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Item 2.02 Results of Operations and Financial Condition

On October 30, 2019, Mack-Cali Realty Corporation (the "Company") issued a press release announcing its financial results for the third quarter 2019. A copy of the
press release is attached hereto as Exhibit 99.2.

Item 7.01 Regulation FD Disclosure

For the quarter ended September 30, 2019, the Company hereby makes available supplemental data regarding its operations, as well as its multifamily real estate
platform. The Company is attaching such supplemental data as Exhibit 99.1 to this Current Report on Form 8-K.

In connection with the foregoing, the Company hereby furnishes the following documents:

Item 9.01 Financial Statements and Exhibits

(d) Exhibits

Exhibit Number Exhibit Title

99.1 Third Quarter 2019 Supplemental Operating and Financial Data.

99.2 Third Quarter 2019 earnings press release of Mack-Cali Realty Corporation dated October 30, 2019.
104.1 The cover page from this Current Report on Form 8-K, formatted in Inline XBRL.

The information included in this Current Report on Form 8-K (including the exhibits hereto) is being furnished under Item 2.02, "Results of Operations and Financial
Condition," Item 7.01, "Regulation FD Disclosure" and Item 9.01 “Financial Statements and Exhibits” of Form 8-K. As such, the information (including the exhibits) 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 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.




EXHIBIT INDEX

Exhibit Number Exhibit Title

99.1 Third Quarter 2019 Supplemental Operating and Financial Data.

99.2 Third Quarter 2019 earnings press release of Mack-Cali Realty Corporation dated October 30. 2019.
104.1 The cover page from this Current Report on Form 8-K, formatted in Inline XBRL.




SIGNATURES

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

MACK-CALI REALTY CORPORATION

Date: October 30, 2019 By:/s/ MICHAEL J. DEMARCO

Michael J. DeMarco
Chief Executive Officer

Date: October 30, 2019 By:/s/ DAVID J. SMETANA

David J. Smetana
Chief Financial Officer
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Company Overview

Corporate Profile

Mack-Cali {CU) is a fully integrated REIT with a dual asset platform comprised
of core office and growing residential holdings. We are gecgraphically focused
on the high barrier-to-entry Hudson River waterfront targeting cash flow
growth through all economic cycles.

Company Objoctives

Mack-Cali's office portfolio strives to achieve the highest possible rents in
select markets with a continuous focus on improving the quality of our
portfolio.

Mack-Cali's residential portfolic, via cur Roseland Residential platform, is a
market-leading residential developer and owner of class A properties. We have
experienced and expect continued growth and cash flow contribution from our
Roseland holdings as our development pipeline of active construction projects
and planned starts is put into service,

District Kitchen, Harborside 2 & 3
Jersay City, NJ

Key Statistics

CLompany

Market Capitalization

Net Ass et Value (Midpoint)
Core FFO

Core FFO Per Diluted Share

AFFO

Office Portfolio
Square Feet of Office Space

Consclidated In-Service Properties

% Leased Office (Excl. Non-Core)

% Commenced Occupancy (Excl. Non-Core)
GAAP Rental Rate Roll-Up (Excl. Non-Core)
Cash Rental Rate Rell-Up (Excl, Non-Core)

#werage In-Place Rent Per Square Foot

ntlal P li
Operating Units/Keys
% Leased
Average Rent Per Unit

In-Construction Units

CLI Company Highlights
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$5.9 billien
53.4 billion
5$38.2 million
50.38
£20.5 million

11.4 million
43
230.3%
78.7%
22.4%
10.9%
£34.95

8,282
97.0%
$2,767
1,944

202019

55.6 billion
53.6 billion
540.0 million
s0.40

529.5 million

11.4 million
43
79.8%
T7.1%
17.7%
3.7%

£34.94

7,262

97.7%
82,737

2,319




Company Achievements

30 2019 Performance Highlights

+ Achieved Core FFO of $38.2 millicn, or 50.38 per share

+ Produced AFFO of $20.5 million

* Office: Leased 69,650 square feet of office space; finished 3Q at B0.58% leased (excluding Non-Core)
+ Residential: The operating portfolio finished 3Q at 97.0% leased

20 2019 Office Loasing Activity
+ Completed 31,285 square feet of waterfront office leasing, including a new deal with DealCloud, Inc.

+ Completed 38,355 square feet of leasing in the class A suburban, suburban, and non-core pertfolics, including a
renewal with IBSA Pharma

30,2019 Development Activity One River Centre, Middletown, M)

+ On July 9, 2019, commenced operations at the Envue Hotel an Autograph Collection Hotel in Port Imperial,
completing the dual-flag hotel development in Weehawken, NJ

T 8 e

+ On July 29, 2019, the Company refinanced the construction loan on Signature Place at Morris Plains with
proceeds from a 543 million permanent loan

+ On August 5, 2019, the Company secured a new 10-year $150 million mortgage on its 111 River office asset in e
Hoboken, NI, at an effective rate of 3.90%; proceads from the mortgage were used to pay down unsecured debt
obligations

* On Seprember 26, 2019, the Company acquired Liberty Towers, a 648-unit apartment complex in Jersey City, for
a purchase price of 5409 million; acquisition was partially funded by a new S-year 5232 million mortgage at an
effective rate of 3.37%

+ On September 26, 2019, the Company closed a construction loan on 233 Canoe Brook, a 195-unit residential @
development in Short Hills, NJ

+ Subsequent to quarter end, the Company dispcsed of Alterra & The Chase at Overlook Ridge for a gross price of
$411.5 million; the net proceeds were used to purchase Liberty Towers, completing the reverse 1031 exchange B2
and payingthe credit line balance down

+ Subsequent to quarter-end, the Company secured a 574 million bridge lcan on the Marriott Hotels at Pory S .
Imperial with additional $20 million of earn out proceeds available

Liberty Towers, Jersey City, NJ

302019 CLI Company Highlights




5 in thousands, except per share amounts

Key Financial Metrics and s

30 2019 20 2019 10 2019 40 2018 30 2018
Core FFO per Diluted Share ™ 0.38 0.40 0.40 0.45 0.43
MNet Income / (Loss) per Diluted Share (0.65) (0.43) 2.66 0.45 (0.05)
Market Value of Equity™ 52,677,497 52,823,556 52,606,635 $2,300,227 52,445,549
= Commen Equity (Includes OP Units) 2,177,378 2,341,337 2,227,440 1,969,768 2,137,674
= Preferred Equity (Rockpoint) 447,795 420,895 326,271 278,135 255,551
= OP Equity [Preferred OPs) 52,324 52,324 52,324 52,324 52,324
= Book Value of )V Minority Interest 48,760 49,165 50,320 42,150 43,243
Total Debt, Net 3,097,156 2,608,112 2,686,316 2,792,651 2,807,718
Total Market Capitalization 5,877,816 5,560,362 5,343,271 5,135,027 5,296,510
Shares and Units:
Common Shares Outstanding 90,551,967 90,553,357 90,325,783 90,320,306 90,307,280
Common Units Outstanding 9,973,344 9,976,344 10,009,355 10,229,349 10,241,849
Combined Shares and Units 100,525,311 100,525,701 100,335,138 100,549,656 100,543,129
Weighted Average - Diluted ™ 100,559,609 100,523,178 100,942,816 100,844,973 100,711,806
Comman Share Price [§'s):
At the End of the Period 521.66 §23.29 §22.20 $19.59 521.26
High During Period 24.09 24.88 22.55 22.26 2192
Low During Period 15.97 2168 18.74 19.02 1892
Dividends Declared per Share 0.20 0.20 0.20 0.20 020
Debt Ratios:
Met Debt to Adiusted EBITDA™ 11.4% [ 10.0% 9.5 9.5x 9.3x 10.0x
= Net Debt to Adiusted EBITDA - Less CIP Debt™ 10.9x f 9.6x B.9x B.8x 8.7x 8.9x
= Net Debt to Adjusted EBITDA - Office Portfolio™ 9.1x [ 8.2x 7.2 7.3x 7.8x 8.3x
= Net Debt to Adiusted EBITDA - Residential Portfolio™ N 15.4x f 13.2x 14.4x 15.2% 13.7x 15.8x
< Net Debt to Adjusted EBITDA - Residental Portfolio Less CIP Debt™ 14.0x f 11.9x 12.6x 12.9% 11.4x 10.9%
Interest Coverage Ratio 2.9% 2.9% 2.8x% 3.1x 3.3x
Fixed Charge Cowerage Ratio 1.9x 2.0x 2.1x 2.2x 2.2
Total Debt/Total Market Capitalization 53.6% 48.3% 50.3% S4.4% 53.0%
Total Debt/Total Book Capitalization S5.1% 50.4% 50.9% 55.2% 55.6%
Total Debt/Total Undepreciated Assets 47.6% 42.7% 43.3% 45.3% 45.8%
Secured Debt/Total Undepreciated Assets 31.6% 26.9% 24.6% 23.2% 22.3%
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5 in millions

Net Asset Value fieopanden e
(Unaudited)

Rentahle SEf 102019 CapRate | Gros Aset Grags Per Property  Third Party Discounting | MetAsset |
Aot Units Annualized MOt ™ Xalue SELUnit Dabt Intgresds L | Malue
(A L1} 1=} ) | (8L}

Qffice Porticlio MgF |
Hudsan Wi pnl {Jersey City. Hoboken) 4,508 575.1 4.3% 51747 5356 (5400} 50 50 51347 51,577 51,165
Class ASuburban (Metropar k. Short Hills) 2.155 46.3 7.8% 597 277 (125) 1] o | 472 513 436
Subuirban 4147 508 10.3% 12 12 il a o | s 338 488
subtatal T 11210 5174.1 $2,856 S255 (5525} 0 $0 | $233:1 s1628 52,089
Mon-Core, Repositioning Properties, & Betail ™ 62 o a [ 62 [+ 62
Hotel and Other [V interests ™ 166 (113) {28) o 25 5 25
Harborside Plam 4 1] ] 0 o a0 20 a0
Land ! &0 2 B 2 &0 &0 50
Office - Asset Value 53,234 (5638} {528) S50 52,567 52,865 52,326
Less: Office Unsecured Debt | foes3)| {Lo63)  {1063)
Less: Office Preferred Equity/LP Interests . i3] [EE]] 53]
Add: 1031 Balances & Other Receivables | 194 194 194
Totsl Office NAV | s1eas| s1083  $1a04

idgntial Partfoli Units ilizad N
ng Progerties - Whol by Owned/Consolidated 5671 5138.1 49% S2E34 5500 151,564) {547) ) | 51219 51,365 $1,119
ting Progerties - Uncomolidated ivs ™ 2611 558 45% 1,244 476 (616] {325) 0 ' 303 ] 12
InConskruekion Properties 5 0% 1,809 608  46% 1,328 681 (630) (82) 9s) | an ar2 n
Land 9,568 551 L1 n {103) o | 248 4rn 415
Fee Income Business, Tax Credit, & Excess Cash 26 o a o | i6 i6 6
Rididential - Asiet Vaue " 55,993 {52810} {5557) [5193) 21427 S1683 52,222
Less: Rockpoint Interest . {248) [450) [246]
Less: Other Payadies | (194 (194) [194)
Total Rasicential NAV | $5,993 ; 152,810} 15557) ($199) | 51785 | 52039 51583

Total Mack-Cali NAV
Approximate MAY / Share (100.5MM shores] "

$3,082 52,987
s30.60 2970

Hotes;

See footnotes and “Information About Met Asset Value (NAV)" on pages 9 and 10.
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Net Asset Value — Residential Breakdown
(Unaudited)

Top NAV [net equity) Contributors

Qpeeating Properties
Urby Harbors ide 188 1%
Liberty Towers 177 10% NAV by Market
Monaco 168 9%
Marriott Hotels at Port Imperial 126 ™
Portside 7 B 5/6 at East Pier 110 &% New Yark Metro,
Subtotal s768 % Washingten. D.C.. 1% philadelphia Metro,
Current/Future Development Properties ; 1%
The Charlotte $168 o L c:gd‘”‘
Plaza 8/9 (land) 122 ™
Building 9 at Port Imperial 98 5%
Urby Future Phases 83 5%
107 Morgan &7 4%
Subtatal $537 30%
Top Contributing Assets 51,305 1%
Gross Portfolio Value

Stabilized Gross Asset Value $5,993

Less: Discount for CIP {199}

Discounted Gross Asset Value 45,784

Less: Existing Debt {2,810}

Less: 3rd Party Interests & Other Obligations (751)

Less: Rockpoint Share (448)

MCRC Share of Residential NAV 51,785

Hotes;

See footnotes and “Information About Net Asset Value (MAV]” on pages 9 and 10.
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Notes: Net Asset Value
(Unaudited)

1)  Reflects 30 2019 Annualived Cath RO for office astets; projected 12-month MOI for stabilized residential assets and the projected stabilized NOI for residential asets in-construction and
leaze-up. See Information About Net Operating Income on page 44,

Z)  NAV is genarally arrived at by caloulating the estimated gress asset values for each of the Company’s meal estate properties, imvestments and other significant assets and interests, and then
deducting from such amounts the corresponding net debt and third parties’ interests in the asets. Gros azset values for stabilized operating multi-family real estate properties are
calculated wring the direct capitalzation method by dividing projected net operating income for the mext one-year period by an astimated market capitalizstion rate for eath property. Gross
aszat values for operating office properties are prezented by dividing projected net operating income for the next one-year pariod by an extimated year one imputed capitalization rate for
wach property. See Footnote 4 for a more detailed deseription of the methodology wsed by management to estimate gross asset values for its operating office properties. Management
projects net operating income that it expects to recelve for future parieds from a combination of in-place lease contracts, prospective renawals of expiring leases and prospective lease-up of
vacant 1pace. Market capitalization rates are estimated for aach property bated om itz et clazs and geographic location and are bazed on information from recent property zale
transactions as well as from publicly available information regarding unralated third party proparty transactions.

3) Thevalue range it determined by adding or subtracting 0.50% to the year 1 cap rate for office properties and 0.25% to the year 1 cap rate for residantial properties. Property cazh flows have
baan reduced by credit loss reserves, leasing and base bullding capital expenditures, including Harborside renovations. The Waterfrent valuation includes 580 million in capital for the
Harbarside renovations. Additionally, the analyzis includes approximataly 589 million in base building capital during the first three years of the fve-year discounted cazh How. The capital is
allocated to phyzical building imprevements and iz estimated $40 million at the Waterfront, $19 million in the Class A Suburban, and $30 million in the Suburban portfolic’s, respectively.
Furtharmore, the analysis includes 510 million in leasing capital budgated in each of the Waterfront, Class A Suburban and Suburban portfolics. This i in addition to the tenant
improvements, leasing commissions and capital reserves budgeted.

&) Rentable Market Stabilized
3Q2019 Year 1 Cap In-Place Rent Occupancy Stabilized Unleverad
Annualized Cash NOIU Rate Rent PSF PSF c Cap Rate IRR

Office

Hudson Waterfront 4.908 5751 4.3% 538.72 54659 92.0% 6.0% 1.0% $1,747 5356
Class ASuburban 2.155 46.3 7B 38.33 40.70 88.0% T.0% B.0% 557 277
Suburban 4147 528 10.3% 2872 3085 81.0% B.O% 9.0% 512 123
Subtotal 11.210 £174.1 43495 %39.63 52,856 5255

The year one cap rate, applied to the 30 2019 Annualized Cash NOI, is derived from the present value of periodic cash flows over five years and a terminal value based on stabilized incoms
and & market chp rate, 30 diounted ot &0 unlevered internal rate of return. See Information About Net Operating Income on page 44,

Tha Cempany calculates ettimated gross astet values for each of itz cparating office azset: by taking the sum of (i) the present value of pariodic cazh flows over fve years and (i) a terminal
vilue bated on estimated stabilized income and a market capitalization rate at stabilzation, all dicounted at an unbevered internal rate of return. This value, divided by the projected net
oparating income for a one-year period yields the year one imputed capitalization rate. Management projects the periodic cazh flows over five years and the stabilired income from a
combination of in-place leaze contracts, prozpective renewals of expiring leazes and prospective leaze-up of vacant space. Factors considered by managemant in projecting releasing and
leaze-up of vacant space and estimating the applicable market réntal rates include: identification of beases curmently baing negotiated by managemant; historical annual keasing volumes for
such proparty types; and comparable leases that have been executed for proparties within the Company’s portfolia and for competitor buildings in similar locations. Notwithstanding the
foregoing, any szets that are contemplated for zale are valued indevidually st indicative or ot contract prices.

5)  Valuations for non-core azsets, which are thosm assets being considered for sale or disposal, of 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 negotistions for properties. Wegmans and 24 Hour Fitness are in active contract negotiations for 546.25 MM less
transaction cots. See Information About Net Operating Inceme on page 44, Valuations for properties planned for or undergoing @ repesitioning or mpurpesing ulilae a projected stabilized
net opaerating income for the asset upon completion of the repositioning/repurposing activities. After applying an estimated capitalization rate to a projected stabilized net operating
income, the capitalized value it next decounted back based on the projected numbaer of periods to re-stabilize the asset. The discount rate applied iz determined bazed on a risk assessment
of the repesitioning/rapurposing sctivities and comparable target returns in the marketplace, and further validated by outside market sources, when avallable For that market. Additionally,
adjustrments are made to the estimated value by deducting any estimated future costs neceszary to complete the planned activities, as well as adding back the discounted projected interim
operating cash flows expected to be penerated by the property until re-stabilization has been achieved.
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Notes: Net Asset Value
(Unaudited)

6)  Includes the Company's cwnerthip interests in the Hyatt Regency lersey City and two office joint venture properties.

7 Thevalue of land i bated on a combination of recent or pending transactions for land parcels withia our rebvant markets and unrelated third parties, and sometimes may utilize land appraizaks for
cartain markets, if available for cther purposes, such as for transaction financing. Further, we consider what a land parcel’s value would need to be when combined with all other development costs
1o yiald what we belsve 1o be an appropriste target rate of retum for o development project. The per apanmant unit or per square foot office space values are derived by dividing the aggregate land
value by the number of potential apartment units or square feet of office space the land can accommodate. The number of potential units or square feet of office tpace a land parcel can
accommadate i3 most commanly governed by either in-place governmental apprevals or density regulations set forth by existing zening guidelines.

8)  leint venture investments are generally valued by: applying a capitalization rate to projected NO1 for the joint venture's asset (which iz similar to the precess for valuing thote assets whally owned by
the Company, a3 described above and previously), and deducting any joint venture level debt and any value allocable to joint venture partners’ interests. Includes Roseland’s last residential
ubordinate intavest (Metropolitan at 40 Park) and commarcial subordinate interests.

9) The valuation appeoach for asets in-construction or lease-up are similar to that applied to assets undergoing repasitioning/repurpesing, as deseribed 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 approximately 546.6 million upen completion of the construction of lease-
up activities, the Company deducts any estimated future costs totaling $565.5 millkon required to complete construction of the asset to arrive at an estimated value attnbutable to the asset, The
Company then dizcounts the capitalized value back bazed on the projected number of periods to reach stabilization. The discount rate applied, currertly ranging from 7% to 9.75%, it determined
bazed on a ritk assessment 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
ganerated during the projected lease-up period to reach stabilization,

10} Reprezents the dizeount to stabilized value applied to azzets that have not yet achieved their rezpective Projected Stabilized NOI due to construction, lease-up of rencvation. See laformation About
Net Operating Income on page 44,

11} Thae residential valuation analysis totals to a Roseland NAV of 52,235,000,000, with the company’s share of this NAV of $1,787,000,000 ("MCRC Share™). This lattar amount reprasents the company's
share of Roteland NAV, net of the 5448 000,000 attributable to Rockpoint's nancontrolling intenest

12} The decrease in the approximute NAV per share of 5142 from June 30, 2019 to September 30, 2019 i due primarily to longer absorption timing, increazed capital and reduced terminal projected
‘oCoupancies.

Information About Net Asset Value (NAV)

Owverall, MAV is arrived at by caleulating the estimated gross asset values for each of their real estate properties, investments and other significant aszets and interests, and then deducting from such
amoeunts the comesponding net debt and thind parties’ interests in the ssets.  Gross aset values for the operating res! estate proparties are cakulated uzing the direct capitalization mathod by dividing
projectad net opamting ingcome fora ene year peried by an estimated current capitalization rate for each property. For each operating proparty, management projects net operating income that it expects
to recaive for future periods from a combination of in-place lease contracts, prospective renewals of expiring leases and prospective lease-up of vacant space. Factors considered by management in
prejecting raleazing and leaterup of vacant space and estimating the applicable market rental rates include: identification of leazes currently baing negatioted by management; hirtorical annual leasing
volumas for such proparty types; and compamble leazes that have been executed for propertie: within the Regimtrantz’ portfolio and for compatiter buildings in similar locations. A capitalzation rate iz
astimated for sach property based on its asset class and geographic location. Estimates of capitalization rates are based on information from recant proparty sale transactions as well as from publicly
wvailable information regarding unrelated third party proparty tranzactions.

Tha uze of MAV a2 3 meazure of value i subject to certain inherent limitations. The azzezzmant of the estimated NAV of a particular proparty iz subjective in that it inveles estimates and assumptions and
can be caleulated viing vanious acceptable methed:. The Company’s methads of determining NAY may differ from the method: uzed by other companies. Accordingly, the Company's estimated NAY may
not be comparable to measures used by other compankes. As with any valuation mathodology, the methodologies utilized by the Company in estimating NAV are based upon a numbser of estimates,
amumptions, judgments or opinions that may or may net preve to be correct. Capitalization rates obtained from publicly svailable sources alse are critical to the NAV cakulstion and are subject to the
source: elected and variability of market conditions at the time. Investors in the Company are cautioned that NAV doez not represent (i) the ameount at which the Company'z tecurities would trade st a
national securities exchange, (i) the amount that a security holder would abtain if he or she tried to sell his or her securities, (iii) the amount that a security holder would receive if the Company liquidated
itz aszets and distributed the proceeds after paying all of their expenses snd labilities or (i) the book value of the Company's real estate, which i1 generally bazed on the amostized cost of the property,
subject to cartain adjurtments.
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Balance Sheet

ASSYS

Lard arg leaschold interests

Buildings and improvements

Terant improvene ms

Furrituré, fotunes and 6 uipment

Lard arg improsements keld for development
Develapae it 3RE CORSTruction in progreéss

Less —accumulated depreciation and amortization

Rental property beld for2ale, met

Net Inve strrent in Rental Property

Cash ard cash eguivalents

Restricted cash

Investments in unconsolidated joint ventures

Unbilled rents receivable, net

Deferred charges. goodwill and otherassets, ret ™
Accounts receivable, net of allowance for coubtful accounts of 51,401 and 51,108
Total Assets

LIABILIMES & EQUITY,

Senlorunsecured notes, net

Unsecured revalvingcredit facility and term loans
Mortgages, loans payable ang other obligations, net
Mote payable 1o affiliare

Dividerds and distributions payable

Accounts payable, accrued expenses and other liabilities
Rents feceived in Adva nee And Security deposits

Accrued intenest payable

Total Labilities

Commitments and contingencies
Redeemable roncortralling interests

Total Stockholders’/Members Equity
Moncortrollingintenests insubsidiaries:
Operating Partnership

Consalidated joint ventures

Total Noncontrolling Interests in Subsidiaries

Total Equity
Total Liabiliticsand Equity

Notes: See supporting “Balance Sheet” notes on page 41 for more information.

S in thousands
furnoudited)
Office/Corp. d Eim, [Other Total
$200,995 $341,314 $542,308 | $475,431
2110089 1,806,890 3,915,130 | 3,651,937
282,044 1,808 283,233 | 335028
6328 66,217 72,645 | 50,653
125,968 298,283 424,251 | 465,929
44,621 315,352 362,842 327.039
2,770,045 2,829,964 5,600,009 5,306,017
{820.445) [76.332) [896.777) [1.097.268)
1,949,600 2,753,632 4,703,232 4,208,143
92,557 291,581 384,138 108.848
2,042,157 3,045,213 5.087.370 | 4,316.997
23,598 11,170 14,768 | 29,633
7.165 12,470 19,635 | 19,921
10,808 202,681 213,499 | 232,750
93,076 3,162 96,238 | 100,737
401,114 53,034 (153,873} 261,175 355.234
4,649 3,601 2,250 | 5,372
|SZSEse7 333221 (53873 50895  SSosvedd
$571,191 $571,191 | $570,314
487,736 . 487,736 | 750,939
520,774 1,571,358 2,002,632 | 1,431,398
193,873 193,873} |
22,051 22,051 | 21,877
121,185 78,018 199,203 | 168,115
33,698 7.848 41,536 41,244
11,580 3,968 15,548 | 9,117
§1,768,215 1,855,615 (193,873) 53,429,957 | $3,023,004
52,324 447,795 500,119 | 330,459
587,693 981,568 1,569,261 | 1,486,658
172,838 172,838 | 168,373
1.4a7 47,263 A8, 760 | 42,150
174,335 47,263 221,598 | 210,523
762,028 1,028,831 1,790,859 | 1,697,181
| $2,582,567  $3,332,241 (193,673) $5,720,935 | $5,060,644

CLI Company Highlights




Income Statement — Quarterly Comparison

REVENLIES
Revenuse from leases:
Base rents
Escalations and recoveries rom tenants
Real estate services
Parkingincome
Hate! inceme
Other income

Total revenues

EXPENZES
Beal estate taxes
Unilities
Operating services
Real estate service expenses
Leasing personne coils
General and administrative

Depreciation and amortization
Property impaisments
Land and other impairments

Total axparses
Operating Incorme (expense }
OTHER [EXPENSE] INCOME

Interest expense

Intedest and othes investment income {loss)

Equity inearnings {loss) of unconsolidated joint ventures
Gainon change of control ofinterests

Realized gains {losses)and unrealized losses on disposition
Gainon sale ol landfother

Gainonsale ol investment inunconsolidated joint venture
Gain {loss)lrom early extinga'shment of de bt, net
Total atherincom (expense

Mt incom (los)
Noncontreling interest incomolidated joint ventures
Noncontreling interest in Operating Partnership
Redeemabie nonceatrolling interest

Mot income (los) svailable to common thareholders

Basic earnings par common shara:
Ket income (loss) avallable tocommon shareholders

Diluted earnings per common share:
Ket income {lgss) available to commoen shareholders

Basic weighted average shares oulstanding
Dil uted weighted average shares cutstanding

302019

2019

5 in thousands, except per share amounts
funoudited)

30 2018

$71,920 534,232 5106,152 $106,490 $112.910 5112.497 £107,239
9,187 1,377 10,564 10,294 10,105 8373 12,656
1961 1.450 3411 3,530 3,842 3927 4,432
1516 3,240 5,766 5,563 4,941 5.534 5.49%
3.325 3,325 2,094 183
1,724 942 2.666 2,490 2 168 2,605 2,388
587,318 $44 566 $131,884 $130,461 $134,249 5132036 $132,114
$10,591 5.664 $16,255 £16,597 517,077 $12,548 515,680
6177 1.712 7.889 7,456 10,451 9,005 9,990
17,497 9,739 27,236 26,161 24,962 26,962 27.107
1944 1,961 3,905 3,979 4,266 4,223 4,400
534 534 542 742 .
9,029 3,025 12,054 16,427 12,593 12,828 11,620
32,310 17,228 49,538 49,352 48,046 46,324 45,813
5,894 5,894 5,802 . .
4,208 2,137 6,345 2,499 24,566
588,184 $41.466 $129,650 £128,815 $118,137 S136.456 £114610
[$86E) $3,100 $2,234 $1,646 $16,112 53.520) $17,504
{5$13,120) {510,330) {$23.450) [524,774) {523.588) {$21,094)
37 152 189 B24 769 851
307 {a20) {113) (BEL) {260) {687)
. . 12,790 - 14,217
{35,079) {35,079) 255 268,109 49,342 {9,102)
296 296 270 20,929
903
(98] [98] 588 1311 {a61)
{47,953} (10,302} [58,255) {21,875} 289 487 56,043 (15,818}
{38,819} 7,202} (56,021) {20,329} 275,554 52,523 1,689
405 5405 5847 51,248 5640 $451
6,159 6,159 2,434 [27.680) {4.953) 167
[456) [6.015] (6.471) {5,006] {4.667) {4,406) {3,785}
LT A VL N = P 5§ N 3% )| RN 1)L TN 11 2.} S 1 N1 W 3V 51 3
(50.65) (50.43) 5267 5045 15%0.05)
(50.65) (50.43) 5166 5045 {30.05)
50,584,000 90,533,000 90,498,000 50,488,000 90,458,000
100,560,000 100,523,000 100,943,000 100,545,000 100,712,000




FFO, Core FFO & AFFO — Quarterly Comparison  :roes o panannd me

S 4
Mmoo & (ove) available 1o Lommon vhatehol ders [555,928] 1672,054) $744,495% 543,804 (51,478)
At [eduet} Honconts sllinginterne s in Opra ting Padinesship 6,159 {2.434) 27,680 4,953 nen
el & 508 06 0@ Lane e oo @i 8 1o & i B0 1R o8 & Com e i oEes it ors * 52,482 £1.86% D68 43,578 49,433
Gainonchange olcontial alinieresis {13,730) (44, 717)
P 1y b e S8 5807 .
Gabnonsale ofime siment i nunconvolidated jolni veniue (903)
Realined gaios and usiealive d losses on dispesitbon of rental preperty, net 38 079 (7L} [36.8,109) {49,347) 9103
Fundsbem eperatiens 411 468 32924 FETETT S48 998 [T
Aoyt
{Gabn}Less rom extinguishment of debt, net So% (5508} %1.311) $481
Dead dealcoits m LEL
Land aned erthe ¢ impaiom ends &34 2499 24,3568
Gainendinpor tien ol developable |and (Fo6) (ara) 30,939)
Save nance fue paration costs on managam en  resruciuring T 1562 430 &40
BEnagrmant contiact tenmination costs 1,62
Preay Bght conts aan
ey panr ol tam conubting costs 1,313 ] 9@ 2
Cera FIQ $1%163 540,048 $40,813 5337 FaLIR
i D ductl Won Cash ltems;
St0 BV -l § 0L BTN 8015 53,625 [$4.05%) $2.855) 154,204) (51,500)
Amostimtionofmarket lease intargibles, net *' [Lo57] 11,058) [1.037) [1.054) &)
Amortimtion ofiease inducements oz} 273 a4 166 4
Amoriimtienof stock compe nsation 3061 2,218 3010 2064 1897
Horn-eal estate depaeciation and amortizaiion &11 511 533 557 535
Ao tiraition ol de bt discountf[premiumand mark-tomarke t, net rali) {237} (ks {237) fras)
Ao thrationol de ferned inand ngoosts 1121 1,168 1,189 1,486 1,207
Dashugt;
Horn-incnemental reverue generating capital expenditures:
Build rgimprovem ents® [30mm) [ELE] 2932} 2.639) 12, 708)
T Pl i Catim e RLs and 1o 3 g commissions [r.ras) (LR [Fam) {11,429 86T
Tanaant b garovvtn enis and beasd g com misel ens on space va<ant for mare than onse year [6,138) {4,216} [FA83) [& 433) (1, T83)
Adjusted FFO™" £10454 £30.479 516380 511 E04 23077
Corg FIoijc e ulated sbove) FEERLY) S40 040 40811 45327 F4b 111
s ] ok Joluncond olidated [sint ve nluies, net $113 88 S681 2960 687
Equityin e amndngs sha e of depredation and amoriization [3.653%] {3,024) [+662) 510y H.155)
Ak Bk
LR EEpE A FA%0 23,515 24,174 23,585 3,693
Roecumniing v dvbibatisns © 3528 3,850 3419 1,292 4,908
Wt pan e Jovs) i nonconts ol nginbe et n consolidate djoint venlue i (405} (Baz} [1.2a8) {660} [as)
Redeemable nonconb olbing inteoe 6ATL 5,006 AB6T a,406 3,785
W LA ENpEnAE 559 (33 [ 343 715
Adpusted EBTDA 47714 8,722 STOLET 371463 FIEEEE)
Hetdebtatperiodend * S3097 156 $2.609,112 52,653,693 52,743 006 S2.706,TT6
et debt to Adjuste d IRITDA™ 114/ 10U 2.5 9.5 9.3 10.0x
Dibuted weighte d avera ge sharesfunits outstanding L] 100,560,000 100,523,000 100,943,000 100,845,000 100,712 000
Funds. frem operations pet share il uted $0.31 £0.33 $0.39 5049 042
Code Funds Bom Operations per sharefunitdiduted 2038 40,40 S0.40 045 043
v s ddeclaned per common shane 0.0 50,20 020 $0.20 $0.20

Hotes;

See footnotes and “Information About FFO, Core FFO, & AFFO” on page 17.
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Sinthousands
(umoudited)

EBITDAre — Quarterly Comparison

Met Ingome {oss)avallablc to commonshareholders (555,928]) S3d44 495 S43 804 {51.,478)
fiDeductt

Kenceatrolling interest inoperating partnership {6,159) [2.434) 27 680 4,953 (167)

Koncontrolling interest in consolsdated joint ventures (a) (405) 847) {1,248) (Ba0) 1451)

Redeemable noncentrollinginterest 6,471 5.006 4,667 4,406 3,785

Interest enpenie 23,450 23,515 24,774 23,586 21,094

INEome LK expe e 59 B3 LE] 343 267

Depreciation and amoti zation 49 5318 49,352 48,046 46,324 45813

Deduct:

Realized{gaim)lesses and unrealized lasses on dispositienof rental property, net 5079 {255) [268,108) {49.342) 9,102

[Gainlfloss oasaleof imvestment in unconselidated joint ventures (903)

[Gain}foss oa change of control of interest (13,790) . {14.217)

Equity in{eamings)loss of unconsolidated joint ventures 113 BE BE1 G50 GET

Bdd:

Progerty ngaisments 5,594 3,802 - . -

Comaamy's share of sroderty KOIs in unconsolidated joint ventures © 9,612 9,287 7385 2,028 8502

EBiTDAn —CLII4 ___SET545 37300 . SE3A22 373237

Add:

Loss from extinguishment ofdebt, net 96 {568) {1.311) 461

Severance fSeparation cosis en management restracturing 277 - 1,562 450 640

Kanagement contract lermination costs . - 1,021 s

Dead deal costs 2T 893

Landand othér impairments 6,345 2,499 - 24,566

Gaineadisposition of develcgabie land [296) {xma) {30.939)

Proxy Fght costs 4.1Mm

Hew pay 0!l Lax condulUing Cosls - 1313 - 203

Agjusted EBIMDAne 574,413 ST4.670 574,993 579.756 ST3877

Markella {115] 1209) [583) 590) (363)

M2at Markella [234) 1560) [496]

Port Imoedal Garage South (42] {50) 194) 5 (6@

Port Imperial Retall Souh 5 12 17) @) (5}

Residence 1nn Hote {19)

Other comsoridated joinl venlures {13 {an} {43 1a1) (23

Ket losses innoncontroling interests (5405} 15E47) (31,248) (5640} (s451)

i

Depreciation in noacontrolling interest In consolidated Vs Big 1,434 1533 955 653

Funds fram operations - noncontrolling interest in consolidated IW's 5433 5877 5274 5318 $208

Add;

Interest expense n noncentrolling interest in consolidated IV's 505 506 651 454 367

Net operatingincome before debt service in consolidated IV 51,239 _&1.38% 965 5799 5575

Hotes;

(1) Sew unconsclidated joint venture NOI details on page 23 for 30 2019,
See Information About EBITDAre on page 17,
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Income Statement — Year-Over-Year Comparison P e o e e

(ungudited)

R e fom leases:

Base renls 5325552 $323.725
Escalations and recoveries from tenants 30,963 35748

Real citate services 10,783 13,167

Parzing income 16,270 16,583

Hote! income 5,702

Other income 7.324 5447

Total revenues $396,594 $397.670
EXPENSES

Real citate laxes 549,929 552,007

Urilities 30,045

Goeratingsendices 75664

Real estate sendoe expenses 13,686

Leasing personnelcosts

General and administrative 41160

Depreciationand amortization 128523

Propertyimpairments

Land and other impairments

Total expenses 5376,602 5341099
Operating Incomse 519,993 LEEETL
DTHER (EXPENSE] INCOME

Interest exgense [571,739) (560.168)

Interest and other investment income {loss) 1,518 2620

Equity inearnings {oss) el unconselidated joint ventures {EB2) B33

Gain on change of control of Interests 13,790 14,217

Realized gains (losses)and anrealized losses on dispasition 232,285 50084

Gainon sale ol land fother Shé

Galinon sale ol imestment in uncomolidated joint venture 03

Gain {loss) from early extingaishment of debl, net 1,801 (10.289])

Total otherincom (expenie] 179,252 [2.693)
Nt income 199,244 53878

Nemcoatrelling interest in conselidated jolnt wentures $2,500 $576

Keacoatrelling interest in Operating (19.087) [4.574)

Redecmalic noncontrolling imerest 16, 144} (85730
Netincome available to comman shareholders PR 11 3 | I—— 1)
Basic earnings per common thare:
Net incomne available tocommenshareholders 5159 50.35
Diluted earning: per common thare:
Net income available tocommonshareholders 5159 50,35
Basic weighted average shares autstanding 90,539,000 90,355,000
Diluted weighted averape shares cutstanding 100,802,000 100,684,000

302019




FFO, Core FFO & AFFO - Year-Over-Year Comparison "~ i ™™

funcudited)

Mt ind oo syl sble Lo comamon L haneholders $166,513 40,307
Add [dedat ) Honcomtrollinginterest in OperatingParinership L9 0ay 4504
Rral esviate-relateddepedation anda Eon on confinuingo perations. * 154,605 130816
Gaim en change afcontiol of interests [i3,7%0) 4,217
Proper tyimpaiments 11,656
Galn ensabe sfimattment inunconolidate d joint venturs [03)
R ali 5w d gabes ared undoali e d osse & on dispesithon of rental propse iy, net (233, 188) [S0,098)
Funds bom speratiom " F101911 RN
AddiDeduty
[GainhfLons i om suti ngpavhament of debit, not $1.801) £10,789
Dead sl ooils m
L s sithe § impusi Fmend s 88404
Gain ondipodition of developable land [566)
Severande/ieparation coat onmanagemend es Inuciuring 1,559 rasr
Managrment contract termination con iy 1,001
Prooy Bt coats a1n
M paryr ol L oA LtNG 0ok 1,313 -
Cov RO 113005 Liipies
Sebdd [ chat 1] e Lash I
Sanadght dine 1o nt adjustments 510,532} 4. 394)
Aewortizatien olmarket lease intanfbles, not (3.152) 4.335)
Amortization oflease inducements a7s 16k
Amortization ofstodk compensation 6,359 5337
Monreal evtate degaeciation and amortiztion 1,661 1,582
Ao i zation o fdeba disoounfpremiom jand mark to-market, net i) [ F]]
Ao tizatien of defeas ed financing costs 3478 3,543
Dedein
Meaingremental reve e proesa ing capiial expsend ares;
Exildingimprowements” (6,406} [4.557)
Tenant improvem ents and leasing commissions ®' [19,506) b 8T4)
Temant impaovem ents andleasing commissions on space vacant for more than one year 13886) 22 3.78)
AduedrTo” 51—
Core FFO[calculated above] Elli 5] ;l]! 162
5837 ks ]
19,341) N387H
WMEE ERpRTTeE 1,759 0167
Pecus ot IV ettt 10,497 16,180
s s H nrsenontrolling interest in conaolidated jeint wertures [2.500) I576)
R emable nonmcontrollingirtene 16,144 9573
IO LK £ TR 187 %9
Adusted IRTDA $304.833 23118.163
Mt debt at periodend ™' £3,097,156 $2,776,176
et et 1o ARl DR 11.2x f9.8x 100
Diluted werighbed ave rape sharesfunits outstanding * 100,802,000 100,684,000
Fumidy from operathons per share iluted S1.03 £l |
Coee Fumds feom Ope ratons per share,fund -0 ped s1.18 4138
Dividench declared ped comsnon share S0.60 $060
Notes;
See footnotes and “Information About FFD, Core FFO, & AFFO” on page 17.
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FFO, Core FFO & AFFO (Notes)
Hotes

1 includes the Company's sthare from unconsolidated joint ventures, and adjustments for noncontrolling interest, of 53,655 and 54,155 for the three months ended September 30, 2019 and 2018,
respectively, and 59,341 and $13,273 for the nine months ended September 30, 2019 and 2018, respectively. Excludes non-real estate-related depreciation and amortization of $611 and $535 for
the three months ended September 30, 2019 and 2018, respectivély, and Sl,ﬁﬁllnd 51,582 for the nine months ended September 30, 2019 and 2018, respectively.

{2 Funds from operations is cakulated in accordance with the definition of FFO of the Mational Association of Real Estate Investment Trusts (NAREIT). See “Information About FFO, Core FFO and
AFFO” balow.

(1 Includes free rent of 55,853 and 53,643 for the three menthz ended Septembar 30, 2019 and 2018, respectively, and 516,095 and 512,117 for the nine month: ended September 30, 2019 and 2018,
respactively. Alio includes the Company's share from unconsolidated joint ventures of 5266 and ($96) for the three months ended September 30, 2019 and 2018, reipectively, and (559) and (5790}
for the nine months ended September 30, 2019 and 2018, respectivaly.

) Includes the Company's share from unconsolidated joint ventures of 50 and 50 for the three months ended September 30, 2019 and 2018, respactively, and 50 and 5107 for the nine months ended
Saptembar 30, 2019 and 2018, respectively.

15 Thethrea and nine meonths ended September 30, 2019 amounts include a year-te-date true up of 5834 in rezsdential capital expanditures expended but not included in the firet 2ix months of 2009,

6 Excludes expenditunes for tenant spaces in proparties that have not been cwned by the Company for at least a year.

7 10 2018 includes 52.6 millian of the Company's share of its first annual sale of an economic tax credit centificate associated with the Urby Harbarside joint venture from the State of New Jersey toa
third party.

= Mat Dabt calculated by taking the tum of senior unsecured notes, unzecured revoliing credit facilty, and mortgages, loans payable and other obligations, and deducting cath and cath equivalents
and restricted cash, all at peried end.

9 Multiple presented after the slath represents effective Nat Dabt-to-EBITOA ratio excheding the impact of the Liberty Towers acquisition.

i1 Calculated bazed on weighted average commeon shares outstanding, assuming redemption of Operating Partnership commen units inte common shares 9,852 and 10,189 for the three months
anded Septambaer 30, 2019 and 2012, respectively, and 9,960 and 10,214 for the nine months ended September 30, 2019 and 2018, respactivaly).

Information About FFO, Core FFO and AFFO

Funds from operations [ "FFO7) is defined as net income [loss) before noncontrolling interests of unitholders, computed in accordance with generally accepted accounting principles | "GAAPT), excluding
gaing or loszes from depreciable rentsl preperty transactions (including both acquisitions and dapesitions), and impairments relsted to depreciable rental property, pluz real estate-related deprecation
and amortization. The Company believes that FFD per share is helpful to imestors as one of several measures of the performance of an equity REIT. The Company further believes that as FFD per share
excludes the effect of depreciation, gains (or losses) from property transactions and impairments related to depreciable rental property [all of which are based on historical costs which may be of limited
relavance in evaluating curment performanda), FRO pershare can facilitate comparizon of operating performance batween aquity REMs.

FFO per share should not be considered as an alternative to net income available to common shareholders per share as an indication of the Company's performance or to cash flows as a measure of
liquidity. FFO par share presented herein is not necessarily comparable to FFO per share presented by other real estate companies due to the fact that not all real estate companies use the sama
definition. However, the Company’s FFO per thare iz comparable to the FFO per share of real estate companies that use the current definition of the Mational Astociation of Real Estate Investment Truits
[“MAREIT"). A reconcilistion of net intome per share to FFO per share iz included in the financial tables above.

Core FFO iz defined a3 FFO, a5 adjusted for items that may distort the comparative meaturement of the Company’s performance overtime, Adjusted FFO ("AFFO") it defined a3 Core FFO bess (i) recurring
tenant improvements, leading commistion: and capital expenditures, (i) straight-line rents and amonization of acquired above/belovw-market leases, net, and (iii) other non-cash income, plus (iv) cther
non-cazh charges. Core FRO and AFFO are both non-GAAR financial measures that are not intended to represent cazh flow and are not indicative of cazh flows provided by opersting activities az
determined in accordance with GAAP. Core FFO and AFFO are solely as supph | distlosures that the Company’s managemant believes provides useful information regarding the
Company's operating performance and its ability to fund its dividends, There are not generally accepted definitions established for Core FRO or AFFD. Tharefore, the Company's measures of Core FFO
and AFFO may not be comparable to the Core FFO and AFFO reported by other REIT:, A reconcilistion of met income to Core FRO and AFFO are included in the financial tablez above.

Information About EBITDAre

EBITDAre iz a nan-GAAP financial measure. The Company computes EBITDAm in sccordance with standard: establithed by the National Aszeciation of Real Extate Investment Trusts, or NAREIT, which
may not ba comparable to EBITDAre reparted by other REITs that do not compute EBITDWre in accordance with the MAREIT definition, or that interprat the NAREIT definition differently than the
Compary does. The White Paper on EBITDAre appreved by the Board of Gevernors of NAREIT in September 2017 defines EBITDAre a2 net incomae (losz) (computed in sccordance with Generally Accepted
Accounting Principles, or GAAP), plus interest expenze, plus incomae tax expenie, plus deprecistion and amortization, pluz (minuz) loszes and gainz on the dapesition of deprecisted propesty, plus
impairmant write-downs of depreciated property and imvestmants in unconsclidated joint ventures, plus adjustments to reflact the entity's share of EBITDAre of unconsolidated joint ventures. The
Compary p EBITDAre, b the C bali that EBITDAre, along with cazh flow from operating activities, imvesting activities and financing activities, provides investors with an
additional indicator of the Comparmy’s ability to incur and service debt, EBITDAMR should not be conzidered &1 3n alternative to net income (determinad in accordance with GAAP), &2 an indication of the
Company's financial performance, a3 an alternative to net cash flows from operating activities [determined in accordance with GAAP), or as a measure of the Company’s liquidity.
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Same Store Performance

Office Same Store

Lin thousands

e T

302019 302018 30,2019 ] % Change
Total Prope ty Revenues [GAAP) $80,917 580,062 $858 1.1% $218,434 $243,569 {55.135) [2.1%)
Real Estate Taxes 59,870 58595 51,275 148% 530,293 531,099 {5808) [2.69%)
Liilities 5,547 6,640 (1.043) {15.7%)] 17,374 18964 {1.550) (&4
OperatiegServices 15308 15202 107 L% 43546 41663 183 4%
Total Property Bipenses 530,776 530,437 5339 1.1% 591,513 593,726 {52.213) [2.4%)
Same Store GAAP NOYV®!™ §50,141 $49,625 $516 1.0% $146,921 $149,843 (52,922) [2.0%)
Less: straight-lining of rents acj. and FAS 141 24653 21060 HF A F] laS 8% 12372 afAgd 21898 A5 0%
Same Store Cash bo1 ™" 545,488 547,565 {2,077} [4.4%) $134,542 $141,359 [56.817) [4.8%)
Total Propemies 43 43 42 42
Total Square Footage 10.630.794 10,630,794 E 10,483,553 10,483,553
#%Leased 81.1% 82 4% [1.3%) 81.3% 82.8% - [1.585)

Residential Same Store ¥

Eor the Three Months Ended Eor the Nine Months Ended

302019 302018 Change % Change 302019 302018 Change % Change
Total Prope My Revenues $32,652 532,306 $347 1.1% 47,778 595,060 $2,718 2.9%
Real Estate Taxes 53,702 54,011 {$209) {7.79%) 511,796 511744 52 0.4%
OperatirgExponses 8,020 2399 120 Ls% 25210 24838 s L5%
Total Property EBxpenses £12,731 512910 {5179} (1.4%) £37.006 $386579 5427 1.2%
Samc Store GAAP NOI®! §19,922 $19,396 526 2.7% 60,772 $58.481 52,201 3.9%
Total Units 5,673 5,673 5673 5673

%leased 96.1% 96.4% (0.3%) 56.1% 96.4% [0.3%)

(1) Theaggregate sum of: property-level revenue, straight-line and ASC 805 adjustments over the given time period; less: operating expense, real estate tanes and utilties over the same
pariod for the same store portfolic,

(2} Aggregate property-bevel revenue over the given period; less: operating expense, real estate taxes and utilities over the same period for the same store portfolio.

(3] Harborside Plaza 1 iz not included in SSNDI as it iz baing removed from service in 4019,

(4] WValues represant the Company’'s pro rata ownership of oparating porifolio.
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Debt Summary & Maturity Schedule

302019

Debt Breakdown

Flxed Rat

Fixed Rate Unsecured Debt and Orher Oblinatiors ™
Fixed Rate Secuned Debr

Subtotal: Fixed Rate Debt

Marishlc Rate Debt

Wariable Rate Securod Debt
Variable Rate Ursecured Debt
Subtotal: Variable Rate Debt

Totals/Weighted Average

Adjustment for Unamortized Debt Discount
Uramortized Deferred Financing Costs
Tetal Censelidated Debt, net

Partnars’ Share

€LI Share of Total Consclidated Debt, net ™

Unconsolidated Secured Debt

CLI Share

Partners’ Share

Tetal Uneonsolidsted Secured Debe

Maturity Schedule

Period

2019

2020

2021

2022

2023

There after

Subtotal

Adjustment far uramontized cebt discount/premium
Uramortized mark-to market
Uramortized defered financingcosts
Totals/Weighted Average

Notes;

Balance

$855,000
Lo719%
$2,828,956

$132,594
208,000
$340,594

$3,169,550
{2.338)
[15.652)

$3,151,560
74,7761

$3,076,784

$361,081
74,5,
741,061

376,800
374,711
333,998

$3,127,190

$3,127,190

of Total
27.00%

BLITX
B9.38%

4,05%
§.57%
10.62%

100.00%

48.72%
51.28%
100.00%

17
2,903
3.227
3.284
5157

15616

540,204

[2.338)
2,157

(156531
424,370

188%
3 A0%
382%

5.42%
i Es?‘.
4.14%

3EBEW

Total Future

Repayments
114 536
282,903
380,027
321,359
339,155
1728414
%$3,167,394
[2,338)
2,157

1156531
43,151,160

5 in thouzands

1.54

141

4.81

Interest Rate

J46%
3.28%
4.60%
153%

186%

186%

{a) Minority interest share of consolidated debt is comprised of $33.7 million at Marbella, 530.1 million at M2, 59.8 million at Port Imperial South Garage, and $1.2 million

at Port Imperial South Retail

See supporting “Debt Summary & Maturity Schedule” notes on page 41.
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Office Debt Profile S inthousands

lender

Securied Debt
101 Hucsor Wells Fargo (MBS 3.20% 250,000 250,000 10411126
Shart Hills Partfalio Wells Fargo CMVBS 4.15% 124 500 124,500 0401727
111 River Apalloffidkene 3.90% 150,000 z 08/01/29
Principal balance autstanding 524,500 374,500
Urnamortized deferred financingoosts 17261 25091
Total Secured Dokt - Office Portfelio 5520774 $371.991
Senlor Unscured Notes:
4.500%, Senior Unsecunce Notes public debt 4.61% 300,000 300,000 04718722
3,150%, Semior Unsecund Notes public debt 352% 275,000 275,000 05/15/23
Principal balance outstanding 575,000 575,000
Adjustenent for uramartised debt discount [2.338) [2.838)
Unamortized deferred firancingcosts [La71) [La48)
Total Senior Unsecured Notes, net: £571,191 £570.314
2016 Unsecured Term Loan 7 Llerders 3.28% - $350,000 o1/o7 20 ®
2017 Unsecured Term Loan 13 Lerders 3.46% 230,000 325,000 01/25/20 ™
Revolving Credit Facilities 13lenders LIBOR +1. 30% 208,000 117,000 01725721
Uramortised deferred financingcosts [264] [Los1
Total Revolving Credit Facilities & Unscoured Term Loans: 5487,736 790,935
Total Debt - Office Portfolio- A $1,579,701 $1,733,244

Notes;

See supporting “Debt Profile” notes on page 41.
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Residential Debt Profile

I L
145 Frant at City Squane (F.EA Warcester]
Marriatt Hatels at Part Impenial [F.EA Port Imperial 445 Hatel) ©
Chase 1l
Part Imperial South &
Total Secured Construction Debt

ParkSguare

Manaco

Fart Imperial South 4/5 Retail

Partside 7

Alterral £11

Signature Place [FX.A 250 )oknson)

Liberty Tawers

The Chase at Overlook Ridge

Partside 5/6

Marbella

M2 at Marbella

Quarry Place at Tuckakoe (FCALSD Main Street)
RiverHouse 11 at Port Imperial (F.K.A Portimperial South 11)
Saho Lofts

Riverwatch

Part Imperial Sauthk 4/5 Garage

Principal balance autstanding

Uramortized defermed firancingcosts

Total Secured Permanent Debt

Total Debt - Residential Portfolio- 8

Total Consolidated Debt: - A+B=C

“Dabt Profile” notes on page 41.

302019

lender

Citigers Bank
Fifth Third Bank & Sartander
Fifth Third Bank
Bankof New York Mellon

Wells Fargo Bank N.A
Northwestern Mutual Life
American General Life & ASG PC
CBRE Capital Markets/FrecdieMac
Capital Ore/FreddieMac
Mationrwide Life Insurance Company
American General Life Insurance Company
Mew York Community Bank
Mew York Life Insurance Co.
Mew York Life Insurance Co,

Mew York Life insurance o,
Natixis Real Estate Capital LLC
Northwestern Mutual Life
New York Community Bank
MNew Yark Community Bank
Amarican Gencral Life & ASG PC

CLI Company Highlights

LIBOR+2 509
LIBOR+E. 500
LIBORY2 500
LIBOR2.13%

LIBOR+1.37%
3.15%
4.56%
357%
3.85%
374%
337%
374a%
4 56%
4.17%
d4.2a9%
4.48%
4.52%
317%
3.19%
4B5%

September 30,

557883
56,616
13337

4238
$132,594

167,157
3951
58998
100,000
43,000
232,000
135,750
97,000
131,000
117,000
41,000
100,000
160.000
30,000

L5600
1,449,456
10,162

51,439,264
$1,571,858

$3,151,559

% in thousands

$56,352
73,350

130,242

525,167
L68.370
4,000
S5B.998
100 D00

41,765

135.750
97,000
121,000

41,000
L0000

2LE00
893 885
AL
$887,396

$1,059.407

$2,792,651

Date of

Maturity

12710419
04/09/22
051622
12/19/22

NiA
02/01/21
1xfo1/21
08/01/23
02/01/24
08/01/24
10401724
01/01/25
03/10/26
08/10/26
02/10/26
08/05/27
01710429
07/01/29
07/01/29
12/01/29




2019/2020 Debt Maturities

5 in thousands

Balance at Maximurm Date of Extension Option)

9/30/2019 Loan Balance Maturity Prepayment

Securéd Debt

Consalidated Debt

Besidential

145 Front at City Square Construction Loan j's? Eﬁi SS58.000 120/2019 Two 1year oplions ':'H':dzfz
Total Consolidated Residential 557,883 55.62%
Total Consalidated Secured 457,883 55.62%

Unconsolidated Debl

Metropolitan Lofts Construction Loan 513,145 513,950 2172020 Two 1-year options 43.95%
Crystal House Permanent Loan 160,342 B 4/1/2020 - 50.57%
Metropolitan at 40 Park Permanent Loan 35378 - 91,2020 One 5-year option 54.14%
Total Unconsolidated Residential 5208865 51.13%
Total Unconsolidated Secured 5208865 51.13%
Total Secured Debt S266,748 52.11%
Unsecured Debt

Exercised first of two Lyesar options subsequent
2017 Unsecured Term Loan 5280000 - 1/25/2020 0
2o to quarter-end —

Total Unsecured S2E0,000

Hgtes;
See supporting “2019/2020 Debt Maturities” notes on page 41
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Unconsolidated Joint Ventures S inthousands

g 2019

LinitefSF Cccupancy

Qoeeatics Progedies i

Reddential

Metrogalitan 130 a4,6% 25.0% 5958 $41.445 S616 5240 510,361 98 515
Metropalitam Lofts 54 94.9% 50.0% 318 13,145 163 ' 160 6573 82 748
RiverTrace at Port Imporial 316 a7.8% 22.5% 1,813 32,000 1,155 408 13, 450 260 257
Crystal House 825 97.7% 25.0% 31381 160,342 2,110 245 40,086 528 511
Riverpark at Harrison 141 94,.1% 45.0% 478 29,403 206 215 13,231 93 a0
Station House 378 a%.6% 50.0% 2,088 97.279 916 1,044 43,640 458 433
Urbiy Harbarside 162 96.7% £85.0% 4,480 192,000 1985 . 2,808 163,200 LER7 1599
Subtotal - Residential 2,611 97.0% 475% 513,517 $615.614 $7.151 $6,720 $300,541 $3,206 $2.979
Office

12 Vreeland 139,750 100.0% 50.0% 5481 56,681 5413 5241 $3,341 5217 5208
Offices at Crystal Lake 106,345 a3.3% 21.3% 26 2514 274 58 L0588 86 a5
Subtotal - Office 245,085 97.1% 41.9% 5797 510,195 707 5340 §4,439 5303 5293
Retall/Hotel

Riverwalk Retail 30,745 58.0% 20.0% 5138 5138 528 528 E
Hyatt Regerey Jersey City 351 91.6% 50.0% 3247 100,000 2330 LA 50,000 L1685 1235
Subtotal - Retadl [Hotel a0.2% 4B.EX 53,385 $100,000 $2468 51,652 550,000 $1,193 51,236
Total Operating 47.5% 517,699 §725.809 $10,326 . 58,712 5354980 $4,702 54,508
Other Unconsolidated IV 51805 $15.2582 $L805 - 5000 6101 900 5128}
Total Unconsolidated 1vs ™ 519,504 §741,061 512,131 59,612 $361,081 £5,602 54,380

(a) Tha sum of proparty-level revenae, straight-line and ASC 805 adjustments; lass: operating expense, real estate taxes and utilities.

(b} Proparty-level revenue; less: operating expense, resl estate taxes and utilithes, proparty-level GEA expense and property-level interest axpanse.

(e} GAAP NOIat Company’s cwnership interest in the joint venture property.

(d} MO Aftar Dabt Service at Company’s cwnership interest in the joint venture praperty, cakculated as Company’s share of GAAP NOI after deducting Company’s share of the unconsolidated joint ventures’
intarast axpenie. The Company’s thare of the interest axpense ks 54,115,000 for 30 2019.

See supporting “Unconsolidated Joint Ventures™ notes on page 41 and Information About Net Operating Income (NO1) on page 44.
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Transaction Activity S thovands ic par e

values) axcept par 5§

Office Portfolio
Mumber of ey Grozs Assot Price Per  Welghted Average

Loeation Transactlon Date Bulldings 5 i Value ™ Cap Rote

102010 Acouisitions
99 Wood Ave. South e lin, KU 02/06/19 1 271588 A3.8% 561,500 5226

Total 10 2019 Acquisitions 1 271,988 B38% 561,500 5226 132%
I3 i v

721 Route 202/206 Bridpewatar, NI 01/1119 1 192,741 0.0% 56,000 511

2115 Linwaod Ave Faort Lee, NI 01/2219 1 53,000 85.1% 16,088 237

201 Littletor Ave Marris Flains, NI 02/2719 L 28,369 37N 5.250 59

141 WestFront St Red Bark, NI 0272819 1 92878 63.7% 22,000 237

320 & 321 University fve Hewark, M) 03/1319 2 147 406 0.0% 26,015 176

Nartherr Westchester Partfaolio Various NY /CT 03,/25/15 25 1148512 ALl 487,500 e

Totad 1Q 2019 Dispositions 6 3,737,906 80.8% 5562,853 5151 54%
202019 Dispositions

&50 Fram Rd Paramus, NI 06/18/19 L 343510 57 .08 £42.000 £121

Total 2Q 2019 Dispositions 1 348,510 67.0% 542,000 s 54%

Residential Portfolio

Mumber of P o Gross Asset Price Per  Welghted Average

Location Trandaction Date Buildings Units / Keys Value Unit Cap Rate

LQ 2018 Acouisitions

M2 at Marbella JerseyCity, M 013119 L a1 94 5% 5195 000 $627

Total 10 2019 Acquisitions 1 11 94.5% $195,000 5627 46%
102015 Dispasitions

Park Square Rahway, NJ 01/16/19 i 158 26.8% 534,900 b¥1t]

Total 1G 2019 Dispositions i 159 96.9% 534,900 5219 5.0%
202019 Acouisitions.

Saho Lafts JerseyCity, N 04/0119 1 77 97.9% 5263200 700

107 Margan (Land) Jeriey City, N 05/10/19 z = - §7.229 H

Total 20 2019 Acquidtions 1 377 . $331,029 £700 A6%
202013 Acuistions

Libarty Towers Jersay City, N 09/26/19 i 548 97.3% 2409.000 5631

Total 30 2019 Acquisitions 1 (4] 97.3% 5409,000 5631 44%

(1) Acquiskions limt gross purchase prices; dispositions [kt gross sales proceeds.
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Property Listing

praide 2 & 3

111 River
Tatal Waterfront

1 Bridge Plaza

101 Wood Avenue 5
98 Wood Avenue S
5B1 Main Street
333 Thosnall Street
343 Thosnall Street
150 JFK Parkway

51 JFK Parkway

101 JFK Parkway
103 JFK Parkway
Tatal Class A Suburban

302019

Lacation

raey City, K1
¥ City, K
Jersey City, Ki
Jersey City, KI
Hobaken, NI

Waterfront

Taotal 5F
1,246,283
1,487 222
231,856
977,225
S66.215
4,508,801

Liraged 5F

1,258,748
231,856
554188
436 535

3,513,283

Class A Suburban

FortLee, K
Iselin, Kl
laeling K
Woodbridge, KI
Edison, KJ
Edisan, KJ
Shost Hills, NI
Shost Hills, K}
Shot Hills, NI
ShoftHills, K

Tatal SF
200,000
162 841
271,988
200,000
196,128
195,709
247,476
260,741
197,196
122000

2,155,079

Leasad SF
149,771
262841
226,492
200,000
183,727

160,636
254,733
191,477
nnn
1,939,242

o d
Bd 6%
100.0%

56, 7%

77.9%

% Leased

T4.9%
100.0%
83.3%
100.0%
93.7%
5.3%
64.9%
97.7%
97.1%
100.0%
20.0%

Ave. Base Rent
+ Escalations ™
38.19
3791
4005

53872

Avg. Base Rent

+ Escalations !

LiaeC i &P
1 Giralda Farms Madisan,
T Giralda Farms Madisen, K
d Campus Drive Parsippa

6 Campus Drive Parsippa
d Gatehall Drive Pars
b mus Drive

1 Sybwan Way

3 Syivan Way

3 Syivan Way

T Syhvan Way

T Campus Drive

2 Hiltgn Court

& Campus Drive

2 Dryden Way

325 Columbia Turnpike
100 Overlook Center
5 Vaughn Drive

100 Schultz Drive
200 Schultz Drive

1 River Center 1

1 River Center 2

1 River Center 3
3600 Route 66

23 MainStreet

Florham Park, KJ
Princetan, NI
Princetan, NI
Red Bank, KJ
Red Bank, K]
Middlevown, M
Middletown, K]
Midd letown, K]
Kegtune, NI

Ho! md

5'Wood Hollow Road Pars
Total Suburban
Total Core Office Portholio ™

CLI Office Portfolio

Suburban

Tatal 5F
17
236,674
147,475

150,557
147,241
151,383
145,983

161,592
215,265
6,216
168,144
142,600
98,500
100,000
102,018
122,594
120,360
194,518
1ED, 000
350,000
217 040
4,147,238

10,810,118

Lt aibel 5F

3,280,542

8,733.067

% Lened

Ave. Base Rent

+ Escalations ™

3587
2532
26,31
28.25
22.34
33.78
31.50
30.36
30.30
27.58
41,75
3186
17,84
2686
30,96
30,75
31.00
8 86
2881
2757
29.36
2538
17 96
2344

$18.72

$34.88




2019 Expirations by Building

Waterfront Suburban

Current

Bullding Location Total 5F

101 Hugsar Jersey City, M) 1,246,283 | sd47.00 1Giralaa Farims Naaisan, N 154,417 ] [ s37.00
Harborsige 26 3 lersey Ciny, M) 1,487,222 24,607 1.7% 40.53 I 43.00 76 A Farme KMagison, NI 236674 0.0% 17.00
Harborside 42 lersey City, NI 231,856 0.0% | 44.00 4 Campus Drive PFarsippany, NI 147,475 0.0% { 27.50
Harborside 5 Jersey City, MJ 977,225 1829 0.2% 19.88 i 4900  6&Campus Drive Parsippany, NI 148,291 9138 6.2% 735 | 2750
111 River Stroct Hoboker, M 66218 L DO% s 5700 4 Gatehall Drive Parsippany, NI 248,480 10,015  4.0% 34.37 | 30,00
Tatal Watorfront™ 4,508,801 26,436 0.6% 440,49 : $46.59 g Campus Drive Parsippany, NI 156,495 0.0% | 1750
Waterfront Vacancies 995,518  22.1% 1 Sylvan Way Farsippany, NI 150,557 0.0% 3300
3 Sylvar Way Parsippany, NI 147,241 0.0% | 33.00
5 Sylvan Way Parsippany, NI 151,383 0.0% | 33.00
7 Sylvan Way Parsippany, NI 145,983 0.0% | 33.00
7 Campus Drive Parsippany, NI 154,385 800 05% 2340 | 27.50
2 Hilton Court Farsippany, NI 181,592 0.0% | 32.00
Class A Suburban & Campus Drive Parsippamy, NI 215,265 0.0% | 3300
2019 Expirations Current 2 Dryden Way Parsippany, NI 6,216 0.0% : 16.50
Building Location Total 5F g % Total In-Place Rent Askdng Rent 325 Columbia Turnpike Flarham Park, M) 168,144 0.0% 1 30,00
1 Bridge Plaza Fort Lee, M 200,000 1,872 0.9% $29.34 | 53200 100 OverdookCenter  Princeton, NI 149,500 0.0% o | 32.00
108 Wood Averue 5 Iselin, N 262,841 0.0% | 37.00 5 Vaughn Drive Princetan, NI 98,500 1512 1.5% 31.28 30.00
99 Wood Avenue 5 Iselin, M) 271,928 8710  3.2% 31.74 | 37.00 1 RiverCenterl ad Bank, NJ 122,594 0.0% | 30.00
581 Main Street Waoodbridgs, M1 200,000 7,286 3.6% 25286 | 3200  1RiverCenter2 Red Bank, NJ 120,360 0.0% 30.00
332 Thareall Steeet  Edisan, NI 196,128 34,641 17.7% 35.64 3700  1RiverCertér2&4  RedBank, W 194,518 0.0% 30,00
343 Thornall Street  Edison, M) 195,709 0.0% : 37.00 100 Schultz Drive fed Bank, W 100,000 0.0% : 30,00
150 JFK Parkway Shart Hills, NI 247,476 0.0%% | 4800 200 SchultzDrive Red Bank, NI 102,018 0.0% | 30,00
51 JFK Parkway Shaort Hills, NI 260,741 0.0% ' 5500 3600 Route 66 Néptune, NI 180,000 0.0% : 27.50
101 JFK Parkway Shart Hills, NI 197,196 0.0% | 4500 23 MainStiest Halmdel, M) 350,000 0.0% | 1850
103 JFE Parkway Share Hills, M 123000 . 0.0% : 45.00 S 'Wood Hollow Roag  Parsippany, NJ 317.040 - DO% = 2800
Tatal Class A Suburban 2,155,079 52,509  2.4% $33.41 |  $4070  Total Suburban 4,147,238 21465 05K $30.71 | 52979

Class AVacarcies 215,837 10,00 Suburban Vacancies B66 696 20.9%
Total Core Office Portfolio 10,E11,118 100,410 0.9% $34.70 $39.92

Total Core Office Vacancies 2,078,051 19.2% |

Hotes:

(1} Excludes Harborside 1 {399,578 RSF), which waz removed from leasable inventory as of September 30, 2019,
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Leasing Activity

Percentage Leased Summary

Pet. Leased Impact of Impact of Pet., Leased 5q. Fr. Leased 5q. Fr. Leased

6/30/2019 Acquidtion/Dispostion Lexsng Activity 9/30/2019 Cormmercial
Waterfront 74.7% [8.1%) 3.3% : 3,307,475 205,208 955,518
Clazg ASuburban 92.5% 0,00 [2.5%) H 1,929 444 9,798 215,837
Suburban TO.4% 0,05 (D 3% 317079 105,750 BEG 696
Subtotals T9.8% “3.6% 0.9% H 8,407,711 325356 2,078,051
Non-Care 72 6% 0.0% 0.0% 110,48 4432 43,342
TOTALS TE.T% {3.5%) 0.9% ‘ ! £,518,172 329,788 2,121,393

Summary of Leasing Transaction Activity

For the three months cnded September 30, 2019

Number of Total Sq. Ft. 5qg. Ft. Renewed Weighted Avg. Wid. Avg. Wid. Awg. Costs

Transactions Sqp. Ft. New Leases and Other Retained Term [¥rs) Base Rent (§)%'  Sq. Fr. PerYear (§
Waterfront ] 31,285 15,6384 5.601 5214 33 547.56 57.73
Class ASuburban 2 3223 2,118 1105 1612 45 29,61 5.06
Suburban 5 314491 15438 16053 £.2498 10.3 34.08 4.65
Subtotals 13 65,999 43,240 22,759 5.077 6.7 540.26 $5.73
Hon-Core ' 651 = 1651 EN3 o 1129 Llsd
TOTALS 14 69,650 43,240 26,410 4,975 Bl $39.58 £5.62

Hotes:;

(1} Inchsive of ezcalations.
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Leasing Rollforwards

Forthe three months ended September 30, 2019

Pet. 5q. Fr. Inventory

Leased wentory Leased Acquiredf

6/30/2019 &6/30/2019 &/30/2019 Disposed
Warerfront 4908379 3,664,233
Class ASuburban 2,155,079 1,993 264
Suburban 4147238 1293912
Subtotals 11,210,696  £951.409
Mon-Core 26% 1SR 146N
TOTALS 75.7% 11,368,931 5,066,302

For the nine months ended September 30,2019

{399,578)

(399,576)

(399,578)

Pct. Sq. Fit. Inventery
Leased Inventory Leased Acquired/f
12/31/18  12/31/18 12/31/18 Dispozed
‘Warerfront 73.2% 4.884,193 3,577,280 {375,392)
Class AScburban 94.2% 1,951,081 1,837 963 203,988
Suburban B82.5% 4,135,607 3,410,439 11,631
Flex Parks 52.8% 3,139,212 2912883 (31392121
Subtotals 83.2% 14,110,103 11,738,565 (3,298,985)
Nor-Care aLZ% 208,785 LY 1230531)
TOTALS BLT% 14,818,889 12,101,220 (3,849,536)
Hotes:

{1} Percent Leased at 12/31,18 was 20.4% axcluding Flax Parks,

302019

Leased $q. Fr.

Acquired/ Expiringf
Dlsposed Ad]. 5q. Ft.
{154, 065) 11,831

(57.245)

g [44.861]

(194,066) (90,275)

z 12,6511

{154,066) (93,926)

Leased $q. Ft.

Acquired/ Expiring/
Disposed Adj. 5q. Ft.
[154,066) 13,296
181,217 {120.,001)
(4.614) {389,638)
{2558 62l o7 a1
{2,875,992) (613,634)
(242 338} (21.560]
13,118,327) (635,194)

CLI Office Portfolio

Incaming

Incoming
Sq. 1.

97302019 5/30/201%

Net 5q. Fr.
Leasing Inventory Leased
Activity 9/30/2019

43,116 4,508,801 3,513,283

{54,022)  2,155.078  1,939.243

aavey 414723 3,280,542

{24,276) 10,811,118 8,733,067

i PLL R VTR -1

(24,276) 10,965,353 8,847,950

Net

Leasing Imventory

Activity 9/30/2019 9/30/2019
130,069 4,508,801 3,513,283
{30,038) 2,155,079  1,939.242
(125,283) 4,147,238 3,280,542
154, 254}

{129,506) 10,811,118 8,733,067

L7 153235 114392

(124,933) 10,969,353  B.847.960

Pet.

Leased

TI.O9%

Pet.
Leased
9/30/2019

T7.5%
90.0%
T9.1%
00%
B0.E%

80.7%




Top 15 Tenants

Percentage of

Annualized Company Square Percentage Year of

Mumber of Base Rental Annualized Base Feet Total Company Lease

Properties Revenue (5] Leasad Leased Sq. Ft. (%)%’ Expiration
Merrill Lyneh Pigrce Fenner 3 511,173,408 4.0% 430,926 (3}
MUFG Bank LTD. ! 11,136,838 4.0% 266,961 (4}
John Wiley & Sons Inc 1 10,888,238 3.9% 290,353 2033
Cun & Bradstreet Corporation 2 7,464,280 2.7% 192,280 2023
TO Ameritrade Services Co., 1 G, E94,300 2.5% 193,873 2020
Datichi SankyoInc. 1 6,796,926 2.4% 171,900 2022
E-Trade Financial Corporation 1 5,290,600 1.9% 132,265 2031
KPIG LLP 2 5,224,111 1.9% 120,547 (5]
Vonage America Inc 1 4,826,500 1.7% 350,000 2023
Investors Bank 3 4,583,496 1.6% 144,552 ]
HO Global Werkplaces LLC ] 4,502,502 1.6% 137,630 (7}
Plymouth Rock Management Co. 1 4,351,725 1.6% 129,786 2031
Arch Insurance Company 1 4,326,008 1.5% 106,815 2024
Alacer Corporation [fka Pfizer Inc.} 1 4,306,008 1.5% 113,316 2024
Sumitomo Mitsui Banking Corporation 1 4 156 983 L5% 111,105 2036
Totals $95,921,929 34.3% 2,892,709
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Lease Expirations

Percentage of Toral

Annualized Base
Rental Revenue
Expiring Leos

Average Annual ized Base
'er Net Rentable

ted
by Explring Leases [5)

Percentage of Annual
Base Rent Under

Explring Leases (%)

Met Rentable Area Leasid Square Feet
Yoor of Expiration/ Markot Mumber of Subject to Expiring Represented by
Leases Bxpiring ®' Leases (Sq. Fr.) ™ Explring Leases (%)
4019
Watarfrart F] 26,436 0.3
Clazs ASuburban [ 52,509 06
Suburban 5 21455 03
Subrotal 13 100,410 1.2
Non-Core 1 2029 00
TOTAL=2019 14 102,439 12
2020
Waterfrort 7 61,144 o7
Clags ASuburban n 274,188 32
Suburbarn E g!é ﬁﬂ]" 2‘_5_
Subtotal 57 549,139 6.4
Mon-Core 1
TOTAL = 2020 59 554,374 6.5
2021
Waterfrart 13 352,953 i}
Class ASuburban 20 151,066 18
suburban n 1449 005 23
Subrortal 60 743,024 BT
Mon-Core 4 &7 500 0g
TOTAL=2021 64 810,524 a5
2022
Waterfront i2 102,307 1.2
Class ASuburban 16 168,793 2.0
Suburban a0 255 311 15
Subroral 58 566411 6.7
Man-Care a4 35 697 043
TOTAL=2022 62 602,108 71
2023
Watarfrort 10 312,779 38
Class ASuburban 12 275,198 33
Suburbar 12 455 53 100
Subtatal 59 1,457,558 17.1
Mon-Core = -
TOTAL-2023 59 1,457,558 17.1
Notes;
See 1Up “Expirations” notes on page 42.
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1006872
1,635,417
G431 038
3,295,327
G4, 538
3,360,255

2,165,376
10,352,318
5,438 460
18,006,163
4
18,147,013

14,374 500
6,276,017
5,814 797

26,465,314

4

28,257,730

3,950,020
55684508

2543480
18,061,940

263175
19,025,115

11,843,102
10,533,351

21043 505
43,420,298

43,420,298

3847
31.15
29.96
3282

32.80

3658
41.54
29.22
35.62

34.86

3861
3285

w
-

= B s
o

3160

3669
arT

29.79

29.79




Lease Expirations (Cont.)

Year of Expiration/ Market

024
Waterfrant
Class ASuburban
Suburban
Subtetal
Mor -Core
TOTAL=2024
REAFTER
Warerfront
Class ASuburban
Suburban
Subtotal
Mon Corne

TOTAL=-2025 AND THEREAFTER

Expirations by Type

Year of Expiration/ Market
Waterfront
Class ASuburban
Suburban
Subtetal
Man -Care
Totals/Welghted Average
Notes;
Sée sup

302019

Number of
Leases Expiring *

54
37

150

150

Number of
Leascs Bapiring *

118
137
208
463

n
474

“Expirations” notes on page

42,

Net Rentable Arca
Subject to Expiring
Leases {Sq. Fr.) !

955,886
2,161,377
762,248
L1115 344
4,039,469

4,039,469

Net Rentable Area
Subject to Expiring
Leases(5q. Fr.)®

3,307,475
1,931 506
3172816

Percentage of Total
Leased Squanc Fect
Represented by

254

a5
474

474

Percentage of Total
Leased Squane Feet
Represented by
Expiring Leases (%)

Office Portfolio

Annuallzed Base
Rental Revenue Under
Explrng Leases (§) "

9,636,564
10,338,093

12830196
32,804,853

22,804,853

76,381,934
26,065 984

22.405316
134,853,834

134,853,834

Annualized Base

Rental Revenue Under
Expiring Leases (5)

iy

119,368,363
70,769,679
25,760,682

276,907,729

2.961.363

279,869,098

Average Annualined Bate
Rent Per Net Rentable
Square Foot Represented
Iy Expiring Leaes(5)

35.34
3420

25.04
3338

33.38

Average Annualized Base
Rent Per Net Rentahle
Square Foot Represented
by Expiring Leases(5)

36.09
3664
27.3%
32.92
2681
$32.84

Percentage of Annual
Base Rent Under

Explring Leases (%)

Percentage of Annual
Base Rent Under
Expiring Leases (%)

4r5
5.4
95.0
1.0
100.0




Multifamily Portfolio
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Operating Communities — Residential

* 302019 Percentage Leased: 97.0%

%in thousands, except per home

» 30,2019 Avg. Revenue Per Home: $2,767 e e
Percentage Percontage Fevenus  Fewenoe
Rantable  Awg. Vo e Lexied ParHome ParHome — NOIY el Lol Dbt
Guerating: Besidential Locition ymechic Asadmants 3 Sz fomoieie| IQI0IS ZD2XIS 0209 WINE 0NNE YIR20IS  feleke
Alverra st Overlook Ridge ™ 722 863,139 008 4R 5% 97 A% $3,602 S1967 52,491 5100,000
The Chase at Overlook Ridgs %' Bk 598,161 014 SRO% 97 4% 2,188 3,122 2880 135,750
Riverwatch New Brumswick, K FLie} 147,852 1997 6.0% 96.0% 1,848 1,866 SHD 30,000
Monaco™ Bersey City, NI 523 475,742 2011 &8RN 97 5% 3,551 3,570 3,595 165,000
Portside at East Pier -7 t Boston, Ma 181 156,091 0% 90A% 100.0% 2,904 2812 1007 52,908
O rry Place at Tuckahos Esstoleesten, NY Lag 195,509 2016 a2% 160.0% 3,572 5% 41,000
Warbella ™ Bessey City, NI 412 369,515 2003 94.7% 96.1% 3,260 3322
2 BerseyCity, NI 311 273,132 016 97.1% 43% 3,860 3,683
Soho Laks Jersey City, NI aar 9,057 017 97.9% 97 9% 4,124 4,121 3031
RiverHouse 11 Weehawken, NI 95 150,591 s SBEN 99.7% 2,845 2,982 LEET
Portside at East Pier - 508 East Boston, WM& 298 FELE =11 e o0.3% 99 3% 2,781 2838 1,555
145 Front at City Square Worc LY 365 5656 018 99.7% 99.2% 1,835 1771 515
Signature Flage 31 Moeri Mioeris Flains, K1 160.00% 197 WRTIE g 0% 100.0% ZATE 2,351 681
Liberty Towers Jersey City, NI kel eic £48 g3118 2003 S73% Hia 1) T ass T
Consalidated 96.40% 5,299 4,836,333 96.9% 97.8% 53781 SLTS4 822957 523402 $1,468,631
RiverTrace at Peet [mmperial West New York, K] 22 50% ESL 295,767 936 2014 97 8% 99.1% $3.244 53,176 5LBI3 SLEIE 55,424 $82,000
AlverParkat Harmison Haison, KJ 45,00% 141 1354928 a0 iou4 54.3% 96 5% 2,289 2382 4738 359 B 28,403
Urby Harborside Bewsey City, NI BS 00% 762 ATHATE 623 2017 96.7% 95 9% 3,002 3,12 4480 4373 13,000 192 000
Snation Houie washingion, BC 50,00% ira 290,348 762 1015 97 5% 96 8% 2,724 2,552 2,088 1,794 5634 97,2713
Crystal House Adfingion, VA 25 00% 225 38,726 23% 1962 97.7% 98.8% 2,283 2,182 3321 3,109 8552 160,342
Metropolitan at 48 Park © Moaristown, M 35 00 138 124,237 988 2010 a4 6% 87.7% 3,370 3,268 752 a2 2268 35378
Metropolitan Lofts Morristawn, 8 50,00% = SeE83 927 08 249% 08 3% ] 145 1 0 Lo2s 131
ot Wentures AT.47% 2,611 2,103,735 806 57.0% 97.5% S3,739  S2,706 13311 312575 S38051 G609 547
Tartal Resident rati BD.31% 7910 6.940.054 a7 57.0% 97.7% SLYET  SE7IT 536,268 SI5.E77 SI0REVL S2O7EA7E
Average Average
Yew | Ovcupsncy Occupancy  ADR ADR Mot e L b Dbt
Owarating: Hotely Locition Owmanhie Ko Somplete | BOZOLS 202009 Q2013 202019 1209 202019 YIRI0I9  Delance
Ervvue, Autegraph Collection Weehawhen, 81 160.00% 02 019 TL1% WA 5222 Mpa B2 Nfa 51277
Aesidence (nnat Poet Imperk Weshawhen, NI 160.00% 184 018 LY a0 A% 204 1as F i iy 1249
Marriatt Hotek at Port lmpe rial 100.00% 2 TRI% 90.6% 5214 $193 5871} 5765 [$28)  $56,630

Hotes:
{a) Percentage leased i shown net of the 33 units under rencvation at Monaco and the 32 units under rencvation at Marballa as of September 30, 2019.

See Information About Met Operating Income on page 44.
Sew supporting “Operating & Lease-U p Communities™ notes on page 41,
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Operating Communities - Commercial

5 in thousands

Operating Highlights
Percentage Percentage
Rentable  Year Leased Leased MOl Noe* NOI® Debt
[Ung: COMMEr Locanion Qunership Space: ¥ Complcic) 2G2019 202013 2020010 2020010 YTR20LD Ralance
nsolig

Part Imperial Garage South Weehawken, M 70.00% 200 320426 2013 MNA NA Sd463 5441 $1.139 $32,600
Port Imperial Retail South Weehawken, NI T0.00% 18071 2013 Bl6% 81.6% 150 173 431 34951
Port Imperial Garage North Weehawken, NI 100.00% 786 304,617 201% MA MA 222 234 5498
Port Imperial Retail Horth Weehawken, NI 100 (0% 2400 2015 100, 0 1000, 0% 15 136 225 =
Consolldated B4.41% 651,514 BrA% BrA% 5855 5984 52,453 536,551
Urcorsolidated loint Vertures
Shops at 40 Park Marristowr, NJ 25.00% 50973 2010 B62.0% 69.0% 206 5258 5740 56,067
Riverwalkat Portimperial West NewYork, NI 2000095 30,745 2008 S8.0% 58.0% i3z 13g 408 —
Subordinate Interests 23.12% E1,71E B4.9% B4.9% $344 £396 51,148 S6,0E7
Total Commercial 77.58% 733,232 £4.95% B4.9% 51,199 51,380 $3.601 $42.618

Summary of Consolidated RRT NOI by Type [unaudited):

302019 202019

TatalConsolidated Resigemial - Operating Commun ties - from p, 347 522,057 $23,102

Total Consolidated Commercial - (fram table above) 855 84

Total NO! fram Consolidated Praperties (excl unconsal. IVsSubardinated interastis) 523,812 $24 086

NOA (loss) from services, landfdevelopment/repurposing & other assets ar {L.770)

Total MO! for RRT [see Information About Net Operating Income on p. 45)*: 524,691 522,316
HNotes:

Sae Information About Nat Operating Incoma on page 34,
[1) Includes recently stabilized communities

302019 CLI Multifamily Portfolio




In-Construction Communities

$in thousands

= RRT’s share of projected stabilized NO| will be $60.9 million (approximates to FFQ)

Pt Capitalinstion - To1al Capitad 56 01 30 2019 Developrant Sihedule
Thisd Projecied Projected
Apartmaeat Lode e Party Dew Debt MR teetaal Progect | Stabiliaed S obillaed)
Somemnity Leation Swnershin HoetedMews Soals Be®  Cooitd Lol Coss™  Belece  Sooital Saet  Quoeseecy Habiotien | MO Nield
208 1y 1
Buldireg 9 2t Port imperkal Werhawhen, M 100.00%. 13 5142920 592,000 530920 555,158 $4.238 550,920 Q2018 AQ 202D 02021 | 59102 637% |
£hate 1 at Overlook Ridge™ anlden, W 100.00% 126 95433 40800  1REM 2470 12,837 633 102018 IGX 12020 6060 B.09%
233 Canoe Brook - ADIDMENES Shewt Hills, NJ 100.00%. 195 95412 &4 000 a2 35412 402018 4Q2020 Q021 | 5910 594%
The Chasdotie eriey City, NI 100,000 15 470300 00000 110500 . 100,01 B 1ao1s  1gerr &020r3 | ZRO09E  A90Y |
Consaledated 100.00% 1584 SH12.265 516300 SI9TA6S S0 SM3.DE1  SIRODTE 5215006 49,171 50T
10 LA 10| e ] 1 .
P Moeth - Risdwalk © WLt Hew Yook Wl 20004 360 91770 L2000 IS0F0 &4 FDD 35037 15252 25 070 402017 402020 R0 11705 610%
Joint Yenlures a40,00% 0 F19L,770 5111000 SIROT0 SA4,700 §95,022 515152  SIS.070 $1L,70%  GO0%
Totdl In-Corstrustion Cormmunities BEB0% 3044 330040005 SE2EE00 S3BOSES Sa4700  $B3E.I08  SEII7  S260.076 $60,876  6.08%

NS NICHE v

o449  STSETL i“s;;‘
2020 MCRC RemainingCapital 201,287 349,649 | S1,638 |
Therea foer MORC Remaireng Capital 120,153  1F153 |

Tors Revsiving Copitsl  $665,032 5595473 | 370,480 |

YE 2019 YE 2020
Operating & Construction Apts. (projected) 9,854 8,468 10,159
Future Development Apts. 9,968 9,968 8,237
# Growth in Operating & Construction Units (projected) - (14.1%) +20.4%

Hotes:
MOl amounts are projected only, See Information About Net Operating Incomae [NOT) on page 44,
Sae pupporting “In-Conmtruction Communities™ notes on page 42,
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Future Start Communities

= As of September 30, 2019, the Company has a future development portfolio of 9,968 residential units
= All priority starts (1,731 units) are located on the Hudson River Waterfront

Current
Priority Starts Lecation Apartments  Ownership  Target Start
Pl South - Park Parcel Weehawken, NJ 202 100.00% 2020
Flaza g Jersey City, W) 679 100.00% 2020
Urby Harberside 1| Jersey City, NI 750 85.00% 2020
Total Priority Starts 1,731 93.19%
Huture Develgpments Location Apartment | Future Developments Location Apaniment
1 Water Street White Plains, NY 300 Pl Sputh - Building 16 Weehawken, NJ 131
6 Becker Farm Roseland, MJ 299 Pl South - Office 1/3 13 Weehawken, NJ -
1633 Littleton (repurposing) Parsippany, NJ 345 Urby Harborside Il Jersey City, M) 750
233 Canoe Brook Road - Hotel Shart Hills, NI 240 Plaza 9 Jersey City, NJ 1,060
B85 Livingston Roseland, M 140 107 Morgan Jersey City, NJ &04
Subtotal - Northeast Corridor 1,324 Liberty Landing Phase | Jersey City, NJ 265
Liberty Landing - Future Phases Jersey City, M 585
Partside 1-4 East Bostan, MA 200 PlSouth - Emljmg ! Weehawken, NI 200
Overlook 11L& Malden, MA 215 -
Pl North - Riverbend 6 West New York, NJ ar
0‘;:‘&::;':”:&” e Malden, MA ﬂ% Pl North - Building | West New York, NJ 224
Pl Nomth - Bullding J West New York, NJ 41
Crystal House - Il Arlington, VA 252 Subtotal - Hudson River Waterfront 4,631
Crystal House - Future Arlington, VA 200
Subtotal - Washington, DC 552 Acguitition Options
Freehold Freehald, NJ 400
51 Washington Street!® Conshahacken, PA 310 Subtotal - Acquisition Options 400
150 Monument Road® Bala Cynwiyd, PA 206
Subtotal - Philadelphia 516 Priority Starts 1,731
Total Future Start Communities 9,968
Hotes;
See supporting “Future Start Communities” notes on page 42.
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Development Activity and Cash Flow Growth Sin s

(unoudited)

Projected Projected
RRET Maminal % Leased Asof Actual [Projected Projected Stabilized Share of Stablllzed
Owmnership As of 3/30/19 Initial Leasing Yield NOH NOH Afer Debt Serdee
e

Signature Place at Modris Plains 100.0% 98.0% 102008 197 6.68% 5312 518
Metropalitan Lofts S0.0% 94.9% 1qz018 55 6.72% 13 03
145 Front Street at City Sovare 100.0% 95.7% 202008 65 6.21% 5.5 3z
Partside 56 100.0% 49.3% 202018 296 6.40% 76 3.2
RiverHouse 11 3t Part Imperial 100,00 98 6% Q2018 295 EED% 20 18
Total 2018 Deliverics 97.6% ELE-E 1212 6.A5% 525.7 120

2019 Deliveries
Marriott Hotels at Port Imperial 100.0% 402018 222 L8l 2133 22
Total 2019 Deliveries Li0e0. 0% in E.E1% 5139 9.2

2020 Deliveries
Chasze Il at Overlook Ridge 10003 I 2020 326 60935 £6.1 314
Part Imperial South 9 100.0% 402020 313 6.37% 9.1 52
PINorth —Riverwalk C 40.0% 402020 360 6.10% 1.7 28
233 Canoe Brook Road - Apamments L100.0% 402020 1495 5.94% 59 32
Totad 2020 Deliverics 81.9% 1,194 6.14% 5328 5146

2022 Deliveries
25 Christopher Calumbus [The Charlotte) L00.0% 1022 I50 5.87% 281 Sl46
Totad 2022 Deliveries L0003 750 5.97% 5281 146
Total In-Construction BB.9% 1,944 6.OB% g 5609 $29.2

Hotes;
{1} Projected stabilized yield on in-construction portfolio without the Marrictt Hotels at Port Imperial is 6.08 percent.

NO1 amounts are projected only. See Information About Net Operating Income (NOT) on page 44,

302019 ultifamily Portfolio




Roseland Balance Sheet

ASSETS

Rental Property

Land and leasehold Interests
Buildings and Improvements

Tenant improvements
Furniture, fixtures and equipment

Land and improvements held for development

Development and construction inprogress
Total Gross Rental Property

Less: Accumulated depreciation

Met Investment in Rental Property
Assets held for sale, net

Total Property Investments

Cash and cash equivalents

Restricted cash

Investments in unconsolidated IV's
Unbilled rents receivable, net
Deferred charges & other assets
Accounts receivable, net of allowance
Total Assets

LIABILITIES & EQUITY

Morngages, loans payable & other obligations

MNote payable to affiliate

Accounts pay, accrued exp and other liabilities
Rents recv'd in advance & security deposits

Accrucd interest payable
Total Liabilities

Redeemable noncontrolling interest - Rockpoint Group
Noncontrolling interests in consolidated joint ventures

Mack-Cali capital
Total Liabilities & Equity

302019

CLI Multifamily Portfolio

Sinthousands
[enaudited)

302019 a0 2018

$341,314 $205,665
1,806,890 1,229,751
1,808 1,254
66,317 45,635
198,283 285,451
315,352 247,811
1,829,964 2,015,567
(76,332) (81,398)
291,581 33,956
11,170 13,924
12,470 8,116
202,601 218,771
3,162 2,756
53,934 47,390
3,601 1,415
$3,332,241 $2,260,497
51,571,858 $1,059,406
193,873
78,018 48,333
/.898 5,981
3,968 2,668
1,855,615 1,116,388
447,795 278,135
47,263 40,047
981,568 825,927
$3,332,241 52,260,497




Roseland Income Statement ——

(unaudited)

3q 2019 2019 102019 40 2018 302018

BEVENUES

Base rents 534,232 529424 527,620 525772 $21,735

Escalation and recoveries from tenants 1,377 1,442 1,133 1,068 1,194

Real estate senvices 1,450 1,435 3730 3720 4,310

Parkingincome 3,240 3,004 2685 2,734 1052

Hotel income 3,325 2,054 283

Other income 942 529 508 930 650

Tota revenues 544,566 538332 536,359 $34,224 $30,941
EXPENSES

Real estate tanes 55,664 54,967 54,565 53783 53,5917

Utilities 1.712 1,461 1.766 1494 1.497

Operating senvices 9,739 7.135 7.443 5.847 6,650

Real estate service expenses 1,961 1,937 4,213 4,054 4,317

Generalard administrative 3025 3484 3,196 3488 2891

Depreciation ard amortization 17.228 14,887 15,057 12,002 10,270

Totd expenses $38,329 $33,8E1 536,244 $30,718 §29,642
Operating Income $5,237 $4,451 5115 53,506 $1,299
OTHER{EXPENSE] INCOME

IPTE 4t Expenie {520,330} (59,218) (49,067} {$6.900) {54,483)

Irterest ard otherinvestment income [lass) 152 151 151 2 1

Equity in earmings floss)of unconsalidated joirt ventures {420 [&00) [L402) {1,787} {1401}

Lard and gikerimpairments [2.137) {2.459) {24, 565)

Gainaor charge of cortrol of interests 13,790 14,217

Realized gairs flosses) arnd unrealized losses on disposition 70 13 100 16,330}

Gane on sale ofland fother 296

Gain (less) fraom early extinguishment of debt, net {461}

Teotal other income (expense) (512.439) {511,896) 53,485 (533.622) 51,998
Net income (loss) (57.202) (57,445) $3,600 (520,115) $3,297

Noncantralling interest in consolidated joint ventures 5405 SE46 51,248 5640 5451

Redeamable roncontrolling interest {6.015) (4.551) (4,212} (3.951) {3.330)
Net income (loss) avallable to commen sharcholders [$12,812) (511,150) 5636 533,427) 5418
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Appendix

5 in thousands

By Fmancial M -[Page 6)
Funds from operations [“FROT) & caloulated in accordance with the definition of the National Association of Real Estate Imestment Trusts (MAREIT). See p 17 “information Abowt FRO, Cone FRO B AFFO™,
Inchides any outstanding prefened units presemed on a convented basls Imnbo comamson units, nonont ioling Bte 16315 in Conzald okt vent e s and redesmable noncontioling interests
3 Multiple présented after the sbnhirepeesents effective Net Debl-Ao-EBITDA ratio ext leding the impact of the Liberty Towers aoqu n,
Balance sheat - (Page 11)
[ Inchudes mark-lo-manket ko inlangible net adeets of $101.294 and mark-do-marke keose intangible net Rabilties of $40,405 asof 30,2019
(Page 19)

2017 term boan, maturing on lamesry 25, 2020, has three year teem with two 1year exte rmion opt o svailabile
¢ The actual weighted rwerage LBOR i3te for 1he Company's out standing vasiable rate debt was 205 peicent 2 of Septembed 30, 2009, plus the apphcabie spoead,
13 Exeludes amostived defereed financing costs primarily perlaining 1o the Company’s umsecured revobdng coedit Lacilly which amounted 1o $723 thousand for the Three montin ended Seplember 30, 2009,
Dbt Profile - (Pages 2021
(4 ENecine rate of debl, incuding defesied linancing costs, compeised of The cost ol terminated treasary kck agreements (il amy), debl infliation costs, mark-lo-marked adjund ment of aoguited debd and ofhe
Transaction costs, a5 applicabie
Senios unsecancd debd & rated B3 JBar BB by SEP, Moody's and Fitch respectively,
Cost of terminated treasury ook agreements (if amy, offering and other transaction costs and the discoust/premium on the notes, as apphcable

The Campamry has.a 1-year exterdon option availabile, 2007 term kKan, matwing on Lnuary 2%, 2000, has thiee year teom with two 1-year extension options aailable
At its original «heduled matuity in Oolober 2009, the loan was amended and nestated with a sew inferest tate and 2 new maloity date of Aped 2023,
2015/2020 Debt Maturities. - (Page 27)

W Comtruction ban LTV are cakulated using the respective maximum kan balance,
Unconsolidated Joint Ventures - (Page 23)

i Amounts represent The Company’s share based on ownership peicentage.,
On lanuary 31, 2009, The Compasy acquited Proderial’s 50% cwnership inberest in M2, consobidating ihe asset on the Compamy™s balince sheel. Amounts represent join venture aoirdty prios Lo the Companmy's
consolidation. On February 28, 2019, the Company dispased of its 50% interest in Red Bank Corporate Plara
E Uncoroldated loint Venture recondiliation is s falkews

mams
Equity i E3inengs of Unconsohdated oint Ventues 13
Uncomsalidated Joint Venture Funds from Operations 4380
laint Yentwre Shate of Add-Back of Real Estate-Relied Depreciation 4493
Minas ity Interest in Condolidated Jaint Venture Share of Depreciation [E2ET]
EEITIOA D pred tion Add-Back 53,654

Ergparty Usting - (Page 16)

[ Inghudies annualived base remtal revenue plas escalations for square footage keased to commescialand retailtenants onky, Excludes leases for ansenity, parking and manth-to-month tenants. Annualiced base rental
pevenue phes Ecaliton 5 based on 1l Seplember 2000 billings time< 12, For keaies whose rend commence s alter Octabed 1, 2019annualieed Bae rental ievenies 5 based on the fed full mont iV s billing imes
12, As anmuslived bane rental revenue & nod derhed Trom histarcal GAAP results, hESorcal resuits oy difer from those st Torth abowve,

The prape iy was ol subwequent to quaiter-end,

Average base rents  escalitions reflec rental vakies on a triple net basis.

Excludes Harborside 1, comprised of 399, 5785F, which wars remaved from leasable inventony a5 of September 30,2019, Excludes non-core holdings targeted for sale at 198 2359 exchudes comsoldated

e pasitionings Laken offline tolaling 218.4% SF, Total comolidated office portfolo of 11, 268,931 5F,

g 41




Appendix - Continued

Top 15 Tepants - (Page 30)

i Amnuabived h_:frfl!ljl revenae k bawed on actual September 2009 bllings times 12, For keaweswhose rent commences after October 1, 2009, annualized base rental revenge i based on he fiest full manth's billing
tinses 12 As annualived Base rental revenue is nod dedived Trom historical GAAP results, histosscal results may diffes fiom 1 hose =t forth abowve,

(=] Rz paesents the peicemags of spade ased and annual base rentyd rewnue 10 commei il be rams only,

i 9356 square feel expire in 2009; 33,363 squane feet expine in 20021; 388,207 square feel expire in 7027,

4607 square Teel exphie in 2009; 5,004 square feel explire in 2021; 237,350 square feet expine in 2029

66,606 wquare feel exphie in 2024; %4, 341 square feel cxphe in 2006

[ 5256 square feel expire in 2022; 82,936 squane Teel expine in 202 6; 56,360 squane heel expine n 2030,

M ArENSaquare feel capiie 2021 28920 square feel enpiie in 2005 45,042 wguade beet expine n 2004, 20,29% squaie ool cxpie in 2026 15408 wikaie ool capise in 2027

Expirations - (Pages 31.32]

[ Inchuides office & Wandalone ieladl property tenants only, Excludes kases for amenity, retal, parking & moath-do-month tenants, Some tenants have multiple leaes,

2 Meconciliation to Compam’slolal nel rentable square foatage ts as follows:

Squeare foolage keased to commerial tenants FRSERE]
Square feolage wied Tor corporate offies, management offices, building use, retail tenants, food services, olher ancillary service tenants and occupancy adjustments 3X0.TER
Square foolage unleaned 2021393
Towl net rentable square footage (excuding ground leases) 10,969,353

3 Annualized boie renlal revenue & based on adlual Seplember 2009 billings times 12, For koses whode rend commences afler Oclober 1, 2009 annualined base rental revenue B based on the firdt full manth's billing
times 12, As annualired base rental revenue s nod desived from historcal GAAP results, historscal resulls may differ from i hose <2t forth above,

4 Inchudes keases inefect asof the period end date, some of which have commencement dates in the future, and keases expiring Seplember 30, 2015 aggregating 18.82'% square feel and representing annualized base
rent of 5520,904 for whith o new leases were signed.

Operaling & Recently Stabiliced Communities - [Page 34)

1) Subsequent toquarier end, the Company disposed of Alterra & The Chase al Orverlook Ridge Tor a gross price of S411L.5 milkian,

1 Unconsolidated joint ventuee income represented at 1009 verture BO1. See information on Net Operating Income [RO1] on page 44

i3 As of September 30, 2019, Piodity Capital included Metropolitan a1 520,914,422 [Piudential].

4 Exehedes approsimately 82083 oF of ground floor retail,

In-Construction Communities - (Page 36)

A R presepts e ban procecds.

R preients development 0osls funded with debl or capRtal ax of Seplember 30, 2019,

(3 Asaresull of revisions to the extsting budget for the Chase 11l project, the Company anticipates nol needing o use The manimum funding amount on the loan, $62 million

Euture Stan Commamities - [Page 27}

it} These bind parcels are under condract io be sold

i Currently approved for approsimalely 290,000 square feel of alfice space.

i Freehald: Roseland has dgned an acquisition agiee ment, subject Lo certain conditon




Global Definitions

Averags Revenus Per Homa: Calculated az total apartmant revanus for the quarter anded
Septamber 30, divided by the average percent occupied for the quarter ended Saptember
30, 2018, divided by the number of apartments and divided by three,

Ju] il : Whally owned communities and communities
whersby the Compary has a centrolling interest,

Class A Suburban: Long-tarm hold office properties in targeted submarkets; formarly
defined as Urban Core.

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

Future Development. Represents land inventory currantly owned or contrelled by the
Company,

dentified Repurpesing Communities: Communities not currently awned by RRT, which
have bean identified for tander from Mack-Cali to RRT for rezidantial repurposing.

In-Construction Communities; Communities that are under construction and have not yet
commenced initial leating activities.

Lease-Up Communities: Communities that have commenced initial operations but have
not yet achieved Project Stabilization.

MCRC Capital: Represents cash egquity that the Company has contributed or has a future
obligation to contribute toa project.

Nat Asset Value (NAV): The metric represents the net projected value of the Company's
inverest after accounting for all priority debt and equity paymaents. The matric incledes
capital imiested by the Company.

Non-Core: Propemie: designated for eventual sabe/dhapesition or
rapositioning/redevelopment.

Operating Communitine: Communities that have achived Projfest Sabilimtion,

MMM Communities whare the Company hat commenced

predevelopmeont activithes that have a near-term prejected preject start.

As avidenced by a certificate of completion by a certified architect or
isswance of a final or tempaorary cartificate of occupaney.

Project Stabiliration: Lease-Up communities that have achieved over 95 percentage
leasad for six consecutive waaks,

Projected Stabilized Yield: Represents Projected Stabilized Residential NOI divided by
Teotal Costs, See following page for “Projected Stabilized Residential NOI™ definition.
Repurposing Communities: Commarcial holdings of the Company which have been
targated for maoning from their existing office to new multi-family use and have a
likelihood of achieving desired rezoning and project apprerats.

Ve loint Venture communities where the Company's
ownership distributions are subordinate to payment of priority capital preferred returns.

Subuiban: Long-term hold office properties [excluding Class A Suburban and Waterfront
lecations); formerly defined as Suburban Core

Thkd Party Capital: Capital invested by thind parties and not Mack-Cali.

Total Costs: Represents full project budget, including land and developer fees, and
interest expence through Project Complatian,

Waterfront: Office azzets located on NI Hudion River watarfront.




Information About Net Operating Income (NOI)

Sin thousands
{unaudited)

Reconciliation of Net Income (Loss) to Net Operating Income (NOI)

302019 202019

Office/Comp  Roseland Total Office/Corp  Roseland
Net Income (loss) (548,819) ($7.202) {556,021) ($12,884) (57.445) [520,329)
Deduct
Real estate senvices income L.961) {1.450] (3.411) [2.091) {1.435) {3.530)
Interest and other imvestment loss {income) 37 f152) [183) [364) f1s1) {515)
Eaquityin fearnings)loss of uncansalidated joint ve ntures {307) 420 113 512} 600 82
Gereral and administrative - praperty level {1.310] (1,210 {L.o14} f1.o14)
Gain on change ofcontrol ofinterests
Realized (gains] lotses and varealized losses on disposition 35079 35,079 [255) {255}
Gain or sale of landfather {296) (2986) 2704 {270}
(Gainjon sale of investment in vrcansolidated joint venrtures
{Gain}loss from early extinguishment of debt, net 53 L] [588) [5838)
Ade:
Real estate service s expenses 1944 1,961 3,905 2,042 1,937 397
Leasing persorrel costs 534 534 542 c42
Géreral dnd aeminiStrative 9023 3.025 12,054 12,942 3,434 16427
Depreciation ang amonization 32310 17,228 49 538 34,455 14,897 45,352
Interest expenie 13,120 10,230 23,450 14,297 8,218 23,515
Property impairments 5854 5,854 5,302 5.802
Land and atker impairments 4.208 2,137 5,345 2,499 2.439
Net Operating Income (NOI) 551,092 524,691 575,783 553,387 522,316 575,703

Definition of: Net Operating Income (NOI)

MNOI reprezents total revenues less total operating expenszas, a: reconciled to net income above. The Company considers NOI to be & meaningful non-GAAP financial mesture for making decizions and
assessing unlevered performance of its property types and markets, as it relates to total return on assets. as opposed to levered return on equity. As properties ane considered for sale and acquisition
based on NOI estimates and projections. the Company utilizes this measure to maks investmaent decisions, a3 well as compare the parformance of its assets to those of its peers. NOI should not be
conpdared a substitute for net income, and the Company’s uze of NOI may not ba com parable to similarly titled mestunes uzed by other companies. The Company calculastes NOI before any allocationsz to
noncontrolling interests, as those interests do not effect the overall parformance of the individual assets being measured and assessed.

302019




Company Information, Executive Officers & Analysts

Company Information

Corporate Headquarters Stock Exchange Listing Contact Infermation

Mack-Cali Realty Cof paration Mew Yark Stock Exchange Maek-Cali Realry Corparation
Harbarside 3, 210 Hudson St Ste. 400 Iewes tor Relations Department

bersey Clry, Mew lersey 07311 Trading Symbel Harborside 3, 200 Hugson 5t Ste, 400
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I ARD- I T
The Company considers portions of this information, including the dacuments incorporated by reference, to be forward-ooking staternents within the meaning of Section 21E of
the Securities Exchange Act of 1934, as amended. The Company intends such forward-kooking statements to be covered by the safe harber provisions for forward-locking
statements contained in Section 21E of such act. Such forward-looking statements relate to, without limitation, our future econemic performance, plans and objectives for future
operations and projections of revenue and other financlal items. Forward-looking statements can be identified by the use of words such as “may,” “will,” “plan,” “potential,”
“projected,” “should,” “expedt,” “anticipate,” “estimate,” "target”, "continue™ or comparable terminology. Forward-looking statements are inherently subject to certain risks,
trends and uncertainties, many of which we cannot predict with accuracy and some of which we might not éven 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. Readers are cautioned not
to place undue reliance on these forward-looking statements.

Among the factors about which the Company has made assumptions are:

-fisks and uncertainties atfecting the general economic climate and conditions, which in turn may have a negative effect on the fundamentalk of the Company's business and the
financial condition of the Company’s tenants and residents;

<the value of the Company's real estate assets, which may limit the Company’s ability to dispose of assets at attractive prices or obtain or maintain debt financing secured by our
properties or on an unsecured basis;

-the extent of any tenant bankruptcies or of any early lease terminations;

-The Company’s ability 1o lease or re-lease space at current or anticipated rents;

-changes in the supply of and demand for the Company's properties:

-changes in interest rate kevels and volatility in the securities markets;

-The Company’s ability to complete construction and development activities on time and within budget, including without limitation obtaining regulatary permits and the
availability and cost of materials, labor and equipment;

forward-looking financial and operational information, including information relating to future development projects, potential acquisitions or dispositions, leasing activities,
capitalization rates and projected revenue and income;

-changes in operating costs;

-The Company’s ability to obtain adequate insurance, induding coverage for terrorist acts;

-The Company’s credit worthiness and the availability of financing on attractive terms or at all, which may adversely impact our ability to pursue acquisition and development
opportunities and refinance existing debt and the Company’s future interest éxpense;

-changes in governmental regulation, tax rates and similar matters; and

-other risks associated with the development and acquisition of properties, including risks that the development may not be completed on schedule, that the tenants or residents
will not take eccupancy of pay rent, of that development or operating costs may be greater than anticipated.

Fer further information on factors which could impact us and the statements contained herein, see Item 1A: Risk Factors in MCRC's Annual Report on Form 10-K for the Year ended
December 31, 2018, We assume no obligation to update and supplement farward-looking statements that become untrue because of subsequent events, new information or
athenwise.

This Supplemental Operating and Financial Data s not an offer to sell or solicitation to buy any securities of the Mack-Call Reality Corporation ("MCRC™). Any offers to sell or
solicitations of the MCRC shall be made by means of a prospectus, The information in this Supplemental Package must be read in conjunction with, and i medified in its entirety
by, the Quarterly Report on Form 10-0 (the “10-Q") filed by the MCRC for the same period with the Securities and Exchange Commission (the "SEC") and all of the MCRC's other
public filings with the SEC (the “Public Filings”). In particular, the financial information contained herein is subject to and qualified by reference to the financial statements
cantained in the 10-Q. the footnotes thereto and the limitations set forth therein. Investors may not rely on the Supplemental Package without reference to the 10-0 and the
Public Filings. Any investors” receipt of, or access te, the information contained herein ks subject to this qualification.
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Exhibit 99.2
MACK-CALIREALTY CORPORATION
NEWS RELEASE
For Immediate Release

Mack-Cali Realty Corporation
Reports Third Quarter 2019 Results

Jersey City, New Jersey — October 30, 2019 — Mack-Cali Realty Corporation (NYSE: CLI) today reported its results for the third quarter 2019.

THIRD QUARTER 2019 HIGHLIGHTS

- Reported net income (loss) of $(0.65) per diluted share for the quarter and net income of $1.59 per diluted share for the nine months ended September 30, 2019;
- Achieved Core Funds from Operations per diluted share of $0.38 for the third quarter;

- Leased 69,650 sq. ft. of commercial space: 31,285 sq. ft. on the Waterfront, 34,714 sq. ft. class A suburban and suburban, and 3,651 sq. ft. non-core; growing Core portfolio
office rental rates by 10.9% on a cash basis and 22.4% on a GAAP basis;

- Core office portfolio was 80.8% leased, with the class A suburban portfolio at 90.0%, Suburban 79.1% and Waterfront 77.9% leased at September 30, 2019;
- Roseland's 7,910-unit multifamily stabilized portfolio was 97.0% leased at September 30, 2019, with an average rent of $2,767 per unit;

- Roseland's same-store portfolio, which has grown to 5,673 units, experienced a 2.7% increase in NOI over third quarter 2018. Over the same period, revenues grew 1.1%, and
expenses decreased by 1.4%;

- Acquired Liberty Towers Apartments, a 648-unit residential community located in Jersey City, NJ, for a purchase price of $409 million;

- In October, completed the sale of its Overlook Ridge properties located in Malden and Revere, MA for $411.5 million; and

- Declared $0.20 per share quarterly common stock dividend.

Michael J. DeMarco, Chief Executive Officer stated, “We continue to build on our position as the dominant residential and office owner in key New Jersey markets with a
portfolio that provides fresh, state of the art, Live-Work-Play properties. While office leasing has been softer than anticipated on the waterfront, interest and traffic remain
positive, with leasing in our multi-tenant properties continuing to build. With the recently completed sale of our Overlook Ridge properties and Liberty Towers acquisition, we
continue to intensify our focus on our waterfront strategy in our ongoing efforts to add shareholder value.”

FINANCIAL HIGHLIGHTS

* All per share amounts presented below are on a diluted basis.

Net income (loss) available to common shareholders for the quarter ended September 30, 2019 amounted to $(55.9) million, or $(0.65) per share, as compared to $(1.5) million, or
$(0.05) per share, for the quarter ended September 30, 2018.  For the nine months ended September 30, 2019, net income available to common shareholders equaled $166.5
million, or $1.59 per share, as compared to $40.3 million, or $0.35 per share, for the same period last year.

Funds from operations (FFO) for the quarter ended September 30, 2019 amounted to $31.5 million, or $0.31 per share, as compared to $42.7 million, or $0.42 per share, for the

quarter ended September 30, 2018. For the nine months ended September 30, 2019, FFO equaled $103.9 million, or $1.03 per share, as compared to $121.4 million, or $1.21 per
share, for the same period last year.




For the third quarter 2019, Core FFO was $38.2 million, or $0.38 per share, as compared to $43.3 million, or $0.43 per share for the same period last year. For the nine months
ended September 30, 2019, Core FFO equaled $119.0 million, or $1.18 per share, as compared to $139.2 million, or $1.38 per share, for the same period last year.

OPERATING HIGHLIGHTS
Office

The Company's consolidated Core office properties were 80.8 percent leased at September 30, 2019, as compared to 79.8 percent leased at June 30, 2019 and 84.2 percent leased
at September 30, 2018.

Third quarter 2019 same-store GAAP revenues for the office portfolio increased by 1.1 percent while same-store GAAP NOI increased by 1.0 percent from the same period in
2018. Third quarter 2019 same store cash revenues for the office portfolio declined by 2.2 percent while same store cash NOI fell by 4.4 percent from 2018. Same store cash
revenues and same store cash NOI exclude straight-line rent and FAS 141 adjustments.

For the quarter ended September 30, 2019, the Company executed 14 leases at its consolidated in-service commercial portfolio, totaling 69,650 square feet. Of these totals, six
leases for 43,240 square feet (62.1 percent) were for new leases and eight leases for 26,410 square feet (37.9 percent) were lease renewals and other tenant retention transactions.

Rental rate roll-up for the Core portfolio for third quarter 2019 transactions was 10.9 percent on a cash basis and 22.4 percent on a GAAP basis. Rental rate roll-up in the third

quarter 2019 for new transactions was 21.6 percent on a cash basis and 47.9 percent on a GAAP basis; and for renewals and other tenant retention transactions was 5.7 percent on a
cash basis and 11.7 percent on a GAAP basis.

Multifamily

Roseland's comparative stabilized operating portfolio was 97.0 percent leased at September 30, 2019, as compared to 97.7 percent at June 30, 2019. Same-store revenues,
inclusive of the negative impacts from the Company’s active renovation program at Marbella and Monaco, increased by 1.1 percent, resulting in same-store net operating income
growth of 2.7 percent for the third quarter 2019. Additional residential transaction highlights summarized below.

TRANSACTION ACTIVITY

For the third quarter 2019, the Company completed a number of acquisitions, financings and asset sales including the following:

- In August, the Company secured a $150 million mortgage on its 111 River office asset in Hoboken, NJ, and used the proceeds primarily to pay down unsecured corporate debt;

- In late September, the Company acquired Liberty Towers Apartments, a 648-unit residential community in Jersey City, NJ, for a purchase price of $409 million; the acquisition
was partially funded by a five-year $232 million financing;

- In late September, the Company closed a construction loan on 233 Canoe Brook, a 195-unit residential development in Short Hills, NJ;
- In October, the Company secured a $74 million bridge loan on the Marriott Hotels at Port Imperial with an additional $20 million of proceeds availability;

- In October, the Company completed the sale of its 1,386-unit residential community in Malden and Revere, MA for $411.5 million in closing out a 1031 Exchange with the
Liberty Towers acquisition;

- In October, the Company sold 3600 Route 66, a 180,000-square-foot fully leased office building in Neptune, NJ for $26.05 million ($145 PSF);

- In October, the Company received its portion of proceeds from the sale of its URBY Tax credit totaling approximately $2.6 million. This gain will be recognized in the fourth
quarter.

BALANCE SHEET/CAPITAL MARKETS

As of September 30, 2019, the Company had a debt-to-undepreciated assets ratio of 47.6 percent compared to 42.7 percent at June 30, 2019 and 45.8 percent at September 30,
2018. Net debt to adjusted EBITDA for the quarter ended September 30, 2019 was 11.4x (10.0x after closing of Boston multifamily asset sales) compared to 9.3x for the quarter
ended December 31, 2018. The Company's interest coverage ratio was 2.9x for the quarter ended September 30, 2019, compared to 3.1x for the quarter ended December 31,
2018.

DIVIDEND

In September 2019, the Company’s Board of Directors declared a quarterly cash dividend of $0.20 per common share (indicating an annual rate of $0.80 per common share) for
the third quarter 2019, which was paid on October 11, 2019 to shareholders of record as of October 4, 2019.




GUIDANCE AND OUTLOOK

The Company is narrowing its Core FFO guidance to $1.59 - $1.64 per diluted share for full year 2019 from its previous Core FFO guidance of $1.58 - $1.66 per diluted share

as follows:

Net income (loss) available to common shareholders

Add (deduct):

Real estate-related depreciation and amortization on continuing operations
Redemption value adjustment to redeemable noncontrolling interest
Property impairments

Gain on change of control of interests

Gain on sale of investment in unconsolidated joint venture

Realized (gains) losses and unrealized losses on disposition of rental property, net
Gain (loss) on early extinguishment of debt, net

Severance and separation costs

Management contract termination costs

Land and other impairments

Proxy fight costs

New payroll tax consulting costs

Core FFO

2019 Guidance Assumptions

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

Base Building Capex

Leasing Capex

G&A (Net of Severance Costs)
Interest Expense

Topic 842

Full Year
2019 Range
2.00 - $ 2.05
1.53
0.25
0.12
(0.14)
(0.01)
(2.31)
(0.02)
0.02
0.01
0.09
0.04
0.01
1.59 - $ 1.64
($ in millions)
Revised
Low High
79% 81%
)% (%
9)% (6)%
1.75% 3.25%

$ 16 $ 19

$ 190 $ 240

$ 8 $ 13

$ 50 $ 65

$ 46 $ 50

$ 95 $ 100

$ 2.0 $ 2.6

This guidance reflects management’s view of current market conditions and certain assumptions with regard to rental rates, occupancy levels and other assumptions/projections.

Actual results could differ from these estimates.

CONFERENCE CALL/SUPPLEMENTAL INFORMATION

An earnings conference call with management is scheduled for October 31, 2019 at 8:00 a.m. Eastern Time, which will be broadcast live via the Internet at:

https://edge.media-server.com/mmec/p/ax4wdip2

The live conference call is also accessible by calling (323) 994-2082 and requesting the Mack-Cali conference call.

The conference call will be rebroadcast on Mack-Cali’s website athttp:/investors.mack-cali.com/corporate-profile beginning at 10:30 a.m. Eastern Time on October 31, 2019.

A replay of the call will also be accessible October 31, 2019 through November 7, 2019 by calling (719) 457-0820 and using the pass code, 5375853.




Copies of Mack-Cali’s third quarter 2019 Form 10-Q and Supplemental Operating and Financial Data are available on Mack-Cali’s website, as follows:

Third Quarter 2019 Form 10-Q:
http://investors.mack-cali.com/sec-filings

Third Quarter 2019 Supplemental Operating and Financial Data:
http://investors.mack-cali.com/quarterly-supplementals

In addition, these items are available upon request from:

Mack-Cali Investor Relations Department - Deidre Crockett
Harborside 3, 210 Hudson St., Ste. 400, Jersey City, New Jersey 07311
(732) 590-1025

INFORMATION ABOUT FFO

Funds from operations (“FFO”) is defined as net income (loss) before noncontrolling interests in Operating Partnership, computed in accordance with generally accepted
accounting principles (“GAAP”), excluding gains or losses from depreciable rental property transactions (including both acquisitions and dispositions), and impairments related
to depreciable rental property, plus real estate-related depreciation and amortization. The Company believes that FFO per share is helpful to investors as one of several measures
of the performance of an equity REIT. The Company further believes that as FFO per share excludes the effect of depreciation, gains (or losses) from property transactions and
impairments related to depreciable rental property (all of which are based on historical costs which may be of limited relevance in evaluating current performance), FFO per
share can facilitate comparison of operating performance between equity REITs.

FFO per share should not be considered as an alternative to net income available to common shareholders per share as an indication of the Company’s performance or to cash
flows as a measure of liquidity. FFO per share presented herein is not necessarily comparable to FFO per share presented by other real estate companies due to the fact that not
all real estate companies use the same definition. However, the Company’s FFO per share is comparable to the FFO per share of real estate companies that use the current
definition of the National Association of Real Estate Investment Trusts (“NAREIT”). A reconciliation of net income per share to FFO per share is included in the financial
tables accompanying this press release.

Core FFO is defined as FFO, as adjusted for certain items to facilitate comparative measurement of the Company's performance over time. Core FFO is presented solely as
supplemental disclosure that the Company's management believes provides useful information to investors and analysts of its results, after adjusting for certain items to
facilitate comparability of its performance from period to period. Core FFO is a non-GAAP financial measure that is not intended to represent cash flow and is not indicative of
cash flows provided by operating activities as determined in accordance with GAAP. As there is not a generally accepted definition established for Core FFO, the Company's
measures of Core FFO may not be comparable to the Core FFO reported by other REITs. A reconciliation of net income per share to Core FFO in dollars and per share is
included in the financial tables accompanying this press release.

ABOUT THE COMPANY

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 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, visitwww.mack-cali.com.




The information in this press release must be read in conjunction with, and is modified in its entirety by, the Quarterly Report on Form 10-Q (the “10-Q”) filed by the Company
for the same period with the Securities and Exchange Commission (the “SEC”) and all of the Company’s other public filings with the SEC (the “Public Filings”). In particular,
the financial information contained herein is subject to and qualified by reference to the financial statements contained in the 10-Q, the footnotes thereto and the limitations set
forth therein. Investors may not rely on the press release without reference to the 10-Q and the Public Filings.

We consider portions of this report, including the documents incorporated by reference, to be forward-looking statements within the meaning of Section 21E of the Securities
Exchange Act of 1934, as amended. We intend such forward-looking statements to be covered by the safe harbor provisions for forward-looking statements contained in
Section 21E of such 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 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. Readers are cautioned not to place undue reliance on these
forward-looking statements.

Contacts: Michael J. DeMarco David Smetana Deidre Crockett
Mack-Cali Realty Corporation Mack-Cali Realty Corporation Mack-Cali Realty Corporation
Chief Executive Officer Chief Financial Officer Senior Vice President, Corporate Communications
(732) 590-1589 (732) 590-1035 and Investor Relations
mdemarco@mack-cali.com dsmetana@mack-cali.com (732) 590-1025

investorrelations@mack-cali.com




Mack-Cali Realty Corporation
Consolidated Statements of Operations
(In thousands, except per share amounts) (unaudited)

Three Months Ended Nine Months Ended
September 30, September 30,
2019 2018 2019 2018

REVENUES
Revenue from leases 116,716  $ 119,895 356,515  $ 359,473
Real estate services 3,411 4,432 10,783 13,167
Parking income 5,766 5,499 16,270 16,583
Hotel income 3,325 - 5,702 -
Other income 2,666 2,288 7,324 8,447

Total revenues 131,884 132,114 396,594 397,670
EXPENSES
Real estate taxes 16,255 15,680 49,929 52,007
Utilities 7,889 9,990 25,796 30,049
Operating services 27,236 27,107 78,359 75,664
Real estate services expenses 3,905 4,400 12,150 13,696
Leasing personnel costs 534 - 1,818 -
General and administrative 12,054 11,620 41,074 41,160
Depreciation and amortization 49,538 45,813 146,936 128,523
Property impairments 5,894 - 11,696 -
Land and other impairments 6,345 - 8,844 -

Total expenses 129,650 114,610 376,602 341,099
OTHER (EXPENSE) INCOME
Interest expense (23,450) (21,094) (71,739) (60,168)
Interest and other investment income (loss) 189 851 1,528 2,620
Equity in earnings (loss) of unconsolidated joint ventures (113) (687) (882) 833
Gain on change of control of interests - 14,217 13,790 14,217
Realized gains (losses) and unrealized losses on disposition of rental property, net (35,079) (9,102) 233,285 50,094
Gain (loss) on disposition of developable land 296 - 566 -
Gain on sale of investment in unconsolidated joint venture - - 903 -
Gain (loss) from extinguishment of debt, net (98) - 1,801 (10,289)

Total other income (expense) (58,255) (15,815) 179,252 (2,693)
Net income (loss) (56,021) 1,689 199,244 53,878
Noncontrolling interest in consolidated joint ventures 405 451 2,500 576
Noncontrolling interest in Operating Partnership 6,159 167 (19,087) (4,574)
Redeemable noncontrolling interests (6,471) (3,785) (16,144) (9,573)
Net income (loss) available to common shareholders (55,928) $ (1,478) 166,513 § 40,307
Basic earnings per common share:
Net income (loss) available to common shareholders (0.65) $ ((),05) 159 $ 0.35
Diluted earnings per common share:
Net income (loss) available to common shareholders 0.65) $ (0,05) 159 $ 0.35
Basic weighted average shares outstanding 90,584 90,468 90,539 90,355
Diluted weighted average shares outstanding 100,560 100,712 100,802 100,684




Mack-Cali Realty Corporation
Statements of Funds from Operations
(in thousands, except per share/unit amounts) (unaudited)

Three Months Ended Nine Months Ended
September 30, September 30,
2019 2018 2019 2018

Net income (loss) available to common shareholders $ (55,928) $ (1,478) $ 166,513 $ 40,307
Add (deduct): Noncontrolling interest in Operating Partnership (6,159) (167) 19,087 4,574
Real estate-related depreciation and amortization on continuing operations (a) 52,582 49,433 154,615 140,816
Property impairments 5,894 - 11,696 -
Gain on change of control of interests - (14,217) (13,790) (14,217)
Gain on sale of investment in unconsolidated joint venture - - (903) -
Realized (gains)/losses and unrealized losses on disposition of rental property, net 35,079 9,102 (233,285) (50,094)
Funds from operations (b) $ 31468 S 42,673 $ 103,933 § 121,386
Add/(Deduct):
(Gain)/loss from extinguishment of debt, net 98 - (1,801) 10,289
Land and other impairments 6,345 - 8,844 -
Gain on disposition of developable land (296) - (566) -
Severance/separation costs on management restructuring 271 640 1,839 7,487
Dead deal costs 271 - 271 -
Management contract termination costs - - 1,021 -
Proxy fight costs - - 4,171 -
New payroll tax consulting costs - - 1,313 -
Core FFO $ 38,163 $ 43313 119,025 $ 139,162
Diluted weighted average shares/units outstanding (c) 100,560 100,712 100,802 100,684
Funds from operations per share/unit-diluted $ 031 $ 042 $ 1.03 $ 1.21
Core funds from operations per share/unit diluted $ 038 $ 043 § 1.18 $ 1.38
Dividends declared per common share $ 020 $ 020 $ 0.60 $ 0.60
Dividend payout ratio:

Core Funds from operations-diluted 52.70% 46.50% 50.81% 43.41%
Supplemental Information:
Non-incremental revenue generating capital expenditures:

Building improvements (d) $ 3,091 $ 2,208 $ 6,406 $ 4,597

Tenant improvements & leasing commissions (€) $ 7,245 $ 4467 $ 19,976  $ 26,874
Tenant improvements & leasing commissions on space vacant for more than a year ~ § 6,138  $ 7,782  § 13,836 § 22,328
Straight-line rent adjustments (f) $ 3,625 $ 1,901 $ 10,532 $ 4,394
Amortization of (above)/below market lease intangibles, net (g) $ 1,057  $ 892 § 3,152 % 4,335
Amortization of stock compensation $ 2,061 $ 1,897 $ 6,289 $ 5,337
Amortization of lease inducements $ (108) $ 214§ 475 $ 766
Non real estate depreciation and amortization $ 611 §$ 535  § 1,661 $ 1,582
Amortization of deferred financing costs $ L121  § 1,302 $ 3478 $ 3,543

@

(b)
©
(d
©
®

(8)

Includes the Company's share from unconsolidated joint ventures of $3,655 and $4,155 for the three months ended September 30, 2019 and 2018, respectively, and $9,341
and $13,873 for the nine months ended September 30, 2019 and 2018, respectively. Excludes non-real estate-related depreciation and amortization of $611 and $535 for
the three months ended September 30, 2019 and 2018, respectively, and $1,661 and $1,582 for the nine months ended September 30, 2019 and 2018, respectively.

Funds from operations is calculated in accordance with the definition of FFO of the National Association of Real Estate Investment Trusts (NAREIT). See "Information
About FFO" in this release.

Calculated based on weighted average common shares outstanding, assuming redemption of Operating Partnership common units into common shares (9,852 and 10,189
shares for the three months ended September 30, 2019 and 2018, respectively, and 9,960 and 10,214 for the nine months ended September 30, 2019 and 2018,
respectively), plus dilutive Common Stock Equivalents (i.e. stock options).

The three and nine months ended September 30, 2019 amounts include a year-to-date true up of $834 in residential Cap Ex expended but not included in the first six months
of 2019.

Excludes expenditures for tenant spaces that have not been owned for at least a year.

Includes free rent of $5,853 and $3,643 for the three months ended September 30, 2019 and 2018, respectively, and $16,095 and $12,117 for the nine months ended
September 30, 2019 and 2018, respectively. Also, includes the Company's share from unconsolidated joint ventures of $266 and $(96) for the three months ended
September 30, 2019 and 2018, respectively, and $(59) and $(790) for the nine months ended September 30, 2019 and 2018, respectively.

Includes the Company's share from unconsolidated joint ventures of $0 and $0 for the three months ended September 30, 2019 and 2018, respectively, and $0 and $107 for
the nine months ended September 30, 2019 and 2018, respectively.




Statements of Funds from Operations (FFO) and Core FFO per Diluted Share
(amounts are per diluted share, except share counts in thousands) (unaudited)

Three Months Ended Nine Months Ended
September 30, September 30,
2019 2018 2019 2018
Net income (loss) available to common shareholders $ 0.65) $ 0.05) $ 159 § 0.35
Add (deduct): Real estate-related depreciation and amortization on continuing
operations (a) 0.52 0.49 1.53 1.40
Redemption value adjustment to redeemable noncontrolling interests 0.03 0.03 0.25 0.10
Property impairments 0.06 - 0.12 -
Gain on change of control of interests - (0.14) (0.14) (0.14)
Gain on sale of investment in unconsolidated joint venture - - (0.01) -
Realized (gains) losses and unrealized losses on disposition of rental property, net 0.35 0.09 (2.31) (0.50)
Noncontrolling interest/rounding adjustment - - - -
Funds from operations (b) $ 031 $ 042 $ 1.03 § 1.21
Add/(Deduct):
(Gain)/loss from extinguishment of debt, net - - (0.02) 0.10
Land and other impairments 0.06 - 0.09 -
Gain on disposition of developable land - - (0.01) -
Severance/separation costs on management restructuring - 0.01 0.02 0.07
Management contract termination costs - - 0.01 -
Proxy fight costs - - 0.04 -
New payroll tax consulting costs - - 0.01 -
Noncontrolling interest/rounding adjustment 0.01 - 0.01 -
Core FFO $ 038 § 043 $ 118§ 1.38
Diluted weighted average shares/units outstanding (c) 100,560 100,712 100,802 100,684

(a)  Includes the Company’s share from unconsolidated joint ventures of $0.04 and $0.05 for the three months ended September 30, 2019 and 2018, respectively, and $0.13 and
$0.15 for the nine months ended September 30, 2019 and 2018, respectively.

(b) Funds from operations is calculated in accordance with the definition of FFO of the National Association of Real Estate Investment Trusts (NAREIT). See “Information
About FFO” in this release.

(c) Calculated based on weighted average common shares outstanding, assuming redemption of Operating Partnership common units into common shares (9,852 and 10,189
shares for the three months ended September 30, 2019 and 2018, respectively, and 9,960 and 10,214 for the nine months ended September 30, 2019 and 2018,
respectively), plus dilutive Common Stock Equivalents (i.e. stock options).




Assets

Rental property
Land and leasehold interests
Buildings and improvements
Tenant improvements
Furniture, fixtures and equipment

Less — accumulated depreciation and amortization

Rental property held for sale, net

Net investment in rental property

Cash and cash equivalents

Restricted cash

Investments in unconsolidated joint ventures
Unbilled rents receivable, net

Deferred charges, goodwill and other assets, net

Mack-Cali Realty Corporation
Consolidated Balance Sheets
(in thousands, except per share amounts) (unaudited)

Accounts receivable, net of allowance for doubtful accounts of $1,401 and $1,108

Total assets

Liabilities and Equity
Senior unsecured notes, net
Unsecured revolving credit facility and term loans
Mortgages, loans payable and other obligations, net
Dividends and distributions payable
Accounts payable, accrued expenses and other liabilities
Rents received in advance and security deposits
Accrued interest payable

Total liabilities
Commitments and contingencies

Redeemable noncontrolling interests

Equity:
Mack-Cali Realty Corporation stockholders’ equity:

Common stock, $0.01 par value, 190,000,000 shares authorized, 90,551,967 and 90,320,306 shares outstanding

Additional paid-in capital
Dividends in excess of net earnings
Accumulated other comprehensive income (loss)

Total Mack-Cali Realty Corporation stockholders’ equity

Noncontrolling interests in subsidiaries:
Operating Partnership

Consolidated joint ventures

Total noncontrolling interests in subsidiaries

Total equity

Total liabilities and equity

September 30, December 31,
2019 2018

$ 881,665 $ 807,236
4,361,766 4,109,797

283,933 335,266

72,645 53,718

5,600,009 5,306,017
(896,777) (1,097,868)

4,703,232 4,208,149

384,138 108,848

5,087,370 4,316,997

34,768 29,633

19,635 19,921

213,499 232,750

96,238 100,737

261,175 355,234

8,250 5,372

S 5,720,935 $ 5,060,644
$ 571,191  $ 570,314
487,736 790,939

2,092,632 1,431,398

22,051 21,877

199,203 168,115

41,596 41,244

15,548 9,117

3,429,957 3,033,004

500,119 330,459

906 903

2,538,046 2,561,503
(969,858) (1,084,518)

167 8,770

1,569,261 1,486,658

172,838 168,373

48,760 42,150

221,598 210,523

1,790,859 1,697,181

S 5,720,935 $ 5,060,644




