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R AR T R SR R e EARANTHIGISRE) - Fed RAE 2016 SFEEF
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REWPORBRATR R ~ (REARRREZ G —ESE - £/0

FEARKRAFENEIENE -

H i UBS 7 2016 F-2EK GDP itf Ry 2.9% (JFTFHM R 3% > {H
B ATEFEEE 2016 FEHY GDP Al 1.7%[% %1 1.4% )> 2017 4 f5 3.3% >
FAR 8L IMF Sty TR — 20 - WILTRHIE S AR E - —=2
S B BN AR AR (e AR BB - DL FEET HEHY B SRR BT A FR&Y
% 50 FRAGENIERS @ (ERFME M ADEAME » RRBCHE SITFHA TR
28 R BRGNS R ATRE S EOR Z 28 > UBS pfTéE R
BUR > FfLiE(Hillary Clinton) K211 (Donald Trump) I T RAE (i
NPT R A EIRE G A FAIRE R SCHETETARHERE - &Y
TG SRR e IREEA & - | [ HVETE AT RE G HE = TR R A
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PURBURMERI N R AE - (B W& A th BB A fe bt
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Economic forecasts

GDP growth

Soy/y i Weight™ i 2014 . 2015F 2016F i 2017F
us 0.17 2.4 2.6 1.4 2.4
Canada 0.02 2.5 1.1 1.2 23
Japan 0.05 0.0 0.6 0.5 1.2
Western Europe 0.16 1.3 1.7 1.5 1.2
of which:

Eurczone 0.12 0.9 1.6 1.5 1.3

UK 0.02 2.9 2.3 1.3 0.5

Switzerland 0.01 1.9 0.8 0.9 13
Asia =~ 035 6.3 6.0 5.8 5.7
of which:

China 0.18 7.3 6.9 6.6 83

India 0.07 7.2 7.6 7.4 7.6
Latin America 0.08 0.7 -0.4 -0.7 19

of which:

Brazil 0.03 0.1 -3.8 -2.8 1.6
Emerging EMEA 0.08 22 0.2 1.6 25

of which:

Russia 0.04 0.7 -3.7 -0.6 15
Rest of world 0.10 3.5 35 3.0 33
Advanced economies 0.45 1.8 2.0 1.5 1.9
Developing economies 0.55 a7 4.1 4.1 as
WORLD 1.00 3.4 3.2 2.9 33
Source: UBS estimates
~Based on purchasing-power-parity-adjusted GDP levels: * *indudes Australia and New Z=aland
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2~ REIEHEFFZE S (Mortgage-Backed Securities » MBS)
(—)ERE

A EE TS % (Mortgage-Backed Securities » MBS)/& DIAEEE
RAECRIVERK - B2 BRI B B B e Sl R —(E B &R
ZH(Pool)i% » RFHEEZF LR A A BRI 25 - (R e A EhEN
AIEE G o ARBUEAY AT o) Fo (3 XA &30S 77 (Residential Mortgage
Backed Securities - RMBS)E p 5 14 A Bl EE ! E530GEE 27 (Commercial
Mortgage Backed Securities © CMBS) » —f& 15 iEAY MBS % 5
RMBS(F[&—) -

[E— MBS AL fs
Loans Pool MBS

G H
bl

USD 200,000 loan
4% for 30 years

UsD 260,000 loan
4% for 30 years

USD 300,000 loan
4% for 30 years

Investors
USD 250,000 loan
4% for 30 years
USD 410,000 loan
4% for 30 years
—
USD 350,000 loan
4% for 30 years
Home owners Bank Issuer (GNMA, FNMA, FHLMC)

ERIRR © UBS
(D) FEEEZIN4E

1. & EF]Z & (Fixed Rate Mortgage » FRM)



TEEGBE AR 2 1% » SR 4K R R R R Rl R VB - JBGK
JE\b A AERE (R SRY TSR EHEFBGRE R BHRORTT - AHH & IR EL
& BB AR SRS - Hh iR S TR a2 S E
MREFE - R BHEENRFEEE RE 30 £ - EAEHE
HYARATEAHEAY -

2. FEhF2 5 & (Adjustable Rate Mortgage * ARM)

EfE 1980 FAUEE » IF BN 5 ERHMnEEE - JFENFZREEHIA]
BT - B RS FIZRAE R R DL — (S
RyFEAE o IR R B I RAVERHA Y1260

(1)— B EE A1

(2) &4k AFEE(Cost of Fund Index » COFI) : DLZE[E] Fed Home Loan
Bank 55 -+—1& » EREAIN ~ no A SEARINER N 2R A 2 AT A S8R
TTHIEEA S S PR AR -

) fm R TEIZEFFICF 2 (London Inter-Bank Offer Rate » LIBOR) -

iR LIBOR HYFZZIEEIX - 1fi COFI HYRIRERY]N » FFEHER
AR o g e 2B PR T (o FH AV E AR AR » ot R A2 KRR E
ERRE A BB ) - ARM 28 %A EIREL NR(Cap / Floor) -

3. 5Bk & 7k (Balloon Payment Loans) :

ERAE B RS2 AE  HPR— AR - NG E
SR E R SR T BT SR TAORF— SV B LIS BRI F & -
£ 1930 FALIHEE B EZ IR > JE A FLU TSR
HEEE RS et 1% - SRTTIREORERETE LI A B - (E195T2
ERABEEHE - NEAESR AR et £ 2 1% - BEEAZR 5 E(FRM)
BRGEE - iSRRI 5 B HATHARBKE RS2 5 £ 7 FHIBEH -



HEE 2 Ry T =g -
(Z) =B FEETS

1. 35 5= £ (Government-backed mortgage) : 25 BRFRF 0 FIHE R
FEEF O BEFRNENR > SEREHERERIREL -

(1)FHA(Federal Housing Administration)Loan : F#E M FEEH E A1
WA FTERIIFEE
(2)VA(Veteran Administration)Loan : B{AEE A 5 iR EH AFTIERDY

2[5 8 5 5 (Conventional Loan) : JZ 15725 =2 BIBUR B P HECRH 5 /2

(1)t F= & (Conforming Loans) : £7& Fannie Mae £ Freddie Mac 7K
PR e - EIRE 417,000 57T -

(2)FEREAERY B2 & (Non-Conforming Loans) : ‘A& Fannie Mae Eil
Freddie Mac K REEIEERFE -

A. KZEFEE (Jumbo Loan) : FEEEREEEEE 417,000 =T FICO score >
700 - R REEES M - ESVEE A - BINMEHmE
W2 FE - HRERKEREER S - fiAHS Fannie Mae B Freddie
Mac & IERES -

B.AE(BARFE(Al-A Loan) : (&3 A E(EH5E » /0)* Prime B Subprime
Z [t - FICO score 620~700 - {£REFEHLER 3 SIEEBHSC: » B E—4F
BB G A A —R

C. X 5 & (Subprime Mortgage) * fERKA(E H4C#REGE - SA A RIS
FH4C8% » FICO score & 500~620 - 74 [m—MeER1T LUE R S5 EF%



SR HAEE R HPTRERE o B R AR FEREE
A 8 EPLE) - EKEREOA - NEEAREE R — R EERR -

(H)MBS Y & E

MBS T2 B Y 5 |2 Sk e ok ik R — (1 75 &R F4H (Pool) -
AT B SRR IR B (servicing fee)Bil {252 (quarantee fee)f% -
TLEEHM bR - BFHOEGEA(RRET) -

[E — MBS &~ S E

Loan payments
4% Interest

USD 955
UsD 1,241
($) PR < o e Issuer
USD 1,432 . . (GN, FN,
UsD 1,194
. : USD 369 USD 369
[ ©) ] (250p) (25bp)
USD 1,957
- - Collects payments,  Passes payments through,
($) keeps servicing fee keeps guarantee fee
UsD 1,671
HRAE © UBS
(F1)MBS HYAIRE

MBS RELH] 53 Ry MTEAIRE - — Ry s (5855 (MPT) » So— &
PARFEEZR(CMO) -

1.5 &8} 2527 (Mortgage Pass-through Securities » MPT)

Pass-through /& i i EEHY MBS &f# » JRHRTTHY R 2 s Bl &Ry



—{lE& e (pool) - AILAEEZRb - HIfR B ERTT (FUFR IR B B O b £ 1%)
A BB AR EEBISZ 45 Pass-through (525575 A - MPT 32t 1%
BRI E B E TS - B[R E 28w - FR
TEGEE - XS TR I mEE RSN - R EEARIEA]
A o G TRk R ERERCE T ERE KA - ERCE e
TEATERK > 18R MPT BB B A TRER RS » HERterTE
Az o MPT SR{LIFY— s rTF2 BB [l s A SR E 2R B E R f—
feEF BRI EHHH A &A% » i MPT Alg& HZ(] - Agency
Fixed-Rate Pass-through (&2 K2R 7 W AKHiE @ TBA HHiGLL K
Specified Pool 75 »

(1)TBA 5

TBA Y= 15 " To Be Announced ;> TBA %2 3R E ELUERIS
&J(forward contracts)> TBA &8I E /75 #1511 TBA &8IV E {1
TR ENRAKRZEH AL E & TBA GLMFHENFEEE M
(mortgage pool) - TBA HisZAVFFAAI T
AmEMEEE

KEB5THY Pass-through (525414 TBA 55X 5 - & H A — (&2
AZENH » HATERT I H 35BS 72 K e R i 51 & (SIFMA) TR E
TG BN S FELER BUF A FEAEE -

B.%Z Sy #aFE e e (s A

HEYHESECER - STHE - FREITALS -
(2)Specified Pool it

B NER GG TS T E A E Y Pass-through (E25 5 N0V {FR
4 HJ7Y Specified Pool MiiGHIFE A 1] DB B 755 55 KBBR8
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http://www.moneydj.com/KMDJ/wiki/WikiViewer.aspx?Title=%u9055%u7D04%u98A8%u96AA
http://www.moneydj.com/KMDJ/wiki/WikiViewer.aspx?Title=%u878D%u8CC7
http://www.moneydj.com/KMDJ/wiki/WikiViewer.aspx?Title=%u50B5%u5238

F:1Y Pass-through {575 - NI ELE B (BRI 5 =7 TBA(payup)
2. 553K {&25(Collateralized Mortgage Obligations - CMO)

R FMEZR(CMO) By MBS FYTTA MRl mm (e =) » HifF
MPT fiiE— 509k B > DUR[EIRE RS AR E 5 R - (& A
AR ZEFRIR SR E o _Lathy MPT o S EE BRE TR
A AR b A ELE g 5 H7E CMO H > S THEFE RS A5 E
77 2 BB B 2R [R5 4] - Pass-through FYfF4E AR A TR E
{E3Z 38 CMO > 1] DU & 1 & & B S AR MBS A& sk - o
PSSR T AR B R EE i > I DABEIEIEIHANY CMO > Eg A
R ERIER > TR ERIAN CMO -

& = CMO 2~ FLAZEfE

3%:% 3%:% 3% 3% 3%%

MBS A B C Z

10 years 3 years Syears | 10years @ 20 years

ERACK : UBS

(75)Agency MBS £ Non-Agency MBS

MBS 1] 47 £ Agency MBS Eid Non-Agency MBS - 1535 BB FISEUR
14k (Government Sponsored Enterprise » GSE) P& (0 7 & 35418
&y Agency MBS(&[EPY) - fEEEGRIT— 1Y B EHE 7L MBS »
TR E TS Bt - GSE JREREIELE R 5 ETIGHIE T - GSE
BT - HEIBUR 2B B 7 g (Ginnie Mae) ~ B F Y 5¢ 5 & 775 (Fannie
Mae) DL KBt IS AR B3 2 =] (Freddie Mac) -

11


http://www.moneydj.com/KMDJ/wiki/WikiViewer.aspx?Title=COLLATERALIZED%20MORTGAGE%20OBLIGATIONS

B 2015 F 5 EAHRARS s B TAREE 1.7 JRF5oT  H 78% %
Agency MBS 5 FZE 55 (RIE 71) - 55 2006 42 2015 - - BUMER
HRABPRT 1T 2 s EMHRRES 2 B REAVAER Y 1-2 JRFETT 2 [ - MEFERURT
TEORPEREPT 21T 2 MRS 7 2 8HA H 2008 FE AR Z4A(REX) -

& 'd Agency MBS Eii Non-Agency MBS

Residential
mortgages

Agency

Non-agency
mortgages

mortgages

= Agency Mortgage: FNMA (“Fannie Mae"), FHLMC (“Freddie Mac”), and GNMA (Ginnie Mae”). Agency mortgages

will typically have the lowest interest rates of any loan product and are considered to be without meaningful credit
risk.

* Non-Agency Mortgage: Any mortgages not guaranteed by GSEs, for various reasons like lower credit quality, large
loan size (over agency limit) or different loan terms.

BRI © UBS
[ 71 2015 - F5 EARRHES T 55 T THEAH

Non-Agency
RMBS
5%

Non-Agency
CMBS
6%

Agency /

CMO
11%

EflZE © Bloomberg - Dealogic » Thomson Reuters - US Agencies » SIFMA

12



7\ s EAHRRRE 7734 17(2006-2015)

1
3,000 Billion
m Non-Agency

mAgency

5
2.000
1,500
1,000
500
0

2006 2007 2008 20092 2010 2011 2012 2013 2014 2015

2,500

ERIARE : Bloomberg » Thomson Reuters » Dealogic - Fannie Mae » Freddie Mac > Ginnie Mae » SIFMA

(o) EE S Ti%E

Agency MBS HY#{TEAE 2015 F4I % 1.36 JkETT » =R FEHSH
TTiA AT S EL Bl Rzt - FLopr DL Fannie Mae AT EE B A =22 38%
Ginnie Mae 5 33%JEH 1] Freddie Mac Fit 5 FEEE KLY 29%( R E ) -
Agency MBS 1Y EZ R THERELTT ¢

&+ 2015 4= Agency MBS &8 THT S ELR]

BHRATH : SIFMA
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1.ZER B2 = &2 (Ginnie Mae » Government National Mortgage
Association » GNMA)

PHIC 1968 R IE {55 K #R 7 3% J&€ /& (Housing and  Urban

Development Act);& Federal National Mortgage Association(Fannie Mae)

P& EIRATERY Fannie Mae B Ginnie Mae -

Ginnie Mae 2 E B BUMN{EE K E s (Department of Housing
and Urban Development » HUD)100%5¢ & 4578 2 #4 » HEEHAYE
B RIC AREEE# - Ginnie Mae FE 2R FEEH FH(FHA)
PURGRIRE A J (VAR &35 27 Ll T PAFE SR » €8 Ginnie Mae #&{x
SETHYA BN E IR TF HYE HsV 28 P EL SR BURF A fEHE - Ginnie
Mae Y EZIHRE (I F HE G F KB E N ZHIEEE - HHEH
BB P B AR 3 1 T NIEGHIATE (EIT » Ginnie Mae ¥R Bz
FEAES & NH BB ERYE (£ Ginnie Mae G E a8 5 &
REAABTETR «

2 FP BN 5% 5 &7 (Fannie Mae > Federal National Mortgage
Association » FNMA)

Fannie Mae 7~ 1938 4-{{<fi& National Housing Act Fl 17 @ JHE RN
=AFEF T 1968 F U E| AIRAFRY Fannie Mae(FR=)ER Ginnie Mae(/y
&) - Fannie Mae BBt FIEUR T A F] > SO 2 HAVERE ZEIHY
FETE - IR BERFTA NS - R SR EEIRELER ]
(G EERIBUA PReS) VK -

HEZR 1968 FAZ AR LR EREUMN /T Fannie Mae 1YFTA M4 > H
Fannie Mae {554 BUR Y BLEE DL 2 BB B HIRR & - 1992 FF 38 4

Federal Housing Enterprises Financial Safety and Soundness Act ;% HUD

14



FEE AR EAL E L H B AL E SR B B 5 (Office of Federal Housing
Enterprise Oversight - OFHEQ) - 2008 & OFHEO Bl I E&mFZE R
@r (Federal Housing Finance Board » FHFB)& Gtk FS{EE & Rl
(Federal Housing Finance Agency - FHFA)ili/E Fannie Mae 49 A 7 -

3 FMF i &5 5] (Freddie Mac - Federal Home Loan Mortgage
Corporation » FHLMC)

Freddie Mac j7* 1970 {{¢ Federal Home Loan Mortgage Corporation
Act E17 - HIJgeMEE B Fannie Mae (UL - W& Rdthik A=) > R LA
HigiF o B Iy £ E HOVERE 2 BIRY FE Y - WIS BET
ARG DL SRV - Freddie Mac FHIFN (TR EERGRITZE S
(Federal Home Loan Bank Board » FHLBB) & » EE@ /Y 5 HERK 4
4i{Fdn » {H 1989 FAY4 mitkREEE R £ (Financial Institutions Reform,
Recovery, and Enforcement Act):% Freddie Mac A A fE4SREEEUFE] 7
FAZK - (EATIE N B A A H i -

{742 % Freddie Mac gt4[E] Fannie Mae —fit » /554 BURFHIER
P& LU 2 FIBURFRIEATHIE EE - 2008 - FEFE T B al/E (FHFA) RS -

(/O U

R BB AR R e A R - A
SRR 5 MBS A IRpmBsris - s
PERA RIS ERACILA T -

1. $2 a7 7 E f (Prepayment Risk / Extension Risk)
P VIRRTERUE R B EE AL THENERT S H Z AT > £/
%

B EBEERIE L ZEHHIT R - FEREPIRnERFERRS > 7

15



"HEERY , A TIEEEERY ) (HEEARI AR 3 THRE ¢
& (refinance) ~ # & (relocation) ~ E%Y(default) - 55 2 » fEATEHY
JRREFE

(1) FHmaEAEA

EAR b FIREVES S ETeR B ERNE - EHHARR
AN AR o AR AT TS TP R SIS ARSI A AR ERERE - 59578
EFRAHE2Y > DIRTEAE ST > WL > EFER T AR > (EHriEs
ARl E B 0 -

(QFEMERNZER
— M REAFZEEWIN] - b a8 - Wit - 54
6 HhZE 9 HEE—# > fERRE LA A, -

(3) FFE

Pe BRI E ST EE BB AR ST - PR N R PR (E S Al
ER R AR R MRS - BB EIIRE I > BtEREEEE
PR MR FER SN > AiEle SR TE R B B e -
BRANNFRAVRR - HAAFAMPRMRENE K - BB IR © B
SIARIAESS 2 F 25 8 I - IRprERUEBIES  FEFRAES 10
TS 25 FHIHE - fEARERUEBIIK - E BENEEE 25 F 0 &
E AR SR A E -

(D) AR
IR B LA A E RSN - Rt G B R ATERUSE) -
B oK dm A vl e & BB AERN SRR TAFU A > g E

SRy lzes VA

FERIERX
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(5) B
SR - B PG a ISR BRI - 1
H%;E\:%EE ’ ﬁ%fﬁg’\j EE@ ) @?ﬁ{é%;ﬁ\:,ﬂﬁ%\{% . 5ﬁ§&}%‘§%ﬂ%g O
(6) B Bl
{50 B Oy EERR R EL R B SR R E R i B R K
IR -
2. FHEERATBRCRE T BT A =/ » SFI/E SMM ~ CPR &
PSA -
(1) H#ERTE5F(Single Monthly Mortality rate > SMM) © SMM 245
TR —(E A o SRR S SRR -

SMM="A H $e Al s e 80 H W) AR B BRI AS B R aH

(2)[El EHE R84 (Conditional Prepayment Rate / Constant Prepayment
Rates CPR): CPR %5 F5 SMM 4Fo{L 445 5L HELATEL S SMM
TERARAT 12 B H ED R A -

CPR=1-(1-SMM)*

(3) Public Securities Association(PSA) : PSA i~ & —{EFE R 2 I
A e — (B R A EEE R benchmark - fERFTERTERUE LR 2 MBS
EIFEER - B H HIVELE PSA L » 1572 1985 4 7 H » 1 SIFMA
TR E IR S B B (e - Fra E VIR RTERCRETRE AR « K
FARBGLAIR

A IR - 55 1 (8 1 AR (CPR) 2
0.2% -

17



B.fig & 5 E ARG N - RATERCRE IR o (NIL - 3 T AR
H CPR ERREE 1 0.2% - EF5 30 {iil H &% 6% 1k -

CAESS 30 {lil H1& - FERERURE 2 2] — 12 /KA > Bl H HTeRTE
TREVEHERFAE 6% -

H DA B =P K S 2 BR AT R 4R > (BB E et E
TEATEFCRAVIEIE « BN AEAVEEATERCE - LU N Ay 70k
L

A.100% PSA : FEH5HERT =R E L benchmark 5228 » HE5E H
0.2% CPR HYZREERE SN - HE( 30 {# H 6% CPR A1l -

B.300% PSA : Zi5tERTERREE benchmark 7Y 3 % » gt E DA
H 0.6%(0.2%*3)CPR Y RE 1 » HEE 30 {E H 18% CPR Ayl -

C.25% PSA : ZEF5HERTEFREEZ benchmark 1y 1/4 » H5t2 LLEHE H
0.05%(0.2%*0.25)CPR fy2E & 411> H 555 30 (& H 1.5% CPR Jy 1k -

2

MBS —f#& B AR EBIEF A E S &R > 1 KE 7 MBS H
Ginnie Mae - Fannie Mae =& Freddie Mac {E¥E(% » H(=E R = o 1M
s > NI HEFE -
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B PEEEREI R EEEE 5 (Commercial mortgage-backed

securities)
(—)EE
HSEMEABERM SR (LN CMBS)ZH S LEE
— PSR ER SRR EEA - P Ty E S 2 0 R
A EIHE R BB bR 77 R R [EIRY 4R (tranches) - 73 B B[] 7R K HY
FCEF o BSETEAENE IR ERGEE ZH BRY AR AT .

.
Aserigg of
Commercial & multifamily And pooled securities Investors buy the Which have different
mortgages are made... togetherintoa  (tranches) are individual priorities in repayment, and
frust created hacked securities thus different levels of risk
by the pool of and yields
mortgages...
Prop. mortgage icher ot
Property ) Mortgage AAA igher priority ‘
¢loaned pool . _ of repayment Lower yield
Uy securi A
Notgage PE yseauty
Security P&
Property > >
‘—
N
AA
Property D —— >
—
>
A
e
Property >
— BBB I
e
Propert % —
roperty
—> B \
— 4
Lower priority Higher vield
EE— Unrated > of repayment ghery

CMBS =X G RIEIEAR ERHVRRE ~ (B A& R B B ] 7y
B = - BB ARE B(Single Borrower Transactions) ~ AAEEEAS
Zy(Large Loan Transactions) 5z 2% {[& {& X A Fl & %% 5 (Multi-Borrower

Fusion Transactions) °
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BRI RS A EhiEE Rt n K SRR BRI AR
FE > TR SRS R 15 SR R SR A Bh i BRI S TRy Ik H Y 8 A
(Special Purpose Entity » SPE) » fi—{Eit A RIEEHRELE A FEHH -
HERAEA IR RER R SR A B ERGREHEE IR (b ({5 FSF AT
e Z&ER 0 7 By AN [EIIER A1 (tranches) > 57 B o] & 4107 (AAATAaa
4= BBB-/Baa3 4)F|JF r] & 43(BB+/Bal £ B-/B3 &) : IMATATE
JE S FERAR A 36 73 v Al — R A BT RST8] (unrated class) | >
FhlEE A FEZUER= ~ duration RAEFEIEIRR - 2 EEAE
FTRZEES -

MBS ERA R SR A  RiE—40i RIEERT
WFTAMESZ e 8% - HEESTERraREREERIRE
DUESHE - S ST R A g e IR R A G & #

ST = BMER RN (T RIS — R T R4S (waterfall)
MR ERATENF A TESERH > REESIRHREERE 2B
JELMERHIERFTAE R A 7 B MRIVIEEE S 5 E Hi
ARIEIRIS AR E B — S 0HEL Rl AR A& RS
IRIGIZ IR B R [BIIE R 2 4R B - CMBS 5 2485 ¥ TR (1 > — 2
TR B R R EE A 40%D0_E » —UE BB DU LU
4R EH R Fy B-Piece buyer [ - it {38 wh & 2R 55 14
f#(special servicer) B ELTEFAVRE 1 (RroR IR ISR /rae iRl
S HANERE > ThREEI A (1) -
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CMBS &7k BLEE 71 &SRR 40 T .

AAA(70%)

Mezz,15% AA-A(15%)

BBB(10%)
Equity,15%

HAIE) CMBS J2 FR (B ERRAEAH 5 (BN Ry PR b i S & AT
SHHYEA L B A TR Ryt 18 65% 55K (E{H EL (Loan-to-value:
LTV)HYIH HCE - FOKRE L & At (E{ERY 30-35% » i fEs AAl A
FEE RSP & S AEPR B 10-15% » — 5 Tai A BB BRI AT 0K ~ 55
— A R CMBS A5 fE K G E RS » I RAE S B Bt el
REZEHEZELIR T Gap - 1A 12 RlE (Mezzanine finance) Y&
4 > HEER BB EA B G EARGREN E > BB AR
WA LA S T R b A ELS TME

FEAE TP > Mezz ARIELLIE N KRR - (HIHmEFEEER
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fEFTE &R ENEER SR E S ICELIER L (R EER R
&~ Mezz ~ IRERMERE R - B ENE LM ERAUERNZLE;
Mezz w]EEFDRIEH AR S RV LSS B ERER S E A B
75 AREREREREE A EEREL -

‘= Mezz #75 | A1% - BLEE{E %578 =% (overall debt service coverage
ratios) & - [MTEFEELL BT 5 [N Mezz 3Kz KX B E &Y E
bg - FTLIEES Z iR B E e E = 8%-20%/4 - (HiEHHUA
NE—EARRAEENEARG R FTle2ryEbE - Mezz HENIZ
At ~ B 540 - F—(ERER SRR S fREF
HEEWREINA  #HA HARHIRRE RN  TA R s Ry EE el
Rt o SR HURN AT SR EZ DIVEAR - DUSREEE Mezz 73fic %
DHIRERINE  E RS Ry (R hERs > Mezz 1% #if# Ry 25 — {5 56(H 15 (second
trust debt)sii/E X (H 5 (junior debt) - 4 (A EEE(LTV)ELEE
FI| 85% ;i A SR iRy - Mezz 3 1 AH Ry 1B e (preferred
equity) BZETRRAAEE (gap equity) - (EEAGEREE T 35%LTV -

fERTF bRy ERe T - G308  KEEH RIE NI EA 2 -
FHEREAGER > PEEABERIT AN G RETHFEEN - £%
PR SRR BEE ~ fIAEEY > ARz - A g
AR SR —EZEEA B HEEE - st —(ERAETHA E =8
TTEFAPREE R © EEEEI AR - AR RS FKER
TR A ~ BV ESORIERI SR > EERARIE SRR LA
[fE - BOREEHAGH - AR AR M RAY R A B T &K
& Bt REEATGREMESEHMEERE - BEEAEER
ESENIR > A BB RS b 2 B EREE E 2A R
P AEESEMEA EE A BTGB BRI E - BHEEK
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st © CMBS fefit—FEK 5T ~ ANEIEHZER - ARG R
PR o BIE RIS A B EAGR - PIR B bRy - R
ST ETRER R S E - BN —fiEss - & HIGES
REMNRE TR - $NRAESEESER A FEHE SRR
peREZER - CMBS B pEim e B E | EHVEH R RIRE RIS

SR N B E AR A B
1. A5 (Multifamily housing):

EFEE R/ INREE ~ BEFL BRIAF > HOLIEREAE - 1
EPTRZERV] o MR A AEEREEE - EAPTRE - fEEs

2 +HEAIIEY 0 (Community shopping centers):

R RECD HAR(E ~ W58 2 (i - FLRE§E P s (Anchor) i
e HEE RS E  ME IR L |

3. AIRE Y 5.0 (Regional shopping malls):

R ARHROR BB (EES  FRRE - HRESER S MBI
R EHEAE > EEARBERIER AN EEEA - AT

IR NN N

IR E - HIETERE  SRADEA L ZHBRIEEHiY
B B RERARANAEE  BEEEE

st
BEIEE - FILURA T R R R - AR R -
BT A -
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6. T
HE R - HEeiT#eRe » ZRRFEX -

R SEA B SRR EREEA » T HERSE - FEEES
AR > TEE bR A BRI o A E TR B RGEE 2R
(MBS) » VI #EREA HE 20/ ~ S a Ifl=it - B2 0k -
FLLGEH BIBIE S B A Fr i 2 e - B - SRS
FERBHSBEIR A > S22 2 THRE B A (i T

1. 2817 B 5T RE (Issuer and Trust):

CMBS {517 (Issuer) il 5 Ry & SRTT - MBI A AR 1R
AYRSEA T AR > O — (B Z e (Trust) i A W R E 12 24K
HERC RELEERGEEZFL - 590 > 188 —#Z5C A(Trustee) » H
EEEEIRE ST = al R SO - MR I & E AR (K (Pooling
and Servicing Agreement : PSA);f £ Al 5 AU EIARIR AR A7 Boss
REN ~ [AE N EMRH FA AR - FEEGE > (URIRE
AU BB A -

==
=1

TEER > ZitiEBAY 2R FHERMEESNREEES
(REMIC ; Real Estate Mortgage Investment Conduit)y45 1T » DIE
SRR ERYER G > iEAREERE CMBS Tit5 /5 Fy Conduit ; REMIC /2%
1986 iU A(Tax Reform Act)(fii BlEeHY - iEHAVE SRR AR
HEAFEEAREBIER - HEEHZENEEH A BERH
FT&H R (LE PR B RN E R E) » DU SRR 2 B UG E 77 Ry
TE W SR R iz (residual interests) s Wy (il FR P ik AT DA FAEREY
= KGR T BCETRE N - A TREIE Gt A E ETTIEN
= Yank
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2. 7F AR 514K (Master Servicer):

FERR BRI R SR B R - BIIGIRE - BRIk
BHAEEREVE S - BHEENFER > B2 HFH HAMbfTE
FIEMENZIF - HEHE - EIRBIRELIRCES - FF
FRBRSEABIAETHE % - FUEIHEGL - LB e EE A (F)HyHR
T E ~ ERHEEEE o WEE AR A -

3. KPR 514K (Subservicers ; one servicer per loan)

— AL E SRR L BIRMEESA GRS - WE
G1 > PRI B 2 AR iR -

4 K5 R A 1%k (Special servicers)

RSN - SRR R » SRS I S
FESHERS - SRETRCE BN SRR EHEAE LT - (RS
ORI - ST B TSR A T (RIS « B T B4y
FESHCETIILY 1 - FS RIS MR S Sy B 1 st
I -

CMBS S HAMTEAAIERAEEL - IR —EEE - e R I
5675 > Bz e RIAALES 777 & A (the most junior investor) 2t &
FrRIR TSR 1B & A4/ Fy the controlling holder (A BEE
AN T HITRIBRFTA 58 o T i Fy il IS R R8I
B AR Ry B-piece B B-piece ERMEEAVE FAE M KGR
B-4% ~ BB/Ba-4 » DARCREVESR) - BEEAVRHIERHFRAEE » —H
R ENESF > mRIEALEFNE B R AR > il the
controlling holder ELA XA SRR R(FAYIE] ERE - 2R SR EHHEE
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HAEIHE N\ BCEEHERRER -

5./5 F#F5 117 (Rating agencies)

SR —BHHRS - BERVR—R - TSN SIS
WS ELELD - (SEPHEHEEE 5 (LIRIE close 7 14 BHFIRANY & (B 25

FEmm i —E A - i ME R R e A AR WARIE B A& SR
RGERIEN > LU AT BE B S RN B IS AR R Y VB S Sy
EoEarE - WHIgREH

(—)CMBS #r

S L /= L gER
1.7 R R

MRS A B A AT A [E) > B 5 SR A BRI A [E] A A A
BREE ~ FEER A2 SRR BN BROR » T2 CMBS By 7% -FH
R RitsE £ > T GNMA ~ FNMA ~ FHLMC B E RN #1725
SR ARV N HTHESET -

2.fE A {RzE (Call protection)

CMBS $ g riE AT AR S R ORE - & RS ESIAl
AR U ELAE:

AZE [FEERTZE R (Prepayment lockout): 5 FAE EFEYRTR44FE - 25 1FE2
HifEA o W B EAM A SR S B R S e ss & {E T -

B. iR Al (Yield maintenance): STRICE filf i #lifi iy 2= %8 Bl &
A B SR ER AR PR (E B AA (B A e e i HIHY A= -
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C.2 PR (Defeasance) SARHE PR im EHR T TS (B AN EL ETRAIIIF 2
(T MEREBIFAME > RGernBsE IS 0 (R E

SRR ESEEEHERIIN -

D. ETE kA 11l (Step-down penalty): SR <e: 48y SRR ER SRV [E 8 H 77
i B SR G T R -

o
cr

3. 5Bk RIS (Ballon payment loan)

P SEVER BRI SR E R R E R TR BART 2B AR B
) oAt R R R o B EE ST 0 CMBS i i 887 /R Bk AV 38 25
b7 (B PR EE H —4% (Time-matched) Ay (71007 20 Bz A /)N
R B A FHAH ELY - AT A AEEARSGIE A » AU
T AN RS (Internal tail) 224N (External tail) sk 24k < AR
EAEFHAEMAT T - ERIHH SR A B IR ER & 7% 5 mab
EIERIERHESF S H ZHEN S &I H 2 1% -

4 ZETHAM I — /% MBS %5 > @7 £y 10 2 15 4£f -

RECTT PR Bl SRV EHE TR E 20 3 30 4 » H2R K
EREHR - Rl TR - EE EORERAR 10 5
15 FFRBERA RS » DR SRR - ERATIORIPRE SR - R
AEHERAVFFE » CMBS PRS2 BB i Sk (H (E ER(Loan to value
ratio » LTV)HY NREIMFE(R » S EAVRBRMEERREVEE: - RILEEHEA
H YRl E (Refinancing) tH & BH i -

5 PATR AT » Al MBS SRR LAY eI -

RIETEEIREE - FTLUZA—# MBS SRR EFE R AR S ET
JElfg -
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(=)CMBS &1 7&K

CMBS 5 1990 (U357 LK » 3% [ 2 2007 5 RivAHH A 22 i
=517 > 2008 F£5] 2009 Fpk AL > i 2010 FEFALGSEIR T - BE
E SRR » 5— CMBS AYASTER B A H A H Rfg >~
AR RITEAE > 1 2015 SE[EIF] 74T 100 billion S2ITHYZKAE

2009 FZFiIEE{THY CMBS i35 FRE Ry Legacy » Legacy fE5HY
AAA Gl - iR Ry Als(Legacy junior AAAs-Legacy only) @ iE5i{E7F
HEZRFARSE T2 AAA 4l - (BIFARAYZCER A (subordination » 15/
fE Mezz)(E & Z 2 (EE EMEERT 12%-14% > Frll > EEIESS
LISRAERIEEAE LRV - JEa% %% 4E BBB £ CCC 42 [t » & —T1E(E
AR ESR - AHEHY - 1F 2009 21251 THY CMBS - ff#
B CMBS 2.0 » ERY AAA ZE4 & 5458 £ Super senior(SS) » B =12
FEAR N ES > SFEESA 30%MY subordination » 5[5 4 HE
IR T CMBS Hig B M N AN E R BER EE L E -

& = 2000~2016 -4 IE FIEE 1T EE

300

250

200

150

100

50

20002001 2002 2003 2004 2005 2006 2007 2008 2009 201020112012 2013 2014 2015 2016

=¢—All US == All Non-US

Ek7E: Bloomberg
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=

350 -
300
250 A
m Other
200 - M Japanese
W European
150 -
M LrgLoan / Fltrs
100 - B Conduit
B Agency
50 A
0 -
PP RPN IS LSS
,»b\(},\,b\o@\o@\o\y\o\y\o DT AT AT DT A A
S S

AR Bloomberg
HAl CMBS 55 /2 DL B Ry e R 5% (1Bl =~PU) - T4 22K
Agency CMBS [A Sl S iy(E s N - Had T B A AT £ 8
HYEEES © 559 EEE Conduit CMBS - 4IFIFTZUZE (R PRI 1 &
EEEE(E5E(REMIC ; Real Estate Mortgage Investment Conduit)fy%5
el  LMEGSHEHBE EAVE R 0 HIEE I EZ
SASB(Single-Asset ,Single-Borrower) - 2 & —fEE N EEKHERK
BB — R A\ CMBS - #EZR SASB 52 55~ 2 Conduit CMBS %7t
{EHVETT - BRFER - LHEASRRAE] > 458 SASB 357711
Y SwmBNEE - ERXEWNENEES pES T mAE AR 1]
RIEETE 2012 FEACHRERAY A K -

CMBS 43515 Barclays US Aggregate Index FY 1.7% k7 Barclays US
Securitized Index #Y 5.7% - 2015 4= CMBS iGN B =R R » 4515 |
HIFT AR Z&C8% 5 280 > #EZRE 2016 F55—ZR R Ry ¥ rh B =R
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(R ERS K T 5 e BB AR AR . IS &y iR > (BN SSBIRETERE
b R LR R EREORI G FrE R CMBS - #55 = 28 KR U=
RAEIE T -

—HZKER > CMBS S X B EH R B A AL E
64% - ML E ST EFRAVE T RE - N E e W= E
ZFAER > CMBS Bz R BRG]+ i dEbe A4y 15% » Bk
<2 private equity shops T Z2¥HIER & RATED o REER © SRTTEY S
10% » $F3R1TAER A A th . duration S & i E HIRCETRERY
FIMAEE A T EGR IR 40 9% -

& 71 CMBS loans by property type

20 -~
18 -
16 -
14 -
m Other
12 -
M Hosp.
10 m Office
8 - H Indus.
M Retail
6 -
B M.Fmly
4 -
2 -4
0

R E: Bloomberg

CMBS m&RHVEFE S E SR b R ST EHI(EIE SASB) (1 1L
~7%) » {i& CMBS [ SR B A A5 R A o - T 8550 REITs AYFHER /D
112 0.6 - FoREHTE AR EL b o A R (B ) -
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[& 7N CMBS A EhzEfhig /A1

GEOGRAPHIC DIVERSIFICATION

MD 2%
OH 3%
NC 3%
MA 3%

GA 3%
NJ 3%

BRIk JE Principal global investors

&R CMBS Bt & #R A AHRE (R L

As of: 12/31/2014
Historical Correlation (1997-2014) Investment Grade CMBS Sources: Barclays Capital, Bank of
America/Merrill Lynch, Bloomberg

Investment Grade CMBS 1.00 Indices: Barclays Investment Grade
CMBS Index, MSCI US REIT Index,
Barclays U.S. Aggregate Index,
Barclays U.S. Corporate Investment

US REITs 0.57 Grade Index, Barclays U.S. Corporate
High Yield Index, S&P 500 Total
Return Index, BofA Merrill Lynch Fixed

Barclays Aggregate 0.48 Rate Preferred Securities Index

Investment Grade Corporates 0.57

High Yield Corporates 0.58

S&P 500 0.29

Preferred Securities 0.48

&kl 5 Principal global investors

Y CMBS J& BRIV &R FERIHIRF 2 R RE R E R > &5
BTV ERNER - HETSERG ME L S E AR ERR
HITEHHA - 2017 FE4YA 116 billions SE5THY CMBS R ZZIHH » BEASEE]
AEETIZNRERREE e ERYE T [E1E - B2 EEhRf B
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DA EER Y HRAAHRENGER - NRESEZENZE - AT
S RIEAREST > 5 2015 S5 2017 S FH]Z CMBS Cier
RRE - SEIERTTEL T — SRR A e () -

&l /\ CMBS [} H
120,000.00 -~
100,000.00 -
80,000.00 -
 With Ext
60,000.00 -
B ARD
W Without Ext
40,000.00 -
20,000.00 -
0.00 -
© N PO O DD DO o N
S SRRy L R LG (L VL VR, AL
AT DT DT DT DT AR AR AR ADT AR AR DT AD
k5 :Bloomberg
(P9)CMBS J s

CMBS [E\faACR IR 237 21 - st ARy (E H RSN - BERE
iSRRI R o (EeE NYAETEACE - RS A AR B
Ry E SR LA R 12 A B AT SR (B b ~ BAPRSEECE
FIT 5 E b -

1~ FEhEAA SRS ARG -

CMBS #171% @ BRHCCR L BN BIERH U - 7S
RIAE - EREAEEZERITH S AR - HBH = E %
BB EEEEE A B - BSOS CMBS BY(E Rz - ELFH =
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FY{E3 FH LB (R TR AR ER 5 00) R 2B A TRYS - WS G5 @A E)
7 H SRS EE -

2 ~ JPREERCE s - T HE R AHAPREARE PR < Rl Ay SE O e -

CMBS K% FyHRMzES - —fAE 10 F724 - Mpg R ERIH
HEGARAN - HHPAEEEAS L SMERN - EEs 7R
S ANIE R Z [ RVRAMRSERC - & R RIEAR A fE MR Y
BB A > RITE ot A R s e -

3~ MGl - LEEEHE S EME B AR -

EHSER L HE TS ER > HERE > RIS AR
ESER Tk HEREER - R T - QS AZZLE - 3%
R bR B~ PSEERET - JHE NSRS ZINE AR 0 FFE
PRI EER R et S 3 -

ZRENEE R - CMBS By B L A S5 EAEEL - B Af(2016
11 H)Agency CMBS FVEE{EHZE4Y $0.14-$0.30 - #3817 AAA
conduit CMBS {9y & & {E724 k& $0.3-$0.5> SASB Bi#z (K5 HY CMBS
HE B4 Fy $0.5-$2.0  AHE A LEEOREE S /Y Agency MBS B & (H
4 H7E%0.015625 i » CMBS BN AR 2 > H S —(E
CMBS & 4H & FTFR HIIF It EE MBS -G &Y% - Hi¥ CMBS #&
WFFAIAE S MBS RAREER : B HENEARERAEE
HAHRUIEE A ARG RENE B EGRE A B T BN E & (HES
Rl S 4RI CMBS Ay BN R & B 22 (HAE T E B B2 E 2007
FIERE R AR «
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- OSEHERTEERGRREE S B

FEIE— R IHIERE T > UBS Z{EERFIaiATER > FH 5 HA0ER - {
EENEHR T 5@ R A RIS BT - BRI - (HS
HATROEEE -

{5 UBS BbTFEER ¥ CMBS {/54ERr IR YA A > 8/ CMBS
BRI EEN B AR 2006-2007 N ORST HAERE - 3
2016 ZFE 4825 17 & {5 o] 2 | 65-80 billions 2 5T : ¥ ¥ SASB
(Single-Asset ,Single-Borrower) 228 CMBS {&2% @ #fZh~ %] Dodd-
Frank Wall Street Reform and Consumer Protection Act (Dodd-Frank Act)
T AR S B ES KT - BT IR A T B R T
A EE ATy J B AT 5 R T Y EE b XS ¥ 2 & (new construction)
replacement value SERZEIK 5[ JIHY BB BEA R EE A B
FETHR BN RE Bk

FE RS el Em o (AR A S L THV IR T AL e
B  AMATTEERREHSHVER - AR T - &
BHEEHAVERREES T ERICELU AR - FEEEESE 2
N BT TSR o BE ARG
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