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MSME Reg. tlo.: UDYAiI-MH-18-0083617

An ISO 9001:2015 Certified Cornpany

Valuation Report of the lmmovable Property

Details of the property under consideration:

Name of owner: f,lr. Shantaram Ganpat Gaikwad

Residential Amalgamated Flat No. 102&102A,1'' Floor, Building No. CS, 'Vedant Phase lll Co.Op. Hsg. Soc.

Ltd.", Vartak Nagar, Pokhran Road No. 1, Village - Panchpakhadi, Thane (West), Taluka & Districl - Thane,

PIN Code - 400 606, State - Maharashtra, lndia.

Valu on Prepared forl
Cosmos Bank

l{auPada Thane Branch

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

State - Maharashtra, Country - lndia

o

99
lttarle
E'mail

1ol. lst FlooL B wrm. Seth Shalom, Near Civil Hospital, Thane (w) - 400 601' (M s )' INDIA

thane@vastukala org, Tel : 80978 82976 / 90215 2552f

n Ei O{lb : Bl 00l, U1a Flool, goomerang,

chanclival Farm Road, Andheri (East)'

tirtt l - 40O 072, (M.S.), INDIA

le]€Fa{ +91 22 28311325124

mumbal@vastukala.org

9 Humboi
9 Ihone
9 Dslhil(t

9 Aurongobod

9 llonded
I ltoshik

I lolkot
9loipur

Joipor

*-e 9

Pune

lndore
9 Ahmedobod

Vostuk o
Consultonts lll Pvt. I hink-lnnovate.Create .-

Latitude Lonqitude - 19''12'29.5"N 72"57'38.5"E

3
Dtr,

t,
il

I
i.

,l Llt

wwu.rastukala.0rg



CIN: U74t2OMH2Ol0PTC207869
rlsl.lE Reg. tlo.: UDYAIt-l,lH- 18-{m3617

An Iso 9o0r:2015 Certified Company

Vostukffi \
t

Valustir R€porl PrcpaBd Foil C6mc Bglk / Narped8 male Btrndr / Mr. $rrtaran Garpat Gaikwad (5221 / 2303709) Page 2 of 16

VALUATION OPINION REPORT

The property bearing Residential Amalgamated Flat No. 102 & 102A, 1$ Floor, Building No. C-6, "Vedant Pha3e

lll Co.Op. Hrg. Soc Ltd.", Vartak Nagar, Pokhran Road No. 1, Village - Panchpakhadi, Thane (West), Taluka &

Districl - Thane, PIN Code - 400 606, State - Maharashtra, lndia belongs to r. Shantaram Ganpat Galkwad.

Boundaries of the prope y

North

South

East

West

Building No. C -7
BuildingNo.C-5

Vedant Complex Club House

TMC Ofrice

V a6lt tlhatr'el 1 1 n023 I 5221 I 2fr37 09
28il18-105-PSVS

Dab: 28.11.2023

Thane (W) - 400 601, (M.S.). INDIA

I nad. offu: Bl-001, u/B lloo', Boomerang
Chandivair Farm Road, andheri (East),

tttttd - 4OO 072, (H.S ), INDIA

A- TeleFax: +91 22 28371325/24

mumbai@vastukala.org

o

I99 ')

do

Considering various parameters recorded, existing e@nomic scenario, and the information that is available with

reference to the development of neighborhood and method selected for valuation, we are of lhe opinion that, the

poperty premises can be assessed and valued for banking purpose for t 1,05,07,950.00 (Rupees One Crore

Five Lakh Seven Thousand Nine Hundred Fifty Only).

The valuation of the property is based on the documents produced by the mncem. Legal aspecls have not been

taken into consideratbns while preparing this valuation report.

llence ceftified

For VASIUKALA CONSUTTANIS (0 PW. LID.

MANOJ BABURAO

CHALIKWAR

Director
Manoj B. Chalihlvar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-I-F-1763

Cosmos Emp. No. H,O./CrediU67/201$20

Encl. Valuatron Report
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Valuatim R€po.t Prepaed For CGm6 8a1k / f,larpada Thare Bl'dr / M,. ShanbEm Garpat Gaikwad (522.l / 2303709) Pag€ 3 ol16

Valuation Report of Residential Amaloamated FIat No. 102 & '102A. 1s' Floor, Buildino No, C$. 'Vodant Phaso lll
Co-Oo. Hso. Soc. Ltd.". Vartak Naoar. Pokh ran Road No. 1. Villaoe - Panchoakhadi. Thane (Westl. Taluka &

District - Thane. PIN Code - 400 606. State - Maharashtra. lndia.

Form 0- I
(See Rule 8 D)

REPORT OF VALUATION OF IMMOVABLE PROPERW (OTHER THAN AGRICULTURqL LANDS, PLANTATIONS,
FORESTS, MINES AND OUARRIES)

GE1{ERAL:

1 Purpose for which the valuation is made To assess the Fair Market Value as on

28.11,2023 for Bank Loan Purpose

2 Date of inspection 24.11.20?3

3 Name of lhe owner/ owners Mr. Shantaram Ganpat Gaikwad

4 lf the pmperty is under joint omership / co-
ownership, share of each su6i owner, Are the
shares undivided?

Sole Ownership

Brief description of the property &!Lg!g Residential Amalgamated Flat No, 102 &

102A, 1d Floor, Building No. C-6, 'Vedant Phase

lll Co-Op. Hrg. Soc. Ltd.", Vartak Nagar, Pokhran

Road No. l, Village - Pandrpakhadi, Thane (West),

Taluka & District - Thane, PIN Code - 4@ 606,

State - Maharmhtra, lndia.

Conbd Person:

Mr. Shantaram Gaih,vad (Orvner)

Contact N0.9892128&18

6 Locatron, streel, ward no Vaftak Nagar, Pokhran Road No. 1, Vilhge -
Panchpakhadi, Thane (West), Taluka & DbtH -

Thane

Survey/ Plot no. of land Survey No. '143/1A, 14tA, 145i8, 146/'lA, 146/2,

146t3. 14$t4, 146/5A, 14d6A, 14711A, 14U1A,
148nA, fi8t4, 1488, 14U6, 148t8A, 149t1A,

149/24 & 1498A of Village - Panchpakhadi

I ls the property situated in residential/
commercial/ mixed area/ Residential area?

ResidentialArea

I Classification of locality-high class/ middle
class/poor class

l\,liddle Class

10 Proximity to civic amenities like
Hospitals, Units, market, cinemas etc.

schools, All the amenities are available in the vicinity

11 Means and proximity to surface communlcation
by which the localily is served

Served by Buses, Taxies, Auto and private cars

LAND
1a

Area in Sq. Ft. = 665.00
(Area as per actual sile measurement of
Amalgamated Flat No. 102 & 

,l

Carpet

02A)

\
J

5

Area of Unit supported by documentary proof.

Shape, dimension and physical features

s



Valuatioo R@oft PreparEd For CGm6 Ba* i flarpada Thane Brarci / Mr. Shartaram Ganpat Gaihrad (5221 / 2303709) Page 4 ol 16

Area as per Agreement for Sale are as under:

Flat No Carpet Up Area in Sq. Ft.

102 288.00

1024 282.00

Total Area 570.00

Bullt Up Area in Sq. Ft. = 684.00

(Total Carpet Area + 20%)

13 Roads, Streets or lanes on which he land is

abutting

Vartak Nagar, Pokhran Road No. 1, Village -

Panchpakhadi, Thane (West), Taluka & District

- Thane

14 lf freehold or leasehold land Free hold

15 lf leasehold, the name of Lassor/lessee, nature of
lease, dale of commencement 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 kansfer

N.A

16 ls there any restriction covenant in regard to
use of land? lf so, attach a mpy of the

covenant.

As per documents

lnformation not available17 Are there any agreements of easements? lf so,

attach a mpy of lhe covenant

lnformation not available18 Does the land fall in an area included in any

Town Planning Scheme or any Developmant

Plan of Govemment or any statutory body? lf
so, give Particulars.

lnformation not available19 Has any ctnkibution been made lowards

development or is any demand for such

contribution still oulstanding?

No20 Has the whole or part of the land been notifled

for acquisition by govemment or any statutory

body? Give date of the notification.

21 Attach a dimensioned site plan

IMPROVEMENTS

lnformatron not availableAttach plans and elevations of all structures

on the land and a lay-out Plan.standing
22

AttachedFurnish technical details of the building on a

separate sheet (The Annexure to this torm may

be used)

IJ

0wner Occupiedls the building owner occuPied/ tenanted/ both?

Fully Occupledlf the property owner occupied, specify portion

and extenl of area under owner-occupalion

N,A,

rl
IC

I



Valualion Rgport Preparcd For Cosmo6 Bank / Naupada Tlane Branch / Mr Shanlarcm Ganpat Gaikwad (5221 / 2303709) Page 5 ol16

)\ Floor Space lndex permissible - As per TMC norms

Percentage actually utilized - Details not

available

RE/VIS

(i) Names of tenants/ lessees/ licensees,
etc

N.A

26

(i0 Portions in their occupation N,A

Monthly or annual rent
/compensation/license fee, etc. paid by
each

t 26,000.00 Expected rental inmme per month

(iv) Gross amount rcceived fur the whole
property

N.A.

17 Are any of the occupants related to, or clo6e to
business associates of the orNner?

lnformation not available

28 ls separate amount being recovered for the use

of fixtures, like fans, geysers, reftigeBtors,
cooking ranges, built-in wadrobes, etc. or for
services charges? lf so, give details

N. A.

29 Give details of the water and electricig charges,
lf any, to be bome by the owrEr

N, A.

30 Has the tenant to bear the whole or part of the
cost repairs and maintenance? Give particulars

N. A.

31 N. A,

lf a pump is installed, who is to bear the cost of
maintenance and operalion- owner or tenanl?

N. A.

Who has to b€ar the cost of electricity charges
lor lighting of common spac€ like entrance hall,
stairs, passage, compound, etc, owner or
tenant?

N. A.

u What is the amount of properly tax? Who is to
bear it? Give details with documentary Eoof

lnformatton not available

ls the building insured? lf so, give the policy
no., amount for which it is insured and the
annual premium

lnformation not available

36 ls any dispute between landlord and tenant
regarding rent pending in a court of rent?

N.A

37 Has any standard rent been fixed for the
premises under any law relating to the contol
of rent?

N.A

SATES

38 Give instances of sales of immovable properly
in the locality on a separate sheet, indicating the
Name and address of the property, regiskition
No., sale price and area of land sold.

As per sub registrar of assurance recuds

What is the Floor Space Index permissible and
Percentage actually utilized?

(iii)

lf a lifl is installed, who is to bear the cosl of
maintenance and operation- owner or tenant?

32

,).)

\



Valualioo Repod Prcparcd For C6m6 Bark / Narpada ftans Brarch / Mr Shanhram Galpat Gaikwad (5221 i 2303709) Page 6 ol 16

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

Residential Flat in a building. The rate is

considered as composite rate.

40 lf sale instances are not available or not relied

up on, the basis ol arriving at the land rate

NA

cosr 0F co,vsrRucflo,v

41 Year of commencement of construclion and
year of completion

Year of Crmpletion - 2006 (As per Occupancy
Cerlifrcate)

42 What w6 the method of construction, by
contracrUBy emdoying Labour dircc{y/ both?

N. A.

43 For items of work done on contracl, poduce
copies of agreements

44 For items of work done by engaging Labour
directly, give basic rates ol materials and

Labour supported by documentary proof.

Remark:

PART II. VATUATIO}I

GENERAL:

Under the instruction of Cosmos Bank, Naupada Thane Branch to assess fair market value as on 28J12023 for

Residential Amalgamated Flat No, 102 & 102A, 1" Floor, Building No. C-6,'Vedant Phase lll CoOp. Heg. Soc.

Ltd.", Vartak Nagar, Pokhran Road No. 1, Village - Panchpakhadi, Thans (West), Taluka & District - Thane, PIN

Code - 400 606, State - Maharashtra, lndia belongs to Mr. Shantaram Ganpat Gaikwad.

We are in receiot of the followino documents:

Copy ol Agrcemenl for sale dated 18.08.2009 (6 pages from documents) between Mr

and Mr. Shantaram Ganpat Gaikwad (Transferee) (for Flat No. 102)

Vikram Vishwas

Chavan (Transferor)

Copy of Agreement for sale dated 18.08.2009 (11 pages from documents)

and l\,.lr. Shantaram Ganpat Gaikwad (Transferee) (for Flat No. '102)

between Mr. Vikram Vishwas

Chavan (Transfemr)

2

3 Copy of Occupancy Certificate V. P. No. 9414I i TMC / TDD / 137 Dated 03.06.2006 issued by Thane

I/unicipal Corporation, Thane,

N. A.

N. A.

1

LOCATION:

The said building is located at suruey No, '143/1A, 145/A, 145i8, 146/1A, 14612, 14613,146/4' ',146/5A, 146/6A,

147/1A, 148/1A, 14812A,14814,148i5, 148/6,',l48/8A, 149/',1A, 149/2A&149/3Aof Village-Panchpakhadi,Thane

(West), Taluka & Oistrict - Thane. The property falls in Residential Zone. lt is at a travelling distance 3.8 Km. from

Thane railway station.

\



Valualim Repod Preparcd For C6mc Bark / Nar@ IhaE EraEh / Mr. Sha[a6m Garpat Gaikw6d {5221 / 2303709) Page 7 ot 16

BUILDING

The building under reference is having Stitt + 7 Upper Floors. lt is a R.C.C. Framed Slructure 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 purpose, 1!r Floor is having 2 Residential Flat. The building is having 1 Lift.

Residential Flat:

The residentialflat under reference is siluated on the 1sr Floor. lt consists of 2 Bedrooms + Living Room + Kitchen
+ 2 Toilets + Passage + Cupboard Area (1.e., 2BHK sith 2 Tollets), The residential flat is finished with Vitrified

tlles flooring, Teak wood door frame with flush shutleG wilh safety door, Powder Coated Aluminum sliding

windows, Concealed electrification & dumbing etc.

The Total Carpet Area of the Residential Flat 570.00 Sq. Ft.

Deduct Depreciation:

Year of Conslruction of the building 2006 (As per Ocopancy Cerlifrcate)

Expected total life of building 60 Years

Age of the building as on 2023 17 Years

Cost of Constructron 684 00 X 2,5@.00 = t 17,10,000.00

Depreciation {(10G10) X 17 / 60} 25.50%

Amount of depreciation { 4,36,050.00

{ 1,44,700,00 per Sq. M.

i.e. t 13,1143.00 per Sq. Ft.

Guideline rate (after depreciate) t ,l,28,533.00 per Sq. M.

i.e. t 11,941.00 per Sq. Ft

Prevailing market rate { 19,200.00 per Sq. Ft

Value of property as on 28.1,l.2023

(Area of property 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)

Depreciated fair value of the property as on
28.11,2023

? 1,09,'14,000.00 . t 4,36,050.00 =
{ 1,05,07,950.00

Total Value of the property t 1,05,07,950.00

The realizable value of the property

Distress value of the proparty { 84,06,360.00

rablnsu e evalu of eh xproperty t 17,10,000.00
uG elid ne va ue thof e x 1 94 1p (684roperty t 81,67,6'14.00

Valuation as on 28th November 2023

Guideline rate oblained fom the Stamp Duty Ready

Reckoner for new property

570.00 Sq. Ft. X t 19,200.00 = t 1,09,44,000.00

t 94,57,155.00

(684 2,500.00)

1 .00)

slukolc l-
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Taking into consideralion above said facts, we can evaluate the value of Valuation Report ol Residential

Amalgamated Flat No, 102 & 102A, lst Floor, Building No. C-6, "Vedant Phare lll Co.op. Hsg. Soc. Ltd.", Vartak

Nagar, Pokhran Road No. 1, Village - Panchpakhadi, Thane (West), Taluka & District - Thane, PIN Code - 400 606,

State - Maharashtra, India for this particular purpose at t 't,05,07,950.00 (Rupaer One Crore Flve Lakh Seven

Thourand Nino Hundred Fifty Only) as on 28t l{ovember 2023.

NOTES

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

market value of the property as on 28D ilovember 2023 is t 1,05,07,950.00 (Rupeer One Crore Fiye

Lakh Seven Thousand Nine Hundred Fifty Onty). Value varies with time and purpose and hence this

value should not be refered for any purpose other than menlioned in this report.

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

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

surounding area, and further subiect to document as mentioned in valuation reporl.

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 ilTDEC1I,,RAT'ON

I hersby declare that

(a) The informatlon fumished in part I is true and conect to the best of my knowledge and belief;

(b) I have no direct or indirect interest in he property valued:

3

Vostukolo Consultonts (l) Pvt' Ltd
An ISO 9001:2015 Certified Company www vastukala org

\ v
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Vdraticn Rspod Prcpamd For CGmc Balk / Narpada lhalo Brarch / Mr. Shgltsran Garpat Gaikwad (5221 / 2303709) Page I ol 16

ANNEXURE TO FOR.iI (l.1

Tochnical dotaib lilain Building
1 No. ol floors and ht of each floor Stilt + 7 LJ r Floors
2 Plinth area floor wise as per lS 3361-1966 N.A. as the said property is a Residential Flat

situated on 1st Floor
3 Year of construction r Occu Certificate2006 AS

Estimated future life

maintenance & structural trs

43 Years Subject to proper, preventive periodic

5 Type of construction- load bearing
walls/RCC lrame/ steel frame

R.C.C. Framed Structure

6 of foundationsT R.C.C. Foundation
7 Walls All extemal walls are I' thick and partition walls

are 6" thick.
8 Partitions 6' thick brick wall
9 Doors and Windows Teak,ilDod door frame with flush shutters with

safety door, Powder Coated Aluminium sliding
windows

'10 Floori Vitrirled tiles floori
1'1 Cement Plasteri with POP false ceili

R.C.C. Slab
Special architectural or decontive feafures,
ila

No

(i) lnternal wiring - surface or
conduit

14

(ii)

Ordi Poor

Class of frttings: Superior/

Concealed Capping electrifi cation

Concealed dumbing

i No. of water closets

No. of lavato basins
iii No. of urinals

15

No. of sink

Sanita installations

As per Requirement

16 Class of fittings: Superior colored / suprior
white/ordina

Ordinary

17 Not Pmvided

18 No. of lifts and ca 1 Lifr
'19 Underground sump - capacity and type ol

construction
R.C.C tank

20 Over-head tank
Location, capacity
T of construction

R.C.C tank on tenace

21 PU no. and their horse vrded as irementt\4a be
22 and paving within the mmpound

imate area and t of

Roads t concrete in open spaces, etc.Cemen

23 disposal- whereas mnnected to
public sewers, if septic tanks provided, no

Sewage

and

nected to Municipal Sewerage SystemCon

4

Finishino

Roofinq and terracina
13

Compound wall

Height and lengrth

Type of construction

power

\
V( (oto ( onsut
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Route Map of the property
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ltrlu lti.S'toried buildino with Lift
For residential premisos / commerctal unit / office on above floor in multistoried building, the cte mentioned in the

ready reckoner will be increased as under:

Table - D: Deoreciation Percentaoe Table

Stamp Duty Ready Reckoner Market Value Rate for Flat 1,44,700.00

No lncrease, Flat Located on 1s1 Floor

Stamp Duty Ready Reckoner Market Value Rate (After lncrease) (A) 1,44,700.00 Sq. Mtr. 13,'143.00 Sq. Ft.

Stamp Duty Ready Reckoner Market Value Rate for Land (B) 49,600.00

The difference bet\,€en land rate and buildirE rat€ (A - B : C) 95,100.00

Depreciation Percentage as per table (D) [1N0/o - 17lo)

(Age of the Building - 17 Years)

83%

Rate to be adopted after considering depreciation [B + (C x D)l 1,28,533.00 Sq. Mtr. 1't,941.00 Sq. Ft.

Location of Flat / Commercial Unit in

the buildlng

Rate

a) 0n Ground to 4 Floors No increase lor all flooB from ground to 4 floors

b) 5 Floors to 10 Floors Increase by 5% on units located betileen 5 to 10 floors

c) lncrease by 10% on units located between 1 1 to 20 floors

d) 21 Floors to 30 Floors lncrease by 15% on units located betvreen 21 lo 30 floors

e) 31 Floors and above I ncrease by 20% on UN its located 0n I 1 and above floo rS

Value in percent after dePreciation

Build in Yea6
Comple{ed Age of

Celced Euilding, Half or Semi- Pukka

Structure & Kaccha Struclure'
R.C.C. Structure / other Pukka Struclu re

100%'100v"
0 to 2 Years

95%95%Above 2 & u to 5 Years
lfrei initiat 5 year for every Year

depreciation is to be considered However

maximum deduction available as per this

850/o of Market Value rate

1 .5"k

shall be

After initial 5 year for every Year

depreciation is to be considered Holvever

maximum deduction available as per this

1%

shall be 70% of Market Value rate

Above 5 Years

Readv Reckoner Rate

11 Floors to 20 Floors

I.JKOIC
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DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess F.lr ark6t Value of the property under refsrcnce as on 28p' l{oycmber 2023.

The tsrm Value is defned as

"The nost probille pice, as of a specified date, in cxh, terms aquivalent to cash, or in oher precisely reveald

terms for which the specifid propqu ights would sell after rcasonable exposure in a @npetitive ma*d under dl

condrhons rquisite to a fair sda, with the bug end sella ead ding prudently knowledgedly md br self

interest assumrng th at neither is under undue duress'.

Fundamental assumptions atd conditions presumed in this definition are:

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

2. Buyer and soller are lvell informed and are acting prudenlly.

3. The pope( is exposed for a reasonable time on the open market,

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

UilDEB LYII{G ASSUMPTIONS

We assume no responsibility for mattec of legal nalure affecling the poperty appraised or the title
thereto, nor do we render our opinion as to the title, which is assumod to be good and marketable.

The property is valued as though under responsible ownership.

It is assumed that the property is free of liens and encumbranc€s.

It is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would
render it more or less valuable. No responsitility is assumed for such mnditions or for engineering that
might be required to discover such factoIs.

There is n0 diIecu indirect interest in the property valued,

The.rales for valuation of ths property are in accordance with the Govt. approved rates and prevailing
market rates,

Z

2

4
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DECLARATION OF PROFESSIONAL FEES CHARGED

We hereby declare that, our professional fees are nol contingent upon the valuation findings. However, il the

slatute AND/OR clients demands that, the fees should be chargod on the percentage of assessed value then, with

the full knowledge of the AND/OR end user, it is being charged accordingly.

VALUATION OF THE PROPERTY PREMISES

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

available with cference to the development of neighborhood and method selected for valuation, we are of the opinion

that, the property premises can be assessed and valued for banking purpose as on day for t 1,05,07,950.00 (Rupee

One Crore Five Lakh Seven Thousand Nine llundred Fifty Only).

For VASIUKALA CONSULTANIS (l) PVT. LTD.

MANOJ BABURAO rffiM#;M.*
\.^.\

Auth. Sign.

Manoj B. Chalikwar
Registered Valuer

Chartered Engineer (lndia)

Reg. No. CATJ-F-I763

Cosmos Emp. No. H.0./CrediU67/201$20

CHALIKWAR

Director

\ Vostukolo Consultonts tl) Pvt. Ltdv


