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Abstract

The paper demonstrates the capacity of the private sector in initiating vertical urbanism and
urban development in the Philippines. Private developers have led the successful development
of the Makati Central Business District and the Rockwell Center, where the tallest buildings in
the country are located. The paper hopes to draw inspiration from the urban planning done

by private developers in Makati and Rockwell Center as a basis for other private developers to
follow suit to create a more connected, accessible, and safe environment for mixed-income
and cross-generational residents. It is also aimed at creating a balance between high-density,
high-rise developments and the surrounding urban sprawl by developing the latter into higher
density neighborhoods: from traffic and parking generators, public transit systems, to a more
convenient commute route for employees and executives.
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The 21st Century is an exciting time for the
Philippines as it bears witness to an urban
renaissance in the Philippines, initiated by the
dynamic private sector to meet the demands
of the growing economy and population.
The factors driving this revival are the surging
job creation brought by the increase in an
educated and affluent workforce and the
reality of urban densification in the key

cities. Private developers now turn to vertical
urbanism to help provide a petri dish for
economic growth and global competitiveness
to thrive in, and in turn, change the pace and
influence trends in the real estate industry.

As of 2012, the official total population in the
Philippines is 92 million and is expected to
increase to 101 million by 2050. In terms of
economic growth, the country would likely
grow by 8.4 percent from 2010 to 2020, and
5.8 percent from 2040 to 2050. In terms of size
and location, the Philippines has the upper
hand as it sits in the center of Asia Pacific and
the world (see Figure 1, Table 1), a 300,000
square kilometer archipelago 400 times the
size of Singapore, 350 times the size of Hong
Kong, eight times the size of Taiwan, and three
times the size of South Korea. The Philippine
coastline, which is the third longest in the
world, is a huge maritime dock waiting to be
fully utilized.
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Figure 1. The Philippines is strategically located at the center of the Asia-Pacific, and of the world. The map also shows

Palafox Associates’ global footprints since 1989. (Source: Palafox Associates Library)
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The City Shaped

Being situated in the middle of the Asia-Pacific Region, the Philippines
has endured, absorbed, and integrated the different nations that have
once laid claim to its economic, political, and geographical advantages
for the last five centuries. For 400 years, the Philippines became a
colony under the Spaniards, 50 years under the Americans, and four
years under the Japanese. The country was an important international
trading post in Asia from the 16th to 19th century for Spain, Europe,
America and Mexico, and the Americans made the country their global
hub in Asia Pacific from 1898 well into the 20th century.

Manila is one of the earliest colonial capitals in Southeast Asia to be
formed following an urban template codified in the Laws of the Indies
and is one of the earliest colonial capitals in Southeast Asia to be
formed using this formal pattern. This boosted the then 2,000 Manila
population to 100,000 within the century of colonization. At the turn of
the 19th century, the interventions of technology like steamships and
canals initiated economic changes. Manila’s population surpassed the
200,000 mark before the end of the century.

The colonial baggage has led cities in the Philippines to be structured
in such a way that the very rich are located close to the town center
but the poorer population have to endure commuting far distances
to get to their places of work, adding to traffic congestion. The
business centers are surrounded by low density housing which have
prevented a healthier mix of income classes in the city, an urban

plan model inspired by car-oriented Los Angeles (see Figure 2). The
preference towards the car-oriented development is manifested by
the dominance of roads and expressways rather than compact, more
sufficient city centers. An aggressive urban environment is seen while
the space inside a small comfortable car becomes the preferred place
for lengthy and frequent travels instead of focusing on developing
wide boulevards, public buildings, landscaped parks, and pleasant
vistas.

Each colonization brought forth the best and worst urban planning
practices into the country, from King Philip II's “Law of the Indies,’
Daniel Burnham'’s “City Beautiful” plan for Manila (see Figure 3), to the
relief and reconstruction of Manila from the two world wars. After the
Philippines became a republic, new zoning and subdivision regulations
to govern the use of development of public and private lands in urban
areas became the focus, a change that helped the Philippines regain its
economic foothold in the world economy.

#H4
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Human Resources
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Table 1. Fast Facts about the Philippines: A brief table
showing what the country is known for. (Source: Palafox
Associates)
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Figure 2. The Makati Central Business District showing the contrast between the tall
buildings and the surrounding communities. (Source: Palafox Associates Library)
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Paving the Way

Private developers in the Philippines have played a special role in

the country’s real estate development. In the west, city zoning and
urban development is ordained by the government and planners, and
then put into fruition by private developers. In much of the country,
however, private developers initiate the development in a city after
getting the government’s approval. As such, they are gradually helping
in updating the country’s land use plans, which became obsolete

after the Philippines became a Republic, and are encouraging further
development in the country. As architects and urban planners, Palafox
Associates has put forward recommendations to change land use
zoning, increase densities in floor area ratios, building heights, and
deed restrictions to the government, clients, land owners, developers,
and their associations of land and building owners after obtaining
government approvals to manage, maintain, secure, improve amenities
and utilities over and above what local governments provide

For decades, Manila had revolved around the elegant Escolta, the
country’s first financial and central business district (CBD). But like

in other cities, Escolta could not quickly adapt to the changed
circumstances. Its cobble-stone streets, made for the age of the calesa,
or horse-cart, became constricted by motor-age traffic and the rise of
suburban housing (see Figure 4).

In order to meet the demands of the growing population and
pressures from the market, the private sector led the development of
central business districts away from Escolta to the shopping centers of
Cubao, Greenhills, and Makati. Urbanized centers in the regional areas
of the country also experienced a construction boom initiated by the
regionalization of the offices of the national government (Laya, 2005).

In fact, one of the most crucial central business districts in the
Philippines, the Makati CBD, thrived from the contribution from

the private sector, the Ayala Corporation, in the 1940s. Makati is an
example of how a town was planned to lure and nurture industry, and
how the local government and businesses can work together to build
a prosperous town from a wasteland of grass. It has become one of
the most tangible contributions of the private sector to the country’s
progress, an expression of a nation's capacity for growth. As such, any
study on construction, architectural progress, and urban planning in
the Philippines can never be complete without mentioning Makati and
its growth as an impressive example of town planning.

Makati currently holds the most number of tall building structures
in the country, with 36 buildings over 100 meters, and 16 over 200
meters. Three new tall buildings have already been topped out, The

Figure 3. Daniel Burnham and Pierce Anderson’s plan for Manila, approved June 28,
1905, submitted to the Philippine Commission. The essential elements of this plan are
the government center and system of proposed arteries radiating from it, the railway
station, and the shore road. (Source: Palafox Associates Library)

E3. Daniel Burnham #7 Pierce Anderson *fZ R4 fEHEIAK], KR4 IFE
EHMXIZ R4 (the Philippine Commission) , 190546 H28H &2,
AXIEF QT REBRF QRN E QRS L ERT T, L4 KEBMREEA
i, (%K EIE: Palafox Associates B FH1E)

EMERE, FNARMHH S FEE AT KT T 0%
HHEE. FRERT HEE, H%HEREETEH F 88
fir, AKNECEEERTEEHRR R ELA KX ERALREA
i

P

REFABEERLENFRFFLZFNETHRENAC, &F
7, WEARNATFLH TR EG, BEITFLERILAAK,
RMEFREEAT M, REFLXBERABFNET TLR
WA LTE, FHit, REFLZELRERDEHEHFERN
I AR, EEEERDRNER LMER X AT,
REFLBENITAES I T T I & o 1 2 57 Vi o 4 7 LR
Jii, Palafox AssociatesfEZ %+ 3 (f Fl M . Hin & & fu AR
£ LERNEEMIRRE TEEARKT, P, LHETEE.
FEABRERY FREE B EEN, EEANRFMEZE, A F
RENBFEFNEE., £, REMA TR T RESR S

JLt+Ek, HRIAMERESETWWEscolta@ A, XEEIFE
EEE-AN4LEAFRFIYR (CBD) , EHELT—BigH—
#, EscoltafR ~ LR R T, L ERRWREINAEfE, &
W T AERNRAXERSREEANEzEXE (LED .

Figure 4. Escolta, the country’s first central business district, then and now. (Source: Dennis Villegas)
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Zuellig Building at 155 meters, and the Gramercy and Knightsbridge
Residences at 250 meters, while seven over 100 meters tall buildings
are under construction as an answer to the increasing economic
activity in the country.

The second largest CBD in Metro Manila is the Ortigas Center,
established in the late 60s. A former suburb, Ortigas Center has risen
over the years to be among the most important CBDs in the country,
with its proximity to Cubao, Quezon City, and Makati. It is home to
the second tallest building in the Philippines and plans to expand its
number of tall structures in the next several years.

Three new business districts are being developed to accommodate
the increasing influx of service and [T-related businesses in the country.
Quezon City, former seat of the Philippine Republic, has come up with
a planned urban triangle development (TriDev), an ambitious blueprint
for its plan to be Asia’s “City of the Future!The 250 hectare property—
bordered by four major roads in the heart of Quezon City—had already
attracted several developers. The CBD's master plan features five
districts: The Triangle Exchange, the Emporium, the Downtown hub,
the Residences and the Commons.

Another business district already being developed in Quezon City
is Eastwood, a 19-hectare area is also set to be the site of more tall
building structures in a few years. The Megaworld Corporation was
largely responsible for its development.

Last but not the least is Fort Bonifacio Global City, located at the cusp
of Taguig (see Figure 5). Once part of the main Philippine Army camp in
Metro Manila, it is currently being managed by the Ayala Corporation
after purchasing it from another developer, Metro Pacific. In the next
few years, it will also be the home of new tall building structures from
developers such as Ayala, Megaworld, and Net Group.

All throughout the Philippines, new tall building structures are also
being proposed and constructed in emerging metropolises as an
answer to the increasing demand of services, most of them focusing
on developing their own central business districts and commercial
establishments to make its citizens realize that Metro Manila and its
CBDs are not the only business hubs to reckon with.

Cebu Business Park, located south of Manila, now has more than two
million residents. Its 50-hectare special economic zone, developed
by Cebu Holdings is a bustling community that integrates the
commercial, residential, and leisure aspects of the city and region,
created at a time when there was yet no business district south of
Manila. The business park’s centerpiece is the nine-hectare Ayala
Center Cebu shopping mall. Further down south is the growing
development of Aeon Towers, a 34-storey high-rise condominium in
Davao City.

What all these CBDs now have in common is the dominance of “mixed-
use” developments that served as one of the basic units of CBDs,
changing the austere models of corporate buildings sitting on empty
windswept plazas, to become “city centers”that redefine the goal of
work-live-play.

Rebirth of Mixed-Use

The rise of vertical planned communities is not merely a trend. In

some ways, it is a return to what many see as the very best elements of
community design (Kettler, 2005). One such example is the Rockwell
Center which used to be the site of an industrial power plant which
closed in 1994 to give way to the redevelopment initiated by Lopez Inc
(see Figure 6).

Figure 5. An aerial view of the Fort Bonifacio Global City central business district and its
neighboring CBDs. (Source: Javier, 2008)
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When the decision to shut the power plant down was made, the
Philippine economy was surging and riding on the wave of the Asian
economic boom. Office, retail, and residential developments were
constructed, all within a highly urbanized environment marred by
traffic congestion. There was a no land-use zoning category for mixed-
use developments in Philippine zoning laws at that time, with only a
provisionary category under the law for “special use”in place. While
places like Escolta were earlier created, Rockwell Center is the first of its
kind in the Philippines as a development “intended” for mixed-use.

Rockwell Center was planned as a self-sustaining community where
key facilities are all within walking distance. The initial master plan is
focused on the first five towers (see Figure 7): Luna Gardens, Hidalgo
Place, Rizal Tower, Amorsolo East and Amorsolo West. Rizal Tower

in particular stands out due to its elliptical footprint—the first in
Philippine building design, making it a landmark in the Makati skyline.
Amorsolo Square is a residential establishment which features two
towers. The 280 units of Amorsolo Square respond to the need for a
within-the-CBD residence, bringing residents closer to their places

of work. Hidalgo Place has only 91 units but its residents, mostly
composed of families, fills the 24-storey development project. The
39-storey Luna Gardens is a residential tower that feature extended
balconies that provide an unobstructed view of the picturesque
Makati skyline, while the lower floors with smaller balconies give

a perfect panorama of the scenic lush landscape below. Rockwell
Center was conceptualized as a garden setting characterized by lush
landscaping—a mini city within a park-like setting, near the major
transport artery of Metro Manila's EDSA and the two major CBDs, Ayala
and Ortigas.

As such, Rockwell Center is the first master planned integrated
development in the Philippines that set standards for future inner city
developments and paved the way for similar urban renewal activities in
other parts of the Philippines, challenging the existing trend for urban
living.

Phillippines Ascending

The reality is this: More than 30 million urban poor or more than 50%
of the population now live in slum areas that cluster along drainage
canals, reclaimed oceanfront land, and empty lots in the major urban
centers. As 11 million citizens stream each morning into Makati and
leave the city at the end of each work day, the remnants of planning
from the 1960s is still felt by a typical citizen commuting to and from
their place, where they are forced to spend roughly 1,000 hours of their
lives in traffic.

The resurgence urban development through vertical urbanism is
helping reduce these figures by providing more compact, high-rise
residential housing for key workers. In fact, one of the fearless forecasts
made by the Philippine Daily Inquirer Property is how live-work-play
projects will continually prosper in Metro Manila and other expanding
cities with more focus on mixed-use and residential developments as
a key strategy for developers. This, in turn, will further maximize the
returns on a large plot of land as land prices continue to rise, paving
the way to high quality living spaces and densification. Property
analysts also see pocket developments in new central business
districts, with an increase of vertical developments with retail podiums
on the ground floor to accommodate to the changing lifestyle brought
about by the CBDs (Salazar, 2011).

True enough, the most number of proposed and under construction
tall buildings in the Philippines are for residential use. The Stratford

Figure 6. (Clockwise from left) The old Rockwell Industrial plant before Palafox Associ-
ates led the master plan and design in 1994, Rockwell Center today, the first mixed-use
development in the Philippines, and the firm’'s master plan perspective. (Source: Palafox
Associates Library)
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Table 2. Tall buildings in the Philippines according to building use: The number of tall
buildings over 100 meters that are proposed, under construction, and completed.
(Source: skyscrapercenter.com)
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Residences, set to be completed in 2015, will be the tallest residential
building in the country at 312 meters. Based on the data provided by
CTBUH (see Tables 2 and 3) on the number of under construction and
proposed buildings in the Philippines, the number of residential and
office/residential buildings still dominate the list and all of them are
conveniently located in the cusp or within walking distance from each
of the major CBDs in Metro Manila.

The world is starting to recognize the importance of Asia, and the
Philippines is vigorous in making sure that with the surge of building
taller structures to meet increasing densification demands in urban
centers and the projected increase in tourist influx will also help attract
potential investors from the private sector. According to an HSBC study,
the Philippines is poised to become the next “star performer,’ with

its potential to become the 19th largest economy by 2020 and 16th
largest by 2050, provided that the country stays on track in nurturing
its favorable macroeconomic fundamentals, improving governance,
and growing population (Remo, 2012). There is still plenty of room

for the growing urban population to flourish without affecting the
availability of land because in terms of size alone, the Philippines has
the upper hand, with 30 million hectares of land area and an urban
density of two persons per hectare.

[\ - -— = e
Figure 7. (From left) The five towers of Rockwell Center: Amorsolo East and West, Rizal Tower, Luna Gardens, and Hidalgo Place. (Source: Palafox Associates Library)
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Number of buildings

*Under Construction
Over 300 meters 3*
300%LE
Over 200 meters 13
2003 L1 F
Over 150 meters 44
150kElE

Table 3.Tall buildings in the Philippines according to building height: The number of
tall buildings in the Philippines. Proposed buildings are not included in the table, unless
under construction. (Source: skyscrapercenter.com)
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The shift to high-density vertical development from low density
development is not a simple task. However, the efforts made by private
developers to help proliferate vertical urbanism in order to minimize
suburban sprawl, decrease the country’s carbon footprint, and save
more space for the development of green open spaces hopes to
inspire future developers and leaders to help shape a more conducive
cityscape.
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