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Philippines-Australia Land Administration and
Management Project (LAMP)

Future Directions for Land Document Registration

A. EXECUTIVE SUMMARY

This report is a follow up to the First Status Report on Land Document Registration
(the First Report). It takes forward the issues raised in the First Report, considers
further issues subsequently raised, and summarises the considered views of the key
stakeholders. It also makes recommendations for further action following the
completion of Phase I of LAMP. The report is the final report on land document
registration for Phase I of LAMP, and makes recommendations for improvements to
facilitate document registration in the Registries Of Deeds (RODs) to be taken up in
Phase II.

The report identifies seven strategies considered imperative to improve land document
registration. These are:

» Strategy 1: Remove Technical Description from subsequent titles
where a plan of survey is held by the ROD

= Strategy 2: Use standard forms for common transactions (transfer,
mortgage, etc)

= Strategy 3: Redraft format of the OCT and dispense with TCTs to
enable the endorsement of changes of ownership on the OCT

= Strategy 4: All land registration matters currently required to be dealt
with by the Courts should be dealt with by simple administrative
processes in the first instance

= Strategy 5: Improve efficiency of the RODs

= Strategy 6: Locate all plans of survey and cadastral maps within the
RODs

= Strategy 7: Improve records management by culling unnecessary
documents, and returning original documents to applicants at time of
registration.

There are also recommendations for improvements to records management practices,
and miscellaneous recommendations, most of which can be achieved by
administrative action, without legislative amendment.

The report provides provides future directions for land document registration in the
Philippines, primarily through improved practices in the RODs.

The responsibility for implementing most of the changes contained in this report will
fall on the LRA. As the government agency responsible for the operation of the 162
RODs in the Philippines, it is trusted that the LRA shares the LAMP vision of
improved land document registration, and will move the strategies and
recommendations forward to ensure a better land registration system.
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B. INTRODUCTION

Background

1.

The LAM Program is a long-term commitment by the government of the
Philippines. The overall goal of the program is to alleviate poverty and enhance
economic growth by improving the security of land tenure and fostering efficient
land markets in rural and urban areas, through the development of an efficient
system of land titling and administration, which is based on clear, transparent,
coherent and consistent policies and laws, and is supported by an appropriate
institutional structure.

The long term program is intended to achieve:

= A clear, coherent and consistent set of land administration policies and laws;

= Accelerated programs that would formally recognise the rights of eligible
landholders and facilitate the recording of these rights in a strengthened land
administration system,;

= An efficient land administration system operating throughout the Philippines
in accordance with Government policy, and responsive to the needs of the
people, supported by a sustainable financing mechanism;

= An effective and transparent land valuation system, in line with internationally
accepted standards, that serves the needs of all levels of Government and the
private sector; and

= A well functioning land market operating in both urban and rural areas.

The LAMP is the first step towards the implementation of the long-term land
administration program. The development objectives of the project are to assess
the viability of the program through the testing of two prototypes and to formalise
the legal and institutional arrangements needed to support the further development
of the program.

This report was prepared by the Land Registration Law Adviser to the LAMP.
This report is a follow up to the First Status Report on Land Document
Registration (the First Report). It takes forward the issues raised in the First
Report, considers further issues subsequently raised, and summarises the
considered views of the key stakeholders. It also makes recommendations for
further action following the completion of Phase I of LAMP. The report is the
final report on land document registration for Phase I of LAMP, and makes
recommendations for improvements to facilitate document registration in the
Registries Of Deeds (RODs) to be taken up in Phase II.

Terms of Reference
5. The terms of reference of the Adviser are set out in full at Annexure 1. The main

output in this assignment is to prepare a report on land document registration with
firm recommendations and conclusions.
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6. Workshops were conducted with key stakeholders in the project. A workshop was
held in Leyte with representatives of the 2 RODs and several stakeholders, and the
main workshop was held in Manila at the conclusion of the assignment.

Counterparts

7. The Adviser was assigned counterparts in the RODs within each prototype-
Attorney Quilala in Quezon City and Attorney Villanoza in Leyte. Both
counterparts were the Deputy Registrars in their respective RODs, with Attorney
Quilala being appointed as Registrar of Quezon City ROD towards the conclusion
of the assignment. There was no counterpart appointed from the Land Registration
Authority (LRA).

C. FURTHERISSUES CONSIDERED AFTER THE FIRST
REPORT

Introduction

8. Following the First Report, further topics were identified that warranted
investigation (see Terms of Reference, Annexure 1). This section of the report
focuses on those issues, and makes recommendations to facilitate improvements
to current practices, where appropriate.

Computerisation of the Register

Background

9. The Computerised Land Titling System (LTCP) is an important undertaking of the
LRA. The aims of the LTCP are to:

= Maintain on-line information on land titles that is current, complete and
accurate;

= Maintain the security and integrity of records by safeguarding these from
tampering or destruction and deter substitution or insertion of questionable
data, in paper or digital form;

= Ensure the integrity of the land titling registration system by moving from a
largely paper-based to a largely paperless system, thereby securing tighter
control over land titles and eliminating fraudulent titles;

= Protect land titles from loss due to fire, theft, natural disasters and the normal
ravages of time using security-tested document imaging technology;

= Implement more reliable and predictable land registration procedures by
streamlining and standardizing current processes to attain outputs within set

timeframes;

= Provide accurate, current and speedy lot status verification;
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= Provide a system of control to prevent overlapping or duplication of title by
using modern digital mapping technology to create accurate updated
municipal / cadastral index map sheets.

* Provide management with accurate and timely information for policy making,
performance appraisal, operations monitoring and more responsive public
service;

* Eliminate fraudulent and inaccurate surveys by using modern digital mapping
technologies to create accurate municipal index sheets and for updating them
with parcel boundaries;

= Support other government programs directly linked to the land titling system
functions;

= Provide fast and timely response to queries through user-friendly electronic
information access to land title information from the LRA Central Office and
all Registry of Deeds offices;

= Provide enhanced operational efficiency by strengthening the administrative
support application systems;

* Provide a system of timely detection and identification of fake land titles
which will assist in the identification of persons responsible therefore;

= Improve revenue collection

10. While the LRA has taken some steps in applying technology to improve its ability
to secure its documents and to deliver its services more efficiently, major areas of
concern remain, including:
= Existence of fake titles;

» Disorganized records management system;

= Defective survey plans and technical descriptions;

= Lack of uniform procedures in the RODs;

= Continued loss of records due to age, wear and tear, fire and natural disasters,
misfiling of records;

= Inefficient reporting system;

= Slow processing of registration transactions; and

= Slow responses to queries as to the status of titles/lots.

Current Position

11. The LTCP is being designed and implemented by Land Registration Systems, Inc
(LARES). The LTCP is divided into five phases:

Phase I - pilot implementation in Cebu City, Quezon City and

Parafiaque City Registries of Deeds. Implementation in this pilot phase

includes the following:

= Site Preparation in all three Registries of Deeds, the Computer
Centre and the Central Office areas affected.
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= Complete text-base database build-up of all Titles;

=  Complete scanning of all Titles, both current and cancelled, and
their supporting documents;

= Re-engineering processes at the Registries to take advantage of
automated workflow and technology applications, including a Point
of Sale system for tracking revenues at the Registry of Deeds,
Regional Registries of Deeds and the Central Office.

= Developing and testing land title forms (“judicial forms” include
blank title paper with security features that is ordered centrally and
distributed to Registries of Deeds) inventory control system
operating at the Central Office and the Registries of Deeds;

= Designing and modeling the distributed database of the system
using Cebu as the initial Registry, connected to the Central Office,
through the network demonstrating text and imagery retrieval
anytime anywhere” capability;

= Developing and testing the statistical reporting system on activities
at the Registry of Deeds level, (using Cebu as a representative
example) and the Central Office level as part of the Executive
Information System; and

= Establishing fully functional network connection between these
offices.

Phase II - This phase represents the replication of the systems as
approved from the Pilot offices to another 64 specified Registries. The
approved systems are those implemented, evaluated and finally
approved by LRA in the pilot Registries described in Phase 1.

Phase III - This phase represents the replication of the approved
systems to another 43 specified Registries

Phase IV - This phase represents the replication of the approved
systems to the remaining 52 Registries, and the completion of all
implementation work, including:

= Completing all site preparation, including new construction as
needed, for all LRA offices;

= Network connections such that information from any registry,
including document images, will be available from any other
Registry and from the LRA Central Office;

= Digitisation of all Municipal Index Sheets and implementing the
Geographic Information System (GIS) at the Central Office;

= Developing the computerised systems for managing subdivision
and / or consolidation applications utilizing the GIS and automated
workflow;

* Fully implementing automated and re-engineered procedures
taking advantage of the information technology infrastructure for
all LRA processes in all offices including, but not limited to the
following:

» Original Registration (i.e., bringing a property onto the Torrens
register for the first time)
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= Subsequent registration (e.g., registration of transfer,
mortgages, etc.)

= Subdivisions and consolidations of registered parcels

= Registration of condominiums

= Reconstitution of title (i.e., replacement of lost or destroyed
titles)

= Replacement of owner’s duplicate of title

= Amendment of Certificates

= Preparation of “consultas” (legal remedies addressing problem
cases)

= Reference to “consultas”

= Issuance of certified copies of documents

= Query on titles and registered documents

= Transaction monitoring

= Statistics monitoring

= Inventory control of certificates

= Recording of transactions on unregistered land

= Registration of chattel mortgages

= Completing backfile conversion of documents at RD into digital
image file

= Developing all the computerized administrative legal and financial
systems in the Central Office which will support and complement
the new computerised land titling system

Phase V - At the end of this phase, the updating of the
Geographical Information System in the Central Office into a Land
Information System using title data of parcels from each Registry of
Deeds in the National Capital Region will be completed.

12. The original design of the LTCP required Phase I to be completed within 6
months, and Phases I-IV within 36 months. However, Phase I is into its third
extension, and is now due for completion at the end of 2003".

Improvement Opportunities

13. LARES, through its Business Re-Engineering Process’, has identified several
areas where improvement opportunities exist within the Central Office of LRA
and the RODs’. The key recommendations are

= There should be a common, universal index map to be used by LRA, DENR,
Department of Agrarian Reform (DAR) and other concerned agencies/entities

= All consultas should be encoded into an indexed database and the RODs be
allowed access, to avoid the repetitive processing of similar consultas

= Storage facilities should be improved and augmented to accommodate the
volume of transactions entering the RODs

' Source: LARES
2 A process that involves the review and improvement of agency policy and procedures
3 See Business Process Specifications Report, October 2001
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= Blank title forms should be stored in the vault to lessen the risk of being lost,
misplaced or damaged

= Titles and documents should not be allowed to be photocopied outside the
ROD working area. The authority to print titles and documents should be
given to an individual under the direct administrative control of the Registrar

=  Requesting parties should never be allowed to enter the ROD working area

= Physical retrieval of titles and documents should be strictly limited to those
authorised

= Printing of titles should only be done after the approval and thorough review
by the Registrar/Examiners

= Old titles should only be cancelled with the approval of, or by, the Registrar

= An improved records keeping system should be established to allow more
secure and efficient vaultkeeping. All titles and documents stored in the vault
should be tagged/indexed to allow easy retrieval and referencing

* A maximum period of retention of supporting documents in the RODs should
be established to reduce volume of documents in the vaults

* The number of approvals/signatures for the same transaction is not consistent
between different RODs

= Examination of documents is not standardised in the RODs, with examiners
applying their own approach and techniques in the examination of documents
based on their experience and background

Future Direction
14. International experience has showed that the full automation of a land register is a

15.

time-consuming process,” and the manual registration system will continue to
operate in parallel with the automated system for many years. Accordingly,
strategies to improve the land document registration process must take into
consideration both systems if maximum and immediate benefits are to be
achieved.

Most of the improvement opportunities identified by LARES correspond with the
findings and recommendations contained in the First Report, and are yet to be
implemented. Options for the development of the RODs ahead of computerisation
are presented later in this report.

Benefits of a local charting function to land document registration
16. One of the main characteristics of a registration of title system is that the system is

based on parcels of land- that is, the register is divided into units of property, with
a record for each individual land parcel. One of the key components of any
registration of title system is the cadastral map. A cadastral map is a graphical
index of all parcels in a given region, and associates each parcel with its unique
parcel identifier.

17. The cadastral map is required by land registries:

= to identify on the ground a parcel shown on the register. The cadastral map
should show the size and shape of the parcel and the approximate location of
the boundaries, and the location of the parcel relative to adjoining parcels;

* The land register for the state of NSW, Australia, which comprises approximately 3 million parcels,
took almost 20 years to automate.
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= to assist in the relocation of a boundary in case of dispute or uncertainty;
= to enable subdivision to be carried out; and,
= to facilitate the searching of the title details for particular land parcels.

The system that is currently operating in the RODs is, at best, a hybrid registration
of title system, but more closely resembles a registration of deeds system. As the
spatial records are not centrally located within the RODs, the parcel details
contained within the titles cannot be verified against the cadastral record. A
cadastral map shows how a locality is divided into units of ownership. The lack of
cadastral maps in the RODs lends the system vulnerable to the issue of fraudulent
titles, overlapping of parcels and duplicate titles.

The Cadastral Index Mapping (CIM) program undertaken by LAMP is the first
attempt to put together all available records from LRA, DENR, and Assessor’s
Office to have a comprehensive set of all parcel records. It is supported by a
database with cross-index to relevant land information (lot owner, technical
description, survey plans, tax declarations, etc). Once produced, CIMs will serve
as a spatial control for all title information to facilitate detection of duplicate,
overlapping or spurious titles.

At present, the RODs have no maps available in the registry and this makes it
difficult to access parcel-based information - permitting more than one title to
issue per parcel, for example. While many initial CIMs have been produced, and
are used in systematic adjudication and title verification, the finalised CIMs have
yet to be integrated into the RODs. Once the CIMs are fully integrated into the
RODs, the benefits to land document registration, such as the facilitation of
searching, will be immediate.

The creation of a single land administration authority would enable the survey
records of all agencies to be consolidated into a central registry. If survey
functions are assigned to the RODs, the CIMs would also be used for the
acceptance and verification of subdivision plans in the RODs, and through the
One Stop Shop (OSS), where operational.

Shortcomings of the filing and indexing systems

22.

23.

Many of the shortcomings of the filing and indexing systems were identified in
the First Report’. However, further limitations have since come to light.

The Land Tenure Study which is currently in progress has attempted to obtain
key, fundamental data from the RODs in order to make its findings and
recommendations. Examples of the data the Study sought to obtain were the
number of titles issued, the area covered by titled lands, and the number of live
titles. In each case the RODs concerned were unable to provide the requested data,
and instead of conducting a laborious and time-consuming audit of every record in
the RODs, estimates of the titles issued were made.

> For a detailed consideration of records management, see Preliminary National Strategy on Lands
Record Management, TA Report D11.
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Similar shortcomings in the RODs have been identified by the Land Management
Bureau and the DAR. These agencies need to know which owners own what land,
yet have been unable to obtain this data from the RODs.

The prototype at Quezon City (PIO2) has also identified shortcomings in the
ROD. As part of the title verification process, the records of the Assessor’s are
compared to those of the ROD. However, PIO2 advises that many of the records
are missing, misfiled, out of file, or simply lost. Further, in many instances there is
no reference to the next TCT number-that is, when a new TCT has issued
following a change in ownership, there is no means of finding out the next TCT
number. The PIO2 staff must then go to the LRA and undertake a search of the
reconstitution books, to identify the current TCT reference.’

Organisational Structure of the RODs

26.

27.

28.

29.

30.

There are three basic organisational structures of the RODs, depending on the size
of the RODs and the volume of transactions registered- see Annexures 2,3 and 4.
While the organisational structures obtained are the models for computerised
RODs, the models are fundamentally the same for non-computerised RODs. The
organisational structure of the LRA is also attached as Annexure 5.

The job descriptions for each position in the RODs are also attached (Annexure
6). Each of the technical positions has a minimum specified period of training.
However, there appears to be little formal training available for ROD staff, and
the period of training is manifestly inadequate, regardless of the formal
educational requirement for the position (for example, the Land Registration
Examiner is only allocated four hours training).

The Personnel Management Division of the LRA is responsible for Human
Resource Management within the LRA and the RODs. There is a training program
in computerisation in place for the three RODs involved in Phase I of the LTCP
(Quezon City, Cebu City and Parafiaque City) and the Central Office of LRA,
with the training conducted jointly by LRA and LARES. However, whilst plans
are in place for training programs for examiners, records officers and cashiers,
these programs have not been conducted since 2000 due to budgetary constraints.

Similarly, while there is training for the Registrars and Deputy Registrars in the
three (to be) computerised RODs, training for other Registrars and Deputies
consists of “immersion” training, given by the staff at the ROD concerned.

Further, job analysis also appears to be limited to those positions identified within

the RODs to be computerised. However, it is submitted that the position

descriptions of the Registrars, Deputy Registrars, Examiners and Records Officers

be amended to take into account the recommendations contained in the First

Report and the next section of this report, in particular:

= delegation of responsibilities from Registrars and Deputy Registrars to
examiners

= greater responsibility be given to experienced examiners

= records officers be authorised to issue certified copies

8 PIO2 also advise that they are not permitted direct access to search the ROD’s records.
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Fees

31.

32.

33.

The fees for ROD services have recently increased by 100% across the board over
the previous fees. The new fees are contained in LRA Fees Circular 11-2002,
attached at Annexure 7.

The situation regarding the proposed computerisation fees is unclear, however.
LARES advised that their original proposal contained 10 fees that have been
agreed to by LRA. However, there are several additional service fees that were not
previously identified, such as the entry fee and annotation fee, that are currently
the subject of negotiation between LARES and the LRA. LARES advised that the
original proposal containing the 10 agreed fees was a public document, and were
of the view that LRA should provide a copy of this document to LAMP. However,
the documentation provided by LRA shows the computerisation fees as
“computerisation proposed fees” only, and, accordingly, the fees referred to below
may not be the final fees to be charged.

Notwithstanding the above, some of the proposed computerisation fees are
substantially higher than for the same transaction with the manual system. The list
of proposed computerisation fees, with the comparable current fees as set by LRA,

are extracted at Annexure 8. Comparisons of some of the fees is shown below

Transaction

New LRA fee Proposed
Computerisation Fee

Original certificate of title -
For the entry of one original certificate
of title and issuance of one owner's
duplicate certificate:
- For the first parcel of land
described thereon
- For each additional parcel

165.00
60.00

30.00

Issuance of copy of document - for
furnishing copies of any entry, decree,
document, or other papers on file —for
each hundred words or fraction thereof]
contained in the copies thus furnished -

3.00 110.00

Certified copy - For certifying a copy
furnished under the next preceding
paragraph, for each certification:
- For one page certified
- For each additional page
certified

30.00 110.00
6.00

Research fee - For services rendered in
attending to request for reference or
researches on any records or documents
on file in the Registry, there shall be

collected per document or record -

12.00 165.00

34. The fees payable by government departments to use the computerised register is
currently the subject of debate. The position of LRA is that the exemption granted

10
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to government agencies/entities by law from payment of registration fees includes
exemption from the payment of LARES fees. On the other hand, LARES has
taken the stand that the exemption refers only to the fees due to the government
but not to a private corporation like LARES. The LRA has requested a legal
opinion regarding this issue from the Department of Justice’.

35. The decision of the Department of Justice will have an important impact on the
use of the computerised register as a land information tool for government. If fees
are to be charged to government agencies to search the register, at commercial
rates without exemption or discount for bulk users, then the practicality of having
the computerised register as the basis for a multipurpose cadastre will be severely
diminished.

D. CONSIDERED VIEWS OF STAKEHOLDERS AND
RECOMMENDATIONS

Introduction

36. In order to solicit the views of the key stakeholders in land registration, both in the
public and private sectors, copies of the First Report were distributed prior to the
two workshops. The distribution list/list of participants to both the Leyte and
Manila workshops are attached at Annexures 9 and 10. The workshop presentation
is Annexure 11.

37. The workshops were organised to fulfill the following objectives:
* To present the findings and recommendations of the first status report
on land document registration;
* To solicit the views of the agencies concerned and other stakeholders
on the recommendations of the study;
* To obtain the consensus of the key stakeholders to the changes
proposed and develop strategies for implementing the changes.

38. The views of the stakeholders were elicited during open forum discussion, and by
the work-shopping of seven strategies considered imperative to improve land
document registration. One common feature of the views obtained was the need
for the creation of a single land administration agency if the land registration
system is to be satisfactorily reformed.

39. This section of the report:

= proposes strategies needed to facilitate improvements in land document
registration

= presents a summary of the considered views of the stakeholders on the
merits of the strategies (the considered views of the stakeholders are
reproduced in full at the end of this report)

= provides comments on the views of the stakeholders

= makes recommendations for implementing the strategies

" Source: Preliminary National Strategy on Lands Record Management, TA Report D11.

11
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Strategy 1: Remove Technical Description from subsequent titles where
a plan of survey is held by the ROD

Stakeholders’ Views

40.

41.

42.

The removal of the technical description from the land title was the most
discussed topic in the open forum at both workshops, with opinions ranging
widely- see report of Manila workshop, Annexure 12.

Some participants appeared reluctant to change the current format of the technical
description, in particular the geodetic engineers whose expertise is relied on to
interpret or transcribe the technical description into a format that can be readily
understood. The second group in Leyte in fact noted “The intervention of the
Geodetic Engineers averging the importance of the TDs” as the most significant
hurdle to overcome. However, even those participants who recommended that the
technical description be retained in its current format were in agreeance that the
Transfer Certificate of Title (TCT) could be dispensed with, and, accordingly, the
technical description would not have to be replicated each time there is a change
of ownership.

Many participants agreed that the current form of technical description was not the
most user friendly or efficient way of presenting the land parcel. Most agreed that
to implement the strategy then widespread communication of the changes are
needed, and that the plans must be incorporated and securely held within the
RODs. Others felt that a committee be formed draft a resolution to be submitted to
the task force for the removal of the technical descriptions.

Comment

43.

44,

45.

Some of the opinions expressed by the participants warrant further comment. It is
apparent that the technical description in its current format has been used for such
a long period of time that, despite its shortcomings, the idea of change is difficult
for some to accept.

The shortcomings of the use of a technical description were highlighted in the first
report. However, it is worthwhile to consider other authorities on the subject. The
use of verbal descriptions to delineate land parcels has been described as
“significantly inferior to the other methods (graphical plans and numerical
descriptions) and (they) produce little information of value for other applications”
¥ Graphical methods are “the most effective and easy to comprehend; they
communicate quickly and cheaply most of the relevant information™

Further, in a Torrens system it is not essential that the full technical description of
the parcel appear on the title itself. A reference to another document kept
elsewhere in the land registry, such as a plan of survey, is sufficient. This is the
case in many jurisdictions'®, and applies to both plans and transactions such as
transfers and mortgages. In the RODs, the technical description plays no part in
the operations of the RODs. There is even precedent in the Philippines for the title

¥ See Land Information Management, Dale and McLaughlin, 1989, page 38
? Ibid., page 38
12 See example of NSW title, Annexure 8, First Status Report on Land Document Registration
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46.

47.

48.

49.

50.

51.

Future Directions for Land Document Registration

to refer to another document for the technical description- see copy of TCT RT-
120070 (Annexure 13), where the title refers to a prior TCT for the full technical
description.

There is also precedent for a title to show the parcel in graphical format. Annexure
14 shows OCT P21234, with the diagram on the second page of the title. The ideal
for the graphical representation of a parcel would be the bearings and distances
either shown on the diagram, or located in a separate panel. More simplistic
models are found in Thailand and Lao PDR, where the bearings and distances are
located in the land file, rather than on the title- see Annexure 15 for an example of
a land title from Thailand.

It was stated that the banking sector required the technical description in its
current format- if there is no technical description, then the land is not acceptable
for collateral. This practice does not accord with all other jurisdictions where the
parcel is represented graphically/numerically. What is important to most lending
institutions is the security of tenure of the land holder, rather than the format in
which the parcel is described on the title.

Similar comments apply to the statement that a land parcel could not be
subdivided if the land was not described with a technical description. The use of a
graphical/numerical representation of a parcel has never been a hindrance to the
subdivision of a parcel in other jurisdictions.

But the greatest concern is that most of the participants considered that to alter the
format of the technical description, changes to the law, such as Property
Registration Decree No. 1529 were necessary. For example, the first Manila group
concluded that section 108 of PD 1529 required amendment if the strategy was to
be accepted. However, that section is merely concerned with the amendment and
alteration of titles, and the procedure that is required before the court. It is
submitted that the section has no bearing on the format on titles to land.

In the open discussion in Manila, it was stated that according to Article 31 of PD
1529, the decree of registration should contain the description of the land as
finally determined by the court. While this statement in itself is correct, it is not
PD 1529 that prescribes the format of the technical description. That is contained
in DENR Administrative Order No 98-12, published in the Official Gazette on 27
July 1998, which specifies the requirements for the technical description of
surveys in Section 389. There are separate requirements for numerical cadastre
and isolated surveys, and for photocadastral mapping. The bearings and distances
of boundary lines in consecutive order must be shown for numerical cadastre and
isolated surveys. However, the opening paragraph of Section 398 states:

“The technical description of each lot of a survey to describe and identify a
piece of land for administrative and ordinary or cadastral land
registration proceedings shall contain the following information”.... (my
emphasis).

Accordingly, it is submitted that a further Administrative Order from DENR is all
that is required if the strategy is to be implemented, and the technical description
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be permitted to be in a different format, or dispensed with when a plan of survey
is held by the ROD. The administrative order could also reinforce the provisions
of Section 16 of the Cadastral Act (Act 2259):

“After the entry of the final decree of registration of any lot, the designation of
the lot by the cadastral number, or block and lot number, as the case may be,
together with the name of the municipality, township, or settlement and
province in which the lot is situated, shall be sufficient description of said lot
for all purposes....” (my emphasis).

Recommendations for Implementation
52. Having regard to the views of the stakeholders in land registration, and with

53.

reference to the comments above, the following recommendations are made to
enable Strategy 1 to be implemented:
* An administrative order be issued by DENR to provide:
= when a plan of survey is held by a ROD, a TCT may refer to that plan.
Section 16 of Cadastral Act 2259 to be used as a guide.
= a graphical/numerical description of a land parcel is a sufficient technical
description for administrative and ordinary or cadastral land registration
proceedings, and for the title that subsequently issues.
= if TCTs are to be retained, then the TCT may refer back to the original title
for the technical description.

The implementation of this policy will also need a stronger records management
practice than currently exists. The successful implementation of Strategy 1 will be
dependent to some extent on the implementation of Strategies 5, 6 and 7.

Strategy 2 : Use standard forms for common transactions (transfer,
mortgage, etc)

Stakeholders’ Views
54. The recommendation to use prescribed, standard forms for each transaction was

55.

well received at both workshops. The draft Transfer prepared in the First Report
(Annexure 12 therein) was considered by the stakeholders to be easier to use for
ROD staff to extract the relevant information than the myriad different types of
contracts currently in use.

Some participants commented that the issue of the forms should be closely
monitored, as they could be used by syndicates, or for fraudulent purposes. Others
stated that the forms should be available with Filipino translations. There was also
the view that there may be objection from the banks, lawyers and notaries public.

Comment
56. The use of prescribed forms will lead to a simplification of the conveyancing

process, and may cut down the work currently performed by the legal profession-
just as the removal of the technical description from the title to land may lead to
less work for geodetic engineers. However, the aim of improving land document
registration should be to provide a better service to the public, and better land
information to the government, and inefficient practices should not be retained so
as to benefit specific interest groups. It is trusted that the legal profession can see
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the benefits that standard forms bring to land document registration, and support
this initiative.

57. The comments that the standard forms may be forged and used for fraudulent
purposes should be addressed. The forms that issue will be blank, to be completed
by the parties to the transaction (or their legal representative). If a blank form is
copied, it must still be completed, signed and witnessed, and accompanied by the
title and necessary certificates to the land. It should not facilitate fraudulent
transactions in any way.

58. If standard forms are to be used, it is agreed that there may be a need for
translations to be available, particularly in remote areas.

Recommendations for Implementation

59. The LRA should, through its Land Registration Committee, and using the draft
Transfer form as a template, design forms for to be used for each of the more
common transactions. These forms could issue without legislative amendment, as
section 112 of PD 1529 already authorises their issue. The forms should be
accompanied by Instructions for Completion. Forms and instructions could be
provided with translations, where necessary.

60. If the forms were to be prescribed forms, and non-prescribed forms were to be
precluded, amendment to Sections 51 and 112 of PD 1529 would be necessary' ',
together with transitional provisions to allow time for stocks of existing forms
(such as mortgages) to be used up.

Strategy 3 : Redraft format of the OCT and dispense with TCTs to enable
the endorsement of changes of ownership on the OCT

Stakeholders’ Views

61. There was also widespread support for the abolition of the TCTs, which at present
issue each time there is a change in ownership. In summary, the stakeholders

concluded:
= transfers could be endorsed in the same manner as encumbrances, such as
mortgages

= the sample form of title from New South Wales, Australia, was acceptable

= the abolition of the TCTs will reduce the issue and proliferation of fake titles

= some participants thought the changes could be made administratively, others
thought legislative action necessary.

Comment

62. It would appear that amendments to Sections 43 and 57 of PD 1529 would be
necessary to dispense with TCTs. The OCTs would also have to be redesigned, to
make room for the increased number of transactions, although if the technical
description is abolished there will be an immediate saving of space. There also
appears to be much unnecessary information contained on OCTs at present,
particularly those that issue as patents.

" Consequent amendments would also be required to other provisions of PD 1529, such as Sections 57,
60, and 62.
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63. The memorials of registration to be used should contain the basic information only
(eg “Mortgage No. 12345 To Land Bank™) in order for space savings to be
attained. The title should also be separated into ownership in one schedule, and
affecting encumbrances (mortgages, leases, etc) into a second schedule. When
there is a change in ownership, the prior owner’s name is ruled through and the
seal of the Registrar is placed over the ruling through. Similarly, when an
encumbrance is cancelled, the notification is ruled through, and the number of the
notification whereby the encumbrance is cancelled is placed in the Cancellation
column, to the right of the original notification. This allows anyone searching the
title to quickly identify the current owner and affecting encumbrances. Examples
of such a recording are shown at Annexure 16.

Recommendations for Implementation

= The LRA should immediately seek the amendment of Sections 43 and 57 of PD
1529 to dispense with the requirement to issue TCTs
» The Land Registration Committee in LRA should redesign the OCT, to
= remove unnecessary information
= provide for ownership and encumbrances to be separately located
= provide for the inclusion of a plan reference in lieu of the technical description

= Following implementation of the above, ROD staff should be trained in the new
registration procedures, particularly in the use of abbreviated memorials.

Strategy 4 : All land registration matters currently required to be dealt
with by the Courts should be dealt with by simple administrative
processes in the first instance

Stakeholders’ Views

64. This strategy also enjoyed strong support at both workshops. The stakeholders
made the following observations:
* implementation of the policy will simplify titling process- more economical,
more convenient
= asingle land law is needed to implement land registration process
= PD 1529 requires amendment
= who will lobby for the changes?

Comment

65. Implementation of this strategy will clearly require substantial legislative
amendment. However, there appears to be widespread recognition of the
inefficiencies attached to the judicial process of land registration, and support for
the amendments should readily attained.

66. The most obvious group to carry forward the strategy is the LRA, particularly
through the Land Registration Committee, with its high proportion of senior
Registrar of Deeds.

Recommendations for Implementation

67. The LRA identify all of the processes within land registration that are currently
dealt with judicially and present the necessary amendments to PD 1529 to the task
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force. Following approval of the changes in procedures, the LRA provide the
necessary training to the RODs, and update the training manual.

Strategy 5 : Improve efficiency of the RODs

Stakeholders’ Views

68. The suggestions on how to implement this strategy were wide-ranging, with the
following representative of the suggestions made:

» study and recommend possible reforms, measures on the
procedures/system

= values re-orientation of the ROD/paradigm shift of employees

= merging all agencies involved in patent issuance into a single agency

= training of office personnel

= standardization of the forms used in the RODs

= improve the physical facilities of the RODs

= asurvey system that has one approving authority

= consistent with the OSS system, each RD should be provided with
qualified staff that can do the surveying, mapping, etc.

Comment

69. Several of the recommendations made by the stakeholders are covered in other
strategies. This indicates an awareness of the shortcomings that currently exist in
the RODS, and a good understanding of what is required to improve the
efficiency of the RODs.

Recommendations for Implementation
* a quality assurance program be introduced by the LRA to identify
inefficiencies in the RODs and recommend change.
» training of staff, particularly in the technical areas such as examining, be
given higher priority by LRA.
= other strategies identified (prescribed forms, one land administration agency)
be undertaken.

Strategy 6 : Locate all plans of survey and cadastral maps within the
RODs

Stakeholders’ Views

70. The overriding view of the stakeholders on this issue is the need for both DENR
and the LRA to merge the cadastral records, and this would be accomplished
upon the creation of a single land administration authority.

Comment

71. The importance of integrating the spatial records into the RODs was highlighted
in the previous section of this report, and is also critical to the eventual
replacement of the technical description (Strategy 1).

Recommendations for Implementation

» should the ROD be the central repository of plans, it is essential that the
cooperation of all agencies holding plans be obtained. This not only involves
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agencies such as DENR, but also private surveyors, who are reputed to hold
many plans which are not held by any government agency.

= the creation of a single land agency will greatly facilitate the implementation
of this strategy

» the LRA should prepare a submission to LAMP for assistance in the
establishment of plan registers in each of the RODs'?

» the CIM program undertaken by LAMP be expanded to other RODs

Strategy 7 : Improve records management by culling unnecessary
documents, and returning original documents to applicants at time of
registration

Stakeholders’ Views
72. The stakeholders were in agreeance that the scanning or digitisation of records

would help to assist the records management problem prevalent in the RODs.
Some expressed concern that original documents may be required by the courts in
litigation matters. Others recommended that old documents could be destroyed
and/or disposed of after a certain period of time. Standard forms for land related
transactions were also put forward as a solution to records management problems.

73. The lawyers group in Manila stated that section 57 of PD 1529 required

amendment if the strategy was to be implemented.

Comment
74. Documents in the RODs could be classified as:

= live primary documents (eg, deed of sale to the current owner,
undischarged mortgage)

= cancelled primary documents (eg, discharged mortgage, expired
lease)

= live supporting documents (eg, Certificate Authorising Registration
(CAR) attached to live deed of sale)

= supporting documents attached to cancelled primary documents

= current TCTs

= cancelled TCTs

75. The issue of what documents must be retained in original format, which

documents should be scanned, and which documents could be destroyed or
removed from the RODs is a contentious one. It is submitted that the LRA could
make an administrative decision as to which documents are to be retained, which
may be scanned, and which documents culled. There does not appear to be any
legislative requirement for the supporting documents to be retained indefinitely, if
at all (Section 57 of PD 1529 is concerned with the procedure in the registration of
conveyances, and does not appear to require amendment if this strategy is to be
implemented).

"2 This topic was discussed at a meeting with the LRA, when an in principle agreement was reached
with LAMP for the creation of a separate plan register.
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76. The culling of unnecessary documents would streamline data capture when the
RODs are eventually computerised, and would facilitate the microfilming of the
remaining records.

Recommendations for Implementation

= The LRA implement a standard records management strategy to be used in
every ROD."

=  When standard forms for transactions are introduced (Strategy 2), supporting
documents should be sighted at lodgment, noted on the form as such, and
returned to the applicant'”.

= The LRA introduce scanning capabilities into each of the RODs"’.

E. ADDITIONAL RECOMMENDATIONS

Introduction

77. The seven strategies referred to above will, if implemented, lead to a more
efficient land document registration system. The following recommendations, are,
however, equally important for the future development of the RODs, particularly
as the LTCP expands across the country.

Records Management

78. The First Report made several observations about the current records management
practices in the RODs, and proposed remedial action where appropriate. Strategy
7 above made recommendations for reducing the volume of documents in the
RODs. For a more detailed consideration of land records management, reference
should also be had to the Preliminary National Strategy on Land Records
Management, and the final report to issue from the land records strategy study.'®

79. The following is a summary of recommendations to improve records
management in the RODs:
= consideration should be given to the installation of compactus, which
could be used for the storage of the older records which are not frequently
accessed
= the use of secure clips rather than staples is recommended when
documents are bundled together
= security and accountability of the blank judicial forms issued for the
creation of new OCTs and TCTs are needed to reduce the incidence of the
issue of fake titles.
= if a document is defective, and cannot be registered immediately, all
affecting documents should be returned to the vault.
= the use of a memorandum of standard terms of mortgage by banks will
achieve a significant reduction in storage requirements.
= if supporting documents to a transaction are to be registered, then they
should be given a sub-number of the original document. For example, if a
transfer was accompanied by an affidavit and a power of attorney, and the

" The land records strategy study provides more detail of the strategies to be implemented
' With the exception of the CAR.

'* This appears to be carried out on an ad hoc basis at present.

' In June 2003.

19



Future Directions for Land Document Registration

Transfer was given the number 12345-72 (number 12345 in Volume 72),
The affidavit could be numbered 12345A-72 and the power of attorney
12345B-72.

applications for certified copies need not be numbered in the Entry Book.
the prolific use of certified copies of documents is clearly inefficient, and
a simpler process whereby a searching party purchases a voucher in
exchange for a copy of a document should be introduced.

when a copy of a title is provided to the public'’, certain non-essential
information, such as the serial number and Registrar’s name and signature,
be obscured, to prevent the duplication of the title.

strict compliance by the RODs in the reporting of transaction rates is
necessary

security of records entering and leaving the vault must be improved, by the
use of file-tracking procedures and limiting the access to the vault to the
records officer.

Miscellaneous

80. This section of the report presents recommendations for actions that could be
taken both during Phase I of the LAMP, and beyond. The recommendations are
compiled from the First Report and elsewhere, and if implemented will facilitate
the implementation of the key strategies, in particular the improved efficiency of
the RODs.

Recommendations that do not require legislative action in order to be
implemented:

legal advice given by the Registrar or Deputy Registrar should be confined
to the role and functions of the RODs.

the need for Registrars or Deputy Registrars to personally sign certified
copies should be reconsidered by LRA- the records officers could
adequately certify a copy.

allocation of transactions to examiners should be strictly on a “cab rank”
basis- that is, documents are allocated evenly between examiners on a
rotational system.

a formal training program should be available to all technical staff of the
RODs.

the handbook, manual and compilation of consulta be consolidated into a
single, loose-leaf format to allow regular updating by LRA.

Total Quality Management practices be implemented in LRA and the
RODs.

the fees payable in the RODs must be prominently displayed in a public
area.

the cooperation between the ROD and OSS must be improved in PIO1.

Recommendations that may require legislative action in order to be implemented:

» the requirement that all documents be checked by the Registrar or
Deputy Registrar warrants review. Many transactions could be
registered by the examiners.

17 With the exception of bona fide bank staff
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» Jegislative amendment to Chapter VII of PD 1529 should be made, to
absolve the Registrar or Deputy Registrar, or any staff of the ROD,
from personal liability if the officer involved has made an honest
mistake in the performance of his or her duties.

* in order to expedite the conversion of all land to the Torrens
registration system, the concept of qualified or provisional titles
should be introduced.

= the technical description should eventually be replaced by a
graphical/numerical description in both the decree of registration and
the title that subsequently issues

F. CONCLUSION

This report provides future directions for land document registration in the
Philippines, primarily through improved practices in the RODs. The strategies
proposed for implementing the recommendations have been designed with the
input of key stakeholders in the land registration process.

Further, many of the recommendations contained herein have been independently
confirmed a recent study tour of senior land registration officials to Australia and
Thailand. Their recommendations are attached to this report as Annexure 17.

Of the seven strategies covered in the workshop required, only Strategies 3 and 4
require legislative amendment before any action can be taken. Strategy 1 could be
implemented with an Administrative Order. The other Strategies, and most of the
additional recommendations in Section E, could be implemented without changes
to the law.

The responsibility for implementing most of the changes contained in this report
will fall on the LRA. As the government agency responsible for the operation of
the 162 RODs in the Philippines, it is trusted that the LRA shares the LAMP
vision of improved land document registration, and will move the strategies and
recommendations forward to ensure a better land registration system.
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Terms of Reference



Land Administration and Management Project
First Draft

TERMS OF REFERENCE

INTERNATIONAL LAND REGISTRATION LAW ADVISER
Second Assignment

The PA-LAMP foreshadows a potential 15-20 year program to improve land administration
in the Philippines. It is a strategic GOP initiative which aims to support an efficient land
market and alleviate the present low level of confidence in the system of formal land
registration and the lack of tenure security.

The Goal of AusAID assistance, through support of the TA program, is fo assist the GOP to
improve the effectiveness, transparency and efficiency of land administration to achieve the
resultant flow of economic and social benefits in the Philippines.

The Purpose of the TA program is to assist the GOP to establish structures and operating
procedures for a long term program to reform the land administration system in the
Philippines.

The Land Registration Law adviser to the LAMP Project will be based in PIO2 (QC) and
PIO1 (Leyte). He will report to the TA team leader. The adviser will work closely with
Project counterparts.

The approach at all times will provide the Project with best practice, a safe working situation
and be Gender sensitive. The adviser will cooperate with the members of the Quality
Assurance Panel whose job it is to verify that TA outputs are of a suitable standard and
completeness. To this end, the adviser shall maintain an up to date work plan and have
regular review meetings with counterparts on progress, issues and changes to the plan. A
monthly report will be submitted to the team leader.

The overall purpose of this activity of PA LAMP is to identify initiatives that would (i)
strengthen the operation of the ROD’s to meet their service requirements, as well as, (ii)
assist in current and future support to the LAMP accelerated titling activity and title
validation and records improvement activity.

The International Land Registration Law adviser will be responsible for completing the
following work no later than 15 May 2003 (reference is the PDD and the work to be
completed is described as Deliverables 25 and 27 in the AusAid — AMC contract):

1. Following the initial status report made in late 2002, perform an evaluation and
stakeholder assessment of the findings. Make extensive use of workshops and focus
groups and questionnaires and other suitable techniques to solicit stakeholder
feedback from both rural and urban locations. Summarise the stakeholder views and
suggestions.

2. Outline the LARES approach to computerisation and re-engineering of the Registers
of Deeds and how best to proceed to strengthen the operations of Registers of Deeds
that have not started to be computerised. Evaluate the options for short and medium
term development of RODs ahead of the computerisation. Consider and advise on
whether there should be a manual system to run in parallel to the automated system.

3. Describe the benefits to Land Document Registration of a local charting function
which would use the CIMs and be associated with each Register of Deeds. Outline the
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Land Administration and Management Project
First Draft

LAMP model of such function operating through the One Stop Shop where the
charting function is managed by the DENR.

4. Describe the shortcomings of the filing and indexing system for both internal records
management and use, and the benefits of alternate records filing and strengthened
indexing for direct access to records. Use the experience of the PIO2 record validation
process.

5. Identify the organisation structure of RODs and examine the job descriptions of each
position and the skills and knowledge required for positions and suggest any
necessary improvements in HRM.

6. Summarise the new fees structure for ROD services. If available, summarise the
proposed fee structure for computerised RODs.

7. Through workshops summarise the considered views of the agencies concerned on the
draft recommendations.
8. Coordinate the findings of this study with that of the land records strategy study.
0. Make a final report with firm recommendations and conclusions.
End
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Organisational Structure of Small ROD



ANNEX 5

Organisational Structure of LRA
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MR. SER JOHN PASTRANA

PUBLIC ASSISTANCE & ACTION CENTER
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ANNEX 6

Position Descriptions for RODs



Position

Definition (Summary)

Description

Specifications
(Qualification Guidelines)

1. Registrar of Deeds

Under direction, approves

registration of documents,

supervises the activities of
the registry of deeds office
and does related work.

Approves registration of documents and
justifies disapproved cases

Issues new certificates of titles

Signs annotation on titles or other
documents

Assigns and reviews the work of
subordinates

Supervises cash collection, supply
procurement and distribution and related
administrative matters

Serves as chairman of the Board of
Assessment Tax Appeals

Or reviews deeds and other documents for
conformance with legal requirements

Must have been admitted to the
practice of law in the Philippines
Shall have been actually
engaged in such practice for
three (3) years

Fifteen (15) hours of training on
law, supervision and
management

2. Deputy Registrar of
Deeds

Under direction, acts as
Registrar of Deeds in the
absence of the regular
incumbent, assists in the
direction and supervision of
the activities of the registry
of deeds office and does
related work.

Approves and signs registration of chattel
and real estate mortgages

Assists the RD in the performance of the
following:

- Review and examination of
documents filed for registration

- Answering queries of interested
parties as to the defects of their
documents

- Assignment and review of the work
of subordinates

3. Or sees to it that office discipline and

decorum are properly observed

Must be a duly qualified
member of the Philippine Bar
With two (2) years relevant
experience

Eight (8) hours of relevant
training




3. Records Officer Under general supervision, 1. Establishes and maintains an active and 1. Bachelor’s Degree
is responsible for the safe continuing program for the management, 2. Two (2) years of relevant
custody and maintenance of preservation and disposition of records experience in supervisory or
effective filing and retrieval | 2. Issues certified copies of records and titles managerial position
of records; plans work 3. Certifies the availability or non-availability | 3. Sixteen (16) hours relevant
programs for the of documents, decrees, and records training in records management
improvement of records requested 4. Career Service Professional or
management and does 4. Classifies and sorts documents to 2" Level Eligibility
related work determine whether the same are actionable
land registration cases or routine
communications
5. Or, may represent office in compliance
with subpoena duces tecum
4. Cashier Under general supervision, 1. Collects registration reports, remittances, 1. Bachelor’s Degree in Commerce
performs cashiering services and advice from banks major in Accounting
and does related work 2. Receives, collects, and deposits registration | 2. One (1) year relevant experience
fees due to the government 3. Sixteen (16) hours relevant
3. Conducts physical check of actual cash on training in records management
hand 4. Career Service Professional or
4. Insures that necessary receipts, records, 2" Level Eligibility
book accounts and other documents are
kept in accordance with laws, rules and
regulations
5. Cask Clerk Under general supervision, 1. Sorts and counts cash and prepares reports | 1. Completion of two (2) years
receives money and issues 2. Makes simple visual checks to determine studies in college
receipts of all kinds of genuineness of currency notes 2. Career Service Sub professional
payments made and does 3. May deposit collections or 1* Level Eligibility
related work 4. Prepares daily and periodic report of

collections




6. Land Registration

Under general supervision,

Examines decrees, orders, decisions, deeds

Bachelor’s degree relevant to the

Examiner examines documents of sale, etc. to determine completeness in job
involving land registration all aspects and in conformance with law 2. Four (4) hours relevant training
cases, plans and titles to Helps or advises lawyers, real estate 3. Career Service Professional or
inform the public or brokers and property owners how to 2" Level Eligibility
interested parties the prepare or remedy defects of instruments
necessary requirements for filed by them by satisfying requisites of
registration and does related registration
work Determines whether or not land subject for
registration is within the jurisdiction of the
registry of deeds office or the Land
Registration Authority
Verifies payment of pertinent taxes and
registration fees or other such fees
7. Clerk IV Under immediate Checks the work of a small group of clerks, | 1. Completion of two (2) years
supervision, supervises in typists and data encoders for accuracy and studies in college
the work of a small group of conformance to established policies and 2. Six (6) months clerical
clerks and typists in the rules experience
Division or Section and does Distributes and supervises the work of a 3. Four (4) hours relevant training
related work small group of a small group of clerks, 4. Career Service Sub professional
typists and data encoders and messengers or 1% Level Eligibility
Prepares difficult and confidential
correspondence and attends personally to
important and urgent clerical matters
Prepares report of activities and
accomplishments of subordinates
8. Clerk III Under general supervision, Types decrees, titles, certified copies of 1. Completion of two (2) years
performs clerical work or documents, annotations of encumbrances studies in college
supervises and participates Prepares drafts of official letters, 2. One (1) year clerical experience
in the work of a few lower endorsements and communications of 3. Four (4) hours relevant training




level clerical workers and
does related work

complicated nature

Composes routine letters and
communications

Performs liaison work with other offices,
following up on disposition of important
matters

Or assigns, reviews and supervises the
work of a small group of clerks doing
typing, record posting and other routine
repetitive clerical tasks

4. Career Service Sub professional
or 1% Level Eligibility

9. Clerk II Under general supervision, Types decrees, titles, certified copies of 1. Completion of two (2) years
performs a variety of skilled documents, annotations of encumbrances studies in college
clerical tasks and does Prepares, certifies and endorses records and | 2. Six (6) months clerical
related work correspondence relative to employees’ experience
assignments, payrolls, resignations, service | 3. Career Service Sub professional
records, appointments, leaves, and other or 1* Level Eligibility
personnel actions
Prepares reports and tabulates statistical
data
Sorts and compiles records for retention
and for disposal
10. Clerk I Under immediate Types decrees, titles, technical description, | 1. Completion of two (2) years

supervision, receives, sorts,
indexes and files
correspondence, records and
other documents and does
related work

annotates encumbrances on titles

Fills out form letters and endorsements
Meets public and answers routine questions
Types routine correspondence forms and
reports

Checks and verifies information form and
other records

studies in college
2. Career Service Sub professional
or 1* Level Eligibility




11. Crafts and Trades Under immediate 1. Gums and tips pads, sheets of paper 1. Must be able to read and write
Helper supervision, stitches, folds 2. Glues back of books or volumes
or bundles typewritten 3. Counts pages of volumes of certificates of
matters, pamphlets, title, expedients, or documents
certificates of titles, decrees | 4. Wraps books or pamphlets
decision, orders and
documents and does related
work
12. Utility Worker II Under immediate Dusts the shelves and records therein 1. Elementary graduate

supervision, opens and
closes the vault and does
related work

Arranges and files decrees, titles and
documents in the corresponding shelves
Takes down from the shelves of the vault
the record title, plans and such others as
directed by the Records Office in charge

2. Must be able to read and write

4. Returns the titles, records, plans and such
other documents inside the vault after their
use

13. Utility Worker I Under immediate 1. Cleans and maintains cleanliness of rooms, | 1. Must be able to read and write
supervision, opens and equipment, office furniture
closes rooms of buildings 2. Does simple carpentry and simple repair
and does related work works of furniture and equipment

3. Keeps premises and surrounding area clean

4. Moves equipment and office furniture from
one area to another as required

5. Disposes trash and other waste materials

6. Performs such other non-clerical manual

work as needed




ANNEX 7

Fees Prescribed by LRA



5. Release of encumbrance - For the
annotation of a release of any encum-
brance, except mortgage, lease or
other lien for the cancellation of which
a specific fee is prescribed herein, but
the total amount of fees to be collected
shall not exceed the amount of fees
paid for the registration of such encum-
brance, for each parcel of land as
released - 15.00 30.00

6. Court Order - For the annotation of an
order of the court for the amendment of,
or the making of a memorandum on, a
certificate of title, except inclusion of
buildings and improvements, or any
order directing the registration of a
document, or any right or interest
referred to in said order, or the cancella-
tion of a certificate of title and/or the
issuance of a new one -

- For each certificate of title on which
the annotation is made, in addition
to the fees prescribed under para-
graphs sixteen or seventeen, as the
case may be, on this subsection, if
the same are also due for the regis-
tration of such document, right of
interest - 30.00 60.00

7. Building - For the annotation of an order
of the court for the inclusion of building
and /or improvement in a certificate of
title, for each certificate of title - 30.00 60.00

8. Powers of attorney, letters of administra-
tion, appointment of guardian, resolution
or revocation thereof - For registering
and filing a power of attorney, letters of
administration of letters testamentary
whether or not accompanied by a copy
of the testament, certificate of allowance
of a will with attested copy of the will
annexed, appointment of guardian for a
minor or incompetent person, appoint-
ment of receiver, trustee, or administrator,
articles of incorporation of any corpora-
tion, association or partnership, or reso-
lution of its board of directors empowering
an officer or member thereof to act in
behalf of the same: 60.00 120.00

For the annotation of such papers on

certificates of title when required by

existing laws or regulations, for each

certificates of title so annotated: 15.00 30.00



ANNEX 8

Proposed Computerisation Fees



C. Fees payable to the Register of Deeds - The Register of Deeds shall collect fees for all services
rendered by him under this Decree in accordance with the following schedule:

1.

13

14.

15.

16.

LRA Fee
Original certificate of title -
For the entry of one original certificate
of title and issuance of one owner's
duplicate certificate:

- For the first parcel of land
described thereon 60.00

- For each additional parcel 30.00

. Transfer to trustee, executor, adminis-
trator, receiver, - For the issuance of a
transfer certificate of title - including its
duplicate, to a trustee, executor, admi-
nistrator, or receiver, or for the cance-
llation of such certificate of title and
issuance of a new one, including its
duplicate, to the gestui que trust in case
of trusteeship - 60.00

Transfer certificate of titte - For the

issuance of a ransfer certificate of title,

including its duplicate, to a person other

than those named in the next preceding

paragraph, in addition to the fees here-

inafter prescribed in paragraph sixteen

or seventeen, as the case may be, of

this subsection, if the same are also

due - 60.00

If the certificate covers more than one

parcel or lot, and additional fee shall be

collected for each additional parcel or

lot - 30.00

Additional copy of title - For the
issuance of a new owner's duplicate or
co-owner's copy of certificate of title, or
any additional duplicate or copy thereof:

- For the fist page 60.00
- For each subsequent page 30.00

Registration fee - For the registration of
a deed of sale, conveyance, tranfer, ex-
change, partition, or donation: a deed
of sale with pacto de retro, conditional
sale, sheriff's sale at public auction, sale
for non-payment of taxes, or any sale
subject to redemption, or the repurchase
or redemption of the property so sold:
any instrument, order, judgment or
decree divesting the title of the regis-
tered owner, except in favor of a trustee,
executor, administrator or receiver:
option to purchase or promise to sell:

any mortgage, surety, bond, lease, Page 1

Proposed Computerisation Fee

165.00

165.00

165.00

165.00



easement, right-of-way, or other real
right or lien created or constituted by
virtue of a district contract or agreement,
and not as an incidental condition of
sale, transfer or conveyance: the assign-
ment, enlargement, extension or nova-
tion of a mortgage or of any other real
right, or a release or mortgage, termina-
tion of lease, or consolidation of owner-
ship over a property sold with pacto de
retro: where no specific fee is prescribed
therefore in preceeding paragraphs, the
fees shall be based on the value of the
consideration in accordance with the
following schedule: 264.00

VALUE OF CONSIDERATION

More than Not Exceeding
0.00 500.00 21.00
500.00 1,000.00 30.00
1,000.00 1,500.00 39.00
1,500.00 2,000.00 48.00
2,000.00 2,500.00 57.00
2,500.00 3,000.00 66.00
3,000.00 3,500.00 75.00
3,500.00 4,000.00 84.00
4,000.00 4,500.00 93.00
4,500.00 5,000.00 102.00
5,000.00 5,500.00 111.00
5,500.00 6,000.00 120.00
6,000.00 8,000.00 144.00
8,000.00 10,000.00 168.00
10,000.00 12,000.00 192.00
12,000.00 14,000.00 216.00
14,000.00 16,000.00 240.00
16,000.00 18,000.00 264.00
18,000.00 20,000.00 288.00
20,000.00 22,000.00 312.00
22,000.00 24,000.00 336.00
24,000.00 26,000.00 360.00
26,000.00 28,000.00 384.00
28,000.00 30,000.00 408.00
30,000.00 35,000.00 450.00
35,000.00 40,000.00 492.00
40,000.00 45,000.00 534.00
45,000.00 50,000.00 576.00
50,000.00 55,000.00 618.00
55,000.00 60,000.00 660.00
60,000.00 65,000.00 702.00
65,000.00 70,000.00 744.00
70,000.00 75,000.00 786.00
75,000.00 80,000.00 828.00
80,000.00 85,000.00 870.00
85,000.00 90,000.00 912.00
90,000.00 95,000.00 954.00
95,000.00 100,000.00 996.00
100,000.00 110,000.00 1,056.00
110,000.00 120,000.00 1,116.00
120,000.00 130,000.00 1,176.00
130,000.00 140,000.00 1,236.00
140,000.00 150,000.00 1,296.00
150,000.00 160,000.00 1,356.00
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160,000.00
170,000.00
180,000.00
190,000.00
200,000.00
210,000.00
220,000.00
230,000.00
240,000.00
250,000.00
260,000.00
270,000.00
280,000.00
290,000.00
300,000.00
310,000.00
320,000.00
330,000.00
340,000.00
350,000.00
360,000.00
370,000.00
380,000.00
390,000.00
400,000.00
410,000.00
420,000.00
430,000.00
440,000.00
450,000.00
460,000.00
470,000.00
480,000.00
490,000.00
500,000.00
520,000.00
540,000.00
560,000.00
580,000.00
600,000.00
620,000.00
640,000.00
660,000.00
680,000.00
700,000.00
720,000.00
740,000.00
760,000.00
780,000.00
800,000.00
820,000.00
840,000.00
860,000.00
880,000.00
900,000.00
920,000.00
940,000.00
960,000.00
980,000.00
1,000,000.00
1,020,000.00
1,040,000.00
1,060,000.00
1,080,000.00
1,100,000.00

170,000.00
180,000.00
190,000.00
200,000.00
210,000.00
220,000.00
230,000.00
240,000.00
250,000.00
260,000.00
270,000.00
280,000.00
290,000.00
300,000.00
310,000.00
320,000.00
330,000.00
340,000.00
350,000.00
360,000.00
370,000.00
380,000.00
390,000.00
400,000.00
410,000.00
420,000.00
430,000.00
440,000.00
450,000.00
460,000.00
470,000.00
480,000.00
490,000.00
500,000.00
520,000.00
540,000.00
560,000.00
580,000.00
600,000.00
620,000.00
640,000.00
660,000.00
680,000.00
700,000.00
720,000.00
740,000.00
760,000.00
780,000.00
800,000.00
820,000.00
840,000.00
860,000.00
880,000.00
900,000.00
920,000.00
940,000.00
960,000.00
980,000.00
1,000,000.00
1,020,000.00
1,040,000.00
1,060,000.00
1,080,000.00
1,100,000.00
1,120,000.00

1,416.00
1,476.00
1,5636.00
1,596.00
1,656.00
1,716.00
1,776.00
1,836.00
1,896.00
1,956.00
2,016.00
2,076.00
2,136.00
2,196.00
2,256.00
2,316.00
2,376.00
2,436.00
2,496.00
2,556.00
2,616.00
2,676.00
2,736.00
2,796.00
2,856.00
2,916.00
2,976.00
3,036.00
3,096.00
3,156.00
3,216.00
3,276.00
3,336.00
3,396.00
3,486.00
3,576.00
3,666.00
3,756.00
3,846.00
3,936.00
4,026.00
4,116.00
4,206.00
4,296.00
4,386.00
4,476.00
4,566.00
4,656.00
4,746.00
4,836.00
4,926.00
5,016.00
5,106.00
5,196.00
5,286.00
5,376.00
5,466.00
5,556.00
5,646.00
5,736.00
5,826.00
5,916.00
6,006.00
6,096.00

6,186.00
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And for every P20,000.00 or fraction thereof; in excess of P1,700,000.00, in addition
7,036.80/7,476.60

1,120,000.00 1,140,000.00
1,140,000.00 1,160,000.00
1,160,000.00 1,180,000.00
1,180,000.00 1,200,000.00
1,200,000.00 1,220,000.00
1,220,000.00 1,240,000.00
1,240,000.00 1,260,000.00
1,260,000.00 1,280,000.00
1,280,000.00 1,300,000.00
1,300,000.00 1,320,000.00
1,320,000.00 1,340,000.00
1,340,000.00 1,360,000.00
1,360,000.00 1,380,000.00
1,380,000.00 1,400,000.00
1,400,000.00 1,420,000.00
1,420,000.00 1,440,000.00
1,440,000.00 1,460,000.00
1,460,000.00 1,480,000.00
1,480,000.00 1,500,000.00
1,500,000.00 1,520,000.00
1,520,000.00 1,540,000.00
1,540,000.00 1,560,000.00
1,560,000.00 1,580,000.00
1,580,000.00 1,600,000.00
1,600,000.00 1,620,000.00
1,620,000.00 1,640,000.00
1,640,000.00 1,660,000.00
1,660,000.00 1,680,000.00
1,680,000.00 1,700,000.00

to the fee of

7,916.40/8,356.20

8,796.00

17. Issuance of copy of document - for

18.

19.

20.

furnishing copies of any entry, decree,
document, or other papers on file - for
each hundred words or fraction thereof
contained in the copies thus furnished -

Certified copy - For certifying a copy
furnished under the next preceeding
paragraph, for each certification:

- For one page certified

- For each additional page certified

Certification - For issuing a certification
relative to or showing the existence or
non-existence of, an entry in the regis-
tration books or a document on file, for
each such certificate containing not
more than two hundred words -

If this exceeds that number an addi-
tional fee shall be collected for every
hundred words, or fraction thereof, in
excess of the first two hundred words -

Research fee - For services
rendered in attending to request

6,276.00
6,366.00
6,456.00
6,546.00
6,636.00
6,726.00
6,816.00
6,906.00
6,996.00
7,086.00
7,176.00
7,266.00
7,356.00
7,446.00
7,536.00
7,626.00
7,716.00
7,806.00
7,896.00
7,986.00
8,076.00
8,166.00
8,256.00
8,346.00
8,436.00
8,526.00
8,616.00
8,706.00
8,796.00

90.00

3.00

30.00

6.00

30.00

6.00
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for reference or researches on
any records or documents on
file in the Registry, there shall

be collected per document or
record -

12.00

D. Fees payable to the Administrator of Land Registration -

The fees payable to the Administraot of Land Registration shall be as follows:

1. For verification and approval of subdivision

plans, the fee shall be :

a.

For each lot

. For each corner of a lot, irrespective of

whether such corner is common to the
two or more lot

. For each traverse station
. For each observation

. In case the paln is a resurvey or relo-

cation plan, an additional 40 percent
of the rates prescribed above shall be
collected.

Provided, however, that the total fee as

computed above, whether for subdivi-

sion survey, resurvey or relocation plan,

shall in no case be less than -

8. For furnishing a plan copy (blue print, or
white print) of any plan on file in the
Authority, the fees shall be as follows:

a. For the copy of any size not excee-

ding forty square decimeters

. For one copy of more than forty

square decimeters but not exceeding
eighty square decimeters in size

. For one copy of more than eighty

square decimeters but not exceeding
one hundred twenty square decime-
ter in size

. For one copy in excess of one hun-

dred twenty square decimeter in size
the basic rate of twenty seven pesos
plus for every twenty square decime-
ters or fraction thereof in excess

9. For the preparation of technical descrip-
tions, other than mere copying from an
existing copy, there shall be collected
the following fees:

a. For technical dscription of lots or

parcel, typewritten in triplicate and
doublespaced, including certification:

1. For each lot

12.00

1.20
0.60

3.00

48.00

18.00

36.00

54.00

3.00

18.00
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2. For each corner of a lot 1.20
3. For each extra copy, extra charge 1.20
4. Minimum total charge 18.00
b. For lot description prepared in tra-
cing cloth (on tabulated form ) inclu-
ding certification:
1. For each sheet 9.00

2. For each lot 1.20

3. For each corner in excess of ten
for a lot 0.60

10. For certification of plans or copies of
plans as to the correctness of the

same, per plan or print copy 18.00
and for the issuance of all other certifi- 110.00
cations - 30.00

SEC. 118 : Fees for chattel mortgages, etc. - The Register of Deeds shall collect the following fees for services
rendered by him under this section: 264.00

1. Entry fee - For entry of presentation of
any document in the Primary Entry Book 30.00

2. Chattel Mortgage - For filing and recor-
ding each chattel mortgage including the
necessary certificates and affidavits, the
of fees established in Sec. 111.B, 16

3. Notice of Attachment - For recording
each notice of attachment, including the
necessary index and annotations - 48.00

4. Release of Attachment - For recording
each release of attachment, including the
proper annotations. 30.00

5. Sheriff's return of sale - For recording
each sheriff's return of sale including the
index and references - 42.00

6. Power of Attorney, appointment of guar-
dian, administrator or trustee - For recor-
ding a power of attorney appointment of
judicial guardian, administrator or trustee,
or any other instrument in which a person
is given power to act in behalf of another
in connection with a mortgage 60.00

7. No Specific Fee - For recording each
instrument or order relating to a recorded
mortgage, including the necessary index
and references for which no specific fee
is provided above - 30.00

8. Certification - For issuing a certificate

relative to, or showing the existence or
Page 6



non-existence of an entry in the registra-
tion book, or a document on file, for each
such certificate containing not more than
two hundred words - 30.00

If it exceeds that number, an additional

fee shall be collected for every one hun-

dred words or fractional part thereof in

excess of the first two hundred wors - 6.00

. Research Fee - For services rendered in
attending to requests for references to,
or researches on any document on file
in the Registry, there shall be collected
a fee per document of - 12.00

Page 7
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ANNEX 9

List of Participants-Leyte



LAND ADMINISTRATION AND MANAGEMENT PROJECT
Consultation Workshop on Land Document Registration
Multi-Purpose Hall, DENR Regional Office, Tacloban City
8:00 AM - 5:00 PM, April 29, 2003

NAME OF PARTICIPANTS

Atty. Peregrin Dingcong
Atty. Emeterio Villanoza
Mr. Eduardo Pedrero
Mr. EImo Patagnan

Mr. Gilbert Mabansag
Mr. Jose Coles

Atty. Ralph lIriarte

Mrs. Morela Noblejas

. Mr. Avelino Aparente
10.Engr. Floro Calibugan
11.Engr. Andresito Deligero
12.Hon. Raymundo Lopez
13. Atty. Alert Alocilja

14. Atty. Oliver Tan
15.Engr. Jose Charito Sandino
16.For. Elpidio E. Simon
17.Mr. Ramon Maratas
18.Mrs. Preciosa Soliman
19. Steve McFadzean
20.David McDowell
21.Engr. Pedro Mendiola
22.Engr. Ramon S. Unay
23.Brian Garcia
24.Benigno V. Sanico, Jr.
25.Patrick Katada

26. Chito Katangkatang
27.Angeles R. Borja

©CoNoahrWN =~

DESIGNATION/OFFICE

Register of Deeds, ROD Province
Deputy ROD, ROD Province
Records Officer, ROD Province
Examiner |, ROD Province

LMO Ill, CENRO-Palo

Examiner |, LRA-Tacloban
Provincial Assessor, PAO-Leyte
President, Tacloban Bankers’ Assoc.
Executive Director, WESLEDEF-Ormoc
President, GEP Inc.

President, CREBA

Municipal Judge, MTC-Palo

Asst. Reg. Dir., BIR-Palo

Land Valuation Head, LBP-Tacloban
Head, Loan Admin. Unit — LBP
CENR Officer, CENRO-Palo
Records Officer, CENRO-Palo

Land Management Officer IV, LMD
TA for Systematic Adjudication

TA for Administrative Titling

TA for Survey and Mapping
Prototype Manager, LAMP-PIO |
Chief, PCU, LAMP-PIO |

Supvg. Cartographer, LAMP-PIO |
SAT Leader, LAMP-Palo

HRD Officer Il, LAMP-PIO |

PO, LAMP-PIO |



ANNEX 10

List of Participants-Manila



LAND DOCUMENT REGISTRATION WORKSHOP
SEAMEO INNOTECH - Quezon City

List of Participants

LRA

Judge Benedicto Ulep

Atty. Edilberto Feliciano
Atty. Ofelia Abueg-Sta.Maria
Atty. Artemio Legaspi

Atty. Ricardo Arandilla

Atty. Alexander Acosta

Mr. Homer Margate

ROD (all in separate sheets)
Atty. Policarpio Espenesin
Atty. Mario S.P. Diaz

Atty. Emmanuel Gimarino
Atty. Florencio Domingo
Atty. Edwin Barroga

Atty. Domingo Paguia

Atty. Antonio Escutin

Atty. Robert Salcedo

Atty. Julius Hidalgo

LMB

Dir. Concordio Zuniga
Atty. Alberto Ricalde
Atty. Fe Tuanda

Mr. Vienbenito Cruz

DENR-NCR

Atty. Crizaldy Barcelo
Engr. Rogelio Lapus
Engr. Ignacio Almira, Jr.

DAR

Dir. Gloria Fabia

Mr. Severino Madrofio
Mr. Narciso Villapasdo

Supreme court of the Phils.
Atty. Jocelyn Guerrero

Office of the Solicitor General (OSG)

Atty. Derek Puertollano
Atty. Tomas Navarro

OASFO
Engr. Narciso Villapando

UPAO
Mr. Ramon Asprer

May 8, 2003

HUDCC
One (1) representative

HLURB
Atty. Francis Dagnalan
Atty. Cesar Manuel

Department of Justice (DOJ)
Atty. Ruben Fondevilla
Atty. Kenny Tantuico

PHILSSA
One (1) representative

Appraisers
Mr. Joe Ocampo

Mr. Federico Cuervo

LARES
Mr. Ernest Camairillo
Two (2) representative

BAP

Mr. Gualberto G. Alvior
Mr. Oscar Gomabay
Mr. Raul Punzalan

GEP
One (1) representatives

CERTEZA
One (1) representative

FF Cruz
One (1) representative

CREBA

Mr. Florentino S. Dulalia, Jr.
Ms. Techie Bautista

Engr. Marcelino B. Galitos
Mr. Pete Tawi

IPC
One (1) representative

CO Multiversity
One (1) representative




Philippine Bar Association
Atty. Jose Castro

Provincial Assessor
Atty. Ralph Iriarte

Consultant to the Mayor (Q.C.)
Atty. Ernesto Adobo

NBI
Atty. Palmer Mallari

Law Practitioners
Atty. Ramon Casanova
Atty. Ernesto Mendiola

Integrated Bar of the Phils. (IBP)

Atty. Teofilo Pilando

Assessor’s Office (Quezon City)
Mrs. Teofista Pajara
Mr. Nestor Dagaraga

Treasurer’s Office (Quezon City)

Dr. Victor Endriga

Assessor’s Office (Makati City)
One (1) representative

Treasurer’s Office (Makati City)
One (1) representative

Assessor’s Office (Manila City)
One (1) representative

Treasurer’s Office (Manila City)
One (1) representative

National Cultural and Indigenous

People (NCIP)
Atty. Reuben Dasay A. Lingating

BAG
Mr. Andres Margallo
Mrs. Luz Llamas

SAMA-SAMA
Ms. Nenita Mendoza

KAMPI
Ms. Jeanette Dumo

ALMA LUPA
One (1) representative

LAMP-PIO2

Atty. Federico Cas
Engr. Henry Pacis
Mr. Noel Obra

Engr. Emil Pugongan
Engr. Alex Venzon
Mr. Pedcris Orencio
Ms. Arlene Naeg

LAMP-PMO

Atty. Mylene Albano
Engr. Danilo Antonio
Atty. Elbert Quilala

LAMP-Technical Advisers

Mr. David McDowell
Mr. Barry Dick

Mr. Felino Cortez

Ms. Floradema Eleazar

Support Staff
Ms. Abigail del Rosario

Ms. Rizza Abayari
Ms. Karla Narcise



ANNEX 11

Workshop Presentation



