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VALUATION OPINION REPORT

The property bearing Residential Flat N0.4, Ground Floor, "Tanmay Co.Op Hrg. Soc. Ltd.", Ramchandra Nagar

No. 2, Vaity Wadi, ESIC Hospital Road, Village - Panchpakhadi, Thane (West), Taluka & District - Thane, PIN

Code -400 604, State - Maharashtra, Country - India belongs to.

: Open Space & Sambhaji Nagar Road
: Jayesh CHSL
: Chawl
: Sadguru Chawl

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

reference to the development of neighbortuod and method selecled br valuation, we are of the opinion that, the

property prsmis€s can be assessed and valued for bankiq purpose lor t 84,93,250.00 (Rupeer Eighty Four

Lakh Nlnety Three lhoucand Trvo Hundred Flfty Only).

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

taken into considerations while preparing this valualion report.

Hence ctrtified

For VASIUKALA CONSULTANIS (ll PW LID.

Manoj
Chalikwar

olgltally rrgned by Manoj Challkwar
Dil.n=ra.mjChalitw.(Gv.nlrk L
ConsultanB0) Pw Ltd. ou=Mqmbai.
elnaiEft .ioioYanutalaolg! (-tN
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vatuatoo Repo.t Proparcd For CGmo6 B€nk / Narpada Thare Brarclv $d. Nil6h Laxmar Tambe {8827230€,442) Psge 3 of 19

Valuation Reporl of Residential Flat No, 4, Ground Floor, "Tanmay Co-Op Hcs. Soc. Ltd.', Ram hatdra Naqa!

No, 2. Vaitv Wadi. ESIC Hosoilal Road. Villaoe - Panchpakhadi. Thane (West), Taluka & District - Thane.

PIN Code - 400 604, State - Maharashtra, Countrv - India

Form 0-l
(See Rule I D)

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

GENERAL:

1 Purpose for which the valuation is made To assess the Fair l\4arkst Value as on

23.05.2024 for Banking Purpose

2 Date of inspection 22.05.2024

3 Name of the owneri owners Shri. Nilesh Laxman Tambe.

4 lf the property is undor ioint ownership / c'o-

ownership, share of each such owner. Are the

shares undivided?

Sole ownership

5 Brief description of the property Addre$: R€sidential Flat N0. 4, Ground Floor,

'Tanmay Co-Op Hsg. Soc. Ltd.', Ramchandra

Nagar No. 2, Vaity Wadi, ESIC Hospital Road, Village

- Panchpakhadi, Thane (West), Taluka & District -
Thane, PIN Code - 400 60l, State - l/aharashtra,

Country - lndia.

Contac{ Person:

Mr. Chandrakant R. Katkade

Contact No. 98330 22224

PeBon me€fu at sito:

Mr. \4jay Rajaram Mane (Tenant)

6 Location, street, ward no Ramchandra Nagar No. 2, Vaity Wadi, ESIC Hospital

Road, Village - Panchpakhadi, Thane (West), Taluka

& District - Thane

Survey/ Plot no. of land Final Plot t.,Io.482, T.P.S, No, 1, Survey N0.313/14,

313113,31418,314t7 of Village - Panchpakhadi

ls the prop€rty situated in residential/
commercial/ mixed area/ Residential area?

Residential Area

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

l\4iddle Class

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

All the amenities are available in the vicinity

11 Means and
communication
served

proximity to surface
by which the locality is

Served by Buses, Auto and Private cars

Lr'.ND

Since 1989

aL,

{ Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 90O l : 2015 Certified Compony
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Valuaioo Reporf Preparcd For: CGmG Bank / Narpada Thero Bralcl, Shi. Nibsh Lama lanbe' le827n?freA42) Page4 of 19

Since 1989

.E

{

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

features

Carpet Area in Sq. Ft. = 381.00
Balcony Area in Sq. Ft. = 33.00
Total Carpet Area in Sq. Ft. = 414,00
(Area as per Actual Site Measurement)

Built Up Area in Sq. Ft. = 530.00
(Area as per Agreement for Sale)

IJ Roads, Streets or lanes on which the land is

abutting

Ramchandra Nagar No, 2, Vaity Wadi, ESIC Hospital

Road, Village - Panchpakhadi, Thane (West), Taluka

& District - Thane

lf freehold or leasehold land Freehold

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

of lease, date of mmmencemenl and

termination of base and terms of renewal of
lease.

(i) lnitial Premium

(ii) Ground Rent payable p€r annum

(iii) Uneamed incremed payable to the

Lessor in the evenl ol sale or transfer

16 ls there any restriction coveflant in regard to
use of land? lf so attact a copy of the
covenant.

As per documents

17 Are there any agreements of easements? lf
so attach 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 ol

Govemment or any statutory body? lf so give

Parliculars.

lnformation not available

19 Has any mntnbution been made towar*
development or is any demand for sudt
contribution still outstanding.

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

22 Attach plans and elevations of all structures

standing on the land and a lay{ut plan.

lnformation not available

Furnish 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?

Tenant occupied - Vijay Ralaram l\,lane

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

occupation

Fully Tenant occupied

VASTUKALA An ISO 9001 :2015 Certilied Compony

14

N, A,

Vostukolo Consultonts (l) h/t. Ltd.



Valualidr Reporl Prcparod For C6m6 Bsll / Naupada Th € Branch/ Shri. Nil€6h Laxmar Tamb€ (83272306442) Page 5 of 19

Since 1989

@

{

What is the Floor Space lndex permissible

and Percenlage actually utilized?

Floor Space lndex permissible - As per Tlr4C norms

Perc€ntage actually utilized - Details not available

26 RE'VIS

(i) Names ol tenants/ lessees/ Iicensees,

etc
NA

(ii) Portions in their occupation N.A

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

by each

t 17,000.00 Expected rental income per monlh

(iv) Gross amount received for the whole
property

N.A

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

lnformation not available

28 ls separate amount being recovered for the
use of fixtures, like fans, geysen,
refrigerators, moking ranges, builtin
wardrobes, etc. or {or services drarges? lf
so, give details

N.A

29 Give details ol the waler and electricity
charges, lf any, to be borne by the owner

N, A,

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

N,A

3'1 lf a lift is installed, who is to bear the cct ot
maintonance and operation- owner or
tenant?

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

N. A.

JJ Who has to bear the cost of electricity
charges for lighting of common space like

entrance hall, stairs, passage, compound,
elc. owner or lenant?

N.A

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

lnformation nol available

ls the building insured? lf so, give the policy
no., amounl for which it is insured and the
annual premium

lnformation not available

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

N, A,

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

N, A,

SATES

VASTUKALA An ISO 9O0I :20I5 Certified Compony

N. A.

Vostukolo Consultonts (l) Pvt. Ltd.



Valualion Report Propared For: Cosmo6 Bank / Naupada Thane Branch/ Shd. Nibsh Laxmal Tsmb€ (€f272306442) Page 6 of 19

PART II. VALUATIOT,I

GENERAL:

Under the instruction of Cosmos Bank, Naupada Thane Branch to assess fair market value as on 23.05.20241or

Residential Flal N0.4, Ground Floor, "Tanmay CoOp Hrg. Soc. Lld.', Ramchandra Nagar No. 2, Vaity Wadi,

ESIC Hospital Road, Village - Panchpakhadi, Thane (West), Taluka & District - Thane, PIN Code - 400 604, State

- Maharashtra, Country - lndia belongs to Shri. Nilelh Lsxman Tambe.

We are in receipt of the following documents:

1 Copy ol Agreement for Sale daled 12.07.2012 between Mrs. Namarata Subhash Ramane (The

Transferor)and Shn, Nilesh Laxman Tambe (The Transferees).

2 Copy of Occupancy Cenmcale No. V.P. 07 / 202 / TMC / TDD / 1279 dated 09.09.1999 issued by Thane

Municipal Corporation.

3 Copy of Previous Valuation Report dated 22.12.2022

LOCATION:

The said building is located at Final Plot No. 482, T,P,S, No. 1 , Survey No. 313/14, 313/13, 314/8, 314tr of Village

- Panchpakhadi, Thane (West), Taluka & District - Thane. The property falls in Residential Zone, lt is at a

travelling distance of 2.9 KM. from Thane railway slation.

Since 1989

o

fr

38 Give instances of sales ol 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 registrar of assurance records

39 Land rate adopted in this valuation N. A. as the property under consideration rs 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 arriving at the land
rate

N,A

41 Year of commencement of construclion and
year o, completion

Year of Completion - 1999 (As per occupancy
Certificate)

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

43 For items of rlork done on mnhacl, prcduc€

copies of agreements

N.A

44 For items of work done by engaging Labour

directly, give basic rates of malerials and

Labour supported by documentary proof.

N. A.

VASTUKALA An ISO 9001 : 20'15 Certified Compony

Vostukolo Consultonts (l) P!rt. Ltd.
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BUILDING:

The building under referen@ is having Ground + 3'd Upper Floor. lt is a R,C.C, Framed Structure with 9" thick

extornal walls and 6" thick internal brick walls. The walls are having sand faced plaster from outsido. The staircase

is of R,C.C, with R.C.C. kades and risers with Chequer€d tile floor finish. The building external condition is Good.

The building is used for residential purpose. Ground Floor is having 4 Residential Flats. Ln is not povided in the

building.

EldsdE!..EEt:
The residential flat under relerence is situated on the Ground Floor. lt consists of I Bedrooms + Living Room +

Kitchen +WC + Toilet + Balcony Area + Passage (i.e. l BHK+WC + Tollet). The residential flat is finished with

Ceramic flooring, Teak wood door frame with flush & safety door shutters, Powder mated Aluminum sliding

windows, Concealed electrification & plumting etc.

The Built up Area of the R$idential Flat 530.00 Sq. Ft.

Year of Construction of the building '1999 (As per Occupancy Certiflcate)

Expected total life of building 60 Years

Age of the building as on 2024 25 Years

Cost of Construction 530.00 X 2,600.00 = t 1 3,78,000.00

Depreciation {(10G10) X 25 / 60) 37.50%.

Amount of depreciation r 5,16,750.00

Guideline rate obtained from the Stamp Duty Ready

Reckoner for new property

{ 1,24,100.@ per Sq. M.

i.e. t 11,529.00 per Sq. Ft

Guideline rate obtained from the Stamp Duty Ready

Reckoner for new property (afler depreciation)

t 1,06,100.00 per Sq. M.

i.e. t 9,857,00 per Sq. Ft.

Prevai ng market rate t 17,000.00 per Sq. Ft

Value of property as on 23.05.2024 t 530.00 Sq. Ft. x t 17,000.00 = ( 90,10,000.00

(Area of property x market rate of develop€d land & Residential premises as on 2024 - 25 published in The lndian

Valuer's Directory and Reference Book for pupose of valuation. - Depreciation)

Since '1989fr

t 90,r0,000.00 . t 5,r8,750.fi) =
t 81,93,250.00

Total Value of the property t 84,93,250.00

The realizable value of the property t 76,43,925.00

Distress value of the property < 67,94,600.00

lnsurable value of the property

(530.00 Sq. Ft. x t 2,600.00)

t 13,78,000.00

Guideline value of the property

(530.00 Sq. Ft. X t 9,857.00)

t 52,24,210.00

Vostukolo Consultonts (l)Pvt. Ltd
VASTUKALA An ISO 9OOl : 2015 Certified Compony

Valuation as on 23d iilav 2024

Depreciated fair value of the property as on

23.05.2024



NOTES

Valualim Report Prepared Fori C6m6 8dlk / t{arpada Thare Brarch/ Shd. Nih6h Laxmfl Tanbo (88272!,06142) Pags I ol 19

Taking into consideration above said lacts, we can evaluate the value of Valuation Report Residential Flat N0.4,

Ground Floor,'Tanmay Co.Op Hrg. Soc. Ltd.", Ramchandra Nagar No, 2, Vaity Wadi, ESIC Hospital Road, Village

- Panchpakhadi, Thane (West), Taluka & District - Thane, PIN Code - 400 604, State - Maharashka, Country - India

for this particular purpose at I 84,93,250,00 (Rupeec Eighty Four Lakh Ninety Thrao Thousand Two Hundred

Flfty Only) as on 23d May 2024.

I, Manoj B. Chalikwar with my expenence and atrility to judgment I am of the considered opinion that the

fair market value of the property as on 23d ltlay 2024 is ( 81,93,2fl).00 (Rupoo! Eighty Four Lakh

Ninety Three Thourand Two Hundred Fifty Only). Value varies with time and purpose and hence this

value should not be refened for any purpose other than mentioned in this repod.

This valuation is done on the basis of information, whir*t tlp valuer has obtained by information provided

by the client about ths premis€s and location of Su sunourding area and also prevailing rates in the

sunounding area, and furher sutiact to dooment a mentioned in valuation Eport.

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

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

PART III- DECLARATION

I hereby declare that

(a) The infomation fumished in pa l is true and conect to the best ol my knowledge and belbf;

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

2

3

o

{r Since 1989

Vostukolo Consultonts (l) A/t, Ltd
VASTUKALA An ISO 9OOI :2015 Cedified Compony



Vstuatiql Roport Propared Fon C6mc Bart / Narpsda Thar6 Brdrdv $rd. Nil6h Lamttt Tamb€ (88272306142)

ANNEXURE TO FOR}I 0.1

Technlcal detailr Main Buildlng

Since 1989

Page 9 of 19

:

fi

I No. offloors and height of each floor Ground + 3d Upper Floor

2 Plinth area floor wise as per lS 33611966 N,A. as the said pmperty is a Residential Flat

situated on Ground Floor

3 Year of construction 1999 (As per Occupancy Certificate)

4 Estimated future life 35 Years, Subject to proper, preventive periodic

maintenance & structural repairs

5 Type of construclion- Ioad bearing

walls/RCC frame/ steel frame

R.C.C. Framed Struclure

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" thick brick wall

I Doors and Windows Teak nood door frame with flush & safety door,

Polder coated Aluminum sliding windows

10 Flooring Ceramic tiles flooring

11 Finishing Cement plastering with PoP finishing

12 Roofing and terracing R.C.C. Slab

13 Special architeclural or decoralive baturcs,
if any

Yes

14 (i)

(i0

lnternal wiring - surfacs or
c!nduit

Class of flttings: Superior/
Ordinary/ Poor,

Concealed eleclrifi cation

Concealed plumbing

15 Sanitary installations

As per Requirement

16 Class of fittings: Superior colored / superior
white/ordinary.

0rdinary

17 Compound wall

Height and length

Type of construc'tion

6'.0' High, R.C.C. c-olumn with B, B. masonry
wall

18 No. of lifts and capacity Not Provided

19 Undergmund sump - capacity and type of
construction

R.C.C tank

VASTUKALA An ISO 9O0 I : 20 I 5 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.



Valualiql R@ort Prepamd For: Ccm6 Bglt i N&rpada Ti s Brcnch/ $i. Nil6h Laman Tamb€ (8,8272306142) Pago 10 of 19

20 over-head tank

Location, capacity

Type of mnstruction

R.C.C tank on terrace

21 Pumps- no. and their horse pou/er May be provided as per requircment

22 Roads and paving within the compound

approximate area and type of paving

Cement concrete in open spaces, etc.

23 Sewage disposal - whereas mnnected to
public sewers, if septic tanks povided, no.

and capacity

Connected to l\4unicipal Sewerage System

ov
VASTUKALA

Since 1989

An ISO : 20 I 5 Certified Compony

Vostukolo Consultonts (l) Pvt. Ltd.



Valuaiion R8porl PEparBd For: C6mo6 Bank /Naupada Thane Branch/ Shri. Nll6h Laman Tambe (8327230892) Page ll of 19

Actual site photoqraphs

Since 1989

o

{ Vostukolo Consultonts (l) Pvt. Ltd
An ISO 9001 : 2015 Certified Compony
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Valuaton Roporl Pr€pared For: Co6mo6 Bank / NaJpada Tlans Branch/ Shti. Nlhsi Lqman Tambe (83272306442) Page 12 ol 19

Latitude de.19'12'05.1"N '57'43.7"E
Note: The Blue line shows the roule to site from nearest railway station (Thane - 2.9 Ki/.)

Since 1989

o
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Valualion Reporl Prepar€d For C.6mo6 Bank /Naupada Thane Branch/ Sh,i. Nilesh Laxman Tambe (83272306442) Page 13 of 19

Ready Reckoner Rate

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

Table - D: Deorecietion Percentaoe Table

Since 1989

(,t

{

(€, Department ot Reaistration and Sta'np
Gowemmsnt ot l\ratr.r rrtrt'-

ffiq€gts'frqr-r'r -.*t
A.lnual St.tement of R6tes Var. 2.O

( arqra-qFr a{ q-rqr 3rrg*l 2 o )

v-redc- ould.tr^.r I al

E=g
--- F'i .-nr;E; ^fu

',1..5.fr',Efulftff-l-fti-.ir.'
t r'7.€' tr .G iffi <d' ffi .fr -rat tu --f, llE --.

,rrl.,oe .ir.i ro rfr i+ifr "i- +fr.r. rii6 tr!!+ !*
t*l'€{rt.,.j*,!+r*'?!.

f,a*tlEdfi**tiffi

Stamp Duty Ready Reckoner l\rartet Value Rate for Flat 1,24,100.00

No Reduced, Flat Located on Ground Floor

Stamp outy Ready Reckoner [tla*et Value Rate (After Reduced) (A] ,l24,100.00 Sq. Mtr. 't1,529.00 Sq. Ft.

Stamp Duty Ready Reckoner lllarket Value Rate for Land (8) 52,'100.00

The difference bet\,\,een land rate and buildirE rate (A - B = C) 72,000.00

Depreciation Percentage as per table (D) [100% - 25%l
(Aoe of the Buildino - 25 Years)

7iYo

Rate to be adopted after considering depreciation [B + (C x D)l 1,06,100.00 Sq. i,lttr. 9,857.00 Sq. Ft.

Rate to be adopted
a) Ground Floor / Stilt / Floor 100yo

b) First Floor 95%

c) Second Floor 90o/o

d) Third Floor 85%

e) Fourth Floor and above 80%

Completed Age of
Building in Years

Value in percent after depreciation

R.C.C. Struc{ure / other Pukka Struclure

0 to 2 Years 100%
Above2&upto5Years 95% 9s%
Above 5 Years After initial 5 year for every year 10/o

depreciation is to be considered. Ho\,tever
maximum deduction available as per this
shall be 70Yo of Market Value rate

Afrer initial 5 year for every year 1.5%

depcciation is to be considered. However
maximum deduction available as per this
shall be 85% of Market Value rate

VASTUKALA An ISO 9001 : 20'15 Certified Compony

Floor on vYhich flat is Located

Cessed Bullding, Half or Semi- Pukka
Structuro E Kaccha Struclure.

100%

Vostukolo Consultonts (l) P!rt. Ltd.
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DEFIT{ITIOi{ OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Fair iihrket Valuo of the property under reference as on 23d May 2021.

The term Value is defined as

"The nost probable price, as of a specified ddte, in cash, tems quivalent to cash, ot in othq prectsely revealed

terms for which the specified propefty nghfs would se/l al?er rcas uable exposwe in a competitive market under all

conditions requisite to a fair sale, with the buya and sdlot each &ting prudently knowweawy and for sell

intercst assuming that ndher is under undue duress'.

Fundamental assumptions and conditions prosumed in this definition ate:

1. Buyer and seller are motivated by s€lf-interest.

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

3. The property is expsed for a masonable time on the open ma*eil.

4. Paymenl is made in cash or equivahnt or in specified ftnancing t6rms.

UI{DER LYIiIG ASS'TPflOTIS

1, We assume no responsibility for matters of kgal naturc dec{ing the property appraised or the title
therelo, nor do we render our opinion as to the t'ue, which b assumed to be good and marketable.

2. The property is valued as though under respnsible ovauship.

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

It is assumed that there are no hidden or un@arsnt mnditions of the subsoil or struclure that would

render it more or less valuable. No responsiUlity b assumed for such conditions or for engineenng that

might be required to discover such factors.

There is no direcl/ indirect inlerest in he propedy valued.

The rates for valuation of the property are in accordance ,/Yith the Govt approved rates and prcvailing

market rates.
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DECLARATION OF PROFESSIOT{AL FEES CHARGED

P89e 19 of 19

We hereby declare that, our professional fees are not ontingent upon the valuation findings. How€ver, 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/OR end user, it is being charged accordingly,

VALUATION OF THE PROPERTY PREMISES

Considering various parameters recorded herein above, existing economic scenano, and the information that is

available with reference 10 the development ol neighbourhood and method selected for valuation, we are of the

opinion that, the property premises can b€ assessed and valued for banking purpose as on day for { 84,93,250.fi)

(Rupees Eighty Four Lakh Ninety Three Thousand Two Hundred Fifty Only).

FOT VASTUKALA CON SULIANTS III PW LTD
O,gitally signed by\6noj Chalikwar

Manoj
Chalikwar

DN: <n=Manoj Chalikwar,
o=Yastukah Consuhants (D A/t l-td.,

enBll-marci€hrd5tuk la.org cJt{
Dare: 2024.05.24 1&30.41 r{5'3{}

\"^\
Direclor
Manoj B. Chalikwar
Registsred Valuer

Chartered Engineer (lndia)

Reg. No, CATI-F-1763

Auth. Sign.
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