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SUBJECT 

REPUBLlKA NG PILIPINAS 
KAGAWARAN NG KATARUNGAN 

PANGASIWAAN SA PATALAAN NG LUPAIN 
(LAND REGISTRATION AUTHORITY) 

East Avenue cor. NIA Road, Quezon City 
Website: www.lra.gov.ph 

LRA CIRCULAR No. 1~2123 

OUTRIGHT CONFISCATION OF PATENTLY 
FAKE CERTIFICATE OF TITLE 

WHEREAS, the Land Registration Authority (LRA) is a government 
agency, under the Department of Justice, and is mandated by law to preserve 
the integrity of the land registration process, protect the sanctity of the Torrens 
System, and act as the central repository of records relative to the original 
registration of land titled under the Torrens System, including the subdivision 
and consolidation plans of titled lands and, through its Registry of Deeds (RD) 
nationwide, be t!1~ .repository of records of instrument affecting registered and 
unregistered-Isrid . .. .... 

WHajAS,.:to support the said mandate and to prevent the proliferation 
of patently fake:·c€:rtificates of title, the LRA issued LRA Circular No. 97-12-B 
dated 02 Dec~rribe:r 1997, stating Opinion No. 83 Series of 1997 dated 20 
November 1 <;3$7 of then Hon. Teofisto T. Guingona Jr., Secretary of the 
Department .c>f Justice, adhering to the request of LRA for the outright 
confiscation of indubitably fake or spurious certificates of title. 

WHERE.AS, the Department of Justice has agreed that patently fake 
certificates of title cannot be a source of any legal right as it is a sham and has 
no basis in. fact qr in law, that it is not registered in the ordinary course of land 
registration andis not issued by the Register of Deeds, that it is a mere scrap 
of paper, and .a complete nullity, thus, should be confiscated outright to 

'• .\. 

prevent it from. circulating and being foisted upon the public as genuine 
certificate of.title, .'.- • 

WHEREAS·, the LRA likewise issued LRA Circular No. 27-2005 dated 09 
September..2065:-providing a warning on patently fake or spurious certificates 
of title that upon presentment or upon discovery of the same should be 
immedi'ate~ tfartSJ!Iitted to the Central Office for investigation, 

. '::_ :.:_.,·... ·•f. 

In consideration of the foregoing, the following procedure shall be strictly 
observed in the outright confiscation of patently fake certificates of title, to wit: 

{ · Upon presentation of a patently fake certificate of title in the 
. Registry of Deeds for a transaction or for purposes of 
verification, the same shall be outrightly confiscated by the 
Records Officer. 

2. The- confiscated patently fake certificate of title shall be 
photocopied in the presence of the presenter and a 
corresponding Acknowledgement Receipt signed by the Register of Deeds/Deputy Register of Deeds indicating therein that the 

.. sti.Qj~ct patently fake certificate of title shall be investigated 
'C, ~;halt>~;:~ issued to the presenter attaching therewith the 

pl·_'),:9c;~rr,y · of the said patently fake or spurious certificate of 
<1tle-: .... - ;, 
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3. The_ R'ecbrds Officer within five (5) days from the dutright 
confiscation of the subject patently fake certificate of title shall 
s1.:;_'-bmit ·the same to the Inspection and Investigation Division 
(formerly -known as Land Registration Monitoring Division) for 
proper investigation together with the summary of observation as 
regards' the physical appearance of the patently fake certificate of 
title: 

All orders, guidelines, circulars, rules and regulations inconsistent with 
this are hereby repealed or amended accordingly. 

Strict compliance with this Circular is hereby enjoined. 
, ., 

Issued 

:r, . c. 

1 l fJOV 2023 2023, Quezon City, Philippines. 

GE~ PANGA sirios r Admi:trator ' I 
. ' ... ~ 
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----, ... ....., __ ____,.,.~ NG PILIPINAS 

KAGAWARANNG KATARUNGAN 
PANGASIW AAN SA PATALAAN NG LUPAIN 

(LAND REGISTRATION AUTHORITY) 
East Avenue cor. NIA Road 

Quezon City 

LRA CIRCULAR 27 - 2005 

TO ALL REGISTRAR OF DEEDS, DEPUTY REGISTRAR OF 
DEEDS AND ALL CONCERNED 

SUBJECT 

DATE 

Warning on Patently Fake or Spurious Certificates of Title 

September 9, 2005 

******************************************************~**************** 

This Authority · views with alarm the recent upsurge of the number of 
reported cases of patently fake and/or spurious certificates of title being peddled 
by unscrupulous individuals. Some of these titles have been presented to the 
Registry of Deeds for verification and/or registration. Thus, we cannot totally 
discard the possibility of the existence of a syndicate of forgers victimizing 
innocent persons in general and unsuspecting landowners in particular. 

In view thereof, all Registrar of Deeds, Deputy Registrar of Deeds and all 
concerned are hereby directed to be more circumspect and exercise vigilance in 
the performance of their assigned task. In the event therefore, that any fake 
and/or spurious certificates of title are presented or discovered, the same should 
be immediately transmitted to the Central Office for investigation. The matter 
should likewise be brought to the attention of the proper authorities in order that 
the person or persons responsible thereof may be dealt with accordingly. 

For strict compliance. 

~L~ 
Administrator 
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KAGAWARAN NG KATARUNGAN 
PANGASIWAAN SA l'ATALAAN NG LUl'AlN 

(LAND REGISTRATION AUTIIORlTY) 
East Avenue cor. NlA Road 

. <lt1<'1.01t City 

,; 
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December 2, 1997 
I 

LRA CIRCULAR NO. lf1 ~ \ Z. - B 

SUBJECT : OUTRIGHT CONFISCATION OF PATENTLY FAKE 
OR SPURIOUS CERTIFICATES OF TITLES 

TO A1:,L REGISTERS OF DEEDS, DEPUTY REGISTERS 
OF ·pEEDS AND ALL CONCERNED 

Quoted hereunder is Ute opinion of the Secretary of Justice , Opinion No. 
83, S. 1997, · dated November 20, 1997, favorably acting on LRA's request for 
reconsideration of the Department's Opinion No. 105, s. 1992, and clarifying that 
Ute ruling in the said opinion has no application to indubitably fake or spurious titles 
which may be U1e subject of outright confiscation by the Register of Deeds, to wit: 

"Administrator Reynaldo Y. Mau/it 
Land Registration Authority 
East Avenue cor. NIA Road 
Quezon City 

s i r : 
This refers to your request for reconsideration of 

this Department's Opinion No. 105, s. of 1992, pertinent 
portion of whiclt reads: 

"We doubt the legality of the oup;;glil confiscation 
by the Register of Deeds of certificates of titles which, on 
their face, are found to be spurious and fake. Such act 
would be t:[;;f;Jtivebf t~ d11'!._p_roCE!.~,Lclause as it would. 
author~e a possible impairment of the property rights 
without 'due process of law. " 
\.. 

You state that your office "believes that con iscation 
by the pg1ster of Deeds of mies which on their fa are 
patg,ntfy faire or spurious is .._!anctioned,, by ne recognized 
role of the LRA (Land Registration Authority) in maintaining 
and preserving the stability and integrity of the Torrens 
system of registration. by preveruing the proliferation of 
spurious and purely f abrlcated certtficates of title. " [ 



You also state that 011trigl1t confiscation <~{ pataruly 
spurious or fake titles would not impair any property right 
since these titles "are merely fabricated and therefore were 
not duly issued by the Register of Deeds in the ordinary 
course of business". Th11s; these "title do no represent 
any vested and legitimate rights o,•er the~operty they are 
supposed to cover that may be Impaired". 1 

1 

The original q11etJ', it should be recalled, stemmed 
from the letter of one Atty. Edmundo I Perez questioning 
the authority of the Register of Deeds of Quezon City "to 
confiscate certificates of title presented to him for 
registration on a mere allegation that the same, on their 
face! appear to be patently spurious and fake". 

lit said Opinion, this Department stated that the 
R.egist(}.,Po]'-Deeds could not .ft.!._st confiscate a certificate of -- -- ~ - ~ .... title on the basis of his sole Judgment tlial the title is fake or 
spurious, 1:.,1!!..th;!!_)fl ..Ease the R.egist,y/0] Deeds has douJ!!.!.;:::, 
on.the registra ility of the title, he should dleny -egistratlon 
pursuant to Sectio;; 17 of P.D. No. 1529 an orthwith make 
a repo-.t:J to the Administrator of Land Registration. for 

- possible action under Section JOO of the same law for 
annulment or amendment of the title. The assumption made 
in· the said Opinion was that the title presented to the 
Register of Deeds for registration was a title which went 
through the process of land registration but was defective 
or tainted with irregularity in its issuance as when it 
overlapped with another title, or covered areas which are 
not registrable, or proceeded from a fake or inexistent title. 

We take it that in your instant request for 
reconsideration, you allude lo a totall di}Jprent category of 
titles, as )lOU refer to titles which "a,:;-,wt even worlh t/;;" ~ • 'J' 
paper on which they are printed since they are merely 
fabricated and therefore were"-nol duly l!.J.Ue'd by the 
Regl ter of Deeds in the ordinary course of-business". 
Such titles, yo11 believe, may be confiscated outright by the 
Register of Deeds without impairing property rights 
because they are patently fake or spurious. 

We agree with yo11r view. A title may be Irregularly 
issued but not spurious or Jake. Opinion No. 105, s. 1992 
contemplates genuine, although irregularly issued titles. 
These titles whlch. were registered, or derived from titles 
duly registered, under the land registration law, although 
questionable because of some defects or irregularity in 
their issuance, cannot be confiscated outright without 
violating the registe,·ed owner's righ to due process. The 
registered owner has a legal right to protect in these titles ;/ 
and he shou Id be given his day in court. / 
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· 'lrio I Wf/alre tttle.ion t; e other hand, cannot be 
the source of any legal right. It is a sham and has no asis 
n ]act or aw. It ls purelymamifachlred of fabricated. It 
was not registered in the ordinary course of land 
registration and was not issued by the Register of Deeds. 
Such title is a mere scrap of paper, a complete nullity, and 
may, and should, in fact, be confiscated outright by the 
Register of Deeds to prevent it from circulating around and --- ---- beingfotsted upon the public as genuine titles. 

·. Jn view of the foregoing, our ruling in Opinion No. 
105, s.· 1992 whlclt applies lo defectlve but genuine titles, 
has po appl~catlon"!f! indub~(ably fake or spurious titles 
whiclt r,~y be the subject of outright oonfiscatton by the 
Registerof l;Jeecls Jn-:"the interest of the public. 

Please be guided accordingly. 

Very truly yours, 
. 

(SGJ;J.} TEOFJSJ'O T GUJNGONA,. JR. 
Secretary " 

For your information and guidance. 


