A VERY IMPORTANT NOTE: WITH THE ACQUIRED KNOWLEDGE IN THE PROPER APPLICATION OF DEVELOPMENT CONTROLS, AN ARCHITECTURAL PLAN/ DESIGN IN WORDS AND NUMBERS IS ENTIRELY POSSIBLE (WITHOUT A LINE NEEDING TO BE DRAWN BY THE CONCERNED ARCHITECT). THIS HELPS REDUCE COSTS AND FALSE STARTS. IT IS MOST ECONOMICAL FOR EVERYONE.

A PROPERTY DEVELOPMENT BRIEF (PDB)

Additional Note: This document is a composite from three (3) PDBs of properties located within 50 to 200 meters (m) of each other. Hence, some of the figures may not necessarily match or be in the right sequence. The document is only for use as a general reference i.e. mainly to show what can form part of a PDB (architectural plan/design without lines drawn).

Property with a 4,860.0 sqm  Total Lot Area (TLA)
(000.0 m frontage by a 00.0 m depth) 
and located at No. ____, ________ Blvd., ________ City, Metropolitan Manila Area (MMA)
Prepared ______ 2010 by 

Ar Armando N. ALLI, apec ar  

for the

Property Owner: ______________________________________________________
DEVELOPMENT ALTERNATIVE “A”
(POSSIBLE 8.0-STOREY MEDIUM-RISE MIXED USE BUILDING 
WITH NO BASEMENT LEVEL)

_________________________________________________________________________________________
Note: This brief presents the potentially maximum developments allowed under existing national and local laws as well as agreed Local Association rules for the property under consideration. The Property Owner is at liberty to scale down the proposed development to the desired/ required/ affordable limit.


___
1.
Key On-Site/Off-Site Physical Characteristics (and Location) of the PRA Property

Per initial ocular inspection and review of ___ furnished information, the subject property exhibits the following key physical characteristics:

a) a 0.0 hectare (ha.) Total Lot Area (TLA) with a  000.0 m frontage by a 00.0 m depth i.e. a rectangular configuration at  a  00:00 ratio, with the short side as depth; 

b) the property is a through lot serviced at its frontage by one (1) access-way i.e. a fifteen meter (15.0 m) wide road right-of-way (RROW) to be shared with other properties, including the street-framed lot to be occupied by the __________________ sited west of the ______ lot; a waterway along the rear property also separates the ____ property from Roxas Blvd.;

c) the  main access-way is Pres. Diosdado Macapagal Blvd., apparently a divided high speed arterial road; EDSA Extension is only a few hundred meters away i.e. exceeds the 00.0 m walking threshold to transit lines for tropical locations; there is no direct pedestrian or vehicle access to Roxas Blvd. from the ____ property;

d) the property is generally flat and is presumed to slope towards the rear i.e. waterway; there appear to be no encroachments nor above-ground structures on-site; and the lot frontage faces the west squarely; 

e) the SM Mall of Asia Complex is only a few hundred meters away i.e. also exceeds walking threshold for tropical locations, particularly for hot and humid days; other less intensive commercial developments as well as other existing and emerging mixed-use developments are generally within the threshold but may already be either at the edge or just outside ______; and

f) the Ninoy Aquino International Airport (NAIA) Complex is only a few hundred meters away.

2.
Zoning Classification (Land/ Building Use Restrictions) and Other Development Controls


Per initial information from the ________________ City LGU and through documents issued by the Civil Aviation Authority of the Philippines (CAAP) and the Local Association, the property is situated in a zone classified as a planned unit development (PUD) for which the following development controls presently apply: 
a) 
an average floor to lot area ratio (FLAR) of 6 i.e. which if applied to the total lot area (TLA) of 4,860.0 square meters (sqm) results in an approximate Gross Floor Area (GFA) of 29,160.0 sqm; 
b) 
an applicable percentage of land occupancy (PLO, same as percentage of site occupancy or PSO appearing in the 2004 Revised IRR/ R-IRR of P.D. No. 1096, otherwise known as the 1977 National Building Code of the Philippines/ NBCP) of 40% of the TLA of 4,860.0 sqm or a PLO/PSO of 1,944.0 sqm; and 
c) 
a building height limit (BHL) at eight (8.0)-storeys maximum as allowed by the CAAP (formerly the Air Transportation Office (ATO) i.e. a medium-rise development under the 2004 R-IRR of P.D. No. 1096. 


If the PLO/PSO and BHL development controls are used together, a GFA of only 15,552.0 sqm shall result i.e. excluding certain spaces such as equipment rooms, parking areas, utility areas, fire exits and exit enclosures, etc. The resultant FLAR shall only be 3.2. 

A higher GFA and FLAR shall result if architectural projections are allowed starting at the 2nd floor upwards i.e. use of cantilevered floors, balconies and deck extensions. Altogether, the excluded spaces may result in an estimated total gross floor area (TGFA) of 17,107.2 sqm. 

Supportive commercial uses may be introduced at the ground floor but these are generally intended to service the needs of the end-users of the proposed development as well as a limited number of users from the immediately surrounding areas. The eight (8.0)-storey BHL is due to the proximity of the domestic runway i.e. the Project Site itself is along the flight path. 

3.
Mandated Compliances with the National Building Code, Fire Code and Accessibility Law


P.D. No. 1096 (NBCP, effective 1977) and its 2004 R-IRR, effective 01 May 2005), its referral codes such as the R.A. No. 9514 (The 2008 Fire Code of the Philippines/FCP and its IRR, if already existing) and B.P. No. 344 (Accessibility for the Disabled) are only three (3) of the main national laws that have to be complied with in the physical planning and design of the proposed facility. Full compliance with B.P. No. 344 will be required due to the facility’s public nature i.e. disabled ramps and toilets will have to be provided at all public spaces. Please note however that the pertinent provisions of these national laws may be duly modified only if the parallel provisions under local laws i.e. ____ City ordinances are more stringent (to address very specific concerns). 


Although there are apparently no imposed development controls concerning the utilization of the area below the natural surface of the property i.e. for basement construction, it would be prudent not to introduce a basement due to possible flooding (from below ground) and potential liquefaction considerations i.e. since the _________ property is reclaimed land. 

While this will result in a substantial loss in the utilization efficiency of the lot, it shall make the proposed building generally safer and less of an operational and maintenance concern. As such, covered parking spaces that could have been introduced at the basement would now have to be above ground (within the property) or in adjacent open parking spaces or parking structures (on nearby lots).


Being an institutional property with a high PLO/PSO, firewalls may not be allowed. The use of multiple elevators, fire exit stairways and sprinkler systems shall be required while pressurized stairwells shall be an option. 

4.
Maximum Development Potential (with Initial Concept of Use)

The estimated ___.0 meter wide _____________ Blvd. main access affords better planning for direct/ indirect vehicular and pedestrian access. Separate vehicular access and segregated vehicular and pedestrian access may be provided for the facility. The planned introduction of a __.0 hectare (has.) multi-modal facility nearby i.e. for provincial and city buses, mega-taxis, jeepneys, taxis shall make the proposed facility very, very accessible in the medium through long terms. 


The initially estimated total gross floor area (TGFA) shall be at approximately 17,100.0 sqm, broken as follows:
	A. Floor/ Level
	B.  Goss Floor Area (GFA) 
	C. Possible Use/s

	1. Ground Floor
	1,944.0 sqm
	frontline transactions, support commercial; building service and utility areas

	2. 2nd-4th Floors
	5,842.0 sqm
	other frontline transactions, parking level at 2nd floor; other facilities and building service areas

	3. 5th-7th Floors
	5,842.0 sqm
	facility areas, backroom offices, junior executive offices

	4. 8th Floor
	1,944.0 sqm
	senior executive offices, amenities

	Subtotal GFA
	15,572.0 sqm
	

	GFA-excluded Areas
	1,557.2 sqm
	building services and utilities; parking levels

	Total GFA (TGFA)
	17,107.2 sqm
	


5.
Initial Estimate of Development Cost


a)
Basic Construction Cost of the Building (includes all direct and indirect costs at May 2010 prices)






17,100 sqm x P 40,000.00/ sqm

=
P 684.0 Millions (M)

b)
Site Development Works (includes all direct and indirect costs at May 2010 prices)






   2,916 sqm x P   5,000.00/ sqm

=
P   14.6 M


c)
Basic Architectural Interior (AI) Finishing Works (includes all direct/indirect costs at May 2010 prices)






   12,000 sqm x P   15,000.00/ sqm

=
P   180.0 M


INITIAL ESTIMATE OF TOTAL CONSTRUCTION COST (TCC)

P 878.6 M #










  
(Say P 880.0 M)
#Very Important Notes: 
1) The stated amount only covers the estimated direct and indirect cost of constructing the proposed development, including air-conditioning systems and basic capital equipment such as elevators, transformers and generators. 

2) Specifically excluded are furniture and special fixtures/ equipment. 
3) Professional fees for physical planning/ design/ project and construction management and related consulting services i.e. relative to the conduct of pre-design studies, site development planning, architectural/ engineering/ allied architectural design/ project and construction management, legal and financial consulting and similar requirements for the proposed development) are similarly excluded.



INITIAL ESTIMATE OF ALL NEW FURNITURE, FIXTURES



AND STANDARD EQUIPMENT (FFE)




P 54.0 M 











  
(Say P 55.0 M)


INITIAL ESTIMATE OF ALL TYPES OF PROFESSIONAL SERVICES
P 41.5 M 



(including project & construction management)



(Say P 42.0 M)


INITIAL PROJECT COST ESTIMATE




P 960.0 M 











  
(Say P 1.0 Billion)
6. Site and Building Plan/Design Limitations, Possible Design Intent & Development Options

a) the ___ property requires the envisioned building/developments within the lot to withstand a very harsh coastal environment i.e. extremes of ambient heat, full solar exposure, reflected light, humidity, a full southwest (SW monsoon wind/”hanging habagat”) exposure, the salty air, possible flooding from beneath and from waterways that drain _____ City and _____ Metro Manila; reclamation and its associated soil stability concerns, air and noise pollution from major thoroughfares, informal settlements, etc.;

b) the required architectural plan/design solutions, engineering interventions, natural/built environmental mitigations, and like considerations for the site/building shall considerably increase construction and operation and maintenance (O&M) costs i.e. particularly for mechanical conveyances with many corrosion-prone metal or plastic parts such as air-conditioning equipment, elevators/escalators, vehicles, computers, metal furniture, etc.; 

c) if the intended development is to be a sustainable design project i.e. resource efficient, green-designed, etc., the initially identified development cost (IPCE) could increase by 15-20%. However, this initial cost could be recovered over the short through medium terms (5-8 years) as operating costs could be drastically reduced; thereafter, savings could accrue. Maintenance costs could be only slightly higher compared to conventional systems; and

d) the proposed development offers an excellent opportunity for a Government-led development effort that can considerably advance the development of the host _______ section. 

Images of Suggested/Possible Development Archetypes follow.

(Please make absolutely sure that NO copyright issues shall surface from use of images, particularly periodical-based or internet-sourced graphics/images by others)
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