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(212) 594-2700

(REGISTRANT�S TELEPHONE NUMBER, INCLUDING AREA CODE)

Check the appropriate box below if the Form 8-K filing is intended to simultaneously satisfy the filing obligation of the registrant under any of
the following provisions:

o Written communications pursuant to Rule 425 under the Securities Act (17 CFR 230.425)

o Soliciting material pursuant to Rule 14a-12 under the Exchange Act (17 CFR 240.14a-12)

o Pre-commencement communications pursuant to Rule 14d-2(b) under the Exchange Act (17 CFR 240.14d-2(b))

o Pre-commencement communications pursuant to Rule 13e-4(c) under the Exchange Act (17 CFR 240.13e-4(c))
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Item 8.01.             Other Events

Second Quarter 2014 Results

Summary

On July 23, 2014, SL Green Realty Corp. (the �Company�) reported funds from operations, or FFO, for the quarter ended June 30, 2014 of $160.9
million, or $1.62 per diluted share, after giving consideration to transaction costs of $1.7 million, or $0.02 per diluted share, as compared to FFO
for the same quarter of 2013 of $120.5 million, or $1.27 per diluted share, after giving consideration to transaction costs of $1.7 million, or $0.02
per diluted share, and non-recurring charges related to the redemption of the Series C Cumulative Redeemable Preferred Stock of $12.2 million,
or $0.13 per dilued share.

Net income attributable to common stockholders for the quarter ended June 30, 2014 totaled $235.5 million, or $2.46 per diluted share, inclusive
of $117.8 million, or $1.18 per diluted share, of gains recognized from the sale of 673 First Avenue and a purchase price fair value adjustment of
$71.4 million, or $0.72 per diluted share, related to the acquisition of the Company�s joint venture partner�s interest in 388-390 Greenwich Street,
compared to net income attributable to common stockholders of $8.3 million, or $0.09 per diluted share, for the same quarter in 2013.

Operating and Leasing Activity

For the second quarter of 2014, the Company reported consolidated revenues and operating income of $387.2 million and $237.3 million,
respectively, compared to $353.9 million and $198.7 million, respectively, for the same period in 2013.

Same-store cash NOI on a combined basis increased by 3.5 percent to $170.8 million and by 2.0 percent to $331.5 million for the three and six
months ended June 30, 2014, respectively, as compared to the same periods in 2013.  For the quarter, consolidated property same-store cash NOI
increased by 1.4 percent to $152.9 million and unconsolidated joint venture property same-store cash NOI increased 25.4 percent to $18.0
million.  For the first six months, consolidated property same-store cash NOI decreased by 0.2 percent to $296.8 million and unconsolidated
joint venture property same-store cash NOI increased 24.8 percent to $34.7 million.

During the second quarter, the Company signed 64 office leases in its Manhattan portfolio totaling 272,645 square feet.  Twenty-seven leases
comprising 106,892 square feet represented office leases that replaced previous vacancy. Thirty-seven leases comprising 165,753 square feet,
representing office leases on space that had been occupied within the prior twelve months, are considered replacement leases on which
mark-to-market is calculated.  Those replacement leases had average starting rents of $63.16 per rentable square foot, representing a 10.5 percent
increase over the previously fully escalated rents on the same office spaces.  The average lease term on the Manhattan office leases signed in the
second quarter was 6.6 years and average tenant concessions were 2.8 months of free rent with a tenant improvement allowance of $37.36 per
rentable square foot.
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During the first six months of 2014, the Company has signed 139 office leases in its Manhattan portfolio totaling 820,707 square feet. 
Forty-eight leases comprising 267,506 square feet represented office leases that replaced previous vacancy. Ninety-one leases comprising
553,201 square feet, representing office leases on space that had been occupied within the prior twelve months, are considered replacement
leases on which mark-to-market is calculated.  Those replacement leases had average starting rents of $62.23 per rentable square foot,
representing a 13.7 percent increase over the previously fully escalated rents on the same office spaces.
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Manhattan same-store occupancy was 94.9 percent as of June 30, 2014, inclusive of 275,657 square feet of leases signed but not yet commenced
as compared to 94.9 percent at March 31, 2014 and 94.2 percent at June 30, 2013.

During the second quarter, the Company signed 34 office leases in the Suburban portfolio totaling 163,777 square feet.  Eighteen leases
comprising 121,045 square feet represented office leases that replaced previous vacancy. Sixteen leases comprising the remaining 42,732 square
feet, representing office leases on space that had been occupied within the prior twelve months, are considered replacement leases on which
mark-to-market is calculated.  Those replacement leases had average starting rents of $31.39 per rentable square foot, representing a 3.2 percent
increase over the previously fully escalated rents on the same office spaces.  The average lease term on the Suburban office leases signed in the
second quarter was 8.3 years and average tenant concessions were 6.4 months of free rent with a tenant improvement allowance of $33.45 per
rentable square foot.

During the first six months of 2014, the Company has signed 67 office leases in its Suburban portfolio totaling 322,911 square feet.  Thirty-four
leases comprising 192,175 square feet represented office leases that replaced previous vacancy. Thirty-three leases comprising 130,736 square
feet, representing office leases on space that had been occupied within the prior twelve months, are considered replacement leases on which
mark-to-market is calculated.  Those replacement leases had average starting rents of $32.04 per rentable square foot, representing a 1.6 percent
increase over the previously fully escalated rents on the same office spaces.

Same-store occupancy for the Company�s Suburban portfolio increased to 82.8 percent at June 30, 2014, inclusive of 98,370 square feet of leases
signed but not yet commenced, as compared to 81.2 percent at March 31, 2014 and 79.3 percent at June 30, 2013.

Significant leases that were signed during the second quarter included:

• New lease on 39,200 square feet with Sony Entertainment for 10.8 years at The Meadows, Rutherford, New Jersey;

• New lease on 20,966 square feet with TPR Education for 10.4 years at 110 East 42nd Street;

• Renewal and expansion on 17,922 square feet with Curex Group Holdings, LLC for 5 years at 120 West 45th Street;

• Early renewal on 17,901 square feet with SLR Acquisitions, Corp at 110 East 42nd Street bringing the remaining weighted average
lease term to 4.3 years; and

• New lease on 16,315 square feet with Titan Advisors, LLC for 8.8 years at 750 Washington Boulevard, Stamford, Connecticut.

Marketing, general and administrative, or MG&A, expenses for the quarter ended June 30, 2014 were $23.9 million, or 5.4 percent of total
revenues and an annualized 50 basis points of total assets including the Company�s share of joint venture revenues and assets.

Real Estate Investment Activity

Edgar Filing: SL GREEN REALTY CORP - Form 8-K

5



In May, the Company closed on the acquisition of Ivanhoe Cambridge�s stake in 388-390 Greenwich Street for a gross valuation of $1.585
billion, thereby assuming full ownership of the 2.6 million square foot property located in Tribeca, which is triple-net leased to an affiliate of
Citigroup Inc. through 2035.

In July, the Company entered into an agreement to sell the leased fee interest in 2 Herald Square for $365.0 million.  The sale of the leased fee
interest, which is improved with an existing 11-story 365,000 square foot commercial office building, is expected to close during the fourth
quarter of 2014, subject to the satisfaction of customary closing conditions.
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In July, the Company, together with its partner, reached an agreement to sell all their interests, including their fee position and retail
condominium unit, in the mixed-use college dormitory/retail asset at 180 Broadway for a gross sales price of $222.5 million.  This transaction is
expected to close during the third quarter of 2014, subject to the satisfaction of customary closing conditions.

Today, the Company closed on the sale of its development properties at 985-987 Third Avenue for $68.7 million.  The sale is being made in
conjunction with the pending sale of the adjacent parcel, which the Company does not own. The total amount paid for the combined
development site, plus development rights, was $100.0 million.

In May, the Company closed on the sale of its leasehold interest in 673 First Avenue for $145.0 million, reflecting a capitalization rate based on
in-place net operating income of 4.7 percent, and recognized a gain on sale of $117.8 million.

In May, the Company closed on the sale of its joint venture interest in a 10,000 square foot property located at 747 Madison Avenue for a gross
sales price of $160.0 million, recognizing a promote of $10.3 million and a deferred gain on sale of $13.1 million.

In July, the Company, together with its joint venture partner, closed on the acquisition of 719 Seventh Avenue for $41.1 million.  The site can
accommodate a building up to 28,114 square feet in addition to highly coveted LED signage towers, akin to those the Company has constructed
at 1551-1555 Broadway, 1515 Broadway and most recently at 1552-1560 Broadway. The Company intends to demolish the building in due
course in order to take full advantage of the development rights.

In July, the Company closed on the acquisition of a 5,218 square foot prime retail condominium at 115 Spring Street, located along one of
SoHo�s most popular shopping corridors, for $52.0 million, expanding the Company�s SoHo presence, which includes retail assets at 131-137
Spring Street, a participating preferred investment at 530-536 Broadway and a contract to purchase the retail condominium at 121 Greene Street.

In April, the Company entered into a contract to acquire the fee interest at 635 Madison Avenue for $145.0 million.  The property is encumbered
by a ground lease through April 2030 with one twenty-one year renewal extension option.  The improvements of the fee interest include a
19-story 176,530-square-foot office tower.  The transaction is expected to be completed during the third quarter of 2014, subject to the
satisfaction of customary closing conditions.

Debt and Preferred Equity Investment Activity

The carrying value of the Company�s debt and preferred equity investment portfolio totaled $1.5 billion at June 30, 2014.  During the second
quarter, the Company originated and retained or acquired new debt and preferred equity investments totaling $219.3 million, at a weighted
average current yield of 9.1 percent, and recorded $81.9 million of principal reductions from investments that were sold or repaid.  As of
June 30, 2014, the debt and preferred equity investment portfolio had a weighted average maturity of 1.8 years, excluding any extension options,
and had a weighted average yield during the second quarter of 10.6 percent.
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Financing and Capital Activity

In May, the Company closed on a $1.45 billion mortgage refinancing of 388-390 Greenwich Street.  The new loan, which bears interest at 175
basis points over LIBOR, has an initial 4-year term and three, 1-year as-of-right extension options, and replaces the former $1.138 billion
financing. The Company has swapped $504.0 million of the mortgage to fixed rate.  A portion of the net proceeds from the refinancing were
used to close on the purchase of Ivanhoe Cambridge�s interest, which occurred simultaneously with the closing of the new financing.
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In April, the Company and its joint venture partner closed on a $275.0 million refinancing of 724 Fifth Avenue, resulting in proceeds in excess
of our original basis in the building.  The new loan matures in April 2017 with two one-year extension options and bears interest at a blended
rate of 242 basis points over LIBOR.

Dividends

During the second quarter of 2014, the Company declared quarterly dividends on its outstanding common and preferred stock as follows:

• $0.50 per share of common stock, which was paid on July 15, 2014 to stockholders of record on the close of business on June 30,
2014; and

• $0.40625 per share on the Company�s 6.50% Series I Cumulative Redeemable Preferred Stock for the period April 15, 2014 through
and including July 14, 2014, which was paid on July 15, 2014 to stockholders of record on the close of business on June 30, 2014, and reflects
the regular quarterly dividend which is the equivalent of an annualized dividend of $1.625 per share.

Non-GAAP Supplemental Financial Measures

Funds from Operations (FFO)

FFO is a widely recognized measure of REIT performance.  The Company computes FFO in accordance with standards established by the
National Association of Real Estate Investment Trusts, or NAREIT, which may not be comparable to FFO reported by other REITs that do not
compute FFO in accordance with the NAREIT definition, or that interpret the NAREIT definition differently than the Company does.  The
revised White Paper on FFO approved by the Board of Governors of NAREIT in April 2002, and subsequently amended, defines FFO as net
income (loss) (computed in accordance with GAAP), excluding gains (or losses) from debt restructuring, sales of properties and real estate
related impairment charges, plus real estate related depreciation and amortization and after adjustments for unconsolidated partnerships and joint
ventures.  The Company presents FFO because it considers it an important supplemental measure of the Company�s operating performance and
believes that it is frequently used by securities analysts, investors and other interested parties in the evaluation of REITs, particularly those that
own and operate commercial office properties.  The Company also uses FFO as one of several criteria to determine performance-based bonuses
for members of its senior management.  FFO is intended to exclude GAAP historical cost depreciation and amortization of real estate and related
assets, which assumes that the value of real estate assets diminishes ratably over time.  Historically, however, real estate values have risen or
fallen with market conditions.  Because FFO excludes depreciation and amortization unique to real estate, gains and losses from property
dispositions and extraordinary items, it provides a performance measure that, when compared year over year, reflects the impact to operations
from trends in occupancy rates, rental rates, operating costs, interest costs, providing perspective not immediately apparent from net income. 
FFO does not represent cash generated from operating activities in accordance with GAAP and should not be considered as an alternative to net
income (determined in accordance with GAAP), as an indication of the Company�s financial performance or to cash flow from operating
activities (determined in accordance with GAAP) as a measure of the Company�s liquidity, nor is it indicative of funds available to fund the
Company�s cash needs, including our ability to make cash distributions.

Funds Available for Distribution (FAD)
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FAD is a non-GAAP financial measure that is not intended to represent cash flow for the period and is not indicative of cash flow provided by
operating activities as determined in accordance with GAAP.  FAD is presented solely as a supplemental disclosure with respect to liquidity
because the Company believes it provides useful information regarding the Company�s ability to fund its dividends.  Because all companies do
not calculate FAD the same way, the presentation of FAD may not be comparable to similarly titled measures of other companies.  FAD does
not represent cash flow from operating, investing and finance activities in accordance with GAAP and should not be considered as an alternative
to net income (determined in accordance with GAAP), as an indication of the
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Company�s financial performance, as an alternative to net cash flows from operating activities (determined in accordance with GAAP), or as a
measure of the Company�s liquidity.

Same-Store Net Operating Income, Same-Store Cash Net Operating Income and Related Measures

The Company presents same-store net operating income, same-store cash net operating income, same-store joint venture net operating income,
and same-store joint venture cash net operating income because the Company believes that these measures provide investors with useful
information regarding the operating performance of properties that are comparable for the periods presented. For properties owned since
January 1, 2013 and still owned in the same manner at the end of the current quarter, the Company determines same-store net operating income
by subtracting same-store property operating expenses and ground rent from same-store recurring rental and tenant reimbursement revenues.
Same-store cash net operating income is derived by deducting same-store straight line and free rent from, and adding same-store tenant credit
loss allowance to, same-store net operating income. Same-store joint venture net operating income and same-store joint venture cash net
operating income are calculated in the same manner as noted above, but includes just the Company�s pro-rata share of the joint venture net
operating income. None of these measures is an alternative to net income (determined in accordance with GAAP) and same-store performance
should not be considered an alternative to GAAP net income performance.
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SL GREEN REALTY CORP.

CONSOLIDATED STATEMENTS OF INCOME

(unaudited and in thousands, except per share data)

Three Months Ended
June 30,

Six Months Ended
June 30,

2014 2013 2014 2013
Revenues:
Rental revenue, net $ 285,234 $ 262,743 $ 551,755 $ 518,560
Escalation and reimbursement 39,529 38,747 79,912 78,551
Investment and preferred equity income 39,714 46,731 93,798 99,439
Other income 22,750 5,723 37,331 11,015
Total revenues 387,227 353,944 762,796 707,565
Expenses:
Operating expenses (including approximately $4,450 and
$7,861 (2014)  and $3,953 and $7,842 (2013) of related
party expenses) 70,675 68,611 144,160 139,780
Real estate taxes 53,267 51,749 108,583 104,203
Ground rent 8,040 7,930 16,073 16,058
Interest expense, net of interest income 78,611 79,551 156,330 157,860
Amortization of deferred financing costs 5,500 4,229 9,357 8,681
Depreciation and amortization 94,838 81,577 184,217 160,200
Transaction related costs, net of recoveries 1,697 1,706 4,171 3,085
Marketing, general and administrative 23,872 21,514 47,128 42,582
Total expenses 336,500 316,867 670,019 632,449
Income from continuing operations before equity in net
income (loss) from unconsolidated joint ventures, equity in
net gain (loss) on sale of interest in unconsolidated joint
venture/real estate, loss on sale of investment in marketable
securities and loss on early extinguishment of debt 50,727 37,077 92,777 75,116
Equity in net income (loss) from unconsolidated joint
ventures 8,619 (3,761) 14,748 1,313
Equity in net gain (loss) on sale of interest in
unconsolidated joint venture/real estate 1,444 (3,583) 106,084 (3,583)
Loss on sale of investment in marketable securities � (8) � (65)
Purchase price fair value adjustment 71,446 (2,305) 71,446 (2,305)
Loss on early extinguishment of debt (1,028) (10) (1,025) (18,523)
Income from continuing operations 131,208 27,410 284,030 51,953
Net  income from discontinued operations 4,389 3,838 8,178 8,519
Gain on sale of discontinued operations 114,735 � 114,735 1,113
Net income 250,332 31,248 406,943 61,585
Net income attributable to noncontrolling interests in the
Operating Partnership (8,645) (244) (13,374) (799)
Net income attributable to noncontrolling interests in other
partnerships (1,843) (3,004) (3,333) (5,905)
Preferred unit distributions (565) (565) (1,130) (1,130)
Net income attributable to SL Green 239,279 27,435
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