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FORWARD

Recognizing the need for structured and sustainable urban living, the National Land
Commission Secretariat, in collaboration with the Department of Human Settlement under
MolT, has formulated the Strata Rules and Regulations 2025. These rules aim to promote
harmonious co-existence, protect the rights and responsibilities of strata owners and
residents, and ensure effective management and maintenance of both common property and
individual units.

Although the Strata Transaction Guideline 2021 and provisions of the Land Act of Bhutan
2007 offer some guidance on unit conveyance and ownership, they fall short in addressing
critical areas such as common property management, easement rights, cost-sharing, and
disaster-related damages, highlighting the need for a comprehensive legal framework.

Accordingly, and in line with Chapter 2, Section 6 of the Land Act of Bhutan 2007, as well
as the directive of the Supreme Court of Bhutan issued via Thruenchoe No. Ngoenthue
(HUNG.24-77) dated October 10, 2024, the National Land Commission Secretariat, in
collaboration with the Department of Human Settlement, has formulated the Strata Rules
and Regulations 2025.

The rules were developed through consultations with key stakeholders and aligned with
national laws and policies. International best practices were also adapted to ensure legal
clarity, better governance, and sustainable management of strata properties in Bhutan.



STRATA RULES AND REGULATIONS, 2025
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In accordance with the powers vested under Section 6 of the Land Act of Bhutan 2007, and
pursuant to the Supreme Court’s directive vide Thruenchoe no. Ngoenthue (HUNG.24-77)
dated October 10, 2024, the National Land Commission Secretariat and the Department of
Human Settlement, Ministry of Infrastructure and Transport hereby frame and adopt the

Strata Rules and Regulations 2025.
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CHAPTER 1

PRELIMINARY
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Title, Extend and Commencement

NEFUFNRS GRIEY %m«' qifngn]«'a%w

1.  These Rules and Regulations shall:
a) Be called the Strata Rules and Regulations of Bhutan, 2025.
b) extend to the whole of the Kingdom of Bhutan.

c) come into effect on the Sixth Day of the Fifth Month of the Female Wood Snake
Year corresponding to the First Day of July, Two Thousand Twenty-Five.
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2. These Rules and Regulations apply to:
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1) Strata properties, including common properties.
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2) Strata owners, involved in the transfer, sale, or lease of strata property.
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3. The purpose of these Rules and Regulations is to:
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1) establish a clear legal framework for the effective management, equitable use, and
maintenance of strata properties;
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2) protect the rights and responsibilities of strata owners, ensuring efficient

governance of shared facilities and common properties; and
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3) promote compliance with relevant laws, ensuring sustainable operation of strata

properties.
aém':1'&I’ﬁ'na'ﬁaw'@ﬂ«'@'ﬁm@m% wx'sn]'nw:’én]' m:’éﬁ@g’{f&@ W IBE

¥ eAgaeniy s gy

Repeal and Saving
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4.

All existing bylaws, circulars, notifications, and directives related to Strata Property that

are inconsistent with these Rules and Regulations shall stand repealed.
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Notwithstanding section 6 of these rules and regulations, any actions taken or rights

granted before the commencement of these Rules and Regulations shall remain valid.
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CHAPTER 11

ENTITLEMENT AND RIGHTS
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Entitlement to own strata properties
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6.  The strata properties may be registered in the name of a juristic person as defined under
Sections 58 and 59 of the Land Act of Bhutan, 2007.
-"\v Av -A v v Avv 75 v v q- v 2y v vé 'Av [ <
qgﬂ] ANXISAPAN" 2000 SFHARFEBY wy AR e NARRFA AR qgga:« @

A A (2NN NN ~
ﬁﬂ’-(‘ @Q'Gq'g‘ﬂ'ﬁﬂ'é'ﬂl'ﬂﬁ'ﬂﬂ]"g' E"J’Tﬁ'ﬂﬂi’&?ﬂ"

7. A person may own more than one unit, provided that the total landholding does not
exceed the land ceiling prescribed under Sections 64 and 66 of the Land Act of Bhutan,
2007.
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8. The strata owner shall have absolute ownership of their unit and the corresponding

Proportionate Land Rights.
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RREFTEARAY AREFTIRAIRA IAARRRAR NEAEANETRIRER|



10.

I1.

12.

13.

The strata owner shall have the right to sell, transfer, mortgage, or lease without the

consent of other co-owners of the building.
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If the unit is under joint or family ownership, due consent shall be obtained from the

other joint owners or family members aged 18 years and above, as applicable.
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The strata owner shall not sell or transfer units to a person who is not a citizen of

Bhutan, except in keeping with laws.
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All co-owners shall have the future development rights over the shared properties, and
horizontal or vertical development to the building or common properties shall be agreed
upon by all strata owners and approved by the Local Authority.
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If a person sells strata properties along with its Proportionate Land Right, he waives any

associated right over the common properties, including any future development rights.
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CHAPTER 111

PROPORTIONATE LAND RIGHTS
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Determination of Proportionate Land Right
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16.

The Proportionate Land Right of individual units within a building owned by separate

owners must be determined.
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If an individual owns all the units in a building, determining the Proportionate Land

Rights is optional unless the owner explicitly opts for it.
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If the landowner desires to establish land share for a plot with structure, where
subdivision is not feasible, but a developable area remains, the landowner may retain its
land share with approval from the Local Authority for future development before
engaging in any transaction.
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18.

19.

20.
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For a plot with a structure and an established Proportionate Land Right, if a developable
area remains, redistribution of the Proportionate Land Right will be permitted upon

agreement by all co-owners.
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For the determination of the land ceiling per unique household number, the
Proportionate Land Right associated with the individual unit shall be considered instead

of the total area.
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In the case of a unit mortgage, only the unit and Proportionate Land Right shall be

considered mortgaged, not the entire plot.
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A Strata owner has the right to redetermine the Proportionate Land Right if internal
alterations are made within his unit, excluding any alteration to the common properties

and load bearing structures, without requiring consent from other co-owners.
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22.
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If such alterations result in changes to the unit details, the cost of issuing a new lagthram

shall be borne by the owner of the altered unit.
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Any physical alteration to a unit, including extensions, shall require prior consent from

the co-owners and approval from the Local Authority.
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Calculation of Proportionate Land Right
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23.

24.

The Proportionate Land Right of units shall be determined by the concerned parties
using the formulas as prescribed in the Strata Transaction Guideline, or mutually

agreeable calculations endorsed by all co-owners.
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The calculation of Proportionate Land Right shall be rounded up to four decimal places.
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27.

The total Proportionate Land Right shall match the total plot area when rounded to the
nearest whole number in sq.ft for urban and up to three decimal places in acreage for

rural.
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In cases where the subdivision is feasible, the plot must first be subdivided to create a

separate plot for the area with structure, and subsequent Proportionate Land Right shall

be calculated.
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For the calculation of Proportionate Land Right, the total number of units shall be in

accordance with the Occupancy Certificate.
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CHAPTERIV
CONVEYANCE OF STRATA OWNERSHIP
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Conveyance of Strata ownership
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28.

29.

30.

The building and unit information as per the Occupancy Certificate, along with the
Proportionate Land Right must be updated in the Thram database at the respective Local
Authority.

%R@Nﬁ§m§5ﬁaq§<§§ qﬁmmﬁmﬂﬁ"“ﬁq;qgﬁa’“ @Néﬂﬁ“’%ﬁﬁ‘: mqéqgﬁ
gﬂ"'ﬂ&'ﬂﬂ"'ﬁ@’i‘ﬁiﬂﬁm‘ N'asa'a'ﬂk\l'ﬁ@ﬁq:ﬁ:ﬁqm'qquﬁ?ﬁ‘

These details must be submitted through the Building and unit Validation Form

prescribed under schedule 2, signed and endorsed by all co-owners, where applicable.
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In compliance with the Strata Transaction Guideline, all strata conveyance must be

submitted through the eSakor portal.
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31.

32.

All provisions related to prohibited land transactions under the Land Act 2007, shall also

apply to strata transactions.
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If the plot on which the building stands is restricted by the competent authorities, it shall
not be transacted until the restriction is lifted. However, if a specific unit is being

restricted, other remaining units shall remain unaffected.
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33. Any withdrawal of a transaction shall be addressed in accordance with the Section 141

of the Land Act of Bhutan 2007.
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34. Any building or unit acquired by the government shall be compensated in accordance

with the Compensation Rates adopted by the Ministry of Finance.
2N a_a ~ N a o N ~~ O\
11'](3"(71"’\\1' ER’@&' Nﬁ'ﬁ' m:’éq' gn]m'&lm'mqmu'sq ﬁt\:,mgmga\mnmm Q’Tﬁﬁﬂ"
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35. Any ownership changes shall be brought to the notice of the Strata Management

Committee.

Qﬁq'ﬁn:&}';'&’%’@ m:’éq'q?q'g:&fnw@:@ :lzf\'as?qﬁﬁ'ﬁﬁﬂ

Lagthram
R

36. A unit-wise Lagthram shall be provided for the ownership of the strata properties by the

National Land Commission Secretariat.

A~
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37. Lagthrams shall contain the details of the owner, land, and unit along with its

Proportionate Land Right.
NQ}'EN'QR’ maéq@k’:ﬁnﬁx N'® %’NN' m’-?'éﬁ'ﬁ‘?gﬂ"N' N'éaﬁ'ﬂN'EQ'ﬁQ’-(@T m'ﬂ"N"J'
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38.

Any additional information shall be available through the QR code on the Lagthram.

i gy S5RgE g fgws) as g

CHAPTER V

STRATA MANAGEMENT COMMITTEE

AG o |
mr:'éq'q%’qg:'&fnw@:"

Establishment of Strata Management Committee

reE R BN IR

39.

40.

41.

Where there are multiple co-owners in a building with strata ownership, a Strata
Management Committee may be formed to manage the property if all strata owners

mutually agree to it.

0 P S - N e, . N D, e S N SR R -\ S
RBardags meEa R RIsasss agaaiuEasqAqiigdigs  gEaaEs
g:'qan'%&*{q'@ m':'éq'@’énﬁq'é' SnaggEaYy m:’éq'ng%’w&fnw@:qa'qgnw
AR5 &

The Strata Management Committee shall be registered with the respective Local
Authority based on the form attached as prescribed under Schedule 3.

AN (2N N [N N 7 Q\ (2N
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Fy RIS

In the absence of the Strata Management Committee, the responsibility for addressing

any disputes or issues, including those related to common properties, shall vest with the

12



Local Authority.

o N ~ ~
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Strata Management Committee Members

42. The Strata Management Committee shall consist of following members:

®

Chairperson

S

Treasurer

c. General Secretary, and

o

All other co-owners as members

mz:'éqagqgn'&fqm'@:ﬁ'agm'é\d'u]qﬂ'nwmgxl

T BEE5s]
m\] %N'a?i'q'u]
n'[\l &’RN'@Q'@R‘%ql
’-(\1 m:‘éqémf?waém’énﬁq'@
43, The President, Treasurer and General secretary of the committee shall

be appointed by the strata owners, and the tenure shall be 3 years or

as may be agreed by the members.

[N\ 2N [ . 7 N [N . (2N
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Roles and Responsibilities
ARIFRIRRIRE
44. The Strata Management Committee shall:
=3 AEE FRFN A
1) have the authority to manage the property.
~ e N7 [2X0N ~
g’ﬁawqﬁ'qal:aaqqa' ﬁq:‘éﬁwﬁ‘
2) be responsible for the development, enforcement, and amendment of its agreement.

PARGHERRR agsgyann Juer alfgangsiangesdy

3) be responsible for enforcement of these rules and regulations.

SRR FRFAF Y Sy<HqRg57]

45. The Strata Management Committee may also manage the property through an

independent property manager.
mz:'éé\'q“éqgﬁ'&fqm'@:'ﬁk\r g’t{i«'@' J;R'ﬁm:'esq’@‘g’{i«'q“r:iq'gzmngn]mﬁ' QB R
&

46. Duties and obligations of the Strata Management Committee shall include the
management and upkeep of common properties, sharing of expenses, and the

management of funds.
mx'éq'ng'gr:‘&fnw@:ﬁw é‘&gﬁ@'ﬂg'ﬁfm'q?qg:ﬁ:gqgfman% sﬁ'q?ﬁ':lﬁf
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47. The Strata Management Committee shall allocate and manage exclusive use rights of

the Common properties mR'ééY

&~ a & a ~ A ~ ~ &~
aéq'ax'&fnw@:'qﬂ' g'&%q’@'g'ﬁ‘(N'é@ﬁ&m"l\l'ql\lm'ﬂﬂ'ﬁa? Qﬂ"'ﬂ’,ﬂ&l'ﬁ‘? C{éﬁ'a‘('
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48. The Strata Management Committee shall manage and maintain common properties and

shared facilities. m:‘éq'
A~ a a ~ a a ~ &~ ~
qﬁé&ﬁ'ﬁﬁ'ﬁ]m'@:‘qm' N%N%‘:I@&Igﬁ@qﬁﬁ g&]gﬁ@ﬂ%ﬁf&\lé QEQ'a"\'ﬂf\?&IN'QGN'
N
49. The Strata Management Committee shall conduct meetings as and when required. AR
éq'aaéq'gt:’%qk\r@wﬁw ﬁﬁ&'&?ﬁﬁ:’ng %‘qm'@mﬁ\mm'a“é&m'ngm'ﬁq‘?'.’vl
50. The Strata Management Committee shall resolve conflicts among co-owners.

m:%q’q“éqgn&fﬂm'@nﬁw rnl:'éq'@'a@&'qém’ﬁ"ﬁqéanxq' gﬁ%ﬂ'ﬂ%’%’ﬂﬂﬂﬁ'

~

Al

Any ownership changes shall be brought to the notice of the Strata Management

Committee.
qgn]'ﬁq:'{f&’x'é' m:’éq'ng'g':‘gq«'@:@ qg'ﬂ%ﬁﬁﬁ'ﬁ?ﬁ‘

51. The Strata Management Committee may have access to each unit during reasonable
hours with prior consent for repair and replacement of the common properties and

facilities, except in case of emergency situations.
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52. The Strata Management Committee shall maintain proper financial records and produce

as and when required by the owners.

AN
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Removal/dissolution of Strata Management Committee.
mwéqﬁqﬁ:%q«'@R@R'n}‘aﬁ:'gﬁm|

53. The Strata Management Committee shall be dissolved if the two thirds of the members

agree and accordingly inform the Local Authority.

o A~ 2 a7 ~ a NN ~
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CHAPTER VI

COMMON PROPERTY AND EXPENSES

AT x|
@'ﬂ%ﬁ'@'g'ﬁfﬂ"i“ sﬁ'q§|

Common Property

g.&g Wa'@ﬁf"“l
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54.

55.

56.

57.

58.

The rights and obligations over the building or house including common properties and
future development rights shall be prescribed in the Strata Management Committee

terms and conditions.

gﬁléﬁ'@'ﬂgﬁfﬂ AR SERNRAANMGREAEIRARGAZNNR BN wRy @y
qq.‘q.@;.ﬁqﬁa’q.ﬁqq.é. mqéqq‘gﬁéqgﬂ’“@;@‘ﬂqmgﬂﬁR5§§§§§%ﬁ§q\’ﬁﬁﬁaﬂ

In absence of the Strata Management Committee, the owners shall enter into a
co-ownership agreement defining the rights and obligations over the units including

common properties and future development rights.

m:‘éqagq’a’agqm'@R‘a\ﬁn%q' E’ﬁu}'@ﬁ«' gwgq@@ﬁfwﬁt N’h’:«'ﬁ:’qz\dm'
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Unless otherwise specified, any property designated for common use in the Common

Property Declaration Form prescribed under Schedule 1 shall be regarded as jointly

owned by all owners and shall be submitted to Local Authority.

~ ~~ ~ ~ ~ 7 (2N [N (2N ~
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f:lﬁn]'as'a@&@k\r wq)al'aﬁm'@nﬁq'ﬁqxﬁ' n%'a?i’n]'qnﬁﬁ' A\l'nﬁw@'ﬁn:‘qfé’q'g@mﬁq]

Strata owners shall not obstruct, misuse, or alter common property in a way that

negatively affects the rights of other owners.

[2N ~

AR Fﬁqgﬁ' W= n@;‘q%’m‘é’qqiﬁ?ﬁu

The common properties shall remain undivided and no strata owner or any other person

shall bring any action for partition or division of any part thereof and any agreement to
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59.

60.

61.

62.

the contrary shall be void.

@“gﬁ@gﬁzﬁvé q?ﬁqﬂqa\]@qqxqqq‘ﬁ?ﬁuig mgéﬁagqﬁﬂ w:;.q. afq‘[ﬁﬁ’ﬂ
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The common properties shall not be separated from the unit and shall be deemed to be

conveyed with the unit.

[N [N ~ [2N N ~ N ~ [N [N

g“%ﬁ@ﬂgﬁ’;“qﬁ mqéﬁﬁ‘g’ﬂ“ﬁ“;qqﬁuﬁ“ﬂqg"“ﬁ’ﬂ“’ﬂ; m‘(éﬁﬁgg‘;‘%ﬁ@
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Strata owners may use the common properties in accordance with the purposes for

which they are intended without hindering or encroaching upon the lawful rights of the

other strata owners.

m:‘éq@%ngq’é‘iﬁw ey mx‘éq@’é’nﬁq‘é&‘ﬁqstzx:@ nﬁﬁ'u' WRE S AR
GEEER @a‘gﬁ'@@ﬁg""éa'ﬁ?ﬁ“";ﬂ,ﬁ'ﬁ‘m@‘”' m”]"iﬁ'qg"“'ﬁaﬂ

The common properties shall not be mortgaged, leased, sold or rented out separately

from the unit.

o a ~. NN a ~ QA
g&g’qggﬁﬁmqﬁ m‘i’%ﬁ'ﬂdk\l'k\l'k\l?ﬂ' ’1"5‘2'54’\"‘:1§’1"N'§'i"\' gﬁgﬁm-’sqgf\a\ ﬁ"l]N'
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The Strata Management Committee may allow a specific owner to use part of the

common properties, as long as it doesn't hamper the soundness and safety of the

structure and agreed by all the owners.
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Common Expenses

(2N

g

63.

64.

65.

v“v v N

SRR
Any maintenance and expenses on common properties shall be the collective
responsibility of all strata owners.

A N (2N N ~ ~ (2N ~
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The cost of repair or maintenance of common properties with exclusive use rights, shall
be borne by the benefiting strata owner.

A~ & A~ A AN ~ ~ ~ A~ ~
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Expenses for services such as water supply, sewage, waste collections etc. including

costs of administration and maintenance of common properties and running cost of
Strata Management Committee shall be contributed by the strata owners to a common

fund proportionately.
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CHAPTER VII
DAMAGES DUE TO DISASTER

A » N
R LR LU ERY T

Damages caused by Natural Calamities

R e R R R LT

66.

67.

68.

Strata owners shall be solely responsible for the repair, restoration, and any loss incurred

to their individual units due to a disaster.

J&R’qaq@ﬂjqxqwmﬂgq xR'ii’a'mR’éﬁ'@'@ﬂﬁ%}qgﬁ'@' «9&&':1“6?\1‘5:' «;&N‘ﬂi’r
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ANl

Strata owners shall be collectively responsible for the damages caused by natural
calamities to the common properties and shall bear the expenses for repair, maintenance
and restoration.

SN ROt Naas e Earar mye N asSal EaRE N R
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T RajaEgus By

The expenses provided under Section 60 of this Rules and Regulations shall be covered
either through the Strata Management Committee’s common fund or by collective

contributions from all the strata owners.

20



RSN RRY R ARAKFEF 0 NFRVIRNAIRAH G Mgy BT YrEq gL @

NG N RZUFRUN W *éf:lﬁn]'asa@smm' qg‘ﬂ?qanﬁ'ﬁ' sﬁ'a?ﬁ'n]c;:'ﬁﬁﬂ

Damage due to the Negligence of Strata Owner

redg@ERR e Rsuags a5y

69.

70.

Where the damage to the common property or other strata unit is proven to have
occurred due to the negligence, willful misconduct, or violation of Strata Management
Committee agreement by an individual strata owner, their tenant or invitees, such party

shall be liable for the cost of maintenance, restoration, or replacement.

Joggdgaty wey magducdgy TRTEATRAE Eanyigaas WA e
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The Strata Management Committee shall initiate an assessment into the cause of the

damage. If fault is established, the responsible party shall be:

m:éqa“éq’a’:'&fqm'@:ﬁw lfﬁﬁéﬁ'ﬂ%‘(ﬁﬁ@dﬂ% an'ﬁgﬁ'aﬁ'ﬁﬁﬂ ’ﬂ"@ﬁ' ey
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RARAAY MRFFINYIE PARPIIINEUTY

1) Notified in writing of the findings and liability; and

Arafgsaraalig ArEyssEeesRss

2) Given an opportunity to provide his justification to the Strata Management

Committee, if any.
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71.

72.

In the event the damages disrupt multiple units or common properties and the
responsible person fails to repair the damages, the Strata Management Committee shall
undertake emergency repairs and recover the costs from the responsible party upon
completion of the work.
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The Strata Management Committee may coordinate post-disaster response and recovery

efforts with the concerned agencies.

~ ~ .
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CHAPTER VIII

WASTE, NOISE, AND PETS

A4 x|
gq«@n]w'ﬁr:' <y %aw q%«n&ﬁa:«'sq‘

Waste

AR

73.

Strata owners shall be responsible for the proper segregation, disposal, and management

of waste generated within their own unit.
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74. All strata owners shall be jointly responsible for maintaining cleanliness and managing
waste in common properties.
A v (2N ~ [N [N ~ N ~
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Noise
KAt |
75. Strata owners shall ensure that noise does not affect other strata owners or tenants, and
the noise level is in compliance with prevailing noise level limits prescribed under the
Environmental Standards.
R KN . DN . A X AT R 21
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Pets
q%m'ua'imk\x'Sﬂ
76. Strata owners may own pets in accordance with the Livestock Rules and Regulations,

and the owner shall be responsible for immediate and proper cleaning and disposal of

any pet’s feces and urine within the owners lot or on any part of the common property.
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77.
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The pet owners shall ensure their pets do not compromise the health, safety, or comfort

of other strata owners.
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CHAPTER IX
TRANSFER OF STRATA UNITS ON FREEHOLD AND STATE LAND
A x|
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Transfer of strata units on freehold land

’?R’ﬁﬂ R'6§'§'N '5"?‘ 'mf\'éq' ﬁﬁﬂ\d ﬂ

78.

79.

The landowner may lease or transfer strata units to third parties for a specified tenure

without altering the ownership of the land.

~
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The lease or sale agreement shall be drawn between the parties.
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Na’énﬁqﬁ: m:&q‘&q’%’n@«n&'ﬁ' ﬁﬁ'ﬁﬁ' W= ?nfaﬁ'ﬂwa?&'qms‘ﬁ ‘

24



80.

81.

82.

83.

&4.

85.

The landowner shall retain ownership of the land and common property, with only use

rights during the subsistence of the agreement.
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The Lessee may sublease or rent the unit for a period not exceeding the original lease

term with the landowner’s consent and in compliance with the lease agreement.
N _. A A~ N, AN A [N [2N
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N\

FRIATIRGIAEY AYTAGFNGY R ARNTHIE|
Land owners shall not mortgage the strata units during the lease tenure.
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The lease agreement shall include terms on maintenance, rights to use common

properties, and comply with Strata Management Committee, if any.
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Lease tenure and terms shall be mutually agreed upon and documented.
TEPATRETE $quaaggagsyiiys A dy iy

The lease may be terminated upon breach of the terms and conditions of the agreement,
or in the event of land acquisition by the government, expiry of the lease tenure, or any

other condition specified in the lease or relevant laws and regulations.
ﬁﬁgﬁq% ﬂqngaﬂqk\lgﬂﬁ;aiq q;.aﬁ.@q.q. w;.q. N'a'q%' q@:ﬁ\]%ﬂ[maﬁﬁ
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86.

If the strata unit ownership is transferred by way of succession, inheritance or gift, all
obligations and terms and conditions of the existing agreement shall be transferred to the

new landowner for the remaining lease period.
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Lease of Strata Units on State Land (Leasehold or Land Use Certificate)
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87.

88.

89.

For strata property constructed on land leased or held under Land Use Certificate may be
leased, and the lease agreement shall be drawn between the parties and duly registered

with the Local Authority.
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The primary Lessee shall not lease more than 80% of the total strata units to third
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The primary Lessee shall have the ownership over the unit or building until the expiry of

the tenure, and the land shall be under the ownership of the State.
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90.

91.

92.

93.
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The primary Lessee shall have the right to lease or sublease the strata unit for a tenure

not exceeding the lease agreement.
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In case of mortgage, the valuation of mortgaged units shall be based solely on the unit,

excluding the land value.
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In case a mortgaged unit is leased, the primary lessee shall be responsible to settle
outstanding loans or the parties shall enter into agreement to transfer the loan to the

lessee.
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Subleasing must comply with the terms of the primary lease agreement and should not

adversely affect, disrupt, or infringe upon the rights of other strata owners.
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94.

95.

96.

97.

98.

The lease or sublease agreement must clearly specify tenure, obligations, and payment

conditions, and must be registered with the Local Authority.
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Upon premature termination of lease due to government acquisition, compensation for

the unit shall be as per prevailing rules.
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No compensation shall be paid for the strata property upon expiry of the lease period.
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Termination of the primary land Lease Certificate or Land Use Certificate shall

automatically result in associated termination of strata units on lease.
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In case of lease extension, strata leasehold shall be renewed by the Primary Lessee

within the extended period.
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Termination and Enforcement Procedure
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99. The lease shall be terminated as follow:

TE Mg SRgER aRusy

1) Service written notice of breach within 30 days of violation.
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2) If not rectified within the specified period, a second notice issued on the 45th day.
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3) Ifunrectified after a second notice, lease shall be terminated.
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CHAPTER X
OFFENSES AND PENALTIES
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100. A person who changes the use of common properties shall be liable for a penalty
equivalent to 100% of the benefit acquired from such conversion until it is reconverted

to its approved usage.
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101.

102.

103.
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A person who sells or rents the common properties without the consent of all the
co-owners shall be liable for a penalty equivalent to 100% of the benefit acquired from
such action to the co-owners and reinstate to its original state.
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A person who compromises the soundness or safety of the house, building, unit,
common property, or impairs the use common property or hereditament, or adds any
structure without obtaining the consent of all other strata owners and approval from the
Local Authority shall be liable for a penalty equivalent to 100% of the cost from such

additional structure and rectify the property or pay cost of restoration.
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Notwithstanding section 95, the structure may be regularised subject to payment of

penalty equivalent to 50% of the cost for the construction of the structure and approval

from the Local Authority, if the structure does not compromise the soundness or safety.
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104.

105.

106.

107.
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If a strata owner or his occupants or guests fail to comply with the rules or cause
damages, the concerned strata owner shall be liable for all resulting damages and related

Ccosts.
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Non-compliance with the regulation on waste, noise and owning of pets shall be liable

as per the relevant laws in force.
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The non-payment of common expenses by the strata owners shall be liable for a penal
interest of 15% per annum until the payment is made.
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The penalty imposed under this Rules and Regulation shall be paid to the Strata

Management Committee’s development fund.
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CHAPTER XI

MISCELLANEOUS
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Dispute Resolution

Lt aRar il

108.

109.

In the event of disputes between strata owners, the owners shall settle the dispute
amicably and failing which the dispute shall be settled through the Strata Management

Committee executive members.
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The party aggrieved by the Strata Management Committee executive members decision
may appeal to the Local Authority within 10 working days from the date of the decision,
and thereafter to the National Land Commission Secretariat within 10 working days

from the decision of the Local Authority.
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110. Any dispute pertaining to tenancy shall be settled as per the Tenancy Act of Bhutan.
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Insurance

%’q%fm‘

111.

The strata owners shall jointly or severally maintain insurance coverage of the

building and units.
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Tenants

e

112.

113.

If a strata owner doesn’t pay their share of the common expenses, the Strata
Management Committee shall claim from the strata owner, not the tenant who pays rent

to the strata owner.
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Any issues that arise between the tenant and strata owner shall not be referred to the

Strata Management Committee and shall be dealt with according to the Tenancy Act.
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Building and Unit Record
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114.

115.

116.

All information related to buildings and units shall be recorded and maintained in the

Zhichar adopted by the Ministry of Infrastructure and Transport.
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The Zhichar shall ensure that data related to buildings and units are updated timely and
accurately, and shall serve as the primary reference for all unit transactions.
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Numbering of the units shall be based on the Unit Numbering Guidelines issued by the

Ministry of Infrastructure and Transport.
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Property Tax and Fees

gﬁf&'@'ﬂﬂ'ﬁﬁﬂ%&[

117.

Strata owners are liable for property taxes based on the prevailing Taxation Laws.

m:‘éq@"énﬁq@'ﬁw rzgm'@'@aw@qwﬁ:'qﬁm' Ra'ﬁa'a%"ifw'amm'%nﬁiﬂ

34



118. The unit transaction, registration, and Lagthram fees shall be levied as per the existing
‘Manual of Fees for Products and Services’ approved by the National Land Commission

Secretariat.
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Amendment
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119. The National Land Commission Secretariat and Ministry of Infrastructure and Transport
shall have the power to amend by way of addition, variation, or repeal the provisions of

these rules and regulations.
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Rules of Interpretation

A

120. In these Rules and regulations, unless the context indicates otherwise, the singular shall

include the plural and the masculine shall include the feminine and vice versa.
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Authoritative Texts
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121. The Dzongkha text shall be the authoritative text, if there exists any difference in the

meaning between the Dzongkha and the English texts.
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Definition
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122. For the purpose of this Rules and Regulations:

O3RTW TRACTN, TR TRRT T TR TA |

1. “Building” means composition of strata units including common properties

within a structure constructed upon obtaining valid building permits.
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2. “Co-owners” means the strata owners within the same building.
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3. “Common Property” means the space and infrastructures both inside and
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outside the building that are not part of an individual unit but are commonly

used by all strata owners:
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1) land, parking, access road, open space, play courts, boundary wall, and

recreation areas attached with the house or building;
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1) house or building structure such as roof, staircases, corridors, exterior walls,
windows, plinth, elevators, drain and house or building foundations; and column and
beam.
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iii) infrastructure and building systems such as water and sewerage networks,
electrical cables and apparatus, telecommunications cables and apparatus,
engineering systems and equipment.
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“Co-ownership Agreement” means agreement among all co-owners.
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“Competent Authority” means an authority or agency empowered by the laws to

issue directives or orders.
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10.
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“Compensation” shall mean a monetary payment for structures built on the

land being acquired by the government for the public interest.
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“Development Rights” means the right to carry out development of a house or

building such as adding structure, floors, expansion, alterations, and reconstruction.
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“Freehold Land” means land owned by the private individual or jointly or family
with absolute ownership.
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a_ T
“Local Authority” means the Local Government Administration.
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“Leasehold” means the right to use and occupy a property for a specific
tenureship under a lease agreement, but not owning the property or the land.
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11.

12.

13.

14.

15.

16.
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“Primary Lessee” Refers to the primary lessee of the Land.
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“Land Use Certificate (LUC)” means the supplementary land tenure system to
freehold and leasehold.
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“Natural Calamities” includes, but not limited to, floods, earthquakes, storms,
landslides, and isolated local incidents (e.g., lightning, falling trees, etc).

“XZTOETETA, TR CETRE?  ITITHNTTQRTTENT F T FTRLT ONTUTHT
RyoETRE AT NTI RTRRT X CFTRETRUTITET g TITACNTRET 47K

QEI\”‘K"'&C\"'Ql"'l\l"ll]l\l"'uWQI"'BI’Q'[N"'L]"'%\’"'QI\’"'CI'Iw |

“Proportionate Land Right” means an owner's allocated share of land rights in
a multi-unit property, calculated based on their unit's size relative to the total
development.

“NTHRATTHTANTITOTROC ™Y FITITHNTTQRTT O METEFTAT THTWTRTURTT
g AETNTE THLT MRC™HE 79, " TETTORATA T RCTFF™R - TRCT
N F7URTT NTEATTETANTETOTROCTYTAUTALT QTR AL ATy
oy _"&NTaNT  XDTNTRTT X TRETATY, CTERTAET A TG a6 T

Ns ;S' N ;'ntum AoTaLT '

“Land share” means parcels of land within a single plot that cannot be fragmented,

but reserved and recorded separately in the eSakor system.
“NTHRTTOQT TR ITIATHTTRARTT NTIFTIAI QT FTANTN_C T 09177047
X ITEONTE T RUTANT NTTNTTRT 9TRNTQO_CATITATY QNTELT NTTATT

N T ERTOI ZTRCTETTONTRTRARNTR N TWTRTNO T T

“Strata Unit” means independent self-contained unit bounded by the ceiling,
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17.

18.

19.

20.

floor, and exterior walls within a building.

- - ST - - S Sqy- S - At~ S S
“AZTHET» JFIXTHNTTQR Nz ETR, N7 TTFLTARTRT M TTRA
q,E7AET QRITCTIETT FTTANT JIFNTUDTEH T WTRTUQTTICTROCTIAT

mm“*m:*éq*mv*m’|

“Transfer” means sale or lease of strata units on tensureship.
“N L TRTATE? ITITHTTAR N XN AT, TAFNTA FTHELTRAATRT @K

FFTARTT OITCTE T WK T AT tqu*:\xw"i* Qms*ﬂ“m;:ﬂﬂ

“Use Right” means the right granted to an individual or entity to utilize a

portion of the property or common properties.

“«qqTQt §TA, TTRTATROCTY 3T IXTATTRRTT X TRDTNT WRTET N T

Ju JARSY)

&avq*mm“*m*m’tm*mm“*a*qm*%“m* UITATFZT RFQATFTRATTRTFTA T
N“*:’*x:*xmw:* YRTET ANTA_CTIRTX mTA TN TRTETTURTT

|

JARS)

g gTROc A Tq”
“Strata Owner” means a juristic person or entity who owns a strata unit.
“MCTHF7q, “TETTORY?  ITITHNTTRRTT @DTEEFTH, T TORITROSTUTRT

UQ°*NK°NN*NEv§*N°*tw*Wt*ﬁ*mN*Nq‘*mi*th*mv*m |

“Zhichar” means a system in which building and strata unit information are
recorded.
“qETNTRAFI? ITXTNTTARTT N _TRTR, TATRCTRRTEE T TTOX_TRTET

l

SIS

~—

R™qENA™E _ ~I7 TN RTRORTR T TUTRTURT TITNT @ _qNTA T

40



SCHEDULE 1: Common Property Form

The common property comprises, but is not limited to: Date:
Property Yes No
Roof
Staircase
Corridor
Boundary wall

Security gate

Parking

Terrace

Columns, Beams and Supports

Pipeline

Cable wire

Duct or drain
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Fire hazard prevention system

Air ventilation and conditioning

Waste water treatment and waste disposal

Office of the condominium juristic person

Others (specify below in note)

Note:

Transferor’s CID & Thumb impression

Transferee’s CID & Thumb impression
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SCHEDULE 2: Building and Unit Validation Form

Building and Unit Validation Form

Thram No.

Plot No.

Location

Building No.

No. of Floors (as per OC)

No. of Units (as per OC)

Old Unitno. | Flatno. New [Proportionate Land Right | Owner’s name |Thumb Imprint

Verified by:

Land Record Officer Building Inspector
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SCHEDULE 3: Strata Management Committee Registration Form

Date:

Details Information

Building Name (if any)

Building Location

Thromde Village/Gewog and Dzongkhag

Thram No. (as per Lagthram)

Plot No. (as per Lagthram)

Building No. (as per OC)

No. of Floors (as per OC)

No. of Units (as per OC)

This is to acknowledge that a Strata Management Committee has been duly formed for the
above-mentioned building pursuant to Section 40 of this Strata Rules and Regulations of
Bhutan. The local authority hereby registers the existence of this SMC to formulate and
enforce its own terms and conditions in line with relevant rules and regulations, for the
effective management of the strata units and common properties.

Signature along with Official Seal
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SCHEDULE 4: Certificate for strata leasehold

Date:

Details

Information

Building Name (if any)

Building Location (Place Name)

Thromde Village/Gewog and Dzongkhag

Leasehold/LUC No.

Plot No. (as per Lagthram)

Unit Number(s) (as per OC)

Tenureship in years (as stated in Lease Agreement)

Leasholder’s Name:

Leaseholder CID Number

Email ID/Contact Number

This is to acknowledge that the leasehold agreement for the above-mentioned unit has been
reviewed and is in accordance with the Strata Rules and Regulations of Bhutan, 2025. The
leaseholder is entitled to use and occupy the said unit for the tenureship of the lease. However,

the leasehold does not convey any ownership right over the land

Signature along with Official Seal

(To be endorsed by the Local Authority)
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National Land Commission
Telephone NO: 02336552
Kawang Jangsa, Thimphu

www.nlcs.gov.b

Department of Human Settlement @')
Ministry of Infrastructure and Transport '

Telephone NO: +975-2-327998/322182/327451
Opposite to Police Building, Thimphu
WWW.moit.gov.bt



http://www.nlcs.gov.b
http://www.moit.gov.bt
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