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Preliminary Ratings

Class Preliminary rating Preliminary amount ($)
LTV ratio

(%)
Market value decline

(%)(i)
Debt yield

(%)(ii)

A AAA (sf) 148,646,000 32.5 76.5 30.8

X-CP BBB-(sf) 112,697,600(iii) N/A N/A N/A

X-NCP BBB-(sf) 140,872,000(iii) N/A N/A N/A

B AA- (sf) 51,684,000 43.8 68.3 22.8

C A- (sf) 38,419,000 52.2 62.2 19.2

D BBB- (sf) 50,769,000 63.3 54.2 15.8

E BB- (sf) 74,879,000 79.7 42.4 12.6

F B (sf) 48,853,000 90.4 34.7 11.1

VRR interest NR 21,750,000 N/A N/A N/A

Note: This presale report is based on information as of Feb. 28, 2020. The ratings shown are preliminary. Subsequent information may result in
the assignment of final ratings that differ from the preliminary ratings. Accordingly, the preliminary ratings should not be construed as
evidence of final ratings. This report does not constitute a recommendation to buy, hold, or sell securities. (i)Reflects the approximate decline
in the $665.7 million appraised as-is value that would be necessary to experience a principal loss at the given rating level. (ii)Based on S&P
Global Ratings' net cash flow and the mortgage balance. (iii)Notional balance. The class X-CP and X-NCP certificates will not have certificate
balances and will not be entitled to distributions of principal. The notional amount of the class X-CP certificates will be equal to the aggregate
portion balances of the class B portion 2, class C portion 2, and class D portion 2, and the notional amount of the class X-NCP certificates will
be equal to the aggregate certificate balances of the class B, C, and D certificates. LTV ratio--Loan-to-value ratio, based on S&P Global Ratings'
values. NR--Not rated.

Profile

Expected closing
date

March 17, 2020.

Loan One two-year floating-rate commercial mortgage loan maturing Feb. 9, 2022, with five one-year
extension options totaling $435.0 million. For the fourth and fifth extensions, the loan must achieve a
debt yield of no less than 10.25% and 10.40%, respectively. The loan is interest-only for its entire term
and has an interest rate equal to LIBOR + 2.213%. With respect to the fourth extension period only, the
spread will increase by 0.25%. There is an interest rate cap equal to 4.0% during the loan term and the
greater of 4.0% and the rate that, when added to the spread, results in a debt service coverage of not
less than 1.10X during any extension period.

Collateral A commercial mortgage loan secured by the borrowers' fee simple interests and the operating lessee's
leasehold interest in 74 extended-stay hotels across 26 U.S. states.
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Profile (cont.)

Payment structure On each distribution date, the aggregate available funds allocable (a) to the VRR interest will be an
amount equal to the product of the aggregate available funds multiplied by the VRR percentage; and
(b) to the offered regular certificates will be an amount equal to the product of the aggregate available
funds multiplied by the non-retained percentage. The VRR percentage is approximately 5% and the
non-retained percentage is approximately 95%. Principal payments (other than amounts constituting
the free prepayment amount, which is applied pro rata among the classes of offered principal balance
certificates) will be made sequentially, first to the class A, then B, then C, then D, then E, and then F
certificates. The issuer will make interest payments on the certificates to the class A, X-CP, and X-NCP
certificates, pro rata, based on the interest due, and then sequentially to the class B, then C, then D,
then E, and then F certificates. Realized losses will be allocated in reverse sequential order.

Secondary debt Mezzannine debt totaling $90.0 million.

Loan sellers Citi Real Estate Funding Inc.

Borrower Affiliates of Brookfield Strategic Real Estate Partners II, the loan's sponsor. Each borrower is a
special-purpose entity whose primary business is the ownership of the mortgaged properties.

Servicer KeyBank N.A.

Special servicer KeyBank N.A.

Trustee Wilmington Trust N.A.

Certificate
administrator

Citibank, N.A.

Rationale

The preliminary ratings assigned to Citigroup Commercial Mortgage Trust 2020-WSS' commercial
mortgage pass-through certificates reflect S&P Global Ratings' view of the collateral's historical
and projected performance, the sponsor's and manager's experience, the trustee-provided
liquidity, the loan's terms, and the transaction's structure. We determined that the loan has a
beginning and ending loan-to-value (LTV) ratio of 90.4%, based on our value of the property
backing the transaction.

Strengths

The transaction exhibits the following strengths:

- The loan has a strong debt service coverage (DSC) of 2.81x, calculated using the 1.67% current
LIBOR rate plus the spread and our net cash flow (NCF) for the property, which is 9.1% lower
than the issuer's NCF. The DSC based on the LIBOR cap plus the spread is 1.76x.

- The portfolio comprises 74 properties across 26 states. The portfolio is granular as Firestone
(2.4% by allocated loan amount [ALA]), Deerfield Beach (2.3%), and Tampa Brandon (2.2%) are
the three largest assets by ALA and together make up 6.9% of the mortgage pool by ALA. The 10
largest properties comprise 21.3% by ALA.

- The portfolio is geographically diverse with the 74 hotels located in 26 U.S. states. Florida has
the highest concentration with 14 hotels representing 23.6% of the balance by ALA. North
Carolina and Ohio represent the second- and third-largest concentrations by ALA with five
hotels (7.6%) and six hotels (6.1%), respectively.

- Each of the 74 hotels benefits from its affiliation with the WoodSpring Suites brand under
franchise agreements with Choice Hotels International through January 2038. In addition to
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name recognition, the brand affiliation enables the hotels to benefit from Choice's national
brand-wide marketing campaigns, reservation system, and frequent-stay program. The royalty
and marketing fees are 7.5% of rooms revenue. The hotels are managed by Nationwide Hotel
Management Company LLC, an independent manager, with a base management fee of 4.75%.

- The portfolio has exhibited strong operating performance over the past several years. Revenue
per available room (RevPAR) increased by 22.3% in 2018 and by 5.5% in the trailing-12-month
(TTM) period ended November 2019, and NCF improved by 20.1% and 7.1%, respectively, for
these same periods. While the portfolio performance was aided by the construction and
stabilization of 15 new hotels from 2016-2019, the same store portfolio of the 59 original hotels
also exhibited strong RevPAR and NCF increases during the last three years.

- The portfolio properties are of a newer vintage, having an average year built of 2010, making the
collateral WoodSpring Suites hotels one of the newer products in the economy extended stay
segment. Each property was purpose-built between 2003 and 2019. The average hotel size is
120 guestrooms, and the properties feature interior corridors and in-suite kitchens.

- The portfolio benefits from high NCF margins that have ranged from 40%-43% over the past
four years. WoodSpring Suites hotels cater to guests seeking very basic short- or medium-term
housing that is affordable for guests that have low service and amenity needs. The high margins
stem from the longer average length of stay of approximately 15 days, compared to three to five
days for higher category extended stay products. This in turn results in lower operating
expenses as these hotels employ only four to eight full-time employees, provide only bi-weekly
room cleanings, and provide very few amenities.

- Given its identity as a low-cost provider, the brand's average daily rate (ADR) penetration is
generally low, but occupancy penetration is high. For the past three years, the portfolio's
average occupancy penetration has exceeded 120%, reaching 130% in the TTM ended
September 2019. ADR penetration increased to an average of 76% in the TTM period ended
September 2019 from 62% in the TTM ended September 2017. As a result, average RevPAR
penetration across the portfolio has steadily grown to 97% in the TTM ended September 2019
from 83% in the TTM ended September 2017.

- The loan benefits from experienced sponsorship. Brookfield Strategic Real Estate Partners II
("BSREPII") is a private global real estate fund controlled by Brookfield Asset Management,
which has over $193 billion of real estate assets under management. As of December 2019,
Brookfield Asset Management and its affiliates owned 123 hotels across North America and the
U.K.

- The transaction is structured so that the borrower is responsible for most expenses that would
typically result in shortfalls to the certificateholders, such as special servicing, work-out, and
liquidation fees, as well as costs and expenses incurred from appraisals and inspections that
the special servicer conducts. In addition, the servicer must advance interest due on the loan
provided the collateral has sufficient value and that the advance is deemed recoverable from
liquidation proceeds, which we believe will help avoid or mitigate shortfalls to the
certificateholders.

Risk Considerations

The risks we considered for this transaction include the following:

- The trust loan balance is highly leveraged, with a 90.4% S&P Global Ratings LTV ratio. The LTV
ratio based on the appraiser's valuation is 65.3%. Our long-term sustainable value estimate is
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27.7% lower than the appraiser's "as-is" valuation.

- The mortgage loan is interest-only for its entire term, meaning there will be no scheduled
amortization during the loan term. We accounted for this lack of amortization by using lower
LTV thresholds at each rating category.

- In addition to the mortgage loan, there is additional debt in the form of a $90.0 million
mezzanine loan, which increases our LTV ratio to 109.1% from 90.4%. We accounted for the
additional debt by using lower LTV recovery thresholds at each rating category.

- The loan bears interest at a floating rate indexed to one-month LIBOR. Increases in LIBOR up to
the 4.0% interest rate cap will raise the interest payable on the underlying loan, decreasing the
loan's DSC. The interest rate cap agreement is generally consistent with our counterparty
criteria.

- Of the 74 properties, 37 (50.2% by ALA) are located in markets that we consider to be
secondary, and 29 (34.6%) are in markets we consider to be tertiary. Only eight hotels (15.2%)
are in primary markets. Primary markets have historically exhibited lower default and loss rates
relative to secondary and tertiary markets.

- The loan permits the release of individual properties subject to a release premium equal to
105% of the ALA for the first 25% of the original loan balance and 110% of the ALA thereafter.
In addition, releases are subject to a debt yield test such that debt yield after the release must
be equal to or greater than the greater of the debt yield immediately preceding the release (but
not more than 11.25%) and 10.0%.

- The transaction's structure allows principal prepayments up to $87.0 million (20% of the
mortgage balance) to be distributed to the principal balance certificates on a pro rata and pari
passu basis so long as no mortgage event of default exists and the loan metrics conform to the
stipulated debt yield tests. As a result, subordinate classes of principal balance certificates
may be repaid a portion of their principal before the more senior classes are paid in full. This
pro rata distribution provides less protection to the senior classes against losses associated
with a delinquent and defaulted mortgage loan relative to a sequential-pay structure. S&P
Global Ratings evaluated this payment structure and stress-tested the portfolio using an
adverse selection scenario; however, the debt yield hurdles preclude releases that would result
in credit deterioration.

- According to the Highland Group, the supply of extended stay hotel rooms in the U.S. increased
by about 36% between 2011 and 2018. However, the majority of the increase was in the
mid-price and upscale extended stay sectors. As of year-end 2018, there were 88,225 economy
extended stay rooms available per night, compared to 74,616 in 2011, reflecting an increase of
18.2% or a compound annual growth rate of about 2.1% per year. Despite the supply increase,
RevPAR for the extended stay sector overall and the economy extended stay segment continued
to exhibit positive gains in each year since 2011 as demand for this product type continues to
grow. However, the pipeline of additional extended stay hotels is robust, with the overall
extended stay sector room count expected to increase by 35% by 2022 and the economy
extended stay segment room count expected to increase by 27% by 2022. Hence, it is possible
that the rate of RevPAR growth will slow as new supply is absorbed into the market and as
travelers choose amongst the many new extended stay lodging options.

- The Columbus Hilliard property (0.8% by ALA) was denied renewal for its business license by
the City of Columbus on Jan. 13, 2020, due to allegations of criminal activity at the property. The
borrower has appealed the non-renewal and requested a stay. The lack of a license constitutes
a default under the loan agreement and the borrower could release the property, subject to the
stipulated release amount, to cure the default.

www.standardandpoors.com February 28, 2020       4

© S&P Global Ratings. All rights reserved. No reprint or dissemination without S&P Global Ratings' permission. See Terms of Use/Disclaimer
on the last page.

2389957

Presale: Citigroup Commercial Mortgage Trust 2020-WSS



- The mortgage and mezzanine loans, along with a $205.0 million term loan (that secures 41
non-collateral WoodSpring Suite hotels), will be used to refinance prior mortgage and
mezzanine debt of $530.0 million and a $133.6 million term loan, fund $13.4 million of closing
costs, fund $23.7 million for final construction costs and cost to acquire Denver Centennial
(non-collateral), and return $29.3 million to the sponsor.

- The loan is structured with a soft lockbox and springing cash management. As long as the
current manager or a replacement brand manager manages the hotels, the property manager
deposits the funds it receives (including credit card receipts) into manager-controlled accounts
and then applies the amounts to operating expenses, management fees, and other expenses.
Remaining funds are deposited into the lockbox account approximately monthly. The lender
does not have control or a security interest in these manager-controlled accounts, and there is
a risk that the property manager could divert and commingle funds. A NCF sweep and monthly
reserves for taxes and insurance (if required by the lender) will commence upon a trigger
period. A trigger period occurs upon an event of default or if the debt yield falls below 8.5%
during the initial term or first, second, and third extension periods and 9.0% thereafter, for two
consecutive quarters. A trigger period will also commence if the debt yield is below 10.25% and
10.40% at the commencement of the fourth and fifth extension options, respectively. There are
ongoing reserves for furniture, fixtures, and equipment.

- The loan agreement permits the transfer of a majority of interests in the borrower to a qualified
equity holder, which stipulates that any person with a net worth over $150.0 million in good
legal standing can qualify. Hence, in the future, an entity unrelated to the current sponsor can
own the properties so long as they meet the minimum net worth requirements and are in good
legal standing, regardless of their lodging industry experience.

- S&P Global Rating's considers lodging properties among the riskiest property types because
their pricing structure changes often, they have a significant operating component, and they
have a higher expense ratio relative to other property types. In addition, relative to full-service
properties, extended-stay hotels are built more quickly, are less expensive to construct, and
are easier to finance, potentially resulting in fewer supply constraints.

- There is no warm body carve-out guarantor, and the carve-out guaranty is capped at only 20%
of the loan amount for bankruptcy. In our view, these limitations generally lessen the
disincentive provided by a full non-recourse carve-out related to "bad boy" acts or voluntary
bankruptcy.

- Although the SPE borrower is structured with a non-consolidation opinion and one independent
director, the independent director can be removed without cause with the earlier of five days' or
three business days' notice.

- The transaction documents include provisions for the transaction parties to seek rating agency
confirmation (RAC) that certain actions will not result in a downgrade or withdrawal of the
then-current ratings on the securities. The transaction documents' RAC definition includes an
option for the transaction parties to deem their RAC request satisfied if, after having delivered a
RAC request, the transaction parties have not received a response to the request within a
certain period of time. We believe it is possible for a situation to arise where an action subject to
a RAC request would cause us to lower our rating on the securities in accordance with our
ratings methodology even though a RAC request is deemed to be satisfied pursuant to this
option.
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Overview Of The U.S. And Extended Stay Sectors

U.S. lodging sector

After five consecutive years (2003-2007) of RevPAR growth, performance for the overall U.S. hotel
sector started to decline significantly in the second half of 2008 as the effects of the
recession--including a rise in unemployment levels, a decline in consumer confidence, and
weakened corporate profitability--took hold.

Table 1

U.S. Hotel Sector Historical Performance

2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019

Occupancy (%) 60.3 55.1 57.5 60.1 61.4 62.2 64.4 65.5 65.4 65.9 66.1 66.1

Average daily
rate ($)

106.96 97.51 98.06 101.64 106.10 110.30 114.92 120.30 124.13 126.72 129.97 131.21

RevPAR ($) 64.49 53.71 56.43 61.06 65.17 68.58 74.04 78.68 81.15 83.57 85.96 86.76

RevPAR change
(%)

(1.7) (16.7) 5.1 8.2 6.7 5.2 8.0 6.3 3.1 3.0 2.9 0.9

Supply change
(%)

2.7 3.2 2.0 0.6 0.5 0.7 0.9 1.1 1.6 1.8 2.0 2.0

RevPAR--Revenue per available room. N/A--Not applicable. Source: Smith Travel Research.

In 2009, the industry experienced unprecedented performance declines as RevPAR decreased by
16.7%, the largest single-year decline for the industry on record. The economic downturn most
severely strained the luxury and upscale segments due to a decrease in higher-rate corporate
transient and group travel as well as a decline in high-end leisure travel as consumers more
closely monitored their discretionary spending. However, all lodging segments experienced
double-digit RevPAR declines in 2009 because hotel demand typically correlates closely with
overall economic performance.

Occupancy increases stemming from strengthened demand have led to improved performance in
the U.S. hotel sector each year since mid-2010. As occupancy levels stabilized, ADR gains
followed. RevPAR increased each year between 2011 and 2019 (see table 1). As of year-end 2019,
U.S. RevPAR exceeded the prior peak RevPAR achieved in 2007 by 33.0%.

While still positive, RevPAR growth rates have slowed in recent years as occupancy reached peak
levels. Furthermore, U.S. supply growth was significantly below historical averages in each year
between 2011 and 2014 but has escalated to more typical levels, growing by 1.6% in 2016, 1.8% in
2017, and 2.0% in each of 2018 and 2019. In addition, while RevPAR has increased annually for the
U.S. overall, several of the top 25 lodging markets have experienced declines in recent years,
including Chicago, Miami, New York, and Seattle.

Extended-stay market overview

The extended-stay hotel sector caters to guests seeking long-term hotel stays. These properties
differ from traditional hotels in that the guestrooms are equipped with separate living and
sleeping areas and have full kitchens or kitchenettes. In addition, they often offer fewer guest
services, have limited public space, and generally do not have significant or any food and beverage
operations. Guestroom amenities are also limited, and housekeeping is generally provided only
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once per week or bi-weekly. Because guests tend to stay at these hotels for longer periods, the
limited guest services typically result in lower operating expenses versus those of traditional full-
and limited-service hotels. Table 2 provides a comparison of the accommodations and services
provided by extended stay versus full- and limited-service hotels.

Table 2

Comparison Of Hotel Services By Market Segment

Extended stay market Traditional hotels

Upscale Mid-price and economy Full-service Limited-service

Rooms Sleeping area Sleeping area Sleeping area Sleeping area

Living area Living area Bath Bath

Dining/cooking
area

Dining/cooking area

Bath Bath

Housekeeping Daily maid service Weekly maid service Daily maid service Daily maid service

Daily linen service Twice-weekly linen service Daily linen service Daily linen service

Front desk 24 hours Eight-16 hours/day 24 hours 24 hours

Food/beverage Continental
breakfast

Vending Banquets Vending

Evening cocktails Restaurant/lounge

Vending Room service

Mini-bar

Vending

Recreational
amenities

Pool, exercise room Some with a pool and/or
exercise room

Pool, health club, sauna,
and hot tub

Pool

Other
facilities/services

Lobby Coin-operated laundry Lobby Lobby

Business center Business center

Sundry shop Sundry shop

Coin-operated
laundry

Coin-operated laundry

Meeting rooms

Concierge

Laundry

Valet parking

The extended-stay sector is subdivided into three segments: upscale, mid-price, and economy.
Consistent with the differences in amenities and services described above, the ADRs, NCF
margins, and lengths of stay vary among these segments. According to The Highland Group, in the
upscale segment, typical ADR and NCF margins are more than $110 and 34%, respectively. This
compares to $60-$110 and 43% for the mid-scale segment, and less than $60 and 45% for the
economy segment. Generally, the length of stay increases from upscale to midscale to economy
products. In the subject portfolio, the properties are flagged as WoodSpring Suites hotels, which
are part of economy segment.

According to the Highland Group, the supply of extended stay hotel rooms in the U.S. increased by
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about 36% to 461,874 guestrooms in 2018 from 339,381 guestrooms in 2011. However, the
majority of the increase was in the mid-price and upscale extended stay sectors. As of year-end
2018, there were 88,225 economy extended stay rooms in the U.S., compared to 74,616 in 2011,
reflecting an increase of 18.2% and a compound annual growth rate of about 2.1% per year.
Despite the supply increase, RevPAR for the extended stay sector overall continued to exhibited
positive gains in each year since 2011 as demand for this product type continues to grow. The
economy extended-stay sector's RevPAR performance was similarly strong in recent years. Table
3 provides the historical performance data for the economy extended stay segment.

Table 3

Economy Extended Stay Historical Performance

2012 2013 2014 2015 2016 2017 2018

Occupancy (%) 79.0 77.6 78.9 78.0 76.5 76.8 78.1

ADR ($) 32.01 33.82 36.27 39.08 40.93 43.78 45.94

RevPAR ($) 25.28 26.25 28.63 30.49 31.30 33.64 35.86

RevPAR change (%) N/A 3.8 9.1 6.5 2.7 7.5 6.6

Supply change (%) N/A 3.3 0.4 3.3 4.7 3.1 0.9

N/A--Not applicable. Source: The Highland Group

Collateral Description

Geographic distribution

The portfolio consists of 74 properties in 26 U.S. states (see table 4). It is somewhat concentrated
in that 14 properties representing 23.6% of the trust by ALA are in Florida. However, within Florida,
the properties are located in several distinct areas throughout the state, including Tampa,
Tallahassee, Ft. Meyers, Deerfield Beach, and Sanford.

Table 4

Concentrations By State

State No. of properties ALA ($) % of ALA

Florida 14 102,552,286 23.6

North Carolina 5 32,877,714 7.6

Ohio 6 26,738,002 6.1

Alabama 4 22,288,571 5.1

Utah 3 22,156,000 5.1

Others 42 228,387,427 52.5

Total 74 435,000,000 100.0

ALA--Allocated loan amount.
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Company overview

WoodSpring Suites, formerly known as ValuePlace, was founded in 2003 as an economy extended
stay option. Between its founding and 2018, the hotel brand became one of the fastest growing
brands in the lodging industry with over 200 assets by the end of 2018. As part of the franchise's
growth, WoodSpring Suites rebranded all of its ValuePlace locations to WoodSpring Suites in order
to generate better market perception and continue the franchise's growth.

In February 2018, Brookfield completed the acquisition of a portfolio of 105 corporate-owned
hotels from WoodSpring Suites, which represented 100% of the company's owned assets.
Brookfield is the largest franchisee of WoodSpring Suites, owning 115 of 266 properties, and has
demonstrated its ongoing commitment to the WoodSpring brand by continually expanding its
footprint, including seven new hotels to be developed between 2020 and 2021.

Simultaneously with Brookfield's acquisition of the properties, the WoodSpring Suites brand was
acquired by affiliates of Choice Hotels International Inc. (Choice). At the closing of the acquisition,
Brookfield and Choice entered into new 20-year franchise agreements for the properties.

Choice is one of the largest hotel franchisors in the world with 7,074 operating hotels and 1,069
hotels under construction, awaiting conversion, or approved for development as of September
2019.

The long-term franchise agreement with Choice enables Brookfield to leverage its marketing
approach to target a wider customer base by utilizing Choice's loyalty program and access to
national accounts. Choice's reservation system integration with the WoodSpring Suites brand
commenced in December 2019, and the integration will be completed by June 2020.

Capital improvements

For the 59 assets constructed prior to 2016, approximately $45.8 million ($6,494 per guestroom)
has been spent on capital improvements since 2013. Of this amount, about 56% has been spent in
the last five years. According to the sponsor, no mandated property improvement plan (PIP) will be
required for any hotel until at least 2024 because all of the hotels built prior to 2016 underwent a
full conversion and rebranding from Value Place to WoodSpring Suites between 2016 and 2018.
Given the recent construction of the 15 remaining assets from 2016-2019, only $415,000 in total
has been spent on these properties.

Site visits

We visited 13 of the hotels in the portfolio representing 24.4% by ALA within Florida, Colorado,
Minnesota, Utah, and Michigan. We visited a mix of the newly constructed hotels as well as
properties constructed from 2007-2009 and renovated in 2016. All of the hotels have interior
corridors. The newer hotels have a modern lobby and clean and modern guestrooms. The older
vintage hotels have similarly basic amenities, but the case goods, kitchen cabinets, and
bathrooms are of an older vintage with a less-modern design type. However, all of the properties
we visited were well maintained and in good to very good condition. The property managers with
whom we met generally noted lengths of stay that ranged from one week to one month.

RevPAR penetration

www.standardandpoors.com February 28, 2020       9

© S&P Global Ratings. All rights reserved. No reprint or dissemination without S&P Global Ratings' permission. See Terms of Use/Disclaimer
on the last page.

2389957

Presale: Citigroup Commercial Mortgage Trust 2020-WSS



WoodSpring Suites is an economy extended stay brand that caters to guests seeking very basic
short- or medium-term housing that is affordable for guests who have low service and amenity
needs. The average length of stay is approximately 15 days, compared to three to five days for
higher category extended stay products. Given the length of stay, all rooms have kitchens and a
dining area. The brand competes primarily with other economy extended brands, including
Extended Stay America, InTown Suites, and Suburban Suites. However, the WoodSpring Suites
hotels also compete with other traditional economy hotel brands, such as Super 8, Econo Lodge,
Motel 6, Quality Inn, and Travelodge. WoodSpring Suites benefits from the age of its hotels, which
are significantly newer than most of its competitors, and all of the hotels have interior corridors.

Given its identity as a low-cost provider, the brand's ADR penetration is generally low, but
occupancy penetration is high. For the past three years, the portfolio's average occupancy
penetration has exceeded 120%, reaching 130% in the TTM ended September 2019. ADR
penetration increased to 76% in the TTM period ended September 2019 from 62% in TTM ended
September 2017. AS a result, RevPAR penetration has steadily grown to 97% in the TTM ended
September 2019 from 83% in the TTM ended September 2017.

Table 5

RevPAR Penetration Rates(i)

RevPAR penetration (%) No. of properties % ALA

Greater than 120 6 6.4

110-120 11 14.4

100-110 15 20.4

90-100 17 26.7

80-90 13 16.9

Less than 80 12 15.2

Total 74 100.0

(i)All figures as of the trailing 12 months ended September 2019. RevPAR--Revenue per available room. ALA--Allocated loan amount. Source:
Smith Travel Research.

Market mix

The hotels generally accommodate a combination of corporate and leisure extended stay demand.
Corporate extended stay demand arises from the corporate sector for training, extended
assignments and projects, and temporary relocations, as well as from truck drivers and
construction workers. These travelers typically stay for five nights or more.

Extended-stay leisure demand arises from families on longer duration vacations staying at one
specific hotel, sports teams that are at an event or tournament for multiple days, local residents
who need to temporarily relocate from their homes due to a renovation, calamity, or divorce, or
those visiting nearby families for an extended period of time.

Structural And Legal Issues

We reviewed legal matters that we believed were relevant to our analysis. This review included
analysis of the major transaction documents, including the offering circular, trust and servicing
agreement, and other relevant documents and opinions, to understand the transaction's
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mechanics and its consistency with applicable criteria. We also conducted a focused review of the
first-mortgage loan agreement and the cash management agreement.

Historical Cash Flow And S&P Global Ratings' Cash Flow Notes

S&P Global Ratings reviewed the historical cash flows and the issuer- and appraiser-reported
cash flows to determine its view of a sustainable cash flow for the portfolio. We summarize the
historical and S&P Global Ratings' NCF for the portfolio below (see tables 6A and 6B).

Rooms revenue has historically represented more than 95% of the portfolio's total revenue. We
determined rooms revenue by analyzing historical and recent performance data and current
supply trends throughout the lodging market.

The 74 collateral properties include 59 properties that were acquired by the sponsor in 2018 and
included in the CGGS 2018-WSS securitization transaction (same-store hotels), 15 newly added
properties (new hotels), 12 of which were acquired by the sponsor in 2018 and served as collateral
for a prior 2018 term loan, and three properties that were newly built or acquired by the sponsor.
We bifurcated our analysis by evaluating the existing 59-hotel portfolio and the 15 new hotels
separately because some of these newer assets are still stabilizing.

Table 6A

WoodSpring Suites: Same-Store Versus Newly Acquired Hotel Performance

Hotels Guestrooms

2017
RevPAR

($)

2018
RevPAR

($)

TTM November
2019 RevPAR

($)

2017
NCF

(mil. $)

2018
NCF

(mil. $)

TTM November
2019 NCF (mil.

$)

Same-store
hotels

59 7,052 32.62 34.11 35.21 37.4 38.2 40.0

New hotels 15 1,824 14.34 41.53 46.56 4.5 12.2 13.9

WoodSpring
Suites portfolio

74 8,876 29.07 35.56 37.51 41.9 50.4 53.9

RevPAR--Revenue per available room. NCF--Net cash flow. TTM--Trailing 12 months.

We derived an overall portfolio RevPAR of $36.16, which is 3.6% lower than the RevPAR for the
TTM ended November 2019. We assumed total marketing, management, and franchise fees at
12.5% of total revenue for the overall portfolio. This is generally in-line with historical levels. We
applied a 10.0% capitalization rate to our NCF to derive our value for the portfolio.

Table 6B

WoodSpring Suites Portfolio Historical Cash Flow

2016 2017 2018
TTM November

2019 Issuer S&P Global Ratings

Guestrooms 6,956 8,756 8,736 8,782 8,876 8,876

Occupancy rate (%) 82.3 74.9 81.0 81.3 81.4 80.4

ADR ($) 36.21 38.79 43.90 46.14 46.12 44.96

RevPAR ($) 29.80 29.07 35.56 37.51 37.56 36.16

Room revenue (mil. $) 75.9 92.9 113.4 120.2 121.7 117.2(i)

Other departmental revenue (mil.
$)

4.0 3.6 4.1 5.8 4.8 4.3(ii)
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Table 6B

WoodSpring Suites Portfolio Historical Cash Flow (cont.)

2016 2017 2018
TTM November

2019 Issuer S&P Global Ratings

Total revenue (mil. $) 79.9 96.5 117.5 126.0 126.5 121.5

Total operating expenses (mil. $) 38.7 44.1 55.2 58.1 58.7 57.5(iii)

Total fixed charges (mil. $) 5.6 6.7 7.2 9.0 9.8 9.8(iv)

NOI (mil. $) 35.5 45.8 55.1 59.0 58.0 54.2

Total capital items (mil. $) 3.2 3.9 4.7 5.0 5.1 6.1(v)

NCF (mil. $) 32.3 41.9 50.4 53.9 53.0 48.1

NCF margin (%) 40.5 43.4 42.9 42.8 41.9 39.6

NCF haircut (%) (9.1)

Capitalization rate (%) 10.00

Deduct to value (mil. $) (0)

S&P Global Ratings' value ($) 481,447,221

S&P Global Ratings' value per
room ($)

54,241

ADR--Average daily rate. RevPAR--Revenue per available room. NOI--Net operating income. NCF--Net cash flow. TTM--Trailing 12 months.

Table 6C

Cash Flow Notes

(i) We determined room revenue for the hotel by assessing the portfolio's historical RevPAR levels, age of
construction, economic conditions, and the new extended stay supply projected to enter the U.S. market.

(ii) We based other revenue between the 2018 and TTM November 2019 per occupied room figure.

(iii) We generally based operating expenses on the percentage of departmental revenue in 2018 and/or the TTM period
ended November 2019.

(iv) We based real estate taxes on the issuer's estimate of taxes, which is based on the 2020 budget. Insurance was
based on the actual policy expense.

(v) We estimated FF&E expenses at 5.0% of total revenue.

RevPAR--Revenue per available room. TTM--Trailing 12 months. FF&E--Furniture, fixtures, and equipment.

Property Evaluation Details

During our property evaluation, we performed the following reviews:

- Conducted a site inspection of 13 of the properties (24.4% by ALA);

- Analyzed and valued the portfolio, which included reviewing property-level operating
statements, the borrower's budget, and STR Inc. reports;

- Reviewed management and sponsorship, which included discussions with property-level
management;

- Reviewed the third-party appraisal, environmental, and engineering reports for the properties;
and
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- Reviewed the legal matters that we believed were relevant to our analysis, as outlined in our
criteria. We reviewed the major transaction documents' current drafts--including the loan
agreement, offering circular, and trust and servicing agreement--to verify compliance with our
criteria and to understand the mechanics of the underlying loans and the transaction.

Scenario Analysis

We performed several 'AAA' stress scenario analyses to determine how sensitive the certificates
would be to a downgrade during the loan term.

Effect of declining RevPAR and NCF

Room revenue has historically constituted approximately 95% of the property's total revenue.
Therefore, a decline in room revenue, which is measured by RevPAR, would likely create a
decrease in cash flow available for debt service. A decline in RevPAR may occur because of a
decline in occupancy or ADR.

To analyze the effect of a decline in RevPAR and, consequently, cash flows on our ratings, we
developed scenarios where the RevPAR decreases by 4%-20% from our current RevPAR
assumptions. This corresponds to an NCF decline ranging from about 8%-41%. See table 7 for the
effect on S&P Global Ratings' credit ratings under the scenarios listed above, holding constant
S&P Global Ratings' 10.0% capitalization rate, and the resulting potential transition in the ratings
on the certificates.

Table 7

Effect Of Declining RevPAR And NCF On S&P Global Ratings' Credit Ratings

Change in S&P Global Ratings' RevPAR
(%)

0 (4) (8) (12) (16) (20)

Corresponding Change in S&P Global
Ratings' NCF (%)

0 (8) (17) (25) (33) (41)

S&P Global Ratings' LTV ratio (%) 90.4 98.4 108.3 120.1 134.9 153.7

Potential rating migration from 'AAA' AAA AA+ AA AA- A BBB

RevPAR--Revenue per available room. NCF--Net cash flow. LTV--Loan-to-value.

Transaction-Level Credit Enhancement

To determine a transaction's credit enhancement at each rating level, we use each loan's S&P
Global Ratings' DSC and LTV ratio to calculate the stand-alone credit enhancement (SCE) and
diversified credit enhancement. However, because this transaction is secured by one loan, its SCE
represents the transaction's credit enhancement at each rating level.

Our analysis of a stand-alone transaction is predominantly a recovery-based approach that
assumes a loan default. We use the loan's stand-alone LTV thresholds at each rating level to
determine the expected principal proceeds that can be recovered at default and are applicable to
a loan with a 10-year loan term, a 30-year amortization schedule, and no additional debt (a
"benchmark 10/30 loan").

We considered the mortgage loan collateral for this transaction to be interest-only for its entire
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term, and there is additional debt in the form of a mezzanine loan. To account for these additional
risks, we reduced the LTV thresholds by applying negative adjustment factors across all rating
categories. We also applied a positive LTV threshold adjustment to account for the geographic
diversity of the portfolio and the granular balances of the properties.

Related Criteria

- Criteria | Structured Finance | Legal: U.S. Structured Finance Asset Isolation And
Special-Purpose Entity Criteria, May 15, 2019

- General Criteria: U.S. Government Support In Structured Finance And Public Finance Ratings,
Dec. 7, 2014

- Criteria | Structured Finance | CMBS: Insurance Criteria For U.S. And Canadian CMBS
Transactions, June 13, 2013

- General Criteria: Methodology And Assumptions: Assigning Ratings To Bonds In The U.S. Based
On Escrowed Collateral, Nov. 30, 2012

- Criteria | Structured Finance | CMBS: CMBS Global Property Evaluation Methodology, Sept. 5,
2012

- Criteria | Structured Finance | CMBS: Rating Methodology And Assumptions For U.S. And
Canadian CMBS, Sept. 5, 2012

- Criteria - Structured Finance - General: Criteria Methodology Applied To Fees, Expenses, And
Indemnifications, July 12, 2012

- General Criteria: Global Investment Criteria For Temporary Investments In Transaction
Accounts, May 31, 2012

- Criteria | Structured Finance | CMBS: Assessing Borrower-Level Special-Purpose Entities In
U.S. CMBS Pools: Methodology And Assumptions, Nov. 16, 2010

- Criteria | Structured Finance | General: Global Methodology For Rating Interest-Only Securities,
April 15, 2010

- Criteria | Structured Finance | General: Methodology For Servicer Risk Assessment, May 28,
2009

Related Research

- Global Structured Finance Outlook, Jan. 4, 2017

- Global Structured Finance Scenario And Sensitivity Analysis 2016: The Effects Of The Top Five
Macroeconomic Factors, Dec. 16, 2016

- U.S. And Canadian CMBS Diversity Adjustment Factor Matrices, Sept. 5, 2012

- Application Of CMBS Global Property Evaluation Methodology in U.S. And Canadian
Transactions, Sept. 5, 2012

In addition to the criteria specific to this type of security (listed above), the following criteria
articles, which are generally applicable to all ratings, may have affected this rating action:
"Counterparty Risk Framework: Methodology And Assumptions," March 8, 2019; "Post-Default
Ratings Methodology: When Does Standard & Poor's Raise A Rating From 'D' Or 'SD'?," March 23,
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2015; "Global Framework For Assessing Operational Risk In Structured Finance Transactions,"
Oct. 9, 2014; "Methodology: Timeliness of Payments: Grace Periods, Guarantees, And Use of 'D'
And 'SD' Ratings," Oct. 24, 2013; "Criteria For Assigning 'CCC+', 'CCC', 'CCC-', And 'CC' Ratings,"
Oct. 1, 2012; "Methodology: Credit Stability Criteria," May 3, 2010; and "Use of CreditWatch And
Outlooks," Sept. 14, 2009.
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