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Maharashtra Tenancy and Agricultural Lands Laws (Amendment) Act, 2026:
Attempt to encourage genuine industrial projects

In Maharashtra, purchasers acquiring agricultural land for industrial projects frequently encounter delays arising
from land aggregation challenges, regulatory hurdles, litigation, and other factors beyond their control.

The Government of Maharashtra (“GoM”) has recently notified the Maharashtra Tenancy and Agricultural Lands Laws
(Amendment) Act, 2026 (“Amendment Act”) aligning several provisions of the tenancy legislations with the recently
amended Maharashtra Land Revenue Code, 1966 (“MLRC"), particularly in relation to conversion premium payable
for non-agricultural use, with effect from April 15, 2026.

The Amendment Act, makes consequential amendments to the Maharashtra Tenancy and Agricultural Lands Act, 1948
(“MTAL Act”), the Hyderabad Tenancy and Agricultural Lands Act, 1950 (“Hyderabad Tenancy Act”) and the
Maharashtra Tenancy and Agricultural Lands (Vidarbha Region) Act, 1958 (“Vidarbha Tenancy Act”)

This prism provides an overview of the legal framework governing the acquisition of agricultural land for industrial
use in Maharashtra, including the key changes introduced by the Amendment Act.

Overview of the existing framework

Under the existing framework of the MTAL Act, the Hyderabad Tenancy Act and the Vidarbha Tenancy Act, transfer of
agricultural lands purchased by tenants is subject to various conditions, including prior sanction of the Collector and
payment of nazarana fee.

Further, agricultural land purchased for bona fide industrial use was required to be utilised for industrial purposes
within prescribed timelines, failing which the purchaser could face regulatory consequences, including exposure to
penalties and restrictions on continued holding of such land.

Overview of the provisions introduced under the Amendment Act
Simplification of transfer framework

Prior to the amendment, under Section 43 of the MTAL Act, transfer of agricultural land purchased by a tenant under
the tenancy laws could be transferred only with the prior sanction of the Collector. However, such transfer was
permitted without Collector’s prior sanction if 10 (ten) years had elapsed from the date of purchase of such land by
the tenant. Further, any sale under this Section 43 of the MTAL Act was subject to the following conditions:

1. payment of nazarana fee calculated at 40 (forty) times the land revenue assessment;
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2. the purchaser must be an agriculturist;

3. the purchaser must not hold land in excess of the ceiling area permissible under the Maharashtra Agricultural
Lands (Ceiling on Holdings) Act, 1961; and

4. the provisions of the Bombay Prevention of Fragmentation and Consolidation of Holdings Act, 1947 must not be
violated.

In practice, since the land revenue assessments were typically nominal, the nazarana fee payable was minimal and
had limited practical significance from a revenue collection or regulatory perspective.

The Amendment Act deletes the requirement of payment of nazarana fee under Section 43(1) of the MTAL Act and the
corresponding provisions under the Hyderabad Tenancy Act and the Vidarbha Tenancy Act. This removes the
requirement for payment of nazarana fee prior to transfer and intends to simplify the transfer framework and reduce
procedural requirements.

The Amendment Act substitutes the existing provisions under the relevant tenancy legislations to clarify that only land
held as occupancy class-1! land will be eligible to be purchased for bona fide industrial use. Additionally, the purchaser
of such land is now required to pay one-time conversion premium in accordance with Section 47 of the MLRC.

The amendment intends to align the tenancy legislation with the revised non-agricultural conversion framework
introduced under the MLRC whereby recurring non-agricultural assessment has been replaced with a one-time
conversion premium payment.

Under Section 63-1A of the MTAL Act, purchase of agricultural land by non-agriculturists for bona fide industrial use
is permitted without obtaining the Collector's permission. The purchaser acquiring agricultural land for bona fide
industrial use is to put such land to bonafide industrial use and inform the Collector within the prescribed period upon
commencement of such industrial use in order to demonstrate compliance with the conditions of purchase under the
relevant tenancy legislations. Under the erstwhile provisions failure to intimate the Collector within the stipulated
timeline attracted liability to pay the applicable non-agricultural assessment under the MLRC together with a penalty
which could extend up to 20 (twenty) times the amount of such non-agricultural assessment, as determined by the
Collector in accordance with the applicable rules.

While the requirement to intimate the Collector is retained, the Amendment Act now requires the purchaser to pay
one time conversion premium which may be leviable under Section 47 of MLRC, together with such penalty which may
not exceed 5 (five) times the amount of such conversion premium on failure to put the land to bona fide industrial use
and failure to intimate the Collector within 30 (thirty) days from the date of acquisition and upon commencement of
such industrial use.

1 Sub- Section (2) of Section 29 in Maharashtra Land Revenue Code, 1966 - “Occupants—Class I shall consist of persons who— (a) hold
unalienated land in perpetuity and without any restrictions on the right to transfer, (b) immediately before the commencement of this Code
hold land in full occupancy or Bhumiswami rights without any restrictions on the right to transfer in accordance with the provisions of any
law relating to land revenue in force in any part of the State immediately before such commencement, and (c) on the 21st April 2018, being
the date of commencement of the Maharashtra Land Revenue Code (Amendment) and the Maharashtra Land Revenue (Inclusion of certain
Bhumidharis in Occupants—Class | Permission) Rules (Repeal) Act, 2018, were holding the land in Vidarbha in Bhumiswami rights with
restrictions on right to transfer, or in Bhumidhari rights in any local area in Vidarbha.”
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In addition to the significant changes discussed above, the Amendment Act now provides that the Collector can permit
subsequent sale of land purchased for industrial use, or for any alternative non-agricultural purpose only with the
prior approval from GoM. This increases regulatory scrutiny in transactions involving industrial lands and may have
implications for future restructuring, transfer and repurposing of industrial land holdings.

1. The purchaser at the outset is required to verify that the subject land is held as occupancy class-I land by verifying
the revenue records, including the 7/12 extract of such land.

2. The parties would thereafter proceed with execution and registration of the conveyance/lease documentation.
From a transactional perspective, the transfer documentation should appropriately record the proposed bona fide
industrial use and status of the land as occupancy class-I land.

3. The purchaser is required to pay the applicable one-time conversion premium under Section 47 of MLRC to the
Collector within the prescribed period following acquisition instead of the earlier nazarana fee payment.

4. The purchaser would thereafter be required to obtain the necessary planning permissions, layout approvals,
building permissions, environmental approvals and other project-specific regulatory approvals from the relevant
planning and sectoral authorities.

5. The purchaser is required to put the land to bona fide industrial use within 5 (five) years from the date of
acquisition. Upon commencement of such industrial use, the purchaser is further required to inform the Collector
within 30 (thirty) days regarding utilisation of the land for the approved industrial purpose (For lands acquired
between May 17,2004 and January 1, 2016, the Amendment Act introduces a relief provision extending the overall
timeline for commencement of bona fide industrial use to 15 (fifteen) years from the date of acquisition).

6. Upon failure of the purchaser to put the land to bona fide industrial use, the purchaser must inform the Collector
within the prescribed timelines. The Collector may grant extension for a further period of up to 5 (five) years,
subject to payment of non-utilisation charges calculated at 2% per annum of the market value of the land as per
the applicable Annual Statement of Rates. Additionally, where delays arise due to litigation, land aggregation
challenges or other circumstances beyond the control of the purchaser, the GoM may grant a further extension of
up to 3 (three) years upon payment of premium equivalent to 10% of the prevailing market value of the land.

7. Permission for sale of lands acquired for industrial purposes or use thereof for any alternative non-agricultural
purpose requires approval of the Collector together with prior approval of the GoM.

8. In cases of non-compliance with the statutory conditions governing industrial use, the land may become liable for
resumption by the Collector and vesting in the GoM in accordance with the applicable provisions of the tenancy
legislation. The framework further contemplates preferential re-transfer to the original transferor, failing which
the land may be disposed of through public auction in accordance with the prescribed procedure.

9. Apart from compliance under the tenancy legislation, purchasers would also be required to undertake
consequential mutation entries in the revenue records and comply with applicable planning, environmental,
factory laws and sector-specific regulatory requirements throughout the implementation and operational phases
of the project.

The Amendment Act is likely to provide substantial relief to industrial purchasers and developers who acquired
agricultural land for industrial purposes but were unable to operate projects within earlier timelines due to regulatory
or commercial constraints.
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The extension of timelines and introduction of a statutory extension mechanism may improve implementation
certainty for large industrial, logistics, warehousing, manufacturing and infrastructure projects where land
aggregation and approvals typically require extended timelines.

By linking industrial land conversion to the one-time conversion premium mechanism under Section 47 of the MLRC,
the State of Maharashtra appears to be moving towards a more consolidated and uniform framework governing
agricultural land conversion and industrial use across legislations. Although the Amendment Act streamlines the
regulatory framework for industrial acquisition of agricultural lands, the shift from assessment-based charges to
market value-linked conversion premiums may increase the overall cost of acquisition and conversion. Since the
conversion premium is now determined with reference to the market value of the land under MLRC, the financial
burden on industrial purchasers may be significantly higher than under the earlier regime, where charges were linked
to comparatively nominal land revenue assessments.

The enhanced supervisory role of the GoM may also have procedural implications for ongoing and future industrial
land transactions, particularly in cases involving restructuring, assignment or change in proposed land use.

The Amendment Act represents another significant step in Maharashtra’s broader effort to rationalise land regulation
and facilitate industrial development in the State. Recent measures, including the amendments to MLRC eliminating
the requirement of obtaining separate non-agricultural permissions and replacing recurring non-agricultural
assessments with a one-time conversion premium, reflect a policy shift towards simplifying land administration and
reducing procedural bottlenecks.

By removing outdated procedural requirements such as nazarana, extending implementation timelines for industrial
projects, and aligning the tenancy legislations with the revised conversion premium regime under MLRC, the
Amendment Act seeks to address several practical concerns faced by industrial purchasers and developers. Overall,
the reforms are likely to improve commercial certainty and implementation flexibility for industrial and infrastructure
projects across Maharashtra, while continuing to preserve regulatory oversight through tenancy and land revenue
framework.
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Real Estate Practice

JSA is widely recognised as having one of the premier Real Estate Practices in India, and it is one of the most
sophisticated and highly diversified commercial Real Estate practices, led by knowledgeable and experienced
Real Estate experts at each of our offices in Gurugram, New Delhi, Mumbai, Bangalore, Hyderabad and Chennai.
Our clients use our services for some very challenging and complex Real Estate transactions, which require
thoughtful and practical advice.

Our clients comprise a broad cross-section of Indian and international, institutional and private entities,
including developers, real estate advisers, banks, real estate funds, high net worth investors, governments,
major retailers, hotel owners and operators, and others.

We are primarily involved in legal and regulatory issues for various types of real estate projects, including in
relation to the construction and development of hotels, malls, residential and commercial complexes,
warehouses, IT and industrial parks, and Special Economic Zones.

We have been involved in conducting legal due diligence in relation to such projects and have drafted and
reviewed various types of documents, including transaction documents such as (a) shareholders’, subscription
and share purchase agreements; (b) development agreements; and (c) joint venture agreements and other
related documents and agreements.

During the course of our practice, we have also been involved in the drafting and reviewing of (a) agreements
for sale; (b) conveyance deeds; and (c) lease deeds.

This Prism has been prepared by:

3 &

T 4

M. Arun Kumar Deepak Chowdhury Rachana Magdum Shaunak Deshpande
Partner Partner Senior Associate Associate
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This Prism is not an advertisement or any form of solicitation and should not be construed as such. This Prism has
been prepared for general information purposes only. Nothing in this Prism constitutes professional advice or a legal
opinion. You should obtain appropriate professional advice before making any business, legal or other decisions. JSA

and the authors of this Prism disclaim all and any liability to any person who takes any decision based on this
publication.
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