
	  

 
 

 
 

RESULTS TELECONFERENCE 
May 14 – 2020 

 
 

Arkadin 
 
Welcome to Pei’s Second Investors’ Teleconference. Please, give us your name and 
your company’s name. The conference will begin in a few minutes, thanks for your 
patience. 
 
My name is [___________] and I will be your operator for today's call. At this time, all 
attendants are in silent mode. 
 
You may ask questions through the web platform or live, through your phone. Questions 
will be answered at the end of the session. Please note that this conference call is being 
recorded. 
 
From this moment I give the floor to Mr. Jairo Alberto Corrales, Pei Asset 
Management’s President. 
 
Jairo Corrales 
 
Good morning everyone. We welcome you to Pei’s second investors teleconference of 
2020 and hope that you are all well at home and with your families. Since March 13, Pei 
Asset Management’s team adopted preventative isolation recommendations and our 
collaborators have been operating from their homes to manage all the vehicle’s affairs. 
 
In this teleconference we will share the results for the first quarter of 2020 and refer to 
the important Covid-19 situation we are experiencing and the measures adopted at Pei 
Asset Management to address the vehicle’s management. 
 
SLIDE # 2 - FIRST QUARTER OF 2020’s HIGHLIGHTS  
  
I want to highlight the following events that took place during the first quarter of the year: 
 
In the first place, the Distributable Cash Flow corresponding to the second semester of 
2019, paid last February, where COP 144,510 million equivalent to COP 334,963 per 
Security were distributed to the investors. This has been one of the highest [values] 
distributed in recent years. 
 
Second, I want to share with you that the risk rating agency conducted the annual 
review of the ratings on last April. We are pleased to confirm that S&P Colombia  



	  

 
 
 
maintained the Equity Securities’ i-AAA rating, the long-term bonds AA+ rating, and the 
portfolio management G-aaa rating. I also want to let you know that, for the first time 
ever, the entity awarded to the short-term debt its highest rating: BRC1+, in preparation 
for the activation of new short-term financing sources such as commercial papers. 
 
As for the acquisitions made, Pei has been fulfilling the investment commitments in 
connection with the assets under development. In furtherance thereof, 33% of Atrio’s 
North Tower in Bogotá was incorporated to the portfolio during the first quarter. The 
vehicle consolidated the whole ownership of Plaza Central Shopping Center --also in 
Bogotá--;  incorporated the second health sector-asset to the portfolio: Grupo Sánitas’s 
medical attention center at the Ciudad Jardín neighborhood in Cali; and, additionally, 
formalized the acquisition of 50% of Jardín Plaza Shopping Center in Cúcuta. 
 
 
SLIDE # 3 - SUSTAINABILITY 
 
Mindful of Pei's responsibility as a leader in the industry, Pei Asset Management has 
been incorporating international standards and sustainability and responsible 
investment principles. 
 
Thus, the real estate manager subscribed to 6 of the United Nations’ 17 Sustainable 
Development Goals, in light of their direct relationship with the vehicle’s real estate 
activity. These SDGs are: SDG # 5 Gender Equity; # 7 Affordable and Clean Energy: # 
8 Decent Work and Economic Growth; SDG # 11 Sustainable Cities and Communities; 
# 12 Responsible Consumption and Production; and # 16 Peace, Justice, and Strong 
Institutions. This reflects our commitment to align with the long-term agenda of the main 
investors throughout the world. 
 
Another of Pei Asset Management’s actions has been to become a signatory to the 
Principles for Responsible Investment -  PRI, which will deepen the incorporation of 
environmental, social, and governance criteria in the assets’ investment and 
management processes. With this milestone we are proud to share with you that Pei 
Asset Management is the first manager of real estate vehicles in Latin America --
excluding Brazil--, to adhere as a signatory to the PRI. 
 
I give the floor to Jimena Maya, Pei Asset Management’s Investors Relations Manager, 
who will present a detailed account of the highlights and metrics for the first quarter of 
the year 
 
JIMENA MAYA 
Thanks Jairo. Good morning everyone and, once again, welcome. 
 
SLIDE # 4 – SUMMARY OF PEI’S MANAGEMENT - FIRST QUARTER OF 2020 



	  

 
Slide 4 summarizes the main metrics at the end of March. In general 
terms, the portfolio at the end of the first quarter shows a stable performance, without 
perceiving much of the effects from the current situation. In connection with the real 
estate portfolio’s management, we highlight the 94% retention of those agreements 
expiring in the quarter --equivalent to 37,221 m2-- and an additional 4,534 m2 rented, in 
spaces that were formerly vacant. With respect to the financial management, as Jairo 
mentioned, Pei delivered COP 145 thousand million in Distributable Cash Flow to its 
investors in February, corresponding to the resources generated by the operation in the 
second half of 2019. The period closed with a debt amounting COP 1,97 Bn, i.e. a 27% 
debt-to-assets ratio, which is below the limit established in the prospectus and 
corresponds to an average cost of 6,91% EA. 
 
As to the equity securities’ liquidity, COP 300 thousand million were traded during the 
quarter, with an average daily trading volume of COP 4,846 million. 
 
SLIDE # 6 – VACANCY 
 
Regarding the portfolio’s occupancy, the average physical vacancy for the quarter stood 
at 7,8%, while the average economic vacancy at 8,6%. The incorporation of 33% of 
Atrio’s North Tower to the portfolio and the end in March of the grace period offered to 
the new tenant in the corporate asset 27, drove the increase in these two metrics. 
 
Almost 100 potential tenants were identified during the first quarter, which may translate 
into 62,560 m2 rented. The period closed with 25 of these prospects under advanced 
negotiations. 
  
 
SLIDE # 7 – PEI’S VACANCY V. MARKET’S VACANCY 
 
Slide # 7 compares Pei’s vacancy to the real estate market’s vacancy. In the corporate 
category, both physical and economic vacancies increased as a result of 33% of Atrio’s 
North Tower incorporation to the portfolio. Though this asset represents a vacant area, 
it is worth noting that it has a guaranteed revenue for 2020 that partially covers the 
estimated income, thus mitigating the economic vacancy’s impact on the portfolio. 
Regarding commercialization matters, please note that we continue to progress with 
several potential corporate clients interested in renting large areas. The relevant 
negotiations would be defined over the next semester. 
 
The corporate category has a current vacant area of 26,284 m2, of which 25,433 m2 
are under an advanced commercialization process with 38 prospects. 
 
Continuing with the commercial category, the end of Plaza Central’s preferential flow 
hedging impacted the economic vacancy: the metric closed the quarter at 7,8%. The 
category has a current vacant area of 15,533 m2, 94% of which is under an advanced 
commercialization process with 52 tenants. 



	  

 
SLIDE # 8 – PEI’S VACANCY V. MARKET’S VACANCY 
 
Next, slide # 8 compares the warehouses’ vacancy. Pei’s vacancy stood at 7,8%, 
continuing to remain below the market’s vacancy, which registers levels above 13%. 
Pei’s warehouses economic vacancy decreased during the quarter, from 7,8% to 4,8%, 
driven by the  end of the temporary discounts under certain agreements. 
 
Currently, the category has a vacant area of 30,480 m2. We are under negotiation 
processes with 3 prospects that would occupy about 70% of such area. 
 
On the right side appears the specialized assets category’s vacancy performance. This 
category includes assets from the education and health sectors, which have been 
increasing their participation in Pei’s portfolio. The category’s vacancy metrics register a 
decrease, driven from the health assets’ lack of vacancy, as they correspond to 
investments made under the Built-to-Suit scheme, with long-term lease agreements. 
  
 
SLIDE # 9 - REAL ESTATE PORTFOLIO 
 
In terms of the real estate portfolio, the upper left graph shows the revenues from the 
acquisitions made in the past quarter. These acquisitions total around 43,000m2 and, 
through them, Pei's portfolio exceeded one million square meters in leasable areas that 
include the 33% stake in Atrio’s North Tower, the 100% ownership’s consolidation of 
Plaza Central in Bogotá, and the Sánitas Ciudad Jardín medical center acquired in Cali. 
 
Diversification per tenant remained stable during the quarter and the portfolio revenues 
continue to be distributed among the different tenants, loosely complying with the 
vehicle’s limits. Thus, 76,2% of the revenues correspond to 1,640 tenants. 
 
The upper right graph details each category’s main tenants and their relevant weight in 
the total portfolio. You may see that the exposure to a same client is below 3,5%, 
except for Grupo Bolívar, which is represented by two tenants: Seguros Bolívar and 
Banco Davivienda. 
 
SLIDE # 11 - FINANCIAL FIGURES 
 
Continuing with the slides dealing with the financial figures, the vehicle’s accumulated 
operating income closed the first quarter of the year at COP 124,736 MM, registering a 
10% increase compared to the COP 113,151 MM reached in the same period of 2019. 
The acquisitions made in 2019 and the assets incorporated during the first quarter of 
2020 --which we have already referred to-- were the main drivers of this increase. 
 
The NOI registered a 20% growth for COP 105,121 MM in 2020 and an Operational 
margin of 84%. This increase resulted from the change in the property tax expense’s 
amortization period, which increased from 6 to 12 months. 



	  

 
Consequently, EBITDA shows an increase exceeding that of the 
income, as it grew 19% compared to the same period of 2019. Similarly as the NOI, the 
change in the property tax expense’s amortization period explains this increase, 
reducing the expense in the first semester of the year. When this effect is normalized, 
the EBITDA shows a 10% growth, in line with the revenues’ increase. 
 
SLIDE # 12  - PROFITABILITY 
  
Next, slide 12 shows the Distributable Cash Flow paid in the first quarter of the year and 
amounting to COP 144,510MM. The Distributable Cash Flow increased by 55% 
compared to the one paid in 2019. This increase was driven by the stabilization of 
several assets that were recently built and incorporated to the portfolio during the last 
24 months; also, by the ordinary bonds issue carried out in November 2019, which 
reduced the vehicle’s financial expense. 
 
The Dividend Yield paid --which you can see in the upper right graph--, as already 
referred to, evidences the metric’s good performance, which stood above the 5% of 
2019. 
 
As the profitability graph shows, it is important to highlight that Pei is a long-term rents 
vehicle that is permanently incorporating assets. This is why profitability should be 
evaluated in periods between 5 and 10 years, after the benefits of the properties’ 
stabilization are captured. This is how the 5 and 10 years-profitability has remained at 
11,5%. 
 
The analysis of shorter periods shows that the 12-month profitability was 10,00%. 
 
On the other hand, the assets’ appreciation in the last twelve months was 3,74%. 
 
 
SLIDE # 13 - INDEBTEDNESS 
 
We now move to discuss the debt portfolio’s performance, which closed the period with 
1,97bn, 81% of which corresponds to long-term debt and 19% to short-term debt, 
reflecting the vehicle's capital structure strategy. The above translates into a debt-to-
assets ratio of 27%, a conservative leverage below the vehicle’s 40% limit. 
 
The second bonds’ issue, carried out in November 2019, permitted an increase of the 
fixed-rate debt portfolio’s indexation to anchor the cost thereof, shifting from 
representing 22% in the first quarter of 2019 to 40% by the end of the first quarter of 
2020. Additionally, we increased the IBR’s indexation by 14%, from 4% in the first 
quarter of 2019 to 18% by the end of the first quarter of this year, allowing us to capture 
the reductions in the intervention rate by the Central Bank. The debt’s weighted cost in 
the first quarter of 2020 registered a decrease of 3 basis points, reaching 6,91% E.A. 
 



	  

SLIDE # 14 - RECEIVABLES 
 
On the receivables’ performance, the gross receivables’ balance amounted to 22,347 
million that were always subject to the collection management’s instances established in 
Pei’s receivables policy. On the other hand, the net receivables --which reflect the 
current counterparty risk--, registered COP 10,134 MM in the last quarter, equivalent to 
2,01% of the last 12 months’ revenues, standing at levels similar to those of the second 
quarter of the previous year. 
 
This increase is associated to the usual economic dynamics following the end of the 
year, mostly for the commercial segment, and a smaller portion attributable to the 
current juncture. In terms of the receivables’ turnover, the metric was 7 days. 
 
In connection with the current situation, it is important to note that the portfolio’s 
diversification in different industries has mitigated the impact of the receivables because 
the sectors most affected have been logistics, construction materials, and retail (non-
food). It is good that approximately 70% of the portfolio has exposure in the financial, 
food, and professional services sectors. 
 
So far we have covered the presentation of the vehicle’s results as of the closing of the 
first quarter of 2020. With this, I give the floor, again, to Jairo Corrales, who will share 
with you a section dedicated to the current situation. 
 
SLIDE # 15 – JUNCTURE 
 
Thank you Jimena. 
 
We want to dedicate a section of this call to discuss with you the current situation from 3 
main fronts. The first one, the strengths of a vehicle with Pei’s characteristics, upon 
facing a contingency like the one we are experiencing worldwide. Second, the 
properties, lease agreements’, and vehicle’ management by the assets manager. And, 
finally, the main impacts on the portfolio’s metrics. 
 
 
SLIDE # 16 – VEHICLE’S STRENGTHS 
 
In times of contingencies such as the one we are currently experiencing, the benefits of 
an investment vehicle such as Pei are mostly noticed. Today, we want to highlight 4 
main strengths: 
 
1. Portfolio diversification 
2. Liquidity 
3. Timely management of obligations and conservative leverage 
4. Hedging schemes for the assets under stabilization 
  
 



	  

SLIDE # 17 - PEI’S PORTFOLIO STRENGTHS  
 
First, DIVERSIFICATION. Pei has 145 income-generating assets in 4 different 
categories: corporate, commercial, logistics and industrial, and specialized assets, 
which are affected by the market’s situations or cycles differently. Furthermore, because 
these assets are occupied by 1,646 tenants that belong to over 20 economic sectors, 
each with specific particularities, the impact of the juncture  we are currently facing 
reflects differently on each. 
Likewise, Pei's assets are diversified throughout the country in more than 30 cities and 
municipalities. We are already seeing how the reactivation of their operations is taking 
place at different scales in the main cities of Bogotá, Cali, Medellín, and Barranquilla, 
and at different paces in the capital and the intermediate cities where Pei has been 
deepening its presence in recent years. 
 
Second, we wish to highlight the VEHICLE’S LIQUIDITY position, which has resources 
available at demand in low-risk investments, so that the cash generated by the business 
is available for delivery to investors. In light of this juncture and, preventatively, the 
Advisory Committee authorized a reinforcement of the vehicle’s cash position through a 
24 months-term working capital loan for COP 70 thousand million, to meet any potential 
needs of the operation. 
 
Third, the capital structure with short-term and long-term LEVERAGE in accordance 
with the business dynamics. Pei’s debt-to-assets ratio ranges between 25% and 30% 
and is mostly long-term debt. Particularly at the end of the first quarter of the year, the 
financial obligations maturing in 2020 represented 8% of the debt. 
 
And, fourth, reinforce that Pei has structured the incorporation to the portfolio of newly 
built assets, negotiating hedging schemes such as guaranteed revenues and 
preferential flow. The main objective of these hedges is to mitigate potential marketing 
risks in the assets’ stabilization period, while reaching the ideal occupancy levels and 
tenants mix. 
 
Finally, I want to emphasize that Pei’s investment is long-term --as I have stated in other 
scenarios-- with a 99-years term extendable to another 99-years, which is undoubtedly 
a strength and a distinction among the different alternatives in the market. 
  
SLIDE # 18 - CURRENT SITUATION OF THE PORTFOLIO ASSETS 
 
Moving on to slide 18, we want to let you know how the assets portfolio is running. It is 
important to mention that, from the first day of the isolation, the portfolio assets have 
fully complied with all the government and health authorities’ recommended  sanitary 
measures, consistently with each properties’ use and the industry that they belong to. 
 
As the slide shows, certain assets in all of the categories have remained open in order 
to run the tenants’ operations requiring so. These activities include call centers, 
department stores and supermarkets, drug stores and pharmacies, home delivery 



	  

restaurant services, logistical operations and distribution centers, and 
assets in the specialized category. 
 
Pei Asset Management team’s work has particularly stand out on several fronts: 
 

• Preservation of the cash, by optimizing the assets’ operating expenses and 
postponing 
any non-priority interventions therein; 

• With respect to the financial obligations, short-term credits have been novated so 
that no obligations mature during the year. 

• As to investments in new assets, the active commitments on assets under 
development have been honored and fulfilled, while the analysis of new 
investment opportunities has become even more rigorous. 

 
 
SLIDE # 19 - COMMERCIAL MANAGEMENT OF LEASE AGREEMENTS 
 
I would like to emphasize that, in the face of a situation as relevant as the one we are 
experiencing, Pei’s lease agreements have not been materially impacted and we are 
focusing on managing each of our tenants in consideration to their particular 
circumstances. 
 
Our commercial management has been fundamental in this sense, because we must 
assist the tenants with their requests without disregarding the investors’ interests, 
abiding by the fundamental premise of achieving a balance between the short and long 
terms. 
 
Among the actions adopted,  there are three types of reliefs: 
 

• First, a 50% relief in the rental fee during the three months of the second quarter 
of 2020, to provide immediate aid with the tenants’ cash flow. 

 
• Second, payment arrangements in connection with any outstanding balances 

during those months, which must be paid within the next 12 months. It worth 
mentioning that these reliefs were only granted to those tenants in good standing 
as to their contractual obligations before the Covid-19 situation started. 

 
• Third, the whole operational savings under the assets’ co-properties were 

transferred to the tenants and reflected in the management fees’ invoices, 
representing an average 40% saving in the months of April and May. 

 
All of the above has translated, as of to date, in the negotiation of the conditions of 169 
lease agreements. The arrangements reached represent a direct 6,4% reduction in 
Pei’s annual revenues. Additionally, the revenues not received throughout the year 
would have a  3% impact on the annual income. 
 



	  

In line with the counterparties’ risk policy, tenants belonging to 
industries highly impacted by the Covid-19 situation such as 
aeronautical, hydrocarbons, children's entertainment, movie theatres, and gyms have 
been closely monitored. Additionally, Pei has liquid guarantees reflected in rent 
insurance policies that add up to nearly 10% of the vehicle's annual income. 
 
I give the floor to Jimena Maya, so that she may share with you the estimate of the 
impacts on the vehicle’s main metrics. 
 
SLIDE # 20 - POSSIBLE IMPACTS ON THE METRICS 
 
Thank you very much, Jairo. 
 
With respect to the main impacts that the current situation may have on the metrics, 
please note the following: 
 
Lower rental incomes are expected as a result of the lower rental fee-reliefs during the 
second quarter of the year, lower sales-base levels on which to settle the variable 
agreements, and a decrease of the revenues from the parking spaces and common 
areas in the shopping centers. 
 
With respect to the receivables metric, we expect lower collection rates during the 
second quarter, with differentiated impacts per asset category, and an increase of the 
receivables as a result of the deferral of outstanding balances during the period. 
Payment arrangements will be monitored and managed in line with the vehicle's 
receivables policy. 
 
As to the operating expenses, all non-priority works in the assets were reprogrammed,  
representing between 25% and 30% lower operating expenses in the portfolio’s budget 
for 2020. 
  
In relation to financial expenses, the financial obligations maturing in 2020 were re-
profiled so that only 3% of the portfolio's liabilities will mature by the end of 2020. 
 
As to the working capital investments, a 24-month bullet loan was taken to reinforce the 
resources available in cash and meet the vehicle’s needs during the juncture. 
 
In connection with the appraisals, the lease agreement’s flows will be updated in line 
with the commercial arrangements reached and appraisal firms shall update their 
appreciation assumptions. 
 
Finally, regarding the vacancy metric, the market’s vacancy levels are expected to 
increase in the future. Likewise, available spaces are expected to be subject to longer 
absorption and relocation times. Pei Asset Management has prepared vacancy 
sensitivity scenarios up to 20% levels. 
 



	  

 
SLIDE # 21 – ASSETS’ OPERATION IN THE SECOND SEMESTER 
2020 
 
We know that this situation will require us to adapt the assets so that they meet the 
sanitation and health safety precautions, and also to generate new experiences with the 
use of the spaces. Pei Asset Management’s team has been preparing for the assets 
opening, abiding by the National Government’s requirements on sanitation and 
preventative health protocols and standards for the assets. We estimate that Pei’s entire 
portfolio will be able to receive the operation, in accordance with each of the categories’ 
particularities, in June. 
 
With respect to the commercial assets, measures have been adopted to reduce the 
distance between parking spaces and thus guarantee a safe distancing between the 
visitors. The counting and restriction of the number of people in the shopping center has 
been activated, seeking the traffic not to exceed the limit and avoid crowds. Personal 
protection elements-dispensing machines and digital shift systems have been installed 
in the food courts to avoid the high flow of people. Cleaning protocols will also intensify 
in all common areas. 
 
In the logistics assets, the carts’ and goods’ sterilization was implemented and will be 
maintained, as well as the demarcation and disinfection of all of the waiting areas. 
 
CORPORATE ASSETS 
  
Although the assets under development are not part of Pei’s portfolio yet, protocols 
have been implemented for the reception of materials, the use of common use tools, 
and the entry and exit times of the construction personnel to contribute to the public 
transportation’s decongestion. 
 
 
SLIDE # 22 - WORK AGENDA FOR THE SECOND SEMESTER OF 2020 
 
Finally and, as usual, we now present you the main topics under Pei and the real estate 
manager’s work agenda for the second half of the year. We continue to progress in 
connection thereof, in the context of the current situation. 
 
 

• First, we will permanently assist the tenants, monitoring their operations’ 
reactivation and the evolution of their businesses for the remainder of the year. 

• As mentioned earlier in detail, the team works on the assets reopening plan, 
interventions, protocols, and operating schemes. 

• The investors relations team is leading  the process to hold the 2020’s Investors 
Assembly. We take advantage of this opportunity to invite all of the vehicle’s 
investors to record their information in  Pei’s website, so that communications 
therewith is ensured . 



	  

• We have been working since last year on another of the 
capital structure actions, the expansion of the short-term debt 
issuance program, particularly in commercial papers; we hope that it will be 
approved by the SFC in the coming months. 

• Finally, we will actively work on the vehicle's sustainability agenda, because we 
can directly and significantly contribute to the sustainable and responsible 
development pillars both through Pei and the assets’ management. 

 
 
CLOSING 
 
With this, we have covered a review of Pei’s situation at the end of the first quarter of 
2020, as well as the current juncture derived from the Covid-19. Once again we thank 
you for your participation in this space, aimed at bringing the vehicle’s management 
closer to investors and keeping them informed on the vehicle’s most relevant events 
and results, and the portfolio-related metrics. 
 
This presentation will be available at Pei’s website, in the investors’ portal section. 
  
Thank you very much for your attention. Next, we will open the space to answer the 
attendants’ questions. 
 
 
 


