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Chief Guest Sachin Ahir, 
Housing Minister for State, 
Govt. of Maharashtra, gave 
the inaugural address

A comprehensive panel comprising 
experts, professionals and developers 
fielded queries from the audience at the 
culmination of the first day’s proceedings

(L to R) 
Arif Mohd., Competent 
Authority for 
Deemed Conveyance - 
South Mumbai, DDR 1,
Mumbai
Sandeep Deshmukh, 
Joint Registrar, Mumbai 
Division, Co-operative Dept.; 
and CA Ramesh Prabhu, 
Chairman, MSWA
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CONVEYANCE 

DEEMED 
CONVEYANCE 

DEEMED 
CONVEYANCE 

DEEMED 
CONVEYANCE 

1st Property Redevelopment & Conveyance Conference Cum Exhibition 
Show highlights

- The two day redevelopment
Conference cum exhibition received
a fabulous response with over 1200
walk-ins on each day.

- The expert panel, which included
representatives from the state 
government, developers, lawyers 
and architects, solved visitor
queries - instantly and free of cost.

- The Housing societies could get in 
touch with reputed developer and 
initiate the process of
redevelopment immediately.

- The participating developers
(through their stalls) provided step-
by-step details of the 
redevelopment projects  
implemented by them.

- Development received around 150-
200 registrations from the housing
societies on each day.
 
   

Release of Books on Deemed Conveyance, 
(L to R) Mr. Vikas - DNA Real Estate Head. Chief Guest Sachin Ahir, 

CA. Ramesh S. Prabhu, Mr. Raghuraman, Chief Editor, DNA 

(L to R) CA. Ramesh S. Prabhu, Chairman MSWA, 
  Shri Sanjay Nirupam, Member of Parliament 

Mr. Raghuraman, Chief Editor, DNA, 
  

V. Viswanathan, Secretory, MSWA, Felicitating  the
Chief Guest, Shri Sanjay Nirupam, MP 

Arch. Pravin Kanekar
on

Role of PMC 
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REPAIRS
OR
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CALL US FOR
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MSWA’s Housing Societies Review 03 2011February 



MSWA’s Housing Societies Review 04 February 2011

  RAMESH PRABHU
 Chairman, MSWA

DNA Property - Exhibition Report 

Redevelopment Program 12,14 

Deemed Conveyance or Deemed Deception? 16,18,20,22

Exhibitor Profile in DNA Expo. 24,26

Deemed Conveyance 28,29

FAQs on Redevelopment 30

Societies to have own Website 32

G.D.C. & A. 33

06,08,10 

Dear Members,

Hope the year have started very well for all of you. your 

Association with DNA Property 1st Redevelopment Mega 

Exhibition was a great success Relaxation of CRZ Rules, 

implementation of Deemed Conveyance Provisions, 

Incentive schemes,  Grant of additional FSI in Suburban 

Area etc. was overwhelmed by all. More and more 

educational programs will now encourage many societies to come forward 

with Redevelopment Proposals. Many unresolved and disputed matters in the 

Redevelopment is getting settled with many landmark judgments. We wish 

you to have a successful Redevelopment proposal for your society and you 

can always look for professional and authentic knowledge, process and 

procedure to lead the Redevelopment of the society successfully.

rd3  Batch of Managers course jointly with Yashwantrao Chavan Prathisthan 
ndhas commenced. 2  Batch of Coaching for Government Diploma in Co-

operation and Accountancy for the current year also has started. There are few 

seats left, in case any of you or your friends want to join the same, you can 

have the details from the Association office.

Many societies have taken the benefit of Free Website and also earn the 

revenue for their societies. The details are available in the association office. 

We have now empanelled number of consultants who have vast experience  

mainly to deal with conveyance, deemed conveyance, redevelopment etc. 

Issues of societies. On request, such consultants on nominal fees can be 

deputed to the society office. We have also empanelled Administrative 

Auditors to carry out the Audit/ Inspection of administrative function, 

statutory records maintained and the compliance that has to be done. You can 

demand the List of Project Management Consultants, Auditors, Advocates, 

Solicitors, Structural Engineers and other service providers. 

Considering the Response and the Feedback Received, now your Association 

has decided to start “ REDEVELOPMENT ORIENTATION PROGRAM 

FOR OFFICE BEARERS”  This will be of two Sunday session from 2 pm to 6 
th thpm (i.e first batch will start on 26  Feb and 27  Feb).  The details of the 

program schedule is given elsewhere in this magazine.

B.H.S. Pai                          42551414

&

For General Housing Society
related queries, Contact MSWA

office at Tel.: 022-42551414
E-mail : mswa.hsg@gmail.com

Views Express in this Magazine are 
of the authors & MSWA is not 
Responsible for its Contents.

Circulate among Friends 
and other members of the Society

PRINTED AT
Maya Print Art, 
16, Hanuman Indl. Estate, G.D. 
Ambedkar Marg, Wadala, Mumbai - 31

“Readers are recommended to make appropriate 
enquires and seek appropriate advice before 
sending money, incurring any expenses, acting on 
medical recommendation or entering into any 
commitment in relation to any advertisement 
published in this publication. MSWA Group 
doesn't vouch for any claims made by the 
Advertisers of products and services. The Printer, 
Publisher, Editor, and Owners of the MSWA 
Group publications shall not be held liable for any 
consequences, in the event such claims are not 
honoured by the Advertisers.”

MOST IMPORTANT 



Ketan S. Patel : 9323010201 / 9833210201, Rakesh C. Patel 9324751817
E-mail : ashvi2001@gmail.com

&

ISI & ISO
9002 Co.
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Mumbai wakes up to redevelopment imperatives
DNA's Redevelopment Conference-cum-Exhibition was a huge success, drawing applause 
from policy makers, developers and housing societies

About 20,000 housing societies across 

Mumbai and its suburban areas are dealing 

with dilapidated buildings that have already  

ndergone repairs several times.The redevelopment of 

old buildings is a common concern for existing 

housing societies across Mumbai. With  structural 

stability badly affected and the condition deteriorating 

further with each passing day, sooner or later the stage 

arises when the members start actively exploring this 

possibility.

While the number of such societies is rising 

with each passing monsoon, not all of them manage to 

make the transition from old to new successfully. The 

redevelopment of a housing society in Mumbai can be 

complicated. There are several instances of 

incomplete or misleading information prevailing 

among the flat owners planning for redevelopment. 

Controversial court judgments add to the 

confusion and the societies planning for 

redevelopment get stuck at some point due to lack of 

information, knowledge, contact with right kind of 

builders, developers etc. Many societies do not have 

conveyance, so the entire process can break down in an 

instant.

Redeve lopmen t  –  wh ich  invo lves  

demolishing the old structure and replacing it with a 

new one - is the only solution and over the next few 

years, this concept is going to see major volumes in 

Mumbai.

To facilitate the process and help Mumbai's 

old societies get a new lease of life, DNA launched a 

unique initiative the DNA Property Redevelopment 

Conference- cum-Exhibition held on January 8- 9, 

2011 at Bandra, Mumbai. The success of the event was 

evident across various parameters.

If one considers footfalls, the DNA Property 

Redevelopment Conferencecum- Exhibition was a 

hands-on winner in its debut innings itself, with the 

venue filled beyond capacity levels on both days. If 

one looks at the concept, this interactive platform was 

the first in India to bring together all the four stake 

holders of the redevelopment process - housing 

societies, policy makers, professional experts and the 

developer community. If one contemplates the 

quantum of impact, the multiplier effect that will take 

place, as the enlightened society representatives share 

their newly gained knowledge with others, is 

staggering.

However, over and above all these,what made 

DNA's path breaking initiative an unqualified success 

was the fact that it not only highlighted a burning issue 

impacting the lives of thousands of Mumbaikars, but 

also ensured that those who attended were provided 

with immediate solutions, and that too free of cost. 

With a panel of senior professionals including lawyers, 

chartered accountants, architects, consultants and even 

leading developers answering specific queries 

followed by one-on-one interactive sessions, there was 

a tangible sense of achievement.

On both days, the Q&A sessions were 

extended way beyond the scheduled time allotted 

because the hopeful faces in the audience had a silent 

plea for help that could not be denied. From the 

professionals who usually charge huge fees to heads of 

developer firms who would normally be focused on 

sales at their site offices, each and every one of them 

became an integral part of DNA's mission to guide 

housing societies in distress.

With experts from MSWA, the event's 

knowledge partner providing crystal clear guidelines 

and clarifications, most misapprehensions, 

misunderstandings and myths about the once daunting 

redevelopment process were rapidly dispelled. 

Moreover, the stalls set up by participating developers 

provided step by step details of the redevelopment 

projects implemented by them, so the message was 

clear – you too can successfully redevelop your society 

by emulating the efforts of others!

The first DNA Property Redevelopment 

Conference-cum-Exhibition concluded with renewed
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 optimism in the housing society representatives who 

attended it. The unique initiative, launched with the 

aim of facilitating the redevelopment process and help 

Mumbai's old societies get a new lease of life,

 really lived up to its promise, they said. In the months 

to follow, this series will continue to play a key role in 

enabling the transformation of Mumbai's old 

dilapidated buildings into solid structures.

Sanjay Nirupam, Member of Parliament,who played a key 

role in getting the Deemed Conveyance amendment in MOFA 

passed, shared with the audience that when he was 

campaigning for the Lok Sabha elections, most housing 

societies in his constituency had asked for help in resolving 

their conveyance problem. “Several conventions were held on 

Deemed Conveyance and the then CM Ashok Chavan also 

attended one. I am happy we were able to solve this problem. 

There has been a flood of applications so we have proposed 

increasing the TDR offices in order to cope with them. They 

will be three offices; one for western suburbs, one for eastern 

suburbs and one for the city area,” he shared. “I congratulate 

DNA and MSWA for organising this Redevelopment 

Conference- cum-Exhibition series. This is a topic affecting the middle class; housing and affordable housing are 

key issues in Mumbai. Deemed Conveyance, is a step towards affordable housing for all,” he emphasised.

Sanjay Nirupam, Member of Parliament, who played a key role
in getting the Deemed Conveyance amendment in MOFA passed,
shared his experiences

Dazzled by the response

Mumbai’s leading developers participated including 
Dinesh J. Kuwadia,founder Chairman and Umang Dinesh 

Kuwadia, Executive Director, Happy Home Group

Mumbai's leading builders who are implementing 
redevelopment projects across locations participated 
in the DNA Property Redevelopment Conference-
cum- Exhibition. Their stalls were thronged by the 
housing societies seeking clarifications and seeking 
presentations from each builder about how they could 
play a role in facilitating their redevelopment project.

Nayan Shah, CEO,Mayfair 
Housing Pvt. Ltd., declared, 
“ D N A  P r o p e r t y  
R e d e v e l o p m e n t  
C o n f e r e n c e c u m -  
Exhibition is the first 
redevelopment seminar 
ever organised at this level. 
I thank DNA & MSWA for 
what they have done for this 
wonderful city of Mumbai. 
At the DNA Maharashtra 

Conclave, I had pointed out that redevelopment of 
societies is a neglected issue when one talks of 
urbanisation. I am very happy to see that DNA took the 
concept forward in this manner.”

Boman Irani, Chairman and Managing 
Director, Keystone Group, concurred. “DNA & 
MSWA has done the right thing by organising this

interactive event. All those 
coming here are getting 
t r a n s p a r e n t  a n d  c l e a r  
information, which is the key to 
progress. The best way to 
spread awareness  about  
redevelopment is let people 
come for the DNA Property 
Redevelopment Conference-
cum-Exhibition series again 
and again, he emphasised.”
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Umang Dinesh Kuwadia, Executive Director, Happy Home Group, also voiced 

his happiness. “DNA & MSWA are the first to come up with this much-needed concept of 

bringing all the stake holders of the redevelopment process together on a common 

platform and we are very happy to be part of its debut. Such an interface was the need of the 

hour and the response from housing societies who have come here is amazing, he shared.”

Navin Shyam Poddar from Malabar Hill said, “I was 

amazed that MSWA & DNA Property Redevelopment 

Conference-cum- Exhibition has been so interactive, 

so informative and relevant for housing societies in 

Mumbai facing redevelopment challenges. It has 

exceeded all my expectations and been a truly great 

experience coming here.” 

Ajay Solanki, a Borivali resident concurred. 

“We had inquired about this conference every since 

DNA & MSWA announced it. The guidelines 

provided have been very useful and addressed the 

problems faced by us. The one-to-one interaction 

facility is also a very good idea as we can get solutions 

to the specific problems and get the redevelopment 

process started, he declared.”

High praise from housing
society representatives

The auditorium was completely packed on both days 
with the society members standing on the periphery to 
ensure they did not miss any of the expert advice

To accommodate the overwhelming crowds, additional 
seating space was created in an adjacent room with the 
proceedings telecast live on a big screen

The housing society members registered themselves at 
the stalls of participating developers and sought details 
of their completed projects

TALKING REDEVELOPMENT 
MEETING SUCCESS
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MILIND PARVATE : 9 3 2 0 0 2 4 6 4 8
AJAY RANE : 9 3 2 4 2 5 4 5 5 2

UNIQUE TILES & PAVERS
We are reputed & trusted manufacturers of

Chequred tiles, Pavers & other concrete products.
Features of our products :

Ideal for non-skid external paving applications.
Exceptional strength to withstand the toughest 
daily grind & heaviest wear & tear.
Range of various designs, patterns & colours.
Water resistant.
Excellent finish without pinholes.
Pleasing appearance.
Best suited for building compound, Garages, Foot Paths,
Swimming pool deck, Walkways, Public Park etc.
Guarantee of our product & work is given.

We also Undertake tiles & Pavers Fixing contracts.

Off. : 1/11, Sahakar Ramnagar, Bulosroy colony Rd., Vakola, S’cruz (E),
Fact. : S.No. 108, Tambati Village, Khopoli-Pen, Tal. Khalapur, Raigad
Email : unique_tiles@yahoo.com

*
*

*
*
*
*
*

*

E-mail : pawarkrishnath@yahoo.co.in / www.watertankservice.com
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ARE YOU THINKING ABOUT REPAIR OR REDEVELOPMENT? 
 

 

Give us one call 
 

we will help to solve your queries with the 
help of our qualified & experienced engineers 

 

SERVICES AT YOUR DOOR STEP
 

 



 

Structural Audit

 

and Structural survey by using advance 
equipments.

 
 



 

Estimation and Budgeting.

 
 



 

Tender Document including Technical, Commercial and Legal 
terms. 

 
 



 

Project Management during execution of work. 

 
 



 

Monitoring Defects Liability period.

 
 



 

Project Management Consultancy for building redevelopment. 

  

 

ASSOCIATED ENGINEERS 

 

 

UUnniitt
  

NNoo..
  

5544,,
  

SSiinngghh
  

IInndduussttrriiaall
  

EEssttaattee
  

NNoo..
  

33,,
  

RRaamm
  

MMaannddiirr
  

RRooaadd,,
  

GGoorreeggaaoonn

  

((WWeesstt)),,

  

MMuummbbaaii::

  

440000

  

110044

  

CCoonnttaacctt::

  

2266776633005522

  

//

  

2266779911881144

  

//

  

9988119933

  

6688778877

  

//

  

9988221111

  

6688778877

    

EE--mmaaiill::

  

aassssooeenngg__000077@@rreeddiiffffmmaaiill..ccoomm

  

//

  

yyaahhoooo..ccoo..iinn

  

REPAIRS & REDEVLOPMENT CONSULTANTS 



MSWA’s Housing Societies Review 12 February 2011

REDEVELOPMENT ORIENTATION PROGRAM
 

FOR OFFICE BEARERS AND MEMBERS
1. Introduction:

Due to the various incentives given by the 

Government like increased FSI, Use of TDR and new 

amenities, the societies which are more than 20 years 

old are exploring the possibility of Redevelopment. 

However, there are many doubts, fear and sense of 

insecurity to undertake the Redevelopment of the 

society. Therefore, considering the feedback received 

stin the recent 1  Redevelopment Expo-2011, MSWA 

has designed  Redevelopment Orientation Program for 

the office bearers and the members.

2. Days and Time of the Program: 

This will be done on Saturday & Sunday 
th thcontinuously i.e on 26  Feb, and 27  Feb, 2011. 

Program will start sharp at 03.00 pm .

th3. Program schedule: On 26  Feb, 2011.

Time Theme Dignitary / Speaker

CA. Ramesh S. Prabhu,

Chairman, MSWA.

Prabhakar Churi, 

& former Chairman, 

Mumbai Housing Federation.

Hon. Consultant MSWA

CA. Vimal Punamiya

Precautions to be taken at the time 

of selection the Developer and 

system to be adopted for verification 

of the credentials of the Developers, 

past experience, reliability etc.

Shri. Ramakant Joshi,
Former General Manager of Videocon and 
Hon. Consultant of MSWA

Introduction, Advantages, Necessity,

Disadvantages of Redevelopment and 

pre requisite for Redevelopment

Procedures, steps to undertake 

Redevelopment as per the Government 
rdNotification dated 3  January, 2011 and 

when to invite Registrar and carry out 

the Video shooting of the Meeting and 

how to select the Developer

Role of Registrar, Inspection and the 

records to be updated before 

undertaking Redevelopment

Shri. Dinesh V. Waugh

Former Divisional Joint Registrar

Income tax, Service Tax, Vat 

applicability to Housing Society 

on Redevelopment 

Question and answers from the 

above Faculty and other consultants 

of MSWA

03.00 p.m.

03.30 p.m.

04.00 p.m.

04.30 p.m.

05.00 p.m.

05.30 p.m.
Above Faculties
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1. Ultra Sonic Pulse Velocity for Concrete strength, uniformity, crack depth etc 

2. Rebound Hammer test for concrete strength. 

3. Moisture Testing instrument for leakage/seepage detection 

Specialist in as follows with 10 years experience & done more than 150 bldgs structural audits 

a) STRUCTURAL AUDIT BY NDT & DETAIL SURVEY 
b) PROJECT MANAGEMENT CONSULTANTS for Redevelopment of existing society building i.e Feasibility Report, 

Tender Making, Selection of Developer ,Quality control of site up to possession. 
c) Repairs &Restoration with advance technology of polymer treatment and 5 to 10 years warranty for repair & 

waterproofing etc. 
d) Liasoning with BMC & other Govt dept etc 

Contact : ARVIND U .SINGH  (BMC Registered Structural Engineer licence no:STR/229/S )

OFFICE : Shop no 6, Thakur Niwas, Opp. Pratap house bldg, Near shiv mandir, vakola bridge ,shivaji Rd,
SANTACRUZ (E), MUMBAI -400 055. Tel-022-65210232, Mob:9820993481

Email:arvindsingh.consultant@gmail.com/ ascon2001@hotmail.com 
For more details :  www.arvindsinghconsultants.com 

ARVIND SINGH CONSULTANTS
CONSULTING STRUCTURAL ENGINEER, ARCHITECT & PROJECT MANAGEMENT CONSULTANT. 

WITH OWN NDT EQUIPMENTS

NON DESTRUCTIVE TESTING. (NDT)

Expert Advice For The Right Way

REPAIR: Structural Audit • Tendering •Assist Contractor Selection  
• Legal Documentation • Engineering Supervision • Timely Completion
REDEVELOPMENT:- • Feasibility Study • E.O.I. • Developer Short-listing
• Techno Legal Documentation • Engineering Supervision • Assist for B.C.C.
 

C S P L 
CLASSIC STRUCTCON PVT. LTD.

A-2, SHIVDHAM SHIVKRIPA, 
SATYA NAGAR, BORIVLI (W), 
         MUMBAI - 400 092.
TEL: 28617205 / 28657205
Email: classicstructcon@gmail.com
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thSecond Day: 27  Feb, 2011

Time Theme Dignitary / Speaker

Arch. Suhas Borole,
Panel Architect of MSWA

CA. Ramesh S. Prabhu

Chairman, MSWA.

Legal Issues, solutions to the problems 

and the some of the decided cases on 

Redevelopment 

Adv. Umesh Yadav and
Adv.Suresh Pawar,
Retired Co-op Judge.

Advocate. Pramod Kumar
Panel Advocate of MSWA

Question and answers from the 

above Faculty and other consultants 

of MSWA

Above Faculties

Role of Project Management 

Consultants, How to select them. The 

scope of the Project management has 

to be understood as they are going to 

guide the entire redevelopment process. 

Preparation of tender, feasibility report, 

selection of developer etc. 

Role of BMC, Approval of Plans, 

obtaining various permissions, 

incentives etc on Redevelopment 

DR. Vishwanath
Former BMC Director

The various Documents to be executed,

terms and conditions to be included in 

the Development agreement, Power of 

Attorney, Permanent Alternative 

Agreements, Consent Letters etc.

Stamp duty and Registration applicable

Documents required for 

Redevelopment and the Deemed 

Conveyance-law and Procedure

Faculties are subject to confirmation and the program 

is subject to change considering their availability and 

last minute unavoidable circumstances.

We will also involve one or two developers to say their 

side of the story during question and answer session to 

make the orientation program more meaningful and 

fruitful.  We expect, this program will benefit all the 

office bearers to start the same after getting proper 

knowledge and information.

Enrollment Investment  

The Housing Society office bearers and the member  

representing the society Rs.1000/-per person for both

the days. In case two office bearers enroll the course, 
rd3  office bearers will be given a complimentary entry. 

Consultants will be Charged Rs.2000/- for both the 
days.

There are limited seats and will be accepted on first 
cum first basis.

Venue: All India Institute of Local Self Govt. Hall, 
C.D. Burfiwala Rd, Juhu Galli Naka, Andheri (W), 
Mumbai-400058

For enrollment contact Shri. Shashidhar Kamath on 
9324331579 or the association office on 42551414/ 
26248589/65. Or email on mswa.hsg@gmail.com.

03.00 p.m.

03.30 p.m.

04.00 p.m.

04.30 p.m.

05.00 p.m.

05.30 p.m.
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Mob : 9821037635
9892977396

Tel. Fax : 28798640
28790120 & 21

TIWARI SECURITY & DETECTIVE
AGENCY PVT. LTD. 

We provide
Security Guards, Armed Guards,

Body Guards, Dogs Squads, Drivers,
Factory Labours for Commercial Estb.,

Security for Housing Societies
& Industrial Units

Sister Concern of New India Security Force

Area of operation
All over Maharashtra & Gujarat

Head. Off :
Mastermind - 4,Unit No. 127, Royal Palms,

Aarey Colony,
Goregaon (East), Mumbai-400 065

WATER IS LIFE

E-mail: Watertank_cleaning@rediffmail.com

Mob.: 93227 04830 / 9969580557

101LIC 203

Also available Key Box
for 20, 30, 50 keys 

TERRACE ? parapet walls waterproofing

BATHROOMS, WATER TANKS,
SWIMMING POOLS waterproofing
(Ready in 24 hours) 

External sidewall crack filling & civil 
painting. 

Have executed contract works successfully
for societies / compainies in & outside 
Mumbai.

URL : www.aquatyte.com

AQUATYTE

 



MSWA’s Housing Societies Review 16 February 2011

Deemed Conveyance or Deemed Deception ?
We all can be fooled all the times to come !

1. On 25.2.2008 a Legislative mirage was 

created by amending the Maharashtra Ownership Flats 

(Regulation of the Promotion of Construction, Sale, 

Management and Transfer) Act, 1963, for 'short' 

“MOFA”.  Ss. 2 to 5 were inserted in S.11 of the Act for 

the popular consumption to satisfy the long standing 

grievance of the co-operative Societies against the 

tribe of the builders as a whole for their failure to effect 

conveyance of “right, title and interest in the land and 

building” and to execute all relevant documents 

therefor in accordance with the agreement executed 

under S.4 of the MOFA.   A mandatory provision of 

S.11 has already been in existence and in force, of 

course literally, since inception of this Act of 1963 !   

As candidly admitted by the Hon'ble Dy. Chief 

Minister of the state, MR. Chhagan Bhujabal from the 

platform of the Mumbai District Co-operative 

Housing Societies Federation in his speech on 

19.9.2010 that the provisions of this Section were not 

enforced as there is a strong lobby of the builders 

functioning against its enforcement and therefore an 

amendment became necessary to give right of 

“deemed conveyance” to the societies.  This 

amendment of S.11 was, indeed, not required at all had 

the Societies vigorously enforced this valuable right 

vested in them as long as the in the year 1963.   Though 

the unamended S.11 had not created a proper forum to 

enforce and to execute the conveyance, the Societies 

failed to avail of regular civil remedy in the Civil 

Courts for a decree against the Builders (Promoters) 

under S.11 of the Act.  Conferring a right without 

proper remedy and competent forum to assert leaves 

the right minded citizens to doubt the legislative intent 

for having left such a crucial lacuna in the legislation.  

The legislature has perhaps left this lacuna to drive the 

office bearers of the Societies to resort to the costly and 

time consuming civil courts and to slog there for 

decades and for the generations of the office – bearers 

to come !   This perhaps is the real reason for the 

societies for not having tried to enforce their rights 

under unamended S.11 of the Act from 1963.   Society 

members were kept frowning at the builders and the 

builders smiling for ever !   Had the Legislature been a 

little alert to provide for a remedy with forum under

 S.11 of the Act, the present 

hoax of “deemed Conveyance” 

w o u l d  n o t  h a v e  b e e n  

necessary.   Shrewd politicians 

from the Ruling Party in the 

State have been driving the 

members of the co-operative 

societies to chase the illusion 

of “deemed conveyance” as a 

clever device under their 

slogan of “Vachan Purti”, a 

political gimmic ! 

2. Under S.4 of the Act the Promoter (builder) 

is mandated to register the written agreement for sale 

entered with each of the flat purchasers, under the 

provisions of the Registration Act, 1908.   Under 

S.10 of the Act Promoter (builder) is required to form 

a cooperative society of the flat purchasers and get 

the society registered under the Maharashtra Co-

operative Societies Act, 1960.  In case of failure on 

the part of the Promoter to form and to get the society 

registered, the flat purchasers as the members of the 

society are entitled to apply for registration and the 

concerned authority is required to register the society 

after verifying authenticity of the members' request 

and after giving the Promoter a reasonable 

opportunity of hearing.   Here it is crystal clear that 

before granting registration of a society, either at the 

instance of the Promoter or the members/flat 

purchasers the obvious evidence for the concerned 

authority would be the list of the flat purchasers' 

alongwith their agreements for sale entered between 

the Promoter and the flat purchasers.  This would be 

the only clinching documentary evidence to satisfy 

and to verify the authenticity of the claim for 

registration of a society.  Neither is there any other 

document provided in the law nor any is required to 

substantiate the claim for registration under S.10 of 

MOFA.  On the basis of these documents viz., the 

authentic list of the members of the society and the 

true and authentic copies of the agreements for sale of 

the flats, the concerned registering authority has to 

issue a registration certificate to the society and such

Justice R. j. Kochar
Former Judge,

Bombay High Court  
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 certificate must be taken as conclusive proof that the 

society possessed and had produced before the 

authority for its verification and satisfaction the 

required authentic documentary evidence.   Such a 

certificate must be accepted as final and conclusive 

evidence for all the purposes in any proceedings under 

any law including the one under S.11 (2 to 5) of the Act 

unless of course, the very registration certificate is 

under genuine challenge.   It is needless to emphasis 

that at this stage and in these proceedings the Promoter 

(builder) was granted full opportunity of hearing and 

thereafter only the society of the flat purchasers was 

registered after examining the documents of title 

including the agreements for sale.   One cannot fathom 

that there could be any other document or evidence 

judicially required for the purpose of “deemed 

conveyance”.  There is not even a whisper anywhere in 

the amended S.11 what more is required for grant of 

“deemed conveyance”.  

Misconceived Amendments in S.11 of the Act :

3. The State Executive had introduced the 

provisions in S.11 of the Act only as a political 

gimmick in order to allure the large number of 

members/residents of a large number of cooperative 

housing societies in the city and suburbs of Mumbai 

and other cities in the State.  It appears that neither the 

Department of Law and Judiciary nor the State Law 

Commission have fully done their home work on this 

far reaching point.  The Law Ministry of the state 

appears to have pushed these redundant amendments 

in this Act without appreciating the concept of the term 

“deemed” or “deemed to be”.  There is a vast case law 

developed by the judiciary including the Privy Council 

and the Supreme Court, while interpreting this concept 

and while giving the correct meaning to this term 

which creates a fiction.  It is elementary for any 

draftsman of a bill which would be a statute after its 

passage in the legislature, to consult the standard 

commentaries to know the finer shades of legal 

maxims and terms used in the statues.  The minimum 

that was expected from them that an English 

dictionary was opened to see the plain legal meaning 

of “deem” or “deemed”, if not any law lexicon !   The 

Legislators and the Cabinet Ministers have wholly 

trusted the Executive and in particular the Law and

Judiciary Department which is principally manned by 

the person of the District Judge's cadre waiting to be 

elevated to a higher assignment.  If the State Law 

Commission did not properly guide the drafting of 

such an ordinary bill for what purpose such a white 

elephant should be maintained ?

4. S.11 (3) of the Act has created the legal fiction 

of conveyance having been deemed to have taken 

place.  Apart from the clumsy drafting of the 

provisions, it does not clearly impart the intention or 

objective of the amendment.  Let us read it : 

“S.11(3) If the promoter fails to execute the 

conveyance in favour of the co-operative society 

formed under section 10 or, as the case may be, the 

company or the association of members of such co-

operative society or, as the case may be, the company 

or the association of apartment owners may, make an 

application, in writing, to the concerned Competent 

Authority accompanied by the true copies of the 

registered agreements for sale, execute with the 

promoter by each individual member of the society or 

the company or the occupation certificate, if any, for 

issuing a certificate that such society, or as the case 

may be, company or association, is entitled to have an 

unilateral deemed conveyance, execute in their favour 

and to have it registered.”

5. The only document to be annexed with the 

application seeking conveyance is a true copy of the 

agreement for sale and nothing else apart from an 

'occupation certificate', if any.  Not a very relevant 

document for the purpose.  We have already seen 

above that this very foundational document was 

already verified by the registering authority and had 

granted registration certificate to the cooperative 

society and the same must be a conclusive society.   

What for then under this provision once again an 

agreement for sale is required is beyond our 

comprehension.  Even after receipt of the application 

with the prescribed accompaniment there is no 

deeming provision that the property would at once 

stand conveyed in the name of the society.  What is 

further provided under sub-sections (4) and (5) read 
thwith the Rules published on 27  September 2010 is a 

full and wholesome trial where both the parties are 
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 Practising Engineers Architects and 
   Town Planner Association (PEATA)
 Indian Society of Structural Engineers (ISSE)
 American Concrete Institute (ACI) 
 BMC approved Surveyor & Structural Engineer 

Other services provided are

 Survey  Tendering  Supervision  Structural Audit  Non-destructivce tests 

 Govt. Registered Valuers

We are a MEMBER of:

The specialities of our team of QUALIFIED CIVIL ENGINEERS are:

 Structural Repair and Rehabilitation
 Plaster crack repair
 Terrace China chips / IPS (without breaking)
 Dampness and Efflorescence Control in walls

 Water repellant treatments
 Specialised floorings and coatings
 Building beautification
 

with more than 2 DECADES of EXPERIENCE presents 
the Most ECONOMICAL building repair and restoration system using

the LATEST methods and material.

Shop # 47A, 1st Floor, R.N.A. Shopping Centre, Lokhandwala Main Market Road,
Andheri (W), Mumbai - 400053. Tel. : 22938303 / 26313921
Email : kantilal_ lalpuria@yahoo.co.in

   
ARCHITECTS   STRUCTURAL ENGINEERS

REPAIRS & RESTORATION   REDEVELOPMENT

PROJECT MANAGEMENT CONSULTANTS 

CONSULTANTS FOR REPAIRS & REDEVELOPMENT PROJECT 
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called upon to file their pleadings etc. for the decision 

of the competent authority to issue “a certificate that 

such a society………is entitled to have a unilateral 

deemed conveyance executed in their favour and to 

have registered it.” 

6. Under subsection 4 the Competent Authority 

is required to “make such enquiry as deemed 

necessary and after verifying the authenticity of the 

documents” and “after giving reasonable opportunity 

of being heard” and “on being satisfied that it is a fit 

case for issuing such a certificate shall issue a 

certificate to the Sub-Registrar……….” “that it is a fit 

case for enforcing unilateral execution of conveyance 

deed conveying the right, title and interest of the 

promoter in the land and building in favour of the 

applicant, as deemed conveyance.”

7. And this legal fiction of “deemed” has further 

more proved to be wholly misnomer employed 

without proper understanding as it is not the end of the 

journey.  Subsection 5 takes the process at the doorstep 

of the Sub-Registrar or the concerned appropriate 

Registration Officer who is again required to hear the 

Promoter (builder) to show cause why the unilateral 

instrument should not be registered as “deemed 

conveyance” and after once again giving a reasonable 

opportunity of being heard the said final authority 

may, on being satisfied that it was a fit case for 

unilateral conveyance, register that instrument as 

'deemed conveyance'.

8. It ex-facie appears that the bill was drafted in 

the office of the Builders !  It is heavily tilted to only 

safeguard their interest at any cost and at all costs !  

They are to be heard by the Competent Authority, 

thereafter by the Sub-Registrar or any appropriate 

Registrar and again a hearing to the Promoter (builder) 

finally !

9. Hearing the builders at every stage, 

reasonable opportunity of being heard………………. 

leaves a lot of scope and gap of opportunity to 

challenge the final order by crying that no opportunity 

of hearing was granted.  Unfortunately our Courts are 

ever ready to entertain such grievances even at the 

drop of the hat to quash and set aside such order 

evenafter long drawn battle for “deemed conveyance”.  

Our system will not allow this concept of “deemed 

conveyance” to reap the fruits for the end consumer as 

the Promoters have a very strong lobby at every stage 

to throttle the cooperative housing movement even 

with the help bureaucracy and the ruling politicians.  In 

addition to 5 subsections of S.11 of the Act there are 13 

Rules and 6 forms for the purpose of achievement of 

dream of the “deemed conveyance” to be followed by 

the Societies desirous of getting this order of 

registration of “deemed conveyance”.  It would be 

most ridiculous to call the end result to fit in the legal 

fiction “deemed” when the society is compelled to 

undergo the ordeal of S.11 read with the 13 Rules 

framed thereunder.  It amounts to full fledged trial and 

there is nothing “deemed” or “unilateral” when both 

the sides have faced a trial and thereafter the Registrar 

finally passes an order under S.11 (5) of the Act.   I also 

fail to understand the provisions of competent 

authority, sub-registrar and the Registrar and hearing 

the Promoter at every stage !   Why such multiplicity of 

stages and duplication of work if what is intended is a 

quick relief of “deemed conveyance” ?  Besides, the 

end product of such a prolonged ordeal of litigation can 

never be legitimately termed in legal parlance a 

“deemed conveyance”.  It would be decision in 

accordance with law directing the Promoter to perform 

specifically as per the Agreement for Sale as promised 

therein.  It will be an order of “specific performance” 

of the contract.  It will not be a “legal fiction” which is 

implied in the term “deemed”.  

What the Provision Really should have been !

10. After S.11 

(1) add the following sub-sections 2 and 3 to read as 

under:- 

(2) In case the Promoter fails to execute the 

conveyance deed in favour of the co-operative society 

or a company or an association of flat takers or 

apartment owners within one month from a specific 

request made in that behalf by them conveying his 

right, title and interest in the land and building and 

execute all relevant documents therefore in accordance 

with the agreement executed under S.4, within a period
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!!! KIND ATTENTION !!!

ALL MEMBERS  oF CO.-OP. SOCIETY

DO YOU KNOW?

 
 
 

YOUR ONE WRONG DECISION

 

IN SELECTING A 
“BUILDING REPAIRING CONSULTANT ”

CAN MULTIPLY YOUR CURRENT PROBLEM INTO MANY!

“For 100% Waterproofing

 

& R.C.C. Repair result”

 

Appoint us once only and become tension FREE for 10 YRS.

WHY TO TAKE RISK, WHEN GETTING MOST TRANSPARENT & 
ADVANCED SERVICES ARE NOW AVAILABLE AT FREE OF COST.

 

AS WE CAN SAVE MORE THAN WHAT YOU SPEND ON US
BY CONTROLLING “COST,QUALITY & QUANTITY”

SERVICES INCLUDE: 

  

? Inspection by using NDT instrument
 

& detailed report with
 

Technical advice
 

& Estimate
   

? Tender Document
 

with detail Technical Spec. & Bill of Quantity
 

? Work Order
 with detail Contract agreement & Service Guarantee Agreement.

 

? Quality Checks at various stages of repair.  
? Day to day supervision & maintaining material consumption  record.  
? Guiding Contractor with Advanced Technology  for long lasting repair.  
? “Structural Audit” as required under new bye-laws.  
? “Court Commissioner” as appointed by Co-Operative Court for Society Matters.  
? Feasibility Report

 
& total P.M.C. services till occupation

 
in case of Redevelopment project.

? Many more services, which you expect from any professional Consultants.
 

 Members of…

                                                                        
Also Hold…

 ? Indian Society of Structural Engineers

                                

?

  

B.M.C. Licenses no. STR/T/19
? Institute of Engineers

                          

?

  

Govt. appd. valuer

 

no. CAT/ I / 249
? PEATA (Practicing Engr., Arch.

 

& Town Planners Asso.)

            

?

  

Copy right for many innovative 

               

Technologies developed in house.

An ISO 9001-2000 certified company

 

with 25 years of rich experience.

 

(For its Professional &

 

Quality management) 

 
Our clients comprised of Housing Societies, Corporate Sector, MAHADA etc… and 

 

Organisation is backed by a long list of satisfied clients with more than 50 strong team of 
dedicated staff working in various department’ just to serve you better.

 

TECH-n-ECO CIVIL ENGG. CONSULTANTS

 
                                     

(A project management consultant)

 
  

417, Palm Spring Centre, Above Croma Showroom,

 

Link Road, Malad (W), Mumbai-400 064.
Contact: Mithilesh Dalvi. 92245 92413/ 9819624785, 9833312519
Off: 400 39355 (6-lines). 65704554, 28811252
Website: techneco@indiatimes.com, strl.audit@techneco.net
Website: www.techneco.net
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 of 3 months, after the request as aforesaid it will be 

deemed that the property would stand conveyed in the 

name of the society, the company or the association of 

apartment owners, as the case may be, in terms of the 

Agreement for sale to be filed as an instrument of 

conveyance of the property by the Society before the 

Registering Authority.” 

(3) On submission by such society, the company 

or association of apartment owners, as the case may 

be, to the concerned appropriate Registration Officer 

or his nominee, he shall register the document deemed 

conveyance filed by the society, the company or the 

association of apartment owners, as the case may be, 

with an application in the form of an affidavit of the 

chairman and the Secretary for registration of the 

document.  Such application shall be accompanied by 

a true copy of the agreement for sale and registration 

certificate of the society.  He may hear the promoter 

before issue of the registration certificate of “deemed 

conveyance”, after verifying the documents with the 

originals.  

11. In my considered opinion the present 

S.11 of the Act should be amended by deleting its 

subsections 2 to 5 and by substituting them by the 

above two simple sub-sections to accomplish the

objective of “deemed conveyance.”  Even a penal 
provision may be made to deal with strictly the false or 
untenable or mischievous cases to punish the 
signatories and even the society or as the case may be.  
Here again I would suggest another amendment to get 
the result within a time bound frame from the authority.  
In case the registration authority fails to grant the 
required certificate within a period of 90 days from the 
date of the application the certificate of registration of 
the deemed conveyance shall be deemed to have been 
granted.  Such provisions are found in many 
enactments to expedite the matters at the desk level of 
the executives.  

12. These amendments if accepted may need a 
few simple regulations to lay down the procedure to 
facilitate the smooth desk working in the office.  

Let us have Deemed Conveyance genuinely and not 
deception ! Let those in the seat of power know that 
there are also some who know a bit of Law !!

Justice R. J. Kochar
Former Judge, Bombay High Court.  

Exhibitor Profiles In DNA Expo
Supreme Universal

Supreme Universal has been in the real estate 
business for more than three decades. It is an ISO 
9001:2000 accredited company, and has successfully 
completed and delivered projects of approximately 50 
lakh sq. ft. Supreme Universal's core strength and 
specialty has been the redevelopment of old societies 
in the suburbs of Mumbai and also developing large 
layout projects.

 In the last four years the company has 
completed more than 15 redevelopment projects and 
handed over the new flats to the residents of these 
societies within the time committed to them. When 
people think redevelopment, they think Supreme.As a 
group their projects span across various locations in 
Mumbai and Pune. Their Core Expertise of 
Redevelopment is based on aspects like timely 
completion and possession, superior quality 
construction, offering best amenities, experienced and 
dedicated in house teams and well designed layouts.

1. Stamp Duty & Registration of Agreements. 

2. Procuring old Agreements from old govt. 

    Records

3. Deemed Conveyance of Society.

4. Redevelopment of Society.

5. Formation of Society, Company & Trust.

6. Preparation of Monthly Maintenance Bill of 

    Society & Accounts.   

More Details Contact :
H.O.: A/2-302, Laram Centre, Above 

Golden Gate Hotel,
Opp. Rly Stn. Platform No. 6, 

Andheri (W),Mumbai - 400 058.
Tel.: 022 / 42551414, 26248589 / 65 

PAI SOCIETY 
SERVICES 
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Mobile : 9869034567

E-mail : dvwa@ymail.com

FORT,  ANDHERI, KANDIVLI 

MULUND, THANE, MIRA RD.

PRABHU ASSOCIATES 
CONSULTANTS PVT. LTD.

SERVICES OFFERED  BY PACPL :

1. Guidance on Registration formalities of Society  
under MCS Act, 1960

2. Conveyance of Land & Building in favour of the  
Society.

3. Re-Development of Co-operative Housing Societies.
4. Stamp Duty & Registration of Agreements.
5. How to reply and respond to Notices received by  

Housing Societies from Govt.  Authorities.
6. Guidance on maintenance of statutory Books & other 

Registers by Societies.
7. Recovery of Dues / Arrears U/s. 101 of MCS  Act, 1960.
8. To Familiarize Office Bearers of various Statutes & Laws 

applicable to Co-op. Housing Societies.
9. How to handle disputes / queries arising from day to day 

operations of Housing Societies.
10. Maintenance of Accounts and preparation of Financial 

Statements of the Society.
11. Any other issues relating to housing & property related 

matters.

Tel.: 022 - 42551414
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Exhibitor Profiles in DNA Expo
SD Corporation Pvt Ltd

SD Corporation Pvt Ltd is a joint venture 
between Shapoorji Pallonji and Co. Ltd. and the Dilip 
Thacker Group. The Thacker Group, under the 
leadership of Dilip Thacker, beganits real estate 
journey by developing realty in the 1970s and 1980s in 
Pune and Mumbai. They are successful realtors, 
having built and redeveloped around 15 million sq. ft. 
in Mumbai and Pune.

Shapoorji Pallonji and Co Ltd. is an ISO 9001 
: 2000 certified company having a varied portfolio of 
residential and commercial complexes, hotels, 

hospitals, townships, factories, express ways, stadia  
and auditoria, scientific and research establishments, 
power plants and bio-tech facilities. 

Shapoorji Pallonji and Co. Ltd has been in the 
construction industry for the past 145 years having an 
incomparable track record. Prestigious projects have 
made the Shapoorji Pallonji name a hallmark of quality 
and trust. It is the largest private shareholder (18.5%) 
of Tata Sons Ltd. - the Holding Company of the Tata 
Group.

With a combined experience bank of close to 
200 years SD Corporation Pvt Ltd has its fingers firmly 
on the pulse of the real estate market in Mumbai.

Rustomjee

Keystone Realtors Private Ltd., owner of the 
"Rustomjee" brand is one of the leading residential 
property developers in Mumbai, with a strong in house 
construction capability. The group was incorporated in 
1996, by a group of qualified professionals and has 
built up a strong management team with over a decade 
of experience in real estate and related industries. The 
Rustomjee Group is well reputed for focus on 
construction quality and has built up significant brand 
equity in its target market. It was one of the first wholly 
indigenous Indian Real Estate Development

Companies to get an ISO 9001 – 2000 certification 
which is now upgraded to ISO 9001 - 2008. The Group 
is fundamentally committed to development in the 
Mumbai region. It was among the first to spot 
opportunities in Society Redevelopment in Mumbai. 
The group has ongoing and committed development of 
over 2.4 million sq. ft. of society redevelopment 
projects and 0.7 million sq. ft. of Slum Rehabilitation 
Projects that makes it one of the leading real estate 
developers operating in this category in Mumbai. They 
are pioneers in developing large scale integrated 
townships in the suburbs of Mumbai. 

Happy Home Group

Being pioneers in the city for redevelopment 
of old properties, the Happy Home Group has 
delivered possession of more than one million square 
feet of residential and commercial premises. It has 
another one million square feet of premium 
redevelopment projects under construction in up-
market locations of Mumbai such as Bandra, Dadar-
Matunga and Mulund.

The group aims to set new bench marks in the 
redevelopment sector in Mumbai by recreating 
lifestyles and believes that "An acre of performance is 
worth the whole world of promise.

" Happy Home's forte is meticulous planning 
and functional design, time bound project execution 
with superior quality standards, superior architectural 
aesthetics, premium amenities for enriched lifestyles, 
techno-legal compliances and complete transfer of 
title and benefits to the end users. Happy Home's 
alliance with Pune based Jairaj Group has helped it 
make a mark. 

Happy Home has strengthened itself in terms 
of self-funding projects of larger magnitude and 
pitching for vast land developments as well 
redevelopment of large societies in premium segments 
of South Mumbai and upmarket suburbs

Sheth Group

In a history spanning over 24 years, Sheth 
Group has carved a niche for itself as India's leading 
construction group with international presence. Today, 
Sheth's impressive portfolio comprises of 15,000 
homes built, a total of 60 projects completed and on

going, 33 National and international awards and 15 
million square feet of land developed and under 
development. The Group also has a diverse 
commercial presence in tele-communication, 
educational institutions and social presence in old age 
homes, charitable and religious institutions. A new 
initiative from Sheth Group is the dedicated
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 (W): A world-class residential complex
 VIVACITY, Eastern Express Highway, Thane 

(W):VIVACITY, the 1 million sq. ft. retail space.
 eZone, Eastern Express Highway, Thane (W): 

Commercial IT Park
 Cnergy, Prabhadevi: Commercial Corporate 

Landmark.

Lalani Group

Lalani Group, a Mumbai based construction 
house has seen tremendous growth since its inception 
in 1985. The hallmark of the group is to timely deliver 
quality products and services. The trust, the belief, the 
quality projects and services that they have been 
delivering comes back in form of their customers. 
Their faith in Lalani Group drives it to constantly 
deliver world class construction. It's the passion of 
creating; not just build but create a comfort zone be it 
homes or offices. From residential homes to 
commercial offices, to shopping arcades, to IT parks 

they cater to a spectrum of Lalani Group, since they get 
the best be it in quality, service, innovation, variation in 
layouts, or creating luxury and comfort; with an 
exceptional meticulous eye for every inch of detail. 

Developing the best designs and using the 
state of the art construction technology, Lalani Group 
intends to reshape the perception of affordable luxury 
in residential and commercial projects. The group is 
poised to have national and international expansions
dedicated to excellence. Focus on high standard ethics 
and organization values will help it create growth 
opportunities.

Redevelopment cell catering to needs of societies 
interested in redevelopment. Sheth Group has recently 
expanded its operations to Dubai,U.A.E., under the 
brand name Iris. Some of their leading projects are:
 Beaumonde, Prabhadevi: A world-class lifestyle 

residential complex
 Vasant Lawns, Eastern Express Highway, Thane

Mayfair Housing

Mayfair Housing is in the business of real estate 
development for over 40 years. It works with the most 
modern concepts and techniques in all round functions 
of the business, that is, construction techniques, 
architectural or management. Besides, real estate, 
Mayfair is proud to be part of redeveloping the 400 
year old heritage of Mumbai. Mayfair has started the

redevelopment from 1998 at the time of vertical 
extension/ horizontal extension after that perusing the 
new Rule of Maharashtra, Mayfair continues with 
redevelopment by demolishing old structures.Mayfair 
has completed 25 redevelopment projects successfully 
from the time of vertical extensions till present. 
Mayfair is one of the pioneers to head the 
redevelopment brigade, and has made the process 
transparent and beneficial to all parties.

Nirman Realtors & Developers Ltd (NRDL)

NRDL is the creation of Rajendra Sawant and Ajit 
Marathe who decided to build affordable homes for the 
masses. NRDL projects are a blend of highest quality, 
latest amenities and affordable rates. NRDL has to its 
credit an ISO 9001 status and countless happy 
customers. NRDL believes that redevelopment 
projects are the need of the hour in Mumbai. When a

building is reconstructed under redevelopment, the 
benefits are multifold. Tenants become the owners 
without paying even a rupee from their pockets.They 
get 10 to 20% additional space. Their lifestyle is 
elevated for the newly constructed project may consist 
of amenities. Due to the stable funding from the 
developers, the maintenance cost is almost zero.With 
judiciously envisioned projects, NRDL has designed 
such win-win solutions for everybody involved.

Ravi Group

Since inception, Ravi Group has been constructing not 
just buildings, but homes nestled amidst beautiful and 
healthy neighbourhoods. Ravi Group is recognised 
and credited for pioneering successfully the SRA 
experiment and Redevelopment projects in Mumbai. 
The year 1994 saw the acquiring of the first SRA land 
at Goregaon, a suburb of Mumbai. Ever since, the 
company has never looked back and went on to

 transform the very face of suburban Mumbai. 

Ravi Group's endeavour is bolstered by a pool of 

highly qualified and seasoned architects, engineers, 

contractors, draughtsman, ably supported by a well-

trained in-house staff working round-the-clock to 

realize the fruition of wellplanned and structured 

systems and processes. An emphasis to detail forms the 

very cornerstone of its work.
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VINAYAK BHAT & ASSOCIATES
Off.: A/28, Dattani Centre, Above Sandeep Hotel,

Kandivali (E),Tel.: 022-28861499 / 1466, 
E-mail :  vinayakbhat.associates@yahoo.co.in

H.O. : A/2-302, Laram Centre, Opp. Ply. Stn., 
Andheri (W), Mum - 58.,Tel.: 42551414 / 26705482

SOCIETY

MANAGERIAL SERVICES 

We Provide Qualified Manager to the 

Co-operative Housing Societies in 

Mumbai / Navi Mumbai / Thane Area 

on Full / Part time Basis 
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o have future benefits attached with the land 

like additional FSI, Development rights etc. Tthe buillders delay the Conveyance of land and 

building in favour of the Societies and some times with 

the ignorance of the proper procedure and legal 

remedies the office bearers also delay in taking 

appropriate legal actions to have early conveyance and 

proper title of the property for which the full and final 

payments have been made. There are legal remedies 

provided in Maharashtra Ownership Flats Act, 

1963(MOFA)  to get the conveyance of land and 

building such as filing a case in the consumer court, 

civil court or criminal court. Since the litigation was 

taking more time, on the representations received from 

many societies, the Government has made a provision 

of deemed conveyance and accordingly amended the 

MOFA and also framed the requires rules to give effect 

to the provisions of deemed conveyance.

DEEMED CONVEYANCE 

ACT TO REGULATE OWNERSHIP OF FLATS

MOFA provided for statutory rights to the flat 

purchasers like the Agreement for sale has to be 

registered on payment of 20% advance for flat 

booking, Occupation certificate to be provided after 

completing all the legal formalities, societies 

/company / condominium to be formed within 4 

months of sale of minimum flats required to register 

the same and then convey the land and building to 

legal body within 4 months of  its formation.  In case 

the above statutory obligations are not made by the 

builder, he will be considered to have committed 

criminal offence and he may be prosecuted and 

remedies can be done including the deemed 

conveyance procedure. 

ADVANTAGES OF CONVEYANCE

 Getting the proper title 

 Retaining Additional F.S.I which has been  

granted by change of regulations.

 Property will be free and marketable from any 

encumbrances / charges

 Loan can be raised by Mortgage for repairing of 

the buildings.

 Permission for reconstruction will be given by the 

planning authorities.

 Construct  new building by using TDR or give the 

redevelopment rights to the builder and get the 

additional area &  the corpus with new amenities.

 Receive Compensation on Development like 

Hoarding rents, tele communication  tower rent 

etc.

DEEMED CONVEYANCE  

The government has amended the Maharashtra 

Ownership Flats Act, 1963 (MOFA) and provided for 

the deemed conveyance in favour of the legal bodies. 

Under the provision, deemed conveyance means after 

the expiry of 4 months of formation of the legal body, 

the land and building is deemed to have been conveyed 

to the legal body . In order  to bring the name of the 

society/legal body in the revenue record, a Competent 

Authority has been designated i.e District Deputy 

Registrar, who will hear the parties on the basis of 

applications received from the aggrieved party and 

decide the matter. In case the Competent Authority is 

satisfied that the society/legal body is entitled to get the 

conveyance of land and building, an appropriate order 

in favour of the society/legal body will be passed. After 

getting the favourable order from the Competent 

Authority, the society/legal body should prepare an 

unilateral conveyance deed along with deemed 

conveyance order and get the same registered with the 

sub-registrar of assurance after paying appropriate 

stamp duty.  Getting the title of land and building by 

adopting the above procedure is known as deemed 

conveyance.
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DEEMED AND REGULAR CONVEYANCE

In case of regular conveyance, the builder/ Developer/ 
Landowner prepares a conveyance deed, execute the 
same and appear before the Sub-Registrar of 
assurance for admitting their signature. Without any 
problem, the legal bodies get the conveyance with the 
co-operation of the builder/ landowner. In case of 
deemed conveyance, the builder/ land owner  or their 
legal heirs are not co-operating, therefore, the 
aggrieved parties appear before the Designated 
Competent Authority, who hears all the parties and 
passes the necessary order of conveyance.  Deemed 
Conveyance is obtained as a legal remedy against the 
defaulter builder/ landowner who do not want to part 
with the land and the building in favour of the society.

PROCEDURE AND THE APPEAL PROVISION
 
Deemed Conveyance is a one of the legal process to 
get the conveyance of land and building in favour of 
the legal bodies. Once the Deemed conveyance is 
passed by the Competent Authority, unilateral 
conveyance deed as provided in MOFA will be 
executed by the society/legal body as per the order 
received from the competent Authority.  Further, the 
same will be registered by paying appropriate stamp 
duty and registration charges. There is no appeal 
against the deemed conveyance order passed by the 
competent Authority.  However, the aggrieved parties 
can file a writ petition in the High court or in the 
supreme court under Article 226 of the constitution.  
Once the deemed conveyance order with Unilateral 
conveyance deed is executed, the index II has to be 
obtained and submitted to the Talati office or City 
Survey office to incorporate the name of the legal body 
in the 7/12 extracts or in the property card as the case 
may be.

PROCEDURE FOR GETTING DEEMED 
CONVEYANCE ORDER:

 Normally, the aggrieved party has to make the 
application to the competent Authority in the 
prescribed form with documents available against the 
builder, if he fails to convey the land and building to 
the legal body within 4 months of its formation.  The 
Competent Authority shall scrutinize the application, 
collect the documents from the promoter/ builder or 
from the authorised officer appointed by him and get 

the application admitted. After the admission of the 
application, the competent Authority shall conduct the 
hearing and then take the appropriate decision, 
whether the applicant or the legal body is a fit case for 
granting the deemed conveyance. If he passes a 
favourable order, then he appoints an authorised 
officer, who shall execute the conveyance deed. 

Documents are required to be submitted 

I) The registered Agreement for sale entered into 
with the promoter/opponent party

ii) 7/12 Extract & Village form No.6 (Mutation 
entries) 

iii) Property card, 
iv) Location Plan 
v) City survey plan  or survey plan from the revenue 

department.
vi) Layout Plot plan approved by the local authority
vii) Architect certificate about the entitlement of 

undivided interest in the entire Layout Plot, 
common areas and the facilities by each of the 
entity or the structure constructed or to be 
constructed on such Layout Plot.

viii) Latest Title and Search Report for last 30 years 
from an advocate,

ix) Non-Agricultural Order 
x) Certificate under Urban Land Ceiling Act, 1976
xi) Building/ Structure Plan approved by the 

appropriate authority,
xii) Commencement Certificate, 
xiii) Completion Certificate, 
xiv) Occupation Certificate, 
xv) List of  Flat Purchasers 
xvi) Proof of payment of Stamp Duty 
xvii) Proof of Registration, etc. , 
xviii)Development agreement  or power of attorney or 

agreement for sale executed by the landlord with 
the promoter for development or for transferring 
the right, title and the interest in the land in favour 
of the promoter.

xix) Any other land or building related documents 
papers in support of the application.

xx) Legal notices send to the Promoter and other 
interested parties to execute the conveyance deed 
or declaration as provided under Maharashtra 
Apartments Act, 1970 in favour of the 
applicant/s.

xxi) Draft conveyance deed / Declaration proposed to 
be executed in favour of the applicant.
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“A developer can be appointed only
after the society getting conveyance”

CA. Ramesh S. Prabhu,
answers queries on 

Redevelopment  

IS OWNERS CONSENT ESSENTIAL FOR 
REDEVELOPMENT?
Can tenants redevelop the property without the 
owner?
–Umang Patel, Ghatkopar (E)
Redevelopment can be done with the consent of the 
owners only. If the owner is not available and the 
building is in a dilapidated condition, a petition can be 
filed before the competent court against the land 
owner who is neglecting the repairs the builder or does 
not take any step towards redevelopment. In case the 
court gives a favourable order, the tenants can proceed 
with the redevelopment.

WHO IS RESPONSIBLE FOR MAINTAINING 
SOCIETY ACCOUNTS?
Society accounts are not properly maintained.Who 
should be made accountable?
–Anita L, Bandra (E)
It is the responsibility of the Managing Committee to 
maintain the accounts properly. In case the same is not 
maintained, the complaint can be filed before the 
Deputy Registrar who will conduct the enquiry and fix 
the responsibility. In case any fraud is noticed, each 
and every committee member will be jointly and 
severally responsible to make good the loss. 
Therefore, all committee members are required to sign 
the Indemnity Bond in form M-20 on a stamp paper of 
Rs.100. 

SUPREME COURT DECISION ON PRIVATE 
FOREST LAND IS STILL PENDING
Our society is under private forest land & we are 
waiting for Supreme Court judgment. If verdict is 
delayed what should be done?
–Satish Sharma, Mulund
No action will be taken by any Authority till the matter 
is decided by the Supreme Court. Therefore, you have 
to represent before the Supreme Court properly and 
get the favourable order.

CAN A SOCIETY AVOID THE OPEN TENDER

PROCESS AND GO FOR 
CLOSE TENDER?
Our society doesn't go in 
for an open tender but they 
opted for closed tender 
instead. Is it legally valid? 
Can society ask for 
security deposit in escrow 
account instead of Bank 

guarantee?
–P. R. Sugathan,
Nerul Navi Mumbai
Open tender means the tenders are invited by giving 
proper public notice and any person who fulfills 
certain conditions mentioned in the tender is allowed 
to file the Tender. When the Tenders are invited they 
have to be closed and sealed. The same will be opened 
in the presence of the members of the society, Project 
Management consultants. In case you mean to say that 
the tenders should be accepted by the society in open 
form and any member is allowed see and evaluate 
before receipt of all the tenders is not a proper system. 
In case you mean to say that the society has opted for 
closed tender means within the closed circle or from 
the selected developers, that system is wrong. It has to 
be called through public notice only. The society can 
definitely ask for the deposit in the Escrow account. It 
is the terms and conditions mentioned in the tender 
d o c u m e n t s ,  w h i c h  a r e  m o s t  i m p o r t a n t .

IS IT POSSIBLE TO DO REDEVELOPMENT 
WITHOUT GETTING CONVEYANCE?
Can we go for redevelopment without taking 
conveyance and agreement?
–Naresh, Vashi Naka
As per the Govt. Notification dated 3rd January, 2009, 
the appointment of developer or builder can be done 
only after obtaining the Conveyance of land and 
building in favour of the society. However, you can 
appoint a Project Management Consultant to procure 
the Conveyance of land and building and thereafter the 
same Project Management Consultant can proceed to 
prepare a feasibility report, Tender and invite the 
tenders etc. Before conveyance appointing a developer 
is not only bad in law but also invite unnecessary 
disputes with the old land owner, old builder, new 
builder etc.

Please email your redevelopment related queries to: 
dnapropertyredevelopment@gmail.com  or 
mswa.redevelopment@gmail.com  along with full 
contact details in case any clarification is required. We 
look forward to resolving your problems through this 
interactive format 
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Ykk[ksk lnfudk/kkjdkapk ekydh gDdkpk ekxZ eksdGk

Are you Planing for Redevelopment?   12 Yes No 

Application Form Free Website for Housing Society 

1

2

3

5

6

Name of Society

Address of Society

No. of Society Members 

Society Reg. No.

Office Bearers   

Name Designation Tel. No. E-mail
Flat 
No.

How You Came to Know? (       Mark or Mention ) 7

News Paper Website 

Magazine Others (Specify)  

Are you Member of MSWA  8 Yes No 

If Yes, MSWA Membership No.  9

If No, Would you Become Member of MSWA  10 Yes No 

Have Got Conveyance?  11 Yes No 

Signature :  Hon. Chairman / Hon. Secretary / Authorised Person

Name : _____________________________________________      

MAHARASHTRA SOCIETIES 
WELFARE ASSOCIATION (R) 

Contact
Person  

Seminar 

Referred By   

Date : _________________

Chairman

Secretary 

Treasurer

Manager

    

:

:

:

:

:

A-2/302, Laram Centre, Above Golden Gate Hotel, Opp. Platform No. 6, Andheri (W), Mumbai - 58.
Tel.: 022- 42551414 / 26248589 / 65 / E-mail : mswa.hsg@gmail.com / Web : mswa.info

4.  Year of Society Formation  : 

1.

2.

3.

4.

5.
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To facilitate the Housing Societies in Maharasthra to 

go on online and have its own website, Maharashtra 

Societies Welfare Association(MSWA)  jointly with 

the help of Justmyneighbour  have launched scheme 

of OWN HOUSING SOCIETY website with 

following features:

1. Housing Society in Maharashtra to provide  e-

enabled. 

2. Interactive online platform introduced by 

JustMyNeighbour and MSWA, 

3. Send emails of latest development and also 

sms facilities of various communication.

First in order to get e-enabled with its very own 

dynamic society web portal, they are requested to 

contact the association office on 022-42551414 or 

send a email on .

meets the requirements of 

automating the Society's day to day operations by 

offering readymade solutions of a facility 

management system. The portal aims at networking 

residents with the association driving a centralized and 

easy access to communication through a single 

window platform. Besides, the portal also offers a host 

of e-commerce services for the benefit of the residents 

that cater to their daily requirements like food, car 

insurance, grocery, etc. all at a click of a button.

o simplify 

approach to the Housing Society  by providing much 

needed facilities and services like: 

a) discussion forums for residents to provide 

their suggestions, 

b) discuss common topics of interest. 

c) Complaints can be logged online by Residents 

to office bearers/ society and other authorities

d) Receive SMS & email alerts from the Society

mswa.hsg@gmail.com

The society portal as it 

The objective of the society portal is t

Societies  to have its own Website and earn Income without 
any investment and cost- An initiative by MSWA. 

       on the progress of their issues 

raised. 

e) Maintenance bills can be 

issued through the portal, 

f) Residents also have an option 

make their payments online. 

g) Explaining driving directions 

made simpler, with an SMS and email of a 

Map sent to your friends and family. 

h) Online notice boards are regularly updated 

with minutes of Society meetings, 

i) Circulars and important information for 

residents along with SMS & email alerts on 

urgent matters that require the resident's 

immediate attention. 

j)  Opinion Polls raised for a collective feedback 

of Residents and many more facilities.

A complete secure environment, where residents 

access their society web portals with a unique 

username and passwords is provided by Society office; 

Residents can register online but receive their login 

details only after the Society office verifies the 

registrant as a resident.

The societies , MSWA and Justmyneigbhours shall 

make efforts to get the advertisements on the portal of 

societies which can generate the advertisement income 

which will be also shared with the society.  

The website, guidance and maintenance for the initial 

period of 4 years is funded and managed by the 

Justmyneigbhours and MSWA. There is  no cost or 

investment to be made by the Housing Societies.  The 

facility has been initiated by MSWA in coordination 

with justmyneighours for entire Maharashtra for its 

members.  The societies who interested to know more 

can contact us on 42551414 or on email 

.mswa.hsg@gmail.com

M - 9324331579
S. Kamath

http://propertytimes.indiatimes.com/shastras/author.htm
http://propertytimes.indiatimes.com/shastras/author.htm
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GOVERNMENT  DIPLOMA  IN CO-OPERATION  & ACCOUNTANCY 
(G.D.C.& A.)

Yashvantrao Chavan Pratishthan jointly with MSWA has started 3 Months Certificate course for HSG. Society 

Managers. So far 100 Managers are trained.

The course will be held at Yashvantrao Chavan Pratishthan, Jagannath Bhosle Marg, Opp. Mantralaya, Mumbai. 

on Monday, Wednesday, & Friday, From 2.30 pm to 5.30 pm.   Persons undertaking the training successfully will 

be awarded the course certificate. The subjects being covered in the course are Overview of the Course, Duties 

and Role of Housing Society Manager, MOFA and Apartment Act, Records Maintenance and Administration, 

Redressal of Complaints, Accounts, MCS Act / Rules / Circulars, By Laws and Soft skills. 

Such an extensive course is being conducted for a very nominal rate. The enthusiastic faculty consists of subject 

matter experts associated with MSWA. Shri. Ramesh Prabhu has played a pivotal role in gathering the best 

faculty and study material and thus enriching this course. 

Now we are planning 3rd Batches also, 
For more details kindly contact: 

MSWA Office - 42551414, 26248589 / 65 or  Mr, Shashidhar Kamat -9324331579 

CERTIFICATE COURSE FOR MANAGERS 

COURSES / WORK SHOP OFFERED BY MSWA

Sr. No. Date
 

Details of the  Programme Time
 

Fees Member / Non Member  Slide &  Material

1.

 

12.02.11

 

Monthly Managers Study  Circle Meet  Sub 6.30 to 8.30 pm

 

Free For Manager of 
Others Fees Rs. 200/- 

Group & Nil

Free Introductory talk on 
Course for Manager  

Certificate 2. 19.02.11 6.30 to 8.30 pm Free

   

Certificate course for housing soc. managers3. 21.02.11 To
24.02.11

6.30 to 8.30 pm Rs. 1000/-

ndWe have started 2  batch for the current year  for coaching GDC&A students. The fees is Rs.7500/- for 
thall the six subjects. In case they take the enrollment before 15  Feb, 2011, the fees will be Rs.6000/-.  

The classes will be held on every Sunday  from 9.30am to 1.30pm at Sharadashram Vidyamandir , 

Bhavani Shankar Road, Near Kabutar Kana, Dadar(W). 

There are eminent faculties to teach the students. The success ratio in our classes has been 80% as 

against the general success ratio of 30% to 40%.  The coaching help the students to better understand 

the subject and answer them. The coaching is done considering the exam pattern and the past question 

papers. Enter coaching is exam oriented and keeping in mind to make you succeed in the exam.

For enrollment Contact : Shri. Shashidhar Kamath: 9324331579 or office: 42551414/26248589/65



Yours faithfully,

Signature:    Applicant / Chairman / Hon. Secretary / Treasurer

FILL THIS FORM

I/We hereby apply for Registered membership of Maharashtra Societies Welfare Association.

Application for Membership
(Registered)

Total Members of Society________________________________ Flat______________ Shop___________ Garage____________

Enclosed 1 Year Subscription Rs. 500/- 3 Years Subscription Rs. 1000/- 5 Years Subscription Rs. 2000/-  Including Entrance Fee Rs. 100/-

By Cash / Cheque No._____________________________ Date_________________________ Rs.__________________________

drawn on______________________________________________________________________________________________ bank.

BE A MEMBER OF M S W A 

BENEFITS :  1) MONTHLY MAGAZINE   • 2) 20% DISCOUNT ON OUR PUBLICATIONS   • 3) FREE ENTRY TO ALL OUR SEMINARS

PERIOD

3 YEAR

5 YEAR

FOR SOCIETY   INDIVIDUAL 

RS. 1000 RS. 1000

RS. 2000 RS. 2000

GET MONTHLY INFORMATION & UPDATES ON HOUSING SOCIETY MATTERS / STAMP DUTY / REGISTRATION / CONVEYANCE

1 YEAR RS. 500 RS. 500

Address : A-2/302, Laram Centre, Opp. Rly. Station, Andheri (W), Mumbai - 58. Tel.: 26248565/89. 
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Shri. Sanjay Nirupam,

Member of Parliament,

who played a key role in getting the 

Deemed Conveyance amendment in 

MOFA passed. 

Shri. Sachin Ahir, 

Housing Minister for State, Govt. of 

Maharashtra, began his career as a 

supervisor in Khatau Mills at 

Byculla, Mumbai. Presently, he leads 

the Rashtriya Mill Mazdoor Sangh.

Shri. Sandeep Deshmukh,

M.Sc.(Physics), MBA, joined Service 

directly as Deputy Registrar,  

Gazzetted class one officer. He served 

as Deputy Registrar of K-East ward, 

Mhada Societies. 

CA. Ramesh S. Prabhu

He is Chartered Accountant by 

Profession & is a founder Chairman 

of MSWA & President of AHWOI. 

He is a regular faclty of Institute of 

Chartered Accountants.

Advocate Uday B. Wavikar, He is 

practicing at the High Court, in 

Mumbai and as a Consumer Protection 

Act Consultant since January 1994.

Shri.  Prabhakar Churi, 

He is Former Chairman of Mumbai 

District housing Federation. he is 35 

years of experience in housing 

society matters & Presently working 

as Honorary consultant with MSWA.

Boman R. Irani, 

Chairman & Managing Director, 
Keystone Group.

He is the driving force behind the 
success story of the Real brand 
'Rustomjee'.

Advocate Pramod Kumar

He is on the Panel of MSWA & is 

handling Stamp Duty, Registration & 

Conveyance & Other Society 

Matters. 

Nayan Shah,

CEO, Mayfair Housing Pvt. Ltd. 

Having a real estate family 

background, Nayan Sha (MBA-

Finance Joined the family business 

and real estate in 1982.

Architect Pravin Kanekar,

He is the Presidet of  Practicing 

Engineer, Architects & Town Planner 

Association, India (PEATA (I)), a well 

known professional body formed in 

1965.

Dinesh J. Kuwadia, 

(chartered Civil Engineer, F.I.E.) is 

the founder Chairman and backbone 

of Happy Home Group.He also on 

MCHI Redevelopment Committee.

CA Vimal Punmiya,

He has been practicing for the last 35 

years as proprietor of Vimal Punmiya 

& Co. with the help of 25 assistants he 

has been attending to nearly 1000 

clients.

DNA REDEVELOPMENT 
EXPO PANEL & PATRON SPEAKERS

Suleman S. Budhwani, 

Vice President Business Development 

S  D  Corporation 

Sharad N. Doshi, 

GM-Land Acquisit ion,  Sheth 

Developers, is an Electrical Engineer 

from College of Engineering, Pune. 

& also a Diploma holder in Business 

Mngt. from Jhunjhunwala College. 



Postal Registration No. MH/MR/N/MBI/79/10-12

WPP License No. MR/TECH/WPP-33/NORTH/2010-12

Postal At : Mumbai Patrika Channel, GPO, Mumbai.

Posting Date : 10th & 11th of Every Month

A-2/302,

MSWA has empanelled  
Knowledgeable & Experienced    

1.    Redevelopment Consultants 

2.    Project management Consultants 

3.    Architects 

4.    Structural Engineers 

5.    Chartered Accountants 

6.    Advocates & Solicitors 

7.    Society administration or Consultants 

8.    Financial / Structural Auditors 

9.    Developers Undertaking Redevelopment 

10.  Conveyance & Stamp Duty Consultants 

11.  Property Card/ BMC/ MHADA/ Liasioning Consultants    

More Details Contact :

A-2/302, Laram Centre, Above Golden Gate Hotel, Opp. Rly Stn. Platform No. 6,
Andheri (W), Mumbai - 400 058., Tel.: 022-42551414, 

E-mail : mswa.hsg@gmail.com / Web : www.deemedconveyance.com 

MAHARASHTRA SOCIETIES WELFARE ASSOCIATION
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