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CARPIO, J.:

The Case

This Petition for Review on Certiorari[1] with prayer for the issuance of a Writ of Preliminary Injunction and/or
Temporary Restraining Order assails the 16 February 2012[2] and 26 July 2012[3] Orders of the Regional Trial
Court of Makati City, Branch 134 (RTC Makati).

The Facts

Respondent Federico A. Serra (Serra) is the owner of a 374 square meter parcel of land located along Quezon
Street, Masbate, Masbate. On 20 May 1975, Serra and petitioner Rizal Commercial Banking Corporation (RCBC)
entered into a Contract of Lease with Option to Buy, wherein Serra agreed to lease his land to RCBC for 25 years.
Serra further granted RCBC the option to buy the land and improvement (property) within 10 years from the
signing of the Contract of Lease with Option to Buy.

On 4 September 1984, RCBC informed Serra of its decision to exercise its option to buy the property. However,
Serra replied that he was no longer interested in selling the property. On 14 March 1985, RCBC filed a Complaint
for Specific Performance and Damages against Serra (Specific Performance case) in the RTC Makati. The RTC
Makati initially dismissed the complaint. However, in an Order dated 5 January 1989, the RTC Makati reversed
itself and ordered Serra to execute and deliver the proper deed of sale in favor of RCBC.[4]

Serra appealed to the Court of Appeals (CA). On 18 May 1989, Serra donated the property to his mother, Leonida
Ablao (Ablao). On 20 April 1992, Ablao sold the property to Hermanito Liok (Liok). A new land title was issued
in favor of Liok. Thus, RCBC filed a Complaint for Nullification of Deed of Donation and Deed of Sale with
Reconveyance and Damages against Liok, Ablao and Serra (Annulment case) before the RTC of Masbate City
(RTC Masbate).

Meanwhile, the CA, and later the Supreme Court, affirmed the order of the RTC Makati in the Specific
Performance case. In a Decision dated 4 January 1994, this Court declared that the Contract of Lease with Option
to Buy was valid, effective, and enforceable. On 15 April 1994, the decision in the Specific Performance case
became final and executory upon entry of judgment.[5]

On 22 October 2001, the RTC Masbate ruled in favor of RCBC, declaring the donation in favor of Ablao and the
subsequent sale to Liok null and void.[6] In a Decision dated 28 September 2007, the CA affirmed the RTC
Masbate decision. The CA held that the donation to Ablao was simulated and was done solely to evade Serra’s
obligation to RCBC. Since Ablao had no right to transfer the property and Liok was not a buyer in good faith, the
subsequent sale to Liok was likewise null and void.

© 2026 batas.org  ·  Philippine Bar Review & Law-School Companion Page 1 of 5

Turn this case into an audio lecture - facts, issues, ruling and doctrine - at batas.org



Thus, Liok filed a Petition for Review on Certiorari, docketed as G.R. No. 182478, while Serra and Ablao filed a
Petition for Certiorari, docketed as G.R. No. 182664, before this Court. In separate Resolutions dated 30 June
2008 and 22 October 2008, which became final and executory on 27 August 2008[7] and 3 March 2009,[8]
respectively, this Court found neither reversible error nor grave abuse of discretion on the CA’s part.

On 25 August 2011, RCBC moved for the execution of the decision in the Specific Performance case. RCBC
alleged that it was legally impossible to ask for the execution of the decision prior to the annulment of the
fraudulent transfers made by Serra. Thus, the period to execute by motion was suspended during the pendency of
the Annulment case. On 22 September 2011, Serra filed his comment and opposition to the motion. Serra insisted
that the motion for execution was already barred by prescription and laches, and that RCBC was at fault for
failing to register as lien in the original title the Contract of Lease with Option to Buy.

In an Order dated 16 February 2012, the RTC Makati denied RCBC’s motion for execution. The RTC Makati
opined that “[RCBC] should have asked for the execution of the deed of sale and have the same registered with
the Registry of Deeds, so that even if [Serra] sold or transferred the subject property to any person the principle of
caveat emptor would set in.”[9]

In an Order dated 26 July 2012, the RTC Makati denied RCBC’s motion for reconsideration. Thus, RCBC filed
this petition.

In a Resolution dated 3 December 2012, this Court granted RCBC’s Temporary Restraining Order against the
implementation of the questioned Orders upon RCBC’s filing of a bond.

The Issue

RCBC raises this sole issue for resolution:

WHETHER OR NOT THE COURT A QUO ERRED IN HOLDING THAT PETITIONER RCBC IS
BARRED FROM HAVING ITS 05 JANUARY 1989 DECISION EXECUTED THROUGH MOTION,
CONSIDERING THAT UNDER THE CIRCUMSTANCES OBTAINING IN THIS CASE, RCBC WAS
UNLAWFULLY PREVENTED BY THE RESPONDENT FROM ENFORCING THE SAID DECISION.[10]

The Ruling of the Court
The petition has merit.

The Rules of Court provide that a final and executory judgment may be executed by motion within five years
from the date of its entry or by an action after the lapse of five years and before prescription sets in.[11] This
Court, however, allows exceptions when execution may be made by motion even after the lapse of five years.
These exceptions have one common denominator: the delay is caused or occasioned by actions of the judgment
obligor and/or is incurred for his benefit or advantage.[12]

In Camacho v. Court of Appeals,[13] we held that where the delays were occasioned by the judgment debtor’s
own initiatives and for her advantage as well as beyond the judgment creditor’s control, the five-year period
allowed for enforcement of the judgment by motion is deemed to have been effectively interrupted or suspended.

In the present case, there is no dispute that RCBC seeks to enforce the decision which became final and executory
on 15 April 1994. This decision orders Serra to execute and deliver the proper deed of sale in favor of RCBC.
However, to evade his obligation to RCBC, Serra transferred the property to his mother Ablao, who then
transferred it to Liok. Serra’s action prompted RCBC to file the Annulment case. Clearly, the delay in the
execution of the decision was caused by Serra for his own advantage. Thus, the pendency of the Annulment case
effectively suspended the five-year period to enforce through a motion the decision in the Specific Performance
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case. Since the decision in the Annulment case attained finality on 3 March 2009 and RCBC’s motion for
execution was filed on 25 August 2011, RCBC’s motion is deemed filed within the five-year period for
enforcement of a decision through a motion.

This Court has reiterated that the purpose of prescribing time limitations for enforcing judgments is to prevent
parties from sleeping on their rights.[14] Far from sleeping on its rights, RCBC has pursued persistently its action
against Serra in accordance with law. On the other hand, Serra has continued to evade his obligation by raising
issues of technicality. While strict compliance with the rules of procedure is desired, liberal interpretation is
warranted in cases where a strict enforcement of the rules will not serve the ends of justice.[15]

WHEREFORE, we GRANT the petition. We SET ASIDE the assailed Orders of the Regional Trial Court of
Makati City dated 16 February 2012 and 26 July 2012. The Temporary Restraining Order issued by this Court on
3 December 2012 is made permanent. The Regional Trial Court of Makati City is DIRECTED to issue the writ of
execution in Civil Case No. 10054 for the enforcement of the decision therein. Costs against petitioner.

SO ORDERED.

Perez, Mendoza,[*] and Perlas-Bernabe, JJ., concur.

[*] Designated additional member per Special Order No. 1484 dated 9 July 2013.

[1] Under Rule 45 of the 1997 Rules of Civil Procedure.

[2] Rollo, pp. 39-42. Penned by Judge Perpetua Atal-Paño.

[3] Id. at 43-44.

[4] Serra v. Court of Appeals, G.R. No. 103338, 4 January 1994, 229 SCRA 60, 66. The RTC Order states:

WHEREFORE, the Court reconsiders its decision dated June 6, 1988, and hereby renders judgment as follows:

1. The defendant is hereby ordered to execute and deliver the proper deed of sale in favor of plaintiff selling,
transferring and conveying the property covered by and described in the Original Certificate of Title 0-232 of
the Registry of Deeds of Masbate for the sum of Seventy Eight Thousand Five Hundred Forty Pesos
(P78,540.00), Philippine currency;
2. Defendant is ordered to pay plaintiff the sum of Five Thousand (P5,000.00) Pesos as attorney’s fees;
3. The counter claim of defendant is hereby dismissed; and
4. Defendants shall pay the costs of suit.

[5] Rollo, p. 50.

[6] Rollo (G.R. No. 182664), p. 35. The Decision states:

PREMISES CONSIDERED, the Deed of Donation executed by defendant Federico Serra on May 18, 1989, in
favor of his mother Leonida Ablao as well as the Deed of Sale executed by Leonida Ablao on April 10, 1992,
in favor of defendant Hermanito Liok are declared null and void. The Register of Deeds of the Province of
Masbate is ordered to cancel TCT Nos. 7434 and T-8432.

x x x x

[7] Rollo, p. 51.

[8] Id. at 52.
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[9] Id. at 41.

[10] Id. at 18.

[11] Rules of Court, Rule 39, Section 6.

[12] Zamboanga Barter Traders Kilusang Bayan, Inc. v. Plagata, G.R. No. 148433, 30 September 2008, 567
SCRA 163; Yau v. Silverio, Sr., G.R. No. 158848, 4 February 2008, 543 SCRA 520; Central Surety and
Insurance Company v. Planters Products Inc., 546 Phil. 479 (2007); Francisco Motors Corp. v. Court of Appeals,
535 Phil. 736 (2006); Republic of the Phils. v. Court of Appeals, 329 Phil. 115 (1996).

[13] 351 Phil. 108 (1998).

[14] Republic of the Phils. v. Court of Appeals, supra note 12.

[15] Philippine Veterans Bank v. Solid Homes, Inc., G.R. No. 170126, 9 June 2009, 589 SCRA 40 citing Central
Surety and Insurance Company v. Planters Products, Inc., 546 Phil. 479 (2007).

BATAS.org - Philippine Law Library G.R. No. 203241. July 10, 2013

© 2026 batas.org  ·  Philippine Bar Review & Law-School Companion Page 4 of 5

Turn this case into an audio lecture - facts, issues, ruling and doctrine - at 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 G.R. No. 203241. July 10, 2013

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

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


