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Central Luzon Property 
Market Updates:

A sizzling and ascending hotspot



Macroeconomic Overview

Philippines
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A m i d  g l o b a l  u n c e r t a i n t i e s  b e y o n d  2 0 2 5

Second fastest in the region
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6.1%-8.0%
2025 GDP Growth Forecast 

Agency 2024 forecast 2025 forecast

World Bank 5.9% 6.1%

AMRO 5.8% 6.3%

Fitch Ratings 5.5% 6.1%

IMF 5.8% 6.1%

S&P 5.5% 6.1%

ADB 6.0% 6.2%

DBCC 6.0%-6.5% 6.0%-8.0%

Source: Philippine Statistics Authority  

Real GDP Growth (Constant 2018 prices) 
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GDP growth in 2024 
vs. 5.5% in 2023



Remittance growth within the central bankɅs forecast 

OFWs driving household spending
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Remittances in 2024
up 3.0% YOY

BSP-projected growth 
in 2025 

Source: Bangko Sentral ng Pilipinas 
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M a j o r  s o u r c e s  o f  O F W s

Deployment per region, 2023

Source: Philippine Statistics Authority
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CALABARZON
19%

Central Luzon
15%

% of OFWs

National Capital Region 
(NCR)
10%

Central Visayas
5%

Western Visayas
9% Davao Region

4%

Share of these regions to 
total residential loans 

granted in Q1 2024
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12.1%

40.3%

47.6%

AHFF Industry Services

O n e  o f  t h e  f a s t e s t - g r o w i n g  r e g i o n s  i n  L u z o n

Gross domestic product of Central Luzon in 2023

Source: Philippine Statistics Authority
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6.1%
GDP growth of Central Luzon, 

from 8.1% in 2022

7.3%
Construction growth of Central Luzon 

in 2023, from 15.2% in 2022

11.0%
Share of Central Luzon to the 
countryɅs GDP in 2023

5.4%
Information and Communication 

growth in 2023, from 8.0% in 2022



Infrastructure Projects

Central Luzon

Colliers 9



Infrastructure Projects

Cavite -Laguna Expressway
Completion date: 2025Metro Manila Subway

Completion date: 2029

Mindanao Railway
Completion date: 2032

Davao Airport Expansion
Completion date: 2028

Davao City Bypass
Completion date: 2027

Cebu Bus Rapid Transit
Completion date: 2025

Metro Cebu Expressway 
Completion date: 2025

Davao Coastal Road 
Completion date: 2025

Panay -Guimaras -Negros Bridge
Completion date: 2030

Davao -Samal Bridge
Completion date: 2027

North -South Commuter Railway 
Completion date: 2028

LRT-1 Cavite Extension 
Completion date: 2028

MRT-7
Completion date: 2027

LRT-MRT Common Station 
Completion date: 2025

Panay Railway 
Planned development

Cebu Railway Project 
Planned development

Davao High Priority Bus System 
Completion date: Planned development

Ilocos Norte Transportation Hub 
Upcoming

El Nido Transport Terminal 
Upcoming

Upcoming infrastructure projects across the country 

ɄBuild, Better, MoreɅ 



I n f r a s t r u c t u r e  a l l o t m e n t ,  2 0 1 5 - 2 0 2 5 F

Rising infrastructure spending 

Source: Department of Budget and Management (DBM)
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W o r l d  E c o n o m i c  F o r u m  G l o b a l  C o m p e t i t i v e n e s s  I n d e x  

Regional comparison of infrastructure spending

Source: World Economic Forum (WEF) Global Competitiveness Index 2019 and statistical agencies of each country. 
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COUNTRY
Infrastructure spending as 

% of GDP (2010-2016)
Infrastructure ranking out of 

141 countries (2019)  

China 9.5 36

Vietnam 8.0 77

India 7.5 70

Malaysia 6.0 35

Thailand 5.0 71

Indonesia 3.0 72

Philippines 2.2 96



I m p r o v e d  c o n n e c t i v i t y  

Skyway Stage 3 
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DESCRIPTION STATUS IMPACT

The PHP37.4 billion 
elevated expressway 
is designed to ease 

traffic through 
the eight access 

ramps/interchanges.

Completed 

Improve access 
between Metro Manila 
and Northern Luzon 
provinces. To benefit 

employees and 
residents.

Source: Department of Public Works and Highways. Metro Manila Skyway Stage 3 (MMSS-3)

https://www.dpwh.gov.ph/dpwh/PPP/projs/MMSS-3


I m p r o v e d  c o n n e c t i v i t y  b e t w e e n  N o r t h  a n d  S o u t h  L u z o n

NLEX-SLEX Connector 

Colliers 14

DESCRIPTION STATUS IMPACT

An 8-km 
expressway that 

connects C3 Road 
in Caloocan to PUP 
Manila and Skyway 

Stage 3. 

98.3% completed 
as of Q4 2024

Improve access 
between Metro 

Manila and 
Northern and 

Southern Luzon 
provinces. To 

benefit employees 
and residents.

Source: PIA - Caloocan to Magsaysay Section of NLEX-SLEX Connector now open

https://pia.gov.ph/news/2023/11/03/caloocan-to-magsaysay-section-of-nlex-slex-connector-now-open#:~:text=Caloocan%20to%20Magsaysay%20Section%20of%20NLEX%2DSLEX%20Connector%20now%20open,-by%20Susan%20De&text=CALOOCAN%20CITY%2C%20(PIA)%20%2D%2D,the%20public%20on%20October%2028.


I m p r o v e d  c o n n e c t i v i t y

MRT Line 7 
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DESCRIPTION STATUS IMPACT

A 22.8km railway 
project that will 

traverse from North 
Avenue in Quezon 
City to San Jose Del 

Monte, Bulacan.

On-going, 70% 
completed as of 

May 2024.

Improve 
connectivity 

between 
Bulacan and 
Quezon City 

residents and 
employees.

Source: 19 years and counting: The story of MRT -7 ɀ IBON Foundation

https://www.ibon.org/19-years-and-counting-the-story-of-mrt-7/#:~:text=According%20to%20the%20PPP%20Center,full%20operation%20target%20to%202025.


I n f r a s t r u c t u r e  p r o j e c t  t o  r a i s e  l a n d  a n d  p r o p e r t y  v a l u e s

Bulacan International Airport
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DESCRIPTION STATUS IMPACT

A 2,400-hectare 
aviation hub with 3 

passenger terminals, 4 
runways and 8 

taxiways.

Ongoing

Improve connectivity 
and ease congestion 
at the Ninoy Aquino 
International Airport 

(NAIA) 

Source: Construction issues to push back operations of Bulacan airport to 2028

https://www.bworldonline.com/top-stories/2024/08/27/616238/construction-issues-to-push-back-operations-of-bulacan-airport-to-2028/


I n f r a s t r u c t u r e  p r o j e c t s  t o  r a i s e  l a n d  a n d  p r o p e r t y  v a l u e s  

New Clark International Airport 
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DESCRIPTION STATUS IMPACT

The construction of a new 
82,600 sqm passenger 
terminal building with a 

design capacity of 
8 million passengers per 

annum.ʋʋ

Completed

Improve connectivity bet
ween business hubs 

and expand businesses in 
Pampanga and neighbor

provinces.



I m p r o v e d  p a s s e n g e r  c o m m u t i n g  e x p e r i e n c e

MRT-3 Rehabilitation 
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DESCRIPTION STATUS IMPACT

General overhaul of 
72 Light Rail vehicles, 

rail replacement, 
upgrade of signalling 

system, CCTV and 
repair of escalators 

and elevators

Completed

Increased rail 
reliability and 

improved 
passenger 
commuting 
experience 

Source: Government completes rehab of MRT -3 cars | Philstar.com )

https://www.philstar.com/nation/2023/02/04/2242475/government-completes-rehab-mrt-3-cars
https://www.bworldonline.com/overhaul-of-mrt-3-trains-to-be-completed-by-2023/


I n f r a s t r u c t u r e  p r o j e c t s  t o  r a i s e  l a n d  a n d  p r o p e r t y  v a l u e s

Metro Manila Subway 
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DESCRIPTION STATUS IMPACT

A 35-km subway rail line 
that will have 17 stations 
from Valenzuela City to 

NAIA Terminal 3 and the 
Food Terminal Inc. 

On-going

Improve connectivity 
between business 

hubs in Metro 
Manila

Source: DOTr eyes full ops of Metro Manila Subway in 2029 | ABS -CBN News

https://news.abs-cbn.com/business/02/05/21/metro-manila-subway-to-partially-operate-by-yearend-dotr
https://news.abs-cbn.com/business/07/10/23/dotr-eyes-full-ops-of-metro-manila-subway-in-2029


I n f r a s t r u c t u r e  p r o j e c t s  t o  r a i s e  l a n d  a n d  p r o p e r t y  v a l u e s

Central Luzon Link Expressway (CLLEX)
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Source: First 18 km of Central Luzon Link Expressway opens - BusinessWorld  Online (bworldonline.com)

DESCRIPTION STATUS IMPACT

A 35.7km road project 
that will connect Tarlac 

City and San Jose, 
Nueva Ecija. 

Ongoing feasibility 
study for Phase 2 

Improve connectivity 
between Northern 
Luzon Provinces

https://www.bworldonline.com/first-18-km-of-central-luzon-link-expressway-opens/


B u i l d ,  B e t t e r ,  M o r e

Manila-Clark Railway 

Source: Completion of PNR Clark Phase 1, 2 on track ; Target completion of PNR Clark Phase 2 moved to June 2025 | Inquirer News
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DESCRIPTION STATUS IMPACT

The first phase is the 37.6-
kilometer Tutuban to Mal

olos leg of the North -
South 

Commuter Railway, while 
Phase 2 will connect 

passengers from 
Manila to 

Clark International 
Airport.

49% 
completed 

as of 
October 

2024.

Improved connectivity 
between Manila and ClarkɅs 

business districts.

https://www.pna.gov.ph/articles/1132901
https://newsinfo.inquirer.net/1720142/target-completion-of-pnr-clark-phase-2-moved-to-june-2025


I n f r a s t r u c t u r e  p r o j e c t s  t o  r a i s e  l a n d  a n d  p r o p e r t y  v a l u e s

Subic-Clark-Manila-Batangas Railway

Source: Batangas Express in DoTr pipeline ; GovɅt starts securing property for Subic-Clark railway
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DESCRIPTION STATUS IMPACT

A 250-kilometer cargo 
railway that will connect 

Subic and Batangas ports, 
passing through Metro 

Manila

Ongoing 
Right-of -Way 

(ROW)

Improved connectivity 
between Subic, Metro 
Manila and Batangas

https://tribune.net.ph/2024/07/26/batangas-express-in-dotr-pipeline
https://www.pna.gov.ph/index.php/articles/1239083


T o  a v e r t  c o l o s s a l  b l u n d e r s

Rehabilitating PHɅs main gateway

Evaluation of the 
technical proposals 

DOTr  target to issue 
notice of award 

Start date to operate 
and maintain (O&M) 

NAIA terminal

Signing of concession 
agreement 

Jan. 15 ɀ Feb. 4 

201

Sept. 11Mar. 15Feb. 15

Source: DoTr outlines timeline for NAIA upgrade project

PHP170.6 Bn Project Cost 

15 years Concession period + 

10-year extension 

Projected annual capacity by 
2028 from 31 million 62 Mn 

https://www.bworldonline.com/corporate/2023/12/29/565979/dotr-outlines-timeline-for-naia-upgrade-project/?fbclid=IwAR02BppKUdadzSHuzaQDuLm6lb-VFRJIDd3N9_rzZX52UoSRQ4WSjLF3rtg


Office Sector
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Office SectorOffice Sector



In a Nutshell | Office
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Traditional and outsourcing firms 
drive demand for office space

Source: Colliers  

Healthy level of new supply Major BPO hub in Central Luzon



W o r k i n g  p o p u l a t i o n  a s  o f  2 0 2 1

Availability of Talent in Provincial Sites

Colliers 26

Total Population (LHS) Working Population (LHS) Annual HEI Graduates (RHS)

Source: 2020 Census, Philippines Statistics Authority (PSA); S.Y 2020 ɀ 2021 Higher Education Graduates, Commission on Higher Education (CHED)
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7K

3K

1K

4K

5K

7K

D e m o g r a p h i c s

Talent Availability in Central and North Luzon
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Information TechnologyBusiness Administration

Education
Mathematics and 

Engineering

Medical and Allied Others

Annual HEI Graduates by Discipline

In Central and North Luzon



P a m p a n g a  H i g h e r  E d u c a t i o n  I n s t i t u t i o n s  D e g r e e s  O f f e r e d

Higher Education Institutions

Colliers 28

*A  PAASCU accreditation  is 
regarded  an indication  of  an 
institutionɅs quality  standards  and  
the  degree  to  which  the  institution  
matches  by actual  practice  its  
avowed  purposes  (PAASCU 
Website)

University HEI Type
Business 

Administration
Engineering & 

Technology
Math & IT

Medical & 
Allied Fields

Fine & Applied 
Arts

Don Honorio  Ventura 
Technological State

 University-Main

State 
University ṉ ṉ ṉ ṉ ×

Angeles University
 Foundation

Private 
University ṉ ṉ ṉ ṉ ṉ

Philippine State 
College of Aeronautics-

Pampanga Extension

State 
University ṉ ṉ ṉ × ṉ

Our Lady of Fatima 
University-Pampanga

Private 
College ṉ ṉ ṉ ṉ ×

Mabalacat
 City College

Public 
College ṉ × ṉ × ×

Colegio de Sebastian
-Pampanga

Private 
University ṉ ṉ ṉ ṉ ×

Pampanga State 
Agricultural University

State 
University ṉ ṉ ṉ ṉ ṉ

Source: CHED, PAASCU, university websites

51
Number of HEIs

PAASCU Accredited*

Non-PAASCU 

Accredited



T a l e n t  P o o l  ( M e t r o  M a n i l a  v s .  P a m p a n g a )  

Demographics

Colliers 29

Number of Graduates per Year Metro Manila Pampanga

Architectural and Town Planning 1,769 223

Accountancy and Business Administration 36,021 3,481 

Education 9,242 1,582

Engineering and Mathematics 18,570 2,291

Fine and Applied Arts 2,809 24

Social Science and Humanities 2,864 220

Information Technology 14,319 1,211

Law and Jurisprudence 3,660 220

Mass Communications 2,448 40

Medical and Allied 12,183 706

Natural Science 1,195 229

Service Trades 440 1

Other Disciplines 92 -

TOTAL HIGHER EDUCATION GRADUATES 105,185 10,228 

Notes/Sources: CHED (SY 2019-2020) 



O f f i c e  s u p p l y  f o r e c a s t  2 0 2 5 - 2 0 2 7

Pampanga office forecast (supply & rents) 
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Source: Colliers

Location End-2024 2025F 2026F 2027F End-2027

Pampanga  528,900 54,700 41,600 55,300 680,500

Location
Q4 2024

(PHP/sqm)

Pampanga 650

Location
Vacancy 

(Q4 2024)

Pampanga 24.6%

Å Bulk of new supply 
to come from Clark 

Å An average of 50,500 
sqm of office space 
to be completed 
annually from 2025 
to 2027

Total Vacant Stock 
as of end -2024130K529K Total Office Stock 

as of end -2024



Clark Freeport Zone

New additions to PampangaɅs office pipeline

Notable Upcoming Office Buildings
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Four West 
Aeropark Campus

PEZA
Developer: Global Gateway 

Development
Est Completion: 2025

Leasable Area: 17,800 sqm

San Fernando

Source: Colliers  

Five West 
Aeropark Campus

PEZA
Developer: Global Gateway 

Development
Est Completion: 2026

Leasable Area: 17,800 sqm

Pasudeco  
Tower 1

PEZA
Developer: Megaworld
Est Completion: 2025

Leasable Area: 9,300 sqm

5 Workplus

Non -PEZA
Developer: Filinvest Land

Est. Completion: 2026
Leasable Area: 7,800 sqm



A  m i x  o f  t r a d i t i o n a l  a n d  o u t s o u r c i n g  f i r m s  

Major occupiers in Pampanga 

Source: Colliers 
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2024 Provincial Transactions
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P r o v i n c i a l  t r a n s a c t i o n s  n o w  m o r e  d i s p e r s e d

Source: Colliers  

*Others: Bulacan, Negros Oriental, Ilocos Norte, Benguet, Isabela, Cavite, Pangasinan, Leyte

Q4 2024 Notable Deals

Pampanga |2K

Cebu | 1K

Bacolod | 5K
Bohol | 7K

Total Transactions as of 2024 
(vs 209K sqm in 2023)

113K

43K

2K

10K

5K
1K 2K 3K

14K 13K

4K

71K

43K

25K 23K

17K

11K
8K 8K

5K 5K 4K 3K

2023 2024

Increase in activity 

Repurposed old 
Tagbilaran airport



Province BPO Locators
Office Footprint 

(sqm)
Office Footprint 

(seats)*

Pampanga

8,000 sqm 1,300

7,800 sqm 1,300

5,000 sqm 800

4,800 sqm 800

2,500 sqm 400

Bulacan 1,100 sqm 200

Benguet 600 sqm 100

T r a d i t i o n a l  a n d  o u t s o u r c i n g  f i r m s  e x p a n d i n g  i n  N o r t h  a n d  C e n t r a l  L u z o n

Notable Transactions in 2024
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Pampanga

Benguet

Bulacan

*Assumes 1 seat  = 6 sqm density ratio

Source: Colliers  



Provincial Locations

Colliers 40

W h i c h  l o c a t i o n s  c a n  a c c o m m o d a t e  a  B P O  r e q u i r e m e n t  o f  2 , 5 0 0  s q m  ?

Source: Colliers  

Location
Location 

Tier
Total Office 
Stock (sqm)

Available 
Stock (sqm)

Level of 
availability

Annual HEI 
Graduates

Metro Manila Tier 1 14.5M 2.8M High 54K

Metro Cebu Tier 1 1.45M 286K High 21K

Pampanga Tier 1 529K 130K High 5K

Bulacan Tier 2 46K 14K Low 7K

Pangasinan Tier 2 36K 13K Low 14K

Nueva Ecija Tier 3 33k 14k Low 6K

Benguet Tier 2 29K 1K Low 5K

Isabela Tier 3 21K 4K Low 4K

Tarlac Tier 3 12K 4K Low 3K

High More than 10 options

Mid 5 ɀ 10 options

Low > 5 options

Note: Only considers completed buildings

Pampanga
Bulacan

Metro Manila

Pangasinan

Tarlac

Nueva Ecija

Benguet

Isabela



T h e  e n t i r e  P h i l i p p i n e s  i s  o p e n  f o r  I T - B P M  b u s i n e s s

Source: IT BPM Association of the Philippines (IBPAP) Q1 2024 Industry Overview, Digital Cities 2025 Primer

Colliers 41

A Digital City would be required to meet parameters such as:
Å Over 12,000 graduates and over 14,000 enrollees per year
Å Availability of commercial real estate
Å Digital fiber optic network, Grade AAA power infrastructure
Å Competitive rates relative to existing minimum wage guidance
Å Presence of economic zones, ICT councils and existing IT -BPM players

88% of the total population of the 
Philippines resides outside Metro Manila

Next Wave and Digital Cities



C o n v e r s i o n  o f  m a l l  a n d  r e t a i l  s p a c e s  t o  a c c o m m o d a t e  B P O  d e m a n d  i n  l o w  s u p p l y  a r e a s

Non-traditional sites

Colliers 42

Plaza Isabelle Building
(Isabela)

Vista Mall Malolos
(Bulacan)

TaskUs Lighthouse
(La Union)

Location Area Size per site

Isabela < 1,000 sqm

La Union 2,060 sqm

Bulacan < 1,000 sqm

Ilocos  Norte 
(Laoag & San 

Nicolas)
< 1,000 sqm

Ilocos Norte 
(San Nicolas)

Ilocos Sur 
(Candon)

< 1,000 sqm

Source: Colliers  

Viven Hotel
(Ilocos )



Metro Manila

Total stock 14.5Mn sqm

Vacancy 19.8%

Ave. new supply (2025 -2027) 381,000 sqm

Iloilo

Total stock 277,100

Vacancy 41%

Ave. new supply (2025 -2027) 32,000 sqm

Bacolod

Total stock 180,900 sqm

Vacancy 25%

Ave. new supply (2025 -
2027) 

19,600 sqm

Cebu 

Total stock 1.4Mn sqm

Vacancy 19.7%

Ave. new supply (2025 -
2027) 

90,400 sqm

Davao 

Total stock 361,900 sqm

Vacancy 7%

Ave. new supply (2025 -
2027) 

16,000 sqm
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Office Market Overview 

Source: Colliers 
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Total stock 528,900 sqm 

Vacancy 25%

Ave. new supply (2025 -
2027) 

50,500 sqm

Pampanga



Residential Sector

Metro Manila

Colliers 45

Residential Sector

Pampanga


