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I. BACKGROUND  
 
The Land Administration and Management Project Phase 2 (LAMP2) seeks to improve tenure 
security in both the urban and rural areas (non forest) through the issuance of land titles in 
untitled alienable and disposable lands.  At present, the approach is limited to the issuance of 
Free Patent in agricultural areas in the absence of a cost effective procedure for titling 
residential properties. The titling process adopts a systematic approach which was developed 
during the learning and innovation stage in LAMP1. While the process has been streamlined, 
the task can take many years (possibly 20 years) before the rights of all owners in non forest 
land can be formally recognized through a registered land title. 
 
Several Asian countries have adopted the qualified titles approach. This approach appears to 
be an effective instrument to confirm land tenure rights and in providing incentives to 
investments in land and stimulating the land market.  
 
In preparation for the mid term review of LAMP2, other alternative approaches are being 
explored to provide secure tenure rights through more cost effective means. One of the 
options is the issuance of ‘qualified titles’ to recognize and confirm the rights of property 
owners in both rural and urban areas, in a fast and low cost manner. 
 
The concept will entail a national program of systematic (LGU by LGU) issuance of a land 
document evidencing land rights on land which has yet to be titled but has a valid approved 
survey, and also on land which has neither title nor approved survey. A key objective is to 
allow issuance of a qualified title through simple administrative means and using methods, 
which could be implemented across the country within 5 years or so. The lessons, technology 
and methods of LAMP1 will be relevant to some large extent.  
 
Completion of the titling is seen as providing benefits to not only the land owner but society in 
general through social, economic and financial benefits. It is a good governance activity so 
that all institutions of government and business may know and be confident on who owns 
what where.  
 
 

II. SELECT ASEAN JURISDICTIONS WITH A QUALIFIED TITLE APPROACH 
 
The concept of qualified title is not new in the ASEAN region. Several ASEAN countries such 
as Malaysia, Singapore and Laos have adopted a qualified title approach as a means of 
bringing lands early within the registration system. A qualified title simply means that a title 
can be issued to include a particular parcel of land in the public record but without the same 
degree of indefeasibility as a normal registered title, which is made clear on the title. 
 
Situations where qualified or provisional titles may be issued, include but are not limited to: a) 
title that may not have been fully investigated; b) ownership rights that are subject to 
conditions; c) the period for acquisition of title have not yet been satisfied; and d) the 
boundaries and dimension of the land may not have been approved yet. 
Malaysia 
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In Malaysia, the issuance of qualified title is authorized under its National Land Code (NLC) 
1965, which is based on the Torrens system of land registration. The system of conditional or 
qualified land titles is essentially a method of defining property. It establishes the duties and 
responsibilities of the Government and private land holder with respect to individual 
properties. Through this system, control over conversion of land use, subdivision and other 
conditions are imposed on the title. To exemplify, state governments often impose new 
conditions in the process of granting conversion and subdivision such as the reservation of 
certain portion of the subdivided lots for Bumiputeras (Malays and other indigenous peoples) 
and the building of low-cost housing.  
 
Also, specific conditions are engrossed on the titles of newly alienated land to ensure specific 
performance on the part of the owners. For example, owners of newly alienated residential 
land are normally required to build houses within two (2) years from alienation. For industrial 
land, three (3) years is the building window. Failure to do so will result in repossession by the 
state government to ensure that those who apply for land do not do so for hoarding purposes. 
Moreover, it is common to require owners to seek permission from the state government prior 
to reselling or leasing the land to another party.  
 
However, it is noted that amendments are being introduced to the NLC that allow the 
issuance of final title instead of qualified title in cases of fresh alienation of state land, 
amalgamation or subdivision of land as currently being practiced.  As such, there appears to 
be an active effort to change the policy of issuing qualified titles in continuation of existing 
final title to outright final title in Malaysia regarding the aforementioned transactions. 
 
 
Singapore 
 
In Singapore, the Land Titles Act specifically allows the issuance of qualified titles. One of the 
instances where a qualified title or folio may be issued is where the boundaries and 
dimensions as shown in the plan filed with and approved by the Chief Surveyor are 
inconclusive. The registrar is allowed to make an entry or caution in the folio created for the 
specific parcel of land. This caution can be cancelled when the boundaries and dimensions 
shown in the plan are later on approved as conclusive by the Chief Surveyor.  
 
Notably, a primary application to bring land under the Land Titles Act allows an applicant to 
file a statutory declaration in case he/she is unable to produce any documents of title. Also, 
upon creation of a qualified folio, the Registrar shall enter thereon a caution warning persons 
dealing with the registered proprietor therein named that the land comprised therein is held 
subject to any interest which affected it at the time of creation of that folio, and as long as that 
caution remains on that folio that land shall be so held. A caution on a qualified folio shall 
lapse on periods and conditions specified under the Land Titles Act.  
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Laos 
 
In Laos, an occupier of land who has been in possession for less than ten (10) years and 
lacks sufficient documentation to establish ownership may be issued a Provisional Land 
Certificate (PLC) in lieu of a Land Title. The PLC can be only leased for up to five (5) years 
and assigned by inheritance. The PLC can be exchanged for a Land Title after the lapse of 10 
years from the commencement of occupation. 
 
It will be noted that under Ministerial Direction 996 all documents concerning parcels of land 
where a Land Title or PLC is issued must be registered. Accordingly, lands are immediately 
brought within the registration system whether the document issued is a Land Title or a Land 
Certificate. 
 
 

III. RELEVANT LAWS AND POLICIES ON QUALIFIED TITLE IN THE 
PHILIPPINES 

 
The primary law that governs the registration and issuance of a Torrens title in the Philippines 
is Presidential Decree (PD) No. 1529, which provides for the registration of lands claimed as 
private property through judicial confirmation. On the other hand, administrative confirmation 
of imperfect title is underpinned by CA No. 141, as amended, which allows public land to be 
converted to privately owned land. 
 
Essentially, the Torrens system and the system of registration for unregistered lands co-exist 
in the Philippines, which are both managed by the Land Registration Authority through the 
Registers of Deed. The Torrens system was adopted from American legislation, particularly 
from Massachusetts, which required the intervention of the Courts in the title registration 
process. Among its distinguishing features is the inclusion of a technical description in the 
certificate of title as opposed to the normal reference to a plan on public record in other 
jurisdictions that adopted the Torrens system. 
 
The system of registration for unregistered land, on the other hand, applies to land the 
ownership of which has not been settled in a judicial or administrative proceeding. Owners of 
such lands rely their claims on tax declarations or deeds of conveyance from persons who 
themselves do not have title thereto from the government.  
 
Land tenure rights can be recognized in other pieces of legislation such as Republic Act No. 
6657 or the Comprehensive Agrarian Reform Law of 1988 (CARL). Under the CARL, farmer-
beneficiaries receive titles to the redistributed lands called Certificates of Land Ownership 
Award (CLOA) from the Department of Agrarian Reform (DAR), which are registered at the 
Registry of Deeds. Another form of land tenure is the recognition of indigenous people’s rights 
through the issuance of titles known as the Certificates of Ancestral Domain Title and 
Certificates of Ancestral Land Title under Republic Act No. 8371 or the Indigenous People 
Rights Act of 1997 (IPRA Law), which are also registered with the Register of Deeds. 
 
Unlike in Malaysia, Laos and Singapore, there is no legislation in the Philippines that 
expressly allows the issuance of qualified or provisional titles. Only final titles are issued in 
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the country after satisfying all the conditions for registration and issuance of a title. This, 
however, does not preclude the issuance of a similar document recognizing land tenure, 
particularly by the Department of Environment and Natural Resources (DENR).  
 
Under Executive Order Nos. 192 and 292, Series of 1987, the DENR exercises “exclusive 
jurisdiction on the management and disposition of lands of the public domain and serves as 
the sole agency responsible for classification, sub-classification, surveying and titling of lands 
in consultation with appropriate agencies.” Pursuant to this power in conjunction with the 
Forestry Code, the DENR issued Administrative Order No. 2 in 1993, which allowed the 
delineation of ancestral domains and lands and the recognition of claims over these lands. 
The Certificates of Ancestral Domain Claim and Ancestral Land Claim (CADC and CALC, 
respectively) are similar to provisional titles, which were converted into final titles upon the 
passage of IPRA. Interestingly, ancestral domains and lands already delineated under DENR 
Administrative Order No. 2, Series of 1993, need not go through the delineation process 
outlined under IPRA. As a matter of right, the CADC or CALC can already be converted into 
Certificates of Ancestral Domain Title or Certificates of Ancestral Land Title, as the case 
maybe, without going through the delineation process under IPRA.   
 
 
Similarly, the DENR issued Memorandum Circular No. 2003-15 in 2003 for purposes of 
regularizing the tenurial status of informal settlers/occupants in proclaimed areas for 
socialized housing in Metro Manila. A Certificate of Entitlement to Lot Allocation (CELA) is 
issued to intended beneficiaries who are occupying portions of a proclaimed socialized 
housing area subject to final subdivision survey based on a subdivision/re-blocking scheme to 
be promulgated. It is evidence of the intended beneficiaries’ entitlement to acquire said 
portion. The CELA is non-transferable and cannot be waived except through hereditary 
succession and shall form part of the requirements for acceptance of public land application 
in addition to the requirements prescribed under Republic Act No. 730 or Act No. 3038, as the 
case maybe.    
 
From the foregoing, it appears that the qualified title approach is being applied in the 
Philippines in instances where a) ownership claims have not fully met the conditions for 
issuance of a final title; and b) preliminary delineation has been undertaken to identify tenurial 
claims with conversion to final title taking place upon passage of relevant legislation. 
Therefore, existing practice within the current legal framework allows the operation of the 
concept of qualified title albeit in a limited fashion due to the absence of express legislation. 
 
 

IV. BANK AND LENDING POLICIES IN THE PHILIPPINES 
 
Based on existing policy of the Bangko Sentral ng Pilipinas (BSP), only titled property can be 
used as collateral by the banks (whether universal/commercial, thrift or rural) when obtaining 
loans from the BSP. Correspondingly, the banks in general only allow titled property as 
collateral for loans.  
 
In most cases, the commercial and thrift banks accept only titled property that is residential 
and commercial in nature. These banks are averse to extending credit or loan to titled 
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agricultural land due to the apparent risks involved ranging from the restrictions attached to 
such land (e.g. acquisition, conversion and buy back restrictions) and the type or nature of the 
title issued (e.g. CLOA). Such risk aversion persists even after the 10-year prescription period 
for the CLOA had lapsed. Notably, judicial titles are appraised at higher values as compared 
to patents.  
 
In rare occasions, some rural banks accept tax declarations on property as acceptable 
collateral or security on loans depending on the credibility and standing of the borrower, 
familiarity with the property involved, and other considerations. This practice is more an 
exception than a rule considering that the BSP only accepts titled lots as collateral for loans 
by banks from the institution.   
 
 

V. MAIN AGENCIES ISSUING LAND TITLES AND OTHER TENURIAL 
INSTRUMENTS 

 
For purposes of this study, the mandates of the following government agencies are identified 
to contextualize their possible roles in the implementation of a national program on qualified 
titles or similar documents: 
  
 
Department of Environment and Natural Resources 
 
Under the existing legal framework, the DENR has one of the most extensive mandates as 
regards land administration and management. Per Commonwealth Act No. 141, as amended 
(CA 141), the DENR exercises jurisdiction over public agricultural land disposition and is 
tasked to implement said law. It is empowered to conduct and approve surveys, recommend 
reclassification of public lands according to purpose and use, and process applications for 
homestead, sales and free patents, among others. Other laws such as the Forestry Code and 
Mining Act 1995 also allow the DENR to issue several land tenure instruments (e.g. Timber 
License Agreement and Mineral Production Sharing Agreement). 
 
As discussed in the earlier part of this study, the DENR has also issued various land tenure 
instruments pertaining to ancestral domains and lands (CADC and CALC) and proclaimed 
lots for socialized housing purposes (CELA). 
 
Recently, the Land Registration Authority (LRA) has been placed under the DENR per 
Executive Order No. 690, Series of 2007. This is a significant development from an 
institutional standpoint considering the opportunity to coordinate and rationalize programs and 
policies in the titling and registration process. 
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Department of Agrarian Reform 
 
The Department of Agrarian Reform (DAR) is primarily tasked to implement the 
Comprehensive Agrarian Reform Program (CARP) pursuant to Republic Act No. 6657. It is 
empowered to acquire and equitably distribute public and private agricultural lands, including 
those suitable for agricultural purposes, to landless farmers and farm workers. Through 
compulsory acquisition and payment of just compensation, the government acquires and 
redistributes land to the target beneficiaries through the issuance of CLOAs. The CLOAs are 
registered with the Register of Deeds where the property is situated with the restrictions and 
conditions provided under CARL annotated on the Certificate of Title. However, the 
beneficiaries may directly acquire the land covered by CARP from the land owners through a 
voluntary land transfer scheme provided under CARL. 
 
National Commission on Indigenous Peoples 
 
The National Commission on Indigenous Peoples (NCIP) has been designated as the primary 
government agency mandated to promote and protect the rights of indigenous peoples and 
the recognition of their ancestral domains. As such, it is empowered to issue CADTs and 
CALTs, which are registered before the Register of Deeds where these domains or lands are 
situated. The CADCs and CALCs issued by the DENR per Department Administrative Order 
No. 2, Series of 1993, can be converted to CADTs and CALTs under the IPRA Law. 
Interestingly, individual members of indigenous communities have an option to secure title to 
their ancestral lands under the provisions of CA No. 141, as amended, or the Land 
Registration Act 496. 
 
While developing its institutional surveying capacity, the NCIP is allowed by the IPRA Law to 
request the DENR survey teams and other capable private survey teams through a 
memorandum of agreement to delineate ancestral domain and land perimeters. 
 
Land Registration Authority 
 
The LRA is the main government agency mandated to oversee and administer the Torrens 
system and the system for recording transactions involving unregistered land. Through a 
judicial titling process pursuant to Section 48, CA No 141 and Section 14, PD No. 1529, 
certificates of title are issued to confirm the imperfect title of a landowner. As a judicial 
process, a land registration court issues an order for the issuance of a decree of registration 
after conducting hearings and determining that the applicant land owner complies with all the 
requirements for registration. The LRA then issues the decree and sends this to the Register 
of Deeds for entry and issuance of the corresponding certificate of title. The process is 
completed with the release of the certificate of title to the landowner. It must be emphasized 
that the LRA is not authorized to issue a qualified title as only a final title can be issued under 
PD No. 1529.  
 
In the same breadth, administrative confirmation of imperfect title takes place whenever 
public land alienated by the government is granted through homestead, free patent and sales 
patent.  Section 103, PD No. 1529 specifically requires that the instrument of conveyance be 
filed, recorded and registered with the Register of Deeds where the land lies. The Register of 
Deeds issues the certificate of title after registration. As such, administrative confirmation has 
the same effect as a final decree of the court. 
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Local Government Units 
 
Local Government Units or LGUs (Province, City and Municipalities) play an important role in 
land administration and management in the Philippines. Under Republic Act No. 7160, as 
amended, LGUs are mandated to prepare their respective comprehensive land use plans, 
which serve as the primary and dominant bases for the future use of land resources. 
Additionally, a city or municipality is empowered to reclassify agricultural lands and provide 
the manner of their disposition and utilization when the land ceases to be economically 
feasible and sound for agricultural purposes or where the land shall have substantially greater 
economic value for residential, commercial, or industrial purposes.  
 
Pursuant to their local taxing powers, LGUs are primarily responsible for the proper, effective 
and efficient administration of the real property tax. For this purpose, tax declarations are 
issued by the LGUs to classify, appraise and assess real property within their respective 
jurisdictions. While a tax declaration is not considered title per se, it has been extensively 
used as evidence to establish possession and the duration thereof for titling and registration 
purposes.  
 
 

VI. STAKEHOLDER CONSULTATIONS 
 
As part of the pre-feasibility study, several agencies as stakeholders were identified for 
consultation. Their preliminary views, comments and opinions on the qualified title approach 
are presented and discussed below: 
 
Bureau of Local Government Finance (Central Office) 
 
On land valuation and assessment operations, Atty. Flosie Fanlo-Tayag (Deputy Executive 
Director), Ms. Mercy Santos (Division Chief) and Mr. Gilbert Gumabay (Assessment Officer 
IV) were consulted.  
 
After presenting the qualified title approach, it has been pointed out that tax declarations are 
issued over both titled/registered and untitled/unregistered property. An untitled property is 
issued a tax declaration if the following requirements are met: 1) the applicant is the beneficial 
owner of the property; 2) the applicant is listed as a claimant by the DENR; and 3) the 
property is identifiable in terms of location and description. Also, BLGF follows the schedule 
of market values to assess both registered and unregistered lots.  
 
Relevantly, a qualified title approach is perceived to provide an opportunity to adjudicate 
conflicting claims over a parcel of land, especially those with two or more tax declarations 
issued. Moreover, it may be a useful instrument to update the tax maps of assessors, 
particularly the list of beneficial owners and actual use of the property. 
   
One-Stop-Shop, Tacloban City 
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The main interviewee at the OSS Tacloban City is Atty. Met Villanoza, who acts as the 
Register of Deeds. During the consultation, it has been raised at the onset that there is no 
legal basis to issue a qualified title under the existing legal framework, particularly 
Presidential Decree No. 1529.  
 
Atty. Villanoza, however, mentioned that the qualified title concept per his understanding is 
akin to the Certificates of Land Transfer (CLT) under Presidential Decree No. 27 (old Agrarian 
Reform Law) and the CLOA under the Comprehensive Agrarian Reform Law of 1988 (CARL).  
While the CLT is described as a “title,” the absence of corresponding survey records and 
appropriate description of the parcel and lack of security features on the document, among 
others, have rendered the CLT an unreliable proof of tenurial rights over the property. 
Accordingly, the CLT appears to be a discredited land tenure instrument.  
 
Although the Register of Deeds is willing to assume the issuance of qualified titles or similar 
documents establishing land tenure rights, it has been opined that the Local Government 
Units (LGUs) may be in a better position to issue such instruments considering that they are 
more knowledgeable and familiar with the condition and circumstances of the property 
located within their jurisdiction, including the claimants. Since the Register of Deeds has 
limited personnel and resources, it has been observed that any additional tasks will further 
strain its effectiveness and efficiency. 
    
Bankers Association of the Philippines 

 
As manager of the BAP Credit Bureau, Mr. Manuel Battalones has impressed that private 
banks’ lending policies are largely influenced and regulated by the BSP. Since the BSP 
requires titled property as collateral for loans, the private banks correspondingly accept only 
titled property from their clients as collateral.  
 
While private banks are averse to agricultural lending, Mr. Battalones has opined that a 
qualified title on residential and commercial properties maybe acceptable. But this again, 
depends on the policy of the BSP and the risks involved. Essentially, private banks utilize a 
scoring system to determine loan portfolios that are categorized as high, medium or low risk.  
Factors being considered are the ability to pay, goodwill, risk assessment of borrower and risk 
quality of collateral.  As collateral, a qualified title will be definitely considered lower than a 
final title. 
 
Finally, Mr. Batallones has pointed out that the BSP is itself a property holder since it takes 
over and assumes as assignee the assets of collapsed or foreclosed banks. Expectedly, BSP 
is deeply interested in the loan portfolios of private banks, particularly on the quality of the 
collaterals used in obtaining loans from those banks. 
 
Bangko Sentral ng Pilipinas 
 
For consultation purposes and to confirm BSP’s lending policy, Atty. Siegfried Ybanez and 
Ms. Vicky Wong of the Department of Loans and Credit were interviewed. According to them, 
the BSP classifies security as first, second or third class. A titled property is considered first 
class security if free from liens and other encumbrances. Titled property is clarified to mean 
Torrens title. Tax declarations are considered unreliable as security for loans. Other land 
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tenure instruments such as patents and CLOAs are sometimes accepted by some rural banks 
but not the thrift/savings and commercial banks. 
 
The acceptability, on the other hand, of qualified titles as explained will depend to a large 
extent on the credibility of the agency issuing the instrument, the guarantee of the issuing 
agency and the security features of the document. From past experiences, it has been 
lamented that the BSP had encountered many fake titles from the foreclosed properties of 
banks, and thus, the emphasis on the abovementioned considerations.  
 
When queried on the possibility of BSP printing qualified titles as accountable forms, the 
interviewees responded that there will be greater acceptability from the banks if the forms 
came from the BSP.  Upon further inquiry on the possibility of Local Government Units 
(LGUs) issuing qualified titles, they have expressed apprehension or concern on the 
continuity and institutional memory involved as LGU officials have relatively short-terms. In 
any event, the introduction and acceptability of qualified titles or similar documents as security 
may have to be elevated to the Monetary Board as the highest monetary policy-making body 
in the country. 
 
Be that as it may, the BSP has emphasized that it is currently pursuing a program to update 
its database on land property and titles, and thus, views the qualified titles program as a good 
opportunity to do so. 
 
Provincial and City Registrars of Deeds, Iloilo 
 
For the LGU level consultations, Mr. Noni Dimalata and Mr. Jeffrey Jayme representing Atty. 
Angelo Geremias of the Iloilo Registrar of Deeds and Ms. Mara Ausan, Provincial Registrar of 
Deeds, were interviewed.  
 
At the onset, it has been emphasized that around 90-95% of Iloilo City is titled already.  For 
this reason, the qualified title approach may not be applicable in the city area. However, it is a 
different story outside the city. Per Ms. Ausan, probably around 60% remains untitled in rural 
areas of the province some of which are already being utilized for residential and commercial 
purposes. 
 
Interestingly, the City and Provincial Registrars of Deeds are willing to take responsibility in 
managing the records in case Iloilo is chosen as a pilot area for implementing a qualified titles 
program. But it has been emphasized that this can only be effectively implemented if 
additional support is provided to their offices. Additionally, it is worth mentioning that the 
interviewees revealed that there are cases wherein decrees of registration have been issued 
to some parcels of land but not transmitted to the Register of Deeds for processing and 
corresponding issuance of titles. Thus, the percentage of untitled lots maybe further reduced 
if such delays are addressed. 
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City Assessor, Iloilo City 
 
The City Assessor of Iloilo, Engineer Nelson Parreno, has been interviewed to determine the 
initial views of LGUs on qualified titles.  He has confirmed that in Iloilo City practically all 
parcels have been titled and the qualified title approach may not be appropriate or applicable 
in such a situation.  
 
Since Engineer Parreno has acted as provincial registrar of deeds, he has opined that the 
qualified approach appears to be more appropriate in rural areas. When queried on the 
possibility of updating the tax maps of Iloilo through the qualified title approach, he pointed 
out that tax declarations are quite up to date in his area of jurisdiction. For this reason, 
computerization is preferred to develop a modern land information system rather than an 
update of the City’s tax map. 
 
 

VII. BENEFITS AND BARRIERS IN IMPLEMENTING A NATIONAL PROGRAM 
ON QUALIFIED TITLES OR SIMILAR DOCUMENTS 

 
As elucidated in earlier parts of this report, the Philippines has been effectively issuing 
qualified titles by administration as exemplified by the CADC/CALC and CELA. However, 
none so far has been issued in terms of recognizing land tenure rights in other declared 
alienable and disposable lands of the public domain despite rough estimates that 60% thereof 
remains informal. From past experience, a qualified title approach can be applied in the 
Philippines to improve land tenure security in instances, among others, where ownership 
rights have not fully ripened to be issued a final title (e.g. possession has not met the 30-year 
requirements as a minimum) and where a parcel of land has been initially delineated and 
claims recognized pending future legislation allowing conversion to final title.  
   
In this context and considering the prevailing best practice on qualified title within the ASEAN 
region, review of previous studies and literature on the qualified title approach, review of 
current legal and institutional frameworks, review of bank lending policies, and stakeholder 
consultations, the initially identified benefits and barriers to implementing a national program 
on qualified title or other similar documents are as follow: 
 

AREA BENEFITS BARRIERS 
 

1. Legal 

 

- Possibility of fully adjudicating 
conflicting claims 

 

- Security to the landowner 

 

- Bring parcel or lot under the 
formal system 

 

 

- No express legislation 
underpinning issuance of 
qualified title 

 

- Apprehension on tax liabilities 
(national and local taxes) 

 

- Distinct advantage over titling if 
requirements are substantially 
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AREA BENEFITS BARRIERS 
- Recognition of ownership claim 
through such documents 

 

- Notifies public on the 
conditions or qualifications 
attending the concerned parcel 
or lot 

the same 

 

2. Technical 

 

- Identity and location of 
property initially determined 

 

- Provide ownership information 
ensuring lots are alienable and 
disposable 

 

- Overlaps are identified and 
settled 

 

- Use of streamlined land 
surveys to validate past surveys 

 

- Use of low cost methods to 
finish unsurveyed or erroneously 
surveyed lots 

 

- When exact boundaries or 
dimensions can be subsequently 
determined 

 

 - Need for technical descriptions 
for land titling and registration 
purposes 

 

3. Financial 

 

- Document issued can be 
marketable though considered a 
lesser class of security 

 

- Update inventory of lots for real 
property tax purposes   

 

 

- Attendant expense in 
implementing the program (e.g. 
cost of managing and 
maintaining an extra registry for 
qualified titles) 

 

- Cost concerns on the part of 
applicants or participants 

 

4. Institutional 

 

- Bring together the significant 
governmental players in 
developing a robust land tenure 
system and market 

 

- Opportunity for a coordinated 
and whole-of-government 

 

- Lack of interagency 
coordination 

 

- “Territoriality” issues 

 

- Resource and capacity 
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AREA BENEFITS BARRIERS 
approach  

 

concerns 

 

- Credibility of issuing agency 

 

- Sustainable monitoring 

 

- Time constraints in putting in 
place the enabling environment 
for qualified title issuance 

 

5. Socio-Cultural 

 

- Reduce bias against “untitled” 
land 

 

 

 

- Perception that program may 
only benefit those with resources 
to go through the process 

 

- Acceptability of a qualified title, 
i.e., willingness to participate in 
the program 

 
  
 

VII.  CONCLUSION AND RECOMMENDATIONS 
 
Due to the prolonged titling and registration process, stringent requirements for a final title 
and the attendant cost in securing final title, the qualified title approach through a rationalized 
administrative process that can improve land tenure security and hasten the titling procedure 
is truly an option worth exploring. So far, the pre-feasibility study reveals that a national 
program for the issuance of qualified titles or similar documents recognizing land tenure 
seems to bring more positive impacts toward improving tenure security by confirming rights 
and bringing unregistered lots onto a register even before the issuance of a final title. 
However, there is a need to put in place an enabling environment to overcome the legal, 
institutional, financial, technical and socio-cultural barriers previously identified. 
 
Legally speaking, the mandate of the DENR is extensive enough to include recognition of 
land tenure rights through the qualified title approach. Unlike the DAR, NCIP and LRA, it can 
issue various land tenure instruments due to its expansive powers in land administration and 
management pursuant to its charter and the Administrative Code 1987.  
 
Due to the absence of legislation expressly recognizing qualified titles, the DENR can issue 
through an administrative order a similar document much in the same way that CADCs, 
CALCs and CELAs are issued by the agency. Since LRA has been placed under the DENR, 
a subsidiary registry for qualified titles or similar documents in the office of the Register of 
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Deed can be established to create the essential land information structure required to 
implement the program.  
 
As to marketability, the participation of the BSP is a key ingredient in ensuring the 
acceptability of qualified titles as security or collateral for loans by banks.  One entry point that 
can be considered is for the BSP to produce the forms as accountable documents like bank 
promissory notes that will make these more acceptable to the banking community. 
Additionally, the security features of the land tenure instrument are enhanced and are 
considered more reliable if issued by the BSP. 
 
On the part of LGUs, the existing land use of a particular lot covered by a qualified title and 
situated within its territorial jurisdiction can be confirmed through local ordinances as part of 
the preparation and updating of their comprehensive land use plans. With the issuance of 
qualified titles, local assessors are provided with an inventory of lots and information on their 
existing uses within the concerned LGU for real property tax purposes. However, the 
implication of changing the land use from agricultural to residential and commercial purposes 
needs to be further studied in the context of the CARL. 
 
 
From the foregoing, it is hereby recommended that a full feasibility study on the qualified 
title approach be pursued to clearly and fully appreciate the potential and impact of such a 
scheme on a national scale.  
 
As part of the full feasibility study that needs to be undertaken, the following next steps are 
hereby suggested: 
 

1. Study the bases and full implications of the DENR, LGU, OSS and the Register 
of Deeds as issuing agency 

 
Based on the pre-feasibility study, the DENR appears to be the more likely candidate to issue 
the qualified title or similar document recognizing land tenure. However, the OSS, Register of 
Deeds or the LGUs are not precluded as candidates. With the issuance of Executive Order 
No. 690, Series of 2007, it is possible that the OSS and Register of Deeds may be 
empowered by the DENR to issue qualified titles and manage a subsidiary registry for such 
documents. Also, the issuance of qualified titles may be devolved by the DENR to LGUs 
depending on the capacity and the requirements needed to effectively and efficiently 
implement the program. 
 

2. Review the roles and implementation capacities, including needs assessment, 
of the various agencies to be involved in the program 

 
The various roles of the other agencies such as the BSP, DAR and BLGF (Central Office and 
Local Assessors) in the program have to be clearly identified to ensure that each other’s tasks 
complement the rest. By clearly identifying agency roles, the capacities and needs are 
likewise assessed in practical and resource terms. 
  

3. Determine the appropriate conditions to be attached to the issuance of a 
qualified title or similar document  
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There is a need to clearly define the conditions to be attached to such documents and how 
these operate within the titling and registration process. The form and substance of the land 
tenure instrument have to be determined as well. Implementing guidelines must be developed 
to ensure that the principles and objectives surrounding the program are contextualized and 
accomplished, respectively. 
 

4. Develop the institutional and cooperation framework among the DENR, LRA, 
BSP and LGU 

 
Cooperation and coordination among the various agencies involved in the program have to 
be established early. The avoidance of overlaps and consistency of policies involving the 
program need to be achieved to increase the likelihood of success in the shortest possible 
time. Memorandums of agreement and inter-agency circulars will be required to formally 
establish the framework for cooperation after clearing policies from higher bodies such as the 
Monetary Board in case of the BSP. The initial interest expressed by the BSP to produce the 
forms during the stakeholders’ consultation is a welcome development and must be explored 
further. 
 

5. Identify the areas where the qualified title approach are appropriate  and can be 
piloted  

 
The stakeholders’ consultations reveal that the qualified title approach may not be applicable 
in highly urbanized areas (e.g. Iloilo City) where the likelihood of untitled lots is minimal if not 
remote. However, a rapid assessment of areas (both urban and rural) needs to be conducted 
to identify which locations are appropriate for the qualified title approach. Pilot implementation 
can be explored to calibrate program execution before going on a national scale.  

 
6. Conduct further workshops and consultations among the various stakeholders. 

 
To validate the qualified title approach, workshops and consultations have to be undertaken 
for the various stakeholders such as the BAP, BLGF, Local Assessors, etc. This will facilitate 
understanding and acceptance of the program objectives, including the credibility of the 
qualified title approach as a national scheme for land tenure improvement.  
 
 

VIII. ANNEX 
 
The Terms of Reference (TOR) for the full feasibility study is attached and made an integral 
part of this report as Annex “A.” 
 
 



Land Administration and Management Project Phase 2 
PRE-FEASIBILITY STUDY ON A NATIONAL PROGRAM FOR 

ISSUING “QUALIFIED LAND TITLES OR SIMILAR DOCUMENT 
RECOGNIZING LAND TENURE” 

 
 

  Page 1 

Annex “A” 
 

Terms of Reference 
Feasibility Study on a National Program  

for Issuing “Qualified Land Titles  
or Similar Document Recognizing Land Tenure” 

 
Background and Rationale 
 
The Land Administration and Management Project Phase 2 (LAMP2) seeks to improve tenure 
security in both the urban and rural areas (non forest) through the issuance of land titles in 
untitled alienable and disposable lands.  At present, the approach is limited to the issuance of 
Free Patent in agricultural areas in the absence of a cost effective procedure for titling 
residential properties. The titling process adopts a systematic approach which was developed 
during the learning and innovation stage in LAMP1. While the process has been streamlined, 
the task can take many years (possibly 20 years) before the rights of all owners in non-forest 
land can be formally recognized through a registered land title. 
 
Several Asian countries such as Malaysia, Laos and Singapore have adopted the qualified 
titles approach. This approach appears to be an effective instrument to confirm land tenure 
rights and in providing incentives to investments in land and stimulating the land market.  
 
In preparation for the mid term review of LAMP2, other alternative approaches are being 
explored to provide secure tenure rights through more cost effective means. One of the 
options is the issuance of ‘qualified titles’ to recognize and confirm the rights of property 
owners in both rural and urban areas, in a fast and low cost manner. 
 
The concept will entail a national program of systematic (LGU by LGU) issuance of a land 
document evidencing land rights on land which has yet to be titled but has a valid approved 
survey, and also on land which has neither title nor approved survey. A key objective is to 
allow issuance of a qualified title through simple administrative means and using methods, 
which could be implemented across the country within 5 years or so. The lessons, technology 
and methods of LAMP1 will be relevant to some large extent.  
 
Completion of the titling is seen as providing benefits to not only the land owner but society in 
general through social, economic and financial benefits. It is a good governance activity so 
that all institutions of government and business may know and be confident on who owns 
what where.  
 
 
Possible features of such a program could include: 

• Full adjudication of rights so that confidence is established on the ownership 
information on the qualified title (and ensuring the lot falls outside forest lands); 

• Maintenance of a complete up to date map of all land lots in each LGU showing both 
formally titled and qualified titled (and untitled) lots for; 

a. Ensuring no lots overlap or duplicate other lots; 
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b. Providing the assessor with the full inventory of lots for real property taxation 
purposes. 

• Streamlined land surveys to validate past surveys and using low cost methods to 
finish the unsurveyed and erroneous surveyed lots; 

• Issuance of a qualified title to the owner ensuring no overlap or duplicate qualified 
titles; 

• Service to the owners for maintenance of a register of qualified titles and registration 
of subdivisions; 

• Service to the public of both the land titles and the qualified titles from the one office 
(One Stop Shop as per EO 467 of 2005); 

• Future legislation to allow the easy upgrading of the qualified title to full title once 
certain land surveying and possibly other conditions were met; 

• Cooperation agreements established at national level and in each LGU between, 
LGU, DENR and LRA ahead of implementation; 

• The service to bring the lots onto the register though the issuance of a qualified title 
will be at very low cost to the owner. 

• Since the qualified title is lower in stature than a full title the register of qualified titles 
would be updated without any extraneous conditions such as proof of payment of 
CGT and other taxes. In this way the leakage of qualified titles becoming informal 
would be zero (unlike the land titles) and the investment in the program would be 
returned through the registration fees. 

• The management arrangements of the program are yet to be considered. 
• With computerization of the information base it would be of most value. 

 
Objectives and Scope of Work 
 
This study aims to determine the feasibility of adopting the qualified titles approach, identify 
the potential barriers (legal, technical, financial and institutional and socio cultural) that would 
need to be overcome to its further development, identify benefits by type and extent and their 
potential impact, and the steps and strategies to be pursued to overcome the identified 
barriers for implementation. 
 
 Specifically, the following shall be undertaken: 
 

 Review existing laws and policies to determine relevant provisions that may permit or 
prohibit the issuance of qualified titles in the Philippines and make a clear statement 
on any limits to such a program; 

 Review World best practices and policies on qualified title, including any comparative 
studies and policies. 

 Examine current formal land surveying, titling and registration system to establish the 
feasibility of developing a process for the issuance of qualified titles, identify the 
agencies which will be involved in the issuance of qualified titles and their roles 

 Review the roles and implementation capacities of the various agencies to be involved 
in the program, including needs  assessment 

 Determine the nomenclature, form and conditions to be attached for the issuance of a 
“qualified title” 

 Develop the institutional and cooperation framework for implementation 
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 Identify the areas where the qualified title approach are appropriate and can be piloted  
 Review the policies of the banks, and other lending institutions and identify 

opportunities for acceptance of qualified titles as collateral for loans 
 Prepare a set of draft issuances and/or agreements for review and approval  
 Conduct consultations with relevant agencies, private sector representatives, and 

representatives of basic sector groups to determine the acceptability of qualified titles 
as an interim instrument for confirming rights to properties 

 
Duration and Schedule 
 
The study shall be undertaken over a period of four (4) months starting July 2008. 
 
Qualifications of the Consultant 
 

 Appropriate tertiary qualifications in law or land management or public policy, and 
familiar with land laws and registration. An advanced degree in law, land management 
or public policy will be a distinct advantage. 

 At least 5 years relevant experience in land titling, registration and public policy 
formulation, including rapid rural assessment. 

 Strong analytical and communication skills including ability to prepare concise written 
reports and capacity to engage in constructive dialogue with a diverse range of 
stakeholders.  

 
Management and Reporting Arrangements 
 
The Consultant shall work with a designated senior official of PCO LAMP2, who shall serve 
as his/her counterpart. It is expected that the Consultant shall have consultation meetings 
with relevant government agencies, private sector and basic sector representatives. 
 
 
The Consultant shall submit, by the end of the first week, an inception report indicating a work 
plan, approach or methodology, and brief description of key issues that will be addressed in 
the study. A draft final report is expected by the end of month 4. The final report shall be 
submitted two weeks after receipt of comments from LAMP2 and stakeholders. 
 
 
 


