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Title: **Virginia Calalang vs. Register of Deeds of Quezon City, et al.**

Facts:
This case involves a complex legal dispute over the ownership of Lot 671 of the Piedad
Estate in Barrio Culiat, Quezon City, Philippines. The litigation history reveals a tangled web
of transactions dating back to 1912 when the Philippine Government originally registered
the land. The land was subsequently sold to Eugenia de la Paz and Dorotea de la Cruz in
1931, who later sold Lot 671 to Lucia de la Cruz in 1941. The latter transaction was entered
in the Primary Entry Book of the Register of Deeds of Manila in 1943, despite the land being
located in what was then Rizal Province. Lucia de la Cruz petitioned for reconstitution of her
title in 1971, and the court granted it, issuing TCT No. RT-58. The validity of this title and
the reconstitution process later became the central issues in the legal battles that ensued.

The protracted litigation involved multiple parties asserting rights over the property. In
1984, the Supreme Court affirmed the Court of Appeals’ decision in favor of Lucia de la
Cruz, thus, ostensibly settling the question of ownership. However, subsequent actions,
including another petition by Virginia Calalang and others challenging the 1984 ruling,
brought the matter back to the Supreme Court. The petitioners raised questions about the
validity of the 1941 sale to Lucia de la Cruz, the irregularity of her title’s registration and
reconstitution, and her entitlement as an innocent purchaser for value.

Issues:
1. Whether the doctrine of res judicata applies, thereby precluding the reopening of the
question of Lucia de la Cruz’s ownership of Lot 671.
2. Whether the reconstitution of Lucia de la Cruz’s title in 1971 was valid.
3. Whether Lucia de la Cruz and subsequently Iglesia ni Kristo (INK), as her successor-in-
interest, can be considered innocent purchasers for value.
4. Whether the indefeasibility of a Torrens title extends to reconstituted titles and their
derivatives.
5. The correctness of applying the ruling in the de la Cruz case to subsequent litigations
involving the same property, thus invoking the principle of conclusiveness of judgment.

Court’s Decision:
The Supreme Court, in its resolution, denied the motions for reconsideration filed by the
petitioners. It upheld its earlier decision, which dismissed the consolidated petitions for lack
of merit. The Court reiterated the applicability of the doctrine of res judicata, emphasizing
that the issues concerning the ownership and validity of the title had been conclusively
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settled in the 1984 de la Cruz case. It underscored that to allow the parties to relitigate
essentially the same issues would contravene principles that seek to put an end to judicial
disputes. The Court also elaborated on the importance of maintaining the integrity and
stability of the Torrens system. It stressed that the reconstitution of Lucia de la Cruz’s title
was conducted properly, and INK, having derived its title from her, was entitled to the
protections afforded by the system to innocent purchasers for value.

Doctrine:
This case reiterates the doctrines of res judicata and the conclusiveness of judgment as
fundamental principles vital to the administration of justice and the stability of land titles
under the Torrens system.  It  also  highlights  the principle  that  the indefeasibility  of  a
Torrens title extends to reconstituted titles, provided the process of reconstitution and the
subsequent transactions are carried out in accordance with the law.

Class Notes:
– Res judicata bars the relitigation of the same issue between the same parties once a court
has made a final decision.
– The conclusiveness of judgment means that a material fact or question resolved in a
previous final judgment cannot be again litigated in any future action among the same
parties.
– The principle of indefeasibility under the Torrens system safeguards the rights of innocent
purchasers for value, ensuring that once a title is registered, the owner can rest secure in
their ownership, subject to certain exceptions.

Historical Background:
This case underscores the evolution of property law in the Philippines and its adaptability to
complex litigation involving land titles. The legal controversies surrounding Lot 671 of the
Piedad Estate reflect the challenges in the administration of the Torrens system and the
judiciary’s role in resolving intricate disputes. From the original registration of the land in
1912 to the Supreme Court’s resolution of the motions for reconsideration, the protracted
legal battle over Lot 671 showcases the tension between finality in adjudication and the
pursuit of justice in cases of alleged procedural and substantive flaws in title acquisition and
reconstitution.


