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Abstract 

 

Traditional land market did not consider title as a factor for land value, 

however, this behavior changes over time. There was a growing awareness 

among landowners on the importance of land title in relation to its market value.  

Since 1942 the value of untitled land has been decreasing while the value of 

titled land has been increasing correspondingly. The real estate brokers 

estimated the market value of titled land is higher by 25 percent to 30 percent 

over than the untitled land. In spite of its importance, local government do not 

consider land title in the assessment of land value for taxation.  

With its growing importance, still land title was found to have less 

influence over the market value of lands. Even other land related factors such 

as land improvements, location, condition of land, accessibility, water system, 

and other extra or hidden cost were likewise found to have less influence over 

market value of the land either through voluntary sell or offer to buy. 

Financial benefits as result of titling were not available to informality of 

transactions. However, titling of land derived other benefits including: security of 

ownership, ease of transfer of ownership, evidence of ownership, and legal 

ownership, less risks to owners, and security for children.  
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BACKGROUND AND RATIONALE 

 

The Land Administration and Management Project, Phase II (LAMP 2), 

amongst other activities, supports both first time land titling and strengthening of 

the systems to register subsequent land transactions. Currently, LAMP 2 

supports the issue of land titles over agricultural land through Free Patents; no 

simple administrative instrument is yet available for residential lots. 

One of the expected benefits of land titling, and hence of the larger 

project, is an expected increase in land values following registration of land 

ownership and issuing of formal land titles. It is expected that with clear formal 

titles, any subsequent sales transactions will be quicker and easier, the 

purchaser will feel assured that he/she is transacting with the rightful owner (all 

disputes and complications over ownership will have been resolved), and the 

title will enable formal mortgages from credit institutions for the property 

purchase or subsequent property investments. 

However there is little direct data to quantify this proposed benefit, or 

even to ascertain whether such increases in land values occur in the 

agricultural areas where LAMP 2 is being implemented.  

There are a number of assumptions that underlie this proposed benefit:  

• That the informal system of land transactions (where there are no formal 

titles) is not functioning well (for example, potential purchasers may lack 

confidence that they are dealing with the rightful owner) 
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• That it is difficult and/or expensive to seek formal title subsequent to land 

purchases (through existing sporadic titling procedures) 

• That the formal land titling system supported under LAMP 2 provides 

increased security of tenure and uncomplicated ownership 

• That there are no penalties/costs to purchasing titled properties (e.g. 

restrictions on transactions/mortgages after Free Patents granted, or back 

taxes due on first transaction after titles issued).  

The did not only sought to quantify changes in market values (both sales 

and mortgage value) that may be attributed to land titling but will also examined 

each of the above assumptions and any other factors that may influenced 

market values of titled versus untitled agricultural land.  

The study required a careful examination of existing systems of informal 

land transfers and mortgages that in many cases have taken place over untitled 

but occupied alienable and disposable (A&O) lands for decades, the security of 

these transactions, and the procedures used in these informal systems that 

serve to strengthen security of tenure for purchasers. 

 

Objectives  

 This study aimed at investigating the market values of titled and untitled 

lands and their differentials. More specifically, this study sought to answer the 

following: 

a. To assess the impact of titling on market values of agricultural land; 
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b. To evaluate factors which may influence the differential in the sales and 

mortgage value of titled versus untitled agricultural land; 

c. To compare the benefits of land titling for the average land owner with the 

costs incurred by the land owner and the unit cost of systematic titling 

incurred by the Project. 
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LITERATURES 

 

 As of this study, there were few researches and publications found 

related to market value of land. Some literatures were taken from foreign 

authors, thus the following review: 

 

Market Value 

Market Value is the price at which an asset would trade in a competitive 

Walrasian auction setting. Market Value is often used interchangeably with 

Open Market Value, Fair Value, or Fair Market Value, although these bases of 

value can be somewhat different under some circumstances. 

International Valuation Standards (IVS) define Market Value as: The 

estimated amount for which a property should exchange on the date of 

valuation between a willing buyer and a willing seller in an arms-length 

transaction after proper marketing wherein the parties had each acted 

knowledgably, prudently, and without compulsion.1 

Market Value is a concept distinct from market price. The concept is 

most commonly invoked in inefficient markets or disequilibrium situations where 

prevailing market prices are not reflective of true underlying market value. For 

                                                 
1IVS 1 - Market Value Basis of Valuation, Seventh Edition  
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market price to equal market value, the market must be informationally efficient 

and rational expectations must prevail. 

Market Value is also distinct from Fair Value. As the term is generally 

used, Fair Value can be clearly distinguished from Market Value. It requires the 

assessment of the price that is fair between two specific parties taking into 

account the respective advantages or disadvantages that each will gain from 

the transaction. Although Market Value may meet these criteria, this is not 

necessarily always the case. Fair Value is frequently used when undertaking 

due diligence in corporate transactions, where particular synergies between the 

two parties may mean that the price that is fair between them is higher than the 

price that might be obtainable in the wider market. In other words Special Value 

may be generated. Market Value requires this element of Special Value to be 

disregarded, but it forms part of the assessment of Fair Value.2  

 

Market Value in Real Estate 

The term is commonly invoked in real estate appraisal, since real estate 

markets are generally considered both informationally and transactionally 

inefficient. Also, real estate markets are subject to prolonged periods of 

disequibrium, such as in contamination situations or other market disruptions. 

Appraisals are usually performed under some set of assumptions about 

transactional markets, and those assumptions are captured in the definition of 

                                                 
2Exposure Draft of Proposed Revised International Valuation Standard 2 

- Bases Other than Market Value, June, 2006 
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value used for the appraisal. The most common definition of value used for real 

estate appraisals in the U.S. is referred to as market value, fair market value, or 

sometimes true market value. Commonly, the definition set forth for U.S. 

Federally regulated lending institutions is used, although other definitions may 

also be used under some circumstances:3  

The most probable price (in terms of money) which a 
property should bring in a competitive and open market under all 
conditions requisite to a fair sale, the buyer and seller each acting 
prudently and knowledgeably, and assuming the price is not 
affected by undue stimulus. Implicit in this definition is the 
consummation of a sale as of a specified date and the passing of 
title from seller to buyer under conditions whereby: the buyer and 
seller are typically motivated; both parties are well informed or well 
advised, and acting in what they consider their best interests; a 
reasonable time is allowed for exposure in the open market; 
payment is made in terms of cash … or in terms of financial 
arrangements comparable thereto; and the price represents the 
normal consideration for the property sold unaffected by special or 
creative financing or sales concessions granted by anyone 
associated with the sale.  

 

Principles of Land Assessment 

An appraisal is essentially an expert opinion of the market value of a site; 

the assessor must present one that is supportable and comprehensible. The 

assessor must develop and use specific terminology suitable and pertinent to 

land appraisal.  

                                                 
3Federal Register Vol. 55, No. 163, August 22, 1990. This definition has 

also been adopted by the International Association of Assessing Officials for tax 
assessment purposes.  
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Land is the entire non-reproducible, physical universe, including all 

natural resources. A land site includes everything within the earth, under its 

boundaries and over it, extending infinitely into space. In addition to a location 

for a house or building, a land site would include the minerals, water, trees, 

view, sunshine and air space. The shape of the site can be described as an 

inverted cone with its apex at the center of the earth and extending upward 

through the surface into space.  

In appraisal, a land site is a parcel of land that is finished and ready for 

use under the standards prevailing in its area. It might have the necessary 

public utilities in place, like gas, electricity, water, telephone and sewer, with 

streets, sidewalks drainage and grading completed.  

The assessment process is essentially the valuation of rights to use or 

possess land sites. Other kinds of rights include subsurface mineral rights, 

riparian (water) rights, grazing rights, timber rights, fishing rights, hunting rights, 

access rights and air rights.  

The assessor bases his estimate of land market value upon basic 

economic principles which serve as the foundation of the valuation process. 

There are many economic principles which people and assessors must 

understand and use when implementing judgment to estimate land market 

values. It is necessary to discuss a few of the more important principles.4  

                                                 
4Ted Gwartney, Ted. Estimating Land Values, Arden, Delaware, July 

1999. [Excerpted from the paper at http://www.henrygeorge.org/ted.htm] 
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The principle of substitution maintains that the value of a property tends 

to be set by the price that a person would have to pay to acquire an equally 

desirable substitute property, assuming that no expensive delay is encountered 

in making the substitution. A person would pay no more for a site than would 

have to be paid for an equally desirable site.  

The principle of supply and demand holds that the value of a site will 

increase if the demand increases and the supply remains the same. The value 

of the site would decrease if the demand decreased. Land is unique, since the 

supply is fixed; its value varies directly with demand.  

The principle of anticipation contends that land value can go up or down 

in anticipation of a future event occurring, or a future benefit or detriment.  

The principle of conformity contends that land will achieve its maximum 

value when it is used in a way that conforms to the existing economic and social 

standards within a neighborhood. 

 

Factors that Contribute to Land Value 

The physical attributes of land include quality of location, fertility and 

climate; convenience to shopping, schools and parks; availability of water, 

sewers, utilities and public transportation; absence of bad smells, smoke and 

noise; and patterns of land use, frontage, depth, topography, streets and lot 

sizes.  

The legal or governmental forces include the type and amount of 

taxation, zoning and building laws, planning and restrictions.  
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The social factors include population growth or decline, changes in 

family sizes, typical ages, attitudes toward law and order, prestige and 

education levels.  

The economic forces include value and income levels, growth and new 

construction, vacancy and availability of land. It is the influences of these 

forces, expressed independently and in relationship to one another, that help 

the people and the assessor measure value. 

 In the Philippines, market valuation of land have varying practices. In an 

opinion article published in the Philippine Daily Inquirer,5 it was stated that 

indeed the same piece of land could have as many different ‘market values’ 

depending on what use the value or appraisal of the property serves, i.e. low 

appraisal value for purposes of taxation (which favors the owner who will pay 

low taxes to the detriment of the government), high appraisal value, as in the 

Batangas case, for expropriation purpose (which provides unscrupulous 

individuals unwarranted quick money while multiplying the cost of government 

projects), very low land value for CARP (to the disadvantage of legitimate 

landowners who are fully dependent on land for their livelihood), etc.   

Accordingly, there are a number of government agencies performing 

land valuation or appraisal, of which the major ones are BIR for Zonal Values as 

basis for land tax imposed by the national government such as Capital Gains 

Tax, Documentary Stamp Tax, and Estate Tax; the Local Government Units 

                                                 
5Neal Cruz, Neal. As I See It : What is the ‘fair market value’ of land? 
www.inquirer.net, November 19, 2007 
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(LGUs) for the Schedule of Market Values (SMV) as basis for assessment of 

Real Property Tax; the DPWH for expropriation purposes; and the bank and 

private appraisers for collaterals or mortgages, each using their own 

methodologies, systems and other considerations resulting in multiple valuation 

of land that confuses the public 

Further the article stated that people, neither rich nor powerful, are 

robbed of the right income from the ‘true market value’ of their property while 

the government is unable to deliver basic services due to poor income from 

land, a resource that has the biggest potential contribution to the national 

wealth. 
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METHODOLOGY 

 

The study used a descriptive method, combining formal and informal 

approaches. It has utilized both primary and secondary sources of information. 

Aside from the interview of the land owners, the study also employed other 

related activities such as: 

• Examination LGU land value assessments 

• Examination of consummated deed of sales and mortgages;  

• Interviews with real estate agents/brokers;  

 

Location 

There were ten (10) municipalities in Leyte covered by the study 

randomly selected for proper representation of the municipalities according to 

economic class. From each municipality, two barangays were chosen; one rural 

and another urban, or in the absence of the latter, a semi-urban barangay was 

chosen as an alternative. The following figure and table shows the distribution 

and location of municipalities and barangays covered during the survey: 
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Figure 1. Map of Leyte 
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Table 1. List of Municipalities and Barangays Covered During the Survey 

 

Class Municipality Barangays Type 
Balucawe Rural Abuyog 
Bunga Semi-urban 
Poblacion Urban 

First Class 
 

Kananga 
Libongao Rural 

Burauen Arado Semi-urban 
San Miguel Rural 

Second 
Class Palompon 

Tabunok Semi-urban 
Binongtuan Urban Alang-alang 
Bulod Rural 
Loan Semi-urban 

Third Class 

Dulag 
Cabatoan Rural 
New Road Semi-urban Barugo 
Bulod Rural 
Upper Rural 

Fourth 
Class 

Mahaplag 
Hilusig Semi-urban 
Quezon Urban Tabontabon 
San Pedro Rural 
Guindapunan Urban 

Fifth Class 

Pastrana 
Jones Rural 

 

 The barangays were identified with the help of their respective municipal 

mayor and/or the municipal assessor considering that they are more familiar 

with the locality.  

  

Respondents 

The study focused on collecting both quantitative and qualitative 

information related to the impact of titling on the land values, factors influencing 

market value, and benefits of titling. 
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The primary sources of information for this study were 135 land owners 

in the different barangays and municipalities covered by the research. The land 

owners, both titled and untitled, were identified with the help of the respective 

barangays chairmen considering that they were more familiar with the identity 

and location of the land owners in their community. 

Aside from the land owners, other key informants were interviewed. 

These included the municipal assessors/appraisers, real state brokers, bank 

representatives, barangay and officials knowledgeable of market values of land.  

 

Instrument 

An interview guide was used as the main instrument for this study. The 

instruments combined both open and close-ended set of questions. In order to 

ascertain its functionality, a dry-run of the instrument was made in the 

Municipalities of Babatngon and Palompon, Leyte prior to the actual survey. 

Similarly a list of questions for stakeholders and key informants were developed 

in this study.  

 

Statistical Treatment 

 The study employed both descriptive and inferential statistics. For the 

impact of titling on market, the study used percentage distribution. Comparisons 

of the market behavior were made using historical data of the prices of land vis-

à-vis consumer price index. The factors influencing the market value of land 

were analyzed using linear regression.   
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F I N D I N G S 

 

Impact of titling on market values of agricultural land 

The impact of titling on the market value of agricultural land was viewed 

on varying points. These include the period vis-à-vis the value of the land when 

it was acquired, the estimated value of the land using the most recent deflator, 

and how such value behavior changes over time as a result of titling.  

 It was revealed in the study, however, that out of the 135 respondents 

only 44 of them acquired their lands through sales. About 91 respondents 

(67.41 percent) obtained their land either thru inheritance, donation, or as 

agrarian reform beneficiary. The oldest land purchase was established between 

years 1942 to 1953, while the most recent land purchase was between years 

2002 to 2008. The following table shows the period of distribution of land 

acquisition: 

Table 2. Period of Land Acquisition 

  Year Frequency % 
1942 – 1953 2 1.48 
1966 – 1977 7 5.19 
1978 – 1989 13 9.63 
1990 – 2001 10 7.41 
2002 – 2008 12 8.89 
Not identified 91 67.41 

Total 135 100.00 
 

 The foregoing table shows the different period of land acquisition by its 

owners. Between the years 1942 to 1943 there were only two respondents 
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(1.48 percent) who acquired their land. In 1966 to 1977, and 1978 to 1989 

about 7 respondents (5.19 percent) and 13 respondents (9.63) acquired their 

properties, respectively. In 1990 to 2001, 10 respondents (7.41 percent) 

acquired their lands, while in 2002 to 2008 12 respondents (8.89 percent) 

acquired their properties. 

  Having acquired their properties for quite a time, the ownership of the 

land seemingly vary with the period of acquisition. The proceeding figure shows 

the various length of ownership of land as revealed by the study:  

 
 

Fig. 2 Length of Land Ownership
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 As shown in the foregoing figure, land ownership varies its length from 1 

year up to 80 years. It was revealed in the study that most of the acquisitions 

were recorded to be recent. About 47 respondents have owned their lands for 
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the last 1 to 10 years, while 29 respondents have owned their lands for about 

11 to 20 years. Some 21 respondents have owned their lands for about 21 to 30 

years, and about 12 respondents have owned their lands for 31 to 40 years 

already. There were 5 respondents who owned their lands 41 to 50 years, while 

6 respondents have owned their lands for 51 to 60 years. Ownership of land 

between 61 to 70 and 71 to years both have only 1 respondent.   

Over those periods of acquisition and ownership, their have been an 

observed varying concept of the market value of agricultural lands. Traditionally, 

the market value of land was never influenced by its title until most recently. 

The market value of land as perceived rather on the actual use or production. It 

was even recorded in the past, untitled land commanded higher market value 

than titled land due to its production and other factors. Thus the table as 

follows: 

 
Table 3. Comparative Actual Market Value of Land (1942-2008) 

 
 

Titled Untitled Purchase Price without 
Deflation  Frequency % Frequency % 

 less than           1,000 1 6.67 3 10.71 
            1,000        108,999 12 80.00 19 67.86 
        109,000        226,999     5 17.86 
        227,000        344,999 1 6.67     

~ ~         
      1,761,000     1,878,999 1 6.67     

~ ~         
      3,708,000     3,825,999     1 3.57 

 Total  15 100.00 28 100.00 
 Mean              157,237.91              176,489.96  
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 As revealed in the foregoing table, the market value of agricultural land 

was observed to vary according size. The study further revealed that since 

1942 up to recent, untitled land were perceived to be of higher actual market 

value than titled land. As shown in the foregoing table, the respondents 

revealed that over the years the average market value of land per hectare was 

157,237.91 for titled land, and 176,489.96 for untitled land. 

 Considering that market transaction in the previous table were conducted 

on various periods between 1942 to 2008, a recomputed market value is 

presented using the consumer price index (CPI) based on year 2000. The table 

of the deflated market value is presented as follows: 

 

Table 4. Deflated Market Value of Land (Based on 2000 CPI) 
 

Titled Untitled Purchase Price (in 
Pesos) Frequency % Frequency % 

Below         1,000 9 64.29 16 69.57 
        1,000          5,999 4 28.57 5 21.74 
        6,000        10,999   1 4.35 
      11,000        15,999       
      16,000        20,999 1      
      21,000        25,999       
      26,000        30,999       
      25,999        30,998   1 4.35 

Total 14 100.00 23 100.00 
Mean P1,967.31 P2,117.52 

 

 The foregoing table supports the previous information that indeed during 

the past years land titling has no effect on the market value of land. As revealed 

in the deflated market value based on the consumer price index of year 2000, 
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the market value of titled land was 1,967.31 per hectare, while 2,177.52 for 

untitled land. 

 The foregoing findings proved that in past, people less consider land title 

as a factor for market valuation. The same observation was revealed in the by 

the land owners during the survey. 

While traditionally land title was not a factor for market valuation, this 

market behavior has been observed to change over time. A deeper analysis on 

the behavioral patter of land market revealed that there is a growing realization 

by the land owners on the importance of land title. This findings is supported by 

the following table and figure as: 

 
Table 5. Comparison of the Changes in the Market Value  
of Titled and Untitled Lands at Real Prices (1942 - 2008) 

 
 

Type of Land 
Period Titled Untitled 

Difference 
(Untitled – Titled) 

1942 – 1953  -       1,250.00  -  
1966 – 1977  -   -   -  
1978 – 1989      558.99      1,495.30            936.31  
1990 – 2001   1,260.57      1,764.52            503.95  
2002 – 2008      590.32         592.26                1.94  

 
 
 As revealed in the foregoing table, from 1942 to 2000 the gap on the 

market value between titled and untitled land was observed to be decreasing. 

This implies since 1942 up to the recent, there has been a growing awareness 

of people on the relevance of land title. While in 1978 to 1989 the gap between 

the market value was 936.31 per hectare, this amount decreased to 503.95 in 
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the year 1990 to 2001. It further decreased to 1.94 in 2002 up to the recent. 

Foregoing table is further illustrated in the next figure: 

 

Fig. 3 Comparison of the Changes in the Market Value of Titled and Untitled 
Lands at Real Prices (1942 - 2008) 
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 As presented in the foregoing figure, indeed there was an observed 

growing awareness by the land market regarding the importance of titling to 

land. This observation of behavior was supported by an interview with the real 

estate brokers. Although, accordingly there is no formal standard on market 

value of land, the real estate sector affirmed that today title is an essential factor 

in defining the real and actual value of land. It was further revealed by the real 

estate brokers that titled property has a higher market value than untitled 

property by about 25 to 30 percent. These findings were further strengthened 

as a result of market game initiated through the study regarding the willingness 

of the market to buy and/or sell land in a more competitive situation. Three 
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scenarios were introduced to the respondents. The results are presented in the 

next table as: 

 

Table 6. Perceived Present Market Value of Land 

Willingness to  Somebody will be interested Assuming land 
Buy Land at Present to buy Land at present will be disposed now 

Titled Untitled Titled Untitled Titled Untitled 
Price Ranges  
Per Hectare 

 F % F % F % F % F % F % 
Below      120,000  36 61.02 26 48.15 21 52.50 20 36.36 22 56.41 23 43.40 

    120,000  -    499,999  17 28.81 24 44.44 15 37.50 28 50.91 14 35.9 25 47.17 
    500,000  -    879,999  3 5.08 1 1.852 1 2.50 3 5.455     3 5.66 
    880,000  -  1,259,999                          
 1,260,000  -  1,639,999              1 1.818         
 1,640,000  -  2,019,999  1 1.69 1 1.852                 
 2,020,000  -  2,399,999      1 1.852     1 1.818         
 2,400,000  -  2,779,999              1 1.818     1 1.89 
 2,780,000  -  3,159,999                          
 3,160,000  -  3,539,999  1 1.69     1 2.50             
 3,540,000  -  3,919,999      1 1.852     1 1.818     1 1.89 
 3,920,000  -  4,299,999                          
 4,300,000  -  4,679,999                          
 4,680,000  -  5,059,999  1 1.69     1 2.50     2 5.128     
 5,060,000  -  5,439,999                          
 5,440,000  -  5,819,999                          
 5,820,000  -  6,199,999                          
 6,200,000  -  6,579,999                          
 6,580,000  -  6,959,999                          
 6,960,000  -  7,339,999                          
 7,340,000  -  7,719,999                          
 7,720,000  -  8,099,999                          
 8,100,000  -  8,479,999          1       1 2.564     
     Total  59 100 54 100 40 100 55 100 39 100 53 100 
  Mean 301,052.90 268,526.50 544,266.10 347,748.10 572,466.40 287,613.00 

 
As presented in the foregoing table, the study revealed different market 

value of land on three market situations. The first situation was the willingness 

of the landowners to buy the same land they own at present value. It was 

revealed that the average market value for titled land is at 301,052 per hectare, 
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while the untitled land was only 268,526.50. The second situation was their 

willingness sell the same land based on an offer. It was revealed that titled land 

was valued at 544,266.10, while the untitled land was only 347,748.10. The 

third situation was their wiliness to sell the land without offer to buy. The study 

revealed that titled land was valued at 572,466.40 per hectare, while untitled 

land was only 287,613.00. The foregoing information further concur of the 

growing awareness by the land owners on the importance of title to the market 

value of land. With the three scenario presented, the land owners perceived the 

title property to have higher market value than the untitled property. 

 

 

Factors influencing the differential in the value of titled  

versus untitled agricultural land 

 Aside from land titled, other factors that influence the market value of 

land were also identified in the survey. These factors included, land 

improvements, location, condition of land, accessibility, water system, and other 

extra or hidden cost expected to be incurred as a result of buying the land. 

These factors assessed using regression analysis on the extent of their 

influence to value of land based on the three market scenarios previously 

introduced. The results are presented in the table as follows:   
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Table 7. Computed linear regression (R2) between 
the market value of land and land related factors. 

 
 

LAND RELATED FACTORS MARKET 
VALUE OF 

LAND 
Land 
Title 

Land 
improve-

ments 

Location Condition 
of the land

Accessi- 
bility 

Water 
System 

Hidden 
cost 

Willingness 
to acquire 
the land at 
present price 

 
0.0115 

 
0.0159 

 
0.0016 

 
0.0029 

 
0.0015 

 
0.0055 

 
0.0053 

Willingness 
to accept 
offer to buy 
at present 
price 

 
0.0106 

 
0.0142 

 
0.0042 

 
0.0068 

 
0.0049 

 
0.0102 

 
0.0254 

Willingness 
to voluntarily 
sell the land 
at present 
price 

 
0.0081 

 
0.0103 

 
0.0000 

 
0.0012 

 
0.0009 

 
0.0083 

 
0.0164 

 
 On the willingness to acquire land at present price, the table shows that 

land title has an influence of only 1.15 percent, land improvements by 1.59 

percent, location by 0.16 percent, condition of the land by 0.29 percent, 

accessibility by 0.15 percent, water system by 0.55 percent, and hidden cost 

such as unsettled land obligations by 0.53 percent. This means that the 

influence of land related factors to the willingness to acquire land at present 

was low, if not negligible. 

 On the willingness to accept offer to buy land at present price, the table 

shows that land title has an influence of only 1.06 percent, land improvements 

by 1.42 percent, location by 0.42 percent, condition of the land by 0.68 percent, 

accessibility by 0.49 percent, water system by 1.02 percent, and hidden cost 

such as unsettled land obligations by 2.54 percent. This means that the 
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influence of land related factors to the willingness to acquire land at present 

was low, if not negligible. 

 On the willingness to voluntarily sell the land at present price, the table 

shows that land title has an influence of only 0.81 percent, land improvements 

by 1.03 percent, location by 0.00 percent, condition of the land by 0.12 percent, 

accessibility by 0.09 percent, water system by 0.83 percent, and hidden cost 

such as unsettled land obligations by 1.64 percent. This means that the 

influence of land related factors to the willingness to voluntary sell the land was 

low, if not negligible. 

 Based on the foregoing findings, it can be safely said the 

abovementioned land related factors have less effect on the market value of 

land.  

There could be other factor(s) that influence the market value of land.  In 

a interview with a group of real estate brokers during the conduct of the 

research it was revealed that the market value of land varies depending on 

market situations. In some instances, the market value of land, and the decision 

to buy or sell, would depend on the price of the existing real property being sold 

adjoining land concerned. 

In a separate interview with the local assessors, land title has no effect 

on the valuable of land. Records show that local governments assessed the 

value of land for taxation purposes without reference whether titled or untitled 

(see appendix for sample schedule of land assessments). The value assessed 

by the local governments, however, varies depending on the declared 
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developments on the land and the actual use, and its local land zoning. This in 

effect influences the traditional market behavior of land giving less regard to 

titles.     

 

Benefits of land titling 

 Titling of the land has varying benefits. Incidentally, due to informality of 

the transactions in the rural areas, there was difficulty in obtaining information 

on financial benefits from the land owners and the community in general. The 

benefits of land titling were obtained based on perceptions from the 

respondents as follows: 

  

Table 8. Perceived Benefits of land Titling 
 

Reasons Frequency Percent 
As privilege 1 0.74 
For ease of transfer of ownership 2 1.48 
For evidence of ownership. 6 4.44 
For legal ownership 1 0.74 
For ownership security 56 41.48 
Less risks 2 1.48 
Security for the children. 12 8.89 
To increase the value of land 1 0.74 
No comment 54 40.00 

Total 135 100.00 
 

 As shown in the foregoing table, the perceived benefit of land titling was 

heavily anchored on security of ownership. About 56 respondents (41.48 

percent) revealed that titling of land provide security of ownership. The same 

data bared that only one respondent (0.74 percent) said it affects the value of 
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land. Other benefits included ease of transfer of ownership (2 respondents or 

1.48 percent), evidence of ownership (6 respondents or 4.44 percent), and legal 

ownership (1 respondent or .074 percent). About two (2) respondents (8.89 

percent) perceived titles to provide less risk to ownership, 12 respondents (8.89 

percent) perceived that title provide security for their children. 

 While titles were perceived by the land owners to have less benefit as 

compared to the security of ownership, however, this perception differs 

according to the real estate brokers. During an interview with the real estate 

brokers, it was revealed that market value of land depend on the actual use and 

future use of the land. While there is no formal system used in valuing the land, 

however, it was further revealed that the market value of titled land is higher by 

about 25 percent to 30 percent as compared to the untitled land.  
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CONCLUSIONS AND RECOMMENDATION 

 Based on the forgoing findings of the study, the following conclusion 

were arrived: 

 

Conclusion 

1. That titling established impact on the market values of land. While traditional 

land market did not consider title as a factor for land value, however, this 

behavior changes over time. It has been observed that there was a growing 

awareness among the landowners on the importance of land title in relation 

to its market value.  The study found out that since 1942 the value of untitled 

land has been decreasing while on the other hand the value of titled land 

has been increasing correspondingly. This trend was supported by the real 

estate brokers regarding their perceived estimate on the market value of 

land. According to the real estate brokers, the market value of titled land is 

higher by 25 percent to 30 percent over than the untitled land. In spite of its 

importance however, local government do not consider land title in the 

assessment of land value.  

2. That, in spite of its perceived importance, title was found to have less 

influence over the market value of lands. Other factors such as land 

improvements, location, condition of land, accessibility, water system, and 

other extra or hidden cost were likewise found to have less influence over 

market value of the land.  The influence of land related factors to the 
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willingness to acquire land at present was found to be low, if not negligible. 

Further, the influence of land related factors to the willingness to acquire 

land at present was found also to be low, if not negligible. And, the influence 

of land related factors to the willingness to voluntarily sell the land at present 

was also found to be low, if not negligible. While market behavior have more 

influence on the market value of land over titles and non-land related 

factors, however, it was further revealed by the real estate brokers that the 

value of titled land is higher by about 25-30 percent compared with untitled 

land. 

3. That there was difficulty in obtaining financial benefits from the land owners 

and the community due informality of transactions. The respondents 

perceived that the benefit of land titling was heavily anchored on security of 

ownership, and not much on the value of land. Other benefits included ease 

of transfer of ownership, evidence of ownership, and legal ownership. 

Others benefits included less risks to the owners, and security for children. 

Considering that local assessors do not consider title in valuation of land, 

rather on actual and future use, the same provides no benefit to the local 

government.  

 

Recommendation 

 Based on the forgoing conclusion of the study, the following is hereby 

recommended: 
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1. That land titling shall be pursued and encouraged in order to benefit more 

land owners. Education and information campaign should likewise be 

conducted to build awareness among landowners on the importance of land 

title, both as evidence of ownership and as a factor of land value. A standard 

market valuation should be developed to establish uniformity of pricing 

agricultural lands in relation to other related factors. Recognizing the 

importance of land title, local government units (LGUs) should be 

considered to consider land title a factor in assessing the value of land for 

tax assessment.  

2. That, in spite of its perceived importance, title was found to have less 

influence over the market value of lands. Other factors such as land 

improvements, location, condition of land, accessibility, water system, and 

other extra or hidden cost were likewise found to have less influence over 

market value of the land.  The influence of land related factors to the 

willingness to acquire land at present was found to be low, if not negligible. 

Further, the influence of land related factors to the willingness to acquire 

land at present was found also to be low, if not negligible. And, the influence 

of land related factors to the willingness to voluntarily sell the land at present 

was also found to be low, if not negligible. While market behavior have more 

influence on the market value of land over titles and non-land related 

factors, however, it was further revealed by the real estate brokers that the 

value of titled land is higher by about 25-30 percent compared with untitled 

land. 
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3. That there was difficulty in obtaining financial benefits from the land owners 

and the community due informality of transactions. The respondents 

perceived that the benefit of land titling was heavily anchored on security of 

ownership, and not much on the value of land. Other benefits included ease 

of transfer of ownership, evidence of ownership, and legal ownership. 

Others benefits included less risks to the owners, and security for children. 

Considering that local assessors do not consider title in valuation of land, 

rather on actual and future use, the same provides no benefit to the local 

government. 
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APPENDIX A 

Other Research Data Generated 

 

Profile of the Landowners 

Age Distribution. The study revealed that the youngest age of the 

landowners is between 25-30 years old while the oldest are between 85-90 

years old.  The study further revealed that 24 of the respondents (17.78 

percent) belong to the ages between 61-66 years old, 22 respondents (16.30 

percent) belong ages between 49-54 years old, and 21 respondents (15.56 

percent) belong to ages between 67-72 years old.  The age bracket between 

25-20 and 31-36 have both four respondents (2.96 percent), while 18 

respondents (13.33 percent) are in ages between 43-48 years old. There were 

12 respondents (8.89 percent) within the ages 37-42 years old, 7 respondents 

(5.19 percent) are in the ages 73-78, 6 respondents (4.44 percent) are in the 

ages 79-84, and 1 respondent falls within the age of 85-90 years old. The mean 

age of the 135 landowners is 56.79. 
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Age Distribution of the Landowners 

Age
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The foregoing information further implies that majority of the landowners 

are in their early 40s up to early. Very few of the landowners area 70s middle 

age are in the younger age which falls under the bracket  between 25-36, while 

many among the respondents are within their middle ages . 

 

Gender. The study revealed that out of the 135 respondent landowners, 

72 of which (53.33 percent) comprises the males, while 63 (46.67 percent) are 

female. The following table implies that land ownership in the Province of Leyte 

is almost evenly distributed among both sexes. 
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Sex Distribution of the Landowners 

Sex

53%
47%

Male
Female

 
 
 

Civil Status. The civil status of the landowners are categorized into: 

single; married; and widower. As revealed by the study of the 135 respondents, 

125 of which (92.59 percent) are married, 6 of which (4.44 percent) are single 

and only 4 (2.96 percent) are widower. 

 

Civil Status of the Landowners 

Civil Status
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The foregoing information implies that land acquisition and ownership is 

not common among unmarried individuals. 

Length of Ownership. It was found out in the study that landowners 

have been in possession of their lands for quite a number of years. About 47 

respondents (34.81 percent) have owned their lands for 1-10 years. Some 21 

respondents (15.58 percent) have owned their lands for 21-30 years, 29 

respondents (21.48 percent) have owned their lands for 11-20 years. There are 

12 respondents (8.99 percent) who have owned their lands for 31-40 years, 5 

respondents (3.70 percent) who have owned their lands 41-50  years, and 1 

respondents (0.74 percent) have 61-70, and 71-80 years of ownership. 

 

Length of Landownership 
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The foregoing information implies that ownership of land declines in 

number of years. This further implies the possibility of transfer of ownership 

over a period of time.  



 35

 

Type of Land Ownership. The study also revealed the different types of 

land ownership. Accordingly, 80 respondents (59.70 percent) are untitled 

landowners, 53 respondents (39.55 percent) are titled, and 1 respondent (.75 

percent) has mortgaged property. 

 

Types of Land Ownership 
 

Type of Land Ownership

39%
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 The foregoing information implies that majority of lands in the Province of 

Leyte are still untitled.  

 
Land Use 
 
 

Land Use and Corresponding Sizes 
 

Rice Corn Abaca Coconut Cassava Banana Sugarcane Nipa Pineapple Area  
(Hectares) F % F % F % F % F % F % F % F % F % 
Less than 

1 23 33.82 2 40.00 3 100.00 21 33.33 2 40.00 2 40.00 4 57.14 1 100.00     
1 – 4 39 57.35 3 60.00     33 52.38 2 40.00 3 60.00 2 28.57     1 100.00 
5 – 8 5 7.35         7 11.11 1 20.00                 

9 – 12 1 1.47                     1 14.29         
13 – 16             2 3.17                     

Total 68 100.00 5 100.00 3 100.00 63 100.00 5 100.00 5 100.00 7 100.00 1 100.00 1 100.00 
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Mode of Acquiring the Land. In terms of the manner of acquiring the 

land by the landowner-respondents, it showed that 76 of them (91 percent) 

inherited their lands from their parents/relatives; while 45 (33.8 percent) had 

their land purchased. There were 10 respondents (7.5 percent) who acquired it 

from the government who became recipients of CARP-CLOA while the 2 

remaining landowner-respondents acquired it as a donation and the other by 

mortgaged.  

 

Mode of Land Acquisition 

 Frequency Percent
Valid 

Percent 
Purchased 45 33.3 33.8 
Inherited 76 56.3 57.1 
Donated 1 .7 .8 
CLT/CLOA 10 7.4 7.5 
Mortgaged 1 .7 .8 

Total 133 98.5 100.0 
Missing System 2 1.5  

Total 135 100.0  
 

System Used in Purchasing the Land. Out of the 45 respondents who 

signified to have their lands purchased, 40 of them directly bought it from the 

former owner; three bought it from a bank or financial institution thru an auction; 

and  one purchased it from a real estate broker. The foregoing table __ shows 

the system used in purchasing the land, thus: 
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System Used in Purchasing the Land 

 Frequency Percent 
Valid 

Percent 
Direct buyer 40 30.4 89.1 
Auction (bank/Financial institution 3 2.2 6.5 
Licensed Real Estate Broker 1 .7 2.2 
Unlicensed Real Estate Broker 1 .7 2.2 

Total 46 34.1 100.0 
Missing System 89 65.9  

Total 135 100.0  
 

Manner in Purchasing the Land. As to the lot area purchased by the 

respondents, thirty three 33 respondents (97.9 percent) confirmed that they 

bought the entire lot, while fourteen 14 of them bought only a portion or part of 

an undivided lot.  Only one (1) possessed it based on the share of the previous 

landowner.  

Manner of Purchasing the Land 

 Frequency Percent 
Valid 

Percent 
Entire lot 33 24.4 68.8 
 Portion 14 10.3 28.93 
 By share 1 .7 2.1 

Total 48 35.6 100.0 
Missing System 87 64.4  

Total 135 100.0  
 

Basis in Agreeing with the Price. In terms of the price of the land, out 

of the 39 respondents, about 19 of them set their price based on the amount as 

agreed between the buyer and the seller. Five based the  price of the land on its 

productivity. There were four who based it on the estimated market value of the 

land.  Meanwhile, there were three whom which the government set the price 
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for the land was acquired thru the CARP.  In other instances, some based the 

price from the physical attributes of the land (2); its location (2); with the 

improvements on it; and the price of the products from the land (2). Thus the 

following table: 

 

Basis in Pricing the Land 

Basis for Pricing Frequency Percentage
1.  Physical Attributes 2 5.13
2.  Location 2 5.13
3.  Productivity 5 12.82
4.  Improvement 2 5.13
5.  Price of the Products 2 5.13
6.  Estimated Market Value 4 10.26
7.  Buyer-Seller Agreement 19 48.71
8.  Price set by Government  ( CARP 
awarded lands)  

3 7.69

Total 39 100.00
 
 
 These findings made a clear point that the basis of the price for the land 

was based from the amount agreed by both the buyer and seller of the land.    

 

Status of the Land at the Time of Purchase. On whether the land was 

titled or untitled at the time they purchased it, data revealed that only about 13 

were titled while 38 were untitled.  One confirmed that his evidence of 

ownership of the land is thru a CLOA. 

 It goes to show that about thirty-eight 38 of those lands was bought by 

the present owners without title. This is an indication that even without land title, 

the buyers still decided in acquiring those lots.  It can be presumed that these 
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buyers were not very much after of the land title at the time they purchased it. 

This happen precisely because the manner of selling was mostly a simulated 

one.  

 

On the security of the aforementioned transactions 

 Pertaining to the transactions made by the buyer/seller/heirs for either 

titled or untitled lands, and whether there was a formal or informal, verbal or 

written agreement, the respondents believed that the transactions were 

secured. Specifically, about 90 respondents believed that the transactions 

made were secured  compared  only  with  nineteen 19 who were not convinced 

of the security of such transactions.  Meanwhile, one remained undecided 

whether the transaction he had made was secured or not.  

Seemingly, this findings provide an information that despite of the 

absence of hard evidence such as transfer of ownership of title to the current 

owner or any other legal  documents (such as deed of sale) showing  proof of 

ownership by the current land possessor, still, the respondents find that the 

transactions they had were valid and reliable. Hence,  respondents showed 

confidence and trust to the donor/seller of the land which they currently 

possess. 
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Proof/Assurance of Security 

           Proofs Frequency Percentage
1. With  Informal Written Agreement 19 22.35
2. With legal Documents (e.g.tax declaration; land 
title in the name of original owner, deed of sale)    

 
48 56.47

3.  Without Documents  3 3.53
4.  No Other Heir/Claimants 2 2.35
5.  No Assurance  13 15.29
Total 85 100.00

 

In terms of the proof or assurance handled by the current landowners, it 

showed that 48  hold legal documents such as deed of sale, land title named 

after the original owner, tax declaration and the same.  While 19 are holding 

informal written agreement (not notarized) between the former owner and 

himself.   Three (3) signified that they do not have any document showing proof 

of ownership.  Two (2) believed that they are assured because there are no 

other heirs existing. Meanwhile, thirteen (13) expressed that they have no 

assurance at all.    
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Appendix B 

Letter to the Barangay Chairperson for the Dry-run 
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Appendix C 

Letter to the Mayor for the Survey and Data Collection 
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Appendix D 

Letter to the Barangay Chairperson for the Survey 
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Appendix E 

Request for the Lists of Real Estate Brokers 

 



 45

Appedix F 
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Appendix G 
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Appendix H 

Photos 
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