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VALUATION OPINION REPORT

The property bearing Residential Flat No. &17, 2d Floor, Wing - A, "Balkdshna Darchan Co.op. Hsg. Soc.

Ltd.", Ram Nagar, Near Bal Bhavan, Kelkar Cross Road, Village - G, B, Patharli, Dombivali (East), Taluka -
kalyan, Disfict - Thane, PIN Code - 421 201, State Maharashtra, Country - lndia belongs to Mr. Chandresh

Pranlal Vora.

Boundaries of the property.

Kelkar Cross Road
Datta Krupa Apartment
Wing-B/lntemal Road
Raman Apartment

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

reference to the development of neighborhood and rnethod selected br valuation, we are of the opinion that, the

property prcmises can be assessed and valued for banking purpose for t 34,30,000.00 (Rupees Thirty Four

Lakh Thirty Thousand Only).

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

taken into considerations while preparing this valuation report.

Hence certified

For VASTUKALA CONSULTANIS (l) PW, LID.

Manoi Bi?HY,l'S.i1ffi1:i:H,\
' consuruns nirvr rto- o*ur.u"' \\ \Chalikwar ;f.HffS,"iLfi,"g,:;f rNtsq

Direclor Aulh. Sign.
Manoj B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

Encl: Valuation report in Form - 0'l
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aluatio ReDort of Residential Flat N N17 2M Floor - A "Balkrishna Darsha Co.On .Hso . Soc. Ltd."n o n

Ram Naoar. Near Bal Bhavan. Kelkar Cross Road, Vil - G. B. Patharli, Dombivali (East), Taluka - kalvan,

District - Thane. PIN Code - 421 201 . State fvlaharashtra. Countrv - lndia.

Form 0-l
(Sae Rule 8 D)

REPORT OF VALUATION OF IMMOVABLE PROPERTY (OTHER THAN AGRICUTTURAL LANDS, PLANTATIONS,

FORESTS, MINES AND QUARRIES)

GENERAL:

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

19.03.2024 for Banking Purpose

2 Date of inspection 14.03.2024

3 Name of the owner/ owners Mr. Chandresh Pranlal Vora

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

Sole Ownership

5 Brief description of the property

Contact Person:
Ms, Vrushali Patil (owne/s Relative)

Contact No. 8659920851

6 Location, street, ward no Ram Nagar, Near Bal Bhavan, Kelkar Cross Road,

Village - G. B. Patharli, Dombivali (East), Taluka -
kalyan, Distnct - Thane

Survey/ Plot no. of land Survey No. 67/A, Hissa No. 5 of Village - G. B

Patharli

8 ls the poperty situated in residential/
commercial/ mixed area/ Residential area?

Residential Area

I Classification of locality-high class/ middle

class/poor class

lVliddle Class

10 Proximity to civic amenities like schools,

Hospitals, Units, market, cinemas etc.

All the amenities are available in the vicinity

1'l Means and proximity to surface communication

by which the locality is served

Served by Buses, Auto and Private cars

|L/'ND

12 Area of Unit supported by documentary proof

Shape, dimension and physical featuEs

Carpet Area in Sq. Ft. = 336.00

(Area as per Actual Site Measurement)

Built U Area in . Ft. = 400.00

Address: Residential Flat No. lr/17,2d Floor,

Wing - A, "Balkrishna Darshan Co-op. Hsg.

Soc. Ltd.", Ram Nagar, Near Bal Bhavan, Kelkar

Cross Road, Village - G. B. Pathadi, Dombivali

(East), Taluka - kalyan, District - Thane, PIN Code

- 421 201, State Maharashtra, Country - lndia.
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(Area as per Agreement for Sale)
,ta Roads, Streeb or lanes on which he land is

abutting
Ram Nagar, Near Bal Bhavan, Kelkar Cross
Road, Village - G. B. Patharli, Dombivali (East),

Taluka - kalyan, District - Thane

14 lf freehold or leasehold land Free hold

15 lf leasehold, the name of Lessor/lessee, nature
of lease, date of commencement and
terminalion 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 event of sale or transfer

lo ls there any restriction covenant in regad to
use of land? lf so, attach a copy of the
covenant.

As per documents

17 Are there any qreements of easements? lf so,
aftach a copy of the covenant

lnformation not available

'18 Does the land fall in an area included in any
Town Planning Scheme or any Development
Plan of Govemment or any statutory body4 lf
so, give Particulars.

lnformation not available

19 Has any contribution been made

development or is any demand
contribution still outstanding?

towards
for such

lnformation not available

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

No

21 Attach a dimensioned site plan N.A.

IMPROVEMENTS

Attach plans and elevations of all structures
standing on the land and a lay-out plan.

lnformation not available

Fumish technical details of fre building on a
separate sheet (The Annexure to this form may
be used)

24 ls the building owner occupied/ tenanted/ both? Vacant

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

N,A

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

Floor Space lndex permissible - As per DMC
n0rms

Percentage actually utilized - Details not
available

RE'VIS

(D Names of tenanb/ lessees/ licensees, etc N, A.

26

N. A,

Attached



(ii) Portions in their occupatron N.A

(iii) tt'lonthly or annual rent

/compensation/license fee, etc. paid by

each

t 8,500.00 Expected rental income per month

(iv) Goss 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 being recovered br the use

of fixtures, like fans, geysers, refrigeratoc,
cooking ranges, builfin wardrobes, etc. or for
services charges? lf so, give details

N. A,

29 Give details of the water and electricity charges,

lf any, to be bome by the owner
N. A.

30 N.A

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

N,A

32 lf a pump is installed, who is to bear the cost of
maintenance and operation- owner or tenant?

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
tenanl?

N, A.

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

lnformatron not available

lnformatlon not available

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

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

of rent?

N.A

38 Give instances of sales of immovable poperty

in the locality on a separate sheet, indicating the

Name and address of the property, registration

No., sale pnce and area ol land sold.

As per sub registrar of assurance remrds

?o

40 lf sale instances are not available or not relied

up on, the basis of aniving at the land rate

N. A,

cosr oF cor{srRUcr/ot'J
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Has the tenant to bear the whole or part of the
cost repairs and maintenance? Give particulars

ls the building insured? lf so, give the policy

no., amount for which it is insured and the
annual premium

N, A,

SALES

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 compostte rate.

V L-I J



41 Year of commencement of construction and
year of completion

Year of Completion - 1986 (Approx.)

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

N, A.

4J For items of work done on contract, produce

copies of agreements

N. A.

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

N.A

Remark:

Valuaiion Repon PrsparEd For C6m6 Bank / lli,lcs Thaoe BancJ, Mr Chandr€sh Pranhl Vora (767'12305614) Pes 6 of 21

PART II. VALUATION

9,EXEEAI:

Under the instruction of Cosmos Bank, IMCS Thane Branch to assess tair market value as on '19.03.2024 for

Residential Flat No. Ir/17, 2m Fbor, Wing - A, 'Balkrishna Darshan CeOp. Hsg. Soc. Ltd.", Ram Nagar, Near

Bal Bhavan, Kelkar Cross Road, Village - G. B. Patharli, Dombivali (East), Taluka - kalyan, District - Thane, PIN

Ccd,e - 421 201, State Maharashtra, Country - lndia b€longs to Mr. Chandresh Pranlal Vora.

We are in receipt of the followinq documents:

LOCATIOT'I:
The said building is located at Survey No. 67/A, Hissa No. 5 of Village - c. B. Patharli, Dombivali (East), Tatuka -
kalyan, District - Thane, State Maharashtra, Country - lndia. The poperty talls in Residential Zone. lt is at a
walkable distance 350 Mt. from Dombivali Railway Station.

BUILDING:

The building under rebrence is having Ground + 4 Upper Floors. lt is a R.C.C, Framed Structure with g'thick
extemal walls and 6" thick internal brick walls. The walls are having sand faced plaster from oubide. ttre stiircase
is of R,c.c. with R.c c. trades and dsers with chequered tile flooi fnish. The building e*emiiconoiiion-is gooo.
The building is used for residential purpose. 2d Flooi is having 7 Residentiar rrats. rnJluirJirg i. ,|il;ri.g rifr.

Residential Flat:

1 Copy of Sale Deed dated 31.10.2015 betureen Mr. Mahendra K. Gala (The Transferofl and Mr,

Chandresh Pranlal Von (The Transferees)

Copy of Commencement Certificate No. not visible dated 17.08.1973 issued by Dombivli Municipal

Council.

Copy of Society Share Certilicate No. 30 transfered on 21.08.1993 in the name of Mr. Chandresh P

Vora.

4 Copy of No 0bjection Certificate dated 20.01.1981 issued by Dombivli Municipal Council

5 Copy of Letter dated 15.07 .2021.

The residential flat under reference is situated on the 2nd Floor. lt consists of Living Room + Kitchen + Bath + wC +Passage (i'e' I RK + 9616 + wc). The residential flat is finished with Mosaic floJdng, Teak wood doo-rJame wi6r

J

Vostukolo
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llush shutters with sabty door, Wooden frame openable windows, Casing Capping electrification & Open
plumbing. The Residential Flat intemal condition is normal.

The Built Up Area of the Residential Flat 400.00 Sq. Ft.

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

Value/s Directory and Reference Book for purpose of valuation. - Depreciation)

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

A/17, 2d Floor, Wing - A, 'Balkrishna Darshan co-op. Hsg. Soc. Ltd.', Ram Nagar, Near Bal Bhavan, Kelkar

cross Road, Village - G. 8. Patharli, Dombivali (East), Taluka - kalyan, District - Thane, PIN Code - 42'l 201,

state Maharashtra, country - lndia for this particular purpose at < 34,30,000.00 (Rupees Thlrty Four Lakh Thirty

Thousand Only) as on '19 March 2024.

Year of Construction of he building 1986 (Appmx.)

Expected total life of building 60 Years

Age of the building as on 2024 38 Years

Cost of Construction 400.00 Sq. Ft. X { 2,500.00 = t 10,00,000.00

Depreciation i(100-10) X 38 / 60) 57.000/o

Amount of depreciation { 5,i0,000.00

Guideline rate obtained from the Stamp Duty Ready

Reckoner for new pmperty
{ 58,320.00 per Sq. M.

i.e. t 5,4'18.00 per Sq. Ft.

Guideline rate obtained from the Stamp Duty Ready

Reckoner for new property (after deprecration)

t 45,468.00 per Sq. M.

i.e. t 4,224.00 per Sq, Ft.

Prevailing market rate t 10,000.00 per Sq. Ft.

Value of property as on ,l9.03.2024 100.00 Sq. Ft. Xt 10,000.00 = t 40,00,000.00

Depreciated fair value of the property

as on 19.03.2024

t (l,00,000.00. t 5,70,000.00

t 34,30,000.00

t 34,30,000.00

The realizable value of the property t 30,87,000.00

Distress value of the propefty t 27,44,000.00

lnsurable value of the property (400.00 X 2,500.00) t'10,00,000.00

Guideline value ofthe property (t100.00 X 4,224.00) t 16,89,600.00

Valuation as on l9h March 2024

Deduct DeprEciation:

Total Value of the property

Vos r.
,t
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NOTES

1. l, Manoj Chalikwar with my experience and ability to judgment I am of he considercd opinion that he fair

martet value of the property as on 190' tlarch il24 is t 31,30,000.00 (Rupees Thlrty Four Lakh Thirty

Thousand Only). Value varies 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 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

sunounding area, and further subject to document as mentioned in valuation repo .

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

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

PART III. DECI"/.RATION

I hereby declare that

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

(b) I have no direct or indirect inteEst in tc pmperty valued:

I Vostukolo Consufonts (t) pvtv
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ANNEXURE TO FORM 0.1

Technical details Main Building

No. of floors and height of each floor Ground +4 Upper Floors

2 Plinth area floor wise as per lS 3361-1966 N.A. as the said property is a Residental Flat

situated on 2d Floor

3 Year of construction 1986 (Approx)

4 Estimated future life 22 Years Subject to proper, preventive periodic

maintenance & structural repairs

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

R.C.C. Framed Structure

6 Type of foundatons R.C.C. Foundation

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

8 Partitions 5" thick brick wall

9 Teak wood dmr frame with flush shutters with

safety door, Wooden hame openable windows
'10 Floonng Mosaic floonng

11 Finishing

12 Roofing and tenacing R.C.C. Slab

13 Special architectural or decorative features,

if any

No

14 (D lntemal wiring - surface or
conduit

Class of fittings: Superior/
Ordinary/ Poor.

Casing Capping electrification

Open plumbing
(iD

'15 Sanitary installations

(i) No. of water closets

(ii) No. of lavatory basins

(iii) No, of urinals

(iv) No. of sink

As per Requirement

16 Class of fittings: Superior colored / superior
wh ite/ord inary.

Ordinary

17 Compound wall

Height and length

Type of conskuction

18 No. ol lifts and capacty No Lift

19 Underground sump - capacity and type of

construction

R.C.C tank

1

Doors and Windows

Cement plastering POP ialse finishing

6'.0" High, R.C.C, column with B. B. masonry

wall

l1
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20 Over-head tank

Location, capacity

Type of construction

R.C.C tank on tenace

21 Pumps- no. and their horse power lVlay be provided as per requirement

22 Roads and paving within the compound

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

23 Sewage disposal - whereas connected to
public sewers, if septic tanks provided,

no. and capacity

Connected to Municipal Sewenage System

\

-reoie

An ISO 9001:2015 Certified Company www.vastukata.org
{ Vostukolo Consuttonts (t} pvt. Ltd.
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Ready Reckoner Rate

Buildinq not havinq litt
The following table gives the valuation of residential building / flat / commercial unit / office in such building on
above floor where there is no lift. Depending upon the floor, ready reckoner rates will be reduced.

Table - D: Depreciation Percentaoe Table

@ f
&at

Departrnent of Registration and Starnp
Gowernment ot naaharE<hrr-

ffi a €qi-s Barrvr
qEr.{rE. {rrrT<

Anntlal Stat€trrerrt of Rates Var. 2-O
( qrEn:Ttls <? qr€ srrgff z-o I

v.rq.r.o6 our.r.x..r | 3 u..' m.6u.t

E
!-r{ElE tffi-!r*r! dtlrEqE(R.rr^lE&

' 1., ""

64,800.00

Reduced by 10% on Flat Located on 2d Floor 6,480.00

Stamp Duty Ready Reckoner Harket Value Rate (After Reduced) (A) 58,320.00 Sq. Mt. 5,418.00 Sq. Ft.

Stamp Duty Ready Reckoner Market Value Rate for Land (B) 24,500.00

The difference between land rate and building rate (A - B = C) 33,820.00

Depreciation Percentage as per table (D) [100% - 38%]

(Age of the Building - 38 Years)

62Yo

Rate to be adopted after considgring depreciation [B + (C x D)l 45,468.00 Sq. illt. 4,224.00 Sq. Ft,

Floor on which flat is Located Rate to be adopted

a) Ground Floor / Stilt / Floor 100%

b) First Floor 9570

c) Second Floor 90%

d) Third Floor 85%

e) Fourlh Floor and above 80lo

Completed Age of
Bullding in Years

Valu€ in percent after depreciation

R.C.C. Structure / other Pukka Structure CB3s6d Building, Half or Semi - Pukka
Struclure & Kaccha Structure.

0 to 2 Years 100% 100%
Above2&upto5Years 95% 95%
Above 5 Years After initial 5 year for every year 1%

depreciation is to be considered, However
maximum deduction available as per this
shall be 70olo of Market Value rate

After initial 5 year for every year 1.5%
depreciation is to be considered. However
maximum deduction available as per this
shall be 85% of lvlarket Value rate

Stamp Duty Ready Reckoner Market Value Rate for Flat

Vc
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Price lndicators
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Price !ndicators

45 Lac

+

E

/ U

c
I .b<6 n .'t,

NO,

a,

E)acr6

-l

h-

rl

lllfiq
a-,

8L' T

Qrcanoxrn

l=



Valualbo Repon Prep8rBd For Ccmoo Bank / ltllcs Thane Brarrci/ Mr. Chandresh Prsnhl Von (767123O5611) Pqe 17 d 2'l

I

u
T

E
Ia

Price lndicators

f,rilnbiQr

€

U

r

\

I

EI;*

v(.tql



Valuation Repod PreparEd For Ccrn6 Bank / lttlcs Thane Brancl, Mr. Chandrcsh Pranhl Vora (767123055'14) Page 18 of 21

n'a':

'42irl.l* 6aat r_e tl'o.lgn.S.rrrr
fod'L.Fd cng..rJ rg.l p5.!.
drE cdl.cn SRO dtcc

Uillr": i:-- ..-r'J. {fd ai F .'-?irl I
--;. artr '1.-I:r'lt

rnqri qrc , d.rn-qn&rff

ll ,

1l !r. ''rri

li .i: :.,: i

-r,- I :":1

\ I Vostukolo Consutronts (t) pvt. Ltd.

o

n,nr.,'@v.ie<,..,. An ISO 9001:2015 Cerflfied Company www. vastukata.org

Sales lnstance

r2.-iir



Valuation Roport Preparcd For CGnE Bank/ ll,,los Thane Branclv Mr. CtEndrEsh PranialVora {76712305614) P4e 190f21

Sales lnstance
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DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

Pa€e 20 ol 21

This exercise is to assess Fair ilartet Value of the property under reference as on 19 iilarch 2024.

The term Value is defined as

"fhe most probable pice, as of a spxilnd date, in cash, tems equivalent to cash, or in otlrcr precisely revealed

toms for which tha sryified propefly dghts would sell afrer rcasonable exposure in a competitive mafuet under dl

conditbns requisite to a fair sde, with he bryr and seller each acting prudently knowledgeably md for self

intercst assuming thd neiher is under undue duress".

Fundamental assumptions and conditions presumed in his definition are:

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

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

3. The poperty is exposed for a rcasonable time on the open market.

4. Payment is made in cash or equivalent or in specified fnancing tems.

UI{DER LYII{G ASSUMPNONS

We assume no responsibility for matters of legal nature afHing the property appraised or the title
thereto, nor do we render our opinion as to the title, which is assumed to be good and marketable.

The property is valued as though under responsible ownelship.

It is assumed that the property is free of liens and encumbnances.

2

J

4

(

b

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 assurned for such conditions or for engineering that
might be required to discover such factors.

There is no diecU indirect interest in he property valued.

The rates for valuation ofthe property are in accordance with the Govt. approved rates and prevailing
market rates.
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OECLARATION OF PRO NAL FEES CHARGED

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

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 accordingly.

VALUATION OF THE PERTY PREMISES

Considering various parameters recorded herein above, 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 property premises can be assessed and valued for banking purpose as on day for ? 34,30,000.00 (Rupees

Thirty Four Lakh Thlrty Thousand Only).

For VASTUKALA CONSULTANTS (l) PW, LID.

Manoj
Chalikwar
Direclor

Manoj B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-l-F-'1763

Auth. Sign.

Digitally rlgned by M.noi Ch.llkwar
DN: (n=Manoj Chalikwar, o=vastuk L
ConruhanE (l) Pw ttd., o0=t{umbai,
email=nanoj@vastutala.org. (=lN
Dat€: 202403.19 I rt5757 +05'30'
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Vastukala Consultants (l) Pvt Ltd
B t -001,u/B FLOOR,
BOOMERANG,CHANDIVALI FARM ROAD,
ANDHERI.EAST, MUMBAI - 4OOO72
GSTI N/UIN: 27AADCV43O3R1 ZX
State Name: Maharashtra, Code : 27
E-Mail : accounts@vastukala.org

lnvoice No,

PG-5292t23-24
Dated

tg-lrar-24
Delivery Note Mode/Terms of Payment

AGAINST REPORT
Reference No. & Date Other References

Buye/s Order No DatedBuyer (Billto)

Cosmos Bank
IMCS Thane Branch
IMCS Campus, Plot no C-4 Near Automatic bus stop
Opp Uplab company Wagle estate Thane
GSTIN/UIN : 27 AAAAT1742K1ZH
State Name : Maharashtra, Code .27

Dispatch Doc No.

007671/23056't4
Delivery Note Date

Oispatched through Destination

Terms of Delivery

SI
l{0.

Particulars HSN/SAC
Rate

Amount

VALUATION FEE
(Technical lnspection and Ceftitication Seryices)

CGST
SGST

997224 18 o/. 2,000.00

180.00
180.00

Total 2 60.00
Amount Chargeable (in words)

lndian Rupee Two Thousand Three Hundred Slxty Only
E. & O.E

HSNiSAC Taxab
Value

997224 2 000.00
Total 2 00

CentralTax State Tax Total
Tax AmountRate Amount

'180.00 360.00
180.00 360.00

Rate Amount
9o/o 180.00

't80.00

Tax Amount (in words) : lndian Rupee Three Hundred Sixty Only
Remad(s: Companys Bank Details
Oo7671t23O5614 Mr. Chandresh pranlalvora - Bank Name : lclcl BANK LTD
Residential FlatNo. N17,2nd Floor, Wing-A, A,/c No. : 3/O505000531
"Balkrishna Darshan Co-Op. Hsg. Soc. Ltd.", Ram Branch & IFS Code: THANE CHARAI & lClC00034Os
Nagar, Near Bal Bhavan, Kelkar Cross Road, Mllage -
G. B. Patharli, Dombivali (East). Taluka - kalyan,
District - Thane, PIN Code - 421 201, State
Maharashtra, Country - lndia
Company's PAN : AADCV/BO3R
Declaaation
NOf-- As pER MSME RULES tNVotcE NEED To
BE CLEARED WTHIN 45 DAYS OR INTEREST
CHARGES APPLICABLE AS PER THE RULE.
MSME Resistration No. - 21222201137 UPI Virlual lD : VASTUKALATHANE @icici
Custome/s Seal and Signature for Vastukala Comultanb 0) A^ Ltd

ASMIIA JAYSINC RATHOD

Authorised Signatory

This is a Computer Generated lnvoice

PROFORMA INVOICE
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