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EXECUTIVE SUMMARY 
 
The Real Estate Sales Analysis System (RESAS) is currently operating in a 
production environment in Iloilo City and Naga City but further development work 
needs to be undertaken before the prototype system is completed and approved by 
the stakeholders.  Following this approval, it is proposed to install the system in 
LGUs across the Philippines.  This report proposes a deployment strategy for the 
roll-out of the system.   
 
The database model envisaged for the system consists of a central or National 
database and a series of local databases maintained at the LGU or provincial office 
level.  The central database will be located in BLGF/NVA and operated and 
supported by the Valuation Property Staff.  It will be an amalgamation of all the sales 
transactions and building cost information held on the local databases.  As such, it 
will be the focal point for supplying this information to GOP agencies, the private 
sector and the general public.  Inquiries on the data will be provided via the internet 
through a website developed specifically for the purpose.  Access to transactions 
may need to be restricted for privacy and confidentiality reasons and this will need to 
be discussed with stakeholders, particularly private sector data suppliers. 
 
The local databases will be the means to collect and verify sales data and provide 
the base information for assessors to determine their SMVs.  In the long term, it is 
envisaged that up to 200 local databases will be established. Updates to the central 
database will be achieved through online transactions from the local databases or by 
transfer of data on CDs or DVDs.  It will be the responsibility of the PVS and the 
regional office staff to establish the databases and train the LGU personnel. 
 
The Land Valuation Study 2003, proposed that if the simulation studies were 
successful, roll-out would commence in the provinces surrounding the simulation 
sites with training being extended to cover complete regional areas and regional 
offices established as LGUs in the regions are trained.  Logically, the roll-out strategy 
for the RESAS should be coordinated with the valuation training and will need to 
move with, or preferably ahead, of the valuation training program.  Ideally, the 
RESAS should be installed and operators and assessors trained in its use prior to 
the training of assessors in valuation techniques and standards. 
 
It is proposed that the valuation training and system implementation by provided to 
selected cities and provinces rather than to all LGUs in a particular geographic area. 
Criteria for selecting cities would include; willingness to participate, an active land 
market, adequate existing IT infrastructure and IT personnel to support the system. 
 
The roll-out is expected to begin in early 2009 and continue over at least a five year 
period.  The costs for the deployment of the system in LGUs and high level support 
for their first year of operation is estimated to be approximately 11 million pesos. 
 
This preferred strategy could be impacted by a number of logistical and institutional 
factors and the risks will need to be very carefully managed.  In particular, 
preliminary studies will need to be undertaken to determine the LGUs with the 
willingness, ability and capacity to use and sustain the RESAS.  In addition, an M&E 
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process will need to be developed to monitor the effectiveness of the roll-out.  The 
ability of the PVS and the regional office staff to drive the roll-out and support the on-
going operations of the local and central databases will be absolutely critical to the 
success of the roll-out.  Accordingly, the development and retention of these people 
will be of the utmost importance. 
 
The potential benefits of the RESAS extend beyond its use as a tool for assessors to 
develop SMVs and if a decision is made not to introduce the proposed new valuation 
techniques in LGUs, there would still be considerable value in rolling out the RESAS.  
Alternative strategies have been proposed as contingencies if this situation was to 
arise.  One is to implement the RESAS in major cities in the Manila metropolitan 
area another is to implement the system in ISF and component 3 sites and a third is 
to license the private sector real estate associations to run the system.  In this way a 
large amount of sales information will be able to be captured and exposed to the 
public and private sectors. 
 
The development activities required to accomplish the roll-out fall into four 
categories. 
 
• Capacity building of the PVS and regional office staff 
• Implementation of local databases 
• Establishing a central (National) database 
• Development of a framework for participation by private industry practitioners 
 
These activities are substantial and will involve the expenditure of a large amount of 
resources.   
  
Potential exists to interface the RESAS with other land management systems such 
as; Component 3 LAMS and future LAA/LRA title systems, Component 3 DCDB or 
other geographic information systems in LGUs and computerized RPT systems in 
LGUs.  These interfaces would permit integrating title and sales data, producing 
thematic maps to assist assessors and allow automatically transferring property 
information from RPT systems to the RESAS database. 
 
One of the prime objectives of the property sales transactions and costs database is 
to make this information more transparent but in striving to realize this objective 
several data ownership and access issues will need to be addressed.  In particular, 
privacy and confidentiality, access issues, copyright and intellectual property rights, 
liability for accuracy for data, data quality and charging for access to the database. 
 
The roll-out of the system will need to be managed as a project.  It will be a long term 
operation extending over a minimum of five years and it will be complex since the 
preferred strategy will involve establishing approximately 200 databases, the training 
of numerous personnel and the establishment of 17 regional offices.  This 
investment will need to be protected by ensuring the system is sustainable.  
Emphasis will need to be placed on documentation of the system, defined 
procedures, training of personnel, adequate support, budgeting for systems 
requirements and data quality.      
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1. INTRODUCTION 
   

This report has been produced as a requirement in the TOR for the 
International IS Valuation Adviser (Refer to Appendix I) and the National 
Valuation IS Adviser (Refer to Appendix J).  The strategy covers a five year 
timeframe commencing in 2009.  It addresses deploying the property sales 
transactions and costs database in cities and municipalities across the 
country and establishing a national database in the BLGF/NAA. 
 
The strategy assumes the prototype system will be completed and approved 
and considers the database model required to satisfy the SMV requirements 
of LGU assessors, the monitoring and reporting requirements of the PVS and 
the research requirements of private sector appraisers, realtors and brokers.  
It addresses the development activities required to establish databases in 
LGU offices and in the BLGF/NAA and the hardware and software 
requirements.  It explores the potential interfaces to other land related 
systems such as real property tax systems and land title systems and the 
integration of data using geographic information systems.  It recognizes and 
discusses the data ownership and access issues involved with providing 
access to the private sector.  Finally, it lists factors that need to be addressed 
to increase the chances of sustainability of the system.     

 
 

2. GOALS AND OBJECTIVES 
 

The goal of the system is to provide information to form the basis for 
determining market values for land and properties that are suitable to use for 
property taxation purposes. 
 
The main objectives of RESAS are to: 

 
• Provide LGU Assessors with the required data in a suitable format to 

facilitate the determination of schedules of market values (SMVs) for 
residential, commercial, industrial and agricultural land. 

 
• Provide appropriate and relevant tables of building and machinery costs 

for determining values of structures and machinery. 
 
• Establish a web enabled repository of sales transactions that can be 

accessed by both the private and public sectors.  
 
• Provide the information required by LGBF/NVA regional offices to 

undertake compliance reporting for the National Government. 
 
• Provide transparency in land market transactions by increasing access to 

this information, particularly to the public, and facilitating the reporting of 
land market information at a National level.  

 
• Improving community awareness and understanding of market values.  
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3. SYSTEM OVERVIEW 
 

The RESAS has been designed primarily as a tool to assist LGU appraisers to 
determine their schedules of market values when general revaluations are 
undertaken.  As such, the database contains property sales transactions and 
details of building costs and machinery prices.  For each sale transaction, the 
details of the property at the time of the sale are recorded.  The system 
distinguishes between residential, commercial, industrial and agricultural land 
sales and records those data items for each type of property that are 
considered to have the potential to effect land or property values.   
 
Details of sales will be collected from the ROD, notaries public, brokers and 
realtors, private appraisers and land owners and added to the database on an 
ongoing basis.  Each transaction will be input, verified and maintained by the 
Assessors Office of the relevant LGU.   
 
Interrogation of the information on the database will be provided through 
parameter driven inquiries and reports.  The system will permit sales analysis 
by geographic area, sales information (such as date of sale and sales price) 
and real property attributes (such as land use, building type, building 
classification) and provide details of building costs.  
 
The main features of the system are: 

 
• The database contains raw data on sales of properties and a snapshot of 

the details of the land, property and machinery current at the time of the 
sale. 

 
• Building costs and machinery prices applicable to each LGU are listed on 

the database and the system will be able to calculate building values from 
the tables of building costs.  

 
• The RESAS can be used to record details of sales, appraisals and offers 

for sale. 
 
• The main property characteristics and details of sales that could impact on 

the value of land or property are recorded in the database. 
 
• Allowance is made to record more than one sale statement for a sale 

transaction.  This feature permits recording different details of a sale 
derived from different sources (e.g. sale price from the ROD and sale price 
from the purchaser). 

 
• The system utilizes code files and drop down lists extensively to protect 

the integrity of the data and to facilitate encoding. 
 
• The reporting system can produce outputs based on a wide variety of 

property and sale characteristics. 
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The application for the RESAS extends beyond its value to assessors.  It can 
furnish the information required by LGBF/NAA regional offices to undertake 
compliance reporting for the National Government and reporting on land 
market information at a National level.  It can provide information to private 
sector and Government appraisers to assist them in their determination of 
property values.  It will also help in providing transparency in land transactions 
and improve community awareness and understanding of market values. 
 
To permit the full potential of the system to be realized, access to the 
database must be maximized and it is planned to replicate the data on the 
LGU databases and provide access to clients through a web-enabled central 
(National) database maintained by the BLGF/NAA 
 
The RESAS was developed using MS VB.net and MS SQL as a database 
engine.  It can also operate on the open source database engine My SQL.  
The system is designed to operate in any LGU class on a stand-alone PC, on 
a LAN or a WAN/VPN. 
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4. BENEFITS AND BENEFICIARIES 
 

The database has been developed as a tool to assist assessors in creating 
their schedules of market values for the cities participating in the simulation 
studies.  In this role, the system will provide a repository of sales transactions, 
building costs and machinery prices to be used by assessors as base data for 
analyzing sales and calculating the values of buildings and machinery.  
Functionality is provided within the system to retrieve the sales information by 
a variety of parameters including geographic area, sale prices, parties’ 
names, land use, etc.  The RESAS will also provide the ability to calculate 
building values from its tables of building costs.  Information can then be 
output to screens, reports and to MS Excel spreadsheets for further analysis. 
 
In the longer term, the system will be rolled-out to cities and municipalities 
across the country and the benefits will become more widespread, particularly 
when the database is made available via the internet.  In addition, the private 
real estate industry will be encouraged to participate in the system and use it 
as a research tool.  The beneficiaries of the database are seen as including: 

 
• LGU assessors 
• Other LGU offices (e.g. Treasurer’s Office and Mayor’s Office) 
• Private sector appraisers 
• Brokers and Realtors 
• Banks and lending institutions 
• Insurance companies 
• BLGF/NVA 
• Other Government of the Philippines agencies 
• General public  

 
The benefits of the system will extend far beyond its initial function of 
facilitating the creation of SMVs and no doubt the full utility of the system will 
not be realized for several years.  However, benefits are expected to include 
more transparency in the property market, a more informed market and 
improved equity in property taxation.  
 
A more detailed list of benefits is shown in Appendix A 
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5. DATABASE MODEL 
 
5.1 Introduction 
 

The preferred implementation model consists of a central or National 
database and a series of local databases maintained at the LGU or provincial 
office level.  The central database will be the prime vehicle for providing 
access to the sales transactions and the local databases will be the means to 
collect and verify the sales data.  Regional offices will not operate their own 
RESAS databases but will have access to the central database via the 
internet and will be able to view transactions relating to their regions or, when 
required, data relating to transactions in other regions. 
 
Refer to Appendix B for discussion on the options considered for the location 
of local databases. 
 
Appendix C shows a diagram of the proposed database configuration. 

 
 

5.2 Central (National) Database 
 

The central database will be located in BLGF/NVA and operated and 
supported by the Valuation Property Staff.  The database will be an 
amalgamation of all the sales transactions, building and machinery costs held 
on the local databases.  Due to the structure of the database it will be possible 
to enquiry upon a single LGU or to a larger geographic area.  The central 
database will store the individual code files for each LGU included in the 
database.  This not the ideal situation as it will be complex to prepare reports 
and statistics covering a group of LGAs but the reality is that LGUs currently 
use different code files and this situation will need to be reflected in the 
databases.  In the short term, for common codes such as land use, building 
types, etc. it will be necessary to map individual LGU codes to standard code 
files.  In the longer term, these standard files should be adopted by all LGUs. 
 
The central database will be the focal point for providing access to sales 
transactions for GOP agencies, the private sector and the general public.  
Access to the data will be provided via the internet through a website 
developed specifically for the purpose. 

 
Updates to the central database can be achieved by online transactions from 
local databases or in batch mode on a regular or ad hoc basis.  The decision 
on the transfer method will depend to a great extent on the facilities and 
technology available at the sites of the local databases.  Procedures at 
BLGF/NVA will need to be established to cover both data transfer scenarios 
and to ensure that new transactions are being forwarded from local databases 
and are being received in an acceptable timeframe. 
 
The home page of the website will include information about RESAS, a 
disclaimer regarding responsibility for the accuracy of the data and land 
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market information prepared by the Property Valuation Staff.   This 
information will need to be updated on a regular basis.  The website could be 
hosted by the Property Valuation Staff or by a private company.  It is not 
uncommon for websites to be outsourced but any decision to do this would 
depend on the availability of the required expertise within the Property 
Valuation Staff and the cost of outsourcing.  

 
Access to transactions on the database via the website may need to be 
restricted for privacy and confidentiality reasons negotiation will need to be 
conducted with stakeholders, particularly private sector data suppliers.  Refer 
to Section 10 (Data ownership and Access Issues) for discussion on this 
subject.  Different levels of access will also need to be available to different 
categories of users.  For instance, Regional Office personnel and the Property 
Valuation Staff may need to download transactions for analysis but this facility 
should not be made generally available to clients.  
 
Multi level access security will need to be built into the website to control 
access by implementing user name and password facilities.  Maintenance of 
this access security would be an ongoing task of the Property Valuation Staff.   
 

 
5.3 Local Databases 
 

As stated above, the preferred option is to establish local databases at the 
LGU level.  This, in the long term, will involve establishing up to 200 
databases.  The databases will be updated by staff in the assessor’s office of 
the local government authorities from sales transactions received from the 
public and private sectors.  Refer to the work flow diagram in Appendix D. 
 
Assessors will use their local database for undertaking daily functions but 
other Government agencies, private sector practitioners and the public will 
access the sales and costs information recorded on the central database via 
the internet. 
 
It will be the responsibility of the Property Valuation Staff, with the assistance 
of the regional office personnel, to set up databases in the LGUs.  The major 
tasks to be undertaken will be to: 

 
• Review the capacity of the LGU to implement and maintain the system 
• Install the RESAS application and database software 
• Train staff in using the RESAS 
• Establish procedures for collecting data from private and public sector 

suppliers 
• Involve and educate the private real estate industry 
• Assist in defining setup files 
• Advise on interfaces to existing or proposed GIS and RPT systems  

 
New versions of the RESAS software will be distributed by the Property 
Valuation Staff periodically, possibly on an annual basis. 
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6. ROLL- OUT STRATEGY 
 
6.1 Introduction 
 

The RESAS database has been installed and is operational in Iloilo City and 
Naga City as well as in BLGF and NTRC.  Operating the system in these 
environments has provided the opportunity to trial data collection and 
encoding procedures, refine the software and gauge the resources required to 
maintain the system.  In addition, a survey was undertaken of cities and first 
and second class municipalities to gauge the level of computerization in these 
LGUs and to identify which LGUs already have computerized real property tax 
systems.  The survey questionnaire is reproduced in Appendix E and a 
summary of the questionnaire responses is shown in Appendix F. 
 
Upon completion and acceptance of the prototype, the challenge will be to 
use this knowledge to replicate the Iloilo City and Naga City installations in up 
200 sites across the country.  The roll-out is envisaged to commence in early 
2009 and is expected to continue for at least five years.  Critical to the 
success of the roll-out will be the need to ensure the PVS has the capability to 
undertake the training of assessors in valuation techniques and use of the 
RESAS while technical assistance is still available.  
 
Set out below is the preferred strategy for the roll-out of the RESAS and this is 
in line with the proposals in the Land Valuation Study 2003.  Alternative 
strategies have also been proposed in case circumstances arise that prevent 
the adoption of the preferred strategy.  

 
 

6.2 Prerequisites for Roll-out 
 

The prerequisites for the roll-out of RESAS are to: 
 
• Complete the prototype in terms of functionality and reach agreement with 

stakeholders on the data items maintained on the database and the 
content and format of system outputs. 

 
• Build the capacity of the PVS to a level where the unit is able to train 

assessors in new valuation techniques and standards, assess the 
capability of LGUs to maintain the RESAS, install the system and train 
LGU staff to use and maintain the system. 

 
• The development of a detailed roll-out plan based on the preferred 

strategy (see 6.3 below) indicating the sequence and timing of training and 
implementation activities. 

 
• A budget and procurement plan for the roll-out strategy to cover all costs 

expected to be incurred in training and implementation activities.   
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• A website and the associated infrastructure, protocols and procedures to 
enable internet access to be provided to the sales transactions and cost 
information held on the National database. 

 
The activities to be undertaken for these prerequisites to be accomplished are 
discussed in Section 7 (Development Activities)  
 

  
6.3 Preferred Strategy 

 
The Land Valuation Study 2003, proposed that if the simulation studies were 
successful, roll-out would commence in the provinces surrounding the 
simulation sites with training being extended to cover complete regions and 
regional offices established as LGUs in the regions are trained.    
 
If the results of the valuation simulation studies are positive, it is proposed to 
undertake cluster training for assessors.  Regional NVA offices are to be 
created in a sequential manner with the objective of extending the valuation 
training to cover complete regions one at a time.  Initially, assessors in the 
provinces surrounding Iloilo and Naga cities would be trained and following 
this, further cluster training would be undertaken in other regions, possibly 
utilizing “train the trainer” methodologies.  

 
Logically, the roll-out strategy for the RESAS should be coordinated with the 
valuation training.  It would need to move with, or preferably ahead, of the 
valuation training program so that sales transactions would be available at the 
time of the valuation training.  That is, operators and assessors would need to 
be trained in the use of the RESAS prior to the delivery of training sessions on 
valuation techniques and standards.  Regional office staff would need to be 
included in the RESAS training since they will have a responsibility to provide 
on-going support to LGUs in their region.  A diagram depicting the deployment 
processes is shown in Appendix L.  
 
The RESAS databases will be more comprehensive and useful if the private 
sector is involved in the roll-out activities and local brokers, realtors, 
appraisers, etc. will need to be encouraged to participate in the RESAS as 
data suppliers and data users.   
 
As stated above, training will be conducted on a cluster basis where practical 
so as to maximize the benefits of the training effort; however it is not 
considered effective to train all of the LGU’s in any region.  Criteria will be set 
to determine if LGUs are to be included in the training.   
 
 

6.4 Risk Factors 
 
The preferred strategy stated above could be impacted by a variety of 
logistical and institutional factors including: 
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• The pace at which assessors can be trained to a level where they are 
capable of practicing the new valuation techniques may be a limiting factor 
on the roll-out. 

 
• The capacity of the PVS and regional office staff to train LGU personnel in 

the use of the RESAS may limit the effectiveness of the roll-out. 
 

• The capability of individual LGUs to operate and sustain the database in 
terms of the technical skills of their IT staff and assessors may be 
inadequate. 

 
• The level of IT infrastructure that is available in individual LGUs may not 

be sufficient to support the system. 
 
• The BLGF/NVA may not be able to establish regional offices and provide 

staff with the required skills in valuation and information technology. 
 
• The determination of property values based upon comparative sales may 

be deemed to be inappropriate for a significant number of LGUs. 
 

• LGU assessors or local chief executives may not fully support the new 
valuation practices. 

 
• The private industry may not contribute sales transactions to the RESAS 

or they may not use the database for their research of sales and costs. 
 
• The proposed NVA and RESA legislation may not be enacted.  

 
Many of these risk factors have been documented in Appendix 7 of the 
Revised Annual Plan 2007/08 (Report E15) and risk management strategies 
have been proposed, however these strategies relate primarily to the current 
financial year rather than to the timeframe envisaged for the rollout and 
additional measures may need to be considered to mitigate or avoid the risks. 
 
Risks to the roll-out will be reduced, as will the training effort and cost, if the 
following criteria are used to select LGUs for training and system 
implementation.    
 
• Willingness on the part of mayors and assessors to be involved in the 

process. 
 

• There is an active land market to warrant the use of sales comparison 
techniques for determining values. 

 
• The LGU has an IT infrastructure adequate to support the RESAS. 
 
• There are sufficient skilled IT personnel (preferably permanent) within the 

LGU with the ability to maintain the system. 
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The potential logistical problems are more of a threat to the pace of the roll-
out rather than to the strategy itself; however care will need to be taken to 
ensure the roll-out maintains sufficient momentum to guarantee it does not 
stall and thus fail.  The responsibility for preventing this from occurring will rest 
squarely with the BLGF/NVA.  There will be a need for an M&E program to be 
instigated to constantly monitor the progress of the roll-out and address 
problems as soon as they become apparent.  The greatest danger to the roll-
out program will be in its early stages but when a critical mass of LGUs is 
operating in the new environment and graduates with Property Valuation 
degrees become available, the logistical problems should have less impact.   
 
The potential institutional problems will need to be addressed.  If land and 
property values based upon comparative sales are deemed to be 
inappropriate for a significant proportion of LGUs, the roll-out strategy for the 
valuation training may not be implemented and accordingly, roll-out of the 
RESAS may need to be considered independently to the valuation training.   
 
If the RESAS is not adequately supported by the LGUs the integrity of the 
data will suffer, the database may not reflect all sales and the system could 
fall into disrepute.  Ultimately this would adversely affect the strategy to roll-
out the system.  The regional offices will need to play a pivotal role in 
monitoring the level and quality of the updates to the databases and ensure 
that LGUs are adequately trained in the use of the RESAS and are providing 
sufficient human resources and finances to maintain the system.   
 
If there is little or no support for the RESAS from the private industry and it is 
inevitable that this situation will arise in at least some geographic areas, LGU 
assessors will need to be more proactive in discovering and capturing sales 
information.  This type of scenario will limit the benefits of the system but it 
should not impact on the strategy to roll-out the system. 
 
If the NVA bill does not become law, the PVS will remain within BLGF and 
continue to undertake their envisaged functions in the roll-out; however the 
ability of the BLGF regional offices to undertake the role proposed for the NVA 
regional offices would need to be questioned unless additional permanent 
positions could be provided in the BLGF offices.  At the best, the roll-out 
would be delayed and at the worst, there would be insufficient resources to 
sustain the databases and continue with their implementation.  In this case 
the roll-out strategy may need to be directed towards encouraging the private 
sector to promote the system within their associations.  Refer to 6.5.3 below. 

 
 
6.5 Alternative Strategies 
 

The RESAS was developed initially as a tool to assist assessors to determine 
their SMVs but as shown in Appendix A, there is a multitude of potential 
benefits of the system that extend outside of this initial objective and if for any 
reason it becomes impractical or impossible to implement or sustain the 
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preferred roll-out strategy, alternatives actions should be considered to ensure 
that these benefits can be realized.  Some alternative roll-out scenarios are 
briefly described below.  

 
 
6.5.1 Roll-out to Major Cities  
 

The roll-out of the RESAS database need not necessarily be constrained by 
the need to train assessors; in fact it could be divorced from this activity.  If 
the new valuation techniques are not suitable for many LGUs, particularly the 
smaller ones with few sales transactions, there is reluctance by LGUs to 
adopt these new valuation methodologies, or the GOP can not support the 
valuation training, the system could be rolled-out independently. 
 
Assessors have a need to record sales information, regardless of the 
valuation methodologies they use, and the database can provide a formal 
means for the assessors to record these sales.  The RESAS can also provide 
the assessors with tables of building costs and machinery prices.  
Accordingly, many of the benefits cited for the RESAS in Appendix A could 
still be realized.   

 
If the focus of the RESAS shifts from its use as a tool for developing SMVs to 
a means of making land market transactions more transparent and as a basis 
for producing land market reports, the most effective roll-out strategy would be 
to implement the system in the major cities and in particular those in 
metropolitan Manila.  In this way, a large proportion of sales transactions 
could be captured with minimum implementation resources.  The risks would 
be low because the larger cities have the skills and resources to support the 
RESAS and little support would be required from the PVS.  The major risk 
would lie in these cities not wanting to implement the system and a PR 
exercise would need to be mounted to mitigate this risk. 
 
 

6.5.2 Roll-out to Project Cities 
 

There are several compelling reasons for rolling out the RESAS to the ISF 
(Innovation Support Fund) and Component 3 cities.  These are: 
 
• Relationship have been established with the cities 
• The required infrastructure is in place 
• Technical assistance is available 
• It enhances opportunities to interface the RESAS to GIS and RPT systems 
• It provides a Project rather than a component approach to the 

implementation of LAMP 
 
On the negative side: 
 
• Care would need to be taken to avoid creating a situation where the cities 

would be overloaded with the number of development activities and 
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resources could not be made available to adequately support all of these 
activities. 

 
• Training of individual LGAs would be less efficient than the cluster training 

proposed in the preferred strategy. 
 
This strategy may be appropriate if it is not logistically possible for the PVS 
and/or regional offices to support a mass roll-out. A diagram depicting the 
system phases envisaged for this strategy is shown in Appendix M  
 

 
6.5.3 Roll-out by Private Sector 

 
An alternative approach to achieving the objectives of transparency in the 
land market and improving the standard of appraisals may be to allow the 
private sector to operate RESAS.   There are precedents for this approach in 
many countries where the private sector operates sale transaction systems in 
parallel or in the absence of government systems. However, the strategy 
would only be effective in addressing the transparency issues if there was 
relatively open access to the information.  Its usefulness as a source of 
information for national land market reporting would depend on the model 
adopted.  If it comprised a series of databases operated by separate 
associations, it could be difficult to amalgamate the information.   
 
This type of venture normally operates at the company, franchise or 
association level and could be implemented in a similar vein in the 
Philippines.  There is already at least one such system being operated by the 
Landbank and if the RESAS can be shown to be a superior and more useful 
system, then the private sector may be willing to adopt it. 
 
Some work has already been undertaken in introducing the RESAS to private 
sector associations in Iloilo City and Naga City but if this strategy is to be 
adopted, a significant public relations and education campaign would need to 
be undertaken.  Studies would also need to be made of any other sales 
transaction systems operating in the public sector.  A list of public sector 
associations that would need to be approached is shown in Appendix K.  
 
There will be a need to address several issues in relation to this strategy 
including: 
 
• Providing non-exclusive rights for operating the system to individual 

associations or giving exclusive rights to a single organization. 
 
• GOP retaining intellectual property rights to the software. 
 
• On-going support for the software and future enhancement to the system. 
 
• The role of BLGF/NVA in regards to data quality issues. 
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• Access to the database(s) by the BLGF/NVA for the purpose of land 
market reporting and compliance reporting activities. 

 
• Rights of the private sector to restrict access to the data or charge for the 

supply of sales data to clients.  
 
 

6.6 Roll-out Costs for the Preferred Strategy 
 

Deployment 
 
It is assumed that the roll-out will be undertaken at a regional level adopting 
cluster training techniques and the roll-out activities will be undertaken by 
PVS and regional office personnel for the 17 regions.  It is anticipated that 
RESAS Deployment Team will comprise a team leader and three technical 
officers.  On an average, deployment activities will require the team to be in 
the region for one month. 
 
The estimated costs for the Deployment Team include: 
 
• Transportation 
• Cost of Living 
• Meals 
• Equipment  
 
Salaries of the deployment Team are excluded from the costs. 
The costs do not include the expenses of the trainees.  It is assumed these 
costs will be borne by the individual LGUs. 
 
Cost/Region = 295,000 Total Cost (17 Regions) = 5,025,000 
   
  
Support 
 
It is assumed that during the first year of operation, LGUs will require 
technical support above that provided by the regional office.  Allowance has 
been made for one visit of five days each month to each region by a top level 
technical person and a similar commitment from another, lower level, 
technician.  In total, this would provide 115 days of support to each region.  
 
The estimated costs for support include: 
 
• Transportation (land and air) 
• Cost of Living 
• Meals 

  
The salaries of the technicians are not included in the costs. 
Note that technical support will also be provided through the internet and 
telephone. 
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Cost/Region = 367,000 Total Cost (17 Regions) = 6,239,000 
 
Total Cost for Deployment and Support = 11,264,000 
 
 

6.7 Summary 
 

The roll-out of the system will involve a significant effort, initially from LAMP 
TAs and then from the PVS or an equivalent unit in the NVA.  There are risks 
and they will need to be addressed. 
 
Currently the members of the PVS do not possess the required level of 
expertise to undertake the roll-out or to provide support to LGUs.  A careful 
assessment of the members of the PVS will be required to ensure each is 
capable of undertaking the role required of them.  The necessary human 
resource development activities will then need to be undertaken to enable 
them to reach the required level of expertise.  Considering the pivotal role of 
this group in the roll-out and the amount of training required to ready each of 
them for their tasks, it is imperative that the level of turnover in PVS personnel 
is kept to a minimum.  It must be a goal of the TAs to provide the necessary 
level of technology transfer to permit the project initiatives to be sustained.         
 
The deployment costs will depend largely on the number of LGUs involved in 
the roll-out in each region.  Studies will need to be undertaken to; gauge the 
attitudes of local chief executives to the proposed initiatives, determine the 
level of sales in each LGU, determine the level of IT infrastructure in LGUs 
and assess the capabilities of the personnel in each jurisdiction before large 
amounts of resources are expended on roll-out programs.  Where roll-out 
does proceed, M&E practices will need to be implemented to ensure the 
implementations are effective and sustainable. 
 
Consideration will also need to be given to adopting alternative strategies for 
rolling out the RESAS if the preferred strategy can not be followed. 



Land Administration and Management Project Phase 2 
Property Sales Transactions and Costs Database Deployment Strategy – December 2007 

 

 
Land Equity International Pty Ltd                                                                               Page 21 of 68 
 

7. SYSTEM DEVELOPMENT ACTIVITIES 
 
7.1 Introduction 
 

To deploy the RESAS in its fullest sense, a large number of development 
activities will need to be undertaken.  These activities can be categorized into 
four major areas.  These are: 
 
• Capacity building of the PVS and regional office personnel 
• Implementation of local databases 
• Establishing a central (National) database 
• Development of a framework for participation by private industry 

practitioners 
 

Capacity building for the PVS is the top priority to ensure the PVS are able to 
actively participate in the initial development and in the longer term, assume 
the responsibility for the ongoing development and operation of the RESAS.   
The other three development areas can proceed in parallel with the limiting 
factor being the speed at which the PVS can prepare LGUs, in terms of 
valuation and RESAS training, to operate and effectively use the system.   

 
 
7.2 Activities 
 
7.2.1  Capacity Building of the PVS 
 

• Determine the functions of each team within the PVS and the duties and 
functions of each staff member. 

 
• Prepare Job and Person Specifications for all PVS personnel. 
 
• Undertake a training needs analysis (TNA) of PVS personnel to determine 

what training is required for the personnel to undertake their defined 
functions.  

 
• Determine who will provide the required training (TAs, local training 

providers, tertiary institutions). 
 
• Prepare a training plan for PVS personnel listing training requirements, 

costs and schedules for each person. 
 
• Undertake training in accordance with the training plan (essential topics 

are valuation methodologies, RESAS application software, information and 
communications technology, data management). 
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7.2.2 Implementation of Local Databases 
 
• Develop procedures for collecting and processing sales transactions in 

LGUs.  Procedures must ensure that all sales are captured and the quality 
of the data is suitable for the requirements of stakeholders.  Refer to the 
proposed work flow diagram in Appendix D. 

 
• Design a form for the use by the ROD and notaries public to record the 

required details of sales of land and properties 
 
• Establish procedures for the ROD and notaries public to notify LGUs of 

sales of land and property and the issue of new certificates of title. 
 
• Design a form for the use of private sector practitioners to notify LGUs of 

sales transactions. 
 
• Establish procedures for private sector practitioners to notify LGUs of 

sales transactions. 
 
• Undertake cluster training workshops to train LGU staff in valuation 

techniques and standards. 
 
• Undertake training of LGU personnel in ICT (where required) and in using 

the RESAS application. 
 
• Undertake assessments of LGUs to determine their capability to install, 

operate and sustain the RESAS. 
 
• Assess LGU’s conformance to National data standards, particularly as 

regards the format of the PIN. 
 
• Prepare and load local set-up tables which conform to National standards 

for LGUs.  
 
• Advise on interfacing the RESAS database to local real property tax 

systems (RPT). 
 
• Advise on interfacing RESAS to local geographic information systems. 
 
• Develop software to load property data from a standard format to the 

RESAS database. 
 
• Maintain a register of RESAS installation sites and their status. 
 
• Undertake capacity building to enable regional office staff to acquire the 

capability to provide on-going local support to LGUs. 
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7.2.3 Establishing a Central (National) Database 
 

 
• Arrange a location for the National database that will provide a secure site 

with adequate and reliable connectivity to the internet. 
 

• Determine the functionality that needs to be developed to support the 
National Database including; update of the website, update of the 
database, helpdesk facility to assist clients and systems administration. 

 
• Assign suitable staff to perform the required functions. 
 
• Procure the hardware and software required to support the database and 

the website. 
 
• Determine what information will be provided to clients (or categories of 

clients) and any restrictions or limitations on the data. 
 
• Design input and output screens. 
 
• Determine access security requirements, possibly through a user code 

and password facility, for categories of clients and types of enquiries. 
 
• Design the home page and decide what information will be displayed and 

how it will be updated. 
 
• Develop the website. 
 
• Establish a test National Database to trial the enquiry system and the 

transfer of data from local databases to the National database. 
 
• Appoint a company to host the website 
 
• Develop procedures to ensure sales transactions and building and 

equipment cost information is transferred to the National database in a 
reliable manner and on an agreed time-frame.  Software will need to be 
developed to monitor this process. 

 
• Determine the reports and statistics that will be required to be produced 

from the database. 
 
• Develop the required sales and market reports.         
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7.2.4 Development of a framework for participation by private industry 
practitioners 

 
• Determine who the potential clients are in the National Government and in 

the private sector. 
 

• Investigate if there are any competing products in the market place that 
could impact on the RESAS being adopted by potential clients. 

 
• Develop a plan to encourage the private sector to supply sales 

transactions to the database and utilize the system for enquiry purposes. 
 
• Investigate the data management issues, such as confidentiality, data 

custodianship, liability, copyright and security. 
 
• Resolve data management issues through consultations with private 

sector associations. 
 
• Develop rules and procedures for accepting sales transactions from the 

private sector and providing access to that information to the wider 
community. 

 
• Prepare a Memorandum of Agreement or Data Use Agreement for 

potential clients to formalize arrangements for access to the database.  
 
 
7.3 Summary 
 

The activities listed above relate solely to the development of the National and 
local databases but there will be an ongoing effort required from the PVS and 
the BLGF/NVA regional offices to sustain the databases.  They will need to: 
 
• Monitor the quality of the RESAS data 
• Undertake audits to ensure all sales are being captured 
• Liaise with all users to determine the needs for system enhancements 
• Manage the distribution of new versions of the RESAS software 
• Ensure conformance to data standards 
• Analyse sales and develop land market and statistical reports at a local 

and National level  
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8. HARDWARE AND SOFTWARE RQUIREMENTS 
 

The information systems infrastructure required to support the implementation 
and on-going operations of the central and local databases is portrayed in 
Appendix N. 
 
 
Local Databases 
 
The minimum hardware and software requirements for implementing local 
databases in LGU offices are: 
 
• Hardware 
 

2 Desktop Computers 
1 Laser Printer 

 
• Software 
 

Database Engine (Microsoft SQL Express/My SQL) 
PC Operating System (Microsoft/Linux compatible) 
PC Virus protection 
Office Automation Software (Microsoft/Linux compatible) 

 
This equipment will need to be procured and financed by participating LGUs. 
 
 
Central Database 
 
• Hardware 

 
3 Computer Servers 
8 Desktop Computers (with Table and Chair) 
4 Business Laptop Computers 
4 Laser Printers 
 

• Software 
 
3 Server/Network Management (OS) 
3 Database Engine (Microsoft SQL Express/My SQL) 
3 Server and Network Virus Protection 
8 PC Operating System (Microsoft/Linux compatible) 
8 PC Virus protection 
8 Office Automation Software (Microsoft/Linux compatible) 
 

This equipment will need to be procured for BLGF and NTRC in 2008 and 
2009.   
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9. INTERFACES TO OTHER SYSTEMS 
 
9.1 Real Property Tax Systems 

 
All LGUs maintain some form of Real Property Tax system (RPT).  In some 
cases they are paper based systems and in others the data is held in digital 
form.  Where the systems are computerized, there is potential to automatically 
transfer data between the systems. The linking between the RESAS and RPT 
systems should be simple, since each system is based upon PINs; however 
complications will arise if a RPT system is not using the National standard for 
the PIN format as stipulated in the Assessors Manual.  Two applications are 
envisaged for this interface. These are: 

 
• To provide property details for sales transactions 
• To calculate building values 

 
Property details held in RPT systems can be automatically transferred to the 
RESAS database and thus negate the need to manually encode the property 
details into the RESAS for each sale transaction.  Note that it is not 
considered feasible to access this property data via an on-line link between 
the databases because the RESAS needs to record the property details that 
existed at the time of the sale rather than the current property details.  In 
addition, there is a need to provide this property information for the National 
database.    
 
LGUs are operating a variety of computerized RPT systems, each with its own 
set of information and data formats.  Therefore, software will need to be 
developed for each different RPT system to enable the property details to be 
unloaded from the particular RPT system database and stored in a standard 
file format.  Software could then be developed to load the data from this 
standard format to the RESAS database.   A table showing the property 
details required by the RESAS and those normally stored in RPT systems is 
shown in Appendix G. 
 
The second application would be to use the building cost tables in the RESAS 
together with the building details in RPT systems to automatically calculate 
building values.  Currently this is a manual process in many jurisdictions.  The 
building details required from RPT systems would include; construction type, 
building classification, improvements and floor area.   
 
The ability to successfully interface RPT systems to the RESAS will be 
dependent on the format of the data items in the RPT systems conforming to 
National standards such as those for PINs, land use, building classifications, 
building construction types, etc.  
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9.2 Land Administration Management System (LAMS) 
 

The LAMS, which is being developed by Component 3 of LAMPII, will record 
details of cadastral parcels; cadastral index maps (CIMs), titles, Public Land 
Applications, names of owners and applicants, etc.  The system will be based 
on the SPI (Standard Parcel Identifier) but it will record the data items 
required to generate PINs for cadastral parcel on the system.  Since the 
RESAS uses the PIN as its primary key, there is potential to interface the two 
systems.  However, the maintenance of this link will be critical to realizing the 
potential benefits of the interface between the systems. 

 
 Possible applications of the linkage are: 

 
• Being able to generate the PIN on the LAMS provides the ability to link 

cadastral parcel and title records to LGU assessors’ and treasurers’ 
manual and digital records.   

 
• When an enquiry is made on the LAMS to display title details for a 

property, the sales recorded for that title could be also be displayed.  This 
additional information could be of interest to prospective purchasers of the 
property.   

 
• When registered land is transferred, the ROD will be able to notify the 

assessors in the relevant LGU of the details of the sale and the PIN 
affected by the sale. 

 
Refer to the Component 3 and 4 Interface Diagram in Appendix H. 

 
 

9.3 Component 3 Geographic Information System 
 

Component 3 of LAMPII is developing a GIS which will eventually include 
layers of digital cadastral lot boundaries, administrative boundaries, contours, 
roads, rivers and places of interest.  The GIS will link to the LAMS via the SPI 
and since the LAMS will be recording the PIN, there is potential to display 
RESAS information by using the GIS to produce a variety of thematic maps.  
The types of products that could be produced include maps displaying: 
 
• Properties sold in a specified area (say Barangay) during a specified 

period. 
 
• Properties sold in a geographic area displayed in different colors for 

different selling price ranges. 
 
• Maps showing property sales and their selling prices within a specified 

distance of points of interest.   
 
• Maps showing sales where the difference between the sale price and the 

on-file market value differs by more than a specified percentage. 
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• Maps displaying properties that have been sold and are required to be 

inspected. 
 
Currently work is being undertaken in conjunction with the Naga City IT Team 
to upgrade their ESRI GIS facility and link the GIS to the RESAS database. 

 
 
 

9.4 LRA/LAA Systems 
 

The LRA has recently commenced a computerization project to convert all 
land titles to digital form.  If the PIN is captured and maintained by this 
system, the benefits as stated for LAMS in 9.2 above could be provided 
through the proposed computerized title system. 
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10. DATA OWNERSHIP AND ACCESS ISSUES 
 
10.1 Data Ownership, Copyright and Intellectual Property Rights 
 

Several strategies have been proposed for the roll-out of the RESAS with the 
preferred strategy involving the PVS, regional offices and local government 
assessors.  In this scenario, sales transactions would be collected from a 
number of sources including; government agencies, the private real estate 
industry and land owners. It would then be assembled and encoded to the 
database by the various LGU assessors’ offices and made available through a 
website.  The intellectual property rights for the RESAS software would clearly 
belong to the GOP.  Similarly, the copyright for the outputs of the system 
would also reside with the GOP even if some of the data was provided by the 
private sector.  As such, users would have no rights to on-sell the information 
unless authorized by the GOP.  To formalize this copyright, Data Use 
Agreements should be entered into by system users. 
 
If it is decided to license the RESAS software to private sector organizations, 
the GOP would still retain the intellectual property rights to the software but it 
may be necessary to reserve rights over the data, once again through Data 
Use Agreements, to ensure the Government had formal access rights to the 
database and would be able to use the information for specified purposes.  

 
 
10.2 Access by the Private Sector 
 

The benefits of the system would be severely limited if access to the contents 
of the database were not provided to the private sector. The issues to be 
considered are, who in particular would be able to view the data and the 
conditions applicable to the supply of the data. 
 
It is proposed that access to the system will be provided via the internet and 
thus open access could be provided to anyone entering the website.  In 
practice, this could cause chaos in terms of transaction volumes and could 
raise privacy and confidentiality issues as discussed in 10.3 below.  A policy 
will need to be formulated in conjunction with the private sector to reach 
consensus on who will have access to the RESAS.  Possible scenarios would 
be to limit access to: 

 
• Individuals actively operating in the real estate sector. 
• Individuals who belong to, or are licensed by private sector associations. 
• Individuals who regularly contribute sales transactions to the database. 
• Private sector associations who would act as agents for their members. 
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10.3 Privacy and Confidentiality  
 

Privacy and confidentiality is becoming more and more of an issue because 
information is becoming more freely available, it is increasingly being held in 
digital form and thus it becomes possible to integrate data from different 
source and use it for purpose other than those it was collected for.  There are 
conflicting philosophies on the topic.  On the one hand there is the need for 
the ready availability of information for the social and economic benefit of the 
community and on the other hand there is a responsibility to ensure that the 
rights of individuals and groups are not infringed by abuse of that information. 
 
There appears to be no legislation to restrict open access to the information 
held by the LGU assessors or the ROD.  In practice this information is 
provided to the private real estate industry and to land owners.  For instance, 
brokers seek information regarding properties they are trying to sell and 
certified copies of tax declarations are provided to the public and government 
officials.  However, there are some constraints placed on the availability of 
information.  These restraints are imposed by local administrators at there 
discretion and are not uniformly applied across the country.  These 
restrictions appear to be aimed stopping people from “snooping” on others, 
advertising owner’s land without their knowledge and using certified copies of 
tax declarations inappropriately.  In general, the information is made available 
if it is considered that the person requesting the information has a legitimate 
interest in the property.  This level of restriction is in line with Article 12 of the 
“Universal Declaration of Human Rights” prepared by the United Nations. 
 
Currently, sales transactions are recorded (predominately on paper records) 
by individual brokers, realtors, appraisers, etc. and the information is swapped 
with their colleagues.  In addition, some banks maintain digital sales 
transactions systems for the use of their members.  In this regard the RESAS 
is not breaking any new ground.  However, it has the potential to provide data 
to a wider audience than the “in-house” systems and it contains more detailed 
data than any other such known system.  In particular, it contains the names 
of parties to the sales transactions and the location of the properties. 

 
It is doubtful if the community would be willing to accept the concept of all of 
this information being made freely available even though restricting access to 
select groups within the community or to the real estate industry could be 
seen as discriminating against those denied access to the information. 
 
It is a prime objective to make property sales information available to as wide 
an audience as possible with a view to increasing the transparency of land 
transactions but this process should be user driven, undertaken incrementally 
and move at a pace that is acceptable to the community.  Initially, the 
database should be made available to the industry groups involved in real 
estate and National Government agencies.  The data items displayed with 
sales transactions will need to be geared to the needs of the recipients.  
Names of sellers and purchasers should be severely restricted and it may be 
necessary to “generalize” property addresses. 
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10.4 Charging for Access to RESAS 
 

There is an argument for charging users to access the data on the RESAS 
database since there has been a cost in developing the system and there will 
be an ongoing cost in maintaining the system.  It could also be argued that the 
system was developed as a tool to assist LGUs to determine their SMVs and 
the benefits of this together with the eventual ability to report on the land 
market on a regional and National basis justify the costs of the system.  In this 
case, the ability to provide a service to the private sector could be viewed as a 
bonus.  
 
If charges for enquiries were proposed, several issues would need to be 
considered.  Some of these are: 

 
• There are several charging models that could be employed, from those to 

support the day to day running of the central database, to aiming at 
recovering development costs and making an ongoing profit. 

 
• There would be a need to develop an accounting system on the website 

that would be acceptable to the Commission on Audit. 
 
• Charging for enquiries would discourage some potential clients from using 

the system and encourage the development of competing databases. 
 
• Charging for enquiries could increase the chance of the BLGF/NVA being 

held liable for any losses incurred as the result of clients relying on 
information that was incorrect. 

 
• There may be a need for differential charges for various categories of 

users such as; tertiary institutions, non-profit organizations, government 
agencies, users who also provide sales transactions to LGUs, etc. 

 
• A decision would be need to be made on how charges were to be 

determined.  For instance, charge by; enquiry type, time logged in, data 
downloaded, etc. 

 
Charging for access to the system would be complex and fraught will danger 
and it is not recommended.      

 
 
10.5 Liability for the Accuracy of Data 
 

As mentioned above, sales data could be collected from a variety of sources 
and it is inevitable that no matter what quality control measures are used, the 
database will contain erroneous information and data that could be 
misinterpreted by users.  Precautions need to be taken to ensure BLGF/NVA 
is not held liable for any losses incurred by system users due to errors in the 
database. 
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Protection from liability can be provided in three ways.  Firstly, by providing 
metadata on the website to help clients to understand the data being 
provided.  Information should be available on the home page to explain the 
system and the terminology used on the sales transactions.  Secondly, by 
drawing up Data Use Agreements to stipulate the conditions under which the 
sales information is being supplied.   The Data Use Agreement should provide 
information on the nature of the data and its quality in terms of its intended 
use.  Thirdly, by printing a disclaimer on outputs stating that the accuracy of 
the information supplied is not guaranteed. 
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11. SUSTAINABILITY ISSUES 
 

Every effort should be made to improve the chances of sustainability of the 
system.  The major issues that will impact on sustainability are: 

 
• The system must be adequately documented in terms of specification, 

design, systems administration and system operation, to ensure that the 
LGUs are not frustrated by a lack of knowledge of the system and how to 
use it. 

 
• Procedures for collecting sales transactions and processing the data will 

need to be adequately documented and monitored to ensure the data is of 
a quality that is acceptable to major stakeholders. 

 
• The PVS must be trained to a level that will ensure they have the 

capability to roll-out the system to LGUs and to manage the National 
database. 

 
• The PVS and regional offices must provide an adequate level of support to 

LGUs and be receptive and responsive to their requirements. 
 
• Measures must be taken to ensure there is a low level of turnover of 

personnel in the PVS considering their critical role and the amount of 
training and development required to equip these personnel for their role.  

 
• LGU staff will need to be trained in the operation of the RESAS software to 

a level where they have confidence in using the system; otherwise they 
will not continue to use the system. 

 
• LGUs must budget to ensure the necessary IT support, equipment and 

supplies are available to sustain the system. 
 
• LGUs will need to have a MIS group: 
 

 With the required skills; 
 of a sustainable size; and 
 consisting in the main of permanent rather than contract staff. 

 
• Periodic reviews of the system will need to be undertaken to ensure 

problems, enhancements and complaints are addressed in a timely 
manner.  This may involve workshops with the major stakeholders 
(regional offices, PVS, LGU, BIR, private sector associations).   

 
The system is more likely to be sustainable in the LGU offices if there is a 
sense of ownership of the system by the assessors.  This sense of 
ownership will be engendered if the system becomes an essential part of 
their day to day operations, the assessors are properly trained in its use and 
the system is delivering benefits to the LGUs.  
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Appendix A 
 
 

RESAS BENEFITS AND BENEFICIARIES 
 
 
 
BENEFICIARY 
 

BENEFITS 

 
General 

 
• Provides a repository of sales transactions, offers for 

sale and appraisals. 
 
• The National database will provide sales data from a 

variety of geographic location in the Philippines. 
 
• Leads to a more transparent property market 
 
• Matches sales information to the property information 

current at the time of the sale. 
 
• Facilitates sales comparisons by recording the same 

data items against sales or each category of 
transaction (residential, commercial, etc.). 

 
• Provides access to sales transactions by geographic 

area, parties names, sales price ranges, land use, etc.
 
• Permits recording sales information from different 

sources (ROD, Owner, etc.) for the same sale. 
 

 
City and Provincial 
Assessors 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
• Assist in determining market values. 

 
• Provides details of building costs. 

 
• Calculates values of buildings 
 
• Better appreciation of the property market and 

industry trends. 
 
• Provides the ability for assessors to monitor the 

relationship between sales prices and recorded 
values. 
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BENEFICIARY 
 

BENEFITS 

City and Provincial 
Assessors (Cont.) 

• Gives assessors the ability to diversify and undertake 
other appraisal work, Government and Non-
Government, particularly where current market value 
is required. 

 
• Promotes the development of networks with the local 

property professionals for mutual benefit. 
 
• Reduces the degree of investigation required at the 

revision with large savings on resources (i.e. 
measured input over the whole period, allowing timely 
investigation and analysis, in preference to a rushed 
exercise immediately prior to the revaluation). 

 
• Permits an orderly and ongoing information source, 

reducing risks of errors resulting from mass data entry 
every 3 years. 

 
• A tool for the LGU to provide a high profile and 

inexpensive information service to tax payers. 
 
• Facilitates studies to investigate market movements 

prior to commencing a revision.  
 
• It will allow assessors to maintain a market index to 

apply for taxing purposes. 
 

LGUs  
• LGUs can monitor market activity and statistics to 

assist in planning and budgeting purposes. 
 

Private sector 
Appraisers 
 
 
 
 
 
 
 
 
 
 

 
• Provides baseline data for determining property 

values 
 

• Provides ability to determine values of buildings. 
 
• Reduces time required for research 
 
• Provides appraisers with more much data than 

previously available thus contributing to more accurate 
and higher quality appraisals. 
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BENEFICIARY 
 

BENEFITS 

 
Realtors and 
Brokers 
 

 
• Assists in determining realistic asking prices for 

properties – more transparent and informed market, 
thus wiser investment and purchasing/selling 
decisions. 

 
• Potential to use as a multi listing tool if all brokers 

input property listings. 
 
• Use as a research tool to analyze market activity 
 

 
Banks and lending 
institutions 

 
• Provides information on building costs to assist in 

determining mortgage documents. 
 
• Expands available market data beyond the current 

limited bank appraisal database and facilitates greater 
market confidence and the ability to increase lending 
limits. 

 
• Provides indicators for amounts to lend as mortgages 

on properties, thus allowing higher lending levels, 
which assists owners to lever from their fixed assets, 
therefore contributing to the economy. 

 
 
Insurance 
companies 

 
• Provides indications of insurance levels on real estate 
 
• Provides information on building costs and machinery 

prices to determine replacement costs. 
 

 
BLGF/NVA 
 

 
• Provides information to allow the BLGF/NVA to 

monitor new SMVs. 
 

• Provides the ability to compare building costs across 
LGUs. 

 
• Provide information for the BLGF/NVA to undertake 

market analysis and produce land market reports and 
statistics. 

 
• Provides information for BLGF/NVA staff to prepare 

compliance reports 
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BENEFICIARY 
 

BENEFITS 

 
GOP Agencies 
 

 
• Assists government agencies involved in buying and 

selling properties to set fair prices. 
 
• Facilitates the development of appropriate 

compensation for government expropriations.  
 

• A sales transaction database that supports the 
determination of realistic market values would negate 
the need for BIR to determine Zonal Values.  

 
 
Public 

 
• The public will become more informed about the value 

of properties and thus more empowered when buying 
or selling real estate. 
 

• Facilitates the calculation of realistic market values for 
properties and this will lead to a greater level of equity 
in the levy of property taxes. 

 
• Allows the public to monitor their own value alignment 

with taxes, giving them some confidence in the equity 
and level of values being applied by LGU. (Faith in 
local government). 
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Appendix B 
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1. Introduction 
 

The RESAS will consist of a central (or National) database and a series of 
local databases.  The central database will be a consolidation of the 
transactions from all of the local production databases.  Updates will be 
performed at the local database level and inquiries, other than those required 
by local assessors, will be directed to a web-enabled central database via the 
internet.  This arrangement will simplify access to the data (particularly for 
external users), allow the central database to be optimized for inquiry 
transactions, improve control over security and avoid the possibility of heavy 
and erratic transaction loads on local databases.  
 
The Land Valuation Study 2003 proposed that the National database would 
be the responsibility of the National Property Transactions Database and 
Information Technology Strategy Unit of a National Valuation Authority (NVA).  
The responsibilities of the unit were envisaged as: 

 
• the development and maintenance of national property transactions 

database and information system; 
 
• the establishment and maintenance of procedures for undertaking 

collection of data and transforming valuation data into meaningful 
information that is useful in operational, strategic and policy planning, 
decision-making and evaluation and facilitating performance control and 
added quality assurance to the provision of valuation or appraisal services; 

 
• the development of procedures associated with the collection, recording, 

analysis and dissemination of real property transaction sale prices and 
rental information; (regional basis consolidated at the national level); 

 
• the development of the strategy on IT and for assisting the LGU Assessors 

in the development of suitable IT strategies; 
 
• acting as coordinator and resource center for LGUs on IT systems for 

Assessors; 
 
• the maintenance of public awareness thru regular reporting on property 

market trends for loans or property transfer purposes; 
 

The 2003 Report also made proposals in relation to the local databases.  In 
particular, it proposed that the NVA regional offices would have 
responsibilities to ensure the local databases contain the required sales 
transactions, to monitor the data, analyse the sales information and provide 
technical support for the databases.   
 
This report considers the options for the location of these local databases. 
The options considered were: 
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• Option A – Databases located at each NVA Regional Office 
• Option B – Databases in NVA Regional Offices and at the NCR Cities  
• Option C – Databases located in major LGUs 
• Option D – Databases located at Cities and in Provincial Offices 

 
These four options are discussed below. 

 
 
2. OPTIONS 
 
2.1 Option A - Databases located at each NVA Regional Office 

 
It was proposed in the Land Valuation Study 2003 that NVA regional offices 
should be established.  These regional offices, with 17 to 22 staff, were 
planned to come on stream in a sequential manner over a period of six years.  
Each office would have a Property Transactions Database Collections Unit 
consisting of a Property Appraiser, an Information Technology Officer and a 
Data Controller.  The responsibilities of this unit would be:  

 
• the collection of all transaction details from the assessors, GOP agencies 

and other sources as well as the coding and categorization of the collected 
information; 

 
• maintaining and facilitating timely supply and analysis of transaction data 

and information for the various LGUs and the LAA; 
 
• providing technical assistance to the Regional Development Council and 

coordinative services for developing a regional strategic integrated 
appraisal development plan consistent with the national valuation 
standards and quality level in support to any requirement of the regional 
investment program. 

 
It was proposed that LGU personnel would collect sales data and forward it to 
regional offices where it would be vetted and entered to the regional 
databases.  The data would then be sent to the National database where it 
would be aggregated and “disseminated and sent back to the Regions, as 
well as those contributors of the data supply including the LGU’s and banks 
etc as well as the public.”  
 
Legislation to authorize the creation of the National Valuation Authority (NVA) 
and its 16 Regional Offices as proposed in the Land Valuation Study 2003 
has now been prepared and is being considered by the Congress.  
 

 
2.2 Option B - Databases in NVA Regional Offices and at the NCR Cities  
 

Option B is a variation of Option A with local databases sited at each of the 16 
regional offices but in the case of the National Capital Region (NCR) Regional 
Office, it would maintain a database on behalf of the 3 municipalities within 
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the region.  In addition, databases would also be created for each of the 14 
cities in the NCR.  In total, 30 local databases would eventually exist.  

 
 
2.3 Option C - Databases located at major LGUs 

 
Under this option, local databases would be developed in all major LGUs.  In 
the long term, this would include the 117 cities, 187 first class municipalities 
and 149 second class municipalities, resulting in the creation of about 450 
databases.  The LGUs involved would be responsible for the collection, input 
and verification of the data, as well as technical support for the databases. 
 
A central or National database of sales transactions with the same structure 
(i.e. data items) as the LGU databases would be maintained by the Property 
Valuation Staff.  This central database would contain the data from each of 
the LGU databases and would be updated on a regular basis (e.g. monthly) 
from the LGU databases.  The central database would be web-enabled and in 
effect would provide a consolidated view of the transactions on the LGU local 
databases.  The private industry and GOP agencies could inquire on this 
database via the internet to view sales transactions.   
 
There would be a virtual, rather than physical, regional databases.  In other 
words, each region could view the central database or that portion that related 
to its region for the purpose of checking SMVs, analyzing sales, etc. 
 
The NVA regional offices would have the same responsibilities as proposed in 
the Land Valuation Study 2003 (see above) except that the data encoding 
function would be undertaken by local government personnel.  The functional 
relationships between the central, regional and LGU offices for this option are 
shown in Annex A 

. 
 

The option does not anticipate databases being created for third to sixth class 
municipalities. 

 
 
2.4 Option D - Databases located at Cities and in Provincial Offices 

 
With this option, local databases would be developed in all cities and at 
provincial offices.  The intent of the proposal is for the databases to be located 
where the responsibility for preparing the SMVs lies.  This scenario would 
eventually result in the creation of about 200 databases (117 cities and 79 
provincial offices). 
 
As with option C, the data would be collected, input and verified at the local 
government level with technical support being provided at this level and 
monitoring, reporting and standards issues managed at the regional office 
level as proposed in the Land Valuation Study 2003.  Refer to Annex A for 
details of the functional arrangements.  
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3 DISCUSSION 
 

An assessment of the above options was undertaken, taking into account the 
operational factors, data management issues, sustainability considerations 
and legislative issues.  These issues are discussed below. 
 

 
3.1 Operational Factors 
 

Number of Databases 
 

The total system configuration will be simpler in terms of maintaining 
standards and in coordination if there are fewer databases and in this respect, 
the regional model (Option A) offers the simplest model with only 16 
databases as opposed to the other options.  Option B would require 30 
databases.  Options C would eventually result in 450 databases and option D 
would require 200 local databases. 
 
 
Number of LGUs associated with local databases 
 
The number of LGUs contributing transactions to the database will impact on 
the volume of encoding work to be undertaken and the complexity of the data 
maintenance.  With Option C, there is a one for one ratio between LGUs and 
databases and this presents the simplest model. Similarly, Option D is 
relatively simple because there will be only one database for each city and 
one for each province.  On an average there are 19 LGUs in each province 
with a minimum of 3 and a maximum of 47. 

 
The regional model (Option A) will eventually involve between 17 and 142 
LGUs contributing to each database with about 80 to 100 LGUs associated 
with most regions.  Similar figures apply to Option B and these two models will 
be complex to manage due to the large number of LGUs involved in each 
database. 
 
 
Number of staff available to maintain the local databases 
 
The number of staff required to maintain the databases will be determined by 
the number of sales transactions to be processed and the time it takes to 
undertake the other duties required to maintain the databases.  Statistics 
emanating from the BIR indicated that approximately 254,000 sales were 
reported in the year 2005.  No figures could be found for individual 
jurisdictions but it is reasonable to assume that a large proportion of the sales 
related to the National Capital Region.  Figures from the prototype system 
operating in Naga City and Iloilo City indicate that it takes about 5 minutes to 
enter the details of a sale and the associated property data.  
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The proposed staffing for the Property Transactions Database Collections 
Unit in the NVA regional offices which includes 1 data encoder would be 
inadequate to undertake the encoding load in some if not all regional offices 
and if Option A is adopted this human resource issue would need to be 
addressed.  Option B, where separate databases are proposed for each city 
in the NCR would alleviate this problem to some extent.  Significantly fewer 
resources would be required for the smaller databases proposed in options C 
and D but LGUs would need to be coerced into providing the necessary 
resources for the data input as well as the other data compilation tasks that 
would be involved in maintaining the databases. 

 
 

3.2 Data Issues 
 

Data Transfer 
 
With either of the regional options (Options A and B), it will be necessary for 
the LGUs to send data to the regional offices for encoding.  It is highly 
probable that the quality of the data will be adversely impacted by this 
process.  The separation of the data collection and data input functions and 
the consequent loss of face to face contact between these groups will lead to 
misinterpretation of data and errors in encoding.  This was evident during the 
conduct of the prototype, where the data was collected by staff in the project 
cities and encoded in Manila.  In particular, some information provided on 
data collection forms was illegible and because of the difficulty in contacting 
the data collectors, incorrect interpretations and guesses were made by the 
encoders and this resulted in numerous errors in the data.  Another danger in 
this arrangement is the possible lack of local knowledge by the regional office 
encoders and this could also contribute to poor quality data.  Ideally, the 
database should be updated by the people with an intimate knowledge of the 
data. In this regard, Options C and D are superior. 
 
 
Data integration 
 
Many LGUs already have their land, property and building information in 
digital form within their real property tax systems.  If the sales databases are 
located at the LGU level as in Option D and to a lesser extent Option C, 
potential exists to automatically load this information to the sales databases 
when new sales are recorded.  However, if the databases are located at the 
regional offices as in Options A and B, it would not be practical to realize this 
potential.  
 
 
Databases of Raw or Processed Data 
 
In the regional office based models (Options A and B), The 2003 Report 
states; “The data will be collected in the main by the LGUs who will carry out a 
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raw data analysis and the regions shall evaluate and categorize (land use) the 
data before passing it on to the Central Office.   The central office will 
aggregate the data …….. The data will be disseminated and sent back to the 
Regions, as well as those contributors of the data supply including the LGUs 
…” (Land Valuation Study Report 2003, P32).  It is not clear how the data will 
be changed when it is “evaluated” and “aggregated” but there is a danger that 
the final product will have less utility, and more importantly, will not be 
acceptable to the private industry if it does not reflect the details of 
transactions they have contributed.  In contrast, the LGU based models 
(Options C and D) are aimed at developing a database of raw data that can 
be analyzed by assessors, appraisers, regional office and central office 
personnel for the purpose of producing reports and statistics and developing a 
variety of products. 

 
 
3.3 Sustainability Issues 
 

“Ownership” of the System 
 
The integrity of the data and ultimately the sustainability of the system will 
depend to a large extent on there being a strong sense of “ownership” of the 
system.    There may be no sense of ownership of the system by the LGUs if 
they are not responsible for updating the database as would be the case if 
Options A or B were implemented.  It is uncommon for enthusiast support to 
be displayed to systems that are seen as “other peoples systems” and for this 
reason; it is likely there would be a reticence to forward transactions to 
regional offices for processing.  It is also likely that the quality of the data sent 
to the regional offices would suffer because of this lack of feeling of ownership 
for the system. 
 
ICT Support 
 
The requirement for ICT support for the database is not major.  The system 
requires a standard desktop PC, a printer, MS SQL or My SQL database 
software, the RESAS application software and virus protection software.  
Support for the software could be provided by the NVA Central Office.  At the 
local level (regional office or LGU), support would be required in the form of 
hardware maintenance and database administration to ensure the protection 
of the data.  In the 2003 Report it was planned to locate one IT person at each 
regional office and this should be adequate to support the database.  In fact, if 
there are no other computer applications at the regional offices, support of the 
RESAS database would only require a very small portion of the person’s time. 
 
Almost all of the major LGUs operate computerized systems and have the 
resources to support these systems.  The addition of another small system 
should not cause any support concerns, particularly with the NVA support that 
is planned to be provided.  
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3.4 Legislation 
 

Section 11 (e) of the proposed Real Property Valuation Reform Act of 2007 
lists one of the functions of the Regional Director as; “Adopt and maintain a 
comprehensive and up to date regional database of all regional real property-
related transactions and have custody of all transactions submitted by local 
government assessors.”   In each of the options proposed, some form of 
regional database is proposed.  In options A and B, the regional databases 
are the local databases and would be updated by the staff in the regional 
offices whereas in Options C and D, local databases would exist at the local 
government level and would be updated by LGU or provincial office staff.  The 
transactions on these databases would be replicated on the central database 
and the “regional databases” would consist of a view of the relevant 
transactions on the central database.   
 
The proposed Real Property Valuation Reform Act of 2007 may not be 
approved and consequently there may be no NVA Central Office or regional 
offices. If this situation does eventuate it is not seen as having a major impact 
on the viability of the system or on its roll-out since the system could be 
supported and promoted by the existing Property Valuation Staff.  However, a 
question would hang over the ability of the BLGF regional offices to operate 
the local databases as proposed in Options A and B, particularly if additional 
staff could not be provided in these offices to support RESAS.      
 
It is also probable that some LGUs would not be willing to establish and 
maintain local databases as proposed in Options C and D unless they are 
pushed in that direction by legislation. 

 
 
4. RECOMMENDATION 
 

The sustainability and data quality aspects are considered to be the most 
important aspects in deciding where the local databases should be located.  
Option D is considered to be superior in these areas for the following reasons. 

 
• Major LGUs already have the ICT infrastructure in terms of hardware, 

telecommunications and trained ICT personnel to manage local 
databases. 

 
• Transaction data will be input at the source of the data and this will 

encourage “ownership” of the system and facilitate contact between the 
data suppliers and those maintaining the data. 

 
• Locating databases at the LGU and provincial office level will facilitate the 

interface between the sales databases and the LGU computerized real 
property tax systems. 

 
• Local databases will be operated at the locations where SMVs are 

prepared.   
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• Regional offices would assume a checking rather than physical input role and 

this would reduce the workload on the regional offices.  
 
• Deployment of the system will not necessarily be constrained by the need for 

new legislation.  
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Table 1
 

NUMBER OF LGUs IN REGIONS 
(Source: DOF Order No. 20-05) 

 
 

REGION 
 

CITIES PROV MUNICIPALITY LGUs
1st 2nd 3rd 4th 5th 6th None

NCR 14 0 3 0 0 0 0 0 0 17 
Car. Cordillera Admin 1 6 5 3 10 21 36 1 0 77 
i.       Ilocos 8 4 11 16 27 45 16 0 2 125 
ii.      Cagayan Valley 3 5 11 13 20 28 11 3 4 93 
iii.     Central Luzon 12 7 35 20 26 28 5 0 4 130 
iv-A. Calabarzon  11 5 39 14 20 34 21 0 3 142 
iv-B. Mimaropa   2 5 10 3 13 18 13 0 13 72 
v.     Bicol 7 6 10 16 21 34 23 0 3 114 
vi.    Western Visayas 16 6 5 11 33 53 14 0 1 133 
vii.   Central Visayas 12 4 9 12 16 46 33 0 2 130 
viii.  Eastern Visayas 4 6 5 6 13 37 54 2 21 142 
ix.    Western Mindonao 4 3 2 2 20 28 10 0 4 70 
x.     Northern Mindonao 8 5 5 4 12 20 17 0 27 93 
xi.    Davao 5 4 14 10 13 5 1 0 0 48 
xii.   Socosksargen 5 4 21 10 9 4 0 0 1 50 
xiii.  Caraga 3 4 2 5 7 25 19 1 11 73 
ARMM. Autonomous 2 5 0 4 9 24 21 0 36 96 
           
TOTAL 117 79 187 149 269 450 294 7 132 1605 
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Annex A 
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Appendix C 
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Appendix D 
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Note: if NO proceed to question #6 

Note: if NO proceed to question #10 

Appendix E 
 

2007 LAMP ICT Survey Questionnaire 
 
 
 

I. LGU Profile 
LGU Name: ___________________________________ 
Region:  ___________________________________ 
LGU Type:         ٱ Province     ٱ City    ٱ Municipality 
Income Classification: ٱ Special Class 1ٱst 2 ٱnd 3 ٱrd 4 ٱth 5 ٱth    
LGU CEO Name (Governor/Mayor): _____ ________________________________ 

 
II. ICT Survey 
 
1. Have any operations/function/tasks been computerized in the following offices? 

  Treasurer   Mayor   Assessor  Planning  Accounting  NONE 
     Office      Office                 Office            Office               Office 

 
2. Does the LGU have an Information Systems Strategic Plan?     YES       NO 
 
3. Are computers connected by a local area network?  

 ALL   MOST          SOME         NO NETWORK CONNECTIONS 
 
4. What particular Internet Connections/access do you have? 

 DIAL UP  DSL/BROADBAND  LEASED LINE   None 
 
5. Does your LGU operate a computerized Real Property Tax system? 
         YES       NO 
 
6. Do you intend to computerized Real Property Tax system?                         
          YES      NO 

 
7. What company supplied/developed the RPT systems? _______________________________ 
 
8. In what year was the computerized RPT system implemented? ________________________ 
 
9. Who supports/maintains the computerized RPT system? 

 SUPPLIER  IN-HOUSE STAFF   OTHER (specify) _____________________ 
 
10. How many LGU staff use computers on a daily basis to perform their jobs? 

Total No. Of Employees _______   Total No of Regular Computer users _______ 
 
11. Does the LGU have a Formal EDP or MIS Section? 

YES    NO (if YES, how many personnel? Male ________   Female ________                   
REMARKS: Additional inputs answer Question # 5 – 9 
 
 
 
 
 
Accomplished by:  
Date Accomplished:    
Contact Information:   
Official Mailing Address:  
Tel No. /Email:  

All information relative to this Survey shall be considered strictly confidential and shall not be used for purposes 
other than those abovementioned objectives.  Responses shall be presented in general form and without 
references whatsoever to specific identity of the respondents.  
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2007 LAMP ICT Survey 
Introduction 
 
The Land Administration and Management Project (LAMP) now on its Second 
Phase is a long-term commitment by the Government of the Philippines aimed at 
alleviating poverty and enhancing economic growth by improving the security of land 
tenure and fostering efficient land markets.  The Valuation and Taxation Component 
of LAMPII aims to raise the quality of property appraisal performance, realize one 
single valuation base for taxation in selected LGUs and to ensure sustainable 
improvement through institutional and education reform 
 
The prime objective of 2007 LAMP ICT Survey is to provide baseline information to 
determine a strategy for rolling out the Real Estate Sales Analysis System (RESAS) 
to interested LGUs.  The RESAS, which has been developed as part of the Valuation 
Database Development is a database of property sales transactions.  The system 
has been designed to provide a tool to assist local government assessors to 
determine Schedules of Market Values for their jurisdictions, and to provide reliable 
and comprehensive information on the sale of land and property to assist the real 
estate industry and Government agencies. 
 
Specifically, the ICT Survey aims to provide baseline information to: 

• Determine the level of computerization of RPT systems in LGUs; 
• Assess the capability of LGUs to support ICT activities; and, 
• Develop a strategy to roll out the Real Estate Sales Analysis System 

(RESAS) to LGUs. 
 
Instructions 
• Responses should relate to the entire LGU, not individual offices.  Please ensure 

that the questionnaire is completed by a person or persons in a position to 
provide an overall LGU perspective. 

• Circle the desired response where multiple choices are shown on the form. 
• Please return the questionnaire to the BLGF Regional Office_____ by 

___________ 
Abbreviations Used: 
• CTO / MTO – City Treasurers Office / Municipal Treasurers Office 
• CMO / MMO – City Mayors Office / Municipal Mayors Office  
• CAO / MAO – City Assessors Office / Municipal Assessors Office 
• CPDO / MPDO – City Planning and Development Office / Municipal Planning 

Development Office 
• CEO / MEO – City Engineers Office / Municipal Engineers Office 
• EDP (Electronic Data Processing)  
•  MIS (Management Information System)  

Annex A 
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Appendix F 

 
 

 
CAPABILITY OF LGUs TO SUPPORT THE RESAS 

 
 
A questionnaire was sent to 386 cities and first and second class municipalities with 
the objective of: 
 
• Determining the level of computerization of RPT systems in LGUs. 
• Assessing the capability of LGUs to support ICT activities. 
• Developing a strategy to roll out the RESAS to LGUs. 
 
At the time of the preparation of this report, 130 responses had been received.  An 
interim analysis of the responses was undertaken and the findings are documented 
below.  It is planned to follow up on the outstanding 256 responses and undertake a 
more comprehensive analysis when this information becomes available. 
 
It is expected that a more detailed questionnaire aimed at selected LGUs will need to 
be prepared to get a more accurate picture of the readiness of LGUs to be able to 
support the RESAS. 
 
The following statistics have been gleaned from the responses to the questionnaire. 
 
• Only 4% of the LGUs reported no computerization in their offices.  Of the other 

LGUs, 69% claimed to have some level of computerization in their assessors’ 
offices. 

 
• 52% of LGUs claimed to have an IT Strategic Plan. 
 
• 77% of LGUs have computers connected to a LAN. 
 
• 82% are have internet connections with 73% being connected via DLS, 

broadband or leased lines. 
 
• 69 LGUs (53%) responded that they operated a computerized RPT system and 

93 said they were planning for implementing a system.  Since there were only 
130 responses, it is assumed that at least 32 LGUs have a computerized system 
and are intending to replace their system. 
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• Almost 80% of LGUs with computerized RPT systems have been operating those 
systems for more than 3 years.  

 
• 72% of LGUs with computerized RPT systems provide their own support facilities 

for the systems. 
 

The information from LGUs, although incomplete at this stage, indicates that the 
majority of cities and first and second class municipalities do have the capability to 
support RESAS.  Further work will need to be undertaken to validate this 
assumption. 
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Appendix G 
 
 
 

RESAS DATA ITEMS IN RPT RECORDS 
 
 

 
DATA ITEM IN RESAS 

 

IN RPT 
RECORDS 

Reference Numbers 
PIN Y 
TCT Number Y 
Zoning Y 
  

Property Address 
Lot/Block Number Y 
Street  Y 
House Number Y 
Subdivision Name Y 
Barangay Y 
District Y 
  

Description of Location 
General Neighborhood N 
Width of Street/Road N 
Road Surface N 
Corner Location N 
Distance to Schools N 
Distance to Shops N 
Distance to Public Transport N 
Other Factors affecting Value  N 
  

Land 
Land Area Y 
LGU Unit Value Y 
LGU Market Value Y 
Has value been adjusted? Y 
Road Frontage N 
Dominant Actual Use Y 
Services Available N 
Terrain N 
Land Shape N 
Above/below Road N 

  
Building 

PIN Suffix Y 
Year Built Y 
Number of Storeys Y 
Building Type Y 
Building Classification Y 
Other Extra items N 
Fence Y 
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DATA ITEM IN RESAS 

 

IN RPT 
RECORDS 

Component Y 
Area of Component Y 
LGU Market Value of Building Y 
Building Condition N 
Building Number Y 
Floor Level Y 
Building Name N 
  

Lease Details 
Status of Occupation N 
Tenant name N 
Trading Name N 
Use N 
Leased Area N 
Rent Amount N 
Payment Method N 
Date Commenced N 
Date Current rent Set N 
Lease Payment Type N 
Special Features N 
Value of Tenant Works N 
Additional Items N 
Condition N 
Features N 
Orientation/Location N 
Special Factors N 
Personal Property Included in Rent N 

 
 
Notes: 
 
• The table is based upon the official Tax Declaration Form.  Many LGUs have 

digital systems and they may record different data items than those listed on 
these forms. 

 
• Some of the items marked as not available in assessors records may be 

recorded as “notes” or “comments” but are not recorded in a formalized manner. 
 
• The table reflects the current status of the RESAS prototype and as such does 

not include data items required for industrial properties or agricultural lands. 
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Appendix H 
 

RESAS Database

PK PIN
PK Building Suffix
PK Building Suffix Ext

Sales Details
Land Details
Building Details
Machinery Details
Cost Details
Regional Code

FK1 Standard Parcel Identifier
FK1 Title Number

LAMS Database

PK Standard Parcel Identifier
PK Title Number

Title Details
Survey Plan Details
Miscellaneous Details
Regional Code

FK1 PIN
FK1 Building Suffix
FK1 Building Suffix Ext

Component 3 and 4 Database Interface Diagram Component 4.4b Database

RESAS Display

Sales Details
Land Details
Building Details
Machinery Details
Cost Details
Title Details
Survey Plan Details
Miscellaneous Details

RESAS Display1

Title Details
Survey Plan Details
Miscellaneous Details
Sales Details
Land Details
Building Details
Machinery Details
Cost Details

GIS Map Layer:

Sales Transactions
Property Market Value

GIS Map Layer:

Titled Properties
LAMS Maps
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Appendix I 
 

 
TERMS OF REFERENCE 

INTERNATIONAL IS ADVISER FOR LGU PROPERTY  
VALUATION PROTOTYPE SYSTEM (2007/8)  
3 months: September 2007 to December 2007  

 
 
Output 4.4 Support to LGU Simulation.  
 
Qualifications, Experience and Attributes 
  
• Appropriate tertiary qualifications in IS or discipline related to the real property 

industry.  
 
• At least 10 years of professional experience in real property data management, 

and at least five years experience in developing/adopting IT to valuation 
applications.  

 
• Professional work experience in East Asian countries preferred.  
 
• Good organizational, team work and interpersonal skills and ability to deliver clear, 

concise, written and verbal briefs and respond to changing demands.  
 
 
Key Tasks 
  
• Review progress on the development and operation of the prototype LGU 

Transactions Database. Draw inferences on the system as one supporting both 
the broader industry for land market transaction information as well as specifically 
the assessors for producing the 3 yearly general revision of SMVs. Coordinate 
with other component TA and counterparts.  

 
• Evaluate the prototype and make specific recommendations for any improvement 

in the approach, and covering all aspects of the design, development and use as 
well as training and documentation. Comment on fit for purpose / quality, software 
version control, backup and overall effectiveness on meeting users needs. Level 
off with counterparts. Include:  

 
− Assess the potential to integrate the prototype system with the OSS system 

under development in Leyte and make recommendations to maximize 
compatibility;  

 
− Evaluate the recent workshop to settle on a national geocode for land parcels;  
 
− Assess the general approach to making a production system open to access by 

the Appraisal Industry, and the policy, security, privacy, and other 
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considerations. Assess the privacy issue and whether it would curb the 
effectiveness of the system as an open system;  

 
− Assess the level of systems admin development needed to maintain the 

software and data base in a secure environment at the prototype LGUs;  
 
− Assess the readiness of the BLGF to manage the system development, support 

and control, and recommend priority actions to further develop the capacity 
(coordinate with the HR TAs and the change management team).  

 
• As a major output of the assignment produce a system development plan for the 

next 18 months to January 2009. Show the broad goals and target beneficiaries 
and expected benefits. Address whether the prototyping should continue or move 
immediately to developing a web enabled system. Include in the plan:  

 
− System information model and typical architecture;  

 
− Timeline of activities, milestones and resource / equipment estimates by time, 

and the composition / nature of the programming and software documentation 
services required to January 2009 (assume that starting in July 2008 the 
clustering principle will be used to transfer technology to other selected LGUs);  

 
− Address system integration and sustainability issues at the LGUs;  
 
− Address the preferred technology for operational and development environment 

and compatibility issues for ease of integration with existing RPT systems;  
 
− Show the long term development path in broad form, such as could be used as 

a guide for any extension of the project beyond January 2009.  
 

•  As second priority to above assist the BLGF team on:  
 

− testing and design of the commercial / industrial, agricultural and special 
purpose functions of the system.  

 
− advice on the development of training programs for LGU users and BLGF 

managers.  
 
− the next steps towards the development of an IT framework for establishing a 

National Transactions Database.  
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Appendix J 
 

     
NATIONAL IS ADVISER FOR LGU PROPERTY  

VALUATION PROTOTYPE SYSTEM   
Total: 12 months input (July 2007 to June 2008) 

Output 4.4b LGU Valuation Database. 

Qualifications, Experience 
and Attributes 

Key Tasks 
 

 
• Appropriate tertiary 

qualifications in IS or 
discipline related to the real 
property industry.   

• At least 10 years of 
professional experience in 
real property data 
management, and at least 
five years experience in 
developing/adopting IT to 
valuation applications. 

• At least 10 years of 
professional experience in 
the Information Systems 
industry with background 
formal studies in 
international accepted 
industry standards, 
methods, process and best 
practices. 

• Good organizational, team 
work and interpersonal 
skills and ability to deliver 
clear, concise, written and 
verbal briefs and respond 
to changing demands. 

 
 
 
 
 
 

 
1. Review progress on the development and 

operation of the prototype LGU transaction 
database in all sites. Provide technical 
assistance to counterparts on the on-going 
development and implementation of the 
prototype system with simulation LGU. 
Include; 

 
a. Design and test the commercial / 

industrial, agricultural and special purpose 
functions of the system. 

 
b. Provide technical assistance to 

counterpart on ensuring standard process 
in system development, testing and 
improvement. 

 
c. Assess and provide technical assistance 

to make efficient and effective the 
implementation strategy in simulation 
sites. 

 
d. Design and develop capacity building 

programs for LGU users and BLGF 
managers. 

 
e. Assess and level off with Simulation Study 

Team on effectiveness of Prototype 
System to the Valuation Study and the 
periodic general revision done at the 
Assessor’s Office  as well as optimize its 
usefulness by component Teams and 
other industry. 

 
f. Provide technical assistance to BLGF and 

Simulation LGUs in strengthening and 
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optimizing the systems administration 
process and guidelines in place to 
effectively and efficiently maintain the 
software and database in a secure 
environment; 

 
g. Assess and initiate actions to ready the 

BLGF IT unit and Valuation Unit to 
manage the system development, support 
and control, and recommend priority 
actions to further develop the capacity 
(coordinate with the HR TAs and the 
change management team). 

 
h. Define documentation services required 

from present tasks with counterparts to 
secure design resources and ensure 
maintainability of the Prototype system at 
present and in the future. 

 
i. Provide technical assistance on specific 

actions on general approach of 
developing and improving the prototype 
system to cost effective platform (open 
source) to increase acceptability and 
applicability and reduce further cost 
implications. 

 
j. Provide technical assistance on specific 

actions for maximizing compatibility and 
integration of prototype system with other 
IT systems in LAMP2. 

 
k. Draw conclusion and recommendations 

with counterparts on specific actions 
needed to consider consensus of BSP-
EMERGE workshop participants on 
Philippine Geographic Identifier Code 
(PGIC). 

 
2. Provide input to the system development 

medium term planning process as per the tor 
of the international adviser, a plan to January 
2009. In particular, assess the possible 
inclusion in the plan of (i) converting the LGU 
prototype system to a production system for 
eventual roll-out to all LGUs; (ii) commencing 
a new system development to provide LGUs 
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with property information to facilitate the 
process of mass appraisal (this latter matter 
should bring into consideration, existing 
systems in use in assessor and other offices 
of LGUs, compatibility with the OSS land 
management system under development in 
component 3, and overall integration of land, 
valuation and taxation information at the local 
level). Note that the TA valuation 
professionals and the ISF TA should provide 
inputs to these issues. 

3. Complete the assessment on the functional 
and information needs of BLGF Valuation 
Unit in order to discharge its Property 
Valuation functions. Includes; 
 
a. Synchronize IT strategy of BLGF with 

reference to the recommended Change 
Management Program of from the recent 
institutional assessment. 

 
b. Use the institutional assessment final 

report and the land valuation study 2003 
as input. 

 
c. Involve counterparts from BLGF at the 

central and regional levels and in 
workshops to validate the assessment. 

 
d. Make a report on the assessment 

specifically on the following functions; 
 
- Information Management 
- Monitoring and Reporting 
- Valuation Process Assurance 
- Valuation Certifications 
- Information on Accreditations 
- Maintenance of transaction database 
- Facility in providing technical advices 
- Training and Capacity Building 

 
e. Harmonize plans and implementation of 

BLGF IT initiatives stated in the 
rationalization plan, re-engineering plan, 
SEARCA report, BLGF information 
systems plan. 

 
f. Level off with counterparts on the priority 

IT component of the change management 
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program of BLGF and provide direct 
technical assistance to the 
implementation. 
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Appendix K 
 
 
 
 

PRIVATE SECTOR INDUSTRY ASSOCIATIONS 
 
 
 
 

RESCOP Realty Service Council of the Philippines 

CREBA Chamber of Real Estate and Builders Association, Inc 

IPREA Institute of Philippine Real Estate Appraisers 

IPREC Institute of Philippine Real Estate Consultant 

NAR NAR Philippines 

NREA National Real Estate Association  

PARA Philippine Association of Realty Appraisers 

PARCS Philippine Association of Realty Consultants and Specialists 

PAREB Philippine Association of Realtors Board 

PHILCORE  Philippine Council of Real Estate Educators 

REBAP Real Estate Brokers Association of the Philippines 

SHDA Subdivision and Housing Developers Association 
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Appendix L 
 

     RESAS Deployment Diagram

Process OwnersProcess

Assess LGU ICT Capability:
Recommend IT upgrade and 

acquisition

Deploy hardware, configure, 
install RESAS, test 

environment 

Training

Data Build Process 
Simulation (Test Process)

Re-engineer process, 
implement change 

management

DBP Full Implementation

Legislate or Issue Executive 
Order

Database 
Management

RESAS 
Maintenance

Process Evaluation / 
Improvement

BLGF IT Unit and PVS 
database Unit

LGU IT Unit, PVS 
Database Unit

PVS Database Unit

LGU Assessor, LGU IT, 
PVS Database Unit

LGU Assessor, LGU IT, 
PVS Database Unit

LGU Assessor, LGU IT

LGU Assessor, LGU IT, 
Mayor’s Office, Council

LGU Assessor, LGU IT, 
PVS Database Unit

LGU Assessor, LGU IT, 
PVS Database Unit, 

Regional Office

1
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4
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Appendix M 
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Appendix N 
 

NTRC / Partner Agency

IP VPN Router

FTP Server

L2 Switch

Web Server

DB Server DSL Modem

BLGF

Property 
Valuation Staff

`
RESAS2

`
RESAS1

`

RESAS3
Switch

Internet
ISDN Switch

 
VPN 

(Ipsec / L2TP / PPTN)

FTP Server

Private Users

LGU

IP VPN Router

DSL Modem

L2 Switch

Management Server

Information Systems Infrastructure Component 4.4b Database

Public Users

 


