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Valuation Report of the lmmovable Property

Details of the propertv under consideration:

Name of Owner: ilr. Ashok Rayshi Shah

Residential Flat No. 501, 5t, Floor, 'Shanti Palacc CoOp. Hsg. Soc. Ltd.", Govind Bachaji Road,

Village - Charai, Thane (West), Taluka & District - Thane, PIN Code - 400 601,

State - Maharashtra, Country - lndia.

Latitude Lonoitude - 19o1 1'45.2"N 72"58'34.4"E

Cosmos Bank
Dombivli (East) Branch

Sindhudurg C.H.S., Ground Floor, Tilak Chowk, Tilak Nagar, Dombivli ( East), Taluka Kalyan,

District Thane, PIN Code - 400605, State - Maharashtna, Country - lndia.
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The property bearing Residential Flat No.50'1, 5h Floor,'Shanti Palace CeOp. Hsg.Soc.Ltd.", Govind Bachaji

Road, Village - Charai, Thane (West), Taluka & Dbtricl - Thane, PIN Code - 400 601, State - Maharashlra,

Country - India belongs to ilr. Ashok RaFhi Shah.

Boundados of the property.

North

South

East

West

New Vaibhav CHSL

Govird Bachaji Road

Choubal House

Datta M.iay BuiHing

Considering various parameters recoded, exhting ecommic scenado, and the information that is available with

reference to the development of neighborhmd and nptM seleded br valuation, we are of the opinion that, the

property premiss can be msessed and vdued for banking Frpoee fur t 1,60,21,200.00 (Rupees One Crore

Sixty Lakh Trventyone Thousand Trvo Hundrcd (hty).

The valuation of the property is based on lhe doqments produced by the mncem. Legal aspects have not been

taken into considerations while preparing tttis valuation rcport.

Hence cettified

For VASTUKALA CONSUUANTS (0 PW. tTD.

Manoj
Chalikwar
Director Aulh. Sign.
Manoj B. Chalikwar

Registered Valuer

Chartered Engineer (lndia)

Reg. No. CAT-|-F-1763

Cosmos Emp. No. H.O./CrediU672019-20

Encl: Valuation report in Form - 0'l

Disitalr, isn d t Mami Or.Xrw.r
otl:oFr,t mi Ch.llrrd, evGtut L
con{h.nts (l) Prr td- djvirmb.L
6nall+nq,€v*rulGla!,9, <rN
o.re 202,r.r 1.oa r 7591,1 ro530'

Vastukala Consultants (l) Pvt. Ltd.

www.vostukolo.co.in

9

Nond€d gT}lon€ 9Ahrned6od
g Mumbd I Noshik ' Roikot
q AurorEEicod 9 Pune lrdore

I D€lhiNcR
Roipur

rhom: lot,lst Flod, Beth sholom, ileor cMlrkspitol, TtEre (w) - 40060l, (M s)JNolA

Emall thonsovEEtukokrcdln I I€l : s0978 82s7€ / 9o2lo 0562

Our Pan lndia Presence at:

Regd. ollbe
Bl-ool, u/B Floor, BooMERANG, ChondivoliForm Rood,

Powoi, andheri EosL Mumbd:-400072, (M.s), lndio

I +912247485sls
V mumbol@vq*ukolo.co'ln
:: www-voslulol(l.co.ln

VALUATION OPINION REPORT

\n^d

q ,)



Valuation Report Prspared For: Cosmos Bank / Domuvli (East) Brarrh/ Mr. Ashok Rayshi Shah (0'1206423089'19) Page3of21

of Residential Flat No. 501 5t Floor "Shanti Palace Soc. Ltd." Govind

Road. Villaqe - Charai. Thane (West). Taluka & District - Thane. PIN Code - 400 601,

State - Maharashtra. Countrv - lndia.

Form 0-1

(See Rule 8 D)

REPoRT OF VALUATToN 0F TMMOVABIE PROPERTY (OTHER THAN AGRTCULTURAL LANDS, PLANTATTONS,

FORESTS, MINES AND QUARRIES)

GENERAL:

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

M.11.2024 for Banking Purpose

2 Date of inspection

3 Name ol the owner/ owners Itlr. Ashok Rayshi Shah

4 lf the property is under joint ownership / co-

ownership, share of each such owner. Are lhe

shares undivided?

Sole ownership

Brief description of the property Addrs*: Residential Flat No. 501 , 56 Floor,

'Shsnti P.lace Co.Op. Hsg. Soc. Ltd.", Govind

Badaji Road, Village - Charai, Thane (West),

Taluka & District - Thane, PIN Code - 400 601,

State - Maharashtra, Country - lndia.

Contac't Percon:

Mr. Ashok R, Shah (Owner)

Contact No. 8879606077

6 Location, street, ward no Mamata Hospital Road

7 Survey/ Plot no. of land Tika No. 13, C.T.S. No. 287 of Village - Charai

I ls the poperty situated in residential/

commercial/ mixed area/ Residential area?

Residential Area

9 Classification of locality-high class/ middle

class/poor class

Middle Class

10 All the amenities are available in the vicinity

11 Means and poximity to surface communication

by which the locality is served

Served by Buses, Taxies, Auto and Pnvate cars

tr'.ND

12 Carpet Area in Sq, Ft. = 775.00

(Area as per Actual Site Measuremenl)

Buift up Area in Sq. Ft. = 9t8.00
(Area ar per Agreement for Sale)

13 Roads, Streels or lanes on wtrich the land is
abufting

Govind Bachaji Road, Village - Charai, Thane

(Wesl), Taluka & District - Thane
14 lf freehold or leasehold land Freehold

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

Since 1989

o

fr Vostukolo Consultonts (t) Pvt. Ltd.
An ISO 900'l : 2015 Certified Compony

25.10.2024

5

Proximity to civic amenities like schools,

Hospitals, Unib, market, cinemas etc.

Area of Unit supporled by documentary proof.

Shape, dimension and physical fealures

N. A.

VASTUKALA



Valuation Report Prepared For Cosmos Bank / Domuvli (Est) Brardv Mr. Astpk RayshiShah (0'!20642308919) Page 4 of 21

Since 1989
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lease, date of commencement and termination of

lease and terms of renewal of lease.

(i) lnitial Premium

(ii) Ground Rent payable perannum

(iii) Uneamed increased payable to the

Lessor in the event of sale or transfer

16 ls there any rcstriction covenant in regard to

use of land? lf so attach a copy of the mvenant.

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 Developm€nt

Plan of 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 sudl
contribution still outstanding

lnformation nol available

20 Has the whole or part of the land been notified

for acquisition by govemment or any stafutory

body? Give date of the notification.

No

21 Attach a dimensioned site plan Yes

IMPROVEMENIS

22 Attach plans and elevations of all stnrcturcs

standing on the land and a layout plan.

N.A.

t5 Furnish technical details of the building on a

separate sheet (The Annexure to this fom may

be used)

Attached

24 Owner Occupied

lf the property owner occupied, specify portim

and extent of alea under ownercccupation

Fully

25 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

26 RENIS

(i) Names of tenanb/ lessees/ licensees,

etc

NA

(i0 NA

(iii) Monthly or annual rent

/compensation/license fee, etc. paid by

each

t 33,500.m Exp€cted rental income per month

(iv) Gross amount received for the whole

property

Are any of the occupants related to, or close to

business associates of the owner?

N,A

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO gOO l : 2015 Certitied Compony

ls the building owner occupied/ lenanted/ both?

Portions in their occupation

N.A.



Valuaiion Report Preparcd For Cosmos Bank / Dombvli(East) Brarrh/ Mr. Ashok RaFhiShah (0120&12308919) Page 5 of 21

Since '1 989
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28 ls separate amount being recovered for the use

of fixtures, like fans, geysers, refrigerators,

cooking ranges, builtin wardrobes, etc. or for
services charges? lf so, give details

29

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

cost repairs and maintenance? Give particulaE

N. A.

31 lf a lift is installed, who is lo bear the cost of
maintenance and operation- owner or tenanl?

N. A.

JI lf a pump is installed, who is to bear the c6t of
mainlenance and operalion- owner or teflant?

N. A.

33 N. A.

u What is the amounl of property tax? Who is to

bear it? Give details with documentary prcof

lnformation not available

35 ls the building insurcd? lf so, give tle policy

no., amount for which it is insurcd and the

annual premium

36 ls any dispute between landlod and tena
regarding rent pending in a court of rent?

N. A.

Has any standard rent been fixed for the

premises under any law relating to the control

ol rent?

N. A.

SATES

38 Give inslances of sales of immovaUe property

in the locality on a separale sheet, indiztirB tn
Name and address ol the property, regisfation

No., sale price and area of land sold.

As per sub registrar of assurance records

10 Land rate adopted in this valualion N. A. as the property unds consiJeration is a

Residenlial Fht in a building, The rate is

considered 6 composite rate.

40 lf sale instances are not availaHe or not relisl
up on, the basis ofaniving at the land rate

N.A

cosT oF coNsTRucTtoN
41 Year of commencement of conslruction and

year of comdetion
Year of Completion - 2008 (As per site

information)

42 What was the method of construction, by

contract/By employing Labour directly/ both?

N,A

43 For items of rrrork done on conlract, prDduce

copies of agreements

N. A.

44 For items of work done by engaging Labour N. A.

Vostukolo Consultonts (t) A/t. Ltd.
VASTUKALA An ISO 9O0 I : 20 I 5 Certified Compony

N. A.

Give details of the water and electricity dlarges,

lf any, to be bome by lhe owner

N, A.

Who has to bear the cost of elec-tficity charges

for lighting of common space like entrance hall,

stairs, passage, compound, etc. owner or
tenant?

lnformation not available



directly, give basic rates of materials and

Labour supported by documentary prooi.

Remark:

PART II. VALUATIOI{

GENERAL:

Under the instruction of Cosmos Bank, Dombivli (East) Branch to assess fair market value as on M.11.2024 lor

Residential Flat N0.501,5h Floor,'Shanti Palaca CoOp. Hsg. Soc. Ltd.", Govind Bachaji Road, Village -
Charai, Thane (West), Taluka & District - Thane, PIN Code - 400 601, State - Maharashtra, Country - lndia

belongs to Mr. Ashok Rayrhi Shah.

1 Copy of Agreement to Sale dated 10.10.2005 M/s. K. P. Construction (The Developers) Mr. Ashok

Rayshi Shah (The Purchasers)

2 Copy of Commencement Certificale V. P. No. 2003 / 153 / TMC / TDD / 6119 dated 30.03.2005 issued

by Thane l\,4unicipal Corporation.

LOCATION:
The said building is located at Tika No. 13, C.T.S. No. 287 of Village - Charai, Thane (West), Taluka & District -

Thane. The property falls in Residential Zone. lt is at travelling distance of 1.6 Km. from Thane railway station.

BUILDING:

The building under reference is having Ground + 8h Upper Floor. lt is a R.C.C. Framed Structure with 9'thick

external walls and 6' lhick internal brick walls. The walls are having sand faced plaster from outside. The staircase

is of R.C.C. with R.C.C. trades and risers with chequered tile floor llnish. The building is used for residential

purpose. 5rh Floor is having 3 Residential Flats. The building is having one lift.

Residential Flat:

The residential flat under refeence is situated on the 5t, Floor. lt consists of 3 Bedrooms + Living Room + Kitchen

+ 2 Toilets + Passage (i.e., 3 BHK with 2 Toilds). The residential flat is linished with llalian Marble flooring, Teak

Wood door frame wilh flush shutter with safety door, Powder coated aluminum sliding windows & Concealed

plumbing & electrification.

Since 1989
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We are in receipl of the following documents:



Valuation Reporl Preparcd For Cosmos Bank/ Domtivli (Ea6t) Brancf, Mr. Ashok RayshiShah (0120&12308919) Page 7 of21

Valuation a! on 04m November 2024

The Built.up Area of the Residential Flat 98.00 Sq. Ft.

Deduct Depreciation:

Depreciated tair value of the prope y as on 04.{ l.202il (A)

lnterior Value (B) t 14,22,000.00

Total Value of the property (A + B) { 1,60,21,200.00

The Realizable value of the property < 1,44,19,080.00

Distress value of the property t 1,28,16,960.00

lnsurable value of the property (948.00 X 2,500.00) { 23,70,000.00

Guideline value of the property (948.00 X 7,446.00) t 70,58,808.00

Taking into consideration above said facls, rfle can evaluate the value of Valuation Report Residential Flat No.

501, 5s Floor, "Shanti Palace Co-Op. Hrg. Soc. Ud.', Ciovind Bachaji Road, Village - Charai, Thane (West),

Taluka & District - Thane, PIN Code - 400 601, State - Maharashtra, Country - lndia for this particular purpose at

t 1,60,21,200.00 (Rupees One Crore Sixty Lakh Twenty0ne Thousand Trvo Hundred Only) as on

04ti November 2024.

Since 1989
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Year of Construclion of the building 2008 (As per site information)

Expected total life of building 60 Years

Age of the building as on 2024 16 Year

Cost of Construction 948.00 Sq. Ft, X { 2,500,00 = t 23,70,000.00

Depreciation {(100-10) x 16} / 60 24.000/0

Amount of depreciation

Guideline rate obtained ftom the Stamp Duty Ready

Reckoner for new property

t 87,780.00 per Sq. M.

i.e., t 8,'155.00 per Sq. Ft

Guideline rale (after Deprecation) t 80,151.00 per Sq. M.

i.e., t 7,446.00 per Sq. Ft.

Prevailing market rate t 16,000 00 per Sq. Ft.

Value of property as on 04.11.2024 t 918.00 Sq. Ft X t 16,000.00 = t 1,51,68,000.00

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

(Area of property x market rate of developod land & Residenlial premiseo as on 2024 - 25 published in The lndian

Valuer's Directory and Reference Book for purpose of valudion. - Depreciation)

{ 1,51,68,000.00 - t s,68,800.00 =

t 1,45,99,200.00

T 5,68,800.00
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Valuation Report Prepared For: Cosmos Bank / Dombivli (East) Brand/ Mr. Ashok Rayshi Shah (01 2064230891 9) Page I of 21

NOTES

1. l, Manoj B. Chalikwarwith myexperience and abilityto judgment lam of the considered opinion thatthe

fair market value of the property as on 0tlh November 2024 is { 1,60,21,200.00 (Rupees One Crore

Sixty Lakh Twenty One Thousand Two Hundred 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

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

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

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

PART III. DEC|.,.RATpN

I hereby declare that

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

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

Since 1989

@
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Valuation Report Preparcd For:Cosmos Bank / Domuvli(Easi)Brardv Mr. Aslnk RayshiShah (0120642308919) Page I0f 21

ANI{EXURE TO FORM O.I

Technical detaib lf,ain Building

Since 1989

@

{r

1 No. of floors and height of each floor Ground + 8h Upper Floor

2 Plinth area floor wise as per lS 3361-

1966

N.A. as the said property is a Residential Flat

silualed on 56 Floor

3 Year of construction 2008 (As per site information)

4 Estimated luture life tl4 Years Subject to proper, preventive periodic

maintenance & structural repairs

5 Type of construction- load bearing

walls/RCC frame/ steel frame

R.C.C. Framed Structure

o Type of foundations R.C.C. Foundation

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

are 6' thick.

I 6" thick brick wall

o Teak Wood door frame with flush shutter with

safety door, Powder coated aluminium sliding

windows

10 Flooring Vitrilied tiles fboring

11 Finishing Cement Plaslering with POP false ceiling

12 Roollng and terracing R.C.C. Slab

l3 Special architectural or decoralive

features, rf any

No

14 (i)

(ii)

Internal winng - surface or
conduit

Class of fittings: Superior/
Ordinary/ Poor.

Concealed plumbing

Concealed electrifi cation

15 Sanitary installations

As per Requirement

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

Ordinary

17 8.0" High, R.C.C. column with B. B. masonry

wall

18 No. of lifts and capacity Not Provided

Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 90Ol : 2015 Certified Compony

Partitions

Doors and Wndows

Compound wall

Height and length

Type of construction



Valuation Report Prepared For: Cosmos Bank / Dombivli (East) Branch/ Mr. Ashok Rayshi Shah (01 2064230891 9) Page 10 of 21

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 tenace

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

22 Roads and paving within the compound

approximate area and type of paving

Cement concrete in open spa@s, etc.

23 Sewage disposal - whereas connected to

public sewers, if septic tanks ptovided,

no. and capacity

Connected to Municipal Sewerage System

ov
VASTUKALA

Unlocking Erc€lhrce

Since

An ISO 900'l : 2015 Certified Compony

Vqstukolo Consultqnts (l) Pvt. Ltd.
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Valuation Reporl Prepared For: Cosmos Bank / Domtivli (East) Brand/ Mr. Astpk RayshiShah (0120412308919) Page 11 of21

Actual site photoqraphs
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Actual site photoqraphs
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Valualion Report Prepared For: Cosmos Bank / Domtivli (Easl) Branct/ Mr. Ashok RayshiShah (0120642308919) Page13or21

Route Map of the property
Site u/r

Latitude itude. 19",l1'45.2"N E
Note: The Blue line shows the route to site fmm nearesl railway station (Thane - 1.6 Kl\I)

Since '1989
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Valuaion Report Prepared For:Cosmos Bank / Dombivli (East) Branch/ Mr. Aslnk RaFhiShah (0120642308919) Page 14 of2'1
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Valuation Report Prepared For:Cosmos Bank/ oomtivli (Eri) Brard Mr. Aslpk RayshiShah (0120 2308919) Page150f21

Mu lti-Storied buildino with Lift
For residential premises / commercial unit / office on above floor in multistoried building, the rate mentioned in the
ready reckoner will be increased as under:

Table - D: Depreciation Percentaqe Table

Since 1989

@
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Stamp Duty Ready Reckoner Market Value Rate for Flat 83,600.00

lncrease by 5% on Flat Located on 5t Floor 4,180.00

Stamp Duty Ready Reckoner Marlet Value Rate (Attel lncrease) (A) 87,780.00 Sq. iltr. 8,155.00 Sq. Ft.

Stamp Duty Ready Reckoner Market Value Rate for Land (B) 40,100.00

The difference between land rate and building rate (A - B = C) 47,680.00

Depreciation Percentage as per table (D) [100% - 16%]

(Age of the Building - 16 Years)

uv"

Rate to be adopted after considering depreciation [B + (C x D)l 80,151.00 Sq. iftr. 7,4rt6.00 Sq. Ft.

Location of Flat / Commercial Unil in

the building

Rate

a) On Ground to 4 Floors No increase for all floors fiorn gmund to 4 floors

b) 5 Floors to l0 Floors lncrease by 5% on unib located between 5 to '10 floors
c) 1 1 Floors to 20 Floors lncrease by 10% on units loceted between 11 to 20 floors

d) 2'1 Floors to 30 Floors lncrease by 15% on units located betlveen 21 to 30 floors

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

Completed Age ol
Building in Years

Value in percent after depreciation

R.C.C. Structut€, other Pukka Struclure Cessed Building, Half or Semi- Pukka
Struclure & Kac,cha Structure.

0 to 2 Years 100% 100%
Above2&upto5Years 95% 95%

After initial 5 year for every year 1%

depreciation is to be considered. Hovrver
maximum deduction available as per this
shall be 700,6 of Market Vdrc rats

VASTUKALA An ISO 9001 : 2015 Certified Compony

Above 5 Years Afier initial 5 year for every year 1.570

depreciation is to be considered. Ho',\,ever

maximum deduction available as per this
shall be 85% of Markel Value rate

Vostukolo Consultonts (l) Pvt. Ltd.
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Price !ndicators

Since 1989
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Property

Source 99 acres

Floor

Carpe{ Built Up Saleable

Area 750.00 900.00

Percentage

Rate Per Sq. Ft. t 21,333.00 ? 17,778.00
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Since 1989

o

fr

Property Flat

Source 99 acres

Floor 7b Floor

Carpet Buih Up Saleable

Area 475 00 570.00

Percentaqe

Rate Per Sq. Ft. r 20,000.00 ? 16,667.00
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Pmperty Flat

Source Index ll

Floor 2d Hoor

Built Up Saleable

Area 630 00

Percentaqe 20%

Rate Per Sq. Ft. {'15,873.00
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Sales lnstance

Property Flat

Source lndex ll

Floor 3d Hotr

I Buih Up Saleable

Area 535.00

Percentaqe 200/"

Rate Per Sq. Ft. t 14,481.00
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t 17,377.00
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OEFIN]TION OF VALUE FOR TI{IS SPECIFIC PURFOSE

This exercise is to assess Fair ila*et Value of the property under reference as on 0tlu' l{oyember 2024.

The term Value is defined as

'The most probable prie, x of a specified date, in cash, tums equivdqt to cash, or in dher precisely revealed

tems fw whid the specifid propefi dghb watld sdl afiq reaswille expuure in a competitive ma*d under all

nnditions rquisite to a fair sale, with the buyer and sella edr ading pruda y knowledgeably and for self

interest assuming that neither is undet undue duress".

Fundamental assumptions and mnditions pesumed in this definition are:

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

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

3. The property is exposed fur a rcasonable time on ths open mdfet.

4. Payment is made in cash or equivalent or in specmed financing bms.

UIIDER LYIT{G AS$Jf, PTDI{S

We assume no responsibility for matters of legal nature affecling the property appraised or the title

thereto, nor do we render our opinion as to the tit€, which is assumed to be good and marketable.

The property is valued as though under responsible ownership.

It is assumed that the property is free of liens and encumbrances

It is assumed that there are no hidden or unappatent corditions ol the subsoil or structure that would

render it more or less valuable. No responsibility is asumed for such conditions or for engineering that
might be required to discover such factors.

There is no direcU indirect intercst in the property valued.

The rates for valuation ofthe property are in accotdance with the Govt. approved rates and prevailing

market rates.

Since 1989
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DECLARATION OF PROFESSIONAL FEES GHARGED

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/OR end user, it is being charged accordingly.

VALUATION OF THE PROPERW 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 T 1,60,21,200.00

(Rupees One Crore Sixty Lakh Twenty One Thousand Trvo Hundred Only).

For VASTUKALA CONSULTANTS (l) PVT. LTD.

Manoj Siil:1Y,f#.i:,m?.T:H1" t
Chalikwar ;*rq[ii#i,*ir.:.,.+"'' k,.\
Director Auth. Sign,
ManojB. Chalilmar

Registered Valuer

Chartered Engineer (l ndia)

Reg. No. CAT-|-F-1763

Cosmos Emp. No. H.O./CrediU67 12019-20

Since 1989
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