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UNITED STATES
SECURITIES AND EXCHANGE COMMISSION
Washington, D.C. 20549

FORM 10-Q
(Mark One)
QUARTERLY REPORT PURSUANT TO SECTION 13
OR 15(d) OF THE SECURITIES
EXCHANGE ACT OF 1934

For the quarterly period ended June 30, 2
OR

O TRANSITION REPORT PURSUANT TO SECTION 13
OR 15(d) OF THE SECURITIES
EXCHANGE ACT OF 1934

For the transition period from to

Commission file number: 333-145949

AMERICAN REALTY CAPITAL TRUST, INC.
(Exact name of registrant as specified in its @rart

Maryland 71-1036989

(State or other jurisdiction (I.R.S. Employer Identification No.)
of incorporation or organizatiol

106 York Road
Jenkintown, PA 19046

(Address of principal executive office (Zip Code)

(215) 88-2189
(Registrar’s telephone number, including area cc
Indicate by check mark whether the registrant ¢ filed all reports required to be filed by Seeti or 15(d) of the Securities Exchange
of 1934 during the preceding 12 months (or for sstobrter period that the registrant was requirdilésuch reports), and (2) has been
subject to such filing requirements for the pastags. YesO No

Indicate by check mark whether the registrant ldenstted electronically and posted on its corpovegbsite, if any, every Interactive Data
File required to be submitted and posted pursuaRide 405 of Regulation S-T during the precediBgribnths (or for such shorter period
that the registrant was required to submit and pash files). Ye&xl No[

Indicate by check mark whether the registrantlearge accelerated filer, an accelerated filer, @accelerated filer, or a smaller reporting
company. See definition of “large accelerated fil&giccelerated filer,” and “smaller reporting coangy” in Rule 12b-2 of the Exchange Act.

Large accelerated file(] Accelerated fileid
Non-accelerated fileX] (Do not check if a smaller reporting compa Smaller reporting compar

Indicate by check mark whether the registrantshell company (as defined in Rule 12b-2 of the Exgle Act). 0 YesXI No

The number of outstanding shares of the regissammmon stock on July 31, 2011 was 175,729,64@sha
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Real estate investments, at ct

Land

Buildings, fixtures and improvemer
Acquired intangible lease assets

Total real estate investments, at ¢

AMERICAN REALTY CAPITAL TRUST, INC.

CONSOLIDATED BALANCE SHEETS
(In thousands, except share and per share data)

ASSETS

Less accumulated depreciation and amortization

Total real estate investments,
Cash and cash equivalel
Restricted cas
Receivable for sale of common stc

Other asset

Investment in joint venture with affilial
Deferred financing costs, net

Total assets

Mortgage notes payab

Mortgage discount and premium, 1
Long-term notes payabl
Below-market lease liabilities, ni
Derivatives, at fair valu

Accounts payable and accrued expel
Deferred rent and other liabilitie
Distributions payable

Total liabilities

LIABILITIES AND EQUITY

Preferred stock, $0.01 par value; 10,000,000 shartsrized, none issued and outstan:

Common stock, $0.01 par value; 240,000,000 shartw@azed, 149,753,261 and 61,824,238 shares iss

and outstanding at June 30, 2011 and Decembei030, Pespectivel

Additional paic-in capital
Accumulated other comprehensive i
Accumulated deficit

Total stockholder equity
Non-controlling interests

Total equity

Total liabilities and equity

The accompanying notes are an integral part of these financial statements.

June 30, December 31
2011 2010
(Unaudited)
$ 274,65¢ 142.,40:
1,155,08: 631,99¢
199,64 108,19
1,629,38 882,59:
(57,864) (32,777)
1,571,52 849,81¢
276,98« 31,98¢
2,00¢ 90
27,23 2,90¢
19,11: 9,14
11,57¢ 11,94t
13,03¢ 8,16¢
$ 1,921.,47. 914,05«
$ 642,54« 372,75}
752 1,167
— 12,79(
8,30z 8,454
5,117 5,21¢
11,79¢ 3,63¢
4,21¢ 3,85¢
7,62¢ 3,51¢
680,35¢ 411,39(
1,49¢ 61¢€
1,314,28: 529,74(
(3,909 (3,87¢)
(92,93¢) (46,46¢)
1,218,94. 480,01¢
22,173 22,64¢
1,241,111 502,66¢
$ 1,921,47. 914,05«




AMERICAN REALTY CAPITAL TRUST, INC.

CONSOLIDATED STATEMENTS OF OPERATIONS
(In thousands, except share and per share data)

(Unaudited)
Three Months Ended June 30 Six Months Ended June 30
2011 2010 2011 2010

Revenues
Rental income $ 28,05 $ 9,38: $ 48,77 $ 16,81(
Operating expense reimbursements 922 — 1,061 —
Total revenue 28,97¢ 9,38: 49,83: 16,81(

Expenses
Fees to affiliate 95C 35C 1,55( 35C
Acquisition and transaction relat 10,69: 64C 17,82: 981
Property expense 911 — 1,12¢ —
General and administratiy 932 34C 1,457 562
Depreciation and amortization 15,24« 4,721 25,18" 8,50¢
Total operating expenses 28,72¢ 6,051 47,14 10,39¢
Operating income 24€ 3,331 2,692 6,411

Other income (expense:

Interest expens (9,489 (4,099 (16,235 (7,755
Gains (losses) on derivative instrume 6 (239 14¢ (397)
Loss on disposition of proper — — (44) —
Gains (losses) on sale to -controlling interest holders, net of ta — 17 (102 352
Income from joint venture with affiliate 25 — 49 —
Total other expenses (9,45%) (4,315 (16,189 (7,799
Net loss (9,210 (9849 (13,497 (1,389
Net (income) loss attributable to r-controlling interests (307) (8) (54E) 4
Net loss attributable to stockholde $ (9,519 $ (992) $ (14,03) $ (1,379
Basic and diluted net loss per share $ (0.09 $ (0.04) $ (0.1¢) $ (0.07)

The accompanying notes are an integral part of these financial statements.




Balance December 31, 201

Issuance of common sto

Offering costs, commissions anc
dealer manager fet

Common stock issued through
distribution reinvestmerplan

Distributions declare

Common stock redemptiol

Issuance of restricted shai

Share based compensat

Distributions to non-controlling
interest holder

Designated derivatives, fair value
adjustmen

Net income (loss

Total comprehensive income (lo:

Balance June 30, 201

AMERICAN REALTY CAPITAL TRUST, INC.

CONSOLIDATED STATEMENT OF CHANGES IN EQUITY

Six Months Ended June 30, 2011
(Dollar amounts in thousands)

(Unaudited)
Accumulated
Additional Other
Paid-In Comprehensive  Accumulated Total Stock- Non-controlling Total
Common Stock Capital Loss Deficit holders’ Equity Interests Equity
Number of Par

Shares Value
61,824,23 $ 61€ $ 529,74( $ (3,879 % (46,469 $ 480,01¢ $ 22,64¢ $ 502,66«
86,796,78 86¢ 856,99: — — 857,86 — 857,86
— — (82,48:) — — (82,48)) — (82,487
1,292,02 13 12,26: — — 12,274 — 12,27+
— — — — (32,437 (32,43 — (32,43)
(196,51¢) 2 (2,957 — — (2,95¢ — (2,95¢
36,72t — — — — — — —
— — 72t — — 72t — 72t
_ _ — — — — (2,016 (1,016
— — — (26) — (26) — (26)
— — — — (14,037) (14,037 54E (13,497)
— — — (26) (14,037) (14,067) 54E (13,519
149,753,26 $ 1,49¢ $ 131428 $ (3,909 % (92,93) $ 1,218,94. $ 22,177 $ 1,241,11

The accompanying notes are an integral part of this financial statement .




AMERICAN REALTY CAPITAL TRUST, INC.

CONSOLIDATED STATEMENTS OF CASH FLOWS
(In thousands)
(Unaudited)

Cash flows from operating activities:
Net loss
Adjustments to reconcile net loss to net cash piexviby operating activitie
Depreciatior
Amortization of intangible:
Amortization of deferred financing cos
Amortization of mortgage discounts and premiums,
Amortization of restricted stock grar
Accretion of belov-market lease liabilit
Loss on disposition of proper
(Gain) loss on derivative instrumet
Gain on sales to n~controlling interest holdet
Income from unconsolidated joint ventt
Changes in assets and liabiliti
Prepaid expenses and other as
Accounts payable and accrued expet
Deferred rent and other liabilities
Net cash provided by operating activit
Cash flows from investing activities:
Investment in real estate and other as
Distributions from joint venture investmel
Proceeds from disposition of real estate and athsets
Net cash used in investing activiti
Cash flows from financing activities:
Proceeds from mortgage notes pay:
Payments on mortgage notes pay:
Payments on lor-term notes payab
Payments on sh«-term bridge fund:
Contributions from na-controlling interest holdel
Distributions to no-controlling interest holdet
Proceeds from issuance of common stock
Payments of financing cos
Distributions paic
Redemptions pai
Restricted cash
Net cash provided by financing activiti
Net decrease in cash and cash equivaler
Cash and cash equivalents, beginning of peric
Cash and cash equivalents, end of peric

Supplemental Disclosures:

Cash paid for intere:

Cash paid for income tax

Non-Cash Investing and Financing Activities:

Common stock issued through distribution reinvestinpéan
Mortgages assumed in real estate acquisi

The accompanying notes are an integral part of these financial statements.

Six Months Ended June 30

2011 2010
(13,49) $ (1,389
19,94¢ 6,847
5,23¢ 1,66¢
2,14¢ 365
(79) —

725 2
(152) (157)

44 —
(148) 391

— (533

(49 —
(7,739 (2,609
7,11¢ 1,30¢
35¢ 47C
13,92 6,361
(717,054 (182,189
41¢ —
581 —
(716,059) (182,189)
243,85; 76,681
(4,819 (14,649
(12,790 —
— (15,879

— 9,627
(1,016) (354)
751,05: 131,42
(9,279 (1,526)
(16,059 (3,939
(1,919 (1,59)
(1,919 (21)
947 12 179,78
244,99¢ 3,06¢
31,08t 5,01(
276,98: $ 8,07¢
1353 $ 7,63¢
144 382
12,27 —
30,75: —




AMERICAN REALTY CAPITAL TRUST, INC.

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
June 30, 2011
(Unaudited)

Note 1 — Organization

American Realty Capital Trust, Inc. (the “Companyiicorporated on August 17, 2007, is a Maryland omapon that qualifies as a r
estate investment trust (“REITTpr federal income tax purposes. On January 25820 Company commenced an initial public offe
(“IPO”) on a “best efforts’basis of up to 150.0 million shares of common stfééred at a price of $10.00 per share, subjecettain volum
and other discounts, pursuant to a registratiorestant on Form S-11 (the “Registration Statemefilg)l with the Securities and Exchal
Commission (the “SEC”"under the Securities Act of 1933, as amended. TégisRation Statement also covered up to 25.0 anilhare
available pursuant to a distribution reinvestmelanp(the “DRIP”) under which the Compasy'stockholders may elect to have t
distributions reinvested in additional shares & @ompanys common stock at the greater of $9.50 per sha®&%r of the estimated value
a share of common stock.

On August 5, 2010, the Company filed a registratitetement on Form 8t to register 32.5 million shares of common stat
connection with a followen offering. The IPO was originally set to expiredanuary 25, 2011, three years after its effectate. However, i
permitted by Rule 415 of the Securities Act, therPany was permitted to continue its IPO until 2y 2011. On July 7, 2011, the Comp
had sold all of the 150.0 million shares that wegistered under the IPO and as permitted, begaelitthe remaining 25.0 million shares"
were initially registered for the DRIP. On July 12011, the Company withdrew the registration tog tidditional 32.5 million shares
connection with the follow-on offering. In additiopon July 15, 2011, the Company filed a registrastatement on Form $+o register a
additional 24.0 million shares to be used for tHdP

As of June 30, 2011, the Company had approximd#®8 million shares of common stock outstandirgduiding stock issued under -
DRIP and restricted share plan. Total gross precéenn these issuances were $1.5 billion. As oeJ8@, 2011, the aggregate value o
share issuances and subscriptions outstanding fuasbfilion based on a per share value of $10.060$@50 for shares issued under
DRIP). As of June 30, 2011, approximately 0.5 millishares of common stock had been redeemed umelstdck repurchase program
value of $4.5 million and an additional 0.1 millishares with a redemption value of $1.4 million evaccrued for redemption as of June
2011. The Company is dependent upon the net predead the offering to conduct its operations.

The Company has used and intends to use the pdesah its IPO to acquire and manage a diversé&qgior of real estate properti
consisting primarily of freestanding, singlEnant properties net leased to investment gradeodmer creditworthy tenants throughout
United States and Puerto Rico. The Company typidatds acquisitions with a combination of equitydadebt and in certain cases may
only equity capital or fund a portion of the pursbgrice through investments from unaffiliateddiparties. The Company expects to arri
longterm financing on both a secured and unsecured fiate basis. The Company intends to continue oav grxisting relationships a
develop new relationships throughout the variousketa the Company serves, which is expected totle&arther acquisition opportunities.

As of June 30, 2011, the Company owned 368 pragsextith approximately 11.0 million square feet, #0®ased with a weight
average remaining lease term of 14.5 years. Intagtmg the portfolio, the Company is committeddiversification (industry, tenant a
geography). As of June 30, 2011, rental revenueweatk from investment grade tenants (rated BRB-better by Standard & Poo
approximated 76.4%. The strategy encompasses iegeive majority of revenue from investment gradeaints as the Company furt
acquires properties and enters into (or assumegitiErm lease arrangements.

Substantially all of the Company’s business is cmteld through American Realty Capital Operatingtri®aship, L.P. (the “OP")a
Delaware limited partnership. The Company is the general partner of and owns a 99.01% partneiishépest in the OP. American Re:
Capital Advisors, LLC, (the “Advisor”) is the solenited partner and owner of 0.99% (noantrolling interest) of the partnership interesf
the OP. The limited partner interests have thet igltonvert OP units into cash or, at the optibthe Company, an equal number of com
shares of the Company, as allowed by the limitethpaship agreement.

The Company has no paid employees. The Companyaigmged by the Advisor and American Realty Capitab€rties, LLC, whic
serves as its property manager (the “Property MariagThe Advisor and the Property Manager are affiliagtities that recei
compensation and fees for services related toRfednd for the investment and management of thep@oys assets. These entities rec
fees during the Compars/offering, acquisition, operational and liquidatistages. The compensation levels during the offercquisitio
and operational stages are discussed in Note 1@latdel Party Transactions and Arrangements.




AMERICAN REALTY CAPITAL TRUST, INC.

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
June 30, 2011
(Unaudited)

The Companys stock is not currently listed on a national siiesr exchange. The Company may seek to list dekstor trading on
national securities exchange only if a majorityitefindependent directors believe listing woulditv¢he best interest of its stockholders.
Company does not intend to list its shares atttiie. The Company does not anticipate that thengldvbe any market for its common st
until its shares are listed for trading. In ther@\vé does not obtain listing prior to the tentmasrsary of the completion or termination of
offering, its charter requires that it either: $§9ek stockholder approval of an extension or amendrf this listing deadline; or (ii) se
stockholder approval to adopt a plan of liquidatidrthe corporation.

On May 27, 2011, the Company's board of directogaged Goldman, Sachs & Co. as its financial ad¥sassist it in evaluating
strategic alternatives, including the possible sélall or a portion of the Company, and a pukiktimg on a traded exchange.

Note 2 — Summary of Significant Accounting Policies

The Companys significant accounting policies are described\iote 2 to the consolidated financial statementstif@r year ende
December 31, 2010, which are included in the Comgaform 10K filed with the SEC on March 31, 2011. There h&een no significal
changes to these policies during 2011 other thampidates described below.

Recent Accounting Pronouncemen

In May 2011, the Financial Accounting Standardsr8dq&FASB”) issued guidance that expands the exgstlisclosure requirements for
fair value measurements, primarily for Level 3 meaments, which are measurements based on unobkemvputs such as the Company’s
own data. This guidance is largely consistent witfrent fair value measurement principles with sweptions that do not result in a change
in general practice. The guidance will be applieaspectively and will be effective for interim aadnual reporting periods ending after
December 15, 2011. The adoption of this guidanc®igxpected to have a material impact on the Gayip financial position or results of
operations.

In June 2011, the FASB issued guidance requirinigiesnto present items of net income and othergretmensive income either in one
continuous statement — referred to as the stateofi@amprehensive income — or in two separatecbnsecutive, statements of net income
and other comprehensive income. The new guidanes ot change which components of comprehensiveria@re recognized in net
income or other comprehensive income, or whenean df other comprehensive income must be recladsifi net income. The guidance will
be applied prospectively and will be effective fitterim and annual reporting periods ending aftec&nber 15, 2011. The adoption of this
guidance is not expected to have a material impatche Company’s financial position or results pétions but will change the location of
the presentation of other comprehensive incomedierolosely associate the disclosure with net ireeom




AMERICAN REALTY CAPITAL TRUST, INC.

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

Note 3 — Real Estate Investments

June 30, 2011
(Unaudited)

The following table presents the allocation of #issets acquired and liabilities assumed duringéneds presented (amounts in

thousands):

Real estate investments, at ct
Land
Buildings, fixtures and improvements
Total tangible assets
Acquired intangibles
In-place lease
Mortgage assume
Mortgage discount, net

Total assets acquired, net
Number of properties purchas

Three Months Ended June 30

Six Months Ended June 30

2011 2010 2011 2010
$ 5882 $  1882: $  13235( $ 29,89
250,03 69,50: 523,61( 128,54:
308,86 88,32+ 655,96 158,44,
45,94 12,42: 91,50¢ 23,74:
(18,327) — (30,757)
— — 331 —
$ 33648 $ 100,74t $  717,05: $ 18218«
50 21 11C 41




AMERICAN REALTY CAPITAL TRUST, INC.

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
June 30, 2011
(Unaudited)

The Company acquires and operates commercial giegehll such properties may be acquired and dpdrhy the Company alone or jointly
with another party. As of June 30, 2011, all of pheperties the Company owned were 100% occupiee . Jompany acquired and disposed
of the following properties during the six monthled June 30, 2011 (dollar amounts in thousands thlan annualized average rental
income per square foot):

Acquisition/ Remaining Base Annualized
Disposal No. of Square Ownership Lease Purchase Capitalization Rental
Property Date Buildings Feet Percentage Term (1) Price (2) Rate (3) Income (4)
Portfolio as of December 31, 201( 259 5,310,21! various 15z  $ 879,21! 8.41% $ 73,00¢

Acquisitions for the six months ended June 30, 201

Lowes(® January 201 1 141,39: 10C% 15. 10,01 6.74% 67
Citizens January 201 2 14,307 10C% 7. 3,81 9.11% 34
QuickTrip January 201 1 4,55¢ 10C% 12. 3,33 8.74% 2¢
Dillons January 201 1 56,45: 10C% 8. 5,07 7.80% 3¢
Wawa January 201 2 12,430 10C% 15. 17,2C 7.00% 1,2C
Walgreens VI January 201 9 122,96: 10C% 23. 54,5€ 6.86% 3,74
DaVita Dialysis Il February 201: 4 23,15¢ 10C% 10.! 8,01 8.90% 71
Cvs il February 201: 1 13,33¢ 10C% 25. 5,1¢ 7.25% 37
Citigroup, Inc. February 201: 1 64,03¢ 10C% 14. 27,27 7.00% 1,91
Coats & Clark February 201: 1 401,51. 10C% 9. 9,52 9.84% 92
Walgreens IX February 201: 1 13,56¢ 10C% 22. 5,4€ 7.34% 4C
Express Script March 2011 2 416,14 10C% 7. 51,28 9.02% 4,62
DaVita Dialysis 11l March 2011 1 18,18¢ 10C% 11. 6,5€ 7.72% 5C
Dollar General V March 2011 6 55,36¢ 10C% 14. 5,1¢ 8.84% 45
Wal-Mart March 2011 1 183,44 10C% 7. 12,62 7.15% 9C
Kohl's March 2011 1 88,40¢ 10C% 14. 10,18 7.15% 72
Texas Instrument March 2011 1 125,00( 10C(% 9. 32,0C 7.88% 2,52
Sam's Clué® March 2011 1 141,58: 10C% 14.. 12,82 6.64% 8t
CVS IV March 2011 1 13,22¢ 10C% 23. 5,33 7.95% 42
Walgreens X March 2011 2 27,76( 10C% 19. 9,0C 7.46% 67
CVsSV March 2011 1 12,90( 10C% 22. B, 7e 7.29% 42
Provident Ban} March 2011 1 2,95 10C% 22. 2,58¢ 9.15% 22
Dillons I March 2011 1 63,85 10C% 10. 6,42 7.49% 48
March & May
FedEx X 2011 2 204,15 10C% 14. 32,2C 7.98% 2,57
~3M March 2011 1 650,76 10C% A 44,8C 7.35% 3,29
Bojangles March 2011 13 47,86 10C% 11. 24,78 8.85% 2,1¢
Tractor Supply Il March 2011 2 38,19/ 10C% 14.€ 5,102 9.09% 462
Dollar General VI April 2011 2 18,42¢ 10C% 14 1,8t 9.00% 167
Dollar General VII April 2011 2 18,34( 10C% 14 2,0¢ 8.98% 18¢
O'Reilly Auto Il April 2011 1 8,15¢ 10C% 11 1,8¢ 8.92% 16¢
Walgreens X| April 2011 1 14,55( 10C% 24 4,9¢ 7.35% 367
DaVita Dialysis IV April 2011 1 6,02( 10C% 8 2,0¢ 8.88% 182
Whirlpool April 2011 1 750,00( 10C% 9 19,8t 8.10% 1,60¢
Wrangler April 2011 1 316,80( 10C% 9 17,2¢ 8.20% 1,417
Walgreens Xl April 2011 1 13,60 10C% 22 4,3¢ 8.20% 35¢
7-Eleven May 2011 1 3,07« 10C% 9 2,9t 8.24% 242
BSFS I May 2011 1 7,86¢ 10C% 14 2,6¢ 8.53% 227
Kohls 11 May 2011 1 64,25( 10C% 19 6,3¢ 7.50% 48(
National Tire & Battery =~ May 2011 8 33,92( 10C% 14 5,9: 8.16% 48¢
CVS VI May 2011 1 13,22« 10C% 23 9,1: 7.21% 657
BSFS IV May 2011 8 22,90« 10C% 13 8,5! 8.60% 734
FedEx XI| May 2011 1 125,50: 10C% 10 39,0( 7.94% 3,09t
Pep Boys May 2011 8 60,14( 10C% 12 12,9t 8.68% 1,12¢
Tops Market May 2011 1 57,83: 10C% 11 10,9t 7.61% 834




AMERICAN REALTY CAPITAL TRUST, INC.

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
June 30, 2011

(Unaudited)
Acquisition/ Remaining Base Annualized
Disposal No. of Square Ownership Lease Purchase Capitalization Rental

Property Date Buildings Feet Percentage Term (1) Price (2) Rate (3) Income (4)
7-Eleven I May 2011 1 2,94( 10C% 9 2,1( 7.55% 15¢
General Electrit May 2011 1 484,34¢ 10C% 7. 23,6¢ 7.62% 1,80¢
Wal-Mart Il May 2011 1 151,92¢ 10C% 7. 12,41 8.01% 99t
USPS May 2011 1 39,297 10C% 13. 7,2¢ 6.79% 492
Walgreens Xl May 2011 2 27,19¢ 10C% 17 9,8! 7.25% 712
Walgreens XIV June 201: 1 14,82( 10C% 21 3,9¢ 7.15% 28t
Mrs. Bairds June 201: 2 30,12( 10C% 8. 3,1¢ 8.36% 26E
Walgreens XV June 201! 1 14,48( 10C% 21, 4,91 7.13% 35C
O'Reilly's 11l June 201: 1 8,16( 10C% 11 2,0( 8.70% 174
FedEx XII June 201: 1 182,32¢ 10C% 11 35,0( 7.79% 2,72¢
Walgreens XVI June 201! 6 52,40( 10C% 22, 51,1¢ 6.63% 3,392
VA Clinic June 201: 1 10,76¢ 10C% 9. 3,1¢ 11.66% 372
BSFS V June 201: 1 159,79 10C% 10. 9,04 8.53% 771
Tractor Supply IV June 201! 1 19,091 10C% 11, 1,7¢ 13.94% 244
O'Reilly's IV June 201! 2 16,00( 10C% 11, 3,7: 8.75% 32€
Trader Joe' June 201: 1 31,92( 10C% 10. 5,5¢ 12.16% 675
Disposition for the six months ended June 30, 201
PNC January 201 1) (1,997) 10C% (7.9 (68C) 6.91% (47)
Total 368 11,045,92 14.5 $ 1,626,33! 8.08% $ 131,37°

Annualized

average rental

income per

square foot $ 11.8¢

(1) Remaining lease term as of June 30, 2011eamsy If the portfolio has multiple locations withrying lease expirations, remaining lease
term is calculated on a weigh-average basis. Total remaining lease term is arageef the remaining lease term of the total ptiaf

(2) Contract purchase price excluding acquisidod transaction-related costs. Acquisition andsmation-related costs include legal costs,
acquisition fees paid to the Advisor and closingts@n the propert,

(3) Annualized rental income on a straight-linsibalivided by base purchase price. Total capatibn rate is an average of the
capitalization rate of the total portfoli

(4) Annualized rental income for the property fadio on a straight-line basis as of June 30, 20iHich includes the effect of tenant
concessions such as free rent, as applic

(5) Includes a $12.0 million investment in a joint wanet

(6) Property is a parcel of land with a grounds&ewvhich contains a building that will be conveyethe Company at the end of the ground
lease. Square footage and number of buildingssédethe building that is constructed on the papEénd.




AMERICAN REALTY CAPITAL TRUST, INC.

NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
June 30, 2011
(Unaudited)

Future Lease Payments
The following table presents future minimum basgakcash payments due to the Company subsequénh&30, 2011. These amot

exclude contingent rentals that may be collectedchfcertain tenants based on provisions relatedles shresholds and increases in ar
rent based on exceeding certain economic indexes@uther items (amounts in thousands):

Future Minimum

Year Base Rent Payments
July 1, 2011 to December 31, 2C $ 62,32:
2012 125,47(
2013 126,44¢
2014 128,45:
2015 129,95:
Thereafter 1,311,44
Total $ 1,884,08:

The following table lists tenants whose annualizetal income on a straighite basis represented greater than 10% of corsel
annualized income as of June 30, 2011 and 2010:

2011 2010
FedEx 16% 16%
Walgreens 13% —

CVS 8% 20%

No other tenant represented more than 10% of theaized rental income for the periods presentdek termination, delinquency
non-renewal of one of the above tenants may hawatarial adverse effect on revenues.

Note 4 — Revolving Credit Facilities

At June 30, 2011 and December 31, 2010, the Compadyavailable a $10.0 million revolving line okdit unsecured bridge facil
with an affiliated entity. There were no amountsstanding under this facility at June 30, 2011 ec@&nber 31, 2010. There are no un
borrowing fees associated with this facility.

In July 2010, the Company obtained a secured revpleredit facility with Capital One, N.A. (“Capit®ne”) for an aggregate maximt
principal amount of $30.0 million. The proceeddazins made under the credit agreement may be adethhce the acquisition of net leas
investment or nolmvestment grade occupied properties. The inigaintof the credit agreement is 30 months, which begxtended by :
months, subject to satisfaction of certain condgidncluding payment of an extension fee.

Any loan made under the Capital One credit agre¢msteall bear floating interest at per annum ratgsakto either one month Lond
Interbank Offered Rate (“LIBOR”) plus 3.25% or tArmonth LIBOR plus 3.25%, at the Compangption. In the event of a default, Cay
One has the right to terminate its obligations wrtde credit agreement, including the funding dtife loans, and to accelerate the payme
any unpaid principal amount of all outstanding kmarhe line of credit requires a fee of 0.25% anuhused balance.

In August 2010, the Company obtained a securedviexpcredit facility with U.S. Bank, N.A. (“U.S. &k”) for an aggregate maximt
principal amount of $20.0 million, which subsequgiricreased to $30.0 million. The proceeds of barade under the credit agreement
be used to finance the acquisition of net leasedestment or noimvestment grade occupied properties. The initint of the cred
agreement is 24 months, with a dirae extension option of 12 months, subject toséattion of certain conditions, including paymehgao
extension fee.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
June 30, 2011
(Unaudited)

Any loan made under the U.S. Bank credit agreemball bear floating interest at a per annum ratgaktp one month LIBOR pli

3.25%. In the event of a default, U.S. Bank hasrifjiet to suspend the funding of future loans am@dcelerate the payment on any un
principal amount of the outstanding loans. The theredit requires a fee of 0.25% on the unusédance.

The Company must collateralize the Capital Oneldr#l Bank lines of credit with certain of its profes in addition to meeting cert;
minimum cash deposit requirements. The Companydnasn on these lines of credit from time to timefittance the purchase price
acquisitions on a short-term basis. There are mouats outstanding on these lines of credit as 0é B0, 2011 or December 31, 2010.

Note 5 — Mortgage Notes Payable

The Company’s mortgage notes payable consist dbtlmving (dollar amounts in thousands):

Weighted
Average
Effective Weighted
Encumbered Outstanding Interest Average
Properties Loan Amount Rate (1) Maturity (2)
June 30, 2011 26 $ 642,54 5.35% 5.0¢
December 31, 2010 19€ $ 372,75! 5.73% 6.1°F

(1) Mortgage notes payable are fixed rate mortgagenortgages with rates that are fixed throughutbe of interest rate hedging
instruments. Effective interest rates range fro@®% to 6.97% at June 30, 2011 and 4.36% to 6.9Meeember 31, 201!

(2) Weighted average remaining years until maturitpfabe periods presente

The following table summarizes the scheduled aggeegrincipal repayments subsequent to June 3@, @0ounts in thousands):

Year Total

July 1, 2011 to December 31, 2C $ 4,90(
2012 3,97(
2013 59,91(
2014 34,51
2015 120,62!
Thereafter 418,62¢
Total $ 642,54

The Companys sources of recourse financing generally requirential covenants, including restrictions on cogbe guarantees, t
maintenance of certain financial ratios (such aeciigd debt to equity and debt service coveragespas well as the maintenance
minimum net worth. As of June 30, 2011, the Compaayg in compliance with the debt covenants undenibrtgage loan agreements.

Note 6 — Long-Term Notes Payable

As of December 31, 2010, the Company had $12.8omibf outstanding long-term notes payable (thet#st) from a private placeme

pursuant to Rule 506 of Regulation D promulgatedenrthe Securities Act. The proceeds of the priyéeement were used to re|
outstanding short-term bridge equity fund draws.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
June 30, 2011
(Unaudited)

The Notes bore interest at 9.0% annually, provithed the interest rate would be adjusted to 9.5%#ually for Notes on which tl
Company did not incur a selling commission. The @any paid interestnly monthly payments to subscribers of the Notdé® balances
the Notes were repaid in full in May 2011. In coctien with this payoff, $0.7 million of unamortizetkferred financing costs were charge
interest expense.

Note 7 — Fair Value of Financial Instruments

The Company determines fair value based on quoteg@spwhen available or through the use of altéveaapproaches, such
discounting the expected cash flows using markietrést rates commensurate with the credit quality duration of the investment. T
alternative approach also reflects the contraderahs of the derivatives, including the period tatuamity, and uses observable markase!
inputs, including interest rate curves and implrethtilities. The guidance defines three levelingluts that may be used to measure fair v.

Level 1 — Quoted prices in active markets for identical assetd liabilities that the reporting entity has #iality to access at tl
measurement date.

Level 2 — Inputs other than quoted prices included within ¢lel that are observable for the asset and lighdglitcan be corroborat
with observable market data for substantially thigre contractual term of the asset or liability.

Level 3 — Unobservable inputs that reflect the ensitpwn assumptions about the assumptions that mpakgtipants would use in t
pricing of the asset or liability and are consedlyemot based on market activity, but rather thiopgrticular valuation techniques.

The determination of where an asset or liabilitysfn the hierarchy requires significant judgmemid considers factors specific to
asset or liability. In instances where the deteatiim of the fair value measurement is based oatinfsom different levels of the fair val
hierarchy, the level in the fair value hierarchythin which the entire fair value measurement fal®ased on the lowest level input the
significant to the fair value measurement in itsirety. The Company evaluates its hierarchy diagles each quarter and depending
various factors, it is possible that an assetatility may be classified differently from quarterquarter. However, the Company expects
changes in classifications between levels willdrer

Although the Company has determined that the ntgjofi the inputs used to value its derivatives faithin Level 2 of the fair valt
hierarchy, the credit valuation adjustments assediwith those derivatives utilize Level 3 inpugach as estimates of current credit sprea
evaluate the likelihood of default by the Company &s counterparties. However, as of June 30, 20lDecember 31, 2010, the Comg.
has assessed the significance of the impact otithdit valuation adjustments on the overall vatuatof its derivative positions and |
determined that the credit valuation adjustmenésraot significant to the overall valuation of therfpanys derivatives. As a result, 1
Company has determined that its derivative valuatia their entirety are classified in Level 2 loé ffair value hierarchy.

The valuation of derivative instruments is detemmdirusing a discounted cash flow analysis on thearp cash flows of each derivat
This analysis reflects the contractual terms of deevatives, including the period to maturity, wmell as observable markbased input
including interest rate curves and implied vola&h. In addition, credit valuation adjustments Brcorporated into the fair values to acct
for the Company’s potential nonperformance risk medperformance risk of the counterparties.

The following table presents information about @@mpanys assets (including derivatives that are presemegdmeasured at fair val
on a recurring basis as of June 30, 2011 and De=eBih 2010, aggregated by the level in the faluevdierarchy within which tho
instruments fall (amounts in thousands):

Quoted Prices ir  Significant Other Significant

Active Markets Observable Unobservable
Level 1 Inputs Level 2 Inputs Level 3 Total
June 30, 2011
Total derivatives, net $ — $ 5117 $ — 3 511%
December 31, 201(
Total derivatives, net $ — $ 521< $ — $ 5,214
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
June 30, 2011
(Unaudited)

The Company is required to disclose the fair valignancial instruments for which it is practicalib estimate that value. The fair value
of short-term financial instruments such as caghaash equivalents, restricted cash, other recleisaiccounts payable and distributions
payable approximates their carrying value on thesobidated balance sheet due to their short-tetnrearl he fair value of mortgage notes
payable are obtained by calculating the presentevat current market rates.

The fair values of the Comparsyfinancial instruments that are not reported atvalue on the consolidated balance sheet arertex)
below (amounts in thousands):

Carrying Carrying
Amount at Fair Value at Amount at Fair Value at
June 30, June 30, December 31, December 31,
2011 2011 2010 2010
Mortgage notes payabig) $ 64329 $ 65341¢ $ 37391f $ 388,98
Other long-term notes payable $ — 3 — $  12,79C $  12,79(

(1) Carrying amount includes premiums and discountsorigage notes payab
Note 8 — Derivatives and Hedging Activities
Risk Management Objective of Using Derivatives

The Company may use derivative financial instrursgimicluding interest rate swaps, caps, optiorsorél and other interest r.
derivative contracts, to hedge all or a portiontloé interest rate risk associated with its borrgsinThe principal objective of sL
arrangements is to minimize the risks and/or casseciated with the Compasyoperating and financial structure as well asetdge specifi
anticipated transactions. The Company does nohdnte utilize derivatives for speculative or othrirposes other than interest rate
management. The use of derivative financial insemits carries certain risks, including the risk ttiee counterparties to these contrac
arrangements are not able to perform under theeaggrts. To mitigate this risk, the Company onleentnto derivative financial instrume
with counterparties with high credit ratings andhanajor financial institutions with which the Coany and its affiliates may also have o
financial relationships. The Company does not grdte that any of the counterparties will fail te@n their obligations.

Cash Flow Hedges of Interest Rate Risk

The Companys objectives in using interest rate derivativestaradd stability to interest expense and to mariggexposure to intere
rate movements. To accomplish this objective, tlen@any primarily uses interest rate swaps and rsola part of its interest rate 1
management strategy. Interest rate swaps desigaatedsh flow hedges involve the receipt of vaeialte amounts from a counterpart
exchange for the Company making fixede payments over the life of the agreements witleachange of the underlying notional amc
Interest rate collars designated as cash flow rethy®lve the receipt of variablate amounts if interest rates rise above the tie sate o
the contract and payments of variable-rate amdtimterest rates fall below the floor strike rate the contract.

Derivatives were used to hedge the variable casirsflassociated with existing varialsbte debt. The effective portion of changes ir
fair value of derivatives designated and that duads cash flow hedges is recorded in accumulatédracomprehensive income ant
subsequently reclassified into earnings in theqgaethat the hedged forecasted transaction affentsirgys. The ineffective portion of 1
change in fair value of the derivatives is recogdidirectly in earnings.

Amounts reported in accumulated other compreherisiveme related to derivatives will be reclassiftedinterest expense as inte

payments are made on the Company’s variaiie-debt. During the next twelve months, the Campestimates that an additional $
million will be reclassified from other compreheresincome as an increase to interest expense.
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
June 30, 2011
(Unaudited)

As of June 30, 2011, the Company had the followdngstanding interest rate derivatives that werdgtlesed as cash flow hedges
interest rate risk (dollar amounts in thousands):

Interest Rate Derivative Number of

Instruments Notional Amount
Interest Rate Sway 4 $ 63,06¢
Interest Rate Collat 1 4,11¢

As of December 31, 2010, the Company had the fatigwutstanding interest rate derivatives that velrsignated as cash flow hedge
interest rate risk (dollar amounts in thousands):

Interest Rate Derivative Number of

Instruments Notional Amount
Interest Rate Sway 4 $ 63,53:
Interest Rate Collat 1 4,11¢

Non-Designated Hedges

Derivatives not designated as hedges are not spia@ul These derivatives are used to manage thep&ays exposure to interest r.
movements and other identified risks but do nottnlee strict hedge accounting requirements to besified as hedging instruments.
Company has one interest rate collar contract adéhg, with an aggregate notional amount of $22@ $23.2 million at June 30, 2011
December 31, 2010, respectively, with an establistedling and floor for the underlying variableeatt 4.125% and 3.54%, respectively.
contract was not able to be designated as a hedgirgment as it does not qualify for hedge actiogrbased on the results of the net wri
option test. As such, all changes in the fair valti¢he interest rate collar have been includethenCompanys statements of operations
the six months ended June 30, 2011 and 2010.

The table below presents the fair value of the Caimg{s derivative financial instruments as well as tl#@ssification on the balar
sheets as of June 30, 2011 and December 31, 26iu@s in thousands):

Balance Sheet Locatior June 30, 2011 December 31, 2011
Derivatives designated as hedging instruments:
Interest Rate Produc Derivatives, at fair valu $ (3,900 $ (3,82¢)
Derivatives not designated as hedging instrument:
Interest Rate Produc Derivatives, at fair valu $ (1,21) $ (1,38¢6)
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Derivatives in Cash Flow Hedging Relationships

The table below details the location in the finahstatements of the gain or loss recognized @réast rate derivatives designated as
flow hedges for the three and six months ended 30n2011 and 2010 (amounts in thousands):

Three Months Ended June 30 Six Months Ended June 30
2011 2010 2011 2010

Amount of loss recognized in accumulated other aeimgnsive income

as interest rate derivatives (effective portion) $ (1,250 $ (2,256 $ (1,099 $ (3,400
Amount of loss reclassified from accumulated ottenprehensive

income into income as interest expense (effectoréign) $ (522) $ (51€) $ (1,069 $ (940
Amount of gain (loss) recognized in income on datiixe as loss on

derivative instruments (ineffective portion and ambexcluded fron

effectiveness testing) $ 10 $ — $ (63 $ —

Derivatives Not Designated as Hedging Instruments

The table below details the amount and locatiothéfinancial statements of the gain or loss retzeghon derivatives not designate«
hedging instruments for the three and six montlieddune 30, 2011 and 2010 (amounts in thousands)

Three Months Ended June 30 Six Months Ended June 30
2011 2010 2011 2010
Location of Gain or (Loss) Recognized in Income oBerivative:
Gains (losses) on derivative instruments $ 6 $ (239 $ 146 $ (397)
Total $ 6 $ (239 $ 148 $ (397

Credit-risk-related Contingent Features

The Company has agreements with each of its derévabunterparties that contain a provision whéteeé Company either defaults o
capable of being declared in default on any ofiridebtedness, then the Company could also be éeclar default on its derivati
obligations.

As of June 30, 2011, the fair value of derivatiires net liability position related to these agreais was $5.1 million. As of June
2011, the Company has not posted any collaterate@lto these agreements and was not in breachyohgreement provisions. If 1
Company had breached any of these provisions,uildclbave been required to settle its obligationdemrthe agreements at their aggre
termination value of $5.5 million at June 30, 2011.
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Note 9 — Commitments and Contingencies
Litigation

In the ordinary course of business, the Company breome subject to litigation or claims. There acematerial legal proceedir
pending or known to be contemplated against the faomy

Environmental Matters

In connection with the ownership and operation el restate, the Company may potentially be liabtecbsts and damages relate
environmental matters. The Company has not begfienbby any governmental authority of any noompliance, liability or other claim, a
the Company is not aware of any other environmesaadition that it believes will have a materiavatse effect on the consolidated res
of operations.

Guarantee of the Debt of Others

In conjunction with entering into a joint venturgraement with an affiliated entity where the Compamvested $12.0 million for ¢
ownership percentage of five retail condominiuntsinthe Company agreed to provide a guaranteenoartgage note payable obtained fi
a third party in connection with the property asifion. The guarantee will be in place until théliated entity achieves a net worth of $4
million. At June 30, 2011, the balance of the mageg note payable was $21.3 million. The net woftthe affiliated company at June
2011 was $31.7 million. The leverage ratio on thepprty, defined as mortgage note payable balandded by the purchase price of
property, was 62.6% as of June 30, 2011. In additibhe properties are leased on a lterga basis which fully cover debt serv
requirements. Therefore the Company believes thatunlikely that it would be required to make pants on behalf of the affiliated en
under this arrangement and therefore the fair vafudte guarantee is not material. The Companycigaties the net worth threshold to
achieved by the affiliated entity by the end of thied quarter of 2011.

Note 10 — Related Party Transactions and Arrangemeas
Fees Paid in Connection with Common Stock Offering

The Companys affiliated Dealer Manager receives selling consiniss of 7% of the gross offering proceeds from shée of th
Company’s common stock (as well as sales of kang notes and exchange transactions) before vemlloe of commissions earned
participating broker-dealers. The Dealer Manageall@vs 100% of commissions earned to participatingkerdealers. In addition, tl
Dealer Manager receives dealer manager fees of f3#teogross offering proceeds before reallowanceauicipating brokedealers. Th
Dealer Manager may re-allow all or a portion of disaler manager fee to participating broker-dealdcs selling commissions or dealer-
manager fees are paid to the Dealer Manager wsgher to shares sold under the DRIP.

The following table details the results of such\atits related to the Dealer Manager (amountfhiousands):

Three Months Ended June 30, Six Months Ended June 30,
2011 2010 2011 2010
Total commissions paid to Dealer Mana $ 54,38¢ $ 8,981 $ 76,46( $ 14,33¢
Less:
Commissions to participating broker deal (36,499 (6,039 (51,187 (9,809
Reallowance to participating broker dealers (5,247 (64€) (7,407 (1,254
Net to affiliated Dealer Managy(1) $ 12,65 $ 229: $ 17,87. $ 3,28(

(1) The Dealer Manager is responsible for commisgiayments due to its employees as well as itergénverhead and various selling
related expense
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The Company will reimburse the Advisor up to 1.5%its gross offering proceeds. The following taloletails the results of su
activities related to organizational and offerirggts reimbursed to the Advisor (amounts in thousand

Three Months Ended June 30 Six Months Ended June 30
2011 2010 2011 2010
Organizational and offering expense reimbursements $ 150¢ $ 1,17t $ 2,79¢ $ 2,27¢

At June 30, 2011 and December 31, 2010, the Compadya payable to the Dealer Manager and the Adei82.0 million and $0.
million, respectively, for commissions and reimmments of expenses. At June 30, 2011, the Compadyabcrued all organizational ¢
offering costs that the Advisor had incurred ondiebf the Company.

Fees Paid in Connection With the Operations of tB®@mpany

The Advisor receives an acquisition fee of 1.0%hef contract purchase price of each acquired ptpped is reimbursed for acquisiti
costs incurred in the process of acquiring propsréxpected to approximate 0.5% of the contraathase price. In no event will the tota
all acquisition and advisory fees and acquisitispemses payable with respect to a particular imvest exceed 4% of the contract purcl
price.

The Company will pay the Advisor a yearly fee oftad % of the contract purchase price of each ptgfmsed on assets held by the
Company on the measurement date, adjusted for ppat® closing dates for individual property acdigss. On June 7, 2011, the Company
and the Advisor agreed to modify the timing of ga/ment of asset management fees by the Compahg #ddvisor such that the Company
shall pay to the Advisor asset management feescoimrant basis, and shall no longer pre-pay theses,fas was allowed under the previous
agreement. In addition, such asset managemensliiedidoe payable, at the discretion of the Compahbyard subject to the Advisor ' s
approval, on a prospective basis, in cash, comrumk ®r restricted stock grants, or any combinatimreof. See Note 12 — Share-Based
Compensation for additional information of limitatis on the issuance of restricted shares to thésédv

For the management and leasing of its propertiesCompany will pay to an affiliate of its Advisaproperty management fee of (a)
of gross revenues from its single tenant propegies (b) 4% of gross revenues from its multi-tenanoperties, plus, in each case, market-
based leasing commissions applicable to the gebgrdpcation of the property. The Company also wdimburse the affiliate costs
managing the properties. The affiliate may alseirer a fee for the initial leasing of newly consted properties, which would gener
equal one montls’rent. In the unlikely event that the affiliatesiats a tenant with tenant improvements, a sepératmay be charged to, ¢
payable by the Company. This fee will not exceedd@%he cost of the tenant improvements. The aggeegf all property management :
leasing fees paid to its affiliates plus all paytsen third parties for such fees will not exceled &mount that other nonaffiliated managel
and leasing companies generally charge for sirsgavices in the same geographic location as detedrby a survey of brokers and agen
such area. No such fees were incurred or paichfothree or six months ended June 30, 2011 or 2010.

The Company may reimburse its Advisocosts of providing administrative services, scife the limitation that it will not reimburse
Advisor for any amount by which its operating exgen (including the asset management fee) at thefetg four preceding fiscal quart
exceeds the greater of (a) 2% of average invessets or (b) 25% of net income other than anytiaddi to reserves for depreciation,
debt or other similar nonash reserves and excluding any gain from the cfatessets for that period. Additionally, the Companill not
reimburse the Advisor for personnel costs in cotioecwith services for which the Advisor receivesgaisition fees or real est
commissions. No such fees were incurred or paith®@three or six months ended June 30, 2011 @.201

If the Companys Advisor provides services in connection with dhnigiination or refinancing of any debt that the Qmmy obtains, ar
uses to acquire properties or to make other pexditivestments, or that is assumed, directly oiréctly, in connection with the acquisiti
of properties, the Company will pay the Advisorimafhcing coordination fee equal to 1% of the amawdilable and/or outstanding un
such financing, subject to certain limitations.
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The following tables detail amounts paid and reirsbd to affiliates as well as amounts contractudllg to the Advisor which we
forgiven in connection with the operations relasedvices described above (amounts in thousands):

Three Months Ended June 30

2011 2010
Paid Forgiven Paid Forgiven

One-time fees:

Acquisition fees and related cost reimbursem $ 547/ $ — 3 987 $ —
Financing coordination fees and related cost rensdraents 86C — 35C —
Other expense reimburseme 1,90z — — —
On-going fees:

Asset management fe( 95( 2,48¢ 35(C 772
Property management and leasing fees — 52¢ — 17¢
Total operational fees and reimbursements $ 9,18¢ $ 3,01t 1,687 $ 947

Six Months Ended June 30
2011 2010
Paid Forgiven Paid Forgiven

One-time fees:

Acquisition fees and related cost reimbursem $ 11,20¢ % — 1,78 % —
Financing coordination fees and related cost rensdgrment: 2,72 — 767 —
Other expense reimburseme 2,381 — — —
On-going fees:

Asset management fe@ 1,55( 4,35( 35C 1,66:
Property management and leasing fees — 91¢ — 314
Total operational fees and reimbursements $ 17,86( $ 5,26¢ $ 2,90 $ 1,971

(1) The Company’s board of directors, subjecthi® Advisor ’s approval, on a prospective basis, may elect yoapaequivalent amount
the cash fees forgiven in unvested performancedoeestricted shares. The Company will record expdassuch shares, if the boarc
directors approves the issuan

$8.1 million and $4.4 million of asset managemezgsfwere prepaid to the Advisor as of June 30, 201dl December 31, 20:
respectively. On June 7, 2011, the Company andithésor agreed to modify the timing of the paymehtasset management fees by
Company to the Advisor such that the Company gfafito the Advisor asset management fees on anturasis, and shall no longer gray
those fees, as was allowed under the previous mgree

Fees Paid in Connection with the Liquidation or Lting of the Company’s Real Estate Assets

The Company will pay a brokerage commission onstide of property, not to exceed the lesser oflmiéof reasonable, customary
competitive real estate commission or 3% of theremn price for property sold (inclusive of any aoission paid to outside brokers), in e
case, payable to the Advisor if the Advisor ordffiliates, as determined by a majority of the ipeledent directors, provided a substa
amount of services in connection with the sale.

The Company will pay a subordinated participationte net proceeds of the sale of real estatesagbd5% of remaining net proce:
after return of capital contributions plus paymamtinvestors of a 6% cumulative, neompounded return on the capital contribute
investors. The Company cannot assure that it walVigle this 6% return but the Advisor will not betidled to the subordinated participatior
net sale proceeds unless its investors have rateié®o cumulative nonempounded return on their capital contributions.ddch fees we
incurred or paid for the three or six months endigne 30, 2011 or 2010.
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The Company will pay a subordinated incentivenigtfee of 15% of the amount by which the adjustedket value of real estate as:
plus distributions exceeds the aggregate capitatriboited by investors plus an amount equal to acé¥hulative, norcompounded annt
return to investors. The Company canassure that it will provide this 6% return but thdvisor will not be entitled to the subordina
incentive listing fee unless its investors havesiead a 6% cumulative noecempounded return on their capital contributions. $uich fee
were incurred or paid for the three or six monthdesl June 30, 2011 or 2010.

The following table details amounts paid to affdisin connection with the sale of property (amsunthousands):

Three Months Ended June 30, Six Months Ended June 30,
2011 2010 2011 2010

Real estate commissions $ — $ — $ 19 $ —

Financing

The OP entered into an agreement with the pringiphthe Advisor whereby the OP can obtain up ©.@&illion of bridge equity froi
the principals from time to time as needed to me\s8hortterm bridge equity for property acquisitions or §mneral working capital purpos
Such bridge equity advances need to be satisfiddné one year period and will accrue a yield &.8here were no amounts outstan
under this facility as of June 30, 2011 and Decen3ie 2010. There was no interest expense forfauidity during the three or six mont
ended June 30, 2011 or 2010.

Joint Venture Investment

In December 2010, the Company entered into a j@nture agreement with an affiliate and an unrdl#hé@d party investor to invest ir
portfolio of five retail condominium units. The Cgamy’s initial investment in this joint venture was ¥l #illion and a 1.0% fee was paic
the Company by the affiliate. The recorded bookisha$ the investment will be adjusted by distrilobm$ of the profit and loss of t
investment properties in accordance with the jeertture agreement. For the three and six monthsdeddne 30, 2011, the Compamghar
of the net profit and loss on the property was 828,and $49,000, respectively. In addition, the Gany received cash distributions of §
and $0.4 million for the three and six months endede 30, 2011, respectively. No fees were paith¢oAdvisor in connection with tf
agreement.

Note 11 — Economic Dependency

Under various agreements, the Company has engagedl @ngage the Advisor and its affiliates to pide certain services that :
essential to the Company, including asset manageseices, supervision of the management andngasi properties owned by t
Company, asset acquisition and disposition dedssitire sale of shares of the Compangdmmon stock available for issue, as well asr
administrative responsibilities for the Companyluigiing accounting services and investor relations.

As a result of these relationships, the Compargdejsendent upon the Advisor and its affiliates.Ha event that these companies \
unable to provide the Company with the respectireises, the Company would be required to findralive providers of these services.

Note 12 — Share-Based Compensation
Stock Option Plar

The Company has a stock option plan (the “PlanBictv authorizes the grant of nonqualified stockian to the Companyg’independe!
directors, subject to the absolute discretion efltbard of directors and the applicable limitatiohshe Plan. The exercise price for all s
options granted under the Plan will be fixed at.80®er share until the termination of the Compani’O, and thereafter the exercise f
for stock options granted to its independent dectvill be equal to the fair market value of arshan the last business day preceding
annual meeting of stockholders. As of June 30, 201dd December 31, 2010, the Company had grantéohspb purchase 27,000 share
$10.00 per share, each with a two year vestingogeand an expiration of 10 years. A total of 1.0liori shares have been authorized
reserved for issuance under the Plan.
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The fair value of each option grant is estimatedhendate of grant using the Black-Scholes optigcimpg model.During the three and ¢
months ended June 30, 2011, no options were fedat were exercised and 9,000 shares became vEstddg the three and six mon
ended June 30, 2010, no shares were forfeitedcisrdror vested. As of June 30, 2011 and Decenthe2(®BL0, unvested options to purct
9,000 shares at $10.00 per share remained outstamdih a weighted average contractual remainifggdf 7.8 and 8.3 years, respectiv
The total compensation charge relating to thesemgfrants is immaterial.

Restricted Share Pla

On January 22, 2010, the Board of Directors adopte@mployee and director incentive restricted estpdan (the “RSP”)The RSI
provides for the automatic grant of 3,000 restdcthares of common stock to each of the indeperdimttors, without any further action
the Company’s board of directors or the stockh@den the date of each annual stockhoklereeting. Restricted stock issued to indepel
directors will vest over a fivgear period following the first anniversary of tthate of grant in increments of 20% annually. Theleyee an
director incentive restricted share plan provides €ompany with the ability to grant awards of mettd shares to the Compasydirectors
officers and employees (if the Company ever hasl@ysps), employees of the Advisor and its affisatemployees of entities that prov
services to the Company, directors of the Advisopfoentities that provide services to the Compargytain of its consultants and cer
consultants to the Advisor and its affiliates oettities that provide services to the Company. foked number of common shares reserve
issuance under the RSP is equal to 1.0% of itsoaiatd shares.

In April 2011, the Board of Directors approved thedification of the RSP to provide that, for asgdas the Company remains a non-
traded REIT, the aggregate value of the asset neamaigt fees paid by the Company over the life obfifiering plus the value of all restricted
shares issued by the Company pursuant to its R@Rtaxceed 1% of the contract purchase pricel talproperties based on assets held by
the Company on the measurement date, adjustegpoojariate closing dates for individual propertygaisitions. For purposes of this
calculation, the value of the restricted stock tgdro the Advisor and its employees will be thiigaf the Company’s common stock on the
date of such grant.

Restricted share awards entitle the recipient tmroon shares from the Company under terms that geofdr vesting over a specifi
period of time or upon attainment of pestablished performance objectives. Shares issoger the RSP vest immediately upon a chan
control of the Company or sale of the Compamgssets. Such awards would typically be forfeit@éd respect to the unvested shares upo
termination of the recipierg’employment or other relationship with the Compd®gstricted shares may not, in general, be sotsth@rwis
transferred until restrictions are removed andghares have vested. Holders of restricted shargsrecaive cash distributions prior to
time that the restrictions on the restricted shdrage lapsed. Any distributions payable in commbares shall be subject to the si
restrictions as the underlying restricted sharesofAJune 30, 2011 and December 31, 2010, 18,00® 00 shares, respectively, had t
issued to independent directors under this planfair value of $10.00 per share. The fair valuéhefshares will be expensed ratably ove
five-year vesting period.

In June 2010, the Compayindependent directors approved and authorize@siwance of up to 1.5 million common restrictedrsh t
the Advisor equaling 1% of authorized shares uriderprimary offering, subject to certain terms aotditions. As of June 30, 2011
December 31, 2010, the Advisor had granted 1.5anitind 1.4 million restricted shares, respectivigykey executives and managemen
the total shares granted, 50% vest over a five pgeaod commencing with the two year anniversaryhefgrant date and the remaining &
vest only to the extent the Compasyiet asset value plus distributions paid to stolddrs equals 106% of the original selling pricettee
Company’s common stock.

Compensation expense for restricted shares of ®dlibn and $0.7 million was recorded for the thraed six months ended June
2011, respectively. There were no restricted shaméstanding for the three or six months ended 3@&010.

20




AMERICAN REALTY CAPITAL TRUST, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS

June 30, 2011
(Unaudited)

Note 13 — Net Loss Per Share

The following is a summary of the basic and diluted loss per share computation for the three anthenths ended June 30, 2011
2010 (in thousands, except share and per sharenas)ou

Three Months Ended June 30 Six Months Ended June 30
2011 2010 2011 2010
Net loss attributable to stockholds $ 9,517) $ (992) $ (14,03) $ (1,379
Less: distributions paid on unvested restrictedlsto (253 — (49E) —
$ (9,770 $ (992) $ (14,53 $ (1,379
Weighted average common shares outstanding 110,777,07 25,164,55 91,864,17. 21,130,86
Net loss per share, basic and dilu $ (0.09) $ (0.04) $ (0.16) $ (0.07)

As of June 30, 2011, 27,000 stock options and Jilklomunvested restricted shares were outstanding as of June 30, 2010, 27,
stock options were outstanding. These items wetenuotuded in the calculation of diluted earningsr [ghare since the inclusion is anti-
dilutive.

Note 14 — Non-controlling Interests

The Company has investment arrangements with Uliagdfi third parties whereby the investor receimasownership interest in t
property and is entitled to receive a proportiorstiare of the net operating cash flow derived fitbm property. Upon disposition of 1
property, the investor will receive a proportionatere of the net proceeds from the sale of thpepty. The investor has no recourse to
other assets of the Company. Due to the naturdh@fCGompanys involvement with each of the arrangements desdribelow and tt
significance of its investment in relation to thwestment of the other interest holders, the Compeas determined that it is the prim
beneficiary in each of these arrangements and ftireréhe entities related to these arrangementscameolidated within the Comparsy’
financial statements.
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The following table describes the activity relatednvestment arrangements with unaffiliated thgedties (dollars in thousands):

As of June 30, 201.

Distributions

Total
Total Assets Liabilities Thre

e Months Three Months

Six Months  Six Months

Property/ Net Third Party  Subject to Subject to Ended Ended Ended Ended
Portfolio No. of  Investment Investment Ownership  Investment  Investment June 30, June 30, June 30, June 30,
Name Buildings Date Amount Percentage  Agreement  Agreement 2011 2010 2011 2010
Walgreens 1 Jul. 2006 $ 1,06¢ 44.(% $ 354t $ 155 $ (20) $ (200 $ (40) $ (40)
Jul. 2009 tc
FedEx/PNC Banl 2 Jan. 201( 2,00z 49.(% 11,571 8,93t (42 (42 (83 (83
PNC Bank 1 Sep. 200¢ 444 35.2% 3,387 2,32¢ 9) 9) a7) a7)
Jan. 2010 t
CVS 3 Mar. 2010 2,571 49.(% 10,87¢ 6,70¢ (49 (30) (98) (80)
Rickett Benckise 1 Feb. 201( 2,40¢ 14.€% 29,117 14,79t (59) — (104) —
FedEx Il 1 Apr. 2010 3,00(C 15.2% 31,95¢ 15,00( (64) — (127) —
Jun. 2010
to Sep.
BSFS 6 2010 6,46¢ 49.(% 12,23¢ — (12¢) — (25€) —
Brown Shoe/Payle 2 Oct. 201C 6,00(C 9.C% 66,72¢ 28,00( (13€) — (269) —
Jared Jewelry 1 May 2010 50C 24.%% 1,61¢€ — (10) — (22) —
Total 18 $ 24,45¢ $  171,02¢ $ 77,317 $ (51) $ (101 $ (1,016) $ (220)

Note 15 — Subsequent Events

The Company has evaluated subsequent events thtbedhing of this Form 13, and determined that there have been no evea
have occurred that would require adjustments tad@alosures in the consolidated financial statamercept for the following:

Completion of Property Acquisitions

The following table presents certain informatioroatbthe properties that the Company acquired fraiy 1, 2011 to August 5, 20

(dollar amounts in thousands):

No. of Square Base Purchast¢

Buildings Feet Price (1)
Total portfolio— June 30, 201 36¢& 11,045,992 $ 1,626,33
Acquisitions 9 415,71¢ 53,01"
Total portfolio— August 5, 201: 377 11,46164 $ 1,679,35

(1) Contract purchase price, excluding acquisition taadsaction related cos

The acquisitions made subsequent to June 30, 2814 wade in the normal course of business andwereindividually significant to

the total portfolio.
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Sales of Common Stoc
As of August 5, 2011 the Company had issued 176.2 million shares ofraon stock, including restricted shares and shase®d unde
the DRIP. Total gross proceeds from these issuanees $1.7 billion. As of August 5, 2011, the aggte value of all share issuances

$1.8 billion based on a per share value of $1000&%9.50 per share for shares issued under the DRIP

Total capital raised to date is as follows (amoumthousands):

Inception to July 1 to
June 30, August 5,
Source of Capital® 2011 2011 Total
Common share $ 1,472,21. % 259,95! $ 1,732,161
Exchange proceedd 24,45¢ — 24,45¢

$ 1,496,671 $ 259,95! $ 1,756,62!

(1) Excludes an aggregate of $13.0 million of notesapywhich have been repaid from proceeds recéroad the IPO.

(2) Includes amounts received by the Company imeotion with transactions completed through itdiae, American Realty Capital
Exchange, LLC

As of July 25, 2011, the Company’s IPO closed.shlhres registered under the primary offering and @fllion shares available under
the DRIP were allocated to the primary offering anttl. On July 15, 2011, 24.0 million shares wegistered on Form S-3 (file No. 333-
175589). These shares will be used for the DRIP.
Offering Costs

The following table presents cumulative offeringtsoincurred as of July 31, 2011 for our IPO (dslia thousands):

Actual Offering as of July 31,

2011
(including DRIP)
Amount Percent

Gross Offering Procee $ 1,727,78 100.0%
Less Public Offering Expense

Selling Commissions and Dealer Manger 151,58:. 8.71%

Organization and Offering Expenses 24,86¢ 1.44%

Amount Available for Investment $ 1,551,34 89.7%
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Item 2. Management'’s Discussion and Analysis of Famcial Condition and Results of Operations

The following discussion and analysis should bel ieaconjunction with the accompanying financiatements of American Realty
Capital Trust, Inc. and the notes thereto. As Umedin, the terms “we,” “our” and “us” refer to Ani@an Realty Capital Trust, Inc., a
Maryland corporation, and, as required by cont@rierican Realty Capital Operating Partnership, Lafelaware limited partnership, wh
we refer to as the “OP” and to their subsidiarfgmerican Realty Capital Trust, Inc. is externallpmaged by American Realty Capital
Advisors, LLC (a Delaware limited liability companfthe “Advisor”).

Forward-Looking Statements

Certain statements included in this quarterly reparForm 10-Q are forwardoking statements. Those statements include seatt
regarding the intent, belief or current expectatiohAmerican Realty Capital Trust, Inc. and memsh#rour management team, as well a:
assumptions on which such statements are basedeaedally are identified by the use of words sastimay,” “will,” “seeks,” “anticipates,”
“believes,” “estimates,” “expects,” “plans,” “intds,” “should” or similar expressions. Actual results may diffeaterially from thos
contemplated by such forward-looking statementsthién, forwardiooking statements speak only as of the date tmeynaade, and v
undertake no obligation to update or revise forwlaaking statements to reflect changed assumptibiesoccurrence of unanticipated evi
or changes to future operating results over timéss required by law.

The following are some of the risks and uncertaB)talthough not all risks and uncertainties, toald cause our actual results to di
materially from those presented in our forward-logkstatements:

* We and our Advisor have a limited operatingdrigtand our Advisor has limited experience opetpérpublic company. This
inexperience makes our future performance difficulpredict.

» All of our executive officers are also officersanagers and/or holders of a direct or indireatrodling interest in our Advisor, our dealer
manager, Realty Capital Securities, LLC (the “Dedlanager”) and other American Realty Capital-&fféd entities. As a result, our
executive officers, our Advisor and its affiliate€e conflicts of interest, including significardrdlicts created by our Advisor's
compensation arrangements with us and other inrgeatlvised by American Realty Capital affiliatesl @onflicts in allocating time
among these investors and us. These conflicts cesldt in unanticipated actior

e Because investment opportunities that are deifaio us may also be suitable for other Americaal® Capital-advised programs or
investors, our Advisor and its affiliates face dmté$ of interest relating to the purchase of prtips and other investments and such
conflicts may not be resolved in our favor, mearthmggt we could invest in less attractive assetschvbould reduce the investment return
to our stockholders

*  While we are investing the proceeds of our ahitiublic offering (“IPO”), the competition for thgpe of properties we desire to acquire
may cause our distributions and the |-term returns of our investors to be lower than tbénerwise would be

* We depend on tenants for our revenue, and, acggydiour revenue is dependent upon the successa@mbmic viability of our tenant
* Increases in interest rates could increase the anmdwur debt payments and limit our ability toymhstributions to our stockholdel

* We may not generate cash flows sufficient to parydistributions to stockholders, and as suctmag be forced to borrow at higher rates
or depend on our Advisor to waive reimbursemertesfain expenses and fees to fund our operat

* No public market currently exists, or may ever X shares of our common stock, and our shaesamd may continue to be, illiqui
* We may be unable to pay or maintain cash distimstior increase distributions over tir
* We are obligated to pay substantial fees to ourigahand its affiliates

» We are subject to risks associated with theifsagimt dislocations and liquidity disruptions cently existing or occurring in the United
States' credit market

* We may fail to continue to qualify as a real estatestment trust'REIT").
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Overview

We are a Maryland corporation, incorporated on Atdwr, 2007, that elected to be taxed as a REITefi@ral income tax purpos
beginning with the taxable year ended December2B08. As a REIT, we generally are not subject tpomtelevel income taxes. 1
maintain our REIT status, we are required, amoihgrotequirements, to distribute annually at le@8% 3f our “REIT taxable incomeAs
defined by the Internal Revenue Code of 1986, asnaed (the “Code”)to our stockholders. If we fail to qualify as a REh any taxabl
year, we would be subject to federal income tanwntaxable income at regular corporate tax r:

On January 25, 2008, we commenced an IPO on a éffests” basis of up to 150.0 million shares of common stoff&red at a pric
of $10.00 per share, subject to certain volume @thdr discounts, pursuant to a registration statérme Form S-11 (File No. 33B45949
(the “Registration Statement”) filed with the U.Securities and Exchange Commission (the “SE@ijer the Securities Act of 1933,
amended. The Registration Statement also covereéd 2.0 million shares available pursuant to #&ithigtion reinvestment plan (the “DRIP”
under which our stockholders may elect to haver ttiisiributions reinvested in additional shareoof common stock at the greater of $!
per share or 95% of the estimated value of a shfasemmon stock.

On August 5, 2010, we filed a registration statehmenForm St1 to register 32.5 million shares of common stinckonnection with
follow-on offering. The IPO was originally set to expiretanuary 25, 2011, three years after its effectate. However, as permitted by F
415 of the Securities Act, the Company was perahittecontinue its IPO until July 25, 2011. On Judly2011, we had sold all of the 15
million shares that were registered under the IR@ as permitted, began to sell the remaining &5libn shares that were initially registe!
for the DRIP. On July 11, 2011, we withdrew thgisé&ration statement for the additional 32.5 millishares in connection with the follaw-
offering. In addition, on July 15, 2011, we filedemistration statement on Form3Se register an additional 24.0 million sharebdoused fc
the DRIP.

As of June 30, 2011, we had approximately 149.8anilshares of common stock outstanding includingrss issued under the DI
and the restricted share plan. Total gross procedsthese issuances were $1.5 billion. As of B®e2011, the aggregate value of all s
issuances and subscriptions outstanding was $llidhltbased on a per share value of $10.00 (orGbfbb shares issued under the DRIP).
are dependent upon the net proceeds from the rfféoi conduct our operations.

We have used and intend to use the proceeds dPQuto acquire and manage a diverse portfolio af estate properties consist
primarily of freestanding, singleenant properties net leased to investment gradeotirer creditworthy tenants throughout the Unittdte:
and Puerto Rico. We typically fund our acquisitievith a combination of equity and debt and in dartases we may use only equity ca|
or we may fund a portion of the purchase price mfaaquisition through investments from third pati®V/e expect to arrange lobgrr
financing on both a secured and unsecured fixeel basis. We intend to continue to grow our existiatptionships and develop n
relationships throughout the various markets weesewvhich we expect will lead to further acquigitiopportunities. We intend to have
overall leverage ratio as it relates to Idegn secured mortgage financings of approximat&ht 4o 50%. As of June 30, 2011, our leve
ratio was 39.4%, or 22.5% including cash and castivalents of $277.0 million.

As of June 30, 2011, we owned 368 properties witl® illion square feet, 100% leased with a weidtgteerage remaining lease tt
of 14.5 years. In constructing our portfolio, we @ommitted to diversification (industry, tenantageography). As of June 30, 2011, re
revenues derived from investment grade tenantsdlBB- or better by Standard & Pagy’approximated 76.4%. Our strategy encompi
receiving the majority of our revenue from investringrade tenants as we further acquire propertidseater into (or assume) lomerm leas
arrangements.

Substantially all of our business is conductedufgtothe OP. We are the sole general partner obamda 99.01% partnership inter
in the OP. The Advisor is the sole limited partaed owner of 0.99% (nocentrolling interest) of the partnership interestghe OP. Th
limited partner interests have the right to con@t units into cash or, at our option, an equallmemof our common shares, as allowed b
limited partnership agreement.

We have no paid employees. We are managed by ouisdwd and American Realty Capital Properties, Li@ich serves as a
property manager (the “Property ManageiThe Advisor and the Property Manager are affiliadatities that receive compensation and
for services related to the IPO and for the investhand management of our assets. These entitiesedfees during our offering, acquisiti
operational and liquidation stages.

Real estate-related investments are higher-yieddhégherrisk investments that our Advisor will actively naaye, if we elect to acqu
such investments. The real estegited investments in which we may invest incly@demortgage loans; (ii) equity securities suclcasmor
stocks, preferred stocks and convertible prefesesmirities of real estate companies; (iii) debtsges, such as mortgadmcked securitie
commercial mortgages, mortgage loan participatams debt securities issued by other real estatgpaoims; and (iv) certain types of illiqt
securities, such as mezzanine loans and bridgs.l&ghile we may invest in any of these real estal@ted investments, our Advisor, with
support of our board of directors, has electeduspend all activities relating to acquiring realaésrelated investments for an indefir
period based on the current adverse climate afifgdtie capital markets. Since our inception, weehaot acquired any real estaitdatec
investments.
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On May 27, 2011, we engaged Goldman, Sachs & Ca fiaancial advisor to assist us in evaluatingtsgic alternatives, including the
possible sale of all or a portion of the Company.

Significant Accounting Estimates and Critical Accounting Policies

Set forth below is a summary of the significantaating estimates and critical accounting polidiest management believes
important to the preparation of our consolidatedhficial statements. Certain of our accounting egémare particularly important for
understanding of our financial position and resafteperations and require the application of digant judgment by our management. /
result, these estimates are subject to a degreeceftainty. These significant accounting estimatelside:

Revenue Recoghnitio

Our revenues, which are derived primarily from a¢imcome, include rents that each tenant paysdoraance with the terms of ei
lease reported on a straidhte basis over the initial term of the lease. Simsany of our leases provide for rental increasespacifiec
intervals, straightine basis accounting requires us to record a vab&, and include in revenues, unbilled rent neadgles that we will onl
receive if the tenant makes all rent payments reduhrough the expiration of the initial term bétlease.

We continually review receivables related to remd anbilled rent receivables and determine colkilita by taking into consideratic
the tenant payment history, the financial condition of tlemant, business conditions in the industry in whitch tenant operates ¢
economic conditions in the area in which the proper located. In the event that the collectabibifya receivable is in doubt, we recorc
increase in our allowance for uncollectible accewntrecord a direct write-off of the receivableour consolidated statements of operations.

Investments in Real Estal

Investments in real estate are recorded at cogroements and replacements are capitalized whenetktend the useful life of t
asset. Costs of repairs and maintenance are expassacurred. Depreciation is computed using treghtline method over the estima
useful lives of up to forty years for buildings aimdprovements, fifteen years for land improvemefitgg to ten years for fixtures a
improvements and the shorter of the useful liftherremaining lease term for tenant improvementisleasehold interests.

We are required to make subjective assessments the tuseful lives of our properties for purposésl@termining the amount
depreciation to record on an annual basis witheest our investments in real estate. These assegs have a direct impact on our
income because if we were to shorten the expeaefliulives of our investments in real estate, vaild depreciate these investments !
fewer years, resulting in more depreciation expamsklower net income on an annual basis.

We are required to present the operations relaiegraperties that have been sold or properties dnatintended to be sold
discontinued operations in the statement of opamatfor all periods presented. Properties thairdesded to be sold are to be designate
“held for sale” on the balance sheet.

Longdived assets are carried at cost and evaluatednipairment when events or changes in circumstamtdisate such ¢
evaluation is warranted or when they are designageteld for sale. Valuation of real estate is it#red a “critical accounting estimate”
because the evaluation of impairment and the dé&tetion of fair values involve a number of managetmegssumptions relating to futt
economic events that could materially affect theedwrination of the ultimate value, and therefolee tarrying amounts of our real est
Additionally, decisions regarding when a properbpdd be classified as held for sale are also kighibjective and require significi
management judgment.

Events or changes in circumstances that could causealuation for impairment include the following

. a significant decrease in the market price of g-lived asset
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. a significant adverse change in the extent or maimnghich a lonr-lived asset is being used or in its physical coou;j

. a significant adverse change in legal factoris ¢he business climate that could affect the eafia long-lived asset, including an
adverse action or assessment by a regul

. an accumulation of costs significantly in excekthe amount originally expected for the acqigsitor construction of a long-lived
asset; ani
. a current-period operating or cash flow loss bimmad with a history of operating or cash flow kes®r a projection or forecast that

demonstrates continuing losses associated withgbef a lon-lived asset

We review our portfolio on an ogeing basis to evaluate the existence of any of aferementioned events or change
circumstances that would require us to test foovetability. In general, our review of recoveralilis based on an estimate of the fu
undiscounted cash flows, excluding interest charg&pected to result from the propestyise and eventual disposition. These estir
consider factors such as expected future operatiogme, market and other applicable trends andluasivalue expected, as well as
effects of leasing demand, competition and othetiofa. If impairment exists due to the inabilityrexover the carrying value of a property
impairment loss is recorded to the extent thatdleying value exceeds the estimated fair valuéhefproperty. We are required to m
subjective assessments as to whether there aréringuds in the values of our investments in reghtes These assessments have a |
impact on our net income because recording an immeit loss results in an immediate negative adjestrto net income.

Purchase Price Allocatior

We allocate the purchase price of acquired pragett tangible and identifiable intangible assetpaed based on their respective
values. Tangible assets include land, land imprargs; buildings, fixtures and tenant improvementsaa asf vacant basis. We utili
various estimates, processes and information teruhéte the ad- vacant property value. Estimates of value aredenasing customa
methods, including data from appraisals, comparahles, discounted cash flow analysis and othehadst Identifiable intangible ass
include amounts allocated to acquire leases foveband below-market lease rates, the value qildne leases and the value of custc
relationships, as applicable.

Amounts allocated to land, land improvements, bugd, improvements and fixtures are based on eggtgation studies performed
independent third-parties or on our analysis of garable properties in our portfolio.

The aggregate value of intangible assets relatéd-ptace leases is primarily the difference betweenptoperty valued with existil
in-place leases adjusted to market rental ratedrengroperty valued as if vacant. Factors consiiéy us in our analysis of the jilace leas
intangibles include an estimate of carrying costsrg) the expected leasg period for each property, taking into accountrent marke
conditions and costs to execute similar leasesstimating carrying costs, we include real estateg, insurance and other operating expt
and estimates of lost rentals at market rates guha expected leasg period, which typically ranges from six to eiggh months. We al
estimate costs to execute similar leases incluldiaging commissions, legal and other related exgsens

Above-market and below-market place lease values for owned properties are reddrdsed on the present value (using an int
rate which reflects the risks associated with #asés acquired) of the difference between the il amounts to be paid pursuant to the in:
place leases and management’s estimate of fairgnbgise rates for the correspondinglace leases, measured over a period equal
remaining non-cancelable term of the lease. Théalemed abovemarket lease intangibles are amortized as a dexteantal income ov
the remaining term of the lease. The capitalizddvbenarket lease values will be amortized as an ineréasental income over the remair
term and any fixed rate renewal periods providetthiwithe respective leases. In determining the &mation period for belownarket leas
intangibles, we initially will consider, and evataaon a quarterly basis, the likelihood that adeswill execute the renewal option. -
likelihood that a lessee will execute the renewgtlam is determined by taking into consideratioa tenants payment history, the financ
condition of the tenant, business conditions in itidustry in which the tenant operates and econaroiditions in the area in which -
property is located.

The aggregate value of intangibles assets relatadistomer relationships, as applicable, is medsbased on our evaluation of
specific characteristics of each tenarléase and our overall relationship with the tén@haracteristics considered by us in determiriireg:
values include the nature and extent of our exgstinsiness relationships with the tenant, growdspects for developing new business
the tenant, the tenant’s credit quality and exgexta of lease renewals, among other factors.
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The value of inplace leases is amortized to expense over thalibéim of the respective leases, which range piiyntom 2 to 2(
years. The value of customer relationship intamgibas applicable, is amortized to expense ovaniti@ term and any renewal periods in
respective leases, but in no event does the amatatizperiod for intangible assets exceed the neimgidepreciable life of the building. I
tenant terminates its lease, the unamortized podfdhe in-place lease value and customer relghignintangibles is charged to expense.

In making estimates of fair values for purposeallufcating purchase price, we utilize a numberaefrees, including independent
appraisals that may be obtained in connection thighacquisition or financing of the respective gy and other market data. We also
consider information obtained about each propestst eesult of our pre-acquisition due diligencewa#i as subsequent marketing and leasing
activities, in estimating the fair value of the gérie and intangible assets acquired and intandjididities assumed. The allocations preseil
in the accompanying consolidated balance sheewsutastantially complete; however, there are ceitams that we will finalize once we
receive additional information. Accordingly, thesliocations are subject to revision when final mfation is available, although we do not
expect future revisions to have a significant inipacour financial position or results of operason

Derivative Instruments

We may use derivative financial instruments to teedljor a portion of the interest rate risk asatsd with our borrowings. The princi
objective of such agreements is to minimize thksriand/or costs associated with our operating arah€ial structure as well as to he
specific anticipated transactions.

We record all derivatives on the balance sheegiatvBlue. The accounting for changes in the falug of derivatives depends on
intended use of the derivative, whether we haveteteto designate a derivative in a hedging retatigp and apply hedge accounting
whether the hedging relationship has satisfiedctfiteria necessary to apply hedge accounting. Bévigs designated and qualifying
hedge of the exposure to changes in the fair vaflam asset, liability, or firm commitment attrilibte to a particular risk, such as interest
risk, are considered fair value hedges. Derivatiesignated and qualifying as a hedge of the expdsuvariability in expected future c:
flows, or other types of forecasted transactions,cansidered cash flow hedges. Derivatives may ladsdesignated as hedges of the fol
currency exposure of a net investment in a for@geration. Hedge accounting generally providestermatching of the timing of gain
loss recognition on the hedging instrument with teeognition of the changes in the fair value of thedged asset or liability that
attributable to the hedged risk in a fair valuedeedr the earnings effect of the hedged forecassdactions in a cash flow hedge. We
enter into derivative contracts that are intendeddonomically hedge certain risk, even though bemitgounting does not apply or we ¢
not to apply hedge accounting.

Recently Issued Accounting Pronouncemel

Recently issued accounting pronouncements areideddn Note 2 to our consolidated financial statars.
Results of Operations

As of June 30, 2011, we owned 368 properties whiehe 100% leased, compared to 167 properties @& 30n2010. Accordingly, o
results of operations for the three and six moetided June 30, 2011, as compared to the threeantbaths ended June 30, 2010, ref
significant increases in most categories.
Comparison of Three Months Ended June 30, 2011 tade Months Ended June 30, 2010
Rental Income

Rental income increased $18.7 million to $28.1iomillfor the three months ended June 30, 2011, credpa $9.4 million for the thr
months ended June 30, 2010. The increase in neictaine was driven by our acquisition of $1.1 bitliof net leased property subsequel
June 30, 2010, with total square footage of 8.2anilsquare feet. These properties, acquired atvarage 8.0% capitalization rate, define
annualized rental income on a straifihe basis divided by base purchase price, areettérom 3 to 30 years primarily to investment g

tenants. All properties were 100% leased in bottioge. Annualized rent per square foot was $11t8%ime 30, 2011 compared to $14.€
June 30, 2010.
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Operating Expense Reimbursement

Operating expense reimbursement was $0.9 milliantie three months ended June 30, 2011. Operatipgnee reimburseme
represents reimbursements for taxes, property mranice and other charges contractually due frorantenper their respective le
agreements. There were no property operating egpensbursements for the three months ended Jurz030.

Feesto Affiliate
Asset Management Fee:

Our Advisor is entitled to fees for the managenwdrdur properties as well as fees for purchasessatesb of properties. The Advisor \
paid $1.0 million and $0.4 million for the three ntles ended June 30, 2011 and 2010, respectivadyhad elected to waive $2.5 million ¢
$0.8 million of asset management fees for the thmeaths ended June 30, 2011 and 2010, respect®alylune 7, 2011, the agreement"
the Advisor was amended such that now our boadirettors, subject to the Advisos’approval, on a prospective basis, may electyoar
amount equivalent to the waived fees in performaased restricted shares. We will record expenssuich shares if the board of direc
approves the issuance of the shares.

Property Management Fee:

Our affiliated Property Manager has elected to wdhe property management fees for the three mamtied June 30, 2011 and 201
order to improve our working capital. Such feesrespnt amounts that had they not been waived, woalg been paid to our Prope
Manager to manage and lease our properties. Fothtiee months ended June 30, 2011 and 2010, wedwmare incurred propel
management fees of $0.5 million and $0.2 milli@spectively, had the fees not been waived.

Acquisition and Transaction Related Costs

Acquisition and transaction related costs increggkl1 million to $10.7 million for the three mostended June 30, 2011, compare
$0.6 million for the three months ended June 30,020 he increase in acquisition and transactioateel costs was driven by our increas
acquisition related activity during 2011 as comgdare2010.

Property Expenses

Property expenses were $0.9 million for the thremntims ended June 30, 2011 and are mainly realeet&es, ground lease re
insurance and repairs and maintenance expensea® Whee no property expenses for the three momitisceJune 30, 2010.

General and Administrative Expenses

General and administrative expenses increasedrllién to $0.9 million for the three months endé&ahe 30, 2011, compared to §
million for the three months ended June 30, 201® Majority of the general and administrative exasrfor the three months ended Juni
2011 included $0.4 million of board member compénsaand restricted stock compensation expense$aril million of professional fee
The increase from the three months ended Juned30, i mainly due to increases in expenses to stippolarger real estate portfolio.

Depreciation and Amortization Expense

Depreciation and amortization expense increasedb®hillion to $15.2 million for the three monthsded June 30, 2011, compare:
$4.7 million for the three months ended June 30020 he increase in depreciation and amortizatiggerse was the result of our acquisi
of real estate subsequent to June 30, 2010. Theperties were placed into service when acquireataae being depreciated for the pe
held.

Interest Expense

Interest expense increased $5.4 million to $9.%ionilfor the three months ended June 30, 2011, enetpto $4.1 million for the thr
months ended June 30, 2010. The increase in ihExpsnse was mainly the result of a higher delainlee due to the financing of a portior
our property acquisitions. The average first maytgdebt balance for the three months ended Juriz03Q, and 2010 was $585.2 million i
$237.9 million, respectively. The increase in therage mortgage debt balance was partially offget Becrease in the average interest ra
debt to 5.35% at June 30, 2011 from 6.10% at JON@@&L0. We view these secured financing sources afficient and accretive mean:
acquire properties.

29




Our interest expense in future periods will vargézaon our level of future borrowings, which wilgkend on the level of proceeds ra
in the offering, the cost of borrowings and the anppnity to acquire real estate assets which meeinwvestment objectives.

Gains (Losses) on Derivative Instruments

Gains in the fair value of derivative instrumentsrev$6,000 for the three months ended June 30, @hpared to a loss of $0.2 milli
for the three months ended June 30, 2010. Thesalired gains and losses are related to markinglenivative instruments to fair value.

Gains (Losses) on Sales to Non-Controlling Interest Holders, Net

There were no sales to non-controlling interestibid during the three months ended June 30, 20dtlg&ins on sales to naontrolling
interest holders were $17,000 for the three moetided June 30, 2010, and were comprised of thesgxafeproceeds received over
amortized costs of the property sold in joint veatand other agreements with third parties netlafted federal and state income tax effects.

Income from Joint Venture with Affiliate

Income from joint venture with affiliate was $25@fbr the three months ended June 30, 2011. Thinie represents our share of
profit and loss in a joint venture real estate stireent with an affiliated entity. There were najorenture investments at June 30, 2010.

Comparison of Six Months Ended June 30, 2011 to $tenths Ended June 30, 2010
Rental Income

Rental income increased $32.0 million to $48.8 imillfor the six months ended June 30, 2011, condptye$16.8 million for the s
months ended June 30, 2010. The increase in neictaine was driven by our acquisition of $1.1 bitliof net leased property subsequel
June 30, 2010 with total square footage of 8.2ionilsquare feet. These properties, acquired avarage 8.0% capitalization rate, define
annualized rental income on a straifihe basis divided by base purchase price, areettér®om 3 to 30 years primarily to investment g
tenants. All properties were 100% leased in bottioge. Annualized rent per square foot was $11t8%ime 30, 2011 compared to $14.€
June 30, 2010.

Operating Expense Reimbursement

Operating expense reimbursement was $1.1 millionHe six months ended June 30, 2011. Operatingresgoreimbursement repres:
reimbursements for taxes, property maintenanceoimel charges contractually due from tenants pair tespective lease agreements. T
were no operating expense reimbursements for th@anths ended June 30, 2010.

Feesto Affiliate
Asset Management Fee:

Our Advisor is entitled to fees for the managenwrdur properties as well as fees for purchasessates of properties. The Advisor \
paid $1.6 million and $0.4 for the six months endede 30, 2011 and 2010, respectively, and hasedléo waive $4.4 million and $I
million of asset management fees for the six moetided June 30, 2011 and 2010, respectively. Oa du2011, the agreement with
advisor was amended such that now our board ottdirg subject to the Advisors approval, on a prospective basis, may elect yoap
amount equivalent to the waived fees in performaresed restricted shares. We will record expensesuch shares if the board of direc
approves the issuance of the shares.
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Property Management Fee:

Our affiliated Property Manager has elected to wdhe property management fees for the six mombsde June 30, 2011 and 201
order to improve our working capital. Such feesrespnt amounts that had they not been waived, waleé been paid to our Prope
Manager to manage and lease our properties. Faixtraonths ended June 30, 2011 and 2010, we waud incurred property managen
fees of $0.9 million and $0.3 million, respectivefad the fees not been waived.

Acquisition and Transaction Related Costs

Acquisition and transaction related costs increggEgi8 million to $17.8 million for the six montlended June 30, 2011, compare
$1.0 million for the six months ended June 30, 20k increase in acquisition and transaction edlaiosts was driven by our increas
acquisition related activity during 2011 as comgare2010.

Property Expenses

Property expenses were $1.1 million for the six therended June 30, 2011 and are mainly real dsbedg, ground lease rent, insure
and repairs and maintenance expenses. There wemperty expenses for the six months ended Jun203®.

General and Administrative Expenses

General and administrative expenses increased llien to $1.5 million for the six months endedn&u30, 2011, compared to $
million for the six months ended June 30, 2010. Megority of the general and administrative experfee the six months ended June
2011 included $0.9 million of board member compéneaand restricted stock compensation expense$arl million of professional fee
The increase from the six months ended June 3@ B0hainly due to increases in expenses to sujgpofarger real estate portfolio.

Depreciation and Amortization Expense

Depreciation and amortization expense increased’$hélion to $25.2 million for the six months ertldune 30, 2011, compared to ¢
million for the six months ended June 30, 2010. iflteease in depreciation and amortization exparesetheresult of our acquisition of re
estate subsequent to June 30, 2010. These prapedie placed into service when acquired and ang lokepreciated for the period held.

Interest Expense

Interest expense increased $8.4 million to $16.Bamifor the six months ended June 30, 2011, coegbdo $7.8 million for the s
months ended June 30, 2010. The increase in ihexpense was mainly the result of a higher delsinoa due to the financing of a portior
our property acquisitions. The average first magegdebt balance for the six months ended June@®(d, and 2010 was $506.6 million
$223.8 million, respectively. The increase in therage mortgage debt balance was partially offget decrease in the average interest ra
debt to 5.35% at June 30, 2011 from 6.10% at JOnR@®L0. We view these secured financing sources afficient and accretive mean:
acquire properties.

Our interest expense in future periods will vargdzaon our level of future borrowings, which wilgend on the level of proceeds ra
in the offering, the cost of borrowings and the anpgnity to acquire real estate assets which meeinwvestment objectives.

Gains (Losses) on Derivative Instruments

Gains in the fair value of derivative instrumentsrev $0.1 million for the six months ended June Z1L,1 compared to a loss of $
million for the six months ended June 30, 2010.sEhenrealized gains and losses are related to mgaddr derivative instruments to {
value.

Loss on Disposition of Property

Loss on the disposition of property of $44,000tfoe six months ended June 30, 2011 was realized fhe sale of a PNC property
January 2011. There were no dispositions of prgmhrting the six months ended June 30, 2010.
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Gains (Losses) on Sales to Non-Controlling Interest Holders, Net

Net losses on sales to noantrolling interest holders were $0.1 million tbe six months ended June 30, 2011, compared s gai$0.-
million for the six months ended June 30, 2010 aBdce comprised of the excess of proceeds receivedtbe amortized costs of the prop
sold in joint venture and other agreements withdtpiarties net of related federal and state inctameffects.

Income from Joint Venture with Affiliate

Income from joint venture with affiliate was $4900€br the six months ended June 30, 2011. Thisnmcoepresents our share of
profit and loss in a joint venture real estate stireent with an affiliated entity. There were najorenture investments at June 30, 2010.

Cash Flows for the Six Months Ended June 30, 2011

During the six months ended June 30, 2011, net pashded by operating activities was $13.9 millidine level of cash flows provid
by operating activities is affected by acquisitiand transaction costs incurred the timing of irgefgayments and amount of borrowi
outstanding during the period. It is also affedgdhe receipt of scheduled rent payments. Net pastided by operating activities primai
relates to net loss adjusted for nash items of $14.2 million as well as an incraassccounts payable and accrued expenses of $Hidn
and an increase in deferred rent of $0.4 millioe ¢t the timing of the receipt of rental paymenpiatially offset by an increase in preg
expenses and other assets of $7.7 million prinlgipasulting from the prepayment of an additional8million of asset management fees
straight-line rent adjustments of $2.7 million ag during the six months ended June 30, 2011.

Net cash used in investing activities during themsonths ended June 30, 2011, was $716.1 milli@shQsed in investing activities v
principally related to $717.1 million for acquisitis completed during the six months ended Jun@@D1, partially offset by $0.6 millic
received from disposition of real estate and $0I4am of distributions from a joint venture.

Net cash provided by financing activities totalé®$.1 million during the six months ended JuneZ,1. Cash provided by financi
activities in 2011 was used for property acquisioCash provided by financing activities were rya@tue to proceeds from the issuanc
our common stock of $751.1 million and the net pemts from mortgage notes payable after the effeptincipal repayments of $23¢
million, partially offset by distributions to commastockholders of $16.1 million, the repaymentasfdterm notes payable of $12.8 millic
payments of financing costs of $9.3 million, payments for commsiock redemptions of $1.9 million, increasesastricted cash of $1
million and distributions to non-controlling intesteholders of $1.0 million.

Cash Flows for the Six Months Ended June 30, 2010

During the six months ended June 30, 2010, netpashded by operating activities was $6.4 millidme level of cash flows provided
by operating activities is affected by both theitighof interest payments and amount of borrowingistanding during the period. It is also
affected by the receipt of scheduled rent paym&gs.cash provided by operating activities primyardlated to net loss adjusted for non-cash
items of $7.2 million as well as an increase inoacts payable and accrued expenses of $1.3 milliohan increase in deferred rent of $0.4
million. These cash inflows were partially offsgtdn increase in prepaid expenses and other afsk2s6 million principally resulting from
the prepayment of $1.0 million and $0.3 millionasset management and finances fees, respectinelstaight-line rents of $1.0 million
during the six months ended June 30, 2010. Defemetincreased by $0.4 million and accounts payatdreased by $1.3 million.

Net cash used in investing activities during thensonths ended June 30, 2010, was $182.2 milliorcimally relating to acquisitions
completed in 2010.

Net cash provided by financing activities totalggp@ximately $179.8 million during the six montheled June 30, 2010. Such amount
consisted primarily of approximately $131.4 millilom issuance of common stock, net proceeds frmrtigage notes payable of $76.7
million and contributions from non-controlling imést holders of $9.6 million, partially offset Hyetrepayment of shotérm bridge funds ar
notes payable of $15.9 million and $14.6 milliospectively, distributions to common stockholder$80 million, common stock
redemptions paid of $1.6 million, payments of defe financing costs of $1.5 million and distrilmuts to non-controlling interest holders of
$0.4 million.
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Liquidity and Capital Resources

Our principal demands for funds will continue to floe property acquisitions, either directly or tbgh investment interests, for
payment of operating expenses, distributions toilmuestors, repurchases under our Share RepuréHasg*"SRP”)and for the payment
principal and interest on our outstanding indebésdn Generally, cash needs for property acquisitiafi be met through proceeds from
sale of common stock through our public offeringl anortgage financing. We may also from time to tiemter into other agreements v
third parties whereby third parties will make eguitvestments in specific properties or groupsrofperties that we acquire.

We expect to meet our future shtetm operating liquidity requirements through a bamation of net cash provided by our curi
property operations and the operations of propettebe acquired in the future and proceeds fragnstile of common stock. Managen
expects that in the future, as our portfolio madui@ur properties will generate sufficient casiwflitm cover all operating expenses anc
payment of a monthly distribution. The majorityair longterm, triple net leases contain contractual repakasions during the primary te
of the lease. Other potential future sources oftabpclude proceeds from secured or unsecureanfimgs from banks or other lend
proceeds from private offerings, proceeds fromstie of properties and undistributed funds fronmratiens.

We expect to continue to utilize the net proceedmfthe sale of our common stock and proceeds fecared financings to compl
future property acquisitions. As of June 30, 2044 ,issued 149.8 million shares of common stockallgitoss proceeds from these issua
were $1.5 billion. As of June 30, 2011, the aggregalue of all share issuances and subscriptiatstanding was $1.5 billion based on a
share value of $10.00 (or $9.50 for shares issune@nthe distribution reinvestment plan, or DRIP).

On August 5, 2010, we filed a registration stateoenForm St1 to register 32.5 million shares of common stiockonnection with
follow-on offering. The IPO was originally set to expiretanuary 25, 2011, three years after its effectate. However, as permitted by F
415 of the Securities Act, the Company was perahittecontinue its IPO until July 25, 2011. On Jdly2011 we had sold all of the 15
million shares that were registered under the IR@as permitted, began to sell the remaining 25l@mshares that were initially registel
for the Distribution Reinvestment Plan (“DRIP'®n July 11, 2011, we withdrew the registration estant for the additional 32.5 milli
shares in connection with the follow-on offering. dddition, on July 15, 2011, we filed a registratstatement on Form ${o register a
additional 24.0 million shares to be used for tHP

As of June 30, 2011 an additional 0.2 million sbaxere available for issuance under the currenstratjon statement excluding she
available to be issued under the DRIP.

The following table summarizes our stock repurch@sgram activity cumulatively to date as of JuBe3011. The value of redemptic
did not exceed distribution reinvestment electiopstockholders (dollars in thousands except fst per share):

Redemption Requests Shares Redeemed
Average cost pel Average cost pel
Shares Value share Shares Value share
Year ended December 31, 2C 3,00 $ 29 % 9.6t 3,00 $ 29 % 9.6t
Year ended December 31, 2C 299,52¢ 2,93: 9.7¢ 299,52¢ 2,93: 9.7¢
Six months ended June 30, 2011 303,96 2,95¢ 9.7% 303,96 2,95¢ 9.7¢
Cumulative redemptions as of Ju
30, 2011 (1) 606,49° $ 592( $ 9.7¢€ 606,49° 592( $ 9.7€
Value of
shares issuel
through DRIF 23,03(
Excess $ 17,11(

(1) Redemptions include 147,951 shares with a valuglaf million which have been approved for redempts of June 30, 2011, and w
paid to stockholders in the third quarter of 2C
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At June 30, 2011, we had cash and cash equivatér&77.0 million. In addition, we had a $10.0 moifi revolving line of cred
unsecured bridge facility with an affiliated entifyhere were no amounts outstanding under thisitfaat June 30, 2011. There are no uni
borrowing fees associated with this facility.

In July 2010, we obtained a secured revolving ¢tréalility from Capital One N.A. (“Capital Onejor an aggregate maximt
principal amount of $30.0 million. The proceeddaz#ns made under the credit agreement may be adethhce the acquisition of net leas
investment or nofnvestment grade properties. The initial term & tnedit agreement is 30 months, which may be dety 12 month
subject to satisfaction of certain conditions, inthg payment of an extension fee.

Any loan made under the credit agreement shall heating interest at per annum rates equal tceeitine month LIBOR plus 3.25%
three month LIBOR plus 3.25%, at our sole optiantHe event of a default, Capital One has the rightrminate its obligations under
credit agreement, including the funding of futurarls, and to accelerate the payment on any unpaicigal amount of all outstanding loa
The line of credit requires a 0.25% nosage fee on the unused balance. There were nongsnoutstanding under this facility at June
2011.

In August 2010, we obtained a secured revolvingitfacility from U.S. Bank N.A. (“U.S. Bank™jor an aggregate maximum princi
amount of $20.0 million, which was increased to.$3@illion in February 2011. The proceeds of loarexle under the credit agreement
be used to finance the acquisition of net leasegestment or noimvestment grade properties. The initial term @& thedit agreement is
months, with a one-time extension option of 12 rhensubject to satisfaction of certain conditiansluding payment of an extension fee.

Any loan made under the credit agreement shall heating interest at a per annum rate equal torapath LIBOR plus 3.25%. In tl
event of a default, U.S. Bank has the right to sndpthe funding of future loans and to acceletsepyment on any unpaid principal amt
of the outstanding loans. We have not yet drawtherline of credit. The line of credit requires.2%% nonusage fee on the unused bala
There were no amounts outstanding under this facitiJune 30, 2011.

We must collateralize the Capital One and U.S. Blmés of credit with certain of our properties @ddition to meeting certe
minimum cash deposit requirements.

Acquisitions

Our Advisor evaluates potential acquisitions ofl estate and real estate related assets and engagegotiations with sellers a
borrowers on our behalf. Investors should be awsatafter a purchase contract is executed thaaomspecific terms the property will |
be purchased until the successful completion ofdiligence and negotiation of final binding agreese During this period, we may dec
to temporarily invest any unused proceeds fromlBQr certain investments that could yield lower nesuthan the properties. These lo
returns may affect our ability to make distribuson

Distributions

The amount of distributions payable to our stocllkdd is determined by our board of directors ardtegendent on a number of fact
including funds available for distribution, finaaticondition, capital expenditure requirements, agplicable and annual distributi
requirements needed to qualify and maintain ouustas a REIT under the Code. Operating cash faorerexpected to increase as additi
properties are acquired in our investment portfolio

The distribution is calculated based on stockhaladémrecord each day during the applicable periaal rate that, if paid each day fc
365-day period, would equal a specified annualized bated on a share price of $10.00. As of June @Dl Bur annualized distribution r
was 7.0%.

During the six months ended June 30, 2011, digidha paid totaled $27.8 million, inclusive of $32nillion of common shares isst
under the DRIP and excluding $0.4 million paid owested restricted stock grants for the six momthded June 30, 2011. Distribut
payments are dependent on the availability of fu@is board of directors may reduce the amounisifidutions paid or suspend distribut
payments at any time and therefore distributiompayts are not assured.
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We, our board of directors and Advisor share a lainmphilosophy with respect to paying our distribat The distribution shou
principally be derived from cash flows generateahrfrreal estate operations. In order to improveaparating cash flows and our ability
pay distributions from operating cash flows, odated party Advisor agreed to waive certain feeduiding asset management and prog
management fees. For the three and six months ehded30, 2011, we paid asset management fees #dtrisor of $1.0 million and $1
million, respectively. The Advisor has elected taive the remainder of its asset management feésedtire property management fee,
will determine if a portion or all of such fees Wile waived in subsequent periods on a quartgutoter basis. Such fees waived during
three and six months ended June 30, 2011 weren$iiOn and $5.3 million, respectively. The feestlwere waived relating to the acti
during 2011 are not deferrals and accordingly, wdt be paid. Because the Advisor waived certa@s fihat we owed, cash flow fr
operations that would have been paid to the Adweas available to pay distributions to our stockleos. See Note 10 to the consolid
financial statements elsewhere in this report @iothier information on fees paid to and forgivertiy Advisor.

The amount of the asset management fee will becextito the extent that funds from operations (“PF& adjusted, during the
months ending on the last day of the calendar guartmediately preceding the date such asset marexgefee is payable, is less than
distributions declared with respect to the six rhoperiod. For purposes of this determination, FB®,adjusted, is FFO (as defined
National Association of Real Estate Investment T&us “NAREIT”), adjusted to (i) include acquisition fees and reladgpenses which
deducted in computing FFO; (ii) include noash restricted stock grant amortization, if anijol is deducted in computing FFO; and
include impairments of real estate related inveats)df any (including properties, loans receivadnel equity and debt investments) whict
deducted in computing FFO. The Advisor will determif such fees will be partially or fully waived subsequent periods on a quarter-to-
quarter basis.

As our real estate portfolio matures, we expech dkmsvs from operations to cover a more significpottion of our distributions au
over time to cover all distributions. As the cakiwk from operations become more significant, odwi8or may discontinue its past prac
of forgiving fees and may charge the entire feadsordance with our agreements with the Advisorer&éhcan be no assurance thai
Advisor will continue to waive asset managemeryproperty management fees beyond the agreed upds Imthe future.

The following table shows the sources for the paymnoeé distributions to common stockholders for theee and six months ended J
30, 2011 (in thousands):

Three Months Percentage = Three Months  Percentage Six Months Percentage
Ended March 31 of Ended June 30 of Ended June 30 of
2011 Distribution 2011 Distribution 2011 Distribution
Distributions:
Total distributions $ 11,12¢ $ 16,70¢ $ 27,83
Distributions reinvested (1) (4,909 (7,370) (12,27¢)
Distributions paid in cas $ 6,22¢ $ 9,33 $ 15,55¢
Source of distributions:
Cash flows provided by operations $ 3,43( 55.1% $ 9,33¢ 100.(% $ 12,76% 82.(%
Proceeds from issuance of common stock 2,79¢ 44.%% — —% 2,79¢ 18.(%
Total sources of distributions $ 6,22F 100.% $ 9,33: 100.% $ 15,55¢ 100.(%
Cash flows provided by operations
(GAAP basis) (3) $ 3,43( $ 10,50: $ 13,93:
Net loss (in accordance with GAA $ 4,520) $ (9,519) $ (14,03))

(1) Distributions reinvested pursuant to the DRIP, \hdo not impact our cash flow

(2) Distributions paid from cash provided by opienas are derived from cash flows from operaticBAAP basis) for the three and six
months ended June 30, 20

(3) Includes the impact of expensing acquisitind eelated transaction costs as incurred of $10libmand $17.8 million for the three and
six months ended June 30, 20
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The following table compares cumulative distribnsgpaid to net loss (in accordance with GAAP) far period from August 17, 20
(date of inception) through June 30, 2011 (in tlandis):

For the Period

from August 17,

2007 (date of
inception) to

June 30, 2011

Distributions paid

Cash $ 29,15
DRIP 23,03(
Total distributions pai $ 52,18:
Reconciliation of net los:
Total revenue $ 115,11¢
Acquisition and transaction relat (30,800
Depreciation and amortizatic (58,219
Other operating expen: (7,960
Other income (expens (49,887)
Net income (loss) attributable to r-controlling interest: (677)
Net loss (in accordance with GAAP) ( $ (32,420

(1) Net loss as defined by GAAP includes the-cash impact of depreciation and amortization egpeas well as costs incurred relating
to acquisitions and related transactions subsedqael@nuary 1, 200!

Dilution

Our net tangible book value per share is a mechhoaculation using amounts from our balance staaat is calculated as (i) total bc
value of our assets less the net value of intaagibkets (ii) minus total liabilities less the vedue of intangible liabilities, (iii) divided byht
total number of shares of common stock outstandingssumes that the value of real estate andeatake related assets and liabil
diminish predictably over time as shown through tepreciation and amortization of real estate iweats. Real estate values h
historically risen or fallen with market conditioridet tangible book value is used generally asrsewative measure of net worth that wi
not believe reflects our estimated value per sHaie.not intended to reflect the value of oureassupon an orderly liquidation in accorde
with our investment objectives. Our net tangiblelbealue reflects dilution in the value of our commstock from the issue price as a re
of (i) operating losses, which reflect accumuladegreciation and amortization of real estate imaests, (ii) the funding of distributions frc
sources other than our cash flow from operations, @i) fees paid in connection with our publicfeing, including commissions, dec
manager fees and other offering costs. As of JIn@@11, our net tangible book value per share¥va®9. The offering price of shares ur
our primary offering (ignoring purchase price digots for certain categories of purchasers) at 30n2011 was $10.00.

Our offering price was not established on an indédpat basis and bears no relationship to the rleewaf our assets. Further, e
without depreciation in the value of our assets,dther factors described above with respect talilndion in the value of our common stc
are likely to cause our offering price to be higtiem the amount you would receive per share ifweee to liquidate at this time.

Non-GAAP Financial Measures

Due to certain unique operating characteristioeaf estate companies, NAREIT, an industry tradeigrhas promulgated a measure
known as FFO, which we believe to be an appropsapplemental measure to reflect the operatingopadnce of a real estate investment
trust, or REIT. The use of FFO is recommended bYREIT industry as a supplemental performance meaB&O is not equivalent to our |
income or loss as determined under GAAP.

We define FFO, a non-GAAP measure, consistent thigtstandards established by the White Paper ondpp@ved by the Board of
Governors of NAREIT, as revised in February 2004he White Paper. The White Paper defines FFGeagnome or loss computed in
accordance with GAAP, excluding gains or lossemfsales of property but including asset impairnvenite downs, plus depreciation and
amortization, and after adjustments for unconstdidg@artnerships and joint ventures. Adjustmentsifconsolidated partnerships and joint
ventures are calculated to reflect FFO. Our FF@utation complies with NAREIT's policy describedoab.
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The historical accounting convention used for esthte assets requires straight-line depreciafibnittlings and improvements, which
implies that the value of real estate assets dghas predictably over time. Since real estate gatistorically rise and fall with market
conditions, presentations of operating resultaf®EIT, using historical accounting for depreciatiove believe, may be less informative. /
result, we believe that the use of FFO, which edetuthe impact of real estate related depreciatohamortization, provides a more comp
understanding of our performance to investors amdanagement, and when compared year over yekactethe impact on our operations
from trends in occupancy rates, rental rates, dipgraosts, general and administrative expensesnaeaikst costs, which is not immediately
apparent from net income.

However, changes in the accounting and reportitesrunder GAAP (for acquisition fees and expensms fa capitalization/depreciation
model to an expensed-as-incurred model) that haga put into effect since the establishment of NAREdefinition of FFO have prompted
an increase in the non-cash and non-operating itechsded in FFO. In addition, we view fair valugjastments of derivatives, impairment
charges and gains and losses from dispositionssaftgas items which are typically adjusted formdiesessing operating performance.
Lastly, publicly registered, non-listed REITs typlly have a significant amount of acquisition aityivand are substantially more dynamic
during their initial years of investment and openatand therefore require additional adjustmentSR® in evaluating performance. Due to
these and other unique features of publicly reggstenon-listed REITS, the Investment Program Aisdimn (“IPA”), an industry trade group,
has standardized a measure, which we believe émtther appropriate supplemental measure to refleaiperating performance of a REIT.

The Company is currently precluded from providiegtain non-GAAP financial measures within our filedrm 10-Q pursuant to an
agreement made in connection with certain statmip&to sell our securities. However, we believehsdata is meaningful with respect to
understanding and analyzing our performance. Adnglyl the Company will be furnishing a supplemembur Form 10-Q, which will
include non-GAAP financial measures.

Our calculation of FFO may differ from other reatae companies due to, among other items, vanmtiocost capitalization policies for
capital expenditures and, accordingly, may notdramarable to such other real estate companiesc&eulation of FFO is presented in the
following table for the three and six months endede 30, 2011 and 2010 (in thousands):

Three Months Ended June 30 Six Months Ended June 30
2011 2010 2011 2010

Net loss (in accordance with GAA $ (9,517) $ (992 $ (14,03) $ (1,379
Add:

Depreciation of real estate ass 12,11 3,74¢ 19,90¢ 6,80z
Amortization of intangible lease ass 3,11: 953 5,23¢ 1,66/
Amortization of belov-market lease liabilitie (76) (79 (152 (15¢)
Fair value adjustments on derivati 12 23¢ (1249 391
Non-controlling interest adjustme (217) (247) (42¢) (390
(Gains) losses on sales to ~controlling interest holder — a7 10z (352
Loss on disposition of property — — 44 —
FFO $ 540z $ 3,60t $ 10,55: $ 6,57¢

Loan Obligations

The payment terms of our loan obligations varygémeral, only interest amounts are payable montlitly all unpaid principal ar
interest due at maturity. Some of our loan agre¢sngipulate that we comply with specific reportangd financial covenants mainly relate
debt coverage ratios and loan to value ratios. Haa that has these requirements has specific tfatesholds that must be met. As of .
30, 2011, we were in compliance with the debt camemunder our loan agreements.

Our Advisor may, with approval from our independbeaoard of directors, seek to borrow shiatm capital that, combined with sect
mortgage financing, exceeds our targeted leveratie. 'Such short-term borrowings may be obtainednfthird-parties on a case-logst
basis as acquisition opportunities present themsedimultaneous with our capital raising efforte View the use of shotérm borrowings ¢
an efficient and accretive means of acquiring esthte in advance of raising equity capital. Acoagly, we can take advantage of buy
opportunities as we expand our fund raising adigitAs additional equity capital is obtained, thehortterm borrowings will be repaid. C
leverage ratio approximated 39.4% (secured mortgages payable as a percentage of total real estatdetments, at cost) as of June
2011, or 22.5% including cash and cash equivale$277.0 million.
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In addition, as of June 30, 2011, we have an unsbedierm equity line available to us from a relatedtypa@ntity that allows us "
draw a maximum of $10.0 million, and two additioi@mles of credit that would allow us to draw an #iddal $60.0 million if certai
requirements are met . As of June 30, 2011 there m@ amounts outstanding on these lines of credit.

Contractual Obligations

The following is a summary of our contractual obtigns as of June 30, 2011 (in thousands):

July 1, 2011 to
December 31,
Total 2011 2012 — 2013 2014 — 2015 Thereafter

Principal payments due on mortgage notes payable $ 642,54: $ 4,900 $ 63,88( $ 155,13t $ 418,62t

Interest payments due on mortgage notes payable $ 190,90¢ $ 17,25¢  $ 67,17: $ 55,63: $ 50,84

From July 1, 2011 to August 5, 2011, we purchasegdgqrties for a total purchase price of approxifya$83.0 million. The properties
were acquired with cash proceeds from our IPO.NB#e 15 — Subsequent Events in the consolidatethéiial statements for more
information on this financing.

Election as a REIT

We elected to be taxed as a REIT under Sectiondt866gh 860 of the Code commencing with our taalalar ended December
2008. If we continue to qualify for taxation as &IR, we generally will not be subject to federakmarate income tax to the extent
distribute our REIT taxable income to our stockleosj and so long as we distribute at least 90%uofREIT taxable income. REITs
subject to a number of other organizational andatmmnal requirements. Even if we qualify for taratas a REIT, we may be subjec
certain state and local taxes on our income anpguty, and federal income and excise taxes on odistributed income. We believe we
organized and operating in such a manner as tifgitabe taxed as a REIT for the taxable year éridecember 31, 2011.

Inflation

Some of our leases contain provisions designeditigate the adverse impact of inflation. These @Bimns generally increase rer
rates during the terms of the leases either atifrates or indexed escalations (based on the CarsRrice Index or other measures). We
be adversely impacted by inflation on the leasasdib not contain indexed escalation provisionsaddition, our net leases require the te
to pay its allocable share of operating expensediding common area maintenance costs, real estats and insurance. This may rec
our exposure to increases in costs and operatipgnses resulting from inflation.

Related-Party Transactions and Agreements

We have entered into agreements with American R&apital 11, LLC and its whollyawned affiliates, whereby we pay certain fee
reimbursements to our Advisor or its affiliates foquisition fees and expenses, organization afedig costs, sales commissions, de
manager fees, asset and property management féesimbursement of operating costs. See Note biteonsolidated financial stateme
included in this report for a discussion of theizas related-party transactions, agreements arsd fee

Off-Balance Sheet Arrangements

In conjunction with entering into a joint venturgraement in December 2010 with an affiliated entibere we invested $12.0 milli
for an ownership percentage of five retail condaommunits, we agreed to provide a guarantee on dgage note payable obtained frol
third party in connection with the property acqtiigi. The guarantee will be in place until the lafed entity achieves a net worth of $<
million. As of June 30, 2011, the balance on thetgame note payable was $21.3 million. The net wvoftthe affiliated entity at June
2011 was $31.7 million.
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We have no other offalance sheet arrangements that have or are rédgdikaly to have a current or future effect onrdimancia
condition, changes in financial condition, revenaesxpenses, results of operations, liquidity jtedexpenditures or capital resources tha
material to investors.

Item 3. Quantitative and Qualitative Disclosures Aout Market Risk

The market risk associated with financial instrutseend derivative financial instruments is the rigdoss from adverse change:
market prices or interest rates. Our market rigsearprimarily from interest rate risk relatinguariablerate borrowings the maturity of whi
is fixed with the use of hedge instruments. To nmeetshort and longerm liquidity requirements, we borrow funds atoenbination of fixe!
and variable rates. Our lorigem debt, which consists of secured financingpicilly bears interest at fixed rates. Our intenegé risl
management objectives are to limit the impact tdriest rate changes in earnings and cash flowscalogver our overall borrowing costs.
achieve these objectives, from time to time, we ®ater into interest rate hedge contracts suclwapss collars and treasury lock agreerr
in order to mitigate our interest rate risk witlspect to various debt instruments. We do not hoidsue these derivative contracts for tra
or speculative purposes.

As of June 30, 2011, our debt included fixate debt with a carrying value of $553.3 milliondaa fair value of $564.2 millio
Changes in market interest rates on our fixed datd impact fair value of the debt, but they hasempact on interest incurred or cash fl
For instance, if interest rates rise 100 basistpaamd our fixed rate debt balance remains constantexpect the fair value of our deb
decrease, the same way the price of a bond dedisésterest rates rise. The sensitivity analysiated to our fixedate debt assumes
immediate 100 basis point move in interest ratemftheir June 30, 2011 levels, with all other valga held constant. A 100 basis p
increase in market interest rates would result deerease in the fair value of our fixed rate dgbapproximately $32.7 million. A 100 ba
point decrease in market interest rates would r@san increase in the fair value of our fixederdebt by $34.1 million.

As of June 30, 2011, our debt included varialle mortgage notes payable with a carrying valu&89.2 million. Interest ra
volatility associated with this variablate mortgage debt has been mitigated by the ukedtfe instruments entered into simultaneously
the corresponding mortgage note was executed. 8istivity analysis related to our variablbge debt assumes an immediate 100 basis
move in interest rates from their June 30, 201&lewvith all other variables held constant. A BaBis point increase or decrease in var
interest rates on our variable-rate notes payablddvincrease or decrease our interest expens8.Byndillion annually.

These amounts were determined by considering tpadtrof hypothetical interest rate changes on ouwing costs, and, assume
other changes in our capital structure.

Iltem 4. Controls and Procedures

In accordance with Rules 13a-15(b) and 15d-15(bhe@fSecurities Exchange Act of 1934, as amendied'Bxchange Act”), we, under
the supervision and with the participation of olnie® Executive Officer and Chief Financial Officearried out an evaluation of the
effectiveness of our disclosure controls and pracesi(as defined in Rule 13a-15(e) and Rule 156)1df(the Exchange Act) as of the end of
the period covered by this Quarterly Report on F&0¥Q and determined that the disclosure contrudspaocedures are effective.

No change occurred in our internal controls oveafficial reporting (as defined in Rule 13a-15(f) 46d-15(f) of the Exchange Act)

during the three months ended June 30, 2011 tisamnlagerially affected, or is reasonable likely tatemially affect, our internal controls over
financial reporting.
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PART Il
OTHER INFORMATION

Item 1. Legal Proceedings

As of the end of the period covered by this Quirieeport on Form 1@, we are not a party to, and none of our propegie subject to, ar
material pending legal proceedings.

Item 1A. Risk Factors

There have been no material changes from theaisfs set forth in our Registration Statemeng (flb. 333-145949), as amended from time
to time.

Item 2. Unregistered Sales of Equity Securities andse of Proceeds
None.

Item 3. Defaults Upon Senior Securities

None.

Item 4. Reserved

Item 5. Other Information

None.

Item 6. Exhibits

The exhibits listed on the Exhibit Index (followitlge signatures section of this report) are inallj@e incorporated by reference, in this
quarterly report.
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SIGNATURES

Pursuant to the requirements of the Securities &xgh Act of 1934, as amended, the registrant hgscdused this report to be signed on its

behalf by the undersigned thereunto duly authorized

Date: August 15, 2011

American Realty Capital Trust, Inc.

By: /s/ Nicholas S. Schors¢
Nicholas S. Schorsc
Chief Executive Officer and Chairman of the Board of Directors
(Principal Executive Officer)

By: /s/ Brian S. Blocl
Brian S. Block
Executive Vice President and Chief Financial Officer
(Principal Financial Officer)
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EXHIBIT INDEX

The following exhibits are included, or incorpoitey reference, in this Quarterly Report on FormQtor the quarter ended June 30, 2011
(and are numbered in accordance with Item 601 gluR¢ion S-K).

Exhibit No. Description
31.1 Certification of the Principal Executive @#r of the Company pursuant to Securities Exch&md&ule 13a-14(a) or

15c¢-14(a), as adopted pursuant to Section 302 of thHeaBa-Oxley Act of 2002 (filed herewith

31.2 Certification of the Principal Financial @#ir of the Company pursuant to Securities Exch&wwgdRule 13a-14(a) or
15c-14(a), as adopted pursuant to Section 302 of tHeaBa-Oxley Act of 2002 (filed herewith

32 Written statements of the Principal Executif&d®r and Principal Financial Officer of the Conmyapursuant to 18
U.S.C. Section 1350, as adopted pursuant to Se@@i6rof the Sarban-Oxley Act of 2002 (filed herewith
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Exhibit 31.1

CERTIFICATION PURSUANT TO RULE 13a-14(a) AND 15d-14(a) UNDER
THE SECURITIES EXCHANGE ACT
OF 1934, AS AMENDED

I, Nicholas S. Schorsch, certify that:
1. | have reviewed this Quarterly Report on Forr-Q of American Realty Capital Trust, In

2. Based on my knowledge, this report does notatomny untrue statement of a material fact ortamstate a material fact necessary
to make the statements made, in light of the cistances under which such statements were madmislieading with respect to the
period covered by this repo

3. Based on my knowledge, the financial statemeamts other financial information included in théport, fairly present in all material
respects the financial condition, results of operatand cash flows of the registrant as of, amdtfe periods presented in this rep

4, The registrant’s other certifying officer andrke responsible for establishing and maintainisgldsure controls and procedures (as
defined in Exchange Act Rules 13a-15(e) and 15&)}%(nd internal control over financial reportirag @defined in Exchange
Rules 13-15(f) and 15-15(f)) for the registrant and hav

(a) Designed such disclosure controls and puresd or caused such disclosure controls and puoesdo be designed under
our supervision, to ensure that material informatielating to the registrant, including its condatied subsidiaries, is made
known to us by others within those entities, pattdy during the period in which this report isige prepared

(b) Designed such internal control over finahggorting, or caused such internal control ovearicial reporting to be
designed under our supervision, to provide readeragsurance regarding the reliability of financégorting and the
preparation of financial statements for externappsges in accordance with generally accepted atioguprinciples;

(c) Evaluated the effectiveness of the registsatisclosure controls and procedures and predentthis report our conclusions
about the effectiveness of the disclosure contints procedures, as of the end of the period coveyehlis report based on
such evaluation; ar

(d) Disclosed in this report any change in #ngistrant’s internal control over financial repogdithat occurred during the
registrant’s most recent fiscal quarter (the regists fourth fiscal quarter in the case of an ameport) that has materially
affected, or is reasonably likely to materiallyeaftf, the registra’s internal control over financial reporting; &

5. The registrant’s other certifying officer antddve disclosed, based on our most recent evatuatimternal control over financial
reporting, to the registrant’s auditors and theitacmmmittee of the registrant’s board of direct@spersons performing the
equivalent functions!

(a) All significant deficiencies and materialakmesses in the design or operation of internairobaver financial reporting
which are reasonably likely to adversely affectrigistrant’s ability to record, process, summasiad report financial
information; anc

(b) Any fraud, whether or not material, thataohwes management or other employees who have Hiségnt role in the
registran’'s internal control over financial reportir

Dated this 15 th day of August, 2011 /s/ Nicholas S. Schors¢
Nicholas S. Schorsc
Chief Executive Officer an
Chairman of the Board of Directors
(PrincipalExecutive Officer)




Exhibit 31.

CERTIFICATION PURSUANT TO RULE 13a-14(a) AND 15d-14(a) UNDER
THE SECURITIES EXCHANGE ACT OF 1934, AS AMENDED

[, Brian S. Block, certify that:
1. | have reviewed this Quarterly Report on Forr-Q of American Realty Capital Trust, In

2. Based on my knowledge, this report does notaio any untrue statement of a material fact oit torstate a material fact necessary
to make the statements made, in light of the cistances under which such statements were madmislieading with respect to the
period covered by this repo

3. Based on my knowledge, the financial statememtd other financial information included in théport, fairly present in all material
respects the financial condition, results of operatand cash flows of the registrant as of, amdtfe periods presented in this rep

4, The registrant’s other certifying officer anare responsible for establishing and maintaimiisglosure controls and procedures (as
defined in Exchange Act Rules 13a-15(e) and 15&))}%(nd internal control over financial reportirag @defined in Exchange
Rules 13-15(f) and 15-15(f)) for the registrant and hav

(a) Designed such disclosure controls and phares, or caused such disclosure controls and guoes to be designed under
our supervision, to ensure that material informatielating to the registrant, including its condatied subsidiaries, is made
known to us by others within those entities, pattdy during the period in which this report isige prepared

(b) Designed such internal control over finahocgporting, or caused such internal control divemcial reporting to be
designed under our supervision, to provide readeragsurance regarding the reliability of financégorting and the
preparation of financial statements for externappsges in accordance with generally accepted atioguprinciples;

(c) Evaluated the effectiveness of the regtsadisclosure controls and procedures and predeantthis report our conclusions
about the effectiveness of the disclosure contints procedures, as of the end of the period coveyehlis report based on
such evaluation; ar

(d) Disclosed in this report any change inrégistrant’s internal control over financial repog that occurred during the
registrant’s most recent fiscal quarter (the regists fourth fiscal quarter in the case of an ameport) that has materially
affected, or is reasonably likely to materiallyeaftf, the registra’s internal control over financial reporting; &

5. The registrant’s other certifying officer andave disclosed, based on our most recent evatuafiinternal control over financial
reporting, to the registrant’s auditors and theitacmmmittee of the registrant’s board of direct@spersons performing the
equivalent functions!

(a) All significant deficiencies and materiagéaknesses in the design or operation of internarabover financial reporting
which are reasonably likely to adversely affectrgistrant’s ability to record, process, summasiad report financial
information; anc

(b) Any fraud, whether or not material, thatatves management or other employees who havendisant role in the
registran’'s internal control over financial reportir

Dated this 15 th day of August, 2011 /sl Brian S. Blocl

Brian S. Block
Executive Vice President and Chief Financial Offi
(Principal Financial Officer




Exhibit 32
SECTION 1350 CERTIFICATIONS

This Certificate is being delivered pursuant tordguirements of Section 1350 of Chapter 63 (Mealid) of Title 18 (Crimes and Criminal
Procedures) of the United States Code, as adoptasdant to Section 906 of the Sarbanes-Oxley A20O6R, and shall not, except to the
extent required by the Sarbanes-Oxley Act of 2@@2deemed filed for purposes of Section 18 of #euBties Act of 1934, as amended.

The undersigned, who are the Chief Executive Offeced Chief Financial Officer of American Realtyg@tal Trust, Inc. (the “Company”),
each hereby certify as follows:

The quarterly report on Form 10-Q of the Companlyictv accompanies this Certificate, fully complieishithe requirements of Section 13
(a) or 15(d) of the Securities Exchange Act of 1984 all information contained in this quarteyport fairly presents, in all material
respects, the financial condition and results @rafions of the Company.

Dated this 15 th day of August, 2011

/s/ Nicholas S. Schors

Nicholas S. Schorsc

Chief Executive Officer and Chairman of the Boafdoectors
(Principal Executive Officer

/s/ Brian S. Blocl

Brian S. Block

Executive Vice President and Chief Financial Office
(Principal Financial Officer)




