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DISCLAIMERNOTE

The review is confined to Urban Planning and Development in Thimphu Throm. The
review was carried out as per the objectives and program prepared by the Royal Audit
Authority. The findings are based on the information and documents made available by the
audited agencies. This is also to certify that the auditors during the audit had neither
yielded to pressure, nor dispensed any favor or resorted to any unethical means that would
be considered as violation of the Royal Audit Authority’s Oath of Good Conduct, Ethics

and Secrecy.



Bhutan Integrity House

Reporting on Economy, Efficiency & Effectiveness in the use of Public
Resources
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ROYAL AUDIT AUTHORITY RAA

RAA/PSAD (PA- TT & MoWHS) 2019-20/3110 27.12.2019

Hon'ble Secretary
Ministry of Works and Human Settlement
Thimphu

The Thrompon
Thimphu Thromde
Thimphu

Subject: Performance Audit Report on Urban Planning and Development in Thimphu
Throm

Dasho(s),

Enclosed herewith please find the Performance Audit Report on Urban Planning and
Development in Thimphu Throm covering the period 2013-14 to 2017-18. The Royal Audit
Authority (RAA) conducted the audit under the mandate bestowed by the Constitution of
Kingdom of Bhutan and the Audit Act of Bhutan 2018. The audit was conducted as per the
International Standards of Supreme Audit Institutions on Performance Auditing (ISSAI
3000). The RAA conducted the audit broadly under two audit objectives:

1. To ascertain whether there exist appropriate institutional framework for effective and
efficient urban planning and development;

ii.  To ascertain whether urban planning and development initiatives are in compliance
to standards and norms.

The performance audit was conducted in Department of Human Settlement, Ministry of
Works and Human Settlement and Thimphu Thromde covering the period 2013-14 to 2017-
18. The report highlights significant accomplishments and initiatives as well as shortcomings
and deficiencies observed by the RAA. Some of the pertinent and significant developments
observed have been highlighted under Part I of Chapter 3. The lapses and deficiencies where
immediate actions and improvements are desirable towards enhancing efficiency and
effectiveness in Urban Planning and Development in Thimphu Throm are detailed in Part
II of Chapter 3.

The RAA prepared the report based on the documents and information made available by the
Ministry and Thimphu Thromde, and based on discussions with relevant officials. The draft
report was issued on 21 October 2019 to the MoWHS and Thimphu Thromde for factual
confirmation, comments and feedback. Relevant responses received have been incorporated
as well as appended in the report as annexure.

In line with the Audit Act of Bhutan 2018, the auditee agencies are required to submit
response to the Performance Audit Report on Urban Planning and Development in Thimphu
Throm in the form of Management Action Plan. The Management Action Plan should specify
the action plans for implementation of the recommendations with definite timeframe aimed
to address the underlying causes of the findings. Further, as specified by Section 55(16) of
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-His Majesty the King Jigme Khesar Nam gyel Wangchuck,
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the Audit Act of Bhutan 2018, the auditee agencies concerned are required to submit signed
Accountability Statement for implementation of the recommendations provided.

The RAA would follow-up implementation of the recommendations based on the
Management Action Plan and Accountability Statement. Failure to comply will result in

taking appropriate actions, which may include suspending audit clearances to accountable
official(s).

Therefore, the RAA would like to request the MoWHS and Thimphu Thromde to submit a
Management Action Plan (format attached) for implementation of recommendations with
definite timeframe on or before 27 March 2020 along with the signed Accountability
Statement (format attached). In the event of non-submission, the RAA shall invariably fix
the overall supervisory accountability on the head of the auditee agencies in line with
Section 55(17) of the Audit Act of Bhutan 2018.

We take this opportunity to acknowledge the officials of the Department of Human
Settlement and Thimphu Thromde for rendering necessary co-operation and support during
the audit.

Yours sincerely,

[ (Tshering Kezang)

Auditor General of Bhutan

Copy to:
1. Hon’ble Lyonchhen, Royal Government of Bhutan, Thimphu;
2. Hon’ble Gyalpoi Zimpon, Office of Gyalpoi Zimpon, Thimphu;
3. Hon’ble Speaker, National Assembly of Bhutan, Thimphu;
4. Hon’ble Chairperson, National Council of Bhutan, Thimphu;
5. Hon’ble Opposition Leader, National Assembly of Bhutan, Thimphu;
6. Hon’ble chairperson, Public Accounts Committee, National Assembly of Bhutan,

Thimphu (enclosed five copies)

Hon’ble Minister, Ministry of Works and Human Settlement, Thimphu;

Executive Secretary, Thimphu Thromde, Thimphu;

Director, Department of Human Settlement, MoWHS, Thimphu;

0. Assistant Auditor General, Policy and Planning and Annual Audit Report Division,
RAA, Thimphu;

11. Assistant Auditor General, Follow-up and Clearance Division, RAA, Thimphu;

12. Office Copy; and

13. Guard file.
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MANAGEMENT ACTION PLAN REPORT

Performance Audit on Urban Planning and Development in Thimphu Throm

Recon
No.

. Action .

Audit . Estimated

Lo Taken or Estimated .

Recommendation in . Completion
. To be Implementation Date

brief Date

Taken

Responsibility Entrusted to:

Name &

Designation EID no.

4.1

The Government should
develop a clear
institutional Framework
for implementation of
the TSP

4.2

The Government should
consider adequate
representation of
stakeholders in Thromde
decision making

4.3

MoWHS and Thimphu
Thromde should carry
out comprehensive
review of TSP and
DCRs

4.4

MoWHS in
collaboration with
Thimphu Thromde
should strengthen the
coordination between
themselves

4.5

Proper record keeping
and efficient monitoring
should be instituted

4.6

MoWHS and Thimphu
Thromde should carry
out a resource need
assessment for timely
execution of
development activities

4.7

Deviations should be
reviewed and reported to




relevant authorities for
necessary action

4.8

MoWHS & Thimphu
Thromde in consultation
with relevant agencies
should come up with
action plan to address
transportation issues

4.9

Housing affordability
issue requires special
attention

4.10

Thimphu Thromde
should enhance the
sewerage treatment
capacity

4.11

Issues with Construction
of MLCP 1 & 2 should
be properly addressed
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Supervisory Accountability

Sl
NO

RECOMMENDATIONS

NAME & EID NO.
DESIGNATION

NAME &
DESIGNATION

EID NO.

4.1

The Government should
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The Government should
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4.6
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a resource need
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execution of development
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reviewed and reported to
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necessary action

4.8

MoWHS & Thimphu
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with relevant agencies
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action plan to address
transportation issues

4.9

Housing affordability
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attention
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treatment capacity
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Issues with Construction
of MLCP 1 & 2 should be
properly addressed
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EXECUTIVE SUMMARY

‘Urban planning’ is understood as a form of State intervention in a development process consisting
of many stakeholders, dominantly the private sector. It would be wrong to assume that the planning
and developing authority completely controls the urban environment. Further, implementation of
plans is not just an administrative process that follows once policies are in place. Nevertheless,
authorities can be capable of successfully influencing the planning and development process
depending on its institutional framework, resource management, and the powers with which it is
entrusted and more importantly on the relationship it maintains with stakeholders and agencies
involved in the process of urban planning and development. A tricky character of this process is that
it is more about bargaining, negotiation and compromise over the distribution of scarce resources like
the ecology and land and a potential risk is that urban plans being modified in the interest of a
stakeholder or even for an agency. Evidently, urban planning and development potentially can alter
the resource distribution that market forces produce, causing some to gain and some to lose.

The urban planning and development in Thimphu Throm has been anything but smooth. Ever since
urban planning and development started in Bhutan, multiple agencies had to be involved due to the
huge scope of development; technological change became difficult to keep up with and changes
occurred in legislation and governance framework. In the process, there appeared lack of inter-agency
coordination and numerous deviations from the intent of the actual plan for the city, plaguing the
urban planning and development initiatives.

The Royal Audit Authority (RAA) had conducted the “Performance Audit on Urban Planning and
Development in Thimphu Throm” as mandated by the Constitution of the Kingdom of Bhutan and
the Audit Act of Bhutan 2018. The audit was carried out following the International Standards of
Supreme Audit Institutions on performance auditing (ISSAI 3000). The audit is conducted with the
following audit objectives:

4 To ascertain whether there exist appropriate institutional framework for effective and efficient
urban planning and development;

4 To ascertain whether urban planning and development initiatives are in compliance to
standards and norms.

The audit was conducted in MoWHS and Thimphu Thromde, focusing on areas under 10 Local Area
Plans of the Thimphu Structure Plan. The audit focused primarily on institutional framework, land
use, traffic and circulation, and road and footpath components of the Thimphu Structure Plan.

Both positive developments and area requiring further improvements are noted and reported in report.
Some of the notable initiatives and positive developments include:

v The Strategic Environment Assessment (SEA) of the Thimphu Structure Plan was conducted
by the multi-sectorial core team comprising representative from Thimphu Thromde,
MoWHS, Gross National Happiness Commission (GNHC), National Environment
Commission (NEC), NLCS, and United Nations Development Programme (UNDP) with
technical and capacity-building support from the Korea Environment Institute (KEI).

v" DHS, MoWHS has initiated drafting of spatial Planning bill beginning 2015 that would
provide a clear spatial planning framework for fair, orderly, economic and sustainable use of
land in the country.

v' Thimphu Thromde as of 2017 has completed implementation of eight LAPs namely,
Dechenchholing, Langjophakha, Zilukha, Core Area, Changbangdu, Lungtenphu, Babesa and
Semtokha



Notwithstanding these accomplishments, the audit observed deficiencies and shortcomings of which,
some of the significant findings are briefly mentioned hereunder.

e With regard to implementation of TSP, there appears to be lack of clarity and disagreements
over the roles and responsibilities between MoWHS and Thimphu Thromde. Most of
decisions which were technical in nature were found taken by the Thromde Tshogde resulting
in complete change in development plans of Thimphu Throm;

e There is delay in enactment of Spatial Planning Act that would provide legal mandate to the
existing plans and delineate roles and responsibilities and accountabilities associated with the
implementation of the plans;

e Most of the important ‘Proposal for action’ as envisioned in TSP remained not implemented.

Based on the findings, the RAA has provided 11 recommendations, which are detailed in Chapter 4
of this report aimed at enhancing efficiency and effectiveness in urban planning and development in
Thimphu Throm.

I



CHAPTER 1: ABOUT THE AUDIT

1.1 Mandates

The Royal Audit Authority conducted the “Performance audit on Urban Planning and
Development in Thimphu Throm” as mandated by the Constitution of the Kingdom of Bhutan and
Audit Act of Bhutan 2018 as follows:

a) Article 25 (1) of the Constitution of the Kingdom of Bhutan provides that “There shall be a
Royal Audit Authority to audit and report on the economy, efficiency, and effectiveness in the
use of public resources”.

b) Section 68 of the Audit Act of Bhutan 2018, under the ‘Functions and Jurisdiction of the
Authority’ states, “The Authority shall audit and report on the economy, efficiency and
effectiveness in the use of public resources”.

1.2 Audit Standards

The Royal Audit Authority conducted the audit in accordance with the RAA’s Performance Audit
Guidelines 2011, which is consistent with the International Standards of Supreme Audit Institutions
on Performance Auditing (ISSAI 3000).

1.3 Audit Objectives

The RAA conducted the ‘Performance audit on Urban Planning and Development in Thimphu
Throm’ with the following audit objectives:

I.  Toascertain whether there exist appropriate institutional framework for effective and efficient
urban planning and development;

ii.  To ascertain whether urban planning and development initiatives are in compliance to
standards and norms.

1.4 Audit Scope

The performance audit on Urban Planning and Development in Thimphu Throm covered the period
from 01 January 2014 to 31 December 2018 and the agencies were confined to Department of Human
Settlement (DHS), Ministry of Works Human Settlement (MoWHS) and Thimphu Thromde.
However, as the process of urban planning and development had occurred over many decades,
wherever necessary, review of earlier data and documents relevant to this audit was carried out.

The performance audit on urban planning and development in Thimphu Throm, identified the
implementation of the Thimphu Structure Plan (TSP) 2002-2027 as the main plan document and the
audit focused primarily on institutional framework, the land use, traffic and circulation, road and
footpath components of the Thimphu Structure Plan. This audit covered 10 Local Area Plans (22 in
total) from seven Urban Village (15 in total) under the Thimphu Structure Plan to assess the
institutional framework, implementation issue of the Thimphu Structure Plan and other pressing
issues related to the urban area planning and development.



1.5 Audit approach

The audit used the combination of System-oriented and Problem based audit approaches. Using these
approaches, the audit focused mainly on the systemic issues and prevailing problems relating to
Urban Planning and Development. These approaches were applied considering the issues and
challenges in implementing the Thimphu Structure Plan through review of various documents,
legislations and discussion with officials from the Department of Human Settlement, Ministry of
Works and Human Settlement and Thimphu Thromde.

1.6 Audit Methodology

Following audit methodologies were applied during the audit to gather information, analyze data and
derive conclusions:

a)

b)

c)

d)

e)

f)
9)

Reviewed legislation, rules and regulations, Government policies, Thimphu Structure Plan, Local Area Plans,
publications and reports to understand the processes and procedures regarding Urban Planning and
Development;

Reviewed Thromde Tshogde Minutes of Meetings to understand the resolutions, actions and challenges
regarding Urban Planning and Development in Thimphu Throm;

Interviewed key personnel, in DHS, MoWHS and Thimphu Thromde, involved in implementation of the TSP to
enhance understanding of Urban Planning and Development in Thimphu Throm and considered their views and
suggestions on issues regarding Urban planning and Development;

Visited MoWHS, and Thimphu Thromde to collect information on Compliance and Review carried out by the
DHS, MoWHS to understand challenges and issues in implementation of the TSP and collect information on
planning and development processes existing both at National and Local Level,

Conducted walkthroughs to understand the systems and procedures that are in place for urban planning and
development;

Gathered pictorial evidences to support audit observations; and

Reviewed past audit reports, research thesis reports, other technical reports published regarding the TSP to
understand the issues that are recurring, non-compliant and challenges in the urban planning and development.

1.7 Audit Limitations

Urban planning and development is a complex sector and the audit team faced many limitations in
the process of executing this audit. Some of those limitations are as mentioned hereunder.

a) Documents and records were very difficult to avail because proper documentation and record

keeping was lacking especially with regard to TSP;

b) The documents pertaining to the planning and development of the TSP document could not

be audited because most of the old files were not available, and

c) Since most of the LAPs were already implemented, information regarding its planning and

funding were mostly not available.



CHAPTER 2: INTRODUCTION

2.1 Urban Planning and Development in Bhutan

Bhutan is a rapidly urbanizing country with total population of 37.8% as of 20172, living in urban
areas as compared to 30.9% in 20052 Between 2005 and 2017, the total population increased by
92,163 persons and the urban population increased by 78,856 persons (85% of the total population

increase). The natural population
Growth Rate of Bhutan is fairly
constant at 1.3% per annum and the
national population density s
19persons/km? as of 2017. The
distribution of population
(population density) over land area is
not uniform  with  Thimphu
Dzongkhag having the highest
density (67.1 person per km?) and
Gasa Dzongkhag having the lowest
density (1.3 person per km?).

Article 22 of the Constitution of the Kingdom of Bhutan,
Section 1, states, “Power and authority shall be decentralized
and devolved to elected Local Governments to facilitate the
direct participation of the people in the development and
management of their own social, economic and environmental
well-being. ”

The overall governing legislation for Thromdes is the Local
Government Act 2009 (amended 2014), outlining the
establishment, election of representation, functioning and
financial autonomy.

Thromde Rules 2011 is the subordinate legislation, which
prescribes detailed procedures to implement the provision of LG

Act 2009.

The four Thromdes account for 22.2% of Bhutan’s total population with Thimphu Thromde being the
most populous urban Centre with 114,551 persons as of May 2017. Thimphu Thromde has the highest
population density of 4,389 persons per km? and Gelephu Thromde the lowest with 856 persons per
km?. More than half of the population in the Thromdes were born in rural areas and have moved since
birth to the four Thromdes.

With changing demographic dynamics
and increasing rate of rural-urban
migration, ‘urban  planning and
development’ has a very significant role
in the overall process of urbanization.
However, while urbanization brings
economic opportunities, unplanned
urbanization leads to many issues and
challenges such as poor infrastructure,
land price and value speculations, housing disparity, illegal developments etc.. Many of these issues
and challenges exist in Bhutan’s context and urban areas are already struggling to provide adequate
services to their existing population.

The Cabinet order states, “The committee shall comprise of senior
officials from relevant agencies in the Royal Government. It shall
serve as an advisory body to the Ministry of Communications on
human settlement policy and legal aspects” with the following
objective: “to facilitate urban growth efficiently and effectively on
a social, economic and environmentally sustainable basis through
central government policy and administrative interventions.” The
20" NCCHS was held on 9" October 2018.

2.1.2 Output of planning process

The primary outputs of the planning process are development plans, development regulations and
design guidelines as explained in Table 1.

1PHCB 2017
2 PHCB 2005



Table 1: Outputs of planning process A few land use techniques

Urban Development  » Valley Development Plan were used over the planning

Plans o Local Area Plans history of Bhutan. Land
e Action Area Plan ioiti P

Development Control ~® Aset of regulations drafted as a companion document to the aCQ_UISItIOH, Land pOOIIng’ and

Regulations Development Plans - _ Gwded La_nd Development are
e Contains information on land use, building construction explalned in Appendlx-l

procedure and development control regulations !
Urban Design e A set of broad guidelines to help achieve the visions and
Guidelines goals of the Plan

e Consists of explanatory notes on the objectives and the
planning and design principles to be adopted along with
relevant images and diagrams

Source: DHS, MoWHS

2.1.3 Governance Structure

The governance structure for urban planning and development is different from the conventional
governance structure of public sector institutions. Many external actors besides the governmental
agencies involved in planning and developing urban areas, have substantial policy influence on the
development plans of a municipality or an area. The major players in the whole process of planning
and development are broadly depicted in the Figure 1.

Figure 1: Governance Structure

Policy makers/Government Agencies
(Parliament, Cabinet, MOHCA, MoWHS, NLCS, NEC, MoAF,
MoEA, MolC, NSB)

Plan implementing Authorities
(Local governments - Thromde, Dzongkhags, Gewogs)

Source: DHS, MoWHS

The MoWHS is the apex body for urban planning and development in the Country and the DHS
develops national human settlement strategies, policy documents and plans. Currently, the local
Governments are the implementing agencies of programmes and plans, which also includes local
spatial plans like the TSP. Local area planning based on the overall structure plan of the area appears
to be the mandate of the municipality. There is no specific Act to guide urban planning currently,
with the Spatial Planning bill of Bhutan 2019 still not endorsed by the Parliament.

The National Consultative Committee for Human Settlement (NCCHS), constituted in 2001° is a
committee constituted by government secretaries from agencies relevant to planning and developing
human settlements, chaired by the Minister of MoWHS. A primary role of the Committee was to
provide sectorial input on polices, plans, programmes, legislation etc. with regard to urban sector and

3 Cabinet order (COM/23/01/1423)



the specific task was to guide and advice the Ministry on urban development aspects. The committee
was renamed National Committee for Human Settlement (NCHS) in August 2019.

2.2 Urban Planning and Development in Thimphu Throm (City)

Although it is not documented, it appears that the 1% plan for Thimphu Throm was made in 1961
together with the launch of the 1% 5-year plan. As per the Thimphu Structure Plan (TSP) 2002-
2027 (revised 01.08.2004), the 1% plan made in 1964 was not implemented and the 2" plan of 1984
guided the Thimphu Throm development. The Thimphu Throm boundary was expanded in 1999 from
8 km? to 26 km? and the Council of Ministers approved the TSP in the year 2003, with
Dechenchholing to the north and Serbithang to the south. In principal, urban planning and
development in Thimphu Throm is guided by the TSP.

By 1962 Thimphu’s first motor-road had been built. In 1966 Thimphu became a full capital of the Royal
Government of Bhutan. The city became a center of administration and grew around the Tashichho Dzong,
which was under reconstruction in the 1960s. Along with roads, large tracts of land were developed as
institutional land- RBA in Lungtenphu, RBP in Changzamtog, RBG in Dechencholing, DANTAK in Babesa,
and India House in north Thimphu. By the 1970s agricultural land was being used for construction of houses
and offices to meet the demand of the growing civil service...There has been a construction boom in the city
after 2008 which busted in 2012 after the Central Bank intervened to discourage construction loans. In 2008,
Local Area Plans were finalized and new land was released in the extended areas for development... most of
this stock is built as residential even if it is being used for commercial purposes...

—Thimphu’s growing pain: Manka Bajaj

Thimphu Thromde is the lead implementing body of the TSP and Thromde Tshogde is the highest
decision making body of Thimphu Thromde empowered by the Local Government Act 2009
(amended 2014), and comprises eight elected members, headed by a Thrompon. Thromde Tshogde
is empowered to formulate policies related to Thromde operations, administer and manage
government land, approve local area plans, facilitate planned growth, frame and enforce rules
for health, safety, wellbeing of the residents and to levy taxes, fees and charges.

In principle, MoHCA is the parent ministry of local governments and MoWHS is responsible for
monitoring and supervision of activities and formulation of plans and policies pertaining to urban
planning, which are mostly technical in nature. Prior to enactment of the Local

Government Act, policies regarding the TSP indicate, that national level planning was done by the
Ministry (now the MoWHS, then the MoC) and implementation at local level were carried out by
Thimphu Thromde (initially the Thimphu City Corporation under the MoC) inside the municipal
boundary and by Thimphu Dzongkhag outside the municipal boundary.

When the TSP was approved for implementation, Bhutan Municipal Act 1999 was in force for the
then Thimphu City Corporation, responsible for implementing the TSP and developing Thimphu
Throm. The NCCHS was the body where major decisions regarding urban matter, especially the
implementation of TSP, were discussed. Currently, the Thimphu Thromde is under the Local
Government Act and is responsible for implementing the TSP.



2.2.1 Thimphu Structure Plan

A Structure Plan regulates structure development for an area, provides instructions and guidance to
public authorities, becomes the basis for further planning and development and is a long-term strategy
for settlement and landscape development.

The TSP’s main thrust is on formulating area development strategies with land use planning that stresses integration
of the natural environment and rich cultural heritage. It identifies key issues and provides long-term implementation
plans with funding needs, as well as detailed proposals for action pertaining to infrastructures and services.” The
TSP addresses critical issues requiring action; spells out the assumptions, considerations, opportunities and
constraints; and provides evaluations and possible alternatives, which mound the structure plan. The TSP is
specifically designed to cater to the needs of its future inhabitants. It divides the municipality into 16 urban villages
(UV) ™. According to settlement pattern, population concentration, environmental assets and geographical features,

each urban village is composed of one or two Local Area Plans (LAP).
* Strategic Environment Assessment of Thimphu Structure Plan 2018
" Updated to 15 UV in 2015 Instead of 16 as proposed in the TSP by doing away with Dechencholing Palace UV

The TSP guides planning and development in Thimphu Throm and is a 25-year plan to develop
Thimphu Throm, covering an area of 26 Km?, and was approved by the Council of Ministers in 2003%.
When the TSP was approved, the Bhutan Building Regulation (BBR) 2002 applied to urban areas
without a structure plan and areas that had a structure plan sanctioned, the provisions of the
accompanying DCR were applicable in that area. The implementation of TSP was guided by the
DCR 2004.

In 2015, Thimphu Thromde made an updated version of the TSP, focusing on 12 LAPs that were
implemented, incorporating changes that had occurred in the last 12 years. The DCR 2016 is a revised
version of the DCR 2004 endorsed by the Thromde Tshogde, with major amendments to land use and
intensity of land use. In 2018, the MoWHS made the Bhutan Building Regulation 2018, which
superseded the BBR 2002 and Rural Construction Rules 2013. There are also many other Acts,
regulations, guidelines, standards, codes with regard to human settlement and infrastructure
construction that are relevant to the TSP like the Land Act 2007, Bhutan Architectural Guidelines
2014, Bhutan Building Code 2018, Human settlement strategy 2017, Bhutan Urbanization Strategy
2008 etc..

The most pertlnent g_mde of the TSP was The Development Control Regulation (DCR) 2004 was to regulate
the DCR 2004, which covered all area developments in Thimphu Thromde so that the vision and objectives
under the Thimphu Throm and areas as = °fthe TSPareachieved.

defined in the TSP. The regulation’s It regulates the type of land use/zoning (such as residential, mixed

s . cf o . land use, commercial, special functions area etc.), the intensity of
implementing authority’ is the Thimphu = jand use (that defines the height of the building, density and pattern)

Thromde in the area under Thimphu Throm and the form of the built fabric (that defines the type of buildings).

and the DHS, MoWHS outside the Throm

boundary. Besides the regulations and guidelines, there are other components of the TSP, which are
standards devised to ensure the successful implementation of the plan, achieve the visions of the plan,
and consider the sustainability of the TSP. Some of the important components like ‘Precinct Plan’,
Local Area Plan, National Capital Region, and other important projects proposed in the TSP are
explained in Appendix-2.

+The TSP was approved in line with the 177" and 178" Coordination Committee Meeting of the Council of Ministers in 2003



2.2.2 Funding

An important element of urban planning and development is how the plans are funded from
conceptualization till implementation and completion of the plans. In the case of TSP, huge funds
were required for the infrastructural development of the LAPs that were made along with the TSP,
besides other components like system development, capacity building etc. More funds will be
required to prepare LAPs for the remaining areas within the TSP area and develop these areas in line
with the LAPs. The following are some of the funds that were expended while developing some of
the areas that already had a LAP prepared.

Bhutan Urban Development Project (BUDP-I11) -World Bank
The BUDP-II was funded by the World Bank for the period 2010-2019 and consists of the following

components:

. Municipal Finance and Management — USD 1.5 million + USD 0.70 million
. Thimphu Northern Area Development — USD 9.3 million + USD 15.9 million
. Capacity Building — USD 1.2 million + USD 0.80 million

In total USD 25.2 million was for Thimphu Northern Area Development, implementing LAPs,
improve urban infrastructure services, and to augment the existing water supply system. Under this
fund the urban infrastructure development for the following were carried out as shown in the Table
2 and 3:

Sl. No. Particulars Amount
1 Dechencholing LAP including water treatment plan and sewerage treatment plant Nu. 240.28 million
2 Langjophakha LAP including sewerage treatment plant Nu. 161.95 million
3 Taba LAP including sewerage treatment plant and water treatment plant Nu. 467.31 million
4 Hejo —Samteling LAP Nu. 170.65 million
5 Jungshina Pamtsho LAP Nu. 102.72 million
6 Central water supply scheme from Dodeyna Nu. 229.07 million
SI. No. | Particulars Amount
1 Lungtenphu Local Area Plan Package 2 (pilot area) Nu. 115 million
2 Lungtenphu Local Area Plan (non-pilot area) Nu. 113 million
3 Simtokha Local Area Plan Nu. 160 million
4 Babesa Local Area Plan Nu.625 million
5 Changbangdu Local Area Plan Nu. 217 million



CHAPTER 3: AUDIT FINDINGS

The audit findings are divided into two parts: Part I highlights the positive achievements of the
Thimphu Thromde and DHS, MoWHS with regard to regulatory functions and management of urban
planning and development in Thimphu Throm. Part Il highlights the lapses and deficiencies
observed.

Part I: Positive Achievements

Despite various deficiencies and shortcomings noted on the audit of urban planning and development
in Thimphu Throm, important initiatives and development were also observed. Some of the positive
initiatives are summarized below:

a) The Strategic Environment Assessment (SEA) of the TSP was conducted by the multi-
sectorial core team comprising representative from Thimphu Thromde, MoWHS, Gross
National Happiness Commission (GNHC), National Environment Commission (NEC),
NLCS, and United Nations Development Programme (UNDP) with technical and capacity-
building support from the Korea Environment Institute (KEI).

b) DHS initiated preparation of close to 65 settlement plans across the country and strategic
program for climate resilience settlement.

c) Developed several Rules, Regulations, Policies and Guidelines namely Comprehensive
National Development Plan (CNDP) 2030, National Human Settlement Policy, Guidelines
for Land Pooling and Land Readjustment 2019 and Land Pooling and Readjustment
Regulations 2018.

d) DHS, MoWHS coordinates with LG and acts as technical backstopping for development
proposal.

e) DHS, MoWHS initiated drafting of spatial Planning bill beginning year 2015 that would
provide a clear spatial planning framework for fair, orderly, economic and sustainable use of
land in the country.

f) DHS carries out Compliance and Development Reviews of Settlements every year and so far
has carried out review for four Local Area Plans under the Thimphu Structure Plan namely
Lungtenphu LAP, Hejo-Samteling LAP, Changzamtog LAP and Babesa LAP.

g) Thimphu Thromde as of 2017 completed implementation of eight LAPs namely,
Dechenchholing, Langjophakha, Zilukha, Core Area, Changbangdu, Lungtenphu, Babesa and
Semtokha.

Part I1: Lapses and deficiencies

The RAA’s review and analysis of the available documents and information on urban planning and
development in Thimphu Throm with regard to planning and implementing the TSP with its
components, revealed various lapses and deficiencies as discussed hereunder.



3.1 Institutional framework

The overall governing legislation for Thromdes is the Local Government Act 2009 (amended 2014),
outlining the establishment, election of representation, functioning and financial autonomy. Thimphu
Thromde is responsible for implementing the TSP and development of Thimphu Throm. In principle,
MoHCA is responsible for the overall governance of local governments and MoWHS is responsible
for monitoring and supervision of activities, and formulation of plans and policies pertaining to urban
areas, which are mostly technical in nature.

Thromde Rules 2011 is the subordinate legislation, which prescribes detailed procedures to
implement the provision of LG Act 2009. The TSP is a 25-year plan to guide planning and
development in Thimphu Throm. The Development Control Regulation (DCR) regulates the
developments identified in the TSP.

Despite clarity in the institutional framework, the RAA noted some issues in the institutional
framework with regard to urban development matters, especially in the context of implementing the
TSP as explained under:

3.1.1 Stakeholders of TSP under-represented in Thromde Tshogde

The Delimitation Commission of Bhutan® was established in line with section 4 of Article 24 of the
Drugi Tsathrim Chenmo (Constitution of the Kingdom of Bhutan) with the mandate to allocate local
government seats and delineate the electoral boundaries. The allocations of the seats are as per
determination of the Demkhong boundaries carried out in accordance with the provisions of the
Election Act 2008 and the Delimitation of Demkhongs Rules and Regulations of Bhutan 2010. As per
the order, the delimitation plan was based on the total registered voters as of 1 January 2008 and the
eligible voter population as per the Civil Registry as shown in Table 4.

gable %Eligiblgr \t/10ter gopulatﬁ - In terms of representation, the Thrompon and

yAolpl al romae shogpa IgIble Voter

Thromde - | Demkhong P2 populationse10 | Members of the Thromde Tshogde represent less
Deche'?cholinngaba 548 than 5% of the resident population of Thimphu
e o Throm. They are elected in line with the electoral

mimpr&u Changangkha 1062 laws of the country and as per the delimitation order

romae Norzin 1099 from the DCB, whereby only ‘residents with their

Changbangdu —Olakha 1507 L. | .. h ..
Babesa 735 civil registration’ in Thimphu Throm are eligible to
TOTAL 6,484 vote in the Thromde elections.

Source: ECB

In the election of 2011 the voter turnout was 3070
persons out of 6226 registered voters and in 2016 election the voter turnout was 2254 persons out
of 7278 registered voters who elected the Thrompon and Thromde Tshogde. The population of the
Thimphu Thromde was more than a 100,000 by 2016.

The TSP was planned and prepared through numerous consultation meetings with stakeholders and
the general public (local residents) in the early 2000. Earlier, the Thrompon was appointed by the
Government and for the election of the Tshogde, all residents (those who have lived in Thimphu for
more than 5 years) were eligible to vote. However, with the current governance structure of Thimphu
Thromde a very small percentage of the actual stakeholders of TSP (all residents/landowners of
Thimphu Throm) appears to be represented at the highest decision-making body of Thimphu

5 Final Delimitation Order (DC/CHAIR/2010/697 dated 16.10.10)



Thromde. Therefore, representation and negotiation power of the stakeholders, in the process of
implementing the TSP is disproportionate and pose high risk to transparency and accountability of
the agency with regard to cross-sectorial projects like the TSP.

3.1.2 Lapses of responsible agencies in implementing TSP

The legislation governing Thromdes have changed many times over the last two decades. Following
the enactment of the Bhutan Municipality Act 1999, Thimphu City Corporation (now Thimphu
Thromde) was formed in 2003. In 2007 the Thromde Act 2007 replaced the Municipality Act 1999
and TCC became Thimphu Thromde. The Local Government Act 2007 provided for the governance
and management of only Dzongkhags and Gewogs. In 2009, the Thromde Act 2007 and the Local
Government Act 2007 was consolidated as the Local Government Act 2009.

Before the Thromde Act 2007, the agency responsible for implementing the TSP, the principal
document in use for planning and development in Thimphu Throm, was TCC, under the then Ministry
of Communication (MoC). Later the TCC changed to Thimphu Thromde and MoC changed to
MoWHS. After the LG Act 2009, MoHCA is the parent ministry of Thimphu Thromde and other
local government bodies, and when it came to urban planning and development matters, MoWHS is
the parent Ministry. Another major change was that, initially the Thrompon was appointed by the
government and the Thromde Tshogde members were elected by the residents (those who lived in
the Throm for more than five consecutive years) of Thimphu Throm®. After the changes, only the
‘residents with their civil registration’ in Thimphu Throm elected both the Thrompon and Tshogde
members.

Although the legislation governing Thromdes and their activities have changed several times over
the years, the current legislation governing Thromdes and their activities, the LG Act 2009, clearly
specifies the responsibilities of MoOWHS and Thromdes in urban planning and development as stated
below:

Section 210 of the LG Act 2009 (amended 2014) provides ‘The Ministry responsible for urban development
shall carry out technical supervision and monitoring of activities of Thromdes’ and that ‘The Ministry
responsible for urban development shall formulate national urban policies, guidelines, and standards;
approve structure plans including land use plan of the Thromdes; and carry out planning audits in the
Thromdes.’

Section 61 of the LG Act also provides that the Thromde Tshogde shall, ‘carry out preparation of structure
plans including land use plans within Thromde areas and recommend their approval by the Ministry
responsible for urban development’ and ‘approve local area plan including land pooling schemes and any
other relevant planning techniques’ Further, it states, ‘The Thromde Administration shall formulate local area
plans and priorities in respect of the Dzongkhag Thromde and submit to Thromde Tshogde for approval”’

However, with regard to implementation of TSP, there appears to be lack of clarity and disagreements
over the roles and responsibilities between MoWHS and Thimphu Thromde.

It was noted that, decisions including technical decisions were taken by the Thromde Tshogde
resulting in complete change in development plans of the Thimphu Throm as highlighted in the
following findings in this report. While the MoWHS as the responsible ministry to ‘carry out

6 BMA 1999
7273
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technical supervision and monitoring of activities of Thromdes’ had not questioned or collaborated
on the Technical decisions of the Thromde Tshogde, the Thromde Tshogde made many technical
approvals without involving the ministry and without any technical backstopping. These issues likely
emerged due to the change in institutional framework and also due to laxity on part of MoWHS and
Thimphu Thromde responsible for implementing the TSP.

The DHS justified that the MoWHS raised issue about Thromde Tshogde making technical
decisions time and again in various forums.

Delay in enactment of ‘Spatial Planning Act’

‘Spatial’ by definition means, ‘relating to, occupying, or having the character of space and the
objective of spatial planning is to provide for fair, orderly, economic and sustainable use of land.
The preparation of plans encompasses several, multi-faceted aspects such as protecting the
environment and the cultural identity of the country, controlling the intensity of development, making
provision for public amenities and spaces, planning infrastructural networks and, in general,
ensuring the sustainable utilization of space.’8

As per the spatial planning standards 2017, Bhutan’s national spatial planning framework is
organized in three tiers as presented in Table 5.

Table 5: Spatial Planning framework

Types of Tiers of Plans Planning Area Time Review Initiation
Plans Horizon period
Strategic National Spatial Plan Whole Country 20 years 10 years By an instruction of
the Cabinet to the
Ministry
Strategic Regional Spatial Plan | An area comprising of one or more 20 years 10 years By the Ministry or by
Dzongkhags the Dzongkhag

Regulatory Local Spatial Plan A Valley

Valley development An Urban or rural area 20 years 10 years
plan
A part of a structure Plan or whole of a | 20 years 10 years
Structure plan valley development plan
10 years 5 years

Local area plan

Regulatory Action Area Plan An urban or rural area or a part of a LAP | -

Source: DHS, MoOWHS

Structure Plan: A spatial plan comprising an urban or a rural area, dictating the use of a prescribed area of
land.

Local Area Plan: A spatial plan comprising a part of a Structure Plan or of a Valley development Plan. LAPS
are intended to provide a more detailed planning intervention in order to achieve the vision of the Structure
Plan. A LAP may not be approved unless a Valley Development Plan or a Structure Plan is in effect in its
area.

8 Spatial planning standard 2017 (MoWHS)
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A spatial Planning Act would provide legal mandate to the existing plans and delineate roles and
responsibilities and accountabilities associated with the implementation of the plans. Further, the Act
would also provide a clear spatial planning framework for fair, orderly, economic and sustainable
use of land in the country. It would clearly identify the link between National, Regional and Local
Spatial Plans in the country; more so in terms of urban governance and interrelation of the different
levels of plan with clarity on decision making powers and roles and responsibilities of agencies
involved in the implementation of spatial plans like the TSP.

It appears, efforts to formulate a Spatial Planning Act started sometime in 2015, however, currently
itisstill a bill, yet to be discussed and passed by the Parliament. If the Spatial Planning Act is enacted,
issues such as lack of clarity on legislation and policy framework governing urban planning and
development, linkage of the different levels of spatial plans, and more importantly, roles and
responsibilities of the relevant agencies with regard to planning and implementing spatial plans is
expected to be adequately addressed.

The DHS, in their response, stated that the Spatial Planning Bill of Bhutan 2019 is submitted
to Cabinet for further submission and deliberation in Parliament.

Lacking Inter agency coordination

The Local Government Act states, “All national agencies with project implementation functions shall
coordinate with the Dzongkhag Administration and with the Local Government concerned in the
discharge of their functions” and that “all national agencies shall involve Local Governments both
in the planning and implementation of national projects”.

Implementation of a spatial plan requires involvement of multiple agencies including stakeholders.
More importantly, efficient coordination and communication between the parties involved would
ensure systematic and successful implementation of a plan.

The coordination between agencies relevant to the TSP has been weak and communications were
observed to be lacking. Communications that occurred were mostly not properly documented. Some
of the responsibilities that were not accorded proper attention are noted hereunder:

a. The Local Government Act requires the Thrompon to “submit periodic reports to the
Thromde Tshogde and to the Ministry responsible for urban development on the status of
progress of work as well as the status of funds approved by the Thromde Tshogde for activities
contained in the plan.”

b. “Dzongkhag Thromdes shall submit a copy of half-yearly and annual reports along with any
other report to the Ministry responsible for urban development and other relevant agencies.”

These documents were not made available for audit verification.

Procedure for Preparation of Human Settlement Plan needs clarity

The process to prepare human settlement plan was initiated by the MoWHS in 2016, involving
multiple stages starting from plan proposal stage, through planning an approval, to implementation
and amendment process. However, with regard to the TSP, it appears the plan was already approved
and was in the implementation stage when the current process adopted by the MoWHS was put in
place.

12



However, this chart as in Figure 2 was provided to the audit team without any forwarding letter or
other document on how it was adopted. It is not clear whether this procedure was properly
disseminated to relevant agencies and was officially adopted.

The DHS justified that the planning process was discussed in many forums like the Annual
MoWHS conference, Thromde Coordination Meetings (TCM) and urban planners, architects
and building inspectors training at CST and that it was adopted as a resolution during the 5%
TCM in 2017 and that the resolution was circulated to all the Thromdes for implementation
and necessary action.
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Figure 2: Procedure for Preparation of Human Settlement Plan

Procedure for Preparation of Human Settlement Plans
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Notes: 1. As per the LG Act, preparation of urban development and human settlement plans is a Local Government function.
2. Human Settlement Plans shall refer to Valley Development Plans, Structure Plans and Development Plans (plans for small settlements that include both structure plan and plot level
plans). Local Area Plans designated in the approved Structure Plans need not be presented to the NCCHS for approval.

Source: DHS, MoWHS
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iv.

Too many Legislation and policy documents

Although the principal implementing agencies of the TSP is Thimphu Thromde and the MoWHS,
many of the legislation and policies under the national human settlement framework is relevant to
the TSP. Over the years, with the changes in governance and legislation frameworks of agencies
involved in implementing the TSP, many legislation and policy documents have been adopted.

For instance, in 2018, a compendium of documents relevant to human settlement sector in Bhutan
was compiled by the DHS, MoWHS. The documents, segregated under different categories, based
on their year of publication, and current statuses of the document are as per the Table 6.

Evidently, there are too many cross-sectoral legislations

Table 6: Current Legislations ) ¢ A
and policies, which are relevant to urban planning and

Sl. Category No. of development. There are also national commitments and
No. . Documents  jnternational conventions the country is signatory to,
; ;‘é't'sc'es 13 relevant to implementation of the TSP and to urban
3 Rules and 13 planning and development as a whole.

Regulations
4 Strategies 9 Having too many legislations and policy documents, which
5 Standards 4 were adopted over the years and are not consolidated, was
(75 gsgii““es j learnt to be one of the reasons for creating confusion and
8 Other relevant g hindering the implementation of the TSP.

documents

Source: DHS, MoWHS

3.1.3 TSP not reviewed in the last 15 years

TSP is a long-term project spanning over a period of 25 years and is considered a ‘living document’,
which require timely review and updating, in order to ensure proper and efficient implementation of
the plan.

However, the TSP has not been reviewed for the last 15 years. It appears there was lack of clarity
and disagreements as per correspondence between the agencies, on which agency (MoWHS or
Thimphu Thromde) is responsible for carrying out the review and in the process it never happened.
This has had significant impact on the whole implementation process of TSP. In fact, this oversight
has made review of the implementation process now more difficult with lack of clarity between
changes that were necessary and changes that worked against the sanctity of the whole plan.

Non- review of the TSP has resulted to the following issues:

Planning audits of Thimphu Thromde not done

Regulations require that, “the Ministry responsible for urban development shall formulate national
urban policies, guidelines, and standards; approve structure plans including land use plan of the
Thromdes; and carry out planning audits in the Thromdes.” Timely and regular planning audit of
Thimphu Thromde could have potentially addressed most of the issues that lead to deviations from
the original intent of the plan. The last planning audit was carried out in 2008 in Thimphu City
Corporation. In the last 11 years the Ministry conducted no planning audit in Thimphu Thromde.
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The DHS justified that, technically, the Ministry considers Compliance and Development
Review as Planning Audits and that CDRs were carried out for Lungtenphu LAP in 2013 and
three other LAPs in 2017 in Thimphu.

ii.  Weak Monitoring and Reporting system

Regulations state that, “the Ministry responsible for urban development shall carry out technical
supervision and monitoring of activities of Thromdes.” The Compliance and Development Review
Division (CDRD) under the DHS, MoWHS is mandated to:

o Carry out compliance audit of development plans

o Review development control regulations

o Assess development applications and proposals

o Compile information on urban and rural development trends and status
o Provide refresher courses to municipal staff

o Create public awareness on development initiative and DCRs

Monitoring by the Ministry is relatively weak, with regard to compliance audit of development plans,
considering activities of not just Thimphu Thromde but other Thromdes in the country as well. The
CDRD has carried out around 12 reviews of development plans across the country between 2014 and
2017. No records of earlier reviews were available. From the 12 review reports, one was conducted
for three LAPs under the TSP.

With regard to the reporting system, the LG Act states “Local Governments shall publish their
respective five-year and annual plans, including annual programmes and budgets which shall be
made available to the public” and that “Chairpersons of Local Governments shall submit annual
report to the sessions of Local Government, which shall contain, among others, the following:

a) Implementation status of planned activities;

b) Financial statement of the preceding year;

c) Statement of all funds received, including revenue, income and subsidy and expenditure
incurred thereof;

d) List of tenders for works, goods and services awarded along with corresponding budget,
recipients and contract value;

e) Latest annual audited statements;

f) List of all commercial investments and returns;

g) List of inventory of all property; and

h) List of land and building with duration of lease and rental.

These records were not available for audit verification.

The DHS justified that with regard to monitoring and technical supervision of activities of
Thromde, the Ministry carries out Thromde Coordination Meetings, Awareness programs,
technical backstopping to local governments, review of development proposal and refresher
course for municipal engineers, architects, urban planners and building inspectors every year.
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DCR 2016 was prepared and approved solely by Thimphu Thromde

The Local Government Act 2009 (2014) under Rule-making Powers of the Local Government states,
“A Local Government’s rules of procedures shall be determined by the Ministry of Home and
Cultural Affairs and the Ministry responsible for urban development in consultation with the Local
Government” and that, “the rules and regulations of a Local Government shall among others, provide
for: a) Rules regarding policies, procedures, administration, functions, powers, authority,
obligations, finances, budget, revenue, tax, land management, and others with relation to and within
the jurisdiction of the Local Government which are not specified under this Act but shall be in
accordance with any other laws in force.”

A Development Control Regulation (DCR) is prepared and endorsed with an urban development plan
to regulate and guide the implementation of a development plan. A DCR specifies the type of land
use/zoning (such as residential, mixed land use, commercial, special functions area etc.), the intensity
of land use (that defines the height of the building, density and pattern) and the form of the built
fabric (that defines the type of buildings).

Upon review of the DCR 2004 and DCR 2016 of Thimphu Thromde, for implementation of TSP, the
RAA noted following deficiencies:

i.  The DCR 2004 was reviewed and updated in 2016 solely by the Thimphu Thromde without
involvement of the MoWHS ‘the ministry responsible for urban development’.

ii.  Thromde Tshogde endorsed the DCRs, even though Thimphu Thromde is the ‘implementing’
agency for the DCR. Therefore, Thimphu Thromde has a ‘conflict of interest’ in endorsing
and implementing the DCR.

iii. A comparison of the DCR 2004 and DCR 2016, indicated substantial changes made in DCR
2016, mostly increasing the ‘number of floors’ and permissible ‘plot coverage’.

iv.  Records indicated that the Thimphu Thromde initiated and implemented most of changes prior
to the DCR 2016. Therefore, it appears, the DCR 2016 was endorsed to regularize the
deviations approved and implemented prior to 2016, which were not permissible as per DCR
2004.

As such if all responsible agencies do not engage and act collectively to prepare, amend and endorse
the control regulations, there are possibilities of such lapses reoccurring again, impeding the effective
implementation of regulatory requirement as intended.

The Thimphu Thromde justified that the DCR 2016 was approved by the Thromde Tshogde
as per powers and functions of the Thromde Tshogde to approve land use, develop plans, frame
rules and guidelines and approve local area plans provided by the Local government Act.

3.1.4 TSP is a huge mandate with limited resources

Implementation of a city development plan is a huge responsibility and it stretches over a period of
more than 20 years. The TSP covers an area of 26km? with a 25-year implementation period and has
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15 sectors (urban village) that are further broken up into 22 local areas each around 1km? with 100-
400 plots.

It is common knowledge that there have been numerous implementation issues with regard to the
TSP. A major issue appears to be weak institutional capacity of Thimphu Thromde in terms of human
resource capacity against the huge task of implementing the TSP besides carrying out its other
mandates. Another issue is that some of the concepts in the TSP were conceived on inadequate data
and land records. While implementing the TSP, some of the major challenges were land record
updating, changes in plan, legal litigations on certain methods of planning and development,
disagreement with landowners, and funding issues. However, these issues are not recent findings. A
few thematic assessment reports, carried out in the past, on the TSP and some of its components,
reported similar issues with recommendations to improve Thimphu Thromde’s human resource
capacity, to avoid further deviations from the actual intent of the TSP, and to improvise on concepts
that had inadequate data.

With the current construction boom in the city (more than 700 constructions happening
simultaneously) coupled by infrastructural works of the LAPs (roads, sewerage system,
telecommunication system, etc.) still on going, efficiency in implementing the TSP appears to be
highly compromised.

Therefore, there appears to be clear mismatch of the huge task of implementing the TSP and the
limited and insufficient resources in place to carry out the task as briefly noted hereunder.

Inadequate human resource

With regard to human resource capacity, records, the issue was identified through a ‘planning audit
of TCC’ in 2008 and accordingly, RCSC had approved additional staff. However, RAA noted that
the approved organizational structure was not implemented which had led to weak reporting system,
unclear delegation of job, and lack of coordination. Besides the new organizational structure, the
need for professionals like sociologist, landscape architect, transport planner and urban
economist/investment planner were also pointed out. However, the Thimphu Thromde does not have
most of these professionals and these important areas of urban planning and development are not
accorded enough priority. The matter was worsened by staff retention issues and frequent change in
officials, without proper hand-taking over of records and documents, leading to poor recording
keeping and institutional memory that hindered the TSP implementation process even more.

Institutional memory, record keeping and documentation regarding the TSP are very poor. There are
no records of old or revised plans, no proper documentation of deviations or changes made during
the process of implementing the TSP. It was learnt that most planners work and make readjustments
on digital plans, copies of which are not available.

ii. Financing the LAPs require attention and could be more timely

A fundamental requirement of any project is timely and adequate funds to ensure proper and efficient
implementation of the plans.

With regard to the TSP, although more than half of the local area plans were made and the rest are
being formulated, funding these plans becomes a major hurdle. Huge funds are required for
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developing an area according to the LAP, with infrastructural works and public utility works. Some
of these works are budgeted, but most of it has to be sourced from outside the Thromdes budget. For
instance, the cost of preparing the Changbangdu LAP was around Nu. 220 million alone for the
infrastructural works like sewerage network layout, water supply network, power and
telecommunication cables, roads, and drain.

It was learnt that funding component most times come at different times which results in works
carried out one after the other and not simultaneously. This results in a lot of repair works and
damages infrastructure already in place in the process. For instance, the funding for sewerage systems
comes after the funding for roads while the ideal development process is to have the sewerage
systems in place before the works for the roads begin.

Approval and inspection of construction activities operating under one Division in Thimphu
Thromde

In order to ensure proper compliance and avoid conflict of interest it would be ideal not to have the
approving authority and the oversight authority under the same division.

The Development Regulation Division (DRD) of Thimphu Thromde is responsible for approving
construction drawing in line with the DCRs and other relevant regulations. The inspection team,
responsible to ensure construction works happen as per the drawings and DCRs, is also under the
same division.

. Inadequacy in inspection of construction works

In order to avoid deviations and to ensure proper regulations are followed, a preemptive approach is
efficient monitoring of the construction works during the construction stage.

The inspection section of Thimphu Thromde is responsible for monitoring the construction works
that are happening in the different LAPs of TSP. However, there are only eight inspectors currently
in the field to carry out inspection of construction works across the city. It was learnt that, each
inspector looks after two LAPs or more, which has, on average, more than 150 -300 plots. The audit
noted that the inspection initiatives are gravely inadequate with many constructions activities
happening without proper monitoring. This potentially will result in unsafe infrastructures,
deviations, and illegal construction.

3.2 Issues in implementation of TSP

In the last 15 years of implementing the TSP, there were many deviations from the original intent of
the plan. Past assessment reports, by few agencies, on TSP, also report substantial changes in Land-
use, non-compliance and weak implementation of rules and regulations, neighborhood nodes® not
materializing, cases of slope failure and landslides as a result of activities along steep slopes, on-
street parking and traffic congestion, inadequate public transport and mobility system, issues of
housing affordability and accessibility and vulnerability to natural and environmental calamities
amongst other complications.

9 Intended to serve as service and commercial Centre for urban villages
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Deviations from the plan were mostly ‘authorized’ by rule revision or ‘regularized’ in individual
cases. Reasons for deviations were mostly noted to be government orders, public pressure, individual
landowners requiring plot readjustment, development activities preceding LAP implementation, lack
of monitoring, noncompliance and weak implementation of rules and regulations. These deviations
have resulted in increased development in areas earlier identified for lesser developmental activities
as well.

The RAA assessed some of these issues, besides issues detected during the audit, and some of the
deviations with significant implications are highlighted hereunder.

3.2.1 Executive order of 2003 mostly not implemented

In 2003, the Government approved the structure plan of Thimphu Municipality with the following
instructions'® to the Ministry of Communication (now MoWHS).

Thimphu City Corporation’s capacity enhancement should be given priority

30m and 15m buffer of rivers and streams as protection zone

National stadium shall be located at Wangchutaba (farm area)

City gate, urban hub and Dzong Green area as per TSP

Diplomatic enclave opposite to India house

Consolidation of scattered monk body land within proposed Hejo LAP

Agri-based environment Precincts — MoC to strictly adhere to the land act

Development of Chubachu Circle as per TSP

Heritage/traditional village precinct —a division under TCC to be created since NCCA already

exist

10. Land pooling shall not be pursued unless people agree unconditionally — land Act shall be
complied with

11. Redevelopment of Memorial Chorten

12. Land falling within the proposed green buffer between the sewerage treatment plan and the
expressway — MoC to acquire the private land as per prevailing regulation and not the market
rate (as proposed)

13. Supreme/high court, sports area, automobile service workshops and relocation of RBA, RBP,
IMTRAT & Dantak approved as proposed in the TSP

14. National University to be located in the area currently occupied by the IMTRAT (core area)

15. MoC to locate low-income housing appropriately

16. Residence of MPs, Judiciary besides Ministers

17. Parliament building in Langjophaka

18. Takin Park to be relocated in Babesa

19. Realignment of Norzin Lam as per TSP

CoNoO~wWNE

Most of these instructions could not be implemented or were changed by the implementing agencies;
some of the changes were based on government orders, some due to public pressure, and some due
to technical feasibility issues. Some of these cases are further elaborated in following observations.

10 COM,/03/03/548 dated Feb 03, 2003
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3.2.2 Substantial Changes made to ‘Precinct categories’ identified in TSP

A ‘precinct’ schedule basically defines the allowed land-use of that area in terms of allowed plot
coverage depending on plot size, setback requirements from the front, side and rear of the building
and maximum height or number of floors allowed.

There were 22 different precincts designated in the TSP. These precincts schedules defined the
‘permissible use’ or ‘permissible use on appeal to implementing authority’ of land falling under these
areas and the schedule was framed for the whole of TSP. However, there also exist specific precinct
schedules that addresses the local level issues framed under each Local Area Plan and Urban Design
Proposal. Currently, there are 25 designated precincts since for some of the LAPs, UV-2 precinct had
been further sub categorized into UV IlI-1 residential and UV II-11 residential besides UV-2 LD and
UV-2 MD. A major deviation from the TSP was noted to be substantial changes in ‘Precincts

category’. Some of the changes in Precincts made in deviation to the TSP are depicted in Table 7.
Table 7: Precincts Changes

Precinct in Precinct Changed by Year Remarks
TSP after
change
uv | uv i 1% Council: 2nd Thromde = 2011 TSP does not allow for merging the plots. Total 48 plots in
Tshogde held on 15 Jungshina under UV and 21 plots are of less than 1000 sqm.
April 2011 These plots were proposed for merging to facilitate
development.
Petition from 18 landowners of Changbangdu LAP to either
UV Il (Sub | UV sub | 7th Thromde Tshogde 2012 reduce the land pooling from 27.5% or to allow the same
Category) Category | held on 27 January 2012 precinct use as UV Il (MD) instead of UV Il (Sub Category).
E-4 uv i 7" ThromdeTshogde held | 2012 The plot is accessible to road and the topography is very
on 27 January 2012 gentle and all adjoining plots fall in UV Il (MD) Precinct.
NN UVII(MD) | 7" Thromde Tshogde 2012 The area was designated as Neighborhood Node precinct
held on 27 January 2012 according to TSP.
uvil uvi 9" Thromde Tshogde 2012 As per TSP the area was categorized as UV Il
held on 11 May 2012
E2 uv il 22" Thromde Tshogde 2014 Precinct changed from E2 — UVII Sub category Il
held on 26 December
2014
E4 UVII  Sub | 24" Thromde Tshogde 2015 DCR 2004 allows only 2 stories. A plot owner No.5/A with
Cat-l held on 1 May 2015 thram holding .478 was allowed for additional story.
Sub Sub 25" Thromde Tshogde 2015 Urban Core has Sub Precinct I, 11 & Il however, it was
Precinct -1, | Precinct —I | held on 17 July 2015 considered to change to one precinct: Sub Precinct -1 in
I & I | (Urban Urban Core Area.
(Urban Core)
Core)
UV Il Sub = UVIIMD 26" Thromde Tshogde 2015 Changbangdu area: change the precinct and allow 5 floor
Precinct 1 held on 29 September given flat terrain in Upper areas. As per DCR 4 storied
2015 building only.
E2 E4 2" Council : 2nd 2016 In the new classification, the land has been categorized
Thromde Tshogde held under E2 precinct.
on 29 April 2016
E4 uv il 6" Thromde Tshogde 2017 Only four plots remaining undeveloped with semi-permanent
held on 24 February structures. Three plots belonging to private individuals have
2017 been following up for construction approvals before the
issuance of the cabinet directives in 2012 requesting for 3
storied with 40 % coverage as done in the case of other
buildings in the same area.
E2 UV Il Sub | Note sheet 2008 Note sheet N/A
Cat 2 no.3/UPDD/DUDES/Thi
mphu/2008/1414 dated 3
June 2008
TV uv i Note sheet 2006 Note sheet N/A
no.10/TMC/UPD/LAP/C
ORE/2006/3592 dated 20
June 2006
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Stadium IT Park Note sheet 2008 Note sheet N/A
01/TMC/DCD/LN/2008/
4998 dated 22 July 2008
Heritage E4 Note sheet 2008 Note sheet N/A
Precinct no0.01/TMC/DCD/LN/20
08/4998 dated 22 July
2008
Chubachhu | Royal Directives letter no. 2007 The changes effected as per the directives issued by Hon’ble
Circle Textile MOWHS/2/633 dated 21 Zhabtog Lyonpo Kinzang Dorji’s directives issed vide letter
Academy May 2007 no. MOWHS/2/633 dated 21/05/2007 and Change from
Chubachu Circle- RTA
E4 uvii Note sheet 2009 Note sheet N/A
no.05/TCC/UPD/MOWH
S/2008/5091 dated 28
July 2009

Source: Thimphu Thromde

As apparent from the table above, the sanctity of the Precinct Plan could not be maintained as
envisioned in TSP, which has resulted in conversion of low-density precincts into higher density
precincts. The rationale behind these changes could not be ascertained due to lack of records. The
available documents provide decisions and office orders to make these changes but audit was unable
to verify, whether technical assessment were carried out or whether these changes were made due to
inadequate planning, as records were unavailable.

After the implementation of the TSP, the land value of Thimphu Throm was determined by the
‘Precinct category’ of the plot. The official values of land are as per the rates issued by the Land
Commission Secretariat and the value were based on ‘Precinct category’ of the land’s location. There
is a Property Assessment and valuation Agency (PAVA) under the Ministry of Finance to valuate
and fix the value of land. Changes in Precinct category of the TSP, has direct ramifications on the
value of the land in that area. Hence, it is RAA’s view that changing precinct category requires
involvement of other relevant agencies like the NLCS and MoF, besides the principal agencies, to
ensure these changes are genuinely required for betterment of the overall plan. There appears to be
high risk of changes being made in the interest of certain group of individuals or an area. In this
regard, the RAA was unable to eliminate the possibility of changes being made in the interest of
certain group of landowners or areas.

Reduction of Environmental Precincts Area

Ecologically sensitive areas are considered non-negotiable items of the TSP as well as other
legislations concerning the city plan. Protection of hill slopes, river basin and banks, and other
ecologically sensitive areas is of utmost importance since allowing development in these area poses

very high risk of slope

As per DRC 2004, “no development or construction shall be permitted within destabilizing risk of

30m of the edge of the water course or the edge of the gullies of Wang Chu and

major stream or such distance as may be prescribed under any other general
or specific orders of Royal Government or any other authority” and within
15m of the edge of rivulets and natural drainage channels.

FNCA 1995 states, “no permit shall be issued under this chapter to fell and
take any timber: (i) within 600 feet uphill or 300 feet downhill of a motorable
road except forest roads; (ii) within 100 feet of the bank or edge of any river,
stream, water course, or water source, or; (iii) on any place where the slope is
greater than 45 degrees unless authorized under any approved management
plan or by the head of the Department.”

landslides, soil erosion and
increase in cost of
construction for landowners.
‘Environment Conservation
Areas’ designated in the TSP
have drastically reduced as a
result of ‘Environmental
Precincts’ being changed to
other Precincts.
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As per a comparative study!! carried out in 2017, the following Table 8 depicts the changes in
Environmental Areas and Green Space Areas of the TSP.

Table 8: Change in Environment and Green Space These deviations occurred because of
Precinct TSP 2002 | SEA Report | Difference muItipIe reasons. Some were a result
2017 (change) . .
EL: Environment Conservation 2.704 1076 1628 of inadequate study of land ownership
E2: Forest Environment 4.359 3.953 0.406 during the planning of the TSP, public
E3: Agricultural Environment 0.182 0.026 0.156 pressure, and some were requests
E4: Agricultural Environment 3.961 5.103 (1.142) accepted by the Thromde Tshogde
G1: National Open Green Space 0.726 0.335 0.391 and the MoWHS.
G2: Green Space System 0.807 0.552 0.255

Source: Thimphu Thromde

ii.  Unsustainable development of the city

A key idea behind the precincts plan was to have a development within the carrying capacity of the
city to ensure sustainable population density in the different LAPs so that all LAPs have proper access
to public infrastructures and services. More importantly, these public infrastructures and services are
provided to the stakeholders in a planned and sustainable manner.

Compared to the carrying capacity envisioned in the TSP, the housing construction and population
has increased as a result of ‘upgrading’ the precinct plans coupled by MoWHS regularizing ‘attics’
and Thromde Tshogde regularizing ‘basements’ (refer 3.2.4) exceeding the carrying capacity . The
TSP and most of the LAPs were prepared with building heights of five stories for high-density area
and 2 to 4 stories for low-density or ecologically sensitive areas. However, with approval of two
additional floors, the whole scenario has changed. For instance, buildings in UV | allowed a building
height of five stories, with the additional two floors, and most building opting for Jamtos, have 7-8
floors now.

This increase in the building height and change of precincts would gradually increase the population
density of the area, which would exert pressure on public services, and infrastructures of the area.
For instance, an additional floor would provide housing space for at least two more families, more
vehicles, more sewage, more waste, higher water consumption and crowding in an area which was
not designed or equipped to cater to such increase, in terms of infrastructures like roads, parking,
open spaces etc. and services like water supply, sewage treatment, waste disposal etc..

A bigger concern is that, there appears to be very less effort accorded towards enhancing public
infrastructures and services simultaneously to meet the growing demand of this increase. There is no
preparedness in terms of strategies and funds to respond to overcrowding and increasing pressure on
the carrying capacity of the city. Further, the population projection made in the TSP is
underestimated. As per the TSP*?, the total population that can be accommodated, projected then,
was 107,809. As of 2017, Thimphu had a population of 114,551 persons compared to 107,809
persons projected in the TSP: in excess of 6,742 persons and it most likely increased in the last two
years. This is not including the 15,000 plus foreign workers in the city as of 2019.

11 Strategic Environment Assessment of the TSP (Nov 2018)
12 Page 228
13 PHCB 2017
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The unplanned surge in the population of the city has resulted in unplanned negative consequences,
not just on the public infrastructures, utility services and environmental health of the city but has also
lead to unsystematic growth of construction, traffic congestions and environment pollutions (air,
noise, water etc.)

3.2.3 Technical Approvals made at the Ministry and Thromde Tshogde

The LG Act 2014 allows the Thromde Tshogde to “approve land use and development plans in
accordance with the laws made by Parliament and rules and regulations made there under and
approve local area plan including land pooling schemes and any other relevant planning techniques”

The Thromde Rules 2011 states, “The Thromde Tshogde may constitute a Spatial Planning
Committee to hear public grievances, review local area plans and development control regulations
and submit recommendations to the Thromde Tshogde.”

Decisions to Change Precinct Plans are technical in nature because of its implication on the overall
plan of that area as well the overall plan of the city. The structure plan was made envisioning proper
distribution of population and considering pressure on public infrastructure among other technical
parameters.

It appears most of the changes occurred as a result of landowner petitions made to the Thimphu
Thromde as per the Thromde Tshogde meeting records. These issues were discussed at the Thromde
Tshogde without any technical assessment as is apparent from the minutes of the Tshogde meetings.
Further, there was no Spatial Planning Committee constituted as recommended by the Thromde Rules
2011 to carry out these technical assessments and suggest the correct course of action to the Thromde
Tshogde.

The audit observed the following instances as shown in Table 9 of technical approvals made by the
Ministry before 2011, details of which were not available and technical approvals made by the
Thromde Tshodge after 2011, mostly without proper consultation with relevant agencies.

Table 9: Technical approval

SI.No Nature of Precinct Approved by Year Remarks
Construction

1 Reduction of Buffer Buffer zone at Note sheet 2006 Note sheet N/A

Stream from 30-15m Chubachu 01/TCC/UPD/ADM/2005/
06/13 dated 03/01/2006

2 Land use Land use change Note sheet 2007 Note sheet N/A
rationalization in no0.09/TMC/UPD/LAP/Ka
Zilukha wang/2007/417 dated

22/01/2007

8 Plots falling by river Green /Buffer 6" Thromde Tshogde of 2011 Buffer zone not maintained
side green buffer at 25" November 2011
Lungtenphu

4 Same building height Common DCR 8™ Thromde Tshogde of 2012 The Jungshina and Pamtsho LAP
like others for 2004 9" March 2012 has specific DCR however, they
Jungshina and were allowed to follow DCR
Pamtsho 2004.

5 Conversion of Basement and 22" Thromde Tshogde 2014 Thromde Tshogde decided that
basement into Electric | Parking held on 26" December floor could be regularized with
car service and 2014 nominal fees and government
development of Govt. land be given on a short term
Land into Public lease at 20sq.ft. and to be
Parking renewed every year.
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6 Construction of uvil 24" Thromde Tshogde of 2015 DCR does not allow for such

Cinema Hall in 85 1%t May 2015 facilities in the area.
decimal area
7 Construction of Hotel E4 24" Thromde Tshogde of 2015 DCR does not allow for
/Resort in 3.77 Acre 1 May 2015 construction of Hotel/Resort in
E4 Areas.
8 Construction of three E4 Simtokha 24" Thromde Tshogde of 2015 DCR allows only two floor
storied staff quarter 1%t May 2015 buildings in E4 area. MOWHS
(BPC) directives sought but directives
N/A
9 Construction of 4- UH 25" Thromde Tshogde of 2015 DCR does not allow for
storied building 17" July 2015 construction of 4-storied building
in UH area.

Source: Thimphu Thromde

3.2.4 Regularization of Attic and Basement

At the onset of implementing the TSP, ‘basements” were only — gatween 2015-2017, 231
allowed for vehicular parking and building services requiringthe <o ants and attics were
structure to be more than 75% below the lowest ground level and ‘regularized.’

‘attics’ were spaces above the ceiling of the top floor only allowed

for storage, machine room, water tanks etc..

Over time, basements and attics were regularized making them into complete floors and control over
restricted activities on these floors, was also lost in the process. With the regularization of basement
and attic, two additional floors were added to the allowed number of floors.

Regularization of Attic

Prior to 2009, attics were not allowed because of aesthetic reasons, inadequate design, and not being
built for human habitation. However in 2009, the MoWHS considering ““socio-economic factors,
shortage of developable land and housing in urban areas, optimal use of spaces and investment, and
the prevalence of attics on existing building called for reconsideration of the attic issue.” Therefore,
the regularization of attics was approved, by the government, “with the objectives of preserving and
promoting the traditional architecture of Bhutan, providing adequate and economical housing and
ensuring safe and livable dwelling units.” The Attic rule of 2009 allowed the conversion of habitable
attic spaces into a full floor, which allowed construction of an additional floor in all precincts except
for E4 precincts. The DCR 2016 was also updated allowing attic regularization.

After the changes, although, in regulation and drawings, the word ‘attic’ is still used (e.g. B+G+3+A),
in reality it is just another additional floor and is mostly used as habitable space.

Regularization of Basement

Although, DCR 2004 defines basement or cellar as, “the lowest storey of a building more than 75%
below the lowest ground level. Permitted only vehicular parking and other building services ”, over
time basements were regularized for commercial space as well as habitable space. The DCR 2016
was updated to define basement or cellar as, “the lowest storey of a building depending on site and
topographical condition of the site. Use permitted as defined in the precincts. Construction of
basement may extend into setback and shall not be included in the coverage”. Further, as an
addendum to the DCR 2016, the Thromde Tshogde endorsed the following points in 2017 “in order
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to prevent traffic congestion due to parking of vehicles along roadsides and to facilitate sufficient
parking spaces within individual plots.

1.

2.

3.

Basement does not necessarily have to be 75% below ground provided it is fully used for
parking purposes

Basement can be fully above ground provided it is only for the purpose of parking and the
clear height does not exceed 2.4 m

Strict legal undertaking will be signed by the plot owners during approval process and strict
monitoring process after approval to ensure that there is no conversion of basement to
habitable spaces”

The DCR 2016 allowed the conversion of basement to habitable spaces as well as allowing ‘full
coverage’ of the plot area for basement construction. The DCR further allowed conversion of older
buildings’ basement if the following conditions are fulfilled:

el A

5.

6.

The building is approved prior to 2014

There are adequate parking slots as per the parking requirement of the DCR

Parking is not feasible due to the site conditions

Basement can be converted into habitable space only if there are adequate natural lighting
and ventilation as per BBR 2004

Basement can be converted into habitable space only if there are provision for fire exit as
stipulated in the DCR 2016 and BBR, 2004

If there are proper provisions for drainage and sewerage

It was rationalized that “existing regulations do not facilitate parking in basement since it is
technically not feasible to park and take out the cars from basement for standard plots”.
Contrariwise, the Building Regulations 2018 states, ‘a basement may be permitted based on the site
conditions but shall not be for any purpose other than parking and services. The basement shall
cover the same size as the building above and the height shall be a maximum of 2.5 meters’.

Currently, there are only a few buildings, mostly institutional and hotels, where basements are
actually used for vehicular parking. Moreover, all the new structures are ‘authorized’ full coverage
of the plot to build the basement: basement sizes are bigger than the building built on the plot now.

Regarding the basement regularization, the audit noted following issues:

Rules with huge technical implications were regularized, without following proper process or
consultation. The TSP and DCR 2004 are complementary documents approved by the then
‘competent authority’, the TSP by CCM and the DCR 2004 by MoC. Thimphu Thromde made
the DCR 2016 with these changes with the endorsement of the Thromde Tshogde without the
involvement any other agency.

Although undertakings are signed, weak and inadequate monitoring by the Thromde has
resulted in many building owners using the space for shops, living, office, entertainment
centers etc. Without proper and regular monitoring, misuse of these rules are very likely given
the economic benefit to the building owners.

In 2014, as per a detailed survey report by the DRD on 61 basements that were ‘basements
approved as parking in the drawing that cannot be used for parking in the field’, the Thromde
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Tshogde decided to regularize the basements into low income units with conditions as
follows.
e 21 number of basements were found feasible for conversion to low income residential units, with sufficient
parking;
Conversion to low income residential unit;
Status quo for those being used as shops in UV Il areas;
Conversion to commercial/shops in UV | areas;
Conversion to showrooms, store, shop & snookers in UV | areas;
Conversion to residential in UV 1l areas;
Conversion to residential if sufficient parking;
19 number of basements were found not feasible for conversion to low income residential units, and
Conversion to showroom, store, furniture house or even bars based on acceptance by Thromde.

iv.  The 25" Thromde Tshogde approved the proposal to use ground floor and first floor, as
children playground with the condition that an undertaking will be summited by the owner
ensuring that there will be no disturbance to neighbors. This proposal was based on the
concerns that there are increasing numbers of building left unoccupied making building
owners default on loan repayment.

v.  Another major change noted, and occurring at the construction sites, was the allowance of
“full coverage’ of the plot to build basements. This appears to pose serious risk to the stability
of the whole area, since plots are placed next to each other. Moreover, most of the
constructions are on slopes areas and excavation works to build ‘full basement’ on lower plots
pose serious risk of compromising the stability of the plot above it.

These regularizations will have serious implications on the sustainability of the carrying capacity of
the city in the long run, with the addition of two additional floors potentially increasing the population
density of the area, along with parking requirements and use of public utility services. This will be
huge pressure on municipality services, which were firstly not designed to cater to the increased
capacity and secondly, it would be physically a daunting challenge to enhance these services with
most infrastructures already constructed.

The Thromde justified that before the Local Government was elected, Attic has been a
widespread culture amongst all the building owners and that although attic was regularized by
the Ministry, it was an absolute catastrophe to Bhutanese Architectural aesthetics based on
which the Thromde Tshogde allowed the owners to construct full floor in place of Attic to
preserve the Traditional Bhutanese Architecture.

3.2.5 Precedent set as a result of regularization of individual cases

It appears that many of deviations occurred because a case or few cases of exception were authorized.
Subsequently, once a deviation was approved it became a precedent case, and to the other landowners
in that area, it became an accepted norm.

Although, the reasons or basis on which these cases are authorized varies and some may even be
appropriate, the flexibility in allowing such practices has resulted and will continue to compromise
the actual intent of the TSP, and render most rules and regulations unenforceable in the long run.

The following are some of the cases noted by audit.
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Increase in height of buildings in Sub-Precinct I-A (Urban Core)

The Urban Core (UC) Precinct was subdivided into sub-precinct and local area plan for the core area
was under the name ‘Urban Design Proposal for the Core Area’. As per the DCR 2004, plots along
western side of Norzin Lam, Wogzin lam, Chang lam up to the drain north of Mendala meat shop
and along east of Norzin lam up to Druk Shopping Complex requires to fulfill the following
requirements for development.

e Total permitted number of floors for plot with area less than or equal to 371.6 m? (approx.
4000 ft?): Four (G+3) storey, Basement optional;

e Permitted buildings use for plots between 371.6 m? to 223.04 m? (2400 ft?): residential use
with commercial use like retail shops with a floor area less than 40m? & service establishment,
small restaurant permitted only on ground floor;

e Set back: Front: 1.5m, Side: 2m, Rear: 3m.

However, audit confirmed cases of approvals* accorded by the MoWHS for construction in
deviations to the above requirements. The Note stated that development on such plot under sub-
precinct | A to be ‘permissible for full commercial’ usage and to be permitted to build G+4 (five)
storey buildings. The Note also stated these changes be incorporated in the Development Control
Regulations. Further, the Head, Development Control Regulation was instructed to include such
approval in the review of the DCR and its amendment.

The principal cases that were approved via the Note were for:

e Owner of plot no.1(27) located along Chang Lam with registered area of 3685 sqft.(342.35
sg.m) was given approval for construction of 5 storey building height along with full
commercial space;

e Owner of plot no. I(21) located along Norzin lam was approved by Thromde vide
01/TMC/DCD/B&A/2008/4765 dated 11/07/2008 for construction of G+4 (five) storey fully
commercial buildings.

Increase in height of building in UV 11 Sub-I

In the Hejo-Samteling LAP, under the UV 11 Sub-I where a maximum height of only 3 storey were
allowed, a building was built with 4 storey in 2011. This occurred despite taking an undertaking from
the building owner. In 2016, the Thromde issued the occupancy certificate without considering the
deviation. Subsequently, 4 floors were allowed in that LAP.

‘Setback’ and ‘coverage’ deviations approved based on earlier cases

According to the DCR 2004, for plots falling under UV |1 Sub-Precinct-11, the maximum permissible
plot coverage, setback requirements and number of floors were as in Table 10.

14 Approval note of dated 09/07/2008
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Table 10: Requirement as per DCR 2004

Plot Area Plot No. of floor Front Side Rear Setback
coverage Setback | Setback

371.6 - 223.04 40 % G+2 (Three storey) ) 2m 3m 3m for sewered and

m? Basement are only 5m for unsewered

permitted for parking and area

other building services

Source: DCR 2004

However, few buildings in this area were already built before the DCR 2004 was imposed and were
not in line with permissible parameters. As was verified earlier by the then Thimphu City
Corporation, earlier buildings were built before 2004 and the front and side setbacks were 1.5m and
the plot coverage was more than 45%. Based on these findings, in 2010, the Minister, MOWHS
approved two cases of deviations stating, ‘Approved as requested since the building will not fall out
of line with the others already constructed’. The details of the approved cases are given in Table 11.

Table 11: Approved deviation

Plot Area Plot No. of floor Side Set Name of Plot
coverage back
371.6-223.04m? 40 % G+3+Attic storey) 2m LIG(6) Phendey Lham
40 % B+G+3+Attic (4 storey) 2m LIG(3) Phendey Lham

Source: RAA Workings

Even with the DCR 2004 in place, approval was accorded based on events that occurred before the
rule or area plan was implemented. Approval of deviations, based on earlier cases, in the long run
jeopardizes the sanctity of rules that govern permissible parameters to construct a building.
Subsequently, it becomes difficult to implement the rules in areas where deviations were already
approved on a case-to-case basis and it would be ‘unfair’ to impose the rules on the other landowners,
even if they agree, of that precinct.

Currently, as decided by the 25" Thromde Tshogde held on 17 July 2015, this UV Il Sub Precinct Il
has been further ‘enhanced’ to UV I of the core area.

Allowing commercial activities/construction in residential area

As per the DCR, uses permissible in Precinct UV 1l MD are as in Table 12.
Table 12: Uses permissible in UV 11 MD

Designated Urban Precinct

Uses Permissible

Special conditions and
restrictions

UV-2 (MD)

Urban Village Periphery

UV II-SUBCATEGORY |
URBAN VILLAGE
PERIPHERY SUB-|

UV II-SUBCATEGORY II
URBAN VILLAGE
PERIPHERY SUB-II

Apartments and group housing are permitted. Residential, local level
retail shops and services, household economic activity and cottage
industries not involving use of, or installation of, a machinery driven by
more than 1KW power and which do not create noise, vibrations, fumes,
dust, etc. only in independent dwelling units (not in tenement dwellings
or flats). Bagos Improvement Schemes.

Commercial uses like local level retail shops with floor area less than
40m? or internet browsing centre, fast food outlets, canteens, snack bars
not exceeding floor area of 30m? area will be permitted only on the
ground floor per plot.

Educational institutional buildings, day-care centers, dispensaries, clinics,

public facilities and utilities, local community halls are allowed.

Bars, discotheque, poolrooms and any other nighttime recreational
centers and activities contradicting with residential uses would not be

Institutional uses in a
minimum of 1000sg.m. plot
may be permitted.

Resorts, Hotels with boarding
and lodging facilities in a
minimum of 2500m? plot may
be permitted.
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permitted.

However, over the years, many of the buildings in UV Il MD have been given approval for ‘uses’
in deviation to the permissible use.

The audit noted the following:

Table 13: List of Hotels in UV I
MD/LD

a) Hotels/service apartments in residential area SLNe | LAP Nos.
1 Langjophakha 6
The audit noted 34 hotels/service apartments built and operating in | 2 Changjiji 1
residential areas during the course of this audit. These buildings are 3 Changbangdu 5
built on standard plot sizes and had not abided by the minimum plot 4 Changzamto 1
size of 2500m?, 5 Motithang 10
6 Babesa 6
Further, with the DCR 2016, Thromde started allowing ‘service 7 g‘:jr?te"ng
apartments and TCB standard hotels with boarding and lodging’ in Total 34
residential areas without any special conditions or restrictions. Source: Thimphu Thromde

b) Conversion of residential structure to commercial structure

[iTable 14 = Conversion of residential structuire fo Commercial " Audit noted cases of buildings, initially

Service Location Remarks Year of

A Const. proposed as residential, but later on converted

Bhutan Suites Changangkha  Proposed as -Not to service apartments, approved by the
residential Auvailable - Th de. Table 14 sh f th

Khang Residence = Motithang -same as above- -NA- romae. fable SNoOWs some o € cases

Rabten Rabten Lam Builtasa -NA- noted by the audit team.

Apartment residential

Source : Thimphu Thromde

¢) Entertainment activities in residential area

As per the DCR 2004, ‘Bars, discotheque, pool rooms and any other night time recreational centers
and activities contradicting with residential uses would not be permitted’. The audit noted 51

entertainment activities in residential area as depicted in Table 15.
Table 15: Entertainment activities in residential area

LAP Disco Drayang Karokoe Live Snooker Video Total
Music Game
Babesa 0 0 0 0 5 2
Olakha/Changjalu 1 1 4 1 15 5
Changjiji 0 0 0 0 0 1
Changzamtog 0 0 0 0 12 4
Changbangdu 0 0 0 0 0 0
Hejo-Samteling 0 0 0 0 0 0
Total 1 1 4 1 32 12 51

Source : Thimphu Thromde

d) Approval for discotheque in basement

Approval was accorded for conversion of basement to commercial space vide note sheet dated
TDM/DCD/01/2010-11 dated 27 May 2011 with reasoning that, “As per DCR 2004, the use of the
Basement shall be either for parking or building services. However, since most of the present
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V.

Discotheques are operated in the Basement, basement utility could be extended to entertainment
as well”.

In another case, a basement with a capacity to accommodate 58 numbers of cars was converted to
a discotheque (nightclub) and private lounge karaoke through revisions of drawing (approved by the
Thromde) though there are no formal approvals on the conversion of the basement to commercial
spaces in Core Area.

There are many instances of basement converted to commercial space by paying regularization fess
approved in 19" Thromde Tshogde Meeting (April, 2014).

Allowing ground floor for commercial use in UV Il MD area

The DRC 2004 allows usage of space for ‘commercial use like local level retail shops with floor area
less than 40m? or internet browsing centre, fast food outlet, canteen, snacks, bars not exceeding
floor area of 30m? area will be permitted only on the ground floor per plot’.

However, RAA noted instance wherein as per the note sheet 01/TMC/B & A/2010-11/3013 dated 14
April 2011, owner of plot no. HIG(03) in Changangkha area being given approval for shops at ground
floor and offices at upper floor (fully commercial at ground floor) in deviation to requisite area of
less than 40m?,

3.2.6  Non implementation of important Regulations

The Building rules and regulations require all building having more than 4 floors to have elevators
and MoWHS developed a guideline for differently abled-friendly construction. Both of which were
not properly implemented as explained hereunder.

Elevator rules misused

As per rules, elevators are a requirement for building having more than 4 floors. The Thromde, with
the development of DCR 2016, allows for 2% extra ‘coverage’ if elevators are provided for G + 4
building likely to encourage the use of elevators.

However, it was observed that majority of the buildings have kept provisions for elevators but no
elevators were installed. Drawings are submitted with elevator provisions and are accorded the
additional 2% extra coverage but most building don’t have elevators installed. Majority of the
buildings currently does not have elevators installed except for institutional buildings and some
hotels; and these empty elevators shafts have been converted to shops and stores in most of the
buildings. The issue is that elevators are costly with maintenance cost involved which does not justify
the potential rental income made by the buildings in most areas.

Moreover, monitoring of this rule was lacking since the Thimhpu Thormde while issuing the
Occupancy Certificate does not monitor it annually. It was found that, since Thimphu Thromde was
not implementing this rule, there is resistance from building owners in implementing this rule in other
developing Thromdes in the country as well.
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Guidelines for differently abled-friendly construction not implemented

‘Access to public areas is not only a matter of dignity but also a fundamental right of every person in
our country’. Accordingly, MoWHS issued a guideline for differently abled-friendly construction.

The guideline was formulated to cater to the needs of the differently abled person in the society. It
facilitated the adoption of obstruction-free, accessible, and usable spaces in the built environment.
The guideline provided basic criterion and checklist that any structure or component of a structure
should comply to declare it as accessible for differently abled person. The guidelines provide design
considerations like proper signage, footpath, street furniture, ramp and pedestrian crossing
requirements among others.

However, it was learnt that this guideline is hardly considered while designing buildings or public
spaces. As is evidently clear, Thimphu Throm hardly has these design considered or implemented for
the differently abled community.

3.2.7 Non-conforming Land use

As per existing regulations, Thromde is responsible to ‘frame rules for regulating workshops, non-
conforming land use, building activity’®®. The LG Act 2014 provides that Thromde Tshogde shall,
“regulate and enforce appropriate land uses including non-conforming land uses and vehicle repair
workshops, and building activities in the Thromde, and “regulate and enforce land use and building
activity in the Dzongkhag Thromde in accordance with the approved plans ™.

Further, the DCR states, “A4 lawful use of land existing prior to the notification of the TSP of which

these precinct sanctions forms a part and which do not conform to the designated precinct sanctions,
shall be permitted to continue, subject to the condition that no extension, modification of the
buildings, non-extension, or intensification of the non-confirming use shall be permitted. The
existing use (structures) will continue but once the structure is demolished no further
development/redevelopment shall be allowed. Uses like workshops, sawmills etc, shall be allowed
to continue operations for a minimum of 5 calendar years from the date these precinct sanctions
become operational.

Non-conforming Land use includes the following as per the TSP:

. Sawmills, fuel stations, defense establishments
. Schools & institutions, hotels and business institutions

The TSP had recommended relocation of these establishments outside residential areas and defense
establishments to be relocated to the National Capital Region. However, none of these establishments
were relocated. In fact, more schools and sawmills were allowed at inappropriate locations and the
defense establishments were allowed to expand with more infrastructure development.

In this regard the audit made the following observations.

15 Thromde rules 2011
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I.  Schools, sawmills and fuel stations still at inappropriate locations

There were 29 Schools in Thimphu Thromde allowed at various locations and some of the private
and government schools were allowed at inappropriate location. For instance a private primary school
namely: Thimphu Primary school and 2 government school namely: Motithang Higher Secondary
school and Jigme Namgyel Lower Secondary School are located next to a fuel station in
Changzamtog and Motithang area. The details of schools in Thimphu Throm are given in Table 16.

Table 16: Schools in Thimphu Throm Sawmills are noise intensive and not suited for residential
School Number . . . . .
RiGher Secontary Schooks 8 areas. However,'sawmllls are still located in re5|der1t|al
Lower Secondary Schools 4 areas. 3 sawmill and few woodwork and furniture
Middle Secondary Schools 7 H . - -
Primary School 10 establishments were noted to be in operating in
Total 29 Changzamtog LAP. It is not safe to allow fuel stations and
Source : Thimphu Thromde sawmills in residential area. For instance, a sawmill caught

fire recently in the Changzamtog area causing damage to surrounding infrastructures as well.

The Thromde Management, in their response, stated that they will seek directives from the
Government or write to proprietors of sawmill to relocate their operation area. Further, that a
committee has been formed for issuance of locational clearance for a new school. It was also
mentioned that the Thromde is in the process of shifting the fueling stations from the core area
and Chubachu area to suitable areas.

ii. Defense and other establishments in ‘endowment’ areas not shifted

The TSP recognizes that the city must be planned for people who not only live in it but also for the
future generation. These areas are ‘Endowment Zones’ and are not for development and are to be left
to future generations of planners whose use determination is deferred to the future generation.

As per the TSP, establishments like the Royal Bhutan Police in Changzamtog, the Royal Bhutan
Army in Lungtenphu, and the DANTAK in Babesa occupied these areas. The TSP proposed moving
these defense establishments to the National Capital Region and retaining these areas as endowment
zones for the future generation. However, none of these establishments have been relocated and these
settlements have developed more permanent infrastructures to accommodate offices and personnel.

iii. Development of Library (Zhichenkhar) at Langjophaka and lapses thereof

The TSP specifies land-use in the Langjophaka LAP as predominantly residential with height
restrictions of 3 floors (G + 2) for the areas to the west of Dechhen Lam towards Wang Chhu and 2
floors (G+1) for areas to the east of Dechhen Lam towards Wang Chhu considering the elevation of
particular areas with respects to the Tashichho Dzong.

The Center for Bhutan Studies proposed for a 6-floor library to be built to which the Thimphu
Thromde responded stating that, ‘proposal was received for construction of 6 floors structure in
Lanjophaka and that only 3 floors is allowed in an Institutional Precinct’. Further it maintained that
‘the above findings have been reported to the higher authorities for further directives’. The CBS
wrote to the Minister, MoWHS seeking approval to build a 4 floor Library of Mind, Body and Sound
in Langjophakha, stating that the proposal is approved by the Prime Minister and is in the long-term
interest of the nation. To this letter, MOWHS responded that:
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e The proposed library deviates from the approved DCR. In terms of number of floors, the
proposed library has three additional floors. (In total 6 floor) The proposed double basement
is actually building floors resulting out of slit-type design.

e Ofthe four facades, the one facing west has the least Bhutanese architectural elements. Given
the location, the west fagade would be the most visible fagcade including the view from Trashi
Chho Dzong and the Supreme Court.

e Apparently the facade facing south has more glazing than it is recommended in the Bhutanese
Architecture Guidelines 2014. Further as an institutional structure in the vicinity of
nationally important structures and visible from many locations the kind of image it would
portray is a matter of serious concern.

e In terms of building footprint and the mass, the proposed library is a huge structure and
consequently it could make a bigger impact be it good or bad.

And had recommended the following:

e Given its location and locality filled with buildings of poor architecture, there is ample
opportunity to showcase Bhutanese architecture in the proposed library building and uplift
the outlook of the locality.

e As there is adequate land (as per site plan), there is an opportunity to reduce the building
height and spread the design horizontally.

Based on the review by MoWHS, the Thimphu Thromde was asked to review the proposal
accordingly to see the possibility for one additional floor without compromising on the essence of
the structure plan.

However, the documents beyond this point were not made available for audit verification. The
approval of drawings, inspection reports of the physical structure by building inspectors and
Occupancy Certificate was not available. Further, the RAA noted that the center has conducted
numerous programs and conferences (5 events in 2019) at Zhichenkhar without even obtaining the
occupancy certificate from Thimphu Thromde.

Development of Supreme Court and Lapses thereof

Under the proposed Open Space system of the TSP a proposal to make Tashichho Dzong Central
Park / King Jigme Dorji Wangchuck Memorial Central Park which includes the existing golf course,
Dzong and its surrounding area including the existing administrative buildings, the Hejo paddy fields
and the open space west of the existing Dzong road with the following objectives.

To enhance the Dzong and its Precinct into a national level landmark;
To develop the Dzong precinct as the Green hub of the Capital;

To enhance the image of the capital city,

To provide a city level central open space.

The Hejo Paddy fields were proposed as a reserve area (passive Open Space) to conserve the rural
landscape of the northern part of the Dzong precinct, conserve the image of Dzong and to avoid urban
development in its surrounding. The construction of buildings/structures within the paddy reserve
area was not to be permitted and no activities other than activities, which will enhance the image of
the Dzong precinct, were to be allowed.
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However, the Supreme Court of Bhutan was built in the Hejo paddy fields reserve area. The site was
proposed by Supreme Court of Bhutan and approved by the government. 26 plot owner with the total
area of 11.967 acres were affected.

The Supreme Court has been in full operation with all the amenities since 2014 without the land User
Right Certificate, which was issued only on 11 May 2018 by National Land Commission Secretariat.

The land taxes as in Table 17 are outstanding since 2016 and the Thimphu Thromde has not yet
issued the occupancy certificate.

Table 17: Outstanding Taxes The Thromde has sent several reminders for the
i'(-) Year | Total Tax | Penalty Total clearance of outstanding taxes and collection of
1 2016 147,065.00 433.811.00 Thram. As of the audit period, the taxes still remain
286,746.00 outstanding and the Thram still remains at the
2 2017 78,246.00 364,992.00 .
286,746.00 Thromde office.
3 2018 9,427.00 296,173.00
286,746.00
Total 1,094,976.00

Source: Revenue section, Thimphu Thromde as on 19/02/19

3.2.8 Important TSP ‘proposals for actions’ not implemented

The TSP proposed many ‘proposals for action’, which were required to make the whole plan
operational. These proposals include the development of Neighborhood Nodes, Urban Hubs, Open
spaces, pedestrianizing Norzin Lam, creating a Royal Boulevard, developing the Chhubar Chhu,
riverfront developments, creating parks and footpaths, parking provisions, a Core Gateway, and a
108 steps up to the Memorial Chorten. The TSP further identified heritage sites that require
conservation, restoration, and improved access. Specific proposals were made to enhance the
Tashichho Dzong, the Memorial Chorten, Prayer Wheels, and heritage villages. ‘Endowment’ areas
were clearly identified in the TSP.

At the current stage of the TSP implementation, most of these ‘proposals’ have not materialized or
have been changed; some of which are highlighted hereunder.

Failure to retain and develop NN nodes and Urban Hubs

The concept of Neighborhood Nodes (NN) was to create areas in most LAPs that would act as service
and commercial centres, where facilities like clinics, nursery schools, commercial center, public
transport stops, waste disposals, social infrastructures, public conveniences etc., would cater to Urban
Villages. The idea was to help decongest city core by providing basic services in the locality, at
walking distance for local residents, so that traffic and movement is reduced.

As per the TSP, 14 NN as in Table 18 were proposed and these areas were created through land
pooling scheme during the implementation of the Local area Plan.

Table 18: Proposed NN as per TSP However, currently, only 4 NN are retained and none
; Ejﬁ:::nphu Eggg of it has been developed: one each in Dechenchholing
3 Chang Jiji housing scheme Node LAP, Taba LAP, Hejo-Samteling LAP and Lungtenphu
4 Near Chang Bangdu Primary school Node
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g ggangzgmf ) moge LAP. Further, there appears to be no plan in place to
ang Gedaphu ode ..

7 Near Merorial Chorten Node initiate development of these NN.

8 Near Motithang water tank Node

‘;O ’;‘;jn'(\:’;"ctg:‘of;’;?(émﬁéf;%gmp'ex Eggg Similar to Neighborhood Nodes 2 Urban Hubs as in
11 | Lanjopakha Node Table 19, one in the south and one in the north were
11 | Near Hejo Village Node proposed. Urban Hubs were supposed to have all the
18 | Below Dechen lam (Taba area) Node facilities of a Neighborhood Node plus entertainment
14 Near RBP garage Node

facilities such as cinema halls, bowling alleys,
restaurants, bars, discos etc. besides libraries, banks and hotels.

Table 19: Proposed UH as per TSP However, implementing agencies of the TSP were
1 Simtokha UH unable to establish these Urban Hubs as well.
2 Below Dechen lam (Taba area) | UH

The Thromde justified that during LAP preparation the planners (outsourced) failed to consider the
sloppy topography and planned it assuming the topo to be flat. The affected property owners did not
accept this and as a result, they had to let go of most NN. It was further explained that due to lack of
budget, NN could not be developed and that efforts are in place to develop the remaining NN.

With regard to the UH, it was justified that Thromde took more than 15 years to negotiate and acquire

the land for setting up an Inter-District Bus Terminal as envisioned in the TSP. However, this proposal
is currently not approved by the Government.

Reduced Open Spaces

The TSP stipulates that one of the most important Structural Elements of the TSP will be the Open
Space System. ‘As a capital city, Thimphu requires a major open space system to set out its major
national institutions. This will be in the form of an open green corridor that will run along both sides
of the river. It will focus on the Dzong at the northern end and straddle the river on down to the
archery grounds, move past the city core and on down through the valley to the City Gateway.
Placing sports facilities, gardens, and natural open areas along it will maintain this system. The river
itself would act as the major feature in this system’.

A city has to provide a variety of open spaces, which can meet the recreational demands of different
groups in the society. The city open space system should therefore contain a great variety of facilities
and atmospheres, suitable for all kinds of special interest groups: challenging and autonomous places
for the teens: serene rural and quiet for older people, or crowded and active areas for those who want
stimulus and companionship.

However, it appears that Thimphu Throm currently has very less number of recreational areas in
comparison to the visions of the TSP. RAA was unable to assess the situation properly due to lack of
data on land coverage in terms of open space and green area.
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iv.

Non-development of Chubachu Circle

The TSP’s proposal for
extensive redevelopment of the The main intent of developing Chubachu Circle were:

Urban Core area includes | ® To establish the Chhubar Chhu Circle as a connector between the

developing the Chubachhu into Tashichho Dzong and commercial urban core;
an administrative center linking e To endow a degree of grandeur and formal character to the space,

the town with the Dzong, differentiating it from other minor public spaces;

. . e To create administrative office space which will accommodate various
extensive ; riverfront departments and agencies now located in residential structures;
developments, creating parks

7 ® To rationalize a circulation pattern (Vehicular movement and pedestrian
and _footpaths and prOVISIOnS. of paths), that link major arteries of the city.
parking. Further, supplementing

the TSP, the Urban Design

Proposal highlights Chubachu Circle as the foremost administrative space of the city, and a link
between two different functional parts of the city, stationing important public offices, public
amenities like art gallery and library, and the Town Hall.

However, Chhubachu circle is not developed as planned and in 2007 the MoWHS conveyed the
approval of the Royal Government leasing the area of 4.75 acres to National Textile Museum for a
period of 30 years at the rate of Nu.1 per square feet for the development and construction of Royal
Textile Academy (RTA). The approval note from the MoWHS did not mention the reason or the
rationale behind changing the Chubachu Circle project to develop as RTA.

Reduced endowment precincts

Endowment precincts were earmarked in the TSP to be areas that will be left to the future generation.
The implementing agencies of the TSP have failed to regain these identified areas from the
establishments that existed on it. Further, lately the Thromde has allowed the development of a Multi-
Level Car Parking building, through a PPP model, on an endowment precinct with no proper approval
authorizing development in an Endowment zone

The government directives on parking space and multi-storied parking underscores Thromde office
to encourage landowners to furnish parking facilities as an alternative provision without
compromising the approved TSP and to ensure that all the infrastructure works is based on the TSP.

. Other projects that did not materialize and deviations reported in Strategic Environment

Assessment Report of the TSP

The RAA observed that most of the projects proposed in the TSP have not materialized and some
projects are executed in deviation to the TSP. The following are some of the project.

Pedestrianizing Norzin Lam,

Riverfront developments,

Core Gateway,

108 steps up to the Memorial Chorten,

Creation of Environmental Enhancement Zones,
Creation of a National Open Space System,
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e Footpath system including stairways and footbridges in natural environmental zones and open
space system,

e Heritage sites and villages that require conservation, restoration, and improved access,

e Specific proposals were made to enhance the Tashichho Dzong: and

e The Strategic Environment Assessment of the TSP conducted in November 2018 by multi-
sectoral core team compromising representatives from Thimphu Thromde, MoWHS, GNHC,
NECS, NLCS and UNDP also reported the construction of the building housing the Tarayana
Foundation office and TCB office as deviated from TSP.

The Thromde Management, in their response, stated that Thromde is in the process of
implementing the Pedestrianizing Norzin Lam and Core Gateway. However, Pedestrianizing
Norzin Lam project is suspended based on orders from the previous Government and the Core
Gateway project is affected as a result of Supreme Court’s verdict, which was in favor of the
landowner where the core gateway was planned to be constructed.

3.2.9 Transportation system compromised

As per the TSP, the main themes of the transportation plan were the ‘Urban Corridor’ forming the
spine of the city, connecting urban hubs, NN and commercial areas across the city, ‘Road
classification’ into Arterial (primary,) Collector (secondary) and Access street, ‘Pedestrian and
Bicycle Movement’ with a citywide system of pathways, (Pedestrianization of the Norzin Lam in a
phased manner is proposed as part of this concept.), ‘Public Transit System” with interval stops of
not more than 10 minutes and discouraging measure on private vehicles utilization.

The Elements of the Transportation Plan were as in Table 20 and 21.

Table 20: Elements of the Transportation Plan
Urban Corridor e  The UC will typically have 2 lanes for fast and slow moving vehicular traffic and
an exclusive bus lane with provisions for installations for electric bus service on
either side.
e  The Total ROW will be 24m wide, while there will be a 35m ROW section with the
service lane (5.5m) on both sides is to be adopted wherever possible
e In general the UC will have 24m wide carriage way with 10m on either side (44m

total)
Primary (Arterial) e  Primary roads connect the Secondary roads to the UC
Roads e  Atypical primary road will have 18 m ROW with 4-lane carriageways and

footpaths on either side.
e  To be adopted where possible are 21 m ROW for service lane and bicycle lanes
and 12 m ROW option only where 18 m is absolutely impossible
A typical secondary road will have a 10 m ROW with 2 lane carriageways and on
either side. 12 m where possible
Access Streets e  Access roads are designed to serve low volumes of traffic through a pedestrian-
oriented environment
e  Atypical access road has a 6 m ROW with 2 lanes carriageway
e  On-street parking is encouraged

Secondary Roads

Public Transit System
e At a minimum, transit stops should provide shelter for pedestrians, convenient passenger
drop-off zones, telephones, adequate lighting and secure bike storage
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Table 21: Parking Facilities
On-street parking e Encouraged along shopping streets within core commercial areas
e Should not be permitted on arterials
o On-street parking helps ‘civilize’ the street for pedestrians by
creating a buffer between moving cars and sidewalk.

Off-street parking e In a pedestrian oriented plan, off-street parking in small pod, will
allow vehicles to penetrate into the UC, UH and NN from peripheral
access streets.

However, majority of the plan still remains unimplemented with no possibility of doing so now since
most of the areas have already been developed. With a huge increase in the number of vehicles in
Thimphu, failure to maintain the ROW and service lane, coupled by bus stop stationed on the already
narrow stretches of the road, and limited parking spaces, Thimphu is already facing heavy traffic
congestions. The audit team made the following observations in this regard.

i. The ROW envisioned in the TSP has not been maintained

The ROWSs envisioned in the TSP has not been maintained. The widest ROW noted was 12m.

ii.  There are no service way or carriage way

Service lanes of 5.5m wherever possible and carriageway of 10m on either side of the Urban Corridor
lane could not be maintained. Currently, public bus stops are made on the already narrow roads
causing traffic congestions during peak hours.

iii. Public footpaths and bicycle lanes are disrupted by vehicle parking provisions of
buildings

Footpaths and bicycle lanes are not incorporated as intended and most parts of the lanes are seen
disrupted. Audit noted many instances of a building’s front area being used as vehicular parking
jointed with the footpath provisions thereby disrupting the footpath meant for public use.

iv. Public Transportation System unable to gain popularity

A concept of the TSP with regard to transportation network within the city was to enhance public
transport system so that private transportation get an alternative to using or buying private vehicles
thereby reducing the number of private vehicles in the city.

However, evidently, there has been substantial increase in the number of private vehicles over the
last decade indicative that public transportation is not very popular and is still at its infancy stage.
This situation is worsened by ROWs of the roads being lesser than planned and no service way or
carriage way maintained. Therefore, bus stops do have the required space for parking the bus as well
as space required for commuters as initially planned, causing inconveniences to commuters and most
times causing traffic congestions during peak hours.
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v. Parking space

Parking space has become a major concern for Thimphu Throm. Owing to non-compliance by
building owners, unrealistic drawings, weak implementation by relevant authorities and the huge
increase in number of vehicles in Thimphu Throm, most building do not provide for enough parking
spaces in proportion to the tenants of the building which had led to on-street parking causing traffic
congestions.

3.2.10 Issues with TSP slope analysis

As per slopes analysis as shown in Table 22 in the TSP, areas greater than 30% slopes are not suitable
for urban development (proposed for E4 precincts) due to the following reasons:

1. These slopes are prone to soil erosion and landslides
2. Development affects the stability of the soil and slopes
3. Development accelerates the rate of soil erosion and surface runoff
Table 22: Slopes analysis in TSP
Flat Low/gradual Moderate Steep slope | Very steep slope
terrains slope slope
Slope (%0) 5 10 20 30 Above 30
Slope angle (in degrees) 2.86 5.7 11.3 16.7 24
Slope Ratio (in meters) 1:20 1:10 1:5 1:3 1:2.2
Slope range (%) 0-5% 5-10% 10-20% 20-30% Above 30%
Slope range (in degrees) 0-2.86 2.86-5.7 5.7-11.3 11.3-16.69 Above 16.69

However, the SEA report!® as shown in Table 23 on the TSP states that there are cases where UV I
LD and UV Il MD have slopes greater than 30% as well as E4 areas with slopes less than 30%; a
mismatch in Land-use and Precinct Categorization. Further, a slope analysis carried out by the
Thimphu Thormde indicates that slope analysis carried out in the TSP was not realistic. As the
findings shows, around 170 plots were found under E4 precincts where the slope was less than 30%
and more than 2000 plots were found to have slope greater than 30% but were classified under other
precincts than E4.

Table 23: Slopes analysis as per SEA report The 5|ope Categories Currenﬂy
Particulars Total Area No. of plots . s .

Areas in E4 with slope <30% 193.99 acres 172 identified are not entirely accurate as
E4 as per Plan 1265.16 acres 973 well because most times a particular
Areas not in E4 with slope > 30% 2955.41 acres 2248 plot has different Slope Categorles but
Non E4 precincts 3508.67 acres 5829

the plot slope is categorized based on
the centroid slope of that plot. A slope analysis report as in Table 24 by the Thimphu Thromde gives
the following situation in the city.

Table 24: Slope analysis report by TT In some areas development has taken place
(Sglrcégfercatiﬁg;y e Tostgl Oﬁ‘:cares No. nglc’ts accordingly. On the other hand, some ‘precinct’ was
(100%) ' changed by the Thimphu Thromde based on ‘public
Between 30° to 45° = 824.36 acres 187 pressure’ without consideration of these technical
g’;‘\’l/;e; ;0‘2"?;) 00 | 160550 acres " elements. Therefore, currently, there exist many
(36% - 57%) cases of high-density development on steep slopes.
Between 17° to 20° | 485.60 acres 638

(30% - 36%)

Below 17° (30%) 3508.78 acres 5756

16 Strategic environmental assessment of Thimphu Structural Plan 2018
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The DHS, in their response, stated that Structure Plan is a strategic document and is
implemented through preparation of local area plans. Therefore, many a times due to resource
constraints and unavailability of detailed data such as topographical survey, data generated
from satellite images which are quicker and less time consuming) are used during the
preparation of Structure Plan. Further, stating that, in general transect model is deployed at
the time of plan preparation. The density and scale of development decreases as we move from
the center or urban core. Slope is one of the parameter at the time of designating precinct in
the Structure Plan. Within a low-density precinct such as E4, there might be instances of areas
with gentler slope and because of other overriding parameters it is not designated for high-
density development. Same is applicable for moderately steeper slopes in high density precinct
such as urban core. Precincts designation are not carried out in isolation and isolated land
parcels.

3.2.11 Housing affordability can become a major problem

With increasing number of residential buildings, housing unit ‘availability’ is increasing. As of 2017,
the housing infrastructure in Thimphu provided around 24,000 units of which around 1,700 units
were provided by various institutions as affordable housing and the rest belonged to the private sector.
Currently more units are being built and more units are entering the market frequently. The TSP’s
projected capacity for housing units was around 77,000 units by 2027 and with substantial changes
to the height and coverage of the buildings in the city this projected figure will increase by the time
the TSP is fully implemented. Therefore, in terms of availability of housing units in direct relation to
the population of the city, the figures appear comforting.

However, the concern is with housing ‘affordability’ which is highly subjective and although there
is no fixed rental standard, a widely accepted benchmark is that house rent expenses should not
exceed 30%-40% of the household income. In Bhutan, the National human settlement policies require
rental cost to be below 35% of average household income. The rent in Thimphu city has been ever
rising, with majority of the housing unit stock belonging to the private sector (more than 80%), rent
fixation being at the discretion of the house owners, high housing loan interest and lacking acceptance
of the Tenancy Act provisions of disallowing rent increase before every two years.

The following are some of the issues noted in this regard.

i.  In terms of numbers, the availability of the housing unit stock appears to be in surplus if
compared to the estimated households residing inside the municipality area; both TSP
projection and an analysis” done in the past indicate surplus housing units. However, weak
acceptance of the Tenancy Act in the private market and majority of the housing unit stock
belonging to the private sector having high rents, there seems to be a huge mismatch in terms
of demand and supply. Majority of the population require low cost housing units while
majority of the housing unit stock available are high cost housing units.

The BLSS 2017 states that in urban areas, private individuals own more than 80% of the housing unit
stock; 20 % own their own dwellings, 17.5% live in rent-free dwellings and 63%o live in rented
houses. The monthly mean house rent in urban area was Nu. 5,297.

17 SEA of the TSP
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ii.  Majority of the buildings are built on loans, which have direct implication on the rental
charges. For the sustainability of the investment, building will require to be fully occupied at
the current market rental rates. However, given the pace of housing units that are coming into
the market (NRDCL records show more than 2500 constructions going on in the western
region of the country) with limited households that can actually afford the units at the current
market rate, the market is seen susceptible to future risk of rentals crashing due to
unaffordability, which would reduce the income of the house owner, who would potentially
default on the loan repayments.

iii.  Lack of affordable housing is already troubling segments of the city’s population giving rise
to many informal settlements in and around the municipality. These settlements are mostly
inhabited by municipal workers and laborers engaged in the informal sector1s. In 2018, a
RAA report found 138 households in 10 different locations with around 600 people living in
these informal settlements during an audit. Moreover, a substantial rise in the urban
population is contributed by rural-urban migration potentially increasing the informal sector
populace.

3.2.12 Inadequate Sewerage system

An efficient and adequate sewerage and wastewater disposal system is seen important to ensure
proper standards for health and hygiene besides proper disposal or treatment of sewerage and
wastewater.

Toilets and sanitation facilities are adequate with all buildings required to providing proper facilities.
In most of the LAPs implemented, sewerage treatment plants are provided where all buildings
connect their toilets outlets. Where sewerage treatment plants were not made buildings are connected
to onsite septic tanks and soak pits systems. However, the existing system and proposed expansion
scheme do not appear adequate to meet the requirements of the existing population within the
municipal boundaries.

Presently, the sewerage treatment capacity of Thimphu Thromde stands at 6.2 Million Liters per day
with a 12 Million Liters per day project currently under construction at Babesa, expected to be
completed in 2021.

As per the Draft Water Master Plan of Thimphu Thromde, estimated daily water requirement per
person is 135 liter of which 80% is estimated as wastewater. Even while taking the population of
2017 for Thimphu Throm, it is estimated that the requirement is around 12 Million Liters per day.
As of 2019 the operational capacity of the sewerage treatment still stands at 6.2 Million Liters per
day.

In recent times, with rapid rate of urbanization and fast growth of population in the city has resulted
in increased pressure on these services. Faulty designs and piecemeal works to these infrastructures
in certain areas aggravate the situation. It was also learnt that a sewerage treatment plant’s capacity
was reduced by half due to funding issues. Further, in certain LAPs, works for both public
infrastructure development and private infrastructure development happening simultaneously has
created more problems.

18 National Report; The 3 UN conference on housing and sustainable urban development
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3.2.13 Construction of Multi-Level Car parking and lapses thereof

Thimphu Thromde initiated the implementation of an integrated parking system with the objective to
decongest the parking load in Thimphu. The project was implemented through a Public-Private
Partnership (“PPP”) concession with M/s KCR Pvt. Ltd, (a joint venture company consisting of three
companies, M/s Rinson Construction Company Pvt. Ltd., Thimphu as a lead member, M/s CE
Construction Pvt. Ltd., Kathmandu, and M/s KNG Pvt. Ltd., Thimphu at the estimated cost of
Nu.434,627,634.24. The audit noted following as discussed below:

No information on land cost and payable liabilities on MLCP

M/s KCR Pvt. Ltd. Thimphu vide letter No. TT/ID/MLCP/2016-2017/2491 dated 23 June 2017 was
awarded works on ‘Development and Management of Integrated Parking System’ including Two
New Multi-Level Car Parks in Thimphu under Public-Private Partnership Mode for a 22 years
contract period. The Contractor is required to design, build, finance, operate and transfer the
concession.

The Concession Agreement Clause 7.4 Land Cost states that, ‘any charges, rates or taxes arising or
payable in respect of the license granted (whether temporary or permanent) by the Concessionaire of
land or buildings or of any rights or interests in respect of land or buildings shall be paid by the
Concessionaire’. The Concession Agreement was entered on 1 September 2014. Similarly, the
Clause 2.1.5 of DCR 2004 states, ‘a person or body applying for permission for carrying out
development shall with application pay to the implementing authority the scrutiny fees.” However,
the RAA noted following.

a) The Concessionaire has not paid land cost in terms of land taxes or lease fee to Thimphu
Thromde as required by the Concession Agreement;

b) The 25" Thromde Tshogde held on 17 July 2015 waived off 50 percent of Nu.1,932,220.00
drawing and scrutiny fees of MLCP in deviation to the DCR;

As such, the Concessionaire has failed to abide by the Concession Agreement and Thromde Tshogde
waving off 50 percent of scrutiny fees is in deviation to the existing DCR.

ii.  Change in concession period from 17 years to 22 years

The initial concession period was for 17 years including construction of two MLCP. The increase of
concession period from 17 to 22 years was done while issuing addendum to the bid document vide
TT/IFC/Thimphu Parking Project/Gen/01/2013-2014/4082 dated 08 May 2014.

However, the amendment of concession period from 17 years to 22 years was made without an
approval from competent authority and any discussion ensued with all prospective bidders
communicating the increase in concession period was not available on record.

As such, this would have limited the prospective bidders in getting information and must have
privileged few bidders, which is highly inappropriate and irregular.
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iv.

Delays in completion of MLCP 1 and MLCP 2

M/s KCR Pvt. Ltd. Thimphu vide letter No. TT/ID/MLCP/2016-2017/2491 dated 23 June 2017 was
awarded works on ‘Development and Management of Integrated Parking System’ including Two
New Multi-Level Car Parks in Thimphu under Public-Private Partnership Mode for a 22 years
contract period. The Contractor is required to design, build, finance, operate and transfer concession.
The agreement states, “If the work is delayed for more than 180 days, after 30 days’ notice the
contract shall be terminated.”

RAA noted that, both MLCP 1 and 2 were still under construction even after lapse of MLCP 1 for
602 days and MLCP 2 for 728 days as against the stipulated completion date of 5 November 2017
and 2 July 2017 respectively. The applicable liquidated damages amounts to Nu.480,000 and
Nu.300,000 respectively as of 30 June 2019. The liquidated damages is provided in Appendix-3.

Further, it was learnt that, the correspondence between Thimphu Thromde and MoF as per letter no.
TT/ID/MLCP/2018-19/152 dated 06 November 2018 and MoF/DMEA/IGGD/PPP-08/652 dated 26
December 2018 pertains to seeking directives from MoF over time extension and levying of
liquidated damages with Thimphu Thromde maintaining that, they are in a dilemma with such case.
However, MoF insisted for an additional information and justification on the time extension.

Therefore, in absence of any decision and pending directives from the MoF, the liquidated damages
are applicable as per the concession agreement. It was also learnt that Thimphu Thromde took no
such action even after lapse of more than 2 years and works for MLCPs continued as of 30 June 2019.

As a result, the Concessionaire and Thimphu Thromde have failed to abide by the Concession
Agreement and substantial delays have caused loss for Thimphu Thromde in terms of potential
revenues from MLCPs.

Outstanding liabilities from delayed completion of MLCP 1 and MLCP 2

The Concession Agreement and Detail Project Report mentions on the Concession fee payable to be
discounted to 65% of the full Concession Fee applicable at the time when the first MLCP is complete.
This is then increased from 65% by increments of 3% on a yearly basis, until 100% of the Concession
Fee is paid.

As per the DPR, the Concession Fee is determined by multiplying the concession fee per type of asset
(for off-street parking vehicle spaces, the bid parameter) by the inventory of Parking Spaces in the
given payments period. According to Financial Proposal the off-street excluding MLCP- 1 & MLCP-
2 was estimated at Nu.12, 345.67 annually per vehicle parking space.

As a result of substantial delays in the completion of MLCP, the Thimphu Thromde was deprived of
Nu.8,153,520.18 in terms of revenue loss due to delays in completion of MLCPs. The detailed
calculation is provided in Appendix-4.

RAA noted that, Thimphu Thromde had written to M/s KCR Pvt. Ltd. to deposit the liquidated
damages and revenue loss. However, as of 30 June 2019 the amounts remain still recoverable.
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V. Thromde’s ‘share’ from parking fees and other charges

According to the Concession Agreement and Financial Proposal submitted by the M/s KCR Pvt. Ltd.
the fees for off-street parking, excluding MLCP- 1 & MLCP-2 was agreed at Nu.12,345.67. The fees
for Norzin Lam was fixed at Nu.18,518.52 (at an increase of 1.5 percent of 12,345.67 annually).
Similarly, Kuenchap Enterprise was awarded the work for operations & collections of the parking
fees within Thimphu Thromde outside the concession area of MLCP. The details of the application
of the rates and fees paid by respective contractors are reproduced in Appendix-5.

RAA based on the prevailing practice of parking fee collection and information provided in DPR (the
parking fee chargeable is Nu.10 per 30 minutes for all off street parking facilities and on street
parking areas, except on Norzin Lam, where a parking fee of Nu.15 per 30 minutes is applicable),
has assessed the rates and share of contribution to Thimphu Thromde from parking fees and charges.
The details of parking fees and charges worked out based on the prevailing rate are given in
Appendix-6 and the summary reproduced in the Table 25.

Table 25: Summary of concession fees paid and payable as per the DPR (Nu. in Millions)

No. of Annual payment to Annual collection as Percentage (+,-) Contractor
slots Thromde as per per DPR & contribution
Financial Proposal and Prevailing practice to Thromde
Contract agreement

M/s KCR Pvt. Ltd & M/s
1460 20.14 145.1 13.88% -125 Kuenchap, Enterprise Pvt.
Ltd

‘ Source: RAA workings

The RAA noted the following in this regard.

a) As evident from the Table above, the Thimphu Thromde’s share of contribution from the
parking fees and charges is only 13.88% (Nu.20.14 million) annually and the contractors’
share is estimated at 86.12% (Nu.125 million) annually from the parking fees and concession
fees.

b) The Concession Agreement on Commercial Activities Area provides for built-up area not
greater than 20% of the total built-up area in MLCPs. However, the same agreement is silent
on share of contributions to Thimphu Thromde for the use of this space except for Parking
space in MLCP.,

Further, the NIT published in Kuensel, Business Bhutan, Thromde website and Economic Times,
India specify the scope of the project as:

e Design, construction, operation and maintenance of two (2) Multi-Level Car Parks (MLCP)

e Up-grade and management of off-street surface parking lots within the exclusive area (‘off-
street-parking facilities’)

e Up-grade and management of on-street surface parking spaces within the exclusive area (“On-
street-Parking Areas”)

However, the RAA is of opinion that, the scope of work is silent on the usage and built-up of
Commercial space. The use of commercial space not greater than 20% of the total built-up area in
MLCPs is assumed to have stemmed while formulating and signing of the Concession Agreement
with the lone qualified bidder M/s KCR Pvt. Ltd.
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It was learnt that 20% commercial space was included only while issuing the addendum to bid
document vide TT/IFC/Thimphu Parking Project/Gen/01/2013-2014/4082 dated 08 May 2014.
However, the amendment was made without an approval from competent authority and any
discussion ensued with all prospective bidders communicating 20% of the total built-up as
commercial space in MLCPs was not available on record. The audit report issued vide (AIN: 15859)
period covering 2015-2017 also do not mention any on the usage of commercial space in the scope
of work.

Further, the occupancy certificate for MLCP 1 and 2 was found issued on 16 July 2019 and 31 July
2019 respectively. However, there were no inspection reports and handing taking note on the physical
structure of MLCPs and it also lacked clarity on the use of Commercial Space as to whether it is

‘hotel, disco, bars, snooker room’ etc.. The audit team has confirmed that a ‘hotel’ is being placed
inside the MLCP 1.

As such Thimphu Thromde is losing out in millions in terms of potential revenue from the parking
and commercial space. Further, addendum issued at later stage without approval from competent
authority would have limited the prospective bidders in getting information and must have privileged
few bidders, which is highly inappropriate and irregular.

vi. Lack of inventory and inconsistent data on parking slots

An inventory will enable efficient decision-making through proper planning, prioritization needs and
to determine new or additional Urban Roads, Parking slots and footpath. Further, it will aid in
maintenance budgeting and taking appropriate decisions on new constructions, maintenance, use and
replacement plans.

Thimphu Thromde has no proper records (Inventory) maintained for Urban Road, footpath and
parking slots. The data used so far has no baseline and are not up to date. The details of parking slots
are inconsistent with what the Infrastructure Division provided to the audit team and what is being
tabulated for payments as concessional fees and charges by the parking fee contactors. The data for
Urban Road, Parking and Footpath are given in Table 26.

Table 26: Data for Urban Road, Parking and Footpath

Due to differences and Type of road Year Increase Remarks

inconsistencies in the parking Urban  blacktopped 2015 2017 | 2018

slots data, Thimphu Thromde | road (KM) s 270 KM 27 KM

appetars to be Iosm_g revgnue Public parking (Nos.) 2532 No baseline data

receivables as depicted in Y = YT

Table 27. axi parking (Nos.) 0 baseline data
Footpath Data N/A

Source: Road & Bridge Section, Infrastructure Division, Thimphu Thromde
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Table 27: Differences in Parking slots and revenue receivables

Nos. of parking BOQ of Difference (Avg ) Monthly Monthly Yearly Total Remarks
(Inventory) Contract & rate (Nu.)

payment details (Nu))

as per Accounts
section

535 447 88 2700 237,600.00 2,851,200.00 | M/s Kuenchap
Enterprise,
Thimphu
1118 1013 105 2572 270,060.00 3,240,720.00 | M/s KCR Pvt. Ltd.
Thimphu
Total (Nu.) 507,660.00 6,091,920.00

Source: RAA workings

The Thromde Management, in their response, stated the following;

1.

N

During the preparation of the concession document the PPP policy was under
preparation and it could not referred.

Land registration could not be done with NLCS, which took months.

Documents were maintained by the IFC and Thromde did not have a dedicated unit
with adequate personnel to record proceedings and documents the process.

Thromde lacked experience on implementation such project since it was the first of its
kind in the country.

Delay occurred due to issues of FDI partners not able to remit dollars from Nepal and
the structural design changes that had to be made requiring increased volume of steel
and concrete.

Increase in cost, difficulty in mobilizing the additional fund requirement, and
withdrawn of FDI partner delayed the project completion schedule

Fines and penalties were not settled because the parking facilities have not been
utilized as expected with very low occupancy rate.
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CHAPTER 4: RECOMMENDATIONS

Based on the audit findings and assessment of past reports with regard to the Thimphu Structure Plan,
the RAA has provided recommendations not only to mitigate the challenges faced and enhance
efficiency and effectiveness in urban planning and development in Thimphu Throm, but also to
objectively guide and ensure proper and timely implementation of other plans in the pipeline for the
country. The recommendations are discussed below:

41  The Government should develop a clear institutional Framework for implementation
of the TSP

With regard to the Institutional Framework of urban planning and development in Thimphu Throm,
especially in the context of implementing the TSP, there is a need for relevant authorities to bring
about clarity and institute a proper framework specifically for urban planning and development. In
TSP’s regard, it appears, majority of the confusion was not because of the clarity in the governance
institutional framework but due to weak inter agency coordination in communication, reporting and
monitoring processes between the agencies involved in implementing the TSP. Some of the
deviations made to the TSP have become an accepted norm in other Thromde plan implementations
as well. Therefore, the RAA recommends the government to:

i.  Expedite the enactment of the Spatial Planning Bill to minimize more irreparable damage
being done to development plans currently being implemented.

ii.  Improve the urban planning and development institutional framework with proper and
defined communication strategy, timely reporting of the activities to relevant agencies, and
timely monitoring in the form of audits and reviews carried out by oversight agencies.

These actions would not only help the implementation of TSP but will also guide the other
development plans being implemented across the country and development plans in the pipeline.

4.2  The Government should consider adequate representation of stakeholders in Thromde
decision making

To ensure proper implementation of the TSP, and any other urban development matters, it is felt that
there needs to be proper representation of stakeholders. Especially where majority of the stakeholders
are influential players in the successful implementation of the development plans. In the case of TSP,
the primary stakeholders are the landowners and permanent residents of Thimphu Throm. However,
at the Thromde Tshogde these stakeholders are underrepresented.

Therefore, the RAA opines that the residents of Thimphu Throm should be properly represented in
the Thromde Tshogde, the highest decision making body of all matters related to the Thromde
developments. The ministry responsible for urban development is urged to take up this matter with
the government to ensure adequate representation of stakeholders in making decisions related to
implementation of spatial plans.
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4.3 MoWHS and Thimphu Thromde should carry out comprehensive review of TSP and
DCRs

As evident from the issues in this report, a primary cause of the deviations, which is difficult to assess
now, over the implementation period of TSP was the absence of timely review, audit and monitoring
of the activities, agencies, the TSP document and the pertinent regulations. Moreover, a serious issue
appears to be the inaccurate slope analysis carried out in the TSP, which could potentially pose
serious risks in the future if it not addressed immediately.

The following recommendations are made in this regard.

i. Itissuggested that MOWHS and Thimphu Thromde, together with relevant agencies carry out
a comprehensive review of the TSP and DCRs and accordingly take necessary action.
ii.  Relevant rules and regulations like DCR and other important regulations like ‘lift rules’ and
‘guidelines for differently abled-friendly construction’ should be uniformly implemented.
iii. A more realistic slope analysis of the TSP is desirable to ensure correct development activities
are approved.

4.4 MoWHS in collaboration with Thimphu Thromde should strengthen the coordination
between themselves

As evident from some of the findings in this report, many of issues hindering the efficient
implementation of TSP have stemmed from weak coordination between relevant agencies, primarily
the principal agencies. Therefore, it would be imperative to strengthen communication and
coordination between the MoWHS and Thimphu Thromde. In this regard, RAA suggests instituting
the following approach.

I. A signed MoU is recommended to enhance coordination and communication between the
MoWHS and Thimphu Thormde.

ii.  There needs to be clarity on a procedure to develop and implement urban development plans.
It is suggested this procedure be developed involving all agencies relevant to urban planning
and development.

iii.  Formation of a technical committee is urged, constituting relevant officials from both
MoWHS and Thimphu Thromde, to carry out proper technical assessment of cases before the
Ministry or the Thromde Tshogde makes changes to approved plan.

4.5 Proper record keeping and efficient monitoring should be instituted

Presently, the reporting and monitoring system is inadequate with weak documentation in the relevant
agencies and lacking monitoring initiatives. The following recommendations are made in this regard.

i.  The MoWHS, as the oversight body for urban matters, should conduct timely and periodic
planning audits of Thimphu Thromde as required under the LG Act.

ii.  The MOWHS is urged to institute a standard record keeping system for, not just TSP, but also
for all the urban spatial plans that are in the pipeline.
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4.6 MoWHS and Thimphu Thromde should carry out a resource need assessment for
timely execution of development activities

Evidently, there is a mismatch between the mandate of implementing a spatial plan like TSP and the
resources allotted to relevant agencies to carry out this mandate. Although, the RAA was unable to
carry out a comprehensive study to understand this issue due to limitation of information, RAA is
certain there exist serious human resource and financial resource limitations that impede the smooth
implementation of the development plan activities. These constrains translate to other issues like
inadequacy in carrying out their roles and responsibilities, cost overrun and time overrun due to fund
unavailability, and responsibility multitasking by some sectors. Further, it also becomes difficult to
assess whether lapses or misgivings occurred due to resource inadequacies or whether these lapses
were a result of incompetence.

In this regard, the RAA recommends that a need assessment be carried out jointly by the principal
agencies responsible for implementing the TSP.

4.7 Deviations should be reviewed and reported to relevant authorities for necessary
action

The RAA confirmed substantial deviations from the original intent of the TSP like major changes
made to precinct categories, regularization of deviations, no action taken on non-conforming land
use and failure to implement important proposal for actions identified in the original plan. Further,
RAA studied the construction of MLCPs in detail, which revealed many lapses and delays with
significant financial implication as highlighted in this report.

However, the RAA was unable to eliminate the possibility of some of these deviations being made
with vested interest of individual parties and not because it was genuinely required due to planning
lapses or unavoidable circumstances.

Therefore, it is recommended that:

i.  The DHS, MoWHS conduct a comprehensive review of these deviations to establish whether
these deviations were genuinely necessary.
ii.  The MoWHS should develop a framework/guideline to carry out these compliance reviews,
more importantly; the framework should address how the findings will be addressed.
iii.  MoWHS should conduct timely Compliance and Development Reviews and Thromde should
provide proper justifications for these reports with an action taken report.

4.8 MoWHS & Thimphu Thromde in consultation with relevant agencies should come up
with action plan to address transportation issues

The transportation system envisioned in the TSP for Thimphu Throm appears to be highly
compromised with ‘right of way’ not maintained as planned, inadequate parking spaces, and public
transportation system unable to gain popularity. Currently, with the huge increase in number of
vehicles in the city many sections of the transportation network is overloaded and congested most
times of the day. This situation will further deteriorate if immediate attention is not accorded to
mitigate the situation.
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Therefore, it is suggested that the MoWHS and Thimphu Throm in consultation with other relevant
authorities like the RBP and MolC draw up an action plan to address all these issues in best possible
way.

4.9 Housing affordability issue requires special attention

The RAA is of the view that, housing affordability will become a major issue if it is not accorded
proper attention. There appears to be a serious mismatch between the housing unit stock entering the
market and the potential demand for these units. With a huge chunk of the stock belonging to the
private sector and weak acceptance of the Tenancy Act, the situation appears more alarming. Another
factor contributing to this issue is seen to be conversion of residential units to commercial units there
by further reducing the residential unit stock. In this regard the RAA recommends the following.

i.  The MoWHS and Thromde could jointly ensure the Tenancy Act is implemented and
followed, since building owners depend on Thromde for all their utility services.
ii.  Effective monitoring and enforcement of regulations is suggested to stop residential units
being converted into commercial units.
iii. ~ The MoWHS should review and update the National Housing Policy 2002.

4.10 Thimphu Thromde should enhance the sewerage treatment capacity

Given the huge increase in population density and building construction, the sewerage treatment
capacity of Thimphu Throm is gravely inadequate. Currently, estimates show that the operational
capacity stands at 50% of the required capacity. Moreover, the sewerage master plan is not approved
and is in its draft stage currently.

Therefore, it’s urged that Thimphu Thromde expedite approval of the sewerage master plan for
Thimphu Throm, not only considering the current situation but also bearing in mind the potential
growth of the city in the nearby future.

4.11  Issues with Construction of MLCP 1 and MLCP 2 should be properly addressed by
Thimphu Thromde

The two cases of MCLP construction was studied by the RAA as case studies and many lapses of
financial nature were noted. In this regard, the RAA recommends the following;

i The Thromde management should provide all missing documents or information while
submitting the Management Action Plan to RAA in order to validate the responses submitted.
In the event of failure to submit the necessary documents the findings regarding construction
of MLCP will be pursued as it is.

ii. The Liquidated damage and outstanding liabilities for delay should be levied and accordingly
reported in the Management Action Plan.

iii. The Thromde management should provide proper justifications or actions in Management
Action Plan with regard to Thromde’s minimal share from parking fees and other charges. If
regularization is required, it should be approved by competent authorities.

iv. The Thromde Management should institute proper inventory of parking slots.
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CHAPTER 5: CONCLUSION

Urban planning and development refers to how governments (local, regional and national) together
with stakeholders decide how to plan, finance and manage urban areas and involves a continuous
process of negotiation and contestation over allocation of resources. In the case of Thimphu Throm,
the primary document with regard to urban planning and development appears to be the Thimphu
Structure Plan 2002-2027 (revised 2004), implemented in 2001 and currently under implementation.

The RAA’s review revealed that inaction by principal agencies, responsible for implementing the
TSP, coupled by confusion over the institutional framework with regard to the TSP has resulted in
significant deviations from the actual intent of the plan. Although, TSP is the primary development
plan with regard to urban planning and development in Thimphu Throm, confusion over the legal
mandate and lack of seriousness on the part of the principal agencies, appears to have led to many of
its components either not implemented as intended or were regularized or authorized by the Ministry
or Thromde Tshogde on case-by-case basis. Regularization and authorization of individual cases have
led to these cases being used as precedent cases in order to regularize and authorize other cases.
Another major issue appears to be underrepresentation of stakeholders at the highest decision making
body of the Thimphu Thromde which could pose potential risk in terms of lesser attention accorded
to areas underrepresented or more attention accorded to areas properly represented. This audit also
noted growing concerns over the carrying capacity and sustainability of Thimphu Throm. Further, the
audit noted serious concerns with regard to the transportation system, sewerage system, slope
analysis and housing affordability in the capital city.

Based on the findings, the RAA has provided 11 recommendations aimed at not only mitigating
current issues with regard to the implementation of the TSP but also aimed at providing a clearer and
more transparent framework for urban planning and development activities in the country.
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Appendix -1
Land use techniques
‘Land acquisition’ is acquisition or expropriation of any land or property within the municipal boundaries
for the preparation of a local area plan. In doing so, all of the registered private lands are acquired by the
government and consolidated into one parcel and thereby, reconfigured in order to provide for basis

inﬁfatvtructures. and amenities. The government may Land Act 2007 (142)
provide substitute land or cash payment, or both as
compensation in return. After the completion of the plan, | “The Government may acquire a registered

the reconfigured plots are then sold back to the | land for public interests”.
residents, with preference given to residents with
commercial license. eg: Bajo town in Wangdue.

‘Land pooling’ is a planning technique to redefine
ownership of land in such a way that, the shape and
configuration of plots is more appropriate for urban | “In case of Thromde, land pooling or any such
structure and uses, and the size of all plots is reduced by | tools may be adopted to merge or consolidate
an agreed proportion to create sufficient public and | the plots”.

planned provision of roads, infrastructure, social
facilities, open space and reserve plots. The original
landowners are provided plots within the shaped area, which, “The thromde tshogde shall approve local area
although smaller in size, now have access to infrastructure | plan including land pooling schemes and any
and services. The contribution ratio of land pooling differs | other relevant planning techniques”.

among LAPs due to infrastructure requirements, available
government land and topography.

Land Act 2007 (112)

Local Government Act 2009, 61(f)

The Land Pooling Rules and Regulations (August 2009) describe the land pooling approach used as a key
means to minimize displacement and acquisition. Accordingly, land pooling is defined as a planning tool that
redefines ownership in such a way that: (i) The shape and configuration of plots are more appropriate for urban
structures and uses; and (ii) The size of all plots is reduced by an agreed proportion to create sufficient planned
provisions of roads, public infrastructure, social facilities, open space, and reserve plots

‘Guided land development’ technique is used for the pockets areas that are already developed where the
provision of infrastructure like access road to each plot is difficult. Accordingly few pockets within the LAPs are
included under GLD Scheme. The GLD would provide basic infrastructure such as secondary and access roads, as
well as footpaths, drainage and water, whereas the cost for the provision of infrastructure would be recovered through
betterment taxes (levies)



Precincts

Appendix- 2

Precincts coordinate land use with building density
and it regulates land use by controlling elements like
level of developmental activity, population density,
number of floors, plot coverage etc..

As per the TSP, each precinct protects a group of
human activities from interfering, or destructive
aspects of other human activities. The definition of
Precincts maintains an ecological balance between
nature’s order and an order of human activities.
Precincts classify environmental and ecological
sensitive areas, geological sensitive area, and culturally
sensitive area. The following precincts were defined in
the TSP.

Precinct plan shall mean a geographical
area designated in the approved Urban
Development Plan/Structure Plan for the
purpose of regulating land use within the
approved Municipal boundary.

Precincts sanctify various human activities,
separating non-conforming activities from
each other and integrating complimentary
activities.

Unlike a “Zoning Plan” which separates
land uses and isolates activities, precincts
brings compatible activities together in
manner which enriches the life of the city.

Precincts TSP 2002
1 UV-1 Urban Village Core HD residential
2 UV-2 (MD) Urban village | MD residential
Periphery
3 UvV-2 (LD) Urban village | LD residential
Periphery
4 | UV-3 Urban Village Enclave Bagos and unplanned settlements
5 TV traditional village Traditional villages
6 | UC Urban Core Trade and commerce
7 | UH Urban Hub Major entertainment, transport and shopping (north and south of
Thimphu)
8 | NN Neighborhood Nodes Convenience shopping, basic services and amenities for UVs
9 I Institutional Local, national and international institutions
10 | H Heritage precincts Scared activities and places of historical importance
11 | D Dzong Precinct National Icon
12 | G-1 National Open Green Space National sports complex, archery range, exhibition areas etc
13 | G-2 Green Space System Public assets like parks, gardens, recreation area
14 | E-1 Environmental Conservation Enhancement and protection of Thimphu’s fragile ecological legacy
15 | E-2 Forest Environment Natural forest ‘no development zone’
16 | E-3 Agricultural Environment Paddy lands, agricultural area, flood plains, farming activities
17 | E-4 Agricultural based | Very steep slopes, orchards, green houses, on-farm food processing
environments and research
18 | SSIC satellite service and industrial | Industrial, heavy maintenance, wholesaling & warehousing, National
centers Capital Region
19 | M Military Proposed at portals NCR
20 | R Royal uses Royal uses
21 | EN Endowment for Future Land whose use determination is differed to future generations
22 | CP Urban Corridor Precinct A corridor of land 44 m wide running through the city

Precinct Sanctions to be implemented within the local area and at individual plot level are clearly

illustrated in the Local Area Plans (LAPs)
Local Area Plans (under TSP)
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Some of the Local Area Plans were made right after the TSP was approved and implemented. It
appears Changzamtog LAP was the first LAP approved in 2001 & Land pooling technique was first
experimented, it was also an area where building activities preceded local area planning.

The LAPs are derived from the TSP and TSP has some non-negotiable elements and components
of land utilization that are supposed to stay in line with the TSP while preparation and
implementation of the LAPs. These non-negotiable elements and components include; sanctity of
forest areas, river and stream setbacks, steep slopes likely to erode, habitats of rare flora and
fauna, and other protected environmental areas. The TSP requires these be conserved in the
LAPs. Plus the ‘Urban Corridor’ right of way, access points on to the corridor side, service lanes
and other major roads are ‘givens’ in the LAPs."’

The LAP reconfigures plots within the area in a way that all plots have access to municipal
infrastructure and services. A LAP, on average, covers an area of 1 Km? with 150-400 landowners.
The TSP has 15 Urban Villages divided into 22 LAPs.

The aim was to develop each area into a dense, compact settlement connected to a Neighbor Node
(NN) where services like shops; markets, school, healthcare etc. are available at a walking distance,
with all NN linked via the transport corridor. Local Area Plans were prepared based on the
cadastral record/map to:

1. Accommodate potential population increase

2. Distribute population density in a sustainable way
3. Realization of an efficient public transit system

4. Appropriate patterning of infrastructure services

The following table depicts information on the 10 LAPs, as of 2017, identified for this audit.
As of 2017 stock taking for 10 LAPs

Urban Village LAP Area in Acres Plan status Remark
Babesa Babesa 588.30 (Including Approved by City Babesa Completed,
Serbithang) Committee in 2005 Serbithang LAP not yet
developed
Changbangdu Lower Changzamtok Approved by City On-going
(Chnagjiji) Committee in 2007
Upper Changzamtok Approved by City On-going
Committee in 2007
Middle Changzamtok Approved by City On-going
Committee in 2007
Core Area Core 240.7 Approved by CCM in Completed
2003
Hejo-Samteling Hejo-Samteling 504.6 Approved by City Unimplemented
Committee 2008
Langjophakha Approved by City Completed
Committee 2007
Lower Motithang Lower Motithang 251.4 No LAP No LAP but development
activities are happening
Upper Motithang Upper Motithang 241.9 No LAP No LAP but development
activities are happening
Changangkha Changangkha 366 No LAP No LAP but development

activities are happening

Source: Strategic Environmental Assessment of Thimphu Structure Plan 2018

19Chang Bangdu Local Area Plan 1.3.5
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National Capital Region (NCR)

The theme of developing the NCR arose from the idea that at some point in time the capacity of the
valley to accommodate more people will be exhausted. Therefore, the plan was to gradually move,
inappropriate activities and facilities, outside the city boundaries. The TSP identified many
facilities in the city that were not appropriate and would have functioned more effectively outside
the city. The following activities were highlighted in the TSP that could be moved to the NCR or
those requiring relocation in the near future.

Industries: eg. Sawmills, furniture and other woodwork shops

Auto city: Major workshops, body shops and auto parts wholesaling

Wholesale marketing and storage

Military bases and Police

Satellite towns/villages:

The Olympic city

Other important projects of TSP

The TSP proposed many ‘proposals for action’, which were required to make the whole plan
operational. These proposals include the development of Neighborhood Nodes, Urban Hubs, Open
spaces etc.. Extensive redevelopment of the Urban Core was another important proposal which
included pedestrianizing Norzin Lam, creating a Royal Boulevard along the present Doebum Lam,
developing the Chhubar Chhu into an administrative center linking the town with the Dzong,
riverfront developments, creating parks and footpaths, parking provisions, a Core Gateway, and a
108 steps up to the Memorial Chorten.

Other important proposals include the creation of Environmental Enhancement Zones, creation of a
National Open Space System, footpath system including stairways and footbridges in natural
environmental zones and open space system. The TSP further identified heritage sites that require
conservation, restoration, and improved access. Specific proposals were made to enhance the
Tashichho Dzong, the Memorial Chorten, Prayer Wheels, and heritage villages.
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Liquidated damages for MLCP 1 and MLCP 2

Appendix-3

Failure to Complete MLCP 1 after completion of due date : Sth November 2017

Liquidated damages Liquidated damages Amount (Ax | From 5/11/15 - Remarks 5th Nov 2017-30th
days (A) days (B) B) Till date June 2019
60 days Nu.1500 90,000.00 4/1/2018 | 60 days after date 602
completion
60 days Nu.2500 150,000.00 5/3/2018 | 120 days after date
completion
60 days Nu.4000 240,000.00 3/5/2018 | 180 days after date of
completion
Total (Amount Nu.) 480,000.00 602

* After 180 days after date for completion :Concess.

ionaire event of default (after 30 days’ notice the contract shall be terminated as per CA)

Failure to Complete MLCP 2 after completion of due date : 2nd July 2017

Liquidated damages Liquidated damages Amount (Ax | From 5/11/15 - Remarks 2nd July 2017-30th
days (A) days (B) B) Till date June 2019
60 days Nu.1000 60,000.00 4/1/2018 | 60 days after date 728
completion
60 days Nu.1500 90,000.00 5/3/2018 | 120 days after date
completion
60 days Nu.2500 150,000.00 3/5/2018 | 180 days after date of
completion
Total (Amount Nu.) 300,000.00 728

* After 180 days after date for completion :Concessionaire event of default (after 30 days’ notice the contract shall be terminated as per CA)

Calculation of loss of Revenue due to delays in completion of MLCP1 and MLCP 2 Appendix-4

SI. No. Location
1 MLCP 1
2 MLCP2

A B C=A*B D E
No. of KCR quoted Annual Per day Delayed
parkin rate concession fees concession days as at
g slots /annual/slot fees / 365 30th June
days 2019
350 12,345.67 4,320,984.50 11,838.31 602
220 12,345.67 2,716,047.40 7,441.23 728
7,037,031.90
65%=

D*E

Total Revenue loss

7,126,664.85

5,417,212.35
12,543,877.20

8,153,520.18

= First year after the commencement of MLCPs, 65% of revenue will be collected, and 3% will be added till 100% from the MLCP

revenue

Details on parking fees paid by contractors

Agency Location
Thimphu Norzin
Thromde Lam
On/Off
Street
Parking
Total
Thimphu South of
Thromde Thimphu
CFM
market,

No. of
Parking
slot on
09.04.2
018

244

769

1013

255

25

Current | Per Yearly
rate per day
month
1543.21 51.44 18,518.52
1028.8 34.29 12,345.60
1500 50 18,000.00
150 5 1800.00

Appendix-5

Monthly Fees Annual fees Contractor
(Amount) (Amount) /Execution
376,543.24 M/s KCR Pvt.
4,518,518.88 | Ltd
791,147.20
9,493,766.40
1,167,690.44 14,012,285.28
382,500.00 M/s Kuenchap,
4,590,000.00 | Enterprise Pvt.
3,750.00 Lid

45,000.00




along
main
shopping
&
excluding
CFM
parking

132

900

30.00

10,800.00

118,800.00

1,425,600.00

35

150

5.00

1,800.00

5,250.00

63,000.00

Total

447

510,300.00

6,123,600.00

| s8 |
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Annexure -1

Annexure -2

Annexure -3

Annexure -4

Combined responses to draft audit report with
RAA’s remarks

Response to draft audit report from DHS,
MoWHS

Response to draft audit report from Thrompon’s
Office, Thimphu Thromde

Response to draft audit report from Thimphu
Thromde



—
FU @:‘%’N’ﬁ:r%qz'qﬁﬂ
ROYAL AUDIT AUTHORITY
Bhutan Integrity House
Reporting on Econamy, Efficiency & Effectiveness in the use of Public Resources

RAA/PSAD/ (PA -UPD) 06/2019-20/ 24 December 2019

Hon’ble Secretary
Minstry of Works and Human Settlement
Thimphu

The Thrompon
Thimphu Thromde
Thimphu

Subject: Remarks on response to Draft Performance Audit Report on Urban Planning
and Development

Dashos,

The RAA had received responses from MoWHS and Thimphu Thromde vide letter no.
MoWHS/DHS/CDRD/adm/2019-2020/2375 dated 29 November 2019 and letter no.
TT/UPD/21/2019-20/3212 dated 12 December 2019 respectively on the Draft Performance
Audit Report on Urban Planning and Development issued on 21 October 2019. We also
received a response from Thrompon’s office vide letter no. 01/Thrompon/TT/2019-
2020/1989 dated 2 December 2019.

In this regard, the RAA would like to inform MoWHS and Thimphu Thromde of the

foﬂowing:

1. The responses received will be appended in the final report;

(8]

The RAA’s remarks on each response submitted by the MoWHS and Thimphu

Thromde are also included in the final report for clarity. (A copy of response is

attached for reference)

3. Wherever appropriate the RAA has changed the report content based on the
responses; and

4. Since there is no appropriate response provided for the findings on the ‘construction

of Multi-level car parking’, the RAA has included a new recommendation to follow

up on the issues in future.

‘Every individual must strive to be principled. And individuals in positions of responsibility must even strive harder.”
-His Majesty the King Figme Khesar Namgyel Wangchuck_
P.0O. Box: 191, Kawajangsa, Thimphu: Bhutan. Tel: 322111 / 322833, Fax: 323491
Website: www.bhutanaudit.gov.bt, Email: info@bhutanaudit.gov.bt

and tkezang@bhutanaudit.gov.bt




We take this opportunity to acknowledge the co-operation and support extended by the
officials of MoWHS and Thimphu Thromde for rendering necessary co-operation and

support during the audit.

Yours sincerely,

(Chimi Dorji)

Deputy Auditor General

Department of Performance and Commercial Audit

Copy to:

1. Hon’ble Auditor General, Royal Audit Authority, Thimphu;
2. Director, DHS, MoWHS, Thimphu

3. Executive Secretary, Thimphu Thormde, Thimphu

4. Office copy;

5. Guard file.

‘Every individual must strive to be principled. And individuals in positions of responsibility must even strive farder.”
-His Majesty the King Jigme Khesar Namgyel Wangchuck,
P.O. Box: 191, Kawajangsa, Thimphu: Bhutan. Tel: 322111 / 322833, Fax; 323491
Website: www.bhutanaudit.gov.bt, Email: info@bhutanaudit.gov.bt
and tkezang@bhutanaudit.gov.bt




‘Sutuued ueqin 03 Jurtureyrod sarorjod
pue sue[d Jo uoIRNULIO} ‘SONIANOR JO uoIsiATodns pue Juriojiuow

10§ 2]qIsuodsar St SHMOW “Z1T YSnoIyy 07 Uondds 19531 [d “+10T
JUSWPUAULY 29 600C OV DT 1od se aoueuIoAos ur 9[01 ou sey SHA\ON

"9INjeU Ul [BOIUYD) A[)SOW OIB YOIYM ‘SIoNEW

BOJIR UBQIN JO 90UBUIIAOS [[BIOAO oY} JOJ 9]qIsuodsal
SI SHMOIA PUE SJUSWUIIAOS [BOO] JO OOUBUIOAOT
[[e12A0 2y} 10} d[qisuodsar st yOHON “Odiourid ug

"SHON JO YO L 1jod’ Nveadn 1snf
jou ‘ANunod amud oy ur Juswdoaasp pue Suruue(d JUSWS[)IS UBWINY

‘sj0adse

Juowdo[oAdp ueqIn UO AISIUIA Y} IJIAPE pue opIng
0} sem se) 01J109ds oy} pue 10J09s UBQIN 0) PIeSal YHIm
*019 uones139[ ‘sowwerdold ‘suepd ‘sarorjod uo ndur

J10J 9[qisuodsar a1e SHON IU21IN0 oy} pue SHODN J[IYMISId 9Y [, | [810109S opIA0Id 0 Sem dPIWWOY) dY) JO J[0I PeoIq YL 9
‘Suruuerd 03 JueAS[aI SATOUASE WO
SOLIB)OIOIS JUSWIUIOAO0S o) AqQ PAIMIIISUOI S9PIWWOD
(PaYoENY) YOL PISIAL YIIM (SIUSWD[NAS €SI (0T Ul paImnsuod ‘(SHOON) JUUWd[Nes
uBwWNY JOJ 90)IWWO0)) [euoneN) SHON St POImIIsuoddr MON uewny J0J 90PIWIWOY) JAIIL}NSUO)) [BUOHEN O I,
‘JuowrellIed oy) £q pIsIopuo jou [[13S
quowrerjred | 10z uemnyg jo [[1q Suruued [enedg oy yym ‘Appuarmo
Ul UOIRIdQI[OP PUB UOISSILIQNS JAY}INJ J0J JoUIqe)) U} 0} PApIuqgns sI i Sumuueld ueqin opmng 0 30y 21J199ds ou SI 219y I,
"N VI ‘spung
ojewlI[) “BIpU] JO JUSWIUIOAOD) dY) yons doueulj osfe s1ouyred 10y30
Juemyg Jo JUOWUIdAOL) [BA0Y Y} 1O JUSWERI[IR] I S| (Juowrerfred) siooueur 1opup ;| om3iq
"dSN ‘DION ‘VAOIN ‘AVOIA ‘POA[OAUI OS[E QB SIIOUAFE JOY)0 1Iosu] "SO10UAZ Y JUSWIUIOAOL)/SIONeW A01]0d Jopu() | 2InJ1g
‘sued [enedg 01 sue[q ueqin) aSuey) ‘Sutuueld ueqin/sueld juowdo[oad(q ueqin) 1 9[qeL S
‘oyradosddy 1aa2.10ym p10day ppny “JTBJ 9 JOU ABW JUSWIQJEIS SIY) ‘QI0JOIOY ], "O0UQIQJAI JOJ J[qe[IBAR
[ouiy ayy fo juayuod ayg up SaSuvyd apvu SO[IJ [[13S 9Je Q1A ‘JOAIMOH SO[1J U3 JOrI) 0} J[NOLJIP 31 SOYBW JI PUL
sSvy Yy Y 2y} ‘sasuodsaa 412y} uo pasvg SHA 2y} y3m a10w ou dre oym 3odfoxd gS 1, ays ypim Sureap s[eronjo
JUQIQIJIP 9IOM QIOY) ‘SOPISOg "SO1ouade JOU)0 IM 9Sed d} 9q A6l 31
“apulody] | Se S2I0]S Ul (SIBAA G UBY) dIOW) SI[IJ OU} FULIOIS pue JuIso[o Jo 2onoed pUE ‘O[qE[IBAE SPI0OJI OU 0IOM 9IOY)} dSNBIdq
nydwy | u1 juawdojanap pun Sutuuvjd B ST 210U} “‘Sop1sag "pazmi3Ip st dS.I 01 Sururerrod soouapuodsarrod | pajrpne 9q j0u PInod Juawmndop JSI A Jo judwdooadp
unqn uo yioda. yipnv 2ouvuriofiad PUE SJUSWNOOP Y} JO QUON] "SIBAA ()] Uey) 210w A[[e1oadsa ‘safy pue Suruuerd ayy 03 Sururelsad syuowmoop YL (q
Yvap 243 uO SYADWIL PUD SJUIUIUIOD P10 uasaid 03 3noyJIp 31 sayew 3urdody p10931 Jo wsAS Juasaxd oy, "SUOTJBIIWIT JIPNY /"] T
[m12p papiaoad poy SHAOW ‘SHA “JUSWNOOP 21U JY) Ul ue[q 2rmonng nyduwiy ], 03 95uey) ‘ue[d [ermyonng nydury |, 1
0N
SJBWAL S, VVY SHAAOJA Wo.Jj SYIBWIY Pue S)UWwo)) ssurpury j10day npny | -3deq

VVY WOoIj SYIewd YIM SHAAOJA WOIJ PIAIIIAL dsuodsay




poday pury oy
oju1 pa10di0dul uaaq svy asuodsat ay |

(JAD.L) Suneajy uoneuIpIO0 ) SPWOIY ], “@0U2I0JU0d SHMOJA [BnUUER
Jo 18y} Surpnjour swnioj Auew uo passnosip sem ssaooid Suruueld oy ],

Kj1e[d spasu
ue[J JUSWS[PAS UBWNY Jo uoneiedald 10y 2Inpadold T

uonvII1124

1pny 40§ 2)quwan apvut Jou 24oM 110do4
[onuup puv Ajavad-fipy ‘spunf fo samnis
‘ssas3o4d fo smymps ‘spro0daa d1poriag

“Wed) IPNY Y} 0} PAPIWANS dIoM (SINUI) WeIS0IJ SSOUIIBMY

pue (sojnurr) SUNOIA] UOLIBUIPIO0 ) SPWOIY ], oY) ‘siroday] [enuue
-1g 9y} se yons 3unzodas pue Surrojiuow 10J ooe[d Ul sey Ansiun oy}
1By} MI1AY Judwdo[oad( pue douerjdwo) ay3 woly 1rede s[00) 1010

“UOTJBOILIOA

JIpNe I0J J[qE[IBAL JOU JIOM SIUAWNIOP ISAY [,

« S210UD3D JUDAD].L 42O

puv juduidojadap unqin 10f 2]qisuodsaa Lystuipy ay;

03 140da.1 412130 Auv Y1M 3uop spiodad jpnuup puv (1ol
-Jipy Jo Adod v j1uqns Jpys sapuwioy ] 3vyy3uoz(,, 'q

. ‘uvyd ayy u1 pauivyu0od

§21714110D 10 2p30YS | apwioay ] ayj Aq paao.sddp

spunf Jo snypis ayj Sv Jjom S» y10m Jo Ssa.430.4d Jo snipys
ayy uo Jjuoudojanap uvqg.an 10f 2]qisuodsaa LSy 2yJ

pwosyJ 0] pup ap30YyS.| apuiody ] ayj 0} siioda.r d1poriad j1ugns,,
PADMO] P2]O2AIP SDM UOYDALIISGO 0V DT | 03 uodwio.y ] o) SA1INbAI 10y JUSWUIIAOL) [0 Y, ‘B
Y 20uU1S JUPAI]24 Jou S1 asuodsa. ayf | oy) 19d se S0y oY) £q Sunaodar 9y} UO JBULIOJ PUR JIOMIUWIRI] € ST I [, UOIJBUIPIOOD Aoud3e Joju] SulyoeT ‘1 idl
‘210da4 243
ojul pan1odiodur uaaq svy asuodsat ay |
‘SWINIOJ SNOLIBA Ul UIeSe pue duwl) PIsIel sem SUOISIOdp
‘210d2Yy] [puny ayy [eo1uyd9) Suryew IPSOYS) dPWOIY} INOe ANSSI SIY} ‘“ATenuod ay) uQ
u1 Ap1xv] wouf sapovnbapvui 0y pasunyd 18D “ropwoay ],
u2aq svy dsojourutid) ayj paaLso Sy 10U PIP SO10USFE PIAUIIOUO0D ) Jey) sArdwur AJIxXe[ WiId) oY) JO Asn Ay J, nyduwiy [, pue SHAOIN Jo 1ed uo Ayrxe| o3 anp* |
"aINjeu Ul [BOIUY09) AJ)sowr
‘Suruued ueqin 03 Surureirad sarorjod QTR YOIYM ‘SIO)BW BAIR URQIN JO QOUBUIOAOS [[BIOAO
pue sue[d Jo uoreNULIO} ‘SANIANIE JO uoIsiAtadns pue Juriojiuow oy 10§ 9[qIsuodsar st HA O PUB SJUSWIUIIAOS [BI0]
“A)Su1p.1000p 10§ 9[qrsuodsal ST SHMOIN "Z1¢Z YSnoIy) (g uonoss 1921 [d '+10T JO 90UBUIOAOS [[BIDAO ) 10J 9[qIsuodsar ST VOHON
Pa1v.10d10oul U22q 2any s23uNY) | JUIWPUIWY 2 600 10V DT 1od st d0ueuIoA03 Ul o[01 ou sey SHAON SI0MIWEI,] [euonmnsu] "¢ 01
"UoI)eU AU JY) 10} “*"Se yons
paseaydar 0q 03 aARY AeW SUOIIBAIOSQO AU} QI0JAISY [, "OATJRIIUL [ONS
QUO ST QOURI[ISAY djewWI])) J0J WeIdord o1393ens ay |, ‘ssooold Suruued
o ur Jusuodwod JUII[ISAT dJeWI[O JO UOIeI0dIOoUl Ay} pAjenIul OS[e
seq Juowredo( oY) moN pardope usaq uoaq aaey soydeordde Suruuerd “JUSI[HIAS JUDIISAI djewll]d 10J werdord
MU IOYM SIATIBIIIUL QWOS Ik sue] Judwdo[oaa(q A9[[e A OIed o1391e1s pue qny [euoI3ay we[duedN pue Sunjuey
“A)Su1p.1020p pue ue[J IASeN K[[eA Sueypuung ‘sue[d qnH [BUOISoY we[SueSN 103 suerd juowaas Jo uoneredard pareniur SHJ (q
pava0diodul usaq aany sasuny) | pue JunjFuey suejd suSWIPS urwNY 9 0) 9s0[d paredaid sey SHA "SJUSWIDAJIYIY JAINSO( ] Med 6
810 uone[n3ay Sulpjing uenyg o) AUy 810 so[ny Suip[ing ueinyg L




poday (puy ayp
opu1 pan10di0dul uaaq svy asuodsa. ay [

"90IN0S
Jodoad yym pajeprjea oq 03 sey £310 oy ul S1o3Iom USI910] JO "OU Y],

0M] JSB[ 9} UI PaseaIoul A[oYI] ISOW JI pue ‘suosiod
THL 9 JO SS9xX9 ur :dS [ oy} ur pajoafoid suosiod 608201
03 paredwod suosiad [5G4 11 Jo uonemdod e pey

nydwiy [ “€1L10T JO SV "608°L01 sem ‘uay) pajoafoxd
‘parepowrtiodde oq ued jey uonendod [8103 oy,

'S¢

yoday pui,y ayy
opu1 papaodiodur uaaq svy asuodsas ay |

Surjoysyuanyq
‘LSD 18 183K A19A9 s10303dsur Suip[ingq pue siouuefd
ueqIn ‘s}o9)IyoIe ‘SIUISUS [edIoTunuI 10§ 9SIN0D IYSALAY ‘9
"POAIO2I UM pue sk s[esodoid Juowdo[oAdp JO MITADY G
‘paxmbax
UOUM PUE SB SJUSWUIdA0S [800] oy} 0} Surddojsyoeq [eouyod], 4
‘€107 S IqUIddI(T UO P[oY SUNOIA UOTIBRUIPIOO))
JpwoIy [, pI¢ 9y} Jo uonnjosal e se pajeniur poddng
[eOIUyod ], pUE UOLBUIPIO0)) ‘SULIOIUOIA] 10f SHAOIN U3
0} sanIAnoY Juawdojora(] pue Suruueld ueqin jo Suniodoy ¢
ue[d 180K OAL] Y3 UI
sarouage jueAgjal pue s3eyy3uoz (g ur weidoid ssousremy g
S3unodW UONEBUIPIOOd JPWOI} /,  °]
:Suimoroy
9} JNO PILLIED SIPUWIOIY) JO SONIAT)OE JO UOISIAIOANS [BOIUy99) pue
Suriojiuow Jo 9jepuewl si1 1od St JUSW[POS uewiny Jo jusuntedoq oy,

wo)sAs Surioyiuowr pue Juntodar yeap

L1

yo0day put,y ayy
opu1 parp10dioour usaq svy asuodsai oy

“MOTADI
juowdo[oAdp pue douer[dwos se ind 9q p[noys UOIIEPUITOII

jipne oy ur sypne Juruued pue smaradl juowdoaAdp pue

douerdwod 9jeredas ey 03 Juowaanbal Ay *£102-910Z SAV'T Foyl0
o1y} pue €10Z-210Z Ut Jv1 nydudiSun- 10} sma1Adl juowrdo[oAdp
pue douerjdwo) pa1onpuod ANSIUIW Y[, "SHPNY SUIUUB[J SB SMIIADY
yuawdo[oAd( pue douel[dwo) SIOPISUOD ANSIUIA Y ‘A[[BOIUYOI ],

ouop jou opwoay [, nydwiy ] jo sppne Suruue]J

L1

paroN

“JUSUIS[YIOS UBWUNY O} O} JUBA[QI
aIe Jey]) SAIOUASe JUSIAJJIP AQ SJUSWNOOP ) [[€ JO UOTI[0D € ST
JUOWID[)IAS UBWINY 0) JUBAS[QI SJUSWINOOP JUBAJ[I JO wnipuddwiod Y [,

sjuawnoop Aorjod pue uone[si3o] Auew 00 ],

Sl

"0AOQE

ponrwuqns se surserydor oxmbar uonoos siy) 9q AN "SUONOR AIBSSI00U
pue uoneyuowd[dwr 103 SOPWOIY ], Y} [[B 03 PAJR[NOIIO d1oM DL oY)
JO uonnjosa1 oy} pue £ 107 ‘¢1-€1 ATeniqdq ur Supasjn UOHBUIPIOO))
opwoIy [, yig oy} Surmp uonnjosal e se paydope sem 31" 1D

je Suturen s1030adsuy Surp[ing pue s309)1ydIe ‘siouue[d ueqin pue




Girqopoffo Suisnoy SuyySiysry
SpADMO] PapUaIU1 SDM UOIIDAIISGO 1]
‘Sungoout J1X5 ay) Surinp passnosip Sy

'sanss| Jursnoy 0}
pasueyd 9q pInod apn Ay} ‘10adse Ariqeplolye oy isnf jou pue ‘sanssi
Sursnoy] AJ)sowr SasSAAPPE JUAWSIS ASAY} JOPUN SHUSWOD I} JUIS

uonuaye [eroads saxmbar ansst A1iqepiojye Suisnoy

'S¢

pasvaydad uaaq SvY UOYPPPUIM IO
2y Sutgoaul 112 213 ul PaSSNISIP Sy

*9)o[op aseayd passnosIp sy

"AI8SS900U A[OUINUIS 9I0M SUOIIRIAD OSAY) JOYIOYM
USI[qEISO 0} SUOIIBIAQP IS} JO MAIAAI doueI[dwod

oA1suoyaIdwos € 3onpuod SHMON ‘SHA YL I

¥S

p10dayy ppu1,g ay3 opul paypiodioour
u22q svy asuodsaa s, Lyysiuru 2y

Sunaau
J1X2 2y) U1 passnosip s» pasvayda
u22q sny 21dog uoyva1asqo ayJ

‘sjeored
pue[ POJe[OSI PUE UOIB[OSI Ul JNO PILLIED JOU 918 UONBUSISIP S)OUIdal

*910)) UBQI() SB Yons jouroard Aysudp ysiy ur sadoys 10dooys A[ojeropowr

10y o1qeorjdde st owreg Juswdo[oadp Aysuop Y31y J0j pareusisop

j0u SI 1 s1oj1oweted SUIPLLIAO JOUIO JO 9sneddq pue 2dofs 19[90juasd
1M SBAIE JO SOOUB)SUI 9q JYSIW 910y} ‘4F oy} Se yons Jourodrd
K)ISuap mo[ & UIYII A\ "Ue[J 21nyonng oY) ut jouroard Suneusisop

Jo awn 2y Je 1ojowreted oy Jo ouo i odo[S 9100 UBGIN IO JAJUID

o) WIOJJ QAOUWI OM SB SOSBAIIOP JUAWAO[2AIP JO 9[BOS PuR AJISUIP AL
-uoneredard ueyd yo owry oy} je pako[dop SI [opow J09suel) [RIOUAS U]

‘[9A9T UB[d 2IMONNS
10} oyenbape s1 eiep yong ‘ue[q aImonng jo uoneredord Suumnp

pasn are (SUIUINSUOD dWI} SSI pue 1930INb e Yorym) saSewr 9)[[ojes
wolj pajeroudsd ejep ‘Aaans [eorydeiSodo; se yons eyep payrelop Jo
A)I[Iqe[TRABUN PUE S)UTRIISUOD 90INOSAI 0] ANP SOWN) B AUBW ‘dI0JOIdY ],
‘suerd eaxe [eoo[ Jo uoneredard ysnory) pojuswarduwir SI pue JUSWNIOP
o139)e1S B SI UB[J 2In30onng ‘3unedw oy SuLmp papnuqns sy

"1x9) Surmoj[oy ur paxydes oq ueo saroenbapeur oy | ‘SIsA[euy
odo1S dS.L 10 ‘dS.L ur siskreuy adojg isnf se paserydor oq Aejq

"918IN09E Jou SIsATeuy 2do[s dS.IL 0T €

K34

paroN

*9)a[op aseafd passnosIp sy

"seare osay) Pa1dnooo esaqeq ul v LNV Y} pue
‘nydusySunT ur Aury ueinyg [eAoy oy} ‘Soywrez3uey))
ur 00104 uenyg [eA0y oy) ‘Surjoyoudyosd

ul prenn) Apogq [BAOY o3 ‘dS.L oy 1od sy

9¢

P21ON

"Pareo0]aI 9q
03 s1 Sojwez3uey)) Je [[IuMeS U} USAH ‘JNO PILLIED JOU [[I}S "POJeIO[ol
0q 0} SI NYYOLQNYD PUL UMO) 9100 oY} UI SUOHE)S [onf oy} ST 1od sy

'SUO1BO0|
ojerrdoaddeur e suone)s [ong pue S[[IUMES ‘S|O0YOS 1

c¢

"610T JO & K310 2} UT SII0M
uSr103 snid 000G Yl Surpniout Jou SI SIY [ ‘SIedk




ridosddy 12a2.19ym 110daYy) ppny (putg
Y] o1u1 SYADWIL PUD SPUIWIOD Y] pagni0odiodul sny VY Y]

opuoay ] nyduy | ut juswidojaaap
puv Suruuv)d uvqin uo p10da.a jipny 2ouvutiofiad yfvap
Y} U0 SYIDWIL pUD SpUIUI0D S1Y papiaosd sny uodwoay] oysvq

(@) (9) (&) 19 uonoog ‘Y 1AdEYD
¢ ‘11 uonoag ‘g 1ardey)

“(#102)
6007 19V JUSWUISAOL) 00T Y} WOIJ Sasne[do Surmo[[oy oy} uo paseq paaroidde usaq sey 910z YDA Y.L

‘uenyg Jo wop3ury Jy} Jo UoMIISu0))

oY) YIIM OUI[ UI }OY UONOJ[H oY} Aq POUISAOS 1OV JUIWUIIAOL) (800 o) Jod se orjqnd [e1oud3 oy Aq
P3990  saanejuasardar sajdoad oy Jo Sursudwos opFoys | apwory ], oY) Aq pasoidde pue pajeroqrop sem
9107 ¥Dd YL Iuswadeur|y pwoly [, oy} Aq paroxdde jou sem 910z YDA Y} 18y} AJLIR[O 03 OYI] p[nom
om ‘ apwoay ], nydury ], oy) £q APjos pasoadde pue pasedaad sem YD, € 1°€ ISNE[I 0} PIM IOAIMOH

“wed) ypne ay)

Aq pap1A01d SUOIIEPUIWILIOIAT J[qRASIYOR PUB dNSI[RAI M 110dax da1sudyardwod yons yjm dn Surwoos pue
ypne oY) Sune(dwoo A[[nyssooons ur s[ero1jo upny Yl Aq ur jnd s110§J0 dU) puSWILIOd 03 I P[NoMm | ‘A[ISII]
‘woay |, nydury ], ur juswdo[orap

pue Suuue[ ueqin uo 1odoy 1PNy 0ULBWLIONI], ) U0 }10dal eI Y} 0 OUIJAI SBY SIY I,

SyIeway Npny

uodwoay ], oyse( Woay SHILUIY PUe SHUIWUWO)

YJO S uodwoay ], WoaJ PIAIIAI dsuodsay

‘210d2}] [puty ay3 ul papo2ffv uaaq

sy sasuvyo appridoaddp passnosip Sy -are Koy Aem o) e s3uly) Aym 0y se papraoid sem o[euonel 1oye ‘dS.L oy Sunuswopdur 10§ 9[qisuodsar ‘sarousge

‘sorouoFe [edrourid oy Jo 1red 9U) UO SSIUSNOLIIS JO YIE|
pue 9jepuew [e39] oY} IOA0 UOISNJuod ‘woay | nydury,
ur juowdo[oadp pue uruue[d ueqin o3 predar yym ueyd
juowdojoaap Arewrid oy St S, ‘ySnoyyy -uerd oy jo
JUQIUI [ENIOL OU) WOIJ SUOHBIAOD JUBIIUSIS Ul POY[NSAI

seyq dS.L oy} 03 predar yjm
SIoMouIeI) [BUONMIISUL O} JOAO UOISNJU0d Aq Pa[dnod

‘pagop | ysiey 00} Swods 110do1 Yy Ul pojerSuUOWP Se SOISO[OUIULId) JO dSn Y |, Tedrourid Aq wondBuI 1B} PO[BIAII MITAJI S, VYV YL ‘96

‘sanss1 Quigoproffv suisnoy
Suissaapp 10f uonynjos ayy s» Uy}
2q jou pynoys pun sanssi AQ1qopLoffo
Suisnoy ayy SuiSSaAppy SpAPMo}
$210U28D 2y} JSISSD 03 PIPUIIUL D
SUOYDPUIMUL0DD.1 DY) “ADYJAN,] "SINSS]




sSdV1 Y [1e 1sowfe dojoAdp 01 pageuew

om ‘s[[ejiIoys osay) [[e 9ydso 1odxHg S[D pue ISIS0[0100S 0YIIY
adeospue “10ugIso( ueqin ‘Jouue[d Hodsuer] 1] sjeuorssojoid oary
J0U Op 9M ‘AePO) UAH "UOISIAI( Suluue]d Ueqin) Y} Ul UONLIIE JO el
Y31y £q pareaei3se oy sem wopqold siyy, -oseyd uonejuswoydur
ue[d BAIY [8907] ) SULIND SISOUISUF [IAID) PUB SIONYITY

Kq Apsowr pageuew a1om pue siouue]d ueqin paurer A[jeuoissojord
PaddR] OpWOIY I, 9y} ey} moys Ised ) JO SPIOOAT 20INOSAY UBWINY

oy ], 'sIouue[d ueqln) 91| s[euolssajoid Jo or[ st yons sjurensuod Auew
o)1dsop Juawdo[oAdp 2INjoNISLIul JNO PILLIBI PUR Jueq PIOA %
jueq juowdo[oAd( URISY ) WOIJ PUNJ B PAINJIS PUE SIOUMO PIJIQJJe
o) AQ pousSIs JuowAIIY JT %00 193 01 paSeuewll OS[e dA\ "191FBaIOY)
osn ojur jnd pue paje[nuLIo} Sem 00T SO[Y Surjood pueT oyl

‘6007 19V DT Jo juaunoeud ay3 uodn AuQ Juowdo[oAdp amjonrsejur
oy Joj paxmbai puel oy SuLimboe Ul paiMoul dABY PINOM OSIMIIYIO
[OIYA JUNOWE [eNUBISqNS B JUSWIUIOAOS O} PIALS PUB SOIOB 9fQ |

JO BAJE (8101 9U) WOJJ SOIOB ()97 UBY) d10uW [00d 0} paSeurw oM ‘QWAYOS
d'T STy YySnody I, "9sed oy) MAIPYIM PUE JJB[ SWAYDS 9Y) POOISIOpUN
A1adoid syueurejdwos a3 jo Lyuofew e ‘4no)) 9y} 03 S[BIOJO OPWOIY |,
300} USAD pue dWwAYds Ay} yim Addey jou axom sroumo Arodoxd ayp

Jo owos y3noyyy ‘uonisiboy pue oy} JOAO WIS T JO SIJOUdq
oy) puejsiopun 0} opew pue sioumo Kyodoid oy o3 [rejop ur paurejdxo
pue UMOYS 2Jom uonIsiboy pueT oyl pue SWAYIS JT oY} Udamioq
sisATeue oAneredwo)) ‘[[om se syuapisal oy g sioumo Ayxadord
P1093Je A3 3sn[Jou JUIAUOD 0} 1J0JJO BIIX UB Y00} UOHEIIUNWWO))
JO ANSIUIA O[IYMISIO 9} JO S[BIOIJO OU) Y3IM UONBIOQR][0D Ul S[RIOILJO
dpwoIy T, '/ 70Z-200T ueld 2monng nyduwrny 1, o) Sunuowordur

Jo owm ay) je 110ddns [839] Aue 9ARY JOU PIP YOIYM ‘QUAYDS SJUOWIIAJIYOY
“A}Suip.102ov paw.aodioour uaaq aavy sasuvy?)) | Suijood pueT jo uonesrjdde st syuswoadryoe aanisod Jofew ay) Jo suQ oANISo{ :] Med 6
“ON
SYADWA S, Y JUIWMISDUD Y IPUIOAY ] WO4,] STUIWIO)) sSutpur,y ppny | a3ng

VPV Y woif syivua yiim apwoay ] nydwy] wodf paa1adas asuodsayy




1oUIqed pue Jo)stuIw dwitid Jy JO JISIA AU SULINP JAUIGED ) JO
reaoxdde 303 [esodoid ayy Ajreur ‘pajerdwos Funes pue uor}ONISUOI
Iopun s3urpmg Auewr a1am 219y se [esodoid oy Jo uonejuowdrdwr ay)
)M peaye juom dpwoly) pue swrn uo jeaoxdde ayy opraoid jou pnod
uay) Ansiuru oy J, o133e 3y} Jo 29e[d Ul BIIXI JOO[J SUO MO][[B PUB J[nI
omge ay) yim Keme op 03 Ansturwr oy o3 pasodoxd opSoysy opwioay |,
‘Burping 9y Jo A1neaq ayj sjrods pue ppo SY0O[ Surping AI9AS Ul 13y
"00JAIOS JOUIOISNO PUB KIJAI[OP IOIAIOS UO UONIRJSIILS

passaidxa pue w00 mou dAey jdoa s3urfeap orjqnd uo pauren arom
S, [ouuos1ad ysop JU0IJ pue PIONPONUL SeM UOIIIIS 9IIAIOS JOW0ISN))

"AB[op INOY)IM SIIIAIIS
[reae 03 orjqnd Surje)nioey ‘uoneoo] Juasald Jy) Ul JooI duo Jopun
SUOI}09S PUE SUOISIAIP JUSIQJJIP O} [[€ YIN0Iq Judwddeuru dPWoIy .

:sanseawr Juimor[oy pjuswa[dul
pue pajenIur 9pSoys} OpWOoIY I, 9y} JO douepIng Jy) Jopun JudowdeuLl
OpWOIY) AU} ‘SIANSSI QAOQER AU} JO [[B PULB AUBUI SSIIPPE 0} JOPIO U]

"AIOAT[OP 901AIOS JU} Y}IM paljspesun pue

Addeyun a1om ojdood Auew guedwer sem wisnLIOAe] pue uondniio))
"S[e1o1Jo dy) Jundouw ut AJnoyyIp 51q pey

ojdood pue Suo1EO0] JUSIIJIP JNOJ ST} Ul POIDNEIS AIdIM SIOIJJO A1)
"K[OAT}I001J0

JJ0 o3yey jou pip sweirdoid pue sueld oy3 Jo uoneyuswo[dw pue S[eIdJO
uone10diod A10 oY) Ul dUIPUOD JIY) ISO[ Jsouwr|e daey [dodg
‘suoneoo] poo3 ur pased syord 1oy

103 PINOd UON}OIUUO JABY OYM ISOY) PUEB PIEO0[dI 91oMm sjo[d 9)eALl]
“PI[[ONUOD 10U dIOM

sonre oy Jo W31ay oy ‘Ajrodoid pajuowordwur jou sem Oz [y MY
"osn pue|

pue sjourdaid ayj Jo Surdueyd se yons paLmado Apeaife pey sasueyd
9]qelIsopun AUl PUB 9AN}OJYJO JOU Sem ST oy} Jo uoneyudwdrdwr oy
:00UBUIOA0S A310 OU} 1M UIOOUOD JO SISNED 9q 0) PUNO) 01oM

Su1MO[[0J AU} ‘] [T UT SWED JSI1J JUSWUIIAOST [BO0] PAJOJD I} USYA




‘punof asuodsas on/

0} JIuqns pue opwoIy |, Seyy3uoz( 9y Jo 10adsar ur sanuiond pue
sueyd eo1e [B0O] SjR[AULIO} [[BYS UONBNSIUIUPY dPWOIY ] Oy ], ‘SOJe)s 1
“ayuny ,sanbruyoa) Suruue(d JurAs[al 1310 AUk pue sswayods Surjood

pue[ Surpnjour ueld eo1e [eoo] aaoidde, pue Juswdojorsp ueqin

10y aqisuodsar AnSIuIj ) Aq [eaoidde 1101y puowiIodal pue seare
opwoy [, urgym sueld osn pue] Surpnjour suejd amjonys jo uoneredord
N0 A11e9, ‘[[eys opSoys ] opwoy [, oy} ey} sapraold os[e 10y DT Ay,

. sopwioay I, ayp ut syrpne Suruued yno A1reo

pue ‘sopwoy [, oy} jo ueld osn puey Surpnjour suejd axmjonns saoidde
‘spaepue)s pue ‘sour[opms ‘sororjod ueqin [BUONJBU 9)B[NULIOY [[BYS
wawdo[2A9p ueqIn 10§ 9[qIsuodsar AnSIUIA Ay ], 1By} PUB  SOPWOL] ],
JO sonIAnoe Jo SuLiojiuow pue uorsiazadns [BOIUYD) JNO ALIRD [[BYS
wawdo[aAap ueqin 10y a[qisuodsar Ansiury oy 1, Suness juowrdo[oaap
pue Suruueld ueqin Jo SULId) Ul SHA\OJA Y} PUB SIPUIOIY ] U29M]9q
UONRUIPIO0I 10J suoIsiAoid sap1aoid (3107 papuswie) 600 10V DT YL

SI0M QWel] [euonmusu|
1I'e'll

1

"SONSSI UOIJBUIPIOOD PIOAE PUE dINJONI)SBIJUL
peo oy} oaoxdwir 03 ‘110z An[ Ul Speoy Jo juswredo(] WOl J9A0
uoye) Sem AI1epunoq A310 QY3 UIYIIM 9OUBUIIUIRW PUB UOHONISUOD PLOY

‘s3umis

op3oys |, Auew y3noay) paA[0sAI 1M 007 YD JO JUSWIIOJUD

pue sInoqy3Iau }sFUOUIR JUSUIYOROIOU pue sanssi Juruue|d ‘suoneradp
uo paseq sjeaordde uononnsuod Jurp[ing o3 pajefar sansst Jurpuad pjO

“SO[NI JUSWISEQ pue
sagueyo yoeqas ‘syysroy urp[ing ur soueyd maj 10J 3dooxa (sdv)
suejd ea1e [eo0[ oy Jo uonejudwodwI Ul A[[eO1ISI[OY POMO][[0] SeMm JS.L

"600¢ Jo sueyd
KI9A0001 10)SESIP [EUOIIRU U0 SUNOIW € J0J AISIUIW oY} 0} SIO)SIUI




1SOW pue POZIWIUI 9]0 S, 90RO SHODN Y} ‘S180£ Y3 10AQ

"sIoquiawt op3oys [ pue uodwoiy [ 2y}

P3990 woay [, nydwiy ], ur ,uonensi3al [1AID JIoY) YIM SIUIPISAL, Y]
AJuo ‘sa8ueyd oy 1YY " woiy |, nyduiry ], Jo (1834 9ANNIISUOI G URY)
Q10U 10} WOIY ], 9} Ul PIAI] OUYM 9SOU}) SJUIPISAI A} Aq Pajo[d d1om
sIoquiow 9p30YS [, 9pWOIY |, Y} pUe JUSWUIdA0S 9y} Aq pajurodde sem
uodwoay [, oy AJ[eniul ‘jey) sem ofueyd Jolew 1oypouy "Ansiurp juared
o ST SHAMOIN ‘s1opewt Juswdojorop pue Suruue(d ueqin 0} oweod

11 USUM PUE ‘SOIPOQ JUSWIUIIAO0S [BI0] J9Y30 pue dpwoy ], nyduwiy ],

Jo Ansturur yuared oy ST VOHON 600T 10V DT W 104V 'SHMOW

031 pagueyo DIOJAl pue dpwody I, nydwry [, 03 pasueyd DD L, oy} Iaje]
"UONBIIUNWIWOY) JO ANSIUTIA Y} Jopun sem JS.[ 91 Sunuawo]duwl

J1oj oqisuodsar AouaSe oy ‘2007 WV SPWOIY [, Y} 2100

"dS.L ay3 Sunpuowd[dwr 10J 9[qisuodsal saroudde

1y31s10A0 pue Aoudde [edrorunui 9y} JO JIOMIWERI} [BUOHNIIISUL UI
o3ueyo oy) 03 onp padIowd AJONI] sonssI 9say ], ‘uenyg ut judwdoorop
pue Suruue[d ueqin 10J uoIEN)IS SWES AU} SAILIIPUI OS[E ST YIIYM JS.L
oty Sunejdwios ur paajoaur sarousde [edrourid oy Jo seniiqrsuodsar
pue so[0I 9y} J9A0 pajdnid sjuawoaIdesIp AJLe[o Jo yoe[ oq 03 sieadde
2191} “AJ3UDIINY) "OOUI)ISIXD 0JUT JWED JOY JUSWIUIOAOL) [BI0T J} Joje
padolaAap ey} QU0 JY) WOIJ JUAIJJIP Sem SIBIA IoI[1ed o ul ue[d oy
POUISAO0S JBY) JIOMOWEI] [BUONMITISUL 9} S, 03 PIESaI IIM ‘IOAOMOH

eI
ueqan jo swd) ur Ayuoyine suraoxdde oy oq 03 ‘yuswdoorsp ueqin 10y
o[qisuodsar AnNSIUIpy ) saiels A[1earo 3] -oenbope eadde juowdojorap

pue Suruueld ueqin Jo suI) Ul JJomowel) SUIYOIeIdA0 Y],

cleaordde 10y apSoys ], spwiony ],




‘Anunod oy Jo syed
1oyzo ut suepd juswdojoasp pue uruued ueqin Junuowddwr orym
J19s11 1eadar 03 103035 JuowdoaAap pue Suruueld ueqin oYy £q pooe)

sanssi proae A[[enuajod pnoos yorym 10y Sutuueld e Jo juowainbar
oY} ST UOTJUS}IE SJBIPAWWI 2IINDAI JBY) ONSSI ISYJOUY "TWOIY ],

nyduwry [, ur sanianoe juswdo[osap ueqin Jo uonejudwadur Ajown
pue 1odoid ‘pajoojye Ajarewiniin jey) sansst uonejuowa[duwr o3 pesy
OARY YIOMIWEI) [RUOIINITISUT ) UI AJLIR[O JO OB pue sanssI Ajjedo

“SIomdwelj uone[si3o] SunsIxo oy} BIA SJUSWUIIAOS [BI0]

ay 03 papraoiad asoyy 03 uonrppe ur J1oddns pue douepIns [euonppe
axmbai Aew jey suonouny [eoIUYd3), AIOA I8 YOIYM ‘SBAIR dPWOIY ],
oy ul [e 30 saIonysejul [edorunu Jo ddUBUIUIBW pue suoneddo
‘s001A10s Juowdo[orap pue Suruue[d ueqan ‘sad1AI19s [ediorunu

opraoid 03 A)71qISu0dsa1dy) 9ABY SOPWOIY |, “SIA[ISWAY) SIPWOIY ],

.V Sse[o, juornd oyj Suowe [enueisqns A3mb SI 90ULISKIIP O3 JO€J U]
"OpWOIY ], B PUE S)USWUIIA0S [€00] oy} Suowe sonifiqisuodsor pue so[o1
PUE ‘S90IN0SAI UBWINY ‘SOOINOSAI [RIOURUL) ‘SJUSWIMOPUD [BINJRU PUE
OIWIOU0I9 JO SULIO) Ul SOOUAIYJIP [BIIULISQNS JB 010} PUB SOjepuelll
JI0U) UL SO1] 9OUAIQMJIP Joypouy "dS.I oy a1 spoofoxd  Jeoruyoey A[ysiy,
0} p1e3a1 YIm A[[eroodsd JuoIdlJIp AIOA 918 SUONOUN] JIAY) “QOUI)ISIXD
uJ ‘uenyg JO 10V JUSWUIIAO0S 007 Y} JOpUN SJUSWIUIIAOS [BIO], OI8
J10q uoAIS ‘TeonowwiAs sreadde sopwoay [, pue s3eyy3uoz(] uoomiaq
SoNI[IqISuodsal pue SI[01 YIOMOWEI) JUSWUIIAOS [B00] d) JOpu()

"dS.L o3 Jo suonejuowd[dwr SurpIedal opew SUOISIOIP IOA0 pajdnio
UoISNJuod JO JO[ PUB ‘dS.I 03 JUBA[AI SAIOUISE A} UIIM]OQ UMOP d)0Iq
SUONBOIUNIIIOD ‘SIBIA 9} JOAO JBY[) JUIBD[ SBM J]'SSUIJILIQ [BOIUYI)
Fuy3nos 10 sisAjeue paimnbar Funonpuos NOYIM apeul JS I, 03 saSueyo
PUE SOIPO( 10 SAIOUAFE JUBAJ[AI 1M uone)nsuod 1adoid Jnoyim

OpBW SUOISIIAP JO SAIUB)SUI AUBW A1 213Y) 110dal siyy ul pajodar

SV "uoIne[osI Ul 10 uonesrunwwod rodoxd jnoyjim sawr) jsowr ‘ANSTuIjy
pue op30ys |, 9pWOIY [, oY} Je dpewl d1om JS [, Y} SuIpIesar suoIsioop




S2oUDIPULY ISIY] JO 2IDMD S1 WIDIY JIPND Y] PUD SUODAIISGO
upnp 2y u1 paanydpd A1f214q 0sip 2.4p S2ouDISUL ISIY L ()

uoyvwLIOful YSNoua wnaj JIpnn

Y3 ap1aoad jou pip puv uayvy SUOISIIAP Ay AJuo Sun |
ayy Jo saynuipy oy J ‘uvjd ayy ur SaSUPYI Y3 SUIPADSIL
$10214s-210u MIf D AJu0 papiaoad svm wnap ppnv Yy J (7)

“9[qe[IBAR [[13S ST JUSWNOOp pajepdn siy) pue

S10T U £LZ0T-T00T dS.L (punoid oy uo pauaddey sey jeym uo uonep
-dn) ayepdn 03 pajenIuI OS[E OpWOIY ], ‘SSO[AYIIAJN "sonsst Surpuad
Kue SuIA[0sa1 10§ SISeq ) suioj 3oda1 siyy ‘Aepoy pue paonpoid sem
dV Yyoeo 10J  wei3oid AoAINS-oy [e1ISEpe)) [BUOHEN],, Po[[ed 1odal
jurof e “9s1019x%9 sy} Jo uonddwod uodn sioumo A1odord pajooyye

o Jo aoueydoooe pue Ajjear punoid oy) Surpuadap jord oy odeys

dU}) puB UOIEO0] d} UO PJIJJe dJom SaZUBYD ‘NSl & Se pue [ [T

Jo Suruurdaq oY) yim JeLIBJOIIIS UOISSIIWO)) PUL [BUOIBN Y} Aq
PajenIul Sem WeIY], JO UONEPI[BA 3} ¢/00T 10V pue] ay) Aq poirnbal
sy ‘punois oy) uo Arepunoq jo[d Jo SunjIys oyur pajnsal Iy} pue

110 Ul WASAS €0 JONIQ 0} WI)SAS Pajeduns) [eo0] WOolj Blep pue|
oy} payIyYs SOIN AU SB WISAS 2JeUIPIOOD AU} Y}IM NSS] Jo[ewr duo
sem 910y} ‘IoYMIN, "JV'T O} Ul PodjJe o1om soueyo ‘s1oumo Aprodord
P109JJe AU} Y}IM UOISSNOSIP SSIJUNOD J9JB 9NSAl & SB PUB punoi3 ay)
uo AJ[es jou pip 4S.I. Jo uoneredard oyj Surmp paioyjes a1om jey) (ejep
pue] pue eyep [eorydeiSodo) se yons) uoryewIojur Ay} Jo Auew ‘payeniul
o10Mm (S)ue]d BOIY [BI0T ‘€00T Ul dS.L JO [eaoxdde oy 103ye ySnoyy

“SunoojA o3 JO seInuIjy S, 9pSoYs [, OPUIOI ],

nydwiy J, oY) ur pop10oal [[om d1e (7 Joye seSueyo Aue pue d[qe[leAr
s are uerd oy3 ur soSueyo Aue Sunogyye 10§ (7 03-dn AnSmury

oy} m passao01d 219m Jey) J9Ys-0JoU . 1[ons Juowndop ised oy

"AIOWOW [BUOHMIIISUL O}
oyeonour 03 o[qissodur Jsowe SI J1 ‘UOISIAL( A103e[N3Y Juswdojoraq

pue uoIsIAL( Sutuue|d ueqln) 9y} ur ySIy SI 9jel UOHLIIE oY) USYA

{suoseal

‘UOPNAIISqO Surmor[oy a3 uo paseq 1o0o0d are ST Ay} SuIpIe3al UOHBIUAWNIOP 90IN0SAI uBWNY

Jipnp 2y ul paanidpd Appaagp 2.4 suosva. asay ] (1) | pue Surdeay p10oa1 ‘AToWSW [RUONMNSUT TRy} ABS 0) 1091I00UI 9q ABUI 1] oyenbopeu] ' [°€ (74
‘Juowerjred oY) Aq passed Joy Suruueld reneds,
pue passnosIp oq 03 32K “[[Iq B [[13S SI 3T APUALIND ‘TIAIMOY Q[ Ul Jo juaunoeud ur Ae[dQ

‘punof asuodsaa op] | ownOWOS pPoyels Joy Suruuel [eneds e oyenuiIof 0} s3I0 ‘sreadde 3] 1°71°¢€ I




‘opvradosddy 12a2.19ym

‘paredaid ] pue 3no poLLIed d1om ejep dIysioumo pue| JO JUd)Xo
o) 03 SISATeuR PI[Ie}ap © ‘ue[d a1y [8007] & Suido[oAap 10J JI0Mowely

sqny ueqin
pue NN do[oAap pue

Ja0day [pui.g ayp opul pain.a10diodul a4n sasuodsa asay | peoiq e papraoid yorgm juswmoop Suruue(d Suteq S I, 9yl SY urejdl 0} aInfIe 1'g°7°¢ 8£
"dS.L Jo ma1aa1 oyy Surmp dn uoyey
oq [[BYS SonssI yons ‘1oypn, "Aemiopun [[1Is o1e sioumo A31adoid oy
wioday puty s fo anssy | W UOISSNISIP O} PUE BAIE S[QEIINS T 0} BAIE NUIEGNYD PUE BAIY 210D
Jo 210p a3 wioaf syruowt 22413 421 Yy 03 paunuqNS G 0] oy} woiy suoness Jurong oY) Suryrys Jo ssoooxd oy Ul o1e oM ‘sapIsog
S1avy) JV I 2y3 ul paanidpd 2q pInoys suonIy asayj UdadMof 100Y2s Mau SUOnEI0[
© 10J 90UBIRI[O [BUOIIBOO] JO JOUBNSSI 10J POULIO} Udq sey doptuwod | dreridoiddeur je suonye)s
‘opv1i1doaddy 1242.49ym B “JOAOQIOJA "BaIe uoneIrddo I1ay) 938J0[d1 03 S[[rumes Jo siojorrdord [oNJ puE S[[IUMES
yo0day pu,y ayy oyur payni0diooul a4p sasuodsa.a asay | 9} 0 9JLIM JO JUSWILIIAOL) Y} WOIJ SOATJIIIP OIS [[IM AN ‘S|[OS '/ 7€ (Y9
"PAIDA0D SOPIS
oy} JO 9,6/ 03 oouerduwod JO1NS YIIM I[ING dIOM SJUdWASEq S} [V
‘sjo1d oy Jo 9z1s 9y} SULIOPISUOD INO pue Ul JALIP 0} 9[qIssod 10A0U sem
11 A[reonoead nqg Sursyred se pajonnsuoo pue pasoidde oxom syuswaseq
081 UBY} QIOW SB JNO PILLIED 9q 0) PBY JUIWISE] JO UonezLe[n3oy
*dS\L 2Y1 J0 SJuaua]a 12130 Y} UO SUOISIIIP quasaid 219M IO JO
asoyy Jo saouanbasuod ayy o sputod uoPAIISGO FYL | gpi5110 (1o pue swL SUN[NSUOD SNOLIEA WO} SIAUISUS PUE S}O0JOYDIE
Auew ‘Bunedw 2y} 1y “6007 Joquiaidag jo ayenbyiies oy Jo syiom
dS.L 2y1 Jo uoyvuowadu UOI}BI0ISAI AU} UO SSNISIP 0} JUSIAJAS UBWINY PUB SYIOM JO ANSTUTI juowioseq pue
21} 4240 Pa.LINIIO IDY] JUIWISD] O UOPD2LIDINSDA dY}) 40 oy} 0 SIQISTUIW JOUIqRD INOJ pue JAsturw suwiid ay) Jo 3Is1A oY) Julmp O1)}V JO uonezLIe[N3NY
oy Jo uonv21avinal ayp JSUISY J0U S1 UOYDAIISGO JIPND Y | 9ourqed ay) jo [eaoxdde oyy yym poudddey omje Jo uonezue[n3ay 9z
“A15u1p.1023p 2p.10d102ul JjIM SASUDYD
ayy wpay yIpnv 2y 01 pap1aoad a4 S}IYS-S2I0U Y] UIY Y
‘uoyisimba.a
JuawWno0p 2y dn wkm winay J1pny a1y} kmm\.ﬁ 2]q]IvaDY 2pVIU ‘dlqe[IeAr J0U ale S193YS-210U [Jons jey) uwnjod S Iewal ayj Jopun
Jou 24oM $322Ys-a30u paainba. ayp asnvraq p10da. pfvap ayp UONUAW 0} JOI1I0JUI SI 31 PUB PIOSAI A} UT J[qe[IBAR [[13S Qe SOFueyd [eaoidde
Jo uoyvandaad ayy Surmp syavwia.a 2y) apv wva) Jpnv 2y | Oew 0} ANSIUIA oY} [HIM PIssa001d a1om Jey) $}99Ys-9)0U o} JO WO [eoTuyo9 [, 16 Qe L (¥4
1our0a1d ur 93ueyd OJUI PANSAI YOIYM
P1091Jk 91oM SaFURYD AIBSS90U pue palinbal se uoneIIPISUOD OJuL
uaye) o1oMm s[Iejap digsioumo puel oy ‘uoneinsuod drqnd pue (S)dv1
Jo uoneredard oy) Sunm(g Juownoop peoiq e 3ureq JSI. se dS.I Ayl Jo
uoneredard ay3 Sunmp pasn a1om jey) eiep sdiysioumo pue| senbopeur BAIY
sSutpurf 0} onp Aurew SI SIY} ‘IOAOMOH "BdJe s3ourodld [eJuoWuoIIAUL | S)OUIdald [BIUSWUOIIAUY
ypnv ayy u1 pasnydpd AppaLp Uaaq 2avy SUOSDIL ISIY ] ur uonoNpaI st 219y} sok ‘s3urputy oy ur payoorjor APy sy ur uononpay g g’ E £




2pv1idoaddp 1242.40ym
yoday [put,g ayy 03ul papa0d.i0dul 24p sasuodsad asay |

JUAWUIIA0D) sno1Adxd oyy £q pansst

IOPIO 9AIINOIXH dY) uo paseq papuadsns uoaq sey 3o9foxd

oy} ‘Aepoj Jo se ‘JoAdmoH ‘uonejuowoduwr 10y Apear s1

(wQog 103) sentenQ Jo [[ig 9y} SUIpN[oul Yola1s dINUD Y}

10J sSurmeIp uononysuod oy, 300ford uoneziuernsopad

we UIZION 9y} Jopun s|[e} (AWopedy o[Ixd

[eA0Y ) Inoqepunoy nydeqny) o3 (qog udsaid oyy woiy
un{G' | SuIydloms BaIR JY [ WeT UIZION SUIZIUBLIISOPOJ e

s100loxd Surmoyjoy
oy azijerrdjew ul ynd useq dARY $MOHO ‘JS.L 9y} Ul POUOISIAUD
Se pazi[erIdjeul Jou a1am s3odfoxd pasodoid oy Jo owos ySnoyiry

"dS.1 uo poday VoS ur
poytodal suoneiAdp pue

oZI[eL10)eW J0U PIP Jey)
syooloxd 103 "A'§°T'€

114

‘resodoad yons 103 uonEIO[ IOY30

a1o1dxa 03 pajonysur pue [esodoid oy paaoidde jou sey JUSWUIIAOL)
o) ‘Aepoj JO Sk ‘TOAIMOH [opowl JJJ uo 109fo1d o) premioy A1reo

0 JuowUIdAOL) Ay pasterdde pue Apear st udisop [emydoouoos Y[ "dS.L
o) Ul POUOISIAUD SB [eUIWLI9 [, sng 1OLISI-Io] Jo dn Sumpoes 10 8107
ur puej ay paamboe pue s1oumo A1adord payoagye oyy pm enodou

01 S1B9A G UBY) 9IOW JSOW[E Y00} IPWOIY ], ‘SqnH Ueql() 9y} 10} Sy
“AJIuUNwwos 9y} Jo S}Jousq

oY) J0J PAJeAIO U3q sey red pue d1jen Ay} 3sA3U0IP 0} NN 259}

Ul sjoIew 9[qe}o82A dn 39S 03 9ANJRIIIUI J0O0) OPWOIY,], ‘SSA[OYMIAIN
‘(3Ied ‘uone)s a1 9s0d 991]04 AJunwtio)) ‘orur)) 9)I[[91es

Jo dn Sumpoes 10§) JuswdooAap 10J pajedo[[e o1oM NN JO uoniod

Qwos ‘A[3uUIPI09J. PUE UOISSNISIP Ay} SULIND SIOP[OYIE]S JUBAJ[I Y]
)M Pajeo]) sem A[oA130[00 NN oy} Surdo[oAap JO BopI A} “IOAIMOY
‘pauoIsIAud se NN o) do[oAdp 0} 9[qe uddq jou sey opwody ], 4o3pnq
JO 3or[ 03 anp Jey) MOys SpI02a1 Ised YT "NN Inoj aaey isnl am ‘Aepoy
JO sejey) ong SI 3] YIeIOS AU} Wolf V1 2yl Sutuue[d-o1 0jul paynsal
pue pue| $S99X9 Y} pazLre[n3ar SO TN uoym delos 0) pooIoy sem
eeydo(SueT Jo NN 9} ‘10A0MOH NN 9} JO ISOW 03 9] 0 ARY oM
9nsal € se pue szoumo Kxadord parosyye oy Aq paidoooe jou sem Sy |,
‘Je[} 9q 03 odoy oy} Surwunsse pauue[d sem 1 }nsai e se pue AydeiSodoy
Addors oy 1opIsuod 03 payrey s1ouue[d ueqin SpIsINO paIy Y} ‘IOAIMOH




‘Aj1adoad pauiyuimm
Jou SPM L40JUIAUT PUD JUIISISUOIUL SDM DIDP 10]S SHIYIDJ (14)

ST 2Y} Ul paMOJID SIPIAYOD [DIDLIUUIO0))
U0 20YS SVY IPUWOLY ] pun %8Q ST AJuo S1 S25IVYD 12410 pun
$a2f Suryavd woaf a4vys s, apwiody ] pajou wivay upn ayJ (1)

*PayIajodun UL
2 ¥ I dDTIW Jo uonajdwos padnjap ayp woaf sayijiqory (a2)
¥ I dOT Jo uoyapdwos up Avjap svm 242y [ (111)

Sp1092.4
Jad Sp JuaunoIop p1q 2y 03 WNpUaPPY 2y} SUINSSI A|1YM IPDI
som Savad 7z 03 £ wof poriad uoissaouod ui 25uny) (1)

dOTIN
uo sayqoy) 2]qdvd pup 3505 puv] uo uoyvuLIOfu1 0N (1)

Suimogof ayy pagou winag jipnv a2y |
‘SUOPDAIISGO PPND Y] YIIM dUl] Ul JOU 24D SISUOdSaL 2y [

‘2491 pIUONUI WL SINSST Y] JO 2ADMD dpput APDaAID
SDM WD2Y JIPND Y] QUIWMISPUD Y dputody ] dy) Aq papnuqgns
asuodsa. pajivyap ayy sa1oa4ddp wvay ypnv ay3 a1y Y

oAey j0oup[nom 309(01d o) ‘PaIOPISUOD JOU JIdM SINSSI ASAY} J "SIOPPIq
0AN2adsord o) WOy PIAISIAI SBM 947 03 %G [ WOoIy oords [e1o1oW0d
oy} pue porrod UOISSOIU0D Y} dSBAIIUI 0} }SANbAI AY [, “S[BIOLJO OPWOIY)
JUBAQ[QI AU} PUE S[RIDJO D] AYp Jo douasaid ur poy Sunoow prqaxd ayp
Sunmp s180K 7z 03 SIB9A /| WOIJ PaseaIdul sem poriod uorssaouod ay [,

"v10T ‘C1 1sn3ny uo Sury] oy K1salejA SIH JO JISIA

oY) 101 USAIS A[[eUl} Sem OPWOIY ], YIIm pue[ dY) 19)s13a1 03 [eaoidde
oy L, ‘syjuow M3J 10} douekaqe ur jdoy sem pue Jdd Y} 10} 9sed]

U0 UQAIS 9q JOUURD PUB[ Y] JBY) PIWLIOJUI )TN JUSWAISE UOISSIOUOD
ddd U1 JO pIeme 010§0q uonensi3ar 10y (O IN) UOISSIumo))

PuET [BUOIIBN 0} PRGNS OIOM SO)IS 0M) dU}) JOJ PUB A} Q[IYMUBIIA

"uoy} PAlIdJaI 9q },upnod pue uoneredard

Iopun sem Aorjod Jdd 9yj sowr} yons SuLm( "soroud3e JueAd[dI

o} 3SSUOWE PAININISUOD 99RO FuLId)s 303[01d ay) 03 paprwgns
2I9M SAIPNIS Pa[Ieap Ay} Joye uoneredard JUIWNOOP UOISSIOUOD AY I,

‘opwoay ], nydwiy [, pue D] ‘@dueur,] Jo AnSIUr
oy} usamioq Juswoaaide ayaedin oy Jo SuruSis 1oye [opow Jdd
oy Jo Sunmyons pue Apnys AJI[1qISeay Y3 N0 PaLLIed )] SIY} uo paseq

‘Topowr ddd 2y} ySnoy (dOTIA) Hied 1ed [oas[njnu

oy} Op 0) PJONIISUL JOUIQED Y} U} “OZI[RLIOIEW } UPIP SIY} IOV
‘uoI[[Iuu ()0 NN Moqe sapraoid JudWUIdA0S J1 A[UO 9]qISEd) 9q 03 SuI03
sem [opowr ddd 9Yi Apnis oArsuoyandwod oy 10)e ‘10AdMOH “[opou
ddd ysnoayy K310 nyduwiry [, 10§ 310dsuer; ueqn op 03 Apn3s oy} PoLLIEd
dnoi3 yueg pIop © ‘(OA]) uoneiodio)) aoueul,] [RUONBUIU] A[[BIIIU]

Joaaayy sasde|

pue Sunjred Ie)) [9A9]
-)[NJA JO UOIONTSUO))
el'ce

9¢

‘109l01d Aemoren 210D
juowerdwur 03 J[NOLFFIP SI0W SN W 0} A[SYI] ST JOIPIOA
SIY L ‘30uI0a1d Z-D Jo uonejardiojur a3 uo uonerodio)

[BIOISWWO)) IYSE ], JO INOAR] Ul pa[ni 1ano)) swaidng
oY) ‘A[IUQ0I BIPAW o) UL PAIIA0D SY ABMIIRD) 310D o




UOISSOOU0D AU} UIYIM d[qe[leAt seare Junyied 931y Aue 9AOUWIAI 0} UO
SurjIom SI OpPWOIY) PUe SYIUOW MIJ }SB[ Y} JOA0 P3dadxa se pazinn
U99q j0u oAy sanI1oe} Sunyred oy, ‘saanonys 3unjred om) ayp Jo
Suruado 1J0s ot} 1938 anp aNUALI Ay} Os[e pue pasoduir sanjeuad pue
SOUIJ 9} 9[1I3S 0} 9[qE UIQ JOU ST dIIBUOISSIOU0D I} ‘djepdn ue Sy

‘0 pomoudl
oy} JwIqns 03 9[qe U0dq 30U ALY AU ] "SJDTIN oY} JO UOTONIISUOD Y}
Jo uonerdwoos 1oyye A18SS009U AI0A JOU ST YOIYM ‘JUdaInbal € osye s
porad uoIssau0d Y} 10§ d9JueIENS JuB( 9OUBWIONId JO [EMAUL O],

“dryszomred oy woyy Surmerpyyim soulred [ oY) Ul PAINSAI SeY IS0
[euonippe 2y} 10J [edoN woly douenrwal Je[[op SurdueLre ur A}NOLJIp
Ay [, "omnpaydss uona[dwos 103foxd ayy pakejop sey juswarmnbax

punj [euonippe 3} SUIZI[IqOW Ul AJNILJIP PUB SO UL dSBIIIUI Y [,

"100fo1d oy Jo 31500 oY) pjoJ Auew FuISLAIOUL

€93010U0D PUE JUSWAIIOJUIAIT [93)S JO SWINJOA I} PISLIIOUI OABY OS[B
juaMmIopun sSurmelp ayj jeyy soSueyo uSisop [eryonns oy J, JedoN wolj
JTe[[op J1wal 03 9[qe jou Joujred [(I] Se Yons soSuo[[eyo umo sy ySnoiy)
ouod sey DTN Y3 JO uononnsuod oy I, ‘soruedwos asoueinyg om}
19130 9y} uay) pue [edoN wolj 103s9AUl Jofew ‘s1oujred 931y3 JO pOULIO)
SI 911BUOISS9OU0D Y ], *s300fod yons jo uonejuswojduwr uo souarrodxo
POYOR[ 2I0JIAY) PWOIY [, ‘[dpowt Jdd ysnoiy) payudwd[duur Suroq
*Anunood oY) Ut pury sit Jo 1s1y 3y ST (JOTIN) 1ed 8D [9A9T BN YL,

“UOIBIUOWNIOP
03 uonjeredaid 100fo1d Jo ssaoo1d ajoym ayp Jo s3urpaasord

oy} [[e p1ooal 0} [ouosiod ojenbape yim Jiun pajesIpap € dAey

10U PIP OPWOIY ], JUSUId0ISE UOISSOOU0D oy} JO Juswdo[oAdp 103 Joujred
K10S1APE 9} S€ O] Y3 £q POUIBIUTEW dIoM SJUSWINOOP 9y} JO AUBIA

*opSoys I, opwoay I, 9y} wolj awes oy} jo jeaordde £q pamoj[oy
‘oonruod Surrddls 30ofoxd oy 03 panrwugns udy) sem Junosuw prqard
o1} JO SW0JINO Y[, “9ANIdW0s d10W J1 OYEW 0} SPIQ YSNOUD PIAIIIAI




“110dax1 oy ur 3doy 9q 0} pIfeA [[1S oIk SUOIIBAIISQO
oY} J1 99S PUE 90UO UOIBAISSQO o) YSnoIy) oS AJpury o) wea} Jipne ay) 3sonbar 03 oI Pinom om 910JoIoy L

"II[IBd pauonuaul se ap3oys |,

opwoIy [, 9y} Aq opew udoq pey Jey) SJUSWPUIWE Y} POpN[oul Yorym 00¢ YOd Jo 2epdn ue jsnf sem
91027 DA "dS.L 2y ur pajoopyar se ueld [e1doao oy) purw ur Surdooy ue[d eary [800T Y} Jo uonejudwd[duur
Ul SONSSI yons 939k} 03 9pSOYS [, IPWLIOY ], 9y} Aq IpLwl 3q 0} PBY SJUSWPUIWE Yons Auew ‘A[Ie[IUIlS

“IMOO)IYOITY 9sauBINyg [BUONIPEL],
oy 2A19s31d 03 o138 JO 99k[d UL JOO[J [[NJ B JONISUOD 0} SIUMO U} PIMO[[B 9pFOYS [ SPWOLY ] U} YOIYM U0
Paseq ‘(SonaYIsar) 2UMOAIYOIY sdueinyg 3 03 Aydonseled Anjosqe Ue Sem )1 ‘ANSuljy ) £q pazire[n3ax

sem O1)Je 9} YSnoy [, 'SI9UMO SUIp[Ing Yy} [[& ISow[e js3uotwe o) no pealdsapim € uoaq sey d1e “Ppajdd[o
SEM JUOWUIIAOL) [BO0] AU 910J0q Jey) Pajou 9q PINoys J1 ‘SI00[} JO Joquinu ul dsedrour ay) Surpiedoy

‘JuowelIed

oy} Aq opew sme[ oy} )M duI] Ul SI pue uoneudwodwl si1 10J ue[d eIy [890] o) Jo 1red uonen3ax

B S1 YDA Y ‘ued vaIy [8007] Suraoidde pue saurjaps pue sojni Sundope pue Surwelj ‘suejd juawdo[aadq
‘osn pue] Suiroidde jo suonouny pue s1omod 9A0qe Y] YIIM PIJBPUBW U] SBY 9PFOUS ], IPWOIY ],

9y 20UI§ JUSWASBURW OPWOIY ] 9y} JOU Pue [1ouno)) apwoay ], oY) Aq paroxdde uoaq sey 910z YD 23

1eU]) 9JRIOIIAI 01 OYI] P[NOM IPSOYS ], SPWOIY ], Y[, 10V JUSWUIIAOL) [BO0T 9} WIOLJ SISNB]D 9A0]ER U} Suni)

(®) 79 U0100g

"dDTIA 943 JO JoUMO 9 oq pue
109(o1d oy ur a1eys oY) a1mMboe 03 ISOAUI 0} PAAU P[NOM JUIWUIIAOT o)

OSIMISYIQ) "9[qeIA A[[eroueuly 30ofo1d oy oxyewr pue Ayfroey Sursyred oy
JO osn oseaIoul 0} Way) Yum A[9S0[0 dj1om 0) Jnq uordo ou sey dpuoy ],

‘aa0xdull [[IM $2INJONLS
0M) 9} 10§ SajeI Aourdnodo oy} SYIUOW MIJ IXaU dY} J9AO JBY) OS ‘Bale




Response to draft audit report from DHS, MoWHS Annexure - 2

el
FAFRFINE §IHIFRA)
ROYAL GOVERNMENT OF BHUTAN
2 MINISTRY OF WORKS AND HUMAN SETTLEMENT
' DEPARTMENT OF HUMAN SETTLEMENT

THIMPHU : BHUTAN
"Construction Industry: Solution through innovation and improved technology" ‘ R-

MoWHS/DHS/CDRD/Adm/2019-2020/ 47 /< November 29, 2019

Deputy Auditor General,
ritment of Performance and Commercial Audit,
oyal Audit Authority.

Suhject: Response to audit observations in the Performance Audit Report on Urban
Planning and Development.

Dear Sir,

" 1/iase find attached herewith the response to the observations made by the Royal Audit
Authority in the Performance Audit Report on Urban Planning and Development. As agreed
during the Exit Meeting held on November 25, 2019 at the Ministry of Works and Human
Settlement between the Department of Human Settlement, Thimphu Thromde and the Royal
Audit Authority, the Department has provided justifications/clarifications on some of the
observations made by the Royal Audit Authority.

The exit meeting gave both the Department and the Thimphu Thromde a platform to discuss
and clarify several issues and we are hopeful that the recommendations from the Royal Audit
Anthority would help in resolving and avoiding similar issues in future.

/(

Thanking you for your continued support.

Copy to:
1. Hon’ble Secretary, Ministry of Works and Human Settlement, for kind information.
2. Dasho Thrompon, Thimphu Thromde, for kind information.
3. Executive Secretary, Thimphu Thromde, for kind information.

pSHY

Telephone No:- 322620/335799/323441/329946/326451/325206/330335/332686/322920
Post Box No. 791



d
Annexure- 3
Response to draft audit report from Thrompon’s Office, Thimphu Thromde

Rerg ey
Thimphu Thromde
Building No: 08
Gongdzin lam
Thimphu -11001: Bhutan

01/Thrompon/TT/2019-2020/ (48 9 . Date 02/12/2019

)%le’ﬁéputy Auditor

Royal Audit Authority
Thimphu

Subject: Response for Draft Performance Audit Report

Sir.

This has reference to the Draft report on the “Performance Audit Report on Urban Planning and
Development in Thimphu Throm™.

Firstly I would like to commend the efforts put in by the Audit officials in successfully
completing the audit and coming up with such comprehensive report with realistic and
achievable recommendations provided by the audit team.

However, with regard to clause 3.1.3 “DCR 2016 was prepared and approved solely by
Thimphu Thromde”, we would like to clarify that the DCR 2016 was not approved by the
Thromde Management. The DCR 2016 was deliberated and approved by the Thromde Tshogde
comprising of the peoples representatives’ elected by the general public as per the Local
Government Act governed by the Election Act in line with the Constitution of the Kingdom of
Bhutan.

The DCR 2016 has been approved based on the following clauses from the Local Government
Act 2009 (2014):

Chapter 2:
Thromde Tshogde

11. The Thromde Tshogde shall be the highest decision making body of the Dzongkhag =
Thromde.

Local Governments
5. Local Governments shall not be law-making bodies and thus shall not have legislative
functions while they may make rules and regulations consistent with law made by parliament,

Dasho Thmmpt: +975-2-323665, Executive Secretary:+975-2-340355
Phone: +975-2-336310/322757/322265 Fax: +975-2-323662/340415/338951/334203
www. thimphucily bt
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Gongdzin lam
Thimphu -11001: Bhutan

W _ ABnexure 4
Thimphu Throhde & 8§ N\
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TT/UPD/21/201920/ 32 2— Date: 12" December 2019

The Deputy Auditor General

Department of Performance & Commercial Audit
Royal Audit Authority

Kawajangsa: Thimphu

Sub: Response to audit observations in the Performance Audit Report on Urban
Planning and Development of Thimphu City

Dear Sir

In pursuance to the Exit meeting held on November 25, 2019, at the Ministry of Works &
Human Settlement. and in addition to the responses already communicated by MoWHS vide
their letter no. MoWHS/DHS/CDRD/Adm/2019-2020/2375, dated 29" November 2019, we
hereby submit the responses/comment on the observations as an attachment to this letter in a
tabulated format.

We thank you for giving us time extension to submit our comments.

Thanking you

Yours sincerely

Executive Secretary

- Copy to:

Hon'ble Secretary, Ministry of Works & Human Settlement, for information.
Dasho Thrompon, Thimphu Thromde, for kind information

The Chief Urban Planner, Thimphu Thromde, for information

The Chief DRD, Thimphu Thromde, for information.

The Chief Administrative Officer, Thimphu Thromde, for information.
Guard File

PRI S g B

"-n(l ¥]

&\OJ

h
Page 1 of 13 f‘;\(\f\ 71%// 7//{ ;)

/



Rargr )

Thimphu Thromde
Building No: 08

Gongdzin lam 2 M S
Thimphu -11001: Bhutan “Phy The s

Chapter 4:

Powers and Functions of Local Government
Powers and Functions of Thromde Tshogde
General Powers and functions

61. Thromde Tshogde shall:
a) Formulate policies and priorities in respect of the Dzongkhag Thromde;

¢) Approve land use and development plans in accordance with the laws made by Parliament
and rules and regulations made thereunder,

1) Approve local area plan including land pooling schemes and any other relevant planning
techniques:

Regulatory powers and functions
62. Thromde Tshogde shall:

a) Frame and adopt rules and guidelines for enabling the Thromde to carry out its functions;

Citing above clauses from the Local Government Act, The Thromde Tshogde would like to
reiterate that the DCR 2016 has been approved by the Thromde Council and not the Thromde
management. Since the Thromde Tshogde has been mandated with the above powers and
functions of approving Land use, Development Plans, framing and adopting rules and guidelines
and approving Local Area Plan, the DCR is a regulation part of the Local Area Plan for its
implementation and is in line with the laws made by the Parliament.

Regarding the increase in number of floors, it should be noted that before the Local Government

was elected, Attic has been a widespread culture amongst almost all the building owners. Though

the Attic was regularized by the Ministry, it was an absolute catastrophe to the Bhutanese - ~
Architecture (aesthetics), based on which the Thromde Tshogde allowed the owners to construct

a full floor in place of Attic to preserve the Traditional Bhutanese Architecture.

Similarly, many such amendments had to be made by the Thromde Tshogde to tackle such issues
in implementation of the Local Area Plan keeping in mind the overall plan as reflected in the
Thimphu Structure Plan. DCR 2016 was just an update of DCR 2004 which included the
amendments that had been made by the Thromde Tshogde as mentioned earlier.

.

Dasho Thrompon: +9?i—:-323665‘ Executive Secretary:+975-2-340355

Phone: +975-2-336310/322757/322265 Fax: +975-2-323662/340415/338951/334203
www.thimphucity.bt
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Therefore, we would like to request the audit team to kindly go through the observations once
and see if the observations’ are still valid to be kept in the report.

Thanking you for the continued support.

Yours Sincerely

MOpoI]
iwperson Thromde Tshogde
Phimphu Thromde

Ce: _

Executive Secretary, TT ot fnformiation

All Thuemis, Thimphu Thromde Tshogde for information
Office Copy

L2 DN

Dasho Thrompon: +975-2-323665, Executive Secretary:+975-2-340355
Phone: +975-2-336310/322757/322265 Fax: +975-2-323662/340415/338951/334203
www, thimphucity. bt
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