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1. Procedure for Rural Land Transaction  

A. Normal Land Transaction (Sale/Purchase, Inheritance,  Gift, Pvt Land 

Exchange, Court Verdict)  

1. Initiation of Transaction by Applicant:  

a. Access the NLCS webpage via  www.nlcs.gov.bt and click on "Click esakor 

Here." 

b. Choose Rural Land Transaction on the e-Sakor portal. 

c. Register for an account and log in. 

d. Alternatively, applicants can submit the documents manually to the 

Dzongkhag who will initiate the transactions online.  

Note: An authorized representative in case of a deceased landowner can apply 

the land transaction on behalf of the deceased along with a duly filled FN-1 form 

(irrespective of what the ownership type is ) and an undertaking letter (Annexure 

1(a))from the parties. 

2. Submit the transaction with the following required documents:  

i. Internal agreement (Annexure 11) between the transferor and transferee 

signed in the presence of witnesses;  

ii. Courtôs enforcement order with a copy of the verdict in case of court cases; 

iii. In the case of joint ownership, an agreement shall be drawn between the 

main transferor and the transferee and obtain NOC (No Objection Certificate) 

from the other co-owners; 

iv. Power of attorney (Annexure 2) or LT form (5) in the absence of 

transferor/transferee; 

v. Family No Objection form: FN-1 (Annexure 3), if ownership type is Family 

Land; 

 

 

 

 

1 This is a just a sample agreement, thus the landowners can choose to write their own agreement 

however fulfilling all the requirements mentioned in the sample agreement 

http://www.nlcs.gov.bt/
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vi. Building occupancy certificate/ concern letter from the local authority in case 

of new buildings (not mandatory for traditional houses); 

vii. PLR (Proportionate Land Right) (Annexure 5) agreement form which will be 

endorsed by all co-owners in case of flat transfer (Refer STG 2021). 

However, if all the flat owners desire to allocate the land rights in accordance 

to their own calculation or understanding which may not be proportionate to 

the flat sizes, they may do so by submitting the document of undertaking the 

risks of future implications; 

viii. Recommendation from the local authority for a legal guardian in case of a 

minor. 

ix. Common Property Declaration Form (Annexure 6)  

 

Note the transaction ID number for follow-up or to track online from your account or 

through https://esakor.nlcs.gov.bt/   

3.  Verification at the Gewog/Dzongkhag  

a) The Dzongkhag Land Sector (DLS) shall verify the transaction documents 

and either accept or reject the transaction with valid reason within one week 

from the receipt of the land transaction; 

b) In the event the proposed transaction does not fulfill the requirements as per 

the checklist mentioned above or the plots are mortgaged, the transaction 

shall be deemed incomplete and the parties to the transaction shall be 

informed accordingly;  

c) If the transaction is checked and verified, the landowner will be notified 

through the e-citizen account or SMS to submit the original documents to the 

DLS after endorsement from Gewog (Gup). The Gewog level shall verify the 

genuinity of the land transaction and he/she shall be accountable for verifying 

the Transferor and Transferee, after which the transaction will be accepted; 

 

d) After receiving the documents, the registrar shall verify the documents and 

either accept or return with valid reasons. If accepted, the Revenue, 

Surveyor, and Building Section under Dzongkhag shall verify the application 

https://esakor.nlcs.gov.bt/
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or return to the registrar with valid reasons; 

 

e) From the date of acceptance, it will be notified for public viewing for 30 days 

(cooling period). However, in the case of Court enforcement order, no cooling 

period is applicable; 

 

f) Verification of the transaction documents and surveying of the plot, if it 

involves sub-division, shall be carried out during the cooling period; 

g) The DLS shall then submit the transaction documents to the NLCS within one 

week for solid transaction transfer of plot and two weeks for plot sub-division 

after completion of the cooling period.  

4.  Verification at the NLCS (Rural Land Division)  

a) The concerned dealing official shall approve or return the transaction with 

valid reasons within two weeks; 

5. Verification at the NLCS (Map Section: If the transaction involves plot sub -

division)  

a) The concerned dealing official at the Cadastral Information Division shall 

verify and either approve or reject the transaction with valid reasons within 

one week;  

6. Lag Thram  issuance   

(Dzongkhag Administration/Customer Service Centre for Lag Thram  Printing)  

a) The Dzongkhags will print the Lag Thram within one week;  

OR 

b) The Thramholder/authorized representative can collect from the CSC 

 

 

 

 



 Land Services Standard Operating Procedure (LT SOP) 

 

   4 

 

 

B. Procedure for Plot Consolidation and Segregation Transaction  

1.    Transaction  submission by the applicants  

a) The applicant shall submit their application for merging or segregation to the 

Dzongkhag.  

2.     Verification at the Dzongkhag  

a) The DLS to verify the plots that require merging or segregation based on the 

e-sakor Thram database and is responsible for checking if the plot is 

mortgaged or not. 

b) In case the plot is mortgaged, the Thram owner requests the bank to 

temporarily lift /unblock the mortgaged plot for the transaction. 

c) If the transaction is accepted after thorough verification, the DLS shall initiate 

the land transaction on behalf of the applicants via e-sakor system within one 

week from the receipt of the land transaction and the landowner shall be 

notified through SMS on the initiation of the land transaction. 

d) The DLS to fill in the Survey report/plot consolidation form by ticking merging 

or segregation and clearly mentioning the plots that require merging or 

segregation with the correct plot ID. 

e) The DLS to verify if the plots are of the same land type and if the plots are 

adjacent to each other. 

f) In case if the plot is merged, in the survey report/plot consolidation form, only 

the plot details are required and signatures from Tshogpas and Planners are 

not required although they are mentioned in the survey report form, since the 

plot is not surveyed. 

g) However, for Plot segregation all the signatures and due procedures to be 

followed/continued as the plots require survey.  

h) The DLS, to change the area in the transaction overview and verify the 

transaction.  

i) The Dzongkhag Land Sector will send the transaction to NLCS for verification 

and approval. 
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 3.     Verification at the NLCS (Rural Land Division)                                     

a) The concerned dealing official will check the transaction and verify the 

transaction. Once the dealing official has verified, he/she shall put up a note 

sheet and get approval from the section head and division chief within one 

week.  

b) After the approval, the note sheet will be uploaded and sent to the Thram 

approver.  

c) The Thram approver will approve the transaction based on the note sheet. 

4. Verification at the NLCS (Map Section: If the transaction involves plot sub -

division)  

a) The concerned dealing official at the Cadastral Information Division shall 

verify and either approve or reject the transaction with valid reasons within 

one week;   

5.  Lag Thram  issuance (Dzongkhag Administration/Customer Service Centre 

for Lag Thram  Printing)  

a) The Dzongkhags will print the Lag Thram within one week;  

OR 

b) The Thramholder/authorized representative can collect from the CSC. 
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C. Procedure for Change of Ownership Type  

1.     Transaction submission by the applicants  

a) The applicant shall submit the FN-2 (Annexure 4) for changing the ownership 

type from family to individual or vice versa to the Dzongkhag or to the HQ. 

2.     Verification at the dzongkhag  

a) The DLS to verify the Thram that requires ownership type change is 

mortgaged or transacted. 

b) In the event the required documents are incomplete, the landowner shall be 

informed accordingly;  

c) If the transaction is accepted, the DLS shall initiate the land transaction on 

behalf of the applicants via e-citizen portal within one week from the receipt 

of the land transaction and the landowner shall be notified through SMS on 

the initiation of the land transaction. 

d) The registrar will change the ownership type in the virtual rural transaction 

form in e-sakor and send for approval to the Dzongkhag verifier without 

maintaining a cooling period. 

e) The DLS then forwards the transaction to NLCS for verification and approval. 

3. Verification at the NLCS (Rural Land Division)                                     

a) The concerned dealing official will check the transaction and verify the 

transaction. Once the dealing official has verified, he/she shall approve the 

transaction in the e-sakor system within two weeks. 

4. Lag Thram  issuance   

    (Dzongkhag Administration/Customer Service Centre for   Lag Thram  

Printing)  

a) The Dzongkhags will print the Lag Thram within one week;  

OR 

b) The Thramholder/authorized representative can collect from the CSC.  

 



 Land Services Standard Operating Procedure (LT SOP) 

 

   7 

 

 

D. Procedure for Willful Surrender/Annulment transaction/court  verdict 

(Annulment)  

1.     Transaction submission by the applicants  

a) The applicant shall submit their application for willful surrender of the Thram 

or plots to the Gewog/Dzongkhag. As for the court verdict annulment, the 

Dzongkhag will receive from the court the final enforcement letter. 

2.  Verification at the Dzongkhag  

a) The DLS to verify the Thram/ Plot is mortgaged or transacted. 

b) if the land is family land or jointly owned, the DLS should seek clearance 

from the family members or co-owners respectively. 

c) If the transaction is accepted, the DLS shall initiate the land transaction on 

behalf of the applicants via e-citizen portal within one week from the receipt 

of the land transaction and the landowner shall be notified through SMS on 

the initiation of the land transaction. 

d) If the surrendered plot involves fragmentation, the surveyor should furnish a 

survey report of the fragmented plot after survey. 

e) The registrar is to transfer the Thram/plot and register it under Thram -111 as 

state land and upload the duly filled forms in e-sakor system and send for 

approval to the Dzongkhag verifier without maintaining a cooling period. 

f) The DLS then forwards the transaction to NLCS for verification and approval. 

3.  Verification at the NLCS (Rural Land Division)  

a) The concerned dealing official will check the transaction and verify the   

transaction. Once the dealing official has verified, he/she shall put up a note 

sheet and get approval from the section head and division chief within two 

weeks. 

b)   After the approval, the note sheet will be uploaded and the Thram approver 

will approve the transaction based on the note sheet. 
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4. Verification at the NLCS (Map Section: If the transaction involves plot sub -

division)  

a) The concerned dealing official at the Cadastral Information Division shall verify 

and either approve or reject the transaction with valid reasons within one week;   

5.  Lag Thram  issuance  

     (Dzongkhag Administration/Customer Service Centre for  Lag Thram  

Printing)  

a) The Dzongkhags will print the Lag Thram within one week;  

               OR 

b) The Thramholder/authorized representative can collect from the CSC. 
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E. Kasho Land Registration.  

Kasho(s) are forwarded to the NLCS for registration in the Thram DB from the Office 

of Gyalpoi Zimpon. Subsequently, they are forwarded to the respective Dzongkhags 

for plot surveying. 

1. Verification at the Dzongkhag.  

a) The Land record and survey section of the Dzongkhag/Thromde shall initiate 

the online Kasho registration via www.esakor.nlcs.gov.bt; 

b) The Cooling period will not be applied here; 

c) The revenue shall collect the registration fee, verify and update the receipt 

information respectively; 

d) The Dzongkhag/Thromde shall submit the Kasho land registration to NLCS 

within one week. 

 

2.  Verification at the NLCS  

a) The concerned dealing official at the Rural Land Division shall verify and 

either approve or return the registration with valid reasons within two weeks; 

3. Verification at the NLCS (Map Section: If the transaction involves plot   sub -

division)  

a) The concerned dealing official at the Cadastral Information Division shall 

verify and either approve or reject the transaction with valid reasons within 

one week;  

4.  Lag Thram  issuance (Dzongkhag Administration/Customer Service Centre 

for  Lag Thram  Printing)  

a) The Dzongkhags will print the Lag Thram within one week;  

               OR 

b) The Thram holder/authorized representative can collect from the CSC. 

 

 

 

http://www.esakor.nlcs.gov.bt/
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F. Corrections (Plot/ Thram  details)  

a. The landowner shall apply online via www.e-sakor.nlcs.gov.bt to the Dzongkhag 

with an application requesting correction of Plot or Thram details. 

1.  Verification at the Dzongkhag.  

a. The DLS after due verification shall accept or return the request with valid 

reasons within one week from the receipt of the application; 

b. In the event the required documents are incomplete the landowner shall be 

informed accordingly;  

c. If the request is accepted, the applicant will be notified through the e-sakor 

portal account or SMS to submit the original documents to the 

Dzongkhag/Thromde office; 

d. After receiving the documents, the revenue and building section under 

Dzongkhag shall verify the application and either accept or return with valid 

reasons; 

e. The Dzongkhag shall submit to the NLCS within one week after completion of 

the verification of documents.  

2.  Verification at the NLCS  

a. The concerned dealing official at the Rural Land Division shall verify and 

either approve or return with valid reasons within two weeks;  

3. Verification at the NLCS (Map Section: If the transaction involves plot sub -

division)  

a) The concerned dealing official at the Cadastral Information Division shall 

verify and either approve or reject the transaction with valid reasons within 

one week;  

4.  Lag Thram  issuance (Dzongkhag Administration/Customer Service Centre     

for Lag Thram  Printing)  

a) The Dzongkhags will print the Lag Thram within one week; OR  

b) The Thramholder/authorized representative can collect from the CSC. 

 

 

 

 

http://www.nlcs.gov.bt/
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G. Change of administrative boundary from Rural to Urban  

1. Boundary change request submission of the Dzongkhag  

a) The Dzongkhag shall initiate the boundary change request via e-sakor. 

b) The revenue and building section shall collect the registration fee, verify and 

update any building information respectively and either accept and or return 

with valid reasons; 

c) The Cooling period will not be applied here; 

d) The Dzongkhag shall submit to the NLCS within one week after completion of 

the verification of documents. 

  2. Verification at the NLCS  

a) The concerned dealing official at the Rural Land Division shall verify and 

either approve or return the request with valid reasons within one week;  

b) The division shall be responsible for informing the relevant division about the 

updation/deletion of plots from the e-Sakor Thram database based on the 

approval Note sheet. However, the history of the plot should be maintained in 

the NCRP database. 

c) The approved Note Sheet shall be updated from óManage Thramô for 

history/reference. 

3. Verification at the NLCS (Map Section: If the transaction involves plot  sub -

division)  

a) The concerned dealing official at the Cadastral Information Division shall 

verify and either approve or reject the transaction with valid reasons within 

two weeks;  

4. Lag Thram  issuance (Dzongkhag Administration/Customer Service Centre   

for  Lag Thram  Printing)  

a) The Dzongkhags will print the Lag Thram within one week;  

               OR 

b) The Thramholder/authorized representative can collect from the CSC. 

 



 Land Services Standard Operating Procedure (LT SOP) 

 

   12 

 

 

H.   Chhuzhing to Khimsa conversion  

1. Application Submission  

a)  The applicant, fulfilling the criteria as per the Land Act 2007 and the 

Chhuzhing to Khimsa conversion guideline, shall submit the duly filled 

Chhuzhing to Khimsa Conversion Form CKC Form-I (Annexure 7) to the 

Gewog Administration. 

2. Verification by Gewog Administration  

a) The Gewog Administration shall verify the application and furnish the 

required information as per the Chhuzhing to Khimsa Conversion Form CKC 

Form-II (Annexure 8). 

b) The Gewog Administration shall forward the conversion proposal with all the 

relevant documents to the Dzongkhag Administration. It shall be accepted if 

the proposal fulfills the criteria and is consistent with existing plans and 

regulations. 

3. Assessment by Dzongkhag Administration  

a) The Dzongkhag Land Sector shall assess the conversion proposal. If eligible, 

the endorsed CKC Form III (Annexure 9) shall be submitted to the National 

Land Commission Secretariat (NLCS). If the proposal does not fulfill the 

criteria or conflicts with the existing plans and regulations, it shall be rejected. 

4. Verification at the NLCS  

a) The Rural Land Division (RLD, DoLAM) shall assess the proposal received 

from the Dzongkhag Administration and submit it to the Chhuzhing to Khimsa 

Conversion Committee (CKCC) for approval. 

b) The RLD shall update the Thram records upon approval. If the proposal is 

not approved, the RLD shall inform the applicant of the reasons for rejection. 

c) According to Section 1(d) of the Chhuzhing to Khimsa Conversion Guideline, 

if the proposed Khimsa from SRFL is approved, it shall be registered in the 

Thram, and the surrendered Chhuzhing plot shall be registered in the -111 

Thram. 
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5. Verification at the NLCS (Map Section: if the transaction involves plot 

subdivision)  

a) If the subdivision is involved, the concerned official at the Cadastral 

Information Division shall verify and approve or reject the transaction with 

valid reasons within one week. 

6. Lag Thram  Issuance  

a) The Dzongkhags shall print the Lag Thram within one week. Alternatively, the 

Thram holder or an authorized representative may collect the Lag Thram 

from the Customer Service Centre (CSC). 

I. Other Land type  (Other than Chhuzhing) to Khimsa/Other  Land type  

conversion ( For conversions from one land type to another)  

1. Application Submission  

a) The applicant shall submit the duly filled Conversion Form LC Form-3A 

(Annexure 10) to the Gewog Administration.   

2. Verification by Gewog Administration  

a) The Gewog Administration shall verify the application and provide the 

required information as per LC Form-3B (Annexure 11). 

b) The Gewog Administration shall forward the conversion proposal with all the 

relevant documents to the Dzongkhag Administration. If the proposal does 

not fulfill the criteria, it shall be rejected. 

3. Assessment by Dzongkhag Administration  

a) The Dzongkhag Land Sector shall further assess the conversion proposal. If 

eligible, the endorsed LC Form-3C (Annexure 12) shall be submitted to the 

National Land Commission Secretariat (NLCS). If the proposal does not fulfill 

the criteria, it shall be rejected. 
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4. Verification at the NLCS  

a) The concerned official shall check and verify the transaction. Once verified, 

the official shall approve the transaction in the e-Sakor system within two 

weeks. 

5. Verification at the NLCS (Map Section: if the transaction involves plot 

subdivision)  

a) If the subdivision is involved, the concerned official at the Cadastral 

Information Division shall verify and either approve or reject the transaction 

with valid reasons within one week; 

6.  Lag  Thram  issuance (Dzongkhag Administration/Customer Service Centre     

for Lag  Thram  Printing)  

a) The Dzongkhags will print the Lag Thram within one week;  

                    OR 

b) The Thramholder/authorized representative can collect from the CSC 
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J. Chhuzhing to Kamzhing Conversion  

1. Verification at the NLCS  

a) Upon receipt of the approved list of conversion cases from Chhuzhing to 

Kamzhing from the Department of Agriculture (Ministry of Agriculture and 

Livestock), the Rural Land Division (RLD, DoLAM) shall submit these cases 

to the Chhuzhing to Khimsa Conversion Committee (CKCC) for approval. 

b) The RLD, DoLAM shall update the Thram records upon receiving approval. If 

a conversion is not approved, the RLD shall inform the applicant of the 

reasons for the rejection. 

c) The RLD,DoLAM shall effect the changes in Thram upon approval or inform 

the applicant with reasons if it is not approved;  

d) If a subdivision is involved, the approval shall be forwarded to the respective 

Dzongkhags for surveying. 

2. Verification at the NLCS (Map Section: If the transaction involves plot   sub -

division)  

a) If the subdivision is involved, the concerned dealing official at the Cadastral 

Information Division shall verify and either approve or reject the transaction 

with valid reasons within two weeks;  

3. Lag Thram  issuance (Dzongkhag Administration/Customer Service Centre 

for  Lag Thram  Printing)  

a) The Dzongkhags will print the Lag Thram within one week;  

               OR 

b) The Thramholder/authorized representative can collect from the CSC 
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Flow Diagram for Rural Land Transaction  

Figure 1: Flow diagram for rural land transaction 

Note: The flow diagram is applicable for both online and manual land transactions. For the 

manual land transaction, the applicants have to submit the duly filled-in RLT-1 along with 

the required documents to the Dzongkhag Land Sector. The Dzongkhag Land Sector 

officials will verify the documents and initiate the land transaction on behalf of the applicant 

after which the rest remains the same. 
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2. Procedure for Urban Land Transaction (Land and Flat)  

A. Normal Land Transaction (Sale/Purchase, Inheritance, Exchange, Gift, 

Court Verdict)  

1.   Initiation of Transaction by Applicant:  

a. Access NLCS webpage via  www.nlcs.gov.bt and click on "Click eSakor 

Here." 

b. Choose Urban Land Transaction on the eSakor portal. 

c. Register for an account and log in. 

d. Alternatively, applicants can submit the documents manually to the 

Dzongkhag who will initiate the transactions online (applicable to only 

Dzongkhag Thromdes) 

2.  Required Documents:  

a. Internal agreement (Annexure 13) between transferor and transferee thumb 

impression in the presence of witnesses; 

b. The internal agreement for flat transactions shall contain details as specified 

in the checklist. 

c. Courtôs enforcement order with a copy of verdict for court cases. (Thram no. 

and plot no. along with area to be transferred should be clearly mentioned). 

d. Power of Attorney (Annexure 17) if the transferor/transferee has authorized 

any representative.  

e. Family No Objection form: FN-1 (Annexure 14), if the ownership type is 

Family. 

f. In case of joint ownership, if the land share of all co-owners are captured in 

the Thram, an agreement shall be drawn only between the main transferor 

and the transferee and NOC from other co-owner/s  is not required.  

g. Valid building occupancy certificate for flat transactions. 

h. PLR agreement form for flat transfer. However, if all the flat owners desire to 

allocate the land rights in accordance with their own calculation or 

understanding, they may do so. 

i. Death certificate/Concern letter from LG for deceased landowner only in 

cases where the census record is not updated. 

http://www.nlcs.gov.bt/
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j. Letter of Recommendation from the local authority for legal guardian in case 

of minor. 

k. Marriage certificate or Concern letter from the LG in case of transfer of land 

between spouses (seek advice from legal division) 

Note: The landowners can track their transaction status via the same link using 

the transaction ID generated during the transaction initiation. 

3. Verification at the Dzongkhag/Thromde  

a) The Land Record and Survey Section/Division at the Dzongkhag after due 

verification shall accept or return the transaction with valid reasons within one 

week from the receipt of the land transaction; 

b) In the event the proposed transaction does not fulfill the requirements as per 

above checklist, the transaction shall be deemed incomplete and the parties 

to the transaction shall be informed accordingly;  

c) If the transaction fulfills the requirements (Checked status in eSakor), the 

applicant will be notified through the e-citizen account or SMS to submit the 

original documents to the Thromde office. A cooling period of 30 days shall 

be notified for public viewing at the Dzongkhag/Thromde office. However, in 

the case of Court enforcement order no cooling period is applicable; 

d) The revenue and building section shall verify the application and either 

accept and or return with valid reasons; 

e) Verification of the transaction documents and surveying of the plot, if it 

involves sub-division, shall be carried out during the cooling period; 

f) The Dzongkhag/Thromde shall submit the transaction documents to the 

NLCS within one week after the completion of the cooling period.  

4. Verification at the NLCS  

a. The concerned dealing official at the Urban Land Division shall process or 

return the transaction with valid reasons within one week; 

b. The concerned dealing official at the Map Section under the Cadastral 

Information Division shall verify and approve/return the transaction with valid 

reasons within one week; 
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B. Plot segregation and consolidation of the same landowner  

1. Application Submission by Landowner  

The landowner can either apply online or apply manually to the Dzongkhag or 

Thromde requesting plot consolidation/segregation. 

2. Verification at the Dzongkhag/Thromde  

a. The Land Record and Survey Section/Division after due verification shall 

accept or return the request with valid reasons within one week from the 

receipt of the application; 

b. In the event the proposal is not feasible, the applicant shall be informed 

accordingly within one week;  

c. The cooling period will not be applied here; 

d. The revenue and building section under Dzongkhag/Thromde shall verify the 

application and either accept or return with valid reasons within one week; 

e. Surveying of the plot if required shall be carried out during the cooling period; 

f. The Land Record and Survey Section/Division shall submit the transaction to 

the NLCS within one week. 

3. Verification at the NLCS  

a. The concerned dealing official at the Urban Land Division shall process or 

return the transaction with valid reasons within one week; 

c. The concerned dealing official at the Map Section under the Cadastral 

Information Division shall verify and approve/return the transaction with valid 

reasons within one week; 

C. Thram  ownership type change  

1. Application Submission by Landowner  

a. The landowner shall apply online via  www.nlcs.gov.bt to the Dzongkhag or 

Thromde requesting for Thram ownership type change; 

b. The applicant shall submit an NOC from the family members in the same 

census accepting the Change. 

 

http://www.nlcs.gov.bt/
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2. Verification at the Thromde/Dzongkhag.  

a. The Land record and survey section/ of the Dzongkhag/Thromde after due 

verification shall accept or return the request with valid reasons within one 

week from the receipt of the application; 

b. In the event the required documents are incomplete the landowner shall be 

informed accordingly;  

c. If the request is accepted, the applicant will be notified through the e-citizen 

account or SMS to submit the original documents to the Dzongkhag/Thromde 

office; 

d. The Dzongkhag/Thromde shall submit the requested documents to the NLCS 

within one week after completion of the verification of documents. 

3. Verification at the NLCS  

a. The concerned dealing official at the Urban Land Division shall verify and 

either approve or return the request with valid reasons within one week. 
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D. Kasho Land Registration . 

Kasho(s) are normally forwarded to the NLCS for registration from the Office of 

Gyalpoi Zimpon.  It is then forwarded to respective Dzongkhags/Thromdes to carry 

out surveying of the plot. 

1. Verification at the Thromde/Dzongkhag .  

a. The Land record and survey section of the Dzongkhag/Thromde shall initiate 

the online Kasho registration via www.nlcs.gov.bt; 

b. The Cooling period will not be applied here; 

c. The revenue and building section shall collect the registration fee, verify and 

update any building information respectively; 

d. The Dzongkhag/Thromde shall submit the Kasho land registration to NLCS 

within one week after. 

2.  Verification at the NLCS  

a. The concerned dealing official at the Urban Land Division shall verify and 

either approve or return the registration with valid reasons within one week; 

 

b. The concerned dealing official at the Map section shall verify and either 

approve or return the registration with valid reasons within two weeks;  

 

 

 

 

 

 

 

 

http://www.nlcs.gov.bt/
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E. Corrections (Plot/ Thram ) 

1. Application Submission by Landowner  

a. The landowner shall apply online via  www.esakor.nlcs.gov.bt to the Dzongkhag 

or Thromde with an application (Annexure 15) requesting for correction; 

2.  Verification at the Thromde/Dzongkhag.  

a. The Land record and survey section/Divison of the Dzongkhag/Thromde after 

due verification shall accept or return the request with valid reasons within 

one week from the receipt of the application; 

b. In the event the required documents are incomplete the landowner shall be 

informed accordingly;  

c. If the request is accepted, the applicant will be notified through the e-citizen 

account or SMS to submit the original documents to the Dzongkhag/Thromde 

office; 

d. After receiving the documents, the revenue and building section under 

Thromde shall verify the application and either accept and or return with valid 

reasons; 

e. The Dzongkhag/Thromde shall submit to the NLCS within one week after 

completion of the verification of documents.  

3. Verification at the NLCS  

a. The concerned dealing official at the Urban Land Division shall verify and 

either approve or return the request with valid reasons within one week;  

b. The concerned dealing official at the Cadastral Information Division shall 

verify and either approve or return the request with valid reasons within one 

week;  

 

 

 

 

 

http://www.esakor.nlcs.gov.bt/
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F. Change of administrative boundary from Rural to Urban  

1. Boundary change request submission of the Dzongkhag/Thromde  

a. The Dzongkhag /Thromde shall initiate the boundary change request via e-

sakor. 

b. The revenue and building section shall collect the registration fee, verify and 

update any building information respectively and either accept or return with 

valid reasons; 

c. The Cooling period will not be applied here; 

d. The Dzongkhag/Thromde shall submit to the NLCS within one week after 

completion of the verification of documents.  

2. Verification at the NLCS  

a. The concerned dealing official at the Urban Land Division shall verify and 

either approve or return the request with valid reasons within one week;  

b. The concerned dealing official at the Cadastral Information Division shall 

verify and either approve or return the request with valid reasons within one 

week;  

3.  Lag Thram  issuance  

a. The Dzongkhag and Thromde will print the Lag Thram and issue it to 

landowners within one day.            

b. Alternatively, the Thram holder/authorized representative can collect the Lag 

Thrams from the Customer Service Center at the NLCS. 
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G. Thram  annulment  

a. Thram shall be annulled only by the NLCS.    

b. Thram annulment orders issued as Royal Kasho or orders from the courts 

may be received by the NLCS, Dzongkhag and Thromde. 

c. Where the Dzongkhag and Thromde receive such Royal Kasho or court 

orders, the dealing official shall forward to NLCS. 

d. The concerned dealing official at the Urban Land Division and Legal Section 

shall seek approval to annul the Thram and convey the decision to LG for 

submission of report through Esakor sytem for annulment. 

e. The concerned dealing official shall annul the thram upon receiving the 

annulment through eSakor System and remove it from the e-sakor, 

Chhazhag Thram, and other relevant documents. 

f. After the annulment of the Thram, NLCS shall inform the other relevant 

offices. 

 H.  Land precinct change                                     

a. The Dzongkhag/ Thromde shall verify the changes made in the precinct by 

the DHS and forward it to NLCS.  

b. The concerned dealing official at the Urban Land Division shall seek approval 

to make necessary changes in the Thram (Precinct) . 

c. Upon receiving approval, concerned dealing officials shall convey to the IT 

section for making necessary changes. 

d. And convey the approval to Thromde. 
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I. Reissuance  of Lag Thram  if misplaced/lost  

1. Verification at the Dzongkhag/Thromde level  

a.The landowner shall submit an application (Annexure 16) to the 

Dzongkhag/Thromde for re-issuance of a new Lag Thram. 

b. The Dzongkhag/Thromde shall verify and issue a new Lag Thram within one 

day from the receipt of the application. 

c. If any issues are identified concerning the Thram during the verification 

process by the Dzongkhag/Thromde, the landowners or the authorized 

person shall be informed accordingly. 

2.  Verification at the NLCS  

a. The landowner may directly apply to the Customer Service Centre at the 

NLCS for re-issuance of a new Lag Thram; 

b. The concerned dealing official shall verify and process to issue a new Lag 

Thram within one day; 

c. If any issues are identified concerning the Thram during the verification 

process by the NLCS, the landowners or the authorized person shall be 

informed accordingly. 
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Transaction flow for Urban Land Transaction  
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3. PROCEDURES UNDER LAND MANAGEMENT DIVISION  

A. Leasing of state land  

Leasing of State Land for Business Activity outside Industrial Parks  (Rural and 

Thromdes)  

a) The proponent shall submit the project/business proposal to the relevant 

sector under Dzongkhag/Thromde for a Letter of Interest (LoI); 
 

b) The concerned Sector shall approve or reject the proposal within one month 

from the receipt of the application; 
 

c) If the proposal is not recommended, the concerned Sector shall inform the 

proponent accordingly; 

 

d) In the event the business proposal is approved, the concerned Sector shall 

issue LoI. The proponent shall submit the LoI to Dzongkhag/Thromde as per 

the prescribed Form BA-1(Annexure 20)/Form SL-1 (Annexure 23) 

respectively along with a copy of approved business proposal; 

 

e) The Dzongkhag or the Thromde shall submit the proposal in the duly filled in 

Form PA (Annexure 50) requesting for preliminary approval from the National 

Land Commission Secretariat (NLCS); 

 

f) The Lease Section under the Land Management Division (LMD) of the NLCS 

shall study the proposal and process for the preliminary approval; 

 

g) The Secretariat shall approve or reject the proposal within one week from the 

receipt of the proposal from the Dzongkhag. 

i. If approved the preliminary approval is conveyed to Dzongkhag. The 

preliminary approval shall have a validity of six months. 

 

ii. If rejected the decision is conveyed to Dzongkhag and accordingly to 

the proponent by the Dzongkhag. 

h) Based on the preliminary approval, the Dzongkhag Land Committee (DLC) or 

the Thromde Land Committee (TLC) shall conduct the assessment as per 

Form BA-2 (Annexure 21)/ Form SL-2 (Annexure 24) respectively and 

simultaneously the Dzongkhag /Thromde shall also facilitate in obtaining 
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relevant stakeholdersô clearances (Forestry Clearance, Environment 

Clearance, Power clearance etc); 
 

i) The Dzongkhag/ Thromde shall submit the assessment report as per Form 

BA-3 (Annexure 22)/ Form SL-3 (Annexure 25) to the NLCS seeking final 

approval; 

j) The LMD at the secretariat shall process for approval within two weeks from 

the receipt of the Form BA-3; 

 

k) If approved, the lease Section, LMD shall capture the details of approved 

cases into the land lease database, prepare land lease map, and print out the 

Land Lease Certificate (LLC); 

 

l) The LLC shall be issued within one week to the proponent through 

concerned Dzongkhag/Thromde for the execution of lease deed, 

demarcation and handing over of land and inform the concerned Department 

or Agency accordingly; 
 

m) In the event the Secretariat rejects the proposal, the concerned 

Dzongkhag/Thromde shall be informed accordingly.  
 

B. Leasing of State Land for Business Activity inside Industrial Parks  

a) The concerned department or agency under MoICE shall announce through 

media the availability of industrial plot on lease and seek business proposals 

from interested individuals; 

 

b) The proponent shall submit an application and business proposal to the 

concerned Department within the specified deadline;  

 

c) In the event the proposal is not recommended, the concerned Department 

shall inform the proponent within one month from the deadline of the 

submission of the application;  

 

d) In the event the proposal is recommended, the concerned Department shall 

forward the business proposal along with the LoI to the NLCS within one 

month from the deadline for submission of the application;  
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e) The Lease Section, LMD under the Secretariat shall process for approval 

within two weeks from the receipt of the proposal from the concerned 

Department; 

 

n) If approved, the lease Section under LMD shall capture the details of 

approved cases into the land lease database, prepare land lease map, and 

print out the Land Lease Certificate (LLC); 

 

o) The LLC shall be issued within one week to the proponent through 

DoI,MoICE for the execution of lease deed, demarcation and handing over of 

land and inform the concerned Dzongkhag for record.  

 

f) If rejected, the Secretariat shall inform the proponent and the concerned 

Department accordingly.  

C. Leasing of State Land for Commercial Agriculture  

a) The proponent shall submit the project proposal to Dzongkhag Agriculture 

Sector for issuance of LoI; 
 

b) The Dzongkhag Agriculture Sector shall review the project proposal and 

carry out the technical assessment on the suitability of the proposed lease for 

commercial agriculture farming within one month from the receipt of the 

application; 

 

c) In the event the proposal is approved, the Dzongkhag Agriculture Sector 

shall issue LoI. The proponent shall submit the LoI to Dzongkhag Land 

Sector as per the prescribed Form CA-1(Annexure 26) along with a copy of 

the approved project proposal;  

 

d) The Dzongkhag shall submit the proposal requesting for preliminary approval 

from the NLCS in the duly filled in Form PA (Annexure 50); 

 

e) The Lease Section under LMD of the NLCS shall study the proposal and 

process for the preliminary approval within two weeks from the receipt of the 

proposal;  

 

f) The Secretariat shall approve or reject the proposal. 
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i. If approved the preliminary approval is conveyed to Dzongkhag with the 

validity of six months; 
 

ii. If rejected the decision is conveyed to Dzongkhag and accordingly, the 

proponent shall be informed. 
 

g) Based on the preliminary approval, the DLC shall conduct the field 

verification as per Form CA-2 (Annexure 27) and simultaneously the 

Dzongkhag shall also facilitate in obtaining relevant stakeholdersô clearances 

(Forestry Clearance, Environment Clearance, Power clearance etc); 

 

h) The Dzongkhag shall submit the assessment report as per Form CA-3 

(Annexure 28) to the NLCS seeking final approval; 

 

i) The LMD at the secretariat shall process for approval within two weeks from 

the receipt of the Form BA-3; 

 

j) If approved, the lease Section under LMD shall capture the details of 

approved cases into the land lease database, prepare land lease map, and 

print out the Land Lease Certificate (LLC); 

 

k) The LLC shall be issued within one week to the proponent through 

concerned Dzongkhag for the execution of lease deed, demarcation and 

handing over of land and inform the concerned Department or Agency.  

 

l) In the event the Secretariat rejects the proposal, the concerned 

Dzongkhag/Thromde shall be informed accordingly.  
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D. Leasing of State Land for Mining Activity  

a) The proponent shall submit the business proposal to the DGM (Department 

of Geology and Mines); 

 

b) In the event, the proposal is found feasible for the intended mining operation, 

the DGM on behalf of the proponent shall apply to the DLC as per Form MA-

1 (Annexure 29); 

 

c) The DLC shall conduct field verification as per the Form MA-2 (Annexure 30) 

within two months from the receipt of the Form MA-1. The cadastral survey of 

the proposed mine shall be carried out during the field verification by DLC 

involving DGM; 

 

d) If the proposal is recommended, the DLLC shall submit the proposal to the 

Secretariat as per the Form MA-3 (Annexure 31) along with a copy of the 

pre-feasibility report from the DGM;  

 

e) If not recommended, the DLC shall inform the DGM accordingly; 

 

f) The Lease Section under LMD at the Secretariat shall review the proposal 

based on the assessment report submitted by DLC and process for approval 

within one month from the receipt of the Form MA-3;  

 

g) The Secretariat shall approve or reject the proposal. 

 

i. If approved, the Preliminary approval shall be issued to Dzongkhag (copy 

to DGM) with the validity of three years; 

 

ii. If rejected, the decision is conveyed to Dzongkhag/DGM and accordingly 

the applicant is informed. 

 

h) The DGM shall conduct the Final Mine Feasibility Study (FMFS) and submit it 

together with the environmental clearance to the secretariat for final approval 

and issuance of LLC. 

 

i) The Secretariat shall accord the final approval for the proposed activity. 
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j) The Lease Section under the LMD shall capture the details of approved 

cases into the land lease database, prepare the land lease map, and print out 

the LLC. 

 

k) The LLC shall be issued to the Dzongkhag (copy to DGM) for issuance to the 

proponent, handing over of the leased land with proper demarcation and 

execution of Lease Deed. 

E.  Lease of land for Hydropower, Renewable Energy Projects (HPREP ) 

and other Associated Transmission Systems  

a) The concerned Department or Agency shall present/submit the details of the 

identified land (Land utilization plan) relating to HPREP and other associated 

transmission systems along with the project proposal to the NLCS; 

 

b) Upon the consent of the Secretariat, the concerned Department or Agency 

shall process through DLC for leasing state land using FORM BA-1,2,3 as 

per the procedures laid down for leasing state land for Business activities; 

 

c) If it involves the leasing of private land, the land acquisition process shall be 

followed; 

 

d) The lease period shall be fixed by the Secretariat in consultation with the 

concerned Department or Agencies. 

 

e) Upon approval by the Secretariat, the concerned Dzongkhag shall execute 

the lease deed with the proponent as per the LLC. 

 

f) The concerned Dzongkhag or Agency responsible for hydropower shall 

execute a new lease deed upon commissioning of the project. 
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F. Lease of Tsamdro  

a) The proponent shall submit an application to the Gewog along with livestock 

statistics certificate (Form TS-1 Annexure 32) in case of reverted Tsamdro. 

 

b) In the event, the lease area is proposed from the SRFL, the proponent shall 

produce forest clearance and community clearance. 

 

c) The Gewog Livestock Extension Supervisors (GAES) shall assist the 

proponent in preparing Tsamdro Management Plan (TMP) as per the 

prescribed Form TS-5 and seek approval from the Dzongkhag Livestock 

Officer (DLO). 

 

d) The Geog Administration upon completion of field verification/survey shall 

submit the proposal to Dzongkhag within one month as per the prescribed 

Form TS-2 (Annexure 33) along with TMP (Form TS-5). 

 

e) The DLC shall review the proposal and if found feasible seek Secretariatôs 

approval within one month as per the prescribed Form TS-3 (Annexure 34). 

 

f)     In the event, the proposal is not found feasible the Dzongkhag will notify the 

proponent through Gewog. 

 

g) The LMD at the secretariat shall process for approval within two weeks from 

the receipt of the Form TS-3. 

h) If approved, the LMD shall capture the details of approved cases into the 

land lease database, prepare land lease map, and print out the Land Lease 

Certificate (LLC); 
 

i)    The LLC shall be issued within one week to the proponent through 

concerned Dzongkhag for the execution of lease deed, demarcation and 

handing over of land and inform the concerned Department or Agency.  

 

j)    The event the Secretariat rejects the proposal, the concerned Dzongkhag 

shall be informed accordingly.  

 

 

 

file:///C:/Users/karma_ct/tshering/Desktop/MoA%20to%20NLC_GP4.doc
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G. Leasing of Sokshing  

a) The proponent shall submit an application to Gewog along with a copy of Lag 

Thram, copy of Citizenship Identity Card and forest clearance as per the 

prescribed Form SK-1 (Annexure 35). 

 

b) The community clearance shall only be sought if the proposed Sokshing falls 

in the community Sokshing. 

 

c) The Gewog Agriculture Extension Supervisors (GAES) shall assist the 

proponent in preparing Sokshing Management Plan (SMP) as per the 

prescribed Form SK-5 and seek approval from the Dzongkhag Agriculture 

Officer (DAO). 

 

d) The Gewog Administration shall verify the documents for lease as per 

prescribed Form SK-2 (Annexure 36), carry out field verification/survey and 

submit to DLC along with the recommendation. 

 

e) The DLC if recommended based on the field verification report by the Gewog 

(Form SK-2) shall forward the proposal along with SMP, to the Secretariat 

within one month as per prescribed Form SK-3 (Annexure 37) and inform the 

MoAL; 

 

f)    In the event, the proposed lease for Sokshing is not recommended; the DLC 

shall inform the applicant through Gewog. 
 

g) The LMD at the secretariat shall process for approval within two weeks from 

the receipt of the Form SK-3; 
 

h) If approved, the LMD shall capture the details of approved cases into the 

land lease database, prepare land lease map, and print out the Land Lease 

Certificate (LLC); 

 

i)    The LLC shall be issued within one week to the proponent through 

concerned Dzongkhag for the execution of lease deed, demarcation and 

handing over of land and inform the concerned Department or Agency.  

 

j)    In the event the Secretariat rejects the proposal, the concerned Dzongkhag 

shall be informed accordingly.  
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Flow diagram for Land Lease  

 

Figure 1: Flow diagram for land lease  
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H. Private Land Acquisition and Compensation (Rural and Urban)  

1. Procedure for land acquisition and compensation  

a) Acquiring agency shall submit the land acquisition proposal (Form PLA-1) 

(Annexure 38) to the Dzongkhag Land Acquisition and Allotment Committee 

(DLAAC) or the Thromde Land Acquisition and Allotment Committee 

(TLAAC) fulfilling the requirements prescribed under Section 29(a) of Land 

Acquisition and Compensation Rules and Regulations 2022; 

b) The Dzongkhag or Thromde shall reject the proposal or submit the 

preliminary proposal along with the recommendation to the Secretariat within 

15 working days upon receipt of the proposal; 
 

c) The Department of Land Administration and Management (DoLM) shall 

review the preliminary proposal and convey or reject the preliminary approval 

within seven working days; 

d) Pursuant to Section 199 of the Land Act 2007, upon receipt of the preliminary 

approval, the Dzongkhag/Thromde Land Sector shall serve a written notice 

within 10 working days to the landowner informing him of the acquiring 

agencyôs intent to acquire his land at least 120 days prior to the acquisition; 
 

e) The member secretary of the DLAAC/TLAAC shall coordinate a field 

verification and submit a report to the DLAAC/TLAAC.  If recommended, a 

detailed report as per PLA form 2 (Annexure 39), PLA form 3 (Annexure 40), 

PLA form 4 (Annexure 41) and PLA form 5 (Annexure 42) shall be submitted 

to the NLCS within 10 working days; 

 

f) The DoLAM upon reviewing the detailed report of the proposal shall 

recommend, reject or defer with justification, or seek clarification as and 

when necessary, from the Dzongkhag/Thromde Committee within 24 working 

days; 

 

g) For the National Strategic Project cases, the DoLAM upon review shall 

present the cases to Land Acquisition and Compensation Committee (LACC) 

within 24 working days 
 

h) The DoLAM shall submit the recommended cases to the higher authority for 

endorsement within five working days; 
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i) Upon completion of the land acquisition, both the map and Thram shall be 

updated. The new Lag Thram and Land Use Certificates (LUC) shall be 

issued to the concerned landowner and acquiring agency respectively.  

 

j) Upon receipt of the endorsement, the DoLAM shall process the map and 

Thram updates within five working days. The new Lag Thram and Land Use 

Certificates/lease certificates shall be issued to the concerned landowner and 

acquiring agency respectively.  

Flow diagram for Private Land Acquisition and Compensation  

 

Figure 2: Flow diagram for private land acquisition and compensation 

 

 

 

 

 



 Land Services Standard Operating Procedure (LT SOP) 

 

   38 

 

 

I. Land Exchange  

1. Procedure for exchange of registered land with state land  

a. The applicant shall submit an application for land exchange to the Gewog 

Administration fulfilling the requirements prescribed in Form LE-I (Annexure 

43); 
 

b. The Gewog Administration shall verify and forward the application to the 

Dzongkhag Administration within 10 working days. In the event the proposal 

is not recommended for the land exchange, the Gewog Administration shall 

return it to the applicant with justification;  

c. Upon receipt of the application Form LE-I, the DLS shall verify and 

coordinate the Dzongkhag Land Exchange Committee (DLEC) for field 

verification as prescribed in Form LE-2 (Annexure 44) within two months;  
 

d. The DLEC shall submit the detailed report to NLCS within 15 working days 

upon completion of the field verification. In the event the proposal is not 

recommended, the DLS shall return it to the applicant with justification;  
 

e. The LMD, DoLAM shall review the detailed report submitted by the 

Dzongkhag and recommend to the Secretariat. If not recommended, return to 

the Dzongkhag with justification within 15 working days;  

 

f. The Secretariat shall recommend or defer the land exchange cases and 

submit to the competent authority for final endorsement. In the event the 

proposal is not endorsed, LMD, DoLAM shall return it to the Dzongkhag with 

justification within 10 working days; and  

 

g. Upon receipt of the endorsement, LMD, DoLAM and CID, DoSAM shall 

update the changes in Thram and cadastral map, respectively within 10 

working days. Simultaneously, the concerned Ministry shall be notified 

through the online system. 
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Flow diagram for exchange of registered land with state land  

 

 

Figure 1: Flow diagram for exchange of registered land with state land 

J. Land Use Certificate  

Procedure for Land Use Certificate for the State Land  

a) The applicant shall submit an application for the Land Use Certificate to 

Dzongkhag/ Thromde duly attaching all required documents in form SLA-

1(Annexure 45).  

b) Upon receipt of the proposal in the form SLA-1, the DLC/TLC shall conduct a 

field visit for a feasibility study as prescribed in the form SLA-2(Annexure 46)  

within one month.  

c) The DLC/TLC shall submit the proposal to the National Land Commission 

Secretariat with relevant sectoral clearances with any other relevant 

documents, incorporating a survey report in the form SLA-4 (Annexure 48) 

within 15 working days, after the completion of field verification. If not 

recommended, DLC/TLC shall return with justification. 
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d) The LMD, DoLAM shall review/assess the proposal and recommend it to the 

secretariat (SLA-3 (Annexure 47) and SLA-5 (Annexure 49)). If not 

recommended, return the proposal to the Dzongkhag/Thromde with 

justification within 15 working days.  

e) Upon receipt of the endorsement, LMD, DoLAM and CID, DoSAM shall 

update the changes in Thram and cadastral map, respectively within 10 

working days.  

f) The DLC/TLC shall release the State Land on LUC upon approval from the 

secretariat. 

Flow diagram for Land Use Certificate  

 

      Figure 4: Flow diagram for Land Use Certificate. 
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Annexure  1 (Land transaction agreement sample Forms)  

Note: All forms can be downloaded from www.nlcs.gov.bt 

 

http://www.nlcs.gov.bt/
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Annexure 1(a) (Undertaking Form)  
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Annexure 2  (LT Form ( 5) 
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Annexure 3  (FN Form -1) 
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Annexure 4  (FN Form -2) 
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Annexure 5 (Rural PLR Agreement)  
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Annexure 6 (Common Property Declaration Form)  
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Annexure 7 (CKC Form  ï 1) 
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Annexure 8(CKC Form -2) 
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Annexure 9 (CKC Form -3) 
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Annexure 10 (LC Form  (R) 3-A) 
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Annexure 1 1 (LC Form (R) 3 -B) 
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Annexure 12 (LC Form (R) 3 -C) 
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Annexure -13 (Urban transaction  agreement sample Forms)  
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Disclaimer: 

This is just a sample agreement form; you may consult a professional  

for customized agreements to fit your specific purpose
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Annexure -14 (NOC for Transaction)  
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Annexure -15 (Correction  Form)  
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Annexure -16 (Lost Lag Thram Form)  

 






































































































