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AQUINO, J.:

The question in this case is whether the Urban Land Reform Law bars the ejectment of the Peralta spouses from a
50-square meter portion of a lot located at 31 19th Avenue, Cubao, Quezon City, considering that the owner,
Maximo Aquino, would construct on the lot a five-door apartment to be used by his five mar­ried children who
reside in rented houses.

That small portion was leased to Maximo Siobal in writing at ten pesos a month (p. 134, Rollo). However, the
parties and the lower courts assumed that the lease was for fifteen years and that the real lessee was Exequiel
Peralta, Siobal's uncle, who allegedly built thereon a house. Exequiel sold the house in 1967 to another nephew,
Pedro Peralta, who supposedly had been staying with him since 1962.

Aquino refused to extend the lease when it expired in 1975. But upon the pleading of Peralta's wife, the lease was
extended to February 18, 1976. Other occupants of the lot had voluntarily vacated it.

After the expiration of the additional one-year period, Aquino made demands upon the Peraltas to vacate the lot.
Since they refused to restore possession of the lot, he sued them for ejectment in the city court on January 2, 1980.
The city court, and later, the Regional Trial Court, ordered the Peraltas to vacate the lot. They found the ejectment
to be justified under section 5(c), Batas Pambansa Blg. 25.

The Peraltas appealed to the Intermediate Appellate Court which held that the ejectment was not sanctioned by
the Urban Land Reform Law which provides:

"SECTION 6. Land Tenancy in Urban Land Reform Areas. - Within the Urban Zones, legitimate tenants who
have resided on the land for ten years or more, who have built their homes on the land, and residents who
legally occupied the land by contract, continuously for the last ten years shall not be dispossessed of the land
and shall be allowed the right of first refusal to purchase the same within a reasonable time and at reasonable
prices, under terms and conditions to be determined by the Urban Zone Expropriation and Land Management
Committee created by Section 8 of this Decree."

We hold that the instant case is not covered by the Urban Land Reform Law because 19th Avenue, Quezon City is
not an urban land reform zone, or is not among the sixty-six blighted areas for priority development (APD)
enumerated in Proclamation No. 1967 dated May 14, 1980, 78 OG 6809.

In No. 36, what is mentioned as a blighted area is "5th to 7th Avenue, an area composed of two blocks bounded
on the north by Liberty Avenue, 5th Avenue on the west, Santolan Road on the south and on the east by 7th
Avenue".

Moreover, the facts of this case indubitably show that the Peraltas are not the legitimate tenants envisaged in
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section 6 of the law who can justifiably invoke the Urban Land Reform Law.

WHEREFORE, the judgment of the Appellate Court is reversed and set aside. The decisions of the city court and
the Regional Trial Court are affirmed. Costs against the private respondents.

SO ORDERED.

Makasiar (Chairman), Abad Santos, Escolin, and Cuevas, JJ., concur.

Concepcion and Guerrero, JJ., on leave.

BATAS.org - Philippine Law Library G.R. No. 65102. September 28, 1984

© 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



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. 65102. September 28, 1984

© 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


