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Rating Rationale 

City and Beach Hotels (Mauritius) Limited  
Ratings 

Instrument Amount (MUR Million) Rating Rating Action  

Bond Issue 
Euro 30 Million * 
(Mur 1,200 Million) 

CARE MAU A; Stable 
[Single A; Outlook: Stable] 

Assigned 

* 1 Euro = Mur 40 

Rating Rationale 
The rating assigned to the proposed bond issue of Euro 30 million (MUR 1,200 million) of City and Beach 

Hotels (Mauritius) Limited (“CBHL”) derives strength from its experienced and resourceful promoters - 

CIEL group (CIEL Limited holds 50.10% of Sun Limited which in turn holds 99.82% in CBHL) having long 

track record of operations & strong presence in the hotel sector of Mauritius, one of the highest average room 

rate in its category, high occupancy rate for last 3 years with a diversified source of revenue and good share 

of food & beverage revenue apart from room rent, popularity of La Pirogue among French, German and 

British tourists, strong sales and marketing tie-up with leading tour operators and satisfactory financials & 

strong debt coverage indicators. 

The rating is however constrained by lower credit profile of Sun Limited (parent company), cyclical nature 

of the hotel industry as demand for hotel rooms varies with economic cycles and regular capital expenditure 

in the industry, market & political risks associated with the operations as well as event risk (natural disasters), 

competition from budget hotels and sensitivity of the Mauritian hotel industry to air access. 

The rating is sensitive to the ability of CBHL to grow its ARR and maintain its occupancy rate, any new debt 

funded expansion or acquisition and higher than projected dividend payment (maximum MUR 150 million 

dividend per annum) or support extended in any other form to Sun Limited. 

 
BACKGROUND 

City and Beach Hotels (Mauritius) Limited (‘CBHL’) was incorporated on June 1971 to develop the hotel 

property of La Pirogue Resort and Spa (La Pirogue) in Flic en Flac on the west coast of Mauritius.  

Sun Limited (hereinafter referred to as “SUN”) was incorporated as a limited company on 10 February 1983 

under the name Sun Resorts Limited and subsequently changed its name on 24 September 2015. The duration 

of the Company is unlimited. In year 1983, CBHL along with the hotel property of La Pirogue was taken 

over by Sun Limited. 

SUN falls under the CIEL Limited (rated CARE MAU AA Stable/CARE MAU A1+) which owns 50.10% 

of SUN (holding 99.82% stake in CBHL) and is a public limited company listed on the Stock Exchange of 

Mauritius. 

As of September 2019, La Pirogue has 248 rooms and 5 restaurants operating at an average occupancy above 

80% for last 3 years. For last 40 years, La Pirogue has undergone various expansions and renovations with 

the latest being during June-August 2017, when the hotel was closed for 7 weeks.  
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Since inception, La Pirogue has positioned itself as a mid-market (4-star category) resort player in the tourism 

sector of Mauritius. La Pirogue is popular among the European tourists, given its iconic image. The resort 

has also won several awards from TripAdvisor, booking.com and guest review award for its quality of 

service.  

CBHL is professionally managed by Sun Resorts Hotel Management Ltd, the hotel operator company of Sun 

Limited. It is led by a team of experienced professionals who have successfully manoeuvred through the 

entire hospitality cycle. CBHL is currently governed by a Board of 3 directors, comprising of 2 Executive 

Directors and 1 Non-executive director.  

The day to day operations of the company are looked after by Andrew Slome (General Manager) and assisted 

by a team of experienced professionals. He joined Sun Limited in 1999 and reports to the CEO of SUN. 

CREDIT RISK ASSESSMENT 

Experienced and resourceful promoters with long track record of operations of Sun Limited 

CBHL is a subsidiary of SUN, which in turn is a 50.10% subsidiary of CIEL Limited. The promoters of 

CIEL Limited, Dalais family, have been engaged in the hotel industry of Mauritius since 1972. CIEL is one 

of the largest industrial and investment groups based in Mauritius with operations in African and Asian 

countries. Apart from Mauritius, CIEL group clusters are present in Maldives through the hotel industry, 

Tanzania and Kenya through the agricultural industry, Uganda and Nigeria through the healthcare sector, 

Kenya, Seychelles, Madagascar & Botswana through the finance industry and Madagascar, India and 

Bangladesh through the textile industry. CIEL Limited is rated CARE MAU AA Stable/CARE MAU A1+, 

and six of CIEL group companies are also rated, namely Bank One [bank; CARE MAU A+ (IS) Stable], The 

Medical and Surgical Centre Limited (hospital; CARE MAU A Stable/A1), Alteo Limited (sugar; CARE 

MAU A Stable), Aquarelle International Limited (textile; CARE MAU A Stable), CIEL Finance Limited 

[finance; CARE MAU A+ Stable] and Aquarelle India Pvt. Ltd (textile; CARE BBB Stable).  

Strong presence of the group in the hotel sector of Mauritius; albeit lower credit profile of Sun Ltd 
especially due to certain resorts which has not reached it stabilised phase. 

CIEL Limited’s, hotel cluster primarily consists of SUN (50.10% subsidiary) and 50% of the shareholding 

of Anahita Residence & Villas Ltd.  

Incorporated in 1983, SUN is one of the leading hotel chains in Mauritius. SUN, through its various 

subsidiaries and associates,  currently owns and operates four resorts in Mauritius (La Pirogue Resort & 

Spa, Sugar Beach Golf & Spa Resort, Long Beach Golf Resort & Spa and Ambre Resort & Spa) and one in 

Maldives (Kanuhura), all operating in the 4-5* segment, with La Pirogue Resort & Spa being the oldest and 

one of the best performing hotel of the Group. It also owns Four Seasons Resorts Mauritius, through its 

wholly owned subsidiary Anahita Hotel Ltd. and Shangri-La’s Le Touessrok Resort & Spa through its 74% 

stake in SRL Touessroks Limited (balance 26% stake held by Shangri-La group).  
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In FY18-19, Sun Limited operated 1,395 rooms in Mauritius (4-5* category) at an occupancy of 71% vis-a- 

vis 13,500 available hotel rooms in Mauritius which clocked an occupancy of 73%.    

The Consolidated Financials of Sun Limited for last 4 years are as under:  (MUR Million) 

For the year ended 30th June 2016 2017 2018 2019 
Turnover 5,053 6,047 6,774 6,730 
EBIDTA 778 977 1,290 1,260* 
Interest 457 504 480 455* 
PBT (567) (99) 280 237 
PAT (369) (112) 194 178* 
GCA (13) 346 740 746 
Dividend Paid - - 87 130 
Total Debt** 9,766 10,636 8,782 8,453 
Tangible Net worth 5,554 5,417 7,416 7,205* 
Gearing ** 1.76 1.96 1.18 1.17 
Total Debt/EBIDTA 12.55 10.89 6.81 6.71 

*Normalized for FY19 vis-à-vis Reported. 
** Debt and Gearing excludes finance lease obligations.  

In FY16, Sun Limited’s EBIDTA was affected due to the closure of the three luxury resorts that were closed 

for part or most of the year in line with five-year plan to sustain growth from an entirely renovated asset 

base. The Four Seasons Resort Mauritius at Anahita underwent a refurbishment from May to July 2015, Le 

Touessroks closed from mid-April to 31 October 2015 when it was re-launched under the Shangri-La brand, 

and Kanuhura resort in the Maldives from August 2015. As a result of these closures, SUN’s room inventory 

available was reduced by approximately 8% across the full year. In FY17, the financial performance was 

still in a transition year with the re-opening of Kanuhura Maldives in December 2016 and the refurbishment 

of La Pirogue during the financial year. 

In FY19, SUN has performed an impairment assessment of goodwill and other non-financial assets - in 

the light of the impact of growing Brexit uncertainty, slowdown in the European economy, geopolitical 

pressure and lower tourist arrivals from Asia on its forecasted profits and cash flows. Intense competition in 

Maldives due to the number of resorts opening resulted in a negative impact on the financial forecast 

for Kanuhura. As a result, a non-cash impairment of MUR 1.9 billion was booked on the goodwill, property, 

plant & equipment of Kanuhura (relating future performance of the resort, attributable to slower growth 

worldwide and strong competition in the Maldives tourism industry leading to downward revision of 

cashflow & profit projections). However, SUN’s free cash flow was not affected by the impairment. 

Accordingly, the non-cash charge of Mur 1.9 billion on impairment of goodwill has been re-adjusted and a 

Normalised EBIDTA, PBT, PAT and Net worth of Sun Limited (Consolidated) has been presented. CRAF 

has also deducted the Revaluation Reserve from the Net worth of Sun Limited for last 4 years (Revaluation 

Reserve was MUR 3.4 billion in FY19).  

In FY19, SUN’s revenue was at the same level of FY18 (12% growth in FY18 over FY17) due to phased 

renovation of Sugar Beach and decrease in occupancy in other properties (barring La Pirogue) due to negative 
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tourists growth in the Mauritian industry and adverse foreign exchange movement versus the main trading 

currencies versus the Mauritian Rupee. The company posted similar level of EBIDTA in FY19 despite 

stagnant revenue. This coupled with lower finance cost (due to repayment of debt out of proceeds from rights 

issue) enabled the company to post positive PAT in FY18 & FY19. 

In FY18-19, around 50% of the rooms in Sugar beach were closed for renovation, which impacted the 

occupancy rate and profitability. All renovated rooms were operational as from end of October 2019. This 

apart, SUN is also expecting better profitability in Four Seasons and reduction of losses in Kanuhura & Long 

Beach, based on trend of current bookings.  

In August 2017, SUN raised MUR 1.86 billion through a right issue and the proceeds were utilized to reduce 

debts. Accordingly, the debt level has reduced from Mur 11 billion as on June 30, 2017 to MUR 8.9 billion 

as on June 30, 2019.  

Purpose of the proposed Bond issue:  

CBHL proposes to issue a Bond of MUR 1,200 Million and utilise the proceeds for repayment of existing 

high cost borrowings (6.25% for FY19 and 9.25% for FY18) of MUR 510 Million from Sun Limited and 

extend the remaining amount of Mur 690 Million to Sun Limited for repayment of debt. 

Excellent location  

La Pirogue is located along the sunset coast of the island, with Le Morne Mountain, a world heritage site, as 

backdrop.  Bordered by turquoise waters and clear lagoon, makes it an awesome holiday site for families and 

friends, with a variety of leisure discoveries and pleasures. Situated on the West Coast, it is a 45 minute drive 

from the capital, Port Louis. It is located just 4 km from Casela Bird Park and from Tamarina Golf Club. 

Cascavelle Shopping Mall is 5 km away and SSR International Airport is 50 km away. The location is well 

connected to the entire city. 

 
Satisfactory Average Room Revenue and high occupancy rate 

In the segment of 4*Hotels, La Pirogue’s average room revenue (ARR) and occupancy rate has remained 

well above the industry average.         (MUR Million) 

 2017 2018 2019 
La Pirogue 
Average Room Revenue (ARR) in MUR 6,169 7,334 7,784 
Occupancy (%) 81% 82% 84% 
RevPAR (MUR) 4,988 6,036 6,544 
Industry (Mauritius)* (for 3-4* Hotels in Mauritius)    
ARR (MUR) 4,695 5,037 5,400 
Occupancy (%)  54% 54% 54% 
RevPAR (MUR) 2,535 2,720 2,916 

*As per recent PWC Report on Mauritius Hotel Industry (Hotels Outlook: 2019-2023) 
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Diversified source of revenue from Food & Beverage (F&B) 

The revenue source of Sun Limited is as under:       (MUR Million) 

Particulars  2017 2018 2019 
Room revenue 451.5 532.0 592.4 
F&B revenue 340.2 326.2 367.8 
Other revenue 5.9 8.8 11.2 
Total revenue 797.5 867.1 971.3 
As % of Total Revenue    
Room revenue 56.6 61.4 61.0 
F&B revenue 42.7 37.6 37.9 
Other revenue 0.7 1.0 1.1 

 
La Pirogue derives around 39% of its revenue from F&B (FY 2018 39%) on account of higher sale of food 

and beverages, arising out of quality food served by resort. With the company’s wining and dining options 

and signature dishes available in the 5 restaurants and 3 bars, revenue generated from F&B section accounts 

a marginal increase in the last few years. 

Popularity of La Pirogue Resort among European tourists 

Since inception, La Pirogue has positioned itself as a mid-market (4-star category) hotel player in the tourism 

sector of Mauritius. It has established itself as a leading brand in the mid-market segment (4-star category) 

hotels in Mauritius within a price range of Mur 8,000 room rent per night. La Pirogue hotel is extremely 

popular among the European tourists (tourist from Germany, France and U.K. accounts for 70% of the 

occupancy) followed by South African tourists (10%) and Asia & U.S. tourists given its attractive price range 

and location.  

Technical and Marketing tie-up with leading tour operators 

La Pirogue has adopted the following revenue maximization policy, which has enabled it to maintain high 

occupancy (above 80% for last 3 years) despite dip in average occupancy level in Mauritius hotel industry: 

Sales & Marketing office: - SUN’s global sales & marketing offices are located in UK, France, Germany, 

Southern Europe and Mauritius. The company also has representative offices located in Russia, Middle East, 

China and India. The major purpose of these offices is to drive sales with partners, guest relationship and get 

in-depth market knowledge. 

Digital Marketing: - The strong digital marketing helps in developing user-friendly website for the resort 

and effective social media team. Thus, allowing the guest to book online, saving a lot of time and money for 

the customers. 

In-House Tour Operators:- SUN’ two in house tour operators focus mainly in maximizing bookings for 

the resort in South Africa and France, by planning and putting up customized packages for the customers as 

per their requirements and successfully establishing a relation with their customer, that is beyond 

professional. 
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Alliances with Partners - GLOBAL HOTEL ALLIANCE (GHA) was founded in 2004, and based on the 

airline alliance model. GHA claims to be the world’s largest alliance of independent hotel brands. GHA uses 

a shared technology platform for its member brands, and operates a multi-brand loyalty programme, 

DISCOVERY, which it claims has over 5 million members. GHA encompassing over 30 unique brands 

located across 76 countries and over 550 upscale and luxury hotels. 

Environmental risk 

The property is located on the seafront, making it be potentially vulnerable to changing climatic conditions, 

namely through rise in sea level, amongst others. As reported in Special Investing Report of Mauritius by 

Financial Times, Sea levels in Mauritius are increasing at an average rate of 5.6 mm a year, are a particular 

danger to the hotels located near the seafront. This in turn may affect the tourism sector of the country. The 

company is insured against the natural calamities. 

Foreign exchange risk 

CBHL receives majority of its revenue in Euro (70-80% approximately), exposing its profits to adverse 

MUR/EUR movements. Hence, the company proposes to raise its borrowings by issuing Euro denominated 

Bond in order to mitigate the forex fluctuation risk to an extent. 

Satisfactory Financial performance  

Room revenue is the major source of income of CBHL, followed by income from F&B. Revenue has 

increased steadily over last 3 years with significant increase in room revenue (due to steady occupancy 

coupled with increasing ARR post renovation). Food and beverage revenue has also increased.  Total revenue 

increased by 12% in FY19 over FY18 due to higher occupancy rate of 84% (FY18 - 82%) and higher ARR 

of MUR 7,784 (FY18 – MUR 7,334). Both EBITDA level and PAT witnessed significant increase in FY19 

over FY18 due to better operational efficiency and benefits of cost containment measures. Interest coverage 

ratio was comfortable. As on June 30, 2019, the company has only availed a debt of MUR 510 million from 

Sun Limited to finance its renovation projects. This apart the company does not have any long-term debt. It 

has an overdraft facility of MUR 15 million with MCB, whose maximum utilization is 30-40% mostly during 

the month end.  

 
Hotel Industry in Mauritius 

Tourism which is considered the third pillar of the economy of Mauritius after the E.P.Z. manufacturing 

sector and Agriculture, contributes significantly to economic growth and has been a key factor in the overall 

development of Mauritius.  In the past two decades tourist arrivals increased at an average annual rate of 9 

% with a corresponding increase of about 21% in tourism receipts. 

As per recent PWC Report on Mauritius Hotel Industry (Hotels Outlook: 2019-2023) - Hotel industry of 

Mauritius has witnessed 11.7% increase in room revenue in 2018 compared to 10.2% in FY17, the third 
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consecutive year of double-digit growth, driven mainly by a significant rise in ADR. A record number of 

almost 1.4 million people visited Mauritius in 2018 (up 4.3% on 2017). The average length of stay was 10.4 

nights in 2018 (10.3 nights in 2017). Tourism earnings for 2018 reached EUR 1.63 billion (EUR 1.53 billion 

in 2017) contributing 14% of the Country’s GDP. Since 2014, the number of tourists arriving in Mauritius 

has increased by around 360,000 (35% increase).  

In FY18, Europe continued to be main source of arrivals with an overall increase of 5.6%. France remains at 

the top of the list with 20% of all tourist arrivals. Helped by added flight capacity, the Czech Republic and 

the Netherlands posted increases of 35.8% and 23.7%, respectively in 2018. Arrivals from Africa, which 

accounts for 22.3%, showed a modest growth of 3.5%. 

Mauritius is targeting the cruise market with the objective of becoming a ‘preferred fly/cruise gateway’ to 

the Indian Ocean, and intends to expand its airport facilities to support a growing tourism market. In 2018, 

42 cruise ships docked on the island bringing 36,796 tourists into the country (2017: 34,000). 

The Mauritius Port Authority has announced the construction of a 7,500-square-metre dedicated cruise 

terminal building to accommodate up to 4000 passengers.  

As the country is opening up as a stand-out destination for investors and high-net-worth individuals, the 

Island has seen a growing expatriate community. This creates scope for an increase in the number of family 

and friends visiting local residents who have either permanent residency or a work permit. Mauritius is also 

becoming one of the most popular destination wedding locations at a time when predominant travel trends 

centre on overseas weddings. 

PWC expect tourist arrivals to Mauritius to continue to expand, averaging 5%, compounded annually, to 1.6 

million in 2023. 

Hotel occupancy rate in Mauritius is now over 75%, the average daily room rate increased by 15.1% in 2018. 

For the forecast period as a whole, PWC project the ADR will rise at a 6.0% compound annual rate. 

The scarcity of prime real estate or sea frontage locations, paired with resistance from environmental 

activists, caused a slowdown in new hotel project developments. As per PWC Report around 700-800 new 

rooms (3-5 star category) are expected to be operational in between 2019-2023, which is less than 10% of 

the total rooms keys available in Mauritius (13,510 in FY18).  

 
3- and 4-star hotels  
PWC has combined data for 3- and 4-star hotels in Mauritius. Guest nights were flat in 2018, but a double-

digit increase in the ADR boosted room revenue by 13.4%. PWC expect guest nights for three- and four-star 

hotels to be flat during the forecast period, as growth in the market will be centred in five-star hotels. Growth 

in room revenue will be driven by rising Average daily rate (ADR). The average rate is expected to increase 

from €133 in 2018 to €165 in 2023, a 4.4% compound annual increase. Overall room revenue for three- and 

four-star hotels is projected to increase to €248 million in 2023 from €186 million in 2018. 
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Data on Tourist arrival in Mauritius is stated as under: 

 For the period Jan-Sep 17 Jan-Sep 18 % change Jan-Sep 19 % change 
Total Tourist arrival 935,000 975,000 4.32% 974,000 -0.15% 
Tourist arrival from:      

France 181,000 190,000 5.24% 202,000 5.93% 
Germany 78,000 88,000 12.45% 89,000 0.67% 
United Kingdom 102,000 104,000 1.62% 100,000 -3.91% 

 
Prospects 
La Pirogue’s prospects depend upon its ability to grow its ARR and maintain its occupancy rate. The rating 

is sensitive to any new debt funded acquisition & renovations and higher than projected dividend payment 

(maximum MUR 150 million dividend per annum) or support extended in any other form to Sun Limited. 

Financial Performance  - City and Beach Hotels (Mauritius) Limited   Mur Million 
For the year ended as on Jun-17 Jun-18 Jun-19 
Total Income 798.4 893.9 978.9 
EBIDTA 176.0 255.9 316.1 
Depreciation 28.2 39.8 41.0 
Interest  24.9 41.3 31.9 
PBT 122.9 174.7 243.3 
PAT 102.3 146.4 202.5 
Gross Cash Accruals (GCA) 130.5 186.2 243.4 
Dividend paid/proposed 0.0 300.0 300.0 
Equity share capital 15.5 15.5 15.5 
Tangible net worth 1,166.7 1,140.4 1,133.1 
Total debt 251.7 512.2 510.0 
-From shareholder 250 510 510 
-From bank 1.7 2.2 - 
Cash & Bank balances 2.8 3.8 9.5 
Key Ratios    
EBIDTA / Total income 22.04 28.63 32.29 
PAT / Total income 12.81 16.37 20.68 
ROCE- operating (%) 10.94 12.72 15.06 
RONW (%) 9.17 12.69 17.81 
Long term debt equity ratio 0.21 0.45 0.45 
Overall gearing ratio 0.22 0.45 0.45 
Interest coverage (EBITDA/Interest) 7.07 6.19 9.92 
Total Debt/ Gross Cash Accruals 1.93 2.75 2.09 
Total Debt/ EBITDA 1.43 2.00 1.61 
Current ratio  2.69 1.13 1.46 
Average collection period (days) 10.05 1.9 3.5 
Average inventory (days) 2.47 3.0 4.2 
Average creditors (days) 3.00 16.2 23.8 
Op. cycle (days) 9.52 (11.4) (16.1) 

Note: The resort was under renovation for the FY17 and FY18 and was closed between June and mid- 
August 2017 

Adjustments 
1. GCA is calculated as PAT+ Depreciation + deferred tax+ other non-cash expenditure. 
2. Overall Gearing ratio is calculated as total debt (long and short-term debt)/Tangible Net worth. 
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Details of Instrument 
 

1. Details of proposed Bond Issue  
Instrument Amt.               

(MUR Million) 
Repayment (MUR Million) 

Long term 
Bond 

1,200 

-  3 years from disbursement (December 2022) – Mur 300 Million 
-  5 years from disbursement (December 2024) – Mur 300 Million 
-  7 years from disbursement (December 2026) – Mur 300 Million 
- 10 years from disbursement (December 2029) – Mur 300 Million 

 
The repayment terms are as follows:                          (MUR Million) 
 FY20 FY21 FY22 FY23 FY24 FY25 FY26 FY27 FY28 FY29 FY30 
Principal  0.0 0.0 0.0 300 0.0 300 0.0 300 0.0 0.0 300 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Disclaimer 
CARE Ratings (Africa) Private Limited (“CRAF”)’s ratings are opinions on the likelihood of timely payment of the obligations under 
the rated instrument and are not recommendations to sanction, renew, disburse or recall the concerned bank facilities or to buy, sell or 
hold any security. CRAF’s ratings do not convey suitability or price for the investor. CRAF’s ratings do not constitute an audit on the 
rated entity. CRAF has based its ratings/outlooks on information obtained from sources believed by it to be accurate and reliable. 
CRAF does not, however, guarantee the accuracy, adequacy or completeness of any information and is not responsible for any errors 
or omissions or for the results obtained from the use of such information. Most entities whose bank facilities/instruments are rated by 
CRAF have paid a credit rating fee, based on the amount and type of bank facilities/instruments. CRAF may also have other commercial 
transactions with the entity.  
In case of partnership/proprietary concerns, the rating /outlook assigned by CRAF is, inter-alia, based on the capital deployed by the 
partners/proprietor and the financial strength of the firm at present. The rating/outlook may undergo change in case of withdrawal of 
capital or the unsecured loans brought in by the partners/proprietor in addition to the financial performance and other relevant factors. 
CRAF is not responsible for any errors and states that it has no financial liability whatsoever to the users of CRAF’s rating.  
CRAF’s ratings do not factor in any rating related trigger clauses as per the terms of the facility/instrument, which may involve 
acceleration of payments in case of rating downgrades. However, if any such clauses are introduced and if triggered, the ratings may 
see volatility and sharp downgrades. 


