
Sirs/Mesdames: 

REPUBLIC OF THE PHILIPPINES 
SUPREME COURT 

Manila 

SECOND DIVISION 

NOTICE 

Please take notice that the Court, Second Division, issued a Resolution 

dated 04 April 2022 which reads as follows: 

"G.R. No. 234342 (Salva Sarenas Zapata Realty, Inc. represented by its 
President, Maria B. Zapata v. Land Registration Authority, represented by 
Eulalio C. Diaz III, Registry of Deeds of the Province of Cavite, represented by 
Edgar D. Santos, and Life Beyond Sanctuarium and Gardens, Inc., represented 
by Jeremy Luz). - The Court resolves to NOTE the formal entry of appearance 
as collaborating counsel for petitioner Salva Sarenas Zapata Realty, Inc. (SSZ 
Realty) dated December 14, 2021 of Atty. Torenio C. Cabacungan, Jr., with 
conformity, and to DENY counsel's request that all Court processes be sent at 
Unit 1804-B, New York Mansion, Montreal & Annapolis Sts., Cubao, Quezon 
City as only the lead counsel is entitled to copies of notices and other Court 
processes. 

This resolves the petition for review on certiorari1 under Rule 45 of the 
Rules of Court, assailing the Decision2 dated March 23, 201 7 and Resolution3 

dated September 19, 2017 of the Court of Appeals (CA) in CA G.R. SP No. 
141993. 

The Antecedents 

SSZ Realty purchased from the Heirs of Benito Concepcion a parcel ofland 
covered by Transfer Certificate of Title (TCT) No. T-769156 (subject property). 
To transfer the title in its name, SSZ Realty applied for the registration of the three 
(3) documents relating to the sale, namely, Special Power of Attorney, Affidavit, 
and Deed of Absolute Sale.4 

1 Rollo, pp. I 0-53. 
2 Id. at 55-64. Penned by Associate Justice Henri Jean Paul B. Inting (now a member of this Court), with the 

concurrence of Associate Justices Ramon A. Garcia and Leoncia R. Dirnagiba. 
3 Id. at 66-67. Penned by Associate Justice Henri Jean Paul B. Inting (now a member of this Court), with the 

concurrence of Associate Justices Ramon A. Garcia and Leoncia R. Dimagiba. 
4 Id. at 55-56. 
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Aside from SSZ Realty, private respondent Life Beyond Sanctuarium and 
Gardens, Inc. (LBSGI) also claimed ownership over the subject property, which 
was then under litigation before the Regional Trial Court of Bacoor, Cavite in 
Civil Case Nos. BCV 2012-115 and BSC-2012-10.5 

The Registry of Deeds (RD) of the Province of Cavite denied SSZ Realty's 
application for registration, citing the Task Force Titulong Malinis (TFTM) No. 
13-128 Report (TFTM Report) which found that a previous title - TCT No. T-
9757-has already been issued over the same property. In other words, the subject 
property is covered by two titles.6 

According to the TFTM Report, the double titling resulted from the 
registration of the Deed of Conveyance executed by the Secretary of Natural 
Resources twice - first, on April 20, 1964 resulting in the issuance of TCT No. 
T-9757, and second, on October 27, 1997 resulting in the issuance ofTCTNo. T-
769156- both in the name of the Heirs of Benito Concepcion.7 

The TFTM Report concluded that there is no justification for the second 
registration on October 27, 1997. The TFTM then recommended the filing of a 
petition for the cancellation ofTCT No. T-769156.8 

SSZ Realty elevated the case to the Land Registration Authority (LRA) en 
consulta.9 However, in a Resolution10 dated March 25, 2015, the LRA affirmed 
the RD, adding that the RD would be remiss in its duty to ensure the integrity of 
the Torrens system if it perpetuates the double titling over the subject property. 

SSZ Realty moved for reconsideration but the LRA denied the same in an 
Order11 dated August 11, 2015. 

SSZ Realty subsequently filed with the CA a petition for review under Rule 
43 of the Rules of Court, essentially assailing the conclusion in the TFTM Report 
that double titling exists over the subject property. 

However, in a Decision 12 dated March 23, 2017, the CA dismissed the 
petition, ruling that the LRA correctly denied petitioner's application for 
registration. The appellate court affirmed the LRA and RD's resort to the TFTM 
Report as sound basis for such denial. The CA likewise upheld the TFTM's use of 
entries in the Primary Entry Book in concluding that double titling exists over the 
subject property. 

5 Id. at 69. 
6 Id. at 56. 
7 ld. at 56-57. 
8 Id. at 57. 
9 Docketed as En Consulta No. 5585. 
10 Rollo, pp. 68-70. Penned by LRA Administrator Eulalio C. Diaz III. 
11 Id. at 71. Penned by LRA Administrator Eulalio C. Diaz Ill. 
12 Id. at 55-64. 
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SSZ Realty moved for reconsideration, which the CA denied m a 
Resolution 13 dated September 19, 2017. 

Hence, this petition. 

SSZ Realty argues that the TFTM Report should not be accorded any 
weight. It takes issue with the TFTM Report's use of entries in the Primary Entry 
Book in concluding that double titling exists over the subject property. According 
to SSZ Realty, this cannot be done since the documents mentioned in the Primary 
Entry Book with respect to TCT No. T-9757 can no longer be located. Lastly, SSZ 
Realty asserts that the RD's duty to register the documents evidencing the 
transaction is ministerial. 14 

LBSGI counters that the RD and LRA correctly rejected petitioner's bid to 
register its documents. According to LBSGI, the RD and LRA's duty is not purely 
ministerial in cases where it results in double titling. LBSGI adds that the 
registration in the Primary Book of Entries has the effect of registration. Finally, 
LBSGI argues that SSZ Realty's purchase of the subject property was not in good 
faith, citing the notice of claims and annotations on the certificate of title. 15 

The LRA, through the Office of the Solicitor General (OSG), asserts that 
the issue of double titling is factual in nature and has been resolved by the 
consistent findings of the LRA and the CA. Such finding is binding on the Court. 
In addition, the OSG claims that the TFTM Report is an issuance by a government 
task force created primarily to address the problem of spurious titles. Accordingly, 
the TFTM Report should be accorded the presumption of regularity. 16 

Issue 

Stripped of the inessentials, this case presents only one principal issue: Did 
the LRA correctly refuse to register SSZ's application for registration? 

Our Ruling 

We deny the petition. 

The LRA is charged with the duty of implementing and safeguarding the 
integrity of the Torrens system of land titling and registration. 17 Its functions 
include: 18 

13 Id. at 65-67. 
14 Id. at 23-48. 
15 Id. at 145-151. 
16 Id. at 187- I 92. 
17 Rodriguez v. Court of Appeals, 711 Phil. 56, 75 (2013). . 
18 Section 1 of Executive Order No. 649 dated February 9, 1981 , in relation to Book rv, Title Ill , Chapter 9, Section 

28 of Executive Order No. 292 dated July 25, 1987, otherwise known as the Administrative Code of I 987. 
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( 1) Issue decrees of registration pursuant to final judgments of the courts in land 
registration proceedings and cause the issuance by the Registrars of Land 
Titles and Deeds of the corresponding certificates of title; 

(2) Be the central repository of records relative to original registration of lands 
titled under the Torrens system, including subdivision and consolidation 
plans ohitled lands; and 

(3) Extend assistance to courts in ordinary and cadastral land registration 
proceedings and to the other agencies of the government in the 
implementation of the land reform program.19 

The ministerial nature of the LRA's duty to register means that they act 
under orders of the court. In other words, they are agents of the court and their acts 
are considered acts of the court itself. As we held in Rodriguez v. Court of 
Appeals:20 

The duty of LRA officials to issue decrees of registration is 
ministerial in the sense that they act under the orders of the court and the 
decree must be in conformity with the decision of the court and with the 
data found in the record. They have no discretion in the matter. However, if 
they are in doubt upon any point in relation to the preparation and issuance of the 
decree, these officials ought to seek clarification from the court. They act, in 
this respect, as officials of the court and not as administrative officials, and 
their act is the act of the court. They are specifically called upon to "extend 
assistance to courts in ordinary and cadastral land registration proceedings." 
(Emphasis supplied.) 

This is not to say that the LRA is precluded from seeking clarifications from 
the court ifthere is doubt upon any point in relation to the preparation and issuance 
of a decree.21 This is part and parcel of the LRA's duty to extend assistance to 
courts in ordinary and cadastral land registration proceedings.22 To extend 
assistance means to lend its expertise in land registration to the courts. If, in the 
opinion of the LRA, the order of the court would prejudice the integrity of the 
Torrens system, it is not only desirable but rather incumbent on the LRA to notify 
and advise the court of its concerns. 

Thus, in Spouses Laburada v. Land Registration Authority,23 We held that 
the issuance by the LRA officials of a decree of registration is not purely a 
ministerial duty if such would result in double titling. 

In Ramos v. Rodriguez,24 \Ve commended the LRA when it moved for 
reconsideration of the decision and order of a land registration court that directed 
it to issue a decree of registration over a property that has already been registered. 
Indeed, when the land registration court reversed itself and such reversal was 

19 Id. 
20 Supra at 17. 
21 See Gomez v. Court o/Appeals, 250 Phil. 504, 513 (] 988). 
22 Id. 
23 350 Phil. 779, 794 (1998). 
24 314 Phil. 326, 334 (I 995). 
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questioned before Us, we declared that it was correct for the land registration court 
to give credence to the recommendation of the LRA which was acting as its agent. 

Here, we need not depart from settled precedents. The LRA was correct in 
refusing to register SSZ Realty ' s documents as such would only perpetuate the 
double titling that already exists over the subject property. Evidently, it would be 
contrary to LRA's raison d'etre to mindlessly issue a decree of registration over a 
property that is already covered by a previously issued certificate of title. 

We also agree with the CA that the LRA was correct in relying on the TFTM 
Report. 

The TFTM Report was issued by the task force created precisely to 
investigate and address the problem of spurious titles. As such, the TFTM Report 
carries with it the presumption of regularity which SSZ Realty failed to rebut. 

At any rate, we find nothing wrong with the TFTM' s use of the Property 
Entry Book as basis for its investigation. Under Section 56 of the Property 
Registration Decree: 

SECTION 56. Primary Entry Book; Fees; Certified Copies. - Each 
Register of Deeds shall keep a primary entry book in which, upon payment of 
the entry fee, he shall enter, in the order of their reception, all instruments 
including copies of writs and processes filed with him relating to registered land. 
He shall, as a preliminary process in registration, note in such book the date, hour 
and minute of reception of all instruments, in the order in which they were 
received. They shall be regarded as registered from the time so noted, and the 
memorandum of each instrument, when made on the certificate of title to which 
it refers, shall bear the same date: Provided, that the national government as well 
as the provincial and city governments shall be exempt from the payment of such 
fees in advance in order to be entitled to entry and registration. 

Every deed or other instrument, whether voluntary or involuntary, so 
filed with the Register of Deeds shall be numbered and indexed and endorsed 
with a reference to the proper certificate of title. All records and papers relative 
to registered land in the office of the Register of Deeds shall be open to the public 
in the same manner as court records, subject to such reasonable regulations as 
the Register of Deeds, under the direction of the Commissioner of Land 
Registration, may prescribe. 

XXX 

Jurisprudence also states that the order of entries in the Primary Entry Book 
determines the priority in registration.25 Moreover, an entry in the Primary Entry 
Book, even without the corresponding annotation on the certificate of title, is 
considered sufficient notice to the world.26 

25 Spouses Bulaong v. Gonzales, 672 Phil. 315, 342 (2011). 
26 Id. 
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While SSZ Realty is correct in arguing that for voluntary registration, copies 
of the titles and deeds of sale should be extant in the LRA's records, their absence 
has been satisfactorily explained in the TFTM Report. In particular, the TFTM 
Report noted that based on the RD's certifications, the said titles and documents 
are presumed to have been burned in a fire on May 25, 2005. The LRA and the 
CA accepted this explanation. We therefore affirm the same. 

In sum, we rule that the CA correctly affirmed the LRA when the latter 
denied SSZ Realty's application for registration based on the finding in the TFTM 
Report that double titling would be perpetuated otherwise. 

WHEREFORE, the petition is DENIED. The Decision dated March 23, 
2017 and Resolution dated September 19, 2017 of the Court of Appeals in CA 
G.R. SP No. 141993 are AFFIRMED. 

SO ORDERED." 

THE LAW OFFICE OF DANTES. DAVID (reg) 
Counsel for Petitioner 
Unit 212 , The Burgundy Place Condominium 
174 B. Gonzales St. corner Katipunan Avenue 
Loyola Heights, Q uezon C ity 

SALVA LAW OFFlCE (reg) 
Counsel for Petitioner 
No. 82 Jose Abad Santos, Street Heroes Hill 
1105 Quezon C ity 

*ATTY. TORENIO C. CABACUNGAN, JR. (reg) 
Co-Counsel for Petitioner SSZ Realty 
Unit 1804-B, New York Mansion 
Montreal & Annapolis Sts., Cubao, Quezon City 

LIFE BEYOND SANCTUARfUM & 
GARDENS, fNC. (reg) 
Respondent 
Unit A6, Multinational Garden Townhomes 
30 Humility Street, Multinational V illage 
Paraiiaque City 

(44)URES 

A 
INOTUAZON 
k of Court ~1,/Js 
1 6 JUN 2022 

OFFICE OF THE SOLICITOR GENERAL (reg) 
134 Amorsolo Street 
1229 Legaspi Village 
Makati C ity 

JUDGMENT DIVISION (x) 
Supreme Court, Man ila 

PUBLIC INFORMATION OFFICE (x) 
LIBRARY SERVICES (x) 
[For uploading pursuant to A.M. No. 12-7-SC] 

OFFICE OF THE CHIEF ATTORNEY (x) 
OFFICE OF THE REPORTER (x) 
PHILIPPINE JUDICIAL ACADEMY (x) 
Supreme Court, Manila 

COURT OF APPEALS (x) 
Ma. Orosa Street 
Ermita, 1000 Manila 
CA-G.R. SP No. 141993 

*For this resolution only 
Please notify the Court of any clumge in your address. 
GR234342. 4/04/2022(44)URES 


