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Executive Summary  

We are initiating coverage on Fibra Storage (BMV: STORAGE 18), 
the leader in self-storage in Mexico, with a BUY recommendation 
and a year-end 2021 target price of MXN$23.50 per CBFI. We 
believe that Fibra Storage’s fundamentals are very solid, which 
includes its successful business model, high growth potential, a 
robust financial structure, its institutionalization, and the track 
record of its management team. 

Favorable Outlook. We expect revenues, NOI and FFO to grow at a 
CAGR of 20%, 21% and 21%, respectively, during the 2021-2026 
period driven by strong organic expansion in the Gross Leasable 
Area (GLA) and higher occupancy levels. We believe that our 
projections are conservative since they do not include potential 
acquisitions that Fibra Storage could eventually undertake in the 
future of warehouses owned by its competitors or by U-Storage, its 
administrator. 

Valuation. Fibra Storage trades at a discount against its 
international counterparts. It operates at a non-stabilized 5.8% cap 
rate (6.7% stabilized) and 0.86x P/NAV, compared to the averages 
of 4.6% and 3.81x, respectively, of its international peers. We 
believe that such discounts represent a clear investment 
opportunity considering that Fibra Storage offers greater long-term 
growth potential, registers higher margins, and has a lower 
leverage. 

Target Price. We established a year-end 2021 target price of 
MXN$23.50/CBFI, using a discounted flow model with the following 
variables: i) a 5.1% growth rate in perpetuity in nominal terms; and; 
ii) a discount rate (“WACC” for its acronym in English) of 11.4%. The 
potential return against the current price is 58.4%, which includes 
a 4.8% dividend yield. 
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MEXICO’S SELF-STORAGE INDUSTRY 

In Mexico there were 192 self-storage branches with different sizes of warehouses at the end of 2019. Seventy-

four of these branches are located in the metropolitan area of Mexico City and the rest in interior cities. U-

Storage, FIBRA Storage’s Administrator, is the market leader since it has 29 branches in operation (13 of which 

belong to U-Storage and are operated by U-Storage, with the remaining 16 being owned by Fibra Storage). 

Competitors are concentrated outside of Mexico City. In addition, they follow a different business model since 

they prefer to rent their properties. 

 

Graph 1.- Market Share at the End of 2019 

 
Source: Fibra Storage 

The growth potential of the Mexican self-storage industry is enormous. The metropolitan area of Mexico City 

only had 53 branches and 256 thousand meters of storage capacity, equivalent to a 0.28% penetration of existing 

homes according to www.neighbor.com. This compares with 45,547 branches in the United States, with 158.8 

million square meters built and a 9.4% penetration of homes. In addition, the Mexico City metropolitan area is 

one of the world’s most populated areas with around 25.9 million inhabitants. Another relevant point is that the 

Mexican economy is formed mainly by small and medium-sized companies, with a 52% GDP contribution. 

 

 

http://www.neighbor.com/
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Table 1.- US vs. Mexico Self-Storage 

 
Source: www.neighbor.com 

 

Traditional Fibras (Immediate Dividends). In Mexico there are two types of Fibras, traditional and non-

traditional. Traditional Fibras acquire finished and stabilized properties (shopping centers, office buildings, 

industrial warehouses or hotels, among others) in order to immediately distribute dividends to their CBFI’s 

holders. They are normally do not engage in the construction or development of real estate. 

Most of the larger Fibras in the country (such as Funo, Fibra Prologis, Terrafina, Fibra MacQuarie, Fibra Danhos, 

FMTY, Fibra Inn, etc.) are within this group. Their main advantage is that they distribute dividends from the 

acquired properties. Their main disadvantage is that they normally acquire real estate at market prices, which 

limits the generation of capital gains. Furthermore, the long-term growth potential of traditional Fibras’ 

revenues is limited since it depends on the increase in rents, which is in line with inflation or the exchange rate 

depreciation. 

Non-Traditional Fibras (Capital Gain + Dividends in the Medium Term). The second group includes Fibras that 

build properties from scratch, rent them out and, after a reasonable period, distribute dividends to their holders. 

They can also sell these properties at a significant profit. Fibra Storage, Fibra Upsite and Fibra Plus are part of 

this group. Their main advantage is that they generate a very interesting capital gain on the construction of 

properties (25-30% above the price of the land + construction) that they share with their holders. However, they 

do not pay out dividends immediately, but until after the property is completed and stabilized, which can take 

some time. 

THE UNITED STATES’ SELF-STORAGE INDUSTRY 

We consider that the US self-storage industry represents a good parameter to analyze the growth potential of 

the Mexican industry.  

Revenues of the US self-storage industry amounted to US$39.5 billion in 2019, up 49.4% compared to 2010, 

which translates into an average annual growth of 4.1%, according to www.neighbor.com with data from 

IBISWorld. This significant revenue growth was driven mainly by a 340% increase in the amount invested in the 

construction of new units over the last decade (2008-2018), reaching US$4.99 billion at the end of 2018. The 

number of units was around 45,547 at end of 2018, with a 9.4% penetration of households. Despite this 

http://www.neighbor.com/
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industry’s strong expansion, occupancy rose from a low of 75.7% in 2017 to 91.7% at the end of 2018 due to the 

high demand for this type of services. 

 

Graph 3.- US Self-Storage Revenues 

(USD Billion) 

 
Source: www.neighbor.com 

 

FIBRA STORAGE’S MAIN ADVANTAGES 

Leadership Position / Privileged Location. Fibra Storage is the leader in the Mexican self-storage market. Its 

portfolio is strategically located in the main avenues of Mexico City’s metropolitan area, which assures a rapid 

occupation and stabilization. The distribution of its real estate assets was planned based on in-depth 

demographic studies, which allows the Fibra to focus on a diversified group of clients within the same location. 

Development Fibra. Fibra Storage is dedicated to the development of its own properties and can thus generate 

a 13% stabilized cap rate in this process. It is worth mentioning that Fibra Storage develops its properties at a 

lower price and generates a higher NOI per square meter than its competitors. In addition, the property 

development business normally generates a 25-30% capital gain, that Fibra Storage shares with its investors. 

Accredited Virtual Platform. The commercialization of the spaces is done through the www.u-storage.com.mx 

website. This allows Fibra Storage to have a greater presence than its competitors by deploying branches 

according to the visitors’ location. 

Diversified Client Base. Fibra Storage’s client base is highly diversified since none of them represents more than 

1% of the Fibra's revenues. Around 80% belong to the residential segment and the remaining 20% to the business 

segment. 

Revenue Management. Fibra Storage has a professional team dedicated to managing revenues and occupancy 

at each of its 12,303 warehouses (“revenue management”). This allows the Fibra to adjust prices in line with 

demand and maximize profitability of each warehouse. It also allows it to upgrade its new buildings depending 

on the existing demand. Fibra Storage’s database is gigantic, making it very difficult to replicate by its 

competitors. 
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High Quality of Service. The branches have access 24/7 and have 24-hour security. They have forklifts, loading 

and unloading areas, elevators, little trucks, parking, maneuvering equipment, pest control and working areas 

with internet for customers. The quality of Fibra Storage’s service is first world, but with an affordable price. 

Defensive Business Model. Revenues were not impacted during the pandemic. On the contrary, during the last 

quarters the Fibra experienced greater demand as its rates remained practically unchanged. We do not 

anticipate any disruption in the future. 

Possibility of Dividends from 2021. Fibra Storage could begin to distribute dividends from 2021 as we expect it 
to generate a positive tax profit. 

Institutionalization/Solid Corporate Governance. We believe that Fibra Storage has solid corporate governance 
since its Technical Committee has 9 proprietary members and 3 independent members, thus complying with the 
Securities Market Law. In addition, Fibra has Audit, Corporate Practices and Nomination committees, which are 
chaired by independent members of the Technical Committee. 

Graph 4. Corporate Governance Structure 

 

Source: Fibra Storage  

 

Technical Committee 

The Technical Committee has different powers that cannot be delegated, such as: 

• Establish the Trust’s investment policies and the eligibility criteria of the Issuing Trust, after a favorable 
opinion from the Practices Committee; 

• Approve the acquisition or disposal of assets, property or rights with a value equal to or greater than 5% 
but less than 20% of the trust’s equity; 

• Approve the execution of any transaction with Related Persons with the majority of votes from 
independent members; 

• Establish terms and conditions that the Administrator has to comply with, which will be established in 
the Administration Contract. 
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Table 2.- Members of the Technical Committee 

 

 
Source: Fibra Storage 
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Committees 

Table 3.- Committees’ Members 

 
Source: Fibra Storage 

 

Administrator 

Fibra Storage is managed externally by Self Storage Management, S. de R.L. de C.V. according to the 

administration contract, which charges the following commissions: 

• Basic services. Monthly consideration equivalent to one twelfth of 35 basis points multiplied by the gross 

value of all real estate assets according to the last quarterly report; 

• Development services. Consideration equivalent to 5% of the costs incurred in the development or 

improvements made to the properties or new developments; such commission will also include the 

acquisition value of development properties; acquisitions of real estate assets that are already operating or 

ready to operate will not be included in this calculation; 

• Property management services. The Administrator receives 7% of revenues from the lease of self-storage 
units and the sale of accessories. 

Management Team with a Proven Track Record. Fibra Storage's management team has several years of 
experience in the self-storage business in Mexico, having served more than 38,000 clients. It has generated a 
29% CAGR in the GLA during the 2015-2020 period. 
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Graph 5.- Gross Leasable Area 

 
Source: Fibra Storage 

Network Effect. Fibra Storage benefits from the network effect since its clients can use any of the warehouses 

in its different branches. This strategy helps the Fibra to face the competition in a more appropriate way, which 

strengthens the operations. The network effect also takes places because the cost of attracting customers for 

the larger branches is lower through the remote channel; in other words, there is a lower cost per new user. 

New Real Estate Asset. Fibra Storage is the only public Mexican Fibra which dedicates itself to self-storage. We 

believe it is very well positioned to benefit from the substantial growth opportunities that currently exist in this 

sector. 

FIBRA STORAGE FAVORABLE OUTLOOK 

Significant GLA Growth with a Higher Occupancy. We project that the Gross Profitable Area (GLA) will grow by 

15,000 m2 by 2021; 25,000 m2 for 2022 and 2023; and by 10,000 m2 per year thereafter. This means that the 

portfolio will reach 213,858 m2 at the end of 2026, with which the value of investment properties will reach 

MXN$7,397 million. We also estimate that occupancy will reach 81% by the end of 2026, compared to the 

current level of 72%. 

We believe that our projections are conservative given that they do not include potential acquisition that Fibra 

Storage could undertake in the future of warehouses that are currently owned by its competitors or by U-

Storage.  

Rising Rates in the Future. The monthly rate has decreased sequentially over the last few quarters due to Fibra 

Storage’s strategy to boost demand and face the pandemic. In the long term, we estimate that this rate may 

increase at an average annual rate of 6%, above the expected inflation of 3.5%. Fibra Storage's business model 

allows it to increase its rates in a significant way due to high client turnover, the fact that it charges higher rates 

to new customers, and that most of its portfolio consists of small spaces. 

Strong Revenue Growth. As a result of the expected GLA expansion, in conjunction with a higher occupancy and 

rising rates, we project that Fibra Storage's revenues will grow at a 20% CAGR during the 2021-2026 period. We 
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believe this performance is achievable since revenues have grown at an average annual rate of 28% in the 2015- 

L12M period. 

Operating Leverage. Operating expenses represented 28% of leasing revenues in 2019 but decreased to 25.5% 

in the first nine months of 2020 as a result of operating efficiencies. For the next few years, we expect them to 

stabilize at 25% of total revenues. Commissions and fees, as well as depreciation will grow in line with revenues, 

but property tax will go up below them. As a result, we project that the NOI margin will gradually expand to 

75.8% in 2026, while the FFO margin will remain around 55% over the next several years. 

Solid NOI and FFO Performance. We estimate that NOI will rise at a 21% CAGR given strong revenue growth, 

from MXN$103 million in 2019 to MXN$622 million in 2026. The FFO will experience a similar performance, 

reaching MXN$453 million in 2026. 

Solid Financial Structure. We expect Fibra Storage to maintain a solid financial structure during the next few 

years with an LTV of 32% by the end of 2026, which compares to 11.3% today. We expect Fibra Storage to finance 

part of its expansion with additional debt. 

 

VALUATION 

Comparison Against the Self-Storage REIT Sector 

Fibra Storage trades at a discount against its international counterparts as can be seen in our valuation table. It 
trades at a 5.8% non-stabilized cap rate (6.7% stabilized) and a P/NAV of 0.86x, compared to the averages of 
4.6% and 3.81x of its international peers.  

We believe that Storage has to trade at a discount, maybe around 20%, to its international peers due to its lower 
size and the fact that its operations are located in Mexico. However, current discounts (26% in terms of cap rate 
and 77% in terms of P/NAV) seem very high to us. We believe that this situation represents a clear investment 
opportunity considering that Fibra Storage offers greater long-term growth potential, registers higher margins, 
and has lower leverage. 
 
Table 4.- Valuation of Self-Storage REITs 
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Discounted Cash Flow / Target Price Model 

We established a year-end 2021 target price of MXN$23.50 / CBFI, using a discounted cash flow model with the 
following variables: i) a growth rate in perpetuity of 5.1% in nominal terms; and; ii) a discount rate (“WACC” for 
its acronym in English) of 11.4%. The potential return against the current market price is 58.4%, which includes 
a 4.8% dividend yield. 

Table 5.- Discounted Cash Flow Model 

 

Source: Miranda Global Research 

Sensitivity Analysis 

We ran a sensitivity analysis based on different levels of cap rates, dividend yields, and P/FFO. Our target price 
implies that Fibra Storage’s CBFI’s will trade at a cap rate of 4.5% and a P/FFO of 26.0x at the end of 2021, more 
in line with its international peers. 
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DESCRIPTION 

Fibra Storage is the only Mexican trust specialized in the acquisition, development and management of real 

estate for the lease of self-storage warehouses. It was founded in 2002. Fibra Storage's business model allows it 

to generate solid performance by offering various types of warehouses from 2 m2 to 100 m2. This allows the 

Fibra to diversify its client portfolio from individuals, couples or families to small, medium and large companies. 

Shareholders have a direct or indirect participation in the operation and administration of the business. 
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Fibra Storage is also open to undertake selective acquisitions of warehouse development projects. This will 

ultimately depend on the Fibra’s ability to place CBFIs in the stock market and to obtain financing. On the other 

hand, it offers long-term investment opportunities that could include land for development, or the consolidation 

of existing warehouses or branches under the “U-Storage” brand. 

Type of Products (Warehouses) or Services 

Fibra Storage has warehouses with different sizes:  

• Lockers are those of smaller size, with an area of 2.25 m2 and a height that ranges between 1.2 and 1.5 

meters. 

• Small and medium-sized mini-warehouses which vary between 3m2 and 24 m2. They have different 

heights of 2.2, 2.4, 2.8 and 4 meters. 

• Large and extra-large warehouses between 25 m2 and 100 m2, with the same heights than the mini-

warehouses. 

Current Portfolio. At the end of 3Q20, the portfolio comprised 21 properties located in Mexico City metropolitan 
area, which included 16 branches in operation (7 fully stabilized and 9 in stabilization process) and 5 lots. These 
properties had a book value of MXN$3.99 billion. 

 

Graph 6.- Branches and Portfolio 

 
Source: Fibra Storage 

 



  Fibra Storage – Initiation of Coverage 
_________________________________________________________________________________________ 

_________________________________________________________________________________________ 
13 

 

 
The Gross Leasable Area (GLA) was 111,858 m2 at the end of 3Q20, of which 100,951 m2 were in operation. The 

GLA under development is 41,922 m2, which translates into a total potential GLA of 153,780 m2. Of the 12,302 

warehouses in existence, 7,530 are occupied. 

 

 
 

3Q20 Results 

Favorable Revenue Growth Despite Lower Rates. Total revenues were up 85.0% YoY to MXN$73.0 million, as a 

result of strong growth in the available GLA, which was partially offset by a lower occupancy. 

Table 7.- Real Estate Properties 

 
Source: FIBRA Storage 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

No. Branch Offices Situation Location

1 Vasco de Quiroga Stabilized CDMX

2 Lerma Stabilized EDOMEX

3 Universidad In stabilization CDMX

4 Tlalpan 949 In stabilization CDMX

5 Del Valle In stabilization CDMX

6 Cuajimalpa In stabilization CDMX

7 México-Tacuba In stabilization CDMX

8 Revolución In stabilization CDMX

9 Anzures In stabilization CDMX

10 Tepeyac In stabilization CDMX

11 Interlomas In stabilization EDOMEX

12 Cuemanco Land CDMX

13 Lerma II Land EDOMEX

14 Plutarco Land CDMX

15 Mariano Escobedo Land CDMX

16 Añil Land CDMX

17 Circuito Stabilized CDMX

18 Periférico Stabilized CDMX

19 Tlalpan Coapa Stabilized CDMX

20 Santa Fe Stabilized CDMX

21 Lindavista Stabilized CDMX

Graph 7.- Gross Leasable Area 

 
Source: Fibra Storage, Miranda Global Research 
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Strategies During the Pandemic. Since 2Q20, Fibra Storage carried out two strategies in order to boost demand 

and occupancy during the adverse macroeconomic situation which derived from the pandemic. The first was to 

limit rate hikes. In fact, the monthly effective rate decreased 4.8% in 2Q20 and another 1.2% in 3Q20. The second 

strategy consisted in the implementation of promotions such as the “first free month”. 

These measures led to a 72.6% occupancy in 3Q20, compared to 69.3% in 2Q20 and 67.5% in 1Q20. However, 

occupancy was lower than the 73.8% in 3Q19. This allowed the RevPaM (calculated as the average monthly rate 

multiplied by occupancy) to reach MXN$204.9 in 3Q20, from MXN$197.9 in 2Q20 and MXN$202.5 in 1Q20. 

However, it was 1.7% below the 3Q19 level. The aforementioned strategies allowed net Move-Ins (new inbound 

customers) to be positive for the second consecutive quarter, after two quarters of negative net Move-Ins. 

 

Graph 8.- Rates and Occupation 

 
Source: Fibra Storage 

  

Graph 9.- Customer Absorption 

 

 
Source: FIBRA Storage 
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Examining client absorption trends, we can see that these strategies boosted the demand mainly from the 

residential sector, since 78.9% of Move-Ins belong to this sector. This is in line with the percentages in previous 

periods. Additionally, the length of clients stays remained practically unchanged at 24 months in 3Q20. 

 

The NOI increased 73.3% YoY, with which the NOI margin contracted one percentage point to 73.9%. EBITDA 

grew 84.0% YoY which boosted the EBITDA margin by three percentage points to 64.8%. Finally, FFO was up 

199.5% YoY, which translated into an AMEFIBRA FFO margin of 58.3% in the current quarter, from 34.2% in the 

same period of the previous year. Worth mentioning that the FFO included a MXN$3.7 million VAT refund. 

 

Solid Financial Structure. Fibra Storage reported a solid financial structure in 3Q20 with an LTV of only 11.3%. It 

also registered a debt service coverage ratio of 2.77x, higher than the minimum regulatory level of 1.0x. 

Graph 10.- Length of Stay 

 

 
 Source: Fibra Storage 

Graph 11.- Margins 

 

 
Source: Fibra Storage 



  Fibra Storage – Initiation of Coverage 
_________________________________________________________________________________________ 

_________________________________________________________________________________________ 
16 

 

Additionally, cash and equivalents rose 29.6% YoY, mainly due to higher FFO, higher recovered VAT and lower 

Capex. 

Fibra Storage holds an interest rate “cap” that limits the equilibrium interbank interest rate (TIIE) to 9%. It covers 

half of the 3 blocks of debt and is subject to renewal in the fourth year of each loan. 

CBFI’s Holders Structure 

The control group owns 87.46% of outstanding CBFIs, while the remaining 12.54% are in the market. We only 

identified Laura Renée Diez Barroso Azcárraga as the holder of more than 10% of the CBFIs. Holders of 10% of 

certificates can appoint one Director to the Technical Committee. 

Main Risks 

Health Contingency. The temporary closure of non-essential activities had a negative effect on the performance 

of the Mexican economy. However, Fibra Storage was able to adapt quickly to the prevailing environment. 

Greater Competition. Fibra Storage business has very favorable growth prospects, which could attract 

competition from international companies in the future. 

Warehouse Content. Customers are responsible for the content of the leased warehouses. 

Property Seizure. The Mexican Government has the power to seize private property if it is an instrument, object 

or product of certain crimes. 

Low Liquidity. Fibra Storage’s certificates have a low liquidity as they barely trade in the Mexican stock market. 
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FINANCIAL PROJECTIONS 
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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 Storage for independent analyst services. 


