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Samhi Hotels Limited 

Issue Snapshot: 
Issue Open: Sep 14 – Sep 18, 2023 
 
Price Band: Rs. 119 – 126  
 
*Issue Size: 108,738,095 eq sh (Fresh Issue of Rs 
1200.0 cr + Offer for sale of 13,500,000 eq sh) 
 
Reservation for:  
QIB                                 atleast         75% eq sh    
Non-Institutional         upto            15% eq sh 
((including 1/3rd for applications between Rs.2 
lakhs to Rs.10 lakhs)) 
Retail                             upto            10% eq sh 
 
Face Value: Rs 1 
  
Book value: Rs -113.07 (March 31, 2023) 
 
Bid size: - 119 equity shares and in multiples 
thereof  
 
100% Book built Issue 
 
Capital Structure:  
Pre Issue Equity:                  Rs.        12.28 cr 
*Post issue Equity:              Rs.        21.80 cr 
 
Listing: BSE & NSE 
 
Book Running Lead Managers: JM Financial 
Limited, Kotak Mahindra Capital Company 
Limited 
 
Sponsor Bank: Kotak Mahindra Bank Ltd & HDFC 
Bank Ltd 
 
Registrar to issue: KFin Technologies Limited 
 
Shareholding Pattern 

Shareholding Pattern 
Pre issue 

% 

Post issue 

% 

Promoter and Promoter 

Group  
0.00 0.00 

Public  & Others 100.0 100.0 

Total 100.0 100.0 

*=assuming issue subscribed at higher band 
Source for this Note: RHP  
 

 
 
 

Background & Operations: 
Samhi Hotels Limited (SHL) is a prominent branded hotel ownership and asset 
management platform in India, with the third largest inventory of operational keys 
(owned and leased) in India as of March 31, 2023. Within 12 years of starting its 
business operations, the Company has built a portfolio of 3,839 keys across 25 
operating hotels in 12 of India’s key urban consumption centers, including Bengaluru 
(Karnataka), Hyderabad (Telangana), National Capital Region (“NCR”), Pune 
(Maharashtra), Chennai (Tamil Nadu) and Ahmedabad (Gujarat), as of March 31, 
2023. Pursuant to the completion of the ACIC Acquisition on August 10, 2023, SHL’s 
portfolio has further increased to 4,801 keys across 31 operating hotels. It has 
adopted an acquisition-led strategy, which is underpinned by its track record of 
acquiring and successfully turning around hotels to grow its business. SHL acquire or 
build primarily business hotels, and it take steps to further upgrade properties and 
engage with established branded hotel operators to allow the hotels to be 
appropriately positioned within the market. Subsequent to this one-time upgrade of 
the property, it deploys its in-house and proprietary asset management tools and 
capabilities to further enhance the ongoing financial and operational performance of 
the property. 
 
SHL’s portfolio is diversified across key consumption centers in India, at different 
price-points and with established brands catering to a broad set of demand (Source: 
JLL Report). It currently categorizes its hotel portfolio into three distinct hotel 
segments based on brand classification – Upper Upscale and Upscale, Upper Mid-
scale and Mid-scale. Over 51.14% of its Total Income for the Financial Year 2023 was 
from Upper Mid-scale and Midscale hotels. The Upper Mid-scale and Mid-scale 
segments offer significant growth opportunities in India due to their relevant price 
positioning and limited dependence on international travelers. Its Upper Upscale and 
Upscale hotels, which contributed to 47.35% of its Total Income for the Financial 
Year 2023, are supported by markets with high density demand in cities such as 
Bangalore (Karnataka), Hyderabad (Telangana), Ahmedabad (Gujarat) and Pune 
(Maharashtra).  
 
As a hotel owner and asset manager, SHL identify the focus markets and target 
properties for capital allocation and growth. Its dominant position among the Upper 
Mid-scale and Mid-scale brands in India enabled it to grow its Fairfield by Marriott 
and Holiday Inn Express portfolio to 936 and 1,427 keys, respectively, as of March 31, 
2023, making it the largest owner of these brands in India. SHL is actively involved in 
development of the hotel and identification of the appropriate hotel operator with 
established brands. The key to its successful turnaround strategy is the preparation 
and execution of an asset management plan. Its hotels typically operate under long-
term management contracts with established and well recognized global hotel 
operators such as Marriott, Hyatt and IHG. These engagements benefit its hotels by 
giving them access to strong operating processes, sales and distribution experience, 
larger clientele and loyalty programs of such hotel operators. 
 
Given SHL’s pace of expansion, scale and pan India footprint, it has developed 
proprietary tools that helps it to manage and improve the performance of its hotels. 
With these tools, it can leverage an extensive number of operating parameters and 
data that it has across its hotels and use data analytics to improve its operations and 
acquisition strategy. Further, SHL’s hotel portfolio is supported by its shared service 
centers which improve the process and quality of its operations and business units. 

 

Objects of Issue: 

The Offer comprises the Fresh Issue of up to Rs. 12,000 million by SHL and the Offer for Sale of up to 13,500,000 Equity Shares by the 

Selling Shareholders. 
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Offer for Sale 

The object of the Offer for Sale is to allow the Selling Shareholders to sell an aggregate of up to 13,500,000 Equity Shares. SHL will not 

receive any proceeds from the Offer for Sale. Each Selling Shareholder will be entitled to its respective portion of proceeds of the Offer 

for Sale, after deducting its respective proportion of the Offer related expenses and the relevant taxes thereon. 

 

Objects of the Fresh Issue 

The net proceeds of the Fresh Issue, i.e. gross proceeds of the Fresh Issue less the Offer Expenses apportioned to the Company (“Net 

Proceeds”) are proposed to be utilised in the following manner: 

 Repayment/ prepayment/ redemption, in full or in part, of certain borrowings availed of by SHL and its Subsidiaries including 
payment of the interest accrued thereon; and: 

 General corporate purposes 
 

In addition, SHL expect to achieve the benefit of listing of its Equity Shares on the Stock Exchanges. 

 

Utilisation of Net Proceeds 

The Net Proceeds are proposed to be utilised in the following manner: 

Particulars (In Rs million) 

Total estimated 
amount / 

expenditure 
to be funded 

from the 
Net Proceeds 

Amount to be 
deployed 

from the Net 
Proceeds in 
Fiscal 2024 

Repayment/ prepayment/ redemption, in full or in part, of certain borrowings availed of by SHL 
and its Subsidiaries including payment of the interest accrued thereon;  

9,000.00 9,000.00 

General corporate purposes * * 

Total * * 

 

Competitive Strengths 

Ability to Acquire Dislocated Hotels and Demonstrated Track Record to Re-Rate Hotel Performance through Renovation and/or 
Rebranding: SHL’s business model is based on the ownership of hotels. This is a similar model to most listed Indian hotel companies, 
which typically derive their revenue primarily from leased and owned hotels as compared to management contracts and franchises. 
Using an acquisition and turnaround-led strategy, it has established an asset ownership business model that has enabled it to achieve 
scale and earnings growth by incurring lower capital expenditures. Within 13 years of Company’s inception, SHL has grown to become 
India’s third largest hotel owner, by number of keys, as of March 31, 2023. Further, it is India’s fastest growing hotel owner by number 
of keys added per year in the last decade, as of March 31, 2023. As of March 31, 2023, SHL has added approximately 369 keys to its 
portfolio per year since its inception in 2010 (including keys added pursuant to the ACIC Acquisition). It has demonstrated its ability to 
identify, acquire and turnaround hotels which offer significant opportunities for value accretion over the years and, consequently, have 
grown its total operating keys to 3,839 keys as of March 31, 2023. 
 
SHL has extensive experience in completing hotel acquisitions and regularly track hotel properties across India which, in its view, are 
dislocated from their optimal positioning and performance. The Company follow a data analytics driven approach for evaluating 
acquisition opportunities and the final decision to act on such opportunities is primarily driven by its ability to create products at a 
discount on replacement cost, expected hotel profitability, integration with its existing portfolio and the long-term prospects of the 
market. 
 
Portfolio’s Scale and Diversification Further Enhanced by Sector Tailwinds: SHL’s hotels are located in 12 cities in India that constitute 
key urban consumption centers across India, which collectively accounted for approximately 70% of air passenger traffic and 
approximately 90% of office space in India, as of March 31, 2023. It has selected its target cities based on macro themes such as 
proximity to airports and premium office space growth to ensure long term and sustainable growth within its selected cities. Its hotels 
are strategically located in high-density micro-markets, which generally have high barriers-to-entry due to land acquisition complexities, 
long development time frames, and fragmented ownership structures. Hotels are generally well connected to key transport 
infrastructure and located near social infrastructure and residential areas. It benefits from diversification across cities, price-points and 
hotel operators which reduces the impact of market volatility in any of its key markets. Its multi-brand and segments business model 
enables it to capitalize on expected growth in several hotel segments. The spread between geographies, segments and hotel operators 
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diversifies its revenue base and functions in rationalizing the risks associated with dependence on any one city, segment or hotel 
operator. SHL focus on hotel segments with high growth potential from strong existing domestic demand and increasing demand from 
international travelers. 
 
Track Record to Operate Hotels Efficiently: SHL’s augment its scale and quality of portfolio with its track record to operate hotels 
efficiently. Its operating efficiency enables it to maximize the impact of favorable revenue growth on its profitability and limit the 
impact of low revenue cycles. The parameters for measuring the operating efficiency of its hotels include gross floor area per room, 
staff per room and EBITDA margin. 

 
Efficient space utilization 
Across portfolio of hotels, it has an average gross floor area of 61 sq. mt. per room. This is fundamental for long term operating 
efficiency, as space utilization has a material impact on the utility expenses, repair and maintenance costs and manpower-related 
expenses required to operate and maintain a hotel. As these costs contribute to a significant portion of the operating expenses for a 
hotel, efficient space utilization enables it to maintain strong EBITDA margins across its portfolio. 

 
Shared services centers 
Given partnership with Marriott and IHG across multiple hotels, SHL has set up shared services centers to centralize the key functions 
across hotels. This enables it to reduce on-property staff for operational functions such as finance, engineering and procurement. Its 
shared service centers are able to serve multiple hotels in a cost-efficient manner and improve the operating quality and standards 
across its hotels and portfolios. 

 
Lowest staffing ratios amongst peers 
SHL’s use of technology to manage hotels, space efficiencies and shared services centers enables it to achieve one of the lowest staffing 
ratios amongst peers. 
 
Ability to Create Operating Arbitrage using Analytical Tools: As a large owner and asset manager of hotels across segments, brands 
and operators, SHL benefit from a cross-section of operating data that it receives on a real-time basis from its hotels. The analysis of 
such data helps it to continuously improve performance, identify opportunities for future growth and monitor risks that it foresees. It 
also helps it improve its analysis for new investments that it evaluates on an ongoing basis. To help it leverage this data and achieve the 
aforementioned objectives, it has developed SAMHIIntel, a proprietary analytics tool, and SAMConnect, a building management tool. 
 
SAMHIIntel, - Business Intelligence System 
SHL has developed and implemented an active analytics system, SAMHIIntel, to manage, analyze and use operating data received from 
its hotels. This data analytics platform monitors and analyzes several financial and non-financial parameters of each of its hotels. 
 
Superior Governance and Seasoned Management Team: SHL is led by a strong and stable management team supervised by an 
experienced Board of Directors. Its operations are led by a professional management team that has been with the Company since early 
days and has a proven track record of growing its business through different business cycles. Its leadership team consists of experienced 
professionals from diverse backgrounds and has raised multiple rounds of institutional capital since its inception, with a weighted 
average tenure of 10.45 years as of March 31, 2023. In addition, it has endeavored to motivate its leadership team through prior 
employee schemes and the ESOP Scheme, thereby enabling a strong alignment of their interests with its performance. It is majority 
owned by institutional investors and follow global best practices of separation of management from ownership which brings in high 
degree of managerial accountability. 
 
Business Strategy: 
Position its Hotels to Benefit from Favorable Demand Trends in the Sector and Enhance Operating Efficiencies: With occupancy levels 
reaching above 70.00% levels across portfolio during the Financial Year 2023, SHL intends to focus on increasing Average Room Rates 
and improving operating margins, while driving occupancies further. It intends to focus on the following key initiatives to benefit from a 
favorable demand environment for the hospitality industry: 

 monitor the performance of various demand generators, analyze trends in the modes and sources of bookings and identify high 
occupancy periods to improve Average Room Rates across portfolio. 

 work with hotel operators to identify areas that could present incremental revenue opportunities. 

 rationalize operating cost base across all major expense heads while benchmarking each of the hotels to other hotels within its 
existing portfolio, using analytics platforms; 

 augment product offerings by way of improved F&B services, room facilities, event facilities for meetings, incentives, conferences 
and exhibitions to maintain competitiveness and achieve improved growth in market share; and 

 enhance hotel utilization and revenue-generating areas within portfolio. 
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Complete Development of Identified Opportunities that are Currently Under Development: SHL has a strong pipeline of projects that 
are under development, which it intends to complete in the near future; these are projects where material capital expenditure has 
already been incurred: 
 
Renovation and rebranding of Hyatt Regency Pune 

SHL intends to renovate and rebrand its existing 301 keys Hyatt Regency Pune into a Luxury brand hotel under Hyatt’s management, 

which is expected to be completed by September 30, 2025. The estimated cost of this renovation and rebranding is between Rs.298.00 
million and Rs.403.00 million, which it aims to fund utilizing its cash flows from operations. 
 
Completion of under-development Holiday Inn Express in Rajarhat, Kolkata, West Bengal 
SHL owns a 111 keys Holiday Inn Express in Rajarhat, Kolkata, West Bengal which is currently under-development and completion of this 
hotel is estimated by September 30, 2024. The estimated cost of developing this hotel is between Rs.228.00 million and Rs.252.00 
million, which it aims to fund utilizing its cash flows from operations. 
 
Expansion of existing facilities 
SHL regularly evaluate measures to enhance utilization of real estate in hotel portfolio to maximize revenues. It currently plans to 
expand several facilities in its hotels to capture future demand growth. The estimated total cost of the above expansion projects is 
between Rs.984.00 million and Rs.1,193.00 million, which it aims to fund utilizing its cash flows from operations. 
 
Integrate ACIC Portfolio to Improve Financial Performance: On March 30, 2023, SHL entered into a binding share subscription and 
purchase agreement with Asiya Capital to acquire nine SPVs incorporated in India comprising the ACIC Portfolio. It completed the ACIC 
Acquisition on August 10, 2023 through the issuance of 37,462,680 Equity Shares to Asiya Capital. The ACIC Acquisition will provide it 
material synergistic benefits with its existing portfolio of hotels that are run under the Marriott brand and that are in the Upper Mid-
scale segment. Taking the following initiatives, SHL would aim to further improve the revenue and profitability of the ACIC Portfolio: 
 

 adding the six operating hotels into existing Marriott portfolio cluster to enhance revenue management and cost efficiencies, 
thereby enhancing hotel management and profitability of the portfolio; 

 

 renovation and rebranding of the 217 keys Four Points by Sheraton Pune into an Upper Upscale and Upscale hotel. SHL expect 
to complete this renovation and rebranding by September 30, 2025, subsequent to which the Average Room Rate potential of 
this hotel would improve from current levels based on its prior experience. The estimated cost of this renovation and 
rebranding is between Rs.213.00 million and Rs.288.00 million, which it aims to fund utilizing its cash flows from operations; 
and 

 

 development of 350 keys hotel under the Upper Mid-scale segment in MIDC, Navi Mumbai, Maharashtra for which it has 
begun architecture and design planning. SHL expect to complete the construction of this hotel by June 30, 2027, subsequent to 
which its portfolio of hotels will be expanded. This hotel will diversify its geographical footprint by establishing its presence in 
the Mumbai Metropolitan Region. The estimated cost of developing this hotel is between Rs.2,276.00 million and Rs.2,474,00 
million, which it aims to fund utilizing its cash flows from operations. 

 
Pursue Growth Opportunities via Programmatic Capital Deployment and Tactical M&A: 
Utilize internal accruals for continued de-leveraging and growth 
SHL intends to use a portion of the Net Proceeds towards repayment of debt and thereafter it intends to utilize the cash generated from 

operations towards further reduction in debt and partly to fund continued growth. India’s low share of organized keys and brand 

penetration makes a case for institutional ownership in the hotel sector. The fragmented nature of industry will continue to offer 
consolidation opportunities, and SHL intends to increase its market share and enter high-growth geographies through such 
opportunities. Its growth strategy to expand hotel portfolio is based on its track record in hotel acquisition and turnaround and is 
focused on acquiring properties with the intent of obtaining long term and sustainable risk-adjusted returns on capital employed. Its 
strategy is based on the following key factors: 
 

 identification of hotels which SHL view as dislocated (i.e., hotels underperforming as compared to a fair competitive set) from 
their inherent potential due to combination of factors such as poor product, brand, capital structure or management or 
inadequate operating model; 

 strategic timing of target selection (with adequate demand base but with significant potential for growth as the precinct 
matures in terms of social and commercial infrastructure); 

 renovation and rebranding of acquired hotels by identifying core target market, product and brand; 
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 assessing potential operating opportunities using data analytics, asset management tools and economies of scale; and 

 engaging with hotel operators such as Marriott, Hyatt and IHG – allowing it access to industry best practices and their global 

network of loyalty programs, among other things. 

 SHL’s brand flexible asset ownership model allows it to acquire properties operating in a range of hotel price points and gives 
flexibility to work with several leading operators to determine appropriate brands for each hotel. As its portfolio matures with 
time, it intends to add more operators, brands and locations to further diversify its portfolio. 

 
Ensure Disciplined Capital Allocation and Reduction of Debt: As of June 30, 2023, SHL’s weighted average cost of debt for its secured 
borrowings from financial institutions was 11.46% and its weighted average cost of debt for its consolidated borrowings was 12.87%. In 
addition, it maintains sufficient cash and cash equivalents as reserves to manage its debt and working capital obligations, and had an 
aggregate of cash and bank balances of Rs.1,414.02 million (excluding restricted bank deposits) of March 31, 2023. It intends to utilize 
Rs.9,000.00 million of the Net Proceeds towards the repayment/ prepayment/ redemption of all or a portion of certain borrowings 
availed by it including the payment of the accrued interest thereon. 
 
Industry: 
Hospitality Sector Overview 
Hotel industry landscape in India 
As of March 2023, India has over 360,000 keys including branded hotels, independently run hotels and aggregators. Of this, the current 

branded inventory market size as of March 2023 stands at approximately 180,000. The overall market size is still small especially 

relative to the size & growth of the office market. The table below indicates the branded inventory supply from 2010 onwards. 

 

India hotels branded inventory overview as of March 2023 

 
 
Over the last decade, the branded segment in India has recorded maximum growth in comparison to the other segments and accounts 

for 40% of the total inventory. Subsequent to a low base with a large supply pipeline in the market between the Financial Year 2008 to 

the Financial Year 2013, the hotel inventory supply in India has now transformed to a large base with a stable supply, resulting in better 

capacity utilisation, and facilitating higher occupancy levels. This also insulates core markets from any new supply shocks given the 

relative high base of existing supply. The table below indicates the growth in branded inventory from 2008. 

 

India branded hotel supply (number of keys) 
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Despite an increase in inventory over the past decade, hotel supply across key Indian cities lags office demand and market size as 

compared to global peers. The demand for hotel rooms is closely linked to several factors such as macroeconomic policy, economic 

development and the growth of commercial real estate and tourism industries. The table below highlights hotel inventory per million 

square feet across key commercial markets globally. As seen below, Indian hospitality sector is yet to achieve the hotel inventory vis-a-

vis commercial stock ratio as seen in business districts across global mature markets thus showing material headroom for further supply 

absorption without impacting capacity utilization (i.e., Bengaluru at 88 rooms per million square feet of office space materially lags 

mature markets such as Singapore, London and New York at 447, 393 and 348 rooms per million sq. ft. respectively). 

 

Benchmarking Indian cities to global counterparts in terms of office market size (million sq. ft.) 

 
 

Indian cities have emerged as one of the largest office markets globally as is visible in terms of office market size in the table above, 

benchmarking the key Indian office markets against their global counterparts. Bengaluru, Mumbai, Delhi NCR and Hyderabad are now 

amongst the top 10 markets in terms of size and performance compared to key global cities. Furthermore, in terms of new absorption 

between 2014 and 2020, Bengaluru, Delhi NCR, Mumbai and Hyderabad have highest net absorption amongst all key global cities as of 

March 31, 2023 as per JLL Research. 

India branded inventory segmentation 

 
Across India, the top 10 hotel brands by operating inventory size manage over 130,000 keys which account for approximately 76% of 

the total branded inventory in India, as of March 31, 2023. Of this, Marriott International operates the largest volume of branded 

inventory in the country with over 28,600 keys, accounting forapproximately 22% of the total branded inventory followed by IHCL with 

over 21,800 keys accounting for almost 16% of the total branded inventory, as of March 31, 2023. 

 

The top 12 hotel owning entities in India by inventory size own over 18,000 keys which account for approximately 10% of the total 
branded inventory in India, as of March 31, 2023. The top four companies with 22,799 keys are “owner operators” i.e., they only own 
hotels which are branded by their brand (and in addition manage hotels for other owners on management contract/ franchise). 
Amongst owners who own hotels operated under multiple brands, SAMHI Hotels operates the largest volume of diversified branded 
inventory at different price-points and with established brands catering to a broad set of demand. Their presence spreads across more 
than 12 highdensity, key urban consumption centres in India, all of which collectively account for approximately 70% of the country’s air 
passenger traffic and approximately 90% of the office space in India as of March 31, 2023. SAMHI Hotels is a prominent branded hotel 
ownership and asset management platform in India, with the third largest inventory of operational keys (owned and leased) in India as 
of March 31, 2023. Their hotels are strategically located in high-density micro-markets, which generally have high barriers-to-entry due 
to land acquisition complexities, long development time frames, and fragmented ownership structures. As of March 31, 2023, the 
portfolio comprises 3,839 keys of which almost 43% is operated by Marriott International. SAMHI Hotels is also the largest owner of 
Fairfield by Marriott and Holiday Inn Express operating inventory in India, as of March 31, 2023. 
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This inventory will be supplemented by 962 keys from the ACIC Portfolio under SAMHI Hotels’ share purchase agreement with Asiya 

Capital and its affiliates (the “ACIC Portfolio”), making SAMHI Hotels the largest single owner of Marriott hotels in India with over 43% 

share of the Fairfield by the Marriott brand and over 30% share of the Four Points by the Sheraton brand, as of March 31, 2023. 

 

Inventory classification by ownership 

 
 

While traditionally, hotel owning companies in India grew predominantly through greenfield developments, SAMHI Hotels acquired a 
large number of hotels to rapidly scale up their operations, becoming one of the fastestgrowing hotels owning entities in India by 
number of keys added per year to their portfolio in comparison to listed hospitality companies in India, as of March 31, 2023. They have 
strategically invested in hotels which are well connected to key transport facilities and have well established social and residential 
infrastructure. Within 13 years of its inception, SAMHI Hotels became India’s third largest hotel owner by number of keys and  has 
added approximately 369 keys to its portfolio per year as of March 31, 2023 (inclusive of the ACIC Portfolio), making them India’s fastest 
growing hotel owning entity by number of keys added per year in the last decade, as of March 31, 2023. 
 
As of the Financial Year 2023, most listed Indian hotel companies derive their revenue primarily from leased and owned hotels vis-à-vis 

income from management contracts and franchises. SAMHI Hotels’ Upper Upscale and Upscale hotels, which contributed to 47.35% of 

their total income from assets for the Financial Year 2023, are supported by markets with high density demand in cities such as 

Bengaluru (Karnataka), Hyderabad (Telangana), Ahmedabad (Gujarat) and Pune (Maharashtra). These cities are expected to 

demonstrate strong growth in airline passenger traffic and premium office space absorption, which is expected to benefit the overall 

demand base for its hotels. Their dominant position among the Upper Mid-scale and Mid-scale brands in India also offers significant 

growth opportunities due to their relevant price positioning and limited dependence on international travellers. 

 

Industry Performance Overview 
2011 witnessed the highest percentage growth in inventory influx over the last decade, resulting in stabilising occupancy levels for the 

next few years to come. From the Financial Year 2015 to the Financial Year 2019, occupancy and RevPAR levels continued to grow 

steadily as supply stabilised and demand continued to grow across major metropolitan cities and key leisure markets. The table below 

demonstrates the overall India performance from 2011 onwards. 

 

India country-wide performance 
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The hotel sector witnessed a strong demand in the second half of the Financial Year 2023 as compared to the first half of the Financial 

Year 2023. However, the seasonality was observed more in the leisure hotel segment as compared to the hotels located in business 

locations. 

 

Pre and Post the COVID-19 Pandemic - Business Overview 
Occupancy levels for the overall branded hotel segment in India are gradually inching towards the pre-COVID- 19 pandemic levels. 

While several key markets have surpassed all previous performance, the Indian average occupancy as of March 2023 is back to 2019 

figures. With the opening up of all travel, first half of the Financial Year 2023 saw the return of corporate travel, company off-sites and 

overall business travels as well. Large scale meetings, incentives, conferences and exhibition events made a comeback in 2022 with 

fourth quarter of the Financial Year 2022 witnessing the highest number of events in a month since the onset of the pandemic. Leisure 

travel continues to enjoy year-round domestic demand and witnessed a quick recovery in the third quarter of the Financial Year 2021. 

The wide acceptance of digital connectivity and remote employment has resulted in an increased length of stay across select markets, 

diminishing the business impact of traditional market seasonality on hotels. Through the course of the pandemic, hotel companies have 

also streamlined expenses to achieve leaner staffing ratios and rationalised cost structures with a stronger focus on profitability. On the 

whole, the pandemic has not only triggered a definite shift in guest preferences and consumer patterns but has also established 

consolidation as the key theme for the expansion of the branded industry. With a renewed focus on repositioning, rebranding, mergers 

and joint ventures, hotel companies, developers and other opportunistic investors are taking a more cautious approach, thus inching 

towards a more financially and environmentally sustainable industry. 

 

Investment outlook 
The hotel inventory growth rate in India has been increasing at a diminishing rate in comparison to previous years. With the significant 

rationalising of new developments, mature as well as upcoming markets are witnessing a slower growth in the pipeline than before. By 

virtue of high barriers to entry and a long gestation period, key cities and metro markets will see limited development activity, most 

likely in emerging parts of the city. 

 

Approximately 48% of the total hotel inventory in India lies in the unbranded segment as of March 31, 2023. In terms of key count, this 

accounts for nearly 174,000 keys as of March 31, 2023 in the ecosystem, which are primarily owner operated with locally trained staff 

and are distributed via limited digital and offline sources. The ebb and flow of the COVID-19 pandemic over the last few years has 

caused a significant shift in consumer choices across segments and has also resulted in hotel companies recalibrating their business 

decisions with a renewed focus on flexibility and continuity. Since the onset of the COVID-19 pandemic, for reasons of safety and 

consistency, guest sentiments have echoed stronger faith in well-established, branded hotel chains. Equipped with larger distribution 

systems, betternegotiating capabilities, and established operating networks, hotel chains have also succeeded in capturing a larger 

domestic audience during the same period. Several global and Indian hotel operators have also launched subbrands with the clear focus 

of acquiring quality, erstwhile independently operating inventory within key destinations towards swiftly building a robust pipeline. This 

trend marks a shift in the nature of hotel investments and capital allocation in India, indicating a stronger preference in the acquisition 

of well performing, operational hotel assets across key destinations, rather than greenfield and brownfield developments. This trend in 

expansion strategy by hotel brands presents a mutually beneficial opportunity for owners and operators to establish a stronger 

foothold in the branded hotel market, while expanding the pool of quality inventory and formalising a quantum of the sector. 

 

This change in approach towards expansion also results in the efficient use of capital and presents a more sustainable development of 

pipeline with the upgradation of existing facilities to cater to an already existing demand base. While newer markets require the 

exploration and sometimes the creation of a robust demand base, the pan-India development pipeline currently shows a clear 

correlation between upcoming hotel supply vis-à-vis the upcoming commercial facilities and tourism and infrastructure developments. 

 

Hospitality Sector Outlook 
The Indian hospitality industry is a direct beneficiary of economic growth in India. Rapid urbanization, expansion of office market, 
increasing domestic travel, low set-up costs as compared to other developed and developing economies, initiatives from the 
Government of India and the availability of an established talent pool provide strong demand for the sector in the foreseeable future. 
On the back of this surge in domestic consumption and underlying GDP growth, the Indian hotel industry is seeing strong capacity 
utilization in recent quarters (and in quarters preceding the COVID-19 pandemic impact in the Financial Year 2020) driven primarily by 
the buoyant domestic demand across all segments of hotels. With sharp increase in capacity utilization combined with negligible supply 
growth, hotels are seeing significant ability to yield the demand for branded hotels by re-pricing their hotels on a continuous basis to 
drive superior ARR growth from current levels. While material contribution from international travellers is yet to materialize, hotels in 
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India are yet witnessing a sharp upward re-rating in performance levels driven by domestic demand and a more diversified set of 
customers from a diverse range of industries. 
 
In today’s context particularly, the growth and outlook for the office sector can provide some clues to the pace of performance that 

hotel markets can hope to see moving forward. Key office markets in India displayed resilience with higher leasing activity recorded for 

the first quarter of the Financial Year 2023 than in the corresponding periods during the last two years. India’s gross leasing activity 

across the top seven cities was recorded at 12.8 million sq.ft, better than the quarterly run rate of 2022. It was higher by 23.3% year-on-

year and was the highest in terms of leasing activity during the same periods in 2021 and 2022. 

 

Moreover, India’s G20 presidency comes as a mammoth boost to the hospitality sector as it presents an opportunity to establish India 

as a global meeting, incentives, conferences and exhibitions destination while generating significant room night demand and higher 

room rates, especially across key metro markets and urban consumption centres. JLL anticipates significant demand to come from the 

more than 200 meetings and conferences that are likely to happen in the Financial Year 2024. In light of the same, the government is 

also undertaking necessary initiatives to streamline visa and immigration processes to further boost inbound travel. Given this 

environment, investors and operators are optimistic about the overall hospitality market potential for the near future on the back of a 

structural up-cycle that is projected in the years to come, driven by strong demand and stable supply, growth in discretionary spending, 

and rise in travel and tourism. Apart from this, the Indian hospitality market also offers low set-up costs as compared to other 

developed and developing economies, improving government support, and the availability of an established talent pool. With 

anticipated demand likely to outpace current supply and should the current travel momentum continue into the new financial year, the 

first half of the Financial Year 2024 is likely to witness growth in room rates while hotel occupancy levels stabilize at pre-COVID-19 

levels. 

 

Key Concerns  

 SHL was not in compliance with certain covenants under certain of its financing agreements in the past, and in case of any breach 
of covenants in the future, such non-compliance, if not waived, could adversely affect its business, results of operations and 
financial condition.  
 

 SHL has experienced restated losses and negative net worth in recent years. 
 

 SHL’s indebtedness and the conditions and restrictions imposed by its financing arrangements may limit its ability to grow its 
business. 

 

 Business is subject to seasonal and cyclical variations that could result in fluctuations in results of operations. 
 

 SHL has entered into hotel operator services agreements and other related agreements with Marriott, Hyatt and IHG (and their 
affiliates) to receive operating and marketing services for its hotels. The ACIC SPVs have entered into franchise agreements and 
brand license agreements with Marriott for the license of Marriott’s brand name. If these agreements are terminated or not 
renewed, its business, results of operations and financial condition may be adversely affected. 
 

 A significant portion of revenues are derived from a few hotels and from hotels concentrated in a few geographical regions and any 
adverse developments affecting such hotels or regions could have an adverse effect on the business, results of operation and 
financial condition. 
 

 If SHL is unable to realize the anticipated growth opportunities and synergies from the assets it acquires, including from the ACIC 
Acquisition (as defined below) or any other acquisition that it may undertake in the future, its business, financial condition, cash 
flows and results of operations may be adversely affected. 
 

 SHL’s market capitalization to Total Income multiple, market capitalization to tangible assets multiple and enterprise value to 
EBITDA multiple based on the Offer Price may not be indicative of its market price on listing or thereafter. 
 

 Operations are dependent on SHL’s ability to attract and retain qualified personnel, including its senior management and any 
inability on its part to do so, could adversely affect its business, results of operations and financial condition. 
 

 There are certain defaults/ delay in payment of statutory dues by SHL and any further default/ delay in payment of statutory dues 
may attract financial penalties from the respective government authorities. 
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 The COVID-19 pandemic, or any future pandemic or widespread public health emergency, could affect the business, financial 
condition, cash flows and results of operations. 
 

 The hospitality industry is intensely competitive and inability to compete effectively may adversely affect the business, results of 
operations and financial condition. 
 

 SHL and its Subsidiaries are involved in certain legal proceedings. An adverse outcome in any of these proceedings may adversely 
affect the profitability, reputation, business, results of operations and financial condition of the Company and its Subsidiaries. 
 

 SHL has pledged equity shares of certain of its Subsidiaries in favor of certain lenders and if events of default arise under the 
relevant share pledge agreements, such lenders could exercise their rights under the agreements, adversely affecting the business, 
results of operations, cash flows and prospects. 
 

 10 of SHL’s 25 operating hotels are located in buildings which have been leased to it by third parties. If it is unable to comply with 
the terms of the lease agreements, renew its agreements or enter into new agreements, its business, results of operations and 
financial condition may be adversely affected. 
 

 SHL may require additional equity or debt financing in the future in order to continue to grow its business, which may not be 
available on favorable terms, or at all. 
 

 SHL has availed certain credit facilities that are repayable on demand. 
 

 The Company has granted security interests over certain of its assets, and any failure to satisfy its obligations under such 
borrowings could lead to a forced sale or seizure of such assets. 
 

 In the event SHL fails to obtain, maintain or renew its statutory and regulatory licenses, permits and approvals required to operate 
its business, its business and results of operations may be adversely affected. 
 

 SHL may face challenges in transitioning the operation of its two hotels that are under its owned brands to hotel operators in the 
future. 
 

 Reliance on third parties for the quality of services at SHL’s hotels managed under the brands of third-party operators. Any adverse 
impact on the reputation of its hotels, or the brands under which they operate, or a failure of quality control systems at its hotels 
could adversely affect the business, results of operations and financial condition. 
 

 SHL is exposed to risks associated with the ownership and development of its hotels. Delays in the construction of new buildings or 
in the renovation of its existing properties may have an adverse effect on its business, results of operations and financial condition. 

 

 Any failure of the information technology systems used in SHL’s operations could adversely affect its business and operations. 
 

 SHL has a large workforce deployed across its hotels and may be exposed to service-related claims and losses or employee 
disruptions that could have an adverse effect on the business and reputation. 
 

 Any failure on SHL’s part to manage operational risks inherent in its business could adversely affect its business, results of 
operations and financial condition. 
 

 Inability to effectively manage SHL’s expansion and execute growth strategy could have an adverse effect on the business, results 
of operations and financial condition. 
 

 Exposed to a variety of risks associated with safety, security and crisis management. 
 

 SHL has sold certain of its assets in the recent past and may dispose of other assets in the future. 
 

 The Company is subject to a variety of risks relating to owning real estate assets. 
 

 A portion of hotel bookings originate from travel agents and intermediaries. In the event such companies continue to gain market 
share compared to SHL’s direct booking channels, or if its competitors negotiate more favorable terms with such agents and 
intermediaries, its business and results of operations may be adversely affected. 
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 Many of financing agreements entail interest at variable rates and any increases in interest rates may adversely affect the results of 
operations. 
 

 SHL relies on independent contractors for construction and renovation of hotels and any failure on their part to perform their 
obligations could adversely affect the business, results of operations, and cash flows. 
 

 SHL may be unable to successfully grow its business in new markets in India, which may adversely affect the business prospects and 
results of operations. 
 

 Several expenses incurred in operations are relatively fixed in nature, and inability to effectively manage such expenses may have 
an adverse effect on the business, results of operations and financial condition. 
 

 Operations could be adversely affected by strikes, work stoppages or increased wage demands by SHL’s employees or any other 
kind of disputes with its employees. 
 

 Reliance on contract labor for carrying out certain of SHL’s operations and it may be held responsible for paying the wages of such 
workers, if the independent contractors through whom such workers are hired default on their obligations, and such obligations 
could have an adverse effect on the results of operations and financial condition. 
 

 Disruptions or lack of basic infrastructure such as electricity and water supply could adversely affect the operations. 
 

 A slowdown in economic growth in India could have an adverse effect on the business, results of operations and financial condition. 
 

 The occurrence of natural or man-made disasters could adversely affect the results of operations, financial condition and cash 
flows. 
 

 Fluctuation in the exchange rate between the Indian Rupee and foreign currencies may have an adverse effect on the value of 
Equity Shares, independent of its operating results. 
 

 Fluctuations in interest rates could adversely affect SHL’s results of operations. 
 
Profit & Loss  

Particulars (Rs in million) FY23 FY22 FY21 

Revenue from operations 7385.7 3227.4 1695.8 

Other Income 228.5 103.6 96.7 

Total Income 7614.2 3331.0 1792.5 

Total Expenditure 5008.3 3113.1 2389.6 

Cost of Materials Consumed 579.7 327.7 185.5 

Employee Benefits Expenses 1229.8 905.5 865.4 

Other Expenses 3198.8 1880.0 1338.7 

PBIDT 2606.0 217.9 -597.1 

Interest 5220.6 3460.1 3087.3 

PBDT -2614.7 -3242.2 -3684.4 

Depreciation and amortization 962.8 1006.0 1118.0 

PBT -3577.4 -4248.2 -4802.4 

Exceptional items -191.8 184.1 12.6 

Tax (incl. DT & FBT) 0.3 0.3 -37.7 

Current tax 0.3 0.3 -21.6 

Deferred tax (credit)/charge 0.0 0.0 -16.2 

PAT -3385.9 -4432.5 -4777.3 

EPS (Rs.) -43.9 -58.1 -62.6 

Face Value 1 1 1 

OPM (%) 32.2 3.5 -40.9 

PATM (%) -45.8 -137.3 -281.7 

 
  



 

 
 
13 
 

Samhi Hotels Limited 

Balance Sheet 
Particulars (Rs in million) As at FY23 FY22 FY21 

Non-current assets       

Property, plant and equipment 17,974.2 19,236.2 20,659.9 

Capital work-in-progress 202.1 197.4 177.3 

Right of use assets 937.6 918.7 978.4 

Investment property 146.1 149.2 152.3 

Goodwill 67.0 67.0 67.0 

Other Intangible assets 31.5 51.0 67.9 

Financial assets       

Loans 66.01 58.78 44.29 

Other Financial Assets 500.13 354.1 312.5 

Income tax assets (net) 145.8 131.7 95.6 

Other non-current assets 87.4 95.3 93.2 

Total non-current assets 20,157.7 21,259.1 22,648.3 

Current assets       

Inventories 32.8 25.2 28.7 

Financial assets       

Trade receivables 512.7 247.8 179.4 

Cash and cash equivalents 1,185.5 1,514.0 1,450.7 

Bank balances other than cash and cash equivalents 128.8 92.9 99.9 

Loans & Advances 0.3 4.3 0.0 

Other financial assets 110.0 46.8 63.0 

Other current assets 432.3 305.9 340.0 

Assets held for sale 70.0 370.0 70.0 

Total current assets 2,472.3 2,606.7 2,231.7 

Total assets 22,630.0 23,865.8 24,880.0 

EQUITY & LIABILITIES       

Equity       

Equity share capital 85.3 76.3 76.3 

Other equity -8,161.8 -6,464.7 -2,031.2 

Total equity -8,076.5 -6,388.4 -1,954.9 

Liabilities       

Non-current Liabilities       

Financial Liabilities       

Borrowings 20,552.8 23,742.2 18,706.3 

Lease liabilities 448.1 431.0 497.3 

Trade payables       

total outstanding dues of creditors other than micro enterprises and small enterprise 13.6 80.0 0.0 

Provisions 52.5 44.4 48.3 

Other financial liabilities 41.0 1,620.2 52.9 

Other non-current liabilities 261.5 283.2 305.6 

Total non-current liabilities 21,369.6 26,200.9 19,610.4 

Current liabilities       

Financial liabilities       

Borrowings 6,347.0 2,191.0 5,164.0 

Lease liabilities 92.5 97.1 76.6 

Trade payables       

total outstanding dues of micro enterprises and small enterprises 73.7 30.3 10.1 

total outstanding dues of creditors other than micro enterprises and small enterprises 1,326.1 1,194.8 992.5 

Other financial liabilities 1,107.3 146.3 530.9 

Other current liabilities 359.6 372.3 428.2 

Provisions 30.8 21.3 22.2 

Total current liabilities 9,336.9 4,053.2 7,224.5 

Total liabilities 30,706.5 30,254.2 26,834.9 

Total equity and liabilities 22,630.0 23,865.8 24,880.0 
Source: RHP 
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Disclaimer:  
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presented in this report.  
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