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A
Objectives

This Order amends RAMO 1-88, dated February 4, 1988 regarding the determination of the tax base for sales,
transfers or any disposition of real property including improvements thereon with the specific objective of
updating the tax base.

B
Definition of Terms

1. Agricultural land — devoted principally to the raising of crops, such as rice, corn, sugarcane, tobacco, coconut,
etc., or to pasturing, dairying, inland fishing, salt-making and other agricultural uses, including timber lands and
forest lands. (Chapter 1, Sec. 3(c), Real Property Tax Code, P.D. No. 464 as amended)

2. Commercial land — devoted principally to commercial purposes, and generally for the object of profit. (Chapter
1, Sec. 3(h), Real Property Tax Code, P.D. No. 464 as amended). Improvements thereon shall be classified as
commercial.

3. Condominium — is an interest in real property consisting of a separate interest in a unit in a residential,
industrial or commercial building and an undivided interest in common directly or indirectly, in the land on which
it is located and in other common areas of the building. (Sec. 2, The Condominium Act, R.A. No. 4726.).

4. Condominium "Unit" — means a part of the condominium project intended for any type of independent use or
ownership including one or more rooms or spaces located in one or more floors (or part or parts of floors) in a
building or buildings and such accessories as may be appended thereto. (Sec. 3(b), The Condominium Act, R.A.
No. 4726).

5. Improvement — is a valuable addition made to property or an amelioration in its condition, amounting to more
than mere repairs or replacement of waste, costing labor or capital, and intended to enhance its value, beauty or
utility or to adopt it for new or further purposes. (Chapter 1, Sec. 3(k), Real Property Tax Code, P.D. No. 464 as
amended)

6. Industrial land — devoted principally to industry as capital investment. (Chapter 1, Sec. 3(1), Real Property Tax
Code PD No. 1 & 4 as amended) Improvements thereon shall be classified as industrial.

7. Townhouse — is an independent dwelling on an independent lot which is attached on both sides to a similar
dwelling on both adjacent lots. The attachment is made along two common or party walls that are jointly owned.
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(Manual of Housing/ Planning and Design Criteria by Joseph De Chiara and Lee Koppelman)

C
Determination of the Tax Base for
Land and Improvement

The computation to determine the tax base shall be as follows:

1. When the zonal value of land HAS BEEN established —

a. Value of Improvement:

1) Total Selling Price/ Consideration Per Deed of Sale (Land and Improvement) x x x

Less: Zonal Value of Land x x x

____

Value of Improvement x x x
====

2) Construction Cost Per Building Permit and/or Occupancy Permit Plus 10% Thereof Per Year After Year of
Construction; or Market Value Per Latest Tax Declaration Plus 100%/150% Thereof (See C(4)).
Market Value of Improvement x x x

====

b. Determination of Tax Base:

Zonal Value of Land x x x

Add: Market Value of Improvement in 1.a.(1) or 1.a.(2), Whichever is Higher x x x

____

Tax Base of Land and Improvement x x x
====

2. When the zonal value of land has NOT been established —

a. Total Selling Price/ Consideration Per Deed of Sale
(Land and Improvement)

x x x
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====

b. Land:

Market Value Per Latest Tax Declaration Plus 100%/150% Thereof.
(See C(3))

x x x

Add: Improvement -

x x x

Construction Cost Per Building Permit and/or Occupancy Permit Plus 10% Thereof Per Year After Year of
Construction; or

Market Value Per Latest Tax Declaration Plus 100%/150%
Thereof. (See C(4))

x x x

____

Total Market Value of Land and Improvement

x x x
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===

c. Tax Base of Land and Improvement (2(a) or 2(b), Whichever is Higher)

x x x

===

3. Market Value of Land — There shall be added to the market value per latest tax declaration ONE HUNDRED
PERCENT (100%) thereof. PROVIDED, that if the property is classified as commercial, industrial and
agricultural devoted to fishpond/prawn farm, ONE HUNDRED FIFTY PERCENT (150%) shall be added thereto.

4. Market Value of Improvement — The market value of improvement, except townhouse, condominium unit,
commercial and industrial improvements where the zonal values have already been established, shall be
determined as follows:

Improvements introduced in:

- 1986 — 1990 - The construction cost appearing in the building permit and/or occupancy permit duly certified by
the Provincial/City/ Municipal Engineer shall invariably be used; PROVIDED, that TEN PERCENT (10%) of the
construction cost shall be added thereto for every year, after the year of construction; Provided, however, that this
additional 10% shall not apply to improvements constructed in 1991. Provided, further that in places, other than in
National Capital Region and Chartered Cities (Annex "A")[*], if there is no building/occupancy permit, the
market value appearing in the latest tax declaration plus ONE HUNDRED PERCENT (100%) thereto shall apply.
Provided finally, that ONE HUNDRED FIFTY PERCENT (150%) shall be added thereto if the improvement is
classified as commercial, industrial and/or agricultural devoted to fishpond/prawn farm.

- 1985 and Prior Years - The market value appearing in the latest tax declaration plus ONE HUNDRED
PERCENT (100%) thereof, shall be used; PROVIDED, that ONE HUNDRED FIFTY (150%) shall be added
thereto, if the improvement is classified as commercial, industrial and/or agricultural devoted to fishpond/prawn
farm.

D
Other Requirement for Transfer/
Disposition of Real Property

In case of sale, transfer or other disposition of real property without any improvement, an affidavit of taxpayer
and/or certification from the Provincial/City/Municipal Assessor that there is no existing improvement thereon,
shall be required.

E
Amendatory Provision
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This Order amends RMO 3-87 and RAMO 1-88 and all other issuances inconsistent therewith.

F
Effectivity

This Order takes effect immediately.

Adopted: 18 Feb. 1991

(SGD.) JOSE U. ONG
Commissioner

[*] Text available upopn request. At Office of the NAR, U.P. Law Center

BATAS.org - Philippine Law Library BIR REVENUE AUDIT MEMORANDUM ORDER NO. 2-91, Februar...

© 2026 batas.org  ·  Philippine Bar Review & Law-School Companion Page 5 of 6

Bar review courses, mock exams and a study planner that keeps you on pace - batas.org



ABOUT BATAS.ORG

Study smarter at BATAS.org
The Philippine bar review and law-school companion built around how your brain actually remembers.

The complete Philippine law library - free for everyone.
More than 100,000 Supreme Court decisions, Republic Acts, and executive issuances - full-text searchable, browsable
by category and year, and always free. No paywall, no login. This PDF came from it.

Audio case-brief lectures.
Any decision becomes a podcast-style lecture - facts, issues, ruling, and doctrine - with read-along highlighting and a
hands-free presentation mode. Study while commuting, working out, or resting your eyes.

Bar review built on the science of memory.
Complete, sequenced courses for all eight bar subjects, narrated like podcasts and reinforced with retrieval practice and
spaced review - the study techniques with the strongest evidence behind them.

The full law-school curriculum.
One subscription unlocks the entire J.D. curriculum - every subject, every lesson, with your progress tracked down to
the paragraph so you can pick up exactly where you left off, on any device.

Mock exams that tell you where you stand.
Timed multiple-choice exams graded instantly, with per-subject score breakdowns and focus suggestions that point you
at your weakest topics first.

A study planner that keeps you on pace.
Set your schedule and BATAS tells you every day whether you are on track for bar day - and exactly which lesson to
take next.

Start free at https://batas.org
The law library is free forever - and your first lesson is one click away.

The text of this document is an official public record and remains in the public domain. Formatting, presentation, and compilation © 2026
batas.org.

Downloaded free from the batas.org Law Library. Share it freely - the library is free for every law student, bar reviewee, and practitioner.

BATAS.org - Philippine Law Library BIR REVENUE AUDIT MEMORANDUM ORDER NO. 2-91, Februar...

© 2026 batas.org  ·  Philippine Bar Review & Law-School Companion Page 6 of 6

Study hands-free: podcast-style lessons with read-along highlighting - batas.org


