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PART | - Financial Information
Item 1. Financial Statements

AMERICAN REALTY CAPITAL TRUST, INC.
CONSOLIDATED BALANCE SHEETS
(In thousands except per share data)

ASSETS

Real estate investments, at c«
Land
Buildings, fixtures and improvemer
Acquired intangible lease assets

Total real estate investments, at ¢

Less accumulated depreciation and amortization

Total real estate investments,

Cash

Restricted cas

Prepaid expenses and other as

Due from affiliates

Deferred financing costs, net
Total assets

LIABILITIES AND STOCKHOLDERS '’ EQUITY

Shor-term bridge equity fund
Mortgage notes payab

Long-term notes payabl
Below-market lease liabilities, ni
Derivatives, at fair valu

Accounts payable and accrued expet
Deferred rent and other liabiliti¢
Distributions payable

Total liabilities

Preferred stock, $0.01 par value; 10,000,000 shartésrized, none issued and outstan:
Common stock, $.01 par value; 240,000,000 shatt®ared, 20,558,974 and 14,672,237 shares isqud

outstanding March 31, 2010 and December 31, 2@3perctively
Additional paic-in capital
Accumulated other comprehensive |
Accumulated deficit

Total American Realty Capital Trust, Inc. stockrestel equity
Noncontrolling interest
Total stockholders’ equity

Total liabilities and stockholders’ equity

The accompanying notes are an integral part oktfinancial statements

March 31, December 31

2010 2009
(Unaudited)

$ 48,85t $ 37,77¢
320,97¢ 261,93¢
50,15¢ 38,83¢
419,99 338,55t
(15,057 (11,29:)
404,93° 327,26«

2,77¢ 5,01C

51 43

6,21t 4,45¢

76 —

3,182 2,502

$ 417,23¢ $ 339,27
$ — 3 15,87¢
225,11¢ 183,81:
13,00( 13,00(

9,00¢ 9,08t

3,647 2,76¢

1,52¢ 1,53¢

1,35¢ 1,14¢

1,08t 1,49¢

254,73t 228,72:

20€ 147

173,93 122,50t
(2,45¢) (1,737%)
(16,879) (13,669
154,80t 107,24’

7,69¢ 3,30¢

162,50: 110,55¢

$ 417,23¢ $ 339,27




AMERICAN REALTY CAPITAL TRUST, INC.
CONSOLIDATED STATEMENTS OF OPERATIONS
(In thousands except per share data)

Revenue
Rental incom

Operating expense
Acquisition and transaction relat
General and administrati\
Depreciation and amortization
Total operating expenses
Operating income

Other income (expense
Interest expens
Interest incom:
Gains on sales to noncontrolling interest holdees
Gains (losses) on derivative instruments
Total other expenses
Net loss
Net loss attributable to noncontrolling nests

Net loss attributable to American Realty Capitalsir Inc.

Basic and diluted weighted avere
common shares outstanding

Basic and diluted loss per share attributable to
American Realty Capital Trust, Inc.

(Unaudited)

Three Months Ended March 31,

2010 2009
$ 7,42¢ $ 2,927
341 —
224 12€
3,78¢ 1,73(
4,35( 1,85¢
3,07¢ 1,071
(3,679 (2,45))
11 4
33t —
(152) 37
(3,47¢ (2,410
(401) (1,339
12 —
$ (389 $ (1,339
17,845,48 1,526,90:
$ 0.02) $ (0.8¢)

The accompanying notes are an integral part ottfimancial statements




Balance,
December 31,
2009

Issuance of
common stock,
net

Offering costs,
commissions
and dealer
manager fee

Common stock
issued through
distribution
reinvestment
plan

Distributions
declarec

Contributions fromn
noncontrolling
interests

Distributions to
noncontrolling
interests

Gain on sale of
assets to
noncontrolling
interest holder

Designated
derivatives fair
value
adjustmen

Net loss

Total
comprehensive
loss

Balance,

March 31, 2010

AMERICAN REALTY CAPITAL TRUST, INC.
CONSOLIDATED STATEMENTS OF STOCKHOLDERS' EQUITY
THREE MONTHS ENDED MARCH 31, 2010
(In thousands except per share data)

(Unaudited)
Total
American
Realty
Common Stock Accumulated Capital
Additional Other Trust Total
Number of Par Paid-In Comprehensive Accumulated  Stockholders Noncontrolling Stockholders’
Shares Value Capital Loss Deficit Equity Interests Equity

14,672,23 % 147 % 122,50t $ 24,737 $ (13,669 $ 107,247 $ 3,30¢ $ 110,55t
5,738,59: 58 57,07¢ — — 57,13¢ — 57,13¢
— — (7,057%) — — (7,057) — (7,057%)
148,14¢ 1 1,40¢ — — 1,407 — 1,407
— — — — (2,815 (2,815 — (2,815
— — — — — — 5,03t 5,03t
— — — — — — (12€) (12€)
(511) (511)
— — — (721) — (721) — (721)
— — — — 389) (38¢) (12) (401)
— — — — — (1,110 (12) (1,122)
20,558,97. $ 206 $ 173,93 % (2,45¢) $ (16,879 $ 154,80t $ 7,698 $ 162,50:

The accompanying notes are an integral part oktfinancial statements




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 (used in) operating activitie
Depreciatior
Amortization of intangible:
Amortization of deferred finance cot
Accretion of belov-market lease liabilit
Gains on sales to noncontrolling interest hol
Losses (gains) on derivative instrume
Changes in assets and liabiliti
Prepaid expenses and other as
Accounts payable and accrued expel
Due from affiliated entit)
Deferred rent and other liabilities

Net cash provided by (used in) operating activi

Cash flows from investing activitie
Investment in real estate and other assets

Net cash used in investing activiti

Cash flows from financing activities:
Proceeds on mortgage notes payi
Payments on mortgage notes pay:
Payments on related party bridge faci
Payments on she«term bridge fund:
Proceeds from lor-term notes payab
Contributions from noncontrolling interes
Distributions to noncontrolling interes
Proceeds from issuances of common stock
Payments of deferred financing ca
Distributions paic
Restricted cash

Net cash provided by financing activiti

Net decrease in cash
Cash, beginning of period
Cash, end of period

Supplemental Disclosures of Investing and Finandiativities:
Cash paid for income taxes

Cash paid for interest

Three Months Ended March 31,

2010 2009
$ (401) $ (1,339
3,07¢ 1,38:
711 34¢
16¢€ 13¢
(79) (79)
(511) —
152 (37)
(1,177 (87%)
(12) (23¢)
(76) (487)
211 (29)
2,06( (1,216)
(81,439 (16%)
(81,43%) (16%)
41,73 —
(428) (254)
— (5,765)
(15,87¢) (8,000)
— 9,42¢
5,03t —
(12€) —
49 ,47¢ 6,49¢
(84€) (708)
(1,815) (145)
(8) 21
77 14¢ 1,071
(2,232 (308)
5,01( 887
$ 2,77¢ $ 57¢
$ 317 $ —
$ 3,467 $ 2,46¢




AMERICAN REALTY CAPITAL TRUST, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
MARCH 31, 2010
(Unaudited)

Note 1 — Organization

American Realty Capital Trust, Inc. (the “Companyiicorporated on August 17, 2007, is a Marylangomation that qualifies as a
real estate investment trust (“REITYr federal income tax purposes. On January 258 2@ Company commenced an initial public offe
on a “best efforts” basis of up to 150,000,000 skaf common stock offered at a price of $10.00spare, subject to certain volume and
other discounts, pursuant to a Registration Statéme Form S-11 filed with the Securities and Exgf@Commission (the “SEC”) under the
Securities Act of 1933, as amended (the “Offerin@he Registration Statement also covered up 0@BEO00 shares available pursuant to a
distribution reinvestment plan (the “DRIP”) undehish our stockholders may elect to have their iigtions reinvested in additional shares
of the Company’s common stock at the greater dCper share or 95% of the estimated value of eesifecommon stock. The Company
sold 20,000 shares to American Realty Capital LICL(the “Sponsor”) on August 17, 2007, at $10.00gf®&re. As of March 31, 2010, the
Company issued 20,558,974 shares of common stadtll gross proceeds from these issuances wereZg0lBon. As of March 31, 2010,
the aggregate value of all share issuances andriptitns outstanding was $205.4 million based @eiashare value of $10.00 (or $9.50 for
shares issued under the DRIP).

Substantially all of the Company’s business is cmted through American Realty Capital Operatingri®aship, L.P. (the “OP”), a
Delaware limited partnership. The Company is tHe general partner of and owns a 99.01% partneisteépest in the OP. American Realty
Capital Advisors, LLC (the “Advisor”), the Comparsyaffiliated advisor, is the sole limited partnedawner of 0.99% (noncontrolling
interest) of the partnership interests of the @AViarch 2008, the OP issued to the Company 20,q@0&@ing Partnership units in exchange
for $0.2 million. Additionally, in April 2008, thédvisor contributed $2 thousand to the OP in exgedor a 0.99% limited partner interest in
the OP. The limited partner interests have thet tiglconvert OP units into cash or, at the optibthe Company, an equal number of comr
shares of the Company, as allowed by the limitethpeship agreement. The remaining rights of tinétéd partner interests are limited,
however, and do not include the ability to repl=general partner or to approve the sale, puechiasefinancing of the OP’s assets.

The Company is managed by the Advisor and AmeriRealty Capital Properties, LLC, which serves asGbepany$ property manag
(the “Property Manager”). Realty Capital SecuritiesC (the “Dealer Manager”), an affiliate of th@@sor, serves as the dealer manager of
the Company'’s Offering. These related parties veceompensation and fees for services relatedet®ffering and for the investment and
management of the Company’s assets. These emétiesre fees during the offering, acquisition, gpienal and liquidation stages. The
compensation levels during the offering, acquisittamd operational stages are discussed in Note Related Party Transactions and
Arrangements.

The Company’s stock is not currently listed on aamal securities exchange. The Company may sebsttibs stock for trading on a
national securities exchange only if a majoritytefindependent directors believe listing wouldréhe best interest of its stockholders. The
Company does not intend to list its shares attitms. The Company does not anticipate that thengldvioe any market for its common stock
until its shares are listed for trading. In thergviedoes not obtain listing prior to the tentmasersary of the completion or termination of the
Offering, its charter requires that it either:48ek stockholder approval of an extension or amentiof this listing deadline; or (ii) seek
stockholder approval to adopt a plan of liquidatidrthe corporation.




AMERICAN REALTY CAPITAL TRUST, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
MARCH 31, 2010
(Unaudited)
Note 2 — Summary of Significant Accounting Policies

The Company'’s significant accounting policies ageatibed in Note 2 to the consolidated financialeshents in the Company’s
Form 10-K for the year ended December 31, 2009reThave been no significant changes to these pslairing 2010.

Note 3 — Real Estate Investments

The following table presents the allocation of #ssets acquired during the three months ended Medr,c010. No acquisitions were
completed during the three months ended March @19 2Zdollar amounts in thousands):

Three Months

Ended
Real estate investments, at cost: March 31, 201(
Land $ 11,077
Buildings, fixtures and improvements 59,04(
70,117

Acquired intangibles
In-place lease 11,32:
Below-market lease liabilities, net —

Total assets acquired 81,43¢
Cash paid for acquired real estate investments $ 81,43¢
Number of properties purchased during the threetimperiod 20




AMERICAN REALTY CAPITAL TRUST, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
MARCH 31, 2010
(Unaudited)

Note 3 — Real Estate Investments (continued)

The Company acquires and operates commercial giegehll such properties may be acquired and dpdrhy the Company alone or
jointly with another party. As of March 31, 2010, af the properties the Company owned were 100%upied by an investment grade
credit quality tenant on a long-term basis compriskfreestanding, single tenant commercial spahe.Company’s portfolio of real estate
properties is comprised of the following propertessf March 31, 2010 (dollar amounts in thousands)

Remaining Base Total Net
No. of Square Percentage Lease Purchase  Capitalization Purchase  Operating

Seller / Property Name Acquisition Date  Buildings Feet Ownership ~ Term (1) Price (2) Rate (3) Price (4) Income (5)
FedEx Distribution

Center March 200¢& 1 55,44( 51% 87 % 9,69/ 7.53% $ 10,20¢ $ 73C
First Niagara

(formerly

Harleysville

National Bank)

Portfolio March 200¢ 15 177,77 100% 12.¢ 40,97¢ 7.48% 41,67t 3,06¢
Rockland Trust

Company Portfolic May 2008 18 121,05 100% 11.c 32,18¢ 7.86% 33,11 2,53(
PNC Bank (formerly  September &
National City Bank’ October 200¢ 2 8,40: (6) 18.¢€ 6,664 8.21% 6,85: 547
Rite Aid September 200 6 74,91¢ 100% 13.: 18,57¢ 7.79% 18,83¢ 1,445
PNC Bank Portfolic  November 200t 50 275,43t 100% 8.7 42,28t 7.35% 44,81. 3,10¢
FedEx Distributio

Center July 2008 1 152,64( 100% 13.€ 31,69: 8.84% 31,69: 2,80:
Walgreens July 2008 1 14,82( 56% 22.5 3,81¢ 8.12% 3,81¢ 31C
CVsSI September 200 10 131,10! (7 24.C 40,64¢ 8.48% 40,64¢ 3,44¢
CvVsi November 200! 15 198,72¢ 100% 24.¢ 59,78¢ 8.48% 59,78¢ 5,071
Home Depo December 200 1 465,60( 100% 19.¢ 23,53: 9.31% 23,53 2,192
Bridgestone Fireston December 200!
| & January 201( 6 57,33¢ 100% 14.2 15,04: 9.08% 15,04: 1,39(
Advance Autc December 200 1 7,00( 100% 11.7 1,73(C 9.25% 1,73( 16C
Fresenius January 2011 2 140,00( 100% 12.c 12,46: 9.28% 12,46: 1,15¢
Reckitt Benckise February 201( 1 574,10t 85% 11.¢€ 31,73 8.40% 31,73t 2,66¢
Jack in the Bo: February 201( 4 10,21¢ 100% 19.¢€ 8,20( 7.75% 8,20( 63¢
Bridgestone February &

Firestone | March 201C 12 93,59¢ 100% 13.¢ 26,41 8.69% 26,41 2,29¢
Total 146 2,558,18I 16.C $ 405,44! 8.28% $ 41056 $ 33,56¢

(1) - Remaining lease term as of March 31, 2010, in yéfiise portfolio has multiple locations with vamg lease expirations, remaini
lease term is calculated on a weigl-average basi:

(2) - Contract purchase price excluding acquisition eglatosts

(3) - Net operating income divided by base purchase g

(4) - Base purchase for acquisitions prior to JanuaB009 include capitalized acquisition related cdsffective January 1, 2009,
acquisition related costs are required to be exgubitsaccordance with GAAI

(5) - Annualized 2010 rental income less property opegatixpenses, as applicab

(6) Ownership percentage is 51% of one branch and @58eobranch

(7) Ownership percentage of three branches is 51% @d%b bf the remaining seven branct




AMERICAN REALTY CAPITAL TRUST, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
MARCH 31, 2010
(Unaudited)

Note 3 — Real Estate Investments (continued)

The following table lists tenants whose rental mearepresents greater than 10% of consolidatethlri@eome on an annualized basis as
of March 31, 2010 and 2009:

2010 2009
CVS 25% —
PNC Bank 11% 32%
FedEx 11% —
Bridgestone Firestor 11% —
First Niagare 9% 27%
Rockland Trust Compar 8% 22%
Rite Aid 4% 13%

No other tenant represents more than 10% of theaized rental income for the periods presented.
Note 4 — Short-Term Bridge Equity Funds

In connection with the purchase of certain propsstthe Company utilized short-term bridge equityds to finance a portion of the
purchase price of such properties from time to tiftee Company'’s short-term borrowings as of Decer8the2009, consist of the following

(dollar amounts in thousands):

Outstanding

Loan Effective
Funds Property Amount (2) Interest Rate Interest Rate
Shor-term bridge fund: FedEx Distribution Cente $ 15,878 575 % Variable (1)

(1) Funds bear a floating interest rate based emytlater of prime rate plus 0.75% or 5.75%
(2) Such borrowing was repaid in January 2010.

There were no short-term equity bridge funds ontditay at March 31, 2010.

At March 31, 2010, the Company has available aG@llion revolving line of credit unsecured bridfgeility with an affiliated entity.
There were no amounts outstanding under this faeitiMarch 31, 2010 or December 31, 2009.

10




AMERICAN REALTY CAPITAL TRUST, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
MARCH 31, 2010
(Unaudited)

Note 5 — Mortgage Notes Payable
The Company’s mortgage notes payable as of MarcB@®H0 consist of the following (dollar amountghousands):

Outstanding

Encumbered Loan Effective Interest
Property Properties Amount Interest Rate Rate Maturity
FedEx Distribution Cente 1 $ 6,96¢ 6.25% Fixed September 20:
First Niagara (formerly

Harleysville National

Bank) Portfolio 15 31,00( 6.5% (1) Fixed January 201
Rockland Trust Compan!

Portfolio 18 23,53¢ 492% (2) Fixed May 2013
PNC Bank (formerly

National City Bank)

Portfolio 2 4,394 48% (3) Fixed September 20
Rite Aid 6 12,80: 6.97% Fixed September 20:
PNC Bank Portfolic 50 32,81 525% (4) Fixed November 201
Walgreens 1 1,55( 6.62% (5) Fixed August 201¢
CVS | 10 23,64¢ 6.86% (6) Fixed October 201¢
CVsS i 15 32,97¢ 6.64% Fixed December 201
Home Depo 1 13,71¢ 6.55% Fixed December 201
FedEx Distribution Cente 1 16,22¢ 6.0% (7) Fixed January 201!
Fresenius 2 6,08: 6.72% Fixed January 201!
Reckitt Benckise 1 15,00( 6.22% (8) Fixed February 201
Jack in the Box 4 4,39t 6.45% Fixed February 2015

Total 127 $ 225,11 6.17%

11




AMERICAN REALTY CAPITAL TRUST, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
MARCH 31, 2010
(Unaudited)

Note 5 — Mortgage Notes Payable (continued)
The Company’s mortgage notes payable as of DeeeB1, 2009 consist of the following (dollar amtsuim thousands):

Outstanding

Encumbered Loan Effective Interest
Property Properties Amount Interest Rate Rate Maturity
FedEx Distribution Cente 1 $ 6,96¢ 6.29% Fixed September 20:
First Niagara (formerly

Harleysville National

Bank) Portfolio 15 31,00( 6.59% (1) Fixed January 201
Rockland Trust Company

Portfolio 18 23,64¢ 4.92% (2) Fixed May 201
PNC Bank (formerly

National City Bank)

Portfolio 2 4,412 489% (3) Fixed September 20!
Rite Aid 6 12,80: 6.97% Fixed September 20!
PNC 50 32,93 5.25% (4) Fixed November 201
Walgreens 1 1,55( 6.62% (5) Fixed August 201!
CVS | 10 23,71 6.86% (6) Fixed October 201
CVsS i 15 33,06¢ 6.64% Fixed December 201
Home Depot 1 13,71¢ 6.34% Fixed December 201

Total 120 $ 183,81: 6.15%

(1) - The effective interest rate resets at the end af fiee to the then current 5-year Treasury ratrs @.25%, but in no event will be less
than 6.5%

(2) - Fixed as a result of entering into a rate lock agrent with a LIBOR floor and cap of 3.54% and 4%2%espectively

(3) - Fixed as a result of entering into a swap agreeméhta rate of 3.565% for a notional amount of3bfillion and a rate lock
agreement on a notional amount of $4.1 million veithiBOR floor and cap of 3.37% and 4.45%, respedti in connection with the
entering into the mortgag

(4) - Fixed as a result of entering in a swap agreenwer8.6% plus a spread of 1.65% in connection withéntering into the mortgac

(5) - The effective interest rate is fixed until 2014nteedjusts to the greater of 6.55% or the five-y&&. Treasury rate plus 3.50%. The
note can be prepaid with no less than 30 dayseatith a 1% minimum premium of the then outstangirigcipal balance

(6) - The effective interest rate adjusts at the disonetif the lender at the end of the sixth yi

(7) - Fixed as a result of entering in a swap agreenter2.¥75% plus a spread of 3.18% in connection thithentering into the mortgac

(8) - Fixed as a result of entering in a swap agreenwer8.295% plus a spread of 2.85% in connection thighentering into the mortga

12




AMERICAN REALTY CAPITAL TRUST, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
MARCH 31, 2010
(Unaudited)

Note 5 — Mortgage Notes Payable (continued)

The following table summarizes the scheduled aggeegrincipal repayments of the mortgage notestgayfar the five years subsequent
to March 31, 2010 (in thousands):

Total

April 2010 to December 201 $ 1,53¢
2011 2,962
2012 16,867
2013 60,047
2014 35,13t
2015 and thereafter 108,57:

Total $ 225,11¢

The sources of secured financing generally rediriencial covenants, including restrictions on aogie guarantees, the maintenance of
certain financial ratios (such as specified del®doity and debt service coverage ratios) as vedlhe maintenance of a minimum net worth.
As of March 31, 2010, the Company was in compliamite the debt covenants under its outstanding bgneements.

Note 6 — Long-Term Notes Payable

As of March 31, 2010, the Company had issued $4@l®n of notes payable (the “Notes”) in a privgtlacement pursuant to Rule 506
of Regulation D promulgated under the Securities Aihe proceeds of the private placement were tesegpay outstanding shagrm bridg
equity fund draws (see Note 4 — Short-Term Bridgeify Funds).

The Notes bear interest at 9.0% annually, provitiatithe interest rate will be adjusted to 9.57%uelly for Notes on which the
Company does not incur a selling commission. Tam@any will pay interest-only monthly payments tdvscribers of the Notes until the
maturity on December 15, 2011. The Company hasightto extend the maturity date for two addiibone-year periods.

The Company has the right to prepay the Notes iolevbr in part any time following the first annigary of the closing date. If repaid
or before the second anniversary of the closing,dhe Company will pay 2.0% of the remaining amalue on the Notes as a prepayment
premium. If repaid after the second anniversarhefclosing date but before the third anniversdimhe closing date, the Company will pay
1% of the remaining amount due on the Notes agpagment premium. The foregoing not withstandihg,Company shall have the right to
repay the amount due under the Notes in whole parhwithout penalty within 360 days of the matudate. The Company will not have
right to prepay the amount due under the notesiduhie two optional extension periods. The Notesumsecured.

The Company is required to prepay the Notes oangfproceeds derived from the sale or refinancirt@PNC Bank properties after
any required payments of the principal and intedest under the mortgage notes payable on thoserties(see Note 5 — Mortgage Notes
Payable). Such prepayment is subject to the prapaypremiums described above.

As of March 31, 2010, the Company was in compliamite all covenants included within the Note agreain

13




AMERICAN REALTY CAPITAL TRUST, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
MARCH 31, 2010
(Unaudited)

Note 7 — Fair Value of Financial Instruments

The Company determines fair value based on quatedsowvhen available or through the use of altéraapproaches, such as
discounting the expected cash flows using marketast rates commensurate with the credit quatityduration of the investment. This
alternative approach also reflects the contradarats of the derivatives, including the period tatamity, and uses observable market-based
inputs, including interest rate curves, and impliethtilities. The guidance defines three levelinpluts that may be used to measure fair
value:

Level 1 - Quoted prices in active markets for identicaktsand liabilities that the reporting entity hlas &bility to access at the
measurement date.

Level 2 - Inputs other than quoted prices included witha@vél 1 that are observable for the asset anditialbit can be corroborated with
observable market data for substantially the ectirgractual term of the asset or liability.

Level 3 - Unobservable inputs that reflect the entity’s aaasumptions about the assumptions that markétiparits would use in the
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 liabilitisfan the hierarchy requires significant judgmant! considers factors specific to the
asset or liability. In instances where the deteation of the fair value measurement is basechpats from different levels of the fair value
hierarchy, the level in the fair value hierarchyhin which the entire fair value measurement fallbased on the lowest level input that is
significant to the fair value measurement in itdrety. The Company evaluates its hierarchy disales each quarter; and depending on
various factors, it is possible that an assetatnility may be classified differently from quarterquarter. However, the Company expects that
changes in classifications between levels willdrer

Although the Company has determined that the mgjofithe inputs used to value its derivatives fathin Level 2 of the fair value
hierarchy, the credit valuation adjustments assediwith those derivatives utilize Level 3 inpwgach as estimates of current credit sprea
evaluate the likelihood of default by the Compang &s counterparties. However, as of March 31,028nd December 31, 2009, the
Company has assessed the significance of the inop#uoe credit valuation adjustments on the overalliation of its derivative positions and
has determined that the credit valuation adjustmarg not significant to the overall valuation leé Company’s derivatives. As a result, the
Company has determined that its derivative valuatia their entirety are classified in Level 2 loé ffair value hierarchy.
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AMERICAN REALTY CAPITAL TRUST, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
MARCH 31, 2010
(Unaudited)

Note 7 — Fair Value of Financial Instruments (conthued)
The following table presents information about @@mpany’s assets (including derivatives that aesgmted net) measured at fair value

on a recurring basis as of March 31, 2010 and Dbeeil, 2009, aggregated by the level in the falue hierarchy within with those
instruments fall (amounts in thousands):

Quoted Prices in  Significant Other Significant
Active Markets ~ Observable Inputs  Unobservable Inputs
Level 1 Level 2 Level 3 Total
March 31, 2010
Total derivatives, net $ — $ 3,647 $ — $ 3,647
December 31, 200!
Total derivatives, net $ — $ 2,766 $ — $ 2,76¢

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 recleisatue from affiliates, short-term bridge
funds, accounts payable and accrued expenses stnibutions payable approximates their carryingieadn the consolidated balance sheet
due to their short-term nature. Mortgage notes Iplaylaear interest at fixed and variable rates. falrevalue was obtained by calculating the
present value based on current market interest.rabe fair values of the Company’s remaining friahinstruments that are not reported at
fair value on the consolidated balance sheet aarted below (amounts in thousands):

Carrying Carrying
Amount at Fair Value at Amount at Fair Value at
March 31, March 31, December 31, December 31,
2010 2010 2009 2009
Mortgage notes payab $ 225,11¢ $ 218,29¢ $ 183,81 $ 171,72¢
Other lon¢-term notes payab 13,00( 13,00( 13,00( 13,00(

Note 8 — Derivative and Hedging Activities
Risk Management Objective of Using Derivatives

The Company may use derivative financial instrursginicluding interest rate swaps, caps, optionsrél and other interest rate
derivative contracts, to hedge all or a portiohef interest rate risk associated with its borr@sinThe principal objective of such
arrangements is to minimize the risks and/or cass¢®ciated with the Company’s operating and firsrstiucture as well as to hedge specific
anticipated transactions. The Company does natdnte utilize derivatives for speculative or otiparposes other than interest rate risk
management. The use of derivative financial insenit® carries certain risks, including the risk thatcounterparties to these contractual
arrangements are not able to perform under theeamets. To mitigate this risk, the Company onlyeeninto derivative financial instrumer
with counterparties with high credit ratings andharnajor financial institutions with which the Coamny and its affiliates may also have other
financial relationships. The Company does not grdgte that any of the counterparties will fail te@n their obligations.

Cash Flow Hedges of Interest Rate Risk

The Company’s objectives in using interest ratévdéives are to add stability to interest expense ta manage its exposure to interest
rate movements. To accomplish this objective, tam@any primarily uses interest rate swaps andrsodla part of its interest rate risk
management strategy. Interest rate swaps desthaateash flow hedges involve the receipt of végiaste amounts from a counterparty in
exchange for the Company making fixed-rate paymevis the life of the agreements without excharfgh@underlying notional amount.
Interest rate collars designated as cash flow renly®lve the receipt of variable-rate amountsiiérest rates rise above the cap strike rate or
the contract and payments of variable-rate amdtimterest rates fall below the floor strike rate the contract.

15
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NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
MARCH 31, 2010
(Unaudited)

Note 8 — Derivative and Hedging Activities (contined)

During 2010 and 2009, such derivatives were usérbtiye the variable cash flows associated witttiegivariable-rate debt. The
effective portion of changes in the fair value efidatives designated and that qualify as cash Aedges is recorded in accumulated other
comprehensive income and is subsequently recledsifto earnings in the period that the hedgedcfmted transaction affects earnings. The
ineffective portion of the change in fair valuetioé derivatives is recognized directly in earningairing the three months ended March 31,
2010 and 2009, the Company recognized income dd $4d loss of $375, respectively, related to hedgkectiveness.

Amounts reported in accumulated other compreherisoame related to derivatives will be reclassifiednterest expense as interest
payments are made on the Company’s variable-rdte Dering the next twelve months, the Companynestes that an additional $2.0
million will be reclassified from other compreheresincome as an increase to interest expense.

As of March 31, 2010, the Company had the followdngstanding interest rate derivatives that wesigiaited as cash flow hedges of
interest rate risk (dollar amounts in thousands):

Number of
Interest Rate Derivative Instruments Notional
Interest Rate Sway 4 $ 64,18¢
Interest Rate Collar 1 4,11¢

As of December 31, 2009, the Company had the fatigwutstanding interest rate derivatives that velrgignated as cash flow hedge
interest rate risk (dollar amounts in thousands):

Number of
Interest Rate Derivative Instruments Notional
Interest Rate Sway 2 $ 33,09
Interest Rate Collar 1 4,11¢

Non-Designated Hedges

Derivatives not designated as hedges are not sia@ulThese derivatives are used to manage thep&ay's exposure to interest rate
movements and other identified risks but do nottrttee strict hedge accounting requirements to assified as hedging instruments. The
Company has one interest rate collar contract auttitg, with an aggregate notional amount of $2%lBon and $23.7 million at March 31,
2010 and December 31, 2009, respectively, withstabéished ceiling and floor for the underlyingiahte rate at 4.125% and 3.54%,
respectively. This contract was not able to begiedied as a hedging instrument as it does notfgdatihedge accounting based on the
results of the net written option test. As sudhc¢laanges in the fair value of the interest raiktaz have been included in the Company’s
statement of operations for the three months eibedh 31, 2010 and 2009. For the three monthsceeMibach 31, 2010 and 2009, the
Company has recorded unrealized losses of $0./bmdind $0.1 million, respectively, related to theivative instrument.
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Note 8 — Derivative and Hedging Activities (contined)

The table below presents the fair value of the Camyfs derivative financial instruments as well lasit classification on the Balance
Sheet as of March 31, 2010 and December 31, 28G8dusands):

Fair Value (Liability)

Balance
Sheet March 31, December 31
Location 2010 2009
Derivatives designated as hedging instruments:
Derivatives
Interest Rate Produc at fair value $ (2,379 $ (1,64¢€
Derivatives not designated as hedging instrument:
Derivatives
Interest Rate Produc at fair value (1,275 (1,122

Derivatives in Cash Flow Hedging Relationships

The table below details the location in the finahstatements of the gain or loss recognized @rest rate derivatives designated as cast
flow hedges for the three months ended March 3102Md 2009 (in thousands):

Three Months Ended March 31

2010 2009
Amount of gain recognized in accumulated otherm@hensive income as interest rate derivatives
(effective portion) $ 1,14¢ $ (205
Amount of loss reclassified from accumulated ott@nprehensive income into income as interest esq
(effective portion) (424 (264,

Amount of gain recognized in income on derivatigggain on derivative instruments (ineffective pmnti
and amount excluded from effectiveness tesi — —

Derivatives Not Designated as Hedging Instruments

The table below details the amount and locatiaiénfinancials statements of the gain or loss reizegl on derivatives not designated as
hedging instruments for the three months ended Maitg 2010 and 2009 (amounts in thousands):

Location of Gain or (Loss) Recognizec Three Months Ended March 31

in Income on Derivative 2010 2009
Interest expens: $ (200) $ (180
Gains (losses) on derivative instruments (152) 37
Total $ (352 (14%)
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AMERICAN REALTY CAPITAL TRUST, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
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(Unaudited)

Note 8 — Derivative and Hedging Activities (contined)
Credit-risk-related Contingent Features

The Company has agreements with each of its darévabunterparties that contain a provision wheétka Company either defaults or is
capable of being declared in default on any oihidebtedness, then the Company could also be éédlardefault on its derivative
obligations.

The Company has agreements with several of ityat®re counterparties that incorporate the loarecawt provisions of the Company's
indebtedness with a lender affiliate of the defxatounterparty. Failure to comply with the loavenant provisions would result in the
Company being in default on any derivative instratrabligations covered by the agreement.

As of March 31, 2010, the fair value of derivativies net liability position, related to these agrents was $3.6 million. As of March .
2010, the Company has not posted any collaterafer@lto these agreements and was not in breacaty @fgreement provisions. If the
Company had breached any of these provisions ltddwave been required to settle its obligationsaurtde agreements at their aggregate
termination value of $4.0 million.

Note 9— Commitments and Contingencies
Litigation

In the ordinary course of business, the Company lbeapme subject to litigation or claims. Thererawematerial legal proceedings
pending or known to be contemplated against us.

Environmental Matters

In connection with the ownership and operationeafl estate, the Company may potentially be liabebsts and damages related to
environmental matters. The Company has not beéfieuoby any governmental authority of any non-cdiance, liability or other claim, and
the Company is not aware of any other environmeraadition that it believes will have a materialarse effect on the consolidated results
of operations.

Note 10 - Related-Party Transactions and Arrangemes

Certain affiliates of the Company receive, and wdhtinue to receive, fees and compensation in@ction with the sale of the
Company’s common stock (as well as sales of long-teotes and exchange transactions) and the atignjshanagement and sale of the
assets of the Company. The Dealer Manager receinesyill continue to receive, a selling commissidrup to 7.0% of gross offering
proceeds before reallowance of commissions eamgaltticipating broker-dealers. The Dealer Managatlows, and intends to continue to
reallow, 100% of commissions earned to particigabiroker-dealers. In addition, the Dealer Managémeceive up to 3.0% of the gross
proceeds from the Offering, before reallowanceadipipating broker-dealers, as a dealer-managerTiee Dealer Manager, in its sole
discretion, may reallow all or a portion of its teamanager fee to such participating broker-dealeased on such factors as the volume of
shares sold by such participating broker-dealedsnaarketing support incurred as compared to thbs¢her participating broker-dealers. No
selling commissions or dealer-manager fees aretpdlte Dealer Manager with respect to sharesgudigér the DRIP.
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(Unaudited)
Note 10 - Related-Party Transactions and Arrangemes (continued)
The following table details the results of suchwaiies related to the Dealer Manager (amounthiousands):

Three Months

Ended
March 31,
2010 2009

Total commissions paid to Dealer Mana $ 5351 % 70t
Less:

Commissions to participating broker dea (3,765) (483

Reallowance to participating broker dealers (605) (45)
Net to affiliated Dealer Manager ( $ 987 $ 177

(1) Dealer Manager is responsible for commission payséune to their employees as well as its genemltmad and
various selling related expens

The Advisor receives an acquisition and advisoeyde1.0% of the contract purchase price of eaciuiaed property and will be
reimbursed for acquisition costs incurred in thecpss of acquiring properties, but not to excebéboMf the contract purchase price. In no
event will the total of all fees and acquisitiorperses payable with respect to a particular prggerinvestment exceed 4.0% of the contract
purchase price.

The Advisor receives a financing coordination fqaead to 1.0% of amounts borrowed under certainnfiireg arrangements.

Certain organization and offering expenses asstiaith the sale of the Company’s common stockl(@hg selling commissions and
the dealer-manager fees as outlined on the abbie) &@re paid for by the Advisor or its affiliatesd are reimbursed by the Company up to
1.5% of total gross offering proceeds over the tefriie offering.

The following table details amounts paid to theéliated companies for the activities described a@mounts in thousands):

Three Months

Ended
March 31,
2010 2009
Acquisition fees and related cost reimbursem $ 79¢ $ —
Financing coordination fee 417 —
Organizational and offering expense reimbursements 1,10: —
Net to affiliated Advisol $ 2,31 $ —

The Company pays its Advisor an annualized asseagement fee of up to 1.0% based on the aggregatect purchase price of
acquired real estate investments. The asset maeagéee is payable six months in advance on tisediay of the month following the end of
each calendar quarter end. Such advance fees aaxuvesd estimated asset management fees for thecgudnt two calendar quarterly
periods.
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Note 10 — Related-Party Transactions and Arrangemes (continued)
The following table outlines activity related tcsas management fees (amounts in thousands):

Three Months
Ended March 31,

2010 2009
Earned asset management $ 891 $ 38¢
Waived by affiliate (not deferred) (891 (359
Paid to affiliate $ — $ 28
Prepaid asset management fees $ 201z % —

If the Advisor or its affiliates provides a subgiahamount of services, as determined by the Cayigandependent directors, in
connection with the sale of property, the Compaillypay the Advisor a brokerage commission notxoeed the lesser of one-half of a
reasonable, customary and competitive real estatenission or 3.0% of the contract price for thegamy sold, inclusive of any commission
paid to outside brokers provided, however, in nené\may the real estate commissions paid to thésadyits affiliates or unaffiliated third-
parties exceed 6.0% of the contract price. In amiditfter investors have received a return ofrthet capital contributions and a 6.0% annual
cumulative, non-compounded return, then the Advis@ntitled to receive 15.0% of remaining net sateceeds. During the three months
ended March 31, 2010 and 2009, the Company digayptny fees or amounts to the Advisor relatinthéosale of properties.

In the event the Company’s common stock is listethé future on a national securities exchangebarslinated incentive listing fee
equal to 15.0% of the amount by which the mark&ieraf the Company’s outstanding stock plus alfritistions paid by the Company prior
to listing, exceeds the sum of the total amourtagfital raised from investors plus an amount etpual6.0% annual cumulative, non-
compounded return to investors will be paid toAlkisor.

In the event that the advisory agreement with tdeigor is terminated upon a change of control ef@@mpany, by the Company with
cause, or by the Advisor for good reason (as seiwhd may be defined in the definitive agreement orétizing the engagement of the
Advisor by the Company), the Company shall payAHeisor a termination fee not to exceed 15.0% efdmount, if any, by which the
appraised value of the properties owned by the Gowypn the date of such termination, less amourda#i mdebtedness secured by such
properties exceeds the dollar amount equal touheaf a 6.0% cumulative non-compound return onGbepany's stockholders' net
investment plus the amount of such investment.

The Company may reimburse the Advisor for all engas it paid or incurred in connection with thevesss provided to the Company,
subject to the limitation that the Company doesrahburse for any amount by which its operatingemses (including the asset managel
fee) at the end of the four preceding fiscal quaréxceeds the greater of (i) 2.0% of average tadeassets, or (ii) 25.0% of net income other
than any additions to reserves for depreciatiod,dmbts or other similar non-cash reserves andigxa) any gain from the sale of assets for
that period. The Company will not reimburse forgmemel costs in connection with services for whieh Advisor receives acquisition fees or
real estate commissions. During the three monteeéMarch 31, 2010 and 2009, the Company did notxerse the Advisor for any such
costs.
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Note 10 — Related-Party Transactions and Arrangemes (continued)

The Company pays its affiliated Property Managesffor the management and leasing of the Compamygerties. Such fees equal
2.0% of gross revenues from the Company’s singiarteproperties and 4.0% of the gross revenues ifisomulti-tenant properties, plus
reimbursement of the Property Managers’ costs afagang the properties. In the event that the Ptgpdanager assists a tenant with tenant
improvements, a separate fee may be charged terthat by the Property Manager at a fee not toexk&0% of the cost of such tenant
improvements. The Property Manager will be paidgileg.commissions at prevailing market rates and atsy receive a fee for the initial
leasing of newly constructed properties, which gailhewould equal one month’s rent. The aggregétiproperty management and leasing
fees paid to affiliates plus all payments to thpedties will not exceed the amount that other niili&d management and leasing companies
generally charge for similar services in the saegggaphic location. The Property Manager may sulbaohits duties for a fee that may be
less than the fee provided for in the property ngenaent agreement. For the three months ended Ma;c2010 and 2009, the Company
would have incurred property management fees df 80llion in each period, however, these fees weaived by the Property Manager to
improve the Company’s working capital.

In 2008, the OP entered into an agreement witlptimeipals of the Advisor whereby the OP can obtgirto $10.0 million of bridge
equity from the principals from time to time as deé to provide short-term bridge equity relatingptoperty acquisitions or for general
working capital purposes. Such bridge equity needxe satisfied within a six month period and aicrue a yield of 8%. In November 2008,
the board approved an extension of the satisfagioiod of an additional six months. In connectigth the acquisition of the First Niagara
(formerly Harleysville National Bank) and the Roaktl Trust Company portfolios and a FedEx Corpribigion facility, the Company
obtained bridge equity of $4.0 million, $2.5 miti@nd $2.7 million respectively. This bridge equitgis repaid in 2009. During the three
months ended March 31, 2009, the Company incueleded party interest expense of $0.1 on thisifgcil

During the three months ended December 31, 2088Ctdmpany entered into an unsecured bridge ecpatiity with a related party,
American Realty Capital Equity Bridge, LLC (“ARC ilge”), whereby the Company can obtain bridge gopifitup to $10.0 million from
time-to-time as needed to provide short-term brigigeity relating to property acquisitions and fengral working capital purposes. ARC
Bridge is a 50% joint venture between the Sponadram unrelated third party. Bridge equity investisdrom this facility accrued a yield at
an annual rate of 30 day LIBOR plus 5% with a flobB%. The bridge equity investments relatinghte PNC bank locations (formerly
National City Bank), Rite Aid portfolio acquisitisrand a distribution facility from FedEx Corp. w$ 1.3 million, $5.3 million and $9.6
million, respectively. The related yield on suclodfterm bridge equity was 8.11%. The Company irediinterest expense on these advances
of $0.2 million for the three months ended March Z109. As of March 31, 2010 this facility was riebia full.

Note 11 — Economic Dependency

Under various agreements, the Company has engagetl engage the Advisor and its affiliates to pide certain services that are
essential to the Company, including asset manageseevices, supervision of the management andngadiproperties owned by the
Company, asset acquisition and disposition decssithe sale of shares of the Company’s common stealtable for issue, as well as other
administrative responsibilities for the Companyluiting accounting services and investor relations.

As a result of these relationships, the Compamiegendent upon the Advisor and its affiliates hie évent that these companies were
unable to provide the Company with the respectirgises, the Company would be required to findrafigve providers of these services.
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Note 12 — Share-Based Compensation
Stock Option Plan

The Company has a stock option plan (the “Planhictv authorizes the grant of nonqualified stockans to the Compang’independet
directors, subject to the absolute discretion eftibard of directors and the applicable limitatiohthe Plan. The Company intends to grant
options under the Plan to each qualifying direaetamually. The exercise price for all stock optignsnted under the Plan will be fixed at
$10.00 per share until the termination of our alipublic offering, and thereafter the exercise@for stock options granted to our
independent directors will be equal to the fair keavalue of a share on the last business day gireg¢he annual meeting of stockholders
of March 31, 2010, the Company had granted optiomsirchase 18,000 shares at $10.00 per shareysidica two year vesting period and
expiration of 10 years. A total of 1,000,000 shdrage been authorized and reserved for issuanar timel Plan.

The fair value of each option grant is estimatedhendate of grant using the Black-Scholes optidcing model. The following
assumptions were used in the determination ofv&ire: expected life of 10 years, risk free rat8.88%, volatility of 5.0% and distribution
yield of 6.5%.

During the three months ended March 31, 2010 al®,20o options were issued, forfeited, or were @sed and 4,500 options became
vested. As of March 31, 2010, vested options teclmase 9,000 shares and unvested options to purBl@eshares at $10.00 per share
remained outstanding with a weighted average cotu@aremaining life of 8.5 years. The total comgaion charge relating to these option
grants is immaterial.

Restricted Share Plan

On January 22, 2010, the Board of Directors adopteemployee and director incentive restrictedespéan. The restricted share plan
provides for the automatic grant of 3,000 restdatbares of common stock to each of the indeperdiettors, without any further action by
the Company’s board of directors or the stockhalden the date of each annual stockholder’'s meeRegtricted stock issued to independent
directors will vest over a five-year period follavg the first anniversary of the date of grant ikraments of 20% per annum. The employee
and director incentive restricted share plan presithe Company with the ability to grant awardsestricted shares to the Company’s
directors, officers and employees (if the Compavsr dias employees), employees of the Advisor andfitliates, employees of entities that
provide services to the Company, directors of tdgigor or of entities that provide services toaestain of our consultants and certain
consultants to the Advisor and its affiliates oetdities that provide services to us. The totahber of common shares reserved for issuance
under the employee and director incentive resttisteare plan is equal to 1.0% of our authorizedesha

Restricted share awards entitle the recipient tommon shares from the Company under terms that ¢gecfor vesting over a specified
period of time or upon attainment of pre-establisherformance objectives. Such awards would tylyidsd forfeited with respect to the
unvested shares upon the termination of the retdigiemployment or other relationship with the Caemyp. Restricted shares may not, in
general, be sold or otherwise transferred untifict®ns are removed and the shares have veswdets$ of restricted shares may receive
dividends prior to the time that the restrictiomstbe restricted shares have lapsed. Any dividgagiable in common shares shall be subject
to the same restrictions as the underlying restlishares. The Board of Directors has no prestanttian to issue any restricted shares under
the employee and director incentive restricted esipdan.
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Note 13 — Net Loss Per Share

The following is a summary of the basic and diluted loss per share computation for the three nsoetided March 31, 2010 and 2009
(in thousands):

Three Months
Ended March 31,

2010 2009
Net loss attributable to American Realty Capitalsir Inc. $ (389) $ (1,339
Weighted average common shares outstanding 17,84¢ 1,52
Loss per share, basic and diluted $§ (0.09 § (0.8

The Company intends to grant options under itskS@gution Plan (“the Plan”) to each qualifying diteicannually. The exercise price for
all stock options granted under the Plan will bedi at $10.00 per share until the termination ef@@mpany’s initial public offering, and
thereafter the exercise price for stock optiommted to the independent directors will be eqodhe fair market value of a share on the last
business day preceding the annual meeting of stdadkts.

As of March 31, 2010, 18,000 antidilutive stockiops were outstanding.
Note 14 — Noncontrolling Interests

In July 2009, the Company purchased a Walgreeraitotunder a tenant in common structure with aaffiliated third party. The third
party’s investment of $1.1 million represented &0%4 ownership interest in the property and entithesinvestor to receive a proportionate
share of the net operating cash flow derived frbengroperty. Upon disposition of the property, tdngant in common will receive a
proportionate share of the net proceeds from tleeasahe property. The tenant in common has nouese to any other assets of the
Company. Distributions of $20 thousand were paithe noncontrolling interest holder of this prdgéor the three months ended March 31,
2010. At March 31, 2010, there were $3.7 milliomedl estate assets which collateralized $1.6 onillif mortgage debt that were subject to
this arrangement.

In the third quarter of 2009, the Company contiéoud 49% interest in a FedEXx distribution faciiitySnow Shoe, PA and a PNC bank
branch in Palm Coast, FL, to a newly created tax&#IT subsidiary (“TRS") and sold interests inlspcoperties for net proceeds of $2.0
million under a Delaware statutory trust. This istveent represents a 49% ownership interest in thegeerties and entitles the investors to
receive a proportionate share of the net operatis flow from the properties. Upon dispositiorthef properties, the noncontrolling interest
holders will receive a proportionate share of taeproceeds from the sale of the properties. Ttezast holders have no recourse to any other
assets of the Company. Distributions of $42 thodsaere paid to the noncontrolling interest holdgfrthese properties for the three months
ended March 31, 2010. At March 31, 2010, there &&2 million of real estate assets which colkdteed $9.0 million of mortgage debt
subject to this agreement.

In September 2009, the Company contributed a panterest of a PNC bank branch in Pompano, FL tewly created TRS and sold an
interest in the property for net proceeds of $0iion under a Delaware statutory trust. This inwesnt represents a 35.2% ownership inte
in this property and entitles the investor to reeei proportionate share of the net operating ftaghfrom the properties. Upon disposition of
the property, the noncontrolling interest holdelt véiceive a proportionate share of the net prosdeain the sale of the property. The interest
holder has no recourse to any other assets ofdhg@ny. Distributions of $9 thousand were paith®noncontrolling interest holder of
these properties for the three months ended MakcB@L0. At March 31, 2010, there were $3.6 milladmeal estate assets which
collateralized $2.4 million of mortgage debt subjecthis agreement.
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Note 14 — Noncontrolling Interests (continued)

In January 2010, the Company contributed a pdriafest of three CVS Pharmacy locations in VisallA, Smyrna, GA and Chicago,
to a newly created TRS and sold an interest iptbperties for net proceeds of $2.6 million und@edaware statutory trust. This investment
represents a 49% ownership interest in these pgiepamd entitles the investors to receive a priopuate share of the net operating cash flow
from the properties. Upon disposition of the praigst the noncontrolling interest holders will reeea proportionate share of the net proc
from the sale of the properties. The interest hofides no recourse to any other assets of the Compaistributions of $30 thousand were
paid to the noncontrolling interest holders of thpsoperties for the three months ended March @10 2At March 31, 2010, there were $11.5
million of real estate assets which collaterali$édB million of mortgage debt subject to this agneat.

In February 2010, the Company purchased a Rec&ittKser location in Tooele, UT with unaffiliatddrd parties. The third party’s net
investment of $2.4 million represented a 14.6% awimip interest in the property and entitles theestoers to receive a proportionate share of
the net operating cash flow derived from the propédpon disposition of the property, the third ties will receive a proportionate share of
the net proceeds from the sale of the property.tfiing parties have no recourse to any other agééte Company. Distributions of $25
thousand were accrued to be paid to the noncoingatterest holders of this property for the threenths ended March 31, 2010. At March
31, 2010, there were $31.6 million of real estaets which collateralized $15.0 million of mortgatgbt that were subject to this
arrangement.

Due to the nature of our involvement with eachhaf &rrangements described above and the signiBaafnour investment in relation to

the investment of the other interest holders weetdatermined that we are the primary beneficiamaoh of these arrangements and there
the entities related to these arrangements arebdated with our financial statements.
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Note 15 — Subsequent Events

The Company has evaluated subsequent events thileaditing of this Form 10-Q, and determined tthedre have not been any events
that have occurred that would require adjustmentaut disclosures in the consolidated financiaiesteents except for the following
transactions:

Completion of Acquisition of Assets

The following table presents certain informatiomatthe properties that the Company acquired sutesedo March 31, 2010 (dollar
amounts in thousands):

Remaining Net Base
Seller / Acquisition No. of Square Lease Operating Purchase Capitalization Purchase

Property Name Date Buildings Feet Term (1) Income (2) Price (3) Rate (4) Price (5)
Total portfolio —

March 31, 201( 14€ 2,558,18! 16.C $ 33,56 $ 405,44t 8.28% $ 410,56°
Jack in the Bo: April 2010 1 2,037 20.C 14z 1,81C 7.82% 1,81C
FedEx April 2010 1 118,79¢ 11.2 3,087 34,17 9.03% 34,14!
Jared Jewelel May 2010 3 18,94 18.2 682 5,422 12.58% 5,422
Total portfolio —

May 7, 2010 151 2,697,95! 15.€ $ 37,47¢ $ 446,84t 8.38% $ 451,94(

(1) Remaining lease term in years as of May 7, 201thelfportfolio has multiple locations with varyifepse expirations, remaining lease
- termis calculated on a weigh-average basi:
(2) Annualized rental income less property operatingeeses, as applicable.

(3) Contract purchase price excluding acquisition eslatosts.

(4) Net operating income divided by base purchase f

(5) Base purchase price plus all acquisition relatestisco

Financing arrangements

The following table presents certain informatiomatfinancing arrangements that the Company eniatedsubsequent to March 31,
2010 (dollar amounts in thousands):

Effective
Purchase Mortgage Interest Leverage
Price (1) Debt (2) Rate Ratio (3)
Total portfolio— March 31, 201( $ 41056 $ 225,11¢ 6.17% 54.8%
Jack in the Bo: 1,81¢ — — —
FedEx 34,14 15,00( 5.57% 43.8%
Jared Jewelel 5,42 — — —
Less: amortization of principal — (160) — —
Total portfolio — May 7, 2010 (4) $ 45194( $ 239,95¢ 6.1% 53.1%

(1) Base purchase price plus all acquisition relatesdisco
(2) Consists of first mortgage long-term debt only.
(3) Mortgage debt divided by total purchase price.

(4) Weighted-average, as applicable.
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AMERICAN REALTY CAPITAL TRUST, INC.
NOTES TO CONSOLIDATED FINANCIAL STATEMENTS
MARCH 31, 2010
(Unaudited)

Sources of Capital

As of April 30, 2010, the Company had issued 23,663 shares of common stock, including shares dsaonder the DRIP. Total gross
proceeds from these issuances were $323.5 milsrof April 30, 2010, the aggregate value of alirghissuances was $324.9 million based
on a per share value of $10.00 (or $9.50 per doahares issued under the DRIP).

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

Inception to April 1 to

Source of Capital March 31, 201( May 7, 2010 Total
Common share $ 203,16. $ 37,12¢ $  240,29(
Notes payabli 13,00( — 13,00(
Exchange proceeds, net (1) 8,492 3,00( 11,49:
$ 224,65. $ 40,12¢ $  264,78.
Q) Includes amounts received by the Company in comeetith transactions completed through its affdigAmerican Realty

Capital Exchange, LLC. Such transactions includiet ventures whereby unaffiliated third-party ist@s co-invested in
investment properties that are majority owned anttrolled by the Compan

On October 5, 2009, the Company’s Board of Directipproved an increased the distribution per siog$8.70 effective April 1, 2010.
Noncontrolling I nterest

In April 2010, the Company purchased a FedEXx locaith Sacramento, CA with unaffiliated third pasti@he third partys net investme
of $3.0 million represented a 15.4% ownership ggem the property and entitles the investoreteive a proportionate share of the net
operating cash flow derived from the property. Uplisposition of the property, the third partieslwélceive a proportionate share of the net

proceeds from the sale of the property. The thandi@s have no recourse to any other assets @dhgany. At April 30, 2010, there were
$34.2 million of real estate assets which colldized $15.0 million of mortgage debt that were s@bjo this arrangement.
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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 the American Realty Capital
Advisors, LLC (a Delaware limited liability compangr the “Advisor.”

Forward-Looking Statements

Certain statements included in this quarterly reparForm 10-Q are forward-looking statements. Bhatatements include statements
regarding the intent, belief or current expectagiohAmerican Realty Capital Trust, Inc. and mersh#rour management team, as well as
assumptions on which such statements are basedeaedally are identified by the use of words saslimay,” “will,” “seeks,” “anticipates,”
“believes,” “estimates,” “expects,” “plans,” “intes,” “should” or similar expressions. Actual resuttay differ materially from those
contemplated by such forward-looking statementsthien, forward-looking statements speak only athefdate they are made, and we
undertake no obligation to update or revise forwlaaking statements to reflect changed assumptibiespccurrence of unanticipated events
or changes to future operating results over timéss required by law.

Following are some of the risks and uncertaintdtbough not all risks and uncertainties, that daause our actual results to differ
materially from those presented in our forward-liogkstatements:

* Neither we nor our Advisor have a prior operatigjdry and our Advisor does not have any experi@pErating a public compan
This inexperience makes our future performancecdiffto predict.

« All of our executive officers are also officers, magers and/or holders of a direct or indirect alitig interest in our Advisor, our
dealer manager and other affiliated entities. Assalt, our executive officers, our Advisor andaiffliates face conflicts of interest,
including significant conflicts created by our Adei’'s compensation arrangements with us and otivestors advised by American
Realty Capital affiliates and conflicts in alloaagitime among us and these other investors. Thadéats could result in
unanticipated action:

e Because investment opportunities that are suifables may also be suitable for other American Beahpital-advised investors,
our Advisor and its affiliates face conflicts ofénest relating to the purchase of properties aisth sonflicts may not be resolved in
our favor, meaning that we could invest in lessative properties, which could reduce the invesitneturn to our stockholdet

» If we raise substantially less than the maximurenifig in our ongoing initial public offering, we maot be able to invest in a
diverse portfolio of real estate assets and theevaf an investment in us may vary more widely itk performance of specific
assets

* While we are raising capital and investing the peats of our ongoing initial public offering, theghidemand for the type of
properties we desire to acquire may cause ouiildlisions and the long-term returns of our investorbe lower than they otherwise
would.

* We depend on tenants for our revenue, and, ac@iydiour revenue is dependent upon the success@mbmic viability of our
tenants

* Increases in interest rates could increase the anudwur debt payments and limit our ability toyphistributions to our stockholde
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All forward-looking statements should be read gitiof the risks identified in our Annual ReportBorm 10-K for the year ended
December 31, 2009, filed with the SEC and the ridkstified in this quarterly report.

Overview

We are a Maryland corporation that elected to kedas a real estate investment trust, or REITinbégy with the taxable year ended
December 31, 2008. On September 10, 2007, wediledRegistration Statement with the SEC to offerisimum of 750,000 shares and a
maximum of 150,000,000 shares of common stockdter ® the public. The SEC declared the registnadiatement effective on January 25,
2008, at which time we launched our ongoing injiablic offering. On March 11, 2008, we broke egcin our ongoing initial public
offering and then commenced our real estate opasmtiAs of March 31, 2010, we issued 20,558,974#eshaf common stock, including
339,077 shares issued in connection with an adouisn March 2008. Total gross proceeds from theseances were $203.2 million. As of
March 31, 2010, the aggregate value of all shauaisces and subscriptions outstanding was $208idmbased on a per share value of
$10.00 (or $9.50 for shares issued under the bligtan reinvestment plan, or DRIP. As of March 2210, 3,000 shares of common stock
been redeemed under our stock repurchase prograwadie of $29 thousand. We are dependent upomethgroceeds from the offering to
conduct our proposed operations.

We intend to use the proceeds of our ongoing Imtidlic offering to acquire and manage a diversefplio of real estate properties
consisting primarily of freestanding, single-tenpriperties net leased to investment grade ana othditworthy tenants throughout the
United States and Puerto Rico. We plan to own sulisily all of our assets and conduct our openatitirough our OP, of which we are the
sole general partner. We have no paid employeasA@isor conducts our operations and manages oafgtio of real estate investments.

We intend to continue our strategy of acquiringftanding, single tenant properties through salseleack and marketed transactions
with in-place leases that have a minimum of tenyye@maining under the primary term. Such leasasmdly include renewal options. We
typically fund our acquisitions with a combinatiohequity and debt and in certain cases we mayunkeequity capital or we may fund a
portion of the purchase price of an acquisitiomtigh investments from third parties. We expecttaraye long-term financing on both a
secured and unsecured fixed rate basis. We inteodrtinue to grow our existing relationships aegiedlop new relationships throughout
various markets we serve, which we expect will leafiirther acquisition opportunities. We intenchve an overall leverage ratio as it
relates to long-term secured mortgage financinggpfoximately 55%. As of March 31, 2010 our legeraatio was 54.8%. We generally
arrange for our mortgage note agreements to inchual@hly principal payments together with intereshis amortization results in lowering
our overall mortgage notes balance on a continbasss.

As of March 31, 2010, we owned 146 properties campsing 2.6 million square feet, 100% leased withedghted average remaining
lease term of 16 years. In constructing our pddfale are committed to diversification (industignant and geography). As of March 31,
2010, rental revenues derived from investment gtadants (rated BBB+ or better by Standards & Papproximated 90%. Our strategy
encompasses receiving the majority of our reverm@ fnvestment grade tenants as we further acguaerties and enter into (or assume)
long-term lease arrangements.

Real estate-related investments are higher-yialdhégiher-risk investments that our Advisor willigety manage, if we elect to acquire
such investments. The real estegtated investments in which we may invest incly@emortgage loans; (ii) equity securities suctcasymor
stocks, preferred stocks and convertible prefesezirities of real estate companies; (iii) debtigges, such as mortgage-backed securities,
commercial mortgages, mortgage loan participataonsdebt securities issued by other real estat@anims; and (iv) certain types of illiquid
securities, such as mezzanine loans and bridgs.l¥%hile we may invest in any of these real estekated investments, our Advisor, with
support of our Board of Trustees, has elected $pend all activities relating to acquiring reakbgstrelated investments for an indefinite
period based on the current adverse climate afigthie capital markets. Since our inception, weshast acquired any real estate-related
investments.
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Significant Accounting Estimates and Critical Accouting Policies

Set forth below is a summary of the significantaeoting estimates and critical accounting polities management believes are
important to the preparation of our consolidatedricial statements. Certain of our accounting egémare particularly important for an
understanding of our financial position and resafteperations and require the application of gigant judgment by our management. As a
result, these estimates are subject to a degreeceftainty. These significant accounting estimatelside:

Revenue Recognition

Our revenues, which are derived primarily from atimcome, include rents that each tenant payséordance with the terms of each
lease reported on a straight-line basis over tii@literm of the lease. Since many of our leageside for rental increases at specified
intervals, straight-line basis accounting requirego record a receivable, and include in revenusilled rent receivables that we will only
receive if the tenant makes all rent payments requhrough the expiration of the initial term bétlease.

We continually review receivables related to rerd anbilled rent receivables and determine collglita by taking into consideration tl
tenant’s payment history, the financial conditidrite tenant, business conditions in the industryhich the tenant operates and economic
conditions in the area in which the property isakedl. In the event that the collectability of agigable is in doubt, we record an increase in
our allowance for uncollectible accounts or recadirect write-off of the receivable in our conslalied statements of operations.

Investmentsin Real Estate

Investments in real estate are recorded at coptovements and replacements are capitalized whegnetktend the useful life of the as
Costs of repairs and maintenance are expensedwsdad. Depreciation is computed using the straigktmethod over the estimated useful
lives of up to forty years for buildings and impesnents, five to ten years for fixtures and improeats and the shorter of the useful life or
the remaining lease term for tenant improvementsl@asehold interests.

We are required to make subjective assessmentstias tiseful lives of our properties for purposkedetermining the amount of
depreciation to record on an annual basis witheeisip our investments in real estate. These asg@ss have a direct impact on our net
income because if we were to shorten the expeaefililives of our investments in real estate, veeil depreciate these investments over
fewer years, resulting in more depreciation expamsklower net income on an annual basis.

We are required to present the operations relatpdaperties that have been sold or propertiesaifeaintended to be sold as discontinued
operations in the statement of operations forediquls presented, Properties that are intended twlal are to be designated as “held for sale”
on the balance sheet.

Long-lived assets are carried at cost and evaldfatdthpairment when events or changes in circuntsta indicate such an evaluation is
warranted or when they are designated as heldafer ¥aluation of real estate is considered aitaitaccounting estimate” because the
evaluation of impairment and the determinationaif ¥alues involve a number of management assumptielating to future economic eve
that could materially affect the determinationtoé ultimate value, and therefore, the carrying ammof our real estate. Additionally,
decisions regarding when a property should be ifledsas held for sale are also highly subjectind gequire significant management
judgment.

Events or changes in circumstances that could causealuation for impairment include the following
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» asignificant decrease in the market price of g-lived asset
» asignificant adverse change in the extent or maimnghich a lonr-lived asset is being used or in its physical coouj

» asignificant adverse change in legal factors dhénbusiness climate that could affect the vafieelong-lived asset, including an
adverse action or assessment by a regul

e an accumulation of costs significantly in excesthefamount originally expected for the acquisittwrconstruction of a long-lived
asset; ani

* acurrent-period operating or cash flow loss comthiwith a history of operating or cash flow losses projection or forecast that
demonstrates continuing losses associated withgbef a lon-lived asset

We review our portfolio on an on-going basis toleate the existence of any of the aforementioneghtsvor changes in circumstances
that would require us to test for recoverability general, our review of recoverability is basedaarestimate of the future undiscounted cash
flows, excluding interest charges, expected toltésam the property’s use and eventual dispositiimese estimates consider factors such as
expected future operating income, market and ahplicable trends and residual value expected edisaw the effects of leasing demand,
competition and other factors. If impairment exidt® to the inability to recover the carrying vatife property, an impairment loss is
recorded to the extent that the carrying value edsehe estimated fair value of the property. \Weraquired to make subjective assessments
as to whether there are impairments in the valfiesioinvestments in real estate. These assessinamsa direct impact on our net income
because recording an impairment loss results imarediate negative adjustment to net income.

Purchase Price Allocation

We allocate the purchase price of acquired progeetti tangible and identifiable intangible assetpiaed based on their respective fair
values. Tangible assets include land, buildingsjpgent and tenant improvements on an as-if vagasis. We utilize various estimates,
processes and information to determine the aseéiwvbproperty value. Estimates of value are madwyusistomary methods, including data
from appraisals, comparable sales, discountedft@stanalysis and other methods. Identifiable igfiaie assets include amounts allocated to
acquire leases for above- and below-market ledss, e value of in-place leases, and the valweistbmer relationships.

Amounts allocated to land, buildings, equipment fixtdires are based on cost segregation studidsrpezd by independent third-parties
or on our analysis of comparable properties inpmutfolio. Depreciation is computed using the gfihdgline method over the estimated live:
forty years for buildings, five to ten years forilding equipment and fixtures, and the shorterhef aseful life or the remaining lease term for
tenant improvements.

Above-market and below-market in-place lease valoeswned properties are recorded based on trsepteralue (using an interest rate
which reflects the risks associated with the leasggiired) of the difference between the contrd@meounts to be paid pursuant to the in-
place leases and management’s estimate of fairanke&se rates for the corresponding in-place seaseasured over a period equal to the
remaining non-cancelable term of the lease. Théaaleed above-market lease values are amortizedraduction of rental income over the
remaining non-cancelable terms of the respectiasde. The capitalized below-market lease valuearaogtized as an increase to rental
income over the initial term and any fixed-rateawal periods in the respective leases. The aggregdie of intangible assets related to in-
place leases is primarily the difference betweenpttoperty valued with existing in-place leasesisigid to market rental rates and the
property valued as if vacant. Factors consideredsbiy our analysis of the in-place lease intargilihclude an estimate of carrying costs
during the expected lease-up period for each ptppking into account current market conditionsl @osts to execute similar leases. In
estimating carrying costs, we include real est@ted, insurance and other operating expenses timaes of lost rentals at market rates
during the expected lease-up period, which typjaahges from six to 18 months. We also estimastsdm execute similar leases including
leasing commissions, legal and other related exggens
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The aggregate value of intangibles assets relatedstomer relationship is measured based on @ua@ion of the specific
characteristics of each tenant’s lease and outivetationship with the tenant. Characteristioasidered by us in determining these values
include the nature and extent of our existing bessirelationships with the tenant, growth prospectdeveloping new business with the
tenant, the tenant’s credit quality and expectatiminease renewals, among other factors.

The value of inplace leases is amortized to expense over thalitgtim of the respective leases, which range piiynfaom 2 to 20 year:
The value of customer relationship intangibles®dized to expense over the initial term and amewal periods in the respective leases,
but in no event does the amortization period ftarigible assets exceed the remaining deprecidbleflithe building. If a tenant terminates
lease, the unamortized portion of the in-placedeadue and customer relationship intangibles &@bd to expense.

In making estimates of fair values for purposeallufcating purchase price, we utilize a numberaafrses, 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#fi as subsequent marketing and leasing
activities, in estimating the fair value of the gésie and intangible assets acquired and intandjidities assumed. The allocations presel
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 intpacour financial position or results of operason

Derivative I nstruments

We may use derivative financial instruments to feealfjor a portion of the interest rate risk asated with our borrowings. The princif
objective of such agreements is to minimize thiesrend/or costs associated with our operating gxash¢ial structure as well as to hedge
specific anticipated transactions.

We record all derivatives on the balance sheeatiat/flue. The accounting for changes in thevaiue of derivatives depends on the
intended use of the derivative, whether we havetetkto designate a derivative in a hedging refatiip and apply hedge accounting and
whether the hedging relationship has satisfiectthieria necessary to apply hedge accounting. Révigs designated and qualifying as a
hedge of the exposure to changes in the fair vaila® asset, liability, or firm commitment attrilabte to a particular risk, such as interest rate
risk, are considered fair value hedges. Derivatdesignated and qualifying as a hedge of the expdswariability in expected future cash
flows, or other types of forecasted transactiors cansidered cash flow hedges. Derivatives maylasdesignated as hedges of the foreign
currency exposure of a net investment in a forejggeration. Hedge accounting generally providesifermatching of the timing of gain or
loss recognition on the hedging instrument withréeognition of the changes in the fair value @& iedged asset or liability that is
attributable to the hedged risk in a fair valuededr the earnings effect of the hedged forecastedactions in a cash flow hedge. We may
enter into derivative contracts that are intenadeeldonomically hedge certain of its risk, even tiftohedge accounting does not apply or we
elect not to apply hedge accounting.

Results of Operations
Comparison of Three Months Ended March 31, 2010 and 2009
As of March 31, 2010, we owned 146 properties wiaieh100% leased, compared to 92 properties whith W00% leased at March 31,

2009, an increase of 58.7%. Accordingly, our resoftoperations for the three months ended Mar¢l2310 as compared to the three mo
ended March 31, 2009 reflect significant increasesost categories.
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Rental Income

Rental income increased $4.5 million to $7.4 millfor the three months ended March 31, 2010, coetptar $2.9 million for the three
months ended March 31, 2009. The increase in remtaime was driven by our acquisition of $255. llignil of net leased property subseqt
to March 31, 2009 with total square footage ofrhiBion. These properties, acquired at an avera§89% cap rate, with a remaining lease
term of 8.7 to 24.3 years primarily to investmeradg tenants.

Asset Management Fees to Affiliate

Our Advisor is entitled to fees for the managenadrdur properties as well as fees for purchasessatas$ of properties. The Advisor has
elected to waive all asset management for the tim@ehs ended March 31, 2010 and waived all butti@8sand for the three months ended
March 31, 2009 to improve our working capital. Bee three months ended March 31, 2010 and 200%ouméd have incurred additional
asset management fees of $0.9 million and $0.4amjlfespectively, had they not been waived.

Property Management Fees to Affiliate

Our affiliated Property Manager has elected to wahe property management fees for the three memitisd March 31, 2010 and 2009
in order to improve our working capital. Such feggresent amounts that had they not been waivedigviave been paid to our Property
Manager to manage and lease our properties. Fahtke months ended March 31, 2010 and 2009, wédw@ve incurred property
management fees of $0.1 million in each periodthadees not been waived.

Acquisition and Transaction Related Costs

We incurred acquisition and transaction relatedsco$0.3 million on acquisitions with a total ta$ $81.4 million for the three months
ended March 31, 2010. We did not complete any adpnis in the three months ended March 31, 20@tlherefore no acquisition and
transactions costs were recognized during thabgeri

General and Administrative Expenses

General and administrative expenses increasednilidn or 77.8% to $0.2 million for the three mbstended March 31, 2010,
compared to $0.1 million for the three months enldiadich 31, 2009. The majority of the general adohimistrative expenses for the three
months ended March 31, 2010 included $59 thous&msorance expense, $58 thousand of professieeal and $45 thousand of taxes. The
increase from the three months ended March 31, BO®@&inly due to expenses to support our largarestate portfolio.

Depreciation and Amortization Expense

Depreciation and amortization expense increasetifllion, or 118.8%, to $3.8 million for the thresonths ended March 31, 2010,
compared to $1.7 million for the three months enldiedch 31, 2009. The increase in depreciation andrization expense was the result of
our acquisition of real estate during 2009 anddh@ These properties were placed into service valegnired and are being depreciated for
the period held.

Interest Expense
Interest expense increased $1.2 million, or 49.8%3t7 million for the three months ended MarchZ11,0, compared to $2.4 million f
the three months ended March 31, 2009. The incliedaterest expense was the mainly the resultlugher debt balance due to the finan:

of a portion of our property acquisitions. Theffirsortgage debt as of March 31, 2010 and 2009 \2a5.% million and $112.5 million,
respectively, an increase of 100.1%. We view tlseseired financing sources as an efficient and icenmeans to acquire properties.
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Our interest expense in future periods will vargdzhon our level of future borrowings, which widgend on the level of proceeds raised
in the Offering, the cost of borrowings, and th@apunity to acquire real estate assets which meeinvestment objectives.

Derivative | nstruments

Included in other income was a loss in the faiueadf derivative instruments of $0.2 million foetthree months ended March 31, 2010,
compared to a gain of $37 thousand for the threetihsoended March 31, 2009. These losses and gi@mslated to marking our derivative
instruments to fair value.

Gains on Salesto Noncontrolling Interest Holders, Net

Net gains on sales to noncontrolling interest halaé $0.3 million for the three months ended Ma3&h 2010, is comprised of the exc
of proceeds received over the amortized costseoptbperty sold in joint venture and other agredmeiith third parties net of related federal
and state income tax effects.

Funds from Operations

We consider funds from operations (“FFO”) a usdéfdicator of the performance of a REIT. Because [ER{ulations exclude such
factors as depreciation and amortization of refgtesassets and gains or losses from sales oftopereal estate assets (which can vary
among owners of identical assets in similar cood#ibased on historical cost accounting and usiédutstimates), they facilitate comparis
of operating performance between periods and betwter REITs in our peer group. Accounting forl estate assets in accordance with
GAAP implicitly assumes that the value of real es&ssets diminishes predictability over time. Sireal estate values have historically risen
or fallen with market conditions, many industry @stors and analysts have considered the presentdtaperating results for real estate
companies that use historical cost accounting tm$ficient by themselves. As a result, we badiéivat the use of FFO, together with the
required GAAP presentations, provide a more corepleterstanding of our performance relative topmars and a more informed and
appropriate basis on which to make decisions irimgleperating, financing, and investing activiti€ther REITs may not define FFO in
accordance with the current National AssociatioReél Estate Investment Trust's (“NAREIT”) defioiti (as we do) or may interpret the
current NAREIT definition differently than we doo@sequently, our presentation of FFO may not bepewable to other similarly titled
measures presented by other REITs.

We believe that modified funds from operations (‘M) is helpful to investors as a measure of opeggberformance because it
excludes charges that management considers mégetiad of investing activities or non-operatinduegtion changes. By providing FFO and
MFFO, we present information that assists invesaoi analysts in aligning their analysis with maragnt’s analysis of long-term operating
activities. We believe fluctuations in MFFO arditative of changes in operating activities andvjgte comparability in evaluating our
performance over time and as compared to otheestate companies that may not be affected by mmeaits, write-offs of capitalized costs
or have acquisition activities. As explained belovanagement’s evaluation of our operating perfoigeaxcludes the items considered in
the calculation of MFFO based on the following emmit considerations:

« Acquisitionrelated costs In evaluating investments in real estate, mamege's investment models and analysis differerdiate
costs to acquire the investment from the operatil@nived from the investment. Prior to 2009, asifioin costs for these types
of investments were capitalized; however beginming009 acquisition costs related to business coatliins are expensed. We
believe by excluding expensed acquisition costsEMprovides useful supplemental information thatomparable with other
companies that do not currently engage in acqorstictivities and is consistent with management&ysis of the investing and
operating performance of our properti
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« Other infrequent charges not related to the opegaterformance or our propertiesmpairment charges, writeffs of previousl
capitalized assets such as costs associated wathding activities and other infrequent chargeanif, may be excluded from
MFFO if we believe these charges are not useftiénevaluation of our operating performance. Anaimpent charge represe
a downward adjustment to the carrying amount oihgilived asset to reflect the current valuatiothef asset even when the
asset is intended to be held long-term. Such adprst, when properly recognized under GAAP, maythtegunderlying
consequences related to rental rates, occupancgthadoperating performance trends. The valuasi@iso based, in part, on
the impact of current market fluctuations and eatem of future capital requirements and long-teperating performance that
may not be directly attributable to current opergperformance. Other charges such as the wrftefahpitalized financing
costs upon the early disposition of a debt oblaratr other non recurring charges are adjustmexds@éed from MFFO becau:
we believe that MFFO provides useful supplememtfarmation by focusing on the changes in our ofregdundamentals rathi
than on market valuation changes or other infrefj@eents not related to our normal operatic

FFO and MFFO are non-GAAP financial measures andad@epresent net income as defined by GAAP. FR&OMFFO do not
represent cash flows from operations as define@ARP, are not indicative of cash available to fualidcash flow needs and liquidity,
including our ability to pay distributions and slauot be considered as an alternative to net irc@s determined in accordance with
GAAP, for purposes of evaluating our operating @emiance.
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Our calculation of FFO, which we believe is coresistwith the calculation of FFO as defined by NAREAnd MFFO is presented in the
following table for the applicable periods duritg three months ended March 31, 2010 and 2009 (@southousands):

Three Months Ended March 31,

2010 2009

Net loss $ (389 $ (1,339
Add:

Depreciation of real estate ass 3,05¢ 1,362
Amortization of intangible lease ass 633 27C
Fair value adjustment (: 15¢ (58)
Noncontrolling interest adjustment ( (14¢) —
Gains on sales to noncontrolling interest holdees, (335) —
FFO 2,97: 23t
Acquisition and transaction related costs 341 —
Modified FFO $ 331«  $ 23t
Distributions paid (3)(4) $ 3,226 % 22C
Modified FFO coverage ratio 102.7% 106.7%
Modified FFO payout ratio 97.4% 93.7%

(1) This adjustment represents a non-cash fair valjiestdent relating to the use of hedging our deéldyilt is the Companies general

- strategy to fix its variable rate debt to mitigagminst interest rate volatility. The Company egekithis non-cash fair value adjustment
relating to its hedging activities from its FFO@ahtion.

(2) Amounts represent noncontrolling interest portibdepreciation of real estate assets, amortizatfontangible lease assets and fair vi

- adjustments

(3) Includes a special dividend of $0.7 million paidJanuary 2010.

(4) Includes the value of common shares issued undddRIP.

Cash Flows for the Three Months Ended March 31, 2@

During the three months ended March 31, 2010, ash provided by operating activities was $2.0 omlliThe level of cash flows
provided by operating activities is affected bytbtite timing of interest payments and amount ofdwings outstanding during the period. It
is also affected by the receipt of scheduled regtments and disbursement of deposits requiredrinexdion with property acquisitions.
Prepaid expenses and other assets increased bgnifiiod principally resulting from the prepaymenit$0.4 million of asset management
fees and straight-line rents of $0.4 million durthg three months ended March 31, 2010. Defernetddecreased by $0.2 million and
receivables from affiliates increased $0.1 million.

Net cash used in investing activities during the¢hmonths ended March 31, 2010, was $81.4 mifirarcipally relating to
acquisitions completed in the first quarter of 2010

Net cash provided by financing activities totalggp@ximately $77.1 million during the three mon#med March 31, 2010. Such
amount consisted primarily of approximately $49ifiiam from issuance of common stock and the netpeds from mortgage notes payable
of $41.7 million and contributions from noncontiog interest holders of $5.0 million, partially sét by the repayment of short-term bridge
funds of $15.9 million, distributions to commonatholders of $1.8 million, payments of deferredafiging costs of $0.8 million and
distributions to noncontrolling interest holderss@f 1 million.

Cash paid for interest during the three months émdarch 31, 2010 was $3.5 million.
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Cash Flows for the Three Months Ended March 31, 2D

During the three months ended March 31, 2009, s cised in operating activities was $1.2 millBrepaid expenses and other assets
increased by $0.9 million principally resulting finche acquisition of $0.6 million of non-real estatvestment furniture and fixtures.
Accounts payable and accrued expenses decreasi@izgnillion, the majority of which relates to peskional fees, accrued interest and
finance coordination fees.

Net cash used in investing activities during the¢hmonths ended March 31, 2009, was $0.2 milpoingipally relating to prior period
acquisition related costs.

Net cash provided by financing activities totalddi$million during the three months ended MarchZ1)9. Such amount consisted
primarily of net proceeds from long-term notes pgagaf $9.4 million and $6.5 million from issuanaecommon stock. These amounts were
offset by the satisfaction of $8.0 million of sheetm bridge funds and $5.8 million of related pdntidge facility funds. Cash of $0.1 million
was used for distributions to shareholders.

Cash paid for interest during the three months émdarch 31, 2010 was $2.5 million.
Liquidity and Capital Resources

Our principal demands for funds will continue tofbeproperty acquisitions, either directly or thgh investment interests, for the
payment of operating expenses, distributions tameestors, repurchases under our share repurghas€‘SRP”), and for the payment of
interest on our outstanding indebtedness. Generabh needs for property acquisitions will be thedugh proceeds from the sale of
common stock through our public offering and mogtgéinancing. We may also from time to time entdo iother agreements with third
parties where by third parties will make equity@stments in specific properties or groups of prigethat we acquire.

We expect to meet our future short-term operaiipgjdity requirements through a combination of c&sh provided by our current
property operations and the operations of propettidoe acquired in the future and proceeds foerstie of common stock. Management
expects that in the future, as our portfolio groous, properties will generate sufficient cash flmacover operating expenses and the payment
of a monthly distribution. Other potential futureusces of capital include proceeds from securatheecured financings from banks or other
lenders, proceeds from private offerings, procdems the sale of properties and undistributed fufindih operations.

We expect to continue to raise capital throughstide of our common stock and to utilize the neteeals from the sale of our common
stock and proceeds from secured financings to cet@liture property acquisitions. As of March 301@, we issued 20,558,974 shares of
common stock, including shares issued under oulPCdRId 339,077 shares issued in connection witltquigition in March 2008. Total
gross proceeds from these issuances were $203i@m#s of March 31, 2010, the aggregate valualb$hare issuances and subscriptions
outstanding was $205.4 million based on a per sveltee of $10.00 (or $9.50 per share for shareesinder the DRIP). As of March 31,
2010 an additional 129,740,415 shares were avaifablissuance under the current registration state and an additional 24,700,611 shares
were available to be issued under the DRIP. Weaaititinue to offer these shares until January 8%12when our current registration
statement expires.

Acquisitions

Our Advisor evaluates potential acquisitions of esdate and real estate related assets and enigagggotiations with sellers and
borrowers on our behalf. Investors should be awakafter a purchase contract is executed thaaomspecific terms the property will not
be purchased until the successful completion ofdiligence and negotiation of final binding agreese During this period, we may decide
to temporarily invest any unused proceeds fromQffering in certain investments that could yielav&r returns than the properties. These
lower returns may affect our ability to make distiions.
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Distributions

The amount of distributions payable to our stockbad is determined by our board of directors arttefgendent on a number of factors,
including funds available for distribution, finaaticondition, capital expenditure requirementsagglicable and annual distribution
requirements needed to qualify and maintain odustas a REIT under the Code. Operating cash fioegxpected to increase as additional
properties are acquired in our investment portfolio

In February 2008, the board of directors declardistibution for each monthly period commencingd2g's subsequent to acquiring our
initial portfolio of real estate investments. Thestfmonthly distribution was paid in April 2008h& distribution is calculated based on
stockholders of record each day during the applécpériod at a rate that, if paid each day for &-88y period, would equal a specified
annualized rate based on a share price of $10M@®initial annualized rate was 6.5% annualized lbated on the share price of $10.00. On
November 5, 2008, the board of directors of appiam increase in its annual cash distribution f&h®65 to $0.67 per share. Based ¢
$10.00 share price, this 20 basis point incredfecteve January 2, 2009, resulted in an annualifisttibution rate of 6.7%. Effective April 1,
2010 our daily distribution rate will increase liyother 30 basis points, resulting in an annualdisttibution rate of 7.0%.

The Company, our board of directors and Advisorelaesimilar philosophy with respect to paying distribution. The distribution
should principally be derived from cash flows gexted from real estate operations. During the threeths ended March 31, 2010 and 2009,
distributions paid totaled $3.2 million and $0.4limn, respectively, inclusive of $1.4 million a$®.1 million, respectively of common shares
issued under the DRIP. In order to improve our afieg cash flows and our ability to pay dividendmi operating cash flows, our related
party Advisor agreed to waive certain fees inclgdasset management and property management f88s9afillion and $0.1 million,
respectively, for the three months ended Marct2810 and $0.7 million and $0.1 million, respectébr the three months ended March 31,
2009. The fees that were waived relating to theviaeduring the three months ended March 31, 2848 2009 are not deferrals and
accordingly, will not be paid by the Company. As ceal estate portfolio grows, we expect cash flinem operations to cover a more
significant portion of our dividend distributionadover time to cover the entire distribution. As tash flows from operations become more
significant our Advisor may discontinue its pasagiice of waiving fees and may charge the fulldeed to it in accordance with our
agreements with the Advisor.

Loan Obligations

The payment terms of our loan obligations varygéneral, principal and interest are payable monthilly all unpaid principal and
interest due at maturity. Certain of our mortgaggnk have initial payments of interest only buuregprincipal repayment in subsequent
years. Some of our loan agreements stipulate thatomply with specific reporting and financial caaats mainly related to debt cover:
ratios and loan to value ratios. Each loan thathease requirements has specific ratio threshblasmhust be met. As of March 31, 2010, we
were in compliance with the debt covenants undetaan agreements.

Our Advisor may, with approval from our independboéard of directors, seek to borrow short-term tzdpiat, combined with secured
mortgage financing, exceeds our targeted leveraige Such short-term borrowings may be obtainethfthird-parties on a case-by-case
basis as acquisition opportunities present therasedimultaneous with our capital raising efforte View the use of shotérm borrowings ¢
an efficient and accretive means of acquiring estdte in advance of raising equity capital. Acowly, we can take advantage of buying
opportunities as we expand our fund raising adisitAs additional equity capital is obtained, thekort-term borrowings will be repaid. Our
leverage ratio approximated 54.8% (secured mortgates payable as a percentage of total real éstastments, at cost) as of March 31,
2010.
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In addition as of March 31, 2010 we have an ungbextierm equity line available to us from a relatedtypantity that allows us to dra
a maximum of $10.0 million

Other Obligations

Our board of directors has adopted a SRP that esallr stockholders to sell their shares to usniitd#ed circumstances. At the time a
shareholder requests redemption, we may, subjegrtain conditions, redeem the shares presentedgarchase for cash to the extent we
have sufficient funds available to fund such pusehas of March 31, 2010 we have had requestytrecbase a total of 3,000 shares at a
value of $29 thousand.

As of March 31, 2010, we had cash and cash equitsaté $2.8 million, which we expect to be usedrnanily to invest in additional real
estate, pay operating expenses and pay stockidiktgbutions.

Contractual Obligations
The following is a summary of our contractual ohtigns as of March 31, 2010 (in thousands):

As of March 31, 2010

Less Than
Principal Payments Due: Total One Year 1-3 Years 3-5 Years Thereafter
Mortgage notes payab $ 225,11¢ $ 227 $ 19,96¢ $ 115,72¢ $ 87,15(
Other notes payab 13,00( — 13,00( — —
Purchase obligations (1) — — — — —
$ $ $ $ $
238,11¢ 2,27¢ 32,96¢ 115,72t 87,15(
Interest Payments Due:
Mortgage notes payab $ 77,170 $ 11,97¢ $ 23,61¢ $ 16,41¢ $ 25,157
Other notes payab 2,06( 1,17¢ 88t — —
Purchase obligations (1) — — — — —
$ $ $ $
$ 79,23( 13,15¢ 24,50: 16,41¢ 25,157

Q) Subsequent to March 31, 2010, we acquired a JattleiBox property, a FedEx Distribution facilitycathree Jared Jewelers.
See Note 15 of the consolidated financial statesigictuded in this Form 10-Q for more informatidsoat the financing
arrangements related to these acquisiti

Election as a REIT

We elected to be taxed as a REIT under Sectionsl866gh 860 of the Code commencing with our tagaielar ended December 31,
2008. If we continue to qualify for taxation as BIR, we generally will not be subject to federatparate income tax to the extent we
distribute our REIT taxable income to our stockleotd and so long as we distribute at least 90%upREIT taxable income. REITs are
subject to a number of other organizational andatmal requirements. Even if we qualify for tewatas a REIT, we may be subject to
certain state and local taxes on our income anplgsty, and federal income and excise taxes on wodistributed income. We believe we are
organized and operating in such a manner as tafgjtmbe taxed as a REIT for the taxable three theended March 31, 2010.

Inflation

Some of our leases contain provisions designedttgate the adverse impact of inflation. These Bimns generally increase rental rates
during the terms of the leases either at fixedsratendexed escalations (based on the Consune Pidex or other measures). We may be
adversely impacted by inflation on the leases doatot contain indexed escalation provisions. lditaah, our net leases require the tenant to
pay its allocable share of operating expensesydiret) common area maintenance costs, real estage sad insurance. This may reduce our
exposure to increases in costs and operating egpeasulting from inflation.
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Related-Party Transactions and Agreements

We have entered into agreements with American R&apital 11, LLC and its wholly-owned affiliateshereby we pay certain fees or
reimbursements to our Advisor or its affiliates &mquisition fees and expenses, organization aedirg costs, sales commissions, dealer
manager fees, asset and property management feéesiarbursement of operating costs. See Note bdit@onsolidated financial statements
included in this report for a discussion of theioas related-party transactions, agreements arsd fee

Off-Balance Sheet Arrangements

We have no off-balance sheet arrangements thatdraae reasonably likely to have a current orreieffect on our financial condition,
changes in financial condition, revenues or expenasults of operations, liquidity, capital expeumes or capital resources that are material
to investors.

Item 3. Quantitative and Qualitative Disclosures Alout Market Risk

The market risk associated with financial instrutseand derivative financial instruments is the n$koss from adverse changes in
market prices or rates. Our market risk arises anilgnfrom interest rate risk relating to varialykte borrowings the maturity of which is fix
with the use of hedge instruments. To meet ourtsrat long-term liquidity requirements, we borramds at a combination of fixed and
variable rates. Borrowings under our short-ternddpi equity funds bear interest at fixed and vaeiabtes. Our longerm debt, which consis
of secured financings, typically bears interesbed rates. Our interest rate risk managementabijes are to limit the impact of interest rate
changes in earnings and cash flows and to loweowerall borrowing costs. To achieve these objestifrom time to time, we may enter into
interest rate hedge contracts such as swaps, $alad treasury lock agreements in order to m#igat interest rate risk with respect to
various debt instruments. We do not hold or iskesé derivative contracts for trading or specugativrposes.

As of March 31, 2010, our debt included fixed-raédbt with a carrying value of $131.6 million antha value of $127.8 million.
Changes in market interest rates on our fixeddal# impact fair value of the debt, but it has mpact on interest incurred or cash flow. For
instance, if interest rates rise 100 basis pointsaur fixed rate debt balance remains constangxpect the fair value of our debt to decre
the same way the price of a bond declines as Bitemges rise. The sensitivity analysis relatedunofixed—+ate debt assumes an immediate
basis point move in interest rates from their Me8&h2010 levels, with all other variables heldstant. A 100 basis point increase in market
interest rates would result in a decrease in tinerédue of our fixed rate debt by approximatelyInillion. A 100 basis point decrease in
market interest rates would result in an increagbe fair value of our fixed-rate debt by $12.8liom.

As of March 31, 2010, our debt included variable rmortgage notes payable with a carrying valugo@t5 million. Interest rate
volatility associated with this variablate mortgage debt has been mitigated by the usedgfe instruments. The sensitivity analysis rdl&t
our variable-rate debt assumes an immediate 106 pamt move in interest rates from their March 3210 levels, with all other variables
held constant. A 100 basis point increase or deergavariable interest rates on our variataliee notes payable would increase or decreas
interest expense by $0.9 million annually.

These amounts were determined by considering tpadtrof hypothetical interest rate changes on owolwing costs, and, assume no
other changes in our capital structure.

As the information presented above includes ontgéhexposures that existed as of March 31, 2080¢i$ not consider exposures or

positions arising after that date. The informatiepresented herein has limited predictive valueaAssult, the ultimate realized gain or loss
with respect to interest rate fluctuations will dag on cumulative exposures, hedging strategiesognagh and the magnitude of fluctuations.
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We do not have any foreign operations and thusre/@at exposed to foreign currency fluctuations.
Item 4T. Controls and Procedures

In accordance with Rules 13a-15(b) and 15d-15(bh@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 praoesi(as defined in Rule 13a-15(e) and Rule 15d)1d{(the Exchange Act) as of the end of
the period covered by this Quarterly Report on F&8¥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) &Bd-15(f) of the Exchange Act)

during the three months ended March 31, 2010 thaintmaterially affected, or is reasonable likelynaterially affect, our internal controls
over financial reporting.

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 theaistfs set forth in our Annual Report on Form 1@®Kyear ended December 31, 2009.
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 inalij@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

American Realty Capital Trust, Inc.

By: /s/ Nicholas S. Schors¢

Nicholas S. Schorsc
Chief Executive Officer (Principal Executive Officer)

By: /s/ Brian S. Blocl

Brian S. Block
Executive Vice President, Chief Financial Officer
(Principal Accounting Officer)

Date: May 7, 2010
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EXHIBIT INDEX

The following exhibits are included, or incorpoidtey reference, in this Quarterly Report on FormQfbr the quarter ended March 31, 2010
(and are numbered in accordance with Item 601 guR¢ion S-K).

Exhibit No. Description

31.1 Certification of the Principal Executive Officer thfe Company pursuant to Securities Exchange Attt R3a-14(a) or
15c¢-14(a), as adopted pursuant to Section 302 of tHeaBa-Oxley Act of 2002 (filed herewith

31.2 Certification of the Principal Financial Officer tife Company pursuant to Securities Exchange Akt R3a-14(a) or
15c-14(a), as adopted pursuant to Section 302 of thea8a-Oxley Act of 2002 (filed herewith

32 Written statements of the Principal Executive Gffiand Principal Financial Officer of the Companyguant to 18
U.S.C. Section 1350, as adopted pursuant to Segfi6rof the Sarban-Oxley Act of 2002 (filed herewith
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Exhibit 31.1

CERTIFICATION OF PRINCIPAL EXECUTIVE OFFICER

I, Nicholas S. Schorsch, certify that:

1.

2.

| have reviewed this Annual Report on Forn-Q (this“Repor”) of American Realty Capital Trust, In

Based on my knowledge, this Report does not comtiaynuntrue statement of a material fact or omgitade a material fact
necessary to make the statements made, in ligheafircumstances under which such statementsmwade, not misleading with
respect to the period covered by this Ref

Based on my knowledge, the financial statementsodimer financial information included in this Repdairly present in all
material respects the financial condition, resofteperations and cash flows of the registrantfaara for, the periods presentet
this Report;

The registrans other certifying officer and | are responsibledstablishing and maintaining disclosure contavild procedures (
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

€)) Designed such disclosure controls and proceduresiused such disclosure controls and procedures tlesigned
under our supervision, to ensure that materialrinégion relating to the registrant, including itnsolidated
subsidiaries, is made known to us by others withase entities, particularly during the period inigh this Report is
being preparec

(b) Designed such internal control over financial réipgr, or caused such internal control over finah@aorting 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 registrant’sldsire controls and procedures and presentedsiiReport our
conclusions about the effectiveness of the discisantrols and procedures, as of the end of thegeovered by
this Report based on such evaluation;

(d) Disclosed in this Report any change in the regisisanternal control over financial reporting thatcurred during the
registrant’s most recent fiscal quarter (the regists fourth fiscal quarter in the case of an atmeport) that has
materially affected, or is reasonably likely to evélly affect, the registrant’s internal contrales financial reporting;
and

The registrant’s other certifying officer and | leadisclosed, based on our most recent evaluatiorterhal control over financial
reporting, to the registrant’s auditors and theitacmmmittee of the registrant’s board of direct@spersons performing the
equivalent functions)

€)) All significant deficiencies and material weaknes#ethe design or operation of internal contratiofinancial
reporting which are reasonably likely to adversdfgct the registrant’s ability to record, processnmarize and
report financial information; an

(b) Any fraud, whether or not material, that involveamagement or other employees who have a significéein the
registran’'s internal control over financial reportir

Dated this 7" day of May 2010. /sl Nicholas S. Schorst

Nicholas S. Schorsc

Chief Executive Officer an
Chairman of the Board of Directors
(Principal Executive Officer




Exhibit 31.2
CERTIFICATION OF PRINCIPAL FINANCIAL OFFICER

I, Brian S. Block, certify that:

1.

2.

| have reviewed this Annual Report on Forn-Q (this“Repor”) of American Realty Capital Trust, In

Based on my knowledge, this Report does not comtiaynuntrue statement of a material fact or omgitade a material fact
necessary to make the statements made, in ligheafircumstances under which such statementsmwade, not misleading with
respect to the period covered by this Ref

Based on my knowledge, the financial statementsodimer financial information included in this Repdairly present in all
material respects the financial condition, resofteperations and cash flows of the registrantfaara for, the periods presentet
this Report;

The registrans other certifying officer and | are responsibledstablishing and maintaining disclosure contavild procedures (
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

€)) Designed such disclosure controls and proceduresiused such disclosure controls and procedures tlesigned
under our supervision, to ensure that materialrinégion relating to the registrant, including itnsolidated
subsidiaries, is made known to us by others withase entities, particularly during the period inigh this Report is
being preparec

(b) Designed such internal control over financial réipgr, or caused such internal control over finah@aorting 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 registrant’sldsire controls and procedures and presentedsiiReport our
conclusions about the effectiveness of the discisantrols and procedures, as of the end of thegeovered by
this Report based on such evaluation;

(d) Disclosed in this Report any change in the regisisanternal control over financial reporting thatcurred during the
registrant’s most recent fiscal quarter (the regists fourth fiscal quarter in the case of an atmeport) that has
materially affected, or is reasonably likely to evélly affect, the registrant’s internal contrales financial reporting;
and

The registrant’s other certifying officer and | leadisclosed, based on our most recent evaluatiorterhal control over financial
reporting, to the registrant’s auditors and theitacmmmittee of the registrant’s board of direct@spersons performing the
equivalent functions)

€)) All significant deficiencies and material weaknes#ethe design or operation of internal contratiofinancial
reporting which are reasonably likely to adversdfgct the registrant’s ability to record, processnmarize and
report financial information; an

(b) Any fraud, whether or not material, that involveamagement or other employees who have a significéein the
registran’'s internal control over financial reportir

Dated this 7" day of May 2010. /sl Brian S. Bloc}

Brian S. Block
Chief Financial Office
(Principal Accounting Officer




Exhibit 32.1
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 Codedapted pursuant to Section 906 of the Sarb&nésy Act of 2002, and shall not, excep
the extent required by the Sarbanes-Oxley Act 622Be deemed filed for purposes of Section 18@fSecurities Act of 1934, as amended.

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

The Annual Report on Form 10-K of the Company (fReport”), which accompanies this Certificate, jutlomplies with the
requirements of Section 13(a) or 15(d) of the SéearExchange Act of 1934, and all information @oined in the Report fairly presents, in
all material respects, the financial condition aesults of operations of the Company.

Dated this 7" day of May 2010

/s/ Nicholas S. Schorst
Nicholas S. Schorsc

Chief Executive Office
(Principal Executive Officer

/s/ Brian S. Blocl

Brian S. Block
Chief Financial Officer
(Principal Accounting Officer




