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### Title:
Francisco Depra vs. Agustin Dumlao, 221 Phil. 168 (1985)

### Facts:
1. **Ownership and Encroachment**: Francisco Depra owned a parcel of land (Lot No. 685)
in Dumangas, Iloilo. Agustin Dumlao owned the adjoining Lot No. 683. In 1972, Dumlao
built a house, with the kitchen encroaching on 34 square meters of Depra’s land.
2. **Initial Action**: Depra’s mother, Beatriz Derla, discovered the encroachment during a
survey. She sent a demand letter to Dumlao to remove the encroachment, filed an unlawful
detainer action on February 6, 1973 (Civil Case No. I), and later included Depra as a party
plaintiff.
3. **Decision of Municipal Court**: The Municipal Court found Dumlao to be a builder in
good faith under Article 448 of the Civil Code and rendered a decision on September 29,
1973, creating a forced lease between the parties with Dumlao paying P5.00/month as rent.
4. **Subsequent Legal Actions**: The Municipal Court decision was not appealed. Depra
refused rental payments, which Dumlao deposited with the Municipal Court.
5. **Court of First Instance**: Depra filed a complaint to quiet title on July 15, 1974, arguing
the earlier decision was null and void. Dumlao claimed res judicata, relying on the finality of
the Municipal Court decision.
6. **Joint Motion and Proceedings**: The Court of First Instance issued an order on October
31, 1974, recognizing Depra’s ownership of the 34 square meters and declaring him entitled
to possession.

### Issues:
1. **Validity of the Forced Lease Imposed by the Municipal Court**: Whether the Municipal
Court’s decision creating a forced lease over the encroached land was within its jurisdiction.
2. **Application of Res Judicata**: Whether the Municipal Court’s decision could bar the
action for quieting of title through res judicata.
3. **Entitlement and Rights under Article 448 of Civil Code**: Concerning Dumlao’s status
as a builder in good faith and Depra’s corresponding rights.

### Court’s Decision:
1. **Forced Lease Null and Void**:
– The Supreme Court held that the Municipal Court acted beyond its jurisdiction by creating
a forced lease, which impacts real property interests and falls under the jurisdiction of the
Court of First Instance.
– The encroachment issue should be resolved through rights under Article 448 of the Civil
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Code and not through a Municipal Court judgment.
– Therefore, the Municipal Court’s judgment was null and void, and it does not bar the
quieting of title via res judicata as per Section 7, Rule 70 of the Rules of Court.

2. **Remand for Further Determination**:
– The case was remanded to the Regional Trial Court of Iloilo. The lower court was tasked
with determining the fair price of the encroached land, the expenses incurred by Dumlao in
building the kitchen, and whether the land’s value significantly exceeds the kitchen’s value.
– Depra was given the option to either appropriate the kitchen by compensating Dumlao or
obligate Dumlao to purchase the encroached land. If the value of land was greater, Dumlao
could opt for a forced lease with set terms by the court, ensuring fair compensation and
clear deadlines.

### Doctrine:
– **Judicial Limits in Property Cases**: Municipal Courts have no jurisdiction over matters
affecting  interests  in  real  property  beyond possession,  especially  concerning  leases  or
ownership issues.
– **Article 448 of the Civil Code**: Established mechanisms for sorting conflicts when a
builder  in  good  faith  encroaches  on  property,  offering  choices  to  the  landowner  to
appropriate the improvements or sell the land.
–  **Res  Judicata  in  Detainer  Cases**:  Judgments  from  unlawful  detainer  cases  are
conclusive  only  on  possession  and  do  not  bar  subsequent  actions  addressing  title  or
ownership (Sec. 7, Rule 70, Rules of Court).

### Class Notes:
– **Article 448, Civil Code**: Key provisions for resolving disputes between landowners and
builders in good faith.
– **Jurisdictional Authority**: Original jurisdiction in civil actions involving real property
interests lies with Regional Trial Courts (Sec. 44(b), Judiciary Act of 1948; Sec. 19(2), Batas
Pambansa Blg. 129).
– **Res Judicata Limitations**: Unlawful detainer judgments do not affect actions related to
property title or ownership.

### Historical Background:
– This case provides insight into the judicial limitations of lower courts in the Philippines
concerning property encroachments.
– Reflects the balancing of rights between long-term occupiers of land acting in good faith
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and the original property owners under Civil Code jurisprudence.
– Demonstrates procedural adherence and provides clarity on municipalities’ jurisdiction,
emphasizing the Civil Code’s provisions to handle equitable resolution of property conflicts.


