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VALUATION OPINION REPORT

The property bearing Residential FIat No, 603, 6h Floor, Building No. A-1, "Fenkin Belleza", Kasarvadavali, Opp.

Hypercity l\4all, Ghodbunder Road, Village - Owale, Thane (West), Taluka & District - Thane, PIN Code - 400

615, State - Maharashtra, Country - lndia belongs to ilrg. Archana Chandrakant Katkade & Mr. Chandrakant

R Katkade.

Madhav Banquet
Sai Sapphire Building
Open Plot
Ghodbunder Road

Considering various parameters recoded, existing economic scenario, and the inlormation that is available with

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

property premises can be assessed and valued for banking purpose for I 1,29,58,591.00 (Rupees One Crore

Tryonty Nlno lrkh Fifry Eight ThoGand Fivc Hundrcd Nlnaty One Only).

The valuation of the poperty is based on the doanments produced by lhe con€m. Legal aspects have nol been

taken into mnsiderations while prcparing this valualion report.

Hence certilled

For VASIUKALA CONSUTTANIS (l) PW. LID.

Manoj
Chalikwar
Direclor Auih. Sign.

ManoJ B. Challkwar

Registered Valuer

Chartsred Engineer (lndia)

Reg. No. CATI-F-1763

Cosmos Emp, No. H,O./CrediU67/2019-20

Encl. Valuation Report
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Valualion Report of Residential Flat No. 603. 6n, Floor, Buildino No, A-1. "Fenkin Belleza'. Kasarvadavali. opp.

Hvoercitv Mall. Ghodbunder Road, Villaoe - Owale. Thane (West), Taluka & Districl - Thane.

PIN Code - 400 615, State - Maharashtra, Country - lndia.

Form 0-1

(See Ru/e I D)

REPORT OF VALUATION OF IMMOVABLE PROPERry (OTHER THAN AGRICULTURAL LANDS, PI.ANTATIONS,
FORESTS, MINES AND OUARRIES)

GENERAL:

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

23.05.2024 for Bank Loan Purpose

2 Date of inspeclion 22.05.2024

3 Name of the owner/ owners Mrs. Archana Chandrakant Katkade &

t[r. Chandrakant R l(dkade

4 lf the poperty is under loint ownership / c+
ownership, share of e*h such owrpr. Are the
shares undivided?

Joint Ownership

Dotails of own€Bhip share is not available

5 Brief description of the property Mdress: Residential Flat No. 603, 6n Floor,

BuiHing No. A-'1, "Fenkin Belleza',
Kasaladavali, Opp. Hypercity Mall, Ghodbunder

Road, Village - 0wale, Thane (West), Taluka &

Distki - Thane, PIN Code - 400 615, State -
Maharmhtra, Country - lndia.

Conbd Penon:
Mr. Chandrakant R. Kat(ade (0wne0

Conlacl No. 98330 22n4

Person meet3 at site:

Mr. Deepak (owne/s Representative)

6 Localion, street, ward no Kasarvadavali, Opp. Hypercity Mall, Ghodbunder

Road, Village - Owale, Thane (West), Taluka &

Disfict - Thane

Survey/ Pbt no. of land Old Survey No, 86/22, 86/1/1 & New Survey No.

1121212,114il1 of Villaoe - Owale

I ls the pmperty situated in residential/
commerciai/ mixed areai Residential area?

Residential Area

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

10 All the amenitios are available in the vicinity

11 lMeans and proximity to surface communicalion
by which the locality is served

Served by Buses, Taxies, Auto and Private cars

12 Area of Unit supported by documentary proof. Carpet Area in Sq, Ft. = 703.00

Since '1989

f:)

fr Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 900 | : 20I5 Certified Compony

N,!iddle Class

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

UND



Valualion Repod Preparsd Fo( C6mo6 Ball / Naupada llane EEnch / ME. Ardana Chandrakant Kat(ado (88322306438) Page 4 ot 18

Shape, dimension and physical leatures Dry Balcony Area in Sq. Ft. = 30.00
Balcony Area in Sq. Ft. = 74,@
Total Carpet Area in Sq. Ft. = 807.00
(Area as per Actual Sfte Measurement)

Carpet Area in Sq. Ft. = 694.00
(Area as per Agreement for Sale)

Built Up Area in Sq. Ft. = 833,00
(Carpet Area as per Agreement + 200/0)

13 Roads, Streets or lanes on which the land is

abutting

Kasarvadavali, Opp, Hypercity Mall, Ghodbunder

Road, Village - Owale, Thane (West), Taluka &

District - Thane

lf freehold or leasehold land Free hold

'15 lf leasehold, the name of Lessor/lessee, nature of
lease, date of commencoment and termination of
lease and terms of renewal of lease.

(i) lnitial Premium

(ii) Ground Rent payable per annum

(iii) Uneamed increased payable to titrc

Lessor in the event of sale or transfer

N. A.

16 ls there any restriction covenant in regard to
use of land? lf so, attaci a copy of the
@venant.

As per documents

17 Are there any agre€ments of easements? lf so,

attach a copy of lhe covenant

lnformation not available

18 Does the land fall in an aea included in any Towrl

Planning Scheme or any Development Plan 01

Govemment or any statutory body? lf so, give

Particulars.

lnformation not available

19 Has any mntribution been made towards

development or is any demand for suctt

contribution still outstanding?

lnformation not available

20 Has the whole or parl of the land been notifled

for acquisilion by govemment or any statulory

body? Give date of the notification.

No

Aftach a dimensioned site plan N,A,

IMPROVEMENTS

22 Attach plans and elevations of all structures

standing on the land and a lay-out plan.

lnformation not available

23 Furnish technical details of the building on a

separate sheet (The Annexure to this form may

be used)

Attached

ls the building owner octupied/ tenanted/ both? Owner Occupied

lf the property owner occupied, specify portion

and extent of area under owner-occupation

N,A

{

e
Since 1989

VASTUKALA

Vostukolo Consultonts (l) Pvt. Ltd
An ISO 9001 :2015 Certified Compony
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valuatioo Roport Prepared Fox C6mc Bant / Narpade lhano Brarch / Mrs. tudrana Chandrd€nt Kafr€de (8&i2230e$8) Page 5 ot 18

Since'1989{r

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

Floor Spaca lndex permissible - As per TMC norms

Percentage actually utilized - Details not
available

26 REflTS

(i) Names of tenants/ lessees/ licensees,
etc

N,A

(ii) Portions in their occupation N.A

(iiD lVonthly or annual rent
/compensation/license fee, etc. paid by

each

t 27,000.00 Expected rental income per month

(iv) Gross amounl received for lhe whole
property

N,A

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

lnformation nol available

28 ls separate amount being recovered for the use
of fixtures, like fans, geyse6, refrigerators,
cooking ranges, builtin wardrobes, etc. or for
services charges? lf so, give details

N,A

?o Give details of the water and eleclricity ctarges,
lf any, to be borne by the owner

N.A

30 Has the tenant to bear the whole or part of 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.

5t lf a pump is installed, who is to bear the cost of
mainlenance and operalion- owner or tenant?

N. A.

33 Who has to bear the cost of electrbity ctargss
for lighting of common space like entrane hall,
stairs, passage, c,ompound, etc. ormer or
tenant?

N,A

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

lnformation not available

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

Information not available

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

N, A.

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

N. A,

SAIES

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 registrar of assurance records

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900I : 20I5 Certified Compony



Valualion Report Pr@aGd Fon Csmos Bank / Naupada Thsne Branch / Mrs. Archana Chandralanl Kafrade (8832/2306,13€) Paoe 6 ol 18

PART II. VALUATION

GENERAL:

Under the instruction of Cosmos Bank, Naupada Thane Branch to assess lair market value as on 23.05.2024 for

Residential Flat No. 603, 6m Floor, Building No. A-1,'Fsnldn Bdlea', Kasarvadavali, opp. Hypercity Mall,

Ghodbunder Road, Village - owale, Thane (West), Taluka & Distrid - Thane, PIN Code - 400 615, State -
Maharashtra, Country - lndia belongs to ilk!. Ardtana ChandEkant Kdkade & Mr. Chandrakant R. Katkade.

We are in receiot of the followino documentr:

LOCATION:

The said building is located at Old Survey No, 86/22, 86/1/1 & New Survey No. 1121212, 1121111 of Village -
owale, Thane (West), Taluka & District - Thane, The propedy falls in Residenlial Zone. lt is at a travelling dislance

9.4 Km. from Thane railway station.

Since 1989

(,i

{

39 Land rate adopted in this valuation N. A. as the property undsr consideration is a
Residential Flat in a building. The rate is

considersd as composite rate.

lf sale instances are not available or not relied

up on, the basis of aniving at the land rate

N.A

cosr oF corvsrRUcflo,v

41 Year of commencement of construction and
year of completion

Year of Completion - 2017 (As per Occupancy
Certificate)

42 What was the method of construction, by

mntracUBy employing Labour directly/ both?

N, A,

43 For items of work done on contract, poduce
copies ol agreements

44 For items of work done by engaging Labour
directly, give basic rates of matenals and
Labour supported by documenlary prool

N.A

Remark: iAs per Site lnpdion, Aclual Total &,rpet area ts 80200 Sq. Ft. (lncluding Flowabed, Dry
Balcony area) is more than Cupet area 694.00 Sg. Ft. nqfiioned in the documents provided to us. We

have considered area nentioned in tho documents. Hencf-, to give prcper wetghtage to the value of the
propefty, higher rate i.e. 19,000/- per Sq. Ft. m Carwt uea is wtstdffid.

1 Copy of Agreement dated 16.03.2017 Between Fen-Kin Developen LLP (the Promoters) and Mrs

Archana Chandrakant Katkade & Mr. Chandrakant R. Katkade (the Purchaser)

2 Copy of Ocorpancy Certmcab V. P. No. 2006 /143 / TMC / TDD / 188 dated 08.02.2017 issued by

Thane Municipal Corporation.

3 Copy of Amend Commencement Certificate V. P. No. 2006 / 143 / TMC / TDD / 169 dated 09,01.2017

issued by Thane Municipal Corporation.

4 copy of Previous Valuation Report dated 14.06.2017 issued by Praksis Consultants & Valuers Pvt, Ltd

Copy of Previous Valuation Report dated 13.01.2023

Vostukolo Consultonts (l) P!.t. Ltd.
VASTUKALA An ISO 9001 : 2015 certified Compony

40

N. A.
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BUILDIl{G:

The building under reference is having Basemenl + Ground + 17 Upper Floors. lt is a R.C.C, Framed Structure

with 9' thick extemal walls and 6' thick intemal brick walls. The walls a€ having sand faced plaster from outsido.

The building is used for residential purpse. 6t,Floor is having 4 Residential Flat + Refuse Area. The building is

having 2 Lifts,

The Carpet Area of the Residential Flat 694.00 Sq. Ft.

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

Since 1989fi

Year of Construction of the building 2017 (As per Occupancy Certificate)

Expected total life of building 60 Yean

Age of the building as on2024 07 Years

Cost of Construction 833.00 X 2,600,00 = t 21,65,800.00

Depreciation {(1mJ0) X 7 / 60} 10.50%

Amount of depreciatron < 2,27,409.00

Guideline rate obtained from the Stamp Duty Ready

Reckoner for new propefly

Guideline rate (after depreciate) t 93,484.00 per Sq. M.

i.e. { 8,685.00 per Sq. Ft

Prevailing market rate t 19,000,00 per Sq. Ft

Value of property as on 23.05.2024 694.00 Sq. Ft. X t 19,000.00 = t 1,31,86,000.00

Deproclated fair value of the property as on
23.05.2024

t 1,31,86,000.00 . t 2,27,409.00 =
t 1,29,58,59,t.00

Total Value of the property t 1,29,58,591.00

The realizable value of the property t 1,16,62,732.00

Digtress value ol the property t 1,03,66,873.00

lnsurable value of the property (833 X 2,600.00) t 21,65,800.00

Guideline value of the property (833 X 8,685.00) ( 72,34,605.00

VASTUXALA An ISO 9O0l : 201 5 Certified Compony

Residential Flat:

The residentialllat under relerence is situated on the 6s Floor. lt consists of 2 Bedooms + Living Room + Kitchen
+ 2 Toilets + Passage + Balmny + Dry Balcony (i.e.2 BHK with 2 Toilets). The residential flat is finished with

Vitriiied tiles flooring, Teak wood door frame with flush shutlers, Powder Coated Aluminum sliding windows,

Concealed electrification & Concealed plumbing etc.

Valuation as on 23'd Mav 2024

Deduct Deoreciation:

( 98,910.@ per Sq, M.

i.e. t 9,189.00 per Sq. Ft.

Vostukolo Consultonts (l) Pvt. Ltd.



NOTES

Valuation Report Prepared For: Ccm6 Bank/ Naupada Thane BEnch / lvrs. Ardrana Chandraka.t Ka&ade (8832306438) PageS of 18

Taking into consideration above said facts, we can evaluate the value of Valuation Reporl of Residential Flat No, 603,

6h Floor, Building No. A-1, "Fenkin Belleza", Kasarvadavali, opp. Hypercity Mall, Ghodbunder Road, Village -
Owale, Thane (West), Taluka & District - Thane, PIN Code - 400 615, State - Maharashtra, Country - lndia for this

particular purpose at t ,l,29,58,591.00 (Rupees One Crore Twenty Nine Lakh Fifty Eight Thousand Five Hundred

Ninety one Only) as on 23d May 2024.

l, Manoj Chalikwar with my expeflence and ability to judgment I am of the considered opinion that the fair

market value of the property as on 23d May 2024 is t ,l,29,58,591.00 (Rupees One Crorc Twenty Nine

Lakh Fifty Eight Thousand Five Hundred Ninety One Only). Value varies with time and purpose and

hence this value should nol be refened for any purpose other lhan mentioned in this report.

This valuation is done on he basis of inionnation, whici the valuer has obtained by information provided

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

sunounding area, and lurther subiect to document as mentioned in valuation report.

This valuer should not be held responsible for authentiEtion of documents, clear title and other such

related matters, For lhat purpose ktest Legal Opinion shouu be sought.

PART III- DECIr'.RATION

I hereby declare that

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

(b) I have no direct 0r indircct interest in the property valued:

Since 1989

2

3

@

{ Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900'l :20I5 Certili€d Compony



1 No. of floors and height of each floor Basement + Ground + 17 Upper Floors

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

situated on 6s Floor

3 Year of conslruction 2017 (As per Occupancy Cerlificate)

4 Estimated future life 53 Years Subject to proper, preventive periodic

mainlenanca & structural repairs

Type of mnstruction- load bearing
walls/RCC frame/ steel frame

R.C.C. Framed Structure

6 TvDe of foundalions R.C.C. Foundalion

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

are 6" thick,

8 Partitions 5' thick brick wall
o Doors and Windows Teak wood door frame with flush shutters,

Powder Coated Aluminum slidino windows

10 Fioonno Vitrified tiles floorinq

11 Finishino Cement plastering with POP flnishinq

12 Roolino and tenacino R.C.C. Slab

13 Special architeclural or decorative features,
if any

Yes

14 (i)

tii)

lnternal wiring - suface or
mnduit
Class of fittings: Superior/
0rdi Poor

Concealed electrifi cation

Concealed plumbing

15 Sanita 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 \,vith B. B. masonry

wall

18 No. of lifts and capacity 2 Lifts

19 Underground sump - capacity and type of
construction

R.C.C tank

2A over-head tank
Location, capacity
Type of construction

R.C.C tank on terrace

21 Pumps- no. and their horse power May be provided as per requirement
')) Roads and paving withln the compound

approximate area and type of pavino
Cemenl concrete jn open spaces, elc.

Sewage dispsal - whereas mnnected to
public sewers, if septic tanks provided, no

and capacity

Connected to Municipal Sewerage System

Valualion Repod Preparcd For C6m6 Bank / Narpads Thano Branci / Mls. Ardana Chandraksnt Ka*ade (8832n 306138) Page 9 of 18

ANNEXURE TO FORM 0.1

Technical details Main Building

Since 1989

@

{ Vostukolo Consultonts (l) Pvt. Ltd.
VASTUXALA

No of water closets

No. of sink

No. of urinals

No. of basins

An ISO 900 1 : 2015 Certified Compony
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Actual site photoqraphs

Since 1989

,o

{r Vostukolo Consultonts (l) A/t. Ltd.
VASTUKALA An ISO 9001 : 2015 Certified Compony
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Valuali@ Report Prepared For Cosmo6 Eank / Naupad€ Thane Branch / Mrs Ardlana Chandrakant Fct(ade (8832/2306438) Pago 1 1 of 1 8

Since 1989

l:)

fi

riB't,*![

'3$#
I

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900'l : 2015 Certified Compony

Actual site photoqraphs
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Valualh0 RAod Prspared For: Ccm6 Bank / f{arpada liare Bradr / MB. ArdaE Chandr*anl Kahad€ (88322306138) Page 12 of l8

Route Map of the property
Site u/r

Latitude Lonqitude - 5's9.3"N 72'58'02.6"E

Note: The Blue line shows the route to site from nearest railway station (Thane - 9.4 Km.)

Since 1989fi
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Valualioi Report Prgparcd For Cosmos Bank / Naupada Thane Branch / MIs. Ardrana Chandrakant Xa&ade (8&32230e138) Page 13 of 18

llulti.Sto.isd buildino wih Lm
For residential prsmises / commercial unit / offce on above floor in multbtoried building, the rale montion€d in the
ready reckoner wilt be incrsas€d as under

Table - D: Deorec n Percentaoe Table

Since 1989fr

r@;
-*mF-E

2075 rt/3, 

--;!-a 
'.r-qt fr !t_i Jrr;

v.t!.d-. Gurd-[h-. I ll u.., ....g.t

E
*Jilk5rxa-

Departrnent of Registration and Starnp
6owernrhedt or lrah.i..ishtra

Artnual Ststernent ot R6tes Ver, 2-O
( arqrrlla q{ qt6 €rrqaft 2-o )

Stamp Duty Ready Reckoner Markot Value Rate for Fl8t 94,200.00

lncrease by 5% on Flat Located on 6r' Floor 4,710.00

Stamp Duty Ready Reckoner lrla*et Value Rate (After lncrease) {A) 98,910.00 Sq. ilt. 9,189.00 Sq. Ft.

Stamp Duty Ready Reckoner Markel Value Rate for Land (B) 21,400.00

The difference between land rate and building rate (A - B = C) 77,510.00

Depreciation Percentage as per table (D) [1m% - 7%l

(Age of the Building - 7 Years)

Rate to be adopted after considering depreciation [B + (C x D)l 93,484.00 Sq. ltlt. 8,685.00 Sq. Ft.

Location of Flat I Commercial lJnil in

the building
Rate

a) On Ground to 4 Floors No increase for allfloors ftom gound to 4 floors

b) 5 Floors to 10 Floors lncreare by 5o/o on units located botween 5 to l0 floors
c) 1 l Floors to 20 Floors lncrease by 10% on units located between 1'1 to 20 floors

d) 21 Floors to 30 Floors lncrease by 15% on units located befu/een 21 to 30 froors

e) 31 Floors and above lncrease by 20% on units located on 31 and above frooN

Completed Age of
Building in Years

Value in percent aftor deprecirtion

R.C.C, Structure / other Pukka Struc{ure Cessed Buildlng, Half or Semi- Pukka
Structure & Kaccha Struc-ture.

0 to 2 Years 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 70% of Market Value rate

Ater initial 5 year Ior every year 1.5%

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

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 900 1 : 20 1 5 Certified Compony
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DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exarcise is to assess Fair l$arkal Value of the prop€rty under refer€nce as on 2Y )tty N?/..

The term Value is defined as

'The most prdable price, as of a specifred date, in cr,sh, tems quivalent to cash, or in other pr*isely reveald

tems fu which the specifred propeil nghts wwld sell after reasonabla ex0osure in a compditive maket undq dl

conditons requisite to a fah sale, with the buyw and seiler etrh &ing prud$tly knowledgeably and for self

interest assum,hg fh at neihq is under undue duress'.

Fundamental assumptbns and onditions pl€sumsd ifl this definition ar€:

'1, Buyer and seller are motivated by setf-interest.

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

3. The pmperty is exposed for a reasonabh time on the open ma*et.

4, Payment is made in cash or equivdent or in specified financing lerns.

ulrpER LYtl{G ASSI tPTtOilS

1. We assume no rcsponsitrility br matters of legsl nature afhcting tE property appraised or the title
thereto, nor do we render our opinion 6 to the lite, which b assumed lo be good and marketable.

2. The properly is valued as though under responsible ownership.

3. lt is assumed that the property is free of liens ad emrmb nces.

It is assumed that there are no hiddsn or unapparent conditions of the subsoil or structurs that would
render it more or less valuable, No responsibility i9 assumed for such condilions or for engineering that
might be required to dismver such factors.

There is no diecU indirec't interesl in he propedy valued.

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

{
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DECLARATION OFPROFESSIONAL FEES CHARGEO

We hereby declac that, our professional fees are not contingent upon the valuation flndings. However, if the

statute AND/OR clients demands that, the fees should be charged on the percenlage of assessed value then, with

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

VALUATION OF THE PROPERTY PREMISES

Considering various parametors recordsd herein above, existing economic scenario, and the information that is

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

thal, the poperty premises can be assessed and valued for banking purpose as on day for t ,l,8,58,591.00 (Rupees

Ons Crore TnBnty Nine Lakh Fifty Eight Thousand Flve Hundrod Nlnety One Only).

For VASIUKALA CONSULTANIS (l) PVI LID.

Manoj
Chalikwar
Direclor Aulh. Sign.

anoj B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-I-F-1763

Cosmos Emp. No. H.O./CrediU67/201 9-20
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