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REYES, A, J.

On December 19, 1950, Urbano Casillan filed a verified petition in the Court of First Instance of Cagayan in
Cadastral Case No. 26, Record No. 2, G.L.R.O. No. 1390, aleging that he was the owner of lot No. 1380, filed a
claim therefor in said case and paid all cadastral costs, but that by mistake title was issued to Victorino Espartero,
who never possessed or laid claim to the said lot. Petitioner, therefore, prayed that "in the interest of equity and
under section 112 of Act 496," the court order the heirs of Victorino Espartero—the latter having already died—to
reconvey the lot to the petitioner, or merely order the correction of the certificate of title by substituting his name
for that of Victorino Espartero as registered owner.

Opposing the petition, the heirs of Victorino Espartero filed a motion to dismiss on the ground, among others, that
section 112 of Act 496 did not authorize the reconveyance or substitution sought by petitioner; but the court
declared the section applicable. And having found, after hearing, that the lot belonged to petitioner and that title
thereto was issued in the name of Victorino Espartero as a consequence of a clerical error in the preparation of the
decree of registration, the court ordered the reconveyance prayed for. From this order, oppositors have appealed to
this court and one of the questions raised is that section 112 of Act 496 did not authorize the lower court to order
such reconveyance.

Stated another way, appellants' position is that the Court of First Instance, in the exercise of its jurisdiction as a
land registration court, had no authority to order a reconveyance in the present case. The appea thus raises a
question of jurisdiction.

In view of our decision in the case of Director of Lands vs. Register of Deeds et a., 49 Off. Gaz., No. 3, p. 935,
appellants contention must be upheld. In that case, the court of land registration had confirmed title in the
Government of the Philippine Islands to a parcel of land situated in Malabon, Rizal, but the corresponding decree
and certificate of title were issued, not in the name of the Philippine Government, but in that of the municipality
of Malabon. Y ears after, the Director of Lands filed in the original land registration case a petition for an order to
have the error corrected and the certificate of title put in the name of the Republic of the Philippines. Acting on
the petition, the Court of First Instance of Rizal issued the order prayed for on the authority of section 112 of the
Land Registration Act. But upon appeal to this Court, the order was reversed, this Court holding that the lower
court, as a land court, had no jurisdiction to issue such order, as the section cited did not apply to the case.
Elaborating on the scope of said section, this Court said:

"Roughly, section 112, on which the Director of Lands relies and the order is planted, authorizes, in our
opinion, only alterations which do not impair rights recorded in the decree, or alterations which, if they do
prejudice such rights, are consented to by all the parties concerned, or alterations to correct obvious mistakes.
By the very fact of its indefeasibility, the Court of Land Registration after one year loses its competence to
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revoke or modify in a substantial manner a decree against the objection of any of the parties adversely affected.
Section 112 itself gives notice that it shall not be construed to give the court authority to open the origina
decree of registration and section 38, which sanctions the opening of a decree within one year from the date of
its entry, for fraud, provides that after that period 'every decree or certificate of title issued in accordance with
this section shall be incontrovertible.'

"Under the guise of correcting clerical errors, the procedure here followed and the appealed order were virtual
revision and nullification of generation-old decree and certificate of title. Such procedure and such order strike
at the very foundation of the Torrens System of land recording laid and consecrated by the emphatic provisions
of section 38 and 112 of the Land Registration Act, supra. In consonance with the university-recognized
principles which underlie Act No. 496, the court may not, even if it is convinced that a clerical mistake was
made, recall a certificate of title after the lapse of nearly 30 years from the date of its issuance, against the
vigorous objection of its holder. As was said in a similar but much weaker case than this (Government vs.
Judge, etc., 57 Phil., 500): "To hold that the substitution of the name of a person, by subsequent decree, for the
name of another person to whom a certificate of title was issued (five years before) in pursuance of a decree,
effects only a correction of a clerical error and that the court had jurisdiction to do it, requires a greater stretch
of the imagination than is permissible in a court of justice, (Syllabus.) It should be noticed that in that case, as
in this case, the later decree 'was based on the hypothesis that the decree of May 14, 1925, contained a clerical
error and that the court had jurisdiction to correct such error in the manner aforesaid.

"The sole remedy of the land owner whose property has been wrongfully or erroneously registered in another's
name is, after one year from the date of the decree, not to set aside the decree as was done in the instant case,
but respecting the decree as in- controvertible and no longer open to review, but to bring an ordinary action in
the ordinary court of justice for reconveyance or, if the property has passed into the hands of an innocent
purchaser for value, for damages.”

In line with the ruling laid down in the case cited, the order herein appealed from must be, as it is hereby, revoked,
without prejudice to the filing of an ordinary action in the ordinary courts of justice for reconveyance, or for
damages if the property has passed into the hands of an innocent purchaser for value. Without costs.

Paras, C.J., Pablo, Bengzon, Padilla, Montemayor, Jugo, Bautista Angelo, Concepcion, and Reyes, JB.L., JJ,
concur.

© 2026 batas.org - Philippine Bar Review & Law-School Companion Page 2 of 3
Bar review courses, mock exams and a study planner that keeps you on pace - batas.org



BATAS.org - Philippine Law Library G.R. No. L-6902. September 16, 1954

Study smarter at BATAS.org

The Philippine bar review and law-school companion built around how your brain actually remembers.

The complete Philippinelaw library - freefor 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 fromit.

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 al eight bar subjects, narrated like podcasts and reinforced with retrieval practice and
spaced review - the study techniques with the strongest evidence behind them.

Thefull 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 examsthat tell you whereyou 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 keepsyou 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.

© 2026 batas.org - Philippine Bar Review & Law-School Companion Page 3 of 3
Study hands-free: podcast-style lessons with read-along highlighting - batas.org



