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• We are initiating coverage on Fibra Inn ("FINN13")'s Certificados
Bursátiles Fiduciarios Inmobiliarios ("CBFI's" or "Certificates")
with a BUY recommendation and a year-end MXN$9.50 target
price per certificate, with a 29.2% potential return which includes
a 10.2% dividend yield.

• Our BUY recommendation stands from FINN13's well-diversified
hotel portfolio with top global and domestic brands, the company's
attractive growth potential, its acquisition strategy, long-standing
internalization process, sound corporate governance practices,
management team with a solid track record of value creation, the
certificates' underperformance against the FBMEX index and their
low valuation with an 10.1% implicit cap rate, a 9.0% dividend
yield and a very high 47% discount to NAV.

Investment Thesis

Well-diversified hotel portfolio with top global and domestic
brands. FINN13 owns 42 hotels strategically located in large and
medium sized urban areas. The company has long-term franchise
agreements with Hilton Worldwide, IHG Intercontinental Hotel Group,
Marriott International, Wyndham Hotels and Resorts, Hoteles Camino
Real, Hoteles Casa Grande and City Express.

Attractive growth potential. We expect revenues, hotel NOI,
adjusted EBITDA and AFFO CAGR's of 10.0%, 12.0%, 12.9% and
15.6% over the 2019-2024 period. We believe that our projections
might prove to be conservative given that they only include the
incorporation of two new properties under the ¨Hotel Factory¨ scheme:
The Westin Monterrey Valle and the JW Marriott Monterrey Valle.

Acquisitive potential. FINN13 has historically expanded its
operations through the purchase of hotel properties. The company
managed to grow its original hotel portfolio from 14 properties when
the IPO took place in 2013, to the current 42. The Fibra’s strategy is
to continue acquiring more hotels built under the ¨Hotel Factory¨
external development scheme.

Internalization process and sound corporate governance
practices. FINN13 was the first Fibra to migrate to an internal
administration process back in 2016, which helped it to reduce costs
and expenses. We consider that its corporate governance practices
are among the best in the sector.

Management team with a solid track record of value creation.
The management team has been able to grow the hotel portfolio,
total revenues, total NOI, adjusted EBITDA, FFO and AFFO by a CAGR
of 25%, 59%, 32%, 32%, 16% and 16%, respectively, during the
2013-2018 period. All these figures have exceeded the increase in
the number of CBFI's with a 15% CAGR.
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FINN13 vs. FBMEX

BUY

Target Price 2019E (MXN$) $ 9.50

Current Price (MXN$) $ 7.98

Max / Min (L12M - MXN$) 7.87 - 13.07

Expected Dividend (MXN$) $ 0.81

Total Return 29.2%

Mkt Cap (Mn of MXN) 4,145         

Enterprise Value (Mn of MXN$) 6,528         

CBFI's Outstanding (Mn) 519.4         

Float 85.4%

ADTV (MXN$ Mn) $ 0.97
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Underperformance against the FBMEX index coupled by a
more reduced pressure form the Mexican risk-free rate.
During the last twelve months, FINN13's certif icates have
underperformed the Fibra Index (FBMEX) by 32 percentage points.
This, in conjunction with the expectation of a more reduced pressure
from the Mexican risk-free rate, has created an interesting long-term
investment opportunity.

Slow operating performance and lower distributions during
the first half of 2019, a clear opportunity. We anticipate that
FINN13’s operating results will be slow during the first half of 2019 as
a result of the weak macroeconomic performance. Distributions
might also fall due to last year’s equity subscription. However, this
should represent a clear long term investment opportunity as the
Fibra’s revenues will grow supported by the fees to be collected
under the ¨Hotel Factory¨ scheme while distributions will rise fueled
by the incorporation of the Westin Monterrey Valle and JW Marriott
Valle Monterrey once they are 100% acquired when their operations
stabilize.

Low valuation, as the CBFI's trade at a 10.1% implicit cap rate,
9.0% dividend yield and 47% discount to NAV.

Target price. We are setting a year-end target price of MXN$9.50
for FINN13's certificates, using a discounted cash flow (DCF) model
with the following variables: i) a 1.6% terminal growth rate in
nominal terms; and; ii) an 8.8% WACC.

In our view, FINN13's main risks include: i) macroeconomic
slowdown or the lack of sigining of the USMCA; ii) a more intense
competition from larger hotel chains or from other fibras; iii) margin
compression during the last few quarters; iv) adverse regulatory or
fiscal changes; v) a higher risk-free interest rate in Mexico; vi)
contsruction delays at the ¨Hotel Factory¨ which could in turn delay
the dividend distributions; vii) changes in the management team,
and/or, viii) insecurity issues in some regions of Mexico.
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THE GLOBAL AND MEXICAN HOTEL INDUSTRIES

The total number of international tourists visiting all countries grew from 903 million in 2007 to 1.3 billion in 2017
(the most recent figure), according to the UNWTO, representing an annual average rate of 3.9%. We expect this
rate to slightly slowdown to 3.6% during the 2018-2025 period as a result of the macroeconomic slowdown that we
anticipate in 2019 in the US, Europe, China and Japan due to the ongoing trade disputes between the US and China
and the US and some of its European partners.

In our view, Mexico is well positioned to benefit from the future growth of global tourism given that it is the world's
6th most visited country (having received 41.4 million international visitors in 2018) and has a well-established
hotel network (nearly 800 thousand rooms at the end of 2017) in all categories, beautiful locations both coastal and
urban, kind people and some of the world's best food and beverages. This is why FINN13 plans to expand into the
¨luxury¨and costal segments in the future.

Another important aspect is that the penetration of the lodging industry is still low in Mexico as the number of hotels
per 10,000 inhabitants only reached 3 in 2017, far below the ratio of developed countries, in particular the US with
16, Canada with 12 and Spain with 12. This means that the long-term growth of the Mexican hotel industry is
assured.

Source: Datatur, UNWTO
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Graph 1.- Global Tourists

Source: Sectur, SCT, Euromonitor

Graph 2.- Number of Hotels per 10,000 inhabitants (2017)
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The number of international tourists entering Mexico increased at an annual rate of 6.1% during the 2009-2018
period to 41.4 million, according to INEGI. The only year that this indicator fell was in 2009 as a result of the US real
estate and banking crisis and the flu in Mexico, which is understandable as most foreign tourists were from the US
(10.7 million in 2018) with the rest coming from and Canada (2.2 million), Europe and South America. Going
forward, we expect international tourists visiting Mexico to rise at an annual rate of 4.3% during the 2019-2025
period to 55.6 million.

Mexico's domestic tourists rose at an annual average rate of 4.6% during the 2012-2018 period to 60.9 million,
according to Sectur. Going forward, we anticipate that this indicator will rise at a 4.3% CAGR supported on favorable
demographics with a 1.5% population growth per year, a higher disposable income of Mexico's middle class and a
GDP growth of around 1.0-1.5% in 2019 and 2.0-2.5% thereafter.

We believe that the final signing of the USMCA will increase the flow of busines and luxury travelers into Mexico,
which will likely benefit all the sector, including FINN13.

Source: INEGI, Sectur Informe de Labores 2018

Graph 3.- Foreign Tourists in Mexico (2008 -2025E)

Source: Sectur, Resultados de la Actividad Turística 2013, 2014,
2015, 2016, 2017, 2018

Graph 4.- Mexico’s Domestic Visitors (2012 -2025E)
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WELL-DIVERSIFIED HOTEL PORTFOLIO WITH TOP BRANDS

FINN13 is well positioned to capture the expected growth of the Mexican hotel industry. At the end of 4Q18, FINN13
owned portfolio of 42 wholly-owned hotels of which 10 are limited services hotels, 19 are select services, 12 full
service and 1 extended stay. These properties combined had 6,785 rooms.

The company has franchise agreements for the following global and domestic hotel chains: Hilton Worldwide, IHG
Intercontinental Hotel Group, Marriott International, Wyndham Hotels and Resorts, Hoteles Camino Real, Hoteles
Casa Grande and City Express. All of FINN13's hotels are located within Mexico's main urban areas.

Table 1.- FINN13’s Hotels (4Q18)

Source: FINN13

Brand City State Rooms

1 Wyndhan Garden Irapuato Guanajuato 102        

2 Wyndhan Garden Celaya Guanajuato 150        

3 Wyndhan Garden León Guanajuato 126        

4 Wyndhan Garden Silao Guanajuato 143        

5 Microtel Inn & Suites by Wyndham Chihuahua Chihuahua 108        

6 Microtel Inn & Suites by Wyndham Toluca México 129        

7 Microtel Inn & Suites by Wyndham Cd. Juárez Chihuahua 113        

8 Wyndham Garden Guadalajara Andares Jalisco 186        

9 City Express Junior Chihuahua Chihuahua 105        

10 City Express Chihuahua Chihuahua 104        

1,266     

Brand City State Rooms

1 Hampton Inn by Hilton Monterrey Nuevo León 223        

2 Hampton Inn by Hilton Saltillo Coahuila 227        

3 Hampton Inn by Hilton Reynosa Tamaulipas 145        

4 Hampton Inn by Hilton Querétaro Querétaro 178        

5 Hampton Inn by Hilton Hermosillo Sonora 151        

6 Hampton Inn by Hilton Chihuahua Chihuahua 190        

7 Holiday Inn Express Saltillo Coahuila 180        

8 Holiday Inn Express Toluca México 268        

9 Holiday Inn Express Monterrey Nuevo León 198        

10 Holiday Inn Express Guadalajara Jalisco 199        

11 Holiday Inn Express Toluca México 127        

12 Holiday Inn Express & Suites Cd. Juárez Chihuahua 182        

13 Aloft Guadalajara Jalisco 142        

14 Courtyard by Marriott Saltillo Coahuila 180        

15 Courtyard by Marriott Chihuahua Chihuahua 152        

16 Fairfield Inn & Suites by Marriott Coatzacoalcos Veracruz 180        

17 Wyndham Garden Playa del Carmen Quintana Roo 196        

18 Wyndham Garden Monterrey Nuevo León 85          

19 AC Hotels by Marriott Guadalajara Jalisco 180        

3,383     

Brand City State Rooms

1 Holiday Inn & Suites Guadalajara Jalisco 90

2 Holiday Inn Monterrey Nuevo León 198

3 Holiday Inn Puebla Puebla 150

4 Camino Real Guanajuato Guanajuato 155

5 Marriott Puebla Puebla 296

6 Holiday Inn México D.F. 214

7 Holiday Inn Altamira Tamaulipas 203

8 Casa Grande Chihuahua Chihuahua 115

9 Casa Grande Delicias Chihuahua 88

10 Cowne Plaza Monterrey Nuevo León 219

11 Holiday Inn Reynosa Tamaulipas 95

12 Holiday Inn Ciudad Juárez Chihuahua 196

2,019     

Brand City State Rooms

1 Staybridge Suites Guadalajara Jalisco 117

City State Rooms

1 Fairfield Inn & Suites by Marriott Cd del Camen Campeche 0

Total Portfolio 6,785     

Limited Service Hotels

Select Service Hotels

Full Service Hotels

Extended Stay Hotels

Landbank
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By region, 22% of FINN13's rooms are located in the north, 29% in the northeast, 36% in central Mexico and the
remainder 13% in the west. However, the NOI contribution varies depending on the region with the north accounting
for 17%, the northeast with 39%, the south and center with 28% and the west with 16%. Select service hotels
contributed with 51% of revenues, while the full-service ones generate 35%, limited service 12% and extended stay
2%.

All of FINN13's hotels, with the exception of the Camino Real Guanajuato and the Holiday Inn Puebla La Noria, are
operated by Gestor de Activos Prisma, a related company owned by the Victor Zorrilla, Joel Zorrilla and Oscar
Calvillo. Gestor de Activos Prima charges 2.0% of revenue and 10% of gross profit of each hotel. Such contracts
have a 10-year period which can be renewed for another 10 years.

The Camino Real Guanajuato hotel is operated by Hoteles Camino Real, which charges up to 6.0% of gross
revenue, 12.0% of gross profit, 5.0% of hotel revenues as part of the commercial program and 5.0% on group
revenue. This contract expires in August 2019.

The Holiday Inn Puebla La Noria is operated by Hoteles y Centros Especializados, S.A. de C.V., which charges 1.5%
of hotel rooms and an incentive fee calculated as a percentage of gross profit.  Such contract has a 10-year period
which can be renewed for another 10 years.

Strategy of Recycling of Capital

In 4Q18, FINN13 concluded the sale of the Microtel Inn and Suites by Wyndham in Culiacán for MXN$85 million. The
hotel was part of a portfolio with a cap rate of 9.5% during the last twelve months prior to the acquisition. The sale
is part of the capital recycling program of non-strategic properties.

Hotel factory

FINN13 invests as a minority shareholder in projects dedicated to the external construction of "Luxury" and "Upper
Upscale" hotels located in beaches or urban areas. The company will have the option to acquire 100% of such
properties, once they stabilize, and meanwhile collects various fees which includes: i) a structuring fee of 1.0-1.5%
of total investment; ii) a development fee of 2.5-3.5% of total investment; iii) a monthly supervision fee of
MXN$50,000; and, iv) an administration fee of 2.0-2.5% of hotel revenues. Cap rates in such developments usually
reach 13-14%, including the fees to be collected by FINN13, which are slightly higher than the 12% cap rate that a
typical hotel development generates.

The Hotel Factory currently has the following properties under development:

• FINN13 has begun the construction of the JW Marriott Monterrey Valle over 4 levels of parking and 2 levels of
commercial stores. The hotel will have 250 rooms and is expected to begin operations in 2020. Total investment
will be around MXN$1.36 billion of which FINN13 will contribute MXN$408 million, the partner (one of Mexico's
largest CKD) another MXN$408 million with the remainder MXN$544 million being financed through a bank loan
at the project level. FINN13 will own 50% of this project.

• On January 10, 2019, FINN13 formalized the acquisition of the 174-room Westin Monterrey Valle, which is
expected to be delivered turn-key at the end of 2Q19. Total investment will be MXN$757 million of which FINN13
will contribute MXN$305 million, the partner MXN$305 million and the rest will be financed trough a bank loan at
the project level. The partner will apparently be one of Mexico's largest CKD's. FINN13 will own 50% of this
property and the partner another 50%.

• FINN13 is currently working in construction plans for the Marriott Monterrey Airport hotel to obtain the final
authorization from the hotel chain. This property will have 208 rooms and is expected to begin operations in
mid-2020. FINN13 will own up to 50% of this hotel and partner the remaining 50%.

• On October 11, 2018, FINN13 announced the acquisition of a 29.4% equity stake in a land property in Playa del
Carmen, State of Quintana Róo, in association with a New-York based fund, for a total amount of US$17 million.
The lot has municipal permits and construction licenses. FINN13 plans to build a "lifestyle" internationally-
recognized brand hotel, which is beach front.
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FINN13 IS THE OWNER OF HOTEL PROPERTIES WITH THE HIGHEST PROFITABILITY LEVELS IN MEXICO

The Fibra registered an average daily rate of MXN$1,280 in 4Q18 with an occupancy of 61%, which led to a RevPar
of MXN$784, which are basically in line with the average of the five publicly-traded hotel operators and hotel fibras,
as we can see in the following table. In addition, FINN13 reported a hotel NOI of 32.4%, the second highest in
Mexico only after City Express' with 34.8%.

FINN13 OFFERS AN ATTRACTIVE LONG-TERM GROWTH POTENTIAL

We expect FINN13’s revenues, hotel NOI, adjusted EBITDA and AFFO CAGR's of 10.0%, 12.0%, 12.9% and 15.6%
over the 2019-2024 period. We thus expect total distribution1 of MXN$0.799 per CBFI in 2019 (vs. MXN$0.821 in
2018), which should reach MXN$1.451 per CBFI in 2024. We believe that our projections are conservative given that
they only include the incorporation of the Westin Monterrey Valle and JW Marriott Monterrey Valle hotels and the
expectation that FINN13 remains the owner of a 50% equity stake in both properties.

We believe that FINN13 will increase the average daily rates (ADR) of its existing 42 hotels slightly above the
inflation rate during the next few years. However, occupancy is likely to decline marginally to 61.8% in 2019 (from
63.3% in 2018) as a result of economic weaknes generated by the change of government and the uncertainty
related to the signature of the USMCA. However, we expect occupancy levels to improve gradually to 65.2% by
2024 due to a stronger macroeconomic activity and more internet promotions.  The hotel NOI margin will contract
marginally to 33.9% in 2019 (from 34.7% in 2018) also due to a lower occupancy rate. However, this margin should
gradually expand to 36.6% by 2024 as a result of economies of scale, which should be easy to accomplish given the
aforementioned increase in the ADR above the inflation rate.

Table 2.- 4Q18 indicators of Mexico's main hotel chains

ADR (MXN$) 1Q17 2Q17 3Q17 4Q17 1Q18 2Q18 3Q18 4Q18

FINN 1,254.7   1,206.0   1,188.1   1,222.8   1,247.1   1,231.3   1,244.4   1,280.3   

Hotel 1,493.0   1,336.0   1,339.0   1,437.0   1,493.0   1,393.0   1,391.0   1,402.0   

Fibra Hotel 1,128.0   1,114.0   1,060.0   1,122.0   1,161.0   1,186.0   1,129.0   1,189.0   

City Express 957.0      940.0      915.0      927.0      977.0      969.0      963.0      1,000.0   

Posadas 1,472.3   1,344.1   1,249.3   1,358.8   1,480.6   1,365.2   1,289.6   1,369.0   

Average 1,261.0   1,188.0   1,150.3   1,213.5   1,271.7   1,228.9   1,203.4   1,248.1   

Occupancy 1Q17 2Q17 3Q17 4Q17 1Q18 2Q18 3Q18 4Q18

FINN 60% 64% 62% 62% 63% 66% 63% 61%

Hotel 70% 63% 62% 63% 69% 61% 56% 58%

Fibra Hotel 61% 67% 68% 67% 64% 66% 66% 66%

City Express 56% 60% 62% 63% 58% 60% 62% 60%

Posadas 65% 68% 69% 68% 67% 66% 67% 65%

Average 62% 64% 65% 65% 64% 64% 63% 62%

RevPar (MXN$) 1Q17 2Q17 3Q17 4Q17 1Q18 2Q18 3Q18 4Q18

FINN 752.0      773.0      735.4      758.9      788.7      806.1      784.0      784.4      

Hotel 1,049.0   840.0      829.0      904.0      1,026.0   849.0      779.0      806.0      

Fibra Hotel 682.0      746.0      719.0      752.0      747.0      787.0      748.0      789.0      

City Express 532.0      567.0      568.0      580.0      569.0      576.0      599.0      595.0      

Posadas 957.0      914.0      862.0      924.0      992.0      901.0      864.0      895.0      

Average 794.4      768.0      742.7      783.8      824.5      783.8      754.8      773.9      

EBITDA Margin 1Q17 2Q17 3Q17 4Q17 1Q18 2Q18 3Q18 4Q18

FINN 36.3% 36.3% 34.4% 35.1% 36.0% 35.6% 34.7% 32.4%

Hotel 38.9% 29.8% 31.5% 33.2% 39.2% 28.2% 30.3% 31.9%

Fibra Hotel 24.6% 29.0% 24.8% 26.4% 31.1% 29.8% 25.6% 26.0%

City Express 33.9% 32.4% 34.8% 36.4% 34.5% 33.3% 35.1% 34.8%

Posadas 22.0% 18.8% 12.8% 21.4% 18.1% 13.9% 13.2% 23.3%

Average 31.1% 29.3% 27.7% 30.5% 31.8% 28.2% 27.8% 29.7%

Source: Companies
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With respect to the Westin Monterrey Valle, we are assuming that this hotel launches operations in 3Q19. The ADR
will begin in MXN$3,600 and should gradually improve to MXN$4,300 by 2024 as the property is fully stabilized. The
occupancy rate will start at 50% and will likely reach 65% by 2024. Food and beverages will represent 40% of hotel
revenues. We also forecast that the Hotel margin will rise from an initial level of 35% to 39% also in 2024.

The JW Marriott Monterrey Valle will begin operations in 3Q20 with an ADR of MXN$4,750, occupancy rate of 47%
and hotel margin of 43%. However, these figures will improve to around MXN$6,000, 65% and 48%, respectively, by
2024. Food and beverages should represent 28% of lodging revenues during the first year of operations and should
gradually reach 30%.

Financial Structure / Potential Uses of Cash

FINN13 had a very healthy financial structure at the end of 4Q18 with total debt of MXN$3.0 billion, which represents
a loan to value of only 25.2%, substantially below the 33% maximum limit set by the Technical Committee, the 50%
covenant of FINN 15 and FINN 18 debt issues and the 50% regulatory limit set by the Mexican Securities and
Banking Commission ("CNBV"). The average weighted cost of debt was 8.49%.

The debt profile is well structured as the company faces no short-term maturities. FINN13 has an additional debt
capacity of MXN$1.45 billion under the aforementioned leverage limit set by the technical committee, should any
acquisition opportunity arise.

FINN13 raised MXN$1.05 billion with the equity subscription that took place in July last year. As a result, the
company registered cash reserves of nearly MXN$658 million at the end of 4Q18. We believe that FINN13 will use
part of such cash balances to invest in the construction of the JW Marriott Monterrey Valle and the Westin Monterrey
Valle hotels, under the hotel factory scheme, and the purchase of the land property in Playa del Carmen.

In our view, there is a significant room for FINN13 to grow through external developments or acquisitions in the
future. In Mexico there were around 770,000 hotel rooms at the end of 2017, according to Sectur. Most of the five-
star hotels operate under a well-recognized domestic or international brand. In addition, around 50% of the 4-star-
3-star and 2-star hotels are branded. We believe that FINN13's future acquisitions will be concentrated in the 5-star
and 4-star branded segment both in urban and coastal regions.

Source: Sectur

Graph 5.- Breakdown of Mexico’s Hotel Rooms by Type (2017)
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DESCRIPTION OF THE TRUST

FINN13 is a Deutsche Bank trust (F/1616) which was created on October 23rd, 2012, to own, acquire, develop, and
generate revenues from the leasing of hotel properties. FINN13's Fiduciary Real Estate Certificates (Certificados
Bursátiles Fiduciarios Inmobiliarios" or "CBFI's") were listed on the Mexican Stock Exchange in March 2013, while its
Level I ADR's trade on the OTC market under the "DFBRY" ticker symbol.

Internalization / Corporate Governance

Since its IPO in 2013, FINN13 has made significant efforts to improve its corporate governance, which included the
following measures:

" At the end of 2014, the functions of Chairman of the Technical Committee and CEO of the Fibra were split, the
company hired a CFO and a Director of Acquisition and Development, and eliminated the fee for acquisition of
properties;

" The internalization process took place at the end of 2016 as FINN13 eliminated the external advisor figure which
was performed by Äsesor de Activos Prisma, S.A.P.I. de C.V., a related company which charged an advisory fee
of 0.75% of fixed assets adjusted for inflation. Since then, such activities have been performed by FINN13
subsidiary "Administradora de Activos Fibra Inn", which charges no fees at all. As a result of the early
termination contract, "Asesor de Activos Prisma, S.A.P.I  de C.V. will receive: i) an early termination fee of
MXN$143.0 million plus VAT which will depend on the cumulative EBITDA to be generated by FINN13's hotels for
the January 1st, 2017, to December 31st 2019 with a minimum amount of MXN$66.9 million. These funds will be
paid during the first 120 days of 2020 of which 30% will be in cash and the remainder 70% in new CBFI's at a
price of MXN$11.52574713;

" At the beginning of 2018, certificate holders approved a reduction of the minimum percentage required to
approve some proposals at the shareholder's meeting from 89% to 75%;

" On June 14, 2018, FINN13's certificate holders modified the Technical Committee Structure to have a majority
of independent members. The Founders' Trust, composed mainly by Victor Zorrila Vargas, Joel Zorrilla Vargas
and Oscar Calvillo Anaya, ceased to control the Technical Committee as was authorized to appoints only two
members. The administrator's acting CEO became part of the technical committee, with the administrator's
acting CFO becoming his alternate member.

As a result of these changes, we believe that FINN13 employs one of the best corporate governance practices in the
Mexican fibra industry, as we can see in the following table.

Table 3.- Corporate Governance FINN13 vs. Other Fibras

Source: Fibras

Fibra Fibra Fibra Fibra
INN Terrafina Prologis Hotel UNO

Administration / Advisory Internal Internal External External External
Technical Comittee Members 8 8 8 11 12
Independent Members 62% 75% 63% 36% 33%
Property Administration Commission NO 0.5% of gross property 0.75% of appraisal value 1.0% of book value net of debt 0.5% of non-depreciated

costs + IVA 3% of revenues 1.05 * personnel expenses + taxes  book value of assets 
minues debt + IVA

Acquisition Commission NO NO NO NO 3.0% of appraisal value
except from related parties

Leasing Commission NO NO 5% of leasing value NO 1% of collected revenues + VAT
Construction / Development Commission NO NO 4% of construction cost NO NO
Performance / Incentive Commission NO NO 10% above a 9.0% return NO Based on the CBFI's performance

Fibra Fibra Fibra Fibra Fibra
Danhos Macquarie MTY HD Shop

Administration / Advisory External External Internal Internal External
Technical Comittee Members 12 5 8 12 7
Independent Members 25% 80% 25% 42% 43%
Property Administration Commission 1.0625% of initial portfolio 1% of market Administrative 3.0-3.8% of NOI

 + 1.0% of other assets capitalization expenses
of the trust

Acquisition Commission NO NO NO NO

Leasing Commission NO NO NO NO
Construction / Development Commission NO NO NO Construction costs
Performance / Incentive Commission NO Based on return NO NO
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FINN13's Technical Committee is formed by 8 Directors (it can have up to 21 Directors) of which 2 are patrimonial,
one is executive and the remainder 5 are independent. We thus believe that the Trust's corporate governance is
sound, as it exceeds the regulatory requirement that 25% of the Technical Committee's members have to be
independent. It is worth mentioning that any individual or group holder of at least 10% of the certificates can
appoint one Technical Committee member.

In addition to the Technical Committee, FINN13 has the following committees: Audit, Practices, Appointments and
Compensation, Financial and Investments. In our view, this assures a correct supervision of all of the company's
operations.

Management Team with a Solid Track Record of Value Creation

FINN13's Technical Committee is in charge of the strategic planning, while the trust's administrator is in charge of
executing the strategic objectives. Victor Zorrilla, Joel Zorrilla and Oscar Calvillo, who are Directors of the Technical
Committee, have an experience of around 30 years each one in the hotel industry. Miguel Aliaga, has more than 20
years of experience in the finance area of various publicly listed company like Bursamex, Bachoco, GAP and Fibra
Inn. Fernando Rocha, who is the Director of Acquisitions and Development, has 29 years of experience. Lizette
Chang, the current Director of Investor Relations, has been working for more than 20 years in the IR department of
various publicly listed companies such as Grupo Casa Autrey, Grupo Gigante, Alsea and Elementia.

Like most other Fibras, FINN13 is a very acquisitive company as it initiated operations with only 8 hotels that were
contributed by Hoteles Prisma and CVCI, which was followed by the acquisition of another 6 properties immediately
after the IPO in 2013. FINN13 has also converted some hotels with a national brand to an international one, has
renewed some properties and has the strategy of divesting from non-strategic hotels (like the Microtel Inn and
Suites by Wyndham in Culiacán).

The management team has been able to grow the hotel portfolio, total revenues, total NOI, adjusted EBITDA and
AFFO by a CAGR of 25%, 59%, 32%, 33%, and 16%, respectively, during the 2013-2018 period. All these figures
have exceeded the increase in the number of CBFI's with a 15% CAGR, which clearly shows that management has
consistently created shareholder value during those years.

Source: FINN13

Table 4.- FINN13’s Technical Committee
Patrimonial Members Executive Independent Members

Victor Zorrilla Vargas Óscar Eduardo Calvillo Amaya Marcelo Zambrano Lozano

Joel Zorrilla Vargas Héctor Medina Aguiar

Adrián Garza de la Garza

Alberto Rafael Gómez Eng

Everardo Elizondo Almaguer

Graph 6.- Growth of FINN13's main operating indicators (2013-2018 period)
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Ownership Structure / Dividend Yield.

The Founders' Trust owns 11.4% of CFBI's outstanding and no shareholder with an ownership of 10% or more is
represented in the Technical Committee. The float is 85.4% of outstanding certificates.

CBFI's Information / Dividend Payments/ Distributions

FINN13's CBFI have medium liquidity with a 6-month average daily traded value of MXN$0.97 million. However, we
believe that this situation will tend to change going forward due to the company's favorable outlook and low
valuation.

Due to its legal status as a Mexican Fibra, FINN13 has consistently paid dividends since its IPO in 2013. The trust
distributed MXN$0.80 in 2014 (with a 4.8% dividend yield for the last twelve months), MXN$0.77 in 2015 (5.2%
dividend yield), MXN$0.9502 in 2016 (8.3% dividend yield), MXN$1.0022 in 2017 (8.9% dividend yield) and
MXN$0.821 in 2018 (7.3% dividend yield). Going forward, we expect the company to continue paying dividends and
making distributions with at least a similar dividend yield.

4Q18 Results

FINN13 reported total revenues of MXN$513.0 million in 4Q18, up 4.4% YoY. The main driver were the lodging
revenues of MXN$485.8 million, which advanced 3.6% YoY. This included a 3.8% YoY rise in same-store sales room
revenues which derived mainly from a 3.7% YoY increase in the average daily rate as the occupancy rate remained
basically unchanged at 62.3%. By segment, select service sales (50.7% of total sales) advanced +10.3% YoY, full
service (35.3% contribution) rose 4.6% YoY, limited services (11.8% contribution) declined 12.3% YoY and
extended stay were down 15.0% YoY. Meanwhile, rental revenues were up 22.1% YoY to MX$27.9 million.

Operating expenses were MXN$347.4 million in 4Q18, representing 67.6% of total revenues in 4Q18 which
compares to 64.9% in 4Q17. This performance was due mainly to higher electricity prices, higher costs associated
to the online digital campaign, higher commissions paid to travel agencies, the implementation of the SAP system,
a higher reserve for doubtful accounts, higher maintenance costs and higher royalties. Hotel NOI fell 3.6% YoY to
MXN$166.4 million. Hotel NOI margin contracted 270 bp to 32.4%. The company also recorded a net MXN$1.6
million loss under "Other Businesses NOI", due to the structuring costs of the JW Marriott Monterrey Valle and the
Hotel Factory's personnel expenses, which was partially mitigated by a revenue provision related to the binding
agreement with the strategic partner of the JW MarriottMonterrey Valle.  As a result, total NOI was MXN$164.8
million in 4Q18, down 4.5% YoY.

Expenses related to the management of the Fibra were MXN$43.2 million, reaching 8.4% of sales in 4Q18,
substantially above the 5.9% of 4Q17. This was due mainly to higher corporate expenses. EBITDA declined 15.3%
YoY to MXN$121.6 million. This led to a 23.7% EBITDA margin in 4Q18, compared to 29.2% in 4Q17. However,
adjusted EBITDA excluding acquisition and corporate-related expenses fell 13.4% YoY to MXN$141.4 million. The
reported FFO was MXN$109.1 million in 4Q18, with a 10.7% YoY decline. The FFO margin was 21.2% during the
current quarter, compared to 24.8% in 4Q17. Adjusted FFO was MXN$93.7 million in 4Q18, down 17.7% YoY.

FINN13 maintained a solid financial structure with a loan to value of only 25.2% at the end of 4Q18, which was below
the 50% covenant and the 50% maximum threshold set by the Mexican Securities and Banking Commission.

Table 5.- FINN13’s ownership structure

Source: FINN13

CBFI's in Treasury 64,000,000       10.8%

Buy - Back Reserve 9,390,033        1.6%

Founders' Trust 67,694,155       11.4%

Public Float 451,727,270     85.4%

CBFI's Outstanding 528,811,458     100.0%

Total w/ Distribution Rights 519,421,425     87.6%

CFBI's Issued 592,811,458     
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VALUATION

Price performance against Mexico's risk-free interest rate

Domestic and international investors use the country's risk-free interest rate as the main benchmark for the
Mexican Fibras. In this respect, we highlight that the US Federal Reserve seems to have taken a pause with respect
to additional interest rate increases, which in our view has relieved some pressure on emerging markets' financial
assets such as Mexico's peso and risk-free interest rate. In addition, we expect Banco de Mexico to enter a less
restrictive monetary stance, which could also a have a positive impact on domestic long-term interest rates.

Price Performance vs. Fibra Index

FINN13's certificates have underperformed the Mexican Fibra Index (FBMEX), during the last twelve months. In our
view, this took place because of the increase in the risk-free interest rate at the end of last year, which affected most
of the Mexican Fibras, in particular the medium cap ones such as FINN13. We view FINN13's underperformance as
a clear long-term investment opportunity taking into account the trust's favorable outlook and solid fundamentals
and the likelihood of a stable to lower risk-free interest rate in Mexico. In fact, such market behavior has already
had a positive impact on the large Fibras like FUNO, Fibra McQuarie, Terrafina, Fibra Danhos, and Prologis which
have been among Mexico's best performing equity instruments throughout the year. We believe that such
investment process will reach the small cap Fibras like FINN13.

Graph 7.- FINN13 vs. Mexico's Risk-Free Interest Rate

Source: Bloomberg

70

80

90

100

110

120

130

Mar-18 May-18 Jul-18 Sep-18 Nov-18 Jan-19 Mar-19

 FINN13  M-Bono 2029

Graph 8.- FINN13 vs. FBMEX

Source: Bloomberg
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Comparison Against the Mexican Fibras

FINN13's certificates currently trade at a 10.1% implicit cap rate (calculated as annualized 4Q18 total NOI divided
by enterprise value), which is higher than the 8.7% average of the Mexican Fibra sector. FINN13 also trades at a
9.0% dividend yield (calculated as annualized 4Q18 dividend / current CBFI price), and hefty 47% discount to NAV,
which compares to the averages of 9.2% and 25%, respectively, of the Mexican Fibra sector. We believe that such
discounts are very high taking into account FIN13's premium hotel properties, attractive growth potential, healthy
financial structure, internalization process, sound corporate practices and management team with a solid track
record.

Table 6.- Valuation of Mexican Fibras

Implicit NOI
Price Mkt Cap EV Cap Rate Dividend Price / Price / Price / Margin

21/03/2019 5D YTD (Million) (Million) (NOI/ EV)* Yield** NAV AFFO BV 4Q18 LTV
Fibra Inn 7.98$            -5.6% -18.7% 4,145         6,530       10.1% 9.0% 0.53x 11.1x 0.5x 32.4% 25.6%
Funo11 27.60$          0.5% 28.1% 107,367    182,524  7.8% 8.9% 0.75x 11.2x 0.7x 79.2% 32.8%
FibraMQ 22.95$          6.9% 32.3% 17,672       32,653     10.1% 10.4% 0.72x 9.6x 0.6x 86.5% 35.5%
Terrafina 29.69$          3.8% 31.6% 23,485       41,472     9.2% 8.9% 0.89x 11.2x 0.8x 93.3% 40.1%
Fibra Prologis 37.93$          4.1% 27.2% 24,452       40,602     7.8% 6.2% 0.84x 16.2x 0.8x 81.7% 34.6%
Fibra Danhos 27.85$          0.6% 3.8% 40,036       44,728     10.3% 10.5% 0.71x 9.6x 0.7x 72.5% 10.0%
Fibra Shop 7.73$            -1.5% -5.2% 3,886         11,508     9.7% 11.9% 0.44x n.d. 0.4x 74.8% 40.8%
Fibra Hotel 9.79$            0.2% -1.8% 7,692         10,727     12.9% 10.7% 0.93x 9.3x 0.6x 32.2% 20.6%
Fibra HD 7.60$            -1.9% -6.7% 3,209         4,854       8.4% 10.4% 0.94x 9.6x 0.8x 72.0% 32.9%
Total / Average 231,945    375,597  8.7% 9.2% 0.75x 10.9x 0.7x 69.4% 30.7%
Source: Companies; n.a.= not available
 * Annualized 4Q18 NOI / EV; ** Annualized 4Q18 dividend vs. current price; *** Price / annualized AFFO

Change (P$)
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Discounted Cash Flow Model and Target Price

We are setting a year-end target price of MXN$9.50 for Fibra's certificates, using a discounted cash flow model with
the following variables: i) a 1.6% terminal growth rate in nominal terms; and; ii) an 8.8% WACC. The potential
return to the current market price is 29.6%, which includes an expected 10.2% dividend yield. We believe that our
target price is conservative given that it implies that the stock will trade at an 9.2% implicit cap rate and a 8.1%
dividend yield at the end of the current year.

Table 7.- Discounted Cash Flow Model and Target Price

Source: Miranda Global Research

Million Pesos 2020E 2021E 2022E 2023E 2024E Perp.
Total NOI 1,017 1,146 1,242 1,352 1,418 1,395
Indirect Expenses (217) (230) (240) (255) (269) (265)
Acquisition and Organization Expenses / Capex 93 97 101 105 109 107
Adjusted EBITDA 893 1,013 1,103 1,202 1,258 1,238
Interest Gains 44 44 44 44 44 43
Interest Expenses (316) (347) (349) (350) (351) (345)
FX Gain (Loss) 4 4 4 4 4 4
FFO 625 714 802 900 955 940
Maintenance Capex (64) (66) (67) (69) (71) (69)
AFFO 561 648 735 831 884 870
Perpetuity Growth Rate 1.6%
PV of Explicit Period (2019-2024E) 2,804
Perpetuity Value 8,338
PV of Perpetuity Value 5,019
Enterprise Value 7,823
Net Debt 2,869
Market Value 4,954
Outstanding Shares 519
Target Price P$ 9.54
Current Price P$ 7.98
Potential Return incl/ Div. 29.6%
Target Price Multiples
Implicit Cap Rate 10.1%
Dividend Yield 8.4%
P/ AFFO 11.8x
Average Cost of Debt 9.0%
Cost of Capital 8.8%
Market Risk Premium 6.0%
Risk Free Rate 8.1%
Beta 0.11
% of Debt 30%
% of Capital 70%
WACC 8.8%
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Sensitivity Analysis

We have developed two sensitivity analysis tables based on different levels of cap rates and NOI and different levels
of dividend yields and AFFO. Our conclusion is that our target price is conservative, as the implicit cap rate and
dividend yield will be 9.2% and 8.1%, respectively, at the end of the current year.

MAIN RISKS

Macroeconomic slowdown or the lack of signing of the USMCA. We believe that the occupancy rate of
FINN13's hotel properties could be affected with a macroeconomic slowdown or if the USMCA is not ratified by the
Congresses of te three countries.

More intense competition from larger hotel chains or Fibras. A higher competition from global hotel chains
or from other larger Fibras entering the Mexican hotel business could be harmful for FINN13's operations.
Competition from AirBnB or Homeaway is limited as these applications focus on non-business travelers.

Margin compression during the last few quarters. FINN13's profitability levels have contracted during the last
few quarters due to a series of factors, which is the main risk to our projections. However, we believ that FINN13’s
profitability levels will gradually improve as a result of the fees that it will receive from the Westin Monterrey Valle
and the JW Monterrey Valle.

Adverse regulatory or fiscal changes. We believe that any adverse regulatory changes, in particular those
related to construction requirements, environmental framework, and financial metrics like leverage and coverage,
could be negative for FINN13's operations. Any fiscal change, like the modification of the Fibra legislation or an
increase in either the real estate tax or the income tax could also affect FINN13's finances.

A higher risk-free interest rate in Mexico. Investors use the country's risk-free interest rate as the main
benchmark for the Mexican Fibras. As a result, any increase in such interest rate could affect all the stock prices of
the Mexican Fibra sector.

Table 8.- Sensitivity Analysis (Total NOI vs. Cap Rate)

Source: Miranda Global Research

Table 9.- Sensitivity Analysis (Dividend Yield vs. AFFO)

Source: Miranda Global Research

-10% -5% Original +5% +10%
Total NOI 715 752 792 832 873
Cap Rate
8.6% 10.43 11.27 12.16 13.04 13.97
9.1% 9.56 10.35 11.19 12.02 12.90
9.6% 8.78 9.53 10.32 11.11 11.94
10.1% 8.07 8.78 9.54 10.29 11.08
10.6% 7.43 8.11 8.83 9.55 10.30
11.1% 6.85 7.50 8.18 8.87 9.59

-10% -5% Original +5% +10%
AFFO 377 397 418 439 461
Div. Yield
6.9% 10.47 11.02 11.60 12.18 12.79
7.4% 9.76 10.28 10.82 11.36 11.93
7.9% 9.15 9.63 10.14 10.65 11.18
8.4% 8.61 9.06 9.54 10.01 10.52
8.9% 8.13 8.55 9.00 9.45 9.93
9.4% 7.70 8.10 8.53 8.95 9.40
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Construction delays at the ¨Hotel Factory¨ projects which could potentially delay the distributions.

Changes in FINN13's management team. We consider that any change FINN13's management team, in
particular the CEO, Oscar Calvillo Anaya, the CFO Miguel Aliaga or the Director of Acquisitions and Development,
Fernando Rocha, could affect the stock price performance.

Insecurity issues in some regions of Mexico.
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This Report has been prepared by Miranda Global Research for Vector Casa de Bolsa,
S.A. de C.V.

The current report was prepared by Miranda Global Research ("Miranda GR"). The information is presented in
summarized form and is not meant to be complete. There are no declarations or guarantees, expressed or
implicit, in respect to the accuracy, impartiality or integrity of the information.

Miranda GR, in accordance to applicable legislation, has made sure that the presented personalized
recommendation is reasonable to the client, as it has verified congruency between the client's profile and the
profile of the financial product. Under no circumstance should it be understood that the fulfillment of the previously
mentioned recommendation, guarantees the result or the success of the proposed strategies in the presented
document.

The information included in this presentation was obtained from public and/or private sources. Projections or
previsions included in this presentation, are a generalized recommendation and are based on subjective
assumptions and estimations about events and circumstances that have not yet happened and are subjected to
significant variations. Therefore, it is not possible to guarantee that any of the results included in the current
report will happen in the future, in other words, it does not guarantee the result or the success of the posed
strategies.

This report has been prepared solely with informational purposes. No declarations are made in respects to
precision, sufficiency, veracity or accuracy of the information and opinions hereby included. Miranda GR will not
answer (either because of negligence or for any other reason) for any damage or detriment derived or related
to the use of this report or its content, or any connection to the report. Miranda GR is not responsible for the use
or association with this report, including but not limited to, any declaration, expressed or implicit or guarantees
or omissions included in this information.

This report is based on facts and/or events that have happened up to this date, consequently any future facts
and/or events can impair the conclusions hereby expressed. Miranda GR does not assume any responsibility to
update, review, rectify or invalidate this report based on any future occurrence.

The opinions related to this report eventually expressed by Miranda GR, should be considered only as suggestions/
recommendations to better operate various topics related to the presentation.

This report and its contents are property of Miranda GR and cannot be reproduced or broadcast in part or in its
entirety without the previous written consent of Miranda GR.

Miranda Global Research receives fees from Fibra Inn for independent analyst services.


