
 
 
 
 

Background 

  

Only 50% of the estimated 24 million lot parcels in the 
Philippines are titled.  The economic, political and 
social impact of the 12 million untitled but occupied 
land parcels is enormous.  There is no security over 
the land and untitled lots cannot also be used as 
collateral since banks and other financial institutions 
require titles. This limits the access to capital and 
deters investments over the untitled land. The lack of 

developments over untitled lands and the stagnant 
number of taxable titled lands contribute to the 
relatively low real property tax generation. Many 
conflicts even among family members, which at times 
can turn violent, are caused by land disputes.  

  

 

 

Partnership for Land Rights and Governance 
 

Impact of DENR-LGU Partnerships 

A 2014 independent assessment showed that the 
creation of DENR-LGU partnerships facilitated the 
processing of titles for residential lands and resulted 
in the following benefits: 

 
 Easier and simpler land titling process 
 Reduced land titling cost 
 Easier access to credit with titles as collateral 
 Increased real property tax collection. In 10 out 

of 12 municipalities where the number of titles 
issued increased, there was an increase in 
revenue from business and property taxes. 

  

The Partnership 
  
In 2011, a promising initiative on building 

partnerships was undertaken to promote land titling 
and further increase the number of titles issued. The 
Department of Environment and Natural Resources 
(DENR) Administrative Order No. 2011-06 provided 
for the procedures in the implementation of public 
land titling in partnership with the local government 
units (LGU). These partnerships facilitate 
coordination and integration of various land 
information systems to assist titling and enhance real 
property tax collection, property valuation and local 

land use planning. By the end of 2014, about 177 
DENR-LGU partnerships were established.  
 
 
  

Contact the Partnership Secretariat 
Address: Room 105, PSSC Bldg.  
Commonwealth Ave., Diliman, Quezon City 
Phone: +632 453 2375 
Email:   fef@fef.org.ph 
  

 Support to RA 10023          

 EconfreeRP 

About the Project 
 
The Partnership for Land Rights and Governance (PLG) seeks to scale titling, provide models for LGU land 
governance, address the restrictions to foster more efficient land markets, and improve access to land 
information to market players such as LGUs, land owners, land planners, bankers, investors etc.  Together, these 

will contribute to economic growth and improve the welfare of people and government agencies dependent on 
land for economic, social, and private uses. 
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In 2010, the Residential Free Patent Act was passed to 
provide a cost-effective and efficient administrative 
route to title parcels.  As a result, the average number 
of titles issued rose significantly from 4,000 to 57,000 
per year.  
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The Australian Government. Aligned with the priorities of the Philippine 
Government, Australia's aid program in the Philippines works toward the over-
arching objective of promoting prosperity , reducing poverty , and enhancing 

political stability . To contribute to this objective, Australia has been supporting 
the Philippine government’s efforts on land governance reform for more than 10 
years.  
www.dfat.gov.au/geo/philippines/Pages/philippines.aspx 

 

 

 

The Asia Foundation (TAF) is a non-profit, non-government organization 

committed to the development of a peaceful, prosperous, just, and open Asia-
Pacific region. Drawing on nearly  60 years of experience in Asia, the 
Foundation collaborates with private and public partners to support leadership 
and institutional development, exchanges and policy  research.  
www.asiafoundation.org 

 

 

 

 
  

  

Titling of School Sites and Government Lands 
  
Part of the 12 million untitled parcels are public lands 

occupied by schools and government offices. 
Supported the approval of DAO No. 2015-01 
“Guidelines for the Processing and Issuance of Special 
Patents for Public School Sites under RA 10023” in 
March 2015 and most recently, DAO No. 2016-__ for 
the titling of government lands. The new guidelines 
will speed up the titling process as clearances from 
other government offices were removed, and approval 
of the patents has been delegated to the PENROs. The 
DENR is given 120 days to process the applications. As 

of end of 2015, public school titling for schools under 
the DepEd has increased significantly to 2,053 patents. 
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An estimate of two million agricultural free patents 
has been issued by the government in the last 25 
years. Agricultural patents are land grants to 

farmers given title under the Public Land Act. To 
date, agricultural patents have restrictions on 
mortgage and sale, and repurchase. These 1936 
restrictions create uncertainty in the rural land 
market, limits farmers access to formal credit 
markets as the restrictions act as disincentives for 
banks, create disincentives for new investments, 
and discourage the formalisation of land 
ownership. The evidence that freely traded and 
bankable titles are a central pillar of economic 

growth has been established. To harness and 
unleash the entrepreneurial spirit within our 
Filipino farmers, these two restrictions on 
agricultural patents should be removed. 

Towards completing land titling in the country 
  
Between 2005 and 2015, the government 

produced an average of 166,000 patents (titles) 
annually for public lands. At this rate, it will take 
over 70 years to title all land parcels. Today, the 
ingredients for a massive land titling program to 
benefit millions of Filipinos and their families are 
now in place. To provide security of land tenure to 
millions of Filipinos, it is important to move 
towards the completion of original titling of 
alienable and disposable lands through the 
National Land Titling Program. For so many years, 

the government has been doing land titling 
through piecemeal solutions.  With a systematic 
and comprehensive National Land Titling Program, 
all the untitled parcels in the country can be titled.    

With support from: 

 
 

 
 
 

The Land Management Bureau (LMB)  is a government agency under the 
Department of Env ironment and Natural Resources (DENR) with the mandate 

of administering, managing, and survey ing  public lands in the Philippines.  
www.lmb.gov.ph 

 

 

 

 

 
The Foundation for Economic Freedom (FEF) is a public advocacy 
organization dedicated to advancing the cause of economic and political liberty , 

good governance, secure and well-defined property rights, market-oriented 
reforms and consumer protection.  
www.fef.org.ph 

 

 

 

  

  

Partners 

Policy Reform Agenda 
 
The failure to develop the agriculture sector is one of 

the main causes of poverty in the Philippines. One of 
the major causes of agricultural underdevelopment 
and poverty is a constricted land market.  
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