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Valuation Report of the lmmovable Property

Details of the p under consideration:

Name of Owner: ilr. Bijesh Bharkara Menon & Mrs. Deepa Bijesh Menon

Residentral Flat No. 33, 3d Floor, Building No. C - 29, "Vaant Jai Jui Co - Op. H!9. Soc. Ltd.", Vasanl

Vihar Complex, Village - lrlajiwade, Pokhran Road No. 2, Thane (West), Taluka & Diskict - Thane,

PIN Code - 400 610, State - Maharashtc, Country - lndia.

Valuation Done 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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Dat€:25.05.2024

VALUATION OPINION REPORT

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

referenc€ to the development of neighborhood and method seleded br valuation, we are of the opinion that, the

property premises can b€ assessed and valusd br bankirp purpose for t 1,13,85,090.00 (Rupees One Crore

Thirteen Lakh Eighty Five Thourand l{inety Only}.

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

taken into consideralions while preparing this valuation repod.

Hence certified

For VASTUKALA CONSULTANIS (l) PW, LID.

Manoj
Chalikwar
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Drreclor
Manoj B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

Encl: Valuation report in Form - 0'l
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VASTUKALA

The property bearing Residential Flat No. 33, 3d Floor, Building No. C - 29, "Vasant Jal Jui Co . Op. Hsg. Soc.

Ltd.", Vasant Vihar Complex, Village - Majiwade, Pokhran Road No. 2, Thane (West), Taluka & District - Thane,

PIN Code - 400 610, State - Maharashtra, Country - lndia belongs to Mr, Bljeth Bharkara Menon &

tlr3. Deepa Bij6h enon.
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Residantial Flat No. 33. 3d Floor. Buildino No. C - 29. "Vesant iei Jui Co - OD. Hso. Soc. Ltd. ". Vasant Vihar

Crlrnolex. Villaoe - Maiiwade. Pokhran Road No. 2. Thane (Wes , Taluka & Districl - Thate.
PIN C,ode - 400 610. State - Maharashtra. Countrv - lndia.

Form 0-l
(See Rule 8 D)

REPORT OF VALUATION OF IMMOVABLE PROPERIY (OTHER THAN AGRICULTURAL LANDS, PLANTATIONS,
FORESTS, MINES AND OUARRIES)

GENERAL:

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

25.05.2024 for Banking Purpose

2 Date of insp€ction 22.05.2024

3 Name of the owner/ owners Mr. Bijesh Bhaskara Menon &

Mrs. Deepa Bijesh Menon

4 lf the properly is under joint ownership / co-

ownership, share of each suct owner. Are the

shares undivided?

Joint Ornership

Details of ownership share is not available

5 Brief description of the property

Contact Peraon :

Mr. Deepak (Owne/s Representative)

Conract No. 8369937149

6 Location, street, ward no Vasant Vihar Complex, Village - Majiwade,
Pokhran Road No. 2, Thane (West)

Survey/ Plot no. of land Survey No. 166, Hissa No. 2 (Pt), Survey No. 169,
Hissa No, I (Pt), Survey No. 170, Hissa No. 13 (Pt)
and 7 (ft), Survey No. 171, Hissa No. 1 (ft) and
others o{ Village - Majiwade

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

Residential Area

o Classiflcation of locality-high class/ middle
class/poor class

Middle Class

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

All the amenities are available in the vicinity

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

Served by Buses, Taxies, Auto and Private cars

IJA'ND

12 Area of Unit supported by documentary proof
Shape, dimension and physical features

Since 1989
{ Vostukolo Consultonts (t) h/t. Ltd.

VASTUKALA An ISO 900 1 : 201 5 Certified Compony

Mdres: Residential Flat No, 33, 3Id Floor,

Building l\lo. C - 29, "Vasant Jai Jui Co . Op.

Hrg. Soc Lld.", Vasant Vihar Complex, Village -
Majiwade, Pokhran Road No. 2, Thana (West),

Taluka & District - Thane, PIN Code - 400 610,

State - Maharashtra, Counlry - lndia,

11

Carpet Area in Sq. Ft. = 656,00
Balcony Area rn Sq. Ft, = 37.@
Total Carpet Area in Sq, Ft. = 693.00
(Area as per Actual Site Measurement)



Valualion R€porl Pr€parod For Cosmos Eank / Naupada Thare Eranch / Mr. Bijesh thaskara Menon (8319i2306466) Page4of20

Since 1989

o

{

Carpot Area in Sq. Ft. = 654.00
(Area as per Agreement for sale)

Built Up Area in Sq. Ft. = 785,00
(Carpet Area as per Aqreement + 20%)

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

abutting

Vasant Vihar Complex, Village - Majiwade,
Pokhran Road No, 2, Thane (West)

14 lf freehold or leasehold land Free hold

15 lf leasehold, the name of Lessor/lessee, nature of
lease, date of commencement and termination of
lease and tems 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

N.A

'16 ls there any restriction @venant in regard to
use of land? lf so, attach a copy ot the

covenant,

As per documents

17 Are there any agreements of easem€nb? lf so,

attach a mpy of the covenant

loformalion nol available

18 Does the land fall in an area included in any Tovfi
Planning Scheme or any Development Plan 01

Govemment or any stalutory body? lf so, give

Particu lars.

lnfomation not available

19 Has any contributron been made lotvards

development or is any demand for swh
contribution still outstanding?

lnformation not available

20 Has the whole or part of the land been not'fied

for acquisitron by govemment or any statutory

body? Give date of the notification.

No

21 Attach a dimensioned site plan N,A,

IMPROVEMEI'ITS

22 Attach plans and elevations of all structures

standing on the Iand 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 building owner occupied/ tenanted/ both? Owner Occupied

lf the property owner occupied, specify portion

and extent of area under owner-occupation

Fully Owner Occupied

t5 What is the Floor Space lndex permissible and

Percentage actually utilized?

Floor Space lndex permissible - As per TMC norms

Percentage actually utilized - Details not

available

Vostukolo Consultonts (l) P!'t. Ltd.
VASTUXALA An ISO 900'l : 2015 certified ComPonY
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26 REi/rs

(0 Names of tsnants/ lessees/ licensees,
etc

N,A

(iD Portions in their occupetion T 24,000.00 Expected renlal income per month

(iii) Monthly or annual rent
/compensation/licens€ lee, etc. paid by
each

N.A

(iv) Gross amount received for the whole
prop€rty

Details not provided

Are any of the occupants related to, or close lo
business associales of the owner?

lnformation not available

28 ls separate amount being recovered for the use
of fixtures, like fans, geysers, refrigerators,
cooking ranges, built-in wardrobes, elc. or for
servbes charges? lf so, give details

29 Give details of the water and elec{ricity 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

3'1 lf a lift is inslalled, who is to bear the cost of
maintenance and operation- owner or tenan0

N, A.

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

N. A.

33 Who has to bear tt€ cost of ebctricily dErges
for lighting of common space like entranco hall,
stain, passage, clmpound, etc. own$ or
tenant?

N. A.

u What is the amount of property tax? Who is to
bear il? 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 premium

lnformation not avatlable

36 ls any dispute between lardlord and tenant
regarding rent pending in a murt 0f rent?

N, A.

37 Has any standard rent b€en fixed for the
premises under any law relating to the control
of rent?

N, A.

SATES

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

As per sub registrar of assurance records

?o Land rate adopted in this valuation N. A. as the property under mnsideration is a
Residential Flat in a building. The rate is
considered as composite rate.

@

{
Since 1989

VASTUKALA An ISO 9OO'l : 20]5 Certified Compony

N. A.

N, A,

Vostukolo Consultonts (t) Pvt. Ltd.



Valualiql Repo( Proparcd For C6mc Eark / Narpada nale Brarch / Mr. Bijesh Bhaskara lvl€no.1 {88192306466) Pago 6 of 20

PART II.VALUATION

GENERAL:

Under the instruction of Cosmos Bank, Naupada Thane Branch to assess fair market value as on 25.05.2024 for

Residential Flat No. 33, 3d Floor, Building No. C - 29, "Vasant Jai Jui Co - Op. Hsg. Soc. Ltd.", Vasant Vihar

Complex, Village - Majiwade, Pokhran Road No. 2, Thane (West), Taluka & Diskict - Thane, PIN Code - 400 610,

State - Maharashtra, Country - lndia belongs to IUlr. Biie.h Bhaskara llenon & Mrs. Deepa Bijesh Menon.

We are in receiot of the followinq documentq

LOCATION:

The said building is located at Survey No. 166, Hissa No.2 (pt), Survey No. 169, Hissa No, I (Pt), Survey No, 170,

Hissa No. 13 (pt) and 7 (pt), Survey No, 17'1, Hissa No. I (pt) and others of Village - Majiwade, Thane. The

property falls in Residential Zone. lt is at a travelling distance 5.5 Km. from Thane railway station.

BUILDING:

The building under reference is having Ground + 4h Upper Floors. lt is a R.C.C. Framed Structure with 9" thick

extemal walls and 6' thick intemal brick walls. The walls are having sand faced plastel from outside, The staircase

is of R,C.C. with R.C.C. trades and risers with chequersd tile floor finish. The building external condition is normal.

The building is used for residential purpose. 3d Floor is having 4 Residential Flat. The building is not having lift.

Since '1989

{

40 lf sale instances are not available or not relied
up on, the basis of arriving at the land rate

N.A

cosr oF co,vsrRucrorv

41 Year of commsncement of mnstruction and
year of mmpletion

Year of Completion - 1990 (As per Occupancy
Cerlificate)

42 What was the method of construction, by

contracuBy employing Labour directly/ both?
N,A

43 For items of work done on @ntract, prcduce

copies of agreements

N, A,

44 For items of vrork done by engagirE Labour
directly, give basic rates of materials and

Labour supported by documentary poof.

N,A

Remark:

1 Copy Agreement for Sale dated 09,08.2007 between Mr. Poreyana Poovaiah Ramaiah (the Transferor)

and Mr, Bijesh Bhaskara Menon & Mrs. Deepa Bijesh Menon (the Transferees).

2 Copy of Commencement Certificate Dated 21.04.1972 issued by Thane Municipal Corporation, Thane

3 Copy of Occupancy Certificate No. V. P. 84 / 153 Dated 24.M.1990 issued by Thane Municipal

Corporation, Thane.

4 Copy of Previous valuation report dated 2212.n22.

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUXALA An ISO 9001 :2015 Certified ComPonY
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The Carpet Area of the Residential Flat 554.00 Sq. Ft.

Deducl Depreciation:

Year of Construction of the building 1990 (As per Occupancy Certificate)

Expected total life of building 60 Years

Age of the building as on 2024 34 years

Cost of Construclion 785.00Sq. Ft. Xt 2,600.00={ 20,41,000.00

51.000/6

Amount of depreciation ( 10,40,910.00

Guideline rate oblained fom the Stamp Duty Ready

Reckoner for new property

t '1,22,825.00 per Sq. M.

i.e. t '1,|,411.00 per Sq. Ft

Guideline rate obtained from the Stamp Duty Ready

Reckoner lor new property (after defeciate)
t 1,00,173.00perSq. M,

i.e. t 9,306.00 per Sq. Ft.

Prevailing market rate t 19,000.00 per Sq. Ft.

Value of property as on 25.05.2024 654.00 Sq. Ft. xt 19,000.00: t 1,24,26,000.00

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

Depreciated tair value of the property as on

25.05.2024

t r,21,26,000.00 . T 'r0,4(),910.00 =
t 1,13,85,090.00

{ 1,13,85,090.00

The Realizable value of the property t 1,02,46,581.00

Distress value of the property t 91,08,072.00

lnsurable value of the property (785.00 X 2,600.00) { 20,4r,000.00

Guideline value of the property (785.00 X 9,306.00) t 73,05,210.00

Taking into consideration above said facts, we can evaluate the value of Valuation Report of Residential Flat No. 33,

3d Floor, Building No, C - 29, "Vasant Jai Jui Co . Op. Hsg. Soc. Ltd.,,, Vasant Vihar Complex, Village - Majiwade,

Pokhran Road No, 2, Thane (west), Taluka & District - Thane, PIN code - 400 610, state - Maharashtra, country -
lndia for this particular purpose at I 1,13,85,090.00 (Rupees one crore Thirteen Lakh Eighty Five Thou3and

Ninsty Only). as on 2$h May 2024.

Since 1989

@

fr
VASTUKALA An ISO 9OO I : 20 I 5 Certified Compony

Recidential Flat:

The residentialflat under reference is situated on the 3d Floor. lt consists of 2 Bedroom + Living Room + Dinning +

Kitchen + Bath + W,C. + Passage + Balcony (1.e.2 BHK with Bath + WC). The residential flat is finished with

Vitrified flooring, Teak wood door frame with flush shutters with safety door, Powder Coated Aluminum sliding

windows & Concealed electrification & Concealed plumbing.

Valuation as on 25t Mav 2024

Depreciation {(10G10) X 34 / 60}

Total Value of the property

Vostukolo Consultonts (l) Pvt. Ltd.
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NOTES

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

fair market value of lhe property as on 2$i May 2024 lg t 1,13,85,090.00 (Rupaes One Crore Thirteen

Lakh Eighty Five Thousand Ninsty 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, whictr the valuer has obtained by information provided

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

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

This valuer should not be held responsible for aulhentication of documents, cl€ar title and othsr such

related mattec. For that purpose lltsst Legal Opinion should be sowht.

PART III- DECL,.RATION

I hereby declare that

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

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

Since 1989

2.

3.

@

{r
VASTUKALA An ISO 90Ol :2015 Certified ComPonY

Vostukolo Consultonts (l) Pvt. Ltd.
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AT{NEXURE TO FORM (}.I

Technical detailr Main Building

Since 1989

@

fr

1 No. of floors and height of each tloor Ground + 4h Upper Floors

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

situated on 3,n Floor

3 Year of construction 1990 (As per Occupancy Certificate)

Estimated future life 26 Years Sublect to pmper, preventive periodic

maintenance & structural rspairs

5 Type of construction- load bearing

walls/RCC frame/ steel frame

R.C.C. Framed Structure

t) R.C.C. Foundation

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

are 6' thick.

I Partitions 6" thick brick wall

I Doors and Windows Teak wood door frame with flush shutters wilh

safety wooden door

10 Flooring Vilrified tiles flooring

11 Finishing Cement plaslering with POP finishing

12 Roofing and tenacing R C.C. Slab

11 Special architectural or decorative foalures,

if any

Yes

14 (i)

(iD

lnternal wiring - surface or
mnduit

Class of fitlings: Superior/
Ordinary/ Poor.

Concealed eleclrifi catron

Concealed plumbing

15 Sanitary installations

As per Requirement

16 Class of fittings: Superior colored / superior

white/ordinary.

Ordinary

17 Compound wall

Height and length

Type of construction

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

wall

'18 No. of lifts and capactty No Lift

VASTUKALA An ISO 9O0l : 2015 Certified Compony

4

Type of foundations

Vostukolo Consultonts (t) Pvt. Ltd.



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 terrace

tl Pumps- no. and therr horse power May be provided as per requirement

22 Roads and paving within the compound

approximate area and type of paving

Chequred tiles in open spaces, etc.

23 Sewage disposal - whereas mnnected to

public sewers, if septic tanks pmvided,

no. and capacity

Connocted to Municipal Sewenge System

Valuadofl Report PrsparEd For: Cosmoo gank / Naupada Tlane Branch / lMr Bijesh Bhas*ara M6non (8819/230e(66) Page 10 of20
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Vostukolo Consultonts (l) Pvt. Ltd.
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r#t

o

{
Since 1989

Vostukolo Consultonts (l) P\rt. Ltd
VASTUKALA An ISO 9001 : 2015 Certified Compony

Actual site photoqraphs
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Site u/r

Latitude Lonqitude - 1 13',37.4',N 72"58'01.3"E
Note: The Blue line shows the oute to site from nearest Eilway station (Thane - 5,5 Km.)

Since 1989
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Route Map of the propertv
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Buildinq not havinq liff
The following table gives the valuation of residential building / flal / commercial unit / office in such building on

above floor where there is no lift. Depending upon the floor, rBady r€ckoner rates will be reduced.

Table - D: Deoreciation Percentare Table

Since 1989

@

{

ffi q' E<f6 BaTr.,

( lrrsllrq<r i:rr qrr.r .'rrgifr 2,o )

.@r *(!at
Annual Stare.noni ol Rat6s Ver.2.O

Etrl

o-o-...i.-a of Ftes:istratio,r -rnd starnp
Gowernme.t 6f !4a

ts'ffiHo

Stamp Duty Ready Reckoner Market Value Rate for Flat 1,44,500.00

Reduced by 15% on FIat Located on 3d Floor 21,675.00

stemp Duty Ready Reckoner Martet Value Rate (Afrsr Reducod) (A) 1,t1,825.00 Sq. Mtr. 11,411.00 Sq. Ft.

Stamp Duty Ready Reckoner Market Value Rate for Land (B) 56,200.00

The ditference between land rate and building rate (A - B = C) 66,625.00

Depreciation Percentage as per table (D) [100% - 34"t6]

(Age of he Building - 34 Years)

66%

Rate to be adopted after considering depreciation [B + (C x D)l 1,00,173.00 Sq. iftr. 9,306.00 Sq. Ft.

Floor on which flat is Located Rate to be adopted

a) Ground Floor / Stilt / Floor

b) Fict Floor 95%

c) Second Floor 90%

d) Third Floor 85%

e) Fourth Floor and above 80%

Gompleted Age of
Building in Years

Value in psrcent after depreciation

R.C.C. Structure / other Pukka Struclure Cessed Building, Hall or Semi- Pukka
Struclure & Kaccha Stsucture.

0 to 2 Years 100% 100%

Above2&upto5Years 95% 95%

Above 5 Years After initial 5 year for every yea|l%
depreciation is to be considercd. Ho,rever

maximum deduction available as per this

shall be 7070 of Market Value rate

After initial 5 year for every year 1.50/o

depreciation is to be considered. Ho\,teveI

maximum deduction available as per this

shall be 85% of Market Value rate

Vostukolo Consultonts (l) h/t. Ltd
An ISO 9O0 I : 20 I 5 Certilied ComPonY
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Valuatm Report Preparud Fo{: Cosmo6 Bank / Naupada Thaoe Branch / Mr. Eijesh thaskara M€non (8819/2?06466) Page 19 of:0

DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Falr ilartet Value of the property under reference as on 2fi ltty 2021

The term Value is defined as

'The most prob*le pnc€, as of a specr,ied date, in cash, tems equivalent to cas,h, or in dher precisely revealed

terms for which the spacified propeny nghts swld sell after reasonille expmure in a wnpditive nad<et under dl

condrt ons /eguisrre fo a fah sale, with the buyer and seller eeh ading prudently knowledgeably dtd fot self

interest assuming th at neitl]f,r is under undue durus'.

Fundamental assumptions aM conditions presumed in this dsfinitlon are:

1. Buyer and seller are motivated by sefHnterest.

2. Buyer and seller are well irfomed and are acling prudenty.

3. The poperty is exposed for a r€mnde time on th€ opon madd.

4, Payment is mado in cash or squivalent or in specifiod finarcing brns.

ulltER LYtilc Asst tPTtolls

We assume no rcsponsibility br rnatters of legal nalure ffiing ttp popery appraised or the title
thereto, nor do we ender our opinion as lo the li0e, whict is assumed to be good and ma*etable.

The property is valued as though under rwponsibl€ ownership.

It is 6sumed that the poperty is free of liens and ercumbrances.

It is assumed that there are no hidden or unapparcnt mnditions of the subsoil or structure that would
render il more or less valuable. No responsitrility h assumed for such conditions or for engineering that
might be required to discover suci faclors.

There is no direcl/ indireci interest in the property valued.

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

Since 1989
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Valuaton Report Prepared Fori CGmG Banl / Naup€G Thane Erddr / Mr. Bljarh Bhastara Menoi (88'19230e$66) Page 20 of m

DECLARATION OF PROFESSIONAL FEES CHARGED

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 ol assessed value then, with

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

VALUATION OF THE PROPERTY PREIIIISES

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

available with reference to the development ol 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,'13,85,090.00 (Rupoeg

One Crore Thirteen Lakh Eighty Five Thourand Ninety Only).

For VASIUKALA CONSULTANIS (l) PVI. LTD.

Manoj
Chalikwar
Direclor
Manoj B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

Since 1989
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