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PREAMBLE

Whereas, legislative reforms initiated from the Golden
Throne have resulted in enactment and amendment
of many laws for the benefit of the people of Bhutan,
the Land Act of Bhutan shall stand testimony to the
continued commitment and diligence of the Druk Gyalpo
in his pursuit to promote the well-being of the Bhutanese
people.

Whereas, this Act is envisaged to manage, regulate
and administer the ownership and use of land for
socio-economic development and environmental well-
being of the country through efficient and effective
land administration, security of land tenure, equal
opportunity to land, facilitation of operation of land
market, effective use of land resources and conservation
of the ecosystem.

Beit enacted by the 87th session of the National Assembly
of the Kingdom of Bhutan on the 12th day of the S5th
Month of the Female Fire Pig Year corresponding to the
27th day of June 2007.
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CHAPTER 1
PRELIMINARY

Title, extent and commencement

1

This Act shall:

a) Be called “The Land Act of Bhutan, 20077;

b) Come into force on the 24th day of the
11th month of the Female Fire Pig Year
coinciding with 1st day of January, 2008.

c) Extend to the whole of the Kingdom of
Bhutan.

Repeal and saving

2

This Act shall supersede the Land Act, 1979,
except provisions pertaining to water channel and
embankments and compensation on the crop
damaged by cattle. Any provisions of any law, by-
law, rules or regulations that are inconsistent
with this Act, unless otherwise specified shall be
superseded.

CHAPTER 2

ORGANIZATION OF LAND ADMINISTRATION

Establishing National Land Commission

3

The Government shall establish a National Land
Commission, hereafter referred to as Commission
in this Act, which shall be an independent
authority and the highest decision-making body,
and shall exercise the jurisdiction and powers
and discharge the functions conferred or imposed
by or under this Act.
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Members of National Land Commission

4

The Commission shall have the following

membership:

a) The Gyalpoi Zimpon.

b) The Secretary, Ministry of Agriculture.

c) The Secretary, Ministry of Works and
Human Settlements.

d) The Secretary, Ministry of Finance

e) The Secretary, Ministry of Trade and
Industry

f) The Secretary, Ministry of Home and
Cultural Affairs.

g) One representative from the agency
responsible for international boundary.

h) One  representative from  Thromde
Tshogdu.

i) One representative from private sector.

j) Surveyor General, Commission Secretariat,
as member secretary.

k) One representative from the National

Environment Commission.

The senior most Government Secretary in
the Commission shall be the Chairperson of the
Commission.

Functions of National Land Commission

6

The Commission shall have the following

functions:

a) Laying down the policies, programmes,
regulations and guidelines in accordance
with the provisions of this Act for
implementation by the National Land
Commission Secretariat.
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g)

h)

Acquisition of registered land and its
allotment to Government institutions and
Gerab Dratshang.

Allotment of substitute land to the Thram
holder whose land was acquired.

Approve cash compensation for the land
acquired.

Allotment of the Government land or
Government Reserved Forests land to
Government institutions and Gerab
Dratshang.

Recommend to the Government appropriate
tax measures to prevent speculation and
concentration of land holdings.

Coordinate with stakeholders on
identification and demarcation, and
preparation of a detailed report on Thromde,
industrial and protected agricultural
areas.

Submission of recommendation for
declaration of Thromde, industrial, and
protected agricultural areas to the
Government.

Develop format to apply for rehabilitation
land.

Assessment and submission of petition for
rehabilitation land to His Majesty the
King.

Approving exchange of rural registered
land with Government Reserved Forests
land.

Institute Dzongkhag and Thromde Land
Acquisition and Allotment Committees.
May appoint any sub-committee to assist
in carrying out any work of the Commission
and submit to it the report on the result
thereof.
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n) Where relevant, require any agencies to
provide their services in case a specific
technical input is deemed necessary.

7 The Commission may, through a written order,
delegate any of its functions and powers under
this Act to the Commission Secretariat.

Office procedure of National Land Commission

8 The office procedure of Commission shall be:
a) The members of the Commission shall be
ex-officio members.
b) In the event of death, resignation, transfer

or removal from the office, the person
appointed in his place shall replace such a
member.

) At a meeting of the Commission, the
presence of two third of the total number of
members shall constitute a quorum.

d) Decisions may be taken by majority of the
quorum.

e) The Chairman may invite representatives
from other organizations as and when
necessary.

f) The Commission may adopt additional
rules of procedure for functioning of their
Office.
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Establishing National Land Commission Secretariat

9

The Commission shall be supported by a National
Land Commission Secretariat, hereafter referred
to as Commission Secretariat in this Act, that
shall be responsible for implementing the policies,
programmes, regulations and guidelines issued
by the Commission and for administering the
provisions of this Act. The Commission Secretariat
shall be the parent organization for all the agencies
responsible for land registration and cadastral
survey in the Kingdom.

Functions of National Land Commission Secretariat

10

The Commission Secretariat shall have the
following functions:

a) Be responsible for custody, compilation and
maintenance of Chhazhag Sathram.
b) Shall conduct land cadastre and be

the technical agency on cadastral
technology in the country.

c) Shall implement the provisions of this
Act and to effect changes in the Chhazhag
Sathram in accordance with the provisions
of this Act.

d) Shall be the national agency to coordinate,
with other Government agencies where
necessary, to monitor the restrictions in
this Act.

e) Shall be responsible to constantly update
and improve the mode of cadastral survey,
land registration systems and land
administration procedures under the
purview of this Act.
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11

12

13

14

15

f) Shall formulate and execute strategies
and plans within the programmes issued
by the Commission.

g) Facilitate the Local Authority in carrying
out their functions according to the
provisions of this Act.

h) Either on its own or in coordination with
relevant agencies, where necessary, shall
prescribe formats and rules pursuant to this
Act and amend them as and when deemed
necessary.

The Commission Secretariat shall carry out
such other responsibilities as may be assigned by
the Commission.

The Commission Secretariat shall, in collaboration
with the Local Authority, establish or upgrade
cadastre and land registration offices at Gewog,
Dzongkhag and Thromde.

The Commission Secretariat may, in writing,
delegate specific powers to the Local Authority in
so far as the security and the authenticity of its
operation are not compromised.

The Local Authority may adopt by-laws and rules
of procedure for the functioning of their offices
subject to the provisions of this Act.

The Government shall ensure to provide adequate
human and financial resources to these offices to
implement the provisions of this Act.
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CHAPTER 3

CHHAZHAG SATHRAM

Chhagzhag Sathram as national land records

16 Chhagzhag Sathram, hereafter referred to as
Thram, shall be the sole authoritative document
that shall record and establish the legitimacy of
title to land of a juristic person in the country.

Contents of Thram

17 The Thram shall contain:

a) Identification of the land:
1. Thram number.
2. Map sheet number of the cadastral
map.
3. Plot number of the land on the
cadastral map.
4, Coordinates of boundary points.
S. Name of the land.
6. Type of land category.
7. Total area of the land.
b) Identification of the landowner:
1. Name of the landowner.
2. Unique household number.
3. Citizenship identity number.
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Permanent address of the landowner; if a
corporation, name of the corporation, certification
of incorporation and its principal address; and
if civil society organization, name of the
organization, certification of organization, and its
principal address.

Other information:

1. Remarks about a land if the land is on
mortgage or lease, and/or if it is Kidu or
rehabilitation land along with its allotment

year.

2. Individual share of land for land under
joint ownership, if specified.

3. Name of the individual person for a land

under individual ownership.

Land categories for registration in Thram

18

19

The land categories recorded in Thram pursuant
to the Land Act, 1979, shall be annulled and
replaced hereafter under any of the land categories
prescribed in Section 19 of this Act, subject to the
provisions of this Act.

The land owned by different persons shall be
categorized and registered in the Thram under
one or more of the following land categories:

a) Chhuzhing.
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b)

Kamzhing.

Cash crops land used for
1) Apples

2) Orange

3) Cardamom,

4) Any other cash crops.
Residential land.
Industrial land.
Commercial land.
Recreational land.
Institutional land.

Any other category of land designated by
the Commission from time to time.

Certification on land categories

20

The registration of land categories in the Thram
shall be based on the following certification of

land use.

a)

b)

Certificationonthelandused asagricultural
land from the Local Authority.

House number as evidence of the rural
land used as residential area from the Local
Authority.

10
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c)

d)

g)

h)

j)

Licenses issued by the Ministry of Trade and
Industry to establish and operate industrial,
commercial and recreational ventures on rural
land.

Permits for residential, industrial, commercial
and recreational land in accordance with the
Thromde development plan from Thromde.

Approval letter from the Ministry of Agriculture
on conversion of Chhuzhing to other uses.

Certification from the Ministry of Agriculture
to establish commercial agriculture farms.

Approval letter on acquisition of private
registered land from the Commission.

Approval letter on allotment of the Government
land or Government Reserved Forests land
from the Commission.

Specification of land category in the Kasho
granting land.

Any other Government order issued by the
Government under specific laws.

Registration of land in Thram

21

Any land owned by a person shall be registered in
the Thram in the administrative jurisdiction of
the Gewog and Dzongkhag or Thromde wherein
it is located.

11
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Owning more than one Thram

22 A person may own more than one Thram. Such a
person shall be entitled to a separate Thram for
the land belonging to him.

Issue of Lag Thram

23 The Commission Secretariat or its authorized
agency shall issue Lag Thram to the Thram holder
as copy and evidence of his land in the Thram.
Copies of the cadastral map of his land shall be
attached to the Lag Thram.

24 For the land of a family, only one Lag Thram shall
be issued in the name of the Thram holder. In
case of the land under joint ownership other
than family land, all the co-owners may be issued
with Lag Thram indicating the share of each
co-owner, if applicable.

25 Lag Thram shall indicate whether a registered
and is Kidu or rehabilitation land.

Verification of Lag Thram

26 The validity and currency of Lag Thram at any
point in time shall be verified from the Thram.

Authority to register land or effect change in Thram

27 The Commission Secretariat shall register the
land of a person in the Thram or make any changes
in the Thram in accordance with the provisions of
this Act.
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Report of discrepancy

28

Alandowner, the Local Authority or the authorized
agency of the Commission Secretariat may report
any errors or illegal records in the Thram or
cadastral maps to the Commission Secretariat.

Amendment or issue of new Thram

29

30

The Commission Secretariat shall effect the
changes in the Thram and/or issue new Thram
within 30 working days on the land conveyances
prescribed in this Act after the receipt of
relevant documents from the Local Authority and
the Commission.

The Commission Secretariat shall return the
land conveyance documents that are incomplete
or inconsistent with the provisions of this Act to
the parties concerned through the Local Authority
within 30 days of receipt of such documents
providing details of the missing requirements or
inconsistency in writing.

Cadastral survey on registered land

31

32

Cadastral surveys shall be conducted on registered
land based on the national geodetic reference
datum.

The Commission Secretariat shall adopt a
systematic approach to resurvey the whole country
employing the most recent technology and
processes to enhance the efficiency of the system
and the quality of the cadastral data. In doing so,
the boundaries as represented in the existing
analogue cadastral maps shall be the basis for
the resurvey.
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33

34

35

36

37

The new survey shall record the coordinates of
critical points along the land parcel boundaries.
The Commission Secretariat shall affect minor
realignments in the boundary in order to minimize
the number of points that need to be recorded.
However, the area shall remain the same.

The Commission Secretariat or its authorized
agency shall be the sole agency to maintain the
coordinates of registered land in cadastral records
or to peg the boundary markers in the ground.

The coordinates recorded with the Commission
Secretariat or boundary markers pegged in the
ground along the boundary of a land parcel
shall serve to determine the boundary and the area
of a registered land in the event of any
discrepancy.

The coordinates shall be recorded and boundary
markers shall be pegged with the written
concurrence and in the presence of the landowners
or any authorized persons in his behalf.

The area, extent, location, and boundary of all
registered lands shall be spatially depicted on a
cadastral map. A cadastral map shall contain the
name of Geog and Dzongkhag or Thromde,
sheet number, plot number of land, boundary of
land, coordinates at selected points along the
boundary, area and scale, easements, and any
other features as necessary.
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38

The original cadastral maps shall be protected and
maintained in the archives of the Commission
Secretariat and they shall not be taken out of
the premises of the archives except in accordance
with the written order of the court of law. However,
copies of the cadastral maps shall be made
available to the Local Authority and other
Government agencies.

Preservation of survey monuments

39

40

41

42

For the purpose of cadastral survey, the
Commission Secretariat may erect survey
monuments and boundary markers on a land
after serving appropriate notice to the
landowners.

Only the authorized persons shall have the right
to destroy, alter, or remove any survey monuments
or boundary markers upon prior written
permission from the Commission Secretariat.

In the event a person intends to destroy, alter, or
remove any survey monuments or boundary
markers on his land, a written application shall
be submitted to the Commission Secretariat. The
Commission Secretariat shall respond within 60
days of the receipt of application. If he does not
receive any response within the stipulated time, it
shall be deemed that the permission has been
granted.

In case of the refusal of permission, he may

appeal to the Commission whose decision shall
be final and binding.
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Correction of name of landowner

43

44

In the event a Thram holder petitions to the Local
Authority that his name is incorrectly spelt or
his full name is not recorded in his Thram, the
Local Authority shall based on the Citizenship
Identity Card endorse the correction of name to the
Commission Secretariat who shall make the
necessary changes in the Thram.

Upon demise of the Thram holder of a family,
the Thram shall be transferred to the name of
one of the members identified by the family within
360 ofhisdemise as certified by the Local Authority.
In the event of non-compliance, such a person
shall be liable in accordance with Section 300(h) of
this Act and the Local Authority shall instruct
the family to register the land in the name of one
of the surviving members identified by the
family.

Correction of errors in Thram and cadastral records

45

46

If there is any discrepancy between the Thram,
cadastral records and/or the area occupied on
land, the Commission Secretariat shall resolve it
in accordance with Sections 46 to 50 of this Act.

The Surveyor General of the Commission
Secretariat shall institute an Investigation
Committee consisting of representatives from the
Commission Secretariat, the concerned Local
Authority where the land is located, and a
minimum of three senior citizens from the locality
appointed by the Local Authority.
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47

48

49

50

The Local Authority, in writing, shall notify
the landowners concerned of the discrepancy and
the investigation.

The Investigation Committee shall submit its
report to the Commission Secretariat within 60
days of receiving the order of investigation and
also distribute the report to the affected
landowners.

In the event any landowners contest the area of
the land determined by the Investigation
Committee, they shall file an objection to the
Investigation Committee within a period of
30 days of distribution of the report. Under such
circumstances the Investigation Committee may
carry further investigations and shall submit its
final report within next 30 days after submission of
any objection. If no objection is filed within the
stipulated period, the decision by the Investigation
Committee shall be deemed binding.

Based on the findings of the Investigation
Committee, the Thram and cadastral map shall
be corrected as follows:

a) If the registered area in the Thram is less
than the area occupied on the ground and
the boundary coordinates or boundary
markers confirm the area occupied on the
ground, the landowner shall be entitled to
the excess area if he so desires.
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b)

d)

51

If the registered area in the Thram is more than
the area occupied on the ground and the boundary
coordinates or boundary markers confirm the area
occupied on the ground, the Commission
Secretariat shall correct the Thram according to
the actual area on the ground.

If the cadastral map is wrong, the actual area
on the ground as defined by the boundary
coordinates and/or boundary markers shall
prevail and it shall be rectified in accordance to
Sections 50(a) and (b) of this Act.

The landowner shall pay tax to the Government
on the excess area in case of Section 50(a) of this
Act and the Government shall refund the excess
tax paid by the landowner in case of Section
50(b) of this Act, by keeping the year during which
the erroneous Thram was issued as the base
year.

In the event a case cannot be resolved by the
Commission Secretariat, the matter shall be
submitted before the Court of Competent
Jurisdiction. Based on the final judgment of
the Court of Competent Jurisdiction, the
Commission Secretariat shall amend the Thram
and cadastral records.
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Access to data in Thram

52

53

54

55

Only the Commission Secretariat, authorized
agency and the authorized officials at Gewog and
Dzongkhag or Thromde shall have access to the
central data system of Thram and cadastral
records.

The Thram holder or his authorized person shall
have access to the information on his land
and cadastralmaps maintained by the Commission
Secretariat.

Except those information restricted by the
Government, the Commission Secretariat or
its authorized person shall allow the viewing of
data in Thram and cadastral records maintained
by the Commission Secretariat or its authorized
agency upon a written request from:

a) Thram holder or his authorized person for
his land.

b) A person for a specified landholding in a
Thram.

The Commission Secretariat shall allow the
Government agencies to access and use the land
records for public purposes.

Settlement of land disputes

56

The parties to a dispute may settle land disputes
amicably before taking any legal recourse.
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57

In the event, amicable settlement is not possible,
the matter shall be submitted before the Court.
According to the verdict, the Commission
Secretariat shall carry out necessary action.

CHAPTER 4

ENTITLEMENT AND GRANTING OF LAND

Entitlement to own land

58

59

The juristic persons who are entitled to own land
in the Kingdom of Bhutan are:

a)
b)
<)
d)

Institution of Monarchy.

Family.
Individual person.
Government institutions including

corporations belonging to the Govern-
ment.

Gerab Dratshang (Gedeon and Rabdeys).
Civil society organizations, corporations,
community for social and religious
purposes, and religious institutions
recognized by the laws of the Kingdom of
Bhutan.

The juristic persons in Section 58 of this Act shall
fall under one or more of the following broad
categories of registered landowners:
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a) Crown Property,

b) Individual person.

c) Family land,

d) Joint owners.

e) Government institutions.

f) Gerab Dratshang.

g) Religious institutions

h) Civil society organizations.

i) Corporations.

j) Community for social and religious
purposes.

60 An individual person may own land either in his
name and/or in the name of joint ownership other
than family land, the total of which shall not
exceed the land ceiling according to Sections 64
to 66.

Ownership of land upon registration in Thram

61 The ownership of land shall be conferred to its
owner upon registration of such land in the Thram
in his name in accordance with the provisions of
this Act.

62 No Government land or Government Reserved
Forests land shall be transferred to private
ownership except otherwise provided by the
Constitution and as detailed under this Act.
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Land may be owned anywhere in the Kingdom

63 A juristic person under Section 58 of this Act may
own land in more than one Gewog or Thromde
within the Kingdom of Bhutan.

Land ceiling

64 The land ceiling for a family and, those
organizations and entities not listed in Section 68
of this Act shall be 25 acres consisting of one or
more land categories as specified in Section 19 of
this Act.

65 A person may own land either in his name, and/
or in the name of joint ownership other than
family land. A person shall belong to a family.

66 Land belonging to a person either in his name
and/or in the name of joint ownership shall be
included with the family land under the land
ceiling.

67 Based on the contents of Thram in Section 17 of
this Act, and using other relevant data as may
be deemed necessary, the Commission Secretariat
shall develop a monitoring system and implement
it in collaboration with the Local Authority
to enforce the land ceiling in Section 64 of this
Act. Within 360 days from the date of enforcement
of this Act, a person shall dispose his excess land
to ensure compliance of the provisions on land
ceiling under this Act.
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Exemption from land ceiling

68

The land ceiling in Section 64 of this Act shall not
apply to the land registered in the name of:

a) Members of Royal Family.

b) Crown Property.

c) Government institutions.

d) Gerab Dratshang.

e) Community owning land for social and
religious purposes.

f) Industrial land beyond 25 acres ceiling,

provided that the industrial land
exceeding 25 acres ceiling is registered in
the name of a Corporation.

Mineral resources on registered land

69

70

Any mineral resources found in any registered
land shall belong to the State and shall be governed
by the prevailing Mines and Minerals Management
Act or any other law that shall govern their use
and management.

In the event the mineral resources are extracted
andthe processofextractionlessensordeteriorates
the land utility, the Government shall acquire the
land and provide compensation as provided in
this Act.

Granting Kidu and rehabilitation land

71

Granting of Kidu and rehabilitation land shall be
the royal prerogative of the Druk Gyalpo.
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CHAPTER 5
REGISTRATION OF LAND IN CHHAZHAG SATHRAM

Land of individual person

72 The land owned by an individual person shall be
registered in the Thram in his name.

Land of family

73 The land of a family shall be registered in the
Thram in the name of the head of the family.

Land under joint ownership

74 The land under joint ownership shall be registered
in the Thram in the names of all its co-owners.

Land of corporations

75 The land of a corporation shall be registered, in
the name of a corporation registered under the
prevailing Company’s Act of the Kingdom of
Bhutan, or, in the name of the body corporate
established under the relevant law.

Land of religious institutions

76 Theland ofreligious institutions shall be registered
in the name ofthe traditionallineage or reincarnate
and not in the name of an individual person.
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Land of civil society organizations

77 The land belonging to a civil society organization
shall be registered in the name of the civil society
organization registered under the prevailing
Civil Society Act of Bhutan and not in the name of
any individual person.

78 The land provided by the Government to any civil
society organization before the enactment of this
Act shall be retained on lease.

Land of Government institutions and Gerab
Dratshang

79 The land belonging to Government institutions
and Gerab Dratshang shall be registered in the
Thram in the mname of respective user
establishments of the Government
institutions or Gerab Dratshang and not in the
name of any individual person.

Land on default of mortgage

80 In the event of default of a mortgage on land, the
Commission Secretariat shall, in accordance with
the order of the court, transfer the ownership of
land in the name of a person entitled to the land.

Substitute land

81 A substitute land shall be registered in the name
of the person to whom the land is allotted.

Kidu and rehabilitation land

82 A Kidu or rehabilitation land shall be registered
in the Thram in the name of the person or persons
to whom the land was granted.

25



%‘Qm«‘&fn‘uﬁ'«'&,]

o) %'ﬁ'm«‘&fﬂ«’@'ﬁuﬁm@ﬁﬂua'A\r&ﬁ' %ﬁqﬁ%ﬁﬁﬂfgt@a\q
QX agqﬁ%ﬁmN’%ﬂm‘@‘%@'@a««'@ﬁqg‘énﬁﬁ'qnﬁna'%'ﬁ'
mwﬁw@%:ﬁqgnﬁﬁﬁﬁ

4 :lsa@awq%'aq&wg:ma'K\j'ar Lq@:'ﬁm' %’ﬁ'ﬂdk\l‘gﬂ«'@g’ﬁ'
&'A\res'ﬁ' gx'gﬁ'q:'qﬁagﬁ'ﬁ'qasz:%ﬂ

WEIRITT §<ogava|

e q@:?mgn@'ﬁ: ﬁﬁ'&:f&g’é:ﬁ'«'&ﬁ &’Eqﬁ%ﬂ:"a’q@m’a\q
AT A e
REAHTY R

'qv?aw&n@wﬁgﬁqw:1'64'@41«':13'&5‘

<0 N‘&%ﬂqﬁqw&'ﬂgqmﬁ' g‘ﬁq’ng:ra\réuwnr%q gq’guwmq
égﬁ*‘r @e«w@'aﬁqwa’wqa'gﬁwﬁm% N'&’a'qﬁ”ﬁq;% -
as’ﬁ:mar?ﬁﬁ'na' &"i’%&'&:“é@@ FXams |

N‘é:@'k\ra]

<) N‘&S:@'N‘aﬁvgﬁ'ﬂa‘%ﬁaaaﬁqgnﬁﬁ'ﬁﬁ‘
FYR e

{3 éﬁgﬂﬁ:’ q&«q«;@w&ﬁ N’éﬁ:@'ﬁ%ﬁéﬂfg L
SR




Prohibition on registration of land in the name of

minor

83

Land shall not be registered in the name of a
minor who is below 18 years.

Land of minors

84

85

Notwithstanding Section 83 of this Act, and
except otherwise provided in a will, in the absence
of any surviving adult member, the land of a
deceased Thram holder shall be registered in the
Thram in the name a minor below the age of 18
years upon recommendation from the Local
Authority.

The land registered in the Thram in the name of
the minor under Section 84 of this Act shall be
under the custody of a legal guardian identified
by the Local Authority.

CHAPTER 6

RIGHTS AND OBLIGATIONS OF LANDOWNERS

Right to registered land

86

87

The land registered in the Thram in the name of
an individual person shall belong to him.

All the members own the land registered in the
Thram of a family. The Inheritance Act shall
govern the entitlement to any land by the member
of a family.
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88

With exception of the land registered in the Thram
in the name of a family and a community for
social and religious purposes, the share of land
under joint ownership shall be considered equal
among the joint owners unless otherwise specified
in the Thram.

Interchangeability and use of land

89

90

Except for Chhuzhing and the land categories
falling within the Thromde, industrial, and
protected agricultural areas declared in
accordance with Section 302 of this Act, a
landowner may interchange and use his other
registered land categories to any other categories
in accordance with 165 of this Act.

The land for commercial agriculture farms shall
be used only for commercial agriculture purposes
as per the project proposal approved by the
Ministry of Agriculture.

Conversion of Chhuzhing to other uses

91

In case of conversion of Chhuzhing to other land
categories for purposes other than residential
land, such conversion may be processed in
accordance to Section 166 of this Act.

Use of Chhuzhing as residential land

92

A landowner without a house and having only
inherited Chhuzhing in his Thram may apply
for one plot of 50 decimals in rural area for
residential land from such Chhuzhing to the Local
Authority in accordance with Sections 167 to 169
of this Act.
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Right to transact land

93

94

95

96

97

Subject to the provisions of this Act, a person
owning an independent Thram shall have
the exclusive right to transact his land, including
surrendering of land to the Government.

Subject to the provisions of this Act, a person
may lease his land for the activities allowed by
this Act, including share-cropping.

Upon demise of a landowner, if the closest in line
of legitimate heirs cannot inherit land due to
restriction on land ceiling, he may transact such
land within 360 days of demise. Otherwise, the
land may be inherited by the next closest legitimate
heirin succession as determined by the Inheritance
Act.

A piece of land registered in the Thram under joint
ownership shall be transacted upon consent of
all the landowners or by a co-owner to the extent
of his share of land, if specified in the Thram.

Any party entering into transaction of a registered
land may lawfully authorize any other person to
undertake land transaction in his behalf.
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98

The transfer of ownership of land from one
Government institution to another or from one
Government institution to Gerab Dratshang and
vice versa, and from one organization of Gerab
Dratshang to another shall be permitted.

Right to trees on registered land

99

100

101

The trees, either grown naturally or planted, in a
registered land shall belong to the landowner.

The Thromde Act or any other law that shall
govern the use and management of land shall
govern the management of trees in Thromde.

Transportation and commercial use of timber from
these trees shall be subject to the Forest and
Nature Conservation Act or any other law that
shall govern the transportation and commercial
use of such timber in future.

Right to trees on boundary of registered land

102

103

The landowner who planted a tree on the
boundary of land shall enjoy its ownership
and he shall be responsible to ensure that the
other landowner is not affected by such a tree.
In the event the tree adversely affects the adjacent
landowner, the Local Authority, upon receiving a
written complaint, shall serve a written notice
to the tree owner to remove the harm caused to
other landowner within 30 days of issuance of
such notice.

The fruits from such trees falling naturally upon
the adjoining land shall belong to the owner of
such land.
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Right to fruits and timber from naturally grown trees
on boundary

104 The fruits and timber from a naturally grown tree
on the boundary of two plots of registered land
shall be shared between the two landowners

Right to trees on Kidu, rehabilitation and substitute
land

105  Any trees on Kidu, rehabilitation and substitute
land at the time of allotment shall belong to the
Government unless otherwise specified in the
Kasho or allotment order. Such trees shall
be disposed by the Ministry if in the Government
Reserved Forests land and the Municipal authority
in the Government land, and hand over the land
free of encumbrances within 60 days after
registration of the land in the Thram of the person
to whom the land is allotted.

Ownership of immovable properties on transacted
land

106 Unless otherwise specified in the transaction
deed, the immovable properties on the transacted
land shall be deemed as belonging to the new
landowner.

Right to omitted land

107 If a plot of land registered previously in the Thram
is omitted during the compilation of the new
Thram, the landowner may apply for its
reinstatement to the Commission Secretariat
through the Local Authority within 5 years from
the date of issue of the new Thram.

108 Upon reinstatement, the Thram holder shall pay
tax to the Government with arrears on such land
for the number of years the land was omitted.
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Verification of land boundary

109

110

Prior to establishment of any structure that
is likely to affect the boundary of a piece of land,
the landowner planning to establish such
structure may verify and ascertain the boundary
of the land with the landowners of adjoining land
and local land records office.

If a landowner wishes to verify or specify the
coordinates and boundary markers of his land,
he shall apply, in writing, to the Local Authority.
The Local Authority shall then carry out the
survey and peg the boundary marker on the
ground.

Merging of contiguous land parcels

111

112

Two plots of registered rural land that are
physically contiguous, of the same land category,
and belonging to the same landowner may be
merged into one plot, if the landowner so desires
by applying to the Local Authority.

In case of Thromde, land pooling or any such tools
may be adopted to merge or consolidate the
plots.

Structures on boundary

113

Ditches constructed on the boundary of two plots
of lands are presumed to belong to both
landowners.
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114

When a hedge, or a ditch which is not used as
a drain, belongs to the owners of two adjoining
pieces of land, each of the owners is entitled to
cut down the hedge or fill up the ditch to the
boundary line provided he builds a wall or erects
a fence along the boundary line.

Laying of structures in one’s registered land

115

116

A landowner shall not locate or construct a
well, pond; cesspool or receptacle for refuses
within 2 meters on his land from the boundary,
in order to avoid any discharge or percolation of
the contents into his neighbor’s land.

However, he may lay underground water pipes or
similar installations on his land at a distance of
half a meter from the boundary.

Exchange of registered land with Government
Reserved Forests land

117

Where necessary in the interests of the nation
and/or for those landowners whose land have been
destroyed by natural calamities, the Government
may exchange a rural registered land with the
Government Reserved Forests land.

Paying land tax

118

From the day a person acquires the ownership of
land through registration in Thram, he is liable to
pay land tax to the Government.
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Access to registered land

119

120

121

122

123

Any authorized person of the Commission
Secretariat or any agency of the Government
shall have entry to a registered land, landed
property or roads for conducting cadastral works,
land survey, or for utility service facilities as
deemed necessary by the Government.

Before the entry to a registered land by such a
person, the Commission Secretariat or any other
agency of the Government shall through the Local
Authority serve an appropriate notice of entry to
the landowner or any person in custody of such
land.

The landowners shall allow the authorized person
to enter their land and landed property subject to
the notice served in accordance with Section 120
of this Act.

The Commission Secretariat or any other agency
of the Government serving the notice shall require
the landowner or any person from whom the entry
is being sought to be present to facilitate the
survey and public utility related works.

After prior consent of the landowner, if and when
necessary to do so, the authorized person, shall
have the authority to erect mapping stakes, dig
ground, divert water bodies temporarily, sink
bores, cut and trim branches of trees, and remove
or do away with obstacles taking into consideration
that such action shall cause the least amount of
damage to the land. Where appropriate, the areas
thus altered shall be restored to their original
status.
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124 The landowners shall ensure to facilitate the
conduct of survey, cadastral works and public
utility works on their registered land with minimum
obstruction or inconvenience to the authorized
person.

125 The Commission Secretariat or any agency of the
Government concerned shall require the
landowners of adjacent plots or their authorized
representatives to be present and to facilitate the
conduct of survey and the public utility works.

Accepting land boundary

126 The landowners may acknowledge and accept,
by signing in the format prescribed by the
Commission Secretariat for conducting cadastral
survey, demarcation of land boundaries, or any
changesin the existing boundary when conducting
cadastral survey on their land.

Land of a Bhutanese citizen who has migrated

127 IfaBhutanesecitizen had submitted an application
on the transfer of ownership of his land to the
Local Authority before his migration to another
country in accordance with the provisions of this
Act, such land shall be transferred in the name
of the beneficiary. Otherwise, such land shall
be taken over as the Government land or
Government Reserved Forests land.

Encroachment on others’ land

128 Encroachment on any state owned and private
registered land shall be prohibited.
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Prohibition to wuse community land for other
purposes

129

The land registered in the Thram in the name
of a community for social and religious purposes
shall not be used for purposes other than social
and religious purposes.

Under-utilization and under development of land

130

131

The Government may enforce, by an order in
writing, fiscal measures or any other means to
discourage under-utilization and under
development of registered land.

The Local Authority shall be responsible to
monitor and enforce the provision on under-
utilization and under development of land.

Prohibited land transactions

132

133

134

135

The minimum parcel of land that shall be
registered in a Thram is 10 decimals.

Those land parcels less than 10 decimals prevalent
before the enactment of this Act may be retained
in the Thram of the landowner or transacted only
in its entirety without subdivision.

Except for surrender of land to the Government,
the landowners shall not engage in any transaction
of the land registered in the name of a community
for social and religious purposes.

There shall be no transaction of land registered
in the Thram in the name of a minor in accordance
with Section 84 of this Act.
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136

137

138

139

Except for surrender of land to the Government,
the exchange of land in accordance with Section
117 of this Act, mortgage of land or land lease, a
landowner shall not engage in any other
transaction of:

a) The land registered in the Thram of
Government institutions.

b) The land registered in the Thram of Gerab
Dratshang

Except for surrender of land to the Government,
exchange of land in accordance with Section 117
of this Act, mortgaging, leasing, and inheritance,
the land recorded in the Thram as Kidu or
rehabilitation shall not be sold within 10 years of
its allotment.

Except for surrender of land to the Government
and the exchange of land in accordance with
Section 117 of this Act, the land belonging to
religious institutions shall not be transacted.

The land provided by the Government on lease for
commercial agriculture shall not be transacted in
any form.

No transaction of land under the process of ownership
change

140

From the day a land transaction deed has been
lawfully executed and processed by the Local
Authority, neither of the party shall engage in any
other transaction on the same piece of land till
the change of ownership in the Thram is complete.
Any subsequent transactions under such
circumstances shall be null and void.
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In case of multiple transactions, the legally
binding agreement executed with the first buyer
shall be deemed valid.

Withdrawal of land transaction

141

If the parties to the land transaction jointly apply

in writing to the Local Authority to cancel the transaction,
and the ownership is not changed in the Thram, the
Local Authority shall endorse the cancellation to the
Commission Secretariat.

CHAPTER 7
ACQUISITION OF REGISTERED LAND

Acquisition of registered land

142

143

144

145

146

The Government may acquire a registered land
for public interests.

The Government may provide substitute land or
cash payment, or both, as compensation.

Acquisition of land shall entail a fair
compensation.

Acquisition shall be in accordance to the procedure
on acquisition of registered land.

Acquisition of the land occupied by religious
monuments shall be avoided.
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Mode of compensation for land acquired

147

148

149

150

The landowner shall have the discretion to opt
for substitute land or cash compensation offered
by the Government in case of the land acquired
from rural areas.

In case of the land acquired in Thromde, the
landowner shall be provided cash compensation.
If the land to be acquired is the only plot owned
by the landowner in the Thromde, the Government
shall consider a substitute land in the same
Thromde. If the value of substitute land is
inadequate additional cash compensation shall
be provided subject to the value of land.

Compensation shall be provided for the immovable
property on the acquired land.

Upon acquisition, if the remaining land parcel is
less than 10 decimals, such land both in Thromde
and rural areas shall also be acquired.

Valuation of land and property

151

There shall be a Property Assessment and
Valuation Agency established under the Ministry
of Finance to valuate and fix the value of land
and any other collateral property that may be
acquired. The valuation of the land and property
shall consider the total registered area, registered
land category, its current use, location in
relation to accessibility to vehicular road,
immovable property, local market value, and other
elements such as scenic beauty, cultural and
historical factors, where applicable.
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152 The Property Assessment and Valuation Agency
shallalsoberesponsible to fixthe non-development
fiscal measures specified in Section 130 of this
Act.

Approving and revising compensation rate

153 The compensation rate fixed by the Property
Assessment and Valuation Agency and any
subsequent revisions shall be subject to approval
of the Government.

154 The Property Assessment and Valuation Agency
shall revise the compensation rate after every
three years.

Location of substitute land

155 The location of substitute land to be allotted in
rural areas shall be in the order of preference of
same village, Gewog, and Dzongkhag.

Appropriate substitute land

156 The Government shall ensure to provide the
landowner with a substitute land commensurate
to the value of land acquired.

Non-enclosure of Government land or Government

Reserved Forests land

157 A land allotted as substitute shall not enclose
any patch of Government land or Government
Reserved Forests land inside its boundary.

Taking over acquired land

158 The land under acquisition shall be taken over
only after registering the substitute land in the
name of the affected landowner or the cash
compensation has been made to the landowner.
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CHAPTER 8
PROCEDURES ON LAND CONVEYANCE

Transaction of private registered land

159

160

161

After entering into a land transaction involving
inheritance, sale/purchase, exchange of private
registered land with another private registered
land, and donation/gifting, the parties involved
shall submit their land transaction application to
the Local Authority, for the transfer of
ownership.

The application shall include a lawfully executed
transaction deed and other documents prescribed
by the Commission Secretariat in the rules for
land transactions that are specified in Section
159 of this Act.

If the transaction is deemed lawful in accordance
to this Act, the Local Authority shall post a notice
of the transaction for public viewing, which shall
remain effective for 30 days. If no objection is
raised from any quarter within the period;

a) The Gewog shall forward the case to
Dzongkhag.The Dzongdag shall validate
the case in accordance with Section 162 of
this Act and endorse it to the Commission
Secretariat for effecting changes in the
Thram, or
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162

163

164

b) The Municipal authority shall validate the
case as per Section 162 of this Act and
endorse it to the Commission Secretariat
for effecting changes in the Thram.

In the event of any objection, the Local Authority
shall evaluate the legitimacy of the objection, and
if warranted, the application shall be returned to
the parties involved within 15 days of objection
explaining the grounds of its rejection.

If there is no objection, the Local Authority
concerned shall conduct cadastral survey in the
field, if division of the land under transaction is
involved. The cadastral survey shall be completed
and the transaction case shall be submitted to
the Commission Secretariat within 60 days after
public viewing for changes or issuance of new
Thram.

If no division of the land under transaction is
involved, the Local Authority shall submit the
transaction case to the Commission Secretariat
within one week after completion of the public
viewing for effecting changes or issuing new
Thram.

Conversion of land categories

165

In the event a landowner desires to change his
land categories other than Chhuzhing and
those outside the Thromde, industrial, and
protected agricultural areas declared in
accordance with Section 302 of this Act, he
shall submit an application in a format prescribed
by the Commission Secretariat to the Local
Authority for approval.
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166

In case of conversion of Chhuzhing to other land
categories for purposes other than residentialland,
and those outside the Thromde, industrial and
protected agricultural areas declared in
accordance with Section 302 of this Act, the
landowner shall submit a written application to
the Local Authority. The application shall be
supported by a filled up format prescribed by the
Ministry of Agriculture.

The Local Authority shall verify the proposed
conversionandeitherreject,inwhich circumstance
the application shall be returned to the applicant,
or submit the application with its recommendation
to the Ministry of Agriculture.

The Ministry of Agriculture shall assess the
feasibility based on the technical criteria including
availability of water, soil and environmental
conditions, and respond to the landowner and the
agency acquiring it within 120 days from the
date of the receipt of the application from the
Local Authority.

If the conversion is approved, the Ministry of
Agriculture shall intimate the Commission
Secretariat to effect the changes in the Thram.
The Commission Secretariat shall effect the
changes in the Thram and accordingly inform the
landowner and the agency acquiring it through
the Local Authority.

Conversion of Chhuzhing as residential land

167

A landowner with only inherited Chhuzhing in his
Thram may apply for 50 decimals in rural areas
from such Chhuzhing as residential land to the
Local Authority in a format prescribed by the
Ministry of Agriculture.
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168

169

170

171

The Local Authority shall survey and demarcate
the area proposed as residential land and may
approve the change in land category if the
proposition is not contrary to any other law for the
time being in force. In the event of approval,
the Local Authority shall endorse the matter to
the Commission Secretariat for effecting the
change in the Thram and to the Ministry of
Agriculture for monitoring.

If the remaining plot of the same Chhuzhing is
less than 10 decimals, it may be included for
conversion as residential land.

The Gup, through the Dzongkhag, shall be
responsible to report to the Commission
Secretariat if such residential land is not used for
house construction within 3 years.

In the event a house is not constructed within 3
years, the residential land shall be reverted to
Chhuzhing by the Commission Secretariat based
on the non-compliance report received in
accordance to Section 170 of this Act.

Exchange of registered land with Government
Reserved Forests land

172

173

174

175

The Ministry shall prescribe a format for the
exchange of private registered land with the
Government Reserved Forests land.

The applications on the exchange of land shall be
submitted to the Local Authority.

The Local Authority shall verify and submit the
applications to the Ministry.

The Ministry shall submit the proposed exchange
and its views to the Commission.
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176

177

The Commission may either reject with proper
justification or approve the proposed exchange.

The Commission shall forward the approved
exchanges to the Commission Secretariat for
issuing new Thram and to the Ministry for
releasing the Government Reserved Forests land.

Transfer of land between and among Government

institutions

178 The Commission Secretariat shall effect the
change of ownership of land:

179

a)

b)

Fromone Governmentinstitutiontoanother
Government institution upon receiving
application from the parties involved
through the Local Authority.

Between Government institutions and
GerabDratshanguponreceivingapplication
from the parties involved through the Local
Authority.

From one agency of Gerab Dratshang
to another agency of Gerab Dratshang
upon receiving application from Dratshang
Lhentshog through the Local Authority.

The applications for transfer of land ownership
shall be supported by a duly filled up format
prescribed by the Commission Secretariat and
the endorsement by the Local Authority.

Record of mortgage and lease

180 The party mortgaging or leasing land shall submit
a copy of their lawfully executed mortgage or lease
deed to the Local Authority.
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