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Class
Prelim.
rating*

Prelim.
amount (mil.

€)§

S&P Global
Ratings LTV

ratio (%)
Market value
decline (%)†

Debt
yield
(%)‡ Interest**

Legal final
maturity

A AAA (sf) 138.5 47.7 65.6 16.9 Three-month
EURIBOR plus a
margin

May 2031

B AA- (sf) 37.0 61.4 55.7 13.1 Three-month
EURIBOR plus a
margin

May 2031

C A- (sf) 31.3 72.9 47.4 11.0 Three-month
EURIBOR plus a
margin

May 2031

D BBB+ (sf) 11.6 77.2 44.3 10.4 Three-month
EURIBOR plus a
margin

May 2031

X1 NR N/A N/A N/A N/A N/A N/A

X2 NR N/A N/A N/A N/A N/A N/A

Note: This presale report is based on information as of June XX, 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. *Our ratings address timely
payment of interest and payment of principal not later than the legal final maturity. §Each class of notes ranks pari passu with a share in the
issuer loan (5% of each class balance). The issuer will fund the €9.75 million liquidity reserve by issuing additional class A notes and a
corresponding portion of the issuer loan. This amount is not included in the calculation of the LTV, market value decline, or debt yield.
†Reflects the approximate decline in the portfolio's €395.2 million market value 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. **After the expected maturity date, the amount of interest
representing the amount by which three-month EURIBOR exceeds 5% per year will be subordinated to the payment of interest and principal on
the notes. LTV--Loan to value. EURIBOR--Euro Interbank Offered Rate. NR--Not rated. N/A--Not applicable. NCF--Net cash flow.
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Transaction Participants (cont.)

Hedge provider HSBC Continental Europe S.A.

Supporting Ratings

Institution/role Ratings

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

HSBC Continental Europe S.A., as hedge provider A+/Stable/A-1

Transaction Key Features

Expected closing date June 2021

Number of loans 1

Outstanding principal (mil. €) 218.5

LTV ratio (%)* 55.7

LTV ratio at loan expiry (%) 52.9

Asset type concentration (by
market value)

Office (87%), retail (5%), and hotel (8%)

Number of properties 9

Geographic concentration of
assets by market value

The Netherlands (100%)

Occupancy rate (%) 94.2

Cut-off debt service coverage
ratio

4.0

Redemption profile The issuer will apply principal repayments pro rata except for release premia, which are
applied sequentially. After a note acceleration or sequential payment trigger, the issuer

will apply all available funds sequentially

Excess spread at closing (%) To be determined

Interest limitation of junior notes Available funds cap on the class D notes

Liquidity reserve (mil. €) 9.75

Hedging profile The loan is hedged through a borrower-level interest-rate cap

*LTV--Loan-to-value, based on market value.

Transaction Summary

S&P Global Ratings has assigned preliminary credit ratings to Bruegel 2021 DAC's class A to D
notes. At closing, Bruegel 2021 will also issue unrated class X1 and X2 certificates (the class X
certificates).

The transaction will be a securitization of one loan originated by Goldman Sachs Bank Europe SE
(Goldman Sachs) to facilitate the refinancing of the PPF loan, which partially secured the Kantoor
Finance 2018 DAC transaction. The existing PPF loan already prepaid at the May 2021 interest
payment date.

www.standardandpoors.com June 3, 2021       2

© 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.

2659919

Presale: Bruegel 2021 DAC



The current balance on the loan is €220.15 million. It is secured by seven office buildings, one
mixed-use property (office and hotel), and one retail property in the Netherlands. A portfolio of
nine assets previously provided the collateral for the PPF loan securitized in Kantoor Finance
2018.

As part of EU, U.K., and U.S. risk retention requirements, the issuer and the issuer lender
(Goldman Sachs), will enter into a €11.5 million issuer loan agreement that represents 5% of each
class of notes and ranks pari passu to each class of notes and the class X certificates. 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 PPF loan.

Bruegel 2021 will also issue an additional €9.3 million of class A notes, the proceeds of which,
together with a portion of the issuer loan, will be held in cash in the transaction account. These
funds will serve as a liquidity reserve in lieu of a traditional liquidity facility.

Our preliminary ratings on the notes reflect our assessment of the underlying loans' credit, cash
flow, and legal characteristics, and an analysis of the transaction's counterparty and operational
risks.

Strengths, Concerns, And Mitigating Factors

Strengths Concerns and mitigating factors
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- The loan is moderately leveraged and features
scheduled amortization, reducing the refinancing
risk at loan maturity.

- Over the past three years, the borrower has
improved the portfolio's overall asset quality and
in particular, the occupancy rate has increased to
94% from 78% previously.

- The properties are generally in recognized
submarkets, with 85% of the portfolio by market
value in Randstad. Randstad is generally
characterized by higher barriers to entry and lower
vacancy rates, when compared with more regional
submarkets in the Netherlands.

- The tenant base is diverse and provides a granular
income stream. The largest tenant represents
14.1% of the in-place rents. Therefore,
idiosyncratic factors affecting a particular
industry or tenant are somewhat limited.

- The transaction is structured with a liquidity
reserve, which will be funded out of the class A
note issuance and a portion of the issuer loan. The
liquidity reserve works similarly to a traditional
liquidity facility, except that a liquidity facility
would have to be extended annually. In addition,
under a liquidity reserve, the issuer is not exposed
to the counterparty risk associated with a liquidity
provider, including its willingness and ability to
maintain the facility and make drawings available.
Instead, the counterparty risk will sit with the
transaction account bank, where the issuer will
deposit the reserve. However, the issuer will not
need to make a request for a drawing. It can just
use the funds as and when needed under the
transaction documents.

- The current S&P Global Ratings debt service
coverage ratio (DSCR) is 2.17x, based on the
capped interest rate. This supports the
transaction's ability to reduce leverage, and
reduces default risk over the term.

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

- The loan sponsors and asset managers are
experienced investors and managers in the
Netherlands real estate market and have
recognized track records.

- In our view, the transaction's five-year tail period
would be sufficient for the ranked special servicer
to manage a real estate work-out process.

- Although the loan is backed by multiple
properties, there is high concentration in offices
for which occupational demand from office
tenants is uncertain given the trend toward
flexible working as a result of COVID-19. However,
this is mitigated by the fact that there is a
relatively diverse tenancy mix of 108 tenants.
Additionally, although there may be more flexible
working as a result of the pandemic, many
occupiers may still need additional space to allow
for social distancing measures.

- Some of the collateral in the portfolio is situated in
secondary locations and has relatively high
vacancies. We expect higher and more prolonged
vacancies at these assets and limited
opportunities to increase rents. That said, the
assets in the portfolio are generally fit for purpose
and will benefit from recent and future capex.

- The new €220 million loan refinances an existing
loan of approximately €190 million, thereby
releasing a substantial amount of equity to the
loan sponsor and consequently reducing their risk
exposure to the portfolio. However, the properties'
market value has also increased since the
previous loan was first funded.

- The loan bears interest at a floating rate indexed
to three-month EURIBOR (euro interbank offered
rate). Increases in EURIBOR will increase the
amount of interest payable on the loan,
decreasing the loan's DSCR. The loan is structured
with an interest rate cap agreement that allows
the counterparty to support ratings up to 'AAA'
based on our counterparty criteria. Also, even at
the capped interest rate, the day 1 DSCR is 2.17x
based on S&P Global Ratings' net cash flow (NCF).

- Prior to loan default, all principal except for
release premia 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 as the loan amortizes, as it
would in a fully sequential amortization structure.
This risk is mitigated by the initial portfolio's
granularity and homogeneity, and its effect is
cushioned by release premia between 5% and
20% of each property's allocated loan amount.

- 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 has the ability to 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 reserve is available to cover this
period of suspended payments.

- The transaction documents include provisions for

www.standardandpoors.com June 3, 2021       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.

2659919

Presale: Bruegel 2021 DAC



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' definition of RAC allows
the transaction parties to deem their confirmation
request satisfied if the rating agency does not
respond to the request within a certain period
after delivery or if the rating agency declines to
review the matter for which confirmation is being
sought. Therefore, we could downgrade the
securities according to our ratings methodology
following an action subject to a RAC request, even
though the RAC request has been satisfied under
the transaction documentation.

Transaction Characteristics

Legal structure

At closing, the issuer will acquire 95% of the loan from Goldman Sachs. To satisfy risk retention
rules, Goldman Sachs will also issue a loan to the issuer that represents 5% of the overall net
economic interest in the transaction.

The issuer will benefit from the loan's security package, which includes:

- Mortgage deeds related to each of the properties;

- Security over the shares in each obligor;

- Pledges over borrower bank accounts;

- Lease receivables; and

- Security over the borrower hedging agreements and insurance policies.

www.standardandpoors.com June 3, 2021       5

© 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.

2659919

Presale: Bruegel 2021 DAC



Loan pool characteristics

The notes will be secured on a Dutch commercial mortgage loan that Goldman Sachs originated in
May 2021. Goldman Sachs previously financed the same portfolio in 2018, which ultimately
formed part of Kantoor Finance 2018.

The loan matures in May 2024 and can be extended for one year twice, subject to certain
conditions. The loan has a cut-off loan balance of €220.15 million, indicating an LTV ratio of
55.7%. The loan amortizes by 1% per year in the first four years, and by 2% in year five. Its event of
default covenant is triggered at an LTV ratio of 75%, or a debt yield of at least 7.9%. An LTV ratio
greater than 63% or debt yield lower than 9.1% would trigger a mandatory cash trap.

Table 1

Key Loan Characteristics

Property type Office, hotel, and retail

Number of properties 9

www.standardandpoors.com June 3, 2021       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.

2659919

Presale: Bruegel 2021 DAC



Table 1

Key Loan Characteristics (cont.)

Property location The Netherlands

Cut-off loan balance (total; (mil. €) 220.15

Percentage of the portfolio (%) 100

Utilization date May 17, 2021

Scheduled loan balance at maturity (mil. €) 209.14

Loan maturity May 15, 2024, plus two 1-year extension options

Loan type Refinance

Fixed/floating interest Floating: three-month EURIBOR plus 2.30%

Borrower hedge counterparty Fully hedged through borrower-level interest rate cap with HSBC Continental
Europe at a strike rate of 1.5%

Market value (mil. €) 395.2

Initial LTV ratio at securitization close (%) 55.7

Exit LTV ratio (%) 52.9

Gross estimated rental value (mil. €) 29.83

Occupancy by lettable area (%) 94.2

Passing gross rent (mil. €) 28.0

Net operating income (mil. €) 24.1

Number of tenants 108

Weighted-average unexpired term to first
break (years)

6.4

Cut-off date debt service coverage ratio at
a hedged rate (x)

2.17

Major tenants DPG Media Magazines B.V., Tower Hotel Rotterdam B.V, Spaces Rotterdam B.V,
Unilever Nederland B.V, and Gemeente Arnhem.

Sponsor PPF Group

LTV--Loan-to-value, based on market value.

Borrower, sponsor, and manager overview

The PPF Group, one of the largest investment groups in Central and Eastern Europe, sponsors the
loan. The PPF group invests in multiple market segments such as banking and financial services,
telecommunications, biotechnology, insurance, real estate, and agriculture. PPF's reach spans
from Europe to Russia, the U.S. and across Asia. PPF Group owns assets of almost €44 billion (as
of June 30, 2020). NL Asset Management manages the properties, which is one of the leading
commercial real estate asset managers in the Netherlands, and an affiliate of Knight Frank. NL
has been managing the assets within the PPF portfolio since acquisition.

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
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commercial mortgage special servicer (see "Servicer Evaluation: CBRE Loan Services Ltd.,"
published on Sept. 14, 2020).

For this transaction, a loan enters special servicing if:

- A loan event of default or potential loan event of default exists on a loan payment date;

- Any payment due under the finance documents by an obligor is more than 30 days overdue;

- Any obligor becomes subject to insolvency or insolvency proceedings;

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

- Any other loan event of default occurs or is imminent and is both unlikely to be cured within 21
days of its occurrence and likely to have a material adverse effect on the issuer, in the servicer's
opinion.

If the loan enters special servicing, the special servicer will generate an asset status report within
the 60 days after the special servicing transfer event occurs. The report will describe the status of
the loan and the properties and will outline the effect of various courses of action on the loan's net
present value, include a work-out of the loan or a realization of the security for the loan. The report
will conclude by presenting 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, the issuer, and the
issuer security trustee within 45 days if:

- A loan remains outstanding six months before the final note maturity date; and

- It believes that a loan's anticipated recoveries (including by enforcement of the related security)
are unlikely to be fully realized before the final note maturity date.

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

Insurance

Under the loan agreement, the borrowers must maintain insurance that covers the full
reinstatement value of the building, 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'. This complies with our minimum insurance requirements (see
"European CMBS Loan Level Guidelines," published on Sept. 1, 2004).

Interest payments

Until the expected note maturity date, the notes will pay interest at a rate of three-month
EURIBOR, with a floor of zero, plus a margin. After the expected note maturity date, if three-month
EURIBOR exceeds 5% per year, the amount by which it exceeds 5% will be subordinated to the
interest and principal payments on the notes.

The unrated class X certificates will receive excess spread in the transaction. Under the
transaction documents, excess interest equals the difference between the loan and notes'
interest minus administrative expenses, fees, indemnity payments due under the issuer
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transaction documents, and payments due to the liquidity reserve. The class X certificates
payments initially have the same seniority as the class A notes. However, the class X certificates
payments become subordinated to all interest and principal payments on the rated notes:

- From the calculation date following the expected note maturity date;

- From the calculation date if either loan has transferred to special servicing; or

- After the issuer security is enforced following a note event of default.

This mechanism mitigates the presence of the class X certificates, which could otherwise increase
transaction costs.

The class D notes will be subject to an available funds cap that will lower payments due to lost
interest from prepayments of the loans to the available funds for that period and any surplus
principal funds after servicing the senior notes, issuer loan, and paying senior ranking fees and
expenses. Under our criteria, this would not represent a breach of the rateable promise and would
not cause the rating to fall to 'D'.

Hedging arrangements

The loan will be fully hedged via a cap at a strike rate of 1.5% for the full loan amount, provided by
HSBC Continental Europe.

The hedging agreement expires at the initial loan maturity date, 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 hedging notional will reduce according to the amortization schedule.

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

Liquidity reserve

The issuer will fund the liquidity reserve from the class A note issuance and a portion of the issuer
loan. The issuer will deposit it into the transaction account on the closing date. The reserve
amount will equal €9.75 million and will be available to pay interest on the class A, B, C, and D
notes, pay senior expenses if need be, and make property protection advances. Drawings under
this reserve will not be available for the class X certificates.

The liquidity reserve contains an appraisal reduction mechanism that may reduce the size of the
liquidity reserve, and a draw-stop provision on the portion of the notes exceeding 90% of the
properties' market value (as determined by the most recent valuation).

Principal payment arrangements

The issuer will use amortization amounts to redeem the class A, B, C, and D notes pro rata,
calculated based on their respective outstanding amounts at closing.

However, principal collections will be applied sequentially:

- From the calculation date following the expected note maturity date;

- From the calculation date if the loan was transferred to the special servicer; or
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- After the issuer security is enforced following a note event of default.

Upon sequential repayment, the class A notes will only be repaid down to their minimum principal
amount, which is equivalent to the note share of the amounts standing to the credit of the issuer
liquidity reserve. There could therefore be scenarios where the class B and C notes have been fully
repaid, while a portion of the class A notes is still outstanding.

Prepayments

In the event of an asset sale, the issuer will use the allocated loan amount of the sold asset to
repay the notes pro rata, with the release premium applied sequentially. Prepayment fees are paid
pro rata, subject to note prepayment fee caps.

The issuer will allocate voluntary prepayments in reverse sequential order.

For the loan, the amount of such release premium is calculated as stated in the table below.

Table 2

Release Premium

PPF Loan ALA (€) Release price (€) Release amount (€) Release premium (%)

Eusebiusbuitensingel 53-79 20,183,295 21,192,460 1,009,165 105

Laan van Zuid Hoorn 70 3,356,455 3,524,278 167,823 105

Hofplein 20 36,258,067 41,696,777 5,438,710 115

Hofplein 19 27,492,288 32,990,746 5,498,458 120

Johan Huizingalaan 400 20,325,352 23,374,155 3,048,803 115

Weena 686-696 49,477,763 59,373,316 9,895,553 120

Alexandervel 5-9 8,537,372 9,391,109 853,737 110

Capellalaan 65 42,193,838 48,522,914 6,329,076 115

De Reling, Dronten 12,325,570 13,065,104 739,534 106

ALA--Allocated loan amount.

Cash management

Rental income and other amounts received by the obligors are paid into rent accounts owned by
the relevant obligors. If requested by the obligor agent and certain conditions are met, funds may
be paid from the relevant rent accounts into a cash pooling account. Amounts standing to the
credit of each rent account will be payable by the borrower to the relevant finance parties
(including the issuer) on the next loan payment date.

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

Issuer accounts

The issuer account bank will open and maintain the following accounts:

- Issuer transaction account (into which all loan collections will be paid), which includes the
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liquidity reserve ledger;

- Issuer expenses account; and

- The issuer profit account (into which the issuer's profit will be paid).

The issuer cash manager will make payments out of the issuer transaction account, and the issuer
expenses account in accordance with the pre- and post-acceleration waterfalls.

Portfolio Collateral Overview

The loan is secured by a portfolio of nine commercial properties in the Netherlands of which 85%
(by market value) are in Randstad locations. The portfolio comprises seven office properties (72%
of market value), one office building with a hotel (22%), and an out-of-town retail shopping center
(6%). Five assets are held as leasehold (about 65% of portfolio by value).

The office component of the portfolio contributes 72% of the total gross rental income. The
income is relatively granular--the properties are currently let to 108 tenants, although the top five
tenants generate about 42% of rental income. The largest tenant (DPG Media Magazines B.V.)
contributes 14.1% of the total gross rent. The portfolio has a weighted-average lease term (WALT)
to break of 6.3 years and WALT to maturity of 7.1 years. The overall occupancy rate by area is
94.2%.

The top three assets, in Hoofddorp, Rotterdam, and Arnhem, form 58.2% of the reported market
value and portfolio's gross income.

Rotterdam, Weena 686-696 (Millennium Tower; 22.5% of the portfolio by
market value)

The property, which is valued at €88.8 million, is arranged over 32 levels comprising 30,133 square
meters (sq. m.) of modern office and hotel accommodation. The lower part of the building (ground
floor up to the 14th floor, equating to 13.067 sq. m.) is occupied by a hotel, while the office space is
situated from the 14th floor up to and including the 32nd floor. It is located on Weena Boulevard,
which is the prime office location in central Rotterdam, and situated directly opposite Rotterdam's
renovated central train station, which provides direct connections to all major cities in the
Netherlands.

The property is 100% occupied by a total of 13 tenants (including the hotel tenant) at a total
contracted rent of €5.3 million per year, with a WALT until the first break clause of 10.8 years. The
hotel lease accounts for 36.5% of the total contracted income, with the remaining 63.5% from the
office accommodation.

The lease for the property's hotel element was restructured in January 2015 for a term expiring in
July 2045, and is currently paying an annual €1.9 million rent. The hotel is operated under a
franchise agreement with Marriott Hotels.

Twelve tenants occupy the office accommodation, paying an annual €3.4 million rent. The WALT
until the first break clause is 2.6 years. The tenants include Coolblue B.V. and Cardano Risk
Management B.V.

Amsterdam, Hoofddorp Capellalaan 65(19.2% of the portfolio by market
value)
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The property, which is valued at €75.7 million, is a 29,505 sq. m. grade A office, located in the
business estate Beukenhorst-East (the largest office location in Hoofddorp) in Amsterdam's
Hoofddorp area. It is just under 10 minutes' drive from Schipol airport. It comprises two
interconnected buildings, with office space arranged over nine floors.

DPG Media Magazines B.V. (formerly Sanoma Media Netherlands B.V.) was the sole tenant in the
property until 2018. In 2018, DPG Media Magazines B.V. negotiated a release of 24% of their space
in return for:

- A surrender premium of €2.3 million to be paid in six equal instalments, thus maintaining an
effective asset income of €5.4 million per year in the first year.

- An extension on 55% of retained space by five years to 2027 resulting in overall WALT to break
of 8.3.

- The remaining 21% of space is considered a "flex zone" whereby the sponsor retains the right
to enter into a new lease for part or all of the area with three months' notice. In return, DPG
Media Magazines benefits from a discounted rent (17.5%) on this portion of space.

Under the new agreement, the property is now 70% occupied (by floor area) to a single tenant at
an overall rent equal to €4.0 million per year. The WALT until the first break clause is 5.8 years.

The remainder of the property is let to six tenants, which lease up the remaining 30% of the office
property. The contracted rent for these tenants is €1.7 million (31% of the total contracted rent).

Rotterdam, Hofplein 20 (16.5% of the portfolio by market value)

The property, which is valued at €65.1 million, is a 19,293 sq. m. office building in Rotterdam's
prime office location, next to the city's renovated central train station. The property comprises a
low-rise building section and a high-rise building section arranged over a basement, ground floor,
and 27 upper floors.

The property is 95.5% leased (by floor area) to 187 tenants with a WALT until the first break of 9.7
years. The largest tenant (Spaces Rotterdam B.V.) took two additional floors in January 2020 and
now occupies 61% of the total lettable area. The contracted rent is €2.0 million per year, reflecting
55% of the total rental income.

The sponsor has recently invested approximately €6 million of capex into the area occupied by
Spaces and a further €1.8 million into upgrading various floors, the elevator, and tenant
improvements. The presence of Spaces, combined with the capex plan, has improved occupancy
to 95.5% from 24% in 2014.

Remaining assets (41.6% of the portfolio by market value)

The remaining six assets are located across the Netherlands. These assets are primarily office
properties, although one asset (Dronten; 5.6% by market value) is a regional shopping center.

The lease expiry profile is generally staggered with no more than 20.3% of the total gross rent
expiring in any given year.
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Table 3

Lease Expiry Profile

Year # of Leases NRA % of NRA % of in-place gross rent

2021 9 2,393 1.5 1.2

2022 13 10,042 6.2 7.9

2023 13 9,053 5.6 6.6

2024 15 18,712 11.5 12.1

2025 15 21,757 13.4 15.0

2026 23 7,793 4.8 6.3

2027 6 31,197 19.2 20.3

2028 6 6,462 4.0 4.0

2029 8 11,781 7.2 8.5

2030 4 3,337 2.1 2.3

2031 2 2,649 1.6 0.0

2032 and beyond 7 28,000 17.2 15.7

Vacant 13 9,330 5.7 N/A

Total 134 162,505 100.0 100.0

NRA--Net rentable area. N/A--Not applicable.

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 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 NCFs and an applicable
capitalization (cap) rate.

We determined the 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 five-year tail
period (the period between the date the fully extended loan matures and the transaction's final
maturity date) needed to repay noteholders, if the respective borrowers were to default.

We consider that the assets' potential to produce net cash flows is €23.0 million on a sustainable
basis. This would imply a Day 1 DSCR of about 2.17x (at the capped interest rate) and a 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 7.7% to be an appropriate cap rate for the portfolio. This reflects our assessment of
portfolio quality, and diverse tenant and overall lease profile. We applied the derived cap rate to
the portfolio's assumed NCF and deducted purchase costs to determine the portfolio's
sustainable value. Our €285.2 million net recovery value for the portfolio represents a 30.2%
haircut (discount) to the open market valuation.
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Table 4

S&P Global Ratings Key Assumptions

Gross rent fully let (mil. €) 28.9

Vacancy (%) 10.0

Non-recoverable expenses (%) 11.6

S&P Global Ratings NCF (mil. €) 23.0

S&P Global Ratings value (mil. €) 285.2

S&P Global Ratings net yield (%) 7.7

Haircut to reported market value (%) 30.2

S&P Global Ratings LTV before recovery rate adjustments (%) 77.2

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
the loan's recovery proceeds at each preliminary rating by applying a recovery proceeds rate at
each rating category. We began by adopting base market value declines and recovery rate
assumptions for different preliminary ratings. 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). In particular, for each loan, we
adjusted the recovery rates at each preliminary rating to account for a degree of scheduled loan
amortization over the term before an assumed loan default.

We aggregated the derived recovery proceeds above for the loan at each rating, and compared
them with the proposed capital structure. We noted that the pro rata allocation of scheduled
principal payments and repayments reduces the deleveraging of the class A notes, compared with
a fully sequential structure. We therefore assessed the effect of the pro rata payment profile on
each class of notes in turn, comparing the principal amount of each outstanding tranche at the
time of an assumed loan default with the derived recovery prospects, and used this as an input to
our preliminary ratings.

In our assessment of the issuer's capacity to make timely interest payments, we have analyzed
the available liquidity support for the transaction. We have analyzed scenarios where the issuer's
income would decline in line with the relevant rating scenarios and where drawings on the liquidity
reserve would be needed. We have also assumed that the loan will default at its extended 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, for example. In
these scenarios, we have 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
assigned preliminary ratings.

Scenario Analysis

We performed our stress scenario analysis to determine, on an indicative basis, our preliminary
ratings' sensitivity to a decline in S&P Global Ratings value. A value decline may reduce
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refinancing prospects, or reduce recovery proceeds in the event of loan enforcement, in our view.
To analyze the effect of a value decline, we considered scenarios in which the portfolio's S&P
Global Ratings value decreases by 10% to 40% from the current value.

Table 5

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

--S&P Global Ratings value decline--

Class Prelim. rating 10% 20% 30% 40%

A AAA (sf) AA A+ A- BB+

B AA-(sf) A A- BB- B- & below

C A-(sf) BBB- B+ B- & below B- & below

D BBB+(sf) BB B- & below B- & below B- & below

Environmental, Social, And Governance (ESG)

Our rating analysis considers a transaction's potential exposure to ESG credit factors. For CMBS,
we view the exposure to environmental credit factors as above average, social credit factors as
average, and governance credit factors as average (see "ESG Industry Report Card: Commercial
Mortgage-Backed Securities," published March 31, 2021). The sector's above average exposure to
environmental credit factors reflects environmental risks, such as physical climate and pollution.
These risks can have serious and material effects on the value of the underlying commercial real
estate backing the rated certificates--especially since CMBS pools are generally more
concentrated than other highly diversified asset classes in structured finance.

The transaction's exposure to environmental credit factors is in line with our sector benchmark, in
our view. Our analysis of the underlying real estate we examined in the loan pool included a review
of third-party appraisal(s), environmental site, property condition, and seismic risk assessments
(when located in a high hazard earthquake zone). We also reviewed the underlying loan
documentation or a sample of the largest loans in the loan pool in conduit transactions. In
particular, we looked at the property insurance requirements, the loan covenants requiring
borrower(s) to maintain the real estate in good condition and appropriately address any exposure
to environmental conditions, and any other available loan features we deemed relevant (e.g.,
environmental indemnity, third-party environmental guarantee, and specific cash reserve). We
also reviewed the disclosed exceptions to the seller's representations and warranties to identify
any other significant unmitigated environmental credit factors present in the smaller loans, if
applicable.

Our review concluded that environmental credit factors are not key rating drivers in this
transaction because these risks were adequately addressed. While we expect the progressive
decarbonization of the real estate sector by 2050 to influence market values over time, we believe
our current approach to evaluating stressed long-term recovery values indirectly accounts for the
potential materialization of that pricing differentiation over the transaction's expected life. In
addition, our analysis does not give credit to any future actions that landlords and tenants may
take to reduce their carbon footprint to support a healthier environment and preserve property
value. As a result, we have not separately identified this as a material ESG credit factor in our
analysis.
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