
UPSITE: 3Q20 RESULTS

October 26, 2020
Martin Lara, Eduardo Miller (+52) 556413-8563

martin.lara@miranda-gr.com@MIRANDAPARTNERS

Opinion and Recommendation:

• UPSITE reported positive 3Q20 results as the Fibra is already
collecting 100% of the rents from its properties, which helped
it generate revenues of MXN$17.8 million, above the MXN$9.5
million in 2Q20 and zero revenues that it reported in 3Q19.
This allowed it to post a positive MXN$5.0 million operating
profit in the current quarter against operating losses in the
previous quarters.

• The investment properties’ value reached MXN$1.9 billion,
up 22.4% YoY and 2.6% QoQ.

• NAV per CBFI was MXN$51.22 at the end of 3Q20, down
16.8% QoQ as a result of a 52.4% increase in CBFI's
outstanding. However, we believe that this effect will be
temporary and that NAV per CBFI will resume growth once
USPITE begins the second investment cycle.

• UPSITE's cash reserves reached MXN$788.8 million and the
Fibra recently obtained a US$50 million loan with Bancomext,
which will allow it to continue with its expansion.

• After this report, we reiterate our BUY recommendation with
a MXN$45.0 per CBFI target price. We believe that UPSITE's
valuation is very attractive as its CBFI's are currently trading
at a 27.8% discount to NAV / CBFI.

Revenues

The occupancy rate of UPSITE's portfolio remained at 100%
during the quarter, as we anticipated. The average term of the
leases was 7.2 years. All contracts are denominated in 100%
foreign currency.

UPSITE recorded revenues of MXN$17.8 million in 3Q20, mainly
due to its 100% occupancy. This figure compares favorably
against zero revenues the year before, when the Fibra was
developing the properties of its first investment cycle.

Profitability

Administrative expenses (which include administrator
compensation, trust operating expenses, and property-related
expenses) rose 8.8% YoY to MXN$12.7 million in the current
quarter. This allowed UPSITE to generate a positive MXN$5.0
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27.8% Discount to NAV, Strong Financial Structure, Ready To Launch the
Second Investment Cycle

70

75

80

85

90

95

100

105

110

Oct-19 Dec-19 Feb-20 Apr-20 Jun-20 Aug-20

FIBRAUP18 S&P / BMV IPC

BUY

Target Price 2020E (MXN$) $ 45.00

Current Price (MXN$) $ 37.00

Min / Max (L12M - MXN$) 37.00

Total Return 21.6%

Mkt Cap (Mn of MXN) 2,082           

CBFI's Outstanding (Mn) 56.3             

Float 32.0%

NAV / CBFI (P$) $ 51.22



UPSITE: 3Q20 Results

million operating profit, thus reversing the MXN$11.7 million operating loss in 3Q19.

In addition, financial gains grew 51.3% YoY to MXN$5.7 million in the current quarter as the Fibra held
the resources of its rights offering in treasury. Net profits were MXN$13.8 million in 3Q20, from a
MXN$8.0 million net loss in 3Q19. Net and comprehensive profit per CBFI was MXN$0.245 in 3Q20,
compared to a net and basic comprehensive loss per CBFI of MXN$0.05916 from the previous year,
despite the recent issuance of new CBFIs.

Financial Structure

At the end of 3Q20, UPSITE reported a very healthy financial structure with cash reserves of
MXN$778.8 million and no debt. After the end of the quarter, the Fibra obtained a US$50 million loan
from Bancomext. We believe that UPSITE has enough financial resources to launch its second
investment cycle.

UPSITE registered current liabilities of MXN$27.2 million, mostly Capex provision, taxes and notarial
expenses of the Querétaro land and rents collected in advance from the Noroeste I property. Long-
term liabilities amounted to MXN$8.2 million, which corresponded to guarantee deposits .

Investment Properties

Investment properties' value reached MXN$1.9 billion at the end of 3Q20, up 22.4% YoY and 2.6%
QoQ. In addition, UPSITE reported a recoverable VAT of nearly MXN$83.0 million, vs. MXN$62.9 million
in 3Q19. Such recoverable VAT relates to the expenses of the recent issuance, investment properties
and management of the fibra.

NAV / CBFI

During the quarter, UPSITE carried out a subscription of 23,858,053 treasury CBFIs amounting to
MXN$882.75 million. The amunts raised were 50% higher than those of the IPO. As a result, the
number of CBFIs outstanding increased 42.4%. However, the NAV per CBFI only decreased 16.8%
QoQ to MXN$51.22 in 3Q20 due to a higher property value and the cash reserves. We believe that this
indicator will resume grow once UPSITE launches the second investment cycle. The Fibra mentioned in
its report that a high proportion of these resources will be used to develop the current land reserve in
the country's most dynamic industrial markets.
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(Figures in Millions of MXN$)
INCOME STATEMENT 3Q20 3Q19 Change Acum 2020 Acum 2020 Change
Revenues 18 0 n.a. 33 181 n.a.
Operating Profit 5 -12 -143% -6 141 n.a.
Operating Margin 28.5% n.a. -19.2% 78.0%
EBITDA 5 -12 -142.8% -6 141 n.a.
EBITDA Margin 28.2% n.a. -19.2% 78.0%
Financial Gains 9 4 134% 291 18 n.a.
Financial Cost 0 -0 n.a. 0 -0 -100%
Pre-Tax Profit 14 -8 n.a. 285 159 80%
  Income Tax & Profit Sharing 0 0 n.a. 0 0 n.a.
  Tax & Profit Sharing Rate 0.0% 0.0% 0.0% 0.0%
Net Profit 14 -8 n.a. 285 159 80%
BALANCE SHEET 3Q20 3Q19 Change Acum 2020 Acum 2020 Change
TOTAL ASSETS 2,786 1,149 142% 2,786 1,149 142%
  Current Assets 890 231 286% 890 231 286%
    Cash & Cash Eq. 789 179 342% 789 179 342%
    Accts. Rec. & Other 18 1 3113% 18 1 3113%
    Investment Properties 1,896 918 106% 1,896 918 106%
TOTAL LIABILITIES 35 9 308% 35 9 308%
  ST Liabilities 27 9 213% 27 9 213%
  LT Liabilities 8 0 n.a. 8 0 n.a.
TOTAL CAPITAL 2,751 1,141 141% 2,751 1,141 141%
  Stockholder's Equity 2,751 1,141 141% 2,751 1,141 141%
Source: BMV

NAV / CBFI Calculation
(Figures In Millions of Pesos)

Investment Property Value 1,896

Cash and Cash Equivalents 789

Accounts Receivable 17

Recoverable VAT 83

Total Assets 2,786

Reserved CBFI's 122

CAPEX and Provisions -10

Other Accounts Payable and Liabilities -15

Total Capex and Liabilities Adjustment -26

Total Liabilities and Capital Adjustments 96

Adjusted NAV 2,882

CBFI's Outstanding 56

NAV / CBFI (MXN$) 51.22$                   

Source: UPSITE



Disclaimer
The current report was prepared by Miranda Global Research ("Miranda GR") for Vector Casa de Bolsa, S.A. de
C.V. 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 Upsite for independent analyst services.


