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Possession date trumps portal date — MahaRERA confirms Refund/Interest Liability
cannot be deferred by RERA Registration extensions

Extending your project’s completion date on the MahaRERA portal does not buy you time against
allottees. In a 15 June 2026 order against Tycoons Avanti Projects, MahaRERA held that the contractual

possession date in a registered Agreement for Sale (AFS) — not the portal timeline — is what triggers the
allottee’s statutory remedy: refund if they withdraw, or interest for every month of delay if they stay.!
Citing Neelkamal Realtors v. Union of India (Bombay High Court),> MahaRERA confirmed that a missed

contractual possession date triggers the allottee’s right to interest or refund automatically, irrespective
of any revised RERA registration timeline. The promoter’s lender-merger and funding-stress defence failed
not because such factors can never count, but because it never notified allottees or revised the possession
date when the delay first became apparent.

KEY HOLDINGS

e Portal date # contractual date: The promoter argued that the complaints were premature because
the portal showed a revised completion date of 30 June 2027. MahaRERA disagreed and held that the
registration timeline is a regulatory formality; it does not reset the promoter’s contractual obligation
to deliver possession on the date in the AFS.

o Silence forecloses the force majeure defence: MHADA approval delays, HDFC Bank merger disruption,
and liquidity constraints were all raised. MahaRERA did not rule on whether these could constitute
force majeure on the merits — it never reached that question, because the promoter’s failure to notify
allottees or formally revise the possession date.

e Refund quantum is receipt-verified, not claim-based: Of the INR 68.82 lakh claimed, MahaRERA
awarded INR 58.51 lakh, i.e., sale consideration only, with stamp duty, registration charges, and taxes
carved out, and granted statutory interest from default. This was the outcome for the allottee who
elected to withdraw. The co-complainant in the office-unit matter elected to stay in the project and
was instead awarded possession plus monthly interest on the amount paid until handover.

IMPLICATIONS FOR INSTITUTIONAL STAKEHOLDERS

Developers / Promoters: Once an AFS fixes a possession date, that date is binding.

Lenders / Fund Managers: A missed contractual possession date automatically opens homebuyer
withdrawal rights and statutory interest under Section 18(1)(a), RERA 2016. Before deploying capital,
stress-test the promoter’s actual (not aspirational) ability to meet the registered possession date.

1 MahaRERA Order dated 15 June 2026 in Gobind Rajani v. Tycoons Avanti Projects Pvt. Ltd. (Complaint No.
CC12500879) and Jithin Philip Mathews & Anr. v. Tycoons Avanti Projects LLP (CC006000000591406)
2 Neelkamal Realtors Suburban Pvt. Ltd. vs. The Union of India, AIR 2018 (NOC) 398 (BOM)
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e Joint Venture / Land Partners: The AFS, not the RERA portal, governs allottee rights. Do not commit
to a possession date in the AFS until approval timelines and funding are locked in.

PRACTICAL TAKEAWAY

e Treat the AFS possession date as the enforceable benchmark in every dispute.

e If adelay is genuinely on the horizon, get allottee consent to a revised timeline before the contractual
date lapses.
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Should you have any queries or comments on this alert, please visit our LinkedIn page. You may also
contact the author below.
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