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Class
Prelim.
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Prelim.
amount
(mil. €)

S&P Global
Ratings

loan-to-value
ratio (%)

Market
value

decline
(%)§

Debt
yield
(%)†

Expected
final
maturity‡ Interest**

Legal final
maturity

A1 AAA (sf) 158.5 43.7 70.2 20.8 Nov. 17, 2025 Three-month
EURIBOR plus a
margin

Nov. 17,
2032

A2 AA+ (sf) 21.0 49.5 66.3 18.4 Nov. 17, 2025 Three-month
EURIBOR plus a
margin

Nov. 17,
2032

B AA- (sf) 32.5 58.5 60.2 15.6 Nov. 17, 2025 Three-month
EURIBOR plus a
margin

Nov. 17,
2032

C A- (sf) 40.4 69.6 52.6 13.1 Nov. 17, 2025 Three-month
EURIBOR plus a
margin

Nov. 17,
2032

D BBB- (sf) 34.2 79.1 46.1 11.5 Nov. 17, 2025 Three-month
EURIBOR plus a
margin

Nov. 17,
2032

E BB- (sf) 32.0 87.9 40.1 10.4 Nov. 17, 2025 Three-month
EURIBOR plus a
margin

Nov. 17,
2032

Note: This presale report is based on information received as of Oct. 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. *Our preliminary ratings address
timely payment of interest and payment of principal not later than the legal final maturity §Reflects the approximate decline in the €560.1
million market value of the portfolio that would be necessary to experience a principal loss at the given rating level. †Based on S&P Global
Ratings' NCF and the mortgage balance. ‡The initial maturity date is Nov. 17, 2022, but can be extended three times if the borrower exercises
its three one-year extension options. **At all times, the three-month EURIBOR will be subject to a floor of 0%. After the expected maturity
date, the amount of interest--representing the amount by which three-month EURIBOR exceeds 4.0% per year--will be subordinated to the
payment of interest and principal on the notes. EURIBOR--Euro Interbank Offered Rate. NCF--Net cash flow.
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Transaction Participants (cont.)

Issuer cash manager U.S. Bank Global Corporate Trust Ltd.

Liquidity facility provider Société Générale

Senior facility agent, servicer, and special servicer CBRE Loan Services Ltd.

Note trustee and issuer security trustee U.S. Bank Global Corporate Trust Ltd.

Loan-level hedge provider BNP Paribas S.A.

Corporate services provider CSC Capital Markets (Ireland) Ltd.

Supporting Ratings

Institution/role Ratings

Elavon Financial Services DAC, as issuer account bank provider AA-/Stable/A-1+

Liquidity facility provider A/Negative/A-1

Hedge provider A+/Negative/A-1

Transaction Key Features

Expected closing date October 2020

Number of loans 1

Outstanding principal (mil. €)* 335.4

Geographic concentration of assets by
market value

France (41.6%), Finland (28.0%), Denmark (10.3%), Germany (7.7%), Ireland
(7.5%), and The Netherlands (4.8%)

Asset type concentration Light industrial and warehouse

Number of properties 61

Loan-to-value ratio (%) 59.9

Cut-off interest coverage ratio at hedged
rate§

Expected to be about 2.5x coverage

Redemption profile Principal receipts are applied pro rata. After a note acceleration or sequential
payment trigger, all available funds are applied sequentially

Liquidity facility size (mil. €) 21.3

Hedging profile The senior loan is expected to be at least 95% hedged through a borrower-level
interest-rate cap

*Including the VRR loan, which sits pari passu with the securitized loan and has an amount of €16.8 million (approximately 5% of the senior
loan). The securitized loan balance will be €318.6 million. §Based on S&P Global Ratings' NCF. NCF--Net cash flow.
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Transaction Summary

- S&P Global Ratings has assigned preliminary credit ratings to Pearl Finance 2020 DAC's
class A1, A2, B, C, D, and E notes. Our preliminary ratings on the notes reflect our
evaluation of the underlying real estate collateral.

- The transaction is backed by one senior loan, which is secured on a pan-European
portfolio of 61 light industrial and warehouse assets in six European jurisdictions. The
portfolio comprises 644,306 square (sq.) meters of accommodation and is valued at
€560.1 million as of July 2020. The current loan-to-value (LTV) ratio is 59.9% for the
securitized debt.

- The two-year loan (with three one-year extension options) is interest-only and while it
includes cash trap covenants, there are no default covenants prior to a permitted
change of control.

- The loan proceeds will be used in order to refinance the borrowers' existing
indebtedness. Furthermore, payments due under the loan facility agreement primarily
fund the issuer's interest and principal payments due under the notes.

- As part of EU and U.S. risk retention requirements, the issuer and the issuer lender
(Bank of American Merrill Lynch International DAC) will enter into a €16.8 million
(representing 5% of the securitized senior loan) issuer loan agreement, which ranks pari
passu to each class of notes. The issuer lender will advance the issuer loan to the issuer
on the closing date. The issuer will apply the issuer loan proceeds as partial
consideration for the purchase of the securitized senior loan from the loan seller.

- Our preliminary ratings address Pearl Finance 2020's ability to meet timely interest
payments and of principal repayment no later than the legal final maturity in November
2032. Our preliminary ratings on the notes reflect our assessment of the underlying
loan's credit, cash flow, and legal characteristics, and an analysis of the transaction's
counterparty and operational risks.

Strengths, Concerns, And Mitigating Factors

Strengths

- The underlying assets are geographically diversified across six countries and are generally
positioned in strategic locations within proximity to key population centers. The top 10
properties represent 58% of the total portfolio market value, with the largest property
accounting for 15% and no other property accounting for more than 8.5%.

- Beyond the largest two tenants--the Elis Group and DSV Solutions (22.7% and 8.5% of rental
income respectively) -- the tenant base is diverse and provides a granular income stream with
no single tenant representing more than 3.2%. Idiosyncratic factors affecting a particular
industry, tenant, or region are therefore limited.

- The light industrial and logistics sector has experienced strong demand in both the
occupational and investment markets over the past five years, which has continued through
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2019 and into 2020.

- Blackstone Real Estate Partners (the sponsor) and their appointed asset managers are
experienced investors and managers in the European light industrial and logistics real sector
with recognized track records.

- The loan benefits from covenants triggering a cash trap event upon breach of certain debt yield
and LTV thresholds throughout the loan's term.

- The portfolio is currently 94.9% occupied (based on market rent), and historical evidence as
well as market information indicates that as and when units become vacant they are re-leased
in a timely manner, limiting prolonged vacancy costs. On average across the portfolio, the
leases are approximately at market rental rates.

- The senior loan is moderately leveraged, with a 59.9% LTV based on market value and a 87.9%
S&P Global Ratings' LTV ratio based on our valuation. Our estimate of long-term sustainable
value is 31.9% lower than the appraiser's valuation of €560.1 million.

- Although the loan margin has yet to be confirmed, the loan is expected to have a strong S&P
Global Ratings interest coverage at about 2.5x based on the hedged rate. Nevertheless, the
prevailing low interest rate environment influences this hedged interest coverage, and any
increase in interest rates could affect the loans' ability to refinance at maturity.

- In our view, the transaction's seven-year tail period would be sufficient, if necessary, for the
ranked servicer to manage a real estate workout process.

Concerns and mitigating factors

- Although the loan is backed by multiple properties, there is high concentration in property type.
However, this is mitigated by the fact that few markets have seen such dynamic upswing as the
light industrial and logistics sector. Production and export industries are growing, and
e-commerce continues to expand. The increasing volume of parcel flow is driving demand for
property types located in urban locations for "last mile" operations.

- Some of the collateral in the portfolio is of secondary quality with more than 30 years of age.
Such assets may show more prolonged vacancies and shorter weighted-average lease terms,
and a requirement for increased capital expenditure (capex) requirements. The assets in the
portfolio, however, are generally fit for purpose, and their size and location near populated
areas, benefit from limited speculative development with barriers to entry for new stock supply.

- The weighted-average lease term to first break across the portfolio is only 4.2 years (6.0 years
for the French assets, 2.4 years for the Finnish assets, 1.9 years for the Danish assets, 1.8 years
for the German assets, 1.9 years for the Dutch assets, and 11.5 years for the Irish assets).
Approximately 70% of the leases (by gross rent) expire or have a break option during the fully
extended loan term, which makes the property portfolio highly management intensive.
Maintaining the current level of occupancy and cash flow relies heavily on the asset managers'
capacity. However, the asset managers are highly experienced in the subject markets.
Moreover, the short average lease term is largely due to market conventions and reflected in
our cap rates.

- The German properties are currently about 24% over rented with a weighted unexpired lease
term to break of 1.8 years. Therefore, there is a risk that in the short to medium term the rental
income from these properties could reduce significantly. Our S&P NCF for these properties
assumes that rents will revert back to market rental levels.
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- The rental obligations for the Danish properties are paid in Danish krone (DKK), while the loan
will be advanced in euros, which gives rise to foreign exchange risk for this element of the
portfolio. We note however, that the Danish krone is pegged closely to the euro via the European
Exchange Rate Mechanism II by way of a lower and upper fluctuation band of +/- 2.25% from
the central rate of 7.46 DKK to the euro. Although historically the exchange rate has been
relatively stable close to the central rate for the past 20 years, our analysis has stressed the
S&P NCF and S&P value for the Danish properties at -2.25% to reflect the upper most
boundary.

- On the basis no permitted change in control occurs, the loan will remain interest-only for its
entire term. This means there will be no scheduled amortization during the loan term, which
exposes the loan to a higher refinancing risk when compared with an amortizing loan. We
believe the moderate day-one LTV together with a seven-year tail period would be sufficient for
the ranked special servicer to maximize recoveries by note maturity.

- Furthermore, the loan does not provide for default financial covenants prior to a permitted
change in control of the property owner/sponsor. However, the loan agreement includes
mandatory cash trap provisions if the transaction's ability to service the debt weakens. We
expect the Day-1 S&P Global Ratings loan interest cover to be over 3.5x coverage.

- The loan bears interest at a floating rate indexed to three-month EURIBOR (subject to a floor of
zero). Increases in EURIBOR will increase the amount of interest payable on the loan,
decreasing the loan's debt service coverage ratio. Within 10 business days of closing, the
sponsor is required to put in place an interest cap agreement that allows the counterparty to
support ratings up to 'AAA' based on our counterparty criteria.

- Although the transaction benefits from a liquidity facility, this will only be available to cover
interest shortfalls on the class A1 through D notes. Any shortfalls on the class E notes (other
than shortfalls, which are covered under the available funds cap) would not be paid out of the
available liquidity support. Instead, the interest would be deferred. We have stressed the S&P
NCF, interest rates, and senior expenses to a level commensurate with the preliminary rating
on the class E notes and found that there would still be sufficient funds to make full interest
payments.

- Prior to loan default and other sequential payment triggers, all principal is repaid pro rata,
exposing noteholders to adverse selection and rising concentration risk. The available credit
enhancement for each senior class of notes will not materially increase if the loan pays down,
as it would otherwise in a fully sequential structure. This risk is mitigated by initial portfolio
granularity and homogeneity, while its impact is cushioned by the release premium.

- The transaction includes additional debt in the form of mezzanine term loan. However, these
amounts rank subordinate to the interest payment and principal repayment on the notes. The
mezzanine lender has market-standard rights in the transaction, including certain rights to
cure a senior loan event of default or to purchase the senior loan.

- For the Dutch assets, in a borrower insolvency scenario, the issuer will not have access to the
property cash flow. This risk is mitigated by the fact that the common security agent can
enforce its right of mortgage over the properties and sell the assets to a new owner, subject to a
potential four-month moratorium period. The lease contracts will automatically be transferred
to the properties' new owner, and the period in which no interest may be paid is limited to the
period between the borrower bankruptcy and the point at which the assets are sold or
transferred to the new owner. The liquidity facility is available to cover this period of suspended
payments.

- The global outbreak of COVID-19 has caused a high degree of uncertainty in the European
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commercial real estate markets and tenants' ability to meet their rental obligations. For those
tenants which have experienced a decline in their services, and diminished revenues, there has
been an increasing demand for rent holidays and deferrals. That being said, for this portfolio
rent collection rates have performed relatively robustly at 87% in the second-quarter 2020
payment period. Given the logistics sector has experienced strong demand for space from a
variety of prospective occupiers this should prevent vacancy spiking dramatically. Furthermore,
we anticipate stable demand in online shopping. In fact, while face-to-face retail will be limited
across Europe, demand for e-commerce could increase as it attracts new users. Therefore, we
believe that the logistics real estate sector is in a reasonable position to weather the current
storm.

- The loan is partially (42% by allocated loan amount) exposed to French insolvency legislation,
and in particular French safeguard proceedings, under which it may initially take up to 18
months to enforce on security of the French assets. This 'observation period' could be
materially extended if the court imposes a business continuation plan and reschedules the
debt under the protections provided by the safeguard proceedings. Given that any French
insolvency or safeguard proceedings require the French borrower to initiate these proceedings,
the risk of safeguard proceedings being commenced in the first place is largely mitigated by the
proposed "double-Luxco" borrower structure. This structure is designed, through Luxembourg
law, to provide the issuer (the secured creditor) with the ability to replace the management at
the French propco level with creditor friendly management via voting rights granted at the
French holdco level, preventing the commencement of French law insolvency proceedings.
Given our analysis of the proposed double Luxco structure, together with the special servicer's
duty of care towards the issuer under the servicing standards, and the diversification of assets
and legal jurisdictions (beyond solely French assets) in this transaction, we consider the
proposed tail period to be sufficient in order to work-out the loan by the legal final maturity
date in 2032.

- 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 definition of RAC in the transaction documents
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 downgrade the securities according to our
ratings methodology even though a RAC request is deemed to be satisfied per this option.

Transaction Characteristics

Legal structure

At closing, the issuer will benefit from the senior loan's security package, which includes:

- A first-ranking mortgage security over each property;

- A first-ranking share security over the shares of each obligor;

- A first-ranking security over all rental income, all rights under occupational leases, insurance
proceeds, and intra group receivables;

- A first-ranking security over all bank accounts; and

www.standardandpoors.com October 28, 2020       6

© 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.

2545882

Presale: Pearl Finance 2020 DAC



- A first-ranking security over any hedge agreement.

Chart 1

Loan characteristics

The notes will be secured by a single senior loan that matures in November 2022 and has three
one-year extension options. The loan balance of €335.4 million reflects a 59.9% LTV ratio for the
transaction.

It is an interest-only loan, and it does not provide for default financial covenants prior to a
permitted change in control of the property owner/sponsor. However, the loan agreement includes
mandatory cash trap provisions should any of the following thresholds be breached:

Prior to a permitted change of control:
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- LTV ratio is greater than 68.42%; or,

- Debt yield is less than 9.53%.

After a permitted change of control:

- LTV ratio is greater than 64.28%; or,

- Debt yield is less than 10.25%.

Table 1

Key Senior Loan Characteristics

Property type Light industrial and warehouse

Number of properties 61

Property location France (41.6% by market value), Finland (28.0%), Denmark (10.3%),
Germany (7.7%), Ireland (7.5%), and The Netherlands (4.8%)

Senior loan balance (mil. €) 335.4

Percentage of the portfolio (%) 100

Utilization date Oct. XX, 2020

Loan maturity Nov. 17, 2022, with three one-year extension options up to a final expected
maturity date on Nov. 17, 2025.

Loan type Refinance

Fixed/floating interest Floating: three-month EURIBOR plus weighted-average margin of the notes
(subject to a cap equal to the Class D note margin)

Borrower hedge counterparty We expect the senior loan to be at least 95% hedged through a
borrower-level interest-rate cap at a strike rate of 1.25% with a rated hedge
counterparty.

Market value (mil. €) 560.1

Initial LTV ratio (%) 59.9

Gross estimated rental value (mil. €) 41.2

Occupancy as a percentage of the gross
estimated rental value (%)

96.4

Passing gross rent (mil. €) 39.1

Net operating income (mil. €) 37.5

Number of tenants 356

Weighted-average unexpired term to first
break (years)

4.2

Top five tenants by rent Elis Group (22.7%), DSV Solutions A/S (8.5%), PRL Group Holdings Ltd
(3.2%), Oy Lining Ab (2.3%), and Dachser SE (2.2%)

Sponsor Blackstone Real Estate Partners.

EURIBOR--Euro Interbank Offered Rate. LTV--Loan to value.

Sponsor and asset manager overview

The transaction loan's sponsor is Blackstone, a global private equity firm with $564 billion of
assets under management, of which about $167 billion is invested in the real estate sector.
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Blackstone has a team of real estate professionals in excess of 500 arranged over 11 offices
globally, with 250 dedicated European professionals. Blackstone's real estate activities focus on a
mix of opportunistic, core-plus assets as well as real estate debt strategies, and having acquired
approximately €5 billion in urban logistics assets since 2017, they possess significant experience
in the European light industrial and logistics sector.

The asset management responsibilities are currently split between Mileway, M7 Real Estate
('M7'), and Normandie Capital. The three asset managers share the same leadership and property
management teams, and utilize the same operating systems.

Mileway is a pan-European specialist asset manager of light industrial real estate, with a portfolio
of over 1,300 assets located throughout 11 European countries. It is approximately 80%
concentrated in the core markets of the U.K., Germany, the Netherlands, and France, with a
growing presence in the Nordics and Southern Europe. Mileway is supported by a team of 200
employees.

M7, who will be focused on managing the Irish properties, is a pan-European specialist investor
and asset manager of multi-let light industrial real estate, with operations currently in 14
countries and over 200 employees (including about 80 dedicated asset managers). M7 manages a
portfolio of over 835 assets valued at about €5.1 billion.

Normandie Capital, which will have responsibility for a portion of the French assets, focuses on
real estate investment and asset management across all the core asset classes including light
industrial and warehouse. With a team of 70 people, since its inception in 2010 it has closed over
€3.5 billion of transactions.

Insurance

Under the loan agreement, the obligors are required to maintain insurance that covers the full
reinstatement value of the property, at least three years' loss of rent, fire, and casualty (including
terrorism), and general/public liability.

All insurance policies should be written by an insurance company approved by the borrower
facility agent and rated at least 'A-', which complies with our minimum insurance requirements
(see "European CMBS Loan Level Guidelines," published on Sept. 1, 2004).

Servicing arrangements

CBRE Loan Services Ltd. (CBRELS) will be the primary servicer and special servicer. We rank
CBRELS as STRONG as a commercial mortgage primary servicer and ABOVE AVERAGE as a
commercial mortgage special servicer (see "Servicer Evaluation: CBRE Loan Services Ltd.,"
published on July 28, 2020).

For this transaction, the loan enters special servicing if:

- A loan default exists on the senior loan's maturity date;

- Any obligor becomes subject to insolvency or insolvency proceedings;

- A loan event of default arises as a result of any creditors' process or cross-default; and

- Any other loan event of default occurs or is, in the servicer's opinion, imminent; in either case, it
will likely not be cured within 21 days of and will likely to have a material adverse effect on the
issuer.
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If the loan enters into special servicing, the special servicer generates an asset status report,
which describes the status of the loan and the properties. The report outlines the effect of various
courses of action on the loan's net present value. Courses of action include a workout or a
realization of the security for the loan. The report concludes the special servicer's strategy to
maximize the loan's recovery based on the net present value.

The special servicer will produce a note maturity plan for the note trustee within 45 days if:

- The loan remains outstanding six months before the legal final maturity date of the notes; and

- It believes that the realization of anticipated recoveries by legal final maturity of the notes is
unlikely.

The note trustee would then hold a noteholder meeting to discuss the special servicer's proposals.
Following this meeting, the special servicer would generate a final version of the note maturity
plan, on which the noteholders of the most-senior class of notes will vote for their preferred
option.

Liquidity facility

A liquidity facility with a total initial commitment of €21.3 million will be available to fund any
expense shortfalls, note interest shortfalls on the class A1, A2, B, C, and D notes, issuer loan
interest shortfalls, or to remedy property protection shortfalls.

The liquidity facility cannot be drawn on to pay principal, note prepayment fees, pro rata default
interest amounts, and EURIBOR excess amounts (including deferred EURIBOR excess amounts) on
any class of notes. The class E notes do not benefit from access to the liquidity facility, but they
can defer interest.

The issuer liquidity facility commitment will reduce in line with the class A1, A2, B, C, and D notes'
balance, and an appraisal reduction mechanism that reduces the liquidity commitment's size is in
place. All payments due to the liquidity facility will rank ahead of interest payments and principal
repayments on the notes.

If our long-term issuer credit rating on the liquidity facility provider falls below the level
commensurate with the rating on the most-senior note according to our current counterparty
criteria, the issuer would draw on the liquidity facility into a standby account or use reasonable
endeavors to procure a replacement that satisfies the criteria set out in the liquidity facility
agreement (including having the required credit ratings; see "Counterparty Risk Framework:
Methodology And Assumptions," published on March 8, 2019).

Interest and principal priority of payments

Until the expected maturity date (or extended expected maturity date if the loan is extended), the
notes will pay interest at a rate of three-month EURIBOR, with a floor of zero, plus a margin. After
the expected maturity date, the amount of interest representing the amount by which
three-month EURIBOR exceeds 4.0% per year will be subordinated to the interest payments on the
notes.

Prior to delivering a note acceleration notice, there will be separate priorities of payments for
interest and principal.

Prior to a sequential payment trigger event, principal is applied pro rata, whereas interest is
applied sequentially (after senior expenses).
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In the event of, among other things, a material senior loan event of default or the senior loan does
not fully repay at maturity, a sequential payment trigger event occurs, and all available principal
funds will be applied sequentially.

The class E notes will be subject to an available funds cap that will lower payments due to lost
interest from prepayments or a final recovery determination to the interest available funds left
after servicing the senior notes. Under our criteria, this would not represent a breach of the
imputed promise and would not cause the rating to be lowered to 'D'.

Hedging arrangements

The borrower is expected to enter into an interest rate cap with a hedge counterparty (expected to
be BNP Paribas), at a strike rate of 1.25%, for at least 95% of the senior loan amount.

The hedging agreement expires at the initial maturity date in November 2022 and the borrower
would need to obtain a new interest rate cap (subject to required hedging conditions) should they
wish to exercise their extension options.

The replacement language in the hedging agreement is intended to be in line with our
counterparty criteria to support a maximum potential rating of 'AAA (sf)' on the notes.

Subordinated debt

The senior loan will have subordinated debt in the form of a mezzanine facility, which will not be
securitized in this transaction, equal to €69.0 million.

The mezzanine lenders have the right to cure any non-payment or financial covenant event of
default, subject to typical time and number limitations.

The mezzanine lender additionally has the right to exercise a purchase option over the senior loan
(at par plus accrued interest) within 15 business days of it being notified of a purchase event
(including a senior payment event of default, a senior financial covenant event of default, and
senior insolvency event of default).

Prepayment

Subject to certain conditions, prepayment fees may be payable in the first 12 months (from
closing) where any borrower makes a voluntary prepayment or a mandatory prepayment resulting
from a change of control or a property disposal. No prepayment fees are payable after the first 12
months.

If a property was removed from the pool, the borrower would have to repay the loan by an amount
equal to the release price, as set out below.

- For those properties located in Denmark, Finland, Ireland, and the Netherlands:

- For the first 20% of the aggregate value of these properties, the release price will be 105% of
the allocated loan amount. Thereafter, the release price on any property disposal is 110% of the
allocated loan amount.

- For those properties located in France and Germany:

- For the first 20% of the aggregate value of these properties, the release price will be 110% of
the allocated loan amount. Thereafter, the release price on any property disposal is 120% of the
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allocated loan amount.

The allocated loan amounts are proportionally weighted on the market value as of the initial July
31, 2020, valuation date.

In the event of partial loan prepayment, the issuer will allocate the allocated loan amounts
together with the release premium and the prepayment fees received on the notes, pro rata, to the
amounts redeemed unless the prepaid loan is in default.

Cash management

Rental income and other amounts received from the tenants are paid into rent collection accounts
owned by the relevant obligors and transferred to the relevant rental income accounts not less
frequently than once per month. On the last business day of each month, the loan facility agent
must transfer from the rental income account to the debt service account the debt service
amounts required to be paid to the relevant finance parties (including the issuer) on the next loan
payment date.

On each loan payment date, the relevant loan facility agent will transfer all amounts then due to
the issuer under the facility agreement from the relevant control account to the issuer transaction
account.

Portfolio Collateral Overview

The senior loan is secured by a pan-European portfolio of 61 light industrial and warehouse assets
arranged over six European jurisdictions. The properties were generally built or renovated
between the 1960s and 2000s and provide established light industrial accommodation.

The 61 properties comprise a total of 644,346 sq. meters of light industrial and warehouse
accommodation, generally well located within close proximity to key cities and population centers.
The portfolio as a whole is split by market value between France (42%), Finland (28%), Denmark
(10%), Germany (8%), Ireland (7%), and the Netherlands (5%).

The portfolio has an average occupancy rate of 94.9% by reported market rent and a
weighted-average lease term until the first break clause of 4.2 years. The properties provide a
granular income profile with over 350 tenants in a range of industries across third-party logistics,
online retailers, and other manufacturing and distribution businesses, with the top 15 tenants
contributing 54.1% of total gross income.

Elis Group, the largest tenant contributing 22.7% of total gross rent, is a market leader in the
rental and maintenance of flat linen, work wear, and hygiene and manufacturing activities, and
generated revenue in 2019 of €3.28 billion. Elis operates in 28 countries across Europe and Latin
America, employing over 45,000 people across an extensive network of more than 440 service and
production centers, which serve almost 400,000 customers. The company supports customers in
multiple sectors including health care, hospitality, industry and trade, and services.

The second largest is DSV Solutions (whose parent company is rated 'BBB+' by S&P Global
Ratings), a Denmark-based global transport and logistics company. This tenant occupies a single
asset in Denmark and accounts for 8.5% of the rental income.

Beyond the top two tenants, no other tenant contributes more than 3.2%.
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Table 2

Property Overview By Country

France Finland Denmark Germany Ireland
The

Netherlands Total

No of properties 31 3 5 7 8 7 61

Avg. building age (years) 29 14 19 26 19 24 25

Gross rental area (sq. m.) 291,468 107,791 106,895 63,390 28,408 46,394 644,346

Vacancy (%) 7.7 1.6 2.4 0.0 4.6 12.5 5.1

Weighted-average lease term to first
break (years)

6.0 2.4 1.9 1.8 11.5 1.9 4.2

Total gross rent (mil. €) 15.45 10.02 4.98 3.78 2.43 2.47 39.13

Estimated rental value (mil. €) 17.47 10.10 5.22 3.06 2.69 2.69 41.24

Net operating income (mil. €) 14.76 9.90 4.58 3.64 2.39 2.28 37.54

Market value (mil. €) 233.10 157.00 57.95 43.35 42.00 26.70 560.10

Implied yield (%) 5.9 6.2 7.8 7.8 5.2 8.0 6.4

Top Five Assets

The top five assets, three of which are located in Helsinki, account for 40.3% of the total portfolio
market value.

Table 3

Top Five Assets – Key Figures

Juvanmalmi Phoenix Egeskovvej 4-7 Pantin
Koskelo Trade

Park

Location Helsinki, Finland Helsinki,
Finland

Horsens,
Denmark

Paris,
France

Helsinki, Finland

Market value (mil. €) 83.10 46.10 40.00 28.45 27.80

% of portfolio value 14.8 8.2 7.1 5.1 5.0

Tenure Freehold Freehold Freehold Freehold Freehold

% occupancy 98.1 98.2 100.0 100.0 97.4

Number on tenants 23 8 1 1 13

Largest tenant CHS Solutions
Oy

Oy Lining Ab DSV Solutions
A/S

Elis Group Eaton Power
Quality Oy

Weighted-average lease to break
(years)

1.8 4.1 2.0 8.7 1.2

Gross rent (mil. €) 5.1 3.0 3.3 1.1 1.9

Area (sq. m.) 61,227 27,094 71,184 16,088 19,470

Net initial yield (%) 5.7 6.1 7.6 3.5 6.4
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Credit Evaluation

In our analysis, we evaluated the underlying real estate collateral securing the loan to generate an
expected case value. This value constitutes the S&P Global Ratings' value that we determine for
each property--or portfolio of properties--securing a loan (or multiple loans) in a securitization. It
primarily results from a calculation that considers each property's net adjusted cash flows and an
applicable cap rate.

We determined each loan's underlying value, focusing on sustainable property cash flows and cap
rates. We assumed that a real estate workout would be required throughout the seven-year tail
period (the period between the loan's final maturity date and the transaction's final maturity date)
needed to repay noteholders, if the respective borrowers defaulted.

The loan

We consider that the assets' potential to produce net cash flows is €34.8 million on a sustainable
basis. This would imply a day-1 S&P Global Ratings interest coverage ratio (ICR) of about 2.5x
(based on the proposed capped interest rate and the expected loan margin) and a S&P Global
Ratings debt yield of 10.4%. This includes our assumptions of the portfolio's ability to generate a
sustainable cash flow, with adjustments to account for vacancy rates and costs related to running
the estate.

We consider 8.7% to be an appropriate cap rate for the portfolio. This reflects our assessment of
portfolio quality, and the diverse tenant and overall lease profile. We applied the derived cap rate
to the portfolio's assumed net cash flow and deducted purchase costs to determine the portfolio's
sustainable value. Our €381.6 million net recovery value for the portfolio represents a 31.9%
haircut (discount) to the open market valuation.

Table 4

S&P Global Ratings Key Assumptions

Gross rent fully let (mil. €) 40.8

Vacancy (%) 6.6

Non-recoverable expenses (%) 8.4

Net cash flow (mil. €) 34.8

Capitalization rate (%) 8.7

Purchase costs (%) 5.0

S&P Global Ratings value (mil. €) 381.6

Haircut to market value (%) (31.9)

S&P Global Ratings LTV before recovery rate adjustments (%) 87.9

NCF--Net cash flow. LTV--Loan-to-value ratio.

Other property, loan, and transaction-level considerations

After we determined cash flows and values appropriate for the security package, we determined
recovery proceeds at each preliminary rating level by applying a recovery proceeds rate at each
rating category. We began by adopting base market value declines and recovery rate assumptions
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for different preliminary rating levels. At each rating category, we adjusted the base recovery rates
to reflect specific property, loan, and transaction characteristics (see "European CMBS
Methodology And Assumptions," published on Nov. 7, 2012).

We aggregated the derived recovery proceeds above for the loan at each preliminary rating level,
and compared them with the proposed capital structure.

In our assessment of the issuer's capacity to make timely interest payments, we analyzed the
available liquidity support for the transaction. We analyzed scenarios where the issuer's income
would decline in line with the relevant rating scenarios and where drawings on the liquidity facility
would be needed. We also assumed that the loan will default at its final maturity date, that it may
then not benefit from loan-level hedging anymore, and that the issuer may then be exposed to
increasing senior ranking expenses, such as special servicing fees. In these scenarios, we used a
stressed note interest rate to assess whether the issuer will still have sufficient revenue to meet
its interest payment obligations.

In conclusion, we found that there is sufficient liquidity support for each class of notes at the given
rating level.

Scenario Analysis

We performed our stress scenario analysis to determine, on an indicative basis, our preliminary
ratings' sensitivity to a decline in the S&P Global Ratings value. A value decline may reduce
refinancing prospects or reduce recovery proceeds in the event of loan enforcement, in our view.
To analyze the effect of a market value decline, we considered scenarios in which the S&P Global
Ratings value of all of the properties decreases by 10%-50% from the current value.

Table 5

Indicative Ratings, Given The Assumed S&P Global Ratings Value Decline

--S&P Global Ratings' value decline--

Class Preliminary rating 10% 20% 30% 40% 50%

A1 AAA (sf) AA (sf) AA- (sf) A (sf) BBB (sf) B+ (sf)

A2 AA+ (sf) AA- (sf) A (sf) BBB (sf) BB- (sf) B- (sf) and
below

B AA- (sf) A- (sf) BBB (sf) BB- (sf) B- (sf) and
below

B- (sf) and
below

C A- (sf) BB+ (sf) B+ (sf) B- (sf) and
below

B- (sf) and
below

B- (sf) and
below

D BBB- (sf) B+ (sf) B- (sf) and
below

B- (sf) and
below

B- (sf) and
below

B- (sf) and
below

E BB- (sf) B- (sf) and
below

B- (sf) and
below

B- (sf) and
below

B- (sf) and
below

B- (sf) and
below

S&P Global Ratings acknowledges a high degree of uncertainty about the evolution of the
coronavirus pandemic. The current consensus among health experts is that COVID-19 will remain
a threat until a vaccine or effective treatment becomes widely available, which could be around
mid-2021. We are using this assumption in assessing the economic and credit implications
associated with the pandemic (see our research here: www.spglobal.com/ratings). As the
situation evolves, we will update our assumptions and estimates accordingly.
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