SL GREEN

REALTY CORP

SL Green Realty Corp. Reports Fourth Quarter FFO Of $0.95 Per Share And Full Year FFO Of
$3.77 Per Share

Fourth Quarter and Full Year Highlights

. Increased full year FFO to $3.77 per fully diluted share, an increase of 8.3% from prior year
. Increased fourth quarter FFO to $0.95 per fully diluted share, a 6.7% increase over the same quarter in 2003
. Increased quarterly dividend by 8% to $0.54 per fully diluted share
. Completed acquisition of 625 Madison Avenue for $231.5 million, or $415 per square foot
. Completed two sales during the fourth quarter:
v 1466 Broadway for $160 million, or $535 per square foot
o 17 Battery Place North for $70 million, or $167 per square foot
. Realized gain on disposition of properties during the year of $2.73 per fully diluted share, including $2.14
per fully diluted share during the fourth quarter
. Finished the year at 96.5% occupancy, excluding the recently acquired 625 Madison Avenue
. Signed 293 office leases totaling 1.8 million square feet during 2004, including 73 office leases totaling
719,292 square feet during the fourth quarter
. Recognized same store GAAP NOI growth of 2.7% for the year, including growth of 6.1% during the fourth
quarter
. Committed to invest an additional $22.0 million in Gramercy Capital Corp. (NYSE: GKK) during the fourth
gquarter

Summary

New York, NY, January 24, 2005 - SL Green Realty Corp. (NYSE: SLG) today reported funds from operations available to
common shareholders ("FFO") of $0.95 per fully diluted share for the fourth quarter ended December 31, 2004, a 6.7%
increase over the same quarter in 2003. The Company also reported FFO of $3.77 per fully diluted share for the year ended
December 31, 2004, an 8.3% increase from the prior year, which was $3.48 per fully diluted share.

Net income available to common shareholders was $111.5 million for the fourth quarter and $193.2 million for the year ended
December 31, 2004, an increase of $89.8 million and $102.8 million from the respective periods in 2003. Net income available
to common shareholders also increased $91.2 million from the third quarter of 2004, primarily due to gains recognized on the
sale of 1466 Broadway and 17 Battery Place North.
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Commenting on the Company's performance and outlook for 2005, Marc Holliday, President and Chief Executive Officer, said,
"We have assembled a very high quality portfolio in New York City, the results of which are reflected in the Company's
earnings. We have positioned ourselves for another year of industry-leading growth through the $780 million of new
acquisitions made during 2004, $379 million of new structured finance investments, including the Company's investment in
Gramercy, and through internal growth generated from our same store portfolio. We will continue to execute on our strategy of
recycling capital to fund our growth and upgrade our portfolio."

Operating and Leasing Activity
Revenues and EBITDA of $349.0 million and $211.7 million increased $62.6 million (or 22%) and $55.8 million (or 36%),

respectively, from the prior year, largely due to new acquisitions and structured finance investments made during 2003 and
2004. Same-store GAAP NOI increased 2.7% to $107.6 million during 2004, and increased 6.1% to $29.5 million during the



fourth quarter. Average starting office rents of $32.11 per rentable square foot for the fourth quarter represented a 5.3%
increase over the previously fully escalated rents, and contributed to a 2.2% average increase for the year. 1.9 million square
feet, net of dispositions, were added to the portfolio during 2004, increasing total square feet under ownership and
management from 15.1 million to 17.0 million square feet. Occupancy for the portfolio increased 70 basis points from 95.8% to
96.5%, when excluding the recently acquired 625 Madison Avenue. During 2004, the Company signed 293 office leases
totaling 1.8 million square feet, versus 256 office leases and 1.6 million square feet in 2003.

Significant leasing activities during the fourth quarter included:

. 73 office leases totaling 719,000 square feet signed, representing an increase in the average size lease when compared
to 91 office leases totaling 522,000 square feet signed during the third quarter.

. Included in the 73 office leases were 22 office lease renewals totaling 432,000 square feet, representing the fourth
quarter of consecutive growth in the number of office lease renewals.

. 10 retail leases totaling 54,000 square feet signed, bringing the total number of retail leases signed during 2004 to 22
leases totaling 139,000 square feet.

. Renewal and expansion of the Visiting Nurse Service of New York for approximately 300,000 square feet at 1250
Broadway.

. Renewal with Interep National Radio for approximately 59,000 square feet at 100 Park Avenue.

Other significant leasing activities during the year included:

. Renewal and expansion of Viacom International, Inc. for approximately 137,000 square feet at 1515 Broadway.
. New lease with B&H Foto and Electronics Corp. for approximately 92,000 square feet at 440 Ninth Avenue.

. New lease with Commerce Bank, NA for approximately 60,000 square feet at 317 Madison Avenue.

. New lease with New Plan Excel Realty Trust for approximately 54,000 square feet at 420 Lexington Avenue.

. Renewal with CHF Industries, Inc. for approximately 53,000 square feet at One Park Avenue.

. New lease with AEG Live NY, LLC for approximately 43,000 square feet at 1515 Broadway.

Real Estate Investment Activity

The Company completed three acquisitions totaling $778.5 million and three dispositions totaling $468.9 million during 2004.
Gains generated from these dispositions totaled approximately $112.4 million, net of minority interests. Sales proceeds were
applied towards the acquisition of 750 Third Avenue, 485 Lexington Avenue and leasehold interests in 625 Madison Avenue;
and were used to pay down corporate debt obligations throughout the year. Major real estate investment transactions
completed during the fourth quarter included:

. Acquisition of the leasehold interest in 625 Madison Avenue for $231.5 million, or approximately $415 per square foot.
The property is approximately 558,000 square feet and contains nearly 53,000 square feet of prime retail space.

. Sale of 1466 Broadway for $160.0 million, or approximately $535 per square foot. Proceeds from the sale were used to
pay down corporate debt obligations and to fund the acquisition of 750 Third Avenue. The Company recognized a gain
on sale of approximately $73.2 million, substantially all of which was deferred through a reverse-1031 exchange with 750
Third Avenue.

. Sale of 17 Battery Place North for $70.0 million, or approximately $167 per square foot. Proceeds from the sale were
used to pay down corporate debt obligations and to fund the acquisition of 750 Third Avenue. The Company recognized
a gain on sale of approximately $22.5 million, substantially all of which was deferred through a reverse-1031 exchange
with 750 Third Avenue.

Structured Finance Activity

Structured finance investments totaled $350.0 million for the year ended December 31, 2004. This is a $131.0 million increase
from December 31, 2003, representing the net of originations and accretion totaling $309.6 million, and redemptions totaling
$178.6 million. The yield at December 31, 2004 was 10.25%. Structured finance transactions completed during the fourth
quarter included:

. Investments in two separate structured finance investments for approximately $32.0 million secured by two office
buildings located in New York City. The loans each mature in 59 months and bear interest at a blended fixed yield of
10.34% at December 31, 2004.

Investment In Gramercy Capital Corp.

The Company's investment in Gramercy Capital Corp. increased from $47.0 million to $69.0 million. This includes an additional
investment of approximately $22 million committed to by the Company during the fourth quarter, which settled on January 3,
2005. Net fees earned from the management, outsourcing and servicing agreements between the Company and Gramercy



Capital Corp. totaled $679,000 for the year and $104,000 for the fourth quarter ended December 31, 2004.
Financing and Capital Activity

During 2004, the Company raised more than $1.2 billion of capital through private and public debt and equity markets: $235.0
million through the issuance of preferred and common stock, $635.5 million through an increase in secured and unsecured
debt, $107.7 million through joint venture equity and $256.4 million through net sales proceeds. The Company increased
capacity of corporate debt obligations by $125 million to $425 million, and lowered the overall cost of borrowing by 25 to 35
basis points from the prior year. The Company decreased floating rate debt from 31% to 24% of total combined debt through
refinancings and further reduced floating interest rate exposure by entering into step-swap agreements throughout the year.
The weighted average interest rate at December 31, 2004 was approximately 5.52%. Additionally, the Company extended
maturities of certain corporate debt obligations. As of December 31, 2004, the Company had $329 million of available capacity
and a debt-to-market capitalization of 37.3% on a combined basis, representing a decrease from 47.9% at prior year-end.

Dividends

During the fourth quarter, the Company increased dividends on common shares from $2.00 to $2.16 per fully diluted share,
representing an 8% increase on an annualized basis. Based on today's closing price of $55.16 per share, the annualized
dividend yield for a common share is 3.9%. Dividends declared during the fourth quarter were:

. $0.54 per common share, an increase of $0.04 per common share. Dividends were paid on January 14, 2005 to
shareholders of record on the close of business on December 31, 2004.

. $0.4766 and $0.4922 per fully diluted share on the Company's Series C and D Preferred Stock, respectively, for the
period October 15, 2004 through and including January 14, 2005. Dividends were paid on January 14, 2005 to
shareholders of record on the close of business on December 31, 2004. Distributions reflect regular quarterly
distributions, which are the equivalent of an annualized distribution of $1.90625 and $1.96875, respectively.

Commenting on the Company's capital markets activity, Gregory Hughes, Chief Financial Officer, said, "Our focus continues to
be maintaining a strong balance sheet and reducing our cost of capital. We raised $1.2 billion this year from multiple sources,
and are continually seeking new and more efficient capital sources. We continue to benefit from internally generated cash flow
which is our cheapest source of capital.”

Conference Call and Audio Webcast

The Company's executive management team, led by Marc Holliday, will host a conference call and audio webcast on Tuesday,
January 25, 2005 at 2:00 p.m. EST to discuss fourth quarter and full year financial results. The conference call may be
accessed by dialing (800) 810-0924 Domestic or (913) 981-4900 International. No pass code is required. The live conference
will be simultaneously broadcast in a listen-only mode on the Company's website at www.slgreen.com. A replay of the call will be
available through January 31, 2005 by dialing (888) 203-1112 Domestic or (719) 457-0820 International, using pass code
370468.

Supplemental Information

The Supplemental Package outlining fourth quarter and full year 2004 financial results will be available prior to the quarterly
conference call on the Company's website.

Company Profile

SL Green Realty Corp. is a self-administered and self-managed real estate investment trust, or REIT, that predominantly
acquires, owns, repositions and manages a portfolio of Manhattan office properties. As of December 31, 2004, the Company
owns 28 properties totaling 17.0 million square feet. The Company is the only publicly held REIT that specializes exclusively in
this niche.

To be added to the Company's distribution list or to obtain the latest news releases and other Company information, please
visit our website at www.slgreen.com or contact Investor Relations at 212-216-1601.

Disclaimers
Non-GAAP Financial Measures

During the quarterly conference call, the Company may discuss non-GAAP financial measures as defined by SEC Regulation
G. In addition, the Company has used non-GAAP financial measures in this press release. A reconciliation of each non-GAAP
financial measure and the comparable GAAP financial measure (net income) can be found on pages 7 and 9 of this release


http://www.slgreen.com/
http://www.slgreen.com/

and in the Company's Supplemental Package.
Forward-looking Information

This press release contains forward-looking information based upon the Company's current best judgment and expectations.
Actual results could vary from those presented herein. The risks and uncertainties associated with forward-looking information
in this release include the strength of the commercial office real estate markets in New York, competitive market conditions,
unanticipated administrative costs, timing of leasing income, general and local economic conditions, interest rates, capital
market conditions, tenant bankruptcies and defaults, the availability and cost of comprehensive insurance, including coverage
for terrorist acts, and other factors, which are beyond the Company's control. We undertake no obligation to publicly update or
revise any of the forward-looking information. For further information, please refer to the Company's filing with the Securities
and Exchange Commission.

5L GREEN REALTY CORP
STATEMENTS OF OPERATIONS UNAUDITED
(Hraunts ;1 $wousmds except per shave daga)

Tlhree Maonths Ended Twrebre Morths Ended
Decamber 51, Dacerber 31,
2004 2005 2004 2005

Reverme:
Fental reverme, net e84 357,536 $244 225 $214 041
Escalations & reimbursemment revernes 15,261 9,599 45,110 39,8245
Prefared equty trvestmert incame 2201 1,155 10,582 4,058
Irreshmert moome £,220 2,708 28292 17,588
Crther moome 5488 3,528 19, 558 10,487

Total revernes 95,491 20,54 348,928 286,419
Equity mnet bss fomm affiliates — — --- (1967
Equity mnet momme fiomunoonsalidated jont werdares 12,021 4.007 44 037 14,891
Expenses:
Operatig expenses 21,183 19,457 5,015 73,7596
Ground rent 4,658 3,766 18,174 13,562
Real astate taxes 13,574 11,149 45 590 40,555
Marketing, zeneral and adwurmstrative 9336 2,043 30,274 17,131

Total expernses EERE] 42,480 151,%3 145,145




Earnings Befire Inietest, Depreciation and Anortiration (EBITDA) 58,331 42.471 211,682 155,949
Interest Expense 17,085 12,653 2,710 45,493
Deprecistion and amortization 15,091 11,108 52,149 42,136
Het momna fiom Cortoming Operations 28,175 18,550 L] 68,320
Income fioen Disocetirnaed Operations, net of minority irterasts 1,154 1,852 5,958 EREE
(Gain on sake of Discontimed Cperations, et of mmortty pterests Q0,199 - Q0,310 21,327
Equity mnet gam on sale of meonsolidated joit wertures - 3,087 22,012 3,087
Minority iterests (1,044) (1,307) (5,893 (4,165
Prefured stock dividends and accistion (4,969) (625) (16,258) 07,712
Het moome availableto conmion sharehalders F111,525 $21,887 £193,172 Fo0,447
Het moome per share [Basic) F275 F0.E0 3433 F2E0
Het moome per sharve (Dihted) $2.84 $0.58 $4.75 $2 .66
Funds From Operations (FFO
FFO par shave (Basic) 029 $0.592 3392 $3.73
FFO per shave (Dihded) $035 $0.83 $3.77 $348
FFO Caleulatyn:
Het meome fioen contionng operations $26,175 $1g8,880 $96, 803 $aE,520
Add:
Depreciabion and amortization 15,091 11,108 52,149 42,136
FFO froan Discortomed Cperations 1,235 3248 9848 15,091
Joirt verdure FFO adpos et A,115 3,680 23,817 15,982
Leass:
Preferzed stock dridend on comvertible prefened sock - - - (6,653
Dividend on perpetual prefared stock (4,389 (625 (18,258 (625
Anortiztion of deferred fmanemg costs and depreciabon of non-real
astate assets (1,083 =] ([3,980) (4,431)
FFO befbee minorty nderasts— BASIC 42,578 35,242 182,377 128720
Add: Comvertible prefaned stock dividends - - - ]
FFO bafbe minorty nderests — DILUTTED 42,572 §35,242 F182377 135473
Basic cwnership irterest
Weighted aretage FEIT conmron shaves for net mooime per shae 40,881 35,957 32,171 32,285
Weighted sretmze parnership wts held by mmorhy mtevests 2.471 2.308 2,302 2,305
Basic weighted aeragze shaves and units otstandms for FFO per shawe 13,132 32,263 41475 34,750
Dihated cramership ntervest
Weaighted average REIT conmnon share and cortomon share
equivalets 42,207 37,458 40,778 33,174
Weighted srermge partmership mats held by mmorty atevests 2,471 2,308 2,302 2,305
Coneron shave equivalents for preferred stock - - - 3,491
Dibated weighted average shaves and wuts cutstanding 44 858 30,784 43,072 38,50
5L GREFEN REALTY CORP
CONDENSED CONSOLIDATED BALANCE SHEETS
(Armmmts i thosands)
December 31, Decerber 31,
2004 2003
Asseils (Unaudited)
Commercial real estate propeties, at cost:
Land and land interests $206,5324 $163,032
Buildings and improvements 1,065,654 249013
Building leasehold and improvements 471,415 317,178
Property under capital lease 12,208 12,208
1,756,104 1,346,431
Less aconranlated depreciation (176,238) (156,768
1,579 266 1,189 AE3
Cash and cash ecqurralents 35,7195 38,544
Restricted cash 56,417 50543
Tenant and other recervahles, net of allowance of $2,921 and
$7,533 in 2004 and 2003, respectively 15,248 14,533
Related party recervables 5027 5,242
Dieferred rents recervable, net of allowance of $6,541 and $7,017 in
2004 and 2003, respectrvely al1,302 f3,131
Structared finance irvvestroents, net of discount of $1,895 and 44 in
2004 and 2003, respectiely 350,027 218920
[rrvestments in unconsolidated joint ventures 557,089 500,06
Dieferred costs, net 47 260 30277
Other assets 43 241 42854
Total assets §2,751,851 $2.261 241




SL GREEN REALTY CORP.

SELECTED OPERATING DAT A TNAUDITED

December 31,
2004 2003
Operating Data: (1)
Met rentable area at end of period (in 000°s) 17,000 15,072
Portfolio percentage leazed at end of period 05 6% 05 8%
Samme-Atore percentage leased at end of period 05 7% 05 1%
Mumnber of properties in operation 28 2a
Office square feet leased during quarter (rentable) 719,392 664,716
Average mark-to-marlet percentage-office 3. 3% 1.8%
Average starting cash rent per rentable square foot-office $32.11 $31.27
N Includes wholly owned end joint venture properties.
Stockholders’ Equity
7.625%, Series ' perpetual preferred shares, $0.01 per value, $25.00 liquidation
preference, 6,300 1z3ued and outstanding at December 31, 2004 and 2003,
respecthrely 151,981 151,981
TE15% Series D perpetual preferred shares, $0.01 per value, $25.00 Lguidation
preference, 4,000 and none issued and outstanding at Decernber 31, 2004 and
2003, respectrely 96,321 —
Coraraon stock, $0.01 parvalue 100,000 shares authorized, 40,276 and 36,016
issued and outstanding at Decervber 31, 2004 and 2003, respectmvely 409 360
Ldditional paid - in capital NTALS 125 281
Dieferred corapensation plan (15273) (2 448)
Lccurnlated other comprebenstre income (loss) 5647 (9813
Retained eamings 191,122 72,966
Total stockholders® equity 1,347,880 Q50,782
Total lishilities and stockholders” equity §2.751, 881 §2.261 841
SL GREEN REALTY CORP.
RECONCILIATION OF NON-GAAP FINANCIAL MEASURES*
{Amounts in fhousands)
Three MMonths Ended Twrelve Months Ended
Decetnber 31, December 31,
2004 2003 2004 2003
Earnings before interest, depreciation and
amortization (EBITDA): $58,331 42,471 $211.662 155,040
Add:
Dflarlceting, general & administrative expense Q336 8,048 30,279 17,131
Operating income from discontinued operations 1,164 1,832 5,938 0,504
Drepreciation adjustment for joint ventures a.11% 3,680 23,817 13,982
Less:
Mon-building resvenue 17,630 13,558 69,737 34,787
GAAP net operating inconme (GAAP NOT) 57,316 42,473 201,959 161,569
Less:
Cperating incorne from discontinued operations (11643 (1,833 (5,938, (9,504
Met incorme from joint ventures (12,021 (4007 (44,037 (14,870
GAAP MNOI from other properties/ affiliates i14,633) (5,800 (44,383) (32,6303
2004 Same-Store GAAP NOI $29,498 $27,834  §107,601 $104,774

* Bee page 7 for a reconciliation of FFO and EBITDA to net mcome.

CONTACT
Gregory Hughes
Chief Financial Officer



(212) 594-2700

or

Michelle M. Le Roy
Investor Relations
(212) 594-2700



