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Dab:18.05.2024

VALUATION OPINION REPORT

The property bearing Residential Flat No.2'103,21d Foor, Building No. 18, "Runwal Garden3 Phale 2 Building

No. 18.23", Bhadra Nagar, Usarghar Betwade Road, Village - Gharivali, Usaqhar, Dombivli (East), Taluka -
Kalyan, District - Thane, PIN Code - 421 2U, State - Maharashtra, Country - lndia belongs to

Itlr. Ranje€t Goma Thakur.

Boundaries of the pmperty

North

South
East

West

Building No. 17

Gaden
lntemal Road
Building No. 19

Considering various parameters recorded, existing economh scenario, and the information that js available with

reference to the development of neighbofiood and method selecled for valuation, we are of the opinion that, lhe

properly premises can be assessed and valued lor banking purpose for < 57,96,000.00 (Rupees Fifty-Seven

Lakh Ninety-Six Thousand Only).

The valuation of the pmperty is based on the doatmenb poduced by the mncem, Legal aspects have not be€n

taksn into considerations while preparing this valuaton rcport.

Hence certified

For VASTUKALA CONSULTANTS (l) PW. LID.

Manoj
Chalikwar
Director Aulh. Sign.
ManoJ B, Challkwar

Registered Valuer

Charlered Engineer (lndia)

Reg. No. CATJ-F-1763

Cosmos Emp. No. H.O.lCreditl67 D019-20

Encl. Valuation Report
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rt of "Runwal Gardens Phase 2 Builsl

No. 18 - 23". Bhadra N . Usarohar Betwade Road, Villaoe - Gharivali. rohar, Dombivli (East),

Taluka - Kalvan. Distdct - Thane. PIN Code - 421 204. State - Maharashtra. Countrv - lndia.

Form G1

(Se€ Ruls 8 D)

REPORT OF VALUATI0N OF TMMOVABLE pRopERTy (oTHER THAN AGRICULTUR{L LANDS, PLANTAT|0NS,
FORESTS, MINES AND QUARRIES)

GENERAL:

1 Purpose for which the valuation is made To assess the Fair Market Value as on
18.05.2024 lor Bank Loan Purpose

oate of inspection 15M 2024

3 Name of the owner/ owners Mr. Ranjeet Goma Thakur

4 lf the poperty is under joinl ownsrship / co-
ownarship, share of each sudr owner. Are the
shares undivided?

Sole Ownership

5 Brief description of the property Addncg: Residential Flat No. 2103, 21s Foor,

Building No. 18, "Runwal Garden! Phase 2

Bsilding lilo. l8 . 23', Bhadra Nagar, Usarghar
Behira<le Road, Village - Gharivali, Usarghar,
Dombivli (E*t), Taluka - Kalyan, District - Thane,
PIN Code - 421 204, State - Maharashtra, Country

- lndia.

Contd Pergon:
Mr. Ranieet G, Thakur - Owner
Contacl No. 908360360

o Location, street, ward no Bhadra Nagar, Usarghar Betwade Road, Village -
Gharivali, Usarghar, Dombivli (East), Taluka -
Kalyan, District - Thane

7 Surveyi Plot no. of land Survey No. 411, 412, 413, 414, 415, 416, 419, 4110,

411 1, 5t 1, 5t2, 5/3, y4, 5/5, 516, 611, 6t2, 6t3, 7 I 1,

7 l2A, 7 t2B, 7 t2C, 7 t3A, 7 l3B, 811, 812, 8t3, U4, U5,

8/6, 8f, 8/8, 8/9, 9/1, 9/2, 98, 9/4, 9/5, 9/6, 9/7,

9/8, 1 0, 1 1, 1211, 12t2, 1213, 1214, 1215, 126, 1217,

1218, 128,1210 & Others o{ Village - Gharivali &

44h lo 44112,45h & others of Village - Usarghar

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

Residential Area

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

lViddle Class

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

Allthe amenities are available in the vicinity

11 l\.4eans and proximity to surface communication
by which the locality is served

Served by Buses, Taxies, Auto and Private cars

LAND

Since 1989

o

{ Vostukolo Consultonts (l) P!.t. Ltd.
VASTUKALA An ISO 9@ I ; 20 I 5 Certitied Compony



Valuaion Reporl Prepared For: Cosmos Bank / Dombrvali (Easl) Branch / Mr. Ranjeel Goma Thakur (0082142306384) Page 4 ot 16

12 Area of Unit supported by documentary proof.

Shape, dimension and physical features

Carpet Area in Sq, Ft, = 472.00
(Area as per Actual Site Measurement)
Carpet Area in Sq. Ft. = 491.00
Deck Area in Sq. Ft. = 13.00

Total Carpet Area in Sq. Ft. = 504.00
(Area as per Agreement)

Built Up Area in Sq. Ft. = 554.00
(Carpet Area as per Agreement + l0%)

All the above areas are within 6% of the
Agreement for Sale Area. The above
calculationg and detail measurements taken
by us prove that the Agreemer for Sale are is
not exorbitantly inflated. Hence, valuation is
based on the Agreement lor Sale area.

13 Roads, Strsets or lanes on whidl he land is

abutting

Bhadra Nagar, Usarghar Betwade Road, Village -

Gharivali, Usarghar, Dombivli (East), Taluka -
Kalyan, Distric't - Thane

14 lf freehold or leasehold land Free hold

15 lf leasehold, the namo of Lo€sor/less€€, nature of
lease, dale of commencsmenl and termination of
lease and terms of ronewal of hase.

(i) lnitial Premium

(ii) Ground Rent payable per annum

(iii) Uneamed increased payaue b the

Lessor in the event of sale or transler

N. A.

tb ls there any restriction covenant in regard to

use of land? lf 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

lnformalion not available

18 Does the land fall in an area included in any

Town Planning Scheme or any Development

Plan of Govemment or any slatutory body? li
so, give Particulars.

lnformation not available

19 Has any contribution been made towards

development or is any demand for such

contribution still outstanding?

lnformation nol available

2A Has the whole or part of the land been notified

for acquisition by govemment or any statutory

body? Give date of ths notification.

No

21 Attach a dimensioned site plan N,A

IMPROVEMENTS

)) Attach plans and elevalions of all structures

standing on the land and a lay{ut plan.

lnformation not available

23 Furnish technical details of the building on a Attached

o

{
Since 1989

Vostukolo Consultonts (l) Pv't. Ltd.
VASTUKALA An ISO 9001 : 2015 Certified Compony
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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 extenl of area under owner-occupation
N,A,

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

Floor Space lndex permissible - As per MMRDA
n0rms

Percentage actually utilized - Details not
available

26 REIITS

(i) N,A,

(ii) Portions in their occupation

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

t 12,000,00 Expecled rental income per month

(iv) Gross amounl receined for the whole
poporly

N.A.

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

lnformation not available

28 ls separale amount being recovered for the use
of flxtures, like fans, geyse.s, refrigerators,
cooking ranges, builtin wardrobes, etc. or br
services charges? lf so, givs detaib

N, A.

,o Give details of the water and electdcity charges,
lf any, to be bome by the owner

N, A.

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

N,A

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

N,A

')a 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
tenant?

N.A

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

lnformation not available

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

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 relatino to the control

a:.1

{
Since 1989

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 9O0 | : 20I5 Certified Compony

Names of tenants/ lessees/ licensees,
etc

N,A,

N, A,
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PART II. VALUATION

GENERAL:

Under the instruction ol Cosmos Bank, Dombivali (E6t) Brancn b assess fair market value as on 18.05.2024 for

Residential Flat No. 2103, 21s1 Foor, Building No. 18, 'Rumual Gardom Pha36 2 Building No. 18 - 23", Bhadra

Nagar, Usarghar Betwade Road, Village - Gharivali, Usarghar, Dombivli (East), Taluka - Kalyan, District - Thane,

PIN Code - 421 2Ol, State - Maharashtra, Country - lndia belongs to [llr. Ranjeet Goma Thakur

We are in receipt of the followinq documents:

LOCATION

Since 1989

o

{r

of rent?

SATES

38 Give instances o, sales of immovable property

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

As per sub registrar of assurance records

10 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.

40 lf sale instances are not available or not relied

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

cosr 0F co,vsrRucr/o,v

41 Year of commencement of conslruction and
year of completion

Year ol Completion - 2024 (As per Occupancy
Certificate)

42 What was the method of construclion, by
contracUBy employing Labour direclly/ both?

N, A,

43 For items of work done on contrac{, produce

mpies of agreements

N,A

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

N, A.

Remark:

1 Copy of Agreement {or Sale dated 15.07.2020 bet\iireen Runwal Reskency Private Limited (The

Promoters) & Mr. Ranjeet Goma Thakur (The Allottee).

2 Copy of RERA Registration Ce mcate No. P51700024154 Dated 23,01.2020 issued by Maharashtra

Real Estate Regulatory Authority. (Downloaded from RERA).

3 Copy of Commencement Certificate No. SROT / Growth Centre / 2401 / BP / ITP - Usarghar -

Gharivali - Sagaon - 01 /Site-A/Vol - XVI 1782 12020 Dated 14.10.2020 tssued by lt/umbai

Metropolitan Region Development Authority (Downloaded from RERA).

Copy of Occupancy Certificate No. SROT / Growth Centre /2401 / BP / ITP - Usarghar - Gharivali -01 /

OC B. No. 18, 19, 20 & 21 / Vol - 47 I 2024 Dated 18.03.2024 issued by Mumbai Metropolitan Region

0evelopment Authonty.

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 9001 : 2015 Certified Compony
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The said building is located at Survey No. 411, 412, 413,414, 415, 416, 419, 4110, 4111,511,512,5/3, 5/4, 5/5, 5/6, 6/1,

6t2,6t3,7t1,7 t2A,7128,7 t2C,713A,7t38, U1,8t2,8/3, 8/4, 8/s, 8/6, 87, 8/8, U9,9t1, Stz,9/3, 9/4, 9/5, 9/6, 9/7,

9/8, 10, 11, 1211,1212, 1A3,1214, 1215, 1216, 1A1,1A8, 1215, 12110 &Olhersof Village-Gharivali &4411 to

44112, 4511 & other of Village - Usarghar, Dombivli (East), Taluka - Kalyan, District - Thane. The property falls in

Residential Zone. lt is at a travelling distance 6.2 KM. from Dombivli railway station.

BUILDING:

The building under reierence is having Stilt + 23,t Upper Floors. lt is a R.C.C. Framed Structure with I' thick

extemal walls and 6" thick intemal brick walls. The walls are having sand faced plaster {rom outside. The building

extemal condition is good. The building is used for residential purpose. Building is having 2lifls.

@!ds!!d!b!:
The residential flat under reference is situated on the 21d Floor. lt consisls ol Living Room + 1.5 Bedroom +

Kitchsn + 2 Toilets + Pass4e + Dry Balcony (i.e. 1.5 BHK + 2 Toilet3). The residential flat is finished with Vilrified

tiles flooring, Teak wood door frame with ffnsh shutters door, Porder Coated Aluminum sliding windows,

Concealed electrilication & plumbing etc.

Valuation as on lSs ttlav 2024

The Total Carpet Ares ot the Residential Flat 504.00 Sq. Ft.

Deduct DeDreciation:

(Area of property x market rate ol developed land & Residential premis€s as on 2023 - 24 published in The lndian
Valuer's Directory and Reference Book for purpose of valuation. - Deprsciation)

Since 1989

6

{

Year of Construction of the building 2024 (As pr Octupancy Certifrcate)

Expected total life of building 60 Years

Age of the building as on 2024 New Construction

Cost of Construction 554.00 x 2,8@,00 = t 1 5,51,200.00

Depreciation N.A., as the property age is below 5 years

Amount of depreciation Nil

Guideline rate obtained from the Stamp Duty Ready

Reckoner for new property

t 73,485.00 per Sq. M.

i.e., { 6,827.00 per Sq, Ft.

Prevailing market rate t '1,l,500.00 per Sq. Ft.

Value of property as on 18.05.2024 504.00 Sq. Ft. X ( 1'1,500.00 = t 57,96,000.00

The Value of the property t 57,96,000.00

The realizable value of the property r 52,16,400.00

Distress value o, the property r 46,36,800.00

lnsurable value of the property (554.00 X 2,800.00) r 15,51,200.00

VASTUKALA An ISO 9OOl : 2015 Certitled Compony

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Report Prepared For: Cosmos Bank / oombrvali (East) Branch / Mr. Ranjeel Goma Thakur (0082142306384) Page I of 16

Guideline value o, the property (554.00 X 6,827.00) t 37,82,'t58.00

Taking into consideration above said facts, we can evaluate lhe value of Valuation Rsport of Resid€ntial Flat No.

2103,21"1 Foor, Building No, 18, "Runwal Gardenc Phage 2 Building No. 18 . 23", Bhadra Nagar, Usarghar

Betwade Road, Village - Gharivali, Usarghar, Dombivli (East), Taluka - Kalyan, District - Thane, PIN Code - 421

204, State - l\4aharashtn, Country - India for this particular purpose at t 57,96,000.00 (Rupeer Fifty Seven

Lakh Ninety Six Thourand Only) as on l8o ltlay 202tt.

NOTES

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

market value of lhe property as on 18o tlay 2ll2{ la t t,96,000.00 (Rupeeo Fifty Seven Lakh Nlndy

Six Thourand Only) Value varies with time and purposs and hen6€ lhis valus should not be refened for

any purpose other than mentioned in this report.

This valualion is done on he basis of information, whi$ tlE valuer has obtajned by inbmalion provided

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

sunounding area, and further subject to doorment as mentbned in valuation report.

This valuer should not be held responsible br authenMion of documents, clear title and other such

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

PART III. DECL/'RATION

I hereby declare lhat

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

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

Since 1989

2

3

o

{ Vostukolo Consultonts (l) Pvt. Ltd
VASTUXALA An ISO 900 I : 20 I 5 C€rlified Compony
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ANNEXURE TO FORIii 0.1

Trhnical detalb Maln Bulldlng
1 No. ol floors and height ol each floor Stilt + 23d Upper Floors

2 Plinth area floor wise as per lS 3361J966 N.A. as the said poperty is a Residential Flat
siluated on 2'1si Floor

3 Year of construction 2024 (As per Occupancy Certificate)

4 Estimated future life 60 Years Subject to prop€r, preventive periodic

maintenancr & structural repairs
5 Type of construction- load bearing

walls/RCC frame/ steel frame
R.C.C. Framed Shucture

6 Type of foundations R.C.C. Foundation

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

8 Partitions 6' thic* brick wall
o Doors and Windows Teak wood door frame with flush shuttec door,

Powder Coated Aluminium slidinq wndows
10 Flooring Vitrifi ed tiles flooring

11 Finishing Cement plastering with P0P finishing

12 Roofing and tenacing R.C.C. Slab

Special architectural or decorative {eaturcs,
il any

No

14 (D

(iD

lnternal wiring - surface or
mnduit
Class of fittings: Superior/
Ordi Poor

15 Sanita installations

As per Requirement

to Class offrttings: Superior colored / superior
white/ordinary.

Ordinary

Compound wall
Height and lengh
Type of construction

Yes

18 No. of lifts and capacity 2Lift
to Underground sump - capacity and type o{

construction
R.C.C tank

20 Over-head tank
Location, capacity
Type of mnstruction

R.C.C tank on terrace

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

Roads and paving within tha clmpound
approximate area and type of pavinq

Cement concrgte in op€n spacos, etc.

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

and capacity

Connected to Municipal Sewerage System

Since 1989

{ Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 9O0 I : 20 I 5 Certified Compony

13

Concealed electrifi cation

Concealed plumbing

No.

No. of basins

No. of urinals

ao
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Site u/r

+ rt"
I
,

7
""'"+:*rtilaf

Latitude Lonqitude. 19"11'00.1"N 73"05'02.7"E
Note: The Blue line shows the route to site fom nearest railway station (Dombivli - 6.2 KM.)

Since 1989I7 Vostukolo Consultonts (l) Pvt. Ltd.

Route Map of the property
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.€> Departrient of Reaistration and starnp
cow€.nment of |r.hrrastit.t

+i<uft q €<i-€ Bqrrr
-&sErarg {Ifg{

Arr.rual Statern6., oi Alrt** v.r, z,o
( nrIqFfEEr q{ q?r6 3{rq-s 2.o )

v.&.troa oer.t rrd I t u-' x..o.r

lrt rrk ltr,ttlnlr rG. lEt !a(nn rlF (..,

ilulti-Storisd buildino wih Lift
For residential premises / mmmercial unit / offce on abow floor in multistoried building, the rate mentioned in the
ready reckoner will be increased as under:

Table - 0: Deoreciation Percefltaoe Table

Since 1989

o

{

Stamp Duty Ready Reckoner Market Value Rate for Flat 63,900.00

lncrease by 15% on Flat Located on 21st Floor 9,585.00

Stamp Duty Ready Reckoner ll.rl(et Vrlu. R.te (Afier lncrel3r)
(A)

73,/l85.00 Sq.

Mtr

6,827.00 Sq. Ft.

Location of Flat, Commerciel Unit in
the buildinq

Rate

a) 0n Ground to 4 Floors No increase for all floors ftom gmund to 4 floors

b) 5 Floors to 10 Floors lncrease by 5% on unib located behrteen 5 to 10 floors

c) 11 Flooa to 20 Floons Increase by 1O16 on units located beh,teen 11 to 20 ffoors

d) 2'l Floors to 30 Floors lncrease by 1570 on uniB located between 21 to 30 floors

e) 3'1 Floors and above lncrease by 20% on units located on 31 and above floors

Completed Age of
Building in Years

Value in percent after depreciation

R.C.C. Skucture / other Pukka Sfucture C6!ed Building, Haff or Semi - Pukka
Struc{ure & Kaccha Structure.

0 to 2 Years 100% 100%

Above2&upto5Years 950/a 95%

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

depreciation is to be considered. Hov/ever

maximum deduction available as per this

shall be 7070 of Markel Value rate

Affer initial 5 year for every year 1.5%

depreciation is to be considered. Ho\,€ver
maximum deduction available as per this

shall be 85% of Market Value rate

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9OO I : 20 I 5 Certilied Cornpony

Readv Reckoner Rate
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Price Indicators
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Sales lnstance

= 
1-:=::

. a-'r;-- -'1-=.: an==- .-_ r-

:::; -F? . -.--,:-:-i-. - -: ,-::: ::-: -- ;-:--=
: --=r==-: ",- lr-- ,=-:- -=- ; ; -:;;1-1=';- ;1= ;-==.:- '

::=:-az=:-:-t-,===

;"---
;-ri

-;.z.:i

t.:

= =Z:- tir aa!

- a-r-a-ia- ;a- -.-

I wihin he limils ot cny Mwrripol Co,pordion or ony Contoryneot oreo onnered lo it

,ttfii tm, n-${s{

o

{
VASTUKALA

Since 1989

An ISO 9001 : 2015 Cerlified Compony

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Roport PrspaEd For: Cosnos Bank / Domtivali (East) Brand / Mr. Rani€€t Goma Ihakur (0082142306384) Pag€ 1 5 of 1 6

OEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Fslr Market Value of the property under reference as on 18s ilay 2021.

The term Value is defined as

'The mast probable pice, as ol a specified d e, in cxh, tems equivdent to cash, ot in d1q precisely rcvealed

terms for which the sr€rified Nopeily dghts would soll aftet reason*le eyeoswe in a @npditive marl<d undet dl

conditions roguisfe to a fair sale, with the furyer and sall€f each ading prudenUy lrtowledgeably iltd fu sdl

inlerest assuming lh at neithet is under undue duress'.

Fufldamenlal assumptions and conditions presumed in this dsfnition are:

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

2. Buyer and seller ate well informed and are acling prudently.

3. The property is exposed for a rcasonable time on the opon ma*et

4. Paymenl is made in cash or equivalent or in specified financing torns.

UIDER LNilG ASST'XPTETS

1 . We assume no responsibility br mattem of legd rdre afhctirg 0e poperly appnaised or the tiue
thereto, nor do we cnder our opinion as to th€ tite, whidl b as$med to be good and ma*etable.

2. Ths property is valued as though under Esponsible orm€chip.

3. lt is assumed hat ths poprty is froe of [,ans ad eflormbrarG.

4. lt is assumed that thele are no hidden or unapparent conditions of the subsoil or structure hat rvould

render il more or less valuabla. No Espomit*lity b assumed for such conditions or for engine€ring that
might be required to discover such fac{ors.

5. There is no direcu indilecl interest in the prope{ vahred.

The rates for valuation of the pmperty are in accordance with the Govt. appmved rates and prevailing
market rates.

Since 1989
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DECLARATION OF PROFESSIONAL FEES CHARGEO

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 be charged on the percentage of assessed value then, with

the full knowledge of the AND/0R end user, it is being charged actordingly.

VALUATION OF THE PROPERTY PREMISES

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

available with reference to the development of neighborhood and method sebcted {or valuation, we are of the opinion

that, the property premises can be assessed and valued br banking purpose as on day for t 57,96,@0.00 (Rupees

Fifty Swen Lakh Ninety Six Thourand Only).

For VASTUKALA CONSULTANIS (l) PVI. LID.

Manoj
Chalikwar
Director Auth. Sign.
Manoj B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

Cosmos Emp. No. H.0./CrediU67/2019-20
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