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Preliminary Ratings

Class
Preliminary
rating(i) Preliminary amount ($) LTV(%)(ii)

Market value
decline (%)(iii) Debt yield(%)(iv)

A AAA (sf) 221,112,500 48.5 68.2 13.8

X-CP(v) AAA (sf) 154,778,750(vi) N/A N/A N/A

X-NCP(v) AAA (sf) 221,112,500(vi) N/A N/A N/A

B AA- (sf) 51,509,000 59.8 60.8 11.2

C A- (sf) 38,304,000 68.2 55.2 9.8

D BBB- (sf) 39,206,500 76.8 49.6 8.7

E BB- (sf) 45,590,500 86.8 43.0 7.7

F B- (sf) 47,870,500 97.3 36.1 6.9

G NR 9,557,000 99.4 34.8 6.7

RR interest(vii) NR 23,850,000 N/A N/A N/A

Note: This presale report is based on information as of Jan. 4, 2021. 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)The issuer will issue the
certificates to qualified institutional buyers in line with Rule 144A of the Securities Act of 1933, to institutional accredited investors under
Regulation D and to non-U.S. persons under Regulation S. (ii)Based on S&P Global Ratings' value and the mortgage loan balance. (iii)Reflects
the approximate decline in the $731.1 million aggregate appraised values that would be necessary to experience a principal loss at the given
rating level. (iv)Based on S&P Global Ratings' net cash flow. (v)Interest-only classes (vi)Notional amount. The notional amount of the class X-CP
will be equal to the portion balance of the A-2 portion of the class A certificates; and the notional amount of the class X-NCP will be equal to
the aggregate balance of the class A certificates. (vii)Non-offered vertical risk retention interest, which will be retained by Morgan Stanley
Bank N.A. and Deutsche Bank AG, New York Branch. NR--Not rated. N/A--Not applicable.

Profile

Expected closing
date

Jan. 19, 2021.

Collateral/loan A two-year, interest-only, floating-rate commercial mortgage loan (comprising two componentized
promissory notes) totaling $477.0 million, subject to three, one-year extension options. The loan is
secured by the first-mortgage lien on the borrowers' fee-simple interests in a portfolio of eight
multifamily properties totaling 3,206 units in Florida (three properties), Texas (two properties), Georgia
(one property), North Carolina (one property), and Colorado (one property). The loan's initial maturity
date is Jan. 9, 2023.
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Profile (cont.)

Payment structure On each distribution date, interest payments on the certificates will be distributed on a pro rata basis,
first to the class A, X-CP, and X-NCP certificates, and then sequentially to the B, C, D, E, F, and G
certificates. Principal prepayments for the first 30.0% of the original loan balance or in aggregate up to
$143.1 million will be applied on a pro rata basis to the class A, B, C, D, E, F, and G certificates. After
which, principal prepayments will be made sequentially, first to the class A, B, C, D, E, F, and G
certificates. Realized losses are allocated in reverse sequential order starting with the class G
certificates.

Mortgage loan
sellers

Morgan Stanley Mortgage Capital Holdings LLC and German American Capital Corp.

Mortgage loan
originators

Morgan Stanley Bank N.A. and DBR Investments Co. Ltd.

Borrowers BREIT MF Holdings LLC, which is a subsidiary of Blackstone Real Estate Income Trust Inc.

Servicer KeyBank N.A.

Special servicer KeyBank N.A.

Trustee Wells Fargo Bank N.A.

Certificate
administrator

Wells Fargo Bank N.A.

Rationale

The preliminary ratings assigned to BX Trust 2021-MFM1 commercial mortgage pass-through
certificates reflect S&P Global Ratings' view of the collateral's historic and projected
performance, the sponsor's and the manager's experience, respectively, the trustee-provided
liquidity, the loan terms, and the transaction's structure. We determined that the mortgage loan
has a beginning and ending loan-to-value (LTV) ratio of 99.4%, based on S&P Global Ratings'
value.

S&P Global Ratings believes there remains a high degree of uncertainty about the evolution of the
coronavirus pandemic. While the early approval of a number of vaccines is a positive development,
countries' approval of vaccines is merely the first step toward a return to social and economic
normality; equally critical is the widespread availability of effective immunization, which could
come by mid-2021. We use 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.

Strengths

The transaction exhibits the following strengths:

- The mortgage loan is secured by the borrowers' fee simple interests in eight, garden-style,
multifamily properties totaling 3,206 units located across five states--Florida (three properties;
35.5% of allocated loan amount [ALA]), Texas (two properties; 20.3%), Georgia (one property;
24.4%), Colorado (one property; 13.2%), and North Carolina (one property; 6.5%). None of the
units are rent-regulated or restricted for low-income housing.

- The portfolio was, on average, built in 1998 with renovation improvements over the last two
years. Based on our site inspections and a review of third parties, we believe the properties
range from class-A to class-B. The portfolio's units feature nine-foot ceilings, granite
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countertops, stainless steel appliances, hardwood flooring, modern cabinetry, tile
backsplashes, and washer/dryer sets. The entire portfolio recently underwent renovation
improvements including full in-unit interior upgrades on 60.0% of the total units. The previous
owner (JRK Property Holdings) spent $31.7 million ($9,903 per unit) since 2014 on
portfolio-wide upgrades including unit interiors, building exteriors, and common areas. Each
property features a clubhouse or business center, fitness center, and swimming pool.

- The properties in the portfolio have performed well since the beginning of the COVID-19
pandemic. Overall portfolio occupancy has increased from 91.5% in May 2020 to 95.8% as of
the Nov. 16, 2020, rent roll. In addition, the collection rate has been steady, having not dropped
below 96.4% since May 2020. The portfolio has shown stable historical occupancy with an
average of 92.6% since 2017, increasing from 91.8% in 2018 to 92.7% as of the
trailing-12-months ending October 2020. The portfolio's net cash flow (NCF) has increased
year-over-year since 2018. The portfolio's NCF increased steadily to $35.7 million as of
trailing-12-months ending October 2020, from $34.2 million in 2019, and $32.7 million in 2018,
a 4.4% compound annual growth rate. The properties have a weighted average in-place rent of
approximately $1,299 per unit, which is lower than the reported CoStar fourth-quarter 2020
weighted average submarket rent of $1,313 per unit as of December 2020. In our view, the
current in-place rents can be increased to submarket rent levels, which could be beneficial to
the underlying cashflow of the portfolio.

- In general, we believe multifamily properties are inherently more stable than other commercial
property types because of the essential need for housing and their lower expense ratio relative
to other property types. However, the high supply growth rate in recent years in the U.S. could
potentially constrain additional growth in rental rates. The Orlando, Fla. and Dallas-Fort Worth
markets have witnessed significant supply growth over the past few years. Four properties
(42.7% of ALA), Harbortown Apartments, Lakeside Villas, Breckinridge Point, and Kia Ora Park
are located within either the Orlando and Dallas-Fort Worth markets.

- The portfolio is located across five states and six different markets, providing geographic
diversity to the cashflows. Three of the eight properties (44.8% of ALA) are in primary markets
while the remaining properties lie in secondary markets (as defined by S&P Global Ratings).
Generally, property values in primary markets are less volatile than those in secondary and
tertiary markets. The properties are located in six different markets: one property is in Atlanta
(709 units; 24.4% of ALA), two properties are in Orlando (774 units; 22.3% of ALA), two
properties are in Dallas-Fort Worth (690 units; 20.3% of ALA), one property is in Denver, (325
units; 13.2% of ALA), one property is in Jacksonville, Fla. (444; 13.2% of ALA), and one property
is in Charlotte, N.C. (264 units; 6.5% of ALA). We considered this geographic diversity in our final
capital structure.

- We toured five of the eight properties (55.9% by ALA)-- Harbortown Apartments, Lakeside
Villas, Breckinridge Point, Kia Ora Park, and Briargate on Main--between Dec. 14, 2020 and Dec.
16, 2020, and were given tours by representatives of each property. The properties were
generally well-maintained with above-average amenities, including club houses, outdoor pools,
business centers, and fitness centers. Approximately 60.0% of the apartment units have been
recently renovated with updated stainless steel appliances, flooring, and cabinetry. Exterior
renovations, which were also made to the properties were generally necessary in order for the
properties to remain competitive in the submarket.

- The portfolio benefits from institutional and experienced sponsorship. Blackstone, which was
established in 1991, is a multinational private equity, alternative asset management and
financial services firm with over $157 billion in assets under management. Blackstone
manages its multifamily portfolio through LivCor, a multifamily real estate company formed in
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2013 to focus on ownership and asset management of apartment properties. LivCor operates in
153 submarkets across 22 states and oversees over 68,000 apartment units.

Risk Considerations

The risks we considered for this transaction include:

- The mortgage loan is highly leveraged, with a 99.4% LTV ratio based on our valuation. The LTV
ratio, based on the appraiser's aggregate valuation, is 65.2%, and our long-term sustainable
value estimate is 34.4% lower than the appraiser's valuation. Our value variance is driven
primarily by higher vacancy loss, credit loss, tax expense, management fees, replacement
reserves, and our S&P Global Ratings' capitalization rate of 6.69% versus the appraisers
concluded capitalization rate of 4.66%.

- The mortgage loan has a moderately low stressed DSC of 1.33x, calculated using the floating
rate loan's interest rate spread (1.49%) and interest rate cap (3.50%) with our in-place NCF for
the property, which is 12.9% lower than the issuer's NCF. The loan has a DSC of 4.06x, when
calculated using the floating rate loan's interest rate spread (1.49%) and the current
one-month LIBOR index rate.

- The mortgage loan is interest-only for its five-year extended term. Compared with an
amortizing loan, an interest-only loan bears a higher refinance risk because of the higher loan
balance at maturity. We accounted for this lack of amortization 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 3.50% interest rate cap will raise the interest payable on the mortgage loan, decreasing the
loan's debt service coverage (DSC). The loan is structured with a 3.50% LIBOR cap during the
initial term, and acquiring a new interest rate cap is a condition for each loan extension if the
existing cap does not cover the entire extension term. The agreement supports 'AAA' ratings
under our counterparty criteria. Consequently, we did not apply any additional interest rate
stress.

- The mortgage loan is structured with a hybrid in-place lockbox (hard for commercial tenants
and soft for residential tenants) and springing cash management, which allows the borrower to
control funds until an event of default (EOD); if the debt yield (DY) falls below 5.50% for two
consecutive quarters, or if the borrower files for bankruptcy. At that point, the borrower will be
required to maintain monthly tax and insurance escrows and replacement reserves. During a
cash trap event, all excess cash flow will be deposited into a lender-controlled account;
however, in lieu of any requirement for funds to be held in a cash collateral account during a
trigger period (as long as no EOD has occurred) the guarantor or sponsor can provide a guaranty
equal to the amount that would have been deposited into the cash collateral account. If this
amount exceeds 15.0% of the then-outstanding principal amount of the loan, an additional
insolvency opinion must be provided. There are no ongoing reserves for taxes, insurance, or
replacements.

- This transaction is an acquisition. The consequences of this include the possibility of higher
taxes from a tax-reassessment. This risk is increased for the properties in Florida (three
properties; 35.5% of ALA) due to the laws within this jurisdiction. To account for this risk, we
took an average of the in-place trailing-12-month taxes ending October 2020 and the
concluded appraisal taxes for the properties located in Florida, and made additional
adjustments to the capitalization rates of which, we increased by 25 basis points to account for
additional tax increases.
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- The borrowers may obtain the release of one or more of the properties at a release price of
105.0% of the ALA, subject to a minimum net operating income DY test of 7.51%, until the
outstanding principal balance of the mortgage loan has been reduced to $333.9 million and
thereafter, a 110.0% release price is required. The release premium is below the 125.0% range
that we generally look for. Furthermore, the transaction's structure allows principal
prepayments up to 30.0% of the mortgage balance to be distributed to the principal balance
certificates on a pro rata and pari passu basis as long as no mortgage EOD exists and the loan
metrics conform to the stipulated DY 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, and adjusted our LTV thresholds to account for a potential
degradation in credit as a result of certain property releases.

- During alterations to the property, the loan agreement does not require that all collateral
posted by the borrower be rated by S&P Global Ratings. This structure potentially exposes the
transaction to risks associated with (a) additional leverage beyond a de minimis amount and (b)
potential additional liens, such as mechanic's liens, some of which may have priority over the
mortgage lien.

- There is no warm body carve-out guarantor and the carve-out guaranty is capped at only 15.0%
of the loan amount for bankruptcy. In our view, these limitations generally lessens the
disincentive provided by a full non-recourse carve-out related to "bad acts" or voluntary
bankruptcy.

- Although the borrower must provide the lender with quarterly and annual financial statements,
they are not required to be audited. We believe audited financial statements are more
conclusive and reliable than unaudited statements.

Collateral Description

The trust mortgage loan is collateralized by the borrowers' fee simple interests in a portfolio of
eight multifamily properties totaling 3,206 multifamily units in Florida (three properties), Texas
(two properties), Georgia (one property), North Carolina (one property), and Colorado (one
property)(see table 1).

Table 1

Property Breakdown

Property City State
Year
built

Units
(no.)

Avg.
unit
size
(sq.
ft.)

ALA
(%)

In-place
avg.

occupancy
as of

November
2020 (%)

In- place
avg.

monthly
rent per

unit as of
November

($)

Appraised
value

(mil. $)(i)

Appraisal
value

variance
(%)

Renovation
capital

expenditure
($ /unit)

Harbortown
Apartments

Orlando Fla. 1998 428 1,145 13.2 94.6 1,338 93.1 34.2 11,082

Citigate
Apartments

Jacksonville Fla. 2009 444 1,042 13.2 94.8 1,245 93.1 33.8 5,306
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Table 1

Property Breakdown (cont.)

Property City State
Year
built

Units
(no.)

Avg.
unit
size
(sq.
ft.)

ALA
(%)

In-place
avg.

occupancy
as of

November
2020 (%)

In- place
avg.

monthly
rent per

unit as of
November

($)

Appraised
value

(mil. $)(i)

Appraisal
value

variance
(%)

Renovation
capital

expenditure
($ /unit)

Lakeside
Villas

Orlando Fla. 1973 346 835 9.1 95.7 1,110 64.2 39.6 34,552

Notting Hill Atlanta Ga. 2000 709 1,111 24.4 96.2 1,393 184.3 34.0 10,134

Breckinridge
Point

Dallas-Fort
Worth

Texas 1998 440 969 12.7 97.3 1,290 93.0 31.5 2,261

Kia Ora Park Dallas-Fort
Worth

Texas 2007 250 1,003 7.7 96.0 1,416 54.9 26.2 4,842

Briargate on
Main

Denver Colo. 2003 325 1,047 13.2 95.1 1,431 101.0 38.1 3,180

Park at
Steele Creek

Charlotte N.C. 1997 264 1,019 6.5 96.6 1,064 47.6 38.1 8,644

Total/average -- -- 1998 3,206 1,034 100.0 95.8 1,299 731.1 34.4 9,903

(i)Appraisal value date as of Dec. 10, 2020. ALA--Allocated loan amount. LTV --Loan to value.

The portfolio consists of garden-style, class-A and class-B, multifamily properties with a total of
3,206 residential market-rate units (3.31 million sq. ft.). The properties range from 250 to 709
units each, with an average of 455 units per property. The portfolio, in aggregate on a weighted
average basis, was 95.8% occupied as of the Nov. 16, 2020, rent rolls with a weighted average
monthly rent of approximately $1,299 per unit. The portfolio consists of 1,323 one-bedroom units,
1,629 two-bedroom units, and 254 three-bedroom units. The one-bedroom units have a weighted
average monthly rent of $1,120 per unit, the two-bedroom units have a weighted average monthly
rent of $1,413 per unit, and the three-bedroom units have a weighted average monthly rent of
$1,727 per unit (see table 2).

Table 2

Unit Breakdown

Unit type No. of units Average unit size (sq. ft.) In place average monthly rent per unit as of November 2020 ($)

1-bedroom 1,323 787 1,120

2-bedroom 1,629 1,162 1,413

3-bedroom 254 1,501 1,727

Total/average 3,206 1,034 1,299

The properties were originally constructed between 1973 and 2009, with an average build date of
1998. The previous owner (JRK Property Holdings) spent over $31.7 million ($9,903 per unit) across
the entire portfolio including in-unit renovations, common area upgrades, and exterior
maintenance. The current owner (Blackstone) intends to spend an additional $12.0 million ($3,742
per unit) on capital expenditures as units' turnover. We toured five of the eight properties (55.9%
by ALA) between Dec. 14, 2020, and Dec. 16, 2020, accompanied by the sponsor's representatives.
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We found the assets to be generally well-maintained with average-quality finishes. Approximately
60.0% of the units have been recently renovated with upgrades to the kitchen cabinets,
appliances, fixtures, and flooring. It is our view that the quality of the assets is reflective of the
capital spent on the properties over the past years. Additional capital expenditures, coupled with
experienced property management would ensure the properties remain competitive in the
submarket. Considering their location, condition, and quality, we concluded that the portfolio
comprises of class-A to class-B multifamily assets.

Market Summary

The properties in the portfolio are located in six different markets: Atlanta (24.4% of ALA), Orlando
(22.3% of ALA), Dallas-Fort Worth (20.3% of ALA), Denver (13.2% of ALA), Jacksonville (13.2% of
ALA),and Charlotte (6.5% of ALA) (see table 3).

Table 3

Market Breakdown

Market No. of Properties Units ALA ($) ALA (%)
Reported TTM October

2020 NOI ($)
% of TTM October

2020 NOI

Orlando 2 774 106.5 22.3 8.2 22.9

Dallas-Fort Worth 2 690 97.0 20.3 7.5 21.2

Jacksonville 1 444 63.0 13.2 4.8 13.5

Atlanta 1 709 116.5 24.4 8.4 23.7

Denver 1 325 63.0 13.2 4.5 12.6

Charlotte 1 264 31.0 6.5 2.2 6.1

Total 8 3,206 477.0 100.0 35.7 100.0

TTM--Trailing-12-month. ALA--Allocated loan amount. NOI--Net operating income.

Table 4 presents the vacancy and asking rents for each property and each submarket. Current
in-place vacancy is below the submarket average for each property, while in-place rents at the
properties, on average, are generally lower than their respective submarkets based on the
reported CoStar fourth-quarter 2020 market data. It is our view that additional capital
expenditures on the portfolio properties can generate rental premiums, which could raise average
in-place rents to submarket levels. In our analysis, we underwrote to the rents in-place as of the
Oct. 17, 2020 rent rolls and gave no credit to the potential future upside. Our vacancy assumptions
are based on the CoStar fourth-quarter 2020 submarket vacancy, derived on a
property-by-property basis. S&P Global Ratings' concluded on a 7.0% vacancy for the portfolio
based on the aggregate submarket vacancy of the properties in the portfolio.

Table 4

Submarket Breakdown

Property
ALA
(%) Market(i) Submarket(i)

Market
type (ii)

In-place
vacancy

(%)(iii)

Submarket
vacancy

(%)(iv)

In-place
monthly

asking
rent

($)(iii)

Submarket
monthly

asking rent
($)(iv)

Harbortown
Apartments

13.2 Orlando West Orlando Secondary 5.4 5.7 1,338 1,159
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Table 4

Submarket Breakdown (cont.)

Property
ALA
(%) Market(i) Submarket(i)

Market
type (ii)

In-place
vacancy

(%)(iii)

Submarket
vacancy

(%)(iv)

In-place
monthly

asking
rent

($)(iii)

Submarket
monthly

asking rent
($)(iv)

Citigate
Apartments

13.2 Jacksonville Southside Secondary 5.2 7.0 1,245 1,210

Lakeside Villas 9.1 Orlando East Orlando Secondary 4.3 7.9 1,110 1,274

Notting Hill 24.4 Atlanta Sandy
Springs/Dunwoody

Primary 3.8 7.7 1,393 1,380

Breckinridge
Point

12.7 Dallas-Fort
Worth

Plano Primary 2.7 8.3 1,290 1,353

Kia Ora Park 7.7 Dallas-Fort
Worth

Plano Primary 4.0 8.3 1,416 1,353

Briargate on
Main

13.2 Denver South Douglas Secondary 4.9 5.7 1,431 1,559

Park at Steele
Creek

6.5 Charlotte South Charlotte Secondary 3.4 6.8 1,064 1,205

Total/Weighted
Average

100.0 -- -- -- 4.2 7.2 1,299 1,313

(i)Based on CoStar. (ii)As defined by S&P Global Ratings. (iii)Based on Nov. 16, 2020, rent rolls. (iv)Based on fourth-quarter 2020 CoStar. ALA-
Allocated loan amount.

Atlanta apartment market

One of the eight properties accounting for 24.4% by ALA is located in the Atlanta multifamily
market. According to CoStar, the metro area's current unemployment rate is 6.6%, which is below
the nationwide average of 9.0%. Atlanta's diverse economy is bolstered by low costs of doing
business, availability of tech talent, high affordability relative to other major urban areas, and
robust transportation infrastructure. Several large corporations plan to open major offices in the
metro area, some of which include Microsoft, Google, Norfolk Southern, and ThyssenKrupp, which
is moving its North American headquarters to the city. The Atlanta metro area is expected to see
strong in-migration and population growth over the next decade, and its economy is projected to
outperform the nation over the long term.

Atlanta multifamily monthly base rent currently averages $1,310. Rent growth was stronger than
the national average every year from 2015-2019, and matched the national average in 2019. Rents
in Atlanta are currently about 5.0% below the national average, over the last decade, rents have
been more than 15.0% below the national average, there has been significant rent growth over the
last five years. Recent growth and positive net migration continue to drive demand for
Atlanta-area apartments, vacancy currently stands at 8.8%, which is slightly above the historical
average of 8.7%.

Orlando apartment market

Two of the eight properties accounting for 22.3% by ALA are located in the Orlando multifamily
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market. According to Costar, in the past five years, job growth in Orlando has been among the best
in the nation and more than double the U.S. average. Orlando is the number one tourist
destination in the U.S., setting overall visitor records each of the last five years. With several
infrastructure improvements in place, including the $2.3 billion I-4 Ultimate Improvement Project,
Orlando International Airport's $4.27 billion capital improvement project, and the $1.6 billion
Central Florida Expressway Authority development, approximately 11,000 jobs are expected to be
created by 2022. In addition, the increasing number of inward migration due to households
relocating to the metropolitan area is expected to support the local economy. The leisure and
hospitality industry is Orlando's largest employment sector. The sector's relatively low wages
make home ownership difficult, keeping many workforce housing tenants renters.

There are currently 11,000 units underway, approximately twice the national average in Orlando.
Overall, from 2017 to 2020, Orlando's inventory is expected to have grown by more than 30,000
units, or 21.0%. The majority of new construction in recent years has been in the North Orlando,
I-Drive, and Downtown Orlando submarkets. With thousands of new units flooding the market,
rent growth has slowed to approximately 2.0% annually from over 6.0% annually in 2017, in line
with Orlando's historical average growth and slightly weaker than the national average. Elevated
supply has also put pressure on vacancy, which stands at 9.0%, above the metropolitan area's
6.9% three-year historical average.

Dallas-Fort Worth apartment market

Two of the eight properties accounting for 20.3% by ALA are located in the Dallas-Fort Worth
multifamily market, which is the third largest market in the U.S., with total assets valued at
approximately $102 billion. The Dallas-Fort Worth labor market remains tight, with unemployment
close to multi-year lows. According to Costar, the unemployment rate stands at 7.4% as of
September 2020 compared to the nationwide average of 7.9%. Job growth is outpacing the U.S.
average and the metropolitan area continues to lead the nation for in-migration. The region's low
cost of doing business and highly skilled work force has led companies across various sectors to
relocate or expand operations. Major employers include USAA, Charles Schwab-TD Ameritrade,
and McKesson Corp. The influx of jobs and low costs of living has led to net in-migration of
130,000 over the last year.

Since 2010, the market has added over 340,000 units, growing inventory by 22.0%. There are
currently 31,904 multifamily units under construction, accounting for 4.2% of inventory. Despite
the influx of supply, vacancy has remained stable at 8.6%, and rent growth has trended near 2.0%
over recent quarters. Growth is most challenged in supply-heavy markets including Plano, Frisco,
and Allen/McKinney due to competition from new supply. Monthly base rent for the market is
$1,211, and is anticipated to increase further over the upcoming five years.

Denver apartment market

One of the eight properties accounting for 13.2% by ALA is located in the Denver multifamily
market. At the beginning of 2020, Denver's unemployment rate was below 3.0%, making it one of
the tightest job markets in the country at the time. The metro's overall employment growth has
slowed since the onset of the COVID-19 pandemic; however, key sectors including technology have
continued to add jobs at an increasing rate. Technology companies such as Amazon, are
expanding and relocating operations, driving up job gains. Additionally, employment in the
professional, scientific, and technical services sectors have also contributed to job growth. This
has offset the volatility of the energy sector caused by fluctuations in oil prices. Net migration and
population growth remain above the national average, particularly for millennials. From 2013 to
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2019, Denver's population who are 25-34 years old, grew more than twice as fast as the national
average.

Approximately 14,000 units are currently underway in Denver, and over the last four years, more
than 36,000 units have been created into the metropolitan area, expanding inventory by 5.3%.
Even with the glut of supply, Denver's vacancy rate is only slightly above its historical average.
Rents grew by more than 8.0% during the same timeframe, but fell to a cyclical low in 2019. Rent
growth is anticipated to stay positive, but moderate, over the next five years. The highly
competitive leasing environment has made high concessions the norm, especially in Downtown
Denver, where renters are typically offered one month's free rent.

Jacksonville apartment market

One of the eight properties accounting for 13.2% by ALA is located in the Jacksonville multifamily
market. According to the U.S. Census Bureau, Jacksonville had the fifth highest population growth
in the country in 2019. The population growth, which has been supported by job gains, has
outpaced the national average for seven years. Overall job growth in Jacksonville in the past year
has been more than four times national average. Jacksonville's largest employers are primarily
healthcare providers that include; Baptist Health and Mayo Clinic, but the single largest employer
is the U.S. Navy. Naval Air Station Jacksonville is a southern hub that employs more than 50,000
civilian employees, contractors, and active-duty personnel. Amazon has also been rapidly
expanding in the metropolitan area, with the completion of two new fulfillment centers, and the
recent commitment to Jacksonville is expected to provide 2,500 jobs to the metro.

About 4,000 units were created in the past year, and another 4,000 units remain under
construction in Jacksonville that accounts for 4.3% of inventory. Groundbreakings slowed in the
first half of 2020, but returned in third-quarter 2020 as the local economy began to normalize.
Vacancy levels has been steady at 7.6%, which is below Jacksonville's long-term average due to
strong leasing on new units, almost 10,000 of which, have opened in the past two years. The metro
has benefited in recent years from strong population and job growth, and the proportion of renters
in Jacksonville is slightly above the national average. The Jacksonville multifamily market has
remained an investor favorite over the past decade, including in recent months during the
pandemic.

Charlotte apartment market

One of the eight properties accounting for 6.5% by ALA is located in the Charlotte multifamily
market. Strong population and job growth have powered Charlotte's economy. Over the past
decade, Charlotte's population has grown at three times the national rate. Job growth has
consistently outpaced the U.S. national average during the same time frame. Charlotte has
traditionally been led by the financial services industry, but has recently experienced a growing
presence of technology jobs. Improving infrastructure is expected to boost the metro's economy.
The city recently secured $580 million from the Federal Transit Administration for continued
construction of the city's light rail.

Charlotte's multifamily housing inventory has grown by nearly 15.0% since 2017. There are
currently 11,000 units underway accounting for 6.2% of inventory. Vacancy levels are forecasted
to remain steady at approximately 8.2%, and rent growth is expected to increase by 3.0% over the
next four years. Landlords of lower end assets have been able to raise rents faster because the
majority of new inventory is at the top of the market. With an average monthly base rent of $1,220
based on CoStar market data, Charlotte is still more affordable relative to its peers, Nashville,
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Tenn. and Atlanta. The majority of the units that are under construction are higher end, which
typically command a 15.0% rent premium over the metro-wide average. New builds in the
metropolitan area have been selling quickly and for top prices. Strong investor activity continued
through 2020 despite the COVID-19 pandemic, sales volume picked up in the third-quarter 2020,
reaching above $1 billion in a single quarter for the first time since the second-quarter 2018.

Structural Issues

We reviewed the structural matters 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
mechanics and its consistency with applicable criteria. We also conducted a structural review of
the first-mortgage loan and cash management agreement.

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

We reviewed the historical cash flows and the issuer- and appraiser-reported cash flows to
determine our view of a sustainable cash flow for the properties. We summarize the historical and
S&P Global Ratings' NCF for the portfolio below (see tables 5A and 5B).

Table 5A

Historical Cash Flow

2018 2019
TTM October

2020 Appraisal Banker
S&P Global

Ratings

Income ($)

Gross potential rent 49,188,523 51,376,486 51,754,440 53,305,713 51,754,440 50,156,323(i)

Less: vacancy loss (4,276,020) (4,898,072) (4,134,523) (2,796,599) (2,839,437) (3,714,037)(ii)

Expense reimbursement 2,223,389 2,435,140 2,669,726 2,645,850 2,669,726 2,901,348(iii)

Parking Income 223,579 217,005 258,698 173,820 258,698 233,094(iv)

Other income 6,149,146 6,734,892 6,833,302 5,297,550 6,833,302 6,572,447(v)

Collection loss (751,946) (1,230,648) (1,129,443) (527,026) (1,129,443) (1,129,443)(vi)

Rent concessions (504,134) (453,783) (267,554) (313,297) (267,554) (360,668)(vii)

Non-revenue units (905,912) (715,235) (763,214) (941,238) -- (794,787)(viii)

Effective gross income 51,346,624 53,465,785 55,221,432 56,844,773 57,279,733 53,864,276

Operating expenses ($)

Real estate taxes 6,506,809 6,783,734 7,097,776 8,496,457 7,097,776 7,872,991(ix)

Property insurance 823,900 1,006,270 1,238,662 1,205,690 1,238,662 1,204,175(x)

Utilities 2,679,258 2,958,159 2,988,633 3,281,345 2,988,633 2,988,633(xi)

Repairs and maintenance 742,689 656,271 624,851 1,877,500 624,851 624,851(xii)

Management fees 1,540,399 1,603,974 1,656,643 1,715,732 1,718,392 2,154,571(xiii)

Payroll and benefits 2,910,961 3,070,047 3,019,240 4,035,100 3,019,240 3,019,240(xiv)

Advertising and marketing 693,370 574,199 551,683 775,100 551,683 551,683(xv)

General and administrative 489,924 469,395 395,750 675,050 395,750 395,750(xvi)

Turnover 732,517 705,592 641,320 441,960 641,320 641,320(xvii)
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Table 5A

Historical Cash Flow (cont.)

2018 2019
TTM October

2020 Appraisal Banker
S&P Global

Ratings

Contract services 1,511,419 1,394,358 1,350,194 167,285 1,350,194 1,350,194(xviii)

Total operating expense 18,631,247 19,221,999 19,564,752 22,671,219 19,626,501 20,803,408

Net operating income ($) 32,715,377 34,243,786 35,656,680 34,173,554 37,653,232 33,060,868

Capital expenditures -- -- -- 755,350 801,500 961,800(xix)

Total capital item ($) -- -- -- 755,350 801,500 961,800

NCF ($) 32,715,377 34,243,786 35,656,680 33,418,204 36,851,732 32,099,068

Capitalization rate (%) -- -- -- -- -- 6.69(xx)

S&P Global Ratings' value
($)

-- -- -- -- -- 479,899,409

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

-- -- -- -- -- 149,688

See table 5B for full footnote references. TTM--Trailing-12-month. NCF--Net cash flow.

Table 5B

Cash Flow Notes

(i) Based on in-place rents for all tenants as of the Oct. 17, 2020 rent roll plus vacant units grossed up at average
in-place rents.

(ii) Based on the submarket vacancy rate of 7.0%.

(iii) Based on the TTM ended October 2020, grossed up at 100%.

(iv) Based on the three-year historical average.

(v) Based on the three-year historical average.

(vi) Based on the TTM ended October 2020.

(vii) Based on the two-year historical average.

(viii) Based on the three-year historical average.

(ix) Based on an average of the TTM ending October 2020 and Appraisal for Florida properties, an average of 2019 and
appraisal for the Georgia property, Texas, Colorado and North Carolina properties were based on the appraisal.
Additional adjustments were made for the tax reassessment risk of the Florida properties in our capitalization
rates.

(x) Based on the actual insurance premium.

(xi) Based on the TTM ended October 2020.

(xii) Based on the TTM ended October 2020.

(xiii) Management fee of 4.0%, based on 4.00% of EGI according to S&P Global Ratings' application for multifamily
properties with less than 500 units.

(xiv) Based on the TTM ended October 2020.

(xv) Based on the TTM ended October 2020.

(xvi) Based on the TTM ended October 2020.

(xvii) Based on the TTM ended October 2020.

(xviii) Based on the TTM ended October 2020.
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Table 5B

Cash Flow Notes (cont.)

(xix) Based on $300 per unit.

(xx) Based on the cap rate assigned to each property, based on class designation ranging from A to B, and primary and
secondary market classifications. Additional adjustments were made to the Florida properties for the state's tax
reassessment risk.

GPR--Gross potential rent. EGI--Effective gross income. TTM--Trailing-12-months.

Property Evaluation Details

During our property evaluation, we did the following:

- Conducted a site inspection of five of the subject properties (55.9% by ALA);

- Analyzed and valued the properties, which included reviewing property-level operating
statements and rent rolls, issuer-provided data, and appraisals. Reviewed management and
sponsorship, which included meeting with on-site personnel; reviewed the third-party
appraisals, environmental reports, and engineering reports for the properties; and reviewed the
structural matters we believe are relevant to our analysis, as outlined in our criteria; and

- Reviewed the current drafts of the major transaction documents, 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 loan and the transaction.

Scenario Analysis

We performed several 'AAA' stress scenario analyses to determine how sensitive the certificates
are to a downgrade over the loan term.

Effect of declining NCF

A decline in NCF may constrain cash flows available for debt service. A decline in cash flows may
occur because of falling rental rates and occupancy levels, changes to operating expenses, or
other factors that may decrease a property's net income. To analyze how a decline in cash flow
would affect our ratings, we developed scenarios whereby the NCF from the properties decreases
by 10.0%-40.0% from our current cash flow, which, for purposes of determining our value, is
12.9% lower than the issuer's underwritten NCF. (See table 6 for the potential effect on our 'AAA'
rating under these scenarios, holding constant our 6.69% weighted average capitalization rate for
the mortgage loan.)

Table 6

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

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

0.00 (10.00) (20.00) (30.00) (40.00)

Potential 'AAA' rating migration AAA AA A+ BBB+ BB

NCF--Net cash flow.
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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 to calculate the stand-alone credit enhancement (SCE) and
diversified credit enhancement. However, since 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.
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