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VALUATION OPINION REPORT

This is to certify that the property bearing Residential Flat No.203,t Floor, "Dream Homes", Dream Homes Co-

op. Hsg. Soc. Ltd.,, Plot No. 1 13, Sector 19, Village - Ulwe, Taluka - Panvel, District - Raigad, Navi Mumbai, PIN

Code - 410 26, State - Maharashtra, lndia belongs to Shd. Sambhali Baban Kute,

Keyan Aparfnent

Sai Sangam Bold Building

Mahavir Darpan Building

lntemal Road

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

reference to the development of neighbourhood and method selected for valuation, we are of the opinion that, the

prope(y premises can be assessed for this pafiicular purpose at { 50,61,000.00 (Rupees Fifty Lakhs Sixty One

Thousands Only).

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

taken into consideratrons while preparing this repon.

Hence ce(ified

For VASTUKALA CONSULTANIS (l) PW. LTD

Manoj Chalikwar

Direclor Auth. Sign.

llanoi Chalikwar
Govt. Reg. Valuer

Charlered Engineer (lndia)

Reg. No. lBB|/RV/07/201 8/1 0366

Cosmos Bank Empanelmenl No.: HOlAediUST 12022-23

Encl.: Valuation report
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Residential Flat No. 203. f Floor. "Dream Homel'. Dream Homes Cooo. Hso. Soc. Ltd... Plot No. 113. Sector 19. Villaoe -

Ulwe. Taluka - Panvel. Dislrict - Raioad. Navi Mumbai. PIN Code - 4'10 206. State - Maharashtra. lndia

Form O1
(Sx Rule I D)

REPORT 0F VALUAT|oN OF TMMOVABLE PROPERTY (OTHER THAN AGRTCULTURAL LANDS,

PLANTATIONS, FORESTS, MINES AND QUARRIES)

Since 1989

o

{

1 Purpose for which the valuation is made To assess Fair Market Value as on '14.1 '1.2024 for Housing

Loan Purpose.

1 Date of inspection 09.11.2024

3 Name of the owner / owners Shri. Sambhali Baban Kute

4 lf the property is under joint ownership / coownership,
share of each such owner, Are the shares undivided?

Sole Ovmenhip

5 Brief description oi the property Addresr: Residential Flat No. 203, 2"d Floor, "Dream
Homer', Dream Homes Co-op. Hsg. Soc. Ltd.,, Plot No.

113, Sector 19, Village - Ulwe, Taluka - Panvel, District -

Raigad, Navi Mumbai, PIN Code - 410 206, State -
Maharashtra, lndia.

Contact PeEon :

Mr. Sai Prasad Pen (Tenant)

Contacl No. 9594320310

b Location, Street, ward no Village - Ulurc, District - Raigad

7 Survey / Plot No. oi land Village - Ulwe, Plot No - 1 13

8 ls the property situated in residentiaU commercial/

mixed area/ Residential area?

9 Classification of localityJrigh class/ middle dass/pmr
class

Middle Class

10 Proximrty to civic amenities like schools, Hosprtals,

Units, market, cinemas etc.

All the amenities are available in lhe vicinity

11 Means and proximity to surfac€ communication by
which the locality is served

Served by Buses, Taxies, Auto and Pnvate Cars

LAND

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

Carped Area in Sq. Ft. = 39i.00
(Area as per Site measurement)
Carped Area in Sq. Ft. = 350.00
(Area As Per Agreement lor sale)

Buih Up Area in Sq. Ft. = 420.00
(Carpef tuea + 20%)

Vostukolo Consultonts (l) h/t. Ltd.
VASTUKALA

GENERAL:

Residential Area

An ISO 900'l : 2015 Certified Compony



Valuatton Repon: CB / Ambamafi Branch/ Shi. Sambhaii Baban Kute(ol2212303073)

Since 1989

Page I of 19

o

{

13 Roads, Streets or lanes on which the land is abuttjng Village - Ulvre, Taluka - Panvel, Disrid - Raigad, Pin - PIN

Code - 410 206

14 lf freehold or leasehold land Free Hold.

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

and terms of renewal of lease.

(i) lnitial Premium

(ii) Ground Rent payable per annum

(iii) Uneamed increased payable to the

Lessor in the event of sal€ or tmnsfer

N.A,

'16 ls there any restriction covenant in regard to use of

land? lf so, attaci a mpy of the covenant.

As per documents

17 Are there any agreements of easemenls? lf so, attactt

a copy of the covenant

lnformation not available

18 Does the land fall in an area induded in any Town

Planning Scheme or any Development Plan of

Govemment or any statutory bodf? lf so, give

Particulars.

Information not available

19 Has any mntribution been made towads developnent

or is any demand for such contdbulirn stil
outstanding?

lnformation not available

20 Has the whole or part of the land been nolified for

acquisition by govemment or any statutory body? Givo

date of the notrtication.

No

Attach a dimensioned site plan N.A.

)) Attach plans and elevations of all struclures standing

on the land and a lay-out plan.

lnformation not available

23 Fumish technical details ol the building on a

separate sheet (Ihe Annexure to this form may be

used)

Attached

24 ls the building owner occupied/ tenanted/ both? Tenant Occupied - Mr. Sai Prasad Pen / Rented Since 2

Years

lf the pmperty owner ocrupied, specify portion and

exlent of area under owner+ccupation

Fully Tenant Occupied

What is the Floor Space lndex permissible and

Percentage actually utilized?

Floor Space lndex permissible - As per CIDCO norms

Percentage aclually utilized - Details not available

26 RENTS

Tenant Occupied - Mr. Sai Prasad Pen / Rented Since 2

Years

(ii) Portions in their occupation Fully Tenant Occupied

VASTUKALA An lso 9001 : 2015 certified compony

Vostukolo Consultonts (l) A/t. Ltd.

IMPROWMENTS

25

fi) | 
Names of tenants/ lessees/ licensees, etc
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(iii) Monthly or annual renUcompensation/license

fee, etc. paid by each

Rs. 9,350.00 Present rental income p€r month

(iv) Gross amount received for the whole property

27 lnformation not available

28 ls separate amount being recovered for the use of
fixtures, like fans, geysers, refrigeralors, cooking

ranges. builtrn wardrobes, etc. or for seMces
charges? lf so, give details

N,A

29 Give details of the water and eleclricity charges, lf any,

to be bome by the owner

30 Has the tenant to bear the whole or part of the mst
repairs and maintenance? Give parliculars

N. A.

31 lf a lift is installed, who is to bear lhe cost of
mainlenance and operation- owner or lenant?

N.A

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

N. A.

33 Who has to bear the cost of electricity charges for
lighting of common space like entranoe hall, stairs,
passage, compound, elc, owner or tenant?

N. A.

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

Give details with documentary proof
lnformation nol available

35 ls the building insured? lf so, give the policy no.,

amount for which it is insured and the annual premium
lnformalion not available

36 ls any dispute between landlord and tenant regarding

rent pending in a courl of rent?

N. A.

Has any standard renl been fixed for the premises

under any law relaling to the control of rent?

N.A

26 94tES

37 Give instances of sales of immovable property in the

locality on a separate sheet, indicaling the Name and

address of the property, registration No., sale price

and area of land sold.

As per sub registrar of assurance records

Land rate adopted in this valuation N. A. as the property under consideration is a Residential in

a building. The rate is considered as composite rate.

39 lf sale instances are not available or not relied up on,

the basis of aniving at the land rate

cosT oFcousTRucnan

41 Year of commencement of conslruclion and year of
completion

Year of Complelion - 2012 (As per occupancy certificate)

G

{
Since 1989

Vostukolo Consultonts (l) h/t. Ltd.
VASTUKALA

N.A.

Are any of the occupants related to, or close to

business associates of the owner?

N. A.

38

N. A.

40

An ISO 9O0l : 201 5 Certifi€d Compony



What was the method of construction, by contract/By

employing Labour direclly/ both?

N. A.

43 For items of work done on contract, produce copies of
agreements

N.A

44 For items of wo* done by engaging Labour directly,
give basic rates of materials and Labour supported by

documentary proof.

Rema*:

Valualion Report CB / Ambama$ BBnch/ Shd. Sambhaii BaDan Kute(ol 22l 2303073) Page 6 of 19

PART II. VALUATION

GENERAL

Under the instruction of Cosmos Bank, Ambamath Bnnci Branct lo assess Fair Market Value as on 14.11 ,2024 for Residential

Flat No.203, f Floor, 'Dream Homes', Dream Homes Coop. Hsg. Soc. Ltd.,, Plot No. 113, Sec{or'19, Village - Ulwe, Taluka

- Panvel, Districl - Raigad, Navi Mumbai, PIN Code - 410 206, State - Maharashtra, lndia belongs to Shii. Sambha,i Baban

Kute.

We are in receipt of the followinq documents:

Location
The said building is located at bearing Plot No - 113 in Sector - 19, Village - Ulwe, Taluka - Panvel, District - Raigad, PIN Code -

410 206. The property falls in Residential Zone. lt is at a traveling distance 300M from Bamandongri Railway Station.

Buildinq
The building under reference is having Stift + 4 Upper Floors. lt is a R.C.C. Framed Structure with 9' thick extemal walls and 6'
Thk. Brick Masonery walls. The extemal condition of building is Good. The building is used for Residential purpose. 2nd Floor is

having 4 Residential Flat. The building is having 1 lift.

Since 1989

o

{

1) Copy of Agreement for sale N0.10713/20'10 Dated 08.09.2010 between M/s. Loyal Developers (The Builde| And

Shri. Sambhaji Baban Kute(The purchaser).

Copy of Approved Building Plan No.CIDCO / ATPO / 882 Dated 05.10.2012 issued by City and lndustrial
Developement Corp Of l\,laharashtra ltd..

Copy of Commencement Certificate No.CIDCO / ATPO / ,l568 Dated 11.03.2010 issued by City and lndustrial
Developement Corp Of Maharashtra ltd..

4) Copy of Occupancy Certificate No.CIDCO / BP-5696 / ATPO (NM & K) / 2012 / 882 Dated 05.10.2012 issued by City

and lndustrial Developement Corp Of Maharashtra ltd..

5) Copy of Society Share Cerlificate N0.07 Dated 14.012f22 And Shri. Sambhaji Baban Kute(The purchaser) issued

by SOCIETY.

6) Copy of Maintenance Bill Dated 05.10.2024 issued by SOCIETY

7) Copy of Previous Valuation Report Dated 06.05.2017 issued by Vastukala Consuhant (l) Pvt Ltd.

VASTUKALA An ISO 9001 : 2015 Certified Compony

42

N, A,

2)

3)

Vostukolo Consultonts (l) Pvt. Ltd.
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Res al Flat:

The Residential Flat under reference is situated on the / Floor The composition of Residential Flat is I Bedroom + Living

Room + Kitchen + Passage + Bathroom + WC. This Residential Flat is Vitrified Tile Flooring, Teak Wood Door frame with Solid

flush door, Powder coated Aluminum sliding windows, Concealed plumbing with C.P. fittings. Electrical wiring with concealed

etc.

v n l4th N

(Area of property x ma*et rate of developed land & Res&lenlid premises as on 2024 - 2025 puUished in The lndian Valuer's

Direclory and Reference Book for purpose of valuation. - Dqrcdation)

Since 1989

(,

{

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

2012 (As per occupancy certificate)Year of C,onstruction of the building

60 YearsExpected total life of building

12 YearsAge of the building as on 2024

420.00 Sq, Ft. X t 2,500.00 = { 10,50,000.00Cost of Conslruction

18.00o/6

{ 1,89,000.00Amount of depreciation

{ 82,500/- per Sq. M.

i.e. t 7,6651per Sq. Ft.
Guideline rate obtained from the Stamp Duty Ready

Reckoner for new property

{ 75,392- per Sq. M.

i.e. { 7,0041 per Sq. Ft.
Guideline rate (afler depreciate)

360.00 Sq. Ft. X { 15,000 = {52,50,000

{52,50,000.00Total Value of property as on 14th November 2024

T
T
T

I

Fair value of the property as on ltlth November 2024 t 52,50,000.00 - t ,l,89,000.00 
= t 50,61,000.00

Total Value of the property

The realizable value ol the property t/t5,54,900.00

Distr*s Yalue of the property

lnsurable value of the property (420.00 X 2,$0.00) t't0,50,000.00

Guideline value of the property (420.00 X 7001.00) <29,41,580.00

Vostukolo Consultonts (l) Pvt. Ltd.

NOTES

An ISO 90O I : 20 I 5 Cerlified Compony

Deduct Deoreciation:

Taking into consideration above said facls, we can evaluate the value of Valuation Report of Residential Flat No. 203, / Floor,

"Dream Homes", Dream Homes Co-op. Hsg. Soc. Ltd.,, Plot No. 113, Sector 19, Village - Ulwe, Taluka - Panvel, District -

Raigad, Navi Mumbai, PIN Code - 410 206, State - Maharashtra, lndia for this parlicular purpose at t 50,61,000.00 (Rupeer

Fifg Lakhs Sixty One Thousands Only) as on l4th November 2024

Depreciation {(100 - 10) X (12 / 60)

Value of properly

t 50,6,l,000.00

t10,1E,800.00

VASTUKALA
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1. l, Manoj Chalikwar with my experience and ability to judgment I am of the considered opinion that the fair market value

of the property as on 1'lth November 202'l is ( 50,61,000.00 (Rupees Fifty Lakhs Sixty One Thousands Only)
Value varies with time and purpose and hence lhis value should nol be refened for any purpose other than mentioned in

this report.

2. 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 surounding area, and further

subject to documenl as mentioned in valuation repon.

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

For that purpose Latest Legal Opinion should be sought.

PART III. VALUATION

l, hereby declare that

a. The information fumished 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:

ANNEXURE TO FORM 0.1

Technical details Main Building

Since 1989

o

{

1 No. of floors and height of each floor Stilt+4UpperFloors

2 Plinth area floor wise as per lS 3361-1966 N3. * the said property is a Residential Flat Situated on 2to

Floor

2012 (As per occupancy certificate)3 Year of construction

48 Yean Subject to proper, preventive periodic maintenance

& structural repairs

4 Estimated future life

Type of construction- load bearing wallstRCC

frame/ steel frame

R,C.C. Framed Structure5

o Type offoundations R.C.C. Foundation

Allextemal walls are 9'thick and partition walls are 6'Thk
Brick Masonery.

7 Walls

8 6' Thk. Brick Masonery.

Teak Wood Door frame wrth Solid fush door, Powder coated

Aluminum sliding windows, .

o Doors and Windows

Vitrfied Tile Flooring10 Flooring

11 Finishing

T

T
T

T

T
T

T

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 : 2015 Cerlified Compony

Page I of 19

Partitions

Cement Plastering with POP false C€lling.
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Technical details

Page I d 19

Main Building

12 Roofing and terracing R. C. C. Slab.

'13 Special architectural or decorative features, if any No

14 (i) lntemal wiring - surface or conduit

Class of fittings: Superior/Ordinary/

Poor.

Concealed plumbing with C.P. finings. Eleclrical wiring with

concealed

15

(i) No. of water closets

(ii) No. of lavatory basins

(iii) No, of urinals

(iv) No, of sink

installationsSan As per Requirement

16 Class offittings: Supedor colored / superior

white/ordinary.

Ordinary

17 Compound wall

Height and length

Type of construclion

6.0' High, R.C.C. column with B. B. masonry wall

18 No. of lifts and capacity l Lift

19 Underground sump - capacity and type of
construction

RCC Tank

20 Over-head tank

Location, capacity

Type of construction

RCC Tank on Tenace

21 Pumps- no. and lheir horse power May be pmvided as per requirement

t, Roads and paving within the compound

approximate area and type of paving
Chequred tiles in open spaces, etc.

Sewage disposal- whereas connected to public

sewers, if septic tanks provided, no. and capacity

Connected lo Municipal Sewerage System

I
I

o

{
Since 1989

VASTUKALA An ISO 900'l : 20i 5 Certified Compony

Vostukolo Consultonts (l) h/t. Ltd.
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Actual Site Photoqraphs

Since 1989

Page 10 of 19
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Valuation Report CB / Ambamath Branch/ Shi. Sambhaji Baban Kutq0l 221 2309073)

Note: Red Place mark shorvs the exac't location of the properly

Lonoitude Latitude: l8'5825,f N 73"1'f2.8'E

Note: The Blue line shows the route to site distance from nearesl Railway Station (Bamandongri - 300M).

Since'1989
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Route Map of the propertv
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Multi-Storied buil dino with Lift

For residential premises / commercial unit / office on above floor in multistoried building, the rate mentioned in the ready

reckoner wll be increased as under:

Since 1989

o

{r

Department of Registration and Stamp
Government of Maharashtra

ffiqgd+.BrrFr *
dDITERTq{TrtrJ{

Annual Statement of Rates Ver. 2.0

( slqr{Pq?.Tueo'.ffi z.o 1

HqD! V.lu.tion Guidelincr I Urcr Mrnual

Ye 2o2+2as Encl6h

Scl€ctod Oistnd Raioad

Sobc{ Taluk6 Panvel

S.bdvf.ga Utue, Gavan. Xharkopat

Sutl,.y t{o . Localioo

Sebd Locatdl r+r ErrcFrir Eqrr -

s.a-t
Surveyla

SrrrgEe
SurveBlg

ftrrrt

27n? 3

rqftqrr CF(Rr0

+rc fi.l
zz z-r,rqta-E/rirq'ft tr TrrrniEria

27.}gtti
27 1,Frll+ qrF-r-'

93500

,03too

82500

Stamp Duty Ready Reckoner Market Value Rate lor Flat 82500

Flat Located on 2d Floor

Stamp Duty Ready Reckoner arket Value Rate (Afier

lncrease/Decrease) (A)
82,500.00 Sq. I$tr. 7,665.00 Sq. Ft.

Stamp Duty Ready Reckoner Market value Rale for Land (B) 23270

The difference between land rate and building rate(A-B=C) 59,230.00

Percentage after Depreciation as pertable(D) 120k

Rate to be adopted after considering depreciation [B + (C X D)l 75,392.00 Sq. Mtr. 7,004.00 Sq. Ft.

Location of Flat I Commercial Unit in the
building

Rate

a) 0n Ground to 4 Floors No increase for all floors lrom ground to 4 floors

b) 5 Flooc to 10 FlooB lncrease by 5% on units located behrveen 5 to 10 floors

c) '1'1 Floors to 20 Floors lncrease by l0% on units located between '1 1 to 20 floors

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

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

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 900.] : 20.] 5 Certified Compony

Readv Reckoner Rate

Sra,ch By
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Since 1989

Paqe 13 of 19

T

@

{

Value in percent after depreciatjonCompleted Age of Building in Years

Cessed Building, Half or Semi.Pukka

SEuclure & Kaccha SEucture,
R.C.C Sfucture I other Pukka Sfuclure

100%100700 to 2 Years

95%95%Above2&upto5Years

After initial 5 year for every year '1.5%

depreciation is to be considered. However

maximum deduclion available as per this shall

be 85% ol Market Value rate

After initial 5 year for every year 1%

depreciation is to be considered. However

maximum deduclion available as per this shall

be 70% ot Ma*et Value rate

Above 5 Years

VASTUKALA An ISO 90O I : 20 I 5 Certified Compony

Vostukolo Consultonts (l) P!.t. Ltd.



Property Residential Flat

Sou rce Housing.Com

Floor

Carpet Built Up Saleable

Area 410.00 492.00

Percentage

Rate Per Sq. Ft. {15,854.00 il3,211.00
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Property Residential Flat

Source https://www.g9acres.mm/

Carpet

640.00 768.00

Percentage 20lo

Rate Per Sq. Ft. t15,313.00 {12,760.00
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Property Residential Flat

Source lndex no.2
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Residential FlatProperty

lndex no.2Source

Floor
SaleableBuilt Up
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200hPercentage
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DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Fair ltla*et Value of the property under reference as on 14th November 2024

The term Value is deflned as:

"The most probable price, as of a specified date, in cash, terns equivalent to cash, or in other precisely revealed

terms for which the specified propefty ights would sell after reasonable exposure in a conpetitive market under all
conditions requisite to a fair sale, with the buyer and seller erch acting prudently knowledgeably and for self interest

assuning that neither is under undue durcss'.

Fundamental assumptions and conditions presumed in this defnition are

1. Buyer and seller are motivated by self-interest

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

3. The propefi is exposed for a reasonable time on the open market.

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

UNDER LYING ASSUMPTIONS

1. We assume no responsibility for matters of legal nafure affecting he property appraised or the title thereto, nor

do we render our opinion as to the title, which is assumed to be good and marketable.

2. The property is valued as though under responsible orvnership.

3. lt is assumed that there are no hidden or unapparent conditions of the subsoil or structure that would render it

more or less valuable. No responsibility is assumed for such conditions or for engineering that might be

required to discover such factors.

4. There is no direcU indirect interest in the property valued

5. The rates for valuation of tre property are in accordance wift the Govt. approved rates and prevailing market

rates.
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DEC OF PROF IONAL FEES CHARGED

We hereby declare that, our professional fees are not cutingent 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.

VALU N OF THE PROPERTY 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 propefty

premises can be assessed and valued for banking purpose as on day for t 50,61,000.00 (Rupeet Fifty Lakhs Sixty One

Thourandr Only).

For VASTUKALA CONSULTANTS tl) PW. LTD.

ManojChalikwarffi-k
Director Auth. Sign. ^r\

ilanoj Chalikwar

Govt. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. lBB|/RV/07/201 8/1 0366

Cosmos Bank Empanelment No.: HOlCredillST 1fr22'23
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