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### Title:
Baricuatro Jr. vs. Court of Appeals et al.: A Landmark Philippine Supreme Court Decision on
Real Property Rights and Good Faith in Purchase

### Facts:
This case revolves around two lots in Victoria Village, Cebu, initially sold on installment by
Constantino M. Galeos to Severino Baricuatro Jr. in 1968. Baricuatro failed to complete
payments, leaving unpaid balances for both lots. Despite introducing improvements and
residing on the lots since 1970, Baricuatro did not receive titles for them.

Subsequently, Galeos sold the entire subdivision, including the contested lots, to Eugenio
Amores, who then registered the land in his name and subdivided it.  Amores sold the
disputed lots  to  Mariano and Felisa  Nemenio  in  1974,  causing Baricuatro  to  confront
multiple legal battles concerning the actual ownership and right to the property.

Baricuatro initiated a legal action for quieting of title against the Nemenios, prompting a
series  of  court  decisions.  The Regional  Trial  Court  declared the  Nemenios  as  rightful
owners, a decision affirmed by the Court of Appeals. Baricuatro’s heirs escalated the matter
to the Supreme Court, challenging previous conclusions about the respondents’ status as
purchasers in good faith and invoking Article 1544 of the New Civil Code concerning double
sales of immovable property.

### Issues:
1. Whether Amores was a purchaser in good faith at the time of registration of the sale.
2. If the doctrine of “first in registration in good faith” under Article 1544 of the New Civil
Code applies favorably to Amores and subsequently to the Nemenios.

### Court’s Decision:
The Supreme Court reversed the decision of the Court of Appeals. It declared Baricuatro
(now his heirs) as the rightful owner of the lots, underlining failures in good faith on the
parts of Amores and the Nemenios. The court emphasized the necessity of continuous good
faith from acquisition until the registration of the property, noting discrepancies in Amores’
actions and knowledge of prior claims which tainted his registration in bad faith.

Regarding the Nemenios, their late registration and acknowledgment of improvements and
presence on the lots by Baricuatro disqualify them as purchasers in good faith. The Court
nullified all subsequent sales and instructed the rectification of titles in favor of Baricuatro,
adhering  strictly  to  principles  regarding  double  sales  of  immovable  property  and  the
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requirements for purchaser good faith under Article 1544 of the New Civil Code.

### Doctrine:
This case reiterates the doctrine concerning double sales under Article 1544 of the New
Civil Code, emphasizing the significance of registration made in good faith. It underscores
that the protection of the law extends only to those who purchase and register the property
in good faith, from the time of sale up to and including the time of registration.

### Class Notes:
– **Double Sale of Immovable Property**: Article 1544 of the New Civil Code stipulates that
in cases of double sale of immovable property, ownership goes to the buyer who registers
first in good faith.
– **Good Faith in Purchase and Registration**: Continuous good faith from the time of
purchase until registration is essential for a buyer’s claim of ownership in case of double
sale.
– **Legal Remedies in Land Disputes**: Actions for quieting of title can be initiated to clarify
ownership and eliminate doubts or legal uncertainties concerning real property.

### Historical Background:
In the Philippines, disputes over land ownership are common, often complicated by the
country’s  history of  land distribution and varying degrees of  record-keeping.  This case
punctuates the critical aspect of registration and the principle of good faith in securing
property rights amidst conflicting claims.


