UNITED STATES

SECURITIES AND EXCHANGE COMMISSION
Washington, D.C. 20549

Form 8-K

Current Report
Pursuant to Section 13 or 15(d) of the Securities Exchange Act of 1934

Date of Report (Date of earliest event reported): 04/29/2009

Piedmont Office Realty Trust, Inc.

(Exact name of registrant as specified in its charter)

Commission File Number: 000-25739

MD 58-2328421
(State or other jurisdiction (IRS Employer
of incorporation) Identification No.)

11695 Johns Creek Parkway
Suite 350
Norcross, GA 30097-1523

(Address of principal executive offices, including zip code)

770-418-8800

(Registrant’s telephone number, including area code)

(Former name or former address, if changed since last report)

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))



Item 8.01. Other events

On April 29,2009, Piedmont Office Realty Trust, Inc. (the “Registrant”) began mailing the 2008 Annual Report to its stockholders. The Annual Report
consists of an introductory section (including a Letter to Stockholders), a copy of the Registrant’s 2008 Annual Report on Form 10-K, and a concluding
section. The introductory and concluding sections of the Registrant’s Annual Report are attached as Exhibit 99.1 to this Current Report on Form 8-K.
Pursuant to the rules and regulations of the Securities and Exchange Commission, such exhibit and the information set forth therein are deemed to have been
furnished and shall not be deemed to be “filed” under the Securities Exchange Act of 1934. However, the attached exhibit does not contain the Registrant’s
2008 Annual Report on Form 10-K, as it was previously filed on March 13,2009.

Additionally, the exhibit to this Form 8-K may contain forward-looking statements within the meaning of Section 27A of'the Securities Act of 1933
and Section 21E ofthe Securities Exchange Act of 1934, including discussions regarding any liquidity event of the Registrant and other factors that may
affect future earnings or financial results. Such forward-looking statements can generally be identified by the Registrant’s use of forward-looking terminology
such as “may,” “will,” “expect,” “intend,” “anticipate,” “estimate,” “believe” or other similar words. Information given in this exhibit relating to leasing, the
Registrant’s estimated net asset value and other facts and figures are given as of the date of this filing. Factors that may cause actual results to differ materially
include changes in general economic conditions, changes in real estate conditions, increases in interest rates, lease-up risks, lack of availability of financing
or other capital proceeds and additional borrowings under our unsecured line of credit or other debt facilities. Piedmont Office Realty Trust is closed to new

investors. SEC filings: www.sec.gov.
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Signature(s)

Pursuant to the requirements of the Securities Exchange Act of 1934, the registrant has duly caused this report to be signed on its behalf by the
undersigned hereunto duly authorized.

Piedmont Office Realty Trust, Inc.

Date: April 30,2009 By: /s/ Laura P. Moon
Laura P. Moon
Chief Accounting Officer
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EX-99.1 2008 Piedmont Office Realty Trust, Inc. Annual Report
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" Prior pesiod amounts have been adisted 1o conform with cument peniod presentation, including chassifying nevenusss from soid properties & dsoontinued operations
for all periods presented.

* Funds from Operations (FRO) is & non-GAAP financial messure. Please nefer o Bem 7. Management's Discussion and Anatysis of Financial Condiion and Results of

Operations, of the encosed Form 10-K, for information reganding how we: use FFO to evaluate our operations, the reasons wity we belleve that the preseniation of FRO
prowides useful information fo stockholders, and for a reconcilation of this non-GAAP financial measun o net income.

Thit Durbd by barturity Sctubciule assumes hal the Company auertiss one-yedr ifensions for the S250 Millon Unsecunsd Temm Loan and for the 5500 Milkon
Unzacured Line of Credit, a3 aliowed in the curment debt agreements.



DEAR FELLOW STOCKHOLDERS,

Thank you for your investment in Piedmeont Office Realty Trust, Inc. {*Piedmont”™) and for your co
support of its Board. Despite unprecedented volati
last 18 months, Piedmont de

uing
ity in the economy and in the credit markets over the
ered on its key aperating objectives in 2008,

ACHIEVEMENTS IN 2008

In a year of bad news for many, Piedmont was blessed with many positive milestones:
= We completed our first full year as a sellfr
structure contributed 1o a 177 it in Income from Continuing Operations and a 4%
in Funds from Operations (FFO) per shiare, twn LL‘y operating indicators in our
Chur strong 2008 o

ged company. The efficiencies of our internalived

NPEOveR InCrease

wdustry.

13 e foom

was also due 1o the successful completion of le

15 iransactions

totaling more than 1.8 million square feet. These included new leases with such notable companies a
and Arch

1, Microsof, Travelers Insuarar

m, VW also secured many |'\‘.:I\Iillﬂ £ RIS IS,

hose with Grant Thornton, The Shaw Group, Lockheed Martin, and the Siate of New Yaork.

I
Despite tightening credit standards, we cosed on a 250 millien wnsecured loan with a syndicate of

il institut 1 il Bank of An

5 led by | PMong

A al @ very atlractve

te of intere

= Both major rating neies — Moody's and Standard & Poor’s — reaffirmed our imvestment-grade credit

ratimg.

We also expanded your Board of Directors by adding Frank C. MeDowell and Jeffrey L Swope. These tweo
new membsers broaden the real estate expertise of the Board and increase the depth of experience with the

publicly traded markets,

POSITIONING THE PORTFOLIO TO ENDUEE
While we continue 10 have an enviable porifolio of office real estate around the U5, Fiedment is not
irnmune 1o the issues facing our industry and the broader economy. As such, we have

taken steps to position ourselves for these challenges.

¢ The ILS. unemployment rate risen o over B the highest level since the

1ghos — and corporate dow ngs are widespread. These factors contribute to less
favorable leasing environments in almost every major leasing market in the country,

We're seei

@ lower market rents, more tenant demands for le

i CONCESSions,
e g
level. These pressures, combined with a stalled lending environment, also have
tran

n =i

our aboves

T pllh'rtl:lil' for v

ncies, desp

CCCLI ANy

ed intoe lower real estate valuations as reflected in our own 15% decrease
tedd net asser value duri

the past year,

The threat of a prolonged credit market crisis and major

re-leasing efforts over the next few 1 essential

TS ¥
for us 1o maintain
shieet, Strategi

nearly 35% of our tenants” leases will ex

a strong cash position and balance

Iy, we must be mindful that

2011 and zonz. As a resuli, it is imperative that

W TESETVE funds now for the significant
capital expenditures that will be necessary
to obtain futre tenant commitments. In

addition, although we have very low deba

i, Wayne Woody Donald A Miler, CRA,
(Chairman of T Baand Chigd Espcutive Otficar







The Piedmont portiolio was built on a foundation
that emphasizes a conservative investment strategy,
broad diversification, and low levels of leverage.

‘We believe that these philosophies have served us
well, especially in times of market uncertainty.

CONSERVATIVE STRATEGY

Piedmont has imvested primarily in core Class-A office
properties. High-quality [‘core’) properties tend to be on the
lowest end of the risk spectrum for office real estate, as they

are typically characterized by lower vacancy rates, long-term

leases, high-quality tenants, and strong loc
companies like Piedmont that have invested in institutional
quality real estate and apply a disciplined investment

strategy are well-positioned to endure the current economic

CEISS,

BROAD DIVERSIFICATION

Piedmont has scught to minimize risk by broadly
diversifying the portfolio. Cur model consists of four basiq
diversification components: {1) tenant diversification, to
avoud overconcentealion in any one ¢ ompany; (2] inrllh-lr:\-'
diversification among our tenants, to protect us from
downturns in particular market sectors; (3) geographic
diversification for our properties, 1o avold overexposure to a
particular region, while capturing opportunities in emenging
local markets; and (4) lease term diversification, o keep

the portfolio’s leases from expiring at the same time. Cur

diversific strategy helps shield us from vulnerability if
an entire sector, a large tenani, or a particular region suffers

decline.

ms. We believe

LOow LEVERAGE

Piedmont's disciplined leverage model has kept us from falling
prey to the pitfalls of oo much debt. Highly leveraged REITs
are Facing a difficult decision
an today’s market discount or refinance {if possible) at
||:r||||'|hi1i\'|~ interest rates in order o repay maturing dlishat, Wen

cither sell their properties

anly has Fledmont maintained one of the lowest leve

IFC' rates
in the industry, because of our favorable relationships with
lemnders, wee hope t

aplure attractive ||ll'r'irlg apporiunities

once the real estate market becomes active again,

TENANT DIVERSIFICATION

Chart shows Porcentage of 2008 Annuairad Gross Rental Revonues
by tenant.

Federal Government'
BF Corporation N.A.
Leo Bumeatt Company
State of New Yark
Mestle’

LS. Bancorp
sanofi-aventis
Kirkland & Ellis LLP
Independence Blue Cross
Winston & Strawn LLP
Other®

89938393393

100%
As of Decernber 31, 2008,
! Federal Govermment 1enants nclede, amang otiiers, NASA,
Comptroller of the Cumancy, Department of Dedense, National Park
Servicg, and the U.S. Food and Drug Adminigtration [FDA),
“het mon than 2% i attritutabls to any indhidual tonant,
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There's no question that 2oe8 was a difficult year for real
estate. We must acknowledge that we are operating in a
tough environment, with the credit and capital markets
sicelining most buying and selling opportunities.

In the absence of acquisition and disposition activities,
Piedmont focused on lease renewals and tenant retention. In
2008, Piedmont achieved its beasing goal of approximately
1.8 million square feet. Portfolio ocoupancy dropped from
g4% to g2% during the year. However, this was in large part
because the portfolio acquired Piedmont Pointe 11, a bramd-
new, 2zoooo-square-foot vacant building in the Washington,
D.C. area. Pledmont is currently working on leasing the
unoccupied space. Even with this vacancy, Piedmont is still
weell above the national cccupancy average of 85.5%.

The challenges in the current economy have focused our
attention on our operational strengths. We consider these
the core building blocks of our business:

1. MANAGING THE BALANCE SHEET

Our legacy of low leverage served us well in the economic
enviromment of zecl, The companies most vulnerable to
financial distress were those that had high levels of del
coming due for repayment but insufficient cash with which
1o repay the loans,

Because of our pre b approach 1o debt, Fiedmont did

not fall victim to these same vulnerabilities. However, this
econamic climate underscored the peed for us to carefully
manage potential additional debt, our current debt maturity
schedules, and cash retention strategies o meet necessary
capital expenditures,

While Pledmont still expects 1o selectively pursue exceptional
buying opportunities, we will not chase short-term profits by
taking on a risky level of debt,

2. OFERATIONAL MANAGEMENT

Perhaps our greatest challenge in today’s environment is
anticipating lease expirations and renewing tenants as early
as possible. Tenant retention is more critical than ever in
establishing a predictable long-term cash flow,

In zoo8, we were proud to complete a number of noteworthy
new leases and lease renewals. These transactions illustrate
the success we've had with maimaining our revenue stream
anl keeping the portfolio leased 1o high-quality tenants.

Source: jorses Lang LaSalle North Anserica Offsce Beport Oy 2008
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KEY LEASES
—
Grant Thomton [Tk ] First Data

Atlania, Georgia)

When a large tenant vacales a
property, it usually causes some
disruption 1w the propery's

0 t the amn
n at the end However, in the case of

oW
firm Grant T} B Clenridge Highlands 11 in Atlanta,

Fiedmont averted a mch more

v by successtully

significant vaca

In the h

marketing the property well ahead

80 Broad building serves as Grant Thomto: N
A of the former tenant’s cheparture
N on, and tha firm will ! in December 2008, As a resull,
Prsdmont secured a lease with
First Data Corporation, a global

technelogy leader in inf

COMTINIErOE,

ry temant o occupy 153,375 5
This deal was selected as Alareta Business Chronicle's “Best in
Atlanta Real Esta
zoof. The publi
sunshine in the g

Aweards” winmer in the Office Category for
“the i

s o @ nq.--.-.':ln'..lr!.' [Cx1]

touted the lease

Travelers Insurance and Centinental AG (Troy, Michigan)

The Detrait market has had s

share of difficulties. Howey

in a tough market, there are success

storbes, Last yeq sdmont signed
The Travelers Indemnity Company
o a 45, 000-square-foot, fiveyear
lease at 1441 West Long Lake
Road in Troy, Michigan. Likewise,
Contimental AG, a global tire, aute

maotive systems, and technical products company, renewecd

its bease at 4635 Investment Drive, also in Troy, Michigan,

extending the lease for the entire propertly (77,000 square feet)

for five additional years,

The Shaw Growp (Housion, Texas)
Piedimvont prides itself on

| working with tenamts to meet

their expansion needs. In 2008,
The Shaw Groap, an established
Fiedmont tenant, signed a 1o-year
lease 1o add 106,500 square feer
10 fts existing 206,000 5g
space in the Enclave Office Park,

locatedd in West Houston's |.:|||-|1_'.'.'

oot

Corridor. The Shaw Group, a FORTUNE sco engineering and
construction finm, now occupies the entire building a

1430 Enclave Parkway until December zo18.



GEOGRAPHIC DIVERSIFICATION

—— e R

3 EXPENSE MANAGEMENT

Managing our cost structure and expenses is an important
part of our coanmitment of good stewardship 1o our tenants
and our stockhobders, Cur 17% improvement, year over year,
in income from continuing operations in 2008 reflects this
commitment, Piedmont pays close attention to methods 1o
further reduce operating expenses in several key areas:

* Energy Cost Management — Through the coordinated use
of building engineers and utility consultants, Pisdmont
maintains an ongoing program of evaluating gas and
electric expenses at all properties and locking in optimal
mulii-year wility rates where possible,

* Real Estate Taxes = Piedmont aggressively monitors
valuations through a nationwide tax consultant and
seeks 1o reduce propenty taxes wherever possible, both
by appealing past tax assessments and seeking to reduce
Tuture tax obligations, Our efforts resulted in savings
totaling several million dollars in 2008 to the portfolio
and its tenants.

+ Systems Maintenance and Upgrades — Key building

operating systems, such as HVAC units, are routinely
maintained o ensure efficient energy usage and safe
operation, Pledmoni participates with its primary insurance
carriers in annual inspections of its buildings and systems
to ensure that best-inclass practices and policies are
utilized.

+ Third-Party Servicers — Piedmont incorporates both a

naticnwide and local network of providers for services
such as landscaping, cleaning. and security. Incorporating
regular temant satisfaction surveys, this organized service
management process ensures that we receive the Jowest
pricing without sacrificing service.

+ Corporate Treasury — Sophisticated cash management

technigques are utilized to sweep cash, consolidate
investments, and verify cash disbursements that maximize
interest inceme and authenticate expenditures, A tiered
approval process is closely maintained 1o substantiate costs
and minimize nonrecoverable spending,



GREEN STRATEGY AND INITIATIVES

ied mont continees 1o actively pursue Leadership in Energy

miers, were focused on keeping

as possible, while still providing

el of service that they expect. The

AR progr d.“ great way for us 10 help tenants
liky costs down.

fl some important recognition last year that

well we're doing 1o improve aperations at the

el. Nineteen percent of our office buildings have

received either LEED certifications or ENERGY STAR ratings
in 2008 and early 2009. Amoeng the awards for good propeny
stewardship are:

= Las Colinas Corporate Center 1 & 11, which received the
2008 North Texas Corporate Recycling Association’s
“Green” Award,

» Sarasota Commerce Center 11, which was one of six
properties to win The Office Buil
fram the Building Owners and Managers Association
{BOMA) of Greater Tampa Bay, Award winners were

acknowledged for their community impact, tenant
relations, finish, and guality. The property will now
compete for honors at the regional level,

Las Colinas Corporate Center 11
received the BOMA Earth Award in 2008

DTHER NOTABLE ACHIEVEMENTS

New Line of Credit

Piedmont obained a s250 million unsecured term loan from
a syndicate of 12 leading banks, led by |.P. Morgan Securities
Ine. and Banc of America Securities LLC. The loan allows
Fiedmont to have financing in place for potential future
property scoquisitions and provides fexibility in managing
and shaping Piedmont's capital structure and portfolio.

In a time of significant tightening in the credit market,

this unsecured loan spoke to the financial strength of our
company.

ENERGY STAR CERTIFICATION RECEIVED

Property

150 West Jetferson
Crescent Ridge i
US Bancom

Las Colinas Corporate Center |
Las Colinas Corporate Canter i

1430 Enclave Parkwary

Copper Ridge Center
1901 Main Straat
Two Perce Place

Aventis {aka 200 Bridgewater)

400 Bridgewater
1055 East Colorado Bivd,
2300 Cabot Drive
Fairway Center i

City

Detroit, Mich,
Minnetonka, Minn.
Mnnaapolks, Minn.
Inving. Texas
Inving, Tamas.
Houston, Texas
Parsippany, h.J.
Lyndhurst, NLJ.
Itasca, W,
Bridigewater, N.J.
Bricigewater, M.J.
Pasacena, Caiif.
Lisle, ll.

Brea, Calf.

Affirmation of Investment-grade Katings

As of February 2009, Pisdmont bas again received
investment-grade ratings from both Standard & Poor’s and
Muoady's. These affirmations are in part due & Picdmont’s
low level of leverage, diverse portfolio of properties, quality

tenant base, and prud

wt management philosophy.



Like most businesses, we continue to be
concemed about the weak economy and market
downiturm. As always, our top priority is to be good
stewards of our stockholders’ investments.

W must maximize and preserve valoe as much as

possibl

Even in the midst of a challenging market, we remain
committed to providing you with a liquidity evem

when the market bas improved enough for this o
be a reasonable consideration. In the meantime, the
Piechmaont Board is focused on preserving and enhancing

stockholder value as we evaluate liquidity options.

We will purswe highly selective buying opportunities,
Being a B il"\.'l“l-l“[' REIT is i competitive .|tt'\.':|||lug|-
for us. It gives us the flexibility to strategically act on
buying opportunities that are highly advantageous for

weever, wie will only
make new investment decisions that are worthy of our
precious capital, As a result, we will be

the portfolio. [n this envirenment,

ighly selective

in making epportunistic buying dec ns that will

bencfit Piedmont’s stockhalders long-term,

Ten

i retention will be key.

In today’s market, tenant retention is essential. To
greater enhance long
of a large portien of Pledmant's leases rolling aver
in zo11 and 2012, we are actively working now to
EJH'N‘.'I.'L'I' |"I1l r'.'|]

m value and in anticipation

setled 1o fund the concessions

and improvements that will maintain occupancy at
above industry averages and keep quality tenams in our
basibdings. We hepe to continue inte 2009 with the tremd

of successes we saw last year with lease renewals and

X LErsons,

IF history is any indicator, prosperity and growth

will return

ain. In the meantime, we're utlhvring

to our bong-standing philosophies that have served

us comsistently through the vears. We believe tha
our principles of investing in a diversified portfolio
of quality properties in select markets, seeking
creditworthy tenants, and maintaining a low debi

scture have peasit omed ws tooweather these uncertain

s and retain the highest long-term value possible,

Thank you, as always, for your support of Piedmont,




[See Registrant’s 2008 Annual Report on Form 10-K, filed on March 13,2009]



PIEDMONT BOARD
OF DIRECTORS

Standcing from lefl: Jediney L.
Swope; Wiliam H, Keogler, Jr.;
Waslery E. Cantrelt: Donald 5.
Moss: Donald A Milles, CFA,
Director and Ghied Executive
Officer. Saated from el
Frank C. McDowell; W. Wayne
Woody, Chairman of the Board;
and Michasl R, Buchanan

OTHER PIEDMONT MANAGEMENT AND
EXECUTIVE OFFICERS

From left: Raymond L. Owens, Executive Vica President. Capital
Markets: Robert E. Boweers, Chied Financaal Offices; Lawra P Moon,
Senior Vice President and Chiel Accounting Cificer; Caroll A, ["Bo%)
Raddc, W, Executhve WVice: President, Real Estale Operations; and
Donakd A. Miter, CFA, Chiad Exacutive Officer.

e PIEDANST ANGRLL EFT

WER SITE ACCESS TD ULS. SECURITIES AND EXCHANGE
COMMISSION FILINGS
All reports filed electronically by Piedmont with the US, Securities

and Exchange Commission, including the Annual Report on

Form 10K, quanerly reports on Forms 1040, the Annual Prosxy,

aned eurrem riports on F £ - 1 st fe the
dmctresl. oo or al

WL SOT T,

INVESTOR SERVICES SPECIALISTS
Investors who wish to change the name, address, or ownership
of shares; 1o SN up For electronic comamunications; or who

have questions may contact an [nvestor Se

ces Specialist at

Boo-gs7-qb 3 Froaq 38198 (fax); or via @l iveston. servoesrn

piedmontneile

Invastor Services Hours
Monday through Thursday from 815 a.m. until 630 pom. (ET);
ET).

Friday from 8:15 am. until 5:30 §
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