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Appendiy -
FORMAT OF vayu , |

ALION
SNo | Particulars
h - Introduction Content
1 Name of Valuer
. A Manmohan Maini
: Date of mspection :
| 3, | Date of Valuation September 08, 2022
4. Purpose of Val : September 09, 2022 |
t — T assess the present day fair market value of the property
for Bank purpose only. ( property already mortgaged with
K ' Name of Property e Bank ) , .
Owner’s (Details of Sh. Rajeev Tyagi s/o Sh. Attar Singh Tyagi
v Q
share of each owner
n case of joint & Co-
. Ownership) _ _
| E | Nme ﬂf_Bmkj_Fl as il]_‘l_phcahlc . Eunj{lh Naﬁonal @k‘ h,i_(._(" Dehra(lun
7. Name of Developer of the Property N.A.
( 1n case of developer built properties )
'8 Whether occupied by the owner Self occupied _
/ tenant? 1f occupied by tenant,
. sincehowlomg? e .
Il. Physical Characteristics of the Asset - - | _
8 | Location of the property in the city In Jakhan opposite to petrol pump, in John Gaon road
' second plot , Dehradun
" Plot No./ Survey No. Prop. no. 152-B
Door No. N.A.
T.S. No./Village N.A,
Ward / Taluka N.A.
' Mandal / District - Dehradun
|2 " Municipal Ward No. N.A.
3 " City/ Town - Dehradun
Residential Area/Commercial Area/Industrial Residential area
_ _ Area
4 Classification of the Area ‘
Metro / Urban / Semi Urban / Rural \'tban T



5. GO e

| m.mg lmder CO - S
0 ]

- Pancha a“Muni:P ration limit/ Village — .
(. Postal address of . Nagar Nigam S——— . | |
¥ S of the pl‘Oﬁe_'n'y_ L
hTf o Laﬁt_uae—vi&lgltudc s _ Prop. no. 152-B, Jakhan Rajpur road, Distt. Dehradun
| aite and Coordinates of the . | |
. :.a!ilude = 30.3646 —
S ongitude :- 78 06918 '

8. Are ’ |
. a of the plot/land ( supported by a plan ) |

! /;\ls !:cr old va!uatirm report of Panel valuer Arvind_KaE{i]l
<q - 3/7/2021 given by the Bank for reference ,Sale deed no.|
927 dt. 21/10/2014 = 628.20 sq.mts

9. Layout plan of the area

10 | is located n which the property |As per Master plan 2025
: Development of surrounding areas -
| . JI. —— s __'___rl_dlng;areas D
1L Details of Roads abutting the property M ZEI’F;EEF:_OM
= | Wheiher cover?d_““Fef_aﬁa_te_f Central No - N )

(A‘rovt. enactments (e.g. Urban Land Ceiling
ct) or notified under agency area /
_| scheduled area / cantonment area

13. | In case 1t 1s an agricultural land, any  No .
| conversion to
| __house site plots is contemplated 1
14. Boundaries of the property X ———B—-——
! As per Sale deed As per Actual
' North Prop. of Kapoor ,S.M. 133°-07 Same
South 30 ft. wide road & prop. of others  Prop. of others
' S.M.128°-0” thereafter Rajpur road
East Prop. of others, S.M. 79°-6" Same
West 25 ft. wide road ( Johri Gaon road )
S.M. 122°-6”
" Extent of site considered for valuation 628.20 sq.mts
(leastof 14 A& 14 B)
- 15. Description of Adjoining properties

Prop. of Kapoor ,S.M. 133°-0"

' North
' South Prop. of others thereafter Rajpur road, S.M.128°-0"
East Prop. of others, S.M. 79°-6"
West D5 ft. wide road ( Johri Gaon road ) , S.M. 122°-6"
"16. | Surveyno.ifany As above S
"17. | Type of building ( Residential / Commercial / Residential
I 4 | I— — N
"18. | Details of the building/buildings and  [*As per Annexure A"

' other improvements in terms of area, .

' height, no. offloors, plinth area ﬂoor wise,
year of construction, year of making

" alterations/additional constructions with

' details, full details of specifications to be
appended along with building plans and

! elevations _ S
19, Plinth area, Carpet area and Saleable area to [*As per Annexure A" B

be : PARRRNE TR - -




\
| mentioned seppa——
L edseparately and c!ariﬁed T — o o
e 1A e
| No e eee———
Lo L S i
‘ . Town Planning Parameters R
L Master plan provis |
plan provisions re| :
- Property in terms of lan:ieuastd . Residential =
2 | Date of issue & validi
alidi of v = .
approved map / Plan ¥ of Layout of MDDA Dehradun map approved vide no. 406/55/01 dt.
| 8/5/2002
3. | Approvedmap/ vlee ieei——— | -
- APproved map/ plan 1ssuing authority MDDA Dehradun
4. Whether gé_m_n’_t_ngness or;ﬁﬁeﬁa@ of B T E—
| approved map / plan verified o
% Any other comments by our empanelled  |No. - =
| valuers on authentic of approved plan
Z o e ——— R D e e
3 16 | Planning area/zone MDDA Dehradun
7. DCVelOment C_O_IITHTJS__—_——__‘_ MDDA Dehradun
8 Zoning regulations MDDA Dehradun
9. FAR/FSI permitted and consumed 0.472
10. Ground coverage 28.69%
| 11. Transferability of development rights if any, |[May confirm from Bank’s Panel Lawyer.
| Building
| bye-law provisions as applicable to the
’ property viz. setbacks, height restrictions,
12. Comment on surrounding land uses and Residential area
adjoining properties in terms of usage.
13. Comment on unauthorized constructions if ~ |No
any . - =}
=3 "14. | Comment on demolition proceedings ifany N.A.
15 | Comment on compounding/ regularization ~ N.A.
- proceedings , e B
" 16. | Comment on whether OC has been issued or [N.A.
R
'17. | Any other aspect
IV. | Legal Aspects )
| 1. | Ownership documents Sale deed
|




Names of Owner/s

(In case of Joint or Co-ownership, whether
the._sha_res are undivided or not?)

“Comment on d_l;éputef issues landlord with
tenant/statutory body/any other agencies, if
any in regard to immovable property.

Comment on whether the IP is independently
accessible?
- Title verification,

| Details of leases if any,

N.A.

Yes

I'o be obtained from Bank's Panel Lawyer

No
7. | Ordinary status of frechold or leaschold  [Freehold
. | including restriction on transfer, L -
8 ]I Agreements of easements if any, Not available -
9. Notificati iion ] i from Bank's Panel Lawyer
9, ' Notification for acquisition if any, To be obtained from Bank’s Panel Lawy:
10. | Notification for road widening if any, As per Master plan 2025 -
ELD Possibility of frequent flooding / sub- No -
merging - . - ey
I 12. Special remarks, if any, like threat of To be obtained from the Owner by the
acquisition of land for public service -
purposes, road widening or applicability of
CRZ provisions etc. (Distance from esze)t-
coast / tidal level must be incorporat . e
13. Heritage restrictions if any, All }e_gal To be obtained from the Owner by
documents, receipts related to electricity,
water tax, property tax and any 'other
building taxes to be verified and copies as
licable to be enclosed with the report. :
14, aC?lSment on transferability of the property ~ Bank’s Panel Lawyer to be asked

| 15. " Comment on existing mortgages/

Bank’s Panel Lawyer to be asked

charges/encumbrances on the property if any
16 “Comment on whether the owners of the
roperty have
iF:Jsued any guarantee (personaUcorporate) as

No information , Bank to enquire.

| thecasemaybe

]

any done without plan sanction/violations.

RBuilding plan sanction, illegal constructions if Not seen

— N.A.
18. | Anyotheraspect _— ———— —
e P
Economic aspects 4 -
Y - !T Details of ground rent payable, Owner occupied
2 i Details of monthly rents being received if any,[N.A.
3 " “Taxes and other outgoings, NA. _ -
4 1 Property insurance, No Information provided by the Owners/Bank
5. ] Monthly maintenance charges, No information Owners to be asked.
6. ' Securil__y c_]iarg,cs, ete N.A.




"—__——__—‘___——-——_______ﬂ_‘_\_

7 Any other aspect NA

VI Socio-cultural aspects —— A
?escnption of the location of property in

erms qf the so'cml structure of the area,

population, social stratification, regional

Ongin, age groups, economic
levels, location of slums /

settlements nearby, etc.

VI Functional and E!iﬂ@{ o

Description of the functionality and utility -
of the assets in terms of :

—

The said prhpcﬁy is situated in 'jéi{lﬁo_pﬁita to petrol
pump, in Johri Gaon road second plot , Dehradun

squatter

1. Space allocation, Yes I'|
2. Storage spaces, Yes |
3. Utility of spaces provided within the Yes
building,
. 4. Any other aspect No |
| VIII__| Infrastructure Availability e e
a)Description of aqua infrastructure
availability in terms of .
1. Water supply Available
2. Sewerage/sanitation Available
' 3. Storm water drainage Available -

b)Description of other physical infrastructure
facilities viz.

1. Solid waste management N.A.

| 2. Electricity ' N évazlable |
3. Roads & Public transportation connectivity [Y€s

' 4. Availability of other public Yes |
I utilities nearby c)Social
infrastructure in terms of
'Within 2 to 3 Kms.
15 o About 2 — 4 Kms. \

2. Medical facilities

3 Recreation facilities in terms of
parks and open Spaces.

Not available nearby




|r‘— N
X o
X | Marketability —
' Analysis of the market fo o
l tl i
| S r the property in |
1. Locati i |
| ocation attributes ’.)\veragc
| 2. Scarcity N.A
3. Demand and supply of the kind of subject Average
property.
- 14.C gppa}‘a_hle_sa_a_ie prices in the locality. N.A. e
| ? | ?Eg@wnng and Technology Aspeets | -
L _[r= e, ~ Load bearing =
— _T__atel'l S and tc‘Chnology used, - Averagc I —
lT:'—— i;);\::tﬁcanons_:_ ~ |Asper DR A e
: enance issues i
e LA £ b - Asperroutine ___—————= .
EOSE - Jlmw_ﬂ——ff——————
6. | Total life of the building, 60 years & balanced life is 53 years vnder aomel
__-——+| o condition with 1 airs/renovations from time to time
7 | Extent of deterioration, M
8. Structural safety Structural Engineer to verify. _———————
9. Protection against natural disasters Viz. Structural Engineer to verify.
| earthquakes. /
10. | Visible damage in the building if any, M
11. | Common facilities viz. lift, water pump Not available
lights, securi stems, etc., /
12. | System of air-conditioning, Not available
Not there

13. Provision for fire fighting,
Copies of plans and elevations of the

' building to be included.

XI Environmental Factors
!
| friendly building

1. [Use of environment
1ding techniques if any.

materials, Green bui
rain water harvesting,

B Provision for
cating and lighting systems, etc.

Use of solar h
Presence of environmental pollution in the
terms of

vicinity of the property in

| industries, heavy traffic, ete. . ———
Architectural and aesthetic quality

" Descriptive account on whether the building is
modern, old fashioned, etc., plain looking or

with decorative
- elements, heritage value if applicable,
_____ ape elements, etc.

| presence of landsc
X ' In case of val uation of industrial property

2.

3.

-

.
Not seen

Not there
Use of solar heating system & lighting not seen

Average icﬁiing

N.A.
N.A.

1), Proximity to residential areas
12 Ayail_abilily of public transport facilities

N.A.




X1V Valuation —_— o - _'_—T \
I. | Here, the procedure adopted for amiving at the As per Annexure “A° |
(o valuation has to be highlighted.

| The valuer should consider all the three
? generic approaches of property valuation and
| state explicitly the reasons for adoption of /
. rejection of a particular approach and the basis
on which the final valuation judgments is
- arrived at.
A detailed analysis and descriptive account of |
~ the approaches, assumptions made, basis
adopted, supporting data ( in terms of
comparable sales ), reconciliation of various
factors, departures, final
valuation arrived at has to be presented here.

|

- e of the above property 1o
As a result of my appraisal & analysis, it is my considered opinion that the present ;ﬂ:;f:: :;a;:ty five lakh only )
revailing condition with aforesaid specifications is Rs. 6,95,00,000.00 ( rupees Slactions D tespect to adjacent
4 iling market rate along with details/reference of at least two latest dealsftrans e wame use as the land being
g:f,‘;,?mef in the areas. The reference should be of properties / plots of similar size/area

valued ). The other details are as under:
i). Date of purchase of immovable property = As per sale deed

ii). Purchase price of immovable property = As per sale deed J e £

S —————————— s



'S
I Valuation of Land:- ANNEXURE “ A”

The subject property is situated is si -
s situated in Jakhan o i .
Dehradun The i pposite to petrol pump, in Johri G
the prevailing :;T;E::? :5 _aPp]l‘oac-hame by metal led road. The market surveI; shows 1;1 ;:alf;? :Ezg , e p]fml nd
ate in the area is between Rs.85000.00 per sqyds. to Rs. 87000.00 per ;'»qydea i
5. 10.K8. ; sqyds., an average

rate between the two i.e. Rs. 86000.00 per sqyds.or RS
hence value of land :- per sqyds.or RS. 102859.00 per sqmts. has been adopted for evaluation ,

628.20 sqmts x Rs. 102859.00 = Rs. 6,46,16,024.00 (A)

1 Valutaion of building :- The property is a triple storey residential house ( the second floor is not approved by

competent au.thority hebce is not added in this evaluation ) in which plinth area at G.F 180.26 sq.mts & F.F.is 11642
sqmis. total plinth area = 296.69 sqmts, re- Construction is of 2014 - 15.

The general specification’s used in the prop. are :-
Construction type :- It is a RCC framed /load bearing structure .
Walls :- Brick walls with an average finished plaster

Doors & windows :- wooden.

Flooring :- Marble stone / Tiles

Roofing :- RCC roofing .

Services ‘- Concealed type of elec. Wiring & water supply.
General - Water & electricity is available at site.

G.F :-180.26 x Rs. 18000.00 = Rs. 32,44,680.00
F.F :-116.43 x Rs. 16000.00 = Rs. 18,62,880.00
Total =Rs. 51,07,560.00
Les dep. 10.50% =Rs. 5,36,294.00
“Rs. 45,71,266.00......... (B)
Add for Boundary wall , 2 no. gates, sump,
Modular kitchen etc. =Rs. 320000.00......... (C)
Total (A+B+C) =Rs. 6,95,07,290.00
SAY = Rs. 6,95,00,000.00
The present day fair market value of the property is = Rs. 6,95,00,000.00
Realizable value of the property is = Rs. 5,90,75,000.00
Distress sale value = Rs. 5,21,25,000.00

in my opinion the present day fair market value of the property is Rs.6,95,00,000.00 ( rupees six cores ninety five
lakh only ). -

/ }g\xxw



The circle rate as per Sub —registrar Office Dehradun for land is Rs. 28000.00 per sqmts. pg no.36, s.no. 91( 1) + 5%
forﬁt on 5 to 12 mts. wide road , i.e. Rs.29400.00 per sqmts. & RCC roof construction is Rs. 12000.00 per sqmts. ,
w.e.f. January 13, 2020.

Circle rate value :-

628.20 sqmts x Rs. 29400.00 = Rs. 1,84,69,080.00

296.69 sqmts x Rs. 12000.00 x 0.932  =Rs. 33,18,181.00

Total =Rs. 2,17,87,261.00

’
x 4 :

[ J
! ‘ V. A

e

Place : Dehradun Signature 4
Date : September 09, 2022 ( Name & Official seal of the app‘rovedyyarug_zjl.r'

/.
-
=



APPENDIX IV

DECLARATION FROM VALUERS

I hereby declare that-

k.

The information furnished in my valuation report dated September 09, 2022 is true and correct

to the best of my knowledge and belief and I have made an impartial and true valuation of the
property.

I have no direct or indirect interest in the property valued,

| have personally inspected the property on September 08, 2022, The work is not sub-
contracted to any other valuer and carried out by myself.

I have not been convicted of any offence and sentenced to a term of Imprisonment;

I have not been found guilty of misconduct in my professional capacity.

1 have read the Handbook on Policy,

Standards and procedure for Real Estate Valuatﬁon,_ZOll
of the IBA and this report is in conformity to the “Standards” enshrined for valuation 1n the
Part-B of the above handbook to the best of my ability.

I have read the International Valuation Standards (IVS) and the report submitted to the Bank

for the respective asset class is in conformity to the “Standards™ as enshrined for valuation in
the IVS in “General Standards” and “Asset Standards” as applicable.

1 abide by the Model Code of Conduct for empanelment of valuer in the Bank. (Annexure III-
A signed copy of same to be taken and kept along with this declaration)

1 am registered under Section 34 AB of the Wealth Tax Act, 1957.

1 am the proprietor / partner / authorized official of the firm / company, who is competent to
sign this valuation report.

Further, | hereby provide the following information.

%}A'\ pod e 3
_——'_,_.-‘_"._F_ . n ] -‘.-



— S B N
> bartlculal‘s . I Valuer comment o
ackground information of the asset being valued; Bank loan only

_ : Bank loan only '
identity of the valuer and any other experts involved in | Ar. Manmohan Maini |
- the valuation: |

\\
12 purpose of valuati_pg and appointing authority N
3 '

4 | disclosure of valuer interest or conflict, if any: NA.
!I 5 date of appointment, valuation date and date of report; September 08, 2022 & September |
I o 09,2022
6 inspections and/or investigations undertaken; Personal visit at site by Ar.
Manmohan Maini in the presence
of & identified by Sh. Arvind
— L . - S Sharma ( employee of Owner )
7 nature and sources of the information used or relied Market Survey
A ... ) R
8 - procedures adopted in carrying out the valuation and [Land & building
| _ valuation standards followed; A —
9 ' restrictions on use of the report, if any; Bank purpose onl
10 - major factors that were taken into account during the Identification of property , Age
. valuation: s,
11 " Caveats, limitations and disclaimers to the extent they [N.A.
- explain or elucidate the limitations faced by valuer,
- which shall not be for the purpose of
 limiting his responsibility for the valuation report. I
Date - September 09, 2022 Signature

Place :- Dehradun ( Name of the approved valuer & seal of the’ trm & Company



APPENDIX VI
MODEL CODE OF CONDUCT FOR VALUERS

{ Adopted in line with Companies (Registered Valuers and Valuation Rules, 2017)}

All valuers empanelled with bank shall strictly adhere to the following code of conduct:
Integrity and Fairness

1. A yaluer shall. in the conduct of his/its business, follow high standards of integrity and
fairness in all his/its dealings with his/its clients and other valuers.

2. A valuer shall maintain integrity by being honest, straightforward, and forthright in all
professional relationships.

A valuer shall endeavour to ensure that he/it provides true and adequate information and shall
not misrepresent any facts or situations.

el

4 A valuer shall refrain from being involved in any action that would bring disrepute to the profession.

A valuer shall keep public interest foremost while delivering his services.

th

Professional Competence and Due Care

6. A valuer shall render at all times high standards of service, exercise due diligence, ensure proper care and

exercise independent professional judgment.

7 A valuer shall carry out professional services in accordance with the relevant technical and professional
standards that may be specified from time to time

wledge and skill to provide competent professional

8 A valuer shall continuously maintain professional kno ! . > con :
prevailing regulations/ guidelines and techniques.

service based on up-to-date developments in practice,

tion of a valuation report, the valuer shall not disclaim liability for his/its expertise or deny
gt i e to the extent that the assumptions are based on statements of fact provided by the

is/its duty of care, except ! : ) _ :
hlc:sgrrapzillt;: or its auditors or consultants or information available in public domain and not generated by the

valuer.

instruction of the client insofar as they are incompatible with the

10. A valuer shall not carry out any 11s- :
vity and independence.

requirements of integrity, objecti

client the services that he would be competent to provide and the

A valuer shall clearly state to his ) | -
g s : lying on other valuers or professionals or for which the client can have a

services for which he would be re
separate arrangement with other valuers.

Independence and Disclosure of Interest

12. A valuer shall act with objectivity in his/its professional dealings by ensuring that his/its decisions are
made without the presence of any bias, conflict of interest, coercion, or undue influence ot any party,
whether directly connected to the valuation assignment or not.




'3

8

|

s—13- Alvaluer shall not take S A
; : up an assignment if he/it or any of hidsire -
in t&eHI8 A6k : : 1e/1t or an) fag vistcs W
B AaSR1INEA b the mn — relie};]()l hlmflb relatives or associates is not independent

_ valyaHiRRisune SOUNAS influcnces

—14_;_2202;__ B arket Survey
. A \VRlg§e ool i :
dhats ndomted YbAHIEIB S hivaluation; g pr,L;,m
|

9
10 15. Alvalupsshadiondwisvear =
| frshahorharan wneakaarydisalssuin thaulictte. pofsible fmeen of panfligty oAdutian and

11

Date :- September 09, 202
Place - Dehraduny fairness opinion or independent expeNapiniitkalspinevety wlubick, $€ah

ot x : -
restrictions on use of the report, if any; Bank p I
) urpose only

Iﬂ}@i@[fmtﬂ\i‘lc providing unbiased services.
- Caveats, limitations and disclaimers to the extent they [N.A

of thaparssibili y !
halitifthy sitsihe ‘Wﬂ Mth the valuation, and in accordance with the Securities and

fnamplaifsnships and shall conduct the

16. A valyanshatk ‘ T .
¥ "eludrwder e ﬁBﬂE}’fﬁ@hﬂ‘-tﬁww]mly }‘lﬂcr any time when he/it first becomes aware

ExcharigeBhivdaapbadi by e
hatiga Bhivdaabbdinilisohibmen afulnsider-hrading) Rdgulations, 2015 or till the time the valuation

report becomes public, whichever is earlier

17. A valuer shall i in “ ;
all not indulge in “mandate snatching” or offering “convenience valuations™ in order to cater

to a company or client’s needs.

18. 2;:“ mde}_)endﬁnt valuer, the valuer shall not charge success fee (Success fees may be defined as a
pensation incentive paid to any third party for successful closure of transaction. In this case,
approval of credit proposals).
2 Signature

engagement in an unconnected transaction, the valuer shall declare the association with the company

during the last five years.

Confidentiality

20. A valuer shall not use or divulge to other clients or any other party any confidential information about

the subject company, which has come to his/its knowledge witho
there is a legal or professional right or duty to disclose.

Information Management

he/ it maintains written contemporaneous recor

21. A valuer shall ensure that
sion, and the information and evidence in suppo

reasons for taking the deci
be maintained so as to sufficiently enable are

his/its decisions and actions.

22. A valuer shall appear, co-operate ’
authority, any person authorized by the authority, th

registered or any other statutory regulatory body.

23. A valuer shall provide all information and records as may be required by the authority, the Tribunal.
Appellate Tribunal, the registered valuers organisation with which he/it is registered, or any other
statutory regulatory body.

especting the confidentiality of information acquired during the course of performing

24. A valuer while r on : :
professional services, shall maintain proper working papers for a period of three years or such longer

period as required in its cont ‘
In the event of a pending case before the Tribunal or Appellate Tribunal, the rec el

for a peer review.
shall be maintained till the disposal of the case.

ds for any decision taken, the
rt of such decision. This shall

asonable person to take a view on the appropriateness of

and be available for inspections and investigations carried out by the
e registered valuers organisation with which he/it is

efthadbeenda phvrpany )

ut proper and specific authority or unless

ract for a specific valuation, for production before a regulatory authority or



Gifts and hospitality:

25. A valuer or his/its relative shall not accept gifts or hospitality which undermines or affects his
independence as a valuer.

Explanation.— For the purposes of this code the term ‘relative’ shall have the same meaning as defined
in clause (77) of Section 2 of the Companies Act, 2013 (18 of 20 13).

26. A valuer shall not offer gifts or hospitality or a financial or an
other person with a view to obtain or retain work for himself/
in the conduct of profession for himself/ itself.

y other advantage to a public servant or any
itself, or to obtain or retain an advantage

Remuneration and Costs.

27 A valuer shall provide services for remuneration which is charged in a transparent manner, is a

reasonable reflection of the work necessarily and properly undertaken, and is not inconsistent with the
applicable rules.

78 A valuer shall not accept any fees or charges other than those which are disclosed in a written contract
with the person to whom he would be rendering service.

Occupation, employability and restrictions.

29. A valuer shall refrain from accepting too many assignments, if he/it is unlikely to be able to devote
adequate time to each of his/ its assignments.

30. A valuer shall not conduct business which in the opinion of the authority or the registered valuer
organization discredits the profession.

Date: September 09, 2022
Place: Dehradun

C—

[,

Signature CATY /S
(Name of the Approved Valuer and Seal of the Firm / Company









