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PART I FINANCIAL INFORMATION
ITEM 1. Financial Statements
TRAMMELL CROW COMPANY AND SUBSIDIARIES
CONDENSED CONSOLIDATED BALANCE SHEETS
(in thousands, except share and per share data)
March 31, December 31,
2004 2003
(Unaudited) (Note 1)
ASSETS
Current assets
Cash and cash equivalents $ 67,537 $ 105,616
Restricted cash 7,351 7,647
Accounts receivable, net of allowance for doubtful accounts of $3,162 in 2004 and $3,886 in 2003 93,559 97,479
Receivables from affiliates 2,936 1,593
Notes and other receivables 8,087 9,919
Deferred income taxes 3,760 3,754
Real estate under development 56,998 49,208
Real estate and other assets held for sale 24,203 35,584
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Other current assets 20,576 21,764
Total current assets 285,007 332,564
Furniture and equipment, net 20,465 21,305
Deferred income taxes 19,754 19,898
Real estate under development 7,748 6,345
Real estate held for investment 83,037 77,334
Investments in unconsolidated subsidiaries 65,656 65,025
Goodwill, net 74,345 74,346
Receivables from affiliates 17,722 14,485
Other assets 18,881 18,824

$ 592,615 $ 630,126

LIABILITIES AND STOCKHOLDERS EQUITY
Current liabilities
Accounts payable $ 18,070 $ 16,183
Accrued expenses 83,885 116,074
Payables to affiliates 44 104
Income taxes payable 1,354 7,468
Current portion of long-term debt 895 1,081
Current portion of capital lease obligations 653 1,297
Current portion of notes payable on real estate 65,911 68,192
Liabilities related to real estate and other assets held for sale 15,062 24,737
Other current liabilities 8,612 9,869
Total current liabilities 194,486 245,005
Long-term debt, less current portion 12 10,014
Capital lease obligations, less current portion 666 714
Notes payable on real estate, less current portion 21,353 11,409
Other liabilities 7,574 6,459
Total liabilities 224,091 273,601
Minority interest 36,033 28,896
Stockholders equity
Preferred stock; $0.01 par value; 30,000,000 shares authorized; none issued or outstanding
Common stock; $0.01 par value; 100,000,000 shares authorized; 37,783,595 shares issued and 37,051,067
shares outstanding in 2004 and 37,783,595 shares issued and 36,862,242 shares outstanding in 2003 377 377
Paid-in capital 192,411 192,336
Retained earnings 153,453 151,560
Accumulated other comprehensive income 1,305 1,106
Less:Treasury stock (6,653 ) (8,363 )
Unearned stock compensation, net (8,402 ) (9,387 )

Total stockholders equity 332,491 327,629

$ 592,615 $ 630,126
See accompanying notes.
3
TRAMMELL CROW COMPANY AND SUBSIDIARIES
CONDENSED CONSOLIDATED STATEMENTS OF INCOME
(in thousands, except share and per share data)
(Unaudited)

[For the Three Months

[Ended March 31,

2004 2003
REVENUES
User Services:
[Facilities management 5 50,756 5 [51.463
ICorporate advisory services 22,534 22,672
IProject management services 17,962 14,447

91,252 88,582
Investor Services:
[Property management 34,562 37,423
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IBrokerage 22,149 17,494

IConstruction management 1,718 2,040
58,429 156,957

[Development and construction 8,329 9,825
158,010 155,364

Gain on disposition of real estate 168 4,768

Other 887 654
159,365 160,786

ICOSTS AND EXPENSES

Salaries, wages and benefits 116,152 109,647

ICommissions 20,022 17,351

General and administrative 26,421 25,670

IDepreciation and amortization 3,231 4,169

Interest 904 2,278
166,730 159,115

Income (loss) from continuing operations before income taxes, minority interest and income from

investments in unconsolidated subsidiaries (7,365 1,671

Income tax (expense) benefit 3,091 (728

Minority interest, net of income tax (expense) benefit of $25 and $(169) in 2004 and 2003, respectively (35 220

Income from investments in unconsolidated subsidiaries, net of income tax expense of $4,316 and $40 in

2004 and 2003, respectively 5,970 52

Income from continuing operations 1,661 1,215

[Income (loss) from discontinued operations, net of income tax (expense) benefit of $(317) and $54 in 2004

and 2003, respectively 438 (71

Net income s b.og9 s [1,144

Income per share from continuing operations:

Basic $ 0.05 $ 0.03

IDiluted $ 0.05 $ 0.03

Income (loss) per share from discontinued operations, net of income taxes:

IBasic S 0.01 S

Diluted $ 0.01 $

INet income per share:

Basic $ ).06 $ ).03

IDiluted $ 0.06 $ 0.03

IWeighted average common shares outstanding:

[Basic 35,498,197 36,125,964

Diluted 37,390,140 36,799,238

See accompanying notes.

4

TRAMMELL CROW COMPANY AND SUBSIDIARIES

CONDENSED CONSOLIDATED STATEMENTS OF STOCKHOLDERS EQUITY

Three Months ended March 31, 2004 (Unaudited) and Year ended December 31, 2003 (Note 1)
(in thousands, except share data)

Accumulated
Common Other Unearned

Common Shares Stock Par Paid-In Retained Comprehensive Treasury Stock

Issued Treasury Value Capital Earnings Income (Loss) Stock Compensation Total
Balance at January 1, 2003 36,227,820 48,647 $362 $ 178,977 $ 130,874 $ 589 ) $ @464 ) $ (806 ) $ 308,354
Net income 21,040 21,040
Issuance of restricted stock 1,413,000 (223,500 ) 14 12,269 2,028 (14,311 )
Forfeiture of restricted stock 237,570 (26 ) (1,996 ) 1,807 (215 )
Amortization of unearned stock
compensation 3,923 3,923
Issuance of common stock 142,775 (275,764 ) 1 1,116 (354 ) 2,504 3,267
Stock repurchase 1,134,400 (10,435 ) (10,435 )

1,358 1,358

Trammell Crow Company(Exact name of registrant as specified in its charter) 4
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Foreign currency translation
adjustment, net of tax
Change in fair value of interest

rate swap agreement, net of tax 337 337
Balance at December 31, 2003 37,783,595 921,353 377 192,336 151,560 1,106 (8,363 ) (9,387 ) 327,629
Net income 2,099 2,099
Issuance of restricted stock (15,000 ) 75 136 (211 )

Forfeiture of restricted stock 798 (12 ) (12
Amortization of unearned stock

compensation 1,196 1,196
Issuance of common stock (174,623 ) (206 ) 1,586 1,380
Foreign currency translation

adjustment, net of tax 199 199
Balance at March 31, 2004 37,783,595 732,528 $377 $ 192411 $ 153,453 $ 1,305 $ (6,653) $ (8402) $ 332491

See accompanying notes.
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TRAMMELL CROW COMPANY AND SUBSIDIARIES
CONDENSED CONSOLIDATED STATEMENTS OF CASH FLOWS
(in thousands)

(Unaudited)

[For the

Three Months

I[Ended March 31,

2004 2003
[Operating activities
Cash flows from earnings:
Net income s p.099 5 [i.144
Reconciliation of net income to net cash provided by (used in) earnings:
IDepreciation and amortization 3,257 4,221
[Amortization of employment contracts and unearned stock compensation 1,491 929
JAmortization of contract intangibles 525 513
[Bad debt expense (recovery) (320 483
IProvision for losses and writedowns for impairment on real estate 31 2,697
Gain on disposition of real estate held for investment (556
IMinority interest 60 (389 )
Deferred income tax provision (benefit) (10 8
Income from investments in unconsolidated subsidiaries (10,286 (92 )
INet cash provided by (used in) earnings (3,709 0,514
IChanges in operating assets and liabilities:
Restricted cash 296 42
|Accounts receivable 4,240 22,384
Receivables from affiliates (4,580 (566 )
INotes receivable and other assets 1,809 (1,473 )
Real estate held for sale and under development (12,130 2,078
INotes payable on real estate held for sale and under development 6,670 172
[Accounts payable and accrued expenses (30,736 (28,613 )
[Payables to affiliates (60
Income taxes payable (6,114 (3,900 )
Other liabilities (138 (737 )
INet cash flows from changes in working capital (40,743 (10,613 )
INet cash used in operating activities (44,452 (1,099 )

Trammell Crow Company(Exact name of registrant as specified in its charter) 5
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Investing activities

[Expenditures for furniture and equipment (1,387 (887
[Additions to real estate held for investment (1,902 (83
INet proceeds from disposition of real estate held for investment 11,335

Investments in unconsolidated subsidiaries (575 (587
IDistributions from unconsolidated subsidiaries 10,670 4,308
INet cash provided by investing activities 18,141 2,751

[Financing activities

Principal payments on long-term debt and capital lease obligations (46,109 (10,047
IProceeds from long-term debt 34,929 5,000
Contributions from minority interest 7,144 51
IDistributions to minority interest (67 (5,596
[Proceeds from notes payable on real estate held for investment 584

[IPayments on notes payable on real estate held for investment (9,629 (229
Proceeds from exercise of stock options 140

IProceeds from issuance of common stock 1,240 1,092
INet cash used in financing activities (11,768 ) (9,729
INet decrease in cash and cash equivalents (38,079 (8,077
Cash and cash equivalents, beginning of period 105,616 78,005
Cash and cash equivalents, end of period $ |67,537 $ |69,928

See accompanying notes.
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TRAMMELL CROW COMPANY AND SUBSIDIARIES
CONDENSED CONSOLIDATED STATEMENTS OF COMPREHENSIVE INCOME
(in thousands)

(Unaudited)

[For the

Three Months

[Ended March 31,

2004 2003
Net income 5 Po099| s |i144
Other comprehensive income:
[Foreign currency translation adjustments, net of tax expense of $148 in 2004 and
$39 in 2003 199 74
Change in fair value of interest rate swap agreement, net of tax expense of
$229 in 2003 337
(Comprehensive income $ |2,298 $ |1,555

See accompanying notes.
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TRAMMELL CROW COMPANY AND SUBSIDIARIES

NOTES TO CONDENSED CONSOLIDATED FINANCIAL STATEMENTS
March 31, 2004

(in thousands, except share and per share data)

(Unaudited)

1. General

The condensed consolidated interim financial statements of Trammell Crow Company and subsidiaries (the Company ) included herein have
been prepared in accordance with the requirements for interim financial statements and do not include all disclosures required under accounting
principles generally accepted in the United States ( GAAP ) for complete financial statements. These financial statements should be read in
conjunction with the consolidated financial statements included in the Company s Annual Report on Form 10-K for the year ended December 31,
2003. In the opinion of management, all adjustments and eliminations, consisting only of recurring adjustments, necessary for a fair presentation
of the financial statements for the interim periods have been made. Interim results of operations are not necessarily indicative of the results to be
expected for the full year.

The Company has experienced and expects to continue to experience quarterly variations in revenues and net income as a result of several
factors. The Company s quarterly revenues tend to increase throughout the year, particularly in the last quarter of the year, because its clients
have demonstrated a tendency to close transactions toward the end of the year. The timing and introduction of new contracts, the disposition of
investments in real estate assets and other factors may also cause quarterly fluctuations in the Company s results of operations.

Reclassifications

In accordance with Financial Accounting Standard Board ( FASB ) Statement of Financial Accounting Standards No. 144, Accounting for the
Impairment or Disposal of Long-Lived Assets ( FAS 144 ), certain assets and liabilities at December 31, 2003, and certain revenues and expenses
for the three months ended March 31, 2003, have been reclassified to conform to the presentation at and for the three months ended March 31,
2004 (see Notes 7 and 9). As a result, certain balances differ from the amounts reported in previously filed documents.

Use of Estimates

Trammell Crow Company(Exact name of registrant as specified in its charter) 7
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The preparation of the financial statements in accordance with GAAP requires management to make estimates and assumptions that affect the
amounts reported in the financial statements and accompanying notes. Actual results could differ from those estimates.

Consolidation

As of March 31, 2004, the Company completed the adoption of FASB Interpretation No. 46 (revised December 2003), Consolidation of

Variable Interest Entities ( FIN 46R ), which did not require the Company to change its previous accounting method for any of its subsidiaries.
The Company determines whether an entity is a variable interest entity (  VIE ) and, if so, whether it should be consolidated by utilizing judgments
and estimates that are inherently subjective. If the Company made different judgments or utilized different estimates in these evaluations, it

could result in differing conclusions as to whether or not an entity is a VIE and whether or not to consolidate such entity.

Trammell Crow Company(Exact name of registrant as specified in its charter) 8
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TRAMMELL CROW COMPANY AND SUBSIDIARIES

NOTES TO CONDENSED CONSOLIDATED FINANCIAL STATEMENTS (Continued)
March 31, 2004

(in thousands, except share and per share data)

(Unaudited)

1. General (Continued)

The accompanying consolidated financial statements include the accounts of the Company, its wholly-owned subsidiaries, and other subsidiaries
that are not considered VIEs and over which the Company has control. In addition, the Company consolidates any VIEs of which it is the
primary beneficiary in accordance with FIN 46R (see Note 3). Intercompany accounts and transactions have been eliminated. The Company s
investments in subsidiaries (including VIEs of which the Company is not the primary beneficiary) in which it has the ability to exercise
significant influence over operating and financial policies, but does not control (including subsidiaries where the Company has less than 20%
ownership), are accounted for on the equity method. The Company eliminates transactions with such equity method subsidiaries to the extent of
its ownership in such subsidiaries. Accordingly, the Company s share of the earnings or losses of these equity basis subsidiaries is included in
consolidated net income. Investments in other subsidiaries are carried at cost. The Company s unconsolidated subsidiaries primarily own or
invest in real estate development projects.

In May 2003, the Company entered into a purchase agreement with an independent third party ( seller entity ) to acquire parcels of undeveloped
land for a purchase price of $19,500. In conjunction with the agreement, the Company has deposited $750 in escrow which is non-refundable in
the event the Company decides not to purchase the land. This non-refundable deposit is considered to be a variable interest in the seller entity,
which may be a VIE. However, based upon its evaluation, the Company is not the primary beneficiary of the seller entity, and therefore has not
consolidated the seller entity that owns the property under contract. As or March 31, 2004, the Company s total exposure to loss as a result of its
involvement with this VIE is limited to its deposit of $750.

The Company is part of a co-lender group with an independent third party that has issued a mezzanine loan to the owner of two office buildings.
In April 2000, the Company provided its $567 share of the total $5,667 mezzanine loan. At that time, another independent third party lender
provided the primary financing of $19,100 to the owner. The Company also provides building management and leasing services for the
properties under a long-term contract at market rates for such services. The mezzanine loan arrangement is considered to be a variable interest in
the entity that owns the properties, which the Company believes is a VIE. However, based upon its evaluation, the Company is not the primary
beneficiary of the entity. Therefore, the Company has not consolidated the entity that owns the office properties for which it has provided
financing. The Company s total outstanding loan balance exposed to loss as a result of its involvement with this VIE is $567 as of March 31,
2004. Also, see Note 3 for discussion on an equity investment in a VIE.

Income Taxes

The Company accounts for income taxes using the liability method. Deferred income taxes result from temporary differences between the
carrying amounts of assets and liabilities for financial reporting purposes and the amounts used for federal income tax purposes, and are
measured using the enacted tax rates and laws that will be in effect when the differences reverse.

9
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TRAMMELL CROW COMPANY AND SUBSIDIARIES

NOTES TO CONDENSED CONSOLIDATED FINANCIAL STATEMENTS (Continued)
March 31, 2004

(in thousands, except share and per share data)

(Unaudited)

1. General (Continued)
Earnings Per Share

The weighted-average common shares outstanding used to calculate diluted earnings per share for the three months ended March 31, 2004 and
2003, include 1,891,943 and 673,274 shares, respectively, to reflect the dilutive effect of unvested restricted stock and options to purchase shares
of common stock.

Stock-Based Compensation

The Company has elected to use the intrinsic method under Accounting Principles Board Opinion No. 25, Accounting for Stock Issued to
Employees ( APB 25 ), to account for its stock-based compensation arrangements. Compensation expense for stock options is recognized to the
extent the market price of the underlying stock on the date of grant exceeds the exercise price of the option. The Company recognizes
compensation expense related to restricted stock awards over the vesting period of the underlying award in an amount equal to the fair market
value of the Company s stock on the date of grant.

Pro forma information regarding net income (loss) and net income (loss) per share, shown in the table below, has been determined as if the
Company had applied the fair value recognition provisions of Statement of Financial Accounting Standards No. 123, Accounting for
Stock-Based Compensation.

[Three Months

[Ended

March 31,

2004 2003
INet income, as reported $ |2,099 $ |1,144
[Add: Stock-based employee compensation expense included in net income, net of related tax effects 694 279
IDeduct: Stock-based employee compensation expense determined under fair value based method for all
awards, net of related tax effects 1,206 1,462
Pro forma net income (loss) $ |1 ,587 $ |(39
INet income (loss) per share:
Basic as reported $  [0.06 $ 10.03
Basic pro forma $  [0.04 $
INet income (loss) per share:
Diluted as reported 5 0.06 5 j0.03
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