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            CHALLANGES  OF  VALUING  IN  INDIA 
 
1. History of profession as valuer in India -  Having a practice as a professional Valuer 
is a really a challenge in India. The reasons are manifold commencing with how and why 
you opt to take this profession. Sometime back in the year 1980 years back, professionals 
working as full time valuers were very few. Valuation that time was required for the 
purposes of tax assessment for capital gains and wealth tax. There were no graduate 
programmes in the field of valuation and only by virtue of experience as an Engineer or 
Architect; professionals were having assignments for valuation. Mortgage loans or home 
loans as known in India were offered by Public Sector Nationalised Insurance Corporation. 
This too was limited to loans for construction against land mortgage. The valuation was 
done by Engineers in house who were not even trained and were guided by the mortgage 
manuals and some formats prepared by them. 
 
 
2.  Empanelment or registration with a recognized Body or Association  -  There 
was no Government empanelment except registration under Wealth Tax Act of Central 
Board of Direct Taxes and one non recognized body known as Institution of Valuers 
registered under Societies’ Act , who used to enroll Architects and Engineers with certain 
years of experience in valuation ( Quantity Surveying) on payment of annual fees and 
offering them Fellowship of Institution of Valuers. They used to be known as Approved 
Valuers. Out of the membership of this Institution, hardly 15 to 20 % used to practice as 
Valuers being their subsidiary profession as Consulting Engineer or Architect if they are 
also registered under Wealth Tax Act as mentioned above. There was never any training 
programme by this body except for annual conference where some professionals used 
present their papers or case studies. There was only one monthly magazine giving 
experiences and basic techniques for valuation. 
 
 
3. Increase in the requirement for valuers -  It was only when schemes for home loans 
for properties consisting of residential flats with mortgage of property was explored by 
some Public Sector undertaking Viz : Housing Development Finance Corporation and 
some foreign Banks came forward for such loans. Not knowing where to get professionals 
for the assignments, some gave training in-house to Architects and Engineers and first 
Bank i.e. ANZ Grindlays Bank entered into this product in Mumbai and metro cities and 
empanelment was again given on the basis of their experience and there credentials. The 
formats for reports were copied from Income Tax Dept Manuals. But these formats were 
good for independent houses and not for properties consisting of Apartments or known as 
flats in Mumbai. 
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4. Professional fees for valuation : Income Tax Department had specified professional 
fees to be paid to the valuers on the basis percentage on the value of the property viz : 
0.125 % on value of the property. The same scale of fees was also mentioned by 
Institution of Valuers for Valuers to whom fellowship was offered. This scale was revised to 
suit their requirement by Financial Institutions / Banks initially on the basis of loan amount 
or per each assignment. When more and more Banks entered the product of Home loans 
or Mortgage loans for business, there was a competition to offers given by them. To 
sustain this competition by these, the axe was put on professional fees of valuers and 
lawyers and fees dwindled down from percentage on value of property / loan amount to 
meager Rs. 250.00 to Rs. 500.00 per report .This had an adverse effect on the profession 
and fresh professionals used to accept such assignments ( 300 reports per month) to start 
professional practice and were not able to cope up with assignments and started engaging 
non professionals to cut down the expenses at the cost of mini reports and getting 
blacklisted later or removed from the panel.  
 
 
5.  More need for Valuers  -  More need for valuers was felt when valuation reports were 
required for more and more purposes besides mortgage loans for different type of 
properties viz : Residential, commercial and Industrial , housing projects, visa 
requirements, mergers and demergers, auction of properties for tax arrears to fix reserve 
prices, Raids for use of undisclosed  income to buy and sell properties, valuation required 
under new Laws by Government, working of different types of rents / taxes, sale of non 
performing assets declared by financial institutions, compensation for relinquishing 
tenancy rights under rent control Act, Land acquisition Act for development of Infra 
structure by Government, rent control Act, Public Premises Act, taxes like Octroi, excise, 
custom duty on imported equipments and many other purposes. 
 
 
6.  Effect due to more need of valuers -  There are good and bad effects of more need of 
valuers. These are listed as under. 
   

a) Need for more professional bodies like Practicing Valuers Association India. 
 
b) Need felt by professional to acquire more knowledge. 

 
c) Post graduate courses in valuation opened by colleges. 

 
d) Full time professional practice as valuer. 

 
e) Distant learning courses by colleges. 
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f) Multi National companies entering India in the profession. 
 

g) Media like newspapers giving property market surveys. 
 

h) Professional bodies from other countries in India and canvassing their membership. 
 

i) Government publishing ready recknors for property market rates. 
 

j) Real Estate agents, brokers publishing property transactions on websites. 
 

k) More training programmes to update knowledge in the profession. 
 

l) Insurance companies offering indemnity for Valuers as professionals. 
 

m) The prospective clients avoid getting valuation reports unless it is a must. 
 

n) Bargaining in the professional fees by the clients without consideration to choose best 
Professional in the field. 
 

o) Preparation of a manual by Indian Banks Association for Valuation. 
 
p) Revision of professional fees by Income Tax Department. 

 
q) More books on valuation published by well known authors. 

 
r) Indian Valuers going to other countries for assignments, gain more knowledge by 

attending overseas conferences and inviting from other countries. 
 

s) Need for enactment of law for valuers like Architects, Company Secretaries and 
Chartered Accountants, to control the professional practice with ethics, professional 
fees charged. 

 
t) There are no selection criteria for empanelment of valuers. The selection is done by 

non technical people and thus criteria mostly are acceptance of professional fees as 
decided by Banks, Public sector which are too low.  

 
u) The post graduate courses run by colleges, the eligibility for admission is any 

graduate in Arts, Science, Commerce besides Architects and Engineers, who are 
considered on par even if some graduates do not have technical knowledge. 
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v) There is no control by any body for these professionals. A draft bill has been 
prepared about 2 years back. In this bill the valuers profession is to be controlled by 
Chartered Accountants and Company Secretaries, Government officials with few 
professionals from the field of valuation . 

 
w) In other countries, there is a requirement about some qualifications from that country, 

whereas there is no rule for any Valuer from other countries to practice in India. 
 

x) Multi National companies engage Indian Valuers for assignments with them, but  offer 
meager fees, but charging hefty fees only for their international name. 

 
y) There are no standard formats for valuation except for Wealth Tax Dept. Banks and 

financial Institutions are following the same whether the property is a Bungalow or 
Apartment.  

 
z) The valuers are not ready to justify their report in the court of law when standing as a 

witness who is cross examined by Lawyers. 
 

 
7. Aids available to decide rate of property for Valuation -  In most of the countries 
Rates of comparable properties are considered which give the market rate for the 
property under consideration after deciding if the most of the parameters are same. 
 
 In India the comparables do not give you the market value as these comparables 
are suppressed for reduction is taxes to be paid to Government or to make use of 
unaccounted money. The percentage between the actual market value and that 
registered for the transaction is getting reduced over the years. Thus this does not 
represent the true market value of a property. Sometimes a separate agreement is made 
for sale of furniture and other items in the property. 
 
 The other aid available to get the rate for the property is Stamp duty ready recknor 
published by Deputy Inspector General of Registration and Deputy Collector of stamps. 
Some years back this used to be a secret document and rate property for payment of 
stamp duty was know only at the time of registration of the document for sale between 
buyer and seller. Now the same has been made public and available for sale to anyone. 
There was some resistance in the beginning due to disparity in the market value and 
agreement values. However this has been used only for the purpose payment of stamp 
duty and registration tax levied by Government. But this is used by valuers as a guide to 
determine market rate of property in a particular area which been divided into different 
parts. 
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 This recknor gives a lot of information for payment of tax. This gives percentage of 
tax to be paid on the basis of market value of the property. There are many items  for 
different type of agreements viz: Sale deed, Gift deed, Leave and Licence agreements, 
Surrender of lease, transfer of tenancy, creation of tenancy, exchange of property, 
Development Agreement, Transfer of Development  Right (TDR), Loan agreement, 
Indemnity Bond, Housing Loans, Mortgage deed etc. 
 
 Stamp duty valuation factors with examples for Value of old property with tenants, 
Rte of Depreciation, Computation of built up area as Carpet area X 1.2,  Valuation for 
different uses of the property viz : Residential, commercial, shops, Dispensaries and 
Bank ,Malls, Car parking, terraces, vast open land, Rates of land away from main road, 
Building not having lift, Multistoried buildings, Rates of construction etc. The rates are 
given for Land with FSI/FAR 1.0, Land and building for residential, offices on upper 
floors, shops and offices on ground floor and Industrial. Certain group of survey nos, or 
CTS nos is grouped together and same rate is given for all properties in this group. 
However it is not considered whether all properties have same parameters. There is 
every possibility that rates of neighbouring properties may be different. This gives the 
valuers some indication for market rate of the property, but valuer has to use his own 
judgement in assessing the same after considering other points for the valuation. 
 
 The other aids available are information on internet by Real Estate agents giving all 
the information of the property and expected price for the property. The present trend in 
the market rates is also given. Some of the newspaper publication carry survey of real 
estate market and give rates in different parts of the city. Some of the multi National 
companies of Real Estate also publish rates of properties 
 
 The most important factors in valuation are the area of the property and market rate 
for the property. There has been a trend of working of built up area  on the basis of other 
factors viz : proportionate common areas in a building having apartments on each floor 
for balconies, staircase, lifts, lobbies, servants toilets, staircase room at the terrace 
entrance hall etc. Instead of actually calculating these, the developers have a tendency 
to add certain percentage over the carpet area which range from 20 to 60 %. Calculation 
of carpet area is also not done as per Indian standards published.  
 
 The most important factor in valuation is the development control rules as 
prescribed local body viz :: Municipal Corporation and transfer of Development Rights 
which is a unique aspect that may be existing only in India. The floor space Index (FAR) 
also plays an important role. The value of the property depends on what is the 
development potential available of land. Recently all the development control rules have 
been revised for specific properties which are old i.e the life of the property is over and 
need to be reconstructed. This need arose for the properties having all tenants who are 
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covered under Rent Control Act and cannot be evicted under this Act. Thus there is no 
maintenance and repairs done by the owners as their rental income is paltry. 
 
 There are different laws governing real estate. The rent control Act is already given 
in para above, Land acquisition Act for expansion Infrastructure development in the city, 
Act governing companies having share holding capital of more than 1 crore, Public 
Premises Act for properties owner by Public Sector Undertakings. These give them right 
to either evict tenants in their properties as these tenants are out of the preview of rent 
control act and charge these tenants market rent for a specific period. 

 
 The transfer of Development Rights is a concept which has roots in the city of 
Mumbai in India. The ration of available land to population has been increasing year by 
year and has reached such a point that housing for all to be accommodated has become 
difficult as the land available in the city in limited and demand is more. The city of Mumbai 
has spread beyond in suburbs and new satellite town known as New Mumbai. Inspite of 
this there is shortage of both residential and commercial properties. The infrastructure 
facilities have been expanding at a snails pace and thus overloading on the same. To 
reduce congestion in main city for additional development under the existing rules and 
regulation and Acts viz: Heritage properties, Coastal Regulation Zone restrictions, 
Redevelopment of old buildings etc. TDR concept came on the scene when FSI available 
could not be used under these restrictions. The FSI available could be transferred to the 
outskirts of the city. , i.e. on Northwards, as the city has been spreading from South to 
North. Such FSI could be used in the suburbs of Mumbai on properties where 
Development Potential could go up. This concept has further been spread in other cities 
viz: Pune Nasik, Nagpur and other developing cities. 
 
 The market values in the city of Mumbai have been rising and have reached a peak 
and may even grow. The only period when there was a downward trend sometime 
between 1996-98 when the city had terrorist attacks in some parts of Mumbai and when 
commercial zones started shifting from south Mumbai to Western Suburbs and New 
Mumbai. The Mumbai real estate market tops the market in India as compared to metro 
cities of New Delhi, Kolkata, Chennai, Banglore.(Bengaluru). Thus the avenues for 
professional Valuers are plenty and more challenging. The different type of assignments 
that professional have are plenty and challenging as these are not like stereo type 
assignment for valuation of properties for Mortgage loans by financial institutions. Such 
assignments are challenge to the skill and knowledge of professionals which may not be 
faced by professional in other parts on India. The data available in most assignments is not 
to the extent of 100 %.  
 
 Our Practicing Valuers Association has been conducting ‘ Continuing Education 
Programme ‘ for once in a year for three days. We have been updating our members with 
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what is happening in the world. We have informed our Members about what is USPAP, 
how and where it is followed. We have become member of International Valuation 
Standards Committee. We have been following their standards and have come out with 
Indian Valuation Standards. We have submitted these to Government based Indian 
Standards and are following up to get these approved to be followed by all Valuers in 
India. However with Indian Govt. Authorities the procedure takes time. Indian Banks 
Association have come together and published guide lines for valuation required by Banks. 
We have given them all the data and requirement needed to come out with publication. 
 
 
9.  RAYS OF HOPES FOR IMPROVEMENT -  As stated earlier, being a new profession 
we are hopeful for following points that may come in near future to reduce all these 
challenges for Valuers in India. 
 
a)  As the profession is growing in India, we hope that younger generation will have 

graduate courses in this profession. 
 
b)   The upcoming generation will choose this as an independent profession. 
 
c)  Government will pass a bill / law for Valuers in India so that there is a central Governing 

Body for this profession. 
 
d)  This will be a body issuing licences for Valuers, who will keep control for the profession 

for ethics, professional fees and standards 
 
e)  Any other valuer from country besides India, will have to pass certain examination 

before they can practice this profession in India to make sure that they are aware of the 
Indian conditions for practicing profession.. 

 
f)   There will be many more books available on this profession for practice in India. 
 
g)   Indian Valuation Standards will be followed by all professionals in India. 
 
h)  The comparables give you true market value of the property. However this may be a 

dream unless Indian Government makes laws for penalties for not registering 
transactions between buyer and seller for actual market value agreed as per definition 
of value of a property. 

 
j)  There will be  a gradation for professionals giving limits for practice as a valuer on the 

basis of area of the property / type of property / value of the property / purpose of 
valuation. 
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k)  Organisations like WAVO ( World Association of  Valuers ) is more active and Valuers 

all over the world are members of this organization and only these members can 
practice anywhere in the world. 

 
l)  The other countries also give recognition to Indian Valuers and could allow them to work 

in their countries if they would like to become residents of the country   
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