estimates that climate change
can increase the affected areas in Quezon City
by 2050 by as much as 7%.

Fig 17 QU Barangay Hiotapots Map  (Based or Flood Hazad aud Vuloerbity) Casualties Caused by Floods

« It is estimated that 111 casualties in Quezon

sessment (HVRA) Report and the Disaster Risk City will be caused by a 100- year flood.

Reduction & ﬁ_»!anagement Pian (DRRM"? ) Key » Areas which are in a high flood susceptibility
findings contained in the HVRA Report include zone (inundation depth greater than.200cm),
the following flood situation in the City: are likely to encounter casualtles 2.5 times

greater than medlum susceptibility areas
(inundation depth between 50cm and 20cm)
and 5 times greater than low susceptibility
areas (inundation depth below 50cm)

Top five barangays to prioritize for flood
earth Impacts are Talayan, Damayang Lagi, Rox-
as, St. Peter, and Dona Imelda.

In addition to the above, the following ba- . The largest number of casuaities is expected to
rangays constitute a second tler for prioritizing be in Batasan Hills, Tatalon, Sta Lucia and Ba-
emergency management planning and prepared- gong Silangan due to their higher population
ness actfons; These are Barangays Sto. Domingo which are affected by high flood exposure lev-
(Matalahib), Tatalon, North Fairview, Bagum- els.

Chapter 2:  LAND USE AND INFRASTRUCTURE DEVELOPMEN | LHALLENGES
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.« The top four barangays with casualties had
more informal settiement buildings than av-
ei’g@e in' Quezon City. “This Is also probably.

" due to the many Informal settlements located
nearby river systems

- For every 1,500 informal settlement buildings,
an averdage of 1 extra casualty is estimated to
occur.

« 30% of the population of Quezon Clty is under
15 years old and are at greater risk of becom-
ing a casualty.

Population Displaced and Affected by Floods

» Around 68,619 people are estimated to be
displaced.

. The largest number of people displaced are
expected to be In Batasan Hills, Tatalon, Sta.
Lucia and Bagong Sllangan due to their higher
populations which are affected by high flood
exposure levels,

+ There Is one casualty for every 1,000 people
displaced. -

« Around 700,000 people are expected to be af-
fected with additional people due to possible
power or utility Issues.

Economlc Losses

. The total economic loss resulting from this
study comes out to be 319 million USD of which
about 245 million USD is capital stock related.

Tabd 2.70: Summary of Consequences of Flaods to Secior Iuckding Wmmnm%qm

o bFlemreans £ g e Pog S by o ! foiinds

Tevtprad Boveanimc il

Full implementation of the QC Shelter Progeam
Popahtion Affected Est. Population: 1.334 M Tntercity Flood Control Program
150 deaths {Blwd onOnday) Rgcovm:y of easements
Strict-implementation of RA 9003
Loss of lives & d o properties vammofbudgetforhvelﬂmod(suttﬂphxdgetfmhwlﬂmod)
Disraption of public services Trsinings far livelibood & income
Ecoaomic Activity Lifeline Discaptions (Commmnication, water, Additional rubber boat, penewators and relisf goods (foad, medicine,
poweg) clothes :
Provision of evacuation arcas
Hedlth and Senitation "Gomayumity-based trainings DRRM - First Aid Trsining
Livelihood & Shelter '
Access to Incomse/ . Involve NGO»
Services Unemoh Budget Allocation
Molslity and Accesuibility Basic Training, using indigenous materiads / sesources
Create livelibood prograrns for rehabilitation “work for food™
Declogging of canzls/drsinages/rivers
Develop protocols on slert kevels/ communication during inclement
Man- Relocation sites of 1SF located akmg riverways,/creeks
agemaont and First Formulste contingency plan of berengay
Responders Enhancement trining & capecity building of BERT
Tnstall CCTV & Flood markers 1o fiood prone areas
Oudinance for force evacuation
Institwionel and Laas of lives, properties & livelihood Review & revision of CLUP & Zoning Ondinance
Land Use Admnimie- Presence of informal scttiers elomy tvers & Locate activities & finctions in flood free ameas
toators crecks Stoct implementation of the water code (3-M creck easement)
Water Contamination {waterwsys & potable Stuict monitoring of complisnce of water campanies
wuter Construction of retaining wall dcdesiliation of rivers
Physical Resources Waste Accuamlation Strict implamentation of waste segregstion policics
Damage to parks and wildlife IEC on proper waste segregation
Dresiltationd: construction of retaining wall
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Posl‘:-!-‘lood Health Issues - Adapted JICA Out-
break Model

. High disease incidence rate after a flood com-
bined with systemic failures of healthcare sys-
tems and parallel infrastructure such as the wa-
ter and sanitation system constitute a major
vulnerability.

« More than 2,089 people were treated for bacte-
rial infection in Manila and surrounding prov-
inces 162 people have died as a result of Lepto-
spirosis. infections, more than flve times the
number of Leptospirosis deaths in the entire
country in 2008 (Balbuena et al, 2010).

. Dose-response relationships for the indicator
pathogen (E. coli) using different ingestion rates
as a function of flood inundation depth and age
show that as many as 6,800 people in Quezon
City are at risk to gastrointestinal lliness via
incidental ingestidr‘: of flood water.

. People under the age of 15 are at significantly
higher risi.

West Valley Fault

Fig. 18 West Valley Fantt Mp : Digia Torméa M (DOTM}

- Barangay Holspots
5 ' Rated Earthauake Harard and Vuineralility

2.5.2 Earthquake Risk Assessment

The HVRA Report of “Building a Disaster
Restlient Quezon City” Project dealt extensively
on the risks, consequences, and impacts of a 7.2
magnitude earthquake generated from the move-
ment of the West Valley Fault System which ex-
tends north of Montalban in western Rizal prov-
Ince and passes east of Metro Mantla to the south,
possibly as far as Tagaytay Ridge. It traverses the
eastern boundary of Quezon City, particularly
Barangays Bagong Sllangan, Batasan Hills,
Matandang Balara, Pansol, Blue Ridge B, St. Igna-
tius, Libls, White Plains, Bagumbayan and Ugong
Norte,

' The large-magnitude earthquake from the
movement of the fault system is said to recur in
the last 1400 years at the interval of 200-400
years. Based on this estimate, it is most lkely
that there will be a blg earthquake within the
period 2000-2058. The 2004 MMEIRS of JICA
projects the occurrence of a magnitude 7.2 earth-

e
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Fjp 19 Borangwy Hatspots Map (Based Banthquake
Hiczard & Vulnerohitiny
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quake from the movement of the WVF System, .

Top five barangays to prioritize for earthquake impacts are barangays Bagumbayan, St. Ignatius, Ugong Norte, -
BagongSilangan and Batasan Hills.

In addition to the above, the following Barangays constitute a second tier for prioritizing emergency management [
planning and preparedness actions: White Plains, Blue Ridge B, Kaligayahan, Ltbls, and Commonwealth,
Fire Following impact 'r
Based on Model 8 Scenario, a profected 4,800 buildings may be burnt in case of a 8 meter per second wind t

Liquefaction Impact -SRI PG - '

Table 2.11: Liquefaction-Prone Barangays Maodified Mercalli Intensity Scal
. based o Metro Manila Carthgirake lmpatt
Madel 8 Magnitude 73WenValeirbuah

r Barangay Uquefaction
. Potential

| Bagumbayan
Damayanglagi
Dofia hnelda
Kﬂ@
Libis
Lotmdes
Mariana
| Mariblo
MatandangBalara Relatively High
Roxas
Santo}
Sienna
k. [gnatius
St. Peter
Sta. Cnaz
$to. Domingo (Matalzhib)
Talayan
Tatalon
White Plains
| Baguntbayan Refatively Low
Ugong Norte

Ground Motion Shaking Severity

« Barangays with strongest intensity of
ground motion
1. Bagumbayan (9.76)
2.Ugong Norte (9.36) .
3. Batasan Hills (9.28) N e 2 dpss
4. Libis (9.26). }%fi;z Py

5. Bagong Silangan (9.25) Fe20 M“"‘ﬁ'}',,:f;';,"’“""""’s;"”""'s By (
1

==
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« The following barangays will suffer the most with building collapse: Batasan Hills (449 buildings), Bagong Si- -
langan (249), Payatas (134), Matandang Balara {112), and Commonwealth (101). These barangays are located |
towards the eastern region of Quezon City. These same barangays will also suffer the most with buildings that will
recelve very heavy damages. {

o The barangays that will suffer the most from buildings sustaining heavy damages are Commonweaith (1,414), Ba-
tasan Hills (1,348}, Payatas (957), Holy Spirit (908), and Pasong Tamo {747). {

v The barangays that will suffer the most from buildings that will sustain partial damages are Batasan Hills (5,741),
Commonwealth (5,198), Payatas (3,705), Holy Spirit (3,236}, and Bagong Silangan {3,155).
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« The barangays that will suffer most fatalities are Batasan Hills (1,557), Commonwealth {948), Bagong SI-
langan (878), Holy Spirit (680), and Matandang Balara (650).

. The barangays that will suffer the most injurles are Batasan Hills {4.324), Commonwealth (3,130),
Tandang Sora (2,571), Bagong Silangan (2,442), and Holy Spirit (2,240).

Table 2.12: Summary of Consequences of Floods to Sector Including Injtlal Recommendations to Reduce Consequences

Core Elements | COMSEAnOmCest Sector _ . initlal Recommendation
Population ected Estimated Population: kFull implementation of the QC Shelter Program
1334 M b Intercity Flood Control Program
150 deaths (Basedon Onday)  pRecovery of easements
Strict implementation of RA 9003
conomic Activity  pLoss of lives & damage to prop- p Provision of budget for livelihood (start-up budget for livelihood)
erties b Trainings for livelihood & Income
LDisruption of public services | Additional rubber boat, generators and relief goods (food, medicine,
b Lifeline Disruptions Fclothes
(Communication, water, power) kProvision of evacuation areas
Access to Income/  pLoss of lives and injuries b [dentify relocation sites/evacuation centers
Services b Health and Sanitation h Community-based trainings DRRM - First Ald Traintng
s Livelihood & Shelter e Involve NGOs
s Lifeline are damaged  Budget Allocation
Unemployment e Basic Training, using indigenous materials/resources
L Mobility and Accessibility b Create livelthood programs for rehabilitation “work for food”
mergency Manage- Declogging of canals/ drainages/ rivers
ent and First Re- e Develop protocols on alert levels/ communication during inclement
ponders weather (between brgys and QCDRRMC)
s Relocation sites of ISF located along riverways/creeks
 Formutate contingency plan of barangay
s Enhancement training & capacity building of BERT
bInstall CCTV & Flood markers to flood prone areas
tOrdinance for force evacuation
Increase capacity through accredited community
Institutional and  pStructural Damages p Review & revision of CLUP & Zoning Ordinance
Land Use Adminls- pLoss of lives, properties & live- bLocate activities & functions in flood free areas
trators lihcod b Strict implementation of the water code (3-M creek easement)
LPreseme of informal settlers
along rivers & creeks
Physical Resources rWater Contamination » Strict monitoring of compliance of watey companies
(waterways & potable water  p Construction of retaining wall &deslitation of rivers
» Waste Accumulation » Strict implementation of waste segregation polictes
» Damage to parks and wiidlife »IEC on proper waste segregation
k Desiltation & construction of retaining wall
2.5.3 Fire Risk Assessment

Fire is perennial hazard and the most common occurrence In Quezon City. In 2009 and 2010, a total of
2,023 fire incidents happened in Quezon City with a total of P 327,340,800.00 cost of damages. It is believed
that cost of damages of fire in five years could be more than the costs brought about by one major disaster like
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Onday's occurring in the clty n five years. While the incidents range from small to large-scale fire, the frequency or number
of incidents in a year could not be ignored in terms of people affected, lives lost, properties destroyed, disruption in every-
day activities, lost opportunities and other direct and indfrect costs.

Tabk 2.15: Consequences and Impacts of Fire

hysical landscape of

b Urban blight formation b Informal settlements
the city e Lifeline disruptions (communication, wa-  0ld housing structures and commer- r
ter, power) cial establishments »
» Waste accumulation
-
Population and soclal p Loss of lives » Highly-dense residential areas
= Psychological damage and trauma espe- | Heavily populated and developed -
cislly to children and the elderly caused areas 3
by a horrible experience and painful inju- p Old housing structures .
ries » Areas where informal setders are
» Extended exposure to smoke has Impact densely located .
on resplratory health » Elderly (65& older) and 14 years cld
» Temporary population displecement and below since they are usually left |
» Release of hazardous materials could cre- | athome }
ate a public health emergency b
»
vironment » Smoke impact on alr quality Waterways
‘ﬁﬂ r Smolke will contribute to high concentra- L air
tlon of greenhouse gases b
» Water pollution if fire is near waterways
» Waste accumulation e
BEconomic Activity  » Lossof business Areas with high concentraticn of
b Loss of property commercial and Industrial sites
» Damage to Infrastructure s Commercial and Industrial establish- [*
» Power outage ments with materials that are volatile
b Increass of Insurance clalms In naturs "
» Loss of income and livelihood
»
o
nstitutional » Structural damages
» Disruption of government services
& Repair and rehabilitation cost
ergency Manage- b Loss oflives
entand First RKe-  » Flre fighters at greater risk
pondets » Medical emergsncles

Financial stress on fire depariments

Implement fire prevention, prepar-
edness and control programs
Strict implementation of the Nation-
al Building Code

Strict implementation of the Zoning
Ordinance

Acquire land for fire stations
Construct more fire stationg
Provide at least two [2) fire trucks
per barangay

Hire additional persan-
nel/firefighters

Tap volunteer fire brigades

Train more fire fighters

Use of early fire detection technolo-
gy

Install fire protection devices like
fire sprinklers and operational
smoke detectors in establishments
Mandate provision of fire extin-
gutsher per household

Conduct public outreach campalg: s
to promote fire safety awareness
Provide temporary shelter for the
displaced

Ensure that fire hydrants are ope) a-
tional

Conduct rapld response time of fit
fighters

Draft of the Fire Hazard Profile and
Mitigating Plan

Undertake relocation of ISF's

Aside from being costly, the consequences/impacts of an urban fire are unpleasant, debilitating and even stupefying. A
community’s physical appearance Is changed drastically after a fire. The unsightly wastes land pictures the incongruence of
the fire ruins with the developed surroundings. The burnt debris, protruding posts, half-melted G.l. sheets, charred walls,
soaked grounds and garbage mounts mar and violate the community’s landscape.

L
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The loss of a loved one Is very painful to the
bereaved family yet pain does not stop with the loss.
The trqumatic experience of a fire leaves many
emotionaily devastated and mentally crippled.
Studies showed that children suffer most in this
respect. Aside from the grotesque stress, infured
victims especially those with burns have to endure
the torturing pain caused by their injury. People
exposed to the smoke could develop respiratory
problems.

The environment is not spared. Smoke is re-
leased in the air and contributes to the accumula-
tion of greenhouse gases In the atmosphere. Waste
and run-offs may pollute nearby rivers and creeks.

The government measures are likewise affected
since it Is morally and legally imperative to provide
the necessary assistance and services to the victims.
The emergency means the allocation of financial,
material and human resources which could have
been otherwise spent to development projects. The
relief and medical services, relocatlon and provision
of temporary shelter to displaced families and re-
pair and rehabilitation of utilities and infrastruc-
tures are all costly. In instances where government
bulldings like schools, health centers, barangay
halls and offices are affected, the provision of ser-
vices to the public is Interrupted.

Table 2.12 shows other consequences and Im-
pacts of fire to a community

2.5.4 Increased Temperature

Climate Change has different definitions. Ac-
cording to World Bank, Climate Change refers to
a statistically significant variation in the average
condition of climate or its variabillty that persists
for decades or longer, caused by both natural pro-
cesses and human impacts such as greenhouse gas
emissions. The United Nation Habitat attribute it
directly or indirectly to human activity that aiters

— T

Table 2.14: Quezon Cliy-Wide Weather and Clhuate Change Suramary

Cobaron 1 Cohenn 2 Coluran 3
| Historieal Trends, Observed Conditions
(imate Change Local / Reglonsi Weather | Stakeholder Chesrvations Climate Modet
r/Hazard D(:Jh [19)] Scemario Projections
Rainkall due Loss of 83 Sves;21 weat Increase In raivall
bu the ocewr- wissing and with a total of 2020 and 2050 during
rence/passage of , 6,495 familios sffectod wet season {June, faly
[rropical Cycone, Righest Rebefall Quantl- | goring syphoen Godayln - nd August)
abagat\, aol Thun- ty =455
(0nday) ’ daily rainfall
Flooding will comtbome 10
frequemt in 2020
2050
lnmsinglnmxhylng‘
g Y =
po shown bn fhe oboerved | diseases
historical data
in the number of
quysgutuﬁnnmom
cTease In aversge Change in
emperature [reasing trord in the Mern e
Drier smpmer  phserved teoperaturefor | night thus temporatores vanged from 0.76* ¢
Enhstsnnmﬂm- colder days during the b 12°C in 2020 sad
013) 17*Cln24°Cin
Anntel Mean Temperatone =
s oﬂhu
focrease in the manber of ":‘;‘im‘h
greater than 35°C Meun Madmum
flays 07020 1s
07*Cio14°C and
Sclence Garden Station, *Cto 2.7 °Cin 2058
uezon City cst incrense is in the
vh of May
Projectsd Change in
orthly Mesn Mintnare
emperature in 2020 i
fram 0.7 °C to 1.4 *C and
I8 *C to 2.2 °C in 2050
cal Cyclone Mast troplcal cyclone fidobal projections
tropical cydone dirertly directly cronsing te that Incremsss i
t Increasing Metro Manfla Avea Metro Mandla occars surface tesmperature
enaperature from 1948-2013 during the month of Wil mean mors intense
Tuly and October cal cyclones in the
5% of tropleal cyclone
crossing Metro
Matila ts of typhoon
intensity
Tropical Gyclone Tamaged mfrastractures 1
acreasing frequency of diming Typlioon In e thiat fticreasss In
Strong Winds  Hestructive tropioal cyelone Miteniyo b 2006 Few surface tentparatore
(haring E] Nino everts will reean sore tropical
preater than 150 kph kyclones with stronger
peak winds tn the fature
ughi Water i in
Increasing Temper- Increasing frequency of EL Ianannmrmnhwwns hempenh:?:dn‘he
ature svents eritical levelfreduced Arier season will
Darrease In precipé- reservoi jevel drier in QC
ation e 15 Water leval reaches 2
climate vuria- critical leve]
bility/clzange Decreass on fnod producs-

Chapte: 22 LAND USE AND INFRASTRUCTURE DEVELOPMENT CHALLENGES



Page 28
I

Chapter 22 LAND USE AND INFRASTRUCTURE DEVELOPMENT CHALLENGES

2011-2025 GC COMPREHENSIVE LAND USE PLAN

the composition of the global atmosphere and that
is in addition to natural climate variability ob-
served over comparable time perfods, The Climate
Change Commission refers to it as a change in cli-

mate that can be identified by changes In the -

mean and/or variability of its properties and that
persists for an extended period typically decades
or longer, whether due to natural variability or as
a result of human activity.

Climate change has four major impacts- tem-
perature change, rainfall change, sea level rise
and the increase or frequency in extreme events
{rainfall and temperature). Along with these im-
pacts are the hazards assoclated with it. The haz-
artds noted were based on occurrence felt and ex-
perienced in the City. These are the hydro-
meteorclogical hazards also identified by DOST-
PAG-ASA occurring in the country and the city as
well,

Temperature change could be noticed from the In-
crease or decrease of average temperatures resulting in
changes in the number of hot or cold days and nights.
Rainfall change on the other hand, means a change of the
amount of water that.drops into the earth in a year dur-
ing different seasons such as rainy season which is longer
or shorter having an increase or decrease of frequency
and intensity. The increase in extreme events is the ab-
normal weather events that could be identified from
storm, extreme heat, drought or heavy rain.

The matrix attached was one of the workshop out-
puts generaled during the Workshop on Vulnerability
and Adaptation Assessment [n the Preparation for Local
Climate Change Action Plan and Updating of Comprehen-
sive Development Plan sponsored by the Department of
the Interior and Local Government (DILG) and UN Habi-
tat with the assistance of the DOST-PAG-ASA and other
natlonal agencies 58 '
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THE CITY’S VISION AND THE
NATIONAL PLANNING GOALS

One visible step with which Quezon City
seelts to demonstrate its adherence to the
national policy of making local governments effec-
tive partners in the attainment of national 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 national.

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

3.1 The City's Vision

Quezon City is unique and incomparable in
many ways. Gifted with the biggest land area among
the cities in Metro Manila, it holds the greatest po-
tential for more diverse and better-planned urban
development. It has also the widest expanse of
parks and open spaces that provides a natural set-
ting in an urban environment. The city is likewise
home to major hospitals and medical centers, all the
national media and entertainment networks, top-
ranked institutions of higher learning and key na-
tional government agencies and offices. Quezon City
has now the fastest growing ICT Industry being the
location of choice of business process outsourcing
firms. The Clty’s population is generally young, ed-
ucated and employable and is the biggest market
base among all cities in the country. A World Bank
study noted that “the center of gravity of all com-
mercial activities in the coming years” is in Quezon

City.

Given its many assets and comparative ad-
vantages, therefore, Quezon City is poised to play a
major role in the future developments beyond its
borders as:

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

The inhabitants of Quezon City likewise per-
ceive their city as a high Quality Community for
llving, working and playing. They dream of their
city as affording them a high quality of living, a more
prosperous economy, a safer and more livable city-
scape that inspires a good sense of place and civic
pride, and a well-governed constituency. Internally,
Quezon City, is envisioned to be a high quality com-
munity, a highly desirable place that is ever blessed
with :

- A healthy, educated and secure citizenry

- A strong, diverse and vibrant economy

- Awell-linked, balanced and attractive city-
scape

- A clean, green and resilient environment

- A dynamic, sound and participative govern-
ance

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

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

o To effect rational population distribution.

This goal can have different Interpretations
according to geopolitical jurisdiction. At the nation-
al level, the settlement policy Is that of “national
dispersion through regional concentration”. This is
achteved by preventing over-concentration of pop-
ulation and development investments in the na-
tional capital and promoting the growth of Cebu
and Davao cities to serve as counter-magnets to
Metro Manila. At the level of regions and provinces,
the goal of rational population distribution is at-
tained through a hierarchical ordering of urban
growth centers. A hierarchy of settlements is found
to be the most efficient way of cascading infor-
mation and development impulses. At the city or
municipal level, this goal can be achieved through a
well thought out spatial strategy or urban form. A

Chapter 3 THI CITY’S VISION AND THE NATIGNAL PLANNI NG GOALS
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creative urban form is one in which human settle-
ments are located in safe hazard-free areas and are
adequately serviced.

¢ To ensure access of population to baslc social
services and economic opportunities.

This Is a function of proper land use plan-
ning and transport management The location of
settlements relative to production areas and the
adequacy of infrastructure support will determine
whether the population will be accorded physical
access to essential social and economic services.
The simple approach to ensuring physical access is
to either bring the service to where the people are
or to assist the people to come where the service s
located. It also involves locating services and infra-
structure in hazard-free areas to enable the people
to avail themselves of adequate, reliable services
uninterrupted by hazard events,

» To promote sustainable utilization of re-
sources.

This goal advocates judicious utilization of pre-
sent resources and the conscious avoidance of all
forms of waste so that the benefits of future users
of the same resources will be undiminished. Ap-
plied to extracted natural resources, the principle of
sustainability demands that the rate of extraction
should be such that it will not lead to depletion of
the resource thereby depriving future generations
of the same beneflcial use. Also, if manufacturing or
processing of the resource is necessary care must
be taken that the process itself will not be the
source of nuisance or create hazards that wiil tend
to negate the beneflts of resource use.

o To protect the integrity of the environment.

This goal promotes the view that protected
areas are a legitimate category of land use which
must be identified and set aside beforehand and not
simply treated as a residual after allocating land for
other purposes. Protecting the integrity of the envi-
ronment also advocates a change in the age- old
belief that man is created to have dominion over
nature into one in which man is only a steward of
nature. Applied in urban planning and manage-
ment, this goal calls for the maintenance at all times
of the proper balance between the built and the

unbuilt environment for the mutual benefit of the
human population and the natural environment

These goals roughly correspond to the four land
use policy areas of settlement, infrastructure, pro-
duction and protection which were also adopted by
the NLUC to become the basic content of land use
plans at all levels,

3.2.1 Roles of Quezon Clity Beyond Jts Borders:
The Clty as the Green Lung of the Metropolis

The city 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 La Mesa
Reservofr and its Watershed, the Quezon Memorial
Circle, and the Ninoy Aquino Parks & Wildlife), the
greeneries and major recreational areas of huge
university campuses and major institutions of
higher learning, as well as various linear parks of
regional importance {easements of power
transmission lines, center traffic islands, tree-lined
boulevards and sidewalls, and the MWSS aque-
duct right of way). The said land resources are
meant to be preserved and safeguarded to en-
sure environmental sustainability. All thes¢
unique features of Quezon City which it envision ;
to perpetuate directly support the fourth nation: 1
goal to protect the integrity of the environment.

The Country’s Knowledge Industry Capital

Quezon City is an education epicenter as 't
is home to leading universities and academiz
institutions of the country. In addition, the citr
has been cited as among the top emerging globai
outsourcing cities, an advantage it has attained
in the Information and Communication Technol-
ogy (ICT) Industry . Quezon City is also known
as the center of media operations or home to all
national television and movie production outfits
as well as the site of university-based facilities
for visual and performing arts.

These existing advantages are to be ex-
panded and the quality of urban services is to be
upgraded to national or International standards.
These initiatives will help provide the popula-

tion access to basic social services and economic
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opportunities. By seeking to achieve and main-
tain its role as the knowledge industry capital,
the city will inevitably increase its economic
productlon and provide employment to a sub-
stantial portion of its labor force. This compo-
nent of the city’s vision is directly supportive of
the second and third goals of NLUC.

Healthcare and Wellness Center in Asia

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

The city has poised itself to be the center
in the area of Health and Wellness which shall
increase job opportunities as weil as goods and
services with high value that would further
boost the city’s economy. As health and well-
ness is now in the forefront of global conscious-
ness, demand for this type of service is on the
rise. The realization of this component of the
vision will surely ensure access of the popula-
tion to basic social services and economic op-
portunities
3.2.2 Quezon City as g Desirgble Human Settle-

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
Quality Community, a highly desirable place
ever blessed with -

¢ A healthy, educated and secure citizenry
{Desired Qualities of the Citizenry }

¢ A strong, diverse and vibrant economy
(Desired Character of the City’s Economy)

» A well-linked, balanced -and attractive
cityscape (Desired Character of Built Envi-
ronment)

¢ A clean, green and resilient environment
(Desired Quality of the Environment}

¢ A dynamic, sound and participative gov-
ernance [Desired quality of Local Govern-
ancej

The descriptors of desired qualities of the
local population, the local economy, the natural
environment, the built environment, and the
institutions of local governance have success
indicators that are llkewise supportive of and
consistent with the NLUC physical planning
goals. This inward-loocking component of the
city’s vision directly or indirectly addresses the
national goals. A brief discussion of the specific
ways in which each of the sectoral descriptors
and success indicators relate to the national
goals is given below. The line-by-line matching
of success indicators and the four national goals
is shown in Annex 2.

Social Sector

The aspiration to achieve a healthy, educat-
ed and secure citizenry bears direct relationship
to the national physical planning goal to ensure
access to social services and economic opportu-
nities. In addition, the descriptors “secure” and
“healthy” with corresponding success indicators
like “hazard-free settlements”, “decent and af-
fordable housing for all”, “uncongested neigh-
borhoods”, and “informal settlements assured of
tenure on land and dwellings” particularly sup-
port the national goal of effecting a rational dis-
tribution of the population.

Economic Sector

The desire for a diversified, strong and
vibrant economy geared towards enhancing the
city’s competitiveness as well as creating an
enabling environment for investments in the
city clearly supports the national goal to ensure
access to social and economic opportunities.
Indirectly, this aspect of the city's vision con-
tributes to the goal of rational distribution of the
popuiation. In specific terms, the success indica-
tors under the descriptor “diverse” which di-
rectly support the first two national goals are
the following:

.
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THE LONG TERM
SPATIAL STRATEGY

t the city or municipal level the spatial

strategy is the conceptual guide to the
distribution of population and economic activities
over the municipal territory in order to achieve the
goals of physical planning discussed in the preced-
ing chapter. In the current CLUP the chosen spatial
strategy is to develop a number of growth nodes or
centers scattered strategically around the city’s ter-
ritorial jurisdiction. In this revised edition of the
CLUP the same multi-centered growth strategy is
adopted, with important modifications.

4.1 The Existing Spatial Strategy

The CLUP 2000 adopted the multi-nodal growth
strategy as the long-term spatial strategy to ration-
ally disperse and distribute growth in Quezon City.
It identified, but without defining specific bounda-
ries or limits, the Areas of Growth or Influence
which are either strategically situated exhibiting
econiomic potentials, have existing commerclal and
industrial establishments and services contributing
to economic¢ growth and providing employment to a
big portion of the population, have significant envi-
ronmental features contributing to ecological bal-
ance, or have huge population concentration that
represents a large consumer market. A large popula-
tion also has a stronger probability to prodizce en-
trepreneurship and at the very teast provide traina-
ble manpower to supply the requirements of exist-
ing and emerging industries. In the succeeding dis-
cussions the performance and current situation of
each of the identified growth areas are briefly re-
viewed.

North Triangle Business Distri

The mixed-use development that is intended for
this area started with the establishment of the MRT
Line 3 Project depot and station around the corner
of EDSA and North Avenue. Now, the huge Trinoma
Malt of Ayalaland Development Corporation is an
added establishment and has become a popular des-
tination of shoppers and entertainment seekers in

Metro Manila. Ayala Land which has entered inte a
joint venture agreement with the National Housing
Authority which owns the property will soon pro-
ceed with its expansion project to include businesses,
residences and a hotel. The AyalaLand initative has
caught the attention of potential investors who have
expressed interest to take part In the development of
the North and East Triangles. Eton Properties, anoth-
er big player, has put up its own mixed-use project at
the corner of EDSA and Quezon Avenue and is ex-
pected to expand its investment in due time. The ma-
jor challenge facing the development of the strategi-
cally-placed triangles is the existence of big colonies
of informal settlers there,

Eastwood Cyberpark

Eastwood Cyberpark consisting of 16 ha of tand
area along E. Rodriguez Jr. Avenue in the Bagum-
bayan-Ugong Norte area is said to be the country’s
first information technology hub and considered as
one of the city’s tourism districts. It is now fully de-
veloped with high-rise condominium buildings host-
ing information technology-based services and In-
dustries incorporated with residential, recreation,
business and commercial activities. A few low-rise
buildings are intended for ancillary and support ser-
vices like restaurants and entertainment. This mixed-
use area which is being promoted as a “live-work-
play enclave” is, however, very compact and dense
and Is suffering from its own traffic problems. It
could not expand horizontally because of E. Rodri-
guez Jr. Avenue and Marikina River serving as its
western and eastern boundaries, respectively, Later-
ally, it couid not expand also because all properties
there are private whose owners have plans of their
own. Being located along a major arterial, its ingress
and egress 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 into a commercial area. Be-
cause of thls trend, growth Is beginning to extend

I
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beyond the boundaries of the Eastwood Cyberpark
and will eventually encompass the contiguous areas
from Libis Creek down to the city boundary at Orti-
gas Avenue.

Cubao & [ Busi District

The Cubao Central Business District is tradition-
ally the Araneta Center itseif. The renewal program
for the Araneta Center and the convergence of the
MRT Line 3 and LRT Line 2 at the intersection of
EDSA and Aurora Avenue are expected to catalyze
development and influence the renewal of the im-
mediately surrounding areas. However the pace of
development catching on is rather slow and has not
brought in higher- level services aside from those
contained in the Araneta Center. This is mainly at-
tributed to the pattern of small residential land par-
cellation prevailing in the vicinity of the center
which can not be easily consolidated for large-scale,
commercially-viable development projects. Never-
theless, Cubao wili remaii an important growth cen-
ter by virtue of its strategic location and for its com-
mercial, retail and inter-modal transport hub ser-
vices.

The CLUP 2000 pictures the node at the corner
of Quirino Avenue and Regalado Avenue as the
Lagro-Fairview Commercial Sub-Center. This Area
of Growth came to public notice after the establish-
ment of the SM-Fairview and the Robinson’s Malls
along opposite sides of Quirino Avenue; although,
the area comprising the Sacred Heart Market and
the corner of Quirino Avenue and Ascension Street
in Lagro has long been existing as a minor commer-
cial area and commuter-transfer point for Lagro,
North Caloocan and Bulacan residents. Now, SM-
Fairview and Robinson’s shopping malls cum call
centers are serving as important transport terminals
for commuters from the earlier-mentioned places
and also from Novaliches, and Fairview areas. S
has apportioned at the back of the mall a big porticn
of its property facing Mindanao and Regalado Ave-
nues 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 larid with a radic transmission tower on the
northern side of Quirino Avenue. The Redwoods
condominium project of DMCI is now ongoing con-
struction between the vacant lot and the ware-
houses. 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 Quirino Ave-
nue, this triangular and contiguous area starting
from the SM and Robinson’s Malil projects, covering
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 absorb big-scale developments and key
service Industries with high impact on the econo-
my. The Lagro-Fairview area may grow from a
sub-center’ to a major growth center in the interme-
diate future.

The Two National Government Centers (NGC's)

The first NGC (NGC I) was originally carved ¢ at
of the central park comprising the North and F st
Triangles and the area surrounding the Que .on
Memorial Circle. Many government institu! ons
were actually established but portions of the 1 1an-
gles remained largely unoccupied over the -ears
unti! informal settlers came in and this ty e of
spontaneous urban development intervenel on
previously set priorities. New demands briught
about by population increase and economic gr swth
emerged, influencing the view and decision 01 the
use of the land In a very prime location in the city.
Parts of the NGC | have consequently been exclud'ed
from the operation of the NGC to make them avai.2-
hle for mized-use development. The developmer £
of the entire NGC I forms part of the Master Plan fo
a Central Business District. Actually, the develop-
ment has started with the establishment of the MRT
3 Depot and Trinoma and the mixed-use develop-
ment project of Ayalaland at the North Triangle
and the Eton Properties Inc. development at the
East Triangle.

The second NGC (NGC 11} is located along both
sldes of Coinmonwealth Avenue straddling portions

—_ -
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of Barangays Commonwealth, Payatas, Batasan Hilis
and Holy Spirit, with the biggest portion under the
jurisdiction of Barangay Commonwealth. The few
institutions established there include the House of
Representatives (Batasang Pambansa), Department
of Social Welfare and Development , Civil Service
Commission, Commission on Audit, Sandiganbayan,
and the Electoral Tribunal of the House of Represent-
atives, Many offices of the three hranches of govern-
ment were intended to be located at the NGC 1T but
for reasons like lack of funds and changing priorities
and preferences, the offices were not constructed.
The huge tracks of vacant lands attracted droves of
migrants and settlers mostly the poor from different
parts of the country to a magnitude that could no
longer be controlled and managed. The urban poor
constitute the biggest share of the hotsing problem
especially in Metro Manila and since NGC 1I was the
biggest colony of informal settlers in the country, it
attracted the attention of the newly installed Cory
Aquino government then. President Corazon Aquino
issued an executive order setting aside some 150
hectares of land at the NGC [l West for socialized
houstng. When President Fidel Ramas took over the
presidency, he declared the NGC 1i East open for
mixed-use developrmenl to include institutional, resi-
dential and commercial uses.

NGC 11 at present is one giant community of the
urban poor that is much bigger than some Metro
Manila cities both in terms of land and populaticn. It
has become an important marketplace and transport
terminal for people coming not only from the whole
NGC 11 area, Payatas and Bagong Silangan but aiso
those from Marikina, San Mateo and E. Rodriguez.

Balintawal:-Novalich . 4

Balintawak and Novaliches are the traditional
industrial zones of Quezon City which used to be a
major place of employment for many residents. in-
dustries that rose in the area inciuded manufacturing
plants that were pollutive and hazardous. When the
policy to disperse growth and remove these types of
industries in Metro Manila was implemented, many
industries phased out and relocated outside of QC.

The advancement ir science and technology like-
wise contributed to rendering some industries obso-
lete in systems and processes and forcing them to
close shop due to strong competition and changing
natare of products and services. The closed-down
factories and plants have turned the area into blight.
A few of the abandoned factories have since been
converted to more economically viable use like com-
mercial establishments.

Balintawak and Novaliches straddle the gateway
to the north and provide the essential link and ser-
vices to the production and growth areas of central
and northern Luzon. Renewal of these areas can re-
verse the blight and inject vibrancy to its economic
fiber.

Pavates Special Development Areq

The city government, in the past nine years, has
put in tremendous amount of infrastructural and so-
cial investments in the Payatas area resulting in
marked improvements in access and mobility, health,
sanitation and environmental hygiene among the
barangays of Payatas, Bagong Silangan, and Com-
nronwealth. Many new roads were opened and exist-
ing ones paved making hard-to-reach communities
accessible. Moreover, health and educational facili-
lies were built improving the well-being of the resi-
dents. Community-based housing projects were im-
plemented giving shelter security to informal set-
tlers, Most of all, the dumpsite and its vicinity were
improved making the Payatas Disposal Facility more
sanitary and safe and a model of good environmental
practices. The disposal facility has been closed and is
undergoing post closure maintenance and manage-
ment, It is restricted to development and kept as green
open space and is being connected to the Green Lung
Network. The Payatas area still has vacant lands that
are potential socialized housing sites.

Lu Meq Dam Reservation Area

The La Mesa Watershed is the largest component
of the city’s Green Lung network and plays a vital
role in cleaning the air people breathe, This nature
reserve is unique in Metro Manila and its forest is
home to numerous specles of flora and fauna, some
ol which are categorized as threatened, endangered
or critically-endangered. It is afavorite destination

Chapter 4 THE LONG TERM SPATIAL STRATFC
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for nature lovers and a pleasant place for relaxation
and recreation, The collaborative efforts of the city
government, MWS3S and its two concessionaires,
DENR, and the private sector particularly the Bantay
Kalikasan Foundation of ABS-CBN have resulted in
the rehabilitation and development of the La Mesa
Reservation area. Comprising about 16% of the total
land area of the city, the reservation should be per-
petually preserved and protectad to efisure the integ-
rity of the city’s environment.

4.2 The New Spatial Strategy

As gleaned from the preceding discussicn, the
existing Areas of Growth or Influence display varying
degrees of contribution to the overall growth of the
city. The multi-centered growth strategy remains
sound in its basic conception and purpose, hence it is
retained in this Plan.

To develop several strategically situated areas
that will spatially distribute growth iit an urban cen-
ter that is as huge as Quezon City is an approach that
has not lost its justification. The growth centers will
be accorded prierity in development as they are ex-
pected to share and spread growth to their neighbor-
ing non-growth areas in the process.

Some of the existing growth areas may not devel-
op in the pace and intensity expected of them but
they are still important due to their special character
and reguirements, Due fo the actual and emerging
changes in the character and functions of these
growth areas, some expansion, redelineation or re-
grouping has become necessary. The modifications
on the muiti-centered growth strategy in this revised
CLUP are summarized as follows:

(a) Novaliches-Lagro is now treated as a growth
center in its own right due to the traditional cential
place function of Novaliches and the emerging one of
Lagro as the market center not only for northern QC
but also for the northern part of Caloocan City and
San Jose del Monte City and the southern municipali-
ties of Bulacan province. Strengthening this function,
will contribute to inflow of 'capital into QC and in-
crease its gross domestic product.

(b} Balintawak has been expanded to include
Munoz to form the Balintawak-Munoz growth area.
This combines the food terminal function of Clover-
Jeaf and Munoz markets for the northern portion of

Metro Manila. The traditional industriai function of
Balintawak couild morph into new forms of pro-
cessing such as those of processing and packaging of
fresh agricultural! products for more sophisticated
mali-going urban consumers, Also, the recent com-
pletion of the light rail connection between MRT 3
and LRT 1 and the location of train stations at
Balintawak Cloverleal and in Munoz has made the
Balintawak area an ideal place for locating the cen-
tral depot for MRT 3 which has to be moved out
from its present locaticn in the North Triangle. A
possible related use of the Balintawak area near the
Cloverleaf LRT station is that of a consolidated bus
terminal for north-bound provincial buses which
have to be moved out of their present locations
along EDSA in Cubao.

{c)The La Mesa Dam Watershed Forest Park is no
longer considered a growth area for the very obvi-
ous reason that it must be conserved and protected
from intensive human activities. Together with the
parks and green spaces forming the “Green Lung”
Network, it Is treated as Environment Protection Ar
eu (EPA).

(d) The NGC I Growth Center is now limited 2
the eastern side of Commonwealth Avenue and is
renamed the Batasan-NGC Growth Center. The we st-
ern side of NGC II is predominantly residentia in
character, hence it may not qualify as a growth  2n-
ter, per se, In contrast, the eastern side, besides the
predominantly institutional character of the a -ea,
also exhibits a reasonable mix of central functi s
that cater to the needs of the nearby communitie: as
weil as those of far-flung municipalities of Rizal : nd
Bulacan provinces. The Batasan-NGC Growth Center
is already covered by a Presidential proclamation a
a mixed-use development area.

{&) Payatas is likewise not considered a growth
area but a special development area in this revised
CLUP, In spite of recent successes by the city gov-
erniment 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 intermedi-
ate future. Even if the dumpsite is finally closed
down, itis not known for certain how much flamma-
ble gas lays trapped beneath the thick layers of gar-
bage that accumulated for decades.

f—— —y — -y
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(f) The Eastwood Cyberpark is no longer seen as

a growth center in this edition of the CLUP on ac-

count of built-in site limitations. On one hand, ac-
cess to the area is limited by the presence of the
major arterial, C-5, and the Marikina River on the
other side. On the other hand, the limited area of
expansion is further constrained by the potential
hazard of liquefaction as the area lies along a major
meander of the Marikina River. Despite the earlier
aggressive intensive development of Eastwood City
on the Libis side, future investments in the south-
ern portion in barangay Bagumbayan will be lim-
ited to mixed use, largely residentlal projects and
the future services will increasingly be designed to
cater to the needs of the local residents.

{g) 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 industiy capital of the country. This
super-district embraces the CBD-in-the making, the
NGC 1, all highly specialized hospitals and wellness
facilities, the home studios of national radio and
television and entertainment outfits, the campuses
of the top-ranked universities of UP, Ateneo and
Miriam College, and within these campuses, science
research and technology incubation institutes,
among others. The area has also the highest density
of local, national and international civil society or-
ganizations which maintain their home-office head-
quarters in the high-end residential subdivisions of
UP Village, Teachers Village, and Xavierville. Within
this super-disirict the City intends to demonslrate
the capabilities and explore the possibilities 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 of niew and innovative products
and processes that these institutions generate. The
CBD-Knowledge Community District is, therefore,
envisioned to become the venue for demonstrating
the City’s efforts to be at the forefront of moves to
adopt green governance, to use and disseminate
innovative tools and techniques in all fields of hu-
man endeavor, and to promote the fuli flowering of
the arts and sciences nationwide.

(h)The Cubao Growth Center is retained with
minimal modification from the current CLUP. Bat

there are important new proposals to 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:
(a) The CBD-Knowledge Community District
(b} Cubao Growth Center
(c)] NGC-Batasan Growth Center
{d} Novaliches-Lagro Growth Area
{e} Balintawak-Munoz Growth Center

This comprehensive land use plan is a detailed
elaboraticn of the spatial strategy of multiple growth
centers as described in the preceding chapter. The
Plan consists of four main parts, spread in four chap-
ters. Chapter 5 Is devoted to the growth centers of
which there are five, Chapter 6 deals with the inter-
stitial areas, the “non-growth” areas lying between
the growth centers. Chapter 7 is devoted to the net-
work of open spaces which constitutes the protected
areas which must be kept unbuilt at all times. The
circulation network that ties all the areas together
and serves as the skeletal framework for guiding the
overall physical growth of the city is spelled out In
Chapter 8. BR

Fig. 21: Mng-Centervd Growth Areas (Concept Map)

B
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GROWTH CENTERS

( ; rowth centers or growth areas are spe-
cial points of interest in a city because of

their upique or distinctive character. They owe
their distinctive physical growth characteristics to
the more-than-usual infusion ol public and private
investments that have accumulated over the years.
But such a distinction is superficial. In the real
sense of the word, growth centers are so called be-
cause they are central places, that is, they perform
functions or offer services patronized by a wide-

Nowaliches-lagre
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ranging clientele that extends beyond their immedi-
ate environs. In the case of Quezon City, the growth
centers service not only their immediate surround-
ings but also the entire city and even the metropoli-
tan population. This is the main reason for identify-
ing and delineating the five (5) growth areas, name-
ly, the CBD-Knowledge Community District, the
Cubao Growth Center, the NGC-Batasan Growth
Center, the Novaliches-Lagro Growth Area, and the

Balintawak-Munoz Growth Area.

A detailed data on the listed growth areas are
given in Annex 3,

These growth areas shal! continue to enjoy prior-
ity in public investments in order that their central
place functions will be enhanced. The simple eco-
nomic logic of this strategy is that by offering tertiary
level services in the growth centers communities
within the immmediate influence areas as well as peo-
ple frem 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-
tions is the main focus of policy intervention in this
Plan, only tertiary level services are emphasized in
each growth center.

5.1 LBD Knowledge Community District

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

It embraces the proposed CBD comprising of
the North and East Triangles and the Veterans Me-
morial Medical Center; the vicinity of SM North ED-
S4; UP Campus including the UP-Ayala Techno Hub;

R
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Fig. 23: CRi Knowledge Conepunity Districe Map
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- Within the subject area are the Lung Center of

the campuses of Ateneo De Manila and Miriam Co!-
lege; Balara Fiitration Plant; and the residential
communities of UP Village, Teachers’ Village, Pinya-

. han, Krus na Ligas, Loycla Heights and Aavierville,

Due to its strategic location, magnitude and
high value assets and resources, the proposed CBD
covering a total area of 250.6 hectares will play the
most crucial role in the realization of a Knowledge
Community in the City. It is expected to assert the
role of Quezon City in the metropolitan economy
particularly in serving the demand for regional ac-
cess, mass transit and infrastructure efficiency; large
scale mix development; services for ICT, education,
health, media and recreation; and employment. It
envisioned to be a model of good urban environ-
ment and urban renewal /redevelopment practices.
The Urban Triangle Commission, the presidential
commissian created to speed up the development of
the East and North Triangles and the Veterans Me-
morial Area, has approved and endorsed to the city
government the Comprehensive Master Plan for the
Quezon City Central Business District including the
Detailed Urban Design Guidelines for the East and
North Triangles. The Master Plan is herewith at-
tached as Annex 4. and s made integral part of the
Comprehensive Land Use Plan,

(a) Invento
Public Institutions

urces

Education

- Three (3) premier educational institudons -
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 Universi-
ty in Bgy. West Triangle and those outside the
area but just a short distance away like the
New Era University across Central Avenue
and PSBA, NCBA, TIP located in the nearby
Cubao area.

Health

- Medical institutions and health facilities situ-
ated in the district cousist of seven (7) hospi-

tals and eight (8) health centers.

the Philippines, National Kidney and Trans-
plant Institute at the East Triangle area, the
Philippine Children’s Medical Center in North
Triangle, Veteran's Memorial Medical Center
along North Avenue, Philippine Heart Center
and East Avenue Medical Center along East
Avenue and the AFP Medical Center/V. Luna
Hospltal along V. Luna Road and the UP
Health Service in the UP Campus with clien-
tele on- and off-campus.

- The UP Veterinary Hospital providing services

for animal care is found in the UP Campus.

Civil Sociely Organizations

- A total of 118 accredited non-government

organizations (NGOs) hold offices In the study
area, 23 of these are iocated in District 1, 32 in
District UI and 63 in District IV. These NGOs
are expected to take active part in various
aspects of governance and In promoting the
growth of the area. Among the NGOs noted
are the World Vision Development Founda-
tion in West Triangle, Partnership of Philip-
pines Support Service Agency (Philssa) in
Loyola Heights, ABS-CBN Foundation and
GMA Kapuso Foundation in South Triangle,
Migrante International in UP Village and llaw
ng may Kapansanan Foundation, Inc. in Krus
na Ligas.

Gavernment Agencies

- The large institutional area is attributed to the
huge portion of North and East Triangles and
their Immediate environs being set aside as
government center.

- There are 41 government agencies located in
the study area which vary from national, local
and government owned and controlled corpo-
rations (GOCCs), among which include the
Quezon City Hall - the seat of local govern-
ment, National Housing Authority and Hous-
ing and Land Use Regulatory Board (HLURR)
along Elliptical Road and Kalayaan Avenue,
the Department of Interior and Local Govern-
ment (DILG) at the corner of EDSA and
Mapagmahal St, Social Security System (SSS)

Chapter 5: GROWTH CENTERS
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and Bangko Sentral ng Pilipinas (BSP) along
East Avenue, Bureau of Internal Revenue
(BIR) and PAG-ASA along BIR Road and
Phivolcs along C.P. Garcia Avenue in UP Dili-
man.

(b} Private Devel ents/Investanents

Major private developments have been oc-
curring !n the study area. The pattern of develop-
ment ranges from shopping centers/malls, infor-
mation and communications technology (ICTs) es-
tablishments, and hotels and condominiums. Shop-
ping centers and mall type developments emerged
in the 1980s and gained popularity in the 1990s,
They are now domtnant features of the jandscape in
key areas in the city. Two of the biggest shopping
malls are located in the study area - SM North ED-
5A and TriNoMa.

{c)  Existing Functions
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 Wild-
life (NAPW) and Quezon Memorial Circle and open
spaces in large institutional grounds such as UP,
Ateneo de Manila University, Miriam College, and
Quezon City Hall.

ICT Industry

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

Retail Hub

The SM North EDSA at the northside corner
of EDSA and Nerth Avenue is one of the largest
shopping centers owned by Henry Sy. At the
southside of the same corner, the Ayala-developed
Triangle North of Manila (TriNoMa) can be found.

Health and Wellpess Center

Notable medical facilities and specialized hos-
pitals within the study area are concentrated at the
North and East Triangles. Among these are the Na-
tional Kidney and Transpiant Institute, Philippine
Children’s Medical Center, Lung Center of the Phil-

ippices, Veteran's Memorial Medical Center, East
Avenue Medical Center and Philippine Heart Center

Communications, Media and
Entertainment Center

Two of the leading networks, ABS-CBN and
GMA 7 and their associated radio stations are located
in the South Triangie area. Also within the study area
at the northern portion 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.

Functional Open Spaces

Two major parks in the city, the Quezon Memo-
rial Circle and Ninoy Aquino Parks and Wildlife, with
a total area of 44 hectares, are located at the heart of
the study area. These could be interconnected with
(JP, Mirfam and Ateneo to form the longest prome-
nade.

The Bantayog ng mga Bayani Monument, a clty
landmark, where significant events are held Is also
located thereat occupying 1.3 hectares of the corner
of Quezon Avenue and EDSA.

(d) ImportantLandmarks
Among the important landmarks are

the following:

+ QU Hall - seat of Jocal gov- | « Ninoy Aquino Parks and

emmmeat i Wildlife
» Quezor Memonal Cirle { & Butean of Intemal Revenue
 + Social Security System + Bangko Sentral ag Pilipinas
Pe GMA-T » Philippine Heast Centesr
» ABS-CBEN « Sulo Hotel
« Boy Scouts of the Phils Mon- | » V. Luna Hospital
umeat |« National Housing Authori-
» Ateneo de Manila University |ty ;
» Migam College ¢ Aquing Residence (Times
« Umiversity of the Philippines Sc)
" » U.P. Oblation » Balam Fitretion Plant
i « UP-Ayala Techno Hub . » Bantsyog ng mga Bayani
i = Iglesia ai Kristo Central Tem- ! Menument
. ple . Ninoy Aguino Monument
« Veterans Memorial Medical « SM North EDSA
Center e TrNoMa Mall
| » Philippine Science High :
{  School ) o J
(¢} Development Potentials and Needed Interven-
tions

+ The CBD-Knowledge Community District is
situated in the most strategic part of Quezon

il
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City. As hinted at in the preceding chapter,
this growth center shall be developed and
strengthened to serve as venue for realizing,
and eventually demonstrating the attainment
of the city’s new vision to become the na-
tion’s capital once again, this time, in the
field of knowledge management. Being host
to premier institutions of higher tearning and
along with such institutions’ facilities for s¢i-
ence research and technology incubation
offers an unequaled opportunity to beceme,
if not already is, the nation’s knowledge in-
dustry capital. The unspoiled greenery in the
university campuses, public parks and other
open spaces within the institutional reserves
of many government agencies located in this
district greatly enhance the city’s role as the
green lung of the metropolis. Finally, the
presence of highly specialized hospitals and
medical centers easily support the city’s
claim as the hezlth and wellness center. The
necessary soft programs in support of these
functions are spelted out in the Comprehen-
sive Development Plan. In this CLUP the
needed physical development components
are identified as follows: environment to en-
hance the already existing social {nfrastruc-
ture and create a good image of the city. The
CBD-KC District wiil give flesh to the skeletai
framework laid out earlier in the Frost-
Arellano Plan, specifically the Great Quadran-
gle, the Quezon Memorial Circle, and the UP
Diliman Campus. Some ideas worth pursuing
include:

Promoting walking and biking as legitimate
modes of urban nobility by developing a
grand promenade inter-connecting the cam-
puses of Ateneo, Miriam and UP through to
the Quezon Memorial Circle, the Ninoy Aqui-
no Park and thence, to any point of the
planned CBD in North and East Triangles.
Minimum infrastructure requirements in-
clude, safe pedesirian crossing, well-lighted
and shaded walkways, and dedicated bike
lanes. Major infrastructure components of
the grand promenade include a pedestrian

and bikers bridge across Katipunan Road,
linking the Ateneo and Miriam campuses
with UP campus, and a third pedestrian un-
derpass linking the Quezon Memorial Circle
with Ninoy Aquino Parks and Wildlife Cen-
ter.

Reducing the number of gas-driven
jeepneys and tricycles plying local streets
and replacing them with e-jeepneys and
street cars or trams. A bus rapid transit
system may be designed as a transition to
the full operation of a street car or fram
system.

»  Full implementation of the green building
ordinance and giving incentives to inno-
vative building designs such as the pas-
sively cooled building and power-self suf-
ficient constructions using seolar 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 shrirne of the
Quezon Memorlal Circle as the site of the
new Quezon City Museum that will showcase
the city’s historical and cultural heritage.

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 between UP and
the City Government for the redevelopment
of the area and possibly consolidating there-
in all informal settlements within the UP Dili-
man campus.

Promoting various sites as tourism destina-
tion which inciudes the following :

« The Civic Center : The area includes the City
Hall Compound, the QMC, the Elliptical
Road and the East Avenue, institutional

Chapter 5: GROWTH CENTERS
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areas where most government agencies
are located

velopment Center: This includes the vari-
ous educational institutions namely, the
University of the Philippines, Ateneo Uni-
versity, Miriam College, UP Techno-Hub
and the Center for Culinary Arts, which
are the drivers and epicenter of these
knowledge community district. The area
shall be established as hub for creating,
nurturing and providing cuitural infra-
structure and other complimenting activi-
ties. Further, the importance of technolc-
gy and communication, science and innc-
vation, training and research activities is
recognized such that these types of engag-
ing activities shall continuously be pro-
moted and maintained.

Lifestyle and Entertqinment District : This
is the South Triangle area that has devel-
oped and has become popular as fine din-
ing and night-time entertainment area
particularly along its major thoroughfare
such as Timeog Ave, Tomas Morato Ave.
and Quezon Avenue. The flourishing of
these fine dining restaurants and enter-
tainment businesses shall be encouraged .
A particular area is the Sgt. Esguerra
stretch shall be particularly developed as
an Entertainment Blvd. capitalizing on its
distinctive features, the existencce of the
country’s two giant Broadcast TV Stations
(the ABS-CBN and the GMA Network).
Special streetscape and signage control
shall enhance the physical appearance of
the site

QC - Central Business District (CBD): The
CBD covers 250.6 hectares located in the
City’s North and East Triangles and the
Veterans Memorial Hospital area intended
to be globally competitive business loca-
tion. It is designed and master planned to
be vibrant day and night, neighborhood
with easy access to retail and urban ser-

vices, building designs that preserve hu-

man scale, public areas that have gocd aes-
thetic design, lively commercial centers and
transport-oriented devetopment.

It will be established to foster a mixed-used
development oriented towards transit facil-
ities for improved access/circulation and
mobility. The special district includes sub-
stantial new corridors for better and safer
ccmmercial and residential development

5.2 Cubao Growth Disirict

(a) Populatiop and Area Coverage

Cubao growth area covers in part or in whole 9
barangays (Immaculate Concepcion, Kaunlaran, E.
Rodriguez, Socorro, San Martin de Porres, Silangan,
San Roque, Bagong Lipunan ng Crame, Pinagkaisa-
hanj of Districts Il and IV. Araneta Center, the city’s
old CBD is the nuclteus of the growth area. Of these
barangavs, the densest one is Bgy San Martin de
Porres with a population density of around 709 per-
sons per hectare while the least dense areas are Bgys
Socorro and Immaculate Concepcion with popula-
tion density of 128 and 168, respectively. Estimated
population for 2010 is 237,559.

(b) Inventory of Major Resources
Public/Private Institutions

There are no tertiary level institutions put up by
the government in this district, only those necessary
to serve the requirements of local communities. The
main reason for this is that the Araneta Center which
is the focal point of the district and which served as
the central business district of the entire city for a
long time is completely a private enterprise on a pri-
vate estate.

School Facilities

Thers are 8 educational institutions in the study
area; 5 public schools and 3 privately-owned

Heolth Facilities

.+ One (1) Government-owned hospital (PNP
Gen. Hospital}

- Three (3)_Health Centers (Cubao Health Cen-
ter, Ermin Garcia HE, Socorro )

T
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Fig. 24: Cubao Growth Disirict Map
Police Station

» Two (2) Araneta Police Assistance Ctr, Sta-
tion 7 QCPD, Camp Panopio Station)

Sports and Recreation

Araneta Coliseum known as the Big Doine, the
countiy’s biggest sporis and entertainment venue
with 20, 000 sitting capacity. Other sports and rec-
reational facilities are located in their respective
barangays covering the district which inciude parks
and playgrounds among others,

Religious Facilities

Religious activitiesfaffairs of Catholics are
served by the Immaculate Concepcion Parish
Church and non-Cathclics by several other non sec-
tarian chapels in the area.

(c) Private Developments / Investments

All tertiary leve] services needed to perform
the central place function of this district are ac-
counted for by the private sector. Private develop-
ments in the area are concenirated at the Araneta

Center and its proximate vicinities, very notable of

which are the Gatewsy Mall, which is a high end
shopping center, SM Cubao, Al Mall, Shopwise,
fsetann, Puregold, Farmers Plaza, and the famed
Araneta Coliseum,. .

And nothing else typifies an up-to-date, dy-
namic commercial district with the presence of cal!
centers - the fastest growing industry in our coun-
try.

The ongeing developments by the Megaworld

of 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 more are up-
coming.

{d) Existing Function

® The area Is considered a shopping and enter-
tainment destingtion. Cubao area is known as the cen-
trat comamercial district of Quezon City - home of hip
and greovy nightelubs, drinking pubs, and shopping
malls, It conjures up images of wet market stails and
people flocking there for a bargain. It also calls to
mind shopping malls where all manner of goods-
from the pricey imported goods to the best of Filipino
producis--can be purchased. Coffee shops, maovie
houses, and restaurants for every budget range can
be found here.

» ft is the modal er h ity . The
center's location Is all about convenience - it is
{lanked by both the EDSA MRT station, which travels
from North to South, and the LRT-2 station, which
runs [rom East to West, Cubao area thus acts as a
mafor transport mode interchange zone where con-
muters transfer rides mostly to/from work or
to/from school. The growing number of public bus,
jeepney and FX terminals and stations have notably
improved accesslbility from Quezon City to almost
any poirtin Luzon.

 The grea glso functions as an IT park. Nothing
else typities an up-to-date, dynamic commercial dis-
trict but the presence of call centers - the fastest
growing industry in our country. it is home to call
centers lke APAC, Telus, and Stellar, each one
equipped with advanced telecommunication facilities
and breadband technology to meet the unique re-
quirements of modern-day entrepreneurs engaged in
the business of information technology.

{=} Important Landmarks

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

. The massive Araneta Coliseum, fondly

Chapter 5 : GROWTH CRENTERS
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called “The Big Dome” stands at the
epicenter of the development. Adjacent
to the Araneta Coliseum is the 2 billion
peso new Gateway Mall. Atop Gateway
Mall is a 7-storey office tower equipped
with advanced telecommunications fa-
cilities and broadband technology de-
stgned to attract business process out-
sourcing companies.

- The Farmers market and Nepa Q-Mart
are also ldentifying landmarks especially
for provincial commuters.

() Development Potentials and Needed Inter-
ventions
e Redevelopment Poteniial. The presence
of international investors and big private groups to
pursue the plan to transform Araneta Center into
an entertainment, retail and business center looms
large in the horizen depending on medium- to long-
term economic forecasts. Policy intervention {from
the City Government may take the form of incen-
tives for owners of blighted property to invest in
redeveloping their property. This positive approach
can escalate intc the application of the idle lands
(or its variation, underutilized property} tax if af-
fected property owners prove to be unresponsive.

o_Tourism Potentigl The Araneta Center
has long been recognized as the first well built com-
mercial and entertainment hub deveioped in the
city. The major landmark, the Araneta Coliseum, an
architectural master piece, continuous te be a ven-
ue of majer concerts/shows with total sitting ca-
pacity of 20 thousand. The area is also an intersec-
tion point, a transport hub of two of the city’s com-~
muter train lines {MRT-2 & MRT-3) including vari-
ous transport terminal. It provides high connectivi-
ty to places of Metro Manila. Mixed use develop-
ment and expansion 2re being promoted, standing
mix of residential, commercial and cultural uses
(e.g. 5-Star Hotel, Condominiums and Malls) are
being undertaken on site. The area is also known to
be among the most expansive wi-fi hotspots in the

city.
o The Presence of the Muss Rail / Light Rqil
Transit Lines, The center's location is very conven-

jent. It is flanked by both the EDSA MRT station,
which runs from North to South, and the LRT-2 sta-
tion which runs from East to West. The great mass of
people 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 past. The City Government can help in
this effort by holding some of its functions at the
Araneta Coliseum.

Another function of the Araneta Center that
needs policy intervention is that of medal 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 convenience for
passengers such as left-luggage lockers and decent
but affordable lay-over facilities for stranded passen-
gers.

All bus terminals along EDSA should be
phased out, North-bound lines will be relocated to
the Balintawak central terminal. South-bound lines
will be consolidated in the Araneta Center.

Regulate building heights within a 50 meter
margin zlong EDSA and Aurara Boulevard to allow
efiective dispersal of vehicular emissions. Beyond the
50-m margin property owners will be encouraged to
redevelop their property into medium to high rise
constructions.

» Growth of IT-business in the areq. With the

development of IT sector, many IT based services
have located within the city, The area, with its infra-
structure already in place, becomes an ideal location
for this emerging industry and brings greater com-
petitiveness to the ¢ify’s economy

5.3 Batasan-NGC Growth Center

This growth area is located at the northeastern
part of Quezon City. It is bounded on the north by fot
deep northeastern portion of Commonwealth Ave-
nnue, 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 Common-
wealtl: Avenue down to Capilol Homes Drive; and on

the west by lot deep western side of Commonwealth

frommmr— g
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Flg. 25: Batasan-NGC Growth ConterMap

Avenue from Holy Spirit Drive up to creek

It has a total land area of 224.23 hectares cover-
ing the major portions of Barangays Commonwealth
and Batasan Hills and small parts of Barangays Ba-
gong Silangar, Holy Spirit and Payatas and identified
as National Goveriment Center, 1t has an estimated
population of 78,402

(a) Inventory of Major Resources
Public/Institutional

The study area has five {5] national government
institutions namely: Sandiganbayan, Commision on
Audit, Department of Social Welfare and Develop-
ment, Civil Service Commission, and the House of
Representatives or Batasang Pambansa. The House
of Representatives Electoral Tribunal and the Pro-
fessional Development Center are two (2) additional
institutions which are extension offices of the House
of Representatives and the Commission on Audit,
respectively, iocated next to the Sandiganbayan. In
addition, twelve {12} community facilities are stra-
tegically located in the study area such as barangay
hall of Bgy. Commonwealth, twc (2) health centers,
five (5) daycare centers. urie (1) police station, one
(1) fire sub-station. The are two {2) developed pub-
lic parks in the area. ‘

There are five (5) public schools, three (3) ele-
mentary, one (1) secornidary and cne (1) tertiary.
Notably, Commonwealth £/5 and its newly built an-
nex, the Pres. Corazon Aquino E/S annex along Bata-
san Road has the most number of students in Que-

zon City. Batasan National High School caters to
enrollees within its neighboring barangays and has
the highest number of students within Quezon City.
The QC Polytechnic University located at Quirino
Highway, Bgy. San Bartolome has a newly opened
branch in the Batasan-NGC district,

A total of twelve (12) private schools are found
in the area, three (3) of which are in tertiary level,
namely, ABE International Business College, Asian
Institute of Computer Studies {AICS) and AMA Com-
puter University,

Other institutional facilities include the two (2)
catholic churches namely: St. Peter Parish Church,
Paroigra ng Kristong Hari and three (3) chapels to-
cated within the interior streets of the National Gov-
ernment Center and four {4) non-catholic namely:
Iglesia ni Cristo, Seventh Day Adventist, Resurrec-
tion Power Christian Church and Pentecostal Mis-
sicnary Church of Christ are located within the
study area,

(b} Private development/Investments

The stretch of Commonwealth Avenue is charac-
terized mainly by commercial development which is
a mixiure of retail and wholesate establishments,
The western portion of Commonwealth Avenue in
partizular has a high concentration of auto related
businesses and construction supplies and services.
Aiso, the recently opened Wilcon Depot, a one-stop-
shop for construction supplies and materials is lo-
cated at the northernmost part of the study area.

Commercial banks are visible in the study area
such as HSBC, PS Bank, BPl Family Bank, Metrobank,
Security Banl, Union Bank, Allied Bank, Philippine
Nafonal Banks and three (3) branches of Landbank
to facilitate financial transactions in the process of
econorniz development.

The Ever Gotesco Center Mall, onie of the earliest
shoppiag centers in the area and the humerous me-
dium-rise commercial buildings that accommodate
the restaurant and fast food chains like Pancake
House, Starbucks, Jollibee, Mc Donalds, Chowking
and Tapa King are also evident along Common-
wealth Avenue. The Convergys Company known for
leadership in relationship management that hires
hundreds of workers benefits the City’s residents.

Chapter 5: GROWTIH CENTERS
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The spacious Commonweaith Market serves as
a drop-off point of different commodities mostly
coming from the provinces of Rizal and Bulacan. [t
caters to enormous numbers of customers coming
from neighboring cities. Litex Wet and Dry Market
and six (6) flea markels serve as an extension of
Commonwealth Market to supplement the need of
NGC residents,

{c) Landmarks

The most distinguished landmarks in the study
area are the Commission on Audit Compound and
the Batasan Pambansa Complex built in the late
seventies as the site was originally planned to
house the constitutional offices.

Other notable landmarks are the Sandi-
ganbayan and Ever Gotesco Center sitice most of
the transport terminals are jocated within or near
these structures. The most popular get-off point is
called “Manggahan”. It is actuaily the intersection
of Villonco-Katuparan Streets and Commonwealth
Avenue, it is still referred to as *Manggahan” be-
cause in the past the NGC west side was filled with
mango trees but was subsequently occupied by the
informal settlers.

{d) Existing Functions

The existence of different national government
offices affirms the original role of the study area as
a national government center. Most of the said of-
fices are independent constitutional commissions
and the other half of the naticnal government’s leg-
istative function. Qriginatly, the plan for the Nation-
al Government Center 1s to iiouse the rest of the
government offices, however, informal settlers had
occupied the NGC site and petitioned the govern-
ment to improve the land and make it available to
them.

As a socialized housing district since the ap-
proval of Republic Act No. 9207, otherwise known
as the National Government Center Act of 2003, it
showcases the efforts of the government to provide
security of tenure to the bonafide residents.

The presence of Commonwealth Market and its
extensive location caters not only city's residents

but also those from neighboring cities and provinc-
es of Rizal and Bulacan. The “bagsakan area” adja-

cent to the market serves as a center of regional
trade,
(e) Policy Interventions

This growth center has the most potarized of
functions: the Batasan Complex is an enciave of the
country’s political elite whe 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. Sur-
rounting the Batasan Complex is possibly the biggest
colouy of the urban poor in the country. There is ab-
solutely no form of linkages between the two en-
claves, The big challenge for the area is to establish
such a link by encouraging the surrounding commu-
nities to provide facilities for temporary or seasonat
heusing for members of Congress who come from the
provinces, their relatives and staff during that part of
the year when Congress is in session.

As for the socialized housing part of the district,
it could serve as the venue for experimenting on vari-
ous tenure types and innovative approaches to urban
poor housing provision. For this purpose, the City’s
UPAD may collaborate with national shelter agencies
and voluntary organizations.

The most visible central place function of the
district is the presence of the Commonweaith Market
which serves as a food terminal for agricultural prod-
ucts from nearby towns of Bulacan province in the
nerth and Rizat province in the east. The population
of the district and nearby communities is a huge con-
sumer market that gives employment to farmers in
the fringes of the metropolis. In turn, local retailers
are assured of continuous business. The unham-
pered inflow of farm products is therefore important
to ensuring the food security of the City’s population.
The minimum support that the City Government can
give to this ceniral function is to provide efficient
access roads and adequate market infrastructure,
Also, provide facilities for quality control to ensure
that the foodstuffs being brought in from other areas
are sale, clean and sanitary.

Provide affordable tertiary social services such
as a community college and a general hospital to ben-
efit the low income families within the immediate
influence area as well as in the metro fringe areas.

!
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Establishing a fire-fighting and first-aid response
unit alang Commonwealth Avenue near the rarket
site will improve emergency response time especially
to the inner communities where roads are narrow.

Another observed requirement is for a police
community precinct at the Litex area to provide crime
prevention and deterrent services in such zones where
commuters and pedestrians often converge.

5.4 Novaliches-Lagro Growth District

This growth area is located at the northern
part of the city adjacent to Novaliches Watershed
and near the political boundary of Upper Caioocan
City. The area is the Gateway of the city from neigh-
boring cities of Caloocan and San Jose del Monte of
Bulacan intercennected by Quirine Highway. The
industrial area of the city along with those of the
cities of Caloocan and Valenzuela are also sited on
the western side of the study area.

it has a total land area of 445.00 hectares or

oy 27:N ) :-:~"r-: '. AT T S e

2.76% of the land area of the city covering Bgy. No-
valiches Proper, Pasong Putik Proper and portions
of Bgys. Sta. Monica, San Agustin, Kaligayahan, and
Greater Lagro. It has & total estimated population of
31,591

(a) Important Landmarks .

The important landmarks noted in the area are
the Novaliches District Center, known as the Mini-
City hall located along Moses Street, the Lady of
Mercy Shrine, the SB Park, the old existing Jacinto
Steel Plant, SM City Fairview and Robinsons Place

which are all located along Quirino Highway.

(b} Present Functions

The existence of the three major shopping malis
in the study area makes it the commercial center of
the northern portion of the city including its imme-
diate environs such as upper Caloocan City and the
province of Bulacan, particularly 5an jose Del Monte
City.

The project area can also be considered an IT
Center with the existence of twe (2} major IT com-
panies specifically located inside Robinsons
(Teletech) and 5M City Fairview (Teleperformance)
with the support facilities of the IT-related educa-
tional institutions.

The area is also the old community and com-
mercial center of the Novaliches District with the
existence of Novaliches Market and other markets in
the area. The area remains to be the Novaliches
commercial core catering not only to its residen’;
but also those of the upper Caloocan and San Jc .e
Del Monte,

The existence of several terminals in the prc¢ ect
area makes the major transport mode interch nge
zone where commuters change rides mostly ¢ ther
to/from work or to/from school.

()

* Constraints

- Congestion of commercial areas and ne rrow
road right-of-ways that aggravate t affic
and pedestrian circulation and limit the
area for high commercial activities.

- Proliferation of various transport termina,s
and on-street parking

« Limited buildable area for development in
the Novaliches area.

- Poor physical condition (unsanitary sur-
roundings) particularly in markets

- Slow phasing of the development in Lagro
area.

- Loading and unloading of passengers any-
where,

Chapter §: GROWIH CENTERS
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o Potentials

+ Private investors still consider the area asa
potential site for commerce by putting up
new development in the area.

. The existing zone classification (C3}) will
provide investors an opportunity to devel-
op the highest and best use of the land.

. Availability of buildable areas for develop-
ment

- Presence of major IT Companies
. Existence of IT related educational institu-
tions
* Proposal for the Area
Functions to be Retained or strengthened:

. The commercial center that provides retail
and trade businesses abd employment.

. The IT center that provides employment
particularly call center agents.

. The Transport Hub that needs rehabilita-
tion to avoid major traffic congestion.

(d) Policy Interventions
» Widening of roads especially in Novaliches
Proper and decongesting Quirino Highway by
providing aiternative or parallel routes

e Encourage private investors to put up mod-
ern medical centers to supplement the few
small hospitals that serve the growing popu-
lation of the area and the neighhoring cities.

e Put up tertiary educational institutions to
accommodate the growing student popula-
tion taking up Vocational, IT, Medical Courses
in the area instead of going to the University
Belt of the City of Manila.

e Establish a fire-fighting and first-aid response
unit along Quirino Highway at Zabarte area
for improved emergency response time.

« Installation of a police community preclnct at
the Lugro-Fairview area [s necessary to pro-
vide crime prevention and deterrenl services
in the zone where commuters and pedestrians
often converge.

Located at the middle Westside portion of the City
at the houndary with Caloocan City is at the junction of
EDSA and the North Luzon Expressway. Approximate-
ly 414.31 hectares, it covers he entire Barangays of
Unang Sigaw, Balumbato and portions of nine (9] other
barangays namely Bgys. Bahay Toro, Ramon Mag-
saysay, Veterans Village, Katipunan, Masambong, Man-
resa and Balingasa in District | and Bgys. Baesa and A,
Samsonr in District 11,

Fig. 26: Balitrtawak-Munox Growth Mstrict Map

The arza has an estimated population of 56,864
representing 1.92% of the City’s population,

{a} Land Use {2009)

» Industries dominate at 37.289%, located mostly
in the inner core, along Oliveros Drive and on
the west bank of Balumbato Creek, along Sam-
son Road, Quirino Highway and Joy Street. In-
dustries vary from manufacturing and fabrica-
tion to warehousing or storage.

¢ Residential use, next largest land use at 22,79%;
comprises  the communities along Kaingin
Roead, Balingasa Road and Quirino Highway

» Informal settlers occupy about 4.20% of the
total area.

« Commercial ase comprises 9.62% located along
major thoroughfares, EDSA, A. Bonifacio, Quiri-
no Highway and North Luzon Expressway.

{b} Inventory of Major Resources

s Public/Private institutions
- There are five (5) public educational institu-

P
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. tutions within the area. Four (4) are ele- {f) Significant Problems

mentary schools and one (1} secondary e Physical

Chaptet 5: GROWTH CENTERS

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 Cloverieaf
Area.

The area has two {2} general hospitals, the
Quezon City General Hospital and Pascuat
General Hospital.

Four (4) Barangay Halls are also located in
the area namely Balingasa, Balumbato,
Unang Sigaw and Apolonio Samson.

(¢) Private Development/Investments

» Area is host to nine (9) wet and dry markets,

concentrated at the Cloverlealf area along
EDSA and to the Walter Mart and Mufoz
Market at Muiioz area.

Wholesale and retail activities sprawl along
EDSA, Old Samson Road, A. Bonifacio Avenue
and Quirino Highway.

Industrial activities vary from manufacturing,
fabrication and warehouse and mestly locat-
ed at the inner core, along Gliveros Drive and
on the west bank of Baluinbato Creek, along
Samson Road, Quiring Highway and Joy
Street.

{d) Existing Functions

+ Known as trading center, a “bagsakan™ for

agricultural produce, particularly from the
North.

o Area’s traditional industrial character result-

ed from the spill of industrial activities from
Caloocan. In fact, the area used to be a por-
tion of the industrial zene of Caloocan City
before the creation of QL.

(e] Important Landmarks

e The Bonifacio Monument [ocated at Balinta-

wak Cloverleaf area

« Balintawak-Cloverleaf Market “bagsakan”

and Mufioz Market

. Inefficient lot subdivision. The subdivision of

lot parcels in the area without provision for
access of inner properties has resulted in
irregularly-shaped and- sized lots.

. Poor intra-area circulation. This is caused by

the non-interconnection of existing roads
and the exclusivity of certain subdivision
roads being portions of private properties,

+ Lack of area-wide transport system. Inner

areas of Balintawak are being served only by
TODAS while some areas have no public
transport like upper A. Samson and Unang
Sigaw. On the other hand, jeepney services
pass only along secondary roads such as Old
Samson Road and Kaingin Road.

. Deficient drainage system. The local drain-
age system is either clogged with silt and
garbage or has under-sized drainage pipes.

- Roadside Friction. This is caused by indis-

criminate loading and unloading of passen-
gers by public utility vehidles, poor condition
of road pavements, narrow roads and on-
street parking,

. Encroachment of industrial, and commercial

developments and squatters along water-
ways. This has confributed to the deteriora-
tion of the natural waterways in the study
area. This is exacerbated by the dumping of
waste and other deleterious materials in the
area’s rivers and creeks.

& Socio-Economic

1. Uncontrolled proliferation of illegal vendors.
The existence and uncontrolled operation of
sidewalk vendors particularly at the Clover-
leaf Market zone have caused adverse effects
on the physical and environmental condition
in the same.
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2. Presence of informal settlements.

3.Inadequate fire-fighting services in the
study area.

4. Decrease of economic activities. Soine of the
old industrial establishments in the area are
now abandoned or being used as storage
facilities/warehouses. Said operation less-
ens productivity and economic actvities in
the area and only contributes to the deterio-
ration of its environmental condition.

. Deteriorating conditions of the existing
markets. Most of the big markets in the area
are operating for a long period of time and
strictures are now deteriorating. Some of
these markets are using big poriions of
their area as storage facilities. Also, most
of them have no building permit and have
been found viclating many regulations in
the Sanitary Code and in the Fire Code as
well.

{g) Advantages of the Area

e Locational

. location; crossroads of EDSA, Manila North
Diversion Road, Quirino Highway and A.
Bonifacio Avenue Gateway to the North

o MRT Extension

. The extension of EDSA-MRT from North
Ave. A centrai Depot towards Monumento

area in Caloocan will greatly increase the
volume of potential market/investors.

. Some of existing industrial establishments
with big site areas had long been aban-
doned, thus, are ready for redevelopment.

{h} Policy Interventions

¢ Find a way to link the northern: and the south-

ern parts of the district which is bisected by
EDSA and the LRT North-Monumento Exten-
ston.

Revive the proposal to develop the northern
part as the grand transport modal transfer
hub where all bus lines from areas north of
Metro Manila terminate. Complementary to
this development is to locate in the same area
the central depot of the MRT 3.

Retain the traditional function of the Clover-
leaf-Munoz stretch of EDSA as the food termi-
nal market for agricultural produce coming
from central and northern Luzon. lptegrate
processing and packaging of agricultural
products destined for the more sophisticated
urban consumer markets.

Determine the feasibility of city-owned an:.
operated abattoir of Triple A rating, This Is )
counteract the continued illegal traffic it
“double dead” meat.

Chapter 5: GROWTH CENTERS
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THE NON-GROWTH AND SPECIAL
DEVELOPMENT AREAS

AND SPECIAL DEVELOPMENT AREAS

Areas outside of the growth centers are
designated as non-growth areas. This is
not to imply that such 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 areas cater generally
to the normal requirements of local residents. To
avail of higher-order goods and services, the resi-
dents in non-growth areas go elsewhere, usually to
the growth centers.

Non-growth areas in Quezon City are classi-
fied into three types. One group is characterized by
the predominance of mature, stable residential
neighborhoods. The residents in these areas feel
secure and satisfied and are not keen to embark on
anything that would drastically alter the character
of their area. Examples of this type are the residen-
tial subdivisions of White Plains, Blue Ridge, La
Vista, Xavierville, Corinthian, Green Meadows, and
New Manila. The second type is a variant of the first
group in that this area is typified by the existence of
old deteriorating structures and blighted environ-
ments. In 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 bouse may have passed on to
renters and tenants. Sporadic reinvestments by
some of the property owners who managed to con-
solidate a few adjoining lots can be observed but
their number is not massive enough to amount to a
substantial renewal of the area. Examples of this
type are the housing projects of the then PHHC
(Projects 1, 2, 3, 4, 6, 7 and B). Blighted areas may
also consist of industrial sites which have either
ceased operation or maintain minimal volune 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 owners are seen to con-
vert to mixed use devetcpment. This category is typ-

ified by the industrial area of Libis, Novaliches and
Bagumbayan. The third type of non-growth areas
consists of a collection of parcels of irregular sizes
and shapes many of which are being occupied with-
out clear tenure arrangements. There js a serious
backlog in the provision of community facilities and
services primarily becawse of difficult external and
internal access. A considerable amount of vacant
lands still exist in these areas. This type of non-
growtn areas, designated here as Transitional Areas,
is found in the north central part of Quezon City
{District II) straddling barangays Sta. Lucia, Sauyo,
Pasong Tamo, and Tandang Sora.

The non-growth areas and their correspond-
ing policy interventions are described briefly in the
succeeding section. Within some of these non-
growth areas are the special development zones,
namely, Banawe Street “Chinatown” Speciai Eco-
nomic Growth Area, Tomas Morato Avenue Speclal
Development Zone, Quezon Institute Heritage
Preservation Precinct, and the Payatas Special De-
velopment Area.

6.1 The Mature Stable Areas

These areas consist of high-end residential sub-
divisions un the southern and northeastern por-
tions of the city, Outside of the growth centers there
are three such areas: Ugong Norte, Horseshoe and
New Maniiz straddling portions of Congressional
Districts Ui and IV. Encompassed within these sta-
ble communities are 11 barangays with a combined
populatior of over 100,000. These 11 barangays
have a combined land area of 680 hectares.

These areas are conspicuous for the presence of
gated cominunities. The subdivision design con-
forms with standards for low density residential
areas (R-1) with ample provisions for open space
and common utility areas. Internal circulation is
strictly by private motor vehicles. An exception to
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Fig 26: Marare Stable AreasMap

this general design feature s New Manila where the
internal streets are generally open-access. Its pe-
rimeter is porous hut each lot is an enclave to itself
surrounded by formidable walls.

Because of the high sense of security felt by the
residents of these areas they are not keen to intro-
duce any drastic changes on the character of their
place. The policy intervention appropriate for the-
se areas therefore is to preserve their essential
character.

Residential subdivisions with characteristics of
mature communitles that happen to be located in-
side a growth area cannot expect the same level of
protection, Additional data on the identified blight-
ed areas are given in Annex 5.1

6.2 Blighted Areas

Blighted areas ccver almost half of the total
land area of the city and more than half of the popu-
lation, Spread all over the city straddling 116 ba-
rangays and grouped into 20 districts, these areas
are predominantly residential. {See Table 6.1}.

Maost of the housing stock is owner-occupied but the
owrier occupiers are abviously not investing enough
to maintain the quality of their structures. Those
that invest in the improvement of their housing are
conspicuous in their own neighborhood but their
number ig not big enough to effect a massive urban
redevetopment.

The collective effect of the seeming neglect by
homeowners to maintain the quality of thelr dwell-
ings is to give the city a slum look, an unwelcome
visual image.

In the face of this predicament the city has lim-
ited options. 1t does not have the capability to en-
gage in massive urban renewal. Urban land readjust-
ment is a possible alternative but this urban renewal
approach, though successful in East Asian countries,
has not found acceptance in the Philippines.

Perhaps the city can try on a limited pilot basis
certain schemes of assistance to owners of blighted
property who are willing to invest in rehabilitation or
hoie improvement. More detailed data on the iden-
tified blighted areas are given in Annex 5.2,

Fig 2% Blighted Arsas Map

pomrn



201%.20625 GC COMFREHENSIVE LAND USE FLAN

Page 53

Table £.1: Blighted Areas
= Latest 1
Total | o ngpula redomninant
Name of District Area | = on Land Use
(ha) | & (combine
@ d4)
Kaligayn Community District 38798 3 10781 1{3657%) |
En Buriolome Comnnmdty Diwict | 99345 5 znz,gsorﬁarl E5 3%y
Eiviow Commmmily Distict Ligssl 5 703, D3 (ZBARY
Firtasan ikl Comnnumity District iR 1 zs:a,m"fxm @S Q2¢.86%)
NGEL West Community District Wi, 2 T 157,187:§1esd1 Q00%;}
Bacsa B, Toro Community Dist. | 80031 7 23R A7 st (48.05%)
Culfat-New Era Consmunity Dist 32016 2 F6,5290cedd (36.682%) |
Gid Bolara Cormmunity Dist 21013 2 76117 Resd? {33.53%)
Minoz Community District ‘194.@ [} 39300 Resd | (44.23%)
Cemmmardty District 194.155 3 ZEFW?lesd'l 44.23%)
Manresa Commamity District 14058 3 37 380Resd (3130%) B
ef Monte Cormrmumity District 21880 7 49 ABARes T (52.77%)
G, Doringo Copumamity Disrict | 22931 4 27,803Fesd (53.25%)
Blayon Communlty Disiriet | 90588 7 15580 R=sd1 (A224%)
Tateion Community District Z4Z5Yy S 87,004Resd (34.20%)
Seout Communily District | 16713 4 284 A0E7%)
Famuting Ranias Cominby Dist | 14733 5 062 e d (3979%)
(GuirinG Area Conmmonity District 15024 10 37;35:: G211%)
Murphy-Proj 4 Conmmmmity Dist 195 17 B9, 296Resd (52.04%)
falas Conumarity District 28036 7 75B10Retid (15.94%)

6.3 Transitional Areas

The study area is located at the heart of the City
confined In the second congressional district.

Fig 30 Transitional Areas Map

The boundary delineation as follows:

North :

Easi:

South :

West:

by the northern boundary line of lots
534,767-B-1, 767-C, 586-4A, 536-B, 537-
B-3; then going northward to the west-
ern polltical boundary of Bgy. Sauyo-
Sta. Lucia; then going eastward along
Tullahan River

by eastern boundary line of Bgy. Sauyo;
then going eastward along Republic
Avenue 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 Ave-
nue; then northward along Visayas Ave-
nue and going westward along the
southern boundary line of Bgy.
Tandang Sora up to Dario Creek

by Darie Creek going northward up to
Mindanao Avenue; then northward
along Mindanao Avenue and western
boundary line of Bgy. Sauyo

Table 6.2
‘Transitional Areas

Barangay

2007
Popala-
ton

Deusity
Par

son/Hag

Growth

Area {M2) Rate

Sta. Lucia

674,467.32 357 24050 3513 | 26675

Sauyo

2,759,557.80

245 | 67587 11845

Pasong Tamo

4,376506.07

165 82340 13391

Tandang Sora ;

i
i

3,907,82185 |

142 6.78% | 91,169

Total

e The study area

112,317,853.04

303,410
:

SRS FUUU - Lo

has a total land area of

12,317.85 hectares consisting of four {4) ba-
rangays: Sta. Lucia, Sauyo, Pasong Tamo and
Tandang Sora.

« It has an estimated population of 248,840
based on the 2007 National Census.

Chapter 6 THE NON-GROWTH AND SPECTAL DEVELOPMENT ARE A<
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(a) Inventory of Major Resources

¢ Public/Institutional

The study area has various community
facilities to deliver basic services at the
barangay level.

The presence of four (4) barangay hails
located on their respective barangays

About four (4) health centers: Santa
Lucia Super Health Center, Sauyo Health
Center, Banlat Health Center and M.H.
Pedro Health Center.

A total of twenty (20) daycare centers
contained at the study area to provide a
specialized program or facility that
cares for the preschoolers.

The study area has seven {7) public
schools; four (4) primary schools and
three (3) secondary schools evenly dis-
triuted having one primary and secand-
ary each barangays, excluding Bgy. Pa-
song Tamo having only one primary
schoaol,

A total of eighteen (18} private schools,
fifteen {15) schools of primary and sec-
ondary and three {3) schools in tertiary

A total of eighteen (18) private schools,
fifteen [15) schools of primary and sec-
ondary and three (3) schools in tertiary

Pasong Tamo Public Library provides
information services responsive to the
needs of the community.

Presence of Ann Francis Hospital con-
veniently located along Quirino High-
way tc give immediate medical care
and treatment.

Other institutional facilities include ten
(10} catholic churches/chapels and
about five (5} non-catholic churches.

Various religious formations : St Vin-
cent Seminary, Servants of Charity Con-

vent and Oblates of Mary Convent, Sisters
of St. Dorothy of Pauia Frassenetti Con-
ventand Alagad ni Maria.

(b) Private development/Investinents

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

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

(c) Existing Functions

- The study area is basically residential in
close proximity to each other.

- Major educaticnal institutions: Far East-
ern University-FERN College, St. Claire
School, St. Anthony Academy of QC and
St. [ames College of QC are located in the
area.

- Presence of several religious conpregation
facitities like convents, seminary and for-
mation cernters.

- Presence of Himlayang Pilipino Memorial
Park.

(d) TransportAccess

o [External Access

Major access points: Regalado Avenue,
Republic Avenue, Luzon Avenue,
Tandang Sora Avenue, Congressional
Avenue and Mindanao Avenue

Other access roads are secondary and
restricted to subdivision homeowners
only

¢ Internal Access

City and suhdivision roads

s Major Transport Routes

Mindanao Avenue
Tandang Sora Avenue
Luzon Avenue

Republic Avenue

Don Julio Gregorio Avenue
Himlayan Road

Lanenee
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- General Avenue
- Visayas Avenue
- Congressional Ave Extn

¢ Secondary Roads

0id Sauyo Road
Pantabangan Road
Philand Road

- T.M. Kalaw Street

- Narra Avenue

- Jose Abad Santos Street
- |.P. Rizal Street

s Mode of Transport
- Public utility jeepneys, buses and FX
ply along Tandang Sora, Visayas, Gen-
eral and Mindanao Avenues
- Tricycle services along secondary and
subdivision roads
- Pedicabs run thru inner streels

» Choke Points
- Identified as choke points during rush
hours are the intersections of Visayas
~ Congressiona! Avenue, Tandang Sora-
Himlayan Road and Tandang Sora-
Mindano Avenue

(€) Buildable Areas
e Significant sizes of private vacant lots
are found at Pingkian area specifically
the area adjacent to Himlayang Pilipino
Memorial Park
e Vacant lots along Don Julio Gregorio
Street

() Functional Open Spaces
e Ahout twelve (12) developed parks and

seventy-one (71) undeveloped parks
(8) Landmarks

e The study area is home to at least two
tourist attractions and tourism-oriented
facilities: Tandang Sora Shrine and Him-
layang Pilipino

{h) Existing Places of Emplovment

e Service workers are confined only at
Visayas-Tandang Sora Avenues and
Mindano -Tandang Sora Avenues

{i) Development Constraint

o Narrow and limited access roads Jeading
to and from the study area

¢ Incomplete development of Republic
Avenue

e Informal settlements in some parts of
the study area

() Development Potentials and Policy inter-
ventions

e Public utilization of Congressional Ave-
nue Extension to lessen the traffic flow
along Visayas and Tandang Sora Ave-
nues

¢ Improved quality of physical environ-
ment and social infrastructure that cre-
ate a good image of the city

¢ Quality human resources harnessed to
their full potentials

¢ Provislon of more primary roads to en-
hance the accessibility of the area and
thus encourage property owners to in-
vest in improving their property

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

6.4 Special Development Areas

6.4.1 Banawe Street Speclal Economic Growth
Areal

In the years after World War I, the City of
Manila expanded eastward. Asthe area next to
Manila, the areas around Banawe, G. Araneta,
and Del Monte were places of choice for many of
Chinese descent in search of a suburban sites.
Then, these Filipino Chinese resident business-
men began to establish small retail stores/shops
in the area’s immediate vicinities, along major
thoroughfares. The Banawe Street in particular
was their center of trade which developed and
became popular as the “Auto Parts and Accesso-
ries Capltal of the Country”. Today, several Fil-
Chinese restaurants have also sprouted along
the site adding on to the area’s growth. Because
of the Chinese ancestry of many traders and
residents in the area and their invaiuable contri-
bution to the city’s economy, the site is now be-
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Fg 31: Special Development Aress Map

ing promoted as the Quezon City Chinatown
pursuant to City Ordinance SP No. 1573, 5-2005
declaring Banawe Avenue as Special Economic
Growth Area {Banawe Filipino-Chinese Busi-
ness District) and City Resolution No. SP-3039,
s-2005 seeking to strengthen the economic
base thru strong parinership with the commu-

nity.

The Banawe Street [lot deep from E. Ro-
driguez Sr. Avenue to Sgt. Rivera St} is a con-
crete paved road with 20 meters road-right-of-
way. It measures approximately 3 kilometers
in length and straddles seven barangays of Dis-
trict 1 and IV. The area is to be promoted as
another tourism destination, its distinctive ur-
ban character, physical environment and cultur-
al heritage shall be further enhanced by permit-
ting compatible commerclal uses along Banawe
Avenue and encouraging these developments to
spread out in Its Immedlate vicinitles.

The project site is classified as Major
Commercial zone (C2) in view that commercial
establishments are concentrated. There are
also significant concentration of industries at
the northern portion bordered by Sgt. Rivera

St. and Del Monte Avenue.

The city government in consultation and
coordination with the members of its Fil-Chinese
community undertakes the improvement and
beautification of the site,

6.42 Tomas Morato Avepue Special Development
Zone

The 1.7 kilometer stretch of Tomas Morato
(lot deep from E. Rodriguez Sr. Avenue to Scout
Albanao) has been developed into a fine dining
destination where restaurants cater not only to
city residents but also domestic and internation-
al tourists and visitors.

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

To maintain the present character of Tomas
Morato Avenue and be recognized as the “City’s
Restaurant Row", an Ordinance was enacted to
re-classify the area as Special Development Zone
{Ordinance No. SP-505, s-1997). It is governed
by the General District requirements applicable
for Major Commercial {C2) Zone with additional
requirements for parking.

At present, the improvement of frontage
and sidewalk of the area was developed in uni-
form design by the city in consultation and coop-
eration with business owners, Augmentation of
traffic enforcers is being undertaken at site to
maintain 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 peak hours,

The city government in consultation and
coordination with the members of its Fll-Chinese
community undertakes the improvement and
beautification of the site.

6.4.3 La Loma Lechoneros Zone

The greq is the Southwest portion of the city,
traversing flve (5} brangays (Paang Bundok,

i
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Salvacion, NS Amoranto, San Isidro Labrador
and Maharlika} by its mainroads - NS Amoranto
Ave and A Bonifacfo Avenue, The “lechonan
arae” particularly located along Cavite and NS
Amoranto Streets has become popular with the
existence of the lechon industry (Roasting & re-
tailing of roasted pig} since the mid 1950s. The
industry progressively grew, contributing to the
area’s economic growth but which at present is
now in a poor state with the area requiring im-
mediate redevelopment.

The site has become a priority area for de-
velopment as a Lechon Business Center to serve
as one of the tourist spots in the Metro Manila (as
provided in City Ordinance No. SP-1221, 5-2002).
Ancther important landmark on-site is the la
Loma Cockpit (a place of the typical centuries-old
sport in the Philippines, known as ‘“sabong”
{cockfighting). The cockpit arena is said to be
more than 60 years old. The “sabongeros” were
the first regular customers/patronages of the
early lechoneros.

6.4.4 Quezon Institute Heritage Conservation
(a} Location

It is located along E. Redriguez Sr, Blvd,,
bounded on the west by E. Jacinto Street, 1
Block deep of G. Araneta Ave, and on the south
by Bayani Street, Bgy. Dona Imelda, this city. It
covers a vast tract of land consisting of five (5)
lots with an aggregate land area of 184,853
square meters owned by Philippine Tuberculo-
sis Society, Inc. (PTSI).

(b} Historical Background:

Quezon Institute (Ql) is then the country’s
specialty hospital for the treatment and preven-
tion, not only of pulmonary tuberculosis, but
other complicated chest diseases as well. Con-
sidered as one of the oldest hospitals in the
country. Established in 1918 with barely 15 to
20 rows of nipa shacks as their hospital facili-
ties, these were later converted to wooden

buildings.

The hospital building was designed in
1930s by Arch. Juan Felipe Nakpil, a National
Artist. This was built following a stately and sym-
metrical design concept. A grand avenue leads to
the two-storey main building accentuated by
strong Art Deco influences and geometric details.
it was formally inaugurated on August 19, 1938
as a 200-bed tertiary pulmonary training hospi-
tal. It became the center of excellence in the
management of lung aiiments particularly Tuber-
culosis before the establishment of the Lung Cen-
ter of the Philippines in Diliman.

To date, the PTSI has been managing the
affairs of the institute. Half of the property is
leased to the Philippine Charity Sweepstakes Of-
fice (PCSO) for the agency’s office and transacting
public.

(¢} Zoning Classification

The PTSI property was formerly zoned as
Institutional based on the 2000 Quezon Clty Zon-
ing Ordinance. In 2003, when PTSI lost support
and assistance from government funding agen-
cies, a portion (26,654 sgq. m,) of the QI com-
pound was converted per City Ordinance SP-918,
$-2000 as amended, into a Major Commercial
Zone {C-2). This is now occupied by Puregold
Supermarket. That portion of the property was
transformed into a performing asset to generate
funds to support the operation of the charity hos-
pital.

Consequently, in 2004 the entire property
has been reclassified or rezoned from Institution-
al to a Major Commercial Zone (C-2), the area
being compatibie with the existing land use pat-
tern and zoning within its vicinity.

(d) Existing Condition

The Q.L compound is entirely enclosed with
CHB fence with the following improvements: 2-
storey U-Type building, the mid portion serves
as the Main hospital building and Administration
Office of PTSI. The right wing houses the hospital
patient rooms while the left wing is being occu-
pied by PCSO. A portion along E. Rodriguez was

Pope 57
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provided as parking space for PCSO. An aban-
doned buijlding also exists right at the back of
the Main building.

Generally, a large portion (approx., 59,099
sq.m.) of the QI property is considerably vacant,
covered with grass, plants and big trees like aca-
cia. The west and south peripheries of the com-
pound are encroached upon by about 937 infor-
mal settier families (ISFs} in 736 structures,
There is also one covered court and a building
said to be occupied by PHILHEALTH.

Within the vicinity of the QI compound are
various commercial establishments ranging
from 2 to 5 storey buildings specificaily, along
E.Rodriguez Sr. Bivd. and G. Araneta Ave., while
on the western part are residential areas of Bgy.
Dona Aurora and Bgy. Santol. A housing project
at the south-western tip of the compound was
alse noted.

{e) Intervention

e Preservation of QI Buildings and
Premises

While the Quezon Institute property has
already been reclassified as Major Com-
mercial Zone{C-2), it has a potential for a
Mixed-Use Development with Heritage
Conservation Component to restore and
preserve the existing buildings and premis-
es together with residential and a mixture
of retail and wholesale trade,

Heritage conservation enhances pro-
gress and modernization, from urban revi-
talization and community housing to the
revival of traditional crafts and the stimu-
lation of entrepreneurial activities. It awak-
ens cultural and historical awareness,
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 Quezon City Government and the PTSL

6.4.5 Payatas Special Development Area

As early as 1995, the city government came
up with the Payatas Special Area Development
Framework Plan {Annex 5.4) and Payatas 2000
{Annes 5.5) covering the physical (including the
environmental improvement) social, economic and
organization development of Payatas. The Plan
became the basis of services, programs and pro-
Jects being implemented in the area. Significant
among these programs are the Socialized Hous-
ing, Ecological Solid Waste Management , Health
Improvement and Educational Improvement

{a) Description of the Area

The study area is strategically located. It is
within the city’s North-Eastern periphery along
the boundary of Rodriguez and San Mateo. It has
a total land area of 915.83 hectares covering the
Barangay Payatas and Barangay Bagong Silangan
excluding the lot deep boundary along Batasan
Road. It has numerous develeped subdivision:
like Filinvest 1I, Fil Heights Spring Countr/
Homes, Filinvest Homes II, Mountain View Subc -
vision, Viclago Homes Batasan and Violago Pz rk
Homes. It has an estimated population of
222,083 based on the population projectior of
the National Statistics Office

(b) Outstanding /Unigue Features
{(Landmark)

Once one of the largest open dumps in he
Philippines, Payatas is now a shining example ¢f
sustainable waste management and favorite
learning area for environmentalist and students.
It is the first open dump to be converted into a
controlled disposal facility. Moreover, it also pio-
neered the extraction and future commercial
utilization of methane gas. As a result, a 100-kW
pilot methane power plant has been buiit and
became the first registered Clean Development
Mechanism project under the Kyoto Protocol in
solid waste management in the Philippines and
Southeast Asia.

|
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The availability of undeveloped land is
attracting interest among private sector groups
such as businessmen and real estate developers
to participate in the development of Payatas.
The possibility is open to utilize the innovative
land development schemes such as Land Read-
justment, Joint Venture and Land Swapping, etc.

The Gen. Licerio Geronimo Park formerly
Gen, Henry W. Lawton Park memorializes 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 American
officers.

{c} Present Functions
¢ Solid Waste Disposal

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

s Residential Subdivision

The big portion of the area has been devel-
oped into residential subdivision like Don Car-
los Heights, Manila Remnants, Dofia Nicasia,
Empire Subdivision, Capitol Homes I, Amlac
Vilie Subd., Violago Homes Parkwood Subd,
Madrigal Subd, Manahan Subd, Filinvest II,
Mountain View and Villa Gracia Homes.

* Socialized Housing Project

The presence of about fifty (50) Communi-
ty Mortgage Program (CMP) sites in Barangays
Payatas and Bagong Silangan contributed to the
development of Payatas area that utilizes an
innovative system of mortgage {fnancing where-
by beneficiaries, through the concept of commu-
nity ownership, may acquire a privately-
owned undivided tract of land. Financing
through the CMP is intended primarily to assist
residents of blighted or depressed areas or the
urban poor.

{d) Remarkable Constraints And Develop-
ment Potentials

e Potentials

The availability of vast tract of
land to implement housing pro-
jects under RA 7279 or UDHA
and its various community facili-
ties.

The existence of various govern-
ment and non-government or-
ganizations providing services to
the area and the community-
based organizations to be tapped
in the development efforts.

e Constraints

There is weak coordination
among concerned groups and
agencies resulting in overlapping
and concentration of services in
some areas and inadequacy or
total lack In other area.

The adverse claims on the owner-
ship of certain parcels of land
contribute to uncontrolled entry
of migrants and spread of un-
planned communities, the lack of
road rights-of-way to access in-
ner areas facilitate local circula-
tion and regional network inte-
gration, and difficulty of entry of
utility services like electricity and
water supply.

The existence of several people’s
organizations results in conflicts
in representing the community,

{(¢) Functions to be Retained or Strength-
ened

The solid waste management system
that resulted in an improved environment
is also expected to have a 200-kilowatt
power generating capacity fueled by me-
thane emitted from the decomposing
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waste from the site. The project will save
fuel cost since methane is taken for free. It
will efectrify the city’s waste dump opera-
tion while excess power will be sold to the
power grid. Some of its many benefits in-
clude contributing to green house gas re-
duction by capturing methane, reducing
and eliminating fire and explosion hazards,
improving slope stability, thus reducing
trash slide ,improving compaction of the
dumpsite due to the removal of biogas and
improving local air, water and soil quality.

{f} New itiatives

There are initiatives from govern-
ment and non-government agencies. The
Department of Sclence and Technology
has begun to pilot test a project to con-
vert residual plastic into bricks. Likewise,
the Holcim Cement discovered to reduce
the volume of garbage by utilizing used
tires dumped at the disposal facility as an
alternative fuel in the production of ce-
ment, the project known as Used Tire Re-
trieval.

{g) Policy Interventions

¢ Road-link to cross Marikina River

# Need to regulate the pace and in-
tensity of development because the
area is still utilized as active waste
disposal site. Even after closure the
use must be limited to temporary
activities until the gas deposit is
thoroughly extracted. The old
Payatas Controlled Facility and the
Sanitary Landfill upon closure shall
be developed and managed as a
green area and form part of the
Green Lung Network,

+ Land banking to support the Social
ized Housing Program and Infra-
structure Development.

¢ Operational
DRRM Plan

community-based

» Post-closure management plan for
the existing sanitary landfill which
is expected to close in the immediate

future B
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THE GREEN LUNG NETWORK

Open space or the unbuilt environment,
especially when put under vegetative
cover performs a vital function as life support sys-
tem in any human settlement. Among other
things, it supplies fresh air, fresh water, fresh food
and digests the water generated in the built envi-
ronment. Because of this vital function open space
is treated in this CLUP as legitimate land use to be
preserved and protected in order to maintain a
proper balance between the built and the unbuilt
environment.

This chapter is devoted to the identification
and protection of the biggest expanse of open space
that serves 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 exten-
sive expanse of open space and greenery in Metro
Manila. In relative terms open space takes up about
one-fifth of the total land area of the city. Consider-
ing that the city accounts for one-fourth of the met-
ropolitan land area its share of open space even in
absolute hectarage is unmatched by any other city.
The inventory consists of major and special parks
that are themselves unique in terms of size, fea-
tures, and even biodiversity; historical 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 like institutional
grounds {UP, Ateneo de Manila University, Miriam
College, Congress, and the like), golf courses, corri-
dors or right-of-ways and river easements.

7.1.1 Major and Special Parks

(a) Quezon Memorial Circle, the Re-
maining Core of the “Garden City”

Quezon City was envisioned to be a

Page &1

“Garden City” in both the Frost Plan of 1941 and
the Master Plan for the Capital City of 1949. In
the plan prepared by A. D. William and Harry T,

Flg 33: 1941 Frost Plan
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Frost before the war, recommended that parks
and greens be provided all over the City. It re-
flected a massive, contiguous green area ema-
nating from the rotunda {Quezon Memorial Cir-
cle), sprawling eastward to embrace the UP
Campus, a huge Natural Park [n the vicinity of
what is now the Balara Filters Complex and ex-
tending northeast-ward to the proposed Philip-
pine Military grounds. Extensive greenbelts
were proposed on the east bordering Marikina
River and along the other rivers. There were
also provisions for recreational and institutional
greens scattered in many parts of Quezon City.

The 1949 Master Plan for the Capital City
retained the Garden City concept. It contained
generous provisions for parks and greenbelts ali
over the City, allocated land for ample parks and
greenbelts for future unforeseeable and unan-
ticipated uses. The Plan prescribed the estab-
lishment of sufficient parks and recreational
areas in the followling areas:

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

s A North Park consisting of 80 has. in the
northern section of the city and another B0
hettares in the south portion;

o Parks and greenbelts along rivers and
creeks;

» A system of playgrounds in the neighbor-
hood units; and

¢ A minimum of one athletic field in addition
to those in the playgrounds of public schools
for each neighborhood unit and a bigger one
proposed for each district of the city.

The physical structure of Quezon City indi-
cates early adherence to the Master Plan like the
estahlishment of the Diliman Quadrangle (East,
South, West and North Triangles) with the big-
gest rotunda at its northeastern corner and

from where roads emanate like the rays of the
sun. The Central Park was never realized as sev-
eral procltamations and orders were issued and
rescinded transferring the Park’s administration
from one government agency to another and
altering its size many times. As the 1969 study
of the Philippine Institute of Architects’ Special
Committee on the Memorial Park noted, “it ap-
pears that the behavioral basis of decisions in
proclaiming and rescinding the orders were not
governed by any hroad awareness of the bene-
fits and consequences that a park or open space
can give to an urban population. 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 Que-
zon City are still undeveloped and that the need
for a park is not urgent as is required.

The 25-hectare Quezon Memorial Circle
(QMC) together with the Ninoy Aquino Parks
and Wildlife Center and a mini-forest locater
between the Central Bank and the Lung Centr
serves as the remnant of the Central Park of
yore. For all intents and purposes, it is the ¢ .re
and unifying element of the city’s open sy ace
network system not only because of its his .ori-
cal importance but also because of its stra egic
location and high visibility.

The QMC today is perhaps the most visited
park in the city. It attracts people froin all vralks
of life, young and old alike. Its component: and
amenities include the following:

» Quezon Memorial Monument (Pylon) aad
shrine - the central element of QMC and the
reference point for all development pro-
grams, projects and activities

+ Meditative area

¢ Parks, playground and other recreational
areas

s Venue for social interaction, socio-cultural
exchange, celebrations and cther public
gatherings

o Venue for facilities for arts and culture and
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historical heritage promotion
» Environment protection showcase area
e FEconomic enterprise area

* A city museum which will soon be con-
structed

Table 7.1: Visitor Traffic and Income Generation

Ninoy Aquino Parks & Witdiife Center
i Year Nao. of Visitors 90Income Generated {F)
. 2006 349,810 3,103,735
L2007 | 347,359 3,126201
2008 407,549 4,094,179.29
fotal 1,105,118 10324,615.29

(b Ninoy Aquino Parks and Wildlife

The Ninoy Aquino Parks and Wildlife
Zenter (NAPWC) is the only zoological and bo-
tanical garden with an area of 19.29 ha. located
at the southwest of the Quezon Memorial Cir-
cle. According to 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
also kept various species of endemic and en-
dangered birds, mammals, reptiles and am-
phibians in the open-air Mini-zoo and Wildlife
Rescue Center. It also serves as a venue for
public education, as a training and research
facility for future veterinarians and biologists,
and as a source of wildlife stock for local zoos
and DENR-accredited facilities for their public
education, breeding, and other conservation-
oriented undertakings. Other amenities include
cottages available for conferences, meetings,
seminars, etc. and children’s playground, visi-
tor's center, a man-made lagoon for fishing, a
rock garden and a craft village.

(c} LaMesa Watershed

The La Mesa Watershed is the last re-
maining forest of its size in Metro Manita. With
an area of about 2,500 hectares, it was declared
as Watershed Reservation with the issuance
Presidential Proclamation No. 1336 on 25 July

2007. Previously, the La Mesa Watershed was
under the jurisdiction of the Metropolitan Manila
Waterworks and Sewerage System (MWSS} from
1971 by virtue of Republic Act No. 6234 until
2007. By virtue of Presidential Proclamation No.
1336, the Watershed is now under the joint ad-
ministrative jurisdiction, supervision and control
of the MWSS and the Department of Environ-
ment and Natural Resources [DENR).

The watershed is composed of a variety of
ecosystems and is habltat to more than 170 spe-
cies of Philippine flora and fauna that are catego-
rized as either abundant, endemic or indigenous
and critically endangered, endangered or vuiner-
able, The species diversity for flora is favorably
diverse while trees or forest biomass is of nor-
mal diversity that is comparable with that of the
Taal Mountain Range-Laurel area. The avian spe-
cies diversity is relatively moderate.

In view of the worsening state of the envi-
ronment in Metro Manila and the degradation of
the Watershed, the ABS-CBN Foundation, Inc.
launched “Bantay Kalikasan” (Nature Watch)
which aimed at revitalizing the 2,500 ha. largely
denuded La Mesa Watershed. It also sought to
promote and sustain the La Mesa as a watershed
of immense resource and educational value. To
date, 72 endemic Phillppine tree species have
been planted by a total of 20,000 volunteers in
1,344 ha. of the watershed.

One of the major attractions in the area is
the 30-Hectare La Mesa Ecopark Resort, a joint
effort of the ABS-CBN Foundation with the MWSS
and the City Government. It has combined a nat-
ural recreational refuge with educational pur-
poses of an outdoor classroom envisioned to
bring the people back to La Mesa as it did in the
old days. Amenities include the Orchidarium,
Butterfly Garden, Hanging Bridge, Picnic area
and Eco-trails.

(d) Community and Neighborhood Parks

Most accessible to the residents are the
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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-
partment as having the size enough to accom-
modate residents of the community and adjoin-
ing barangays with the following features:

¢ 30-40% planted with trees, grass and orna-
mental plants

Table 7.2
Developed Parks by Type and District,
Quezon City: 2008
Number of Parks’

o Dist1pist mptst 11 DU | Total
Community Park 29 {1451 33 | 24 | 231
*‘Eeighborhood Park 1310 | & 3 2
Major/Special Park 116 ]| 8
Historical Park 2131 « 11| &
Street Park 111 4309
Total 45 |160 | 44 | 37 | 286

¢ Concrete walkways, benches, picnic tables
¢ Standard multipurpose hall (6x9m})

e 1-2 standard concrete court pavement, open
or covered with lighting facilities

¢ Park lamps, perimeter lights
¢ Standard comfort rooms, garbage bins
¢ Standard concrete stage

o Integrated plan system with sand bedding and
CHB enclosure

e Standard entrance arch
¢ Provision for ramps

A neighborhood park is a small, single-
purpose park, usually 0.48 ha. or less, used pri-
marily for passive recreation, having the follow-

ing:

s 10-20% green
e 2-3 Individual playground equipment
¢ 4-6 Concrete bench

¢ Parklamps

The QC Parks Development and Administra-
tion Department (PDAD) reported that 231
community parks and 32 neighborhood parks
are either developed or partially-developed.
District I has the most number of these parks.
{See Table 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 Cit
are the Pugad Lawin Shrine, Tandang Sora
Shrine, A. Bonifacio Monument, Gen. Geronir 10
Monument, Bantayog ng mga Bayani, and "he
People’s Power Monument.

(f) Park Strips along Rivers and Creeks

The City's land surface is crisscrosse ! by
an extensive network of rivers and creeks. Che-
se finear water bodies have an estimated 1otal
length of 191 kilometers. The recovery and de-
velopment of at least 3-meter strip on both
sides is expected to generate at least 114 hec-
tares of parks.

(g} Linear Parks

Linear parks of regional importance in-
clude easements of power transmission lines,
aqueducts, center islands and tree-lined boule-
vards and sidewalks. The Botocan Transmis-
sion line has an area of almost 35 ha. while the
Balintawak Transmission line has an area of
more than 23 ha. for a total of 58 ha. The aque-
ducts have a total area of around 65 ha. A po-
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tential area that will provide additional green is
the non-buildable 5-m easement on both sides
of the faultline running along the eastern bor-
der of Quezon City.

(h)Institutional Grounds

Quezon City is host to huge university
campuses such as those of the UP Diiiman,
Ateneo de Manila and Miriam College and rec-
reational greens of major institutions such as
Camp Aguinaldo, Camp Crame, Veterans Memo-
rial Medical Center and the privately-owned
Capitol Hills Golf and Country Club . These
patches of greenery in a vast metropolis pro-
vide a breathing space for the burgeoning pop-
ulation. They also provide refuge to various
wildlife that maintain a normal level of biologi-
cal diversity despite the constant threat of
creeping urbanization,

(g} Payatas Controlled Facility and the
Sanitary Landflll

The land revitalization approach is being
employed to promote the clean-up and re-use of
the closed 25 hectare Payatas controlled dlspos-
al facility and the existing 3.5 hectare Sanitary
Landfill upon its closure. The entire area is be-
ing kept free of intensive development and Is
managed as a green open space to be integrated
in the Green Lung Network. To conitribute to re-
ducing GHG emission,

7.2 Integrated Cpen Space System

Maintaining the role of the Green Lung of
the Metropolis means more than accounting for
the largest share of greenery to total land area.
it also means seeing to it that the parks and
open spaces are really functional In that they are
being used and patronized by the people for rec-
reation and other social activities and inter-
action.

The City should seek a meaningful system of
public spaces consisting of a complementary set
of parks and open spaces that satisfies the

broadest range of community interests and needs.
It is important to look at the relationships and
connections of the different parks and open spac-
es and consider how they can serve certain needs
at certain levels of the community. Neighborhood
parks and school grounds, for example, can pro-
vide children the easily reached space for play.
QMC and Ninoy Aquino Parks and Wildlife Center
are the places to go to if families prefer to have a
picnic, longer walking, or the more physical aero-
bics; watch programs or shows, take a park ride;
or meet other people. The La Mesa Eco Park is the
destination for more serious nature-communing,
swimming, and other adventures. On weekends,
pecple can join throngs of joggers, bikers and frol-
ickers 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 commuting distance. More open spaces
will have to be developed to fill in this gap; but
more than enlarging the capacity of the system, it
is essential to link the different parts of the sys-
tem in order for them to work better towards
improving the quality of life in the city. Major and
community or neighborhood parks should be
linked together and connected to activity centers
like places of residence, schools and employment
centers. In this sense, the Green Lung Network is
comprised of different categories of parks and
open spaces that are interdependent and are func-
tionally linked by well-kept and landscaped roads,
linear greenbelts and park strips. High priority
will be given to protecting lands that can physical-
ly and functionally link open spaces. These lands
consist of river easements, aqueducts, transmis-
sion lines, fault lines, and roads.

The vast La Mesa Watershed will be linked to
the QMC at the heart of the city by the green-lined
Commonwealth Avenue, aqueducts, and rivers.
The streets surrounding and radlating from QMC
will be greened and made watkable, and intercon-
nected by underpasses and overpasses, creating a
continuum of connection to the other parks and
the rest of the city. A grand promenade linking the

|
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green grounds of UP with QMC and the planned Central Business District is an interesting feature of the
Green Lung Network. Community and neighborhood parks will be linked to schools and residences by pedes-
trian-friendly sidewalks and passes. The major thoroughfares along with their green center islands and stde-
walks and developed park strips along rivers and creeks and making right-of-ways of aqueducts 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. 34.).

7.3 Environment Protected Areas

Environmental Protected Areas (EPA’s) are environmentally-sensitive zones where limited activities could
be allowed. The essential components of the Green Lung Network which are treated as EPA’s gre the following:

« The La Mesa Watershed declared a Watershed Reservation under Presidential Proclamation No. 1336, S-
2007 of President Gloria Macapagal-Arroyo.

+ A green buffer strip along Litex Roed and ad-
joining the perimeter fence of the La Mesa
Watershed

» Ninoy Aquino Parks and Wildlife Center de-
clared by virtue of Proclamation 723, 5-2004
as Protected Area and component of the Na-
tional Integrated Protected Areas System.

v UP Arboretum containlng an area of i6 hec-
tares in UP Diliman is the last remaining rain-
forest in Quezon City, supporting a diverse col-
lection plants and wildlife. The 2012 UP Land
Use Pilan designates the area as a Protected
Forest Area.

» West Valiey Fault Greenwedge consisting of the

area within 5 meters both sides of the faultilne i
where development except greening shall not
be allowed. B Sewvens
B3 Paesad opee bnt
A/ hsu
it
/\/ mamision Um
S Pl

Flg 34: Green Lung Network
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|
THE PROPOSED
CIRCULATION NETWORK

T he circulation network, exist- :

ing and proposed, const- %

tutes a very vital component of the g
CLUP. Roads are the essential life-line b
for existing communities and economic f‘;

activities. But more importantly, from

the point of view of this CLUP, roads %
(and for that matter, railway lines} are i
used to shape future development be- b
cause wherever roads are built private ;*é
investments will follow sooner or later. gg
f2d

To ensure maximum accessibility %

for every part of the city, there are five ?;%
(5) circulation networks established in f:
this Plan: 5’3;
External ingress and egress E;j

5

1
2. City-wide circulation network 5
3. Inter-growth center links k‘"‘
4. Linkage between growth centers w
and the non-growth areas «aful  Ingress 1o/ egrans from QC in sl directions ;
5. Circulation within each growth . i
center & gl Efficient connections between and among the F;
The succeeding sections will ana- E e & within sach ?::
lyze each of these networks and where #rea, including possible podowl:im precinets "’x
appropriate propose measures to im- and walkwaye or eycling fanes f;
prove their functionality. Eficient connect] E
the growth centers and their respective area B
8.1 Ingress and Egress of influence 2

Access to and from Quezon City to Fig 35 Proposed Circulation Network

the rest of Metro Manila and its envi-

rons is possible by means of several existing
major public thoroughfares and light rail
transport systems. These include:

the cities of Pasig, Mandaluyong, Makati and Pa-
say at the south. The international and domestic
airports in Pasay City are also accessed via EDSA.
(a) EDSA - the short name for Epifanio EDSA is also known as Circumferential Road 4 [C-
4) of Metro Manila. Public buses ply EDSA des-
tined 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

delos Santos Avenue, a 50 meter wide divided
highway with 5 lanes each direction linking the
City to the neighboring cities of Caloocan, Valen-
zuela, Malabon and Navotas at the west and to
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provinces also have terminals along EDSA. The
Metro Rail Transit Line 1 is sharing this west-to-
south route from Caloocan City to Pasay City thus
greatly complementing the capacity of this route.
Being the main entry-exit point of the North Lu-
zon Expressway, EDSA can also be considered 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 of the City
providing additional access route to Caloocan
City and Valenzuela City. This road also has ac-
cess to the North Luzon Expressway which is an
important link to the agricultural regions in
northern Luzon. However, this link towards the
northwest is considered weak 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 vtility jeepneys regularly ply-
ing this route which passes through industrial
zones and dense residential communities. Wid-
ening this road to at jeast a 4 lane road would
greatly ease access in this northwest district of
the City.

(c) 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 weak link due to its narrow-
ness and congested load as it passes through
dense residential 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 carriage way road was recently inter-
connected to the North Luzon Expressway via
the Circumferential Road 5 (C-5) to become an-
other important access to north Luzon regions
and also as a new link to Valenzuela City.

(e) Araneta Avenue and Sgt. Rivera Avenue
- are 38 meter wide major roads which form part
of Circumferential Road 3 {C-3) at the southwest
portion of the City that serve as access towards
Caloocan City and Manila 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 houndary of
the City that Jeads to the sea ports in Manila City.
In the Metropolitan perspective, this is part of
Radial Road 8 (R-8).

(g) Quezon Avenue - a divided road with
varying width of 40 and 60 meters, 3 to 5 lanes
each direction is the main link of the City to Ma-
nila City at the sonth. This road Is part of Radial
Road 7. Extending northwards through the Ellip-
tical Road, Radial Road 7 connects to the 98 me-
ter wide Commonwealth Avenue which tapers off
to 38 meters as it enters Fairview.

(h) Aurora Boulevard - as part of Radial
Road 6, this 4 to 6 lane avenue with varying
width of 15 to 40 meters also serves as access to
the City’s southern neighbors: the Cities of Ma-
nila, San Juan and Mandaluyong as well as to
Marikina City on the east and further to Antipol':
City and the other municipalities of Rizai Pro -
ince via Marcos Highway. The Light Rail Tran it
Line 2 uses this south-to-east corridor ther by
increasing passenger transport capacity of 'his
road link.

(i) Circumferential Road 5 (C-5) - a 3 me-
ter wide, 6 lane divided road is another 11ajor
road link of the City to the south towards thz cit-
ies of Pasig, and Taguig Pateros and down to
Paranaque City. This road also serves as niajor
access of the City to the South Luzon Expres.:way
(SLEX) leading to agricultural regions in south-
ern Luzon.

(i) Batasan-San Mateo Road — a 20 mete-
wide, 2 way, 4 lane road linking the City to the
Municipality of San Mateo, Province of Rizal to
the east across Marikina River and to the Munici-
pality of Redriguez (formerly Montalban) as well
as to the City of Marikina. Additional access route
between Batasan-San Mateo Road and Aurora
Boulevard which are about 5 kilometers apart,
would improve further access to the City’s east-
ern border.

-
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(k} Payatas Road - a 15 meter wide, 2
way, 4 lane road at the northeast of the City
bordering the La Mesa Reservoir links the City
to the Municipality of Rodriguez in Rizal Prov-
ince. This portion of the City also needs addi-
tional access preferably between Payatas Road
and the Batasan-San Mateo Read which are
also about 5 kilometers apart.

(1) Quirino Highway - a 20 meter wide, 4
lan= road connecting the City to the northern
parts of the region, namely Caloocan City and
5an ose del Monte City in Bulacan Province.
The oroposed Metro Rail Transit Line 7 will
use t 1is route from EDSA via North Avenue and
Cominonwealth Avenue all the way to San Jose
del M onte City in the Province of Bulacan.

{m)} Camarin Road - a 20 meter wide, 4
lan: road branching out from Quirino Highway
th: ¢ provides another access from Caloocan
Ci y to the north.

(n) North Luzon Expressway (NLEX} - a
10 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 Subic Bay in Bataan. With
access junctions at C-5 and General Luis Ave-
nue, NLEX is also a preferred route used by
those from the Cities of Valenzuela and
Caloocan.

8.2 City-Wide Circulation Network

For city and area-wide circulation, these
primary roads are further extended inwards of
the City and spread out by several secondary
and collector 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 den-
sity of 2 kilometers per 100 hectares. For sec-
ondary roads and alternate routes, the road-to-
area density is 1.49 kms per 100 hectares
which is also below ideal.

T

Notably deficient in primary roads provision
is the north central part of the City within District
1] where the density is only 0.94 kms per hectare.
While the areas along Commonwealth Avenue and
Quirino 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 villages with
uncoordinated 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 plying this road as the only means of
public transport Also in the same condition is
Banlat Road at the south portion of this area
which is only 6 to 8 meters wide and a tricycle
serviced road.

The proposed 98 meter wide Republic Ave-
nue which is part of the C-5 Road and supposed to
serve this part of the district in west-east direc-
tion remains undeveloped. Also much awaited is
the proposed extension of the 38 meter wide Visa-
yas Avenue that would cut north-south through
this district which could spur proper development
in this part of the City.

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 reg-
ular subdivision roads are being developed in this
area, these roads are usually for the exclusive use
of homeowners of these subdivisions. The con-
struction of a new primary road from IBP Road
eastwards to Rodriguez 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 1 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 Ave-
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nue in Balara, accessibility is expected to im-
prove.

Circulation and access are also a problem
in the Balintawak area due to insufficiency in
secondary roads. Balingasa Road (6 meters
wide), Kaingin Road (6 meters wide), Apolonio
Samson Road {10 meters wide) serve the area
south of EDSA. Howmart Road (3 to & meters
wide) and Oliveros Drive (B meters wide) are
both dead-end roads north of EDSA. Further
north is Mendez Road (6 to 8 meters wide} trav-
ersing from Quirino Highway on the west to
Shorthorn Street to the east This poor accessi-
bility due to narrow 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 abandoned
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
functions.

8.3 Links Between Growth Centers

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

(a) Balintawak, the Triangle CBD and
Cubao Link - EDSA serves as the inter con-
nector road between these growth nodes.
Together with the light rail system and bus-
es on EDSA, this link between the said three
growth centers is considerably strong.

(b) Triangle CBD, Batasan and North
Fairview Link - Commonwealth Avenue
runs between 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 atility vans and
jeepneys and will soon be supplemented by
the proposed light rail transit Line 7.

(c) North Fairview and Novaliches Link -
Quirino Highway, meanwhile connects
Lagro and Novaliches. Public utility vans,
jeepneys and buses ply this route.

(d} Novallches, Balintawak and Triangle
CBD Link - Quirino Highway also links No-
valiches to Balintawak or to the Triangle
CBD via Mindanao Avenue. These routes are
also served by public utility vans, jeepneys
and buses.

(e) Libis, Cubao Triangle CBD and Bata-
san Link - As for the Libis area, it is con-
nected to Cubao, to the Triangle CBD and to
Batasan by Circumferential Road 5 [E.
Rodrguez Jr. Avenue and Katipunan Ave-
nue] which crosses Aurora Boulevard
(leading to Cubao) and Commonwealth Ave-
nue (ieading to the Triangle CBD and Bata-
san). Public utility vans and jeepneys serve
the Libis - Cubao route via Murphy and Pro-
ject 4 areas. There is no direct service for
public commute from Libis to the Triang!:
CBD or to Batasan.

8.4 Linkage Between Growth Centers Aad
Non-Growth Areas

By the number of shops and the array of
goods, variety of services offered, the funct ons
available and their strategic location, the C ty's
growth centers cater not only to the immeciate
communities but also to the regional popula:ion.
(See Fig. 33)

The area of influence of a commercial ce.t-
ter 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 transfers extends fur-
ther its influence zone. Should the center be in a
popular commuter transfer point, volume of po-
tential customers will even be higher.

Traffic condition along routes leading to the

| —

ey
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area is also an important part in attracting cus-
tomers. For people with particular needs in go-
ing to the center, their choice of place would be
affected by the lesser trip time they have to
make, whether by car or public conveyance,
Here, a center with traffic prone route will less
tikely 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 would go,
such customers would prefer those where park-
ing is ample and less concern is given about dis-
tance.

(b) Variety of Goods and Services Available

Most custoiners usually would go to a cen-
ter not for a singular purpose of buying a prod-
uct or availing of a service that cduld otherwise
be availed of somewhere else nearer. The wider
array of goods to choose from, the more kinds of
services offered and recreational facilities avail-
able the more attractive a center is to customers.

(c) Presence of Competition

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

s Cubao - located at the crossing of EDSA

and Aurora Boulevard which is a popular
commuter modal transfer point Cubao
started, evolved and grew as a retail, ser-
vice and recreational hub serving even
the residents of eastern cities of Marikina,
Pasig, Cainta and Antipolo, Its market
began to shrink only when new commer-
cial centers opened In those cities (like
Sta. Lucia in Cainta and SM in Marikina),
alternative routes to those places became
available (such as C-5) and lately when
commuters to/frorn Manila can travel
directly to Marikina via LRT 2 without
need to transfer ride at Cubao. The open-
ing 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 Laging Handa,
Pinyahan, Sikatuna, the districts of Quiri-
no, Project 4 and Murphy and nearby
parts of New Manila.

The presence of provincial bus terminals
in Cubao, along EDSA and inside Araneta
Center, is another distinctive feature of
the area.

As for its immediate service area, access
to Cubao is convenlent mostly by taking
jeepneys passing through if not terminat-
ing in the area.

Balintawak - this commercial zone is a
known depot for agricultural produce
{vegetables, [ruits, meat and poultry)
from northern Luzon provinces. The
North Luzon Expressway which has its
main entry-exit point here where A. Boni-
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facio Avenue going to Maniia, Quirino
Highway going to Novaliches and EDSA
going to west and east of Metro Manila
converge, were the factors for Balintawak
ta prosper in this type of commercial ac-
tivity. Nearby communities, meanwhile,
are linked to Balintawak through jeepneys
and buses along EDSA, A. Bonifacie Avenue
and Quirine Highway and tricycles plying
the local routes, MRT Line 1 Extension
along EDSA will soon operate and wouid
impact Balintawak not only in terms of
increased volume of customers but also a
challenge for redevelopmient in resporise to
prospects of profitability this increased
market potentials offer.

Novgliches ~ one of the first commercial
nodes in the City owing to its geod loca-
tion being at the crossroads of old public
roads, namely Quirino Highway, General
Luis Avenue and Susano Road. The area is
a commuter transfer point for residents
around the town and even irom neighbor-
ing cities of Valenzuela, Caloccan and San
jose del Monte. As such vehicular and pe-
destrian traffic volume is usnally high.
Merchandise retailing is the main type of
business and a wide variety of persanal
services can be availed of in this area.
Buses, jeepneys and tricycles ply the {ocal
routes in and around Novaliches.

The catchment area of Novaliches is a
short radius covering only the nearby ba-
rangays and, to some extent, retains those
commuters from  Valenzuela and
Caloocan. This decrease took inte account
the existence of commercial nodes in De-
paro Caloocan, SM Fairview, Robinson’s
Place and the newly opened SM in Guied.

¢ North Fairview and Lagro - the area start-

ed as a local commercial zone at the cor-
ner of Quirinoe Highway and the main road
of Lagre community which, again is a
commuter transfer point. Recently with
Robinson’s then fellowed by Shoe Mart

establishing commercial centers at near-

by North Fairview, the area expanded

and intenstiied as a retail, personal sex- |

vices and recreational center with clien-
tele from surrounding communities,
Calcocan and as far as San Jose del Mon-
te, Accegsibility in the area is good given

existing grid-type road bpetwork and °

wide avenues However, congestion is
now becoming frequent at Lagro due to
increasing population in the said com-
munjty and more significantly [rom
Caloocan and San Jose del Monte whose
only access 1s Quirino Highway. The
planned Metro Rail Line 7 passing this
area towards S5an Jose del Monte will
greatly increase customer access to th:
areq.

As a complete shopping, dining and re -
reation facility, the market influence of
this center extends south until Bat san
area, Caloocan and San Jose de] Mo te at
the north and overlaps the north p rts of
Novaliches. Public buses, jeepne s and
vaiis have terminals in the cen er and
existing road network makes : easily
accessible to car riding custom- rs espe-
cially so that ample parking :reas are
available.

Triangle Central Business [¥s rict and
Knowledge Precinct - wide avenues
namely EDSA, North Avenue, Elliptical
Road, Commonwealth Avenue, Mest Av-
enue, Tinog Avenue, Visayas .\venue
and Central Avenue serve access n and
around this growth center. Secodary
roads in the area are similarly avai'able
and in good condition. However, con zes-
tion oceurs in such areas as North Ave-
nue corner Mindanao Avenue, Commuon-
wealth Avenue near Elliptical Road and
Visayas Avenue cornetr Central Avenue.

Batasan - Coramonwealth Avenue and
IBP Read sufficiently provide access to
this emerging growth node.
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85 Circulation Within The Growth Centers

(a)Balintawak — Access to interior parts of
Balintawak is served by several secondary and
collector roads that branch out from EDSA, A.
Bonifacio Avenue and Quirino Highway that
traverse the perimeters of the area. These access
roads bave width ranglog from only 6 to 10 me-
ters, quite 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 EDSA) which
service the area north of EDSA are dead-end
roads making it more difficult for said industrial
vehicles to negotiate. Along Quirino Highway,
narrow roads (not more than 6 meter wide) cut
inwards to access properties located at the back,
no farther than 200 meters from Quirino High-
way. This poor access condition in the area has
stunted industrial operations and led to deterio-
ration in this more or less 90 hectares of poten-
tially prime urban area.
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South of EDSA, the 10 meter wide A. Samson
Road located just a block deep and parallel to
EDSA is more of a back-street going to the mar-
ket site and- insufficlent to provide access to in-
ner parts of the area. Jeepneys 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
sonth fringes of the area is the sole ingress-
egress from A. Bonifacio Avenue and is insuffi-
cient even for the thousands of residents in the
area much less as the main road of an industrial
zone. Tricydes serve as the only means of public
transport for the inner areas in Balintawak

(b) Cubag - Circulation within Cubao is de-
limited by EDSA which bisects the area Into its
west half and east half. The road links between
these halves are Aurora Blvd at the mid portion
and P. Tiaazon Bivd at the south perimeter, With
heavy volume along these two roads, link be-
tween these two halves is insufficient as mani-
fested by the perennial traffic at the-
se intersections with EDSA. Moreo-
$ ver, additional crossings to link these
halves is made difficult with the MRT
£ along EDSA such as at New York St
where the viaduct was constructed
on-grade that crossing EDSA could
only be feasible efther by fly-over or
underpass but since New York Street
is only 10 meters wide neither cross-
ing structure Is practical to construct.

' Inner circulation in the west haif and
east half of Cubao area is provided by
£ local secondary and tertiary roads of
j about 10 meters wide whose regular
* - § grid pattern makes it effective

& enough to disperse traffic and avoid
£ grid-lock Tricycles ply the inner are-
E as of Cubao except Inside Araneta
£ Center.

§ (0) Triangle CBD and Knowledge Pre-
* cinct - Comprised of large blocks of

Chspter 8: THE PROPSED CIRCULATION NFTRORK
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distinct developments, each with existing road
network for internal drculation, mobility within
the area is generally good. As for the 200 hec-
tare North and East Triangles, plans for the pro-
posed CBD Include the development of its local
road network for efficient district wide circula-
tion.

However, improvements to address traffic
congestion in some parts of the area are still
necessary. Katipunan Avenue fronting Ateneo,
Commonwealth Avenue at the vicinity of Phil-
ooa, West Avenue merging EDSA, North Avenue
towards Mindanao Avenue are known traffic
bottlenecks.

(d) Batasgn-NGC - Commercial activities in
the area are concentrated along Commonwealth
Avenue particularly at the junctions of IBP Road
which are commuter transfer points. The area
inside this loop is a denseily populated low-cost
housing commtnity of about 70 hectares served
only by 6 meters wide main access roads and
extended inwards by even narrower alleys and
footpaths. Tricydles are the only means of public
transport Inside the area.

(e)-Novalfches - Lagro - As an old town pla-

Za, roads in Novaliches area are mostly parrow,
only 5 to 6 meters wide. Only Quirino Highway
which has a width of 20 meter carrtes much of
traffic load in Novaliches. General Luis which Is
also 20 meter wide has a narrow & meters open-
ing at jts junction with Quirino Highway desig-
nated as a one-way street at said portion. Su-
sano Road which proceeds northwards to
Caloocan City is also quite narrow and easily
gets congested. Jeepneys pass along these main
roads in Novaliches and the buses are limited
only on Quirino Highway. The area is a bustling
pedestrian zone generated by several wet and
dry markets, commodity stores, fast-foods and
service shops thickly clustered in the center.

Construction of segment of Commonwealth
Avenue extension to Quirino Highway is about
to commenice which is expected to create anoth-
er commercial node between Novaliches and
Lagro specially so that Zabarte Road (road tw
Camarin) is only 150 meters away from thi
new mair intersectionjjj
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THE LAND USE PLAN

his Chapter describes the demand for

A lond arising from population growth

and the allocation of land for various uses and func-
tions and the reasons for such allocation

9.1 Population and Land Supply
The City’s population based on the 2010 NSO

. Census Is 2,761,720. The density (based on the gross

land area of the City) Is estimated to be 171 persons/

hectare. The population Is projected to Increase (o |

3.177 million -tn 2015; 3.715 million in 2020 and
4.187 million in 2025 based on the annual growth
rute of 2.42%. Given the largest land area in Metro
Manilg,-Quezon City can still absord the increase in
population without compromising mequqllgroflffe
of the people. The added population will be accom-
modated through the orderly densification and rede-
velopment of existing settlements and development
of underutilized and vacant lands The population
density will increase to 197 persons/hectare in 2015;

231 persons/hecture in 2020; and 260 persons/ .

hecture in 2025 which are all within the medipm-
density range (s_ee Table 9.1 below). The estimated
densities in the given periods are way low compared

Tadle 9.1: Popuistion and Dexsity Trend
(2010,2015,2020,2028) |

2010 2,762 [2010'NSD Cansus) 1?1
015 3,177 tprofected) e
o 2,715 (projected) m

to the 2010 asmmmd density of 429 mMm
of the City of Manila. :

9.2 Lind Available for Development
In‘&étgnninlng the area that may be used for

development, It is necessary to ldentify the non-
buitdable land where development should not be al-
fowed. The dreq fnchides the easements of transmis-
sion line (6624 hectares) and aqueduct {152.15 hec-
tares); the La Mesa Dam Reservoir (2,597.04 hec-
tares); the fault zone (11.96 hectares); landslide-prone
areas due to steep slope (416.75 hectares); and water-
ways (186.09 hectares). The non-buildable areas con-
sist of 3.430.22 hectares while the net area considered
as buildable has 12,683.36 hectares See Fig. 38 :Land
Suftability Map; Flg 39: Land Avaiflability Map; and
Table 9.2: Butldable and Non-Butldable Land.

Chapter 9 THE LAND USE PLAN
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Fig 39: Laoud Aceniluleifity dap

Tabk 9.2: Buildablc and Noo-Beildabic Land

AREA
Purcent
Clamsification Gnies) %)

| = ] 343002 9%
Teanmmission Linn G2 DAYN
Sugmiact 150,15 Q.949%
Ressrvelr __ LSBT0 | 361
Feult Zovw (VS wngter whie} 1186 oo
\sndellde Prne Binep Stupe) ABTS 159%
WRRarys 1609 115%
(Mot Avna} 12,682 36 70N

T Ll 1on.00%

9.3 Land Allocation

Land is aBocated and distributed in way that
promotes the development vision of Quezon City
and strengthens the City’s role beyond its territorial
limits as articulated in Chapier 3 of this Plan.

The area devoted to residential use purposes
in the Comprehensive Land Use Plan 2000 was
48.36% (7.791.19 hectares). The succeeding Pian
for 2011-2025 is dedicating a total of 41.57%
(6,697.49 hectares} for the sarne use which includes
3.79% (609.04 hectares} for Socialized Housing.
There is a negative difference of 6.79%, a change in
allocation arising from the need to conserve valua-

' ble but Kmited land resource. To achieve.this, the

Clty Is encouraging and promoting smart and com-
pact development hence, more multi-storey dwell-
ings, multi-dwelling structures and higher-density
housing projects are expected to establish In the fu-
ture. With the increasing cost of living, preference
for smaller lot sizes, smaller houses and less energy
use will grow. Mix-use development will get increas-
ingly popudar as its concept of integrating homes
with places of work, leisure and play reduces travel
time, minimizes eneryy consumptions, provides a
more pleasant living environment, increases produc-
Hvity and helps in cutting down howsehold expendi-
ture. To further achieve land use efficency, a signifi-
cant area of 1,892 hectures in District I/l which has
lagged behind in terms of development is being dedi-
cated to Pasong Tamo Special Urban Development.
The extension and opening of Congressional Avenue
and Visayas Avenue will contribute in opening up
the area for more active development.  Areas sub-
Ject to special urban development are those having
distinct or spexial character needing preservation
and protection; thase where physical development
shouid be controlled to prevent traffic congestion,
deterioration of services, facilities and environment
and other problems affecting the general public; and
those areas in state of slow growth, underdevelop-
ment or deterforation requiring interventions in
promote and hasten their development or improve-
ment

Consistent with the long-term spatial strateg)’
described In Chapter 4, commercial land use ant'
Special Urban Development use are distributed h.
various growth cenlers nongrowth centers anc
spdaidempmwtarm ‘Theé said land use alioca-
mw 'ﬂem&alphuﬁ;nc&onsma
mﬁmo@‘ﬁbymm aerzmmdaemmg
city and the ‘metrpolitan population. “The nog-
growth centers and special development areas are
expected to serve the land requirements of neighbor-
hood and city kevel functions and services provided
by said centers and areas. The Plan provides an alio-
cation of 8.13% (1,130.23 hectares} for commercial
use and 4.03% (649.49 hectares) for Specigl Urban
Development use. The land allocation for commer-
cial use seemingly decreased by 0.10% but in actu-
ality, there is increase in allocation with the inchr-
sion of Special Urban Development which is a highly
mixed-use development where commercial use can
be dominant.
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Industrial land use has a share of 5.53% (89168
hectares), lower than the year 2000 allocation of

636%. The reduction in land use allocation is due to *

two main reasons. First Is the conversion of some in-
dustrial areas to commercial like the change occur-
ring in Libis where industries have closed shop or
transferred elsewhere and their land is used for com-
mercial and mix use development. The prohibition of
heavy industries in Metro Manila has contributed a
lot to the decrease in the number of industries in Que-
zon City. Second, the growth In the information, com-
munication and technology (ICT) sector Is influencing
the shift from traditional industry to the so called
“Clean Industry”, producing ICT-based goods and ser-
vices. Hence, the rapid emergence of cyberparks and
IT buildings and parks in the City. -

Institutional land use has an allocation of 6.90%
{1.112.05 hectares), which is lower than the 8.17%
allocation in the preceding Land Use Plan of 2000,
Part of the institutional areas are designated as Spe-
dial Urban Development areas like the UP Technoliub
and the QC Central Business District in East and North
Triangles, thus, the decrease in the area allocation.

Parks and open space land use is given 16.25%
(2.618.30 hectares) of the City’s land area with 14%
coming from the La Mesa Dam Reservoir. The re-
maining 2.25% consists of parks in the existing settle-
ments and dty parks
like Quezon Memorial
Circle. Deducted from
the park inveniory is
the Ninoy Aquino
Parkes and Wildiife |

hqsgreatzﬂum_i;hm}brparh and green areas
which alfows ample breathing spaceto the city in-

" habitants dnd helps in reducing greenhouse gas

emissions In the dty. The greening of waterway
easements can generate as much as 59135 hec-
tares of green spaces, aqueducts as large as 152
hectares, transmission lines more than 66 hectares,
and faultline buffer almaost 12 hectares.

Land dewoted o roads comprise 14.52%
(2.337.77 hectares) which is significantiy high com-
pared to Year 2000 allocation of 10.58% for roads,
rivers and creeks combined. The big difference 1s
due to the following reasons: 1)GIS Mapping im-
proved the database and revealed previously exist-
ing roads not identified In the old mapping system,
2)The City Government undertook active road Im-
provement and construction program, developing
new roads and improving access, moblility and in-
terconnection, 3) New subdivision uses were devel

oped adding new roads to the inventory;

Other land use allocations are: 1.419% (227.58
hectares) for utilities; 1.13% {182.85 hectares) for
waterways; and 0.53% (85.13 hectares} for ceme-
tery.

Refer to Table 9.3: Comparative Land Use Dis-
tribution below.

Table 9.3: Comparative Land Use Distribution

does not include green |

spaces In parks that ggecial Urbas
may be generoled Pevelopment

which is now part of| (1.093.70)
the QC-Centrul Busi- |
ness District (CBD)mmorm 132661 151023 (163%)
Special Urban Devel-
opment Area. The 102260 636% 9158 (152.52)
allocation, however,
1,31581 (Z03.76)
4949

from the development pn 215.53

of river easements,

:
HEHHEHE

utflity easements and 1565967 15.515&! 2561830 1 #4137
areos with commer-

clal, institutional and "= 7A57 M6*| 2513 1056
other functions When racleesh 170412 1 252062 1 1650

such green spaces qre
considered, the City
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POLICY FRAMEWORK

1 0 COMPREHENSIVE LAND USE

his chapter pulls together all the policy

intervention measures proposed for
vanousareasofthec:tymchapterss 6,7 and 8
into one cohesive framework. This policy frame-
work will then guide the revision of the existing
zoning ordinance and the enactment of additional
legislation or the issuance of executive orders in
order to carry out the proposals in this plan more
effectively.

In the formuladon of these policies careful
consideration was given to the applicable provi-
sions of pational laws and higher level policy docu-
ments, principally the National Framework for
Physica} Planning the Urban Development and
Housing Framework, the Physical Development
Framework for Metro Manila, the Cimate Change
Act, and the Disaster Risk Reduction Act (RA 10121)
as reviewed earlier in chapter 1.

In more concrete terns the physical develop-
ment challenges that surfaced from the analysis of
land use trends and changes as discussed in chapter
2 were gwen parl:lcular atl:entlon .

In areas where higher level pollt.’y docnments

are either silent or non-existent new policies were
proposed. It remains to be determined whether
these new proposals fall within the prescribed
powers of the city government. Those that turn out
1o be outside the LGU's powers will be taken up for
lobbying with higher bodies concerned.

To ensure comprehensiveness of coverage
both in topical and geographical terms, the policies
are organized under the four land use policy areas
adopted by the National Land Use Committee,
namely, setdements, infrastructure, production,
and protection. To the extent possible, the policies
were made place specific, that is, those that pertain
to growth centers were distinguished from those

that dre appropriate for gon-growth.areas. This is . -

et F

consisteat with the spatial strategy as discussed in

Chapter 4.

In compliance wik the requirement of RA 9729
and RA 10121 to mainstream DRRM and CCA in the

local plans, policies on redicing vulnerabilities and
buikding cormmunity safety and resiliency are included
in the framework.

v

: pu;mmmmommmm

< v, La Mesn Dan sind Reservoir, Power Trans-
mission Lines, Aguiedact
Reritage and Cultare Property

Gams, Historical Shrines

Gty Streets, Sireet Furni-
tare, Transport Terminals/Depot

Mains Power Distribution Lines, Comnwunica-
tion Facilities, Port Offices, Radio, Televicion Facili-
thes, Gas/Pael Storge

afrastracture:
and Sewezage
id Waste Mgi System
Sankary
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Moreover, to fadlitate transiation of this CLUP
into the zoming ordinance;. the specific land uses
classified under the four policy areas adopted the
land use categories 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.

10.1 Policles o Urban Settlements

Settlement areas constitute what is conceptually
known as the space for living {and playing). In con-
ventional land use categories, settlement areas in-
clude residential as well as institutional, cultural and
recreational. The latter activities directly support
the “living" rather than the “making a living” func-
tions of dty residents.

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 there-
of are accorded access to adequate services that en-
hance their overall quality of life. To ensure attain-
ment of these policy objectives, proper regulation of
residential locations as well as density levels shail
be strictly enforced.

The following are the place-specific policies on
urban settlements.

1011 Residential

e Low-rise residential structures shall
consist of single family and single- detached
units with the usual community ancillary ser-
vices on a neighborhood scale and relatively in
exclusive subdivisions with compatible support
facilities. it shall adopt the maximum density
restrictions. Only low-rise residental struc-
tures are allowed in mature stable residential
neighborhoods as identified in Chapter 6. This
type is also allowed in other areas.

o Medium rise residential buildings shail
consist of multi-family housing like duplexes,
town houses / apartments, accessorias or row
houses and other multiple family dwelling units
on a limited scale of up to seven (7} storeys with
the usual community ancillary services and sup-

port facilities. Evaluation of this type of struc-
tures shall be based on the carrying capacity of
the road and utlities, provision for parking, load
bearing capacity of the soll and. other relevant
factors. . This type of residential structures.shali
be allowed in any suitable part of the city-except
In the mature stabie nelghborhoods identified in
Chapter 6.

« High-rise residential structuyes charac-
terized mainly by mixed-housing types and
multi-level dwellings of more than seven {7}
floors with the usual community andllary ser-
vices catering also 1o the needs of outlying are-
as, are projects increasingly pursued at com-
merdial in scate. Evaluation of projects {nvolving
high-rise residential sbuctures shall-adopt the
floor area ratio (FAR) based on the carrying ca-
pacity of the road and wutllities, provision for
parking, load bearing capacity of the sofl and
other relevant factors, This type of residential
structares shall be promoted In the growth cen-
ters, but it may also be allowed in non-growth
areas, except tn the mature stable neighbor-
hoods identified in Chapter 6.

o High density residential and compart
development is ercouraged in growth cente s
where proximity to work places and mass tran s-
it systems is given atmost significance to pr>-
mote effidency in energy and land use, This r >
duces travel time, facilltates movement of peop e
and goods, mintmizes energy consumption, pr -
moting Climate Change Adaptation. This type uf
development alsv reduces pressure on green
spaces.

o In-filling of pockets of vacant lands in
folly-serviced areas of District I, District IV and
District Il], particularly thase lots that lie within
identified growth centers, shall be strongly en-
couraged to promote effident utilization of ur-
ban land. The City government shall consider
applying the idle land tax on unresponsive prop-
erty owners concerned.

 increasing residentlal densities through
compact and vertical development shall be al-
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lowed outside of the growth centers provided
that such densified sites are accessible to public
transport and mass transit hubs, therelly mini-
mizing energy consumption from burning fossil
fuels, thus reducing greenhouse gas {GHG) emis-
sions. :

» To arrest the deterforation of the city’s
old residential districts the city government
shall devise legal, fiscal and other forms of tn-
centives to encourage property owners in iden-
dfied blocks or neighborhoods to undertake
community-wide urban redevelopment rather
than leave the matter of urban renewal to indi-
vidual initiative. Whenever deemed feasibie,
the City government may itself undertake ur-
ban renewal projects.

» Conversion of residential lots to com-
mercial or office development shall be allowed
in the growth centers only.

» At least half of the remaining vacant
lands shall be aliocated for sedalized housing
to absorb informal settlers who currently occu-
py lots that are not available, or simply cannot
be used for sociallzed housing. (See Annex 6 GQC
Shelter Plan}

» Residential use shall have priority over
other uses in the allocation of hazard-free areas.

o Residents in danger zones shall be relo-
cated to hazard-free areas (See Annex 7: Hous-
ing/Resettlement Areas Map}

» Vulneruble settiements that cannot be
relocated shall have community-based DRRM
Pian,

& Multi-storey dwellings shall be located in
areas determined to be safe by engineering geo-
logical studies.

» Residential structures shall comply
with applicable laws on building construction
such as but not limited to PD 1096, PD 1067,
BP 220, PD 957, RA 7279, RA 4726, PD 1216,
PD 1187.

» Green housing designs shall be promoted
In the construction of dwelling units to fessen the
impacts of climate change on the occupants. The
health and comjfort of residents shall be consid-
ered In designing dwelling units with less use of
electricity and water.

10.1.2 Institutional Land Use Policies

Institutional land use, domninated by gov-
ernment offices and facilities, both local and na-
tional, is highly concentrated in the old govern-
ment centers which now form part of the CBD-
Knowledge Community District and the NGC-
Batasan Growth Center. Concemtrated in these
two districts are 67 national goverment agen-
cies, tertiary-level and specialized medical insti-
tutions, and large universities and colleges.

Other institutions with mainly local dien-
tele and occupying smaller lots are scattered
throughout the city positioned close to the com-
munitles they serve. The total area of institu-
tional land has not changed. While the amount of
instingtional reserves held by the national gov-
ernment was reduced by the conversion of por-
tions of the NGC into socialized housing sites,
this was compensated hy the creation of new
sites for community level services ltke schools
and health centers to meet the needs of a grow-

ing population.

Spedific policies on Institutional land use
are as follows:

o No increase in the area for national gov-
ernment institutions Is foreseen in this Plan. Any
requirements for future expansion of the na-
tional government offices shall be met by utiliz-
ing open areas within thelr existing sites through
verdcal development or by increasing building
densities. Another option Is to decentralize cer-
tain services to their regional offices.

o There is a need for additlonal institution-
al space for local-level services In the form of:

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

- New sites for public schools and health cen-
ters particularly in the highly populous baran-
gays in District 1L

- New sites for cemeteries and memorial parks.

s Each of the minl-civic centers to be es-
tablished in each of the growth centers, except
in the CBD-Knowledge Community District, shall
have a district public library and a museum to
serve all barangays encompassed within the
growth center and its area of influence. Each
barangay shaill maintain a reading center.

¢ Places of amusement and indoor recrea-
tion such as night clubs, dance halls, bars, sa-
loons, billiards and pool joints, bowling alleys,
and the like shall be allowed In the growth cen-
ters provided that such establishments are lo-
cated beyond a 50 meter radius of any school,
hospital or church.

« In big scale development projects such as
mixed-use complexes, there shall be allocated as
part of the open space requirement an area dedi-
cated for public facilities and services

« In the selection of sites for institutional
use factors such as geographical centrality, ac-
cessibility, avallability of transportation and
communication facllities, drainage and sanita-
tion, development and economic progress and
potential sources of natural and human-cansed
hazards should be taken into consideration
Institutions shall be located in hazord-free are-
as

« Infrastructure Improvement Plan and an
operationa! DRRM Plan shail be impiemented in
existing hazard-prone institutional areas where
relocation of structures Is Impracticel at present

10.2 Policles on Production Areas

Production areas are allocated for commerdial,
Industrial and office uses. These areas must be
properly located to provide residents ease in avail-
ing of goods and services that 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 flow and can
create some environmental issues. '

10.2.1 Commercial

Commercial establishments vary In type of ac-
tvitfes, scale of good and services offered and clien-
tele served. These establishments usually locate in
areas of highest accessibility, that is, along major
transport routes, within the ceniral business district
(CBD), around traditional public markets, near or
around transport hubs like bus terminals, train sta-
tions and simllar areas, always oriented to their cli-
entele. Their choice of location invariably makes a
strong Impact on the pattern of concentration of
public and private Investments In an interactive
way. Initally, commercial establishments respond
to public investments like roads, ports, terminals,
etc. Over time they create diseconomies and dys-
functions like traffic congestion and environmental
deterioratfon, which in' turn require government
response and intervention. The principal focus of
government policy intervention is to preampt or
prevent the diseconomies from occurring Hence,
the following policies:

« The absence of a traditional Central Business
District {CBD) for Quezon City justifies the crea-
tion of one. Development of East and North Tri-
angies and Veterans Memorial Area following an
integrated and environmentally balanced anc
mixed used development model as required by
Executive Order Nos. 620 and 620-A is a concrete
step towards establishing the CBD. Since its dien-
tele is expected to come from the entire metro-
politan and metro-friinge areas the CBD will be-
come the locale of the most intensive commercial
activities in the future. To achieve the needed
concentration of investtments in this area there-
fore requires a corresponding policy to modulate
similar scale of investments In other parts of the
city.

e The mall-type sprawling commercial establish-
ment is a highly inefficient utilization of valuable
urban land This type of commercial develop-
ment should now be discouraged in Quezon City.
Instead, the more compact multi-storey mixed
use construction shall be promoted espedally in
the growth centers.

Chapter 10: COMPREHENSIVE LAND USF. PT4CY FRAMEWORK]



Page 82

2011-2025 QC COMPRENENSIVE LAND USE PLAN

LI

« Conversion of abandoned Industrial properties
into commerdal development shalt be allowed
to avert further disuse of urban assets. Comraer-
clal activities however, generate higher volumes
of traffic than Industrial ones. In the evaluation
of proposals to convert Industrial lots to com-
mercial development, traffic impact assessment
shall be an added requirement for the grant of a
zoning dearance.

o The strong traffic generation potential of com-
mercial development should be a reason for dis-
couraging the traditional ribbon-type or linear
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 devel-
opment, the following policy Interventions are
proposed:

- Revitalize the aging public markets as the nu-
cleus of community-level commercial develop-
ment so that the existing businesses around
the markeis will Hkewise invest in the revitali-
zation of their own establishments.

. Over a certain radius from existing and pro-
posed train stations, bus terminals and similar
traffic generators shall be reserved for com-
mercial development.

. Encourage and assist neighborhoods in estab-
lished residential areas such asthose  in the
South and West Triangies to create non-mail
shopping predncts that cater to customers
from the neighborhood and beyond. Assis-
tance can take the form of pedestrianization of
certain streets, provision of off-street parking,
and observing adequate building setbacks to
make room for wider and arcaded side walks

« No places of amusement shall be established,

maintained or operated within the radlus 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, sa-

loons, billiard pools, bowling alleys or other sim-

lar places except coclpits to be left at the dis-
cretion of the local government) from any public
buildings, schools, hospltals and churches (RA

1224)

Chapter 10: COMPREHENSIVE, LAND USE POLICY FRAMEWORK]

e Auto repair shops, vufcanizing shops, carwash,
emission testing centers are required to have a
minimum 100 sq. m. service area to avoid using
sidewalks and road rights of way (ROW).
(Adopted from MMDA Order signed by all
mayors of Metro Manila)

« Abattoirs/Slaughterhouses shall be at least 200 m.
away from residential areas, schools, churches
and places of public assembly, 25 meters away
from markets and other food establishments. (PD
856 -Sanitation Code)

¢ Gasoline/Auio LPG refilllng stations and other
industrial activitles should secure DENR-ECC,
DOE Cert of Compliance and Standards Compli-
ance Certificate (SCC) - DOE Circular Nos. 2003-
11-010, 2006-02-0002

o Commerdial land use shall be properly located
not only in consideration of traffic generator po-
tentials but also of pollution impacts.

o Commerdcial and business establfshments which
generate income and provide employment should
be located in hazard-free areas

« [nfrastructure Improvement Plan and Disaster Risk
Reductio and Management Plan (DRRM} shall be
implemented in existing commercial aregs that are
hazard-prone and where removal of commercia
structures are impractical
1022 Industrial

Industrial activitles are also a provider of employ -
ment, a contributor to taffic situation and a pollute -
of environment (depending on type of manufacturing;
process the industry entails). Thelr location must bt
carefully chosen in relatdon tw residential areas,
schools, and other sensitive activity areas.

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

¢ [ndustrial buiidings shall adopt the requirements
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.
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e Industry dispersaj policy outside Metro Manila
(Incentives are no longer provided to industrial
investments in MM. } Generally non-pollutive,
non-hazardous businesses shall be allowed, but
pollutive / hazardous processing manufacturing
establishments shall be subject to evaluation
and must secure ECC from DENR.

e Small scale cottage industries may be located in
conjunction with commercial and residential are-
as.

o New industries shall be located in hazard-free
areas

» Where industries are existing In hazard-prone are-
as, there shall be implemented Infrastructure
Improvement Plan and operationalional DRRM
Plan.

10.2.3 Office

Offices usually co-locate with commercial activi-
ties because they share a common clientele, How-
ever, it can be noted that there is now a sharing of
office use with residential spaces. This trend that
has been increasing is brought ahout 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 struc-
ture/premises and the dominant residential use is
maintained.

10.3 Policies on Protected Areas

The protected areas consist of parks and ease-
ments and other functional open spaces and the
heritage and culture properties of the city that have
to he preserved and conserved for the benefit of the
present and future generations. Parks and ease-
ments are best left open to safeguard their function
of maintaining ecological balance and preserving
the integrity of the environment and providing
cheap recreation opportunities to the inhabitants,
ensuring safe water supply, or keeping the integrity
of vital utility installations. Heritage and cuitural

properties include places, structures, and icons of
important historical and cultural values that instill
in the citizenry a sense of pride and identity as a
city.
10.3.1 Parks
tional

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

e Building footprints inside public parks
should be kept to the minimum for maximum
rainwater infiltration and aquifer recharge,
hence, only uses, services and amenities sup-
porting and compatible with park and recre-
ational functions should be allowed.

e The policy of preservation should be ob-
served in the development of these parks. No
portion of the parks should be segregated for
other uses.

Clty/Community Parks

¢ City/community parks are those that serve a
cluster of barangays so they should be within
reasonable walking and commuting distance
to the residents of those barangays.

» Building footprints should be kept to the
minimum for maximum rainwater infiltra-
tion and aquifer recharge, hence, only uses,
services and amenities supporting and com-
patible with park and recreational functions
should be allowed.

» The policy of preservation should be ob-
served in the development of these parks. No
portion of the parks should be segregated for
other uses. Whenever possibte, parks should
be expanded commensurate to the increase
in the population they serve.

rRAMEWORK]
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Barangay/Neighborhood Parks

« 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 disabled.

¢ Building footprints should be kept to the
minimum for maximum rainwater infiltra-
tion and aquifer recharge, hence, only uses,
services and amenities supporting and com-
patible with park and recreational functions
should be allowed.

e The policy of preservation should be ob-
served In the development of these parks.
No portion of the parks should be segregat-
ed for other uses.

10.3.2 Forests

« Natural and manmade forests shall be pre-
served and protected.

10.3.3 Easements
Along Rivers and Creeks

e A minimum of 3-meter easement through-
out the entire length of rivers and creeks
should be provided as mandated by the Wa-
ter Code of the Philippines and other appli-
cable laws.

e Special policies requiring easements other
than the minimum 3-meter requirement of
the Water Code being imposed in Metro Ma-
nila shall be observed and enforced.

o Missing easements such as those occupied by
structures and informal settlers shall be re-
covered and developed as parks,

t-of

s Road rights-of-way shall be provided to con-
nect different functional areas like places of
living, work and play and to facilitate the
flow of people, goods, services and commu-
nication.

¢ Road rights-of- way shall be provided and

developed in accordance with the require-
ments of the laws on subdivision and open
spaces.

They shall always be kept free of any obstruc-
tion and only uses such as vital utility lines
and facilities ensuring road safety, visual clar-
ity and good streetscape shall be allowed.

Utility Easements

s La Mesa Dam and Reservoir ~ this vital land

reserve shall be protected and preserved to
safeguard its function as a major water supply
installation. lts natural state shall be protect-
ed since it plays a critical role in maintaining
ecological balance in the city, particularly
providing habitat to a host of flora and fauna
that are either vulnerable, endangered, or
critically-endangered, cleansing the city’s am-
bient air and in recharging the aquifer.

A buffer strip shall be provided along Litex
Road adjoining the La Mesa Dam perimeter
fence. Where it is necessary to acquire land for
this purpose, the land shall be included in the
Land banking Program and subject to acquisi-
tion.

Power Transmission Lines and Aqueducts -
these corridor easements shall be preserved
and protected and shall not be utilized for any
purpose except for their intended uses and
those installations and facilities specifically
allowed by law. They shall not be occupied by
any structure that will compromise or endan-
ger the existing utility installations,

10.3.3 Heritage and Culture Properties
Architectural Gems

e Structures dating at least 50 years old and

works of national artists shall be preserved,
conserved and promoted as provided for un-
der RA No. 10066 otherwise known as the
National Heritage Act of 2009.

Structures regardless of age which embody
outstanding architectural and engineering
achievements, a significant technological in-
novation, an important symbolic value, or are

e ——
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unigue or rare in their design or function
shall be preserved for their scientific, histori-
cal, economic, cultural of public interest val-
ue.

toric I

e Sites and structures declared by the National

Historical Institute as historical shrines shall
be protected, preserved and promoted as
provided for under RA No. 10066 otherwise
known as the National Heritage Act of 2009.

Other sites associated with individuals or
events that made an important contribution
to the historical development of the city as
determined by a counterpart local historical
committee shall be preserved as historical
shrines through enactment of a local ordi-
nance.

and secondary roads to a specified width in
the ordinance shall be acquired through im-
position of setback on all future construc-
tions in the affected properties. Necessary
purchase shall also be implemented
(valuation and schedule of actual payment)
on the same procedures described above.

City Streets

s Development and maintenance of road lots,

whether donated to the government or hot,
that are undeveloped, encroached upon, or
illegally occupied shall be assumed by the
city government in order to provide alter-
nate routes for improved inter-
neighborhood circulation and improved ar-
ea- wide traffic distributlon and/or open
access to land-locked properties.

Notification to utility firms, specially the con-

Poge BS

10.4 Policles on Infrastructure Areas

Infrastructure areas consist of areas devoted to
circulation networks, utilities, environmental infra-
structures and public safety and protection.

9.4.1 Circulation Network

cerned water and sewerage concessionaires,
on funded city road improvement projects
for them to proceed with necessary pipe lay-
Ing works, if any. Such works requiring exca-
vation of road pavement shall not be permit-

L.

I tio tro

s Any proposed changes on arterial roads trav-

ersing any portion of Quezon City including
but not limited to widening, extension, or
new alignment shall be done by the con-
cerned hational government agency in con-
sultation and coordination with the local
government and its affected constituency
pursuant to the provisions of Sec. 26 and Sec.
27 of the Local Government 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. However,
actual payment shall be made according to a
schedule which considers the availability of
funds and priority of implementation provid-
ed that affected property owmers shall be
notified on the matter immediately upon
approval of the schedule.

e Rights-of-way for widening existing primary

ted after the roadway has been concreted. To
prevent untimely and unnecessary excava-
tion of already concreted pavements, provi-
sion of cross utility plpes for use of future
connections to abutting properties shall be
included in the City’s program of works for
road concreting projects and properly
marked on site,

Pedestrian safety shall be the primary con-
sideration in the design and construction of
city streets and installation of street furni-
ture.

Transport Terminals/Depot

¢ Establishment of the Balintawak area termi-

nal for north bound provincial buses, inte-
grated with a transfer station of City buses,
jeepneys, vans and taxis also connected to
MRT stations should be given high priority’

Bus terminals shall not be located immedi-
ately along main roads to minimize traffic
obstruction.

RAMEWORK]
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¢ No terminals shall be allowed within the
road right-of-way, only loading/unloading
and at controlled number of units.

¢ Measures to control nuisances and pollution
{noise, fumes, liquid, efftuents, fire hazard)
shall be strictly implemented.

10.4.2 Environmental Infrastructure

Drainage and Sewerage

e All natural waterways shail be identified
and rights of way established and imposed
on all properties traversed by the waterway
especially in those cases where the existing

waterway forms part of, or is not specifically
separated in the title of the subject property.

¢ Construction of bank protection structures
{rip-rap, retaining wall, etc) shail be man-
datory in all property development projects
for safety of affected lot buyers.

o The required three-meter easement along
waterways shall be reckoned from the bank
protection structure.

Solid Waste M £ Syst

s The location/site of solid waste manage-
ment facilities shall be in accordance with
the provisions of RA 9003, otherwise known

as the Ecological Solid Waste Management
Act of 2000.

s Specifically for sanitary landfill, the site
must -

- Be accessible from major roadways or
thoroughfares;

- Have an adequate quantity of earth cover
material that is easily handled and com-
pacted;

- Be chosen with regard for the sensitivities
of the community’s residents;

- 'Be located in an area where the landfill’s
operation will not detrimentally affect
environmentally sensitive resources such
as aquifers, groundwater reservoirs or
watershed areas; and

- Be large enough to accommodate the
community’s wastes for a period of five
(5) years during which people must inter-
nalize the value of environmentaily sound

and sustainable solid waste disposal inter-

nalize the value of environmentally sound

and sustainable solid waste disposal;
Solid waste facilities like materials recovery
facillty, reduction and composting plants,
storage and collection and transport facilities
should be located where they are reasonably
accessible but do not pose danger to the envi-
ronment and to the health, safety and security
of the community. The location and land area
should allow receiving, sorting, processing
storage and transport in an environmentally-
sound manner.

Solid waste management facilities shall be
located in hazard-free areas.

10.4.3 Public Safety and Protection

te i n{e

A disaster response operation center shall be
established in accordance with RA No. 10121
- An Act Strengthening the Philippine Risk
Reduction and Management System.

The location of the center shall be in highly
accessible site where response can be dis-
patched immediately and without delay and
which Is hazard-free.

Fire Stations

Establishment of fire stations shall be in ac-
cordance with the provisions of RA 6975
Chapter V, Sec. 55-56 “Establishment of Fire
Station”.

Fire stations shall be located in hazard-free
areas and where they can dispatch response
immediately and without delay.

jail and Detention C

Jails and detention centers shail established
subject to the provisions of RA 6975 Chapter
V Sec. 62-63 as amended by RA 9263
“Establishment of District City and Municipal
Jail®.

They shall be located in hazard-free areas
within safe distance from highly populated
areas and where measures  ensuring safety
of the community can be effectively en-
forced. B4
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IMPLEMENTING THE

1 COMPREHENSIVE LAND USE PLAN

The Comprehensive Land Use Plap is im-
plemented by means of both regulatory
and developmental tools. The zoning ordinance is
the principal regulatory tool but it can be supple-
mented by other specific ordinances to be enacted
subsequentty by the Sangguniang Panlungsod, as
well as executive and administrative orders Issued
by the Local Chief Executive. The developmental tool
is mainly the Local Development Investment Pro-
gram which embodies the priority projects that will
be funded out of the deveiopment fund component
of the LGI''s annual budget. Another tool which car-
ries both regulatory and developmental elements is
co-management arrangement between particular
agencies of the national government and the local
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 in-
struments so that they can be more effectively ap-
plied to the successful implementation of this CLUP.

11.1 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:

10.1.1 Settlement Areas

Density limits in residential communitles shall
primarily depend on the capacity of roads servicing
the area. Where lot sizes are smai! 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 af-
ford convenient access and mobility in the commu-
nlty as well as minimize risks of disastrous fire.

Mature communities where residents are not

amenable to any drastic change on the character of
their place shall maintain thelr low density, low rlse
nature.

Community and neighborhood scale commer-
cial activities such as home occupation, cottage in-
dustries, convenience stores and the like may be
allowed only when they do not alter the outside ap-
pearance of the residential area and major residen-
tial use is maintained.

Residential use is divided into five (5) zone
classification described as follows:

» Low Density Residential Zone (R1) - a dis-
trict 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
lesser

» Low Density Residential Zone (R-1-4) - 1
district with a density of 21-28 dwellirg
units per hectare and a maximum buildi ig
height shall be seven (7) storeys.

e Medium Density Residential Zone (R-2) - a
district having a density of 29-60 dwelli g
units per hectare and a maximum height of
seven (7} storeys.

¢ Medium Density Residential Zone A { R-2-A)
- a district having a density of 61-100 dwell-
ing units per hectare and a maximum height
of seven (7) storeys.

» High Density Residential Zone (R-3) - a dis-
trict having a density of 101 and above
dwelling units per hectare and controlled by
afloor area ratio of 6.

11.1.2 Production Areas

The reglonal commercial function of the
growth centers shall be enhanced. Generally, high

rise structures shall be allowed in C-3 zones of the

Chapter 11: IMPLEMENTING THE COMPRZHENSIVE LAND USE PLAN
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area while in lower commercial zone classifications
(C-1 and C-2) building heights are controlled by

floor area requirements which essentially consider -

the traffic capacity of the road.,

o High rise structures shall be altowed in C-3
Zones.

¢ Structures in lower classifications of com-
mercial zones (C-1 and C-2) shall be subject
to fioor area restrictions to regulate traffic
to be generated.

» Parking requirements shall be strictly im-
posed in traffic generating activities,

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

10.1.3 Protected Areas

» Buildings in parks shall be allowed oniy to
those providing necessary amenities and
basic facilities for the park users with lim-
ited height and land space utilized.

» No buildings shall be allowed with rights-of-
way of aqueducts and power transmission
lines except for maintenance facilities nec-
essary 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 struc-
tures near the zone must first secure a clear-
ance from Philvocs.

» The three (3) meter mandatory easement
along waterways shall be kept open and
unobstructed by any kind of structure,

11.1.4 Infrastructure Areas

Rights-of-way identified for proposed roads,
widening and extension shall be secured by way of
disallowing any future building construction there-
on or through Imposition of setback on proposed
buildings abutting said rights-of-way.

Existing natural waterways including the re-
quired 3.00 meter easement thereof specifically

segregated from the title of the property where they
are located shall be non-buildabie and preserved for
drainage purposes. ‘

112 Other Regulatory Measures
10.2.1 Land taxes as regulatory tools

In additien to zoning, the city government may
use other authority-levers to deal with property
owners such as the exercise of its taxing power and
the power of eminent domain.

10.2.1.1 Imposition of graduated or selective
idle land tax. (Sec. 236-239, RA 7160). The idle
land tax is an additional imposition of up to five
percent (5%) on the assessed value of land con-
sidered as idle.

For urban lands to be idle, these should
have an area of not less than 1,000 sq.m., one-
half of which remains unutilized or unimproved.
I[ndlvidual owners of subdivision lots regardless
of the size of lot are liable to this imposltion.
Likewise, subdivision owners or operators with
individual lots that remain untransferred to lot
buyers are subject to this special tax.

The idle land is a regulatory device to influ-
ence the pattern and direciion of development
in accordance with the desired urban form. For
example, it could be used to intensify develop-
ment 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 centers only. Other-
wise, applying the tax generally over the whole
territory will not help achieve the desired spa-
tial outcome.

A possible variant of the idle lands tax
which is a too] to intensify development in cer-
tain areas designated In the land use plan is a
tax on under-utilized property.

Land may not exactly be idle as legally de-
fined. But its current use or use intensity may
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be of a lower category than what the market
justifies in accordance with the concept of
“highest and best use”. For example, the owner
of an inner-city lot continues to hold on to a
single-storey residentiai house when the rest
of the block or neighborhood have already con-
verted to multi-storey residential or commer-
cial development. A useful indicator of the in-
tensity of development of an urban property is
the ratio of the value of improvements to the
value of the land. The Jower 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 deter-
mined 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 indicates different levels
of density for various geographical sections of
the city.

11.2.1.2 Special Benefit Levy. This is an
assessment on lands that are specially benefit-
ed by public works projects, whether these be
new construction or improvements on existing
ones. This tax allows local governments to re-
cover as much as sixty percent {60%) of the
cost of the project from contributions by the
owners of the lands that stand to benefit tre-
mendously as a result of the project in the form
of increased land values.

With the threat of this levy, landowners
may opt to donate portion of their property for
the proposed public works project in anticipa-
tion of greater benefits that the project will
induce or accelerate in terms not only of in-
creased land values but more particularly in
terms of general improvement in business cli-
mate and investment opportunities.

11.2.2 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 eminent do-

main powers to acquire more private property for

land banking purposes. Land banking is the ad-
vanced acquisition and consolidation of lands identi-
fied in the comprehensive land use plan as areas for
future urban expansion to be able to curb specula-
tive pricing of development land and control the
pace and timing of the development in accordance
with the plan.

11.3 Investiment Programming
11.3.1 Public Investment

Whereas zoning ensures that projects are lo-
cated in the right place the projects subject to zon-
ing regulation are often identifled or initiated by the
private sector and are not always of the right type in
the sense of being socially acceptable. Hence, there
is a need to supplement zoning with another author-
ity-lever: public investment.

Investment in public infrastructure and facili-
ties is a powerful tool to shape local development in
accordance with the chosen urban form in the CLUP.
When public faciliies such as roads and bridges,
schools, public buildings, water supply systems, o
waste disposal facilities have been established thes2
have the potential to shape the pattern of land wie
for decades. Public facllities can also shape develcp-
ment in that they strongly influence private invest-
ment in the desired direction. Public investment
therefore is a double-edged authority-lever. It i:n-
proves the quality of public services and at the sarie
time it influences private sector investment. Sorie
of the major infrastructure projects proposed in this
CLUP are the construction of convention center, mu-
seum, pedestrian and bikers’ lane, pedestrian under-
pass, modern medical center, medical schools, abat-
toir, establishment of grand transport hub, etc.

Many of the physical development projects
may not be completed during the first term of the
Bautista Administration. But these could be started
by conducting feasibility studies or master plan
preparation. For example, master planning will be
needed for the proposed special development areas
like Banaue, Tomas Morato, Quezon Institute, and
Payatas. Also, a feasibility study and thence, master
plan will be needed for the proposed bus rapid

Page 89
I

Chapter 11: IMPLEMENTING THE COXNi&EHENSIVE LAND USE PLAN



Page 90
I

Chapter 11;: IMPLEMENTING THE COMPREHENSIVE LAND USE PLAN

2011-2025 QC COMPRENENSIVE LAND USE PLAN

transit or a street car (tranvia) system for the
Knowledge Community District to interlink with

the CBD.
11.3.2 Private Investmenis

Yet another authority-lever available to the
LGU is the mandate to put in place measures to at-
tract private investments. The rationale for such
intervention measures derives from two realities.
First, the magnitude of investible resources 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 bet-
ter with the private sector investing in the area in
such amounts as would constitute a multiple
{rather than a mere fraction) of the public sector
investment.

Secondly, private investments when left un-
guided may lead to unsatisfactory social outcomes.
Private investors are not known to give prominent
consideration for the general welfare as a factor in
their declsion-makling. State intervention in pri-
vate investiment decisions is therefore necessary
to promote distributive justice, social equity, and

the general welfare (Art. Xll, Sec. 6, Constitution).

The authority to guide private investments is
given to the Local Development Council (Sec. 109,a,4,
RA 7160). Such guidance could take the form of in-
centives to promote the inflow and direction of pri-
vate investment capital. Such incentives in turn con-
sist of tax breaks, selective subsidies, and reducing
transaction costs like the setting up of one-stop
shops and eliminating bureaucratic red tape and
graft and corruption. With public and private invest-
ments complementing each other the benefits that
will accrue to the citizens will be muiltiplied many
times over.

11.4 Co-Management Arrangements

In order for the city government to extend its
regulatory and developmental authority over its en-
tire territorial jurisdiction, co-management arrange-
ments should be forged between the city and the con-
cerned national agencies or instrumentalities. Possi-
ble areas that may be put under co-management are
the UP Diliman campus, the La Mesa Dam and water-
shed, the Ninoy Aquino Parks and Wildlife Center,
and the military camps. B4
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Bl OBSERVATION |

EXPLANATION

_Residential Development

Annex 1 : Problem-Solution Matrix

IMPLICATIONS

POLICY
INTERVENTIONS

PR ST Qe
‘.l«‘,v'l" EPAET TR S A

® Increase in
Resrdentral area

® The 2009 residentnal area 6f 4, 403 62 ‘

has. incréased by 3, 57% or 151.75 has,
more from 4,251, ‘87 has. in 2003.

The increase may be brought about by
the
- Opening of new subdivisions in
areas classified as residential
specifically in District Il (Capito}-The

Manor & Soph/a Bellevue), Tandang t

Sora (Clty Plaza Subd. & Magnolia
Place) Fairview {FIoraVlsta), Sauyo
(Glenmont Subd.) and in D:strict i
(Libis area)”

- Undeveloped mdustr/al zones and
areas formerly occupied by
Industrial establlshments in Distrlet
) (Nagkalsang Nayon-Slerra Vista
Subd.) and 1i! {Bagumbayan-Circulo
Verde Subd.) were used as
residential area

The exlsflhg' residential afea | ¢

constituting 27. 43% of the'’ .
" city’s total land area, still
conforms with the 48.35% 6F
land allocated for residential ‘
use’per approved 2000 CLUP.

No potentfa! for
commercialization/did not
developed into a commércial
area : :

" improper disposal of

household wastes may
contaminate the water
reservoir.

_ The developed mformal

settlements sites.now- have
security of tenure.

3 Ensur’e

* city

the _predominant
residential character of the

Re-classify industrial areas,
military and C-2 areas that]
were utilized as residential
No significant additional
residential lands should be
allocated, to’ manag
population growth.
Preservation of La Mes
Reservoir to lts original
character ‘and  contain
portion  converted  to
residential use with prope
monitoring of household’s|
sewer lines

| Densrflcatlon of

Resrdentxal Use

o Thirty four (34) barangays consisting

of eighty two (82) subdivisions had

changed intensity from R1 to R2 (11

bgys; 7 subd) and from R2 to R3 (24

bgys; 75 subd). Major changes is in

District Hl, and may be due to the

following:

-~ Residential lots in R1 were
converted to mufti dwelling units
ltke townhouses. (Don Enrique
Heights, Mira Nila, Mapayapa
Village, Villa Ferrenze & Magre
Subd.).

-~ Utilization of lots in R2areas were
maximized, accommodating
extended famlly members and
rentals to other families. (Subd. In
Bgy. Baesa, Pasong Tamo &
Matandang Balara)

- Some R2 areas were converted to
medium rise residential buildings.
(Flora Vista, Bgy. Fairview, San
Benisa, Bgy. Sta. Monica)

Densification in residential
use would bring about;

- Increase in population

density resulting to .
overcrowding and
congestion .

- Increase demand for
baslc services and
utilities

- Lack of open space and
parking lots

- Traffic congestion

- to its dominant use.
. = Retain original

Re-classify intensity of
residential areas according

character for areas
where there are no
changes in residential
intensity.

- Designate areas for
mixed use
developments

- Strictly enforce
amended Zoning
Ordinance and other
related code and local
ordinances

- Implement effective
traffic management
plan

- Provision of basic
services and facilitles

& Conversion
from
Residential to
Commercial

Linear expansion of commercial
development notably in District | from
R-2 and R-3 areas to C-1

Emerging growth zones follow the
conversion of residentlal areas to
commercial {Libis, Fairview & CBD)
Opening of new roads and the
improvement of existing ones,
specifically in District |1 (SB Diversion,
Central Avenue, Congressional Ave.
Ext., C-5 Ext., Regalado Ext. & Quirino
Hi-way-Mindanao Ave. Underpass)

Peace and order situation in
adjacent residential areas is
affected.

Inadequate parking space
Traffic congestion
Generates employment
opportunities

More revenues for the city

e Limit or control linear

« Contro} intensity of

o Implement effective traffic

o Effect mitigating measures

commercial areas to one lot
deep only.

commercial use along major
roads to C1 only

management plan

such as strict parking space,
setback requirements and
limited vehicular access
along roads used as

commercial areas.

[}
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o Residential Development

EXPLANATION

IMPLICATIONS

_ INTEVENTFON

POLICY

Annex 1 : Problem-Solution Matrix |~

o Deterioration of
some
Residential
areas

® Old residentfal areas show signs of

deterioration such as La Loma in District

|, Project 4 in District ||l and Galas in

District IV.dueto; =

- Absence of property owners

- Majority are occupied only by tenants

- Some properties subdivided into
smaller lots

. Creates urban blight
» Highly dense with houses
and establishments .

Re-develop urban blight
or implement Urban
Renewal Program
Preservation/Restoratio
n of old residential
structures

o Decrease in
Informal
Settlements
Areaand
increase in
Socialized
Housing Area

From an informal settlement’s area of
1,110.83 hectares in 2003, this
decreased to 1,038.27 has. in 2009, or
less 72.55 hectares.

The decrease may be due tothe
development and improvement of
informal settlement sites to Community
Mortgage Program and Direct Sale
Program.

The data on Socialized Housing Area
supports the findings, since there was
tremendous increased from only 16,04
hectares in 2003 to 87.27 has. jn 2009.

The increase of 71.22 has. in Socialized
Housing Area are |ots coming from the
development of the informal settlement
sites consisting of 171 SHP/CMP areas,
159 of which are in District Il

o Continued proliferation of
‘Informal settlers in the city;
- Hinders development of

" encroached private and
public lands Into more
suitable and productive
uses v

- Results to overcrowding
and congestion '

- Increases demand for basic
services and facilities

Contain informal
settlements in
designated socialized
housing sites.
Encourage property
owners to develop their
vacant lands to prevent
proliferation of informal
settlers.

Intensify informal
settlers Prevention and
Resettlement Program
Adoption and
implementation of the
Quezon City Shelter Plan




OBSERVATION

| Commercial Development

¢ |ncreasing Development Trend |.

based on Actual Land Use,

Survey (in % share of land use)
1995 2003 2009.-
291% 5.98% 6.31%

EXPLANATION

IMPLICATIONS

Annex 1 : Problem-Solution Matrix
POLICY
INTERVENTIONS

Intensification of commercinl activities

In Residential Areas

e D1 Examiner, Corumi, D.
Tuazon Road 20 Corregidor; Rd
8, Del Monte (Paftok), Dangay

* D2 Dahlia, Luzon Ave., San
Mateo-Batasan Rd, Litex Road
Buenamar St.

e D3 Molave, Xavierville,
Esteban Abada, 20™ Ave.
Liberty Ave., Main Avenue; .

¢ D4 Maginhawa, Sct. Chuatoco,
Ybardolaza St, V. Luna Ext.
Kitanlad St

e Many of these roads are
transport routes & are 3
affected by commercialization
of adjoining main roads

e Some residential areas /
(particularly in Dist 2} have
densified requiring more ]
commercial support services

e Commercialization is
inevitable

« Income and employment

generator for the city
. Develo_ph:ent / Increas
.of homebased
. businesses

e Rezonification of areas
based on concepts of
mixed use rather than the
traditional exclusionary

e zoning practice.

¢ Other residential areias have
increasing commercial activities
((Rd. 1, Main Ave. Liberty Ave,
Ermin Gorcia St.)

* Used as alternate transport
routes

» Would cause further
traffic as many are
narrow roads

¢ Review of the existing
vZonir’rg Ordinance

In Commercial Areas

e D1 NS Amoranto, Shorthorn,
Mindanao, Visayas Ave &
Tandang Sora

® Many of the roads are
national roads & are major
transport

e Commercialization is
inevitable

¢ Income and employment

generator for the city

¢ Rezonification

e D2 Commonwealth, Fairview
Ext, Quirino Hi-way, Gen. Luis
Regalado

| ® Dist. 2 {no C-2 areas)

e D34 None

iIn Industrial Areas

o Portion.of Bgy. Ugong Norte

’

¢ Area affected by High Rise
commercial developments of
Eastwood City as IT center

o..Areas zoned as industrial .

are now.decreasing.

o Review of the existing
Zoning Ordinance

o Expansion of Commercial
Activities In Growth Areas
- Cubao - (Gateway, Shopwise
& Impv't of Farmers & Ali
-~ . Mall)
~ SM Fairview
.. - Eastwood-Libis Area

¢ Strategic location

¢ Avallable vast land for
development

» Private sector participation, ,

¢ Fierce competition among the. "
big players in the real estate
industry

{r# Income and employment

. generator for the city
o Contributesto growth
and dispersal of

commercial activities in

. the area.,.
o Traffic generator

o Incentive package for
., investors. .
. P[orhotions of growth
areas capitalizing.on its
function and provision of
. infra support facilities

o Emergence of Commercial

Centers in the

¢ SM: Centerpoint, Ever
Gotesco, Robinsons Galleria-
Ortigas, Trinoma, Gateway,
Eton Centris, Eton Cyberpad,
Eastwood Mall, Waltermart,
Expanslon of SM City- The
Block, SkyGarden & SM
Annex

e Development caused by
Increase in population in
various districts

e Private Sector initiatives

e Generates income &
employment
o Stimulates economic

growth in the city, region

& the country
¢ Old public markets are
becoming blighted

¢ Business promotion
e Public enterprises to be
competitive with private
investment inltiatives
- Market development
- Conversion to multi-use
of non-serviceable
markets




OBSERVATION

g Commercial Development

e Major Land Development
Projects in 2009
- Central Business District
{CBD)
- Ayala Techno Hub
- Eton

EXPLANATION

® Mixed use development
being promoted with
construction of high buildings
/ condominiums and
Establishments ICT bidgs.
within the site
o There is a Presidential
Proclamation- Executive
Order 620 (for the
development of the North
and East Triangle and -
'Veterans Memorial for mixed
use development with site
has big potential for large
scale development within
NCR) -

IMPLICATIONS

& Effect greatly stimulates

growth in the city, the
region, and country

e May create a new CBD
that extends its influence
to neighboring Bulacan..

and Rizal Provinces

Annex 1 : Problem-Solution Matrix
POLICY
INTERVENTVIONVS

# Incentive package for
investors

e Set controls on special
developments in the area

¢ Increase in High Rise Bidg

Mixed use Residential and

Commercial uses

o (SM Residences, Gilmore
Ave, Mother Ignacia, Timog
Ave, Katipunan, Xavierville
Ave, Bagumbayan, South
Triangle, Boni Serrano, E.
Rodriguez-St.Lukes Area)

o Scarcity of land for horizontal
expansion

¢ increasa due to high impact

_ infra support projects e.g.

_"“{LRT 7, LRT Ext, opening new

" major roads such as Republic
Ave, Commonwealth, Quirino
Ave., Katipunan Ext-C-S}

o Mobility and accessibility of

' residents

® {ncrease city’s income

o Traffic generator

e Contribution to the
growth of commercial
activities in the area

e Generates job

® Incentive package for
investors

e City Government to study
and develop more’
Innovative regulatory
measures beyond
conventional zoning

s Emerging New Uses
{Davelopment in technology)
o Business Process
Outsourcing {BPO)
E-commerce
E-gaming
E-loading center
Internet café
High technology and clean
industries — industries to use
anti-pollutive devices
e Information &
Communication Industry
{(ICT) - Majority {15 out of
33 ICT parks/bidgs.) are
located in District lif

e Malls/shopping centers
have become ideal location
Jor BPO companies

* Increase number on busfness
‘activities in commercial and
residential areas

| @ Available-Human

Resource/Educated
Manpower
‘s Presence of Top notch
educational institutions
»:Presence of support facilities
s Low rental real property -
value and rental rates’
compared to other NCR cities

o Improvement of business

climate in'the city
¢ Major employment
generator for the city

o Moves the city closer to

realizing its vision

® Provision of local
incentives
e {nstitutionalization an IT
. training ctr.
Link-up with private
sector'and other ICT
industry organization
e Provision of Infrastructure
support development e.g.
roads, footbridges, street
lightings
o Provision of a safe,
healthy and secure
environment for workers
of BPO'’s
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POLICY
INTERVENTIONS

EXPLANATION IMPLICATIONS

o Deteriorating.commercial areas.:|. »- Construction-and:operation : [-«.Further closure/shutdown: |'ssEnhancement-initiative-
X - {Along Aurora ) of small retail/service thru: infra support project
‘ [ Bivd/Balintawak) , ships in the area (street improverment;
o street lighting)- - fint.
'-' . . |.»-Urban Redeveloprient
i ’ - epeConduct.of'study on the
' A ~Improvement of the area
. | = with thé participatlon of
thestakeholders.
el ey Conduct of Business
17 SummitfForum” ::
o Slow/stagnant increase of | #:Rezone’to'R2 . =
commercial activities . | ‘e ‘Conduct of development,
17 study- -+ e

® Narrow streets not conducive
for high commercial
activities; Big residential

» Commercial zones not orslowly
i developing into intended use
- e D1: Area bounded by

Calamba, Macopa and Don lots. > |. o' Daclare QFcomipoiind
i Jose Agregado Streets (C2 to Immediate reslder?tlal {portion) as heritage
_ R2) _ properties (Neopolitan precinct
e D2:C-3 area in Fairview {w/ area) remains vacant -
<‘ SM & Robinsons) Previously also zoned as

Compound only Puregold Intended to be acquired by
; area developed as SM but did not materialize
f commercial)

® D4 -Quezon Inst.

institutional; was originally

o Other Land Uses that have high concentration of commercial activit

jes

o Institutional-
Heart Center & St. Lukes

Center Science & Technology

Center/ Ayala Techno Hub
Philcoa Area (City Mall &
Market Area)

e Soclalized Housing Zone -
Commonwealth Area

= Support Services

* Most are members of the
Informal Sector who conduct |

® Generates income &
employment

® Area unde jurlsdiction of

» B

| = Area under Huce

Masaya St. {Old Capitol Site) business for livelihood it
L)
“e Parks & Open Spaces - Support Services
— amc :
* Support Services, ABS- e Under jurisdiction of
» Transport & Utility Zone Eulogio Bldg. developed as IT NGCHP
_{, ABS-CBN, GMA area Bldg. ¢ Improve internal traffic
~ * Most are members of the and pedestrian safety and
» SUDZ informal Secter who conduct security in these areas
. ~Commonwealth - NGC business for livelihood
L | » Existence of many bus s Existence of big lots * Create traffic Inthe area | = Strict compliance with
terminals along major » Strategic location of the city as there is no sufficient traffic control regulations
! thoroughfares (EDSA, Cubao parking, loading / * Provision of a Modern
4 Area) with operations being unloading areas Grand Central Station

expanded

* Hampers mobility
* |mproves intermodal

(Bus Terminal)
* Preparation of a Traffic

connection

Management Plan
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OBSERVATION EXPLANATION ; IMPLICATIONS

: Commercial Development

o New Enacted Laws/Ordinances | » Toregulate business - o Safeguards/Protects o Strict implementation
. affecting Commercial .. operations - public weifare
developments : oo '
Natiopal
- Pres. EO 620 —~ Rationalizing
& Speeding:up of dev't of the
East & North Triangle &
Veterans Memorial area of
QCas well planned,
integrated & environmentally
balanced mixed use dev’t
- Dept. of Energy Circular no. . : o Y ;
DC2007-02-0002requiring all . ; ;
LPG Stations & auto LPG X IR
dispensing statlons to secure
Standards Compliance - :
Certificate ’ 1. . . |
from Dept. of Energy s :
o QOrdinance No, 1573, s-2005 : : ~ ‘
Declaring Banawe Street as
Banawe Special Econemic
Growth Area
o Resolution No. 3153, s-2005
Requiring issuance of SUP for
operation of gambling-
related establishments
o Ordinance No. 1826, s-2007
Providing for business : :
regulations & area viability
for auto gas / LPG stations
¢ Slowly decreasing development | e Due to policy on dispersion
from 1995-2000 of big industries outside
1995 2003 2009 | MetroManijla
4.31% 4.01% 3.86%




OBSERVATION

et
-o Growth of the sector is confined
in:traditional zones from 1995
to present -
(Areas at Balintawak,
Novaliches and Libis-Ugong
Norte)

EXPLANATION

Due to proximityto ...
- industrialized areas of
adjoining cities (Caloocan &
Pasig Cities).

Annex 1 : Problem-Solution Matrix

IMPLICATIONS

POLICY
INTERVENTIONSM

o Encouragement of growth
of new/modern & high
tech clean industries to
replace old industrial
activities in the area

o Industrial zones not developing
into intended use. Large scale
industries are fading what
remains are smajl scale type of
industries with sporadic spread
in some parts of the city.

(Areas at Balintawak,
Novaliches and Libis-Ugong
Norte}

¢ Due to national policy to
disperse industries outside
Metro Maniia

» No industrial
development

¢ Development of area into
a more effective use

o There are areas that have
develop with special types
character — Special Urban
Development Zones
- Balintawak ~ Agro Industrial

type of industries

o Development of several
major roads that link to the
seaport and to the North
Luzon Agro industriat
Economic Center (Subic &
Clark)

- Payatas Area ~ Waste
Disposal and Resource
Recovery Facilities & Other
Environmental Rehabilitation
& Enhancement activities

« Due to the presence of
dumpsite

1

¢ Growth of Industrial activities
which are non-hazardous to
environment

e Continuing advancement of - .

modern technologies

) Demand for skilled -
manpower’

v

e Encourage development
of modern Clean
industries

® Registered No. of businesses
from BPLOdo not reflect
~existing situation on
commercial / industrial
development
Business Establishments Issued
With Permits
Quezon City: 2002 - 2007

® There us deficiency in the
-existing computerization
system ..

o lack of database affects
formulation of effective
. programs, & projects-

”
Yeor New Renewal Total Im:/'ﬂ
Decrnd
i
2002 113234 27,188 40,422 -
2003 12,181 35,546 52,727 30.44
2004 14,542 34,638 49,180 -6.73| '
2005 12,578 39997 52576 6.91
2006 12,058 44,740 56,753 7.9
2007 10,792 46,046 56,838 0.15
2008 11,110 32,749 43,859

o Improvement of the
computerization system
to capture vital
information on business
development
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POLICY L
INTERVENTIONS

OBSERVATION | EXPLANATION ‘ IMPLICATIONS

Institutional Development

o Portion of the Properties converted into | ' Support services » Re-develop urban blight
commercial of the strategically located - Convenience on the part of or implement-Urban
- Hospitals: respective clients Renewal Program !
Phil. Heart Center o Preservation/Restoratio |
St. Lukes Hospital{w/ hospitals) 'n of old residential
World City structures : .
VMC {included in CBD plan}
Quezon Institute
Delos Santos Hospital . .
- Church ° o Retain heritage
Episcopalia Church (E. Rod) character
- Schools h '
Trinity College i .
UP (Techno Hub, Philcoa) ) : {
- Natlonal Gov't. Office ' ¢
SSS (side)
Front of LTO (as smoke belching .- o
testing area) : :
Offices included in the CBD Plan
TriNoma .
e Conversion to Residential | e Portion of the properties converted to. | e Increased demand for basic
(Areas at Balintawak, socialized housing NGC (West & services
Novaliches and Libis- Eastside) Increased population
Ugong Norte) e Portion of UP Campus property for
employees housing, two (2) BLISS and : S ‘ !
Krus na Ligas "‘

s Conversion to commercial

e Conversion of Industrial e Entrepreneurial School
Use e (Industria St., Dist. 3)
e Conversion of Residential | @ Learning institutions e lesser strip distance in school o Regulate distances and |
Structure . {Esteban Abada, Xavierville White Plains, children . intensity of operation
West Kamias, etc.) : .- @ Increased noise & traffic in
residential ,
e Conversion of Military Use | ¢ Camp Bagong Bantay (idle land for so e Maximized use of land e Encourage
long) was converted in ¢ Increased density and for basic development of
residential/commercial (SM Grass- ° -services and facilities modem Clean
-Condomihium-48;928.78 m2) o Increased population industries -
o Lack of site for public o High'classroom deficlency in Dist. lI e Bigclasssize - o Acquire add’l. school
schools’ e High Percentage of enrollees e 2.3 shifts sched. sites
e Free rider probfem e Low achievement due to poor » Construct add'l.
Jearning environment ‘ buildings

Overpopulated school
e Convenience on the part of -
school children living in

neighboring town
o Lack of space for public o Filled up Bagbag, Baesa and Nova public e Have and alleys occupied ¢ Conduct multi-level
cemetery cemeteries pathwalks burial Construct
e Number of burial increasing .affordable crematorium
e Construct bone crypts
o Increase of Institutional e School - Address deficit in classroom 1
Area - Acquisition of land as school site - Smaller size i
2003 Old Balara ~ 1,983 m2 ' -
2004 Old Balara - 612
612
Holy Spirit - 3,483 !
2006 Holy Spirit - 6,691 '
2007 Tandang Sora-596m2 i
2008 Old Balara -1,720 ‘
2009 - 400 Y
o Cemetery o Address needs for cemetery e Strict implementation
e Recuerdo Memorial Park at Payatas area of Health/Sanitation
e Expansion of Himlayan Memorial Park, regulation

Holy Cross Memorial Park




¢ Increase in existing total road

length .
1995 2003 2009
Primary | 156.68 158.46
Secondary | 160.14 | 161.26
- Collector 410.56 414.23
Tertiary | 1311.93 | 1333.04
Service 144.25 | 148.82
Others | '31.65 | '31.95
Total | 221551 | 2247.75

EXPLANATION

o New subdivision

" developments generated'
new local road networks:
- Robinson Land Subd. at-
Maligaya Park

_ -Sierra Vista Subd.. at

N Naﬁkéiséng Nayon -
' - La'Mesa Hts. Subd. in La
Mesa Dam Compotind
-~ Magnolia Place ‘
Condominiums at Tandang
~ SoraAvenue
- Sah Benisa Condo at
“Kaligayahan
- Glen' Mont Subd. at Sauyo
- La Bresia Subd. at Fairviéw

"« Spring Country P-4 at
Payatas

- Dlamond Place at Tandang
Sora o

- Montgomery Townhouses
at Kalusugan

- Meiling Subd. at Pag-ibig sa
Nayon S

- CMP projects

Construction of new main

road segrents:

- Katipuhan Ave, Ext. (SB
Diversion Road) at
‘Nagkaisang Nayon

- Commonwealth Ave. Ext. at

-+ Kaligayahan Lo ;
- Congressional Ave. Ext.at

Culiat and:Pasong Tamo,
«~Zuzuaregui Ext. at Old
Balara
- Northwind-P. Tupaz Road
(Rillo Prop.) at Novaliches
- Bicol-Leyte-Tofemi Road at
. Payatas

5 Annexl:

IMPLICATIONS

‘Increasein
population
e Provide access to
proberties

‘| o Increased area of

built-up land
environment

¢ Additional
residential units to
accommodate
increasing
population

¢ Provide direct
access to
properties
e Facllitate )
conhnection to
_utilities (power,

"water, telephone, *

cable TV)

¢ Minimize trafflc
congestion along
main roads

o Facilitate urban
growth

roblem-Solution Matrix
POLICY
N !}NWT‘ERVENTD

i ‘e Lack of main roads (Primaryand
- Secondary) in some parts of the -
City )

o Proposed primary roads
* remains undeveloped
- Republic Avenue
-Luzon Avenue
- ~~Visayas Avenue Ext.
-Katipunan Avenue in
Payatas
-Mindanao Ave in Gulod and
" Lagro
‘@-Proposed Secondary Roads
to consider
-Shorthorn Road Ext. in
-Baesa
- - Sampaguita Ave. Ext. in
Pasong Tamo

o Large tracts of land
in Payatas remains
idle due to
inaccessibility

o Traffic presently
pass through
narrow and
circuitous
subdivision roads
to access inner
communities

o Lack of aiternate
roads forces traffic
to congest

o Pursue with the National
Government completion of

proposed primary  and
secondary roads including
necessary  programs on

acquisition of rights-of-way
and resettlement of affected
squatter families

# Phased work program for
manageability and viability
such as initially constructing
the four outer lanes of
Republic Ave. or segment of
Visayas Ave. Ext. from T. Sora
Ave. to Republic Ave. only




Annex 1 : Problem-Solution Matrix |

. i , POLICY
OBSERVATION EXPLANATION IMPLICATIONS INTERVENTIONS
L MR % b R e o ‘

o Narrow roads serving as main & Roads in old {pre-war) Prone to traffic & Undertake widening of main
access route to highly populated communities or so-called | congestion causing roads and including _
communities “barrio roads” thatare . | difficulty of ingress- | acquisition of right-of-way

merely 5 to 6 meters wide | egl'fess‘to_ residents | thruinnovative schemes such |
that have not been wideped | o High fandvalues .| asland readjustment,
.and were thus over-taken " ‘and presence of donation, land swap and
by urban growth | * structural . increased set-back of
- General Luis Ave. in improvements proposed structures
. Novaliches Proper; -Sitio | _ (housesand ¢ Adoption of Road Framework
. Aguardiente, Nitang and | ' buildings) on Master Plan designating the
Villareal Streets in Gulod; | roadsides makes it - | alignment of proposed city
- Francisco-CIPRDarlos 3 costly and secondary roads [
and P. dela Cruz Streets | . troublesome to incorporating the alignment |
in San Bartolome; . pursue road plans of National
- Damong Maliit Road in ~ widening Government to guide
Nagkaisang Nayon, . | e Chokes urban subdivision plans to be |
- SeminaryRoadin .. .| growthof inner approved :
Bagbag; - ~ tommunities
- Howmart Road, Kaingin i
Road and Oliveros-Drive . |
in Apolonio Samson;
- Mendez Road in Baesa
are 2-lane roads serving
as main if not sole access
to thousands of families
residing in inner
communities L
¢ Unrestored and poorly-restorad _ e Traffic slow down
diggings on roadways .0 -Pose traffic .
. accident hazards ‘
® On-going rehabilitation of water o Old pipe lines (MWD and.-* | .¢ New supply lines e Strict supervision by City
supply distribution pipes in several NAWASA erajarebeing . | andimproved flow Engineer of restoration
parts of the City by the two (2) ... replaced, accordingly, to | incommunities works to ensure proper
concessionaires (Maynilad & | ; improve flow volume and served compliance and quality
Manila Water) ‘ . eliminate leakage - - |..® Minimized water performance of contractor
o C loss from [eakage # Closer coordination between
N and pilferage concessionaire firms and City
o Traffic and Government or DPWH on
pedestrian flow schedules of future pipe
| disruptions/ rehab projects of the former
inconveniences and road improvement
during construction projects of the latter to avoid
o Several instances excavations on newly
of poor roadway improved roads or delay of
restoration work projects
R : : observed leading
N to damaged of
road ‘
infrastructures )
o Delay of road
improvement
. " projects to give
- ~way for pipe
replacement works
* .-by concerned
utility firm L |




L.

® Increase in “Utility” land use

‘New gas stations, garage

for public utility and

trahsport vehicles and -

- communications antennaé/ '

tower sites constructed

IMPLICATIONS

Tncreased’
availability of fuef

+ supply for’

" transport vehicles
and cooking (LPG)

« Additional facilities

to enable -
operation of
transport services
to commuting
public and delivery
of supplies and
goods

» Potential hazards
on safety and
pollution (noise,
fumes and used
oil/lubricants)

Annex 1 ; Problem-Solution Matrix

POLICY

INTERVENTIONS

Regulate location -

'|-e- Enforce buffers - '
. Pefférma’nce"'st’ar‘\da’rds"

/




Annex 1 : Problem-Solution Matrix|
l POLICY
1 ERVENTIONS

OBSERVATION EXPLANATION - IMPLICATIONS

Vacant Lands 1

. . o ., . . N . - LI " i
e Vacant lands decreased by 175.04 | e After the 1997-1998 Asian | ® Growthin o Sound land use policies and l
has. or 1.08 from 2003 to0 2009. financial crisis, the economy | employment and development initiatives to
Such lands were being developed rebounded in and investors income of the direct growth to desired ;
at the rate of 60.57 has/year. were once again active.in residents is areas and directions
development. QC became the expected )
place of investment because | » Growthin
of the presence of large tracts population as
of land ripe for development. people is attracted ’
by new
opportunities

emerging in the city. '
Uncontrolled
growth results to ‘
unbalanced ’
development and ) ‘
inefficiency in land ;
use and economy. 4




-

[S—

Darks and Open Spates

‘dpen space's sven fédiiced by

OBSERVATION

00
119 26 has or 52, 6% were
utllized for resldential pro;ects
which, theoretlcally, should have
open space allocation ranging
from 3.5% to 9%depending on
the denstty. The minimum'area
expected to'be generated from™
the residential development is4
has however, thé chiihges/in land

tise distributiok from 2003 to_ o
o 2009 shows that the'total area of *

1 B

0.57 ha. which shoult hot be the
case.

'

n

/R@sravcx

EXPLANATION

OS'in Barangay Vasra. There’
was very minimal OS
contribution from the. new

it houslng projects that were -

‘develdped, an indication’ that
the ptojects have areas I'ha.”
“or'beléw which are not
“¥'tequiréd'by law to have OS.
‘e PD'1216 réquires 3.5% of
-/ groes area for low-density or
‘spén market housing, 7% for
medium-density or economic

" heGsing;and 9% forhigh-~ |

*_"density of socialized housing.”

e matedareaoflha TR
" halls and health

IVIPLICATIONS

centers that could
not be provided due
to lack of space.
32-b ]
“have any’park and’
playground at all.
Lack of greenery in
some areas,
unattractive
surroundings and
poor guality of the
emnmnment

rangays do ot

T TN

Annex 1 : Problem-Solution Matrix
POLILY
INTERVENTIONS

Practice of somé devélopers to’
divide their properties and
construct subdivisions or housing
projects with sizes below one
hectare to be exempted from the
open space requirement of the
law. -

| & The'stratégy allows’ *~
' developérs to maximize'the ” |

“-use'of the land and generate
and markeét more units for
profit.

Y

| g

‘Whén Ih’te’grasted,. )

" th srhall®
“stbdivisions or
housing profects
form.one.huge
project without any

" ‘opén-space’or parks

atall

D) Enactment ‘of m@asures

. preventlng of prohlblﬂng ,
evel' péfs to divide’ pi‘ojects
" Into Stnall projects and first
requiring the masterplan for
the big pro;ect or ent|re
property ‘

RN

In the last eight years, many parks

- were either developed or
rehabilitated. Major
improvements on popular and blg .
parksiike La Mesa.Eco-Park, QMC . |

and Balara Park: v
Neighborhood/community parks

- were constructed-or-upgraded <

and furnished;with:park
amenities and facilities. = .«

o RIS S ¢

¢ The Belmonte Administration

embarked on a massive ... |

- Infrastructure program..’
:Inéludingparl‘ts development.:
. The'tity government rs:.!o:
.. recognizes the role of parks in
.. the:mprovement of the:-

v anvironment and the:.quality.. ..

‘of life of:the peoplé«. - .

¢ Improvement of the
.environmient and-. . |
-recreation of the
+; residents:

L Sustalned support for.the
xrecovery.and,deyelopmen: of
" more parks: - oo

S YL L TR g,

Competition for allocation among
allowed public uses in open
spaces such as schools, health
centers, barangay halls, places of
worship, roads, parks,
playgrounds and recreational
areas. ‘

e PD 1216'defines open space’

as an area reservéd exclusively |

for parks, playgréunds,
recreational uses, schools,

roads, places of worship;’* -7
|

hospitals, health centers,
barangay centers and'other- -

similar facilities ahd atnenities.
Technically, all these usés-- - |

could be accommodatedbud’

due to limitation’in land aréa-

of most open'spaces, there.is.
conflict as to which use should
prevail over the other.

5




OBSERVATION

EXPLANATION

Pwr(s and Open Spaces/Reservoir

Structural encroachments and
informal settlements on many
open spaces.

. Undeveloped OSattract .
nearby adjomlng private .

property owners and urban o

dwellers to utilize the OS for
thelr own purpose.

v

IMPLICATIONS

ecologlcal ‘balance

anc ecreational
needs'ofthe

lnhebgtants

1

Annex 1:

LossofOSfor T

Problem-Solution Matrix -

POLICY
INTERVENTIONS

. lntegrated Perks and Open
Space Development Program i
| Development of g
| undeveloped and '
underdeveloped open spaces -

o The La Mesa Dam land

reservation decreased by 0.046%. |

o Anarea of 7 has. was.,

[

converted toa houslng project |...

;-# Developmentsuch ...

_@s the housing

) Preservatlon of the La Mesa

l

]

]
.-Dam and prohibiting the l

{from 15.92% in 2003 to 15.87% for MWSS employees, \pro]ect - o ponverslon of any of its

in 2009) .- comprorises the . | -~ portion to uses.like housing, r'
.| integrity, and role of . commerclal and others that
. .| . the reservatlon in threaten its integrityand -
wile the protectionof , | ..role. . .. . . i
ol o, | the environment of [
the City ..

® Schools like UP, Ateneo ° These institutions from the . | ».Big public and ® Support institutional l
University and Miriam College very start have big.land pnvate Institutional development plans utilizing
and some government ., reserves and do have pIans . | .groundsaddupto, less land space, lL

lnstltutlons have huge premises
that have remalned largely open
 with relatlvelv small building
footprints.,

. total ar of waterways
decreased by 1.21 has.

with.-huge openspace . ... ..
. allocations.

».The decrease'is attnbuted to
the growth of informal settlers

the Inventory of

|, open spaces in the

ey,

e

» Recovery and development
of easement into parks

- Waste' Management Areas - o/

PR PR, e

'+ The Payatas Controlled: Dlsposal
Facility occupying some 24.
hectares of land is already over-
dumped and has long been
ordered for closure by the DENR.
While several infrastructure
improvements have been done to
make it more safe, sanitary and
environmentally-acceptable,
some sectors consider it an
environment and heaith threat.

o The ¢ty is said to be i
- generating some 1,800 tons of: |. -
asolid waste aday:The..” . ¢ |’
absence of metropolitan -~ - |

facility in Metro:Manila for: - .«
many years ledtothe . ©
emergence of the Payatas .
dumpsite which was unsafe :
and unsanitary at first.
Without any alternative for

disposal, QC used t to contain ,
its solid waste. The dumpsite ..} .

was later
lmproved/rehabilltated to -
conform to some
environmental standards.. lt
was allowed to absorh more.
waste due tothe huge
generation amidst the .
absence of disposal site optlon
for the city.

J|-»: Should the
controlled facility be

-allowed to operate. -]
-andabsorb more-.:£:

- waste beyond
. capacity,the
- eminent'danger to
. *rthealth and
environment would
.be;realized.

.

i

)

L

) Developmentof samtary ;
disposal-facility

o- [ntensification of solid waste ’

. reduction-at.source- -

¢ More incentives'for"

communities and barangays ‘

' -to-implement their-own solid -

waste projests \

o - ,‘
A e " EEE e .

[b

———"

Ty




ANNEX 2
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Success Indicators

QC VISION

C Distribution of

Raionmad

Population

Annex 2 : National Planning Gorls Matrix
NELC Y W1 A

Necess 1o

Social & Taoo

Oppoviunitios

PLANNING GOSN
ntewrity of the

Vithzattoin of

sustimable

Resources

i

nyviraiimeit
Maintaimned

OUTWARD LOOKING

1

Green Lung of Metro Manila

-»1/5 of land area as open space

ePresence of large parks

o Host to huge universities, campuses &
major institutions; w/ large open space
provisions

e Linear parks of regional importance

~

nowledge Industry Capital

» Knowledge Community precinct designated

e S P T Y

e Research institutes in various fields

City-funded post graduate scholarships

* Museums, art galleries, libraries, theaters

eRegular arts & sciences events

»City sponsored awards & recognitions for
outstanding Filipino scientists, inventors,
artists ‘

e Balik-Scientist Balik-Artist Program for
foreign-based Filipine scientists & artists .

. Health & Wellness Center -

» Hospitals that provide hotel *
accommodations for patients -

e Health and scientific conferences

» Medicines and health services within reach
of the poor, retirees, elderly and differently-
abled persons :

»Health/medical tourism flourishing

‘World-class services for pet care

INWARD LOOKING

A

SOCIAL

1. Health Citizenry

» Morbidity rates reduced to the minimum

e Mortality rates at normal levels

» Health insurance for all families provided

» All households have sanitary toilet facilities

® All households have access to safe and
potable water

ePrevalence of malnutrition éradicated

o All households have access to affordable
high quality medicines

» Uncongested neighborhoods

e Fitness, sports and recreational facilities
widely patronized '

NN S N NSNS

. Educated Citizenry

b 100% literacy rate is achieved

differently-abled persons who are provided
appropriate education. ‘

s All school-age population are in schobl incl.

»Enrollment participation rate including
SPED enrollees at maximum level

» Cohort survival rate at optimum level

e Dropout rate reduced to zero

eExcellent academic performance in all basic
levels of education achieved

#Ideal classroom=student ratio met

s Ideal teacher-student ratio met

e e R e Y

1&




Annex 2 : National Planning Goals Matrlx |
NEUC PHYSIC AL PEANNING GOSN
Rationad fccess (o Nustiitable Tuteurity of the
Distnibntion Socnd & beao ttilization of I nvironnent

Sueeess dndicators

of Popalation  Opportunites Resourees Maintained
» Training Centers, Research Institutes, established '
and well maintained

e Teacher competence at par with or better than
those of leading schools

Standard book-student ratio attained

e Scholarship grants for tertiary education to post
graduate study sustained

b T e S S

o Culture and arts developed, preserved and
patronized

3. Secure Citizenry .

» Zero crime rate

Crime solution efficiency rate higher than that in .
Metro Manila .

o Drug abuse eliminated

o Standard police-population raho attained (1:500)

# Fire-free city

» Standard firefighter-population ratio attained
(1:2000)

b Standard fire station-land area ratio met (1:4
sq.m.)

» Standard jailguard-inmate ratio met (1:7)

o Standard cell-inmate ratio met (1:20)

e Effective traffic management in place

» Effective disaster management in place

e Settlements in hazard free arcas

Decent and affordable housing for all

~—

o Informal settlers assured of secure tesure in land _
and dwellings I

# All socially disadvantaged and vulnerable groups,
individuals and families in crisis

e Standard Day Care Wotker — Pup11 ratio met
(1:25)

» Children in need of specml protection (CNSP) are
cared for

» Youth sector assisted and protected

Persons with disabilities assisted

» Women served and assisted

o Elderly assisted and protected

» Solo-parent care provided

b Distressed families of overseas workers (OFW) ' o
iven psycho-social help e

# Standard social warker-client raixo achieved:
(Center based 1:15, Community. baged 1:60)

p Social protection laws strictly enforced and
implemented

~ ~— \'\\\\\ ~ ~ \ﬂ'

CONOMIC

I. Diverse

»QC as “wellness and capiral of Asia”

e Tertiary hospitals with ISO accreditation

»Hospitals, health spas, specially ‘clinics (with high
service quality standard) in abundance

b Well implemented Health/Medical Toms:_n

» World class training for health workers

Wholistic services for retirees, elderly and
differently abled

Ll

.

—




S et et L Annex 2 : Natlonal Planning Goals Matrix

— » Ready supply of affordable medicines - TR Ay AU I R AT T

P QC as the Knowledge Industry Capital of the I

@ Access to high quality education for all / - L

- Preservation of culture and arts’ ) s N SEORN

b Booming ICT (No. 1 in the country’s ICT / U e b Tt G '
industry) Jooe s e

-Worldclassfwhuesmentertaxpment,sportsand A / C , AT , . -i:.
performing arts established :

e ldeal site for business mvestments both for the T
Service Sector (wholesale and rétail, transport, - SET
- storage and communication, rea] estate, hotel and ot [ 1 AL TR EY
restaurants, financial institutions, health, 7/ / et b
| education, etc.) and Industry Sector ; TR
; (manufacturing, consn'uct\m electric, gas and
— water)

eLeading tourist destination in Metm Manila e e

' catering to various types of tourists (local:and / ' / Cae |
. -foreign) in fields of medical, educatlonnl political, T R SN I
-~ business/investors, etc. . o

B ECONOMIC

!

1

2. Strong

» Locally produced-products and services
developed, promoted and distincﬂy marked as QC

<
s

1 N EEETEEE

) . Fully employed human resources (with skills
- relevant to the needs of the.industry)

» Reduced unemployment rate to a single digit

i » Reduced poverty incidence to levels below the
national level

QC as no: 1 business tax-collection in the country

o Institutionalized cooperation / partnership
between the city and.private sector / NGOs -

» Adequate and readily available supply of basic
commodities that are: aﬂ'ordable to-all

S

- Productive and properly regulated informal sector-

3. Vibram

e #QC as globally competitive growth center:

|

#Sustained growth in new and old investment

C_ENVIRONMENT ,_ = ; —

1. Clean _ RN L

o Water Quality ‘ N T /
} rSurfacewaterquahtylsmamtamedatlevels : P PO PO
. within EMB standards (BOD-7'mg/1 below and = ‘ ' T /

DO-Smg/lup) . ‘ ST N
{ 2. Green : =

| » The largest percentage of greenery to total land area

among component LGUs in MetroManila . L sl [ e oy /




Training Centers, Research Institutes, established
and well maintained

Annex 2 : National Planning Goals Matrix

» Teacher competence at par with or better than
those of leading schools

b Standard book-student ratio attained

b Scholarship grants for tertiary education to post
graduste study sustained

o Culture and arts developed, prwerved and
patronized

\.\_\\»\

. Secure Citizenry

 Zgro crime rate

o Crime solution efficiency rate higher than that in
Metro Manila

#Drug abuse eliminated

» Standard police-population ratio attained (1:500)

» Fire-free city

o Standard ﬁreﬁghter-populauon ratio attamed
(1:2000)

» Standard fire station-land area ratio met (1:4
sq.m.)

» Standard jailguard-inmate ratio met (1:7)

» Standard cell-inmate ratio-met (1:20)

Effective traffic management in place

e Effective disaster management in place

e Settlements in hazard free areas

o Decent and affordable housing for ali

e~

p Informal settlers assured of secure tenure in land
and dwellings

Al socially disadvantaged and vulnerable groups,
individuals and families in crisis

e Standard Day Care Worker - Pupxl ratio met
(1:25)

b Children in need of special protact:on (CNSP) are
cared for

» Youth sector assisted and protected

b Persons with disabilities assisted

» Women served and assisted

e Elderly assisted and protected

Solo-parent care provided

o Distressexd families of overseas workers (OFW)
iven psycho-social help

» Standard social worker-client ratio achicved:
(Center based 1:15, Community based 1:60)

» Social protection laws strictly enforced and
implemented

CONOMIC

. Diverse

QC as “wellness and capital of Asia”

Tertiary hospitals with ISO accreditation

s Hospitals, health spas, specially clinics (with high
service quality standard) in abundance

» Well implemented Health/Medical Tourism

»World class training for health workers

e Wholistic services for retirees, elderly and
differently abled

b S b N Y e
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Annex 2 : National Planning Goals Matrix
NEECPHYSIOAND PEANNING GONLS
Runional \ccess (o Sustammahble ' Intearity of the

Success Indictors

Distethufion Sactl & Feo Untdization of I avieonment
of Popudation  Opportanities Resources - Muaiatuined

— Innovative systems (management systems,
operations and comnumication systems)
institutionalized

, » Competent and well-trained employees

- » Adequate data base to support the plan

» Professional attitude and behavior of leaders

» Governance and leadership recognized here and

abroad

2. Sound

e Fiscal Management /
- Revenue, generation increases progressively

(RPT, business tax)
o City finances are relatively self-reliant
¢ Resources are utilized based on the
community’s need and requirement
o Graft and corruption is reduced to zero

» Fiscal Management
¢ 100% compliant with mandatory statutory

— obligations

eLocal Legislation /

¢ Adequate and appropriate local ordinances are
enacted and are properly implemented by the
Execcutive
o There is active stakeholders and people
articipation in legislation and policy
— ¢ Strong coordination between the Legislative
and Executive branch of the LGU exists
. Participative
o Citizens’ participation in programs and projects is /
— institutionalized
o There is strong linkage or partnership with the
NGOs/POs, academe, research and training /
institution, etc., at ch city and the barangay levels
» Information on plans, programs and activities are
accessible (transparency)
Values for airing complaints or grievances are
available
»The City Development Council is functional

» The Barangay Development Council in the 142
barangays are functioning with the active

= participation of the NGO/PO

#Public hearings and consultations on development
programs and projects are regularly conducted and /
well attended by the stakeholders

B T R i )

b N Y BT Y




ANNEX 3

GROWTH CENTERS

CBD-KNOWLEDGE COMMUNITY DISTRICT
CUBAO GROWTH DISTRICT
BATASAN-NGC GROWTH CENTER
NOVLIHES-LAGRO GROWTH CENTER
BALINTAWAK-MUNOZ GROWTH CENTER




Annex 3: Growth Centers

1. CBD-KNOWLEDGE COMMUNITY DISTRICT

1.1. Area Coverage and Population

. The proposed CBD-Knowledge Community
District has total area of 1,862 hectares and
covers 22 barangays in Districts I, 1l and IV.

) It embraces the North, East, South and West
triangles, UP Campus including the UP-Ayala
Techno Hub; Ateneo de Manila University,
Miriam College, Balara Filtration Plant, the
vicinity of SM North EDSA and Veteran's
Memorial Medical Center and the residential
communities in UP Village, Teacher’s Village,
Pinyahan, Krus na Ligas, Malaya and
Xavierville areas.

1.2. District Boundary
The study area is bounded by the following:

¢ North: Area lot deep northside of
Nueva Vizcaya St. and Road 3 up to lot
deep westside of Mindanao Avenue
then northward up to Iot deep
northside of Road 10 then eastward up

.to lot deep Westside of Visayas Avenue then northward up to lot deep northside of
Central Avenue then eastward towards Commonwealth Avenue extending up to lot
deep eastside of Katipunan Avenue.

e East: Area lot deep eastside of Katipunan Avenue going towards lot deep northside
of Mactan St. then eastward towards lot deep eastside of Balintawak St. then
southward to QC-Marikina politicalBoundary then westward through periphery of
MWSS Balara Homesite up to MWSSAqueduct thien southward up to lot deepEastside

" of Katipunan Aveniue then Southward towards Mangyan St. and Eastward along
southern periphery of LaVista Subdivision up to QC~Marlkma politicalBoundary then
southward up to Aurora Boulevard.

o South: Area lot deep
southside of Xavierville
Avenue and Kamias Road
from QC-Marikina political
boundary’up to let Westside
of EDSA then northward
‘towards lot deep southside
of - Timog Avenue then
westward up ‘to lot deep
westside of West Avenue.

s West: Area lot deep

© westside of ‘West Avenue
from Quezon Avenue up to
lot deep southside of EDSA
then westward towards ot
deep Westside of Nueva
Ecija St. :




Annex 3: Growth Centers

1.3. Inventory of Major Resources

A. Public Institutions
a) Education

¢ Three (3) premier educational institutions — the University of the Philippines,
Ateneo de Manila and Miriam College are found in the study area.

» Other universities providing tertiary education include the Philippine Women's
University in Bgy. West Triangle and those outside the area but just short distance
away like the New Era University across the northern limit that is Central Avenue
and PSBA, NCBA, TIP located in the area are the Quezon City Main Library, Pansol
Library and Krus na Ligas Public Library.

b) Health
¢ Medical institutions and
health facilities situated

. % - inthe study area consist

) of ‘seven (7} hospitals

-and eight (8) health

centers.

e Within the study area !
are the Lung Center of |
the Philippines, |
National Kidney and £/
Transplant Institute at. /"=
the East Triangle area, |
the Philippine Children’s |
Medical Center in North
Triangle, Veteran'’s
Memorial Medical N A LT :
Center along North Avenue, Philippine Heart Center and East Avenue Medical
Center along East Avenue and the AFP Medical Center/V. Luna Hospital along V.
Luna Road.

e The UP Veterinary Hospital providing services for animal care is found in the UP
Campus.

c) Welfare Services ,

e Several government welfare facilities include Senior Citizen Day Care Center in
Project 6, the Social Services Development Department and the Molave Youth
Home in the City Hall compound.

e Other universities providing tertiary education include the Philippine Women's
University in Bgy. West Triangle and those outside the area but just short distance
away like the New Era University across the northern limit that is Central Avenue
and PSBA, NCBA, TIP located in the area are the Quezon City Main Library, Pansol
Library and Krus na Ligas Public Library.

¢ There are thirty-six (36) day care centers providing early childhood education of
which, twenty (20) are in District IV.

* A total of 118 non-government organizations (NGOs) have been accredited in the
study area. 23 of these are located in District 1, 32 in District 1l and 63 in District
IV. These NGOs are expected to take active participation in various aspects of
governance and in promoting the growth of the area. Among the NGOs noted are
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the World Vision Development Foundation in West Triangle, Partnership of

Philippines Support Service ‘Agency (Philssa) in Loyola Heights, ABS-CBN

Foundation and GMA Kapuso Foundation in South Triangle, Migrante International
"'in UPVillage and llaw ng may Kapansanan Foundation, Inc. in Krus na Ligas.

d) Fire Protection

+¢ The Agham Fire Sub-Station is located in North Triangle and manned by 13 fire
- fighters.. Other fire stations having jurisdiction of certain parts of the study
area include Pinagkaisahan, Frisco, Marilag, Bahay Toro fire sub-stations.

e} Police

- ¢ The Central PoI|Ce District Headquarters is Iocated at Camp Tomas Karingal in
Sikatuna Village.

¢ Police stations covering the study area are the Baler Police Station (PS-2) and

B the Kamunihg Police Station (PS-10).

¢ Five (5) . Police o

Community Precincts

(PCPs) are located in

Barangays Vasra, UP

Campus, Teacher’s

Village and the North

and South Triangles
while 2 PCPs are

f} Church
¢ There are twelve (12)
catholic churches, four

(4) chapels and ;
" 'twenty-one {21) non-
catholic churches.

g) Government Agencies

e The large institutional
area is attributed to the huge portion of North and East Triangles and their
Immediate environ being set aside as government center.

¢ There are 41 government agencies located in the study area which vary from
national, local and government owned and controlled (GOCCs), among
which include the Q uezon City Hall — the seat of local government, National
Housing Authority and Houslng and Land Use Reguiatory Board(HLURB) along
Elliptical Road and Kalayaan Avenue, the Department of Interior and Local
Government (DILG) at the corner of EDSA and Mapagmahal St., Social Security
System (SSS) and Bangko Sentral ng Pilipinas (BSP) along East Avenue, Bureau
of Internal Revenue (BIR} and PAG-ASA along BIR Road and Phivolcs along CP

- Garcia Avenue in UP Diliman.

h) Utilities
¢ The study area falls within the concession area of the Manila Water Company.
The main supplyline is a 600mms pipe line branches into the 300mm w line which
runs along North Avenue, EDSA, East Avénue and Elliptical Road.
® Power supply requirement is adequately addressed by Meralco.
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B. Public Institutions
Major private developments have emerged within the study area. The
pattern ofdevelopment ranges from shopping centers/mall, information and
communications technology (ICTs) and hotels and condominiums.
¢  Shapping centers and mall type of developments emerged in the 1980s and
gained popularity in the 1990s. They are now dominant features of key areas
in the city. Two of the biggest shopping malls are notably located —- SM
North EDSA and TriNoma. i

e The City has the highest concentration of information technology
parks/economic zones and having the biggest contribution in the growth of

_ business process outsourcing (BPOs) ~ call centers and the IT, infrastructure

and education programs as well.Among these are the ELJ Communications
Center in Bgy. South Triangle, the 38-ha, UP-Ayala Techno Hub and the Eton
Centris in East Triangle. '

¢ Eight (8) hotels located in the study area are the Great Eastern Hotel in Bgy.

o . West Triangle, Hotel Rembrandt, Camelot, Hotel Danarra, Sir Williams Hotel
and Century Imperial Palace Suites in Bgy. South Triangle, Sulo Hotel along
Matalino St. near the Quezon City Hall compoum.nd and Oracle Hotel and
Residences along Katipunan Avenue in Bgy. Loyola Heights.

¢ There are twenty-two(22) condominiums within the study area, with the
most number of development situated in Barangays Loyola Heights and
Sauth Triangle.

These condominiums are classified either as residential or a combination of
residential and commercial use.

1.4. land Use

A. Existing Land Use

Based on the 2009 Actual Land Use, out of the 1,862.05 has. comprising the
study area, 34.69% has. are occupied by government institutions, educational
facilities and medical institutions.

Residential use constitutes 19.79% or 368.40 has. These residential areas are
particularly concentrated in Bgys. Phil-Am, West Triangle, Teacher’s Village, Central,
~ Pinyahan, Sikatuna and Loyola Heights. While commercial areas comprised of 9.18%
or 170.94 has. Concentration of business activities are noted at the North, South
and East Triangles.

informal settlers clustered in several parts of the area occupy about 5.34 or
99.50 has. open spaces constitute 3.09% or 57.48 has. notable are the Ninoy Aquino
Parks and Wildlife Center and the Quezon Memorial Circle.

The study area is being traversed by various major thoroughfares, which
accounted 15.86% or a total of 295.30 has. Utility area accounted for 5.08% or
about 95 has,, this is brought about by the presence of the Balara Filtration Plant and
the Botocan Transmission fine. -

Vacant area comprised of 1.65% or a total of 30.73 has. while waterways at
4.73% or a total of 8.8 has. while the military area account for the remaining 0.54%
or 10 has.
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The establishment of the UP-Ayala Techno Hub Commercial Area decreased the
institutional area in 2009. Nevertheless, it still remained the largest.

The TriNoma Malls in the North Triangle paved way to the significant decreased

. in land area of informal settlement.

COMPARATIVE ACTUAL LAND USE OF 2000 AND 2009

. : . [ H
LAND USE| - v | e Ty L0 | DIFFERENCEIN | o CHANGE IN
| 2003 [AREABQM XTOOTAL ILANDUSE 2009 xxmmm Cosam, | % | Lwouse | AREAEQMI
. . Dec inc
RL | 507401.01 272 492763 2.65 27200.36 534 | - Vacant 27100.36
R2_. | 1356016 7.28 1356377.27.. 7.28 - - -
R3 1842922.62 9.90 1835805.74 9.86 11825.44 002 | - R2 360.66
. 003 | - c1 599.62
0.18 - C2 3427.49
618 | - Inst. 3450.48
008 | - Vacant 1442.29
024 | - [ 2544.69
3706340.24 3684926.98 5.99
[ 119457.47 0.64 119283.45 0.64 773.64 0.03 c2 773.54
Q2 108828366 5.84 1285338.33 6.90 2938.12 0.19 inst, 754.31
Rec. 815.45
! Vacant 1368.35
c3 153263.45 0.82 " 304805.78 164 0.19.
136100459 1709427.56 0.41
Inst. 6637132.78 36,64 6450629.23 34,60 183318.08 0.08 - c2 183318.08
Rec . 9357.74 0.05 10173.19 0.05 - 0 | -
[ 56374252 303 - - 57475231 300 5554.83 . R3 470856
Inst, 845.77
Milltary_| 10018305 054 100183.05 0.54 . N -
Vacant 362312.94 1.95 307347.54 1.65 B8AB76.6D 4.05 R1 12443.32
: 4.06 c2 12473.58
13.84 c3 38402.29
025 | - Inst. 763.97
5.39 - 3 16564.12
1.38 Road 43092 |
Informal | 1110878.29 5.57 995024.86 534 118384,12 1140 | -~ 3 11314003
0,53 utility 5244.08
- 1153
Road | 2945783.83 15,84 2953013.15 15.86 -
Uulity | 9405556.29 505 945780.37 508 -
Watei . 830239.19 473 880239.19 473 -
‘YOTAL |18620531.46] 100 + 1862053146 |, {100 - . [ 43477069, 43477069

C. Exception

. The: Quezon City Zoning Ordinance states.that an. exception may be granted to a
proposed project when it exceeded -the allowable requirements, such as Floor Area Ratio,
Parking, Set-back, Height and Density, in a specified area and if the use is non-conforming to
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the approved zone classification. Since the implementation of said Ordinance, there are 19
projects focated in the study area that were granted with Certificate of Exemption. Of this
number, seven (7) projects were granted with Certificate of Exception on FAR: SM Berkeley
in Bgy. Loyola Heights, Namoco in Bgy. Pinyahan, Eastside Condo fil in Bgy. Central, La Breza
Tower, Future World, Symphony Towers and EGI-Nextgen in Bgy.South Triangle.

Based on the Ordinance, FAR 4 is allowed in Bgy. Central. A FAR of up to 6 is allowable
in Bgy. Pinyahan and up to FAR 12 in Barangays ‘Loyola Heights and South Triangle. Actual
FAR of the abovementioned projects ranges from FAR'6.5.t0 20.

* Existing Functions *

A. Institutional

The.-studyq.,ar‘ea retained its instl;utional nature having the most number of national and
local government offices and GOCCs which are clustered in the North and East Triangle areas
and along Elliptical Road.

B. Educational Center

e Major educational institutions —~ University of the Philippines, Ateneo de Manila
University and Miriam College are found in the eastern portion of the study area

e The Philippine Science High School, located along Agham Road and the Quezon City
Science High School at the back of SM North EDSA are premier science high schools
where the most brilliant children from elementary schools all over the country are
prepared for science and technology courses in college.

C. Green Lung of the City

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

o The inventory of the Ninoy Aquino Parks and Wildlife Center includes 4,505
individual trees and 6,901 stems belonging to 135 species. 1,018 animals (110
mammals, 78 birds and 43 reptiles) and 18 insects that are endemic and endangered
are also kept and maintained at the Center.

e At the UP Campus, a total of 38,569 individual trees belonging 220 species were
identified. 121 species are exotic, 83 are indigenous and 16 are endemic. The most
abundant species are bauhinia spp, mango and large-leafed mahogany trees.

e 47 bird species, 15 of reptiles and amphibians and 326 mammals were also
identified in the Campus.

o At the Ateneo de Manila University, 27 bird species, 25 small non-violant mammals,
52 bats and 9 species of reptiles and amphibians were identified.

e A total of 19,865 ornamentals of 53 species and 2,510 individual trees of 40 species
were identified at the Quezon City Hall compound.

D. ICT Industry

e The UP-Ayala Techno Hub located along Commonwealth Avenue has one of the
biggest concentration of IT parks and is considered the Silicone Valley of the
"Philippines. '
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E. Retail Hub :
e The SM 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 Ayala-developed Triangle North of Manila (TriNoma) can be found.

F. Health, Spa and Wellness Center
e Notable medical facilities and specialized hospitals within the study area are
concentrated at the North and East Triangles. Among thése-are the National Kidney
and Transplant Institute, Philippine Children’s Medical Center, Lung Center of the
Philippines, Veteran’s Memorial Medical Center, East Avenue Medical Center and
Philippine Heart Center.

G. Communication, Media and Entertainment Center
e Two of the leading networks, ABS-CBN and GMA 7 and their associated radio
stations are located in the South Triangle area. Also within the study area at the
northern portion is the government-owned PTV-4.
e ‘Famous bars and restaurants are also in South Triangle particularly at the area of
Timog; T. Morato and Quezon Avenues

Access

Major transport routes in the study area include:

° Trlangle area including SM North EDSA & Veteran’s Memorial Medical Center

- EDSA, West Avenue, Quezon Avenue, Timog Avenue, North Avenue, East
Avenue,Mindanao Avenue, Visayas Avenue, Elliptical Road, Agham Road and BIR
Road

UEhCommonW‘eaIth/KnowIedge Community District

- Commonwealth Avenue, Central Avenue, Tandang Sora Avenue, Valerie Avenue,
Katipunan Avenue and Xavnervllle Avenue

e Residential Subdivisions in R BV M
‘District IV, including QC Hall .

- Kalayaan Avenue, V.
Lluna- Road, Kamias
Road- * -

s Secondary roads such. as
Agham and BIR Roads bisect
the North and East Triangles ..
longitudinally effectively
connecting North Avenue to
East  Avenue. Other
secondary roads include
Panay Avenue, Mo. lIgnacia
Avenue, Sgt. Esguerra Street,
Scouts Albano St, Scout
Borromeo St., Examiner St.,
Times St, Matalino St.,
Makatarungan St, Malakas St, V. Luna Road and Anonas Extensxon

. IAmon'g the so-called :’féhoke-pointf’ areas include:.

- The major roads intersecting
EDSA
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- North Avenue corner Mindanao Avenue
- Kalayaan Avenue corner Kamias
Avenue
- C.P. Garcia Avenue corner
Katipunan Avenue
- Xavierville Avenue corner
Katipunan Avenue
~ Kamias Road corner Anonas Extension

17 Mode of Transport

The Metro Rail Transit (MRT) Line 4 runs
along EDSA with 3 stations on North
Avenue, Quezon Avenue and GMA-
Kamuning

The proposed MRT Line 7 which .will
connect from the MRT- Line 4 (North
Avenue station) will pass thru North
Avenue, Elliptical Road and then to
Commonwealth Avenue. This project will
further enhance the study area’s
accessibility and linkage to other metro
areas.

Public utility vehicles {PUVs) such as
passenger bus, jeepney and FX Taxi cabs
ply along major transport routes — EDSA,
West Avenue, North Avenue, Quezon
Avenue, East Avenue, Timog Avenue,
Elliptical Road, Kalayaan Avenue, V. Luna
Road, Kamias Road, Commonwealth
Avenue, Mindanao  Avenue,Visayas -
Avenue, Katipunan Avenue, and tUniversity Avenue {UP kot — except bus)

Tricycle runs along secondary and subdivision roads in Barangays UP Village, San
Vicente, Central, Pinyahan, Teachers Village West, Teachers Village East, Sikatuna
Village, Loyola Helghts, Phil-Am, West and South Triangle, Project 6, Bagong Pag-asa
Pedicabs run along the stretch of Agham Road and BIR Road going to North
Avenue.

VR S

1.8 Bg Idable Area

Vacant properties of considerable sizes are found in the North and East Triangles. Most
of these properties are owned by the National Housing Authority.

In addition to the identified vacant lots, informal settiements located at the North and
East Trianglés area (about 27 hectares) and at the UP property can be considered for
potential development.

19 Functional Open Space

-

Two major parks in the city, the Quezon Memorial Circle and Ninoy Aquino Parks and
Wildlife, with a total area of 44 hectares, are located at the heart of the study area.

The Bantayog ng mga Bayani Monument, a city landmark, where significant events are
held is also located thereat occupying 1.3 hectares of the corner of Quezon Avenue and
EDSA.

LGN
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Aside from these, 23 developed parks and open spaces are situated in 14 of the 21
barangays forming part of the study area.

There are four (4) undeveloped parks in the study area, all located in Barangay Loyola
Heights.

1.10 Important Landmarks

e The study area is home to various tourist attractions and tourism-oriented facilities
which vary from historical sites/landmarks, shopping centers/malls, entertainment and
communication networks, parks and recreational facilities, premier .education and
medical institutions and national government agenues which further encourage entry of
more visitorsfinvestments. :

¢ Among the important landmarks are the followmg
Quezon City Hall —seat of local government Ninoy Aguino Parks and Wildlife
Quezon Memorial Circle Bureau of Internal Revenue
Social Security System Bangko Sentral ng Pilipinas
GMA-7 Philippine Heart Center
ABS-CBN Sulo Hotel
Boy Scout of the Philippine Monument V. Luna Hospital
Ateneo de Manila University National Housing Authority
Miriam College Agquino Residence (Times St.)
University of the Philippines Balara Filtration Plant
U.P Oblation Bantayog ng mga Bayani Monument
UP-Ayala Techno Hub Ninoy Aquino Monument
Iglesia ni Kristo Central Temple SM North EDSA
Veterans Memorial Medical Center TriNoma Malls
Philippine Science High School

111 gls;lng Places of Employment
Government workers which account for the biggest share of employment in the study
area are clustered in the North and East Triangles including the Elliptical Road.
e Service workers are concentrated at the location of the two shopping centers and along
, Timog, West and Quezon Avenues. “
) Workers in the IT sector are confined in the UP-Ayala Techno Hub area and ELI
Communications Center, Eton Centris in the East Triangle and Sykes in South Triangle.

1.12 Deveiopment Constraints

[

e Informal settlements confined in the North and East Triangle areas and at the UP and
Botocan areas hinder the development of the land into a more profitable and suitable
use.

o Prevalent heavy traffic at the identified “choke point” areas.

1.13 Development Potentials
e Improved quality of the physical envnronment and social infrastructure that create a
good image of the city.
¢ Increased revenues from taxes on real property, busmess and mdlwdual income raising

10

from increased values of land and investments made and employment generated.
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Business mogul Henry Sy and his chain of malls is the city’s biggest taxpayer. Other
biggest taxpayers in the city include Lucio Tan who owns the ETON Centris found in the
study area, ABS-CBN and GMA Network.

Quality human resource harnessed to their full potentials.

Active local and foreign investments due to the favorable business atmosphere

Assured earning for private investors

The Pantheon and shrine of the Quezon Memorial Circle will be developed as the site of
the new Quezon City Museum. that wiil showcase the city’s historical and cultural
heritage.

o South Triangle is one among the top five richest barangays in the city.

2. CUBAO GROWTH AREA

1

11 mmmﬂ
The study area covers the district ofCubao and its
immediate environs:

o Its Tand area is approximately 193 has. and
iocated at the convergence of two (2) important
metropolitan thoroughfares: EDSA and Aurora
Boulevard. It is also linked by Aurora Boulevard
to Marikina and some Rizal towns and it serves as
a gateway to these localities.

o Northwest : deep northside of Vancouver St.
going Eastward to lot deep north side of New’
York St. up to lot deep eastside of 15™ Avenue

e Northeast : deep eastside of 15" Avenue down to
lot deep southside of P. Tuazon Boulevard

o Southeast : deep Southside of P. Tuazon Blvd.,
going Southwest lot deep northwest of N. omingo
Street up to lot deep Westside of Boston St.,
going northwest to lot deep Vancouver Street.

1.2 Population
e |t is covered in part or in whole by Rodriguez, Socorro, San Martin de Porres, Bagong
Lipunan ng Crame, Pinagkaisahan of District 3 center. Concepcion respectively.

1.3 Inventory of Major Resources

A.  Public /Private Institutions
a) School Facilities

e 'Six (6) educational institutions in the study area

o  Five (5) Public Schools
- Cubao Elementary School
- 15" Ave Elementary School
- P.Tuazon Elementary School
- P. Bernardo High School

o Three (3) Privately-owned

" - Stella Maris College
- Immaculate Concepcion Parochial School
- JCSGO Christian Academy
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2.4 Pattern of Land Use
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- b): Health Facilities
* Government-owned hospital {PNP Gen. Hospltal)
' Health Center (Cubao Health Center, Ermin Garcia HC, Socorro)

¢) Police Station
¢ (Araneta Police Assrstance Ctr., Statlon 7 QCPD Camp Panoplo Station)

d) Sports and Recreatlon
e Araneta Coliseum known as the Big Dome, the country's blggest sports and
entertainment venue with 20,000 sitting capacrty
o Other sports and recreatlonal facilities are located in their respectwe barangays
" covering the district which’ mclude parks and playgrounds among others.
e) Other Facilities
s Barangay Halls/ Multi-Purpose centers serve as the barangay venue for
community activities and barangay affairs.
o Located within the study area is the Bureau of fire Protection and Pag-ibig Fund
Office both in 15"Avenue and LTO QC District Office in P. Tuazon Bivd.
e Religious activities/affairs of both catholic and non-catholicare served by 1
Catholic Church {immaculate Concepcion Parish Church and several other non-
sectarian chapels in the area.

Prwate Developments / Investments 7

anate developments in the area are concentrated .at the Araneta Center and its
proxlmate vicinities, very notable 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 Coliseum,

""And niothing else typifies an up-to-date, dynamic commercial district with the
presence of*e’_a_l I centers'~ the fastest growing industry in our country.

The on-going developments by the Megaworld of a mixed residential/commercial
buildings known as Manhattan Garden City is prominent.in the.area. There are already

three {3) completed high rise burldrngs of -this  kind, one. ongomg and more are
upcoming. .
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e Residential use dominates the study area covering 67.21 has or 35% of its land space.
Density is highest in the neighborhoods immediately adjoining the commercial center at
-about 709 personsfhectare (and notably increasing with the development of
townhouses} and slightly decreasing as it moves away such as the outer district has an
average density of 208 persons/ha.

e Commercial development which comprise 64.15 has (33%) of total land use is a
combination of the high intensity scale commercial establishments while lesser scale
activities are seen in major thoroughfares outwards of the center then extended by
community scale stores and shops along secondary roads.

¢ 0.29% of land is devoted to industrial use.

¢ Institutional uses (schools, hospitals, religious and government) occupy 4% of land area.

EDSA and even inside the Araneta Center
o Parks and Qpen space is a mere 0.17% of total land area
o 'Vacant spaces are about 3.85 has. or 2% of the land area.

2.5 Existing Functions

A. The area is considered a shopping and entertainment 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 flocking there for a bargain. It also calls to mind shopping malls
where all manner of goods-from the pricey imported goods to the best of Filipino
products—can be purchased. Coffee shops, movie house, and’ restaurants for every budget
range can be found here

B. itis also the modal transfer hub of the city.

The center’s location is all about convenience — it is flanked by both the EDSA MRT
station, which travels from North to South, and the LRT-2 statlon, which runs East to West.
Cubao area thus acts as a major transport mode Interchange 2zone where commuters
transfer
rides mostly to/from work or to/from sthool. The growing.of public number of public bus,
jeepney,and FX terminals and stations have only notably increased for better accessibility
to almost any point in Luzon.

C. The area also function as an IT park.

Nothing else typifies an up-to-date, dynamic commeraal dlstrlct 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 telecom facilities and
broadband technology to meet the unique requirements of modern-day entrepreneurs
engaged in the business of information technology.

2.6 Access Road

A. External

Accessibility is generally good in the area where the road network is totally established.
The two (2) major transport corridors, Aurora Boulevard and EDSA are the external access
in the area as well as the two mass transport systems {LRT and MRT) traversing the area.

B. Internal
e Aurora Boulevard and P. Tuazon Boulevard are the main internal circulatory and
access roads. Most of the tertiary roads are connected to these main roads.
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o Tertiary roads have an average width of about 8.00 meters and-every so often are
utilized as off-street/roadside parking, thus causing traffic build-up in the area, not to
mention a moderate to bad condition of existing roads.

2.7 Transport

The mode of transport is purely land-based. Rail transit, public buses, FX/taxis ply along
the major roads particularly EDSA and Aurora Boulevard. Jeepneys plying Cubao-Fairview are
passing thru the 15" and 18"Avenue and the New York-Boston Streets. Jeepneys bound to
Project 4 and Marikina have P. Tuazon and Boni Serrano Avenues as their routes. Tricycles and
pedicabs are limited in the inner areas of the intermediate zones.

A Traffic Volume

Vehicular traffic is significantly high in the study area more so during peak hours. This
is evident in the segment of EDSA and Aurora Boulevard.

Pedestrian concentration is most conspicuous at the corners of EDSA-Aurora
Boulevard, intersection both sides along New York St. and:both sides of Aurora Blvd. from
E. Rodriguez Sr. Avenue to Katipunan Avenue characterized mainly by commuters
transferring rides. . .

- B. Choke Points

EDSA comner Aurora Blvd. where the two
main mass transport lines converge is
considered the major traffic bottleneck zone
in Cubao. This is attributed mostly to
passenger loading./ unloading activities of
buses.

o Another critical traffic congestion is .
Noticeable along the roads around the.Cuba-
EDSA, Aurora Bivd. and P. Tuazon Blvd. This

- is also attributed to the practice of PUV
drivers making frequent stops to load and
unload at any point of the road.

The limited road width and high roadside
friction crated by over-spilled pedestrians worsen the situation.

2.8 Bulldable Area

- The study area being built up since the ‘80s would seem to have run out of future space
for horizontal development. However, noted are some properties nearly condemnable in
nature still existing at the epicenter of Cuba’s development. Likewise, old buildings and movie

- houses with dubious entertainment establishments stiil existing both sides along the busy
street of Aurora may also be considered. J

14
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2.9 Functional Open Space o

About 0.33 has. or 0.17% of land space in the area are utilized either as recreational or
housing the community facilities of the barangay.

2.10 mportant Landmarks

2.11

2.12

213

15

The Araneta Center which has been redeveloped towards a more contemporary retail
and-recreational center that has appeal not only to the masses but also to the middle
class. .

The massive Araneta Coliseum, fondly called “The Big Dome” at the epicenter of the
development. Adjacent to the Araneta Coliseum is the 2 billion new Gateway Mall,
atop Gateway Mall is a 7-storey office tower equipped w/ advance telecommunications
facilities and broadband technology designed to attract business process outsourcing
companies.

Farmers Plaza and Mega Q-Mart formerly Nepa Q-Mart being located along EDSA as
Identifying landmarks especially for provincial commuters.

Existing Places of Employment :

The Cubao area particularly Araneta Center as a commercial growth node where
commercial activities abound may be the main source of employment opportunities in
the area. Further developments have grown outwards in the subsequent years to
include the wholesale/retail industry and other big retail stores, food stores,
restaurants and cinemas.

The [T Centers that flourish in the area is a clean, growing industry that provides high-
paying jobs.

Development Constraints

Narrow Inner Streets. The local roads are quite narrow (about 8-10 mts width) making
commercial and high density residential development difficult.

Traffic congestion along major road intersection. Even as major intersections are
equipped with automatic light signals, the limited capacities of these road intersections
and the high volume of vehicular traffic create long gueues.

Deterlorated atmosphere. The old and unsightly facade specifically along Aurora Blvd
owing to the so called “progress infrastructure” like the LRT.

Emergence of other growth nodes. Development of new commercial centers (Sta.
Lucia and Metro East, Eastwood in Libis, and the emergence of new city centers (Taguig
City) is gradually eating away the catchment area of Cubao.

| nt P tials
Redevelopment Potentlal. The presence of international investors and big private
groups to pursue the plan to transform Araneta Center into an entertainment, retail
and business center.
The Presence of the Mass Rall / Light Rall Transit Lines. The center’s location is all
about convenience - it is flanked by both the EDSA MRT station, which travels from
North to South, and the LRT-2 station

Growth of IT-business in the area. With the development of IT sector, many IT based
services have located within the city. The area becomes an ideal location for this trend
in cyberspace and provides greater competitiveness in the city’s economy.
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3. BATASAN-NGC CENTER

3.1 letrlg Boundary
o The study area is located at the north

eastern part of Quezon City

¢ it is bounded on north by lot deep
northeastern portion of
Commonwealth Avenue, then lot deep
northern portion of Batasan Road; East
by lot deep eastern portion of Batasan
Road. South lot deep. south eastern
portion of Batasan Road Going
Westward to lot deep Commonwealth
Avenue down to Capitol Homes
DriveThen 100-meter deep from creek
up to Dofia Carmen Avenue

o |t has a total land area of 224.23
hectares covering the major portions of
Barangays Commonwealth and Batasan
Hills and small parts of Barangays
agong Silangan, Holy Spirit and Payatas
and identified as National Government Center.

s It has an estimated population of 78,402.40

3.2 Inventory of Major Resources

A. Public/Institutional
The study area has five {5} national
government  institutions  namely:
Sandiganbayan, Commission on Audit,
Department of Social- Welfare and
Development and Civil - Service
Commission, House of Representatives
of Batasang Pambansa. House of
Representatives for Electoral Tribunal
and Professional Development Center
are two (2) extensions offices of ' House
of Representatives and
Commission on Audit respectively
located next to Sandigantbayan. In
addition, twelve (12) community |- : :
facilities are strategically located in the study area such as barangay haII of Bgy.
Commonwealth, two (2) health centers, five (5) daycare centers, one (1)
police station, one (1) fire-substation and two:(2) developed parks.

There are five (5} public schoots, three (3) elementary, one (1) secondary and one (1)
tertiary. Notably, Commonwealth E/5 has most numbers of students in Quezon City and
its newly built annex and Pres. Corazon Aquino E£/S annex along Batasan Road. Batasan
National High School caters most numbers of enrollees within its neighboring barangays
and has the highest number of students within Quezon City. The newly built QC
Polytechnic University is a branch of QCPU located at Quirino Highway, Bgy. San
Bartolome.

16
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A total of twelve (12) private schools, three (3) private schools, three (3} in tertiary
levels include ABE International Business College, Asian Institute of Computer Studies
(AICS) and AMA Computer University and nine (9} schools offering both primary and
secondary that includes Our Lady of Mercy School, St. Francis de Assisi of QC, Sto. Nifio
Institute, Commonwealth Christian Academy, Commonwealth Adventist E/S, Havmanta
Learning School, St. Mark International Academy and Grace Flous School.

Other institutional facilities include the two (2) catholic churches namely: St. Peter
Parish Church, Parokya ng Kristong Hari and three (3) chapels located within the interior
streets of National Government Center. Also, about four (4} non-catholic namely: Iglesia
ni Cristo, Seventh Day Adventists, Resurrection Power Christian Church and Pentecostal
Missionary Church of Christ are presently located within the study area.

B. Private Development/Investments

The stretch of Commonwealth
Avenue is characterized mainly by
commercial development which is a
mixture of retail and wholesaie.
Mostly in western portion of
Commonwealth Avenue in particular /.
concentrated to auto related business
and construction supplies and setvices.
Also, the recently opened Wilcon
Depot, a one-stop-shop of construction
supplies and materials located at the
northern most part of the study area.

Commercial banks are visible inthe 577 \
study area such as HSBC, PS Bank, BPi Famlly Bank Metrobank, Securlty Bank, Umon
Bank, Allied Bank, Philippine National Banks and three (3) branches of Landbank to
facilitate all the necessary financial transactions in the process of economic
development.

The Ever Gotesco Center Mall, one of the earliest shopping center and the numerous
medium-rise commercial buildings are also evident along Commonwealth Avenue
accommodate the restaurant andfast food chain like Pancake House, Starbucks,
Jollibee, Mc Donalds, Chowking and Tapa King.The Convergys Company known for
leader in relationship Managementthat offers hundreds of workforce benefited the
City’s residents.

The spacious Commonwealth Market serves as a drop-off point of variety of
different. commodities that engaged in trade and commerce mostly coming from the
provinces of Rizal and Bulacan. It caters enormous numbers of customers coming from
neighboring cities. Litex Wet and Dry Market and six (6) flea markets serve as an
extension of Commonwealth Market to supplement the need of NGC occupants.
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3.3 Inventory of Major Resources

ACTUAL LAND USE OF 2003 ACTUAL LAND'USE OF 2009

COMPARATIVE ACTUAL LAND USE OF 2003 AND 2009

2003 .
LANDUSE [ . AREA, . | , AREA
7 Insqam, i ‘ s ) : in sq.m.
Residentfal 2 7,543.35 i ' Residential 2 7,543.35
- Residental 3 160,708.00 Institutional 679,23 0.03% Residential 3 160,708.00
Commerclai 2 57,373.86 Institutional 811.13 0.17% Commerclal 2 61,170.09
Commerglal 3 49,629 ,  Commercial 3 49,629
Institutibhal 319,653.81 . 0.48% Instituticnal 330,322.64
- G Institutional 9,178.46
C Socialized 1,050,345.70 ‘
. Informal | 1,172,641.15 Housing . 46.84% informal Seéttlers 81,818.44
Settlers Vacant 7,569.38
E Road 23,729.17
a Socialized Housing 1,050,345.70
Open Space 1,818.87 Open Space 1,818.87
U'dlitty 7,573.33 0.03% Utility 8,209.30
) Utility.- . 635.97 .
Vacars\t 30,393,54 Commerdial 2 2,607.37 0.10% Vaca?t 32,719.58
Roag " 433,399,22 . 1.06% Road 457,128.39
Waterways 1,631.87 ’ © Water 1,631.87
e Totel v 12,202 866,081 1 A or e A 2,242,366.04
47 e

stuStudy area has a total land area of 2,242,366.04 square meters or 224,233 ha. its land use
has changed 51.05% from 2003 to 2009 covering an area of 109.755 ha. Majority of which was
the conversion of informal settlers in the area into a socialized housing site. Specific changes are
as follows:
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A. Residential

Actual land use for residential has decreased by 679.23 sq.m.from 2003-2009 or just
0.03% decrease due to conversion into institutional. Since most of the areas covered by the
study are informal-settlers and commercial areas, land acquisition and development is sfow.

B. Commerc:al

Study area has a sizeable number of commerual establlshments In 2003, a total of 10.7
‘of land were utilized for commercial use o n.increase of 4,607.37 square meters to a
f 11,08 ha. was utilized in 2009 even if 8,1 :13 sq.m. was converted into institutional of
Jth Avenue from Don Antonio to Batasan Road which has now, with medium rise
:gs the Convergys.

Some commercial structures are being converted mto schools most of which offer
computer related courses.

The entry of Wiicon Builders, developing a strip of vacant ot near the gate of Doiia
.Carmen Subdivision, for a hardware and construction supply store.

C. Institutional

.Based-on 2003 land use data, land area for institutional use was 31.36 has of the study
area. This has increased to 33.03 has. due mostly to conversion of areas previously occupied
by informal settlers into institutional structures like churches and schools.

D. Informal Settlers

Informal settlers occupy comprising almost 50% of the study area especially 2003 but
have drastically changed into a socialized housing site with the enactment of Republic Act
9207 on May 17, 203 by Pres. Gloria M. Arroyo designating the NGC Eastside for socialized
housing to qualified beneficiarles.

Areas occupled by informal settlers total to 117.26 has. of the study area. Of this total
area, 9,178.46 square meters into roads. The rest of the area has been converted into
Institutional use, 7,569.38 square meters into Vacant lots and 23,729.17 square meters into
roads. The rest of the area has been converted into socialized housing with a total area of
1,050,345.70 square meters (105.034 has).

E. Vacantlots

Approximately 30,393.54 square meters of vacant lots were identified in 2003 this of
which 4,607.37 square meters have been converted to Commercial and 35.97 square meters
was converted into Utility. (Flying V Gas Station}

A total of 3.27 has or 0.10% remains vacant in the study area. Most of these vacant lots
are privately owned.
F.: Roads

‘Actual land use patterns from 2003 to 2009 reveals an increase of 23,729.17 square
‘meters or approximately 1.06% increase from 433,399.22 square meters in 2003 due to the
development of informal settler areas into socialized housing.
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Utility land use has increased by 635.96 square meters from 7,573.33 square meters in
2003 with the addition of Flymg V Gas Station at the corner of Don Jose Street and

Commonwealth Avenue.
~ H. Water

There was no change with the area being occupied by water from 2003 to 2009.

3.4 Existing Functions

The existence of :different national government offices affirms
that the study area is national government center since most of the
said offices are independent constitutional commission and has
legislative' in function. Originally, the plan for the National
Government Center is to house the government offices, however,
Informal settlers occupied the NGC site and petitioned the

Government to improve and make it available to the land they are

squatting on.

As a socialized housing district since the approval of Republic -

Act No. 9207, otherwise known as the National Government Center
Act of 2003, that provides security of tenure to the. bonafide
residents of the'NGC including the approval of the blueprint for the
utilization and development of the area.

The presence of Commonwealth Market and its massive
location caters not only city’s residents but also those from

neighboring cities and provinces of Rizal and Bulacan. The “bagsakan...

area” adjacent to the market serves as a center whereby persons

trade, and goods and services are exchanged forming part of the.

economic development in, the area.

3.5 Access SN

A. External

The study area is linked to the major arterial roads of Metro
Manila via the 100-meter wide (right-of-way) Commonwealth

Avenue and within the East side of the NGC is the 50-meter wide (right-of-way) Batasan Road.

Litex Road' (Manila Gravel Pit) and Batasan-San Mateo Road are links from and to

Montalban and San Mateo Rizal.

These roads have road right-of-way ranging from 12.00~ 20.00 metefs and 20.00 meters

respectively.

8. Internal

!nternal/secondary roads wuthln the NGC have road nght—of-ways varymg from 5to 6

meters. AIIeys and Path walks are asphalt paved to unpaved
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3.6 Mode of Transport

Various public transportations such as bus, FX and jeepney Traverse Commonwealth Avenue
going to Fairview and San Jose del Monte, Bulacan and going back to Manila.

Tricycles and pedicabs ply the routes within the NGC area servjng the commuters goinginand
out of the neighboring barangays and subdivisions.

Jeepney terminals are located infront of Commonwealth Market and Ever Gotesco Mall
Center plying the route of San Mateo, Montalban, Manila and areas within the city. Tricycie and
pedicab terminals are mostly. located at the corner streets of Commonwealth Avenue and
Batasan Road.

About 8 seven (7) foot bridges along Commonwealth Avenue and one in front of Batasan
National High School have been erected due to high volume of pedestrians crossing along the
said thoroughfares. About: six(6) U-turn slots are accessible along Commonwealth Avenue.

3.7 Bulldable Areas

There are 32,719.58 square meters of vacant lots, the most notable are the following:

¢ Vacant lot at the corner of Commonwealth Avenue and Dofia Carmen Avenue
approximately 1000 square meters

¢ Vacant lots along Commonwealth Avenue beside St. Peter Church and adiacent to
Commonwealth Market Annex approximately 1000 and 2000 square meters respectively

s informal settlers covering an area of 81,818.44 square meters or 17.37% of the study area
mostly located along Batasan Road and Commonwealth Avenue.

3.8 Functional Open Spaces

Two (2) parks have been developed most recently are Batasan-SB Park along Batasan Road
and Commonwealith-SB Park along Commonwealth Avenue corner Katuparan Street.

3.9 important Landmarks

The most distinguished landmarks in the study area are Commission on Audit Compound and
Batasan Pambansa Complex ‘built in the late seventies as originally planned to house the
government policy-making body’s offices. .

Other notable landmarks are the Sandigan and Ever Gotesco Center most of the terminals are
located within or near these structures. The most popular get-off point is called “Manggahan” it
is actually the intersection of Villonco-Katuparan Streets and Commonweajth Avenue and was
referred “Manggahan” as in the past the NGC west side was filled up of mango trees
subsequently occupied by the informal settlers.

3.10 Existing Places of Employment

National government institutions like the House of Representatives, Sandiganbayan, DSWD,
COA and the Civil Service Commission has shared a piece in giving employment. Furthermore,
institutions like these have been providing means of livelihood & basic employment such as
janitors, messengers and security guards to the majority residing in NGC area.

43
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Bulk of employment in this area is coming from small businesses hiring skilled to non-skilled
workers for manpower. Basic skills operations of vulcanizing; auto repair/parts and sales of
various products from the market, talipapas and stores have been the main source of livelihood.
Selling and service crews have been in the immediate malls, groceries and food chains.

Major players have also contributed in providing employment. Blue collar jobs comes from
the likes of Convergys for IT services, private offices and banks.

3.11 Environment

A. Waterways

Two water tributaries exist within the area study. A creek crossing Commonweaith
Avenue just adjacent Commonwealth Market has a varying width from approximately 3.00-
20.00 meters starting at the Batasan Complex and collects water from adjoining residential
areas. Most parts of the river have retaining walls to avoid soil erosion especially during
heavy rains. The river crosses Commonwealth via Reinforced Concrete Pipes going to
Commonwealth Market Annex and narrows as it flows down beside Riverside Road. Water
quality is poor with water coming from the market being drained on this river and various
areas along the river with garbage. A 1.5 meter creek just beside Don Ernesto Street collects
rainwater coming from Commonwealth Avenue down to Don Enrique Heights to BF Home
Subdivision westward. Water from this creek is usually low and only fills up with rain. Parts
of the river noted with garbage.

B. Greenery

Most parts of the study area have trees and patches of grass. Though residential areas
have approximately 1-2 trees per house, trees area predominantly observed within
Institutional Areas wherein mini forest like areas abound.

Highway and road Islands have also been planted with trees and greenery as well as with
the sidewalks.

3.12 Development Constraints

e Squatter families are.continuously increasing in size and number which causes the delay of
the implementation of:reblocking in socialized housing zone.

». Poor physical condition manifested by the presence of informal settlers

» Narrow or lack of road rights-of-ways to access inner road

3.13 Development Potentlals

» Strategically located at the north eastern part of the -city that house most national
government offices !

o Accessibility to major roads having wide road right-of-ways

» Availability of all transport: utilities and the proposed MRT line that will pass thru
Commonwealth Avenue ’

» The population provides reliable source of manpower to the existing both institutional and
commercial establishment

¢ Declaration of RA9207 known also as the “National Government Center (NGC) Housing
and Land Utllization Act of 2003.”

i
A
X
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® The strategic location of Commonwealth Market that serves as the drop-off point to the
neighboring cities and provinces

¢ |llegal vendors and establishments occupying parts of roads aggravated by illegal tricycle
terminals and bus/jeep stops hampering smooth flow of traffic of people and transport.

NOVALICHES-LAGRO GROWTH CENTER

4.1 District Boundary

¢ The project area is located at the northern part of the city and it is bounded by foliowing
boundary delineations;

o North : area bounded on the north by
northern boundary line of 148H, Lot 750,
Lot 1088, Lot 1089 passing through Susano
Road then lot deep northern portion of |
Dao Street going eastward to Quirino |
Highway, then eastward lot deep north
side alongQuirino Highway up to the
western boundary line of Bicomfields
Subd., then northwards along the
boundary line of Bloomfields Subd., then
eastward along the southern boundary
line of Pamahay Homes and Maligaya Park
Subd. Extending to lot deep North side of |
Colossians Street end limit of Sacred Heart |
Village Ui i

e East : bounded on the east by the end
limit of Colossians Street southwards to
Quirino Highway then westward along
Quirino Highway up to north-eastern
boundary line of Hilltop Subd., then going
southward along the eastern boundary line of Hilltop Subd.

® South : bounded on the south by the southern boundary line of Hilltop Subd. going
westward to lot deep south side along Mindanao Avenue extending up to the south
boundary line of Cresta Verde Executive Subd. and Santiago Subd. up to Tullahan River,
then westward along Tullahan.River up to lot deep south side of Buenamar Avenue, then
westward lot deep along south side of Buenamar Avenue extending to lot deep west side
of Panday Pira Street and up to lot west side of Dofia Rosario Street.

» West : “bounded on the west by lot deep west side of Dofia Rosario Street going
northwards to Dofia Rosario Extension and the western boundary line of Bgy. Novaliches
Proper up to General Luis Street, then lot deep west side of Ambrosia Cruz Street and ot
deep west side of Malvar Street up to end limit Malvar Street.

» [t has a total {and area of 445.00 hectares or 2.76% of the land area of the city covering
Bgy. Novaliches Proper, Pasong Putik Proper and portions of Bgys. Sta. Monica, San
Agustin, Kaligayahan, and Greater Lagro. It has a total estimated population of 31,591.
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4.2 Inventory of Maijor Resources

A. Public Institutions

The public institutions in the Novaliches-Lagro area include three (3) public schools namely
Dofia Rosario Elem. School, Dofia Rosario High School and Villa Verde Elem. School, two (2)
police stations also known as Police Station 4 and North Fairview Police Station, one (1) public
library known as Novaliches SB Library, two (2) day care centers, one (1) health center in
Novaliches area /(3) health centers in Lagro area and .two (2) barangay halls, Novaliches
Proper and Sta. Monica. These are all located along Quirino Highway. Only (1) Fire Station is
within the study area specifically identified as the Novaliches Fire Station while there are (2)
Fire Sub-Stations that may also serve the area namely, Lagroand Fairveiw Fire Subd-Stations.
While the barangay hall of Sta. Monica and the Novaliches District Center, otherwise known
as the mini-city hall of Quezon City are located along. Moses St., inside Jordan Plains
Subdivision in Bgy. Sta. Monica. There are also three (3) Catholic churches and three (3)
chapels.and one (1) public cemetery within the district. . .

Non-catholic church such as the Iglesia ni Kristo, Baptist Church, UNIDA Evangelical
Church, Maranatha First Evangelical Church, Pentecostal Church of Christ, Jesus is Lord
Church, Novaliches Evangelical Church and the Church of Latter Day Saints.arezalso found in
the study area.

B. Private Development Investments

in the immediate environs of the project area re’(31) educational institutions, (13 in

“-the Nova:Area and (17) in the Lagro Area. Thedé institutions.are consisting of (3) public
schools, four: (11) private schools and nine (17) technical/vacatlonal schools (primarily
offering IT-reIated courses) _ ey

» Notabie amon‘g these mstitutlohs located in the Lagro Area are 'ghe'}‘dlldgn/ing: School of
St. Anthony, Sacred Heart Academy of Novaliches, Mercedarian School, Our Lady of the
Holy Rosary School, 0.B. Montessori Center, Olympian English Preparatory School,
Colegio de Sta. Teresa de Avila, Our Lady of Fatima University, RISCOR Institute of
Technology, Asian Institute of Computer Studies {AICS), National Polytechnic College of
Science and Technology, STI, AMA Computer Learning Center (ACLC), St. Dominic
Institute, Montessori Professional College, ACCES, ACSAT, AISAT and Informatics.

o Educational institutions in the Nova Area are as follows: Alejandro Colleges, Dumlao

" Colleges, Metro Manila Colleges, Grace Montessori School,.Sto. Nifio de Novaliches, St.
Jerome School of Novaliches, Bloom Ridge Integrated.School, Best Link institute of
Information Technology, STI, Datamex

o The .private developments in the Nova area are lined up along Quirino Highway,
General Lusis Street and Susano Street extendmg towards the inner roads where most
of the markets are located.

e The major private developments in the Lagro area are concentrated along the major
thoroughfares of Quirino Highway and Regalado Avenue, notable of which are the SM
City Fairview and Robinsons Place.” Portion of the Jacinto Steel Property is now
developed into a mixed residential/commercial-use {The Redwoods) with some portlon
being retained as industrial use (warehouse).

* Robinson’s Supermarket, San Roque Supermarket, Novaliches Plaza Mall, Puregold and
Savemore are some of the identified major establishments in the Novaliches area.

4
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Nine (9) private markets are also operating in the area, identified as follows
»  E-Market
*  Novaliches Plaza Wet and Dry Market

Don Manuel Wet and Dry Market
Ci-Market

Star Market
Novaliches Market .
-Susano Market

= Sauyo Market

»  Shop-and Ride Market

Other private development investments also include three (3) hotels, two (2) private
hospitals, one (1) lying-in clinic. A funeral parlor and a cockpit were also observed
along Quirino Highway and Sarmiento Street respectively.
Additional private investment is the newly developed San Benissa Garden Viilas
consisting of 9-5 Storey Medium Rise Residential Buildings located at the end limit of
Don Mariano Marcos Avenue. The extension of Don Mariano Marcos Avenue is
presently under construction.

4.3pattern of Land Use

NOVA-LAGRO LAND USE 2003 NOVA-LAGRO LAND USE 2009
— R

__ COMPARATIVE ACTUAL LAND USE OF 2003 AND 2009

m

I~

Fer A '.‘.ﬁ'i
Wﬁ?ﬁ' |

2003 2009 . . DIFFERENCE

AREA . L "AREA | %TO | AREA %
i©  LANDUSE . JNmm‘._m‘mm'm . LANDUSE |, onHas) | ToraL” | N wAS) | DIFFERENCE
Residential © o 89.64 20.14% | Residential 93.51 | 21.01% 3.87 0.87%
Commercial 75.54 16.97% | Commercial 77.65 | 17.45% 2.11 0.48%
industrial 16.51 3.71% | Industrial 1651 | 3.71% . 0.00%
{ Institutional 11.82 2.66% | Institutional 11.82 | * 2.66% - 0.00%
informat Settlers 9.35 2.10% | Informal Settlers 8.89 1.99% {0.46) 0.11%
Open Space 10,76 2.42% | Open Space 10.93 2.46% 0.17 0.04%
Cemetery 0.92 0.21% | Cemetery 092 | 0.21% - 0.00%
Utility .8.27 1.86% | Utllity 8.10 1.82% {0.17) -0.04%
{ Vacant 131.64 '29.58% | Vacant 12594 | 2830% | (5.70) -1.28%
Road 89.26. 20.06% | Road 89.44 | 20.10% 0.18 0.04%
Waterways 1.29 0.29% | Waterways 1.29 0.29% - 0.00%
Total 445.00 100.00% 445.00 |  100.00%

From year 2003-2009, the significant land use transformation is noted in the residential,
commercial district and the informal settlers. The increase was attributed by the conversion of

5
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vacant lots into residences and commercial establishments. The informal settlers decreased from
2.10% in 2003 to 1.99% in 2009. It is attributed to the conversion of some:areas into parks and
playground located at the Novaliches District Center and residential lots under the Community
Mortgage Program along Emerald Street adjacent Millionaires Park.

Vacant lot is the dominant use in the district covering 125.94 has. or 28.30% of the total land
area. followed by residential use with 21.01% and commercial use with 77.65 has. or 17.45 has.

- Old commercial establishments were developed into new developments such as Savemore,

Robinsons Supermarket, Novaliches Plaza Mall and Sogo Hotel. There are new constructed
buildings at the properties of the SM City Fairview.and at Robinsons Novaliches (IT buildings and
more expansions)-as well as in the-Quirino Highway. However, these developments are confined
to areas already zoned as C-3 areas. Also, a hewly developed residential complex dubbed as San
Benissa Garden Villas contributed to such residential growth in the area.

4.4 Existing Function

The existence of the two major shopping malls in the study area.makes it.the commercial
center of the northern portion of the city including its immediate environs such as the upper
Caloocan City and the province of.Bulacan, particularly San Jose del Monte City.

The area is also the old community and commercial center of the Novaliches District with the
existence of Novaliches Market and other markets in the area including the church. At present, it
remains to be the Novallches commercial core catermg not only its residents but also the upper
Caloocan populatlon

'

4.5 Access

¢ The most common mode of
transport plying” in various routes
in the area is the passenger
jeepneys and buses. Tncycles are
confined in the inner Section of
the area.

¢ The identified external roads
which provide access from inner to
outlying areas of the study area
are Qumno nghway, Susano Road_v
and Gen. Luis Street. L

¢ Quirino Highway, a 20.00 meter
wide road links the area to San Jose.del Monte,
,Bulacan on the north and Manila on the south.

° Servmg as internal roads are Mindanao Avenue (40-
m wide), Regalado Avenue (20-m wide} and Belfast
Street {20-m wide), all concrete paved roads while &Y, s
Ascension Road (asphalt paved) is a 12-m wide |
subdivision road. There are also other small internal
roads within the portion of North Fairview Park-. .
Neopolltan Subdivision.

& Susano Road, a 6.00 meter wnde road links the area
to the northern part of Caloocan City

®  Gen. Luis Street, an 8.90 meter wide road connects the area to Valenzuela towards North
Luzon EXpressway.
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e The inner roads that serve as an access in various The inner roads that serve as an access
in various routes.in the project area are Dumalay. Street, Sarmiento, Geronimo Street,
Ramirez, Austria, Buenamar Avenue, Salvador Avenue, Joshua Street, Violeta Street,
Forest Hill Drive, Maligaya Drive, Ascension Avenue, Belfast Street, Mindanao Avenue.
Except for Mindanao Avenue, Geronimo Street, Maligaya Drive and Ascension Street,

* which are 2-way traffic, the rest are 1-way traffic.

o. Public bus terminals situated within the compound of Robinson’s Novaliches is being
operated by Metro Manila Development Authority {MMDA) and along Quirino Highway.
Proliferation of jeepney and FX’s/Taxi.terminal.is also observed along: Regalado Avenue
-and Quirino Highway and within SM Falrview Mall compound.

o Dispersed In varlous sites of the study area are 22 transport’ termlnals, 13 of which are for
passenger jeepneys, 3 for FX, 3 for tricycles and 3 for buses.

o Flow of traffic in the area is moderate to heavy particularly at the junction of Gen. Luis,
Quirino Highway and Susano Street.

I

464!Ld.¢b_e.6m

About 28.30% or 125.94 has. partlcularly in the Neopolitan Business Park is considered as
a buildable area_;hat can be developed either into a resrdentlal or commercial purposes.

The vacant lots that are accounted for i in the study area are ‘mostly residential lots found
within the existing residential subdivisions. Moreover, two (2) abandoned buiidings are
noted; the Metro Manila College along Quirino Highway and the Llittle Merry Hearts
Montessori School along Dumalay Street that can be considered buildable.

4.7 Functional Open Space

The study area has thirteen (13) parks and playgrounds covering a total land area of
13,559.74 square’ meters which can contribute to the overall upliftment of the physical and
-~mental weII being of its resrdents These parks and playgrounds are located in different
accesslble areas.

4.8 Im _mmmdm_

W

The important 1andmarks noted in the Novaliches area are the Novaliches District Center,
known as the Mim-Clty hall located along Moses Street, the Lady of Mercy Shrine and the SB
Park which is both located along Quirino Highway.

However, SM City Fairview and Robinsons Novaliches along with the Qur Lady of Fatima
University are considered as the present existing landmarks in the Lagro area in addition to
old existing Jacinto Steel Property.

- 4.9 Existing Places of Employment

Majority: of the places of employment in the district are from the retail and trade
huslnesses provlded for by the existing malls and other small to medium type of commercial
establishments' followed by the transport service as evident by the presence of several
transport terminals in the area.

27

49




Annex 3: Growth Centers

The area is considered as shopping center hub of the study area where majority of its
population are engaged in service type of employment specifically in the retail, sales and
from the Business Process Outsourcing (BPO) particularly call center agents.

4.10Development Constraints

Congestion of commercial areas and narrow road right-of-ways that aggravate traffic
and pedestrian circulation and limit the area for high commercial activities.

Proliferation of various transport terminals and on-street parking

Limited buildable area for development in the Novaliches area.

Poor physical condition (unsanitary surroundings) particularly in markets

Slow phasing of the development in Lagro area

Loading and unloading of passengers anywhere,

4.11 Development Potentials

Private investors still consider the area as a potentials site for commerce by putting up
new development in the area. . _

The existing zone classification (C3) will provide investors ah opportunity to develop the
highest and best use of the land.

) Availability of buildable lots in the Lagro area.
e Presence of major [T companies.
e Existence of IT related educational institutions’

5. BALINTAWAK-MUNOZ GROWTH DISTRICT

28

Located at the middle Westside portion
of the City at the boundary with
Caloocan City.

it is at the junction of EDSA and the orth
Luzon Expressway

Has a total land area of 419 land area of
419.31  hectareswith  anestimated
population of 56,864 representing
1.92% of the city’s population

1

West by QC-Caloocan political
boundary.

North by Baesa Road, Kaingin Road,
Meralco Transmission Line, NPC
Property, Sitio Pajo, Fema Subd., QCGH
and Culiat River

East by Congressronal Ave. eastward to ABra St. up to the extended alignment of
Lanutan St. to Dangay Street then westward to Culiat River southward to Parkway
Village to San Francisco River then southward to Toktokan Bridge




5.3

Annex 3: Growth Centers

e South by Toktokan St., Sgt.
Rivera Avenue, Damar
Subd.extended to Balingasa
Road then westward
to City Limit.

e |t covers the entire Barangays
of Unang Sigaw, Balong-bato
and portions of nine (9) other:
Barangays namely  Bgys.
Bahay Toro, Ramon
Magsaysa, Veterans Village,
Katipunan, Masambong,
Manresa and Balingasa in
District 1
and Bgys. Baesa and A.
Samson in District 2.

Inven f r R r

A. Public/Institutional

o There are five (5) public educational .institutions wnthm the area. Four (4) are
elementary schools and one (1) secondary school. There are also two {2) privately
owned colleges.

e There is on Police Community Precinct (Talipapa PS-3) loqated at Camachile and one
Police Assistance Center at Cloverieaf Area.

e The area has two (2) general hospitals, the Quezon City General Hospltal and Pascual
General Hospital

* Four (4) Barangay Halls are also located in the area namely, Balingasa, Balong-bato ,
Unang Sigaw and Apolonio Samson.

B. Private Development/investment
e Areais host to nine (9) wet and dry markets,
concentrated at the Cloverleaf area long
EDSA and the existence of Walter Mart and
MuRoz Market at Mufioz area.
o Wholesale and retail activities sprawl along
EDSA, Old Samson Road, A. Bonifacio Avenue
and Quirino Highway.
e Industrial activities vary from manufacturing,
fabrication and warehouse and mostly located at the inner core, along Oliveros
Drive and on the west bank of Balong-bato Creek, along Samson Road, Quirino
Highway and Joy Street.

3.4 Land Use

29

¢ Industries dominate at 37.28%, located mostly in the inner core, along Oliveros Drive
and on the west bank of Balong-bato Creek, along Samson Road, Quirino Highway and
Joy Street. Vary from manufacturing and fabrications to warehouses or storage.

e Residential use, next Iargest land use at 22. 79%, comprise of the communities along
Kaingin Road, Balingasa Road and Quirino Highway.

Hi




Annex 3: Growth Centers

¢ Informal settler occupy about 4.20% of the total area.
s Commercial use comprise 9.62% and:located -aflong major thoroughfares, EDSA, A.
Bonifacio; Quirino Highway and North Luzon Expressway.

5.5 Existing Function | Ry o
o Known as trading center, a “bagsakan” for agricultural .~ L s e /
produce, particularly from the North, - - N ‘o
e Area’s traditional industrial character resulted from | ’ ‘7‘““' 0":?'-'-“'
the spill of industrial activities from Caloocan. In fact, | J < 5 . ®
area used to be a portion:of the industrial zone of said” \ .‘1
city before creation of QC. S : a® oy

informal settler occupy about 4.20% of the total area.
Commerclal use comprise 9.62% and located along major thoroughfares, EDSA, A.
Bomfacro, Quirino Highway and North Luzon Expressway

56 RdR d Network, Tran -and Trafflc

e Area traversed by 6 primary roads-MamIa North Diversion Road, EDSA, A. Bonifaclo
Avenue, Quirino Highway, Congressional Ave. and Roosevelt Ave. Four (4) of which are
traversed by bus route.

e Public utility jeepneys pass through. four (4) primary roads (Quirino Highway, A
Bonifacio, Congressional and Roosevelt Avenues) and two.(2) secondary roads
{Old Samson and Kaingin Roads) while the interior communities are serve by TODA).

e LRT Line 3 Extension (North-Monumento)} traverses
EDSA.

o EDSA has the most number of vehicles W|th 158 154 whlle Roosevelt Avenue has
42,249,

s Area-wide secondary circulation is lacking. Existing roads varying from 4 to 6 meter
wide serve as exclusive accessways of industrial
establishments or of residential subdivisions and
remain privately-
owned. Examples are Qliveros Drive and Balingasa

Road.
e Major transit point for local and provmcial
commuters.
3.7 important Landmarks ]

o ‘The Bonifacio Monument located at Balintawak Cloverleaf area
o Balintawak-Cloverleaf Market “bagsakan” and Mufioz Market - .

3.8 Development Constraint

A. Physical
¢ Inefficient lot subdivision. The subdivision of lot parcels in the area without
provision for access of inner properties has resulted to irregularly-shaped and sized
lots.
e Poor intra-area circulation. This is caused by the non-interconnection of existing
roads and the exclusivity of certain subdivision roads being portions of private
properties, also caused slowing down of motor vehicles.
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Lack of area-wide transport system. Inner.areas of Balintawak are being served only
by TODAS while some areas have no public transport like upper. A. Samson and
Unang Sigaw. On the other hand, jeepney services pass only along secondary roads
such as Old Samson Road and Kaingin Road.

Deficient drainage system. The local drainage system is either clogged with slit and
garbage or have under-sized drainage pipes.

Roadside Friction. This is caused by indiscriminate loading and unloading of
passengers by public utility vehicles, poor condition of road pavements, narrow
roads and on-street parking.

Encroachment of industrial, commercial and squatters along waterways. This has
contributed to the deterioration of the natural waterways in the study area. This is
exacerbated by the dumping of waste and other deleterious materials in the area’s
rivers and creeks..

B. Socio-Economic

Uncontrolled Proliferation of lilegal Vendors. The existence and uncontrolied
operation of sidewalk vendors particularly at the Cloverleaf Market zone have
caused adverse effects in the physical and environmentai condition in the same.
Presence of Informal Settlements ' ;

s Inadequate fire-fighting services in the study area
e Decrease of Economic Activities. Some of the old industrial establishments in the

area are now abandoned or -being used-as a storage facilities/warehouses. Said
operation lessens productivity and economic activities in the area and only
contributes to the deterioration of its environmental condition.

Deteriorating Conditions of the Existing Markets in the Area. Most of the big markets
in the area are operating for a long period of time and its structures are now
deteriorating.. Some of these markets are using big portion of its area as storage
facilities. Also, most of them have no building permit and have been found violating
many regulations in Sanitary Code and in Fire Code as well.

5.9 Development Potentlals

A. Locational

31

Strategic location; crossroads of EDSA, Manila North Diversion Road, Quirino
Highway and A. Bonifacio Avenue Gateway to the North.

B. MRT Extension .
e The extension of EDSA-MRT from North Ave. Depot towards Monumento area in

Caloocan will greatly increase the volume of potential market/investors.

Some existing industrial establishments with big area for development had long
been abandoned, thus ready for redevelopment.
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ANNEX 5.1

NON-GROWTH CENTERS

THE MATURE STABLE AREAS

BARANGAY UGONG NORTE
BARANGAY HORSESHOE
BARANGAY NEW MANILA AREA
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THE MATURE STABLE AREAS: *

1. UGONG NORTE COMMUNITY DISTRICT

District boundary:

Areq Coverage:

The proposed Ugong
Norte Community District has
a total fand area of 328.06
has. and covers 3 barangays in
District 3: (St. ignatius, White
Plains,Ugong Norte)

Population ;
- St. Ignatius- 2450

- White Plajns- 3808
- Ugong Norte- 6766
TOTAL 13,024

B e

“The study area is haanded by the followmg

North :-Boni Serrano towards E. Rodnguez Sr‘ Avenue
East :Western side of E. Rodriguez Jr. Avenue to QC-Pas$ fPoIItical Boundary
South :QC-Pasig: Political Boundary towards EDSA .

West :EDSA going upward to White Plains Avenue towards Katipuna
Serrano Avenue.

Existing land use:

o Based on the 2009 actual land use, out of the 328.06 has. comprising the study area,
55.25% or about 181.25 has. are occupied by residential area.
o Commercial areas comprised of 2.72%or 8.91 has.

Access;

e Major transport routes in the study area include:
- EDSA
- Katipunan Avenue
- E. Rodriguez Ir. Avenue

Portion of Ortigas Avenue

White Plains Avenue

- Boni Serrano Avenue

e Secondary Roads include:
- Temple Drive
- Greenmeadows Avenue

&




Annex 5.1: Non-Growth Centers (The Mature Areas)

s Among the so called “choke point” areas include:

Katipunan Avenue cor. Boni Serrano Avenue.

- Katipunan Avenue cor. White Plains Avenue

- Col. Boni Serrano Avenue cor. E. Rodriguez Jr., Avenue
Ortigas Avenue corner EDSA o

Mode of transport:

»  Public utility vehicles (PUV’s) such as passenger jeepneys, buses, MRT and taxis.
e  Tricycles run along secondary roads

EXISTING LAND USE MAP

LEGEND: 5

CT
=2

e Roads (13.55% or 22.70 has.)

Access:

s Major transport routes in the study area include:
- Aurora Boulevard
- P. Tuazon Bivd.
- DofiaJuana S. Rodriguez
- Granada
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HORSEHOE COMMUNITY DISTRICT et

Ared coverage:

The proposed
Horseshoe Community
District has a total land
area of 167.49 has. and
covers five (5) barangays
in District 4:

1. San Martin de Porres

2. Kaunlaran

3. Bagong Lipunan ng
Crame '

4. Valencia

5. Horseshoe

Population’:’ -
'~ San Martin de Porres ., © 14804 R

i
@

- -Katinlaran A 7553 - ‘
- .Bagong Lipunan ng Crame _ 13339 _
-: Valencia 9127
- Horseshoe 2650
TOTAL 47,473
District boundary:

The study area is bounded by the following: - N

North : Aurora Boulevard ‘ B
East : P. Tuazon Blvd. towards EDSA PR . o ) .
South :QC-San Juan Political Boundary cL
West : QC-San Juan Political Boundary '

Existing land use: L .

¢ Based on the 2009 actual land use, out of the 167.49 has. comprising the study area, 50.03%
or about 83.79 has. are occupied by residential area.

Industrial use constitutes 3.72% or 6.22 has.

Commercial areas comprised of 13.33% or 22.32 has.

Institutional (6.47% or 10.84 has.)

Informal settlers (1.81% or 3.03 has.)

Utility (7.74% or 12.97 has.)

Vacant (0.95% or 1.60 has.)

Roads (13.55% or 22.70 has.)

® & ¢ & 9 0 o

Access:

¢ Major transport routes in the study area include:
- Aurora Boulevard
- P.Tuazon Blvd.
- Dofia Juana S. Rodriguez
- Granada

¢o
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- EDSA
- Boni Serrano Ave.

e Secondary Roads include:
-~ N. Domingo
- Horseshoe Drive
C. Benitez Drive

EXISTING LAND USE MAP

LEGEND:

1y P2 LOW DENSITY RESIDENTIAL
W21 R2 MEDIUM DENSITY RESIDENTIAL

. 1 UGHT INTENSITY INDUSTRIAL

INFORMAL SETTLERS

¢ Among the so called “choke point” areas include: - - L
- Aurora Boulevard cor. Dofia Juana S. Rodriguez
- Aurora Boulevard cor. EDSA
- P. Tuazon Bivd. cor. EDSA
- Boni Serrano Ave. cor. EDSA

Mode of transport”
¢ Public utility vehicles (PUV's) such as passenger jeepneys buses, MRT and taxis.

., o Tricycles run along secondary. roads

Gl
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NEW MANILA COMMUNITY DISTRICT S '

Areg coverage and population:

The proposed New Manila
Community District has a total
land area of 184.62 has. and
covers 3

barangays in District 3 and 4:
(Immaculate Concepcion,
Mariana,Damayang Lagi)

Population
- |. Concepcion 8551

- Mariana- 11650
- D. Lagi- 21914
TOTAL 42,115

District boundary:

The study area is bounded by the following:

North :E. Rodriguez Sr. Avenue

East : Vancouver towards Rosario Drive southward of Aurora Blvd.
South :Aurora Blvd. towards Ermitafio Creek

West : Ermitafio Creek

Existing land use:

EXISTING LAND USE MAP

LEGEND:

Based on the 2009 actual land use, out of the 184.62 has. comprising the study area, 61.16% or
about 112.91 has. are occupied by residential area.

e Institutional {7.03% or 12,98 has,)

e Commercial areas comprised of 8.62% or 15.91 has.

G2
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e Vacant (4.60% or 8.49 has.)
e Roads (17.32% or 31.98 has.)
» Informal settlers (0.41% or 0.75 has.)

Access:

e Major transport routes in the study area include:
- E. Rodriguez Sr. Avenue
- Aurora Boulevard
e Secondary Roads include:
- Victoria Avenue
- Dofia Juana S, Rodriguez
Gilmore Avenue
- Dofia M. Hemady
Balete Drive

1}

o Among the so called “choke point” areas include:
- E. Rodriguez Sr. Avenue cor. Aurora Boulevard
- Gilmore Avenue and Balete Drive cor. Dofia M. Hemady

Mode of transport”

o Public utility vehicles (PUV’s) such as passenger jeepneys, buses, MRT and taxis.
e Tricycles run along secondary roads




ANNEX 5.2

NON-GROWTH CENTERS

THE BLIGHTED AREAS

DISTRICT 1
BGY. DAMAR
BGY. MANRESA
BGY. STO. DOMINGO
MAYON AREA
MUNOZ AREA

DISTRICT i
BGY. SAN BARTOLOME
BGY. BATASAN HILLS
BGY. FAIRVIEW
BGY. BAESA-BAHAY TORO
MALIGAYA AREA
NGC-WEST AREA
BGY. CULIAT

DISTRICT (it
BGY. MATANDANG BALARA
QUIRINO AREA
MURPHY-PROJECT 4 AREA
;OBOS AREA

DISTRICT IV
BGY. TATALON
GALAS AREA
KAMUNING AREA
SCOUT AREA

¢4
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DISTRICT 1:

Area coverage and population:

The proposed Damar Community District has a total land area of 194135 has and covers3
barangays in District 1 (Balingasa, Damar, Pag-ibig sa Nayon) : ’

Population :
e Balingasa 20,288
o Damar 1,499
Pag-ibig sa Nayon 5272
TOTAL 26,999 v -

District boundary: '
The study area is bounded by the following:

North : Bgy. Balingasa Bgy. Boundary line P
East : San Francisco River

South : Del Monte Avenue -
West :Q.C. ~ Manila City Political Boundary

-
(-7
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Existing land use:

Based on the 2009 actual land use, out of the 194.15 has. comprising the study.area,44.23% or
about 85.87 has. are occupied by residential area. -

Industrial use constitutes 13.53% or 26.27 has. U

Commercial areas comprised of 15.23% or 29.57 has.

Roads (19.50% or37.85 has.). . + . x A

Vacant (1.70% or 3.31 has.) e e e e

Informal settlers (1.15% or 2.23 has.)

Open Spaces (0.62% or 1.20 has.)

EXISTING LAND USE MAP

LEGEND:

R-1 LOW DENSITY RESIDENTIAL

JfFL -2 MEDIUM DENSITY RESIDENTIAL
N -3 NIGH DENSITY RESIDENTIAL

S 1 MINOR COMMERGIAL

€2 MAJOR COMMERCIAL

Bl C.3 METROPOLITAN COMMERTIAL
-1 LIGHT INTENSTTY INDUSTRIAL

-2 MEDRJM INTENSITY IRDUSTRIAL
INSTITUTIONAL
INFORMAL SETTLERS
PARK / OPEN SPACE

Access:
o Major transport routes in the study area include:

- Sgt. Emilio Rivera
® G. Araneta Avenue
o Del Monte Avenue
¢ Bonifacio Avenue
e Banawe Avenue

» Secondary Roads include:

Matutum Street

Mauban Street

Biak na Bato

Toktokan Street o,
Sto. Domingo Street

Hon. G. Roxas Streat

GG
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e Among the so calied “choke point” areas include: My
« Bonifacio Avenue cor. Sgt. Rivera and Del Monte Avenue
e Banawe Street cor. Del Monte Avenue R TR TL T
e Del Monte Avenue-cor. A, BomfaaoAvenue andG. AranetaAvenue. Do

[ PYRRN
i

Mode of transport” ; - ! e,
e Public utility vehicles (PUV’s) such as passenger jeepneys, buses, and taxis,
¢ Tricycles run along secondary roads

..... GI/
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2. Man nity Distri o

Area coverage and population: R
¢ The proposed Manresa Commiunity. District has a total area of 140.56 hectares and covers the 3

barangays in District I: San Jose, Manresa and Masambong

o |t covers some industrial areas in this part of Quezon City.

¢ The area has a projected population of 37;380. " =

District boundary:

The study area is bounded by the following:
North : Sgt. €. Rivera and Toktokan St.

East :San Francisco River

South :Del Monte Avenue

West : Q.C. - Manila City political boundary

Existing land use:

Based on the 2009 actual land use, out of the 140.56 has. comprising the area, 13.90% or about
19.54 has. are occupied by industrial areas.

Residential use constitutes 31.39% or 44.12 has.

Commercial areas comprised of 18.48% or 25.97 has. business activities are noted along major
roads

Roads (26.42% or 37.14 has.)

informal settlers {3.37% or 4.74 has.)

Vacant (2.16% or 3.04 has.)

Institutional (3.35% or 4.71 has.)

s
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EXISTING LAND USE MAP

LEGEND:
" Rl LOW DENSITY RESIDENTIAL
B2 R-2 MEDIUM DENSITY RESIDENTIAL
R-3 HIGH DENSITY RESIDENTIAL
C-1 MINOR COMMERCIAL
-2 MAJOR COMMERCIAL
C-3 METROPOLITAN COMMERCIAL
CEMETERY
1-1 LIGHT INTENSITY INDUSTRIAL
2 MEDUM INTENSITY INDUSTRIAL
INSTITUTIONAL
INFORMAL SETTLERS
PARK / OPEN SPACE

Access:

s Major transport routes in the study area include:
Sgt. Emilio Rivera(C-3)

Bonifacio Avenue

Del Monte Avenue

G. Araneta Avenue

D. Tuazon Avenue

Banawe

Sto. Domingo Avenue

e Secondary Roads include:
e Biak na Bato

Matutum Street

Hon. G. Roxas Street

Mauban Street pot

¢ _Among the so called “choke point” areas include: All roads intersecting major. transport roads
Mode of transport: N ' e

e. Public utility jeepneys, FX taxis cabs ply in.all major transport routes.
e Tricycles and pedicabs services in.all other part of the study area.

PR
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3. Del Mon mmunity Di.
Area coverage and population:
e The proposed Del Monte Community District has a total area of 218.80 has. and covers 7

barangays inDistrict I: Del Monte, Paltok, Nayong Kanluran, Sta. Cruz, Paraiso, Mariblo, Damayan
¢ The area has a projected population of 49,484. .

District boundary:

The study area is bounded by the following:

North : Southern barangay boundary lines of San Antonio and Bungad
East : West Avenue

South : Quezon Avenue

West : San Francisco River

Existing Land Use: : .

o Based on the 2009 actual land use, out of the 218.80 has. comprising the study area, 52.77% or
about 115.46 has. are occupied by residential areas.

o [ndustrial use constitutes 4.07% or 8.91 has.

o Commercial areas comprised of 12.31%' or 26.93 has. Business activities are noted along Roosevelt
Avenue, Del Monte Ave., Quezon Avenue and West Avenue Co

o Institutional (3.48% or 7.62 has.)

o informal settlers (1.67% or 3.66 has.)

r/»O
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e Roads (18.64% or 40.78 has.) T T N e
e Vacant (2.69% or 5.88 has.)

» Open spaces {2.69% or 5.88 has.) a e

Among the-so called “choke-point” areas-inciude: -
e Roosevelt Ave. - Del Monte Ave. g
¢ Roosevelt Ave. - Quezon Ave.

o Del Monte Ave. — West Ave.

e . ¢ o T T e S A

EXISTING LAND USE MAP

LEGEND:

-1 LOW DENSITY RESIDENTIAL
{2 MEDIUM DENSITY RESIDENTIAL
R-3 HIGH DENSITY RESIDENTIAL
| C-1 MINOR COMMERCIAL
€-2 MAIOR COMMERCIAL
€-3 METROPOLITAN COMMERCIAL
A cEMETERY

1 UGHT INTENSITY INDUSTRIAL
M -2 MEDIUM INTENSITY INDUSTRIAL
B iNsTITUTIONAL
B INFORMAL SETTLERS
55 PARK / OPEN SPACE

Access:

¢ Major transport routes in the study area include:
e Roosevelt Ave, - Del Monte Ave.
¢ Quezon Avenue - West Avenue

Secondary Roads include:

e judge Juan Luna St. - Baler - Tolentino
¢ West Riverside - San Antonio - Pat Senador

® San Pedro Bautista - East Rive_rside

Residential Subdivision roads particularly at Heroes Hills Subd.

N

Mode of transport:

¢ Public utility vehicles {(PUV's) such as passenger jeepneys and FX taxi cabs ply along Roosevelt, Del
Monte and West Triangle Avenues

¢ Passenger buses, jeepneys and FX taxi cabs ply along Quezon Ave.

e Tricycles and pedicabs runs along secondary roads

i
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4. . D unity Distri
Area Coverage :

e The proposed Sto. Domingo Community District has a total land area of 229.31 has. and covers
4 barangays in District {: Sto. Domingo, St. Peter, Sienna and Talayan
« The area has an estimated population of 27,803

g e

District Boundary:

The study area is bounded by the following:

North : Del Monte Avenue _

East : San Francisco River E
South : Quezon Avenue

West :Eastern barangay boundary lines of Lourdes and Maharlika

Existing Land Use: '
¢ Based on the 2009 actual land use, out.of the 229.31 has. comprising the study area, .
53.25% or about 122,10 has. are occupied by residential areas.
Business activities {11.81% or 27.07 has.)
Roads (25.06% or 57.47 has.)
Institutional (7.45% or 17.04 has.)
Vacant {0.60% or 1.37 has.) .

12
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(1}
:
é

LEGEND:

R-1 LOW DENSITY RESIDENTIAL
5538 R-2 MEDIUM DENSITY RESIDENTIAL
BB g3 1HGH DENSITY RESIDENTIAL
HEHY c1 MINOR COMMERCIAL

€2 MAJOR COMMERCIAL
M c.: METROPOLITAN COMMERCIAL
Es5T CEMETERY

1-1 LIGHT INTENSITY INDUSTRIAL
I 1-2 MEDIUM INTENSITY INDUSTRIAL
B INSTITUTIONAL
I INFORMAL SETTLERS
ESAEE pARK / OPEN SPACE

B ynury
 VACANT
"%, RESERVOIR :
EER Mumary
{

Access:
e Major transport routes in the study area include:

e Del Monte Ave. - G. Araneta Ave. - Quezon Ave.

o Banawe Avenue - Mayon Avenue - N.S. Amoranto Ave.

e Secondary Roads include:
e Maria Clara - Sto. Domingo Ave. - Blak na Bato
e Cordillera - Don Jose

e Residential Subdivision roads
AAA o Among the so called “choke point” areas include:
o Del Monte Ave. ~Cordillera =© *~ =~ =~ -
e Del Monte Ave. - Banawe
o Del Monte Ave. — G, Araneta Ave. ' = i
o N.S. Amoranto Ave. — Banawe
- ¢ N.S. Amoranto Ave. - G. Araneta Ave,
4 e Quezon Ave. - Bahawe Ave. ¢
e Quezon Ave. —G. Araneta Ave.
» Sto. Domingo Ave. ~Quezon Ave =
e Del Monte Ave. - Sto. Domingo Ave. "

- Mode Of Transport”
s Public utility jeepneys ply along identified major roads.
o Tricycles service the secondary and inner roads

. 13
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5. Mayon Community District

Area Coverage e

e The proposed”Mayon Community Dis ‘has a'total land area of 205.98 has. and covers 7
barangays in District I: Maharlika, N.S. Amoranto, Béang Bundok, Salvacion, San Isidro Labrador,
Sta. Teresita and lourdes .

e The area has an estimated population of 49,680.“

District Boundary: . .

The study area is bounded by the following:

North : southern barangay property lines of San Jose and Manresa. (Del Monte Ave.} .

East : western barangay property lies of St. Peter and Sto. Domingo

Southeast : Quezon Avenue

West ; Quezon City-Caloocan political boundary

Existing Land Use: o o

o Based on the 2009 actual land use, out of the 205.98. comprising the study area,42.24% or about
87.01has. are occupied by residential use. i

e Commercial areas comprised of 19.46% or 40.09 has, concentration of business activities is
located along Quezon Avenue, Banawe, Bonifacio Avenue and Del Monte Avenue and N.S.
Amoranto Ave. ' '

e Roads (23.86% or 49.15 has.)

o Vacant (3.27% or 6.74 has.)

institutional {(5.64% or 11.62 has.}

Informal settlers (3.09% or 6.36 has.)




Annex 5.2: Non-Growth Centers (The Blighted Areas)

EXISTING LAND USE MAP

LEGEND:

R-1 LOW DENSITY RESIDENTIAL
-2 MEDHM DENSITY RESIDENTIAL
R-3 HIGH DENSITY RESIDENTIAL
€-1 MINOR COMMERCIAL
€-2 MAJOR COMMERCIAL
€-3 METROPOLITAN COMMERCIAL
nihd CEMETERY .

1-1 LIGHY INTENSITY INDUSTRIAL
I -2 MEDIUM INTENSITY INDUSTRIAL
INSTITUTIONAL
INFORMAL SETTLERS
PARK / OPEN SPACE

Access:
e  Major transport routes in the study area include:
« Del Monte Ave., N.S. Amoranto Ave.,
Quezon Avenue, Banawe, A. Bonifacio Ave,

¢ Secondary Roads include:
e Maria Clara St., D. Tuazon Ave., Mayon Ave.
e Biak na Bato, Kanlaon Ave., Calamba
e Apo St., and Blumentritt

e Among the so called “choke point” areas include:

e Quezon Ave,-Banawe - Del Monte-Banawe

e Del Monte —D. Tuazon - Mayon-Del Monte Ave.
e N.S. Amoranto-Blumentritt - Mayon-Amoranto

e N.S. Amoranto-D. Tuazon - N.S. Amoranto-Banawe

e Major roads inter;ecting Quezon Avenue

Mode Of Transport o . ‘
o Public utility vehicles (PUVs) such as passenger jeepneys ply along major roads”
e Tricycles run along secondary roads




6. Munoz Community District

Area Coverage

Annex 5.2: Non-Growth Centers (The Blighted Areas)

The proposed Mufioz Commuhity.Dist;i,.ct_,,has a total land area of 194.15 has. and covers 4
barangays in District I: (Katjpqun, Veterans'Village, Bungad, San Antonio)

Population

e Katipunan

o Veterdns Village ., »

* e Bungad.

District Boundary:

The study argais bounded by the following;
North : EDSA ' '

East
South
West

West Avenue

Baler traversing Roosevelt Avenue towards Bgy. San Antonio (Bgy. Boundary line)

San Francisco River

’/(p
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Existing Land Use:

o Based on the 2009 actual land use, out of the 194.15. comprising the study area,
44.23% or about 29.57 has. are occupied by residential areas. ’ i ‘

e Industrial use constitutes 13.53% or 26.27 has.

e . Commercial areas comprised.of 15.23% or29.57 has. ... .

M2 LOW DENSITY RESOUNTIAL

BEE mz seum cENSTY AEbOBNTUG

b Ad vl QENSTY AEOBNTAL

S c.a a0 CONRMRRGIAL

W 2 AR COMMERCIAL

B 5 pacm0OPOUTAN LOMMROAL
= i ¢eneprony

[ G 13 RGN N TENSITY INDUSTRIAG

i R 2 o seTENSTY sMDUSTY AL

Access:
¢ Major transport routes in the study area include:
e EDSA

o West Avenue
* Roosevelt Avenue

e Secondary Roads include:
o Baler Street

e Among the so called “choke point” areas include:
o EDSA cor. West Avenue
o Baler corner Roosevelt Avenue
» Roosevelt Avenue corner EDSA

Mode of Transport
e Public utility vehicles (PUVs) such as passenger jeepneys, buses and taxis.
e Tricycles run along secondary roads

/]/‘/
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DISTRICT il:

1. Batasan Hills Community District

Area Coverage

The proposed Batasan Hills Community District has a total land area of 821.22 has.

barangays in District II: (Bagong Silangan, Payatas, Batasan Hills)

Population:

» Bagong Silangan 103250
» Payatas 11833.30
® BatasanHills- % . - ]
i - TOTAL 2

and covers 3

78




District Boundary:

The study area is bounded by the following:

North: Bgy. Payatas and Bagong Silangan Boundary
East : Political boundary of QC-Marikina City
South: Bgy. Boundary of Bgy. Matandang Balara
West: :NGC Property Line

Annex 5.2: Non-Growth Centers (The Blighted Areas)

EXISTING LAND USE MAP

LEGEND:

R LOW DENSITY RESOONTAL
I n DU OBNSITY AZHOINTIAL

550 a3 U M TENSITY INOUSTRAL
B 2 vecxus N TENSITY INDUSTOAL
Ml svunoss

R nrOmas Serriens

BB2 ranxc / Goen SPale

i azsowom
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Existing Land Use:

¢ Based on the 2009 actual land use, out of the 821.22. comprising the study area, 17.52% or about

143.87 has. are occupied by residential area.
Commercial areas comprised of 0.12% or 0.98 has
Informal settlers (20.86% or 171.27 has.)

Open space (2.42% or 19.90 has.)

Vacant (32.93% or'270.47 has.)

Roads (17.70% or 145.37 has.)

Socialized Housing (2.03% or 16.68 has.)

Water (3.09% or 25.34 has.)

f/q




Annex 5.2: Non-Growth Centers (The Blighted Areas)

Access:

e Major transport routes in the study area include:. .
e Commonwealth Avenue
¢ |BP Road
e San Mateo-Batasan Road

11

e Secondary Roads include:
s J.P. Rizal Street

e Among the so called “choke point” areas include:
e San Mateo-Batasan Road cor. IBP Road
» Commonwealth Avenue cor. IBP Road
e IBP Road cor. Filinvest Homes Road |

Mode of Transport T
e Public utility vehicles (PUVs) such as passenger jeepneys, buses, and taxis.
¢ Tricycles and pedicabs run along secondary roads.

¢0
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2. Fairview Community District ‘ ;

Area Coverage =
e The proposed Community District has a total land area of 1,006.26:has. and covers 5 barangays:
Fairview, North Fairview, Lagro, portion of Pasong Putik, and Commonwealth in District li.

o The area has an estimated population of 173,291.

District Boundary:

The study area is bounded by the following:

North : southern designated line of Novaliches-Lagro Commuriity Distriét

East :western property line of La Mesa Dam Reservolt‘and western portlon of Bgy. Payatas
South :north barangay boundary lines of Pasong Tamo and Commonwealth’

West : eastern barangay lines of Sauyo, Sta. Ludia; Gulod and Kaligayahan

Existing Land Use:

. “
0
32

¢ Based on the 2009 actualland use, out of the 1,066.26 has comprising the study area
28.48% or about 286.61 has. are occupied by residential areas.

Business activities (2.58% or 25.99 hds.) are noted along: major roads

Informal settlers (9.09% or 91.49has:) -~ =+

Vacant (23.27% or 234.11 has.) : ' o '
Roads {20.42%or 205.51 has.) - = SR
Utility (3.77%or37.95has.) ~~ =~ C o

Open spaces (2.20% or 22.10 has.}

§




Annex 5.2: Non-Growth Centers [The Blighted Areas}

Institutional (2.11% or 21.28 has.)
Industrial (0.77% or 7.74 has.)
Water {1.24% or 12.44 has.)
Reservoir (6 07% or 61.06 has. )

EXISTING LAND USE MAP

LEGEND:

sy, 1 1OW DENSITY RESIDENTIAL
{2 n.2 MEDIUM DENSITY RESIDENTIAL
BRRE R-3 HIGH DENSITY RESIDENTIAL
i C-1 MINOR COMMERCIAL
= €2 MASOR COMMERCIAL

Bl .3 METROPOLITAN COMMERCIAL
HFT cemETeRY

-1 LIGHT INTENSITY INDUSTRIAL
N -2 MEDIUM INTENSITY INDUSTRIAL
| INSTITUTIONAL

INFORMAL SETTLERS
¥ PARK [ OPEN SPACE

Access:
¢ Major transport routes in the study area include:
¢ Commonwealth Avenue and Regalado Avenue
e Secondary Roads :
¢ Sinulog, Dahlia, Ascension and Bristol
Residential subdivision roads
Among the so called “choke point” areas Jnclude
. Qumno nghway-Ascenswp Avenue
. Regalado Ave.-Bristol .
» Commonwealth Ave.- Regalado Ave
¢ Commonwealth Ave.-Mindanao Ave.

Mode Of Transport

s Public utility vehicles (PUVs) such.as passenger buses, jeepneys, FX taxi cabs ply
along Commonwealth Avenue.

s Other passenger jeepneys ply.along Bristol- Sinulog-Ascensnon Ave. and Regalado Avenue.
Tricycles run along secondary and subdivision roads

e The proposed MRT Line 7 which will connect from the MRT Lme 4 (North Avenue
Station) will pass thru Commonwealth Ave., Regalado Ave. and Quirino Highway. This
Project will further enhance the study area’s accessibility and linkage to.other metro areas.

£2




. Annex 5.2: Non-Growth Centers (The Blighted Areas)

3. Son Bartolome Community District S S A

Area Coverage ’ T,

e The proposed San Bartolome Community District has a total:area. of 993.45 has. and covers 5
barangays in District Il:Nagkaisang Nayon, Capri, Gulod, San Bartclome arid Bagbag

o It embraces some of the industrial areas located in this part of Quezon City ; -~

¢ Adjacent to Novaliches District Center, characterized by heavy commercial development on
metropolitan scale of operation

¢ The study area has an estimated population of 202.960.

.

!
|
|
!
|
|
¢
i
i
'
|
!
I

i

|

]

] :

R

District Boundary:

The study area is bounded by the following"

North : QC-Caloocan political boundary T b

East : western barangay boundary lines of San Agustin,'Novalicties Proper, Sta. Morica, Sta. Lucia
and Sauyo

South : north barangay boundary lines of Sauyo and Tallpapa

West : QC-Caloocan political boundary ~ - o ' {

e o s . T

Existing Land Use: ca JRETS

e Based on the 2009 actual land use, out of thé 993.45 has comprising the study area, 16.31% or
about 162.05 has. are occupied by industrial areas, located in some parts of the study area and
along Quirino Highway and Gen. Luis.

e Residential use constitutes 35.38% or 351.48 has. these residential areas are particularly
concentrated in the inner part of the study area.

e Concentration of business activities 3.04% or 30.23 has. is also located along Quirino Highway and
Gen. Luis

§3
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Informal settlers {2.97% or 29.54 has.) ,

Presence of Bagbag Public Cemetery and Holy Cross Memorlal Parks (5.27% or 52.40 has.)
Vacant (16.09% or 159.82 has.)

Roads (11.92% or 118.39 has.) . . iy
Institutional (3.98% ar 39.50 has.) ~ T ‘ ‘

Open spaces (1.25% or 12.38 has.) . oo

EXISTING LAND USE MAP

LEGEND:

Ah LN CENETY REIDENTA,

| A2 AAEIUNY DEHETY RELDEMTAL
B3 FEGR DENATY AZMOENRTIAL
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-
| ]
| ]
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-
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-
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K nesemim
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Access:

s Major transport routes in the study area: Quirino Highway and Gen. Luis

¢ Secondary Roads :Katipunan Avenue (SB Road), P. dela. Cruz, Damong Maliit, Forest Hills, Drive,
Nitang Avenue, Marianito, Francisco, Seminary Road and King Alexander

s “choke-point” areas includes roads intersecting Quirino Highway

Mode Of Transport .

e Public utility vehicles (PUVs) such as passenger buses, jeepneys, FX taxi cabs ply
alongQuirinoHighway.
Tricycles run along identified secondary roads

* Some pedicabs ply on secondary and inner roads

8
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4. Baesa-Bahay Toro Community District ‘ PRI

Area Coverage o e

e The proposed Baesa-Bahay Toro Commumty District has a total area of 800 31 has. and
covers 7 barangays : Baesa, Bahay Toro, Alicia, Ramon Magsaysay, Sto. Cristo, Bagong Pag-
asa and Sangandaan.
It covers re3|dent|al and some industrial and comimercial aréas on the study area.

e The study area has.an estimated population of 238,632.

District Boundary: - Ce
The study area is bounded by the followmg

North : Tandang Sora Avenue East .southwestern barangay boundary lines of Tandang Sora
South : northern boundary lines of designated CBD- Knowledge Community District and north
barangay boundary linesof Apolonio Samson and Balong-bato
West: QC-Caloocan political boundary

Y

Existing Land Use.

e Based on the 2009 actual land use, out of the 800.31 has compnsmg the study area,
48.05% or about 384.5%has. are occupied by re5|dent|a|

e Commercial (7. 10% or 56.84 has. )

Industrial areas (3.03% or 72.25 has.)

Informal settlers (3.38% or 27.03 has.)

Vacant (7.23% or 57.84 has.)

Roads (17.94% or 143.59 has.)

fs
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e Institutional (3.22% or 25.76 has.)
Water {1.82% or 14.58 has.)
e Open spaces {1.21% or 9.72 has.)

EXISTING LAND USE MAP

LEGEND:
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Access:
¢ Major transport routes in the area include: Quirino Highway , Congressional Avenue,
Indanao Avenue, EDSA, Visayas Avenue, Baesa Road, G5IS Avenue and Tandang Sora Ave.
e Secondary Roads includes : Road 20, General Avenue, Shorthorn and Mendez Road, Benefits,
Engineering and Assistant Streets
* “choke point” areas include:
¢ Congressional Avenue-Mindanao Avenue
» Congressional Avenue — Visayas Avenue
o General Ave. — Tandang Sora Avenue
* Road 20-Mindanao Ave.- Quirino Ave.-Mendez Rd.
* Quirino Ave,-Tandang Sora Ave. — Mendez Rd.-Quirino Highway

Mode of Transport

o Public utility vehicles (PUVs) such as passenger buses, jeepneys, FX taxi cabs ply along
Quirino Highway, Congressional Avenue And Mindao Ave.

¢ Public utility jeepneys ply along Visayas Ave., Mindanao Ave., Shorthorn and some identified
secondary roads. S ;

s Tricycles are mode of transport in some subdivision and interior roads.

A
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5. Maligaya Community District B R K

Area Coverage: bt Dowy en

¢ The proposed Maligaya Community District has a total Iand area of 387 98 has. and covers 3
barangays in District Ii : San Agustin, Kaligayahan and Pasong Putik Proper

e It encompasses northern most part of Quezon City.

¢ The area has an estimated population of 107,814,

QD
: /\ {,’ ’}f-
\>“' 4\\\3\(

\\\\\\\ h

strict Boundary:
The study area is bounded by the following:. :~

North :Quezon City-Caloocan political baundary oo

East : Quirino Highway TR

South : North barangay boundary lines of Greater Lagro, T . :

North Fairview, Sta. Monica and Novaliches,Proper. ., = ~:c. ~ .. ., .

West :Eastern barangay boundary lines of . Nagkalsang Nayon and Quezon c:ty-Caloocan
politicalboundary .

Existing Land Use: S

e Based on the 2009 dctual land:use, out of the 387.98 has c0mpr|s|ng the study area of
36.57% or about 141.88has. are occupied by re5|dent|a1 areas; - vt
e Commercial areas cormptised of 2.47% or 9. 57 has: concehtratlon of ‘busitiess activities are
noted along Quirino Highway, Zabarte Road and Susano Road
o Informal settlers clustered in several parts of the study area, occupy about 6.18% or 23.97
has.
e Vacant comprised for 20.06% or 77.84

e Roads (18.34% or 71.15 has.)
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Industrial areas 5.36 or 20.80 has.
Institutional (8.20% or 31.83 has.)
Open spaces {2.12% or 8.24 has.)
Utility (0.18% or.0.72 has.) S

B e b SR EXISTING LAND USE MAP

LEGEND:

Ly, LW DOVSITY RESOBNTAL
08 n2 meous OowleTy RESOENTAL
W 03 i DONGTY RESODMTAL

€3 WENGK COMMNRErAL
- €2 AR COMMINCIAL
E 03 memOrOuTan COMVERCIAL
Cuvereny
Eid b LT INTIRSTY INDUSTRIAL
B 2 MEDUBS INTENSTY iMOUSTIIAL
HR inrunosa
N weosv Semons
WS vanx £ Oven Pt

Access: o e,
e Major transport routes in the study area include:
Quirino Highway ,Zabarte Road and Susano Road
e Secondary roads includes :
¢ Nightingale Street - Camarin Drive - CarmenDrive ..
) e Olympus Drive - Don Alejandro Ave. ISR
e Residential subdivision roads ! o
¢ Among the so called “choke point” areas |nclude
* o Zabarte Road:-- Quirino Highway
e Area approaching Novaliches Proper

Mode of Transport o

* Public utility vehicles (PUVs) such as passenger buses, jeepneys, ply along Quirino Highway
e Passenger jeepneys and FX taxi cabs ply along Zabarte Road .
, @ Tricycles and pedicabs runs.along secondary-and subdivision roads -

144
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6. NGC-West Comimun i;z‘ District

Area Covelage
The proposéd NGC-West Commumty District has a total land area of 467.11 has. and covers 2

- barangays m Distrlct i": (Holy Splrlt Commonwealth) ~“-

Population:

e Hon Spln :
. Commonwealth‘loo 303

District Boundary: C

The study area is bounded by the following:

North : Commonwealth Avenue and eastern side of Dofia Carmen Subd.
East : lot deep along Commonweaith Aveniie (deSlgnated NGC—Bamsan Commumty District)
South :Northside of barangay boundary line of Oid Balara’ ' e
West :eastern barangay boundary lines of Pasong Tamo ‘ar,\d‘Faivrvi'e'w.

89




EXISTING LAND USE MAP. .
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Annex 5.2: Non-Growth Centers (The Blighted Areas)

Existing Land Use:

e Based on the 2009 actual land use, out of the 467.11 has comprising the study area of 40% or about

190.08 has. are occupied by residential area.
o Informal settlers constitutes 16.21% or 75.70 has.
e Commercial areas comprised of 1.07% or 5.01 has.
e Vacant ( 13.97% or 654.28)
o Roads (19.37% or 90.46 has.)
¢ Open spaces (2.54% or 11.89.has.)
¢ nstitutional {3.80% or 17.75 has.)

Access:

o Major transport routes in the study area include:
e Commonweaith

e Luzon Avenue

e Secondary Roads include :

e Zuzuaregui Street

e Don Antonio Road

e BF Homes Road

e Sampaguita-Avenue N ., )

» Among the s;; called. “choke point” 'afeas,lnvclug%:
e Commonwealth Avenue cor. Dofia Carmen .

o Litex Road cor. Commonwealth Avenue

e Commonwealth Market Area

e Commonwealth Avenue cor. Don Antonio Road

o Commonwealth Avenue cor, IBP Road

s Commonwealth Avenue cor. Capitol Homes Drive

Mode of Transport

e Public utility vehicles (PUVs) such as passenger jeepneys, buses, and taxis

® Tricycles run along secondary roads

(%
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Culiat — New Er mmunity Distri

Area Cdvé)&ge

The proposed Culiat-New Hi‘a LCommunity District has a total land area of' 320 16 has. and
covers 2 barangays in Distric'lflll ‘(Culiat, New Era) s ’ P

Population: v-f*'*
* Culiat
* New Era
TOTAL

District Boundary:

The study area is bounded by the following: .- ~ . . ‘

North: Congressional Avenue Extension ...- .., .. -, ...

East : Luzon Avenue e b
Southeast : Commonwealth Avenue .
South : Central Avenue westward to creek

West : Visayas Avenue

Northwest :Pasong TamoRjver. .. . , . . . . .

ql
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EXISTING LAND USE MAP 3 i

LEGEND:
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Existing Land Use:

» Based on the 2009 actual fand use, out of the 320.16 has comprising the study area,36.62%
or about 117.25has. are occupied by residential area.

Commercial areas comprised of 2.99% or 9.56 has.

Institutional (12.89% or 41.26 has.)

Informal settlers {7.775 or 24.87 has.)

Roads {18.185 or 58.20 has.)

Vacant (15.65% or 50.12 has.)

Open spaces (1.93% or 6.17 has.)

Access:

» Major transport routes in the study area include:
- Tandang Sora Avenue
- Luzon Avenue
- Commonwealth Avenue
- Visayas Avenue

s Secondary Roads include :
- Central Avenue
- Congressional Avenue
- Cenacle Drive

» Among the so called “choke point” areas include:
- Central Avenue cor. Visayas Avenue '
- Congressional Avenue cor. Tandang Sora Avenue
- Tandang Sdra Avenue cor. Commonwealth Avenue
- Culiat/New Era Schools
~ Luzon Avenue

Mode of Transport

e Public utility vehicles (PUVs) such as passenger jeepn‘eys, buses and taxis.
» Tricycles run along secondary roads
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DISTRICT il LR
B . ; . ¢
1. Matandang Balara Community District e '

- North : southern barangay property lines of Holy Spirit and Batasan Hills:

Area Coverage: f IR e
e The proposed Matandang Balara Community District has a total Iand area‘of 510.12 has.
e It covers the Barangay of Matandang Balara and Pansol.
e The area has an estimated population of 76,117.

. [\A‘“’; T

4 Rrate

A

I SR

R—

3

District Boundary: sa o
The study area is bounded by the followmg

»

East : Quezon City-San Mateo/Marikina political boundary. -~ - .. .. .
South : northern barangay boundary line of Loyola Heights
West : western barangay boundary lines of UP.Campus, New Era and Pasong Tamo

Existing Land Use: C o

e Based on the 2009 actual land use, out of the 510.12 has compnsmg the study area,33.83%
.-or about 172.56 has. are occupied.by.residential.areas.

o 3 . G

e Commercial areas comprised of.4.11% or 20.95 has., concentratlon of busmess activities

arenoted along Commonwealth Avenue, Tandang Sora Avenue and Capitol Hills Drive.
Informal settlers clustered in several part of the area, occupy about 11.89% or 60.65 has.
Vacant (19.71% or 100.53 has.)
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Recreational (9.44% or 48.14 has.)
Roads (16.34% or 83,37 has.)
Utility {1.21% or 6.19 has.) SRR R
Open spaces (1.60% or 8.18 has.) T R '
Institutional {0.96% or 4.88 has.)
Industrial.(0.76% or 3.89 has.)..

[

* 6 &6 e @ ¢

| EXISTING LAND USE MAP
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Access:
e Major transport routes in the study.area include: Commonweaith Avenue& Tandang Sora
Avenue
Secondary Roads include :Capitol Hills Drive and Zuzuaregui Drive
Residential subdivision roads
Among the so called “choke point” areas include:
¢ Commonwealth Avenue- Zuzuaregui Drive
e Tandang Sora Avenue-Capitol Hills Drive
« Commonwealth Avenue- Tandang Sora Ave. -

Mode of Transport
e Public utility'vehicles (PUVs) such as passenger buses, jeepneys, FX tax1 cabs ply along
Commonwealth Avenue.

e  Public utility jeepneys-ply along Tandang Sora Avenue.

. Trlcycles run along secondary roads
e The proposed MRT Line 7 which will connect-from MRT Line 4 (North Avenue Station)
" wilk pass thru North Avenue ard thén t6 .Commonwealth Avenue, This project will further
enhancethe study area’s accessibility and linkage to other metro areas.

9
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Fr o ! Ii’

Quirino Area Community District

Area Coverage . -
The proposed Quiirino
10 barangays.in Disié

' Quirino 3A

Botocan

Loyola Heights 2919
Amihan 4545
Duyan-Duyan 3525

TOTAL 37,622

Annex 5.2; Non-Growth Centers (The Blighted Areas)

s

; lflar_idf‘?area of 159.24 has. and covers

District Boundary:

The study area is bounded by the following:

Northeast: Xavierville Avenue
East : Katipunan Avenue
Southeast :Aurora Blvd.

West: 15" Avenue

Northwest: Bignay Street

95
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EXISTING LAND USE MAP
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Existing land use:

e Based on the 2009 actual land use, out of the 159.24 has comprising the study area,52.11%
or about 82.97 has. are occupied by residential area.-

Commercial areas comprised of 7.52% or 11.97 has.

Roads (23.57% or 37.52 has.)

Vacant (2.05% or 3.27 has.)

institutional (10.77% or 17.15 has.) -

Informal settlers(0.69% or 1.09 has.} . <.

Access:
¢ Major transport routes in the study area include:
}5“' Avenue
Aurora Blvd.
*.Ermin Garcia
Anonas Road
Molave
Narra
¢ Secondary Roads include :
K} Street
Miami Street
Xavierville Avenue
Langka and Chico Streets
Columbia
New York
Stanford

.....
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Annex 5.2: Non-Growth Centers (The Blighted Areas)

Among the so called “choke point” areas include;
Xavierville Avenue cor. Katipunan Avenue e
Chico cor. Langka
Molave-Tindalo-Narra =
15" Ave cor. Aurora Bivd.

.'Aurora Blvd. cor. IP:RizaliAvey /v .- >0 o
Aurora Katipunan U-turn slot
15™ Avenue cor. Coluribia 7 y
Ermih Garcia-Miami-K} Intersectiont: -~ -+ 07 el i
Anonas cor. Chico T
Aurora Blvd. cor. 20" Avé.

Mode of Transport

Public utility vehicles (PUVs) such as passenger jeepneys, buses, MRT and taxis.
Tricycles run along secondary roads

97




Annex 5.2: Non-Growth Centers (The Blighted Areas)

3. Murphy Pr 4 nity District . U
Areg Coverage N

¢ The proposed Blue Ridge-Cubao Community: Dlstnct has a total area of 336.84 has.and
covers 17 barangays: :
Blue Ridge A & B, Escopa |, if, ifl, IV, Marilag, Mangga, Bagumbuhay
Tagumpay, Milagrosa, D. Zobel, Masagana, San Roque, Villa.Maria Clara, .
Bayanihan & Socorro

s lt covers part of Cubao Business District, high density: re5|dent|al areas and high end
subdivisions

e Based on 2007 survey, the area has a projected population of 89,298.

District Boundary:

The study area is bounded by the following:

North :Aurora Blvd. and the southern barangay boundary lines of Bgy. Loyola Heights

East : South barangay boundary line of Loyola Heights and QC-Marikina political boundary
South :Boni Serrano Avenue and the north barangay boundary Line of Bagumbayan.

West :EDSA, P. Tuazon Bivd. and 15" Avenue, going Aurora Blvd.

Existing Land Use:
s Based on the 2009 actual land use, out of the 336.84 has comprising the study area

53.49% or about 180.18 has. are occupied by residential area.
s Commercial areas (11.95% or 40.27 has.)

4




Annex 5.2: Non-Growth Centers (The Blighted Areas)

Government Institutions {7.69% or 25.92 has.)

Roads (20.08% or 67.64 has.) PR Tl s
Open spaces {1.22% or 4.12has.)

Military (1.33% or 4.48 has.) A e e e

Industrial areas (2.36% or 7.94 has.)

Informal settlers (0.36% or 1.22 has. ) 65.has.; - - - i ¥

Vacant (0.70% or 2.36 has.) I R CEen

EXISTING LAND USE MAP

LEGEND:

. 3 OW DENSITY ALSODNTAL
NI Ml MUY DENSTY RERDBNTIAL

Sy MnOR COnmaRTtiAL

o
,,,,,,

A3 G OENSITY RESOENTIAL

L2 PALIR COMMERCIAL
€3 METROPOLTAN CONMVERCTAL -
3 UGHT N TENSTY INCISTRIAL -
12 MV INTERSTY INCUSTUAL (I
INETTUTONAL
INPORNAL SETTLENS
rA [ OrEN luct
UTTY
VALANT

MTTARY

\\

} \

Access:

Major transport routes in the area include:, . .
Aurora Blvd. o
Katipunan Avenue {C-5)

Boni Serrano Ave. Y
P. Tuazon Bivd. T ’ e
15™ Ave.

o “choke point” areas include intersections of Aurora Bivd., EDSA, Béni'Sérrano Avenueand

Katipunan Avenue (C-5)

Mode of Transport o s i . "

Public utility vehicles (PUVs) such as passenger buses, jeepneys FX taxi cabs ply along Aurora
Boulevard..

Public utility jeepneys ply along 15" Avenue, Boni Serraho- Avenue and P. Tuazon B!vd
Tricycles and pedicabs services inner roads P e
The Metro Rail Transit (MRT) line 4 runs along EDSA with'2: stations ‘at Fai‘mers Pla!a andBoni
Serrano Avenue : RN Poos
The MRT Line 2 runs along Aurora Blvd. with 2 stations at: Anonas andKatipunan Avenue.
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Annex 5.2: Non-Growth Centers (The Blighted Areas)

4. Libis Community District

Area Coverage And Population:
. . <
e The proposed Libis Community:District has a total area of 146.14 has.and covers 2
barangays in District Ill. (Bagumbayan and Ugong Norte)
e The study area has an estimated population of 9,282.

 EXISTING LAND USE MAP

lﬁGﬂlD‘.

 m LW OBNSITY NSO
HOE wd wRowim ORNGTY KEbpennaL
MR 2.3 g oYY RESERN AL
ﬂ € WIWOR COMMERCIAL

[ ] 3 QUM (O " Cidaa

B covenony t
LT el K INTINRTY NS '
2 MR UM N TENBTY INDUSTRAL

R nirrunona.

District Boundary: ’
The study area is bounded by the following:

North :Libis Creek and Astoria Street oy
East : Marikina River

South :QC-Pasig political boundary

West :lot deep Westside of C-5

- Existing Land Use: . S
e Based on the 2009 actual land use, out of the 146.14 has compnsmg the study area,

11.11% or about 16.33 has. are occupied by residential areas. s
Jndustrial areas (34%o0r 50.61has.).. ~ .. - T L

X

e Commercial areas (36.39% or 53.48 has.)
e . Vacant (1.58%.or 2.32 has.)

e Roads {13.43% or 19.73 has.)

.o Institution {1.05%:0r 1.55 has.)

e Utility (1.23% or 180 has.)

o - Waterways {(.77%or 1.13.has)). . T o )

/00
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Annex 5.2: Non-Growth Centers {The Blighted Areas)

Access:

s Major transport routes in the area are: R T T S
- E. Rodriguez Jr. Avenue (C-5). ' I
- BoniSerrano Extension i
- Calle Industria
- OrtigasAvenue Extension

e . Secondary roads:
- Richmonde Street.
- - Eastwood Avenue
- Mercury Avenue s B,
- Or hard Avenue

e “Choke point” areas include roads intersecting major roads.
Mode Of Transport
o  Public utility jeepneys ply along major roads

Aurora Boulevard..
¢ Tricycles runs on secondary and inner roads

/o)




Annex 5.2: Non-Growth Centers (The Blighted Areas)

DISTRICT IV:

1. Tatalon Community District

Area Coverage:;

o The proposed Tatalon Community District has é'l'iotal area of 242.51 has. and covers 5
barangays in District [V: Tatalon, Roxas, Dofia Josefa, Kalusugan and Kristong Hari

e It covers the area where the few first government housing community was located, the
Tatalon Housing Project and Project 1. '

s The study area has an estimated population of §7.004.

L
e

District Boundary:
The study area is bounded by the following:

Northeast : Scout Chuatoco Street and southern barangay

boundary lines of Kamuning and Obrero

South : Diliman Creek and E. Rodriguez, Sr. Avenue
Southwest: Quezon Avenue

Existing Land Use:

Based on the 2009 actual land use, out of the 242.51 has comprising the study area,34.20% or
about 82.93 has. are occupied by residential areas.

Commercial areas comprised of 20.02% or 48.55 has. concentration of business activitiesare
noted along Quezon Avenue, E. Rodriguez, Sr. Ave., Banawe, Araneta Ave, andSct. Chuatoco
Informal settlers (3.54% or 8.58 has.) occupy the easement of Diliman Creek, San Juan River
and portion of the transmission line right-of-way

Utility {3.40% or 8.25 has.)

Institution (12.22% or 29.62 has.)

Roads (19.62% or 47.59 has.)




Annex 5.2: Non-Growth Centers {The Blighted Areas)

e Vacant (2.17% or 5.26 has.)
e Water (3.22% or 7.82 has.)

EXISTING LAND USE MAP

LEGEND:

B3 LOW DENSTY REZUOUNTUAL
Bl 2 venum ONSTY ATSDN AL
W r.3 1691DENSTY AEVDONTIAL
BISE 3 memor CONMMERCIAL

€2 MAKCR COMMMNCIAL

G s ot TENSITY M DUSTION
I -2 ACORI0N N TENSITY INDUSTRAL
Ml asnrunona

IPORMAL SETTUBRS
BEE ranx f OPEN S0l :
< VACANT [
HEP mmenwOR :
ACCESS:
e Major transport routes in the study area include:
- Quezon Avenue - E. Rodriguez Sr. Avenue - Broadway
- G. Araneta Ave, - Sct, Chuatoco - Broadway Ave.
o Secondary roads include:
- Banawe - Victoria Avenue B.M.A. Avenue
- Cordillera - D. Tuazon Kitanlad Street
- Kaliraya - Tuayan Street o
o Among the so called“Choke point” areas include:. - : - -+ i o o0 !
o roads intersecting Quezon Avenue and
e E.Rodriguez Sr. Ave. i
Mode oTransport A S
e Public utility buses, jeepneys, FX taxi cabs ply Quezon Avenue
* Public utility jeepneys ply along E. Rodriguez Sr. Avenue Araneta Ave. and
Chuatoco
L ]

Pedicabs run alonginner roads

[a3




Annex 5.2: Non-Growth Centers (The Blighted Areas)

2. Galas Community District
Area Coverage:

e The proposed Galas Community District has a total land area of 280.16 has. and covers 7
barangays in District IV: (Santol, Sto, Nifio, .San Isidro, Dofta Aurora, Don Manuel, Dofia
Imelda and Damayang Lagi)sz=+. L ~

o The area has an estimated:population of 75,819,

U v B T U

District Boundary:
The study area is bounded by the following:

North : €. Rodriguez Sr. Avenue

East : southwestern barangay boundary line of Marina
Southeast :QC-San Juan political boundary
Southwest:QC-Manila political boundary

Existing Land Yse:

e Based on the 2009 actual land use, out of the 280.16 has comprising the study area, .
45.94% or about 128.70 has. are occupied by residential area.

¢ Commercial areas comprised of 11.17% or 31.30 has. concentration of business activities are
noted along G. Araneta Avenue and E. Rodriguez, Sr. Ave., Banawe, and Santol

¢ |Institution {9.31% or 26.07 has.)

foy




Annex 5.2: Non-Growth Centers {The Blighted Areas)

Informal settlers (2,48% or 6.94 has.) '
Roads (20.18% or 56.52 has.)
Vacant (4.73% or 13.25 has.)
Open'spaces {1.81% or 5.06 has.)

EXISTING LAND

LEGEND-

2.2 LOA DENSTY RESDENTAL
£.2 WEEIUM CENSITY RESONTIAL
I 83 rrGrt OBNATY ACUDENTIAL
i Gl NEROROOVIIROIAL

B 2 asdm COMmERCIAL

BER (.3 vermOPGUTAR CONMINCIAL

Cevereny

13 UOHT N TENSTY INDUSRIAL
12 NESYUDR INTENSETY N OUSTRIAL
N SMIUNONAL

INPORMMAL

vanx J Qren drale

]
[
o
o)
[

Access:
e Major transport routes in the study area include:
- G. Araneta Ave.
- E. Rodriguez Sr. Avenue
- Santol
- Victoria Ave.

e Secondary roads include:
- Cordillera
Kaliraya
- Sto. Tomas
Union Civica
- Tomas Arguelles

Mode of Transport
e Public utility jeepneys ply along major and secondary roads.
e Tricycles and pedicabs runs along inner roads

Cor e

/0§




Annex 5.2: Non-Growth Centers (The Blighted Areas)

3. Kamuning Community District .

Area Coverage: : ,
The proposed Kamuning-Kamias Community District has a total land area of 147.33 has. and

covers 5 barangays in District 11l & IV:

- Kamuning

- West Kamias
EastXKamias - . ™% *-. o L
Pinagkaisahan _—
E.-Rodriguez

Population :

- Kamuning 15318

- West Kamias 4533

East Kamias 6149 - T o
Pinagkaisahan 7215 . P
E.Rodriguez 6417.66', | Do .
TOTAL 39,623.66 - S

i
v

District Boundary:

The study area is bounded by the following:

North : Kamuning Road and Kamias Road

Southeast : Bignay Street

Southwest : E. Rodriguez Ave Sr. towards Diliman creek to T. Morato
Waest : Tomas Morato




Annex 5.2: Non-Growth Centers (The Blighted Areas)

-",\ . s

Existing Land Use: ey
¢ Based on the 2009 actual land use, out of the 147.33 has compnsmg the study area,
49.79% or about 73.35 has. are occupied by residential area. T N TR
Commercial areas comprised of 15 07% or 22.21 has.

[ ]
¢ Roads (23.86% or35.16 has.) "7 o vl b
o Institutional (4.92% or 7.25 has. ) ; L
¢ Informal settiers (2.03% or 2.99 has.)
e Utility (1.73% or 2.55. has.) v :
e Vacant {0.55% or 0.82 has.) .
| |
EXISTING LANDUSEMAP |
‘ LEGEND:
: R3 LYW CENDTY RESCTRTAC f
‘ DEE e MEUM OORSTY RESODNTIAL !
M .y rechi DENGTY RESORNDAL i
B2 2 mnon :
' B <2 sacn COMROIA ;
£33 METROPOUTAN COMVERCIAL :
TEHE Ml Ul INTERSTY OUSIUAL
( T w2 DU IR TN GTY SNOUSTVIAL i
{ Hl ssnrumons i
; il wororw Sermars X
B8 ramc f Oren Seale '
i ’ v ]
: wha . WALAMY I
; i ] !
e |
Access:
e Major transport routes in the study area include:
- Kamuning Road - EDSA
- Kamias Road - E. Rodriguez Ave. :
- Anonas Road - Tomas Morato ° o
- NewYork - KH Street
- Ermin Garcia - Judge JimeneZ
. Secondary roads include: ‘ :
K6,K7, & K8 Streets - Klst 2™, 3 and KE Streets
KJ Street - Slanghlo Street
Park Avenue
e Among the so called “choke point” areas include:
- EDSA-Kamuning Road and KamiassRead . -~ - .. ¢ .. o
- Kamias Road cor KH Street R A C T
- Kamias cor Anonas Street ) = e :

1

New York cor Cambridge, Annapolis and E. Rodriguez sr.
E. Rodriguez Sr. cor. T. Gener, Tomas Morato and Judge Jimenez

Mode of Transport .
e  Public utility vehicles (PUV s) such as passenger Jeepneys, buses, MRT and taxls
e Tricycles run along secondary roads

Ty
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4. Scout Community District

Area Coverage:

Annex 5.2: Non-Growth Centers (The Blighted Areas)

The proposed Scout Community District has a totalland area of 187.13 has. and covers
4 barangays in District IV: (Sacred Heart, Obrero, Laging Handa, Paligasahan

Population :

Sacred Heart

Obrero

- laging Handa
Paligsahan

TQTAL

A

District Boundary y
The study area is bounded by the followmg:-, .

North : Timog Avenue towards EDSA

East : EDSA

7321
8435
5471
4816

26,043

South : Bgy. Sacred Heart Bondary Line towards Bgy. Obrero and Paligsahan Boundary Line

Waest : Quezon Bivd.

Existing Land Use:

» Based on the 2009 actual land use, out ofthe 187.13 “has comprising the study area,
- 40.67% or about 76.11 has. are occupied by residential:area. ’

- Industrial use constitutes 2.86% or 5.34 has.

- Commercial areas comprised of 14.82% or 27 73 has.

Roads (27 65%or 51.73 has.) ~
Vacant (2.02% or 3.78 has.)

|08




Institutional (8.55% or 16.00 has.)
Informal settlers (1.85% or 3.47 has.)

Access:
e Major transport routes in the study area include:

EDSA

Timog Ave
Kamuning Road
Scout Chuatoco -
Tomas Morato
Roces Avenue
Quezon Avenue

e Secondary roads include:

Panay Avenue

Mother Ignacia Ave.

Sct. Torillo

Sct. Ybardolaza, Reyes, Santiago and Tuazon
Park Avenue

o Among the so called “choke point” areas include:

Tomog cor. T. Morato

Sct. Chuatoco cor Quezon Avenue
Kamuning Road cor Tomas Morato
Roces Avenue cor Tomas Morato

Mode of Transport
¢ Public utility vehicles {(PUV;s) such as passenger jeepneys, buses, MRT and taxis.
e Tricycles run along secondary roads

Annex 5.2: Non-Growth Centers (The Blighted Areas)

EXISTING LAND USE MAP (
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ANNEX 5.3

NON-GROWTH CENTER

THE TRANSITIONAL AREAS

BARANGAY SAUYO-PASONG TAMO
BARANGAY TANDANG SORA
BARANGAY STA. MONICA

o




Annex 5.3: Non Growth Center (The Transitional Areas}

Area Coverage: N L o
e  The proposed Transitional Community District has a total land area of 1; 231 78 has énd -covers 4
barangays: Sta. Lucia, Sauyo, Pasong Tamo and Tandang Sora = SEEERS
e  The area has an estimated population of 303,410. ooy G R

v

District Boundory: o o

The study area is bounded by the following: o '

North : southern barangay lines of Sta. Monica and North Fairview

East : southwestern barangay boundary lines of Fairveiw, eastern barangay boundary Ilnes of Holy
Spirit and northwestern barangay boundary lines of Matandang Balara L g

South : north barangay boundary lines of Culiat, Bahay Toro and NewEra .

West : eastern barangay boundary lines of Talipapa, San Bartolome, Bagbag and Gulod o

Y

Existing Lond Use: o oy .

e Based on the 2009 actual land use, out of the 1 230 46 has compnsmg the studv area,34 78% or
about 427.89 has. are occupied by residential areas. e Lo

e Vacant (22.73% or 279.73 has.) L :_

o Roads (16.02% or 197.14 has.) a e

¢ Informal settlers (13.11% or 161.26 has.) '

o Commercial areas (2.30% or 28.25 has. Lyt g e

[

L]

L]

L]

Industrial (2.14% or 26.30 has.) - - . e LT UL S T R
Institutional (2.77% or 34.02 has.), - , JE T P N O
Cemetery (2.69% or 33,11 has.) Y 2 Y PO
Open spaces (1.84% or 22.66 has.)

¥

EXISTING LAND USE MAP
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Annex 5.3: Non Growth Center (The Transitional Areas)

Access:

« Major transport routes in the study area include:
- Tandang Avenue
- Mindanao Avenue . v ., R
- Visayas Avenue o b

~ Congressional Avenue Extension T

e Secondary roads include:
- Banlat Road
- Luzon Avenue
‘ Hlmlayan Road
. ‘Sampaguita Avenue
- Pantabangan Avenue
Phifand Avenue

Residential Subdivision roads
e Among the so called “choke pomt” areas mclude:
- Tandang Sora Ave. -Vlsayas Ave.
- Tandang Avenue-Visayas Avenue
- Tandang Sora Avenue —Himlayan Road
- Mindanao Ave.-Tandang Sora Ave.

Al

Mode of Transport

e

¢ Public utility vehicles such as passenger jeepneys, buses, MRT and taxn cabs ply along Mmdano Ave

e Public utility jeepneys ply along Tandang Sora Ave and Visayas Av.
e Tricycles rusn along secondary and subdivision roads

12
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Land Use Map 2004
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Actual Land Use Map 2009
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Land Use Map 2013
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Zoning 2000 Map
Quezon City
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Zoning 2013 Map
Quezon City
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Land Availability Map
Quezon City
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Land Suitability Map
Quezon City
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Housing/Resettlement Areas
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: Severe Wind Hazard Map
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Barangay Hotspots :
Based on Flood Hazard and Vulnerability
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Multi-Centered Growth Areas

(Concept Map) '

NOVALICHES.LAGRO
GRO\#{_TH AREA

CBR-KNOWLEDGE
COMMUNITY DISTRICT

BUUBTED AREA
TRASS INIONAL AREA
BEE SPECIALDEVELOPMENT
[P MIPAS AREA

- EXISTING RDAD

a s PROPOSED ROAD

xx LRIART LNE

/23




Actual Land Use M

Quezon City 2

of

0 500 1.000

2.000 4.000

Legend
Readertia 1
Residential 2

Meterc.

554 Recrewnens
- Jaforms Fetttemants
BB wrame Setenema (Watsways)

28




2,000
Metors

Legend

3.000

& Communal Septic Tank

& Sewerage Treatment Piant

f#  Proposed Sewerag

T

4,000

ut Plant

Concessionaire

e

/29




Slope Map
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Soil Description Map
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