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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.
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Procedure for Preparation of Human Settlement Plans

Stages

Main Tasks

Task Details

Main Agents

Proposal

0. Planning Proposal

Signing of MoU J

0.1 Propoal for preparation of development plan may come from the landowners,
the local the MoWHS.

Identif by proponents tc her with the LG.
Justification on the nature, scope & scale of the proposed development.

0.4 Review of the prop by the MoWHS & d I

nt stakehold:
0.2

levelopment.

e Landowners
e Local Government

e MoWHS

e e h e e b e s o s e s

Pre-Planning

\2

.

Planning

Finalization

Approval

|| Implementation

\& \8 \ \ \3

|

Amendment

(il L il et — = = = = o — Rl - - 0 C 0 000000000 oo o oo o o bl

L=

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.
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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
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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
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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



Building No: 08
Gongdzin lam
Thimphu -11001: Bhutan

W _ ABnexure 4
Thimphu Throhde & 8§ N\

R A A A A A

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
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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
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