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. tate Bank of India 

aJ\NK·~D 
aRANCI-I: - , 

Date ........................ . 

05.04.2021 

VALUATION REPORT (IN REPECT OF LAND/ SITE AND BUILDING) 

GENERAL .. 
c.
0
r which the valuation 1s made 

Purpose 11 

a) Date of inspection . . 

b) Date on which the valuat10n 1s made 

List of documents produced for perusal 

To find out fair Market value 

05/04/2021 

05/04/2021 

Photo state copy of sale deed was produced for verification and according to it the deed is registered with 

Sub Registrar Muzaffarnagar. Vide Bahi no. 1, Zild no. 5930, Pg. no. 293 - 324, Serial no. 14095, Dt. 

23112/20 10. 

4. Name of the owner(s) and his/ their address 

(es) with phone no. (details of share of each 

owner in case of joint ownership) 

Shri Sallaudeen S/o Shri Ashraf Ali, 

Rio Village Dhandhera, Pargana Tehsil & Dist -

Muzaffarnagar 

Ale- Maan Rollin Mill 

5. Brief description of the property Residential house 

1
6_· 1,L:-;--o_ca~t~io_n~o

7
fp'.._1-:-·o~pe..:.:rt~y:'..._ __________ w Khasra no. 384 M, Village Dhandhera, Pargana 

a) Plot No. / Survey No. Tehsil & Dist - Muzaffarnagar 

b~)"D~o-or--::N~o-. --~...::....:_ _______ .j..__. 

T.S. No. I Village 

Ward I Taluka 

andal I District 

ddress of the property 

n 

I Area 

I Area 

rea 

Clrcular R ~-------_.; 
Oad 'N 

ay Bazar ' ear Hanuman Chowk, 

121.264{9Meerut Cal'ltt. 

Dist. Muzaffarnagar 

Refer Pt. no. 6 (a+b+c) 

Dist. Muzaffarnagar 

Yes 

No 

No 

Delhi Office : 

Ground Floor, South Ex. Part-1, 

H-68, Lower II sweets New Delhi-110049 

Near Benga Ph: : +91-11-41733312 

Mob. : +91-9999059658 

ar.prakharJain@gmall.com 



. ~· J9iJ1 •oved Valuer 
~· J\pPI 
{J<f 

1: Registration No. 
I : 

M RT/Cat.-A/ A-40/2002 

•[Jcation of the area c1ass1 -----------------
---T--------------.. ~ J-ligh / Middle I Poor 

l/2(Jrbw I Semi Urban/ Rural - Poor 

i J.--rn~nder Corporation limit / vi llage p 1 -;-;--
1

_ r,R~u:;-:-ra
0
l-:-::-:-:------------! / ' Co O 

anc1ayat/ 
10 1·ty Within Village Panchayat Dhandhera Municipa I 

V Whether covered under any State /central Govt. 
1

• enactments (e.g., Urban Land Ceiling Act) or notified 
N.A 

, 1 cantonment area. :r I area 

~ In ca~se:-;i;t 1is· saa;n ~agrgriiic~utlltutmraaII1Iian~dfamnny~cxo~n~v~er~sT;io~n~t;:-o --i--h;--:----_________ _j 
I N.A 

house site plots is contemplated 

'-- I3oillldaries of the property 
). 

L--- North 

-South 

West 

J Dimensions of the site 

North 

South 

East 

As Per Actual 

11 - 4½ wide private personal passage 

Open Plot of Shri Ashraf Ali 

Property of Shri Ashraf Ali 

19' - O" wide Road 

A B 

As per deed As Per Actual 

80'-0" 94'-0" 

80'-0" 81 '-9" 

45' -0" 50' -3" 

45'-0" 54'-6" 

....... [W~~e~

st

;;i;;;==========================~t=t
3
~
3
~
4

Ji.~4-0~0/~Sq.qi.~m~tr~;;;1=~=42=1~.3=0~S~q=·~m=t~

1

=· =~ Area in Sq. mtr. 
29

.4
4

8727, 77.769727 fGj-

~oordinates 
42

1.30 sq. mtr. 
~ of the site • 

334
.40 sq. mtr. (As per deed) 

Extent of the site considered for valuation -

pge2 

L 



., .c1v:11t1l'I' 

Rcgi trotion No, 
M R1 /Cot,-A/ A•40/2(J02 

cupicd by 11H} ow11t:r / IL'IH111l '/ II ,,l c,;npl i;d 1 
'11cr oc >Y 

1111ct . • i,ow Jong? Roni l'ecu iwcl per 111011 111 
t since . 

1t0011 ' cn~rHSTrCS OF 'l'IIIC 81'1'1~ ---==1~,1===--===---=='-===--

([lt\JV\ , -
•r. ation of Jocal,ty 

·1oss11 1c • -
l nt of surrounding arcn 

neveloprne -------
.. ~ frequent noodi11g / sub-merging 

ioss1b1 I•; . . . . • 
. ·i·ty to the c1v1c amcn 111cs like School, l lospilal 

r easrbl I ' 

top 
Market etc. 

suss '-------:-;--;-:::---:-:-:-----l 

I f 
land with topographical Conditions. 

Leve o 
~ & type of land 

rypeofuse to which it can be put 

AnY usage restriction 

ls plot in town planning approved layout? 

Comer plot or intermittent plot 

Road facilities 

Type of road avai lable at present 

Width of road - is it below 20' or more than 20' 

ls it a Land - Locked land? 

Water potential ity 

Underground sewerage system 

lsPowersupply is available in the site 

Advantages of the site 

Sp . 
ecial remarks, if any like threat of acquisition of land 

for pub!' . ics service purposes road widening or 
applicab'I' 
co I rty of CRZ provisions etc. (Distance from sea 

aSVtidal I 
1

- evel must be incorporated) 

I )(;V<.;luprng 
-------------t 

l<ctnnL<.; 

Within 8 IO Y .M. Radius 

Leveled 

Irregular, Freehold 

Residential I louse 

N.J\ 

No 

Corner 

Yes 

BT 

Less than 20' wide 

N.A. 

Through own sources 

No 

Yes 

Normal site 

No 



111
111 ed Valuer 

, prov 
,\P 

~~----
tiotl of land) 

\(yo!Llil 

f plot 
~il~O 

Registration No. 

MRT/Cat.-A/A-40/2002 

I t south 
,ort 10 

---------- Refer Pg. no. 2 
. t&VJest ----. I _I ____________ _J 

~:is 
,tent of the plot 

rota! ex 
. 
1
•
111

a market rate (Along with details/ referenc f 
preva1 i, e o 

t two latest deals/transaction with respect to 
st leas 

334.40 sq. mtr . 

Rs. 2500-2600/ sq. mtr. 

. nt properties in the areas) 
adJace 

G
uidelin;e;ra;ute~o;i;b~taJiin;e~dftihromm~th;e1R~e~g~is;titriafr'ss oo;firnr11c;er(a;;-;n~+-t~~~----------j 

Rs. 2200/Smt + 15% extra for two side road 

evidence thereof to be enclosed) i.e. Rs. 2530/Smt (Code no. 1058, Pg. no. 21, 

Part - I, Schedule circle rate of Mzn) 

Assessed/ adopted rate of valuation Rs. 25501 sq. mtr. 

Estimated value of land Rs. 852720.00 

-B(Valuation of Building) 

Technical details of the building 

a) Type of Building (Residential / Commercial/ 

Industrial ) 

b) Type of construction (Load bearing /RCC/Steel 

Framed) 

c) Year of construction 

d) Number of floors and height of each floor including 

basement, if any 

e) Plinth area floor - wise 

D Condition of the building 

i) Exterior - Excellent, Good, Normal, Poor 

Interior - Excellent, Good, Normal, Poor 

Residential 

Spread Step 

2011 , Remaining life -SO Yrs 

GF-10'-6" 

GF -150.84 sq. mtr. 

Normal 

Normal 



Date of issue and validity of layout of 

approved map/ plan 

Approved map/plan issuing authority 

Whether genuineness or authenticity of 

approved map or plan is verified 

Any other comments on authentic of 

approved plan 

. ns of construction (floor-wise) in respect of 

·ificat10 

Superstructure 

Joinery/ Doors & Windows (please furnish details 

about size of frames, shutters, glazing, fitting etc. and 

specify the species of timber) 

RCC Works 

Plastering 

Flooring, Skirting, dadoing 

Special finish as marble, granite, wooden, Paneling, 

grilles etc. 

Roofing including weather proof course 

Drainage 

Compound Wall 

Height 

Length 

Registration No. --J 
MRT/Cat-A/ J\-40/20d 

No details avai lable 

Ground floor 

Spread Step 

N.A 

B/w in cement sand 

mortar 

Wooden 

N.A. 

Walls & celling 

PCC 

Nil 

RCC 

Proper 

. 08' 

• 29.27 Rmt 

Other floors 

N.A 

N.A. 

N.A. 

N.A. 

N.A. 

N.A. 

N.A. 

N.A. 

N.A. 

N.A. 

B/w in cement sand mortar 



( 

J11iO • ved Valuer 
}PptO 

gtcctrical Installation 

Type of wiring 

ctnss of fitti ng (superior / ordinary/ poor) 

Number of light points 

ints 

plug points 

Plumbing installation 

No. of water closets and their tYPe 

b) No. of wash basins 

c) No. of urinals 

d) No. of bath tubs 

e) Water meters 

Q Any other fixtures 

Registration No. 

MR'I /Cat.-N A-40/2002 

· Internal wiring 

• Ordinary 

• 05 no. 

• 02 no. 

• 01 no. 

Nil 

01 no. 

01 no 

. Nil 

. Nil 

Nil 

Nil 

Details of valuation 

Particula 

rs of 

item 

floo 

She 

Plinth 

Area 

(sq. 

mtr.) 

150.84 

Roof 

height 

10' -

O" 

Age of Estimated 

building replacement 

rate of 

construction 

Rs. (in per sq. 

~ 

10 Yr 6000.00 

Replacement Depreciation Net value 

cost @ after 

Rs. 15% depreciation 

Rs. 

905040.00 135756.00 769284.00 

769284.00 



J:1i~ . ved Valuer 
,\PPJO Registration No. 

MRT/Cat.-NA-40/2002 

. tems 

~~=========--T,--~A~m~o~u!_!!n~ti!in~Rs~,L------, 

~~~t~do~o~r=~~:====---t-t-==:=:~jN~ilt=====J 
dah with steel rills Ordina 

r tank -500 Ltr PVC Nil 

llapsible gates Nil 

Nil 

Nil 

A01enit~ie';:J.s'....--- -----------,-r-~A~m~o~u~n~t_!!in~Rs~,L ---------, .. o 

\\'ardrobes As per need value is included in plinth area 

rates 
1 no. Modular Kitchebn ahrt GF & FF Same 

;rail ti les in toilet. + at o_om Same 

, ble; ceramic tiles floormg Same 
~,ar . 

I terior decorat10ns Same 
n • k 

Architectural elevation wor Same 

Paneling work Same 

Aluminum works Same 

Aluminum hand rails Same 

false ceilin Same 

Same Total 

-E (Miscellaneous 

Separate toilet room 

Separate lumber room 

Se arate water tank/ sum 

Trees, ardenin 

Total 

-F (Services 

gs 

an gem en ts 

ements 

-Lis 

s etc. 

(Amount in Rs.) 

Nil 

Nil 

Nil 

Nil 

Nil 

Included in linth area rates 

Included in linth area rates 

25000.00 

Included in linth area rates 

Included in linth area rates 

Included in linth area rates 

25000.00 



I<cgistration No. 

MIG /Cat.-NA-40/2002 

Total abstract of ti . 

-;--------- le entire propcrtt 

Rs. 852720.00 

Rs. 769284.00 

Rs. 

Rs. 

Rs. 

Rs. 25000.00 

Total 
Rs. 1647004.00 

Say 
Rs. 16.47 Lacs 

i/uation: Here the a~proved valuer should discuss in detail his approach to valuation of property and indicate 

me value has been arr~~ed at, s~ppo~ed by n~cessary calculations. Also such aspects as i) Salability ii) Likely 

values in future and rn) Any likely income 1t may generate may be discussed) . 

• ph of owner I representative with property in background to be enclosed . 

. ,shot of longitude I latitude and co-ordinates of property using OPS/Various Apps I Internet sites. 

flsultof my appraisal and analysis to is my considered opinion that the 

I market value of the above property in the 

lion with aforesaid specification is 

b/e value of the above property is 

Dec/ar f 
AIOd 

I 
a ion from the valuer in Format E 

Pho/ code of conduct for valuer 

ograph + Key Plan of the property. 

Muzaffarnagar 

OS/04/2021 

Rs. 16.47 Lacs 

Rs. 13.00 Lacs 

Rs. 11.50 Lacs 

Rs. Sixteen Lacs & Forty Seven 

Thousand only. 

Rs. Thirteen Lacs only. 

Rs. Eleven Lacs & Fifty Thousand 

only. 



111
j11 • ved Valuer 

I p10 
}P 

Registration No. 

MR1 /Cat.-A/A-40/2002 

d has inspected the property det .
1 

. 
,rsigne a1 ed in the Yalu . 

,11. I at the realizable value of the prop ·t . at1on report dated 
,ti~Jtl er Y IS Rs. _____ on ____ . We 

· ----(Rupees 
--------

Signature 

(Name of the Bra h M 
nc anager/ Cluster Head with official seal) 

Declaration from the valuer in Format E (Annexure II of The Policy on Valuation of Properties and 

Empanelment of Valuers) . 

. Model code of conduct for valuer (Annexure III of The Policy on Valuation of Properties and Empanelment 

of Valuers). 



·p d Valuer 
~
1 ve 
ip1° 

that­
:r:IBit 

DECLARATION FROM y ALUERs 

Registration No. 

MRT/Cat.-AIA-40/2002 

Annexure B 

·on furnished i~ my v~luation report dated 
0510412 

. 

:',(111
8

tlh ve made an 1mpartiaJ and true valuation -f th 
0211s true and correct to the best of my knowledge 

,-J/ld I a 

o e property. 

• •· . tor indirect interest in the property valued 

d1rec 

· 

1(1i} 

· JI inspected the property on 05/04/2021 Th . 

~ona Y 
-----..;.;.~:.!: e work is not sub-contracted to any other valuer and 

:;by myself. 

Loen convicted of any offence and sentenced to a term of I . 

.,riot 1/\> 

mprisonment; 

t·•,ot been found guilty of misconduct in my professional capacity. 

d the Handbook on Policy, Standards and procedure for Real Estate Valuation 2011 of the IBA and this 

.rea onformity to the "Standards" enshrined for valuation in the Part-B of the abo:e handbook to the best of 

plJJC 

~'If 

read the International Valuation Standards (IVS) and the report submitted to the Bank for the respective 

~ is inconformity to the "Standards" as enshrined for valuation in the NS in "General Standards" and 

·standards" as applicable. 

'!ebythe Model Code of Conduct for empanelment of valuer in the Bank. 

,eistered under Section 34 AB of the Wealth Tax Act, 1957. 

0 

the proprietor I partner I authorized official of the flfm I company, who is competent to sign this valuation 

~er. I hereby provide the following information. 

Background information of the asset being valued; 

Purpose of valuation and appointing authority 

Valuer Comment 

Residential House 

To find out fair market value, 

appointing authority- State Bank of 

India, SARB, Dehradun 

Identity of the valuer and any other experts involved in the 

va/uatio"n-------~=-:-:~:-::::--------/1~---------7 

D -

No 

isc/osure of valuer interest or conflict, if any; 

ER. S.K. JAIN 

D 

05/04/2021 

ate of appointment valuation date and date ofreport 

-- ' 

.PlrlllO 



d Valuer 
ve · 

and/or investigations undertaken-
) 

sources of the information used 
O 

•. l' d 
e 1e upon 

s adopted in carrying out the valuation and valuation 

followed 

Restrictions on use of the re o_rt, if any; 

Major factors that were taken mto account during the valuation. 

Caveats, limitations and disclaimers to the extent they explain or 

elucidate the limitations faced by valuer, which shall not be for 

the purpose of limiting his responsibility for the valuation report. 

:~904/2021 

: Muzaffarnagar 

Registration No. 
MRT/Cat.-A/ A-40/2002 

05/04/202 l 

Through oral enquiries from 

neighbours 

Land + building method which is 

more appropriate + justified 

Only for bank ur ose 
We follow land + building method 
which is more appropriate+ 

justified method 
Any amendment or any other aspect 
of report to be claim within 30 days 
from issue of report other wise we 
are not res onsible for the re ort. 

2 



i~ d Valuer 
11 

10
ve 

\rP 

MODEL CODE OF CONnu ,, -~-----------
. . . -.___ Cl liOR VA LUl~RS 

Rcgisln1tio11 No. 

MHT/Cat.-;\/;\ 40/2002 

{Adopted 111 lme with Companies (R . . 
egistercd Val 

. . ' uers at1ci Valuation Rules, 2017)} 
anelled with bank shall strictly adhere to ti fi . 

,.Pe111P 1e ollow1ng code of conduct: 

~ an 
d Fairness 

1 11 in the conduct of his/its business, follow h • h . 

•

1

.

51

:i~its clients and other valuers. tg standards of integrity and fairness in all his/its ,,11th 

hall maintain integrity by being honest strai htfor . 

_;rs ' g Ward, and forthnght in all professional relationships. 
hall endeavor to ensure that he/it provides true d d . 

,,s. an a equate information and shall not misrepresent any iiiuat1ons. 

JJShall refrain from being involved in any action that would bring disrepute to the profession. 

trshall keep public interest foremost while delivering his services. 

i nal Competence and Due Care 

idall render at all times high standards of service, exercise due diligence, ensure proper care and exercise 
en! professional judgment. 

·lei ~all ca,ry out pro fess i onal services in accordance with the relevant technical and professional standards 
·)bespecified from time to time 

ltir~all continuously maintain professional knowledge and skill to provide competent professional service 
up-to-date developments in practice, prevailing regulations/guidelines and techniques. 

iltpa~tion of a valuation report the valuer shall not disclaim liability for his/its expertise or deny his/its 
""• except to the extent that the ~ssumptions are based on statements of fact provided by the company or its 
orconsultants or information available in public domain and not generated by the valuer. 

iluer_shal[ not carry out any •nstruction of the client insofar as they are incompatible with the requirements of ., obJectiv• . I 

tty and independence. 

·iluer h ·ct . 
e 

8 

all clearly t t h. 1. ht ·ces that he would be competent to prov1 e and the services for l\'ould b s a e to 1s c 1ent t e serv . 
1
. h 

e re\yi e. sionals or for which the c 1ent can ave a separate arrangement tvaluers ng on other valuers or pro1es . 

· ~pproved ~ 

~

\ q/(1, 

0 ~ 

k. /i· -­'~·aw,,. 

)2 



d pisclosure of Interest 
ce 911 

,,1eO • b' . . . 

Registration No. 
MR1 /Cat.-A/A-40/2002 

II 
act with o ~ecttv1ty m his/its . . 

sha b' t1· ptofess10 I l nee of any ias, con tct of inter na dealin gs b . reSe . . est, coer . Y ensunn th h' . 
neP ,,aJuat10n assignment or not. cton, or undu . fl g at is/its decisions are made 

~e v e ,n uenc f' _JtO e O any party, whether directly 

ha
ll not take up an assignment if he/it . rs or any of h' ;· 

1ue the company. 1s its relative . . ~on to s or associates is not independent in terms 

ha
ll maintain complete independence 1· h' 1. , er s 

1 
• fl n 1s its pr £ • ~ dependent of extema m uences. o ess1onal relationships and shall conduct the 

310 

hail wherever necessary disclose to the cl' t . ~uers . d · ien s, possible .d·ng unb1ase services. sources of conflicts of duties and interests 
~11 I · ' 

r shall not deal in securities of any subject com ft . 
Ji fhis/its association with the valuation and· pany: er any lime when he/it first becomes aware of the 
\~bition of Insider Trading) Regu Jations' 

201 t0
:c;r tee w,

th 
the Securities and Exchange Board of 

1f11 t • ' tI t e time the valuation report becomes public 

~is earlier. ' 

,]uer shall not indu lge in "mandate snatching" or offering "convenience valuations" in order to cater to a 

)Of client's needs. · 

J11independent valuer, the valuer shall not charge success fee (Success fees may be defined as a compensation 
i!le paid to any third party for successful closure of transaction. In this case, approval of credit proposals). 

m
1

fairness opinion or independent expert opinion submitted by a valuer, if there has been a prior engagement 

onnected transaction, the valuer shall declare the association with the company during the last five years. 

llluershall not use or divulge to other clients or any other party a?Y confide_ntial information ~bout the subject 

_1, which has come to his/its knowledge without proper and specific authonty or unless there is a legal or 

ion I · h a ng tor duty to disclose. 

a!ion M anagement 
luer h . t mporaneous records for any decision taken, the reasons for 

led ', ~II ensure that he/ it maintains ~tten ~n e rt of such decision, This shall be maintained so as to 

,iy::sion, and the information and ev1de~ce 10 ~~~: propriateness of his/its decisions and actions, 

ab\e a reasonable person to take a view on p . 
\ ~pproved ~It ✓ , 

c.:? ~ 

* ~ ?v 
' --i ..,_, K aw 
~ 

page 13 

002 



f 
Registration No. 
M RT/( 1 at.-A/ A-40/2002 

~'--! .(· 

~ ~. [;l1ID '1;. ..... :. ~ [l'JJ-~ ~--

Khasra no. 384 M, Village obandhera. pargana Tehsil & Dist - Muzaffamagar 



IJ 

-d Valuer Registration No. 

v MRT/Cat.-A/ A-40/2002 - ------------====--L.,oc11tion 

f,- 29.448727,77.769727 
-

Foos Wali Masjid la:. 
~~~y 

Jama Masjid ~ ~~..,,, 
~~ 

DhcH cth r 

£.f l?t 

Google 

' 

Krishnanchal Pulp ft 
And Paper ~vt T 

cJ;iWlli.1 <1 

Q"<-Q$"CM ... 

X 

440 KV Sul 
440i 

Upptcl 44C 

Substation, Jolly R< 
y_4l4lc!l~1"1qcl 
~~ 

G1 'ra s 

$ &RT 


