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Inland American Real Estate Trust, Inc.

TOTAL PORTFOLIO OF PROPERTY
ASSETS: $10.1 BILLION*

* Based on undepreciated (total investment in properties) asset values.

T As of December 31, 2013, the “Held for Sale” category contains the remaining properties
from the net lease transaction announced in August, 2013. We expect to complete the
closing of the net lease transaction in the first half of 2014.

Announced a new credit facility in

May, expanded in November ‘13

¢ 3-year, $300 million unsecured
revolving line of credit facility

M AJ’ O R * 4-year, $200 million unsecured

term loan

Inland American Real Estate Trust, Inc.

MILESTONES

January 2013 - March 2014 PGGM
* One of the world’s largest and most
respected pension funds
* Inland American maintains a
majority equity stake in the entity &
control of venture

New $600 million joint venture with

[] Lodging
* $4.2 billion, 99 properties
* 19,337 rooms
* Same-Store RevPAR growth of 5.3% in 2013

Retail

* $2.7 billion
* 119 properties
* 17 million sq. ft.

> 91% same-store economic occupancy

Held for Salef
* $1.5 billion

Non-core Properties

* $1.0 billion
* 45 properties
* 7.3 million sq. ft.

[] Student Housing

* $0.7 billion

* 14 properties

* 8,290 beds

* 93% same-store economic occupancy

$460 million conventional apartment

portfolio sale

¢ Closed in August, sold above
purchase price

$2.1 billion net lease transaction

+ Will provide approximately $900
million in capital once the closings are
completed
Use of the net proceeds include:
- Investing in high quality assets in our

3 targeted asset groups

- Paying down and reducing debt
- Share repurchase (tender offer)




December 2013:

To Our Stockholders:

We are pleased to report that 2013 was a successful and
transformative year for Inland American. Through the
thoughtful execution of our strategic initiatives, including
more than $1.2 billion in acquisitions, we made meaningful
progress on our stated plan to shift our diversified portfolio of
assets toward the retail, lodging and student housing sectors.
While executing this repositioning, we hit our performance
targets for net operating income and funds from operations.
Importantly, our three key asset classes are already delivering
promising results, and we believe that we are poised to realize
additional value as the economic recovery picks up pace.

"Thanks to the strong performance of our portfolio, we
continued to make regular distributions to our stockholders.
Maintaining a sustainable annualized distribution rate has
been a priority for our Board and management team, and
will remain a core principle moving forward. Our portfolio
of cash-generative assets, coupled with our leadership team’s
extensive experience and unwavering focus on operational
excellence, provide a solid foundation to support our
distributions.

Throughout 2013, our team pursued our strategy with
dedication and intensity. We believe we have generated
impressive results that reflect our commitment to creating
value for stockholders.

Acquisition, Disposition and Tender Offer Liquidity

In 2013 we focused on cultivating our strong portfolio of
retail, lodging and student housing properties, while shedding
non-core assets to generate capital for reinvestment and
liquidity for our stockholders. As part of this effort, we
executed two large-scale, transformative transactions: the $460
million sale of our apartment portfolio and the $2.1 billion
sale of our net lease assets.

We recorded a net profit on each portfolio sale based on the
original purchase price of these assets. The two transactions
provided us with approximately $1 billion to redeploy into
our target asset classes and provided a liquidity option for our
stockholders in the form of a tender offer.

When we announced the net lease transaction in August
2013, we were confident that we would be able to allocate
some of the proceeds to a liquidity opportunity for our
stockholders. Consistent with that goal, we announced in
March 2014 that our Board had approved the commencement
of a $350 million modified “Dutch Auction” tender offer.

'The Board and management team believe this was the best
course of action for all of our stockholders. Stockholders that
wanted to maintain their position in Inland American could
do so, and potentially benefit from the Company’s long-

term strategy, which we believe will produce improved cash
performance and increase the value of our stock in the future.
'The tender offer also balanced the immediate liquidity need
for some of our stockholders who were looking to sell some or
all of their position in the Company.

The Board evaluated several alternatives and determined that
a Dutch Auction tender offer provided management and

the Board increased flexibility to allocate more funds to this
share repurchase strategy than other options. For example,
reinstating a general share repurchase program was an option
the Board considered, but there are limits to the amount the
Company can repurchase through such a program. Under
existing law, repurchases under a general repurchase program
may not, over any 12-month period, exceed more than 5%
of our issued and outstanding shares at the beginning of the
12-month period. No such limitation exists with a tender
offer. In fact, we purchased over 6.6% of shares outstanding
during the tender offer that expired on April, 25,2014 at 5:00
PM ET. Inland American accepted for purchase over 60.6
million shares of stock at a purchase price of $6.50, for an
aggregate total of approximately $394.3 million.

February 2014: March 2014:




Self—Management

In March 2014, we took the significant step of entering
into agreements to become a self~-managed REIT, meaning
that the functions previously carried out by our business
manager and property managers will be performed directly
by employees of Inland American by the end of 2014. This
is a major milestone for the Company that reflects our
Board’s confidence in our personnel, expertise and growth
prospects. Self-management will include several benefits for
the stockholders:

+ The elimination of the quarterly advisory fee paid by
the REIT to its business manager;

* A lower property management fee for 2014; and

* No internalization or self-management fee in
connection with the transition to self-management.

We have already brought all of the business manager’s
employees and some of the property manager’s employees
and functions in-house, and are on track to transition

the remainder of the property manager’s employees and
functions by the end of 2014. Members of the executive
team that were previously employed by the business
manager on behalf of the REIT—including Thomas
McGuinness, president, Jack Potts, treasurer and principal
financial officer, Anna Fitzgerald, principal accounting
officer and Scott Wilton, general counsel—have now
become employees of the REIT, and will continue to lead
the Company.

Given that we are still in the process of assessing various
costs associated with the transition to self-management,
it is difficult to forecast the exact per-share amount of

the benefits we expect from this change. However, we do
anticipate that self~management will positively impact our
net income and funds from operations.
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“We remain focused on steadfastly

pursuing opportunities for value
creation and long-term growth.”
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Other Accomplishments and Highlights:

We ended 2013 with a portfolio of over $10 billion in
property assets. Our portfolio consists of 501 properties,
totaling 26 million square feet of retail, office and industrial
space, 8,290 student housing beds and 19,337 hotel rooms.
Funds from operations equaled $460 million, or $0.51

per share, while our annual distribution per share to our
stockholders was $0.50. Including distributions from 2013,
Inland American has declared distributions totaling

$2.8 billion to our stockholders since October 2005.

* Same-Store net operating income grew 2.2% over
2012 to $466 million, driven by the performance of the
lodging and student housing portfolios.

* We completed the acquisition of more than
$960 million of upper-upscale lodging assets, growing
this portion of our portfolio with best-in-class assets
while also selling off some non-core properties.

* We acquired three new student housing properties for
$160 million, with several other development projects
also currently underway.

4 | Inland American 2013 Annual Report

* We launched a $600 million joint venture partnership
with Dutch pension fund PGGM in order to grow our
portfolio of multi-tenant retail properties through new
development in stable, growing regions, including Texas
and Oklahoma.

* We established a new $500 million credit facility,
providing us with additional capital to execute our
portfolio strategy.

In February 2014, with the help of our stockholders, the
Company took another step forward in the execution of
our long-term strategy. As you may recall, in 2013 the
Board of Directors reviewed our governing documents in
the context of our long-term strategy, and concluded that
our charter was unduly restrictive and might limit our
ability to execute some of our plans. We therefore proposed
certain amendments to our charter to provide the Company
with greater flexibility, and our stockholders approved the
proposed changes at our Annual Stockholders Meeting on
February 26, 2014.
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“We completed the acquisition of more
than $960 million of upper-upscale
lodging assets, growing this portion of

our portfolio with best-in-class assets...”
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Portfolio Evolution

We remain committed to our portfolio evolution and the
continued refinement of our asset base. We made a lot of
progress on our portfolio in 2013 and we plan to continue
to execute our strategy in 2014. We previously said that
one of our main goals would be to rotate out of the less
attractive office and industrial market segments, and we -
executed toward that objective in 2013.

We remain focused on steadfastly pursuing opportunities
for value creation and long-term growth. We are confident
that as the economic recovery accelerates, these asset classes
will capture rent increases and future property appreciation,
which will provide our stockholders with stock value

appreciation and long-term distribution sustainability.
In addition, by decreasing the number of asset classes in
our portfolio, we believe we will be in a better position to
execute on our multiple liquidity strategies in the future.

While focusing our portfolio concentration is an important -
component of our strategy, the diversity of our portfolioin =

our three targeted asset classes allows us to be both strategic

and prudent buyers of real estate. We can move capital into

one asset class or another as markets and cap rates shift.

This diversity will allow our stockholders to benefit from

changing as well as improving markets. =




2013 Portfolio of Property Assets

$10.1 Billion
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Portfolio Evolution by the

Numbers (figures

Properties in 2013

[J Same-Store

B Acquisitions
B Dispositions




Lodging Portfolio

'The fundamentals of our lodging assets have steadily improved year-over-year, and we see further upside
as the sector continues to benefit from a strengthening global economy. Last year we acquired 14 luxury,
upper-upscale and urban upscale properties in top-25 markets, including:

* Kimpton’s Hotel Monaco collection for $189 million;

* ‘The Hyatt Key West Resort and Spa for $76 million;

* ‘The Hyatt Regency Santa Clara for $93 million;

* 'The Loews New Orleans Hotel for $74.5 million; and

* Two Westin hotels in Houston’s Galleria District for $220 million.

As of year-end 2013, these acquisitions brought a total of 3,303 rooms to our premium lodging portfolio.
In addition, we are off to a great start in 2014 with our recently announced acquisition of the Aston
Waikiki Beach Hotel in Honolulu, HI, which further diversifies our portfolio and gives us a foothold in
one of the top-performing hotel markets in the country. Going forward, we believe we are well-positioned
to capture high-value demand in lodging and further capitalize on upward trends in the market.

Portfolio RevPAR

$160
$120
$80

$40 B RevPAR

B Average Daily Rate

$0

2011 2012 2013

Lodging Portfolio by Property Type by Number of Rooms

2013 50% 46% 4% Upper Upscale & Luxury

B Upscale

2012 40% 54% Wl W Upper Midscile

Lodging Portfolio by Brand Comparison: 2012 —2013 (by Number of Rooms)

0% % 30 2%
i 2012 5% 2013

] Marriott ] Marriott

M Hilton M Hilton

27% B Hyatt B Hyatt
B Others B Starwood
B Kimpton
[J Fairmont

[ Others
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Student Housing Portfolio

With respect to student housing, we intend to grow both
through acquisitions and by opening new properties at
top-tier schools. In 2013 we expanded our student housing
portfolio from $421 million to $710 million, bringing

us closer to our goal of doubling or tripling the size of

this segment of our portfolio. In 2013 we announced the
acquisition of two brand new, purpose-built student housing
properties at Arizona State University and the University
of Arkansas for a combined total of approximately $145
million, as well as the purchase of a fully developed property
on the campus of Texas Christian University in Fort Worth,
TX. Plans are also underway to construct student housing
developments near UNC Charlotte and Georgia Tech
University. We are looking forward to pursuing additional
opportunities to purchase or break ground in this asset class
in 2014.

10 | Inland American 2013 Annual Report

Student Housing Rent per Bed*
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$720

$700

$680

$660

$640

$620

2011 2012 2013

*The increase in the rent per bed has led to the increase of net operating income
for this segment.
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Retail Portfolio

In retail, we continue to enhance our position with high-
quality multi-tenant assets, which provide our portfolio with
a robust and stable foundation. In 2013 we acquired four
new necessity-based retail properties with a total of 483,753
square feet. We are confident that there are many additional
opportunities for us to apply our solid track record of
building and managing properties to this space, particularly
as national and regional retailers continue to place a
premium on retail space in leading markets given ongoing
low supply growth.

Portfolio Snapshot

Gross Leasable Area

[} Necessity-Based
B Non Necessity

Gross Leasable Area
by Geography

[J Southwest

B South Atlantic

B Midwest

B West

[ Northeast
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Confidence in Our Long-Term Strategic Plan

In 2013 we acquired $1.2 billion in assets (most occurring in the 3rd and 4th quarters
of the year) which have already produced over $34 million of NOI for the Company.

We expect the growth in our portfolio in 2014 to be driven by these new lodging and
student housing properties.

Regardless of the pace of the economic recovery, our Board and management team
have no intention of waiting around for markets to gradually strengthen. We are taking
the initiative to acquire and develop properties under attractive borrowing and pricing
conditions, with the goal of continuing to refine our portfolio in our three core asset
groups. We are optimistic that we will maintain our high occupancy levels and we
expect slightly higher rent levels across our asset classes and markets in 2014.

The success of our strategy to date gives us confidence that we will remain well-
positioned regardless of how economic circumstances develop. Our overall cash flow
and operating performance continue to improve, and we expect the cost advantages of
self-management to help us realize additional benefits from an earnings perspective.
Our debt maturities and capital structure are stable, providing us with the flexibility

to execute our business strategies successfully. We are committed to making additional
investments in our business while maintaining our annualized distribution rate of $0.50
per share.

As we move forward with our plans for 2014, we will continue our practice of frequent
communications to our stockholders and the investment community. On behalf of

the Board of Directors, the senior management team and the employees of Inland
American, I want to thank you for your continued support of the Company. We are
working hard on your behalf to realize the value of our asset base, and we look forward
to sharing the results of our progress with you in the future.

Sincerely,

Robert D. Parks Thomas P. McGuinness
Chairman of the Board President

12 | Inland American 2013 Annual Report
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This Annual Report on Form 10-K includes references to certain trademarks. Courtyard by Marriott™, Marriott™, Marriott
Suites®, Residence Inn by Marriott™ and SpringHill Suites by Marriott® trademarks are the property of Marriott International,
Inc. (“Marriott”) or one of its affiliates. Doubletree™, Embassy Suites®, Hampton Inn®, Hilton Garden Inn®, Hilton Hotels" and

Homewood Suites by Hilton"™ trademarks are the property of Hilton Hotels Corporation (“Hilton”) or one or more of its
affiliates. Hyatt Place™ and Andaz trademarks are the property of Hyatt Corporation (“Hyatt”). Intercontinental Hotels *

trademark is the property of IHG. Fairmont Hotels and Resorts is a trademark. The Aloft service name and the Westin service
name are the property of Starwood Hotels and Resorts Worldwide, Inc. For convenience, the applicable trademark or service
mark symbol has been omitted but will be deemed to be included wherever the above-referenced terms are used.



PART I

Item 1. Business
General

non "non

References to "we", "our", "us", and "the Company" are references to Inland American Real Estate Trust, Inc. and our business
and operations conducted through our directly or indirectly owned subsidiaries.

Inland American Real Estate Trust, Inc. owns, manages, acquires and develops a diversified portfolio of commercial real estate
located throughout the United States. In addition, we own assets and properties in development through various joint ventures
with various controlling and noncontrolling interests, as well as investments in marketable securities and other assets. We were
incorporated in October 2004 as a Maryland corporation and have elected to be taxed, and currently qualify, as a real estate
investment trust (“REIT”) for federal tax purposes.

Our strategic focus has been to realign our diversified portfolio in three specific asset classes - retail, lodging and student
housing. As of December 31, 2013, our portfolio was comprised of 277 properties representing 17.0 million square feet of
retail space, 19,337 hotel rooms, 8,290 student housing beds and and 7.3 million square feet of non-core space, which consists
primarily of office and industrial properties.

Strategy and Objectives

Our objective is to deliver financially rewarding results to our stockholders through thoughtful capital rotation and investment.
We intend to achieve this objective by continuing to execute on our portfolio strategy, focusing our diversified assets in three
specific real estate asset classes - retail, lodging and student housing. We believe this strategy presents the best opportunity to
capitalize on current market trends in commercial real estate and realize income growth in these sectors.

A component of our strategy is to improve the overall quality of our retail, lodging and student housing segments for long-term
growth through selective asset acquisition and sales. We continue to use our expertise to capitalize on opportunities in the real
estate industry. We believe our ability to identify and react to investment opportunities is one of our biggest strengths. This
strategy will take time as we dispose of less strategic assets and rotate capital into our targeted segments. Our focus has been,
and will continue to be, maximizing stockholder value over the long-term.

From time to time, as part of our long-term corporate goal of enhancing stockholder value, we have explored, and will continue
to explore, potential strategic transactions including acquisitions and divestitures as well as ways to create liquidity for our
stockholders. As previously disclosed by us, these potential strategic transactions may take many forms, including listing our
shares on a national securities exchange, a spin-off of an entity owning one of our property segments, an initial public offering
or listing of this entity on a national securities exchange, a merger with another existing REIT, or the sale of all, or substantially
all, of one or more of our property segments. We currently have no definitive plan or proposal to conduct any specific strategic
transaction. We may decide to engage in one or more such transactions in the future, if, among other things, our board
determines that any such transactions are in the best interest of the Company and market conditions are favorable.

During the execution of our strategy, we will focus on maintaining a stable income stream to provide a sustainable monthly
distribution to our stockholders.

Our three objectives in the execution of our strategy are:

*  Sustaining a monthly stockholder distribution while maintaining capital preservation
*  Tailoring our portfolio to lodging, student housing and multi-tenant retail by expanding and enhancing these portfolios

* Positioning for the potential for multiple liquidity events by segment type

2013 Highlights
Distributions

We paid a monthly cash distribution to our stockholders which totaled in the aggregate $449.3 million for the year ended
December 31, 2013, which was equal to $0.50 per share for 2013, assuming that a share was outstanding the entire year. The
distributions paid for the year ended December 31, 2013 were funded from cash flow from operations, distributions from
unconsolidated joint ventures and gains on sale of properties.



Investing Activities

Our acquisition and disposition activities highlight our move to divest of non-strategic assets and redeploy the capital into our
long-term strategic segments: retail, lodging and student housing. We acquired fourteen lodging properties totaling 3,303
rooms for $963.3 million. We acquired three student housing properties consisting of 1,409 beds for $161.1 million. In
addition, we acquired four retail properties consisting of 483,753 square feet for $92.3 million. As part of our strategy to
realign our asset segments, we sold 313 properties for a gross disposition price of $2.0 billion, including 259 bank branches, 48
non-core properties, three multi-tenant retail properties, and three hotels. Additionally, we contributed 14 retail properties,
including one of the properties we acquired this year, to the IAGM Retail Fund I, LLC joint venture for a gross disposition
price of $443.7 million.

On August 8, 2013, we entered into a purchase agreement to sell our net lease assets, consisting of 294 retail, office, and
industrial properties in a transaction valued at approximately $2.3 billion, including the assumption of approximately $795.3
million of debt and repayment by us of approximately $360.9 million of debt. In accordance with the terms of the purchase
agreement, the buyer elected to “kick-out” of the transaction 13 properties valued at approximately $180.1 million. Excluding
the “kicked out” properties, the transaction is valued at approximately $2.1 billion. As of December 31, 2013, we closed on the
first two tranches of the net lease portfolio consisting of 57 properties for a disposition price of $669.7 million. The remaining
224 properties are expected to be sold at a gain through multiple closings during the first half of 2014. We have classified the
remaining properties as held for sale on the consolidated balance sheet as of December 31, 2013 and consequently the
operations are reflected as discontinued operations on the consolidated statements of operations and other comprehensive
income for the years ended December 31, 2013, 2012 and 2011. On January 8, 2014, February 21, 2014, and March 10, 2014
we closed on three more tranches of the net lease portfolio consisting of 30, 28, and 151 properties for a disposition price of
$55.3, $451.9, and $278.6 million, respectively.

Financing Activities

We obtained a senior unsecured credit facility consisting of a $300 million senior unsecured revolving line of credit and a $200
million unsecured term loan. The credit facility requires monthly interest-only payments at a rate of LIBOR plus a margin
ranging from 1.60% to 2.45% on the outstanding balance of the revolver depending on leverage levels, and at a rate of LIBOR
plus a margin ranging from 1.50% to 2.45% on the outstanding balance of the term loan depending on leverage levels. As of
December 31, 2013, we had $299.8 million available under the revolving line of credit and had borrowed the full amount of the
term loan. As of December 31, 2013, the interest rates of the revolving line of credit and unsecured term loan were 1.60% and
1.67% per annum, respectively. The facility will assist us in bridging the proceeds from disposing of non-strategic assets and
acquiring retail, lodging and student housing assets.

We successfully refinanced or paid off our 2013 maturities of approximately $882.9 million and placed debt of approximately
$700.8 million on new and existing properties. We were able to obtain favorable rates while still maintaining what we believe is
a manageable debt maturity schedule for future years. As of December 31, 2013, we had mortgage debt of approximately $4.7
billion and have a weighted average interest rate of 5.09% per annum. Our mortgage debt maturities for 2014 are $418.5
million with a weighted average interest rate of 3.94%.

Operating Results

We experienced an increase in our net operating income due to organic growth in our lodging and student housing segments as
our same store net operating income results increased 6.8% and 5.5%, respectively, for the year ended December 31, 2013
compared to 2012. These increases are due to higher occupancy and RevPAR increases in the lodging segment and rental rate
increases in our student housing segment. Our retail segments remained unchanged, exhibiting stable occupancy and
contractual rental rates. Our non-core segment was slightly down as a result of re-leasing vacant space at decreased rental rates.

We also experienced an increase over the prior year in our total net operating income of 28.3% and 78.8% in the lodging and
student housing segments, respectively. The addition of 21 lodging and 8 student housing properties (including properties fully
placed in service from construction in progress) since January 1, 2012 contributed $76.3 million and $20.1 million,
respectively, of net operating income for the year ended December 31, 2013.



The following table represents our same store net operating income for the years ended December 31, 2013 and 2012. Same
store properties are properties we have owned and operated for the same period during each year. Net operating income is
calculated in Item 7 and reconciled to U.S. generally accepted accounting principles ("GAAP") net income in Item 8, Note 13
of this Annual Report on Form 10-K.

2013 2012 2013 2012
Net Operating Net Operating Increase Increase Average Economic ~ Average Economic
Income Income (Decrease) (Decrease) Occupancy (a) Occupancy (a)
Retail $ 179,802 $ 180,658 §$ (856) (0.5)% 91% 92%
Lodging 195,964 183,465 12,499 6.8 % 73% 73%
Student Housing 15,342 14,543 799 5.5% 93% 91%
Non-core 74,719 77,127 (2,408) (3.1)% 89% 90%
$ 465,827 $ 455,793 $ 10,034 22 %

(a) Economic occupancy is defined as the percentage of total gross leasable area for which a tenant is obligated to pay rent
under the terms of its lease agreement, regardless of the actual use or occupation by that tenant of the area being leased.

In 2014, we expect similar increases in operating results compared to 2013 in our lodging and student housing portfolios due to
the growth projected in these segments. As occupancy rates increase close to peak levels in lodging and student housing, the
ability to increase rooms rates and rental rates, respectively, will help grow our revenue for each segment in 2014. We believe
that our stable occupancy in our retail portfolio will result in consistent operating performance in 2014. In addition, we expect
to see similar or slightly decreased operating performance in our non-core portfolio in 2014.

Segment Data

Our business segments are retail, lodging, student housing and non-core. We evaluate segment performance primarily based on
net operating income. Net operating income of the segments does not include interest expense, depreciation and amortization,
general and administrative expenses, net income of noncontrolling interest and other investment income from corporate
investments. The non-segmented assets consist of our cash and cash equivalents, investment in marketable securities,
construction in progress, investment in unconsolidated entities and notes receivable. Information related to our business
segments, including a measure of profits or loss and revenues from external customers for each of the last three fiscal years and
total assets for each of the last two fiscal years, is set forth in Note 13 to our consolidated financial statements in Item 8 of this
Annual Report on Form 10-K.

Significant Tenants

For the year ended December 31, 2013, we generated approximately 9% of our rental revenue (excluding lodging and student
housing) from continuing operations from two properties leased to one tenant, AT&T, Inc. We also own a third property that is
leased to AT&T, Inc., but the property is classified as held for sale as of December 31, 2013.

Tax Status

We have elected to be taxed as a REIT under Sections 856 through 860 of the Internal Revenue Code of 1986, as amended (the
“Code”), beginning with the tax year ended December 31, 2005. Because we qualify for taxation as a REIT, we generally will
not be subject to federal income tax on taxable income that we distribute to our stockholders. If we fail to qualify as a REIT in
any taxable year, without the benefit of certain relief provisions, we will be subject to federal and state income tax on our
taxable income at regular corporate rates. Even if we qualify for taxation as a REIT, we may be subject to certain state and local
taxes on our income, property or net worth, respectively, and to federal income and excise taxes on our undistributed income.

Competition

The commercial real estate market is highly competitive. We compete for tenants in all of our markets with other owners and
operators of commercial properties. We compete based on a number of factors that include location, rental rates, security,
suitability of the property’s design to tenants’ needs and the manner in which the property is operated and marketed. The
number of competing properties in a particular market could have a material effect on a property’s occupancy levels, rental
rates and operating income.

We compete with many third parties engaged in real estate investment activities including other REITs, other REITs sponsored
by our sponsor, specialty finance companies, savings and loan associations, banks, mortgage bankers, insurance companies,
mutual funds, institutional investors, investment banking firms, lenders, hedge funds, governmental bodies and other entities.
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There are also other REITs with investment objectives similar to ours and others may be organized in the future. In addition,
these same entities seek financing through the same channels that we do. Therefore, we compete for funding in a market where
funds for real estate investment may decrease, or grow less than the underlying demand.

Employees

As of December 31, 2013, we have 201 full-time individuals employed by our student housing subsidiaries.

As of December 31, 2013, we had entered into a business management agreement with Inland American Business Manager &
Adpvisor, Inc. pursuant to which it served as our business manager, with responsibility for overseeing and managing our day-to-
day operations. We had also entered into property management agreements with each of our property managers. We had paid
fees to our business manager and our property managers in consideration for the services they perform for us pursuant to these
agreements. Except as noted below, we had also reimbursed these entities for the expenses they incur in performing services
for us including the compensation expenses for persons providing services to us.

As of December 31, 2013, we did not employ our executive officers and they did not receive any compensation from us for
their services as such officers. Our executive officers were officers of one or more of The Inland Group, Inc.’s affiliated
entities, including our business manager, and were compensated by these entities, in part, for their services rendered to us. We
did not reimburse the business manager for any compensation paid to persons serving as one of our executive officers or as an
executive officer of the business manager or property managers.

Subsequently, on March 12, 2014, we began the process of becoming fully self-managed by terminating our business
management agreement, hiring all of our business manager’s employees, and acquiring the assets of our business manager
necessary to perform the functions previously performed by the business manager. As a first step towards internalizing our
property managers, we hired certain of their employees; assumed responsibility for performing certain significant property
management functions; and amended our property management agreements to reduce our property management fees as a result
of our assumption of such responsibilities. As the second step, on December 31, 2014, we expect to terminate our property
management agreements, hire the remaining property manager employees and acquire the assets necessary to conduct the
remaining functions performed by our property managers. As a consequence, beginning January 1, 2015, we expect to become
fully self-managed. We will not pay an internalization fee or self-management fee in connection with these self-management
transactions. These self-management transactions immediately eliminate the management and advisory fees paid to the
business manager and at the end of 2014, we expect to eliminate the fees paid to our property managers when we terminate the
property management agreements. As part of the self-management transactions, we agreed to reimburse our business manager
and property managers for certain transaction and employee related expenses and directly retain affiliates of The Inland Group,
Inc. for IT services, customer service and certain back-office services that were provided to us and managed by our business
manager prior to the termination of the business management agreement.

Conflicts of Interest

Our governing documents require a majority of our directors to be independent. Further, any transactions between The Inland
Group, Inc. or its affiliates, including our business manager and property managers, and us must be approved by a majority of
our independent directors.

Environmental Matters

Compliance with federal, state and local environmental laws has not had a material adverse effect on our business, assets, or
results of operations, financial condition and ability to pay distributions, and we do not believe that our existing portfolio will
require us to incur material expenditures to comply with these laws and regulations. However, we cannot predict the impact of
unforeseen environmental contingencies or new or changed laws or regulations on our properties.

Seasonality

The lodging segment is seasonal in nature, reflecting higher revenue and operating income during the second and third quarters.
This seasonality can be expected to cause fluctuations in our net operating income for the lodging segment. None of our other
segments are seasonal in nature.



Access to Company Information

We electronically file our Annual Report on Form 10-K, Quarterly Reports on Form 10-Q, Current Reports on Form 8-K and
all amendments to those reports with the Securities and Exchange Commission (“SEC”). The public may read and copy any of
the reports that are filed with the SEC at the SEC’s Public Reference Room at 100 F Street, NE, Washington, DC 20549. The
public may obtain information on the operation of the Public Reference Room by calling the SEC at (800)-SEC-0330. The SEC
maintains an Internet site at www.sec.gov that contains reports, proxy and information statements and other information
regarding issuers that file electronically.

We make available, free of charge, by responding to requests addressed to our customer relations group, the Annual Report on
Form 10-K, Quarterly Reports on Form 10-Q, Current Reports on Form 8-K and all amendments to those reports on our
website, www.inland-american.com. These reports are available as soon as reasonably practicable after such material is
electronically filed or furnished to the SEC.

Certifications

We have filed with the Securities and Exchange Commission the principal executive officer and principal financial officer
certifications required pursuant to Section 302 of the Sarbanes-Oxley Act of 2002, which are attached as Exhibits 31.1 and 31.2
to this Annual Report on Form 10-K.



Item 1A. Risk Factors

The occurrence of any of the risks discussed below could have a material adverse effect on our business, financial condition,
results of operations and ability to pay distributions to our stockholders.

Risks Related to Our Business

Disruptions in the financial markets or economic conditions could adversely affect our ability to refinance or secure additional
debt financing at attractive terms.

Credit markets are subject to rapid changes from macro economic factors, including rising interest rates, perceptions of the
overall health in the US economy and real estate in particular, and regulatory environment in which we, our lenders and tenants
operate.

In addition, disruptions in the financial markets or economic conditions may negatively impact commercial real estate
fundamentals which could have various negative impacts on the value of our investments including:

* adecrease in the values of our investments in commercial properties, below the amounts paid for these investments; or
* adecrease in revenues from our properties, due to lower occupancy and rental rates, which may make it more difficult
for us to pay distributions or meet our debt service obligations on debt financing.

Our ongoing strategy depends, in part, upon future acquisitions, and we may not be successful in identifying and
consummating these transactions.

Our long-term business strategic plan is to refine our diversified portfolio of assets and to focus on the retail, lodging, and
student housing sectors. As we continue to execute on this strategy, we plan to rotate capital out of our other asset classes -
such as multi-family, office and industrial - to invest in, enhance and expand our strategic holdings in the retail, lodging, and
student housing sectors. There is no assurance we will be able to sell assets at acceptable prices or identify suitable
replacement assets on satisfactory terms, if at all. We may also face delays in reinvesting net sales proceeds in new assets
which would impact the return we earn on our assets.

We face significant competition for attractive investment opportunities from an indeterminate number of other real estate
investors, including investors with significant capital resources such as domestic and foreign corporations and financial
institutions, publicly-traded and privately-held REITs, private institutional investment funds, investment banking firms, life
insurance companies and pension funds. As a result of competition, we may be unable to acquire additional properties as we
desire or the purchase price may be significantly elevated.

In light of current market conditions and real estate values, we may face significant competition to acquire stabilized properties,
or have to accept lease-up risk associated with properties that have lower occupancy. As market conditions and real estate
values recover, more properties may become available for acquisition, but we can provide no assurances that these properties
will meet our investment objectives or that we will be successful in acquiring these properties. If we are unable to acquire
sufficient debt financing at suitable rates or at all, we may be unable to acquire as many additional properties as we anticipate.

Our ongoing strategy involves the selling of properties; however, we may be unable to sell a property at acceptable terms and
conditions, if at all.

As we execute on our long-term strategy we will rotate capital out of certain asset classes, such as multi-family, office and
industrial to reinvest into retail, lodging or student housing. Besides executing on our strategy, it may make economic sense
to sell properties in any asset class when we believe the value of the leases in place at a property will significantly decline over
the remaining lease term, or where we conclude that the property has limited or no equity value with a near-term debt maturity,
or when a property has equity but the projected returns do not justify further investment, or when the equity in a property can
be redeployed in the portfolio in order to achieve better returns or strategic goals. As we engage to sell these properties, general
economic conditions along with property specific issues, such as vacancies, lease terminations and debt defeasance, may
negatively affect the value of our properties and therefore reducing our return on the investment or preventing us from selling
the property on acceptable terms. Real estate investments often cannot be sold quickly. As a result, economic conditions may
prevent potential purchasers from obtaining financing on acceptable terms, if at all, thereby delaying or preventing our ability
to sell our properties.



We may not be successful in identifying, executing and completing strategic alternatives, including liquidity events, with
respect to any asset segment or in providing liquidity options to our stockholders.

Our long-term business strategic plan is to refine our diversified portfolio of assets and to focus on the retail, lodging, and
student housing sectors. One of our objectives in connection with this plan is to explore various strategic alternatives, position
the Company for possible multiple liquidity events by segment and provide liquidity options for our stockholders, such as sales,
mergers, spin-offs, initial public offerings, listing or other capital markets or merger and acquisition transactions. The
execution and consummation as well as the timing of any such transactions are subject to a number of known and unknown
risks that are difficult to predict and many of which are out of our control. Among the factors that could impact our ability to
successfully identify, execute and complete such transactions and provide liquidity options for our stockholders are:

*  macro economic factors;

e economic, financial and investment conditions;

+ the state of the equity and debt capital markets;

+ the state of the retail, lodging and student housing industries and where in the “cycle” the relevant industry is
at the time the Company is in a position to effectuate a strategic transaction;

« changes or increases in interest rates and availability of financing;

*  competition;

+ the need and our ability to effectuate internal restructuring transactions in order to allow the Company to
execute on and complete one or more strategic alternatives;

*  our ability to obtain required lender and other third party consents and the timing of such consents;

+ refinancing considerations;

» the existence of interested buyers and potential merger candidates;

*  tax considerations; and

» the existence of pending or threatened legal or regulatory proceedings against the Company.

Accordingly, we cannot assure you that we will be able to identify strategic opportunities or successfully execute and complete
transactions on commercially reasonable terms or at all. Similarly, we cannot assure you that we will actually realize any
anticipated benefits from such transactions, including that the consummation of any such strategic alternatives will result in our
ability to provide liquidity options to our stockholders. Additionally, even if the Company is successful in executing and
completing a transaction with respect to one or more of its asset segments, the Company may determine that it is in the best
interests of the Company and its stockholders to reinvest any net proceeds resulting from such strategic transaction(s) in one or
more of the Company’s core strategic segments. Furthermore, the pursuit of such strategic alternatives could demand
significant time and attention from management and divert management’s attention from focusing on our core strategic
holdings and business plan, which could harm our business.

We are subject to many risks in the process of becoming a self-managed company, and the transition may not prove
successful.

On March 12, 2014, we entered into a series of agreements, and amendments to existing agreements, with our business
manager and property managers, under which we have begun the process of becoming fully self-managed, which we refer to as
the self-management transactions. As a result of the self-management transactions and related agreements, we terminated our
business management agreement, hired all of the business manager’s employees and acquired the assets necessary to conduct
the functions previously performed by our business manager. In addition, we hired certain employees of our property
managers; assumed certain property manager functions, including property-level accounting, lease administration, leasing,
marketing and construction functions; and amended our property management agreements to reduce our property management
fees as a result of our assumption of such responsibilities. We also have now agreed to directly retain certain affiliates of the
business manager to provide us with information technology services, investor services and other back-office services that were
provided to us through our business manager and managed by our business manager prior to the termination of the business
management agreement. On December 31, 2014, subject to the satisfaction of certain closing conditions, we have agreed to
hire our property managers’ remaining employees and acquire the assets necessary to conduct the functions previously
performed by our property manager. As a result of such closing conditions, there can be no assurance that the remaining self-
management transactions with our property managers will be completed. If they are not completed, we could be forced to
extend the property management agreements, retain new property managers or build our own property management functions,
which could result in significant disruption to our business and result in substantial additional costs.

In transitioning to self-management, we could have difficulty integrating business management and property management
services into a stand-alone entity and will bear risks to which we have not historically been exposed. An inability to manage
the transition to self-management effectively could, therefore, result in our incurring additional costs or experiencing other
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problems. There may also be unforeseen costs, expenses and difficulties associated with self-providing the services previously
provided by our business manager and property managers. Such difficulties could cause us to incur additional costs, and our
management's attention could be diverted from most effectively managing our business and properties.

Effective February 1, 2014, we no longer pay fees to our business manager and beginning January 1, 2015, we expect not to
pay fees to our property managers. However, our direct expenses will increase. We will be responsible for paying the salaries
and benefits (including employee benefit plan costs) of all of our employees as well as costs associated with legal, accounting,
general office and other services. We will also be subject to potential liabilities that are commonly faced by employers, such as
workers’ disability and compensation claims, potential labor disputes and other employee related grievances. We may also
issue equity awards to officers and employees which would decrease our net income and funds from operations and may further
dilute your investment. Furthermore, there may be unforeseen costs, expenses and difficulties associated with providing
services previously provided by our business manager and property managers. As a consequence, we cannot be certain that the
transition to self-management will improve our financial performance.

Under the agreements related to the self-management transactions, the business manager has retained, and the property
managers will retain, liability for, and will indemnify and hold us harmless against liabilities of, their pre-closing operations. In
addition, the business manager and property managers are obligated to indemnify us for breaches of representations and
warranties and violations of covenants contained in such agreements. If the business manager or property managers do not
satisfy such obligations, or do not comply with their indemnity obligations, we could incur significant additional costs. The
business manager’s and property managers’ obligations, including their indemnity obligations, are guaranteed by an indirect
wholly owned subsidiary of The Inland Group, Inc. Such guarantee includes certain guarantor covenants, including
maintaining minimum net assets of $15,000,000. The guarantor’s primary assets are marketable securities, the value of which
is subject to market fluctuations. There can be no assurance that the guarantor will comply with its financial covenants or that
sufficient assets will be available to pay amounts owed to us under the guarantee. Consequently, we could incur substantial
costs if the guarantor fails to meet its obligations under the guarantee. In addition, we will continue to rely on our property
managers and affiliates of our business manager to provide us with services that are important to our business. If the property
managers or the business manager affiliates are unwilling or unable to provide such services as required under the applicable
agreements, then disruptions to our business may occur, and we may incur substantial additional costs.

If we lose or are unable to obtain key personnel, our ability to implement our business strategies could be delayed or
hindered.

Our ability to achieve our objectives depends, to a significant degree, upon the continued contributions of our executive officers
and our other key personnel. We do not have employment agreements with these persons and do not separately maintain “key
person” life insurance that would provide us with proceeds in the event of death or disability of these persons. We believe that
our future success depends, in large part, on our ability to retain and hire highly-skilled managerial and operating personnel.
Competition for persons with managerial and operational skills is intense, and we cannot assure you that we will be successful
in retaining or attracting skilled personnel. If we lose or are unable to obtain the services of our executive officers and other
key personnel, or do not establish or maintain the necessary strategic relationships, our ability to implement our business
strategy could be delayed or hindered.

We are the subject of an ongoing investigation by the SEC and have received related derivative demands by stockholders to
conduct investigations. The SEC's investigation, the derivative demands, or both could have a material adverse impact on
our business.

We have learned that the SEC is conducting a non-public, formal, fact-finding investigation (the “SEC Investigation”) to determine
whether there have been violations of certain provisions of the federal securities laws related to the business management fees,
property management fees, transactions with affiliates, timing and amount of distributions paid to investors, determination of
property impairments, and any decision regarding whether the Company might become a self-administered REIT.

We have also received related demands (“Derivative Demands”) by stockholders to conduct investigations regarding claims
that our officers, our board of directors, our former business manager, and the affiliates of our former business manager (the
“Inland American Parties”) breached their fiduciary duties to us in connection with the matters that we disclosed are subject to
the SEC Investigation. The first Derivative Demand claims that the Inland American Parties (i) falsely reported the value of
our common stock until September 2010; (ii) caused us to purchase shares of our common stock from stockholders at prices in
excess of their value; and (iii) disguised returns of capital paid to stockholders as REIT income resulting in the payment of fees
to our former business manager for which it was not entitled. The three stockholders in that demand contend that legal
proceedings should seek recovery of damages in an unspecified amount allegedly sustained by us. The second Derivative
Demand by another shareholder makes similar claims and further alleges that the Inland American Parties (i) caused us to
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engage in transactions that unduly favored related parties, (ii) falsely disclosed the timing and amount of distributions, and (iii)
falsely disclosed whether we might become a self-administered REIT. A special litigation committee has been formed by our
board of directors to investigate the matters related to the Investigation and the Derivative Demands. We also received a letter
from another stockholder that fully adopts and joins in the first Derivative Demand, but makes no additional demands on us to
perform investigation or pursue claims.

Upon receiving the first of the Derivative Demands, the full board of directors responded by authorizing the independent
directors to investigate the claims contained in the first Derivative Demand, any subsequent stockholder demands, as well as
any other matters the independent directors see fit to investigate, including matters related to the SEC Investigation. Pursuant
to this authority, the independent directors have formed a special litigation committee that is comprised solely of independent
directors to review and evaluate the matters referred by the full Board to the independent directors, and to recommend to the
full Board any further action as is appropriate. The special litigation committee is investigating these claims with the assistance
of independent legal counsel and will make a recommendation to the Board of Directors after the committee has completed its
investigation.

On March 21, 2013, counsel for the stockholders who made the first Derivative Demand filed a derivative lawsuit in the Circuit
Court of Cook County, Illinois, on behalf of the Company. The case has been stayed pending completion of the special
litigation committee's investigation.

We cannot reasonably estimate the timing or outcome of either the SEC Investigation or the investigation by the special
litigation committee or Derivative Demands, nor can we predict whether or not any of these matters may have a material
adverse effect on our business. These matters may cause us to incur significant legal expense, both directly and as the result of
any indemnification obligations. In addition, the SEC Investigation, the Derivative Demands or the special litigation committee
investigation may divert management's attention from our ordinary business operations or may also limit our ability to obtain
financing to fund our on-going operating requirements, which could harm our business. Adverse findings by the SEC or the
special litigation committee, future litigation related thereto, or the incurrence of costs, fees, fines or penalties that are not
reimbursed under our insurance policies, could have a material adverse impact on our business.

The failure of any bank in which we deposit our funds could reduce the amount of cash we have available to pay
distributions and make additional investments.

We have deposited our cash and cash equivalents in several banking institutions in an attempt to minimize exposure to the
failure or takeover of any one of these entities. However, the Federal Insurance Deposit Corporation, or “FDIC,” generally only
insures limited amounts per depositor per insured bank. At December 31, 2013 we had cash and cash equivalents and restricted
cash deposited in interest bearing transaction accounts at certain financial institutions exceeding these federally insured levels.
If any of the banking institutions in which we have deposited funds ultimately fails, we may lose our deposits over the federally
insured levels. The loss of our deposits could reduce the amount of cash we have available to distribute or invest.

A failure of our information technology (IT) infrastructure could adversely impact our business and operations.

We rely upon the capacity, reliability and security of our information technology infrastructure and our ability to expand and
continually update this infrastructure in response to changing needs of our business. We face the challenge of supporting older
systems and hardware and implementing necessary upgrades to our IT infrastructure. We may not be able to successfully
implement these upgrades in an effective manner. In addition, we may incur significant increases in costs and extensive delays
in the implementation and rollout of any upgrades or new systems. If there are technological impediments, unforeseen
complications, errors or breakdowns in implementation, the disruptions could have an adverse effect on our business and
financial condition.

Risks Related to our Real Estate Assets

There are inherent risks with real estate investments.

Investments in real estate assets are subject to varying degrees of risk. For example, an investment in real estate cannot generally
be quickly converted to cash, limiting our ability to promptly vary our portfolio in response to changing economic, financial and
investment conditions. Investments in real estate assets also are subject to adverse changes in general economic conditions which,
for example, reduce the demand for rental space or impact a tenant’s ability to pay rent.



Among the factors that could impact our real estate assets and the value of an investment in us are:

* local conditions such as an oversupply of space or reduced demand for real estate assets of the type that we own or seek
to acquire, including, with respect to our lodging properties, quick changes in supply of and demand for rooms that are
rented or leased on a day-to-day basis;

* inability to collect rent from tenants;

*  vacancies or inability to rent space on favorable terms;

* inflation and other increases in operating costs, including insurance premiums, utilities and real estate taxes;

* increases in energy costs or airline fares or terrorist incidents which impact the propensity of people to travel and therefore
impact revenues from our lodging facilities because operating costs cannot be adjusted as quickly;

* adverse changes in the federal, state or local laws and regulations applicable to us, including those affecting rents, zoning,
prices of goods, fuel and energy consumption, water and environmental restrictions;

» the relative illiquidity of real estate investments;

» changing market demographics;

* an inability to acquire and finance, or refinance, properties on favorable terms, if at all;

* acts of God, such as earthquakes, floods or other uninsured losses; and

» changes or increases in interest rates and availability of financing.

In addition, periods of economic slowdown or recession, or declining demand for real estate, or the public perception that any
of these events may occur, could result in a general decline in rents or increased defaults under existing leases. We have
experienced these impacts in the last few years. There is no assurance that conditions will improve or that these impacts will
not occur in the future.

We depend on tenants for our revenue, and accordingly, lease terminations, tenant default, and bankruptcies could
adversely affect the income produced by our properties.

The success of our investments depends on the financial stability of our tenants. Certain economic conditions may adversely
affect one or more of our tenants. For example, business failures and downsizings can affect the tenants of our office and
industrial properties and may also contribute to reduced consumer demand for retail products and services which would impact
tenants of our retail properties. In addition, our retail shopping center properties typically are anchored by large, nationally
recognized tenants, any of which may experience a downturn in their business that may weaken significantly their financial
condition and thus the performance of the applicable shopping center. Further, mergers or consolidations among large retail
establishments could result in the closure of existing stores or duplicate or geographically overlapping store locations, which
could include tenants at our retail properties.

As a result of these factors, our tenants may delay lease commencements, decline to extend or renew their leases upon
expiration, fail to make rental payments, or declare bankruptcy. Any of these actions could result in the termination of the
tenants' leases, the expiration of existing leases without renewal, or the loss of rental income attributable to the terminated or
expired leases. In the event of a tenant default or bankruptcy, we may experience delays in enforcing our rights as a landlord
and may incur substantial costs in protecting our investment and re-leasing our property. Specifically, a bankruptcy filing by, or
relating to, one of our tenants or a lease guarantor would bar efforts by us to collect pre-bankruptcy debts from that tenant or
lease guarantor, or its property, unless we receive an order permitting us to do so from the bankruptcy court. In addition, we
cannot evict a tenant solely because of bankruptcy. The bankruptcy of a tenant or lease guarantor could delay our efforts to
collect past due balances under the relevant leases, and could ultimately preclude collection of these sums. If a lease is assumed
by the tenant in bankruptcy, all pre-bankruptcy balances due under the lease must be paid to us in full. If, however, a lease is
rejected by a tenant in bankruptcy, we would have only a general, unsecured claim for damages. An unsecured claim would
only be paid to the extent that funds are available and only in the same percentage as is paid to all other holders of general,
unsecured claims. Restrictions under the bankruptcy laws further limit the amount of any other claims that we can make if a
lease is rejected. As a result, it is likely that we would recover substantially less than the full value of the remaining rent during
the term.

Geographic concentration also exposes us to risks of oversupply and competition in these markets. Significant increases in
the supply of certain property types, including hotels, without corresponding increases in demand could have a material
adverse effect on our financial condition, results of operations and our ability to pay distributions.

As of December 31, 2013, approximately, 6%, 8%, and 10% of our base rental income of our consolidated portfolio, excluding

our lodging properties, was generated by properties located in the Dallas, Chicago and Houston metropolitan areas,
respectively. Additionally, at December 31, 2013, 45 of our lodging properties, or approximately 45% of our lodging portfolio,
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were located on the eastern seaboard states ranging from Connecticut to Florida, including 7 hotels in New Jersey.
Approximately 27% of our lodging portfolio is located in the southern states, including 19 properties located in Texas.

One of our tenants generated a significant portion of our revenue, and rental payment defaults by this significant tenant
could adversely affect our results of operations.

For the year ended December 31, 2013, approximately 9% of our rental revenue from continuing operations was generated by
two properties leased to AT&T, Inc. The leases, with approximately 1.7 million and 0.3 million square feet, expire in 2016 and
2019, respectively. An additional property leased to AT&T is classified as held for sale, and the lease, with approximately 1.5
million square feet, expires in 2017. As a result of the concentration of revenue generated from these properties, if AT&T were
to cease paying rent or fulfilling its other monetary obligations, we could have significantly reduced rental revenues or higher
expenses until the defaults were cured or the properties were leased to a new tenant or tenants.

Leases representing approximately 7.0% and 12.9% of the rentable square feet of our retail and non-core portfolio,
respectively, are scheduled to expire in 2014. We may be unable to renew leases or lease vacant space at favorable rates or
at all.

As of December 31, 2013, leases representing approximately 7.0% of the 17,031,497 rentable square feet of our retail portfolio
and 12.9% of the 7,257,246 rentable square feet of our non-core properties (excluding a conventional multi-family property)
are scheduled to expire in 2014. We may be unable to extend or renew any of these leases, or we may be able to lease these
spaces only at rental rates equal to or below existing rental rates. In addition, some of our tenants have leases that include early
termination provisions that permit the lessee to terminate all or a portion of its lease with us after a specified date or upon the
occurrence of certain events with little or no liability to us. We may be required to offer substantial rent abatements, tenant
improvements, early termination rights or below-market renewal options to retain these tenants or attract new ones. Portions of
our properties may remain vacant for extended periods of time. Further, some of our leases currently provide tenants with
options to renew the terms of their leases at rates that are less than the current market rate or to terminate their leases prior to
the expiration date thereof. If we are unable to obtain new rental rates that are on average comparable to our asking rents across
our portfolio, then our ability to generate cash flow growth will be negatively impacted.

We may be required to make significant capital expenditures to improve our properties in order to retain and attract tenants.

We expect that, upon the expiration of leases at our properties, we may be required to provide rent or other concessions to
tenants, accommodate requests for renovations, build-to-suit remodeling and other improvements or provide additional services
to our tenants. As a result, we may have to pay for significant leasing costs or tenant improvements in order to retain tenants
whose leases are expiring and to attract new tenants in sufficient numbers. Additionally, we may need to raise capital to fund
these expenditures. If we are unable to do so, or if capital is otherwise unavailable, we may be unable to fund the required
expenditures. This could result in non-renewals by tenants upon expiration of their leases or the ability to attract new tenants,
which would result in declines in revenues from operations.

We face significant competition in the leasing market, which may decrease or prevent increases in the occupancy and rental
rates of our properties.

‘We own properties located throughout the United States. We compete with numerous developers, owners and operators of
commercial properties, many of which own properties similar to, and in the same market areas as, our properties. If our
competitors offer space at rental rates below current market rates, or below the rental rates we currently charge our tenants, we
may lose existing or potential tenants and we may be pressured to reduce our rental rates below those we currently charge in
order to attract new tenants or retain existing tenants when their leases expire. Also, if our competitors develop additional
properties in locations near our properties, there may be increased competition for creditworthy tenants, which may require us
to make capital improvements to properties that we would not have otherwise made.

Acts of God, such as earthquakes, floods or other uninsured losses may make us susceptible to adverse climate
developments from the effects of these natural disasters in those areas.

Because our properties are concentrated in certain geographic areas, our operating results are likely to be impacted by climate
changes affecting the real estate markets in those areas. Adverse events such as hurricanes, floods, wildfires, earthquakes,
blizzards or other natural disasters, could cause a loss of revenues at our real estate properties. These losses may not be insured
or insurable at an acceptable cost. Elements such as water, wind, hail, or fire damage can increase or accelerate wear on our
properties' weatherproofing, and mechanical, electrical and other systems, and cause mold issues. As a result, we may incur
additional operating costs and expenditures for capital improvements and maintenance at these properties.
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Actions of our joint venture partners could negatively impact our performance.

As of December 31, 2013 we had entered into joint venture agreements with ten entities to fund investment is in office,
industrial/distribution, retail, lodging, and mixed use properties. The carrying value of our investment in these joint ventures,
which we do not consolidate for financial reporting purposes, was $263.9 million. For the year ended December 31, 2013, we
recorded income of $12.0 million and impairments, gains and losses, net of $3.5 million associated with these ventures.

With respect to these investments, we are not in a position to exercise sole decision-making authority regarding the property, or
the joint venture. Consequently, our joint venture investments may involve risks not otherwise present with other methods of
investing in real estate. For example, our venture partner may have economic or business interests or goals which are or which
become inconsistent with our business interests or goals or may take action contrary to our instructions or requests or contrary
to our policies or objectives. We have experienced these events from time to time with our current or former venture partners,
which in some cases has resulted in litigation. An adverse outcome in any lawsuit could have a material effect on our business,
financial condition or results of operations. In addition, any litigation increases our expenses and prevents our officers and
directors from focusing their time and effort on our core strategic holdings and business plans. Our relationships with our
venture partners are contractual in nature. These agreements may restrict our ability to sell our interest when we desire or on
advantageous terms and, on the other hand, may be terminated or dissolved under the terms of the agreements and, in each
event, we may not continue to own or operate the interests or assets underlying the relationship or may need to purchase these
interests or assets at an above-market price to continue ownership.

Credit market disruptions and certain economic trends may increase the likelihood of a commercial developer defaulting on
its obligations with respect to our development projects, including projects where we have notes receivable, or becoming
bankrupt or insolvent.

We have invested in, and may continue to invest in, projects that are in various stages of pre-development and development.
Investing in properties in pre-development or under development, and in lodging properties in particular, which typically must
be renovated or otherwise improved on a regular basis, including renovations and improvements required by existing franchise
agreements, subjects us to uncertainties such as the ability to achieve desired zoning for development, environmental concerns
of governmental entities or community groups, ability to control construction costs or to build in conformity with plans,
specifications and timetables. In many cases, developers may not have adequate capital to address downturns in the market.
Further, the developers of the projects in which we have invested are exposed to risks not only with respect to our projects, but
also other projects in which they are involved. A default by a developer in respect to one of our development project
investments, or the bankruptcy, insolvency or other failure of a developer for one of these projects, may require that we
determine whether we want to assume the senior loan, fund monies beyond what we are contractually obligated to fund, take
over development of the project, find another developer for the project, or sell our interest in the project. Developer failures
could give tenants the right to terminate pre-construction leases, delay efforts to complete or sell the development project and
could ultimately preclude us from realizing our anticipated returns. These events could cause a decrease in the value of our
development assets and compel us to seek additional sources of funding, which may or may not be available, in order to hold
and complete the development project.

Generally, under bankruptcy law and the bankruptcy guarantees we have required of certain of our joint venture development
partners, we may seek recourse from the developer-guarantor to complete our development project with a substitute developer
partner. However, in the event of a bankruptcy by the developer-guarantor, we cannot provide assurance that the developer or
its trustee will satisfy its obligations. The bankruptcy of any developer or the failure of the developer to satisfy its obligations
would likely cause us to have to complete the development or find a replacement developer, which could result in delays and
increased costs. We cannot provide assurance that we would be able to complete the development on terms as favorable as
when we first entered into the project. If we are not able to, or elect not to, the development costs ordinarily would be charged
against income for the then-current period if we determine our costs are not recoverable.

Our investments in equity and debt securities have materially impacted, and may in the future materially impact, our results.

As of December 31, 2013, we owned investment in real estate related equity and debt securities with an aggregate market value
of $242.8 million. For the year ended December 31, 2013, we realized gains on sale of securities of $31.5 million net of
impairments of $1.1 million, and net unrealized gains of $17.6 million. Real estate related equity securities are always
unsecured and subordinated to other obligations of the issuer. Investments in real estate-related equity securities are subject to
numerous risks including: (1) limited liquidity in the secondary trading market in the case of unlisted or thinly traded securities;
(2) substantial market price volatility resulting from, among other things, changes in prevailing interest rates in the overall
market or related to a specific issuer, as well as changing investor perceptions of the market as a whole, REIT or real estate
securities in particular or the specific issuer in question; (3) subordination to the liabilities of the issuer; (4) the possibility that
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earnings of the issuer may be insufficient to meet its debt service obligations or to pay distributions; and (5) with respect to
investments in real estate-related preferred equity securities, the operation of mandatory sinking fund or call/redemption
provisions during periods of declining interest rates that could cause the issuer to redeem the securities. In addition,
investments in real estate-related securities involve special risks relating to the particular issuer of the securities, including the
financial condition and business outlook of the issuer and to the risks inherent with real estate-related investments discussed
herein. In fact, many of the entities that we have invested in have reduced the dividends paid on their securities. The stock
prices for some of these entities have declined since our initial purchase, and in certain cases we have sold these investments at
a loss.

Any mortgage loans that we originate or purchase are subject to the risks of delinquency and foreclosure.

‘We may originate and purchase mortgage loans. Mortgage loans are subject to risks of delinquency and foreclosure, and risks
of loss. The ability of a borrower to repay a loan secured by an income-producing property depends primarily upon the
successful operation of the property rather than upon the existence of independent income or assets of the borrower. If the net
operating income of the property is reduced, the borrower's ability to repay the loan may be impaired. A property's net
operating income can be affected by the any of the potential issues associated with real estate-related investments as discussed
herein. We bear the risks of loss of principal to the extent of any deficiency between the value of the collateral and the principal
and accrued interest of the mortgage loan. In the event of the bankruptcy of a mortgage loan borrower, the mortgage loan to
that borrower will be deemed to be collateralized only to the extent of the value of the underlying collateral at the time of
bankruptcy (as determined by the bankruptcy court), and the lien securing the mortgage loan will be subject to the avoidance
powers of the bankruptcy trustee or debtor-in-possession to the extent the lien is unenforceable under state law. Foreclosure of a
mortgage loan can be an expensive and lengthy process that could have a substantial negative effect on our anticipated return
on the foreclosed mortgage loan. We may also be forced to foreclose on certain properties, be unable to sell these properties and
be forced to incur substantial expenses to improve operations at the property.

An increase in real estate taxes may decrease our income from properties.

From time to time, the amount we pay for property taxes increases as either property values increase or assessment rates are
adjusted. Increases in a property's value or in the assessment rate result in an increase in the real estate taxes due on that
property. If we are unable to pass the increase in taxes through to our tenants, our net operating income for the property will
decrease.

Uninsured losses or premiums for insurance coverage may adversely affect a stockholder's returns.

We attempt to adequately insure all of our properties against casualty losses. There are types of losses, generally catastrophic in
nature, such as losses due to wars, acts of terrorism, earthquakes, floods, hurricanes, pollution or environmental matters that are
uninsurable or not economically insurable, or may be insured subject to limitations, such as large deductibles or co-payments.
Risks associated with potential acts of terrorism could sharply increase the premiums we pay for coverage against property and
casualty claims. Additionally, mortgage lenders sometimes require commercial property owners to purchase specific coverage
against terrorism as a condition for providing mortgage loans. These policies may not be available at a reasonable cost, if at all,
which could inhibit our ability to finance or refinance our properties. In such instances, we may be required to provide other
financial support, either through financial assurances or self-insurance, to cover potential losses. If we incur any casualty losses
not fully covered by insurance, the value of our assets will be reduced by the amount of the uninsured loss. In addition, other
than any reserves we may establish, we have no designated source of funding to repair or reconstruct any uninsured damaged

property.

Terrorist attacks and other acts of violence or war may affect the markets in which we operate our operations and our
profitability.

We own estate assets located in areas that are susceptible to attack. These attacks may directly impact the value of our assets
through damage, destruction, loss or increased security costs. Although we may obtain terrorism insurance, we may not be able
to obtain sufficient coverage to fund any losses we may incur. Risks associated with potential acts of terrorism could sharply
increase the premiums we pay for coverage against property and casualty claims. Further, certain losses resulting from these
types of events are uninsurable or not insurable at reasonable costs. More generally, any terrorist attack, other act of violence
or war, including armed conflicts, could result in increased volatility in or damage to, the United States and worldwide financial
markets and economy. Any terrorist incident may, for example, deter people from traveling.
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The cost of complying with environmental and other governmental laws and regulations may adversely affect us.

All real property and the operations conducted on real property are subject to federal, state and local laws and regulations
(including those of foreign jurisdictions) relating to environmental protection and human health and safety. These laws and
regulations generally govern wastewater discharges, air emissions, the operation and removal of underground and above-
ground storage tanks, the use, storage, treatment, transportation and disposal of solid and hazardous materials, and the
remediation of contamination associated with disposals. We also are required to comply with various local, state and federal
fire, health, life-safety and similar regulations. Some of these laws and regulations may impose joint and several liabilities on
tenants or owners for the costs of investigating or remediating contaminated properties. These laws and regulations often
impose liability whether or not the owner knew of, or was responsible for, the presence of the hazardous or toxic substances.
The cost of removing or remediating could be substantial. In addition, the presence of these substances, or the failure to
properly remediate these substances, may adversely affect our ability to sell or rent a property or to use the property as
collateral for borrowing.

Environmental laws and regulations also may impose restrictions on the manner in which properties may be used or businesses
may be operated, and these restrictions may require substantial expenditures by us. Environmental laws and regulations provide
for sanctions in the event of noncompliance and may be enforced by governmental agencies or, in certain circumstances, by
private parties. Third parties may seek recovery from owners of real properties for personal injury or property damage
associated with exposure to released hazardous substances. Compliance with new or more stringent laws or regulations or
stricter interpretations of existing laws may require material expenditures by us. For example, various federal, regional and
state laws and regulations have been implemented or are under consideration to mitigate the effects of climate change caused
by greenhouse gas emissions. Among other things, “green” building codes may seek to reduce emissions through the
imposition of standards for design, construction materials, water and energy usage and efficiency, and waste management. We
are not aware of any such existing requirements that we believe will have a material impact on our current operations.
However, future requirements could increase the costs of maintaining or improving our existing properties or developing new
properties.

Our properties may contain or develop harmful mold, which could lead to liability for adverse health effects and costs of
remediating the problem.

The presence of mold at any of our properties could require us to undertake a costly program to remediate, contain or remove
the mold. Mold growth may occur when moisture accumulates in buildings or on building materials. Some molds may produce
airborne toxins or irritants. Concern about indoor exposure to mold has been increasing because exposure to mold may cause a
variety of adverse health effects and symptoms, including allergic or other reactions. The presence of mold could expose us to
liability from our tenants, their employees and others if property damage or health concerns arise.

We may incur significant costs to comply with the Americans With Disabilities Act.

Our properties generally are subject to the Americans With Disabilities Act of 1990, as amended. Under this act, all places of
public accommodation are required to comply with federal requirements related to access and use by disabled persons. The act
has separate compliance requirements for “public accommodations” and “commercial facilities” that generally require that
buildings and services be made accessible and available to people with disabilities. The act's requirements could require us to
remove access barriers and could result in the imposition of injunctive relief, monetary penalties or, in some cases, an award of
damages.

Additional Risks Associated with our Retail Assets

Our retail properties face considerable competition for the tenancy of our lessees and the business of retail shoppers.
There are numerous shopping venues that compete with our retail properties in attracting retailers to lease space and shoppers
to patronize their properties. In addition, our retail tenants face changing consumer preferences and increasing competition
from other forms of retailing, such as catalogues and other forms of direct marketing, internet websites and telemarketing as

well as other retail centers located within the geographic market area of our retail properties that compete with ou