
 

 

 

 

Opinion and recommendation 

UPSITE reported positive 4Q21 results with a strong 45.2% YoY 
growth in leasing revenues, while EBITDA reached MXN$7.8 
million, much higher than the marginal amount of the previous 
year. However, the FFO decreased 13.1% due to higher interests 
paid given rising debt levels. The value of investment properties 
rose 56.9% and the Fibra registered a low leverage with a 14.1% 
LTV. 

The NAV/CBFI was MXN$58.32 at the end of 4Q21 (compared to 
our MXN$56.79 expectation). This means that UPSITE’s certificates 
continue to trade at a significant 40.2% discount, which we find 
attractive. We reiterate BUY and MXN$55.00/CBFI target price. 

On January 13th, UPSITE terminated the lease of its industrial 
property in Tlaxcala as the client did not pay in advance 15 monthly 
rents, as originally agreed. This property has a GLA of 31,920 M2 
and we estimate represents around 20% of contracted revenues. 
However, the Fibra has a 30-month surety bond and could seek to 
rent this asset to another client. 

Portfolio 

The same-store portfolio continued to include 3 properties with a 
GLA of 54,221 M2, while the stabilized portfolio consisted of two 
finished properties, the new Tijuana building that the Fibra expects 
to receive in 1Q22 and the new Ciudad Juárez building that will be 
available in 4Q22. The GLA of the stabilized portfolio is 80,139 M2. 
The two portfolios were 100% rented at the end of 4Q21. In 
addition, the Fibra owns a 769,099 M2 land reserve, of which 
355,279 represents the potential GLA.  
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UPSITE signed two new contracts. The first was in a Build-to-Suit building within the “Upsite Juárez Park I” with 
a GLA of 20,444 M2. It is denominated in US dollars and has a mandatory term of 10 years. The second one is 
with an existing client in the same park with a GLA of 6,578 M2, in US dollars and with a 5 year-term. 

After the end of the quarter, UPSITE terminated the lease contract for an industrial property in Tlaxcala as the 
client did not pay in advance 15 monthly rents, as was originally agreed. This property has a GLA of 31,920 M2. 
We estimate that it generated a monthly rent of US$134 thousand + VAT, which represents around 20% of 
contracted revenues. The Fibra initiated an off-court process for the collection of the 30-month surety bond 
and could seek to rent this asset to another client. Worth mentioning that this property’s revenue is not a 
source of debt payment. The Fibra will have more information during the next month. 

Investment properties 

The value of investment properties amounted to MXN$2.74 billion (vs. our estimate of MXN$2.57 billion, with 
the difference being the revaluation of the quarter) at the end of 4Q21, up 56.9% YoY and 10.5% YoY. The Fibra 
recorded a MXN$159.9 million revaluation in the current quarter, to reflect the market value of its finished 
properties. 

Results 

UPSITE reported MXN$23.6 million in leasing revenues in 4Q21, up 45.2%, due to the start of operations of 
two new properties last September. 

The operating cost rose 39.7% due to these new properties. This was offset by a 9.7% drop in administrative 
expenses. As a result, EBITDA reached MXN$7.8 million, from a minimum figure for the same period of the 
previous year. 

Financing costs amounted to MXN$1.5 million in 4Q21, compared to a MXN$7.1 million gain in the previous 
year. The difference was a lower amount of interest gains due to the Fibra’s investments, as well as higher 
interests paid due to rising debt levels. 

UPSITE recorded a MXN$166.2 million net profit in the period, thanks to an extraordinary MXN$159.9 million 
gain on the revaluation of properties. 

FFO decreased to MXN$6.3 million in 4Q21, from MXN$7.2 million in 4Q20, due to the reduction in interest 
earned and the increase in interest paid. 

Financial structure 

UPSITE ended the quarter with total debt of MXN$512.9 million, which translated into a 14.1% LTV, from 8.0% 
in 3Q21. This means that it has ample borrowing capacity. 
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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 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. Companies or Fibras under 

coverage will have no right or opportunity to exert any influence on opinions, projections, recommendations, and/or 

target prices expressed hereby by Miranda GR. 

 


