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### Title: Toledo-Banaga and Tan vs. Court of Appeals and Damalerio

### Facts:
This complex legal saga began in the 1980s, focusing on a property redemption case in the
Philippines. Biblia Toledo-Banaga sought to redeem property previously foreclosed and sold
at  public  auction  to  Candelario  Damalerio.  The  trial  court  ruled  Banaga had lost  her
redemption right, a decision initially overturned by the Court of Appeals (CA), only to be
ultimately decided in Damalerio’s favor,  affirming his absolute ownership.  The decision
became final  and  executory,  but  the  execution  of  the  judgment  was  hindered  due  to
procedural  complications  regarding the issuance of  Certificates  of  Title  in  Damalerio’s
name.  Despite  various  proceedings,  including  petitions  for  certiorari  and  mandamus,
interventions of lis pendens notices, and transactions conducted under the looming shadow
of ongoing litigation, all contentions led back to the enforceability of the judgment declaring
Damalerio the rightful owner.

### Procedural Posture:
Banaga’s initial redemption attempt spiraled into years of litigation across various legal
forums. After the trial court’s decision was overturned by the CA and then reinstated in
Damalerio’s favor by the same court, the execution phase encountered obstacles at the
Register of Deeds, leading to further appeals. The Supreme Court had to intervene multiple
times to clarify and enforce the final decision, focusing on the procedural correctness and
the parties’ adherence to the final judgment.

### Issues:
1.  Whether the claim of  good faith  by petitioner  Jovita  Tan in  acquiring the disputed
property  holds  against  the  backdrop  of  a  final  and  executory  judgment  in  favor  of
Damalerio.
2. The applicability of res judicata to prevent the re-litigation of ownership issues already
settled.
3. The procedural propriety of executing a final judgment in the light of opposition from the
Register  of  Deeds  and  the  dispute  over  the  surrender  of  titles  for  cancellation  and
reissuance.

### Court’s Decision:
The Philippine Supreme Court denied the petition filed by Toledo-Banaga and Tan, affirming
the  CA’s  decision  in  toto.  It  reiterated  Damalerio’s  absolute  ownership  as  previously
determined, emphasizing the principles of res judicata and the obduracy of petitioner Tan’s
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bad faith in acquiring the property amidst litigation. The Court rejected the arguments
against the execution of the judgment due to alleged procedural lapses, clarifying that the
finality of judgments supersedes such considerations and mandates compliance from the
parties and the Register of Deeds alike.

### Doctrine:
The case fortified the doctrine of res judicata, underlining the finality of judicial decisions
once  all  elements  (finality  of  judgment,  jurisdiction  over  parties  and  subject  matter,
judgment on the merits, and identity of parties, subject matter, and causes of action) are
present. It also elucidated the role of good faith in property transactions, specifically how
knowledge of pending litigation and defects in the seller’s title affects the purchaser’s status
and rights.

### Class Notes:
– **Res Judicata**: A principle that prevents the same issue from being litigated again once
it has been judged on the merits and become final.
– **Good Faith in Property Transactions**: Purchasers who ignore lis pendens notices and
other indications of disputed ownership transact at their peril and are deemed to be in bad
faith, affecting the validity of their acquired rights.
– **Execution of Judgment**: A final and executory judgment must be executed as a matter
of right, and procedural formalities cannot impede this execution, especially in cases where
property ownership has been firmly decided.

### Historical Background:
This case reflects the complexities of property law in the Philippines, particularly regarding
foreclosure,  redemption,  and  the  impact  of  litigation  on  property  transactions.  It
underscores the importance of adhering to judicial determinations of ownership and the
challenges in executing judgments that alter property titles, illustrating the intricacies of
the legal system’s interface with real property rights and registration procedures.


