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UNITED STATES

SECURITIES AND EXCHANGE COMMISSION

Washington, D.C. 20549

Form 10-Q

(Mark One)

[X] Quarterly Report Pursuant to Section 13 or 15(d) of the Securities Exchange Act of 1934
For the quarterly period ended March 31, 2009

OR

[ 1] Transition Report Pursuant to Section 13 or 15(d) of the Securities Exchange Act of 1934
For the transition period from to

Commission File Number 001-33201

DCT INDUSTRIAL TRUST INC.

(Exact name of registrant as specified in its charter)

Maryland 82-0538520
(State or other jurisdiction of (I.R.S. Employer
incorporation or organization) Identification No.)
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518 Seventeenth Street, Suite 800
Denver, Colorado 80202
(Address of principal executive offices) (Zip Code)
(303) 597-2400

(Registrant s telephone number, including area code)

Indicate by check mark whether the registrant (1) has filed all reports required to be filed by Section 13 or 15(d) of the Securities Exchange Act
of 1934 during the preceding 12 months (or for such shorter period that the registrant was required to file such reports), and (2) has been subject
to such filing requirements for the past 90 days. Yes [X] No [ ]

Indicate by check mark whether the registrant has submitted electronically and posted on its corporate Web site, if any, every Interactive Data
File required to be submitted and posted pursuant to Rule 405 of Regulation S-T (§232.405 of this chapter) during the preceding 12 months (or
for such shorter period that the registrant was required to submit and post such files) . Yes [ ] No [ ]

Indicate by check mark whether the registrant is a large accelerated filer, an accelerated filer, a non-accelerated filer, or a smaller reporting
company. See the definitions of large accelerated filer, accelerated filer and smaller reporting company in Rule 12b-2 of the Exchange Act.

Large accelerated filer [ X ] Accelerated filer [ ]

Non-accelerated filer [ ] (Do not check if a smaller reporting company) Smaller reporting company [ ]
Indicate by check mark whether the registrant is a shell company (as defined in Rule 12b-2 of the Exchange Act). Yes [ ] No [X]

As of April 30, 2009, 176,089,112 shares of common stock of DCT Industrial Trust Inc., par value $0.01 per share, were outstanding.
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ASSETS

Land

Buildings and improvements
Intangible lease assets
Construction in progress

Total Investment in Properties

DCT INDUSTRIAL TRUST INC. AND SUBSIDIARIES
Consolidated Balance Sheets

(in thousands, except share and per share information)

Less accumulated depreciation and amortization

Net Investment in Properties

Investments in and advances to unconsolidated joint ventures

Net Investment in Real Estate

Cash and cash equivalents

Notes receivable

Deferred loan costs, net

Straight-line rent and other receivables
Other assets, net

Total Assets

LIABILITIES AND EQUITY
Liabilities:

Accounts payable and accrued expenses
Distributions payable

Tenant prepaids and security deposits
Other liabilities

Intangible lease liability, net

Senior unsecured notes

Mortgage notes

Total Liabilities

Equity:

Preferred stock, $0.01 par value, 50,000,000 shares authorized, none outstanding

Shares-in-trust, $0.01 par value, 100,000,000 shares authorized, none outstanding

Common stock, $0.01 par value, 350,000,000 shares authorized, 175,979,295 and 175,141,387 shares
issued and outstanding as of March 31, 2009 and December 31, 2008, respectively

Additional paid-in capital
Distributions in excess of earnings
Accumulated other comprehensive loss

Total Stockholders Equity
Noncontrolling interests
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March 31,
2009
(unaudited)
$ 511,387
2,147,106
187,218
59,899

2,905,610
(444,416)

2,461,194
125,689

2,586,883
16,237
30,372

4,469
26,551
11,250

$ 2,675,762

$ 24,998
16,682

14,061

13,829

6,243
625,000
572,664

1,273,477

1,760

1,665,623
(523,320)
(13,175)

1,130,888
271,397

December 31,
2008

$ 511,730
2,107,756
187,605
90,770

2,897,861
(417,404)

2,480,457
125,452

2,605,909
19,681
30,387

5,098
31,747
11,021

$ 2,703,843

$ 35,193
16,630

17,601

26,472

6,813

625,000
574,634

1,302,343

1,751

1,657,923
(513,040)
(23,605)

1,123,029
278,471
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Total Equity 1,402,285 1,401,500
Total Liabilities and Equity $ 2,675,762 $ 2,703,843

The accompanying notes are an integral part of these Consolidated Financial Statements.
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DCT INDUSTRIAL TRUST INC. AND SUBSIDIARIES
Consolidated Statements of Operations

(unaudited, in thousands, except per share information)

Three Months Ended
March 31,

2009 2008
REVENUES:
Rental revenues $ 62,967 $ 62,446
Institutional capital management and other fees 667 860
Total Revenues 63,634 63,306
OPERATING EXPENSES:
Rental expenses 8,762 8,418
Real estate taxes 8,695 8,255
Real estate related depreciation and amortization 26,455 27,905
General and administrative 5,468 5,882
Total Operating Expenses 49,380 50,460
Operating Income 14,254 12,846
OTHER INCOME AND (EXPENSE):
Equity in income of unconsolidated joint ventures, net 4,180 287
Interest expense (13,371) (14,430)
Interest income and other 134 434
Income taxes (893) (536)
Income (Loss) From Continuing Operations 4,304 (1,399)
Income from discontinued operations 145 1,379
Income (Loss) Before Gain On Dispositions Of Real Estate Interests 4,449 (20)
Gain on dispositions of real estate interests 37 446
Consolidated Net Income 4,486 426
Net income attributable to noncontrolling interests (659) 42)
Net Income Attributable to DCT Common Stockholders $ 3,827 $ 384
EARNINGS PER COMMON SHARE BASIC AND DILUTED:
Income (Loss) From Continuing Operations $ 0.02 $ (0.01)
Income from discontinued operations 0.00 0.01
Gain on dispositions of real estate interests 0.00 0.00
Net Income Attributable to DCT Common Stockholders $ 0.02 $ 0.00
WEIGHTED AVERAGE COMMON SHARES OUTSTANDING:
Basic and diluted 175,661 168,386
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AMOUNTS ATTRIBUTABLE TO DCT COMMON STOCKHOLDERS:

Income (Loss) From Continuing Operations $
Income from discontinued operations

Gain on dispositions of real estate interests

Net Income Attributable to DCT Common Stockholders $

Distributions declared, per common share $

The accompanying notes are an integral part of these Consolidated Financial Statements.
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3,673
123
31

3,827

0.08

$  (1,290)
1,312

362

$ 384
$ 0.16
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DCT INDUSTRIAL TRUST INC. AND SUBSIDIARIES
Consolidated Statement of Equity
And Other Comprehensive Loss
For the Three Months Ended March 31, 2009

(unaudited, in thousands)

Accumulated
Common Stock
Additional  Distributions Other
Paid-in in Excess of Comprehensive Noncontrolling
Total Equity Shares Amount Capital Earnings Loss Interests
Balance at December 31, 2008, as previously
reported $ 1,401,500 175,141 $ 1,751 $ 1,657,923 $ (513,040) $ (26,623) $ 281,489
Effect of adoption of SFAS No. 160 3,018 (3,018)
Balance at December 31, 2008 1,401,500 175,141 1,751 1,657,923 (513,040) (23,605) 278,471
Comprehensive income:
Net income 4,486 3,827 659
Net unrealized gains on cash flow hedging
derivatives 12,729 10,769 1,960
Realized losses related to hedging activities (663) (561) (102)
Amortization of cash flow hedging derivatives 262 222 40
Comprehensive income 16,814 3,827 10,430 2,557
Issuance of common stock, net of offering costs 3,027 838 9 3,018
Amortization of stock-based compensation 1,139 437 702
Distributions on common stock and
noncontrolling interests (16,753) (14,107) (2,646)
Partner contributions to noncontrolling interests 43 43
Purchase of subsidiary shares from
noncontrolling interests (141) 62 (203)
Redemptions of noncontrolling interests (3,344) 4,183 (7,527)
Balance at March 31, 2009 $ 1,402,285 175979 $ 1,760 $ 1,665,623 $ (523,320) $ (13,175) $ 271,397
The accompanying notes are an integral part of these Consolidated Financial Statements.
3
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DCT INDUSTRIAL TRUST INC. AND SUBSIDIARIES

Consolidated Statements of Cash Flows

(unaudited, in thousands)

OPERATING ACTIVITIES:
Consolidated Net income

Adjustments to reconcile net income to net cash provided by operating activities:

Real estate related depreciation and amortization

(Gain) loss on dispositions of real estate interests

Gain on dispositions of non-depreciated real estate

Loss on hedging activities

Distributions of earnings from unconsolidated joint ventures
Equity in income of unconsolidated joint ventures, net
Stock-based compensation and other

Changes in operating assets and liabilities:

Other receivables and other assets

Accounts payable, accrued expenses and other liabilities

Net cash provided by operating activities

INVESTING ACTIVITIES:

Real estate acquisitions

Capital expenditures and development activities

Decrease (increase) in deferred acquisition costs and deposits
Proceeds from dispositions of real estate investments, net
Investments in unconsolidated joint ventures

Distributions from investments in unconsolidated joint ventures
Repayment of notes receivable

Other investing activities

Net cash used in investing activities

FINANCING ACTIVITIES:

Net proceeds from lines of credit

Principal payments on mortgage notes

Principal payments on financing obligations

Offering costs for issuance of common stock and OP Units
Redemption of OP Units

Distributions to common stockholders

Distributions to noncontrolling interests

Contributions from noncontrolling interests

Net cash used in financing activities

NET DECREASE IN CASH AND CASH EQUIVALENTS
CASH AND CASH EQUIVALENTS, beginning of period
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Three Months Ended
March 31,
2009 2008
4,486 426
26,455 29,143
79 (561)
(113) (246)
1,468
975 742
(4,180) (287)
1,909 (310)
4,701 1,054
(14,226) (4,229)
20,086 27,200
(589) (24,079)
(8,349) (13,309)
(220) 588
1,042 11,841
(276) (14,942)
3,506 2,561
15 4,775
(20) 1,856
(4,891) (30,709)
63,000
(1,727) (30,967)
Q)]
(69)
(254) (1,143)
(14,024) (26,687)
(2,677) (6,441)
43
(18,639) (2,312)
(3,444) (5,821)
19,681 30,481
9
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CASH AND CASH EQUIVALENTS, end of period $ 16,237

Supplemental Disclosures of Cash Flow Information
Cash paid for interest, net of capitalized interest $ 14,026

Supplemental Disclosures of Non-Cash Activities

Reduction of financing obligation and issuance of OP Units in connection with purchase of TIC Interests (see

Note 6) $

Redemptions of OP Units settled in shares of common stock $ 7211
The accompanying notes are an integral part of these Consolidated Financial Statements.
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DCT INDUSTRIAL TRUST INC. AND SUBSIDIARIES
Notes to Consolidated Financial Statements
(Unaudited)
Note 1 Organization and Summary of Significant Accounting Policies
Organization

DCT Industrial Trust Inc. is a leading industrial real estate company that owns, operates and develops high-quality bulk distribution and light
industrial properties in high-volume distribution markets in the U.S. and Mexico. We were formed as a Maryland corporation in April 2002 and
have elected to be treated as a real estate investment trust ( REIT ) for United States ( U.S. ) federal income tax purposes commencing with our
taxable year ended December 31, 2003. We are structured as an umbrella partnership REIT under which substantially all of our current and
future business is, and will be, conducted through a majority owned and controlled subsidiary, DCT Industrial Operating Partnership LP (our
operating partnership ), a Delaware limited partnership, for which DCT Industrial Trust Inc. is the sole general partner. As used herein, DCT
Industrial Trust, DCT, the Company, we, our and us refer to DCT Industrial Trust Inc. and its consolidated subsidiaries and partnerships e>
where the context otherwise requires.

As of March 31, 2009, we owned interests in, managed, or had under development 450 industrial real estate buildings comprised of
approximately 75.9 million square feet. Our portfolio of consolidated operating properties included 373 industrial real estate buildings, which
consisted of 218 bulk distribution properties, 113 light industrial properties and 42 service center properties comprised of approximately

52.1 million square feet. Our portfolio of 373 consolidated operating properties was 89.8% occupied as of March 31, 2009. As of March 31,
2009, we also consolidated 12 development properties and six redevelopment properties. In addition, as of March 31, 2009, we had ownership
interests ranging from 4% to 20% in unconsolidated institutional joint ventures, or funds, that owned 45 properties comprised of approximately
14.1 million square feet, and investments in three unconsolidated operating properties and ten unconsolidated development joint venture
properties.

Note 2 Summary of Significant Accounting Policies
Interim Financial Information

The accompanying unaudited Consolidated Financial Statements have been prepared in accordance with United States generally accepted
accounting principles ( GAAP ) and with the instructions to Form 10-Q and Article 10 of Regulation S-X for interim financial information.
Accordingly, these statements do not include all of the information and footnotes required by GAAP for complete financial statements. In the
opinion of management, the accompanying unaudited Consolidated Financial Statements include all adjustments, consisting only of normal
recurring items, necessary for their fair presentation in conformity with GAAP. Interim results are not necessarily indicative of results for a full
year. The information included in this Form 10-Q should be read in conjunction with our audited Consolidated Financial Statements as of
December 31, 2008 and related notes thereto as filed on Form 10-K on March 2, 2009.

Basis of Presentation

Our Consolidated Financial Statements included herein have been prepared in accordance with accounting principles generally accepted in the
United States ( GAAP ). The accompanying Consolidated Financial Statements include the financial position, results of operations and cash flows
of the Company, its wholly-owned qualified REIT and taxable REIT subsidiaries, our operating partnership and our consolidated joint ventures,

in which we have a controlling interest. Third-party equity interests in our operating partnership and consolidated joint ventures are reflected as
noncontrolling interests in the Consolidated Financial Statements. We also have noncontrolling partnership interests in unconsolidated

institutional capital management joint ventures, which are accounted for under the equity method. All significant intercompany amounts have

been eliminated.
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Principles of Consolidation

The Company holds interests in both consolidated and unconsolidated joint ventures. We determine consolidation based on standards set forth in
Financial Accounting Standards Board ( FASB ) Interpretation No. 46R, Consolidation of Variable Interest Entities ( FIN 46(R) ) or Emerging
Issues Task Force ( EITF ) Issue No. 04-5, Determining Whether a General Partner, or the General Partners as a Group, Controls a Limited
Partership or Similar Entity When the Limited Partmers Have Certain Rights ( EITF

04-5 ). We do not consolidate joint ventures that are variable interest entities as defined under FIN 46(R) where we are not the primary
beneficiary. In accordance with AICPA Statement of Position 78-9, Accounting for Investments in Real Estate Ventures, where we do not
exercise significant control over major operating and management decisions, but where we exercise significant influence, we use the equity
method of accounting and our investments in these joint ventures are reported on the Consolidated Balance Sheets in Investments in and
advances to unconsolidated joint ventures.

Our judgments with respect to our level of influence or control over an entity and whether we are the primary beneficiary of a variable interest
entity involve consideration of various factors including the form of our ownership interest, our representation on the entity s board of directors,
the size of our investment (including loans) and our ability to participate in policy making decisions. Our ability to correctly assess our influence
or control over an entity affects the presentation of these investments in our Consolidated Financial Statements and, consequently, our financial
position and specific items in our results of operations that are used by our stockholders, lenders and others in their evaluation of us.

Reclassifications
Certain items in our Consolidated Financial Statements for 2008 have been reclassified to conform to the 2009 presentation.
Use of Estimates

The preparation of the Consolidated Financial Statements in accordance with GAAP requires management to make estimates and assumptions
that affect the reported amounts of assets and liabilities, the disclosure of contingent assets and liabilities at the date of the Consolidated
Financial Statements, and the reported amounts of revenues and expenses during the reporting period. Actual results could differ from those
estimates. Because of adverse conditions that exist in the real estate markets, as well as the credit and financial markets, it is possible that the
estimates and assumptions that have been utilized in the preparation of the Consolidated Financial Statements could change materially during the
time span associated with the continued weakened state of these markets.

Investment in Real Estate

We capitalize direct costs associated with, and incremental to, the development, redevelopment or improvement of real estate. Costs associated
with development pursuits are capitalized as incurred and, if the pursuit is abandoned, these costs are expensed during the period in which the
pursuit is abandoned. Such costs considered for capitalization include construction costs, interest, real estate taxes, insurance and other such
costs if appropriate. Interest is capitalized based on actual capital expenditures from the period when development or redevelopment commences
until the asset is substantially complete based on our current, weighted average borrowing rates on related construction loans, if appropriate.
Pre-development costs to prepare land for its intended use prior to significant construction activities are capitalized and classified as

Construction in progress. Costs incurred for maintaining and repairing our real estate, which do not extend the life of our assets, are expensed as
incurred.

Property acquisitions qualifying as business combination acquisitions are recorded in accordance with Statement of Financial Accounting
Standards (  SFAS ) No. 141, Business Combinations (revised 2007) ( SFAS No. 141(R) ). Assets acquired, liabilities assumed and any
noncontrolling interests in the acquired business combination are recorded at their respective acquisition-date fair values and acquisition-related
costs are expensed as incurred. As defined by SFAS No. 141(R), a business is an integrated set of activities and assets that is capable of being
conducted and managed for the purpose of providing a return in the form of dividends, lower costs, or other economic benefits directly to
investors or other owners, members, or participants. We do not consider land or development buildings to be a business, and as such, purchase of
these are treated as asset acquisitions and are recorded at cost.
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The fair value of identifiable tangible assets such as land, building, building and land improvements and tenant improvements is determined on

an as-if-vacant basis. Management considers the replacement cost of such assets, appraisals, property condition reports, market data and other
related information in determining the fair value of the tangible assets. Pursuant to SFAS No. 141(R), the difference between the fair value and

the face value of debt assumed in connection with an acquisition is recorded as a premium or discount and amortized to Interest expense over the
life of the debt assumed. The valuation of assumed liabilities is based on the current market rate for similar liabilities. The fair value of

intangible lease assets recorded represents the value associated with in-place leases which may include leasing commissions, legal and other

costs, as well as an intangible asset or liability resulting from in-place leases being above or below the market rental rates on the date of the
acquisition. Intangible lease assets or liabilities are amortized over the life of the remaining in-place leases as an adjustment to Rental revenues

or Real estate related amortization depending on the nature of the intangible.

We have certain properties which we have acquired or removed from service with the intention to redevelop the property. Buildings under
redevelopment require significant construction activities prior to being placed back into service. Additionally, we may acquire, develop, or
redevelop certain properties with the intention to contribute the property to an institutional capital management joint venture, in which we may
retain ownership in or manage the assets of the joint venture. We refer to these properties as held for contribution. We generally do not
depreciate properties classified as redevelopment or held for contribution until the date that the redevelopment properties are ready for their
intended use or the property held for contribution no longer meets the held for sale criteria under SFAS No. 144, Accounting for the Impairment
or Disposal of Long-Lived Assets ( SFAS No. 144 ).

Real estate, including land, building, building and land improvements, tenant improvements and leasing costs and intangible lease assets and
liabilities are stated at historical cost less accumulated depreciation and amortization, unless circumstances indicate that cost cannot be
recovered, in which case, the carrying value of the property is reduced to estimated fair value.

Depreciation and Useful Lives of Real Estate Assets

Depreciation and amortization are computed on a straight-line basis over the estimated useful lives of the related assets or liabilities. Our ability
to assess the useful lives of our real estate assets accurately is critical to the determination of the appropriate amount of depreciation expense
recorded and the carrying values of the underlying assets. Any change to the estimated depreciable lives of these assets would have an impact on
the depreciation expense we recognize.

The following table reflects the standard depreciable lives typically used to compute depreciation and amortization. However, such depreciable
lives may be different based on the estimated useful life of such assets or liabilities. The carrying value of assets sold or retired and the related
accumulated depreciation and/or amortization is removed from the accounts and the resulting gain or loss, if necessary, is reflected in our
Consolidated Statements of Operations during the period in which such sale or retirement occurs.

Description Standard Depreciable Life
Land Not depreciated
Building 40 years
Building and land improvements 20 years
Tenant improvements Shorter of lease term or useful life
Leasehold improvements 5 20 years
Lease costs Lease term
Intangible lease assets and liabilities Average term of leases for property
Above/below market rent assets/liabilities Lease term

Depreciation is not recorded on buildings currently held for sale or contribution, in pre-development, being developed or redeveloped until the
building is substantially completed and ready for its intended use, normally not later than one year from cessation of major construction activity.
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Impairment of Long-Lived Assets

Long-lived assets to be held and used are carried at cost and evaluated for impairment in accordance with SFAS No. 144. SFAS No. 144
provides that such an evaluation should be performed when events or changes in circumstances indicate that the carrying amounts of these assets
may not be fully recoverable. Examples of such changes in circumstances include the point at which we deem the long-lived asset to be held for
sale or a building remains vacant significantly longer than expected. For long-lived assets that we intend to hold long-term, the recoverability is
based on the estimated future undiscounted cash flows. If the asset is not supported on an undiscounted cash flow basis, the amount of
impairment is measured as the difference between the carrying value and the fair value of the impaired asset. Long lived assets classified as held
for sale are measured at the lower of their carrying amount or fair value less costs to sell.

Valuation of long-lived assets is considered a critical accounting estimate because the assessment of impairment and the determination of fair
values involve a number of management assumptions relating to future economic events that could materially affect the determination of the
ultimate value, and therefore, the carrying amounts of our real estate. Such assumptions include, but are not limited to, projecting vacancy rates,
rental rates, property operating expenses, capital expenditures and debt financing rates, among other things. The capitalization rate is also a
significant driving factor in determining the property valuation which requires management s judgment of factors such as market knowledge,
historical experience, lease terms, tenant financial strength, economy, demographics, environment, property location, visibility, age, physical
condition and investor return requirements, among other things. The aforementioned factors are taken as a whole by management in determining
the valuation of investment property. The valuation is sensitive to the actual results of any of these uncertain factors, either individually or taken
as a whole. Should the actual results differ from management s judgment, the valuation could be negatively affected and may result in additional
impairments recorded in our Consolidated Financial Statements.

Equity Method Investments

We present investments in unconsolidated joint ventures under the equity method. The equity method is used when we have the ability to
exercise significant influence over the operating and financial policies of a joint venture but do not control the joint venture. Under the equity
method, these investments (including advances to joint ventures) are initially recorded in our Consolidated Balance Sheets at cost and are
subsequently adjusted to reflect our proportionate share of net earnings or losses of each of the joint ventures, distributions received,
contributions made and certain other adjustments, as appropriate. Such investments are included in Investments in and advances to
unconsolidated joint ventures in our Consolidated Balance Sheets. Distributions from these investments that are related to earnings from
operations are included as operating activities and distributions that are related to capital transactions are included as investing activities in our
Consolidated Statements of Cash Flows.

Investment properties that are contributed to unconsolidated joint ventures are not considered discontinued operations due to our continuing
involvement through maintaining an ownership interest in these investment properties and continuing to act as manager of the assets. We
recognize any gains from the contribution of investment properties into an unconsolidated joint venture in accordance with SFAS No. 66,
Accounting for Sales of Real Estate, if the recognition criteria have been met. Such gains are recognized to the extent of the outside ownership
interest in the joint venture in our Consolidated Statements of Operations under the heading of Gain on dispositions of real estate interests. Any
gain related to the remaining proceeds reduces our basis in the investment in the unconsolidated joint venture, and is recognized into earnings
over the weighted average life of the related property s real estate assets. We recognize our proportionate share of the ongoing earnings or losses
of each unconsolidated joint venture in Equity in income of unconsolidated joint ventures, net in our Consolidated Statements of Operations.

We evaluate our investments in unconsolidated entities for impairment whenever events or changes in circumstances indicate that there may be
an other-than-temporary decline in value in accordance with Accounting Principles Board Opinion No. 18, The Equity Method of Accounting for
Investments in Common Stock ( APB No. 18 ). The amount of impairment recognized is the excess of the investment s carrying amount over its
estimated fair value. We consider various factors to determine if a decrease in the value of the investment is other-than-temporary. These factors
include, but are not limited to, age of the venture, our intent and ability to retain our investment in the entity, the financial condition and
long-term prospects of the entity, and the relationships with the other joint venture partners and its lenders. If we believe that the decline in the
fair value is temporary, no impairment is recorded. The
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aforementioned factors are taken as a whole by management in determining the valuation of our investment property. Should the actual results
differ from management s judgment, the valuation could be negatively affected and may result in a negative impact on our Consolidated
Financial Statements.

Fair Value

On January 1, 2008, the Company adopted SFAS No. 157, Fair Value Measurements ( SFAS No. 157 ), which defines fair value, establishes a
framework for measuring fair value and expands disclosures about fair value measurements. SFAS 157 was initially effective as of January 1,
2008, but in February 2008, the FASB delayed the effective date for applying this standard to nonfinancial assets and nonfinancial liabilities that
are recognized or disclosed at fair value in the financial statements on a nonrecurring basis until periods beginning after November 15, 2008. We
adopted FAS 157 as of January 1, 2008 for assets and liabilities within its scope and the impact was immaterial to our Consolidated Financial
Statements. As of January 1, 2009, nonfinancial assets and nonfinancial liabilities were also required to be measured at fair value. The adoption
of these additional provisions did not have a material impact on our Consolidated Financial Statements.

Pursuant to SFAS No. 157, fair value is defined as the exit price or price at which an asset (in its highest and best use) would be sold or liability
assumed by an informed market participant in a transaction that is not distressed and is executed in the most advantageous market. SFAS

No. 157 does not impose any new fair value requirements but provides guidance on how to determine such measurements on reported balances
which are required or permitted to be measured at fair value under existing accounting pronouncements.

SFAS No. 157 emphasizes that fair value is a market-based rather than an entity-specific measurement. Therefore, a fair value measurement
should be determined based on the assumptions that market participants would use in pricing the asset or liability. As a basis for considering
market participant assumptions in fair value measurements, SFAS No. 157 establishes a fair value hierarchy that distinguishes between market
participant assumptions based on market data obtained from sources independent of the reporting entity (observable inputs that are classified
within Levels 1 and 2 of the hierarchy) and the reporting entity s own assumptions about market participant assumptions based on the best
information available in the circumstances (unobservable inputs classified within Level 3 of the hierarchy).

Level 1 inputs utilize quoted prices (unadjusted) in active markets for identical assets or liabilities. Level 2 inputs are inputs other than quoted
prices included in Level 1 that are observable for the asset or liability, either directly or indirectly. Level 2 inputs may include quoted prices for
similar assets and liabilities in active markets, as well as inputs that are observable for the asset or liability (other than quoted prices), such as
interest rates, foreign exchange rates and yield curves that are observable at commonly quoted intervals. Level 3 inputs are unobservable inputs
for the asset or liability, that are typically based on an entity s own assumptions, as there is little, if any, related market activity. In instances
where the determination of the fair value measurement is based on inputs from different levels of the fair value hierarchy, the level in the fair
value hierarchy within which the entire fair value measurement falls is based on the lowest level input that is significant to the fair value
measurement in its entirety. Our assessment of the significance of a particular input to the fair value measurement in its entirety requires
judgment, and considers factors specific to the asset or liability.

Currently, the Company uses forward starting and interest rate swaps to manage certain interest rate risk. The valuation of these instruments is
determined using widely accepted valuation techniques including discounted cash flow analysis on the expected cash flows of each derivative.
This analysis reflects the contractual terms of the derivatives, including the period to maturity, and uses observable market-based inputs,
including interest rate curves. The fair values of interest rate swaps are determined using the market standard methodology of netting the
discounted future fixed cash receipts (or payments) and the discounted expected variable cash payments (or receipts). The variable cash
payments (or receipts) are based on an expectation of future interest rates (forward curves) derived from observable market interest rate curves.
To comply with the provisions of SFAS No. 157, the Company incorporates credit valuation adjustments to appropriately reflect both its own
nonperformance risk and the respective counterparty s nonperformance risk in the fair value measurements. In adjusting the fair value of its
derivative contracts for the effect of nonperformance risk, the Company has considered the impact of netting and any applicable credit
enhancements, such as collateral postings, thresholds, mutual puts and guarantees.
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Although the Company has determined that the majority of the inputs used to value its derivatives fall within Level 2 of the fair value hierarchy,
the credit valuation adjustments associated with its derivatives utilize Level 3 inputs, such as estimates of current credit spreads to evaluate the
likelihood of default by itself and its counterparties. Prior to March 31, 2009, the Company classified all derivatives in Level 2 of the fair value
hierarchy. During the period beginning January 1, 2009 and ending March 31, 2009, credit spreads used in the calculation of the credit valuation
adjustment increased such that the credit valuation adjustment was determined to be significant to the overall fair value of its derivative positions
thereby changing the classification from Level 2 to Level 3.

Derivative Instruments and Hedging Activities

SFAS No. 133, Accounting for Derivative Instruments and Hedging Activities ( SFAS No. 133 ), as amended and interpreted, establishes
accounting standards for derivative instruments, including certain derivative instruments embedded in other contracts and for hedging activities.
SFAS No. 161, Disclosures about Derivative Instruments and Hedging Activities, an amendment of FASB Statement No. 133 ( SFAS No. 161 ),
amends and expands the disclosure requirements of SFAS No. 133 with the intent to provide users of financial statements with an enhanced
understanding of: (a) how and why an entity uses derivative instruments, (b) how derivative instruments and related hedged items are accounted
for under SFAS 133 and its related interpretations and (c) how derivative instruments and related hedged items affect an entity s financial
position, financial performance and cash flows. SFAS No. 161 requires qualitative disclosures about objectives and strategies for using
derivatives, quantitative disclosures about the fair value of and gains and losses on derivative instruments and disclosures about
credit-risk-related contingent features in derivative instruments.

As required by SFAS No. 133, we record all derivatives in our Consolidated Balance Sheets at fair value. Accounting for changes in the fair
value of derivatives depends on the intended use of the derivative and the designation of the derivative, whether we have elected to designate a
derivative in a hedging relationship and apply hedge accounting and whether the hedging relationship has satisfied the criteria necessary to apply
hedge accounting. Derivatives designated and qualifying as a hedge of the exposure to changes in the fair value of an asset, liability, or firm
commitment attributable to a particular risk, such as interest rate risk, are considered fair value hedges. Derivatives designated and qualifying as
a hedge of the exposure to variability in expected future cash flows, or other types of forecasted transactions, are considered cash flow hedges.
Derivatives may also be designated as hedges of the foreign currency exposure of a net investment in a foreign operation. Hedge accounting
generally provides for the matching of the timing of gain or loss recognition on the hedging instrument with the recognition of the changes in the
fair value of the hedged asset or liability that are attributable to the hedged risk in a fair value hedge or the earnings effect of the hedged
forecasted transactions in a cash flow hedge.

As of March 31, 2009, all of the hedges entered into by us had been designated as cash flow hedges. For derivatives designated as cash flow
hedges, the effective portion of the changes in the fair value of the derivative is initially reported in Accumulated other comprehensive loss in
our Consolidated Statements of Stockholders Equity and Other Comprehensive Loss (i.e., not included in earnings) and subsequently reclassified
into earnings when the hedged transaction affects earnings or the hedging relationship is no longer effective at which time the ineffective portion
of the derivative s changes in fair value is recognized directly into earnings. We assess the effectiveness of each hedging relationship whenever
financial statements are issued or earnings are reported and at least every three months as required by SFAS No. 133. We do not use derivatives
for trading or speculative purposes.

Our objective in using derivatives is to manage our exposure to interest rate volatility associated with our forecasted debt issuances and certain
variable rate borrowings. To accomplish this objective, we primarily use treasury locks, forward-starting swaps and interest rate swaps as part of
our cash flow hedging strategy. These derivatives are designed to mitigate the risk of future interest rate fluctuations by providing a future fixed
interest rate for a limited, pre-determined period of time.

Our agreements with each of our derivative counterparties contain provisions where if we default on the underlying indebtedness, including
defaults where repayment of the indebtedness has not been accelerated by the lender, then we could also be declared in default on our derivative
obligations. We also have agreements with our derivative counterparties that incorporate the loan covenant provisions of our indebtedness with
lender affiliates of the derivative counterparties. Failure to comply with the loan covenant provisions would cause us to be in default on any
derivative instrument obligations covered by the agreement.
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We record rental revenues on a straight-line basis under which contractual rent increases are recognized evenly over the full lease term. Certain
properties have leases that provide for tenant occupancy during periods where no rent is due or where minimum rent payments change during the
term of the lease. Accordingly, we record receivables from tenants that we expect to collect over the remaining lease term rather than currently,
which are recorded as straight-line rents receivable. When we acquire a property, the terms of existing leases are considered to commence as of
the acquisition date for the purposes of this calculation. For the three months ended March 31, 2009 and 2008, the total increase to Rental
revenues due to straight-line rent adjustments, including amounts reported from discontinued operations, was approximately $0.3 million and
$1.1 million, respectively.

Tenant recovery income includes payments and amounts due from tenants pursuant to their leases for real estate taxes, insurance and other
recoverable property operating expenses and is recognized as Rental revenues during the same period the related expenses are incurred. Tenant
recovery income recognized as Rental revenues for the three months ended March 31, 2009 and 2008, including amounts from discontinued
operations, was $11.6 million and $13.0 million, respectively.

We maintain an allowance for estimated losses that may result from the inability of our tenants to make required payments. If a tenant fails to
make contractual payments beyond any allowance, we may recognize additional bad debt expense in future periods equal to the net outstanding
balances. As of March 31, 2009 and December 31, 2008, our allowance for doubtful accounts was $1.6 million and $0.8 million, respectively.

In connection with property acquisitions, we may acquire leases with rental rates above or below the market rental rates. Such differences are
recorded as an intangible asset or liability, pursuant to SFAS No. 141, and amortized to Rental revenues over the life of the related leases. The
unamortized balances of these assets and liabilities associated with the early termination of leases are fully amortized to their respective revenue
and expense line items in our Consolidated Statements of Operations over the shorter of the expected life of such assets and liabilities or the
remaining lease term. The total net impact to Rental revenues due to the amortization of above and below market rents, including amounts
reported from discontinued operations and accelerated amortization due to early terminations, was a decrease of approximately $0.5 million for
the three months ended March 31, 2009, and a decrease of approximately $20,000 for the three months ended March 31, 2008.

Early lease termination fees are recorded in Rental revenues on a straight-line basis over the remaining contractual lease term or upon collection
if collection is not assured. During the three months ended March 31, 2009 and 2008, early termination fees increased revenues by $1.4 million
and $0.1 million, respectively.

We earn revenues from asset management fees, acquisition fees and fees for other services pursuant to joint venture and other agreements. These
may include acquisition fees based on the sale or contribution of assets and are included in our Consolidated Statements of Operations in

Institutional capital management and other fees. We recognize revenues from asset management fees, acquisition fees and fees for other services
when the related fees are earned and are realized or realizable.

New Accounting Pronouncements

In December 2007, the FASB issued SFAS No. 141(R) which requires the acquiring entity in a business combination to record all assets
acquired, liabilities assumed and any noncontrolling interest in the acquired entity at their respective acquisition-date fair values, changes the
recognition of assets acquired and liabilities assumed arising from contingencies, changes the recognition and measurement of contingent
consideration and requires the expensing of acquisition-related costs as incurred. SFAS No. 141(R) also requires additional disclosure of
information surrounding a business combination, such that users of the entity's financial statements can fully understand the nature and financial
impact of the business combination. Additionally, the FASB also issued FSP 141(R)-1 in April 2009, which modified the guidance in SFAS
No. 141(R) related to contingent assets and contingent liabilities. SFAS No. 141(R), as modified by FSP 141(R)-1, is required to be applied
prospectively to business combinations for which the acquisition date is on or after the beginning of the first annual reporting period beginning
on or after December 15, 2008. The adoption of SFAS No. 141(R), as modified by FAS 141(R)-1 as of January 1, 2009 did not have a material
impact on our Consolidated Financial Statements.
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In February 2007, the FASB issued SFAS No. 159, The Fair Value Option for Financial Assets and Financial Liabilities ( SFAS No. 159 ) which
expanded the use of the fair value measurement to improve financial reporting by providing entities with the opportunity to mitigate volatility in
reported earnings caused by measuring related assets and liabilities differently without having to apply complex hedge accounting provisions.
Upon adoption of this Statement, we did not elect the fair value option for our existing financial assets and liabilities and therefore adoption of
SFAS No. 159 did not have any impact on our Consolidated Financial Statements.

In December 2007, the FASB issued Statement of Financial Accounting Standards No. 160, ( SFAS No. 160), Noncontrolling Interests in
Consolidated Financial Statements An Amendment of ARB No. 51. SFAS No. 160 establishes new accounting and reporting standards for the
noncontrolling interest in a subsidiary and requires recognition of gains or losses resulting from a change of control. Ownership changes not
resulting in a change of control are treated as equity transactions. SFAS No. 160 was adopted beginning January 1, 2009, prospectively, with no
material impact on our Consolidated Financial Statements. The presentation and disclosure requirements SFAS No. 160 were applied
retrospectively for all periods presented. The adoption of SFAS No. 160 resulted in a reclassification of noncontrolling interests (formerly
known as minority interests) to a separate component of total equity and net income attributable to noncontrolling interest is no longer treated as
a reduction to net income but as a reduction from net income in calculating net income available to common stockholders.

In March 2008, the FASB issued SFAS No. 161, Disclosures about Derivative Instruments and Hedging Activities ( SFAS No. 161 ). SFAS

No. 161 requires companies with derivative instruments to disclose information that would enable financial statement users to understand how

and why a company uses derivative instruments, how derivative instruments and related hedged items are accounted for under SFAS No. 133,
Accounting for Derivative Instruments and Hedging Activities ( SFAS No. 133 ), and how derivative instruments and related hedged items affect

acompany s financial position, financial performance and cash flows. The new requirements apply to derivative instruments and nonderivative

instruments that are designated and qualify as hedging instruments and related hedged items accounted for under SFAS No. 133. SFAS No. 161

is effective for financial statements issued for fiscal years and interim periods beginning after November 15, 2008. We adopted SFAS No. 161 as

of January 1, 2009 with no impact on our Consolidated Financial Statements.

In June 2008, the FASB issued EITF 03-6-1, Participating Securities and the Two Class Method under FASB Statement No. 128 ( EITF 03-6-1 ).
EITF 03-6-1 requires that unvested share-based payment awards that contain non-forfeitable rights to dividends or dividend equivalents are
participating securities as defined in EITF 03-6, Participating Securities and the Two Class Method under FASB Statement No. 128, and

therefore, should be included in computing earnings per share using the two-class method. We adopted EITF 03-6-1 beginning January 1, 2009
with no material impact on our earnings per share.

On April 9, 2009, the FASB issued FASB Staff Position ( FSP ) No. 107-1 and APB 28-1 Interim Disclosures about Fair Value of Financial

Instruments ( FSP 107-1 and APB 28-1 ). FSP 107-1 and APB 28-1 requires that publicly traded companies include the fair value disclosures

required by SFAS No. 107 in their interim financial statements and is effective for interim and annual periods ending after June 15, 2009, with

early adoption permitted for periods ending after March 15, 2009, and must be applied prospectively. We adopted FSP 107-1 and APB 28-1 for
the interim period beginning January 1, 2009 with no impact on our Consolidated Financial Statements.

In April 2009, the FASB issued FSP FAS 157-4, Determining Fair Value When the Volume and Level of Activity for the Asset or Liability Have
Significantly Decreased and Identifying Transactions That Are Not Orderly ( FSP 157-4 ). FSP 157-4 provides guidance regarding how to
determine whether there has been a significant decrease in the volume and level of activity for the asset or liability when compared with normal
market activity for the asset or liability. In such situations, an entity may conclude that transactions or quoted prices may not be determinative of
fair value, and may adjust the transactions or quoted prices to arrive at the fair value of the asset or liability. FSP 157-4 is effective for interim
and annual reporting periods ending after June 15, 2009, with early adoption permitted for periods ending after March 15, 2009, and must be
applied prospectively. We adopted FAS 157-4 beginning January 1, 2009 with no material impact on our Consolidated Financial Statements.
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Note 3. Real Estate

Our consolidated real estate assets consist of operating properties, redevelopment properties, properties under development and properties in
pre-development including land held for future development or other purposes. Our real estate assets, presented at historical cost, include the
following as of March 31, 2009 and December 31, 2008 (in thousands):

March 31, December 31,
2009 2008

Operating properties $ 2,707,089 $ 2,702,162
Properties under redevelopment 55,416 54,299
Properties under development 122,121 120,326
Properties in pre-development including land held 20,984 21,074
Total Investment in Properties 2,905,610 2,897,861
Less accumulated depreciation and amortization (444,416) (417,404)
Net Investment in Properties $ 2,461,194 $ 2,480,457

Acquisition Activity

During the three months March 31, 2009, we acquired two parcels of land located in one market within the United States comprised of 8.9 acres
and one market within Mexico, comprised of approximately 3.5 acres for a total cost of approximately $0.6 million, which includes acquisitions
costs. These land parcels were acquired from unrelated third parties using existing cash balances and represent land available for expansion
adjacent to existing properties.

During the three months March 31, 2008, we acquired three shell-complete development properties located in Monterrey, Mexico, comprised of
approximately 0.5 million square feet for a total cost of approximately $20.7 million, which includes acquisition costs. These properties were
acquired from unrelated third parties using existing cash balances and short-term borrowings.

Disposition Activity

During the three months ended March 31, 2009, we sold one land parcel comprised of approximately 1.8 acres to an unrelated third party for
total gross proceeds of approximately $1.1 million, which resulted in a gain of approximately $0.1 million.

During the three months ended March 31, 2008, we sold one operating property comprised of approximately 0.1 million square feet to an
unrelated third party for total gross proceeds of approximately $6.1 million, which resulted in a gain of approximately $0.4 million.
Additionally, we contributed approximately 47 acres of land in Atlanta to the IDI/DCT Buford, LLC joint venture.

2009 Development Projects - Consolidated

As of March 31, 2009, we had six consolidated development projects comprised of 2.9 million square feet and 12 buildings, of which 10 were
bulk distribution properties and two were light industrial, located in Dulles, VA, Cincinnati, OH, Atlanta, GA, Memphis, TN and Orlando, FL.
As of March 31, 2009, all of these buildings were shell-complete. For information related to our unconsolidated development joint ventures,
please see Note 4.
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Intangible Assets

Aggregate amortization expense for intangible lease assets recognized in connection with property acquisitions (excluding assets and liabilities
related to above and below market rents; see Note 2 for additional information) was approximately $5.1 million and $7.0 million for the three
months ended March 31, 2009 and 2008, respectively. Our intangible assets and liabilities included the following as of March 31, 2009 and
December 31, 2008 (in thousands):

March 31, 2009 December 31, 2008
Accumulated Accumulated
Gross Amortization Net Gross Amortization Net
Intangible lease assets $161,664 $ (112,772) $48,892 $161,663 $ (107,659) $54,004
Above market rent 25,554 (19,531) 6,023 25,942 (18,841) 7,101
Below market rent (17,902) 11,659 (6,243) (17,964) 11,151 (6,813)

The following table describes the estimated net amortization of such intangible assets and liabilities for the next five years. In addition, the table
describes the net impact on rental revenues due to the amortization of above and below market rents for the next five years and thereafter (in
thousands):

Estimated Estimated Net
Net Increase (Decrease)
Amortization to Rental Revenues
of Lease Related to Above
Intangible and Below Market
For the Period Ended December 31, Assets Rents
Remainder of 2009 $ 12,038 $ (647)
2010 11,309 (718)
2011 7,698 10
2012 5,467 358
2013 3,578 543
Thereafter 8,802 674
Total $ 48,892 $ 220
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Note 4. Investments in and Advances to Unconsolidated Joint Ventures

We enter into joint ventures primarily for purposes of developing industrial real estate and to establish funds or other commingled investment
vehicles with institutional partners. Our investments in these joint ventures are included in Investments in and advances to unconsolidated joint
ventures in our Consolidated Balance Sheets. The following describes our unconsolidated joint ventures as of March 31, 2009 and December 31,
2008.

DCT Ownership
Percentage as of Net Equity Investment as of
March 31, Number of March 31, December 31,

Unconsolidated Joint Ventures 2009 Buildings 2009 2008
Institutional Funds: (in thousands)
DCT/SPF Industrial Operating LLC 20% 14 $ 50,176 $ 50,530
TRT-DCT Venture I 4.4% 14 1,155 1,207
TRT-DCT Venture II 11.4% 6 2,891 2,947
TRT-DCT Venture IIT 10% 5 3,040 3,054
DCT Fund ILLC 20% 6 1,732 1,901
Total Institutional Funds: 45 58,994 59,639
Other:
Stirling Capital Investments (SCLA)® 50% 6 42,071 40,164
IDI/DCT 50% 4 9,024 8,892
Sycamore Canyon 90% 2 8,271 8,603
Logistics Way 95% 1 3,546 4,039
DCT/IDI Buford (land only)"” 75% 3,185 3214
Other joint venture investments in land' ” 90% 598 901
Total Other: 13 66,695 65,813
Total 58 $ 125,689 $ 125452

@ Although we contributed 100% of the initial cash equity capital required by the venture, our partners retain certain participation rights in
the venture s available cash flows.

@ Net equity investment balances as of December 31, 2008 include total APB No. 18 impairment losses of $4.7 million.

Development Projects in Unconsolidated Joint Ventures

SCLA

During 2006, we entered into a joint venture agreement with Stirling Airports International, LLC, or Stirling, an unrelated third party, to be the
master developer of up to 4,350 acres in Victorville, California, part of the Inland Empire submarket in Southern California. The development
project is located at the former George Air Force Base which closed in 1992 and is now known as Southern California Logistics Airport

( SCLA ). We refer to this joint venture as the SCLA joint venture. Stirling entered into two master development agreements which gave it certain
rights to be the exclusive developer of the SCLA development project through 2019 (including extensions) and assigned these rights to the

SCLA joint venture upon the closing of the venture. While our exact share of the equity interests in the SCLA joint venture will depend on the
amount of capital we contribute and the timing of contributions and distributions, the SCLA joint venture contemplates an equal sharing between
us and Stirling of residual profits and cash flows after all priority distributions.

During the three months ended March 31, 2009, the SCLA joint venture sold 53 acres of land. As of March 31, 2009, the SCLA joint venture

had one building comprised of approximately 1.0 million square feet that was under construction, three buildings that were shell-complete
comprised of 0.5 million square feet and 0.5 million square feet of operating properties. As of March 31, 2009, 0.1 million square feet of the
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shell-complete buildings had been leased. As of March 31, 2009, the SCLA joint venture owned $91.1 million in real estate assets with $53.9
million in debt.
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Institutional Capital Management Joint Ventures
TRT-DCT Industrial Joint Venture 111

We entered into a joint venture agreement with Dividend Capital Total Realty Trust Inc. ( DCTRT ) TRT-DCT Industrial Joint Venture III, G.P.

( TRT-DCT Venture III ) on September 9, 2008. TRT-DCT Venture III has been funded as follows: (i) an equity contribution from DCTRT to the
joint venture (which we estimate to be not less than approximately 90% of the joint venture s required equity capitalization); (ii) an equity
contribution from us to the joint venture (which we estimate to be approximately 10% of the joint venture s required equity capitalization); and
(iii) secured debt financing. Our actual ownership percentage may vary depending on amounts of capital contributed and the timing of
contributions and distributions. On March 27, 2009, the venture borrowed $12.4 million of secured debt which bears interest at 7.4% and

requires monthly interest and principal payments until the debt matures on March 1, 2016. As of March 31, 2009, TRT-DCT Venture III owned
approximately $31.0 million of real estate assets.

Guarantees

Based on the provisions of certain joint venture agreements we have, indirectly through partner level guarantees, guaranteed our proportionate
share of $70.1 million in construction financing as of March 31, 2009. In the event the guarantor partner is required to satisfy the guarantee,
DCT has indemnified its venture partner for our proportionate share of the guarantee. These guarantees remain outstanding until the construction
financing is satisfied.

There are no lines of credit, side agreements, or any other derivative financial instruments related to, or between, our unconsolidated joint
ventures and us, and we believe we have no material exposure to financial guarantees, except as discussed above. As of March 31, 2009, our
proportionate share of non-recourse debt associated with unconsolidated joint ventures was $144.9 million, which includ