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Definitions

Annualized Rental Income isrental revenue under our leases reflecting straight-line rent adjustments associated with
contractual rent increases in the leases as required by GAAP, which includes the effect of any tenant concessions, such as free rent,
and excludes any contingent rent, such as percentage rent.

Cash Cap Rate equals the estimated future 12-month NOI, excluding any rent concessions or abatements, at acquisition or
disposition divided by the purchase or sale price. For properties acquired or disposed of as a portfolio, the amount presented
represents the portfolio cash cap rate. For development projects, Cash Cap Rate equals the estimated future 12-month NOI from
the date rent commences divided by the total estimated investment. For certain properties, the Cash Cap Rate is equal to future
12-month Contract Rental Revenue, excluding any rent concessions or abatements, divided by the purchase price or sale price, as
the majority of the Company's properties are subject to Triple Net Leases.

Contract Rental Revenue includes minimum rent, percentage rent and other contingent consideration, and rental revenue from
parking and storage space and excludes GAAP adjustments, such as straight-line rent and amortization of above market lease
assets and below market lease liabilities. The Company believes that Contract Rental Revenue is a useful supplemental measure to
investors and analysts for assessing the performance of the Company's REl segment, although it does not represent revenue that
is computed in accordance with GAAP. Therefore, Contract Rental Revenue should not be considered as an alternative to revenue,
as computed in accordance with GAAF, or as an indicator of the Company's financial performance. Contract Rental Revenue may
not be comparable to similarly titled measures of other companies.

Direct Financing Lease (DFL) is a lease that requires specific treatment due to the significance of the lease payments from the
inception of the lease compared to the fair value of the property, term of the lease, a transfer of ownership, or a bargain purchase
option. These leases are recorded on the balance sheet as both a long-term asset and a long-term liability. The amount booked is
calculated as the fair value of the remaining lease payments on the leases and the estimated fair value of any expected residual
property value at the end of the lease term.

Double Net Lease (NN) is a lease under which the tenant agrees to pay all operating expenses associated with the property (e.g.,
real estate taxes, insurance, maintenance), but excludes some, or all, major repairs (e.g. roof, structure, parking lot).
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EBITDA and Normalized EBITDA

Normalized EBITDA as disclosed represents EBITDA, or earnings before interest, taxes, depreciation and amortization,
modified to exclude one-time items such as acquisition related costs, merger and other non-routine transactions costs, gains or
losses on sale of investments, insurance and litigation settlements and extinguishment of debt cost. We also exclude certain non-
cash items such as impairments of intangible, straight-line rental revenue, unrealized gains or losses on derivatives, amortization
of intangibles, deferred financing costs, above and below market lease amortization as well as equity based compensation.
Management believes that excluding these costs from EBITDA provides investors with supplemental performance information
that is consistent with the performance models and analysis used by management, and provides investors a view of the
performance of our portfolio over time. The Company believes that Normalized EBITDA is a useful supplemental measure to
investors and analysts for assessing the performance of the Company's business segments, although it does not represent net
income that is computed in accordance with GAAP. Therefore, Normalized EBITDA should not be considered as an alternative to
net income or as an indicator of the Company's financial performance. The Company uses Normalized EBITDA as one measure of
its operating performance when formulating corporate goals and evaluating the effectiveness of the Company's strategies.
Normalized EBITDA may not be comparable to similarly titled measures of other companies.

EBITDA Margin is a measurement of a company's operating profitability. It is equal to earnings before interest, tax, depreciation
and amortization (EBITDA) adjusted for non-recurring expenses or revenue, divided by total revenue.

Economic Occupancy represents the percentage of square feet leased, including month to month and unoccupied but leased
properties, as part of the portfolio as a whole.

Enterprise Value equals the sum of the Implied Equity Market Capitalization, preferred stock and Net Debt.

Fixed Charge Coverage Ratio is the sum of (i)interest expense incurred on the outstanding principal balance of our debt,
excluding certain GAAP adjustments reported as interest expense, such as amortization of deferred financing costs, premiums
and discounts, (ii) secured debt principal amortization and (iii) dividends attributable to preferred shares divided by Normalized
EBITDA.
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Funds from Operations and Adjusted Funds from Operations

Due to certain unique operating characteristics of real estate companies, as discussed below, the National Association of Real
Estate Investment Trusts, Inc. ("NAREIT"), an industry trade group, has promulgated a measure known as funds from operations
("FFO"), which we believe to be an appropriate supplemental measure to reflect the operating performance of a REIT. The use of
FFO, a non-GAAP supplemental financial performance measure, is recommended by the REIT industry as a supplemental
performance measure. FFO is not equivalent to our net income or loss as determined under U.S. GAAP.

NAREIT defines FFO as net income or loss computed in accordance with U.S. GAAP, excluding gains or losses from disposition
of property, depreciation and amortization of real estate assets and impairment write-downs on real estate including pro rata
share of adjustments for unconsolidated partnerships and joint ventures. Our FFO calculation complies with NAREIT's policy
described above.

In addition to FFO, we use Adjusted Funds From Operations ("AFFO") as a non-GAAP supplemental financial performance
measure to evaluate the operating performance of our company. AFFO, as defined by our Company, excludes from FFO one time
items such as acquisition related costs, merger and other non-routine transactions costs, gains or losses on sale of investments,
insurance and litigation settlements and extinguishment of debt cost. We also exclude certain non-cash items such as
impairments of intangible, straight-line rental revenue, unrealized gains or losses on derivatives, amortization of intangibles,
deferred financing costs, above and below market lease amortization as well as equity based compensation. Management
believes that excluding these costs from FFO provides investors with supplemental performance information that is consistent
with the performance models and analysis used by management, and provides investors a view of the performance of our
portfolio over time, including after we cease to acquire properties on a frequent and regular basis. AFFO also allows for a
comparison of the performance of our operations with other traded REITs that are not currently engaging in acquisitions and
mergers, as well as a comparison of our performance with that of other traded REITs, as AFFO, or an equivalent measure, is
routinely reported by traded REITs, and we believe often used by analysts and investors for comparison purposes.

For all of these reasons, we believe FFO and AFFO, in addition to net loss and cash flows from operating activities, as defined
by GAAP are helpful supplemental performance measures and useful in understanding the various ways in which our
management evaluates the performance of our company over time. However, not all REITs calculate FFO and AFFO the same way,
so comparisons with other REITs may not be meaningful. FFO and AFFO should not be considered as alternatives to net loss or to
cash flows from operating activities, and are not intended to be used as a liquidity measure indicative of cash flow available to
fund our cash needs.

AFFO may provide investors with a view of our future performance and future dividend policy. However, because AFFO
excludes items that are an important component in an analysis of the historical performance of a property, AFFO should not be
construed as a historic performance measure. Neither the SEC, NAREIT, nor any other regulatory body has evaluated the
acceptability of the exclusions contemplated to adjust FFO in order to calculate AFFO and its use as a non-GAAP financial
performance measure.

Gross Real Estate Investments represent total gross real estate and related assets, including net investments in unconsolidated
entities, investment in direct financing leases, investment securities backed by real estate, such as CMBS, and loans held for
investment, net of gross intangible lease liabilities.

Implied Equity Market Capitalization equals shares of common stock outstanding, excluding restricted stock awards,
multiplied by the closing sale price of the Company's stock as reported on the NASDAQ Global Select Market.

Interest Coverage Ratio reflects interest expense incurred on the outstanding principal balance of our debt, excluding certain
GAAP adjustments reported as interest expense, such as amortization of deferred financing costs, premiums and discounts
divided by Normalized EBITDA.
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Investment Grade Tenants are tenants, which, for these purposes, include the parent company of the tenant or lease guarantor,
with an investment grade credit rating from one of the major rating agencies.

Net Cole Capital G&A Expense

Cole Capital incurs certain costs on behalf of the Managed Programs, which are reimbursable. In accordance with GAAP, the
Company records these costs as general and administrative expenses and the subsequent reimbursements as revenue. We believe
Net G&A Expense is a helpful supplemental measure in determining the effective cost to the Company, eliminating any gross up
presentation required by GAAP.

Net Cole Capital Revenues

Cole Capital incurs certain costs on behalf of the Managed Programs, which are reimbursable. In accordance with GAAP, Cole
Capital records the reimbursement of these costs as fee and commission revenue and as reimbursement revenue and records the
expense in reallowed fees and commissions and general and administrative expenses. We believe Net Revenues is a helpful
supplemental measure in determining the effective revenue earned by the Company, eliminating any gross up presentation
required by GAAP.

Net Debt is a calculation to show the Company's outstanding principal balance, excluding certain GAAP adjustments, such as
premiums and discounts, less all cash and cash equivalents.

Net Debt Leverage Ratio equals Net Debt divided by Gross Real Estate Investments

Net Debt to Normalized EBITDA Annualized equals Net Debt divided by the current quarter Normalized EBITDA multiplied by
four.

Net Operating Income (NOI) and Cash NOI

NOlis a non-GAAP performance measure used to evaluate the operating performance of a real estate company. NO/
represents rental and other property income and tenant reimbursement income less property operating expenses. NOI excludes
income from discontinued operations, interest expense, depreciation and amortization, general and administrative expenses,
merger related compensation and merger and acquisition related expenses. Cash NOI excludes the impact of certain GAAP
adjustments to rental revenue, such as straight-line rent adjustments and amortization of above-market intangible lease assets
and below-market lease intangible liabilities. It is management's view that NOI and Cash NOI provide investors relevant and
useful information because it reflects only income and operating expense items that are incurred at the property level and
presents them on an unleveraged basis. NOI and Cash NOI should not be considered as an alternative to net income. Further, NOI
and Cash NOI may not be comparable to similarly titled measures of other companies.

Non-Cash Rent is rent adjustments related to straight-line rent and above- and below- market lease amortization.

Normalized EBITDA includes full-year real estate activities adjusted for mid-period acquisitions, normalized full-year activity for
Cole Capital, less cash general and administrative expenses and property operating expenses.

Operating Expense Ratio is calculated by dividing operating expense by gross operating income.

physical occupancy



