
qwertyuiopasdfghjklzxcvbnmqwertyuiop
asdfghjklzxcvbnmqwertyuiopasdfghjklzx
cvbnmqwertyuiopasdfghjklzxcvbnmqwe
rtyuiopasdfghjklzxcvbnmqwertyuiopasdf
ghjklzxcvbnmqwertyuiopasdfghjklzxcvbn
mqwertyuiopasdfghjklzxcvbnmqwertyui
opasdfghjklzxcvbnmqwertyuiopasdfghjkl
zxcvbnmqwertyuiopasdfghjklzxcvbnmq
wertyuiopasdfghjklzxcvbnmqwertyuiopa
sdfghjklzxcvbnmqwertyuiopasdfghjklzxc
vbnmqwertyuiopasdfghjklzxcvbnmqwert
yuiopasdfghjklzxcvbnmqwertyuiopasdfg
hjklzxcvbnmqwertyuiopasdfghjklzxcvbn
mrtyuiopasdfghjklzxcvbnmqwertyuiopas
dfghjpasdfghjklzxcvbnmqwertyuiopasdfg
hjsdfghjklzxcvbnmqwertyuiopasdfghjklzx
cvbnmqwertyuiopasdfghjklzxcvbnmqwe
rtyuiopasdfghjklzxcvbnmrtyuiopasdfghjk

 

 

 

(IRWO) 
 
 
 
 
 

ANNUAL REPORT AND  

     AUDITED RESULTS  

    FOR THE YEAR  

 2025-26 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Railway Offices Complex, Shivaji Bridge (Behind Shankar Market), 

New Delhi-110001,  

web site: www.irwo.net, e-Mail ID: support@irwo.net 

 

 
 
 

http://www.irwo.net/


1 

 

 
 

ANNUAL REPORT FOR THE YEAR 2025-26 
 

 The Indian Railway Welfare Organisation (IRWO) was registered under the Society 
Registration Act, 1860 on 25th September 1989 with the object of promoting social welfare 
schemes such as, providing help to Railway Personnel, spouse of deceased Railway Personnel, 
personnel of Public Undertakings under the Ministry of Railways and the personnel of IRWO in 
procuring residential houses. The prime activity of IRWO is developing  Housing Projects  on “no 
profit no loss basis” to cater the needs of it’s members. Procurement of land is accordingly done 
at the  suitable locations after conducting the demand survey. 
  
The Balance Sheet of IRWO as on 31st March 2026 duly audited by the  auditors M/s Mukesh Om 
Gupta & Associates , Chartered Accountants, Noida, UP is put up before  the Governing Body. 
  
Highlights of financial and operating performance along with the  position of   Vigilance and  RTI 
matters is given below: 
    
 
A.  FINANCIAL PERFORMANCE 

1. Primary Membership: 
The membership of IRWO has increased from 81,977 to 82,025 during the year. This has resulted 
in additional collection of Rs. 5.85 lakh as registration fee. 
 
2. Income: 
During the year 2025-26, IRWO has earned an interest income of Rs.213.07 lakh on the  
investment made  of corporate funds. Other receipts of corporate office are Rs. 190.66 lakh (as 
per Schedule – 16). Thus, the total Income of corporate office is Rs. 403.73  lakh. After 
adjustment of interest income transferred to projects amounting to Rs. 169.84 lakh, the net 
income of Corporate Office has been Rs. 233.89 lakh, which has been adjusted against the 
expenditure of Corporate Office.  
 
3. Expenditure: 
During the year the actual expenditure for the corporate office has been Rs. 258.52 lakh as 
against the Budget provision of Rs. 263.47 lakh. The actual expenditure for the year 2025-26 is 
less due to reduction achieved  in establishment. 
 
4. Apportionment of Surplus: 
 
a) General Reserve: 
 
The balance in General Reserve as on 31.3.2025 has been  Rs. 1,917.63  lakh which has increased 
to Rs. 1,923.71 lakh as on 31.3.2026. The additions during the year are on account of 
contribution from projects amounting Rs. 6.08 lakh. 
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b) Land Corpus Fund: 
 
 The available balance as on 31.3.2026 is Rs. 11,024.48 lakh as against Rs. 10,324.54 lakh 
as on 31.3.2025. Addition in the fund, on account of  contribution from the  projects is Rs. 699.94 
lakh. This Includes Rs 693.86 lakh as interest earned on advances given  to projects. This increase 
is primarily due to interest charged on funds utilized for Jaipur, Kota, Jabalpur and Lucknow 
projects.  
 
B Incorporation of Information as per Ministry of Parliament Affairs letter Dated 24.1.2018:  
(i) Vigilance Cases:   Nil 

(ii) RTI cases:  The Position as on 31.03.2026 is as under:  

Sl. 
No. 

Type of cases No. of 
Cases 

Remarks 

1. Fresh RTI cases 46 All RTI cases replied 

2. Appeal cases 9 All appeals replied 

3. Cases with Central Information 
Commission 

1 CIC decision complied.  
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Status Report of IRWO Schemes 

 

 PROJECTS IN PROGRESS 
 

 

1 Chennai Phase – II B  
        (RERA registration no. TN/02/Building/0195/2017) 

 

(i) In Phase – II B, 161 dwelling units were planned. The project consists of 9 blocks of type II, III 

& IV flats and all the nine blocks have been completed. Community Centre Building is 

completed and is being  used by the residents of  both phase IIA & phase IIB. The completion 

certificate of Phase – II B, had been  received from Chennai Metropolitan Development 

Authority ( CMDA)  on 28th June 2024. 

 

(ii) Draw for allotment of DUs was conducted on 4/5-1-2025. After payment of final dues, 

allotment & possession has been given to 160 allottees.  Remaining  one allottee has filed a 

civil suit which is being contested . Execution of conveyance deed in favor of allottes  is in 

progress. Till date 16 number of allottees have  got the conveyance deed registered. 

 

2)  Kota Phase – I 

(RERA registration no is: RAJ/P/2017/496) 
 

i. IRWO has purchased 12.86 Acre of land at Kota and project is planned in two phases. 103 

plots and 64 single-storied independent houses, planned in Phase – I, have been  

completed.  

 

ii. Out of 64 independent houses, 37 units have been sold so far. 18 units are ready to be 

sold and remaining 9 units are yet to be fininshed. 

 
iii. 103 Plots had been put on sale on “first come, first serve” basis for IRWO members and 

others. 48 plots out of 103 plots have been sold so far. To promote the sale of balance 55 

plots additional incentives have been given recently.  

 
iv. The scheme has been re-opened to blood relations of IRWO members, employees of 

other government establishments and all Indian nationals for booking in view of poor 

response from the Primary members.  
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3)  Jaipur Phase – III  
(RERA registration number RAJ/P/2017/467) 

 

i. A plot of land measuring 3.24 - Acre in Sector – 37 of Jagatpura in Jaipur, duly approved 

by Jaipur Development Authority (JDA) for “residential use” was purchased and registered 

in favour of IRWO on 03-12-2013. 261 multi –storied dwelling units have been 

constructed. 

ii. 117 units have been completed in all respect out of which, 77 units have been sold till 

date. Finishing work of 144 multi –storied dwelling units is on hold for which structural 

work has already been completed. Compliances and approvals are available from the 

state government authorities for the entire project.  

iii. The completion certificate of the project was issued by the state government on 20th Dec. 

2023. 

iv. Conveyance deeds of 58 units have been executed out of 77 units sold. 

 

COMPLETED PROJECTS 

 

1) ) Sonepat 
 

i. Sonepat is one of the largest group housing projects constructed by IRWO. There are 660 

dwelling units and 117 EWS units. Colony is provided with Solar Water Heaters (SWH) , 

rain water harvesting and Sewerage Treatment Plant (STP) with provision of recycling of 

waste water etc. The colony was given Gold Grading by State Environment Appraisal 

Committee (SEAC) for satisfying laid down parameters of water conservation, energy 

conservation and noise level control etc.  

ii. Occupancy certificate has been issued by Directorate General, Town & Country Planning 

of Government of Haryana in the year 2016. Residents Welfare Association (RWA) has 

been formed and the maintenance handed over to them since 2019. So far 640 DUs and  

all 117 EWS units have been allotted. Conveyance Deed for 450 DUs have been executed 

so far in favor of allottees . 

iii. For 117 units of EWS, draw of lots has been conducted by Housing Board Haryana & 

based on the outcome of draw, allotment letters  have been issued.   

iv. 20 DUs are yet to be sold. These unsold 20 units are planned to be sold through open 

auction. 

v. As directed by DTCP Chandigarh rehabilitation work of all 13 blocks has been planned . 

Work on 3 blocks is presently in progress. Tender for 8 more blocks have been opened. 

 
 

 



5 

 

2) Zirakpur (near Chandigarh)  
(RERA registration number is : PBRERA-SAS79-PR0043)       

 

i. Zirakpur project is located on Ambala road about 12 KM from Chandigarh railway station 

towards Delhi. Total 399 DUs and 44 EWS units were planned in two phases. Completion/ 

Occupation certificate for the project received from the authority. All 195 units of Phase–I 

and 204 units of Phase–II have been completed and handed over to the allottees. Total 299 

Conveyance Deeds have been executed till date. 

ii. 33 applications already received for EWS units. Approval from Punjab Government is pending 

for sale of the vacant EWS unit. Decision of Competent local authority for allotment of EWS is 

awaited. 

iii. Residents Welfare Association has been formed and the maintenance of colony has been 

handed over to RWA. The financial closure of project is held up on account of pending 

allotment of EWS units from local authority. 

 

3) Moradabad Phase – III 
(RERA registration number is UPRERAPRJ8575) 

 

i. A turnkey tender including transfer of land, for construction of single storied houses was 

awarded on 30-08-2016. Buildings plan and structural drawings have been approved by 

Moradabad Development Authority (MDA) for 71 DUs. Construction work has been 

completed. All 69 DUs and 2 plots have been allotted and handed over.  

ii. The project has since been handed over to RWA in 2024. 

iii. After reconciliation of accounts of the project a deficit of Rs. 2.95 crore was 

proportionally demanded from all allottees, out of which, 40 allottees have paid the dues 

and registration of conveyance deed is under process . 

iv. Executing Agency M/S K. S Jain has sought arbitration through court and same is in 

progress in Delhi International Arbitration Centre (DIAC). 

4) Chennai Phase  - II A 

 

I. All 140 Dwelling units as planned have been completed and handed over to respective 

allottees. Conveyance deeds of  106 DUs have been executed out of 140 DUs. 

II. Maintenance  has been handed over to RWA  

PROJECTS IN PIPELINE: 
 

1)  Jabalpur 

 

i. About 9.6 – Acre of land was purchased and registered in favour of IRWO in village 

Salivada and Kosamghat, on NH – 24 Jabalpur – Mandla Road in the year 2014.  
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ii. Layout plans were approved by the local authority. The contractor had mobilized 

resources in the year 2016. As only 3 DUs were booked for this project, the construction 

work was foreclosed due to insufficient booking.  

iii. It was decided to go for the outright allocation of rights for development of the land 

parcel owned by IRWO and sale of plots on the developed land by the private parties 

through open tender. The bids were opened on 09/10/2024. The bids were discharged on 

Technical /Financial grounds. 

iv. Further, the highest bidder of the discharged tender was awarded the work on upright 

sale basis, but later on the same has also failed and  EMD of Rs  50 Lakh has been 

forfeited by IRWO. Agency has filed a court case in commercial court Jabalpur.  

v. IRWO has already applied for approval of plotted scheme in June-2023 under “DHARA 16” 

but due to the above land falling under the proposed Master Plan of Jabalpur, same is 

kept on hold by the State Government.  

 
2)    Bengaluru:- 

 

i) A turnkey tender including consultancy, architectural services and construction of the 

project was awarded and the Agency concerned was working for correction of 

anomalies of revenue records and approval of building plans from Bangalore 

Development Authority (BDA). Consequent to efforts of the Agency, deletion of court 

cases from RTCs and mutation of land in IRWO’s name and resultant Khata of land 

were obtained. 

ii) Pursuant to judgement of Hob’ble Supreme Court of India. a notification was issued 

by Bangalore Development Authority for acquisition of a large area of land about 

3500 Acres- including IRWO’s land- and at present the IRWO land is covered under the 

said acquisition notice. Efforts at various levels were made for release of IRWO land 

from ambit of said acquisition. 

iii) However, Hon’ble Supreme Court of India released final notification for acquisition of 

land of about 3500 Acres including IRWO’s land. As a last resort, a petition was 

submitted to Justice A.V. Chandrashekhar Committee formed by Hon’ble Supreme 

Court of India to address issues related to Dr. Shivramakaranth Layout of which 

IRWO’s land is part of – to consider IRWO case and release our land from acquisition. 

However, request of IRWO was not accepted by the said committee. 

iv) Hence acquisition proceedings completed in respect of IRWO’s land as per the 

directives of Hon’ble Supreme Court. After a lot of efforts and perseverance, 

entitlement certificates in respect of the entire land of IRWO have been received from 

Bangalore Development Authority.  

v) Draw of plots after development has been conducted by BDA recently and 139 plots 

of different sizes have been allotted to IRWO . Possession of plots is awaited . 
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vi) Draw of plots have been conducted by BDA and 139 Nos of plots for different sizes 

have been allotted in favor of IRWO in line of Entitlement Certificates . Meanwhile, 

there has been a stay order issued  from Sr Civil Judge Bengaluru for withholding the 

payment of compensation against survey no. 32 containing land area of 2.0 Acres. 

Vacation of stay order is being pleaded in the court. 

 

3) Lucknow Phase-IV 

 

A Plot of residential land measuring 2.13- Acre at Lucknow was purchased and 
registered in favour of IRWO on 19.11.2013. Lucknow Industrial Development Authority 
(LIDA) had  conveyed approval of building plans on Dec -2017. Application for environment 
clearance was submitted to  State Expert Appraisal Committee (SEAC) and the same had 
been received.  

 
Tender for the work was finalized and work started. Work of boundary wall and civil 

structure for the community centre had been completed. Foundation work was also partially 
executed. However there had been delays on account of Covid and the contract  had to be 
closed  in Oct 2020. This has resulted in withdrawal of  bookings and non-availability of 
funds with IRWO.  The registration of UP RERA had been taken for the project and complaint 
of one allottee regarding refund is noticed as pending on RERA portal. The Project at present 
in not viable and is under review for disposal of assets.  

 

 

 

 

…….. 
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Comments of the Management on Report of Statutory Auditors on 

Accounts Balance Sheet for the year ending 31.3.2026 
Para 

no 

Observations of Statutory Auditors Comments of the Management 

 

1 1. Audit Note: Reconciliation of 

Project Maintenance Fund 

Accounts 

 

Observation: It was noted during the 

review of project accounts that certain 

completed housing schemes exhibit a 

debit balance in their respective 

maintenance interest accounts as of  

March 31, 2026. This indicates that the 

localized maintenance expenditures 

incurred during the interim period have 

outpaced the interest yields generated 

from the core maintenance funds. 

1. Management is aware of the above position. 

The debit balance in the Maintenance Interest 

Account has arisen due to maintenance 

expenditure exceeding the interest earned on the 

Corpus Fund. In order to address this issue, the 

additional maintenance amount being collected 

from the allottees prior to issuance of the 

possession letter has been increased from ₹0.50 

per sq. ft. per month to ₹2.00 per sq. ft. per 

month, with the approval of Governing Body of 

IRWO. Further, excess expenditure incurred on 

maintenance over and above interest earned and 

additional maintenance amount collected from 

allottees before issuing the possession letter is 

being adjusted from the Maintenance Fund as per 

extant provisions in IRWO General Rules 

2 2. Audit Note: Monitoring and 

Handover of Completed 

Projects 

Observation: The financial statements 

reflect an amount of ₹18.65 crores 

under "Amount Due to Societies," 

representing accumulated maintenance 

corpuses and related interest for 

completed projects. A timeline review 

indicates that some of these projects 

were completed in earlier years but their 

formal handover to the respective 

Resident Welfare Associations (RWAs) 

remains pending. 

2. The amount due to the respective societies will 

be released in due course upon completion of the 

requisite procedural formalities. In the meantime, 

the interest income earned on the Maintenance 

Fund is being released to the concerned RWAs. 

In cases where an RWA has not been formed, 

registered, or is not functional, the said interest 

income is being utilised by IRWO towards the 

operation and maintenance of the common 

services of the colony. Management is aware of 

the above position, and the Corpus Funds are 

being reviewed for their appropriate disposal. A 

draft of MOU to be entered between IRWO & 

RWA has also been finalized  for handing over 

the Maintenance Corpus Fund to RWA 

3 3. Audit Note: Review of Long-

Outstanding Earnest Money 

Deposits (EMD) 

Observation: The records indicate an 

outstanding balance of ₹1.19 crores 

under the head of Earnest Money 

Deposits. While the balance experiences 

year-to-year operational variances, a 

portion of these deposits has remained 

un-refunded over a prolonged period. 

3. Management is aware of the above position. 

The outstanding Earnest Money Deposits 

(EMDs) are being reviewed, and necessary 

action is being taken for their appropriate 

disposal/refund, as applicable. 
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4 4. Audit Note: Disclosure of 

Contingent Liabilities 

regarding Pending  Litigations 

Observation & Audit Concern: 

Attention is invited to Note No. 8 of the 

Notes to Accounts, wherein it is stated 

that some legal cases, consumer 

disputes, and statutory tax appeals 

(Income Tax and GST) are pending 

before different judicial and authorities, 

and the liabilities arising there from are 

currently treated as unascertainable by 

the management. 

 

4. Management is aware of the ongoing court 

cases and tax notices, which are being closely 

monitored. No contingent liability has been 

recognised at this stage, as the matters are sub 

judice and the potential liability, if any, is 

presently not ascertainable. The position has 

been appropriately disclosed in the Notes to 

Accounts forming part of the Balance Sheet 

(Schedule 20). 

5 5. Audit Note: Evaluation and 

Realization of Unsold Dwelling 

Units 

Observation: Attention is invited to the 

line item "Amount Receivable from 

Members," which includes capital 

expenditure incurred on completed 

dwelling units that are currently unsold 

etc. The Notes to Accounts indicate that 

management is actively monitoring 

these accounts and prioritizing the sale 

of these remaining inventories. 

 

5. The amount receivable from members is 

reflected under Schedule 4 of the Balance Sheet 

and represents the position of the respective 

projects as at the end of the financial year. 

Management is continuously reviewing these 

balances, and efforts are being made to recover 

the outstanding amounts from the allottees 

through the sale of the remaining inventory 

(unsold dwelling units). Efforts are also being 

made to dispose of plots and dwelling units 

through tender and to explore e-auction of vacant 

dwelling units through banks.    

6 6. Audit Note: Verification and 

Accounting of Material at Site 

(MAS) 

Observation: The financial statements 

reflect a balance of ₹56.95 lakhs under 

the line item "Material at Site," 

representing construction materials such 

as steel and cement.. It is observed that 

this balance has remained outstanding 

for a prolonged period. 

 

6. The amount under the head “Material at Site” 

represents the value of steel amounting to Rs. 

44.13 lakh at Jaipur and Rs. 12.81 lakh at 

Kota, as reflected in the books of accounts. 

Management is aware and monitoring the  above 

position for appropriate disposal . The material 

lying at Kota has recently been disposed of. 

 

 


































