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VALUAT ION OPINION REPORT

Open Plot / lntemal Road

Wing - B

Wng-F

Open Plot

Considering various parameters remrded, existing economic scenario, and the information that ts available with

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

property premises can be assessed and Valued for SARFAESI Securitisation And Reconstruction Of Financial

Assets And Eniorcement Of Security lnterest Act, 2002 purpose at t 16,96,065.00 (Rupees Sixteen Lakhs Ninety

Six Thousands Sixty Five Only).

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

taken into considerations while preparing this report,

Hence cerlified

For VASTUKAI-A CONSULIANTS {l) PVI. LTD

Sharadkumar
Chalikwar

Direclor Aulh. Slgn.

Sharadkumar Challkwar

Govt. Reg, Valuer

Chartered Engineer (lndia)

Reg. No. [N]C.C.l.T/l -141521200&09

Cosmos Bank Empanelment No.: HO/CREDIT/67/2019-20

Encl.: Valuation report
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This is to cerlify thal the property bearing Residential Flat No, 206, 2'd Floor, Building No 1, Wing - A, "Akash

Complex", Vasundhara Nagari, Village - Kurgaon, Taluka - Palghar, Districl - Palghar, PIN Code - 401 501, State -

lvlaharashtra, lndia belongs to Mr. Ganesh Rajendra Gotad.
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Residential Flat No. 206, 2'd Floor, Buildino No '1 , Wino - A, "Akash Complex", Vasundhara Neqari-Vllaqq- Kqqaqtlaluka:
Palohar. District - Palohar. PIN Code -40 50 Slate - N,l aharashtra lnd a

Form Gl
(See Rule I D)

REPORT OF VALUATION OF IMMOVABLE PROPERTY (OTHER THAN AGRICULTURAL LANDS,

PLANTATIONS, FORESTS, MINES AND OUARRIES)

GENERAL

Since 1989

@

{

1 Purpose for which the valuation is made To assess Fair MarkelYalue as on 24.12.2024 for

SARFAESI Securitisation And Reconstruction Of Financial

Assets And Enforcement OI Security lnterest Act, 2002

Purpose.

1 Date of inspection 16.12.2024

3 Name of the owner / owners Mr. Ganesh Raiendra Gotad

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

sole ownership

Brief description of the property Addr6i: Residential Flat No. 206, 2o Floor, Building No

1, Wng - A, 'Akash Complex", Vasundhara Nagari, Village
- Kurgaon, Taluka - Palghar, Dislrict - Palghar, PIN Code -

401 50'1, State - Mdrarashtra, lndia.

Contaci Perlon :

Mr. Ganesh Mudaliar (Bank Representative)

Conlad No. 9820481312

6 Location, Street, ward no Village - Kurgaon, District - Palghar

7 Survey / Plot No. of land Mllage - Kurgaon New Survey No - 14/1+14/2201d Survey

No - 1411 &141212

8 ls the prcperty situated in residential/ commerciaU

mixed area/ Residential area?

ResidentialArea

I Classilication of locality-high class/ middle class/poor

dass
Middle Class

10 Proximity to civic amenities like schools, Hospitals,

Units, markel, cinemas etc,

All the amenities are available in the vicinity

11 l\,4eans and proximity to surface communication by

which the locality is served

Served by Buses, Taxies, Auto and Private Cars

LAND

Vostukolo Consultonts (l)Pvt. Ltd
VASTUKALA An ISO 90Ol : 2015 Cerlified Compony
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12 Area of Unit supported by documentary proof. Shape,

dimension and physical features

Carpet Area in Sq. Ft. = 4,l8.00
(Area as per Site measurement)
Cupboard Area in Sq. Ft. = 360.00

Balcony Area in Sq. Ft.= 58.00

Carpet Area in Sq. Ft. = 350.00
(Area A3 Per Agreement for sale)

Built Up Area in Sq. Ft. = 385.00
(Carpet Area + l0%)

13 Roads, Skeets or lanes on which the land ls abutting Village - Kurgaon, Taluka - Palghar, District - Palghar, Pin -
PIN Code - 401 501

14 lf freehold or leasehold land Free Hold.

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

and lerms 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

16 ls there any restnction covenanl ln regard to use of
land? lf so, attach a copy of the covenant.

As per documents

17 Are there any agreements of easements? lf so, aftadr

a copy of the covenant

lnformation nol available

18 lnformation not available

19 Has any mntflbution been made towards development

or is any demand for such contnbution slill

outstanding?

lnformation not available

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

acquisition by govemmenl or any statutory bodp Give

date of the notification.

No

N,A,

IMPROWMENTS

22 Attach plans and elevatrons of all structures standing

on the land and a lay-out plan.

lnformation not available

Furnish technical details ol the building on a

separate sheet (fhe Annexure to this form may be

used)

Attached

ls the building owner occupied/ tenanted/ both? Vacant

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

N.A.

Does the land fall in an area included in any Town

Planning Scheme or any Development Plan of

Govemment or any statutory body? lf so, give

Partrculars.

Attach a dimensioned site plan



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

Fully Vacant

What is the Floor Space lndex permissible and

Percentage actually utilized?

Floor Space lndex permissible - As per Local norms

Percentage aclually utilized - Details not available

td RENTS

(0 Names of tenants/ lessees/ licensees, etc Vacant

(iD Portions in their occupation Fully Vacant

(iii) Monthly or annual renUcompensation/license

fee, etc, paid by each

3,700.00 (Expected rental income per month)

(iv) Gross amount received for the whole property N.A.

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

N.A.

28 ls separate amount being remvered for the use of
fixtures, like fans, geysers, refrigerators, cooking

ranges, built-in wardrobes. elc. or for services

charges? lf so, give details

N,A

29 Give delails of the water and eleclricity ciarges, lf any,

to be borne by the owner

N. A.

30 Has the tenant to bear lhe whole or pa of he cost
repairs and maintenancr? 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.

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

N, A.

JJ Who has to bear the cost of electricity charges for
lighting of common space like entrance hall, stairs,
passage, compound, etc. owner or tenant?

N. A.

u 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 available

Jb ls any dispute between landlord and tenant regarding
rent pending in a court of rent?

N. A,

37 Has any standard rent been fixed for the premises

under any law relating to the control of rent?

26 s4rEs

37 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

Valuation Repo(r CB / Kalyan Khadakpada Branch / [,1r. Ganesh Rajelldra cotad(013190/2309757)

Since 1989
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What is the amount of property tax? Who is to bear it?

Give details with documentary proo{

N. A,

o

Vqstukolo Consultonts (l) Pvt. Ltd.
VASTUKALA



38 Land rate adopted in this valuation

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

the basis of aniving al the land rate

N,A

40 COST OF CONSTRUCTION

41 Year of commencement of construction and year of
completion

Year of Completion - 2017 (Approx.)

42 N, A.

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

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

documentary proof,

N.A

Remark:

As per Site lnspection, Actual Total Carpet area 418.00 Sq. Ft. (lncluding Carpet Area - 360 Sq. Ft. & Balcony Area

in Sq. Ft. - 58.00) is more than Carpet Area 350.00 Sq. Ft. menlioned in he Agreement for Sale provided to us. We

have considered area mentioned in the Agreement for Sale, Hence, to give proper weightage to the value of the
property, higher rate i.e., 5,100/- per Sq. Ft. on Carpet Area is considered

Page 6 of 21

PART II. VALUATION

Under the instruction of Cosmos Bank, Kalyan Khadakpada Branch to assess Fair Market Value as on 24.12.2024 lor
Residential Flat No. 206, ?d Floor, Building No 1 , Wing - A, 'Alrarh Complex', Vasundhara Nagari, Village - Kurgaon, Taluka -

Palghar, District - Palghar, PIN Code - 401 501, State - Maharashtra, India belongs to llr. Ganerh Rajendra Gotad.

Location
The said building is located at Village - Kurgaon, Ialuka - Palghar, District - Palghar, PIN Code - 401 501. The property falls in

Residential Zone. lt is at a traveling distance 7.9Km from Boisar Railway Station.

Since 1989

@

{

1) Copy oI Agreement for sale N0.3570/2021 Dated 11.05.2021 between M/s. Lxmi lnfra(The Builder) And Mr. Ganesh

Rajendra Gotad(Ihe The Allottees),

2)

3) Copy of Approved Building Plan No.BS / BP / Kurgaon / Palghar / S. No. 14/1 & 14l2l2lNR Palghar / 310 Dated
'1 8.03.2014issued by Town Planner , Palghar (As Download from RERA Site),

4) Copy of Completion Certilicate Dated 06.03.2021 issued by Vastushilp Associates.

Vostukolo Consultonts (l) Pvt. Ltd.
An ISO 9001 : 2015 certilied compony

N, A. as the property under consideration is a Residential

flat in a building, The rale is considered as composite rate.

What was the method of construction, by contracUBy

employing Labour directly/ both?

N. A.

Valuation Report CB / Kalyan Khadat(pada Brcnch / Mr. Ganesh Raiendra coiad(013190/2309757)

GENERAL:

We are in receipt of the followinq documents:

Copy of RERA Certificate No,P99000006053 Dated 09.09.2021 issued by Maharashtra Real Estate Regulatory

Authority.

VASTUKALA
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Buildino
The building under reference is having Part Ground + Parl Stilt + 3 Upper Floors. lt is a R.C.C. Framed Structure with 9" thick

extemalwalls and 6'Thk. Brick lr,4asonery walls. The external condition of building is Good. The building is used for Residential

purpose. 2nd Floor is having 6 Residential Flat, The building is without lift,

Residential Flat:

The Residential Flal under reference is situated on the 2"d Floor The composition of Residential Flat is 1 Bedroom + Living

Room + Kitchen + Bathroom + WC + Passage + 3 Balcony.(i.e., l BHK) This Residential Flatis Vitriried Tile Flooring, Teak

Wood Door frame with Solid flush door, Powder coated Aluminum sliding windows, Concealed plumbing with C.P. fittings.

Concealed Electrical wiringetc,

n24

Deduct Depreciation:

(Area of property x market rate of developed land & Residential premises as on 2024 - 2025 published in The lndian Valuer's

Directory and Reference Book for purpose of valuation. - Depreciation)

Taking into consideration above said facts, we can evaluate the value of Valuation Report of Residential Flat No. 206, 2o Floor,

Building No 1, Wing - A, "Akash Complex", Vasundhara Nagari, Village - Kurgaon, Taluka - Palghar, District - Palghar, PIN

Since 1989

(

{r

The Carpet Area of the Residential Flat 350.00 Sq. Ft

2017 (Approx.)Year of Construction ol the building

Expected total life of building 60 Years

Age of the building as on 2024 7 Years

Cost of Construction 385.00 Sq. Ft. X { 2,200.00 = { 8,47,000.00

Depreciation {(100 - 10) X (7 / 60) 10.500/0

Amount of depreciation { 88,935.00

Guideline rate obtained from the Stamp Duty Ready

Reckoner for new property
t 41,490/- per Sq. M.

i.e. t 3,855/- per Sq. Ft.

Guideline rate (after depreciate) { 38,842- per Sq. M.

i.e. { 3,609/- per Sq. Ft.

Value of property 350.00 Sq. Ft. X t 5,100 = 117,85,000

Total Value of property as on 24th December 2024 117,85,000.00

T
TI
E

I

Fair value ol the property as on 24th December 2024 t 17,85,000.00. t 88,935.00 = t 16,96,065.00

Total Value of the property t 16,96,065.00

The realizable value of the property t14,41,55s.00

Distress value of the property t11,87,246.00

lnsurable value ofthe property (385.00 X 2,200.00!, t8,47,000.00

Guideline value ol the property (385.00 X 3509.00) t13,89,465.00

VASTUKALA An ISO 9O0l : 2015 Certified Compony

@

Vostukolo Consultonts (l) Pvt. Ltd.
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Code - 401 501, State - l/aharashtra, lndia for this particular purpose at t '16,96,065.00 (Rupeea Sixteen Lakhs Ninety Six

Thousands Sixty Five Only) as on 24th December 2024

NOTES

l, Sharadkumar Chalikwar with my experience and ability to ludgment I am of the considered opinion that the fair market

value of the property as on 2tlth December 2024 is t 16,96,065.00 (Rupees Sixteen Lakhs Ninety Six Thousands
Slxty Five Only) Value varies with time and purpose and hence this value should not be referred for any purpose other

than mentioned in this report.

2. This valualion is done on the basis of information, which the valuer has oblained by information provided by the client

about the premises and location of the surrounding 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 tille and other such related matters

For that purpose Latest Legal Opinion should be sought.

Since '1989{r Vostukolo Consultonts (l) Pvt. Ltd
VASTUKALA An ISO 900,l :2015 Certified Compony
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PART III- VALUATION

l, hereby declare that

a. The informalion fumished in parl I is lrue and corect 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

Page I of21

@

{

1 No. of floors and heighl of each floor Part Ground + Part Stilt + 3 Upper Floors

2 Plinth area floor wise as per lS 3361-1966 N.A. as the said ptoperty is a Residential Flat Situated on /
Floor

3 Year of construction 20'1 7 (Approx.)

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

& strudural repaiF
4

Type of construction- load bearing wdls/RCC
frame/ steel fiame

R.C.C. Framed Structure(

Type offoundations R.C.C. Foundation6

7 Walls All extemalwalls are 9" thick and partition walls are 6'Thk
Brick Masonery.

I Partitions 6' Thk. &ick Masonery.

I Doors and Windows Teak Wood Door frame with Solid flush door, Powder coated

Aluminum sfiding wndows, .

10 Flooring Vitrifi ed Tile Flooring.

11 Finishing

12 Roofing and tenacing R. C. C. Slab

13 No

14 (i) lnternal wiring - surface or conduit

(iD Class of fittings: Superior/Ordinary/

Poor.

Concealed plumbing with C.P. fittings. Concealed

Electrical wiring

I

I

VASTUKALA An ISO9001 :2015 Cerlified Compony

Cement Plaslering.

Special architeclural or demrative features, if any

Vostukolo Consultonts (l) Pvt. Ltd.



Valuation Reportr CB / Kalyan Khadalpada Braflch / Mr. Ganesh Rajendc Gotad{o13190/2309757)

Technical details

Page 10 or 21

Main Building

15

(D No, of water closets

(ii) No. of lavatory basins

(iir) No. of urinals

(iv) No. of sink

installationsSan As per Requirement

to Class of fittings: Supenor 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 lrfts and capacity Not Provided

19 Underground sump - capacity and type of
construction

RCC Tank

20 Over-head tank

Location, capacity

Type ol construction

RCC Tank on Tenace

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

lt Roads and paving within the compound

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

23 Sewage disposal- whereas connected to public

sewers, if septic tanks provided, no. and capacity

Connected to Municipal Sewerage SystemI

@

{
Since 1989

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 90Ol : 2015 Certitied Compony
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Valualion Repon: CB / Kalyan Nhadakgada Branch / Mr. Ganesh RaFldra Goted(013190/2309757)

ActualSite Photoqraphs

Since 1989

o

{ Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA
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Valuatio0 Report CB / Kalyan Khadakpada Branch / Mr. Ganesh Raiendra Gotad(o13190/2309757)

ActualSite Ph ra hs

Since 1989

Page 12 of 21
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Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9001 :20I5 Certified Compony
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valuatioo Repod; CB / Kalyan Khadakpada Brand / irr. Ganesh Raierdra Gotad(013190i 2309757)

Route Map of the propertv

Note: Red Place mark shows the exact location of the property

Lonoitude Latitude:'19"50'7.8'l{ 72'42'35.8"E

Note: The Blue line shows the route to sile distance lrom nearest Railway Station (Boisar - 7.9Km).

Since 1989

Page 13 of 21
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Valualion Repo.t: CB / Kalyan Khadakpada Brdnd / Mr. Ganesh Rajendr Gotad(013190230S757)

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

Floor on which flat is Located Rate to be adopted

a) Ground Floor / Stilt / Floor 1000/o

b) First Floor 95%

Since 1989

@

{

Department of Registration and Stamp ffiqErift'fu)rrrr
Government of Maharashtra F6r(Tg{ns{

Annual Statement of Rates Ver. 2.0
( arunr{qilTtqro 3{r{ff2.0 )
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Stamp Duty Ready Reckoner Market Value Rate for Flat

Decrease by 10% 0n Flat Located on 2d Floor 4610

41,490.00 Sq. Mtr. 3,855.00 Sq. Ft.

Stamp Duty Ready Reckoner Market value Rate for Land (B) 3660

The difierence between land rate and building rate(A-B=C) 37,830.00

Percentage after Depreciation as pertable(D)

Rate to be adopled after considering depreciation [B + (C X D)l 38,842.00 Sq. tltr. Sq. Ft.

Vostukolo Consultonts (l) Pvt. Ltd.
VASTUKALA An ISO 9OO l :2015 Certilied Compony
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Ready Reckoner Rate

i

46100

Slemp Duty Rerdy Reckoner artet Value Rate (Afrer

lncreasdDecrease) (Al

3,609.00



Valuatioo Report CB / Kalyan Kiadakpada Blanct / Mr. Gan6h Raiendra Gobd(0131902309757)

Since 1989

Page 15 ol 2l
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90%c) Second Floor

85%Third Floord)

80%Fourth Floor and abovee)

Value in percent after depreciationCompleted Age of Building in Years

C6sed Building, Half or Semi'Pukka
Structure & Kaccha Structure.

R.C.C Structure / othel Pukka Structure

100%100%0 to 2 Years

95%95%Above2&upto5Years
After initial 5 year for every year 1.5%

depreciation is to be considered. However

maximum deduction available as per this shall

be 850/o of Market Value rate

After initial 5 year for every year 1%

depreciation is to be considered. However

maximum deduction available as per this shall

be 70% ol Market Value rate

Above 5 Years

VASTUKALA An ISO 9@l : 2015 C€rtified ComPonY

Vostukolo Consultonts (l) Pvt. Ltd.



Aakash Complex, Boisar

Sou rce square yards

Middle

Carpe{ Built Up Saleable

Area u7.00 381.70

Percentage 11Yo

Rate Per Sq. Ft. t5,184.00 14,713.00
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Property Aakash Complex, Boisar

Source https://www.Propertypistol.com/

Floor Mlddle

Built Up Saleable

Area 347.00 381,70

Percentage 11Vo

Rale Per Sq. Ft. {5,184.00

i
PPOPIRTY

lrmi Akosh Compler INR 17.99 tocs

f a

I

Aboul Lrmi Alosh Compler Boisor

R..('Y rO mavr h ra.ci!r6l e

II [a

Valuaron Report CB / Kalyan Khadakpada Branch /Mr. Ganesh Rajendra Gotad(01 3190i 2309757)

Since 1989

Page 17 d 21

ri

{r
VASTUKALA An ISO 9OO I : 20 1 5 Certified Compony

Carpet

{4,713,00

t :==.1

--t \
a

} iE* II

ll,

Price lndicators

Vostukolo Consultonts (l) Pvt. Ltd.



Property Padmavali Compiex, Boisar

Source lndex no.2

Floor 1st

Carpel Built up Saleable

Area 290.00 319.00

Percentage 10t

Rate Per Sq. Ft. 14,841.00 {4,401.00
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Property Balaji Complex, Boisar

Source lndex no.2

Floor

Carpel Built Up Saleable

Area 419.00 460.90

Percentage 100/o

Rate Per Sq. Fl. {4,773.00 {4,339.00
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DEFINITION OF VALUE FOR THIS SPECIFIC PURPOSE

This exercise is to assess Fair Market Value of the property under reference as on 24th December 2024

The term Value is deflned as:

'The nost probable price, as of a specilied date, in cash, terns equivalent to cash, or in other precisely revealed

terns for which the specified propely rights would sell after reasonable exposure in a conpetitive market under all
conditions requisite to a fair sale, with the buyer and seller each acting prudently knowledgeably and for self interest

assuming that neither is under undue duress".

Fundamental assumplions and conditions presumed in this definition are:

UNDER LYING ASSUMPTIONS

1. We assume no responsibility for mattec of legal naure afiec{ing $e property appraised or the title thereto, nor

do r,re render our opinion as to the tife, wttich is assumed b be good and marketable.

2. The property is valued as though under rcsponsible ouletship.

3. lt is assumed thal there are no hidden or unappamnt conditions of the subsoil or shucture that would render it

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

requked to discover such factors.

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

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

rates.
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'l . Buyer and seller are motivated by self-interest.

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

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

4. Payment is made in cash or equivalenl or in specified financing terms.
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DECLARATION OF PROFESSIONAL FEES CHARGED

We hereby declare that, our professional fees are not contingent upon the valualion 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 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 property

premises can be assessed and valued for banking purpose as on day for t 16,96,065.00 (Rupler Sineen Lakhr ltlinety Sir
Thourands Slxty Flvc Only).

For VASTUKALA CONSULTANTS (l) PVI. LID.
Sharadkumar *:1iT**.Y1*1fr:* \

o vstui.L co.unrnB 0, P{ lld" \\Chalikwar H;X3;i:::ffi*'. \\i,.(r\
Direclor Auth. Sign.

Sharadkumar Chalikwar

Go(. Reg. Valuer

Chartered Engineer (lndia)

Reg. No. [N]C.C.l.T/l -'141522008{9

Cosmos Bank Empanelment No.: HO/CREDII/67Efi 920
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