
CIN: U74120MH2010PIC207869
HSME Reg. No.: UDYAM-MH-18-0083617

An ISO 9O01:2015 Certified Company
ffi

Valuation Report of the lmmovable Property

Details of the property under consideration:

Name of Owner: Mr. Anand Muddu Shetty & Mrs. Vidya Anand ShEtty

Residential Flat No. 1202, 12m Floor, 'Yic'toria Claraic CoOp. Hrg. Soc. Ltd.', Opp. Asha Nagar, 35R8 Dalmia

Estate, Off, P. K. Extension Road, Village - Nahur, Mulund (West),

Mumbai - 400 080, State - Maharashtra, Country - lndia.

9

Valuation Prepared for:
Cosmos Bank

Naupada Thane Branch

Kusumanjali Building, opp. Deodhar Hospital, Gokhale Road, Naupada, Thane (West) - 400 602

State - Maharashtra, Country - India.

Thaie
E'mail

101, 1st Floor, B Wing. Beth Shalom, Near Civil Hospital, Thane (W) - 400 601, (M.S.), INDIA
thane@vastukala.org, Tel. : 80978 82976 / 90216 25621

lndia Presence at :

9 Aurongobod I Punc 0
I t{onded o lodon 9
9 iloshit 9 Ahmcdobod I

uur tar
9 ltumboi
9 Thons

I oGthi il(t

noikol
Ioipur
loipur

t
i

0g?
6^o I nEd. Ofii.e : 81-001, U/B Floor, Boomerang,

Chandavali Farm Road, Andhen (East),
Iti!$.1- 400 072, (M.S.), rNDIA
TeleFa\i +91 22 28371325/24

mumbai@vastukala.org

Vostuk Y
Consultonts (l) Pvt. Ltd. Think.lnnovate.create .

Latitude Lonoitude. 1 9'1 0'06.3"N 72'56'32.7"E

_ _!q

\

www,Yaslulala.org



CIN: U74120MH20r0PTC207869
MSI'1E Reg. No.: UDYAM-MH-18-0083617

An ISO 9O0li2O15 Certlfaed Company

Vostuk \ t

Vabalion Repo.t Pr€9arEd For: Cosm6 Eark / thu@ na|e Bradr / Mr. Anad Muddu Shefly (420,4 / 2303088) Page 2 of 1 7

a

VALUATION OPINION REPORT

The property bearing Residential Flat No, 1202, 12t Floor, qric{oria Cla3sic CoOp. Hrg. Soc. Ltd.", Opp. Asha

Nagar, 35/38 Dalmia Estate, Off, P. K. Extsnsion Road, Village - Nahur, Mulund (West), Mumbai -400 080, State

- Maharashtra, Country - lndia belongs to llr. Anand Muddu Shetty & trs. Vidya Anand Shatty.

lndus Construction Company

K. Kamarajar Road

A-3 Minerva lndustrial Estate

02 Twin Towers

Vastufi iano/ 10202Y42042303O88
r 9/10-28SPSVS
Dab:,l9.10.2023

I ncgd Ollb: 81-001, U/8 Floor, Boomerdng,
Chandivali Farm Road, Andheri (East).
lirnha - 400 072. (M.S.), INDIA

I TeleFax: +91 22 28171325/24
mumbai@vastrrkala. or9

Considering various parameters recorded, existing economic scenario, and the information that is available with

reference to the development of neighborhood and method sslected for valuation, we are of the opinion thal, the

property premises can be assessed and valued for banking purpose for ( 3,58,65,E95.00 (Rupee3 Three Crore

Fifty Eight Lakh Sixty Five Ihousand Eight Hundred tainety Five Only).

The valuation ol the property is based on the documents produced by the concem. Legal aspects have not been

taken into mnsiderations while preparing this valuation report.

Hence certified

For VASTUKALA CONSULIANIS (l) PW. LTD.

MANoJ BABURAo ffi:.*X \
cHALTKWAR ffih;'".c.\
Director Auth. Sign.
ManoJ B. Challkwar

Registered Valuer

Chanered Engineer (lndia)

Reg. No. CAT-|-F-1763

Cosmos Emp. No. H.O.iCrediU67l201 920
Encl. Valuation Report
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TIEG : 101, lst Floor, I Wing, Beth SlEtom, Near Ovit Hosfit t, Thane (w) - 4OO 601, (M.S.), INDIA
E-mail i thane@vastukala.org, Tel- : AO97a A2976 / 9O2t6 25621
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Valuation ReDortol Residential Flat No. 1202, 12h Floor, "Vlclorla Clalsic Co.op. Hso. Soc. Ltd.", Opp. Asha

Naqar, 35/38 Dalmia Estate, Off. P. K. Extension Road, Villaoe - Nahur, Mulund (West), Mumbai - 400 080, State

- l/aharashtra, Countrv - India

Form 0- I
(See Ru/a I D)

REPORT OF VALUATION OF IMMOVABLE PROPERW (OTHER THAN AGRICULTURAL LANDS, PLANTATIONS,
FORESTS, MINES AND QUARRIES)

GEIIIERAL:

1 To assess the Fair Market Value as on

19.10.2023 for Bank Loan Purpose

2 Date of inspection 06.10.2023

3 Name of the owner/ owners Mr. Anand Muddu Shetty &

Mrs. Vidya Anand Shetg

4 lf the poperty is under Fint owneFhip / F
ownership, share of eadr srrdr owner. AIe trc
shares undivided?

Joint Orneship

oetails of ownership shale b not avaihble

5 Brief description of the property Addreo: Residential Flat No. 1202, 12F Floor,

lfic'torla Cla.lic ClOp. Hrg. Soc, Ltd.', Opp.

Asha Nagar, 3588 Dalmia Estate, Off. P. K.

Extension Road, Village - Nahur, Mulund (West),

Mumbd - 400 m0, State - Mahanashtn, Country

- lndia.

Conlac't PeEon:

Mn. Vidhya Anand Shetty (owner)

Contact No. 9820908925

6 Location, streel, ward no T - Ward, Opp, Asha Nagar, 35/38 Dalmia Estate,

Olf. P. K. Extension Road, Village - Nahur, Mulund

(West), Mumbai

Survey/ Plot no. of land Survey No. 551/60, 1 1S(Part), 1 16(Parl), 1 17(Part)

Of Village - Nahur

I ls the property situated in residential/

commercial/ mixed area/ Residential area?

Residential Area

o Classification of locality-high class/ middle

class/poor class

10 Proximity to civic amenities like schools

Hospitals, Units, market, cinemas etc.

All the amenities are available in the vicinity

11 Means and proximity to surface communication

by which the locality is served

Served by Buses, Taxies, Auto and Private cars

LAND

12 Area of Unit supported by documentary proof

Shape, dimension and physical features

Carpet Area in Sq. Ft. = 1,350.00

Tenace Area in Sq. Ft. = 340.00

Total Carpet Aca in Sq. Ft. = 1,690.00

(Area as per Actual Sile Measurement)

+

Purpose for which the valuation is made

Middle Class

r'osru olo (
\-.t

) lt
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Built Up Area in Sq. Ft. = 1,160.00

Open Terrace Area in Sq. Ft. = 1,015.00

(Area as per Agreement for sale)

13 Roads, Streets or lanes on which the land is

abutting

opp. Asha Nagar,35/38 Dalmia Estate, Off. P.

K. Extension Road, Village - Nahur, l\4ulund

(Wesl), Mumbai

14 lf freehold or leasehold land Free hold

tc lf leasehold, the name of Lessor/lessee, nature o,
lease, date of commen@ment and termination of
lease and terms of renewal of lease.

(i) lnitial Premium

(ii) Ground Rent payable per annum

(iii) Uneamed increased payable to the

Lessor in the evenl of sale or lransfer

N. A.

IO ls there any restriction covenanl in regard to
use of land? lf so, attach a mpy of the
@venant,

17 lnformation not available

18 Does the land fall in an area included in any Towl
Planning Scheme or any Development Plan ol
Govemment or any statutory body? lf so, give

Particulars.

lntormation not available

19 Has any contribution been made towards
development or is any demand for such
contribution still outstanding?

Information not available

20 Has the whole or part of the land been notilied
for acquisition by govemment or any statutory
body? Give date of lhe notification.

No

21 Aftach a dimensioned site plan N.A,

IMPROVEMENTS

22 Attach plans and elevations of all struclures
standing on the land and a lay{ut plan.

lnformation not available

IJ Fumish technical details of the building on a

separate sheet (The Annexure to this form may
be used)

Attached

24 ls the building owner occupredi tenanted/ both? Owner Occupied

ll the property owner occupied, specify portion

and e(ent of area under owner-occupation

Fully

aa What is lhe Floor Space lndex permissible and
Percentage actually utilized?

Floor Space lndex permissible - As per MCGM
n0rms

Percentage actually utilized - Details not
available

As per documents

Are there any agreements of easements? lf so,

attach a copy of the covenant

Vo<
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26 REA'IS

(i) Names ol tenants/ lessees/ licensees,

etc

N.A.

(ii) Portions in their occupation N,A

(iii) l\4onthly or annual rent

/mmpensation/license lee, etc. paid by

each

t 89,000.00 Expected rental income per month

(iv) Gross amounl received for the whole
property

N.A

Are any of the occupants related to, or close to
business associates of the owner?

lnformation nol available

ls separate amount being recovered for the use

of fixtures, Iike fans, geysers, refrigeraton,
cooking ranges, builtin wardmbes, etc. or for
servi,Jes charges? lf so, give details

29 Give details oi the water and eleclricity charges,

lf any, to be bome by the owner

30 Has the tenant to bear the whole or part of the
cosl repairs and maintenance? Give panfubrs

N,A

31 lf a lift is installed, who is lo bear tte cost of
maintenance and operation- owner or tenant?

N. A.

32 lf a pump is installed, who is to bear the cost of
mainlenance and operatiorF owner or lenant?

N. A.

33 Who has to bear the cost of electrrcity charges

for lighting of common space like entrance hall,

stairs, passage, compound, elc. owner or

tenant?

N.A

u What is lhe amounl of pmperty tax? Who is to
bear it? Give details with documentary poof

lnformation not available

1E ls the building insured? lf so, give the policy

no,, amount for which il is insured and the
annualpremium

lnformation not available

Jb ls any dispute between landlord and tenant
regarding rent p€nding in a court of rent?

37 Has any standard rent been fixed for the
premises under any law relating to the control

of rent?

N,A

SALES

38 Give instances of sales of immovable property

in the locality on a separate sheet, indicating the
Name and address of the property, registration
No,, sale price and area of land sold.

As per sub registrar of assurance remrds

Land rate adopted in this valuation N. A. as the property under consideration is a

Residential Flat in a building. The rate is

considered as composite rate.

27

28 N. A,

NA

N. A,

\ ]STUKOIC
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40 lf sale instances are not available or not relied

up on, the basis of aniving at the land rate
N, A.

cosr oF co,vsrRucflo,v

41 Year of mmmencement of construction and
year of completion

Year of Completion - 2000 (As per Full

occupation Certif icate)

42 What was the method of construcrtion, by
contracuBy employing Labour directly/ both?

N. A,

For items of ryo* done on contrac{, produce

mpies of agreements

N, A,

44 N,A

Remark:

PART II- VALUATION

GENERAL:

Under the instruction of Cosmos Bank, Naupada Thane Branch to assess fair market value as on 19,10.2023 for

Residential Flat No. 1202, 12h Floor, '\ric{oria Claslic CGOp. Hsg. Soc, Ltd.", Opp. Asha Nagar, 35/38 Dalmia

Estate, Off. P. K. Extsnsion Road, Village - Nahur, Mulund (West), Mumbai - 400 080, State - Maharashtra,

Country - lndia belongs to ltlr. Anand uddu Shetty E tlrs. Vidya Anand Shetty.

We are in receiDt of the followino documents:

LOCATIOI{:

The said building is located at Survey No. 551/60, 115(%rt), 116(Part), 117(Part) Of Village - Nahur, Mulund

(West), Mumbai -400 080. The property falls in Residential Zone. lt rs at a travelling distance 2,2 Km. from Mulund

railway station.

BUILDII{G:

The building under reference is having Stilt + 12 Upper Floors. lt is a R.C.C. Framed Structure with 9' thick

extemal walls and 6' thick intemal brick walls. The walls are having sand faced plaster from outside. The building

is used for residential purpse. 12b Floor is having 2 Residential Flat. The building is having 2 Lifts.

1

Anand Muddu Shetty & lvlrs. Vidya Anand Shetty (the Purchaser / TransJelee_l

2 Copy of Commencement Certjlicate No. CE / 4153 / BPES / AT dated 22.'10,1996 issued by Municipal
Corporation of Greater Mumbai.

3 Copy of Full Occupancy Certificate No. CE / 4153 / BPES / AT dated 11.10.2000 issued by Municipal
Corporation of Greater Mumbai.

4 Copy of Society Lettet daled 18.11.2014 issued by Victoria Classic CoOp. Hsg. Soc, Ltd

5 Copy of Property Tax Assessment No. TX0315570370000 dated 04,06,2014 in the name of Victoria
Classic Co-Op. Hsg. Soc. Ltd lor the yeat 2014-2015 issued by [,lunicipal Corporation of Greater
Mumba;.

\ Vc kolo cons

43

For items ol work done by engaging Labour

directly, give basic rates of materials and

Labour supported by documentary proof.

Copy of Sale Deed dated 20.11.2014 between Mr. Navnitrai Ratilal Shah (Vendor / Transferor) and l\4r.

s
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Residential Flat:

The residential flat under reference is situated on the 12n Floor. lt consists of 3 Bedmoms + Living Room + Kitchen

+ 3 Toilets + Passage + Pooja Room + Terrace (i.e.,3 BHK with 3 Toilels + Terrace). The residential flat is
finished with ltalian Marble & Wooden flooring, Teak wood door frame with flush shutters with safety door, Powder

Coated Aluminum sliding windows, Concealed eleclrification & plumbing etc.

Valuation as on 19ti October 2023

The Built Up Area ot the R6idential Flat 1,160.00 Sq. Ft.

The Open Terrace Area .l,015.00 Sq. Ft.

(Area of properly x market rate of developed land & Residential premises as on 2023 - 24 published in The lndian

Valuer's Directory and Reference Book for purpose of valuation. - Depreciation)

Year of Construclion of the building 2000 (As per Full Oco.rpanc] Certificale)

Expecled total lile of building 60 Years

Age of the building as on 2023 23 Years

Cost of Construction

Depreciation {(100-10) X 23 / 60} 34.500/o

Amount of depreciation r 10,40,520.00

Guideline rate obtained from the Stamp Duty Ready

Reckoner for new property

Guideline rate (after depreciate) { 1,114,251.00 per Sq. M.

i.e. I 13,401.@ per Sq. Ft.

Prevailing market rate { 23,800.00 per Sq. Ft.

Value of property as on 19.10.2023 1,160.00 Sq. Ft. xt 23,800.00 = t 2,76,08,000.00

Depreciated fair value ol the property as on (A)

19.10.2023

t 2,76,08,000,00 .t 10,40,520.00 =

f 2,65,67,'180.00

Rate for flat comes to t 22,903,00 per Sq. Ft

Rate for tenace (40% of t 22,903.00 per Sq. Ft.) t 9,161.00 per Sq, Ft,

Open Terrace Area (B) ,l,0.l5.00 Sq. Ft. X t 9,161.00 =

t 92,98,415.00

Total Value of the propeily (A+B) t 3,58,65,895.00

The realizable value of the property t 32,279,306.00

Distress value of the property ? 28,592,716.00

lnsurable value of the property (1,160 X 2,600.00)

Guideline value of the property ('1,'160X 13,401,00) t 1,55,45,160.00

Deduct Deoreciation:

1,1 60.00 X 2,600.00 = t 30,16,0@.00

{ 1,64,945.00 per Sq. M.

i.e. { 15,324.m per Sq. Ft.

4 30,16,000.00
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NOTES

l, Manoj Chalikwar with my experience and ability to judgment I am of the considered opinlon that the fair

market value of the property as on l9s Oc{ober 2023 is t 3,58,65,895.00 (Rupee3 Three Crore Fifty

Eight Lakh Sixty Five Thousand Eight Hundred Ninety Five Only). Value variss with time and purpose

and hence this value should not be refened for any purpose other than mentioned in this report.

This valuation is done on he basis of information, which the valuer has obtained by information pnovided

by the client about lhe premises and location of the sunounding area and also prevailing rates in the

sunounding area, and further subiect to document as menlioned in valuation report.

This valuer should not be held responsible for authentication of documents, clear title and other such

related matters. For that purpose Latest Legal opinion should be sought.

PART III. DECL/.RATION

2

3.

\ Vostukolo Consultonts tt) Pvt,
d

Taking into consideration above said facls, we can evaluate the value of Valuation Report of Residential Flat No.

1202, 12b Floor, 
ttvicloria 

Clasric CGOp. Hcg. Soc. Ltd.", Opp. Asha Nagar, 35/38 Dalmia Estate, Off, P. K,

Extension Road, Village - Nahur, Mulund (West), Mumbai - 400 080, State - Maharashtra, Country - lndia lor this

particular purpose at t 3,58,65,895.00 (Rupees Three Crore Fifty Eight Lakh Sixty Five Thousand Eight Hundred

Nlnety Flve Only) as on l9s Oc'tober 2023

I heroby dedare that

(a) The information furnished in part I is true and correct to the best of my knowledge and belief;

(b) I have no direc{ or indhect interest in the property valued:

1
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ANNEXURE TO FORM ().I

Technical details Main Building

1 No. of floors and height of each floor Stilt + 12 Upper Floors

,)
Plinth area floor wise as per lS 3361-1966 N.A. as the said property is a Residential Flat

situated on 12s Floor

3 Year of construction 2000 (As per Full Occupancy Ceriificate)

4 Estimated future life 37 Years Subject to proper, preventive periodic

maintenance & structural repairs

5 Type ol construction- load bearing
walls/RCC frame/ steel frame

R.C.C Framed Structure

6 Type of foundations R.C.C. Foundation

7 Walls All extemal walls are 9' thick and partition walls

are 6' lhick.
8 Partitions 6'thick brick wall
a Doors and Windows Teak sDod dmr frame with flush shutters with

safety door, Po,vder Coated Aluminum sliling
windows

Floorino Italian Marble & Wooden floorino

11 Finishinq Cement plasterirc with POP false ceiling

Rooflno and tenacino R.C.C. Slab

Special architectural or decorative feafures,
if any

No

14 (j)

(iD

lnternal wiring - surface or
conduit

Class of fittings: Superior/
Ordina Poor

15 San installations
As per Requirement

16 Class ol fittings: Superior ctlored / supedor

white/ordinary.

Ordinary

17 Compound wall

Height and lenglh
Type of conskuction

Not Provided

18 No. of lifts and capacity 2 Lifts

19 Underground sump - capacity and type of

construction

R,C.C tank

20 Over-head tank

Location, capacity
Type of construction

R.C.C tank on tenace

21 Pumps- no. and their horse Power May be provided as per requirement

tt Roads and paving within the compound

aDDroximate area and type ol paving
Cement mncrete in open spaces, etc.

23 Sewage disposal - whereas connected to
public sewers, if septic tanks provided, no.

and capacity

Connectod to Municipal Sewerage System

t

10

IJ

Concealed Capping eleclrifi cation

Concealed plumbing

olc
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Actual site photograohs
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Site u/r
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Rea Reckoner Rate

iluhi-Storied buildino with Lift
For residential premises / commercial unit / ofice on above floor in multistoried building, the rate mentioned in the

ready reckoner wjll be increased as under.

Table - D: Depreciation Percentaqe Table

r4s.; Oepartment of caeBistraEion .n€l Stamtt fr<-fr;*ffi.F"r-E
ahnuat stat.mont ot fa.tes wai. 2-o

( arqT1-fa ar q=r=6 .{r{f€t 2.o )
w..u.i6- aur&{.-. | 3 t .* s.nu.r

-r,'r,Ei

E

Stamp Duty Ready Reckoner Market Value Rate for Flat 1,49,950.00

lncrease by 10% on Flat Located on 12t' Fbor 14,995.00

Stamp Outy Ready Reckoner Market Value Rate (Afier Re<tuced) (A) 1,64,945.00 Sq. itrr. 15,32/t.00 Sq. Ft.

Stamp Duty Ready Reckoner Market Value Rate for Land (B) 74,970.00

89,975.00

Depreciatron Percentage as per table (D) [100% - 23%]

(Age of the Building - 23 Years)

77%

Rate to be adopted after considering depreciation [B + (C x D]l 1,4,251.00 Sq. ilk 13,401.00 Sq. Ft.

Completed Age of
Building in Years

Value in percent after depreciation

R,C,C. Struclure / other Pukka Structure Cessed Building, Half or Semi- Pukka
Structur€ & Kaccha Stuc{ure.

0 to 2 Years 100% 100%

Above2&upto5Years 95Yo 95%

Above 5 Years After initial 5 year for every year 1%

depreciation is to be considered. Ho\r'lever

maximum deduction available as per this

shall be 70% of Market Value rate

After initial 5 year lor every year 1,5%

depreciation is to be considered. Hohever
maximum deduction available as per this shall

be 85% of Market Value rate

value in percent after depreclation

Bui in Years
Completed Age of

Cessed Building, Half or Semi- Pukka

Structure & Kaccha Struc-ture.
R3.C. Structure I other Pukka Structure

'100%100%0 to 2 Years
95%95%Above 2 & u to 5 Years
Afrer initial 5 year for every Year

depreciation is to be considered. Ho'rever

maximum doduction availabls as per this

all be 85% ol Market Value rate

1,5%

sh

Afrer initial 5 year for every Year 1o/oAbove 5 Years

The difference bet\,veen land rate and building rale (A - B = C)

depreciation is to be considered. However

maximum deduction available as per this

shall be 70% of lrarket Value rate
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DEFIT{ITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Fair Market Value of the property under reference as on 19h Oc'tober 2023.

The term Value is deflned as

'The most probable pice, as of a specified date, in cash, terms equivalent to cash, or in dhet precisely revealed

terns fw whidr the specified propqly rights would sell aftet reasonable expxure in a wnpetitive mafuet under dl

cottditions rquisite to a fair sale, with fro buyw and seller edt ding prudartly knowldgeably and for self

lnleres, assumrhg fh at neither is under undue dur6s'.

Fundamental assumptions and mnditions presumed in this delinition are:

1. Buyer and seller are motivated by self-interest.

2. Buyer and seller are lvell informed and are acting prudently.

3. The prcperty b exposed for a rEasonable lime on the open ma*et.

4. Payment is made in cash or equivalent or in specified financing terms.

UIIDER LYI{G ASSUTNrcNS

1. We assume no responsibility for matters of legal nature affecling the poperty appraised or the title
therelo, nor do we render our oprnion as to the litle, which is assumed to b€ good and markelable.

2. The pmperty is valued as though under responsible owneBhip.

3. lt is assumsd that the property is free of liens and encumbrances.

It is assumed that there are no hidden or unapparenl mnditions ofthe subsoil or structure that would
render it more or less valuable. No responsibility is assumed for such conditions orfor engineering that
might be required to drscover such fucton.

There is no dirccu indi€cl interest in the pmperty valued.

The rates for valuation of the property are in acmrdance wilh the Govt. approved rates and prevailing
market rates.
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We hereby declare that, our professional fees are not contingent upon the valuation findings. However, if the

statute AND/OR clients demands that, the fees should b€ charged on the percentage ol assessed value then, with

the full knowledge of the AND/oR end user, it is b€ing charged acmrdingly.

VALUATION OF THE PROPERTY PREiiISES

Considering various parameters recorded herein above, existing economic scenario, and the information that is

available with refeence to the development of neighborhood and method selected lor valualion, we are of the opinion

that, the poperty premises can be assessed and valued for banking purpose as on day fort 3,58,65,895.00 (Rupee3

Three Crore Fifty Eight Lakh Sixty Five Thousand Eiglil Hundred l{inety Five Only}.

For VASIUKALA CONSULTANTS (l) PW. LTD.

MANOJ BABURAO

CHALIKWAR

Direclor Aulh. Sign.

ilanoj B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg, No, CATJ-F-1763

Cosmos Emp. No, H.O./CrediU67/20'1S20
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