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. ;- Separate paging is.given to this past jn order that.it may be filed -
© o e 0 ¢ es'escparate compifstion o LG o s -

S b

Lk . PART I _
. .- Laws, Regulations and Rules passcd thereunder.

 BUILDING OPERATIONS CONTROLLING AUTHORITY
LR ﬂoﬁfication ST _

Ram 45 . Dated 24122001,

“Jsmitu snd Kashmir Control of Binldiig Opzrations ‘Act, 1988 and
in supersession of Government Notifjcation SR3-165 dated. 22-5.1998
‘the Building Operations Contro ling'Authority, appo'nred vide SRO:289
% date’ 21-7-1999 hercby frame: the. Jomimu. and Kashmir Control of
' Bujlding Operations Regulutions, 27 01 in So far'as these perfain 1o the
Municipil areas of Srinagar Local Areas of Srinagir not -included in
"Municipal aréa of Srinagir and make'the following “Regulations after
# gaviggsr%c;igocf the clacificatien from the Govt. vide No. LSG-);94/147
=) &te . O . ’ ¥ : : =k )

L L Shore title and. ¢q%méwcergrem¢-‘-( 1Y "These regulations miay

-be called the Jammu ‘and  Kashniir Control of Building Op:rations
- ¥(Revised) Regulations, 2001 for Municipal limits of Srinagar and Yocal
- areas of Srinagar outside the limits of Srinagar Municipal. =~ -

"7 @) These shall come into forcs with effect from the date of
- -their publication in the Government Gazette. 0 v
T W 'ﬁiai';'}‘a_‘;j;;‘;f}fhef WurﬁS and expressions used fn these regu-

- ‘Jations shall have the same meaning 8s assigned to them in the JEK

. Control of Building OPera.ti'ons Act, 1988, e

In exercise of the mwgrs;.--.;to.ri;,'ﬂ_rr@é}-.nns!.c::,-scc_ti.ou 19 of the
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; 3. Constituttoy of 1the Aythority.— With ithe coemmencement of
these Regufation, the consiitu.ion of the Authority for the Municipal
Area of Srinapar and Locs! areza of Srinagar shall be the same as has
been notified in Government Notification SRO-289 dated 21-7-1993.

4. Aogplicutioh or p{'j"}nl"'sfﬂ-“!-“-—-EVE.l’y person intending 10 under-
take or carry out the develupment of any site in any Municipal Area
of Srinagar and Local area o1 Srin.garnot included ia the Municipal
area of Srinagar or erect or re-evect any building or make or extend
any excavationnr lay out any means of accesa to a rcad in such area
or materislly alter a building or -conduct répairs to any building
shall give a notice of his intention in writing, in the prescribed
format, to the Chairman, Building: Operation Coantrolling Awtbority.
The said application shall be supposted with the following documents :—

(i) Twelve (12) copies each -of Building/Site Plans drawn and

signed by an Architect: registered with Counsel of Archi-

‘ tects or by Draftsman registered with the Authority

consiituted for Srinagar under. J&K Control of Building

Operations Act 1988, one copy of such plan must bs duly

endorsed by the ‘Ascistant Commissioner Nazool and or

A.C. Revenue and Cistodian in the case of evacuee
immovable property.. .- . : '

(ii) Titie verification of land by Assistant Commissioner

Nazool in case of State land/Assistant Commissioner
Revenue in 0_;h§:r,ca:sos.With following latest revenue

- documents: :
(®) Shajra-Khasra ~ "
(b; Iutikhal?iiéifdéﬁréri
~ (¢) Intikhabi-Jamabandi .
@ s deedjgifidesd
(i) No objection cériificate of ‘Power Development Depart-
"~ 'ment, Urban: Environinéntal Pngineering Department.
+ -Publié¢ "Health - Engince,ing D+partment and Lakes and
Waier Ways Development Authority. - "

 The Sits Plan drawn to a scale of not less than 20
feet to an inch must show . — '

(8) direction of thie North point.

(b) boundaries of the plot in which the styuctuse is
proposed to be erected or re-erected. S _
(c) position of the plot in relation of neighbouring
 streets and 1he level of the site in relation to the
- street in *which it abuts. : _

T e
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(d) the position tif '?}_1& proposed building in relation
to =

65 bamidaﬁw;s- of the plot;and

- (D) alt boundaries- and preraisss within 50 feet of
~ : the boundd.ne oi‘ tbe spos. '

(e) 'Ihe hames 1f :my and widrth of aj]l strcets on
which the plot abms. g e

(f) The Jevel of compauud with r*spcct to the level
of adjommg streets.

v (g) The location and size of the drains, scabage
#7 T pits, septie tanks and cess poos

Iv(h} - Total area of the plot and ths ground covered
under thc cmstmg/or proposed building.

(i) The bmldxng plan rhall be drawn to a scals not -
less  than one e;ghth of an mch to a feet and
' 'shall show - Y _
: (1) the natufe and uss of existing site and of the
pxoposed bmldmg - N

)secttom ' and eleva.txons of the bmldmgs in
cach floor 2

'(iii) The pos:t:on of. doors, wiadows and drainage
ouﬂcts wn’.h rcicrcncc to the adjacent site ;

(w) T he posxuon of‘ approach to the sits.

-3 [rtjpecrimg of Ssite.—
. - . . _ﬁ-

{i) On renenpt of apolication of format; pres:ribed by the

: ‘Authority, Admiaistrator, Srinagar) Munmlpalny ths
-Chairman : of - the Authority appomtéd by 1hes Govern-
ment “yvids: SRO- 289 dated 21st of July 1299 shall
cause ‘ibe  propostd. . site 1o “be inspec.ed by tht Towa
Plasiner “10] bu,appwmtﬂd by the Chaitman wuo s il
in turn record his. opini m- - light of Master Plan
'1mphcﬂlo.m ‘with . retersnca to Laa.j-use Bul dinz norms
and zoning rcguhnuns on ths prcsunbhd fimat- withia
7 days att*r dats of receipt of the applicatioa,

(u) The Chairnan shall. zm‘nlhm*o..s]y f .rw.’tr:l a copy
of ° Eunilding plan; to’' all members of thie  au! aority
fcr ‘their opinion within 15 days tar if the regaidite
opinion i8 not received from the respsctive membery
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within 15 days, the authority shall presume that
respective departments/organizations have no objection
to the issuanee of the building permission o
the " applicant. T :

(iii) . On receipt of inspection report from Town Planner,
the Chairman may, if he deems necessary send the
building plan along with the inspection report for
further inspection and technical opinion by any one

or more mambars of BOCZA aloag with a represeatative

of Srinagar Maunicipality for report ‘within one week

6. Meeting o'ihe. Authority

(i) The Authority shall preferably mset-once in a fortuight

and at least -once in a month on a fixed date and
_in case of holiday the said mesting shall .be held
on ‘a next working day, excepl in case of unforeseen
circumstances beyond the control of authority. -

- (ii) - The date, time and place of the mecting shall Do
* determined by the Chairman of the Auathority.

(ii) The notice of every meeting of the Authority shall
7 be given im writing to every member ; by Secretary,
‘or -such officer of Srinagar

= 8 .. Municipalily as may be authorised by Chairman ia

a5 S : . -#“‘this behalf" at least three days in advance before the
. Ve I - ‘ﬁtﬂ Of mtiﬂg. .i I, : .

. (iv) The quorsm for' meeting, the
o Y7 one half of the total'strength of it

ever, the members unable to° .
le pre-occupations may

 Srinagar Municipality;

Authority shall be
s composition. How-
attend the mmeeting

in view ‘of certain inevitab
beo rapresemted by proxy: but such proxy shall be
alicwed ~ by the Chairman  to particip ate

in fhe me:ting of - the Authority onaly on
production of letter of Authority of the respecti ve
wember of the concerned dcpartmcnt[organizatiqn. The
p-oxv shall however be of Gazetted Cadee ia the
State Government, or equivaleat rank in case of
Autonomous bodies. ' '
v. The proceedings of tho meeting shall be recorded in the
minutes by . Secretary, Srinagar Munaicipali.y of such
other officer of the Srinagar Municipality a3 1aay bs
-authorized by the Chairman and the sams shall bs.
- sigoed by the Members present in the meetiag

.. G’rap_;f qf Fermission . g ™y '
i. The Chairman of the Authority shall plage the appli-

cation-and the building plan together with requisite
Annexures a_long with the opinion and inspection ra2ott
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mvhaged in cla.use ‘5) uf thess rugula.tmas bafors the
Authority for its consideration.

The Authority shail either gmnt the perm:ssmn snbject
to such terms and conditions as miy b2 specified in
the order .or refuse to grant the permission on suca
grounds as. may b:.] spamfmd and recerded.

case thc apphcant bas t‘ult'xllcd all the rcquis:te

wformalitxas and the Authority has not decided the notice

of intent of the applicant within a. maxi.uanm peciod of
90 days from the .date of application, the permission
shall be deemed- to hava. beea: acoorded provided the

proposed constmctwn docs nc-t —
(a) violated the p’lannccl devclopmant of - Srinagar

“City as envisaged - by various . departments amd
departmental agencies such as PDD PHE, SDA,

UEED, LWDA, SMC etcy

(b ;;Ola'te zonins regulanous u-de: Snnagar Master
anl

© vxola.te tha ldnd use of’ the arca‘ s
(d) vlolata the fiaon spacfs ind-‘x a.nd sot backs etcs

. {e) come m aiignmant of g:een helt.
(f) come m tue widemug of‘ mad by R&: B Depart-

ment ; W 5
) prcvcntmn of Ribbcm Development Act 3

(h) effect ‘the cascmsnt rights of the ad_;acent plot
" holder and -the title: of theland ‘is. not subject
matter of dispute. before any forum ; .

i violate the- prwscr;bed bmld.t@= lme and right ot‘ way s

G wvi '\Iatc rule . 77 79 and 80 of thc J & K Electricity
-~ Rules 1978 raade under J&K Elec:.ncn.y Act, 1997

{ 1940& D).

. The perm:ss:on shall bc 1smed unly after the applicant
- deposits bmldmg penmsslon fce; as p...r the follownqg

- ratesi— .

(a.} Reg:stratmn Fee .

i. For propsr- p mission: i -=Rs. 300

“ii, For petty pet:m:ssmn (repalrs
rc-—roofmﬂ' a.nd compound walling ) ==Rs, 150
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(b Construl:tion Fee for. re*idential buildiags
f. Ground ﬂoor : .. ==Rs. S,IDer sft.
fi. Fu‘st ﬂoor . : . w= Rs. 2/per Sft.
iii.. Secondettm }'Ioor and above. .- =Rs. 2/per Sft.

(c* Gonsts'uctmn fee for ‘commiercial bm!dsugs!’shopsf
aﬂ‘xce bnildmgs and other Govt. hmlﬂ:ngs

Zome-A P "~ Rs. per Sft.
'a. Ground: ﬁoor&lst. Floor - L =s 25
B. 2nd floor & 3rd fioor p o = 20/-
o 4h ﬂoorand above - 1S
ZoneB e S -
: a_.' Grounnd floor & Ist. Floor - =20/
b. 284’ floor & 3rd floor 5 =15/
c -4th f'loor and abova h = 10/-
Zone-C ity B 5
- a Groundl floor & 1st. ﬂoo: "R =15/
-b- 20d floor&:Srd ﬂoor Ny > =12/- _
4th ﬂoor and abovc g, —10/-
Zone-D ('Z.-‘qst_mcﬂon.fée: ,fin- p_e_t'ty ‘_ perxgziséioh o
.. (a). chmrs construct:én, rcconstructwn ;
of compouud walling - : | _Rs 5/per Sft.
(b). Repairs. and tc-rooﬁng . ,.-=Rs. 2jper Sft. -

Providing hewever no constructwn ‘fee except the
registration fee shall be charged .on. accouni of
erecnon;re-erectxon of ptaces of .. WOl‘atllD; reifgious/
sociat Trusts - but  for WCCLIOH&@‘A»CHOH of
cemmercial assets, 50% of building fee ia vogue shall
be churzeable from them. It shall be. thg discretion
of the Chairman of ' the " Authority to reduce tne
rate of - the <oastruction fes in  favour of poor and
deserviag. psople and ths Muauiicipal smployess.

-

T NP
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Keeping in view the ground reahties the Authmnty '
may tegularize. ¢he strustures erected  or re-erected

. upauthorisedly or ia anticlpatlon of the permission,

Q)
() Rs. 2 00 to Rs m 03 per St‘t.forlst 2ud and attic floor.
"‘COmmercialﬂ B e he !
() Rs. ‘2500 o Rﬂ. 125 00 per Sft for gmund floor.
(ii). Rs. 20 00 o Rs. 100 00 pmr Sft for ftrst floor,
(i) -_Rs. 15.09 to Rs 73 00 ﬂar St‘k. ﬁ;)r» smtmd and attic flo?ﬁ_____
(w.) The. pcrm1ssion grante:d by the Authurity shall not
‘be 1tsel§‘ qg‘ 'er #ny  right of ownership of the land
or t bu - 'th ,gse_s“::. may ba upon’ any
(vii-) 9 _ by tha authur:ty shall be
T erédi ; ; _"clpal ‘¢hest 'for- ‘the purpose
- ef sectwn 5 of Mumcml Aet aad o:her dewlo;.ament
o pngzamn‘.tes;“ Mol EE Rann ;
(vifi.)‘- :Every Gavsmmeut depaftni‘.eﬂt shall comply with all
the provisioas of these rcaula.rmus.-.- S
. (iz) . Tak,mg mta acf..ound the ground teahty, the Authority,
-7 may:relax -the .notms - in . the case' of . re-construction on -
the . exlst.mg plmths m Cpld mt y whera tlm de.nsity is.
high. S T g 5
(x) The side set bacL spec1f1=d shall n t'ba applicable i
~ case of row housiog where. full plogiwidth can be uscd
- jor’ cnnsn:uctlen wxm blmd walls other side, .
(xi) 'Front }rard sh.all not during it be occupxed or

hefore the -commencement - of these regulstions,
providfed the unauthorized. structures . have come up
as per thg land _ugse prescribed in Master Plaa and’ also
in the arfas where tand use is cultivation or orchard
in Masfer Plan and have a.ttam*d the status of builg
up or'semi-built ‘up oharacter. The regularization of
such uocauthorized stractarc shall be subject to the
paymeut: of fee  of thz following rates depmd:ng _
upon the nature and extent of deviations/contraventions
in - terms of" F. S, f, Groaad Covcrage, ¥F. A. R. and
sat backs as per Mastar Plan.

Rtﬁldtntlal CO §
Rs 3.00 to Rs. lS Ot’l pcr Sff. fm; grouné fldor.

- counted. as an open space for anmhcr building or

e i i i st et b A ] i - S T b S g e
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© (xii) One side of the building shall be blind if a minimam
L o set back of 10 ft, is not available after leaving the

* prescribed. set back - on the other side.’

_.('xiii) No eve, _pr_ojection',_ window, door, opening, roof siopes
. .. outlet or any other thing which may ‘establish any
. easement right on the adjacent plot shall be permissible.

: fx'iir) l:Io ;;dr’tion _of';:.inif';_'bui-'l(i'_iﬁ'g, baicoﬁy,or “c‘nth;cr projsc-
* . tion shall be .aliowed :'beyond the set back lines

‘prescribed in this behalf. However a service black
like stair case or. car’ parking can be a.;lowod.

© (xv) Set back limitations prescribed above aro not
' applicable for erecting -a lavatory block or garage OF
. any such 8ccessory “building of  siogle storey height
fncideéntal to the ‘main use of the building i the rear
. yard or one side of the main building, provided that
easement rights ‘of adjacent plot holder are mnot
encroached upon in any way and such '
. gccessory building is kept away from other adjacent
 buildings ( if. existing or . proposed ) by & distance not
less than one thirc height. .
 (xvi) In case, where tho above yard or set back restrictions
= 5 _are not practicable, the - Authority 18y . prescribe
" requirements of yard or set backs as it may deem

L J - . e @y 3
e !

Where. - a. building line_ fixed . wnder =
fess than ‘Ohe prescribe ¢ Prevention of Ribbon
~ Development  Act. in built-up arzas, the Master Plan
22 Qﬁggi_Siogs.z..shq}Ii-_ prevail.. However, in.newly. developzd
areas, Prevention.of Ribbon i

)

(xviid) Yo the céise of a shop, commercial building, office block
: or a factory, the grouind coverage shall not exceed 607
of the plot area .as specified urnder ‘Srinagas. Master

Plan . ‘with. _g_d_equa_taf-.car. ~parking. -

; are contiguous the length of

% ¢ shall not. exeed 200 ft. from

Cw N7 the building: block: BhE
T ogne end 10 ‘another’ after’ which a fire gap shall

‘ be ptovided “as Wwill be deemed - necessatry by the
.. Authority. Pue = LU

‘ -(x:x) (a')’:_ “The - height- of ‘compound wall  sball not exceed
. pjore than - 8 feets “measured! frem tha. road
ATEE RN level: at centrd .to_'top.',ot_‘--'--tha_-' wall. - :

- £ Tﬁe eomponnd %ﬁalt@ﬁdﬁi#g- tﬁe-'- road ‘ghall be
- & rounded off near the ‘cormers.

_under these rtules is

Development Act shall prevail.

AT APRT T T LTS
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(m)ylreﬁd:nml .gs well -as commércial ~buildings in
..mewly. - developed - colonicsfarcas -exchutifng “¢ote area
_.shall have septic tanks "and “soakage ‘ pits. ' :

xxif) No- i:&son ah:ll be 'e_ligﬂiblél to get a wnter sapply
( : ) eganection -unleds ke provides icﬁ&:n‘ée facilitiss for

speut ‘water ‘up to- the negf-st ‘Maunicipal drain or

: “his private @eeéspeol, - ._ '
1 (xxiii) :(s) . AL person o6r aigroup. of persons: or a Co-aperative
. , seciety or firm inténding to plot out an cstate

in to mose -thin "4 _-‘Jilot'l-_"mll""fgi?é' notice in

writing to: the . Auth ity whicdh wifl be accom

. panied- by & layout: plan -of. the -eltife. land

" ... shewing’ ‘the: ‘areas allocated for. roads, ‘open spaces .
. parks, - places ~of . worship asd “graveyard, with
specification for roads, drains, -and other - infras-

{b) Roads, drains, water: mains -and -électric lines

reqaired tor the colony shall be eonstruéted by

. the: developer: at . his own ‘cost - &d no

plot shall be ' eligible’ for any service and utilities

by ths Government -and/or Mudicipality unless

. the -colody - is ~developed- properly and’ approved

by the . Authority andnobrilding plan shall bs

censidered by ' the: Adthority in -agy plot in such -

. a-coleny which liag not received: the prior approval

of thie Authority, = -

R CE Qrdinarily. po--..ﬂous_i-'ig_Co_lony-can be allowad in
. st . .the area 'motl specified “as residentisl in the Ma-ter
/. . Plan, unless cousidered- in ‘sny special cifcumstances
.- - by the Awthority. as’ per ground - reality of
land use.. ; y B ] 8

. (xxly) N6 ' permission shail be aécorded for construction of
! e a building, factory or workshop in any mnotified area
' _ which shall cause nuisance by way eof odour, smoke
.7 ppise’ or disturbarcs  to inhabitants of ths locality or
¢ e injirious to | health of the  1esidents. of the
‘buildings ~ or 10 the inhabitants icsiding in the

. gifrouddmyp area: 7 '
Lo b B Dglegngon;-—'-.'l'-he- Author’ty may delegate  any ,of its
. powers exercisable by it to the Chairman or to such officers
‘of the Srinagar Municipality for efficent carrying out of th:
purpose of  the Jammu ‘and Kashmir Control of Building
5 1938 and the - regulations made there.nder,

Operation Act,

. 9. Appeals.—An apoeal against the order of the authorit

made u-ndargg;figus 5 and 7 of the At shall I'e before the Chairma)n;

of  Jammu and Kashmir Special Tribunal - or such other Member
as may he dwxdcd by the Chairman of the

~ of the said Tribunal,
- - Tribunal. . '
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The Appeliate Officer may compound an offence of minor matare
provided the appellant holds. the preprictary rights over iho land
qmz!;; under un-ay construction subjest. to payment of
buili permission fees at following ratesi— *

1. Residential: Ré&. 12.50 to Rs. 25 OOper 8tk
2. Walling Rs., 25.00 per runaing feet.
3. Commercial: Rs. 25.00 to Rs. 58.00 pes Sft.

The eomposition fee imposed by the Tribonal shall be credited

‘jato the Municipal Chest for the purpos's of Section 65 of the
. Municipal Act ‘ _

'-Bxﬂan_'a,ﬂog--—l’ot the pai'pme'ot these Regulations *an offence

A ‘?‘mﬁ’i“ “nature’’ ., shall include any- erection of re-erection of a

which b wgpm up -in’ comtravention of the permission
od 4 of the Jammu and Kastmir Contr ol of
Act, 1988 or dcemcd sanctioned as serfesred 1o

in sub-clauss 7 (iii) ef these Regulations provided that such crection
or T '

n. ‘does mot:
(@) violate ths appr ve 1 land use of the aica notified in the
Srinagar Master Plan,

"' prescribed  in the. - permission.

" (i) Amount fo. conversion of resideatial building iato
77 commercial ‘ong .or vice versa.

i) viol ne,__'t,he.:ﬁé:miuibie front, tea or side sct backs

L A8 . Avthenticationof ike-ord-rs— An order or ipstrumentirequiring
jon by the, Authori'y shall b sig ed by the Ad.ninistrator
Municipa yjChaipman:: BOCA ur suy -other: officar of

¢ . Munigipality ‘authorszed: by him in this behalf.

(8d.)

S : Chairman,
Building Operations Congrolling Authority,
- (Administrator, Srinagar Maunicipality.)

£



