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Introduction


Although considered as a third world country, or to the politically correct critics, a developing one, the Philippines wants to ensure that it does not lag behind its Asian neighbors in the information and communication technology (ICT) arena.  The government, for one, has introduced information technology (IT) projects to make sure that the country does not only sustain this stance, but more importantly, to cope with the demands of a faster and paperless means of delivering government’s various services.


Already, there are efforts by different government agencies to make their services more readily available through technology-driven facilities that feature easier access and faster generation of results.  One such government IT project is the automation of the processing and issuance of land titles, known as the Land Titling Computerization Project (LTCP).  With a goal to facilitate a better management of land titles record system in the country, this project of the Land Registration Authority (LRA) specifically aims to develop an integrated system that will “enable the quick and secure registration of land titles in the country through an ICT application.”
 


This paper, hence, aims to expound on the details and nuances of the Land Titling computerization Project as a major IT project of the government thru the LRA.  The advantages of the possible full implementation of the LTCP shall be highlighted.  Towards the end of the paper, an evaluation of its feasibility, public acceptance and adaptability will be discussed.

The Land Registration Authority

The Land Registration Authority (LRA) is the agency mandated by law
 to issue decrees of registration and certificates of title and register documents involving land transactions.  
Mission 

Pursuant to its statutory mandate, the Land Registration Authority aims to provide a secure, stable and trustworthy record of land ownership and recorded interest therein.  This mission is calculated to promote the social and economic well-being of land owners, which is necessarily contributory to national development.

To achieve this mission, the Land Registration Authority is committed to do the following:

· To effectively implement the laws and regulations relative to the registration of land titles and deeds; 

· To maintain and foster greater public trust and confidence in the Torrens title through honest, prompt and efficient service; 

· To preserve and maintain the integrity of land records; and

· To provide vital, accurate and timely land-related development.

Vision

In order to fulfill its mission, the LRA, as an organization, must be:
PRIVATE "TYPE=PICT;ALT=" 

· An independent corporate body exercising quasi-judicial functions with automated systems and modern facilities;

· An effectively managed organization responsive to the needs of its clientele and its personnel as well; and

· An entity conscious of its role to promote and attain the full trust and confidence of the public in the Torrens title. 

Mandate and Functions

PRIVATE "TYPE=PICT;ALT="The LRA’s essence of existence rests on the sole purpose of implementing and protecting the Torrens system of land titling and registration.  As a consequence of such purpose, the LRA is specifically tasked to do the following:
 

· Issue decrees of registration pursuant to final judgment of the courts in land registration proceedings and cause the issuance by the Registrar of Deeds of the corresponding certificates of titles;

· Serve as the central repository of all land records relative to original registration of lands titles under the Torrens system, including subdivision and consolidation of titled lands;

· Issue, through its Registries of Deeds offices, all subsequent or transfer certificates of title derived from the original certificates of titles, which may either be issued judicially or administratively;

· Verify and approve subdivision, consolidation-subdivision survey plans of properties titles under Act No. 496 except those covered by PD 957;

· Implement all orders, decisions and decrees promulgated relative to the registration of lands and issue, subject to the approval of the Secretary of Justice, all needful rules and regulations therefor;

· Exercise executive supervision over all clerks of court and personnel of the Courts of First Instance (Regional Trial Courts) throughout the Philippines with respect to the discharge of their duties and functions in relation to the registration of lands;

· Resolve cases elevated en consulta by, or on appeal from decision of Registrars of Deeds; 

· Exercise supervision and control over all Registries of Deeds and other personnel of the Authority; and

· Keep the title history of records of transactions involving registered or titled lands.

These functions of the LRA necessarily require huge manpower and substantial resources if it is determined to achieve its mission.  However, even if the resources and manpower requirements are well provided for, the very nature of the functions of the LRA makes it difficult for its personnel to provide for, and the public to have, an expeditious processing of transactions.    

Registries of Deeds: The Heart of the Land Registration Authority

The land registration system of the Philippines is administered by the LRA through its network of local and regional Registries of Deeds. There are 162 Registries of Deeds in the country. Regional Registries serve as regular Registries of Deeds and also provide administrative supervision and support to the local registries in their region.

Services rendered to the public by the LRA are mostly done in the Registries of Deed. Specifically, a Registry of Deed
 is tasked to do the following: 

· Register deeds affecting registered (Act 496) and unregistered (Act 3344) properties as well as deeds affecting personal properties under the Chattel Mortgage Law;

· Enter and issue original certificates of title (OCT) pursuant to judicial decrees and patents;

· Issue all transfer certificates of title (TCT) pursuant to registration of all subsequent dealings voluntarily or involuntarily, on registered lands;

· Reconstitute of lost certificates of title in accordance with the provisions of PD 1529, RA 26 and 6732;

· Cooperate with other agencies of government in the collection of taxes and fees such as the land transfer tax, donor’s gift tax, estate tax, real estate tax, privilege tax;

· Cooperate with other government agencies regarding the land reform program under PD 6657 as amended, by requiring fulfillment of land reform requirements previous to registration;

· Serve as sole repository of all registered titles, deeds, and records within the limits of its jurisdiction; and,

· Be responsible for the following services:

· Provision of records retrieval services regarding requests for reference to, or research on any document, titles on file and issuance of certified true copies; and,

· Verification of history of titles.

As can be gleaned from the above, the bulk of the registration process falls on the Registries of Deeds.  Said office, in registration of titles, issues Original Certificate of Title (OCT) and Transfer Certificate of Title (TCT), in subsequent registration.  Further, it annotates memoranda, encumbrances and liens, if any, in subsequent registration.  Also, it issues reconstituted title, Condominium Certificate of Title (CCT), and New Owner's Certificate of Title.

Aside from the above, the Registry of Deed registers deeds of real and chattel mortgage and deeds affecting registered land.  It further answers queries, issues certified true copies of titles and documents and certifications.  In all these transactions, the applicant, registrant or the party who wants his interest be recorded or registered must appear personally and, most of the time, repeatedly before the office of the Register of Deeds.  It is during such transactions where inefficiencies, inaccuracies, forgeries, tampering with the records and graft and corruption take place.

Equally important is the fact that the office of the Register of Deeds constitutes a public repository of records of instruments affecting lands and, of chattel mortgages, in the province or city wherein such office is situated.
  Being the custodian of such valuable instruments, the office, as far as practicable, must be secured from all kinds of catastrophes.  Since most of the forces that might pose danger to the public records herein involved are unavoidable, maintaining back up copies of such records is indispensable in preserving the integrity of said public records.  

The Paper-Based Registration Process

At present, the LRA and all Registries of Deeds, as mandated by law,
 are using the paper-based and manual method of registration of voluntary and involuntary transactions.  

An illustration of the existing process of registration will emphasize the need for an effective alternative to expedite transactions before the Registries of Deed and make the services they offer to the public more efficient, accurate and transparent.

For example, in the process of registration under Republic Act Nos. 3344, 1508 and under such other laws wherein another person gains interest over a property, the Entry Clerk, after receiving the instrument from a client, records such fact of receipt in the Entry Book.  Said Entry Clerk submits the same to the Examiner for the latter to pre-examine the documents and to assess the fees due thereon.  The client pays the assessed fees to the Cashier.  After payment, the Examiner records or annotates the information regarding such instrument in the Registration Book.  The instrument is submitted to the Register of Deeds for his approval and signature.  The Register of Deeds passes the document to the Releasing Clerk who records the same to the Record Book.  The Releasing Clerk submits the documents to the Records Officer for the latter to record and store the documents.  The documents are entered in the Vault Record Book to form part of the database of the office.  The flowchart of this transaction is shown in the diagram found on page 11. 

Another good illustration, a common one, is the registration of voluntary transactions, as when a landowner conveys his title and ownership over a parcel of land to another, or a lien is annotated on his title.  In such transactions, the documents or instruments evidencing the conveyance or encumbrance are presented to the Office of the Register of Deeds for the latter to annotate the fact of conveyance or encumbrance on the land title, or, in proper cases, for the issuance of a new transfer certificate of title.  As in the first example, the instruments and other pertinent documents are presented to the Entry Clerk.  Basic information such as the name of the parties, nature and date of the transactions are recorded in the Entry Book.  The Examiner pre-examines the documents and assesses the fees due thereon.  The client pays the amount due to the Cashier, which fact shall be recorded in the Cash Book.  Upon presentment of the proof of payment, the Records Officer takes out the existing certificate of title from the vault.  The Examiner annotates the fact of conveyance and encumbrance on the old title and the same shall be duly approved and signed by the Register of Deeds.  In proper cases, a new transfer certificate of title is prepared and issued to the person who has right of ownership over the parcel of land so conveyed.  The documents or the title, or both, are released by the Releasing Clerk.  Copies of the documents are retained by the Office of the Register of Deeds, which copies are kept by the Records Officer.  In case a new title is issued, a copy thereof is kept in the vault.  The same is also recoded in the Vault Record Book.  
All other transactions in the Office of Register of Deeds follow more or less the same steps or process, thus, there is no more need to illustrate each of them separately.


Assessment of the Paper-Based System

The LRA has encountered many problems in operating a paper-based and manual system.  The present system has caused and still causing the agency many problems that include land title duplications, data errors, documents misplacement and the most common which probably no person transacting therein has escaped, the very slow processing time.  The paper-based and manual system is also very vulnerable to graft and corruption.  It has facilitated the ‘lagay system’  in order to ‘speed up’ the processing of the transaction therein.   

In order to effectively fulfill its mandate under the law and to cope with the current trends in information technology, the LRA has found it necessary to introduce new measures
.  One of such measures is the introduction of the Land Titling Computerization Project (LTCP).  

LTCP: An Overview 

The Land Titling Computerization Project (LTCP) was the subject of a 1993 masteral thesis of an official of the LRA before it became the LRA’s  “most aggressive undertaking.”
  In 1996, a feasibility study on the proposed computerization of the land titling process was submitted to the National Economic and Development Authority (NEDA).  In October 1997, the NEDA approved the LTCP as a Build-Operate-Own (BOO) project.  An international public bidding was conducted between January 1999 to January 10, 2000.  The contract was awarded to the Strat Com Unisis FF Cruz Comfac (SUFC) Consortium in July 2000.  In the same year, the President Estrada approved the BOO contract for implementation.  SUFC then incorporated the Land Registration Systems, Inc. (LARES) to manage the financing and the day-to-day management of the project.
  

Goals and Objectives of the Land Titling 

Computerization Program

In line with its mission to preserve the stability and integrity of land ownership, and maintain the trust and confidence of the public in the Torrens System, LTCP shall enable the quick and secure registration of land titles in the country through the application of the state-of-the-art information technology.  The LTCP has the following three-fold objectives:
   
· Issue decree of registration, certificate of title, and register documents;
· Provide for a secure, stable and trustworthy record of land ownership and interest; and
· Promote social justice and economic well-being for national development.
In the issuance of decree of registration and certificate of title, and registration of documents, LTCP specifically aims to:

· Ensure the integrity of the land titling registration system by moving from a largely paper-based to a largely paperless system, thereby securing title control over lad titles and eliminating land titles;

· Implement more reliable and predictable land registration procedures by steamlining and standardizing current processes to attain  output within set timeframes;

· Provide management with accurate and  timely information for policy making, performance appraisal, operations monitoring and more responsive public service; and,
· Provide enhanced operational efficiency by strengthening the administrative support application systems.
In providing for a secure, stable and trustworthy record of land ownership and interest, the LRA, through LTCP shall:

· Maintain on-line information on land titles that is current, complete and accurate;

· Maintain the security and integrity of records by safeguarding these from tampering or destruction, and deter substitution or insertion of questionable data, in paper or digital form;

· Protect land titles from loss due to fire, theft, natural disasters, and the normal ravages of time, using security-tested document imaging technology;

· Provide accurate, current and speedy lot status verification;

· Provide a system of control to prevent overlapping or duplication of title by using modern digital mapping technology to create an accurate updated municipal or cadastral index map sheets;

· Eliminate fraudulent and inaccurate surveys, by using modern digital mapping technologies to create accurate Municipal Index Sheets, and for updating them with parcel boundaries; and,
· Provide fast and timely response to queries, through user-friendly electronic information access to land title information from the Land Registration Authority Central Office and all Registry of Deeds Offices;

As to the promotion of social justice and economic well-being for national development, the LRA, through LTCP, shall:

· Support other government programs directly linked to land titling system functions;

· Provide a system of timely detection and identification of fake land titles which will assist in the identification or persons responsible therefore; and
· Improve revenue collection.

The aforementioned goals and objectives of the LTCP are amplifications of the Mission, Vision and Mandate of the LRA.  The introduction of information and communication technology in the process of land registration necessarily enhances the performance of the current manual system of registration.  In sum, the project wants to extend to its clientele the following:
 

· Faster delivery of services;
· Immediate detection of faked certificates of title;
· Total information service anytime, anywhere;
· Secured land registration system;
· Better, cleaner and more client-friendly facilities;
· Exact land title information;
· No double issuance of title; and,
· Effective preservation of land titles.

Through the LTCP, therefore, the LRA expects that it would become an example of efficiency, transparency, integrity, honesty and expeditiousness in the Government.  
Scope of LTCP

The project, as its name implies, involves the computerization of the process of registration of voluntary and involuntary transactions affecting land.  It involves the digitization of the storage, query and retrieval facilities of the LRA and all its local networks, the Registries of Deeds.  Such other matters that are as reasonably connected and indispensable to land registration process, are also to be digitized.  The project has five (5) items of  concern.  These are the following:

· Computerized Land Titling System (CLTS);
· Conversion/Creation/Build-up of data of all titles existing or cancelled, all documents related to registered and unregistered lands, expediente documents, approved survey plans, decrees of registration and all Municipal Index Map Sheet (MIMS) and Provincial Index Map Sheet (PIMS);
· Networking Infrastructure of all Land Registration Authority offices to provide seamless data/information exchange among the Central Office, 162 Registries of Deeds and the Land Registration Authority Computer Center;
· Supply, delivery and commissioning of all IT resources requirements; and,
· Provision of IT services. 
Design/Development/Construction of the Computerized Land Titling System

The LTCP has for its major feature, the design, development and construction of the Computerized Land Titling System (CLTS).  The CLTS, in turn, addresses the major functions of the LRA Central Office (CO) and the Registries of Deeds.  In the CO, there shall be, as part of the CLTS, the following:

· Original Land Registration System (OLRS);
· Geographical Information System (GIS);
· Title Reconstitution System (TRS);
· Subdivision/Consolidation Plan Approval System (SCPAS);
· Petition after Original Registration System (ORS); and,
· Operations Support System (OSS)

· Executive Information System (EIS)

· Legal Information System (LIS)

· Human Resource Management System (HRMS)

· Physical Resources Management System (PRMS)

· Financial Management Information System (FMS).
It is clear from the foregoing that not only the transactions involving the public which will be computerized.  Even the internal functioning of the LRA CO will be automated.  Moreover, the various Registries of Deeds shall implement a Land Registration Transaction Processing System (LRTPS) by batch.  This shall be discussed below.  Notably, as planned, the LRA information network, including the CLTS, is web-enabled, i.e., available through the Internet. 

Conversion/Creation/Build-Up of Data

The LTCP also includes the conversion, creation and/or build-up of data of the following:

· All titles, whether existing or cancelled;
· All documents related to registered/unregistered land;
· Expediente documents;
· Land Registration Authority-approved survey plans;
· Decrees of registration;
· All Municipal Index Map Sheet (MIMS) and Provincial Index Map Sheet (PIMS).

The MIMS and PIMS of NCR will be used as base or reference in building an updated digital property map.

Network Infrastructure
Another aspect of the LTCP is the establishment of a nationwide network infrastructure linking all Registries of Deeds with the Central Office (CO) and the Computer Center (CC) in Quezon City.   Under this item, the CO will continue to house and maintain the computerized systems for original registration, the subdivision/consolidation plan approval, title reconstitution, petitions after original registration and the Geographical Information Sheet (GIS).

The new CC facility will serve as the central back-up of the entire Land Registration Authority system including its textual and image databases, all the application systems developed and the GIS.

The network infrastructure, which, as mentioned earlier, would be a nationwide network, also includes an integrated IT solution which will provide for interconnection through subscription services to enable other agencies and the general public to access information and transact business on-line. 

IT Resources
As for the IT resources, the project has provisions for the supply, delivery and commissioning of hardware, software and networking products. 

The hardware requirement  includes servers, workstations, monitors, point of sale, digitizers and support facilities such as generators, airconditioners, database back-up systems, security/access control systems and data storage devices/media.  As for the software, there will be an operating system, application system, office automation, and special solution software.  The network system shall provide for 100% connectivity.  Moreover, it must be one which will enable a response to on-site queries within 15 minutes, and as to remote queries, within 30 minutes to one hour for on-line Registries of Deeds, and within 24 hours for on-demand Registries of Deeds.  Furthermore, there will be an audio-video facility.

Considering the items of innovations in this LTCP, IT services that will enhance the process and address the manpower skills shall be made available.  First, there must be a Business Process Re-engineering (BPR).  The existing processes in land registration and titling must be streamlined and simplified to ensure that the application of IT in the LRA’s core functions will not only prove to be beneficial to the it, its people and its clients, but also, to guarantee that the benefits of automation will be maximized.

Secondly, an IT Service known as Project Management must be utilized during the development and operational phases of the LTCP because automation under it requires a full organizational interface with the existing organization at the CO and in the Regional and Registry of Deeds levels.

Moreover, there shall be a Comprehensive Training Program and Change Management Strategy to ensure successful systems implementation of the re-engineered processes at all levels and the undisrupted services to the public during the development and operational phases.  The Training Program includes executive orientation, end-user training, and technical training. 

IT Services

Equally important is the provision for Technical Support and Maintenance.
  This is indispensable in troubleshooting network problems.  The major systems must have on-site service.

Taking into consideration the very delicate functions of the LRA, LTCP shall have a Physical and Information Systems Security.  There shall be a disaster recovery plan, i.e., a plan for duplication of computer operations after a catastrophe, such as fire or earthquake, occurs.  The proponent of LTCP envisions that there shall be a routine off-site back up as well as a procedure for activating necessary information system in a new location.  Also, there shall be a data recovery plan so that data that might have been physically damaged or corrupted due to viruses, bad software, hardware failure or server failure will be restored.  

To address physical security, there shall be a safe and secure locked areas for housing IT and network facilities.  The land title form shall also be highly secured.  Off-site storage for data or systems back-up must be had.  Lastly, there shall be an access control to the CC and the computer room.  

Just like any other project involving information and communication technology, LTCP may be the subject of unauthorized and malicious access.  There is a need, therefore, for an information system security.  To safeguard LTCP from the aforementioned access, there shall be a firewall, authentication/encryption technologies, intrusion detection system and virus detection and cleansing system.  

In order to continuously and effectively provide the services it is mandated and has committed to offer, a mandatory upgrading and/or replacing scheme shall be done on the seventh year of the completion of the construction period.  The upgrading or replacement may be done earlier, if, anytime prior to the arrival of the seventh year, the system fails to meet the performance criteria.  To determine the need for upgrading and/or replacement, periodic performance review shall be conducted.
In addition to the above aspects of IT services, there must be the so-called Systems Promotion or an information campaign that will be used in informing the general public on the new and improved land registration systems, that is, the LTCP-equipped LRA.  

Key Performance Indices

To measure the effectiveness of the project, the project proponent set the targeted response time for every transaction vis-à-vis the current response time.  The following table shows the targeted response time for every service or transaction indicated therein as indicator if the project has served its purposes.
	KEY PERFORMANCE INDICES*


	Services
	Current Average Response Time
	Targeted Response Time

	1.   Issuance of Certificate of    Title


	2 days
	2 hours

	2. Registration of Deeds/Instruments (without issuance of Certificate of Title


	1 day
	2 hours

	3. Issuance of Certified True Copies of

a.  Subdivision plans

b. Technical description

c. Decrees of Registration

d. Certificates of Titles

e. Other Documents


	
	

	4. Approval of Subdivision Plan


	2 weeks
	2 days

	5. Certification of Status of Plans / Lots


	-
	15 minutes

	6.  Query / Research
	
	15 min. to 1 day


*Taken from the presentation of Cynthia Ignacio and Jun Legaspi entitled “Overview of LTCP (LTCP Implementation Seminar)
Development and Implementation

The project is expected to be completed and fully implemented 13 years after the issuance of the Notice to Proceed.  The development and implementation of the LTCP is divided into five phases.  

Phase 1
As planned, Phase 1
 is to be completed after six (6) months from the issuance of the Notice to Proceed.  After such period, computerized land titling is expected to be used in the three pilot registries - Quezon City, Paranaque and Cebu City.  On the sixth month, these three Registries of Deeds together with the CO in Quezon City and the CC are expected to: 

· Have finished their text-base database of all titles and their supporting documents;
· Have their workflow automated;
· Have implemented a point-of-sale system in order to track revenue generation at Register of Deeds, Regional Registry of Deeds and the Central Office;  

· Have developed and tested land title forms inventory control;
· Have designed and modeled distributed database of the system, using Cebu City for initial connectivity to Central Office and Computer Center for text and image in an ‘anywhere/anytime capability’;
· Use a statistical reporting system; and  
· Have a fully functional network connection between the Central Office, Computer Center and the three pilot registries.
Phase 2
For the next 10 months, or 16 months from the Notice to Proceed, it is expected that the computerized system in the pilot registries in Phase 1 shall have been replicated and implemented in 64 other Registries of Deeds.   Site preparation, data conversion and database build-up in these 64 Registries of Deeds must have been started even prior to the approval of the LRTPS.  This is the second phase.

Phase 3

The third phase is expected to be finished in the next 10 months, or 26 months from the Notice to Proceed.  In this phase,
 replication of the approved LTRPS shall be done in 43 more Registries of Deeds.  

Phase 4

In the fourth phase of the project, which is expected to be finished in the succeeding 10 months, or 36 months after the Notice to Proceed, replication of the LRTPS shall be done in the remaining 52 Registries of Deeds.  Also, during this period, all Registries of Deeds, the CO and the CC, shall enjoy full network connectivity such that information on any Registry of Deeds is available at any other Registry of Deeds or at the CO.  It is also during this period that a text and image database build up of the OLRS of the CO shall be completed.  A completely digitized MIMS and GIS shall be implemented, together with all OSS.  A re-engineered process at the CO and the Registries of Deeds is also expected to be accomplished during this phase.

Phase 5

At the end of the final concession period of 13 years, the updating of the GIS for the National Capital Region shall have been completed.

Current State of LTCP

At present, the LTCP is still in Phase 1.
 This should have been completed within six (6) months from the issuance of the Notice to Proceed.  Thus, what has been accomplished so far was that which should have been finished in 2001.    
However, as posted in the official website
 of the LRA, the project has already accomplished the following:

· Development of Philippine Land Registration Information System (PHILARIS);
· Completion of Basic Computer Training for the Quezon City Registry of Deeds;
· Construction of the new Quezon City Registry of Deeds office and the Information Management Center;
· Completion of Encoding of all Titles for Quezon City;
· Encoding of Titles for Paranaque and Cebu is ongoing;
· Central Office Development has been initiated, and
· Quezon City Registry of Deeds is undergoing Pilot Testing.
  As of this time, Phase 1 of the LTCP is suspended because of various circumstances beyond the control of the LRA.  After granting a number of extensions, the LRA issued a Notice of Default to LARES giving the latter a period of six months, or until March 2005 to proceed with the LTCP.  The failure of LARES to comply with the Notice of Default will constrain the LRA to resort to alternative modes of enforcing the contract such as renegotiation or re-bidding. 
Assessing the Conceptualized LTCP

After a careful examination of the proposed LTCP, the authors of this paper are of one mind that some of the goals and objectives are unrealistic.  The fate of this project is affected by factors inherent in the project and by other external matters, which, if not addressed timely and properly, would render the project as nothing but a dream. 

Inherent Factors
In issuing decrees of registration and certificates of titles and in the registration of documents, the plan to move from a largely paper-based to a largely paperless process is practicable only if what is to be automated is the process.  The very nature of the functions of the Registries of Deeds necessitates the use of papers.  A paperless system, the authors agree, is impractical, at least insofar as land titles and instruments are concerned.  It is a different thing however, if what is to be automated is the process or the procedure itself, in which case, the numerous papers being used in the course of the transaction may be done away with,  thus, a system which is ‘less of papers’ but not entirely a paperless one.
Secondly, the proposed ways or measures by which the provision for a secure, stable and trustworthy record of land ownership and interest is to be realized are very costly and would require a huge funding requirement.  They would further require state-of-the-art technology, which, by reason of other factors that will surely slow down the automation, will render the technology obsolete even prior to the completion of the LTCP.
Of course, the scope of the LTCP, if it is to be realized, will surely meet the goals and objectives of the project.  However, considering the provisions or the items of automation specified in the project, such goals and objectives will remain as such. The scope of the project is so broad which makes the project an ambitious one.  The automation, as spelled out in the project, is not workable within the time frame given.   The implementation of the LTCP cannot be completed in thirteen (13) years.  In fact, other countries, some of which are relatively advanced in the field of information and communication technology, took more than two decades to finish the computerization of their respective land titling systems.  It is highly improbable, therefore, for a country like the Philippines, whose government is operating on a paper-based system, to have the entire land titling process computerized and ultimately, make it web-enabled, in just thirteen (13) years.  The underestimation of the complexity, and the cost, of the project during the design is one of the reasons, probably, a foremost one, of the failure of the project to materialize.  
The completion of Phase 1 of the project which should have been finished in six (6) months’ time has not yet been achieved.  There is already a delay of four (4) years.  Moreover, minor problems in the development of the project have resulted to duplication in terms of cost and time.  

During the early stages of the implementation of Phase 1, a minor problem in encoding was experienced.  An entry which is supposed to be in another field was entered in other field.  This was discovered only after a dry-run of the processes under Phase 1 was conducted.  Following the ‘garbage-in garbage-out’ principle, this would result to a very serious problem later on.  To address this problem, the LRA came up with a ‘data conversion guide’ to be followed by the encoders.  Moreover, an overseer known as the ‘exception handler’ was designated to entertain queries from the encoders and to see to it that the data are properly filled in their respective data fields.  However, the LRA deemed it more convenient if the data already encoded were to be disregarded and start the encoding  process anew than reviewing all the entries and look for the improperly filled in data.  Although a solution has been offered, the fact remains that there was already duplication of costs, as well as waste of time and resources when the re-encoding was ordered.          
External Factors  

The computerization of the LRA necessarily requires the support of other agencies whose functions are connected with land registration.  The speed contemplated under the performance index will not be realized if there are transactions which require the participation of other agencies. However, some of such agencies have no plans to computerize yet.

Moreover, the streamlining and standardizing of the current process have to face many obstacles.  One of such obstacles is the refusal of the key personnel involved in the current process to accept that information and communication technology is the solution to the bureaucratic red tape in the government.     

Additionally, the lack of funding is a problem of any project, especially in automation projects which require state-of-the-art, yet customized technologies.  If the funding requirement will not be sustained, then there would be no way to finish the project.  Worse, there would be a waste of resources.  Thus, the continued unwillingness to commit adequate resources for this project will stop, if not delay, the completion of the project.  Take for instance the Thailand Land Titling Project which became successful because of the substantial foreign aid it received from the World Bank and from Australia.
  
Next, the ‘fly-by-night’ realty developers and such syndicates accountable for the double or even triple titling of properties, whose existence are further perpetrated by corrupt personnel, have already established a niche in the system.  These groups may have already dictated, in one way or another, the policies being implemented in the course of the registration process.  The implementation of the LTCP will surely affect their business operations.  Thus, they may have taken such measures that have slowed down and will slow down, the implementation of the LTCP.
Perhaps, another major problem is the lack of political support to the LTCP.  The Land Titling Project of Thailand owes its coming into being, primarily, to the fact that support from successive political administration was maintained.
   In the Philippines, the Arroyo Government is already the third administration since the project was approved.  The proposed LTCP was approved by NEDA during the Ramos Administration.  It was approved for implementation only during the term of President Estrada.   LTCP may have gained very little support from the succeeding administrations or perhaps, none at all.  If this project would be one of the priorities of the administration, then, it will surely push through, considering the benefits it has to offer to the transacting public.   
Suggestions and Recommendations

Taking into consideration the fact that the foundation of the project has already been laid, the LRA should push through with the LTCP.  As Atty. Dela Pena
 puts it, “there is much to be desired in the project.”  The project, if it is to be fully implemented, will surely make the land titling process a breeze.  

Moreover, the Philippines cannot escape the fact that in the future everything will be digitized.  The government cannot just sit back and make the most out of the current system.  It cannot afford to be lagged behind, at least by its Asian neighbors.  It cannot forever operate through manual or paper-based system.  Something has to be done and it must be in accord to the needs of the times.  
In view of the assessment of the project and the problems it has encountered, the authors suggest that the following courses of action be taken if the LRA is committed to fulfill its mandate with diligence and utmost fervor.
1. The personnel shall be given comprehensive and extensive training on automation.  Although this has been a part of the Business Process Reengineering (BPR), a more personal approach is advised.  This should be done primarily in the grass roots level.  The focus must be on the personnel of the Registries of Deeds such as the typist, receiving clerk and the examiners.  They should be made to realize that what is technical at present will be the basic in the future.

Those who cannot adapt with the automation can be appointed to other positions which are not covered by the automation.  
2. The LRA must convince the government to extend financial assistance or guarantee to LTCP.  After all, the LRA is a revenue-generating agency.  Hence, there will surely be a return of investment.  

3. The scope, development and implementation of the project must be re-evaluated in order to determine the realistic time-frame and the matters that are workable.

4. The LRA should take such measures as are necessary to stop the operations of the syndicates and other groups responsible for double and triple titling of properties and such groups who are guilty of railroading the process of land registration and making a living out of such deeds.  Furthermore, graft personnel should be truly prosecuted.        
5. Encoding must be done directly with the Registry of Deeds.  As discussed earlier, the Registry of Deeds is the repository of the records of instruments affecting lands and other mortgages.  This office houses the certificates of title.  Thus, it is in this office where encoding must be done.
6. A call center for entertaining queries over the phone is advisable.  This is to avoid the usual inconvenience to the public of visiting the Office of the Register of Deeds only to find out that he still has to return on some other days because he lacks the requirements needed for his transactions.

7. The support of the administration must be sought.  If this project will be considered as one of the priorities of the present administration, then whatever problems, political or legal, may be solved with expediency.


It is worth stressing that computerization processes are mandated by law.  It is but proper therefore that the entire process must be in accordance with law.  It is the computerization aspect that must adjust to the provision of the law and not the other way around.  There is thus no need for a new legislation in order to implement the project.  As conceptualized, LTCP may work in accordance with the governing law on property registration, the Property Registration Decree.  
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