Amendment of the Provisions Regarding
Redevelopment of Buildings of Co-operative Housing
Societies.

Government of Maharashtra
Co-operation Department
Government Order No. SGRY O-2026/C.R. 108/14-S
New Administrative Building, Mantralaya, Mumbai-400 032
Date: 30.09.2026

Read:

1) Provisions of Section 79A of the Maharashtra Co-operative Societies Act, 1960

2)  Government Resolution, Co-operation, Textiles and Marketing Department, No.
SGRY 0O-2018/C.R. 85/14-S, dated 04.07.2019

Preamble: -

Redevelopment schemes for buildings of co-operative housing societies are being
implemented on a large scale in the State of Maharashtra. Numerous complaints from housing
societies, housing federations and individual members regarding the management of co-operative
societies undergoing redevelopment are being received by the field-level and regional offices of
the Government. The nature of the complaints received in most cases of redevelopment of
co-operative housing societies is as follows:-

1) The committee taking unilateral decisions in the redevelopment process without taking
members into confidence.

2) Lack of transparency in the tender process.

3) The committee and office-bearers of the society appointing the developer/contractor
arbitrarily.

4) Not making information/documents regarding the redevelopment of the society available to
members, and not informing members about the various stages after the redevelopment
process has begun.

5) Lack of coordination in the work to be done by the architect and the project consultant.
6) Not planning the redevelopment project report.
7) Not following the proper procedure for finalising the tender.

8) Carrying out the redevelopment process through a committee whose term has expired or
which has not been elected in the prescribed manner.

9) Not adopting a transparent method while allotting flats/premises.



10) Difficulties faced by new flat holders in obtaining membership after redevelopment.

In the public interest, under Section 79(A) of the Maharashtra Co-operative Societies Act,
1960, the Government, by its Government Resolution dated 4 July 2019, had prescribed a
procedure for the redevelopment of buildings of co-operative housing societies. Taking into
account the complaints received regarding redevel opment and the judgments delivered by the Hon.
High Court from time to time, it has become necessary to amend the Government Resol ution dated
4 July 2019 in order to bring uniformity, transparency, member participation and wider benefit of
the members in the redevelopment process in the State. In view of this position, the matter of
issuing revised orders in this regard was under the consideration of the Government. Accordingly,
since it is necessary to supersede the Government Resolution dated 4 July 2019 referred to above
and all circulars issued thereafter pursuant to the said Government Resolution in connection with
redevelopment, and to issue revised orders, the Government hereby issues the following orders.

ORDER

In exercise of the powers conferred on the State Government under Section 79A of the
Maharashtra Co-operative Societies Act, 1960, the following orders are hereby issued in the wider
public interest of the people of the State.

1) If the building of a co-operative housing society has been declared by the competent authority
as dilapidated, or in a ruinous condition, or unsafe for habitation, or dangerous to persons
passing by it or to any adjoining structure or place, and if the society is eligible for
redevelopment of its building under the Development Control Regulations, the society may
take adecision in its general meeting regarding the redevelopment of that building.

2) This order shal apply to al types of redevelopment undertaken by societies, namely
redevelopment by a developer under an agreement, self-redevel opment, group redevelopment
in a federal society, redevelopment through a cluster of societies, etc. All the procedures
prescribed for the appointment of a developer shall apply to all the above-mentioned types of
redevel opment, to the appointment of a contractor for self-redevelopment, or to development
through an agreement.

3) The decision regarding redevelopment of buildings of co-operative housing societies may be
taken by the managing committee of the society elected under the Maharashtra Co-operative
Societies (Election of Committee) Rules and constituted in accordance with the law. It cannot
be taken by an Authorised Officer / Administrator / Board of Authorised Officers appointed
by the Registrar.

4) Convening a Special General Meeting for redevelopment of the society's building:-

In respect of co-operative housing societies whose buildings are to be redevel oped, not less
than 1/5 of the members of the society shall be required to submit an application to the
Secretary of the managing committee of the society, elected in accordance with the
bye-laws of the society and constituted in accordance with the law, together with their



plans and suggestions regarding redevelopment of the building, for convening a Special
General Meeting to decide the policy regarding redevelopment of the society's building.
Within 8 days of receipt of the application, the managing committee shall take note of it
in a committee meeting, and within 2 months the Secretary of the society shall convene
a Special General Meeting of all members of the society. The agenda of the meeting
shall be given to every member of the society 14 days in advance and the
acknowledgement thereof shall be kept in the records of the society. Before convening
the said meeting, the managing committee of the society shall obtain quotations from at
least 3 architects registered with the Council of Architecture under the Architects Act,
1972, who are on the panel of the Government / local authority, or from Project
Management Consultants (PMC), for preparing the Project Report of the redevelopment
work of the building, and one expert person from among them shall be selected at the
Special General Mesting.

5) Receiving written suggestions of member sregarding building redevelopment:-

Members of the society may submit to the committee, in writing, their realistic plans,
suggestions and recommendations regarding redevelopment of the society's building, 8
days before the date of the meeting.

6) Businessof the Special General Mesting:-

(&) Quorum:- The quorum for the Special General Meeting convened for redevel opment
shall be 2/3 of the total number of members of the society. If the quorum is not
complete, the meeting shall be adjourned, and the adjourned meeting shall be
reconvened, on 7 days notice, within the next 1 month. If the quorum is again not
complete at that meeting, it shall be presumed that the members are not interested in
redevelopment of the society's building, the meeting shall be cancelled, and the subject
cannot be brought before a Special General Meeting for approval again for the next 3
months. At this general meeting, the preliminary decision as to whether the society isto
be redeveloped or not shall be approved by the majority of members present, being not
less than 51% of the total number of members of the society. For this decision, the
approval of at least 51% of the total number of members of the society shal be
necessary.

Members who are abroad, bedridden due to illness, persons with disabilities, and members
who cannot attend the meeting in person for some unavoidable reasons may attend the
meeting through a remote system / V.C. Such attendance shall be counted for the 2/3
quorum as well asfor the 51% majority. However, it shall be mandatory that 51% of the
total members of the society are physically present at the said meeting.

In this way, the said decision shall be approved by a majority of not less than 51% of the
total members of the co-operative housing society. (For example, if the total number of
members of a housing society is 100, the 2/3 quorum of the Special General Meeting
convened for redevelopment of that society shall be 66.66, i.e. 67 members, and the



approval of 51 or more of them shall be required for the maority. That is, if 67
members are present at that meeting, physically and through V.C., the approval of 51 or
more of the 67 members present shall be required for the majority. Likewise, even if 75
members are present, physically and through V.C., the approval of 51 or more of the 75
members present shall be required for the majority, and so on.)

(b) Business at the meeting:- After the decision approving redevelopment, the following
business shall be conducted with the approval of the Special General Meeting as stated
above.

1. Selecting an expert and experienced architect / project management consultant
from the panel of the Government / local authority for the building redevel opment
work, and determining the items of work to be done by them and their terms /
conditions.

2. Presenting an outline of the programme regarding building redevel opment.

3. The suggestions, recommendations and objections of al members regarding
redevelopment of the society shall be considered at the Special General Meeting,
and the views expressed by all members in this regard shall also be recorded in
the minutes of the meeting along with their names. For this purpose, no
written/oral or any other kind of approval, opinion or view of any absent member
shall be considered at the general meeting.

7) Obtaining written consent of membersfor redevelopment proceedings:.-

As stated in the above paragraph, after the decision to redevel op the society has been passed
at the Special General Meeting by a majority of not less than 51% of the total members,
it shall be necessary for the managing committee, for taking further action regarding
redevelopment, to obtain written consent letters from the members who have recorded
their vote in favour of the redevelopment resolution.

8) Issuing appointment letter to the architect / project management consultant:-

The Secretary of the society shall, within 30 days after the date of the meeting, give the
architect / project management consultant selected at the Special General Meeting a
letter of appointment, and the committee shall enter into a written agreement with the
architect / project management consultant according to the terms and conditions
approved at the general meeting.

9) Work to be done by the architect / project management consultant at theinitial stage:-
() Survey of the society's building and land.
(b) Obtaining information regarding conveyance (deemed/actual) of the society's land.

(c) In accordance with the prevailing policy of the Government and according to the
ownership of the land, taking into account the rules applicable from time to time of



(d)

(€)

MHADA / CIDCO / SRA / MMRDA / Municipa Corporation / Municipa Council,
obtaining information about the F.S.I. and T.D.R. available according to the society's
building and land. The concerned societies shall be required to take action in this regard
accordingly.

Taking into account the suggestions and recommendations of the members of the
society regarding redevelopment, preparing a realistic project report after considering
matters such as residential area, commercial area, open space, garden, parking and
construction specifications to be made available to members. Preparing a separate
project report for each scheme, together with a comparative statement, regarding the
benefits under the various schemes of the Development Control Regulations (DCPR /
UDCPR) approved by the Government for planning authorities.

The architect / project management consultant shall prepare the project report within
two months from the date of their appointment and submit it to the managing
committee of the society.

10) Action after receipt of the redevelopment project report:-

(@) After the redevelopment project report is received as above, the Secretary of the society

(b)

(©)

shall convene a meeting of the managing committee within 30 days. The architect /
project management consultant shall be invited to that meeting, and the project report
shall be approved after taking into consideration the suggestions of the members. The
notice of the meeting, along with the time and venue of the meeting, etc., shall be
published on the notice board of the society. In the said notice, information that a copy
of the project report received is available for inspection by members at the society's
office, and a notice requiring suggestions to be submitted 7 days before the ensuing
committee meeting, shall be given to every member, and the acknowledgement thereof
shall be kept in the records.

The Secretary of the society shall forward the suggestions received from members 7
days before the managing committee meeting, as above, to the architect / project
management consultant for consideration.

At the said managing committee meeting, after thorough discussion of all matters,
including the suggestions'recommendations from members and the views of the
architect / project management consultant, the project report shall be approved by
majority with such changes as are necessary. At that meeting, a draft of the tender shall
be prepared and, after discussion / exchange of views on it, the date, time and venue of
the next Special General Meeting for finalising the tender draft shall be fixed. While
preparing the tender draft, the architect / project management consultant shall keep one
of either the carpet area or the corpus fund constant (and unchanged), and shall fix the
other technical matters, so as to obtain competitive tenders from reputed and
experienced developers. The tender draft shall be presented to the members at the
Special General Meeting and approved by majority, and thereafter a public notice shall



be published in the Marathi and English newspapers with the largest local circulation,
and tenders shall be invited. The members of the society shall also be free to inform
reputed and experienced developers known to them about the tender and to invite
tenders from them.

11) Announcingthelist of tendersreceived:-

@

(b)

(©)

On the last day for receipt of tenders, the Secretary of the society shall prepare a list of
the number of tenders received and publish it on the notice board of the society.

The Secretary of the society shall convene a Special General Meeting of the society
within 30 days after the last date for receipt of tenders. The tenderers or their authorised
representatives cannot be denied permission to attend this meeting. The tenders
received shall be opened in the presence of all those present at the meeting. The
architect / project management consultant shall scrutinise all the tenders, prepare a
comparative statement, and examine the quality, reputation, experience and competitive
rates of the tenderers, and if at least 3 tenders have been received, shall approve the
tenders to be placed before the Specia General Meeting. At least 3 tenders must be
received for the tenders to be competitive. However, if fewer than 3 tenders are
received, an extension of at least 15 days shall first be given. If, even after such
extension, fewer than 3 tenders are received, a second extension of 1 week shall be
given. If, even then, fewer than 3 tenders are received, as many tenders as have been
received shall be approved to be placed before the Special General Meeting.

If al the tenderers received are to be given an opportunity to submit revised tenders,
they shall be permitted to do so, and the society shall take action in that regard as per
"(b)" above.

12) Conduct of the Special General Meeting for selecting the developer:-

(&) Appointment of an Authorised Officer by the Registrar's office for the general

meeting:-

A Special General Meeting of the society shall be convened to select one developer,
from among the tenders selected by the managing committee of the society with
the help of the architect / project management consultant, on various criteria such
as experience, quality, financial capacity, technical capacity and competitive
rates. It is mandatory to hold the developer selection meeting in the presence of a
representative of the Registrar. In order that the managing committee's Special
General Meeting is held in the presence of arepresentative of the Registrar of the
society, a proposal shall be submitted to the Registrar for appointment of an
Authorised Officer, aong with the minutes of the Specia General Meetings
regarding redevelopment, the list of members, the project report, the information
on all tenders received and the comparative statement thereof. After scrutinising
the said proposal, the Registrar shall decide on the appointment of the Authorised
Officer within 14 days from receipt of the proposal.



(b) Notice of the Special General Meeting:-

After the appointment of the Authorised Officer, the Secretary of the society shall

convene a Special General Meeting for selecting the developer within one month,
and shall send the agenda of this meeting and the comparative statement of the
tenders received to all members 14 days before the meeting, by hand delivery /
registered post / e-mail, and shall keep the acknowledgement thereof in the
records of the society. The Authorised Officer shall verify this.

(c) Quorum of the Special General Meeting:-

The quorum of the Special General Meeting shall be 2/3 of the total members of the

society. Members who are abroad, bedridden due to illness, persons with
disabilities, and members who cannot attend the meeting in person for some
unavoidable reasons may attend the meeting through a remote system / V.C. Such
attendance through aremote system / V.C. shall be counted for the 2/3 quorum as
well as for the 51% majority for selection of the developer. However, it shall be
mandatory that 51% of the total members of the society are physically present at
the said meeting. The Authorised Officer shall verify the attendance of members
at the meeting and the completion of the quorum (the society shall appoint a
service provider for the remote system / V.C.). If the quorum is not complete, the
meeting shall be adjourned, and the adjourned meeting shall be reconvened, on 7
days notice, within the next 1 month. If the quorum is again not complete at that
meeting, it shall be presumed that the members are not interested in
redevelopment of the society's building, the meeting shall be cancelled, and the
subject cannot be brought before a Special General Meeting for approval again for
the next 3 months.

(d) Business at the Special General Meeting regarding selection of the developer:-

Only authorised members shall attend this meeting; a representative of a member

1)

2)

cannot be sent. Members must carry valid identity cards with them at the venue of
the meeting. The Authorised Officer shall verify/check the identity of members
before the meeting begins, through the members' register, share certificate and
valid identity card. The Authorised Officer shall ensure that only the authorised
representatives of the developers whose tenders are to be presented are present at
the meeting, and shall arrange video recording of the Special General Meeting at
the society's expense. After the quorum is complete at the venue, the business of
the meeting shall be conducted as follows:-

The Secretary / project management consultant shall give the comparative
information regarding the tenders selected for presentation.

The selection of the developer for building redevelopment shall be made by a
majority of members, being not less than 51% of the total number of members of
the society.



3) Selecting one developer with terms and conditions, and finalising the tender.
4) Obtaining the consent of the selected devel oper.

Members who wish to state their views or record an objection shall be given an
opportunity. At the time of voting on the selection of the developer, the
Authorised Officer shall proceed to select the developer by a show of hands by
the members present, or by secret ballot on the written demand of 1/5 of the total
members of the society. If the developer is to be selected by secret ballot, the
Authorised Officer shall make al arrangements for it, and the society shall make
arrangements for the expenses thereof.

In the secret ballot method, the Authorised Officer shall make arrangements, with the
help of the service provider, for members attending through a remote system /
V.C.

The written approval/consent of members present (physically and through V.C.),
being not less than 51% of the total number of members of the society, shall be
necessary for the appointment of the developer. For this purpose, no written/oral
or any other kind of approval, opinion or view of any absent member shall be
considered at the genera meeting. If the selected developer or their
representatives do not attend the meeting, their consent to the said project shall be
presumed and further action shall be taken. The meeting shall be video recorded,
and one copy thereof shall be required to be kept with the Secretary and one copy
with the Registrar.

Within 14 days after the meeting is held, the President/Secretary of the society shall
submit to the Registrar's office the minutes of the meeting, the written approval
letters of members, the consent letter of the developer, the attendance sheet of the
meeting, etc. The Authorised Officer shall also submit to the Registrar's office the
report of the said meeting and a CD/pen drive of the video shooting. Thereafter,
the Registrar shall enter in the redevel opment register maintained in his office the
documents so filed, the report of the Authorised Officer, the CD/pen drive of the
video shooting, and the fact that the developer has been appointed for
redevelopment, and shall inform the society and the concerned Loca Planning
Authority / Municipal Corporation / Municipal Council by letter that the
developer has been appointed in accordance with the Government Order.

In the interest of transparency, all types of information relating to redevelopment, such
as notices of meetings, minutes, the CD/pen drive of the video recording of the
general meeting, the report of the project management consultant, the draft tender,
tenders, comparative statement, the draft development agreement, etc., shall be
made available free of cost to the members of the society for inspection. If a
member demands copies of the above documents, it shall be the responsibility of
the Secretary of the society to provide them promptly on charging the prescribed



fee. The notices and minutes of the managing committee and Special General
Meetings concerning redevelopment shall be required to be communicated to the
concerned Registrar's office within 14 days of the meeting. The societies shall
preserve the acknowledgements of receipt thereof.

13) Agreement to be made with the developer:-

The managing committee shall, within 3 months, enter into an agreement with the devel oper
|/ contractor, in accordance with the terms and conditions approved by the general
meeting of the society, and under the guidance of the architect / project management
consultant.

The agreement shall include, among other points suggested by the architect / project
management consultant appointed by the society, the following points:-

1) According to the size of the redevelopment project, the period for completing the
redevelopment / construction project of the society from the date of the first /
foundation certificate shall not be more than 2 years, and in exceptiona
circumstances not more than 3 years.

2) The decision as to what proportion of the total cost of the redevelopment project,
and in what form, the bank guarantee from the devel oper should be, shall be taken
with the approval of the general meeting.

3) During the redevelopment period, the developer shall, as far as possible, provide
members with alternative accommodation in the same locality until the project is
completed, or shall arrange monthly rent and deposit acceptable to the members,
or shall provide such transit camps.

4) The development agreement with the society and the Permanent Alternative
Accommodation Agreement with each individua member shall be registered
under the Registration Act, 1908. Also, within 3 months after the development
agreement is registered, the Permanent Alternative Accommodation Agreement
shall be made with the individual member.

5) After the redevelopment project is completed / possession of the flats is received, it
shal be the responsibility of the committee of the society to decide on the
applications for membership of new flat/premises holders in the society within 3
months, and to give them membership and share certificates.

6) The agreement shall clearly state the carpet area payable in accordance with the
Real Estate (Regulation and Development) Act, 2016.

7) The development rights given to the developer shall be non-transferable.

8) Only after all legal approvals for building redevelopment have been obtained, and
only after the Permanent Alternative Accommodation Agreement with individual
members has been registered, shall the member premises holders vacate their



premises. The rights of those who are in possession of flats shall remain
unaffected.

9) The condition that any dispute arising in the redevel opment work shall be referred
to the competent court/authority in accordance with the provisons of the
prevailing Act must be included in the agreement between the architect /
contractor / developer and the society.

10) A Specia General Meeting shall be convened for allotment of the flats in the
redeveloped building, for which a notice of at least 14 days shall be issued to all
members. At that meeting the decision shall be taken by a majority of members
present, being not less than 51% of the total members of the society. Also, at that
meeting, while alotting flats, as far as possible flats shall be allotted floor-wise in
accordance with the present position, and if it becomes necessary to distribute
flats by draw of lots, the devel oper shall arrange the draw of lots for the flats after
the building is complete, and the flats shall be distributed by draw of lots at that
time. The society shall be required to video record the Special General Meeting
for flat allotment. The minutes of that meeting, the video recording and the
certified list of flat allotment shall be submitted to the Registrar's office within 1
month.

11) No committee member or office-bearer of the society shall be a developer or a
relative of the developer.

12) The plans of the construction approved by the Municipal Corporation / competent
authority must be presented before the general meeting for information, and if a
member wants a copy of the approved documents, he shall apply to the society in
writing. It shall be binding on the managing committee to provide the information
on charging the appropriate fee.

14) Group redevelopment of societies falling under a co-operative housing federation
which holds owner ship rightsover theland:-

1. Group redevelopment may be carried out, in the name of the co-operative housing
federation, through the co-operative housing federation that holds ownership rights over
the land of the buildings and common area of the affiliated societies.

2. The quorum of the Special General Meeting convened for group redevelopment of the
buildings of societies affiliated to a co-operative housing federation shall be 2/3 of the
total number of affiliated member societies of the federation.

3. At the Special General Meeting convened for the preliminary decision on redevel opment
of the buildings of the affiliated co-operative societies, after the quorum is complete as
above, the decision shall be approved by a majority of the member societies present,
being not less than 51% of the total number of affiliated member societies. For this
decision, the approval of at least 51% of the total number of affiliated member societies

-10-



15)

shall be necessary.

4. Before commencing the redevelopment work of the buildings of the affiliated societies,

the affiliated societies must have given the following approval. All the societies
affiliated to the federation shall, for redevelopment of their buildings, approve a
resolution at the Special General Meeting of each society, after completing the quorum
of 2/3 of the total members of that society, by a majority of members present
(physically and through V.C.), being not less than 51% of the total number of members
of that society. For this purpose, the approval of at least 51% of the total number of
members of that society shall be necessary. Also, each society shall obtain the written
consent of all members who voted in favour of the resolution and submit their
resolution and written consents to the committee of the federation; or, members holding
not less than 60% of the total members of all the societies affiliated to the federation
taken together shall be required to vote in favour of the resolution, and each society
shall obtain the written consent of all members who voted in favour of the resolution
and submit their resolution and written consents to the committee of the federation.

After the preliminary decision regarding group redevel opment of societies has been taken as

above, the subsequent procedure shall be required to be followed in accordance with the
provisionsin Paragraphs 9 to 13 stated above.

While adopting the procedure stated in this Government Order, while making any
calculation, any fraction shall be rounded up to the next higher whole number.

16) The purpose of this Government Order is that, in the redevel opment process concerning the

appointment of the project management consultant, the project report, the tender process, the
appointment of the developer and the development agreement, transparency should be
maintained and the interests of members should not be prejudiced. If this Government Order
is violated, or if any act of deception, misappropriation or prejudice to the interests of
members is found to have been done in collusion in the redevelopment, the responsible
office-bearers / committee members concerned shall be liable to action under Section 79A(3)
/ 78A of the Maharashtra Co-operative Societies Act, 1960.

This Government Order has been made available on the Government of Maharashtra's

website www.maharashtra.gov.in, and its reference number is 202609301657141847. This order is
issued after being authenticated by digital signature.

By order and in the name of the Governor of Maharashtra,

To,

(Pravin Talekar )
Section Officer, Government of
Maharashtra.
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The Principal Secretary to the Hon. Governor, Lok Bhavan, Maabar Hill, Mumbai

2. The Additional Chief Secretary / Principal Secretary to the Hon. Chief Minister, Mantralaya,

Mumbai-32

The Additional Chief Secretary / Principal Secretary to the Hon. Deputy Chief Minister (Shri Eknath
Shinde), Mantralaya, Mumbai-32

The Additional Chief Secretary / Principal Secretary to the Hon. Deputy Chief Minister (Smt. Sunetra
Pawar), Mantralaya, Mumbai-32

The Private Secretary to the Hon. Speaker / Hon. Chairman, Maharashtra L egislature, Maharashtra
Legidlature, Mumbai-32

6. The Private Secretariesto all Hon. Ministers/ Ministers of State, Mantralaya, Mumbai-32

9.

10.

11
12.
13.
14.
15.
16.
17.
18.
10.
20.
21.

The Hon. Chairman, Self / Group Redevelopment Authority, Kalanagar, Bandra, Mumbai-51

. The Hon. Leader of the Opposition (Legislative Assembly / Legislative Council), Maharashtra

Legislature, Mumbai-32
All Hon. Members of the Legislature,

All Hon. Additional Chief Secretaries/ Principal Secretaries/ Secretaries (all departments),
Government of Maharashtra, Mantralaya, Mumbai-32

Commissioner for Co-operation and Registrar, Co-operative Societies, Pune
Metropolitan Commissioner, MMRDA, Mumbai

Vice President, MHADA, Mumbai

Managing Director, CIDCO, Mumbai

Chief Executive Officer, SRA, Mumbai

All Municipa Corporation Commissioners

All Municipal Council Chief Officers

All Divisional Joint Registrars, Co-operative Societies (Administration)

All District Deputy Registrars, Co-operative Societies

All Taluka Deputy Registrars/ Assistant Registrars, Co-operative Societies
Selection file/ (14-S).
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