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SECTION 154B ɀMCS Act 1960

(1) apply mutatis mutandis to
the housing societies.

(2). Shall not apply to the 
housing societies
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CHAPTER XI-B
CO-OPERATIVE HOUSING SOCIETIES

Å106C-1. Non-application of provisions 
of these Rules to housing societies.ɂ

ÅRules 4, 19, sub-rule (1) of rule 20, 

Årules 22, 25, 27, 30A, 

Årules 35 to 48, 

Årules 49B, 49C, 53, 53C, 63A, 66, 86A, 

Årules 93 to 103 of these Rules shall not 
apply to the housing societies.



SEC 154B-1 DEFINITIONS

(1) ȰÁÌÌÏÔÅÅȱmeansa Memberof a housingsociety to whom a plot
of land or a site, or a flat in a building or complex held by it ,
is allotted by the co-operative society,or
a personwho haspurchaseda flat from the developeror
competentauthority and joined asa Memberof the society ;

(13) Ȱ&ÌÁÔȱmeansblock,chamber,dwelling unit, apartment, office,
showroom, shop, godown, premises,suit, tenement, unit or by any
other name, means a separate and self-contained part of any
immovable property, including one or more rooms or enclosed
spaces, located on one or more floors or any part thereof, in
building or on a plot of land, used or intended to be used for any
residential or commercial use such as residence, office, shop,
showroom or godown or for carrying on any business,occupation,
profession or trade, or for any other type of use ancillary to the
purpose specified ;
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Bombay High Court: principal direct decisions

Uday Dalal & Ors. v. Divisional Joint Registrar

Citation / date: 5 December 2025; WPL 15089/ 2025 with connected
petition (unreported)

Sections involved : 154B-1(13); 154B-3; 154B-5
Question of law : Whether an internally divided or subsequently
described portion could be treated as a separateȰÆÌÁÔȱand support an
additional membership beyond the sanctioned plan and registration
proposal.
Ruling : The sanctioned plan and the documents foundational to
registration control the recognisednumber and identity of flats. Section
154B-5 prevents admission of members beyond flats legally available in
the society.
Ratio : Private arrangements,internal subdivisions or later descriptions
cannot manufacture a statutory flat or membership inconsistent with the
sanctionedplan.



SEC 154B-1 DEFINITIONS

(17) ȰÈÏÕÓÉÎÇ ÓÏÃÉÅÔÙȱ means a society, 
the object of which is 
(i) To provide its Members with open plots for 
housing,
dwelling houses or flats;
or if open plots, the dwelling houses or flats are 
already acquired , 
(ii) To provide its Members common amenities and 
services and 
(iii) to demolish existing buildings and reconstruct or 
(iv) to construct additional tenements or premises 
by using potential of the land ;
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Sections 154B-1(17) and 154B-31

Case

Parimal H. Solanki v. Bhoumik Co -operative Housing Society Ltd. & 

Ors., Interim Application (L) No. 25993 of 2022 in Suit No. 1190 of 

2019, decided 6 October 2022 ɀBombay High Court

Principle decided

Although the amendeddefinition of ȰÈÏÕÓÉÎÇÓÏÃÉÅÔÙȱincludesdemolition,

reconstruction and redevelopment,existing bye-laws do not automatically

change. By virtue of Section154B-31, the existing bye-laws continue until

expressly amended. A redevelopment dispute will not automatically

becomea dispute concerning the ȰÂÕÓÉÎÅÓÓof the ÓÏÃÉÅÔÙȱunder Section

91.



HOUSING SOCIETY -154B -1  DEFINITIONS

TYPES OF APEX SOCIETIES AS PER MCS ACT 1960

Association of
society

Co-operative 
Housing Association

Housing 
Federation

an association of,ð
(a) not less than five 

registered CHS &
(b) in which the voting 

rights are so regulated
Not less than 4/5 th

CHS members 
(Ward / Locality)

association of CHS or
other legal  bodies 
for the purpose of 
maintenance of  common
amenities or conveyance 
of land and  common 
amenities in respect of
plot or layout

the  federal body  notified 
by the Government in the 
Official  Gazette to be the 
representative of the 
CHS of the specified areas 
notified  by the 
Government, from time 
to time . 
District or Division 
or State

154B-
1 (3)

154B-
1 (8)

154B-
1 (16)



HOUSING SOCIETY -154B -1(17): TO PROVIDE PLOTS,  
DWELLING HOUSES OR FLATS OR COMMON AMENITIES & 
SERVICES OR REDEVELOP THE BUILDING 

MAHARASHTRA COOPERATIVE SOCIETIES ACT, 1960

Tenant ownership
housing society

tenant co-partnership
housing society

other housing 
societies

to allot the  plots
to its Members to 
construct the  dwelling 
unit and land is held
either on lease hold or  
free hold basis by the society 

to  allot the flats 
already constructed
or to be  constructed 
to its Members and 
where both  land and
building or buildings  
is held by society

house  mortgage, 
house  construction
Premises  societies of 
Office, industrial and
Commercial units. 



DEFINITIONS

ȰÄÅÆÁÕÌÔÅÒȱ:ɀ[Section 154B-1(11)]
meansa Member or flat owner or occupier who fails to pay
the dues of the society within three months from the date of
serviceof bill or notice or due date of payment,whichever is
later

ȰÄÕÅÓȱ:ɀ[Section 154B- 1(12)]

meansthe amount payableby a Member or flat owner to the
society and demandedby the society by issuing bill or notice
in writing and suchdemandis basedon the provisions of this
Act, rules and bye-laws of the society;
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Bombay High Court: principal direct decisions

Vallabhnagar Co-op. Housing Society Ltd. v. State of Maharashtra

Citation / date: 3 February 2026; WP461/ 2026 (unreported)

Sections involved : 154B-1(12); 154B-7; s.79A

Question of law : Whether a society could treat an amount exceedingthe
Government-prescribed ceiling on transfer premium as ȰÄÕÅÓȱand
withhold transfer/membership .
Ruling : TheexpressionȰÄÕÅÓȱmeansonly an amount lawfully demanded
under the Act, Rules and bye-laws. Since s.154B-7 is ȰÓÕÂÊÅÃÔto the
provisions of this !ÃÔȟȱbinding s.79A directions control the ÓÏÃÉÅÔÙȭÓ
demand.
Ratio : An unlawful or excessivedemanddoesnot becomeȰÄÕÅÓȱmerely
becausethe society bills it ; s.154B-7 cannot be usedto enforcea demand
contrary to statutory directions.



MEMBER U/S 154B -1(18) : 

FOUR TYPES OF MEMBERS. NOMINAL MEMBER IS DELETED

Member: 
Person joining 
in an application 
for the registration
of a hsg society
which is subseque-
ntly registered, or
a person duly 
Admitted to 
Membership of a
society after its 
Registration.

(a)Associate Mem.
means 
(a)husband, wife,  
(b) father, mother,
(c ) brother, sister,
(d) son, daughter, 
(e) son-in-law, 
daughter-in-law, 

(f) nephew, niece
Who is recommen-
ded by member &
Whose name is not
In the share certifi -
cate.

(b)JOINT MEMBER

who holds share,
right, title  and 
interest in the
flat jointly but
whose  name 
does not stand
first in the  
share  certificate.

(c ) PROVISIONAL
Duly admitted 
as a Member of a
society  temporarily 
after death of a
Member on the
basis of nomination 
till the admission 
of  legal heir or 
heirs as 
the Member of the
society in
place of deceased 
Member



1) No tenant co-partnership housing society shall be registered
under this Act,unlessit consistsof at least :
(i) five persons (each of such persons being a Member of

different family) or
(ii) at least fifty -one per cent. (of total number of flats asper

sanctionedplan) flat purchasersor intending Membersand
(iii) who are qualified to become Member under this Act,

whichever is higher,
(iv) joins the registration proposal of housing society to be

registered.

Explanatio n.ɂ For the purpose of this section, the expression
Ȱ-ÅÍÂÅÒof a ÆÁÍÉÌÙȱmeans a wife, husband, father, mother,
dependentsonor unmarried dependentdaughter.
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Can Enterprises Pvt. Ltd. v. State of Maharashtra

Citation / date: 27 February 2024; 2024:BHC-OS:3201; WPL190/ 2023

Sections involved : 154B-2; MCSAct s.9; MOFAs.10; IBCs.14

Question of law : Whether an IBC moratorium against the developer barred flat

purchasers from obtaining registration of a co-operative society; whether alleged

purchaserduesor theÄÅÖÅÌÏÐÅÒȭÓclaim to future construction justified refusal.

Ruling : Registration upheld. Formation/registration under MOFAis the fulfilment of the

ÐÒÏÍÏÔÅÒȭÓstatutory obligation and is not a proceedingȰÁÇÁÉÎÓÔȱthe corporate debtor

for IBC s.14. Purchaser dues require separate recovery proceedings; additional-

construction claimsfall outside the limited registration inquiry.

Ratio : A ÄÅÖÅÌÏÐÅÒȭÓinsolvency,allegedcontractual dues and unresolved development

potential do not defeat the flat ÐÕÒÃÈÁÓÅÒÓȭstatutory right to form a society once the

registration requirements are met.



The application shall be signed by the minimum
number of plot or flat purchasers or owners or
intending Members as provided under foregoing
section:

Provided further that, for the registration of a
Association of society or co- operative housing
association, such application shall be signed by
minimum number of authorized office bearers of
different societies or legal bodies , as the case may
be,asprovided under foregoing section.



Rule:106C-2. Application for reservation of 
name and permission to open bank account.

(1) Every application for the reservation of a name and
permission to open a bank account for the proposed
housing society shall be submitted in Form Y-1. The
application shall be accompaniedwith,ɂ

(i) a resolution of promoters who attended the
meeting for electing and authorizing the Chief Promoter,
alongwith the minutes of the saidmeeting ;

(ii) a commencement certificate or building completion
certificate, certified by an architect, for a proposed tenant
co-partnership housing society or premises society, or a
copy of the tentative layout plan, certified by an architect,
or the sanctioned layout plan for a proposed tenant
ownership housingsociety.

20



(2) Every application for the reservation of a nameand permission to opena
bank account for the proposed Association of Societies or Co-operative
HousingAssociationshall be submitted in Form Ȱ9-2ȱ. Theapplication must be
signed by at least two authorized office bearers of eachsociety or legal entity.
Theapplication must be accompaniedwith,ɂ

(i) a list of office bearers who attended the general body meeting of the
proposed association of societies or co-operative housing association for
electing and authorizing the Chief Promoter, alongwith the minutes of said
generalbody meeting.

(ii) a resolution from the generalbody meeting of at least five societies for the
proposed Association of Societies, or a resolution from the general body
meeting of at least two societies or legal bodies for the proposed Co-
operative Housing Association,giving consent and authorizing any two office
bearersto attend the generalbody meetingand sign the necessarydocuments.
(iii) a copy of the registration certificate of each individual society or legal
body.

(iv) a certificate from an architect certifying that the individual societies
or legal bodies are part of the same layout or plot . 21

Rule:106C-2. Application for reservation of 
name and permission to open bank account.



(3) The application shall be sent to the Registrar by registered post,
hand delivery or electronic mode.

(4) The Registrar shall upon receiving an application under the sub-
rule (1) or (2) enter the particulars into the register maintained in
Form Ȱ9-3ȱ, give a serial number, and issue a receipt in
acknowledgmentthereof.

(5) The Registrar may allow the promoters to amendthe application
before reserving the name and granting permission to open a bank
account.

(6) The Registrar shall dispose off such application within
thirty days of receipt . The Registrar may grant permission for the
reservation of the name and the opening of a bank account for the
proposed society or the Registrar may reject the application after
recording reasonstherefor in writing and communicatethe decision
to the applicant. The permission may be subject to such conditions,
if any,asspecifiedin letter communicatingsuchdecision. 22

106C-2. Application for reservation of name 
and permission to open bank account .



106C-3. Application for registration and registration fees

(1) Every application for the registration of a society under section
154B-3 shall be made in Form Ȭ9-1ȭin Marathi, Hindi or English within
two months from the date of granting permission for the reservation of
the nameof proposedsocietyand openingof a bank account.

(2) The application, subject to the provisions of section 154B-2, be
signed by the Chief Promoter and shall, in addition to two copiesof the
proposedbye-laws of the society,be accompaniedby,ɂ
(a) a list of persons who have contributed to the share capital, together
with the amount contributed by eachof them, and the entrance fee paid
by them ;
(b) a certificate from the bank or banks stating the credit balance in
favour of the proposedsociety ;
(c)a scheme showing the details explaining how the working of the
society will be economically sound and, where the schemeenvisages
the holding of immovable property by the society,a description of such
property proposed to be purchased, acquired, or transferred to the
society.

23



106C-3. Application for registration and 
registration fees

(2)(d) the rgistration fees at the following rates, namely :ɂ

24

Rs.
(i) Tenant Ownership Housing Societies 5000

(ii) Tenant Co-partnership Housing Societies having,

(A)Units or Flats Upto  25 2500

(B)Units or Flats Upto  26-50 5000

(C)Units or Flats Upto  51-250 7500

(D)Units or Flats Above 250 10000

(iii) Other Housing Societies 5000

(iv) Housing Societies of Backward Class Persons 50

Rs.

(v) Housing Societies under Lok Awas Yojana 50

(vi) Co-operative Housing Association 5000

(vii)
Association of Societies 5000

(3) The application shall be submitted to the Registrar by
registered post,hand delivery or electronic mode.



1) Notwithstanding anything contained in section
22, the society may admit any person as an
associate,joint or provisional Member

2) Right to vote and contest the election shall
be subject to the provisions of sub-sections (2),
(3) and (4) of section 154B-11.



A housing society shall not admit to its Membership
persons exceeding the number of flats or pl ots,
as the casemay be, available for allotment in that co-
operative housing society:

Provided that, a plot owners co-operative housing
society may admit to its Membership an
organization (co -operative housing society,
company, association, etc .) of flat purchasers ,
in casethe plot owner had constructed and sold flats
as per prevailing rules, in place of original plot owner
Member.



Rule :106C-4. Conditions to be complied 
with for admission to membership, etc. -

No person shall be admitted as a member, except associate or
provisional member of a society,unless,ɂ

(a) he has applied in writing in the form specified in the Bye laws of
the society for membership alongwith value of at least five sharesand
entrancefeeof rupeesfive hundred ;
(b) applicant has submitted, alongwith the application for
membership of the Society,a certified copy of the agreement, duly
stamped and registered entered into by him with the Promoter
Builder or Transferor; or Registered Gift deed or any other similar
legal instruments mentioned in various Acts ;
(c) his application is approvedby the committee of the society :

Provided that, if the application is made by any person as defined in
section 154B-1(20) (ii to xii), then the application for membership shall
also be accompanied by a resolution authorising it to apply for such
membership. 27



Rule :106C-5 Application for becoming Associate 
Member

(i) Any person defined in section154B-1 (18) (a) may apply
for being an AssociateMember of any member in Form
Y-5A alongwith a recommendationof a member.

(ii) An Associate Member ceases to be an associate
member :

(a) on the death of the original member or

(b) on the request of the original member for cancellationof
AssociateMembership who has made recommendation for
his membershipor

(c) on resignation or death of suchAssociateMember

28



106C-6 (1) Procedure for admission of provisional members.

(a) After the death of any member or joint member, the nominee of such
member may apply for provisional membership in Form Ȱ9-4ȱ,
along with an indemnity bond indemnifying the society against any
future claims regarding the sharesor interest of the deceasedmember
in the property of society. If there are more than one nominee, all
nomineesshall makesingleapplication.

(b) Where a member of society dies without making a nomination, or no
nominee comes forward for transfer, the society shall, invite
applications from legal heirs of the deceasedmember for admitting as
a provisional member,by publishing a notice in at least two local daily
newspapers having wide circulation. Such notice shall also be
exhibited on the notice board of the society.

(c) After taking into consideration the application received and after
making such inquiry as the committee deemsfit in the circumstances
prevailing the committee shall if it is of the opinion that a person is a
legal heir or representative of the deceasedmember,admit any of the
legal heirs as a provisional member as per the provisions of this rule.
The Applicant shall make an application in Form Ȱ9-4ȱfor admitting
asa provisional member alongwith Indemnity Bond. 29



(d) If there are more claimants than one, they shall be askedto make
an affidavit as to who should becomethe provisional member. The
person named in the affidavit shall furnish an Indemnity Bond
alongwith his application, asmentioned in sub-rule (a).

(e)If the claimants do not come to an agreement,as to who should
become the provisional member, the committee shall call upon
them to produce a legal heirship certificate or succession
certificate or a letter of administration from the competentcourt.

(f) A provisional member shall ceaseto be a provisional member once
the namesof the legalheirs are entry on record.

(g) A provisional member shall not have any right, title or ownership
of the property and his name shall not be included on the share
certificate.

30

106C-6 (1) Procedure for admission of provisional members.



106C-6(2) Procedure for Transfer on basis of 
family arrangement.

(a) After the death of any member or any of the joint members, the
legal heirs of such member or any of the joint members may enter
into a duly registered deedof family arrangement recording the terms
and conditions with respect to the share, right, title, and interest in
the flat held by the deceasedmember or joint member in the property
of the society.

Explaination I.ɂ Family Arrangement means an arrangement or
settlement reached between the legal heirs or representative of the
deceasedmember of the society.

(b) The legal heirs shall thereafter makean application in Form Y-5 to
the society,alongwith the duly registered deedof family arrangement
and an indemnity bond indemnifying the society against any claims
made to the shares,right, title, or interest in the flat of the deceased
member or joint member in the property of the society at any time in
the future, by any person.

31



(c) The committee shall, after receipt of the application, immediately
publish a public notice in two daily local newspapers having wide
circulation, inviting any claims or objections regarding the proposed
transfer of shares, right, title, and interest in the flat held by the
deceasedmember or joint member. Suchnotice shall also be exhibited
on the notice board of the society.

(d) If no claim or objections are received within a prescribed time
period, the committee may transfer the share,right, title and interest in
the flat of the deceasedmember or joint member to the legal heirs as
provided in the duly registered family arrangement.

(e) If any claims or objections are receivedfrom any person claiming to
be the legal heir of the deceasedmember or joint member or having
any dispute pertaining to the duly executedfamily arrangement, then
the committee shall not transfer the right, title or interest of the
deceasedmember and inform suchlegalheirs to obtain a legalheirship
certificate or a letter of administration from the court of competent
jurisdiction .

32

106C-6(2) Procedure for Transfer on basis of 
family arrangement.



Every society may organize cooperative
education and training, for its Members, officers
and employees through such State federal
societiesor the State Apex Training Institutes, as
the State Government may, by notification in the
Official Gazette, specify. Such education and
training shall,ñ
(i) ensure the effective and active participation

of the Members in the management of the
society;

(ii) Groom talented employees for effective
management



(ii i) Develop professional skills through  Co-operative 
education and training 

(2) Every Member of the Committee,

elected or co-opted, may undergo

whether 
such co-

operative education and training.

(3) (a) Co-operative societies specified by Government 
shall  contribute annually towards the Co-operative 
Education and Training Fund, within such period 
and at such rates as may be prescribed and  
different rates may be prescribed for different 
societies or classes of societies and such contribution 
shall be paid in the manner as may be prescribed.



(b) The Co-operative Education and Training Fund shall
be used for the purpose of promotion of co-operative
movement in the State by way of education of the
Members and training of officers of the co-operative
societieson co-operative principles and management
practices, and for the training and incidental
expensesborne by the institutions notified under
sub-section (1).

(c) The Co-operative Education and Training Fund
shall be administered, utilised, maintained and
audited, in the manner asmay be prescribed, by
such Authority or the Institution asmay be
notified by the State Government, in this behalf.



Rule :106C-7. Co-operative education and training for 
members, officers, and employees of housing societies.

(1) Every Co-operative Housing Society,Association of Societies,or Co-
operative Housing Association shall organize annual education and
training programs for its members, officers, and employeesthrough the
StateFederal Societyor the StateApex Training Institutes notified by the
StateGovernment.

(2)Every co-operative housing society shall contribute rupees ten per
member per month to the Co-operative Educationand Training Fund,and
every Co-operative Housing Associationor Associationsof societiesshall
contribute rupees one thousand annually to this fund. Suchcontributions
shall be collected annually and used within the financial year, or the
following year, for training programmes.

(3)Asfar aspossibleperiod of educationand training shall be,ɂ
(a) for member at leastonesessionof three hours,annually,
(b) for members of committee, office bearer and employees at least
two sessionsof three hours,annually.

36



(4) The State Federal Society or the State Apex Training Institute notified 
by the State Government shall arrange to cater the co-operative education 
and training to the members, officers and employees of the Co-operative 
Housing Society, Association of Societies, or Co-operative Housing 
Association.

(5) The State Federal Society or State Apex Training Institutes to be notified 
by the State Government shall have,-

(a) registration under the provisions of the Act or any other Act ;

(b) a State wide operational area;

(c) provisions in their bye-laws for providing co-operative education and training to 
the members, officers and employees of the society;

(d) adequate infrastructure to provide co-operative education and training to the 
societies;

(e) qualified teaching and non-teaching staff; and

(f) adequate experience in the field of imparting co-operative education and training.

(6) The societies shall, every year make provision and contribute to Co-
operative education and training fund of the notified State Federal Societies 
or State Apex Training Institutes. 37

Rule :106C-7. Co-operative education and training for 
members, officers, and employees of housing societies.



Subject to the provisions of this Act, in caseof a housing society,
no transfer of share or interest of a Member or the occupancy
right, except the transfer of his heir or a nominee, shall be
effective unless,ð
(a)the dues of housing society are paid;
(b)the transferee applies and acquires Membership of the co-
operative housing society in due course of time:

Provided that , the transfer of share or interest in respect of lease
hold properties shall be governed by the terms of the lease, which are
not inconsistent with lease of land to the co-operative housing society
or with lease by housing society to its Members.
Explanation. ðFor the purpose of this section, occupancy right 

shall not include right of a tenant or a licensee on leave and 
license basis.
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Tanvis Diamoda CHS Ltd. v. State of Maharashtra

Citation / date: 20 November2025; WP8631/ 2025 (unreported)

Sections involved : 154B-7; 154B-12; s.22(2); s.91; 154B-29

Question of law : Whether an auction purchaser could obtain society
membership without clearing admitted arrears attachedto the flat.

Ruling : Where dues are admitted and definite, s.154B-7 is mandatory:
transfer is not effective in society records until dues are paid and
membership is acquired. Section 154B-12 recognises transfer by
registered documentbut operateswith s.154B-7.
Ratio : Ownership under the sale/auction instrument and society
membership are distinct . A society may insist on admitted statutory
dues; disputed/uncrystallised claims must first be adjudicated under
s.91 or s.154B-29.



1) Every Member of a society shall be entitle d to inspect
free of cost, at the societyõsoffice during office hours
or any time fixed for the purpose by the society,

(1) copy of the Act,

(2)the rule and the bye-laws,

(3) the last audited annual balancesheet,

(4)the profit and loss account,

(5)a list of members of the committee,

(6) a register of members,

(7)the minutes of general meetings,

(8)minutes of committee meetings and

(9) those portions of the books and records in which
his transactions with the society has beenrecorded.



2) A society shall furnish to a Member, on request in  
writing and on payment of such fees at such rate  as 
may be decided by the Registrar, from time to  time, 
the copies of any documents mentioned in  the 
foregoing sub- section within forty -five days from 
the date of payment of suchfees and when the 
Society is assisted by the Government in the form 
of share capital, loan and land, the said Society 
shall furnish such information within thirty 
days from the date so requested by a member.



146. Offences : It shall be an offence under this Act, if 

(p-2) any officer or past officer or Member or past  Member of the 
Committee of the housing society fails to supply the copies of the 
documents as provided under sub-section (2) of section 154B-8 or

147. Punishments for offences under section 146 ï
Every society, officer or past officer, member or past member, 
employee or past employee of a society or any other  person who 
commits an offence under section 146 shall ,on  conviction, be 
punished,-

(p-2) if it is an offence under clause (p-2) of that section , with a 
fine of Rs.100/ - per day of delay which may extend to five 
thousand rupees;



Rule :106C-8. Nomination of persons.

(1) A member or joint member of a co-operative housing society
may nominate any person or persons for provisional membership
by submitting the prescribed nomination form, as outlined in the
ÓÏÃÉÅÔÙȭÓbye-laws. The nomination form must be signed by the
member submitted to the society during their lifetime. In caseof
Joint members, separate nomination form shall be submitted for
eachmember for their respectiveshare.

(2) Any nomination made may be revoked or varied by submitting
a new nomination form, by following procedure specified in the
ÓÏÃÉÅÔÙȭÓbye-laws.
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Shahid Tamboli v. Divisional Joint Registrar

Citation / date: 20 July 2023; 2023 SCCOnLine Bom 1479; WP
5096/ 2022

Sections involved : 154B-8(2); 154B-23(1)(iii)
Question of law : Whether delayed/non-supply of enumerated
documents could disqualify committee members; whether substantial
complianceexcuseddefault.
Ruling : The petition against five-year disqualification was dismissed on
facts showing no substantial compliance. The 45-day obligation is
imperative, though disqualification is not automatic on day 46: the
Registrar must inquire, fix responsibility and consider bona
fides/justification .
Ratio : Transparency is a core governance obligation. Serious and
unexplaineddefault after opportunity canattract s.154B-23; minor delay
or genuinesubstantial compliancemust be assessedbefore imposing the
severeconsequence.
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Shri Vaibhav Wasudev Bhalavi v. State of Maharashtra

Citation / date: 20 October2021; WP6969/ 2021

Sections involved : 154B-8; 154B-23; natural justice

Question of law : Whether committee members could be disqualified
through a procedurally defective proceeding, including an impossible
hearing notice and shortenedstatutory time.
Ruling : The High Court interfered with the order. A five-year
disqualification carrying serious civil consequencesrequires a lawful
notice, realistic hearing and faithful observanceof the statutory period
and natural justice.
Ratio : Even where transparency duties are strict, the Registrar cannot
impose disqualification through a fundamentally unfair or mechanically
conductedprocess.
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Shashikant M. Raman v. Joint Registrar

Citation / date: 1 July2026; WP7757/ 2026

Sections involved : 154B-8; 154B-23; 154B-27

Question of law : Whether tender of copyingchargesby chequetriggered
the 45-day period, and whether belated delivery to the Registrar
amounted to compliance.
Ruling : Where the societychosenot to encasha valid tendered cheque,it
could not rely on non-payment. Repeated refusal to give committee
minutes, followed by belated supply to the Registrar rather than the
member,wasnot substantial compliance; disqualification wassustained.
Ratio : The statutory duty is to furnish the member, not merely deposit
papers with the authority. Deliberate obstruction defeats the
transparencyobject of s.154B-8.



When any question arises in respect of a Membership of a
person as to whether he has beenduly

( a) admitted to the Membership of society or

(b) has been admitted in violation of the provisions of this
Act, rules and bye-laws,

(i) the Registrar suo motu or

(ii) on an application

(iii) shall decide such question within three months from the
date of application and if he is satisfied that the person
has been admitted asMember in violation of provisions of
this Act, rules and bye-laws, passan order to remove such
person from Membership, but no such order adverse to
any such Member shall be given without giving him an
opportunity of being heard.



1) A Member shall be entitle to exercisesuch rights as provided
under this Act, rules and bye-laws.

2) Every Member of a housing society, whether registered before
or after the commencement of the Maharashtra Co-operative
Societies (Amendment) Act, 2019, to whom plot of land or
dwelling units have been allotted, shall be issued
certificate of allotment by the co-operative housing
society under its seal and signature in such form as may be
prescribed subject to the provisions of the Transfer of
Property Act, 1882 or the Registration Act, 1908, any
allotment (including re-allotment), of a plot of land or
dwelling unit in a building of a co- operative housing society
to its Member as per terms of allotment shall entitle such
Member to hold such plot of land or dwelling unit with such
title, right and interest, as the casemay be.



3) Except when there is a contract to the contrary, a  

Member of co- operative housing society shall not be 
entitle to any title or interest in any plot  of land or 
dwelling unit in a building of a co - operative housing 
society until he has made such  payment as may be 
specified by the co-operative  housing society towards the 
cost of such plot of  land or, construction of such dwelling 
unit, as the  case may be, to the co-operative housing 
society.

4) No Member shall be eligible for being appointed,
nominated, elected, co-opted or for being a Member of a

Committee, if he is a defaulter of the society.



5) (i) It shall be the duty of the Member of the society
to pay the dues of the society within time as
decided by society in its general meeting.

(ii) Member shall vacate the flat when required for
redevelopment of the building or buildings of
the society asdecided in its general meeting.

(ii i) Member shall perform his duties as provided
in this Act, rules and bye-laws.



(6) The Associate Member shall have right to   
contest the election to the Committee with 
prior written consent of a Member.

(7) Any action contemplated against the original  
Member in the Act shall be applicable to such 
an Associate Member.



(1) No Member of society shall have more than one
vote in its affairs : Provided that, every right to
vote shall be exercised personally : Provided
further that, in the caseof an equality of votes,
the Chairman shall have a casting vote in the
meeting of a society.

(2) The Associate Member shall have right to vote
with prior written consent of a Member.

(3) The provisional Member shall have right to vote.



(4) In caseof joint Member the person whose name stands
first in the share certificate, shall have right to vote. In
his absence, the person whose name stands second,
and in the absence of both, the person whose name
stands next and likewise, who is present and who is not
a minor, shall have right to vote.

(5) In caseof Association of society, authorised Member of
member society shall have right to vote.

(6) In caseof company or firm or any other body corporate
or local authority or any legal body constituted under
any law for the time being in force, the authorised
director or person or any one of the partners as
appointed by the firm, shall have right to vote



ÅA Member may transfer  his share, right,  
title and  interest of  his property  in the 
society by way of  registered document by 
following the due procedure as  provided 
in the rules or bye-laws.



On the death of a Member of a society, the society shall
transfer share, right, title and interest in the property
of the deceasedMember in the society to a person or
persons on the basis of testamentary documents or
succession certificate or legal heirship certificate or
document of family arrangement executed by the
persons, who are entitled to inherit the property of the
deceasedMember or to a person duly nominated in
accordancewith the rules:

Provided that, society shall admit nominee as a
provisional Member after the death of a Member till



legal heir or heirs or a person who is entitled to the
flat and shares in accordancewith successionLaw or
under will or testamentary document are admitted as
Member in place of such deceasedMember :

Provided further that, if no person has been so
nominated, society shall admit such person as
provisional Member as may appear to the Committee
to be the heir or legal representative of the deceased
Member in the manner asmay be prescribed.



106C-8. Nomination of persons.

(1) A member or joint member of a co-operative housing society
may nominate any person or persons for provisional membership
by submitting the prescribed nomination form, as outlined in the
ÓÏÃÉÅÔÙȭÓbye-laws. The nomination form must be signed by the
member submitted to the society during their lifetime. In caseof
Joint members, separate nomination form shall be submitted for
eachmember for their respectiveshare.

(2) Any nomination made may be revoked or varied by submitting
a new nomination form, by following procedure specified in the
ÓÏÃÉÅÔÙȭÓbye-laws.
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Section 154B-13

Case

Vipul Fatechand Shah v. Deputy Registrar, Co-operative Societies, 

Mumbai & Ors., W.P. No. 9027 of 2022, decided 6 April 2023

Principle decided

On the death of a member, the society must deal with transfer of the

deceasedÍÅÍÂÅÒȭÓshare, title and interest on the basis of testamentary

documents, succession certificate, legal-heirship certificate, family

arrangement or valid nomination. A nominee is ordinarily admitted only

as a provisional member until the person legally entitled to the flat is

established.
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Section 154B-13

Case

Bima Nagar Co-operative Housing Society Ltd. v. Divisional Joint 

Registrar, Co-operative Societies & Ors., W.P. No. 10768 of 2024, 

decided 23 September 2024

Principle decided

A relinquishment or releasedeed executedby members of the deceased

ÍÅÍÂÅÒȭÓfamily can constitute a ȰÆÁÍÉÌÙÁÒÒÁÎÇÅÍÅÎÔȱfor purposes of

transfer of membership. The expression is not confined only to Hindu

Undivided Families
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Karan Vishnu Khandelwal v. Chairman, Vaikunth CHS

Citation / date: 8 December2022; WP12468/ 2022

Sections involved : 154B-1(18)(c) ; 154B-13

Question of law : What status and rights a registered nominee obtains
after theÍÅÍÂÅÒȭÓdeath.

Ruling : A duly recorded nominee may be admitted only as a provisional
member pending admission of the person entitled under successionlaw,
will or testamentary document.

Ratio : Nomination facilitates society administration and representation;
it doesnot finally determine beneficial title or displacesuccessionlaw.
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Hon. Secretary/Chairman, Mahim Makarand CHS Ltd. v. State of 
Maharashtra

Citation / date: 13 February 2024; 2024:BHC-AS:8321; WP10029/ 2019

Sections involved : 154B-13; relevant bye-law on nomination

Question of law : Whether nominees had also to produce a succession
certificate before being admitted when a valid nomination was already
recorded.
Ruling : The alternatives in s.154B-13 are disjunctive. Oncea nomination
is validly registered, the society must admit the nominee provisionally ;
that entry binds society administration but does not determine title
amongheirs.
Ratio : A society cannot convert provisional admission of a nominee into
an adjudication of succession,nor demand every alternative document
listed in s.154B-13 cumulatively.
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Satyajeet Devidas Bade v. Deputy Registrar

Citation / date: 14 January2026; WP16377/ 2025 (unreported)

Sections involved : s.22(2); 154B-13

Question of law : Could the Registrar grant deemed membership by
relying for the first time on an alleged will that was never part of the
application before the society?

Ruling : No. The original claim before the society defines the scopeof the
proceeding. The orders were set aside,with liberty to make a fresh will -
basedapplication and with a full hearing to competingheirs.

Ratio : The Registrar cannot enlarge a membership claim by introducing
a new testamentary foundation at the appellate/deemed-membership
stage; procedural fairnessunder s.154B-13 is mandatory.



A society shall have a charge upon share and interest of a
Member or past Member or deceasedMember to the extent
of dues payable by such Member to the society.

Every society shall create such funds as may be
prescribed and also such other funds as it may, from
time to time, decide.



106C-11. Creation of funds :

The society may establish and maintain the following funds, as approved 
by the general body, namely :ɂ

(1) Reserve fund.ɂ The society shall establish reserve fund which shall 
consist of,ɂ

(a) all entrance fees received by the society from its members ;

(b) all transfer fees or charges or premium received by the society from its members 
on transfers of membership ;

(c) the amounts allocated to this fund from the net profit or surplus of that year, in 
accordance with the provisions of sub-sections (1) and (2) of section 66 ;

(d) all donations received by the society, except those designated for specific 
purposes.

(2) Sinking fund.ɂThe Society shall establish Sinking Fund which shall 
consist of contributions collected from its members at a rate determined 
in the general body meeting, subject to a minimum of 0.25 per cent. per 
ÁÎÎÕÍ ÏÆ ÔÈÅ ÃÏÎÓÔÒÕÃÔÉÏÎ ÃÏÓÔ ÏÆ ÅÁÃÈ ÆÌÁÔȟ ÉÎÃÕÒÒÅÄ ÄÕÒÉÎÇ ÔÈÅ ÂÕÉÌÄÉÎÇȭÓ 
construction and certified by the Architect. This fund shall be used for 
heavy repairs, as approved by the general body.
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(3) Repair and maintenancefund.ɂThe Societyshall establish Repair
and MaintenanceFund which shall consist of contributions collected
from its members at a rate fixed in the general body meeting, subject
to a minimum of 0.75 per cent. per annum of the construction cost of
eachflat, incurred during the construction of building and certified by
the Architect. This fund shall cover expensesfor routine recurring
repairs of the buildings or properties of the Society.

(4) Major repair fund.ɂ The Societyshall establishMajor Repair Fund
which shall consist of contributions collected from its members at a
rate fixed pro-rata on an area basis, as and when required, and
decidedby the generalbody. The Major Repair Fund shall be used for
significant repair and maintenancework on the ÓÏÃÉÅÔÙȭÓbuilding and
property.

(5) Education and training fund.ɂ The Society may establish
Education and Training Fund which shall consist of contributions
collectedfrom its members.
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(6) Election Fund.ɂ The Society shall establish election fund which
shall consist of contributions collected from its members. The society
shall collect contributions equally from all members for conducting
electionsof the managingcommittee,asdecidedby the generalbody.

(7) Welfare Fund.ɂ The Society may establish Welfare Fund which
may consist of voluntary contributions collected from its members.
The welfare fund may be used for social, cultural and recreational
activities organizedby the society.

(8) Corpusfund.ɂ TheSocietymay maintain CorpusFund.

(9) Anyother fundswith permissionof the generalbody.ɂ The Society
may establish any other additional funds for specific purposes with
contributions collected equally from all members,subject to approval
of generalbody.
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Every society shall levy the charges as
prescribed towards its such funds created under 

section 154B - 15.

A society shall invest or deposit its funds in one or 
more of the following:ñ
a) in a District Central Co-operative Bank, the State
Co-operative Bank, having awarded at least òAóAudit
Classin last three consecutiveyears, if no such Central

Co-operative Bank is availablein district, then any
Nationalised Bank



106C-12. Levy of charges.

(1) The contributions to be collected from the members or unit holders of 
the society, for the funds and the rates specified therein are as follows, 
namely :-

(a) service charges ;

(b) property tax ;

(c) water charges ;

(d) expenses on repairs and maintenance of the lifts of the society, including charges 
for running the lift or installation of new lifts ;

(e) car parking charges ;

(f) interest on defaulted charges ;

(g) repayment of the installment of the loan and interest ;

(h) non-occupancy charges ;

(i) insurance charges ;

(j) lease rent ;

(k) non-agricultural tax ;

(l) contribution towards various funds created by the society ;

(m) any other charges approved by the general body at its meeting, however such 
charges should not contradict the provisions of the Act and rules.
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(2) The service chargesof the society referred to in sub-rule (1) above
shall include the following, namely :ɂ

(a) salariesof the office staff, lift men,watchmen,ÍÁÌÉȭÓȟand any other employeesof
the society ;

(b) where the society has an independent office, the property taxes, electricity
charges,water charges,etc., for the same;

(c) printing, stationery and postage;

(d) travelling allowanceand conveyancechargesto the staff and the membersof the
committee of the society ;

(e) sitting feespaid to the membersof the committee of the society ;

(f) annual subscription of the housing federation and any other cooperative
institution to which the society is affiliated ;

(g) entrance feesfor affiliation to the housing federation and any other cooperative
institution ;

(h) audit feesfor internal, statutory, re-audit, and test audit, if any ;

(i) expensesincurred at meetings of the general body, the committee, and the sub-
committees,if any ;

(j) retainer fees,legalchargesand territory enquiry fees;

(k) commonelectricity charges.
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106C-12. Levy of charges.

Å(4) Share of charges.ɂ The committee shall apportion the share of 
each member or unit or flat holder towards the charges on the 
society on the following basis.ɂ
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Sr. No. Charges Nature of apportion
(1) (2) (3)
1. Service charges equally divided by number of units or flats.
2. Property tax As fixed by the local authority and for common 

area on the basis of carpet area of each unit or 
flat.

3. Water charges on the basisof total number and sizeof inlets or
taps provided in each flat as per the sanctioned
building plan by the competentauthority.

4. Expenses on repairs and 
maintenance of the lift of the 
society including charges for 
running the lift or installation of 
new lift

on the basisof unit or flat, equally divided by the
number of units or flats of the building in which
lift is provided.

5. Car parking charges at the rate fixed by the general body
6. Interest on defaulted charges at the rate fixed by the general body not exceeding 

simple interest 12% per annum.
7. Repayment of the installment of 

the loan and interest
the amount of each installment with interest as 
fixed by the financial agency.

8. Non-occupancy charges 10% of service charges.
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Sr. No. Charges Nature of apportion

9. Insurance charges asper the carpetareaof eachflat: Providedthat if
there is increasein the insurancepremium due to
storing any specificgoodsin any flat or unit used
for commercialpurposesthan the extra burden of
insurancepremium shall be sharedby those who
are responsiblefor suchincreasedpremium in the
proportion of the carpetareasto their flats.

10. Lease rent the carpet area of each unit or flat
11. Contribution towards

(i) Sinking fund At the rate fixed by the general body subject to
minimum 0.25% per annum of the construction
costof eachflat or unit

(ii) Repair and maintenance fundAt the rate fixed by the general body subject to
minimum 0.75% per annum of the construction
costof eachflat or unit

(iii) Major repair fund The carpet area of each flat/ unit.
(iv) Education and training fund Tenrupeesper memberor asper the rates fixed by

the Government for each member, from time to
time whicheveris higher.

(v) Election fund Equally by members
(vi)Welfare fund Voluntarily by members
(vii) Any other fund Equally by members
(viii) Amenities charges Equally by members.
(ix) Playground, garden, jogging 
track

Equally by members.



(b)in any of the securities specified in section 20
of the Indian Trusts Act, 1882 ;

(c)in the shares, or security bonds, or
debentures, issued by any other society with
limited liability ;

(d) in any other mode permitted by the rules, or
by general or special order issued in that behalf
by the State Government



Funds mentioned in foregoing sections shall be
utilized for the purpose as may be specified in bye-
laws of the society :

Provided that, the corpus fund may be utilized for the
purpose as may be decided in the general meeting of
the society.



(1) Committee shall  consist ofsuch number of 
Members as may be decided by the State 
Government by notification or special order, 

(2) The committee of the society shall stand 
constituted on the date of declaration of result of  
election to the Committee by returning officer  
where more than two third of the Committee  
Members of the strength as may be decided by  the 
Registrar, from  time to  time,  have been  elected 
:Provided that, in case two third is a fraction,

it shall be rounded off to next higher number.



(3)The term of the office of the elected Members
of the Committee and its office bearers shall be
five years from the date of first meeting of newly
constituted Committee and the term of the office
bearersshall be co-terminus with the term of the
Committee.

(4)Any casual vacancy in the Committee may be
filled by co-option and term of the co-opted
Member shall be co-terminus with the term of
the Committee.
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Suresh Agarwal v. Sudhir Agarwal

Citation / date: 5 December 2025; WP 16085/ 2025 with connected
petitions

Sections involved : 154B-19; 154B-22; Rule 74; ss.77A and 78

Question of law : How ȰÍÏÒÅthan two-ÔÈÉÒÄÓȱelected strength, co-
option and unfilled reserved seats affect constitution and continued
validity of the committee.
Ruling : The sanctionedstrength is fixed by Government/Registrar. More
than two-thirds elected membership is the controlling threshold; co-
option cannot replacethe electoral mandateand is limited . Section154B-
22 excludes unavailable reserved seats for meeting quorum, not
generally for committee constitution .
Ratio : The committee must retain the minimum democratically elected
strength during its tenure; falling below it createsa statutory stalemate
calling for intervention under ss.77A/ 78.



1) Notwithstanding anything contained in this Act
or in the rules made there under or in any bye-
laws of any society, on the Committee of such
society or class of societies as the State
Government may, by general or special order,
direct, three seatsshall be reserved for,ñ
(a) oneMember belonging to the

Scheduled Castes or Scheduled Tribes 
;

(b) oneMember belonging to the Other 
Backward Classes ; and



(c) one for the Member belonging to the De-
notified Tribes (Vimukta Jatis), Nomadic
Tribes or SpecialBackward Classes.

(2) Any individual Member of the society, or any
elected Member of the Committee or a
Member society or any Member of the
Committee of the Member society,
whether elected, co-opted or appointed
under this section, belonging to the
Scheduled Castesor Scheduled Tribes, or
Other



Backward Classes or De-notified Tribes
(Vimukta Jatis) or Nomadic Tribes or Special
Backward Classes,shall be eligible to contest
the election to a reserved seat and every person
who is entitled to vote at the election to the
Committee shall be entitled to vote at the
election to any such reservedseat.

Explanation.ñFor the purposes of this section,ñ



(a) a general or specialorder, if any, issuedby 
the State Government under section 73-B 
as existed before the date of 
commencement operative Societies 
(Amendment) Act, 1983,  shall be deemed 
to have been issued under  sub-section (1) 
of  this section and shall  continue to be in 
force until duly repealed  or amended;



(b) the expression òScheduled Castesó

includesòNav-Boudhasó; De-notified Nomadic 
Tibes ( Vimukta Jatis) and Tribes and Special 
Backward

(c) the expression òOther Backward Classes,
Classesó means such classes or parts of or  
groups within such classes as are declared,  
from time to time, by the State government  to 
be Other Backward Classes, De-notified  Tribes 
(Vimukta Jatis) and Nomadic Tribes  and 
Special Backward Classes.



(1) Notwithstanding anything contained in this Act or
in the rules made there under or in any bye- laws of
any society, there shall be two seats reserved for
women on the Committee of each society consisting
of individuals as Members and having Members
from such class or category of persons, to represent
the women Members.

(2) Any individual woman Member of the society, or
any woman Member of the Committee of Member-
society, whether elected, co-opted or nominated,
shall be eligible to contest the election to the seat
reservedunder section sub-section (1).

(3) Nothing in this section shall apply to a Committee
of a society exclusively of women Members.



nominated, shall be eligible to contest the
election to the seat reserved under sub-section
(1).

3) Nothing in this section shall apply to a
Committee of a society exclusively of women
Members.õ



Till the time the Members of reserved categories are
not available or elected to fill the reserved seats as
provided in sections 154B-20 and 154B-21, such
reserved seats shall not be counted for strength of
managing Committee for composition of quorum for
conducting its meetings



(1) Without prejudice to the other provisions of this
Act or the rules made there under, in relation to
the disqualification of being a Member of the
Committee, no person shall be eligible to be
appointed, nominated, elected, co-opted for
being a Member of Committee,ñ

(i) if he is a defaulter of any society, or
(ii) if he carries on business of letting,

subletting and selling of flats in the
housing society of which he is a Member,
or



(ii)If he has been held responsible under 
Section 79, 88, 154 B-8(2) or 154 B-27, or 

(iii) for payment of  cost of enquiry under 
section 85, or

(iv) if he has incurred any disqualification under  
this Act or the rules made there  under, or

(v) If he has incurred any disqualification
similar to that mentioned in the provisions of
clause (vii), (viii) or (ix) of clause (f) of sub-
section (1) of section 73CA.



(2) A Member, who has incurred any
disqualification under sub-section (1), shall
ceaseto be a Member of Committee and his seat
shall thereupon be deemedto be vacant.

(3) A Member of a Committee who has ceasedto be
a Member thereof, on account of having
incurred disqualification under clause (ii), (iii),
(iv) or (v) of sub-section (1), shall not be eligible
to be re- elected, re-co-opted or re-nominated
as a Member of Committee for five years from
the



date on which he or she has so ceasedto be
a Member of the Committee.

(4) A Member of a Committee who has ceasedto
be a Member thereof, on account of having
incurred disqualification other than
disqualifications, referred to in sub-section (3),
shall, unless otherwise specifically provided in
this Act, be eligible to be re-elected, re-co-opted
or re- nominated as a Member of Committee as
soon as such disqualification ceasesto exist
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Sections 154B-8(2) and 154B -23

Case

Shahid Tamboli & Ors. v. Divisional Joint Registrar, Co -operative 

Societies & Ors., Bombay High Court, 2023

Principle decided

The Court considered the obligation of a housing society to supply

documentsand information to members,and the consequencesof failure

to comply within the prescribed period. The Court recognised that

substantial compliancemay be relevant, but deliberate refusal or failure to

provide the required documents may result in disqualification of

committee members.



(1) An officer who holds office by virtue of his
election to that office shall cease to be such
officer if a motion of no confidence is passedat a
meeting of a Committee by not less than two
third majority of the Committee Members who
are present and entitled to vote at such meeting
and his office shall thereupon be deemed to be
vacant.

The provisions ofsub-sections (2) to (7) of

section 73ID shall apply mutatis mutandis to such  
motion.



Management of housing society, housing complex
,housing association or housing federation shall

be carried out in the manner as may be 
prescribed.



106C-13.  Management of housing societies.

(1) Adoptionandgovernanceby ModelBye-laws.ɂ
(a) The managementof every housing society,associationof society,or co-operative
housing associationshall be governedby the bye-laws of the society approved by the
Registrar. Bye-laws of the society shall form the core governanceframework for the
society.

(b) The Registrar of Co-operative Societiesshall issue the model bye-laws for the
housingsociety,Associationof Societiesand Co-operative HousingAssociation.

(c) Every housingsociety,Associationof Society,or Co-operative HousingAssociation
may adopt the model bye-laws within three months from the date of their publication
through the Registrar.

(2) Dutiesand functionsof ManagingCommittee.ɂ
(a) The Managing Committee shall execute decisions taken by the general body,
prepare the annual budget, maintain financial records and ensure timely audits,
repairs and maintenanceof the property of the society.

(b) The committee may with the approval of the general body, appoint professionals
suchasarchitects,contractors, etc., for projects of the society and for the purposesof
the society.

(c)The committee shall also ensure that the society adheres to the model bye-laws
adoptedby it and perform duties asper the model bye-laws.
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(3) GeneralBody,ɂ
(a) The general body shall be the supreme decision-making
authority in the society and its decisionsare binding on the
managing committee, which is responsible for
implementing them.
(b) The general body shall have the power to resolve
matters that fall within its jurisdiction as per the Act, rules,
bye-laws and Government directives issued under section
79A of the Act and directions issuedby the Registrar under
section154B-21 of the Act :

Provided that, the participation of members in a general
body meeting may be either in person or through video
conferencing or other audio visual means,to be provided by
the society,which are capableof recording and recognisingthe
participation of the members and storing the proceedings of
suchmeeting alongwith date and time. 93

106C-13.  Management of housing societies.



(3) GeneralBody,ɂ

(c) The annual general body meeting (AGM) shall be held every year as per the
provisions of section75 of the Act.

(d) The notice and the agendaof the annual general body meeting (AGM)
shall be in accordancewith the provisions of the Act and the bye-laws.

(e) The quorum for the general body meeting (AGM or SGM)shall be two-
third of the total membersor twenty members,whichever is less.

(f) If there is no quorum, within half an hour after the time appointed for
general body meeting of the society, the meeting, if convened upon the
requisition of the members,shall be dissolved. In any other case,it shall be
adjourned to a later hour on the sameday and at the sameplace,asmay have
beenspecifiedin the notice,calling the generalbody meeting of the societyor
to a subsequentdate, not earlier than seven days and not later than thirty
daysand at suchadjourned generalbody meeting,the businesson the agenda
of the original general body meeting shall be transacted, whether there is
requisite quorum or not.

(g) Decisions at the general body meeting (AGM) shall be passed by a
majority vote of fifty -oneper cent of the total membersof the societypresent,
including thoseattending through video conferencing.
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(3) GeneralBody,ɂ

(h) A specialgeneral body meeting under section 76 of the Act may be
calledby giving five clear daysnotice.
(i) For redevelopment matters, a fourteen clear days notice period is
mandatory and the quorum for redevelopment-related special general
body meeting shall be two-third of the total members of the society.
Suchmeeting shall be conducted in the presenceof the representative
of the Registrar. Video recording of the meeting for re-development
shall be madeand kept in custody of the Chairmanand one copy of the
said shall be kept in the office of the Assistant or Deputy Registrar for
Co-operative Societieswithin whosejurisdiction the society is located.
(j) A resolution for the selection of a developer or contractor for
redevelopment shall be passedby a majority of fifty - one per cent. of
the total members of the society including those attending through
video conferencing:

Provided that, the representative of the Registrar shall submit a
factual report to the Registrar regarding the conduct of the meeting

and the Registrarshall communicatethe sameto the society.
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(4) CasualVacanciesin the Committee.ɂ
(a) A casualvacancyin the committee,arising due to the death,
resignation, disqualification, removal or incapacity of a
member or any other reason before the expiry of their term,
may be filled by the ManagingCommittee.
(b) The Secretary or a person authorized in that behalf shall
invite nominations from membersby giving a sevenday notice
on theÓÏÃÉÅÔÙȭÓnotice board.
(c) After scrutinizing the nominations, the valid nominations
shall be placedbefore the committee.
(d) If the number of valid nominations exceedsthe vacancies,
the committee shall fill the vacanciesby majority vote.
(e) The term of the co-opted member shall be coterminous
with the term of the committee members.
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(5) Maintenance and repairs.ɂ

(a) The managing committee is responsible for maintaining 
and repairing of the society property.

(b) The managing committee shall be competent to incur 
expenditure on the repair and maintenance of the property of 
the society once in a financial year provided the one-time 
expenditure does not exceed,ɂ

(i) for societies having upto 25 memebers, Rs.1,00,000
(ii) for societies having 26 to 50 members,Rs. 2,00,000
(iii) for societies having 51 to 100 members,Rs. 3,00,000
(iv) for societies having 101 to 1000 members,Rs.4,00,000
(v) for societies having 1001 and above members,

Rs.5,00,000
97

106C-13.  Management of housing societies.



1) Except when there is a contract to the contrary,
allotment of plots of land, flats, house or other
dwelling units shall be made by the Committee
of a housing society to the Members strictly on
the basis of draw of lots in respect of such
Members whose enrollment as a Member of a
housing society is found proper in accordance
with provisions of this Act and rules framed
there under and the bye-laws of a housing
society duly registered.



2) Every Member of a housing society, whether registered

before or after the commencement of the
Maharashtra Co-operative Societies (Amendment)
Act, 2019, to whom plots, flats, houses or other
dwelling units have been allotted, shall be issued
certificate of allotment by the co-operative housing
society under its seal and signature in such form, on
such terms and on such conditions as may be
prescribed. Such certificate shall be issued forthwith
when all the dues as may be determined and notified
by the housing society are duly paid by the Member.



(1) If any society is required to take action for
performance of its obligations, responsibilities
and duties asprovided in this Act, rules and bye-
laws or to execute the orders issued by the State
Government or by the Registrar, from time to
time, and such actions are not taken or such
orders are not executed, the Registrar suo motu
or on an application may issue directions to take
such action or actions or executesuch orders.



(2) Where any society is required to take any action
or to execute the orders as provided in the
foregoing sub-section and such action is not
taken or orders are not executed,ñ

(i) within the time provided in this Act, rules
or the bye-laws or in the order, the case
may be;

(ii) where no time is provided, within
such time having regard to the 

nature and extent



of the action to be taken as the Registrar may 
specify by notice in writing the Registrar may 
himself or through a person  authorized by him 
take such action or execute such  order at the 
expense of the society and such expenses  shall 
be recoverable from the responsible officer of 
the  society as if it were arrears of land revenue :

Provided that, before issuing an order or
direction and fixing the responsibility of
payment of expensesan



opportunity of being heard shall be given to the officer
of society to whom the Registrar considers to be
responsible for not taking such action or not executing
such orders.

3) The Application submitted by a Member to the
society for the certificate or certificates for sale of his
flat or mortgaging it for obtaining loan or for any
other purpose shall be decided by the society within a
period of thirty days from the date of



receipt of such application and decision thereon shall be
intimated to him within a period of fifteen days. If society
fails to decide and intimate such application within such
time or if such application is rejected, the Member may
file appeal to the Registrar for appropriate relief within a
period of three months from date of submission of
application to the society or within a period of two months
from the date of decision of rejection by society, whichever
is earlier:

Provided that, every such appeal shall be disposed of by
the Registrar within a period of sixty days from the date of
its receipt after giving opportunity of being heard to all
the parties.
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Bombay High Court: principal direct decisions

Oberoi Springs CHS Ltd. v. Deputy Registrar

Citation / date: 10 November2025; WP6591/ 2025

Sections involved : 154B-27(3)

Question of law : Whether ȰÏÒfor any other ÐÕÒÐÏÓÅȱempowered the
Registrar to compel an NOCfor amalgamationof four flats and structural
alteration.
Ruling : No. Applying ejusdemgeneris,ȰÏÔÈÅÒÐÕÒÐÏÓÅȱmeanspurposes
akin to sale or mortgage, involving ownership/financial dealings.
Structural amalgamationbelongsto the planningÁÕÔÈÏÒÉÔÙȭÓdomain.
Ratio : Section 154B-27(3) is a limited certificate remedy; it is not a
generalpower to commandthe society to support structural changes.
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Bombay High Court: principal direct decisions

Vaibhav Industrial Premises CHS Ltd. v. Divisional Joint Registrar

Citation / date: 16 December2025; WP14878/ 2023

Sections involved : 154B-27; Model Bye-law 174

Question of law : Whether the Registrar could adjudicate contested
issuessuch as unit identity, non-occupancycharges,compound interest
and refund liability under s.154B-27.
Ruling : No. The provision is administrative/enforcement machinery. It
cancompelperformanceof a clear pre-existing statutory duty, but cannot
decide disputed rights or impose civil liabilities . Bye-laws cannot create
adjudicatory jurisdiction absentstatutory authority.
Ratio : Enforcement presupposes an established duty. A lis requiring
evidence and findings must go to the forum vested with adjudicatory
power, ordinarily the Co-operative Court or another express statutory
forum.
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Bombay High Court: principal direct decisions

Ekta Bhoomi Classic CHS Ltd. v. Divisional Joint Registrar

Citation / date: 5 January2026; WP13263/ 2025

Sections involved : 154B-27(1); ss.79(1), 79(2)

Question of law : Could authorities decide the legality and quantum of
retrospective water charges and direct debit/supplementary bills
through s.154B-27?
Ruling : The Registrar exceededjurisdiction by adjudicating the disputed
levy. Section 154B-27 enforces clear obligations; it does not decide
contested liability or interpret disputed rights as a substitute for
statutory dispute adjudication.
Ratio : The character of the exercise,not its label, controls jurisdiction .
Findings on liability and directions to reverse chargesare adjudicatory
and outside s.154B-27.



4) Every housing society in the areas for which 
Housing Federation is notified under sub-section
(1)shall contribute to the Education and Training Fund
maintained by the notified Housing Federation at the
rate as may be decided by the State Government by
special or general order, from time to time.

5) Every notified Housing Federation shall utilise 
Education and Training Fund for,ñ

(i) arranging seminars onissues related to housing 
societies;



(iii)

(ii) imparting training to the persons to be
appointed as managers or special recovery
officers and to the Members and officers of
housing societies;

any other purpose as may be notified by
the Government from time to time.

(6) (i) Every notified Housing
Federation shall prepare, declare
and maintain the panel of

managers and special recovery officers as
per the guidelines issued by the Registrar,
from time to time



(ii)

Å(ii) The Registrar suomoto or on an
Åapplication may remove such person from the panel 
maintained by Federation who,ñ
(a)has doubtful integrity, or
(b)has been convicted, or
(c)has been declared mentally incapable,  or
(d)has misused his position while rendering 
his services, or
(e)failed to discharge his duties:



(iii)

Provided that such person shall not be
removed without giving him a reasonable
opportunity of being heard.

Required qualifications for the Auditors,
Managers and SpecialRecoveryOfficers
shall be decided by the Registrar, from 
time  to time.

(iv) Every noti fied Housing Federation shall

apply to the Registrar for delegation of
necessarypowers to the persons so trained
asspecial recovery officer for recovery of



the dues of the affiliated societies.

8)Every society may,ñ
(i) appoint Special Recovery Officer from such

panel for execution of Recovery Certificates or
RecoveryOrders or decrees ; and

(ii) Appoint manager from such panel for
maintaining records and books of
accounts of the society

9) Remuneration of Special
Recovery Officers shall be decided by the 
Registrar, from time to time.



(1) Notwithstanding anything contained in sections
91, 93 and 98, on an application made by a
housing society for the recovery of its dues or for
the recovery of its repairs and maintenance,
construction cost and service charges, and on
the housing society concerned furnishing a
statement of accounts and any other documents
as may be prescribed, in respect of the arrears,
the Registrar may, after making such inquiries
as he deems fit, grant a certificate for the
recovery of the amount stated therein, to be due
asarrears.



Explanation .ñ For the purposes of this sub-section,
the expressionòrepairsand maintenance and service
chargesómeans such chargesasare so specified in the
by-laws of the concerned housing society.

(2) Where the Registrar is satisfied that the 
concerned  society has failed to take action under the  
foregoing sub-section in respect of any amount  due as 
arrears, the Registrar may, on his motion,  after 
making such inquiries as he deems fit, grant  a 
certificate for the recovery of the amount stated 
therein,to be due as arrears and such a



certificate shall be deemed to have been issued as if
on an application made by the society concerned.

(3) A certificate granted by the Registrar under sub-
section (1) or (2) shall be final and a conclusive proof of the
arrears stated to be due therein, and the same shall be
recoverable according to the law for the time being in force,
as arrears of land revenue. A revision shall lie against such
order or grant of certificate, in the manner laid down
under section 154 and such certificate shall not be liable to
be questioned in any court .



(4) It shall be lawful for the collector and
the registrar to take precautionary measures in
accordancewith the provisions of the

Maharashtra Land Revenue Code, 1966 or any
law or provisions corresponding thereto for the
time being in force, until the arrears due to the
concerned society, together with interest and
any incidental charges incurred in the recovery
of such arrears, are paid, or security for
payment of such arrears is furnished to the
satisfaction of the Registrar



106C-14. Grant of certificate for recovery under section 154B -29.

(1) Application for grant of certificate for recovery .ɂ

(a) Every application for the grant of a certificate for recovery under section 
154B-ςω ÓÈÁÌÌ ÂÅ ÓÕÂÍÉÔÔÅÄ ÉÎ ÆÏÒÍ Ȱ9-φȱ ÁÌÏÎÇ×ÉÔÈ Á ÃÏÕÒÔ ÆÅÅ ÏÆ ÒÕÐÅÅÓ ÏÎÅ 
hundred.

(b) The application must specify the dues the society claims from the person 
against whom the amount is due.

(c) The application shall clearly state whether the person from whom the 
amount is claimed is a member of the society or not.

(2) Application shall be accompanied with ,-

(a) a letter of authority, authorizing an officer or a representative to submit 
the application and represent the society before the Registrar.

(b) a certified true copy of the up-to-date account of dues or personal ledger 
of the defaulting member or occupier.

(c) a certified true copy of the resolution approving the levy of charges or 
major repair funds or construction costs.

(d) a certified true copy of the resolution approving the levy of simple interest 
on the dues.

(e) the original treasury challan or any other proof of the deposit of fees.

(f) a copy of the notice issued by the society. 117



(3) Scrutiny and registration of application .ɂ
(a) Upon receiving the application, the Registrar shall ensure that the
application is completebefore proceedingto register it .
(b) If the application is incomplete, the Registrar may direct the society
to rectify the deficiencieswithin sevendays.
(c) After compliances of the requirements, the application shall be
registered. If the requirements are not complied with, within the period
specified,the Registrarshall dismissthe application.

(d) After registration, the Registrar shall, within fifteen days, issue a
notice to the opponent, requiring them to file a written statement on the
specifiedday,date and placeasspecifiedin the notice.

(e) The notice shall be served through hand delivery, registered post
acknowledgment due, or if the opponent could not be easily found by
publication of public notice thereof in at leastone local daily newspaper.

(f) The provisions of the Codeof Civil Procedure,1908 (5 of 1908) shall
mutatis mutandisapply to suchpublic notice.

(g) The expensesfor the publication of the notice shall be borne by the
applicant.
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(4) Appearanceof parties and consequencesof non-appearances.ɂ

(a) Onthe date fixed asaforesaid,the opponent shall appeareither personally
or through his advocateor his representative before the Registrar and shall
file a written statement in his defense. The Registrar may grant adjournment
for a period not exceedingfifteen days in the first instance to file a written
statement.

(b) Onthe date of hearing, if the applicant appearsand the opponent or any of
the opponents,if more than one,doesnot or do not appear,asthe casemay be,
the Registrar shall after satisfying himself that all the opponent are duly
served the notices,order the applicant to prove the claim on the next date and
decidethe application ex-parte :

Provided that, before deciding the application, if the opponent appearsand
shows a sufficient causefor his non-appearanceon the earlier occasions,he shall
be heard in the matter asif he had appearedbefore the Registrar on the first day.

(c) If, on the date fixed for the hearing, the opponent appears and applicant
doesnot appear,ɂ

(i) the Registrar may issue a recovery certificate in Form Ȱ9-7ȱas
admittance by the opponent ;

(ii) non-appearanceof the applicant would not be reason for dismissal of
the claim and the Registrar shall decidethe application on merit .
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(5) Productionand Inspectionof documents.ɂ
(a) The parties shall file the documents referred to in the pleadings of
statment of defence,asthe casemay be,at the time of filing an application
if the Registrar is satisfied that any document is relevant and the sameis
in the custody of the opposite party, then he may, by an order in writing,
direct suchparty to produce suchdocumenton the next date of hearing:

provided that such application shall not be entertained from the
defendantbefore filing his written statement in defence.

(b) If the party so ordered, fails to produce such documents on the next
date of hearing, the Registrar may draw adverse inference against such
party and hearing of the original application shall not be postponed till
filing of documentsor for the reasonsof suchnon complianceof the order.

(c) If the Registrar is satisfied that the documents required to be
produced, cannot be brought before the Registrar for sufficient reasons,
the Registrar may allow the defendant to carry out inspection of the
documentswithin sevendaysfrom the date of order of suchinspection.

(d) If the Registrar is satisfied that the defendant had no accessto the
documentsand earlier and the filing of additional statement is necessary,
he may allow the filing of suchadditional statement.
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(6) Procedurefor hearing of application.ɂ
(a) Onreceipt of the replies, the Registrar shall proceedto hear oral
argumentsof parties and shall closethe proceedingfor the order.
(b) Every endeavour shall be made by the Registrar to decide the
application within three months from the first date of hearing :

Provided that the Registrar may decide the application but not
beyond the period of three months for the reasons to be
recorded in writing .

(7) Judgment,Order and Certificate.- After hearing arguments of the
parties, the Registrar shall issue a reasoned judgment and pass an
order for grant or rejection of the application. The Registrar,thereafter,
shall issuea Certificate in form Ȱ9-7ȱ. The judgment and the certificate
shall bear signature of the Registrarand date on which it is passed.
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Section 154B-29

Case

Legacy Co-op Housing Society Ltd. v. Deputy Registrar, Co-operative 

Societies & Ors., W.P. No. 2221 of 2024, decided 19 March 2024

Principle decided

Section 154B-29 provides a special mechanism for recovery of society

dues, including repairs, maintenance, construction cost and service

charges, by issuing a recovery certificate. The provision applies to

recovery of dues from persons liable in respect of the flat, subject to the

statutory inquiry.
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Section 154B-29

Case

Smita P. Dalvi v. Deputy Registrar, Co-operative Societies

Principle decided

The recovery mechanism under Section 154B-29 operates

notwithstanding Sections 91, 93 and 98. A recovery certificate issued

under the section is enforceableasarrears of land revenue,subject to the

statutory remediesavailableagainstthe order.
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Section 154B-29

Case

Sudhakar Hanumant Pawar v. Divisional Joint Registrar, Co -operative 

Societies & Ors., decided 19 December 2025

Principle decided

Proceedingsunder Section 154B-29 are a separate recovery mechanism

before the Registrar and are not ordinary disputes under Section91. The

limitation period applicable to disputes under Section 92 does not

automatically govern recovery proceedingsunder Section154B-29.
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Section 154B-29

Case

Prestige Properties v. Deputy Registrar of Co -operative Societies & 

Ors., decided 5 December 2025

Principle decided

The section is available to a qualifying housing society for recovery of its

dues. The Court examined the jurisdiction of the Registrar to issue

recovery certificates under this specialprovision
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Section 154B-29

Case

Aspandiar Rashid Irani & Anr. v. Pasayadan Co-operative Housing 

Society Ltd. & Ors., 2026:BHC-AS:1749, decided 16 January 2026

Principle decided

Society dues are treated as a continuing obligation. Recovery under

Section154B-29 is not restricted only to registered members where the

person is in occupation or enjoyment of the flat and is liable for the

ÓÏÃÉÅÔÙȭÓdues.



127

Bombay High Court: principal direct decisions

Legacy Co-operative Housing Society Ltd. v. Deputy Registrar

Citation / date: 19 March 2024; WP2221/ 2024

Sections involved : 154B-29; ss.91, 101, 154, 156; Rule 77F

Question of law : Couldthe Registrar refusea recovery certificate against
legal representatives because issues were allegedly complicated and
direct the society to the Co-operative Court?
Ruling : The refusal was quashed and remanded. Section 154B-29 is a
specialhousing-society recovery mechanismoverriding ss.91, 93 and 98.
Rule77F governing s.101 proceedingsdoesnot control s.154B-29.
Ratio : The Registrar must exercise the jurisdiction conferred by the
special provision and cannot defeat it merely by labelling the matter
complicated; the statute expressly provides inquiry, certificate, revision
and recovery.
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Bombay High Court: principal direct decisions

Aspandiar Rashid Irani v. Pasayadan CHS Ltd.

Citation / date: 16 January 2026; WP 8044/ 2025 with connected
petitions

Sections involved : 154B-29; ss.91 and 92

Question of law : Whether the limitation regime in s.92 for disputes
under s.91 controlled summary recovery under s.154B-29, and whether
old monthly dueswere barred.
Ruling : Section 92 does not govern s.154B-29. The latter is a separate
special recovery code. Monthly maintenance is a recurring/continuing
obligation, each default furnishing a fresh omission, subject to scrutiny
under s.154B-29 itself.
Ratio : Procedure and limitation concepts designed for s.91 disputes
cannot be imported to obstruct the distinct summary remedy unless the
specialprovision soprovides.
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Bombay High Court: principal direct decisions

Prestige Properties v. Deputy Registrar

Citation / date: 5 December 2025 (connected writ petitions;
unreported)

Sections involved : 154B-29; 154B-1(17)

Question of law : Whether a recovery application instituted when the
applicant was not registered as a housing society could be validated by
its later registration during pendency.
Ruling : Section154B-29 is available only to a qualifying housing society.
Jurisdictional status at institution is foundational; later registration
cannot retrospectively cure lack of statutory capacityat commencement.
Ratio : A special statutory remedy can be invoked only by the class
expressly authorised on the filing date; a later event cannot create
jurisdiction retrospectively.
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Bombay High Court: principal direct decisions

Sudhir Mangelal Agarwal v. Deputy Registrar

Citation / date: 4 February 2026 (unreported)

Sections involved : 154B-29; procedural fairness ; MCSRules

Question of law : Whether a recovery certificate could stand when the
ÍÅÍÂÅÒȭÓrequest for the complete ledger relied upon was not decided
and the material basisof demandwasnot supplied.
Ruling : The Court emphasised a meaningful opportunity to meet the
statement of account before a conclusive recovery certificate is issued.
Summary procedure does not dispense with disclosure of relied-upon
material and natural justice.
Ratio : Becausethe certificate is final and conclusivesubject to revision,
the 2ÅÇÉÓÔÒÁÒȭÓinquiry must remain fair, document-basedand responsive
to a genuinedispute about the ledger.



In caseof a housebuilding society where all plots have
been allotted to its Members and basic civic service
have been transferred to the local civic body, the
Registrar shall, after giving sixty days notice to the
Committee, initiate winding up proceedings and such
co-operative house building society shall be wound
up:
Provided that, in the case of a co-operative house
building society where land has been allotted on
perpetual lease,before passing winding up orders the
prior consent of the lessor shall be obtained:


