
InvestIng In agrIcultural land

Urbanisation canboost value, but
enterwithdecade-longhorizon
Zoning law changes, encroachment pose risks; adhere to state-specific rules
KarThiK JerOMe

A leading actor’s daughter is facing
legal trouble over her purchase of
agricultural land outside Mumbai,
according tomedia reports. The plot
wasoriginallyearmarked foragricul-
turaluseandcouldnotbetransferred
withoutobtaining thenecessaryper-
missions and completing the
required paperwork, which was not
done. Investors planning to invest in
agricultural landoutsideamajor city
to benefit from its expansion need to
exercise caution.

City’sgrowthdrivespricesup
Buyinglandonthecityoutskirtswitha
long horizon can be rewarding.
“Urbanisation creates demand and
leads to appreciation in the value of
such land,” says S G Raja Sekharan,
wealthmanagementexpertandauthor
of the book,Howto get richand retire
early, which deals with investing in
agricultural land.
Investing in agricultural land also

diversifies an investor’s portfolio.
“Investors can enjoy the benefits of
various incentives and subsidies
offered by the government. They can
also enjoy tax savings under the rules
applicabletoagriculturalincome,”says
SanthoshKumar,vicechairman,Ana-
rockGroup.

Illiquidasset
Investing in agricultural land comes
with its shareof risks. “Thereare strict
limitations on how agricultural land
canbeused,”saysKumar.
It is also among the most illiquid

asset classes. “Selling and exiting
quicklymayprovedifficult,”hesays.
Zoning law changes can impact

value.Ifconversiontonon-agricultural
use is restricted, the prospects for
appreciationdecline.Encroachmentis
anotherconcern.
Compensation in theeventofgov-

ernmentacquisitionmaybe lower for
suchland.Cashdealingsarecommon.
“Finding buyers or sellers willing to
transactentirelyinwhitemoneyisdif-
ficult,” saysRajaSekharan.

Titledisputesandotherrisks
Title disputes are common, with
extended family members often
raising ownership claims. Poor docu-
mentation is widespread. “Legally
clean farmland is difficult to find. It
requires time,money, and legal effort
toverify thetitle,” saysRajaSekharan.
“The absence ofmutation records

increases risk. Pending litigationmay
cloud ownership rights,” says Asha
Kiran Sharma, partner, King Stubb &
Kasiva, Advocates andAttorneys. She
addsthatencumbrancessuchasmort-
gages, court attachments, or acquisi-
tionnoticesmayalsoaffectownership.
Foreign Exchange Management

Act (FEMA) rules impose further
restrictions. Non-resident Indians
(NRIs)andforeignerscannotbuyagri-
cultural land unless they inherit it or
obtain special authorisation. Sellers
mayalsoat timesmake falsepromises
of regularisationorconversion.

Abidebystate laws
State laws can pose further hurdles.
“Restrictions under state laws may
blockownership,” says ShwetaTiwari,
associatepartner, IndiaLaw.
Rules vary across states. “Many

states do not let people who are not
farmers or do not have a farming his-
toryacquirefarmland,unlesstheycan
showproof of eligibility or get special
permission,”saysKumar.
“InMaharashtra andGujarat, only

agriculturistscanbuy,whilenon-agri-

culturistsneedpriorapprovalfromthe
Collector. InWestBengal, thereareno
restrictionsonthepurchaseofagricul-
tural land, subject to compliancewith
ceiling limitsandlanduseconditions.
In Himachal Pradesh, outsiders
cannot buy farmland without state
sanction.InNagaland,customarylaws
restrictownershiptoNagatribes.Kar-
nataka recently liberalised its laws,
allowing non-agriculturists to buy
farmland, subject to income and ceil-
ingconditions,”saysAnujaNMukerji,
partner,Aquilaw.
If non-agriculturists are not

permitted to buy agricultural land,
they should obtain permission from
the authorities. “Transactions with-
out the Collector’s approval can
impair the validity of the purchase,”
addsMukerji.

Paytherightprice
Buyersmustcheckrecenttransactions
toensuretheyarepayingtherightprice.
“The price you pay should be in line
withmarkettrends.Negotiatetoensure
yougetagoodprice,”saysSekharan.
Locationiscritical. “Makesurethe

land parcel is likely to be included in
futuredevelopmentplansof thecity,”
says Raja Sekharan. Land within
10kilometresofametro’sboundary is
more likely to gain value as the city
expands.
Raja Sekharanadds that landmust

beheld forat least 10years togenerate
meaningful returns.

Thoroughtitlecheckisamust
Investors must confirm they are eli-
gibletopurchasethelandandensurea
clear title. “Land records, encum-
brance certificates, and conversion
permissions should be checked care-
fully,” saysSharma.
A 7/12 extract, issued in states such

asMaharashtra andGujarat, provides
key details about agricultural land.
“The ‘other rights’ column in the 7/12
extractmayrevealtenancyorstatutory
restrictions,”saysMukerji.
Tiwarisuggestsconductingaphysi-

cal surveyof the landbeforepurchase.

Knowthetaxrules
Rural agricultural land is not treated
asacapital asset, sogainsarenot tax-
able.Urbanagricultural landattracts
capital gains tax. A holding period of
more than 24 months leads to long-
term capital gain (LTCG), while a
period of 24months or less results in
short-termcapital gain (STCG).
“STCG is taxed at the individual’s

slab rate. LTCG is taxed at 12.5 per
centwithout indexation for transfers
onorafterJuly23,2024,or20percent
with indexation for transfers made
before this date. Surcharge and cess
also have to be paid,” says Suresh
Surana, a Mumbai-based chartered
accountant.
Surana adds that if rural land

comeswithinmunicipal limitsordis-
tance thresholds at the time of
transfer, it becomes taxable.

NileshNenshiGalapurchasedtwoBluestar
splitairconditionersfromRelianceRetailon
September27,2018, forwhichhepaid
~70,000attherateof~35,000each.Theair-
conditionerscamewithaone-yearwarranty.
InMarch2019,whilethewarrantywas

still inforce,oneoftheairconditioners
developedcoolingissues.Nenshi
approachedtheseller toresolvetheproblem.
AtechnicianfromBluestar inspectedthe
unitandconfirmedthefault.Althoughthe
manufactureragreedtoreplacethedefective
airconditioner,noactionfollowed.Reliance
alsocontinuedtodelaythe
matter.Facedwithinaction,
Nenshifiledacomplaint
beforetheSouthMumbai Dis-
trictConsumerDisputes
RedressalCommission(Dis-
trictCommission),alleging
deficiencyinservice.
Reliancecontestedthe

complaintandarguedthat it
wasnotmaintainableas itdid
notconstituteaconsumerdispute. It
admittedthatNenshihadcomplainedabout
thefaultyunitandthatcomplainthadbeen
forwardedtothemanufacturer,who,after
inspection,hadagreedtoreplaceit.Reliance
contendedthatthewarrantywasgivenby
themanufacturer,yetBluestarhaddeliber-
atelynotbeenmadeapartytotheproceed-
ings. Itmaintainedthat itsrolewaslimitedto
informingthemanufactureraboutcom-
plaints,andsinceithaddoneso,nonegli-
gencecouldbeattributedtoit.
Reliancefurtherarguedthat itcouldnot

beheld liable foranydefect intheproductas
themanufactureraloneprovidedthewar-
ranty.ThecompanyallegedthatNenshi
wantedthenewunitwithoutreturningthe
defectiveone,andhadmadeotherunac-

ceptabledemands,whichledtothereplace-
mentnotbeingprovided.Reliance insisted
that thecomplaintwasfalse, frivolousand
vexatious,andliable tobedismissed.
Nenshideniedthathewantedtoretain

thedefectiveunit, termingtheallegation
falseandbaseless.Hereiteratedthat the
promisedreplacementwasnotprovided
despiterepeatedfollow-upsandthatno
reasonwaseverassignedfor thedelayor
failure tosendthereplacement.
TheDistrictCommissionoverruled

Reliance’sobjections. Itheldthecomplaint
tobemaintainablesincebothaircondi-
tionerswerepurchasedfordomesticuse. It
observedthat thedefect incoolinghad
occurredwithintheone-yearwarranty
periodandthat themanufacturerhad
agreedtoreplacethedefectiveunit.The
CommissionalsonotedthatReliancehad
failedtoproduceanyevidencetosupport its
accusationthatNenshiwantedtokeepthe
faultyairconditioner. Itconcludedthat the
failure toreplacethedefectiveunit
amountedtodeficiency inservice.
TheCommissionpointedout thatunder

consumer law, theseller isequallyaccount-
able forensuringthat thebuyerreceivesa
defect-freeproduct,andwouldbe liable for

failingtoredress thepur-
chaser’sgrievance.
TheCommission

emphasisedthat
Reliance,asaprominent
retail chain,was
expectedtoupholdthe
standardofprofessional
conductwhendealing
withcustomers, rather
thanmakingbaseless

allegationstoshirk itsownaccountability.
TheCommissionconcludedthat

Reliancewasguiltyofdeficiency inservice
andhadengaged inunfair tradepractice.
By itsorderdatedAugust 7, 2025,delivered
byPresidingOfficerSadikali Sayyad for the
BenchalongwithGMKapse, theCommis-
siondirectedReliance to replace thedefec-
tiveair conditioner. It alsonoted that
Nenshihadundergoneconsiderable
mentalagonyandharassment, forwhichhe
wasentitled to~10,000ascompensation
and~5,000towards litigationcosts.A
periodof 30dayswasallowedforcom-
pliance, failingwhich theamountwould
carry9percent interest.
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Thewriter isaconsumeractivist

CONSUMER PROTECTION
Jehangir B gai

Seller equally liable for
defective product

The DisTricT commission
poinTeD ouT ThaT unDer
consumer law, The
seller is equally
accounTable for
ensuring ThaT The
buyer receives a
DefecT-free proDucT

Red flags towatch out for
Missing or incomplete mutation recordsn

Unclear or disputed titlesn

Pending litigationn

Restrictions under tenancy, ceiling, orn
state laws
Encumbrances like mortgages,n
attachments, acquisition notices
False promises of regularisation orn
conversion
Transactions without mandatoryn
approvals
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L o c k e r H i r e d b y R I T U
ENTERPRISES having address at
13-1, R S BHANDARI MARG, 203
A J V COMPLEX OPP KHEL
PRASHAL INDORE M.P 452003
with KOTAK MAHINDRA BANK
Situated at GROUND FLOOR
EMBAS SY TOWER 20 R S
BHANDARI MARG INDORE M.P
452010 remains un-operated
from last 9 years and 8 Months
and rentdue from last 6 years.
All the 3 letters earlier sent to
RITUENTERPRISES calling upon it
to clear dues and to operate the
locker has returnedunserved and
it is not contactable.
It is hereby informed that despite
this notice, if dues not cleared
and locker is not operated by
RITU ENTERPRISES within 90
days from the date of this notice,
break open of the said locker will
be done on December 14, 2025
at around12p.m.

NOTICE


