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Item 7.01 Regulation FD

On January 25, 2019, Mack-Cali Realty Corporation (the “Company”), a Maryland corporation and the general partner of Mack-Cali Realty, L.P. (the “Operating
Partnership”) through which it conducts its business, will host an Investor and Analyst Day (the “Investor Event”) beginning with a property tour at 8:30 a.m. Eastern Time
followed by a management presentation (the “Investor Presentation”) at the Company’s offices in Jersey City, New Jersey at 12:00 p.m. Eastern Time. A live audio-webcast
of the Investor Presentation in listen-only mode will be available on the Company’s website at www.mack-cali.com/investors/events-presentations. A copy of the Investor
Presentation is furnished herewith as Exhibit 99.1, and the Investor Presentation and a replay of the webcast of the Investor Event will be available on the Company’s website
for 30 days after the Investor Event.

A copy of the Company’s press release dated January 24, 2019 announcing the Investor Event with the live audio-webcast information is furnished herewith as
Exhibit 99.2.

Limitation of Incorporation by Reference

In accordance with General Instruction B.2. of Form 8-K, this information, including Exhibits 99.1 and 99.2 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 exhibits 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 certain risks, trends and
uncertainties, many of which the Company cannot predict with accuracy and some of which the Company might not even anticipate. Although the Company believes that the
expectations reflected in such forward-looking statements are based upon reasonable assumptions at the time made, the Company 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, including those listed in Exhibit 99.1 on page 2 and incorporated by reference herein. Readers are cautioned not to place undue reliance on these forward-
looking statements. Unless required by U.S. federal securities laws, the Company does not intend to update any of the forward-looking statements to reflect circumstances or
events that occur after the statements are made or
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to conform the statements to actual results. The information contained in this Current Report on Form 8-K, including the exhibits filed herewith, should be viewed in
conjunction with the consolidated financial statements and notes thereto appearing in the Company’s Annual Reports on Form 10-K and Quarterly Reports on Form 10-Q.

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.
99.2 Press Release of Mack-Cali Realty Corporation dated January 24, 2019.
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EXHIBIT INDEX

Exhibit Number Exhibit Title
99.1 Investor Presentation.
99.2 Press Release of Mack-Cali Realty Corporation dated January 24, 2019.
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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: January 25, 2019 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: January 25, 2019 By:  /s/ Gary T. Wagner

Gary T. Wagner
General Counsel and Secretary




Exhibit 99.1

Investor Day
Waterfront Strategy

January 25, 2019




This Operating and Financial Data should be read in connection with our
Quarterly Report on Form 10-Q for the quarter ended September 30, 2018.

Statements made in this presentation may be forward-looking statements within the meaning of Section 21E of the Securities Exchange Act of 19234, a2 amended.
Forward-looking statements can be identified by the use of words such as “may,” “will,” “plan,” “potential,” “prajected.” "should,” “expect,” “anticipate,”
"estimate,” "target,” “continue” or comparable terminclogy. Forward-locking statements are inherently subject to risks and uncertainties, many of which we
cannat predict with accuracy and some of which we might not even anticipate, and invalve factors that may cause actual results to differ matarially from those
projected or suggested. Readers are cautioned not to place undue reliance on these forward-looking statements and are advised to consider the factors listed
abave together with the additional factors under the heading “Disclosure Regarding Forward-Locking Statements” and “Risk Factors” in our annual reports on
Form 10-K, as may be supplemented or amended by cur quarterly reports on Form 10-0, which are incorporated herein by reference. We assume no obligation to
update or supplement forward-locking statements that become untrue because of subsequent events, new Information or otherwise,
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Three-Plus Year Transformation



2015 Backdrop

As Mack-Cali underwent leadership change in 2015, the Company faced numerous challenges:

1. Many weak suburban office submarkets (27 in total)

2. Bloated G&A and management structure

3. Hard to value and disparate multifamily platform

4. Significant cap-ex needed to hold or sell assets

5. Too much mortgage debt (underwater) with a high 7.7% coupon

6. Dilutive to convert to multifamily strategy



2015 Backdrop — Analyst Notes

Pre-Management Change:

“The pending leadership change is warranted based on the
company’s disappointing long-term performance, but the
news was still somewhat surprising, as the board has been
seemingly complacent for a long time™ — November 24, 2014

“CLI has already recorded YOY SSMNOI declines for 10
consecutive quarters; we expect that streak to extend to 15
despite increasingly easier comps and positive growth from its
office peers. Sadly, CLI's geography and portfolio remain the
most challenged in our office REIT coverage universe —
October 31, 2014

“The realities of the Mack-Cali office portfolio appear to be
worse than investors have previously understood, with 1) very
weak fundamentals in the New Jersey and Westchester office
markets, 2) the portfolio needs extensive capital in the near
term, 3} functional obsolescence is real, with re-purposing
millions of SF of office/flex assets necessary, 4) occupancy
bottoming at 80.5% mid-year 2015, 5) operating expenses and
property taxes increasing, 5) no rent growth in a market
dominated by talented tenant rep brokers, and 6) 55 NOI
declines for the foreseeable future” — October 23, 2014

b
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2015 Backdrop — Analyst Notes

Post-Management Change:

“Assuming the company can transition from its current
‘broken’ state, the real estate wvaluations are currently
extremely attractive” — June 3, 2015

“Management believes that the biggest hurdle to
overcome is the perception that the entire company is as
bad as their worst suburban office markets, and not
enough value is being attributed to the multifamily and
Jersey City assets” — July 17, 2015

“We welcome the change and effort to put in place new

management, but besides some near-term enthusiasm

around the new blood that could help the stock, we J_R Morgan
maintain our underweight rating and would look for more

specific details on how new management sees a way

forward” — June 2, 2015



20/15 Plan Update

In September 2015, management described a fast and bold plan to transform
the company in order to produce the finest platform and results:

1 2 3 4 5 6

Own 15,000 Rebuild Continually Align balance
luxury apartment operational improve operating sheet with
units excellence efficiencies business plan

Own 20 million Exit non-core
SF class A office assets... wisely



20/15 Plan Update — Successes/Failures
The plan’s progress is summarized below:

A- A A-

Own 20 million SF class A office Exit non-core assets... wisely Own 15,000 luxury apartment units
from 30 million total office
Strategic Class A Acquisitions 16.0 MSF executed 1 subordinate interest today
1.0 MSF future (130 units)
2015 2019 Mkt 3.5 MSF flex sale (pending) Vs,
0 [MSF) (MSF) Share 20,5 MSF total dispositions 11 subordinate interests in 2015

1. Waterfront 46 5.1 29% (3,026 units)
2. Metropark® 4 1.1 79% 68% of 2015 portfolio

2015: 46.4% pro rata ownership (9

7.5% disposition cap rate ¥
2019: 80.7% pro rata ownership ®)

3. Short Hills 0.2 0.8 75%

Total Class A

ass 5.2 7.0 0.7 MSF remaining non-core 7,415 operating units
Other 248 50 $34.35 current base rent 1J949 in-construction 5!
Total Portfolic 301 12.0 Vs, 9,364 total unit count

Transition from quantity $25.13 disposition rent We control our destiny:
to quality market share 37% increase 6,238 developable units along Waterfront 7




20/15 Plan Update — Room to Improve

Mack-Cali continues to improve upon the following objectives:

B+

Rebuild operational excellence

B+

Continually improve operating
efficiencies

Incomplete

Align balance sheet with business plan

Office Cap-Ex: $113.1M 2015-2019
10.4 MSF affected
Residentia| Pipeline
Since 2015: 2,393 units delivered
1,949 units currently in-construction

Result: New residential assets and
renaovated office assets

Office Margins 1)
2015: 56% EBITDA margin
2018: 59% EBITDA margin
2020: 62% EBITDA margin goal

$10.4M cash GEA + real estate
services savings:

2015: 600 employeeas
2018: 273 employees

Repay unsecured loans: 5300 M flex
sale proceeds

= L4xincrease in leverage due to
move-outs

= Secured mortgage strategy:
residential & select office assets

= Retire bonds with future sales &
mortgage proceeds



2019 Current Holdings:



Our Investment Strategy

Value

Strategy Execution

Proposition
MJ Waterfront transit Access to New York & Dominate core Concentrated
hubs will experience professional hubs, submarkets, take investment along high
unparalleled growth as | | discount to NYC, room advantage of barrier-to-entry

to grow as millennials
start families, tax

more seek value, operational synergies markets

connectivity &

Result: Leading residential and office owner along New Jersey’s Waterfront

Residential Units (1) 4,419 Office Buildings 2 7
Residential Land (Units): 6,988 Office SF2); 4,884,193
Residential Market Share Today: 12%  Office Market Share: 29%

514 In-Construction Hotel Keys 208

Operating Hotel Keys

| ciusen cpwneg |2.996 uats B e-canatracton | 1A% | Dasiaden 372 by Mt
il e e Personn 1 iraips P (560,000 ).



Dual Platforms Form One Strategy: The Waterfront

Residential
$5.3 billion
Market Capitalization
— $3.7 billion —
Met Asset Value .
7,929 11.7 million
Operating Residential Units/Keys ¥ SF Office Space (Excl. Flex Portfalia)
96.4% 84.2%
% Leased Residential Units % Leased (Excl. Non-Core)
2,156 9.9% 30.9%
In-Construction Residential Units/Keys Cash/GAAP Rertal Rate Roll-Up (Excl, Hon-Core)
6_22% Ma:k-CaIi:538.85 Markes: 545.m Premium: 16%
Ir-Consruction Avg Development Yield & ‘Waterfrant Avip Base Rents v, Market Asking Rent
54?_09 Mnnkf:li:saz.zl Markes: 333.03 Premium: 3%
Average Waterfront Rent PSF Suburban Awg Base Rents vs. Mariet Asking Rent
12% 29%
Residential Waterfront Market Share Office Waterfront Market Share

14
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] Fachaes Mot soceh at Ror impesal (72 unin. In-corunoction seg Sevelopmen: yekd inckcing Focoh 5655



Waterfront Concentration

Waterfront Holdings:

8 Operating Office 5,084,193 SF
7 Operating Resi®®! 2,996 Units
2 Operating Hotels 514 Keys
2 In-Construction Resi 1,423 Units
1 In-Construction Hotel 208 Keys
12 Land Parcels 6,988 Units

Total Waterfront Holdings

Mack-Cali Assets

&
L

o

PSF/
Av (1 Unit

$1,812M  $356.40
$1,496M $499,332
$159M 5308,738
$353M 5248067
$103M  35497,585
$452M  $64,682

$4,375M
59% Total GAV

Fort Lee

Edgewater

port Imperal i’

lersey City

Hoboken

%

(9]



Waterfront: Residential Market Share

The Company is the largest institutional owner of operating class A residential and developable
land, controlling approximately 12% of the current market and 31% of the potential market

Roseland Waterfront
Comparable Units Market Operating Portfolio:
I = = G Units Ownership
_— , N _—
LeFrak Organization 15 4,714 19% 2015: 2,069 20%
Ironstate!® 12 4,395 17% | 2019: 2,996 82%
Roseland?) 7 2,996 12% +927 +62%
Kushner Real Estate Group 5 2,163 9% . .
Roseland Buildout (Units):
Equity Residential 6 1,725 7%
Prudential 5 1,379 5% Current Portfolio: 2,996
Hartz Mountain 2 822 3% In-Construction: 1,423
Avalon Bay 2 722 3% Pipeline (2019-2020): 2,403
Other 33 7,194 28% | additional Units: 4,595
Waterfront Total 85 25,340 100% | Buildout Portfolio: 11,417

31% Market Share®




Waterfront: Office Market Share

Office leasing velocity along the Waterfront has increased, with 1L.5MSF of deals currently being
toured. Mack-Cali is well positioned for large-scale tenants, as the Company controls 50% of
blocks >100KSF

Comparable SF Market

Properties Share
Mack-Cali V) i 4.9MSF 29%
LeFrak 6 3.9MSF 23%
SIP Properties 3 1.4MSF 8%
Goldman Sachs 1 1.4MSF 8%
Bentell Kennedy 1 1.1MSF 7%
Spear Street Capital 2 0.9MSF 5%
John Hancock 1 0.7MSF 4%
Columbia Property Trust 1 0.6MSF 4%
Other Owners 8 2.0MSF 12%
Waterfront Total (2! 30 16.9MSF 100%

et G Fromfakon & Brndge: Flaan (TG00 G 19




Two Platforms = One Strategy: The Waterfront

Summary Valuation %

MSF/

Units Gay
Office 11.7 £3,456M
Residential 9,364  53,955M
Total $7,411M

MNAY

$1,981M
51,686M

$3,667M

%

54%

465

100%

GAV Waterfront Share NAV Waterfront Share

Waterfront
Residential,
52,486M

54.3B (59%)
Waterfront share

Waterfront
Residential,
51,175M

$2.2B (61%)

Waterfront share

Office NAV
Waterfront

Short Hills & Metropark
Suburban/Other

Total Office

Residential NAV
Waterfront
Boston

Other

Total Residential

GAV
51,857TM

SE04M
5995M

$3,456M

GAV
52,486M

5892M
S577M

$3,955M

B (ML) 0 1 501

NAW I
51,052M

5275M
SE54M

$1,981M

NAY I
$1,175M

5318M
$189M

$1,686M
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NAV Growth: Outperformance vs. Peers

e et Year-Over-Year NAV Estimate (Indexed) B
$32.08
T $30.62
28.6% N
$26.2 Growth
12.2%
Growth
L]
521 0.9%

2016

e NYCPeerAverage”  « NAREIT Office Index ") - cLI



2019 Waterfront Strategy:
Market Share & Capital Allocation
to Drive Outsized Returns



Waterfront Value Proposition

We believe that large mark-to-market gain and rents have room to grow while still at a significant
discount to those in Manhattan:

Harborside Financial District

Residential: $50.00 PSF Residential; $70.00 PSF
Office: $45.00 PSF Office 12): $69.00 PSF

T ® ] 1; _ Bl
Residential 'U: 34% increase in disposable income
Office: 35% rent per square foot savings

Hoboken — 111 River Midtown South

Residential: $55.00 PSF Residential: $80.00 PSF
Office: $52.00 PSF Office 2): $93.00 PSF

Residential ''l: 449 increase in disposable income
Office: 44% rent per square foot savings

-,

Port Imperial Midtown

Residential: $42.00 PSF Residential: $75.00 PSF
Office: $55.00 PSF Office2); $89.,00 PSF

Residential I!: 51% increase in disposable income
Office: 38% rent per square foot savings

Do ponabie ncomg cakuiations baed on 3 TH07 | Sedroom apartment s houssioid inpome of § 20,0001 For more information, plase see the residertial cak;
S0 1L - BORAML KA O Walret Dot et Ry 15, 2509, £ & 2018 BA ertal ranes



Waterfront: Rental Growth

Better demographics, new supply & amenities = increased rental rates

Same Store:

Marbella
Monaco
RiverTrace

Same Store Total

Deliveries:

M2

Urby
RiverHouse 11
Soho Lofts !
Total Deliveries

Total Waterfront

Fernding soquion n neghiE pn

523
316
1,251

311
762
285
377
1,745

2,996

Net Effective  Met Effective  Met Effective  Net Effective

Rent PSF
YE 2014

$36.95
40.71
3572
53821

43821

Rent PSF
YE 2015

538.87
4305
3524

$39.70

$39.70

Rent PSF
YE 2016

$39.79
43.58
2827
541.03

542.99

$41.42

Rent PSF
YE 2017

540.40
44.79
37.36

541.47

645,57
54.73

§52.08

$46.37

Net Effective
Rent PSF
YE 2018

540.99
45.47
3748

54198

$46.46
55.95
40.52
3895
$47.99

$45.48

Avg Annual
Rental
Increase

2.63%

2.80%

1.21%

3.96%

2.23%



Successful 2018 Deliveries

The Company delivered 1,212 units to the marketplace in 2018, which are collectively 85.9% leased
as of January 20, 2019

= Highlighting this success is the absorption of RiverHouse 11. The property opened on July 6, 2018,
stabilized within 3 months in October, and is currently leased at 97.3% (287 units)

Partside 5/6 Signature Place Metropolitan Lofts
Total
Deliveries
Phase|  Phasell
Units 295 296 157 237 128 59 1,212
Location Weehawken, M) East Boston, MA Marris Plains, H) Worcester, MA Morristown, NJ -
- February  July 23, R
Commenced Operations July g, 2018 May 4, 2018 March 24, 2018 24, 2018 2018 April 23, 2018
Units Absorbed 287 283 191 189 3z 58 1,041
Parcent Leasad 97.3% 95.6% 97.0% 79.7% 25.0% 100.0% B5.9%
Development Yield 6.60% B.40% 6.68% 5.21% 6.72% 6.45%
Stabilized Cash Flow 1 54.7 millicn 54.3 millien 51.9 million 53.4 million 50.1 million 514.4 million
L] Aepreterts projedted wialeined MO T oot sefior. Lo p 4 for wfarmition on Nt Oper st woame (WO
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Waterfront Residential Development Outperformance

The Company had record velocity on recent Waterfront deliveries (1,368 units):

2016 2017 2018

Total
i = ' Waterfront
M2 Urby RiverHouse 11  Deliveries
Units: 311 762 295 1,368
Location: lersey City Jersey City Port Imperial -
Initial Occupancy: June 2016 March 2017 July 2018 -
Lease-Up Period: & Months & Months 3 Months -
Leases Per Month: 50/ Month 120/ Month 100/ Month -
Rental Increases in Lease-Up: 8.9% 11.4% 8.6% 10.2%

Result: Allocate capital to Waterfront residential development



Waterfront-Focused Development Pipeline

The Company’s next round of construction deliveries and near-term starts are heavily weighted
towards Waterfront (79.9% of aggregate total project cost)

Units

Location
Development Start
Initial ecupancy
Project Stabilization
Tatal Praject Cost
Progected NOI

Development Yield

Waterfront Starts
(2018-2020)

Location

Developable Units

25 Columbus

Building 8

Riverwalk C

750 a3 360
Jersey City, NJ Weehawken, N)  West New York, NJ
02 2019 a3 2018 Q4 2017
o2 2022 Q4 2020 04 2020
Q4 2023 04 2021 Q12022
$463.5 million $142.6 million $186.5 million
$27.6 million $9.0 million $11.2 million
6.00% 6.33% 5.98%
Harborside 8 Park Parcel Urbyll
Jersey City Port Imperial lersey City
679 224 1,500

Chase Il

326
Malden, Ma
Q32018
a4 2020
Q42021
599.9 million
$6.0 million
6.05%

In-Construction:
2019-2020 Starts:

233 Canoe Brook
-
W

200

Short Hills, NJ

04 2018
04 2020

Q42021

$99.5 million

$5.9 million
5.94%

1,423 Units
2,403 Units

Total Waterfront Pipeline: 3,826 Units



Waterfront Land Parcels

Mack-Cali controls or has a financial interest in a total of 12 sites (6 Jersey City, 6 Port
Imperial), comprised of 6,988 developable residential units and 350,000 SF of office space
along the NJ Waterfront that it may build with minimal site preparation and planning
approvals

25 Columbus Harborside 4
Jersey City Jersey City
Development Development
Paotential: Potential:
750 Units 875 Units
100% Ownership 100% Ownership
Building 1/3 ParkParcel  Building 16 Riverbend 6
Port Imperial Port Imperial Port Imperial Part Imperial
Development Development Development Development
Potential: Potential: Potential: Potential:
350,000 Office 224 Units 131 Units 165 Units

N with

100% C ' 100% Ownership  100% 5
mmmsl'llp. | | erﬂ'lp Mﬂ? Prudential (20%)
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Vacancy is in Our Best Assets

* Mack-Cali will continue to invest in its best assets — current plan $149,.7M

As AFFO increases, we have and will allocate $30M per annum

The Company has 1 MSF to lease to 92% stabilization

In-place rents on the Waterfront are currently 21% below asking

% Future Total
Building S VacantSF ";::;‘ ’;‘:"1:: ncrease Cip-ExPian S‘f“" ©  Spend  Approx
m {'19-'21)  Cost
101 Hudson 1,246,283 294,382 §37.21 547.00 26.3%  Restaurant, Loboy S0.0M $6.6M 56.6M
Harborside 112 399,578 205,512 34,62 47.00 35.8% Ra-gkir 12.2M 61.0M 73.2ZM

Harborside 2 & 3 1,487,222 253,121 38.50 41.00 6.5% 27.8M 16.5M 44.3M

Harborside 4a 207,670 9,176  36.56 44,00 204% CETCOo 0.4M 16.1M 16.5M

Harborside 5 977,225 396,069 35,40 49.00 24.4% Restaurant, Lobby 0.5M 6.5M 7.0M
111 River 566,215 149,161 35.48 52.00 31.7% by, Fagade 1.1M 0.9M 2.0M
NJ Waterfront 4,884,193 1,307,421 $38.06 546.03 21.0% 542.0M $5107.6M 5149.6M

NY ‘Waterway - Harbordide S{).lM SOOM S‘D>1M

Total 542.1M  5107.6M 5149.7M



Harborside Transformation

Harborside is the center of live/work/play on the New lersey Waterfront. Future investment will
solidify its position and benefit lease-up efforts

Before — 2015

Capital Spent: $42.1 M
Proj. Future Investment: 107.6 M
Total Project Cost: $149.7 M

Amenities to come:

13,000 sq. ft. Food Hall

Lounge & game room

Various retailers

Restaurants with outdoor seating




2019 Waterfront Strategy:
Dramatic Shift in NOI Mix



Transaction Volume — We Continue to Transform

Mack-Cali has been active in the marketplace, expecting to transact on approximately $1.3
billion of deal flow between December 31, 2018 and the end of the first quarter 2019.

Dispositions Acquisitions

Flex Sale — Elmsford e S70M Soho LOFS (n eporations) 5264M

Flex Sale — Morthern Portfolio nesiaes S488M 99 Wood Avenue South e carme S62M

Other Dispositions under conacion S140M M2 — Consolidation jurcer ceresc 5195M
107 Morgan Site (i repiasen) SE5M

Total Dispasitions $698M Total Acquisitions $586M

Total Transaction Activity:

$1.3 billion




Flex Portfolio Sale

$70 million Elmsford Portfolio sale closed on December 31, 2018 at a 4.5%
cap rate. The remaining 4 portfolios under negotiation, soon to go to
contract and expected to close on or around March 31, 2019

Strong demand for last mile distribution
centers allowed the company to exit a

Total Portfolio Statistics:

consistent business line at an attractive price. 3,526,612 93 3%
Rentable Squore Feet % Leagsed
1. Reduces leverage $18.57 6.2%
* Deleveraging impact of ~0.75x on Average Annual Forward Cash
Net Debt/EBITDA Base Rent PSF Cap Rate

+ Approximately $300 million proceeds S550M

available for debt repayment

Published NAV

2. Furthers G&A efficiency

3. Simplifies business mix — dual platform




NOI Evolution — 40/40/20

Through the executed disposition program, strategic acquisitions and residential development, the
Company has and will continue to dramatically shift its NOI composition:

40% Residential
40% Waterfront & Class A Office
20% Suburban
202015 302018 NOI Projected NOI W/ CIP Stabilized,
NOI Composition (annualized) ! Composition (annualized) ™! Flex Sale & Acquisitions [ (2

Total Portfolic NOI: $357M Total Portfolio NOI 3 $333M Total Portfolio NOI; $347M
Preferred Segments: 37% Preferred Segments: 69% Preferred Segments: 82%
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2019 Objective:

A New & Improved Suburban Portfolio



Suburban Portfolio Repositioning - Core

Only 18 suburban assets — 2.8 MSF — remain from September 2015 portfolio. Rents in current
portfolio are 21% higher than 2015 rents in those markets

Core Suburban Markets:
As of September 2015

Market Inventory  %leased  Rent™
Maorris 3.1MEF 79.8% 524,56
Monmauth 1.2M5F 92.5% 526,22
Metropark 0.2M5F 100.0% 528,79
Short Hills 0.3M5F 97.2% $32.37
Tatal 4.8MSF 84.9% 525,58

11} Werightes Jwmvagn Bane sBRoE o WeaLen enEOutec A T Fe manthenced Sapenmber M, 45, Siasanics e e Sepoombnr B, 215 wpplemercal packge
I3 Cument weighied iemage rdigrens

10} imchocion 50 Woao e § acouisicion £17 1L G088 5 wrcies coroact

Mkt. Share

23.9%

10.8%

5.0%

225%

Market

Maorris
Maonmaouth
Metropark 91
Short Hills

Total

As of January 2019
Inventory % Lleased  Rent®!
3.0MSF 78.0% 53250
1.2M5F 78.4% $30.00
1.1MSF 98.8% $37.00
0.8MSF 94.4% S47.00
6.1MSF 84.1% $31.44

24.1%

10,.3%

32.8%

75.3%

34



Suburban Portfolio — Exiting Non-Core

The Company is largely complete with its disposition plan to exit Non-Core Markets. Only three joint
ventures remain: one is under contract to be sold

Non-Core Suburban Markets:

As of September 2015 As of January 2019
Market Inventory 3% Leased Rent Mkt Share Market Inventory 2% Leased Rent Mkt Share
Paramus 2.6MSF 81.5% 321,79 36.4% Paramus 01L.0MSE ‘EXI']
DC& Maryland  1.3MSF 74.2% 442,12 2.3% DC& Maryland  OLOMSE ‘?‘Kl'l
Eranford 0.8MSF BL7% 424058 23.3% Cranford 0.0MSF E‘K[’l
Wihite Plains 0.7MSE 80.7%  $3286  108% White Plains 0.0MSF ‘?‘Kl'l

L=

loint Ventures 5.6MSF Jgint Ventures 0.3MSF EXITING
Other 36MSF Other DEMSF EXITING

Total 14,6MSF 80.0% $28.45 7.0% Total 1.2MSF



Financial Update



Debt Portfolio Rebalancing

The Company continues to change the composition of its debt to align with its business
strategy while materially extending weighted average maturity and lirniting any default risk

2015 Debt Mix

Office
Secured
Permanént,

Erod

Residential
— Secured

Parmanant,

DL .
Residental Sacured

Canstruction, 2%

Wid Avg Term:
3.7 Years

Sin thousands

Current Debt Mix Target Debt Mix

el Office

Sacured
Permanent, Sfr:;m
4
' g b

Residential Secured Corsirudion, 8%

Wid Avg Term: Wtd Avg Term:
4.5 Years 5.5 Years
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Debt Profile

Management believes that utilizing Net Debt/EBITDA alone does not accurately express the
real estate Loan to Value, as it ignores the composition of the underlying cash flow.

COITIEI'I! X Comgan!Y m
Office Leverage 7.8x 7.2x - 6.3x 5.25x - 6.25x
Residential Leverage N/A 12.0x - 10.6x 12.0x - 10.0x
Total Net Debt/EBITDA 7 Bx 9.0x — B.0x < 8.0x
Cap Rate 8.50% 6.25% <6.25%
v 66.3% 56% - 50% <50%
Office Portfolio SF 30.1 MSF 11.0 MSF
Residential Portfolio Units 6,826 units 9,364 units
Avg Residential Ownership 46.4% 76.2%
NOI By Type:
Residential S28M 8% $137M  40%
Waterfront Office g82M  23% 97M  28%
Class A Suburban Office 23M 6% 49M  14%
Suburban Office 170M  48% BAM  18%
Flex Parks S4M 15% .
Total $357M  100% $347M 100%



Longer Term Leases = Less Lease Maturities

By increasing the quality and reducing the size of its office portfolio, Mack-Cali has been
able to decrease the forward three-year average annual rollover from 13.9% to 7.4% (1,

Lease Roll % 2019 - 2021

16.0%
. 13.8%
12.0% 11.5%
10.0% i 86%
S 7.6%
5.0% 49%
4.0%
B
0.0%

2019 2020 2021
W 2015 Portfolic ™ 2019 Core Portfolio

Portfolio: 24,8 MSF Porttolio: 11.0 MSF
leased: 19.9 MSF Leased: 8.9 MSF
% Roll '19-°21: 34% % Roll 19-°21: 22%

{1l Sewrce: &0 10 Srupsberernsl &0 ML weganees



Drivers of Earnings Growth

Management believes that Waterfront lease-up opportunity and
development deliveries can generate FFO growth of 36.9%

% Growth in FFO/AFFO (2018 FFO Midpoint)

0%

Waterfront Development
Occupancy Deliveries (2)
Gains @)
[92% occupancy)
2019 Deliveries: S7.0M (+3.8% Increase)
2018 Deliveries: 511.6M (+6,3% increase)
540 million or $0.40 per
share [+22% increase)
Mear/Intermediate Term Near/Intermediate Term

{12-36 months)

{12-36 months)

st €. 5% ookt o devaloprments with 552 T milon m debe provend: st wagtted mwage rate of LA
i oo Ml arrsct; Mol cimeeioprroanss with 5110 milicn ie chabt o ocmdl o rate of 4 756

Development
Deliveries (3)

Remaining
Waterfront
Development:
6,988 Units

Long Term
{36 months and future)



Multifamily Development Sources & Uses

The Company expects to have excess capital source ability to achieve the following development

objectives:

Sources =
Remaining Rockpoint Capital S45M
Canstruction Refinancings S100M
Dispositions S160M
New Project-Level Joint Ventures 5125M
[Total Sources $430M |

Uses

In-Construction Portfolio:
Chase at Overlook Ridge Il
Building 9 at Port Imperial
Riverwalk C at Port Imperial
233 Canoe Brook
25 Christopher Columbus

Priority Starts (2019-2020)
Harborside 8
Park Parcel at Port Imperial
Urby Phase lI

518M
16M

18M
115M
$168M

592M
47M
106M
$245M

[Total Uses

$413M|




DC Portfolio — Amazon Benefit

The DC Metro area is not one of Mack-Cali’s core geographies, and the
Company will eventually exit its positions. Amazon’s HQ2 is expected to drive
demand in the DC residential market and produce premiums at sale

Amazon HQ2 Crystal City Crystal House — Crystal City Station House — Washington DC

25,000+ Jobs 825 Units 378 Units
$2.5+ Billion Investment $350M Price $200M Price

Combined $111M Expected Company Share
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Implied Stock Price

The market-implied value of the office portfolio is less than $0 given the Rockpoint-validated
Residential NAV and anticipated Flex Portfolio sales price. At modest pro forma values per square
foot, the Office Portfolio provides an additional $9.01 per share.

Mack-Cali Stock Price $2053

30,2018 NAV

Residential NAV Per Share 515.70

Flex Park MAY Per Share 551

Subtotal: RRT & Flex NAY (Midpoint) $21.21

Implled Office Portfollo Value (50.68) The Office Portfolio is free!

SF Replacement ProForma ProForma Secured Debt NAV®) 2018  Stabilized
Cost GAVIl  GAVPSF & Third Party Yield®  Yield

Waterfront 4.9 MSF 5525 $1,538 5315 (5250) 51,288 5.5% 8.4%
Class & Suburban *! 2.0 M5F 350 410 210 (125) 285 10.0% 11.5%
Suburban 4.1 MSF 250 414 100 0 414 13.1% 17.4%
Other Investments 587 (166) 421
Unsecured Debt & Other
Obligations (1,500)
Total Office Portfolio 42,949 {$541) $908

Remaining NAV Per Share

W S bt ol o BN Sl 1




Earnings Guidance

2019 Guidance Assumptions

Office Occupancy Year-End Leased %
Office Same-Store GAAP NOI Growth
Office Same-Store Cash NOI Growth
Multifamily Same-Store GAAP NOI Growth
Straight-Line Rent Adjustment & FAS 141 Mark-to-Market Rent Adjustment
Dispositions (Excluding Flex)

Flex Dispositions

Acquisitions (1031 & Partner Buyouts)
Base Building Capital Expenditures
Leasing Capital Expenditures

General & Administrative Expense
Interest Expense

Topic 842

Low

79%
(7%)
(1494}
1%
317
§155
$480
5415
58
366
346
495
$2.5

5 im millions

High

83%
(3%)
(10%)
3%
327
$180
5480
5415
413
5109
451
$105
835



Guidance Rollforwards

low  High
2018 Care FFD Per Diluted Share 51.81 51.85
Same-Store Unlevered Consolidated Operating NOI
Waterfront 1 (0.11) (0.09)
Core Suburban Office 0.00 0.00
Residential 0.01 0.01
Subtotal (50.10)  (50.08)
Investment Activity Uinlevered Operating NOI
2018 Office Dispositions (0.05)  (0.05)
2018 Multifamily Acquisitions 0.06 0.06
Development Stabilizations 0.22 0.23
2019 Office Dispositions (0.01) (0.01)
2018/2019 Flex Dispositions (0.26) (0.26)
2019 Office Acquisitions 0.04 0.04
2019 Multifamily Dispositions (0.02) (0.02)
2019 Multifamily Acquisitions 2 0.15 0.16
Subtaotal 50.13 $0.15
Corporate/Other
Ioint Venture Earnings 0.01 0.01
General & Administrative 31 (0.02) (0.01)
Interast Expense (0.17) (0.16)
Rockpoint Distributions (0.05) (0.05)
Other Office/Assets {0.01) (0.01)
Subtotal (50.24)  (50.22)
2019 Initial Guidance Range (Pre-Topic 842) S1.60 S$1.70

] Grgup inchadis M2 nd Soha Laf
1% Lartesd regt ¥ sawarance and suparation coats
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Global Definitions

Avurage Revenus Per Home: Calculsted astotal spartment revenue for the quarter endesd
Leptember 10, daided by the average percent oocupsed for the quarter ended September
0, 2008, dimvided by the number of apartmerits and divided by theoee,

Leng-term hold office praperties in Targeted submarkets farmery
defined as Urban Core,

Whally awned communities and commurities
wheneby the Company has a controling interest.

BapcPyrky: Frimarily office e propenties, including iy affice buldings located within the
TP park,
[Future Developmant- Represents land invensony curent iy owned or contralled by the
Compary.

; The medric represents the projected vatue of the Company's
imterest after accounting for pro rata share of 3™ party value.

\dent ified Repurposing Communities. Communi ies net curmently owned by BRT, which
hanve been idertified for transfer from Mack-Cali to ART for residential repurposing.

In-Cortyuction Commanitiisl: Carmmunities that ane undes coratruction and Fave not yet
COMMENCEd inial I ging Sothitis.

; Cormmaunities that have commenced initial operations but have not
vt achieved Project Stabilization,

, Fiepreserds cash equity that the Company has contribiuted or hasa futune
abligatien 1o condribute to s project

B M Vil [NAW]: The metric represents th net prajectisd valus of the Compary's
et afper accounting for all priofity debl and equity payments. The metnc includes
capital irvested by the Company.

Total property revenoes less real estate tases, utdities and
operating expenaes
Hon-Corg: Froperties desigrated for eventual salefd spostion or
reposiioningiredevelopment,

Operating Communities: Commurnities that have achieved Project Stabdization.

Predevsiopment Communities: Cormmuniies whene the Company has commenced
predevelopment acthities ihat have a near-term projected praject start.

;A evidenced by a certificate of completion by a cestified architect or
iszuance of a final or termporary cestficate of ooougancy.

; Lewse-Up communilies that hive schievid over 35 Percentape Leased
fr §ix CONSRCUAE Wiks.

Projected Stablliped MOI: Pro forma NO! for Lease-Up, In-Conatructionor Future
Development commurit s upan achaeving Project Stabiliztion.

Profected Stpbiliped Yeskd: Fipresents Projected Stabdized MO divided by Tatal Costs.

Commercial holdings of the Company which have been
tarpeted for nezoning from their existing office to new multi-family use and have a
likedihood of achieving desired rezoningand project approvals.

Joint Venture Ccommunities whére the Company's ownership
digtnibutions ank subordinate to payment of priority capal prefernsd reurs,

Suburban: Long-term hold office properties [escuding Class & Suburban and Waterfront
Incatiors] formerly defined as Suburban Cone

Third Party Caplial: Capital irvested by third partses and ret Mack-Cali,
; Fespreserts full project budpet, Bchesng land ard developer heed, and irderest
expinig thiough Froject Completian.

Waterfront: Office assets located on NI Hudson Rver waterfront,
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NAV 3Q 2018 el

[ MAV Calculation ! Het Value Range ™|
Hantable S/ Eralecied Lap Baie GrossAssel GrossPec SF |Property Third Party Dlscouniing (MefAsset| — High Low
Apt Upits Cash oy ™ Yalue i Debt  laterests Lo Yalue
(0] 18] i€l 7] {h-B-C-0)
Liginy City, Hataken) 4,204 5847 4.8% $1.780 5364 15250 50 50| 51530 41,739
ASuburban (Metropaek, Shoe Hilks) 1.951 41.0 6.9% 592 an3 1125) Q +] 467 513
Subuarban 4136 540 BT 619 150 a a o 619 657
Fliea Parks isny 29 65% ] lig a o a 243 94
Subtoral M1 14,498 52156 $3,540 244 | (5375) 0 $0 | $3,165 | $3,503
Man-Care™ 0709 L1 a 1] a 58 1] 59
ozl and Oz her ¥ interesss ™ 201 129 137 a 35 35 35
Harborsde Plazad 80 a Q a 53 a0 af
Wegman's & Retal ' 56 [:} 1} [:} 56 56 56
Land™ 39 a a a 38 35 E
Repostioning Propetie " 103 ] 0 ] 103 103 103
1031 Balances & Cther Recehables (a1 cost) i3 a g 2 a3 A3
Office - Asset Value 15.207 54,127 ($504) 1537) 50 | $3,586 | $3,924
Lems: Coffice Uneecured Debt (1447} [2.427}
Luss: Office Preferred Bquisy/LP Interests L 1
Total Office NAV 15.207 $2,086 | 52,424
Besidentlal Portfollo Units
Cperating Prop 3,281 562.0  49% 51,274 5388 15679y 50 152} 5593 5653 5529
Operating Properies - 35334 07 ATH 16482 L4eE) (BE4Y [(%E]] [ 401 447 3ia
I EnFt Tt N PIODET S 1,704 £18 5.r% 2993 554 [ 192} 104y a4 173 306
9,624 485 50 +] [100) a i85 404 £l
e Business, Tas Credi, & ExceisCash 1z a a o 2 1z P
Besidentlal - Asset Value Y 18,033 $4,451 [$1,998) (5505) ($107)[_$1.740 | 41,900 $1,535
Less: Rockpont Interest (255 [268} (247
Plus: dddtional Bedent sl Holdings T1& a6 134 a a a ag il M
Total Residentinl NAY 18,751 54,547 ($1,999) (5605) ($107) $1,581  $1,733 $1,385
Total Mack-Call NAV 53,667 | 54,157 $3,189
36,42 | 541.28 53167

Approximate NAV f Shore (100, 7MM shares) B4
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Notes: Gross & Net Asset Value (Unaudited)

1 Raflbots Progctid DOAR Cash NOI R7 aMice S5atE: Sropoted 12.MaREh NOI 57 St it Tl 355805 4N [ PropeTed SLabalibed NO| 107 Feahts MEill 35405 i vl WORrment 3 hadia-ud. Sbi MIOTRIN0A Ao
Met Dperating Income on page 55.

{31 NAV s perenally srived o8 by cakiulating the estimated gross ewet values for aech of the Companm's mal eitate peopertion. |mestmants and othar signficact swets and intecests. and then dediacting from wch
APROUAES TR COMEIRONAING Mt Ssbt and third ParTies’ IMENests in the Saets. Gross 3350 vallues Tor stabdied o2 rting mulfamdy real §Siate PrODENsS are calculite wning the direct capRasination methad by
dividing propect o net ope rating income Tor the neet one year period by an ekimet ed market capk slmiion rate Sor each property, Grow asset vilues for operating office proge ties are preserted by dividing projected
et oo rating income for the nest ome year pavicd byan estimated vear one imputed cankalzation rate for sach cropety, See Footrote 4 for s more detailed descrigtion of the methodology waed by marsgemaens to
LIS o SSE vakobS 10F 5 OPEFALING cMie DRSPS, MIRRETANT SAoHCts HEL SPSTMTIAR NGl ThaT It S520Ts 10 Mcehe 107 TUELTY DOMCds I & cOMBANtON of in-plboe kidh (COMTBCLS, PRagesting
renewals of expiring kases and prospective hese-up of vacant space. Marked capitalzation rates are estimated for each propesty tesed on &3 asset class and geographic location and ane based on information from
e Ent CrTparty Sk transact ons #s wel 23 from pubilic by aval labde infemation regerding unselabed thind pasty prope Tty Eranas e,

3] T walise Fange i detemined by S00NE OF SUbLRTING 0 50% tothe vear | cap rate Tor office proparis and 0.25% 02 the vear 1 cap rre 105 ressential proge Miss. PTopeny cash fiows have besn reduced by credic
loas resarves, beasing and base Guldiog capfal expendiures, inclding Martorsde renowations. The Waterfront vakation inchades 580 milion in capkal for the Mashorside rengvations, Addionally, the analnis
Includes approuimately S8 million in ba s buiiding capital during the firg thees yearsof the five year Sacounted cosh flow. The capital is sliccated to physical bulding improve merts and is estimated 540 milion ot the
Wareiteonr, SI8 FlRo A The ClE A Suborban, and S1O millan v M Suburban pemiohy's, rHpemively. FUsPmess, Chi B5aNAE i iudes SL0 milion i Masng captal Budpeed 7 aechad th Watsrrone, Clss A
Suburbamand Suburtan poriolios, This s in additkon to the benant improeemants, keasing commissions and capial ressrves budpeted,

14

Rentable Market  Stabilized

Aren 2018 Year 1 Cap  In-Place Rent Oecupancy Stabilized  Unlevered

MSF) Cash HOH Rate Rent PSF PSF Rate Cap Bate R WValue S PSF
LDifce
Huadson Waterfron: 4884 s28.70 4.76% 53885 S4ahan 92.00% &.00% TO00% 31,780 5364
Class A Suburban 1351 54100 6.33% 36.99 3310 92.50% 700 B.DO% 592 3
Sunuhan 4136 55400 B.72% 27.83 17.69 AR.O0% .00 9.00% 19 150
Flex Paris 513 pi ) 6.54% 2857 1847 9400 T.00% B.00% 243 Lak
Subtetal 14.498 5115.50 530,54 533.25 53,540 5244

Tha yaif o cip pplind 1o Thi Prejectid 2018 Coih NOL IS Saried Traen The BAriant vty of paricdic ciih flows awr fro wbrS nd & termnal vilus Biied o REbERRS R2ome i 3 market cap rate, all
discounted at an unlevered i erma | rae of return. See Infomation Aou Het Operating Incorme on page 56,

The Company caloulaties extimated groas et values for esch of ks coenting cffice assets by taking the sumof () the present valus of peraodic cash flows cver Pve wears and | i & terming val: based on et mated
sabilized income and 3 market capiakntion rate at watdintion. a8 dicounted 3 a0 unireered intemal rate of returm, This valon, divided by the projected ret operting income far a one year perod yekdsthe year
one impued captaizaton e, Manageesent projects the pericdic cash Nenws oves Tive vears and the abilized incoene Trom 3 combination of inclice s contrts, srosgactive mnewal of sapifing lerses and
prospethee kase-up of Vatant space. Facors comsdersd by Management in projecting relasing and bease-up of VICan space and estmatng the apcicable maret remal rates include: Mentifcaion of kases
curnencly being negot ted by management: historical snnuel feasing volumes for such property Types: and comparatde leases that faree been sosd wed Tor properises within the Company’s portiolo and for compeaor
buldimgs insimilar keaticns,

Vaduations for non-coee assets, which ane those assets belng considensd for 5o or digosal. or in the ative marketing process. ane generaly based om rece e contract prices for similar propertbes in the process of
being scid. letters of intent and ongoing negat latiom for propesties.

Inchudes e Company’s cwnership ineres in che Hyart Regency Jersey CEy and chree offics joing venture propers.

whperaets. 36 reilicn amat value caleulited uaing 516 million projected 2008 cash W01 capeed at 45%, 34 Heor Fitnews 520 millon anset valos caltulited uiing 51 millon propected canh MO saceed ot 1%, T
Irfrvaten i Aoyl Nt O parting 19 e o paj 56,

The waiue of lind i based on 3 combination of recent or pendingtransactions for nd paroels within gur releant markets and enneled thind parties, and sometimes may wtie ind sppranat for cedain markets
availatle for other purpertes, suth as for tamaeion financing, Futher, we comider what o Lind parcels vake sould newd to be when combingd with all sther dewliopeent comts to yvield what we Bebeve 1o s an
SSpIopAaL LATREL Fale Of MWILPA or 3 Suvelopmient project. Tr par pATUASNT LRIt oF Pi S3LaN 1600 OICE SRN00 valuis ans diriend by Sviding Uhe SR BSte B valus By I Aursbar of pOTSNCial ATt unts
or square feed of office space the lnd can accommodate. The number of potentlal unts o square feet of offics space 3 land parcel cam accommadate ts most commaonly governed by ether in-place govemmental
approvals or da ity rageletiomisat deah by sxiitiog toning puideines,
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Notes: Gross & Net Asset Value (Unaudited)

(50 Vahatiom for propesties plened for o undengoing 3 repositioning of mepurposing utilze 4 projected statelized net aperating income for the asset upon completion of the repostionng/mpurposng
activtinn, Afer applying an estimated capialzation rate 108 projecied wabiined me cosrmtingincoma, the caplalined vaka i neat discourted back barved on the srojcted sumbsr of periodito re-statiline the
ansat, Th dicoint fte sophed is determinad bawd on § Ak eissant of the i [E ] VAT FRTLIT i I TR B, B SURTRRT AT by SUbEde S
sources, when avalatle for that markec. Additioraily, ad jusime s are made o the e imated value by deducting 2 ny estimated Tutune Costs Recessary 10 comphie the planned activies, o well as adding back
the dccunted projected inberimn aperating cash fows sapscted to be generated by the propety urtil ne-stabilination hay been schared,

(100 Jont venEums iwiatmants are Eenarally ssusd by Spolng & CRpRININIGN Mte 1o [ropcted MOI for Dhe jOING wrtum's Rt (which B Smille 10 Thi prockss for valang Thos swmets wholly owned by the
Company. #s described above and previousyl. and deduciing any st ventune level debt and any value slocable bo joint veniure parners’ inbemats. includes Aoseland's s residential subosiinete menes
(Metropaltan s 40 Park) snd commercial mubordirats inerens.

[12) Thos vakaBEion Sporoach for S3aets M-COMLIGION OF ki Up S5 Sl 00 ThGt appied 10 356605 UNGHTR0RY M DOSTORNE TEDUPONNG 35 Sesirbed above. AMEr JpPhANg an ETEmarel CapRalration e,
cumently ranging from 45% to 5.15%, to 2 projected stabikzed met cpenting income, estimated bo totel approsimately 55008 milon upon tompletion of the comtruction or lese-up adtiies. the Company
dpd et aey awimated TUure comts totalng $357 .4 milion reguired 1o complete comtrusion of Uhe st 15 ande o am etimated wlue snriuable to the s, The Company then discounts the captakised
waliss ek e oo Eh proRchad Fumbes of parnas 1o Mach sabipeton. The SSCOURL rate ppBed, Cormntly MNERG Mom TR 13 9755, i determined based on @ M SRaEmT of 1N
activities and comparable Eaget miums inthe marbetplace. The Company then adds back the decounted projected interim crsh Flows expected to be genenst ed duringthe projected leame-up period (o reach
sabikeatzn,

{12} Rapresents the discoant 1o Sabined valus Sppbid 5 355805 LHAL have HOC VL G hawsd TN FEApEt v Propctid SLabBissd MO dus 10 CONINNGN, M- OF FEcvalion. Ses Inormation ABOUL ket
Dwarating income on page 13,

113) Thw resdential valuation analysi totals b a Roseland MAY of 51, 740,000,000 and sddicional Mack-Cali residantial hobdings of 556,000,000 or @0 sggeegace 51835 000,000, witkhthe company’s share of this HAY
o $1,56:4,000, 000 "MCRC Shara™]. THs [T sr amount i Ssents th oo mpany's shass of Roslind NAY, net of th 5255, 000,000t abls 0 BoCkBGINT's Ronconeraling ntenes.

{14 Ve inv: s i EPl Bpprcmimmtis WAY D ahrs of S0L80 T Iune 30, DOLA 1 Saptemtar 30, DO & ol prirmarity b3 e Boquaition of Prudertials masberhi ritarei in Martells 55 rsproved peroamance
L our ase-up proge s,

Information About Gross Asset Value (GAV) & Net Asset Value (NAV)

Ovarall, NAV & arfiwed at b-\-e.lkd:iumotmud RO Eaal vl o0 each Of Dhaif Sal SRate (FODE ML, I TS a0 OUNT SENIICANT daels and inbesas, lMlmﬂMﬂ'm SuCh aMoURS the

g net: debt and thind parties” imteresis in the swmeds.  Goom syt valoes for the opersing resl estate propeies are cakulsted wiing the direct captalestion metiod by divding proecied et cpeatng
ircome for & ons weer pasicd by an estimated currere captalization rate for sackpropeny. For sach orsrating (ropery. MIRsEement projots net SoRmLng incoms tht & sxseoiy 1o rece e for fture pericda Trom
@ combanatinn of in-place e (ORI, PEOASRctive Pifwmil Of xpiring baded 8 nd pEOupEClive Mids-up Of wIEEnt aphce. Faclon cofmidered Ly il hl @amet i DROMCEng s o nd ese-up of veit ipede
and wstimating the agplicatde markes rental races include: idenc¥icacion of leases curnertly bring negotined By manageme e Ristorical anmual leasing wolumes Tor such propeny Types and comedeable leases tht
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Development Activity & Cash Flow Growth

2017 Celiveries

Uy HarDar B

hase I at Orveriook Ridge
Quarey Mace at Tuzkahos
Total 2017 Lease-Ups

2018 Doliverias

10 2018 Dellveries

Siprature Place ot Mois Plaing

Lofts at &0 Park

E el 1 Oy Squane - Phase |
14 2018 Deliveries

Total

20 2018 Deliveries
Porteide 56
Total 2Q 2018 Deliverles

30 2018 Deliveries

anl Seeet a1 Oty Squane - Phase ||
Riwerdouse 11 at Fort bmpena
Total 33 2018 Deliveries
40 2018 Deliveries

Marnott Wotels 31 Fort Ienpenal™
Tetal 40 2018 Deliveries

ding 9

i Morth = Riveraal C
Tetal 43 2020 Deliveries

Tetal Im-Construction

Total

Bucselured dab d Phasa I G737 entlin 3
Frcjacted teabollad yoald wethout Ehe Marricft

a8,
Hetal

vt o comeciation of Phass 1 {3 78
4 8t Pork rpanl i £.22 pércant

% miligny
Projacted Projected
RRT Mominal % Leased As of:  Actual/Projected Prajected Stabllized Share of Stabillz

nershi nitial i nits ¥leld {18 NOI After

ESO% 97.8% 10 2m? T2 S185 599
1300 S7.4% &0 2016 82 52 i)
1000 97.1% 401 2016 108 28 il
a0.1% 97 6% 1,162 5265 s137
1000 BEER 10 2018 187 6 68% SR 519
0% 10 2018 59 67% 12 [:¥]
Jog o 10 2616 n B21% ik 22
91.0% 453 E46% 58.8 54.3
L I 20 2008 L& fans 52 343
100.0% 73.3% 2986 E.40% 57.6 54.3
100 7% 15.6% 202018 6.21% 11 1.2
100 7% S5.6% 30 2008 295 Bells 8O 47
100.0% 71.4% 423 B.48% 1001 55.9
20 0% 40 2016 g Ld8% a0
F0.0% an 5.48% 5145 9.0
100 7% & 2020 B E 633% 250 45
100 &0 2020 26 055 1] L
2% 402000 250 235% 1L id
TEAK 959 EAl% $26.2 59.6
B5.9% 1,794 E.50% $50.8 5245
85.0% 3,745 6.73% $93.7 $46.7



Residential Calculator — Harborside
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Residential Calculator — Hoboken
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Residential Calculator — Port Imperial
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NAV Growth Support
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Information About Net Operating Income (NOI)

Sin thousands

Reconciliation of Net Income ta Net Operating Income (NOI) Quranadazel)

l 30,2018 3qzoie
Office/Corp Roseland  Total Annualized

Het Income [$1,608) %3,297 $1,689 56,756

Dedsct:

Poima] et ot serices income. (122) {4,310} {4,432

Interest and ctherinvestment loss income] (850] (2} {851)

Eguity in {gamings] kasof unconsoldated joint wentures [7i14] 1,401

Gainon changeof conrolof ntereats - {14,217}

Fesaiped [gains] kases ard wnneaiiped koises on dBposition 2,712 6,330
[Galn) on saleod invest ment in unconsobdated joint ventures . .
(Gain) loss from earlyextinguishment of debe, net

Add:

Fesl et ale services expen ses &3 4317 4,400 17,600
Gériital ansd sdminitratie 8729 1311 10040 40,160
Crepirec an and Smartaation 35,443 10370 45,813 183,252
Interest expense 16,605 4,489 21094 84,376
Net Operating Income (NOI) B0, 338 512 9B7 573 315 293 300
Add:

CLI Share of Uncansclidated IV GAAR NOI B.80Z 35,208
Remaining general and administrathve 1,580 6,320
Deduct:

Conparate KOk [401) 11.604]
Total Portfolle NOI (as reported on p. 32) 583,306 4333,324

Definition of; Net Operating Income [NOI)
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Exhibit 99.2
MACK—CALI REALTY CORPORATION
NEWS RELEASE
For Immediate Release
Mack-Cali to Provide Strategic Plan Update During January 23" Investor Meeting
— Company Reiterates 2018 Guidance —

Jersey City, New Jersey — January 24, 2019 — Mack-Cali Realty Corporation (NYSE: CLI) an owner, manager and developer of premier office and multifamily properties
on the New Jersey Waterfront, announced today that it will publish tomorrow, January 25, 2019, an investor presentation highlighting the substantial progress made during
2018 along with its forward strategic plan. The Company’s executive leadership will host this previously announced event and is providing a webcast scheduled for 12:00
p.m. Eastern Time tomorrow, January 25, 2019.

The presentation and event will illustrate the successful evolution of Mack-Cali’s business and portfolio which has solidified the Company’s position as the premier New
Jersey Waterfront and transit-based, owner, manager, and developer of office and multifamily properties. The presentation showcases the results of its extensive capital
improvement program including its signature Harborside complex on the Jersey City Waterfront and its recent transaction activity.

Guidance/Outlook
The Company maintains its per diluted share guidance ranges for net income of $0.27 to $0.31 and Core FFO of $1.81 to $1.85 for full year 2018, which was provided and
reconciled on October 31, 2018.

Webcast Information

The webcast link will be available tomorrow at www.mack-cali.com/investors The materials presented tomorrow will be included in a Form 8-K furnished by the Company
with the Securities and Exchange Commission and are available on the Company’s website at https://www.mack-cali.com/investors/company-filings-reports/. A replay of the
webcast will be available for 30 days at www.mack-cali.com/investors/events-presentations.

About Mack-Cali Realty Corporation

One of the country’s leading Real Estate Investment Trusts (REITs), Mack-Cali Realty Corporation is an owner, manager and developer of premier office and luxury
multifamily properties in select waterfront and transit-oriented markets throughout the Northeast. Mack-Cali is headquartered in Jersey City, New Jersey, and is the visionary
behind the city’s flourishing waterfront, where the company is leading development, improvement and place-making initiatives for Harborside, a master-planned destination
comprised of class A office, luxury apartments, diverse retail and restaurants, and public spaces.




A fully-integrated and self-managed company, Mack-Cali has provided world-class management, leasing, and development services throughout New Jersey and the
surrounding region for two decades. By regularly investing in its properties and innovative lifestyle amenity packages, Mack-Cali creates environments that empower tenants
and residents to reimagine the way they work and live.

For more information on Mack-Cali Realty Corporation and its properties, visit www.mack-cali.com.

Statements made in this press release 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. Such forward-looking statements are inherently subject to certain risks, trends and uncertainties, many of which the Company cannot
predict with accuracy and some of which the Company 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 advised to consider the factors listed above together with the
additional factors under the heading “Disclosure Regarding Forward-Looking Statements” and “Risk Factors” in the Company’s Annual Report on Form 10-K, as may be
supplemented or amended by the Company’s Quarterly Reports on Form 10-Q, which are incorporated herein by reference. The Company assumes no obligation to update or
supplement forward-looking statements that become untrue because of subsequent events, new information or otherwise, except as required under applicable law.

2 ” < 2 2 .

Contacts: David Smetana Deidre Crockett
Mack-Cali Realty Corporation Mack-Cali Realty Corporation
Chief Financial Officer Senior Vice President,
(732) 590-1035 Corporate Communications
dsmetana@mack-cali.com and Investor Relations

(732) 590-1025
derockett@mack-cali.com
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