FIBRA STORAGE:
Inicio de Cobertura
UPSITE:
2Q21 Results
Announces New BTS Building; Raising Target Price to MXN$55.00/CBFI
Opinion and Recommendation
UPSITE's outlook continued to improve with the 2Q21 report as it
announced a new Build-to-Suit contract. This new property will
likely be completed in 1Q22. The other two Build-to-Suit buildings
under construction will be finished during 3Q21. These three new
properties combined will increase the current portfolio by 109%.
UPSITE is well positioned to benefit from expected growth in the
United States given the proximity of several of its properties to that
market. We also believe that it will continue to benefit from
"nearshoring" trends. In addition, revenues are 100% dollarized.
UPSITE’s current valuation continues to look very attractive to us.
The NAV/CBFI was MXN$59.51 in 2Q21, which means that the
certificates trade at a significant 37% discount.
Target price. After having updated our model, we are revising
upwards our target price to MXN$55.00/CBFI, from an original level
of MXN$46.00/CBFI. We expect UPSITE’s certificates to trade at a
20% discount against NAV by the end of 2022. Our target price
includes a 10% premium for the fibra’s focus on ESG factors. Our
recommendation remains BUY as the potential return is 46.7%
against the current market price.
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Portfolio
UPSITE announced that on July 23th it signed a new contract for the development of a new Build-to-Suit
building with a leasable area of 29,553 M2, which is located within the “Upsite Tijuana Park I” park. The tenant
will be NASDAQ-listed company that designs, manufactures and distributes fiber optics. This contract is
denominated in US dollars and has a term of 60 months. This building will increase the stabilized and under
construction portfolio by 35%. It will cost around US$5 million. The Fibra has cash on hand and will likely have
access to the second tranche of the Bancomext loan in the short-term.
Regarding the other two Build-To Suit buildings under construction, the Fibra mentioned that the one in
Tijuana is 94% complete, while the one in Ciudad Juárez is 86% finished. These two properties are expected to
be ready in 3Q21.
The stabilized portfolio includes 3 buildings located in Tijuana, Ciudad Juárez and Tlaxcala with a gross leasable
area of 54,221 M2, unchanged from 1Q21. Occupancy remained at 100% with an average maturity of 6.6 years.
100% of contracts remain dollarized.
The land reserve includes five lots with a total area of 809,749 M2 and an area to be developed of 376,136 M2.
Revenues
UPSITE posted 2Q21 revenues of MXN$15.7 million, up 65% against 2Q20 when the current buildings were
being completed. This figure remained practically unchanged against the MXN$15.5 million in 1Q21.
EBITDA amounted to MXN$0.8 million in the current quarter, from a negative figure of MXN$1.5 million in
1Q21, mainly supported by higher revenues. Operating costs grew 450% as tenants initiated operations.
Administrative expenses rose 15% due to the compensation of the administrator and the trust’s operating
expenses.
The Fibra registered a MXN$4.3 million net profit, from a MXN$280.6 million net profit in the same period of
the previous year, which included a MXN$281.9 million revaluation of properties. The FFO was positive
MXN$4.3 million in the current quarter, from a negative MXN$1.4 million FFO in 2Q20.
Financial Structure
The value of investment properties reached MXN$2.3 billion at the end of 2Q21, which represented a 24%
annual growth. In addition, total debt was MXN$233.8 million. LTV remained stable sequentially at 7.7% at the
end of 2Q21. In addition, UPSITE registered a MXN$586.4 million cash position, from MXN$789.2 million in
1Q21.
NAV / CBFI
Total NAV was nearly MXN$3.0 billion in 2Q21, with a significant 50% annual growth. However, the NAV/CBFI
fell slightly to MXN$59.51 in 2Q21, from MXN$61.58/CBFI in 2Q20, due to last year’s certificates issuance.
ESG
Once again, UPSITE presented its quarterly ESG indicators. The main change was that women represented 33%
of Fibra's employees in 2Q21, compared to 27% in 1Q21.

________________________________________________________________________________________

UPSITE – 2Q21 Results
_________________________________________________________________________________________

________________________________________________________________________________________

UPSITE – 2Q21 Results
_________________________________________________________________________________________

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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