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UPSITE:
1Q21 Results
Positive Results, NAV/CBFI Reached MXN$61.32
Opinion and Recommendation
UPSITE reported positive 1Q21 results with revenues increasing
significantly on an annual basis as the occupancy rate remained at
100% in the three completed buildings. The EBITDA margin
expanded both annually and sequentially due to an improvement
in the cost and expense structure. FFO and net profits were positive
for the first time. Revenues were in line with our projections, while
the other indicators exceeded our expectations. In addition, UPSITE
acquired 14.4 hectares of land reserve during the quarter, which
boosted the potential Gross Leasable Area (GLA) to 405 thousand
M2, from 335 thousand M2 in 4Q20.
The NAV/CBFI rose 15.2% YoY to MXN$61.32 (vs. MXN$55.65 E),
although it decreased slightly against 4Q20 due to the issuance that
took place in 3Q20 (the NAV/CBFI calculation uses the last twelve
month average of Certificates). We believe that the Fibra’s current
valuation is very attractive as its Certificates trade at a high 39.5%
discount to NAV/CBFI.
After having included these results in our projections model, we are
revising upwards the estimated YE21 NAV/CBFI to MXN$54.50. We
also adjusted our target price to MXN$46.0/CBFI, from
MXN$45.0/CBFI, assuming the discount to NAV would narrow to
11.9%. The potential return against our new target price is 24%. We
consider UPSITE’s prospects are very favorable taking into account
the two Build-To-Suit buildings (one for a client in the renewable
energy sector and one for a current client in the e-commerce
industry) that will begin to generate revenues in August and
September, and that UPSITE currently has a potential GLA of 405
thousand M2.
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Portfolio
The occupancy rate remained at 100% with an average maturity period of 7.2 years, which is one of the most
extended in the Mexican fibra sector. It is worth mentioning that UPSITE has not experienced cancellations like
other Fibras.
In March, UPSITE acquired 14.4 hectares of land reserve adjacent to its industrial park in Ciudad Juárez,
Chihuahua. They will be used in the future for the development of another 70 thousand M2 of GLA, which we
believe is excellent news. As a result of this acquisition, UPSITE now has a land reserve of 878 thousand M2
with a potential GLA of 405 thousand M2. On the other hand, UPSITE expects that the two new Build-To-Suit
buildings, with a GLA of nearly 30 thousand M2, will begin to generate revenues from August and September
of this year. These properties will also allow UPSITE to use another part of the Bancomext credit line and thus
take advantage of the (still) low interest rates. This line of credit has a fixed interest rate of only 3.18%.
The second investment cycle will focus on the border zone, which has shown a high absorption rate due to its
proximity to the United States, whose economy will benefit from the infrastructure and family support
packages that were recently introduced by President Joe Biden. This strategy seems adequate to us.
1Q21 Results
UPSITE's leasing revenues were MXN$15.5 million in 1Q21 (in line with our MXN$15.6 million projection), up
from just MXN$5.2 million a year earlier, as the properties were not fully completed. Revenues decreased
slightly on a sequential basis due to the appreciation of the FX rate during the quarter, as it averaged
MXN$20.35/USD in 1Q21, compared to MXN$20.53/USD in 4Q20.
EBITDA reached MXN$1.8 million (vs. MXN$0.1 million E) with an 11.4% margin, from a negative EBITDA in the
same period of the previous year, thanks to the combination of higher revenues and a decrease in
administrative expenses. It was also higher than the MXN$0.1 million in 4Q20 thanks to a lower property
operation cost and a reduction in administrative expenses.
The FFO was MXN$7.0 million positive and net profits reached MXN$123.8 million in 1Q21. This was the first
quarter that these last two indicators were positive. Net profits included a MXN$116.8 million upward
adjustment in the fair value of investment properties.
Financial Structure
The value of investment properties amounted to MXN$2.15 billion in 1Q21, up 23.3% YoY. During the quarter,
UPSITE adjusted up the value of its investment properties as mentioned above.
The financial structure remained very solid with an LTV of only 7.8%. The debt profile is very well structured
since UPSITE faces a reduced maturity until 2023 and the rest until 2026. Cash and temporary investments
closed at MXN$789.2 million. In addition, UPSITE has 78.2 million CBFI’s in treasury.
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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 Upsite for independent analyst services.
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