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F / Instrument (OIS Rating? Rating Action
(Rs. crore)
Long Term Bank 215.87 CA(R.II.Er iEFeBI;- ,PEJ t;ble Reaffirmed; Outlook revised
Facilities (Reduced from 235.87) Outlook: Stable ) from Negative
215.87
Total Bank Facilities (Rs. Two Hundred Fifteen Crore and
Eighty-Seven Lakhs Only)

Details of instruments/facilities in Annexure-1

Detailed Rationale & Key Rating Drivers

The reaffirmation of the rating assigned to the bank facilities of Classic Mall Development Company Private Limited (CMDCL)
continues to take cognizance of the company benefitting from being part of the Phoenix Mills Group (The Phoenix Mills Limited
owns 50% share) having a long track record coupled with extensive experience/expertise of the promoters in the commercial
real estate business of developing and operating malls. The rating also continues to factor in favourable location of the mall,
stable track record of the operations characterized by higher occupancy levels, reputed and diversified tenant profile and high
consumption level resulting into steady cash flows and moderate capital structure. The rating also builds in presence of
exclusive charge on receivables from the mall operations (including hotel) as well as having escrow mechanism with Debt
Service Reserve Account (DSRA) for debt servicing obligations.

The ratings are constrained due to susceptibility of lease rentals and lease rollovers to any slowdown in the economic
environment and upcoming expiry of lease agreements. However, the risk is mitigated since majority of the tenants have
continued and lease renewals are also being done on a timely basis. The rating also factors in high exposure in group
companies albeit moderate comfort derived from strong liquidity available at the group level i.e. PML (Phoenix Mills Limited) to
support its group companies in case of any exigencies.

Rating Sensitivities

Positive Factors - Factors that could lead to positive rating action/upgrade:
e Improvement in occupancy level to 95% and above leading to healthy cash accruals on a sustainable basis
e Improvement in overall gearing below 0.5x
e Improvement in overall monthly collections in achieving pre-covid levels

Negative Factors- Factors that could lead to negative rating action/downgrade:
e Any un-envisaged debt funded capex resulting in deterioration of Overall gearing above 1.50x
e Decline in PBILDT margin below 55% on a sustained basis.

Outlook: Stable

CARE has revised outlook of the company from Negative to Stable, due to improvement in monthly rentals, consumption level,
trading density and sustained occupancy levels of the mall in 9M FY22. In 9M FY22, the mall has recorded a consumption and
trading density of Rs. 584.90 crore and Rs. 1,021 per sq ft per month respectively (vis-a-vis Rs. 417 crore and Rs. 246.5 per
sqft per month respectively in FY21) which indicates positive trajectory of mall operations.

Detailed description of the key rating drivers
Key Rating Strengths

Experienced Promoter Group

Classic Mall Development Company Limited (CMDCL) belongs to the Phoenix Group (Phoenix Mills Ltd being the flagship
company having 50% equity stake) a market leader and owner of prime malls in India. The Phoenix Mills group is the largest
player in the Indian retail mall segment and has a portfolio of 59 lakh sq. ft of eight well-established retail mall assets across
major cities in the country and a recently launched mall with 9.5 lakh sq. ft of leasable area. It also has an office portfolio of
13.7 lakh sq. ft in Mumbai and Pune (which shall be increased to 20.24 lakh sq. ft post completion of Tower 2 and Tower 3 in
Pune), two operational hotels (one each in Mumbai and Agra), and residential real estate of 37 lakh sq. ft in Bengaluru and
Chennai.

The Phoenix Mills Limited on February 19, 2022 announced the execution of non-binding term sheet to acquire balance 50%
equity stake in Classic Mall Development Company Limited from Crest Ventures Limited and Escort Developers Private Limited
(a 100% subsidiary of Crest Ventures Limited). PML will pay Rs. 918 crore to acquire the 50% stake held by Crest Ventures and
Escorts Developers. This will make CMDCL, a wholly owned subsidiary (100% stake) of The Phoenix Mill Limited. The Company
will fund the acquisition by way of internal accruals and cash on balance sheet and complete this transaction either on its own

IComplete definition of the ratings assigned are available at www.careedge.in and other CARE Ratings Ltd.’s publications

1 CARE Ratings Ltd.


http://www.careedge.in/

Press Release care :

RATINGS

and/or through one of its affiliates. Subject to completion of due diligence, certain condition precedents and necessary
approvals from the board, the transaction is expected to close by Q1 FY23.

CMDCL thus stands to benefits from the strong repute and the expertise of the promoter group primarily in developing and
operating of retail malls.

Favourable location of the mall

Phoenix Market City (the mall) is located at Velachery Road, Chennai (South Business District, SBD) within the proximity of the
airport at ~10km, ~5km from residential area of Tambaram and ~3-4 km from state highway (Old Mahabalipuram Road). The
mall location is favourable with presence of large residential areas such as Adambakkam, Guindy and Velachery etc.;
furthermore the mall is situated close to institutions like IIT Chennai and Guru Nanak College. The mall also benefits from
development of IT/ITES Park in and around the Old Mahabalipuram Road; major IT companies such as TCS, AllSec
Technologies and Sutherland Global have set up offices in the Velachery region.

Stable track record with higher occupancy levels, reputed and diversified tenants

Phoenix Market City in Chennai is the largest mall in terms of area and had an average occupancy of more than 90% in past
five years. During FY20, the mall recorded an aggregate footfall of 6.91 lakh per month with occupancy over 95%. As per latest
leasing details till January 2022, the occupancy level stood at 93% of the total leasable area, the slight decline in occupancy
was owing to vacancy and lease expiry of property by few tenants as the footfalls are sparse (3.35 lakh per month during 9M
FY22) and it has impacted the overall business for the tenants.

The diverse mix of top 10 clients (Anchor/ Mini-anchor/ Multiplexes/ Hypermarket/ Fun and Entertainment) consists of ~28% of
the total leasable area. The mall currently has a total of 256 tenants as on date which includes reputed names such as Lifestyle,
Zara, Pantaloons, Marks & Spencer, Reliance Trends, Reliance Digital, MAX, which are also the anchor tenants. The mall offers
diverse mix of brands for shopping, entertainment and dinning having local and global niche brands, thereby attracting a large
base of customers/population. This has helped the company to generate steady and consistent cash flows from the mall.

Moderate capital structure coupled with adequate debt coverage indicators

The overall gearing level improved marginally from 1.14x as on March 31, 2020 to 1.09x as on March 31, 2021 on the back of
profits being retained into the business resulting into increase in the size of the net worth. However, the PBILDT to interest
coverage ratio declined from 2.65x in FY20 to 1.85x in FY21 on account of decrease in operating income which was affected
due to pandemic.

The total debt outstanding has a loan-to-value ratio of 38% (P.Y. 39.37%) thereby indicating the financial flexibility the
company has in order to raise funds in case of any exigencies.

Presence of Escrow mechanism with exclusive charge on receivables from mall operations along with debt
service reserve account (DSRA) in place

The lease rental discounting (LRD) facility has enabled setting up of an escrow account; wherein all the receivables (from
leasing sale, transfer, parking, signage, promotion, advertising, revenue sharing arrangements, CAM, utility or any other
arrangements) will be deposited. The inflows would then be appropriated towards a) maintaining the DSRA amount at the
requisite level b) servicing of monthly obligations and all other dues including penal charges if any c) statutory charges or
authority payments and other operating expenses. Any surplus post appropriation as above shall be transferred to company’s
current account. Secondly, 75% of the inflows from the sale/transfer of properties offered as security will be adjusted towards
repayment of the dues under the facility. Any surplus post appropriation as above shall be transferred to company’s current
account. Presence of DSRA shall provide cushion to some extent, for meeting the debt servicing obligations in case there is a
shortfall in rent collection.

The bank will have an exclusive charge by way of escrow mechanism on the receivables from the mall (including hotel). As part
of the security, the bank would have a first pari-passu charge with the LRD term loan (of Rs.250 crore) on non-disposable
undertaking of 100% shares of the CMDCL, retail mortgage of the mall’s land and building (including hotel) and proportionate
share of car parking.

Key Rating Weaknesses

High exposure in group companies in the form of advances with no fixed repayment obligations

The company has extended ICDs (Inter-corporate deposits) to group companies which stood at Rs.495.75 crore as on March
31, 2021 (Rs.489.25 crore as on March 31, 2020) against which the company receives interest income. As per the
management, these inter-corporate deposits are callable on demand as and when required. As per the management, these
inter-corporate deposits are callable on demand as and when required. In CMDCL, the loan can be raised at low rate of interest
rather than leveraging other entities with high rate. Hence, the company raises funds at low cost and then transfer to
promoters by way of ICDs. However, the risk is moderated to some extent on account of strong liquidity available at the group
level i.e. PML (Phoenix Mills Limited) to support its group companies in case of any exigencies.From a liquidity point of view, it
is to be noted that the company does not require any further funds to service its debt obligations or operational obligations.

Susceptibility of lease rentals and lease rollovers to any slowdown in the economic environment and upcoming
expiry of lease agreements

CMDCL has entered into lease agreements with reputed domestic as well as international brands. In FY22 and FY23, the
company is likely to witness contract expiry of ~20% and 31% of the total leased area respectively. As per management, they
expect to retain most of these clients and renew their agreements, some of these agreements have already been renewed.
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Further, the agreements are for a longer tenure ranging from 3 years to 9 years and a lock-in period of 6 months to 6 years
from the date of signing the agreement. Nevertheless, given the mall is the largest in Chennai and is at a strategic location,
most of the existing major tenants have continued to occupy their retail spaces post the expiry of their initial lock-in period and
have also completed multiple rounds of escalations. Thus, the roll over risk though appears to be low yet the company’s
revenues remain susceptible to sudden exit of large tenants and the subsequent lag in leasing out the vacant area owing to
economic slowdown leading to potential stress on cash flow. Furthermore, the lease rentals can also be influenced by consumer
spending and macro-economic conditions; however in such scenario comfort can be drawn presence of the DSRA which is
equivalent to 3 months EMI of the LRD loan.

Liquidity: Adequate

The company has working capital limits (OD Facility) of Rs.25 crore and as per banker its average utilization over the past 12
months has been around 60%. As per management, current utilization as in March 2022 is negligible.

Company also maintains 3 months’ interest and principal with the lender as DSRA balance which is around Rs. 30-32 crore. The
Loan-to-value is 38% which gives ample cushion for additional borrowing.

Analytical approach: Standalone

Applicable Criteria

CARE's Policy on Default Recognition

Criteria on assigning ‘outlook” and ‘credit watch’ to Credit Ratings
Financial ratios — Non-Financial Sector

Liquidity Analysis of Non-Financial Sector Entities

Rating Methodology for debt backed by Lease Rental Discounting (LRD)
Rating Methodology: Consolidation and Factoring Linkages in Ratings
Complexity Level of Rated Instruments

About the Company

Classic Mall Development Company Private Limited (CMDCL) incorporated in the year 2005, is a Special Purpose Vehicle (SPV)
floated for the purpose of development of the ‘Phoenix Market City’ mall at Velachery, Chennai. The company is also engaged in
the development of residential real estate project. As on March 31, 2021, CMDCL is promoted by the Phoenix Mills Limited
(50% stake), Crest Ventures Limited (46.35% stake), and Escorts Developers (3.65% stake). The PMC Chennai mall, with a
total leasable area of 9.62 lakh square feet, was developed in December 2012 and became operational in January 2013. The
mall has over 250 tenants and houses prominent retail brands as anchor tenants. Apart from the mall operations, CMDCL also
has leased hotel named ‘Design’ (26 keys) located inside the mall. The company has developed a residential tower (Crest —
Tower C) with 111 units above the terrace plate of the existing mall structure of which 20 units are unsold currently being
retained by the promoters themselves.

31-03-2020 (A) 31-03-2021 (A) 9M FY22 (UA)

Brief Financials (Rs. crore)

Total operating income 292.94 171.92 179.92
PBILDT 181.46 120.21 123.88
PAT 74.87 26.74 53.78
Overall gearing (times) 1.14 1.09 0.92
Interest coverage (times) 2.65 1.85 2.96

A: Audited; UA: Unaudited

Status of non-cooperation with previous CRA: Not Applicable
Any other information: Not Applicable

Rating History for last three years: Please refer Annexure-2

Covenants of rated instrument / facility: Detailed explanation of covenants of the rated instruments/facilities is given in
Annexure-3

Complexity level of various instruments rated for this company: Annexure 4

Annexure-1: Details of Instruments / Facilities

Name of the Date of Coupon Maturity SEEriis Rating assigned along with Rating
ISIN Issue
Instrument Issuance Rate Date Outlook
(Rs. crore)
Fund- -Lon April
und-based-Long - - p 215.87 CARE BBB+; Stable
erm 2029

*Rs. 215.87 crore is outstanding debt out of the Total sanctioned amount of Rs. 250 crore
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https://www.careratings.com/pdf/resources/CARE's%20Policy%20on%20Default%20Recognition_Sep%202021.pdf
https://www.careratings.com/pdf/resources/Rating%20Outlook%20and%20credit%20watch_May2020.pdf
https://www.careratings.com/pdf/resources/Financial%20ratios%20-%20Non%20Financial%20Sector_March2021.pdf
https://www.careratings.com/pdf/resources/Liquidity%20Analysis%20of%20Non%20-%20Financial%20Sector%20entities_May2020.pdf
https://www.careratings.com/upload/NewsFiles/GetRated/Rating%20methodology-Debt%20backed%20by%20Lease%20Rentals%20Discounting_March2021.pdf
https://www.careratings.com/upload/NewsFiles/GetRated/Rating%20methodology-Debt%20backed%20by%20Lease%20Rentals%20Discounting_March2021.pdf
https://www.careratings.com/upload/NewsFiles/GetRated/Rating%20Methodology%20-%20Consolidation-2-Feb-22.pdf
https://www.careratings.com/upload/NewsFiles/GetRated/Rating%20Methodology%20-%20Consolidation-2-Feb-22.pdf
https://www.careratings.com/complexity-level-of-rated-instruments.aspx
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Annexure-2: Rating

History of last three years

Current Ratings \ Rating history
Name of the Date(s) & Date(s) & Date(s) & Date(s) &

I Instrument/Bank T aOnI . Rating(s) Rating(s) Rating(s) Rating(s)
* Facilities S O i assigned in  assigned in  assigned in  [assigned in
(Rs. crore)
7 2022-2023 2021-2022 2020-2021 2019-2020
1)CARE BBB+;
Negative
CARE (31-Mar-21) 1)CARE BBB+
1 [Fund-based-Long Term| LT 215.87 BBB+; | - (SO); Stable
Stable 2)CARE BBB+; ((22-Jul-19)
Negative
(11-May-20)

* Long Term / Short Term
Annexure-3: Detailed explanation of covenants of the rated instrument / facilities: Not Applicable

Annexure 4: Complexity level of various instruments rated for this compan

Name of instrument Complexity level
1 Fund-based-Long Term Simple

Annexure 5: Bank Lender Details for this Company
To view the lender wise details of bank facilities please click here

Note on complexity levels of the rated instrument: CARE Ratings Ltd. has classified instruments rated by it on the basis
of complexity. Investors/market intermediaries/regulators or others are welcome to write to care@careedge.in for any
clarifications.
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Contact us

Media Contact

Name: Mradul Mishra

Contact no.: +91-22-6754 3573
Email ID: mradul.mishra@careedge.in

Analyst Contact

Name: Soumya Dasgupta

Contact no.: 022-67543505

Email ID: soumya.dasgupta@careedge.in

Relationship Contact

Name: Saikat Roy

Contact no.: +91-98209 98779
Email ID: saikat.roy@careedge.in

About CARE Ratings Limited:

Established in 1993, CARE Ratings Ltd. is one of the leading credit rating agencies in India. Registered under the Securities and
Exchange Board of India (SEBI), it has also been acknowledged as an External Credit Assessment Institution (ECAI) by the
Reserve Bank of India (RBI). With an equitable position in the Indian capital market, CARE Ratings Limited provides a wide
array of credit rating services that help corporates to raise capital and enable investors to make informed decisions backed by
knowledge and assessment provided by the company.

With an established track record of rating companies over almost three decades, we follow a robust and transparent rating
process that leverages our domain and analytical expertise backed by the methodologies congruent with the international best
practices. CARE Ratings Limited has had a pivotal role to play in developing bank debt and capital market instruments including
CPs, corporate bonds and debentures, and structured credit.

Disclaimer

The ratings issued by CARE Ratings Limited 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. These ratings do not convey suitability or price for the investor. The agency does not constitute an audit on
the rated entity. CARE Ratings Limited has based its ratings/outlooks based on information obtained from reliable and credible
sources. CARE Ratings Limited does not, however, guarantee the accuracy, adequacy or completeness of any information and is
not responsible for any errors or omissions and the results obtained from the use of such information. Most entities whose bank
facilities/instruments are rated by CARE Ratings Limited have paid a credit rating fee, based on the amount and type of bank
facilities/instruments. CARE Ratings Limited or its subsidiaries/associates may also be involved with other commercial
transactions with the entity. In case of partnership/proprietary concerns, the rating /outlook assigned by CARE Ratings Limited
is, inter-alia, based on the capital deployed by the partners/proprietor and the current financial strength of the firm. The
rating/outlook may undergo a 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. CARE Ratings Limited is not responsible
for any errors and states that it has no financial liability whatsoever to the users of CARE Ratings Limited’s rating.

Our 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.

**For detailed Rationale Report and subscription information, please contact us at www.careedge.in
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