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CMBS SASB/LARGE LOAN 

Presale Report 
 

 

Transaction Spotlight 

Collateral First-mortgage loan secured by the fee 
simple interest in 406 industrial 

properties across 18 states 

 
Mortgage Loan Seller(s) Citi Real Estate Funding Inc.; Bank of America, N.A.; 

Barclays Capital Real Estate Inc.; German American 
Capital Corporation;  Goldman Sachs Mortgage Company; 

JPMorgan Chase Bank, National Association 
Trust Loan Notional Balance ($) 5,600,000,000  Depositor Citigroup Commercial Mortgage Securities Inc. 

Structure 
Sequential-pay for interest; partial pro 

rata for pre-payment and releases 
 Trustee  Wilmington Trust, National Association 

Morningstar U/W DSCR (x)(1) 1.35  Certificate Administrator and Custodian Citibank, N.A. 

Morningstar U/W Debt Yield (%)(1) 6.52  Master Servicer KeyBank National Association 

Morningstar U/W BLTV (%)(2) 103.56  Special Servicer AEGON USA Realty Advisors, LLC 

Morningstar U/W ELTV (%)(2) 103.56  Operating Advisor Park Bridge Lender Services LLC 
(1) Current debt service coverage is the current coverage based on the loan payment terms for each loan at the time of securitization. Current DSCR accounts for the fact that certain loans pay interest only for at least a portion of their loan term. Amortizing debt service coverage is calculated using 
Morningstar’s underwritten NCF and the debt service payment at the time principal amortization begins. This figure assumes a stressed Libor rate equivalent to the greater of (i) 400 basis points or (ii) the strike price of the Libor cap agreement. This figure also incorporates the fully-extended spread 
assuming all extension options are exercised. 
(2) Morningstar’s U/W BLTV and ELTV are weighted average ratios based on each loan’s LTV and the related beginning and ending loan amounts.   
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Preliminary Ratings (as of Oct. 7, 2019) 
 
Class 
 

Balance/ 
Notional Amount ($) 

 

DBRS Morningstar 
Preliminary Rating 

 

Morningstar  
DSCR (x) 

 

Morningstar  
BLTV (%) 

 

Morningstar  
ELTV (%) 

 

Credit-Support 
Level (%) 

        
Offered Certificates       
Class A 2,572,900,000 AAA 2.95 47.58 47.58 54.05 
Class X-CP 804,100,000 AA- N/A N/A N/A N/A 
Class X-NCP 946,000,000 AA- N/A N/A N/A N/A 
Class B 309,700,000 AAA 2.63 53.31 53.31 48.52 
Class C 281,100,000 AA+ 2.40 58.51 58.51 43.50 
Class D 355,200,000 A+ 2.15 65.08 65.08 37.16 
Class E 457,440,000 A- 1.91 73.54 73.54 28.99 
Class F 399,760,000 BBB- 1.73 90.93 90.93 21.85 
Class G 440,310,000 BB- 1.57 89.07 89.07 13.99 
Class J 503,090,000 B- 1.42 98.38 98.38 5.00 
Class K-RR 280,500,000 NR 1.35 103.56 103.56 0.00 
       

      
In determining the preliminary ratings on each class of securities issued by the trust, Morningstar analyzed the properties securing the loan as enumerated herein to determine their 
stabilized as-is net cash flow and values based primarily on the direct capitalization approach. The loan, along with its corresponding as-is NCF and property value, was then subjected to a 
series of economic and lending environment stresses in our Single-Asset/Single-Borrower Model to estimate the expected loss at each rating category. A description of this model is attached 
as Appendix A to this report.  
 
NR – Not Rated 
      
Estimated Closing Date: October 24, 2019 
Solely to the extent and subject to the scope of review enumerated herein, this report and the preliminary ratings noted above address certain credit risks and the extent to which the 
payment stream of the collateral is adequate to make payments required under the certificates based on information identified as subject to review herein and to the extent provided to 
Morningstar Credit Ratings, LLC, or Morningstar on the arranger’s website for this transaction as of Oct. 7, 2019. The below analysis, as well as Morningstar’s ratings characteristics as 
described in Appendix C, further reflect the ratings analysis related to these preliminary ratings. Investors should be aware that the proposed transaction and certain documents related 
thereto are not finalized. Following Morningstar’s receipt of final information and documentation, and the completion of Morningstar’s review of such information and documentation, 
Morningstar may issue final ratings. Such final ratings may differ from the preliminary ratings enumerated herein. The preliminary ratings and subsequent surveillance are provided on an 
arranger- or issuer-paid basis. 
 
Ongoing Surveillance Statement 
Morningstar will monitor the ratings assigned to each class of certificates on an ongoing basis and publish surveillance reports. Appendix B to this report provides details on our surveillance 
approach. Morningstar’s ability to continually monitor this transaction is contingent on Morningstar’s timely receipt of certain information and data regarding the collateral and transaction. 
 
This report is an opinion and does not constitute an offer to sell or a solicitation of an offer to buy any securities, and it may not be used or circulated in connection with any such offer or 
solicitation. Morningstar publishes its current Form NRSRO and exhibits thereto at www.morningstarcreditratings.com. Morningstar maintains internal policies and procedures to manage 
conflicts, which may include payment structures for ratings. 
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Collateral Spotlight 

 

 
 
 
 
 
 
 

   
 
                Exit 8A Distribution Center 5 (Cranbury, NJ)    Portside Distribution Center (Tacoma, WA)            Vista Industrial Park (Sparks, NV) 

Source: DBRS Morningstar Credit Ratings 
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Transaction Overview 

The collateral for the BX 2019-XL mortgage trust is a $5.6 billion first-lien mortgage loan on 406 industrial properties totaling over 65 million square feet 
spread across 18 states. 
 
The portfolio is a part of the sponsor’s larger $18.7 billion acquisition of over 170 million square feet of U.S. industrial assets from Singapore-based GLP. 
Following the acquisition, Blackstone will surpass Prologis as the world’s largest owner of industrial and distribution assets, with a portfolio of over 356 
million square feet. The sources and uses table below relate to the subset of GLP’s U.S. assets being acquired by BREP VIII and BREP IX. 

Sources and Uses 

Source Amount ($) % of Total  Uses Amount ($) % of Total 

Trust Mortgage Loan 5,600,000,000  50.4  Purchase Price 10,554,998,200 95 

Mezzanine Loan 1,000,000,000 9.0  Closing Costs 546,322,761 4.9 

Balance Sheet Loan 1,906,000,000 17.2  Upfront Reserves 11,187,567 0.1 

Assumed Debt 9,400,000 0.1     

Sponsor Equity 2,597,108,528 23.4     

Totals 11,112,508,528 100   11,112,508,528 100 

 
DBRS Morningstar Perspective    
 
Morningstar has a generally expressed a favorable opinion on the long-term growth and stability of the warehouse and logistics sector, and 
Blackstone’s acquisition of GLP’s U.S. assets for over $18 billion is further evidence of its commitment to the asset class. It is no secret that retail’s loss 
has largely been industrial’s gain, and the demand for warehouse and logistics space shows no signs of waning. Despite advances in autonomous 
driving technology that stand to potentially upend the trucking industry, goods and products ultimately still need a place to be stored on their journey 
to the end consumer. DBRS Morningstar feels that increased consumer demand for next-day and same-day delivery will only enhance the demand for 
warehouse and last-mile distribution facilities proximate to major population centers. The subject portfolio is primarily concentrated in gateway 
industrial markets and benefits from substantial granularity and investment-grade tenancy. We believe these characteristics, in addition to potential 
rental growth upside (due to positive leasing spreads discussed in detail below) and general tailwinds in the industrial sector make the portfolio well-
positioned to succeed.  

Strengths 

• Portfolio Diversity: The portfolio has a property Herfindahl score of over 198.5 by allocated loan amount, which is among the highest 
DBRS Morningstar has seen for single-borrower industrial portfolios. The properties are located across eighteen U.S. states in multiple 
regions and the portfolio also exhibits substantial tenant diversity and granularity. No tenant currently accounts for more than 2.3% of in-
place base rent and no property accounts for more than 2.1% of trailing 12-month net operating income. 
 

• Gateway Industrial Markets: Over 60% of the portfolio by TTM net operating income is derived from properties located in markets that 
DBRS Morningstar considers global gateway industrial markets. These include the Bay Area, Orange County, Seattle, Portland, Northern 
and Central New Jersey, Houston, Inland Empire, Eastern Pennsylvania, Los Angeles, Atlanta, Dallas, Philadelphia, Baltimore, and Chicago. 
Gateway industrial markets serve as key distribution points in the global supply chain, are near major population centers, and generally 
exhibit greater liquidity and stability in times of economic stress.  
 

• Property Quality and Functionality: Much of the portfolio consists of functional bulk warehouse product, with a weighted-average year 
built of 1994 and weighted average clear-heights of over 26 feet. Over 30% of the portfolio by TTM net operating income features clear 
heights in excess of 30 feet, and approximately 28% of the portfolio by TTM net operating income was built after 2000. Furthermore, the 
portfolio consists of six different industrial property sub-types, but almost 80% of the portfolio by NRA is warehouse/distribution space.  
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• High Barriers to Entry: It is difficult to build in the portfolio’s markets because of a lack of available land, as competition from higher value 
uses and restrictive zoning inhibit new industrial development. As required delivery times have shortened for many online retailers and e-
commerce companies, they have begun leasing smaller warehouse and distribution spaces closer to dense consumer bases. The portfolio 
is well positioned to benefit from the increasing demand from this urban, infill space. 
 

• Investment-Grade Tenancy: Approximately 17% of portfolio NOI is derived from investment-grade tenants, and five of the top 10 tenants 
by TTM net operating income are investment-grade. These include national brands with extensive warehouse and distribution needs such 
as The Home Depot, UPS, GlaxoSmithKline Consumer Healthcare, Amazon, and FedEx. 
 

• Below-Market Rents and Pricing Power: Leasing spreads across the portfolio are averaging approximately 10%, according to a DBRS 
Morningstar analysis of leasing data for the first three quarters of 2019. Leasing spreads were approximately 9.6% for renewals and 13.5% 
for new leases. We view these as positive indicators of the sponsor’s ability to drive NOI growth and generate value upside across the 
portfolio. Furthermore, the size and scale of the portfolio creates the potential for Blackstone to take advantage of tenant leverage and 
pricing power, akin to what major mall operators such as Simon and GGP enjoy over their tenants. 

 
• Sponsorship: The sponsor is BREP VIII, BREP IX and certain co-investment and managed vehicles under common control with BREP VIII 

and BREP IX, all of which are affiliates of Blackstone. Blackstone’s real estate group was founded in 1991 and has approximately $154 
billion in investor capital under management as of June 2019. It has approximately 536 million square feet of logistics properties under 
management in its real estate portfolio.   

Concerns 

• Partial Pro Rata Structure: The loan allows for pro rata paydowns for the first 15% of the unpaid principal balance. The loan has been 
structured with a partial pro rata/sequential-pay structure. We consider this structure to be credit negative, particularly at the top of the 
capital stack. Under a partial pro rata structure, deleveraging of the senior notes through the release of individual properties occurs at a 
slower pace as compared with a sequential-pay structure.  
 

• Deleveraging Premium: Individual properties are permitted to be released with customary requirements. However, the prepayment 
premium for the release of individual assets is 105.0% until the outstanding principal balance has been reduced to $3.92 billion, and 
110.0% of the outstanding principal balance thereafter.  We consider the release premiums to be weaker than those of recent single 
borrower, multi-property deals DBRS Morningstar has rated. 
 

• Portfolio Rollover: Leases representing approximately 88% of DBRS Morningstar’s underwritten base rent are scheduled to roll over 
through the fully extended loan term. The rollover is especially concentrated in 2021 and 2022, when 17.5% and 18.2% of base rent is 
scheduled to expire, respectively. While significant portfolio rollover typically indicates the potential for future cash flow volatility, it also 
gives the sponsor the opportunity to capitalize on the positive leasing spreads discussed above and roll below-market tenants to market. 
 

• Trust Leverage: The Morningstar loan-to-value ratio on the $5.60 billion trust mortgage is substantial at 103.56%. Furthermore, the all-in 
Morningstar leverage including the $1.00 billion subordinate mezzanine loan exceeds 122%. These metrics, combined with the lack of 
scheduled amortization, could result in elevated refinance risk. 
 

• Subordinate Debt: The portfolio is encumbered by $1 billion in mezzanine debt, which represents approximately 17% of the total financing 
package. While the mezzanine loan is not collateralized directly by any trust assets (but is collateralized by a pledge of 100% of the indirect 
equity interest in the mortgage loan borrowers) and there is an intercreditor agreement in place, it is still a form of subordinate debt that 
must be serviced by the sponsor. 
 

• Legal and Structural Considerations: The guarantor’s aggregate liability is limited to maximum recourse of 10% of the outstanding loan 
amount for certain bankruptcy related activities that would typically trigger recourse liability to the sponsor for the full amount of the debt. 
The cap is a material limitation of the powerful economic disincentives that would be contained in a standard CMBS bad boy guaranty 
structure that has no such cap. Furthermore, unlike other recent CMBS transactions, under the trust and servicing agreement the servicer 
will not be obligated to make any advance (including in emergency situations such as to avoid a lapse in insurance coverage) that the 
servicer determines (and will not be permitted to make any advance that the special servicer determines) would constitute a 
nonrecoverable advance, if made. 
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Key Industrial Metrics 

DBRS Morningstar has compiled the following table of key metrics relevant to the analysis of industrial space along with our opinion of each metric 
relative to industry standards. 
 
Warehouse/Industrial Metric  BX 2019-XL Portfolio Avg.  Explanation  Morningstar Analysis 

Average Year Built 1994 

Newer facilities are generally more desirable 
for their efficiency and functionality. Smaller 
last-mile distribution facilities, however, tend 
to be older and have lower clear heights. 

DBRS Morningstar considers the 
average age of the portfolio 
acceptable, but slightly older 
than previous transactions.  

Average Clear Height 26.1 feet 
(Range: 11 feet – 42 feet) 

Taller clear heights allow for more efficient 
storage and modern racking systems and 
generally greater capacity.  

While some of the properties are 
older and have low clear heights, 
they are primarily located in 
urban, infill locations. 

Percentage of NRA in 
Gateway Markets 

60% 
Gateway industrial markets tend to exhibit 
superior liquidity and resiliency in an 
economic downturn.  

DBRS Morningstar considers the 
percentage of NRA in gateway 
industrial markets to be above 
average as compared to other 
recently reviewed transactions. 

Dominant Property 
Subtype 

Warehouse/Distribution 
(Approximately 80%) 

Functional bulk warehouse/distribution space 
is the most desirable industrial property sub-
type because of its flexible functionality and 
marketability. 

DBRS Morningstar considers this 
figure preferable. 

Portfolio Occupancy 94.2% 
(Average Since January 2016) 

Higher occupancy rates are obviously more 
desirable, but extensive portfolios often 
exhibit more frictional vacancy than smaller 
portfolios. 

DBRS Morningstar considers the 
portfolio’s stable occupancy 
history favorable. 

Source: DBRS Morningstar Analysis 
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Warehouse and Logistics Sector Discussion 

DBRS Morningstar continues to take a positive view on the strength and growth of industrial, especially as consumer demand for faster and ultimately 
same-day shipping times becomes commonplace. On a nationwide basis, the average asking rent per square foot has generally been trending upwards 
quarter-after-quarter since 2014. According to CBRE’s 2019 Industrial Market Outlook Report, demand for industrial space exceeded supply for 32 out 
of 33 quarters, which drove vacancy to historic lows. At the same time, vacancy rates have continued to decline despite a robust supply pipeline around 
the country. Availability ticked up slightly (by approximately 6 basis points) to 7.1% according to recent data from CBRE Econometric Advisors, but 
demand still outstripped supply on a four-quarter rolling basis.  
 
We continue to believe that functional bulk warehouse product and last-mile delivery facilities will outperform other property subtypes, and generally 
remain bullish on industrial based on ever-growing consumer demand and the continued secular shift in purchasing habits away from brick-and-mortar.  

 
Source: CBRE 2019 U.S. Real Estate Market Outlook: Industrial and Logistics 

 
Leasing Spread Analysis 

As discussed above, DBRS Morningstar reviewed recent leasing data provided by the arranger for the first quarter of 2019. The data showed that the 
average leasing spread for 136 new and renewal leases across the portfolio was approximately 10.1%, with newly signed leases for previously occupied 
space achieving positive leasing spreads upwards of 13%. DBRS Morningstar views these trends as positive because they indicate the sponsor’s ability 
to generate additional cash flow growth as leases expire. 

Lease Size (SF)   # Prior NRA Prior Base Rent ($) Current NRA Current Base Rent ($) Leasing Spread 

0 5,000 67 162,464 12.44  159,944 13.90  11.8 
5,000 25,000 47 579,989 7.19  591,479 7.76  7.8 
25,000 50,000 9 304,674 5.01  376,434 6.06  21.1 
50,000 100,000 10 663,305 5.81  553,055 6.46  11.2 
100,000 1,000,000 3 469,510 5.32  469,510 5.57  4.6 
  Total/Average 136 2,179,942 6.45  2,150,422 7.11  10.1 
                
Lease Type   # Prior NRA Prior Base Rent ($) Current NRA Prior Base Rent ($) Leasing Spread 

Renewal   99 1,568,288 6.54  1,568,288 7.17  9.6 
New Lease (Prev. Occ.) 31 404,509 6.51  379,549 7.39  13.5 
Other   6 207,145 5.71  202,585 6.12  7.2 
  Total/Average 136 2,179,942 6.45  2,150,422 7.11  10.1 

Source: DBRS Morningstar Analysis of Issuer-Provided Leasing Data
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Summary of the Debt Capital Structure 

Citi Real Estate Funding Inc., Bank of America, N.A., Barclays Capital Real Estate Inc., Deutsche Bank AG, New York Branch, Goldman Sachs Bank USA 
and JPMorgan Chase Bank, National Association originated the five-year (two years plus three one-year extensions) loan that pays floating-rate 
interest of Libor plus 1.550357% on an interest-only basis through the initial maturity of the loan. 
 
The borrowers purchased interest-rate cap protection for the trust mortgage at a strike price of 3.25000%, which DBRS Morningstar uses as the base 
interest rate for its debt service calculations. 
 
The entire $5.6 billion mortgage loan is being securitized in this transaction.  
 
Tier Debt Amount ($) DBRS Morningstar Interest  

Rate (%) 
Payment Terms Term 

(Months) 
DBRS Morningstar  

DSCR (x) 
DBRS Morningstar  

LTV (%) 

Trust Mortgage Loan 5,600,000,000  4.750 Interest-Only 60 1.35 103.5 

Mezzanine Loan 1,000,000,000 N/A Interest-Only N/A NA NA 

Total 6,600,000,000     122.1 

 

This securitization transaction will be subject to the credit risk retention requirements of Section 15G of the Exchange Act, as added by Section 941 of 
the Dodd-Frank Act.  An economic interest in the credit risk of the mortgage loan is expected to be retained as an “eligible horizontal interest” in the 
form of the HRR Interest.  
 
Analytical and Underwriting Metrics 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

1 The arranger’s capitalization rate is the arranger’s underwritten net cash flow divided by the appraised value. 
2 The as-is appraised value of $8.520 billion includes a 0.6% portfolio premium. The as-is appraised value excluding the portfolio premium is $8.468 billion, representing a slightly higher loan-
to-value ratio of 66.1%. 
3 Current debt service coverage is the current coverage based on the loan payment terms for each loan at the time of securitization. Current DSCR accounts for the fact that certain loans pay 
interest only for at least a portion of their loan term. Amortizing debt service coverage is calculated using Morningstar’s underwritten NCF and the debt service payment at the time principal 
amortization begins. This figure assumes a stressed Libor rate equivalent to the greater of (i) 400 basis points or (ii) the strike price of the Libor cap agreement. This figure also incorporates 
the fully-extended spread assuming all extension options are exercised. 

 

DBRS Morningstar Rating Characteristics 
 
Appendix C of this presale report contains general characteristics of DBRS Morningstar’s rating of CMBS transactions as well as characteristics specific 
to this transaction. 

   

Metric  DBRS Morningstar U/W  Arranger U/W  
   

Gross Potential Revenue ($) 553,134,232 553,134,232 

Net Operating Income ($) 394,563,755 395,060,331 

Replacement Reserves ($) 9,855,603 9,856,323 

Net Cash Flow ($) 364,996,945 368,776,802 

Variance to Arranger NCF (%) -1.03 N/A 

Capitalization Rate (%)1 6.75 4.32 

Concluded Value/Appraised Value ($)2 5,407,367,155 8,520,000,000 

Value per Square Foot ($) 82.29 129.67 

Trust Loan DSCR on NCF (x)3 1.35x 1.83x 

Trust Loan-to-Value Ratio (%) 103.6 65.7 
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Portfolio Summary 

The BX 2019-XL transaction is composed of 406 warehouse and distribution properties totaling approximately 65 million square feet across 18 states 
across both the costal and interior regions of the United States.  
 

 

 
 

 
Geographic Distribution 

 

State 
Property 

Count NRA Average Year Built Occupancy (%) June 2019 TTM NCF ($) 
Allocated Loan 

Balance 
% of Pool 

Balance 

        

CA 79 12,950,261 1987 94.3 99,731,765 1,764,235,000 26.7 

NV 60 11,142,432 1998 97.1 48,849,561 831,750,000 12.6 

TX 94 8,739,443 1994 95.2 49,678,799 812,600,000 12.3 

NJ 15 5,670,455 1996 100.0 32,504,099 727965,000 11.0 

WA 15 3,640,717 1993 88.1 24,160,774 524,980,000 8.0 

PA 19 4,935,411 2000 96.1 24,865,058 420,085,000 6.4 

OR 25 3,668,690 1989 94.6 23,101,608 370,810,000 5.6 

FL 27 3,774,514 1998 87.2 23,760,987 453,930,000 6.9 

TN 17 3,740,160 1994 95.4 10,649,813 176,615,000 2.7 

NC 12 1,568,554 1995 100.0 7,059,060 110,100,000 1.7 

GA 8 1,593,156 1999 97.4 6,388,463 114,810,000 1.7 

AZ 11 808,419 2006 88.6 4,696,766 76,660,000 1.2 

VA 2 1,052,000 2000 88.1 4,938,676 64,180,000 1.0 

MD 9 546,476 1988 86.5 3,163,142 41,830,000 0.6 

MS 2 849,064 2004 100.0 2,626,814 42,940,000 0.7 

SC 9 607,400 1992 100.0 2,337,621 31,670,000 0.5 

MN 1 241,190 1984 93.0 1,553,656 18,080,000 0.3 

IL 1 180,440 2013 100.0 1,120,124 16,760,,000 0.3 

Total/Average 406 65,708,822 1994 95.0 371,186,786 6,600,000,000 100.0 
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Top 25 Property Overview 
 

Property Name City State Year Built NRA Clear Height (Feet) Occupancy (%) June 2019 TTM NCF ($) 

        

Woodinville Corporate Center I-IV Woodinville WA 1990 891,529 24 100.0 7,964,625 

Exit 8A Distribution Center 1 Cranbury NJ 1999 846,155 36 100.0 5,020,353 

Exit 8A Distribution Center 5 Cranbury NJ 2005 1,000,000 36 100.0 4,677,040 

Lehigh Valley 13 Breinigsville PA 2000 822,500 34 100.0 4,298,254 

Exit 8A Distribution Center 8 Cranbury NJ 2004 772,000 36 100.0 4,098,000 

Meadowland Distribution Center 2 Carlstadt NJ 1962 488,569 23 100.0 3,934,998 

York-Willow Springs York PA 2009 624,000 32 100.0 3,685,116 

Scott Creek Fremont CA 1998 300,292 22 100.0 3,589,279 

Spectrum Center Lake Forest CA 1998 226,636 17 100.0 2,858,957 

Sierra Trinity Dublin CA 1985 223,439 14 96.9 3,172,952 

Jersey City Distribution Center Jersey City NJ 1998 340,849 36 100.0 2,797,352 

White Oak Distribution Center 1 Sandston VA 1999 800,000 30 84.4 3,871,341 

Warm Springs Industrial Fremont CA 1982 351,633 24 100.0 2,940,420 

Exit 8A Distribution Center 7 Cranbury NJ 2002 473,148 36 100.0 2,163,659 

Sumner Distribution Center Sumner WA 2013 441,250 30 100.0 3,291,909 

29555 SW Boones Ferry Rd Wilsonville OR 1979 516,693 35 100.0 2,613,731 

Nelson Business Center Tigard OR 1984 402,410 23 95.0 2,849,067 
Sugarland Interchange Distribution 
Center 

Sugarland TX 1995 486,263 26 100.0 2,880,172 

Exit 8A Distribution Center 3 Dayton NJ 1990 610,949 32 100.0 2,727,098 

San Tomas Santa Clara CA 1972 188,311 12 87.1 2,658,850 

Railport Distribution Center Pasadena TX 2015 600,004 30 100.0 2,703,350 

O’Donnell IBC Tustin CA 1976 284,700 28 100.0 2,304,665 

Las Vegas Corporate Center North Las Vegas NV 2007 513,240 30 100.0 2,363,892 

Lake Forest Lake Forest CA 1998 183,098 21 100.0 2,366,259 

Fontana Fontana CA 1998 382,351 19 93.8 2,256,151 

Total/Average   1994 65,708,822 27.8 95.0  
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Market Overview 
 
The portfolio’s 406 properties are in approximately 29 different markets; the top five markets by percentage of NOI are the San Francisco Bay Area 
(12.6%), Reno (10%), Orange County (7.7%), Seattle (6.3%), and Austin (6.3%). 

# Market Properties NRA 
% of 
NRA Occupancy Year Built 

Clear 
Heights WALT % of NOI 

Appraised 
Value ($MM) 

Avg. 15-Mi 
Population 

Portfolio 
Vacancy 

Market 
Vacancy 

              

1 Bay Area 41 5,943,721 9.0 91.3 1988 22.4 2.8 12.6 1,035.2 1,487,611 8.7 4.7 

2 Reno 44 8,426,402 12.8 96.8 1998 26.3 2.5 10.0 765.4 414,688 3.2 5.5 

3 Orange County 17 2,915,040 4.4 98.9 1982 20.0 2.7 7.7 620.5 3,053,712 1.1 2.4 

4 Seattle 15 3,640,717 5.5 88.1 1993 25.8 3.2 6.3 667.2 1,484,807 11.9 4.3 

5 Austin 50 3,563,040 5.4 96.9 1992 21.8 2.9 6.3 477.3 1,280,312 3.1 8.2 

6 Portland 25 3,668,690 5.6 94.6 1989 24.2 2.8 6.2 473.5 1,487,727 5.4 3.5 

7 South Florida 27 3,774,514 5.7 87.2 1998 26.2 2.8 6.1 568.1 2,310,504 12.8 4.0 

8 Central NJ 7 4,110,022 6.3 100.0 2000 35.0 4.5 5.9 642.7 1,060,486 0.0 3.1 

9 Houston 25 3,240,448 4.9 98.9 1995 24.5 3.1 4.7 369.9 2,487,671 1.1 7.3 

10 Las Vegas 16 2,716,030 4.1 97.9 1997 27.3 3.0 3.7 304.3 1,816,682 2.1 3.4 

11 Inland Empire 9 1,966,975 3.0 96.5 1991 21.5 2.7 3.3 303.9 1,953,741 3.5 4.0 

12 Central PA 7 2,817,910 4.3 93.5 2005 31.3 4.0 3.1 267.5 427,580 6.5 7.6 

13 Northern NJ 7 1,258,561 1.9 100.0 1980 27.6 3.8 2.9 283.2 9,142,242 0.0 4.0 

14 Lehigh Valley 8 1,917,142 2.9 100.0 1995 29.7 6.7 2.8 242.7 542,468 0.0 7.6 

15 Memphis 9 3,292,346 5.0 97.0 1998 30.9 4.2 2.5 177.6 913,627 3.0 6.0 

16 Los Angeles 7 1,086,850 1.7 100.0 1987 31.1 1.8 2.3 227.4 5,087,859 0.0 1.6 

17 Charlotte 12 1,568,554 2.4 100.0 1995 25.9 3.0 1.9 138.5 1,099,194 0.0 6.4 

18 Atlanta 8 1,593,156 2.4 97.4 1999 27.8 3.5 1.7 144.8 1,255,367 2.6 8.3 

19 Dallas/Fort Worth 13 1,245,755 1.9 99.6 1986 22.8 2.0 1.7 132.6 2,189,285 0.4 7.0 

20 Nashville 10 1,296,878 2.0 94.4 1991 25.5 2.9 1.4 117.3 768,871 5.6 4.8 

21 Phoenix 11 808,419 1.2 88.6 2006 27.4 2.7 1.4 110.1 2,034,594 11.4 7.0 

22 South Virginia 2 1,052,000 1.6 88.1 2000 30.0 2.3 1.1 86.8 378,204 11.9 3.4 

23 Philadelphia 5 502,231 0.8 98.2 1996 25.3 3.9 0.9 63.0 1,648,681 1.8 3.6 

24 Sacramento 5 1,037,675 1.6  87.9 1988 22.6 3.0 0.9 80.4 1,299,918 12.1 4.4 

25 Baltimore 9 546,476 0.8 86.5 1988 18.7 3.2 0.9 57.5 1,865,040 13.5 7.1 

26 South Carolina 9 607,400 0.9 100.0 1992 23.6 2.5 0.6 40.0 565,327 0.0 4.4 

27 San Antonio 6 690,200 1.1 60.8 2006 26.5 3.3 0.5 57.7 1,477,848 39.2 7.3 

28 Minneapolis 1 241,190 0.4 93.0 1984 14.0 2.5 0.4 22.6 1,802,036 7.0 8.2 

29 Chicago 1 180,480 0.3 100.0 2013 32.0 3.4 0.3 21.9 1,774,404 0.0 5.5 

              

Source: Rent Roll; Cushman & Wakefield Data (Market Vacancy) 
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Rollover Schedule 

Lease Expiration Square Feet % of Total 
Cumulative % 

SF Exp. 
DBRS Morningstar 

UW Base Rent % of Total 
DBRS Morningstar 

UW Gross Rent % of Total 
Cumulative % 

Gross Rent Exp. 

         

2019 3,971,472 6.0 6.0 24,783,197 6.2 32,121,376 6.1 6.1 

2020 9,846,778 15.0 21.0 64,227,804 16.0 82,887,025 15.9 22.0 

2021 10,695,828 16.3 37.3 70,331,923 17.5 92,257,595 17.7 39.7 

2022 10,894,043 16.6 53.9 73,309,415 18.2 94,830,281 18.1 57.8 

2023 9,108,580 13.9 67.8 58,634,463 14.6 76,766,840 14.7 72.5 

2024 9,457,892 14.4 82.1 63,286,011 15.8 81,826,407 15.7 88.2 

2025 2,482,692 3.8 85.9 12,545,576 3.1 17,131,847 3.3 91.4 

2026 1,595,224 2.4 88.4 10,035,263 2.5 13,695,374 2.6 94.1 

2027 1,357,225 2.1 90.4 8,108,902 2.0 9,796,086 1.9 95.9 

2028 1,937,396 2.9 93.4 10,990,692 2.7 13,847,409 2.6 98.6 

2029 908,399 1.4 94.8 5,106,802 1.3 6,760,463 1.3 99.9 

2030 140,000 0.2 95.0 451,534 0.1 660,298 0.1 100.0 

2031+ 1,857 0.0 95.0 0 0.0 0 0.0 100.0 

Subtotal 62,397,386 95.0 95.0 401,811,583 100.0 522,581,000 100.0 100.0 
         

Vacant 3,311,436 5.0 100.0 N/A  N/A   
         

Total 65,708,822 100.0 100.0 401,811,583 100.0 522,581,000 100.0 100.0 

Source: Rent Roll 
 

DBRS Morningstar Tenant Overview (Top 20) 
 
The table below summarizes the top 20 tenants and the associated revenue generated by each tenant based on the current in-place gross rent. 

 
Customer Investment Grade In-place Base Rent1 NRA % of Portfolio NRA # of Leases In-place Gross Rent 

The Home Depot  Yes 9,267,681 1,677,428 2.6 5 11,458,149 

Petco No 4,750,000 1,000,000 1.5 2 6,077,308 

Allied Beverage Group No 4,128,408 488,569 0.7 1 5,283,513 

L’Oreal No 4,052,223 618,418 0.9 3 5,145,178 

UPS  Yes 3,999,531 736,533 1.1 5 5,381,404 

Amazon.com Yes 3,872,348 624,000 1.0 6 4,976,788 

GSK Consumer Healthcare Yes 3,762,720 650,656 0.9 2 4,578,422 

Marc Fisher LLC & Easy Spirit No 3,658,589 607,739 0.9 1 4,540,525 

FedEx Corp Yes 3,245,427 603,146 0.9 6 4,029,142 

Trademango Solutions US Inc. No 3,210,075 340,849 0.5 2 4,223,995 

Graybar Electric Company, Inc. No 3,011,599 481,938 0.7 5 3,631,371 

U.S. Government Yes 3,007,774 441,250 0.7 2 4,280,421 

Thrifty Payless, Inc. No 2,972,864 516,693 0.8 1 3,423,150 

Masco Corporation Yes 2,932,887 490,482 0.7 4 3,679,360 

Frontier Logistics No 2,875,584 600,004 0.9 1 4,284,504 

Herrod Distribution Center No 2,851,885 610,949 0.9 1 3,541,423 

Edward Don  No 2,818,312 337,514 0.5 3 3,723,362 

Ollie’s Bargain Outlet No 2,421,045 603,000 0.9 1 3,002,563 

S.C. Johnson & Son Yes 2,260,097 511,760 0.8 1 3,049,893 

Watson Laboratories No 2,238,029 276,175 0.4 1 2,888,698 

Remaining Customers N/A 330,474,506 50,155,483  76.3  436,264,026 

Total  401,811,583 65,708,822 100   527,463,194 
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Portfolio Site Visits 

DBRS Morningstar toured and saw various properties (approximately 32.8% of the pool by TTM NOI) in the portfolio on Aug. 13 through Aug. 16, 2019, 
and on Sept. 13, 2019, with representatives of the lender and the property managers from each respective location. The lender-guided tours were 
clustered in the San Francisco Bay Area, the Pacific Northwest, Nevada, and New Jersey. Summarized below are DBRS Morningstar’s notes from 
certain site visits. 
 
Capital Commerce Center 8 – Reno, Nevada 
 
DBRS Morningstar visited the industrial warehouse on Aug. 13, 2019, accompanied by the property manager. The property is about six miles east of 
Reno, adjacent to the Reno-Tahoe International Airport. The property is near two major highways, Interstate 80 and U.S. Highway 395, that service the 
metro and is proximate to the Union Pacific railroad and many trucking and airline carriers. The 307,207-square-foot property was built in 1999 with 
40’ x 50’ column spacing and over 20 dock high doors. The property is 100% occupied with an average clear height of 28 feet. The largest tenant on 
this property is Tri-Starr Management Services, a logistics services company that occupies over 60% of the NRA. The other tenants are Trademark 
Global, LLC and Tool Source Warehouse, Inc. 
 
Tri-Starr’s office area is organized, and its clean and well-maintained warehouse area is in good condition. There are over 50 employees working on 
this property with the overall task of ensuring prompt delivery and services. We did not inspect the other two tenant spaces. There is adequate 
parking with satisfactory frontage, access, lighting, and visibility throughout the property. Although about 30% of the leases in terms of total base rent 
for this property is set to expire by the end of 2019 with the rest expiring in December 2021, Tri-Starr is likely to renew its lease thanks to its recent 
substantial investment in several expansion projects to increase its capacity on this property.  
 
Greg Street Industrial Park 2 – Sparks, Nevada 
 
DBRS Morningstar visited the property on Aug. 13, 2019, accompanied by the property manager. The property is about seven miles east of Reno, and, 
like the Capital Commerce Center 8 property, is near Interstate 80 and U.S. Highway 395, the Union Pacific railroad, and many trucking and airline 
carriers. The 201,295-square-foot property was built in 1995 with 4% office space and 96% warehouse space. The property is 100% occupied with an 
average clear height of 24 feet. The only tenant on this property is Nature’s Bounty Co., a vitamins and nutritional supplements company. 
 
The office was organized and the warehouse was busy and efficient. Products are distributed within 24 hours to its customers on the West Coast. The 
area is in good condition, clean, and well-maintained. There is adequate parking with satisfactory frontage, access, lighting, and visibility throughout 
the property, and there have not been any accidents on this property for the past year. The tenant’s lease is set to expire in December 2019. The 
company, however, has recently invested in expanding more stack racks in the warehouse, and it is negotiating with management to renew its lease.  
 
Lillard Business Center 6 – Sparks, Nevada 
 
DBRS Morningstar visited the property on Aug. 13, 2019, accompanied by the property manager. Lillard Business Center is also in Sparks, Nevada, 
about seven miles east of Reno. The 383,380-square-foot property was built in 1994 with 4% office space and 96% warehouse space. The property is 
72.2% occupied with an average clear height of 25 feet. The only tenant on this property is Geodis Logistics, a supply chain management solutions 
company, which has been a tenant since 1997. 
 
The 106,720-square-foot vacant space appears clean. Geodis Logistics’ warehouse contains.  30 dock doors that trucks use to transport products, and 
workers manually pack the products in the warehouse. The warehouse is operating in an efficient manner to ensure that its variety of products are 
distributed quickly to its customers, mostly end users, on the West Coast and in the Midwest. The warehouse area is in good condition, clean, and 
well-maintained. There is adequate parking with satisfactory frontage, access, lighting, and visibility throughout the property. The tenant’s lease is set 
to expire in March 2021. 
 
South Meadows Business Park 6 – Reno, Nevada 
 
DBRS Morningstar visited the property on Aug. 13, 2019, accompanied by the property manager. The property is about 10 miles south of Reno, off 
Interstate 580. The property is also near Interstate 80 and U.S. Highway 395. The 396,000-square-foot property was built in 2000 with 15% office 
space and 85% warehouse space. The entrance area of the property is under construction, and the rest of the property is in good condition and is 
clean and well-maintained. The property is 100% occupied by three tenants with an average clear height of 30 feet. The largest tenant on this 
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property is Grove Collaborative, Inc., a natural home care products company that occupies 50% of the NRA. The other two tenants are Springs 
Window Fashions, LLC and Krone NA Inc. 
 
The 99,000-square-foot area that is leased to Springs Window Fashions, a window treatment company, has been vacant for about a year because the 
tenant is actively seeking a subtenant to sublet. The space has been well-maintained, and tenant improvement is not necessary for the sublease. 
Krone, an agricultural machinery and equipment company, delivers farm machines and hay balers to clients on the West Coast typically within a two-
day period. Grove Collaborative’s space is very spacious because the tenant is working on an expansion project to make more storage space available 
for its products. There is adequate parking with satisfactory frontage, access, lighting, and visibility throughout the property. Half of the leases in 
terms of total base rent for this property are set to expire by the end of 2021 with the other half expiring by the end of 2024. 
 
Vista Industrial Park 10 – Sparks, Nevada 
 
DBRS Morningstar visited the property on Aug. 13, 2019, accompanied by the property manager. The property is about seven miles east of Reno, right 
off Interstate 80 and near U.S. Highway 395. The 259,656-square-foot property was built in 1995 with 5% office space and 95% warehouse space. The 
property is 100% occupied with an average clear height of 26 feet. The largest tenant on this property is DHL, a courier services company that 
occupies 70% of the NRA. The other four tenants are CaiE Foods Limited, McKillican American, Glass Fab Tempering Services, and Ebara Pumps 
Americas Corp. 
 
DHL’s office space is organized and the warehouse space is efficient. The racks are positioned between narrow aisles, which allow for specialized 
pallet jacks, and the pallets are grouped into four different levels based on their size. The cold storage room also has several aisles of pallet racks with 
cardboard boxes. Because the tenant delivers many seasonal products from this warehouse, operations tend to be busier during the second half of 
the year. There are 13 dock doors and three rear doors that trucks use to load and unload products. The area is in good condition, clean, and well-
maintained, and there is adequate parking with satisfactory frontage, access, lighting, and visibility throughout the property. About 75% of the leases 
in terms of total base rent for this property are set to expire by the end of 2021 with the rest expiring in 2022, 2024, and beyond. Aside from DHL, we 
did not visit the other tenants at this property. 
 
Sumner Distribution Center – Sumner, Washington 
 
DBRS Morningstar toured the exterior and interior of the property on Aug. 15, 2019. Based on the site inspection and management meeting, we found 
the property quality to be excellent. The warehouse is located on 150th Avenue in a suburban area of Sumner, Washington. The property had good 
access from major roadways. The property consists of a massive open plan industrial building with 30-foot clear heights. Uses at the space include 
office space, traditional bulk warehouse shipping and receiving, and light manufacturing. The property is 100% occupied by the U.S. government, 
which uses the property to refurbish machinery. While the entire function of the property is related to a single machine, the IAV Stryker vehicle, the 
amount of specialty equipment is not excessive, so it is likely the space could be repurposed if needed. 
 
Southshore Commerce Center – Gresham, Oregon 
 
DBRS Morningstar toured the exterior and interior of the property on Aug. 16, 2019. Based on the site inspection and management meeting, we found 
the property quality to be excellent. The warehouse is located at 18792 NE Portal Way in Gresham, Oregon, a suburb of Portland. The property had 
good access from a major roadway. The property is also a short drive from Portland International Airport. The property is mostly occupied by Kinco, a 
manufacturer of work gloves. Of the properties in the area, this space had a larger office component than average. The warehouse space was mainly 
used for shipping and receiving. The office space housed almost the entirety of the company’s staff. The property is near the Columbia river, but there 
did not seem to be any ports in the area that would contribute to the area’s industrial market.  
 
Renton Distribution Center – Renton, Washington 
 
DBRS Morningstar toured the exterior and interior of the property on Aug. 15, 2019. Based on the site inspection and management meeting, DBRS 
Morningstar found the property quality to be above average. The warehouse is located on Raymond Avenue in a suburban area of Renton, 
Washington. The property had good access from major roadways and there did not seem to be an abundance of land in the area. The property is 
occupied by DHL and operates 24 hours a day as a third-party warehouse and distribution center and contains an office component. The property was 
not fully occupied on the date of our visit. The entire second floor of the property is dark office space that the tenant has been trying to sublease for 
the past six to nine months. Additionally, the warehouse did not seem full and there were many empty shelves and areas. The manager noted that 
this property is one of several DHL facilities in the area. 
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158th Commerce Park – Portland, Oregon 
 
DBRS Morningstar toured the exterior and interior of the property on Aug. 16, 2019. Based on the site inspection and management meeting, we found 
the property quality to be excellent. The warehouse is located on Northeast 158th Avenue in a suburban area of Portland, Oregon. The property had 
good access from major roadway. The property is in a business park and is surrounded by similar light industrial/flex office space properties. The 
property is composed of several buildings, which all contain similar bulk warehouse space with attached office spaces. DBRS Morningstar toured 
space occupied by Triad Speakers and a vacant space. The Triad space consisted of shipping and receiving as well as light manufacturing for home 
audio equipment. Triad’s lease ends in November and it is in talks to renew. The vacant space was standard bulk warehouse that has been vacant for 
about nine months.  
 
Portside Distribution Center – Tacoma, Washington 
 
DBRS Morningstar toured the exterior and interior of the property on Aug. 15, 2019. Based on the site inspection and management meeting, DBRS-
DBRS Morningstar found the property quality to be excellent. The warehouse is located on St. Paul Avenue in a suburban area of Tacoma, 
Washington. The property had good access from major roadways and is near waterways, though they did not seem capable of supporting large scale 
commercial operations. The property consists of a large warehouse building that is occupied by two tenants with one vacant space. The vacant space 
is high quality and features a curved wall that can accommodate more trucks than a traditional layout. The space is large (the largest at the property) 
which is why the manager speculates they have been unable to find a tenant for six months. He said they would consider subdividing the space if a 
tenant did not want to use the entirety of the space. The largest tenant in occupancy is the shipping and distribution center for the artist Chihuly. 
 
Southshore Commerce Center – Gresham, OR 
 
DBRS Morningstar toured the exterior and interior of the property on August 16th, 2019. Based on the site inspection and management meeting, we 
found the property quality to be excellent. The warehouse is located at 18792 NE Portal Way in a Gresham, OR in the suburbs of Portland. The 
property had good access from major roadway. The property is also a short drive from Portland International Airport. The property is mostly occupied 
by Kinco, a manufacturer of work gloves. We were asked not to take pictures due to privacy concerns. Of the properties in the area, this space had a 
larger office component than average. The warehouse space was mainly used for shipping and receiving. The office space housed almost the entirety 
of the company’s staff. The property is located near the Columbia river but there did not seem to be any ports in the area that would contribute to the 
area’s industrial market.   
 
Renton Distribution Center – Renton, WA 
 
DBRS Morningstar toured the exterior and interior of the property on August 15th, 2019. Based on the site inspection and management meeting, 
Morningstar found the property quality to be above average. The warehouse is located on Raymond Avenue in a suburban area of Renton, 
Washington. The property had good access from major roadways and there did not seem to be an abundance of land in the area.  The property is 
occupied by DHL and operates 24 hours a day as a third-party warehouse and distribution center and contains an office component. The property was 
not fully utilized on the date of our visit. The entire second floor of the property is dark office space that the tenant has been trying to sublease for the 
past 6-9 months. Additionally, the warehouse did not seem full and there were many empty shelves and areas. The manager noted that this property 
is one of several DHL facilities in the area. 
 
158th Commerce Park – Portland, OR 
 
DBRS Morningstar toured the exterior and interior of the property on August 16th, 2019. Based on the site inspection and management meeting, we 
found the property quality to be excellent. The warehouse is located on Northeast 158th Avenue in a suburban area of Portland, Oregon. The property 
had good access from major roadway. The property is in a business park and is surrounded by similar light industrial/flex office space properties. The 
property is comprised of several buildings which are all similar bulk warehouse space with attached office spaces. Morningstar toured space occupied 
by Triad Speakers (where we were asked to not take pictures due to proprietary technology) and a vacant space. The Triad space consisted of 
shipping and receiving as well as light manufacturing for home audio equipment. Triad’s lease ends in November and they are in talks to renew. The 
vacant space was standard bulk warehouse that has been vacant for about nine months.   
 
 
 
 
Portside Distribution Center – Tacoma, WA 
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DBRS Morningstar toured the exterior and interior of the property on August 15th, 2019. Based on the site inspection and management meeting, 
DBRS-Morningstar found the property quality to be excellent. The warehouse is located on St. Paul Avenue in a suburban area of Tacoma, 
Washington. The property had good access from major roadways and is located near waterways though they did not seem capable of supporting 
large scale commercial operations. The property consists of a large warehouse building that is occupied by two tenants with one vacant space. The 
vacant space is very high quality and features a curved wall which can accommodate more trucks than a traditional layout. The space is large (the 
largest at the property) which is why the manager speculates they have been unable to find a tenant for 6 months. He said they would consider 
subdividing the space if a tenant did not want to use the entirety of the space. The largest tenant in occupancy is the shipping and distribution center 
for the artist Chihuly. 
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San Francisco Bay, CA Area 
 

   
 
 
 
 
Reno, NV Area    
 

   
 
 
 
 
Reno, NV Area (Continued)    
 

    
 
 
 
Pacific Northwest Area 
 

                           Wrigley Creek Industrial                              Scott Creek           Concord I & II 

                        Capital Commerce Center 8                   Vista Industrial Park 10               South Meadows Business Park 6 

                        Greg Street Industrial Park 2                 Lillard Business Center 6                    Lillard Business Center 6 
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New York/New Jersey Metro Area 
 

    
 
 
 
New York/New Jersey Metro Area (Continued) 
 

   
 

                        Southshore Commerce Center                     Renton Distribution Center                Nelson Business Center 

                        Jersey City Distribution Center              100 Middlesex (Exterior)              100 Middlesex (Interior) 

                        Exit 8A Distribution Center 8                Exit 8A Distribution Center 8              Exit 8A Distribution Center 5 
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DBRS Morningstar Cash Flow Analysis and Valuation 

DBRS Morningstar analyzed the properties’ historical cash flow, occupancy levels, operating expenses, fixed expenses, and capital costs. DBRS 
Morningstar’s revenue and expenses estimates, as well as our analytical approach, are discussed below. 

DBRS Morningstar Estimate of Net Cash Flow 

Effective Gross Income 

DBRS Morningstar’s effective gross income and all income line items were underwritten to the in-place rent roll, inclusive of 12 months of contractual 
rent steps. 

Variable Expenses 

DBRS Morningstar underwrote all variable expense line items to the Sponsor’s Year 1 Argus projections across the portfolio. 

Management Fee and Fixed Expenses 

DBRS Morningstar underwrote management fees to the contractual rate of 1.3% of EGI.  
 
DBRS Morningstar underwrote real estate taxes based on the borrowers’ budgeted figure. 
 
DBRS Morningstar underwrote insurance based on borrowers’ budgeted figure inflated by 3%.  

Replacement Reserves and TI/LCs 

DBRS Morningstar underwrote capital expenditures/replacement reserves of $0.15 per square foot. 
 
DBRS Morningstar underwrote TI/LC costs of $0.30 per square foot on a normalized basis. 
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The table below presents a summary of DBRS Morningstar’s results versus the arranger’s underwriting and recent historical cash flows.  
 

  2017 2018 TTM (June 2019) Budget Issuer 
DBRS Morningstar 

Underwriting 

       

Income             
Base Rent 350,812,811 364,077,560 378,738,639 421,767,695 391,590,750 391,590,750 

Potential Income from Vacant 0 0 0 0 30,553,232 30,553,232 

Rent Steps 0 0 0 0 10,220,833 10,220,833 

Expense Recoveries 106,464,779 107,744,009 112,503,683 122,911,683 120,769,417 120,769,417 

Gross Potential Income 457,277,590 471,821,569 491,242,322 544,679,378 553,134,232 553,134,232 

Econ. Vacancy 0 0 0 -13,654,535 -30,553,232 -30,553,232 

Other Income 204,050 1,332,440 1,070,598 897,684 897,684 897,684 

Capital Reimb. Revenue 0 0 0 524,463 0 0 

Effective Gross Income 457,481,640 473,154,009 492,312,920 532,446,990 523,478,684 523,478,684 

              

Expenses             

Management Fee 5,489,780 5,678,946 6,468,290 7,960,763 6,805,223 6,805,223 

Utilities 8,959,249 9,123,201 8,910,861 9,054,465 9,054,465 9,326,099 

G&A 3,079,466 4,177,982 4,334,463 3,741,799 3,741,799 3,741,799 

Contract Services 13,695,792 13,891,893 13,164,116 14,548,534 14,548,534 14,548,534 

Repairs & Maintenance 8,838,677 7,691,837 8,562,140 8,263,504 8,263,504 8,263,504 

Cleaning 2,070,049 2,191,894 2,324,384 2,417,956 2,417,956 2,417,956 

Real Estate Taxes 64,993,848 67,237,211 68,920,400 74,060,174 74,060,174 74,060,174 

Insurance 5,531,219 5,640,381 5,647,433 7,498,055 7,498,055 7,722,997 

Non-Recoverable 2,925,736 3,266,689 2,673,133 266,862 266,862 266,862 

Ground Rent 0 0 0 0 0 0 

Other Expenses 75,808 217,500 138,529 1,761,781 1,761,781 1,761,781 

              

Total Operating Expenses 115,659,624 119,117,534 121,143,747 129,573,893 128,418,353 128,914,928 

              

Net Operating Income 341,822,017 354,036,475 371,169,174 402,873,097 395,060,331 394,563,755 

              

Replacement Reserves 0 0 0 0 9,856,323 9,855,603 

TI/LC's 0 0 0 0 16,427,206 19,711,207 

              

Net Cash Flow 341,822,017 354,036,475 371,169,174 402,873,097 368,776,802 364,996,945 

       

DBRS Morningstar Valuation 

DBRS Morningstar’s concluded capitalization rate for the portfolio was 6.75%, which resulted in a value of $5.407 billion, or $82.30 per square foot. For 
the sake of comparison, Blackstone acquired the portfolio for approximately $116.52 per square foot. 
 
The as-is appraised value of the portfolio is $8.520 billion, or $130 per square foot, and includes an approximately 0.6% portfolio premium. The as-is 
appraised value excluding the portfolio premium is $8.468 billion, representing a slightly higher loan-to-value ratio of 66.1%. 
 
The appraiser’s concluded as-is value, inclusive of the portfolio premium, is approximately 36.5% greater than the DBRS Morningstar value.  
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Ratings Rationale 

Morningstar Credit Ratings, LLC (DBRS Morningstar)’s preliminary ratings for BX 2019-XL Commercial Mortgage Pass-Through Certificates reflect our 
analysis of the sustainable cash flow and value for the properties securing the loan held by the trust, the presence of loan structural features such as 
lack of amortization, partial pro rata pay structure and qualitative factors such as our opinion of the quality of the underlying collateral properties, the 
current and expected performance of the real estate markets in which the properties are located, and the current and future state of the 
macroeconomic environment and its potential impact on the performance of commercial properties.  
 
The BX 2019-XL transaction is supported by the payment stream from a single mortgage loan backed by 406 warehouse/industrial properties totaling 
over 65 million square feet. DBRS Morningstar determined the preliminary ratings for each class of certificates by analyzing the cash flow generated by 
the properties, giving consideration to the quality and location of the properties, the fundamentals of the property’s real estate market, and legal and 
structural features of the mortgage loan. DBRS Morningstar’s analysis of the properties’ operations, based on information provided on the arranger’s 
website as of Oct. 7, 2019, yielded an underwritten net cash flow of $364.996 million. DBRS Morningstar’s NCF is 1.03% less than the issuer’s 
underwritten NCF. The DBRS Morningstar NCF resulted in an interest-only debt service coverage ratio of 1.35x on the trust notes assuming our capped 
rate of 4.75%. Morningstar valued the collateral at $5.407 billion based on our underwritten NCF and a capitalization rate of 6.75%. DBRS 
Morningstar’s valuation resulted in a loan-to-value ratio of 103.5% on the trust notes. 
 
DBRS Morningstar determined the ratings on each class of certificates by performing quantitative and qualitative collateral, structural, and legal 
analysis. This analysis incorporates DBRS Morningstar’s U.S. CMBS Single-Asset/Single-Borrower Ratings Methodology and CMBS SASB tranching 
model. DBRS Morningstar determined its underwritten sustainable net cash flow and sustainable value of the underlying property by applying our 
North American Commercial Real Estate Property Analysis Criteria. DBRS Morningstar’s maximum LTV thresholds at each rating category were based 
on the transaction’s pro rata then sequential-pay waterfall, the underlying property type, lack of amortization (full-term interest only), borrower, trust 
LTV, the presence of additional mezzanine debt, limited property type and geographic diversity, and other factors that are relevant to the credit 
analysis. DBRS Morningstar determined its preliminary ratings on the interest-only Class X-CP and Class X-NCP certificates based on the lowest rating 
of the applicable reference obligation, which we may or may not elect to notch up one rating, as per our updated approach to rating interest only 
certificates. Please refer to the updated DBRS Morningstar combined methodology entitled Rating North American CMBS Interest-Only Certificates 
(January 2019) on the DBRS website, www.dbrs.com.  
 
We increased our maximum LTV thresholds to account for these positive factors:  
 

• Asset Quality/Cash Flow Stability: The portfolio is extremely granular and diverse, with a Herfindahl score approaching 200, which is the 
highest we’ve seen to date for an industrial portfolio. Approximately 17% of portfolio NOI is derived from investment-grade tenants, and five of 
the top ten tenants by TTM net operating income are investment-grade. The properties are located across eighteen U.S. states in multiple 
regions and the portfolio also exhibits substantial tenant diversity and granularity. No tenant currently accounts for more than 1.1% of in-place 
base rent and no property accounts for more than 2.1% of TTM net operating income. 
 
• Market/Location: The portfolio is primarily concentrated in global gateway industrial markets with key proximity to major ports and population 
centers and over 60% of the portfolio’s TTM NOI is derived from such markets. 
 
We also made certain adjustments to our model output to account for the following:  
 
• Property Release Provision: We made a negative adjustment to account for the impact of the loan’s stipulated property release structure 
(105% release premium until such time that the outstanding principal balance of the mortgage loan has been reduced to $3.92 billion and 110% 
release premium thereafter). We consider the release premiums to be weaker than those in other rated single borrower, multi-property deals.  
 
• Partial Pro Rata Payment Structure: We made a negative adjustment to account for the loan’s partial pro rata release structure. The loan 
allows for pro rata paydowns for the first 15% of the unpaid principal balance (the free prepayment amount). Our rating approach considers 
sequential pay in connection with a collateral release as a credit neutral benchmark. Although the loans' release premium mitigates the risk of a 
ratings downgrade due to adverse selection, the pro rata payment structure limits ratings upgrade potential as mezzanine classes are prevented 
from building enhancement. The benefit received from pooling through cross-collateralization is also reduced. 
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Loan Summary 

General Loan Terms 

Citi Real Estate Funding Inc., Bank of America, N.A., Barclays Capital Real Estate Inc., Deutsche Bank AG, New York Branch, Goldman Sachs Bank 
USA and JPMorgan Chase Bank, National Association originated the $5.6 billion, five-year (two years plus three one-year extensions) loan that pays 
floating-rate interest of Libor plus 1.550357% on an interest-only basis through the term of the loan.  

The borrowers purchased interest-rate cap protection at a strike price of 3.25000%, which DBRS Morningstar uses as the base interest rate. 

Borrowers and Sponsors 

The borrowers are 74 special-purpose limited liability companies or limited partnerships, each of which is an affiliate of the Sponsors.  
 
The limited non-recourse carveout Guarantor under the Mortgage Loan is Blackstone Real Estate Partners IX.F (AV-3) L.P., Blackstone Real Estate 
Partners IX L.P., Blackstone Real Estate Partners VIII.F-NQ (AV) L.P. and Blackstone Real Estate Partners VIII-NQ L.P., on a joint and several basis. The 
Sponsors under the Mortgage Loan are BREP VIII and BREP IX and certain co-investment and managed vehicles under control with BREP VIII and 
BREP IX. 
 
Floating Rate   
 
The loan has a floating interest rate initially based on LIBOR. To mitigate the borrowers’ exposure to increases in LIBOR, the loan documents required 
borrower(s) to enter into a rate cap agreement with a LIBOR strike rate specified in the loan documents through the initial maturity date of the loan.  
In any event, DBRS Morningstar’s analysis assumed a maximum interest rate payable by the borrower(s) of up to 3.25000% plus the applicable loan 
spread. Per the offering documents, provisions have been integrated into the loan and trust documents to address implementing an alternate index 
upon transition from a Libor index (“Index Transition”). DBRS Morningstar is not rating to the ramifications, likelihood or effect of any Index Transition. 
Depending on the impact of such Index Transition on the borrower’s payment obligations, the certificates, any hedge agreement, the loan and/or the 
market, the ratings may be impacted. 
 
Mezzanine Debt  
 
Certain equity owners of the borrowers have incurred mezzanine debt in the original principal amount of $1.00 billion.  
  
The initial term of the mezzanine loan is co-terminus with the initial term of the mortgage loan. The mezzanine loan is subject to an intercreditor 
agreement.  Though payments on the mezzanine debt are generally subordinate to the mortgage loan held by the trust, the presence of additional 
debt introduces risks to the mortgage debt including: 

  
- Reduced borrower skin-in-the-game that may remove incentives to maintain or improve the competitiveness of the properties resulting in 

lower income streams 
- The presence of additional debt increases the difficulty of refinancing a mortgage loan at the maturity date 
- The mezzanine debtholder typically has certain rights such as (i) cure rights, (ii) purchase rights and (iii) consent rights. 

 
The mezzanine intercreditor agreement provides the mezzanine lenders with, among other rights, cure rights, consent and/or consultation rights and a 
purchase option with regards to the mortgage loan.  In addition, the draft mezzanine intercreditor agreement contains certain provisions favorable to 
the mezzanine lenders that could have an adverse impact on the mortgage loan such as (x) longer cure periods and extended periods to exercise 
purchase option(s) and (y) certain mezzanine holder consent and/or consultation rights (including extensions of periods within which to exercise such 
rights).  Further, while not preferred, the mortgage lender may be subject to a standstill period in connection with mezzanine lenders’ rights relating to 
loan extensions, which standstill period may delay mortgage lender remedies.  In addition, the mezzanine intercreditor agreement requires the 
mortgage lender to provide notice to the mezzanine lenders and wait for a specified period of time prior to accepting a deed in lieu of foreclosure.  
These various provisions and rights may, individually or in the aggregate, delay and/or limit mortgage lender's exercise of rights and remedies 
including in connection with foreclosure, sale of the loan, deed-in-lieu of foreclosure, workout and/or loan modifications for initial and extended 
periods of time.   
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In addition, the holders of mezzanine debt may be affiliated with the borrowers.  As a mitigant, the draft mezzanine intercreditor agreement contains 
certain restrictions on consent rights and exercise of certain rights while the mezzanine loan is held by a borrower affiliate.  DBRS Morningstar 
assumes that any additional debtholder (or other applicable party) rights, such as cure, consent and/or consultation rights and rights with respect to 
information, such as workout information, will be cut off any time the additional debtholder (or other applicable party) is a borrower or a borrower 
affiliate.  
  
In the case of loans with mezzanine debt, there may be an increase in the likelihood of default on the corresponding trust loan. Furthermore, while the 
mezzanine debt holder typically enters into an intercreditor agreement with the holder of the senior debt to subordinate payments and allocate certain 
rights, it is not certain, upon a borrower bankruptcy, the impact of such mezzanine debt on the senior lender's rights in such bankruptcy. This may 
expose the trust loan to higher losses. 
  
Cash Management  
 
The borrowers are required under the loan documents to establish one or more lockbox accounts, each of which is required to be an eligible account 
under lender control.  Per the loan documents, the borrowers will be required to direct all tenants to direct amounts due under the related leases to 
the related lockbox account and to deposit (or cause the related property manager to deposit) all other amounts received to the applicable lockbox 
account.  Morningstar has assumed any permitted transfers of funds between lockbox accounts are in compliance with the loan documents and have 
no adverse impact on the loan, borrower or lender’s rights and remedies.   
 
At least twice per week, amounts in the lockbox accounts are required to be transferred to (i) if no trigger period exists, an account(s) designated by 
the borrowers or (ii) if a trigger period exists, a cash management account (which will be established upon the existence of a trigger period and which 
is required to be an eligible account under lender control).  A trigger period under the loan documents is defined to include an event of default under 
the mortgage loan or the mezzanine loan, certain bankruptcy actions of the borrowers, and certain debt yield requirements, all as further described in 
the loan documents.      
 
Per the loan documents, during a trigger period but prior to an event of default, amounts in the cash management account are required to be applied 
pursuant to the waterfall in the loan documents.  During an event of default, lender has full discretion over the application of amounts in the cash 
management account if (x) the loan is accelerated, (y) certain remedies specified in the loan documents are being pursued, and/or (z) there is a 
judicially imposed device preventing lender from exercising remedies.  During an event of default without the occurrence of (x), (y) and/or (z), lender 
does not have full discretion to apply funds in the cash management account and is required to apply funds first towards certain taxes, insurance 
payments and cash management bank fees.  DBRS Morningstar generally prefers lender discretion over application of all funds upon any event of 
default. The lack of lender discretion over application of funds post-event of default and/or delay of deposit and/or transfers of funds into lender 
controlled accounts, may, individually or in the aggregate, result in the leakage of funds, delays in application of funds and/or a reduction in funds 
available for payment on the loan. Depending on the extent of leakage, delays or reductions in funds, the ratings may be impacted. 
 
SPE and Bankruptcy Remoteness  
 
The borrowers (and their general partners or SPE constituent member, if applicable) are required under the loan documents and their organizational 
documents to maintain themselves as special purpose entities generally limited in their activities to ownership and operation of the applicable 
mortgaged property (or with respect to the general partners or SPE constituent members of borrowers, their ownership interests in such borrower). 
The loan documents and borrowers' (and general partners’ and SPE constituent members’) organizational documents also include limitations on their 
ability to incur additional indebtedness and additional covenants regarding the borrowers’ (and general partners’ and SPE constituent members’) 
separateness from other entities. While the borrowers are generally expected to be limited in incurring additional indebtedness, the loan allows for 
broader and/or higher thresholds of permitted debt than may be customary or preferred for transactions of this type and size.  For example, (i) the cap 
on trade payables is based on a percentage of the original allocated loan amount instead of the outstanding allocated loan amount and (ii) certain 
categories of permitted debt, such as obligations under leases, taxes, insurance premiums and capital expenditures, are not subject to any cap. The 
borrowers (or their general partners or SPE constituent members, as applicable) are also required to have independent directors whose consent is 
required for certain bankruptcy matters. Although the loan documents and organizational documents require the borrowers (and their general 
partners and SPE constituent members) to comply with certain covenants relating to the borrowers' separateness, and the borrowers make certain 
representations regarding their previous existence, some or all of the borrowers (and their general partners and SPE constituent members) existed 
prior to the origination of the loan. While pre-existing entities present a higher risk than newly formed single purpose entities, a nonconsolidation 
opinion relating to the borrowers was provided. DBRS Morningstar is assuming (i) the borrowers currently own only the mortgaged properties, (ii) the 
general partners and SPE constituent members currently own only their equity interests in the related borrower, (iii) there are no outstanding liabilities 
relating to any borrower’s (or general partner’s or SPE constituent member’s) previous activities and/or previously owned property(ies) and/or other 
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interests and/or financing(s), and (iv) any agreements or arrangement with affiliates are on customary, commercially reasonable and arm’s length 
terms.  If (x) such assumptions are not true, and/or (y) despite mitigants, liabilities, recourse, indemnities or other issues arise due to any borrower’s 
and/or general partner’s prior existence and/or prior activities, the ratings may be impacted. 
 
While single purpose entity borrowers (and general partners and SPE constituent members) are intended to lessen the possibility that a borrower’s (or 
general partner’s or SPE constituent member’s) financial condition would be adversely impacted by factors unrelated to the mortgaged property and 
the mortgage loan, there is no assurance that such borrowers (or general partners or SPE constituent members) will not nonetheless become part of a 
bankruptcy proceeding. Any related bankruptcy proceedings may impact the ratings. 
 
PILOT Program(s)  
 
Per the offering documents, the loan documents and/or information from the arranger, the 5625 Challenge Drive, Memphis, TN property is subject to a 
PILOT program which is expected to provide certain tax benefits to the related borrower and/or property.  Per the offering documents, loan documents 
and/or information from the arranger (i) the related development board or authority holds fee title to the property and/or the improvements, as 
applicable, and leases such interest to the related borrower and (ii) upon any termination of the PILOT lease, the fee interest in the related property 
will revert back to the related borrower (for a nominal or no purchase price). In addition, per the loan documents, the offering documents and/or 
information from the arranger, the related development authority provided a fee mortgage joinder to the lender for the property subject to the PILOT 
program. A termination of the PILOT program or failure or default by borrower thereunder may impact borrower’s tax obligations and benefits. 
 
In addition, per the offering documents, the loan documents and/or information from the arranger, the borrower(s) may subject other property(ies) to 
PILOT program(s) and PILOT leases subject to certain conditions described in the loan documents. Such conditions include (i) future PILOT leases are 
only entered in connection with an express right of a tenant pursuant to its lease to require the applicable borrower to enter into a PILOT lease 
arrangement to provide such property with PILOT arrangement benefits, (ii) the PILOT lease and the deed between the related borrower and the 
applicable governmental authority shall (x) be reasonably acceptable to the lender and (y) provide the related borrower with the right to purchase the 
fee interest in such related property from the governmental authority  and to terminate such lease at no cost to such borrower and (iii) the related 
borrower enter into a leasehold mortgage for the benefit of lender and the governmental authority enter into a fee mortgage or joinder for the benefit 
of lender. DBRS Morningstar is assuming any future PILOT leases and/or similar arrangements will not have a material adverse impact on the use, 
value or operation of the mortgaged property(ies), lender’s rights and remedies under the loan, or any borrower or any borrower’s obligations under 
the loan documents. 
 
Certain Noncompliance and/or Violations 
 
Per the offering documents, loan documents and/or information from arranger, certain property(ies) (or portion(s) thereof) may qualify as permitted 
non-conforming uses and/or legal non-conforming and may have certain restrictions on continuing operations with such non-conformity(ies) following 
certain casualty events.  In certain instances, law and ordinance insurance may be required to help mitigate certain legal nonconforming concerns. 
DBRS Morningstar is assuming that any such property(ies) will at all times while the loan is outstanding legally operate with such nonconformities.  If 
this assumption is not true and/or if law and ordinance insurance is not in place and/or is not sufficient and/or the property(ies) are impacted by 
preclusions on continued use or operation or otherwise, the ratings may be impacted. 
 
Per the loan documents, offering documents and/or information from arranger, at the time of the loan origination, there were outstanding violations 
relating to certain of the mortgaged properties.  Per the loan documents, offering documents and/or information from arranger, the borrower(s) 
covenanted to use commercially reasonable efforts to cure or cause the cure of such violations existing on the loan origination date.  DBRS 
Morningstar has assumed that such violations do not and will not have an adverse impact on the use, value or operation of any mortgaged 
property(ies), any borrower(s) or the loan, such violations are not health or safety violations, and that such violations will be cured as and when 
required by the loan documents and any legal requirements.  If this assumption is not true, the ratings may be impacted.   
 
Partial Releases 
 
Borrowers may obtain release(s) of individual property(ies) subject to certain conditions in the loan documents including payment of applicable release 
amounts generally in the amount of 105% of such property’s allocated loan amount (which increases to 110% once the original principal balance of 
the loan has been reduced by 30%); provided that the release amount may be lower in connections with releases in accordance with the exercise of a 
tenant purchase option as further described in the loan documents. 
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Additionally, the loan documents permit releases of unimproved, non-income producing land subject to certain conditions described in the loan 
documents.  DBRS Morningstar is assuming that as a condition to any such release(s): (i) the remaining property(ies) comply with all applicable legal 
requirements in all material respects and (ii) there is no material adverse impact to the use, value or operation of the remaining property(ies). 
 
REIT Restructuring  
 
The loan documents permit the borrowers, upon compliance with specified requirements, to complete certain transfers and restructuring to comply 
with real estate investment trust (“REIT”) requirements, including entering into operating leases with affiliated operating lessees.  In the event of a 
bankruptcy of the operating lessee, there is a risk of recharacterization of the operating lease(s) as a financing from the borrowers to the operating 
lessees.  To mitigate this risk, the loan documents require the (w) operating lessees to be special purpose entities, (x) operating leases to be 
subordinate to the existing mortgages, (y) operating leases to be mortgaged to the lender as additional collateral for the loan, and (z) the borrowers to 
obtain a rating agency confirmation.  Despite such mitigants, if a recharacterization occurs or other adverse impact related to such REIT structure, 
delays, increased costs and expenses and/or limitations on rights or remedies and/or enforcement by the lender or the servicer with respect to the 
mortgage loan collateral may result and impact remedies, recoveries and, ultimately, the ratings.  
 
Certain Repairs, Renovations and/or Alterations 
 
Per the loan documents and/or offering documents, the borrowers may be required or permitted to perform certain repairs, renovations and/or 
alterations. DBRS Morningstar is assuming (i) any and all of such items will be performed and completed in a timely manner and in compliance with 
(x) the loan documents and (y) all applicable legal requirements, (ii) any such items, including any fire and health safety items, do not (and will not) 
individually or in the aggregate have a material adverse impact on the use, value or operation of the mortgaged property(ies), or any borrower or any 
borrower’s obligations under the loan documents, and (iii) sufficient funds will be available for all such items. If such assumptions are not true, the 
ratings may be impacted. 
  
Certain Condemnation 
 
Per the loan documents, offering documents and/or information from arranger, a portion of the Cornerstone-1228 Corner Way Blvd and Cornerstone-
5411 IH-10 East, San Antonio, properties are or may be subject to a condemnation action.  DBRS Morningstar is assuming that (i) such condemnation 
does not and will not have an adverse impact on the use, value or operation of the remaining property(ies) and (ii) the remaining property(ies) will 
remain in compliance with all applicable legal requirements, including without limitation, zoning. 
 
Terrorism Risk  
 
DBRS Morningstar's rating analysis for the transaction does not consider terrorism insurance (or lack thereof) and related risks related to the 
property(ies), loan and/or borrower(s). 
 
Borrower Representations and Warranties  
 
The borrowers’ representations and warranties contained in the loan documents may be subject to various exceptions, carveouts and scheduled items 
per the loan documents.  We have assumed that excepted items, carveouts and scheduled items are not health or safety concerns and do not 
individually or in the aggregate have a material adverse impact on the use, value or operation of the collateral, the borrowers or any borrower’s 
obligations under the related loan documents.  
 
Manager Replacement  
 
Per the loan documents, the lender has rights to require termination of manager during an event of default under the loan or upon certain bankruptcy 
or other insolvency proceeding(s) of the related manager.  DBRS Morningstar prefers that lender also have rights to replace (or cause replacement) of 
the manager if the manager fails to make timely payments into lender-controlled accounts or otherwise defaults under the related management 
agreement.   
 
Loan Modification 
 
DBRS Morningstar is assuming that any necessary loan amounts, components, rates and/or spreads, will be created, configured and/or modified as 
described in the offering documents.  DBRS Morningstar is assuming that (i) the lender will not exercise any right to change loan payment dates, 
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interest determination dates or interest accrual periods and (ii) no resizing of the mortgage loan (or any portion(s) thereof) into one or more mezzanine 
loan(s) or similar resizing and/or reconfiguration will occur. 
 
Purchase Options and Rights of First Refusal 
 
Certain parties, such as property managers, tenants, and additional debtholders may have a purchase right, purchase option, right of first refusal, 
right of first negotiation and/or right of first offer with respect to the related property(ies) or portion(s) thereof.  Such rights may impede a refinance, 
foreclosure, sale and/or marketability of the loan and/or the related property. DBRS Morningstar has assumed any purchase price is sufficient to avoid 
shortfalls to the trust.  If this assumption is not true, the ratings may be impacted.  
 
REAs 
 
The property(ies) (or portions thereof) may be subject to recorded easement agreements and covenants ("REAs”) that benefit the respective 
property(ies).  We assume such REAs or equivalent agreement(s) will remain in place to the extent necessary and/or desirable for the use and/or 
operation of the respective property(ies). 
 
Casualty and/or Condemnation Proceeds  
 
Certain casualty and/or condemnation proceeds may be disbursed and/or applied in accordance with PILOT lease(s), lease(s), REA(s) and/or other 
property documents.  DBRS Morningstar is assuming that any such disbursement and/or application will be used for restoration of the applicable 
property or otherwise in a customary manner as would be acceptable to a prudent lender.  In addition, DBRS Morningstar is assuming that the lender 
may apply casualty and/or condemnation proceeds (that are not being made available for restoration or returned to the borrower as excess proceeds 
pursuant to the loan documents) toward payment of the loan.  If such assumptions are not true, the ratings may be impacted. 
 
Amended and Restated Florida Notes/Mortgages  
 
Per arranger, the loan was structured with certain features to mitigate certain potential tax ramifications related to certain properties in Florida. Per 
the loan documents, offering documents and/or information from arranger, the mortgage loan will be evidenced by (i) 6 amended and restated 
promissory notes (the “A&R Florida Notes”), executed by certain borrowers (the "A&R Borrowers") and secured by amended and restated mortgages 
covering certain properties in Florida (such mortgages, the “A&R Florida Mortgages” and the properties encumbered by the A&R Florida Mortgages 
the “A&R Florida Properties”) and mortgages, deeds of trust and/or deeds to secure debt covering the mortgaged properties located outside the state 
of Florida and (ii) 6 promissory notes (the “All Borrower Notes”), executed by all borrowers and  secured by mortgages, deeds of trust and/or deeds to 
secure debt covering the mortgaged properties other than the A&R Florida Properties (the "Other Mortgages").  The A&R Florida Mortgages do not 
secure the All Borrower Notes or any obligations under the All Borrower Notes.  While the A&R Borrowers are solely obligated for the A&R Florida 
Notes, the other borrowers guaranteed the payment and performance of the A&R Borrowers’ obligations under the A&R Florida Notes pursuant to a 
guaranty of A&R Florida Notes. DBRS Morningstar has assumed such structural features will not adversely impact (i) lender's rights, remedies and 
recoveries under the loan, (ii) borrowers (including, without limitation, any tax obligations or ramifications and borrower's performance under the 
loan)), (iii) the loan or (iv) properties.  If such assumptions are not true, the ratings may be impacted. 
 
Certain Guaranty(ies) 
 
The loan documents permit borrower(s) to provide guarantees and/or letters of credit for certain borrower obligations in certain circumstances 
including (i) in lieu of certain cash reserves, (ii) if deductible(s) for certain insurance coverage(s) exceed a specified threshold and (iii) in lieu of 
reserving excess cash flow in certain circumstances.  If any such guaranty, letter of credit or other similar item fails to timely satisfy borrower's related 
obligations in full, depending on the proceeds otherwise available for such items, the ratings may be impacted.  
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Securitization Trust Summary 

Priority of Payments on Trust Certificates 

The priority of payments on the trust certificates follows a sequential-pay structure. The following is a brief synopsis of this priority:  
 
On each distribution date, funds available for distribution will be distributed in the following amounts and order of priority (in each case to the extent 
of remaining available funds). 
  
1. Class A and X-CP and X-NCP certificates, pro rata, in each case in accordance with their respective interest entitlements.  
2. Class A certificates: (i) to principal on the Class A certificates, up to the principal distribution amount for such class and for such distribution 
date until their certificate balance is reduced to zero and then (ii) to reimburse the Class A certificates for any previously unreimbursed losses 
previously allocated to the Class A certificates. 
 
After the Class A and Class X certificates are paid all amounts to which they are entitled, the remaining funds available for distribution will be used to 
pay interest and principal to the Class B, C, D, E ,F, G, J, K-RR, and R certificates, sequentially, in that order in a manner analogous to the Class A 
certificates in paragraphs 1 and 2 above, until the certificate balance of each such class is reduced to zero.  
 
For the purpose of calculating interest distributions, the notional amount of the Class X-CP certificates will be equal to the aggregate of the portion 
balances of Class B Portion 2, Class C Portion 2, and Class D Portion 2 from time to time, and the notional amount of the Class X-NCP certificates will 
be equal to the aggregate of the certificate balances of the Class B Certificates, the Class C Certificates, and the Class D Certificates from time to time. 
 
Amounts distributed with respect to the Class B Certificates in reduction of their certificate balance will be applied sequentially to the Class B Portion 
1 and the Class B Portion 2 of the Class B Certificates, in that order, to reduce their respective portion balances, in each case until their respective 
portion balances are reduced to zero. Amounts distributed with respect to the Class C Certificates in reduction of their certificate balance will be 
applied sequentially to the Class C Portion 1 and the Class C Portion 2 of the Class C Certificates, in that order, to reduce their respective portion 
balances, in each case until their respective portion balances are reduced to zero. Amounts distributed with respect to the Class D Certificates in 
reduction of their certificate balance will be applied sequentially to the Class D Portion 1 and the Class D Portion 2 of the Class D Certificates, in that 
order, to reduce their respective portion balances, in each case until their respective portion balances are reduced to zero. 
 
Free Prepayment Amount  
 
The loan agreement allows the borrowers to prepay the loan subject to satisfying certain requirements specified in the loan documents. While 
principal and interest payments under the loan are generally required to be applied to the loan components sequentially, certain principal 
prepayments up to the first 15% of the original principal balance of the loan (the initial 15% prepayment amount) will be applied to principal on the 
loan components (and thus the corresponding certificates) pro rata. DBRS Morningstar assumes any such initial 15% prepayment amount is solely 
permitted to include certain principal prepayments made by the borrowers (up to the maximum percentage referenced above) and only so long as 
there is no existing event of default (other than an event of default cured by the release of the related property).  
 
A pro rata allocation of the initial 15% prepayment amount may result in a slower pay down of the higher rated certificates and a faster pay down of 
the lower rated certificates than a sequential allocation. Interest payments and principal payments not comprising the initial 15% prepayment amount 
are allocated to the certificates sequentially. DBRS Morningstar prefers, and it is customary for, all payments to be applied sequentially instead of pro 
rata in typical stand-alone CMBS transactions.  
 
Any voluntary prepayment of the free prepayment amount will be applied to reduce the outstanding components and thus the principal balances of 
the principal balance certificates and HRR interest on a pro rata basis by outstanding principal balance provided no event of default is continuing 
under the mortgage loan. All payments of principal other than prepayments of the free prepayment amount will be applied to the components 
sequentially, to Component A, Component B, Component C, Component D, Component E, Component F and Component G, Component J, and 
Component K-RR in such order, in each case until paid to zero. All principal payments allocated to the Class B, Class C, and Class D certificates will be 
applied first to Portion 1 of such certificates until reduced to zero and then to Portion 2 of such certificates. 
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Allocation of Losses on Trust Certificates  
 
Losses will be applied to the offered notes in reverse sequential order: to the Class K-RR, J, G, F, E, D, C, B, and A certificates, in that order, to reduce 
their then-current respective certificate balances.  
 
The notional amount of the Class X-CP certificates will be reduced to reflect reductions in the portion balances of the Class B Portion 2, Class C Portion 
2, and Class D Portion 2 resulting from allocations of realized losses on the mortgage loan. The notional amount of the Class X-NCP Certificates will be 
reduced to reflect reductions in the portion balances of Class B Certificates, the Class C Certificates, and the Class D Certificates resulting from 
realized losses on the mortgage loan. 

 
Rated Final Distribution Date 
 
The rated final distribution date of each class of certificates is the distribution date in October 2036. DBRS Morningstar’s ratings on the certificates 
address the likelihood of the timely receipt by holders of all payments of interest to which they are entitled on each distribution date and the ultimate 
receipt by holders of all payments of principal to which they are entitled on or before the rated final distribution securitization trust summary. 

Trust Structural Features/Concerns 

Certificate Payment Allocation 
 
The loan agreement generally allows the borrowers to prepay the loan at any time subject to satisfying certain requirements specified in the loan 
documents.  While principal and interest payments under the loan are generally required to be applied to the loan components sequentially, the Free 
Prepayment Amount (defined below) will, so long as there is no existing event of default under the mortgage loan, be applied to the loan components 
(and thus the corresponding certificates) pro rata.  Such pro rata application of the Free Prepayment Amount is not customary or preferred for CMBS 
transactions.  Instead, a sequential allocation of all payments is preferred. 
 
A pro rata allocation of the Free Prepayment Amount may result in a slower paydown of the higher rated certificates and a faster paydown of the 
lower rated certificates than a sequential allocation.  Interest payments and principal payments post-event of default and prepayments not comprising 
the Free Prepayment Amount are allocated to the certificates sequentially.  Depending on the effect of such pro rata allocations, the ratings may be 
impacted. 
 
The “Free Prepayment Amount” equals up to the first $840,000,000 of the original principal balance of the loan and consists of certain principal 
prepayments (exclusive of the principal portion of casualty proceeds or condemnation awards and certain prepayments in connection with the release 
of a property in order to cure certain mortgage loan events of default) made when no event of default under the mortgage loan is continuing.  
 
Repurchase Obligation 
 
The mortgage loan sellers may be required to repurchase the mortgage loan from the trust due to a material breach of a representation or warranty or 
document defect.  Alternatively, in this transaction the mortgage loan sellers may make a loss of value payment to the trust to compensate for losses 
directly related to such material breach or document defect.  Additionally, in this transaction the loan sellers may elect to repurchase only impacted 
property(ies) if certain conditions are satisfied.  However, there is no assurance that (i) the holder(s) of such repurchase obligation will have sufficient 
assets at such time to fulfill its obligation to repurchase the loan, provide such indemnity or effect a partial repurchase or (ii) remedies related to such 
holders’ breach or defect will be exercised by the trust or enforced, whether due to limitations under applicable laws, such as the related statute of 
limitations, or otherwise.  Also, such loss of value payment or partial repurchase may not provide certificateholders with a remedy equivalent or 
comparable to such a repurchase.     
 
In addition, due to the existence of multiple mortgage loan sellers, each of which may be required to cure or repurchase only it’s pro rata portion of 
the loan, increased enforcement costs and/or delays in enforcement may result. In addition, if one seller repurchases and another seller does not, it is 
possible a portion of the loan may be held outside of the trust while the remainder remains in the trust. While the documents contain provisions to 
handle such circumstances, there could be delays and/or issues related to administering an asset partially owned outside of the trust. 
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Lack of Emergency Advances   
 
Unlike other recent CMBS transactions, under the trust and servicing agreement, the servicer will not be obligated to make any advance (including in 
emergency situations such as to avoid a lapse in insurance coverage) that the servicer determines (and will not be permitted to make any advance 
that the special servicer determines) would constitute a nonrecoverable advance, if made.  
 
Subservicing 
 
While we prefer the special servicer to perform workouts, foreclosures, enforcement actions and modifications of the loan, the trust and servicing 
agreement allows the special servicer to delegate performance of such obligations and duties to a subservicer.  As a mitigant, the trust and servicing 
agreement does require the special servicer to remain obligated and liable for performing such obligations and duties under the trust and servicing 
agreement despite such delegation. 
 
Operating Advisor   
 
The Operating Advisor will be required to consult with the special servicer with respect to certain actions of the special servicer during certain periods 
described in the trust and servicing agreement.  The Operating Advisor is acting solely as a contracting party to the extent described in the trust and 
servicing agreement. In addition, while there is an Operating Advisor with certain obligations in respect of reviewing the compliance of the special 
servicer with certain of its obligations under the trust and servicing agreement, the Operating Advisor only has the limited obligations and duties set 
forth in the trust and servicing agreement, and has no fiduciary or other duty to act on behalf of the certificateholders or the trust fund or in the best 
interest of any particular certificateholder. Any consultation of the Operating Advisor with the special servicer is on a non-binding basis and DBRS 
Morningstar relies on the servicer and special servicer to service the loans under the servicing standard enumerated in the trust and servicing 
agreement.  Additionally, the Operating Advisor is entitled to certain fees, costs, expenses and indemnity from the trust which may be prior to 
distributions on certain classes of the certificates. DBRS Morningstar's ratings and analysis do not assess or take into account any such fees, costs, 
expenses or indemnities or the ramifications related to the allocation of such fees, costs, expenses or indemnities. 
 
Controlling Class/Controlling Class Representative Certificateholder  
 
Certain certificate class(es) enumerated in the trust agreement have consent and/or consultation rights at certain times under the trust and servicing 
agreement.  The controlling class may appoint a controlling class representative to exercise such rights.  Generally, all consent and consultation rights 
of the controlling class representative are subject to a servicing override.  
  
Additional debtholders, if any, may also have rights with respect to certain matters that may be in addition to or instead of the rights of the controlling 
class or controlling class representative. 
  
DBRS Morningstar assumes that any consulting holder, controlling class and/or controlling class representative (or other applicable party) consent 
and/or consultation rights and rights with respect to information, such as workout information, are cut off any time the consulting holder, controlling 
class and/or controlling class representative (or other applicable party) is a borrower or a borrower affiliate.  
 
Replacement of Special Servicer 
 
The special servicer may be terminated and replaced, as described in the trust and servicing agreement, including, with or without cause, by certain 
certificateholders or their designees as described in the trust and servicing agreement.  
 
Limited Rating Agency Confirmation/Notice 
 
Rating agency confirmation may not be required over certain material loan amendments, modifications, borrower requests and/or material 
amendments to the trust and servicing agreement or intercreditor agreement. In addition, notice of such items may be provided to the rating agency 
after such items are effectuated. Because the rating agency may obtain knowledge of these various items later, surveillance activities and any related 
rating adjustments may occur later than if rating agency confirmation and/or prior notice of such items was provided. 
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Conflicts of Interest 
 
There are and/or may be various conflicts of interest among and between various parties to the transaction. However, the special servicer and servicer 
are required to service the asset without regard to such conflicts. DBRS Morningstar’s analysis assumes the various parties comply with their duties. 
 
Payment of Certain Fees 
 
Certain agreements, such as the mortgage loan purchase agreements, mezzanine intercreditor agreement and/or the loan documents, may include a 
cap on the payment of, or no requirement to pay during certain periods of time, certain special servicing, liquidation and/or workout fees by the party 
required to pay such amounts in connection with exercising purchase, indemnity and/or other rights and/or obligations.  Under such circumstances, if 
actual fees payable to the servicer(s) exceed any cap or limitations in the related agreement, depending on the impact of such unreimbursed fees, the 
ratings may be impacted.  
 
Risk Retention  
 
As described in the trust and servicing agreement and offering documents, this transaction contains provisions intended to comply with risk retention 
regulations, including HRR risk retention certificates and transfer restrictions related to such HRR risk retention certificates. The HRR risk retention 
certificates are subordinate certificates, may be rated classes, and may be entitled to certain control and/or consultation rights as controlling class 
representative subject to the trust and servicing agreement.  However, we have assumed all such rights are subject to a servicing override. In 
addition, DBRS Morningstar has assumed any consent and/or consultation rights and access to certain information are cut off at any time the holder 
of such rights or party exercising such rights is a borrower or a borrower affiliate.  

Reserve Accounts 

Reserve and Escrow Accounts Funded at Closing 

Up-Front Reserve Account Deposits Amount ($) 
  
Unfunded Obligation Reserve 7,577,302 
  

Third-Party Reports 

Appraisals 

As part of our analysis, DBRS Morningstar reviewed all appraisal reports prepared by Newmark Knight Frank. The as-is appraised value of the portfolio 
is $8.520 billion, or $130 per square foot, and includes an approximately 0.6% portfolio premium. The as-is appraised value excluding the portfolio 
premium is $8.468 billion, representing a slightly higher loan-to-value ratio of 66.1%. The appraiser’s concluded as-is value, inclusive of the portfolio 
premium, is approximately 36.5% less than the Morningstar value.  

Property Condition 

EMG Corporation, Property Solutions Inc. and CBRE, Inc. collectively prepared various property condition reports for all properties that Morningstar 
reviewed as part of our analysis. DBRS Morningstar’s underwrote capital reserves of $0.15 per square foot consistent with our underwriting 
guidelines and our review of the property condition report results. 

Environmental 

EMG Corporation, Property Solutions Inc. and CBRE, Inc. collectively prepared various Phase I environmental reports for all properties that Morningstar 
reviewed as a part of our analysis. 
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Scope of Analysis 

Morningstar utilized external legal counsel to perform a legal review of certain items in the transaction relevant to Morningstar's ratings analysis.  In 
this transaction, such counsel solely reviewed the following materials available on the arranger website as of October 7, 2019 (except as otherwise 
specified in this paragraph):  (i) the October 6, 2019 distributed draft preliminary offering circular, (ii) the September 26, 2019 posted draft trust and 
servicing agreement, (iii) the September 27, 2019 posted draft mortgage loan purchase and sale agreement, (iv) loan agreement dated as of 
September 26, 2019, (v) promissory note A-1,  promissory note A-2,  promissory note A-3,  promissory note A-4,  promissory note A-5,  promissory note 
A-6, replacement, amended and restated promissory note A-1, replacement, amended and restated promissory note A-1, replacement, amended and 
restated promissory note A-2, replacement, amended and restated promissory note A-3, replacement, amended and restated promissory note A-4, 
replacement, amended and restated promissory note A-5 and replacement, amended and restated promissory note A-6,  each dated September 26, 
2019, (vi) deed of trust, assignment of leases and rents, security agreement and fixture filing dated as of September 26, 2019, for property in Austin, 
Texas, (and we are assuming that all the mortgages/deeds of trust/deeds to secure debt are all on the same form (subject only to ministerial items 
such as names and local jurisdictional matters), (vii) draft amended and restated limited liability company agreement of ICON Owner Pool 1 Texas, LLC 
posted September 21, 2019 (and we are assuming that the limited liability company agreements for all single member LLC borrowers are on the same 
form, subject only to ministerial changes such as names), (viii) draft amended and restated limited partnership agreement of BRE Jupiter Owner Pool 5 
NC/TN, LP posted September 21,  2019  (and we are assuming that the limited partnership agreements for all LP borrowers are on the same form, 
subject only to ministerial changes such as names), (ix) draft amended and restated limited liability company agreement of BRE Jupiter GP Pool 5 
NC/TN, LLC posted September 21, 2019 (and we are assuming that the limited liability company agreements for all general partners of LP borrowers 
are on the same form, subject only to ministerial changes such as names), (x) second amended and restated limited liability company agreement of 
Western Lehigh Valley DC, LLC dated as of September 26, 2019 and posted September 26, 2019  (and we are assuming that the limited liability 
company agreements for all multi-member LLC borrowers are on the same form, subject only to ministerial changes such as names), (xi) amended and 
restated limited liability company agreement of Western B East Mezz, LLC dated as of September 26, 2019 and posted September 26, 2019  (and we 
are assuming that the limited liability company agreements for all SPE constituent entity members of multi-member LLC borrowers are on the same 
form, subject only to ministerial changes such as names), (xii) draft opinion of Richards, Layton & Finger, P.A. regarding nonconsolidation posted 
September 23, 2019, (xiii) opinion of Simpson, Thatcher & Bartlett LLP, dated September 26, 2019 related to enforceability and other corporate 
matters, (xiv) opinions of Richards, Layton & Finger, P.A., dated September 26, 2019 related to authority to file and other Delaware matters and (xv) 
draft intercreditor agreement posted October 1, 2019. 

In addition, we assume that any transfer of any originator of a loan to a seller will either be a true sale or an open market transfer, and legal counsel 
intends to review the following documents upon posting of such documents on the arranger website prior to issuance of the final ratings: (i) true sale 
opinion(s) for the sale of the loan from the sellers to the depositor and from the depositor to the securitization trust, (ii) corporate and enforceability 
opinions of the depositor and loan sellers and the general deal level opinion related to certain tax matters and (iii) versions of the documents 
enumerated in the preceding paragraph posted as of the date of issuance of final ratings. Unless enumerated on the prior list, no external legal 
counsel review was performed or is expected to be performed with respect to any documents.  Therefore, leases, including ground leases and 
subleases, hedges and related documents, condominium documents, contribution and/or allocation agreements, management agreements, estoppels, 
title reports, insurance contracts, environmental assessments, guarantees, indemnities, liens or related searches, financial statements, rent rolls, 
surveys, financing statements, easement agreements, intercreditor or subordination agreements (except as expressly enumerated in the preceding 
paragraph), among others, were not reviewed by external legal counsel.  As legal review of title policies was not performed, Morningstar has assumed 
such policies do not contain any judgments, tax liens, or other issues that would materially adversely affect any borrower, property owner, property or 
the mortgagee's lien and security interest in any collateral for any loan.  As legal review of local law opinions was not performed, Morningstar has 
assumed that local law opinion(s) were provided for all relevant jurisdictions, on customary forms and with rating agency reliance. 

Transaction Servicer and Special Servicer 

For this transaction, KeyBank National Association is acting as servicer and AEGON USA Realty Advisors, LLC is acting as special servicer. The DBRS 
Morningstar Operational Risk Assessment rankings for KeyBank is MOR CS1 for master servicing. The forecast is stable. The DBRS Morningstar 
Operational Risk Assessment rankings for AEGON USA Realty Advisors is MOR CS2 for special servicing. The forecast is stable. For the full assessment 
reports and additional information, please visit www.morningstarcreditratings.com 
 

http://www.morningstarcreditratings.com/
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DBRS Morningstar Approach to Collateral Review  

DBRS Morningstar uses a bottom-up analytical approach to rating CMBS issuances that begins with a review and analysis of the loan collateral in the 
trust based on information provided on the arranger’s website and subject to the review enumerated herein. The primary goal of DBRS Morningstar’s 
loan and property analysis is to determine each property’s sustainable NCF and sustainable value. DBRS Morningstar defines NCF as net operating 
income net of capital expenditures (including capital repairs, tenant improvements, and leasing commissions). Sustainable NCF is the cash flow that 
DBRS Morningstar believes a property reasonably can be expected to generate over the life of a loan; it is not necessarily synonymous with stabilized 
NCF.  
 
For more information regarding our approach to underwriting and value the collateral supporting the loan(s), please refer to DBRS Morningstar North 
American Commercial Real Estate Property Analysis Criteria (Sept 2019) at the following web address: www.morningstarcreditratings.com. 
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Appendix A: U.S. CMBS Single-Asset/Single-Borrower Ratings Methodology  

This Appendix provides a brief outline of DBRS Morningstar’s U.S. CMBS Single-Asset/Single-Borrower Ratings Methodology. A full publication of our 
methodology can be found on DBRS Morningstar’s website at www.morningstarcreditratings.com, by going to the Ratings/Surveillance section. 
 
Rating Methodology  
The five key components that drive DBRS Morningstar’s credit rating methodology for single-asset/single-borrower transactions are as follows:  
 
1. DBRS Morningstar’s underwritten sustainable net cash flow and sustainable value of the underlying commercial real estate;  

2. Leverage of the mortgage borrower and certain related borrowers as indicated by the loan-to-value ratio and debt service coverage ratio based 
on Morningstar’s underwritten sustainable value and NCF;  

3. Qualitative and quantitative factors, including, but not limited to, property type, amortization, portfolio diversity (if applicable), property 
quality/stability (or volatility), property location and market fundamentals, and the sponsor;  

4. Transaction structure of the CMBS trust issuing the certificates, including the priority of payments, the LTV, and/or credit enhancement at 
each tranche, and liquidity in the form of servicer advances; and  

5. Legal review of the key documents at both the CMBS transaction level and at the borrower/property level.

http://www.morningstarcreditratings.com/
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Appendix B: DBRS Morningstar Rating Surveillance 

DBRS Morningstar has been paid by the issuer or arranger to maintain periodic surveillance on this transaction. DBRS Morningstar will publish our 
surveillance of this transaction by posting the current letter ratings for the transaction and DBRS Morningstar’s surveillance report, the DBRS 
Morningstar DealView® Surveillance Analysis, for the transaction on the Ratings/Surveillance section of our website, 
www.morningstarcreditratings.com. 
 
DBRS Morningstar's analysis is best described as a bottom-up approach. At its core, it is driven by the performance of the underlying commercial 
real estate loan collateral. Analysts first evaluate, using qualitative and quantitative analysis, the credit risk characteristics of the collateral pool 
backing any given securitization trust. The credit protections are then evaluated as part of DBRS Morningstar’s opinion of the risk profile of any 
given security. DBRS Morningstar applies the U.S. CMBS Single-Asset/Single-Borrower Model described at www.morningstarcreditratings.com to 
produce suggested credit ratings and rating outlooks for each class of a given CMBS transaction. 
 
Any surveillance activities described herein are conditioned on DBRS Morningstar’s receipt of certain information to enable DBRS Morningstar to 
perform surveillance. The degree of surveillance performed depends largely on the scope of review performed by DBRS Morningstar and 
enumerated in the related surveillance report and the availability of information. The degree and scope of review and information considered is 
generally enumerated in the Morningstar surveillance report for the respective transaction and should be considered when evaluating and 
comparing ratings.  
 
For further information and a description of DBRS Morningstar’s surveillance activities, please see www.morningstarcreditratingscom, including 
Morningstar’s U.S. CMBS General Ratings Methodology (January 2019).  

 

http://www.morningstarcreditratings.com/
http://www.morningstarcreditratings.com/
http://www.morningstarcreditratingscom/
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Appendix C: Morningstar Rating Characteristics  

The preliminary ratings provided in this report address the likelihood of the timely receipt of distributions of interest by certificateholders to which 
they are entitled and, the ultimate distribution of principal by the Rated Final Distribution Date.  
 
The preliminary ratings are based solely on the scope of review enumerated in this report and the information related thereto provided to 
Morningstar through the arranger website as of the date hereof or as expressly enumerated herein which we believe to be reliable.  Unless 
otherwise in accordance with DBRS Morningstar’s policies and procedures, DBRS Morningstar does not audit or verify the truth or accuracy of any 
such information.  
 
These preliminary ratings are not a recommendation to buy, sell or hold securities and may be subject to revision or withdrawal at any time by 
Morningstar. In addition, these ratings do not address: (a) the likelihood, timing, or frequency of prepayments (both voluntary and involuntary) and 
its impact on interest payments or the degree to which such prepayments might differ from those originally anticipated, (b) the possibility that a 
certificateholder might suffer a lower than anticipated yield, (c) the likelihood of receipt of yield or spread maintenance charges, prepayment 
charges, yield or spread maintenance premiums or penalties, spread maintenance default premiums, yield maintenance default premiums, yield 
maintenance nondefault premiums, prepayment premiums, default prepayment premiums, spread maintenance payments, release spread 
maintenance premiums, extension fees or any increase or adjustment to any pass-through rates or interest amounts relating to any extensions, 
scheduled extension fees, prepayment fees, charges or penalties, assumption fees, modification fees, penalty charges, postmaturity interest 
shortfall amounts, postmaturity interest shortfall distribution amounts, default interest, excess interest or post-anticipated repayment date 
additional interest, (d) the likelihood of experiencing prepayment interest shortfalls, reimbursement or allocation of prepayment interest shortfalls, 
an assessment of whether or to what extent the interest payable on any class of rated certificates may be reduced in connection with any 
prepayment interest shortfalls, or of receiving compensating interest payments and/or interest on shortfalls, (e) the tax treatment of the 
certificates or effect of taxes on the payments received, (f) the likelihood or willingness of the parties to the respective documents to meet their 
contractual obligations or the likelihood or willingness of any party or court to enforce or hold enforceable, the documents in whole or in part, (g) 
an assessment of the yield to maturity that investors may experience, (h) the likelihood, timing or receipt of any payments of interest to the holders 
of the rated certificates resulting from an increase or decrease in the interest rate on any underlying mortgage loan in connection with a mortgage 
loan modification, waiver or amendment, (i) interest at any applicable scheduled extension margin, applicable scheduled extension spread, 
additional interest amounts or any remaining or excess funds, (j) any CREFC license fee or similar amount(s), (k) any likelihood, payment, 
assessment and/or impact of any additional interest distribution amounts on the certificates, (l) any trust advisor or operating advisor fees, costs, 
expenses, indemnities or similar amounts, or (m) other noncredit risks, including, without limitation, market risks or liquidity.  
 
DBRS Morningstar’s preliminary ratings take into consideration certain credit risks, and the extent to which the payment stream of the mortgage 
loan is adequate to make payments required under the offered certificates based on information identified as subject to review herein and to the 
extent provided to Morningstar on arranger’s website for the transaction as of the date hereof. However, as noted above, the ratings do not 
represent an assessment of the likelihood, timing or frequency of principal prepayments (both voluntary and involuntary) by the borrowers, or the 
degree to which such prepayments might differ from those originally anticipated. In general, the ratings address credit risk and not prepayment 
risk. In addition, the ratings do not represent an assessment of the yield to maturity that investors may experience or the possibility that the 
certificateholders of the Certificates might not fully recover their initial investment in the event of delinquencies or defaults or rapid prepayments 
on the mortgage loan (including both voluntary and involuntary prepayments) or the application of any realized losses. In the event that holders of 
such certificates do not fully recover their investment as a result of rapid principal prepayments on the mortgage loan, all amounts “due” to these 
holders will nevertheless have been paid, and this result is consistent with the ratings assigned to such certificates.   
 
As indicated herein, the Class X certificates consist only of interest. If the mortgage loan were to prepay in the initial month, with the result that 
the holders of the Class X certificates receive only a single month's interest (or with respect to certain Class X certificates, no interest) and 
therefore, suffer a nearly complete (or with respect to certain Class X certificates, total) loss of their investment, all amounts "due" to these holders 
will nevertheless have been paid, and this result is consistent with the ratings received on the Class X certificates. The notional amounts of the 
Class X certificates on which interest is calculated may be reduced by the allocation of realized losses and prepayments, whether voluntary or 
involuntary. The ratings do not address the timing or magnitude of reductions of such notional amounts, but only the obligation to pay interest 
timely on the notional amounts as so reduced from time to time. Therefore, the ratings of the Class X certificates should be evaluated 
independently from similar ratings on other types of securities.  
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DBRS Morningstar may rate asset-backed securities and other categories of structured finance as described at 
www.morningstarcreditratings.com. DBRS Morningstar (i) does not issue short-term ratings and (ii) does not or may not have rated, assessed 
or reviewed the creditworthiness of sovereigns, United States territories, corporate entities, credit support providers, seller(s), guarantors, 
trustees, certain accounts or investments, insurers, liquidity providers, hedge providers, qualified  intermediaries or other similar entities that 
may be involved in the transaction unless a rating, consideration of a review and/or assessment is otherwise enumerated in Morningstar's pre-
sale report and/or surveillance reports related to the transaction and/or at www.morningstarcreditratings.com.  Morningstar's ratings and 
analysis may not take into consideration these characteristics of the transaction referenced in clauses (i) and (ii) of the preceding sentence 
unless consideration of a rating, review and/or assessment is otherwise enumerated in Morningstar's presale report and/or surveillance 
reports related to the transaction. In addition, Morningstar's ratings and analysis do not take into consideration (I) any potential or actual risk 
of repudiation, receivership or other ramifications related to FDIC administration and/or enforcement of FDIC rights and remedies with respect 
to any entity involved in the transaction including a bank or subsidiary of a bank, (II) any FHFA administration and/or enforcement of FHFA 
rights and remedies with respect to any entity involved in the transaction, or any similar banking regulations, administration and/or 
enforcement whether under U.S. or non-U.S. law or (III) any political, tax or currency risks.  In addition, Morningstar does not or may not have 
rated, assessed or reviewed the creditworthiness of arrangers, originators, prior holders of the loan, obligors, managers and/or issuers involved 
in the respective transaction, and Morningstar’s ratings may not take into consideration an assessment of such entities unless a rating, 
consideration of a review and/or assessment is otherwise enumerated in Morningstar's pre-sale report and/or surveillance reports related to 
the transaction and/or at www.morningstarcreditratings.com.   

 
The ratings do not assess whether any exchange of certificates may occur, any delays or disruptions in payment due to such exchange or 
method of holding certificates, or any costs or expenses related to such exchange. 
 
DBRS Morningstar's ratings analysis assumed a maximum interest rate payable by the borrower of up to 6.100%. In the event this assumption 
is not true (whether due to expiration or termination of, or defaults with respect to, the rate cap agreement, rate cap payment or timing 
mismatches, conversion of the index to another index, failure of rate cap provider to make timely payments, increased spread and/or 
otherwise), Morningstar's ratings may be adversely impacted. In addition, Morningstar's ratings do not take into account (i) any conversion 
between LIBOR and any other index, (ii) any failure to determine the applicable rate index, changes to the rate index and/or conversion to 
another index and/or (iii) any payment delays, shortfalls or other impact of (i)-(ii).   
 
The ratings herein are preliminary ratings, which may change prior to issuance of final ratings and during surveillance.  After issuance of final 
ratings, surveillance analysis and ratings will be publicly available and are being provided by Morningstar on an issuer-paid or arranger-paid 
basis. 
 
In conjunction with evaluating any DBRS Morningstar ratings, please also see “Morningstar Credit Ratings Definitions and Other Related 
Opinions and Identifiers” at https://ratingagency.morningstar.com.

https://www.morningstar.com/learn/dbrs
https://ratingagency.morningstar.com/
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TERMS OF USE 
 

Copyright © 2019 Morningstar Credit Ratings, LLC (“DBRS Morningstar”). Morningstar and/or its third-party licensors have exclusive proprietary rights in the data or information provided herein. This data/information may only be used 
internally for business purposes and shall not be used for any unlawful or unauthorized purposes. Dissemination, distribution or reproduction of this data/information in any form is strictly prohibited except with the prior written 
permission of Morningstar. Because of the possibility of human or mechanical error by Morningstar, its affiliates or its third-party licensors, Morningstar, its affiliates and its third-party licensors do not guarantee the accuracy, adequacy, 
completeness or availability of any information and is not responsible for any errors or omissions or for the results obtained from the use of such information. 
 
MORNINGSTAR GIVES NO EXPRESS OR IMPLIED WARRANTIES, INCLUDING, BUT NOT LIMITED TO, ANY WARRANTIES OF ACCURACY, TIMELINESS, COMPLETENESS, MERCHANTABILITY OR FITNESS FOR A 
PARTICULAR PURPOSE OR USE. In no event shall Morningstar, its affiliates and its third-party licensors be liable for any direct, indirect, punitive, special or consequential damages in connection with subscriber's or others use of the 
data/information contained herein. Access to the data or information contained herein is subject to termination in the event any agreement with a third-party of information or software is terminated. 
 
Analytic services provided by Morningstar are the result of separate activities designed to preserve the independence and objectivity of ratings opinions. The credit ratings and observations contained herein are solely statements of 
opinion and not statements of fact or recommendations to purchase, hold, or sell any securities or make any other investment decisions. Accordingly, any user of the information contained herein should not rely on any credit rating or 
other opinion contained herein in making any investment decision. Ratings are based on information received by Morningstar’s CMBS New Issuance Group. Other divisions of Morningstar may have information that is not available to 
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