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Item 7.01 Regulation FD
Beginning on June 5, 2018, Mack-Cali Realty Corporation, a Maryland corporation (the “General Partner”) and the general partner of Mack-Cali Realty, L.P. (the
“Company,” and together with the General Partner, the “Registrants”), will participate in investor meetings and the REITWeek 2018 Investor Conference at which members of

the General Partner’s management will make a presentation to investors. A copy of the General Partner’s investor presentation is furnished herewith as Exhibit 99.1.

Limitation of Incorporation by Reference



In accordance with General Instruction B.2. of Form 8-K, this information, including Exhibit 99.1 furnished herewith, is furnished pursuant to Item 7.01 and shall
not be deemed to be “filed” for the purpose of Section 18 of the Securities Exchange Act of 1934, as amended (the “Exchange Act”), or otherwise subject to the liabilities of
that section, nor shall it be incorporated by reference into a filing under the Securities Act of 1933, as amended (the “Securities Act”), or the Exchange Act. The information in
this Item 7.01 of this Current Report on Form 8-K (including the exhibit hereto) will not be deemed an admission as to the materiality of any information required to be
disclosed solely to satisfy the requirements of Regulation FD.

Cautionary Statements

This Current Report on Form 8-K, including the exhibits furnished herewith, contains “forward-looking statements” within the meaning of Section 21E of the
Exchange Act. Such forward-looking statements relate to, without limitation, our future economic performance, plans and objectives for future operations and projections of
revenue and other financial items. Forward-looking statements can be identified by the use of words such as “may,” “will,” “plan,” “potential,” “projected,” “should,”
“expect,” “anticipate,” “estimate,” “target,” “continue,” or comparable terminology. Forward-looking statements are inherently subject to risks and uncertainties, many of
which we cannot predict with accuracy and some of which we might not even anticipate. Although we believe that the expectations reflected in such forward-looking
statements are based upon reasonable assumptions at the time made, we can give no assurance that such expectations will be achieved. Future events and actual results,
financial and otherwise, may differ materially from the results discussed in the forward-looking statements as a result of various factors. Unless required by U.S. federal
securities laws, we do not intend to update any of the forward-looking statements to reflect circumstances or events that occur after the statements are made or to conform the
statements to actual results. The information contained in this Current Report on Form 8-K, including the exhibit filed herewith, should be viewed in conjunction with the
consolidated financial statements and notes thereto appearing in the Registrants’ Annual Reports on Form 10-K and Quarterly Reports on Form 10-Q.
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In connection with the foregoing, the Company and Operating Partnership hereby furnish the following documents:
Item 9.01 Financial Statements and Exhibits
(d) Exhibits

Exhibit Number Exhibit Title

99.1 Investor Presentation.

The information included in this Current Report on Form 8-K (including the exhibit hereto) is being furnished under Item 7.01, “Regulation FD” and Item 9.01
“Financial Statements and Exhibits” of Form 8-K. As such, the information (including the exhibit) herein shall not be deemed to be “filed” for the purposes of Section 18 of
the Securities Exchange Act of 1934, as amended (the “Exchange Act”), or otherwise subject to the liabilities of that Section, nor shall it be incorporated by reference into a
filing under the Securities Act of 1933, as amended, or the Exchange Act, except as shall be expressly set forth by specific reference in such a filing. This Current Report
(including the exhibit hereto) will not be deemed an admission as to the materiality of any information required to be disclosed solely to satisfy the requirements of Regulation
FD.

2
EXHIBIT INDEX
Exhibit Number Exhibit Title
99.1 Investor Presentation.
3
SIGNATURES

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

MACK-CALI REALTY CORPORATION

Dated: June 5, 2018 By:  /s/ Gary T. Wagner

Gary T. Wagner
General Counsel and Secretary

MACK-CALI REALTY, L.P.
By:  Mack-Cali Realty Corporation,

its general partner

Dated: June 5, 2018 By: /s/ Gary T. Wagner

Gary T. Wagner
General Counsel and Secretary
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Mack-Cali Realty Corporation
Investor Presentation
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This Operating and Financial Data should be read in connection with our
Quarterly Report on Form 10-Q for the quarter ended March 31, 2018.

Statements made in this presentation may be forward-looking statements within the meaning of Section 21E of the Securities Exchange Act of 1934, as amended,
Forward-looking statements can be identified by the use of words such as “may,” “will,” “plan,” "potential,” “projected,” “should,” “expect,” "anticipate,”
"estimate,” “target,” “continue” or comparable terminology. Forward-looking statements are inherently subject to risks and uncertainties, many of which we
cannot predict with accuracy and some of which we might not even anticipate, and involve factors that may cause actual results to differ materially from those
projected or suggested. Readers are cautioned not to place undue reliance on these forward-looking statements and are adwvised to consider the factors listed
above together with the additional factors under the heading "Disclesure Regarding Forward-Locking Statements™ and “Risk Factors” in our annual reports on
Form 10-K, as may be supplemented or amended by our quarterly reports on Form 10-0, which are incorporated herein by reference. We assume no obligation to
update or supplement forward-looking statements that become untrue because of subsequent events, new information or otherwise.
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Mack-Cali has a leading residential and office presence in lersey City’s premier market.

YATT REGENCY JERSEY CITY ON THE HUDSON

HARBORSIDE 1

M2 AT MA
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1Q 2018 Key Statistics

Investor Presentation

$4.5 billion

Market Capitalization

$3.6 billion

Net Asset Value (estimate)

15.4 millio

Square Feet Office Space

85

% Leased (Excl. Non-Core)

A07% |
GAAP Rental Rate Roll-U)
5.1% g
Cash Rental Rate Roll-Up (Excl. Non-Core)

5 g —

Operating Residential Units

1 9ZB%

% Leased Residential Units

1,944

In-Canstruction Residential Units/Keys

_70%

In-Construction Avg Development Yield
b1 L




egquciron
Office buildings {(excluding flex)

Si% (ncr

In Construction Units (\WO/IV) : : Operating/In Construction Units (WO/IV)

(8278 He ctio

Operating/In Construction Units (Subordinate) Operating/In Construction Units (Subordinate]

$ 14-3 f 210% Increase,
Consolidated Residential NOI (annualized) Consclidated Residential NOI (annualized)

$3.9 billion e [N T

Total Market Cap ; pasin: " Total Market Cap

5.67% o Lmvemes L E RS

Weighted Average Interest Rate 4 _ Weighted Average Interest Rate

Interest Coverage Ratio Interest Coverage Ratio

$46.5 million

Core FFO [Qtr.)

$24.5 million

AFFO (Otr.)
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Mack-Cali has transformed its business from a suburban office company to a residential and

geographically focused office concentration

NOI Composition W/ CIP Stabilized
{annualized)

Total Portfolic NOI: $382M
71% of NO| from Preferred Business Segments

Composition (annualized)

Total Portfolio NOI: $357M
37% of NOI from Preferred Business Segments

Composition (annualized)

Total Portfolio NOI: $342M
55% of NOI from Preferred Business Segments

— T

Waterfront Office

Class A Suburban Office Class A Suburban

Waterfront
20%

Suburban

NOL %
5111 29%

119 21%

Class A Suburban 43 11%
27

70 19%

39 10%

$382  100%

Investor Presentation 6



* Asof 1Q 2018, Roseland had a portfolio-wide percentage leased of 97.3%

100.00%

S8.00%

96.00%

94.00%

92.00%

Roseland'’s low volatility portfolio has leased within a 200 bps range over last three
years, which management believes is supportive of higher loan-to-value debt
Roseland’s portfolio will maintain an average age of under 9 years — an industry leader

Historical Percentage Leased

T s AT

1015 Qs 1018 3Q16
— G pased s AvErage

Gross Portfolio Value

Stabilized Gross Asset Value
Less: Discount for CIP
Discounted Gross Asset Value
Less: Existing Dabt

Less: 3rd Party Interasts
Roseland Met Asset Value
MCRC Share

Rockpaint Share

1017

3q17 1018

54,301
1e6)
£4,235
[1,814)
1699)
$1,722
51,549
5173

Investor Presentation

Avg Buildi e Projection rs
12
7
10 2
78 82
& T2
3
4
2
Q
2017 2018 2019 2020
NAV by Market
MNew York
Washington, D.C. pjatro  Philadelphia
6.0% 1.6% Metro
NI Carridor 0.8%
9.2%




Residential - Portfol

R - PR

io Evolution

ks

Roseland has nearly eliminated its subordinated interests as it has continued to grow the size and
ownership of its operating portfolio

Units

12,000

10,000

8,000

5,000

4,000

2,000

/£ 2019
Operating and In-Construction Units Portfolio Avg. Ownership: 85.39%
Y/E 2017
¥/E 2014
e e = o Partfolic Avg, Ownership: 71.64%

YE 2012 YE 2013 YE 2014 YE 2015 YE 2016 YE 2017 YE 2018 YE 2019

EEN Operating Units B8 In-Construction Units = ===Subordinated Interests

Investor Presentation 8



Roseland’s In-Construction portfolio is forecasted to create approximately $259 million of
value through 2020 (Roseland share: $219.7M)

Estimated Value Creation
from In-Construction Projects Current Development Pipeline

Projected NOI $51.2M .
. 145 Fron Swreet at City Squace (365 Uaits] P tsicde: 56 (796 Unats)
Market Value of Projected NOI 992.4M 10 2018 Delivery 70 2018 Delivery
Less: Cost of Development - 733.0m
Value Creation $259.4M
Roseland Share $219.7M i
RrverFiouse 11 31 Port imparial {295 Units) Signatue Place at Morris Plains (197 Units)

20 2008 Defivery M 2018 Delery

Reiveawialk C a1 Podt i perial {360 Usits)
a0 2020 DeBvery 30 2018 Delivery

Investor Presentation 9



18
1

Residential - Development Delivery and FFO Creation

E The growth reflected below is solely from Roseland’s current Operating afidiin-Construction portfolio

! abilizations
Quarry Place at Tuckahoe — 108 Units ($1.1M)
Chase [l = 292 Units ($2.7M)
Urby at Harbarside — 762 Units ($9.9M)

remental FRO-creation

Investor Presentation




As summarized in the table below, Mack-Cali is planning on and expects to have excess capital sources available to achieve the

following key objectives:

i.  Complete Roseland's in-construction portfolio of 1,944 units

i. Complete Roseland’s funding requirement for 2018/2019 Probable Starts comprising 2,786 units

USE_in-Construction Portfolio
Construction Completion

Less: Existing 1V Partner Commitments
Rermaining Reseland Capital (to be funded by Company cash)

LSE: Probable 2018/2019 Starts
Probable 2018/2013 Starts

Less: Land Equity ta Date

Less: ExistingJV Partner Commitments
Rozeland Capital Obligation

Potential Capital Sources
Rockpoint Capital

Construction Refirancings

Dispositions

Total Roseland Capltal Sources
2018/2015 Start Excess Capital Sowrce (1)
PotentinlJV Scenario

New Project-leve | Joint Ventures

Total Reseland Capltal Sources -1V Scenario

2018/2018 Start Excess Capital Source Potentiol (1]
Hates;

Lomment

Represents remalining recuirements forthe in construction
portfolio as summarized on Page 40

Represents third partycapital commitments [Riverwalk C)

Represents five Prabable 2018 and 2019 stants in aur core
geographies in close proximity to existingaperations
Represants the Company's existing lang equity in Prabable
Stares {~355,000/unit)

Represents third party capital commitments (Urby 11]

Represents the balance on Rockpaint's S300M commitment
Represents excess refinancing proceeds upon takeout
financing on active in construction portfolio imax 65% LT,
excluding Riverwalk C)

Represents select dis positions for redeployme nt of capital
inta Roseland's core geogra phies

Represents 50/50 joint ventures on select Roseland
Frobable Starts [capital source icentified)

Represents capital sounces prior to reinvestment of Roseland cash flow genertion.

Investor Presentation

$549,000

{156,000
123,000
$370,000

$140,000

100,000

$406,000
536,000




= The Company achieved GAAP roll-ups of 10.7% across its core portfolio and 4.2% at Waterfront assets
= Waterfront rents continue to climb as the Company focuses on its trophy assets

= As Waterfront rents continue to climb, management believes re-leasing previously discounted prime
office space presents a sizeable mark to market opportunity

£50.00
54500 540,00
540,00 sas.an
53500

530,00
53000 -

425,00
$25.00

520,00
52000
$15.00 5%

FY 2015 FY 1016

s Waterfront s Class & Suburban esSuburban

FY 2017

Waterfront $34.36 54045 548.88
% 17.7% 20.8%
Class A Suburban 29.42 3271 34.29
% 11.2% 4.8%
Suburban 23.37 27.50 27.53
% 17.7% 01%
Key Markets (avg) 425,72 $3454 $3872
% 243% 12.1%

Average

$55.00
$50.00
$45.00
540,00
$35.00
$30.00
525,00
520,00

Investor Presentation

Portfolio Re-Leasing Spreads (GAAP)

EY 2017

Prev.  Mew Starting
Escalated Base Rent
Rent PSF PSF

524.63
= i

Prev.  MNew Starting
Escalated  Base Rent
Rent PSF PSF

Prev,  Mew Starting
Escalated Base Rent
Rent PSF PSF

Waterfront Re-Leasing Spreads (GAAP)
EY 2017 10 2018 2018 Escalations

$47.38 14938 $48.91
$40.97

Mew Starting  Prev.  NewStaming  Prev,  New Starting
Ezxcalated Base Rent Ezcalated Base Rent
Rent PSF Rent PSF FiF

S48.88

Prev.
Escalated  Base Rent

Rent P3P PSF PSR



Of-ﬁ'c'e --'Di.éposition Strategv & Stétistics |

We have made significant progress in our portfolio transformation via dispositions of non-core and IV assets and expect
to finish our program in 2018. The average rent profile of our remaining office portfolio is 35.3% higher than the

disposition portfolio

Dispositions (2015 - 1Q 2018) $1,403.5 88.1% 140 15,689,528 $25.15
Under Contract/Negotiations. 165.5 10.4% 10 1325529 25.13
Active Dialogue/Future Dispositions 238 15% 3 439345 1853
Total Dispositions $1,592.7 100% 153 17,453,899 $25.07
Total Remaining Portfolio 101 14,565,262 $30.17

61 3,526,612 1846

Remaining Flex Parks

Remaining Office Portfolio 40 11,038,650 $33.92
$1,403.5M $165.5M $23.8M
2015-10 2018 Under Remaining te
Dispositions Contract/Negotiations  reach target

9 L]
10% |2 $1E)Epn§lt3nm
Target




Waterfront

Avg. Base Rent Avg. Base Rent
Location Total 5F LemsedSF % Lleasod 4 Eeealations ©F Lecation
101 Huesen lersey City, Nl 1,246,283 1,244,550 99.9% 53566 *  1Giralda Farms Madiser, NI X 154,417
Harborside 1 Teraey City, M) 359578 197,276 48.4% 4746 ® 7 Giralda Farms badison, N 236,674 148,120 62 6%
Harborside 28 3 Jersey City, NJ 1,487,222 1126402 T5.7% 778 * dGatahall Drive Parsippany, N 243,480 155,420 TR 7%
Harborside da Jersey City, NJ 207,670 198,644 B5.7% 3589 *  9Campus Drive Parsippany, NI 156,485 131,701 84.2%
Harborside 5 Jersey City, NJ 877,225 679,492 69.5% 4096 * 325 Columbia Turnpike  Flarham Park, N 168,144 167,044 59.3% 1
111 River Street Hobaker, N 565215 500,123 88.3% 3841 * 100 Schultz Drive Red Bank, NJ 100,000 57.364 57.4% 2873 *
Total Waterfront 4,864,193 3 945487 BO.8% $38.13 200 Sehultz Drive Red Bank, NI 102,018 66,728 65.4% 2685 *
201 Littleton Road barris Plaing, NI 83,389 38572 41 6% 2033 *
3600 Route 66 Mepture, NI 180,000 120,000 100.0% 2482 *
4 Campus Drive Parsippany, NI 147,475 120,745 81.9% 2459 *
& Campus Drive Parsippany, N 148,291 120,317 81.1% 2633 *
1 Sylvar Way Parsippany, NI 150,557 122,938 81.7% 3245 *
5 Sylvan Way Parsippary, N 151,383 142,588 94.2% 2961 *
Class A Suburhan 7 Sylvan Way Farsippany, NI 145,983 103,288  70.8% 2870 *
Avg. Base Rent 7 Campus Drive Parsippany, NI 154,385 128,796 83.4% 2597 *
Locaticn Total 5F Leased SF % Leased 4 sealations ™' 2Hiltoen Court Parsippany, NI 181,592 181,592  100.0% 40.71
1 Bridge Plaza Fart Lee, NI 200,000 171,442 B5.7% 52893 * 8 Campus Drive Parsippany, NJ 215,265 163,020 75.7% 3059 *
2115 Linwoed Avenue  Fort Lee, NJ 68,000 59,410 87.4% 2504 *  2DrydenWay Parsippany, NI 6,216 6,216  100.0% 17.84
101 Wood Averue S Iselin, NI 262,841 262,341  100.0% 32.34 ®*  H0D Horizon Drive (3] Hamilton, N 95,000 95000  L00.0% 2423
581 Main Street Wondbridge, NI 200,000 59,052 49.5% 2868 * 100 OwerlookCentar Princaton, NI 145,600 75,226 50.3% 3235 *
333 Thornall Strect Edison, NI 196,128 152,461 88.1% 3492 *  5Vaughn Drive Prirceton, NI 93,500 44,055 a4.7% 2986 *
343 Thornall Strect Edizon, NI 195,709 190,790 a7.5% 3346 *  OnreRiverCenterl Middletown, NI 122,594 116,982 95 4% 2791 *
150 JFK Parkway Shart Hills, NJ 247476 209,848 84.8% 3546 *  OreRiverCenter2 Miccletown, NI 120,360 120360  100.0% 2638 *
51 JFK Parkway ShartHills, NJ 260,741 255,495 98.0% 5188 * OreRiverCenter3&4  Micdletown, NI 214,518 119,621 55.8% 2815 *
101 JFK Parkway Short Hills, NJ 197,196 194,111 58.4% 4080 * 23 Main Street(3) Holmdel, M 350,000 350,000 100.0% 17.51
103 JFK Parkway Shart Hills, M) 123,000 133000  100.0% 42,46 5 Waood Hollow Road Parsippany, NJ 217,040 217,080  L00.0% 2583 *
Total Class A Suburban 1,951,091 1758450 90.1% 53681 Total Suburkan 4,203,366 3,467,271 B2.5% 527.68
Total Core Office Portfolio 11,038,650 5,172,208 83.1% $33.93
Flex Park Partfolia 1526612 3232761  917% 51846
Total Core Portfolio (1) 14,565,262 12,404,969 B5.2% $29.90

* Denotes assets that have recently been renavated

{1E e chafes rearvoce s hoddiegs pargutedifon sale ot S508E IF; a1 dudes comubdared rwmw“mmmlm# Towl cornchdated offios pordlole of 15900440 F.
13Mmdudbmrmdmpiam(umermw mum Euﬁ.-... ramm,mﬂwmm
15 Bsed on Betusl March 20168 bilngs trme s 12, For lesies Ferl revens i bated on
h&'rt(l.lmcrm‘}hﬂﬁum:n g bage rental Isnat mwmﬂhmrmbwﬂwhmﬂwmwm
|Frerage base rerns « escalanionrn reflect rental vilues o a tripks Petbass.
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Building!

101 Hudson

Harborside 5

Harborside 283

111 River Street

FIRE
*  Professional Svcs

« TAMI
* FIRE
+  Professional Svcs

+ TAMI
« FIRE
+  Professional Sves

+ TAMI
+ FIRE
+  Professional Sves

Haote:

Type/indust Tenant Size (SF) §40 2017 Tours § 10 2018 Tours

2,000 - 200,000

5,000 - 200,000

6,000 - 400,000

3,000 - 45,000

+ Lobby Renovation
+ Elevator Upgrades

L = il *  New Retail Amenities
+  Tenant Lounge/Conference Center
5 7 4018 * Restaurants
+  Atrium, elevator, and retail renovations all
5 10 3Q18 -4Q18 o Lt
+  Lobby Modifications
4 0 S bl Restaurant

(1) Dowes not include Harborside 1 dua to on-going building renovation. Harborside 4a is fully leased through 2020,

Investor Presentation it



)

Office Pertfolio

Hudson Wate rfront (lersey City)

Class ASuburbarn [Metropark, Short Hills)
Suburban

Flex Parks

Subtotal *!

Non-Care ™

Hotel ard Other JV nterasts ©
Harborside Plaza 4

Wegman's & Retail ™

Lang ™

Re positioning Properties !
Office - Aszet Value

Less: Office Unsecured Debt

Less: Market Managemert Fee 1%
Less: Office Preferred Equity/LP Interests
Total Office NAV

EBegdential

Operating Properties - Whally Owned
Operating Properties -1vs 1
Operating Properties - Subordinate Vs
In-Construction Praperics !

Future Development Properties
Fee Incame Busingss & Tax Credit

Regdential - Asset Value

Less: Rockpoint Interest
Total Resdential NAV

Total Mack-Cali NAV

Approximate MAV / Share (100.60M shares) ®*!

Rentable 5P/
AgtUnits

MZE
4584
1.951
4.203

14,565
0.842

15.407

15.407

2,551
2,733
542
1,944
10,957

18,727

18,727

i

The company’s NAV estimate of $3.6B is further supposed us

ing alternative valuation methodologies on page 8

Proiected CopRate GrossAssot GrossPerSF/ Property ThirdParty Discounting Metdseet  High  Low
HOL Malyg Lintt(10) Dokt Interess d Yalue
Y] o (B} (] ] {A-B-C-)

§79.4  4.4% 51,520 3373 (5250} S0 S0 51570 | $1807 51,384

4331 6% 623 319 {128} o o FLEY 548 455

558 B6% 648 154 ] 0 ] 648 688 613

64 6E% 243 156 a 1) 1) 243 g4 210

$213.9 $3,640 $250 15375) $0 $0 $3,265 | $3,636 $2,962

76 o 0 0 ] 76 76 7%

212 o {124} (41} o az 42 a2

an o o o o an 50 a0

56 o o o o 56 56 56

kL a ] ] ] kL k1 kL

7 2 a 2 1} L7 17 L7

$4,075 g (5504) (541} 50 $3.684 |  $4,056 $3,381

[1441)]  [1.441) (1.441)

[136) [136) {136}

53] 153} {53}

$2,084 | 52426 51,751

S4BE  4.9% 51,008 5395 (5527) S0 (51) S481 §536  $431

644 4.8% 1,364 4% [680) {351} i3} 330 366 a7

158 5.1% 320 590 [138) {148 0 34 38 31

526 5.3% ag2 510 [469) {100} (62} 361 394 326

576 53 0 {100} o 476 500 452

£ o Q 2 40 40 a0

$4,301 (51,814) (5659) 1566) $1,722 | $1874 $1,577

u (g2 {64y

$1545  $1682 51,413

$3,603 | $4,118 53,164

$35.82 | 54093 33145

Mot See appendic for sdditional information
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Mack-Cali Stock Pricell)
10 2018 CLI Share of Roszland Net Asset Value Per Share

Office Portfolio Value

$19.77

15.40

Implied Office Company Value Par Shara(2l
Impliad Office Company FFO Multiple

$4.37
2.89x

Price-to-FFO Multiple Sensitivity
+ 2015 Office Portfolic FFO™: $1.51fshare

fca

FFO Multiple

11.00x
12.00x
13.00x
14.00x
15.00x

(1)  Asof May 31,2018,
(2)  The office standalone net debt/EBITDA is .54

18.12
19.63
21.14
22,65

See Appandix for additional guidanca detail

Office Company Value
Per Share
516.61

As reflected in the sum of parts NAV calculation, a stock pﬁu of $35.82 is further validated by a cash
flow multiple approach:

Roseland Value

Ber Share
515.40

15.40
15.40
15.40
15.40

Investor Presentation




Mack-Cali’s residential and core office assets are concentrated in targeted urban markets and transit
based locations, with approximately 72% of NAV along the Hudson Waterfront.

Hudson Waterfront NAV (S)  NAV (%)

Office (lersey City) $1,570M 44%
Residential =

{Jersey City / Port Imperial) 1.016M 8%
Total $2,586M 72%

Port Imperial Waterfront

Tersey City Waterfront

Investor Presentation 18




portfolio along the lersey City waterfront.

Mack-Cali and Roseland have a market leading residential & office

% Leased Rent PSF
Residential (3/31/18) (3/31/18)
Marbella 96.8% 54032
Monaco 523 96.7% 44.75
M2 311 96.1% 45.84
Urby 782 97.8% 55.81
Total 2,008 97.0% 548.21
Remaining Land 4,507
Operating Office Portfolio 4.884 MSF 81% $38.13

Harborside Plaza 8

ristopher Columbus

Investor Presentation

25 Christopher Columbus Drive: Projected to start later this
year, 25 Christopher Columbus Drive is a 718-unit mixed
uwse development, including a school and significant retall
space.

Urby IIi: The follow-up to the neighborhood-defining joint
venture between Mack-Cali and Ironstate, Urby Il is
scheduled to begin construction in early 2019,

Harborside FPlaza 8: The Company plans to  begin
construction on Harborside Plaza B early next year. The
project — a 679-unit prime development with unparalleled
views of downtown Manhattan, will be the pinnacle of the
Roseland Jersey City portfolio.




Jefséy City: Thé New Séene
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Most Livable City in the US
Smartasset (2016)

1!1
Fastest- Growing Metro Area

inNJ
Forbes & CareerBliss

znd
Happiest City to Work in the
us

Forbes & CareerBliss

511
Best Public Transportation
in the US

Business Insider

US Cities for Millennials
Niche & Forbes

0%
US Cities Where Millennials

Make Over $350,000
Zillaw

10t
Most Artistic City in the US

Atlantic Magazine
Top 5

Hippest Blocks in NYC
Forbes & Carearfliss
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R.égiona"llr S't;otl.ig-htﬁ- Pbrt. Imperialw

The Port Imperial submarket provides unrivaled access to Midtown West and Hudson Yards ($17Bn
Investment) via the NY Waterway Ferry. Port Imperial will further become a prime residential destination as
companies migrate to Hudson Yards

L i HLF [’

ERWALKC  MARRIOTT HOTEL & 4/5 GARAGE
NY WATERWAY FERRY

LE LR R R BN ENNENNENENERENRNNRNENNRNENEN]
8/9 RIVE

In-Construction

Current: 316 Units 1,027 Units/Keys 1,704 Units
Y/E 2018: 983 Units/Keys 673 Units 1,391 Units
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Regional Spotlight - Overlook Ridge

Roseland has developed the 92 acre Overlook Ridge community, located 5 miles from the center
of Boston and directly off of Route 1.

Operating Properties
Alterra at Overlook Ridge
The Chase at Overlook Ridge
Total

2018 Target Start (Cantera)
Remaining Land

% Leased nt PSF
Units (3/31/18) (3/31/18)
722 97.0% $23.64
654 87.4% 2652
1,386 97.2% $25.02
326
490
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2018 Overlook Ridge Starts

Cantera at Overlook Ridge: The phase three culmination of the
Owerlock Ridge Master Plan, Cantera at Overlook Ridge, a 326-
unit residential development is projected to begin construction
later this year. With direct access to Boston wia Route 1, Cantera
offers luxury apartments to anyone seeking the comforts of a
suburban community with the city at their doorstep.




The Company continues to invest in our Jersey City assets as part of a complete transformation project to
create a cultural district at Harborside.

|

Harborslde Tower INW‘M SIFWH"J

iHl

European-Style Food Hall Ravitalized Pedestrian W alkways and New Ferry
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These are credits per employee offered by the State of NI (NJS) to be applied against NIS Corporate Taxes

Urban Transit Hub Municipality 55,000

Transit-oriented development 52,000

Large numbers of new full-time jobs are elegible 5500 — 51,500

251 to 400 $500 +52.50
401 to 600 5750 +53.75
601 to 800 51,000 +55.00
801 to 1,000 51,250 +56.25
1,001+ 51,500 +57.50
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Average Revenue Per Home: Calculsted as total apartment revenue for the quarter ended
Dacambar 31, divided by the average percent occupind for the quarter anded Decambar
31, 2017, divided by the numbar of apartmants and divided by three,

rhan; Long-term hold office properties in targeted submarkats; formerfy
defimed as Urkan Core.

Lonsolidated Operating Communities. Whally owned communities and communities
whereby the Company has a controlling interest.

Fex Parks: Primarily office/flex properties, including any office buildings located within
the respective park,

Future Development Represents nd imentory currently owned or controlled by the
Company.

- Communities not currently cwned by RRT, which
hawe been identified for transfer from Mack-Cali to RRT for residential repurposing.

In-Construction Communities: Communities that are under eonstruction and have not yet
commenced initial leasing activities,

Lease-Up Communities: Communities that have commenced initial operations but have
nat yet achieved Project Stabilization.

MCRE Capital: Represents cash equity that the Company has contributed or has a future
obligation to contribute to a project.

Met Asset Value (NAV): The metric represents the net projected value of the Company's
intenest aftar accounting for all pricrity debt and equity paymants. The matric includas
capital invested by the Comparny.

Mot Operating Ingorme (MOIL: Total property rvenues less real estate taxes, utibities and
operating expenses

Mon-Core, Froperties designated for
repasitioning/redeve lopment.

| sale/disposition or

Dperating Communities: Communities that have achieved Project Stabilization.

Pradevelopment Communities: Communities whara the Company has commanced
predevelopment sctivities that have a nearterm projected project start,

; Asevidenoed by a certificate of completion by a certified architect or
izzizance of a final or temparary certificate of occupancy.

: Leaze-Up communities that have achieved over 95 Percentage
Leased for six consecutive waeks.

i Pro forma MOI for Lease-Up, In-Construction of Future
Development communities upon achieving Project Stabilization.

Projected Stabilized Yield: Ropresents Projected Stabilized NO| divided by Total Costs.

Repurposing Communities: Commercial heldings af the Company which have bean
targeted for rezoning from their existing office to new multi-family use and have a

likalihood of achieving desired razoning and project approvals

Subordinated loint Ventures: Joint Venture co whare the C 's
ownership distributions are subardinate to payment of priority capital preferred returns.

Suburban; Long-term hold office properties [excluding Class A Suburban and Waterfront
locations); formarly defined as Suburban Core

Third Party Capital: Capital invested by third parties and not Mack-Cali.

Total Costs: Represents full project budget, including land and developer fees, and
interest expense through Project Completion.

Waterfront Office assets located on M) Hudson River waterfront.
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REVENUES
Base rents
Escalation and recoveries fram tenarts
Real estate services
Parking incame
Other income

Total revenues

EXPENSES
Real estate taxes
Utilizies
Operatingservices
Realestate sendoe expenses
Operating Expenses
N
General and administrative
Acouisition-related costs
Depreciation and amortization
Total expenses

Operating Income

CTHER (EXPENSE} INCOME
Interest expense
Interest and other investment income {lass)
Equityin earnings loss) of unconsalicated joint ventures
‘Gain on change of control of interests
Realized gains flosses)and unrealized losses on disposition
Gain on sale of investment in urcansolidated joint venture
Gain {loss) from early extinguishment of debr, net

Total other income (expense)
Met income (loss)

Nancantrollinginterest in cansolidated joint ventures
Noncontrelling interest in Operating Partrership
Redeemable noncantrolling interest

Mot income (loss) svailable to common shorcholders

[Basic camings per common share:
Het income (losz) available to common shareholders

Diluted earmings per common share:
Met income (loss) available ta commen sharehalders

Basicweighted average shares outstanding
DHluted weighted averape shares outstanding

Investor Presentation

$112,902 §121,255
12,791 15,119
4,661 6,465
5,327 4,228
3,286 2,319
$138,967 149,887
518,361 521,092
12 504 11,414
25,618 27,091
4936 6,270
561,419 565,867
§77,548 $84,020
16,085 11,592
41,297 47,631
$118,801 $125,090
$20,166 $24,797
{$20,075) {520,321}
1,128 474
1572 51}
53,136 5,506
- 12,563
{10,289} [238)
$30,522 ($2,068)
$50,688 $22,729
$30 $237
[4.883) (2,295)
[2.799) [P}
—tEE, tdLEID,
50.45 $0.11
$0.45 $0.11
90,263 29,955
100,604 100,637




Prejected RRT

RAT Marmins % Leased As of: ActualfProjected Projected Share of Stabilized
Ownership Ascfdf30/2018 Initial Leasing Units Yield MOl After Debt Service
2017 Legse-Ups
Urby Harborsice B5.00% 97.8% ol 2017 T62 6.72% 5185 58.9
Chase Il at Overlook Ridge 100.00% 96.4% 4 2016 292 6520 5.2 27
Quarry Place at Tuckahos 100.00% 29ux% Q1 2018 loa £6L1% 28 il
Total 2017 Lease-Ups 90.16% 97.6% 1,162 6.66% 526, 513,
In-Construction Portfolio
01 2018 Deliveries
Sigrature Place at Marris Plains 100.00% 27.4% 1 2018 197 &.68% $3.9 $2.2
145 Front Street at City Seuare (2} 100,002 ladx a1 2018 365 L23% 28 i
Total Q1 2018 Deliveries 100.00% 21.6% 562 6.43% $9.8 $5.8
G2 2018 Dellveries
Lofts ar40 Park 25.00% 22.0% 02 2018 59 6.72% 512 50.3
Porside 5/6 100.00% 31.4% Q2 2018 196 5.40% 71 42
Riverfouse 11 at Por Imperial 100,003 [l oY 02 2018 2as B31% brv a7
Total Q2 2018 Deliveries 53.19% 16.3% G50 6.39% $16.0 $9.2
03 2018 Dellveries
Kurriott Hotels at Part Imperial 80.00% Q22018 372 10.03% 5143 a5
Total Q2 2018 Deliveries 90.00% arz 10, $14.3 59.5
Q4 2020 Deliverics
M Morth = Riverwalk A0.00% 04 2020 260 S98% 12 526
Total Q4 2020 Deliveries 40.00% 360 5.98% $11.2 526
Total In-Construction B4.70% 1,944 7o02% M 4513 $27.1

BB.74% 6.89%

Hote;
11) Projected stabilized yield without the Marriott Hotels at Port Imperial is 6.30 percent.
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Based on projected 2018 cash net oparating incomae with fens added back for office portfolio.

MAV is gensrally arrivad at by calculating the estimated gross asset values for sach of the C y's real extate i and other significant assats and interests, and then
deducting frem such amounts the correspanding net debt and third parties’ interests in the assets, Gross asset values for stabilized cperating multi-family real estate properties are
caleulated uzing the direct capitalization method by dividing projected net operating income for the next one year period by an ezt d market capitalt rate for each property. Gros:

aszet values for operating office properties are presented by dividing projected net operating income for the next one year period by an estimated year one imputed capitalization rate for
each proparty. See Foctnote 4 for a more detailed description of the methodology used by management to estimate gross asset values for itz opemting office properties. Management
projects net oparating incoma that it expects to recafive for future perieds from a combination of in-place lease contracts, prospective renewals of eupiring leases and prospective lease-up
of vacant space. Market capitalization rates are estimated for each property bazed on its asset clasz and geographic location and are bazed on information from recent property sale
transactions as wall as from publicly available information regarding unrelated third party proparty transactions,

Tha valus range iz detarminad by adding or subtracting 0.50% to the year 1 cap mte for office properties and 0.25% to the year 1 cap rate for residential propertiss. Proparty cash flows
have bean reduced by credit loss reserves and keasing and base building capital axpenditures, including targeted Harborside rencwvations, estimated at approximataly 575 million,

Rentable Market Stablilized

Area Projected Year 1 Cap In-Place Rent Cetupancy Stabilized Unlevered

(WVISF) 2018 NOI Rate Rent PSF PSF Rate Cap Rate
Hudsan Waterfront 4.884 579,40 4,360 $33.13  $45.08 52.00% G.00% 7.00% 51,820 5373
Class ASuburban 1651 54225 6.78% 3631 33.90 52.50% G.50% 2.00% 623 319
Suburban 4.203 55541 8.63% 2768 F iy 88.00% 200% 9.005% G4 154
Flex Parks 3527 £36.35 6.62% 1846 13567 54.00% T.00% 8.00% 5458 156
Subtotal 14.565 $213.92 53017 $33.09 $3,640 5250

The year one cap rate, applied to the projected 2018 cash net operating income, is derived from the present value of periodic cash flows over five years and a terminal value based on
stabilized income and a market cap rate, all discounted at an unlevered internal mte of retum.

The Company cabculates estimated gross asset values for each of its operating office azsets by taking the sum of (i) the present value of periodic cazh flows over five years and [ii] a terminal
valva based on estimated stabilized income and a market capitalization mte at stabilization, all discounted at an unlevered internal rate of retum. This value, divided by the prejected net
operating income for 8 one year period yields the year one imputed capetalizstion rate. Management projects the periodic cazh flows over five years and the stabilized income from a
combination of in-place lease contracts, prospective renewals of expiring beases and prospective lease-up of vacant space. Factors dered by - in projecting rel and
lease-up of vacant space and estimating the applicable market rental rates include: identifiation of leases curmently being negotiated by managemaent; historical annual leasing volumes for
auch property types; and comparable leases that have been executed for properties within the Company's portfolio and for competitor busldings in similar lacations.

Valuations for non-core assets, which are those assets being dered for wale or dizposal, or in the active marketing process, are generally based on recent contract prices for similar
properties in the process of being sold, letters of intent and ongoing negotiations for proparties.

Includes the Company's ownership interests in the Hyatt Regency lersey City and three office joint venture properties.
Wegman's 536 million asset value calculated wsing 51.6 million NOI capped at 4.5%. 24 Hour Fitness 520 million asset value calculated using 51 millian NOI capped at 5%.

The value of land i bazed on a combination of recent or pending transactions for land parcels within our rek markets and 1 third parties, and sometimes may utilize land
appraizk: for cartain markats, if avallable for other purposes, such as for ki g. Furthar, wa what a land parcal's value would nead to be whan combinad with all
gther developmant costs to yield what we baliave to ke an appropriate target mte of return for a developmant project. The per apartmant unit or par square foeot office space values are
derived by dividing the aggregate land value by the number of petential apartment units or square feet of office space the land can sccommodate. The number of potential units or square
fast of office space a land parcel can acc is most govarnaed by aither in-place governmantal approvals or dansity regulations set forth by existing zoning guidelines.
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(Unaudited)

(9] Waluation: for properties ph d for or undergoing a itioning or repurposing utilize a projected stabilized net operating income for the aset upon completion of the
rapositioning/rapurposing activities. Aftar applying an mlmmd capitalization mte to 3 projectad stabilized net oparating incoma, the capitalizad value is next discounted back bazed on
the prejected numbaer of parieds to re-stabilize the asset. The discount rate applied is determined based on a risk assessmant of the mepesitioning/repunpesing activities and comparable
target retums in the marketplace, and further validated by outside market sources, when svailable for that market. Additionally, adjuztments are made to the estimated value by deducting
any estimated future costs necessary to complete the planned activities, as waell as adding back the discounted projected intarim operating cazh flows expected to be generated by the
property until re-stabilzation has been achieved.

{10) Represents an estimate of management fee cost based on 3.0% of revenues, as the NOI presented is before cost for managing the portfolic. Residential NO1 calculations already account for
mmanagemant fea.

(11} Jobet ventere investments are ganerally valued by: applying a capitalization rate to projected net opemting income for the jolnt venture's azset [which & similar to the process for valuing
those azsets wholly owned by the Company, as deseribed above and previously), and deducting any joint venture bevel debt and any value allocable to joint venture partners’ interests.

{12) The valustion approach for astets in-construction or leaze-up are similar to that applied to azzets undergoing repositioning/repurposing, as described above, After applying an estimated
capitalization rate, currently ranging from 4.5% to 5.25%, to a projected stabilized net operating income, estimated to total appraximately $51.3 million upon completion of the construction
or lease-up activities, the Company deducts any estimated future cests totaling 562.0 million required to complete construction of the asset to arrive at an estimated value attributable to
the a32e1, The Company then discounts the capitalized value back based on the projected number of periods to resch stabilization. The discount rate applied, currently ranging from 7% to
9.75%, iz determined based on a ritk assessmaent of the development activities and comparable target retums in the marketplace. The Company then adds back the discounted projected
interim cash flows expected to be generated during the projected lease-up period to reach stabilization.

(13) Represents discounted MNOI for assets not yet stabilized and required capital to complete assets.

{14) The residential valuation analysis totals to a Reseland MAV of $1,722 000,000, with the company's share of this MAV of $1, 549,000,000 ("MCRC Share”). This latter amount represents the
company s share of Reseland NAY, net of the 5173,000,000 attrbutable to Reckpoint's noncontrolling interest,

[15) The decrease in the approximate MAV per share of 51,52 from December 31, 2017 te March 31, 2018 is due primarily to showar lease up projections in the Waterfrant office market, which
mera than offzats NOI growth within the portfolio of oparating residential properties 3z wall az the commencamant of censtruction on Riverwalk C at Port Imparial,

Information About Net Asset Value (NAV)

Overall, NAY iz arrved at by caleulating the estimated gross asset vakies for each of their real estate properties, investments and other significant assets and interests, and then deducting from
such amounts the comespanding net debt and third parties” interests in the assets. Gross asset values for the operating real estate properties are cakulated wsing the direct capitalization
mathod by dividing projected net operating income for a one year period by an esti d current capitalization rate for each property. For each operating property, management projects net
oparating incoma that it expects to recaive far future perieds from a combination of in-place lease contracts, prospective renewals of expiring leases and prospective lease-up of vacant space,
Factors i i by nt in pr leasing and lease-up of vacant space and estimating the applicable market rental rates include: identification of leases currently being
negotiated by management; historical annual leasing volumes for such property types; and comparable leases that have been executed for properties within the Registrants' portfolio and for
compatitor buildings in similar locatiens. A capitalization rate is estimated for each property based on its ssset class and gecgmphic location, of rates are based on
information from recent property sale transactions & well as from publicly available information regarding unrelsted third party property trantactions.

The use of AV a2 a measure of value i subject to certain inherent limitations. The assessment of the estimated NAV of a particular property i subjective in that it invohes estimates and
astumptions and can be calculsted using various acceptable methods. The Company’s methods of determining NAV may differ from the methods used by other companies. Accordingly, the

Company’s astimated Nﬁ\f'nwvmbowmwnbhwmmum used by other co ins. Az withany ion mathodology, the mathodologies utilized by the Company in estimating NAY are
based upon a number of esti jueel| o api that may ar may not prove to be comect. Cap hom rates obtained from publicly available sources abio are entical to
the MAV calculation lndluwmumcmmumdnm wariability of market condit at the tieme, in the C ET] d that MAY does not reprezent (i) the amount at

which the Company's securities would trade at a national securities exchange, (i) the amount that a security holder would obtain if he or she tried to sell his or her securities, i) the amount that
@ security holder would receive if the Company liquidated its assets and distributed the procesds after paying all of their expanses and Habilities or (k) the book value of the Company’s real
estate, which i generally based on the amortized cost of the property, subject to certain adjustrments.
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