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OVERVIEW

• In our opinion, a significant number of loans in UCI 10 and UCI 11's
portfolios are currently in payment arrangements and are more at risk of
falling into arrears than loans that have never been in arrangements.

• In May 2011, we placed or kept on CreditWatch negative our ratings in UCI
10 and UCI 11 for credit reasons.

• In August 2011, we lowered and kept on CreditWatch negative our ratings
on all classes of notes in both transactions.

• Following our analysis of the most recent available data, we have taken
various rating actions in both transactions.

• UCI originated and currently services the residential mortgage loans
backing these transactions.

MADRID (Standard & Poor's) Jan. 11, 2012--Standard & Poor's Ratings Services
today took various credit rating actions in Spanish residential
mortgage-backed securities (RMBS) transactions Fondo de Titulizacion
Hipotecaria UCI 10 and Fondo de Titulizacion de Activos UCI 11.

Specifically, we:
• Lowered and removed from CreditWatch negative our rating on UCI 10's
class B notes;

• Affirmed and removed from CreditWatch negative our rating on UCI 10's
class A notes; and

• Affirmed and removed from CreditWatch negative our ratings on all classes
of notes in UCI 11 (see list below).
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In May 2011, we placed or kept on CreditWatch negative our ratings on all
classes of notes in UCI 10 and UCI 11 for credit reasons (see "Various
Negative Rating Actions In Spanish RMBS Transactions UCI 10, 11, 12, 14, 15,
16, And 17," published on May 26, 2011). In August 2011, we lowered and kept
on CreditWatch negative our ratings on all classes of notes in both
transactions, due to our view of the increased likelihood of the loans backing
each transaction falling into arrears.

Based on the latest available investor report from the trustee (dated December
2011), the pools are quite seasoned with low weighted-average loan-to-value
(LTV) ratios of 40.30% in UCI 10 and 54.64% in UCI 11. Additionally, the pool
factors are low at 26.55% in UCI 10 and 31.43% in UCI 11.

From 2007, these UCI transactions have experienced increasing levels of severe
arrears (defined in this transaction as 90+ days) that peaked in 2009. Since
then, we understand that the servicer, Union de Creditos Inmobiliarios,
Establecimiento Financiero de Credito S.A. (UCI), decided to adopt a more
proactive approach to arrears management and to offer temporary reductions of
monthly installments to borrowers experiencing payment difficulties. We
understand that UCI enters into this kind of agreement only when it considers
the borrower's difficulties to be temporary.

UCI has provided us with data showing that about 84% of the loans that were
subject to forbearance agreements between the servicer and the borrower in
these transactions are now performing, meaning that the loans are now current
on their payments. However, in our opinion, these loans are still more at risk
of falling into arrears than loans that have never been in payment
arrangements.

During the last year (December 2010 to December 2011), the ratio of severe
arrears over the current collateral balance has halved in both transactions,
However, in our opinion, the loans currently in payment arrangements are still
more at risk of falling into arrears than loans that have never been in
payment arrangements. Moreover, such arrangements could, in our view, postpone
the recognition of losses.

The data show that borrowers that had entered into payment arrangements--with
some existing unpaid installments--are more at risk of falling back into
arrears than borrowers that had entered into performing arrangements without
any unpaid installments.

We performed our analysis applying an increased foreclosure frequency rate to
loans that are, or have been in payment arrangements. In UCI 10 and UCI 11,
loans that are currently in payment arrangements total 7.5% and 11.5%,
respectively.

As a result of this credit and cash flow analysis, and considering that the
reserve funds in both transactions are at their required levels and that
arrears have decreased, we have affirmed and removed from CreditWatch negative
our ratings on all classes of notes in UCI 11, and on UCI 10's class A notes.

Standard & Poors  |  RatingsDirect on the Global Credit Portal  |  January 11, 2012 2

929468 | 301496891

Various Rating Actions Taken In Spanish RMBS Transactions UCI 10 And 11



In UCI 10, the redemption of the class B notes resumed on the December 2011
payment date for the first time since March 2008. The redemption of the class
B notes has not taken place since March 2008 as the principal balance of
defaulted loans with arrears of more than 90 days was higher than 2.25% of the
principal balance of the loans.

However, in UCI 10, the reserve fund provides credit enhancement solely to
cover interest shortfalls. It cannot be used to cure defaulted loans.
According to the priority of payments, replenishment of the reserve fund will
happen before it can be used to cure defaults in the transaction. Therefore,
once we apply commingling and defaults in our cash flow analysis, the
transaction shows an imbalance between the note balance and the performing
assets. This shortfall cannot be cured either by the cash available in the
reserve fund or the excess spread remaining in the transaction, which is
negative once we apply 35 basis points of servicing fees and interest due on
the notes.

In addition, the interest-deferral trigger for the class B notes is based on
current 90+ day arrears and the transaction only uses the reserve fund to
cover interest shortfalls.

Taking into account the above-mentioned factors, in UCI 10, our cash flow
analysis indicates that the available credit enhancement is commensurate with
a lower rating level for the class B notes. However we do not expect that the
class B notes will default in the next year. As a result of this analysis, we
have lowered and removed from CreditWatch negative our rating on UCI 10's
class B notes.

UCI 10 and 11 are Spanish RMBS transactions backed by pools of first-ranking
mortgages secured over owner-occupied residential properties in Spain and
pools of unsecured personal or second-lien mortgage loans. The underlying
collateral is associated with first-ranking mortgages originated by UCI.

STANDARD & POOR'S 17G-7 DISCLOSURE REPORT

SEC Rule 17g-7 requires an NRSRO, for any report accompanying a credit rating
relating to an asset-backed security as defined in the Rule, to include a
description of the representations, warranties and enforcement mechanisms
available to investors and a description of how they differ from the
representations, warranties and enforcement mechanisms in issuances of similar
securities. The Rule applies to in-scope securities initially rated (including
preliminary ratings) on or after Sept. 26, 2011.

If applicable, the Standard & Poor's 17g-7 Disclosure Reports included in this
credit rating report are available at
http://standardandpoorsdisclosure-17g7.com.

RELATED CRITERIA AND RESEARCH

www.standardandpoors.com/ratingsdirect 3

929468 | 301496891

Various Rating Actions Taken In Spanish RMBS Transactions UCI 10 And 11



• Global Structured Finance Scenario And Sensitivity Analysis: The Effects
Of The Top Five Macroeconomic Factors, Nov. 4, 2011

• Spain's Slowing Economy And Depressed Real Estate Market Prompt Negative
Rating Actions On 15 Spanish Banks, Oct. 11, 2011

• Ratings Lowered And Kept On CreditWatch Negative In Spanish RMBS
Transactions UCI 10 And UCI 11, Aug. 19, 2011

• Various Negative Rating Actions In Spanish RMBS Transactions UCI 10, 11,
12, 14, 15, 16, And 17, May 26, 2011

• Principles Of Credit Ratings, Feb. 16, 2011
• Counterparty And Supporting Obligations Update, Jan. 13, 2011
• Counterparty And Supporting Obligations Methodology And Assumptions, Dec.
6, 2010

• Methodology And Assumptions: Update To The Cash Flow Criteria For
European RMBS Transactions, Jan. 6, 2009

• Methodology And Assumptions: Update To The Criteria For Rating Spanish
Residential Mortgage-Backed Securities, Jan. 6, 2009

• Cash Flow Criteria For European RMBS Transactions, Nov. 20, 2003
• Criteria For Rating Spanish Residential Mortgage-Backed Securities, March
1, 2002

Related articles are available on RatingsDirect. Criteria, presales, servicer
evaluations, and ratings information can also be found on Standard & Poor's
Web site at www.standardandpoors.com. Alternatively, call one of the following
Standard & Poor's numbers: Client Support Europe (44) 20-7176-7176; London
Press Office (44) 20-7176-3605; Paris (33) 1-4420-6708; Frankfurt (49)
69-33-999-225; Stockholm (46) 8-440-5914; or Moscow (7) 495-783-4011.

RATINGS LIST

Class Rating
To From

Rating Lowered And Removed From CreditWatch Negative

Fondo de Titulización Hipotecaria UCI 10
€700 Million Mortgage-Backed Floating-Rate Notes

B BB (sf) BBB (sf)/Watch Neg

Ratings Affirmed And Removed From CreditWatch Negative

Fondo de Titulización Hipotecaria UCI 10
€700 Million Mortgage-Backed Floating-Rate Notes

A AA (sf) AA (sf)/Watch Neg

Fondo de Titulización de Activos UCI 11
€850 Million Mortgage-Backed Floating-Rate Notes

A AA (sf) AA (sf)/Watch Neg
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B BBB (sf) BBB (sf)/Watch Neg
C BB (sf) BB (sf)/Watch Neg

Additional Contact:
Structured Finance Europe; StructuredFinanceEurope@standardandpoors.com
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S&P may receive compensation for its ratings and certain credit-related analyses, normally from issuers or underwriters of securities or from obligors. S&P reserves the right
to disseminate its opinions and analyses. S&P's public ratings and analyses are made available on its Web sites, www.standardandpoors.com (free of charge), and
www.ratingsdirect.com and www.globalcreditportal.com (subscription), and may be distributed through other means, including via S&P publications and third-party
redistributors. Additional information about our ratings fees is available at www.standardandpoors.com/usratingsfees.

S&P keeps certain activities of its business units separate from each other in order to preserve the independence and objectivity of their respective activities. As a result,
certain business units of S&P may have information that is not available to other S&P business units. S&P has established policies and procedures to maintain the
confidentiality of certain non-public information received in connection with each analytical process.

Credit-related analyses, including ratings, and statements in the Content are statements of opinion as of the date they are expressed and not statements of fact or
recommendations to purchase, hold, or sell any securities or to make any investment decisions. S&P assumes no obligation to update the Content following publication in any
form or format. The Content should not be relied on and is not a substitute for the skill, judgment and experience of the user, its management, employees, advisors and/or
clients when making investment and other business decisions. S&P's opinions and analyses do not address the suitability of any security. S&P does not act as a fiduciary or
an investment advisor. While S&P has obtained information from sources it believes to be reliable, S&P does not perform an audit and undertakes no duty of due diligence or
independent verification of any information it receives.

No content (including ratings, credit-related analyses and data, model, software or other application or output therefrom) or any part thereof (Content) may be modified,
reverse engineered, reproduced or distributed in any form by any means, or stored in a database or retrieval system, without the prior written permission of S&P. The Content
shall not be used for any unlawful or unauthorized purposes. S&P, its affiliates, and any third-party providers, as well as their directors, officers, shareholders, employees or
agents (collectively S&P Parties) do not guarantee the accuracy, completeness, timeliness or availability of the Content. S&P Parties are not responsible for any errors or
omissions, regardless of the cause, for the results obtained from the use of the Content, or for the security or maintenance of any data input by the user. The Content is
provided on an "as is" basis. S&P PARTIES DISCLAIM ANY AND ALL EXPRESS OR IMPLIED WARRANTIES, INCLUDING, BUT NOT LIMITED TO, ANY WARRANTIES OF
MERCHANTABILITY OR FITNESS FOR A PARTICULAR PURPOSE OR USE, FREEDOM FROM BUGS, SOFTWARE ERRORS OR DEFECTS, THAT THE CONTENT'S FUNCTIONING
WILL BE UNINTERRUPTED OR THAT THE CONTENT WILL OPERATE WITH ANY SOFTWARE OR HARDWARE CONFIGURATION. In no event shall S&P Parties be liable to any
party for any direct, indirect, incidental, exemplary, compensatory, punitive, special or consequential damages, costs, expenses, legal fees, or losses (including, without
limitation, lost income or lost profits and opportunity costs) in connection with any use of the Content even if advised of the possibility of such damages.

Copyright © 2012 by Standard & Poors Financial Services LLC (S&P), a subsidiary of The McGraw-Hill Companies, Inc. All rights reserved.
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