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VALUATION OPINION REPORT

The property bearing Commercial Shop No. 10, Ground Floor, "Shree Ramyanagari - A CoOp. Hsg. Soc. Ltd.",

Plot No. 17 & 18, Near Ambedkar Chowk, Village - Katrap, Badlapur (East), Taluka - Ambemath, Distdct - Thane,

PIN Code - 421 503, State - Maharashtra, Country - lndia b€longs to rc. Kalpana Sandeep Sane & Mr.

&ndeep Chandrakant Sane.

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

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

prop€rty premises can be assessed and valued for banking purpose for ? 16,51,4,62.00 (RuPees Sixteen Lakh

Fifty One Thousand Four Hundred Slxty Two Only).

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

taken into onsiderations while preparing this valuation reporl.

Hence certified

For VASIUKALA CONSULIANTS (l) PW. LTD.

Manoj
Chalikwar

Boundari€s of the proFrty.

North

South
East
West

Director
llanoi B. Chalil(vlar

Registered Valuer

Charlered Engineer (lndia)

Reg. No, CATJ-F-1763

Encl: Valuation report in Form - 01

Dlgh.lt ngned b, r,ranoj Ch.likwx
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1 Purpose for which the valuation is made To assess ths Fair Ma*et Value as on

02.03.2024 for Banking Pueos€

2 Date of inspection 27.02.2024

3 Name of the owner/ owners

4 lf the property is under joint ownership / co-

ownership, share of each such owner. Are lhe

shares undivided?

Joint Ownership

Details of ownership share is not available

5 Brief description of the property Addrcer: Commercial Shop No. 10, Ground Floor,

"Shree Ramyanagari . A Co.Op. Hrg. Soc.

Ltd.", Plot N0, 17 & 18, Near Ambedkar Chowk,

Village - Katrap, Badlapur (East), Taluka -
Ambemath, District - Thane, PIN Code - 421 503,

State - Maharashtra, Country - lndia.

6 Localion, streel, ward no Plot No. 17 & 18, Near Ambedkar Chowk, Mllage -
Katrap, Badlapur (East), Taluka - Ambemath,

District - Thane

Survey/ Plot no. of land

I ls the property situated in residential/

commercial/ mixed area/ Residential area?

9 Classification of locality-high class/ middle

class/poor class

lViddle Class

10 Proximity to civic amenities like schools

Hospitals, Units, market, cinemas etc.

All the amenities are available in the vicinity

11 Means and pmximity to surface communication

by which the locality is served

Served by Buses, Taxres, Auto and Private cars

LAND

12 Area of Unit supporled by documentary proof

Shape, dimension and physical features

Carpet Area in Sq. Ft. = 109,00

Oatla Area in Sq. Ft, = 20.00

Total Carpet Area in Sq, Ft. = 129

(Area as per actual sit€ measursment)
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Valuation Reoort of Commercial Shoo No, 10. Ground Floor. "Shree Ramvanaqari . A Co.Op. H!0. Soc. Ltd.".
Plot No. 17 & 18. Near Ambedkar Chowk. Villaoe - Katrao. Badlaour (East). Taluka - Ambemath. District - Thane,

PIN Code - 421 503, State - Maharashtra, Countrv - lndia.

Form 0-l
(See Rula 8 DJ

REPORT OF VALUATION OF II\4MOVABLE PROPERTY (OTHER THAN AGRICULTURAL LANDS, PLANTATIONS,
FORESTS, MINES AND QUARRIES)

GENERAL:

iilrs. Kalpana Sandoop Sane &

Mr. Sandeep Chandrakant Sano

Cont8c{ PoBon:

Mr. Sandeep C. Sane (Owner)

Contact No.: 9730501 31 2

Plot No. 17 & 18, Survey No. 32/8(P) of Village -
Katrap

Residential cum Commercial Area

;ultonts (ll Pvl
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Built Up Area in Sq. Ft. = 141.00

(Area as per Agreement for Sale)

13 Roads, Streets or lanes on which the land is

abutting

Plot No. 17 & 18, Near Ambedkar Chowk, Village -
Katrap, Badlapur (East), Taluka - Ambernath,

District - Thane,

14 lf freehold or leasehold land Free hold

15 lf leasehold, the name of Lessor/lessee, nature

oI lease, date of commencement and

termination of lease and terms of renewal of

lease.

(i) lnitial Premium

(ii) Ground Rent payable perannum

(iii) Uneamed increased payable to the

Lessor in the event of sale or transfer

N,A

to ls there any restriclion covenanl in regard to

use ol land? ll so, attach a copy of the

covenant.

As per documents

17 Are there any agreements of easements? lf so,

attach a copy of lhe covenant

Information not available

18 Does the land fall in an area included in aoy

Town Planning Scheme or any Development

Plan of Govemment or any statutory body? lf

so, give Particulars.

Informatron not available

19 Has any contribution been made lowards

development or is any demand for sucrt

mntribution still outstanding?

lnlormation not available

20 Has the whole or part of the land been notified

for acquisrtion by govemment 0I any statutory

body? Give date of the notification.

No

21 Attach a dimensioned site plan

IMPROVEMENTS

22 Attach plans and elevations 0f all struclures

standing on the land and a lay{ut plan.

lnformation not available

Fumish technical details of the building on a

separate sheet (The Annexure to this form may

be used)

Attached

24 ls the burldlng owner occupied/ tenanted/ both? Tenant Occupied - Mr. Mohan Sonwane

(Daksha Digital Photo Studio)

Rented since - 1.5 Year

ll the property owner occupied, specify portion

and extent of area under owner-occupation

Fully Tenant Occupied

What is the Floor Spac€ lndex permissible and

Perc€ntage actually utilized?

Floor Space lndex permissible - As per KBMC

norms

N.A.

(ot(
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Percentage aclually utilized - Details not

available

26 REIi/IS

(i) Names of lenants/ lessees/ licensees,

etc

Tenant Occupied - Mr. Mohan Sonwane

(Daksha Digital Photo Studio)

Portions in their occupation Fully Tenant Occupied

(iiD Monthly or annual rent

/compensation/license fee, etc, paid by

each

T 12,000.00 Present rental income per month

(iv) Gross amount received for the whole

property

N-A.

Are any of the occupants related to, or close to

business associates of the owner?

N.A.

28 ls separate amount beiflg recovered for the use

of fi(ures, like fans, geysers, refrigeratoB,

cooking ranges, builtin wardrobes, etc. or for
servic€s 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 o, the

cost repairs and maintenance? Give particulars

N, A,

31 lf a lift is installed, who is to bear the cost of

maintenance and operation- owner or tenant?

N,A

1,) lf a pump is installed, who is to bear the cost of

maintenance and operation- owner or tenant?

N. A.

33 Who has to bear the cost of eleclricity charges

for lighting of common space like entrance hall,

stairs, passage, compound, etc. owner or

tenant?

N.A

34 What is the amount of property tax? Who is to

bear it? Give details with documentary pmof

ln{ormation not available

ls the building insured? If so, give the policy

no., amount for which it is insured and the

annual premium

lnlormatlon not available

36 ls any dispute between landlord and tenant

regarding rent pending 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 reghtrar of assurance remrds

(ii)

N, A.

I
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?o Land rate adopted in this valuation N. A. as the pmperty under consideration is a

Commercial Shop in a building. The rate is

considered as composile rate.

40 lf sale instances are not available or not relied

up on, the basis of aniving at the land rate

N,A

cosr oF cowsrRucflor',
41 Year of commencement of construction and

year of complelion

Year of Completion - 2003 (As per Part

Occupancy Certificate)

42 What was the method of construction, by

conkacUBy employing Labour directly/ both?

N.A

43 For items of lvork done on conlract, produce

mpies of agro€ments

44 For items of work done by engaging Labour

directly, give basic rates of materials and

Labour supported by documentary proof.

Rema^:

PART II.VALUATION

GENERAL:

Under the instruction of Cosmos Bank, Ambernath Branch to assess tair market value as on 02.03.2024 for

Commercial Shop No. 10, Ground Floor, "Shree Ramyanagari - A Co-Op. Hsg. Soc. Ltd.", Plot No. 17 & 18, Near

Ambedkar Chowk, Village - Katrap, Badlapur (East), Taluka - Ambernath, District - Thane, PIN Code - 421 503,

State - Maharashha, Country - lndia belongs to Mru. Kalpana Sandeep Sane & illr. Sandesp Chandrakant

Sane.

We are in receipt o, the followino documents:

1 Copy of Agreement for Sale dated 31.07,2018 betr,reen Shri. Devendra Navalsingh Girase ard Mrs.

Kalpana Sandeep Sane & Mr. Sandeep Chandrakant Sane (4 Pages from Agreement)

2 Copy o1 Occupancy Certificate No. KBNP / NRV / 952 dated 29.01.2003 issued by Kulgaon Badlapur

Municipal Council.

!!sI!ON:
The said building is located at Plot No. 17 & 18, Survey No. 328(P) of Village - Katrap, Badlapur (East), Taluka -
Ambemath, District - Thane. The property falls in residential c{m commercial zone. lt is at a travelling distance 1.6

KM. fom Badlapur railway station.

BUILDING:

The building under reference is having Part Ground + Pa( Stilt + 3'i Upper Floors. lt is a R.C.C. Framed Struclure

with 9' thick extemal walls and 6" thick intemal brick walls. The walls ar€ having sand faced plaster lrom outside,

The staircase is of R.C.C, with R.C.C. trades and risers with chequered tile floor finish, The building external

condition is normal. The building is used for residential cum commercial purpose. Ground Floor is having 10

Commercial Shops & 1 Residential Flat. Lift is not provided in a building,

commercial Shop:

The property is a Commercial Shop located on Ground Floor. The composrtion of Shop is single unit + Otla Area &

height o, shop is 9.51 ft. The Commercial Shop is finished with Vitrified tiles flooring, MS Rolling Shutter, Concealed

electrillcation.

N. A,

N. A.

rtV
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Valuation as on 02"d llarch 2024

The Bullt Up Area of the Commercial Shop

Deduct Deoreciation:

(Area of property x market rate of developed land & Residenlial premises as on 2023 - 24 published in The lndian
Valuer's Dhectory and Reference Book for purpose of valuation - Depreciation)

Taking into consideration above said facts, we can evaluate the value of Valuation Report of Commercial Shop No,

10, Ground Floor, "Shree Ramyanagari . A Co.op. Hsg. Soc. Ltd.", Plot No. 17 & 18, Near Ambedkar Chowk,

Village - Katrap, Badlapur (East), Taluka - Ambernath, District - Thane, PIN Code - 421 503, State * l\4aharashtra,

Country - lndia for this parlicular purpose at t 16,51,462.00 (Rupser Sixteen Lakh Fifty one Thourand Four

Hundred Sixty Two 0nly) as on 02nd March 2024.

Year of Construction of the building 2003 (As per Part Occupancy Certilicate)

Expected total life of building 60 Years

Age of the building as on 2024 21 Years

Cost ot Construction 141.00 Sq. Ft. X t 2,500.00 = { 3,52,500.00

31.50%

Amount of depreciation

Guideline rate obtained from the Stamp Duty

Ready Reckoner ior new property

t 68,600.00 per Sq. M.

i.e., t 6,373.00 per Sq. Fl

Guideline rale (after depreciation) t 56,258.00 per Sq. M.

i.e., ( 5,226.00 per Sq. Ft

Value of property as on 02.03.2024 't41.00 Sq. Ft. Xt'12,500.00 = {'17,62,500.00

Depreciated fair value of the property as on 02.03.2024 t 17,62,500.00 (.)t 1,11,038.00 =

t 16,51,462.00

Total Value of the property t 16,51,462.00

The realizable value of the property t r4,86,316.00

Distr$s value of the property t 13,21,170.00

lnsurable value of the property ('1ttl.00 Sq. Ft. X 2,500.00) t 3,52,500.00

Guideline Value of the property ('141.00 Sq. Ft. X 5,226.00) < 7,36,866.00

141.00 Sq. Ft.

Depreciation {(100-10) X 21 / 60)

t 1 ,11,038,00

\
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l, Manoj B. Chalikwar with my experience and ability to judgment I am of the considered opinion that the

fair market value of the property as on 02nd March 2024 ig t 16,51,462.00 (Rupees Sixteen Lakh Fifty

One Thousand Four Hundred Slxg Two Only). Value varies with time and purpose and henm this value

should not be referred for any purpose other than mentioned 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 surrounding area and also prevailing rates in the

surounding area, and further subjecl to document as mentioned 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 II'.DECLARATION

I hereby dedare that

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

(b) I have no direct or indirect interest in the pmporty valued:

1

2.

3.

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

t



Valualion Report Preparcd For Cosmos Bank / Ambemah Branch / Mrs. KalpaE Saodeep Sane (73672305283)

ANNEXURE TO FORM 0.1

Technical details Main Building

Page g ot 15

1 No. of ffoors and heioht of each floor Part Ground + Part Stilt + 3'd Upper Floors

2 Plinth area ffoor wise as per lS 3361-1966 N.A. as the said property is a Commercial Shop
situated on Ground Floor

3 Year of construction 2003 (As per Part Occupancy Certificate)

4 Estimated future life 39 Years Subject to proper, preventive periodic

maintenance & structural repairs

5 Type of construction- load beaflng
walls/RCC frame/ steel frame

R.C.C. Framed Structure

6 Type of foundations R.C.C. Foundalion

7 Walls All extemal rrwlls are 9" thick and partition walls are
6" thick.

8 Partitions 6" thick bnck wall
q Doors and Windows M, S, Rolling Shutter

10 Floorina Vitrified tiles flooring

11 Finishing Cement plastering with POP false ceilino

12 Roofing and tenacing

13 No

14 (i )

(iD

lntemal wiring - surface or
conduit

Ordin Poor

Concealed electrifi cation

'15 San installations

As per Requirement

to Class of fittings: Superior colored i supenor
white/ordina ry

Ordinary

17 Compound wall

Height and length

Type of c.onstruction

6.0- High, R,C.C. column with B. B. masonry wall

18 No. of lifts and capacity No Lift

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 terace

1< Pumps- no. and their horse polrcr lVay be provided as per requirement

22 Roads and paving within the compound
approximate area and type of paving

Chequred tiles in open spaces, etc,

ZJ Sewage disposal- whereas connected to
public sewers, if septic tanks pmvided, no.
and capacity

Connected to Municipal Se\,verage System

R.C.C. Slab

Special architectulal or decorative features,
if any

Class ol fittings: Superior/

No. of water closets

No.

No, of

of sink

rstukol( ultonts I



Actual site photoqraphs
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Site

I

I
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6
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{
EB

Latitude Londilude - 1 47.g'.N 73"'13', 42.1"8
Note: The Blue line shows the route lo site from nearesl railway station (Badlapur - 1.5 KM.)

Route Map of the prooertv
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I>epartfrlent of ReAistration and Starnp
Gove.nment ot l.aaha.a<ht.a

.Af<ufr q g-<i6'E!{r-r.r
-sqETTTT TTT+IEI

oAnnual StaterYrent of Ratea Var. 2
( rmiT{{Fr 6{ a=r.rt 3frgdl 2.o )

v.rs-ir.6 osi.r.n^.. t tr u.r aa..e.l

ET
f- r{ii tut.rEr a!f,r- r (R., tu

Buildino not havino lifi
The following table gives the valuation ot residential building / flat / commercial unit / offic€ in such building on

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

Stamp Duty Ready Reckoner Market Value Rate for Shop 68,600.00

No Reduced, Stnp Located on Ground Flmr

Stamp Duty Ready Reckoner Market Value Rate (After Reduced) (A) 68,600.00 Sq. Mti. 6,373,00 Sq. Ft.

Stamp Duty Ready Reckoner Market Value Rate for Land (8) 9,830.00

The difference betv'ieen land rate and building rate (A - B = C) 58,770.00

Depreciation Percentage as per table (D) [100% - 21%]

(Age of the Building - 21 Years)

7910

Rate to be adopted after considering depreciation [B + (C x D]l 56,258.00 Sq. Mk. s,226.00 Sq. Ft.

Floor on which shop is Localed Rate to be adopted

a) Ground Floor / Stilt / Floor 100%

b) First Floor 95%

c) Second Floor 90%

d) Third Floor 85%

e) Fourth Floor and above 80%

Completed Age of
Building in Years

Value in pcrcont after depreciation

R.C.C. Struclure I other Pukka Structure Cessed Building, Half or Semi- Pukka

Struc{ure & Kaccha Structure.

0 to 2 Yeac 100% 100%

Above2&upto5Years 95% 95%

Above 5 Years After initial 5 year for evory yearl%
depreciation is to be considered. Ho,,vever

maximum deduction available as per this

shall be 70% of Market Value rate

After initial 5 year for every year 1.5%

deprociation is to be considered. However

maximum deduction available as per this

shall be 85% of Market Value rate

Ready Reckoner Rate

Table - D: Depreciation Percentaqe Table

-@l

Vostukolo cons
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DEFII{ITOI{ OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Falr lihrket Value of the property under eference as on 0?d March 202tL

The term Value is delined as

"The most probable pice, as of a spectfred date, in cash, tems quivalent to cash, or in otha precisely reveald

terms fot whiclt the specified propqU nghts wdid sell afret F,asonable expmurc in a conpetitive naket under dl

conditims requisite to a fah sde, with the buyet and seller s&h ading ptudently knowledgeably and fu self interest

assuming hat neithet is under undue durass'.

Fundamental assumplions and conditions presumed in this definition are:

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

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

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

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

UNDER LYING ASSUTIPTIONS

1. We assume no responsibility for matteE of legal nature afiecling the pmperty appraised or th€ title heteto,
nor do we render our opinion as to the title, which is assumed to be good and marketable.

2. The pmperty is valued as thottgh under responsible ownership.

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

4. lt 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 such conditions or for engineering that

might be required to discover such factoc.

5. There is no dimcU indirec{ intelest in the property valued.

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

market rates,

Vostukolo Consultonts (l) Pvt. LtdI
v
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OECLARATpil OF PROFESSIONAL FEES CHARGED

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

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

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

VALUATION OF THE PROPERTY PREMISES

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

available with reference to the development of neighborhood and method solected for valuation, we are of the opinion

that, the property premises can be assessed and valued for banking purpose as on day for t '16,51,462.(X) (Rupeea

Sixteen Lakh Fifty One Thoueand Four Hundred Sixty Tvyo Only).

For VASTUKALA CONSULIANTS (l) PW. LTD.

Manoj
Chalikwar
Director
Manoj B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)
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