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Kingston Properties Limited

unaudited group
financial statements

Nine (9) Months Ended September 30, 2021

HIGHLIGHTS
• Group rental income increased
by 35% YOY in 3Q 2021
• Net operating income (NOI) increased
by 20% YOY in 3Q 2021
• Profit before finance charges and
taxes increased by 82% YOY in
3Q 2021
• Funds from Operations (FFO)
increased by 137% to $893,314
• Book Value per share (BVPS)
increased by 3% to $0.04569.
We are pleased to present the unaudited
consolidated financial statements for the nine
months ended September 30, 2021 in United
States dollars, unless otherwise indicated.

OVERVIEW
The Group’s operating results continue to see
improvement year on year (YOY) as at the end of
the third quarter of financial year 2021. Whereas the
Group’s financial performance in 2020 was affected
largely by foreign exchange losses on Jamaican dollar
cash balances being held longer than anticipated,
the deployment of those funds in the second half of
2020 has been yielding positive results for the Group
in 2021. The improved financial performance is also
attributed to continued economic recovery spurred
by reductions in some of the containment measures
associated with the COVID-19 global pandemic and
favourable vaccine rollout programmes in major global
economies. In addition, a very buoyant homebuying
1

market in the US1 has resulted in improved valuations
of our condo portfolio allowing the Group to achieve
gains on the disposal of condo units sold during the
review period. This coupled with the strong tenant
demand for our warehouse properties in Jamaica and
the Cayman Islands contributed to higher revenues
and profits for the quarter and the year to date.

INCOME STATEMENT
Group rental income increased by 34.5% year on year
for the three months ended September 30, 2021 to
$763,105 compared to $567,352 for the same period
in 2020. However, it should be noted that the Group
acquired the Harbour Centre building in the Cayman
Islands and the East Ashenheim Road warehouse
property in Jamaica in July 2020 and October 2020
respectively, so the Group’s pool of earning assets was
different for the three month period ended September
30, 2020, as compared to the same period in the
current financial year. For the same reason the higher
year on year figure was mainly due to the acquisition
of these properties over the reporting period. Group
rental income for the first nine months of the financial
year, increased by 49.6% to $2.2 million. The 2021
rental revenue reflects nine full months of revenue
earned on the newly acquired properties when
compared to the prior year’s figure. In addition, the
Group benefitted from the recovery in occupancy
at some of our properties in the US and Cayman
Islands that were affected in 2020 by early lockdown
measures in those jurisdictions, as well as the addition
of a property on Dumfries Road in Jamaica, that is fully
leased. Direct property and administrative expenses
which are reflected in group operating expenses,
increased by 52.5% during the third quarter from
$255,165 in 2020 to $389,073 in 2021. For the nine
month period, the increase was 19.7% to $962,501.

https://www.miamirealtors.com/2021/10/21/87686/
for more information, visit: www.kpreit.com
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The increase is mainly due to higher broker fees and
staff costs in 2021, however this was offset by lower
homeowners association dues and property taxes in
the US consequent on the disposal of eight (8) condo
units in Florida since the second quarter of 2020.
Results of operating activities before other income
(NOI) saw a 19.8% increase year on year for the
third quarter of 2021 moving to $374,032, while for
the first nine months increased by 85.7% moving
to $1.2 million in 2021 from $666,523 in 2020.
In addition, net operating margin increased from
45.3% in 2020 to 56.3% in 2021, while EBITDA
increased from $745,085 to $1,805,048 over the
same period, representing an increase of 142.3%.
The Group recorded profit before net finance
charges of $631,658 in the third quarter of 2021
compared with $349,468 in the same quarter in 2020,
an increase of 82.3%. For the first nine months of the
year, there was a 143.4% rise in this item to $1.8 million
from $735,978. The figure in the first nine months of
2021 included (1) a fair value gain of $343,483 from
the Group’s investment in a real estate fund, (2) an
appreciation in the value of select condo units in our
portfolio classified as held for sale, (3) gains from the
disposal of two condo units at the Loft II in Miami
during the third quarter of 2021, and (4) higher property
management fee and other income earned year to date.
In the first nine months of 2021, the Group recorded
a profit before income tax amounting to $1.4
million compared to $59,381 for the same period
in 2020. The lower figure in 2020 resulted from
higher net finance costs amounting to $676,597
compared to $405,946 in 2021. The figure in 2020
was primarily comprised of realized and unrealized
foreign exchange losses arising from the translation
of local currency balances as the Group held higher
than normal local cash balances. The Group earned
4
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lower interest income in 2021 due to the deployment
of those high cash balances held in the previous
year into new properties and capital improvement
projects. Profit after tax in the third quarter of 2021
amounted to $420,674 compared to $413,552 for the
third quarter of 2020, while for the nine months period,
profit stood at $1.4 million compared to $70,154 in
2020. The Group recorded an income tax charge for
2021 compared to a tax credit in 2020, this is due to
higher taxable income in the current year, compared
to a reduction of our deferred tax liability during 2020.

BALANCE SHEET
Following the acquisition of a property in Jamaica
during the first quarter of 2021 and higher fair value
improvements on properties in Jamaica and Florida,
investment properties increased by 2.8% year on
year to $40.1 million. The increase relative to prior
years is mainly due to (1) the sale of two (2) condo
units at the Loft II in Miami, and (2) the acquisition of
equity interests in real estate partnerships. On July
21, 2021, the Group, through our subsidiary Kingston
Properties Miami LLC, acquired a 38% interest in a
partnership that purchased and is currently renovating
a 155-unit multifamily property in Atlanta, Georgia. The
purchase was for a consideration of $1.8 million. In
addition, on September 9, 2021, the Group through
its subsidiary Kingston Properties (St. Lucia) Limited
entered into an agreement with a developer for the
purchase of three (3) pre-construction units in a
mixed-use industrial development in the Cayman
Islands. The Group also secured an option to acquire
the fourth unit in the development on completion. The
units are scheduled for delivery by October 2022.
Total assets stood at $49.0 million as at September
30, 2021 compared to $44.9 million the previous year,
an increase of 9.2%. This included cash and near cash
holdings of $3.6 million, equity interests in real estate
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partnerships of $3.1 million and deposits on investment
properties amounting to $1.3 million. Total loans
payable were approximately $17.7 million at September
30, 2021 compared with $14.4 million at September
30, 2020 representing a 22.4% year on year increase in
borrowings. These are all collateralized facilities that are
denominated both in US and Jamaican dollars from our
financial partners in Jamaica and the Cayman Islands.
In June 2021 the Group secured a J$700 million loan
facility from Victoria Mutual Investments Limited (VMIL)
to facilitate the expansion of the Group’s property
portfolio in keeping with our main strategic imperatives.
The loan is at an interest rate of 6.4% per annum and
for a term of thirteen (13) months. The rates on our USD
facilities range between 2% and 3.9% per annum.
We continue to maintain conservative debt
ratios as part of our risk management strategy.

3Q2020

3Q2021

Total Loans as % of Investment Properties

37.04%

44.10%

Total Loans as % of Total Assets

32.18%

36.04%

Total Loans as % of Total Equity

48.17%

57.05%

Total Equity increased by 3.3% year on year to $31.0
million from $30.0 million in 2020. Book value per
stock unit has improved from $0.04423 at September
30, 2020 to $0.04569 at September 30, 2021.
Funds from operations for the nine months
ended September 30, 2021 increased by 137.2%
year on year moving from $376,586 to $893,314.

Funds from Operations (FFO)

2021

2020

Net Profits

$1,346,268

$

70,154

Depreciation and amortisation

$

$

9,107

Interest Income

$ (46,516)

$ (189,640)

Revaluations

$ (343,483)

$

-

(Gain)/loss on disposal of investment property $ (76,941)

$

(14,405)

FX Adjustment

$

501,370

$

13,986

-

$ 893,314

$ 374,586

IMPACT OF THE COVID-19 PANDEMIC
The board and management continue to assess
the impact on our operations of measures being
used to curb the spread of the disease. Being more
than a year and a half since the declaration of the
global pandemic, we conduct periodic evaluation
of the impact containment measures are having on
our tenant base and devise mitigation strategies if
needed. Occupancy levels and collections from our
properties remain solid with greater than 95% of our
tenants being current. With this prolonged period of
economic distress the board approved a plan that
required the Company to maintain sufficient cash
resources to weather any shocks to our income and
the need to meet debt service obligations and take
advantage of any opportunistic deals that may arise.

STOCK PRICE AND DIVIDENDS
KPREIT’s stock price closed at J$8.55 at the end
of the September quarter which represents an 18%
gain since the start of the year, which has outpaced
the performance of the JSE Main index by thirteen
percentage points. For the year to date, approximately
$900,000 has been paid to shareholders as dividends,
representing the largest total dividends distributed
in a single year since the Group’s inception in 2008.
for more information, visit: www.kpreit.com
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SUBSEQUENT EVENT
On October 11, 2021, the Group acquired an
approximately 1.5 acre property in the Cross
Roads area for a consideration of J$75 million. The
property is slated for development into a small bay
warehouse complex. The acquisition is in keeping
with our continued diversification strategy and
our thrust to increase our holdings in industrial
properties in various jurisdictions. The purchase
was funded from proceeds of the loan arrangement
with VMIL as well as cash resources of the Group.

SUMMARY AND OUTLOOK
Our strategy is based on building a more resilient
business and to position for recovery in a post
pandemic world. Whereas we have no clear view
on exactly when a post pandemic era will occur, we
anticipate that monetary authorities will continue
to promote policies geared towards an economic
recovery to pre-pandemic levels. Further, there is
reasonable expectation that the economies which
experienced robust growth prior to the pandemic will
recover much faster in a post pandemic world and
this augurs well for further growth in the real estate
industry and improved returns for KPREIT going
forward. We believe that Cayman will remain a solid
market, and we continue to be optimistic about its
economic resilience and ability to provide our portfolio
with more competitive yields. With the continued
growth in e-commerce, we remain bullish on industrial
properties throughout the region, and especially in
the markets we operate. The diverse nature of our
tenant base and geographic dispersion continues
to offer a level of resilience to our operating income.
Our divestment of the Florida condo portfolio will
continue and this will result in a shift into multi-family
6
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properties to reduce valuation volatility and higher
yields. We believe that the Group is well positioned
to take advantage of any opportunities that arise due
to a persistent pandemic environment by continuing
to engage in a variety of fundraising activities.
Both the board of directors and the management
of the organization have collectively agreed on a
environmental sustainability imperative for 2021. This
will involve the preparation of our properties to achieve
green certification by an internationally recognized
organization in keeping with our mandate to play our
part in combating climate change. Our work towards
this goal began in 2020 with improvements of the air
conditioning system at our Grenada Crescent property
and efficient lighting solutions in all our properties to
reduce energy consumption. Our target is to achieve
green certification for all our properties by 2024.
We are well on our way to achieving our key strategic
imperatives set out two years ago and which will see
us go boldly into new directions to continue to create
shareholder value. As always, thanks to our Board,
shareholders and employees for your continued support.

Kevin G. Richards				
Chief Executive Officer
November 11, 2021

Kingston Properties Limited

GROUP STATEMENT OF
COMPREHENSIVE income (UNAUDITED)
Nine (9) Months Ended September 30, 2021

for more information, visit: www.kpreit.com

7

Kingston Properties Limited

GROUP STATEMENT OF
FINANCIAL POSITION (UNAUDITED)

Nine (9) Months Ended September 30, 2021

8

for more information, visit: www.kpreit.com

Kingston Properties Limited

GROUP STATEMENT OF
CHANGES IN EQUITY (UNAUDITED)
Nine (9) Months Ended September 30, 2021

for more information, visit: www.kpreit.com

9

Kingston Properties Limited

GROUP STATEMENT OF
CASH FLOWS (UNAUDITED)

Nine (9) Months Ended September 30, 2021

10

for more information, visit: www.kpreit.com

Kingston Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (UNAUDITED)
Nine (9) Months Ended September 30, 2021

for more information, visit: www.kpreit.com

11

Kingston Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (UNAUDITED)

Nine (9) Months Ended September 30, 2021

12

for more information, visit: www.kpreit.com

Kingston Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (UNAUDITED)
Nine (9) Months Ended September 30, 2021

for more information, visit: www.kpreit.com

13

Kingston Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (UNAUDITED)

Nine (9) Months Ended September 30, 2021

14

for more information, visit: www.kpreit.com

Kingston Properties Limited

NOTES TO THE CONSOLIDATED
FINANCIAL STATEMENTS (UNAUDITED)
Nine (9) Months Ended September 30, 2021

for more information, visit: www.kpreit.com

15

Kingston Properties Limited

ShareholdINGS report
AS AT september 30, 2021
Top Ten Shareholders

# OF UNITS HELD

1

VMWEALTH PROPERTY FUND

237,412,179

35.0%

2

PRIME ASSET MANAGEMENT JPS EMPLOYEES
SUPERANNUATION FUND

138,584,772

20.5%

3

PAM - COURTS (JAMAICA) PENSION PLAN

45,475,068

6.7%

4

PAM - POOLED EQUITY FUND

41,096,639

6.1%

5

PLATOON LIMITED

31,018,806

4.6%

6

NATIONAL INSURANCE FUND

27,142,856

4.0%

7

PAM-POOLED PENSION REAL ESTATE

25,800,681

3.8%

8

GUARDIAN LIFE SHELTER PLUS FUND

20,680,000

3.1%

9

SAGICOR LIFE - LASCELLES DEMERCADO
DEFINED CONTRIBUTION FUND

17,793,565

2.6%

10

GUARDIAN LIFE POOLED PENSION FUND

10,000,000

1.5%

TOTAL

595,004,566

Directors
Garfield Sinclair

SHAREHOLDINGS

Peter J. Reid &
- Margaret Sylvester-Reid
Lisa Gomes

CONNECTED
31,018,806

245,730
4,246,263
Nil
459,460

Nil
Nil
Nil
Nil

Gladstone “Tony” Lewars

Nil

Nil

Phillip Silvera

Nil

Nil

421,146

Nil

Rezworth Burchenson

SENIOR

MANAGERS

SHAREHOLDINGS

CONNECTED

SHAREHOLDINGS

Kevin G. Richards

794,635

Nil

Tatesha Robinson-Rowe

28,746

Nil

- Fenekie Rowe
Andray Francis
Roxanne Kelly
for more information, visit: www.kpreit.com

30,000
Nil
1,200

87.8%

SHAREHOLDINGS

Nil

- Platoon Limited
Nicole Foga

16

%

Nil
Nil

