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Rating Rationale 
ENL Limited 

Ratings 
Instrument Amt. (Mur Million) Rating Rating Action 

Bond  3,000 
CARE MAU A (Stable) 

[Single A; Outlook: Stable] Assigned 

 
Rating Rationale 

The rating assigned to the bond issue of ENL Limited (“ENL”) derives strength from the established 

track record of ENL group’s operating companies across diverse business verticals, significant land 

bank of ENL group in the Moka region, prime location of the Moka Smart City due to its position in 

the Central plateau of the island, strong demand for plot of land in Moka under the Moka Smart City 

Scheme due to its convenient location (25% of the Moka City project already sold/reserved), 

comfortable financials of dividend paying companies, reputation of ENL group for developing quality 

shopping malls, residential projects and office spaces in prime locality of Mauritius, moderate project 

execution risk- since the company will be developing infrastructure on land and building residential 

units in phased manner, high occupancy and profitability in retail and asset portfolio, moderate cash 

coverage ratios of ENL Limited and significant value of holding of quoted investment in Rogers, 

Ascencia and New Mauritius Hotel. 

The rating is constrained by the risks associated with the sale of land at envisaged prices, the high debt 

on group basis vis-à-vis cashflow from operations and refinancing risk of existing bank facilities in 

ENL; albeit the repayments are due after 5 and 10 years and the ENL group has track record of timely 

rolling over its facilities due to the good cash generating ability of its various assets, volatility in rentals 

of newly completed buildings & profitability of the group/associate companies, profitability of the agro 

sector being under pressure as a result of lower sugar prices, regulatory risk associated with Smart City 

project and interest rate risk associated with floating rate debt; albeit at least 75% of the current bond 

issue is expected to be in fixed rate.  

The rating is sensitive to the ability to sell land and real estate developments under Moka City at 

envisaged prices, the ability to sell non-core land by the Group companies at the envisaged price; the 

ability of the Group companies (The Old Factory) to develop and rent offices in a timely manner and at 

the envisaged rates; the performance of the dividend paying companies and the performance of Rogers, 

Ascencia, and NMH.  
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BACKGROUND 
The Amalgamation  

Until December 31, 2018: 

 La Sablonniere Limited (incorporated in February 1985) was the holding company (72%) of ENL 

(incorporated on 1944), which in turn was the ultimate holding company of the Group’s investee 

companies. ENL had three direct subsidiaries - ENL Finance, ENL Land and ENL Commercial; 

 Five of the Group’s companies (ENL Limited, ENL Commercial, ENL Land, Rogers, Ascencia) 

are listed on the Stock Exchange of Mauritius, with a combined market capitalization of over Mur 

30 billion (as against total debt of Mur 21 billion). Part of the bond issue of the sixth subsidiary, - 

Commercial Investment Property Fund [CIPF: rated CARE MAU A-(SO) Stable], - is also listed 

on the Stock Exchange of Mauritius.  

On January 1, 2019, ENL Limited, ENL Finance, ENL Land and ENL Commercial were amalgamated 

with and into La Sablonniere Limited, which has been subsequently renamed as “ENL Limited” and 

will be listed on Stock Exchange of Mauritius Ltd as from January 23, 2019. Rogers and Ascencia 

continue to be listed on the Stock Exchange of Mauritius.  

The rationale behind the amalgamation is to have a simplified group structure and enhance shareholder 

value. The resulting asset base of the surviving entity, ENL, shall improve its ability to raise both debt 

and equity and therefore, facilitate its growth. The proforma financials of ENL as at June 30, 2018 (if 

the amalgamation would have been effective on that date) would have looked as follows: 

Particulars ENL Limited – (Amalgamated Company) 
 Standalone 
As at June 30, 2018 Mur Million 
Assets   
Property, Plant & Equipment 10,378.8 
Investment Properties 3,509.9 
Investments 18,584.9 
Others 1,139.8 
Non-Current Assets Held for Sale 104.0 
Total Non-Current Assets 33,717.4 
Current Assets 849.9 
Total Assets 34,567.3 
Capital and Reserves 27,783.3 
Total debt 5,872.0 
Current Liabilities 912.0 
Total Equity & Liabilities 34,567.3 

The proforma debt reflects predominantly the existing debts of the current ENL Limited and ENL Land. 

Amongst others, this debt was taken out for covering the costs associated with the restructuring of the 

sugar cane industry (i.e. providing early and voluntary retirement scheme to workers of the sugar 

industry), increasing ENL group’s stake in Rogers and Company Ltd, equity infusion for Bagatelle Mall 

in FY12 and increase of ENL group’s stake in New Mauritius Hotel in FY16-17. Post the amalgamation, 

the structure of ENL group will be as follows:  
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Proposed Bond Issue: - 

ENL proposes to raise a bond (the “Bond”) of Mur 3,000 million in January 2019 to extend the maturity 

of existing bank facilities of Mur 2,200 million and invest the balance of Mur 800 million into a step-

down subsidiary The Old Factory (84% subsidiary of ENL Property Limited), for development of office 

space. The Bond is proposed to be repaid in three equal tranches of Mur 1,000 million at the end of 5th 

year (January 2024), Mur 1,000 million at the end of 7th year (January 2026) and Mur 1,000 million at 

the end of 10th year (January 2029). The salient features of the Bond are summarized in the table below: 

Proposed Bond Issue Details: 

Terms Fixed-Rate  Floating 
Amount MUR 2,300,000,000 MUR 700,000,000 
Issuer ENL Limited ENL Limited 
Currency MUR MUR 
Purpose To optimize the Issuer’s borrowings by refinancing part of the existing bank facilities and finance 

the development programme of the group 
Tenure 5 years, 7 years, 10 years  5 years, 7 years, 10 years 
Investors base at Issue date Pension Funds – 50%  

Banks – 41% 
Insurance Companies – 8% 
Others – 1% 

Noteholder Representative BLC Robert & Associates  
(2nd Floor, The Axis, 26 Bank Street, Cybercity, Ebene 72201, Mauritius)  

Principal Amount per note MUR 1,000,000 MUR 1,000,000 
Interest rate A blended rate of 5.68% at the time of issue 
Issue date 11 January 2019 
Maturity date 11 January 2024, 11 January 2026, 11 January 2029 
Interest payment date Semi-annual payment in arrears in July and January of each year (subject to the Business Day 

Convention), starting 31st July 2019 
Security Either a share pledge in listed companies of 1.2x the outstanding amount of the bonds or a first rank 

mortgage on land worth 1.1x the outstanding amount of the bonds 
Covenants The covenants herein shall remain in force during the whole tenor of the Notes. On the basis of the 

annual audited financial statements of the Issuer: 
 The Issuer’s interest coverage ratio (the “ICR”) shall exceed 1.3x 
 The Issuer’s debt to equity ratio shall be no greater than 50% 

Listing Status The Notes will be Rated and not to be listed 

 

                                                                                               100% 

 

                                                                                                 100% RRS 
                                                                                     (65.1% of voting rights) 

22% Ordinary A Shares                                                                                                                     77.9% Ordinary A Shares 
(7.7% of voting rights)                                                                                                                       (27.2% of voting rights) 

 

 

 

      100% 100%       59.73%                     100% 100% 

La Sablonniere 
existing Ordinary 

Shareholders 

La Sablonniere 
Holding 

Amalgamating 
Companies’ 

Minority 
Shareholders 

ENL Limited 
(erstwhile La Sablonniere Ltd. 
& ENL, ENL Commercial, ENL 

Finance, ENL Land) 

Axess 

CIPF 

Rogers Capital 

ENL Agri 

ENL Property 
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CREDIT RISK ASSESSMENT   
Long track record of the ENL group & its experienced promoters 
ENL is currently managed by the fifth generation of the Espitalier Noël family, who are the controlling 

shareholders of ENL and have played a historic role in the economic development of Mauritius. Since 

1821, the Espitalier Noel family has been involved in sugar production (then the key sector of the 

economy) in Mauritius. As the economy of the country has grown and diversified, the business of ENL 

has followed suit. Today, the Group manages a portfolio of more than 100 operating company engaged 

in various industries ranging from agriculture, land, real estate, hospitality, logistics, fintech, commerce 

and manufacturing. A brief on various business segment’s turnover and its profitability reflecting steady 

cash flows is as follows: 

Business Sector-wise Financials of ENL Limited (Consolidated) 
 Business/Sector  Turnover (in MUR million) PAT (in MUR Million) Entity Debt 
  FY17 FY18 FY17 FY18 FY18 
Commerce and industry 2,747 3,330 10 62 ENL Commercial 1,123 
Agro-industry  924 814 152 88 ENL Land 4,060 
Land and investments 83 84 (177) (301) 
Property 2,308 2,681 1,202 1,200 ENL Property 2,840 
Hospitality and leisure 3,016 3,486 (28) 161 Rogers and 

Company Limited 
11,500 

Logistics  3,571 3,528 88 95 
Financial services 665 760 84 24 
Corporate office 2 3 (38) (30) ENL Ltd. 

(Standalone) 
1,664 

Total 13,233 14,602 1,293 1,299 21,189 
A brief overview of the sector wise performance is as follows:  

Agro Industry- ENL remains a major player in the agro-industrial sector through various agricultural 

activities (growing of sugarcane and other food crops) and a 39% shareholding in the Eclosia group. 

The agro industry’s most recent operational performance was adversely impacted by lower volume of 

sugar cane (unfavourable climatic conditions impacted cane yield and extraction rate) and a fall in 

global sugar prices. This was somewhat mitigated by the improved performance of Eclosia (PAT of 

Mur 271 million in FY18 vis-à-vis Mur 199 million in FY17). Going forward, agro industry will 

continue to be impacted by low sugar prices prevailing in the world market.  

Commerce & Industry - The Commerce & industry is engaged in car dealership (Axess), eyewear 

manufacturing (Plastinax), fibre glass and plastic 

wares manufacturing, including swimming pools 

and storage tanks (Nabridas), and the supply of 

building materials (Grewals) and aluminium 

profiles JMD. Its associates in this business 

segment are IT solutions specialist FRCI and IT 

hardware wholesaler Superdist. Axess, the main 

performance driver of the segment, registered a 

36% increase in sales of new vehicles in FY18. Axess realised higher profits and its share of the new 
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vehicles market went up from 14.4% in FY17 to 17.9% in FY18. Going forward, Axess is accelerating 

initiatives to improve customer experience. 

 

Land & Investments - The land & investment segment is the custodian of 22,369 arpents of land and 

sugar cane is planted on 15,000 arpents of land. Investee companies of ENL have secured Government’s 

approval to convert part of the 

land in Moka into a Smart City 

(as explained below). The Land 

& Investments cluster is the 

backbone of the Group and 

derives income from the sale of 

investments and non-strategic 

land assets. The local residential 

market continues to be driven by 

a strong demand for plots of land 

and its built-up units in the 

Moka region have been well received. The company on average sells 30-50 arpent of land annually 

(@8-10 million net per arpent) outside the Smart City precinct, in order to meet the strong demand.   

Property - ENL is the leading player in the Mauritian real estate market and via investee companies 

build and manages home, offices, and shopping malls. In FY18, the cluster’s revenue went up by 17%, 

due to the improved performance of the retail segment and higher land sales. The key contributor to the 

profit were increase in gross rental income and better lease renewal rates. 

Retail/Shopping Mall Portfolio - ENL’s retail portfolio consist of 6 shopping malls under Ascencia 

and is currently valued at Mur 12 billion. Ascencia delivered strong financial and operational 

performances in FY18, driven by an increase in gross rental income coupled with higher advertising 

revenues. Furthermore, the 10% increase in footfall and higher trading densities across Ascencia’s 

portfolio ultimately improved its tenants’ performances, keeping the ratio of gross rental to tenant 

turnover healthy at 7.9% in 2018 compared to 7.5% last year.  

Office Portfolio - The portfolio of office properties comprises 26,612 sqm of Gross lettable area (GLA) 

of prime space which is nearly fully rented. This year rental income amounted to Mur 126 million 

compared with Rs 110 million in 2017. The office market is currently on a growth trend, especially in 

the centre part of the island, where demand for plots of land and built offices in various business parks 

is on the increase. More than 25 plots have been reserved in this year. The company has launched the 

Pod – 4,800 sqm of office building, which was let out in 2-3 months of launch. At Telfair, the company 

has constructed a 4,700 sqm building for PWC – the first office building in Moka City.  



 

CARE Ratings (Africa) Private Limited 
Registered Office: 1st Floor, MTML Square, 63, Cyber City, Ebene, Mauritius 

BRN: C127054          FSC License No.: CR14000001 
Telephone: +230 59553060/58626551  www.careratingsafrica.com  

Page 6 
 

Residential Portfolio – In the residential sector, the ENL group sells residential land developments, 

built up units and luxury residences under the IRS/PDS schemes. Under residential land developments, 

the company generally develops infrastructure and sells the land. The residential land developments 

and built up units are in high demand and gets sold off immediately.  

 

Hospitality and leisure- ENL is the main stakeholder in the hospitality industry, delivering an 

integrated holiday experience with key brands such as Veranda Leisure and Hospitality (VLH) through 

which it operates the Veranda 

Resorts and Heritage Resorts 

brands. The Group is also the main 

shareholder in New Mauritius 

Hotels (“NMH”) which trades 

under the Beachcomber brand. Its 

service offer includes hotels, travel 

and leisure.  The segment’s revenue 

increased from Mur 3 billion to Rs 3.5 billion and profit after tax reached Mur 161 million compared 

to a loss of Mur 28 million last year, due to better performance by VLH hotels and NMH. 

 

Logistics - The company operates an integrated logistics platform through Velogic, offering freight 

forwarding, customs clearing, domestic transport, warehousing, shipping, container handling, sugar 

packaging and courier services. Going forward, the performance of logistics segment is expected to 

improve with better performance of regional courier business and container handling activity. 

 

Fintech – The Fintech platform operating under the Rogers Capital brand provides corporate, 

technology and financial services to an international clientele. The segment recorded a revenue growth 

of 14%. However, PAT decreased due to significant investments made to set up hire purchase and 

leasing business as from November 2017. The Swan group, the leader on the insurance market in 

Mauritius, contributed Rs 95 million to the results, a 6% increase as compared to last year. 

As mentioned above, the Group has been increasing its scale of operations across various business 

verticals. Over the past three years, the cash flows generation and gearing levels have been satisfactory.  

A brief snapshot of consolidated financials of ENL Ltd. is given below:  

For the Year ended / As at June 30, (MUR Million) 2016 2017 2018 
Total Op. Income (TOI) 13,363 13,864 14,566 
EBIDTA 2,552 3,037 3,173 
Interest 971 979 1,022 
PAT 875 1,293 1,299 
Gross Cash Accruals (GCA) 1,445 1,872 1,928 
T. Net Worth (TNW) 25,916 26,697 27,365 
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For the Year ended / As at June 30, (MUR Million) 2016 2017 2018 
Total Debt 17,052 21,189 21,189 
EBIDTA / TOI 19% 22% 22% 
APAT / TOI 7% 9% 9% 
Overall Gearing (x) 0.7 0.8 0.8 
EBIDTA / Interest (x) 2.6 3.1 3.1 
Total Debt / GCA 11.8 11.3 11.0 
Total Debt/EBIDTA 6.68 6.98 6.68 

 
The Land Bank of ENL group 
The Group owns around 22,639 arpents of land in Moka (a gentrified, highly populated and centrally 

located region of Mauritius), Savannah (south of Mauritius) and in Bel Ombre/Case Noyale (south-west 

of Mauritius). The Group has earmarked about 5% of this area (around 1,000 acres near Moka) for real 

estate development over next 10 years. While the Group has been holding the land for decades, it is 

only since the past 10-15 years that it has decided to develop real estate as one of its key pillars. This 

emphasis on well planned and quality residential, commercial and office developments and the central 

position and climate of Moka, which was already a highly prized region, has arguably resulted in 

increased demands with the resulting effect on prices. The Bagatelle Mall which to date is the most 

popular mall of Mauritius was opened in 2011 and has also positively impacted the land values in the 

region.  

The Group’s strategy for growth has remained virtually unchanged over time: it leverages its significant 

land assets, to create cash-generating businesses that participate in building up modern-day Mauritius. 

In the early days, this was done through sugar plantation. Currently, this is being achieved through real 

estate development.  

 

Significant holding of quoted investment in Rogers Capital and New Mauritius Hotel 
ENL also holds significant investment in two listed companies - Rogers and Company Limited and 

New Mauritius Hotel – both SEM 10 companies.    

Company Stake No. of Shares held 
by ENL (Million) 

Price* 
(Mur) 

52-week 
H/L 

Value* 
 (Mur million) 

Rogers and Company Ltd. 59.73% 150 35.0 38.0/31.0 5,269 

New Mauritius Hotel 38.1% 208 21.6 26.6/21.6 4,493 

*As on December 19, 2018 

As security against current debt taken out by ENL, 12 million shares of Rogers and Company Limited 

(i.e. 8% of ENL’s current holding) and 35 million shares of New Mauritius Hotel (i.e. 17% of ENL’s 

current holding) are pledged. ENL is planning to pledge Rogers shares worth Mur 2.0 billion as security 

for the proposed Bond Issue. Post the pledging of the said shares, ENL will have unpledged shares of 

Rogers & NMH worth Mur 6.5 billion. In addition to the shares in listed companies, ENL owns a stake 

in Eclosia Limited estimated at around Mur 2.3bn.  
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Analytical Approach: ENL will derive revenues mainly in the form of rents, dividends from its direct 

holdings in investee companies, and management & secretarial fees. However, the projected operating 

profit is not expected to suffice for the repayment of the interest and principal outstanding on the Bond. 

The aforementioned revenue sources are expected to be augmented by the sale of land, capital reduction, 

and dividends from ENL Property (a wholly owned subsidiary). Together, these cash flow sources 

service both the interest and principal amount outstanding on the Bond. More explicitly, it is envisaged 

that ENL Property – itself an intermediate holding company - will receive the following inflows from 

its subsidiaries:  

1. Cashflow (capital reduction route) from sale of land by Moka City, Courchamps Development 

and Courchamps Properties. 

2. Cashflow (capital reduction) from land sale by Moka City and apartments sale Moka 

Residential under Smart City Scheme  

3. Dividend from group companies- Ascencia Ltd., EnATT Ltd. and Building & Civil Engineering 

Co. Ltd 

4. Dividend paid by The Old Factory – out of office rentals 

 

ENL’s property vertical: 

ENL Property is engaged in managing ENL's land bank comprising of land which is ideally situated for 

real estate development. As on November 30, 2018, ENL Land has transferred 454 arpents of land into 

ENL Property for the Moka City project. As consideration for this transfer, ENL Land received 

redeemable shares in ENL Property. ENL Property also develops, markets and manages a portfolio of 

premium resorts, homes and offices. It has 17 group companies engaged in various activities of which 

the major companies are- Moka City, The Old Factory, Moka Residential, Courchamps Development 

and Asencia. The holding structure is as per the figure below: 
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Development of Smart City in Moka region - by utilisation of the land bank  
In June 2015, the Government of Mauritius launched the Smart City Scheme. The Smart City Scheme 

encourages the development of high-quality real estate under a master plan by focusing on the 

development of offices, retail, residential and other real estate sectors in an integrated manner centered 

around innovation, sustainability, efficiency and quality of life. Post the introduction of Smart City 

Scheme (June 2015), ENL Limited incorporated Moka City Limited in June 2016 and applied for a 

Smart City Certificate for development of freehold land of 494 arpents. The said certificate was granted 

in November 2017.      

Over past several years, ENL Land has been converting agricultural land under various schemes in and 

around the Moka region. 454 arpents were transferred to ENL Property (against redeemable shares) 

which in turn was transferred to Moka City Ltd. The cost of acquisition of such land to ENL Land is 

negligible since these are historic balance sheet holdings. However, under IAS 40, the land is carried in 

ENL Land’s books at around Mur 7.0- 7.5 million per arpent. ENL Land has transferred these lands to 

ENL Property and then subsequently to Moka City at around Mur 7.0- 7.5 million per arpent. Moka 

City will develop infrastructure on these land (roads, power, water, boundaries, land scaping & 

beautification,) and sell it at an average price of Mur 25-30 million per arpent (current market price). 

Once the land is sold, the shareholders are paid a share of the cash flow by way of capital reduction. 

The group has a proven track record of developing and selling the land for various real estate schemes 

(e.g. schools, shopping malls, offices, retail, etc.) 

The land bank in Moka is central and accessible as it is surrounded by the two major motorways of the 

island. As a result, about 70% of the Mauritian citizens and 40% of the Mauritian labour force is within 

the Moka catchment area. Thus, the Group’s flagship real estate project – Moka City – benefits from 

considerable interest and demand. Accordingly, the Group is planning to construct several Grade A 

offices to capture the existing demand; and thirdly, the strong demand for land in the Moka region. 

Although land prices have appreciated considerably in Moka, the Group has adopted a carefully crafted 

and phased development plan running into decades. This simultaneously minimizes the development 

and project execution risk while maximising the long-term value of the land bank; 

In FY19-20, ENL Limited plans to transfer an additional 300 arpent of land to Moka City and the latter 

will apply for its inclusion under the Smart City development scheme. ENL has already received a letter 

of intent from the Government of Mauritius for the development of Moka Smart City over 1,600 arpents. 

 

Moka City  

Moka City Limited is engaged in development of Moka region under the Government-sponsored Smart 

City Scheme. The first phase of the Moka Smart City is being developed on 454 arpents of land at the 

crossroads of the island’s two main motorways (in and around Bagatelle Mall).  
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Post receipt of the Smart City Certificate, Moka City has sold 5.59 arpent of land (different sizes) at 

average price of Mur 25 million per arpent. As at December 1, 2018, Moka City had sold (i.e. signed 

letters of intent with various purchasers, who have paid in a deposit) 78 arpents of land. Some of the 

landmark transactions are summarized below:  

 Bagatelle bulk deals: The US Embassy has signed a letter of intent for the purchase of 11.28 arpents 

opposite Bagatelle and has paid a deposit of 5%. The balance will be paid on signature date 

(expected January 2019). In addition, an area of 17.01 arpents has been earmarked for the Bagatelle 

commercial space project (opposite Bagatelle Mall). Moka City has already signed letter of intent 

with various retailers (e.g. Bosch, Tulsidas, Meem, Young Brothers, etc.) to move into the said 

space. The area earmarked for this particular real estate development is sold out and Moka City has 

received advance monies of 5% of the purchase price. The balance will be received in phases in 

line with development of infrastructure; 

 Land in Vivea business park (7.50 arpent) has been sold to various companies (Sapmer Co ltd, 

Trimeta Group, Loinette Leasing Co ltd). These companies shall take possession and start the 

construction of offices by March 2019; and 

 In Helvetia and Morcellement, the company has already sold/signed letter of intent. The company 

proposes to commence selling of land from Jan-March 2019. 

In summary, out of the proposed sellable area of 268 arpents (out of 454 arpents of land) by Moka City 

over next 10 years, the company has already sold/signed letter of intent with customers for 78 arpents. 

Given this track record and the strong demand for land in Moka, selling the balance of 190 arpents 

should be feasible within the time horizon envisaged.  

 The expectation is that land prices shall increase by 6% per annum, in line with inflation and 

development of new residential and commercial complexes. The figure of 6% per annum is conservative 

in light of recent transactions around the region.  

As on June 30, 2018, Moka City has Mur 440 million of long-term debt, of which Mur 150 million is 

due in FY20 and balance in FY22. The company also proposes to avail another Mur 500 million loan 

for infrastructure development.  

 

Courchamp Development  

ENL Property holds a 69% stake in Courchamp Development and has provided it with a land bank of 

15.59 arpents at Mur 12 million per arpent (against redeemable shares). Courchamp Development has 

already developed roads, set up infrastructure and has segregated into 52 plots of different sizes, of 

which 20 plots has been sold already. The company proposes to put the balance 32 plots on sell in 

FY19/FY20. Courchamp Development is a debt free company. 
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Courchamp Properties  

ENL Property holds 100% in Courchamp Properties and has provided it with a land bank of 107.6 

arpents at Mur 4.0 million per arpent (against redeemable shares). Courchamp Properties is developing 

infrastructure on that land, with land sales expected to commence from FY 2020. Given the demand for 

plots of land in Courchamp Development, ENL Property is confident that plots of land will be sold by 

Courchamp Properties within the envisaged timelines. Courchamp Properties is a debt free company. 

 

Moka Residential  

As a part of Smart City Scheme, Moka City has to develop & sell residential units. Moka Residential 

was incorporated to develop residential units, since Moka City can only develop land. In the first phase, 

Moka Residential has received 10 arpent of land from Moka City and will be constructing 269 units. 

To date, Moka Residential has launched 138 units. It has sold 119 units, for which it has received 

advanced monies of 10% and is due to receive additional funds as the construction progresses. The 

construction for the sold units has already commenced and property will be handed over in next 2-3 

years. The company has already received interest for additional 100 units.  

The company commences construction only after selling the unit. Accordingly, the entire construction 

cost is being financed from payments received from the buyers on milestones completion. Moka 

Residential is a debt free company and has no plans to avail debt in future. 

 

Dividend from group companies 

Ascencia 
ENL Property owns 25% in Ascencia Limited - the largest listed property company in Mauritius with 

the best performing malls across the island. The annual footfall across Ascencia’s mall exceeds 20 

million visitors. Ascencia’s assets are professionally managed by a dedicated specialist team (EnAtt 

Ltd).  Ascencia is performing well, with all 6 malls having almost 100% occupancy. Most of the leases 

are for 3-5 years with a 5% escalation clause. In FY18, Ascencia has made a PAT of Mur 619 million 

(Mur 538 million in FY17) and paid dividends of Mur 345 million (211 million in FY17). 

Given the high demand for space in Bagatelle and other malls, the company’s performance is expected 

to improve going forward. Accordingly, dividend payment is also expected to increase. Ascencia has a 

long-term debt of Mur 1,867 million from MCB.  

 

Building & Civil Engineering Co. Ltd (BCE) 
BCE is one of the oldest construction companies in Mauritius with 70 years of existence.  BCE has 

undertaken projects in numerous sectors including industrial and commercial buildings, offices, hotels 

and hotel renovation, residential complex, sports complex, luxury villas, shopping centres, warehouses 

etc. Cogir, engaged in building, masonry, general construction, hauliers and electrical and general 
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engineering services merged into BCE in June 2018, post which ENL property holds a 30% stake in 

BCE. It is doing well and will provide support to ENL group in construction of residential unit.  

In FY18, BCE has made a PAT of Mur 39 million and paid dividend of Mur 15 million. Given its strong 

market share in Mauritius (BCE is one of the few Grade A listed contractors) and the various real estate 

projects, BCE’s profitability is expected to improve going forward.  

 
EnAtt Ltd.  
EnAtt is the leading property and asset development and management specialist in Mauritius. The 

company crafts leasing strategies, including the tenant mix, marketing strategies, investment strategies 

on acquisitions, disposals and redevelopment functions. The company currently manage 23 shopping 

centre and office buildings in Mauritius, maintaining a close and fruitful collaboration with over 400 

tenants. Most of these properties are owned by Ascencia.  

In FY18, Enatt has made a PAT of Mur 48 million (Mur 48 million in FY17) and paid dividend of Mur 

44 million (45 million in FY17). 

 
The Old Factory 
The Old Factory Limited is an office fund holding a portfolio of office properties in Vivea business 

Park and Bagatelle Office Park underpinned by MUR denominated medium to long term leases with 

high quality corporate tenants. The company currently has an existing portfolio of 26,612 sqm of gross 

lettable area (GLA) with almost 100% occupancy. Most of the tenants are companies of repute which 

have been in these premises for last 5-10 years. Management has confirmed that since inception, there 

has been very few tenant departures and the trend of relocating to Vivea business parks remains strong. 

While the rentals per sqm range between 300-600 per sqm (a premium product), the demand for these 

types of offices remain strong due to the prime product positioning related to the architecture, design, 

location, greenery, landscaping and maintenance.  

In July 2018, the company launched a new office building of 4,883 sqm GLA @425 per sqm. Within 

three months of the launch, the building achieved an occupancy rate of circa 97%. In line with this 

trend, the various offices are operating at an occupancy rate exceeding 95%. The rentals are inflation 

linked and will increase by a minimum of 5% annually. The company is generating profit and paying 

dividend on annual basis. As on June 30, 2018 the company has a term loan of Mur 524 million.  

The company proposes to increase its GLA by 55,275 sqm in Vivea business Park and Telfair Central 

Business District by building 7 properties on a phased basis over a period of 10 years. The total 

development costs, projected at around Mur 4.7 billion, will be financed with a mx of debt and equity 

in the ratio of 3:2. It is envisaged that the equity shall be infused by ENL Property, ENL Land and new 

shareholders. Mur 800 million will be loaned from ENL Limited which will be repaid in 2 tranches of 

Mur 400 million in FY24 and FY26, in line with repayment of the Bond issue. The aforementioned 

projects shall only commence once the funding is secured.  
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The 7 properties will be developed in a phased manner, i.e. construction of a new office shall only 

commence after the completion and renting of an existing property. As such, none of the developments 

are inter linked and can be easily deferred/postponed due to lack of funds or adverse market conditions.  

Rental has been considered at Mur 550 - 635 per sqm, which is the trending rental for similar value 

existing property in Vivea Business Park. All the lease agreements shall have escalation clause of 5% 

per annum, in line with existing rental contracts. 

Despite strong demand for offices spaces in The Pod (the latest office development completed) and 

more than 90% of the area being let out within 3 months of launch (4,883 sqm), the company has 

underwritten conservative occupancy levels for the development of the new offices (50% occupancy in 

Year 1, 85% in Year 2 and 95% in Year 3 for all developments). The Cash Coverage ratio is expected 

to remain comfortable over the tenure of the Bond Issue.  

 

ENL Property Limited 

ENL Property manages ENL group's land bank and drives its residential and office developments. The 

company develops, market and manage a portfolio of premium homes and offices via investee 

companies and as such is also an investment holding company. Accordingly, the company receives 

asset management fees, property management fees, sales & leasing commission, fund management fees, 

property development fees, management fees and rental income from various properties from its group 

companies aggregating to around Mur 230 million and dividends of Mur 129 million. The company has 

administrative expenses aggregating to around Mur 200 million.   

Standalone financials of ENL Property is as under:  

For the Year ended / As at June 30, 2017 2018 
Total Op. Income (TOI) 315  764  
EBIDTA 54  165  
Interest                  92                    97  
Impairment of Investments                  65                  210  
Other Income (Dividend Income from group companies)                  92                  129  
PAT (95)  (136) 
Gross Cash Accruals (GCA) (44)                    59  
Equity Share capital              3,022               3,574  
T. Net Worth (TNW)              2,905               3,170  
Total Debt              1,436               1,944  
EBIDTA / TOI NM 5.48% 
Overall Gearing (x) 0.49 0.61 
EBIDTA / Interest (x) NM 0.36 
Total Debt/EBIDTA (x) 0.59 1.69 

 
ENL Property posed an EBITDA of Mur 165 million in FY 2018 and had an interest coverage ratio of 

1.69. It also benefited from an inflow of Mur 250 million by way of capital reduction from Moka City 

given that lands were sold for equity in lieu of cash. Once the capital reduction is taken into account, 
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ENL Property’s debt service ability becomes comfortable. In short, capital reduction is integral to the 

business model of ENL Property.   

The company has long term debt of Mur 1,400 million from MCB & SBM, primarily availed to fund 

the Bagatelle Shopping mall project. The company proposes to avail loan during the projected tenure 

in order to finance the equity infusion in The Old Factory for the proposed office building development.   

 
ENL Limited 
On a company basis, ENL’s total revenue comprises rental income (from investment properties and 

agricultural land), management & secretarial fees being received from various group companies (ENL 

Corporate Services, EnATT, ENL property, New Mauritius Hotel, CIPF, etc.) for providing accounting, 

secretarial, HR and management services and investment income – i.e. dividends from various 

companies where ENL group holds investment (Rogers and Company Ltd., New Mauritius Hotel, Leal 

& Co. Ltd, Tambourissa Ltd., Axess, Tropical Paradise). ENL Ltd and its group companies were 

receiving this income and newly formed ENL Limited will continue to receive this income. The 

expenses are mainly the management support provided to the group companies. 

As mentioned earlier, the Group has a land bank of more than 22,000 arpent. In order to meet the 

demand of local residents in Moka, the Group sells an average of between 25 and 30 arpents of 

converted land annually in and around Moka. While management has indicated that there is demand for 

50 -100 arpent of land on yearly basis, however only 25-30 arpents are sold annually in order to keep 

the demand – supply economics.  If needed, 50-60 arpents could be sold at a given net price of Mur 10 

million per arpent.  

As on June 30, 2018, La Sablonniere, ENL Limited, ENL Commercial, ENL Land and ENL Finance 

together have a total debt of MUR 5,900 million. Post the amalgamation, the newly formed ENL 

Limited with have a total debt of Mur 6,700 million – comprising of bank loans from Swan, SBM and 

MCB and the proposed Bond of Mur 3,000 million. The majority (90%) the bank facilities are repayable 

after 10 years.  

The company expects to lend Mur 800 million to The Old Factory, for which it will be receiving an 

interest income. The principal will be repaid on FY 24 and FY16, 5th and 7th year, in line with repayment 

of the bond.  

The cumulative Debt Service Coverage Ratio is comfortable during the projected tenure of the loan and 

is satisfactory even under stressed scenarios.  

Management has stated that in case of distress, the shares of Rogers and NMH can be liquidated (quoted 

market value of unpledged shares – Mur 6.5 billion) or only 5% of its non-core land assets needs to be 

liquidated to meet the principal repayment of the entire Bond issue. Hence, ENL has various cashflow 

options through which it can repay the Bond.  
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Mauritius Real Estate sector outlook 

Over the last few decades Mauritius has witnessed a booming real estate sector, to such an extent that 

today, the real estate sector is the one attracting majority of Foreign Direct Investment for the country. 

This can be explained by an increasingly growing number of construction projects across the island in 

addition to government introducing schemes such as the Integrated Resort Scheme, the Real Estate 

Scheme, the Property Development Scheme and the Smart City scheme. Such schemes have 

transformed the dynamics of the real estate market locally over the years. Today, apart from houses, 

other options such as apartments, studios, apartment hotel residences, IRS and RES villas are available. 

However, although a growing number of Mauritians are hunting primarily for apartments, individual 

houses remain the most sought-after property type; while on one hand singles and international students 

seek cheap accommodation in the regions of Réduit, Saint Pierre and Quatre Bornes, on the other hand, 

expatriates demand fully-furnished houses or apartments to rent over the duration of their assignments. 

(Monthly rental of these accommodation varies between Mur 15,000 -70,000).  

The demand for office spaces is one which is seeing significant shifts over the years, with a 

decentralisation of office spaces (from Port Louis) towards Moka, Highlands and even Ebene. Port 

Louis and Ebene are experiencing fall in rental prices due to a low occupancy (growing number of 

buildings) derived from lack of parking spaces. Demand for office spaces has therefore shifted to 

regions such as Moka where parking facilities are more accessible. As a result of companies’ increasing 

willingness to rent fully-equipped offices with Internet access and parking facilities, price of office 

spaces in the Moka region is on an uptrend. One location attracting high demand is Vivea Business Park 

(VBP). Situated in Moka, it has a strategic location at the heart of the island, close to cities, shopping 

centre, bus stations and main roads. Key features of VBP such as human-sized buildings, landscaped 

green areas, modern architecture, large number of parking and strict guidelines to guaranty quality of 

future developments are its main demand drivers. In addition to office space rental, VBP also offers 

plots of land that can be bought and developed into offices.  

The Moka region has also positioned itself as a very attractive to those wishing to rent or buy a residence 

in the centre of the island, commanding strong rental demand, with monthly rent, starting at a minimum 

of Mur 60,000. The land prices range between Mur 25 million per arpent to Mur 40 million per arpent 

based on closer to Bagatelle mall and highway.  

Benefitting from the advantages of a well-planned, semi-urbanised setting, Moka has catered to the 

requirements of customers while at the same time maintaining an authentic residential living 

environment. Moka is also close to Bagatelle Mall, strategically close to the two main motorways & 

the St. Pierre Bypass. L’École du Centre, the Lycée des Mascareignes, the Helvetia shopping centre 

and Synergy gym remain only minutes away for residents of Moka. Prices of land in this region has 

more than tripled over the last 10 years with major the aforementioned developments taking place. 
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Disclaimer 
CARE Rating (Africa) Private Limited (CRAF)’s ratings are opinions on credit quality and are not recommendations to 
sanction, renew, disburse or recall the concerned bank facilities or to buy, sell or hold any security or to invest in or withdraw 
funds from deposits. CRAF has based its ratings/outlook 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/deposit programme. 
In case of partnership/proprietary concerns, the rating/outlook assigned by CRAF is 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. 

 
 
 

Annexure I 
Long /Medium-term Instruments 

Symbols Rating Definition 

CARE MAU AAA 
Instruments with this rating are considered to have the highest degree of safety regarding 
timely servicing of financial obligations, in Mauritius. Such instruments carry lowest credit 
risk. 

CARE MAU AA 
Instruments with this rating are considered to have high degree of safety regarding timely 
servicing of financial obligations, in Mauritius. Such instruments carry very low credit risk. 

CARE MAU A 
Instruments with this rating are considered to have adequate degree of safety regarding timely 
servicing of financial obligations, in Mauritius. Such instruments carry low credit risk. 

CARE MAU BBB 
Instruments with this rating are considered to have moderate degree of safety regarding timely 
servicing of financial obligations, in Mauritius. Such instruments carry moderate credit risk. 

CARE MAU BB 
Instruments with this rating are considered to have moderate risk of default regarding timely 
servicing of financial obligations, in Mauritius. 

CARE MAU B 
Instruments with this rating are considered to have high risk of default regarding timely 
servicing of financial obligations, in Mauritius. 

CARE MAU C 
Instruments with this rating are considered to have very high risk of default regarding timely 
servicing of financial obligations, in Mauritius. 

CARE MAU D Instruments with this rating are in default or are expected to be in default soon. 
Modifiers {"+" (plus) / "-"(minus)} can be used with the rating symbols for the categories CARE MAU 
AA to CARE MAU C. The modifiers reflect the comparative standing within the category. A suffix of 
'(SO)' may be added to the rating indicating that the instrument / facility is a "Structured 
Obligation". A prefix of 'Provisional' may be added to a 'SO' rating indicating that the rating 
is subject to completion of certain conditions. 

Rating Outlook 
The rating outlook can be ‘Positive’, ‘Stable’ or ‘Negative’.  
A ‘Positive’ outlook indicates an expected upgrade in the credit ratings in the medium term on account 
of expected positive impact on the credit risk profile of the entity in the medium term.  
A ‘Negative’ outlook would indicate an expected downgrade in the credit ratings in the medium term 
on account of expected negative impact on the credit risk profile of the entity in the medium term. 
A ‘Stable’ outlook would indicate expected stability (or retention) of the credit ratings in the medium 
term on account of stable credit risk profile of the entity in the medium term. 
 
 
 


