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CMBS – February 2023 
Distressed Workouts and 

Payoffs 
CMBS transactions incurred approximately 
$129 million in realized losses during February 
2023 via the workout of distressed assets. 
CRED iQ identified 17 workouts classified as 
dispositions, liquidations, or discounted 
payoffs in February 2023. Of the 17 workouts, 
six were resolved without a loss. Of the 11 
workouts resulting in losses, severities for the 
month of February ranged from 1% to 95%, 
based on outstanding balances at 
disposition. Aggregate realized losses in 
February 2023 were approximately 70% 
higher than January 2023 despite fewer 
distressed workouts. On a monthly basis, 
realized losses for CMBS transactions 
averaged approximately $128 million during 
the trailing 12 months, which was in line with 
this month’s aggregate total. 

By property type, workouts were 
concentrated in lodging, accounting for six of 

the 17 distressed resolutions. Distressed 
workouts for lodging properties had the 
second-highest total of aggregate realized 
losses ($17.5 million), which accounted for 
13.5% of the total for the month. The largest 
distressed workout featuring a lodging 
property was a $17.5 million loan secured by 
Embassy Suites Lubbock, a 156-key full-
service hotel located in Lubbock, TX. The loan 
transferred to special servicing in June 2020 
due to pandemic-related performance issues. 
The loan was originally set to mature in 
January 2023 but was ultimately resolved in 
February 2023 with a $16.4 million loss, equal 
to a 93.5% severity. 

The largest workout by both outstanding 
debt balance and individual loss amount was 
the Town Center at Cobb, a 559,940-SF 
portion of a regional mall located in Cobb 
County, GA, which is approximately 25 miles 
northwest of Atlanta. The property became 
REO in February 2021 and had outstanding 
debt of $166.7 million at the time of 
liquidation. Realized losses from the REO 
regional mall totaled $96.5 million, equal to a 
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Distressed CMBS Workouts
Trailing 12 Months - February 2023

Realized Losses # of WorkoutsSource: cred-iq.com

https://cred-iq.com/browse/Property/Hotel/5215%20South%20Loop%20289-Lubbock-TX-79424/comm2013ccre618001241272201
https://cred-iq.com/browse/Property/Retail/400%20Ernest%20West%20Barrett%20Parkway-Kennesaw-GA-30144/wfrbs2012c72001187677700
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58% loss severity based on the outstanding 
balance prior to liquidation. The Town Center 
at Cobb liquidation alone accounted for 75% 
of the aggregate realized losses observed by 
CRED iQ this month. 

Also notable among February’s list of 
distressed workouts were three multifamily 
properties, including two that incurred losses. 
Distressed workouts involving multifamily 
properties have been few in number over the 
past several months and have generally been 
able to be resolved without a principal loss. 
However, this month’s results show that even 
the multifamily sector is not immune from 
distress. Other rare property type 
appearances in February’s tally of distressed 
workouts included a co-operative housing 
property and a self-storage facility. 

Excluding defeased loans, there was 
approximately $3.5 billion in securitized debt 
among CMBS conduit, Single-Borrower 
Large-Loan, and Freddie Mac securitizations 
that was paid off or liquidated in February 

2023, which was approximately a 38% 
decrease compared to $5.7 billion in January 
2023. In February, 8% of the loan resolutions 
were categorized as dispositions, liquidations, 
or discounted payoffs. The percentage of 
distressed workouts was 7% in the prior 
month. Approximately 6% of the loans were 
paid off with prepayment penalties, which 
was significantly less than 28% as of the prior 
month. 

Excluding Freddie Mac securitizations, 
multifamily had the highest total of 
outstanding debt payoff in February with 
approximately 37% of the total by balance. 
Lodging and office were the property types 
with the next highest outstanding debt 
payoff with 23% and 19% of the total, 
respectively. Aside from Town Center at 
Cobb, the largest individual payoffs included 
a $345 million senior mortgage secured by 
the Rio All-Suite Hotel and Casino in Las 
Vegas, NV and a $195 million mortgage 
secured by the Aruba Marriott Resort in the 
Caribbean. 
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Notable CMBS Dispositions and Liquidations
February 2023

Lodging Retail Office Mixed Use MultifamilySource: cred-iq.com

Town Center at Cobb

Andy's Diner - Trevose

Embassy Suites Lubbock

Mercy Franklin Center

Pyramids Village
Rudman on the Park
Flats at Wick

Frederick Manor Apartments
Springhill Suites Newnan

https://cred-iq.com/browse/Property/Hotel/3700%20West%20Flamingo%20Road-Las%20Vegas-NV-89103/csmc2019rio10011957648070
https://cred-iq.com/browse/Property/Hotel/L.G%20%20Smith%20Blvd%20101-Palm%20Beach-FN-90005/cfcre2018tan2001115264922
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February 2023 Distressed CMBS Workouts

Deal Name Property Name Property Type
Balance Prior 
to Disposition 

(millions)

Realized Loss to 
Trust (millions)

Loss Severity Time to Resolution1

BACM 2005-4 Andy's Diner - Trevose Retail $2.0 $1.9 94.9% 45
COMM 2013-CR6 Embassy Suites Lubbock Lodging $17.5 $16.4 93.5% 31
WBCMT 2007-C33 Mercy Franklin Center Office $3.4 $2.8 84.5% 71
WFRBS 2012-C7
WFRBS 2012-C8

Town Center at Cobb Retail $166.7 $96.5 57.9% 32

BACM 2008-LS1 Pyramids Village Retail $9.9 $4.8 48.2% 74
JPMBB 2013-C15 Rudman on the Park Mixed Use $5.4 $2.6 48.1% 33
FRESB 2017-SB40 Frederick Manor Apartments Multifamily $2.2 $1.0 48.0% 27
MSBAM 2013-C8 Flats at Wick Multifamily $4.1 $1.7 41.6% 58
JPMBB 2014-C23 Springhill Suites Newnan Lodging $7.4 $1.0 14.1% 24
BBCMS 2017-C1 Washington Place Shopping Center Retail $3.3 $0.3 8.2% 44
WFCM 2015-C28 Holiday Inn Express - Sweetwater Lodging $5.1 $0.1 1.2% 43
WFCM 2018-C46 350 East 52nd Street Multifamily $32.1 $0.0 0.0% 16
UBSCM 2012-C1 Action Hotel Portfolio - Dewitt* Lodging $5.5 $0.0 0.0% 34
UBSCM 2012-C1 Action Hotel Portfolio - Van Buren* Lodging $3.6 $0.0 0.0% 34
UBSCM 2012-C1 Action Hotel Portfolio - Cicero* Lodging $3.5 $0.0 0.0% 34
WFCM 2016-C35 Trinity Co-Operative Apts., Inc. Co-Operative $3.0 $0.0 0.0% 3
WFCM 2017-C40 Eau Gallie Self Storage Selt Storage $2.9 $0.0 0.0% 34
1Number of months since most recent transfer to special servicer
*Cross-Collateralized
Source: cred-iq.com



  

 
 

4 
CRED iQ Data & Research                                                                                                             © 2023 CRED iQ 

CMBS – Distressed Workouts and Payoffs 
February 28, 2023 

About CRED iQ 

CRED iQ is a commercial real estate data, 
analytics, and valuation platform designed to 
unlock investment, financing, and leasing 
opportunities. CRED iQ provides real-time 
property, loan, tenant, ownership, and valuation 
data for over $2.0 trillion of commercial real 
estate. 

 

 

 

 

 

 

 

 

 

 

 

 

Data & Research Access 

For access to the CRED iQ Data & Valuation 
platform, please reach out to:  

team@cred-iq.com 

 

Follow us on Social Media 

             

 

 

Contact Us  

CRED iQ Headquarters 
290 King of Prussia Road 
Radnor, PA 19087 
team@cred-iq.com  
(215) 622-0249 
 

 
 
 
 

THE DATA, INFORMATION AND/OR RELATED MATERAL (“DELIVERABLES”) IS BEING SOLD IN AS-IS/WHERE-AS CONDITION. CRED-IQ MAKES NO 
REPRESENTATION OR WARRANTY AS TO QUALITY OR ACCURACY OF SUCH DELIVERABLES BEING PURCHASED, WHETHER EXPRESS OR IMPLIED, 
EITHER IN FACT OR BY OPERATION OF LAW, STATUTE, OR OTHERWISE, AND CRED-IQ SPECIFICALLY DISCLAIMS ANY AND ALL IMPLIED OR 
STATUTORY WARRANTIES INCLUDING WARRANTIES OF MERCHANTABILITY AND OF FITNESS FOR A PARTICULAR PURPOSE, TECHNICAL 
PERFORMANCE, AND NON-INFRINGEMENT. WITHOUT LIMITING THE FOREGOING, YOU AS CUSTOMER ACKNOWLEDGE THAT YOU HAVE NOT AND 
ARE NOT RELYING UPON ANY IMPLIED WARRANTY OF MERCHANTABILITY OR OF FITNESS FOR A PARTICULAR PURPOSE OR OTHERWISE, OR UPON 
ANY REPRESENTATION OR WARRANTY WHATSOEVER AS TO THE DELIVERABLES  IN ANY REGARD WHATSOEVER, AND ACKNOWLEDGE  THAT 
CRED-IQ MAKES NO, AND HEREBY DISCLAIMS ANY, REPRESENTATION, WARRANTY OR GUARANTEE THAT THE PURCHASE, USE OR 
COMMERCIALIZATION OF ANY DELIVERABLES WILL BE USEFUL TO YOU OR FREE FROM INTERFERENCE. BY ACCEPTANCE OF THE DELIVERABLES, 
YOU HEREBY RELEASE CRED-IQ AND ITS AFFILIATES AND AGENTS FROM ALL CLAIMS, DAMAGES AND LIABILITY ARISING HEREUNDER. 
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