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FIBRA MTY ANNOUNCES RESULTS FOR THE THIRD QUARTER 2020  

Monterrey, Nuevo Leon, Mexico – October 21st, 2020 – Banco Invex, S.A., Institucion de Banca Múltiple, Invex 
Grupo Financiero, Fiduciario, as Trustee of the Trust identified by the number F/2157, (BMV: FMTY14), (“Fibra 

Mty” or “the Company”), the first real estate investment trust 100% internally managed, announced today its 

results for the third quarter 2020 ("3Q20"). The figures presented in this report have been prepared in accordance 
with International Financial Reporting Standards (IFRS) and are expressed in millions of Mexican pesos (Ps.), unless 
otherwise stated, and may vary due to rounding. 

Third Quarter 2020 Highlights 

• For the time being, the full impact of COVID-19 outbreak on Mexico’s economy and, ultimately, on Fibra 
Mty’s tenants remains uncertain. Accordingly, Fibra Mty’s Internal Manager has conducted a third 
preliminary assessment of the current situation based on available information. A summary of Fibra Mty's 
strategy for managing relevant financial risks and associated significant impacts as of the date of this 
report is available in the “Financial Performance” section of this report. 

• Fibra Mty is preparing an offer of Long-Term Debt Certificates ("CEBUREs by its Spanish acronym") under 
its ATM program (duly authorized by the CNBV in May 2017). The issuance would be 100% unsecured for 
an amount of up to US$ 100.0 million, on a 7-year term, with interest payment every 182 days. If the 
placement is conducted, Fibra Mty would extend its debt maturity profile from 3.1 to 5.1 years, 
maintaining similar rates and leverage levels. Additionally, Fibra Mty would be releasing the collateral 
from a considerable portion of its investment properties, allowing for greater flexibility in its lien 
structure. 

• At the end of 3Q20, Fibra Mty’s consolidated portfolio was composed of 59 properties, including 18 for 
office use, 35 for industrial use and 6 for retail use. 

• As of the end of 3Q20, Fibra Mty recorded a gross leasable area (“GLA”) of 708,520 m2. The occupancy 
rate, as of September 30th, 2020, was 96.3%, in GLA terms. 

• 3Q20 Average rent per square meter was US$17.6 for corporate offices, US$13.0 for operating offices, 
US$4.6 for industrial buildings and US$6.5 for retail properties. 

• 3Q20 total revenue reached Ps. 343.1 million, up 13.5% year-over-year.  

• 3Q20 net operating income ("NOI") was Ps. 314.1 million, 15.6% higher than that of 3Q19.  

• 3Q20 EBITDA totaled Ps. 287.7 million, a 17.2% increase over 3Q19. 

• 3Q20 NOI and EBITDA margins were 91.5% and 83.8%, respectively, 170 and 270 basis points higher than 
those of 3Q19. 

• 3Q20 funds from operations (“FFO”) was Ps. 265.3 million, up 35.4% when compared to that of 3Q19, 
while adjusted funds from operations ("AFFO") was Ps. 258.5 million, an annual growth of 39.5%. 

• As mentioned in our 1Q20 earnings release, cash distributions generated as from January 1st, 2020, will 

be paid on a monthly basis, with the intention of matching waiting periods between distributions. 2020 

distribution schedule is available in the “CBFI Distribution” section of this report. 

• The distribution corresponding to Fibra Mty's 3Q20 operating performance will amount to                                             
Ps. 258.5 million, equivalent to Ps. 0.268 per CBFI, considering the number of CBFIs outstanding as of the 
date of this earnings release, which represents an annualized yield of 10.9% over the CBFI’s closing price 
of Ps. 9.84 at the end of 2Q20. 



 

3 
 

3Q20 Earnings Release 

 

T20 

Operating Highlights: 

 3Q20 3Q19 Δ%/p.p.  2Q20 Δ%/p.p. 

Number of Properties 58(1) 54 7.4%(2)   58(1) - 

       Office 18 18 -   18 - 

       Industrial 34 30 13.3%    34 - 

       Retail 6 6 -   6 - 

Gross Leasable Area (GLA) m2 708,520 663,537 6.8%(3)   708,520 - 

Occupancy Rate (GLA) 96.3% 97.2% (0.9 p.p.)(4)  96.4% (0.1 p.p.) 

Average Rent / m2  
Corporate Offices (US$)  

$17.6 $18.7 (5.9%)(5)  $17.2 2.3%(7) 

Average Rent / m2  
Back Offices (US$)  

$13.0 $13.9 (6.5%)(6)  $13.6 (4.4%)(6) 

Average Rent / m2 Industrial (US$)  $4.6 $4.5 2.2%(8)  $4.6 - 

Average Rent / m2 Retail (US$)  $6.5 $7.2 (9.7%)(5)  $6.2 4.8%(7)  

(1) Does not include the “Cuprum” property. 

(2) Attributed to the acquisition of 4 industrial properties from the “Garibaldi” portfolio, of which 3 properties were acquired during 4Q19 and the 

last one in 1Q20. 

(3) Mainly due to the “Garibaldi” acquisition, of which 3 properties (with a GLA of 35,729 m2 ) were acquired on November 27th, 2019, and 1 property 

(with 8,470 m2 of GLA) was acquired on January 29th,2020; and BOMA measurement adjustments. 

(4) Due to the partial occupancy of a property at the Huasteco portfolio. 

(5) Rent decreases associated to the depreciation of the Mexican peso against the U.S. dollar (Ps. 22.3598 in 3Q20, vs. Ps. 19.6808 in 3Q19). 

(6) Due to a rent price decrease for Banco Ahorro Famsa at the “Cuahtemoc” property. 

(7) Rent increases associated to the appreciation of the Mexican peso against the U.S. dollar (Ps. 22.3598 in 3Q20, vs. Ps. 23.1325 in 2Q20). 

(8) Attributed to the “Garibaldi” acquisition, whose properties rent prices are higher than the portfolio’s average. 

Financial Position: 

 3Q20 3Q19 Δ%/p.p.  2Q20 Δ%/p.p. 

Cash and Cash Equivalents 3,458,572 718,848 381.1%(1)  3,511,694  (1.5%) 

Investment Properties 14,614,765 13,532,970 8.0%(2)  14,973,285  (2.4%) 

Total Assets 18,264,191 14,397,144 26.9%  18,668,268  (2.2%) 

Debt 5,629,444 5,178,679 8.7%(3)  5,869,498  (4.1%) 

Total Liabilities 6,214,757 5,843,921 6.3%  6,525,257  (4.8%) 

Total Equity 12,049,434 8,553,223 40.9%(4)  12,143,011  (0.8%) 

(1) The year-over-year growth was mainly due to the proceeds obtained from the second placement of CBFIs under the ATM program conducted 

at the end of October 2019, net of disbursements in investment properties, primarily for the purchase of the “Garibaldi” portfolio, among 

other minor items. 

(2) Variation explained by the fair value effects recognized in accordance with IAS 40 “Investment Properties” and the acquisition of the Garibaldi 

portfolio in November 2019 and January 2020. Since Fibra Mty’s portfolio is predominantly valued in U.S. dollars, the Ps. 2.6790 per U.S. dollar 

depreciation resulted in significant valuation gains, which were offset to a lesser extent by: 1) the negative effects of COVID-19 pandemic on 

macroeconomic and market variables, such as lower inflation forecasts, lower absorption rates and decline in market rents; and, 2) the 

valuation loss of the “Cuauhtemoc” property due to the winding-up and liquidation of Banco Ahorro Famsa 
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(3) As in the case of investment properties, the increase in debt was originated by the depreciation of the Mexican peso against the U.S. dollar 

mentioned in the previous point and partially offset by the advance payment of the Seguros Monterrey New York Life loan and amortization 

of principal. 

(4) Increase mainly derived from the proceeds raised at the second follow-on offering under the ATM program, performed at the end of October 

2019, as well as consolidated comprehensive net income for the last 12 months, which were offset, to a lesser extent, by the distributions to 

CBFI holders and the valuation effect of derivative financial instruments. 

Financial Highlights in thousands of Mexico pesos: 

 3Q20 3Q19 Δ%/p.p. (1)  2Q20 Δ%/p.p. 

Total revenue 343,141 302,454 13.5%  358,874  (4.4%) 

NOI 314,065 271,739 15.6%  329,320   (4.6%) 

EBITDA 287,678 245,422 17.2%  302,498   (4.9%) 

FFO 265,284  195,882 35.4%  279,156   (5.0%) 

AFFO 258,538  185,382 39.5%  259,953   (0.5%) 

(1) A detailed explanation of these changes is provided in the “Financial Performance” section 

Financial Highlights per CBFI: 

 3Q20 3Q19 Δ%/p.p. (1)  2Q20 Δ%/p.p. 

NOI 0.325 0.426  (23.7%)  0.342  (5.0%) 

EBITDA 0.298 0.384  (22.4%)  0.314  (5.1%) 

FFO 0.275 0.307  (10.4%)  0.290  (5.2%) 

AFFO 0.268 0.290  (7.6%)  0.270  (0.7%) 

Outstanding CBFIs (thousands)(2) 966,056.725 638,434.184 51.3%  961,970.294 0.4% 

(1) A detailed explanation of these changes is provided in the “Financial Performance” section. 

(2) CBFIs outstanding as of the date of each earnings release. 

Margins: 

 3Q20 3Q19 Δ%/p.p.  2Q20 Δ%/p.p. 

Total revenue 343,141 302,454 13.5%  358,874 (4.4%) 

NOI 91.5% 89.8% 1.7 p.p.  91.8% (0.3 p.p.) 

EBITDA 83.8% 81.1% 2.7 p.p.  84.3% (0.5 p.p.) 

FFO 77.3% 64.8%     12.5 p.p. (1)  77.8% (0.5 p.p.) 

AFFO 75.3% 61.3%     14.0 p.p. (1)  72.4% 2.9 p.p. 

(1) Growth explained by a higher financial income resulting from the investment of the cash surplus obtained through the second follow-on offering 

of CBFIs under the ATM program performed at the end of October 2019. 
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Comments from the Chief Executive Officer 
 

“It is not the strongest of the species that survives, not the most intelligent that survives.  

It is the one that is the most adaptable to change.” 

-Charles Darwin 

 

After approximately thirty weeks from the beginning of the pandemic, coupled with the financial and geopolitical crisis the 

world is going through, it is important to analyze and understand how our business has changed and how we are adapting to 

the new reality. We are seeing two major changes shifts in the industrial and office segments, in which we have been adapting 

and searching for opportunities to differentiate our Company from the competition. 

On the one hand, the new normal in the office segment prompts us to radically change the way we have been interacting 

with the users of our buildings. Security, health, information, connectivity, densification, open spaces, among others, are 

among the most important matters we shall address as owners.  The use of technologies and the digital transformation are 

here to stay, accelerating over what probably could have taken a couple years more without this crisis. 

In our case, with the use of "PropTech", we are looking to differentiate in four main aspects. 

• The experience of our users and customers through a Digital Platform. 

• The collection of Big Data to better understand our users and visitors. 

• The use of Internet of Things (IOT) to transform our buildings into smart ones. 

• Sustainability, collection, integration, and analysis of ESG data from our properties. 

On the other hand, the impacts caused by the USMCA and China-United States trade war have driven an important 

nearshoring activity of companies that were supplying the productive chains from China to North America; where Mexico 

outshines other countries thanks to its trade agreement, which provides, among other things, protection mechanisms for 

intellectual property, as well as the geographical proximity with the United States, also counting on an adequate 

communications infrastructure and an accessible and specialized labor force. 

In this sense, we believe that real estate developers who already have high-quality, stabilized industrial facilities, along our 

target markets, could recycle these assets to develop new products, since the speculative development market for light 

manufacture logistics centers and warehouses will be quite active, and currently lacking of funding. This sets an opportunity 

to consolidate our industrial portfolio with revenue streams in US dollars and longer maturities. 

As for the third quarter, I am pleased to see that our business model has proven to be highly resilient and defensive against 

financial and market cycles such as the ones we are going through, as reflected by the financial and operating results. 

I am certain that, with this crisis, we will emerge even stronger; as always, I would like to thank our shareholders and 

associates for their trust. 

 

Jorge Avalos Carpinteyro 
Chief Executive Officer 
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Operating Performance 

Property Portfolio and Geographical Locations 

Fibra Mty’s portfolio is comprised of 59 properties, located in 9 states of Mexico, with an average age of 14.0 
years and occupancy of 96.3%, in GLA terms 
 
Total revenue expressed in thousands of Mexican pesos 

Portafolio/Propiedad Location 
GLA 
(m2) 

3Q20 
Total      

Revenue  

3Q19 
Total      

Revenue 

Δ% 
3Q20 vs 

3Q19 

2Q20 
Total      

Revenue 

Δ% 
3Q20 vs 

2Q20 
         

1-3 OEP Portfolio(1) Nuevo Leon    45,633(5) 50,128 51,283  (2.3%) 51,339  (2.4%) 

4-6 CEN 333 Portfolio(2) Nuevo Leon 36,752 31,970 28,161 13.5% 33,246  (3.8%) 

7 Danfoss Nuevo Leon 30,580 9,149 7,787 17.5% 9,753  (6.2%) 

8 Cuadrante Chihuahua 4,520 4,150 3,480 19.3% 4,293  (3.3%) 

9 Cuprum Nuevo Leon (6) - - - - - 

10-14 Casona Portfolio       Multiple(3) 38,684 9,269 8,123 14.1% 9,386  (1.2%) 

15 Catacha Nuevo Leon 5,431 1,285 1,202 6.9% 1,200 7.1% 

16-19 Monza Portfolio  Chihuahua 13,679 5,656 5,483 3.2% 5,656 - 

20 Santiago Queretaro 16,497 5,357 4,697 14.1% 5,611  (4.5%) 

21 Monza 2 Chihuahua 4,611 1,999 1,941 3.0% 1,999 - 

22 Prometeo Nuevo Leon 8,135 12,987 13,482  (3.7%) 14,663  (11.4%) 

23 Nico 1 Nuevo Leon 43,272 13,997 12,200 14.7% 14,678  (4.6%) 

24-31 Providencia Portfolio Coahuila 82,622 26,108 21,736 20.1% 27,302  (4.4%) 

32 Fortaleza ZMVM(4) 15,259(7) 11,641 13,325  (12.6%) 12,239  (4.9%) 

33 Cienega Nuevo Leon 25,223 5,859 5,670 3.3% 5,670 3.3% 

34 Redwood Jalisco 11,605 21,122 18,720 12.8% 21,197  (0.4%) 

35 Catacha 2 Queretaro 5,400 1,534 1,438 6.7% 1,534 - 

36-42 Huasteco San Luis Potosi 89,951 29,053 28,196 3.0% 31,208  (6.9%) 

43 Cuauhtemoc Nuevo Leon 10,294 6,201 8,597  (27.9%) 8,866  (30.1%) 

44 Zinc Nuevo Leon 19,623 4,788 4,079 17.4% 4,852  (1.3%) 

45 Patria Jalisco 7,970 9,546 8,425 13.3% 9,518 0.3% 

46-55 Filios Portfolio Nuevo Leon 148,580 64,800 54,429 19.1% 68,079  (4.8%) 

56-59 Garibaldi Portfolio Nuevo Leon 44,199 16,542 - - 16,585  (0.3%) 

Total / Promedio  708,520 343,141 302,454 13.5% 358,874 (4.4%) 
 (1) Includes the “OEP Torre 1”, “OEP Torre 2”, and “OEP Plaza Central” assets. 
(2) Includes the “Neoris”, “Axtel” and “Atento” assets 
(3) Properties located in Chihuahua, Sinaloa and Guanajuato. 
(4) Mexico City Metropolitan Area (Greater Mexico City). 
(5) 662 m2 GLA update in “Plaza Central” derived from BOMA’s (Building Owners and Managers Association) assessment. 
(6) Excludes 17,261 m2 of “Cuprum” property.  
(7) 122 m2 GLA update in “Fortaleza” derived from BOMA’s (Building Owners and Managers Association) assessment. 
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Tenant Breakdown by Economic Sector 

 

(1) Tenant classification according to the Global Industry Classification Standard (GICS). 

* “Other Sectors” breakdown is show in the following graph: 
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Key Indicators of Fibra Mty’s Portfolio Performance (% of Revenue) 
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Gross Leasable Area and Occupancy by asset type, in GLA terms 

Office 3Q20 3Q19 Δ%/p.p.  2Q20 Δ%/p.p. 

Number of properties  18 18 -  18 - 

GLA in m2 163,904 163,119 0.5%(1)  163,904 - 

Weighted average 
remaining lease term to 
income (in years)  

4.2 4.6 (8.7%)(2)  4.7 (10.6%)(2) 

Occupancy 87.6% 88.7% (1.1 p.p.)  88.1% (0.5 p.p.) 

(1) Variation attributed to the GLA updates in “Plaza Central” and “Fortaleza”, derived from BOMA’s (Building Owners and Managers Association) 

assessment, and reconversion of common area into 91 m2 of GLA. 

(2) Decrease explained by an adjustment in the due date of Banco Ahorro Famsa’s contract regarding the “Cuauhtemoc” property, from August 2032 

to March 2021. 

Industrial 3Q20 3Q19 Δ%/p.p.  2Q20 Δ%/p.p. 

Number of properties 34 30 13.3%  34 - 

GLA in m2 525,266 481,068 9.2%  525,266 - 

Weighted average 
remaining lease term to 
Income (in years) 

5.4 5.5 (1.8%)  5.0 8.0%(1) 

Occupancy 98.9% 100.0% (1.1 p.p.)  98.9% - 

(1) Increase explained by the renewal for 10 years of CSL, tenant of the “Huasteco Cedis” property. 

 

Retail 3Q20 3Q19 Δ%/p.p.  2Q20 Δ%/p.p. 

Number of properties 6 6 -  6 - 

GLA in m2 19,350 19,350 -  19,350 - 

Weighted average 
remaining lease term to 
Income (in years) 

9.5 10.2 (6.9%)  9.8 (3.1%) 

Occupancy 98.3% 99.9% (1.6 p.p.)  98.3% - 

 

Fibra Mty Portfolio 3Q20 3Q19 Δ%/p.p.  2Q20 Δ%/p.p. 

Number of properties 58 54 7.4%  58 - 

GLA in m2 708,520 663,537 6.8%  708,520 - 

Weighted average remaining 
lease term to Income (in 
years)   

5.0 5.2 (3.8%)  5.0 - 

Occupancy 96.3% 97.2% (0.9 p.p.)  96.4% (0.1 p.p.) 
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Contract Maturities 

As of September 30th, 2020, Fibra Mty has 1121 tenants, 59.8% in office properties (including OEP’s retail area as 
it is focused on servicing the office space); 28.6% in industrial properties; and, 11.6% in retail properties. 

As of September 30th, 2020, the weighted average lease term was 5.0 years. If current contracts are not renewed 
and no new leases are engaged, there would be a guaranteed rent flow of approximately 58.5% through the 
beginning of 2024. 

During 3Q20, Fibra Mty achieved the renewal of two 10-year leases on office properties in Mexico City and 
Monterrey, with no material changes in terms of rent per m2 or currency. On the other hand, in the industrial 
segment, multiple lease renewals were completed, with terms of between 1 to 10 years, throughout a number of 
states where the portfolio’s assets are located. This was partially offset by the adjustment in the maturity date of 
Banco Famsa's contract from 2032 to 3Q21, thus maintaining our average lease term in line with that of last 
quarter. 

It is worth noting that we have tenancy endings scheduled in both office and industrial segments for 4Q20, which 
if concluded, would result in an occupancy rate slightly above 94.0%, in GLA terms. 

 

Rent in U.S. dollars per m2 and by property type 

Fibra Mty keeps rents of Back Offices and Corporate Offices in Monterrey & Guadalajara in line with the market, 
reflecting resilience before the adjustments conducted on market prices due to the current economic situation. 
This means that if Fibra Mty were to renew all of its leases today, it would have no material effect on its revenue 
stream, even if we consider the fall in market prices during 2Q20 and 3Q20, due to the health contingency. The 
portfolio’s rent prices will be adjusted to market values in the medium term according to the maturity schedule 
of current contracts. 

 
1 Tenants occupying multiple spaces in one or more properties are counted only once. 
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1 Market price considers monthly prices per m2 in USD 
Corporate Offices Monterrey = Source: CBRE MarketView Monterrey 3Q 2020 
Corporate Offices Mexico = Source: CBRE MarketView Mexico, Interlomas submarket 3Q 2020 
Corporate Offices Guadalajara = Source: CBRE MarketView Mexico 3Q 2020 
Back Offices = Research by Fibra Mty 
Industrial = Source: CBRE Market View, Industrial, 3Q 2020 
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Same-Property Performance: 

Same-property analysis excludes the “Garibaldi” portfolio. 
 
NOI 

(Thousands of Mexican pesos) 3Q20 3Q19 Δ%/p.p.  

Number of properties 55 55 -  

Same-property revenue 326,599 302,454 8.0%  

Same-property operating expenses, net of 
CAPEX in results 

28,771 30,715 (6.3%)  

Same-property NOI 297,828 271,739 9.6%  

Same-property NOI margin 91.2% 89.8% 1.4 p.p.  

 

3Q20 Same-property NOI increased 9.6% compared to 3Q19, primarily due to the favorable foreign exchange 
effects on the average billing rate. Separately, Same-property operating expenses, net of CAPEX in results went 
down given the lower consumption of utilities and lesser amount in minor repairs, due to COVID-19 contingency. 

The positive FX effect and lower operating expenses brought Same-property NOI margin to 91.2%, an increase of 
140 basis points over 3Q19. 

3Q20 Same-property NOI margin remained above the target margin of 88.0%. 

Occupancy 

Same-property   

Number of properties 55 

GLA m2(1) 664,321 

(1) Includes GLA updates in “Plaza Central” (662 m2) and “Fortaleza” (122 m2), derived from BOMA’s (Building Owners and Managers Association) 
assessment, and reconversion of common area into 91 m2 of GLA. Excludes “Cuprum” property. 

 3Q20 3Q19 Var. 

Same-property m2 % m2 % Δ m2 Δ p.p. 

Office Occupancy 143,621 87.6% 144,759 88.7% (1,138) (1.1 p.p.) 

Industrial Occupancy 475,186 98.8% 481,068 100.0% (5,882) (1.2 p.p) (1) 

Retail Occupancy 19,026 98.3% 19,326 99.9% (300) (1.6 p.p.) 

Same-property 
Occupancy 

637,833 96.0% 645,153 96.2% (7,320) (0.2 p.p) 

(1) Main decrease at the “Huasteco” portfolio.  
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Operating Metrics 

The same-property operating metrics are calculated with the same exchange rate used in each report, i.e., an 
exchange rate of Ps. 19.6808 is used for 3Q19; and, for 3Q20, Ps. 22.3598 

Currency 
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21.4%

4.6%3.8%
3.7%

3.7%

3.7%

3.2%

3.1%

3.1%
2.7%

3Q20

Whirpool Crisa Axtel Oracle Cemex

CSL PWC Epicor Danfoss Accenture

19.9%

4.4%
3.8%

3.8%

3.7%

3.7%

3.1%

3.0%

2.9%
2.8%

3Q19

Whirpool Crisa Oracle Axtel CSL

Cemex Famsa PWC Accenture Danfoss

70.1%

29.9%

3Q19

USD MXN

73.0%

27.0%

3Q20

USD MXN
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Capital Expenditure (Capex)  

Properties in Operation: 

Fibra Mty’s annual CAPEX budget in 2020 amounts to Ps. 42.0 million. 

As of September 30th, 2020, the deployed CAPEX, used to calculate AFFO, was composed as follows: 

 
Thousands of Mexican pesos 3Q20 2Q20 1Q20 2020 

  Capitalized CAPEX on Investment properties 8,618 14,488 28,304 51,410 

- Financed CAPEX(1) 133 3,693 11,346 15,172 

- Retained and deployed CAPEX in 2019 (2) - - 12,009 12,009 

= Capitalized Capex, net 8,485 10,795 4,949 24,229 

+ Capex deployed as operating expense 1,105 1,459 - 2,564 

+ Remaining CAPEX generated in 2020 910 (1,754) 5,551 4,707 

= Budgeted Capex 10,500 10,500 10,500 31,500 

- CAPEX deployed as operating expense 1,105 1,459 - 2,564 

= Budgeted CAPEX, used to calculate AFFO 9,395 9,041 10,500 28,936 

 
(1) Includes: i) the replacement of an air conditioning system and installation of a wastewater treatment system in the OEP portfolio, which will 

allow us to provide a better service, reduce energy costs and save maintenance expenses in the upcoming 3 years due to the guarantees 

granted by the supplier. During 1Q20, the project was completed with an accumulated expense of Ps. 37.5 million (Ps. 14.2 million, Ps. 17.4 

million, Ps. 1.2 million and Ps. 4.7 million in 2017, 2018, 2019 and 2020, respectively); and, ii) investments at the “Huasteco” and “Casona” 

portfolios of Ps. 1.8 million and Ps. 8.7 million, respectively. 
(2) Corresponding to investments for the replacement of lightning, parking lots, air conditioning, fire prevention systems and remodeling of 

bathrooms and dining rooms at the “Huasteco” and “Casona” portfolios for Ps. 2.3 million and Ps. 9.7 million, respectively. As of September 

30th, 2020, the remaining CAPEX to be deployed totaled Ps. 14.6 million, composed of remaining reserves of Ps. 6.1 million in 2018, Ps. 3.8 

million in 2019 and Ps. 4.7 million for 2020. 

Properties under construction / retrofitting / repositioning 

 
 

Property 

 
 

Task 

 
 

Cost 

 
Annualized 

NOI 

 
 

GLA 

 
Cap                
rate 

 
Start 
date 

 
Progress 

 
Completion 

date 

Huasteco 
Fagor(1) 

Expansion Ps. 40.6 Ps. 3.9 5,400 9.6% Dec-19 100.0% July-20(2) 

(1) Cost and annualized NOI were calculated using the exchange rate at the date of the transaction.  

(2) The construction was completed in July 2020 and delivered to the tenant. Fibra Mty allocated 10% of the construction budget in a guarantee 

fund until the administrative process of the construction is duly concluded. 

With a long-term perspective and striving to maintain a high-quality portfolio, Fibra Mty is evaluating options to 

maximize the value of some of its underperforming or underused properties. 

The plan aims to offer state-of-the-art spaces for leasing, suitable to the future needs of companies and supported 

by a strong technological infrastructure that will allow unique and differentiated experiences when compared to 

the current definition of property.   
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Financial Performance 

3Q20 COVID-19 Outlook  

The COVID-19 pandemic has spread rapidly, leaving a significant number of people infected. The response of 
governments to contain the virus has taken a toll on the economic activity, which in turn has implications for 
financial reporting. 

The restrictions implemented to prevent the transmission of the virus had an immediate impact on sectors such 
as tourism, transport, retail, entertainment, and manufacturing and are affecting most business activities. 

At the light of the above, the recovery of global and domestic economies, as of the date of this 3Q20 earnings 
release, remains uncertain. Therefore, an assessment of overall effects of this situation on Fibra Mty’s operating 
and financial performance will lie upon COVID-19 evolution over the coming months, considering several factors, 
and how it will impact the Company’s business segments. 

At the face of these challenges, Fibra Mty's financial position will provide a solid leeway to tackle the potential 
impacts of COVID-19 contingency on its results. Likewise, the placement of CBFIs carried out on October 28th, 
2019, hand in hand with its conservative debt level, will help to mitigate such negative effects. 

   

(1) Leverage level equal to Gross Debt / Total Assets. 
(2)  (Gross Debt - Cash) / (Total Assets / Cash). 
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Fibra Mty holds record-high cash balances since its inception, representing 18.9% and 21.2% of total assets in 
3Q20 and 4Q19, respectively. On the other hand, leverage levels were 30.9% and 27.9% in 3Q20 and 4Q19, 
respectively. Likewise, after deducting cash & cash equivalents, net leverage levels were 14.7% and 8.5% in 3Q20 
and 4Q19, respectively. 

After seven months into the COVID-19 pandemic, the full impact of this outbreak on Mexico’s economy and, 
ultimately, on Fibra Mty’s tenants remains uncertain. Accordingly, Fibra Mty’s Internal Manager has conducted a 
third preliminary assessment of the current situation based on currently available information. Nevertheless, 
given the above-mentioned circumstances, such information may be incomplete or subject for modification. From 
the results of this third preliminary assessment, it is worth noting the following: 

• Accounts Receivable. 
 
Fibra Mty maintains a well-diversified client portfolio by economic activity, allowing the Company to 
minimize its exposure on a specific industry or client from an income standpoint. In addition, the fact that 
Fibra Mty’s customer base is largely comprised of institutional tenants has so far contributed to the 
recovery of accounts receivable in the short-term and, therefore, to post low delinquency level. As stated 
in the accounting policy disclosed in the consolidated financial statements, to determine whether an 
account receivable should be treated as doubtful, Fibra Mty’s management follows an expected credit 
loss approach, which considers the probability of a tenant’s default and, in the event of default, how much 
is expected to be recovered from the account receivable, taking into account the ability to claim the 
escrow deposits made per the terms of each contract. 

Given the current situation, Fibra Mty's management is monitoring collection expectations to identify 
whether the probability of default and severity of the loss, in the event of a default, should be modified. 
In this regard, risk exposure is based on existing accounts receivable at the end of each month and the 
severity of loss will be calculated by considering the tenant's outstanding escrow deposits. 

The Company has a strong and close relationship with its tenants and is vigilant to their requirements. 
Thereby, during these 7 months, Fibra Mty made a joint effort with its tenants, through which, in the cases 
that required it, the escrow deposits were applied via amending agreements that allowed both parties to 
preserve liquidity, while guaranteeing the subsequent recovery of such deposits in terms ranging from 12 
to 24 months; and in other cases, deferred collections were agreed upon, which will be translated into 
the recovery of rents generated in 2Q20 and 3Q20 throughout 2021. Consequently, at the end of 3Q20, 
the recovery of accounts receivable has been maintained at levels close to 100%, as shown below: 

  

* The graph depicts collection rates up to October 17th, 2020 in relation to the monthly billing by currency. 
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As of September 30th, 2020, accounts receivable balance totaled Ps. 34.6 million and was composed as 
follows: 

 

1) As mentioned above, as a result of special agreements with some tenants, 57.3% of accounts 
receivable as of September 30th, 2020, corresponds to the payment deferral of some invoices to 
relieve tenants' cash flow, therefore ensuring the continuity of the business relationship. 

2) As of the date of this report, Fibra Mty collected 77.1% out of the 36.5% accounts receivable classified 
as recoverable during 2020. 

3) Fibra Mty’s overdue accounts receivable equals Ps. 4.0 million, of which Ps. 1.9 million were classified 
as allowance for loan losses, by considering a default probability of between 60% to 100%, which was 
determined in concordance with the assessment of each particular case, and a severity of the loss 
based on the tenant's outstanding escrow deposits, pursuant to our portfolio impairment accounting 
policy, which is fully aligned to IFRS. That said, 6.2% of our unimpaired overdue accounts receivable 
is equivalent to Ps. 2.1 million. 

As we mentioned in our past earnings release, as of the 2Q20, Fibra Mty created a quarterly provision 

of Ps. 10.9 million (not required by the IFRS) with a direct impact on AFFO, and which as of the end of 

3Q20, decreased to an accumulated amount of Ps. 8.9 million, mostly as Fibra Mty concluded the 

negotiations with the administrator in charge of Banco Ahorro Famsa’s liquidation, with no 

outstanding debts as of the date of this report. 

 

 

 

 

 

 

 

57.3%

36.5%

6.2%

Accounts Receivable (AR) as of September 30, 2020

Deferred Leases Recovable AR during October Overdue AR
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As of the date of this report, the quantitative effects of the COVID-19 pandemic are:  

Concept 

Millions of Mexican pesos No impact on AFFO Direct impact on AFFO 

Deferred portfolio 19.8 - 

Guarantee deposits on the 

portfolio 
17.5 - 

Financing granted to tenants 3.0 - 

Grace periods - 1.7 

Total 40.7 1.7 

 

• Investment Properties. 

As of September 30th, 2020, the investment properties held by Fibra MTY were valuated by independent 
qualified appraisers at a fair value of Ps. 14,614.8 million. The 2.4% decrease compared to 2Q20 is 
primarily by the Ps. 0.7727 appreciation of the Mexican peso against the US Dollar, from an FX rate of                    
Ps. 23.1325 in 2Q20 to Ps. 22.3598 in 3Q20. 

It is relevant to underscore that, even though during 3Q20 no additional effect was recorded in relation to the 

one outlined in 2Q20, regarding the overall conditions that impact the development of projected real estate flows, 

such as: lower expected inflation, longer absorption period of vacant spaces, and decrease in the value of market 

rents; the uncertainty surrounding COVID-19 continues to have a direct impact on the Mexican real estate market, 

particularly on the retail and office segment. The full magnitude of the impact is currently unknown and will largely 

depend on the duration of the pandemic. Although, Fibra Mty has taken all reasonable steps to estimate the effect 

on its portfolio, due to the significant uncertainty in real estate, capital markets and the rapid development of 

these events, it is difficult to quantify and assess the impact of the pandemic on real estate valuations. As a result, 

real estate value may change more rapidly and dramatically than over normal market conditions. 

In line with the foregoing, the accumulated fair valuation gain of investment properties for the nine months ended 

September 30th, 2020 was Ps. 690. 9 million   

• Liquidity and Debt Profile 
 
Fibra Mty’s financial position provides solid grounds against the extraordinary effects that might be 
triggered by COVID-19. In this regard, as of September 30th, 2020: 
 
a) Undrawn revolving credit lines of Ps. 1,040 million, plus US$30.0 million, are hold, standing for a 

total amount of Ps.1,718 million. 
b) Projected financial expenses for 2020 amount to US$11.4 million. 
c) No significant debt maturities exist, except for the scheduled amortizations of certain credits in the 

amount of US$8.3 million during 2020 
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d) The US$3.6 million outstanding balance of the Seguros Monterrey New York Life loan was paid in 
advance on April 23rd, 2020, to optimize guarantees’ use. 

e) The US$35.0 million unsecured loan subscribed with HSBC was refinanced through a drawdown of 
the HSBC syndicated loan for the same amount on June 8th, 2020. This transaction allowed to extend 
the maturity of this US$35.0 million from March 2022 to December 2024. 

f) The financial ratios established in the financial covenants are fully met, with a reasonable room of 
preservation. The Internal Manager constantly monitors its evolution in advance, aiming to take 
appropriate actions to continue complying with those covenants 

g) There are limited commitments of development, in the amount of Ps. 17.0 million for the fourth 
quarter of 2020. 

 

Therefore, it is not expected that Fibra Mty will experience difficulties in meeting its financial obligations 

and other binding commitments. 

 

• Interest Rate Hedges. 
 
The current environment of monetary easing by world’s major central banks has led to an unfavorable 

market valuation for Fibra Mty. However, only 8.6% of gross debt is subject to margin calls. 

 

As of September 30th, 2020, no margin calls have been made on instruments involving a credit line. It is 

estimated that the maximum impact a margin call could cause lies on a collateral deposit of around US$0.5 

million. 

 

• Foreign Exchange Effects and Valuation of Assets & Liabilities 
 

Fibra Mty conducts foreign currency transactions, primarily in U.S. dollars, and it is therefore exposed to 

foreign exchange fluctuations between the U.S. dollar and the Mexican peso (the Company’s functional 

currency). 

 

Based on the foregoing, the current foreign exchange volatility causes significant impacts on the valuation 

of Investment Properties and Bank Loans, which will be reflected in the Company’s 2020 mid-term 

financial statements. 

It is important to highlight that valuation effects in Investment Properties will only materialize in higher 
or lower cash, depending on the depreciation or appreciation of the Mexican peso against the U.S. dollar, 
at the time the properties are sold or throughout their useful life, from cash flows obtained by current 
leasing contracts, considering that the exchange rate used to calculate the valuations in the interim 
periods is in effect at the date of rent collections. The Internal Manager updates the aforementioned 
assumptions and others on a quarterly basis to estimate the fair valuation of Fibra Mty’s properties. 

In relation to valuation of bank loans, even though the proportional component corresponding to principal 
and interest payments for year 2020 materializes, Fibra Mty has a natural edge to offset valuation surges, 
thanks to its lease contract currency mix: 74.4% in U.S. dollars and 25.6% in Mexican pesos. 
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• Guidance. 
 

As mentioned in our two previous earnings results, Fibra Mty is constantly analyzing different scenarios 
according to the changes of the economic environment brought by the COVID-19 pandemic, including but 
not limited to a significant U.S. Dollar appreciation against a number of currencies and an expansive 
monetary policy. Therefore, and based on available information at the date of this report, 2020 Guidance 
does not have any additional changes to those informed in our 2Q20 earnings release, remaining at a 
distribution target of Ps. 1.0300 - 1.0500 and Ps 1.0501 - 1.0700 per CBFI, considering an exchange rate 
between Ps. 21.50-22.50 and Ps. 22.51-23.50, respectively. 

 

• Ongoing business considerations. 
 

Based on the foregoing, Fibra Mty's management has concluded that YTD financial information has been 

prepared on an ongoing concern basis. This judgement required by IFRS is particularly important in view 

of the current economic situation and will be updated on a recurring basis, over the next 12 months from 

the date it is consolidated, in line with the financial and operational risk management strategy adopted 

by Fibra Mty's management. 
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Having said that, 3Q20 financial performance is show below: 

Thousands of Mexican Pesos 3Q20 3Q19 Δ% 

1
T
1
6 

2Q20 Δ% 

Total Revenue 343,141 302,454 13.5%  358,874 (4.4%) 

Operating Expenses, net of CAPEX in 
Results 

29,076 30,715 (5.3%)  29,554 (1.6%) 

CAPEX recognized in P&L, in compliance 
with IFRS 

1,105 - -  1,459 (24.3%) 

Administrative Expenses 28,167 27,716 1.6%  28,821 (2.3%) 

CBFI Executive Compensation Plan 18,256 8,150 124.0%  6,085 200.0% 

(Expense) income from properties 
measured at fair value 

(371,845) 294,539 (226.2%)  (1,221,515) (69.6%) 

Interest Income 39,010 16,986 129.7%  49,348 (20.9%) 

Interest Expense 63,059 66,957 (5.8%)  75,059 (16.0%) 

Foreign Exchange Gain (Loss), net 187,674 (134,141) (239.9%)  287,402 (34.7%) 

Income (Loss) Before Income Taxes 58,317 346,300 (83.2%)  (666,869) (108.7%) 

Income Tax 420 621 (32.4%)  349 20.3% 

Consolidated Net Income (Loss)  57,897 345,679 (83.3%)  (667,218) (108.7%) 

Valuation of derivative financial 
Instruments 

38,635 (45,120) (185.6%)  (10,399) (471.5%) 

Consolidated Comprehensive Income 
(Loss) 
 

96,532 300,559 (67.9%)  (677,617) (114.2%) 
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1
T
1
6 

Same-Property Revenue 326,599 302,454 8.0%  

Revenue from Acquisitions 16,542 - -  

Fibra Mty Revenue 343,141 302,454 13.5%  

Operating Expenses, net of CAPEX in results – 
Same-properties 

(28,771) (30,715) (6.3%)  

Operating Expenses, net of CAPEX in results – 
Acquisitions 

(305) - -  

Operating Expenses, net of CAPEX in results – 
Fibra Mty 

(29,076) (30,715) (5.3%)  

Same-Property NOI 297,828 271,739 9.6%  

NOI from Acquisitions 16,237 - -  

Fibra Mty NOI 314,065 271,739 15.6%  

Administrative Expenses (28,167) (27,716) 1.6%  

Excluding depreciation, amortization, and 
accrued leasing commissions 

1,780 1,399 27.2%  

EBITDA 287,678 245,422 17.2%  

Non-monetary Straight-line Amortization 
Income 

777 (848) (191.6%)  

CAPEX recognized in P&L, in compliance with 
IFRS 

(1,105) - -  

Interest Income 39,010 16,986 129.7%  

Interest Expense, Net of Depreciation and 
Valuation 

(60,570) (64,437) (6.0%)  

Realized Foreign Exchange Fluctuation (689) 396 (274.0%)  

Income from Subsidiary (1,251) (1,016) 22.9%  

Income Tax (420) (621) (32.4%)  

Allowance for Doubtful Receivables, in 
compliance with IFRS 

1,854  - -  

FFO 265,284 195,882 35.4%  

CAPEX1 (9,395) (10,500) (10.5%)  
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Provision for AR Collection2 1,940 - -  

Provision for Upfront Income3 1,228  - -  

Disbursement for Right-of-use Assets4 (519)  - -  

AFFO 258,538 185,382 39.5%  

1. 2020 CAPEX for AFFO’s consolidation and its explanation is available at the “Operational Performance” section, Capital Expenditure (CAPEX) 

subsection of this report. 
2. Created to cover potential accounts receivable impairments or deferrals that may arise from the COVID-19 pandemic. In 3Q20, the effect is 

positive due to the Tenant’s escrow deposits collected at the date of this report. 
3. Corresponds to a non-recurring income from the early termination of certain contract at our “OEP” portfolio collected in 4Q19, which will be 

distributed proportionally over the twelve months of 2020. 
4. Leasing of parking lots recognized, in compliance with IFRS 16, as a decrease in lease liability, instead of operating expenses, as we did prior to 

the effective application of such accounting standard. 

Total Revenue 

3Q20 Total Revenue amounted to Ps. 343.1 million, a growth of 13.5% compared to 3Q19. 

In same-property terms, 3Q20 Total Revenues increased 8.0% year-over-year, to Ps. 326.6 million, mainly due to: 
a favorable foreign exchange effect on the average billing rate, rising from Ps. 19.4141 in 3Q19 to Ps. 22.3793 in 
3Q20; and, rent increases due to inflation adjustments at certain properties as per contracts arranged in Mexican 
pesos and U.S. dollars. The foregoing was slightly offset by certain vacancies, the renegotiation of the lease with 
Banco Ahorro Famsa, given its ongoing liquidation process (announced last quarter), and, lower parking revenue 
and reimbursement of utilities, which jointly totaled about Ps. 6.3 million.  

Revenue from acquisitions and reconversions contributed Ps. 16.5 million, a 5.5% growth vs. that of 3Q19. 

Operating Expenses, net of Capex in results 

3Q20 Operating Expenses, net of CAPEX, reached Ps. 29.1 million, a 5.3% decrease when compared to that of 
3Q19. 

3Q20 Same-property Operating Expenses, net of CAPEX, contracted 6.3% year-over-year, totaling Ps. 28.8 million, 
primarily explained by the lower consumption of utilities and lesser amount in minor repairs, due to                        
COVID-19 contingency, partially offset by the allowance for loan losses, recorded in compliance with IFRS.  

3Q20 Operating Expenses from Acquisitions, net of CAPEX in results, amounted to Ps. 0.3 million, an increase of 
1.0% compared to 3Q19. 

3Q20 NOI margin was 91.5%, 170 basis points higher than that of 3Q19, given a positive foreign exchange effect, 
the aforementioned decrease in expenses and the incorporation of the Garibaldi portfolio. 

In same-property terms, the positive foreign exchange effect, coupled with the abovementioned decrease in 
expenses, brought 3Q20 NOI margin to 91.2%, above than the target margin of 88.0%. 
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Administrative Expenses 

Administrative, trustee and general expenses amounted to Ps. 28.2 million, up 1.6% when compared to that of 
3Q19, mainly due to higher wages that followed annual inflation adjustments, reinforcement of certain corporate 
areas and technology expenses. This increase was slightly offset by reductions in expenses related to travels, 
appraisals, and projects, due to the current situation generated by COVID-19. 

CBFI Executive Compensation Plan  

In order to reinforce the objectives of the CBFI Executive Compensation Plan, based on: i) Bolstering Fibra Mty’s 

long-term growth; ii) Ensuring alignment of interests between CBFI holders and Fibra Mty’s management; and, iii) 

Supporting Internal Manager in retaining and attracting talented key executives. The Technical Committee, with 

prior recommendation of the Practice Committee, approved the modification of the plan's metrics and 

weightings, which, effective January 1st, 2020, were as follows: 

• Trust’s performance / CBFI with a weighting factor of 47%, which until December 31st, 2019 was 60%; 

and, 

• Relative AFFO increase using Fibra Mty’s Price Index as reference, over a 3-year review period, with a 

weighting factor of 53%. This metric replaces the previous one known as “Market Condition”, which 

used as reference the S&P/BMV FIBRAS RT index, and had a weight of 40%. 

According to the new methodology, Fibra Mty recorded a Ps. 30.4 million provision for this plan at the end of 
3Q20, equivalent to 2,537,666 CBFIs at a price of Ps. 11.99 per CBFI, corresponding to the date of implementation 
of the plan. In addition, a Ps. 0.3 million shortfall in 2019 provisions was registered during 1Q20, as the price used 
to pay the taxes corresponding to the CBFIs granted in the quarter, in accordance with the compensation plan 
approved by the Technical Committee back then, was higher than the price considered in 2019 for its provision. 

On a quarterly basis, 3Q20 provision was Ps. 18.3 million, up 10.1 million vs. 3Q19, due to the combined effect of: 
1) a higher provision for the nine months of 2020 recognized this quarter, given the greater expectations on the 
achievement of metrics established by the Technical Committee, 2) a higher market capitalization, and 3) a higher 
concession price in compliance to IFRS guidelines. 

In compliance with IFRS, 3Q20 provision was recognized in the income statement, and will be paid in securities, 
net of its corresponding taxes, proportionally to the performance of the new metrics established by the Technical 
Committee. 

Fair Valuation of Investment Properties 
 
The fair valuation of Fibra Mty’s investment properties is determined with the assistance of qualified independent 
appraisers. Based on the nature and type of properties included in our portfolio, the administration has chosen 
the income approach as the most appropriate method to calculate fair valuation, which consists of discounting at 
net present value the future cash flows expected from leasing income and a terminal value. 

In regards to COVID-19, It is relevant to underscore that, even though during 3Q20 no additional effect was 

recorded in relation to the one outlined in 2Q20, about the overall conditions that impact the development of 

projected real estate flows, such as: lower expected inflation, longer absorption period of vacant spaces, and 

decrease in the value of market rents; the uncertainty surrounding COVID-19 continues to have a direct impact 

on the market dynamics of most business sectors; which could cause Fibra Mty’s portfolio valuation to change 

more rapidly and dramatically compared to normal market conditions. 
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As a result, valuation loss increased by Ps. 666.3 million, from a Ps. 294.5 million gain in 3Q19 to Ps. 371.8 million 
loss in 3Q20, this variation is attributed to the appreciation of the Mexican peso against the U.S. dollar during the 
quarter, vs. the depreciation recorded in 3Q19. 

Additionally, it is important to note that, since the establishment of Fibra Mty in December 2014 and up to the 
reporting date, the mark-to-market valuation of properties have generated a Ps. 1,568.8 million fair valuation 
gain. However, these valuation effects would be only monetized at the time of sale, or throughout the useful life 
of the buildings, from cash flows obtained by current leasing contracts plus a terminal value and, also, considering 
that assumptions used to calculate the valuations, such as inflation, exchange rates, discount and final 
capitalization rates are subject to changes according to current market conditions at each measurement date.      
The management updates the aforementioned assumptions on a quarterly basis to estimate the fair valuation of 
Fibra Mty’s properties.  

NOI & EBITDA 

3Q20 NOI reached Ps. 314.1 million, 15.6% above 3Q19. 

3Q20 NOI margin was 91.5%, 170 basis points higher than 3Q19. 3Q20 Same-property NOI margin was 91.2%, 130 
basis points above than 3Q19. 

3Q20 EBITDA was Ps. 287.7 million, up 17.2% over 3Q19. 3Q20 EBITDA margin was 83.8%, 270 basis points higher 
than 3Q19. 

3Q20 ION and EBITDA figures exclude: i) CAPEX recognized in P&L, in compliance with IFRS; ii) provision for the 
CBFI Executive Compensation Plan, as it is a payable item in CBFIs; and, iii) fair valuation gain (loss) of real estate, 
as it is an item with no impact on cash flow generated during the year. 

Financial Result 
 
Compared to 3Q19, financial income increased by Ps. 22.0 million, to Ps. 39. 0 million at the end of 3Q20, due to 
the net effect of: i) a significant increase in the average daily cash balance invested as a result of the proceeds 
from the second placement of CBFIs under the ATM program, carried out at the end of October 2019; ii) a decrease 
of around 240 basis points in the average annual interest rate on government notes resulting from Banxico's 
monetary easing initiated in August 2019, which accelerated in March 2020; and, iii) a decrease in income from 
derivative financial instruments of around Ps. 4.1 million. 

3Q20 financial expenses reached Ps. 63.1 million, 5.8% below than 3Q19. Considering this reduction, net of the 
decrease in income from derivative financial instruments mentioned above and included in the financial income 
line, in compliance with IFRS, financial expenses remained practically in line, with a net increase of Ps. 0.3 million. 

When compared to 3Q19, foreign exchange result increased by Ps. 321.8 million, to a Ps. 187.7 million gain in 
3Q20. This variation was primarily attributed to the appreciation of the Mexican peso against the U.S. dollar in 
3Q20 by Ps. 0.77, compared to a Ps. 0.51 depreciation in 3Q19, with a significant impact on the valuation of U.S. 
dollar-denominated bank loans, which as of July 1st, 2020 and 2019 amounted to US$255.4 million and US$267.7 
million, respectively. As mentioned early, even though the proportional valuation corresponding to the principal 
and interest payments for 2020 takes place, Fibra Mty counts on a natural hedge to offset valuation increments 
considering its contract mix by currency: 74.4% in U.S. dollars and 25.6% in Mexican pesos. 
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Consolidated Net Income 

Fibra Mty's consolidated net income decreased Ps. 287.8 million, from Ps. 345.7 million in 3Q19 to Ps. 57.9 million 
in 3Q20. Adjusted for fair valuation effects, FX results and CBFI Executive Compensation Plan, Fibra Mty's 
consolidated net income increased Ps. 66.9 million, mainly driven by higher revenue and financial income, net of 
expenses, all explained in previous lines. 

Derivative Financial Instruments 

At the end of 3Q20, Fibra Mty holds interest rate swaps to fix floating rates in U.S. dollars of its Citibanamex 
(syndicated), Sabadell, Scotiabank and the extended BBVA (Huasteco) credit lines at 4.73%, 5.21%, 5.23% and 
5.26%, respectively, and the first drawdown of the HSBC syndicated loan for US$75.0 million at 4.90%. The fixed 
interest rate of the Citibanamex syndicated loan was calculated on a weighted basis as of the date the maturity 
extension through the swaps arranged for this purpose. 

Compared to 3Q19, Fibra Mty's valuation loss on derivative financial instruments decreased Ps. 83.8 million, to a 
Ps. 38. 6 million gain in 3Q20. This was mainly due to the fact that the expected LIBOR between 1 to 5 year 
remained unchanged throughout the quarter, while during the same period last year, it decreased approximately 
38 basis points, driven to a greater extent by an appreciation of the Mexican peso against the U.S. dollar of Ps. 
0.51 in 3Q20, vs. a Ps. 0.77 depreciation in 3Q19. It is worth mentioning that this valuation loss has no material 
impact on Fibra Mty's cash flow. 

FFO & AFFO 

Fibra Mty generated Ps. 265.3 million in funds from operations (FFO), 35.4% higher than 3Q19, equivalent to                     
Ps. 0.275 per CBFI. CAPEX, allowances, and provisions of right-of-use assets amounted to Ps. 6.8 million, which 
brought the adjusted funds from operations to Ps. 258.5 million, 39.5% higher than the figure reported in 3Q19, 
representing an AFFO per CBFI of Ps. 0.268. On an annualized basis, AFFO/CBFI yield for 3Q20, calculated at a CBFI 
price of Ps. 12.05, reached 8.9%. 
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Thousands of Mexican pesos 3Q20 3Q19 Δ%  2Q20 Δ% 

Consolidated Comprehensive 
Income (Loss)  

96,532 300,559 (67.9%)  (677,617) (114.2%) 

Income from financial 
derivatives valuation 

(38,635) 45,120 (185.6%)  10,399 (471.5%) 

Expense (Income) for 
properties measured at fair 
value 

371,845 (294,539) (226.2%)  1,221,515 (69.6%) 

Foreign Exchange (Gain) Loss, 
net 

(198,485) 133,489 (248.7%)  (401,722) (50.6%) 

Amortization 922 538 71.4%  919 0.3% 

Accrued Leasing Commissions 841 837 0.5%  1,062 (20.8%) 

Valuation effect of right-of-
use assets 

185 - -  201 (8.0%) 

CBFI Executive Compensation 
Plan 

18,256 8,150 124.0%  6,085 200.0% 

Income from Subsidiary (1,251) (1,016) 23.1%  (885) 41.4% 

AMEFIBRA FFO 250,210 193,138 29.5%  159,957 56.4% 

Non-monetary Straight-line 
Amortization Income 

777 (848) (191.6%)  (4,589) (116.9%) 

Allowance for Doubtful 
Receivables 

1,854 - -  - - 

Office Equipment 
Depreciation 

17 24 (29.2%)  18 (5.6%) 

Amortization of Debt Costs, 
net of valuation and reserves 

2,304 2,520 (8.6%)  9,946 (76.8%) 

Realized Foreign Exchange 
Gain, net 

10,122 1,048 865.8%  113,824 (91.1%) 

AMEFIBRA FFO adjusted by 
FMTY 

265,284 195,882 35.4%  279,156 (5.0%) 

Capex1 (9,395) (10,500) (10.5%)  (9,041) 3.9% 

Provision for AR Collection2 1,940 - -  (10,860) (117.9%) 

Provision for Upfront Income3 1,228 - -  1,229 (0.1%) 

Disbursement for Right-of-use 
Assets 4 

(519) - -  (531) (2.3%) 

AFFO 258,538 185,382 39.5%  259,953 (0.5%) 
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1. 2020 CAPEX for AFFO’s consolidation and its explanation is available at the “Operational Performance” section, Capital Expenditure (CAPEX) subsection 

of this report. 
2. On a cumulative basis totaled Ps. 8.9 million and was created to cover potential account receivable impairments or deferrals that may arise from the 

COVID-19 pandemic. In 3Q20, the Ps. 1.9 million contraction follows the agreement reached with Banco Ahorro Famsa. 
3. Corresponds to a non-recurring income from the early termination of certain contract at our “OEP” portfolio collected in 4Q19, which will be distributed 

proportionally over the twelve months of 2020. 
4. Leasing of parking lots recognized, in compliance with IFRS 16, as a decrease in lease liability, instead of operating expenses, as we did prior to the 

effective application of such accounting standard. 

Distribution per CBFI 

As mentioned in in our 1Q20 earnings release, starting January 1st, 2020, Fibra Mty carries out cash distributions 

to its CBFI holders on a monthly basis. 

We believe that matching waiting periods between distributions and increasing payment frequency will provide 

a greater certainty of our cash flows to our investors. Furthermore, performing monthly distributions eases the 

planning of their use, resulting in a more attractive instrument for individual investors. 

For fiscal compliance purposes, the distribution schedule will start in April of each current year and end in March 

of the following year. For a better understanding, the 2020 distribution schedule is shown below, including the 

new and old distribution schemes: 

Month to be distributed New payment schedule Old payment schedule 

Jan-20 Apr-20 Apr-20 

Feb-20 May-20 Apr-20 

Mar-20 Jun-20 Apr-20 

Apr-20 Jul-20 Jul-20 

May-20 Ago-20 Jul-20 

Jun-20 Sep-20 Jul-20 

Jul-20 Oct-20 Oct-20 

Ago-20 Nov-20 Oct-20 

Sep-20 Dec-20 Oct-20 

Oct-20 Jan-21 Feb-21 

Nov-20 Feb-21 Feb-21 

Dec-20 Mar-21 Feb-21 
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As a result of its 3Q20 operating performance, Fibra Mty will distribute Ps. 258.5 million to its CBFI holders, 100% 
of the AFFO, equivalent to Ps. 0.268(1) per CBFI. 

(1) Calculated on the number of CBFIs outstanding at the reporting date of the corresponding period. 

(2) 4Q19 Financial Indicators per CBFI consider 638,434.184 thousand CBFIs in October and 964,158.288 thousand during 

November and December. 

2020 Guidance 

As mentioned in our two previous earnings releases, Fibra Mty is constantly analyzing different scenarios 
according to the changes in the economic environment brought by the COVID-19 pandemic, including but not 
limited to a significant U.S. Dollar appreciation against a number of currencies and an expansive monetary policy. 
Therefore, and based on available information at the date of this report, 2020 Guidance does not have any 
additional changes to those informed in our 2Q20 earnings release, remaining at a distribution target of                               
Ps. 1.0300 - 1.0500 and Ps 1.0501 - 1.0700 per CBFI, considering an exchange rate between                                                                  
Ps. 21.50-22.50 and Ps. 22.51-23.50, respectively. 

 

 

 

 

 

 3Q20 2T20 1T20 4T192 3Q19 

Total CBFIs Outstanding 
(thousands) 

 
966,056.725 

 

 
961,970.294 

 

 
960,796.423 

 
964,158.288 638,434.184 

CBFI Price (beginning of the 
year) 

12.05 12.05 12.05 Ps. 11.93 Ps. 11.93 

CBFI Price (beginning of the 
quarter) 

9.84 8.70 12.05 Ps. 12.00 Ps. 11.80 

Distributions (thousands of 
Mexican pesos) 

Ps. 258,538 Ps. 259,953 Ps. 251,025 Ps. 227,135 Ps. 186,897 

Quarterly Distributions per 
CBFI 

Ps. 0.2676(1) Ps. 0.2695 Ps. 0.2613 Ps. 0.2676 Ps. 0.2927 

Monthly Distributions per 
CBFI 

Ps. 0.0892(1) Ps. 0.0901(1) Ps. 0.0871(1) - - 

Annualized Distribution Yield 
(beginning of the year) 

8.9% 9.0% 8.7% 9.1% 9.8% 

Annualized Distribution Yield 
(beginning of the quarter) 

10.9% 12.4% 8.7% 9.0% 9.9% 
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Debt and Cash Equivalents 

As of September 30th, 2020, FMTY had 9 credit lines, with a weighted average rate of 4.21%, as detailed below:  

Thousands of 
Mexican pesos 

3Q20 Currency Rate 
Floating 

Rate 
30sep20 

Fixed Rate 
Hedge 

Maturity 2Q20 

Δ% 

3Q20 vs 
2Q20 

Secured                 
                  
Bank Syndicate 
(“Citi Banamex”) 

        
2,033,908 (1) US$ 

Libor + 
2.5% 2.65% 4.73%* Dec-23 

        
2,124,303 (1) (4.4%) 

                  
BBVA  
(“Fagor”) 38,309  US$ 3.98% - - Mar-23 

              
41,752  (8.2%) 

                  
BBVA 
(“Nippon”) 

              
40,519  US$ 4.64% - - May-24 

              
43,528  (6.9%) 

                  
BBVA         
(“CEDIS”) 160,373 US$ 4.60% - - Mar-25 172,593 (7.1%) 

                  
BBVA 
(“Central Star”) 

              
36,822 US$ 

Libor + 
2.50% 2.65% - Nov-23 

              
39,878 (7.7%) 

BBVA  
(“Huasteco”) 214,128 US$ 

Libor + 
2.50% 2.65% 5.26% Nov-28 226,018 (5.3%) 

                  

Sabadell 
           

269,186 US$ 
Libor + 
2.90% 3.05% 5.21% Mar-27 

           
283,827 (5.2%) 

                  

Scotiabank 
           

412,924  US$ 
Libor + 
2.50% 2.65% 5.23% Apr-23 

           
431,083  (4.2%) 

Bank Syndicate 
(“HSBC”) 2,459,578 US$ 

Libor 
+2.25% 2.40% 4.90%** Dec-24(2) 2,544,575 (3.3%) 

TOTAL 5,665,747 (3)           

  

5,907,557 (4) (4.1%) 
         
         

         
* The fixed interest rate of the syndicated loan was calculated on a weighted basis as of the date of the maturity extension through the 

swaps arranged for this purpose. In cash flow terms, 3Q20 interest expenses were paid at a weighted average interest rate of 3.87%, which 

will be applicable until December 2020. 

**The fixed rate corresponds to the first drawdown of the US$75.0 million Syndicated Loan subscribed with HSBC. As of 3Q20, the second 

drawdown made in June 2020 for US$35.0 is kept at a floating rate. 

 
(1) Excluding the valuation effect associated to the maturity extension of the Citibanamex syndicated loan.  
(2) The maturity of the HSBC syndicated loan considers a 1-year extension option.   
(3) Equivalent to US$253,390 thousand, using an exchange rate of Ps.22.3598 as of September 30th, 2020. 
(4) Equivalent to US$255,379 thousand, using an exchange rate of Ps.23.1325 as of June 30th, 2020. 
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Fixed Rate 85.5%  USD-denominated  100.0% 

Floating Rate 14.5%  MXN-denominated  0.0% 
 

Maturities* 2020 2021 2022 2023 2024 2025 2026 2027 2028 Total 

Amount 
                

44,814  
           

258,645  
            

1,195,260  
           

1,502,789 
        

2,323,848  
              

64,461  
              

41,304  
           

146,371  
              

88,255  
           

5,665,747  

Percentage 0.8% 4.6% 21.1% 26.5% 41.0% 1.1% 0.7% 2.6% 1.6% 100.0% 

 
*Considers the 1-year extension option of the HSBC syndicated loan 

Syndicated Loan (“Citi Banamex”) 

Consists of a Syndicated Loan with an outstanding balance of US$90.9 million, subscribed in 2015 and successfully 
extended in April 2018, divided in two tranches: one maturing on June 15th, 2022 and the other on December 15th, 
2023, respectively. The applicable interest rate is LIBOR plus 250 basis points, which was covered by a new 
weighted average rate of 4.73%, calculated at the date of its extension. 

BBVA Loans 

The five BBVA loans, for an aggregate amount of US$21.9 million, correspond to: i) the recognition of an existing 
long-term debt related to the acquisition of the “Huasteco” portfolio, mostly contracted at a fixed rate, with 
maturities due 2023, 2024 and 2025; and, ii) the credit line increase for an original amount of US$11.0 million 
arranged on December 14th, 2018, with a 10-year term and monthly payments of principal and interest. The 
variable rate of this credit facility was covered by a swap of the same maturity profile fixing it at 5.26% in USD. 

Sabadell Loan 

The US$12.0 million credit line subscribed with Sabadell at year-end 2017 has a 10-year term with monthly 
amortizations of principal and interest. The floating rate of this loan was covered by a swap with the same maturity 
profile, fixing it at 5.21% in USD. 

Scotiabank Loan 

The US$18.5 million credit facility subscribed with Scotiabank on April 23rd, 2018, has a 5-year term with monthly 
amortizations of principal and interest. The floating rate of this loan was covered by a swap with the same maturity 
profile, fixing it at 5.23% in US dollars. 

Syndicated Loan (“HSBC”) 

The US$110.0 million balance corresponds to the syndicated credit line subscribed on December 10th, 2018. The 
first drawdown was for US$75.0 million and was used to partially settle the “Filios” acquisition. The second 
drawdown of US$35.0 million made on June 8th, 2020 was used to prepay the HSBC unsecured loan maturing in 
March 2022, therefore extending the Company’s debt profile with a new maturity in December 2024. 

This credit facility has a 5-year term with a 1-year extension option. The variable rate of the first drawdown was 
covered by a swap with the same maturity, fixing it at 4.90% in USD, while the second drawdown is kept at a 
floating rate as of the date of this earnings release.  
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Debt Issuance (“FMTY20D”) 

With the purpose of replacing the Citibanamex Syndicated Credit to extend its maturity profile and strengthen its 
financial position, Fibra Mty is preparing a placement of long-term domestic senior notes (Certificados Bursatiles 
Fiduciarios de Largo Plazo, or “Cebures”) under its ATM program authorized by the National Banking and 
Securities Commission in May 2017. 

The initial issuance will be 100% unsecured for an amount of up to US$100.0 million, with a 7-year term, with 
interest payments every 182 days. With this placement, Fibra Mty would extend the average maturity of its debt 
from 3.1 to 5.1 years, maintaining a similar funding cost and leverage levels. In addition, Fibra Mty would be 
releasing the collateral from a substantial portion of its investment properties, allowing for greater flexibility at 
its lien structure. 

It is worth mentioning that, as part of the placement, Fibra Mty conducted a credit rating process with Fitch and 
HR Ratings, obtaining a “AA” national scale rating, thus reflecting a very low default risk expectation relative to 
other domestic companies or issuances. 

Cash 

Fibra Mty holds record-high cash levels since its inception, representing 18.9% and 21.2% of total assets at 3Q20 
and 4Q19, respectively. Meanwhile, leverage ratios for 3Q20 and 4Q19 were 30.9% and 27.9%, respectively. 
Likewise, after deducting cash & equivalents, net leverage ratio stood at 14.7% and 8.5% in 3Q20 and 4Q19.  

Regarding cash position, Fibra Mty held a balance of Ps. 3,458.6 million, a decrease of 7.6%, equivalent to                              
Ps. 285.0 million, compared to December 31st, 2019. The variation was mainly generated by: i) the acquisition of 
investment properties for Ps. 192.2 million consisting of: the “Garibaldi 4” property, the “Huasteco Fagor” 
expansion and property improvements; and, ii) the amortization of bank loans for Ps. 104.6 million, among other 
minor transactions. 

Digital Transformation 

The pandemic has been an important driving force in accelerating digitalization in all sectors of the economy, even 
in those that were lagging behind in relative terms, as it had been the case with the real estate sector. 

Fibra Mty, even before this situation, had already recognized the importance of embracing the use of technology 
as a relevant component in its strategy to achieve the retention, attraction and permanence of users while 
pursuing operational efficiencies (PropTech). 

Therefore, Fibra Mty has decided to break away from the conventional practice by following four key guidelines: 

Customer and user experience 

The satisfaction of both the tenant and end user is a key factor in establishing long-term relationships. To achieve 
this, Fibra Mty works on the implementation of easy-to-use platforms that enable optimal communication, in 
order to provide a good service in the leased space. 

Currently, we are working on the optimization of the Tenant Portal where, among other features, it will allow the 
tenant to review their account information and even to make maintenance requests from a centralized system. 

On the other hand, we are working on the implementation of a Mobile App that allows the end user to interact 
with the services provided within the property and its surroundings to elevate their experience. 
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Big Data 

The correct use of technology applications and procedures will allow Fibra Mty to collect, filter and transform data 
into information to make better targeted strategic and tactical decisions. Some examples of relevant data to be 
collected are the following: 

Buildings: Temperatures, energy consumption, hours of use of equipment, among others.  
Users: Demographics, number of visitors, most frequented areas, hours of use of common spaces and 
parking. 
Customers: Incidents, specific maintenance, events, and recurring requests by the tenant's 
representative.  

This will allow Fibra Mty to predict behavioral parameters of these groups for subsequent analysis and 
improvement. 

Internet of Things (IoT) 

The transformation of conventional buildings into intelligent facilities will allow Fibra Mty to reduce energy use 
and prevent equipment repairs, ensuring the optimal operation of the building and improving the productivity of 
the occupants. This will allow the implementation of automated technological control processes, such as 
regulation of ventilation, temperature, air quality and/or lighting.   

Automation and Sustainability 

Thanks to the integration of technologies in the business processes, it is possible to carry out activities faster, at 
a lower cost, thus allowing to raise the productivity of our teams. At Fibra Mty, we are analyzing the processes 
that can be automated to reduce the execution time of operational tasks while strengthening internal controls. 

On the other hand, as part of the permanent ESG strategy, we will use technological tools that allow us to collect, 
integrate and analyze information to move forward in the sustainability objectives, documenting progress in 
reducing waste, as well as energy and water consumption for our entire portfolio. 
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ESG Strategy 

At Fibra Mty, we firmly believe in sustainability as an integral part of our ongoing business strategy and operations. 
In 2019, we formally started the implementation of our ESG strategy (Environmental, Social and Governance) 
following the most rigorous standards and guidelines in the field. Sustainability and responsibility in 
environmental, social and governance aspects are inherent to our philosophy, our DNA, and our long-term vision. 

As of the date of this report and as part of the deployment of Fibra Mty's ESG strategy, we have conducted our 
first materiality assessment, identifying the following main issues as sources of long-term value creation, which 
we will strengthen and/or integrate into our business strategy: 

  

Some of the indicators we have begun to measure and report on2 across the different topics include: 
Environmental 
 
- Scope 1 GHG emissions 
- Non-renewable consumables purchased and 

consumed 
- Non-renewable electricity purchased 
- Other non-renewable energy purchased 
- Total non-renewable energy used 
- Total cost of energy consumption 
- Water from local supply 
- Waste generated 
- LEED Certifications 

Social 
 
- Percentage of women in management 

positions 
- Percentage of union workers 
- Employee engagement (percentage of 

satisfied employees) 
- Equal remuneration 
- Total and voluntary rotation 
- Contributions and general expenses for the 

community  

Governance 
 
- Number of women on the board 
- Number of independent directors 
- Average attendance at the board of directors 
- Relationship between the CEO's total annual 

compensation and the average compensation 
of employees 

- Customer satisfaction 
- Total complaints related to customer privacy 

violations 
- Code of Conduct infringements 
- Contributions or expenditures to political 

campaigns or organizations 
 

Additionally, in July 2020 we participated for the first time in the SAM/S&P Corporate Sustainability Assessment 
(CSA), which, among other objectives, will help us lay the groundwork to develop ESG initiatives to establish Fibra 
Mty as a leader in sustainability practices in Mexico. 

As of the date of this earnings release, our next steps in the strategy we have outlined for the years ahead will 
focus on integrating sustainability into the business. We will accomplish this by establishing goals and 
implementing sustainability processes, pushing forward specific initiatives (e.g., monitoring property utility 
consumption, including ESG factors as part of the acquisition process, social monitoring of properties, among 
others), the continuous involvement of our Technical Committee and the creation and appointment of an ESG 
body or committee, as well as the alignment of our strategy and reporting to the different standards and/or 
initiatives we deem relevant for our sector, such as the Sustainable Development Goals (SDOs) of the UN. 

 
2 You can find our 2019 Sustainability Progress Report at https://investorcloud.s3.amazonaws.com/fibramty/Descargables/sustentabilidad/2020-07-29-
ESG-2019-en.pdf 

https://investorcloud.s3.amazonaws.com/fibramty/Descargables/sustentabilidad/2020-07-29-ESG-2019-en.pdf
https://investorcloud.s3.amazonaws.com/fibramty/Descargables/sustentabilidad/2020-07-29-ESG-2019-en.pdf
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Conference Call 
 

 

  

Analyst Coverage 

Actinver  Pablo Duarte 

Apalache Analisis Jorge Placido 

BBVA Bancomer Francisco Chavez 

BTG Pactual Gordon Lee 

Intercam Alejandro Gonzalez 

Monex Jose Roberto Solano 

Signum Research Armando Rodriguez 
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About Fibra Mty 

Fibra Mty is a real estate investment trust (“FIBRA”) that initiated operations on December 11, 2014 identified by 

the number F/2157 (“Trust 2157”), and also as “Fibra Mty” or “FMTY”. Fibra Mty’s strategy is based mainly on the 

acquisition, administration, development and operation of corporate properties in Mexico, predominantly office 

properties. Fibra Mty is a FIBRA qualified as a transparent entity under Mexican Income Tax laws; therefore, all 

revenues derived from Fibra Mty’s operation are attributable to the holders of its CBFIs, given that Trust 2157 is 

not subject to Income Tax in Mexico. In order to maintain FIBRA status articles 187 and 188 of Mexican Income 

Tax Law establish that FIBRA such as Trust 2157 must distribute annually at least 95% of their net income to 

holders of CBFIs and invest at least 70% of their assets in real estate rental properties, among other requirements. 

Fibra Mty is internally-managed by Administrador Fibra Mty, S.C., making Fibra Mty the first investment vehicle 

of its kind within the FIBRAS sector in Mexico, supported by an innovative corporate governance structure, aligned 

with investor interests, generating economies of scale and taking advantage of the opportunities offered by the 

real estate market. 

Forward-looking Statements 

This press release may contain forward-looking statements or guidance related to Fibra Mty which includes estimates or considerations 
about the Company’s operations, business and future events. Statements about future events may include, without limitation, any 
statement that may predict, forecast, indicate or imply future results, operations or achievements, and may include words such as 
“anticipates”, “believes”, “estimates”, “expects”, “plans” and similar expressions, as they relate to the Company. Such statements reflect 
the current views of management and are subject to a number of risks and uncertainties. Results may be materially different from the 
expressed in this report. There is no guarantee that the expected events, trends or results will actually occur. The statements are based on 
many assumptions and factors, including general economic and market conditions, industry conditions, and operating factors. Any changes 
in such assumptions or factors could cause actual results to differ materially from current expectations. 
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Financial Statements 

 Unaudited Consolidated Statements of Financial Position 
As of September 30th, 2020 and December 31st, 2019 

Figures in thousands of Mexican pesos ($) 

 

As of 

September 30th, 

2020 

As of 

December 31st, 

2019 

Assets   

Current assets:   
Cash and cash equivalents $  3,458,572   $  3,743,548 
Accounts receivable 52,933 13,616 
Recoverable taxes 1,355 65,551 
Derivative financial instruments - 4,619 

Other current assets 12,891 9,286 

Total current assets 3,525,751 3,836,620 
Investment properties 14,614,765 13,734,998 
Advance payments for the acquisition of investment properties 5,672 727 
Right-of-use Assets 8,630 9,755 

Other non-current assets 109,373 114,583 

Total non-current assets 14,738,440 13,860,063 

Total assets $18,264,191 $17,696,683 

Liabilities and equity   

Current liabilities:   
Current portion of long-term bank loans $     238,032      $     169,842 
Interest payable 9,282 7,694 
Accounts payable 44,854 49,426 
Derivative financial instruments 5,580 288 
Short-term leasing liabilities 1,380 1,327 
Allowances 11,231 10,890 
Taxes payable 19,520 22,417 

Tenant deposits 27,512 23,146 

Total current liabilities 357,391 285,030 
Long-term bank loans 5,391,412 4,756,794 
Deferred income tax 480 454 
Derivative financial instruments 370,357 154,129 
Long-term lease liabilities 7,628 8,669 
Long-term allowances 1,118 944 

Tenant deposits 86,371 93,880 

Total liabilities 6,214,757 5,299,900 

Trustor’s equity:   
Contributed equity 11,519,029 11,479,436 
Retained earnings 906,342 1,067,145 

Other components of comprehensive income (375,937)     (149,798) 

Total equity 12,049,434 12,396,783 

Total liabilities and equity $18,264,191 $17,696,683 
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Financial Statements 

Unaudited Consolidated Statements of Comprehensive Income 
For the nine-month periods ended September 30th, 2020 and 2019 

Figures in thousands of Mexican pesos ($) 
 

   

 2020 2019 

   

Total Income  $1,016,789    $     895,549      

Property maintenance and management 68,114 66,479 

Property manage fees 8,729 9,324 

Property tax 11,533 8,910 

Insurance 3,209 3,260 

Administrative fees 59,419 54,630 

Trust services and general expenses 29,189 28,636 

CBFI Executive Compensation Plan 30,771         22,768 

Gain from fair value of investment properties  690,915     38,454 

Net gain on sale of investment properties 32 151 

Financial income 154,178 50,236 

Financial expenses 205,224 212,893 

Foreign exchange loss, net (927,252) (26,602)  

Income before taxes 518,474 550,888 

Income taxes 1,664 2,321 

Consolidated Net Income $  516,810    $     548,567      

Valuation effect of derivative financial instruments (226,139)   (222,698) 

Consolidated Comprehensive Income $  290,671  $      325,869      
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Unaudited Consolidated Statements of Changes in Equity 

For the nine-month periods ended September 30th, 2020 and 2019 
Figures in thousands of Mexican pesos ($) 

 

 
Equity 

Accumulated 

Results 

Other 

Comprehensive 

Income Total Equity 

Balances as of December 31st, 2018 $      7,628,397       $         1,204,975          $          28,989       $      8,862,361       

Contributed equity from CBFI replacement 47,858 - - 47,858 

Repurchase of CBFIs (55,703) - - (55,703) 

Distributions to CBFI holders            - (651,611) - (651,611) 

CBFI Executive Compensation Plan 24,449 - - 24,449 

Consolidated Comprehensive Income:     

Net consolidated income - 548,567 - 548,567 

Valuation effect of derivative financial 

instruments - - (222,698) (222,698) 

Consolidated comprehensive income - 548,567 (222,698) 325,869 

Balances as of September 30th, 2019 $      7,645,001       $         1,101,931          $     (193,709)           $      8,553,223      

 

Balances as of December 31st, 2019 $    11,479,436 $         1,067,145 $     (149,798) $    12,396,783 

   Contributed equity from CBFI replacement 59,014 - - 59,014 

   Repurchase of CBFIs (49,848) - - (49,848) 

Distributions to CBFI holders - (677,613) - (677,613) 

CBFI Executive Compensation Plan 30,427                         - - 30,427 

Consolidated Comprehensive Income:     

Net consolidated income - 516,810 - 516,810 

Valuation effect of derivative financial 

instruments         - - (226,139) (226,139) 

   Consolidated comprehensive income - 516,810 (226,139) 290,671 

Balances as of September 30th, 2020 $    11,519,029           $            906,342                   $     (375,937)                $   12,049,434          
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Unaudited Consolidated Statements of Cash Flow 
For the nine-month periods ended September 30th, 2020 and 2019  

Figures in thousands of Mexican pesos ($) 

 2020 2019 

Cash flow from operating activities:   

Income before taxes $   518,474   $   550,888 

Non-cash items:   

Non-cash adjustment on income from leases (3,751)         (416) 

Lease commissions 2,984 2,503 

CBFI executive compensation plan 30,771 22,768 

Depreciation and amortization 4,035 2,742 

Allowance for doubtful receivables  1,854 - 

Financial income (154,178)     (50,236) 

Financial expenses 205,224 212,893 

Unrealized foreign exchange loss 805,687 29,802 

Gain from fair valuation of investment properties (690,915)     (38,454) 

Net gain on sale of investment properties (32) (151) 

Cash flow from operating activities before changes in operating items 720,153    732,339 

Accounts receivable (22,637) (10,163) 

Other assets (6,667)       (11,250) 

Recoverable taxes, net 64,751 351,624 

Accounts payable 250 (25,335) 

Taxes payable (2,130) (15,513) 

Tenant deposits (16,725)       1,500 

Cash flow from operating activities 736,995 1,023,202 

   Income taxes paid (4,004) (986)  

Net cash flow from operating activities 732,991 1,022,216 

Cash flow from investing activities:   

Acquisition of investment properties (192,237) (202,880) 

Sale of investment properties 70 1,902 

Advance payments for acquisition of investment properties (5,297) (900) 

Other assets 9,215 1,662 

Interest received 135,884       49,664 

Net cash flow used in investment activities (52,365) (150,552) 

Cash flow from financing activities:   

Bank loans obtained 764,358 808,737 

Bank loan payments (869,005) (880,897) 

Interest paid (188,798) (204,608) 

Debt issuance costs (12,154) (4,022) 

Lease liabilities payments (1,483)               - 

Distributions to CBFI holders (677,613) (464,714) 

Cash obtained from the issuance of CBFIs 59,014 47,858 

Repurchase of CBFIs (49,848) (55,703) 

Net cash Flow used in financing activities (975,529) (753,349) 

(Decrease) increase in cash and cash equivalents, net (294,903) 118,315 

Cash and cash equivalents at the beginning of the period 3,743,548 609,031 

Effect of exchange rate fluctuations on cash and cash equivalents 9,927 (8,498) 

Cash and cash equivalents at the end of the period $3,458,572 $   718,848 
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Comments on the Industrial and Office Real Estate Market 

Office Market 3 

Monterrey 

The Monterrey office market closed 3Q20 with a net absorption of 1.3 thousand m2, showing a moderate recovery 

compared to the previous quarter that recorded a negative net absorption of 3 thousand m2. The accumulated 

net absorption year-to-date is 4 thousand m2, which represents a significant decrease compared to the figure 

registered at the end of 3Q19, which amounted to 27 thousand m2. It is expected that net absorption will remain 

at the same levels by the end of 2020 on the back of upcoming contracts. 

3Q20 asking price was US$17.05 per m2, showing a moderate recovery compared to 2Q20, which closed at 

US$16.06 per m2, due to a decrease in the exchange rate during the quarter. Compared to 3Q19, the rental price 

decreased by US$3.17 per m2, where, in addition to the exchange rate factor, it was affected by a reduction in the 

price of properties incorporated to the supply, to remain competitive with the current market. 

The inventory of class A/A+ corporate offices at the end of 3Q20 was 1.34 million m2, higher than the 1.25 million 

m2 reported in 3Q19, and in line with 2Q20, mainly due to the late addition of new offices to the inventory, as the 

health contingency delayed project delivery dates. It is anticipated that 3 new buildings will be incorporated in 

the next quarter, adding approximately 20 thousand m2 to the inventory. The vacancy rate at the end of 3Q20 

was 17.7%, with slightly more than 238 thousand m2, an increase compared to 3Q19, which closed at 15.7%. It is 

expected that this indicator will continue to rise due to vacancies likely to occur in the coming quarter. 

The construction indicator in the A/A+ office market totaled a little more than 305 thousand m2 at the end of 

3Q20, as two new mixed-use developments were initiated in the Santa Maria and Valle Oriente submarkets.  

 

 

 
3 Source: CBRE Office Outlook, Mexico 3Q 2020 
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Mexico City Metropolitan Area 

Class A/A+ inventory closed 3Q20 at 7.0 million m2, remaining in line with 2Q20, as no new spaces were added to 

the supply, due to the delay in project delivery at the light of the health contingency. Inventory increased 

compared to 3Q19, closing at 6.6 million m2. 

As for net absorption, 3Q20 closed with a negative figure of 75 thousand m2, decreasing against 2Q20, which 

reported -19 thousand m2, YTD 2020 records a negative figure of 19 thousand m2, which represents a loss in this 

indicator of 185 thousand m2 compared to the same period last year, when a net annual accumulated absorption 

of 166 thousand m2 was reported. It is expected that, by the end of 2020, the net absorption will continue to 

decrease, due to vacancies in currently leased spaces. 

The vacancy rate continues to rise, closing 3Q20 at 18.6%, up 110 basis points compared to the previous quarter, 

which closed at 17.5%, an increase of 370 basis points compared to 3Q19, which reported 14.9%. The current 

vacant space of corporate offices exceeds 1.3 million m2, a figure that continues to rise as reported in previous 

quarters. The Perinorte, Insurgentes, Santa Fe and Polanco submarkets concentrate 68.0% of the vacant space. 

As of September 30, 2020, the construction indicator reached 1.1 million m2. It is estimated that, by the end of 

the year, a project will be incorporated to the inventory in the Insurgentes submarket, adding 11 thousand m2. 

3Q20 asking price was US$22.46 per m2, practically in line with the previous quarter that closed at US$22.51 per 

m2, and presenting a decrease compared to 3Q19 that reported US$23.60 per m2. The latter drop is due to FX 

fluctuations and downward adjustments in the prices of some buildings, to remain competitive, mainly in the 

Reforma and Lomas Palmas submarkets. 
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Guadalajara 

At the end of 3Q20, the inventory of class A offices in Guadalajara amounted to over 696 thousand m2, increasing 

13 thousand m2 compared to the previous quarter, due to the delivery of two developments originally scheduled 

for 2Q20, which were delayed as a result of the 11-week shutdown of non-essential activities in the state 

(including construction). 

At the end of 3Q20, the vacancy rate stood at 20.9%, which represents an increase of 220 basis points over the 

18.7% reported in 2Q20, mainly due to vacancies at the Puerta de Hierro and Providencia submarkets. It is relevant 

to note that this indicator was trending downward in previous quarters, but due to the health contingency, it is 

estimated that it will rise for the rest of 2020. Currently, the Puerta de Hierro, Lopez Mateos - Americas and 

Financial Center submarkets concentrate 82.0% of vacant spaces. The lower leasing activity is attributed to the 

delay in the delivery of pre-leased buildings, as explained earlier. 

The average asking price in 3Q20 was US$18.54 per m2, lower than the US$20.50 per m2 recorded in 3Q19.                        

This reduction is mainly derived from the FX volatility recorded in the last months and the increased supply of 

corporate spaces negotiated in national currency. 

The net absorption in 3Q20 was -4 thousand m2, as a consequence of the suspension of lease negotiations in 

progress and vacancies during the quarter, in response to the health contingency. It is important to point out that, 

by the end of 2020, this indicator is expected to recover as deals currently underway are completed.  
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Industrial Market 4 

Monterrey 

At the end of 3Q20, net absorption was over 134 thousand m2, an increase compared to the 64 thousand m2 

recorded in 2Q20. Accumulated net absorption in 2020 was 366 thousand m2, which represents a 14% increase 

compared to the total accumulated in 2019, which stood at 320 thousand m2. This increase was driven by the 

expansion of existing companies, as well as by the arrival of Asian manufacturing companies and investments 

from logistics and e-commerce companies. 

Inventory at the end of 3Q20 was 10.7 million m2, as 164 thousand m2 were added to the market during the 

quarter, leading to a 4.3% year-over-year growth. Year-to-date, 400 thousand m2 have been delivered and it is 

expected that approximately 100 thousand m2 will be incorporated in the next quarter, closing 2020 with an 

inventory of 10.8 million m2. 

The quarter's vacancy closed at 7.3%, which is equivalent to 781 thousand m2, representing a 20-base point 

increase compared to 2Q20 and remaining in line with 3Q19. Leasing activity in the area remained steady, and 

due to the dynamism in construction, the supply of new spaces is stable. 

The average asking price at the end of 3Q20 was US$4.20 per m2, practically in line with that reported in the 

previous quarter and with 3Q19, increasing by US$0.02 per m2 and US$0.01 per m2, respectively. 

Saltillo 

At the end of 3Q20, the net absorption was 48 thousand m2, which represents an increase of 33.0% compared to 

3Q19, mainly due to the completion of three pre-leased industrial complexes during the quarter. 

At the end of 3Q20, class A inventory stood at 3.2 million m2, which represents a 5.1% increase compared to 3Q19, 

but practically in line with the 3.17 million m2 reported in 2Q20. The growth trend has been steady in the last two 

years and it is expected that it will close at around 3.3 million m2, since there are currently over 232 thousand m2 

under construction, of which approximately 80 thousand m2 are expected to be delivered during the year. 

3Q20 vacancy rate was 6.1%, increasing 20 base points compared to 2Q20, but remaining practically in line with 

3Q19, decreasing only 10 base points. It is anticipated that the vacancy rate will remain stable during the coming 

months, due to the projected incorporation of pre-leased space for the remainder of 2020, as well as operations 

currently under negotiation that are likely to be completed in the last quarter of the year. 

The average asking price in 3Q20 closed at US$4.20 per square meter, practically in line with the price reported 

on 3Q19, which stood at US$4.24 per square meter. It is estimated that for the following months the prices will 

fluctuate due to COVID-related effects. 

 

 

 
4 Source: CBRE Industrial Outlook, Mexico 2Q 2020 
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Bajio 

At the end of 3Q20, a net absorption of more than 268 thousand m2 was registered, an increase compared to the 

109 thousand m2 reported in 3Q19, this increase is mainly due to the entry into force of the USMCA, which raised 

the demand for vacant spaces. The class A industrial inventory closed at 12.6 million m2, a 3.0% growth against 

3Q19, representing approximately 360 thousand m2. 

At regional level, 3Q20 vacancy closed at 6.2%, which represents more than 777 thousand m2 of vacant industrial 

space, in line with 2Q20, which closed at 6.3%, and decreasing compared to 3Q19, which closed at 6.5%. This 

indicator has been declining throughout 2020 and is expected to remain unchanged at the end of the year. 

Guanajuato recorded the highest vacancy rate, with a percentage of 6.9%. Queretaro and San Luis Potosi reported 

a vacancy close to 6.0%. 

At the end of 3Q20, the average asking price in the region was US$4.10 per m2, the same price as reported in 

2Q20. Guanajuato and SLP recorded above-market prices closing at US$4.11 per m2 and US$4.26 per m2, 

respectively. 

Guanajuato's inventory grew by 4.0% compared to 3Q19, which represents a little more than 170 thousand m2 of 

new supply. The average monthly rental price closed at US$4.11 per m2, slightly above the region's average, and 

remained as the State with the most projects under construction, with a total of 195 thousand m2. 

Queretaro remained as the State with the highest gross demand for space in the region, with just over 111 

thousand m2. Inventory increased 3.0% year-over-year, to reach 4.4 million m2, making it the second State in the 

region with the largest inventory. In terms of vacancies, at the end of 3Q20, it maintains a rate of 6.0% (more than 

260 thousand m2), paired with an average asking price of US$4.04 per m2. 

San Luis Potosi maintains its construction pace, mainly to provide space to the suppliers of the BMW plant. It is 

estimated that, by the end of 2020, the demand for industrial space will rebound following the USMCA. As of 

September 30, 2020, nine projects are still under development, totaling 100,000 m2. At the end of the quarter, 

SLP’s inventory grew 3.0% compared to 3Q19, amounting to 2.3 million m2. SLP is the state with the highest asking 

price in the region at the end of 3Q20, standing at US$4.26 per m2. 

 


