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### Title:
Casimiro Development Corporation v. Renato L. Mateo: A Case on the Faith Accorded to
Torrens Title in Property Transactions

### Facts:
This case centers around a dispute over a 6,693-square-meter parcel of land in Las Piñas
City, Philippines, originally belonging to Isaias Lara and subsequently to members of the
Lara-Mateo family through inheritance and transfer agreements. The chain of ownership
saw the land’s  title  moving from Laura Mateo de Castro  to  various  parties  via  sales,
mortgages,  and  a  foreclosure,  ultimately  leading  to  the  title  being  held  by  Casimiro
Development Corporation (CDC) following a purchase from China Banking Corporation
(China Bank).

In 1991, CDC initiated an unlawful detainer action against the siblings of Renato L. Mateo,
claiming  rightful  possession  based  on  its  registered  title.  The  lower  courts  delivered
conflicting  judgments  regarding  jurisdiction  and  the  validity  of  CDC’s  claim but  were
ultimately resolved in favor of CDC by the Supreme Court in G.R. No. 128392.

Subsequently,  Renato L.  Mateo filed an action for  quieting of  title,  reconveyance,  and
damages against CDC and Laura Mateo de Castro. The Regional Trial Court (RTC) ruled in
favor of CDC, citing the indefeasibility of CDC’s title. However, the Court of Appeals (CA)
reversed the RTC’s decision, challenging CDC’s good faith in acquiring the property from
China Bank and hence identified the Mateo siblings as the rightful owners, a decision which
CDC appealed to the Supreme Court.

### Issues:
1. Whether the CA erred in its assessment of CDC’s good faith in purchasing the land from
China Bank.
2. Whether the action for quieting of title and reconveyance was barred by res judicata,
laches, or had been improperly brought against a Torrens title that had passed through
several hands.
3. The implications of the “as-is, where-is” clause in the sale between CDC and China Bank.

### Court’s Decision:
The Supreme Court granted CDC’s petition, overturning the CA’s decision. The Court held:

1. **Indefeasibility of Title:** The Court reiterated the indefeasibility and incontrovertibility
of the Torrens system of registration, rejecting the attack on Laura Mateo de Castro’s title.
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The Court also emphasized that even if Laura’s title was held in trust, such claim was time-
barred and could not disrupt the indefeasibility of her title, nor could it serve as a basis for
challenging CDC’s ownership.

2. **Good Faith of CDC:** The Court found CDC to be an innocent purchaser for value,
pointing out that adverse possession by the Mateo siblings could not taint the title held by
CDC’s vendor, as such possession was not indicative of a defect in the title but was rather
based on a tenancy claim.

3. **Effect of the “as-is, where-is” Clause:** The Court clarified that the clause concerned
the physical state of the property at the time of sale, not the legal standing or validity of the
title, which supported CDC’s claim as a purchaser in good faith.

### Doctrine:
1. **Indefeasibility of Torrens Title:** Once a title is registered under the Torrens system, it
becomes  indefeasible  and  incontrovertible,  immune  from collateral  and  direct  attacks,
unless claims are made within the permitted statutory period.
2. **Purchaser in Good Faith:** A purchaser is deemed in good faith if they buy the property
based on the registered title without notice of any defect or encumbrance, paying a fair
price before any notice of others’ claims or interests in the property.

### Class Notes:
– **Torrens System:** Ensures the indefeasibility and incontrovertibility of a registered title,
prohibiting collateral attacks on the title once it has obtained finality.
–  **Good Faith  Acquisition:**  Purchasers  relying on a  clean title  registered under  the
Torrens system are generally considered buyers in good faith unless evidence suggests they
had substantial notice of defect or flaw in the title.
– **”As-is, Where-is” Clause:** A clause specifying that the buyer accepts the property in its
present condition, which usually pertains to the physical state rather than the legal status of
the property.

### Historical Background:
This case illustrates the complexities and legal contentions surrounding land ownership in
the Philippines, notably how properties historically passed through various hands can lead
to disputes questioning the foundational principles of the Torrens system and the good faith
of  subsequent  purchasers.  It  underscores  the  significance  of  the  Torrens  system  in
providing a  reliable  and stable  record of  land ownership,  yet  also  highlights  potential
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vulnerabilities when past dealings are called into question.


