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Abstract  

Urban renewal is a strategy in revitalizing underutilized and 
degraded sections of the inner  city  in  the  hope  of  reducing  
crimes,  enhancing  the  environment,  preventing further  
depreciation  of  land  values,  and  stimulating  economic  
activity.  Many urban renewal projects in the past, however, 
have been associated with massive demolition, displacement of 
residents, expensive infrastructure and gentrification of the 
urban renewal site. In Makati City, Philippines, urban  renewal  
schemes are  explored  to  determine  the appropriate  
developments  for  identified  urban  renewal sites  that  are  
situated  in  the fringes  of its affluent  sections.  The urban 
renewal proposals seek to involve the participation of the 
residents of the blighted areas so that they themselves can benefit 
from the renewal. The conceptualized òshared growthó urban 
renewal initiatives attempt to minimize dislocation, encourage 
investment, improve the urban environment, create a more 
vibrant neighborhood, and spread economic benefits to most of 
the existing residents of the redevelopment sites. 
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I . Introduction  

Makati City is known as the financial capital of the 
Phili ppines. It is one of 17 local government units (LGUs) 
that comprise Metro Manila. It has a total land area of 
27.38 square kilometers and a population of 529,000 (NSO, 
2010 Census).  

The countryõs biggest banks and corporations, foreign 
embassies, 62,000 registered enterprises, and the most 
affluent families have their office and residential addresses 
in Makati City. Because of the limited land available, the 
Central Business District (CBD) and the other Planned 
Unit Developments (PUDs) find themselves alongside 
communities that are considered less affluent and 
blighted.  

An urban renewal program of the city dubbed òSpecial 
Precincts for Urban Redevelopmentó or SPURs identified 
14 urban renewal sites. These SPUR sites were considered 
underutilized or declining medium -density areas adjacent 
or accessible to the Makati CBD, Special Mixed Use Zones, 
or major thoroughfares. The SPURs are envisioned to 
become new areas for new industries or òstart-upó 
businesses. These strategically located degraded areas 
have the potential to be transform ed into higher value 
developments that could nurture new business ventures, 
distribute economic opportunities to the local community, 
and add to the cityõs inventory of commercial spaces. The 
proposed SPUR sites should have a strong sense of 
community, entrepreneurship a nd vitality that will allow 
economic activity to naturally spill over to them.  

The Land Use Plan should allow for these SPUR sites to 
improve their efficiency to perform their new functions as 
business and commercial villages. For example, 
development guidelines that provide bonus Floor Area 
Ratios (FAR) for parcels consolidating to form bigger lots 
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or for lots that give up por tions for the widening of streets 
can be an incentive for upgrading developments. The 
SPUR will improve the urban environment in these 
neighborhoods and also promote shared growth.  

The Arch 232 (Community Architecture II) course of the 
UP College of Archit ecture challenges graduate students 
to explore urban design approaches to address complex 
urban problems with inter -spatial characteristics. The Arch 
232 class of Professor Michael Tomeldan (second semester 
of Academic Year 2014-2015), consisting of eight students, 
was tasked to formulate urban design proposals for three 
pilot SPUR sites through a process of understanding their 
selected siteõs present economic condition, development 
potential, the lot sizes of private properties, as well as the 
communityõs social dynamics. 

II . Urban Design Proposals f or 

Redevelopment Precincts  

An urban renewal program starts with identifying the 
areas that have to be revitalized (i.e. Makati Cityõs SPUR 
sites) and the formulation of policies and guidelines to 
facilitate their redevelopment. Urban renewal proposals 
are conceptualized for specific circumstances (e.g. 
juxtaposition to business opportunities, community 
dynamics, and visual character) and yet there could be 
more than one urban design solution to revitalize a 
neighborhood.  The process of urban renewal takes several 
steps including selection of degraded or underutilized 
areas (SPUR sites), formulation of zoning guidelines and 
policies, conceptualization of an urban design proposal, 
and actual implementation. Implementation alone will 
take  several  sub-steps  such   as   brokering   partnerships  

 

 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

(between community, city government, developers,  and 
investors).  The Arch 232 class, however, focused only on 
the formulation of urban design proposals. The process 
can be summarized as follows: 

 

Figure 1. Urban Design Process. 

Study of Makati Cityõs Urban Renewal Program 

The latest Comprehensive Land Use Plan (CLUP) of 
Makati City offers an urban renewal strategy called 
òSpecial Precincts for Urban Redevelopmentó or SPUR 
which offers opportunities for small lot owners to 
maximize the potential of their properties and therefore, 
share in the benefits of the development of the whole city. 

Selection of SPUR sites for Pilot Urban Design 
Proposals 

There were 14 SPUR sites identified by the Comprehensive 
Land Use Plan (2012) where it is hoped that the affected 
community could organize to jumpstart the 
redevelopment of what are considered under -achieving 
areas (Makati City CLUP 2013-2022, Volume 1, Part II). A 
few of the 14 SPUR sites were selected as òdemonstrationó 
areas to illustrate how they can jumpstart urban 
regeneration. Only three SPUR sites are presented in this 
paper as it was considered enough to show the range of 
urban design proposals that can be applied in a particular 
SPUR site. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Figure 2. Map of Special Precincts for Urban Redevelopment. Makati Cityôs Urban Renewal Program aims to upgrade blighted 
areas by consolidating small properties into more attractive economic developments. The selected sites for the case studies 
(Barangays Carmona, Olympia and San Antonio) are encircled in orange color. 

Source: Makati City Comprehensive Land Use Plan 2013-2023 
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Analysis of the identifie d SPUR sites for urban 
design proposals and preparation of a strategy for 
their redevelopment 

It is accepted that each SPUR site is a unique setting with 
its own community, attributes, development challenges 
and economic potentials. The approach to urban renewal 
will likely be different for each  but some may have 
similarities. Like any urban design proje ct, there could be 
more than one product or infrastructure proposal (e.g. 
creation of new open space, transforming a street into a 
pedestrian zone, Transit-Oriented Facility) that can 
achieve the same objective of urban renewal. 

Formulation of Urban Design  Proposals 

The planning approach and the features of the urban 
design are crucial to the success of any urban renewal 
initiative. The improvement of access, reduction of 
nuisances, or merely the enhancement of the physical 
environment could be the catalysts for the economic 
regeneration of the community.  

III. Case Studies on Urban Design 
Proposals  

The eight graduate students of the Community 
Architectu re II course were grouped into four  pairs, each 
of which was asked to choose one SPUR site to analyze 
and to prepare an urban renewal proposal for it. Only 
three SPUR sites in Makati City were studied, namely: 
Barangay Carmona, Barangay Olympia and Barangay San 
Antonio. Two pairs chose Barangay San Antonio but each 
had a distinct urban design solution.  

Barangay Carmona is located at the northern part of 
Makati City along  Pasig River. It is a residential area with 
a population of 3,699 residents (NSO, 2010 Census). The 
history and livelihood of Barangay Carmona are related to 
the adjacent development ð the former  Santa Ana Race 
Track under the Philippine Racing Club (PRC)  ð that is 
now being developed as Circuit Makati, the proposed 
Entertainment District of the city.  

Barangay Olympia is also located at the northern part of 
Makati City along the Pasig River and ad jacent to Circuit 
Makati. It comprises four percent of the cityõs total 
population , with 21,270 people residing in the area (NSO, 
2010 Census). This barangay was named after a tile and 
brick factory that was previously located in this area along 
the riverb ank. 

The smallest of the selected SPUR sites in terms of land 
area, Barangay San Antonio is predominantly a 
commercial area with a population of 11,443 (NSO, 2010 
Census). A wide range of business establishments ð from 
restaurants, bars, banks, condominiums, apartelles and 
stores among others ð can be seen in the area. 

A. Barangay Carmona: A Transitory Development  

Barangay Carmona is a residential community more 
commonly known for the Santa Ana Race Track. 
Livelihood flourished around the racetrack. When it  
closed down in 2009 people had to find other sources of 

income. A different kind of business entered the barangay 
afterwards, including residential units for rent and 
commercial shop houses selling general merchandises. 

Prominent structures in the area include the (1) Maximo 
Estrella Elementary School, the only public elementary 
school in the barangay, located along J. Magsaysay Street; 
(2) Carmona Sports Complex and Carmona Multi -Purpose 
Hall, both located along A.P. Reyes Avenue; (3) Riverside 
Linear Park, a paved pathwalk around 3 meters wide and 
is part of a longer walkway within Makati along the Pasig 
River; and (4) Circuit Makati, a 21-hectare mixed-use 
development on the former Santa Ana Race Track that is 
aimed as Makatiõs New Entertainment District. 

Circuit Makati is a good opportunity  for the economic 
revival of Barangay Carmona. Serving as a support 
community to Circuit Makati, Barangay Carmona can be 
an epitome of how history can repeat itself within the 
community. However, the character and cult ure of a horse 
racing and raising community that was defined by the 
Santa Ana Race Track to Barangay Carmona has left a 
deep mark among the residents and the community, thus, 
any proposed development should commemorate such 
context. 
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Figure 3. Proposed development for Barangay Carmona. 

1. Transit( ion) through Transport and Mobility  

Since the livelihood of Barangay Carmona relies heavily 
on the adjacent development (race track in the past, 
Circuit Makati in the present and future), the proposed 
new urban redevelopment in the area must be 
economically competitive and  have features that are 
related to the transport industry . People are encouraged to 
walk by providing walkable landscaped paths, bicycle 
paths, parking building, and recreational faci lities. 

2. Transit( ion) in Urban Form and Fabric 

The proposed redevelopment of Barangay Carmona 
consists mostly of medium -rise buildings and structures 
that will serve as transition urban spaces between the 
anticipated high -rise buildings of Circuit Makati an d 
existing low -rise structures within the  residential areas. 
This approach will be used to prevent the abrupt change 
in urban form or fabric in terms of building height and 
density. A proposed secondary school is included in the 
development in anticipation  of increase in population due 
to the development  of the area as an entertainment hub in 
the city. 

3. Transit( ion) to Sustainable Architecture  

One major feature of this specific SPUR project in terms of 
sustainability is the use or reuse of metal shipping 
containers as the main component of the structure for 
commercial and office spaces. Aside from providing 
rentable commercial spaces that require cheaper cost and 
shorter time to assemble and erect on site, the containers 
somehow represent the connection of the development to 
the transport industry. Another sustainable feature of the 
project is the provision of green outdoor spaces for people: 
community parks in front of community facilities 
(barangay hall, church, etc.) and upon entering the 
barangay, landscaped linear parks along the riverside and 
passing through the community, and provisions for 
landscaped spaces at ground floor level and pocket 
gardens for residential buildings.  

 

 

Figure 4. Proposed look of the main approach towards the 
barangay from the main road. 

The main approach towards the barangay showing the 
Carmona Sports Complex as seen from A.P. Reyes Avenue 
is uneventful and does not tell so much about the 
barangay. With this, t he proposed Barangay Hall would 
serve as a welcoming landmark to the main entrance node 
of Carmona. It is made to resemble the Makati City Hall to 
denote a notion of its belongingness to the city. The public 
park in front of the Proposed Barangay Hall has statues of 
galloping ra ce horses with riders ð commemorat ing the 
past of Barangay Carmona as a support community for the 
Santa Ana Race Track and its future as part of a larger area 
that includes Circuit Makati as fast-growing economic and 
entertainment hub of the city.  

 

Figure 5. Commemorative Public Park in front of proposed 
barangay hall. 

The existing street going to the Pasig River is very narrow, 
uninviting and is shared by both pedestrians and vehicles. 
A linear park is proposed exclusively for pedestrians and 
cyclists, which is wide enough to accommodate fire trucks 
during fire emergencies. Speed ramps are also provided 
on pedestrian and vehicular intersections to slow down 
automobiles and give priority to pedestrians.  

 

 

Figure 6. Existing and proposed pedestrian access to the 
riverside linear park along the Pasig River. 
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A separate vehicular access leading to the Pasig River 
Linear Park and terminating at Isidro Carmonaõs 
Monument is provided in parallel with the linear 
pedestrian park. A high -end commercial strip is also 
proposed and situated directly beside Circuit Makati 
along A.P. Reyes Avenue. 

 

Figure 7. Proposed commercial spaces using metal 
shipping containers along A.P. Reyes Avenue. 

A Riverside Linear Park is currently used as a backyard 
area where coops for fighting cocks are found. The 
connection of the proposed development to Pasig River 
will be strengthen ed by making the structur es face the 
river. Pathwalks are wide enough to accommodate leisure 
activities and fire trucks during emergencies.  

 

 

Figure 8. Existing and proposed Barangay Carmona 
Riverside Linear Park along the Pasig River. 

B. Barangay Olympia: òBagongLumaó - 
New Things, Old Meanings  

Barangay Olympia is a community of residential and 
mixed used commercial areas that caters to small to 
medium business enterprises. It was established by 
merging three former sub -units of a barangay called sitio: 
Proper, Obrero and Sampalukan . The name is adopted 
from the tile and brick factory called òOlympiaó that was 
formerly situated along  the banks of Pasig River. Before it 
was called as such, this area was named after a German 
engineer, Hinyero,  who lived there  before a resolution was 
passed in 1925 to change its name to Olympia. The street 
names connote labor-oriented community and beginnings. 
This is directly connected to the very famous and job 
generating brick factory  in the past. 

 

Figure 9. Proposed Labor Process Outsourcing Hub for 
Barangay Olympia. 

Since Barangay Olympia was known before as a labor-
concentrated zone, the concept of the redevelopment is to 
re-introduce this old òthingó and give it a new meaning. 
The notion of the district being basically a residential hub 
wit h some small to medium mixed -used establishments 
can best be retained yet expanded and advanced in 
consideration to the adjacent development and the overall 
progress of the city as a whole. 

 

Figure 10. Barangay Olympia SPUR site plan. 

1. Challenges and Concerns 

The number of residents that will be affected by the 
proposed development is more than 6,000 people. With 
this, 12 clusters of housing units (600 dwelling units per 
cluster) for the affected residents are included in the 
development. Given that th e labor cost in the country is 
cheaper compared to other countries in relation to rates 
per hour, a Labor Process Outsourcing Hub is envisioned 
for Barangay Olympia to capitalize this industry and to 
help in alleviating unemployment by creating more labor -
related jobs. Low-rise of three- to five -storey buildings are 
provided for workers and laborers.  

For implementation, partnerships with the Technical 
Education and Skills Development Authority (TESDA) 
and other K-12 public schools for the manpower pool shal l 
be adopted. Exporters and other entrepreneurs may also 
be enticed to occupy the housing units and eventually 
provide the bulk of workers and laborers for the industry . 

The development cost will be high, especially that the use 
of bricks for the structures will be implemented to echo 
the character and sense of place of the barangay from the 
past. To address this concern, financing may come from 



 
The Special Precincts for Urban Redevelopment (SPURs) of Makati City, Metro Manila 
Tomeldan, Abrera, Diaz, Dungca, Lejarde, Melgazo, Orbon, Tumambing, Vitug 

58 

MUHON: A Journal of Architecture,  Landscape Architecture and the Designed Environment  
University of the Philippines College of Architecture                                                                                             Issue No. 5 

private business ventures and/or government -initiated 
facilities. A long -term lease arrangement can easily deliver 
the return of investment (ROI) within maximum of 10 
years or less depending on fluctuation rates of the 
Philippine Peso. 

 

 

 

Figure 11. The Proposed Barangay and Multi-purpose Hall 
will use the brick tile as its finishing materials to connect to 
its humble past as a brick factory. 

 

2. Redevelopment Principles 

The SPUR project for Barangay Olympia includes the 
introduction of mixed -use developments. The concept of 
New Urbanism will be implemented, with vibrant streets 
and variety of attractions used to revive the neighborhood. 
Another principle considered is the use of compact 
building design approaches. Form should follow f unction  
and every space must be utilized and functional.  

 

 

Figure 12. The proposed mid-rise housing units will 
employ compact and efficient design forms. 

 

The proposed development also offers a wide range of 
housing choices that will cater to different income levels. 
Indirect restriction of vehicular  access will be employed to 
provide a walkable neighborhood. Greeneries will be 
included in the development through provisions of 
residential parks, community centers, landscaped areas 
and open spaces. 

 

Figure 13. Cluster of proposed housing units within the 
development. 

 

Figure 14. Linear Pedestrian Park lined with trees will 
connect the new development from the proposed Mayo 
Uno Circle. 

 

 

Figure 15. The proposed Mayo Uno Circle (right) will be 
built at the location of the existing rotunda (left) as a fitting 
remembrance for the proud and hardworking laborers of 
the place. 

C. Barangay San Antonio: Urban Transformations  

Barangay San Antonioõs history, like the rest of the 
country, had greatly been influenced by the Spanish 
Colonial Era. The barangayõs name itself rings of such 
heritage. Traces of its past, however, have been wiped off 
by the current urban fabric of the district. What is left now 
is a community moving through time without so much 
connection to its past. Its adopted name, San Antonio, 
becomes the only strong reminder of its Spanish heritage. 

Barangay San Antonioõs urban fabric is continually 
changing. From a predominantly low -density residential 
area, it is now beginning to become more commercial with 
a nighttime population that is decreas ing due to 
gentrification. A walk through its 3.71 -hectare area reveals 
the once private houses transforming into apartment 
rental units, with others beginning to rise up to five 
storeys high. Some lot owners have also taken upon 
themselves to convert their ground levels into commercial 
units. Aside from the usual banks, laundromats, and other 


