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CIN: U74120M82010PTC207869
MSME Reg. No.: UOYAM-MH-18-00835r7

an Iso 9001r20r5 cer faed company

Vostukffi

Valuation Report of the lmmovable Property

Details of the orooe under consideration:

Name of Owner: Mohammed lrfan Shabbir Qureshi

Residenlial Flat No. 103, 1.t Floor, Wing - A, "Hlrani Regoncy Complex', Near Viraj Shri Ram Centennial School,

Village - Kurgaon, Boisar (West), Taluka & District - Palghar, PIN Code - 401 501 ,

State - Maharashtra, Country - lndia.

Latitude Lonoitude. ,l9"50'24.6"N 72'43'31.5"E

Val ion Prepared for:
Cosmos Bank

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

State - Maharashtra, Country - lndia.
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Vastu/Thanei 02/202416812D3U929
12/1&'t51-PSSH

Oate:12.02.2024

VALUATION OPINION REPORT

The property bearing Residential Flat No. 103, 1e Floor, Wing - A, "Hirani Regency Complex", Near Viraj Shri

Ram Centennial School, Village - Kurgaon, Boisar (West), Taluka & District - Palghar, PIN Code - 401 501, State

- Maharashtra, Country - lndia belongs to ltlohammed lrfan Shabbir Qureshi.

Boundaries of the pmperty.

North

South

East

West

I n4A oru: Bt-oor, u/B Ftoor, Boomerang,
Chandivali Farm Road, Andhen (East),
,trrid - 400 072, (M.s.), INDIA

e TebFax : +9122 28371325/24
mumbai@vastukala. or9

Internal Road

open Plot

Open Plot

lnternal Road

9

9

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

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

property promises can be assessed and valued for SARFAESI Securitisation and Remnstruction of Financial

Assets and Enforcement ol Security lnlerest Act, 2002 purpose at t 16,19,700.00 (Rupeel Sixteen l-akh Forty

I{ine Thousand Seven Hundred Only).

The valuation of the property is based on the documents poduced by the concern. Legal aspects have not been

taken into considerat'ons while preparing this valualion rcport.

Hence certified

For VASTUKALA CONSULIANTS (l) PW LID.

Manoi 3.'fll^f#.il,ffi:IlH. \
' comutensrripn ua-o-uuml,, \\

Chalikwar #J'#ffiiit#,a3# \.i,nc^.l\

Director Auth. Sign.

Mano, B. Challh ar
Regislered Valuer

Chartered Engineer (lndia)

Reg. No. CATJ-F-1763

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

Encl. Valuation R8port

Iha.E : 101, 1st Floor, B Wing, Beth Shalom, Near Civil Hospital, Thane (W) _ 4OO 601, (M.S.), INDIA
E-mail : thane@vastukala.org, Tet. I A097a 829j6 / 9O2j,6 2SE2l
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Valuaton Report Preparcd For: CcGmG Bank / Na,pada Thane Blarch / Mohammed lrhn Shabbk OJrcshi (6812 / 23Ot929) Page 3 otm

of idential Flal No. 1 1.r Floor -A
Centennial School. Villaoe - Kuroaon. Boisar ( ), Taluka & District - Palqhar, PIN Code - 401 501 ,

State - Maharashtra. Countrv - India.

Form 0-l
(See Ru/e 8 D)

REPORT OF VALUATTON 0F tMMoVABLE PROPERTy (OTHER THAN AGRTCULTURAL l-ANDS, PLANTAT|ONS,
FORESTS, MINES AND QUARRIES)

GENERAL:

1 Purpose for which the valuation is made To assess the Fair Ma*et Value as on

12.0?.20241or tunk Loan Purpose

2 Date of inspection 09.02.2024

3 Name of the owner/ owners Mohammed lrfan Shabbir Qureshi

4 lf the properly is under joint ownership / co-
ownership, share of each such owner. Are the
shares undivided?

Sole Ownership

Brief description of the property

6 Location, street, ward no Near Viraj Shri Ram Centennial School, Village -

Kurgaon, Boisar (West), Taluka & District -
Palghar

Survey/ Plot no. of land Survey No. 30/4 & 28/3 of Village - Kurgaon

8

I Classification of
class/poor class

locality-high class/ middle Middle 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

UND

12 Area o{ Unit supported by documentary proo,

Shape, dimension and physical features

Carpet Area in Sq. Ft. = 381.00

Balcony Area in Sq. Ft. = 21 .00

Total Carpet Area in Sq. Ft. = 385.00

(Area as per Actual Site Measurement)

5 Address: Residential Flat No. 103, 1sr Floor, Wing

- A, "Hirani Regency Complex", Near Viraj Shri

Ram Centennial School, Village - Kurgaon, Boisar

(West), Taluka & District - Palghar, PIN Code -
401 501, State - Maharashtra, Country - lndia.

Contac,t Percon:

Mr. Ganesh (Bank Representative)

Contact No. 98204M312

ls the pmperty situated in residential/

commercial/ mixed areal Residential area?

Residential Area

Served by Buses, Taxies, Auto and Private cars

ukolo C(i,l



Vdlatoi Report Prlparcd For CGmG Bank / Narpada ftane &adt / Mohanmed ldan Shabbh Orrcshi (6812 / 2304929)PAe 4 ot Z0

Carpet Ar6a ln Sq. Ft. = 390.00

(Area a! psr Agreement for salo)

Built Up Area in Sq. Ft, = 468.00

(Carpet Area as per Agreement + 200/d

All the above area3 are within +L 107o of the

Agreement for Sale Area. The above

calculations and detail measurements taken

by us prove that the Agroement for Sale are is

not exorbitsntly inflated. Hence, valuation is

based on the Agreement for Sale area.

13 Roads, Streets or lanes on which the land is
abutting

Near Viraj Shri Ram Centennial School, Village

- Kurgan, Boisar (West), Taluka & Districl -
Palghar

14 lf freehold or leasehold land

t3

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

17 Are there any agreements of easements? lf so,
attach a mpy of the covenant

lnformalion not available

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

Particulars.

lnformation not available

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

lowards
for such

lnformalion not available

Has the whole or part of the land been notified lor
acquisition by government or any statutory body?
Give date of the notification.

No

21 Attach a dimensioned site plan N.A,

IMPROVEMENTS

22 Atlach plans and elevations oi all structures
standlng on the land and a lay{ut plan.

lnformation not avarlable

.)')
Fumish technical dstails of the building on a
separate sheet (The Annexure to this form may be
used)

Attached

Is the building owner ocrupied/ tenanted/ both? Vacant

Free hold

lf leasehold, the name of Lessor/lessee, nature of
lease, date 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 rn the evenl of sale or lransfer

20
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Valuatim R@rl Prcpared For Cc6mG Eank / Nai@a Thane Eralch / lt ohammed lrfan Shabbir Orrcshi (6812 / 2304929) Page 5 of 20

lf the property owner occupied, specify portion and
extent of area under owner-occupation

N,A

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

Floor Space lndex permissible - As per local norms

Percentage actually utilized - Details not

available

26 RE'\TS

(i) Names of tenants/ lessees/ licensees, etc N.A

(ii) Portions in their occupation N.A.

(ii0 Monthly or annual rent
/compensation/license fee, etc. paid by
each

{ 5,000.00 Expected rental income p€r month

(iv) Gross amount received for the whole
property

N.A

)7 Are any of the occupanls relaled to, or close to
business associales of the owner?

lnformation not available

28 ls separate amount being recovered for the use of
fixtures, like lans, geysers, refrigerators, cooking
ranges, built-in wardrobes, etc. or for s€rvices
charges? lf so, give details

N. A,

29 Give details of the water and electricity charges, lf
any, to be borne by the owner

N. A.

30 Has the tenant to bear the whole or part of the
cosl reparrs and maintenance? Give particulars

N. A,

31 lf a lift is installed, who is to bear the cost of
maintenance and operation- owner or lenant?

N, A.

'1.) lf a pump is installed, who is to bear the cost of
maintenance and operation- owner or lenant?

N. A.

Who has to bear the cost of electricity charges for
lighting of common space like entrance hall, stairs,
passage, compound, etc. owner or tenant?

N,A

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

lnformation not available

1E ls the building insured? lf so, give the policy no,,

amount for which it is insured and the annual
premium

Information not available

Jb ls any dispute between landlord and tenant

regarding rent pending in a murt of rent?

11 Has any standard rent been fixed for the premises

under any law rslating to the mntrol of rent?

N.A

SIIES

Give instances of sales ol immovable property in

the locality on a separate sheet, indicating the

Name and address of the properly, registration

No., sale price and area of land sold.

As per sub registrar ol assurance remrds

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

N, A,

38
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Valuaton Report PBpand Foc C6m6 Bank / Naupada ThaE Bratch / ilohammed ldan Shabbf QulEshi (6812 / 230tgz9) Page 6 ot m

PART II. VALUATIOI{

9EXEEAI:

Under the instruction ol Cosmos Bank, Naupada Thane Branch to assess fair market value as on 12.02.2024 lor

Residential Flat No. 103, 1.'Floor, Wing - A, 'Hlranl Regency Gomplex", Near Viraj Shri Ram Centennial School,

Village - Kurgaon, Boisar (West), Taluka & District - Palghar, PIN Code -401 501, State - Maharashtra, Country -
lndia belongs to Mohammed lrlan Shabbir Qurelhi.

1 Copy of Agreement for sale dated 12.03.2021 Bet\,veen Mr, Subhash Dukhi Yadav (The Transfero{ and

Mohammed lrfan Shabbir Qureshi (The Transferees),

2 Copy of Commencement Certificate No. Mahsul / K-l / T-1 / NAP / SR - 48 /1 dated 22.05.2012 issued

by Upper Dislrict Collector Office, Thane.

LOCATION:

The said building is located at Nsw Survey No. 30/4 & 28/3 of Village - Kurgaon, Boisar (West), Taluka & District -
Palghar. The properly falls in Residential Zone. lt is at a travelling distance 7.3 Km. from Boisar Railway Station.

BUILDING:

The building under referene is having Ground + 4 l.)pp.'f Floors. lt is a R.C.C. Framed Structure with 9" thick
external walls and 6" thick intemal brick walls, The walls are having sand faced plaster from outside. The building
is used for residential purpose. 'lsr Floor is having 4 Residential Flat, The building is not having Lifl.

Residential Flat in a building. The rate is

considered as composite nate.

40 lf sale instances are not available or rot relied up

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

cosr 0F cotvsrRUcfloi,

Year of commencement of construclion and year of
completion

Year of Completion - 2018 (As per site
information)

42 What was the method of construction, by
contracUBy employing Labour directly/ both?

N. A.

43 For items of wo* done on contract, produce

copies of agreements
N. A.

44 For items of rrvork done by engaging Labour
directly, give basic rates of materials and Labour
supported by documentary proof.

N,A

Remark:

We are in receiDt of the followinq documents:

\

41



Vatualhn R€po.t Pr€parcd For C6m6 Bark / tbu@a Tlarc Bradr / t damm€d lrhn $atbf Orllshi (68.12 / 2304929) Pq€ 7 0f Z0

Residential Flat:

The residential flat under reference is situated on the 1st Floor. lt consists of 1 Bedroom + Living Room + Kitchen +

2 Toilets + Passage + Balcony (i.e., 1 BHK wlth 2 Toilets). The residental flat is finished with Vitrified tiles
flooring, Teak wood door frame with flush shutter door, Powder Coated Aluminum sliding windows, Concealed

electrification & plumbing etc,

The Carpet Area of the Residential Flat 390.00 Sq. Ft.

(Area of property x market rate of developed land & Residential premises as on 2024 - 25 published in The lndian
Valuer's Directory and Reference Book for purpose of valuation. - Depreciation)

Total Value of the property t 17,5s,000.00 . { 1,05,300.00 =
t 16,49,700.00

Total Value of the property t 16,49,700.00

The realizable value of the property t 14,02,245.00

Distress value of the property t 11,54,790.00

lnsurable value ol the property (t168 X 2,500.00) t 1't,70,000.00

Guideline value of the property (468 X 4,046.00) t 1E,93,528.00

Taking into consideration above said facts, we can evaluale the value of Valuation Report of Residential Flat No. 103,

1st Ftoor, Wing - A, "Hirani Regencl Complex", Village - Kurgaon, Boisar (west), Taluka & District - Palghar, PIN

Code - 401 501 , State - Maharashtra, Country - lndia, Country for this particular purpose at ( 16,49,700.00 (Rupee!

Sixteen Lakh Forty Nine Thousand S€ven Hundred Only) as on 12.n February 2024.

Year of Construclion of the building 2018 (As per site information)

Expected total life of building 60 Years

Age of the building as on 2024 06 Years

Cost oI Construction 468.00 X 2,500.00 = { 1 1,70,000.00

Depreciation {(10G10) X 6/60} 9 00%

Amount of depreciation r 1,05,300.00

Guideline rate obtained from the Stamp Duty Ready

Reckoner for new property

( 46,100.00 per Sq. M.

i.e. { 4,283.00 per Sq. Ft

Guideline rate obtained from the Stamp Duty Ready

Reckoner for new property (after depreciation)

( 43,554.00 per Sq. M.

i,e. t 4,046.00 per Sq, Ft.

Prevailing market rate { 4,500.00 per Sq. Ft.

Value of property as on 12.02.2024 390.00 Sq, Ft. X t 4,500.00 = t 17,55,000.00

Valuation as on 1?h Februarv 2024

Deduci Deoreciation:

Vostukolo co ilP



NOTES

Valualicn Reporl Prcpared For: Csm6 Banl / Narpada Thane &a1ci / MolEmmed ldan Shabbk QulEshi (681212?fi4929) P4,e I oln

l, Manol Chalikwar with my experience and ability to judgment I am of the mnsidered opinion that the fair

market value of the property as on l?t'February m24 ls t 16,49,700.00 (Rupeer Sineen Lakh Forty

Nine Thousand Saven Hundred Only). Value varies with time and purpose and hence this value should

not be refenBd for any purpose other than mentioned in this report.

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

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

sumunding area, and further subiect to document as mentioned in valuation report.

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

related matters. For that purpos€ Latest Legal Opinion should be sought.

PART III- DEC|./'RATION

I hereby declare that

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

(b) I have no direc{ or indirect inlerest in the poperty valued:

I Vostukolo Consutronts (t) pvt

2

3

Ltd
An ISO 9001:2015 Certified Company www,vastukata.org

\



Vdualion Repo.t Prcpared For CGmG Bank / Na,pad€ thane kaDh / Mohaom6d lfan Shabbt 0u6hi (6812 / 2304929) Page I ol20

ANTIEXURE TO FORM 0.1

Technical details ilain Building

1 No. of floors and heiqht of each lloor Ground+4UpperFloors
Plinth area floor wise as par lS 3361-1966 N.A. as the said property is a Residontial Flat

situated on lsr Floor

3 Year of construction 2018 (As per site jnformation)

4 Estimated ruture life 54 Years Subject to proper, preventive periodic

maintenance & struclural repaiB
Type of construction- load bearing
walls/RCC framei steel Irame

R,C.C. Framed Structure

Type of foundations R.C.C. Foundation
7 Walls All extsrnal walls are 9' thick and partition walls

are 6' thick.

8 Partitions 6" thick brick wall

I Doors and Windows Teak wood door frame with flush shutter door,
Powder Coated Aluminum sliding windours

10 Floorinq Vitrilied tiles floorino
11 Finishino Cement plastenno with POP finishino
12 Rooflnq and tenacinq R.C.C, Slab
'13 Special architectural or decorative features,

if any

No

14 (i)

(ii)

Intemal Mring - surface or
conduit

Ordi / Poor

Concealed Capping electrifi cation

Concealed plumbing

t:) Sanita installations

As per Requirement

'16 Class of fittings: Superior colored / superior
white/ordinary,

Ordinary

17 Compound wall
Heighl and length

Type of construction

Not Provided

18 No. of lifts and capacity No Lift

19 Underground sump - capacity and type of
construction

R.C.C tank

20 overhead 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

22 Roads and paving within the compound

aporoximate area and type of paving
Cement concrete in open spaces, etc

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

and capacity

Connected to l\runicipal Sewerage System

5

6

Class of littings: Superior/

\
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Actual site photoqraphs
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Valuation Repoit Prepared For Csmc Bank / Narpada rha0e Branch / Mohammed lrtan Shabbir Qurcshi(6812 / 2304929) Page 11 of 20

Actual site photographs
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Route Map of the property

Note: The Blue line shows the roule to site from nearest railway station (Boisar - 7.3 Km.)
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Ready Reckoner Rate
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Euildino not havlnq lifr
The following lable gives the valuation of msidential building / flat / mmmercial unit / office in such building on

above floor where there is no lift. Depending upon lhe floor, ready reckoner rates will be reduced.

Stamp Duty Ready Reckoner Market Value Rate for Flat 45,100.00

No Reduced, Flat Located on 1$ Floor

Stamp Duty Ready Reckoner Market Valus Rete (Afto, Reduced) (A) 46,100.00 Sq. Mt. 4,283.00 Sq. Ft.

Stamp Duty Ready Reckoner Market Value Rate for Land (B) 3,660.00

The drfference between land rate and building rate (A - B = C) 42,440.00

Depreciation Percentage as per table (D) [1000/0 - 6%]

(Age of the Building - 6 Years)

94%

Rate to be adopted after considering depreciation [B + (C x D)l 43,554.00 Sq. itt, 4,046.00 Sq. Ft.

Floor on which flat is Located Rate to be adopted

a) Ground Floor / Stilt / Floor 10070

b) 95lo

c) Second Floor 90%

d) Third Floor 85%

e) Fourth Floor and above 800/o

Completed Age of
Building in Years

Value in percent after depreciation

Ces3ed Building, Half or Semi- Pukka
Structure & Kaccha Structure.

0 to 2 Years 100% 100%

Above2& upto5Years 95% 9570

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

depreciation is to be considered. Hot/tever

maximum deduction availaue as per this

shall be 70% of Market Value rate

Afror initial 5 year for every year 1.5%

depreciation is to be considered. Hor,t/ever

maximum deduction available as per this
shall be 85% of Market Value rate
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Table - D: Deereciation Percentaoe Table

First Floor

R.C.C. Structure / other Pukka Struclure

(STUK
\-t
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DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Falr Market Value of the pnoperty under reference as on l?h February 2024.

The term Value is d6lin6d as

'The nost probable pice, as of a spwified date, in cash, terms equivdert to cash, or in other precisely ratealad

terms for which ths specified Wpeny rights wwld sell afrer reasonable expxura in a campetitive maket under all

conditions rquisite to a fah sala, with the buya and seller each ding prudently knowledgeably and fu self

inferest assum,ng th at neiher is under undue durcss'.

Fundamental assumptions and mnditions presumed in this definition are:

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

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

3. The property is exposed for a reasonable time on the open market.

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

UXDER LYING ASSUI{PTIOI{S

We assume no responsibility for matters of legal nature affecting the property appraised or the title
thereto, nor do we render our opinion as lo the title, which is assumed 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 encumbrances.

2

.,

4

5

6

\

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 responsibility is assumed for suci mnditions or for engineering that
might be required to discover such factors.

There is no direcu indirect interest in the property valued.

The rat€s for valuation of the pmperty are in accordance with the Govt. approved rates and prevailing

market rates.
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DECI.ARATION OF PROFESSIONAL FEES CHARGED

We hereby declare that, our professional fees are not contingent upon the valuation findings. However, i{ the

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

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

VALUATION OF THE PROPERTY PREMISES

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

referenc€ to the development of neighbourhood and method selected for valuation, we are of lhe opinion that, the

property premises can be assessed and valued for SARFAESI Securitisation and Reconstruction of Financial

Assets and Enforcement of Security lnterest Acl, 2002 purpose at t 16,49,700.00 (Rupees Sixleen Lakh Forty

Nine Thousand Seven Hundred Only).

For VASTUKALA CONSULTANTS (l) PVT. LTD.

Djgirlly signed by M.noj Ch.likw6.
DN: cn _r/l.@j ChrlikEr. eV.nur.h

Manol LnallKwar con5urr.nr5 fl, pvr Lid. @drumb...
ailr@no,@v.rilr.bol9. (-rN

O.re: 2024.02.1 2 13{615 {5 !q

Director Auth. Sign.

Manoj B. Chalikwar
Registered Valuer

Chartered Engineer (lndia)

Reg. No. CATI-F-'I763
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